Resolution to hold public hearing

089/25

Recommendation No. S Zoning Amendment Bylaw No. 722.4 for 1747 Storvold Road -
Consideration of Second Reading and Referral to Public Hearing - Electoral Area F

THAT the Zoning Amendment Bylaw No. 722.4, be amended as presented;

AND THAT Zoning Amendment Bylaw No. 722.4, be forwarded to the Board for Second
Reading;

AND THAT a Public Hearing to consider Zaning Amendment Bylaw No. 722.4 be scheduled;

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

Updated Resolution

314/25

THAT a Public Hearing to consider Zoning Amendment Bylaw No. 722.4 (1747 Storvold
Road) be scheduled for January 19, 2026 at 7:00 p.m.at Eric Cardinall Hall located at 930
Chamberlin Road, West Howe Sound (Electoral Area F);

AND THAT the delegated Chair and Alternate Chair be revised to be Director Toth as
delegated Chair and Director Stamford as delegated Alternate Chair to conduct the public

hearing.



SUNSHINE COAST REGIONAL DISTRICT REFERRAL REPORT
.

TO: West Howe Sound APC — November 22, 2022
AUTHOR: Nick Copes, Planner ||

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

RECOMMENDATIONS

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

BACKGROUND

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

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

Table 1 - Application Summary

Owner / Applicant: Chad Hershler

Legal Description: LOT F DISTRICT LOT 1398 PLAN 21588

Electoral Area: F - West Howe Sound

Parcel Area: Total: 1.94 HA

QCP Land Use: Rural Residential B

Zoning: RU1 (Rural Residential One)

Subdivision District: G (minimum 1.75 HA)

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

CURRENT CONDITIONS AND PROPOSED USES

The subject property is within West Howe Sound and is located in close proximity to the
Langdale Ferry Terminal. The property contains two single-unit dwellings and some auxiliary
buildings. The proposed uses are consistent with the Official Community Plan (OQCP) Rural
Residential B land use designation and the OCP policies surrounding the creation of affordable
housing; however, a zoning amendment is required as the proposed uses and residential
density do not conform to the Rural Residential One (RU1) zoning. If approved, a development
permit would be required for the placement of the two auxiliary dwelling units to address geo-
technical hazards in the area. The applicant has also proposed conditions of use to limit impacts
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The OCP policies for the Rural Residential B land use note that this designation applies to rural
acreage parcels mostly located outside of service areas. These acreage parcels are conducive
to a variety of rural uses including agriculture, home occupations, garden nurseries, low density
campgrounds and keeping of livestock. Section 5.3 (2) states:

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

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

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

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

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

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

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

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

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

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

e [ntegrate housing development with the rural context.

e Use housing agreements to secure affordable housing.

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

When evaluating the applicant’s proposal, it is worth noting that it is a modest increase to
density of a specific parcel. While the location is rural, the applicant has developed plans for
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sewage treatment on site, fire protection and mitigation of neighbourhood impacts. The site is
located close to the Port Mellon Highway and the Langdale Ferry Terminal.

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

Agriculture

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

To increase food production and food security within the OCF area.

e To provide for agricultural activities, particularly small-scale sustainable market garden
farming, including on-sife sales.

e To increase opportunities for local farmers to provide local sources of a range of
agricultural products, including the opportunity to market locally-produced food products.

s To support focal production and processing of value added agricultural products.

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

Zoning Bylaw No, 722

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

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

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

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

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

» Maximum size of auxiliary dwelling units of 75 m? each

2022-Mov 22 APC referral-1747 Stervold Road.docx 1 7
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Additionally, the applicant proposed a number of mitigation measures that can be found in the
“Smart Farm Pilot Details” brochure attached as Appendix B. Staff will work with the applicant to
ensure the conditions of use and mitigation measures are properly implemented through
additions to zoning or covenants where appropriate. A housing agreement or covenant to
ensure the provision of affordable housing would also be determined through consultation with
the applicant.

Agency Referrals
The application has been referred to SkwxwUl7mesh Nation, Ministry of Transportation and

Infrastructure (MOTI), Vancouver Coastal Health (VCH), Agricultural Land Commission (ALC),
Gibsons Fire Department, building department and infrastructure department.

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

VCH No comments received at time of report writing.

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

Skwxwa7mesh | Application is being analyzed.

Nation

Building No comments received at time of report writing.

Infrastructure No comments. This property is outside SCRD water serviceable area without major
capital infrastructure improvements.

ALC The ALC's interests are unaffected as the property does not lie within the ALR. That
said the subject property adjoins the ALR, however, the proposed expansion of uses
will not likely have any negative effects on the adjoining ALR.

Public Information Meeting

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

Timeline for Next Steps

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

STRATEGIC PLAN AND RELATED POLICIES

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

2022-Nov 22 APC referral-1747 Storvold Road.docx 1 8



Referral to APC - November 22, 2022
Zoning Amendment Bylaw No. 722.4 for 1747 Storvold Road Page 7 of 7

CONCLUSION

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

ATTACHMENTS
Appendix A — Applicant Rationale Letter
Appendix B — Smart Farm Pilot Details

Appendix C — Public Information Meeting Summary

2022-Nov 22 APC referral-1747 Stcrvold Road.docx 1 9



Appendix A - Rationale Letter

November 22, 2021

To the Sunshine Coast Regional District Board of Directors,
Thank you in advance for taking the time to read this application.

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

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

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

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

Our proposed site-specific zoning amendments would—in essence—be a “Smart Farm” pilot. As
mentioned above, we have worked with the planning department for many years on this project. This
pilot proiect would use the ‘co-operative’ model we highlight on our website

The Smart Farm pilot will be owned and operated by a community service
co-operative made up ot individual and group members. The mission of the community service co-
operative will be to provide space and facilities for cultural and education programming that reconnects
us with the land, our indigenous roots and each other. The members of the cooperative will include: the
four family units living in the dwellings, The Art Farm, and Talaysay Tours. Each membership will come
with certain rights of use on the property—from living in the homes to growing and harvesting food to
operating cultural or educational retreats with the community. A covenant will be placed on the sale of
the property that ensures the land will be reserved for cultural and agricultural use in perpetuity.
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We are asking for an increase in housing density to allow for two more ‘tiny’ homes to be built on our
property (in addition to our existing two single family dwellings). These new homes would be no larger
than 800 square feet. The tiny homes would provide affordable workforce housing for single individuals,
a couple and/or a small family. We are also asking for an amendment to allow for ‘Assembly’ on our
property. This would enable us to carry out the education and cultural programming we envision for the
space. We are happy to work with planning staff to put appropriate limitations on this to ensure we
sustain the rural residential look and feel of the property.

Over the past few years, in preparation for this application, we have added additional parking, a
roundabout, fencing, berms and landscaping for privacy and sound barriers between our property and
our neighbour’s property to the south, As you will see in the proposed site drawings, we have
endeavoured to place all our buildings and infrastructure as far from this neighbour’s property line (due
to a shared hydro line, it is the most exposed boundary). In addition, we have taken care to preserve the
existing sound and privacy barriers {forest and trees) between our other neighbours to the east and
north. See our attached document for more specifics on water treatment and septic requirements.

Our rationale for these proposed site-specific zoning amendments is laid out in the attached
documentation but bears repeating here:

How the Smart Farm pitot fits into the Official Community Plan for Area F

The Rural Residential B designation applies to rural acreage parcels that are for the most part located
outside of service areas, including water distribution, fire protection, and solid waste collection. The
properties are also located outside of the Agricultural Land Reserve. These acreage properties are
conducive to the rural residential lifestyle and further rural uses such as home occupations, garden
nurseries, agriculture, keeping of livestock, low density campgrounds, spiritual and cultural retreats may
be considered where properties are large enough to provide sufficient buffer to neighbouring parcels.

The Smart Farm pilot will:
e Lessen the impact of human settlement on the environment,
¢ Showcase a low impact cultural use on a self-sustaining rural residential parcel,
s Provide affordable housing through a mixture of smaller housing forms, and
¢ Remain part of the agricultural base for the community

How the Smart Farm pilot will suppart the SCRD and Sunshine Coast community as a whole

AFFORDABLE HOUSING

In September, 2020, the Urban Matters consultation group released the ‘Sunshine Coast Housing Needs
Report’, which was followed by the ‘Housing Needs Report Implementation Framework’ in December
2020. These reports show a clear need for more diverse housing options on the Sunshine Coast, and

provide recommendations in facing the housing crisis.

According to the Housing Needs Report (citing a variety of sources), affordability of housing continues to
be the greatest challenge in the West Howe Sound community.

The Smart Farm pilot project will address our Affordable Housing crisis by modeling:
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Thank you again for taking the time to read through this application and consider our proposal. We
believe the Sunshine Coast will benefit greatly from this, and are committed to a low impact elegant
development that will prove the viability of this model within a rural residential setting. What we have
learned over the years is that when you honour in the land, the land takes care of you. That is our
intention for ourselves, for our community, for our children and for our children’s children.

With respect and gratitude,

Chad Hershler
Executive Director

Deer Crossing The Art Farm

ol4 8U5 253/
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Appendix C - Public Information Meeting Summary

Deer Crossing The Art Farm — Smart Farm Pilot 1747 Storvold Rd Gibsons BC

Public Information Meeting Summary Report

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

Issues of concern:

¢ Increased traffic and parking

e Noise - [arge gatherings; people coming & going

e  (Overnight retreats

e Increased density

e |nfrastructure to support increased density — water, septic

e Fear with variables re public property

s Concerns about new unfamiliar people coming to neighborhood

Comments of support from PIM:

» Concerns re. young people not being able to get into the market and would like to be able to
share their property (lives in Roberts Creek)
o  Family struggling to find affordable housing, things are changing, we need to make our choices
about what change looks like
e Most people don’t understand what DCAF does
o Nurturing, love, entertainment, creativity
e A beautiful place to grow up but now do | have to leave because it’s becoming a place only for
the wealthy. | don’t want to leave and feel this is a beautiful/valuable proposal.
e This type of thing is happening all over the world
s Rolling Earth got assembly through public process; interested in pilot
o Issue re: ALR with less density

Comments of support from emails:

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

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

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

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

“In a time when people are often so divided, it is hard for me to understand how a proposal to

build community, teach people to work together, honour the land and the people that live here,
give historical context to the surroundings, paint the world with creativity, and provide a

37






SUNSHINE COAST REGIONAL DISTRICT REFERRAL REPORT
. __________________________________________________

TO: Electoral Area Services Committee — November 21, 2024

AUTHOR: Nick Copes, Planner I1

SUBJECT: ZONING AMENDMENT BYLAW NO. 722.4 FOR 1747 STORVOLD ROAD - ELECTORAL
AREA F

RECOMMENDATIONS

1. THAT the report titled Zoning Amendment Bylaw No. 722.4 for 1747 Storvold
Road - Electoral Area F, be received for information;

2. AND THAT Zoning Amendment Bylaw No. 722.4 be forwarded to the Board for
First and Second Reading;

3. AND THAT a Public Hearing to consider Zoning Amendment Bylaw No. 722.4 be
scheduled;

4. AND FURTHER THAT Director be delegated as the Chair and Director
be delegated as the Alternate Chair for the Public Hearing

BACKGROUND

The SCRD received Zoning Bylaw amendment application to amend Zoning Bylaw 722 to
allow for an Assembly use and two auxiliary dwelling units (in addition to two existing
single-unit dwellings) for the property at 1747 Storvold Road in Electoral Area A - West

Howe Sound.

CURRENT CONDITIONS AND PROPOSED USES

Table 1 - Application Summory

Owner / Applicant: Chad Hershler

Legal Description: LOT F DISTRICT LOT 1398 PLAN 21599

Electoral Area: F - West Howe Sound

Parcel Area: Total: 1.94 HA

OCP Land Use: Rural Residential B

Zoning: RU1 (Rural Residential One)

Subdivision District: G {minimum 1.75 HA)

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

Page 622 of 700













Referral to Electoral Area Services Committee - November 21, 2024
Zoning Amendment Bylaw No. 722.4 for 1747 Storvold Road - Electoral Area F, Page 5 of 11

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

o Integrate housing development with the rural context.

s Use housing agreements to secure affordable housing.

Agriculture

Relevant Agriculture-related OCP objectives for this proposal as noted in Section 4.3
include:

* Toincrease food production and food security within the OCP area.

o To provide for agricultural activities, particularly small-scale sustainable market garden
farming, including on-site sales.

o To increase opportunities for local farmers to provide local sources of a range of
agricultural products, including the opportunity to market locally-produced food
products.

¢ To support focal production and processing of value added agricultural products.

Staff Analysis: Assembly Use

The applicant’s proposal for an assembly use to provide educational and cultural
gatherings on the subject property is a use that may be considered for properties
designated Rural Residential B, where properties are large enough to provide sufficient
buffer to neighbouring parcels. There are a limited number of properties with this
designation in the West Howe Sound OCP area and of these properties several of them
are not really feasible due to challenges with topography and access. The most viable sites
for such assembly uses are the properties on Storvold Road and properties on the east
side of Gilmour Road, north of Cemetery Road. Sites zoned RU1 allow for uses such as
agriculture, keeping of livestock, vehicle repair and maintenance, animal shelters,
manufacturing and storage. These are uses that also have the potential to generate noise,
vehicular traffic and other related impacts. The applicant has deveioped mitigation
measures to address concerns with noise, traffic and parking, privacy and fire protection,
particularly with respect to the neighbour to the immediately to the south, with such
measures including:

e the completion of an acoustic survey and mitigation plan which included berming
and a privacy fence/hedge;

¢ a Site Plan showing proposed uses, mitigation measures, parking for 24 vehicles on
site and details of vehicular circulation;

o fire protection measures, to include including the provision of three 2.5 gallon
pressurized water extinguishers

» proposed stormwater management measures

It should be noted that all existing buildings to be used for assembly use will require a
change of use permit and be subject to BC Building Code requirements. Only outdoor
assembly use would be permitted until such time.
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Zoning Bylaw Amendment Bylaw No.722.4

Staff have drafted a site-specific amendment within the RU1 Zone for this parcel.
Permitted uses would be those of the RU1 Zone, with additional provisions for two
auxiliary dwelling units and assembly use. Zoning Bylaw amendment 722.4 has been
drafted to allow for the following:

1. An assembly use on the subject property with the following conditions of use:

+ Maximum of 8 daytime gatherings per month. Gatherings limited to 40 non-
resident attendees with hours between 9 am and 7 pm;

¢ Maximum of 2 all-day gatherings per month. Gatherings limited to 60 non-resident
attendees with hours between 9 am and 10 pm;

e A minimum of 24 parking spaces shall be provided on the parcel while the
assembly use is occurring (18 required for assembly use and 6 for the residential
use) and related measures to restrict speeds of vehicles on site, in lieu of paving
driveways and parking areas; and

* Additional restrictions, include no overnight accommodation with the assembly
use.

2. The allowance for two auxiliary dwelling units on the subject property with the
following conditions:

e Each unit shall be limited to a maximum floor area of 75 m?
o Each auxiliary dwelling unit shall be used for rental tenure only
e Short term rental is not permitted

In order to ensure compliance with the proposed mitigation measures, BC Building Code
reguirements and best practice recommendations, a covenant will be registered on titie as
part of bylaw adoption, which will include the following requirements:

- That prior to any assembly use taking place within a building that change of use
permit/building permits must be obtained

- That prior to any assembly use taking place on the property, the following must be
completed:

o The provision of appropriate washroom facilities for assembly use

o Construction and delineation of parking areas

o Installation of mitigation measures, including landscaping, fencing and
berming, and speed limit controls for vehicular traffic;

o Implementation and ongoing maintenance of fire protection measures,
including the provision of three 2.5 gallon pressurized water extinguishers;
and

o Implementation and maintenance of certain FireSmart recommendations,
including the use of FireSmart suggested plants, non-combustible vents,
keeping gutters clean of dry debris and maintaining vegetation around
buildings
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Development Permit Areas

If the zoning amendment is approved, a development permit (DPA 3 - Slope Hazards)
would be required for the placement of the two auxiliary dwelling units and any new
assembly use buildings to address geotechnical hazards in the area.

Options

Possible options to consider

Option1:  Proceed with first and second reading of the bylaw amendment and
schedule a public hearing.

This is the recommended option.

If this option is chosen staff will schedule a public hearing. Results of the
public hearing will be presented at a future committee meeting along with
options for third reading and subsequent adoption.

Option2:  Deny the proposed bylaw amendment

If this option is chosen the application process would end. The applicant
would be eligible for a partial refund of fees.

Option 3:  Request amendments to the proposal and/or further information prior
to the application proceeding

Timeline for Next Steps

Figure 4 - Application Timeline

Should first and second reading be given to the zoning bylaw amendment, staff will
arrange for a public hearing date. Public notice of the zoning bylaw amendment would be
done in accordance with Section 466 of the Local Government Act. Public comments
received during the notice period, in addition to during the Public Hearing would be
included in a future report for the Electoral Area Services Committee. MOTI approval
would be required after third reading and prior to adoption of the bylaw. Any conditions
imposed on approval would be completed prior to adoption.

Page 629 of 700









Referral to Electoral Area Services Committee - November 21, 2024
Zoning Amendment Bylaw No. 722 4 for 1747 Storvold Road - Electoral AreaF, Page 11 of 11

CONCLUSION

This report provides an evaluation of the application based on the review of applicable
policy, initial public consultation, and the specific site context. The applicant’s proposal to
allow for assembly use and two auxiliary dwelling units as part of a Smart Farm pilot
project supports many of the goals and policies in the West Howe Sound OCP, including,
to provide for cultural and spiritual gatherings, provision of rental housing options and to
support agriculture. Overall, staff are supportive of the proposal given applicable OCP
policies, the Rural Residential B land use designation and the Rural Residential One (RU1)
zoning. Staff recommend that the bylaw receive first and second reading and a public
hearing be scheduled.

ATTACHMENTS

Attachment A - Applicant Rationale Letter
Attachment B -Site Plan

Attachment C - Description of Proposal

Attachment D - Public Information Meeting Summary
Attachment E - Zoning Amendment Bylaw No. 722.4

Attachment F - West Howe Sound Advisory Planning Commission Minutes, November 22,
2022

Reviewed by:

Manager .

(Acting) X - K. Jones CFO/Finance

GM X -1. Hall Legislative X -S. Reid
CAO X -T. Perreault Solid Waste
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Attachment A

December 5™ 2023
To the Sunshine Coast Regional District Board of Directors,
Thank you in advance for taking the time to read this application.
Before | lay out the rationale for the proposed site-specific zoning amendment, let me tell you a little bit about us.

My partner, Sandy Buck, and | moved onto this piece of land 15 years ago. The land spoke to us. The words of
Sandy’s Aunt, a Metis elder, was a gift to us. “Live on the land for a year, Allow it to tell you what it wants.” it was
in that first year that a vision emerged: a creative space to share with others that brought us closer to the land and
nature. However, we did not want to impose this vision onto our community. We didn’t know much about our
community at all. We wanted to better understand how this vision could support the community in general. With
that in mind. we develooed an arts organization called “Deer Crossing The Art Farm”

This organization focused on collaborative arts projects with community
mempers ana community groups, Uver the past 14 years, we've produced hundreds of events, coordinated dozens
of programs, and launched several multi-year initiatives, collaborating with thousands of community members.
We've learned so much through this process. Both our children were born and raised into this community, and
we're grateful to call this community our home.

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

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

Our proposed site-specific zoning amendments would—in essence—be a “Smart Farm” pilot. As mentioned above,
we have worked with the planning department for many years on this project. The Smart Farm pilot will provide
affordable energy-efficient housing for four families, along with space and facilities for cultural and education
programming that reconnects us with the land, ourselves, and each other. We recognize that our proposal is
unique, both in location and use, However, it is this very uniqueness that motivated us to apply for rezoning. We
would like to open our land, studios, and cultivated space to more people of diverse backgrounds (i.e., youth,
seniors, people with disabilities, Knowledge Carriers) to live, gather, learn, and collaborate—and we are proposing
to do this in a way that limits the impact on our neighbours while generating a positive impact for the community,
as awhole.

We are asking for an increase in housing density to allow for two more ‘tiny’ homes to be built on our property {in
addition to our existing two single family dwellings). These new homes would be no larger than 800 square feet,
The size of the homes would enable us to provide affordable and energy-efficient workforce housing for single
individuals, a couple and/or a small family. Rental costs for these units (including utilities and maintenance fees,
along with access to the shared spaces on the property) will begin at a flat rate of $1500/mo.

We are also asking for an amendment to allow for ‘Assembly Use’ on our property. This would enable us to carry
out the education and cultural programming we envision for the space. We have worked with the planning staff to
ensure that this assembly use is modest, limited, and appropriate to the rural residential area surrounding us.
These limitations include: a maximum of 10 day-time gatherings with no more than 40 people per month, and 2
evening gatherings with no more than 60 people per month (more details on this in the attached descriptions). As
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mentioned abave, the gatherings we envision enable us to open our space and studios to the diverse ages,
backgrounds and abilities we collaborate with, in a modest, limited, and respectful fashion. There is nothing quite
like The Art Farm here on the coast. The unique combination of art-making studios, outdoor spaces, and access to
the Rainforest is truly one-of-a-kind.

We'd like to note that, in developing the proposed limitations for our dwellings and gatherings, we have tried to
remain within the parameters of our current zoning, in terms of increased traffic and housing on the land.

The additional tiny homes will, in essence, act as the equivalent to tenant suites in our existing dwellings; they are
detached because the cost of renovating our dwellings to accommodate an additional suite would far outstrip the
costs of a tiny home,

When considering the number of people {and cars) that would accompany our gatherings, we have aimed to be
the equivalent of wha a steady Bed-and-Breakfast with a farm stand might see over the course of a month. We
envisioned an average of 35 additional vehicles per week {or 140 additional vehicles per month}. With 1 vehicle for
every 3 people, and all our gatherings at maximum capacity, we would see an increase of approximately 130
additional vehicles per month. Of course, we will not be operating at maximum capacity — but we wanted to fall
within this range, nonetheless.

Over the past few years, in preparation for this application, we have added additional parking, a roundabout,
fencing, berms and landscaping for privacy and sound barriers between our property and our neighbour’s property
to the south. As you will see in the attached site drawings, we are proposing additional parking, as well as noise
and privacy barriers. We have also endeavored to place all our buildings and infrastructure as far from this
neighbour’s property line {a shared hydro line makes this our most exposed boundary}. In addition, we have taken
care to preserve the existing sound and privacy barriers (forest and trees} between our other neighbours to the
east and north. See our attached documents for more specifics on these plans, along with water treatment, septic
requirements, and our fire safety plan.

The following is our rationale for these proposed site-specific zoning amendments:

How the Smart Farm pilot fits into the Official Community Plan for Area F

The Rural Residential B designation applies to rural acreage parcels that are for the most part iocated outside of
service areas, including water distribution, fire protection, and solid waste collection. The properties are also
located outside of the Agricultural Land Reserve. These acreage properties are conducive to the rural residential
lifestyle and further rural uses such as home occupations, garden nurseries, agriculture, keeping of livestock, low
density campgrounds, spiritual and cultural retreats may be considered where properties are large enough to
provide sufficient buffer to neighbouring parcels.

The Smart Farm pilot will:

¢ [Lessen the impact of human settlement on the environment,

* Showecase alow impact cultural use on a self-sustaining rural residential parcel,
Provide affordable housing through a mixture of smaller housing forms, and
Remain part of the agricultural base for the community

How the Smart Farm pilot will support the SCRD and Sunshine Coast community as a whole

AFFORDABLE HOUSING

In September, 2020, the Urban Matters consultation group released the ‘Sunshine Coast Housing Needs Report’,
which was followed by the ‘Housing Needs Report Implementation Framework’ in December 2020. These reports
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I am grateful for this land I live on, my family lives on, and other families before us. We got
here through our ancestors’ ingenuity and tenacity because Canada is a country made up of
settlers coming from scmewhere else. My family has had the honour to learn from the Indigenocus
people whose families have lived here for thousands and thousands of years before us. The land
we live on now shows us these teachings through its plants and foliage, and every year it returns
the cycle of life and abundance. When we first purchased this land in 2007 we knew it was
special, and we can see 15 years later that many people feel that same way. The challenge is:
only those who can afford it can live and gather on land like ours. We have learned over the
pandemic that being outside was the healthy choice: it relieved so much tension and anxiety for
all. Being parents of children and youth, we have seen over and over again the value of being
outside, planting a garden & making something with your hands. We have worked tirelessly to
cultivate a place for creativity because it is more and more important to do so. Our land is a
place where we do just that. We have built tools and spaces that keep us healthy, in our mind,
body, and spirit. Qur organization has an international audience, and people are looking to us
for potential models in their communities across the world. We have found that more and more
people are asking to come to our space, and we would like to offer them this opportunity in a way
that is thoughtful, considerate, and respectful of our neighbours. We believe this proposal does
just this.

I am reminded of a story shared with me by Kwat-le-Mat Hollyann Higgins from the Shishalh Nation:
There was a great fire long ago and all the animals had ta run for their lives towards the water
to safety. The bear could run fast and kept seeing a hummingbird fly past him towards the fire

and then past him away from the fire and then back towards the fire,

After several passes, the bear called out “HUMMINGBIRD! Why do you keep flying toward the fire,
the water is in this direction!”

“Oh ves bear, I know, I am flying to the water and filling my beak as much as possible and flying
back to spray the oncoming fire so all the animals can run to safety! It is what I can do, I pmust
fly now and do whot I can!”

This story impacts me every time I tell it because in the face of a raging storm (affordable

housing, climate change, loss of language, culture, diversity) we are met with a choice: what is
it that we can do to help? What is the best we can do?

Thank you again for taking the time to read through this application and consider our proposal. We believe the
Sunshine Coast will benefit greatly from this and are committed to a low impact elegant development that will

prove the viability of this model within a rural residential setting.

What we have learned over the years is that when you honour the fand, the land takes care of you. That is our
intention for ourselves, for our community, for our children and for our children’s children,

With respect and gratitude,

Chad Hershler
Executive Director

Deer Crossing The Art Farm

U4 BUS £53/7
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Attachment C

Deer Crossing The Art Farm

Additional Details for Rezoning Proposal

Type of Assembly Use Events and Programs:

Elder and Knowledge Carrier Story Telling, Collaborative Art Projects, Art
Events, Shows, Installations, School, and Youth Programs

Description:

The Art Farm serves as a space for engagement and collaboration with
Traditional Knowledge Carriers, Indigenous and Settler Artists, community
members from diverse backgrounds, as well as school and youth groups.
The Art Farm is a unique piece of land where nature and creativity
intertwine; inviting guests to explore and express. We explore ways of
sharing and celebrating cultural knowledge and experiences, while
acknowledging the impact of colonialism and the need to re-imagine the
de-colonial present/future. We hold space for the mess of creativity
because there are fewer and fewer spaces to do so, and we honour this
practice through ceremony and celebration.

Ticketing:

Members of Deer Crossing the Art Farm Society, and the general public are
invited to attend events and participate in programs hosted at the Art Farm
through online ticket sales and/or registration. Events and programs are
marketed through social media, print media, e-newsletters, and on our
website. Invites are sent to specific individuals or organizations. Participants
will always be required to register for their experience at the Art Farm.
Ticket sales will be limited based on the event and will be offered to
Members of the Society first. A ticket limit for events that occur between
0900-1900 will be set at 40 and events that are running till 2200 (twice a
month only) will be limited to 60 participants.

Parking and Traffic Flow:
On site parking for events is limited and designated areas are well marked

on the Art Farm. Parking for a total of 18 cars* is centrally located on the
property, away from the main driveway, on a secondary driveway where
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Deer Crossing The Art Farm

3. The Hub: 1100 sq. ft

Description: The hub is the main gathering area, with the largest square
footage on the Art Farm. With access to creative equipment such as sewing
machines, art supplies, fabric, recording equipment, and more. The hub is
set up with an open concept, best for collaborating and creating. This space
can host up to 15 guests for the purpose of event and programing.

4. Fire Pit by Camper bus: 270 sq. ft
Description: An outdoor area to gather around a fire to story tell and
connect with each other. Located adjacent to the camper bus can host 20
people to maintain a reasonable social noise level during events/programs.

5. Camper bus Deck: 220 sq. ft

Description: A wooden deck that can host 8-10 people for specific events
outdoors.

6. Maple Tree Gathering: 425 sq. ft
Description: A large maple tree is surrounded by a clearing and smaller

trees. This clearing creates a unique atmosphere for live productions and
events. Surrounded by the trees, this area can host up to 30 people.

7. Tent: 600 sq. ft
Description: Located south of the Hub — the Tent is an outdoor space
allowing engagement and creative practices influenced by the surrounding
nature. Tables and chairs can be added to the tent covered deck to support
outdoor meals and hands-on programing. The tent area can host 20 people
at one time for events.
Total square footage for assembly use: 3193 sq ft (297 sq m)

Buildings on site but not for assembly:
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Attachment D

Deer Crossing The Art Farm = Smart Farm Pilot 1747 Storvold Rd Gibsons BC

Public Information Meeting Summary Report

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

Issues of concern:

s Increased traffic and parking

s Noise - large gatherings; people coming & going

e Overnight retreats

¢ Increased density

e Infrastructure to support increased density — water, septic

e Fear with variables re public property

» Concerns about new unfamiliar people coming to neighborhood

Comments of support from PIM:

s Concerns re. young people not being able to get into the market and would like to be able to
share their property (lives in Roberts Creek)
» Family struggling to find affordable housing, things are changing, we need to make our choices
about what change looks like
e Most people don’t understand what DCAF does
o Nurturing, love, entertainment, creativity
e A beautiful place to grow up but now do | have to leave because it’s becoming a place only for
the wealthy. | don’t want to leave and feel this is a beautiful/valuable proposal.
e This type of thing is happening all over the world
e Rolling Earth got assembly through public process; interested in pilot
o Issue re: ALR with less density

Comments of support from emails:

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

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

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

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

“In a time when people are often so divided, it is hard for me to understand how a proposal to

build community, teach people to work together, honour the land and the people that live here,
give historical context to the surroundings, paint the world with creativity, and provide a
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Attachment E

SUNSHINE COAST REGIONAL DISTRICT
BYLAW NO. 722.4

A bylaw to amend the Sunshine Coast Regional District Zoning Bylaw No. 722, 2619

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. 722.4, 2023.

PART B - AMENDMENT
2. Sunshine Coast Regional District Zoning Bylaw No. 722, 2013 is hereby amended as
follows:

Insert the following section immediately following Section 7.9.4 d):
In Lot F District Lot 1398 Plan 21599, the maximum number of dwelling units
shall be as follows:

e)

PARCEL DWELLING UNIT.
G UNITS TYPE OF DWELLING UNITS PERMITTED
AREA PER PARCEL
<8000 m? i 1 Single-unit Dwelling
28000 m? 5 1 Single-unit Dwelling and 1 Auxifiary
£1.75 ha dwelling unit

2 single-unit dwellings; and
>1.75 ha 4
2 Auxifiary dwelling units, subject to the
following conditions:
a) shall be limited to a floor area of
75 m? each.
b} shall be used for rental tenure
only, with no short term rentaf
permitted

Seconduary suites are not permitted
within a single-unit dwelling or ouxiliary

dwelling unit.

Insert the following section immediately following Section 7.9.9.2 ¢)
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Sunishine Coast Regional District Zoning Amendment Bylaw No. 722.4, 2023 Page 2

7993 Notwithstanding any other parts of this bylaw, within Lot F District Lot 1398 Plan
21599, the following shall apply:

a) assembly is permitted, provided that:

1. Attendees are defined as any non-resident of Lot F District Lot 1398 Plan
21599

2. Gatherings, permitted between the hours of Sam and 7pm, shall not exceed 8
per calendar month, with a maximum of 40 attendees;

3. Gatherings, permitted between the hours of 8am and 10pm, shall not exceed 2
per calendar month, with a maximum of 60 attendees;

4. no overnight accommodation associated with the assembly use is permitted;
5. Parking shall be provided as follows:

a) Residential parking shall be provided per Section 6.4.1

b) 18 spaces shall be provided for assembly use.

¢) Parking shall be provided in accordance with Section 6.1 and 6.2, except that
6.1.14 shall not apply, provided that:

i. Speed limit restrictions are applied along with related signage at the entrance
to the property and at 75 m intervals along the length of the driveway

PART C - ADOPTION

READ A FIRST TIME this DAY OF MONTH ,
READ A SECOND TIME this DAY OF MONTH , YEAR
PUBLIC HEARING HELD PURSUANT TO THE :
LOCAL GOVERNMENT ACT this #Hadt DAY OF MONTH , YEAR
READ A THIRD TIME this DAY OF ,

APPROVED PURSUANT TO SECTION 52 OF

THE TRANSPORTATION ACT this DAY OF ,
ADOPTED this DAY OF ,
Corporate Officer
Chair
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Attachment F

SUNSHINE COAST REGIONAL DISTRICT

AREA F - WEST HOWE SOUND
ADVISORY PLANNING COMMISSION

November 22, 2022

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

PRESENT: Vice Chair Doug MacLennan
Members Sarah Macdonald
Fred Gazeley
ALSO PRESENT: Director, Electoral Area F Kate-Louise Stamford
(Non-Voting Board Liaison)
Pianner ||, SCRD Nick Copes
Recording Secretary Diane Corbett
Public 3
REGRETS: Members Susan Fitchell
Alicia Lavalle
ABSENT: Member John Rogers
CALL TO ORDER 7:00 p.m.

Members congratulated previous Area F APC member Kate Stamford on her election by
acclamation to the position of SCRD Area F/West Howe Sound Director.

Director Stamford announced that the Alternate Director is lan Winn.

AGENDA The agenda was adopted as presented.

DELEGATIONS

Gaetan Royer, a planner with CityState, addressed the APC regarding reasons for his support
for the Zoning Amendment Bylaw No. 722.4 application for 1747 Storvold Road. He
commended the approach of the proposal and remarked that it exhibited social conscience and

care, and was worthy of support.
MINUTES

West Howe Sound (Area F) Minutes

The West Howe Sound (Area F) APC minutes of June 28/July 5, 2022 were approved as
circulated.
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West Howe Sound {Area F) Advisory Planning Commission Minutes November 22, 2022 Page 3

organizational structure, which has values built into it. The idea is for a cooperative
structure that people would buy into.

s This is about a way of living that addresses social and cultural aspects. There is a
demand for this way of living, from a family and a community perspective.

» Discussion of the impact of having more people on the land to enable the land to be
better used, such as in the case of farming. There is a yearning for different models to
be explored. Can appreciate that this is taking a bit of a risk; it isn't a proven model.
There are existing models around the country that are working.

Staff noted that after the public information meeting staff had a discussion with Chad and
colieagues from the Art Farm. They developed a number of proposals that were included in the
agenda package around assembly use, parking, and noise. Applicant was to revise the
proposal, and do referrals. Then a draft bylaw would be developed, taking a look at measures
for visitors, time for visitors, parking requirements, and other measures. Neighbours would be
notified of a public hearing, the next opportunity for comment.

Members of the public left the meeting at 7:52 pm.
The following points were noted:

It sounds like an amazing idea; | like the idea of having productive use of the land.

» Concern with how the site-specific zoning being contemplated plays out in the future. If
the property were to be sold, it would have four houses on it, not in keeping with
everyone located around the property. Concern about approaching this on a site-specific
basis, especially when the Regional District is looking at approaching affordable housing
on a more area-wide basis.

s Concern regarding the idea that this is tied to affordable housing. It was described as
supporting affordable housing in modelling a different housing opportunity. You've got
the two auxiliary units, and people who have them would buy into them. That is a 750
square-foot home on a five-acre property; not sure how that addresses affordable
housing issues in our community, due to how much it would cost for the land. If you need
more people on the land, could you do that by secondary suites? That would create
flexibility for people to move in and out without buying into it, and addresses food
production... and not take away from the cultural vitality. See if it could be
accommodated through the existing bylaw.

o Applicant clarified the model doesn't mean that every housing member would
have to buy in. It would be stewarded by the Art Farm, who would become a
contributing member.

* Am familiar with what Chad is doing; am in favour as long as meets code and concerns.
In favour of rezoning.

In favour; well put together package. Concern: What is the next step?
Recommend that we have a public hearing to address neighbours’ issues.

+ Neighbour to the south won't agree with what they are doing. Neighbour to north is new
to area, never lived here. They don’t want any other development in the area. They have
a right to leave comments at a public hearing after the applicant applies for the rezoning.
Density is going to be an issue; four dwellings on a five-acre plot is not unreasonable.

+ Concern: densification isn't being more addressed at a general level. Why is this
Subdivision District G, where you can't subdivide?

Have general bylaw on dealing with densification.
Regarding fire protection: it is one thing to be outside the Fire Protection District when
you have a dozen people on the property, but more problematic with a gathering of
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Staff Report
Request for Decision

TO: Electoral Area Services Committee - March 20, 2025
AUTHOR: Nick Copes, Planner II
SUBJECT: Zoning Amendment Bylaw No. 722.4 for 1747 Storvold Road -

Consideration of Second Reading and Referral to Public Hearing -
Electoral Area F

OVERVIEW
Purpose of Report:

The purpose of this report is to bring forward amended Zoning Amendment Bylaw No. 722.4
(Attachment A) for Board consideration of Second Reading and referral to Public Hearing. The
Bylaw proposes limited assembly uses and two auxiliary dwelling units (in addition to two
existing single-unit dwellings) for the property at 1747 Storvold Road in Electoral Area F - West
Howe Sound.

Recommendation(s):
(1) THAT Zoning Amendment Bylaw No. 722.4, be amended as presented:

(2) AND THAT Zoning Amendment Bylaw No. 722.4, be forwarded to the Board for
Second Reading;

(3) AND THAT a Public Hearing to consider Zoning Amendment Bylaw No. 722.4 be
scheduled;

{4) AND FURTHER THAT Director be delegated as the Chair and Director
be delegated as the Alternate Chair for the Public Hearing

BACKGROUND

At the November 28, 2024, Regular SCRD Board Meeting, the following resolution was
adopted:

318/24 Recommendation No. 8 Zoning Amendment Bylaw No. 722.4 (1747 Storvold Road)

THAT the report titled Zoning Amendment Bylaw No. 722.4 for 1747 Storvold Road -
Electoral Area F, be received for information;

AND THAT Zoning Amendment Bylaw No. 722.4 be forwarded to the Board for First
Reading;

AND FURTHER THAT staff report back to a future Committee with more information
regarding the specific plans for the land use of this proposal.
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STAFF REPORT FOR DECISION TO ELECTORAL AREA SERVICES COMMITEE — MARCH 20, 2025
ZONING AMENDMENT BYLAW NO. 722.4 FOR 1747 STORVOLD ROAD ~ ELECTORAL AREAF Page 3 of 4

OPTION 2 - Reject Proposed Bylaw 722.4

If this option is chosen the application process would end. The applicant would be eligible for a
partial refund of fees.

Should the Committee wish to proceed with Option 2 a recommendation could be considered
as follows:

THAT Bylaw 722.4 be abandoned.
OPTION 3 - Ask for additional information

The applicant has refined their proposal and provided requested information for Board
consideration based on feedback from the November 21, 2024, EAS meeting. Should the
Committee wish to request further information at this time and proceed with Option 3, a
recommendation could be considered, as follows:

THAT staff direct the applicant for Bylaw 722.4 to provide further information as follows...

FINANCIAL IMPLICATIONS

There are no financial implications associated with this report.

LEGISLATIVE IMPLICATIONS

If Option 1 is selected public notice of the zoning bylaw amendment and a public hearing
would be done in accordance with Section 466 of the Locaf Government Act.

STRATEGIC PLAN IMPLICATIONS
Not Applicable

TIMELINE

Should second reading be given to the zoning bylaw amendment, staff will arrange for a
public hearing date. Public comments received during the notice period and during the Public
Hearing would be included in a future report for the Electoral Area Services Committee.
Ministry of Transportation and Transit (MOTT) approval would be required after third reading
and prior to adoption of the byiaw. Any conditions imposed on approval would be completed
prior to adoption.

COMMUNICATIONS

A public information meeting (PIM) was conducted by the applicant in coordination with SCRD
staff on April 21st, 2022. The application has been referred to Skwxwi7mesh Nation, Ministry
of Transportation and Transit (MOTT), Vancouver Coastal Health (VCH), Agricultural Land
Commission (ALC), Gibsons Fire Department, building department and infrastructure
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Attachment C

January 20™ 2025

To the Sunshine Coast Regional District Board of Directors,

Sandra and | have drafted a short letter to address the questions raised during the November 21*
EAS meeting in response to our rezoning application.

Questions arose about our organization (Deer Crossing The Art Farm) and our history of submitting
proposals for rezoning to the SCRD.

The Art Farm is a not-for-profit society founded in 2009 by Sandra, me, and our extended
family/community. We moved here to invest in this community. Since then, we have growninto a
robust community-engaged arts charitable organization—with a seven-member board, eight staff
members, dozens of contractors, and hundreds of collaborators—that facilitates and produces
events, workshops, productions and ceollaborations up and down the Sunshine Coast and other
regions of BC year-round.

We are proud to be one of the few businesses on the Sunshine Coast that pays a living wage to all
our staff and team members, and we are committed to growing and sustaining grass-roots
cultural creation and land-based learning led by equity-deserving voices in our community for
years to come. We are a vibrant economic engine for our community. Over the past decade, we
have attracted millions of dollars from off coast into our region through our work and programs.

Stability, sustainability and security are essential to land-based Indigenous-led cultural
organizations like ours. Fiscal responsibility was one of the driving forces behind The Smart Farm
Project. Ultimately, we wanted to find a way to mitigate the cost of land for our organization, as well
as for future potential farmers. This reduction in costs, along with security of tenure, would enable
us to continue providing year-round cultural programming in our community. We launched The
Smart Farm Project, in partnership with the SCRD (among others) in 2013. The goal was to develop
a model that would allow for increased density on rural acreages to make land more accessible to
farmers and land-based cultural organizations like ours. This is a growing need across BC. More
farms are needed, and more opportunities for communities to re-learn how to grow their own food
and live in a balanced relationship with the land.

Over the next 10 years, we stewarded multiple phases of ‘model development’ that included legal
support, draft zoning, economic forecasting, agricultural modelling, and more, The Smart Farm
Project required this rigour as it pushed up against conventional notions of rural land-use, as well
as stigmas surrounding shared land and communal living. Nevertheless, the planners and
consultants we worked with over the past 10 years have stressed how important it was to develop
creative responses to the growing food security and land affordability crises. Indeed: we were
asked on muitiple occasions to present our ideas at conferences around BC.

In 2020, we began to search for local organizations to pilot this model. No organization had the

resources or capacity to do so. In 2021, we decided (Sandra and |, along with The Art Farm board)
to pilot the concept ourselves.
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TALAYSAY
TOURS

January 15, 2025
Dear SCRD Board of Directors

| write this letter to express my support and excitement in collaboration with The Art
Farm’s Smart Farm pilot application. | have helped to provide The Art Farm guidance
with cultural protocols through-out this development process and look forward to
continuing with this role.

| am an educator, anthropologist, and artist. Through our company Talaysay Tours our
team teaches Indigenous curriculum, land-based learning, and art to approximately 50
schools throughout the lower mainland. As a member of the two communities, | have
worked with both Skwxwi7mesh and the shishalh Community for over twenty-five
years, teaching land-based learning, language, cultural rediscovery, Salish art, cultural
ambassadorship and Indigenous tourism for twenty plus years.

Over the past number of years, my company has worked in collaboration with The Art
Farm on multiple projects, and we continue to collaborate moving forward. Our shared
goal is to create opportunities for groups of youth, children, adults, and elders (within my
communities and settler communities) to witness and experience the history and world
view of Shishalh and Skwxwi7mesh peoples. The proposed pilot will provide us with a
remarkable space—a cultural sanctuary—for this programming to flourish.

I am committed and hopeful to the outcome of this project.

Sincerely,

Candace Campo
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Location: 1747 Storvold Rd, Gibsons BC

Property Size: approximately 5 acres

A rural residential property with 2 single family dwellings and 5 outbuildings (two art
studios, a workshop, a greenhouse, and a converted bus office)

Prepared by: Property Owners / On-site Fire Response Team

Budget: approximately $91,000 + maintenance costs

Reference Map: “Smart Farm: Comprehensive Fire Safety Plan”

This property is outside of a serviced fire protection area. BC Wildfire Service
and/or Gibsons Fire Department may only respond if lives are at risk or if a wildfire
threatens multiple properties. Therefore, the residents and on-site team must maintain
full self-reliance for prevention, suppression, and evacuation actions.

Factor | Risk Level | Notes

1.

Topography | Moderate—High | East-facing slope; fire could advance uphill from
west/northwest aspects. '

Vegetation | Moderate | ~3 acres forested; remaining area semi-cleared with
tree lines that create ember pathways.

Access/Egress | Moderate | Single main driveway; secondary truck/tractor
route designated for emergency egress.

Water Supply | Moderate | 5,000-gallon cistern; gravity-fed creek water available
as secondary supply.

Neighbouring Parcels | Moderate | Similar vegetation and fuel loading.
Coordination beneficial for mutual defense.



Improvements:

e Zone 1(0-1.5 m): Replace bark mulch with gravel; remove flammable plants;
use metal/composite decking; enclose under-deck areas, Store fuels 210 m from
dwellings and/or cover firewood with fire retardant materials: $5,000

e Zone 2 (1.5-10 m): Limb trees 2—3 m; maintain 3 m crown spacing; replace
dense shrubs; add gravel firebreaks: $10,000

e Zone 3 (10-30 m): Create shaded fuel breaks; thin small trees; chip debris; mark
fire line routes for tractor clearing: $8,000

Subtotal: $23000

Current Assets: Well, 5,000-gal cistern and pump (= 10,000 L/min for 20 min), creek
(secondary).

Planned Upgrades:

» Gravity-fed creek water hose and installation for 2" cistern: $3,000

« Installation of storm and groundwater drainage ponds to feed 2™ cistern: $3000

e 2" Cistern manifoid to hold gravity fed creek and stormwater drainage - $4,000

e Perimeter sprinklers on all structures with automatic on/off: $20,000

¢ Purchase and installation of higher volume waterline & hydrant points: $7,000

¢ Purchase and installation of fire hoses & nozzles: $2,000

+ |Installation of underground powerline from solar battery for back-up power:
$4,000

¢ Purchase of permanent trailer with water tote (2000 gal), hoses and pump:
$10000

Subtotal: $53000

Improvements:

e Ember mesh vents — $5,000
e Tempered glass windows — $4,000
e Metal gutters and guards on all gutters— $2,000

Subtotal: $11,000



Current assets:

12 ft wide driveway, 14 ft clearance, maintained for truck/tractor access to cistern and
hydrants.

Improvements:

+ Reflective address signage visible from Storvold Rd.
+ 3 m vegetation clearance each side.
s Turnaround area for equipment.

Subtotal: $2,000

Community Outreach:

- Coordinate with neighbours for creek access, mutual aid, and community-use of
emergency equipment,

- Create communication plan for emergencies, and

- Spring and summer gatherings for advocacy, planning, and updates

Procedures:

- Maintain evacuation plan (driveway + tractor/truck trail),
-  Store laminated map in weatherproof box, and
- Purchase radios and install/set up mobile phone apps for communication.

Assign on-site Team Roles:

- Team Lead: activation & safety: deploy pumps/sprinklers
- Hydrant and Hose Operator: use of hoses for fire mitigation
- Support Operator: ember patrol & hydrant/hose support.

Subtotal: $2000



improvements Cost
FireSmart Upgrades $23000
Water Infrastructure $53000
Structural Hardening $11000
Site Lay-out and Access $2000
Emergency Procedures and Community Coordination $2000
TOTAL $91000

APPENDIX A — SELF RELIANT FIRE RESPONSE PROTOCOLS

Purpose: Establish immediate actions for on-site team during fire.

Initial 30-Minute Plan:

0—5 min; Alert team; call 9-1-1; confirm fire type; shut off power.

5-20 min: Start pumps; activate sprinklers; wet vegetation; monitor wind.

20—30 min: Evacuate if necessary; leave gates unlocked; maintain contact with BC
Wildfire.

Post-Incident: Account for people; inspect equipment; log event; review plan.

Prepared by: Property Fire Safety Team — 1747 Storvold Rd
Review Cycle: Annual (Spring)

APPENDIX B — MAINTENANCE PROTOCOLS and ANNUAL BUDGET

Seasonally: Clean roofs/gutters; remove vegetation, test pumps, generator, sprinklers.
Annually: Review plan; train team; inspect systems - (approximately $5000)

Every 3 years: Request BC Wildfire or private consultant review.
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hazel bell-koski
multi-disciplinary artist and creative facilitator

Unceded Coast Salish Territories of the shishalh & Skwxwu7mesh First Nations
Gibsons ,BC, Canada



Marc Tran and Bryan Bragas
Elphinstone Crossing Dr.
Gibsons, BC VON 1V6

January 12, 2026

Planning Department

Sunshine Coast Regional District
1975 Field Road

Sechelt, BCV7Z 0A8

RE: Objection to Zoning Amendment Bylaw No. 722.4 and Request for Clarification and
Mitigation of Concerns Regarding Zoning Amendment Bylaw No. 722.4

Dear Manager of Planning & Development,

We are residents of the community surrounding Deer Crossing The Art Farm and wish to
reaffirm our strong concerns regarding Zoning Amendment Bylaw No.722.4 for the
property located at 1747 Storvold Road (Deer Crossing — The Art Farm). This proposed
amendment, which seeks to permit additional dwelling units and assembly uses on a rural
property outside of a designated fire protection area, presents significant risks to public
safety, neighborhood well-being, and the character of our community. These concerns were
previously communicated in the May 2, 2023 letter submitted by to Kate
Stamford (Encl) on behalf of the community and communicated by residents during the
March 20, 2025 Electoral Area Services Committee meeting. To date, we have seen no
evidence that these issues were adequately acknowledged or addressed prior to the passing
of second reading of Amendment Bylaw No. 722.4, or at any other stage of this process.

We believe it is critical that the SCRD provide clear explanations and mitigation strategies
before proceeding further with this bylaw.

Key Concerns
1. Fire Risk and Safety
o The property is outside a fire protection area.

o Pastincidents (March 24, 2025 house fire; August 8, 2024 wildfire) highlight
the danger.



o Large gatherings proposed under this bylaw increase the risk during dry
summer conditions.

Inadequate Fire Suppression

o Current measures (three 2.5-gallon extinguishers) are insufficient for events
hosting 40-60 people.

Security and Emergency Response

o No plan for crowd control, evacuation, or preventing trespass.

o Limited RCMP and SCRD bylaw enforcement response in rural areas.
Legacy of Zoning

o Rezoning would remain if the property is sold, allowing future owners to host
large events without community input.

Lack of Consultation
o No outreach from the applicant to address neighborhood concerns.

o Previous complaints and meetings have not been reflected in SCRD reports.

Policy References

SCRD Official Community Plan (OCP) Policies emphasize the importance of
protecting rural character, ensuring public safety, and mitigating environmental risks.

SCRD Fire Protection Guidelines require adequate fire suppression measures for
developments outside fire protection areas.

Local Government Act, Section 477 mandates that zoning amendments align with the
OCP and consider public input.

Local Government Act, Section 465 requires meaningful consultation and notice to
affected property owners.

Our Request

We respectfully ask the SCRD Planning Department to provide:

A clear explanation of how these concerns are being addressed and mitigated in
relation to Zoning Amendment Bylaw No. 722.4.

Details of any fire safety, security, and emergency response measures that will be
implemented.



e Confirmation of whether additional community consultation will occur before further

readings or adoption of this bylaw.

Until these issues are adequately resolved, we oppose Zoning Amendment Bylaw
No. 722.4. This proposal is not in the best interest of public safety, neighborhood well-
being, or responsible land use planning.

We request a formal written response outlining the steps SCRD will take to address these

concerns.
Thank you for your attention to this matter.

Sincerely,

Marc Tran Bryan Bragas

Encl:
April 9, 2025 Letter from to Kate Stamford



April 9, 2025
To: Kate Stamford, Director for Area F West Howe Sound, Sunshine Coast Regional District
From: Storvold Road Neighbourhood representative.

RE: Addendum to May 2, 2023 Opposition Letter to Zoning Bylaw Amendment application 310.197 - 1747
Storvold Rd

My name is and | am a resident at Gibsons, BC.

I am writing on behalf of my family and other residents of my neighborhood (collectively, “The Neighbors™).

We are writing to you as the Manager of Planning & Development, in regard to the rezoning and assembly use
proposal that has been submitted to the SCRD by Chad Hershler and Sandy Buck of Deer Crossing The Art Farm
located at 1747 Storvold Road, Gibsons (the “Applicant”). This is Zoning Bylaw Amendment Application 310.197
(Zoning Bylaw Amendment Proposal 722.4).

On March 20, 2025, | attended the SCRD Electoral Area Services Committee meeting.

This was the 2™ reading for Zoning Bylaw Amendment Application 310.197.

The neighbors were not notified of the 15t reading for this application.

At the 2" reading, | expressed the neighborhoods’ serious concerns with this zoning bylaw amendment
application for the Deer Crossing the Art Farm.

We, the Neighbors, had previously written to you on May 2, 2023 regarding our concerns about this rezoning
application.

We also met with Nick Copes in his capacity as a SCRD planner regarding these concerns on April 28, 2023.
Despite the efforts of the Neighbours to highlight serious concerns regarding this application,

these concerns have not been considered by the SCRD planning department, nor by the SCRD Electoral
Area Services Committee given the discussion that was witnessed at the 2" reading for this application.

We respectfully request that our original letter dated May 2, 2023 (See attachments) be reviewed.

In addition, the Neighbors have additional concerns with this rezoning application as listed below:

1. FIRE RISK:

This area does not have fire protection.

We watched helplessly on Monday March 24, 2025, the tragic burning of our neighbor’s home to the
ground without any firefighting response. Had this fire occurred during the hot, dry summer
conditions, the consequences to our neighborhood and surrounding communities (Langdale, Gibsons,
Roberts Creek) would have been disastrous as our entire neighborhood is surrounded by forest.

On August 8, 2024, a human caused wildfire started 2km north of the Port Mellon paper mill.

Containing this fire required a massive response from the BC Wildfire service.

We were fortunate as it was a calm and cool day. Two days before, we had strong northeast winds in our
area gusting up to 60kph. These conditions would have changed the nature and predictability of this fire,
had it occurred just two days earlier.

Our neighborhood is surrounded by forest with significant underbrush.
This forest is tinder dry during our hot summers.
The wildfires that have happened in BC’s Interior could easily occur on the Sunshine Coast.

It only takes one careless/unaware person to start a fire.
It will be impossible for all the attendees at the large gatherings proposed by this rezoning
application to be supervised by the host at these gatherings.



4,

INADEQUATE FIRE SUPPRESSION

The fire suppression measures outlined in “2024-Nov-21 EAS Report-1747 Storvold Road”

are completely inadequate for the proposed large attendance summer gatherings at the Art Farm.
The “Assembly Use” section for this application indicates planned gatherings of between 40-60 people up
to 10 times per month. These gatherings will be held outdoors mainly in the summer time when the forest
that surrounds this property are tinder dry.

The SCRD Staff Analysis section on page 5 states: “fire protection measures, to include including
the provision of three 2.5-gallon pressurized water extinguishers”

Each of these fire extinguishers will provide 45-60 seconds of fire suppression.

They are likely to be in separate locations on the property.

This means there will be at most, 3 minutes of fire suppression on the property.

This property is located in an area that does not have fire protection.

It is unrealistic for the applicant, to contain a fire on their large property in dry summer conditions with 40-
60 people in attendance with only 3 minutes or less for fire suppression.

As occurred with the fire event of March 24, 2025,

there will be no response from the Gibsons Fire Department.

The planning department is referencing an out-of-date fire regulation that does not recognize effects of
our changing climate and increased risk of wildfires. They have not done their due diligence in ensuring
the protection of others that will be affected by a fire event if it should occur.

Wildfires are an environmental concern that affects everyone on the Sunshine Coast and British
Columbia.

Publicly held events need to be held in a venue that has the support of Fire, Police and EHS.
They should not be held on a rural residential property outside of the Fire Protection Area.

NO SECURITY

In the “Sunshine Coast Regional District Referral Report” there is no mention of any security requirements
for the applicant on the property during their events.

o Who is responsible for ensuring attendees remain on the property during an event?
Who is responsible for safely evacuating attendees in the event of a crisis?
e Who is responsible for attendee incursions onto neighboring properties?

Again, this area has limited support:

e No Fire Protection
e Limited and long response time from the RCMP
¢ Very limited response and enforcement from SCRD Bylaw Enforcement

LEGACY OF A NUISANCE PROPERTY

At the March 20, 2025 Electoral Area Services Committee meeting, we were made aware that if the Art Farm
property were to be sold to new owners, the new proposed rezoning would remain in place for the new
owners to use in whatever capacity the zoning would allow - up to 60 people, up to 10 times per month.

This could include parties, wedding, concerts, etc.
The Neighbors would be powerless to deal with any problems that these gatherings may cause.
The rezoning of this property will take away our rights as Neighbors and citizens of the SCRD to deal

with future problems with new property owners indefinitely.




5. NO CONSULTATION WITH THE NEIGHBORS

The applicant has not made any attempts to reach out and address the rezoning concerns of their neighbors.
This is in keeping with the disrespect they have repeatedly shown toward peaceful coexistence with their
neighbors. There have been repeated bylaw violations by the applicant. Despite complaints lodged by
neighbors in regards to these violations, SCRD bylaw enforcement has not enforced the bylaws.

It is clear that their resources are inadequate when serving large rural properties and cannot be relied upon.

We conveyed the numerous concerns of our neighborhood in regards to this rezoning application
when we met with planner Nick Copes at the SCRD office on April 28, 2023. Despite this, none of our

concerns were addressed in the “2024-Nov-21 EAS Report-1747 Storvold Road” submitted to the
SCRD board.

At this time, we, The Neighbors of the Deer Crossing Art Farm, are requesting the SCRD Planning
Department to request the applicant to voluntarily withdraw their application for rezoning.

These are our homes. We are entitled to the quiet enjoyment of our properties.
This application is not in the best interest of our neighborhood nor of the surrounding communities.
We will continue to oppose this application by whatever means necessary.
Respectfully,
and “The Neighbors”

Residents of the Neighbourhood opposed to Zoning Bylaw Amendment application 310.197 (zoning
bylaw amendment 722.4):

Bryan Bragas and Marc Tran Elphinstone Crossing Dr



























Nick Copes

From: J Prevost

Sent: January 13, 2026 1:00 PM

To: Public Hearing Submissions

Subject: Sandra (Sandy) Buck and Chad Hershler's application for rezoning (Bylaw 722.4)
[You don't often get email from Learn why this is important at

https://aka.ms/LearnAboutSenderlIdentification ]
To Kate Stamford, Area F representative for the SCRD, and the SCRD Board,

I write this letter to you as a supporter of to provide assembly use for Art Farm and other
cultural gatherings, as well as two small dwellings for affordable housing on the land.

Sandy and Chad are providing services and support in the community that are truly valuable
and are always looking towards the future through sustainability measures taken in all their
projects. I trust that the expanded possibilities for usage of their land will be of benefit to the
Sunshine Coast and provide much needed safe gathering places for cultural events. Therefore,
I hope that their proposal is able to proceed.

Thank you!

Janine Dunn, landowner in Arena E















Anna Hume & Andrew Wales (Town of Gibsons resident and home owner/tax payer!)

Sent from Yahoo Mail for iPad












Board Member, Community Futures Sunshine Coast
Board Member, Swiya Farms / Salish Regenerative Society

My work and home are based on the unceded territory of the Skwxwiu7mesh (Squamish) people, near the
village sites of Schétxw and Chekwelhp in what is currently known as Gibsons BC and | strive to honour
the relatives who have cared for this land that has cared for them since time began.






8) Proposal's lip servica to topics designed to align to the Official Community Plan

Having read the proposal and appendixes, | find it surprising that no opportunity was missed to appear to align the
proposai with the Official Cornmunity Plan.

But the reality is far simpler than the proposal makes it out to be: they want lo be able to build 2 extra houses to rent,
and host 10+ amplifiad concerts per month.

greenhouse, a berry patch, and a chicken coup is not a farm. These things are
WIS WA 3 DNRKAN UL I YOI WUV DL
There are small farms along Henry Road in Gibsons. Those are farms, The grow volumes of food and sell it. That's
what the OCP has in mind.
This is a backyard garden, with a smaller yield than the blackberry patch next to the Ferry terminal, oh and some

U} ARUTUEUIC NOUSINYG 1S DU WILN angraaotity ana accessionmy In ming. 1 ne purpose oT 1t 1S 10 NeIp peopie In a
particular area find good, affordable place to live.
There are no services nearby, the nearest bus stop is over a 2ZKM walk on narrow shoulder along Port Mellon

n mind
when it mentions affordable housing.

Plaaca rarmaneidar latinn thie nranneal thennnh nr ot laoct limit tha number of peop'e to what they are dOing now

Thank you,
Walter Kreowski.






MARLENE LOWDEN

Artist

Marlene Lowden






With Respect,
Gabriel

Gabriel McCay

Founder & Creative Director
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Nick Copes

From: Joanne Norris

Sent: January 14, 2026 9:17 AM

To: Public Hearing Submissions

Subject: Re: Sandra (Sandy) Buck and Chad Hershler's application for rezoning (Bylaw 722.4)
[You don't often get email from Learn why this is important at

https://aka.ms/LearnAboutSenderlIdentification ]
To: Public Hearing: Sunshine Coast Regional District (SCRD)
From: Joanne Norris, Deer Crossing the Art Farm, President and Board of Directors

I write this letter as President of Deer Crossing the Art Farm (the Art Farm), with the full
support of the Art Farm Board of Directors.

We support Sandra (Sandy) Buck and Chad Hershler’s application for rezoning (Bylaw 722.4) to
provide assembly use for Art Farm programming, cultural gatherings, and two small dwellings
for affordable housing on the land.

Through multi-year, collaborative research and programming with Douglas College, Emily Carr,
and UBC, we learned that creative engagement that reconnects us to the land, ourselves, and
each other has a significant positive impact on our collective well-being.

Land-based, cultural gatherings, with access to creative materials and space are essential to
building healthy, resilient, and strong communities. The Art Farm has illustrated this through
nearly 20 years of engagement and programming up and down the coast. Additionally, we
know that affordable housing has reached a crisis point. Feasible opportunities for people to
build and access more affordable homes on the coast needs to be supported.

We believe this rezoning application is a reasonable and well thought through proposal that
will bring enormous vitality to the neighbourhood and the wider community. It can also

provide an important model for diversifying our land use in rural areas.

We heartily support this application. We need more of these types of land-use innovations as
we reckon with our current challenges, and we need to support them as they emerge.

Thank you in advance for recognizing the value and need for this rezoning.
Respectfully yours,

Joanne Norris, Art Farm President & Art Farm Board of Directors

1



Gibsons, B.C.



Nick Copes

From: Joanne Norris

Sent: January 14, 2026 9:15 AM

To: Public Hearing Submissions

Subject: Re: Sandra (Sandy) Buck and Chad Hershler's application for rezoning (Bylaw 722.4)
[You don't often get email from Learn why this is important at

https://aka.ms/LearnAboutSenderlIdentification ]
To, Area F representative for the SCRD

[ write this letter to you as a supporter of Sandra (Sandy) Buck and Chad Hershler’s application
for rezoning (Bylaw 722.4) to provide assembly use for Art Farm and other cultural gatherings,
as well as two small dwellings for affordable housing on the land.

Cultural gatherings on the land with access to creative materials and space are essential to
building healthy, resilient, and strong communities. The Art Farm has shown this through its
many years of work and programming. In addition, we all know that affordable housing has
reached a crisis point. Opportunities for people to build more affordable homes on the coast
need to be supported.

This rezoning application is a reasonable and well thought through proposal that will bring
enormous vitality to the neighbourhood and the wider community. It can also provide an

important model for diversifying our land use in rural areas.

We heartily support this application. We need more of these types of land-use innovations as
we reckon with our current challenges, and we need to support them as they emerge.

Thank you in advance.

Joanne Norris
Area F resident






January 18th, 2026

To Whom It May Concern,

We moved our family of four to the Sunshine Coast eight years ago.

We exchanged a life of traffic and noise pollution for one of simplicity
and peacefulness. We pursued the lifelong dream of designing and
building our own home in the country—a multi-generational home where
our parents could live out their golden years with us.

The Art Farm proposal, which seeks to increase their density quadruple
and the number of people living on the property, combined with a zoning
change that would allow gatherings of up to 80 people at a time, every



other day would substantially impact our way of life and conflict with the
character of our rural residential neighbourhood.

We are also gravely concerned about the increased fire risk, especially
as we are not protected by the Gibsons Fire Department. Our son is both
a BC Wildland firefighter and a part-time Gibsons paramedic, and he
also shares significant concerns about first responder coverage in our
area, particularly given the tinder-dry conditions we experience for nearly
half the year.

We respectfully ask for you to reconsider this rezoning application. A
pilot project of this nature should be located in an area that can provide

adequate emergency services. Our rural residential neighbourhood is
not such a place.

Sincerely,

Angela and Michael O’Sullivan



January 16, 2026

To: The SCRD and Kate-Louise Stamford {Director for Area F West Howe Sound)

I am writing to you to express my concerns and opposition regarding Zoning Bylaw Amendment 722.4

Fire Safety and Emergency Response Capacity

The property is located outside of fire jurisdiction. With the proposed zoning bylaw amendment, the increase of
guests, land use and development on the property significantly increases any potential risk of fire. Currently, the
property presents multiple potential fire hazards, including but not limited to, unmaintained tall grasses left to
dry in the summer, overgrown and unmaintained trees and shrubs, dead standing trees, fallen branches, and
multiple piles of wood and debris. It is unclear how lack of emergency access, suppression capacity or proposed
mitigation measures would realistically address concerns should the amentdment proceed. | urge you to
consider fire risk and emergency limitations, before any change in use is approved.

Presence of Invasive Japanese Knotweed

There is a significant presence of invasive Japanese knotweed on the property. With the property owners lack of
knowledge in suppressing and mitigating this invasive weed, this poses well-documented risks to neighbouring
lands, infrastructure, and ecological health. Currently, the SCRD does not offer any way to dispose of this
invasive weed as it is banned from our local green waste facility. This invasive weed has been shown to
decrease property value, impacting surrounding properties. Any zoning amendment should clearly address how
invasive species management and remediation will be handled, both prior to and following any development or
change in use, to prevent further spread and adverse impacts.

History of Bylaw Compliance Issues

There have been muliple observed bylaw infractions associated with this property. From a planning
perspective, this raises concems about whether additional or expanded uses could be adequately managed in
compliance with existing regulations. This puts an impact on our local resources and should be a warning to the
SCRD for what is to come, should this move forward. Consideration of past compliance must be taken into
accourit when assessing whether proposed zoning changes are appropriate.

Neighbourtiood Compatibility and Community Impact

There have been ongoing tensions between the property and surrounding neighbours. While interpersonal
matters are not the focus of this proposed bylaw amendment, from a land-use standpoint it isimportant tost
zoning amendments promote compatibility, minimize conflict, and support healthy development. Anyincieasc
in permitted use should demonstrate how potential impacts such as noise, safety concems, and land-use
conflicts will be mitigated. To date, the property owners have shown a history of non-compliance with the
surrounding neighbours.



Consistency with Affordable Housing Objectives

| also request clarification on haw the proposed amendment aligns with stated affordable housing objectives.
Apart from the two proposed auxiiary dwelling units, the property owners have not publicly stated their
intention for converting an existing home on the praoperty from residential use to one of non-
residential/personal use. Given the number of existing personal use huilding already present on the property,
this appears to contradict the intention for additional affordable housing. Consistency and transparency in how
affordable hausing is defined, protected, and delivered is important to maintain public confidence in land-use
decisions.

In closing, | respectfully request that the&)ard carefully consider these areas of concern when reviewing Zoning

Armendment Bylaw No. 727 4 -

Respectfully,

Russell Pope, Gibsans |



Nick Copes

From: Debra Rockall

Sent: January 14, 2026 5:39 PM
To: Public Hearing Submissions
Subject: Subject: Bylaw 722.4

To Kate Stamford, Area F representative for the SCRD, and the SCRD Board,

| write this letter to you as a supporter of Sandra (Sandy) Buck and Chad Hershler’s application for
rezoning (Bylaw 722.4) to provide assembly use for Art Farm and other cultural gatherings, as well as two
small dwellings for affordable housing on the land. Cultural gatherings on the land with access to
creative materials and space are essential to building healthy, resilient, and strong communities. The Art
Farm has shown this through its many years of work and programming. In addition, we know that
affordable housing has reached a crisis point. Any opportunity for people to build more affordable
homes on the coast needs to be supported.

This rezoning application is a reasonable and well thought through proposal that will bring enormous
vitality to the neighbourhood and the wider community. It can also provide an important model for
diversifying our land use in rural areas.

I have known Chad and Sandy since moving to the coast 15 years ago and they have always championed
community, art, and inclusion in all their projects. | believe with development of their land they would be
able to broaden their reach to make it more accessible for everyone. In a time where strengthening
community matters more than ever, we need more of these types of land-use innovations and we need
to support them as they emerge. | whole heartedly support Chad and Sandy in this endeavour.

Thank you in advance.

Debbie Rockall
Resident of Area E and supporter of the Arts!












.

January 14, 2026
To: Sunshine Coast Regional District
From: Robert Schmidt, Storvold Road Neighbourhood representative.

RE: Addendum to May 2, 2023 Opposition Letter to Zoning Bylaw Amendment application 310.197 - 1747
Storvold Rd

My name is Robert Schmidt and | am a resident at Storvold Road, Gibsons, BC.

| am writing this submission behalf of my family and olher residents of my neighborhood (collactively, “The
Neighbors™)}. This submission, is to be made part of Public Hearing record for the rezoning and assembly use
proposal that has been submitted to the SCRD by Chad Hershler and Sandy Buck of “The Deer Crossing Art Farm”
located at 1747 Storvold Road, Gibsons (the "Applicant”). This is Zoning Bylaw Amendment Application 310.197
(Zoning Bylaw Amendment Proposal 722.4).

On March 20, 2025, | attended the SCRD Electoral Area Services Commiittee meeting.

This was the 2™ reading for Zoning Bylaw Amendment Application 310.197.

The neighbors were not notified of the 1* reading for this application.

At the 2™ reading, | expressed the neighborhoods’ serious concerns with this zoning bylaw amendment
application for the Deer Crossing the Art Farm.

We, the Neighbors, had previously written to the SCRD Planning Department, May 2, 2023 and April 9, 2025
regarding our concems aboul this rezoning application. We also met with Nick Copes in his capacity as a SCRD
planner regarding these concerns on April 28, 2023.

Despite the efforts of the Neighbours to highlight serious concerns regarding this application,

these concems have not been considered by the SCRD planning department, nor by the SCRD Electoral
Area Services Committee given the discussion that was witnessed at the 2™ reading for this application.

We respectfully request that our original letter dated May 2, 2023 {See attachments) be reviewed.

In addition, the Neighbors have additional concerns with this rezoning application as listed below:

1. FIRE RISK:

TG WELLITU LSRG O3y W IR IUAY IV u =4, 2025, the ‘.rﬂgic burniﬂg of our neighbur's home lo the
ground without any firefighting response. Had this fire occurred during the hot, dry summer
conditions, the consequences to our neighborhood and surrounding communities (Langdale, Gibsons,
Roberts Creek} would have been disastrous as our entire neighborhood is surrounded by forest.

On August 8, 2024, a human caused wildfire started 2km north of the Port Mellon paper mill.

Ceontaining this fire required a massive response from the BC Wildfire service.

We were fortunale as it was a calm and cool day. Two days before, we had strong northeast winds in our
area gusting up to 60kph. These conditions would have changed the nature and predictability of this fire,
had it occuired just two days earlier.

Our neighborhood is surrounded by forest with significant underbrush.
This forest is tinder dry during our hot summers.

The wildfires that have happened in BC's interior could easily occur on the Sunshine Coast.

it only takes one careless/unaware person to start a fire.
It will be impossible for all the attendees at the large gatherings proposed by this rezoning
application to be supervised by the host at these gatherings.




2. QUESTIONABLE FIRE SAFETY PLAN

Referring to “Comprehensive Fire Plan” starting on page 119 of the “Zoning-Amendment-

Bylaw-No.-722 4-Public-Hearing-Information-Binder” On the SCRD website. We have the
following issues.

tn Section 3 “Water Infrastructure and Fire Suppression” current assets states 5000-gallon
cistern and pump (=10,000 L per minute for 20 minutes) this is incorrect.

5000 imp x 3.78 = 18,900 liters

18,900L \ 20 min = 1.89 minutes
At the stated 10,000 liter per minute 18,900L \ 10,000lpm = 1.89 minutes of water in the
cistern. To pump 10,000 liters of water per minute for 20 minutes would require 200,000-liter
(71,8942 Imp) cistern. Using the creek for secondary water source is not viable as, the creek dries
up from May to October (Fire Season). A gravity hose will not supply the volume required to
support this equipment. The creek is not a reliable water source for fire suppression during
fire season.
What is the capacity of the 2nd Cistern and ground water ponds? How do you plan to maintain
water levels during the dry season May to October (Fire Season) when the creeks are dry and
significant rainstorms are infrequent.
Purchase of higher volume waterlines, hydrant points, fire hoses & nozzles, What volume of water
is required to support these upgrades?
What is the plan to quickly maneuver 23,640lb (10,705kg) “traiter with water tote” on the
property? (2000 imp x 10.10 = 20,040tb + 3600Ib trailer weight = 23,640Ib total trailer weight. This
will require a heavy-duty truck or an industrial tractor. The $10,000 budget is too low, even if you
purchase used equipment.

¢ Community Outreach,

The applicant has not made any attempt to engage with the neighborhood. Who in the
neighborhood do you plan to coordinate with?

They are hostile to (Storvold Family) the neighbor they would need to engage with for creek
access.

e On-site team roles

L]

What measures are going taken to be taken ensure thal the applicant

maintains adequately trained staff and volunteers who are competent in fire suppression in a high
volunteer and staff turnover environment?

Are team leads responsible for training going to be trained by the Justice Institute of 8C in
firefighting?

The best equipment is useless if staff and volunteers don’t have the proper training on how to use
it.

¢ Firesmart Improvements

The Applicants property has a serious infestation of Japanese Knotweed visible from Storvold
road. The improvements in the fire plan will require significant excavation and ground work to
complete. Before work can begin, remediation of the Japanese Knotweed must be completed per
the “Guidelines for the Excavation, Transport & Disposal of Invasive Knotweeds &
Knotweeds Infested Soil” (from the BC Ministry of Forests & BC Ministry of Transportation and
Infrastructure), to prevent spread of Knotweed to neighboring properties. Since there is no place
to take knotweed or knotweed infested soll on the Sunshine Coast, the process of dealing with it
on site will cost a considerable amount of money




+ s the SCRD going to:

Ensure this “Comprehensive Fire Safety Plan” is implemented?

Ensure staff and volunteers are properly trained per "Comprehensive Fire Safety Plan™?

Verify the purchase and implementation of Fire Suppression equipment?

ts the SCRD building department going to inspect and verify the quality of work and proper operation?
Enforce and verify compliance to the “Comprehensive Fire Safety Plan”, during fire season (May to
October)?

R WN
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‘dress the concerns of our neighbors.

Wildfires are an environmental concern that affects everyone on the Sunshine Coast and British
Columbia. Publicly held events need to be held in a venue that has the support of Fire, Police and

EHS. They should not be held on a rural residential property outside of the Fire Protection Area.

3. NO SECURITY

In the “Sunshine Coast Regional District Referral Report” there is no mention of any security requirements
for the applicant on the property during their events.

« Who is responsible for ensuring attendees remain on the property during an event?
* Who is responsible for safely evacuating attendees in the event of a crisis?
= Who is responsible for attendee incursions onto neighboring properties?

Again, this area has limited support;

« No Fire Protection
» Limited and long response time from the RCMP
« Very limited response and enforcement from SCRD Bylaw Enforcement

4. LEGACY OF A NUISANCE PROPERTY

At the March 20, 2025 Elactoral Area Services Committee meeting, we were made aware that if the Art Farm

property were to be sold to new owners, fhe new proposed rezoning would remain in place for the new
owners to use in whatever capacity the zoning would allow - up to 60 people, up to 10 times per month.

This could include parties, wedding, concerts, etc.

The Neighbors would be powerless to deal with any problems that these gatherings may cause.

The rezoning of this property will take away our rights as Neighbors and citizens of the SCRD to deal
with future problems with new property owners indefinitely.

5. NO CONSULTATION WITH THE NEIGHBORS

The applicant has not made any attempts to reach out and address the rezoning concerns of their neighbors.
This 1s in keeping wilh the disrespect they have repeatedly shown toward peaceful coexistence with their
neighbors. There have been repealed bylaw violations by the applicant. Despite complaints lodged by
neighbors in regards 1o these violations, SCRD bylaw enforcement has not enforced the bylaws.

it is clear that their resources are inadequate when serving large rural properties and cannot be relied upon.

We conveyed the numerous concerns of our neighborhood in regards to this rezoning application
when we met with planner Nick Copes at the SCRD office on April 28, 2023. Despite this, none of our
concerns were addressed in the “2024-Nov-21 EAS Report-1747 Storvold Road” submitted to the
SCRD board.









within the Fire Safety Plan. However, to my knowledge, the Applicants have not undertakcn
meaningful outreach with affected neighbours. There have been no invitations to cansult, no
neighbourhood meetings, and no consistent or transparent communication regarding proposed
activities. This disconncct between what is stated in the application and what has occurred in
practice raises serious concerns about the Applicants’ commitment to responsible, community-
oriented operations.

4. Noise Impacts and Loss of Residential Livability

Noise from previous Art Farm events has been clearly audible inside our home and has
significantly affected our ability to enjoy our property. According to the Applicants’ site plans,
new structures and gathering areas would be located approximately 50 metres from my
residence. Noise alrcady carries easily across this distance and through existing fencing. An
increase in the frequency or scale of events would further erode the peace, quiet, and livability
that residents reasonably expect in a rural residential area.

S. Environmental Impacts

The Applicanis state that the proposed Smart Farm Pilot will “lessen the impact of human
seitlement on the environment.” However, | have observed a significant amount of human-made
materials that were left in the forest behind the property from an Art Farm event 1 attended
approximately 15 years ago, and most of these materials are stili there. This reflects a lack of due
care and does not align with the proposal’s stated environmental goals, raising concerns about
how environmental impacts will be managed in practicc.

6. Enforceability, Procedural Fairness, and Governance Concerns

The proposal contains numerous commitments related to safety, environmental protection, and
community coordination, yet provides little clarity on how thcse commitments will be monitored,
enforced, or audited over time. Without clear compliance mechanisms and consequences for
non-compliance, these assurances cannot be relied upon.

] am aiso concerned about procedural faimess and the perception of bias. One Applicant’s prior
involvement in the West Howe Sound OCP process (SCRD, 2018), combined with references in
the application to an unspecified “partnership” with the SCRD, raises reasonable questions about
impartiality (Ombudsperson BC, 2025).

Conclusion

For the reasons outlined above, I respectfully urge the Board to deny Zoning Amendment Bylaw
No. 722.4. The proposal presents unacceptable risks to fire safety, neighbourhood security,
cnvironmental integrity, and procedural faimess, and it is not supported by adequate safeguards
or meaningful community engagement,

Thank you for considering this submission.

Sincerely, %é

Amber Storvold
Resident, Storvold Road
Gibsons, BC



Documents referenced under heading number 6:

Ombudsperson, Province of British Columbia. (2025). Fairness in Practice: A Guide io
Administrative Fairness in the Public Sector. Retrieved from htips://bcombudsperson.ca/wp-
content/uploads/2025/07/OMB-FairmessinPractice-ForWEB-Feb 1 §-5.pdl’

Sunshine Coast Regional District. (2018). West Howe Sound Official Community Plan (Bylaw
640, consolidated September 27, 2018). Retrieved from hitps: www serd.calwp-
content/uploads/2022/12 Byviaw-640-West-Howe-Sound-OCP-Consolidated-201 8-Sep-
27.docx.pdf?utin_source chatgpt.corn







Re: Oppasition to Zoning Amendment Bylaw 722.4 — 1747 Storvold Road
Dear SCRD Board Membets,

My namg is Tianna Storvold Fuller, and my family owns the property next to 1747
Road. I am writing to strongly eppose the proposal submitted by Chad Hershler
(Sandy) Buck of The Deer Crossing The Art Farm (“the applicants™).

1. Conflict of Interest & Procedural Concerns

«  Mr. Hershler previously served on the West Howe Sound Official Community Plan
(OCP) Review Advisory Committee, which provided input on long-term iand use
policies affecting Area F. He is now seeking a zoning amendment on his own property for
personal and financial gain. This creates a reasonable perception of conflict of interest.

¢ The applicants’ own statements indicate prior collaboration: “SCRD planning staff that
we collaborated with, famong others] encouraged us to apply for this rezoning " (letter in
Zoning Amendment Bylaw No. 722 4 Public Hearing Information Binder, dated Janvary
20, 2025).

*  No meaningful engagement occurred with adjacent property owners prior to submission.
For a proposal of this scale in a rural area, the absence of any neighbour consultation is a
significant procedural concern.

« At the commiltee board meeting, on March 20, 2025, questions asked by the board
suggested that our concerns had not been conveyed, despite the submission of
multiple letters from community members.

e Given the above, careful review is needed to ensure the planning process remains
impartial, transparent, and independent.

2. Inconsistency with the West Howe Sound OCP

The proposad zoning amendment is inconsistent with the Rural Residential objectives of the
OCP:

s Section 5.2 limits employment uses to those compatible with the scale, character, and
servicing capacity of rural areas. The proposal would permit large, recurving assemblies
exceeding rural residential intensity in an arca outside the service area for fire
prolection, water supply, and emergency response.

*  Section 532 allows spiritual and cultural retreats only if buffers are sufficient for
neighbouring parcels, Our home, patio, and yard arc less than 100 feet from the
proposed assembly areas. Please sec the Atlached Map on the last page.









This is a photo from the Deer Crossing The
Art Farm Website of the “The s-kwikwal
nitiative” project event. Again, please note,
the proximity of our house and the
sutdoor gathering space and the lack of
orivacy and sound barriers as mentioned

n the proposal. The berm that is referenced
n the proposal is the small mound starting
>ehind the dog. The “sound mitigating
ence” as referenced in the proposal is the
-edar fence depicted in the background—
1ot a solid, sound mitigating fence.






Fast forward couple of years. On the next occasion | attended the property, | had been invited
by an employee tenant and her partner. Chad and Sandy subsequently called the RCMP on the

tenant for having me there. The RCMP advised that | was legally entitled to visit the property,
particularly when invited, and that Chad and Sandy had no authority to prevent this unless
illegal activity was taking place, which it was not. The RCMP further stated they would inform
Chad and Sandy of this before leaving.

Once again, this demonstrates a clear misrepresentation of the statements made publicly at
the PIM.

Later that summer, the RCMP were again called in relation to a tenant who had simply done me
a favour. Russell and | were having a conversation in my shop, but the noise from the Art Farm
operation was so loud that we could not carry on a normal conversation. Russell approached
the Art Farm employees and asked them to comply with the bylaws by moving their loud
operation into an enciosed building. This marks the fourth occasion, to my knowledge, on
which the RCMP have been called on neighbours or tenants. In my view, the RCMP are being
used as a tool of intimidation.

2. At the Public Information Meeting Sandy Buck stated that Russell Pope was their
“expert farmer.” | later asked Russell whether this was true. He told me he was unaware she
intended to describa him that way and confirmed that he is not an expert farmer. This is
another example of misrepresentation,

3. On December 19, 2025, at approximately 10:00 a.m., | had contractors on site trimming
OUR cedar privacy hedge. Without warning, profanity was shouted at them through what was
described as a “sound-mitigating fence,” loud enough to be clearly heard inside my closed
shop. There is no sound-mitigating fence. Again, this is misrepresentation.

4, The applicant claims that adding suites to the existing houses wouid be more expensive
than constructing two separate detached dweilings. No engineering reports, cost analyses, or
quotes from qualified contractors have been provided to substantiate this claim. In the absence
of such evidence, this appears to be a preferred outcome rather than a fact, and therefore
constitutes misrepresentation.

5. Under the Smart Farm Details, Traffic Mitigation #5 states:

While a BC Hydro Right-of-Way covenant requires our driveway to foliow the hydro fines along
our south border, we will be installing additional roadways on the property to move traffic
quickly and efficiently on and off the property. This requirement does not exist in the right-of-
way covenant. Again, misrepresentation.

6. Under the Smart Farm Details, Noise Mitigation states:

When amplification is required, we will ensure the decibel levels fall within standard limitations
for residential neighbourhoods. There are no defined decibel standards for residential
neighbourhoods on the Sunshine Coast. This is another misrepresentation.

7. Under the Comprehensive Fire Safety Plan, current water assets are listed as a well and
a 5,000-gallon cistern, with a creek identified as secondary supply. The report claims this
system can supply 10,000 L/min for 20 minutes. The math does not support this claim.

5,000 U.S. gallons equals approximately 18,900 litres, which would supply roughly 9,450 L/min
for two minutes, not twenty minutes. Furthermore, there is little or scarce water in the creek
during the summer months. Again, misrepresentation.



B. In the November 21, 2024 report, it is stated that the applicant completed an acoustic
survey and mitigation plan, including berming and a privacy fence/hedge. No acoustic survey
has been provided, nor is it clear how or where it was conducted. To our knowledge, no testing
occurred on our property, and If it did, it would have constituted trespass. Again,
misrepresentation,

One might argue that each of these examples, taken individually, is minor, However, collectively
they tell a much larger story, one of ongoing deception, introduced gradually over an extended
period. Taken together, they amount to a pattern of fabrication.

“Oh, what a tangled web we weave, when first we practise to deceive.”

Knotweed

The Art Farm may have one of the worst knotweed infestations on the Sunshine Coast. For
years, it has been repeatedly weed-wacked, mowed, dug up, and the contaminated soil moved
throughout the property, actions that are well known to exacerbate the spread of knotweed.
The issue was acknowledged at the Public Information Mesting, where the applicant admitted

it needed to be addressed. To date, it has not been. This situation is a consequence of their
own actions.

COMPREHENSIVE FIRE SAFETY PLAN

The comprehensive fire safety plan attached to the Zoning Amendment Binder is like a bucket
without a bottom. .. it literally holds no water.

1. RISK ASSESSMENT PLAN

A. Property is outside of serviced fire protection area.

+ Gibsons Fire Department may respond if lives are at risk, but only for rescue,
not to put out the fire. BC Wildfire looks after forest fires.

Factor/Risk Level

1. True

2. True

3. Where is the secondary truck/tractor route designated for emergency egress.

4. 5,000 gal. tank, yes, but creak unreliable,

5. This is true, that’s why for the last several years, | have been ¢learing the underbrush, The

Art farm has done no brush removal. We are convinced there is no mutual defence with the
Art Farm.



2. FIRESMART IMPROVEMENTS
|mprovements:

No improvement have been made (to-date) as far as wa can tell.

3. WATER INFRASTRUGTURE and FIRE SUPPRESSION

Current Assets: Well - 5,000 gal. Cistern and pump. Creek Secondary.

10,000 I/min for 20 min. Does not add up.

5,000 US gal = 3.78 L./gal

5,000 x 3.78 = 18,900 litres

18,900 divided by 20 min. : 945 L./min OR,

9,450 litres per minute for 2 minutes. (10,000 litre provides almost 2 minutes)

Planni [

1. From May to October there is little to NO water in the creek at our pump house. NO water

to pump from the creek.

2. Most of, if not all summers are hot and dry and the upper creek siows to a trickle. Some
summers we have no rain for 5 months. We have been using syphon on the cresk for 38
years and it is not a reliable source for fire suppression. Lots of maintenance to keep it
working. Barely enough to keep toilets and showers going.

3. How much volume in the second cistern.

4. What happens when the pond and creek dry up in the long hot summers.

5. How are you going to move the trailer and water tote around the property. Water is 10 |b./
gal. 2,000 gal. Equals 20,000 Ibs. or 10 tonnes (not including the trailer). Cannot be moved
with a pickup truck.

4. T A I

No improvements to date.

5. SITE LAYOUT

No improvements to date.

6. EMERGENCY PROCEDURES & COMMUNITY QUTREACH
Community Qutreach

Thers is no nead for creek access because in fire season there is NO water in the creek.
Mutual aid will not work here because myself and Val have bean banned from going onto Art



Farm property. We have been given a no trespass notice and threatened with a iawsuit (which
holds no water either), all for doing what the SCRD Bylaw Department ask us to do... get
evidence with pictures and video of them breaking the bylaws.

Procedures

No action taken to date.
ign On-Site Team Rolls
To the best of our knowledge, there is no team available at this time.

I do not believe this is a viable workable plan, based upon the wrong calculation of water
availability during the driest part of the year, also known as FIRE SEASON.

So, after all the breaking of the bylaws, or pushing the boundaries (as Chad puts it), the
perceived bias by the SCRD, the intimidation and harassment that their staff, their tenants, the
their neighbours have been forced to live through, the calling of and the using of the RCMP on
tenants and neighbours as a weapon to scare them off, the steady flow of slander on myself
and anyone who opposes them, | heraby give notice that | am taking back my common law
practical right to peaceful enjoyment and quiet use of our property. Anything less will not be
tolerated.

This submission is a small example of what life is like beside the Art Farm. | could go on
forever, in far greater detail, but you don't get the point by now, you never will.

EXTREMELY OPPOSED to this Zoning Bylaw Amendment 722.4

Mark Storvold i









osed to Assembly Jse:

The assembly use and proposed changes to facilitate the operation of “Deer Crossing
the Art Farm” does not constitute a home occupation that is compatible in scale or
character with residential or rural settlement. OCP, Section 5.2.5.

The application fails to address or include the daily operational activities of Deer
Crossing Art Farm in their assembly use.

The number of attendees proposed for their facilitated gatherings is said to be
controlled through registration and ticket sales. Deer Crossing Art Farm is a
multifaceted organization that collaborates with various businesses, institutions, and
organizations. Teams of individuals regularly work on mulftiple projects and programs
on-site at 1747 Storvold Road. At any given time, there may be several individuals or
groups working outdoors (creating, developing, implernenting or rehearsing),
sometimes for weeks at a time. These activities constitute assembly gatherings and are
part of the organization’s regular daily operations. There is no registration or ticketing
process to account for these participants. At the PIM meeting they proposed 50
people/day as their target for assembly gathering.

There is no mechanism to distinguish among ticketed svents, routine business
operations, and communal gatherings involving on-site residents. Consequently, there
is no meaningful accountability, no enforceable limits, and no effective oversight
governing the number, size, or nature of assemblies. This regulatory gap aflows events
to be easily disguised as private or personal functions and creates an opportunity for
ovemnight assemblies to occur under the guise of private gatherings.

The permitted “Assembly Use” is vaguely defined and lacks sufficient detail, leaving it
subject to a broad interpretation by the applicant. This allows an unlimited range of
potential uses and intensity of activities, including unrestricted use of amplified sound.
This poses an Intolerable risk of noise and disruption to neighbouring properties.

Furthermore, the auxiliary buildings identified in the applicant’s report do not have the
capacity to accommodate 40 people, let alone 60 or more. There is no fire protection in
place, and therefore no fire marshal oversight to monitor occupancy limits, Liability
under these circumstances remains unclear.

According to the report, a change-of-use permit is required for all existing buildings to
be used for assembly purposes, and until such permits are obtained, only outdoor
assembly use is permitted. The application does not provide a timeline for obtaining
these permits, nor does it clarify whether the intention is to operate exclusively as an
outdoor event venue on an ongoing basis.



The property is approximately 200 feet in width, with the primary event and operational
activities occurnng within 100 feet of the adjoining properties on either side. In several
instances, these activities take place less than 50 feet from neighbouring property
lines. As a result, the site does NOT provide a sufficient buffer to neighbouring parcels.
OCP 5.3 (2).

These daily operations and assembly gatherings have generated, and will continua to
generate, significant noise and disturbance, including trespassing issues, dog
encounters, property damage, privacy concems, and increased fire hazards. (for
example: a guest discarded a cigarette into the driveway ditch during the Dementia
Workshop (June 2022), two separate abandoned campfires during summer fire bans (it
by visiting guests and extinguished by neighbouring residents), toxic construction
waste being burned, and vehicles parking on dry grass and the driveway ditch
(ongoing). The applicant has NOT developed sufficient mitigation measures to secure
the property or adequately address these risks. To date, sound mitigate does not exist.

It is projected that more than 700 vehicles per month will travel along the gravel
driveway, which runs immediately adjacent to the property line and passes directly
beside our home and established backyard living space. The proposed mitigation
measure of restricting vehicle speeds, in place of paving driveways and parking areas
(an exception granted under Bylaw Amendment 7.9.9.3(c) 56.1.14), is not an adequate
solution to address the vehicular traffic and parking impacts. Gravel roadways produce
substantially higher noise levels than paved sutfaces and generate airborne dust,
further exacerbating the disturbance to neighbouring residences.

Deer Crossing has a documented history of bylaw infractions with relation to all of the
above activity, acknowledged by Chad Hershler at the public information meeting on
Apnil 21, 2022. According to SCRD Bylaw Officer Marvin Vath (August 14, 2024), there
is currently no enforcement mechanism in place to ensure compliance with the bylaw
infractions that have been submitted since February 2021.

As presented in this application, the proposal provides no basis for trust or confidence
that the applicants will adhere to the zoning amendment bylaws or comply with any of
its conditions.

We ar iti | Dwellings:

As stated by Chad Hershler at the public information meeting, 90% of communes fail
and we are taking a risk, it isn’t a proven model.

The application no longer proposes that residents buy into or invest in the property for
farming purposes. Instead, the proposal has shifted toward “affordable housing”
through rental tenure only, with no housing agreement in place. This effectively
creates a commune of renters who have no long-term investment in the property.
Additionally, there is no fire protection in the area. It remains unclear what guarantees



or assurances exist to maintain affordability, and who would be liable for the safety and
security impacts on neighbouring properties from non-permanent residents.

The property is being filled with auxiliary buildings & structures, auxiliary dwellings,
parking lots, septic fieids, driveways, and access roads. This ievel of development
erodes the rural character of their property.

Where is the documentation to adequately justified how two additional 800 sq. ft.
houses, with full servicing requirements such as power, septic, and water, are more
cost-eftective than the 55 m? secondary suites already permitted under current
regulations.

There are no amenities or public transit services in the area. When combined with the
volume of events, functions, and ongoing activities on the property, the pool of
potential tenants willing to live amid such disruption would be extremely limited,
making long-term tenancy difficult to sustain.

Are the two additional dwellings primarily intended to house multiple live-in staff to
manage and operate this five-acre arts and cultural venue, rather than to provide
genuine long-term housing?

The applicants currently have two auxiliary dwellings; however, they recently evicted
tenants, (while simultaneously advocating publicly for solutions to the housing crisis), in
order to convert the residence#/into a cormmercial studio. How many other businesses
does the applicant intend to operate from this property and how many employees will
be working at this location?

The applicants rely heavily on government funding, grants, subsidies, and donations.
As stated by Chad Hershler at the public information meeting, when funding runs out,
the owners would be forced to sell the property. This zoning amendment is permanent.
It could be purchased by any future buyer, regardless of use or intent, like the
Norwegian Death Cult, as referenced by Director Kate Stanford at the March 20, 2025
meeting.

Adhering to Zoning Regulations are critical in a community. When an owner purcHases
a property and invests hundreds of thousands, if not millions into that property, you
want to know your investment, and the neighbourhood are stable and consistent. For
that matter, property owners also rely on the SCRD to enforce their own bylaws. SCRD
Website: “Bylaws are created to develop and maintain safe and livable environment
for ali residents within the Regional District.”

The Zoning Amendment Bylaw 722.4 exceeds any reasonable tolerance for the zoning
regulations that are in place for this neighbourhood community.

Operating a commune on a five-acre arts and cultural facility with a public outdoor
venue and assembly use is incompatible with the character of this neighbourhood.



Deer Crossing Art Farm has already demonstrated a disregard for bylaw regulations
and a lack of consideration for the impact their operations have had on neighbouring
residents.

This application has been under review for over four years and remains riddled with
inconsistencies, insufficient details, and vague intentions

It represents a potential Pandora’s box of significant liabilities, risks, and hazards for
our community.

My husband, Mark, and | are UNWAVERINGLY OPPOSED to the Zoning Amendment
Bylaw 722.4.

e 42

Valerie Storvold









Sent from my iPad


















thn_Emp_ngg_Byijm_e.ndmgnL More spemrlcaily. these include tne followmg letters

1. The letter of “Angela Schmidt and the Neighbours” sent to Ms. Kate- Louise Stamford on
May 12, 2023 (copy attached fcr your reference); and

2. The addendum tetter of “Robert Schmidt and The Neighbours™ sent to the Sunshine Coast
Regianal District on January 14, 2026 (copy attached for your referance).

We have lived at our current residence for 22 years and have largely enjoyed unfettered peaceful
enjoyment during that time. The purpose of our purchase and residence was primarily to live in a
rural location and raise our children here withaut having to deal with the issues that the Proposed
Bytaw Amendment brings to this quiet residential neighbourhood.

We continue to be entitled to the quiet and safe enjoyment of our properties and this Proposed

Bylaw Amendment and results flies in the face of that entitlement.

Respectfully

Mark and Ruth Wentzell

Storvold Road

Encls.









Sunshine Coast Regional District
Planning Department

OPPOSITION to Zoning Amendment Bylaw 722.4 {1747 Storvold

January 13, 2026
SCRD Board Members,
Attached is a summary of a letter | sent in 2023 Opposing the Art Farm Zoning Application.

This is in regards to the notice of rezoning of the Deer Crossing Art Farm. | am writing to
support all of the neighbours who are affected by this. This organization and their “events™ are
very disruptive to their neighbours. It's a residential area but they have NO consideration for
their neighbour’s rights to enjoy their privacy and the peace and quiet of the area. Thay have
loud events, banging drums and use PA systems as well as cheering, chanting and screaming.
Cars are constantly driving in and out.

For years the Art Farm has had these events. They have constantly broken the bylaws with little
to no help from the SCRD in enforcing their own bylaws. The Art Farm have tried te intirmidate
their immediate neighbour by putting mannequin heads on spikes along the property iine. The
neighbour is building a rock wall around their hedge along the property line, and Chad and
Sandy call the cops accusing him of gawking. They harass other neighbours too, and
employees and renters, Example: One of their neighbours, an elder, pensioner had his
waterline running through their property (for 30 years, allowed by previous owners and Chad &
Sandy allowed it too). He was clearing the brush around his waterline with a machete. They
knew who he was and what he was doing but they called the police on him, reported that a
man with a machete was wondering around on their property. Then a few years later, they
denied that same neighbour access to his waterline during a heat wave. His only water source,
and they wouldn’t let him on the property to fixit. Five days during a heat wave with no water.
Eider Abuse!! The Storvold's took care of him, and then helped move the waterline onto their
property. They evict their renters to turn the house into a studio, (so they definitely don't need
to have their application for more housing on their property when they are evicting people from
a house they already have), One day the renter asked some art farm workers who are making
a lot of noise to move their project inside (they were breaking the bylaws }. The workers called
Chad (who was on holidays) and he calied the cops, reported that a man was harassing young
giris on the property. Another case of harassment and swatting using the police.

As | said earlier, there is no need to rezone the property to build more houses for somecne who
evicts their tenants to turn the house into an art studio. They have been trying for years to get
a commune going and they have a bunch of disciples already and will use ali the right buzz
words like low income housing or community building to get their followers onto the property
and in turn be able to exert pressure on them by controlling their housing. They have shown
they will go after you if you don't conform with their wishes.

They are disruptive to their neighbourhood and have zero consideration for anyone but
themselves and their followers. They break SCRD bylaws constantly with very little
consequences which has further embolden them. They harass their surrounding neighbours,
their employees, and their tenants to the point of breakdown. These are NOT good peopie and
should not be rewarded for their bad behaviour by giving themn their zoning change. This will
also further punish the neighbourhood and drop their property values. IT 1S A TERRIBLE IDEA.



You should also look at where their support comes from. [t's people from Vancouver and other
parts of the Sunshine Coast that have been conned into believing this is a wonderful thing.
These same people will be dropped if they go against anything Chad & Sandy say. They just
don't know it yet. The whole art farm is a scam {in my opinion) to milk taxpayers of grant
money to pay for building houses and property improvements to increase their land value, as
this is their only source of income. Not only should the art farm not be rezoned but they should
actually be shut down as they are a nuisance to everyone in the area and have dropped the
quality of life for their neighbours.

So if you haven’t realized it by now,, | am totally against the zoning amendment of the art farmit

Dan Windsor



Sunshine Coast Regional District
Planning Department

Opposition to Zoning Amendment Bylaw 722.4 (1747 Storvold Road)
April 2023

| attended the Public information Meeting on April 21, 2022 for the above application from
Chad Hershler & Sandy Buck - Deer Crossing Art Farm. | read the notes of the meeting and it's
pretty obvious the person taking notes for the SCRD was biased and in favour of the “art farm”.
The notes for con were short, point form with little substance to what was discussed, while the
pro’s were long and flowery.

All con points were made by people that actually live in the area and are opposed to this
rezoning and the noise the "art farm” makes. All the people in favour of this proposal are
people who don’t live anywhere near this neighbourhood. Some were from Vancouver,
Redroofs and Roberts Creek. None of the neighbours want this rezoning.

This is a quiet rural neighbourhood ard we don't need a bunch of people coming and making
noise at their events beating on drums and using PA systems. Imagine if vou had to live next
door to these clowns. They literally put up a circus tent every year.

They stated at the meeting their goal to have a commune and have muitiple families on-site.
People that have rented one of their houses in the past have made the statement that it’s
basically a cult, They broke their lease and left to get away. Chad stated that if he doesn't get
his way he'll have to sell the property because they can't afford it. It is not the SCRD's
responsibility to enable him to keep his property. He should be forced to go out and get a job
and pay his bills like everyone else. He is nothing but a scam artist (the only art that goes on
there) sucking off the taxpayers.

I know Chad has connections and friends at the SCRD and is using them for his personal gain.

The people that live in the neighbourhood should have the only say as to what happens in the
neighbourhood, not peopte from Vancouver or Redroofs. They don’t have to put up with the
disruption and the diminished quality of life from having to put up with these people. if you
wouldn't want noisy gatherings, drum circles and PA systems next to you then don’t allow this
nuisance here.

Chad should not be allowed more than 2 houses on that property (even though he has 2
houses and a cabin and has converted a garage basicaily into an apartment. We want to keep
this a quiet rural property neighbourhood.

We don't have fire protection in this area and the increase in traffic and people is a great
concern to us. Chad and his group have had campfires in the summer during campfire bans
and have left the burning fire unattended. A neighbour had to go put it out.

This group has aiso basically commandeered crown fand behind their property and have built a
stage in the bush for their rituals. This is illegal. Chad loves to push the boundaries, the more
he gets away with the bolder he gets. Enough is enough!!

No to changing the zoning and NO to having EVENTS that diminish the quality of life for the

neigy;urhood.
s ‘." -

Dan Windsor












To: SCRD Planning Dept January 14, 2026
Sunshine Coast Regional District

From: Robert & Angela Schmidt, Diana Busletta
Storvold Road

Re: Opposition to Zoning Amendment Bylaw NO. 722.4 For 1747 Storvold Road

This submission, is to be made part of Public Hearing record opposing this rezoning application.

1. Fire Risk:

Assembly use section on page two indicates there can be gathering of between 40-60 people up to 10 times per
month. These gatherings will be held outdoors mainly in the summer time when the forest that surrounds this
property are tinder dry.

It only takes one careless person to start a fire. It will be impossible for all the attendees to be supervised by
the host at these gatherings.

2. Fire Suppressian
We have the following major issues with the revised “Comprehensive Fire Safety Plan”

s InSection 3 "Water Infrastructure and Fire Suppression” current assets states 5000-gallon cistern and
pump (=10,000 L per minute for 20 minutes) this is incorrect.
5000 Imp x 3.78 = 18,900 liters
18,9001 \ 20 min = 1.89 minutes
At the stated 10,000 liter per minute 18,900L \ 10,000! pm = 1.89 minutes of water in the tank., 7o
pump 10,000 liters of water per minute would require 200,000-liter (71,942 Imp) cistern.

¢ The Creek is dry from May to October and is not a reliable water source for fire suppression. As the
volume of water required is insufficient.
How are the stormwater drainage ponds and 2nd cistern going to be maintained during fire season?
Purchase of higher volume waterlines, hydrant points, fire hoses & nozzles. What volume of water is
required to support these upgrades?

¢ The “trailer with water tote”. Moving a 23,000lb trainer with liquid requires a heavy-duty tractor or
heavy-duty truck. This will also require a skilled operator to move it quickly in an emergency.

¢ Community outreach, the applicant has not made any attempt the engage with the neighborhood.

= They also have a hostile relationship with the neighbor they would need to engage with for creek
dCCess.

¢+  Who in the neighborhood are they coordinateing with?

Having recently been through the experience of building a new home, the budget of $91,000 seems insufficient to cover

the scope of the work in the “Comprehensive Fire Safety Plan”. $ 91,000 sound like a lot, but in modern construction it
doesn’t |ast very long.



* Questions for the SCRD Board.

Is the SCRD going ensure this “Comprehensive Fire Safety Plan” is implemented?

Is the SCROD going to ensure staff and volunteers are properly trained per “Comprehensive Fire Safety Plan”?
Is the SCRD going to verify the purchase and implementation of Fire Suppression equipment?

Is the SCRD building department going to inspect and verify the quality of work and proper operation?

Are the team teaders gaing to be trained by the Justice Institute of BC?

Is the SCRD going to ensure compliance to the “Comprehensive Fire Safety Plan”, during fire season {(May to
October)?

S

H the SCRD does not require, inspect, and enforce compliance of “Comprehensive Fire Safety Plan”. Then this plan is
just word crafting that does nothing, and it fails to address our concerns a neighbar, Fire suppression is a serious
issue, and we do not believe the applicant has the resources to make this happen as described. It is a costly and time
consuming endeavor, in construction, training, and human resources.

Our neighborhood does not have fire protection.

Five days after expressing my conceras about the fire risk at the SCRD Board Meeting,
our cemmunity watched in shock as a neighbor’'s home burned to the ground in a few hours.
There was no fire fighting response from the Gibsons Fire Department.

If a fire starts, there will be a high risk of spread into the surrounding forest which leads to the main hydroelectric
lines supplying the Sunshine Coast as well as to the communities of Langdale, Gibsons and Sechelt.

Wildfires are an enviranmental concern that affects everyone on the Sunshine Coast.

The best way to mitigate a wildfire is to prevent it in the first place,

It is irresponsible for the planning department to ignore this issue.

Publicly held events need to be held in a venue that has the support of Fire, Police and Ambulance.

They should not be held on 3 rural residential property outside of the Fire Department jurisdiction.

3. No Security

In the “Sunshine Coast Regional District Referral Report” there is no mention of how the applicant is to manage
security on the property during their events.
e Who is responsible for ensuring attendees remain on the property during event?
¢ Who is responsible for safely evacuating attendees in the event of a crisis?
s Who is responsible for attendees that cause problems on neighbering properties?
{please note that this has already occurred).

Again, this area has limited support:
& No Fire Protection
e Limited and long response time from the RCMP

5. Unsatisfactory response from Bylaw Enforcement
* Bylaw Enforcement is under staffed and under resourced for an area as large as the SCRD.
* Hours of operation are limited to Monday to Friday, 8:30 a.m. to 4:30 p.m.
¢ Complaints are often outside Bylaw Enforcements hours, responses from Bylaw Enforcement can take
days or not at all.



6. No Management of invasive weeds
e The Deer Crossing Art Farm has an unmanaged invasive weed oroblem. specificallv lananese Knott
Weed (see attached photo and web page . No
legitimate farming operation would allow invasive weeds to get 5o out ot control. [he Art Farm does
not contribute to the food chain in any meaningful way!

e Before starting improvemnents is the applicant going to remediate the Japanese Knotweed infestation
(per the "Guidelines for the Excavation, Transport & Disposal of Invasive Knotweeds & Xnotweeds
Infested Soil” from the BC Ministry of Forests & BC Ministry of Transportatiaon and Infrastructure) to
prevent spread to the neighboring properties (See attached Guidelines from BC Ministry of Forests).

At this time, | would also like to comment on a point made by Director Kate Stamford.

She asked what would happen if this property were to be sold to new ownhers,

The new owners would be entitled to use the property with the new zoning that allows public assembly.

This has the potential to become a nuisance party property in which we, the surrounding neighbors, are powerless to
do any thing about.

The rezoning of 1747 Starvold Road does not enhance our neighborhoad in any way.
e |t does not provide us with Fire Protection,
¢ |t does not improve Police response times.
e |t does not improve Bylaw Enforcement
= It does not improve public transit
e It increases the risk of fire and wildfire
e It will cause more noise
e |t wiil cause more traffic
® [tincreases the risk of property crime and personal safety

We have lived here for three years, | know almost everyone in the neighborhood.
My neighbours are important and | strive to be part of this community and be a Good Neighbour.

The owners of the Art Farm have not rade any efforts to reach out to their neighbours in regards to their rezoning
application nor in any other capacity.

The neighborhood does not support this application.

These concerns were canveyed to you in a meeting at the SCRD on April 28, 2023 that was attended by many of the
surrounding neighbours of the Art Farm. With the development of Phase two of Elphinstone Crossing Estates, this
neighborhood is going to continue to grow, as will the apposition to this application.

Respectfully,
The Schmidt Family
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Guidelines for the Excavation, Transport & Disposal of Invasive Knotweeds & Knotweed Infested Soil “

B.C. Ministries of Forests and Transportation and Infrastructure BRITISH
COLUMBIA

INTRODUCTION

The following guidelines are intended to support projects involving excavation and soil disturbance
within, or in close proximity to invasive knotweed occurrences. Invasive knotweeds reproduce by small
stemn and root fragments, and sometimes seed (plant propagules). These propagules can be found above
and below ground and can form new plants. When invasive knotweed infested soil is disturbed or
moved, it becomes a vector that can result in the distribution and spread of these highly invasive plants
to new locations.

Generally, the Province recommends avoiding the disturbance of invasive knotweed occurrences and
instead treating in situ with a systemic and selectively applied herbicide to control surface and sub-
surface growth (see Section 2.4 and B.C. Knotweed Treatment Guidelines for Provincial Public Lands).
However, there are situations where this may not be possible due to project logistics or timing
constraints. In these cases, excavation, transport and disposal of knotweed infested material may be
required. These guidelines are designed to minimize the risk of invasive knotweed spread that may
result from these activities and are part of a larger initiative to improve invasive plant management
protocols related to the movement of soil and related materials.

STEP 1 - IDENTIFYING KNOTWEED

1.1 Identification

Becorne familiar with the identification and risks of invasive knotweeds, including:
» Bohemian knotweed (Reynoutric x hohemica)

s Giant knotweed (Reynoutric sacholinensis)

¢ Japanese knotweed (Reynoutria joponica)

1.2 Site History
Reference the provincial invasive plant database, |nvasivesBC, to determine known priority invasive
plants occurring within 100 meters of the Project Footprint. The Project Footprint is defined as
including all areas of potential disturbance (eg. roads, staging areas, parking etc.). Invasive
knotweeds are of particular concern and should be identified in the planning stage. Knotweed
occurrences should be clearly indicated on all project maps and drawings. If InvasivesBC data
indicates knotweed presence within 100 m of the Project Footprint, it is likely that knotweed plants
may aise be located within the Project Footprint.

1.3 Ground Truthing

Prior to any ground disturbance and as early as possible during the project planning and design

phase, a Qualified Environmental Professional (QEP} with experience in invasive plant identification

should assess the plant communities in the field. The field assessment shouid:

s Include the area within the Project Footprint, incorporating all potential areas of access, storage,
and disturbance.

e Confirm the current location and area of all known knotweed occurrences from the database
that may occur within 100 metres of the Project Footprint.
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=  Survey the area to determine whether there are any additional unmapped knotweed
occurrences (or other invasive plants).

How does invasive knotweed affect my project?

»  Activities such os excavoting, moving, storing or stockpiling soil and other materials with vehicles, heavy
equipment and machinery that ore used on, and transported between, various sites shouid consider the
potentiol presence af invasive plants, particularly on raadsides, porking lats and staging areas,
Precautions moy be needed to ovoid disturbing these plont populations and specific arrangements
needed for the excovation, transpart, end dispasal af knatweed infested soil and refoted materiols.

1.4 Reporting
Once the QEP has updated the mapping of all invasive knotweed occurrences using Observation
Records, all records should be entered in the provincial invasive plant database (InvasivesBC) ta
allow for future monitoring and potential management, if required. In addition, the QEP should
ensure that any new or updated occurrences are clearly added to all project maps and drawings and
communicated to the project management team.

STEP 2 - DEVELOPING A KNOTWEED MANAGEMENT PLAN

Where invasive knotweed presence is confirmed, a Knotweed Management Plan will be an important
component of the overall Environmental Management Plan for the project. A QEP, with experience in
invasive plant management, should prepare the Knotweed Management Plan and ensure afl personnel
on the project are familiar with the species and aware of the unique protocols and procedures required.

The intent of a Knotweed Management Plan is to minimize the risk of spreading invasive knotweed and
preventing unmanaged introductions to new areas during excavation, transport and disposal activities.
The Plan should include protocols for tracking the disposal of knotweed infested soil and, if required,
ensuring a plan is in place for future monitoring and management at both the excavation and disposal
locations. Having a plan in place will also help to prevent invasive knotweed from negatively impacting
the future infrastructure, function, or services of the project.

When invasive knotweed occurs within the Project Footprint it is important to avoid disturbance by
establishing a minimum 15 metre “No Entry” buffer zone around the perimeter of each knotweed
occurrence. If disturbance is unavoidable within these zones, then specific excavation and disposal
protocols will be required as outlined below.

Key components of a Knotweed Management Plan include:

2.1 Buffers and “No Entry” Areas

+ 50il within 15 metres* of all knotweed occurrences is cansidered infested with viable knotweed
propagules to a depth of at least 2 metres due to the extensive root system of these plants.
Note: The depth of knotweed roots may be affected by soil type and groundwater proximity.
Maximum knatweed root depth should be contirmed by an experienced QEP when delineating
buffers,
*IMPORTANT: Selling or distributing soil adjacent to knatweed infestations may carry liability if
marketed as “clean fill” or “knotweed-free”. In these cases, it is recommended that the buffer
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area around all knotweed occurrences be increased to 20 metres to reduce the risk of
distributing knotweed infested soil.

Using the known locations of invasive knotweed sites compiled in Step 1 above, delineate 15-
metre buffer areas around all knotweed patches within the Project Faotprint, including all
potential areas of associated disturbance. Buffers should be measured from the outermost
stems and leaves, not the centre of the plant occurrence. Assess these buffer areas with the
project management team to determine which areas can remain undisturbed and areas that will
require any level of disturbance.

o IFDISTURBANCE CAN BE AVOIDED: Designate these areas as “No Entry” zones on all
project maps and drawings to indicate that entry or disturbance of the vegetation or soil
is not permitted. Communicate the location of these "No Entry” zones to all site
workers and ensure they are clearly marked in the field using snow fencing or flagging
(similar to marking tree root protection zones}.

o IF DISTURBANCE CANNOT BE AVOIDED: If disturbance is required or likely to occur
within any portion of the mapped knotweed buffer zones, designate these areas as
knotweed infested soil zones and ensure the knotweed excavation, handling, and
sanitation protocols are followed and a transport and disposal plan is in place prior to
any soil disturbance (see below).

At all times, avoid parking, driving, or storing vehicles and equipment an known knotweed
occurrences and within all knotweed buffer zones,

2.2 Excovation, Transport & Sanitation

Where excavation or pround disturbance is unavoidable within any part of the 15-20 metre
knotweed buffer zone, transportation to, and disposal at, a suitable location (Section 2.3} is
required.

Prior to excavation, the invasive knotweed should be treated with a non-persistent herbicide
and left undisturbed in situ until the herbicide has taken effect and is no longer active in the soil
(eg. minimum 7 weeks for glyphosate products).

o Prior to excavation, complete as many treatments as possible to reduce actively growing
plants and viable propagules. To achieve effective control, knotweed occurrences will
receive 2-3 herbicide treatments annually for up to 5 years or until there is no
detectable surface growth for three consecutive years. Note: Three years of no
detectable surface growth does not indicate knotweed eradication but does indicate
reduced propagule viability and risk of spread. The length of time required to confirm
knotweed eradication is unknown and viable propagules may remain dormant in the soil
for many years, See the B.C. Knotweed Treatment Guidelines for Provincial Public Lands.

During excavation, transpartation and disposal, ensure containment of the knotweed infested
soil:

o If excavated knotweed material requires temporary stockpiling prior to permanent
disposal, the infested material should be placed on an impermeable barrier to prevent
propagule contact with a growing substrate, These knotweed stockpiles should be
segregated from regular excavated materials, surrounded with silt fencing, and clearly
marked to prevent cross-contamination or accidental movement.

o All excavated knotweed material and associated infested sediments should be covered
prior to and during transpart to prevent spread (e.g. line truck box and cover with poly
tarps).
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Or contact the Ministry of Forests Invasive Plant Program: Invasive,Plants@gov.bc.ca

DISCLAIMER: The recommended protocols in this document are a result of many yeors of expenence
managing invasive knotweeds and knotweed infested soil by the Province and are supported by best
proctices in @ number of knotweed impacted regions including Europe and the Pacific Northwest. The
Province does not take any responsibility or liability for knotweed regrowth when following the
guidelines outlined in this document as these are best practices to reduce the risk associated with the
spread and establishment of invasive knotweeds but are nat a guarantee. Fallow up monitoring and
timely management is always highly recommended following any disturbance of invasive knotweed.
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