
SUNSHINE COAST REGIONAL DISTRICT 
 

(EGMONT / PENDER HARBOUR (AREA A)  
ADVISORY PLANNING COMMISSION MEETING AGENDA 

Wednesday, September 25, 2024 at 7:00 p.m. 
 

Pender Harbour Secondary School, 13639 Sunshine Coast Highway, Madeira Park, BC 
 
 

CALL TO ORDER 
 
AGENDA 
 
1. Adoption of the Agenda 

 
DELEGATIONS  

MINUTES 

2. Egmont/Pender Harbour (Area A) APC Minutes of June 26, 2024 Pages 1 - 3 
July 2024 Meeting Cancelled 
     

3. Halfmoon Bay (Area B) APC Minutes of June 25 & July 23, 2024 pp 4 - 9 
        

4. Roberts Creek (Area D) APC Minutes of July 15, 2024  pp 10 - 12 
June 2024 Meeting Cancelled 

    
5. Elphinstone (Area E) APC Minutes of June 25, 2024  pp 13 - 17 

July 2024 Meeting Cancelled 
   
6. West Howe Sound (Area F) APC Minutes of June 25, 2024  pp 18 - 19 

July 2024 Meeting Cancelled 
 

BUSINESS ARISING FROM MINUTES AND UNFINISHED BUSINESS  
 
REPORTS 
 
7.  Development Variance Permit DVP00096 (12560 Greaves Road)   pp 20 - 26 

 
 8.  Development Variance Permit DVP00101 (13-15200 Hallowell Road)   pp 27 - 33 
 
 9.  Development Variance Permit DVP00106 (9-15200 Hallowell Road)   pp 34 - 39 
 
NEW BUSINESS 
 

DIRECTORS REPORT  

NEXT MEETING 

ADJOURNMENT 



SUNSHINE COAST REGIONAL DISTRICT 

EGMONT/PENDER HARBOUR (AREA A) ADVISORY PLANNING COMMISSION 

June 26, 2024 

RECOMMENDATIONS FROM THE EGMONT/PENDER HARBOUR (AREA A) ADVISORY 
PLANNING COMMISSION MEETING HELD AT PENDER HARBOUR SATELLITE OFFICE, 12828 
LAGOON ROAD, MADEIRA PARK, B.C. 

PRESENT: Chair Sean McAllister 
Members Yovhan Burega  

Gordon Littlejohn 
Bob Fielding 
Catherine McEachern 
Jane McOuat 

ALSO PRESENT: Electoral Area A Director Leonard Lee 
(Non-Voting Board Liaison) 

Electoral Area A Alternate Director Christine Alexander 
(Non-Voting Board Liaison) 

Administrative Assistant/Recorder A. O’Brien

REGRETS: Members Alan Skelley 
Dennis Burnham 
Tom Silvey 

CALL TO ORDER  7:10 p.m. 

AGENDA  The agenda was adopted as presented. 

Sean McAllister was designated as Chair for this meeting.  

ELECTION OF CHAIR AND VICE CHAIR 

The Election of Chair and Vice-Chair was deferred to the next meeting. 

MINUTES 

Area A Minutes 

The Egmont/Pender Harbour (Area A) APC Minutes of March 27, 2024 were approved as 
circulated. 

The following minutes were received for information: 
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• Halfmoon Bay (Area B) APC Minutes of March 26, 2024. 
• Roberts Creek (Area D) APC Minutes of March 18, 2024. 
• Elphinstone (Area E) APC Minutes of March 26, 2024. 
• West Howe Sound (Area F) APC Minutes of May 28, 2024. 

 
REPORTS 
 
Advisory Planning Commission Questionnaire Results Summary 
 
Points from discussion included: 
 
• The feedback comments lack specificity (ie.how many responding members were in 

agreement). 
• Members feel that their efforts are useless and are not sure why they are here. 
• Would like to know Board decisions were made based on following APC 

recommendations  
• Would like clarity about the types of applications and items that are referred to the 

APC. 
• Frustration with the lack of meetings and therefore the type of questions in the survey 

don’t seem to apply to us. 
• Would like to request that staff attend meetings to introduce items and answer 

questions about the application and Planning processes, if requested. 
• Would like the following questions to be asked of APC members: What do you feel is 

the purpose/role of the APC? Where do members feel our knowledge and advice can 
help our Director with policy and decision-making? Could the Directors provide 
feedback on that question? 

• Feels that the APC could be commenting on more than the very few referrals received. 
• Potential topic is the Advisory Board for the Dock Management Plan.  
• Would like to see the APC provided with more information on sewer and water updates 

and what will happen in the future, especially in relation to upcoming increased 
charges to property owners. 

• Can the SCRD request improvements to the roads through MOTI? 
• This survey does not help inform changes related to improving how our knowledge 

and perspective can have maximum effect. 
 
Recommendation No. 1 Advisory Planning Commission Questionnaire Results Summary 
 
The Egmont/Pender Harbour (Area A) APC recommended that the APCs be asked what 
changes could help improve how our local knowledge and perspective can affect the next 
steps. 
 
Recommendation No. 2 Advisory Planning Commission Questionnaire Results Summary 
 
The Egmont/Pender Harbour (Area A) APC recommended that the Electoral Area Directors 
provide feedback on how they would like to use their APCs for advice.  
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Recommendation No. 3 Advisory Planning Commission Questionnaire Results Summary 
 
The Egmont/Pender Harbour (Area A) APC recommended the Electoral Area Directors 
review the past Board Recommendations that reduced the items which would be referred 
to the APCs and assess the pros and cons of implementing those changes. 
 
The Electoral Area A APC would like to extend thanks to the previous Recording Secretary Kelly 
Kammerle for her assistance and help over many years of service.  
 
DIRECTOR’S REPORT 
 
The Director’s report was received. 
 
NEXT MEETING  July 31, 2024 

ADJOURNMENT 8:58 p.m. 
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SUNSHINE COAST REGIONAL DISTRICT  
HALFMOON BAY (AREA B) ADVISORY PLANNING COMMISSION 

  June 25, 2024 
  

RECOMMENDATIONS FROM THE HALFMOON BAY (AREA B) ADVISORY PLANNING 
COMMISSION MEETING HELD ELECTRONICALLY VIA ZOOM  
 
PRESENT:    Chair    Nicole Huska    
  
  Members  Len Coombes 
    Bob Baziuk 
    Ellie Lenz 
    Kelsey Oxley 
    Kim Dougherty 
     Suzette Stevenson 
     Alda Grames 
    Barbara Bolding (Recorder) 
 
ALSO PRESENT: Director, Electoral Area B  Justine Gabias 
  (Non-Voting Board Liaison)   
 
DELEGATION:              Cove Beach Rd. Proponent Martin & Michelle Gerber 
 (Owners) 
  Eric Pettit (Architect) 
  Jim Green (Consultant) 
 
MEMBERS OF THE PUBLIC:  Darlene Tymo    
 
 
CALL TO ORDER  7:07 p.m. 

AGENDA   The agenda was adopted as presented.  

MINUTES 

Halfmoon Bay (Area B) Minutes 

The Halfmoon Bay (Area B) APC minutes of March 24, 2024 were approved as presented. 

Minutes 

The following minutes were received for information: 
• Egmont/Pender Harbour (Area A) APC Minutes of March 27, 2024  
• Roberts Creek (Area D) APC Minutes of March 18, 2024 
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• Elphinstone (Area E) APC Minutes of March 26, 2024 
• West Howe Sound (Area F) APC Minutes of May 28, 2024 

REPORTS 

Advisory Planning Commission Questionnaire Results Summary  

Information was received with thanks to Staff for providing the information and feedback 
to us. 

Development Variance Permit DVP00099 (7531 Cove Beach Road) –Electoral Area B 

• Owners and Architect provided background information including: 
o Intent of this project 
o History and chronology of the permitting process for this build, Staff advice 

received over time, challenges of building through the transition of Bylaws 
(310 to 722). 

o Provisions made for fire suppression involving a private well and the pool in 
question.   
 

• APC members’ discussed numerous issues related to both variances being 
considered. Discussion brought us to the point where we agreed that we needed 
more information before making a recommendation to approve or deny the 
variances in question.  Our main concerns form Recommendation No. 1 (below).    

Recommendation No.1  Development Variance Permit DVP00099 (7531 Cove Beach Road) 
–Electoral Area B 

The Area B APC recommended that before making a recommendation regarding the DVP 
further information be provided on at least the following points:  
 

• SCRD’s view of the chronology/history of events surrounding the various permit 
applications—what, who, when (especially as they relate to the transition from 
Bylaws 310 to 722).   
 

• Explanation of how this subdivision meets the 5 DVP criteria that are listed on page 
4 of the Staff Report to the EAS committee that was included in the APC’s agenda 
package.   
 

• How to prevent this DVP from becoming a precedent, both in the local area and 
throughout the SCRD 

 
• Current reports relevant to this DVP, especially impact from proposed new 

structures (pool and adu) from qep(s), geotech, fire service.  and if qep and geotech 
reports do not address it, foreshore/ocean impact, storm and flood damage 
prevention 
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• Calculation of Maximum Parcel Coverage especially as is relates to the original 

subdivision of this property.  Was there an error or omission made at the time of 
subdivision by not changing the subdivided lots in the Cove from RU1 to a more 
suitable zone?  Apparently different, yet still appropriate zoning would have 
allowed a Maximum Coverage of >15%. 
 

• ADU floor area and height.  Does it conform to 722 or is a variance part of this DVP 
application? 
 

• What can and cannot occur on the ocean side of a 7.5 M setback from the natural 
ocean boundary e.g. 

o Types of structures 
o Types of landscaping 
o Construction access 

 
AND THAT a member of the SCRD planning staff be present when the Area B APC meets to 
discuss the information that we receive, to clarify points and answer questions that will 
surely arise.    
 
DIRECTOR’S REPORT 

The Director’s report was received.   

NEXT MEETING July 23, 2024  

ADJOURNMENT 9.20 p.m. 
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SUNSHINE COAST REGIONAL DISTRICT  
 

HALFMOON BAY (AREA B) ADVISORY PLANNING COMMISSION 

  July 23, 2024 
  

 
RECOMMENDATIONS FROM THE HALFMOON BAY (AREA B) ADVISORY PLANNING 
COMMISSION MEETING HELD ELECTRONICALLY VIA ZOOM 

  
 
PRESENT:    Chair    Nicole Huska    
  
  Members          Len Coombes 
                                Bob Baziuk     
                                Kim Dougherty 
                                 Suzette Stevenson 
                                Alda Grames 
                                 Barbara Bolding (recorder) 
 
ALSO PRESENT:  Manager, SCRD Planning and Dev. Jonathan Jackson 
   SCRD Planner II Nick Copes 
   DVP00099 Applicant  Eric Pettit 
                               
 
DELEGATION: Birch Way Representative                  Konstantin Vassev  
        
PUBLIC:    5 
 
ABSENT:  Members                             Ellie Lenz 
                               Kelsey Oxley 
                              Justine Gabias (Director, Area B) 
  

 
CALL TO ORDER  7:16 p.m. 

AGENDA   The agenda was adopted as presented.  

MINUTES 

Halfmoon Bay (Area B) Minutes 

The Halfmoon Bay (Area B) APC minutes of June 25, 2024 were approved as presented. 

Minutes 
 
The following minutes were received for information: 

• Egmont/Pender Harbour (Area A) APC Minutes of  26 June, 2024  

• Elphinstone (Area E) APC Minutes of 26 June, 2024 

• West Howe Sound (Area F) APC Minutes of 25 June, 2024 
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REPORTS 

Development Variance Permit DVP00099 (7531 Cove Beach Road) – Electoral Area B 

A detailed discussion of issues related to this application occurred.  The participation of SCRD 
staff members was very helpful to our further understanding of many of the circumstances 
related to it. 
 
The development permit request was considered in 2 parts as outlined in the Staff Report 
Recommendation. 
 
Regarding Section 5.16.1 (a) to reduce the setback for a structure adjacent to the natural 
boundary of the ocean from 15 m to 7.5 m, the APC was divided on this request. No members 
opposed the 7.5 m set back as it has already been approved.  However, while a majority of 
members supported the request for approval of a “structure” (i.e. a pool) in this space, at least 3 
members opposed construction of the same.  
 
Reasons: 
Reasons to support a “structure” (i.e. pool) in this space included: 

• Construction of a plaza in this space is already approved 

• Pool is preferable to a heat reflecting plaza 

• Question comes down to a ‘waterscape” vs. a hardscape 
 

Concerns of those opposed to construction of a pool included:   

• If the pool is to be part of a heat sink for summer cooling, the possibility of warm 
water being released into the ocean needs to be assessed by the appropriate 
agency. 
 

• Pool will increase parcel coverage beyond that which is allowed by current zoning. 
 

• During the design and permit approval process, the owners and architect became 
aware of the specific bylaws requirements re: definitions of “structures” and of 
allowable square footage in this zone, and yet seem to have chosen a plan that 
would lead to overbuilding.     

 

• Pool and fence (per artist’s drawings available on the architect’s website) is not in 
keeping with the OCP guidelines 

 
Regarding Section 7.9.3 to vary the maximum parcel coverage for a parcel over 3500 m2 in the 
RU1 Zone from 15% to  20.5%: 

The Halfmoon Bay APC was about evenly divided on this request.  We could not reach 
agreement and so could not make a recommendation.   

 
Reasons:  

Those in support of the request to increase the maximum parcel coverage considered the 
unique situation described in this application.  Key points included: 

•  SCRD bylaw anomalies that apparently allow up to 35% parcel coverage on smaller 
parcels 

• Application to reduce lot size will increase staff time and SCRD costs.  Approval now 
may create time and cost savings. 
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• The large eaves of the house do not cover living space, and in fact protect it from 
summer heating.  They provide beneficial cooling effects, which are becoming 
essential during our increasingly hot summers.   
 

Those opposed to the increase were concerned with the following: 
 

• The increase to the maximum parcel coverage contradicts the previous (310) and the 
current (722) bylaws applicable to the current zoning of this property.  Increased 
parcel coverage also contradicts OCP principles. 
 

• During the planning and approval process, other designed options were possible but 
apparently not pursued.  The overall site plan was known, but not included with the 
original permit application.  If it had been, adjustments could have been made at the 
time. 
 

• Both the old and new bylaws (known to any applicant) include overhangs/eaves in 
area coverage calculations.  This may differ other jurisdictions, but it’s this region’s 
standard.  The calculation method has been, and will continue to be applied to all 
other permit applicants on the Coast.  We need to apply the bylaws consistently.    

 
  

Zoning Amendment Bylaw No. 722.11 for Subdivision of 8000 Birch Way    
 
Discussion touched on water supply, highway/roadway access, and the potential for subdivision 
of the new lots and covenants, Once again, the presence of SCRD staff was helpful. 
 
Recommendation No. 1   Zoning Amendment Bylaw No. 722.11 for Subdivision of 8000 
Birch Way    
 
The Halfmoon Bay APC supports the application for rezoning of 8000 Birch way as outlined in 
the staff report attached to our meeting agenda. 
 
Reasons: 

• It conforms to the criteria for consideration of a 1 hectare parcel size described in the 
staff report.  Once subdivided, it will still be similar to properties in the neighbourhood.   

 

NEXT MEETING September 17, 2024 by Zoom 

ADJOURNMENT  9:45 p.m. 
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SUNSHINE COAST REGIONAL DISTRICT 
 

ROBERTS CREEK (AREA D)  
ADVISORY PLANNING COMMISSION  

 
July 15, 2024 

 

RECOMMENDATIONS FROM THE ROBERTS CREEK (AREA D) ADVISORY PLANNING 

COMMISSION MEETING HELD AT THE ROBERTS CREEK LIBRARY READING ROOM 

LOCATED AT 1044 ROBERTS CREEK ROAD, ROBERTS CREEK, BC 

PRESENT: Chair Mike Allegretti   
  
 Members Erik Mjanes (recorder) 
  Gerald Rainville  
  Robert Hogg 
  Chris Glew  
  Chris Richmond 
 
ALSO PRESENT: Kelly Backs Electoral Area D Director 
  (Non-Voting Board Liaison) 

Denise Lofstrom    Applicant 
 
  
REGRETS  Meaghan Hennessey  
  Lesley-Anne Staats   
  Francesca Hollander   
  Jim Budd 
  Caroline Tarneaud 
  Vicki Dobbyn (recorder) 
    
  

   
CALL TO ORDER 7:09 p.m. 
 
AGENDA The agenda was adopted as presented.  
 
MINUTES 
 
The Roberts Creek (Area D) APC Minutes of March 18, 2024 were approved as circulated.  
 
The following minutes were received for information: 
 

• Egmont/Pender Harbour (Area A) APC Minutes of March 27, 2024   

• Halfmoon Bay (Area B) APC Minutes of March 26, 2024 

• Elphinstone (Area E) APC Minutes of March 26, 2024 

• West Howe Sound (Area F) APC Minutes of May 28, 2024 
 
REPORTS  
 
Agricultural Land Commission Application ALR00028 (801 Leek Road)  
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Prior to committee discussion, the applicant presented an overview of the proposed project and 
answered questions from APC members. Presentation included an overview of applicant’s 
existing business (Bruinwood Distillery) and background of the current application, including 
timeline, status of riparian development permit (approved), arborist report, and explanation of 
notice of intent process vs. application for non-farm use. Applicant provided an overview of 
proposed use of site, also summarized in the SCRD staff report. ALC application is seeking 
approval to bring in fill solely for construction of meadery (“lounge”). 
 
APC members wished to note that two of the APC members reside in the vicinity of 801 Leek 
Road. Request was made to note this in the minutes.    
 
Questions from committee included: 

• clarification of LCB rules re: alcohol sales, lounge capacity, noise mitigation. 
• status of neighbourhood consultations and feedback to date. 
• confirmation that existing topsoil would not be removed from site. 
• discussion re: the requirement for 50% of farm products used in alcoholic beverage 

production be produced by the same farm. Clarification provided that SCRD is 
responsible for this assessment but would likely defer to ALC expertise when calculating 
50% threshold compliance. 

• questions about project details (e.g., bear proofing, traffic impacts, parking, fencing). 
 
Key Points of Discussion: 
 

• Concerns about future use, how to ensure that any future owner(s) is committed to 
“farming” rather than a commercial enterprise of a different nature.  

• Concerns about details of the land use, parking square footage, traffic in/out of Leek Rd 
and Highway 101. 

• Committee members expressed concern that a similar brewery development had been 
allowed to be established despite community concerns related to non-compliance with 
certain ALC requirements. 

• Support expressed for the proposed use as it leverages Sunshine Coast’s tourism 
potential, contributes to local economic development through niche/boutique business. It 
is a welcome step towards moving away from dependency on resource-based economic 
development. 

• It was noted that applicant/owner has demonstrated success with a somewhat similar 
business over last 7 years. 

• Smaller scale (max 30 seat lounge) and nature of the business (more winery than pub, 
focus on high quality, niche product and food) were cited as more suitable for the 
location than larger, louder commercial operation. 

• Since application concerns only approval to add fill for building construction, committee 
has no concerns with proposal provided that all ALC requirements are met re fill 
specifications. 

 
Recommendation No. 1    Agricultural Land Commission Application ALR00028 (801 Leek 

Road)  

 
The Area D ACP supports the application to the ALC and recommends it proceed to the EAS.  
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REPORTS  
 
Advisory Planning Commission Questionnaire Results Summary was received for information.  

 
DIRECTORS REPORT  
 
Director’s Report was received. 
  
NEXT MEETING September 16, 2024 
 
ADJOURNMENT  8:30 p.m. 
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SUNSHINE COAST REGIONAL DISTRICT  
 

AREA F – WEST HOWE SOUND 
ADVISORY PLANNING COMMISSION 

 
June 25, 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  
  Jon McMorran  
  Tom Fitzgerald 
   
ALSO PRESENT: Director, Electoral Area F  Kate-Louise Stamford 
       (Non-Voting Board Liaison)   
 Recording Secretary Diane Corbett 
 
REGRETS: Member Marlin Hanson 
   
ABSENT: Members Ryan Matthews  
  Vivian McRoberts-Sosnowsk
  
 
CALL TO ORDER  7:02 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 May 28, 2024 were approved as presented. 

REPORTS 

Advisory Planning Commission Questionnaire Results Summary 

The staff report on the Advisory Planning Commission questionnaire results summary was 
received for information. Chair Fitchell thanked the SCRD for the opportunity to comment and 
give feedback. 

Discussion ensued on the summary chart “Question Area” topics. Comments included: 

• Meeting location: travel to Area D & E APC meetings seems doable, Areas B and A 
would be a long drive. Best to meet in the community you live in. Getting to SCRD office 
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via public transit is not easy in the evening. 
• Meeting agendas: want a report back regarding board decisions; want clarification on 

points in the application; difficult to find minutes on Regional District website. 
• Convening monthly: if there are no referred topics to be discussed, as we are a group of 

volunteers taking time out of our lives to meet, if there is nothing to discuss, don’t think 
APC should meet. Think the community association would be more the spot for general 
community topics. APC’s job is to report on the applications. 

• Requests: Staff attending meetings is valuable. Is helpful to know how to follow Roberts 
Rules of Order, and to keep meetings in scope. Interest in how APCs can provide more 
actionable and in scope recommendations/comments to the Board. A reference 
document would be helpful.  

DIRECTOR’S REPORT 

The Director’s report was received. 

NEXT MEETING Tuesday, July 23, 2024 

ADJOURNMENT 7:40 p.m. 
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SUNSHINE COAST REGIONAL DISTRICT STAFF REPORT 

  
TO: Egmont/Pender Harbour Advisory Planning Commission – September 25, 2024 

AUTHOR: Nick Copes, Planner II 

SUBJECT: Development Variance Permit DVP00096 (12560 Greaves Road) - Electoral 

Area A 

RECOMMENDATION 

(1)     THAT the report titled Development Variance Permit DVP00096 (12560 Greaves 

Road) - Electoral Area A be received;  

(2)     AND THAT the Egmont Pender Harbour Advisory Planning Commission review the 

application and provide recommendation(s) to SCRD Board.  

BACKGROUND 

The SCRD has received a development variance permit application for 15260 Greaves Road in 

Electoral Area A. The intent of the application is to allow for the construction of a second dwelling 

unit, and includes the following requested variances: a reduction in the setback for a structure 

adjacent to an exterior side parcel line from 4.5 m to 1.5 m for the building and 0.75 m for 

projections, and an increase in the maximum parcel coverage from 15% to 22%. 

The purpose of this report is to present this application to the Egmont/Pender Harbour Advisory 

Planning Commission for consideration.   

 

DISCUSSION 

Analysis 

Zoning Bylaw No. 337 contains the following regulations which the application proposes to vary: 

 

631.6 (1) No structure shall be located within: 

 

(d) 4.5 metres of an exterior side parcel line. 

 

Note that the siting exemptions section of bylaw 337 allows for overhangs to project up to 2 m 

into the required exterior side parcel line setback 

 

20
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Development Variance Permit DVP00096 (12560 Greaves Road) Electoral 
Area A Page 2 of 5 

 

   

 

631.7 The parcel coverage of all buildings and structures shall not exceed 15 percent 

except where the parcel is 2000 square metres or less the parcel coverage shall not 

exceed 35 percent. 

 

The pie-shaped parcel is 2363.07 m2 in size and at its widest point fronts onto the ocean. The 

parcel currently contains one existing dwelling unit and the owners now wish to construct a 

second dwelling unit, which is permitted by zoning for parcels over 2000 m2 on a community 

sewer system. Given the shape and size of the parcel, in addition to the location of the existing 

dwelling, a setback variance to the side parcel line adjacent to a highway (exterior) is required. 

The highway in question is an undeveloped and inaccessible road right of way. Furthermore, as 

the parcel is over 2000 m2, the Zoning Bylaw restricts the parcel coverage to 15%, which prevents 

the construction of a second dwelling unit. The owners are requesting a variance to 22% to 

facilitate the construction. In comparison it is noted that a parcel with a size of 1999 m2, would 

actually allow for 35% parcel coverage, though would not allow a second dwelling.  

The parcel is located within the Coastal Flooding and Coastal Slopes Development Permit Areas, 

which will require a Development Permit application to be issued, subject to the outcome of the 

variance application. A setback permit from the Ministry of Transportation and Infrastructure 

(MOTI) is also required. MOTI has indicated that a permit would be issued, subject to conditions, 

which the owners are currently working to address.  

The proposed development plans are included in Attachment A.  

Table 1 – Application Summary 

Applicant: Penny Gotto 

Legal Description: LOT 5 OF LOT A BLOCK D DISTRICT LOT 1391 PLAN 17397 

PID: 007-282-958 

Electoral Area: Area A 

Civic Address: 12560 Greaves Road 

Property Size: 2363.07 m2 

Zoning: R3A (Residential and Auxiliary Commercial A) 

OCP Land Use: Residential A 

Proposed Use: To allow for a second dwelling unit 
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Figure 1 - Location Map 

Variance Criteria 

Staff have evaluated this application using SCRD Board Policy 13-6410-6 (Development Variance 

Permits) as criteria as follows:  

1. The variance should not defeat the intent of the bylaw standard or significantly depart from 

the planning principle or objective intended by the bylaw;  

  

2. The variance should not negatively affect adjacent or nearby properties or public lands;  

 

3. The variance should not be considered a precedent, but should be considered as a unique 

solution to a unique situation or set of circumstances; 

 

4. The proposed variance represents the best solution for the proposed development after all 

other options have been considered; and 

 

5. The variance should not negatively affect the natural site characteristics or environmental 

qualities of the property. 

The applicant’s response to these criteria and staff analysis are provided below. 
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Area A Page 4 of 5 

 

   

 

Applicant Rationale 

 

• The purpose of the new home is to create additional space for family members. 

• The exterior side setback should be treated as a normal side setback of 1.5 m as the road 

dedication is not built and is inaccessible. 

• The parcel coverage of all proposed living space is 14%, the additional 7.58% is made up 

of decks and a carport. 

• The parcel coverage would be greater if the lots was smaller (35% vs 15%). 

• The option of an addition within the existing floorplate, would impact the design of the 

existing home and also be cost prohibitive.  

• The design of new home would have a similar and complementary to the existing log 

home. 

• Alternate siting on the property is not viable. 

• The location of the proposed home is at the widest point on the lot and meets the 7.5m 

required setback from the natural boundary of the ocean. It is over 20 m away from the 

neighbouring property.  

• The location was chosen as it is safest from a geotechnical perspective, greatly reducing 

the risk of landslides or sinkholes, which are a risk on other areas of the site. 

• The size of the existing dwelling is 251 m2 and the proposed dwelling is 105 m2, which is 

quite reasonable. 

• The design aims to preserve existing landscaping and trees, with the tree house design 

incorporating tree trunks and the efficient vertical stacking of living spaces. 

 

Staff Comment  
 

Staff provide the following comments on the proposed variances and applicant’s rationale: 

 

• Staff note that the highway is undeveloped and inaccessible. 

• Given the intent of the Zoning Bylaw is to allow for two dwellings on properties over 

2000m², a 15% parcel coverage would make this more challenging on lots of that are 

only slightly over that size, as is the case here with a 2363.07 m2 lot.  

• The required 4.5 m exterior side setback greatly reduces useable area on the parcel. 

• As the lot fronts onto the ocean at its widest point, it is subject to a 7.5 m setback which 

further limits alternative locations for an additional dwelling unit to be located. 

• The location is unlikely to have any effect on neighbours or users of Greaves Road. 

• The proposed location has been deemed safe by a geotechnical engineer. 

 

Summary 

 

In summary, staff are supportive of the variance application as proposed, given the size and 

shape of the parcel, in addition to the restrictions imposed by the road dedication and limited 

parcel coverage allowance.  
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Timeline for next steps or estimated completion date  

 

Staff will take this application to the Electoral Area Services Committee (EAS) for consideration 

once APC comments are received.   

CONCLUSION  

The proposed development variance permit to vary the setback from an exterior side parcel line 

and increase the permitted parcel coverage would facilitate the construction of an additional 

dwelling unit on the property. As set out above, staff are supportive of the application and 

recommend issuing the development variance permit. If approved, the applicant would, subject 

to the issuance of the associated development permit, be able to proceed to the building permit 

stage. 

ATTACHMENTS 

Attachment A –Site Plan and Rendering 
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SUNSHINE COAST REGIONAL DISTRICT STAFF REPORT 

  
TO: Egmont/Pender Harbour Advisory Planning Commission – September 25, 2024 

AUTHOR: Nick Copes, Planner II 

SUBJECT: Development Variance Permit DVP00101 (13-15200 Hallowell Road) - 

Electoral Area A 

RECOMMENDATION 

(1)     THAT the report titled Development Variance Permit DVP00101 (13-15200 Hallowell 

Road) - Electoral Area A be received;  

(2)     AND THAT the Egmont Pender Harbour Advisory Planning Commission review the 

application and provide recommendation(s) to SCRD Board.  

BACKGROUND 

The SCRD has received a development variance permit application for 13-15200 Hallowell Road 

in Electoral Area A to allow for the construction of an addition to a dwelling unit. The intent of the 

application is to decrease the setback from the natural boundary of Sakinaw Lake from 20 m to 

15 m to allow for an addition to an existing non-conforming building.  

The purpose of this report is to present this application to the Egmont/Pender Harbour Advisory 

Planning Commission for consideration.   

 

DISCUSSION 

Analysis 

Zoning Bylaw No. 337 contains the following regulation which the application proposes to vary: 

 

515  (1) Not withstanding any other provision of this bylaw, and for the purpose of flood 

protection, no building or any part thereof, except a boathouse or wharf located 

solely on a waterbody, shall be constructed, reconstructed, moved, located or 

extended within: 

 

(c) 20 metres of the natural boundary of all other lakes; 

 

The Egmont/Pender Harbour Official Community Plan (OCP) contains the following policy: 

27



Report to Egmont/Pender Harbour Advisory Planning Commission - September 25, 2024 

Development Variance Permit DVP00101 (13-15200 Hallowell Road) 
Electoral Area A Page 2 of 6 

 

   

 

 

(m) SCRD may give consideration to additions to existing lakefront dwellings that do not conform 

to the established lakefront setbacks through a development variance permit application to a 

maximum floor area of 28 square metres, including deck space, subject to the following 

considerations:  

 

i. the addition does not encroach any closer to the lake;   

ii. the parcel complies with current standards and requirements for a septic disposal 

system pursuant to the Sewerage System Regulation;  

iii. a qualified environmental professional in accordance with the Riparian Areas 

Regulation assesses the proposal, provides recommendations and identifies the 

streamside protection and enhancement area;   

iv. a covenant is registered on the title of the property to protect the native vegetation 

within the Streamside Protection and Enhancement Area (SPEA) and to confirm that 

the addition is on a one-time-only basis and all future buildings and structures shall 

meet the setbacks established within the zoning bylaw. 

 

The existing dwelling is considered legal non-conforming and is located within the established 15 

m Streamside Protection and Enhancement Area (SPEA). The proposed addition would exceed the 

28 square metre one-time addition (within the established 20 m lakefront setback) supported in 

the OCP policy. The applicant has not provided the floor area of the existing dwelling or the 

proposed addition at this time, however based on the Site Plan provided (Attachment A) it appears 

that the proposed addition is roughly double the size of the existing home. 

The addition would be located at the rear of the building, further away from the lake than the 

existing dwelling and outside of the 15 m SPEA. While minor encroachment into the SPEA may be 

required for construction, the area is an existing disturbed area and no additional disturbance is 

required. The province has approved the 15 m SPEA and the initial development plans submitted 

by the Qualified Environmental Professional. The SCRD will also require a Development Permit for 

Development Permit Area 4: Riparian Assessment Areas, subject to the outcome of the variance 

application.  

A development variance permit was issued in 1996 to allow for the addition of a sundeck at a 

setback of 10.7 m from Sakinaw Lake. Therefore, this proposal does not conform to policy iv. of 

the OCP which notes that additions should be on a one-time-only basis. This policy came into 

effect in 1998.  

District Lot 3252 is approximately 29 acres and contains 39 residential addresses or “lots”, owned 

by individual shareholders. The number of permitted dwellings is non-conforming as established 

in 3252 Holdings Ltd. v. Sunshine Coast (Regional District, however other land use regulations 

including setbacks, height restrictions, and development permit areas apply to all new buildings. 

Table 1 – Application Summary 

28



Report to Egmont/Pender Harbour Advisory Planning Commission - September 25, 2024 

Development Variance Permit DVP00101 (13-15200 Hallowell Road) 
Electoral Area A Page 3 of 6 

 

   

 

Applicant: Peter Schober 

Legal Description: DISTRICT LOT 3252 GROUP 1 NEW WESTMINSTER DISTRICT 

PID: 015-886-182 

Electoral Area: Area A 

Civic Address: 13-15200 Hallowell Road 

Property Size: 122,637.43 m2 

Zoning: RU1A (Rural Residential A) 

OCP Land Use: Rural Residential A 

Proposed Use: To vary the setback to the natural boundary of Sakinaw Lake to allow for 

an addition to an existing dwelling unit.  

 

 
Figure 1 - Location Map 

Variance Criteria 

Staff have evaluated this application using SCRD Board Policy 13-6410-6 (Development Variance 

Permits) as criteria as follows:  

1. The variance should not defeat the intent of the bylaw standard or significantly depart from 

the planning principle or objective intended by the bylaw;  
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2. The variance should not negatively affect adjacent or nearby properties or public lands;  

 

3. The variance should not be considered a precedent, but should be considered as a unique 

solution to a unique situation or set of circumstances; 

 

4. The proposed variance represents the best solution for the proposed development after all 

other options have been considered; and 

 

5. The variance should not negatively affect the natural site characteristics or environmental 

qualities of the property. 

 

The applicant’s response to these criteria and staff analysis are provided below. 
 

Applicant Rationale 

 

• The addition is located on the already disturbed portion of the property which was 

originally a road. 

 

• The proposed addition minimizes the footprint on the property and requires the least 

amount of tree removal. 

 

• No shadows on neighbouring properties or obstruction of views. 

 

• Already an existing driveway and septic system in place. 

 

• There is an existing cleared area behind the existing structure, thus this proposal requires 

the least disturbance to the property. 

 

• This is the best and most efficient way to build an addition. 

 

• No environmental concerns as the area is mostly cleared and serviced by an existing 

driveway. The addition is behind the existing structure away from Sakinaw Lake.  

 

Staff Comment  
 

Staff provide the following comments on the proposed variances and applicant’s rationale: 

 

• Staff note that the protection of Riparian Areas are important and usually recommend a 

setback from the SPEA (which may be implemented as part of an ongoing micro-policy 

project and related bylaw amendment process). In this case, the addition is proposed up 

to the 15 m SPEA itself (15 m from the natural boundary of the lake).  
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• The existing non-conforming structure presents a unique situation where an addition 

cannot be performed without a variance, nor at a setback from the SPEA. 

 

• The proposal does not meet the OCP policy that limits additions to no more than 28 m2 

(within the established lakefront setback), especially as a previous variance for a deck 

addition was already granted. 

 

• Given the size of the existing cabin and the size of the proposed addition, constructing a 

new home at the required setback would be more in line with OCP policies and zoning 

regulations, whilst reducing the impact on the SPEA. 

 

• A Riparian Assessment indicating the 15 m SPEA and proposed development has been 

approved by the Province. 

 

• Where existing development exists in a SPEA, the life of the building should be 

considered. While the age of the existing cabin is not known, a new building at a 

conforming setback would have a longer life expectancy.  

 

• The applicant could submit a revised proposal to limit the addition to 28 m2 or less, 

within the established lakefront setback, in line with the OCP policy, or look at an 

alternate approach to meeting the intent of the setback requirements and related OCP 

policy and RAPR regulations.  

 

In summary, staff are not supportive of the variance application as proposed, due to the size and 

scope of the addition and non-conformance with OCP policies and zoning regulations. 

 

Timeline for next steps or estimated completion date  

 

Staff will present this application to the Electoral Area Services Committee (EAS) for 

consideration once APC comments are received.   

CONCLUSION  

The proposed development variance permit to vary the setback from the natural boundary of 

Sakinaw Lake would facilitate the construction of an addition to an existing non-conforming 

dwelling.  As set out above, staff are not supportive of the application, as currently proposed. If 

approved, the applicant would, subject to the issuance of the associated development permit, be 

able to proceed to the building permit stage. 

ATTACHMENTS 

31



Report to Egmont/Pender Harbour Advisory Planning Commission - September 25, 2024 

Development Variance Permit DVP00101 (13-15200 Hallowell Road) 
Electoral Area A Page 6 of 6 

 

   

 

Attachment A –Site Plan 
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SUNSHINE COAST REGIONAL DISTRICT STAFF REPORT 

  
TO: Egmont/Pender Harbour Advisory Planning Commission – September 25, 2024 

AUTHOR: Nick Copes, Planner II 

SUBJECT: Development Variance Permit DVP00106 (9-15200 Hallowell Road) - 

Electoral Area A 

RECOMMENDATION 

(1)     THAT the report titled Development Variance Permit DVP00106 (9-15200 Hallowell 

Road) - Electoral Area A be received;  

(2)     AND THAT the Egmont Pender Harbour Advisory Planning Commission review the 

application and provide recommendation(s) to SCRD Board.  

BACKGROUND 

The SCRD has received a development variance permit application for 9-15200 Hallowell Road in 

Electoral Area A to allow for the construction of a carport attached to an existing dwelling unit. 

The intent of the application is to decrease the setback from the natural boundary of Sakinaw 

Lake from 20 m to 18.5 m to allow for a carport addition to an existing non-conforming building.  

The purpose of this report is to present this application to the Egmont/Pender Harbour Advisory 

Planning Commission for consideration.   

 

DISCUSSION 

Analysis 

Zoning Bylaw No. 337 contains the following regulation which the application proposes to vary: 

 

515  (1) Not withstanding any other provision of this bylaw, and for the purpose of flood 

protection, no building or any part thereof, except a boathouse or wharf located 

solely on a waterbody, shall be constructed, reconstructed, moved, located or 

extended within: 

 

(c) 20 metres of the natural boundary of all other lakes; 

 

The Egmont/Pender Harbour Official Community Plan (OCP) contains the following policy: 
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(m) SCRD may give consideration to additions to existing lakefront dwellings that do not conform 

to the established lakefront setbacks through a development variance permit application to a 

maximum floor area of 28 square metres, including deck space, subject to the following 

considerations:  

 

i. the addition does not encroach any closer to the lake;   

ii. the parcel complies with current standards and requirements for a septic disposal 

system pursuant to the Sewerage System Regulation;  

iii. a qualified environmental professional in accordance with the Riparian Areas 

Regulation assesses the proposal, provides recommendations and identifies the 

streamside protection and enhancement area;   

iv. a covenant is registered on the title of the property to protect the native vegetation 

within the Streamside Protection and Enhancement Area (SPEA) and to confirm that 

the addition is on a one-time-only basis and all future buildings and structures shall 

meet the setbacks established within the zoning bylaw. 

 

The existing dwelling is considered legal non-conforming and is located within the established 15 

m Streamside Protection and Enhancement Area (SPE). The Site Plan, included as Attachment A 

shows the existing dwelling and related land alteration and the proposed carport. While the 

addition at approximately 44 square metres would be larger than the 28 square metres in the OCP 

policy, the portion within the established lakefront setback of 20 m, would be only 6.4 m2, 

therefore the proposal is line with the OCP policy.  

The addition would be located at the rear of the building, furthest away from the lake and fully 

outside of the 15 m SPEA. Given that there is a 3.5 m buffer from the SPEA to the addition, 

additional disturbance within the SPEA is not expected. While there is already substantial 

disturbance within the SPEA, the Qualified Environmental Professional has provided a Condition 

and Impact Assessment with recommendations for protection, as well as enhancement and 

restoration, although the latter two elements are limited given the limited disturbance proposed 

within the SPEA. The province has approved the 15 m SPEA and the initial development plans 

submitted by the Qualified Environmental Professional. The SCRD has received an associated 

Development Permit application for Development Permit Area 4: Riparian Assessment Areas, 

which would be processed subject to the outcome of the variance application.  

District Lot 3252 is approximately 29 acres and contains 39 residential addresses or “lots”, owned 

by individual shareholders. The number of permitted dwellings is non-conforming as established 

in 3252 Holdings Ltd. v. Sunshine Coast (Regional District, however other land use regulations 

including setbacks, height restrictions, and development permit areas apply to all new buildings. 

Table 1 – Application Summary 
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Applicant: Mark Chernoff 

Legal Description: DISTRICT LOT 3252 GROUP 1 NEW WESTMINSTER DISTRICT 

PID: 015-886-182 

Electoral Area: Area A 

Civic Address: 13-15200 Hallowell Road 

Property Size: 122,637.43 m2 

Zoning: RU1A (Rural Residential A) 

OCP Land Use: Rural Residential A 

Proposed Use: To vary the setback to the natural boundary of Sakinaw Lake to allow for a 

carport addition to an existing dwelling unit.  

 

 
Figure 1 - Location Map 

Variance Criteria 

Staff have evaluated this application using SCRD Board Policy 13-6410-6 (Development Variance 

Permits) as criteria as follows:  

1. The variance should not defeat the intent of the bylaw standard or significantly depart from 

the planning principle or objective intended by the bylaw;  
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2. The variance should not negatively affect adjacent or nearby properties or public lands;  

 

3. The variance should not be considered a precedent, but should be considered as a unique 

solution to a unique situation or set of circumstances; 

 

4. The proposed variance represents the best solution for the proposed development after all 

other options have been considered; and 

 

5. The variance should not negatively affect the natural site characteristics or environmental 

qualities of the property. 

 

The applicant’s response to these criteria and staff analysis are provided below. 
 

Applicant Rationale 

 

• There is already a granfathered structure in the setback 

• The area within the required 20 m Zoning Bylaw setback is minimal at 6.4 m2 and can be 

considered in line with the OCP policy. 

• The carport is not on public lands or visible from any other property. 

• The carport will not impact the neighbours, who are in support of the proposal. 

• The situation is unique, the location is the only possible location given the existing 

structure and the access road immediately behind the proposed carport. 

• The carport aims to satisfy the need for providing cover from the elements to load and 

unload the vehicle. 

• The homeowners wish to age in place and require a covered accessible entrance to the 

home as they age. The carport will allow them to continue using the home with their 

family and will provide an additional emergency exit.  

• The proposal will not affect the natural site characteristics. The area has already been 

disturbed and minimal groundwork is required.  

 

 

 

Staff Comment  
 

Staff provide the following comments on the proposed variances and applicant’s rationale: 

 

• Staff note that the protection of Riparian Areas are important and usually recommend a 

setback from the SPEA (which may be implemented as part of an ongoing micro-policy 

project and related bylaw amendment process). In this case, the addition is proposed 

with a 3.5 m setback from the SPEA (18.5 m from the natural boundary of the lake).  
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• The existing non-conforming structure presents a unique situation where an addition 

cannot be performed without a variance. 

• The proposal is in line with the OCP policy that limits additions to a one-time addition of 

no more than 28m², as the addition within the established lakefront setback is only 6.4 

m2. 

• The applicant’s desire to provide an additional, covered and accessible access to the 

home is reasonable. 

• A Riparian Assessment indicating the 15 m SPEA and proposed development has been 

approved by the Province. 

• The applicant has submitted a Condition and Impact Assessment, with the aim of 

improving the current situation within the disturbed SPEA. This would include 

maintaining existing vegetation, not further increasing the footprint of existing 

infrastructure within the SPEA beyond that of the proposed addition, and the potential 

for planting of native species within the SPEA. 

 

Summary 

 

In summary, staff are supportive of the variance application as proposed, given the size and 

scope of the addition and alignment with OCP policies. 

 

Timeline for next steps or estimated completion date  

 

Staff will present this application to the Electoral Area Services Committee (EAS) for 

consideration once APC comments are received.   

CONCLUSION  

The proposed development variance permit to vary the setback from the natural boundary of 

Sakinaw Lake would facilitate the construction of a carport addition to an existing non-conforming 

dwelling. As set out above, staff are supportive of the application and recommend issuing the 

development variance permit. If approved, the applicant would, subject to the issuance of the 

associated development permit, be able to proceed to the building permit stage. 

ATTACHMENTS 

Attachment A –Site Plan 
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