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Decision Point #1 Housing Topic: Who housing should prioritize 

2025 Official Community Plan (OCP) Review 
Decision Point #1: Primary Housing Groups 

Decision Required: Designation of groups as “Priority Housing Groups (PHG’s)”  in the Official Community 
Plan to provide focus for the subsequent Ways to Achieve Attainable Market Housing Business Plan. 

The recommended groups are: 
1. Young adults and families: People aged 20-35 and those with children under 18 living at home 
2. Workers: People who work in the community 
3. Older seniors: People over the age of 80 

The implications of this designation include the prioritization of these groups in the drafting of policies which 
impact housing development. 

Recommendation 
THAT the Committee of the Whole recommends to Council THAT young people and families, workers, and older 
seniors be designated as “Priority Housing Groups”. 

Public Feedback 
Participants in Community Engagement between March and June of 2025 showed a strong preference for the 
Town prioritizing housing for young adults (aged 20-35) and young persons with children living at home, people 
in the workforce, and older seniors (over the age of 80). These groups were noted as having needs that are not 
met by the market, and participants commented that underserving these groups has an impact on the overall 
community and that there is insufficient housing for the local workforce. 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Alignment with 
Strategic Plan 

 Compliant Advances ‘Housing’ and ‘Economic Prosperity’ 

Compatible with 
Sustainability Plan  

 Compliant Supports housing goals under “Complete, Compact Community Land 
Use”, “Community Health”, and “Economic Prosperity” 
 

Environmental and 
Climate Impact  

 Compliant  Including workers in “Priority Housing Groups” allows for policies 
which prioritize housing for workers. Developments which support 
this group could potentially reduce GHG’s through a reduction in the 
percentage of the workforce commuting into the Town for work. As 
per the 2021 Canada Census, 61% of workers in Qualicum Beach 
commute from a different census subdivision (municipality), with 24% 
commuting 30 minutes or more. 

Housing 
Contribution 
Potential 

 Significant 
Contribution 

Anticipated to contribute to a needs-based housing approach. 
Though the net number of units may not be impacted, the types of 
units constructed may be more aligned with community needs. 
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Decision Point #1 Housing Topic: Who housing should prioritize 

Staff Comment 
Designating “Priority Housing Groups (PHG’s)” allows for the prioritization of housing policies and projects that 
support the needs of specific demographics in the community that are underserved by the existing housing stock. 
These PHG’s will provide a basis on which to assess the benefits to the community of specific housing solutions 
evaluated as a part of the Ways to Achieve Attainable Market Housing Business Plan.  

Note: If PHGs are designated within the OCP, housing development proposals would still need to follow the same 
approvals process as those projects which do not directly support at least one PHG. 

Alternatives 
1. Designate a different group or set of groups as “Priority Housing Groups” in the OCP 
2. Not to provide any guidance on “Priority Housing Groups” within the OCP 

 

  
Figure 1: OCP Survey Response Graph 

Attachments 
n/a 
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Decision Point #2 Housing Topic: Where housing should be located 

2025 Official Community Plan (OCP) Review 
Decision Point #2: Airport Mixed-Use Area 

Decision Required: Should residential development be permitted on the lands north of the Qualicum Beach 
Airport? This includes 865 Bennett Road (Town-owned), 1045 and 1085 Ravensbourne Lane and the Town-owned 
land at the end of Ravensbourne Lane. 

Recommendation 
THAT the Committee of the Whole recommends to Council THAT the four properties north of the Qualicum Beach 
Airport be designated as a new “Airport Mixed-Use Area” that supports residential use, live-work housing and 
light industry, subject to conditions related to noise buffering from the Chartwell neighbourhood, aircraft-noise 
attenuation and unit design and/or tenure model that supports the provision of attainable housing for local 
service workers. 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  Two dwelling units currently exist. Two parcels of the parcels are 
forested.  

Existing OCP 
Designation 

 Designated “Rural” 

Alignment with 
Strategic Plan 

 Compliant Advances ‘Housing’ and ‘Economic Prosperity’ 

Compatible with 
Sustainability Plan  

 Needs 
Discussion  

Positive 
Supports housing goals under “Complete, Compact Community Land 
Use”. 
Potential contribution to “Green Buildings”.  
Negative 
Not directly on a transit line or walkable to Uptown Qualicum Beach. 
 

Urban Containment 
Boundary  

 Compliant Site is inside the existing UCB. 

Environmental and 
Climate Impact  

 Needs 
Discussion  

Currently 50% coverage with second growth forest. If advanced, the 
site will need a landscape plan and potentially tree retention zones 
for screening and noise buffering. 

Neighbourhood 
Compatibility 

 Needs 
Discussion 

Northern portion of site should be primarily residential to transition 
to Chartwell neighbourhood. 

Housing 
Contribution 
Potential 

 Significant 
Contribution 

The location of the site does not lend itself to higher-end residential 
uses due to the proximity to the airport. Also, 60% of the land is 
owned by the Town. 

Agricultural Land 
Reserve 

n/a Not within Agricultural Land Reserve. 

Infrastructure 
Availability and 
Capacity 

 Compliant Services are available. 
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Decision Point #2 Housing Topic: Where housing should be located 

Public Feedback 
Support is mixed, though generally public feedback is open to considering some residential use on the north side 
of the Airport, provided that aviation is not compromised. Residents mentioned conditions such as 
landscape/noise buffers, sound-attenuation to guard against aircraft noise, night lighting guidelines and 
groundwater management.  

Staff Comment 
Designating the four parcels north of Qualicum Beach Airport as an Airport Mixed-Use (AMX) Area could advance 
Council’s goals of diversifying the economy, providing housing and adding attainable workforce units. From staff’s 
perspective, this OCP change is supportable subject to policies that safeguard Airport operations through 
mandatory aviation covenants and noise-attenuation on all dwellings. Note: If this land use change in the OCP is 
approved, details on the specific locations and uses in the Airport Mixed-Use Area would be determined as an 
amendment to the Zoning Bylaw. 
  

Alternatives 
1. Designate the land to the north of the Qualicum Beach Airport as Residential rather than an Airport 

Mixed-Use Area. 
2. Maintain a Rural Designation for the four properties north of the Qualicum Beach Airport 

 

 

Figure 1:Airport Mixed-Use Area 

 

Attachments 
n/a 
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Decision Point #3 Housing Topic: Where housing should be located 

2025 Official Community Plan (OCP) Review 
Decision Point #3: South Qualicum Beach Residential Zone 

Decision Required: Consideration of residential development potential on the forestry lands east of 
Pheasant Glen 

Recommendation 
THAT the Committee of the Whole recommend to Council THAT a decision regarding the land use designation of 
Lot 144 (Forestry land east of Pheasant Glen) be deferred until further information has been provided by the 
landowner regarding the potential for a significant, secured community benefit (e.g., PHG-targeted attainable 
housing, permanent greenbelt dedication and/or other significant community benefit). 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  Forestry. 
Existing OCP 
Designation 

 Rural. OCP 2018 Policy 2.1.1-15 states fringe lands may be urbanised 
only where “exceptional public benefit” is shown. 

Alignment with 
Strategic Plan 

 Needs 
Discussion  

Advances ‘Housing’ and ‘Economic Prosperity’. 
Conflict with Climate Action. 

Compatible with 
Sustainability Plan  

 Needs 
Discussion  

Positive:  Potential for permanent greenspace dedication and 
support housing goals under “Complete, Compact Community Land 
Use”. 
Negative: car dependency, GHGs from green-field servicing. 

Urban Containment 
Boundary  

 Conflict Site is outside the existing UCB. 

Environmental and 
Climate Impact  

 Needs 
Discussion  

Currently forested in harvesting rotation.  Site previously logged; 
Potential opportunity for permanent habitat or tree retention 
corridors. Vehicle dependence for future area residents raises 
emissions unless transit solution are provided. 

Neighbourhood 
Compatibility 

 Needs 
Discussion 

Interface with Pheasant Glen Golf Course could be similar to Pheasant 
Glen lots currently in development process. Traffic increase on 
Qualicum Road and Hemsworth Road would need modelling. 

Housing 
Contribution 
Potential 

 Significant 
Contribution 

Up to 259 dwellings could meet a significant portion of the 2035 unit 
demand from 2024 Housing Needs Report. 

Agricultural Land 
Reserve 

n/a Not within Agricultural Land Reserve. 

Infrastructure 
Availability and 
Capacity 

 Needs 
Discussion 

Municipal services, as well as an extension of Qualicum Road would 
need to be extended to the property at the cost of the applicant. A 
portion of the vehicular traffic would utilize Hemsworth Road, which 
is partially in the Town boundary.  
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Decision Point #3 Housing Topic: Where housing should be located 

Public Feedback 
The majority of feedback is cautious and has stated that the Town should focus housing development within the 
Urban Containment Boundary (UCB). However, some participants would accept fringe growth if it secures 
community benefits such as attainable housing, permanent green-space dedication or other benefits that cannot 
easily be secured inside the UCB. 

Staff Comment 
Lot 144 is inside the municipal boundary but is outside of the Urban Containment Boundary. The proposal offers 
several strengths including a potential greenbelt dedication and a sizeable contribution toward the Town’s 
housing demand. Drawbacks include car dependence and setting a precedent for extending the Urban 
Containment Boundary to include other similar requests from other parcels. A larger study of the “South Qualicum 
Beach” area would be warranted to plan for any future changes.  Note: If this land use change in the OCP is 
approved, zoning amendments would still need to be considered by Council before any development could occur.  
  
Alternatives 

1. THAT the Committee of the Whole recommend to Council THAT Lot 144 (Forestry land east of Pheasant 
Glen) remain outside the Urban Containment Boundary in the draft 2025 OCP. 
 

 

 

Figure 1: Lot 144 (Forestry Land West of Pheasant Glen) 

Attachments 
n/a 

Pheasant 
Glen 

Development 
Area 

Subject 
Property 
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Decision Point #4 Housing Topic: Where housing should be located 

2025 Official Community Plan (OCP) Review 
Decision Point #4: Estate Properties 

Decision Required: Consideration of a neighbourhood plan for the Estate Properties balancing greenbelt 
conservation, Milner Gardens stewardship, and limited residential infill.  

Recommendation 
THAT the Committee of the Whole recommends to Council THAT the Town maintain the designation and policies 
for the “Estate Residential” area in the 2025 Draft Official Community Plan. 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  The existing properties are largely forested, with most properties 
containing a single-detached dwelling, and with Milner Gardens 
being located across several of the properties. 

Existing OCP 
Designation 

 Designated “Estate Residential” 

Alignment with 
Strategic Plan 

 Compliant Advancing a neighhourhood plan would support ‘Housing’ as a 
Strategic Priority 

Compatible with 
Sustainability Plan  

 Needs 
Discussion  

Positive 
A neighbourhood plan for the Estate Properties could advance “Green 
Buildings” and housing goals 
Potential permanent dedication of natural (forested) areas 
Negative 
Not directly on a transit line or walkable to Uptown Qualicum Beach. 
Potential loss of forest lands 
 

Urban Containment 
Boundary  

 Not 
compatible 

Site is outside of the existing UCB. 

Environmental and 
Climate Impact  

 Needs 
Discussion  

Currently heavily forested. If advanced, the plan will need a landscape 
plan and potentially tree retention zones for screening and noise 
buffering. 

Neighbourhood 
Compatibility 

 Not 
compatible 

If advanced, would be a departure from the existing neighbourhood 
and an overall plan for integrating design with the neighbourhood 
would be required 

Housing 
Contribution 
Potential 

 Positive 
Contribution 

The location of the site and its access to Highway 19A could provide 
the potential for the contribution of a significant amount of units, 
depending on the determined amount/density of infill that would be 
appropriate, on what proportion of lands, and in what configuration 
 

Agricultural Land 
Reserve 

n/a Not within Agricultural Land Reserve. 

Infrastructure 
Availability and 
Capacity 

 Not 
Compliant 

Extension of services would be required. 
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Decision Point #4 Housing Topic: Where housing should be located 

 
Figure 1: Estate Residential designation is east of Hall Road and north of the Island Hwy 19A, as shown in this map. 

Public Feedback 

Most participants indicated that the forested “Estate Residential” lands should remain as a low-density greenbelt, 
valued as a scenic entrance to town and a buffer for Milner Gardens. A smaller group noted that limited infill 
might be acceptable if it delivered public benefits such as trail connections or parkland. Several comments 
highlighted that these lands are far from the Village Neighbourhood and lack safe pedestrian or cycling routes.  

Staff Comment 
The Estate Residential area is comprised of low-density residential development that in part contributes to the 
Town’s character. In discussions, some indicated that there could be an opportunity to sensitively increase 
residential development in the area while retaining the important character the neighbourhood provides for the 
community at large, particularly with the appropriate site design and buffering.  Note: If this land use change in 
the OCP is approved, zoning amendments would still need to be considered by Council before any development 
could occur.  
  

Alternatives 
1. THAT the Committee of the Whole recommends to Council THAT a new neighbourhood plan be 

considered for the Estate Properties that works to balance green belt conservation, environmental 
stewardship, and limited residential infill. 

 

 

Estate Residential 
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Decision Point #5 Housing Topic: Where housing should be located 

2025 Official Community Plan (OCP) Review 
Decision Point #5: Town Boundary Expansion 

Decision Required: Should the Town consider expanding its boundary to control land use in the rural area 
surrounding the Town to permanently protect some areas while exploring opportunities for residential 
development on a project-by-project basis?  

Recommendation 
1. THAT the Committee of the Whole recommend to Council THAT the draft 2025 Official Community Plan 

state that boundary extensions will be entertained only when a significant environmental and community 
benefit can be secured; 
 

2. AND FURTHER THAT the Committee of the Whole recommend to Council THAT the draft 2025 Official 
Community Plan include a policy encouraging the Regional District of Nanaimo to retain rural/resource 
land-use designations and to discourage new residential subdivisions or development on lands bordering 
the Town. 

Compatibility with Current Policies 
Criterion Assessment Key Points 

Existing OCP 
Designation 

 Needs 
Discussion 

The 2018 Official Community Plan (OCP) does not contemplate 
future boundary extensions.  

Alignment with 
Strategic Plan 

 Compliant Advances ‘Housing’ and ‘Community Health and Wellbeing’ 

Compatible with 
Sustainability Plan  

 Needs 
Discussion  

Positive 
Could support housing goals under “Complete, Compact Community 
Land Use”. 
Potential contribution to “Healthy Landscapes” by protecting key 
ecological values.  
Negative 
Areas outside the Town are generally not directly on a transit line or 
walkable to the Village Neighbourhood. 
 

Urban Containment 
Boundary  

 Needs 
Discussion  

Lands on the perimeter of the Town are outside of the existing UCB. 

Environmental and 
Climate Impact  

 Needs 
Discussion  

Likely car-dependent 

Housing 
Contribution 
Potential 

 Significant 
Contribution 

Lands on the perimeter of the Town have relatively low land values 
and could be planned to accommodate a wide range of housing 
types and affordability levels.  

Agricultural Land 
Reserve 

n/a Land within the Agricultural Land Reserve would not be considered in 
most circumstances. 

Infrastructure 
Availability and 
Capacity 

 Compliant Services are available in some locations. 
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Decision Point #5 Housing Topic: Where housing should be located 

Public Feedback 
The public feedback leans toward maintaining the current boundary and using partnership or regulatory tools to 
influence neighbouring lands unless a proposal demonstrates both a “significant environmental and/or 
community benefit” and firm safeguards against incremental sprawl. 

Staff Comment 
Boundary expansion can advance OCP goals when it demonstrably secures ecological assets and/or delivers 
compact, serviced land uses that cannot be accommodated inside the current UCB. Historically, some Town 
incorporations have been made after development has already been approved, resulting in uncoordinated 
development and unbudgeted servicing obligations.  In theory, a boundary-extension could advance two OCP 
objectives: 

1. Permanent protection of high-value green space. By bringing selected rural parcels into municipal 
jurisdiction, Council could apply local environmental DPAs and zoning, securing riparian corridors and 
forest lands now regulated only by regional-district bylaws. 

2. Project-based housing opportunities. The OCP recognises the need for more sites that can deliver Priority 
Housing Groups (PHGs) and rental supply (Policy 2.2.2-13). A targeted extension could enable purpose-
built workforce or attainable housing where terrain or service proximity make it feasible, while still limiting 
sprawl. 

Because fringe land lies beyond the extent of walkability for most residents and is generally not on a fixed-route 
transit network, residential development on the fringe would default to car-oriented travel. If Council wishes to 
examine lands outside Town boundaries, staff recommend framing it in a way that mitigates the risk of sprawling 
development. 

1. Identify only those parcels with a clearly defined environmental value or public benefits. 

2. Tie any residential use to compact, serviced nodes and efficient servicing and prohibit large-lot rural or 
suburban subdivisions. 

3. Secure conservation covenants on the balance of newly incorporated land to secure the greenbelt 
function. 

Alternatives 
1. Maintain existing OCP language with respect to lands on the boundary of Qualicum Beach.  

 

 

Attachments 
n/a 
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Decision Point #6 Housing Topic: Where housing should be located 

2025 Official Community Plan (OCP) Review 
Decision Point #6: Public Works Yard 

Decision Required: Should the existing public works yard be included into the East Village area, subject to 
the identification of a suitable replacement site?  

Recommendation 
THAT the Committee of the Whole recommends to Council THAT the existing public works yard be included into 
the East Village area for the purpose of exploring additional opportunities for mixed-use residential development 
that is integrated with the recently completed East Village development and other future developments in the 
area, subject to the identification of a suitable replacement site for the public works yard 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  Light Industrial (Town-owned Public Works Yard) 
Existing OCP 
Designation 

 Designated “Village Neighbourhood” 

Alignment with 
Strategic Plan 

 Compliant Advances ‘Housing’ and ‘Economic Prosperity’ 

Compatible with 
Sustainability Plan  

 Compliant  Supports housing goals under “Complete, Compact Community Land 
Use” and “Economic Prosperity” 
Potential contribution to “Green Buildings” 
 

Urban Containment 
Boundary  

 Compliant Site is inside the existing UCB. 

Environmental and 
Climate Impact  

 Compliant  The redevelopment of the site would not require the removal of 
vegetation or trees and would likely reduce impermeable surfaces on 
the site and improve on-site stormwater management. The location 
within the East Village promotes walkability and a reduced reliance on 
vehicles for future residents. Climate impacts should be considered 
during the identification of a replacement public works yard 
 

Neighbourhood 
Compatibility 

 Compliant The East Village area is currently identified as being an appropriate 
and preferred location for mixed use residential use 
 

Housing 
Contribution 
Potential 

 Significant 
Contribution 

The location of the site lends itself to higher residential density based 
on the proximity to goods, services, amenities, and transportation 
options 
 

Agricultural Land 
Reserve 

n/a Not within Agricultural Land Reserve. 

Infrastructure 
Availability and 
Capacity 

 Compliant Services are available. 
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Decision Point #6 Housing Topic: Where housing should be located 

Public Feedback 
Support was shown for more residential and commercial development in the East Village area. 

Staff Comment 
Exploring residential development potential on the Town-owned Public Works Yard could provide the opportunity 
for public parking, residential density and/ commercial uses near the uptown and in the Village core. Additionally, 
the fact that these lands are currently owned by the Town means that there may be opportunities to facilitate 
unique housing on this site that is not feasible in other areas. Note: If this land use change in the OCP is 
approved, a zoning amendment would still need to be considered by Council before any development could 
occur. A new location for the works yard would also need to be determined prior to rezoning.  
  

Alternatives 
1. Not to include the Town-owned Public Works Yard on Fern Road into the East Village area at this time. 

 

 

Attachments 
n/a 
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Decision Point #7 Housing Topic: Where housing should be located 

2025 Official Community Plan (OCP) Review 
Decision Point #7: Agricultural Land Reserve 

Decision Required: Should the Town consider Agricultural Land Reserve (ALR) land exclusions for 
properties currently in the Agricultural Land Reserve to encourage the development of new housing near 
the Village Neighbourhood?  

Recommendation 
THAT the Committee of the Whole recommends to Council THAT the Town maintain existing policies that 
discourage Agricultural Land Reserve (ALR) exclusion proposals for residential development at this time. 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  Three of the four identified properties are cleared, with no existing 
agricultural use. One property is heavily forested. 

Existing OCP 
Designation 

 Designated “Rural ALR” 

Alignment with 
Strategic Plan 

 Needs 
Discussion 

• Advances ‘Housing’ 
• Community Health and Wellbeing – needs discussion.  

Compatible with 
Sustainability Plan  

 Not 
Compatible  

Positive 
Supports housing goals under “Complete, Compact Community Land 
Use”. 
Potential contribution to “Green Buildings”.  
Negative 
Conflicts with goals under “Sustainable Food Systems” and “Healthy 
Ecosystems” 
 

Urban Containment 
Boundary  

 Compliant Site is outside of the existing UCB. 

Environmental and 
Climate Impact  

 Needs 
Discussion  

If advanced, could provide the opportunity for a reduction in GHG 
emissions via increased density near the Village Neighbourhood and a 
reduced reliance on vehicles. However, one site is currently largely 
forested and would require significant tree reduction in order for 
development to occur. 

Neighbourhood 
Compatibility 

 Needs 
Discussion 

Compatibility of future development with rural ALR properties to the 
East should be considered. 
 

Housing 
Contribution 
Potential 

 Significant 
Contribution 

The location of the site would provide opportunity for denser housing 
options close to the commercial core. 

Agricultural Land 
Reserve 

 Not 
Compatible 

Within Agricultural Land Reserve. 

Infrastructure 
Availability and 
Capacity 

 Not 
Compliant 

Services are adjacent to the site 
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Decision Point #7 Housing Topic: Where housing should be located 

Public Feedback 
Support is mixed, with feedback being provided both in support for and against the exploration of excluding lands 
from the ALR for the purpose of residential development.  The ALR Lands on Berwick were specifically discussed 
on multiple occasions.  

Staff Comment 
Excluding ALR land on Berwick Road from the ALR for residential development could provide new residential 
development opportunities in the Town. However, there is not overwhelming support by residents to pursue this 
option, and that other housing opportunities exist to encourage and facilitate infill development to support 
housing goals without reducing opportunities to support local food security in the future. Note: If Council does 
choose to pursue this option, next steps would include submitting an exclusion application to the Agricultural 
Land Commission.  
  

Alternatives 
1. THAT the Committee of the Whole recommends to Council THAT the existing policies be amended to 

open the opportunity for Agricultural Land Reserve (ALR) exclusion proposals for residential development 
along Berwick Road. 

 

 

Figure 1:ALR Properties Adjacent to the Village Neighbourhood for Consideration 
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Decision Point #8 Housing Topic: Where housing should be located 

2025 Official Community Plan (OCP) Review 
Decision Point #8: Institutional Lands 

Decision Required: Should the Town consider incorporating residential development potential for 
Institutional land use (e.g. municipal land, churches, service clubs, etc.)? 

Recommendation 
THAT the Committee of the Whole recommends to Council THAT the “Institutional” land use designation in the 
OCP be amended to recognize potential for residential development where the primary institutional use (e.g. 
municipal land, churches, service clubs, etc) would not be negatively impacted. 

Public Feedback 
Support was shown for institutions to be given the option to develop secondary residential uses where the land 
would allow this use in addition to the primary institutional use.  

Staff Comment 
Allowing for residential development to accompany institutional uses could mean that institutions with sufficient 
land to support residential development could better support their organization or its members through rental 
revenue or the provision/availability of housing units. This could look like a single unit for a staff member or 
volunteer, or larger-format options for multi-family purpose-built dwelling units that serve the wider community. 
Note: If this land use change in the OCP advances, form and character development permits would be required 
for multi-family developments.  
  

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  Various institutional uses throughout the Town, including municipal 
lands, churches, and service clubs  

Existing OCP 
Designation 

 Designated “Institutional” 

Alignment with 
Strategic Plan 

 Compliant Advances ‘Housing’ 

Compatible with 
Sustainability Plan  

Project 
Dependent  

Project-dependent, with potential to support housing goals under 
“Complete, Compact Community Land Use” 
 

Neighbourhood 
Compatibility 

 Needs 
Discussion 

Project dependent 

Housing 
Contribution 
Potential 

 Contribution Potential for contribution to overall housing stock, with potential for 
increased support for institutional facilities  

Infrastructure 
Availability and 
Capacity 

Project 
Dependent 

Project dependent 
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Decision Point #8 Housing Topic: Where housing should be located 

 

Alternatives 
1. Not to consider amending the “Institutional” land use designation in the OCP to include secondary residential 

development where the primary institutional use would not be negatively impacted 

 

Attachments 
n/a 



 

\\QB-SVR25-FILE\data\6400-6999 PLANNING AND DEVELOPMENT\6480 COMMUNITY PLANNING - OFFICIAL COMMUNITY PLAN\2023-2025 OCP 
Review\OCP Phase 3 (Policy Development)\Decision Point Docs June 25 COW\DRAFT Decision Point 9. Manufactured Home Development.docx 

Decision Point #9 Housing Topic: Where housing should be located 

2025 Official Community Plan (OCP) Review 
Decision Point #9: Manufactured Home Designation for 1085 Ravensbourne Lane 

Decision Required: Should the private parcel north of the Qualicum Beach Airport be designated for 
manufactured home park use as requested in the OCP Amendment Application detailed in the July 17, 
2024 Planning memo to Council (attached for convenience)? 

Recommendation 
THAT the Committee of the Whole recommends to Council THAT the residential use proposed in the OCP 
Amendment Application for 1085 Ravensbourne Lane be incorporated into the 2025 Official Community Plan 
(OCP) Review as part of an Airport Mixed Use Area that supports residential use, live-work housing and light 
industry. 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  Forested.  
Existing OCP 
Designation 

 Designated “Rural” 

Alignment with 
Strategic Plan 

 Compliant Advances ‘Housing’ and ‘Economic Prosperity’ 

Compatible with 
Sustainability Plan  

 Needs 
Discussion  

Positive 
Supports housing goals under “Complete, Compact Community Land 
Use”. 
Potential contribution to “Green Buildings”.  
Negative 
Not directly on a transit line or walkable to Uptown Qualicum Beach. 
 

Urban Containment 
Boundary  

 Compliant Site is inside the existing UCB. 

Environmental and 
Climate Impact  

 Needs 
Discussion  

Currently mostly forested with second growth forest. If advanced, the 
site will need a landscape plan and potentially tree retention zones 
for screening and noise buffering. 

Neighbourhood 
Compatibility 

 Compliant Northern portion of site should be primarily residential to transition 
to Chartwell neighbourhood. 

Housing 
Contribution 
Potential 

 Significant 
Contribution 

The location of the site does not lend itself to higher-end residential 
uses due to the proximity to the airport. The proposed unit typology 
(manufactured homes) is generally more affordable. 

Agricultural Land 
Reserve 

n/a Not within Agricultural Land Reserve. 

Infrastructure 
Availability and 
Capacity 

 Compliant Services are available. 
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Public Feedback 
Support is mixed, though generally public feedback slightly favours considering some residential use on the north 
side of the airport, provided that aviation is not compromised. Residents mentioned conditions such as 
landscape/noise buffers, sound-attenuation to guard against aircraft noise, night lighting guidelines and 
groundwater management.  

Staff Comment 
Council considered the OCP Amendment Application for 1085 Ravensbourne Lane on July 17, 2024 and adopted 
the following resolution: 

Councillor Skipsey MOVED and Councillor Young SECONDED, THAT Council directs staff to refer the OCP 
amendment application for 1085 Ravensbourne Lane to the 2025 Official Community Plan (OCP) Review for 
discussion, as detailed in the July 17, 2024 Planning report to Council.  
CARRIED UNANIMOUSLY | Resolution No. 24-214 

Designating the subject property, as well as the other three parcels north of Qualicum Beach Airport as an Airport 
Mixed-Use (AMX) Area could advance Council’s goals of diversifying the economy, providing housing and adding 
attainable workforce units. From staff’s perspective, this OCP change is supportable subject to policies that 
safeguard airport operations through mandatory aviation covenants and noise-attenuation on all dwellings. 
Alternative 1 would advance residential development on the subject property but not the other three properties 
to the north. The July 17, 2024 Planning memo to Council is attached. Note: If this land use change in the OCP is 
approved, zoning amendments would still need to be considered by Council before any development could occur.  
  

Alternatives 
1. THAT the Committee of the Whole recommends to Council THAT the residential use proposed in the OCP 

Amendment Application for 1085 Ravensbourne Lane (staff report attached) be incorporated into the 
2025 Official Community Plan (OCP) Review. 

2. Maintain a Rural Designation for 1085 Ravensbourne Lane (north of the Qualicum Beach Airport) 
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Figure 1: 1085 Ravensbourne Lane 

Attachments 
Decision Point 9 Attachment: memo.1085RavensbourneLane.pdf 

Subject Property 



 

 
TOWN OF QUALICUM BEACH 

STAFF REPORT 
 
 
TO: Luke Sales, Director of Planning 
 
FOR: Regular Council Meeting 
 
DATE: July 17, 2024 
 
FROM: Rebecca Augustyn, Senior Planner 
 
SUBJECT: Official Community Plan (OCP) & Zoning Amendments 
 1085 Ravensbourne Lane 
 

 
RECOMMENDATIONS: 
1. THAT Council directs staff to refer the OCP amendment application for 1085 Ravensbourne 

Lane to the 2025 Official Community Plan (OCP) Review for discussion, as detailed in the July 
17, 2024 Planning memo to Council.  
 

2. THAT Council directs staff to postpone consideration of the zoning amendment application for 
1085 Ravensbourne Lane following the conclusion of the 2025 Official Community Plan (OCP) 
Review.  

 

 
PURPOSE 
To consider a zoning amendment and Official Community Plan (OCP) Amendment for 1085 
Ravensbourne Lane that would facilitate the subdivision of the land into 29 parcels, with a mix of 
detached dwellings, duplexes and triplexes. A total of 46 units are proposed for the 29 parcels.  
 
BACKGROUND 
A zoning amendment and OCP amendment application has been made for 1085 Ravensbourne 
Lane. The applicant is proposing to subdivide the parcel into 29 parcels, with a total of 46 units 
being proposed and includes 15 single detached dwellings, 11 duplexes and three triplexes. The 
subject property is currently zoned Rural 1 (A1) and is designated as Rural in the OCP. The 
proposed residential project necessitates amendments to the Official Community Plan (OCP). 
Specifically, an OCP amendment is needed to: 
 

1. Alter the property's designation from Rural to Single-family Residential. 
2. Expand the Urban Containment Boundary to encompass the subject property. 

 

The subject property is currently zoned Rural 1 (A1). The zoning amendment will amend the zoning 
classification from Rural 1 (A1) to Comprehensive Development Zone 22 (CD22). The CD22 zone 
would be a new, site-specific zone created in response to this application. No existing residential 
zones can accommodate the density and setbacks of the proposed development so a site-specific 
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zone would be required. As well, the zoning amendment bylaw would change the Subdivision 
District from Subdivision District “A” to Subdivision District “K”. Subdivision District “A” has a 
minimum parcel size of 20.0 ha whereas Subdivision “K” has a minimum parcel size of 400m². By 
changing the Subdivision District, an application to subdivide the parcel into 29 individual parcels will 
be able to move forward.    
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1: Subject Property 
 

DISCUSSION 
The following table is a comparison of the existing and proposed zoning designation, as well as the 
actual building proposal. 
 

 Zoning Comparison 

Zoning Provision Existing Proposed Zoning  

Zoning Rural 1 (A1) Comprehensive Development Zone 
22 (CD22) 
 

Density 1 detached dwelling unit and 1 
ancillary dwelling unit. 

29 parcels that contain 15 
detached dwellings, 11 duplexes 
and 3 triplexes 

Height 9.0m The maximum height identified in 
their preferred zone, Small Lot 
Residential 1 (SLR1) is 9.0m 

Front Setback 15.0m 
 

To building face: 4.0m 
To garage: 6.0m 

Interior Side Setback 7.5m 1.5m 

Rear Setback 7.5m 3.0m 

Parcel Coverage 20% Parcel coverage has not been 
provided. The maximum parcel 
coverage identified in the preferred 
zone of SLR1 is 45%.  

Parking (off-street) 1 space per dwelling unit 1 space per dwelling unit 

 

Ravensbourne Lane 
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2018 Official Community Plan (OCP):  
The subject property is currently designated as Rural in the 2018 Official Community Plan (OCP). 
However, many Rural policies are not applicable to this parcel because: 

1. It is not within the Agricultural Land Reserve 
2. It is not specifically identified within the existing Rural policies 

 

Of the Rural policies that do apply to the property, there are numerous conflicts and therefore an 
OCP amendment would be necessary to advance this proposal. The proposed amendment would 
change the property's designation from Rural to Single-family Residential, aligning it with the 
proposed development. 
 

There has been past discussion about potential residential development adjacent to the Airport. 
From the perspective of addressing the ongoing availability and affordability of housing, such 
development could be advantageous. However, it is important to note that the Town has policies 
supporting the ongoing operation and long-term viability of the Qualicum Beach Airport. Developing 
residential housing close to the Airport is not considered a best practice for airport operations, as it 
will likely generate noise complaints and land use conflicts. The merits of these two competing 
policy interests will have to be weighed by Council in the future. There may be opportunities to 
mitigate the future conflict between these two land uses, such as design considerations, 
construction requirements, notice on title and legal agreements. Should this project proceed, staff 
would recommend a detailed exploration of these options as part of a zoning amendment process. 
 

As part of the application, two different site plans have been submitted, as well as an arborist report. 
Additional information is required for this application to move forward, including but not limited to: 
existing site plan, planning analysis, floor plans, elevation drawings, perspective drawings, 
landscape plan, and stormwater management plan. Staff are bringing the application before Council 
prior to requesting additional documents to receive direction from Council given the upcoming OCP 
Review occurring in 2025.  
 

Staff recommend the application be referred to the 2025 OCP Review process for discussion on the 
land use change, as consideration of a site-specific OCP amendment immediately prior to a more 
comprehensive OCP Review would be a duplication of effects and potentially confusing for 
residents. Housing will be a major discussion topic during the 2025 OCP Review, and this proposal 
could be considered at that time.  
 
FINANCIAL IMPLICATIONS 
There are no financial implications anticipated from this report. 
 

PUBLIC PARTICIPATION SPECTRUM (IAP2) 

INFORM

• Provide balanced 
and objective 
data to assist in 
understanding 
issues, 
alternatives, 
opportunities, 
and solutions

CONSULT

• Obtain feedback 
on analysis, 
alternatives, 
and/or decisions

INVOLVE

• Work directly 
with stakeholders 
to ensure 
concerns and 
aspirations are 
understood and 
considered

COLLABORATE

• Partner with 
stakeholders in 
each aspect of 
the decision, 
development of 
alternatives, and 
identification of 
preferred 
solutions

EMPOWER

• Final decision 
making in the 
hands of the 
stakeholders
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Public Participation Framework developed by the International Association for Public Participation – IAP2 International. 

CONSULT / INFORM:  

• The public is informed of this proposal through the presentation of this staff report. 

• Amending the Official Community Plan requires public consultation, at minimum at the 
“Consult” level.  

 
STRATEGIC PLAN ALIGNMENT 
Good Governance. 
 
SUMMARY 
An application has been received for a zoning amendment and OCP amendment for 1085 
Ravensbourne Lane that would facilitate the subdivision of the parcel into 29 parcels, with a mix of 
detached dwellings, duplexes or triplexes. A total of 46 units, 15 single-family dwellings, 11 duplexes 
and three triplexes, are proposed. The zoning amendment would amend the zoning from Rural 1 
(A1) to Comprehensive Development Zone 22 (CD22), and the Subdivision District from Subdivision 
District “A” to Subdivision District “K”. An OCP amendment is also required to amend the land use 
designation from Rural to Single-family Residential. The application is in the initial stages and 
additional information will be required should Council decide to move forward with the application. At 
this time, staff recommend the application be referred to the 2025 OCP Review for further 
discussion regarding the benefits and risks of residential development near the airport.  
 
ALTERNATIVE OPTIONS 

1. THAT additional information be requested from the applicant for the Official Community Plan 
(OCP) & Zoning Amendments for 1085 Ravensbourne Lane as required for a complete 
application; AND FURTHER THAT, staff be directed to present a revised application for 
1085 Ravensbourne Lane at a future Committee of the Whole Meeting. 
 

2. Provide alternative direction to staff. 
 
APPROVALS 
Report respectfully submitted by Rebecca Augustyn, MCIP, RPP Senior Planner. 

 
 
 
   

Rebecca Augustyn, MCIP, RPP   
Senior Planner   
Report Writer   
  
     
Luke Sales  Lou Varela, MCIP, RPP 
Director of Planning  CAO 
Concurrence  Concurrence 
  
REFERENCES 
Attachment 1: Submitted Plans for 1085 Ravensbourne Lane 
 
File: 3030-20-DAICG-1085 Ravensbourne 
N:\0100-0699 ADMINISTRATION\0550 COUNCIL MEETINGS\0550-20 MEETINGS\2024\07 17 RC\2. DRAFTS FOR CAO 
REVIEW\memo.PLAN.1085RavensbourneLane.docx 
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Decision Point #10 Housing Topic: Where housing should be located 

2025 Official Community Plan (OCP) Review 
Decision Point #10: Exclusion of West Qualicum Beach from Urban Containment 

Boundary 
Decision Required: Should the Urban Containment Boundary (UCB) be amended to exclude the lands 
within West Qualicum Beach to preserve the ecological integrity of the area until such time as there is 
viable development proposal?  

Recommendation 
THAT the Committee of the Whole recommends to Council THAT the Urban Containment Boundary be contracted 
to exclude the “West Qualicum Beach Open Space Development Area”. 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  Two dwelling units currently exist on one large rural parcel. The other 
parcels are fully forested.  

Existing OCP 
Designation 

 Needs 
Discussion 

Policy 2.1.1 (5) states ‘The inclusion of all of the “West Qualicum 
Beach Open Space Development Area” within the UCB as shown on 
“Schedule 2.1 Land Use” is intended as an interim measure until such 
time as the exact location of the “Cluster Development Area” (CDA) 
provided for under “Section 2.2.6 Rural” of this Plan is established. 
Once the exact location of the CDA is known, the Town shall support 
the amendment of the UCB within the “West Qualicum Beach Open 
Space Development Area” in order to recognize the protected 
greenbelt area and define the limits of the “Cluster Development 
Area”.‘ 

Alignment with 
Strategic Plan 

 Needs 
Discussion 

Contracting the UCB would advance Community Health and 
Wellbeing and potentially conflicts with Housing. 

Compatible with 
Sustainability Plan  

 Needs 
Discussion  

Amending the UCB to exclude West Qualicum Beach would supports 
Low-impact Transportation and Healthy Landscapes by preventing 
greenfield development and car-oriented development. 
 

Urban Containment 
Boundary  

 Conflict Site is inside the existing UCB. Recommendation to exclude from UCB. 

Environmental and 
Climate Impact  

 Conflict  Mostly covered with second growth forest.  

Neighbourhood 
Compatibility 

 Compliant This area would be a greenfield development - there is no adjacent 
neighbourhood. 

Housing 
Contribution 
Potential 

 Significant 
Contribution 

The location of the site could lend itself to a range of housing types, 
as there is no adjacent housing typology. 

Agricultural Land 
Reserve 

n/a n/a 
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Decision Point #10 Housing Topic: Where housing should be located 

 
Figure 1: West Qualicum Beach Open Space Development Area 

 Public Feedback 
Several respondents to the online survey on specifically mentioned West Qualicum Beach as an area to protect. 
The question was not asked specifically about whether to contract the UCB.  

Staff Comment 
OCP Bylaw No. 575, 1998 extended the UCB around West Qualicum Beach, and subsequently the OCP Bylaw No. 
590, 2006 established the “West Qualicum Beach Open Space Development Area” to permit a “cluster 
neighbourhood” of approximately 12.5 hectares (31 acres). It has been nearly 20 years with no development 
proposals. The land is forested and contains ecologically sensitive areas. It is possible to develop the “Cluster 
Development” while avoiding the ecologically sensitive areas. However, when this area is considered on its own 
merits as a potential development site it is less preferable than development in the Village Neighbourhood or in 
existing, serviced neighbourhoods. The site is not walkable to the commercial area or a transit route.  
 
The Town will be able to meet the 20-year housing targets required by the Province in other areas of Town, and 
staff do not anticipate that West Qualicum Beach has near-term development potential to contribute to five-year 
housing targets. Note: Should circumstances change and there is renewed interest among the landowners in West 
Qualicum Beach to collaboratively advance a development proposal, an OCP amendment could be considered at 
that time.  

Alternatives 
1. Continue to include West Qualicum Beach within the Urban Containment Boundary. 

 

Infrastructure 
Availability and 
Capacity 

 Compliant There is a water main on Rupert Road and Laburnum Road. 

West Qualicum Beach Open Space 
Development Area 
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Decision Point #11 Housing Topic: Where housing should be located 

2025 Official Community Plan (OCP) Review 
Decision Point #11: Rupert Road Urban Containment Boundary 

Decision Required: Consideration of whether to include the Rural Residential Parcels along Rupert Road 
within the Urban Containment Boundary.   

Recommendation 
THAT the Committee of the Whole recommend to Council THAT the non-ALR parcels of south side of Rupert 
Road between Memorial Avenue and Qualicum Road be included into the Urban Containment Boundary. 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  Rural 
Existing OCP 
Designation 

 Rural 

Alignment with 
Strategic Plan 

 Needs 
Discussion  

Advances ‘Good Governance’. 
 

Compatible with 
Sustainability Plan  

 Needs 
Discussion  

Most of the parcels that have already been developed with estate 
residential homes that are unlikely to change as a result of this 
inclusion. It is likely to primarily be the ownership structure that 
changes (dissolving strata ownership structure or subdivision). 

Urban Containment 
Boundary  

 Conflict Site is outside the existing UCB. The proposal is to include these areas 
into the UCB. 

Environmental and 
Climate Impact  

 Needs 
Discussion  

 

Neighbourhood 
Compatibility 

 Needs 
Discussion 

In the short-medium term, most of these parcels will not be impacted 
by the change. The former garden centre property would benefit 
from increased flexibility if they pursue a zoning amendment.  

Housing 
Contribution 
Potential 

n/a  

Agricultural Land 
Reserve 

n/a Not within Agricultural Land Reserve. 

Infrastructure 
Availability and 
Capacity 

 Needs 
Discussion 

Water service is already extended to these properties. Sanitary sewer  
could potentially be extended to the property at the cost of the 
applicant.  
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Public Feedback 
Public opinion is largely neutral because the parcels are already developed at an estate-residential scale and water 
is in place.  

Staff Comment 
The properties along Rupert Road have already been subdivided by way of a “Building Strata”, where two homes 
are built on a single parcel with divided ownership. The Town-owned Fire Hall is also in this area but is unaffected 
by this change. A number of property owners along this frontage have inquired about the feasibility of completing 
a conventional subdivision. Including these properties within the UCB would allow them to dissolve the stratas and 
pursue a fee-simple subdivision. The former garden centre property (230 Rupert Road) would also potentially 
benefit from this amendment as the current Rural designation precludes most commercial uses that are suited to 
the existing commercial structure, such as doctor’s offices. One property, 545 Nenzel Road, is approved for the 
development of six rural residential dwellings on the unused portion of the land. Note: If this land use change in 
the OCP is approved, zoning amendments would still need to be considered by Council before any development 
could occur.  
  
Alternatives 

1. THAT the Committee of the Whole recommend to Council THAT the parcels on the south side of Rupert 
Road between Memorial Avenue and Qualicum Road remain outside of the Urban Containment Boundary. 

 

 

Figure 1: Rupert Road Properties outside of UCB 

Attachments 
n/a 

Subject 
Property 
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Decision Point #12 Housing Topic: What housing should look like 

2025 Official Community Plan (OCP) Review 
Decision Point #12: Reduction of Single Detached Residential Building Footprints 

Decision Required: Consideration of a new OCP policy limiting the ground-floor footprint of new single 
detached dwellings to encourage compact form, reduce impermeable surfaces, preserve green space, and 
encourage more efficient housing forms.  

Recommendation 
THAT the Committee of the Whole recommends to Council THAT a new OCP policy be included that limits the 
ground-floor footprint of new single-detached dwellings in all zones. 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  There is currently no OCP policy that limits ground-floor building footprint  
Approved 
Development 
Implications 

Not impacted This policy would be applicable to new single detached dwellings on vacant 
lots, or new construction following the tear-down of an existing unit. This 
policy would not be applicable to existing homes or in-stream 
developments such Shelter Ridge or Pheasant Glen 

Alignment with 
Strategic Plan 

 Compliant Advances ‘Housing’, ‘Economic Prosperity’, and “Climate Action” 

Compatible 
with 
Sustainability 
Plan  

 Compliant  Supports housing goals under: 
• “Progressive Infrastructure” through potential for improved energy 

efficiency and improved retention/detention strategies for stormwater 
• “Economic Prosperity” through support to build two-storey homes 

more suitable to families and workers 
• “Healthy Landscapes” through habitat-supportive landscaping and 

reduced impermeable surfaces 
• “Green Buildings” through improved energy efficiency and water-wise 

landscape design 
 

Environmental 
and Climate 
Impact  

 Positive 
Impact  

If advanced, a reduced building footprint could positively impact GHG 
emissions through improved energy efficiency, improved tree retention, and 
the potential for improved availability of family housing leading to a 
reduction in workers commuting into the Town to work.  As per the 2021 
Canada Census, 61% of workers in Qualicum Beach commute from a 
different census subdivision (municipality), with 24% commuting 30 minutes 
or more. Reduction of building footprint would also allow for increased 
preservation of natural features on residential lots.  

Neighbourhood 
Compatibility 

 Needs 
Discussion 

Reduction of building footprint may incentivize new dwellings to be smaller 
or contain two or more storeys. Compatibility within existing 
neighbourhoods may vary. 

Housing 
Contribution 
Potential 

 Needs 
Discussion 

• May contribute to increased in development of multi-storey homes or 
smaller homes 
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Decision Point #12 Housing Topic: What housing should look like 

Public Feedback 
The reduction of ground-floor footprints was strongly supported by some interest-groups, with participants 
noting that a reduction of building footprint could have positive environmental impacts including less disruption 
of the land during and following development and improved natural stormwater drainage, as well as a reduction 
in the number of trees and vegetation that must be disturbed or removed for development. The question of 
reducing allowable single-family dwelling building footprints did not receive direct feedback from the wider 
community in the surveys. However, the general sentiments of community engagement showed a strong 
preference for the preservation of green space and open space in the community, which would be supported by 
this policy. 

Staff Comment 
Reducing maximum building footprints for single detached dwellings could have implications for the 
development of small-scale housing, including: 

• A decrease in larger rancher-style homes typically more suitable for seniors and households with higher 
incomes. This may mean that older seniors would choose to downsize to other housing types that are more 
accessible such as patio homes 

• An increase in much smaller patio-home style units typically suitable for single seniors 
• A potential decrease in the accessibility and ability to age in place for new, larger single-family dwellings that 

do not have a bedroom on the main floor or those that significant living space on upper floors 
• Reduced environmental impact of small-scale residential development through the preservation of more open 

space and natural site features 
• Improved energy efficiency and overall reduced GHG’s 

Note: If a policy is implemented limiting ground-floor building footprints for new detached residential dwellings, 
a zoning amendment would still need to be considered by Council following the OCP Review. The zoning 
amendment would include details such as the maximum floor area and whether additional floor area would be 
permitted for ground floor secondary suites.  

 

Alternatives 
1. To consider reducing allowable ground-floor building footprints for new single-family dwellings in specific 

areas of the Town or with specific parameters: [insert parameters] 
2. Not to consider reducing the allowable building footprint for new single-family dwellings 

 

 

Attachments 
n/a 
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2025 Official Community Plan (OCP) Review 
Decision Point #13: Two Dwelling Minimum 

Decision Required: Consideration of a new OCP policy requiring all new residential lots to accommodate a 
minimum of two dwelling units upon construction of a single-detached dwelling (e.g. principal dwelling 
plus a secondary suite or carriage house)  

Recommendation 
THAT the Committee of the Whole recommends to Council THAT a new OCP policy be implemented to require 
that all new residential lots accommodate a minimum of two dwelling units, such as a principal residence plus a 
secondary suite or carriage house. 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  Similar requirements have been successfully implemented for specific 
developments, such as the homes along Memorial Ave which 
currently contribute to the charm of Qualicum Beach character upon 
entry into the Town from Rupert Road 19.  
 

Approved 
Development 
Implications 

Not impacted This policy would be applicable to new single-detached dwellings on 
vacant lots, or new builds following the tear-down of an existing unit. 
This policy would not be applicable for existing units or in-stream 
developments such Pheasant Glen 

Alignment with 
Strategic Plan 

 Compliant Advances ‘Housing’ 

Compatible with 
Sustainability Plan  

 Compliant  Supports housing goals under “Complete, Compact Community Land 
Use”. 
 

Environmental and 
Climate Impact  

 Compliant  Potential for reduced GHG emissions through the encouragement of 
rental housing for workers within the Town, and through a potential 
increase of secondary suites, which generally show improved energy 
efficiency 
 

Neighbourhood 
Compatibility 

 Needs 
Discussion 

If advanced, an increase in secondary suites and carriage 
houses/garden suites is anticipated. These units are already allowed 
(but not required) for residential lots in the Town. Parking and other 
amenities such as parks and green space to accompany anticipated 
density should be considered. 
 

Housing 
Contribution 
Potential 

 Positive 
Contribution 

If trends from the recent past continue, approximately 20 single-
family dwellings are anticipated to be completed in the Town each 
year. If advanced, this policy would mean approximately 20 additional 
units each year. 
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Decision Point #13 Housing Topic: What housing should look like 

Public Feedback 
Strong support was shown for the incentivization of diverse housing types that serve a wider demographic in the 
community and provide different unit types than the large single-detached dwellings traditionally supported by 
the market.  

Staff Comment 
A requirement of two-unit minimums on residential zoned properties was not presented at most community 
engagement sessions. However, requiring a minimum of two units upon development of new single-detached 
dwellings could increase overall dwelling units in the community, as well as improve the housing diversity across 
the market by increasing the number of smaller, often more affordable, secondary suites or carriage homes 

There would be no requirement for the owner to rent out the unit, meaning that those who wish to build the 
home and live without a tenant would be free to do so. However, this would save the cost of new buyers 
constructing an additional unit in the future. Note: If an OCP policy is approved requiring two dwellings on all 
parcels, a zoning amendment would still need to be considered by Council following the OCP Review. 
 

Alternatives 
1. Not to consider a new OCP policy to require a minimum of two dwelling units upon construction of a new 

single-detached dwelling  
 

 

Attachments 
n/a 

Infrastructure 
Availability and 
Capacity 

 Compliant Infrastructure and services are anticipated to be adequate to satisfy 
potential increase in units 
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Decision Point #14 Housing Topic: How the Town should be involved in housing 

2025 Official Community Plan (OCP) Review 
Decision Point #14: Preferences for Town Involvement in Housing 

Decision Required: Establishment of preferences for how the Town should be involved in housing 
development for projects that would be beneficial to designated “Priority Housing Groups”  or the greater 
community  

Recommendation 
THAT the Committee of the Whole recommends to Council THAT the OCP should encourage Town involvement in 
housing development for projects that would be beneficial to designated “Priority Housing Groups” or the greater 
community through:  

1. land contributions, particularly where the Town retains ownership of lands; 
2. leveraging rezoning processes for community benefit; 
3. partnering with non-profits and societies; and/or 
4. assisting with strategic funding and resource assistance. 

Public Feedback 
Support was generally shown for land contributions where the Town retains ownership, such as leasehold 
agreements for projects that would serve Priority Housing Groups. Support for leveraging the rezoning process to 
ensure the provision of amenities was shown by many, such as requiring supportive or affordable housing units as 
a part of commercial developments, or the collection of Development Cost Charges even for projects within the 
Village Neighbourhood for infrastructure such as sidewalks and roads. Support was shown for partnering with 
non-profits and societies to facilitate housing development that would be beneficial to the community, and for 
the Town acting as a facilitator in helping provide housing developments that would be beneficial to the 
community with knowledge and connections with parties that may be able to provide financial support or 
resource assistance. 

Staff Comment 
Establishing preferences for the Town’s role in housing development that meets the needs of designated Priority 
Housing Groups could lead to valuable opportunities for housing development that would not otherwise be 
financially viable without the Town’s involvement. From staff’s perspective, defined preferences could enhance 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  The OCP does not currently define preferences for how the Town 
should be involved in housing development that is deemed beneficial 
to the community  

Alignment with 
Strategic Plan 

 Compliant Advances ‘Housing’, ‘Good Governance’, and ‘Economic Prosperity’ 

Housing 
Contribution 
Potential 

 Significant 
Contribution 

The provision of preferences allows for opportunities to pursue 
housing development that would be beneficial to designated “Priority 
Housing Groups”, incentivizing the development of needed housing 
that may not be met by the market 
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Decision Point #14 Housing Topic: How the Town should be involved in housing 

OCP policies such as amenity and affordable housing requirements, as well as provide direction for the 
development of the WAAM Housing Business Plan. Note: Established preferences would not restrict Council from 
taking alternative action to support housing initiatives in the future. 
  

Alternatives 
1. Establish a modified list of preferences for the Town’s role in facilitating housing development from the 

list above 
2. Not to establish preferences for the Town’s role in facilitating housing development 

 

 

Attachments 
n/a 
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Decision Point #15 Housing Topic: How the Town should be involved in housing 

2025 Official Community Plan (OCP) Review 
Decision Point #15: Criteria for “OCP Compliance” 

Decision Required: Provision of clarity on how proposed housing developments should be assessed for 
compliance with the OCP.  Public Hearings may no longer be held for rezoning applications for residential 
developments which are compliant with the OCP. Given this, there is an opportunity for the OCP to provide 
guidance on how to determine a proposed development’s compliance with the OCP. 

Recommendation 
THAT the Committee of the Whole recommends to Council THAT staff work with the OCP Review Steering 
Committee to develop criteria and process for assessing proposed housing developments’ compliance with the 
OCP for the purpose of determining eligibility for a public hearing. 

Public Feedback 
n/a 

Staff Comment 
Public Hearings may no longer be held for rezoning applications for residential developments which are compliant 
with the OCP. At present, the Town’s OCP does not state how to formally decide whether a proposal truly “aligns” 
with its policies, leaving room for uncertainty and potential legal challenge. Crafting an explicit compliance 
checklist, referencing items such as location inside the Urban Containment Boundary, minimum density thresholds 
under the SSMUH Regulation, infrastructure capacity, and consistency with adopted design guidelines, would (a) 
satisfy the Province’s guidance, (b) streamline review times by reducing uncertainty and (c) protect Council’s 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  Clear criteria and process does not exist. In practice, development 
applications are currently being assessed by Council prior to holding 
1st Reading for an application. 

Alignment with 
Strategic Plan 

 Compliant Advances ‘Housing’ and ‘Good Governance’ 

Compatible with 
Sustainability Plan  

 Needs 
Discussion  

Criteria may provide parameters for the layered importance of any 
individual development proposal aligning with the Sustainability Plan. 
 

Environmental and 
Climate Impact  

 Needs 
Discussion  

Criteria may provide guidance for balancing environmental and 
climate impacts of development against overall benefits to the 
community 

Neighbourhood 
Compatibility 

 Needs 
Discussion 

Criteria may provide guidance for assessing neighbourhood 
compatibility of development 

Infrastructure 
Availability and 
Capacity 

 Compliant Criteria may provide guidance for ensuring necessary infrastructure 
availability and capacity early on in the development approvals 
process 
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Decision Point #15 Housing Topic: How the Town should be involved in housing 

discretion for projects that fall outside the checklist and therefore still warrant a public hearing.  
  

Alternatives 
1. Not to provide guidance on how proposed housing developments should be assessed for compliance 

with the OCP. 
 

 

Attachments 
n/a 
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Decision Point #16 Housing Topic: How the Town should be involved in housing 

2025 Official Community Plan (OCP) Review 
Decision Point #16: Delegation of Authority 

Decision Required: General guidance on which types of development approvals should be delegated to 
staff. 

Recommendation 
THAT the Committee of the Whole recommends to Council THAT the OCP provide guidance regarding the 
delegated authority to staff to issue Form and Character Development Permits within Residential Multi-Unit 
Housing Development Permit Area 1 (RMUH 1). 

Public Feedback 
The engagement record shows support for streamlining approvals. “Streamline the approval process” ranked 
second among the solutions in the on-line survey (selected by roughly one-third of respondents). In workshop 
discussions several participants said that waiting for a Council meeting adds unnecessary carrying costs and 
pushes the financial viability of small infill housing projects. For residents that favoured strong design controls, the 
concern was about maintaining design quality and not about who signs the permit, with residents largely showing 
agreement with the existing design guidelines. 

Staff Comment 
Council now reviews Form-and-Character Development Permits, and the time needed to get an application onto 
an agenda can add weeks or months to the review time, raising carrying costs for applicants. Provincial SSMUH 
guidance and recent correspondence discourages applying Form-and-Character DPAs to small-scale multi-unit 
housing and warns that the Province may override local authorities if they continue to delay approvals through 
cumbersome design controls. Delegating authority to staff would remove the scheduling delays and demonstrate 
that the Town can administer its DPA guidelines without creating backlogs, while still maintaining the same level 
of design standards noted as being vital to community character. During the 2024 development of the DP Area 
guidelines, staff worked with residents and real estate professionals to balance design standards with financial 
feasibility. Streamlining the approval process now is appropriate to mitigate the risk of provincial override. 
  

Alternatives 
1. Not provide any guidance regarding the delegation of Development Permits.  

 

Compatibility with Current Policy Goals 
Alignment with 
Strategic Plan 

 Compliant Advances ‘Housing’ and ‘Good Governance’ 

Housing 
Contribution 
Potential 

 Significant 
Contribution 

Delegating the authority to issue Development Permits would reduce 
the argument that the Development Permit Area Guidelines were 
causing processing delays.  
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Decision Point #16 Housing Topic: How the Town should be involved in housing 

Attachments 
n/a 
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Decision Point #17 Housing Topic: What housing should look like 

2025 Official Community Plan (OCP) Review 
Decision Point #17: 2024 Residential Design Guideline Confirmation 

Decision Required: Confirmation that the 2024 Interim Residential Design Guidelines should be made 
permanent and integrated by reference into the 2025 OCP.  

Recommendation 
THAT the Committee of the Whole recommends to Council THAT the “Interim” Residential Design Guidelines 
(2024) be made permanent in the 2025 Official Community Plan. 

Public Feedback 
Design preferences are intrinsically variable from person to person, but community feedback largely showed 
agreement with the 2024 Interim Residential Design Guidelines. 

Staff Comment 
The 2024 Residential Design Guidelines are already in effect, located within Zoning Bylaw No.800. As a part of the 
OCP Review process staff confirmed public support of the Design Guidelines to ensure that they are in keeping 
with public sentiments about form and character in the Town. Note: Integrating these guidelines into the OCP 
would solidify and make permanent the existing design standards. 

Alternatives 
1. Propose amendments to the existing 2024 Residential Design Guidelines 

 

 

Attachments 
n/a 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  The Design Guidelines are currently included in Zoning Bylaw No.800  
Alignment with 
Strategic Plan 

 Compliant Advances ‘Housing’ and ‘Climate Action’ 

Compatible with 
Sustainability Plan  

 Compliant Supports housing goals under “Green Buildings” and “Healthy 
Landscapes”. 

Environmental and 
Climate Impact  

 Compliant  Promotion of sustainable energy solutions and green building 
considerations 

Neighbourhood 
Compatibility 

 Compliant Includes guidelines for site integration and architectural harmony 
with the neighbourhood and the preservation of natural features 

Housing 
Contribution 
Potential 

 Needs 
Discussion 

The regulation of form and character can be seen as a disincentive for 
residential development due to the cost of adhering to strict design 
guidelines 
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Decision Point #18 Housing Topic: What housing should look like 

2025 Official Community Plan (OCP) Review 
Decision Point #18: DPA Guidelines to be moved from OCP to Zoning Bylaw 

Decision Required: Should the Development Permit Area guidelines be moved from their current location 
in the Official Community Plan to Zoning Bylaw No. 800, with a continued reference in the OCP?  

Recommendation 
1. THAT the Committee of the Whole recommend to Council THAT Development Permit Area guidelines be 

relocated from the draft 2025 Official Community Plan to Zoning Bylaw No. 800, with the OCP retaining 
brief policy statements and references to the zoning schedule. 

Public Feedback 
Public feedback collected during the 2025 OCP review supports toward efficiency: roughly one-third of survey 
respondents selected “streamline the approval process” in the Quality of Life Survey. 

Staff Comment 
Moving Form-and-Character DPA guidelines from the OCP to Zoning Bylaw 800 would have administrative 
benefits and also make the OCP easier to read. This change would include a reference in the OCP to the guidelines 
and would streamline the administration of the Official Community Plan and future updates. 

• Efficient updating. Locating guidelines in the zoning bylaw would let the Town fine-tune design standards 
more efficiently in response to changing needs or provincial housing directives. 

• Single regulatory reference. Applicants already consult the zoning bylaw for use, height and density; 
embedding DPA guidelines there creates a single, consolidated regulatory package and removes 
duplication between two bylaws. 

• Streamlined Bill 44 compliance. The Province’s Small-Scale Multi-Unit Housing (SSMUH) guidance signals 
that it may further limit local DPA powers if they prolong approval times. Housing-related changes 
handled within the zoning bylaw demonstrate proactive policy modernization and could help mitigate the 
risk of provincial override. 

• Reduced OCP size and complexity. Detaching the most technical portion of the document would help 
keep the updated 2025 OCP focused on vision, land-use policy and growth management, improving 
readability for the public. 

On balance, relocating the guidelines to Zoning Bylaw 800 offers an operational advantage to the Town when 
Development Permit Area updates are required and improves usability for the public.  

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Existing OCP 
Designation 

 The OCP currently includes all Development Permit Area Guidelines, 
with the exception of the 2024 Residential Multi-Unit Housing 
Development Permit Area 1 (RMUH 1) in Zoning Bylaw No. 900 



 

\\QB-SVR25-FILE\data\6400-6999 PLANNING AND DEVELOPMENT\6480 COMMUNITY PLANNING - OFFICIAL COMMUNITY PLAN\2023-2025 OCP 
Review\OCP Phase 3 (Policy Development)\Decision Point Docs June 25 COW\DRAFT Decision Point 18. DPA Guidelines to Zoning.docx 

Decision Point #18 Housing Topic: What housing should look like 

  

Alternatives 
1. Maintain the Development Permit Area Guidelines within the OCP. 

 

 

Attachments 
n/a 
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Decision Point #19 General OCP Topic 

2025 Official Community Plan (OCP) Review 
Decision Point #19: Restructuring of OCP  

Decision Required: Should the structure of the OCP be updated to provide a tighter focus on land use and 
development policies, with some existing OCP content being relocated to other high-level plans such as 
the Community Transportation Plan?  

Recommendation 
THAT the Committee of the Whole recommends to Council THAT staff work with the OCP Review Steering 
Committee to streamline the OCP structure to provide a tighter focus on land use and development policies with 
some existing OCP content being relocated to other plans such as the Community Transportation Plan or Zoning 
Bylaw.  

Public Feedback 
n/a 

Staff Comment 
Amending the OCP to provide a tighter focus on land use policies will make the OCP more accessible, and help to 
clarify what information, regulations, and plans are relevant for any specific purpose (such as development). This 
would include clear pathways located within the OCP which relay information about which other documents 
regulate properties within the Town and how they are interconnected with the OCP and with each other. 
Historically, the OCP has become a depository for important policies, regardless of whether the OCP is the 
appropriate location in the Town’s policy hierarchy. By providing clear and structured references to non-land-use 
specific policies and how those policies interact with the greater hierarchy of Town plans, transparency about 
public process and the Town’s regulatory framework can be improved. Note: If advanced, important policies in 
Town governance would be strategically located to the appropriate place in the Town’s policy and regulatory 
structure with guidance from the OCP Review Steering Committee. 

Alternatives 
1. To retain the existing content within the OCP with improved clarity about the interrelation of various 

policies and plans 
 

 

Compatibility with Current Policy Goals 
Criterion Assessment Key Points 

Current use  The OCP currently contains some policies such as the Sustainability 
Plan, which are not required content for the OCP 

Alignment with 
Strategic Plan 

 Compliant Advances ‘Good Governance’ 
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