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From: paul rhodes
To: Planning
Cc: Ian Holl
Subject: File Numbers 3360-22-08 and 3360-22-10.
Date: Wednesday, January 21, 2026 11:51:43 AM

CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Caution! This message was sent from outside your organization.

Public Hearing Notice for February the 4th.

Many thanks for my copy of the Public Hearing on the OCP Amendment (By Law 492-
32,2023). Silverstone / Greypointe Properties / West Sechelt expansion.

You invite comments and questions:-

What weight does The District of Sechelt give to this application when considering The Limits
to Growth ?
Every community, including The District of Sechelt, has what is a sustainable level of
population. Exceed that and ALL public services come under increased, and often,
unsustainable demands.

All levels of our health service here on the coast have exceeded their capacity. The Province
has between 800,000 and 1 million people without a GP. The coast had between 5,500 and
6000 the last time I looked. For consultations with specialists, many procedures and scans for
most surgeries we must travel to Vancouver. We have a very serious shortage of Care Home
places and very long waiting lists for every department within VCH. Our Social Services
people cannot cope with existing demands, special needs and social housing. Each and every
year water restrictions are applied to everyone within The District of Sechelt. Each and every
year we have problems with capacity on BC ferries even when ALL ferries are in
service.Nothing must go wrong with our one highway. Trees down, an accident, routine
maintenance or emergency repairs etc and the system comes to a full stop. These are simply
top of the head examples confirming that there are limits to growth and this proposal from
Greypointe Properties covers a massive area and will be devoted to higher density housing,
"Multi Family Mixed residential".

I believe that The District of Sechelt is predisposed to agree to this OCP amendment and
approve all Greypointe Development planning applications irrespective of the impact this will
have on ALL of our public services. I hope that this is not the case and that, at the public
meeting on February the 4th, you will cover the numbers of houses involved in these schemes,
the increases to our population and how our public services will cope, now and in future years.
The Province has no spare cash and no chance of a balanced budget in the foreseeable future.It
must restrict all departmental budgets and make savings wherever possible. VCH has no spare
cash.

Many Thanks

Paul Rhodes
Oracle Road

https://mail-cloudstation-us-west-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/c57c1466ba2305c144c2c18957097532
https://mail-cloudstation-us-west-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/3d93445b6e281708f2ff9f2fbbf61f55
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From: Art Beadle
To: Planning
Subject: Public Hearing to consider OCP Amendment Bylaw 492-32, 2023
Date: Thursday, January 22, 2026 3:58:26 PM

CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Caution! This message was sent from outside your organization.

I am submitting my comments and one question regarding the proposed OCP Amendment.

1. The proposal appears well thought out and comprehensive.

2. The creation of a park at the corner of Granite Rd and Oracle Rd is particularly attractive as
I live three lots to the west.

3. The significant increase in land designated for Multi-Family Residential is a positive change
for the area.

4. My one concern is related to the extension of Oracle Road. The proposed extension is much
better than previous versions with Oracle Road becoming a feeder route for the new
development. 

5. Question: When will the District of Sechelt exercise its option to acquire the property
required to expand the section of Oracle Road from Page Road to Granite Road?

Currently, Oracle Road from Page Road to Granite Road is a single lane country road that is
highly used by many residents as a shortcut to and from the high school and town. My front
yard security camera has captured the increasing activity on this section of Oracle Road over 
the past 10 years. The increase in traffic and ignoring posted speed limits plus being so narrow
that two pickup trucks need to use the sidewalk or the ditch to pass have caused numerous
close calls for vehicles and pedestrians. 

I look forward to watching the Public Hearing Meeting on February 04, 2026.

Regards,
Art Beadle

 Oracle Road
West Sechelt

https://mail-cloudstation-us-west-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/f0631e5e8958765fc376c074ce4471ed
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From: Ian Holl
To: Michaela Sugars
Subject: Fw: Official Community Plan Amendment Bylaw 492-32
Date: Tuesday, January 27, 2026 10:52:35 AM
Attachments: Outlook-b3ogfwli.png

We can add this to the public hearing comment folder.

Ian Holl, MCIP, RPP
Development Planning Manager 
Direct  604-740-8474 | Office 604-885-1986
PO Box 129 | 2nd Floor, 5797 Cowrie St. | Sechelt, BC | V0N 3A0
 

My office hours are 8 am to 4:15 pm, Monday to Friday.
https://www.sechelt.ca/Work/Development-in-Sechelt/Zoning
 

From: Judy Skogstad 
Sent: Tuesday, January 27, 2026 10:41 AM
To: Andrew Allen <Andrew.Allen@sechelt.ca>; Ian Holl <iholl@sechelt.ca>
Cc:  Catherine Hanson

Subject: Official Community Plan Amendment Bylaw 492-32
 
CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Caution! This message was sent from outside your organization.

Good morning:

I want to share with you a few observations re communications and interface with the
community re the Silverstone master plan which is scheduled for a public hearing on February
4th.

Firstly, while  Bylaw No 492-32 did have one public meeting, it was for a very limited change
in the OCP map.   It simply was a correction of the boundary between the Institutional
designation for the Trellis development and an adjacent multi-family designation.  This
change was in support of two rezoning applications - one for a multi-family development of
52 townhouses which required an OCP amendment and a second rezoning for 80 cluster
homes which was considered residential and did not require the OCP amendment.

The OCP Amendment which is now being considered at the public hearing is a whole
different bylaw in substance.  My rough calculation is that over 50 acres would change from a
Residential designation to a Multi-family designation, and much of it on the slopes facing the
water in front of the current Silverstone single family development - thereby potentially
obliterating their views.  With the most recent amended second reading (October 15, 2025) the

https://mail-cloudstation-us-west-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/f8891fdd6bf7df0bfdf43beb85e19074
https://mail-cloudstation-us-west-2.prod.hydra.sophos.com/mail/api/xgemail/smart-banner/62d5080217b662fc9c8e46820ac2a331
mailto:iholl@sechelt.ca
mailto:MSugars@sechelt.ca
https://www.sechelt.ca/Work/Development-in-Sechelt/Zoning

District of

SECHELT





potential 80 cluster homes was  changed from Residential to a Multi-family designation.  If the
latter were a one-off change, it would have triggered a public information meeting under
Section 8.14 of  Bylaw 566 - the Planning and Development Procedures Bylaw.  

I am unaware of any public information meetings on this overall proposed changes to the
Master Plan.  The changes are not only residential in nature but involve  commercial
designations - a few residents are going to discover a commercial land use at a road
intersection that they front.  Others who thought they would be buying into a neighborhood
with a future community level park will find that the majority of that potential park is a
protected burial site and subject to drainage management issues.

A second point I would like to make is regarding the advertisement in the Coast Reporter for
the public hearing.  It is a purple blob on a faded background with two  street names that are
unreadable.   There is no description of where these lands are - i.e.. that they are in West
Sechelt and that they are the Silverstone lands.  They could be in Davis Bay or anywhere else
in the District of Sechelt.  People do not relate to just District Lot numbers.  The advertisement
should be at least one-half page or larger.  It is essentially substandard.

The third point is the difficulty of accessing the public hearing binder on the District's web
site.  While I admit that I am not proficient at using web sites, I found it almost impossible to
find the binder information - there was no link to the OCP amendment itself - I had to go into
the rezoning files for the Derby Road multi-family and Granite road rezoning files (the latter
no longer relevant).  This took a significant amount of time.

I suggest that you take a step backward on this file.  Give it a new OCP amendment number
and hold a public information meeting - this is too big of potential development to not have a
transparent and open public process. The lack of a public information meeting is a
procedurally flawed process - given the Planning and Development Procedural Bylaw.  I
realize the developer might think that the processes has been too lengthy, but his time has been
spent on studies, and with staff and Council - not the public

Judy Skogstad



From: Andrew Allen
To: Michaela Sugars
Subject: FW: Silverstone Heights Development Agreement Covenant and OCP Excerpts for Public Hearing Binder
Date: Monday, February 02, 2026 8:32:14 AM
Attachments: OCP Sustainable Land Use Design With Nature.pdf

OCP Conservation Design Defininition -50_ or more open space,DCC, etc..pdf
Map Showing Woodland Sensitive Ecosystem.pdf
Climate Change OCP.pdf
OCP Highlights Conservation Design.pdf
Covenant Highlighted CA3315855 Development Agreement.pdf
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Flooding Trail & Dolphin - No WRC - Waters almost meet.pdf
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From: Dianne McLauchlan <mclauchlan@sechelt.ca> 
Sent: Saturday, January 31, 2026 5:41 PM
To: Andrew Allen <Andrew.Allen@sechelt.ca>; Council <Council@sechelt.ca>
Subject: RE: Silverstone Heights Development Agreement Covenant and OCP Excerpts for Public
Hearing Binder

 
Kindly include this email and the attachments including what I assume is the existing covenant
(sent by planning) and some pages from the OCP with highlights in areas that I think are
important in the discussion as policy pertaining to this project.  
 
Note  Covenant (page 7 of 14) is the section 5 on Discharge upon Replacement Covenant with
the master development agreement ( with reference to phasing and timing).  Council will have
already seen the covenant in the December 16, 2025 email and may not be aware of key
aspects of the OCP that apply to this large project which is raised as a concern by the
community associations. I  assume that the public and SCAF can view this information before
the Public Hearing since it will posted in the binder for the public hearing. 
 
Also please note that the SCRD has pointed out in the flood mapping (climate change)
presentation that the sewage treatment at the WRC is the #1 infrastructure issue  for Sechelt
which suggests that caution is required before making big commitments for sewage and water
facilities. DCCs will need to finance any and all new infrastructure as per the definition of DCC
in our OCP.
 
Thank you,
Dianne McLauchlan
 
 
 
From: Andrew Allen <Andrew.Allen@sechelt.ca> 
Sent: December 16, 2025 10:22 AM
To: Council <Council@sechelt.ca>

mailto:Andrew.Allen@sechelt.ca
mailto:MSugars@sechelt.ca
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2. Sustainable Land Use 
 
 


The term “sustainability” embraces many incremental actions that 
a community undertakes to meet future needs in ways that 
reduce the impacts on finite resources and the natural 
environment. One of the commonly used definitions of 
sustainable 
development is 


•  A conservation design approach to development that places 
priority on preserving and enhancing open spaces and 
creating attractive new neighbourhoods. 


•  Requiring green building/sustainable design through material 
selection, water conservation, energy efficiency and glare- 
free, full cutoff light fixtures for new construction. 


"development 
that meets the 
needs of the 
present without 
compromising the 
ability of future 


 
 


 


  
 
 
  


 


 
 


 
 
 
 
 
 


•  A new Active Transportation Plan that focuses on alternatives 
to vehicle use. 


•  Preparing community-wide Greenhouse Gas (GHG) reduction 
targets to promote energy efficiency. 


•  Developing “green” municipal infrastructure that takes a long- 
term view of economic and environmental costs. 


generations to 
meet their own 
needs.5 


  
 
 


 
 •  Taking a leadership role with the District’s own operations for 


vehicle fleet management and energy efficient buildings. 
 


Conservation Design/Design with Nature 
Sustainability also 
embodies a 


   
Adopting a new approach to development is an essential issue 
for Sechelt. Many of the concerns expressed by residents 


viewpoint where the three “pillars” of sustainability– 
environmental, economic and social considerations - are applied 
in all decision-making. In Sechelt, OCP sustainability policies are 
focused on the following areas where the municipality has direct 
influence, specifically: 
•  Growth management policies and incentives to create more 


compact development and complete communities. 
•  Policies and strategies that recognize the social, cultural and 


accessibility needs of the diverse population. 


regarding growth in the community are related to the 
appearance or quality of new 
developments, rather than the fact that 
growth is taking place. Changes to the 
character of neighbourhoods and 
extensive impacts to the natural 
landscape have occurred in recent 
years. Residents have expectations that 
land be developed “sustainably” and 
that development practices respect the 
natural site conditions and retain 
significant open space areas. This 
requires a change from conventional 


 
 


5 Our Common Future, Bruntland, World Commission on Environment and 
Development, 1987. 
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subdivision design approaches that have resulted in loss of 
forested areas, 


implemented a tree cutting permit bylaw6, which applies to new 
development sites (not existing residential lots). 


disturbance and 
alteration of sloped 
lands, habitat and 
rural landscapes, 
to more innovative 
forms of 
development. The 
Vision Plan 
describes this 
approach as 
“conservation 
design”. This 
approach clusters 
the housing units in 
a manner that 
protects open 
space (typically 


A ‘Design with Nature’ approach to 
community design means: 


•  Develop 
compact, 
complete 
communities 


•  Increase 
transportation 
options 


•  Reduce the 
loads on water, 
waste and 
energy systems 


 
•  Protect and restore urban green space 
•  Strive for a lighter hydrologic footprint 
•  Achieve higher levels of stream, wetland 


and shoreline protection 


 


Green Building and Infrastructure 
 


Sustainable development also involves new approaches to 
building and servicing. Green building and infrastructure tools 
include: 
•  Building material selection, looking at process and material 


lifecycles, material extraction, processing, transportation and 
disposal costs 


•  Minimizing generated waste and promoting reuse 
•  Water conservation using low-flow fixtures and water meters 


Energy efficient buildings and appliances 
•  Use of new renewable energy sources (solar, geothermal, 


tidal) 
•  Use of alternative road design and stormwater management 


approaches to reduce impacts to natural areas. 
•  Use of exterior full cut-off light fixtures to promote glare-free 


livable neighbourhoods and streetscapes. 
50% of the land area), reduces infrastructure costs, reduces 
paved surfaces and stormwater discharges, and provides for 
more diverse housing types. The key principles of conservation 
design have been incorporated into OCP land use and 
infrastructure policies and Development Permit Area guidelines. 


 


Tree Preservation and Retention 
 


In additional to the visual importance of trees within new 
development, retaining trees and vegetation during 
development is one of the most important practices in 
“sustainable” development. Trees and forests provide a key 
component of the health of an urban ecosystem, and provide 
oxygen and absorb carbon dioxide and air pollutants. Trees also 


 
OCP policies in this chapter, Transportation (chapter 12), 
Infrastructure (chapter 13) and Development Permit Area 
guidelines (Part Eight) provide detailed policies and 
recommendations to support future green building and 
infrastructure.  Some “green” infrastructure and building 
approaches can increase costs by 10-15% above conventional 
approaches, and the District of Sechelt will need to consider 
incentives (such as density bonus) to achieve these new 
approaches to development. 


absorb significant amounts of water and prevent or reduce the    
severity of flooding, while also providing habitat for a wide range 
of wildlife, and shade and shelter for human activities. To ensure 
trees are retained (or replanted) during development, Sechelt has 


 
6 Environmental Management and Protection Bylaw 484, 2009 
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space land, infrastructure, public art, plaza, streetscape 
improvements, community facilities or cash-in-lieu. 


Community Flood Hazard Mitigation Strategy 
 


A flood hazard mitigation strategy developed by a Qualified 
Professional for the local community or neighbourhood scale 
and adopted by the District of Sechelt. A Community Flood 
Hazard Mitigation Strategy is intended to define proactive flood 
protection goals for a broad area, leading to transparent and 
cohesive flood mitigation requirements for each development. 


Conservation Design 
 


A density-neutral alternative to conventional subdivision or 
development patterns, which increases the amount, quality and 
contiguous nature of open space by compact arrangements of 
residential units and accompanying infrastructure such as roads 
and parking areas, typically resulting in at least 50% open space. 
 
Continuum of Care  
Means the various care options a person has as they progress 
from independent living to more intensive care requirements. 


Creek Fan 
 


A landform built over geologic time, generally consisting of 
alluvial materials transported by creek flows and progressively 
deposited at a delta, estuary or other creek outlet. 


Density Bonus 
 


An increase in the allowable number of dwelling units or floor 
area on a parcel of land in exchange for an amenity provided 
by the developer for the community. 


Destination Resort 
 


Means a comprehensively planned development with 
residential units and/or short-term visitor accommodation, 
developed with a range of on-site recreation facilities and 
related commercial uses such as golf course or marina. 


Development – means any activity carried referred to in Section 
920.1 of the Local Government Act and includes the: 


 


•  removal, alteration, disruption or destruction of vegetation; 


•  disturbance of soils (grading, removal, deposit); 
•  construction or erection of buildings or structures, including 


expansion of existing structures; 
•  creation of impervious or semi-impervious surfaces; 
•  construction of roads, trails, docks, wharves and bridges; 
•  flood protection works; 
•  development of drainage systems 
•  development of utility corridors 
•  provision and maintenance of water and sewer services; 
•  subdivision as defined in section 872 of the Local 


Government Act. 
 
 
Development Cost Charge (DCC) 
 


Is a charge assigned to new developments to compensate for 
the cost of providing additional service capacity necessary to 
accommodate growth. 


Downtown Centre 
 


This designation is the primary location of retail, office, tourist 
commercial, cultural, institutional, and civic facilities, including 
residential and mixed residential/commercial uses. 


FAR (Floor Area Ratio) 
 


The gross floor area of a building divided by the lot area. For 
example if a 4000 sq.ft. home was built on a 10,000 sq.ft. lot, the 
FAR would be 0.4. 


Fish Bearing 
 


A stream in which fish are present or potentially present if 
introduced barriers or obstructions could be removed or made 
passable by fish. 


Fish Hatchery 
 


This designation provides for the growing and breeding of fish, 
shellfish, mollusks, crustaceans and marine algae and in the 
case only of that .35 ha (.86 acres) portion of the lands located 
at 7333 Sechelt Inlet Road shown shaded on the map attached 
as Schedule “C2A” to this Bylaw, includes the processing of 
sturgeon and sturgeon roe grown on the hatchery site. 
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Preparing For Climate Change 
 


Changes to the earth’s atmosphere and climate are occurring at 
a more rapid pace with much higher levels of carbon dioxide in 
the atmosphere, resulting in climate changes that are already 
affecting our forests, rivers, lakes and shorelines, wildlife species, 
infrastructure and land use. For Sechelt, provincial climate 
models7 suggest increased risks of coastal flooding associated 
with sea level rise, storm surges and more severe weather events 
pose increasing risks. Warmer temperatures and drier conditions 
also increase the potential for insect infestations, wildfire threats 
and longer periods of summer drought place increased demands 
on water supply. Much of the settlement in Sechelt is focused 
along the shoreline, and increased rates of erosion of properties 
or flooding may occur.  Many of the climate change actions 
identified by the province are important for Sechelt, particularly 
actions to: 


• Minimize building in flood prone areas; allow room for 
rivers/ocean to flood and surge; 


• Improve the flood protection infrastructure, if necessary, for 
existing developed areas; 


• Buffer the effects of extreme water flows by retaining wide, 
healthy riparian zones that can store carbon dioxide, 
reduce erosion during storm flows, protect aquatic habitat 
during low flows and store/provide water during times of 
drought; 


• Retain large areas of forested lands to absorb CO2 and 
mitigate temperatures. 


OCP Chapter 3 (Natural Environment) and Part Eight 
(Development Permit Area guidelines) provide detailed policies 


regarding setbacks and protection of natural systems vulnerable 
to climate change. 
 


Air Quality 
 


Sechelt has limited industrial uses, and the main issues related to air 
quality arise from open burning due to backyard burning, 
woodstoves and land clearing. Air quality in Sechelt has been 
monitored regularly by the Ministry of Environment since 1995, and 
reports by the Ministry indicate that emissions in the District are 
consistently below provincial and federal standards.8   Provincially, 
new standards have been put in place through the BC Air Action 
Plan, and two new particulate samplers have been installed on 
the roof of the Trail Bay Mall and the Airport. Some concerns 
have been raised by residents that these samplers do not 
accurately assess conditions further up Sechelt Inlet. Localized 
burning continues to be an issue for area residents, and Sechelt 
enacted a bylaw to ban backyard burning as of Jan.1, 2006. 
Burning of large areas of cleared land is still permitted and 
regulated by the province under the Environmental Management 
Act. OCP policies recommend that land development use other 
methods of disposing of land clearing waste, and that Sechelt 
consider adopting an anti-idling bylaw to further reduce 
emissions. Other actions the municipality may take include 
regulating woodstoves (requiring new installations to meet 
specific standards) and banning woodstove burning during times 
of poor air quality. 
 


Energy Conservation and Greenhouse Gas Emissions 
 


Municipalities play a significant role in energy use, energy 
conservation and greenhouse gas emissions. Although direct 
municipal emissions account for some 1% of GHG emissions in 


 
 
 
 
 
 
 


7 See further discussion in Chapter 3, Natural Hazards. 
8  http://www.for.gov.bc.ca/hfd/library/documents/bib97378.pdf 
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Objectives: 
 
 Create high quality built environments that respect, enhance 


and integrate with the natural surroundings of the area. 
 Reduce energy consumption and GHG emissions through 


design of compact, mixed-use neighbourhoods which 
encourage walking, cycling and support transit usage. 


 Plan for possible impacts of climate change by minimizing 
new development in flood or landslide prone areas. 


 Conserve energy, materials, water and other resources in new 
developments. 


 Support alternative infrastructure standards that are 
appropriate to local site conditions. 


 Reduce greenhouse gas emissions associated with municipal 
operations. 


 


Policies 
 


Conservation Design for New Developments 
 


2.1 All new subdivision and development applications will be 
evaluated in accordance with Conservation Design10 


principles, to achieve preservation of natural site features 
and large areas of contiguous open space within new 
developments, while achieving the same density. 


2.2 Alternative design approaches such as clustered housing 
and mixed housing types and lot sizes are supported and 
favoured over conventional subdivision layouts in order to 
implement Conservation Design approaches. 


Preserving Trees and Vegetation 
 


2.3 The District of Sechelt will use its Environmental 
Management and Protection Bylaw and Development 
Permits as the key tools to manage the visual and 
environmental impacts of new development. 


Green and Sustainable Building 


2.4 The District of Sechelt will develop and implement a 
performance-based “sustainability checklist” to evaluate 
conservation design and sustainability measures, including 
reduced water consumption, stormwater/rainwater 
retention measures, enhanced energy efficiency, glare free 
full cut-off exterior light fixtures, alternative energy systems, 
accessibility, and environmental/ecosystem protection 
measures. 


2.5 New development shall demonstrate use of natural and/or 
local site and building materials, reuse of materials, and 
minimal waste production. 


Alternative Engineering Standards 


2.6 Innovative approaches to design of on-site and off-site 
infrastructure are supported where the alternative 
approach provides a better fit with neighbourhood 
character, or provides environmental, economic or other 
benefits to the community. Long-term maintenance and 
lifecycle costs of alterative approaches shall be considered, 
in addition to up-front construction and installation costs. 


2.7 The development standards in Subdivision and 
Development Servicing Bylaw 430 will be reviewed to 
ensure infrastructure requirements are aligned with OCP 
Sustainability goals and Conservation Design principles. 


 
 
 
 
 
 
 
 


10   See the Vision Plan for more details. 
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Adapting To Climate Change 
 


2.8 New residential and commercial development will be 
located where long-term risks of flooding, wave action and 
landslip are not present, or where risks can be safely 
managed without significant cost to the municipality or 
owners. See Development Permit Area guidelines (Part 
Eight) for potential risk areas. 


2.9 The District of Sechelt will update the natural hazard 
assessment (Golder Report) to review climate change 
impacts related to building setbacks and elevations for 
streams and coastal areas. 


Energy Use; Reducing Greenhouse Gas Emissions 
 


2.10   The District of Sechelt supports the B.C. Climate Action 
Charter goals to reduce emissions. The target for overall 
greenhouse gas emissions in Sechelt is 58,300 Tonnes per 
year by 2031, which represents a 29% reduction compared 
to “business as usual”. 


2.11   Recognizing the majority of emissions in Sechelt (and the 
Sunshine Coast) are generated through transportation 
activities, the priority actions and goals for Sechelt focus on 
compact land use patterns and transportation demand 
strategies (i.e. reducing dependence on vehicles). 


Actions and Incentives 


2.12   The District of Sechelt will consider adopting incentives to 
improve the energy efficiency of new and existing buildings, 
and create more compact communities, including: 
(a) Use of the Urban Containment Boundary to increase 


density in the Downtown and neighbourhood centres; 
(b) Implementing the Active Transportation Plan to reduce 


dependence on vehicles, with more walking, cycling 
and transit use; 


(c) Establishing or adopting Built Green standards for 
Sechelt (or R2000, Built Green, Leed or other standards); 


 


(d) Providing for bonus density for green 
buildings/infrastructure or developments that include 
renewable or alternative energy sources; 


(e) Priority processing for applications that achieve Built 
Green standards; 


(f)  Reduced building permit fees for buildings that achieve 
Built Green standards; 


(g) A revitalization tax exemption bylaw under S.226 of the 
Community Charter providing a temporary tax 
exemption for higher density or infill development within 
the Downtown Centre (i.e. 100% exemption during year 
1, 50% during year 2 etc.); 


(h) Tax exemption bylaw for buildings that achieve Green 
building standards; 


(i)   A bylaw under S.904 of the Local Government Act 
establishing a density bonus for green buildings and/or 
conservation design approaches listed in policies 2.2 
and 2.4; 


(j)   Use of Local Improvement Charges to assist existing 
buildings to finance energy efficiency improvements 
over a longer payback period; 


(k)  Incorporating energy efficiency and full cutoff exterior 
light fixtures as part of the Development Permit 
guidelines; 


(l)   Maintaining healthy urban forests; requiring tree 
retention and planting of development sites; 


Air Quality 
 


2.13   Backyard burning is prohibited in Sechelt through Bylaw 446 
2.14   Burning of waste from land clearing is discouraged in favour 


of retention of significant areas of vegetation/trees and use 
of alternatives such as chipping and composting of waste 
materials. New developments will be required to submit a 
waste management plan as part of any Development 
Permit applications. 


2.15   The District of Sechelt will adopt an anti-idling bylaw. 
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3. Natural Environment 
 
 


Important Habitats and Ecosystems 
 


The District of Sechelt contains a wide 
range of important natural features and 
habitats, including marine and freshwater 
riparian areas, rocky outcrops, steeply 
sloped hillsides and mountain areas, major 
streams and watersheds, wetlands, 
floodplains and forested lands. These 
diverse areas support 
extensive plant and 
wildlife species, and are 
highly valued natural 
features of the 
community. The 
environmental resources 
of the community are 
identified in the inventory 
completed in the 1993 
Geotechnical and 
Environmental 
Reconnaissance Study 
(Golder Associates). That 
study provides an 
assessment of 
environmentally sensitive 
areas and potentially 
hazardous lands, and 


 
 


Vision: 
Sechelt is 


developed in 
harmony with its 
unique natural 
environment. 


areas as well as localized environmentally sensitive areas such as 
smaller wetlands, streams and eelgrass beds. 
 
The 2010 OCP includes a number of changes to the 
environmental policies to follow the original intent of the Golder 
report, and to reflect changes in provincial legislation. These are: 
•  Inclusion of single family parcels in the Natural Hazard and 


Environmental Protection Development Permit Area 
designations. 


•  Inclusion of all streams in the Watercourse Habitat (riparian) 
Development Permit Areas. 


•  Implementation of recommendations regarding tree 
cutting/preservation of forested areas. 


 


Watersheds 
 


Several major and minor watersheds are located in Sechelt as 
shown on the sketch below. Each of these watersheds is a natural 
system that stores and purifies rainwater, maintains stream flows 
and recharges groundwater to surrounding lands. Protection of 
these invaluable resources is a priority in the OCP. Two major 
watersheds terminate within the District of Sechelt – Chapman 
and Gray Creeks.  Chapman Creek provides the majority of the 
water for the SCRD water supply system, which services most 
residents of Sechelt as well as the other portions of the regional 
district.  The lower portions that are within the District of Sechelt 
consist of both private lands and Crown lands. All areas adjacent 
to streams within the municipal boundary are designated as 


forms the basis of the Development Permit Area designations of 
the OCP. The general location of these habitats and sensitive 
areas is indicated on Schedules D and E (Environmental and 
Hazard Development Permit Areas).  The Sunshine Coast Habitat 
Atlas (2002) provides additional detail on old growth and forested 


Development Permit Areas, to assess and minimize any 
environmental impacts associated with development near 
streams. 
The majority of land within these watersheds is outside the 
municipal boundary, within the Provincial Forest and the 
Tetrahedron Provincial Park, and large portions of the upper 
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Subject: Silverstone Heights Development Agreement Covenant

 
Hello,
 
I have requested to share the development agreement covenant that is registered on
title for Silverstone Heights properties in advance of Council meeting on Wednesday. 
This covenant was registered on title in 2013 as part of the initial rezoning that
implemented the special infill area policy in the OCP.  The intent of the covenant is
described in the Restrictions and Requirements, Exceptions and Discharge sections
of the covenant.
 
The applicants will describe it further during their presentation at Council on Wednesday
evening.
 
Thank you,
Andrew
 

Andrew Allen, RPP
Director of Planning and Development
Direct  604-740-8464 | Mobile 604-989-7602
PO Box 129 | 2nd Floor, 5797 Cowrie St. | Sechelt, BC | V0N 3A0
 

 
 

Interested in the future of Sechelt, and our Official Community Plan? Check out this
link yoursaysechelt.ca/official-community-plan
 
 

https://yoursaysechelt.ca/official-community-plan
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2. Sustainable Land Use 
 

Preparing For Climate Change 
 

Changes to the earth’s atmosphere and climate are occurring at 
a more rapid pace with much higher levels of carbon dioxide in 
the atmosphere, resulting in climate changes that are already 
affecting our forests, rivers, lakes and shorelines, wildlife species, 
infrastructure and land use. For Sechelt, provincial climate 
models7 suggest increased risks of coastal flooding associated 
with sea level rise, storm surges and more severe weather events 
pose increasing risks. Warmer temperatures and drier conditions 
also increase the potential for insect infestations, wildfire threats 
and longer periods of summer drought place increased demands 
on water supply. Much of the settlement in Sechelt is focused 
along the shoreline, and increased rates of erosion of properties 
or flooding may occur.  Many of the climate change actions 
identified by the province are important for Sechelt, particularly 
actions to: 

• Minimize building in flood prone areas; allow room for 
rivers/ocean to flood and surge; 

• Improve the flood protection infrastructure, if necessary, for 
existing developed areas; 

• Buffer the effects of extreme water flows by retaining wide, 
healthy riparian zones that can store carbon dioxide, 
reduce erosion during storm flows, protect aquatic habitat 
during low flows and store/provide water during times of 
drought; 

• Retain large areas of forested lands to absorb CO2 and 
mitigate temperatures. 

OCP Chapter 3 (Natural Environment) and Part Eight 
(Development Permit Area guidelines) provide detailed policies 

regarding setbacks and protection of natural systems vulnerable 
to climate change. 
 

Air Quality 
 

Sechelt has limited industrial uses, and the main issues related to air 
quality arise from open burning due to backyard burning, 
woodstoves and land clearing. Air quality in Sechelt has been 
monitored regularly by the Ministry of Environment since 1995, and 
reports by the Ministry indicate that emissions in the District are 
consistently below provincial and federal standards.8   Provincially, 
new standards have been put in place through the BC Air Action 
Plan, and two new particulate samplers have been installed on 
the roof of the Trail Bay Mall and the Airport. Some concerns 
have been raised by residents that these samplers do not 
accurately assess conditions further up Sechelt Inlet. Localized 
burning continues to be an issue for area residents, and Sechelt 
enacted a bylaw to ban backyard burning as of Jan.1, 2006. 
Burning of large areas of cleared land is still permitted and 
regulated by the province under the Environmental Management 
Act. OCP policies recommend that land development use other 
methods of disposing of land clearing waste, and that Sechelt 
consider adopting an anti-idling bylaw to further reduce 
emissions. Other actions the municipality may take include 
regulating woodstoves (requiring new installations to meet 
specific standards) and banning woodstove burning during times 
of poor air quality. 
 

Energy Conservation and Greenhouse Gas Emissions 
 

Municipalities play a significant role in energy use, energy 
conservation and greenhouse gas emissions. Although direct 
municipal emissions account for some 1% of GHG emissions in 

 
 
 
 
 
 
 

7 See further discussion in Chapter 3, Natural Hazards. 
8  http://www.for.gov.bc.ca/hfd/library/documents/bib97378.pdf 
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space land, infrastructure, public art, plaza, streetscape 
improvements, community facilities or cash-in-lieu. 

Community Flood Hazard Mitigation Strategy 
 

A flood hazard mitigation strategy developed by a Qualified 
Professional for the local community or neighbourhood scale 
and adopted by the District of Sechelt. A Community Flood 
Hazard Mitigation Strategy is intended to define proactive flood 
protection goals for a broad area, leading to transparent and 
cohesive flood mitigation requirements for each development. 

Conservation Design 
 

A density-neutral alternative to conventional subdivision or 
development patterns, which increases the amount, quality and 
contiguous nature of open space by compact arrangements of 
residential units and accompanying infrastructure such as roads 
and parking areas, typically resulting in at least 50% open space. 
 
Continuum of Care  
Means the various care options a person has as they progress 
from independent living to more intensive care requirements. 

Creek Fan 
 

A landform built over geologic time, generally consisting of 
alluvial materials transported by creek flows and progressively 
deposited at a delta, estuary or other creek outlet. 

Density Bonus 
 

An increase in the allowable number of dwelling units or floor 
area on a parcel of land in exchange for an amenity provided 
by the developer for the community. 

Destination Resort 
 

Means a comprehensively planned development with 
residential units and/or short-term visitor accommodation, 
developed with a range of on-site recreation facilities and 
related commercial uses such as golf course or marina. 

Development – means any activity carried referred to in Section 
920.1 of the Local Government Act and includes the: 

 

•  removal, alteration, disruption or destruction of vegetation; 

•  disturbance of soils (grading, removal, deposit); 
•  construction or erection of buildings or structures, including 

expansion of existing structures; 
•  creation of impervious or semi-impervious surfaces; 
•  construction of roads, trails, docks, wharves and bridges; 
•  flood protection works; 
•  development of drainage systems 
•  development of utility corridors 
•  provision and maintenance of water and sewer services; 
•  subdivision as defined in section 872 of the Local 

Government Act. 
 
 
Development Cost Charge (DCC) 
 

Is a charge assigned to new developments to compensate for 
the cost of providing additional service capacity necessary to 
accommodate growth. 

Downtown Centre 
 

This designation is the primary location of retail, office, tourist 
commercial, cultural, institutional, and civic facilities, including 
residential and mixed residential/commercial uses. 

FAR (Floor Area Ratio) 
 

The gross floor area of a building divided by the lot area. For 
example if a 4000 sq.ft. home was built on a 10,000 sq.ft. lot, the 
FAR would be 0.4. 

Fish Bearing 
 

A stream in which fish are present or potentially present if 
introduced barriers or obstructions could be removed or made 
passable by fish. 

Fish Hatchery 
 

This designation provides for the growing and breeding of fish, 
shellfish, mollusks, crustaceans and marine algae and in the 
case only of that .35 ha (.86 acres) portion of the lands located 
at 7333 Sechelt Inlet Road shown shaded on the map attached 
as Schedule “C2A” to this Bylaw, includes the processing of 
sturgeon and sturgeon roe grown on the hatchery site. 
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2. Sustainable Land Use 
 

Objectives: 
 
 Create high quality built environments that respect, enhance 

and integrate with the natural surroundings of the area. 
 Reduce energy consumption and GHG emissions through 

design of compact, mixed-use neighbourhoods which 
encourage walking, cycling and support transit usage. 

 Plan for possible impacts of climate change by minimizing 
new development in flood or landslide prone areas. 

 Conserve energy, materials, water and other resources in new 
developments. 

 Support alternative infrastructure standards that are 
appropriate to local site conditions. 

 Reduce greenhouse gas emissions associated with municipal 
operations. 

 

Policies 
 

Conservation Design for New Developments 
 

2.1 All new subdivision and development applications will be 
evaluated in accordance with Conservation Design10 

principles, to achieve preservation of natural site features 
and large areas of contiguous open space within new 
developments, while achieving the same density. 

2.2 Alternative design approaches such as clustered housing 
and mixed housing types and lot sizes are supported and 
favoured over conventional subdivision layouts in order to 
implement Conservation Design approaches. 

Preserving Trees and Vegetation 
 

2.3 The District of Sechelt will use its Environmental 
Management and Protection Bylaw and Development 
Permits as the key tools to manage the visual and 
environmental impacts of new development. 

Green and Sustainable Building 

2.4 The District of Sechelt will develop and implement a 
performance-based “sustainability checklist” to evaluate 
conservation design and sustainability measures, including 
reduced water consumption, stormwater/rainwater 
retention measures, enhanced energy efficiency, glare free 
full cut-off exterior light fixtures, alternative energy systems, 
accessibility, and environmental/ecosystem protection 
measures. 

2.5 New development shall demonstrate use of natural and/or 
local site and building materials, reuse of materials, and 
minimal waste production. 

Alternative Engineering Standards 

2.6 Innovative approaches to design of on-site and off-site 
infrastructure are supported where the alternative 
approach provides a better fit with neighbourhood 
character, or provides environmental, economic or other 
benefits to the community. Long-term maintenance and 
lifecycle costs of alterative approaches shall be considered, 
in addition to up-front construction and installation costs. 

2.7 The development standards in Subdivision and 
Development Servicing Bylaw 430 will be reviewed to 
ensure infrastructure requirements are aligned with OCP 
Sustainability goals and Conservation Design principles. 

 
 
 
 
 
 
 
 

10   See the Vision Plan for more details. 
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2. Sustainable Land Use 
 

Adapting To Climate Change 
 

2.8 New residential and commercial development will be 
located where long-term risks of flooding, wave action and 
landslip are not present, or where risks can be safely 
managed without significant cost to the municipality or 
owners. See Development Permit Area guidelines (Part 
Eight) for potential risk areas. 

2.9 The District of Sechelt will update the natural hazard 
assessment (Golder Report) to review climate change 
impacts related to building setbacks and elevations for 
streams and coastal areas. 

Energy Use; Reducing Greenhouse Gas Emissions 
 

2.10   The District of Sechelt supports the B.C. Climate Action 
Charter goals to reduce emissions. The target for overall 
greenhouse gas emissions in Sechelt is 58,300 Tonnes per 
year by 2031, which represents a 29% reduction compared 
to “business as usual”. 

2.11   Recognizing the majority of emissions in Sechelt (and the 
Sunshine Coast) are generated through transportation 
activities, the priority actions and goals for Sechelt focus on 
compact land use patterns and transportation demand 
strategies (i.e. reducing dependence on vehicles). 

Actions and Incentives 

2.12   The District of Sechelt will consider adopting incentives to 
improve the energy efficiency of new and existing buildings, 
and create more compact communities, including: 
(a) Use of the Urban Containment Boundary to increase 

density in the Downtown and neighbourhood centres; 
(b) Implementing the Active Transportation Plan to reduce 

dependence on vehicles, with more walking, cycling 
and transit use; 

(c) Establishing or adopting Built Green standards for 
Sechelt (or R2000, Built Green, Leed or other standards); 

 

(d) Providing for bonus density for green 
buildings/infrastructure or developments that include 
renewable or alternative energy sources; 

(e) Priority processing for applications that achieve Built 
Green standards; 

(f)  Reduced building permit fees for buildings that achieve 
Built Green standards; 

(g) A revitalization tax exemption bylaw under S.226 of the 
Community Charter providing a temporary tax 
exemption for higher density or infill development within 
the Downtown Centre (i.e. 100% exemption during year 
1, 50% during year 2 etc.); 

(h) Tax exemption bylaw for buildings that achieve Green 
building standards; 

(i)   A bylaw under S.904 of the Local Government Act 
establishing a density bonus for green buildings and/or 
conservation design approaches listed in policies 2.2 
and 2.4; 

(j)   Use of Local Improvement Charges to assist existing 
buildings to finance energy efficiency improvements 
over a longer payback period; 

(k)  Incorporating energy efficiency and full cutoff exterior 
light fixtures as part of the Development Permit 
guidelines; 

(l)   Maintaining healthy urban forests; requiring tree 
retention and planting of development sites; 

Air Quality 
 

2.13   Backyard burning is prohibited in Sechelt through Bylaw 446 
2.14   Burning of waste from land clearing is discouraged in favour 

of retention of significant areas of vegetation/trees and use 
of alternatives such as chipping and composting of waste 
materials. New developments will be required to submit a 
waste management plan as part of any Development 
Permit applications. 

2.15   The District of Sechelt will adopt an anti-idling bylaw. 
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3. Natural Environment 
 

3. Natural Environment 
 
 

Important Habitats and Ecosystems 
 

The District of Sechelt contains a wide 
range of important natural features and 
habitats, including marine and freshwater 
riparian areas, rocky outcrops, steeply 
sloped hillsides and mountain areas, major 
streams and watersheds, wetlands, 
floodplains and forested lands. These 
diverse areas support 
extensive plant and 
wildlife species, and are 
highly valued natural 
features of the 
community. The 
environmental resources 
of the community are 
identified in the inventory 
completed in the 1993 
Geotechnical and 
Environmental 
Reconnaissance Study 
(Golder Associates). That 
study provides an 
assessment of 
environmentally sensitive 
areas and potentially 
hazardous lands, and 

 
 

Vision: 
Sechelt is 

developed in 
harmony with its 
unique natural 
environment. 

areas as well as localized environmentally sensitive areas such as 
smaller wetlands, streams and eelgrass beds. 
 
The 2010 OCP includes a number of changes to the 
environmental policies to follow the original intent of the Golder 
report, and to reflect changes in provincial legislation. These are: 
•  Inclusion of single family parcels in the Natural Hazard and 

Environmental Protection Development Permit Area 
designations. 

•  Inclusion of all streams in the Watercourse Habitat (riparian) 
Development Permit Areas. 

•  Implementation of recommendations regarding tree 
cutting/preservation of forested areas. 

 

Watersheds 
 

Several major and minor watersheds are located in Sechelt as 
shown on the sketch below. Each of these watersheds is a natural 
system that stores and purifies rainwater, maintains stream flows 
and recharges groundwater to surrounding lands. Protection of 
these invaluable resources is a priority in the OCP. Two major 
watersheds terminate within the District of Sechelt – Chapman 
and Gray Creeks.  Chapman Creek provides the majority of the 
water for the SCRD water supply system, which services most 
residents of Sechelt as well as the other portions of the regional 
district.  The lower portions that are within the District of Sechelt 
consist of both private lands and Crown lands. All areas adjacent 
to streams within the municipal boundary are designated as 

forms the basis of the Development Permit Area designations of 
the OCP. The general location of these habitats and sensitive 
areas is indicated on Schedules D and E (Environmental and 
Hazard Development Permit Areas).  The Sunshine Coast Habitat 
Atlas (2002) provides additional detail on old growth and forested 

Development Permit Areas, to assess and minimize any 
environmental impacts associated with development near 
streams. 
The majority of land within these watersheds is outside the 
municipal boundary, within the Provincial Forest and the 
Tetrahedron Provincial Park, and large portions of the upper 
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2. Sustainable Land Use 
 

2. Sustainable Land Use 
 
 

The term “sustainability” embraces many incremental actions that 
a community undertakes to meet future needs in ways that 
reduce the impacts on finite resources and the natural 
environment. One of the commonly used definitions of 
sustainable 
development is 

•  A conservation design approach to development that places 
priority on preserving and enhancing open spaces and 
creating attractive new neighbourhoods. 

•  Requiring green building/sustainable design through material 
selection, water conservation, energy efficiency and glare- 
free, full cutoff light fixtures for new construction. 

"development 
that meets the 
needs of the 
present without 
compromising the 
ability of future 

 
 

 

  
 
 
  

 

 
 

 
 
 
 
 
 

•  A new Active Transportation Plan that focuses on alternatives 
to vehicle use. 

•  Preparing community-wide Greenhouse Gas (GHG) reduction 
targets to promote energy efficiency. 

•  Developing “green” municipal infrastructure that takes a long- 
term view of economic and environmental costs. 

generations to 
meet their own 
needs.5 

  
 
 

 
 •  Taking a leadership role with the District’s own operations for 

vehicle fleet management and energy efficient buildings. 
 

Conservation Design/Design with Nature 
Sustainability also 
embodies a 

   
Adopting a new approach to development is an essential issue 
for Sechelt. Many of the concerns expressed by residents 

viewpoint where the three “pillars” of sustainability– 
environmental, economic and social considerations - are applied 
in all decision-making. In Sechelt, OCP sustainability policies are 
focused on the following areas where the municipality has direct 
influence, specifically: 
•  Growth management policies and incentives to create more 

compact development and complete communities. 
•  Policies and strategies that recognize the social, cultural and 

accessibility needs of the diverse population. 

regarding growth in the community are related to the 
appearance or quality of new 
developments, rather than the fact that 
growth is taking place. Changes to the 
character of neighbourhoods and 
extensive impacts to the natural 
landscape have occurred in recent 
years. Residents have expectations that 
land be developed “sustainably” and 
that development practices respect the 
natural site conditions and retain 
significant open space areas. This 
requires a change from conventional 

 
 

5 Our Common Future, Bruntland, World Commission on Environment and 
Development, 1987. 
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2. Sustainable Land Use 
 

subdivision design approaches that have resulted in loss of 
forested areas, 

implemented a tree cutting permit bylaw6, which applies to new 
development sites (not existing residential lots). 

disturbance and 
alteration of sloped 
lands, habitat and 
rural landscapes, 
to more innovative 
forms of 
development. The 
Vision Plan 
describes this 
approach as 
“conservation 
design”. This 
approach clusters 
the housing units in 
a manner that 
protects open 
space (typically 

A ‘Design with Nature’ approach to 
community design means: 

•  Develop 
compact, 
complete 
communities 

•  Increase 
transportation 
options 

•  Reduce the 
loads on water, 
waste and 
energy systems 

 
•  Protect and restore urban green space 
•  Strive for a lighter hydrologic footprint 
•  Achieve higher levels of stream, wetland 

and shoreline protection 

 

Green Building and Infrastructure 
 

Sustainable development also involves new approaches to 
building and servicing. Green building and infrastructure tools 
include: 
•  Building material selection, looking at process and material 

lifecycles, material extraction, processing, transportation and 
disposal costs 

•  Minimizing generated waste and promoting reuse 
•  Water conservation using low-flow fixtures and water meters 

Energy efficient buildings and appliances 
•  Use of new renewable energy sources (solar, geothermal, 

tidal) 
•  Use of alternative road design and stormwater management 

approaches to reduce impacts to natural areas. 
•  Use of exterior full cut-off light fixtures to promote glare-free 

livable neighbourhoods and streetscapes. 
50% of the land area), reduces infrastructure costs, reduces 
paved surfaces and stormwater discharges, and provides for 
more diverse housing types. The key principles of conservation 
design have been incorporated into OCP land use and 
infrastructure policies and Development Permit Area guidelines. 

 

Tree Preservation and Retention 
 

In additional to the visual importance of trees within new 
development, retaining trees and vegetation during 
development is one of the most important practices in 
“sustainable” development. Trees and forests provide a key 
component of the health of an urban ecosystem, and provide 
oxygen and absorb carbon dioxide and air pollutants. Trees also 

 
OCP policies in this chapter, Transportation (chapter 12), 
Infrastructure (chapter 13) and Development Permit Area 
guidelines (Part Eight) provide detailed policies and 
recommendations to support future green building and 
infrastructure.  Some “green” infrastructure and building 
approaches can increase costs by 10-15% above conventional 
approaches, and the District of Sechelt will need to consider 
incentives (such as density bonus) to achieve these new 
approaches to development. 

absorb significant amounts of water and prevent or reduce the    
severity of flooding, while also providing habitat for a wide range 
of wildlife, and shade and shelter for human activities. To ensure 
trees are retained (or replanted) during development, Sechelt has 

 
6 Environmental Management and Protection Bylaw 484, 2009 



Block sender

From: noreply@sechelt.ca on behalf of Craig Irwin
To: Planning
Subject: new silverstone development
Date: Friday, January 30, 2026 5:44:37 PM

CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Caution! This message was sent from outside your organization.

I sent this to Aplin... I live in the first Silverstone on lot 30 (beside the park). Running
alongside my lot is a waterway that takes water from Upper Silverstone to the ocean. During
extreme water events, this waterway can almost flood. I am concerned about your surface
water drainage plan and how that will affect this waterway and in turn my home. thank you
Craig Irwin Lot 30 Silverstone ------------------------------------- Origin:
https://www.sechelt.ca/en/business-and-development/planning-and-development.aspx ----------
--------------------------- This email was sent to you by Craig Irwin
through https://www.sechelt.ca.
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2026 February 3 

Dear Sechelt council and planners, 

 

I’m writing today in support of the proposed townhome development on Derby Road being 
discussed at the council meeting this week. However, the current site layout prioritizes 
vehicle circulation in ways that will unnecessarily limit walking and cycling, and I believe 
this can and should be improved. Improving walking and cycling connectivity within the site 
would benefit residents of all ages by making short daily trips safer and more comfortable, 
while strengthening connections to parks, the high school, and the town’s active 
transportation network. 

The internal street layout relies on a large loop road, which concentrates traHic and forces 
pedestrians and cyclists to take indirect routes. Given the site’s size, adding just one  well-
placed east–west and one north–south walking and cycling connection would make a 
meaningful diHerence. These routes do not need to accommodate cars or emergency 
vehicles and could be narrow, landscaped paths that allow people to clearly and safely 
bypass the loop road without significantly aHecting lot sizes. Where these paths cross the 
loop road, clear crossings would help maintain safety and continuity. Direct connections to 
the existing separated bike lane along the southern arterial would further tie the site into 
the broader active transportation network Sechelt is developing. 

As Sechelt’s population grows, developments like this one may gradually evolve to include 
modest increases in density or small neighbourhood-scale destinations. Establishing 
strong walking and cycling connections now would allow this area to accommodate future 
growth more gracefully, reducing reliance on driving as travel demand increases. There is 
also an opportunity to combine these routes with green infrastructure, such as bioswales 
or permeable surfaces, to help manage runoH on this steeply sloped site during the 
increasingly intense winter storms we experience. 

I strongly support reducing minimum parking requirements at this site in exchange for 
dedicating limited space to walking, cycling, and stormwater infrastructure. This would 
support long-term livability while helping the project remain economically viable. 

Finally, I would like to oHer some broader comments on the larger area covered by Bylaw 
No. 492-32, 2023. The Darby town homes development sits within a landscape that slopes 
steeply toward the ocean and includes a stream, proximity to multiple beach access 
points, and important connections between West Sechelt, downtown, and the West 
Porpoise Bay neighbourhoods. As this site and nearby lands are developed over time, there 



is an opportunity to carry forward the successes already achieved along Derby Road by 
strengthening walking and cycling connections throughout the surrounding area. 

Strong pedestrian and cycling routes should link neighbourhoods to one another, provide 
safe and direct access down to the shoreline, and connect clearly to existing and future 
transit stops along the arterial, as well as the bus stop at Norwest Bay Road on the west 
edge of the site. As development increases and transit service expands, safe and 
convenient access to transit by foot and bike will only become more important. 

It would be especially valuable to treat walking and cycling routes as primary 
infrastructure, with the road network designed around them rather than the other way 
around. Planning for direct, low-stress routes for non-drivers from the outset will improve 
safety, reduce reliance on driving, and make it easier for this area to accommodate gradual 
increases in density or small neighbourhood-scale services in the future. 

Given the steep slopes, the presence of a stream, and the increasingly intense winter 
storms and atmospheric rivers we experience, there is also a strong opportunity to 
integrate green infrastructure directly into walking and cycling routes. Features such as 
bioswales, vegetated corridors, and permeable surfaces help manage runoH during major 
storm events while also creating beautiful and functional public spaces. 

A well-connected walking and cycling network will improve our resilience during 
emergencies. In earthquakes, wildfires, or road closures, non-vehicular routes can support 
evacuation and neighbourhood-to-neighbourhood movement when roads are 
compromised. This is particularly important given that a significant share of residents do 
not drive, including children, seniors, and others whose mobility needs must also be 
considered in emergency planning. 

 

Thank you very much for your time. 

 

Sincerely,  

 

Susannah Tysor 

Lupin Lane, Sechelt 



Submission Regarding Proposed Bylaw Amendment 
Application: Rezoning from Residential to Multifamily Mixed Residential 

Location: District Lots 1384 and 4295A  

Position  

While recognizing the District of Sechelt’s commitment to housing diversity and long-
term growth, this submission respectfully requests that Council not proceed with the 
proposed bylaw amendment at this time, for the reasons outlined below.

1. The Future Sechelt Update Process  
The District of Sechelt has stated that the drafting of the new Official Community 
Plan has started and that public engagement opportunities will continue in 2026. 
The proposed bylaw amendment may or may not be consistent with the intent and 
direction of this new Official Community Plan (OCP). 

The current OCP, adopted in 2011, designates the area, that would be impacted by the 
proposed bylaw amendment, for low-density / ground-oriented / residential] 
development and establishes clear expectations regarding: 

• Appropriate density levels 
• Built form and scale 
• Growth sequencing 

The proposed bylaw amendment to the existing OCP, changing it from Residential to 
Multifamily Mixed Residential designation, introduces a level of density and intensity 
that exceeds what was contemplated in the current OCP for this area.  

Moreover, to make this bylaw amendment before completion of the public engagement 
process that would inform the comprehensive planning process would effectively result 
in a site-specific policy change, undermining the integrity of the new OCP as the 
District’s primary long-range planning document. 

2. Infrastructure Capacity and Servicing Concerns 

Insufficient evidence has been presented that existing infrastructure which would have 
been designed using the adopted 2011 OCP as a guide can accommodate the 
proposed increase in density. 

 

 



Specifically: 

• Water, sanitary sewer, and stormwater systems were designed for lower-density 
residential use 

• Road and intersection capacity in the surrounding area is already constrained 
• Emergency access and fire protection capacity have not been clearly 

demonstrated 

Until detailed servicing assessments confirm that infrastructure upgrades are not 
required or are fully funded, approval would expose the District of Sechelt to long-term 
financial and operational risk, contrary to prudent asset management principles. 

3. Transportation and Mobility Impacts 
The proposed bylaw amendment would generate additional traffic and parking demand 
that is already not adequately supported by the existing transportation network. 
Examples include: 

• Employees and visitors to the Silver Stone Seniors Complex are forced to park 
on the Derby Rd. boulevard as there is inadequate on-site parking. 

• When vehicles are parked on the roadway on the upper part of Cowrie Street the 
roadway is already inadequate for two-way traffic. 

Existing difficulties will be aggravated by: 

• Increased vehicle volumes on local roads not designed for higher-density traffic 
• Limited transit service to support reduced car dependency 
• Pedestrian and cycling infrastructure that does not meet the needs of increased 

population density 

Without a comprehensive transportation impact assessment and mitigation plan, the 
proposed bylaw amendment does not align with the District of Sechelt’s objectives for 
safe, efficient, and multimodal mobility. 

4. Neighbourhood Compatibility and Transition 
The proposed change in land use is incompatible with the surrounding residential 
context. 

Key issues include: 

• Building height and scale that exceed adjacent development 
• Inadequate transition between low-density residential uses and higher-density 

forms 
• Potential privacy, shadowing, and overlook impacts on neighbouring properties 



The current OCP emphasizes context-sensitive development and gradual transitions, 
which are not sufficiently addressed or articulated in the proposed bylaw amendment. 

Additional observations 

The population of Sechelt is disproportionally senior citizens whose mobility needs are 
not typically met in multi-level homes and at present there is little or no employment to 
attract young families 

5. Precedent and Policy Integrity 
Approval of this bylaw amendment would establish a precedent that could: 

• Encourage similar applications in areas not planned for densification 
• Incrementally erode established land-use policy 
• Reduce Council’s ability to manage growth in a coordinated and strategic manner 

Maintaining consistent application of planning policy is essential to public trust, 
predictability, and long-term community outcomes. 

6. Prematurity of the Proposal 
While increased housing supply is an important objective, this proposed bylaw 
amendment is premature relative to the District of Sechelt’s completion of the new OCP. 

The area has not yet been identified for: 

• Near-term densification 
• Supporting infrastructure investment 
• Expanded community amenities 

Advancing density ahead of these considerations risks fragmented growth and 
inefficient use of public resources. 

Conclusion 
For the reasons outlined above, the proposed bylaw amendment does not adequately 
align with the current OCP and is premature as the new OCP has not been completed. 

It is respectfully recommended that Council: 

• Decline the proposed bylaw amendment at this time, or 
• Defer consideration pending broader consultation, area planning, infrastructure 

analysis, and the completion of the new OCP 



This approach would support responsible growth while maintaining the integrity of the 
District of Sechelt’s long-term planning framework. 

 

Respectfully submitted by: 

 

Peter Istvanffy & Diane Jankowski 

 Derby Rd., Sechelt, B.C. V7Z 0M2 
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From: Linds B
To: Planning
Subject: Ref: 492-32,2023
Date: Tuesday, February 03, 2026 1:46:39 PM

CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Caution! This message was sent from outside your organization.

Here is a short list of questions for consideration for the public hearing Wednesday, February
4, 2026
 
Q.1)
How does the district plan to ensure that developments adhere
to environmental guidelines; ie. not removing trees in riparian areas, or fall trees without
ensuring adequate drainage etc. ?

These issues have happened at two locations in West Porpoise Bay, with local officials
claiming that they lack the resources to oversee these processes. How does the district plan to
oversee this process ? Trees, once cut down, cannot be replaced to carbon store or provide
homes/tree cover for nesting birds for many years, into maturity, and as such, need care and
caution in removal.

ii) Does the district plan to make securing existing tree cover a priority to serve local wildlife
and temperature regulation, and minimize soil erosion ?

Q.2) 
How will infrastructure (ie. water etc.) accommodate and influx of residents ?

Q.3) 
Will any of these builds include social or below-market housing ?

Q.4) Citizens have the right to 'quiet enjoyment' of their homes - how does the district plan to
enforce/ensure that neighbouring development will meet this need and minimize disturbances
to neighbouring residents and homeowners ?

  "Quiet enjoyment" is a legal principle granting homeowners and tenants the right to use, occupy, and enjoy their property in peace, free from
unreasonable, substantial, and ongoing, disturbances. While often associated with rental agreements, this right applies broadly to homeowners
regarding neighbors, municipal issues, and, in some cases, developers
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February 3rd, 2026 

 

Mayor and Council 
District of Sechelt 
P.O. Box 129 
Sechelt, BC VON 3AO 
 
RE: February 4, 2026 Public Hearing Submission for Lot REM A District Lot 4295, Plan 

LMP43915, PID 024—694-118 and Lot REM District Lot 1384, Plan LMP 43915, PID 015-861-
660 (sometimes collectively “Silverstone”); Official Community Plan Amendment Bylaw No. 
492-32, 2023 

 
Greetings: 
 
The West Sechelt Community Association (“WSCA”) has already submitted a response to the initial 
referral on a minor boundary adjustment between an existing multi-family designation and the 
Trellis Institutional facility, and detailed comments on the overall Master Plan when initially 
introduced into Bylaw 492-32 (May 9th, 2025).  These comments are included in the public hearing 
binder and by reference incorporated into these formal public hearing comments. 
 
Bylaw 492-32, as given amended second reading on October 15, 2025, does not address WSCA 
concerns, and therefore, WSCA does not support this Bylaw for the following reasons: 
 

1. Bylaw 492-32 would represent a major growth focus in the District of Sechelt, undertaken in 
a piecemeal manner, prior to and separate from the context of an overall OCP review which 
is currently underway.   Approximately 40 additional acres of land would change from a 
Residential to a Multi-Family designation, permitting the construction of an unspecified 
number of housing units or projected population.  There are no policies or guidelines related 
to the locations and numbers of housing types required to meet the District’s housing needs 
such as affordable and senior’s housing. 
 

2. A significant number of multi-family designations occur downslope from the now 
established Silverstone neighbourhood of single storey dwellings.  There are no policies or 
development permit guidelines as to how such multi-family sites can be integrated into the 
neighborhood in a manner that both recognizes existing ocean views and existing mature 
vegetation. 

 
3.   The proposed commercial land use is in two locations instead of one centralized to create 

a commercial focus.  The larger one will introduce traffic at an intersection with established 
existing single-family residences.  Have they been consulted respecting the potential 
impacts of this designation, which did not exist when they bought into the neighborhood? 
The second one is located where slopes are indicated to be 30% to 50%.  Is this feasible? 
 

4. The need for a community level park of 4 hectares in size is specified in the existing OCP to 
address not only development on the subject lands but development of a large tract of land 
to the east. The parkland for these District Lot parcels should consist of 5 acres of  
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development land that is positioned to tie into park land dedication of adjacent lands.  This 
issue has not been properly addressed.  What has been proposed is a 5 acre site, 
compromised by archaeological burial sites that require a significant buffer of protection,  
as well as land required for drainage management.  Approximately only one acre would be 
useable.   
 
The District of Sechelt should be planning for the recreational needs of future residents – 
not ignoring their needs and being blind sighted by the amount of unusable developable 
areas identified for protection of wildlife.    The latter can be achieved via covenants and 
development permit designations – not necessarily park dedication. 
 
The Silverstone lands are perhaps the only opportunity for a major community park in all of 
West Sechelt due to the topographic characteristic of relatively flat land in behind and to 
the north of the Trellis facility.  In addition to existing and potential growth in the Silverstone 
lands, in the past few years, there have been a considerable number of development 
applications approved without any substantive park dedication.  
 
This issue should be addressed within the context of an overall OCP update.  It should 
include calculations of growth potential overall and the identification of sites suitable for 
identified active recreational activities suitable for the projected demographics (e.g. field 
sports, pickle ball courts, lawn bowling, children’s play areas, a community center., etc.)  
WSCA is requesting that Council take a visionary stance on this issue. 
 

5. Road access from West Sechelt into the Village is an outstanding issue.  How feasible is the 
proposed link south of the power line and when will it be built?  The topographical map on 
page 21 of the December 8th Alpin and Martin Consultant’s Rewport indicates the slopes to 
be 30% -50% on the eastern edge where the road would exist the subject lands. 
 
Multi-family sites are designated adjacent to the intersection of Norwest Bay Road and 
Highway 101.  How will the access from these sites affect traffic flow and safety? 

 
6.  Protection of mature vegetation on development sites was absent in the first development 

phases of the Silverstone lands.  There is no forest canopy in the current Silverstone 
developed area.  This is an important issue as the DoS recently released its concerns about 
climate change and its efforts in connection with preserving and protecting the 
environment, specifically preserving the forest canopy.  What are the guidelines for 
preventing clear cutting again?   
 
Page 19 of the December 8th, 2025 Alpin and Martin Consultant’s Report identifies a 
Sensitive Inventory Category of Vegetation that overlaps with designated Commercial and 
Multi-family sites.  How will this vegetation be protected and integrated into the designated 
land uses? 
 

7. The communication aspects related to developing the Master Plan to enable meaningful 
public participation and comment have been lacking.     Despite Section 8.14 of the 
Planning and Development Procedures Bylaw 566, there has been no public information  
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meeting on the Master Plan itself which is now the substance of Bylaw 492-32.  A public 
information meeting was held only on the realignment of two existing OCP designations – 
Multi-Family (proposed 52 townhouses) and Institutional (Trellis facility).  The public hearing 
ad in the January 23, 2026 Coast Reporter, was printed on a faint map with blurred wording 
for the roads that would have defined its location.  In addition, accessing the public hearing 
border on the District of Sechelt’s web site initially at least was convoluted and difficult.  
The communication aspects have significant implications, as once the Bylaw amendment 
is passed, residents will not have an opportunity for a public hearing for related rezonings. 
 

8. For the above noted reasons, WSCA is requesting that Council not adopt Bylaw 492-32 in its 
present form.  Due to the outstanding issues that should be addressed within the context of 
an overall OCP review, we suggest that the work and background information be used as a 
basis to inform the development of a Master Plan in the OCP update.  This should be 
supplemented with additional information to address the foregoing identified issues. 

 
9. However, WSCA recognizes the work undertaken by the developer and his willingness to 

proceed.  The area to the east of the Trellis development is currently designated Multi-
Family and a proposal has been developed for 52 townhouses.  WSCA would support a 
modification of the current covenant registered on-title to enable this development (as 
presented with the initial reading of Bylaw 492-32) to proceed while the overall OCP update 
is completed. 
 

Respectfully submitted 
 
Candice Sayre West Sechelt Community Association 

 
Cc:  Planning Department 
The Board  
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From: Halfmoon Al
To: Planning
Cc: Jennifer Doherty
Subject: Greypointe properties OCP amendment proposal
Date: Tuesday, February 03, 2026 3:02:49 PM

CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Caution! This message was sent from outside your organization.

Our property, registered Title, under Barbara Holt, front the subject property for the
rezoning application.
The  street address is  Granite Road, Sechelt.
I will state that having read the mail we received from Greypointe and the District neither
the mail nor the district web site tell us anything about their proposal for changing the
OCP. The information is all general and in the case of the online site for the district it is
unintelligible and unreadable. As Steward's of my  tax dollars I expect more due
diligence in this process.
We are all in for forward thinking development of Sechelt.
Where are the roads for carrying the vehicle traffic to and from this proposal?
Where will the water come from ?
Where are the proposed traffic lights for Derby and Norwest Bay and Cowrie  and
Shorncliffe?
Has anyone taken the time to check the traffic on Norwest bay lately, or is staff playing
the part of NIMBY?
If a park is proposed for this development I fully expect the cost to be borne by the
developer not in lieu of DCC's at a cost to tax payers.
We all know that land given in lieu of money is land that will not support house
construction and costs us the taxpayers endless terms of payments.
We are off on our annual winter vacation and are unable to attend this meeting. Please
enter this discussion into the record as presented. We hope to engage in further
discussions upon our return in April.
Yours truly,

Barbara and Allan Holt
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From: noreply@sechelt.ca on behalf of Jim Christie
To: Planning
Subject: Public Hearing Master Land Use Plan (Silverstone)
Date: Wednesday, February 04, 2026 11:26:14 AM

CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Warning! This message was sent from outside your organization and we
are unable to verify the sender.

Hello I have a few questions/comments about the proposed plan. 1.The Silverstone properties
have been in development for over 12 years and the plan refers to Quarry Park. At what point
will the developer start and complete this park including access trails? 2. What is the plan for
upgrading/improving/and maintaining the existing trail network from Peregrine
Crescent/Kingbird Crescent? 3. The plan indicates a Neighbourhood Centre at the junction of
Cowrie and Peregrine. What type of centre will this be and when will it be built? Is there a
plan to install a light at this intersection? 4. The plan indicates a mix of single family homes as
well as multi family homes. What is the ratio of single to multi family homes and how will
this impact the traffic flow along north Cowrie? (At the present time the traffic to and from
Chatelech H/S during school days has traffic backing up from the entrance to the high school
and east down the hill which makes it difficult for through traffic to safely bypass at the crest
of the hill) Thank you. ------------------------------------- Origin:
https://www.sechelt.ca/en/news/notice-of-public-hearing.aspx -------------------------------------
This email was sent to you by Jim Christie  through
https://www.sechelt.ca.
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From: Christina Davidson
To: Planning
Subject: Comments for Publlic Hearing on February 4, 2026 Re Development of Silverstone Heights
Date: Wednesday, February 04, 2026 2:26:49 PM

CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Caution! This message was sent from outside your organization.

To the Sechelt Planning Department, 

My partner and I are owners and full time residents of a home on 
Silverstone Lane referred to as phase 1 of the Silverstone development 
lands.  

We do not object to the proposed development of the land above us and 
understand the need for additional mixed housing in Sechelt generally.  We 
do, however, have concerns about how that development will proceed and 
the possible impact it will have on our property and that of our neighbours 
on Silverstone Lane.  Specifically, we are concerned about the sufficiency 
of the stormwater drainage proposal for the development of the land 
directly above us. 

The land above us is sloped and covered with protective vegetation and 
trees.  The Silverstone Lane development currently does not have drainage 
issues related to the land slated for development.  

We have read and understood the proposed Stormwater Management Plan 
and appreciate that it proposes compliance with Bylaw 430 and standard 
practices but we are not convinced that the current standards are sufficient 
to meet the current and future drainage needs.  We are also not confident 
that all the drainage features proposed, especially those for individual 
housing units, will ultimately be incorporated and that there will be 
sufficient oversight of the drainage implementation as a whole.  

There is ample evidence in this District and other areas where flooding, 
land-slippage and landslides have occurred in spite of apparent compliance 
with and adherence to current legal and engineering standards.  These 
standards and the assessments done to demonstrate compliance with the 
prevailing standards have served, in the largest measure, to shield 
municipalities, developers and engineering professionals from legal 
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liability and not the individual home owners who are left with all the costs 
of any resulting damage.

We ask that the planning department and council consider the real risks to 
the owners on Silverstone Lane.  Specifically, we ask the following:

1. That both the planning department and council use the lens of the 
Precautionary Principle in determining whether the Stormwater 
Management Plan is sufficient for the sloped land to be developed and for 
the current and future climate circumstances.

2.  We request that a thorough and independent review of the proposed 
Stormwater Management Plan be conducted by a certified appropriate 
professional not retained by the developer. 

3.  Given the critical importance of proper drainage for such a vast and 
sloped area with proposed high-density housing, we request that the 
planning department and council consider formulating specific 
undertakings on the part of the developer directly related to the 
implementation of the drainage system.  

We are not writing this email on behalf of our Strata Council, however, I 
currently sit as a member of our Council and I shall bring this matter to 
their attention.  One of my recommendations to our Strata Council will be 
that we gather photographic and other evidence of our current drainage 
circumstances and monitor future drainage as development occurs. 

Thank you for your attention to this matter.  

 

 

Sincerely, 

Christina Davidson ( )

Keith Davidson  
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From: Don Wright
To: Planning; contactWSCA@gmail.com
Subject: Updated Land Use Plan in Silverstone
Date: Wednesday, February 04, 2026 2:10:58 PM

CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Caution! This message was sent from outside your organization.

We cannot attend the meeting tonight, but have a few comments.

1. There are proposals for some dwellings to be three or four stories in height. We live on the
north side of Cowrie Street in Silverstone Heights. just past Trail Bay Estates.
One of the reasons we chose to purchase property where we now reside is because of the
excellent views from our property, both from both levels of our house and from our upper lot.
We would be greatly disturbed if these views are going to obscure our views in the proposed
developments.

2. I have contacted the District regarding traffic  on Cowrie Street between Trail Bay Estates
and Perigrine St. We see many drivers regularly exceeding the 30 km. speed limit. I would say
many drivers are at 50+ km. by the time they pass by Perigrine St. In addition, many drivers
jump the stop sign at Perigrine and Cowrie Streets for cars travelling east on Cowrie St. I
asked the District Engineering Department if they would consider adding a stop sign for traffic
going west on Cowrie at Perigrine. The district tracked traffic flows and advised me there was
insufficient traffic to justify adding a Stop sign in this location and that the RCMP should
monitor this area. To date, we have not seen much, if any activity from the RCMP to monitor
speeding traffic..
Given the increasing traffic once several phases of new developments in Silverstone come
online, increased traffic calming should be considered.

3. We have seen increasing amounts of black bears in our subdivision. We are very conscious
of not putting food waste outside, and we usually freeze it and place it in the green bin on
Cowrie St. on our pickup days.
We have captured black bears on our security cameras, but so far, have not had any incidents.
We do have a neighbourhood online option for residents to advise people when  bears are
around, especially if they are searching for food. This "neighbourhood watch" has been widely
appreciated by all neighbours.

Thank you for the opportunity to provide our input.

Don and Pauline Wright. 
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From: Tillicum Bay Neighbourhood Association
To: Planning; Council
Cc: Tillicum Bay Neighbourhood Association
Subject: Public Hering - TONIGHT 5:30 pm - Official Community Plan Amendment 492-32, 2023 (Sawarne)
Date: Wednesday, February 04, 2026 3:49:19 PM

CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Caution! This message was sent from outside your organization.

Good afternoon, staff and Council,
 
re: Public Hearing - Official Community Plan Amendment 492-32, 2023 (Sawarne)

Because this Public Hearing has always been identified as "Sawarne" and was
referred to West Sechelt and the Village, I had not looked closely at the details.  BUT,
this OCP amendment applies to all OCP Land Use Designation Schedules;  "4. That
the Land Use Designation Schedules of Official Community Plan Bylaw No. 492-2010
(Future Land Use Schedules C1, C2, and C3) be amended to reflect the land use
designations and boundaries brought into force by this bylaw."

This amendment will change the OCP Land Use Schedules for the entire District of
Sechelt not just West Sechelt. Referrals have only been sent to West Sechelt and the
Village. If the Council approves this OCP change, the DoS could be in danger of a
legal petition and all associated costs.

I urge the Council to listen carefully but deny this OCP amendment as written.

Regards,
Lynne Forrest
Tillicum Bay Neighbourhood Association
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From: Daria Dudek
To: Planning
Subject: Public Hearing RE: Bylaw No. 492-32, 2023
Date: Wednesday, February 04, 2026 5:50:45 PM

CAUTION: This email originated from outside the organization. Use caution opening links or attachments.

Caution! This message was sent from outside your organization.

Dear Sechelt Council,

We live on Cowrie Street ( ) close to the new rezoning zones - can you please
advise what you intend to be the main arterial roads leading into the new development areas? I
am concerned around the increase in traffic on Cowrie with the new density.

May you also please advise what requirements there are for new social services like Child
Daycares, public art, retail and/or commercial space that will need to be included with the
additional residential density being added to the neighbourhood? 

Looking forward to your responses. 

Kind regards,

Daria Dudek
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