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SUNSHINE COAST REGIONAL DISTRICT  

AGRICULTURAL ADVISORY COMMITTEE 

January 28, 2020 

MINUTES FROM THE AGRICULTURAL ADVISORY COMMITTEE MEETING HELD IN THE CEDAR 
ROOM AT THE SUNSHINE COAST REGIONAL DISTRICT OFFICES, 1975 FIELD ROAD, 
SECHELT, BC 

PRESENT: Chair Paul Nash 

Members Gretchen Bozak 
Raquel Kolof 
Jon Bell 
Gerald Rainville 
Erin Dutton 
Faye Kiewitz  

ALSO PRESENT: Electoral Area F Director Mark Hiltz 
(Non-Voting Board Liaison) 

Electoral Area E Director Donna McMahon 
(Non-Voting Board Liaison) 

GM, Infrastructure Services Remko Rosenboom 
Manager, Planning & Development Dave Pady 
Water & Energy Projects Coordinator Raphaël Shay (part) 
Water Conservation Assistant Jen Callaghan  
Planner Julie Clark  
Recording Secretary Genevieve Dixon 
Public 2 

REGRETS: Members David Morgan 
Barbara Seed 

CALL TO ORDER  3:30 p.m. 

AGENDA The agenda was amended and adopted as follows: 

Delegation Nicholas Simons to be the first delegation. 

DELEGATION 

Nicholas Simons, Members of the Legislative Assembly for Powell River – Sunshine Coast provided 
an introduction and answered questions regarding agriculture on the Sunshine Coast. 

Key points of discussion: 

 Updates to ALC policy, changes under way.

 Can take agricultural concerns issues to the Provincial government’s attention.
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 A standing committee member for agriculture.

 Supports local food, production and consumption.

 Geographical challenges on the Sunshine Coast compared to other locations in B.C. are
Accessibility issues, transportation, the size of farms, access to markets and facilities,
abattoirs, feed costs, organic farming and everything else to do with farming.

 Transportation is a major issue i.e. livestock transportation, priority boarding. Not a lot of
control working with BC Ferries.

 Future policy changes pertaining to the return of the secondary residence allowance.

 What happened to Bill 52 and changing the thresholds regarding farm status.

 Farmers markets are always a work in progress.

 AAC members thanked Nicholas Simons and suggested an invitation be sent for him to join a
AAC committee meeting in the fall.

Raphaël Shay, Water & Energy Projects Coordinator, Infrastructure Services provided an 
introduction regarding rain water harvest rebates. 

Key points of discussion: 

 Expansion of water harvest rebates.

 Add another stream for a $1,000 rebate if 9,000 litres of storage are installed.

 Budget rebate proposal is for $40,000. Approx. 500-1000 available units.

 No storage restrictions just that the volume is met.

 Ponds are discouraged due to mosquito borne illnesses by the health authorities.

 Launch will be happening the next couple months.

 Only one rebate per utility account.

 Farmers should be able to have multiple rebates.

 The rebate is a partial payment towards rain water investments, owner responsible for other
costs associated.

 Possibility for educational engagements.

 Aquaculture is a great system for ponds.

 Quality of the harvested water should be the land owner’s discretion.

 First come first serve for rebate program.

 Ground water is unable to be used for the rebate program at this time.

 There’s a catchment requirement. Looking at different systems.

 Residential customers are only eligible, not commercial.

 Education outreach sessions would be beneficial specific to different farm uses.

 Farm status should be considered exempt.

 Rate structure in place for farmers for water use.

 Staff to provide the November 21, 2019 Infrastructure services committee report titled water
rebate options to the AAC for information.

 SCRD to clarify the commercial rules on what is eligible for rebate and why?

 Water use study results are being presented to the SCRD Board in the spring. Information to
be sent to the AAC.

MINUTES 

Recommendation No. 1 AAC Meeting Minutes of November 26, 2019 

The Agricultural Advisory Committee recommended that the meeting minutes of November 26, 
2019 be received and adopted as presented. 
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NEXT MEETING Tuesday, February 25, 2020 

ADJOURNMENT 4:42 p.m. 
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SUNSHINE COAST REGIONAL DISTRICT STAFF MEMO 

TO: Advisory Planning Commission – February 2020  

AUTHOR: Yuli Siao, Senior Planner 

SUBJECT: First Reading of Bylaw Nos. 310.174 and 675.3 (Secret Cove Heights) 

RECOMMENDATIONS 

THAT the following report be received: 

Halfmoon Bay Official Community Plan Amendment Bylaw No. 675.3 and Zoning 
Amendment Bylaw No. 310.174 (Secret Cove Heights Development) Options for 
Consideration 

AND THAT the Advisory Planning Commission consider this report and provide a 
recommendation.  

BACKGROUND 

The above noted bylaws received first reading by the Board on January 23, 2020.  The 
associated report is attached to this memo. The following is the Board’s resolution: 

Recommendation No. 1   Halfmoon Bay Official Community Plan Amendment Bylaw No. 675.3 
and Zoning Amendment Bylaw No. 310.174 (Secret Cove Heights Development) 

THAT the report titled Halfmoon Bay Official Community Plan Amendment Bylaw No. 675.3 and 
Zoning Amendment Bylaw No. 310.174 (Secret Cove Heights Development) Options for 
Consideration be received; 

AND THAT Halfmoon Bay Official Community Plan Amendment Bylaw 675.3 and Zoning 
Amendment Bylaw 310.174 be forwarded to the Board for First Reading. 

An introductory staff report for this application was referred to all APCs in 2019. To be 
consistent with the prior approach, this referral with updated information for the same 
application is made to all APCs for a second time.  
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 SUNSHINE COAST REGIONAL DISTRICT STAFF REPORT 

TO: Planning and Community Development Committee – January 9, 2020 

AUTHOR: Yuli Siao, Senior Planner 

SUBJECT: Halfmoon Bay Official Community Plan Amendment Bylaw No. 675.3 and 
Zoning Amendment Bylaw No. 310.174 (Secret Cove Heights Development) 
Options for Consideration 

RECOMMENDATIONS 

1. THAT the report titled Halfmoon Bay Official Community Plan Amendment Bylaw
No. 675.3 and Zoning Amendment Bylaw No. 310.174 (Secret Cove Heights
Development) Options for Consideration be received;

2. AND THAT Halfmoon Bay Official Community Plan Amendment Bylaw 675.3 and
Zoning Amendment Bylaw 310.174 be abandoned.

BACKGROUND 

On March 28, 2019, the SCRD Board adopted Resolution 090/19 as follows; 

Recommendation No. 3   Halfmoon Bay OCP Amendment for Remainder District Lot 
2392 (Secret Cove Heights Development) 

THAT the report titled Introduction of Proposed Halfmoon Bay Official Community Plan 
Amendment for Remainder District Lot 2392 (Secret Cove Heights Development) – 
Electoral Area B be received; 

AND THAT the staff report be referred to the Halfmoon Bay Advisory Planning 
Commission for comment and all other Electoral Area Advisory Planning Commissions 
for information; 

AND FURTHER THAT the applicant, with the support of SCRD staff, hold a Public 
Information Meeting regarding the application, proposed Rural Dynamic Zone and 
implications. 

Pursuant to the above recommendation, the introductory staff report of the proposed Secret 
Cove Heights development was referred to all Advisory Planning Commissions, and a public 
information meeting was held on April 29, 2019. The applicant also conducted additional 
consultations. Considering input received from the referral and consultation process, the 
applicant has submitted a revised development proposal. The Applicant’s consultation summary 
and revised proposal are provided in Attachment C. 

This report analyzes consultation comments and the revised proposal, and provides two options 
for consideration of the proposed bylaws. A location map and an application summary are 
provided below.  
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Figure 1 – Location Map 

Table 1 - Application Summary 

Owner / Applicant: Secret Cove Heights Development Inc. 

Legal Description: Lot 12 District Lot 2392 Group 1 New Westminster District Plan BCP36834, 
District Lot 2392 Group 1 New Westminster District except Plans BCP13284 and 
BCP36834 

Electoral Area: Halfmoon Bay 

Parcel Area: 18.8 ha 

OCP Land Use: Existing – Resource Proposed – Rural Residential 

Land Use Zone: Existing – RU2 (Rural Two) Proposed – RU2 (site specific use) 

Subdivision District: Existing - I (4 ha minimum) Proposed – G1 (1 ha minimum) 

Application Intent: To amend the OCP and Zoning Bylaw to facilitate a subdivision 

SUBJECT SITE 
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Revised Proposal 

The purpose of the subject OCP and zoning bylaw amendment application is to facilitate a 
future subdivision of the subject lands.   

With the inclusion of Lot 12 to the west, the subject lands in the revised proposal increase from 
14.2 ha to 18.8 ha, and the number of lots proposed for a future subdivision increases from 12 
to 15, with each lot approximately 1 hectare. 

original proposal revised proposal 

The proposed site specific uses described as the “Dynamic Rural Zone” remain similar to the 
previous proposal. Such uses are a combination of some attributes from the Rural Residential 
Zone and the Agricultural Zone, with additional provisions to expand parcel coverage from 15% 
to 35% to support extended home business and increase the allowable number of employees to 
four. The applicant also proposes to limit residential development on each new lot to one 
principal dwelling plus one auxiliary dwelling, and limit the floor area of the principal dwelling to 
297 m2 (3200 ft2) and the auxiliary dwelling to 111 m2 (1200 ft2) to prevent over-sized estate 
homes. Details of the proposed zoning provisions can be found in the Zoning Amendment 
Bylaw in Attachment B. 

Preliminary Public Consultation 

After the introduction of the previous proposal to the Planning and Community Development 
Committee in March 2019, the proposal was presented by the applicant to all five Advisory 
Planning Commissions, the Sechelt Rotary Club, the Gibsons Fuse Work Hub, the Sunshine 
Coast Regional Economic Development Organization chair and executive director, and the 
Halfmoon Bay / Pender Harbour Self-Employed Women’s Network Meetup Group. The 
applicant also conducted an on-line poll. The responses to the proposal are mixed. 

As shown below, the APCs’ responses to the proposal are diverse. While the Halfmoon Bay 
APC rejected the proposal within their jurisdiction, other electoral area APCs were either 

LO
T 

12
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indifferent to the development outside of their jurisdiction, or showed some level of interest or 
support for further exploring the proposed development concept.  

APC Feedback Summary 

Egmont / Pender Harbour APC This is an Area B APC matter and the APC will withhold commenting 
until further information and other comments are received. 

Halfmoon Bay APC 

The APC supports Option 3 in the staff report to ‘refuse the OCP 
amendment and rezoning as proposed’. 

SCRD to provide more context for the proposed Dynamic Rural 
Zoning by defining, more specifically, what the rural dynamic zone is 
to be and where it may be applied throughout the Sunshine Coast. 

Roberts Creek APC 
The APC recommends that the Dynamic Rural Zone would be a 
useful zone if it had suitable restrictions for undesirable uses, such as 
short-term rentals. 

Elphinstone APC 

The APC recommends support for option 2, to proceed with the 
Application as proposed, for the following reasons:  
• The APC supports looking into and exploring the idea and how it
would work; there is a need to experiment and be open to new ways
of development that support the community.
• Support of adjacent neighbours.

West Howe Sound APC The APC would be interested in hearing what Halfmoon Bay APC 
says about the proposal before making a recommendation. 

Nine members of the public attended the public information meeting held in April 2019, including 
two neighbouring residents and three APC members. Four attendants expressed interest in the 
project and offered to write letters of support.   

The applicant conducted an on-line poll of Sunshine Coast-based Facebook users. Responding 
to the question of what qualifies a parcel as a rural property, 44% of respondents consider a 
parcel a rural property when the size is over the threshold of 0.5 acre (0.2 hectare), 20% 
consider the threshold to be 1 acre (0.4 hectare), 9% consider it to be 5 acres (2 hectares), and 
27% consider aesthetics and distance from amenities as the qualifiers for a rural property.  

DISCUSSION 

Planning Analysis 

Halfmoon Bay Official Community Plan 

The subject lands and surrounding areas are currently within the Resource land use designation 
of the OCP. Policies for the Resource designation state that despite the presence of some 
residential properties in this designation, the OCP’s overall intent is to discourage further 
residential subdivision and maintain this land base for resource, conservation and recreation.  
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Most existing developments and settlements of Halfmoon Bay are confined to contiguous areas 
along the Sunshine Coast Highway, Redrooffs Road and the shore line (Figure 2 below). The 
OCP gives priority to these existing areas when it comes to densification, because of readily 
available services, proximity to amenities, better land use efficiency and connectivity and 
existing unfilled subdivision capacity in these areas.  

The proposed development site for Secret Cove Heights clearly does not conform to this land 
use pattern and policies of the OCP. The site is part of previous subdivisions that resulted in an 
isolated cluster of a dozen of 4-ha lots in this area. These lots are an anomaly to the OCP land 
use pattern. Subdividing these lots into smaller lots will further increase density and contradict 
OCP policies. The current lack of densification proposals in suitable areas as identified in the 
OCP does not support development in an area that is inconsistent with the OCP.  

Zoning Bylaw No. 310 

The subject lands and surrounding areas are currently zoned RU2 (Rural Two). The proposed 
site specific uses are a mix of rural, residential, home-based business and agricultural uses 
which are similar to uses permitted in the RU2 zone. However, the proposed 1-ha minimum lot 
size for subdivision purpose is much smaller than the current requirement of 4 ha in Subdivision 
District I. Increasing subdivision density by reducing minimum lot size in this area is 
contradictory to OCP policies as discussed above.  

SUBJECT SITE 

Figure 2 – OCP Land Use Map 

Rural Residential 

Residential 
Community Recreation / Conservation 

Neighbourhood Hub 

Resource  
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Technical Considerations 

The subject area is not served by an SCRD water system and there are no plans to extend 
service to this area. To facilitate the proposed development, the applicant will need to 
investigate the feasibility of on-site water supply. On-site sewage treatment capacity to support 
the proposed density and uses will also need to be investigated. 

Lee Creek traverses portions of the subject lands on both sides of the Stephens Way road 
allowance and connects to wetlands on both sides. A wetland is also located on both sides of 
the road allowance, with the majority being on the south. This area is unsuitable for 
development due to topographical, hydrological and environmental constraints. Prior to any 
proposed development in this area, environmental assessments must be completed to 
determine the extent of the wetland and necessary measures for protection.  

Despite being within the SCRD refuse collection service area and fire protection area, the 
impact of the proposed density increase on these services will need to be further investigated if 
the application proceeds. 

Proposed Community Amenity Contribution 

As part of the rezoning process, the applicant proposes to provide a park land contribution of 
approximately 6.45% of the subject lands which consists of mostly the wetland areas, as well as 
an additional cash contribution of $46,000 for community amenities. If the application proceeds, 
the SCRD Parks Department will need to determine if the location, area and usability of the park 
is appropriate.  

According to guidelines of the Ministry of Municipal Affairs and Housing, although obtaining 
community amenity contributions through a rezoning application is a common practice in many 
municipalities to provide public benefits and fund infrastructure and service, the contribution 
should not be perceived as a bargaining chip for approval of a rezoning application which can 
potentially increase the value of the land to be rezoned. Despite such contributions, decisions 
on a rezoning application should be primarily based on whether or not the rezoning is consistent 
with policies of the official community plan and implements the vision of the plan.  

Possible Alternative 

As discussed in the previous introductory report of the proposal, a “density neutral” alternative 
might be explored. This approach is based on the idea of creating more parcels but 
approximating the total number of dwellings as permitted under current zoning regulations. For 
example, current zoning permits a subdivision of four 4-ha parcels out of the subject lands, with 
each parcel permitting 3 principal dwellings plus 1 auxiliary dwelling, yielding a total of 12 
principal dwellings and 4 auxiliary dwellings. To approximate the total number of dwellings, with 
an imposed limit of 1 principal dwelling plus 1 auxiliary dwelling on each lot, a subdivision of the 
subject lands into ten 1.75-ha lots could yield a total of 10 principal dwellings and 10 auxiliary 
dwellings. 

Despite the approximation on the total number of dwellings, this approach cannot be considered 
truly density neutral, as it is based on the assumption that 4 dwellings on a 4-ha lot would be 
fully developed, whereas in fact few of such large parcels on the Sunshine Coast have more 
than 2 dwellings.   
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It is recognized that the parcel size thresholds to determine the maximum number of dwellings 
in the current zoning bylaw was developed in the 1980s primarily based on septic field size 
requirement, rather than financial feasibility to develop a property to its full permitted potential 
(e.g. 3 to 4 dwellings) on a large parcel under a single ownership. This has resulted in fewer 
than 3 dwellings on many large parcels. Subdividing a large parcel to create multiple 
ownerships through a “density neutral” approach as discussed above could make it more 
affordable to own and develop a property. However, if this approach is applied broadly, it can 
significantly increase density in many areas and can have far reaching impacts on the 
community. These impacts have not been thoroughly studied. A change to density standards 
will require a comprehensive review of demographic trend, economic condition, environmental 
impact, servicing capacity and housing needs as well as community acceptance across the 
Sunshine Coast. Before this approach has been proven as a successful and effective 
densification strategy at a broad scale, using “density neutrality” sporadically as a localized 
alternative could only be a one-time temporary solution which does not truly reflect the spirit of 
the current Official Community Plan.  

Options for Consideration 

The proposal has the intention to enhance property affordability, offer home-based business 
opportunities and provide a community amenity contribution. It may be technically feasible, may 
have low demand on servicing and low impact on the environment, and it might approximate an 
experimental concept of “density neutrality”. Despite these potential merits, based on the above 
analysis, the proposal is fundamentally inconsistent with the vision and policies of the OCP. A 
development of this kind would be more suitable in rural residential areas designated by the 
OCP that are closer to existing settlement areas. Preliminary public consultation has not yielded 
clear and decisive community support for the project. Therefore staff do not support this zoning 
and OCP amendment proposal or a “density neutral” alternative. However, if the Board wishes 
to further consider the applicant’s proposal, it is transcribed into a draft OCP amendment bylaw 
and a zoning amendment bylaw (Attachments A and B) to facilitate the review process.  

Possible options to consider: 

Option A: Abandon the Zoning Bylaw and OCP amendment as proposed 

The proposal is inconsistent with the Halfmoon Bay OCP, and is not supported 
by the Halfmoon Bay APC. The location of this proposal within the Resource 
designation is not appropriate for the proposed density increase that would 
potentially encourage residential sprawl away from suitable areas that are 
supported by the OCP.  

Staff recommend this option. 

Option B: Proceed to First Reading of the Bylaws based on the revised proposal, and 
move forward on further public consultation and review 

Further public and agency input and more details of the proposal will be obtained 
as the review process unfolds. The Board can make further decisions on the 
application based on feedback. 
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Organization and Intergovernmental Implications 

If the application moves forward, SCRD will ensure a coordinated and cross-functional review 
which will be referred to the Halfmoon Bay Advisory Planning Commission, Halfmoon Bay 
Volunteer Fire Department, shíshálh Nation, Ministry of Transportation and Infrastructure and 
Vancouver Coastal Health Authority for comment, and consideration with respect to the SCRD’s 
Financial Plan and Solid Waste Management Plan pursuant to the Local Government Act will be 
required. 

Financial Implications 

There are no immediate financial implications associated with this report at this time. However, 
while the creation of additional parcels as proposed would increase the tax base, these parcels 
may also create demand for additional services and asset management costs that bear financial 
implications for the SCRD. 

Communications Strategy 

If the Board chooses to proceed with First Reading of the Bylaws, it is recommended that they 
be referred to the following agencies: 

a) shíshálh Nation; 
b) Halfmoon Bay Advisory Planning Commission; 
c) Halfmoon Bay Volunteer Fire Department 
d) Ministry of Transportation and Infrastructure; and 
e) Vancouver Coastal Health 

A second public information meeting may also be scheduled. If the application proceeds to 
second reading a Public Hearing would be held. 

STRATEGIC PLAN AND RELATED POLICIES 

The OCP and bylaw amendment process supports the SCRD’s strategy for community 
collaboration. 
 
CONCLUSION 

Following the introduction of the Secret Cove Heights development proposal, the applicant has 
conducted consultation with the community and revised the proposal. Public feedback on the 
development concept was divergent and inconclusive. This report further analyses the revised 
proposal and a possible alternative approach, and determines that neither is congruous with the 
OCP. 

Therefore staff recommend abandoning the bylaws as proposed. If the Board wishes to further 
consider the application, it may choose to proceed to first reading of the bylaws and further 
public consultation.  
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ATTACHMENTS 

Attachment A – Draft Halfmoon Bay Official Community Plan Amendment Bylaw No. 675.3 

Attachment B – Draft Zoning Amendment Bylaw No. 310.174 

Attachment C – Applicant’s revised proposal and consultation summary 

Reviewed by: 
Manager X –  D. Pady Finance 
GM X –  I. Hall Legislative 
I/CAO X –  M. Brown Other 
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Attachment A  Draft Halfmoon Bay Official Community Plan Amendment Bylaw 675.3 

SUNSHINE COAST REGIONAL DISTRICT 

BYLAW NO. 675.3 

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

The Board of Directors of the Sunshine Coast Regional District, in open meeting assembled, 
enacts as follows: 

PART A – CITATION 

1. This bylaw may be cited as Halfmoon Bay Official Community Plan Amendment Bylaw No.
675.3, 2017.

PART B – AMENDMENT 

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

Map 1: Land Use Designations is amended by re-designating Lot 12 District Lot 2392
Group 1 New Westminster District Plan BCP36834 (PID 027-546-977) and District Lot 2392
Group 1 New Westminster District except Plans BCP13284 and BCP36834 (PID 015-420-
248) from “Resource” to “Rural Residential”.

PART C – ADOPTION 

READ A FIRST TIME this #### DAY OF MONTH, YEAR 

PURSUANT TO SECTION 475 OF THE LOCAL 
GOVERNMENT ACT CONSULTATION 
REQUIREMENTS CONSIDERED this  #### DAY OF MONTH, YEAR 

READ A SECOND TIME this #### DAY OF MONTH, YEAR 

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

PUBLIC HEARING HELD PURSUANT TO THE 
LOCAL GOVERNMENT ACT this  #### DAY OF MONTH, YEAR 

READ A THIRD TIME this #### DAY OF MONTH, YEAR 

ADOPTED this  #### DAY OF MONTH, YEAR 

Corporate Officer 

Chair 
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Attachment B  Draft Zoning Amendment Bylaw 310.174 

SUNSHINE COAST REGIONAL DISTRICT 
BYLAW NO. 310.174  

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

The Board of Directors of the Sunshine Coast Regional District, in open meeting assembled, 
enacts as follows: 

PART A – CITATION 
1. This bylaw may be cited as Sunshine Coast Regional District Zoning Amendment Bylaw

No. 310.174, 2017.

PART B – AMENDMENT 
2. Sunshine Coast Regional District Zoning Bylaw No. 310, 1987 is hereby amended as

follows:

a. Schedule B is amended by changing Subdivision District I to Subdivision District G1 for
designating Lot 12 District Lot 2392 Group 1 New Westminster District Plan BCP36834
(PID 027-546-977) and District Lot 2392 Group 1 New Westminster District except Plans
BCP13284 and BCP36834 (PID 015-420-248).

b. Insert the following subsection immediately after Section 1011.12:

1011.13  Notwithstanding any applicable provisions of this Bylaw, on Lot 12 District Lot
2392 Group 1 New Westminster District Plan BCP36834 and District Lot 2392 Group 1
New Westminster District except Plans BCP13284 and BCP36834:

(1) no more than one single family dwelling or one auxiliary dwelling shall be permitted;

(2) the gross floor area of a single family dwelling shall not exceed 297 m2;

(3) the gross floor area of an auxiliary dwelling shall not exceed 125 m2;

(4) the number of employees of a home occupation shall not exceed 4;

(5) parcel coverage of all buildings and structures except greenhouses shall not exceed
35%.

(6) parcel coverage of greenhouses shall not exceed 50%.
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PART C – ADOPTION 

READ A FIRST TIME this #### DAY OF MONTH , YEAR 

READ A SECOND TIME this #### DAY OF MONTH , YEAR 

PUBLIC HEARING HELD PURSUANT TO THE 
LOCAL GOVERNMENT ACT this  #### DAY OF MONTH , YEAR 

READ A THIRD TIME this #### DAY OF MONTH , YEAR 

APPROVED PURSUANT TO SECTION 52 OF 
THE TRANSPORTATION ACT this #### DAY OF MONTH , YEAR 

ADOPTED this #### DAY OF MONTH , YEAR 

Corporate Officer 

Chair 
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SECRET COVE
HEIGHTS

Secret Cove Heights Development Inc
238A - 8275 92nd Street
Delta, BC V4G 04A

October 8, 2019

Sunshine Coast Regional District
Planning Department
1975 Field Road
Sechelt, BC VON 3A1

Dear Planning Department:

RE: Revised Application for Amendment to Halfmoon Bay Official Community
Plan Bylaw No. 675.3 and Zoning Amendment Bylaw No. 310.174

Further to the original application by Secret Cove Heights Development Inc. (“SCHDI”)
in May 2017 and the first revision, developed with Jonathan Jackson from October 2018
to January of 2019, we request your acceptance of this final revised amendment
application and proposal (the “Proposal”).

The Proposal

SCHDI requests an amendment to the Halfmoon Bay Official Community Plan (the
“OCP”) and Sunshine Coast Regional District (the “SCRD”) Bylaw 310 (“Bylaw 310”) for
the purposes of subdividing approximately 46 acres at the end of Stephens Way in
Secret Cove. The 46 acres comprises a 35-acre remainder parcel and an 11-acre
parcel at 9305 Stephens Way. Adding 9305 Stephens Way is a change to the previous
proposal based on recommendations by Senior Planner, Mr. Jackson, to address the
existing Ministry of Environment (“MOE”) Sensitive Ecosystem wetland polygon while
still achieving adequate parcel sizes for the proposed density.

Secret Cove Heights Development Inc. OCP/Zoning Amendment Proposal - September 2019
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The Proposal includes new zoning intended to encourage local, sustainable economic
development and foster small business growth. It proactively addresses many of the
Sunshine Coast’s widely known development challenges and contributes to overall
regional sustainability and resilience, while avoiding the creation “estate acreages” &
“monster homes” and minimizing impacts on existing regional infrastructure. The area
covered by the Proposal is well removed from the more densely populated portions of
Halfmoon Bay and Secret Cove Furthermore, the development will not be visible from
the highway, or unduly affect the overall character or amenity enjoyment of the existing
neighbourhoods.

SCHDI proposes creating fifteen two-and-a-half-acre (1 hectare) parcels under the OCP
Rural Residential land use zone. We seek the density bonus from 1 .75 hectares to 1
hectare based on the creation of a proposed wetland park that will revitalize and
enhance wetland areas affected by previous onsite commercial logging operations that
occurred before the creation of the Sensitive Ecosystem Inventory, as well as to
enhance flow paths redirected by recent commercial logging operations on the adjacent
crown land.

Each parcel will have a private, onsite well and septic system. As such, the Proposal
does not require the extension of municipal services lines and puts no further pressure
on the SCRD water system. Private well systems have been shown in practice to
incentivize more responsible water consumption by landowners.

Under the rezoning, each parcel will be permitted to have one principal and one
auxiliary dwelling. These auxiliary dwellings are intended to foster an increase in the
rental housing supply on the coast, which currently suffers from a shortage of such
building stock.

The area for the proposed development is already within existing trash collection and
fire service boundaries, so it requires no extension of SCRD service lines. The relative
density (compared to Secret Cove or Halfmoon Bay) remains low There should be no
material increase in risk from a fire perspective and no material impact on garbage
collection services The enhanced land values created through the Proposal will result
in additional tax revenues, without generating material additional service demands or
infrastructure pressures

In accordance with the previously agreed criteria SCHDI shall ensure
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• The road network on the property is minimized to reduce the creation of
impervious surfaces and maximize green and natural spaces;

• Adequate and safe well-water for each proposed lot is proven;

• Safe building sites are demonstrated;

• Fire safety measures for construction on the properties are covenanted for
wildfire interface; and

• The creation of “estate acreages” will be deterred by limiting the footprint of the
principal and secondary dwellings.

SCHDI has already procured an environmental report and a wetland mapping
assessment. The services of a hydrologist have been retained, and work has begun
developing a hydrology report along with testing for shallow wells. All test wells to date
have exceptional recovery, more than sufficient for the proposed uses. SCHDI has
pioneered for septic and building sites and has undertaken consultation processes with
immediate neighbours as well as the wider community.
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The Proposed Layout

Lot Lines (in purple) are approximate.

Park Boundary (in green) is approximate and will be determined with input from the

necessary registered professionals.

Road Alignment (in orange) is along existing road dedications and has been shared

and discussed with the Provincial Approving Officer of the Ministry of

Transportation and Infrastructure, for our district.

Park Fund and Community Amenity Contributions (“CACs”)

There are

provisions in the Local Government Act that limit what can be required of developers,

which are succinctly summarized in the Province’s guide, Community Amenity
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Contributions: Balancing Community Planning, Public Benefits and Housing
Affordability (the ‘Community Amenity Guide”):1

• DCCs for off-site services (s. 933);

• money towards acquiring school sites (s.937.3);

• on-site services related to subdivision (s.938);

• excess capacity or extended services (s.939);

• up to 5% of land being subdivided for park land, or cash-in-lieu (s.941); and,

• land for roadways (s.945).

The Community Amenity Guide further notes that:2

A common misperception is that local governments have authority to require CACs as a
condition of rezoning. In fact, there is no authority to impose such conditions on
a rezoning applicant; any contributions must either be at the initiative of the
applicant/developer or emerge from rezoning negotiations between the
applicant/developer and the local government.

-

- A2Ol4articlefromtheBC
Chamber of Commerce notes that “CACs can cause a number of issues” including but
not limited to affect[ing] affordability by significantly increasing costs and reducing the
land available for sale” and creating “barriers to entry for small developers who don’t

1 The section references are to the Local Government Act prior to the latter’s amendment and
renumbering in 2015.

2 Community Amenity Guide, at p. 6.
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have the capacity to amortize these costs and manage the process, and so reduce the

diversity of development projects.”3

The Government of British Columbia’s Guide to Community Amenity Contributions:

Balancing Community Planning, Public Benefits and Housing Affordability” recommends

“avoid[ing the] perception that zoning is for sale.” Furthermore, it states that:

progress on housing affordability requires a focus on supply. Fundamentally,
actions that expand the supply of housing units will help keep housing costs

down, while actions that restrict supply will contribute to higher prices. In other

words, if there is a lot of housing available then buyers are in a relatively strong

position and prices go down, but where the demand is greater than the supply,

there is more competition and prices go up4.

SCH Dl’s project is locally owned, managed and developed. Public input regarding the

Dynamic Rural Zone has been positive. The majority of respondents from all sources

believe two and a half acre parcels is rural in character, and that the Dynamic Rural

Zone proactively addresses the economic and food security goals of the OCP. The only

true objection has been that some community members feel as though there should be

no further density above the highway. So, SCHDI has often been met with the

response “yes, we need this in Halfmoon Bay, but not there.” However, there are

already many locations along above the highway with similar parcel sizes to what

SCHDI is requesting. These include the following:

• ito 3-acre parcels: Grauman, 9158- 9222 Sunshine Coast Highway. 5744 to

5830 Trout Lake Road, 5747 Sutherland, 5524 Spipyus, 11622 Blue Rock, 11866

Sunshine Coast Highway, 11882 Sunshine Coast Highway, Duboise

• 3 to 5 acre parcels: Lockyer, Crystal, Hanbury, Twin Creeks and Williamsons
Landing, Tapp Road, Wood Bay Heights, 10990 Sunshine Coast Highway,
Sunview

It is simply not financially viable to create large parcel subdivisions below the highway.

The high cost to acquire land forces developers to seek the highest density possible in

order to cover the costs of site preparation, servicing and infrastructure. This results in

htt://www.bcchamber.org/oIicies/removinp-uncertainty-community-amenity-contributions

Community Amenity Guide, at p. 6.
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small lots that require public water and wastewater servicing and which are not viable

for the uses intended in the Dynamic Rural Zone.

Section 510 (5) of the Local Government Act provides as follows:

“The amount of land that may be required under subsection (1) (a) or used for
establishing the amount that may be paid under subsection (1) (b) must
not exceed 5% of the land being proposed for subdivision.”

As such, the 5% is not a statutory minimum, but a maximum, intended to limit what local
government can require for parkland reserves

• Crown Park and SCRD Trail
o “the wetland to be appropriately environmentally covenanted and

“returned to Crown” as the Province owns the balance of the wetland and
it makes sense for it to be under a single ownership”

o “seek a minimum 4 metre access buffer beyond the established
Streamside Protection & Enhancement Area (SPEA) of the wetland that
would also be returned to the Crown with the wetland and its SPEA area,

but encumbered with a 4 metre wide Statutory Right of Way for Trail and
Public Access”

In total, this represents approximately 12,000 square metres or 6.45% of the total land.

According to the Government of British Columbia Community Amenity Contribution

Guide, “the reality is that developers and their financial backers only pursue projects if

they feel that they can achieve their expected return on investment, which for a typical
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project is around 15 percent.5”

SCHDI is prepared to offer:

Item SCHDI Proposal

Cash in Lieu 2% Cash in Lieu

Park and Right of Way Total of approximately 12,000 m2 (6.45% of the land
in the Proposal)

. Wetland Park: approx. I hectare. Final area to
be determined with Registered Professionals.

SCRD Right of Way: —427 linear metres = 1,708 m2

Density Bonus SCHDI feels it is already meeting the requirements for
the density bonus as outlined in the Halfmoon Bay
oCP.

. HMB OCP 10.5

o a. Sensitive ecosystems, such as
wetlands, intertidal areas and stream
corridors, are not impacted and are
restricted by covenant;

o b. Extensive road construction on the
subject property is not required; and

o c. Consideration is given to community
amenities, such as waterfront access or
trail dedication

. HMB OCP 10.9: “Properties I hectare or
greater shall be zoned for a second dwelling
In the spirit of the Dynamic Rural Zone and the

5Government of British Columbia, Community Amenity Contributions: Balancing Community Planning, Public Benefits and Housing
Affordability (March, 2014), at p.14.
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need for increased rental housing supply or
“affordable market housing” as defined by
GOV BC, SCHDI prefers to be zohed for an
auxiliary dwelling instead of the allowable 2
principal dwellings

Community Amenity • Development of the Dynamic Rural Zone at the
Contribution Planning Department’s request and extensive

public input on the concept at PCDC’s request.

• $46,000 lump sum cash contribution to
parkland reserve fund as a voluntary donation
for consideration of the OCP amendment.

The Dynamic Rural Zone

SCHDI, in consultation with local community members, has developed the Dynamic
Rural Zone. The concept behind the creation of a Dynamic Rural Zone is to create a
progressive land use zone that addresses:

• The quickly evolving nature of technology-intensive economic activities;

• An optimally efficient and productive rural periphery to supply the growing needs
of a densifying core, and,

• Diversified economic activities beyond the traditional existing local model of
primary resource extraction with ancillary conservation and tourism endeavours
to create a more resilient and sustainable regional economy.

The Dynamic Rural Zone updates the sole proprietor, home-based business focus of
conventional rural zones allowing for up to four employees and shared workspace for
small artisan collaboration By creating auxiliary housing, the Dynamic Rural Zone
reduces the need to commute and increases rental housing supply. The mix of
sustainable agriculture with artisan maker spaces and new economy businesses
supports a more sustainable neighbourhood model. The availability of high-speed
internet infrastructure facilitates this zone.
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The Dynamic Rural Zone is not an industrial zone or a commercial zone. It is a
combined rural residential and work from home zone that blends the existing Rural
Residential and Agricultural Zones found within Bylaw 310. It capitalizes on the unique
economy of scale the Sunshine Coast offers, including exceptional quality of life and
connectivity, stewardship of natural environment, and close proximity to the urban
centres of Vancouver, Victoria and Nanaimo.

A key principle of the Dynamic Rural Zone involves deterring “estate acreage” creation
by limiting the footprint of the principal (and any secondary) dwelling. SCHDI favours a
blend of rural residential parcel sizes and purposeful business use of home categories
so neighbourhoods within the Dynamic Rural Zone can foster resilient communities and
ongoing local economic development.

Rather than making increasing demands on municipal services, the Dynamic Rural
Zone aims to encourage environmentally conscientious land ownership through
innovative sustainable building solutions that prioritize the use of onsite wells and
capitalize on technological improvements to domestic septic systems and grey water
recycling. The goal is to make a land use zone that is sufficiently prescriptive to
encourage and facilitate the zone’s goals without overly deterring purchasers, while also
being restrictive enough to keep the benefits of the zone from being exploited to
subdivide for the sake of subdividing.

Community Input

In March 2019, SCHDI presented to the SCRD Planning and Community Development
Committee (“PCDC”). The PCDC received the innovative approach outlined in the
Dynamic Rural Zone with enthusiasm but requested further feedback from the Area
Planning Committees (the “APC”). In the last five months, SCHDI has presented the
Dynamic Rural Zone concept to each of the five APCs, the Sechelt Rotary Club, the
Gibsons Fuse Work Hub, the Sunshine Coast Regional Economic Development
Organization Chair and Executive Director, and the Halfmoon Bay/Pender Harbour
Self-Employed Women’s Network Meetup group.

Feedback from the APCs was complicated, as many members were not completely
clear whether they were being asked to consider a proposed development or a new
land use zone. Most deferred to await Halfmoon Bay’s response, as the proposed
change was within its jurisdiction. One welcoming member in Elphinstone
acknowledged that innovation in any area is the most difficult for those seeking to break
new ground. Many long-time members of the APCs were very reluctant to consider any

Secret Cove Heights Development Inc. OCP/Zoning Amendment Proposal - September 2019

Page 10 of 12

26



modification or progression of the OCP, as many of them sat on OCP development
committees and appear to feel significant personal attachment to maintaining the status

quo.

It is also very challenging to get wider public input. Most often it seems as though most

folks do not have the time to show up to public meetings unless they wish to protest

This is evidenced by the small turnout for SCHDI’s Public Information meeting held at

Halfmoon Bay Elementary on April 29 2019 The advertisement for the Public

Information Meeting was placed in the Local Weekly, as per statutory requirements

SCHDI also undertook a Facebook paid advertising campaign geographically targeted

to Sunshine Coast residents from 18 to 65+ years of age The Facebook ads reached

1529 residents, however, fewer than ten members of the public attended In December

2018, SCHDI ran a public poll to seek input on local development that included

questions about the best use of land and what parcel size respondents felt could be
considered rural The poll reached 7991 of the estimated 16,000 Sunshine

Coast-based Facebook accounts. Of the 7,991 people reached, 1,373 clicked through

to the poii and 218 people answered the questions. When asked to describe their idea

of a “rural” neighbourhood and indicate lot sizes, 44% of respondents answered one

half acre, 20% answered I acre, 27% described aesthetics and distance from amenities

as the qualifiers for rural status and 9% felt parcels sized at five acres and above was

rural. Respondents were supportive of reducing lot size if it allowed for more farms, as

shown in the poll response below:

Would you support a change to the permitted lot sizes
57•’

in the area, if it allowed for more farms? lie. 10 acre lots -

changing to 1,2 or +3 acre lots.) 19.otet

218 answers
Other 27,stes

Summary

Since SCHDI’s submission of the application in May 2017, due diligence has been

performed to address several initial concerns, including:

• Removal of the Future Highway and Flood Covenants on the North East corner
of the remainder,

• Hydrology, Environmental and Wetland review by Registered Professionals,
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• Notification of plans and ongoing discussion with Stephens Way neighbours of
SCHDI’s plans for the property, and

• Attending the Halfmoon Bay APC meetings twice to discuss the evolving plan.

The proposed amendment to the existing bylaw will facilitate community and business
growth in the area at little cost to the SCRD Though it has been challenging to obtain
substantial community input, SCHDI feels the support is adequate to merit acceptance
of this Proposal.

Sincerely,

fv,
Nicole Huska
Agent for Secret Cove Heights Development Inc.

Enclosures:
Dynamic Rural Zone

Cc:info@secretcoveheights.com
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The Dynamic Rural Zone 
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Purpose of the Dynamic Rural Zone 1 
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Changes to General Use Provisions 4 

Purpose of the Dynamic Rural Zone 

SCHDI, in consultation with local community members, has developed the Dynamic 
Rural Zone.  The concept behind the creation of a Dynamic Rural Zone is to create a 
progressive land use zone that addresses: 

● The quickly evolving nature of technology-intensive economic activities;

● An optimally efficient and productive rural periphery to supply the growing needs
of a densifying core; and,

● Diversified economic activities beyond the traditional existing local model of
primary resource extraction with ancillary conservation and tourism endeavours
to create a more resilient and sustainable regional economy.

The Dynamic Rural Zone updates the sole proprietor, home-based business focus of 
conventional rural zones, allowing for up to four employees and shared workspace for 
small artisan collaboration.  By creating auxiliary housing, the Dynamic Rural Zone 
reduces the need to commute and increases rental housing supply.  The mix of 
sustainable agriculture with artisan maker spaces and new economy businesses 
supports a more sustainable neighbourhood model.  The availability of high-speed 
internet infrastructure facilitates this zone.  

The Dynamic Rural Zone is not an industrial zone or a commercial zone.  It is a 
combined rural residential and work from home zone that blends the existing Rural 
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The Dynamic Rural Zone 
Residential and Agricultural Zones found within Bylaw 310.  It capitalizes on the unique 
economy of scale the Sunshine Coast offers, including exceptional quality of life and 
connectivity, stewardship of the natural environment, and close proximity to the urban 
centres of Vancouver, Victoria and Nanaimo. 

A key principle of the Dynamic Rural Zone involves deterring “estate acreage” creation 
by limiting the footprint of the principal (and any secondary) dwelling.  SCHDI favours a 
blend of rural residential parcel sizes and purposeful business use of home categories 
so neighbourhoods within the Dynamic Rural Zone can foster resilient communities and 
ongoing local economic development. 

Rather than making increasing demands on municipal services, the Dynamic Rural 
Zone aims to encourage environmentally conscientious land ownership through 
innovative sustainable building solutions that prioritize the use of onsite wells and 
capitalize on technological improvements to domestic septic systems and grey water 
recycling.  The goal is to make a land use zone that is sufficiently prescriptive to 
encourage and facilitate the zone’s goals without overly deterring purchasers, while also 
being restrictive enough to keep the benefits of the zone from being exploited  to 
subdivide for the sake of subdividing. 

 
Definitions 

 
 
In this bylaw:  
 
All definitions from 2018-Apr-12 Bylaw 310 remain the same with the addition of these 
“Additional Definitions.” 
 

 
Additional Definitions 

 
“creative economy”  means economic activities supporting arts and culture, film, 
television, music, publishing, and the interactive and digital media industries.   It 
includes all economic activity that depends on a person’s individual creativity for its 
economic value whether the result has a cultural element or not. 
 
“new economy” includes online retailers, crowdfunding, mass customization 
manufacturers such as 3D printing, robotics, social media, sharing economy companies, 
online media, online dating services, online advertising. 
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The Dynamic Rural Zone 

“knowledge economy”  means production and services based on knowledge-intensive 
activities that contribute to an accelerated pace of technical and scientific advance, as 
well as rapid obsolescence. The key component of a knowledge economy is a greater 
reliance on intellectual capabilities than on physical inputs or natural resources. 

“artisan”  means a person or company that makes a high-quality or distinctive product 
in small quantities, usually by hand or using traditional methods: 

”local artisanal”  means food or drink made in a traditional or non-mechanized way 
using high-quality ingredients. 

“maker” means economic activities that are a technology-based extension of “Do It 
Yourself” production that focus on the creation of new devices as well as tinkering with 
or repair of existing ones. This includes the creation of open-source supported hardware 
and engineering-oriented economic activities such as electronics , robotics, 3-D printing , 
and as well as more traditional activities such as metalworking  and, woodworking. 

“e-commerce ” means the activity of buying or selling of products on online services or 
over the Internet. 

“fibre” means high-speed fibre optic broadband internet infrastructure. 

“collaborative” means to work jointly with others or together especially in an 
intellectual or creative endeavour 

“workspace” means the space used or required for one's work, as in an office or 
home. 

“business incubator” means a company or collaborative workspace that helps new and 
startup companies to develop by providing services such as management training or office 
space. 

“human capital” means the skills, education, capacity and attributes of labour which 
influence their productive capacity and earning potential. 

“coding” means the process of building and designing an executable  computer 
program for accomplishing a specific computing task. 
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The Dynamic Rural Zone 
“grey water recycling” Greywater is all wastewater that is generated in household or 
office building sources without faecal contamination. Recycled greywater from showers 
and bathtubs can be used for flushing toilets.The use of greywater for irrigation requires 
separate blackwater and greywater waste lines in the house. This is not a difficult task 
in new construction but can be problematic in existing buildings. 
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The Dynamic Rural Zone 

Subdivision District 

Suitable Subdivision Districts for Dynamic Zone are E2 and above, being parcels 
10,000m2 and larger. 

Changes to General Use Provisions 

The Dynamic Zone blends RU2 and Agriculture zones and general uses with additions 
and changes noted below and underlined . Changes reflected below are an attempt to 
bring General Use Provisions and permitted landuse into alignment with what is actually 
happening in our community. 

This document is best read alongside the Rural Residential Two zone (page 93 to 96) 
and the Agricultural Zone (page 99 to 104) of the existing SCRD Bylaw 310 which can 
be found at http://www.scrd.ca/bylaw-zoning-.  

502 General Use 

(1) In any zone:
(e) family or child group daycare facilities for the care of not more than

eight children at one time, including all children under 12 years of age living or being 
cared for in the facility are permitted uses; 

Reason: to bring numbers in line with In-Home Multi-Age Care British Columbia Child 
Care Licensing Regulations Schedule E. 

Keeping of Poultry or Rabbits 
(2) more than domestic consumption. Actual numbers to be determined in
consultation with Sunshine Coast Regional District Board and the Agriculture Advisory
Committee.

Keeping of Livestock 
(4) more than domestic consumption. Actual numbers to be determined in
consultation with Sunshine Coast Regional District Board and the Agriculture Advisory
Committee.
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The Dynamic Rural Zone 
Auxiliary Buildings and Structures 

(6) 
TABLE I 

(iii) 3500m2 up to 1.2ha.  250m2 

Auxiliary Dwelling Units 
(8) 

(a) The maximum floor area for an auxiliary dwelling unit, where permitted
shall be 125 square metres. 

(b) The maximum floor area for a building containing a free-standing
auxiliary dwelling unit shall be 125 square metres. 

Home Occupation 
(10) 

(e) employees of a home occupation are restricted to members of a family
as defined in this bylaw plus up to a maximum four other persons or workspace 
collaborators .  

Landscaping 
A water conservation landscape buffer of 2 meters of land in a setback area zone shall 
be provided and maintained to screen business use of home from other neighbouring 
parcels with different land-use zones. 
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Secret Cove Heights Development Inc. 
Unit 238 A - 8275 92nd Street 
Delta BC V4G 0A4 

December 5, 2019 

Planning Department - Sunshine Coast Regional District 
1975 Field Road  
Sechelt, British Columbia 

Re: Information Session, Poll and Dwelling Size 

Dear Mr. Siao: 

Information Session 
Advertising Reach: 
SCHDI’s Public Information meeting was held at Halfmoon Bay Elementary on April 29, 
2019. The advertisement for the Public Information Meeting was placed in the Local 
Weekly, as per statutory requirements. SCHDI also undertook a Facebook paid 
advertising campaign geographically targeted to Sunshine Coast residents from 18 to 
65+ years of age. The Facebook ads reached 1529 residents; however, fewer than ten 
members of the public attended. 

Attendees: 
2 from the District of Sechelt. 
7 from Halfmoon Bay 

- 3 HMB APC members plus one friend
- 1 mother with her young children
- 2 owners from Stephens Way
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- 1 older, female long time resident
Jonathan Jackson, Planner SCRD 

Outcomes: 
All but the 3 members of the APC and their friend were enthusiastic about the project 
and have offered to write letters of support. Given the low attendance, my spouse and I, 
who are managing the project got the opportunity to speak at length with the 3 APC 
members to answer many questions they had that were not addressed at the APC 
meeting because procedure did not allow for the SCHDI delegates to respond to bad 
information.  We were permitted to explain that the Dynamic Rural Zone was developed 
at the request of Andrew Allen, of the SCRD.  We were able to explain how the goal of 
the zone was to proactively address short comings in the Rural Residential 2 zone 
around the development of unmonitored RV parks and why we were actively promoting 
home based business due to the growth of ecommerce opportunities since the OCP 
was written.  None of the APC members nor their friend were aware of what ecommerce 
is, how low impact it can be, and how it allows local home based business to access 
worldwide customers.  I believe that after the nearly 30 minute discussion, the 4 women 
were better informed and more comfortable about the proposal than before they 
attended the Information Session. 

SCHDI Poll 
● Ran throughout December 2018
● 7991 of the estimated 16,000 Sunshine Coast-based Facebook accounts were

reached
● Of the 7,991 people reached, 1,373 clicked through to the poll and 215 people

answered the questions
● When asked to describe their idea of a "rural" neighbourhood and indicate lot

sizes, 44% of respondents answered one half acre, 20% answered 1 acre, 27%
described aesthetics and distance from amenities as the qualifiers for rural status
and 9% felt parcels sized at five acres and above was rural.

● When asked “What are your thoughts about developments that are water
independent (ie. they use onsite wells and do not not have to draw from public
infrastructure)”, 75% of respondents were in favour of wells, 25% felt that it was
either a good idea but it should be managed by the SCRD, or require oversight or
felt they didn’t have sufficient expertise to answer.  1 respondent said No.
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Results 

Area Number of 
Respondents 

Percentage of 
Respondents 

Area as 
Percentage of 
Coast 
Population 

Pender Harbour 12 6% 5% 

Halfmoon Bay 50 24% 9% 

West Sechelt 17 8% 

37% Davis Bay 11 5% 

Sechelt 52 24% 

Roberts Creek 24 11% 11% 

Elphinstone 12 6% 12% 

Gibsons 30 14% 17% 

West Howe Sound 7 2% 7% 

Total 215 

Page 3 of 5 
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Dwelling Size Restriction 
Principal  3,200 sq ft (297 m2) total floor area 
Auxiliary  1,200sq ft (111 m2) total floor area, as per feedback from SCRD Staff Report 
on Public Participation for Phase 2 of Bylaw 310 Update. 
Auxiliary Buildings - the maximum parcel coverage of all buildings and structures shall 
not exceed 35% with the exception of green houses. 

 
 
 
Sincerely, 
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Nicole Huska, 
Agent for Secret Cove Heights Development Inc. 
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SUNSHINE COAST REGIONAL DISTRICT APPLICATION REFERRAL

TO: Agricultural Advisory Committee – February 25, 2020

AUTHOR: Yuli Siao, Senior Planner

SUBJECT: West Howe Sound Official Community Plan Amendment Bylaw 640.3 and
Zoning Amendment Bylaw No. 310.188 (O’Toole)

RECOMMENDATION

The Agricultural Advisory Committee review this referral and make a recommendation on 
the proposed development and bylaws.

The SCRD received an Official Community Plan and Zoning Bylaw amendment application to
facilitate a cluster housing development located in the Gateway Neighbourhood of Electoral
Area F - West Howe Sound (Figure 1). Table 1 below provides a summary of the application.

Table 1: Application Summary 

Owner/Applicant: Yeah Life Joint Venture / Colleen O’Toole

Legal Description: Block 30 District Lot 695 Plan 2746

PID: 013-285-149

Electoral Area: Area F – West Howe Sound

Civic Address: 1457 North Road

Parcel Area: 4.08 Acres (1.65 hectares)

Existing Zoning: RU1 (Rural One) Zone, Subdivision District E2

Existing OCP Land Use: Rural Residential A

Proposed Use: Cluster housing on bare-land strata subdivision of 10 lots

Proposed Zoning: CD2 (Comprehensive Development Two) Zone, Subdivision
District CD2

Proposed OCP Land Use
Designation:

Comprehensive Development Cluster Housing
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West Howe Sound Official Community Plan Amendment Bylaw 640.3 and Zoning Amendment
Bylaw No. 310.188 (O’Toole) Page 2 of 4
 

2020-FEB-25 AAC referral-BYL310.188-OCP640.3 (Otoole) 

Figure 1   Location of subject land 

Site and Surrounding Land Uses 

The subject property (Figure 2) is located between North Road and Parker Road. The land
generally slopes down from south to north. 75% of the property is forested, and 25% are lawn
and planted with ornamental fruit trees that are largely concentrated around the existing house.
The condition of the soil is unsuitable for agriculture. There are several existing buildings on the
property including a house and several auxiliary buildings. There are two existing driveways,
one connecting to North Road and the other Parker Road.

Surrounding land uses include a 22-unit, 4.5-ac mobile home park and several rural residential
parcels to the south, and parcels of varying sizes within the Agricultural Land Reserve (ALR) to
the north, west and east (Figure 3). The parcel immediately adjacent to the west is a rural
residential property.

The property is within a radius of 1.5 km of the Langdale Ferry Terminal, Langdale Elementary
School, Langdale Beach, Sunshine Coast Highway, Soames Hill Park, Shirley Macey Park, as
well as denser residential settlements in the Hopkins Landing neighbourhood. BC Transit Route
90 runs along North Road with a stop at the doorstep of the property.

subject land
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Figure 2   Aerial photo of subject land 

Proposed Uses 

The applicant proposed to develop the property into a cluster housing commons based on strata
ownership of 10 lots averaging 0.18 acre in size, with 50% of the lot area used for shared
driveway, large community green space and utility facilities. One of the strata lots is proposed to
be donated to Sunshine Coast Habitat for Humanity to build affordable housing. The applicant
intends to apply energy efficient techniques, water conservation, tree preservation and
compatible architectural design to the development.
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Figure 3  ALR parcels (shaded area) 

Attachments

Applicant’s development proposal

subject

land
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Executive Summary

This
Written Summary Report provides a detailed overview of the proposed subdivision

development at 1457 North Road in the West Howe Sound Neighbourhood of the Sunshine Coast
Regional District (SCRD).

We are requesting an amendment to the Official Community Plan Bylaw 640, West Howe

Sound,

Section 3.4 Gateway - Neighbourhood Land Use. Specifically, we are requesting that
Comprehensive DeveLopment Cluster Housing Area (CDCHA) be added as a new land use zone
within the Gateway neighbourhood, and that the property at 1457 North Road be included in this
zone on Map 1. Further, we request that the subdivision district be amended from E2 to CD1.

With respect to the Official Community Plan Bylaw 640, West Howe Sound, and the Zoning Bylaw

310,
Sunshine Coast, this report seeks to provide the SCRD with some overall context forthe current

and proposed land use designations and infrastructure services thattheYeah Life Joint Venture
(YLJV) group seeks to see happen to our property in the neighbourhood.

Our group is built on the belief that “together is better” through fostering community, and as
such, we seek to strengthen our relationships by living close to one another and are excited by the
prospects of joining the already beautiful, vibrant, and sustainable Sunshine Coast community.

YLJV is applying for OCP Amendment and Rezoning under this application and will be submitting a
separate application for Subdivision and Development Permit Area.
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1.0 Our Story

The Yeah Life Joint Venture (YLJV) isa group often young professionals who value community.
Inaccessible housing costs in Metro Vancouver and the surrounding municipalities are creating
uncertainty and leading to fragmentation of our group; in response, we joined togetherto develop
a socially and economically sustainable housing solution that would enable us to maintain our
connections with one another. Family and friendship ties to the Sunshine Coast as well as a desire to
be closerto nature, adventure, and local culture ultimately led us to purchase a property (1457 North
Road) in the West Howe Sound neighbourhood.

Over the course of 2018, our group made a substantial investment in improving the property by
cleaning, removing garbage and broken trailers from the lot, landscaping, repainting inside and
outside, installing new flooring, fixing a leaky roof, and upgrading the bathrooms and kitchen. We
completed the work ourselves and leveraged the collective efforts of friends and family. It was
important to us to enhance the natural beauty of the property and to restore the once-beautiful-
but-recently-neglected house. Now, we are proud that the newly renovated house provides a
comfortable long-term rental for a young family. These improvements have been received positively
by our neighbours.

The next phase of the project is to work towards developing a small-scale and sustainable
community on the property that would provide us with an affordable lifestyle in the long term. We
envision a clustered form of development consisting of small homes with extensive green space
and shared amenities. We are excited to engage with the Gateway neighbourhood and want to
become role models in sustainability and community development in the area as it continues
to grow in population. Given our love of nature, we are committed to minimizing our impact on
the environment through preservation of mature trees, leveraging alternative energy sources,
and prioritizing energy efficiency, water conservation, and waste reduction throughout our
proposed design. We intend for this development to blend with the rural character of the existing
neighbourhood and to preserve as much of the naturalforest as possible.

Our group is committed to engaging with and contributing positively to the Sunshine Coast
community and we feel we have already begun this process through our efforts to date at 1457 North
Road. We hope that this unique project will provide a model for sustainable community growth that
strives to preserve neighbourhood character, protect natural ecosystems and support the needs of
future generations within the West Howe Sound Area.
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Figure 1: Our group ond partners on the first work day at the property.
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2.0 Site Description

The property is located at 1457 North Road in the Gateway Neighbourhood of Area F, West Howe
Sound within the Sunshine Coast Regional District. It is a 1.65 hectare (4.08 acre) parcel of land, is
currently zoned as Rural Residential (RU1), and resides in the E2 Subdivision District, which has a
minimum parcel size of 0.81 hectares (2 acres). The lot fronts onto North Road to the south and is
bordered by Parker Road to the north.

2.1 Parcel Description

The subject parcel is District Lot 695 Gi, PID 013-285-149, Plan VAP2746, Lot 30.

Figure 2: Locations of existing buildings and infrastructure.
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2.2 Property Owners

The ten members of our ownership group are:

• Kevin Baillie: Engineer
• Tess Baker: Carpenter
• Charles Calladine: Construction Engineer
• Michael Cancilla: Biomedical Engineer
• Andrew Nobles: Hardware Engineer
• Colleen O’Toole: Project Manager (P. Eng.)
• Annelies Tjebbes: Strategy & Evaluation Consultant
• Lauren Van Ingen Schenau: Water Resources Engineer
• Maria Whitehead: Geoscientist (P. Geo)
• Kaan Williams: Avionics Engineer

All ten property owners currently reside in Vancouver.

2.3 Current Official Community Plan Bylaw ReguLation -

Gateway Neighbourhood Rural Residential A

The current West Howe Sound OCP Bylaw Regulation zoning applyingto 1457 North Road is Rural
Residential A. According to the West Howe Sound OCP, this designation “is applied to properties
that are larger than the nearby residential properties and yet are not located within the Agricultural
Land Reserve (ALR).” These properties serve as a buffer between the ALR and the residential
neigh bourhoods (SCRD 2011a, p. 13). Of note, the West Howe Sound OCP was amended on
September 27, 2018 to incorporate OCP Amendment No. 640.2, 2017.

As described above, the property at 1457 North Road is 1.65 hectares in size and as thus is zoned to
allow for a suite within a dwelling or an auxiliary dwelling as defined by the West Howe Sound OCP
bylaw. The West Howe Sound OCP specifies that “the average parcel size for subdivision purposes
shall be 0.80 hectare, thus requiring at least 1.6 hectares of land to subdivide. The intent of this

designation

is to account for many of the ‘5 acre’ properties in this designation that are actually
slightly smaller than the minimum subdivision size, and yet to enable some subdivision of these
properties” (SCRD 2011a, p. 65).

2.4 Current Zoning Bylaw Regulation

Current zoning of the property at 1457 North Road is RU1 Zone (Rural One), E2 Subdivision District.
This zoning allows forthe maximum permitted number and types of dwelling as “two single family

dwellings
or one duplex or one single family dwelling and one transition house” as the property is

greater than 0.80 hectares (Zoning Bylaw No.310, p.83)
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2.5 Existing Buildings and Infrastructure

There are several existing buildings on the property and associated infrastructure. The locations
of these are shown in Figure 2 and they are described below. Photos of existing buildings on the
property are provided in Figure 3.

1. House
The primary building is a 1300 ft2, 1.5 storey house.

2. Carport
Adjacent to the house is a carport.

3. Outbuilding
On the north side of the property is an outbuilding that is primarily used for storage.

4. Shed
There is a shed in the northwest of the property that is currently used for storage.

5. Driveways
Two (2) driveways provide access to the property: access to the main house is via a gravel
driveway from North Road; a secondary dirt driveway enables access to the outbuilding from
Parker Road.

6. Septic Field
A septic field provides wastewater disposal for the house.

7. MunicipalWaterConnection
The property is connected to the municipal water supply system via the North Road water
main.

8. BC Hydro UtiLity Connections
There are two (2) BC Hydro utility connections on the property, near the house and
outbuilding. The connection nearthe house is active and the other is currently
disconnected.

2.6 Development Permit Areas

The site is within Development Permit Area (DPA) 5 - Aquifer Protection and Stormwater
Management. We intend to comply with the requirements for the DPA and will work with SCRD to
understand and complete all applicable steps.
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Figure 4: Yard and cleared portion ofproperty.
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2.7 Topography and Soil Conditions

The property has a slight northern aspect, gently sloping toward Parker Road. There is a 13 m
difference between the highest (SW) and lowest (NE) points. Appendix F shows a current legal survey.
The property is approximately 75% forested, with the remaining 25% being lawn and ornamental/
fruit bearing trees that are largely concentrated around the house (see Figure 4).

The property has poor soil, falling almost entirely (85%) within Agricultural Capability Class 7 (BC
Soil Information Finder Tool, Province of British Columbia, 2018), making it unsuitable for farming.
According to the Agricultural Land Commission of BC, “Class 7 lands have limitations that preclude
all arable and natural grazing agricultural systems, regardless of the climate (ALC, n.d.). This
Agricultural Capability Classification makes this property somewhat unique when compared to the
surrounding area of small scale farms. Most of the farms in the area fall within Agricultural Capability
Class 3 or 4 and are found on Agricultural Land Reserve. As shown in Figure 5, there are only a few
properties without agricultural potential in the area.

2.8 Density and Land Use of Surrounding Properties

Land use, density and zoning of properties surrounding 1457 North Road are described in the
following sections. Surrounding properties are shown in Figure 6 and additional details are provided
in Appendix D.

Figure 5: Agricultural Capability Classilicatian in the area. Praperty in Red.
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2.8.1 MobiLe Home Park

Directly across North Road from the property there is a fully developed mobile home park (RM2
zoning) with 22 homes on 4.5 acres.

2.8.2 Agricultural Land Reserve and Small Farms

Most of the properties to the west of the property along North Road are small farms (4-6 acres) on
ALR. The neighbouring eastern lot is an undeveloped mostly forested lot within the ALR. Continuing
east along North Road there is one more small lot within the ALR (1.2 acres).

To the north of the property across Parker Road are a number of large (15-20 acre) cleared ALR

properties
with large expanses of grassed areas. To the southeast of the property across North Road

there is a 12.5 acre property within the ALR.

2.8.3 ResidentiaL Lots

Further east along North Road and Parker Road is a denser residential area (Ri zoning) in Hopkins
Landing. Along St Andrews Road there has been significant residential construction activity in recent
years.

2.8.4 Rural Residential Lots

Across North Road from the property (south) are several smaller (0.7 to 3 acre) developed properties
zoned RU1.

Legend:

ALRLotsj Residential or Rural Lots Example Lots

Figure 6: Zoning and sizes ofnearby properties.

Proposed Subdivision:
8 Lots, 0.12-0.32 acres each

1352



3.0 Proposed Land Use and Infrastructure
DeveLopment

3.1 Proposed West Howe Sound Official Community Plan
Amendment

We are requesting an amendment to the West Howe Sound Official Community Plan, Section 3.4
Gateway - Neighbourhood Land Use (SCRD 2011a). Specifically, we request that the followingtext be
added under the header, “Policies” (pp. 33-34):

“9. Comprehensive Development Cluster Housing Area - Subdivision creating lots smaller than
0.1 hectare (0.25 acre) which preserve appraximately5o% aIthe subdivision as undeveloped green
space. This zoning type may include cluster residential development and mixed-use development that
combines residential use with commercia( retai( service and office uses.”

For consistency, this text has been developed based on our understanding of the intent and design of
the zoning designation Comprehensive Development Cluster Housing Area as included in the current
Elphinstone Official Community Plan - Bylaw No. 600 (March 2017).

3.2 Proposed Zoning Bylaw and Subdivision District
Amendment

We are requesting an amendment to Area F - West Howe Sound Official Community Plan, Map 1,
Land Use (SCRD 2011b) such that 1457 North Road be zoned a Comprehensive Development Cluster
HousingArea. As this zoning does not currently exist within Area F - West Howe Sound, we propose
the following definition to be incorporated into Bylaw No. 640: Area F - West Howe Sound Official
Community Plan. This zoning definition was drawn from the Elphinstone Official Community Plan
- Bylaw No. 600 (SCRD 2008) with some modifications to reflect our understanding of the SCRD’s
current priorities:

“Lands are within Comprehensive Development Cluster Housing Area No. 1 on Map
1, in which site rezonings may be considered to allow a density bonus in subdivisions
creating smaller parcels averaging 1000 sq. m. (0.25 acres), with a minimum size of
700 sq. m. (0.18 acres) if land comprising 50% of the subdivision gross area remains
as undeveloped green space “forested area “; and a local comm unity sewer system is
constructed that will serve the entire area under rezoning application.

Site rezonings may be considered to allow a density bonus in subdivisions
creating smaller parcels with a flat minimum size of 700 sq. m. (0.18 acres) within
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Comprehensive Development Cluster Housing Area No. 1 if there is also installation
of systems for on-site clean stormwoter retention for irrigation, and stormwater
detention to improve on-site and down-slope drainage conditions in addition to the
requirements in subsection above.”

Further, we are requesting an amendment to the subdivision zoning for 1457 North Road from
Subdivision District E2 to a modified Comprehensive Deve[opment One (CD1), and proposing the
foflowing change be incorporated into Zoning Bylaw 310, on page 26:

(11) The minimum average size of a strata parcel created in the CD] (Comprehensive
Development) Subdivision District is 360 square meters, as delineated on Schedule
‘C The total number ofparcels designated pursuant to the Land Title Act as “strata”
shall not exceed 31, in addition one parcel designated as “common property’,’
one parcel designated as “park” or “forested area’,’ and one parcel dedicated for
community sewage disposal and treatment.

3.3 Neighbourhood Impacts

We recognize that our neighbours stand to be most affected by any changes to 1457 North Road. In

order to minimize adverse impacts to the neighbourhood, we are committed to several mitigative
measures as described below.

3.3.1 Form and Character of Development

The

property will be developed with an aim to create a neighbourhood that is complementary to the
scale, layout, architectural design, landscaping, neighbouring properties, and surrounding natural
environment and will place emphasis on maintaining the rural and agricultural character of the area.

To achieve this, building footprints will be limited to a maximum of 1500ff2, and natural exterior
finishes will be prioritized. Existing conifers will be preserved and incorporated into the design of the

neighbourhood
wherever possible, and the development in aggregate will commit to maintaining

community green space as defined below. Where applicable, we will design and build in accordance
with the Form and Character Guidelines outlined in Section B-1.12 of the ElphinstoneOCP (SCRD
2008).

3.3.2 VisuaL Buffers

To limit the visual impact of the development to neighbouring properties, we propose establishing
visual buffers along North and Parker Roads and adjacent to ALR properties. The intent of the visual

buffers
isto ensure that the rural and wooded feel of the neighbourhood is preserved, and to screen

ALR properties from the visuals of increased density. As such, we will maintain a 6 m minimum
natural buffer--protected by covenant and later transferred to the proposed subdivided lots after

subdivision--on
the north and east boundaries of the property.

This 6 m minimum visual buffer may also be implemented on the southern boundary adjacent to
North Road to support minimal disruption to the look and feel of the area as specified in the West
Howe Sound OCP.
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3.3.3 Local Green Space

The property’s proximity to several community parks (Shirley Macey Park, Soames Hill Park,
Sprockids Park) underscores the need to maintain green space and natural aesthetic in line with the
West Howe Sound - Gateway OCP. These parks serve as a valuable local resource to the community.

In orderto support the shared goals between our group and the West Howe Sound OCP of
promoting community green space, we will commit to maintaining at least 50% of the land area of
the development as green space. This green space may include, but not be limited to: the proposed
visual buffers, garden, lawns, and undeveloped forest. Maintaining this space is in line with our values
of spending time outdoors and the preservation of natural areas to support the local ecosystem and
preserve the aesthetic and character of the Gateway Neighbourhood.

3.3.4 Access to Community Hubs and PubLic Transportation
The Sunshine Coast Transit Future Plan gives the vision statement: “Sunshine Coast Transit is an
essential component of our sustainable community and a preferred method of travel. It enhances
mobility by providing a convenient, reliable and affordable alternative to the car that is aligned with
sustainable land use decisions and fully integrated with other transport options” (SCRD and BC Tra nsit
2014, p. 3).

The West Howe Sound - Gateway Neighbourhood CCP suggests that new developments and
proposals consider distance and access to transportation and nearby hubs. The property is well
situated on the route 90 bus line less than 2 km from the Langdale Ferry Terminal (see Figure 7). With
Lower Gibsons 3.7 km away, Upper Gibsons 3.2 km away, and the Gibsons clinic 4.1 km away, nearby
community hubs are easily accessible by transit or cycling.

The Sunshine Coast Transit Future Plan presents an ambitious vision for increased transit service
and sets a target to double transit ridership from 484,000 in 2010 to 958,000 by 2020 (SCRD and BC
Transit 2014, p. 55). The planned increase in service will be beneficial to serve the needs of a growing
population density.

3.3.5 Ministry of Transportation and Infrastructure Easement
In order to preserve the BC Ministry of Transportation and Infrastructure’s option to upgrade Parker
Road in the future, we are open to establishing a 10 m easement along the northern boundary of the
property for use by the Ministry of Transportation and Infrastructure (MCII) and SCRD. This easement
would allow for the future upgrade of Parker Road to a full width 20 m municipal road if deemed
necessary by the SCRD and MCII. The 10 m easement would be applied in addition to the visual
buffers proposed in this document.
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Figure 7: Community amenities and transit near the property. Property outlined in red.
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3.4 Community Growth and Development

It is our wish to develop the property in line with the Smart Growth Principles outlined in the West
Howe Sound OCP (SCRD 2011a, p. 5-6); particularly:

• Build well-designed compact neighbourhoods;
• Create diverse housing opportunities;
• Preserve open spaces, natural beauty, and environmentally sensitive areas;
• Utilize smarter and cheaper infrastructure and green buildings;
• Foster a unique neighbourhood identity; and,
• Nurture engaged citizens.

The proposed development offers positive impacts to the West Howe Sound community in line
with the Smart Growth Principles. The development would set an example for innovative housing
solutions on the Sunshine Coast that allow for higher density with lower environmental impact.
We value and wish to enhance natural areas by protecting existing trees and minimizing our
development footprint.

Our group brings a diverse range of skills and backgrounds; we are engineers, small business owners,
carpenters and geoscientists. As demonstrated by this project, we are action-oriented and tend to
take on leadership roles. We are engaged citizens who are supportive of the SCRD’s commitment
to improve access to affordable housing forthe betterment of our neighbourhood and broader
community.

3.5 Proposed Infrastructure Services

3.5.1 Road Access and Parking

The existing access to the property is via North Road and Parker Road. Our current plan is for new lots
to be accessed via an internal road. We will work with the SCRD and MOTI to design an appropriate
internal road that balances impacts to the environment (width, length, permeability of surfaces) and
visual effects with safety and emergency access.

3.5.2 Local Traffic Impacts

The subdivision and development of eight additional single family dwellings would be expected to
generate eight peak hour vehicle trips, or one per dwelling, as per the Institute of Traffic Engineers
(ITE) trip generation manual (ITE 2018). Background trafficvo[umes in the area are generally
dominated by ferry traffic along Highway 101, with the nearest publicly available traffic counts
(SCRD 2011c; MOTI 2019) indicating between 760 and 1317 vehicles per hour during peak hour. The
vehicle traffic generated by the subject property subdivision would account for 0.5-1% of existing
background traffic and would be considered insignificant. The subdivision would not be expected
to have a noticeable effect on traffic patterns along North Road, Highway 101, or Marine Drive.
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L Collectively and as individuals we are committed to active transportation initiatives especia[ly

cycling - and as such the actual traffic generation from the development would be expected to be
lower than lIE calculated values.

3.5.3 Water Supply and Distribution

Water
supply will be sized to provide peak hour demand and fireflow protection and based on

connection to the municipal system. Future development will adhere to development requirements

in the BC Building Code and SCRD Bylaw 320, Subdivision Servicing Bylaw (SCRD 2007).

3.5.4 Wastewater Treatment and Disposal

Wastewater
treatment and disposal will be addressed with an on-site community sewerage system

(under the Health Act) based on providing individual service connections to all lots, and construction

of

gravity flow pipe network, manholes and appurtenances in accordance with SCRD Bylaw 320,

Subdivision Servicing Bylaw (SCRD 2007) and the Sewerage System Regulation, underthe Public

Health Act (BC Reg. 326/2004). Due to tile field area requirements for Type 1: Treatment by a septic

tank

and dispersal field only, we plan on utilising Type 3: Treatment for wastewater treatment and

disposal that produces an effluent consistently containing less than 10 mg/L of total suspended

solids and having:

• A five-day biochemical oxygen demand of less than 10 mg/L; and,
• A median fecal coliform density of less than 400 Colony Forming Units per 100 mL.

We will consult with Vancouver Coastal Health Authority and seek out Professional Engineering

services to design and build a wastewater treatment and disposal system that complies with the
Sewerage System Regulation and SCRD’s servicing bylaws.

3.5.5 Stormwater Management and Site Drainage

Site drainage will consist of open swales and roadway stormwater collection (as needed), to comply
with the SCRD Subdivision Servicing Bylaw 320 (SCRD 2007) and Development Permit Area 5. A

Stormwater
Management Plan will be completed at the subdivision detailed design phase. At this

rezoning stage, it is anticipated that the subsurface materials are suitable for stormwater exfiltration.

3.5.6 Solid Waste Collection

The property falls within the SCRD’s residential solid waste collection area. As such, residential waste

will be collected weekly on North Road in accordance with SCRD Bylaw 431, Waste Collection Bylaw
431 (SCRD n.d.)

3.5.7 Other Utilities

The

additional lots will be connected to existing underground power, gas, and cable services in the

area. All infrastructure utilities will be supplied and constructed in accordance with SCRD Subdivision

Servicing Bylaw 320 (SCRD 2007).
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3.6 EnvironmentaL Considerations

3.6.1 Energy and Emissions

We are committed to supporting the SCRD’s goal of reducing greenhouse gas (GHG) emissions. We
intend to provide leadership in this area by supporting policies and goals of the SCRD Community
Energy and Emissions Plan (CEEP) (SCRD 2010), which emphasizes reducing dependence on single-
occupancy vehicles, energy-efficient building design, waste reduction, on-site renewable energy
production and fostering a culture of conservation and environmental preservation.

3.6.1.1 Vehicle Use and Active Transportation

Energy and emissions inventories have repeatedly identified transportation as a significant (over
50%) contributor to GHG emissions on the Sunshine Coast, which is mostly attributed to the
prevalence of personal, single-occupancy vehicles (M. Wilson and J Stroman, 2013). Our property
is conveniently situated to take advantage of several alternative modes of transportation that can
help reduce personal vehicle usage. It is serviced directly by a bus route along North Road that
connects to Upper Gibsons and indirectly by a route along Marine Drive into Lower Gibsons. The
West Howe Sound OCP describes an objective to increase bus service along North Road (SCRD
2011a), which, if implemented, would improve transit service to the property. The property is also
located within walking distance of the Langdale ferry terminal, which enables travel to the mainland
without a vehicle. Nearby recreational cycling and walking areas, including SprocKids Bike Park
and Soames Park, promote healthy activity with minimal vehicle requirement. There is also a
reasonable connection between the property and commercial areas of Upper Gibsons via current
cycling infrastructure and planned improvements along the industrial portion of North Road that are
described in the West Howe Sound OCP (SCRD 2011a).

To further support a reduction in vehicle usage, our proposal for clustered area development with a
shared roadway and parking areas will provide reduced parking space and thereby promote efficient
vehicle usage and resource sharing. While we expect there to be some ongoing reliance on personal
vehicles in the long-term, we woLild consider including infrastructure for electric vehicle charging
on the property, recognizing the growth in this area in the coming years and shift from fossil-fuel-
burn ing vehicles.

3.6.1.2 Land Use and Neighbourhood Design

Energy efficient land use practices are another important means of minimizing emissions for
residential developments such as ours. The clustered area development housing format (see Section
3.3, Neighbourhood Impacts) will:

• Allow preservation of existing green space;
• Reduce infrastructure requirements (e.g., roadways, individual septic fields);
• Promote sharing resources and amenities; and,
• Enhance social interaction.

FLirther, our proposed development could provide flexibility for potential multi-use space such as
home-based business that could reduce travel requirements for occupants.
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3.6.1.3 Building Design

We recognize that residential buildings are major contributors to overall GHG emissions and that

I small-footprint and energy-efficient structures are an important component of achieving GHG
emissions targets for new construction. Thus, in addition to developing in accordance with the form
and character guidelines described in Section 3.3.1, we will endeavour to build energy-efficient

I structures that are well insulated and air-sealed and that incorporate energy-efficient appliances
and utilities (Figure 8). Other elements to support green building design will be considered where
feasible, including the use of sustainable and low-impact building materials and finishes and

I consideration for passive heating and cooling elements in the structure design (e.g., orientation
relative to the sun). We intend for new construction to use locally-sourced materials and labour

I
where possible to support local businesses. We also embrace the opportunity for local, small-scale
renewable energy production on the property to supplement our home energy needs and provide
some energy security in the long term. In particular, we recognize the potential of solar energy
through small-scale installation of photovoltaic cells or solar water heating systems.

A house that uses energy more efficiently is a happy home.

What makes a home energy-efficient?

I

Air-sealing
(e.g. around windows, doors,

electrical outlets, vents)

High-performing or
ENERGY STAR equipment
(e.g. furnace, AC, water
heater)

LED or ENERGY STAR
lighting

ENERGY STAR appliances
(e.g. fridge, clothes washer
and dryer)

Better insulation
(e.g. walls, attic, basement)

Airtight construction
High-performing or ENERGY
STAR windows

Learn how to make homes more energy efficient, more valuable, and more comfortable at nrcan.gc.ca/homes

Figure 8. Considerations for energy-efficient building (Natural Resources Canada, 2018).
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3.6.1.4 So Lid Waste Reduction

Solid waste is another important contributor to GHG emissions and we support the SCRD’s goal to
transition to zero waste, We have demonstrated our commitment to reducing landfill waste through
our renovation of the existing structure and property in 2018: to the extent that was reasonable, we
separated the waste generated from our demolition and clean-up work into streams for appropriate
disposal and potential recycle (e.g. scrap metal, clean wood, paper products, hazardous materials,
construction waste, material donations); and we incorporated reused and second-hand materials
and fixtures throughout the project. The values that guided our use of recycled and reused materials
in that project will continue to guide our design of any new builds on the property.

3.6.2 Water Conservation

We recognize the importance of the community water supply and the increasing pressure that it
has faced in recent years due to extended droughts. Water conservation is a critical component of
long-term sustainability in the face of climate change. Thus, we will endeavour to minimize water
consumption (e.g. through low-flow fixtures, xeriscaping) and reduce reliance on municipal water
supply through rainwater harvesting and grey water reuse, where feasible. We support the water
stewardship and conservation policies laid out in the We Envision Regional Sustainability Plan (SCRD
2012).

3.7 Affordable Housing

Affordable housing is a priority across the province and especiallywithin the SCRD. A 2014 study
found that home ownership is generally unaffordable for families earning a median income and
about one third of renters are in core housing need (M. Thomson, 2014). To address this issue within
the SCRD, the West Howe Sound Official Community Plan was recently amended through Bylaw No.
640.2 with the addition of the following clause:

7.3 .2.1/ - A contribution to affordable or special needs housing must be made in the
farm of housing unit, land, money or other types ofprovision and registered with a
housing agreement/n accordance with the Local Gave rnmen tAct and approved by
the Regional District Board.

Our group has explored various options through which we might reasonably contribute to affordable
housing initiatives on the Sunshine Coast and satisfy Bylaw No. 640.2 as part of this development.
We acknowledge the importance of supporting the Sunshine Coast community while also balancing
our personal financial commitments. We met with the SCRD, Habitat for Humanity (HFH) and the
Sunshine CoastAffordable Housing Society (SCAHS) to better understand the issues and to discuss
potential opportunities for contribution and collaboration through this project.
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Through these discussions, we learned that the lack of available deve[opment land is one of

the key barriers to increasing affordable housing stock in the area. Given the limited scale of‘ our development and available capital, we feel that donation of a bare lot aligns with our own

affordability goals while providing a tangible contribution to a long-term solution. We understand

that donation of a bare lot of a size that fits within our proposed site layout (approximately 0.12

acres)

aligns well with HFH’s development model. This provides HFH the autonomy of ownership

and flexibility in development that would secure the provision of permanent, long-term affordable

housing units. Thus, we propose to satisfy the affordable housing clause in Bylaw No. 640.2 through

donation of a bare lot to HFH.

Through the process of planning for development of this lot, we would encourage HFH to consider

the following recommendations from the OCP:

Affordable or higher-density housing shall be developed in a way that integrates
with rural communities and strengthens community identity and character. This can

be achieved by creating developments that are complementary to the scale, layout,
architectural design, landscaping and view oIneighbouring properties and the
surrounding natural environment.

We look forward to the opportunity to work with the SCRD and HFH to support affordable housing

initiatives on the Sunshine Coast through this project and we welcome further discussion about our

proposed contribution.

3.8 Ownership Model

We have investigated several potential ownership models and believe that a bare-land strata gives
our group the most effective framework to manage group assets such as common property and

amenities, while balancing individual ownership of lots. A bare-land strata structure is the same as
other cohousing developments in the area such as Roberts Creek Cohousing. We will organize our

strata in accordance with the BC Strata Property Act - Bare Land Strata Regulations (B.C. Reg. 75/78).
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4.0 ConcLusion

This Written Summary Report provides a detailed overview of the proposed subdivision
development at 1457 North Road in the West Howe Sound Neighbourhood of the SCRD.

We are requesting an amendment to the Official Community Plan Bylaw 640, West Howe
Sound, Section 3.4 Gateway - Neighbourhood Land Use. Specifically, we are requesting that
Comprehensive Development Cluster Housing Area be added as a new land use zone within the
Gateway neighbourhood, and that the property at 1457’ North Road be included in this zone on
Map 1. Further, we request that the subdivision district be amended from E2 to CD1.

We believe that 1457 North Road is a particularly good candidate property for clustered housing
subdivision for the following reasons:

• It is well sized to accommodate individual lots while maintaining undeveloped green space
and visual buffers.

• It is accessible by public transit and is well situated near the ferry terminal and the Town of
Gibsons.

• It is located within walking distance of existing parks.
• Soil conditions on the property are not appropriate for farming, making it unique in this

neighbourhood.
• Development trends in the area include densification (two lots away from Residential zoning

and a mobile home community across the street).
• The project has been received positively by our neighbours.
• The topography and geometry of the property are well-suited to increased density.
• The developmentwould be designed and built in-line with existing SCRD values and guide

lines, including smaller homes, green building practices, and form and character that fit in
with the existing character of the area.

Most importantly, this project represents a real and immediate step towards addressing housing
affordability issues on the Sunshine Coast. We are presenting a model in which we intend to meet
our own housing needs while supporting the needs of the broader community through partnership
with Habitat for Humanity. If successful, this model is highly replicable by other groups wishing to
create housing for themselves that is economically, socially, and environmentally sustainable.

We are engineers, small business owners, carpenters, and geoscientists. We are cyclists and artists
and makers and adventurers. We are engaged citizens, collaborators, and doers.

VVe want to make the Sunshine Coast our home.
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REFERRAL 
Sent:  February 13, 2020 Respond By: No response required 

Referral To: 
☐ shíshálh Nation ☐ Min. of Transportation and Infra. ☐ District of Sechelt

☐ Skwxwú7mesh Nation ☐ Agricultural Land Commission ☐ Town of Gibsons

☐ SCRD Building Services ☐ Min. of Forests, Lands and Nat. ☐ Islands Trust

☐ SCRD Infrastructure Services ☐ School District #46 ☐ Vancouver Coastal Health

☐ SCRD Corporate Services ☐ Dept. of Fisheries and Oceans ☒ Advisory Planning Commission

☒ Natural Resources Advisory ☒ Agricultural Area Committee ☐ Other:

Type of Referral: Notice of BCTS Operations Plan 

Electoral Area: All areas 

Summary of Referral: 

The purpose of this memo is to notify Advisory Committees that SCRD is in receipt of BC Timber Sales 
2020-2024 Operations Plan.  

Staff analysis of the Operations Plan is underway and report is planned for upcoming advisory committee 
referral. In advance of the staff report, committee members are encouraged to review the referral maps 
and the data table to inform advisory committee discussion and recommendations. The referral package is 
provided on FLNRORD’s website:   

https://www2.gov.bc.ca/gov/content/industry/forestry/bc-timber-sales/fsp/sunshine-coast 

The following map sheets pertain to SCRD areas:  
• Brittain East
• Brittain West
• Granville
• Lois North
• Mc Nab Potlatch
• McNair Rainy
• Mount Elphinstone
• Mount Pearkes
• North Lake
• Sechelt North
• Sechelt South

Julie Clark, Planner 
Planning and Development Division 
Sunshine Coast Regional District 

Phone: (604) 885-6804 (Ext. 6475) 
Email: Julie.clark@scrd.ca 

Attachments Enclosed: 

Report:  
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British Columbia News

New residential options proposed for agricultural land
https://news.gov.bc.ca/21448
Monday, January 27, 2020 2:25 PM

Victoria - The Province is proposing more residential flexibility for people living in the
Agricultural Land Reserve (ALR) as outlined in a new policy intentions paper released

Jan. 27, 2020, by the Ministry of Agriculture.

In order to support farmers and non-farmers living in the ALR, government is considering
regulatory changes to enable landowners to have both a principal residence and a small secondary
residence on their property, provided they have approval from their local government. ALR
property owners would not be required to apply to the Agricultural Land Commission (ALC) for
approval.

“We are continuing to do the work necessary to help farmers farm and protect farmland for future
generations,” said Lana Popham, Minister of Agriculture. “The ALR is B.C.’s best food-producing
land, and is just 5% of our province’s land base — it’s so important for food security. The proposed
changes, if implemented, would provide additional residential flexibility in the ALR. Publicly
sharing this proposed policy direction now gives those interested an opportunity to review and
comment, leading to better outcomes. We recognize that rules by the previous government do not
reflect the needs of British Columbians and as a result, we are proposing to allow more flexibility
for small secondary residences. Under the proposal, a small secondary residence would be
available for farm-workers, family members or anyone else, provided there is local government
approval”

The new ALR residential options and specific conditions with each option such as size, siting, and
quantity being considered by government include:

• garden suites, guest houses or carriage suites;
• accommodation above an existing building;
• manufactured homes; and
• permitting a principal residence to be constructed in addition to a manufactured home that

was formerly a principal residence.

The Province would not require the small secondary residence be a manufactured home only for
an immediate family member, as was the case in regulations under the previous government. The
new residential options do not include reconsideration of the maximum size of a principal
residence. The ALC will remain the decision maker for additional residences for farm use in the
ALR. Any new permitted secondary residences should be registered with the ALC for long-term
land-use planning purposes.

The policy intentions paper resulted from collaborative work with the Union of B.C.
Municipalities, the ALC and the BC Agriculture Council, and responds to feedback the ministry
heard during recent public consultations. The policy direction is also guided by the results of the
Minister of Agriculture’s Advisory Committee on ALR Revitalization. People are asked to provide
their feedback by April 17, 2020, on the residential options via email:
ALRALCRevitalization(dgov.hcca

https://news.gov.bc.ca/releases/2020AGR10003-000 139 2/12/202070
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While the ministry finalizes its policy direction, the grandfathering period for manufactured homes
in the ALR for immediate family members has been extended to Dec. 31, 2020. This means people
wishing to place manufactured homes on their ALR property will be required to get the necessary
permits and authorizations from their local governments, but do not have to apply to the ALC for
app’al.

Quotes:

Jill Azanza of K & M Farms in Abbotsford —

“Farmers need farmland to farm. Farmers that are growing and looking to the future support
measures like these. This change will help young and new farmers get established on the land, and
help retiring farmers stay on the farm.”

Maja Tait, president, Union of B.C. Municipalities —

“Local governments support greater flexibility for residential arrangements that support farming
on ALR land. I appreciate the work the Ministry of Agriculture has undertaken on this issue in
consultation with local government and others. This next phase will provide an opportunity to
refine the concepts developed, and I encourage local governments to provide input to the
ministry’s process.”

Fred Haynes, mayor, District of Saanich —

“This proposed change would benefit Saanich residents who live or farm in the ALR because it
creates more options for residences, while maintaining strong protections for farmland.”

Jennifer Dyson, chair, Agricultural Land Commission —

“This approach by the Province helps the ALC be less reactive and more focused on proactively
seeking opportunities to improve agricultural land utilization, encourage farming and address
emerging and strategic issues.”

Quick Facts:

• During the 2019 public engagement, 613 British Columbians registered to participate in the
eight in-person sessions.

• The ministry received 1,580 online survey submissions, 87 personal submissions and 19
formal submissions from associations, farmers’ institutes and local governments.

• Farmers have always had the option to build additional residences in the ALR (two, three or
more), provided they are needed for farming and have approval from the local government
and the ALC.

• The primary use of ALR land is agriculture, therefore additional residences must minimize
disturbance to farm land.

Learn More:

Read the Ministry of Agriculture Policy Intentions Paper: Residential Flexibility in the ALR:
https://www2,gov.bc.ca/assets/gov/farrning-natural-resources-and-industry/agriculture-and-
seafood/agricultural-land-and-environment/agriculture-land

https ://news.gov.bc.ca/releases/2020AGR10003-000 139 ‘ 2/12/202071
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Read the What We Heard report from the 2019 public engagement:
https://engage.gov.bc.ca!zovtogetherbc/irnpact/supporting-h-c-farrners-resu1ts/

Media Contacts

Dave Townsend
Senior Public Affairs Officer
Ministry of Agriculture
250 356-7098
250 889-5945 (cell)

https ://news.gov.bc.ca/releases/2020AGR10003-000 139 2/12/202072
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