
SUNSHINE COAST REGIONAL DISTRICT 

AREA F – WEST HOWE SOUND 
ADVISORY PLANNING COMMISSION 

May 28, 2024 

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

PRESENT: Chair Susan Fitchell 

Members Katie Thomas 
Miyuki Shinkai 
Jonathan McMorran 
Marlin Hanson 

ALSO PRESENT: Director, Electoral Area F  Kate-Louise Stamford 
(Non-Voting Board Liaison) 

Alternate, Director Electoral Area F Ian Winn 
(Non-Voting Board Liaison) 

Recording Secretary Diane Corbett 
Public 3 

ABSENT: Members Tom Fitzgerald 
Ryan Matthews 
Vivian McRoberts-Sosnowski 

CALL TO ORDER 7:04 p.m. 

ELECTION OF CHAIR AND VICE CHAIR 

Susan Fitchell was elected Chair of West Howe Sound Advisory Planning Commission. 

Miyuki Shinkai was elected Vice Chair of West Howe Sound Advisory Planning Commission. 

AGENDA The agenda was adopted as presented.  

MINUTES 

West Howe Sound (Area F) Minutes  

The West Howe Sound (Area F) APC minutes of September 26, 2023 were approved as 
circulated. 

Minutes  

The following minutes were received for information: 
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• Egmont/Pender Harbour (Area A) APC Minutes of September 27, 2023 &  
March 27, 2024 

• Halfmoon Bay (Area B) APC Minutes of September 26, 2023 & March 26, 2024 
• Roberts Creek (Area D) APC Minutes of September 18, 2023, February 19, 2024, & 

March 18, 2024 
• Elphinstone (Area E) APC Minutes of September 26, 2023 & March 26, 2024 

REPORTS 

Official Community Plan Amendment No. 640.6 & Zoning Bylaw Amendment No. 722.10 – 1691 
Jensen Road 

The APC discussed the staff report regarding Official Community Plan (OCP) 
Amendment and Zoning Bylaw Amendment applications to change the OCP land use 
designation, zoning designation, and subdivision district of the 0.3 ha non-Agricultural Land 
Reserve (ALR) portion of 1691 Jensen Road to enable subdivision and future residential 
development of the portion of the parcel outside of the ALR. 

Owner/agent David Morgan provided background on the amendment applications and 
responded to APC member inquiries. He outlined issues raised at a Public Information Meeting 
on the applications that he sponsored on May 8, 2024, and discussed how he planned to 
address these. 

The applicant’s daughter, Holly Morgan, spoke of her intention to move back to the Sunshine 
Coast to work, and to live on the property. 

Points from ensuing discussion included: 

• Don’t see anything wrong with it. 
• Not clear on what the plan is. 
• Uses permitted are quite different between the agricultural land and R1. That is a reason 

to change the zoning along with the subdivision. A buffer of non-agricultural uses 
between the agricultural and the non-agricultural uses is a positive part of the plan. 

• This is quite simple. Right now you can only have one house on that whole lot. 
Subdivision allows you to have an additional house. It is not in the ALR anymore. The 
OCP says it should be Agricultural but you are changing that to make it Residential. I 
support both of those changes. Allowing for a house in a place that does not allow for 
agricultural use makes sense. Don’t see how one household would cause too much 
traffic on the road; it should not necessitate a traffic survey. 

• Squamish Nation had expressed concern for the movement of elk through the area.  
• During the build, make sure neighbours are informed regarding any potential traffic 

issues.  Ensure that trucks are moving as safely as possible and under the speed limit. 
• At the Public Information Meeting, had the impression that lots of people were not happy 

and were upset with development happening. Concerns included: the residence being 
rented out, and tenants going in and out; traffic issues; moving any ALR land and 
making it residential; uncertainty about what was happening with the property as a 
whole; and the change of OCP and land use designation. It would be worthwhile to hear 
more opinions from the neighbourhood through a public hearing. Be careful in how we 
examine this in going forward.  

• Heard that there was a lot of confusion with the subdivision information at the meeting. 
Many thought it was going to be the entire 40 hectares that would be subdivided. 

• At a public hearing, there should be more clarity regarding future development.  
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• Sounds like signage on the site isn’t helpful, creating some confusion. Clear this up 
before a public hearing. If area residents live outside the 100-metre notification area, 
they would not receive a mailout with information. Need to increase communication 
regarding planning applications to prevent confusion. Would be helpful if signage has a 
public hearing date. 

• This subdivision has implications further than the 100 metres. 

Recommendation No. 1 Official Community Plan Amendment No. 640.6 & Zoning Bylaw 
Amendment No. 722.10 – 1691 Jensen Road 

The Area F APC recommended support for the OCP and zoning amendment for 1691 Jensen 
Road. 

DIRECTOR’S REPORT 

The Director’s report was received. 

NEXT MEETING Tuesday, June 25, 2024 

ADJOURNMENT  8:49 p.m. 




