


TAB 1 

BOARD RESOLUTION TO HOLD THE 
PUBLIC HEARING 



BOARD RESOLUTION TO HOLD PUBLIC HEARING 

Resolution 112/24 adopted on April 25, 2024. 

Recommendation No. 4 Policy Fix Micro Project: Amendment 
Zoning Bylaw No. 722.9 and 337.123 

THAT the report titled Policy Fix Micro Project: Amendment Zoning 
Bylaw No. 722.9 and 337.123 be received for information; 

AND THAT Sunshine Coast Regional District Zoning Amendment Bylaw 
No. 722.9 and 337.123 be forwarded to the Board for Second Reading; 

AND THAT a Public Hearing to consider Sunshine Coast Regional 
District Zoning Amendment Bylaw No. 722.9 and 337.123 be scheduled; 

AND THAT the Public Hearing be conducted as a hybrid meeting 
allowing the public to attend in-person or virtually; 

AND FURTHER THAT Director Stamford be delegated as the Chair and 
Director Gabias be delegated as the Alternate Chair to conduct the 
Public Hearing. 



TAB 2 

STAFF REPORTS INCLUDING THE 
PROPOSED BYLAWS 
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the zoning amendments would implement a key element of the community’s vision. This fix has 
significant benefit to the community and SCRD: by protecting green infrastructure, we 
strategically foster climate resilience and mitigate organizational risk.  
 
Clarity & Efficiency  

In addition, the proposed amendments enhance efficiency in the development approval process 
by providing consistency with provincial regulations and guidelines as well as amongst SCRD 
Electoral Areas. This consistency creates regulatory clarity for developers, property owners, and 
staff. Such improvements to SCRD’s policy framework have been identified as a need through 
the Development Approvals Process Review (DAPR). 

DISCUSSION 

Analysis 

Currently, SCRD’s two Zoning Bylaws 337 and 722 are not aligned with each other or provincial 
requirements and guidelines when it comes to development regulations related to sites 
containing or adjacent to waterbodies and watercourses. Of note, both Zoning Bylaw 337 and 
722 currently allow for Streamside Protection and Enhancement Areas (SPEAs) to be 
considered developable area at time of subdivision.  
 
SCRD Planning staff have received direct guidance from Provincial Riparian Biologists that 
zoning amendments to rectify this policy conflict are required. Similarly, Zoning Bylaw 337 and 
722 do not consistently apply setbacks from waterbodies and watercourses, and neither bylaw 
provides adequate protection from development adjacent to SPEAs.  
 
Specific proposed changes include:  

1. Parcel area calculation in Bylaw 722 and Bylaw 337; 
2. Buffer from SPEA in Bylaw 722 and Bylaw 337; and 
3. Enhanced setbacks from waterbodies and watercourses in Bylaw 337. 

Proposed Amendment 1: Parcel Area Calculation  
 
Staff propose amendments to Bylaw 722, Section 4.3.1 as well as Bylaw 337, Sections 402 and 
404, related to calculating parcel area when subdividing land. The proposed amendment aims 
to enhance climate resilience through protection of natural assets and reduce the organizational 
risk of approving proposed lots that are susceptible to increasingly frequent and intense 
precipitation events (atmospheric rivers). By aligning SCRD policies with provincial regulations 
and best practices, subdivision application processing times could be reduced by providing clear 
expectations to applicants and limiting back-and-forth referrals between SCRD Planning and the 
Provincial Riparian Areas Protection Regulation (RAPR) Team. 
 
Proposed amendment to Bylaw 722, Section 4.3.1: 
Current:  

The calculation of minimum parcel area shall not include:  
a) Area to be used for community sewer field and equipment;  
b) Area to be dedicated for public open space, park or returned to the Province, 
except as permitted by the Strata Property Act; or  
c) Area to be dedicated as a highway 
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Proposed Add:  
d) Area of land covered by flowing or standing water, including, without limitation, 
a lake, pond, river, creek, spring, ravine, or wetland, whether or not usually 
containing water; 
e) Area of land that contains a Stream Protection and Enhancement Area 
(SPEA), as established under the Provincial Riparian Areas Protection 
Regulations. 

 
Proposed amendment to Bylaw 337, Section 402  
Current: 

The minimum parcel area shall be determined by:  
(1) the minimum average parcel size, the minimum individual parcel size, the minimum 
usable parcel area and other subdivision options in the applicable subdivision district; 
(2) the minimum site area required under this bylaw for the intended use of the parcel; 
and  
(3) the servicing requirements applying to the parcel. 

Proposed Add:  
(4) excluding the following areas from the calculation of minimum parcel area 
 (i) area to be used for community sewer field and equipment;  

(ii) area to be dedicated for public open space, park or returned to the Province, 
except as permitted by the Strata Property Act;  
(iii) area to be dedicated as a highway; 
(iv) area of land covered by flowing or standing water, including, without 
limitation, a lake, pond, river, creek, spring, ravine, or wetland, whether or not 
usually containing water; or 
(v) area of land that contains a Stream Protection and Enhancement Area 
(SPEA), as established under the Provincial Riparian Areas Protection 
Regulations. 

 
Proposed amendment to Bylaw 337, Section 404: 
Current: 

The calculation of average parcel area shall not include land:   
(a) used or dedicated for public open space, park, returned to crown, highway, or 
community sewer field and equipment; or   
(b) lying beneath a waterbody. 

Proposed replacement for (b) and add (c): 
(b) covered by flowing or standing water, including, without limitation, a lake, pond, river, 
creek, spring, ravine, or wetland, whether or not usually containing water; or  
(C) that contains a Stream Protection and Enhancement Area (SPEA), as established 
under the Provincial Riparian Areas Protection Regulations. 

 
Precedent for the proposed amendment: 

• City of Surrey Zoning Bylaw 12000 
• District of Mission Consolidated Zoning Bylaw 2940-2020 

 
Proposed Amendment 2: Buffer from Streamside Protection and Enhancement Areas (SPEA) 
 
Staff propose amendments to Bylaw 337, Section 515 and Bylaw 722, Section 5.16 related to 
protecting the long-term integrity and health of the SPEA. Given that existing and future trees 
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within the SPEA have roots and branches that extend into the developable portion of a property, 
the proposed bylaw amendment would require all buildings, structures, and hardscaping to be 
situated a minimum of 5 m away from the SPEA boundary to ensure that there is adequate 
space for protecting natural assets and ensuring that land alteration activity does not intrude on 
the SPEA.  
 
This proposal results from Planning, Building and Bylaw staff observations that a lack of 
regulatory clarity contributes to a pattern of land alteration infractions. Land alteration in the 
SPEA triggers bylaw compliance investigations and remedial development permit processes, 
which are time consuming and expensive for property owners and staff alike.  
 
The implementation of a mandatory 5m SPEA buffer will provide community clarity around the 
protection of critical natural assets. To implement the regulation, the following definition is 
proposed to be added to Bylaw 337 and 722: 

Hardscaping means any human-made element made from inanimate materials like 
gravel, brick, wood, pavers, stone, concrete, asphalt, or similar material. Examples of 
hardscaping include landscaped elements (e.g., patio, deck, stone wall, pavers, etc.), 
retaining walls, roads/parking lots, campground pads, and fill placement.  

 
The amendment is also aimed at providing more efficient processing of development that is 
adjacent to a SPEA by setting simplified and consistent regulatory expectations. Moreover, the 
buffer provides protection to the natural features, functions, and conditions in the SPEA; a 
critical green infrastructure asset that strengthens the region’s resilience to climate change 
impacts.  
 
Proposed amendment to Bylaw 337, Section 515: 

• Current: There is no SPEA buffer in Bylaw 337 at this time. 
• Proposed Add: Not withstanding any other provision of this bylaw, and for the purpose of 

protecting the long-term integrity and health of Streamside Protection and Enhancement 
Areas (SPEA), no buildings, structures, hardscaping, or any part thereof shall be 
constructed, reconstructed, moved, located or extended within 5 metres of an 
established SPEA boundary.  

 
Proposed amendment to Bylaw 722, Section 5.16: 

• Current: There is no SPEA buffer in Bylaw 722 at this time. 
• Proposed Add: No buildings, structures, hardscaping, or any part thereof shall be 

constructed, reconstructed, moved, located or extended within 5 metres of an 
established Streamside Protection and Enhancement Areas (SPEA) boundary. 

 
Local government precedent for more robust SPEA protection: 

• City of Abbotsford Streamside Protection Bylaw 1465-2005 
• City of Coquitlam Zoning Bylaw 3000 

 
Proposed Amendment 3: Setback from Waterbodies and Watercourses 
 
Staff propose amendments to Bylaw 337, Section 515(1)(a), Section 515(1)(d), and Section 
515(1)(e). The proposed amendments are consistent with Zoning Bylaw 722, Section 5.16 
setbacks for waterbodies and watercourses. The amendment would promote clear and 
consistent setback regulations from waterbodies and watercourses across SCRD Electoral 
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Areas. Further, the proposed amendment would strengthen property protection from flooding 
and facilitate environmental protection, public enjoyment of natural coastline, and reconciliation. 
These regulations would align with provincial guidelines and best practices and enhance 
SCRD’s approach to building climate resilience and mitigating risk from climate change. This 
regulatory consistency and enhanced alignment with provincial guidelines and best practices is 
also envisioned to further enhance SCRD’s ability to streamline development approvals. 

Proposed amendment to Bylaw 337, Section 515(1)(a): 
• Current: 7.5 m of the natural boundary of the ocean
• Proposed Replacement: 15 m of the natural boundary of the ocean

Proposed amendment to Bylaw 337, Section 515(1)(d): 
• Current: 7.5 m of the natural boundary of a swamp or pond;
• Proposed Replacement: 17 m of the natural boundary of a swamp or pond;

Proposed amendment to Bylaw 337, Section 515(1)(e): 
• Current: 30 metres of the natural boundary of Brittain River, Smanit Creek, Skawaka

River, Deserted River, Vancouver River, Seshal Creek, Hunaechin Creek, Stakawus
Creek, Potato Creek, Loquilts Creek, Tsuadhdi Creek, Osgood Creek; or 15 metres of
the natural boundary of all other watercourses.

• Proposed Replacement: 30 metres of the natural boundary of Brittain River, Smanit
Creek, Skawaka River, Deserted River, Vancouver River, Seshal Creek, Hunaechin
Creek, Stakawus Creek, Potato Creek, Loquilts Creek, Tsuadhdi Creek, Osgood Creek;
or 17 metres of the natural boundary of all other watercourses.

Precedent for the proposed amendment: 
• SCRD Zoning Bylaw 722
• District of Sechelt Zoning Bylaw 580
• South Cowichan Zoning Bylaw 3520
• Comox Valley Zoning Bylaw 520

Options 

Option 1 Proceed with First Reading for all proposed amendments (staff 
recommendation) 
The proposed amendments provide measures to immediately address 
organization risk and strengthen community climate resilience, while also 
facilitating streamlining of development approvals by setting clear and consistent 
regulations across the regional district’s electoral areas. By setting clear and 
consistent regulations it is additionally hoped that the proposed amendments will 
lessen the demand on staff for bylaw enforcement and remedial planning 
applications. Accordingly, staff believe these amendments should be implemented 
as soon as possible during this early stage of PEP2.  

Option 2 Proceed with First Reading for one or more of the proposed amendments 
Any proposed amendments that do not move to First Reading now will be 
revisited during future Official Community Plan renewal work associated with 
PEP2.  

Option 3 Make no changes at this time 
Continue development review and approvals based on the current zoning bylaws. 
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Organizational and Intergovernmental Implications  

The proposed amendments to Bylaw 337 and 722 seek alignment with Provincial regulations 
and guidelines. 

Financial Implications 

There are no financial implications associated with this report, though it is noted that the 
proposed amendments seek to create regulatory clarity and simplicity aimed at improving 
development approval efficiency and lessening demands on bylaw enforcement and planning 
staff. 

Timeline for next steps or estimated completion date  

If the Board gives the proposed bylaws First Reading, staff propose to engage with the Advisory 
Planning Commissions (APCs) and conduct public engagement via Let’s Talk throughout Q3, 
2023. Following APC and public engagement, consideration of Second Reading would be 
brought forward in a future staff report. This report would also contain recommendations on 
whether a public hearing should be held or if consideration should be given to waiving the public 
hearing, per Section 464(2) of the Local Government Act. Third Reading, and Bylaw Adoption 
are targeted for Q4, 2023.  

Communications Strategy 

A communications plan is in development.  

STRATEGIC PLAN AND RELATED POLICIES 

This initiative/proposal can be seen as supporting Strategic Focus Area 4: Climate Change and 
Resilience in the Board’s 2019 – 2023 Strategic Plan. 

CONCLUSION 

Housekeeping amendments are proposed for Zoning Bylaw 337 and 722. The proposed 
amendments provide measures to strengthen protection of ecologically sensitive areas including 
watercourses, and shorelines within SCRD. The proposed amendments provide measures to 
immediately address organization risk and strengthen community climate resilience, while also 
facilitating streamlining of development approvals by setting clear and consistent regulations 
across the regional district’s electoral areas that are aligned with Provincial best practices. By 
setting clear and consistent regulations it is additionally hoped that the proposed amendments 
will lessen the demand on staff for bylaw enforcement and remedial planning applications. 
These amendments are therefore recommended to advance in this early stage of PEP2 work. 
Staff recommend proceeding with First Reading for the proposed amendments. 
 
ATTACHMENT 

Appendix A – Amendment Zoning Bylaw No. 722.9 

Appendix B – Amendment Zoning Bylaw No. 722.9 
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Reviewed by: 
Manager X – J. Jackson Finance  
A/GM X – R. Shay Legislative  
CAO  Risk Management X – V. Cropp 
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Most actionable APC comments were regarding the SPEA buffer and requests for clarity on the 
proposed bylaw amendment. These questions and comments told staff that we needed to add 
more clarity to the proposed bylaw wording and intent. Staff have revised the proposed bylaws 
to add clarity while maintaining the same goal, which is to protect SPEAs from unauthorized 
land alteration (see Appendix A and B). This proposal is based on staff experience that when 
buildings, structures and hardscaping is planned along the SPEA boundary, encroachment 
often occurs which results in costly and time-consuming remediation processes for both the 
property owner and the SCRD.   
 
Options 

Option 1 Proceed with Second Reading for all proposed amendments 
(recommended). 
The proposed amendments provide measures to immediately address 
organization risk and strengthen community climate resilience, while also 
facilitating streamlining of development approvals by setting clear and consistent 
regulations across the regional district’s electoral areas.  

By setting clear and consistent regulations it is additionally hoped that the 
proposed amendments will lessen the demand on staff for bylaw enforcement 
and remedial planning applications (REM). Accordingly, staff believe these 
amendments should be implemented as soon as possible during this early stage 
of the OCP Renewal.  

Option 2 Proceed with Second Reading for one or more of the proposed 
amendments. 
Any proposed amendments that do not move to Second Reading now will be 
revisited during future Official Community Plan renewal work associated with 
OCP Renewal.  

Option 3 Make no changes at this time. 
Continue development review and approvals based on the current zoning 
bylaws.  

Organizational and Intergovernmental Implications  

The proposed amendments to Zoning Bylaws 722 and 337 seek alignment with Provincial 
legislation and guidelines. As noted in the agency referral comments above, intergovernmental 
agencies are in support of the proposed amendments.  

Additionally, these proposed amendments are aligned with the draft Community Climate Action 
Plan, being brought back to a forthcoming Committee. They build resilience to sea level rise as 
well as to the increase in frequency and intensity of extreme weather events, both of which are 
identified in the Sunshine Coast Climate Risk Assessment. 

Financial Implications 

There are no financial implications associated with this report, though it is noted that the 
proposed amendments seek to create regulatory clarity and simplicity aimed at improving 
development approval efficiency and lessening demands on Bylaw Enforcement Officers and 
Planning Department staff. 
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Timeline for next steps 

If the Board gives the proposed bylaws Second Reading, public consultation opportunities will 
be arranged to gather further community feedback on the proposal. The public consultation 
opportunities will include, at minimum, updates to the Let’s Talk page (letstalk.scrd.ca/micro-
policy-fix) and a Public Hearing. The Board can consider whether to proceed with Third Reading 
and adoption of the bylaws after the Public Hearing. 

Communications Strategy 

A riparian and shoreline protection awareness campaign will launch in Q2 2024 that will run 
over the next two years. Should the proposed amendments be approved, the communications 
strategy will be updated to raise broad awareness of the changes to the bylaws. Notifications for 
the public hearing will be conducted per Local Government Act requirements.  

STRATEGIC PLAN AND RELATED POLICIES 

This initiative/proposal can be seen as supporting the following lenses in the Board’s 2023 – 
2027 Strategic Plan: service delivery excellence, climate resilience and environment, and 
governance excellence.  

CONCLUSION 

Amendments to Zoning Bylaws 337 and 722 are proposed to strengthen protection of 
watercourses and ocean shorelines within the SCRD electoral areas. Currently, the SCRD’s 
zoning bylaws are not aligned with each other or provincial legislation and guidelines when it 
comes to development regulations for properties containing or adjacent to waterbodies, 
watercourses, or ocean shorelines.  

Staff recommend that Sunshine Coast Regional District Zoning Bylaw Amendment 722.9 and 
337.123 be presented to the Board for Second Reading and a public hearing be arranged. 

ATTACHMENTS 

Appendix A – Amendment Zoning Bylaw No. 722.9 
Appendix B – Amendment Zoning Bylaw No. 337.123 

Reviewed by: 
Manager X - J. Jackson Finance 
GM X – I. Hall Legislative X – S. Reid 
CAO X – D. McKinley Risk 

Management 



SUNSHINE COAST REGIONAL DISTRICT 

BYLAW NO. 722.9 

A bylaw to amend the Sunshine Coast Regional District Zoning Bylaw No. 722, 2019 

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. 722.9, 2023.

PART B – AMENDMENT 

2. Sunshine Coast Regional District Zoning Bylaw No. 722, 2019 is hereby amended
as follows:

Insert the following immediately following Section 4.3.1(c): 

d) Area of land inclusive and below the natural boundary of a watercourse or
waterbodycovered by flowing or standing water, including, without limitation, a
lake, pond, river, creek, spring, ravine, or wetland, whether or not usually
containing water;

e) Area of land that contains a Stream Protection and Enhancement Area
(SPEA), as established under the Provincial Riparian Areas Protection
Regulations.

Insert the following immediately following Section 5.16.2: 

5.16.3 No buildings, structures, hardscaping, or any part thereof shall be 
constructed, reconstructed, moved, located, or extended within 5 metres of an 
established provincially approved Streamside Protection and Enhancement 
Areas (SPEA), boundaryor the default Riparian Assessment Area if a provincially 
approved SPEA has not been established. 

Insert the following definition in Part 12 immediately following “green roof”: 

hardscaping: means any human-made element made from inanimate materials 
like gravel, brick, wood, pavers, stone, concrete, asphalt, or similar material. 
Examples of hardscaping include landscaped elements (e.g., patio, deck, stone 
wall, pavers, etc.), retaining walls, roads/parking lots, campground pads, and fill 
placement.  

Attachment A



PART C – ADOPTION 

READ A FIRST TIME this 27TH  DAY OF JULY, 2023  

READ A SECOND TIME this #### DAYOF, YEAR 

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

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

ADOPTED this  #### DAY OF, YEAR 

Corporate Officer 

Chair 



SUNSHINE COAST REGIONAL DISTRICT 

BYLAW NO. 337.123 

A bylaw to amend the Sunshine Coast Regional District Zoning Bylaw No. 337, 1990 

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. 337.123, 2023.

PART B – AMENDMENT 

2. Sunshine Coast Regional District Zoning Bylaw No. 337, 1990 is hereby amended
as follows:

Insert the following immediately following Section 402(3): 

402(4) excluding the following areas from the calculation of minimum parcel area 

(i) area to be used for community sewer field and equipment;

(ii) area to be dedicated for public open space, park or returned to the
Province, except as permitted by the Strata Property Act;

(iii) area to be dedicated as a highway;

(iv) area of land inclusive and below the natural boundary of a watercourse
or waterbodycovered by flowing or standing water, including, without
limitation, a lake, pond, river, creek, spring, ravine, or wetland, whether or
not usually containing water; or

(v) area of land that contains a Stream Protection and Enhancement Area
(SPEA), as established under the Provincial Riparian Areas Protection
Regulations.

Replace Section 404(b) with the following: 

404(b) inclusive and below the natural boundary of a watercourse or 
waterbodycovered by flowing or standing water, including, without limitation, a 
lake, pond, river, creek, spring, ravine, or wetland, whether or not usually 
containing water. 

Insert the following, immediately following Section 404(b): 

Attachment B



404(c) that contains a Stream Protection and Enhancement Area (SPEA), as 
established under the Provincial Riparian Areas Protection Regulations. 

Insert the following immediately following Section 515(3): 

515(4) Not withstanding any other provision of this bylaw, and for the purpose of 
protecting the long-term integrity and health of Streamside Protection and 
Enhancement Areas (SPEA), no buildings, structures, hardscaping, or any part 
thereof shall be constructed, reconstructed, moved, located, or extended within 5 
metres of an provincially approved established SPEA boundary, or the default 
Riparian Assessment Area if a provincially approved SPEA has not been 
established. 

Insert the following definition in Section 201 immediately following “grade, average 
natural”: 

“hardscaping” means any human-made element made from inanimate materials 
like gravel, brick, wood, pavers, stone, concrete, asphalt, or similar material. 
Examples of hardscaping include landscaped elements (e.g., patio, deck, stone 
wall, pavers, etc.), retaining walls, roads/parking lots, campground pads, and fill 
placement.  

Replace Section 515(1)(a) with the following: 

515(1)(a) 15 m of the natural boundary of the ocean 

Replace Section 515(1)(d) with the following: 

515(1)(d) 17 m of the natural boundary of a swamp or pond; 

 Replace Section 515(1)(e) with the following: 

515(1)(e) 30 metres of the natural boundary of Brittain River, Smanit Creek, 
Skawaka River, Deserted River, Vancouver River, Seshal Creek, Hunaechin 
Creek, Stakawus Creek, Potato Creek, Loquilts Creek, Tsuadhdi Creek, Osgood 
Creek; or 17 metres of the natural boundary of all other watercourses. 

PART C – ADOPTION 

READ A FIRST TIME this 27TH  DAY OF JULY, 2023  

READ A SECOND TIME this #### DAYOF, YEAR 

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

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



ADOPTED this  #### DAY OF, YEAR 

 

 

Corporate Officer 

 

 

Chair 
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NOTICE OF PUBLIC HEARING 

Zoning Amendment Bylaw No. 722.9 and 337.123 

Notice is given that the Sunshine Coast Regional District (SCRD) Board will hold a Public 
Hearing in accordance with Section 466 of the Local Government Act to consider Zoning 
Amendment Bylaw No. 722.9 and 337.123 on: 

Date July 16, 2024 
Time 7:00 PM 
Location Hybrid Public Hearing with options to participate in-person at the SCRD 

Administrative Office (1975 Field Road, Sechelt) or electronically (ZOOM) 

Purpose of the Bylaws 

Amendments to Zoning Bylaw 337 and 722 are proposed to bring SCRD zoning bylaws into 
alignment with provincial legislation and guidelines, while strengthening the protection of 
watercourses and ocean shorelines within the Electoral Areas. 

More information on the proposed bylaw is available for inspection electronically at 
www.scrd.ca/public-hearings or physically at the SCRD Office located at 1975 Field Road, 
Sechelt, BC, between the hours of 8:30 am and 4:30 pm, Monday to Friday, excluding 
statutory holidays, beginning June 14 until July 16, 2024.  

Attending the Public Hearing 

The Public Hearing will be conducted in a hybrid format to provide members of the public with 
an option to attend in-person at the SCRD Field Road office or electronically via ZOOM. To 
attend and participate electronically, you will need to run the ZOOM app on your device 
(computer, tablet, phone) or dial in from a telephone. A viewing-only option is also available via 
the live stream of the Public Hearing on YouTube.  

More information on how to attend the Public Hearing, including the ZOOM and YouTube links, 
is available for review at www.scrd.ca/public-hearings. 

Written Submission 

All persons who consider their interest to be affected by the proposed bylaw will be given 
reasonable opportunity to be heard at the Public Hearing, or to provide written submissions for 
the public record, respecting matters contained in the bylaws. Please note:  

• Written submissions received by the SCRD on or before 12:00 PM (noon) on July 16, 2024, 
will form part of the Public Hearing record and be considered by the Board;

• After 12:00 PM (noon) on July 16, 2024, written submissions will only be considered by the 
Board if read out at the Public Hearing.

Written submissions must be delivered only by using any of the following methods. Submissions 
to any other addresses, email addresses or fax numbers will not be accepted. 



• Hand delivery or mail: Submissions must be addressed only to: Planning Department,
Sunshine Coast Regional District, 1975 Field Road, Sechelt, BC, V7Z 0A8

• Email: Submissions must be sent only to publichearings@scrd.ca

• Fax: 604-885-7909
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WRITTEN SUBMISSION RECEIVED IN 
RESPONSE TO THE NOTICE OF PUBLIC 

HEARING 
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�0;�F94�UZS[�E411�L	�E;B�F9454�C;�2�D2;;Ĉ4�GCI9F��	�5CI9F�	�E�ECF9O�=L;�2	O�G�54;9�54�142;4;<
�Y9454�254�D2	:�H4�H14�E9��92̂4�2HH1C4O�G�5�G�54;9�54�142;4;��	�F94�12L4;�2	O��=42	G5�	F�C	�F94�54IC�	21�OC;F5C=F<
�Y94C5542;�	;�G�5�O�C	I�F9C;�C;�K4=2�;4�F94:�92̂4�2�O542D�F��4	8�:�F94�K42�FCG�1�2542�F92F�C;�F94�U�	;9C	4�Z�2;F<�Y94:�E2	F�F��K�2F��	�F94�12L4;�2	O�F94�=42	;<�Y94:�E2	F�F��L2:2L�2	O�H2OO14K�25O<�Y94:�E2	F�F��O��4̂45:F9C	I�F92F�D2L4�F94�;�	;9C	4�=�2;F�2D2JC	I<
�Z92	IC	I�F94�5�14;�54I25OC	I�;4FK2=L;�2	O�5CH25C2	�12	O�D2L4;�CF�CDH�;;CK14�F��O��F92F<
�\G�:���=2	bF�D2L4�925O�CDH5�̂4D4	F;�F��F94�UVW0��	�:��5�H5�H45F:�:���92̂4�	��E2:�F��I4F�F�F94�12L4��5��=42	�:���1Ĉ4��	<
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2. The recommendations from the Area A - Egmont/Pender Harbour Advisory Planning 
Commission (July 26, 2023) address some of the concerns expressed in the prior paragraph.  Why have 
these recommendations been ignored?  Significant changes that can impact many people should not be 
pushed through in this manner.   

3. As for our properties in particular, we have a number of issues and concerns relating to the 
impact these proposed changes might have: 

(a) As mentioned above, we own two contiguous properties.  Our main home is on Strata Lot 2.  We 
have a small cottage on Strata Lot 3.  Both would be within the prohibited area if the setback 
requirements are increased to 15 meters.  These properties are in a bare land strata created in the 1990’s 
when zoning bylaws allowed for setbacks of 7.5 meters.  They are located on a fairly steep slope, with a 
health covenant on each property that designates where the septic field is to be established.  No 
construction (other than related to the septic field) is allowed within the health covenant area.  Any 
increase in the setback requirements could, in our opinion, render these properties unusable 
(unbuildable) should we decide to expand on Strata Lot 3, or should we rebuild or have to rebuild (in the 
case of fire or other disaster) on Strata Lot 2 and not be allowed to rebuild in the current location of our 
house.  There is only so much room between the 7.5 meter setback and the health covenant on each 
property and increasing the setback to 15 meters would significantly reduce the area where a house or 
other structure could be built.   

(b) Last summer, two homes were burnt down across the bay from our house.  Other than cleanup, 
as of now neither of these homes has been rebuilt.  This leads to the question of what happens if the 
setback rules are changed and a home is wholly or substantially damaged or destroyed by fire or some 
other cause?  Are these proposed restrictions and BC government policy part of the reason why there is 
no construction happening on either of these properties, and would this be our fate if the setback 
requirements are changed and we are unfortunate enough to have a fire or significant damage occurs for 
some reason?  What is the situation if this occurs?  SCRD should be outlining the various scenarios for 
ratepayers, so that everyone understands the potential impact, not just referring people to other 
legislation?  If a property owners’ ability to rebuild a damaged or destroyed home is severely impacted 
by this proposed change to setback requirements, these changes will have a significant impact on 
marketability and valuations on the Sunshine Coast.   

(c) NOTE - The BC government site discussing zoning bylaws (https://www2.gov.bc.ca/gov/
content/governments/local-governments/planning-land-use/land-use-regulation/zoning-bylaws) indicates 
that an owner must comply with the new bylaw if more “than 75% of the value of the building or 
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structure above its foundation is damaged or destroyed”.  How does the Province and SCRD interpret 
“value”?  Is it the current “depreciated” value often shown in our property assessments?  Or is it the 
current “replacement” value of the building or structure?  The interpretation used will have a potentially 
huge impact on the application of these setback requirements given the increased cost of construction 
over the last few years.  Have you done any analysis on the number of properties that would be impacted 
by your proposed zoning bylaw amendments, and to what extent the application of the bylaw might lead 
to situations where homes could not be rebuilt on existing lots with the application of increased setback 
requirements?  This should be part of your analysis and discussion.   

(d) We do not agree with the need to expand the setbacks for waterfront properties (particularly 
oceanfront properties) from 7.5 to 15 meters, and your materials do not provide a clear explanation for 
this increase other than referring to Provincial Best Practices.  Similarly, increasing setbacks for SPEA’s 
should not be required unless there is a valid and specific purpose for it - i.e. a 15 m setback for a SPEA 
might not be needed if a creek or seasonal water flow is non-fish bearing or if the environment would 
not otherwise be impacted by a lesser setback.   

(e) We also do not believe that all waterfront properties should be treated equally.  Where our 
properties are located, we are on the side of a fairly steep slope.  There is no threat of flooding and most 
of the area within the setback of 7.5 meters is maintained as natural.  

4. Finally, while SCRD may view these changes as “housekeeping” matters, they will be anything 
but for property owners as they will increase the complexity and cost to owners of buying, developing, 
modifying, maintaining, insuring and rebuilding properties.  In particular: 

(a) The changes will have a negative impact on property values and other related affects (see https://
www.aicanada.ca/article/zoning-and-land-use-controls/?cn-reloaded=1 and https://
professional.sauder.ubc.ca/re_creditprogram/course_resources/courses/content/352/Zoning.pdf which 
discuss valuations on non-conforming properties).  Lower valuations will add complexity to transactions 
and depress property values, will lead to increased insurance and mortgage costs, and might impact the 
ability of some property owners or purchasers to secure mortgage financing. 

(b) The ability and cost to build on many existing lots may be severely impacted.  Our properties, 
and I am sure many others on the Sunshine Coast, that were created under bylaws where a 7.5 m setback 
was allowed, may be rendered unusable if new construction had to satisfy the 15 m setback 
requirements.  Most definitely, rebuilding in compliance with a revised setback requirement will 
increase cost, expense and complexity as it would, in our case, result in having to excavate further uphill 
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in more steep terrain and within a smaller footprint (if one is even available given the constraints of our 
properties) and might require removal of existing foundations within the prior setback requirement.  
Removal of existing foundations might actually make building further uphill unfeasible due to the 
steepness of our lots.  Remediation - whether it is needed, to what extent and its impact on the ability to 
build on an existing site - is actually a point that would be worth some clarification.  If a home cannot be 
rebuilt in its current location, what costs must the homeowner incur relating to the prior building site?  
Would the homeowner have to remove the prior foundation, replant trees and vegetation or otherwise 
remediate the prior site?  To what extent would a requirement to remove an existing foundation or 
support impact ability to build on an existing site?  Unlikely any additional cost of remediation would be 
covered by insurance. 

(c) Modifications and potential additions to properties will be more complicated and more expensive 
to the extent changes to properties that have a non-conforming use will require consulting and 
negotiating with the SCRD.   

(d) More risk, will mean higher insurance rates for property owners.  This probably goes without 
saying.  Of equal concern, however, is whether insurers may decline to cover such properties given the 
increased risk profile and what if any coverage will be available.  For example, the insurer might cover 
the cost of the new build, but may not cover the cost of remediation if that is required on the prior site 
that was within a 7.5 m setback.  These costs could be significant. 

We urge you to slow down this process, do some more research and provide more information, and 
above all consult more fully with affected parties.   

Yours very truly, 

Ken and Joanne Mellquist 
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Sunday July 7, 2024 

Dear SCRD;  

My Name is; Vito Ialungo at Madeira Park, BC. (in Gunboat 
Bay) 

I have resided here since June 10th 1980. Without my knowledge or permission, I 
was imposed a (Red Zone) on my waterfront. In the last 15 years we have been 
held without the capability to acquire Dock permits, and for those structures 
deemed illegal, they were forcibly removed last year. We the ones that have 
permits still battle incredible demands to upgrade, and the insanity goes on. 
NOW we are faced with another calamity of a 15-meter set back from the current 
7 of which I and many others were not aware of. Gentlemen and Ladies of SCRD 
at two hundred staff strong and constantly complaining about a heavy work load 
Why in Gods Green Earth are you now imposing greater infliction on this 
community!!. 

I am TOTALY OPPOSED to these changes I do not believe they are Necessary!  

Here are some of my concerns:   
                                                                                                                          
How do owners safely access waterfront without the ability to build stairs / 
pathways with the proposed prohibitions against hardscaping?  
 
How does this affect one's ability to repair existing structures within new 
“no-build” areas?  
 
Would dock ramps or other structures touching waterfront land be 
affected by these changes?  
 
How will owners be treated when transferring existing title and structures 
between the 7.5-meter setback (original setback distance) and the new 15-
meter setback during a property transfer/sale? Will existing structures be 
considered legally non-conforming?  



 
Given that only a few municipalities have adopted similar bylaws, is this a 
new requirement of the Provincial Government? What are the current 
Provincial best practices for setbacks on the waterfront and when were 
these crafted / amended? What supporting material is available? 
 
Do proposed setback requirements and new no build “buffer” areas pose 
consequences to existing property owners? This will reduce property 
values and render parcels either unbuildable or not subdividable.  
 
Increasing setbacks can potentially affect neighboring properties, creating 
a lack of privacy and sightline obstructions.   
 
Where can the public review what questions have been submitted and 
what responses does the SCRD intend to provide?  
 
Is the plan to remove all land covered by water (even temporarily) from a 
calculation for subdivision? Given recent atmospheric rivers, would this not 
exclude much of the land in the Pacific coastal rainforest?  
How does the Jan. 20, 2023 BC Court of Appeal decision impact our ability 
to develop our waterfront properties under the Riparian Areas Protection 
Act (RAPA)? 
 
Regards; 
Vito Ialungo 

 













Donna Shugar 

Roberts Creek, BC 
V0N 2W3 
 
        July 11, 2024 
 
SCRD Board of Directors: 
 
Regarding proposed Zoning Amendment Bylaw 722.9 and 337.123 Riparian Area and 
Shoreline Protection 
 
Please enter these comments into the public record of the Public Hearing to be held on 
July 16, 2024. 
 
 I want to start by saying that I support protection of sensitive ecosystems 
including much of what is contained in these proposed amendments. However there is at 
least one area which I believe deserves further consideration. This is Proposed 
Amendment 1: Parcel Area Calculation. 
 
The proposed amendment for Zoning Bylaw 722 says:  
 
The calculation of minimum parcel area shall not include: 
 
d) Area of land covered by flowing or standing water, including, without limitation, a 
lake, pond, river, creek, spring, ravine, or wetland, whether or not usually containing 
water; e) Area of land that contains a Stream Protection and Enhancement Area (SPEA), 
as established under the Provincial Riparian Areas Protection Regulations. 
 
Similar wording is to be applied to Bylaw 337. 
 
 This calculation may make sense in an area of higher density and smaller lots. In 
these cases, there is greater risk of encroachment into the setback areas and interference 
with sensitive ecosystems. However, when larger lots are proposed, the rationale does not 
hold and could both penalize property owners on large lots and reduce the available 
building stock when we are in a housing crisis. 
 
Here is an example: 
A person owns a property of 10 hectares (approx 25 acres). The subdivision zoning 
allows for lots of 2 hectares (approx 5 acres). There are no geotechnical hazards, no 
issues with perc, no other constraints except that there is a creek running through the 
property that, with the setbacks taken into account, occupies approximately 1 hectare. If 
the proposed amendment is adopted and the property size is therefore effectively reduced 
to 9 hectares instead of 10, this would mean that the property can now be subdivided into 
4 lots instead of 5. This would be true even though on a 2 hectare lot there can be plenty 



of room for a house (or 2), outbuildings, driveway, gardens or any other permitted human 
activity without encroaching into the riparian area or required setbacks. 
 
 A planning staff person at the SCRD told me that the proposed amendment is 
necessary to bring our zoning bylaws into alignment with provincial legislation. This is 
the wording in the BC Land Act Riparian Protection Standard: 
 
A proposed development that involves a subdivision of a parcel or strata lot does not 
meet the riparian area protection standard if the subdivision would create a parcel that 
has a developable area that is less than the allowable footprint for that parcel. 
 
I believe that our zoning bylaws already meet this criterion. However, the language could 
be strengthened or made more explicit. The word "footprint" is not defined in the Land 
Act. But it cannot be assumed that footprint means minimum lot size. Zoning Bylaw 722 
includes the term "continuous developable area" which is required on each lot being 
created in a subdivision proposal. (Bylaw 337 uses the term "contiguous usable area".) 
This "continuous developable area" may not include the riparian area and SPEA. In other 
words, lots cannot be created that do not have the required "continuous developable 
area." The riparian zone and SPEA are already netted out of that calculation.  
 
I would like to suggest 2 changes to the proposed amendment: 
 
• That the definition of "continuous developable area" (and the term "contiguous 

usable area") include a definition of "footprint" so that the alignment with 
provincial legislation is made more clear. This definition should refer not only to 
structures but also to any form of human disturbance including driveways and 
gardens, for example.  

• That the proposal to net out the riparian area and relevant setbacks from the 
calculation of total parcel area for the purpose of subdivision NOT be applied 
where lots of .809 hectares (2 acres) or greater are being created.  

 
In my view, these changes would address the issues of protection of sensitive wetlands as 
well as alignment with provincial legislation without unnecessarily restricting the 
creation of new lots on larger acreages in areas where subdivision would otherwise be 
permitted.  
 
Thank you for your consideration of these suggestions. 
 
Sincerely, 
 
Donna Shugar, Roberts Creek 
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