
 REQUEST FOR DECISION 

TO:  Council MEETING DATE: December 20, 2023 

FROM:  Ian Holl, Development Planning Manager  

SUBJECT: Rezoning for Derby Road – 52 Townhouses and 80 Clusterhomes  

FILE NO:  3360-2022-08 / 3360-2022-10 

RECOMMENDATIONS 

1. That Council give first reading to Official Community Plan Amendment Bylaw No. 492-
32, 2023. 

2. That Council consider Official Community Plan Amendment Bylaw No. 492-32, 2023 in 
conjunction with the District of Sechelt Financial Plan and Waste Management Plan, 
pursuant to Section 477 of the Local Government Act. 

3. That Council refer Official Community Plan Amendment Bylaw No. 492-32, 2023 to 
relevant organizations for comment as part of early and on-going engagement, 
pursuant to Section 475 of the Local Government Act and Council Policy 3.3.7. 

4. That Council give first reading to Zoning Amendment Bylaw No. 580-04, 2023. 

5. That Council give first reading to Zoning Amendment Bylaw No. 580-12, 2023. 

6. That prior to consideration of second reading, staff and the applicant shall agree on 
further detail relating to: 

a. Current and future road dedications 

b. Current and future park dedications 

c. Preliminary servicing and its integration with other assessments regarding 
environmental, archaeological, drainage, etc. 

PURPOSE 

To present Council with a report regarding two rezoning applications from the same landowner 
that are within an area that requires significant master planning before proceeding with further 
development proposals. Official Community Plan (OCP) and Zoning amendment bylaws have 
been prepared for consideration of first reading as well as recommendations for the larger area 
planning needs. 
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OPTIONS 

1. Defer the application pending additional information as directed. 
2. Reject the applications. 

DISCUSSION 

Background 

Sawarne Lumber Co. Ltd. has applied to rezone the subject properties to facilitate a strata 
townhouse development and a strata cluster house development. Collectively the Remainder of 
District Lot 1384 and Lot A District Lot 4295A are collectively referred to as “Silverstone Heights”. 
These lands have been developed through two previous phases for a total of 86 single-detached 
residential lots. Also, independently of the two previous phases, the Trellis Silverstone Care 
Facility development was the subject of a rezoning application. The subject properties are a 
portion of the overall larger parcels and are located to the west (cluster) and east (town houses) 
of the Silverstone Care Facility. 

Initially this was presented as a ‘Permission to Proceed’ report for the townhouses and it now 
includes the cluster house application. At the January 11, 2023 meeting, Council passed the 
following resolutions for the Derby Road rezoning: 

That Council direct staff to prepare Official Community Plan and Zoning Bylaw Amendments for 
Rezoning Application for 52 Townhomes at Derby Road (Sawarne Lumber Co.). 
 
That Council direct the applicant to host a public information meeting pertaining to the proposed 
development. 
 
That the applicant provide a report prepared by a registered professional, evaluating water 
conservation methods in order to significantly reduce Sunshine Coast Regional District water 
consumption, including, but not limited to: 

a. rainwater harvesting for outdoor irrigation of landscaping, and  
b. greywater re-use within dwelling units. 

 

The applicants have held a public information meeting for the Derby Road application 
(September 2023) but have not yet done so for the Granite Road application. 
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Table 1 – Application Information 

Applicant/ Owner Sawarne Lumber Company Ltd. 

Civic Address Derby Road, Granite Road 

Legal Address Remainder DL 1385, DL 1384, Plan LMP43915 / Lot Remainder A, DL 
4295A, Plan43915 

Size of Properties 1.375 ha / 3.8 ha 

OCP Designation Multifamily Mixed Residential / Residential 

Zoning Designation RU1 

DP Areas DPA No. 2, 5, 7, 8 

 

Figure 1 – General Site Location 

Summary 

Staff are generally supportive of the applications moving forward while noting that there are 
significant area planning issues that need to be addressed concurrently with respect to 
infrastructure servicing (road, sanitary, storm networks), parks planning, future land use and 
density, and community amenities. The bylaws are presented for first reading to facilitate review 
of the proposals from a regulatory perspective while acknowledging the high-level planning 
requirements for moving forward. 
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A list of high level planning requirements is outlined below: 

1. Identify feasible major road connections through both properties. 
2. Agree upon future road dedications and sequence of dedications, such as: 

a. Cowrie, Oracle, Granite, Barnacle, Peregrine, Tyler, Reeves 
b. Multi-Use Pathways (MUP) and the trail networks to be determined. 

3. Provide preliminary servicing plans for all infrastructure necessary to connect through and 
serve both properties. 

4. Identify additional park requirements over and above remaining 5% park dedication, such 
as: 

a. Park on Derby between expanded townhouse site and the designated 
neighbourhood commercial area at the future Derby/Tyler intersection. 

b. Park on Oracle. 
c. Park within or adjacent to Granite Road cluster house site. 
d. Park requirements address the spectrum from small neighbourhood 

parks/playgrounds to larger community park needs that include sufficient space 
for multiple facilities and uses (for example, courts and community centres). 

5. Examine the proposed commercial/mixed use area on the Peregrine Road extension to 
determine if it is feasible. An OCP amendment for additional neighbourhood commercial 
could be considered to expand the existing area or propose a second area fronting 
Cowrie/Derby possibly. 

Master Development Agreement 

As noted in the Permission to Proceed report from January 2023, from about 2009 to 2012 a 
comprehensive land use plan including the Silverstone Heights lands was initiated by the 
applicant, however, the plan was not completed prior to the approval of Phase One rezoning.  

A restrictive covenant was required as a condition of rezoning “given the preliminary nature of 
[the Applicants] development proposals”. 

The Covenant (CA3315855) required that a more detailed “Master Development Agreement” 
including future land uses, densities, park land, infrastructure and transportation and the phasing 
and timing of development. 

 

Figure 2 Excerpt from Covenant CA3315855 
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While work on the Master Development Agreement was ongoing, two further phases were 
approved by rezoning including the Trellis Silverstone Care Facility. 

Staff are working towards agreement on the scope and terms of a Master Development 
Agreement to ensure sufficient comprehensive land use planning is undertaken prior to further 
growth within the Silverstone Heights lands. 

The Master Development Agreement will need to be finalized prior to consideration of adoption 
of this townhouse or cluster development proposal. The Master Development Agreement will be 
presented to Council for consideration at a future meeting. 

Amenity Contributions and Affordable Housing 

Policy 5.17 of the OCP encourages all applicants to include community amenities in their 
proposals as voluntary contributions in exchange for an increase in density. Council Policy 3.5.8 
(Community Amenity and Affordable Housing Contribution) also applies. It is acknowledged that 
development cost charges do not cover the full range of facilities and services needed by citizens, 
including upgraded parks, community facilities, fire halls, affordable housing, etc. Developers 
may choose to provide contributions to offset the burden placed on existing taxpayers due to 
increased demand for community amenities (CAC). 

Staff and the developer are discussing various CAC options including land suitable for purpose 
built affordable housing or cash in lieu of land. Further information will be provided to Council in 
the near future and prior to consideration of second reading for either application.  

Legislative Context 

With the provincial Bill 44 and associated changes to the Local Government Act, there will be 
implications for every residential rezoning proposal for properties serviced by municipal water 
and sewer systems. The cluster house application provides a useful example to assess how it is 
consistent with the new provincial regulations, and while it may fall short of the density 
expectations established by the Province it is a step in the right direction. 

The provincial regulations require that properties over 280 m2, serviced by water and sewer, are 
permitted to have four dwelling units by local government zoning. These four units can be 
achieved through a variety of housing forms, but developers will need to prove out how they can 
site and service those dwelling units and housing forms on the proposed lot sizes. For example, 
the Province expects that a proposed duplex on a lot will have two secondary suites, or that a lot 
with a single detached dwelling with a secondary suite will also have at least one detached 
accessory dwelling unit if not two, subject to siting and servicing. It is not yet clear how this will 
work in a scenario where the developer plans to rezone, subdivide and build the units. Future 
owners may potentially add units within the zoning allowance, and we therefore must keep this 
in consideration. 

For the cluster house application then, the review will need to factor in the zoning potential for 
four dwelling units on each proposed strata lot even though the developers are only proposing a 
total of 80 dwelling units. All the proposed lots are at least 300 m2 or larger. With 51 strata lots 
that would be a total of 204 dwelling units that the Small-Scale Multi-Unit Housing regulations 
would require our regulations to permit.  
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Now it must be clarified that this is a requirement to zone for this potential, but that does not 
mean that it is feasible to put all the units on all the lots. Siting and servicing capacity still needs 
to be addressed. The District is outside of the Transit Oriented Areas and prescribed bus stop 
areas so we are still able to require off-street parking though the province recommends requiring 
no more than one space per dwelling unit. 

POLICY AND BYLAW IMPLICATIONS 

Official Community Plan 

Derby Road Townhomes 

The OCP amendment adjusts the Civic, Institutional, Utilities land use designation to fit within 
the Trellis Silverstone Care Facility property boundaries now that a surveyed lot has been created. 
This is a housekeeping item that staff are undertaking as it is directly adjacent to the subject area. 
The Multifamily Mixed Residential land use designation boundaries will be similarly adjusted as 
a result. The OCP amendment also contemplates the larger proposed area planning with respect 
to future land uses, road networks, and potential parks that will need further investigation and 
refinement. Another housekeeping item would be to expand the Park land use designation south 
of Derby Road to include the actual boundaries of the now dedicated Quarry Park. 

Granite Road Clusterhomes 

No OCP amendment is required for this rezoning in terms of land use designation, density, or 
floor area ratio (FAR) parameters. The zoning amendment is tied to the overall master planning 
requirement for both applications. While no change to the FAR is necessary for this application, 
the required density change and applicant’s proposed FAR aligns with the District’s proposed OCP 
amendments regarding development density (OCP Amendment Bylaw No. 492-35, 2023). 

Criteria for Evaluating Official Community Plan Amendments 

Part Six of the OCP provides criteria for the consideration of amendments to the OCP: 

Official Community Plan amendments will be reviewed in accordance with the 
following criteria: 

a) the use is in the best long-term interests of the community as a whole; 
b) the community has been consulted and the proposed use has a high level of 

support in the community; 
c) the proposed use is consistent with the overall vision for the community and local 

neighbourhood; 
d) there is a demonstrated need for the use in light of projected population and 

employment trends and other available sites in the community; 
e) the proposed use is suitable for the site and compatible with adjacent land uses; 
f) water and sewer, transportation and other community services are available and 

are not negatively affected; 
g) the proposal puts forward creative, sustainable and innovative design 

approaches. 
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District staff will be engaging limited consultant support to assist with the area planning aspect 
as well as combined application review for these proposals. 

Zoning Bylaw 

Both of the properties and subject areas for each application are currently zoned RU1 (Rural 1). 
The Derby Road townhouse site would be rezoned to R5 with site specific amendments, and the 
Granite Road Cluster house site would be rezoned to a new R6 zone. The proposed R6 zone is 
modelled on recommendations from the recently released Provincial Policy Manual for Small-
Scale Multi-Unit Housing (SSMUH). 

The Medium Density Residential Five (R5) zone allows for townhouse and two-unit dwellings up 
to 35 units per hectare and a Floor Area Ratio of 0.60. The proposed 52 units for the Derby Road 
site would require a site-specific increase in density from 35 units per hectare to 37.8.  

SUSTAINABILITY PLAN IMPLICATIONS 

Supporting higher density development near existing services promotes Economic Sustainability 
and Sustainable Community Growth and Development. Planning for Climate Change will be a key 
component of that. There is an opportunity to address Social Sustainability and Community Well-
Being through: 

 Sub-Goal 1: Increase Affordable Housing  

 Sub-Goal 2: Become an Intergenerational & Age-Friendly Community 

This is also related to Environmental Sustainability through Sub-Goal 1: Develop in Harmony with 
Sechelt’s Unique Natural Environment and Sub-Goal 2: Preserve Environmental Lands. 

STRATEGIC PLAN IMPLICATIONS 

Identify which goal(s) within the adopted Strategic Plan relate to your report. The Goals are: 

1. Effective Growth 
2. Housing 
3. Commitment to Climate Change Mitigation, Adaptation, and the Preservation of the 

Natural Environment 

FINANCIAL IMPLICATIONS 

The consideration of potential Community Amenity Contributions is ongoing. Development Cost 
Charges would apply at the subdivision and building permit stages depending on the housing 
type. 

COMMUNICATIONS 

A public information meeting was held on the Derby Road Townhouse project on September 27, 
2023. A public information needs to be held for the Granite Cluster homes project. The public 
information meeting should address the larger area planning aspect as well as the site-specific 
development. 
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Respectfully submitted, 

 

Ian Holl, MCIP, RPP 

Development Planning Manager 

 

Attachments: 

1. Area Plan for Oracle-Derby / Granite-Tyler 
2. Derby Road site plan 
3. Granite Road site plan 

 

Associated Bylaws: 

1. OCP Amendment Bylaw No. 492-32, 2023 
2. Zoning Amendment Bylaw No. 580-04, 2023 
3. Zoning Amendment Bylaw No. 580-12, 2023 
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Phase 2 : 37 Units

Phase 1 : 43 Units
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District of Sechelt Regular Council Meeting Minutes – December 20, 2023 Page 5 of 11 

 

6.2 Film Production Policy and Fees and Charges Amendment Bylaw 

In response to inquiries, staff noted that the  District's Film Production rates were 
average in comparison with similar sized municipalities and below average for fees and 
charges in comparison to Maple Ridge and Greater Vancouver. 

Res. No.  2023-12D-12 

Moved/ Seconded 

That Film Production Policy 1.8.1 be adopted; and 

That the District of Sechelt Fees and Charges Amendment Bylaw No. 575 – 14, 2023 be 
given three readings. 

CARRIED 

Res. No.  2023-12D-13 

Moved/ Seconded 

That the District of Sechelt Fees and Charges Amendment Bylaw No. 575 – 14, 2023 be 
read a first time this 20th day of December, 2023. 

CARRIED 

Res. No.  2023-12D-14 

Moved/ Seconded 

That the District of Sechelt Fees and Charges Amendment Bylaw No. 575 – 14, 2023 be 
read a second time this 20th day of December, 2023. 

CARRIED 

Res. No.  2023-12D-15 

Moved/ Seconded 

That the District of Sechelt Fees and Charges Amendment Bylaw No. 575 – 14, 2023 be 
read a third time this 20th day of December, 2023. 

CARRIED 

 

6.3 Rezoning for Derby Road - 52 Townhouses and 80 Cluster Homes 

In response to inquiries, staff noted the following: 

 Provincial legislation will supersede municipal zoning. 

 Park dedications can be discussed when Council considers future readings of the 
Bylaws. 



District of Sechelt Regular Council Meeting Minutes – December 20, 2023 Page 6 of 11 

 

 The Development Agreement details, including scope and timing, will be coming 
to Council at a future meeting.  

 A staff report on traffic regarding the Transportation Master Plan will come to 
Council in 2024. 

  
Res. No.  2023-12D-16 

Moved/ Seconded 

1. That Council give first reading to Official Community Plan Amendment Bylaw No. 
492-32, 2023; and 

2. That Council consider Official Community Plan Amendment Bylaw No. 492-32, 2023 
in conjunction with the District of Sechelt Financial Plan and Waste Management 
Plan, pursuant to Section 477 of the Local Government Act; and 

3. That Council refer Official Community Plan Amendment Bylaw No. 492-32, 2023 to 
relevant organizations for comment as part of early and on-going engagement, 
pursuant to Section 475 of the Local Government Act and Council Policy 3.3.7; and 

4. That Council give first reading to Zoning Amendment Bylaw No. 580-04, 2023; and 

5. That Council give first reading to Zoning Amendment Bylaw No. 580-12, 2023; and 

6. That prior to consideration of second reading, staff and the applicant shall agree on 
further detail relating to: 

a. Current and future road dedications 

b. Current and future park dedications 

c. Preliminary servicing and its integration with other assessments regarding 
environmental, archaeological, drainage, etc. 

NO VOTE 

 Res. No.  2023-12D-17 

Moved/ Seconded 

That recommendation 5 be pulled from the motion and voted on separately.  

NO VOTE 

In discussion it was noted that the proposed bylaw amendment includes more density 
than the applicant’s proposal. 
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Res. No.  2023-12D-18 

Moved/Seconded 

1. That Council give first reading to Official Community Plan Amendment Bylaw No. 
492-32, 2023; and 

2. That Council consider Official Community Plan Amendment Bylaw No. 492-32, 2023 
in conjunction with the District of Sechelt Financial Plan and Waste Management 
Plan, pursuant to Section 477 of the Local Government Act; and 

3. That Council refer Official Community Plan Amendment Bylaw No. 492-32, 2023 to 
relevant organizations for comment as part of early and on-going engagement, 
pursuant to Section 475 of the Local Government Act and Council Policy 3.3.7; and  

4. That Council give first reading to Zoning Amendment Bylaw No. 580-04, 2023. 

CARRIED 

Res. No.  2023-12D-19 

Moved/Seconded 

That Council give first reading to Zoning Amendment Bylaw No. 580-12, 2023; and 

That prior to consideration of second reading, staff and the applicant shall agree on 
further detail relating to: 

a. Current and future road dedications 
b. Current and future park dedications 
c. Preliminary servicing and its integration with other assessments regarding 

environmental, archaeological, drainage, etc. 
CARRIED 

Opposed: Councillors Shepherd and Toth 

Res. No.  2023-12D-20 

Moved/ Seconded 

That Official Community Plan Amendment Bylaw No. 492-32, 2023 be read a first time 
this 20th day of December, 2023. 

CARRIED 

Res. No.  2023-12D-21 

Moved/ Seconded 

That Zoning Amendment Bylaw No. 580-04, 2023 be read a first time this 20th day of 
December, 2023. 

CARRIED 
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Res. No.  2023-12D-22 

Moved/ Seconded 

That Zoning Amendment Bylaw No. 580-12, 2023 be read a first time this 20th day of 
December, 2023. 

CARRIED 

Opposed: Councillors Shepherd and Toth 

 

6.4 1785 Tyson Road Rezoning Application for Agritourism Accommodation 

In response to inquiries by Council, staff noted the following: 

 The number of units is permitted within the Agricultural Land Reserve. 

 Approval to proceed with a public hearing is recommended for this application 
following first and second reading because it would expedite the process, 
allowing the hearing to proceed without delay if the provincial bill is not adopted 
in January 2024 as expected. 

 Provincial legislation for short term rentals does not apply to agritourism on 
Agricultural Land Reserves. 

 

Res. No.  2023-12D-23 

Moved/ Seconded 

That Council give first and second reading to Zoning Amendment Bylaw No. 580-09, 
2023; and 

That Council authorize staff to schedule a Public Hearing for Zoning Amendment Bylaw 
No. 580-09, 2023. 

CARRIED 

Res. No.  2023-12D-24 

Moved/ Seconded 

That Zoning Amendment Bylaw No. 580-09, 2023 be read a first time this 20th day of 
December, 2023. 

CARRIED 

 

 

 



 REQUEST FOR DECISION 
TO:  Council MEETING DATE: March 19, 2025 

FROM:  Ian Holl, Development Planning Manager  

SUBJECT: Master Plan and Rezonings for Derby Road (52 Townhouses) and Granite Road 

(80 clusterhomes)  

FILE NO:  3360-2022-08 / 3360-2022-10  

RECOMMENDATIONS 

1. That Official Community Plan Amendment Bylaw No. 492-32, 2023 be read a second time as 
amended. 

2. That Official Community Plan Amendment Bylaw No. 492-32, 2023 as amended be referred a 
second time to relevant organizations for comment as part of early and on-going 
engagement, pursuant to Section 475 of the Local Government Act and Council Policy 3.3.7. 

3. That Zoning Amendment Bylaw No. 580-04, 2023 be read a second time as amended. 

4. That Zoning Amendment Bylaw No. 580-12, 2023 be read a second time as amended. 

5. That upon completion of the referral period, staff be authorized to schedule a Public Hearing 
for OCP Amendment Bylaw No. 492-32, 2023. 

6. That prior to consideration of adoption, the applicant shall: 

a. Confirm their water demand reduction and conservation plans to be implemented at 
the development permit stage. 

b. Register a section 219 covenant regarding development agreement to address 
potential phasing, park and road dedications, as well as timing of dedications, 
construction and commitment to evaluating the effects of the development on the 
District of Sechelt sewer model and Sunshine Coast Regional District water model, etc. 

c. Register a section 219 covenant on title to secure the payment of an agreed upon 
Community Amenity Contribution based on Council policy to be split equally between 
the Community Amenity and Affordable Housing Reserve funds, prior to building 
permit issuance. 

d. Register a section 219 covenant on title to protect environmentally sensitive areas 
and wildlife corridors and establish appropriate buffer areas with suitable landscaping 
and fencing requirements. 

e. Discharge Covenant CA3315855 to be replaced by covenants referenced in 
recommendation 6 b, c and d. 
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PURPOSE 

To present Council with a report regarding two rezoning applications from the same landowner 

that are within an area that requires significant master planning before proceeding with further 

development proposals. Since Council’s last consideration in December 2023, the applicants have 

undertaken substantial work to inform the master planning aspect. An Official Community Plan 

(OCP) amendment bylaw (representing the master land use plan) and two Zoning amendment 

bylaws have been updated for consideration of second reading. 

OPTIONS 

1. Defer the application pending additional information as directed. 
2. Reject the applications. 

DISCUSSION 

Second Referral 

In accordance with the Local Government Act and Council policy, staff would refer the master 
land use plan package (OCP and Zoning amendment bylaws) to external organizations for their 
review and comment. Staff will present an information report to Council prior to the public 
hearing to summarize the referral comments and any recommendations plus confirm the 
outcome of the proposed rezoning conditions. If necessary, bylaw changes could be proposed 
and second reading given again as amended. This will provide for clarity and transparency in 
advance of a public hearing. 

Second Public Hearing 

Staff would schedule the public hearing once the second referral of the OCP amendment bylaw 
and master land use plan is completed. Staff recommend that the public focus on the OCP 
amendment bylaw only. Once the OCP amendment bylaw is adopted then the two zoning 
amendment bylaws for the Granite and Derby rezonings would be considered consistent with 
the OCP. This means that no public hearing would be required for those rezonings.  

Conditions to be met prior to adoption 

In addition to the standard covenants for securing community amenity contributions (payable at 
building permit stage) and water conservation and demand reduction commitments, staff 
propose conditions regarding finalizing the development agreement and protection for 
environmentally sensitive areas and wildlife corridors. There would also be commitments to 
running the master land use plan through the District’s sanitary sewer model and the SCRD’s 
water model. This will provide more information on infrastructure capacity issues as the process 
moves forward and confirm land use designations and related density allotments. 
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Legislative Context 

Zoning Bylaw No. 580, 2022 was updated to reflect the Bill 44 requirements and the new default 
potential of up to four dwelling units on a lot serviced by water and sewer is an ongoing factor. 
This is a consideration for the rezoning application on the corner of Granite and Derby roads and 
similar development within the Residential land use designation, where there are multiple small 
units planned on residential parcels. The Derby rezoning, east of the Silverstone Care facility, falls 
within the Multifamily Mixed Residential land use designation which contemplates a higher 
density in accordance with OCP policies, in this case townhouses. 

Background 

Sawarne Lumber Co. Ltd. has applied to rezone the subject properties to facilitate a strata 
townhouse development and a strata cluster house development. Collectively the Remainder of 
District Lot 1384 and Lot A District Lot 4295A are collectively referred to as “Silverstone Heights”. 
These lands have been developed through two previous phases for a total of 86 single-detached 
residential lots. Also, independently of the two previous phases, the Trellis Silverstone Care 
Facility development was the subject of a rezoning application. The subject properties are a 
portion of the overall larger parcels and are located to the west (cluster) and east (town houses) 
of the Silverstone Care Facility. 

Council passed the following resolutions at their December 20, 2023 meeting. 

That Council give first reading to Official Community Plan Amendment Bylaw No. 492-32, 2023. 

That Council consider Official Community Plan Amendment Bylaw No. 492-32, 2023 in 

conjunction with the District of Sechelt Financial Plan and Waste Management Plan, pursuant 

to Section 477 of the Local Government Act. 

That Council refer Official Community Plan Amendment Bylaw No. 492-32, 2023 to relevant 

organizations for comment as part of early and on-going engagement, pursuant to Section 475 

of the Local Government Act and Council Policy 3.3.7. 

That Council give first reading to Zoning Amendment Bylaw No. 580-04, 2023. 

That Council give first reading to Zoning Amendment Bylaw No. 580-12, 2023. 

That prior to consideration of second reading, staff and the applicant shall agree on further 

detail relating to: 

a. Current and future road dedications 

b. Current and future park dedications 

c. Preliminary servicing and its integration with other assessments regarding 

environmental, archaeological, drainage, etc. 
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Figure 1 – General Site Location Map of two rezoning locations 

Master Development Agreement 

As noted in the First Reading report from December 2023 and the Permission to Proceed report 
from January 2023, from about 2009 to 2012 a comprehensive land use plan including the 
Silverstone Heights lands was initiated by the applicant, however, the plan was not completed 
prior to the approval of Phase One rezoning.  

A restrictive covenant was required as a condition of rezoning “given the preliminary nature of 
[the Applicants] development proposals”. 

The Covenant (CA3315855) required that a more detailed “Master Development Agreement” 
including future land uses, densities, park land, infrastructure and transportation, and the 
phasing and timing of development. 
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Figure 2 Excerpt from Covenant CA3315855 

While work on the Master Development Agreement was ongoing, two further phases were 
approved by rezoning including the Trellis Silverstone Care Facility. Staff are working towards 
agreement on the scope and terms of a Master Development Agreement to ensure sufficient 
comprehensive land use planning is undertaken prior to further growth within the Silverstone 
Heights lands. The Master Development Agreement will need to be finalized prior to 
consideration of adoption of this townhouse or cluster development proposal. The Master 
Development Agreement will be presented to Council for consideration at a future meeting. 

Table 1 – Application Information 

Applicant Aplin Martin 

Owner Sawarne Lumber Company Ltd. 

Civic Address Derby Road, Granite Road 

Legal Address Remainder DL 1385, DL 1384, Plan LMP43915 / Lot Remainder A, DL 

4295A, Plan43915 

Size of Properties 1.375 ha / 3.8 ha 

OCP Designation Existing:  Multifamily Mixed Residential / Residential / Civic, 

Institutional Utilities / Neighbourhood Commercial  

New:  Future Residential / Village Mixed Use 

Zoning Designation RU1 

DP Areas DPA No. 2, 5, 7, 8, 9 
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POLICY AND BYLAW IMPLICATIONS 

Official Community Plan 

Master Plan 

The master land use plan presented in Attachment 1 would form a critical part of the OCP 
amendment. There are proposed changes to the extent of Residential vs. Multifamily Mixed 
Residential where large areas between Derby and Highway 101 would be redesignated from 
Residential to Multifamily Mixed Residential. This represents an increase in density and change 
in house need and demand while shifting density to these areas from others that are intended to 
be protected for environmental or parks purposes. A new area is designated Neighbourhood 
Centre that was previously Residential, which is also an increased in uses and density. There is 
also the addition of a new Future Residential land use designation to cover the potential 
residential use in the significant sensitive environmental area in the northern part of the lands. 

The OCP amendment also adjusts the Civic, Institutional, Utilities land use designation to fit 
within the Trellis Silverstone Care Facility property boundaries now that a surveyed lot has been 
created. This is a housekeeping item that staff are undertaking as it is directly adjacent to the 
subject area. The Multifamily Mixed Residential land use designation boundaries will be similarly 
adjusted as a result. The OCP amendment also contemplates the larger proposed area planning 
with respect to future land uses, road networks, and potential parks. Another minor change is to 
expand the Park land use designation south of Derby Road to include the actual boundaries of 
the now dedicated Quarry Park. 

As part of the master plan the District has identified several locations for park land dedication to 
address both the statutotry requirement for 5% of the land area at the time of subdivision, as 
well as the additional park land needed through the rezoning process baed on OCP and Parks 
Master Plan policies. Based on those policies, we are looking at significant park land dedications 
adding up to 4 ha plus in total. Part of future construction commitments would also involve 
regrading of land to support park development and preliminary servicing of key locations. 

The applicants have been working on the master plan for over two years now and have been 
meeting with planning and engineering staff on a semi-regular basis. The proposal now meets 
the initiatives from Bill 44, provides a variety of housing options as well as non-residential land 
uses and amenities. Along with conditions for consideration in advance of both public hearing 
and adoption, staff support the master plan concept. 

Derby Road Townhomes 

The Multifamily Mixed Residential land use designation boundaries will be adjusted to cover this 
area, but otherwise no further changes are required for this rezoning application. 

Granite Road Clusterhomes 

No OCP amendment is required for this rezoning in terms of land use designation. The zoning 
amendment is tied to the overall master planning requirement for both applications.  
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Both rezoning applications can be evaluated through the District of Sechelt sanitary sewer model 

and the Sunshine Coast Regional District water model. Staff are investigating the requirements 

for running the master land use plan concept and ultimate buildout through these models. 

Zoning Bylaw 

Both of the properties and subject areas for each application are currently zoned RU1 (Rural 1). 
The Derby Road townhouse site would be rezoned to R5 with site specific amendments, and the 
Granite Road Cluster house site would be rezoned to R6 with site specific amendments, if needed.  

SUSTAINABILITY PLAN IMPLICATIONS 

The master plan and rezonings meet the following goals of the Integrated Community 

Sustainability Plan: 

1. Social Sustainability and Community Well Being 

3. Environmental Sustainability 
5. Planning for Climate Change 

6. Sustainable Community Growth and Development 

STRATEGIC PLAN IMPLICATIONS 

The master plan and rezonings meet the following goals of the Strategic Plan: 

1. Effective Growth 

2. Housing 

4. Ensuring Financial Balance 

7. Commitment to Climate Change Mitigation, Adaptation, and the Preservation of the 

Natural Environment 

FINANCIAL IMPLICATIONS 

Amenity Contributions and Affordable Housing 

OCP Policy 5.17 encourages applicants to include community amenities in their proposals as 
voluntary contributions in exchange for an increase in density. Council Policy 3.5.8 (Community 
Amenity and Affordable Housing Contribution) also applies.  

It is acknowledged that development cost charges do not cover the full range of facilities and 
services needed by citizens, including upgraded parks, community facilities, fire halls, affordable 
housing, etc. Developers may choose to provide contributions to offset the burden placed on 
existing taxpayers due to increased demand for community amenities (CAC). 

Based on Council’s Policy 3.5.8, there is a rate of $5,000 per townhouse/rowhouse/duplex/triplex 
unit. The Derby and Granite rezonings would both then yield a calculation of $5,000/unit, with 
the final amount determined by the total number of potential units. As one of the proposed 
rezoning conditions, the CAC payment would be secured by a covenant to ensure payment at the 
building permit stage. 
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COMMUNICATIONS 

A second referral will be done for external agencies to seek comment on the master land use 

plan and associated bylaw amendments. 

The public hearing will be advertised and held in accordance with the Local Government Act. 

 

Respectfully submitted, 

 

Ian Holl, MCIP, RPP 

Development Planning Manager 

 

Attachments: 

1. Master Land Use Plan 

 

Associated Bylaws: 

1. OCP Amendment Bylaw No. 492-32, 2023 
2. Zoning Amendment Bylaw No. 580-04, 2023 
3. Zoning Amendment Bylaw No. 580-12, 2023 
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Moved/ Seconded 

That Open Air Burning Bylaw Amendment No. 486-03, 2025 be read a first, second and 
third time on March 19, 2025. 

CARRIED 
 

6.2 Master Plan and Rezonings for Derby Road (52 Townhouses) and Granite Road (80 
Clusterhomes) 

Staff provided an updated on the changes to this application, noting that the updated 
land use plan does include wildlife paths, park areas, and other environmental areas. 
Council raised questions about areas with steeper slopes, right of ways, and a potential 
alternate highway route mentioned in a previous Transportation Master Plan. Staff 
confirmed that the Ministry of Transportation and Infrastructure had reported that the 
alternate highway route was no longer being considered for the neighbourhood. 

Res. No.  2025-3C-14 

Moved/ Seconded 

That the following be considered: 

1. That Official Community Plan Amendment Bylaw No. 492-32, 2023 be read a 
second time as amended; 

2. That Official Community Plan Amendment Bylaw No. 492-32, 2023 as amended 
be referred a second time to relevant organizations for comment as part of early 
and on-going engagement, pursuant to Section 475 of the Local Government Act 
and Council Policy 3.3.7; 

3. That Zoning Amendment Bylaw No. 580-04, 2023 be read a second time as 
amended; 

4. That Zoning Amendment Bylaw No. 580-12, 2023 be read a second time as 
amended; 

5. That upon completion of the referral period, staff be authorized to schedule a 
Public Hearing for OCP Amendment Bylaw No. 492-32, 2023. 

6. That prior to consideration of adoption, the applicant shall: 

a. Confirm their water demand reduction and conservation plans to be 
implemented at the development permit stage. 

b. Register a section 219 covenant regarding development agreement to 
address potential phasing, park and road dedications, as well as timing of 
dedications, construction and commitment to evaluating the effects of the 
development on the District of Sechelt sewer model and Sunshine Coast 
Regional District water model, etc. 
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c. Register a section 219 covenant on title to secure the payment of an agreed 
upon Community Amenity Contribution based on Council policy to be split 
equally between the Community Amenity and Affordable Housing Reserve 
funds, prior to building permit issuance. 

d. Register a section 219 covenant on title to protect environmentally sensitive 
areas and wildlife corridors and establish appropriate buffer areas with 
suitable landscaping and fencing requirements. 

e. Discharge Covenant CA3315855 to be replaced by covenants referenced in 
recommendation 6 b, c and d. 

CARRIED 
 

a. Official Community Amendment Bylaw No. 492-32, 2023 

Res. No.  2025-3C-15 

Moved/ Seconded 

That Official Community Plan Amendment Bylaw No. 492-32, 2023 be read a second 
time as amended; and 

That Official Community Plan Bylaw No. 492-32, 2023 as amended be referred a second 
time to relevant organizations for comment as part of early and on-going engagement, 
pursuant to Section 475 of the Local Government Act and Council Policy 3.3.7. 

CARRIED 
 

b. Zoning Amendment Bylaw No. 580-04, 2023 

Res. No.  2025-3C-16 

Moved/ Seconded 

That Zoning Amendment Bylaw No. 580-04, 2023 be read a second time as amended. 

CARRIED 
 

c. Zoning Amendment Bylaw No. 580-12, 2023 

Res. No.  2025-3C-17 

Moved/ Seconded 

That Zoning Amendment Bylaw No. 580-12, 2023 be read a second time as amended; 
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That staff be authorized to schedule a Public Hearing (once the referral process is 
complete) for Official Community Plan Amendment Bylaw No. 492-32, 2023, Zoning 
Amendment Bylaw No. 580-04, 2023 and Zoning Amendment Bylaw No. 580-12, 2023; 

That prior to scheduling of the public hearing, the applicant shall: 

1. Run the master land use plan through the District of Sechelt sanitary sewer 
model; and 

2. Run the master land use plan through the Sunshine Coast Regional District water 
model; and 

That prior to consideration of adoption, the applicant shall: 

1. Register/ update a/ the section 219 covenant regarding development agreement 
to address potential phasing, park dedications and road dedications and timing 
of dedications vs. construction, etc. 

2. Confirm their water demand reduction and conservation plans to be 
implemented at the development permit stage. 

3. Register a section 219 covenant on title to secure the payment of an agreed 
upon Community Amenity Contribution based on Council policy to be split 
equally between the Community Amenity and Affordable Housing  Reserve 
Funds, prior to building permit issuance.  

4. Register a section 219 covenant on title to protect the environmentally sensitive 
areas and wildlife corridors  and establish appropriate buffer areas with suitable 
landscaping and fencing requirements. 

  

CARRIED 
 

7. MINUTES OF PREVIOUS MEETINGS 

7.1 Minutes of the March 5, 2025 Regular Council Meeting 

Res. No.  2025-3C-18 

Moved/ Seconded 

That the Minutes of the March 5, 2025 Regular Council Meeting be adopted. 

CARRIED 
 

7.2 Minutes of the February 26, 2025 Committee of the Whole Meeting 

Res. No.  2025-3C-19 



 REQUEST FOR DECISION 
TO:  Council MEETING DATE: October 15, 2025 

FROM:  Ian Holl, Development Planning Manager  

SUBJECT: Master Plan for Sawarne Lands  

FILE NO:  3360-2022-08 / 3360-2022-10  

RECOMMENDATIONS 

1. That Official Community Plan Amendment Bylaw No. 492-32, 2023 be read a second time as 
amended. 

2. That staff be authorized to schedule a Public Hearing for Official Community Plan Amendment 
Bylaw No. 492-32, 2023. 

PURPOSE 

To present Council with a report regarding the Official Community Plan (OCP) amendment bylaw 

for the master plan for the subject properties. Since Council’s last consideration in March 2025, 

the application package was sent for referral to various groups. After review of comments, staff 

provided direction to the applicants, who have revised the plan based on direction provided. 

Planning and Engineering staff have collaborated to develop a conceptual road network to inform 

this, including nearby development areas between West Sechelt, Downtown/Village and Reef 

Road, Trail Avenue, and Lighthouse Avenue.  

The OCP amendment bylaw (representing the master land use plan) has been updated and 

improved upon since March 2025, and is ready for a revised second reading before scheduling a 

public hearing prior to the end of the year. Attachment 1 includes the current OCP land use 

designations for reference. Attachment 2 includes the proposed OCP land use designations that 

are part of the amendment bylaw. 

OPTIONS 

1. Defer the application pending additional information as directed. 
2. Refer to the Advisory Planning Commission for review.  

DISCUSSION 

Public Hearing 

After second reading of the bylaw a public hearing can be scheduled. Staff recommend that the 
public hearing focus on the OCP amendment bylaw only. Once the OCP amendment bylaw is 
adopted then the two zoning amendment bylaws for the Granite and Derby rezonings would be 
considered consistent with the OCP.  
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Legislative Context 

There is clear direction from the province to support housing. The Housing Statutes Amendment 
Act and related Bills brought forward zoning changes, housing needs reports, updates to housing 
targets in the OCP and more. There is extensive policy support for this as well. This property is 
within primary growth area and there is support within the OCP to find housing opportunities 
here to support the Housing Needs Report and the Council Strategic Plan Direction.  

This report will provide information on how to support high quality land use and housing 
opportunities.   

Background 

Sawarne Lumber Co. Ltd. has applied to rezone the subject properties to facilitate a strata 
townhouse development and a strata cluster house development. Collectively the Remainder of 
District Lot 1384 and Lot A District Lot 4295A are collectively referred to as “Silverstone Heights”. 
These lands have been developed through two previous phases for a total of 86 single-detached 
residential lots. Also, independently of the two previous phases, the Trellis Silverstone Care 
Facility development was the subject of a rezoning application. The subject properties are a 
portion of the overall larger parcels and are located to the west (cluster) and east (town houses) 
of the Silverstone Care Facility. 

There is a covenant on title that requires the preparation of a neighbourhood plan prior to 
consideration of further development approvals. In the interest of providing for the long-term 
care facility this was deferred in 2020. Later in 2023 applications were made, which brought the 
neighbourhood planning to the forefront. The draft of the plan is in place and can be considered 
for approval.  

As a reminder, Council passed the following resolutions at their March 19, 2025 meeting. 

1. That Official Community Plan Amendment Bylaw No. 492-32, 2023 be read a second 

time as amended. 

2. That Official Community Plan Amendment Bylaw No. 492-32, 2023 as amended be 

referred a second time to relevant organizations for comment as part of early and on-

going engagement, pursuant to Section 475 of the Local Government Act and Council 

Policy 3.3.7. 

3. That Zoning Amendment Bylaw No. 580-04, 2023 be read a second time as amended. 

4. That Zoning Amendment Bylaw No. 580-12, 2023 be read a second time as amended. 

5. That upon completion of the referral period, staff be authorized to schedule a Public 

Hearing for OCP Amendment Bylaw No. 492-32, 2023. 

6. That prior to consideration of adoption, the applicant shall: 

a. Confirm their water demand reduction and conservation plans to be implemented 

at the development permit stage. 
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b. Register a section 219 covenant regarding development agreement to address 

potential phasing, park and road dedications, as well as timing of dedications, 

construction and commitment to evaluating the effects of the development on the 

District of Sechelt sewer model and Sunshine Coast Regional District water model, 

etc. 

c. Register a section 219 covenant on title to secure the payment of an agreed upon 

Community Amenity Contribution based on Council policy to be split equally 

between the Community Amenity and Affordable Housing Reserve funds, prior to 

building permit issuance. 

d. Register a section 219 covenant on title to protect environmentally sensitive areas 

and wildlife corridors and establish appropriate buffer areas with suitable 

landscaping and fencing requirements. 

e. Discharge Covenant CA3315855 to be replaced by covenants referenced in 

recommendation 6 b, c and d. 

Table 1 – Application Information 

Applicant Aplin Martin 

Owner Sawarne Lumber Company Ltd. 

Civic Address Derby Road, Granite Road, Highway 101, Reeves Road 

Legal Address Remainder DL 1385, DL 1384, Plan LMP43915 / Lot Remainder A, DL 

4295A, Plan43915 

Size of Properties 1.375 ha / 3.8 ha 

OCP Designation Existing:  Multifamily Mixed Residential / Residential / Civic, 

Institutional Utilities / Neighbourhood Commercial  

New:  Future Residential / Village Mixed Use 

Zoning Designation RU1 

DP Areas DPA No. 2, 5, 7, 8, 9 

Referral Response Summary  

Following the March 2025 Council direction the updated neighbourhood plan was sent for 
referral. The following is a summary of the comments from the referral process: 
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Referral Group Comments 

Ministry of Transportation & Transit Noted need to consider potential impacts of traffic 
volumes and future access needs to Highway 101 as 
development proceeds. Noted permit requirements 
for work on or adjacent to the highway.  

Agricultural Land Commission Noted the ALR portion of the property appeared 
partially designated Parks and Open Space. It should 
be entirely within an Agriculture designation. Noted 
recommendations for urban-side edge planning along 
the ALR interface and ensuring fencing and buffering 
measures are enacted. 

BC Transit Noted recommendations for land use and density and 
proximity to transit routes. Comments on design and 
connectivity of existing and proposed roads. Also 
noted transit readiness of area with current and 
planned future service. 

BC Hydro No concerns. 

FortisBC Noted requirements and process for developments 
near high pressure and distribution pipelines. Noted 
requirement for SRWs etc. 

SCRD Noted requirement for detailed hydraulic modelling 
to assess fire flow and pressure issues given the 
intensification of the area. 

Sechelt Fire No concerns. 

West Sechelt Community Association Noted the need for adequate parks, transit, 
walking/cycling routes to/from downtown. Questions 
raised about wildlife/habitat protection, viability of 
commercial area, inclusion of affordable below 
market housing, community facility options, and 
height of buildings anticipated between Derby and 
Highway. Concerns about the impacts of 
archaeological sites and environmental areas on the 
proposed park area at Oracle and Granite. 
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POLICY AND BYLAW IMPLICATIONS 

Official Community Plan 

Master Plan 

The master land use plan presented in Attachment 1 would form the key part of the OCP 
amendment. There are proposed changes to the extent of Residential vs. Multifamily Mixed 
Residential where large areas between Derby and Highway 101 would be redesignated from 
Residential to Multifamily Mixed Residential. This represents an increase in density and changes 
in housing needs and demands while shifting density to these areas from other areas. This allows 
the District to protect these other areas for environmental purposes and create new larger 
functional park areas. The Neighborhood Centre would represent an increase in density over the 
Residential designation and allow for a mix of commercial and residential uses. There is also the 
addition of a new Future Residential land use designation to cover the potential residential use 
in the significant sensitive environmental area in the northern part of the lands. This is a more 
challenging area as current OCP polices would support complete protection of these areas from 
any development. 

The OCP amendment adjusts the Civic, Institutional, Utilities land use designation to fit within 
the Trellis Silverstone Care Facility property boundaries, now that a surveyed lot has been 
created. This is a housekeeping item that staff are undertaking as it is directly adjacent to the 
subject area. The Multifamily Mixed Residential land use designation boundaries will be similarly 
adjusted as a result.  

The OCP amendment also contemplates the larger proposed area planning with respect to future 
land uses, road networks and potential parks. Another minor change is to expand the Park land 
use designation south of Derby Road to include the actual boundaries of the now dedicated 
Quarry Park. 

As part of the master plan, the District has identified several locations for park land dedication to 
address both the statutory requirements for 5% of the land area at the time of subdivision, as 
well as the additional park land needed through the rezoning process based on OCP and Parks 
Master Plan policies. Based on those policies, there is a proposal for significant park land 
dedications adding up to 4 ha plus in total. Part of future construction commitments would also 
involve regrading of land to support park development and preliminary servicing of key locations. 
More refined park plans will be established as land development progresses and housing is 
constructed.  

The applicants have been working on the master plan for over two years now and have been 
meeting with planning and engineering staff on a semi-regular basis. The proposal now meets 
the initiatives from Bill 44, provides a variety of housing options as well as non-residential land 
uses and amenities. Along with conditions for consideration in advance of both public hearing 
and adoption, staff support the master plan concept. 

Please note that Oracle and Granite Roads would be required to be fully expanded and 
constructed to meet the 20 m Urban Local Road standard.  
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New roads shown on the OCP amendment Schedule A are intended to be Urban Collector Road 
standards and serve as the significant connections through the properties (and as main transit 
routes). New local roads are not shown in this higher-level plan. The conceptual road network 
provides a better alignment with some development areas consolidated into larger functional 
components. 

Community Land Development Analysis (CLDA) 

As noted in the final CLDA report, a complete community is characterized through four lenses: 
transportation, daily needs, housing, and infrastructure. The following elements are fundamental 
to having a complete community: 

 Housing Diversity 

 Mixed Land Uses 

 Local Employment Opportunities 

 Proximity to Daily Needs 

 Transportation Choices 

 Access to Essential Infrastructure 

The proposed master plan starts to incorporate those factors into creating the conditions for 
neighbourhoods to develop with a mix of land uses and diverse housing options. These are 
supported by the potential for increased transit and other transportation options. It would 
support opportunities for some additional employment generation with new services and 
amenities outside of the downtown. 

Zoning Bylaw 

Both zoning bylaw amendments would be brought to Council for further readings once the OCP 
amendment bylaw has been adopted. They would then be considered consistent with the OCP 
and not require a public hearing. 

SUSTAINABILITY PLAN IMPLICATIONS 

The master plan and rezonings meet the following goals of the Integrated Community 

Sustainability Plan: 

1. Social Sustainability and Community Well Being 

3. Environmental Sustainability 
5. Planning for Climate Change 

6. Sustainable Community Growth and Development 

STRATEGIC PLAN IMPLICATIONS 

The master plan and rezonings meet the following goals of the Strategic Plan: 

1. Effective Growth 

2. Housing 

4. Ensuring Financial Balance 

7. Commitment to Climate Change Mitigation, Adaptation, and the Preservation of the 

Natural Environment 
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FINANCIAL IMPLICATIONS 

See March 19, 2025 report. 

COMMUNICATIONS 

A second referral was done for external agencies to seek comment on the master land use plan 

and associated bylaw amendments. The public hearing will be advertised and held in accordance 

with the Local Government Act. 

 

Respectfully submitted, 

 

Ian Holl, MCIP, RPP 

Development Planning Manager 

 

Attachments: 

1. Current OCP Land Use Designations 

2. Proposed OCP Land Use Designations 

 

Associated Bylaws: 

1. OCP Amendment Bylaw No. 492-32, 2023 
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Drawing

1
NOTE: Conceptual layout only, subject to change without notice. Property of Aplin & Martin Consultants Ltd. and not to be reproduced or used without written permission by the Company.
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6. Conduct regular check-ins with neighbours and businesses—so Sechelt feels 
welcoming, peaceful, and resilient again. 

CARRIED 
 

5. BUSINESS ITEMS 

5.1 Strategic Priorities Fund UBCM Grant Recommendations 

In response to a question from Council, staff confirmed that some grant applications 
require very specific language in the Council Resolution for consideration. 

Res. No.  2025-10C-04 

Moved/ Seconded 

That Council supports the following grant applications: 

 Integrated Sustainable Asset Lifecycle Plan 

 Enhancing Accessibility in Tourism and Recreational Facilities Renewal project; 
and 

That staff are directed to provide overall grant management for the above-mentioned 
grant applications; and 

That any cost overruns will be managed and supported by the District. 

CARRIED 
 

6. BYLAWS 

6.1 Master Plan for Sawarne Lands 

Staff introduced the updates to the Official Community Plan (OCP) amendment, 
indicating that no wording had changed, but an updated map was added. The following 
topics were discussed: 

 Definition and purpose of a Neighbourhood Plan, compared to a Master Plan. 

 Traffic flow, bottlenecks and additional routes. 

 School Board referral.  

 Implication of OCP amendments that under the new Provincial housing 
legislation would prohibit public hearings for future rezoning applications if 
compliant with the OCP.  

A point of order was called and sustained by the Chair. 
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Res. No.  2025-10C-05 

Moved/ Seconded 

That Council consider second reading of Official Community Plan Amendment Bylaw No. 
492-32, 2023, as amended. 

CARRIED 

OPPOSED: Councillor McLauchlan 

Res. No.  2025-10C-06 

Moved/ Seconded 

That Official Community Plan Amendment Bylaw No. 492-30, 2023 be referred to School 
District No. 46, for consideration. 

CARRIED 
 

a. Official Community Plan Amendment Bylaw No. 492-32, 2023 

Res. No.  2025-10C-07 

Moved/ Seconded 

That Official Community Plan Amendment Bylaw No. 492-32, 2023 be read a second on 
October 15, 2023; and 

That staff be authorized to schedule a Public Hearing for OCP Amendment Bylaw No. 
492-32, 2023. 

CARRIED 

OPPOSED: Councillor McLauchlan 

7. MINUTES OF PREVIOUS MEETINGS 

7.1 Minutes of the October 1, 2025 Regular Council Meeting 

Res. No.  2025-10C-08 

Moved/ Seconded 

That the Minutes of the October 1, 2025 Regular Council Meeting be amended to delete 
the word “Chair” from section 2; and that the minutes be adopted, as amended. 

CARRIED 
 

7.2 Minutes of the September 17, 2025 Regular Council Meeting 

 



 INFORMATION REPORT 
TO:  Council MEETING DATE: December 17, 2025 

FROM:  Ian Holl, Development Planning Manager  

SUBJECT: Land Use Plan for Sawarne Lands  

FILE NO:  3360-2022-08 / 3360-2022-10  

RECOMMENDATION 

1. That the updated Land Use Plan for Sawarne Lands be received and considered by Council 
prior to the public hearing, which has been previously approved by Council. 

PURPOSE 

To present Council with the applicant’s revised package containing the land use plan for the 

master development agreement and associated documents. This package has been updated to 

reflect the most recent master plan and OCP amendment changes presented at the October 15, 

2025 Council meeting.  

The report and package are for information for Council and the public in advance of scheduling a 

public hearing in early 2026 and will be added to the public hearing binder available for public 

viewing in advance of the public hearing. 

DISCUSSION 

See October 15, 2025 report. 

Legislative Context 

See October 15, 2025 report. 

Background 

See October 15, 2025 report. 

POLICY AND BYLAW IMPLICATIONS 

See October 15, 2025 report. 

SUSTAINABILITY PLAN IMPLICATIONS 

See October 15, 2025 report. 

STRATEGIC PLAN IMPLICATIONS 

See October 15, 2025 report. 

https://pub-sechelt.escribemeetings.com/Meeting.aspx?Id=15426ed5-b69c-48bc-9485-178fa703cccc&Agenda=Agenda&lang=English&Item=8&Tab=attachments
https://pub-sechelt.escribemeetings.com/Meeting.aspx?Id=15426ed5-b69c-48bc-9485-178fa703cccc&Agenda=Agenda&lang=English&Item=8&Tab=attachments


FINANCIAL IMPLICATIONS 

See October 15, 2025 report. 

COMMUNICATIONS 

See October 15, 2025 report. 

 

Respectfully submitted, 

 

Ian Holl, MCIP, RPP 

Development Planning Manager 

 

Attachments: 

1. Revised applicant package  
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Silverstone 
OCP Amendment 
By: Greypointe Properties 

Welcome to the project presentation for the Silverstone OCP 
Amendment - District of Sechelt Official Community Plan Amendment 
Bylaw No. 492-32, 2023 

Presenter: Maggie Koka, MCIP, RPP 
Aplin & Martin Consultants Ltd. 

~ APLIN MARTIN 



Project History 
The Silverstone Project began in 2005 with a 30-lot waterfront development 
along the Strait of Georgia. 

Over more than two decades, the Silverstone lands have evolved through 
structured planning and development, laying the groundwork for the 
community that exists today. 

Community Amenity Contribution Summary 

• Trails, MUPs and Active Transportation Multi-use pathways 
strengthen pedestrian and cycling connectivity. 

• Parkland and Green Space - Dedication of Silverstone Beach Park and 
Quarry Park, along with protected buffer areas and the establishment 
and extension of a 15-meter green buffer. 

• Infrastructure and Servicing Improvements - Enhanced stormwater 
management, watermain upgrades, sanitary capacity assessments, and 
geotechnical and hydrogeological studies. 

Silverstone 
Phase Map 

- - - Subject Site I 57.9 Ha, 143.05 Ac 

D Parks and Open Space 

•···· Existing MUP Constructed 
by Silverstone 

Phase 1 - Si lverstone Beachside Park 

Phase 2 - Silverstone Heights (phase 1) 

D Phase 3 - Silverstone Heights (phase 2) 

D Phase 4 - Silverstone Senior Care/ Assisted-Liv ing Facility 

APLIN MARTIN 



Development Proposal 

Two Rezoning Applications 

Greypointe Properties submitted two preliminary applications for 
development within Silverstone lands in 2022: 

1. Cluster Housing development on the northeast corner of 
the Derby and Granite Rd. intersection. 

2. Townhouse development east of and adjacent to the 
Silverstone Care Center. 

• Both application proposals are consistent with the current OCP 
land use designations - Multifamily/Mixed Residential and 
Residential. 

• Both developments are proposed along existing road, sanitary, 
stormwater, and water supply infrastructure, constructed by the 
developer approximately ten years ago. 

l 

- - Subject Site 

!==i Park and Open Space 

~ Silverstone Senior Care Centre 

• • • • Existing MUP Constructed by 
Silverstone 

• • • • Existing Sidewalk/ Bike Lane Constructed 
by Silverstone * Cluster Housing Development 

* Townhouse Development 

APLIN MA TIN 



Covenant & 
Master Development Agreement (MDA) 

Covenant and MDA 

• The restrictive covenant CA3315855 currently registered 
on Silverstone lands, was established to require the 
developer to register a Master Development Agreement 
(MDA). 

• MDA ensures coordinated phasing and allows time to 
understand long-term housing needs and expectations, 
therefore allows appropriate time to understand how this 
community would build out over time. 

MDA Requirements 

• The updated OCP will form the foundation of the MDA, 
which sets the sequencing and timing for future housing 
delivery to meet Sechelt's housing needs. 

• MDA outlines roles, responsibilities, and financing for 
future infrastructure and community amenities. 

• Unlike a Neighbourhood Plan, the MDA provides certainty 
and avoids a piecemeal development approach, enabling 
full delivery of parks rather than fragmented sections over 
decades. 
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OCP Amendment 
Why an OCP Amendment Is Required? 

A restrictive covenant on title requires the creation of a Master Development Agreement (MDA). Before the MDA can be prepared, the 

applicant has been requested by the District to review and update the OCP plans in order to: 

1. Respond to provincial legislation - Bill 44 (missing middle housing) and Bill 46 (streamlined infrastructure/amenity delivery). 

2. Reflect and support the District's Community Land Development Analysis (CLDA) and the current OCP update. 

3. Support the housing goals identified in the District's Housing Needs Study. 

4. Integrate the framework and updates of the District's Transportation Network Master Plan. 

5. Establish a clear land use framework for future rezoning applications and coordinated development. 

This OCP Amendment: 

Provides updated land use designations. 

Defines transportation network, parks, trails, and MUPs. 

Propose potential housing typologies. 

• Supports a coordinated planning approach rather than piecemeal development. 

Once adopted, the amendment becomes the foundation of the MDA. 

APLIN MARTIN 



Proposed Land Use 
Existing Proposed 
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Key Transformations: 

✓ Increase Housing Options and Multi-Family 
Residential Areas 

✓ Establish Neighbourhood Centre 

✓ Support Institutional Land Use 

✓ Expand Parks and Open Space 

✓ Preserve Agricultural Land 

✓ Protect the Environment and Sensitive 
Ecosystems 
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Background of Sechelt Transportation 
Network Master Plan Update 

• The District of Sechelt is updating its 
Transportation Network Master Plan to address 
growth, rising population, and new community 
needs. 

• After SilverStone's Land Use Plan received 
second reading in March 2025, the District 
requested revisions to align its new road 
network with the updated Transportation Plan. 

• Minor adjustments to the road layout required 
the project to return for a second reading in 
October 2025. 

March 2025 
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October 2025 
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Transportation Network 
Existing 
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Subject Site 

EZJ BC Hydro Right Of Way 

Existing Highway 

Existing Arterial Road 

Existing Co llector Road 

Exist ing Local Road 

Existing Trail/ Pathway 

Exisling MUP Construe led 
by Silverstone 

~ Exist ing Signal 

Proposed 
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Subject Site 

r::z:::] BC Hydro Right Of Way 

Existi ng Highway 

Existi ng Arterial Road 

Existi ng Collector Road 

Prop::ised Collector Road 

Existing Local Road 

Proposed Local Road 

Proposed Trail and MUP 
(Approx. 1.5m - 3m) 

Existing MUP Constructed by 
Silverstone 

Existing Trail/ Pathway 

S ExistingSignal 
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Transportation Network 

Proposed Transportation Plan 

• The proposed SilverStone OCP transportation plan now is 
fully aligned with Sechelt Transportation Network Master 
Plan. 

• Emphasizes enhanced road connectivity through the 
addition of new local and collector roads. 

• Pedestrian and cycling infrastructure are integrated 
throughout the existing and proposed network, including 
multi-use pathways and trail connections. 

• Derby Road will serve as the primary access route for the 
two proposed rezoning developments. 

• These improvements will strengthen vehicular, 
pedestrian, and cycling connectivity in West Sechelt. 

Fl ~ Meter~ 
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- Existing Highway 

- Existing Arterial Road 

- Existing Collector Road 

111 ■ 1 Proposed Collector Road 
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S Exist ingSignal 
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Studies and Assessments 

A comprehensive suite of studies was completed to evaluate site conditions, sustainability, and overall feasibility. 

Environmental Studies 

• Active Earth Engineering Consulting completed an 
environmental assessment. 

Slope Analysis 

• CREUS Engineering Ltd. Analysis undertook the steep slope 
analysis, indicating areas with rock outcrops and varying slopes. 

Archaeological Studies 

• WSP Canada Inc. conducted a preliminary field reconnaissance 
{PFR) and record 3 archaeological potential sites (AOPs). 

Stormwater Management Plan & Drainage Management 

• Aplin Martin completed a comprehensive Stormwater 
Management Plan, designing a phased drainage system that 
meets Dos Bylaw #430 requirements. 

Geotechnical and Hydrogeological Studies 

• MDM Groundwater Consulting Ltd. completed preliminary 
geotechnical and hydrogeological reviews to support safe 
development of the site. 

APLIN MARTIN 



Parks and Trails 
Existing 
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Existing Quarry Park (4.68 acres) 

Off-site greenbelt along eastern 
portion of site (1.53 acres) 

Silverstone Beach Park (1.24 
acres) 
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Proposed 

15.64 aaes of new park and 
open space dedication 

A network of 1.5-3.0 m wide 
multi-use trails integrated 
throughout the community 

Trail system designed to respect 
wildlife movement and riparian 
areas 

Subject Site 

~ Existing Parl<.s I 4.68 (On-Site) 

C:J ProposedParksincludesTra ils 15 64Ac 

~ Pond Lot I 083Ac 

~ Agricultura l Land Reserve 

•nn► Potcntic1I Wild life CorriCor 

Stream/ D tch (Approx.) 

CulvertedStream 

Streamside Area 

Existing Tra i1/ Pathway 

APLIN MARTIN 



Conclusion 
This OCP Amendment represents a coordinated, forward-looking planning framework that: 

Aligns with provincial legislation and Sechelt's updated OCP. 

Protects the environment and sensitive ecosystems. 

Integrates transportation, parks, trail system, and housing. 

Continues a long history of community amenity contributions. 

Supports a complete, walkable, resilient neighbourhood for West Sechelt. 

Thank you 
We appreciate Council's time and consideration, and we welcome any questions. 
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