Attachment F

SUNSHINE COAST REGIONAL DISTRICT

AREA F - WEST HOWE SOUND
ADVISORY PLANNING COMMISSION

November 22, 2022

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

PRESENT: Vice Chair Doug MacLennan

Members Sarah Macdonald
Fred Gazeley

ALSO PRESENT: Director, Electoral Area F Kate-Louise Stamford
(Non-Voting Board Liaison)
Planner 1l, SCRD Nick Copes
Recording Secretary Diane Corbett
Public 3
REGRETS: Members Susan Fitchell
Alicia Lavalle
ABSENT: Member John Rogers
CALL TO ORDER 7:00 p.m.

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

Director Stamford announced that the Alternate Director is lan Winn.

AGENDA The agenda was adopted as presented.

DELEGATIONS

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

MINUTES

West Howe Sound (Area F) Minutes

The West Howe Sound (Area F) APC minutes of June 28/July 5, 2022 were approved as
circulated.
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Minutes
The following minutes were received for information:

o Egmont/Pender Harbour (Area A) APC Minutes of June 29, 2022 (under review)
¢ Halfmoon Bay (Area B) APC Minutes of June 28, 2022

¢ Roberts Creek (Area D) APC Minutes of June 20 2022

o Elphinstone (Area E) APC Minutes of June 22, 2022

REPORTS

Zoning Amendment Bylaw No. 722.4 for 1747 Storvold Road

The APC discussed the staff report regarding Zoning Amendment Bylaw No. 722.4, to amend
Zoning Bylaw 722 to allow for assembly use and two auxiliary dwelling units with a maximum
size of 75 m2 each, on a parcel located at 1747 Storvold Road in West Howe Sound.

The Planner gave an overview of the zoning amendment application and responded to
questions from APC members and the Director. Points included:

e The property is located within Rural Residential B land use designation and Rural
Residential One zoning. It is within G Subdivision District so cannot be subdivided.

e A site-specific Comprehensive Development Zone is proposed.

e An applicant-led public information meeting was held in April 2022.

e A public hearing is not required for zoning amendments, but the Board could decide to
schedule a public hearing.

e There would need to be a development permit with a geotechnical study to address
slope hazard on the site.

e The application was submitted prior to adoption of Bylaw No. 722, the new and updated
zoning bylaw, which includes provision for secondary suites.

e SCRD received correspondence from neighbours with concerns.

e Applicant had proposed mitigation measures and conditions of use to address concerns
surrounding assembly, with a limit on number of people, number of gatherings per
month, and hours for gatherings. The conditions of use could be included in the
Comprehensive Development Zone.

Chad Herschler, applicant, and Joanne Norris, a director of the Art Farm Society, were present
to respond to inquiries about the application. It was noted that:

o After the public information meeting, there was an effort to address neighbours’
concerns around traffic and noise with a second proposal.

e Concerns received had been around the assembly use and density of the homes.

¢ The Art Farm has been operating for fourteen years and conducts community-engaged
arts, focused on creating collaborative projects with community members. That involves
small groups of people coming together. This has been done mostly off the property.
Examples of activities include: small classes working on a project; group of elders living
with dementia; work with Sechelt Indian Band on projects such as a summer youth
program. That is the majority of types of programs the Art Farm would like to officially
host and be able to offer more publicly so it becomes more accessible to a wider group
of people.

e This would be scaling up of operations. Members are in the process of figuring out the
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organizational structure, which has values built into it. The idea is for a cooperative
structure that people would buy into.

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

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

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

Members of the public left the meeting at 7:52 pm.

The following points were noted:

It sounds like an amazing idea; | like the idea of having productive use of the land.
Concern with how the site-specific zoning being contemplated plays out in the future. If
the property were to be sold, it would have four houses on it, not in keeping with
everyone located around the property. Concern about approaching this on a site-specific
basis, especially when the Regional District is looking at approaching affordable housing
on a more area-wide basis.

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

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

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

In favour; well put together package. Concern: What is the next step?

Recommend that we have a public hearing to address neighbours’ issues.

Neighbour to the south won’t agree with what they are doing. Neighbour to north is new
to area, never lived here. They don’t want any other development in the area. They have
a right to leave comments at a public hearing after the applicant applies for the rezoning.
Density is going to be an issue; four dwellings on a five-acre plot is not unreasonable.
Concern: densification isn’t being more addressed at a general level. Why is this
Subdivision District G, where you can’t subdivide?

Have general bylaw on dealing with densification.

Regarding fire protection: it is one thing to be outside the Fire Protection District when
you have a dozen people on the property, but more problematic with a gathering of
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eighty people at a concert if something goes wrong. They are on their own regarding fire
protection, unless the regional district comes in with an approach to densification in that
area and extends fire protection to it. Have a time limit for amplified music.

e They have had a lot of gatherings on the farm to date. They don’t want to become a
nuisance to their neighbours. One neighbour doesn’t want any activity. | think 11:00 pm
is a bit late; it should follow the Regional District Noise Bylaw. A proposed assembly
maximum of eighty attendees seems excessive. Suggest forty attendees; end noise at
9:00 pm. This would be more proactive with respect to neighbours.

¢ Recommending that there be fewer people seems reasonable. Not being loud seems
reasonable. Question: why is SCRD supporting it? Because it is a package, it ticks a lot
of options. It isn’t really a model going forward; it is down to individuals.

Recommendation No. 1 Zoning Amendment Bylaw No. 722.4 for 1747 Storvold Road

Regarding the Zoning Amendment Bylaw No. 722.4 application for 1747 Storvold Road, the
Area F APC recommended that:

e a public hearing be scheduled for the zoning amendment bylaw application;
planning staff consider whether there are alternatives such as secondary suites available
in Zoning Bylaw No. 722 that could accommodate the applicant’s need for additional
residents on the land, without the requirement of the auxiliary buildings being part of the
bylaws;

¢ the Board look at the assembly aspect in the broader sense of the SCRD;

¢ the assembly part of the application takes into account the safety aspects of larger
gatherings; and

e the density be re-examined and discussed before proceeding to have a site-specific
zoning.

DIRECTOR’S REPORT
The Director’s report was received.
NEXT MEETING Tuesday, January 24, 2023

ADJOURNMENT 8:22 p.m.





