
SUNSHINE COAST REGIONAL DISTRICT 
 

 WEST HOWE SOUND (AREA F)   
ADVISORY PLANNING COMMISSION MEETING AGENDA 

Tuesday, November 22, 2022 at 7:00 p.m. 
 

Meeting will be Held Online via ZOOM 
 
 

CALL TO ORDER 

AGENDA 
 
1.  Adoption of the Agenda 

DELEGATIONS 

MINUTES 
 
2.  West Howe Sound (Area F) APC Minutes of June 28/July 5, 2022  Pages 1 - 5 
 July 26, September 27, October 25, 2022 Meetings Cancelled  
 
3.  Egmont/Pender Harbour (Area A) APC Minutes of June 29, 2022 (under review) 
 July 27, September 28, October 26, November 30,2022 Meetings Cancelled  
  
4.  Halfmoon Bay (Area B) APC Minutes of June 28, 2022  pp 6 -7 
 July 26, September 27, October 25, November 22, 2022 Meetings Cancelled 
     
5.  Roberts Creek (Area D) APC Minutes of June 20 2022  pp 8 - 9 
 July 18, September 19, October 17, November 21, 2022 Meetings Cancelled 
 
6.  Elphinstone (Area E) APC Minutes of June 22, 2022 pp 10 - 12 
 July 28, September 28, October 26, November 23, 2022 Meetings Cancelled  
   
BUSINESS ARISING FROM MINUTES AND UNFINISHED BUSINESS  

REPORTS 
 
7. Zoning Amendment Bylaw No. 722.4 for 1747 Storvold Road pp 13 - 38  
  
NEW BUSINESS 
 

DIRECTORS REPORT  

NEXT MEETING 

ADJOURNMENT 



SUNSHINE COAST REGIONAL DISTRICT 

AREA F – WEST HOWE SOUND 
ADVISORY PLANNING COMMISSION 

June 28, 2022 

RECOMMENDATIONS FROM THE WEST HOWE SOUND (AREA F) ADVISORY PLANNING 
COMMISSION MEETING HELD ELECTRONICALLY VIA ZOOM 

PRESENT: Chair Susan Fitchell 

Members Kate-Louise Stamford 
Sarah Macdonald 
Alicia Lavalle (part) 
Fred Gazeley(part) 

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

Jonathan Jackson Manager, Planning & Development 
Recording Secretary Diane Corbett 

REGRETS: Member Doug MacLennan 

CALL TO ORDER  7:03 p.m. 

AGENDA   The agenda was adopted as presented.  

MINUTES 

West Howe Sound (Area F) Minutes  

The West Howe Sound (Area F) APC minutes of January 25, 2022 were approved as circulated. 

Minutes  

The following minutes were received for information: 

• Halfmoon Bay (Area B) APC Minutes of January 25, February 22 & March 22, 2022

• Roberts Creek (Area D) APC Minutes of February 28, 2022

• Elphinstone (Area E) APC Minutes of January 26, 2022

There was discussion about the new committee format at the SCRD and inquiry about each 
committee’s terms of reference. Members noted their appreciation in previously receiving the 
Planning and Development Committee minutes within the APC agendas, with the opportunity to 
learn about what is happening in other electoral areas and about the follow-up by the Board on 
APC recommendations. It was noted that, unless regional in nature, many planning and 
development items would be assigned to the new Electoral Area Services Committee. 

1



West Howe Sound (Area F) Advisory Planning Commission Minutes of June 28, 2022 Page 2 

 
REPORTS 

Proposed New Zoning Bylaw No. 722  

Manager of Planning and Development presented an overview of proposed Zoning Bylaw No. 
722.  
 

• Proposed Bylaw 722 seeks to implement interim changes that serve as a stepping stone 
to future comprehensive policy work and that bring the zoning bylaw to a more modern 
standard. The proposed bylaw is at first reading; there have been two public information 
meetings. The proposed bylaw has now been referred for comment. 

• Proposed Bylaw No. 722 seeks to achieve the following:  
o Incremental increases to housing options, under existing OCPs 
o Begin to address building climate resilience 
o Provide clarifications and user-friendly changes (including format of bylaw) 
o Respond to changing needs of residential agriculture and home-based 

businesses. 

• What is not changing in the proposed zoning bylaw: 

• land use designations 

• zone boundaries 

• subdivision districts and boundaries 

• general land use density framework 

• site specific zoning. 

• The proposed bylaw includes more housing options, less design barriers, work from 
home, support for energy efficiency, adaptation to climate change, clarity on cannabis 
production retail. There has been an effort to align policies with provincial and federal 
legislation.  

• Proposed housing options and design: allow for a secondary suite (up to 55 sq m/592 sq 
ft) auxiliary to a single dwelling unit; increased maximum floor area for auxiliary dwelling 
from 55 sq m to 90 sq m (969 sq ft), carriage house allowed; and remove the 6-metre 
(19.7 ft) minimum building width requirement for dwellings. 

• Housing Options: The intent of increasing the size of the auxiliary dwelling is to create 
housing/rental options that could house families. Secondary suites would be allowed in 
any single unit dwelling. The bylaw would allow a secondary suite and a short-term 
rental in your home.  

• Home Based Business: reflect current home working trend; support economic vitality 
and diversity; is permitted in most zones subject to conditions to prevent nuisance and 
neighbourhood conflicts. 

• Residential agriculture: growing trend on the coast; support agriculture and supplement 
local food production; agricultural product sale permitted as auxiliary use; backyard bees 
and chickens permitted subject to conditions. 

• Energy Efficiency and climate change adaptability: floor area limit excludes exterior 
walls, to support energy efficient buildings; height exceptions applied to green roofs, 
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solar collectors and wind turbines; waterfront setbacks of 15 m consistently applied 
throughout the zoning bylaw area, to enhance flood protection. 

• Cannabis production and retail: land use distinction between medical and non-medical 
cannabis production removed; permit cannabis retail in commercial zones only 

• Next steps: second reading (the target for second reading is Electoral Area Services 
Committee on July 21); public hearing; third reading; adoption; continue work towards 
future zoning bylaw and planning policies. 

Comments from APC discussion included: 

• All three of those (measures regarding housing options) will be helpful; people can buy 
property together (parents and kids) with the increased size of an auxiliary dwelling. 

• How will future OCP policy updates utilize/apply Bylaw No. 722? 

• Heartened to see move to 15 metre setback. It is important to have that standard. 

• Is there anyone who is contemplating that there be a consistent strategy for the various 
OCPs to address those issues like housing options in a more fundamental way? How do 
we as the coast as a whole get to the point of addressing those issues that are more 
broad and at a deeper level? 

Director Hiltz offered comment on the current planning process. 

Upon discussion, it became apparent that a number of APC members needed more time to 
become more familiar with proposed Bylaw No. 722 in order to provide comment that was 
robust or substantive.  

It was determined that the Area F APC would meet again via Zoom to discuss the bylaw in one 
week. 

It was noted people could comment as individuals on the “Let’s Talk” website 
(https://letstalk.scrd.ca/bylaw-722). 

Recommendation No. 1 Proposed Zoning Bylaw No. 722 
 
The Area F APC recommended support of the intention of Proposed Bylaw No. 722 as stated in 
the overview, and that we need further time to really study the details of the proposed bylaw to 
make any specific recommendations. 

DIRECTOR’S REPORT 

The Director’s report was received. 

The meeting was recessed at 9:23 pm and reconvened on July 5, 2022 at 7:00 pm. 

The APC continued discussion on the proposed new Zoning Bylaw No. 722  

Upon further review of Proposed Zoning Bylaw No. 722, West Howe Sound APC members 
shared perspectives on the document. 
 
Points from discussion included: 
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• Am comfortable with our general statement that we support the intention of Proposed 
Zoning Bylaw No. 722.  

• In the “Let’s Talk” website, there are a lot of issues around chickens. There needs to be 
further clarification around poultry raising, such as the difference between hens and 
broilers, and information around slaughtering if you have chickens on your property. 

• Suggest that issues around chickens and poultry may get sorted through second 
reading. 

• At the very outset of the bylaw, in the Interpretation section, there is reference to the 
defined terms being in italics, but then no reference to where the definitions are located. 
There should be directions on where you can find the definitions. 

• Some definitions of dwelling units are problematic in some respects; e.g., “auxiliary 
dwellings” indicates size restrictions in the definition and in the bylaw. There is room to 
improve the language so it is clearer for the use and the definitions. Definitions, 
particularly as they relate to things such as dwelling units, etc., should be revisited in 
relation to the specific provisions in the bylaw that are referenced, so that there is not a 
duplication of prohibitions and language. 

• Definition of “seasonal use” refers to it being six months. Is that consecutive or is it total 
months? 

• The defined terms are italicized. When I read through the definitions, the defined terms 
are sometimes in italic and sometimes not; needs consistency. 

• Climate resiliency – Did not see a lot that really expanded the opportunities. On page 23 
of the bylaw regarding construction levels, the wording was around .6m above the 
provincial standard; a measurement may not be appropriate five years from now. Would 
like to see it more tightly tied to provincial best practices, flood standards, flood 
construction levels. Needs to be more “tight”. 

• Climate resiliency – There was not a lot of detail regarding using gray water and storm 
water supply. Maybe have ability to have tanks within setbacks to have fire protection, 
or, especially in more rural zones, opportunities to bolster our ability to respond to fire 
using gray water or storm water. Look at more detail around supporting that kind of 
climate resiliency. 

• Housing: restrictions on shipping containers, page 23. Shipping containers would be 
another opportunity for housing types, with the right regulations. Same with tiny homes. 
How do tiny homes fit into the definition of mobile homes? 

• What is the build-out of the proposed bylaw for Area F in the different zones? It is stated 
the bylaw would not change density. Getting a sense of potential density with the 
proposed bylaw may be useful to determine if this is a good direction. Not sure how 722 
fits into OCPs. Would the zoning bylaw be impacted by a Regional Growth Strategy? 
Look at this in more of a big picture way. 

• Would question the total prohibition of the shipping container model for auxiliary building. 
Fire resistance is an excellent characteristic of shipping containers. This structure is 
used as a fence, for storage at some properties on the highway, and would be extremely 
efficient as a deterrent to highway noise. 

• In correlating Bylaw Nos. 310 and 722, it appears the number of zones and subdivision 
districts has changed. In 310, it appears there are 15 rural zones and 11 subdivision 
districts; in 722, there are 11 rural zones and 16 subdivision districts. 

• If Bylaw No. 722 is adopted, concern about the development of updated OCPs, and 
coordinating with regional development plans. Those Big Pictures will have significant 
impact on this zoning bylaw. Concern: if we proceed with the bylaw, those bigger 
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pictures get pushed further into the future. If 310 were to stay as is, and the OCP 
coordination of development plans were pushed to the forefront, it would be a more 
efficient use of everyone’s time. Would be forced to look at the region as a whole. There 
has to be a vision of the coast as a whole. It is the sort of thing that is easy to allow to 
percolate as an idea in the background through successive elected officials. 

• Important that this goes through. Even to get the base similarity implemented. There are 
some good ideas here. It gets the regions in a similar space, a baseline for OCP 
development. 

• Concern about the impacts of bees on the neighbourhood if allowed on a fourth of an 
acre. Retain current lot size restrictions for beekeeping allowed in Bylaw 310. There is a 
definite impact on neighbouring parcels; the proposed size restrictions seem to be not 
adequate. 

• Imported honeybees have impact on native bees. Would support not allowing them on 
smaller lots for reasons you’ve described. 

• “Single-unit dwelling” – Members perceived that “single-detached dwelling” would be 
more understandable or less confusing; 

• “Two-unit dwelling” – Members found this term was confusing. 

• What would build-out look like if every single detached dwelling had a secondary suite? 

• What would be the impact of individual dwellings? What about parking, roads, schools, 
etc.? What would our communities look like with this flexibility? 

 
Recommendation No. 2 Area F APC Feedback on Proposed Zoning Bylaw No. 722 

That the Area F APC continues to support the intention of the Proposed Zoning Bylaw No. 722 
as stated in the Overview and, upon further review, recommend: 

• That the location of the Definitions be included in the Interpretation section at the outset 
of the bylaw;  

• To review the substantive provisions of the bylaw and referenced definitions for clarity;  

• To clarify regarding the keeping of chickens, and to clarify “hens” and “broilers” and if 
there are different impacts between the two, and to clarify regulations around 
slaughtering poultry; 

• To reconsider the keeping of bees lot size restriction, as there is a significant impact by 
bees to neighbouring parcels and to native flora and fauna, including native bees; 

• To scrap the current word “single-unit dwelling” and replace it with “single-detached 
dwelling”. 

Recommendation No. 3 Electoral Area Services Committee Minutes 

The Area F APC recommended that a link be provided in regular APC packages to the latest 
Electoral Area Services Committee minutes. 

NEXT MEETING Tuesday, July 26, 2022 

ADJOURNMENT 8:10 p.m. 
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SUNSHINE COAST REGIONAL DISTRICT  
 

HALFMOON BAY (AREA B) ADVISORY PLANNING COMMISSION 
 

June 28, 2022 
  

RECOMMENDATIONS FROM THE HALFMOON BAY (AREA B) ADVISORY PLANNING 
COMMISSION MEETING HELD ELECTRONICALLY.  
 
PRESENT: Vice Chair Barbara Bolding (Acting Chair) 
   
 Members Nicole Huska 
  Alda Grames 
  Catherine Ondzik  
   
ALSO PRESENT: Electoral Area D Director Lori Pratt 
  (Non-Voting Board Liaison) 
 Recording Secretary Sandy Goldsmith 
 SCRD Yuli Siao (Senior Planner) 
 Guests Meaghan Hennessy 
  Christopher Richmond 
   
REGRETS: Members Kelsey Oxley 
  Eleanor Lenz 
  
 
CALL TO ORDER  7:00 p.m. 

AGENDA   The agenda was adopted as presented. 

MINUTES  

Area B Minutes 

The Area B APC minutes of March 22, 2022 were adopted as presented. 

REPORTS 

Proposed new Zoning Bylaw No. 722 

SCRD Senior Planner was present to address any questions/concerns regarding the 1st reading 
draft of Bylaw No 722. 

The APC presented questions/concerns regarding the new bylaw, and these were addressed 
and discussed: 

• the possibility of reducing parcel size of land for growing cannabis to allow for micro 
cultivators 

• closer monitoring and enforcement of bylaws regarding B&Bs. 
• more affordable housing available to address employment issues on the Coast 
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The Senior Planner confirmed that the APC’s feedback will be presented to the Electoral Area 
Services Committee. 
 
UNFINISHED BUSINESS 
 
The APC requests that the SCRD provide a copy of the RAR report and the Development 
Permit records for the Wood Bay Ridge Rd. subdivision and well as for other subdivision 
applications in the future. 

 
DIRECTOR’S REPORT 

The Director’s report was received.   

NEXT MEETING July 26, 2022 

ADJOURNMENT  8:40 p.m. 

 

 

7



 

SUNSHINE COAST REGIONAL DISTRICT 
 

ROBERTS CREEK (AREA D)  
ADVISORY PLANNING COMMISSION  

 
June 20, 2022 

 
 
RECOMMENDATIONS FROM THE ROBERTS CREEK (AREA D) ADVISORY PLANNING 
COMMISSION MEETING HELD ELECTRONICALLY  
 

PRESENT: Chair Mike Allegretti  
  
 Members Gerald Rainville   
  Eric Ansley 
    
ALSO PRESENT: Electoral Area D Director Andreas Tize  
   (Non-Voting Board Liaison)  
 Recording Secretary   Diedra Goodwin  
  
REGRETS/ABSENT:  Meghan Hennessy 
  Nicola Kozakiewicz 
  Chris Richmond 
  Alan Comfort 
    
 
CALL TO ORDER  7:03 p.m. 
 
AGENDA The agenda was adopted as presented. 
 
MINUTES 
 
The Roberts Creek (Area D) APC Minutes of February 23, 2022 were approved as circulated.  
 
The following minutes were received for information: 

   
• Halfmoon Bay (Area B) APC Minutes of February 22 & March 22, 2022 

 
REPORTS  
  
Proposed new Zoning Bylaw No. 722 
 
Key Points of Discussion: 
 

• It is quite difficult to analyze changes in proposed Bylaw 772 without a side by side 
comparison with Bylaw 310 on a computer screen. 

• It was not obvious which changes were organizational in the new Bylaw and which were 
substantive. 
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• Regarding setbacks from roads: Greenhouses are difficult to site for sun exposure and 
requiring more distance from property lines may make them impossible to have. 

• Why not a sliding scale instead of discrete rules? An example found in Section 4.3, 
Subdivision Requirements, one measure for parcels between 2000 and 3500 square 
metres, and a different requirement for parcels over 3500 square metre. 

• Intentions to increase density in the new Bylaw requires more predictive analysis. By 
how much would density increase? Will the changes accommodate more housing?  

• There is no reference to vacation homes. They create dark neighborhood’s prone to 
increased crime, don’t provide the same support to the local economy, and put more 
pressure on transportation to and from the Sunshine Coast. Can that issue be 
addressed in the new Bylaw? Or would it not be possible because jurisdiction and of 
property tax benefit to the Province. 

• Replace method of limiting the footprint of a home-based business from “20% of the size 
of the house”. A thousand square foot studio or workshop would require a 5000 square 
foot house. Many home occupations require a large space. A home office has vastly 
different requirements from a cabinet shop or a pottery. Parcel coverage is a better 
metric to use. A Grandfathered-in industrial shop would not be protected if destroyed by 
natural disaster. It could not be rebuilt to the required size. 

• The maximum number of permanently parked vehicles on the property should be 
considered. 

• With bigger setbacks, the tendency will be to put the parking and vehicle noise on the 
property line. Rules that put parking at lot lines will create more noise and fumes for 
neighbours. 

• What is a care centre? You are allowed a ‘second dwelling’, or care centre. Page 123 
defines care facility but not care centre. 

• A glossary is required to define terms. 
• How will a provincially granted ‘agriculture status’ on the land title relate to the new 

Bylaw? 
 
The Director pointed out that any suggestions received before 3rd reading is part of the 
adoption process, so having a better way to compare documents or getting more clarity on 
some issues should not be a problem in order to make subsequent recommendations. 
 
The Area D APC will respond after we have a detailed comparative analysis of the material 
differences between Bylaw 310 and Bylaw 722. 
 
DIRECTORS REPORT  
 
The Director’s Report was received. 
  
NEXT MEETING July 18, 2022 
  
ADJOURNMENT  7:50 p.m.  

9



SUNSHINE COAST REGIONAL DISTRICT 
 

AREA E – ELPHINSTONE 
ADVISORY PLANNING COMMISSION 

 
June 22, 2022 

  
 
RECOMMENDATIONS FROM THE AREA E ADVISORY PLANNING COMMISSION MEETING 
HELD ELECTRONICALLY  
  
 
PRESENT: Chair Mary Degan 
    
 Members Rod Moorcroft  
  Nara Brenchley 
  Rick Horsley   
  Karen Mahoney 
 
ALSO PRESENT: Electoral Area E Director  Donna McMahon 
       (Non-Voting Board Liaison)   
 Alternate Area E Director Lucie McKiernan 
 Senior Planner Yuli Siao 
 Recording Secretary Diedra Goodwin 
 
REGRETS: Members Kasha Janota-Bzowska  
  
ABSENT: Members Urszula Dragowska  
  Bob Morris  
  Anne Cochran  
 
 

CALL TO ORDER  7:02 p.m. 

AGENDA   The agenda was adopted as presented.   

MINUTES 

Area E Minutes  

The Area E APC minutes of January 26, 2022 were approved as circulated. 

Minutes  

The following minutes were received for information: 

• Halfmoon Bay (Area B) APC Minutes of January 25, February 22 & March 22, 2022 
 

• West Howe Sound (Area F) APC Minutes of January 25, 2022 
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REPORTS 

Proposed new Zoning Bylaw No. 722. 

Yuli Siao, Senior Planner presented to the committee. 

Comments on the new Bylaw should be received by the end of June, 2022. 

Comments from APC Members: 

• What are the intentions regarding cannabis growing under the new Bylaw on ALR land? 
Food production will become more critical in our area. It will be good to save ALR land 
for food production in preference to cannabis. 

• What resources does the RD have to enforce the Bylaw? What will happen with 
properties that become non-conforming once the new Bylaw takes effect? 

• Will there be setbacks applied to growing cannabis near property lines in residential 
neighborhoods? Setbacks should be large enough to protect neighbours from the odor 
of cannabis cultivation. 

• Definitions of poultry, fowl, roosters, etc. could be clearer. 

• Would my birds, including ducks, chickens, one rooster, possibly turkey, on my R2 1/2 
acre lot property be grandfathered in under the new Bylaw? A rooster is essential to 
keep my birds reproducing on site. If roosters are prohibited bringing chickens from off 
coast will introduce diseases like avian flu. Muscovy ducks are quieter than chickens.  

• If noise is an issue regarding roosters, what about vehicle noise at 4 AM? 

• Rooster noise really bothers some people. 

• We must have roosters or we will not sustain egg production. We don’t produce enough 
of our food, so we must have measures that protect food production. 

• Electric fences have not been mentioned and these can be helpful for bee keeping and 
raising livestock.  

• Parking regulations should not lead to having everything paved. Could there be a 
provision to require a percentage of permeable surfaces, especially on smaller 
properties? 

• Can stormwater issues be addressed in the new Bylaw? 

• Can changes to secondary dwelling size allowances be considered in relation to 
maximum lot coverage. Could there be increased flexibility, e.g. two small houses, 
instead of a large main dwelling and smaller secondary? 

Recommendation No. 1 Proposed new Zoning Bylaw No. 722 
 
The Area E APC recommended that the comments provided with respect to Bylaw 722 be 
considered. 
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DIRECTOR’S REPORT 

The Director’s report was received. 

NEXT MEETING July 27, 2022 

ADJOURNMENT 8:40 p.m. 
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SUNSHINE COAST REGIONAL DISTRICT REFERRAL REPORT 

  TO: West Howe Sound APC – November 22, 2022 

AUTHOR: Nick Copes, Planner II 

SUBJECT: ZONING AMENDMENT BYLAW NO. 722.4 FOR 1747 STORVOLD ROAD 
 

RECOMMENDATIONS 

The West Howe Sound APC review this report and make a recommendation. 

 

BACKGROUND 

An application was received to amend Zoning Bylaw 722 to allow for assembly use and two 
auxiliary dwelling units with a maximum size of 75 m2 each, on the parcel located at 1747 
Storvold Road in West Howe Sound.  

A public information meeting was conducted by the applicant in coordination with the SCRD 
during April of 2022. The purpose of this referral is to provide information and analysis of the 
application and obtain comments from the APC prior to presenting the bylaw to the Board for 
consideration of first and second readings.  

Table 1 - Application Summary 

Owner / Applicant: Chad Hershler 

Legal Description: LOT F DISTRICT LOT 1398 PLAN 21599  

Electoral Area: F – West Howe Sound  

Parcel Area: Total: 1.94 HA 

OCP Land Use: Rural Residential B  

Zoning: RU1 (Rural Residential One)   

Subdivision District: G (minimum 1.75 HA)   

Application Intent: To allow for assembly use and two auxiliary dwelling units 

CURRENT CONDITIONS AND PROPOSED USES 

The subject property is within West Howe Sound and is located in close proximity to the 
Langdale Ferry Terminal. The property contains two single-unit dwellings and some auxiliary 
buildings. The proposed uses are consistent with the Official Community Plan (OCP) Rural 
Residential B land use designation and the OCP policies surrounding the creation of affordable 
housing; however, a zoning amendment is required as the proposed uses and residential 
density do not conform to the Rural Residential One (RU1) zoning. If approved, a development 
permit would be required for the placement of the two auxiliary dwelling units to address geo-
technical hazards in the area. The applicant has also proposed conditions of use to limit impacts 
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2022-Nov 22 APC referral-1747 Storvold Road.docx 

to neighbours, which would be included in the zoning amendment bylaw. A housing agreement 
to ensure the provision of affordable housing would also be considered. 

 

Figure 1 – Location Map 

 

Figure 2 – Draft site plan 
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DISCUSSION 

Planning Analysis 

West Howe Sound Official Community Plan 

The parcel is within the Rural Residential B land use designation (Figure 3). Parcels to the north 
have an Agricultural land use and are located within the Agricultural Land Reserve (ALR). 
Parcels to the south and east have the same land use designation. The parcel to the west has a 
Resource land use.  

Figure 3 –OCP Land Use, Zoning and Subdivision District Map 

 

The OCP establishes objectives for Rural Residential Land Use (Section 5.2): 

1. To provide for rural residential densities which reflect the terrain and servicing 
provisions. 

2. To provide for a variety of single-family housing types and parcel sizes. 
3. To ensure that parcel sizes and residential densities to be permitted are appropriate for 

the level of infrastructure services that can be provided. 
4. To minimize residential land use conflicts with agricultural and resource activities, as well 

as reduce vulnerability to natural hazards. 
5. To provide for home occupation employment opportunities compatible in scale and 

character with residential and rural settlement 
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The OCP policies for the Rural Residential B land use note that this designation applies to rural 
acreage parcels mostly located outside of service areas. These acreage parcels are conducive 
to a variety of rural uses including agriculture, home occupations, garden nurseries, low density 
campgrounds and keeping of livestock. Section 5.3 (2) states: 

spiritual and cultural retreats may be considered where properties are large enough to provide 
sufficient buffer to neighbouring parcels 

Furthermore, OCP Section 5.3 (2) notes the following regarding density: 

Existing properties without further subdivision potential that are1.5 hectares and greater in size 
shall be permitted to have two dwellings. 

The applicant’s proposal for assembly use is to provide spiritual and cultural gatherings and the 
applicant has proposed mitigation measures to reduce impacts to neighbouring properties. The 
parcel currently contains two single-unit dwellings and the applicant proposes to place two small 
auxiliary dwelling units on the parcel. These auxiliary dwelling units would help to meet the 
goals of affordable housing as noted in the OCP and described below. The applicant has also 
provided plans to ensure servicing on the parcel as well as a fire protection strategy.  

Affordable Housing 

Section 6.2 (1) of the OCP notes the following as an objective for providing affordable housing: 

Opportunities for affordable housing, rental housing, and special needs housing shall be made 
available in most parts of the plan area through zoning provisions permitting auxiliary dwellings 
and duplexes, subject to parcel size and other on-site and location requirements 

Furthermore, Section 6.3 (1) notes the following policy: 

Allow flexibility in zoning for auxiliary dwellings and duplexes, or suites within dwellings, where 
there is appropriate liquid waste disposal and the additional dwelling units on parcels are 
appropriate for the neighbourhood character. 

Section 7 of the OCP describes Densification Strategies to Support Affordable Housing. The 
applicant’s proposal to place two auxiliary dwelling units helps to achieve the following 
objectives noted in Section 7.2 of the OCP: 

• Increase the supply of housing units through infill development on existing eligible 
parcels. 

• Integrate housing development with the rural context. 
• Use housing agreements to secure affordable housing. 

While the OCP encourages infill and multi-unit development primarily in the settlement cluster 
area and other residential areas, it also notes that along with increased density, there should be 
appropriate service provision including solid waste collection, storm water management, 
sewage treatment facility, regional fire protection, traffic circulation, convenient access to major 
roads and community amenities and compatibility with the surrounding rural environment.  

When evaluating the applicant’s proposal, it is worth noting that it is a modest increase to 
density of a specific parcel. While the location is rural, the applicant has developed plans for 
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2022-Nov 22 APC referral-1747 Storvold Road.docx 

sewage treatment on site, fire protection and mitigation of neighbourhood impacts. The site is 
located close to the Port Mellon Highway and the Langdale Ferry Terminal.  

The applicant’s proposal should be considered on a site-specific basis. While the parcel may not 
be in a prime area for increased density, when looking at the proposal holistically, the provision 
of two affordable housing units and cultural and spiritual gatherings as part of Deer Crossing the 
Art Farm would provide a benefit to the local community while meeting many objectives of the 
OCP. Conditions of use would be used to mitigate negative impacts and a housing agreement 
can be used to secure the provision of the affordable housing units.  

Agriculture 

The applicant’s proposal to develop a Smart Farm helps to meet many agricultural goals within 
the SCRD. Some of the objectives for Agriculture as noted in Section 4.3 of the OCP are below: 

• To increase food production and food security within the OCP area. 
• To provide for agricultural activities, particularly small-scale sustainable market garden 

farming, including on-site sales. 
• To increase opportunities for local farmers to provide local sources of a range of 

agricultural products, including the opportunity to market locally-produced food products. 
• To support local production and processing of value added agricultural products. 

The applicant has noted that “The Smart Farm pilot is committed to subsidized access to 
agricultural land and affordable housing for farmers alongside education and engagement with 
the community”. The project supports goals from the SCRD’s Agricultural Area Plan and the 
SCRD’s 2012 We Envision Sustainability Plan. Further information can be found in the “Food 
Security” section of the applicant’s Rationale Letter (Appendix A).  

Zoning Bylaw No. 722 

The subject parcel is currently zoned RU1 (Rural Residential One) which allows for agriculture 
and a variety of related uses, such as garden nursery and keeping of animals. An auxiliary 
dwelling unit is permitted on lots over 3500 m2 and two single unit dwellings are permitted on 
lots over 8000 m2.  

The subject parcel is currently 1.94 ha with two single unit dwellings. The applicant plans to 
place two auxiliary dwelling units on the parcel, each limited to 75 m2. As there are two single 
unit dwellings on the parcel, auxiliary dwelling units are not permitted. A secondary suite up to 
55 m2 would be permitted in each single unit dwelling. Assembly use is not permitted.   

Staff propose to create a site specific comprehensive development zone for this parcel. Uses 
would be similar to those of the RU1 Zone, with additional provisions for two auxiliary dwelling 
units and assembly use. The applicant proposes the following conditions of use: 

• Maximum of 10 daytime gatherings per month. Gatherings limited to 40 attendees with 
hours between 9 am and 7 pm. 

• Maximum of 2 evening gatherings per month. Gatherings limited to 80 attendees and to 
be completed by 11 pm. 

• Maximum size of auxiliary dwelling units of 75 m2 each 
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Additionally, the applicant proposed a number of mitigation measures that can be found in the 
“Smart Farm Pilot Details” brochure attached as Appendix B. Staff will work with the applicant to 
ensure the conditions of use and mitigation measures are properly implemented through 
additions to zoning or covenants where appropriate. A housing agreement or covenant to 
ensure the provision of affordable housing would also be determined through consultation with 
the applicant.  

Agency Referrals 

The application has been referred to Sḵwx̱wú7mesh Nation, Ministry of Transportation and 
Infrastructure (MOTI), Vancouver Coastal Health (VCH), Agricultural Land Commission (ALC), 
Gibsons Fire Department, building department and infrastructure department.  

MOTI Preliminary approval granted for a period of one year. Applicant to ensure 
stormwater remains on the property. Applicant to demonstrate sufficient parking on 
the property. Provincial Public Highway Use Permit for commercial access required.  

VCH No comments received at time of report writing.  
Gibsons Fire 
Dpt. 

Not in fire service area; fire department cannot comment. Refer to BCBC and BCFC 
for fire regulations.  

Sḵwx̱wú7mesh 
Nation 

Application is being analyzed. 

Building No comments received at time of report writing. 
Infrastructure No comments. This property is outside SCRD water serviceable area without major 

capital infrastructure improvements. 
ALC The ALC’s interests are unaffected as the property does not lie within the ALR.  That 

said the subject property adjoins the ALR, however, the proposed expansion of uses 
will not likely have any negative effects on the adjoining ALR.  

Public Information Meeting 

A public information meeting (PIM) was conducted by the applicant in coordination with SCRD 
staff on April 21st, 2022. A summary of the PIM can be found in Appendix C. The applicant has 
developed a plan to mitigate concerns raised in the PIM, which can be found in Appendix B. 

Timeline for Next Steps 

Staff will continue to work with the applicant to create a bylaw and determine bylaw conditions. 
Comments received from the public information meeting and agency referral process will be 
incorporated into a staff report to the Electoral Area Services Committee (or Committee of the 
Whole) with recommendations for first and second readings of the bylaw. If the Board gives the 
bylaw first and second readings, a public hearing will be arranged. After the public hearing the 
Board can decide whether to proceed with third reading and adoption of the bylaw. While the 
proposal is consistent with the West Howe Sound Official Community Plan, which allows for 
consideration of the public hearing to be waived (Section 464(2) of the Local Government Act), 
staff will wait to make a recommendation based on feedback received.   

STRATEGIC PLAN AND RELATED POLICIES 

Consideration of this application supports the SCRD’s strategy for engagement and 
collaboration.  
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CONCLUSION 

The applicant’s proposal to allow for assembly use and two auxiliary dwelling units as part of a 
Smart Farm pilot project supports many of the goals and regulations in the West Howe Sound 
OCP to provide for cultural and spiritual gatherings, provide affordable housing and support 
agriculture. This report provides an evaluation of the application based on initial public 
consultation, and the specific site context. The application is appropriate given the Rural 
Residential B land use designations and the Rural Residential One zoning.  

ATTACHMENTS 

Appendix A – Applicant Rationale Letter 

Appendix B – Smart Farm Pilot Details 

Appendix C – Public Information Meeting Summary 
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November 22, 2021 

To the Sunshine Coast Regional District Board of Directors, 

Thank you in advance for taking the time to read this application. 

Before I lay out the rationale for the proposed site-specific zoning amendment, let me tell you a little bit 
about us.  

My partner, Sandy Buck, and I moved onto this piece of land 15 years ago. The land spoke to us. The 
words of Sandy’s Aunt, a Metis elder, was a gift to us. “Live on the land for a year. Allow it to tell you 
what it wants.” It was in that first year that a vision emerged: a creative space to share with others that 
brought us closer to the land and nature. However, we did not want to impose this vision onto our 
community. We didn’t know much about our community at all. We wanted to better understand how 
this vision could support the community in general.  With that in mind, we developed an arts 
organization called “Deer Crossing The Art Farm” (www.deercrossingtheartfarm.org). This organization 
focused on collaborative arts projects with community members and community groups. Over the past 
12 years, we’ve produced hundreds of events, coordinated dozens of programs, and launched several 
multi-year initiatives, collaborating with thousands of community members. We’ve learned so much 
through this process. Both our children were born and raised into this community, and we’re grateful to 
call this community our home.  

Beginning in 2015, our organization committed to a rigorous practice of decolonization and 
reconciliation. We felt an urgent need to integrate this practice into all our programming, including the 
long-term vision for the property. Through this commitment (and the generous nature of the Shíshálh 
and Sḵwxw̱ú?mesh people), we met Xetsameitsa Candace Campo. Candace is founder and CEO of an 
indigenous tourism company called Talaysay Tours. We have partnered with Candace on multiple 
projects over the years, and her vision to mentor indigenous youth in story-telling and land-based 
learning is now interwoven with ours.   

I should also note that I sat on the Official Community Plan Advisory Committee for Area F (2011) and 
collaborated with the planning department at the SCRD on multiple occasions on an unfolding initiative 
we call “The Smart Farm Project”.  Through-out this process we have steadfastly remained open to 
learning and guidance from planners, neighbours and community members – and we thank them all for 
their continued support and friendship.  

Our proposed site-specific zoning amendments would—in essence—be a “Smart Farm” pilot. As 
mentioned above, we have worked with the planning department for many years on this project. This 
pilot project would use the ‘co-operative’ model we highlight on our website 
(www.smartfarmproject.org).  The Smart Farm pilot will be owned and operated by a community service 
co-operative made up of individual and group members.  The mission of the community service co-
operative will be to provide space and facilities for cultural and education programming that reconnects 
us with the land, our indigenous roots and each other. The members of the cooperative will include: the 
four family units living in the dwellings, The Art Farm, and Talaysay Tours. Each membership will come 
with certain rights of use on the property—from living in the homes to growing and harvesting food to 
operating cultural or educational retreats with the community.  A covenant will be placed on the sale of 
the property that ensures the land will be reserved for cultural and agricultural use in perpetuity.  

Appendix A - Rationale Letter
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We are asking for an increase in housing density to allow for two more ‘tiny’ homes to be built on our 
property (in addition to our existing two single family dwellings). These new homes would be no larger 
than 800 square feet. The tiny homes would provide affordable workforce housing for single individuals, 
a couple and/or a small family. We are also asking for an amendment to allow for ‘Assembly’ on our 
property. This would enable us to carry out the education and cultural programming we envision for the 
space. We are happy to work with planning staff to put appropriate limitations on this to ensure we 
sustain the rural residential look and feel of the property.  
 
Over the past few years, in preparation for this application, we have added additional parking, a 
roundabout, fencing, berms and landscaping for privacy and sound barriers between our property and 
our neighbour’s property to the south. As you will see in the proposed site drawings, we have 
endeavoured to place all our buildings and infrastructure as far from this neighbour’s property line (due 
to a shared hydro line, it is the most exposed boundary). In addition, we have taken care to preserve the 
existing sound and privacy barriers (forest and trees) between our other neighbours to the east and 
north. See our attached document for more specifics on water treatment and septic requirements.  
 
Our rationale for these proposed site-specific zoning amendments is laid out in the attached 
documentation but bears repeating here:  
 
How the Smart Farm pilot fits into the Official Community Plan for Area F 
 
The Rural Residential B designation applies to rural acreage parcels that are for the most part located 
outside of service areas, including water distribution, fire protection, and solid waste collection. The 
properties are also located outside of the Agricultural Land Reserve.  These acreage properties are 
conducive to the rural residential lifestyle and further rural uses such as home occupations, garden 
nurseries, agriculture, keeping of livestock, low density campgrounds, spiritual and cultural retreats may 
be considered where properties are large enough to provide sufficient buffer to neighbouring parcels. 
 
The Smart Farm pilot will:  

• Lessen the impact of human settlement on the environment,  
• Showcase a low impact cultural use on a self-sustaining rural residential parcel,   
• Provide affordable housing through a mixture of smaller housing forms, and 
• Remain part of the agricultural base for the community 

  
How the Smart Farm pilot will support the SCRD and Sunshine Coast community as a whole 
 
AFFORDABLE HOUSING 
 
In September, 2020, the Urban Matters consultation group released the ‘Sunshine Coast Housing Needs 
Report’, which was followed by the ‘Housing Needs Report Implementation Framework’ in December 
2020. These reports show a clear need for more diverse housing options on the Sunshine Coast, and 
provide recommendations in facing the housing crisis. 
 
According to the Housing Needs Report (citing a variety of sources), affordability of housing continues to 
be the greatest challenge in the West Howe Sound community. 
 
The Smart Farm pilot project will address our Affordable Housing crisis by modeling:  
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• development that maintains the unique character of different communities and provides a 
range of housing types. 

• development that allows for “aging in place” as baby boomers age, leave the workforce and 
experience greater mobility challenges. 

• new zoning/regulatory features to promote housing diversity (e.g. smaller lots, coach houses, 
infill housing, multifamily, mixed use development) 

 
FOOD SECURITY 
 
As The Smart Farm pilot is committed to subsidized access to agricultural land and affordable housing 
for farmers along side education and engagement with the community, it directly supports or indirectly 
builds support for 4 of the 6 strategic goals in the SCRD’s Agricultural Area plan, including:  
 

• Protecting farms, improving farming opportunities, and expanding access to land for agriculture 
• Developing a viable Coastal food system 
• Educating and increasing awareness of Coastal food and agriculture 
• Advancing and promoting sustainable agricultural practices 

 
The pilot will also support the food security goals as outlined in the SCRD’s 2012 We Envision 
Sustainability Plan, such as:  
 

• increase the skills and knowledge of local residents to both produce for, and purchase from, the 
local food system 

• encourage organizations in the business, food security, and education sectors to work together to 
leverage skills and jobs in the area of food production and preservation 

• provide incentives for public-sector and community groups to promote food security and grow 
and preserve their own food, as well as make local foods accessible to, and affordable for all 
people 

 
ARTS and CULTURE, LEARNING and LEADING 
 
Lastly, through its unique co-operative framework made up of private members and community 
organizations, The Smart Farm pilot will support arts & culture and learning & leading goals as set out in 
the SCRD’s We Envision Sustainability Plan, including:  
 

• creating opportunities for youth and young adults to be active in the arts and in cultural 
opportunities 

• working with the shíshálh (sechelt) and the skwxwu7mesh (squamish) nations to acknowledge 
and develop planning processes to support their cultural places, languages, heritages and 
identities 

• promoting cultural sensitivity and understanding among community members, organizations and 
institutions 

• increasing placed-based learning (local natural and cultural history) opportunities,  
• increasing opportunities for action and service learning (learning a skill or practice while 

contributing to a larger community project) 
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Thank you again for taking the time to read through this application and consider our proposal. We 
believe the Sunshine Coast will benefit greatly from this, and are committed to a low impact elegant 
development that will prove the viability of this model within a rural residential setting. What we have 
learned over the years is that when you honour in the land, the land takes care of you. That is our 
intention for ourselves, for our community, for our children and for our children’s children.  
 
With respect and gratitude,  
 
 
 
 
 
 
Chad Hershler 
 
Executive Director 
Deer Crossing The Art Farm 
www.deercrossingtheartfarm.org 
chad@deercrossingtheartfarm.org 
604 805 2537 
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A stewardship project of...
Appendix B - Smart Farm Pilot Details
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Smart Farm Pilot Details
The Art Farm is a non-profit community engaged arts organization that envisions a world where people 
of all ages, backgrounds and abilities can engage in creative projects which reconnect us with the land, 
ourselves, and each other. 

Over the past 15 years, our organization has facilitated hundreds of workshops, produced dozens of fes-
tivals, circuses, exhibits, films, and showcases, and led more than twenty collaborations with community 
groups, organizations, universities and governments in the service of this vision. Our projects contribute 
to a stronger more resilient Sunshine Coast community, with a focus on affordable housing, food securi-
ty, health care, education, Indigenous culture, and environmental stewardship.
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Why is The Art Farm proposing a Smart Farm “Pilot”? 

The Art Farm has led “The Smart Farm Project” since it began in 2013, and we are 
best positioned to test this pilot and share the process and outcomes with our wider 
community. The Smart Farm Project has been supported by funding from the Real 
Estate Foundation of BC, Investment Agriculture Foundation, Vancouver Foundation 
and more. The Smart Farm pilot will showcase a unique co-operative land use model 
between organizations and private tenants that will increase local food security, cul-
tural vitality, and affordable housing for our community.

In the attached Smart Farm info booklet, we have listed how this Smart Farm pilot will 
support the SCRD in meeting its goals for sustainability, affordable housing, cultural 
expression, education, and food security. The Smart Farm pilot will test this model to 
better understand its limitations and potential, prove to other communities (and our 
own) that this model is possible, and place the Sunshine Coast on the map in terms of 
progressive land use innovations.

The following material contains:
 1. an updated map with additional improvements,
 2. a glossary of definitions for uncommon terminology, and
 3. detailed descriptions of the rezoning proposal
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GLOSSARY
Community Engaged Arts: a field of professional arts practice that focuses on en-
gaging community members who may not self-identify as artists in the process of 
cultural creation. The Art Farm’s practice is focused primarily on collaboration with 
individuals and communities who are under-represented in main-stream culture. 

Indigenous Knowledge Carrier: Indigenous Knowledge Carrier: an Indigenous person 
who carries the responsibility of passing the stories, songs and language of their an-
cestors onto the next generations.

Community service co-operative: a special designation created in BC in 2007 
through the Cooperative Association Act, community service co-ops have a similar 
status to that of non-profit societies. In the words of Foodlands Cooperative 
co-founder and colleague, Heather Pritchard, “You could say a cooperative exists for 
the benefit of its members, whereas a community service cooperative exists for the 
benefit of the community.”
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GLOSSARY
Facilitated gatherings: workshops (facilitated session for a group of individuals or a 
class), ongoing collaborations (a period of time devoted to a shared project by a 
group of individuals), meetings, live events, or exhibits that are planned, coordinated 
and overseen by an individual or team. 

Examples of daytime facilitated gatherings: hosting Shishalh nation youth for cre-
ative team building, workshops with seniors living with dementia to create art work, 
an exhibit of work created in collaboration with children who have experienced sepa-
ration or divorce. 

Examples of evening facilitated gatherings: story-sharing by an Indigenous Knowl-
edge Carrier, live music by a singer-songwriter, harvest table and feast. 
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1. ASSEMBLY USE
 
 There will be no more than an average of 10 daytime facilitated gatherings per month with a  
 maximum number of 40 attendees. Daytime gatherings will start no earlier than 9 AM and end  
 no later than 7 PM.
 
 There will be no more than an average of 2 evening facilitated gatherings per month with a   
 maximum number of 80 attendees per gathering. Evening gatherings will end no later than 
 11 PM.

 Two additional toilets and hand washing sinks will be added to the property with associated  
 permits.

Smart Farm Pilot Details
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2. RESIDENTIAL USE
 
 
 Two additional homes, each with an 800 square foot maximum will be added to the land. Homes  
 will have a maximum of 2 bedrooms and will be suitable for single individuals, couples, or small  
 families.

 Two new low impact septic fields will be installed to accommodate the additional residences.

 There is a large fresh water supply on the land which will produce enough water to support the  
 additional residences and assembly use.

 All residents will be members of a community service co-operative. The initial cost of the mem- 
 bership will correlate to the size of the dwelling they will be using.

 Residents will contribute to the maintenance of the land and food cultivation through their   
 monthly fees to the co-operative

Smart Farm Pilot Details
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3. PRIVACY MEASURES 
 
 
 A 6-foot fence has been built along the length of the driveway bordering the south neighbour.

 Additional barriers (see map attached) will be added east and west of the fence.

 Shrubbery and berms have been added along the north side of the driveway.

 Additional shrubbery, trees and berms will be added in strategic locations to ensure as much  
 privacy as possible (see map attached).

 All new residences and facilities for assembly use have been and will be built as far from the  
 south border as possible.

 Trees and shrubbery along the north border will continue to be maintained and encouraged.

Smart Farm Pilot Details
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4. NOISE MITIGATION 
 
 
 Art Farm facilitated gatherings will start no earlier than 9 am and end no later than 11 PM. 

 In order to mitigate the impact of noise from facilitated gatherings, we have deliberately placed  
 the majority of our new building structures and gathering sites as close to the north border as  
 possible (a 20 foot section of trees runs from east to west along our north border).

 There will be minimal amplification. When amplification is required, we will ensure the decibel  
 level falls within standard limitations for residential neighbourhoods. 

Smart Farm Pilot Details
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5. TRAFFIC MITIGATION 
 
 
 There are currently 16 parking spots on the property, allowing for 8 spots for residents, 4 spots  
 for the Art Farm, and 4 spots for visitors

 Shuttling will be provided and/or carpooling will be encouraged for all Art Farm facilitated   
 events.

 Overflow parking will be located along the paved section of Storvold Road just north of the Art  
 Farm driveway.

 Clear and appropriate signage will ensure that Art Farm visitors drive and park in the correct  
 places.

 While a BC Hydro Right of Way covenant requires our driveway to follow the hydro lines along  
 our south border, we will be installing additional roadways on the property to move traffic   
 quickly and efficiently on and off the property

Smart Farm Pilot Details
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6. FARM USE
 
 
 All farm uses will correspond with current zoning re- 
 strictions regarding livestock, manure, and equipment

 Residents will oversee farm production with additional  
 support from co-operative members

 

Smart Farm Pilot Details
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FOR MORE INFORMATION:

www.smartfarmproject.org

Chad Hershler

604-250-6029
chad@deercrossingtheartfarm.org

A stewardship project of...

www.deercrossingtheartfarm.org
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Deer Crossing The Art Farm – Smart Farm Pilot 1747 Storvold Rd Gibsons BC 

Public Information Meeting Summary Report 

The following is a summary of comments, questions, and feedback from our rezoning application Public 
Information Meeting (PIM) held at Eric Cardinal Hall in Gibsons on Thursday April 21st, from 7-8:30 PM 

Issues of concern: 

• Increased traffic and parking
• Noise - large gatherings; people coming & going
• Overnight retreats
• Increased density
• Infrastructure to support increased density – water, septic
• Fear with variables re public property
• Concerns about new unfamiliar people coming to neighborhood

Comments of support from PIM: 

• Concerns re. young people not being able to get into the market and would like to be able to
share their property (lives in Roberts Creek)

• Family struggling to find affordable housing, things are changing, we need to make our choices
about what change looks like

• Most people don’t understand what DCAF does
o Nurturing, love, entertainment, creativity

• A beautiful place to grow up but now do I have to leave because it’s becoming a place only for
the wealthy. I don’t want to leave and feel this is a beautiful/valuable proposal.

• This type of thing is happening all over the world
• Rolling Earth got assembly through public process; interested in pilot

o Issue re: ALR with less density

Comments of support from emails: 

“The exacerbation of the affordable housing crisis over the last two years is begging for creative 
solutions - solutions that not only protect our rural lands from development that simply does not fit with 
our stated long-term goals (e.g., massive clearcut housing developments) but also offer comfortable, 
safe, efficient and sensitive generational housing alternatives AND opportunities for small scale food 
production.” 

“Safe environments like the Art Farm save and rescue aspects of the soul that only survive when 
exposed to creativity, spontaneity, and love. The Art Farm is a necessity for this community." 

“I fully support this application for a zoning change.” 

“At Coastal BC where the flat land is precious, I feel Deer Crossing’s land should be made available to 
people and community that can be greatly benefited.”  

“In a time when people are often so divided, it is hard for me to understand how a proposal to 
build community, teach people to work together, honour the land and the people that live here, 
give historical context to the surroundings, paint the world with creativity, and provide a 

Appendix C - Public Information Meeting Summary
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Deer Crossing The Art Farm – Smart Farm Pilot  1747 Storvold Rd Gibsons BC 

wholesome place for people to peacefully coexist could be denied or discounted.” 
 
“I believe Deer Crossing Art Farm is just opening door for future possibility to everyone who lives in 
community, place to live, place to connect, place to be happy in beautiful Sunshine Coast.” 
 
“They nurture opportunities to engage and collaborate with those whose voices are underrepresented, 
for example: children, youth, elders, people living with disabilities, people facing systemic discrimination 
due to race, sexuality, gender, or socioeconomic factors. “ 
 
General questions: 

• How do you see this enhancing rural lifestyle? 
• Do you want to keep it rural? If so, how will you do this with expansion? 
• What is the vision? There’s a lot going on. 
• What is the alteration of the land; what is the footprint? 
• Where are you farming? How much acreage? 
• How do you get a pilot project if you are not zoned for it? 
• How many gatherings per week will you have? 
• Does the proposal include a paved road? 
• Does co-op mean access to grant funding? 

o Are you using taxpayers’ money to go towards this? 
o What happens when the funding dries up? 

• How do you sustain yourself if you don’t continue to grow? 

 

Proposed approaches to address questions and concerns moving forward  

1. Draft up responses to questions and concerns 
2. Create a proposal plan for Assembly use on property (indicating limits of use, numbers and 

noise/traffic mitigation measures) 
3. Re-draft landscaping plan for property to address noise and privacy concerns 
4. Send out letter with PIM summary report, responses and updated plans to our neighbours 
5. Offer to pay for and attend professional mediation with our neighbours to the south and east.  
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