
 NOTICE OF MEETING AND AGENDA 
SPECIAL COUNCIL MEETING 

 
Monday, May 27, 2024, 9:00 AM 

Memorial Hall, 290 Esplanade Avenue,  
Harrison Hot Springs, BC V0M 1K0 

 
 
THIS MEETING WILL BE CONDUCTED IN-PERSON AND VIA ZOOM VIDEO CONFERENCE 

1. CALL TO ORDER 
 

Meeting called to order by Mayor Wood 
Acknowledgement of Sts’ailes traditional territory. 

 
2. INTRODUCTION OF LATE ITEMS 
 
3. APPROVAL OF AGENDA 
 
4. NEW BUSINESS 
 

(a) State of Local Emergency 
Report of Chief Administrative Officer dated May 21, 2024 
Re: SenseNet Update 
 
Recommendation: 
 
THAT Council select one of the following options: 
 
Option 1:  
 
THAT Council direct staff to work with Rogers Communications to install the  
SenseNet/SenseCore system that includes software, 65 sensors, 4 gateways and 3 
zoom cameras to be deployed in strategic locations including the East Sector Lands 
at a cost of up to $150,000.00 (including installation) to be funded by general 
reserves.  
 
Option 2: 
 
THAT Council direct staff to work with Rogers Communications to install the  
SenseNet/SenseCore system that includes software, 100 sensors, 5 gateways and 3 
zoom cameras to be deployed in strategic locations including the East Sector Lands 
at a cost of up to $205,000 (including installation) to be funded by general reserves.  
 
Option 3:  
 
THAT Council direct staff to work with Rogers Communications to install the  
SenseNet/SenseCore system that includes software, 100 sensors, 5 gateways and 5 
zoom cameras to be deployed in strategic locations including the East Sector Lands 
at a cost of up to $235,000.00 (including installation) to be funded by general 
reserves.  
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Option 4:  
 
THAT Council direct staff to work with BC Wildfire Service (the Province) to explore 
an early wildfire detection system that provides regional protection.  
 
Subject to option 1, option 2 or option 3 being selected:  
 
THAT Council approve an annual increase to taxation at approximately 2% (up to 
$50,000 per year) to fund the annual subscription, operation and maintenance of the 
early wildfire detection system while the system is in operation. 
 
THAT Council direct staff to establish a reserve fund for the expansion and/or 
upgrade to the early wildfire detection system. 
 

5. CORRESPONDENCE 
 

The following items of correspondence were received by Council resolution at the May 
21, 2024 Regular Council Meeting, however, discussion under “Business Arising from 
Correspondence” was not completed prior to meeting adjournment. 

 
(a) Letter dated May 15, 2024 from Fire Chief Genest  

Re: SenseNet 
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(b) Email dated April 15, 2024 from Harrison Watersports 
Re: Harrison Watersports 
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6. BUSINESS ARISING FROM CORRESPONDENCE 
 
7. REPORTS OF COUNCILLORS, COMMITTEES, COMMITTEE OF THE WHOE AND COMMISSIONS 
 

(a) Report of the Environmental Advisory Committee dated May 21, 2024 
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8. REPORTS FROM MAYOR 
  

9. REPORTS FROM STAFF 
 

(b) Report of Corporate Officer dated May 21, 2024 
Re: Release of Legal Invoices 
 
Recommendation: 
 
THAT the Corporate Officer’s report dated May 21, 2024 attaching legal invoices 
identifying the subject matter and dollar amount from November 1, 2022 to March 31, 
2024 be received for information. 
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(c) Report of Community Services Manager dated May 21, 2024 
Re: Accessible Playground and Shade Features – Contract Award 
 
Recommendation: 
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THAT the Community Services Manager’s report dated May 21, 2024 regarding 
Accessible Playground and Shade Features contract award to Habitat Systems be 
received for information. 
 

(d) Report of Planning Consultant dated May 21, 2024 
Re: Harrison Watersports Crown Land Tenure Application 
 
Recommendation: 
 
THAT Council reject the proposed new location for the Harrison Watersports’ 
commercial moorage. 

 

Page 41 

(e) Report of Planning Consultant dated May 21, 2024 
Re: Development Permit – 318 Hot Springs Road 
 
Recommendation: 
 
THAT Development Permit DP 05/23 be issued to 1044018 BC Limited for the 
property located at 318 Hot Springs Road, Harrison Hot Springs for land legally 
described as: 
 
Lot # (AE36501) Sec 13, Twp 4, Rg 29, W6M, New Westminster Land District Plan 
251 
 
Subject to the Village receiving an irrevocable Letter of Credit in the amount of 
$7,613.00. 
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(f) Report of Planning Consultant dated May 21, 2024 
Re: Development Permit – 511 Lillooet Avenue 
 
Recommendation: 
 
THAT Development Permit DP 05/22 be issued to 2118 Development Limited for 
property located at 511 Lillooet Avenue, Harrison Hot Springs for land legally 
described as: 
 
Lot A, Sec 13, Twp 4, Rg 29, W6M, New Westminster District Plan EPP 108940 
Subject to the following; 
 

a) The registration of a save-harmless flood covenant that is acceptable to the 
Village, be placed on title; 

b) For the installation of or the placement of any signs on the building or 
structure, the applicant must follow the requirements as outlined in the Village 
of Harrison Hot Springs Sign Bylaw No. 1126, 2018, as amended from time to 
time. To start this process, a Comprehensive Sign Plan application must be 
submitted, and approved by the Village; 

c) The pending Zoning Bylaw text amendments, associated with this site, are 
approved; 
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d) The applicant entering into a Works and Services Agreement, to address 
servicing, frontage improvements, the placement of street furniture and the 
update to the Rendall Park washroom facilities, 

e) The applicant entering into a Works and Services Agreement to address the 
Landscaping requirements, 

f) The applicant entering into a covenant to address the placement of an Electric 
Vehicle Charging outlet, and 

g) The Village receiving an Irrevocable Letter of Credit in the amount 
of$2,052,334.00. 

 
(g) Report of Planning Consultant dated May 21, 2024 

Re: Development Permit – 553 and 555 Lillooet Avenue 
 
Recommendation: 
 
THAT Development Permit DP 03/23 be issued to 1103593 BC Limited for property 
located at 533 and 555 Lillooet Avenue, Harrison Hot Springs for land legally 
described as: 
 

i. Lot 2 Except part subdivided by Plan 70793, Sec 13 Township 4, Range 29 
West of the 6th Meridian, New Westminster District Plan 59945, and 

ii. Lot A, Sec 13 Township 4, Range 29 West of the 6th Meridian, New 
Westminster District Plan 70793 

 
 Subject to the following; 
 

a) The Village receiving an Irrevocable Letter of Credit in the amount 
of$650,353.00; 

b) The Fraser Valley Regional District issuing a Demolition Permit for any 
building or structures on the proposed site; 

c) The provision of at least one electric vehicle charging outlet being installed on 
the proposed site; 

d) The Village being provided with a copy of the Ministry of Transportation and 
Infrastructure access permit; 

e) The provision of a covenant indicating that the applicant must provide at least 
4 accessible Parking Stalls, that are the closest to the proposed development; 

f) A Comprehensive Sign permit being issued by the Village; 
g) The applicant entering into a Works and Services Agreement for utilities and 

frontage improvements with the Village; 
h) The applicant entering into a Landscaping Agreement with the Village; 
i) The applicant entering into a flood plain covenant; 
j) The application be referred to the Village’s Fire Department for their 

comments and recommendations. Any recommendations must be included in 
the Planning Review stage on the issuance of a building permit; and 

k) A report prepared by a competent professional with at least 10 years of 
professional experience, and accepted by the Village, that addresses: 
 
i. The estimation on the demand to be generated by the proposed 

development for water, and sewer services and in the case of any phased 
development, by each phase of the development; 
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ii. An analysis of the existing community water system and the existing 
community sewer system and outlining the options available for the supply 
and delivery of water and the provision of sewer services to the proposed 
development; 

iii. An estimation of the amount of additional surface drainage that could be 
generated by the proposed development and the options available for on-
site retention/absorption, collection, storage, and dispersal of such 
drainage; 

iv. Identification of, if applicable, the new capital works required for the 
proposed development for water, sewer, and the drainage systems and 
their cost and the potential funding sources for these expenditures. 

 
10. BYLAWS 
 

(a) Report of Corporate Officer dated May 21, 2024 
Re: Discharge of Firearms Bylaw No. 1207, 2024 
 
Recommendation: 
 
THAT Discharge of Firearms Bylaw No. 1207, 2024 be adopted. 
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(b) Report of Planning Consultant dated May 21, 2024 

Re: Small-Scale Multi-Unit Housing Requirements 
 
Recommendations: 
 
THAT Council direct staff to apply for an exemption on the prescribed number of 
housing units on a given lot, commonly referred to as Site Standards B and C; and 
 
THAT Council direct staff to post the required public notice for the adoption of the 
attached Zoning Amendment Bylaw No. 1208, 2024. 
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11. NEW BUSINESS 
  

12. QUESTIONS FROM THE PUBLIC (pertaining to agenda items only) 
 
13. ADJOURNMENT 
 

 

 

 

 
Amanda Graham 
Corporate Officer 





 

 
COUNCIL REPORT 

 
 
 

 

Regular Council 
File No: 7320-02 
Date: May 21, 2024 
 
 
To:  Mayor and Council 
From:  Tyson Koch, Chief Administrative Officer 
Subject: SenseNet Update 

 
 
RECOMMENDATION 
 
THAT Council select one of the following options: 
 
Option 1: 
 
THAT Council direct staff to work with Rogers Communications to install the 
SenseNet/SenseCore system that includes software, 65 sensors, 4 gateways and 3 zoom 
cameras to be deployed in strategic locations including the East Sector Lands at a cost of up to 
$150,000.00 (including installation) to be funded by general reserves. 
 
Option 2  
 
THAT Council direct staff to work with Rogers Communications to install the 
SenseNet/SenseCore system that includes software, 100 sensors, 5 gateways and 3 zoom 
cameras to be deployed in strategic locations including the East Sector Lands at a cost of up to 
$205,000 (including installation) to be funded by general reserves. 
 
Option 3: 
 
THAT Council direct staff to work with Rogers Communications to install the 
SenseNet/SenseCore system that includes software, 100 sensors, 5 gateways and 5 zoom 
cameras to be deployed in strategic locations including the East Sector Lands at a cost of up to 
$235,000.00 (including installation) to be funded by general reserves. 
 
Option 4: 
 
THAT Council direct staff to work with BC Wildfire Service (the Province) to explore an early 
wildfire detection system that provides regional protection. 
 
Subject to option 1, option 2 or option 3 being selected: 
 
THAT Council approve an annual increase to taxation at approximately 2% (up to $50,000 per 
year) to fund the annual subscription, operation and maintenance of the early wildfire detection 
system while the system is in operation. 
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SenseNet Update Report May 21, 2024 

 

THAT Council direct staff to establish a reserve fund for the expansion and/or upgrade to the 
early wildfire detection system. 
 
SUMMARY 
 
To provide an update to Council regarding SenseNet Wildfire Detection Solutions proposed to 
be installed in the Village of Harrison Hot Springs.  
 
BACKGROUND 
 
At the April 3rd, 2024 Regular Meeting of Council, the following resolution was considered by 
Council and failed: 
 

THAT Council sole-source to approve the acquisition of SenseNet interface fire 
detection system, which is generally described as 65 sensors, 4 gateways and 3 zoom 
cameras to be deployed in the East Sector forest with time being of the essence. 

 
MOTION FAILED 

OPPOSED BY COUNCILLORS FACIO, JACKSON, VIDAL 
 
At the April 30th, 2024 Special Meeting of Council, the following resolution was reconsidered by 
Mayor Wood per section 131 of the Community Charter and carried: 
 

THAT Council sole-source to approve the acquisition of SenseNet Interface Fire 
Detection System, which is generally described as 65 sensors, 4 gateways and 3 zoom 
cameras to be deployed in the East Sector forest with time being of the essence. 

 
At 10:34 am, Mayor Wood declared Councillor Facio’s Zoom connection was lost and 
deemed him to be no longer in attendance.  
 
Council voted on the reconsidered motion. 
 

CARRIED 
OPPOSED BY COUNCILLOR VIDAL 

 
DISCUSSION 
 
After the April 30th, 2024 Special Meeting of Council, staff reached out to SenseNet to request a 
meeting to gather all the information required to present to Council. SenseNet and Rogers 
Communications representatives presented their information to staff (which included a Fire 
Department member) on May 14th, 2024. SenseNet representatives requested that the proposal 
prepared for the Village remain confidential as it contains proprietary information therefore staff 
will not be sharing the proposal with the public.  
 
During the meeting with staff, it was determined that Rogers Communications is the service 
provider and is responsible for installation, operation and maintenance of the early fire detection 
system, SenseNet just provides the software and equipment to Rogers Communications (which 
includes the sensors, gateways and cameras). In addition, Rogers Communications will be the 
project manager (PM) for the project, which will include engaging all stakeholders, obtaining all 
necessary permits, and managing indigenous consultation as required. The SenseNet 
representative recommended including the westerly portion of the Village to provide protection 
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SenseNet Update Report May 21, 2024 

 

to the whole Village, not just the East Sector Lands. The SenseNet representative also advised 
staff that this equipment will not detect fires outside the general vicinity of the Village. 
 
When the system detects a fire, it is set up to send a notification in the form of an email, text or 
to a call center to alert/call the local authority of the location of the fire. Staff is recommending 
the notifications be directed to the Fire Chief and Deputy Fire Chief for response. During 
discussions with a FD team member, it was determined that FD members will not enter the 
forest (crown lands) as this area falls under the BC Wildfire Service’s jurisdiction, therefore they 
would be notifying the appropriate authorities to respond accordingly. The Village FD would only 
be on scene to provide support. 
 
Staff brought forward privacy concerns regarding the cameras, which can have a sight line of up 
to 50 kilometers. SenseNet representatives advised that people, vehicles and houses are 
blurred by the cameras in order to mitigate privacy concerns. The Village is responsible for 
complying with its obligations under the Freedom of Information and Protection of Privacy Act. 
Accordingly, staff will be obtaining a legal opinion to determine whether there are any additional 
steps that the Village must take in order to ensure that the project meets public privacy 
requirements.  
 
FINANCIAL CONSIDERATIONS 
 
SenseNet is offering promotional pricing for the installation of their sensors, cameras, and 
gateway as well as the first year of monitoring. Up-front costs will range from $129,000 to 
$204,000 dependent upon the package selected, plus an additional estimated $20,000 to 
$30,000 for contractor installation.  
 
Moving forward, subscription and monitoring services will have an annual cost of $50,000. This 
will result in an estimated 2% tax increase for all residents beginning in 2025 to cover the cost of 
these services.  
 
It should be noted, the equipment has a 5-to-10-year life span. Replacement costs are covered 
as part of the annual subscription. It is unknown at this time whether there will be any future 
increase to the subscription cost. 
 
Staff recommend establishing a reserve fund to fund future expansion and/or upgrade to the 
system. 
 
POLICY CONSIDERATIONS 
 
2023 Strategic Plan Priorities 
 
Public Safety – To ensure and enhance public safety. 
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SenseNet Update Report May 21, 2024 

 

Respectfully submitted by: 
 
 
 
 
_______________________  
Tyson Koch  
Chief Administrative Officer 
 

Financial Considerations Reviewed by: 
  
 
 
 
_______________________ 
Scott Schultz 
Chief Financial Officer, Deputy CAO 
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Springs HARRISON 
Hot            

Fire Department 

Amanda Graham, Corporate Officer
Village of Harrison Hot Springs, Resort Municipality 
Box 160, 495 Hot Springs Road 
Harrison Hot Springs, BC 
V0M 1K0 

May 15, 2024 

Hello Amanda, 

I am writing in regards to the Sensenet proposal that was tabled at the last council meeting.  The 
proposal was approved by council to move forward with the purchasing and installment of the 
Sensenet equipment within the village.   

I met with the Sensenet advisors and gathered information regarding this program and how it works. 
The original proposal was for 65 sensors + 4 gateways + 3 cameras at a cost of $129,000. There was 
also an additional $50,000 subscription cost which starts the second year of the program. This proposal 
was only going to support the East Sector area. I would like to bring forward my thoughts on this item 
and the proposal to have 100 sensors + 5 gateways + 3 cameras at the cost of $170,000.  There is also 
the additional $50,000 subscription cost which starts the second year of the program. With this 
proposal, it will cover the entire village. 

I would like to have this item put onto the agenda for the May 21 2024 council meeting for discussion 
and for the potential approval.  

Regards, 

Curtis Genest 
Fire Chief, Village of Harrison Hot Springs 
Box 160, 555 Hot Springs Road 
Harrison Hot Springs, BC 
V0M 1K0 
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From: Harrison Watersports <hwsportsmitch@gmail.com> 
Date: April 15, 2024 at 9:45:33 AM PDT 
To: Tyson Koch <tkoch@harrisonhotsprings.ca> 
Subject: Harrison Watersports Inc. 

Good morning Tyson, 

In August 2023, Harrison Watersports submiƩed an applicaƟon to the Village of Harrison and Council regarding our request for consideraƟon 
and an approval to obtain a new tenure locaƟon for our seasonal watersports business. In October 2023, our applicaƟon was discussed during 
a scheduled council meeƟng, but then referred back to Village staff for further discussion and consideraƟon. Upon further review with staff, it 
was communicated to all applicable parƟes involved that the locaƟon submiƩed would not be approved. We then worked with our 
consultant, All Tides ConsulƟng, and altered the locaƟon and provided more informaƟon that was requested and resubmiƩed our applicaƟon. 
The second applicaƟon was again denied. We had sent many requests via email regarding the possibility of a meeƟng with Village staff and 
ourselves, in order to discuss opƟons, possibiliƟes, and to answer any pending quesƟons they had regarding our submission. Unfortunately, 
the staff denied any such meeƟngs, as well as, they did not want to move forward with any further communicaƟon. As you are well aware, we 
have been in business in Harrison since 1996, and have been a highly contribuƟng asset to Harrison’s Tourism. We are looking to obtain 
support, guidance and hopeful consideraƟon from the Village and Council in order to be able to conƟnue to support our growing tourism 
community with fun family acƟviƟes.  

Harrison Watersports would like to work with the Village and Council in hopes to come to a posiƟve conclusion that would work for all parƟes. 
We kindly request your guidance and feedback regarding our submission and future tenure. Please also see the aƩached leƩers of support 
from The Chambers of Commerce and Tourism Harrison, and other supporƟng documents.  

We appreciate your Ɵme and aƩenƟon to this maƩer, and look forward to your prompt response. 

Sincerely, 

Mitchell Schindle 
Company Director 

Harrison Watersports 

hwsportsmitch@gmail.com 

https://harrisonwatersports.com

100 Esplanade Ave, Harrison Hot Springs
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To: The Village, Mayor, and council 
 

Harrison Watersports is a family run business currently opera<ng in the Village 
of Harrison Hot Springs, BC. It is a company devoted to providing fun and exci<ng 
ac<vi<es for all ages, while keeping the highest regards for safety. The company has 
been opera<ng safely on Harrison Lake for the past 30 years and was originally built 
from a founda<on of love and passion for the watersports industry. The founder, 
Craig Schindle, worked in the hospitality/tourism sector for 38 years, working for the 
Harrison Hot Springs Resort & Spa. While working at the resort, he con<nued to see 
the demand for family ac<vi<es on Harrison Lake from tourism guests. During this 
<me, there was not a lot provided in the way of watersports ac<vi<es or equipment, 
so Harrison Watersports was envisioned through inspira<on. Years later, Harrison 
Watersports captured an abundance of tourism when Craig introduced one of the 
largest inflatable waterparks in the world and has con<nued to be a major aRrac<on 
in the community to date. Harrison Watersports provides the Village of Harrison with 
a very unique service that promotes fun family ac<vi<es in the area. Much of the 
tourism that visits Harrison on a yearly basis is brought in through our watersports 
and adventure aRrac<ons, and it con<nues to compliment Harrison by giving our 
town more character and vibrancy. It also con<nues to bring in tourism from not only 
BC and other provinces in Canada, but interna<onally as well.  
 

Harrison Hot Springs is a resort des<na<on that focuses on tourism to support 
and sustain the local economy and businesses. Given the highly compe<<ve tourism 
market, it is crucial that Harrison has unique aRrac<ons and ameni<es to aRract 
families, par<cularly in the peak summer months. Harrison Hot Springs benefits 
directly from increased levels of tourism by suppor<ng these aRrac<ons. Addi<onal 
tourism dollars spent on the paid parking system in the summer months also 
generates revenue for the Village. The money that tourists spend can be reinvested 
into the local economies. Harrison Watersports has welcomed 35,000-45,000 patrons 
to Harrison on a yearly basis over the last two summer seasons.  
 

Tourism is a sector that is all about the people, and as such is an incredible 
source of employment for small local communi<es. Each job created provides 
addi<onal income that is spent locally. Harrison Watersports employs roughly 25-30 
staff seasonally, with a majority being from the local community. The addi<onal 
tourism dollars being spent also benefits the local merchants. Tourism con<nues to 
support these businesses, and also fosters new business ventures into the area as 
well. It also con<nues to unite people from all different cultures. Tourists are drawn 
to vibrant cultural des<na<ons, where they can immerse themselves in the local 
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cuisine, music and aRrac<ons. Harrison Watersports con<nues to offer affordable 
recrea<onal ac<vi<es within the community that welcomes all ages. This company is 
one of the leading tourism providers within the Village of Harrison.  
 

Harrison Watersports is currently seeking your considera<on and approval to 
relocate our tourism opera<on moorage to another loca<on within the jurisdic<on 
and boundaries. Please keep in mind that the floa<ng waterpark loca<on will not be 
moving, Just the loca<on of the commercial recrea<on moorage. This is outlined well 
in site plans included with this leRer, for your review. 

 
We need your support for a commercial recrea<on moorage on Harrison Lake to 
con<nue our business opera<ons and much needed and popular tourism aRrac<ons. 
Our current moorage loca<on can no longer provide us with the tenure we require to 
operate our business, as we require long term tenure to con<nue to facilitate our 
business needs. Previously we had been receiving a 5-year sub-lease contract from 
the Resort, which quickly turned into a 2-year sub-lease. Now in 2023, the Resort has 
decided to offer us a 1-year sub-lease with no promise of con<nua<on. With this 
con<nued decrease in contract length, it has made it very difficult for Harrison 
Watersports to operate. Our company wants to operate successfully and be able to 
provide these popular aRrac<ons, so that we can con<nue to bring in tourism to our 
community. We believe that the Harrison Watersports applica<on area will work 
hand in hand with the outdoor ac<vity structure and area that The Village has just 
completed construc<on on in 2023.  
 

Harrison Watersports would love to con<nue to flourish and provide 
amusement, entertainment, and posi<ve experiences in the community. We fear that 
our business will have to shut down and discon<nue without support from our 
community. We are seeking support from the Harrison community and Municipal 
staff for this solu<on to keep Harrison Watersports a part of this community for many 
years to come.  
 
Sincerely 
The Schindle family 
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April 4th, 2024

Mayor and Council
Village of Harrison Hot Springs
495 Hot Springs Road, P.O. Box 160
Harrison Hot Springs, BC V0M 1K0

RE: Timely updates & clear communication request

Dear Mayor Wood and Council Members,

On behalf of the Harrison Agassiz Chamber of Commerce, which proudly serves the business
communities of Harrison Hot Springs, Agassiz/District of Kent, Harrison Mills, and the
surrounding Indigenous communities, I am writing to express our commitment to fostering a
supportive environment for all businesses within our region. Our Chamber advocates for policies
and practices that promote economic growth and the well-being of our diverse business
community.

One of the hallmarks of our region is its vibrant mix of businesses that contribute significantly to
our local economy, culture, and community life. A prime example of such a business is Harrison
Watersports, a family-owned enterprise that has provided employment opportunities for over 30
individuals during peak season and has been a cornerstone of our tourism and recreational
offerings for many years. Their dedication to the community and role in attracting visitors to our
region cannot be overstated.

While we understand that each business's circumstances and needs may differ, leading to
varying views on specific municipal decisions, we believe in the importance of a transparent,
informed, and expedient decision-making process by our municipal authorities. This approach
not only aids businesses in navigating challenges and planning for the future but also
strengthens the trust and collaboration between the business community and municipal
governance.

Therefore, we respectfully request that the Village Council and municipal staff work towards
providing more timely updates, clear communication regarding the status of requests and
applications, and estimated timelines for decisions. We appreciate that municipal
decision-making involves complex considerations and aim not to diminish this complexity but to
advocate for a process that allows businesses to remain informed and prepared.

Our Chamber recognizes the efforts and challenges faced by the municipality in balancing
diverse interests and the well-being of our communities. We are committed to working
collaboratively towards solutions that support business sustainability and community prosperity.
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We believe that by enhancing communication and transparency in municipal processes, we can
collectively ensure the Harrison Agassiz region remains a vibrant, attractive, and competitive
place to live, work, and visit. We look forward to your support in this endeavour and are
available to discuss this further at your convenience.

Thank you for considering our perspective. We are eager to contribute to a dialogue that
advances the interests of our business community and the broader Harrison Agassiz region.

Sincerely,

Rob Hole
President
Harrison Agassiz Chamber of Commerce
P: 780-826-0083 / E: rob@octopuscreative.ca
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March 31st, 2024 
 
Mayor and Council 
Village of Harrison Hot Springs 
495 Hot Springs Road, P.O. Box 160  
Harrison Hot Springs, BC V0M 1K0 
 
RE: Harrison Watersports 
 
Dear Mayor Wood and Council Members, 
 
Tourism Harrison River Valley has for the last 17 years been working with tourism partners 
throughout our region to create a vibrant tourism economy that benefits both visitors and 
residents alike which is reflected in our stated mission: “to collaborate with our partners to grow 
our tourism offerings and responsibly steward our tourism assets for all.”  Tourism is the primary 
industry of Harrison Hot Springs, and its success ensures a vibrant economy, plentiful 
employment opportunities and significant property taxes to support municipal infrastructure.   
 
One of our key summer attractions, Harrison WaterSports, brings in thousands of visitors every 
summer and provides a wonderful venue for youth and those young at heart to enjoy Harrison’s 
version of “Wipeout”. This family-owned business has a long history in Harrison, a strong 
following, and has grown to employ up to 30 people.  They have been good and active partners 
for Tourism Harrison providing giveaway tickets for contests and promotions.   
 
We have been informed that they are looking to change certain logistics of their operation and 
potentially move location.  While we are not in a position to speak to the legal issues 
surrounding beach access or water lots, we would encourage the Village to provide timely and 
transparent responses to information requests so that Harrison WaterSports can plan its future 
operations effectively and efficiently.  
 
We understand how busy Village staff are and realize they have many competing demands. We 
have worked closely with Village staff over the years and appreciate their dedication and 
professionalism and would simply encourage clarity for Harrison WaterSports as they attempt to 
execute their plans for the future. 
 
Sincerely 
  
  
Robert Reyerse 
Executive Director  
Tourism Harrison 
 
cc Mitchell Schindle, Harrison Watersports 
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COUNCIL REPORT 

 
 
 

 

Regular Council 
File No: 0360-20-07 
Date: May 21, 2024 
 
 
To:  Mayor and Council 
From:  Amanda Graham, Corporate Officer 
Subject: Environmental Advisory Committee Report 

 
 
SUMMARY 
 
To present resolutions and information on behalf of the Environmental Advisory Committee for 
Council’s consideration. 
 
BACKGROUND 
 
On Wednesday, May 8th, 2024, the Environmental Advisory Committee met and unanimously 
passed the following resolution regarding recommended Council action: 
 

THAT Council direct staff to explore thermoplastic options to replace the existing fish 
markings on storm drains in the Village. 

 
Additionally, during a discussion under the agenda item “2023 Strategic Plan” the Community 
Services Manager provided the following update to the Committee: 
 

The Community Services Manager highlighted the Environmental Protection Strategic 
Priority and gave an overview of the priority actions including developing a climate action 
and mitigation plan, conducting and environmental review of the Miami River, and 
developing an action plan for a portion of the lagoon. The Miami River Streamkeepers 
Society conducts regular water testing at multiple sites along the river. If a representative 
from the Department of Fisheries and Oceans can attend an upcoming meeting, the 
Committee can have the opportunity to ask about further testing and/or assessments.  
 
The Community Services Manager advised that the Fraser Valley Regional District is 
planning to do a regional Climate Action Plan that would include the Village of Harrison 
Hot Springs. There will be opportunities for engagement from the community and the 
Committee when that process begins.  

 
POLICY CONSIDERATIONS 
 
2023 Strategic Plan Priorities 
 
Environmental Protection – To restore and protect the environment for future generations. 
 

13



Environmental Advisory Committee Report Report May 21, 2024 

Respectfully submitted: 

_______________________ 
Amanda Graham 
Corporate Officer 

_______________________  
Ed Wood, Chair  
Environmental Advisory Committee 
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COUNCIL REPORT 

 
 
 

 

Regular Council 
File No: 4200-01 
Date: May 21, 2024 
 
 
To:  Mayor and Council 
From:  Amanda Graham, Corporate Officer 
Subject: Release of Legal Invoices 

 
 
RECOMMENDATION 
 
THAT the Corporate Officer’s report dated May 21, 2024 attaching legal invoices identifying the 
subject matter and dollar amount from November 1, 2022 to March 31, 2024 be received for 
information. 
 
SUMMARY 
 
To release legal invoices as requested by Council. 
 
BACKGROUND 
 
At the April 3, 2024 Regular Council Meeting, Council passed the following resolution: 
 

Moved by Mayor Wood 
Seconded by Councillor Allen 
 
THAT Council release all legal invoices from November 1, 2022 to April 3, 2024, 
identifying only the subject matter and dollar amount. 
 

CARRIED 
UNANIMOUSLY 

RC-2024-04-25 

 
DISCUSSION 
 
Attached to this report are copies of the Billing Summaries received by the Village from Lidstone 
and Company Barristers and Solicitors for the provision of legal services between November 1, 
2022 and to March 31, 2024.  
 
FINANCIAL CONSIDERATIONS 
 
There are no financial considerations associated with this report. 
 
POLICY CONSIDERATIONS 
 
There are no policy considerations associated with this report.  
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Release of Legal Invoices Report May 21, 2024 

Respectfully submitted: 

_______________________ 
Amanda Graham 
Corporate Officer 

Reviewed by: 

_______________________ 
Tyson Koch  
Chief Administrative Officer 

Attachment: Billing Summaries from Lidstone and Company 
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Regular Council 
File No: 2240-20-100 
Date: May 21, 2024 
 
 
To:  Mayor and Council 
From:  Christy Ovens, Community Services Manager 
Subject: Accessible Playground and Shade Features – Contract Award 

 
 
RECOMMENDATION 
 
THAT the Community Services Manager’s report dated May 21st, 2024 regarding the Accessible 
Playground and Shade Features contract award to Habitat Systems be received for information. 
 
SUMMARY 
 
To provide an update to Council regarding the construction of the Accessible Playground and 
Shade Features at the beachfront. 
 
BACKGROUND 
 
The Accessible Playground and Shade Features project is from the Village’s 2022/23 – 2024/25 
Resort Development Strategy (RDS) utilizing Resort Municipality Initiative (RMI) funding. 
 
Over the past several years, the Village has been focusing on increasing accessible tourism 
with projects including the installation of mobi-mats for water access, the construction of an 
accessible viewing platform, and the installation of accessible picnic tables. To further promote 
inclusive play, an accessible playground will be installed at the beachfront. In response to 
climate change and the need for relief from the heat, shade features will also be installed. 
 
The existing 5-12 year old playground will be removed and replaced with new playground 
equipment. Rubber surfacing will be installed while still including a portion of the playground to 
have sand to support site maintenance by Village staff. A shade feature will be added above the 
existing tots beach playground to provide shade until this playground equipment reaches the 
end of its lifespan. At that time, staff will determine if any further play equipment is required or 
determine a usage for this covered space. Swings, including a molded bucket swing will be 
added to the existing grass area beside the tot playground with plans to add rubber surfacing at 
this location if future funding permits. 
 
A goal of this RDS project is to enhance visitor experience and satisfaction by improving the 
quality and quantity of tourism amenities and tourism related infrastructure. It also aims to 
increase the number of accessible / barrier free amenities by adding on to existing amenities 
and installing at least one new amenity.  
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Accessible Playground and Shade Features – Contract Award May 21, 2024 

 

 
DISCUSSION 
 
The Village engaged in a competitive tender process and issued a Request for Proposals (RFP) 
on February 1st, 2024. The Village received eight (8) proposals by the closing date of February 
28th, 2024 and completed an evaluation based on financial, corporate and technical criteria. As 
outlined in the Village’s Purchasing and Procurement Policy No. 1.08, given that this project was 
included in the approved Financial Plan, staff has awarded the contract to Habitat Systems. 
Project. Work is set to commence in mid-September 2024. 
 
Below are images to highlight a few of the inclusive play features of this project, a 
communication board and fully wheelchair accessible we-go-round. 
 
 

                     
        
Along with the inclusion of accessible rubber surfacing, the proposal called for a number of 3D 
characters. Drawings are still being finalized but some preliminary examples can be seen below. 
 

    
 
The bear will provide a climbing opportunity, as a 
roller sensory slide and will be located at the top of 
the “hill”, also accessible via the existing pathway 

Salmon and sturgeon are planned to be 
incorporated into the blue (water) areas of the 
rubber surfacing 

 

36



Accessible Playground and Shade Features – Contract Award May 21, 2024 

 

 
 
 
Reminiscent of the sandcastle 
competitions that used to be held 
in the Village, rubber surfacing will 
be utilized to create a 3D 
sandcastle in the area of the 
playground that will have sand. 
The goal is that children will utilize 
this space and gain inspiration 
from this 3D castle to build their 
own creations alongside it.  
 
 
 

 
 

 
 
Overall concept drawing of the playground and shade structures is shown above for reference. 
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Accessible Playground and Shade Features – Contract Award May 21, 2024 

 

 
 
Overall concept drawing of the rubber surfacing designs. 
 
FINANCIAL CONSIDERATIONS 
 
The RFP submitted by Habitat Systems quotes the project at a total cost of up to $700,000. 
Funding for this project will come from the Resort Municipality Initiative. 
 
POLICY CONSIDERATIONS 
 
2023 Strategic Plan Priorities 
 
Healthy Livable Community – To promote and enhance a healthy lifestyle for all ages. 
 
 
Respectfully submitted: 
 
  
 
 
_______________________ 
Christy Ovens 
Community Services Manager 
 

Reviewed by: 
 
 
 
 
_______________________  
Tyson Koch  
Chief Administrative Officer 
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Accessible Playground and Shade Features – Contract Award May 21, 2024 

 

 Financial Considerations Reviewed by: 
  
 
 
 
_______________________ 
Scott Schultz 
Chief Financial Officer, Deputy CAO 
 

 
 

39



40



COUNCIL REPORT 

Regular Council 
File No: 3020-01 
Date: May 21, 2024 

To: Mayor and Council 
From: Ken Cossey, Planning Consultant 
Subject: Harrison Watersports Crown Land Tenure Application 

RECOMMENDATION 

That Council reject the proposed new location for the Harrison Watersports’ commercial 
moorage.  

SUMMARY 

Harrison Watersports made a crown land tenure application to the province to allow the operators 
to relocate their tourism operation moorage (docks) from one site to another. Please note that the 
current floating waterpark location will not be changing.  

BACKGROUND 

Harrison Watersports’ commercial moorage has been operating in conjunction with Harrison 
Watersports’ floating inflatable fun park, on a seasonal basis, for several years. This business 
arrangement is no longer satisfactory for the moorage operators, so they have selected a new 
site to operate from. The proposed site is identified below. As the site is located on the lake, the 
proponents have made a crown land tenure application.  

The proposed site is approximately 0.304 Ha (0.75 Ac or 3,040 M2) in size and located on the 
outer west side of the lagoon. Public amenities in the area include the Village’s public shelter, 
public washrooms, the berm trail, a swimming area, and the workout area. The proposed site is 
also approximately 120 M east of the municipal seaplane dock.  

Proposed 
tenure site 
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Harrison Watersports Crown Land Tenure Application May 21, 2024 

DEVELOPMENT PROPOSAL 

Harrison Watersports’ commercial moorage proposed new facility will still function as the loading 
and unloading point for the floating park area In addition to this function, the site will also house 
a ticketing office, change rooms, storage huts and boxes, the rental of 10 sea-doos, and the rental 
of bumper boats. The site will include a collection of aluminum frame walkways, and either timber 
frame or steel frame floats. The proponent has determined that the safest way to conduct business 
will be to have their clients moving around the facility in either a clockwise or counterclockwise 
direction.  

The proponents are proposing an underground electrical system and will need to set this up with 
BC Hydro. The proponents are not looking to connect to the Village’s water or sewer systems. 
From a fire safety perspective, an unknown quantity of fire extinguishers will be placed throughout 
the moorage facility.  

DISCUSSION 

Although the Village has not, at the date that this report was written, officially received a crown 
land referral, Council required staff to look at the project and report back to Council. Since this 
earlier Council directive, staff have been working with the owner’s agent on a review of the 
proposed development materials submitted. Several concerns were raised at the staff level and 
shared with the applicant’s agent, as outlined below. 

Concerns 

The selected site is proposed to be against the berm created many years ago that goes around 
the lagoon and as such, heavy equipment should not travel across the berm. The heavy 
equipment may either collapse or damage any portion of the berm. Additionally, the site is 
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Harrison Watersports Crown Land Tenure Application May 21, 2024 

immediately adjacent to a public swimming area, creating a high likelihood of conflicts between 
jet ski operators and swimmers as the jet skiers move in and out of the proposed docking area. 
Finally, the site is  directly opposite the Village’s water intake pipe. Staff is concerned that the 
intake pipe could be damaged if the proposed docking facility breaks free. The latter concern was 
raised when the proposal was discussed with the Utilities Department.  

FINANCIAL CONSIDERATIONS 

There are no financial considerations associated with this report. 

POLICY CONSIDERATIONS 

Not applicable. 

Respectfully submitted: 

_______________________ 
Ken Cossey, MCIP, RPP 
Planning Consultant 

Reviewed by: 

_______________________ 
Tyson Koch  
Chief Administrative Officer 

Attachment: All Tides Consulting & Design – crown land tenure application maps (12) 
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COUNCIL REPORT 

 
 
 

 

Regular Council 
File No: 3060-20-DP05/23 
Date: May 21, 2024 
 
 
To:  Mayor and Council 
From:  Ken Cossey, Planning Consultant 
Subject: Development Permit – 318 Hot Springs Road 

 
 
RECOMMENDATION 
 
THAT Development Permit DP 05/23 be issued to 1044018 BC Limited for property located at 
318 Hot Springs Road, Harrison Hot Springs for land legally described as: 
 
Lot E (AE36501) Sec 13, Twp 4, Rg 29, W6M, New Westminster District Plan 251 
 
subject to the Village receiving an Irrevocable Letter of Credit in the amount of $7,613.00. 
 
SUMMARY 
 
To present a draft Development Permit for Council’s consideration with respect to the demolition 
of a cottage on the property located at 318 Hot Springs Road.  
 
BACKGROUND 

 
Late last year, Village staff, along with FVRD Building Inspection and Bylaw Enforcement staff 
met with the owners 318 Hot Springs Road. It had come to the Village’s and FVRD’s attention 
that the applicant had constructed a cottage on the site without the benefit of either a Building or 
Development Permit.  
 
Parcel Size, and adjacent uses 
 
This site is approximately 0.167 Ha (0.412 Ac, 1670.8 M2, or 17,985 ft2) in size, is currently 
developed and is accessible from Hot Springs Road.  
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318 Hot Springs Road 

 

 
 
The site is zoned for C-1 activities and is surrounded to the north, west and east by other C-1 
properties. The southern border of the property is adjacent to Miami River and is a part of the 
Riparian Protection Development Permit Area.  
 

 
 
 

Site 
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Current and Proposed Land Use 

The main building on the site is currently closed, but it was used as a restaurant prior to the 
past lease holder moving out. The applicant wishes to continue using this building as a 
restaurant. A restaurant is a permitted use in this zone.  

Zoning Bylaw and OCP Designation 

Based upon a review of the Village’s OCP Bylaw No. 1184, 2022, the site is within the Village 
Centre Designation and two Development Permit Areas; the Lakeshore Development Permit Area 
which addresses the form and character of the proposed building or structure and the Riparian 
Protection Development Permit Area.  

As the cottage is being demolished, the Lakeshore Development Permit is not applicable in this 
case. However, the demolition must meet the requirements of the Riparian Protection 
Development Permit Area which this report seeks to address. As outlined below the site is zoned 
C-1, and the proposed use is permitted.

Site 

Site 
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DISCUSSION 
 
Assessment report 8638 (attached to this report), meets the requirements of the Development 
Permit guidelines. Accordingly, the Development Permit may now be issued.  
 
Development Permit Area (DPA) Guideline Objective 
 
The guidelines for this DPA are contained within section 4.7 of the OCP, on page 29.  

 

4.7.1  Guidelines 
 

A Riparian Protection Area Development Permit must not be issued until the Village has been 
provided with a copy of an assessment report, prepared by a Qualified Environmental Professional 
who has carried out an assessment, that: 

 
a. Certifies that the Qualified Environmental Professional is qualified to carry out the 

assessment. 
b. Certifies that the provincial assessment methods have been followed. 
c. Provides the professional opinion of the Qualified Environmental Professional that: 

 
i. if the development is implemented as proposed there will be no harmful alteration, 

disruption or destruction of natural features, functions and conditions that support fish 
life processes in the riparian assessment area; or 

ii. if the width of the streamside protection and enhancement area identified in the report 
is protected from the development, and the measures identified in the report as 
necessary to protect the integrity of those areas from the effects of the development are 
implemented by the developer, there will be no harmful alteration, disruption or 
destruction of natural features, functions and conditions that support fish life processes 
in the Riparian Assessment Area. 

 
The Village may include, as conditions of approval of a Development Permit application, the 
measures identified by a Qualified Environmental Professional in the riparian assessment report 
necessary to protect both the streamside area and the enhancement area. 

 
Source: Harrison Hot Springs Official Community Plan Bylaw No.1184, 2022 

 
Staff is of the opinion that the attached draft development permit meets the requirements of the 
Development Permit guidelines. 
 
Referral Agencies 
 
Upon a review of the application, staff are of the opinion that this application does not need to be 
referred to any external agency. 
 
Notice on Title – Flooding Covenant 
 
There is a covenant registered against the Lot that addresses any potential flooding issues. 
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Issues of concern 
 
None at this time. 
 
FINANCIAL CONSIDERATIONS 
 
There are no financial considerations associated with this report. 
 
POLICY CONSIDERATIONS 
 
2023 Strategic Plan Priorities  
 
Environmental Protection – To restore and protect the environment for future generations. 
 
OCP – Village Centre Designation and the Riparian Protection Development Permit Guidelines 
 
Zoning Bylaw – C-1 zone regulations and other applicable regulations 
 
Respectfully submitted: 
 
 
 
 
_______________________ 
Ken Cossey, MCIP, RPP 
Planning Consultant 
 

Reviewed by: 
 
 
 
 
_______________________  
Tyson Koch  
Chief Administrative Officer 
 

 
Attachment: DP 3060-20-DP05/23 
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Village of Harrison Hot Springs 

DEVELOPMENT PERMIT NO. DP 05-23 
 

ISSUED this ____ day of _______, 2024 
 

FILE No: 3060-20-DP05-23 
FOLIO Number: 5240-16341 

TO:   1044018 BC Limited 
(the “Permittee”) 

ADDRESS: 7425 Sinclair Crescent 
  Surrey, BC 
  V3W 4H2 
 
1. This Development Permit is issued subject to compliance with all of the bylaws of the 

Village of Harrison Hot Springs applicable thereto. This Development Permit must not be 
used to supplement any bylaw or vary the requirements of the Village of Harrison Hot 
Springs Zoning requirements.  

 
2. This Development Permit applies to and only to those parcels of land(s) within the Village 

of Harrison Hot Springs legally described below: 
 

Parcel Identifier: 017-217-601 
 

Legally Described as: Lot E (AE36501), Sec 13 Township 4, Range 29 West of the 6th 
Meridian, New Westminster District Plan 251 

 
and any and all buildings, structures, and other development thereon.  

(the “Lands”) 
 
3. This Development Permit is issued only to allow:  
 for the demolition of a cottage constructed without a building permit 
 
4. The development must be carried out according to the following time schedule, if 

applicable: N/A 
 
5. As a condition of the issuance of this Development Permit, the Council holds security in 

the form of an Irrevocable Letter of Credit in the amount of $7,613.00 to ensure that 
development is carried out in accordance with the terms and conditions of this 
Development Permit. Should any interest be earned upon the security, it must accrue to 
the Permittee and be paid to the Permittee, if the security is returned. The condition of the 
posting of the security is that should the Permittee fail to carry out the work hereby 
authorized according to the terms and conditions of the Development Permit within the 
time provided, the Village may use the security to carry out the work by its servants, agents 
or contractors, and any surplus must be paid over to the Permittee; or should the Permittee 
carry out the work Permitted by this Development Permit within the set time set out below, 
the security must be returned to the Permittee.  
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6. THE FOLLOWING CONDITIONS APPLY TO THE DEVELOPMENT OF THE LANDS OR 

APPLY TO THE USE OF THE LANDS:  
i) Measures to protect the Streamside Protection and Enhancement Area (SPEA) 

must include placing the construction debris on the asphalt area only and sweeping 
this surface to ensure that no construction debris run off enters the SPEA or into 
Miami Creek. 

ii) The environmental monitoring requirements outlined in Section 5, of the Riparian 
Areas Protection Regulation: Assessment Report, dated January 24, 2024, must 
be addressed.  

iii) The applicant securing a demolition permit from the Fraser Valley Regional District 
Building Inspection Department.  

 
7. The Permittee agrees that the Lands must be developed and used strictly in accordance 

with this Development Permit, including any attached plans, maps, and specifications. 
 
8. The following plans, maps or specifications are attached to and form a part of this 

Development Permit: 
i) Page 9 of 16, of the Riparian Areas Protection Regulation: Assessment Report, 

dated January 24, 2024, prepared by J. Alex Sartori 
 
9. This Development Permit is NOT a Building Development Permit, a subdivision 

approval nor a soil deposit or removal permit. 
 
10. This Development Permit must lapse on the _______ day of ______, 2026 unless the 

development is substantially started. 
 
RESOLUTION PASSED BY COUNCIL, THIS _____ day of __________, 2024 
 
I HEREBY CERTIFY that I have read the terms and conditions of the Development Permit 
contained herein. I understand and agree that the Village of Harrison Hot Springs has made 
no representations, covenants, warranties, guarantees, promises or agreements (verbal or 
otherwise) with the owner of the parcel of land or me other than those contained in this 
Permit. 
 
 
___________________________   ______________________ 
Jaspreet Jonal       Print Name 
(signature) 
 
___________________________   ______________________ 
Kulbir Jonal       Print Name 
(signature) 
 
 
 

___________________________ 
Corporate Officer 

63



 FORM 1  

   
Riparian Areas Protection Regulation - Qualified Environmental Professional - Assessment Report 

 

Form 1  Page 1 of 16
   

Riparian Areas Protection Regulation: Assessment Report  
Please refer to submission instructions and assessment report guidelines when completing this report. 

Date January 24, 2024 

I. Primary QEP Information  

First Name J. Alex Middle Name  

Last Name Sartori 

Designation R.P. Bio. Company: JAS Environmental Consulting   
Registration # 1811  Email: jasenvconsult@gmail.com 

Address  Unit 3508 – 1033 Marinaside Crescent 

City Vancouver Postal: V6Z A3A Phone #: 604-220-0199 

Prov/state BC Country: Canada   

II. Secondary QEP Information (use Form 2 for other QEPs) 

First Name       Middle Name       

Last Name       

Designation       Company        

Registration #        Email        

Address        

City       Postal/Zip       Phone #        

Prov/state       Country         

III. Developer Information 

First Name Jaspreet Middle Name  

Last Name Johal 

Company 1044018 B.C. Ltd. 

Phone #  
 

 Email:  

Address   

City Surrey Postal/Zip:    
Prov/state BC Country: Canada   

IV. Development Information 

Development Type  Removal of shed 

Area of Development (ha) 0.0026 Riparian Length (m) 52 

Lot Area (ha) 0.15 Nature of Development Removal 

Proposed Start Date 15-02-24 Proposed End Date 30-06-24 

V. Location of Proposed Development  

 Street Address (or nearest town) 318 Hot Springs Road, Harrison Hot Springs, BC 

Local Government Village of Harrison Hot Springs   

Stream Name Miami Creek 
Legal Description (PID) 017-217-601 Region: Lower Mainland 

Stream/River Type Stream DFO Area 29 

Watershed Code 110-232100   

Latitude 49 18’ 4.43” Longitude 121 47’ 8.99”  

 
Completion of Database Information includes the Form 2 for the Additional QEPs, if needed. 
Insert that form immediately after this page. 
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Table of Contents for Assessment Report 
                  Page Number 

1. Description of Fisheries Resources Values ……………………………….3 

 

2. Results of Riparian Assessment (SPEA width) …………………………..4 

 

3. Site Plan ………………………………………………………………………6 

 

4. Measures to Protect and Maintain the SPEA  

(detailed methodology only). 

1. Danger Trees…………………………………………………………..7 
2. Windthrow……………………………………………………………...7 
3. Slope Stability………………………………………………………….7 
4. Protection of Trees…………………………………………………….7 
5. Encroachment …………………………………………………………7 
6. Sediment and Erosion Control……………………………………….8 
7. Floodplain……………………………………………………………....8 

8. Stormwater Management…………………………………………8 

 

5. Environmental Monitoring …………………………………………………….9 

 

6. Photos …………………………………………………………………………..10  

 

 

7. Assessment Report Professional Opinion …………………………………..…15 
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Section 1. Description of Fisheries Resources Values and a Description of the 
Development proposal 

(Provide as a minimum: Species present, type of fish habitat present, description of current riparian 
vegetation condition, connectivity to downstream habitats, nature of development, specific activities 
proposed, timelines) 

 
Proposed Development: 
The removal of an unauthorized shed structure has triggered this riparian assessment report. An 
accessory shed structure (approximately 5m x 4m) was constructed on-Site in 2020 on the south-
west portion of the property within an area of existing human disturbance (asphalt parking area). 
No vegetation was removed for the installation of the shed. The shed is located 10.85m from the 
Top of Bank and is within the 30m Streamside Protection Enhancement Area (SPEA). Removal 
of the shed can be conducted without any impacts to adjacent vegetation and with no risk of 
erosion or sediment control requirements, or water quality impact risks. As the shed was 
constructed within an area of human disturbance (asphalt), no restoration is proposed. 
 
 
Description of Fisheries Resource Values: 
Miami Creek is a 9.2km watercourse that flows from Harrison Lake to Agassiz. The Site is located 
along the northern shore of the Creek, approximately 600m southeast of the river’s egress from 
Harrison Lake. The Site’s southern property line shares ~52m with the north bank of the Miami 
Creek.  The Creek bifurcates at the Site, flowing south as the Miami Slough, and continuing east 
as Miami Creek. Miami Creek branches once more approximate 1,335m southeast of the Site, 
where the eastern branch forms Hot Spring Slough and the western branch remains Miami 
Creek. 
 
Miami River’s channel type is defined as Riffle-Pool and it has been classified as an endangered 
watercourse as per the Sensitive Habitat Inventory and Mapping Atlas (SHIM). Rainbow Trout, 
Coho Salmon, and Steelhead have all been observed within the river. 
 
Under the definitions of RAPR, the potential vegetation type is tree. During the Site visit, sedges 
and Cattails (Typha latifolia) were identified between the high and low water mark. Western Red 
Cedar (Thuja plicata) and Bitter Cherry (Prunus emarginata) trees were located along the Top of 
Bank. Invasive Hogweed (Heracleum mantegazzianum) and Himalayan Blackberry (Rubus 
armeniacus) were also identified both on-Site and along the northern bank of the river. 
 
Due to access\private property issues, transects could only be collected from the subject property 
and at downstream locations.    
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Section 2. Results of Riparian Assessment (SPEA width) 

Attach or insert the Form 3 or Form 4 assessment form(s).  Use enough duplicates of the form to 
produce a complete riparian area assessment for the proposed development. 
 

2. Results of Detailed Riparian Assessment 
Refer to Section 3 of Technical Manual Date: Dec. 13, 2024 

Description of Water bodies involved (number, type) 1 

Stream 1 

Wetland       

Lake       

Ditch       

Number of reaches 1 

Reach # 1 

Channel width and slope and Channel Type (use only if water body is a stream or a 
ditch, and only provide widths if a ditch) 

Channel Width(m)  Gradient (%) 

starting point 28.0        I, J. Alex Sartori (name of qualified environmental professional), 
hereby certify that: 
a) I am a qualified environmental professional, as defined in the 

Riparian Areas Protection Regulation made under the Riparian 
Areas Protection Act;  

b) I am qualified to carry out this part of the assessment of the 
development proposal made by the developer   1044018 BC Ltd.       
(name of developer) ;                 

c) I have carried out an assessment of the development proposal 
and my assessment is set out in this Assessment Report; and 

d) In carrying out my assessment of the development proposal, I 
have followed the technical manual to the Riparian Areas 
Protection Regulation. 

 

 

upstream 27.0        

 38.0        

 42.0        

 28.0        

downstream 38.0        

 41.0        

 33.0        

 35.0        

 32.0        

 33.0        

Total: minus high /low 306.0        

mean 34.0        

 R/P C/P S/P 

Channel Type X             

Site Potential Vegetation Type (SPVT) 

 Yes No 

SPVT Polygons     X Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes  

  I, J. Alex Sartori (name of qualified environmental professional), hereby certify that: 
a) I am a qualified environmental professional, as defined in the Riparian Areas Protection 

Regulation made under the Riparian Areas Protection Act;  
b) I am qualified to carry out this part of the assessment of the development proposal 

made by the developer   1044018 BC Ltd. (name of developer) ;                 
c) I have carried out an assessment of the development proposal and my assessment is 

set out in this Assessment Report; and 
d) In carrying out my assessment of the development proposal, I have followed the 

technical manual to the Riparian Areas Protection Regulation. 
Polygon No: 1  Method employed if other than TR 

 LC SH TR       
 
 

SPVT Type         X  

 

 

Polygon No:       Method employed if other than TR 
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 LC SH TR       
 
 

SPVT Type              

 

 

Polygon No:      Method employed if other than TR 

SPVT Type               

Zone of Sensitivity (ZOS) and resultant SPEA 

Segment 
No: 

1 If two sides of a stream involved, each side is a separate segment. For all water 
bodies multiple segments occur where there are multiple SPVT polygons 

LWD, Bank and Channel 
Stability ZOS (m) 

30 

Litter fall and insect drop 
ZOS (m) 

15 

Shade ZOS (m) max NA South bank Yes       No X 

Ditch Justification description for classifying as a ditch (manmade, 
no significant headwaters or springs, seasonal flow) 

      
 

Ditch Fish 
Bearing 

Yes       No       If non-fish bearing insert no fish 
bearing status report 

      

SPEA  maximum 30   (For ditch use table3-7) 

 

Segment 
No: 

       If two sides of a stream involved, each side is a separate segment. For all water 
bodies multiple segments occur where there are multiple SPVT polygons 

LWD, Bank and Channel 
Stability ZOS (m) 

      

Litter fall and insect drop 
ZOS (m) 

      

Shade ZOS (m) max       South bank Yes       No       

SPEA  maximum     (For ditch use table3-7) 

 

Segment 
No: 

       If two sides of a stream involved, each side is a separate segment. For all water 
bodies multiple segments occur where there are multiple SPVT polygons 

LWD, Bank and Channel 
Stability ZOS (m) 

      

Litter fall and insect drop 
ZOS (m) 

      

Shade ZOS (m) max       South bank Yes       No       

SPEA  maximum     (For ditch use table3-7) 

    
I, J. Alex Sartori         (name of qualified environmental professional) , hereby certify that: 
a) I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the Riparian 

Areas Protection Act;  
b) I am qualified to carry out this part of the assessment of the development proposal made by the developer   1044018 BC Ltd.       

(name of developer) ;                 
c) I have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and 
d) In carrying out my assessment of the development proposal, I have followed the technical manual to the Riparian Areas 

Protection Regulation. 

 
 

Comments 
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Section 4.  Measures to Protect and Maintain the SPEA 
This section is required for detailed assessments. Attach text or document files, as need, for each element 
discussed in Part 4 of the RAPR. It is suggested that documents be converted to PDF before inserting into the 
assessment report. Use your “return” button on your keyboard after each line. You must address and sign off 
each measure. If a specific measure is not being recommended a justification must be provided.  

1. Danger Trees There are no danger trees within the riparian area that 
require assessment or removal. 

I, J. Alex Sartori (name of qualified environmental professional), hereby certify that: 
e) I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the

Riparian Areas Protection Act;
f) I am qualified to carry out this part of the assessment of the development proposal made by the developer 1044018

BC Ltd. (name of developer) ;
g) I have carried out an assessment of the development proposal and my assessment is set out in this Assessment

Report; and in carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Minister’s technical manual to the Riparian Areas Protection Regulation.

2. Windthrow As there are no requirements for tree removal, there are no 
windthrow issues that demand mitigation efforts. 

I, J. Alex Sartori (name of qualified environmental professional), hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the

Riparian Areas Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer   1044018

BC Ltd. (name of developer);
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment

Report; and in carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Minister’s technical manual to the Riparian Areas Protection Regulation.

3. Slope Stability The shed slated to be removed is currently on paved level 
ground, 10.85m away from the top of bank. Therefore, no 
slope stability assessment was deemed necessary. 

I, J. Alex Sartori (name of qualified environmental professional), hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the

Riparian Areas Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer   1044018

BC Ltd. (name of developer);
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment

Report; and in carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Minister’s technical manual to the Riparian Areas Protection Regulation.

4. Protection of Trees Removal of the shed from the paved surface will have no 
potential effect on trees. Construction debris from the shed 
will be placed on asphalt surface and not within the riparian 
area. Tree protection is not required for this development.   

I, J. Alex Sartori (name of qualified environmental professional), hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the

Riparian Areas Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer 1044018

BC Ltd. (name of developer) ;
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment

Report; and in carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Minister’s technical manual to the Riparian Areas Protection Regulation.

5. Encroachment The shed is currently within the 30m SPEA so 
encroachment is unavoidable. Measures will be taken to 
protect the SPEA during the tear-down and removal of the 
shed, including placing construction debris on asphalt 
areas, and sweeping the surface to ensure no construction 
debris runs off into the riparian area or adjacent catch 
basins.  

I, J. Alex Sartori (name of qualified environmental professional), hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the

Riparian Areas Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the 1044018 BC Ltd.

(name of developer);
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c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment
Report; and in carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Minister’s technical manual to the Riparian Areas Protection Regulation.

6. Sediment and Erosion Control The shed slated for removal has been constructed on top of 
an asphalt parking area. This removal is not expected to 
impact the surface soils and therefore a sediment and 
erosion control plan was not deemed necessary. 

I, J. Alex Sartori (name of qualified environmental professional), hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the

Riparian Areas Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer   1044018

BC Ltd. (name of developer);
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment

Report; and in carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Minister’s technical manual to the Riparian Areas Protection Regulation.

7. Stormwater Management A stormwater management plan was not deemed 
necessary as there will be no increase to impermeable 
surfaces, and therefore no change to stormwater runoff. 

I, J. Alex Sartori (name of qualified environmental professional), hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the

Riparian Areas Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer   1044018

BC Ltd. (name of developer);
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment

Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Minister’s technical manual to the Riparian Areas Protection Regulation.

8. Floodplain Concerns (highly
mobile channel)

There are no floodplain concerns on Site. 

I, J. Alex Sartori (name of qualified environmental professional), hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Protection Regulation made under the

Riparian Areas Protection Act;
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer   1044018

BC Ltd. (name of developer);
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment

Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods
set out in the Minister’s technical manual to the Riparian Areas Protection Regulation.
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Section 5. Environmental Monitoring 
Attach text or document files explaining the monitoring regimen Use your “return” button on your keyboard after each line. It is 
suggested that all documents be converted to PDF before inserting into the PDF version of the assessment report.  
Include actions required, monitoring schedule, communications plan, and requirement for a post development report. 

A QEP must be notified 3 days in advance of any construction works on the subject property, 
with the following items to be discussed prior to construction:  

1. Review work plan (all work to be conducted outside of vegetated area);
2. Ensure appropriate mitigation measures are/will be in place (covering of catch basins if
works occur during a rain event);
3. Review all Measures to Protect the SPEA stated in this report and ensure appropriate
equipment to satisfy the measures are on-site or available;
4. Set up a contact system should a Biologist or Qualified Environmental Professional
(QEP) be required on site in the event of sediment/erosion issues or some other type of risk to
aquatic habitats that may arise during construction.

Immediately upon completion of the construction work, the proponent is to contact a QEP for a 
post-construction site inspection. Any deficiencies noted by the QEP are to be addressed by 
the proponent. A final post-construction report is to be submitted by the QEP to the BC RAPR 
Notification System. 
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Section 6. Photos 
Provide a description of what the photo is depicting, and where it is in relation to the site plan. 

Photograph 1: A view of the shed. Taken from the western portion of the Site, looking 

southwest. South of the hedges marks the Top of Bank boundary. 

 
 
 
Photograph 2: A view of the Top of Bank boundary, taken from the southeast corner of the 

shed, looking south. 
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Photograph 3: A view of Miami Creek. Taken from the southern portion of the Site, looking

west. 

Photograph 4: A view of the shed taken from the High-Water Mark, taken directly south of the

shed, looking north. 
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Photograph 5: A view of the Top of Bank. Taken from the southwest corner of the Site, looking

east.  

Photograph 6: A view of the Site, taken from High Water Mark transect location 5, looking

west. 
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Photograph 7: A view of Miami Creek displaying the typical habitat conditions in front of the

Site. Taken from transect point 1, looking south.  

Photograph 8: A view of Miami Creek, taken at transect point 3, displaying the typical habitat

conditions upstream of the Site.   
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Photograph 9: A view of the Site, taken from the Top of Bank near transect location 4., looking

west.  

Photograph 10: A view of the Site, taken at the Top of Bank near transect point 4, looking

north.   
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Section 7. Professional Opinion 

Qualified Environmental Professional opinion on the development proposal’s riparian 
assessment. 

Date January 24, 2024 

1. I/We  J. Alex

Sartori__________________________________________________________

Please list name(s) of qualified environmental professional(s) and their professional designation that are involved in 
assessment.) 

hereby certify that: a) I am/We are qualified environmental professional(s), as defined in the Riparian
Areas Protection Regulation made under the Riparian Areas Protection Act;

b) I am/We are qualified to carry out the assessment of the proposal made by the
developer  1044018 BC Ltd        (name of developer)                 , which proposal is
described in section 3 of this Assessment Report (the “development proposal”),

c) I have/We have carried out an assessment of the development proposal and
my/our assessment is set out in this Assessment Report; and

d) In carrying out my/our assessment of the development proposal, I have/We have
followed the specifications of the Riparian Areas Protection Regulation and
assessment methodology set out in the minister’s manual; AND

2. As qualified environmental professional(s), I/we hereby provide my/our professional opinion that:

a)     the site of the proposed development is subject to undue hardship, (if 

applicable, indicate N/A otherwise) and 

b) Yes   the proposed development will meet the riparian protection standard if 

the development proceeds as proposed in the report and complies with the 
measures, if any, recommended in the report. 

[NOTE: "Qualified Environmental Professional" means an individual as described in section 21 of the Riparian 
Areas Protection Regulation.]
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COUNCIL REPORT 

 
 
 

 

Regular Council 
File No: 3060-20-DP05/22 (Revised) 
Date: May 21, 2024 
 
 
To:  Mayor and Council 
From:  Ken Cossey, Planning Consultant 
Subject: Development Permit – 511 Lillooet Avenue 

 
 
RECOMMENDATION 
 
THAT Development Permit DP 05/22 be issued to 2118 Development Limited for property located 
at 511 Lillooet Avenue, Harrison Hot Springs for land legally described as: 
 

Lot A, Sec 13, Twp 4, Rg 29, W6M, New Westminster District Plan EPP 108940 
 

Subject to the following; 
 

a) The registration of a save-harmless flood covenant that is acceptable to the 
Village, be placed on title; 

b) For the installation of or the placement of any signs on the building or structure, 
the applicant must follow the requirements as outlined in the Village of Harrison 
Hot Springs Sign Bylaw No. 1126, 2018, as amended from time to time. To start 
this process, a Comprehensive Sign Plan application must be submitted, and 
approved by the Village; 

c) The pending Zoning Bylaw text amendments, associated with this site, are 
approved; 

d) The applicant entering into a Works and Services Agreement, to address servicing, 
frontage improvements, the placement of street furniture and the update to the 
Rendall Park washroom facilities,  

e) The applicant entering into a Works and Services Agreement to address the 
Landscaping requirements,  

f) The applicant entering into a covenant to address the placement of an Electric 
Vehicle Charging outlet, and 

g) The Village receiving an Irrevocable Letter of Credit in the amount of 
$2,052,334.00. 

 
SUMMARY 
 
To present a draft Development Permit for 511 Lillooet Avenue for Council’s consideration. 
 
DISCUSSION 
 
At the April 3, 2024 Regular Council Meeting, Council adopted Zoning Amendment Bylaw No. 
1193, 2023 in relation to this development, subject to a number of conditions. In addition to the 
pending zoning text amendment conditions, this development is also in the Lakeshore 
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Development Permit Area (DPA). This DPA has been set up to address the form and character 
issues associated with development in this area.  
 
As this application was received prior to the adoption of the Village’s Official Community Plan 
Bylaw No. 1184, 2022, the previous OCP Bylaw No. 864, 2007 is the governing bylaw for this 
permit.  
 
BACKGROUND 
 
Parcel Size, and adjacent uses 
 
This site is approximately 0.43 Ha (1.06 Ac, 4300 M2, or 46,285 ft2) in size, is currently vacant 
and is accessible from Lillooet Avenue.  
 

 
 
The site is bounded on the north by Rendall Park, on the south by Lillooet Avenue, and on the 
east and west the area is zoned C-1. Across Lillooet Avenue the area is zoned R-2. 
 
Zoning Information 
 

 
 

Site 

Site 
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While the site is zoned for the proposed use, there is a pending rezoning text amendment 
specifically for this site. The text amendment addresses the land use regulations associated with 
the proposed use. 
 
OCP Designation 
 
Based upon a review of the OCP Bylaw No. 864, 2007, the site is within the Village Centre 
Designation and one Development Permit Area; the Lakeshore Development Permit Area which 
addresses the form and character of the proposed building or structure.  
 
Development Permit Area (DPA) Guideline Objective 
 
The guidelines for this DPA are contained within section 4.4.4 of the OCP, on page 31.  
 

“Development Permits issued in this area shall be in accordance with the Village of 
Harrison Hot Springs Design Guidelines, forming Schedule 1‐D of this plan. The design 
principles include: 

 
a. Architecture responsive to the medium density mixed‐use context and integrated with 

neighbouring buildings of various ages. 
 

b. Site planning (is) based on creating continuous street‐oriented edges and intensifying 
pedestrian activity within the Lakeshore Special Planning Area. 

 
c. Protection of view corridors within the Village towards Harrison Lake and the 

surrounding mountains. 
 

d. Respect for the natural setting which should continue to dominate along the 
lakeshore. 

 
e. Variation on themes to result in a balance between continuity and a healthy diversity, 

both within a commercial, residential, or mixed‐use development and throughout the 
Village.” 

 
Source: Harrison Hot Springs Official Community Plan, 864, 2007 

 
Attached to this report is a draft development permit which meets the requirements of the 
guidelines. 
 
Referral Agencies 
 
Upon a review of the application, staff are of the opinion that this application does not need to be 
referred to any external agency. 
 
Notice on Title 
 
There is currently no covenant registered against the Lot that addresses any potential flooding 
issues.  
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On-Site Parking 
 
The applicant is constructing a two-storey parkade that consists of 134 parking stalls, which 
includes 10 accessible parking stalls. The number of the 10 stalls exceeds the required 8 
accessibly parking stalls. As per the Zoning Bylaw requirements, the applicant will also be 
supplying 27 bicycle parking stalls. As per the Zoning Bylaw at least one EV charging outlet must 
be provided. While it is not identifiable on the plans submitted, the Village can request that this 
issue be addressed through the use of a covenant.  
 
Issues of concern 
 
None at this time. 
 
FINANCIAL CONSIDERATIONS 
 
There are no financial considerations associated with this report. 
 
POLICY CONSIDERATIONS 
 
2023 Strategic Plan Priorities: 
 
Sustainable Development – To maintain Harrison Hot Springs as a place we call home. 
 
OCP Bylaw No. 864, 2007 – Village Centre Designation and the Village Design Guidelines 
 
Zoning Bylaw No. 1115, 2017 – C-1 zone regulations and other applicable regulations 
 
 
Respectfully submitted: 
 
 
 
 
_______________________ 
Ken Cossey, MCIP, RPP 
Planning Consultant 
 

Reviewed by: 
 
 
 
 
_______________________  
Tyson Koch  
Chief Administrative Officer 
 

 
Attachments: (5) 1. Site Plan - DP1.1  
 2. Landscape Plan – L1, L1A, L1B, and L1C 
 3. Renderings – DP0.0 to DP3.0 
 4. L3.4 – Off Site Washroom Scheme 
   5. DP 3060-20-DP05/22 
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Village of Harrison Hot Springs 

DEVELOPMENT PERMIT NO. DP05/22 
 

ISSUED this ____ day of _______, 2024 
 

FILE No: 3060-20-DP05/22 
FOLIO Numbers: 1645-52600 

TO:   2118 Developments Limited 
(the “Permittee”) 

ADDRESS: 1598 West 65th Avenue 
  Vancouver BC 
  V6P 2R1 
 
1. This Development Permit is issued subject to compliance with all of the bylaws of the 

Village of Harrison Hot Springs applicable thereto. This Development Permit must not be 
used to supplement any bylaw or vary the requirements of the Village of Harrison Hot 
Springs Zoning requirements.  

 
2. This Development Permit applies to and only to those parcels of land(s) within the Village 

of Harrison Hot Springs legally described below: 
 

Parcel Identifier: 031-317-367 
 

Legally Described as: Lot A, Sec 13 Township 4, Range 29 West of the 6th Meridian, New 
Westminster District Plan EPP 108940 

 
and any and all buildings, structures, and other development thereon.  

(the “Lands”) 
 
3. This Development Permit is issued only to allow:  
 for the development of a residential dwelling and retail commercial units at grade 
 
4. The development must be carried out according to the following time schedule, if 

applicable: N/A 
 
5. As a condition of the issuance of this Development Permit, the Council holds security in 

the form of an Irrevocable Letter of Credit in the amount of $2,052,334.00 to ensure that 
development is carried out in accordance with the terms and conditions of this 
Development Permit. Should any interest be earned upon the security, it must accrue to 
the Permittee and be paid to the Permittee, if the security is returned. The condition of the 
posting of the security is that should the Permittee fail to carry out the work hereby 
authorized according to the terms and conditions of the Development Permit within the 
time provided, the Village may use the security to carry out the work by its servants, agents 
or contractors, and any surplus must be paid over to the Permittee; or should the Permittee 
carry out the work Permitted by this Development Permit within the set time set out below, 
the security must be returned to the Permittee.  
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6. THE FOLLOWING CONDITIONS APPLY TO THE DEVELOPMENT OF THE LANDS OR 

APPLY TO THE USE OF THE LANDS:  
 

i) The building materials must follow the Exterior Finishes Legend as outlined on 
sheets DP 3.1 to DP 3.3 of Station One Architects’ drawings dated August 3, 2022. 
If there is any deviation from the use of these materials, the Village’s prior approval 
for any deviation is required. 

ii) The colours of the materials must be in accordance with sheets DP 3.1 to DP 3.3 
of Station One Architects’ drawings dated August 3, 2022. If there is any deviation 
from the use of these colours, the Village’s prior approval for any deviation is 
required.  

iii) The site plan layout as identified on sheet DP 1.1 of Station One Architects’ 
drawings dated August 3, 2022, must be followed. If there is any deviation from 
this plan the Village’s prior approval of any deviation is required.  

iv) The Landscape Plan outlined on sheets L1 to L1C, as prepared by C. Kavolinas 
and Associates Incorporated, dated November 2022, must be followed. If there is 
any deviation from this plan, the Village’s prior approval of any deviation is 
required.  

v) A Works and Services Agreement must be entered into with the Village of Harrison 
Hot Springs to address any works and services that will take place off site as a 
result of this Development Permit. This includes but is not limited to: Sewer 
upgrades, Water upgrades, Road construction, and Storm Water issues. 

vi) The off-site – washroom screen as outlined on sheet L3.4, drawn by Station One 
Architects, dated August 26, 2022, must be followed. If there is any deviation from 
this plan, the Village’s prior approval of any deviation is required. 

 
7. The Permittee agrees that the Lands must be developed and used strictly in accordance 

with this Development Permit, including any attached plans, maps, and specifications. 
 
8. The following plans, maps or specifications are attached to and form a part of this 

Development Permit:  
 

i) Sheet DP1.1, and sheets DP 3.1 to 3.3 of Station One Architects’ drawings dated 
August 3, 2022. 

ii) Sheet L1 to L1C, as prepared by, C. Kavolinas and Associates Incorporated, dated 
November 2022.  

iii) Sheet L3.4, drawn by station one architects, dated August 26, 2022. 
 
9. This Development Permit is NOT a Building Development Permit, a subdivision 

approval nor a soil deposit or removal permit. 
 
10. This Development Permit must lapse on the _______ day of ______, 2026 unless the 

development is substantially started. 
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RESOLUTION PASSED BY COUNCIL, THIS _____ day of __________, 2024 
 
I HEREBY CERTIFY that I have read the terms and conditions of the Development Permit 
contained herein. I understand and agree that the Village of Harrison Hot Springs has made 
no representations, covenants, warranties, guarantees, promises or agreements (verbal or 
otherwise) with the owner of the parcel of land or me other than those contained in this 
Permit. 
 
 
___________________________    ______________________ 
Shao Gen Li       Print Name 
(signature) 
 
 
 
 

___________________________ 
Corporate Officer 
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COUNCIL REPORT 

 
 
 

 

Regular Council 
File No: 3060-20-DP03/23 
Date: May 21, 2024 
 
 
To:  Mayor and Council 
From:  Ken Cossey, Planning Consultant 
Subject: Development Permit – 553 and 555 Lillooet Avenue 

 
 
RECOMMENDATION 
 

THAT Development Permit DP 03/23 be issued to 1103593 BC Limited for property located 
at 533 and 555 Lillooet Avenue, Harrison Hot Springs for land legally described as: 
 

(i) Lot 2 Except part subdivided by Plan 70793, Sec 13 Township 4, Range 29 West 
of the 6th Meridian, New Westminster District Plan 59945, and 

(ii) Lot A, Sec 13 Township 4, Range 29 West of the 6th Meridian, New Westminster 
District Plan 70793 

 
Subject to the following; 

 
a) The Village receiving an Irrevocable Letter of Credit in the amount of 

$650,353.00;  
b) The Fraser Valley Regional District issuing a Demolition Permit for any building 

or structures on the proposed site; 
c) The provision of at least one electric vehicle charging outlet being installed on 

the proposed site; 
d) The Village being provided with a copy of the Ministry of Transportation and 

Infrastructure access permit; 
e) The provision of a covenant indicating that the applicant must provide at least 

4 accessible Parking Stalls, that are the closest to the proposed development; 
f) A Comprehensive Sign permit being issued by the Village; 
g) The applicant entering into a Works and Services Agreement for utilities and 

frontage improvements with the Village; 
h) The applicant entering into a Landscaping Agreement with the Village; 
i) The applicant entering into a flood plain covenant; 
j) The application be referred to the Village’s Fire Department for their comments 

and recommendations. Any recommendations must be included in the 
Planning Review stage on the issuance of a building permit; and 

k) A report prepared by a competent professional with at least 10 years of 

professional experience, and accepted by the Village, that addresses: 
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i. The estimation on the demand to be generated by the proposed 

development for water, and sewer services and in the case of any 

phased development, by each phase of the development; 

ii. An analysis of the existing community water system and the existing 

community sewer system and outlining the options available for the 

supply and delivery of water and the provision of sewer services to the 

proposed development; 

iii. An estimation of the amount of additional surface drainage that could 

be generated by the proposed development and the options available 

for on-site retention/absorption, collection, storage, and dispersal of 

such drainage; 

iv. Identification of, if applicable, the new capital works required for the 

proposed development for water, sewer, and the drainage systems and 

their cost and the potential funding sources for these expenditures. 

 
SUMMARY 
 
To present a Development Permit for 553 and 555 Lillooet Avenue for Council’s consideration.  
 
BACKGROUND 

 
The two properties are owned by the same BC company. The owner of this company wishes to 
develop the sites with a four-storey building that will house 38 residential dwelling units.  
 
Parcel Size, and adjacent uses 
 
Collectively, the two properties are approximately 0.2268 Ha (0.5604 Ac, 2,268 M2, or 24,413 
ft2) in size, are currently developed and they are accessible from Lillooet Avenue.  
 

 
553 Lillooet Ave 
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555 Lillooet Ave 

 

 
Aerial photograph of the proposed site 

 
The site is zoned for C-1 activities and is surrounded on the westerly and easterly boundaries 
by other C-1 activities. The northern boundary is adjacent to Rendall Park and across Lillooet 
Avenue is R-2 Residential (Duplex) uses.  
 
This property is located in the Lakeshore Development Permit Area, which addresses form 
and character issues. The Official Community Plan Bylaw No. 864, 2007 is the guiding policy 
document for this development as it was still in effect at the time the application was 
submitted. 
 
 
 

Site 
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Current and Proposed Land Use 
 
Currently on the site are older buildings and structures previously used for single family 
dwellings. The owner will be demolishing the existing buildings or structures on the site. The 
proposed use consists of 38 dwelling units, broken down into the following categories: 
 

Number of Units Type of Unit Size of the unit (ft2) 

12 One bedroom 688 

8 One bedroom 764 

4 One bedroom 425 

6 Two bedrooms 720 

8 Two bedrooms 1010 

 

 
 

 
Zoning Bylaw and OCP Designation 
 
Based upon a review of the Village’s OCP Bylaw No. 864, 2007, the site is within the Village 
Centre Designation and is within one Development Permit Area; The Lakeshore Development 
Permit Area addresses the form and character of the proposed building or structure. The site 
is within the C-1 Zoning and the proposed use is permitted.  
 

Site 
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Development Permit Area (DPA) Guideline Objective 
 

4.4.3 Justification 
 
Commercial and multi‐family residential development in the Lakeshore Area is designated within a 
Development Permit Area in response to the following objectives: 

• Recognize the Lakeshore Area as a critical area due, in part, to its high potential for major new 
development and redevelopment. 

• Ensure a high quality of both tourist‐oriented commercial development and new residential 
development. 

• Encourage uses, building design and landscaping which build on the unique opportunities presented 
by Harrison Lake, the beach, and the surrounding area. 

• Establish design guidelines for development within the Lakeshore Area to maintain the Village 
character, promote compatibility and architectural integrity with existing development, and preserve 
views. 

 

4.4.4 Guidelines 
 

Development Permits issued in this area shall be in accordance with the Village of Harrison Hot Springs 
Design Guidelines, forming Schedule 1‐D of this plan. The design principles include: 
 
a. Architecture responsive to the medium density mixed‐use context and integrated with neighbouring 

buildings of various ages. 
 
b. Site planning based on creating continuous street‐oriented edges and intensifying pedestrian activity 

within the Lakeshore Special Planning Area. 
 
c. Protection of view corridors within the Village towards Harrison Lake and the surrounding mountains. 
 
d. Respect for the natural setting which should continue to dominate along the lakeshore. 
 
e. Variation on themes to result in a balance between continuity and a healthy diversity, both within a 

commercial, residential, or mixed‐use development and throughout the Village. 
 

Source: Harrison Hot Springs Official Community Plan, 864, 2007 

Site 
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Attached to this report is a draft development permit that meets the requirements of the 
guidelines. 
 
Referral Agencies 
 
Upon a review of the application and given the scope and size of the proposed development, 
staff are of the opinion that this application should be referred to the Harrison Hot Springs 
Fire Department. 
 
Notice on Title – Flooding Covenant 
 
There is no covenant registered against either Lot that addresses any potential flooding issue. 
 
Issues of concern 
 
Staff have the following concerns: 
 

1. The safety of the building from a fire perspective; 
2. There are no Electric Vehicle Charging outlet mentioned in the application; 
3. There is no floodplain covenant currently registered on either property;  
4. The volume and direction of any potential surface water discharge; and 
5. The impacts on the current Village water and sewage capacity when servicing this 

proposed site with sewer and water. 
 
DISCUSSION 
 
Listed below are the applicable Zoning regulations that will be assessed again when the 
applicant applies for a Building Permit.  
 

Issue 
Proposed – meets or exceeds Zoning Bylaw 

requirements 

Floor Area Ration (FAR) Maximum FAR is 1.5 – proposing 1.46 

Building Height Maximum is 15 M – proposing 15 M 

Lot Coverage Permitted 75% - proposing 67.5% 

Setbacks 

Indicates that the C-1 requirements will be 
followed (7.5 M minimum rear Setback is required 

if the proposed use is abutting against a 
residential use or is a residential use) 

Parking (on site) 
Require 48 – providing 48 (at least one electric 
vehicle charging outlet is required and 4 stalls 

must be set up as disability parking stalls) 

Bicycle Parking requirements  Require 10 – proposing 10 

Site Lines 
Will be reviewed when the Building Permit is 

being reviewed. 

 
 
FINANCIAL CONSIDERATIONS 
 
There are no financial considerations associated with this report. 
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POLICY CONSIDERATIONS 
 
2023 Strategic Plan Priorities  
 
Sustainable Development – To maintain Harrison Hot Springs as a place we call home. 
 
 
OCP – Village Centre Designation and the Lakeshore Development Permit Guidelines 
 
Zoning Bylaw – C-1 zone regulations and other applicable regulations 
 
 
Respectfully submitted: 
 
 
 
 
_______________________ 
Ken Cossey, MCIP, RPP 
Planning Consultant 
 

Reviewed by: 
 
 
 
 
_______________________  
Tyson Koch  
Chief Administrative Officer 
 

 
Attachments (4):  1. Draft DP 3060-20-DP03/23 

2. Precision Buildings Design Associates Ltd. Concept Drawing 
Sheets A3.0 to A3.4 dated April 20, 3034 

  3. AMR Systems Landscape Plan dated December 7, 2023 
4. Preview Builders International Incorporated cost estimate sheet 

dated November 17, 2023 
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Village of Harrison Hot Springs 

DEVELOPMENT PERMIT NO. DP 03-23 
 

ISSUED this ____ day of _______, 2024 
 

FILE No: 3060-20-DP03-23 
FOLIO Numbers: 1645-52710 

and 1645-52700 
TO:   1103593 BC Limited 

(the “Permittee”) 
ADDRESS: 204 5740 Cambie Street 
  Vancouver, BC 
  V3W 4H2 
 
1. This Development Permit is issued subject to compliance with all of the bylaws of the 

Village of Harrison Hot Springs applicable thereto. This Development Permit must not be 
used to supplement any bylaw or vary the requirements of the Village of Harrison Hot 
Springs Zoning requirements.  

 
2. This Development Permit applies to and only to those parcels of land(s) within the Village 

of Harrison Hot Springs legally described below: 
 

Parcel Identifier: 002-760-061, 
   and 002-786-567 

 
Legally Described as: Lot 2 Except part subdivided by Plan 70793, Sec 13 Township 4, 

Range 29 West of the 6th Meridian, New Westminster District Plan 
59945, and 

 Lot A, Sec 13 Township 4, Range 29 West of the 6th Meridian, New 
Westminster District Plan 70793 

 
and any and all buildings, structures, and other development thereon.  

(the “Lands”) 
 
3. This Development Permit is issued only to allow:  
 

For the construction of a 4-storey residential building consisting of 38 residential units 
 
4. The development must be carried out according to the following time schedule, if 

applicable: N/A 
 

As a condition of the issuance of this Development Permit, the Council holds security in 
the form of an Irrevocable Letter of Credit in the amount of $650,363.00 to ensure that 
development is carried out in accordance with the terms and conditions of this 
Development Permit. Should any interest be earned upon the security, it must accrue to 
the Permittee and be paid to the Permittee, if the security is returned. The condition of the  
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posting of the security is that should the Permittee fail to carry out the  work hereby 
authorized according to the terms and conditions of the Development Permit within the 
time provided, the Village may use the security to carry out the work by its servants, agents 
or contractors, and any surplus must be paid over to the Permittee; or should the Permittee 
carry out the work Permitted by this Development Permit within the set time set out below, 
the security must be returned to the Permittee.  

 
6. THE FOLLOWING CONDITIONS APPLY TO THE DEVELOPMENT OF THE LANDS OR 

APPLY TO THE USE OF THE LANDS:  
 

i) The building materials must consist of the materials, identified on the Preview 
Builders International Incorporated cost estimate sheet, dated November 17, 2023. 
If there is any deviation from the use of these materials, the Village’s prior approval 
for any deviation is required. 

 
ii) The colours of the materials must be in accordance with the following sheets 

numbered A3.0 to A3.4, prepared by IGEL Architecture and dated April 30, 2024. 
If there is any deviation from the use of these colours, the Village’s prior approval 
for any deviation is required.  

 
iii) The design of the building must be in accordance with the following sheets 

numbered A3.0 to A3.4, prepared by IGEL Architecture and dated April 30, 2024. 
If there is any deviation from this design, the Village’s prior approval for any 
deviation is required.  

 
iv) The Landscape Plan outlined on Sheets L0.0 to L4.0, as prepared by AMR 

Systems, dated December 7, 2023, must be followed. If there is any deviation from 
this plan the Village’s prior approval of any deviation is required.  

 
v) A Works and Services Agreement must be entered into with the Village of Harrison 

Hot Springs to address any works and services that will take place off site, as a 
result of this Development Permit. This includes but is not limited to; Sewer 
upgrades, Water upgrades, Road construction, and Storm Water issues. 

 
7. The Permittee agrees that the Lands must be developed and used strictly in accordance 

with this Development Permit, including any attached plans, maps, and specifications. 
 
8. The following plans, maps or specifications are attached to and form a part of this 

Development Permit: 
 

i) The above referenced sheets numbered A3.0 to A3.4, prepared by IGEL 
Architecture and dated April 30, 2024. 

 
ii) The Landscape Plan prepared by AMR Systems, dated December 7, 2023. 
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iii) The Preview Builders International Incorporated cost estimate sheet dated 

November 17, 2023.  
 
9. This Development Permit is NOT a Building Development Permit, a subdivision 

approval nor a soil deposit or removal permit. 
 
10. This Development Permit must lapse on the _______ day of ______, 2026 unless the 

development is substantially started. 
 

 
RESOLUTION PASSED BY COUNCIL, THIS _____ day of __________, 2024 
 
I HEREBY CERTIFY that I have read the terms and conditions of the Development Permit 
contained herein. I understand and agree that the Village of Harrison Hot Springs has made 
no representations, covenants, warranties, guarantees, promises or agreements (verbal or 
otherwise) with the owner of the parcel of land or me other than those contained in this 
Permit. 
 
 
___________________________    ______________________ 
Shao Gen Li       Print Name 
(signature) 
 
 
 
 

___________________________ 
Corporate Officer 
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#106 – 44981 – Commercial Court, Chilliwack, BC  V2R 0A7 
Ph: (604) 793-9553      Fax: (604) 793-9551 

info@previewbuilders.com  

 
 
 
Cost Estimate for Exterior Building Materials 
 
 
PROJECT: Ancora 2 Project – Village of Harrison Lake 
DP DRAWINGS: by Precision Building Design Associattes LTD. Dated: Nov 17th, 2023 
PREPARE FOR: OTG Developments 
 
 
 

    Material Install Factors 15%  

  QTY's Unit Cost/ sf 
Labour 
$ 

Waste/ 
Reveals TOTAL 

1 
HORIZONTAL HARDIE 
SIDING 6" Exposure - 
Cobble Stone 

3,874 SF 
        
$8.46  

     
$12.00  

15% 
      
$59,024.65  

2 
Vertical Metal Siding - 
Westform Corrugated 
Mist Green 

2,422 SF 
        
$7.14  

     
$10.00  

15% 
      
$25,935.99  

3 
HARDIE Shakes - 
Tanglewood Brown 

4,486 SF 
        
$6.40  

     
$13.00  

15% 
      
$56,002.78  

4 
Horizontal Metal Siding - 
Westform Lap Siding - 
Durango PVDF Printech 

469 SF  $12.95  
     
$10.00  

15% 
        
$9,110.33  

5 
Cultured Stone San 
Francisco 

4,390 SF 
   
$12.25  

     
$25.00  

15% 
   
$201,665.63  

6 
Hardie Fascia - GENTEK 
Iron Ore 

1,282 LF 
        
$6.45  

     
$10.00  

15% 
      
$12,403.35  

        
$364,142.71  

 
PREPARED BY: Buck Lumsden PQS|GSC Estimator Preview Builders 
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A bylaw to provide for the control and management of the discharge of firearms 
 

WHEREAS section 8(5) of the Community Charter authorizes local governments to, by 
bylaw, regulate and prohibit the discharge of firearms; 
 
AND WHEREAS the Mayor and Council of the Village of Harrison Hot Springs has 
deemed it advisable to regulate the discharge of firearms,  
 
NOW THEREFORE in open meeting assembled, the Mayor and Council of the Village 
of Harrison Hot Springs enacts as follows: 
 
1. CITATION 
 

This bylaw may be cited as the Village of Harrison Hot Springs “Discharge of 
Firearms Bylaw No.1207, 2024”. 

 
2. DEFINITIONS 
 

For the purposes of this bylaw: 
 

“Bylaw Enforcement Officer” means a person appointed from time to time by the 

Council of the Village for the purpose of enforcing and carrying out provisions of 

this Bylaw, and shall include any designate so appointed  

“Conservation Officer” means an individual appointed under the Environmental 

Act (SBC 2003, Chapter 53) acting in the course of their duties  

“Firearm” means a rifle, shotgun, handgun, air gun, spring gun or any device that 

propels a projectile by means of explosion, compressed gas/air or spring 

“Peace Officer” means an officer appointed under the Police Act (RSBC 1996, 

Chapter 367) or the Royal Canadian Mounted Police Act (RSC, 1985, c. R-10) 

acting in the course of their duties 

“Village” means the Village of Harrison Hot Springs  

 
3. PROHIBITION 
 

(a) No person shall discharge a Firearm in any area located within the boundaries 

of the Village of Harrison Hot Springs as outlined by the bold, black line on 

Schedule A of this Bylaw. 

 

 

 

 

VILLAGE OF HARRISON HOT SPRINGS 
BYLAW NO. 1207 
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(b) No person shall discharge a Firearm in such a way that the projectile goes into, 

over or through any area within the boundaries of the Village. 

 
4. EXCEPTIONS  

 
The provisions of this Bylaw do not apply to a Peace Officer or Conservation 
Officer who discharges a Firearm in the lawful performance of their duties.   
 
 

5. ENFORCEMENT 
 

(a) This Bylaw may be enforced by a Bylaw Enforcement Officer or a Peace 

Officer.  

(b) No person shall interfere with, obstruct, or impede a Bylaw Enforcement 

Officer carrying out his or her duties in accordance with this Bylaw.  

 

6. OFFENCE AND PENALTY  

(a) Every person who contravenes or violates any of the provisions of this Bylaw, 

who suffers or permits any act to be done in violation of this Bylaw, or who fails 

or neglects to do anything required to be done by any provision of this Bylaw, 

commits an offence against this Bylaw and is liable to the penalties hereby 

imposed. 

(b) Each day that the offence continues shall constitute a separate offence.  

(c) Every person who commits an offence against this Bylaw is guilty of an offence 

and is liable, upon summary conviction, to a fine not exceeding the maximum 

set out in the Offence Act (RSBC 1996, Chapter 338) as amended from time to 

time.  

 
7. SEVERABILITY 

 
If any section, subsection, sentence, clause or phrase of this bylaw is, for any 
reason, held to be invalid by the decision of any Court of competent jurisdiction, 
the invalid portion shall be severed and the decision that it is invalid shall not affect 
the validity of the remainder of this bylaw.  
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8. REPEAL 
 

The Village of Harrison Hot Springs Bylaw No. 120, 1958 is hereby repealed in its 
entirety. 
 

 
READINGS AND ADOPTION 

 
READ A FIRST TIME THIS 6th DAY OF MAY, 2024 
 
READ A FIRST TIME THIS 6th DAY OF MAY, 2024 
 
READ A FIRST TIME THIS 6th DAY OF MAY, 2024 
 
ADOPTED THIS            DAY OF            , 2024 
 
 
 
 
 
 
______________________________   __________________________ 
Mayor       Corporate Officer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

SCHEDULE A 
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COUNCIL REPORT 

 
 
 

 

Regular Council 
File No: 3900-20 
Date: May 21, 2024 
 
 
To:  Mayor and Council 
From:  Ken Cossey, Planning Consultant 
Subject: Small-Scale Multi-Unit Housing Requirements 

 
 
RECOMMENDATIONS 
 
THAT Council direct staff to apply for an exemption on the prescribed number of housing units 
on a given Lot, commonly referred to as Site Standards B and C; and 
 
THAT Council direct staff to post the required public notice for the adoption of the attached 
Zoning Amendment Bylaw No 1208, 2024. 
 
SUMMARY 
 
In the fall of 2023, the province introduced a suite of changes to the Local Government Act to 
accommodate changes to zoning regulations related to certain dwelling types. The focus of the 
required changes is to allow for small-scale, multi-unit housing (SSMUH) in land use zones that 
have traditionally been restricted to single-family or duplexes uses. These zones have been 
referred to as “restricted zones” in the legislation. Even though the legislation discusses the 
restricted zones, within the SSMUH standards guideline lot sizes are also considered when 
allowing the prescribed number of housing units that must be permitted on a given restricted zone 
lot. The lot sizes indicated in the SSMUH guideline ranges from less than 280 M2 to 4,050 M2. 
Within the Village, the restricted zones are limited to the R1, R2 zones and the occasional 
commercial zone that have either a single-family dwelling or duplex on them.  
 
BACKGROUND 
 
The focus of the changes to the provincial legislation is to require local governments to permit 
between 2 to 6 housing units in residential areas that are otherwise restricted to single family 
dwellings and duplexes. Harrison Hot Springs, and the other local governments across BC are 
required to update their Zoning Bylaws to permit the prescribed minimum SSMUH densities on 
single family and duplex lots. Secondary suites or Coach Houses, referred to as Additional 
Dwelling Units (ADU) will be permitted almost everywhere in the province and “more” urban areas 
will be required to permit three to six units on each of the restricted zones. For the Village the 
extra dwellings would apply to the R-1 and R-2 Zones, as outlined on the attached map. The new 
legislation would affect the following number of lots, as per the lot size requirements mandated 
by the province.  
 

1. 494 lots – in the R-1 and R-2 zones (the parcel size ranges from 280 M2 to 1215M2) 
2. 42 lots – in the R-1 and R-2 zones (the parcel size ranges from greater than 1215 M2 to 

less than 4050 M2). 
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Small-Scale Multi-Unit Housing Requirements May 21, 2024 

 

As per the SSMUH Site Standards, as outlined on page 65, there are four standards that have 
been prepared for the different SSMUH unit requirements.  
 

Site Standards Package Lot Size Units Required 

   

A All restricted zones 
Either just a Secondary suite, 

Coach House or both 

   

B 
Less than 280M2 to less than 

1215 M2 
3 or 4 

   

C 
Greater than 1215M2 to less 

than 4050 M2 
4 

   

D1 At least 281M2 in size 6 

 
Notes: 

1. Is wholly or partially within 400M of a prescribed bus stop (due to the definition of the term 
prescribed bus stop, this is not applicable to the Village) 

2. Within a municipality with a population of 5,000 or greater (not applicable to the Village) 
 
Listed below is a summary of the SSMUH dwelling unit requirements.  
 

Minimum 
number of units 

Characteristics of the lots to which the requirements apply 

Minimum of two 
units 

A minimum of one secondary suite and/or one Coach House (ADU) for 
each lot must be permitted in the Restricted Zone. (The Village can 

permit one or both. The Village’s current Zoning Bylaw indicates this in 
the R2 zone but not in the R1 zone) 

Minimum of three 
units 

A minimum of three (3) units must be permitted on each lot 280 m2 or 
less in a Restricted Zone. 

Minimum of four 
units 

A minimum of four (4) units must be permitted on each lot greater than 
280 m2 in a Restricted Zone. 

Minimum of six 
units 

A minimum of six (6) units must be permitted on each lot in a Restricted 
Zone that is: 

a) wholly or partly within 400 metres of a prescribed bus stop, and 
b) is 281 m2 or greater in area. 

One of the six units that must be permitted may be required to be 
affordable or special needs housing. 

 
The SSMUH requirements also prohibit the Village from doing the following: 
 

1. Holding a public hearing on a zoning bylaw or any amendments proposed for the sole 
purpose of complying with the SSMUH legislation. Even with this requirement though, the 
Village must prepare a public notice of no public hearing before the first reading of the 
bylaw. The notice must follow the 3- and 10-day rule.  
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Small-Scale Multi-Unit Housing Requirements May 21, 2024 

 

Steps Completed 
 
To ensure compliance with the legislation before the June 30, 2024, deadline, staff have worked 
on and completed the work plan outlined below.  
 

1. Reviewed the Zoning Bylaw to identify impacted zones. 
 

2. Worked with the FVRD Mapping Department to identify exempted lots and lots to which 
the various density requirements will apply. 

 
3. Need to consult with the public works and engineering staff to review infrastructure 

servicing capacity and identify any areas for which an extension should be requested on 
the basis of infrastructure upgrades underway that prevent compliance by June 30th, 2024.  

 
4. Consulted the Province’s Policy Manual and Site Standards to identify updates for the 

Zoning Bylaw that will allow the required number of housing units in selected zones. This 
work will require identifying appropriate setbacks, heights, parking regulations, and other 
technical requirements for the zones subject to SSMUH. 

 
5. Identified other plans, policies, and regulations that may be impacted by the zoning bylaw 

changes and prioritized them for review and updates in consultation with relevant 
departments.  

 
6. Consulted as and when required throughout the process with legal counsel. 

 
7. Presented a Zoning Amendment Bylaw to Council with sufficient lead time for its adoption 

prior to June 30, 2024.  
 
DISCUSSION 
 
Based on preliminary analysis of the SSMUH legislation, the requirements for three to four units 
will apply to various Lots, as outlined on the attached map, within the Village of Harrison Hot 
Springs.  
 
Exemption to the SSMUH requirements 
 
If required, the Village can apply for an exemption to the addition of three to six units. The criterion 
for the exemption is outlined below: 
 

• Land protected by the Heritage Conservation Act; 
• Land, which is designated as heritage, under Part 15 of the Local Government Act, 

prior to the legislation coming into force; 

• Land that is not connected to water and sewer system provided by a local government; 
and 

• Land that is larger than 4,050 m2 
 
Additionally, regulations which came into force on December 7, 2023, establish further 
exemptions for areas from SSMUH: 
 

• Areas captured within a Transit Oriented Area (TOA), as noted by Housing Statutes 
(Transit-Oriented Areas) Amendment Act, 2023, S.B.C. 2023, c. 48, are exempted 
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from the 3, 4, 6-unit requirements as the TOA regulation will allow higher densities of 
housing. (Please note that the Village has not been designated as a TOA) 

 
• Land which is subject to: 

 
a. hazardous conditions; 
b. the threat or risk from the hazardous conditions would increase if the density 

permitted under this legislation is achieved; and 
c. the hazardous condition cannot be practically mitigated, is exempt from the 

SSMUH legislative requirements.  
 
In order to be granted a hazardous exemption, the Village must have a report prepared by a 
qualified professional which certifies either a. or b. above. For a hazardous exemption, the Village 
is required to provide a written notice to the Province.  
 
FINANCIAL CONSIDERATIONS 
 
Additional costs associated to this bylaw include the hiring of a geotechnical professional to 
complete a review on the placement of extra dwelling units on a floodplain and the potential 
impact.  
 
POLICY CONSIDERATIONS 
 
Short Term Rental Accommodations Act 
Housing Statues (Residential Development) Amendment Act 
Housing Statues (Transit-Oriented Areas) Amendment Act 
Small-Scale, Multi-Unit Housing Policy Manual and Site Standards 
 
Respectfully submitted: 
 
 
 
 
_______________________ 
Ken Cossey, MCIP, RPP 
Planning Consultant 
 

Reviewed by: 
 
 
 
 
_______________________  
Tyson Koch  
Chief Administrative Officer 
 

 Financial Considerations Reviewed by: 
  
 
 
 
_______________________ 
Scott Schultz 
Chief Financial Officer, Deputy CAO 
 

 
Attachments (2):  1. SSMUH Map, dated May 2024 

   2. Draft Zoning Amendment Bylaw No. 1208, 2024 
3. Excerpt from Draft Consolidated Zoning Bylaw No. 1115, 2017 showing 

proposed amendments 
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A bylaw to amend the Village of Harrison Hot Springs 
Zoning Bylaw No. 1115, 2017 

 
WHEREAS the Mayor and Council has deemed it advisable to amend the Village of Harrison Hot 
Springs Zoning Bylaw No. 1115, 2017, the Zoning Bylaw for the Village of Harrison Hot Springs, 
as adopted May 7, 2018; 
 
NOW THEREFORE in open meeting assembled, the Mayor and Council of the Village of Harrison 
Hot Springs enacts as follows: 
 
CITATION 
 
1. This Bylaw may be cited for all purposes as the "Village of Harrison Hot Springs Zoning 

Amendment Bylaw No. 1208, 2024”. 
 
2.  TEXT AMENDMENT 
 

That: 
 

(a) Under section 4.3 (a) the following is deleted in its entirety; 
 

“Accessory Residential Suites will be permitted for all uses, except in a Duplex 
Dwelling, a Townhouse, Apartments and Mobile Homes.” 

 
The following is inserted in its place: 

 
“R-1 and R-2 Zones are the only zones where Residential Suites are permitted.”  

 
(b) Under Section 4.10 (a)(i) the following is deleted in its entirety; 

 
“Coach Houses will be allowed in the following Zone Only: 

 
i) Residential 2 (Duplex Zone) R2” 

 
The following is inserted in its place: 

 
“Coach Houses will be allowed in both the R-1 and R-2 Zones.” 

 
(c) Under section “6.1.1 Residential Parking Requirements”, and under the categories of 

Detached Dwelling and Duplex Dwellings, the required Number of On-site Parking 
Stalls the following; “2 per Dwelling Unit” are deleted in their entirety. 
 
The following is inserted in their place: 

 

 
VILLAGE OF HARRISON HOT SPRINGS 
BYLAW NO. 1208, 2024 
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 “1 per Dwelling Unit” 
 

(d) Under section “7.1.1 Residential Uses”, in the subsection titled “Accessory Uses”, in 
the row titled “Accessory Residential Suite or a Coach House, but not both”, a diamond 
is inserted in the R-1 Zone column and the following sentence is inserted after  
“Accessory Residential Suite or a Coach House, but not both”: 

 
“The Accessory Residential Suite or the Coach House must be above the 14.55M 
FCL” 

 
(e) Under the Development Regulations for the Residential Zones, for both the R-1 and 

R-2 Zones, the following Minimum Front Setback number of “7.5” is deleted in its 
entirety. 
 
The following is inserted in its place: 

 
“6” 
 

(f) Under the Development Regulations for the Residential Zones, for both the R-1 and 
R-2 Zones, the following Minimum Rear Setback number of “7.5” is deleted in its 
entirety. 

 
The following is inserted in its place: 

 
“The Rear Setback is 6 M for the Principal Building or Structure and is a minimum of 
1.5 M for the Coach House” 

 
(g) Under the Development Regulations for the Residential Zones, for both the R-1 and 

R-2 Zones, the following Minimum Interior and Exterior Setback numbers of “1.5” and 
“3.6” are deleted in their entirety. 

 
The following is inserted in their places: 

 
“1.2” 

 
(h) Under the Development Regulations for the Residential Zones, for both the R-1 and 

R-2 Zones, the following Maximum Height number of “10.7” is deleted in its entirety. 
 

The following is inserted in its place: 
 

“11” 
 

(i) Under the Development Regulations for the Residential Zones, a row titled “Maximum 
Number of Storeys” is inserted between the Maximum Height (m) and the Minimum 
Amenity Area (m2), with the following inserted in both the R-1 Zone and R-2 Zone 
columns: 

 
“3 storeys for the principal dwelling, 2 storeys for the Coach House” 
 
In the R-3 Zone, R-4 Zone and R-5 Zone columns, the following is inserted: 
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“NA” 
 

(j) Under the Residential Accessory Building or Structure Regulations, the following row 
titled “Maximum Height for Coach Houses (m)” is inserted, after the Maximum Height 
(m) row, with the following inserted in both the R-1 Zone and R-2 Zone columns: 

 
“8” 
 
In the R-3 Zone, R-4 Zone and R-5 Zone columns, the following is inserted: 
 
“NA” 
 

 
 
A PUBLIC NOTICE WAS PUBLISHED ON THE ________ DAY OF __________, 2024. 
 
READ A FIRST TIME THIS ________ DAY OF _____ 2024. 
 
READ A SECOND TIME THIS _____ DAY OF _____ 2024. 
 
READ A THIRD TIME THIS ________ DAY OF ____________, 2024. 
 
REVIEWED BY THE MINISTER OF TRANSPORTATION, 
AS PER S. 52 OF THE TRANSPORTATION ACT THIS _______ DAY OF ________ 2024. 
 
ADOPTED THIS _________ DAY OF __________, 2024. 
 
 
 
____________________________ _______________________________ 
Mayor  Corporate Officer 
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4.2 Accessory Buildings or Structures and Uses 

 
a) Buildings, Structures or uses must comply with the following:  

 
i) an Accessory Building or Structure must not be situated on a Lot unless the 

Permitted Building or Structure, to which the Accessory Building or Structure 
is incidental, has already been erected or will be erected simultaneously with 
the Accessory Building or Structure on the same Lot, with the exception of 
one Accessory Building or Structure not exceeding 25 m2 of the Gross Floor 
Area, used only for storage purposes;  

ii) a Garage or Carport attached to a Permitted Building or Structure, by an 
enclosed, heated area that is not more than 5 m in length, is deemed to be a 
portion of the Permitted Building or Structure;  

iii) Land comprising the common property in a strata plan may be used for 
purposes Accessory and customarily incidental to Permitted Uses on the 
strata Lots within the same strata plan. For the purposes of Accessory 
Buildings or Structures that may be constructed on common property, the 
same Setbacks, Building or Structure height, Lot coverage and other Building 
or Structure standards apply as those which apply to strata Lots in the same 
Zone; and 

iv) no part of an Accessory Building or Structure must be used for Residential 
Use purposes or Tourist Accommodations purposes, except as otherwise 
provided for in this Bylaw. 

 
 

4.3 Accessory Residential Suites 
 

a) Accessory Residential Suites will be permitted for all uses, except in a Duplex 
Dwelling, Townhouse, Apartments, Mobile Homes;R-1 and R-2 Zones are the only 
zones where Residential Suites are permitted. 

b) Unless a Zone specifically provides for otherwise, only one (1) Accessory 
Residential Suite is permitted per Lot; 

c) Where a Lot is not serviced by the Municipal Community Sewer System, written 
confirmation from the applicable licensing body that the capacity of the Lot’s sewer 
system will not be compromised by the presence of an Accessory Residential Suite 
is required; 

d) Accessory Residential Suites must have a total Gross Floor Area of not more than 
90.0 m2. For the purposes of this section, the Gross Floor Area does not include 
areas used for common storage, common laundry facilities, or common areas used 
for access or egress. In addition to the total size of the suite, the Accessory 
Residential Suite must have an area of less than 40% of the habitable area of the 
Detached Dwelling. For the purposes of this section, the habitable area calculation 
does not include the attached garage; 

e) Accessory Residential Suites cannot be subdivided from the Building or Structure of 
which it is part of under the Strata Property Act, as amended from time to time; and 

f) One off-street parking space in addition to those required for the Permitted Use must 
be provided. 

 
4.4 Fences, Screening and Retaining Walls 

 

4.4.1 Fences and Retaining Walls 
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c) For the purposes of this Bylaw, railroad cars, truck vans, converted Manufactured 
Homes, travel trailers, recreational vehicles, bus bodies, vehicles and similar 
prefabricated items and Structures originally built for purposes other than storage 
are not permitted as accessory storage Buildings or Structures. 

 
4.8 Swimming Pools, Spas and Hot Tubs  

 
a) Where a Residential or a Commercial Use is Permitted, a swimming pool, spa or hot 

tub is Permitted as an Accessory Use, in accordance with the following provisions: 
 

i) any swimming pool, spa or hot tub must not be located within 15.0 m of a 

Front Lot Line or within a required Side or Rear Lot Line Setback; 
ii) above ground pools must have a maximum height of 2.5 m; and 
iii) the combined area of the swimming pools, spa or hot tub must not exceed 

15% of the total Lot area. 
 

4.9 Tourist Accommodation 
 

a) In any Zone where a Tourist Accommodation use is Permitted the following 
regulations apply: 

 
i)  no noise, vibration, smoke, dust, odors, heat, glare, electrical or radio 

disturbance detectable beyond the property boundary must be produced by 
Tourist Accommodation;  

ii) meals may be provided to customers of a Tourist Accommodation only and 
not the Community; and 

iii) any person intending to operate a Tourist Accommodation must hold a valid 
and current Business License from the Village. 

 
 
 
 

4.10 Coach Houses 
 

a) Coach Houses will be allowed in the following Residential Zone only: 
 

i) Residential 2 (Duplex) R2.Coach Houses will be allowed in both the R-1 and 
R-2 Zones. 

 
b) The distance between the Permitted Residential Dwelling unit and the Coach House 

must be a minimum of 3.0 m; 
c) The combined Gross Floor Area of all Accessory Building or Structures on the Lot, 

including the Coach House, must not exceed 90 m2; and  
d) Coach houses are not permitted on a Lot, unless a connection to both a Community 

Sewer and a Community Water System exists. 
 

4.11 Coach House or Residential Accessory Suite 
 

a) On any Lot where a Coach House or a Residential Accessory Suite are permitted, 
either a Coach House or a Residential Accessory Suite is permitted but not both. 
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of benches, pews, booths or similar seating accommodation, each 0.5 m2 of seating 
area must be deemed to be one seat; 

h) All Multiple Unit Residential, mixed Residential and Commercial Development must 
provide bicycle parking at a rate of 20% of the required vehicle parking; 

i) All Multiple Unit Residential, mixed Residential and Commercial Developments 
requiring at least 20 parking spaces must provide at least one electric vehicle 
charging outlet, which is readily accessible for charging a vehicle in a required 
parking space; 

j) For any Use required to be Accessible to persons with a disability by the BC Building 
Code, as amended from time to time, a minimum of one parking space for a person 
with a disability must be provided; 

k) Where 20 or more parking spaces are required by this Bylaw, the required spaces 
must be Accessible to persons with a disability, as outlined in the table below; 

 

Total Required Parking Stalls Required Number of Disability Parking Spaces 

20-50 4 

81-110 6 

111-140 8 

141-170 10 

 
l) The parking requirements established in this section do not apply to a Building or 

Structure or use existing prior to the adoption date of this Bylaw, provided there is no 
change, expansion or addition to the Building or Structure or use that requires more 
parking spaces than were required for the existing Building or Structure or Use when 
this Bylaw was adopted. If there is an expansion or addition to an existing Use or 
Building or Structure, then the provisions of this section apply to the expansion or 
addition; and 

m) For the purposes of this Bylaw the required parking spaces have been broken into 
the following categories of uses: 

 
i) Residential; 
ii) Commercial; and 
iii) Community. 

 
 
 

6.1.1 Residential Parking Requirements 
 

Land Use Required Number of On-site Parking Stalls 

For All Residential and Similar Land Uses 

Accessory Building & Structure N/A 

Home Occupation 1 per employee 

Accessory Residential Suites 1 per suite 

Detached Dwelling 21 per Dwelling Unit 

Apartment 1.25 per Dwelling Unit (includes a visitor parking area) 

Coach Houses 1 per Dwelling Unit 

Duplex Dwellings 12 per Dwelling Unit 

Townhouse Dwellings 2 per Dwelling Unit and .25 per Unit for the visitor parking area 
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provisions of this section apply to such expansion or addition.  
 

6.6 Off-Street Parking Agreement for Commercial Uses 
 

a) As an alternative to meeting the parking standards of this Bylaw for a change to an 
existing use or new Development that would result in an increase in the number of 
required parking spaces, the additional required off-street parking spaces may be 
located on a Lot other than that upon which the Use, Building or Structure intended 
to be served are located, provided the off-site parking is secured by an agreement in 
accordance with the following:  

 
i)  the agreement must indicate and be registered on title of the Development 

site and the individual offering the Lot; 
 

• the location and number of parking spaces provided off-site,  

• the terms of any lease or rental agreement between the owner of the 
off-site parking area and the owner of the Building, Structure or use 
requiring off-site parking spaces,  

• the terms for the maintenance and where applicable the construction 
of the off-site parking area; 

• the agreement must require the approval of the Municipality and the 
Municipality must be a co-signatory; and 

 
ii) all costs associated with preparing the agreement must be paid by the owner 

of the Use, Building or Structure that the off-site parking spaces are intended 
to serve. 

 
6.7 Parking or Storage of Vehicles 

 
a) In any Residential Zone, no more than the numbers and types of Motor Vehicles set 

up below will be permitted to be parked or stored on a Lot: 
 

i)  four Motor Vehicles, one of which may be a truck or school bus not 
exceeding 4,500 kilograms gross Motor Vehicle weight or one-horse trailer or 
camper or recreation vehicle, and 

ii) one boat and trailer. 
 
 
 
 

PART 7.0 ZONING REGULATIONS 
 

7.1 Zones 
 

a) The Zones, as shown on Schedule A which is attached to and forms part of this 
Bylaw have the following the regulations assigned to each Zone as outlined below: 

 
7.1.1 Residential Uses 

 

Permitted 
Residential Uses 

R-1 
Zone 

R-2 
Zone 

R-3 
Zone 

R-4 
Zone 

R-5 
Zone 
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PERMITTED USES 

Detached Dwelling ♦ ♦ ♦  ♦ 

Duplex Dwelling  ♦    
Townhouse 

Dwelling    ♦  

ACCESSORY USES 

Home Occupation ♦ ♦  ♦  
Accessory 

Residential Suite 
or a Coach House, 
but not both. The 

Accessory 
Residential Suite 

or the Coach 
House must be 

above the 14.55M 
FCL 

♦ ♦    

Accessory 
Buildings or 
Structures 

♦ ♦ ♦ ♦  

 

 
 
 
 
 
 
 
 
 
 
 
DEVELOPMENT REGULATIONS FOR THE RESIDENTIAL ZONES 
 

Residential 
Development 
Regulations 

R-1 
Zone 

R-2 
Zone 

R-3 
Zone 

R-4 
Zone 

R-5 
Zone 

Minimum Lot Size 
for subdivision 
purposes(m2) 

925 (1) 

540 (2) 

925(1) 

697(2) 

1125(3) 
925(4) 

360(2) 1500(2) 130(2) 

Subdivision for a 
relative (Ha) 

 
2.5 

 
2.5 

 
2.5 

 
2.5 

 
2.5 

Minimum Lot 
Width (m) 18 

18(5) 
24(6) 

12.5 22.5 9 

Maximum Density 
 

NA 
 

NA 
 

NA 
 

35 
 

50 
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(units / ha) 

Maximum Lot 
Coverage (%) 40 40 55 55 50 

Minimum Front 
Setback (m) 67.5 67.5 4.5 4.5 

2 
6 with a front 

deck 

Minimum Rear 
Setback (m) 

The Rear 
Setback is 6 

M for the 
Principal 

Building or 
Structure 
and is a 

minimum of 
1.5 M for the 

Coach 
House7.5 

The Rear 
Setback is 6 

M for the 
Principal 

Building or 
Structure 
and is a 

minimum of 
1.5 M for the 

Coach 
House7.5 

4 7.5 3.5 

Minimum Interior 
Side Setback (m) 

1.25 1.25 1.2 3.6 1.2 

Minimum Exterior 
Side Setback (m) 

3.61.2 3.61.2 3.6 7.5 1.2 

Maximum Height 
(m) 110.7 10.711 10.7 11 10.7 

Maximum Number 
of Storeys 

3 storeys for 
the principal 
dwelling, 2 
storeys for 
the Coach 

House 

3 storeys for 
the principal 
dwelling, 2 
storeys for 
the Coach 

House 

NA NA NA 

Minimum Amenity 
Area (m2) NA NA NA 

5 per unit (7) 
10 per unit (8) 

NA 

Off-Street Parking  

As per the 
requirements 
of this bylaw, 
as amended 
from time to 

time 

As per the 
requirements 
of this bylaw, 
as amended 
from time to 

time 

As per the 
requirements 
of this bylaw, 
as amended 
from time to 

time 

As per the 
requirements 
of this bylaw, 
as amended 
from time to 

time 

As per the 
requirements 
of this bylaw, 
as amended 
from time to 

time 
Notes:  

1/. Sewer only 
2/. Must be hooked into a Community Water System and a Community Sewer System 
3/. Duplex – with sewer only 
4/. Duplex – must be hooked into a Community Water System and a Community Sewer System 
5/. Detached Dwelling Unit 
6/. Duplex Dwelling Unit 
7/. When a development consists of 10 units or less 
8/. When a development consists of 11 units or more 
 
Additional Requirements: 
 
1/. For any home occupations refer to the off-street parking requirements of this Bylaw, as amended 

from time to time. 
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2/. Accessory Building and Structure requirements are noted below: 

Residential Accessory 
Building or Structure 

Regulations 

R-1

Zone 

R-2

Zone 
R-3

Zone

R-4

Zone 

R-5

Zone 

Maximum Number of 
Buildings or Structures 

2 2 2 2 NA 

Minimum Front Setback (m) 15 7.5 4.5 4.5 NA 

Minimum Rear Setback (m) 1.5 1.5 1 1.5 NA 

Minimum Interior Side 
Setback (m) 

1.5 1.5 1.2 3.6 NA 

Minimum Exterior Side 
Setback (m) 

7.5 3.6 3.6 7.5 NA 

Maximum Height (m) 5 5 5 5 NA 

Maximum Height for Coach 
Houses (m) 

8 8 NA NA NA 

7.1.2 Commercial Uses 

Permitted Commercial 
Uses 

C-1
Zone

C-2
Zone

C-3
Zone

C-4
Zone

PERMITTED USES 

Community Care Facility ♦ ♦ 

Medical Clinic ♦ 

Apartments ♦ ♦ ♦ 

Entertainment facility ♦ 

Service Station ♦ 

Tourist Accommodation ♦ ♦ ♦ 

Financial Institutions ♦ 

Cultural Uses ♦ 

Pubs ♦ ♦ 

Offices ♦ 

Personal Services Uses ♦ 

Parking Garage ♦ 

Retail Establishments ♦ ♦ 

Restaurants ♦ ♦ ♦ 

Convenience Stores ♦ ♦ 

Catering Establishments ♦ 

Marinas/Float Plane 
Dock 

♦ 

Campground/Holiday 
Parks 

♦ 

Recreation Facility ♦ 

Detached Dwelling ♦ ♦ 

Micro-Brewery (1) ♦ ♦ 

ACCESSORY USES 

Apartment ♦ ♦ ♦ ♦ 

Detached Dwelling ♦ ♦ ♦ ♦ 

Accessory Buildings or 
Structures 

♦ ♦ ♦ ♦ 
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