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NOTICE OF PUBLIC HEARING

pisTRICT oF M on Bylaw 450

HIGHLANDS

Notice is hereby given under the authority of the Local Government Act that all persons who believe that their interest
in property may be affected by proposed BYLAW 450 will be afforded a reasonable opportunity to be heard or to present
written submissions respecting matters contained in the proposed Bylaw.

MEETING DATE AND TIME

Monday, August 11, 2025, commencing at 7:00 PM
LOCATION

Highlands Community Hall, 729 Finlayson Arm Road, Highlands, BC

Members of the public can view the livestream/recording by clicking the VIDEO button on the meeting page of the
meeting portal or by visiting the District of Highlands - YouTube Channel.
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Copies of the
proposed Bylaw
and related materials can be viewed at www.highlands.ca or between the hours of 8:30 a.m. to 4:00 p.m., Monday to
Friday, excluding holidays, from Monday, July 28, to Monday, August 11, 2025 at the District of Highlands Municipal
Office located at 1980 Millstream Road, Victoria, BC VOB 6H1.
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Highlands

WAYS TO PROVIDE COMMENT:

e InPerson: At the Highlands Community Hall, 729 Finlayson Arm Road, Highlands, BC.

e Electronically: To speak at the meeting, please submit a Request to Speak through our meeting portal at
https://highlandsbc.diligent.community/home/public/requesttospeak/0 or contact the District Office.

e  Written Submissions:
Deadline: written submissions must be received prior to noon on August 11, 2025:
o Email: info@highlands.ca.
o Mail: District of Highlands, 1980 Millstream Road, Victoria BC V9B 6H1.
o Drop offin the drop box at the main entrance to the District Municipal Hall.

NOTE: All correspondence submitted to the District of Highlands in response to this Notice will form part of the public
record and will be published on the District’s website and on all meeting agendas for which this matter is being
considered. The full content of all submissions will be published, including name and

address. Amanda Irving

Corporate Officer


https://www.youtube.com/channel/UCQP-zLDzS6vo_cWItkOPYig
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TO: Loranne Hilton Date: June 26, 2025
Chief Administrative Officer File: Bylaw 3900 - 450
FROM: Laura Beckett To Council

Municipal Planner July 14, 2025

RE: BYLAW 450 - OCP AMENDMENT - SOUTH HIGHLANDS LOCAL AREA PLAN

PURPOSE

The purpose of this report is to provide to Council Highlands Official Community Plan
Bylaw, 2007, Amendment No. 7 (South Highlands Local Area Plan) Bylaw No. 450, 2024
(Bylaw 450) for further consideration.

STRATEGIC PRIOIRTY

The “South Highlands Local Area Plan Finalization/Adoption and Implementation” is
Council’s highest priority. Council previously received the project’s Sustainable Highlands
Decision Making Framework at its February 21, 2023 meeting.

BACKGROUND

Bylaw 450 received first reading on February 3, 2025 and was referred to the Capital
Regional District (CRD) Board for acceptance of the updated regional context statement.
CRD Board accepted the regional context statement at its June 11, 2025 meeting. As such,
the process to adopt Bylaw 450 may continue.

Bylaw 450 was considered on the following dates:

e February 3, 2025 Council— Changes were made to the draft bylaw, it was given first
reading, and was referred to the CRD for acceptance of the regional context
statement. Bylaw 450 was also referred to selected agencies in addition to
consultation that already occurred. No input has been received resulting from those
additional referrals.

e December 16, 2024 Committee of the Whole — The staff report provided additional
information regarding a Development Approval Information Bylaw, draft
Development Permit Area 4, and the Living Building Challenge’s principles.
Recommendations were made to Council including consideration of 1* reading of
Bylaw 450.

e November 12, 2024 Committee of the Whole — The staff report described the
proposed changes to Development Permit Area 4. Council requested additional
information.
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October 7, 2024 Council - The staff report provided additional information regarding
possible dates for establishing baseline land conditions in measuring net
positive/net zero land use outcomes. Council requested additional information.
September 9, 2024 - The staff report provided information regarding possible dates
for establishing baseline land conditions in measuring net positive/net zero land use
outcomes. Council requested additional information.
July 15, 2024 Council ~ Bylaw No. 450 was introduced. Council requested additional
information.

OPTIONS
The following options are available for Council’s consideration:

2,

THAT “Highlands Official Community Plan Bylaw 2007, Amendment No. 7 (South

Highlands Local Area Plan) Bylaw No. 450, 2024” be amended as follows:

a) Insection 2. (b), replace “2.12” with “2.13”,

b) Delete section 2. (e} and renumber accordingly,

c) Replace section 2. (f) with, “Chapter 2 — Land Use, in the third paragraph, a new
bullet is added at the end as follows: “Special Plan Areas”;”,

d) Insection 2. (j), replace both references to “2.12” with 2.13”,

e) Replace Schedule A to Bylaw No. 450, OCP Map 2.1 Land Use Designations with
the version dated 2025-05-20,

AND THAT, having considered Bylaw 450 in conjunction with the District’s most
recent housing needs report, financial plan, and the CRD Solid Waste Management
Plan the “Highlands Official Community Plan Bylaw, 2007, Amendment No. 7 (South
Highlands Local Area Plan) Bylaw No. 450, 2024” be given second reading as
amended this day July 14, 2025,

AND FURTHER THAT a public hearing for “Highlands Official Community Plan Bylaw,
2007, Amendment No. 7 (South Highlands Local Area Plan) Bylaw No. 450, 2024” be
scheduled for August 11, 2025 at 7pm at the Highlands Community Hall.

THAT alternative direction be given.

DISCUSSION
Since February 3, 2025, the OCP has been changed resulting in necessary consequential
changes to Bylaw 450. Appendix A to this report shows those changes highlighted in yellow

with

additions in red font and deletions struck-out. The key difference is the updated Land

Use OCP Map 2.1 that includes the new Rural Assembly Land Use Designation.
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Appendix B includes the amendments to Bylaw 450. Staff recommends approving the
amendments, giving Bylaw 450 second reading as amended, and scheduling a public
hearing for August 11, 2025 immediately before the regularly scheduled Council Meeting.

Legal/Bylaw/Regulatory/Financial
When amending an OCP, the Local Government Act requires Council to consider the
following:
e Consideration of the most recent housing needs report: Please find attached the
Interim Housing Needs Report (Appendix C) that was received by Council November
18, 2024. Bylaw 450 would change the land use designation of certain lands from
industrial/commercial to “Regenerative Development” that does not specify land
uses. While this may present an opportunity for residential land, there are
constraints on various properties that are expected to prevent this.
e Consider the OCP amendment in conjunction with:
o The financial plan: No impact to the Five Year Financial Plan (2025-2029)
Bylaw No. 465, 2025 (Appendix D) is anticipated from Bylaw 450.
o Any applicable waste management plan: No impact to the CRD’s 2021 Solid
Waste Management Plan (Appendix E) is anticipated from Bylaw 450.

CONCLUSION
The CRD Board has accepted the updated regional context statement as shown in Bylaw
No. 450. The adoption process for Bylaw No. 450 can continue.

RECOMMENDATION
THAT “Highlands Official Community Plan Bylaw 2007, Amendment No. 7 (South
Highlands Local Area Plan) Bylaw No. 450, 2024” be amended as follows:
a) Insection 2. (b), replace “2.12” with “2.13”,
b) Delete section 2. (e) and renumber accordingly,
c) Replace section 2. (f) with, “Chapter 2 — Land Use, in the third paragraph, a new bullet
is added at the end as follows: “Special Plan Areas”;”,
d) Insection 2. (j), replace both references to “2.12” with 2.13”,
e) Replace Schedule A to Bylaw No. 450, OCP Map 2.1 Land Use Designations with the

version dated 2025-05-20,

AND THAT, having considered Bylaw 450 in conjunction with the District’s most recent
housing needs report, financial plan, and the CRD Solid Waste Management Plan the
“Highlands Official Community Plan Bylaw, 2007, Amendment No. 7 (South Highlands
Local Area Plan) Bylaw No. 450, 2024” be given second reading as amended this day July
14, 2025,
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AND FURTHER THAT a public hearing for “Highlands Official Community Plan Bylaw, 2007,
Amendment No. 7 (South Highlands Local Area Plan) Bylaw No. 450, 2024” be scheduled
for August 11, 2025 at 7pm at the Highlands Community Hall.

Respectfully submitted, Concurrence
2 ) ~
- g&aﬁﬁl@t@# W—
Laura Beckett, MCIP, RPP Loranne Hilton
Municipal Planner Chief Administrative Officer
Attachments:

e Appendix A—Marked Changes to Bylaw 450

e Appendix B — Highlands Official Community Plan Bylaw, 2007, Amendment No. 7
(South Highlands Local Area Plan) Bylaw No. 450, 2025

¢ Appendix C - District of Highlands Interim Housing Needs Report (October 2024)

e Appendix D - Five Year Financial Plan (2025-2029) Bylaw No. 465, 2025

¢ Appendix E- CRD 2021 Solid Waste Management Plan
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DISTRICT OF HIGHLANDS
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HIG HLA\JDS BYLAW NO. 450

A BYLAW TO AMEND DISTRICT OF HIGHLANDS OFFICIAL COMMUNITY PLAN BYLAW NO. 277

WHEREAS the Council of the District of Highlands has adopted “District of Highlands Official
Community Plan Bylaw No. 277, 2007";

AND WHEREAS the Council of the District of Highlands deems it necessary and expedient to
amend “District of Highlands Official Community Plan Bylaw No. 277, 2007";

NOW THEREFORE the Council of the District of Highlands in open meeting assembled enacts as
follows:

1.

TITLE

This bylaw may be cited for all purposes as “Highlands Official Community Plan Bylaw,
2007, Amendment No. 7 {South Highlands Local Area Pian) Bylaw No. 450, 2025”.

AMENDMENTS

The “District of Highlands Official Community Plan Bylaw No. 277, 2007” is hereby
amended as follows in Schedule A:

(a) Contents, CHAPTER 2 —LAND USE, “2.6 Commercial Industrial Land Use” is deleted
and replaced with “2.6 Regenerative Development Land Use”;

(b) Contents, CHAPTER 2 — LAND USE, a new line is added at the end of this section as
follows: “2.12° Special Plan Areas”;

(c) Contents, CHAPTER 11 — DEVELOPMENT REVIEW, “11.6 Development Permit Area
No. 4 — Highlands Commercial/Industrial Gateway Area” is deleted and replaced
with “11.6 Development Permit Area No. 4 - Regenerative Development”;

(d) Contents, a new appendix is added at the end as follows:

“APPENDIX C — SOUTH HIGHLANDS LOCAL AREA PLAN
c.1 Table
c.2 South Highlands Local Area Plan”;
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(f)

(e)

(h)

(i)

()

(k)

)

Chapter 2 ~ Land Use, in the third paragraph, fourth bullet, “Commercial
Industrial” is deleted and replaced with “Regenerative Development”;

Chapter 2 —Land Use, in the third paragraph, a tenth bullet is added
as follows: “Special Plan Areas”;

Chapter 2 — Land Use, OCP Map 2.1 Land Use Designations is deleted and
replaced with a new OCP Map 2.1 Land Use Designations attached as Schedule A
to this bylaw;

Chapter 2 — Land Use, section 2.2, Land Use General - Policies, in policy 10 after
the words “ground or surfaces sources” the words “and/or rainwater” is added;

Chapter 2 — Land Use, section 2.6, Commercial Industrial Land Use is deleted
and replaced with the following:

“2.6 Regenerative Development Land Use

Lands in the Regenerative Development Land Use Designation are inside the
Urban Containment Boundary of the Regional Growth Strategy and the Highlands
Servicing Area as shown on Map 2.1.

Lands in the Regenerative Development Land Use Designation are also designated
within Development Permit Area 4 — Regenerative Development. There should not
be any additional access routes into this area from Millstream Road other than the
existing Industrial Way. Preference is for an internal service road parallel to
Millstream Road.

This area does not contain gravel deposits that may be suitable for future
extraction.

The Regenerative Development Land Use objectives and policies are set out in
section 3.4.1 RD — Regenerative Development in Appendix C — South Highlands
Local Area Plan.”;

Chapter 2~ Land Use, a new section 2.12 is added to the end of this section as
follows:

“2.12° Special Plan Areas

The Special Plan Areas land use objectives and policies are set out in section 3.4.2
SPA — Special Plan Area in Appendix C — South Highlands Local Area Plan.”;

Chapter 9 — Economic Diversification, section 9.2, Working Landscapes —
Policies, in policy 2, second sentence, “Commercial Industrial” is deleted and
replaced with “Regenerative Development”;
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{m)

(n)

(0)

(p)

(a)

(r)

(s)

- Page 3

Chapter 10 - Regional Context Statement, Table 10.1, section 1.1 Keep Urban
Settlement Compact, in the first bullet, the last sentence is deleted;

Chapter 10 — Regional Context Statement, Table 10.1, section 4.1 Improve
Multi-Modal Connectivity and Mobility, the second sentence in the third bullet is
deleted;

Chapter 10 — Regional Context Statement, Table 10.1, section 5.1 Realize the
Region’s Economic Potential, in the third bullet, “Commercial/industrial” is
deleted and replaced with “Regenerative Development”;

Chapter 11 — Development Review, section 11.1 Development Approval
Information Area, Area and Circumstances Affected, in the second sentence after
the words “temporary use permits and” replace “subdivisions” with
“development permits”;

Chapter 11 - Development Review, section 11.2 Development Permit Areas
General, General Policies, policy 1 is deleted and replaced with “Development
Permit Areas are generally shown on Maps 11.1 and 11.2, and specifically apply to
all land shown on Map 2.1.”;

Chapter 11 — Section 11.6 Development Permit Area No. 4 — Highlands
Commercial/Industrial Gateway Area is deleted and replaced with a new
Development Permit Area No. 4 — Regenerative Development attached as
Schedule B to this bylaw;

By adding the Table (c.1) and South Highlands Local Area Plan (c.2) attached as
Schedule C to this bylaw as Appendix C — South Highlands Local Area Plan.

READ A FIRST TIME this 3RD day of FEBRUARY 2025

ACCEPTED BY CRD BOARD this 11™ day of JUNE 2025

READ A SECOND TIME AS AMENDED this day of 2025

PUBLIC HEARING HELD this day of 2025

READ A THIRD TIME this day of 2025

ADOPTED this day of 2025

MAYOR

CORPORATE OFFICER



Official Community Plan (South Highlands Local Area Plan) Bylaw 450 Page 4

SCHEDULE A to Bylaw No. 450

OCP Map 2.1 Land Use Designations
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July 14, 2025 “Highlands
Official Community Plan
Bylaw, 2007, Amendment No.
7 (South Highlands Local Area
Plan Bylaw No. 450, 2025”

at Second Reading
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DISTRICT OF HIGHLANDS
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HIEHLAN]]S BYLAW NO. 450

A BYLAW TO AMEND DISTRICT OF HIGHLANDS OFFICIAL COMMUNITY PLAN BYLAW NO. 277

WHEREAS the Council of the District of Highlands has adopted “District of Highlands Official
Community Plan Bylaw No. 277, 2007”;

AND WHEREAS the Council of the District of Highlands deems it necessary and expedient to
amend “District of Highlands Official Community Plan Bylaw No. 277, 2007”;

NOW THEREFORE the Council of the District of Highlands in open meeting assembled enacts as
follows:

1.

TITLE

This bylaw may be cited for all purposes as “Highlands Official Community Plan Bylaw,
2007, Amendment No. 7 (South Highlands Local Area Plan) Bylaw No. 450, 2025”.

AMENDMENTS

The “District of Highlands Official Community Plan Bylaw No. 277, 2007” is hereby
amended as follows in Schedule A:

(a)

(b)

(c)

(d)

(e)

Contents, CHAPTER 2 — LAND USE, “2.6 Commercial Industrial Land Use” is deleted
and replaced with “2.6 Regenerative Development Land Use”;

Contents, CHAPTER 2 — LAND USE, a new line is added at the end of this section as
follows: “2.13 Special Plan Areas”;

Contents, CHAPTER 11 — DEVELOPMENT REVIEW, “11.6 Development Permit Area
No. 4 — Highlands Commercial/Industrial Gateway Area” is deleted and replaced
with “11.6 Development Permit Area No. 4 — Regenerative Development”;

Contents, a new appendix is added at the end as follows:

“APPENDIX C — SOUTH HIGHLANDS LOCAL AREA PLAN
c.1Table
¢.2 South Highlands Local Area Plan”;

Chapter 2 — Land Use, in the third paragraph, fourth bullet, “Commercial
Industrial” is deleted and replaced with “Regenerative Development”;
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(f)

(g)

(h)

(i)

()

(k)

(1)

Chapter 2 — Land Use, in the third paragraph, a new bullet is added at the end as
follows: “Special Plan Areas”;

Chapter 2 — Land Use, OCP Map 2.1 Land Use Designations is deleted and replaced
with a new OCP Map 2.1 Land Use Designations attached as Schedule A to this
bylaw;

Chapter 2 — Land Use, section 2.2, Land Use General - Policies, in policy 10 after
the words “ground or surfaces sources” the words “and/or rainwater” is added;

Chapter 2 — Land Use, section 2.6, Commercial Industrial Land Use is deleted and
replaced with the following:

“2.6 Regenerative Development Land Use

Lands in the Regenerative Development Land Use Designation are inside the
Urban Containment Boundary of the Regional Growth Strategy and the Highlands
Servicing Area as shown on Map 2.1.

Lands in the Regenerative Development Land Use Designation are also designated
within Development Permit Area 4 — Regenerative Development. There should not
be any additional access routes into this area from Millstream Road other than the
existing Industrial Way. Preference is for an internal service road parallel to
Millstream Road.

This area does not contain gravel deposits that may be suitable for future
extraction.

The Regenerative Development Land Use objectives and policies are set out in
section 3.4.1 RD — Regenerative Development in Appendix C — South Highlands
Local Area Plan.”;

Chapter 2 — Land Use, a new section 2.13 is added to the end of this section as
follows:

“2.13 Special Plan Areas

The Special Plan Areas land use objectives and policies are set out in section 3.4.2
SPA — Special Plan Area in Appendix C — South Highlands Local Area Plan.”;

Chapter 9 — Economic Diversification, section 9.2, Working Landscapes — Policies,
in policy 2, second sentence, “Commercial Industrial” is deleted and replaced with
“Regenerative Development”;

Chapter 10 — Regional Context Statement, Table 10.1, section 1.1 Keep Urban
Settlement Compact, in the first bullet, the last sentence is deleted;
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(m)

(n)

(o)

(p)

(a)

(r)

Chapter 10 — Regional Context Statement, Table 10.1, section 4.1 Improve Multi-
Modal Connectivity and Mobility, the second sentence in the third bullet is
deleted;

Chapter 10 — Regional Context Statement, Table 10.1, section 5.1 Realize the
Region’s Economic Potential, in the third bullet, “Commercial/Industrial” is
deleted and replaced with “Regenerative Development”;

Chapter 11 — Development Review, section 11.1 Development Approval
Information Area, Area and Circumstances Affected, in the second sentence after
the words “temporary use permits and” replace “subdivisions” with
“development permits”;

Chapter 11 — Development Review, section 11.2 Development Permit Areas —
General, General Policies, policy 1 is deleted and replaced with “Development
Permit Areas are generally shown on Maps 11.1 and 11.2, and specifically apply to
all land shown on Map 2.1.”;

Chapter 11 — Section 11.6 Development Permit Area No. 4 — Highlands
Commercial/Industrial Gateway Area is deleted and replaced with a new
Development Permit Area No. 4 — Regenerative Development attached as
Schedule B to this bylaw;

By adding the Table (c.1) and South Highlands Local Area Plan (c.2) attached as
Schedule C to this bylaw as Appendix C — South Highlands Local Area Plan.

READ A FIRST TIME this 3RD day of FEBRUARY 2025

ACCEPTED BY CRD BOARD this 11™ day of JUNE 2025

READ A SECOND TIME AS AMENDED this day of 2025

PUBLIC HEARING HELD this day of 2025

READ A THIRD TIME this day of 2025

ADOPTED this day of 2025

MAYOR

CORPORATE OFFICER
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SCHEDULE A to Bylaw No. 450

OCP Map 2.1 Land Use Designations
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SCHEDULE B to Bylaw No. 450

11.6 Development Permit Area No. 4 — Regenerative Development

Area Affected

Lands designated as “Regenerative Development” on Map 2.1 are designated as Development Permit
Area No. 4.

Purpose

e To promote greenhouse gas emissions reduction.
e To promote energy and water conservation.

e To regulate the form and character of commercial and industrial development.
e To protect the natural environment, its ecosystems, and biological diversity.

Objectives

o Prioritize environmental restoration through well-designed redevelopment.
e Support regenerative site design and construction outcomes.
» Sensitive integration of new development with the existing community and environmental context.

Specific Exemptions

Development Permits are not required in Development Permit Area No. 4 for:
e Minor alterations to the design and finish of the exterior of a building or structure that do not
change the character of the development.
e Buildings, additions, structures and equipment less than 10m?2 in floor area.

Justification

The main purpose of this Development Permit Area is to support climate action. Land uses, activities and
on-site programming can impact the climate either positively or negatively. Integrating natural assets and
ecological values in any development proposal is critical. Moreover, facilitating developments that utilize
innovative technologies to reduce greenhouse gas emissions and conserve energy and water is also key
to climate action.

This development permit authority supports the provincial government’s broader action on climate
change, including the requirement for local governments to have greenhouse gas reduction targets and
policies and actions in official community plans and regional growth strategies and help meet their B.C.
Climate Action Charter commitments.

Additionally incorporating the Form and Character Guidelines into a project’s design will encourage the
creation of contextual and compatible architecture, high-quality pedestrian realms, and sustainable and
resilient design, and will contribute to placemaking and design excellence in Development Permit Area
No. 4.
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Guidelines

Development Permits issued in Development Permit Area No. 4 shall be in accordance with the following
Guidelines:

Sustainability, Ecology, and Rewilding

1. Prioritize the use of previously disturbed sites and preserve sensitive ecological areas, such as
forests with mature trees, rocky outcrops, creeks, and wetlands.
a. Establish buffer zones or areas of non-disturbance which will remain free of development
and prevent built-environment encroachment on natural areas.
2. Incorporate landscaping that prioritizes native and adaptive non-native plant species and provides
a wide range of food sources for insects, birds, and other wildlife.
a. Clearly define ecological restoration strategies that account for the surrounding
ecosystem and the impacts of past site disturbances.
b. Consider additional habitat restoration strategies, such as nesting boxes, green roofs,
bioswales, and rewilding.
3. Establish wildlife corridors and exterior green infrastructure to connect fragmented habitats and
promote biodiversity.
4. Minimize grading and excavation to reduce soil erosion and habitat disruption.
5. Implement soil erosion and sediment control measures to prevent site degradation during and
after construction activities and to protect surface and groundwater quality.
6. Utilize strategies to control and eradicate invasive plant species including monitoring native
species over time.

Stormwater Management

7. Use primarily landscape-based stormwater management best practices, such as rain gardens,
swales, permeable surfaces, and green roofs, in order to:
a. Mitigate the impacts of past site disturbances.
b. Minimize the effective impervious area (EIA) on site.
i Best practices suggest an EIA target of less than 10% of the total site area.
¢. Protect and enhance surface water and groundwater quality and quantity.
d. Manage average rainfall events.
e. Limit underground stormwater management systems.
8. Plant native and adaptive non-native drought-tolerant trees and plant species that are resilient to
future climate projections and that maximize ecosystem services.

Energy Efficiency

9. Use exterior design strategies to enhance buildings’ energy efficiency and performance, such as:
a. Designing buildings with a simplified form, using simple shifts in massing and fewer
complex junctions to minimize building envelop heat loss.
b. Using heat exchangers and/or similar technologies for heating and cooling.
c. Employing passive solar design strategies, such as exterior shading devices, to optimize
solar gain in winter (and less in summer).
d. Optimizing natural ventilation opportunities.
10. Design buildings to include or be ‘ready’ for on-site exterior renewable energy systems by
including, for example:
a. On-site power generation (e.g., solar photovoltaics) and battery storage.
b. Conduit from electrical panels to rooftop areas for solar panels.
c. Adequate space and structural support for the future installation of, for example, solar
photovoltaic panels and battery storage.
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11.

12.

Use durable exterior designs to extend the lifespan of buildings and reduce the need for frequent
replacements.
Maximize the use of healthy and non-toxic finishes on buildings’ exteriors.

General Architectural Design

Where appropriate and relevant to the use and function of the building:

13.
14.

15.

16.

17.

18.

19.

20.

21.

22,

Orient primary building facades and entries to the fronting street or open space to create street
edge definition and activity.

Locate and design windows, balconies, and street-level uses to create active frontages and ‘eyes
on the street’ with additional glazing and articulation on primary building fagades.

Design buildings and site features to the human scale through the use of exterior architectural
features, details, and site design elements that are human-proportioned and oriented toward
pedestrian activity.

On larger sites, seek to create a unified and cohesive appearance and architectural character
while introducing variation in fagade treatments.

Use muted colours chosen from a palette representative of Highland's natural surroundings
where a visual accent is warranted to optimize energy efficiency.

Provide weather protection for high-use areas, such as primary building entrances, exterior stairs,
and active building frontages.

If high use, public spaces are created, consider integrating public art on-site to generate interest
and activity and reflect the unique natural, Indigenous, industrial, or settler history of the
Highlands.

Where possible, use site planning and landscape design to minimize noise impacts.

Employ wayfinding, lighting, and universal accessibility principles to appropriate site areas, such
as primary building entrances and pedestrian routes.

Design building entrances to be well-defined, visible, and clearly lit.

Site Planning

23.

24.

25.

26.
27.

Ensure that site planning and design achieve favourable microclimate outcomes through
strategies such as:

a. Locating outdoor spaces to maximize sunlight throughout the year.

b. Planting both evergreen and deciduous trees to provide a balance of shading in the

summer and solar access in the winter.

c. Using building mass, trees, and planting to buffer winds.
Design buildings, structures, and additions with consideration for the relationship of adjacent
buildings, open areas, the efficiency of the circulation system, and compatibility with surrounding
development.

Site and design buildings visible from roads so that their office and/or retail portion of the building
is oriented towards the road.

Integrate loading areas into the design of the building.

Locate accessory uses (such as loading, garbage collection, utilities, and parking access) away
from public view and not in conflict with public circulation patterns.

Landscape Design and Open Space
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28. Use Crime Prevention through Environmental Design (CPTED) principles to support public safety
through the use of appropriate lighting, visible entrances, opportunities for natural surveillance,
and clear sight lines for pedestrians.

29. Avoid blank, windowless walls along streets or other public open spaces.

30. Where large retaining walls are unavoidable, utilize terracing with integrated landscaping,
including regularly spaced trees/hedging along the base that covers 75% or more of the visible
portion of the wall from public spaces.

31. Design attractive, engaging, functional and efficient on-site exterior open spaces.

32. Use landscaping as a privacy buffer and define private, semi-private, common/shared, and public
outdoor areas.

33. Integrate Pest Management measures for landscape design and maintenance.

34. Design communal outdoor areas to foster social interaction and a sense of community and
provide outdoor employee amenities area such as lunch and break areas.

Screening & Fencing

35. Garbage and recycling materials should be in containers that are weatherproof, non-combustible,
and animal-resistant within the boundaries of each site

36. Integrate service areas, dumpsters and garbage containers, recycling containers, utility kiosks
and areas, and service or mechanical apparatus into the landscape or exterior building design
and screen with fences, walls, gates, or landscaping from public view.

a. Ensure these areas do not impact public open spaces or pedestrian pathways.
b. Ensure these areas are clearly shown on site plans.

37. Locate mechanical equipment, such as the outdoor components of heat pumps and air
conditioners, vents, and service areas to minimize impacts on adjacent residential buildings by
avoiding proximity to windows, doors, and usable outdoor spaces.

38. Design buildings to ensure that adjacent residential properties have sufficient visual privacy (e.g.,
by locating windows and balconies to minimize overlook and direct sight lines into adjacent units)
and protection from light trespass and noise.

39. In cases where publicly visible parking is unavoidable, screen parking using strategies such as:

a. Landscaping and tree planting space.

b. Trellises.

c. Grillwork with climbing vines.

d. Other attractive screening with some visual permeability.

e. Incorporating a buffer or setback from the public to adjacent neighbourhoods.

40. Integrate perimeter landscaping of similar character with the natural landscape and the
landscaping of adjacent development for streetscape continuity.

41. Maintain a wide natural buffer along Millstream Road, and additional landscape treatment and
berming to attenuate noise, improve aesthetics, and reduce impacts of noise, odour, or shadow.

42. Fence designs will be appropriate to their function and location, with consideration for
both landscape design and sustainability principles.

a. Where appropriate (e.g., perimeter lot fences), fences should be designed to
facilitate the movement of wildlife (e.g., with a small gap at ground-level).

b. Fences visible to the public should be screened by landscaping.

c. Materials will be of sufficient quality, size, and strength.

43. Fence designs — including elevations, materials, and related construction details — will be
submitted as part of a landscape plan.

Signage and Lighting
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44. Signs may not contain or utilize any flashing, blinking intermittent or moving light as a source of
illumination. -

45. Locate signage below the roofline, and integrate signage with the building fagade through colour
and graphic style.

46. Integrate dark sky principles across site and building designs.

a. Ensure top-mounted light fixtures are fully shielded and directed away from residential or
wildlife areas.

b. When top-mounted light fixtures are not feasible, use visors or other directional control
devices to prevent spillage of light into the night sky.

¢. Ensure on-site lighting and signs do not produce glare on neighbouring roads, properties,
or the night sky.

Parking

47. Avoid locating off-street parking between the front fagade of a building and streets, open spaces,
or pedestrian circulation routes.

48. Where appropriate, divide large parking lots into smaller parking areas with well-integrated
landscape pockets to avoid large expanses of paved areas and to provide easy accessibility to
buildings.

49. Where practical, utilize landscaped swales adjacent to parking areas to maximize canopy
coverage and provide cooling, GHG capture, air quality enhancement, urban habitat,
stormwater capture, filtration, and infiltration.

50. Consideration may be given to the replacement of parking stalls with transportation demand
management practices (e.g., transit passes, carshare) as recommended by a Parking Study.

51. Where appropriate to site uses and activities, provide secure, weather-protected bicycle and
human-powered vehicle parking and amenities, including:

a. Covered short-term parking in well-lit and highly visible locations, such as near primary
building entrances.

b. Facilities such as showers and lockers to support cycling and other forms of active
transportation.

c. Ample space and consideration for cargo bikes and other larger forms of human-powered
vehicles

Transportation and Mobility

52. Provide electric bicycle and vehicle charging infrastructure in line with District, Regional, or
Provincial requirements and best practices.

53. Where appropriate to site uses and activities, create enhanced pedestrian routes, including
weather protection on buildings and street frontages.

54. Provide support for car-share, carpool, bike-share, and other transportation-sharing models.
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SCHEDULE C to Bylaw No. 450

Appendix C - South Highlands Local Area Plan

The South Highlands Local Area Plan refines some of the broader concepts in the Official
Community Plan. To the extent of any inconsistency between the South Highlands Local Area
Plan and the remainder of the Official Community Plan, the South Highlands Local Area Plan
takes precedence.

c.1 Table

The Table below shows how the OCP is updated and coincides with the South Highlands Local
Area Plan (SHLAP).

—SHLA_P OCP Amendment

Section 1.3 Area Context and Designate GFL Site, Millstream Meadows, OK Industries

s. 3.3 Land Use Map

and Millstream Industrial Park as Regenerative
Development Land Use Designation on Map 2.1

Section 1.3 Area Context, s. 3.3
Land Use Map and s. 3.4.3.1

Designate Tsartlip First Nation and Crown Lands as Special
Plan Area Land Use Designation on Map 2.1

Section 3.2.1 Administration
and s. 3.4.1 RD — Regenerative
Development

Replace Commercial Industrial policies and objectives with
Regenerative Development policies and objectives in
Chapter 2 and other applicable sections

Section 3.2.1 Administration
and s. 3.4.2 SPA — Special Plan
Area

Add Special Plan Area policies and objectives in Chapter 2

Section 3.2.1 Administration,
s. 3.4.1 RD — Regenerative
Development and s. 6.2.6
Sustainability and Climate
Action Policies

Replace Development Permit Area 4 — Highlands
Commercial/Industrial Gateway Area in section 11.6 with a
New Development Permit Area 4 — Regenerative
Development

c.2

Begins next page.

South Highlands Local Area Plan
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1. INTRODUCTION

The South Highlands Local Area Plan (SHLAP) provides detailed policies and recommended actions
to guide future land use and private and public investments in the South Highlands area for the next
20+ years.

The District of Highlands (the District) is characterized by an abundance of natural parks and large
undisturbed areas that include rocky outcrops, older second growth forests, lakes, and wetlands.
Highlands is surrounded by other municipalities, with Langford and View Royal to the South, Saanich
to the east, and Malahat Naticn and the CRD to the West, across Saanich Inlet. Additionally, the
WJOLELP or Tsartlip First Nation is in close proximity to the Highlands.

The South Highlands is a unique area, consisting primarily of large rural lots, industrial sites, rural
residential properties, and a golf course. The area is in a time of significant land use tension and
transition. Recent rezoning applications (not approved) and mines permit applications {approved) have
resulted in substantial unrest and uncertainty in the community with regard to future development
and land use. This recent history is the primary catalyst for this Local Area Plan (LAP). In response,
the SHLAP is an important tool to create a common vision and guide future land use decisions in the
District.

In early 2020, the District commenced the LAP. Community consultation was central to the process, with
a community Task Force playing a key role. The engagement process included multiple opportunities for
dialogue and engagement, with residents, landowners, employees, and other stakeholders providing
feedback via a project launch event, two community surveys, a stakeholder workshop, targeted
stakeholder interviews, and other online engagement. The Project was undertaken during changing
public health orders in response to the COVID-19 pandemic, posing multiple challenges and barriers
to engagement across the Project lifespan.

Through this process, the community made its values clear, including protecting the natural environment
and finding innovative ways to approach the challenges of the future as related to the climate emergency.
As a result, this Plan aims to bridge a gap between the current model of land development and resource
extraction with a future focused on protecting natural spaces and ecological recovery.

This Plan is based on community input, as well as contemporary best practices, policy directions, and

planning principles. The policies and strategies seek to strengthen the long-term vitality and resilience
of the area while being consistent with community-based goals, values, and principles.
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1.1 HOW TO USE THIS PLAN

The SHLAP serves as a guide for future decision making and investment within South Highlands.
The Plan provides clear goals, guidelines, policies, and strategies to help achieve the vision for the area,

1.1.1 What is a Local Area Plan?

Local Area Plans (LAPs) provide direction for how a particular area will be managed over time. They
typically include detailed guidelines and policies to direct the land use, transportation {including
cycling, walking, transit), parks and open spaces, design, and other planning elements in the area.
An LAP further refines the high-level directions found in the documents such as the Highlands Official
Community Plan (OCP) and Integrated Community Sustainability Plan (ICSP) and applies those refined
policies to a specific neighbourhood. The SHLAP seeks to achieve the Policies, Goals and Objectives
of the OCP and ICSP, while also recognizing the specific opportunities and constraints of a defined
area.

1.1.2 Who is the Plan for?

The SHLAP is intended to work as a guide for citizens, landowners, and District staff when contemplating
development proposals and applications in the Plan Area. This Plan should be reviewed against
private and public land use applications; capital works projects; and community improvement and
development projects.

The Plan advances the implementation of OCP and ICSP Goals and Objectives as well as District
initiatives as South Highlands changes over time. Finally, the Plan outlines the planning and design
standards and expectations within the South Highlands Area to be considered by the District to
facilitate achieving the Plan vision.

1.1.3 Understanding Policy Language

Where a descriptive section or image accompanies a policy, it is provided for information purposes only to
enhance the understanding of the policy. Where “should” or "may” is used in a policy, the intent is that the policy
is encouraged but can be adjusted where circumstances provide for courses of action that would satisfy the

general intent of the policy.

3 S8C ™ HIGHLANDS LOCAL AREA PLAN  FEBRUARY 3, 2025




1.2 CONTEXT

The SHLAP was developed at a time of transformation for the South Highlands and
the region. During the development of this Plan, the region experienced:

a. Anincreased demand for gravel and asphalt as a result of increased land
and housing development; and

b. A shortage of land for industrial development.

Additionally, both the Highlands and the Capital Regional District (CRD) declared a

climate emergency and set objectives and goals respectively to be carbon neutral by
2030.

Meanwhile, the effects of climate change were seen in the record heat wave of June
2021 and massive flooding events in Southern BC during November 2021.

As a result, the Plan needed to respond to opposing interests related {o:

a. Pressure for continued economic growth and resource extraction associated with development; and

b. Interestin protecting intact natural systems that contribute to making this planet habitable.

The Plan offers a balanced approach that transitions commercial industrial designated lands to a new
designation that supports ecological protection and regenerative development. This approach leaves
future Highlands Councils with some ability for adjustment as the severity of the climate emergency,
and the values and costs of reforestation and ecological recovery become clearer.

A major limitation of immediately shifting to protecting natural systems and limiting development is
the uncertainty surrounding future government support to incentivize ecological recovery, making land
use decisions difficult.
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1.3 AREA CONTEXT STUDY ~“~“EA MAP
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1.3.2 History

FIRST NATIONS

The District of Highlands lies within the traditional territory of the WSANEC (specifically
Tsartlip and Malahat Nations) and, to a lesser extent, Lekwungen peoples, who both
have a rich cultural and spiritual connection to the lands that are now known as the
Saanich Peninsula and Guif islands, and the surrounding sea, extending back in
time over thousands of years.

Today, the Highlands is within closest proximity to the WJOLELP or Tsattlip First
Nation, which have a strong, distinct sense of community and culture.

EARLY SETTLERS

in 1852, the Douglas Treaty with the WSANEG peoples specified that hunting and
gathering could be carried out in traditional areas on “unoccupied” lands. The
Highlands quickly became “occupied” and supplanted First Nation use of the area.
By the 1880’s the Highland Land District had surveyed properties, generally 160
acres, and these lands were made available to early settlers. Many of these eatly
settlers left their mark on the Highlands today in the form of place names.

INCORPORATION & RURAL VISION

From the 1940’s, parts of the South Highlands has seen unregulated and regulated
disposal of various liquid and solid waste materials. During the 1880’s, parts of the
South Highlands were considered for possible urban settlement.
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The Highlands was incorporated as a District municipality in 1993. Shortly after, the
District completed its first OCP in 1997 — and its first policy goal was to protect the
natural environment. This resulted in large rural lot sizes and the creation of large
parks and conservation areas. Today, Highlands remains one of the least developed
areas of the Greater Victoria Region.

1.3.3 Development Context

OK INDUSTRIES / MILLSTREAM MEADOWS

OK Industries and Millstream Meadows (owned by the Capital Regional District)
make up a majority of the Focus Area. A joint rezoning application in 2015 (not
approved) and mines permit application by OK Industries in 2017 {and approval in
2020) has resulted in substantial uncertainty in the community with regard to future
development and land use. This recent history is the primary catalyst for this LAP
and directs the Focus Area to the southeast portion of the District.

BEAR MOUNTAIN

The Bear Mountain Golf Course and development area makes up a significant portion
of the LAP Area. Future development of this area is controlled by a combination of
Highlands OCP, Zoning Bylaw, and a legal development agreement. As a result, this
portion of the LAP area has been excluded from the Focus Area, despite its relative
prominence.



1.3.4 Policy Context

The SHLAP is intended to identify and inform potential future amendments to existing policy (e.g., Highlands
Official Community Plan}.

EXISTING OCP LAND USE

The OCP states that the opportunity to live near nature and enjoy a rural lifestyle is highly valued in the
Highlands. This is seen in the large lot sizes, expansive natural areas, and balance of agricultural and
forestry uses typical of rural communities. Public engagement over the past decade strongly demonstrates
that people have chosen a rural lifestyle and wish to see this choice available to future residents. As such,
residents expect a land use policy framework that responds to this vision and respects the needs of a rural
lifestyle.

OFFICIAL COMMUNITY PLAN: KEY DIRECTIONS

Key guiding policies, currently in the OCP, include the following:

The Highlands Vision describes a primarily residential community, rural in nature, that will strive to
diversify its economy while preserving its natural systems.

The Highlands will provide for an adequate tax base, including light industrial, related commercial
and nature-related recreational uses in some areas of the Highlands in order to support basic,
affordable, municipal services and facilities.

Generally, the District encourages all buildings to leave a small footprint on the landscape and be
built with energy efficient standards that represent industry best practices.

The District will provide sufficient park lands and trails for its community and work to protect and
conserve local ecosystems.

For Commercial Industrial Land Use (in the Focus Area), which may be subjected to amendments:

» The Highlands Commercial-Industrial Gateway Area should be redeveloped with a range of light
industrial and service commercial uses including green-economy based industries that are more
consistent with the character of the Highlands.

» Landowners are encouraged to coordinate their business operations, land planning and
servicing, which should be placed underground.

» Landscaping and screening of existing native vegetation will be maintained on any borders of
the area and adjacent uses to prevent visual and noise intrusion of commercial and industrial
uses.
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INTEGRATED SUSTAINABILITY PLAN: KEY DIRECTIONS

An Integrated Community Sustainability Plan (ICSP) is a framework that helps guide
the community toward its articulated vision of a successful and sustainable future.

Key guiding principles include the following:

Intergenerational equity - providing future generations with the same
environmental potential as presently exists

Decoupling economic growth from environmental degradation - managing
economic growth to be less resource intensive and less polluting

Integration - integrating environmental, social and economic sectors when
developing sustainability policies

Ensuring environmental adaptability and resilience - maintaining and enhancing
the adaptive capacity of the environmental system

Preventing irreversible long-term damage - to ecosystems and human health

Ensuring distributional equity - avoiding unfair or high environmental costs on
vulnerable populations

Accepting global responsibility - and assuming responsibility for environmental
effects that occur outside areas of jurisdiction

Education and grassroots involvement - people and communities investigating
problems and developing new solutions
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HIGHLANDS PARKS, TRAILS, AND RECREATION: KEY DIRECTIONS

The District of Highlands has three master plans guiding parks, recreation, and trail
development including the Parks and Recreation Master Plan, Trails Master Plan,
and the Roadside Trail and Cycle Network Master Plan.

Key guiding directions include the following:

The Master Plans envisage a system of parks, protected areas, trails, and
facilities that will provide recreation opportunities for the residents of the
Highlands and Capital Region.

Continue to place a high priority on the conservation of the natural ecosystems
of the Highlands in parks and other conservation areas.

Encourage recreational activities that do not compromise the integrity of the
natural environment.

To take advantage of opportunities to add to the municipal parks and trail
systems.



1.4 PROJECT PROCESS

The Project process was rooted in a community-driven approach to developing the
final Plan.

The adjacent timeline illustrates this process — the core of which was the community
consultation. In addition to these steps, the Project Team worked collaboratively
and iteratively with District staff to refine the Project. Key stakeholders were directly
engaged to provide input, including the Highlands Council, the Capital Regional
District, and landowners within the Plan Area.

The majority of the SHLAP process was undertaken during the height of the
COVID-19 pandemic. This posed numerous challenges to engagement, and, in
response, the consultation process was adapted to heavily rely upon digital tools.

The final SHLAP was directly informed by the outcomes of the engagement process
along with contemporary best practices, neighbourhood planning principles,
consultant analyses, and staff input.

1.4.1 CONSULTATION

As seen in the adjacent diagram, the SHLAP Project process engaged a cross-
section of the Highlands public including a Task Force, Stakeholders, and general
public, The SHLAP Task Force played a key role in the development of the Plan.

TASK FORCE

A Task Force made of residents and landowners and was established to guide the
development of the Plan, and provide input at key stages. The conduct of Task
Force meetings was in general compliance with Council Procedure Bylaw No. 251.
Over the course of the planning process, twelve Task Force Meetings were held
from February 2020 to May 2022.

Task Force voting members, selected by Council, were based on a process that
sought to achieve a broad range of views, Non-voting members were made up of
Council representatives, District of Highlands planning staff, and Project consultants.
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BACKGROUND ANALYSIS | UNDERSTANDING THE CONTEXT
July-Aug 2020 - Project Team

Technical analysis of existing conditions to better understand the LAP context and identify
key challenges and oppertunities. Outcomes will inform the content of the subsequent
consultation events.

IDEAS FAIR | VISIONING & ISSUE IDENTIFICATION

Septerr -

An interactive consultation event to harvest public feedback and generate high-level
directions and big ideas for the future of South Highlands.

POP-UPS & SURVEY | HARVESTING FEEDBACK
September-October 2020 - Public

Pop-up events (or alternative digital events), along with a widely-circulated survey, extended
the reach of the Ideas Fair to the wider community. Directions from the public helped form
the base for discussions during the Stakeholder Warkshop.

STAKEHOLDER WORKSHOP | GENERATING DIRECTIONS

An interactive workshop helped to refine high-level directions into possible land use
scenarios for the South Highlands. A set of key elements and scenarios was developed for
use in the Early Directions Survey.

EARLY DIRECTIONS SURVEY | REFINING DIRECTIONS

Fali 202

A second large public online event allowed residents to share feedback and comment on the
early LAP directions generated from the workshap and |deas Fair. A digital survey extended

the reach of the gallery within the community. Further consultation with District Council also
helped to inform and refine directions.

ONLINE ENGAGEMENT | REVIEWING THE DRAFT
Summer 2022 - Public

Once a draft LAP Is developed, an online consultation Is facilitated to give the public
opportunity to comment on and discuss the draft Plan prior to the final round of revisions.

COUNCIL PRESENTATION
Februa -

The final SHLAP will be presented to Council at a public meeting.



2. PLANNING & DESIGN FOUNDATIONS

Throughout the Project process, the community provided input on the future vision of the area, as well as the core

values and principles that should guide public and private investment.

2.1 THE 2050 VISION

10

South Highlands is a primarily rural residential community set within healthy forest ecosystems.
Those who live in South Highlands highly value the natural environment and rural lifestyle, We are
actively involved in the community and work with our neighbours to achieve common goals.

After many years of environmental stress on the landscape, the Gateway Area is a model of
regenerative development. Some areas have been restored and managed through re-wilding and
community-based climate action. And, other areas are regenerative economic hubs that strive to

prioritize ecological health, while integrating with the rural nature of the area.

As stewards of the natural environment, we continue to protect the land and water to ensure its
health and integrity for future generations. As community members, we continue to steward and
establish open spaces, connected trails, and outdoor recreation amenities, while seeking other
opportunities — such as alternative forms of housing - to support the needs of our community.
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WHAT IS REGENERATIVE
DEVELOPMENT?

A key term used in the 2050 Vision and policies
of this document is Regenerative Development.

The term “development” generally refers to
the use of resources (e.g., land development,
agriculture) to improve the wellbeing of a society.

Regenerative Development is a development
paradigm that seeks to push beyond sustainable
development. While sustainable development
focuses on development that protects the ability of
future generations to develop and use resources,
regenerative development focuses on the use
of holistic processes to create feedback loops
between manufactured, financial, social, human,
and natural capitals that are mutually supportive,
increasing the capacity of the underlying systems
of each capital.



2.2 GOALS

The Plan Goals are the high-level outcomes that the SHLAP policies should seek to achieve in order to move toward the 2050 vision.

BUILD COMMUNITY AND CELEBRATE PROTECT WATERSHED AND STRENGTHEN ENVIRONMENTAL HEALTH,
OUR RURAL LIFESTYLE AQUIFER HEALTH INTEGRITY, AND CONSERVATION
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2.3 PRINCIPLES

The Plan Principles are the guiding rules to follow in order to achieve the Project goals and vision.

ENVIRONMENTAL HEALTH SUSTAINABLE SITES NET ZERO & NET POSITIVE

Prioritize ecological health and integrity through Ensure that the use of land, including the Seek land use outcomes that are “net zero” or

environmental protection, restoration, and design of buildings, utilizes the latest strategies “net positive” based on the full accounting of

management. for reducing impacts on ecological systems, environmental, social, and economic impacts —
including stormwater management, energy i.e., they provide more benefit than cost.

efficiency buildings, renewable energy
generation, and use of sustainable materials.

- | i

; " WS
Tk s e s

SYSTEMS THINKING REGENERATIVE LAND STEWARDSHIP
Respect and seek to account for the Adhere to a stewardship approach to land
connections between different complex systems management, in which the health of the land
around us, especially the nested environmental, and community are paramount — rather than a
social, and economic systems that relate to land paradigm of urban development and growth.

use decisions.
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NET ZERO AND NET POSITIVE

According to the UN World Commission on Environment and Development, sustainable
development is development that meets the needs of the present without compromising
the ability of future generations to meet their own needs. To pursue sustainability through
land use is to create and maintain conditions in which humans and nature can exist in

productive harmony.

Net zero and net positive are typically evaluated in terms of energy use or carbon emissions;
however, in this Plan, these terms will be considered across multiple environmental, social,
and economic dimensions. Net zero actions should seek to reduce all impacts {e.g.,
emissions) to zero but need to balance positive and negative outcomes (e.g., emitting
carbon through on-site operations while capturing carbon through on-site re-greening).
Similarly, net positive actions must have greater positive than negative outcomes. This
framework should be viewed in tandem with the ICSP.

The terms net zero and net positive
are used in this Plan to provide an
aspirational framework for sustainable
land use in the District, in which the
outcomes of land use provide equal or
greater benefits than costs to current
environmental, social, and economic
conditions. Overall, the framework
seeks “more good” outcomes over time.

TIME

IMPACTS

Assessing net zero and net positive land use outcomes relies on definitions of environmental,
social, and economic sustainability as outlined below,

ENVIRONMENTAL

Living within the means of natural systems and resources. Achieving environmental
sustainability means that consumption of natural resources (e.g., materials, energy fuels,
land, water) happens at a sustainable rate (i.e., more gains than losses). Humans play a
crucial role in protecting, regenerating, or interacting with ecosystems over time.

SOCIAL

The ability of a community or organization to persistently achieve a high standard of
social well being. Achieving social sustainability means that the social needs of people in
a community or organization are met, upheld, and maintained over time.
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ECONOMIC

A community or organization using its resources efficiently and responsibly so that it
can function while meeting collective and individual needs. Without meeting its needs,
an organization cannot sustain its activities. Without acting responsibly, an organization will
not be able to meet its members’ needs or sustain its activities over time.

Baseline

In this plan, the baseline for assessing net zero and net positive outcomes will
be determined by the council at the time of rezoning.

Net Zero

To achieve net zero, land use
outcomes must balance benefits and
gains {relative to costs and impacts)
across environmental, social, and
economic conditions in comparison _
to baseline conditions.

POSITIVE

+ BASELINE

NEGATIVE

ENVIRONMENTAL SOCIAL ECONCMIC

Net Positive - POSITIVE

To achieve net positive, land use =
outcomes must provide benefits and
gains {relative to costs and impacts)
to each environmental, social, and
economic conditions in comparison
1o baseline conditions.

BASELINE

NEGATIVE

ENVIRONMENTAL S0CIAL ECONOMIC



3. LAND USE

This section provides detailed land use policies that serve to guide future decision-making regarding development
and environmental stewardship in the Plan Area.

The following principles and policies prioritize protection and restoration of the natural environment, while allowing
for some low-impact and regenerative development, These policies should also be viewed in tandem with other
District policies including the OCP and Integrated Community Sustainability Plan.

3.1 LAND USE PRINCIPLES

The land use principles are the guiding rules to follow in order to achieve the Project goals and vision.

RESPOND TO THE CLIMATE ENSURE ENVIRONMENTAL
EMERGENCY PROTECTION & RESTORATION
Respond to the climate emergency by Maximize ecological health through land
prioritizing environmental values (i.e., over stewardship, regenerative practices, and
economic values) and being open to innovative contained development.

and emerging land uses and perspectives.
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TRANSITION TO REGENERATIVE
DEVELOPMENT

Foster regenerative development through, for
example, high performance buildings, sustainable
site design, and/or innovative on-site activities
and programming (e.g., waste management).



3.2 GENERAL LAND USE POLICIES
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The land use designations and accompanying policies of this section should inform all development
application decisions in the Plan area. The land use boundaries and land uses established may be adjusted to
account for unique circumstances, adaptability over time, and flexibility of implementation, so long as the intent
of the policy is achieved and is consistent with the foundations, goals, principles, and policies of this Plan.

The District may amend OCP policies and Development Permit Area guidelines to be consistent with this Plan,
including Chapter 2 Land Use and DPA 4 Highlands Commercial/Industrial Gateway Area.

The District may create a net zero and net positive evaluation/assessment tool.

In assessing land use applications, the District should prioritize the three pillars of sustainability in the following
order:

a. Outcomes that move environmental conditions toward greater health and resilience.
b, QOutcomes that move social and community conditions toward greater well-being and resilience.
c. Outcomes that move economic conditions toward greater prosperity and resilience.

Where a policy requires submission of studies, analysis, or other information, the District may determine the
requirements and timing of the studies, analysis, or information.

At the time of Zoning amendment and Development Permit application, applicants may be asked to provide
the following:

Detailed Landscape Plan.
Integrated Stormwater Management Plan.

Transportation Plan.
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The SHLAP refers to “land use” as well as
land use “activities” and “programming”.

WHAT IS LAND USE?

Land Use is the term used to describe

the planned (i.e., policy) or regulated (i.e.,
zoning) human uses of a property. Land use
tends to refer to the high-level uses (e.g.,
residential, commercial, parks, institutional)
or more specific permitted uses (e.g., office,
warehousing, single family dwelling).

WHAT ARE LAND USE ACTIVITIES AND
PROGRAMMING?

In this Plan, land use “activities” and
“programming” are terms used to describe
the site-specific activities, systems, and
programs occuring on a particular property
as part of its permitted land use.

For example, an industrial site may have
specific uses, such as manufacturing and
warehousing of widgets, along with onsite
activities and programming, such as waste
management and water systems, energy
systems, recreational trails, agricultural
activities, and transportation programs.

On-site activities and programming are key
factors in assessing the sustainability of a
particular site or land use.



3.2.2 Infrastructure

1. The District will not support any expansion to the Highlands Servicing Boundary.

3.2.3 Community Amenity Contributions

1. During zoning amendment process, the District may negotiate with all applicants for the provision of
Community Amenity Contributions (“amenity contributions”) according to the District’s Amenity Rezoning
Considerations Policy.

2. The District may update the District’s Amenity Zoning Considerations Policy with the guidelines below to
provide better direction for negotiating community amenity contributions:

a.  The provision of semi-public open spaces may be considered an amenity only where a legal arrangement
has been establishad on title to preserve public access.

b.  The provision of parkland beyond the statutory requirement (5% dedication) during subdivision may be
considered an amenity.

c. The provision of public art may be considered within public or private space may be considered an
acceptable component of an amenities package, with approval from the District and a binding agreement
that includes provisions to ensure the long-term maintenance or replacement of the artwork.

d. Other amenities that might be considered acceptable inciude but are not limited to functioning natural
habitats, landscape-based stormwater and wastewater management, affordable housing units, and
childcare facilities.

2. Amenities provided off-site should not be considered as environmental offsets to on-site impacts and
outcomes.
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3- 3 LA N D U S E M A P RD - Regenerative Development

Prioritize environmental restoration through redevelopment

Support regenerative uses, activities, and on-site programming
» Value and account for ecosystem services
»  Seek innovative & emerging opportunities for stewardship and climate action

»  Secure community amenities and benefits

SPA - Special Plan Ares

»  Require dedicated future site-specific planning process

A1 - Amenity 1

Maintain OCP policies and encourage further community uses

CITY OF. LANGFORD

»  Maintain OCP Policies

ER « Rural Resircntial

» Maintain OCP Policies

BM - Bear Mountain
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»  Maintain OCP policies

P - Parks

»  Maintain OCP policies

I - Institutional

» Maintain OCP policies

» Maintain OCP policies

A= Amenity 3

» Maintain OCP policies

e ‘_h‘--——""-—-—_.
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3.4 LAND USE POLICIES

3.4.1 RD - Regenerative Development

The Regenerative Development designation is intended to prioritize responding to the climate emergency
through net positive land use outcomes. This can be done through environmental restoration,
regenerative uses and activities, accounting for ecosystem services, accommodating innovative and
emerging solutions, and securing community amenities and benefits.

3.4.1.1 POLICIES
1. Support a variety of land uses and on-site activities that:

a.  Achieve net positive outcomes (see section 2.3. for definition).
b. Achieve site restoration including re-wilding of features or areas on a site.
2. All new developments should:

2. Incorporate high performance and healthy buildings standards to improve energy
efficiency and occupant well-being (see section 3.6. Regenerative Design Gallery for
examples).

. Adhere to sustainable site design best practices, including the incorporation of ‘green’

infrastructure to manage stormwater and enhance environmental values (e.g., water
quality, habitat). RD - Regenerative Development

c. Retain and enrich on-site biodiversity by proactively responding to the shifting needs of a Prioritize environmental restoration through redevelopment

natural, healthy environment and changing climate. )
» Support regenerative uses, activities, and on-site programming

d. Reduce development impacts on the natural environment by ensuring that potential adverse

. S h A e » Value and account for ecosystem services
effects of on-site activities are avoided or offset by regenerative activities. y

» Seek innovative & emerging opportunities for stewardship and climate action
a.  Have on-site activities and programming that promote resource efficiency and circular
economy practices that combine economic growth, social responsibility, and environmental
protection (e.g., circular waste management).

» Secure community amenities and benefits

3. The District may develop new design guidelines and identify necessary development permit area
guideline amendments.

4. Appreciate the beneficial role of the natural environment on the community’s general well-being
and foster active participation in its guardianship for future generations.

5. As part of a zoning amendment application, the District may require an Environmental
Stewardship Plan to address topics such as {but not limited to):

a. Invasive species management.
b.  Stormwater and surface water management.
Tree canopy coverage.

d. Habitat and environmental restoration.
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The Finnish community of Selkie is leading the rewilding of rivers, lakes and
carbon-rich peatlands damaged by mining.

North Karelia, located in Eastern Finland, has been the traditional homeland of
the Sami, Karelian and Savo-Karelian peoples. The people of North Karelia have
enjoyed a deep and rich connection with nature through the ages. Seasonal
hunting, fishing, gathering activities and, in more recent times, small-scale
agriculture, have formed the basis of life in a region rich in boreal forest, lakes,
rivers and marsh-mires.

North Karelia has also been a central location in recent Finnish mining history
for both peat and minerals, suffering major impacts as a result.

Fintand emerged as a ‘land of opportunity’ for international and domestic mining
in the 2010s, due to the legal reforms encouraging mining company access and
investment, the downscaling of independent environmental authorities and a
lack of existing social and legal rights of local communities.

The trend of increasing ease of access to mineral resources is expected to
intensify in future as geopolitical interest in the boreal and Arctic peripheries
grows. These regions contain much of the planet’s untapped mineral wealth.

In response to these new realities, Finland and North Karelia have seen the
emergence of local and global actions challenging this new wave of extractivism.
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This resistance has yielded early victories, for example in the village of Selkie,
where the community has succeeded in restoring a whole river catchment area
to health after it was damaged by peat mining and ditching for industrial forestry.

Through a restoration program bringing together traditional knowledge and
science, the area has enjoyed a dramatic and rapid return to health. It has
quickly become a highly regarded wetland habitat for rare birds and mammals,
including sandpipers, northern pintails and wolverines.

The benefits of co-management and restoration go far beyond these measurable
environmental outcomes. The development of the co-management council has
changed how local-traditional knowledge is recognized and valued.

Beyond North Karelia, the successes of the Linnunsuo and Jukajoki restorations
to-date has stimulated a national program of landscape rewilding in Finland to
alleviate the damage caused to Finnish marsh-mires and wetlands by extractive
activities.

As of February 2019, the areas under restoration totalled more than 600 hectares
in area. In time, these sites will emerge as Indigenous and local community
conserved areas, managed and cared for by communities like Selkie.
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The Berkshire village of Dorney lies north of the River Thames, to the southeast
of Slough and northwest of Windsor. The village was founded on jow gravel
islands, surrounded by alluvium, on the historic Thames floodplain. The Dorney
Boreholes draw water from the grave!, which is then piped to the Dorney Water
Treatment Works. The areas around Dorney were traditionally managed as
grazing and hay meadows. Without intervention, the site will revert to dense, low
biodiversity scrub within 10 to 15 years.

A plan was developed to produce a “pocket rewilding” vision and management
plan for the 22-hectare site which had been grazed by horses until 2015.
Grounded in rewilding principles, and inspired by site visits, conversations with
local stakeholders and drone imagery, the vision and plans seek to “steer” natural
processes to create a rich and dynamic rewilding area that can act as a role
model for recovering nature on smaller areas of land. Realization of the vision
will also lead to the creation of a precious natural asset for the local community.

The Dorney rewilding vision proposes an innovative, three-phase pocket rewilding
process. This would lead to a dynamic and diverse area of groves, meadows
and bushy thickets and thereby provide an array of microhabitats for wildlife.
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Phases one and two would involve “resetting” natural processes — “pushing”
areas where the development of scrub is sparse back towards meadow and
“steering” areas where scrub is forming — with additional planting designs —
towards the establishment of thickets, copse and cak groves.

The Dorney rewilding vision will not only benefit wild nature, but also the local
community and visitors. The COVID-19 pandemic has shown how important it
is that we maintain our connection with nature, which helps to promote both
mental and physical health. As the Dorney site becomes progressively wilder
it will support an ever-growing range of activities, enhancing wellbeing and
generating a sense of place and social cohesion; the mosaic of meadows and
thickets will enable informal wandering and relaxation, areas of vegetation will
emerge that will be ideal for school and/or therapeutic activities, orchards and
berry-generating bushes will support foraging for seasonal activities such as
jam and Christmas wreath-making, and the ever-changing nature of the site will
create a wonderful asset for nature photography and recording.



3.4.2 SPA - Special Plan Area

The Special Plan Area designation is intended to require a future site-specific planning process.

3.4.2.1 GENERAL POLICIES

1. Special Plan Area sites require a future, site-specific process to develop a Special Area Plan to
establish the future vision, land use, and other relevant directions for these sites.

2. Future Special Area Plans should be consistent with the vision, direction, and policies of this Plan.

3.4.2.2 TSARTLIP SPA POLICIES
1. The Tsartlip SPA process should involve intensive consultation and collaboration with Tsartlip First
Nation.

2. The Tsartlip SPA should seek to meaningfully support Tsartlip in its community goals and the
process should be undertaken in the spirit of reconciliation.

3.4.2.3 CROWN LANDS SPA POLICIES

1. The Crown Lands SPA process should involve intensive consultation with the landowners of the
SPA lands and engagement with the wider Highlands community.

2. The Crown Lands SPA should give consideration for conservation lands and community housing

{e.g., housing for residents that actively contribute to the Highlands community). See section 3.5 SPA - Special Plan Area

Housing for more information.
» Require dedicated future site-specific planning process

» Support plans consistent with the vision, goals, and principles of the
SHLAP
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3.4.3 R - Rural

3.4.3.1 GENERAL POLICIES
1. Lands designated as Rural should maintain all OCP policies.

2. Amend OCP to designate Tsartlip and Crown Lands as SPA.

3.4.4 RR - Rural Residential

3.4.4.1 GENERAL POLICIES
1. Lands designated as Rural Residential should maintain all OCP policies.

3.4.5 IR - Intensive Residential

3.4.5.1 GENERAL POLICIES
1. Lands designated as Intensive Residential should maintain all OCP policies.

3.4.6 A1 - Amenity 1

3.4.6.1 GENERAL POLICIES
1. Lands designated as Amenity 1 should maintain all OCP policies and objectives to:
a.  Provide appropriate amenities that offset negative impacts of development.
b.  Further municipal policies as described in the OCP.

c. Assist integrating any development into the community.

2. The District may consider the addition of new community and institutional uses, such as:

2. Community and recreational spaces (both indocr and outdoor).
L. Municipal facilities (e.g., municipal hall, fire hall).

c.  Community housing. See section 3.5 Housing for more detail.
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A1 - Amenity 1

»  Maintain OCP policies and consider further community uses

» Maintain OCP Policies
» Amend OCP to designate Tsartlip and Crown Lands as SPA

‘RR - Rural Residential

» Maintain OCP Policies

» Maintain OCP policies



3.4.7 BM - Bear Mountain

3.4.7.1 GENERAL POLICIES

1. Lands designated as Bear Mountain should maintain all OCP policies.

3.4.8 P - Parks

3.4.8.1 GENERAL POLICIES
1. Lands designated as Parks should maintain all OCP policies including:
a. Support the use of lands and waters for conservation and outdoor recreation.

b. Buildings that are ancillary and related to these uses are acceptable, provided they are sited
to ensure that uses or other land alteration do not harm ecosystem function or eliminate the
potential for public access and environmental protection.

3.4.9 Institutional

3.4.9.1 GENERAL POLICIES
1. Lands designated as Institutional should maintain OGP policies.

3.4.10 Amenity 3

3.4.10.1 GENERAL POLICIES
1. Lands designated as Amenity 3 should maintain all OCP policies.
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BM - Bear Mountain

» Maintain OCP policies

» Maintain OGP policies

I - Institutional

» Maintain OCP policies

AJ - Amenity 3

»  Maintain OGP policies



3.5 HOUSING POLICIES

3.5.1 General Policies

1. The District may develop a District Housing Policy that defines and seeks to identify and achieve
community housing goals and objectives.

2. The inclusion of universally accessible and adaptable units in all new construction is strongly
supported to support changing needs and demographics over time.

3.5.2 South Highlands Housing Policies

1. Inreviewing land use applications and proposed Special Area Plans, the District may consider
and give preference to:

a.

Alternative and innovative forms of housing that meet community needs, such as non-
market and co-operative housing for residents that are actively involved in the Highlands
community.

A mix of housing types and tenures that accommodate a social mix, residents of all ages
and abilities, changing demographics over time, and a range of income levels.

Partnerships with non-market housing providers that facilitate the creation of affordable/
community housing.

Opportunities for seniors housing and seniors supportive housing.

Housing that achieves net zero or net positive outcomes {e.g., zero emissions, conservation
covenants, regeneration of impacted lands).
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3.6 REGENERATIVE DEVELOPMENT GALLERY

This gallery of aspirational images provides examples of model regenerative developments and illustrates the
types of features that may be supportable in future land use proposals within the Plan area.

Outdoor space with garden/outdoor classroom provide cleansing Green roofs provide shade, remove heat from the air, and reduce Constructed wetlands provide aesthetic and educational benefits
gardens for adjacent buildings and pavement runoff. temperatures of the roof surface and surrounding air. while they utilize remove contaminants and provide wildlife habitat.

3
:
3
:
:

Cisterns can store rainwater to be re-used for future Green walls creates a natural feel and gives plants a Bioswales reduce stormwater run-off.

landscape irrigation. place to thrive.

25 S 4 HIGHLANDS LOCAL AREA PLAN  FEBRUARY 3, 2025



Rain gardens have been shown to decrease the temperature of Porous asphalt paving reduces run-off in paving areas. Green roofs store and utilize stormwater to reduce runoff
runoff from certain land uses, such as parking lots and roadways. from building sites.

Grates allow stormwater to pass through while allowing for

pedestrian movements.

Curb cuts direct stormwater from street to landscape areas. Landscape integration and natural systems reduce stormwater Facilities that support active transportation options for occupants
run-off significantly. reduce greenhouse gas emissions.

E—
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4. TRANSPORTATION & MOBILITY

The rural character of the South Highlands is reflected in its transportation system with narrow winding roads
found across the District. Pedestrian and cycling facilities are limited with the exception of trails. BC Transit service
is also limited as the small population, limited destinations, and high vehicle dependency do not justify service.

With narrow winding roads, the principles and policies prioritize road safety as well as active transportation in
response to Highlands’ commitment to Climate Actions and reducing GHG emissions from private vehicles. These
policies should also be viewed in tandem with other District policies including the OCP, ICSP, Trails Master Plan,
Highlands Park & Recreation Master Plan and the Roadside Trail and Cycle Network Master Plan.

4.1 TRANSPORTATION & MOBILITY PRINCIPLES

DESIGN FOR ACTIVE TRANSPORTATION PROVIDE SAFETY FOR ALL MITIGATE TRAFFIC IMPACTS

& RECREATION Ensure the safety of all road users through Maintain or create buffers and use traffic
Enhance the safety, convenience, and connectivity road and intersection design, signage, and calming along major roadways to enhance

of non-motorized travel and recreation. community action. safety, and mitigate noise, and visual impacts

of vehicular traffic.
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4.2 TRANSPORTATION TRANSPORTATION & MOBILITY MAP
& MOBILITY POLICIES

1. Reguire applicants to provide a traffic impact assessment
for all major developments at the earlier of the rezoning
or development permit stage, within the Plan Area to the
District’s satisfaction.

g . o P
- .
—
A,

¥

2. Seek incremental improvements to the transportation
network that improve safety and convenience for all road
users, including signage, pavement markings, bollards, and
new infrastructure.

3. Strongly consider temporary traffic interventions (e.g., traffic
calming with bollards) as a way to assess the need and
efficacy of larger capital improvement projects.

4. Improve short-term cycling safety with pavement markings
{i.e., sharrows) in the shoulder and bicycle route signage.

|

|

2
|
i
i
|
I'_i
|
:

5. Over time, develop multi-use trail connections (e.g., walking,
cycling, equestrian) along or paralle!l to Millstream Road.

MILLSTREAM ROAD

6. Over time, seek additional multi-use trail connections from
Goldstream Park to Millstream Road and Thetis Lake Park.

7. Study and identify potential locations for traffic calming
measures to combat speeding on Millstream Road and
elsewhere.

8. Improve transportation network based on the activities in
policies 6 & 7.

= Collector Rd - Millstream Rd === Transit Commuter Service

—— Minor Roads ©  Area Boundary
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5. OPEN SPACES, PARKS, & BUFFERS

The South Highlands open spaces and parks are dominated by rocky uplands and dense coastal forest. Nearby
parks include Goldstream Provincial Park, Thetis Lake Regional Park, and Chow-Nicoll Park (Municipal) offer
residents and regional visitors recreational opportunities.

The following principles and policies prioritize intact ecosystems, accessible experiences and the use of buffers
to preserve community character, These policies should also be viewed in tandem with other District policies
including the OCP, ICSP, Parks & Recreation Master Plan, Trails Master Plan, Craigflower Creek Watershed Plan,

and the Millstream Watershed Management Plan.

5.1 OPEN SPACE PRINCIPLES

MAINTAIN INTACT ECOSYSTEMS CREATE EXPERIENTIAL VALUE

Maintain and responsibly manage a network of Provide parks, open spaces, and outdoor
connected green spaces with rich biodiversity and recreational opportunities that can be accessed
minimized human impacts. and experienced by community members,
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UTILIZE GREEN BUFFERS

Utilize buffer lands to mitigate land use
impacts, preserve community character,
and increase ecological and community.
connectivity.



5.2 OPEN SPACE POLICIES OPEN SPACES, PARKS & BUFFERS MAP

1. Maintain the high priority on conservation of habitat,
biodiversity, and ecosystems through green parks and other
conservation opportunities, such as generous protection
of riparian and other ecologically-sensitive areas through
future land use approvals (e.g., covenants via subdivision or
rezoning).

2. Enhance access and experiential opportunities in the parks

¥ » PR ! . e 3 5 B, ' Lake
and open space network f f all ages and abilities, . - ) 5 ¥ . g * &’ | 4
P p ork for people of all ag abilities : ; ‘ 3 ! x - ; Regional

such as new trails, access points, programming, educational
partnerships, and wayfinding.

3. Seek opportunities to increase trail connectivity within the
public space network (e.9., parks, roads, and trails) for
pedestrians, cyclists, and other users {e.g., equestrian), such
as additional east-west connections into Goldstream and

Thetis Lake parks. e Bear
) % Mountain
4. Explore opportunities to integrate food production into the . Golf Course
public space network through, for example, community

gardens, permaculture demonstrations, and food forests. % Goldstream
Provincial
5. Seek opportunities to expand and connect the open space

network and habitat corridors through creative and alternative
means — such as conservation subdivisions, naturalized
buffers, and semi-private green spaces.

= Trall Area Boundary

—— - _.b__"_‘_“_-‘--_.---.
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6. SUSTAINABILITY & CLIMATE ACTION

Sustainability and climate action in the District are primarily guided by the Highlands’ OCP, ICSP, and Climate
Leadership Plan. This section provides further principles and policies specific to South Highlands, including
directions for valuing ecosystem services, increasing ecological integrity, and responding to climate change
through climate action.

6.1 SUSTAINABILITY & CLIMATE ACTION PRINCIPLES

¢
*.
b
L]
-

PLAN FOR THE FUTURE

FULLY VALUE ECOSYSTEM SERVICES STEWARD HEALTHY ECOSYSTEMS

& ASSETS

Account for and prioritize ecosystems and ‘green’
infrastructure for their inherent benefits, ‘services’
to the community, and comprehensive values {e.g.,
environmental, social, economic).
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& ECOLOGICAL INTEGRITY

Reduce environmental impact and increase
carbon sequestration through protection of
intact ecosystems and active restoration of
impacted sites.

FEBRUARY 3, 2025

Integrate more efficient and sustainable
transportation options, such as low-carbon
vehicle technologies or improved active
transportation.



6.2 SUSTAINABILITY & CLIMATE ACTION POLICIES

1. Maintain the current Highlands Servicing Area Boundary (no expansion).

2. Support investment in climate action and ecosystem service management as a means to support
economic sustainability.

3. Reduce GHG emissions through low-impact and regenerative development, solid waste
management, resource management, active transportation, and low-carbon transportation.

4. Encourage ‘green’ infrastructure — such as swales, rain gardens, and wetlands — to manage
stormwater and enhance surface and groundwater quality.

5. District and community partners may seek ways to incentivize the preservation of habitat and tree
canopy cover on private land.

6. The District may develop new site planning and design guidelines for the RD designation and
identify necessary DPA guideline amendments.
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7. PLACEMAKING & CULTURE

The placemaking and culture of the South Highlands should acknowledge and celebrate the recent history of the
area, as well as its place within the traditional territory of the Coast Salish peoples. The future landscaping, site
design, architecture, parks, trails and other elements (e.g., public art) can create a distinct sense of place in the

South Highlands by embracing and celebrating these histories.

7.1 PLACEMAKING & CULTURE PRINCIPLES

SECLUSION & GATHERING

Respect residents’ and visitors’ abilities to enjoy
nature while providing opportunities for social
interaction, gathering, and diverse experiences.

RURAL CHARACTER

Ensure the Highland's rural character through
land use, public space design, and limiting
development.
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HISTORY & HERITAGE

Celebrate the rich First Nations and settler history
of the area through landscaping, architecture,
other elements (e.g., public art), and programming
and events (e.g., education, events).



7.2 PLACEMAKING & CULTURE POLICIES

1. Make landscaping and naturalized green spaces a focus in developments, public spaces, and
view corridors throughout the Plan area.

2. Seek arural, 'green’ building aesthetic and well-defined sense of place in new development with
a focus on the use of wood and other natural, locally-sourced materials, while considering fire
interface guidelines.

3. Create opportunities for seclusion, social interaction, and gathering within public spaces.

4. Seek partnerships with Tsartlip and other First Nations in the creation of education, celebration,
and community-building opportunities.

5. Seek partnerships with community groups and non-profit organizations to organize community-
building activities and events, with a focus on connecting community members to each other and
to the land.
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8. IMPLEMENTATION

While this Plan provides a policy framework to guide future decisions in the area, key actions and next steps are
necessary to fully realize the vision and concepts presented in this Plan,

This section provides an implementation strategy for on-going, short-term, and medium- to long-term actions —
and links next steps with key policies found in this Plan. The actions outlined in this section act as a guide to the
District and its partners in undertaking key planning priorities toward achieving the vision and goals of the SHLAP.

8.1 IMPLEMENTATION STRATEGY

8.1.1 OVERVIEW

To realize this vision for generations to come, the District requires:

a.  Aflexible yet coordinated approach to facilitating the vision.

b.  Aninterdepartmental willingness tc go “outside the box" to create and achieve bold environmental and social
outcomes.

c. Collaboration with key partners — including the CRD, Province of BC, and the Tsartlip First Nation —to
leverage win-win opportunities.

d.  Strong leadership to follow through on adoption of this Plan by allowing its policies to guide staff and Council
decision-making with regard to development applications and capital investments in the area.

As the South Highlands evolves, this Plan — and specifically this section — should be revisited to reflect changing
needs and priorities, as well as District budgeting and staffing resources.
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8.1.2 ON-GOING ACTIONS

On-going Actions are actions that will be undertaken as opportunity and need arise.

ACTION DESCRIPTION POLICY

Amend the Zoning Bylaw In response to new future land use applications, develop new site-specific » 3.2.1 Administration Highlands
Zoning Bylaw zones consistent with this Plan, for the gateway properties with RD
designations, as well as SPA’s.

» 3.4.1 RD - Regenerative Development
» 3.4.2. SPA - Special Plan Area

Explore Food Production Explore opportunities to integrate food production into the public open space » 8.3. Open Space Policies Highlands
Opportunities network through, for example, community gardens, permaculture demonstrations,
and food forests.
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8.1.3 SHORT-TERM ACTIONS

Short-term Actions are high-priority or “low hanging” actions to be undertaken in the next 1-2 years.

ACTION DESCRIPTION POLICY

Update OCP to be
consistent with policies
from the SHLAP

Update the OCP to amend OCP policies and Development Permit Area guidelines
to be consistent with this Plan, including Chapter 2 Land Use and DPA 4
Commercial Industrial Gateway.

Create a Net Zero and Net
Positive Assessment Tool

Create Site Planning and
Design Guidelines

Update the District's
Amenity Zoning
Consideration Policy

Develop a Housing Policy

Improve short-term
cycling safety

37 ¢
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Create a net zero and net positive assessment tool and better define outcomes
and baseline conditions for land use applications.

Develop new site planning and design guidelines for the RD designation and
identify necessary DPA guideline amendments (e.g., DPA 4 and 6).

Update the District’s Amenity Zoning Consideration Policy with guidelines found
in the SHLAP to better provide direction for negotiating community amenity
contributions.

Develop a Housing Policy that identifies and achieves District goals and
objectives.

Improve short-term cycling safety with pavement markings (i.e., sharrows) in the
shoulder and bicycle route signage.
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»

»

»

»

»

»

»

»

3.2.1 Administration
3.4.1 RD - Regenerative Development
3.4.2. SPA - Special Plan Area

3.2.1 Administration

3.4.1 RD - Regenerative Development

6.2. Sustainability & Climate Action
Policies

3.2.3. Community Amenity Contributions

3.5. Housing Policies

4.4. Transportation & Mobility Policies

Highlands

Highlands

Highlands

Highlands

Highlands

Highlands



8.1.4 MEDIUM - AND LONG-TERM ACTIONS

Medium- and Long-term Actions are lower priority actions or actions that require a long-term perspective to be undertaken in the next 3+ years.

ACTION DESCRIPTION POLICY m

Develop multi-use
trail connections

Improve transportation

-network for safety and

traffic calming (capital
improvements)

Incrementally develop multi-use trail connections (e.g., walking, cycling, » 4.4, Transportation & Mobility Policies Highlands,
equestrian) along or parallel to Millstream Road. Seek opportunities for additional » 5.3. Open Space Policies CRD
multi-use trail connections from Goldstream Park to Millstream Road and Thetis

Lake Park.

Improve the transportation network that improve safety and convenience for all » 4.4, Transportation & Mobility Policies Highlands

road users, as identified by the above action.
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Prepared for

District of Highlands
1980 Millstream Road
Victoria, BC V9B 6H1

This interim report has been prepared for the sole use of the
District of Highlands in accordance with the Province of British
Columbia’s 2024 Housing Needs Report guidelines. This
report is intended to be read and interpreted alongside the
District of Highlands' 2020 Housing Needs Report. No
representations of any kind are made by Plassurban
Consulting Inc. or its employees to any party with whom
Plassurban Consulting Inc. does not have a contract.



Land Acknowledgment

The District of Highlands acknowledges that we are gathered in the traditional
territories of the Lakwanasn, SENCOTEN and Hul'qumi'num speaking First Nations with
whom we are committed to building stronger working relationships.

Plassurban Consulting Inc. operates on the traditional territory of the WSANEC
people, namely the BO,KE,CEN (Pauguachin), WJOEELP (Tsartlip), W,SIKEM (Tseycum),
and S,TAUTW (Tsawout) nations.

This work was undertaken with gratitude and respect to the ancestors, hereditary
leaders, Elders, and community members who have cared for the rich resources and
cultural teachings in every province, territory, and nation across Canada, and whose
historical relationships with the land continue to this day.
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Executive Summary

Overview

This summary report provides an
update to the District of Highlands'
2020 Housing Needs Report (HNR). The
2024 Interim Housing Needs Report
(iIHNR) provides an updated
understanding of the current housing
context in Highlands in accordance
with Bill 44 and related Provincial
legislation.

Through Bill 44 - Housing Statutes, the
Province of BC updated the legislative
requirements for municipal Housing
Needs Reports to include the following
additional components:

¢ Updated projections of housing
need, including the number of
dwelling units required over 5-
and 20-years;

e Astatement about the need for
housing close to transportation
infrastructure that supports
walking, bicycling, public transit,
or other alternative forms of
transportation; and

¢ A summary of actions taken by
the local government since the
last Housing Needs Assessment
to reduce housing need.

Following this Interim Housing Needs
Report, the District of Highlands must
complete updates to its Official
Community Plan (OCP) and zoning
bylaw by December 31, 2025, to
proactively plan and ‘pre-zone’ for the
number of units identified in this
report.

Future Housing Needs Reports will be
required on a regular basis and are
timed to follow each census data
release. The next regular Housing
Needs Report must be completed by
the District by December 31, 2028, and
then every five years thereafter.
Corresponding OCP and Zoning Bylaw
updates will then be due by December
31, 2030, and every five years
thereafter.

The Province has indicated that local
governments must develop and
maintain regular Housing Needs
Reports, OCPs, and associated Zoning
Bylaw updates as part of a broader
strategy to increase the supply and
diversity of housing across BC. This
Interim Housing Needs Report is
intended to support the District of
Highlands in meeting current provincial
legislative requirements.
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Summary of 5-Year and 20-Year and confirmed with Statistics Canada
Housing Need data using the Province’s updated
Bill 44, enacted in 2023, requires local methodology for HNRs.
governments across BC to calculate
both 5- and 20-year housing need
projections using the HNR
methodology that was introduced by
the Province in July 2024. The
projections outlined in this report were
generated by the Province’s HNR tool

The following table summarizes the
total number of housing units required
to address each required component,
in accordance with provincial housing
needs reporting requirements.

Table 1: Summary of 5- and 20-Year Housing Needs for the District of Highlands

5-year (2021-2026) 20-year (2021 to 2041)

Component A: Housing Supply to Reduce Extreme Core Housing Need (ECHN)

Total Units Required 2 10
Owned Units 0 0
Rented Units Z 10

Component B: Housing Supply to Reduce Homelessness

Total Units Required 7 13

Component C: Housing Supply to Reduce Suppressed Household Formation

Total Units Required 24 97

Component D: Housing Supply to Meet Anticipated Household Growth

Total Units Ré@i?élf 129 433

Component E: Housing Units Required to Increase the Rental Vacancy Rate to 3%

Total Units Required 1 2

Component F: Demand Buffer

Total Units Required 41 164

Total New Units Required 204 719
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Housing Close to Transportation

Due to its rural nature, Highlands is a
relatively car-dependent community.
The narrow, winding roads are an
important part of the rural character
and heritage of the Highlands.
Pedestrian, cycling and equestrian trails
provide important links within the
community. Ancillary residential land
uses such as home-based businesses
and agriculture provide some support
for reducing car-dependency.

The Province is urging local
governments to locate housing near
transit wherever possible. This strategy
helps residents reduce their motor
vehicle dependency, while reducing
household costs and supporting
increased access to local amenities. The
area zoned Comprehensive
Development 2 (CD2), sometimes
known as Rivers Crossing, is the only
area within Highlands currently located
on a regular transit route.

The District's current OCP requires all
development proposals to consider
transportation issues as part of its land
use planning requirements (OCP, p.
19). OCP Map 2.1 shows areas within
the regional urban containment
boundary ("Highlands Servicing Area”).
These areas may be appropriate for
increased transit service once
connected with regional water and
sewer services. The OCP identifies one

area in southwest Highlands as
“Intensive Residential Land Use,”
requiring that “All designs should
support public transit with facilities for
pedestrians and other human powered
transportation” (p. 23).

To support increased residential
density, while ensuring access to
sustainable modes of transportation,
the District has identified the need to
increase pedestrian and cyclist
networks while protecting the
environment adjacent to roads and
trails through best practices in design,
construction and maintenance.

Actions Undertaken Since 2020 to
Reduce Housing Needs

Since the District's 2020 Housing Needs
Report, Highlands has undertaken
significant housing initiatives to
increase housing supply and
affordability, and to streamline the
development approval and permitting
processes. This includes, but is not
limited to:

e Amended the Secondary Suites
and Accessory Dwelling Units
Draft Policy/Program Outline
(May 2022);

¢ Adopted Bylaw No. 438 that
amended the Highlands Zoning
Bylaw to allow many, but not all,
residentially zoned properties in
Highlands to have one
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"accessory dwelling unit” either
in a home (“secondary suite”) or
in an accessory building
("detached secondary suite”),
noting that the BC Drinking
Water Protection Regulation and
the BC Sewerage System
Regulation still apply (December
2023); and

Adopted a Zoning Amendment
Bylaw that brings the District's
Zoning Bylaw into compliance
with the Provincial housing
legislation (June 2024).

How to Use this Report

This 2024 Interim Housing Needs
Report has been developed in
compliance with the Province’s new

HNR requirements and is intended to
be appended to the District's existing
Housing Needs Report (2020). The
additional components included in this
report are intended to support a
broader understanding of housing
needs in the Highlands in relation to
Provincial housing targets and ensure
the District is able to make data-
informed decisions on how to
accommodate increased housing
demand as it moves forward with
updates to its OCP and Zoning Bylaw.
This interim report is intended to be
updated at least every five years,
enabling the District to monitor trends
in housing and continually address
short- and long-term housing need in
both the rental and ownership markets.
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Interim Housing Needs Report

Community Overview

The District of Highlands is home to a
population of 2,665 residents,
distributed between approximately
1,000 private households'. The average
household size is 2.7 people, with 89%
of all dwelling units being privately
owned and 11% being rented.

Using the Province’s new methodology
for assessing housing need, Highlands
will require the construction of an
additional 719 new dwelling units by
2041. This figure is designed to
accommodate projected growth in the
Highlands, eliminate extreme core
housing need, address regional
homelessness, eliminate suppressed
households, and restore local vacancy
rates to levels representing a healthy
and well-functioning rental housing
market. New housing units need to
provide a range of options for
residents, including subsidized units,
new market rental, and ownership
housing.

Data Sources

This Interim Housing Needs Report
considers trends in local and regional
statistical data to create projections
about future housing need in the

' As referenced in the 2021 Statistics Canada Census.

District of Highlands Interim Housing Needs Report 2024

District of Highlands. This interim report
has been designed to address the six
additional required components for
HNRs under Bill 44 and should be
appended to, and interpreted with, the
District's existing Housing Needs Report
(2020) in order to provide a fulsome
understanding of housing needs in the
Highlands.

This report was generated using data
from the Province’'s HNR tool and
confirmed with Statistics Canada data
analyzed using the Province’s published
methodology for HNRs.

This report draws on a number of
guantitative data sources, as provided
by the Province of BC for the
development of HNRs, including:

e Statistics Canada 2006, 2011,
2016, and 2021 Censuses

o Statistics Canada 2011 National
Household Survey

o BC Statistics

e Annual Estimate Reports of BC's
Preventing & Reducing
Homelessness Integrated Data
Project (IDP)

o Canada Housing and Mortgage
Corporation
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Required Components

Component A: Households in Extreme
Core Housing Need

Local governments across Canada use
housing indicator standards to
understand the local housing context,
identify issues, and create targets
relating to housing. Statistics Canada
has defined three key housing indicator
thresholds to determine whether
housing is adequate, affordable, and/or
suitable. These include:

Adequate housing : housing
reported by residents as not
requiring any major repairs.

Affordable housing : shelter costs
total less than 30% of total before-
tax household income.

Suitable housing : housing that
provides enough bedrooms for the

resident household according to
the National Occupancy Standard.

Extreme core housing need (ECHN) is a
metric used to estimate the number of
new units required for renters and
owners with a mortgage in vulnerable
housing situations. ECHN refers to
housing that falls below acceptable
housing indicator thresholds for
housing adequacy, affordability, or
suitability, and where a household
would need to spend 50% or more of its
total before-tax income to pay the
median rent of alternative local housing
that meets all three indicator
thresholds.

The following figure shows the total
number of owner and renter
households in Highlands over the
previous four census years®.

Figure 1: Total Number of Owner and Renter Households in the District of Highiands
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2 More information on Core Housing Need and acceptability standards is available through Statistics Canada:

https:/www23.statcan.ge.ca/imdb/p3Var.pl?Function=DEC&Id=1230313

3 Census data were drawn from custom data sets provided by the province for HNRs, available at:
https://catalogue.data.gov.bc.ca/dataset/894497d9-6901-4ed8-8655-79010e4b9b09
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The total number and proportion of
owners with a mortgage and renter
households in ECHN over the four
previous census years were averaged
to arrive at an average ECHN rate.
Using the Province’s HNR methodology,
an average ECHN rate of 8.75% was
calculated for renters in the Highlands*.
Statistics Canada data on ECHN for
ownership households with a

mortgage are only available for 2021.
During this census cycle, no assessed
households reported that they were in
extreme core housing need. As a result,

the average ECHN rate based on
Statistics Canada data is 0.00% for
owners with a mortgage.

The Province’s HNR methodology
requires that the most recent census
number of owner and renter
households be multiplied by the
average ECHN rate from the last four
years to calculate at the total number
of units required to address extreme
core housing need over the next 20-
years, as demonstrated in the following
table.

Table 2: Estimated Total New Units to Reduce ECHN over 20-years

2021 Average ECHN Households in
Rl goleEinlds Households Rate ECHN
s 890 0.00% 0.00
mortgage
Renters 110 8.75% 9.63
Total New Units to Meet ECHN - 20 Years 9.63

* The 2020 Housing Needs Report for the Highlands indicates that there are no purpose-built rental
units in the Highlands, therefore, it is assumed that most renters in Highlands rely on

the secondary rental market (p. 48). The report notes, “The secondary rental market for the Victoria
Census Metropolitan Area is less secure than the primary rental market and while prices have risen
more moderately according to CMHC data, rent in the secondary rental market is largely driven by
housing prices, which have risen substantially” (p. 31).

> ECHN data for owners with a mortgage is not available prior to 2021. These data are available here:
https:.//www?2.gov.bc.ca/assets/downioad/6279885F00C945838765836D14773CES
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Component B: Housing Units for gravitate to Victoria to access support
Individuals Experiencing Homelessness  services, the Province requires that alf
The District's 2020 Housing Needs Report communities provide housing units to

acknowledges that there has been an address regional homelessness

increase in the number of individuals proportionate to each community’s
experiencing homelessness across the population. The District of Highlands
Capital District Region in recent years. currently makes up approximately 0.66%
This iHNR uses data from the Province’'s  of the regional population and would need
Integrated Data Project (IDP) 2027 to provide 7 housing units over the next 5
Estimate of the Homeless years and a total of 13 new housing units
Population in British Columbia® to over the next 20 years to address its
quantify the number of permanent proportion of regional homelessness. This
housing units required for those calculation assumes that one permanent

currently experiencing homelessness in  housing unit is required per individual
Highlands and the surrounding region. experiencing homelessness.

The 2021 IDP estimate identified a Recognizing the urgent needs of this
minimum of 2,043 individuals population, the Province requires that the
experiencing homelessness across the 20-year result is divided by 2 to calculate
Capital District Region. While individuals ~ the 5-year number.

experiencing homelessness tend to

Table 3: Total New Units Required to Address the District’s Proportion of Regional Homelessness

Regional Population Local Population Regional PEH  Proporticnal
4 % of Local PEH
Region
406075 2665 - 0.66% 2,043 B 1348
Total New Units to Meet Proportion of Regional PEH - 20 years 13.48
Total New .Un-its to Meet Proportioh o_f Regional PEH - 5 years 6.74

6 The Provincial methodology instructs local governments to use the 2021 version of the IDP count in
order to align with data from the most recent census. The report is publicly available online:
https://www?2.gov.be.ca/assets/aov/housinag-and-tenancy/social-housina/supportive-

housing/2021 idp cohort report homeless population in be final.pdf
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Component C: Suppressed Households
Suppressed household calculations
acknowledge that households make
decisions on housing based on the
choices available to them. Suppressed
household formation refers to
households that would have formed if
the housing market had been more
affordable and available. Suppressed
households might include young
people who are unable to move out of
their parents' home or those living with

roommates.because of the lack of
affordable or available housing supply.

This interim report uses 2006 census
data - the earliest available data for a
time when housing supply was less
constrained - as a baseline to
determine headship rates by tenure
and age cohort.

The following figure shows the number
of owner and renter households in
2006 and 2021 by age of the primary
household maintainer.

Figure 2: Owner and Renter Households by Age of the Primary Household Maintainer, 2006 and 2021
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The number of suppressed households
was calculated by subtracting the
actual number of households in 2021
from potential households’ that could
have formed by age category,
according to the new provincial HNR
guidelines. A negative number of
suppressed households indicates that
there were an increased number of
households reported in 2021 for that
tenure. Suppressed household
numbers for renters and owners were
then added together and, in the case of
a negative total, the reported number
of suppressed households is zero.

Table 4: Suppressed Household Formation, 2006-2021

The total number of suppressed
households from 2006 to 2021 was 97.
There were generally more renter
households formed in 2021 than
expected, likely due to an increase in
units available in the secondary rental
market (i.e., secondary suites and
accessory dwelling units). Owner
households with primary household
maintainers aged 25 to 34 and 45 to 54
were most likely to be suppressed, as
shown in Table 4 below.

Age Categories - 2021 Potential 2021 2021 Suppressed
Household Households Households Households
Maintainers i) st ) o £ s L = e T e BN e iy A
) Owner Renter Owner Renter | Owner Renter l Total
15 to 24 years 0 0 0 0 0 0 0
25 to 34 years 92 20 55 30 37 10 27
35to 44 years 131 14 155 20 -24 -6 0
45 to 54 years 219 8 155 15 64 -7 57
55 to 64 years 285 0 245 35 40 -35 5
65 to 74 years 163 0 155 0 8 0 8
75 years and over 69 0 110 10 -41 10 0
Total New Units to Meet Suppressed Housing Need - 20 years 97

7 potential Households are the households that may have theoretically formed if Headship Rates from
2006 had remained constant based on census data drawn from custom data sets provided by the
province for HNRs. These data are available at: https://catalouue.data.cov.bc.ca/dataset/894497d9-

6901-4ed8-8655-79010e4h9b09
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Component D: Anticipated Household
Growth

Anticipated household growth (AHG)
quantifies the additional dwelling units
required to accommodate an
increasing number of households in
the region over the next twenty years.

Based on the number of households
reported in the most recent census and
BC Stats household projections?, the
Highlands is anticipated to experience
a regionally based growth rate of
12.78% over 5 years and 37.57% over
20 years. Highlands is anticipated to

Table 5: Anticipated Household Growth Scenario 5-Years

require 129 new units over.the next 5-
years and 433 units over the next 20-years
in order to accommodate anticipated
household growth in the community and
region. These projections are based on
the projected growth rate of the Capital
Regional District and assume that the
District of Highlands will accommodate a
number of residents proportionate to its
population in the region over the next 5-
and 20-years. The methodology does not
account for urban containment
boundaries and resulting rural regulatory
conditions.

Growth Scenarios: 5 years Regional Households New
Growth Rate 2021 2026 Units
Local Household Growth N/A 1,000 1,130.00 130
Regionally Based Household Growth 12.78% 1,000 1,127.80 128
Scenario Average 129
Total New Units to Meet Household Growth Needs - 5 years 129
Table 6: Anticipated Household Growth Scenario 20-Years
Growth Scenarios: 20 years Regional Households New
Growth Rate 2021 2041 Units
Local Household Growth N/A 1,000  1,490.00 490

Regionally Based Household Growth
Scenario Average

37.57% 1,000

1,375.69 375
433

Total New Units to Meet Household Growth Needs - 20 years 433

& BC Stats Household projections are available at:

https://www?2.cov.bc.ca/gov/content/data/statistics/people-population-community/population/

household-projections
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Component E: Rental Vacancy Rate
Adjustment

Rental vacancy rates are low across the
Capital District Region, including in the
Highlands. The number of renter
households in Highlands has grown
from 40 households in 2006 (6%) to
110 in 2021 (11%). As there are
currently no purpose-built rental units
in Highlands, renter households are
likely served by the secondary rental
market for which there is little available
data. As a result, the number of renter
households could be higher than
reported.

CMHC's Housing Market Information
Portal does not identify a local Primary

Market Vacancy Rate for Highlands,
therefore an average vacancy rate of
1.4% for British Columbia® was used, in
accordance with the Province’s HNR
guidance.

A Rental Vacancy Rate Adjustment
(RVRA) adds surplus rental units to
restore local vacancy rates to levels
representing a healthy and well-
functioning rental housing market,
typically between 3% and 5%. To meet
this requirement, Highlands would
need to construct 2 new housing units
over the next 20-years, as outlined in
the table below.

Table 7: Total New Units Required for Rental Vacancy Rate Adjustment, 20-years

Vacancy  Occupied Renter Estimated
Rate Households  Number of Units
Target Vacancy Rate 3.0% 110 113
Local Vacancy Rate 1.4% - 110 B 111
Total New Units - 20 years 2

9 Provincial data is available at: https://www03.cmhe-schi.gc.ca/hmip-pimh/en#Profile/1/1/Canada. To
align with 2021 census data, the October 2021 rental vacancy rate was used.
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Component F: Demand Buffer

The final component required by the
Province as part of its iHNR reporting
requirements is a calculation of the
number of housing units that reflects
additional demand for housing within a
given community. This “demand buffer”
is designed to account for the number
of units required to meet healthy
market conditions and address the
needs of households who require or
prefer housing with certain
characteristics (e.g., homes closer to
jobs and schools, growing families
looking for larger homes, and seniors
looking to downsize in their existing
communities).

Table 8: Additional Local Demand, 20-years

A demand factor of 1.3482 was
assigned to the District of Highlands by
the Province'® based on a ratio of
housing price to housing density. This
factor was then multiplied by the sum
of the housing units calculated for
Components A (Extreme Core Housing
Need), B (Housing Units for Individuals
Experiencing Homelessness), C
(Suppressed Households), and E
(Rental Vacancy Rate Adjustment) to
determine the number of units
required to meet additional local
housing demand. The District of
Highlands will be required to
accommodate an additional 164
housing units over the next 20-years in
order to address this demand buffer.

Component Result
A. Extreme Core Housing Need 10
B. Persons Experiencing Homelessness 13
C. Suppressed Household Formation 97
E. Rental Vacancy Rate Adjustment 2

Total 122
Demand Factor 1.3482

Total New Units to Address Demand Buffer - 20 years 164

10 Demand factor data can be found here:

httos://www?2.gov.bc.ca/assets/download/30921D96D12D45D0897222089D1FAE12
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Total Units Required to Meet Housing Demand

The following table sums all 6 HNR
components (i.e.,, Components A-F),
rounded to the nearest whole number,
to determine the total number of new
homes needed in the next 20 years,
according to provincial guidelines. 5-
year housing need estimates were also
calculated using the multipliers
provided in the provincial guidelines.

Table 9: Total New Units Required Over 5- and 20-years

Component 5 Year Need 20 Year Need
A. Extreme Core Housing Need 2.41 9.63
B. Persons Experiencing 6.74 13.48

Homelessness
C. Suppre;sed Household 2429 96.88
Formation
D. Anticipated Growth 128.90 432.85
E. Rental Vacancy Rate
Adjustment 046 184
F. Additional Local Demand 41.06 - 164.25
Total New Units - 5 years 204
Total New Units - 20 years 719
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Appendix A: Data Tables

The tables included in the body of this iHNR have been simplified for clarity and

readability. This appendix includes all data tables generated using the Province's HNR
methodology in their complete form.

Component A: Households in Extreme Core Housing Need

Table 1a: Owner and Renter Households in the Previous Four Census Years

Total Households 2006 2011 2016 2021
Owners 665 745 735 890
Renters 40 35 100 110

Table 1b: Total Number and Proportion of Owners with a Mortgage and Renter Households in ECHN in

the Four Previous Census Years to Arrive at an Average ECHN Rate

Bdreme Core 2006 2011 2016 2021 Average
Housing Need # % of # % of " % of # % of ECHN
9 total total total total Rate
Owners with a
,, N/A N/A N/A 0 |0.00% | 000%
mortgage
Renters 10 [2500% | 0 [000%| 10 [1000%| O | 0.00% | 875%

Table 1c: Estimated Total of Owners with a Mortgage and Renter Households in ECHN in 2021

Total Households

2021 Households

Average ECHN Rate

Households in ECHN

Owners 390 N/A N/A
Owners with a mortgage 0.00% 0.00
Renters 110 8.75% 9.63
Total New Units to Meet ECHN - 20 years 9.63

" Data on ECHN for owners with a mortgage are only available for 2021,
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Component B: Housing Units for Individuals Experiencing Homelessness

Table 2a: Estimated Number of Homes Required to Meet the Need of Existing PEH Households as a

Proportion of the Regional Need

Regional Population Local Population . Proportional
! g # ; 9% of Region Rl A Lozal PEH
406,075 2665 0.66% 13.48
Total New Units to Meet Proportion of Regional PEH - 20 years 13.48
Total New Units to Meet Proportion of Regional PEH - 5 years 6.74

Component C: Housing Units and Suppressed Household Formation

Table 3a: Number of Owner and Renter Households in 2006 and 2021 by Age of the Primary Household

Maintainer
Age - Primary Household Maintainer 2006 Households 2021 Households
Owner Renter Owner Renter
Under 25 years 0 0 0 0
25 to 34 years 45 10 55 30
35 to 44 years 140 15 155 20
45 to 54 years 280 10 155 15
55 to 64 years 110 0 245 35
65 to 74 years 65 0 155 0
75 to 84 years 15 0 80 0
85 years and over 30 10

District of Highlands Interim Housing Needs Report 2024
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Table 3b: Population by Age Category in 2006 and 2021

Age Categories - | Age 2006 2021

Household Categories - . Summed ? Summed

Maintainers Population Al gt Categories RS Categories
1510 19 years 155 160

15 to 24 years 20 to 24 years 75 230 115 275
25 to 29 years 35 90

2510 34 years 30 to 34 years 35 120 158 245
35 to 39 years 155 155

35to 44 years 40 to 44 years 15 370 190 345
45 to 49 years 300 195

45 to 54 years 50 to 54 years 185 485 185 380
55 to 59 years 135 210

55 to 64 years 60 to 64 years 60 195 o5 505
65 to 69 years 75 175

65 to 74 years 70 to 74 years 25 120 125 300
75 to 79 years 30 75
80 to 84 years 0 60

7 40

5 years and over 85 years and 10 =0 185
over
Table 3c: 2006 Headship Rate of Each Age Category for Both Renters and Owners

Age Categories 2006 Households 2006 2006 Headship Rate

- Household Population

Maintainers Owner Renter Total Owner Renter

15 to 24 years 0 0 230 0.00% 0.00%

25 to 34 years 45 10 120 37.50% 8.33%

35 to 44 years 140 15 370 37.84% 4.05%

45 to 54 years 280 10 485 57.73% 2.06%

55 to 64 years 110 0 195 56.41% 0.00%

65 to 74 years 65 0 120 54.17% 0.00%

/5 years and 15 0 40 37.50% 0.00%

over B -
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Table 3d: Potential 2021 Headship Rate of Each Age Category for Both Renters and Owners if the
Headship Rate from 2006 Remained Constant

Age Categories 2006 Headship Rate 2021 2021 Potential Households
- Household Population
Maintainers Owner | Renter Total Owner Renter
15 to 24 years 0.00% |  0.00% 275 : 0.00 0.00

| 25 to 34 years 37.50% | 8.33% 245 91.88 20.41

| 35 to 44 years 37.84% 4.05% 345 130.55 | 13.97

| 45t0 54 years 57.73% 2.06% 380 219.37 7.83
55 to 64 years 56.41% 0.00% 505 284.87 0.00
65 to 74 years 54.17% 0.00% 300 162.51 0.00
75 years and 37.50% 0.00% | 185 69.38 0.00
over |

Table 3e: Number of Suppressed Households by Subtracting Actual Households in 2021 From Potential

Households in 2021 by Age Category

Age Categories 2021 Potential 2021 Households | 2021 Suppressed Households
- Household Households

Maintainers Owner Renter Owner Renter Owner | Renter Total
15 to 24 years 0.00 0.00 0 0 0.00 0.00 0.00
25 to 34 years 91.88 20.42 55 30 36.88 -9.58 27.29
35 to 44 years 130.54 13.99 155 20 -24.46 -6.01 0.00
45 to 54 years 219.38 7.84 155 15 64.38 -7.16 57.22
55 to 64 years 284.87 0.00 245 35 39.87 -35.00 4.87
65 to 74 years 162.51 0.00 155 0] 7.51 0.00 7.51
75 years and 69.38 0.00 110 10 | 4062 | -10.00 | 0.00
over |

Total New Units to Meet Suppressed Housing Need - 20 years 96.88
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Component D: Housing units and anticipated household growth

Table 4a: 20-year Population Projection and Growth Rate for CRD

Regional District Projections 2021 2041 | Regional Growth Rate

Households 185,205 254,785

37.57%

Table 4b: Number of New Homes Needed in the Next 20 Years According to the Provincial Guidelines,

Calculated with the Average of the Municipal and Regional Growth Projections

Growth Scenarios Regional Growth Rate Households New Units
2021 2041

Local Household Growth N/A 1,000 1,490.00 490.00
Regionally Based Household 37.57% 1,000 1,375.69 375.69
Growth

Scenario Average 432.85
Total New Units to Meet Household Growth Needs - 20 years 432.85

Table 4c: 5-year Population Projection and Growth Rate for CRD

Regional District Projections 2021 2026 | Regional Growth Rate
Households 185,205 208,881 12.78%

Table 4d: Number of New Homes Needed in the Next 5 Years According to the Provincial Guidelines,

Calculated with the Average of the Municipal and Regional Growth Projections

Growth Scenarios 5 years Regional Growth Rate Households New Units
2021 2026

Local Household Growth N/A 1,000 1,130.00 130.00

Regionally Based Household 12.78% 1,000 1,127.80 | 127.80

Growth

Scenario Average 128.90

Total New Units to Meet Household Growth Needs - 5 years 128.90
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Component E: Housing Units and Rental Vacancy Rate

Table 5a: Difference Between the Existing Total Number of Rental Homes and the Total Number of Rental
Homes Required for a 3% Vacancy Rate

Vacancy Rate | Occupied Rate | Renter Estimated Number

Households of Units
Target Vacancy Rate 3.0% 97.0% 110 113
Local Vacancy Rate 1.4% 98.6% 111

Total New Units - 20 years

2

Component F: Housing Units and Demand (the “Demand Buffer")

Table 6a: Additional Demand for New Housing Calculated by Applying Highlands’ Demand Factor to the

Total of the Other Relevant Components, According to Provincial Guidelines

Component Result
A. Extreme Core Housing Need 9.63
B. Persons Experiencing Homelessness 13.48
C. Suppressed Household Formation 96.88
E. Rental Vacancy Rate Adjustment 1.84

Total 121.83
Demand Factor 1.3482

Total New Units to Address Demand Buffer - 20 years 164.25

Table 6b: Total 5-Year and 20-Year Housing Need, Calculated According to Provincial Guidelines

Component 5 Year Need 20 Year Need
A. Extreme Core Housing Need 2.41 9.63
B. Persons Experiencing Homelessness 6.74 13.48
C. Suppressed Household Formation 24.22 96.88
D. Anticipated Growth 128.90 432.85
E. Rental Vacancy Rate Adjustment 0.46 1.84
F. Additional Local Demand 41.06 164.25

Total New Units - 5 years 204

Total New Units - 20 years 719
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Capital Regional District
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Highlands Housing Profile

This profile summarizes the findings of the District of Highlands Housing Needs Report which was completed as part
of @ joint Housing Needs Report project for 11 CRD communities. It fulfills the Housing Needs Reports requirements

outlined in the Local Government Act, Part 14, Division 22. All data in this profile is from Statistics Canada unless

otherwise indicate.

Overview

The District of Highlands is a primarily residential
community situated in a rural environment. The
District is 38.05 square kilometers with a
population of 2,225 as of the last census in 2016.
Within Highlands there are numerous parks that
make up over 30% of the land. Neighbouring
municipalities are District of Saanich, City of
Langford, City of View Royal and neighbouring
First Nations are T'Sou-ke, Esquimalt First Nations,
and Songhees Nation.

Population and Age

Between 2006 and 2016, Highlands’s population grew by
17%. Overall, the District grew at a faster rate than the
CRD as a whole. In 2016, the median age was 45.6, which
was similar to the CRD at 45.5. There was a slightly lower
proportion of young adults (25 to 34) and a higher
proportion of older adults (55 to 64) in Highlands
compared to the CRD average in 2016.

Projections estimate that Highlands could experience
moderate population growth in the future, across most
age groups. This change wil be impacted by factors like
availability of housing and availability of land.

Households

There were 830 households in 2016 with an average
household size of 2.7 persons, which is higher than the
regional average of 2.2 persons per household. Forty-two
percent (42%) of households in Highlands were three or
more person households compared to 28% of the CRD. As
aresult, it is unsurprising that couples with children
households are more common than one or two-person
family households in Highlands.

Distsict of Highlands

HERL B

Income

The 2015 median income in Highlands was $103,360,
which was approximately 48% higher than the CRD
median income. There are much lower household
incomes in Highlands for households who rent and
households with single incomes. Renter median
household income was $67,952 versus $108,415 for
owner households. Lone parent and non-census family
households, who largely rely on single incomes,
reported much lower incomes compared to other
household types.

Current Housing Stock
Housing stock in Highlands is relatively newer and is

mainly made up of single-detached dwellings. Recent
building permits suggest that the single-family home is
the dominant dwelling type for new housing in
Highlands. In 2016, 75% of dwellings had three
bedrooms or more.



Homeownership
(Statistics Canada, BC Assessment, and Victoria
Real Estate Board)

In 2016, 88% of households in Highlands owned their
home. Over the past 15 years, average sales prices have
increased by 74% for a single-detached dwelling, with
the most rapid increases occurring between 2014 and
2019. Average 2019 sales prices reported by the Victoria
Real Estate Board were (see right):

Based on the average sales price in 2019, owning a
single-detached dwelling is considered unaffordable for
all household types earning the median household
income. Couples without children, couples with children,
and other census families may also struggle to own
single-detached homes without paying more than 30%
of their median income. It is unlikely that lone parent
and non-census families earning the median household
income will be able to afford single-detached homes. A
single-detached house would require an annual income
of approximately $173,000 in order for it to be
considered affordable (e.g. spending less than 30% of
before-tax household income).

Rental Affordability
(Statistics Canada and Canada Mortgage Housing Corporation)
Twelve percent (12%}) of households in Highlands rent

their home. There are currently no purpose-built rental
units in Highlands, indicating that all 100 renter
households in 2016 were likely served by the secondary
rental market for which there is little data available on
housing costs.

Renter households led by lone parents were most likely
to be in Core Housing Need in the District (i.e., living in
housing that is inadequate, unsuitable, and/or currently
unaffordable, and unable to afford the median rent for
alternative local housing).

NEW RENTER AND OWNER HOUSEHOLDS BETWEEN 2006 — 2016

New renter -
households
hoeehorae DY
households

AVERAGE SALES PRICES 2005 - 2019

41,000,000

$800,000 =

$600,000

s400,000 516250

$200,000

2005 2007 2009 2011 2013 2015 2017 2019

wSingle-Family Home

Anticipated Housing Demand
If the District of Highlands continues changing in a

similar manner as in the past, the community will see an
additional 41 households form between 2016 and 2025.
This change will be impacted by factors like availability
of housing and the availability of land for development
in Highlands.

ESTIMATED HOUSING UNITS NEEDED
2016-2020 2020-2025

Total 20 21

Studio or 1 Bedroom 7 8
2 Bedroom 9 -

3+ Bedroom 4 - 4



Key Areas of Local Need

Housing costs in Highlands, like the CRD in general, have

risen significantly in recent years. Based on the
affordability threshold of housing costs being no more
than 30% of gross household income, a single-detached
home is unaffordable for all household types making the
median income in Highlands. Lone-parent families and
non-census families {e.g., individuals living alone) are
facing the greatest affordability gaps.

There is a need for more rental housing options across
the CRD. The proportion of renter households in
Highlands grew from 40 households in 2006 (6%) to 100
in 2016 (12%). There are currently no purpose-built
rental units in Highlands, indicating that all 100 renter
households in 2016 were likely served by the secondary
rental market for which there is little data available on

housing costs.

Incidence of Core Housing Need is higher among
households that include someone with a disability. This
may be due to reduced incomes, difficulty accessing
appropriate housing, or other factors. For individuals
with disabilities who are unable to work, the provincial
housing supplement of $375 (for an individual) is
extremely low and limits access to housing options.

Highlands is experiencing a slight aging trend, with the
median age growing from 42.6 in 2006 to 45.6 in 2016.
Aging in place is a priority for many households and this
can look different depending on the individual and their
needs. The need for supportive housing was identified
as a key area of need by local stakeholders.

Family-sized housing in Victoria, Saanich, and Esquimalt
is increasingly out of reach for families with children.
The affordability gap analysis showed that the average
cost of a single detached home ($899,000 in 2019) in
Highlands would cause couples with children making the
median income for that household type to spend more
than 30% of their income on shelter costs.
Homeownership is far out of reach for lone-parent
families (5% of all Highlands households). For those in
the rental market, there is no supply of family-sized
purpose-built rental available (e.g. two or more

bedrooms).

There has been an increase in individuals experiencing
homelessness across CRD communities in recent years.
The March 11, 2020 point-in-Time count identified a
minimum of 1,523 individuals experiencing
homelessness in the region. There were at least 350
individuals who were emergency sheltered and 743 who
were provisionally accommodated in transitional
housing.




Capital Regional District Housing Needs Report | District of Highlands

TABLE OF CONTENTS

HIghlands HOUSING Profile..... ..o ettt sttt s e e sbesbesas et eabeabeaeembeaseeas s st s sasententeneennas i
1.0 IEFOUCTION L.ttt ettt ettt e st e e et e e e e e estae s bessasse e tsasnseeemseeesneessernnesnteeastesseastiesnesstearaeansenranne 1
1.1 OVBIVIBW ...ttt r e e st esset e e rat s e b et e e me bt e e sas b e eemabe e e e e b et e sateasaaba s stantssente s e nsnsentassestassnteeenn 2
1.2 Housing Need RePOrt REGUITEMENTS ........cciiieiiecieeti ettt ettt s e et ernee e sbessaessressbestssontastateseessnestsserenane 3
13 Data LIMITATIONS ...coriiiiiicceine it bttt st s e e s b e s b e s bt e sbe e e e e e nne e st ansaesssansseasnenneaneenseneas 4
2.0
21
2.2
2.3
2.4 HOUSEROUAS ..ttt e e st e s b e se e s ba e et e s b e e sbe e bas e aestnsenbantsessebassaeesasssabesseeemesaeeen 7
2.5 ECONOMY ettt ettt et e e et e et e e et e e et e e s b eaeanseatsaeasanteaessntae s snesansnessebeennteesnessstneraseteseatsssratesnran
2.6 Household Median Income
2.7 SUIMIMIAEY 1 thttit ittt s iee s et e s e s e s s tst e e s b eesate e e nea s saeneeasbaasseeasantanescansbseanaessrasaesetesses arnnsrassnesntesinnteransenatessonarssbntsorsessnts
3.0 HOUSINE PrOfIlE ...ttt st et gt ree et s bt sh et e e ks e te e s e b s eeseabensetsemsensensesesensentstoenees 14
31 OVErVIEW Of HOUSING STOCK ...ttt sttt ettt et et esbe e s e ebe b srrates 14
.10 HOUSING UNITS . oiiiiieiiiicii ittt st s s b s et e et e e mt e st b asa b e e st asasanbeeateansestaessreesneesnranresresnn 14
3.1.2 CONAITION OF HOUSINE ..ttt et e se et e st e e e e e s n e e s abatessa b e s sabesntaeesabeesabneseataesnteesantan 15
313 Recent Changes in HOUSING STOCK ....uviriiiiiiiiie ettt sttt s e e e ae e s eaeeeae e st s s e e e seeseensseeesenserennae 16
314 TONUI..e ettt
3.15 Households and Structure Type
3.2 Trends in HOMEOoWNErship IMArKET .......c.oi it et e st en e b e et s te s see s bs e sae s eaaennetonn
321 Homeownership Affordability Gap ANGIYSIS .....eoueiieir e et e eeee e esee s 19
33 Trends in Rental Market
331 PrIMEny REMEAL ...ttt e et a ettt s be e eae e e emtessmeenseeesesreoressressaessbaesasessntsntestnas
332 Secondary Rental Market TrendS.... ..ot irnnt et st er st e ettt st ee st et et stesseteereneseeaesrenans 21
33.3 SROIE-Term RENTAI IMArKEL ..ottt ettt ee et e et e ernee et e e s reabseessassonbeesmeseseesnenateans 23
3.4 INON=IVIBIKEE HOUSINE 1veevveeieeeresieieiereiesieneeresieesessessissresecsesaessesssasssnesasessssnseasssassessassssssassansessessessssssensinsesssermennesees 24
35 HOMELESSNESS ..cviiiiieiiieier ettt ae e e e
3.6  Student Housing
3.7 HOUSING INQICATONS ...ttt ettt ee e s eeete e vt e e rnee e e snee e st nresntessetsosbsas sabesontasoasatsssbnessinans 26
38 COre HOUSING INEBEA ...ttt e s et e ket e st e e bb e s s e ate s st e entestassaateebsenseseaseesnennssensnsssesaesatnis

3.8.1 Extreme Core Housing Need
3.8.2 Household Characteristics by Core Housing Need

39 SUIMIMIATY 1ttt ittt b sttt t e s s et s e et smes s an e e me s r s e et o b e s ee s 1h e e eeeeRn b e ab e e anreaaebasbnesbesssenssersseassesassesensnnsones 31
4.0 PROJEETIONS 11ttt ettt et s e et e e e s e e sa e s bt e sat st 2 es ket e e sm s e ate s aetste et ma st e ebme saeesneansennestesmnnssresestessaesase 33
4.1 MEEROAOIOZY ... et r et b e e bae s te e b e ba e aeeaseas e s eabestneasensensesssessensennin 33
4.2 LIMIEATIONS 1ottt ettt e e e st eaee e st e bt e e st e bt e e b e e e s e bataasse2eansbearstaseetnearseerarbeserntessnrnesentassanin 34
43 POPUILION GROWEH ..ottt et bbb et s bt e st e s e se e ebesb et at et e s ebensensenbeseetessensntennan

4.4 Age Projections



Capital Regional District Housing Needs Report | District of Highlands _

45 HOUSENOI PrOJECTIONS ... .. veet e ettt et b st bbbt s b s b eae bbbt e eb e e b e s eb bbb a et nenes 36

45.1 Projected Households by Bedroom Type NEedS.........ccviiiiieuiiriiicie ettt 36

46 SUMIMIATY c1teuveettt et eseessesvee e iees et e s ees e sme st seseeasseabe b s erebae s b e b e e b e e s s 44 b e s e A b e R e e e S A6 LR e L e e £ A e L £ eh b e oo b s bt e e st e r e 37

5.0 Community ENgagement FINGINES ...c.covvrve i 38
51 REEIONAI FINAINGS ...oeuveiereireieiie ittt ieiree e te s e eesie e e sas s r s a b b ca b e b b e be e s b e e be s 4 St s e e b ar e 412 s E e et s e

5.1.1 Housing Challenges

5.1.2 Barriers and Challenges in Developing and Operating HOUSINE ...c..oovviiiiiiiniiiii e
51.3 OPPOTTUNILY AFBAS ...ecuiriiiiiertiiirtiiseiss ittt s e et e s et e s s ab b e behe et s b e £ S b b e b ettt 41
5.2 FINdings fOr HIBNIANAS .o..iviee ittt a bbb e bbb et e et et

5.2.1 Housing Pressures Felt Across the Housing CoONtiNUUM ...

5.2.2 Opportunity Areas Specific to West Shore Communities ...
6.0 COVID-19 IMPICAEIONS .o oteiteee ettt e e ae et b e b e b s s r e e b sb b et sh e e s s s e b e E e s e n 44

6.1 Preliminary Economic Impacts....

6.2 StAKEhOIHEr PErSPECLIVES. ... .o.ieieti ettt ettt bbb r e s n b e s bbb e b b e b s b e b et b e st r e an b aren s
7.0 Summary of Key Areas of LOCAI NEEA ......co..ociiiiiciiiiicii ittt e 47

7.1 Number of Units Needed bBY UNt SIZE ....c.eeii ittt bbb sae s 47
7.2 Statements of Key Areas of Local Need in the Capital Regional District ... 48
7.21 AFFOrdable HOUSIME 1verviveeieiieeeeeieee et ettete e e e b e she st e r bt s b e e b b st e e s e e R e e a s eae s s e b e s e b et s ebe b e b et e s e beenemaaes
7.2.2 RENTAI HOUSINE 1 vtvereterieciiieeir et r e et rer et e seesbe st s hats o1 eh st ot e s b s b b s i b b e s m e e be s eas e eb e s be s e s b e e b e st nara e b e en e e sceas
7.2.3 Housing for People with Disabilities
724 HOUSINE FOF SBIIOIS 1ttt reeeeee et heb bbb bt e h e b e b e eae e e b e a e e e a2 e b 2R e s e e ek et b e bt et as s e neeae

7.2.5 HOUSING FOF FAMITIES.ccnteiiiitie ettt ettt et ettt sh bbb mam e s amese e s s s e b e b e s b e s bbb e i et e e b e ab e b e a b e e anbans
7.2.6 HOITIB RSN SS 1o et eee et e e et e e e eeee e eeeseessessbebasesastaseesaanntraneeaeanseeassaan s nmtbbaeeaeteaaaseiesraa kb s b b s e seasaeesesraen 49

Appendices

Appendix A Glossary

Appendix B Provincial Summary Form



Capital Regional District Housing Needs Report | District of Highlands _

Table of Figures

Figure 1 Housing CONTINUUM ..ottt e e es s ere e easecesnas e e esanssbnebasesaassseensnsnns

Figure 2 Map of the District of Highlands

Figure 3 Population Change in Highlands and CRD, 2006 10 2016 ........cccccceneriinieimiennnirriniseestessessse st sse s easseenserssaeseeneenes 5
Figure 4 Age Distribution in Highlands, 2006-2016 ..........ccoaii ittt e et e s re s e s antentrssn s ssessateteesssesnts 6
Figure 5 1-Year Ago Mobility Status in Highlands, CRD and BC, 2016 .........c.cciieiiioieieiiie ettt 7
Figure 6 Household by Size in HIGhlands, 2016 ..........ccooi oottt e e e ee et reteereesrtesbntesbesbs s tesnnestesaseseraes 8
Figure 7 Households by Household Type in Highlands and CRD, 2016 ..........cuueiiiiiioeeeeeee e 8
Figure 8 Age of Primary Household Maintainer by TENUIe, 2006 ........ocoviveirie i sre s s s st e b 9
Figure 9 Labour Participation Rate and Unemployment Rate in Highlands and CRD, 2006 t0 2016 .......ccc.eovvvevveceevviennecenennn 10

Figure 10 Median Before-Tax Private Household Income in Highlands and CRD, 2006 to 2016
Figure 11 Median Total Household Income in Highlands and CRD, 2016

Figure 12 Median Before-Tax Private Household Income by Tenure in Highlands, 2006 16 2016.........cooccivieeiiiceceeeeen. 11
Figure 13 Income Distribution by Tenure in Highlands and CRD, 20L6........c.ceeiiiiieeeieices et sint v eesrs s es e eren e 12
Figure 14 Dwellings by Structure Type in Highlands and CRD, 2016 ....c...covviiirieieeiiie i eee e e 14
Figure 15 Dwelling Condition by T@NUIE, 2016........cccciviiciiiiiiieiietieies et s esvteeseare s creae s esestessrars esbessraressabesssteesestessstresssreeess 15
Figure 16 Dwellings by Period of Construction in Highlands and CRD, 2016 ........ccceveeiiiiiiioieeeieee e 15
Figure 17 Building Permits Issued Annually by Dwelling Type in Highlands, 2015 10 2019........ccocvimviiiiciiiciniecinescerecrereen s 16
Figure 18 Households by Tenure in Highlands, 2006 10 2006 .........oooiuiivieiiiiiiiee ettt eevte et e e ree e v e e erenesensess s anearens

Figure 19 Dwelling by Unit Size by Tenure in Highlands, 2016
Figure 20 Average Home Sale Price by Dwelling Type in Highlands, 2005 to 2019

Figure 21 Average Rents for Secondary Market Units in Victoria CMA, Excluding Condominiums, 2008 to 2016 ................. 22
Figure 22 Average Rents for Rented Condominiums in Victoria CMA, 2008 €0 2019 ....viiiiieeeeiioe e eeeieeeeeeereereereereeessesesnes 23
Figure 23 Number of Short-Term Rentals Per Yearly Quarter, 2017 -2020......cocviurivreienieiricrenrenreirestsssesseeesssensecsieeeeesenns 23
Figure 24 Short-Term Rentals by Number of Bedrooms, March 19, 2020 .......cccooceiiiviviiiiecenie e sesns s ae s 24
Figure 25 Private Households Below Housing Standards by Tenure in Highlands, 2016 .......cc..ooooiiieieeeiieecee e, 26
Figure 26 Private Households in Core Housing Need, Comparison of Geographies, 2016........c...coecveeviieeevisceee e 27
Figure 27 Private Households in Core Housing Need in Highlands, CRD, and BC, 2006-2016

Figure 28 Private Households in Core Housing Need in Highlands and CRD, 2016......ccc.ccccevevennen.
Figure 29 Private Households in Core Housing Need by Tenure in Highlands, 2016
Figure 30 Estimated and Projected Population, 2001-2025



Capital Regional District Housing Needs Report | District of Highlands vii

Table of Tables
Table 1 Households by Structure TYPE and TENUTE .......ccveciiiiiicie et ettt e et s e sne e 18

Table 2 Affordability Gap Analysis for Owners in Highlands, Average Sales Price, 2019 ..o 21
Table 3 Public Post-Secondary Institutions in Capital Region District, Number of Beds and Full Time Equivalent

SEUARNTES, 201872009 ... ieiieieeete i eveeeeseeteseresseseae s s e st es et eeestes et re st s e et abatamb ek abb et sasehe e s b ot s e s b s e e b ean e e nssas s b e s ms s s et seanansrnens 25
Table 4 Household Characteristics by Core Housing Need and Tenure, 2016............cccoiiiiiniiniiinninrerse e 30
Table 5 Projected Population and Population Growth, 2016-2025..........cooiiiiiiiiiin e

Table 6 Projected Population Change by Age, 2016-2025........ccoicviiiiiiiiniiiieiciciei
Table 7 Median and Average Age, 2016-2025 ...ccucorreerrirernreireriiie it iis it is st s b e b b as e b e e 1 s e s s s she e e e e s s e aa st e e e s e raaneesreean
Table 8 Estimated Households and Household Growth, 2016-2025 .........ooiiiiiiee et srae st
Table 9 Assumed Distribution of Age of Primary Household Maintainer by Bedroom Need
Table 10 Estimated Additional Household Needs by Bedroom Type, 2016 t0 2025.........cccoviiiiiiiiiiiiininienie e
Table 11 Estimated Housing Units in Highlands, 2016 to 2025



Introduction

Note that throughout this document, some technical terms are used
when referring to statistical data. There is a glossary at the end of
this document with relevant definitions and links for further

Spanning the southern tip of Vancouver Island and the southern Gulf Islands, as of 2016, the Capital
Regional District {CRD) serves more than 383,000 people spread throughout 13 municipalities and three
electoral areas. The CRD includes a variety of urban and rural communities, big and small. It is a desirable
place to live, with many walkable neighbourhoods and access to nature and numerous amenities. Many
communities within the CRD are experiencing pressure on their housing systems, with high property
values and rental rates and low rental vacancy. While recent months have seen some softening in the
housing market for some communities, there continues to be a pressing need to understand housing
needs across the housing continuum, now and into the future, related to affordability, accessibility, types
of units, support structures and services, and more {Figure 1).

FIGURE 1 HQUSING CONTINUUM
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Communities in the CRD are not unique in facing housing challenges. Across BC, a housing affordability
crisis has emerged due to high demand for housing from a growing population, low interest rates, and the
attractiveness of housing as an investment. Increasingly, the cost of renting and owning is creating
unprecedented financial burdens for households.

In 2019, the Government of BC introduced changes to the Local Government Act, Part 14, Division 22,
requiring municipalities and regional districts to complete Housing Needs Reports to help better
understand current and future housing needs and to consider these in local plans and policies. Each local
government must complete their first report by 2022 with updates every five years thereafter. The Union
of British Columbia Municipalities (UBCM) is providing funding for local governments to support the
completion of the first round of reports. The CRD was awarded funding through this program and retained
Urban Matters to complete Housing Needs Reports for 11 constituent communities, including the District
of Highlands {Highlands or District). Separate reports have been prepared for each participating
community, which are based on local context while also providing a regional lens.
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11

Overview

Highlands is a primarily residential community situated in a rural environment. The District is 38.05 square

kilometers with a population of 2,225 as of the last census in 2016. Within Highlands there are numerous
parks, that make up over 30% of the land.

As of 2016, approximately 95% of dwellings in the community were single family homes with or without
secondary suites. Like other communities in the CRD and across the province, Highlands is experiencing
increasing pressures on its housing market and the dominant housing form is out of reach for typical

households. As the population grows and ages, affordability and changing demographics are shifting the

types of housing that can support local needs and development trends are shifting towards multi-family
housing forms.

FIGURE 2 MAP OF THE DISTRICT OF HIGHLANDS

S, (] =
PREL L
i ¥ % Cenira
r Suankih
e e 3 %, P
culid® e Ren 4
gl ) P""! Ruati 4 i -
‘
% :
E‘;
‘»“' Saanich
. Saanich o
-x’ ‘%
Distrlct of o
&, an de Fue H
"‘; F.Eml-:m-al \Ia ;‘.. Highlands 5-
ol Z
3 £
3
o £
"
F
*. €
£
£ % View Roval
it s 2 p:
1 L :;.
- .i?
: Langford r.l\n)dw o
g o = Eg
Capital Regional First Nation " Provincial Park ___ CRD Housing Needs Report 15 A
District Reserve National Park T Non-Participating Community " Kilometers b

In the District’s 2019-2022 Strategic Plan, there are specific strategic priorities guided by the Official

Community Plan and the Integrated Community Sustainability Plan. In this Strategic Plan, specific goals are
outlined to address the limited variety of housing stock available
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1.2 Housing Need Report Requirements

Housing Needs Reports regulations require the collection of approximately 50 different data indicators
about past and current population, households, income and economy, and housing stock, as well as
projected population, households, and housing stock.* Most of this data is made available by the
Government of BC through their data catalogue. Some data indicators have not yet been made available
and are noted as such (e.g., historical BC Assessment data). Data is collected from a number of sources,
including:

=  Statistics Canada 2006, 2011, and 2016 Censuses and 2011 National Household Survey, via:
- Data available online through Census profiles and data tables
- Custom Housing Needs Report data provided by the Ministry of Municipal Affairs and Housing

(MAH)
= Canada Mortgage and Housing Corporation {CMHC)
= BC Housing

®  BC Assessment

= Victoria Real Estate Board
= BC Stats

=  AirDNA

= District of Highlands

This document fulfills Housing Needs Reports requirements for Highlands, providing information on
housing needs across the housing continuum, including an estimate of the number and size of housing
units required to address existing demand and future growth over the next five years. This report is
intended to be used by the District, the CRD, and other stakeholders to inform the planning and
development of housing, through local plans, policies, and the management of development. It is also a
public document intended to support decision-making around housing and provide information to
stakeholders to help improve local understanding of housing needs.

This report provides an overview of housing needs based on analysis of this quantitative data from these
sources, as well as qualitative data from engagement. This data is used to identify housing units required
currently and over the next five years, number of households in core housing need, and statements about
key areas of local need, in fulfilment of Housing Needs Reports regulations.?

L https://www2.zov.be.ca/assets/gov/ housing-and-tenancy/tools-for-government/uploads/
summarvhnrrequirements aprl7 2019.pdf

2 https://www2.gov be.ca/gov/content/housing-tenancy/local-zovernments-and-housing/policy-and-planning-
tools-for-housing /housing-needs-reports
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1.3

Data Limitations

There are limitations to the data used in this report. Considerable limitations that may affect
interpretation of the data presented in this report are described here.

This report refers to both the standard Census Profile from Statistics Canada and a custom data set that
was prepared by Statistics Canada for the purpose of Housing Needs Reports. This data provides some
information not available in the Census Profiles. However, it is based on a 25% sample. It also differs
slightly from the Census Profiles as it only reports on private households and excludes those living in
institutions or any form of collective dwelling. Both the Census Profiles and custom data sets are used and
are referenced

The most recent national census was completed in 2016 and is now several years old. While it provides
important demographic and housing information, it does not capture more recent trends. Other, more
recent sources of data are used where possible and quantitative data is supplemented with stakeholder
engagement which provides insight into emerging trends. The next national census is scheduled for 2021
and results will begin to become available in 2022.

The 2011 National Household Survey (NHS) was voluntary and had a much lower response rate than the
mandatory long-form census. Because of this, data from the 2011 NHS is of a lower quality than census
data. In particular, this adversely impacted income data, and any comparisons between Census income
data and NHS income should be viewed with caution; overall income trends between 2006 and 2016 are

therefore a more reliable indicator of future income direction than 5-year trends.

The projections contained in this report offer possible scenarios and shouid be used with caution. In
reality, local conditions like population, immigration patterns, decisions on growth and density, and
market forces impact the nature of the projections. Wherever possible, the projections should be
informed by an understanding of the context within Highlands and the CRD.

The statistical data reported in this document was collected prior to COVID-19 and may not entirely reflect
current housing trends. The data reported should be considered together with Section 6 COVID-19
Implications. The findings in the concluding chapters consider both available data, desk research on
COVID-19 implications on the housing system, and what was heard from stakeholders during engagement
about the on-the-ground implications.



2.0

2.1

Community Profile

The demographic and economic context of a community shape its housing needs. Age and stage of life,

household type and size, income, and employment all directly affect the type of housing units, sizes, and
tenures needed. This section provides an overview of these factors, using a combination of data from the
Statistics Canada Census Profiles and data tables and custom data prepared for Housing Needs Reports.

Population

Between 2006 and 2016, Highlands grew by 16.9%, from 1,903 to 2,225 residents. This growth was slightly
faster compared to the CRD, which grew by 11.1% over the same period. The rate of growth in Highlands

was slower between the 2011 and 2016 census period (5.0%) as compared to the 2006 to 2011 census

period (11.4%). As of 2016, Highlands residents made up 0.6% of the CRD’s population.

FIGURE 3 POPULATION CHANGE IN HIGHLANDS AND CRD, 2006 TO 2016
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2.2

Age
From 2006 to 2016, the median age in Highlands rose from 42.6 to 45.6, indicating a slight aging of the
population, consistent with national trends. The median age in 2016 in the CRD was similar at 45.5.

The age distribution in Highlands was fairly stable between 2006 and 2011 (Figure 4). Over this period,
there was a slight decrease in the proportion of residents aged 0 to 14, and a slight increase in those aged
85 and over. From 2011 to 2016, there were decreases in the proportion of residents aged 15 to 24 (-1%),
35 to 44 (-5%), and 45 to 54 (-6%). In this same period, there was an increase in residents aged 25 to 34
(+1%), 55 to 64 (+8%), 65 to 74 (+4%), 75 to 84 (+2%).

FIGURE 4 AGE DISTRIBUTION IN HIGHLANDS, 2006-2016
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2.3

2.4

Mobility

In Highlands, 5% of the population moved into the District between 2015 and 2016, compared to 7% in
both CRD and BC. Of those who moved into the District, 61% were intraprovincial migrants (people who
moved from elsewhere in BC), 39% were interprovincial migrants {(people who moved from another
province), and none were external migrants (people who moved from outside of Canada).Compared to
the CRD and the province, Highlands has a high proportion of individuals who moved both intra- and
interprovincially.

FIGURE 5 1-YEAR AGO MOBILITY STATUS IN HIGHLANDS, CRD AND BC, 2016
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Households

Between 2006 and 2016, the number of households grew in Highlands by 18% from 705 to 830. The
average household size for Highlands was 2.7 in 2016, compared to 2.2 for the CRD. The average
household size in Highlands has remained the same for the past three census periods (constant at 2.7).

In 2016, 42% of households in Highlands were three or more person households, compared to 28% of CRD
households {Figure 6).
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FIGURE 6 HOUSEHOLD BY SIZE IN HIGHLANDS, 2016
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Highlands had a higher proportion of family households with and without children than the CRD, and a
much lower proportion of one-person non-census-family households, which are typically individuals living
alone or with one or more roommates {Figure 7). Compared to the CRD, Highlands had a higher
proportion of multiple-census family households, which are households made up of more than one family
{including couples with children and lone-parent families).

FIGURE 7 HOUSEHOLDS BY HOUSEHOLD TYPE IN HIGHLANDS AND CRD, 2016
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2.5

Figure 8 shows the total households in Highlands by the primary household maintainer age and tenure.
This figure is used to illustrate any trends between age and tenure across Highlands’ households in 2016.
Primary household maintainer refers to the person leading a household. The census allows two household
maintainers to be identified per household and the data presented is simply based on the first household
maintainer entry on the census form.

Within the District, there was a smaller proportion of households headed by the youngest and oldest age
groups. Homeownership rates increase with age, peaking between 55 and 64 before declining. This trend
is common, as higher ownership rates are usually seen in older age groups who may have a higher income
as they are late career, or have had more time to build up a higher level of equity prior to retirement.

FIGURE 8 AGE OF PRIMARY HOUSEHOLD MAINTAINER BY TENURE, 2016
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Economy

In 2016, the top five industries of work for Highlands residents are as follows: health care and social
assistance (15%), retail trade (13%), public administration (12%), construction (11%), and manufacturing
(7%).

Between 2006 and 2016, Highlands saw an increase in both the labour participation rate and the
unemployment rate (Figure 9).
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FIGURE 9 LABOUR PARTICIPATION RATE AND UNEMPLOYMENT RATE IN HIGHLANDS AND CRD, 2006 TO 2016
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2.6 Household Median Income

Note that the custom data set provided for the purposes of Housing Needs Reports is adjusted for
2015 Constant Dollars and may differ from the typical census Profiles. The census reports
household income from the year previous to the census {e.g. the 2016 Census represents 2015
household incomes).

Between 2006 and 2016, median before-tax private household income grew by 16.3% in Highlands,
compared to 11.2% across the CRD. Highlands had higher median incomes than the CRD. In 2016, the
median income for Highlands — $103,360 — was $33,718 higher than the CRD median income of 569,642
(Figure 10).

FIGURE 10 MEDIAN BEFORE-TAX PRIVATE HOUSEHOLD INCOME IN HIGHLANDS AND CRD, 2006 TO 2016

$120,000 $103,360

$100,000 $88,869
$80,000 $62,639 $69,642
$60,000
$40,000
$20,000
S0

2006 2016

B Highlands ® CRD

Saurce: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal Affairs and Housing



Capital Regional District Housing Needs Report | District of Highlands

Median household income differs by household type. Households with single income earners often have
lower median incomes than households with two or more incomes. In Highlands, female lone parents and
non-census-families (typically individuals living alone) had much lower median household incomes than

other family types {FIGURE 11). Data regarding male lone parent households is suppressed due to small
number.

FIGURE 11 MEDIAN TOTAL HOUSEHOLD INCOME IN HIGHLANDS AND CRD, 2016
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The median renter household income in a community is often much lower than the median owner
household income. In Highlands, the median renter household income in 2016 was $67,952, or just 62% of
owner household income, which was $108,415 (Figure 12). This is calculated by dividing the median renter
household income by median owner household income. Percentage change in incomes between 2006 and
2016 for each tenure category is indicated in blue in Figure 12.

FIGURE 12 MEDIAN BEFORE-TAX PRIVATE HOUSEHOLD INCOME BY TENURE IN HIGHLANDS, 2006 TO 2016
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Highlands had a slightly higher proportion of households in higher income brackets compared to the CRD,
among both owners and renters (Figure 13).
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FIGURE 13 INCOME DISTRIBUTION BY TENURE IN HIGHLANDS AND CRD, 2016
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2.7 Summary

e  While Highlands is one of the smaller communities within the CRD, it is continuing to grow and is growing
at a pace faster than the CRD as a whole. Between 2006 and 2016, Highlands grew by 16.9%, from 1,904 to
2,225 residents, while the CRD grew by 11.1% over the same period.

e 61% of new households moving to Highlands were from other parts of BC, 39% from other parts of
Canada, and 0% from other countries. Compared to the CRD as a whole, Highlands attracted more intra-
and interprovincial households.

e  Consistent with national trends, Highlands is experiencing a slight aging trend. The median age rose from
42.6 in 2006 to 45.6 in 2016.

e  Overall, Highlands had a similar age distribution to CRD in 2016. Within Highlands there was a larger
proportion of those aged 45 to 54, and 55 to 64, as compared to the CRD.

¢ Highlands had a higher proportion of families with and without children and lower portions of one- and
two-person households in Highlands compared to the CRD in 2016.

* The top five industries employing Highlands’ residents in 2016 were health care and social assistance
(15%), retail trade (13%), public administration {(12%), construction {11%), and manufacturing (7%).
Challenges finding housing can affect the ability to attract and retain employees, especially as housing
costs increase more quickly than incomes.

e Highlands had higher incomes compared to the region over the past three census counts. Owner
households reported incomes that were over 62% that of renter incomes ($108,415 versus $67,952) in
2016. Households with single incomes, especially female lone-parent households and non-census family
households, reported considerably lower incomes compared to other household types.
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3.0

3.1

Housing Profile

This section provides an overview of community housing stock (dwelling type, size, and age}, market and
non-market housing trends, and indicators of housing need. The content in this section forms the basis of
the statements about key areas of local need provided in Section 7.

This section uses data from the following sources: 2006, 2011, and 2016 Statistics Canada data from the
Census Profiles and data tables and custom data prepared for Housing Needs Reports; 2011 National
Household Survey; CMHC Rental Market Survey; BC Assessment data; BC Housing, Co-operative Housing
Federation of BC, and AirDNA.

Overview of Housing Stock

3.1.1 Housing Units

As of 2016, there were 830 dwellings in Highlands. Compared to the CRD as a whole, Highlands has a
much higher percentage of single-detached houses (95%) and very few of any other dwelling types (Figure
14). Apartment or flat in duplex refers to single-detached houses with secondary suites. Usually, half of
the units recorded as apartments or flats in a duplex (approximately 12 in the Highlands’ case) are
assumed to be single-detached houses with secondary suites, while the other half are the suites
themselves. Highlands had a lower proportion of apartment buildings compared to the region.

FIGURE 14 DWELLINGS BY STRUCTURE TYPE IN HIGHLANDS AND CRD, 2016
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3.1.2 Condition of Housing

In 2016, dwelling conditions were varied between renters and owners, with most dwellings only requiring
regular maintenance (69%). Renter dwellings were more likely to require minor repairs {27% of owners
and 40% of renters, respectively), although it should be noted that there are fewer renter households
overall (Figure 15). Major repairs were required in 3% of owner households.

FIGURE 15 DWELLING CONDITION BY TENURE, 2016
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Compared to the CRD, dwellings in Highlands are newer, with a higher proportion built less than 25 years
ago (Figure 16).

FIGURE 16 DWELLINGS BY PERIOD OF CONSTRUCTION IN HIGHLANDS AND CRD, 20163
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* Note that for some census data, errors and / or random rounding can result in numbers that do not add up to
their totals and percentages that do not add up to 100%. Random rounding means that each individual value is
randomly rounded up or down to a multiple of 5 or 10, and sub-totals are independently rounded. These
discrepancies are especially common when looking at aggregations with different variables, such as tenure and
condition.
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3.1.3 Recent Changes in Housing Stock

Between 2015 and 2019, majority of the building permits issued in Highlands have been single-family
dwellings (FIGURE 17), with the largest increase in 2016.

Note that this data considers net new homes and accounts for demolitions.

FIGURE 17 BUILDING PERMITS ISSUED ANNUALLY BY DWELLING TYPE IN HIGHLANDS, 2015 70 2019
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3.1.4 Tenure

Highlands has seen the proportion of owner households decline over the past census period, from 94% of
all households in 2006 to 88% in 2016 {Figure 18). For comparison, in 2016, 63% of CRD residents were
homeowners and 37% were renters. The proportion of renter households in Highlands have doubled over
the same time period from 6% to 12%. In part, this trend is related to escalating housing prices and lower
rates of homeownership by younger primary household maintainers compared to previous generations.

FIGURE 18 HOUSEHOLDS BY TENURE IN HIGHLANDS, 2006 TO 2016
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In 2016, no households within the District reported that they lived in subsidized housing.?

3.1.5 Households and Structure Type

Further detail related to households by structure type has not been included for the District of Highlands.
Meaningful and accurate figures are not available due to the small sample size and lack of diversity in
dwelling type. The most common structural housing type occupied by both owners and renters are single-
detached houses, with 99% of owners and 95% of renters occupying single-detached houses.

In 2016, 75% of dwellings in Highlands were three bedrooms or more (Figure 19). Most dwellings with
three bedrooms or more were owned (82%), only 26% of rented dwellings were this size. Most rented
dwellings had two bedrooms or fewer {68%).

“ Subsidized housing includes rent supplements like those provided by BC Housing, which support households
renting in the private market. It can also include rent geared to income, social housing, public housing,
government-assisted housing, and non-profit housing. More detailed information on non-market housing in the
District is provided in Section 3.4.
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FIGURE 19 DWELLING BY UNIT SIZE BY TENURE IN HIGHLANDS, 2016
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Source: Statistics Canada, Census Program, Data Table 98-400-X2016220
With single-detached dwellings representing over 95% of private dwellings in Highlands, there is little
room to identify important differences between groups by looking at structure type. However, it appears
those few non-single-detached dwellings (for example an apartment or flat in duplex), are
disproportionately occupied by smaller household family types, particularly couples without children, and
lone parent households. Consistent with the prior point, non-single-detached structures also appear to be
disproportionately occupied by smaller households (particularly 2 person households).

TABLE 1 HOUSEHOLDS BY STRUCTURE TYPE AND TENURE

® Renter

44%

38%

3 bedrooms

37%38%

26%

4 or more
bedrooms

Renter
Total 100% 100% 95 100%
i':ﬂ‘;’det“hed 810 98% 725 99% 90 95%
Other attached 25 3% 10 1% 10 11%
gssgxme"t orfiatin 15 2% 0 0% 10 11%
Apartment 10 1% 0 0% 0 0%
(<5 storeys)

*Due to Statistics Canada's random rounding process (to maintain anonymity), sub-categories may not
add to the indicated category total, and categories may not add up to the indicated total; similarly,

percentages may not add to 100%.
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3.2 Trends in Homeownership Market
The Victoria Real Estate Board divides the Highlands market into three neighbourhoods: Gowlland Tod
Provincial Park, Bear Mountain Resort, and Mount Work Regional Park. Figure 20 combines the three
neighbourhoods, demonstrating how average home sale prices have grown, with price increases
accelerating around 2015. From 2005 to 2019, there was an increase of 74% in home prices (Figure 20). In

the past five-years, from 2014 to 2019, prices have increased by 33%. Average home sale prices were only
available for single-family homes.

FIGURE 20 AVERAGE HOME SALE PRICE BY DWELLING TYPE IN HIGHLANDS, 2005 TO 2019
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Source: Victoria Real Estate Board

3.2.1 Homeownership Affordability Gap Analysis
An affordability gaps analysis was prepared to assess gaps between shelter costs and household incomes.
This provides insight into whether households are spending an unaffordable amount of monthly income

on shelter costs. Affordability is defined as spending less than 30% of gross household income on shelter
costs.

For ownership housing, shelter costs are primarily driven by housing prices via mortgage payments, but
also include other monthly expenses like property tax, utilities, home insurance, municipal services
charges, and strata fees (see Glossary). The analysis is based on 2019 data from the Victoria Real Estate
Board and median total before-tax household incomes from the 2016 census. Since these household
incomes reflect 2015 incomes and have likely grown since then, for the purposes of comparing with 2019
housing costs, incomes were adjusted to 2019 using the average annual percentage increase between
2006 to 2016. Incomes were also adjusted to reflect the higher median income of owner households
relative to renter households based on the difference between owner household median income and
overall median income for 2016.
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Home sales prices are based on the average 2019 sales prices for each housing type and do not account
for any differences in the age of homes, size of homes, and low-end or high-end properties. To calculate
total manthly shelter costs, several assumptions were made: mortgage payments are based on a down
payment of 10% with 2.54% interest on a 3-year fixed-rate term, and a total of $676 for property tax,
utilities, home insurance, municipal services charges or other service charges, and strata fees (where
applicable).

The values highlighted in green, orange, and red are the difference between what is affordable for each
household type and shelter costs per month. Green cells indicate the household is spending less than 30%
of monthly household income on shelter costs; orange indicates they are spending 30 —49%, and red
indicates they are spending 50% or more.

There are considerable gaps for all household types in affording single-detached homes, the most
common type of home in the District. Other census families often have higher incomes compared to other
family types because they can include multi-generational or other family living arrangements with

multiple incomes. This type of household faces the lowest gap for a single-detached house at the 2019
average sales price. Couples with children making the median income would need to spend approximately
36% of their monthly income on shelter costs; while couples without children would need to spend 44%.

Homeownership is likely out of reach for single-income households; lone-parent households would need
to spend 63% of their monthly income on shelter costs, and non-census families would need to spend
94%.

Statistics Canada considers households spending 30% or more of total before-tax household income to be
living in unaffordable housing. This may include households in Core Housing Need. Households spending 50% or
more of total before-tax household income may be in Extreme Core Housing Need. These indicators are
described in more detail in Sections 3.8.
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TABLE 2 AFFORDABILITY GAP ANALYSIS FOR OWNERS IN HIGHLANDS, AVERAGE SALES PRICE, 2019

an::;::old :ﬂf:::‘ahl:le Monthly Shelter Affordability Gap
Income Shelter Costs Single-detached home ($898,740)
Couples without
children 516,992 52,925 -$1,391
Couples with children $144,278 $3,607 -$709
Lone parent families 581,210 $2030 | -$2285
Non-census families $55,004 $1375 | - -$2.940 i
Other census families $161,845 $4,046 -$269

[ Spending 50% or more of household income on shelter costs
Spending approximately 30-49% of household income on shelter costs

Sources: Statistics Canada, 2016 Census. Victoria Real Estate Board, 2019.

Trends in Rental Market

The rental market can be divided into primary rental and secondary rental. The primary rental market
consists of purpose-built rental buildings with multiple units while the secondary rental market consists of
rented homes, secondary suites, individually rented condominium units, and other dwellings that are not
purpose built.

3.3.1 Primary Rental
Primary rental market data is unavailable for the District of Highlands.

3.3.2 Secondary Rental Market Trends

As part of its Strategic Plan, Highlands’ Council asked staff to prepare a report outlining an approach to
considering secondary suites in the community. While secondary suites are not permitted under existing
zoning regulations, it is estimated that approximately 30% to 50% of properties in Highlands have some
form of unauthorized secondary suite and/or additional unapproved dwellings (estimate based on
information from Highlands Building Official). Given increasing land costs and housing shortages in the
region this trend is likely to continue.

CMHC data of the secondary rental market is only available for the Victoria Census Metropolitan Area
(CMA}, which includes most CRD communities, except Salt Spring Island and the western portion of the
Juan de Fuca Electoral Area. This data is of much lower quality than data for the primary rental market for
the Victoria CMA (where available). Between 2008 and 2016 (the years for which data is available),
average rents for rented single-detached homes grew by 40%, a considerable increase but not as large as
seen in the primary rental market for the Victoria CMA {Figure 21). The available data indicates that, as of
2016, the average rent of an accessory suite did not see major changes since 2008.
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FIGURE 21 AVERAGE RENTS FOR SECONDARY MARKET UNITS IN VICTORIA CMA, EXCLUDING CONDOMINIUMS, 2008
TO 2016
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Source: CMHC, 2019.

Note that there are some data gops and that some of the data is of poor quality. 2016 is the latest year for which there is data.

The data for rented condominiums shows a steady increase in average rents but there are considerable
data gaps (Figure 22).
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FIGURE 22 AVERAGE RENTS FOR RENTED CONDOMINIUMS IN VICTORIA CMA, 2008 TO 2019
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Source: CMHC, 2019.

Note that there are considerable data gaps and that some of the data is of poor quality.

3.3.3 Short-Term Rental Market®

On March 19, 2020, a scan of AirDNA data on short-term rentals was completed. It found 12 short-term
rentals listed for Highlands. Of these active rentals, 83% listed the entire home and 17% listed a private
room in a home. AirDNA also provides data on previous quarters. In the first quarter of 2020, there were
18 active rentals in Highlands. There was a steady increase in the number of short-term rentals starting in
late 2018, with a peak of 23 listings at one time (2019) (Figure 23). Data from March 19, 2020 showed a
decline in the number of listings. This indicates that the coronavirus pandemic and social distancing
measures have had some impact on the short-term rental market, at least in the immediate term.

FIGURE 23 NUMBER OF SHORT-TERM RENTALS PER YEARLY QUARTER, 2017 -2020
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Source: AirDNA, which includes Airbnb and VRBQ data.

When looking at unit size, 80% of active rentals on March 19, 2020 were smaller units (i.e., studio, one-
bedroom, or two-bedroom) (Figure 24).

® Data for the short-term rental market is accessed through the publicly available information on AirDNA.co.
The date of data collection is noted in the text and may be different from other reports completed through the
CRD Housing Needs Report project.
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35

FIGURE 24 SHORT-TERM RENTALS BY NUMBER OF BEDROOMS, MARCH 19, 2020
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Source: AirDNA, which includes Airbnb ond VRBO data.

As of July 2020, AirDNA reported an occupancy rate of 61% in Highlands, compared to 94% in July 2019. It
is likely the COVID-19 restrictions on travel have impacted the short-term rental market and that some
owners are removing their units from listings, at least temporarily, while far fewer people continue to

travel due to social distancing measures and travel restrictions.

Non-Market Housing

As of 2019, there were a total of 5 reported non-market units where BC Housing has a financial
relationship within the District. All these units were rent assistance in the private market. There were no
cooperative units reported for Highlands.

Due to a small number of households on the BC Housing Registry waitlist for non-market housing in
Highlands, the data is suppressed.

Homelessness

It is estimated there was a minimum of 1,523 individuals who experienced homelessness across the CRD
on March 11, 2020. The Point-in-Time (PiT) count identified at least 350 individuals who were emergency
sheltered, 743 who were provisionally accommodated in transitional housing and institutions, and 145
individuals who were couch-surfing. There were at least 270 individuals who were unsheltered and a
minimum of 15 individuals who stayed in unknown locations.

As the PiT count was taken during the start of the COVID-19 pandemic, some individuals may have made
decisions regarding staying outdoors or attending PiT count-related events. Compared to the 2018 PiT
count, there was an increase in unsheltered homelessness which may be due to the fear of COVID-19
spreading in confined spaces. Furthermore, since the March 11, 2020 count, recent initiatives to increase
the number of shelter beds (e.g. repurposing hotel rooms as shelters) will have shifted the number of

individuals who are sheltered or unsheltered.

It is important to note that although these counts provide valuable data and can suggest trends, they face
several challenges. PiT counts are widely understood to under-represent actual numbers of individuals
experiencing homelessness, as they only capture individuals who are accessing shelters and/or who are
out on the street, available for interviews during the count. Individuals who are not interviewed during the
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day of the count are not counted. These counts are also recognized to be inadequate at capturing hidden
homelessness, such as couch surfing, living in cars or boats, and other forms of housing vulnerability.

Student Housing

University of Victoria and Camosun College have locations in the District of Saanich. Royal Roads
University is located in Colwood. Data from all three postsecondary institutions is provided below,
because students attending all three may be looking for housing throughout surrounding CRD
communities — in particular, Royal Roads University students looking for housing in Highlands.

As of the 2018/2019 school year, there were a total of 24,965 full-time equivalent enrolments at the
region’s three postsecondary institutions: Camosun College, Royal Roads University, and the University of
Victoria (Table 3). The University of Victoria is the only postsecondary institutions with student housing at
this time with 2,625 beds. The university has plans to expand student housing on campus in the near
future.

Between the 2008/2009 and 2018/2019 school years, the University of Victoria’s full-time equivalent
enrolments grew by 6.5%, while Camosun Collage and Royal Roads University both saw declines of 8.3%
and 1.6%, respectively. Despite declines at Camosun and Royal Roads, growth at the larger University of
Victoria and plans to expand student housing suggest that there is a need for more student housing in the
region.

TABLE 3 PUBLIC POST-SECONDARY INSTITUTIONS IN CAPITAL REGION DISTRICT, NUMBER OF BEDS AND FULL TIME
EQUIVALENT STUDENTS, 2018/2019

School Full-Time Equivalent Enrollments
Camosun College 0 6,107
Royal Roads University 0 2,062
University of Victoria 2,625 16,796
Total 2,625 24,965

Source: Ministry of Advanced Education, Skills and Training
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3.8

Housing Indicators
Statistics Canada collects data on housing indicators to show when households are not meeting three
housing standards: adequacy, affordability, and suitability. These are defined as follows:

e Adequate housing is reported by their residents as not requiring any major repairs.

e Affordable housing has shelter costs that are less than 30% of total before-tax household income.

e Suitable housing has enough bedrooms for the size and makeup of resident households according to
National Occupancy Standard (NOS) requirements.”

In Highlands, the proportion of households living in unaffordable housing had decreased over the past three
census periods, from 20% in 2006 to 12% in 2016. In 2016, 11% of all househalds spent 30% or more of their
income on shelter costs, including 26% of renter households and 10% owner households (Figure 25). There
is a higher proportion of renters living in unsuitable housing compared to owners. Renters living in
inadequate housing conditions are shown as 0%, this may be due to the small number of renters and
rounding in the data.

Affordability is the most common housing standard not met in Highlands, typical of the regional and
provincial trends. Eleven percent (11%) of all households in 2016 spent 30% or more of their income on
shelter costs, including 26% of renter households and 10% of owner households. A higher proportion of
renters than owners live in unsuitable housing.

Although there are higher numbers of owner households not meeting the adequacy and affordability
standards, it is important to remember that there were 730 owner households in Highlands in 2016

compared to 100 renter households.

FIGURE 25 PRIVATE HOUSEHOLDS BELOW HOUSING STANDARDS BY TENURE IN HIGHLANDS, 2016
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Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal Affairs and Housing

Core Housing Need
Core Housing Need is a two-stage indicator developed by CMHC, which builds on the housing indicators
described in the previous section to help identify households with the greatest housing needs. A

" The National Occupancy Standard provides the number of bedrooms required based on household
composition (see Glossary).
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household in Core Housing Need is living in housing that does not meet one or more of the housing
indicators (i.e. adequacy, suitability, and affordability) and would have to spend 30% or more of their total
before-tax household income to pay the median rent for alternative local housing that does meet all three
housing standards.

Those in Extreme Core Housing Need meet the definition of Core Housing Need and are currently
spending more than 50% of their income on shelter costs.

In 2016, Highlands had a much lower proportion of households in Core Housing Need compared to the
CRD, British Columbia (BC), and Canada (Figure 26).

FIGURE 26 PRIVATE HOUSEHOLDS IN CORE HOUSING NEED, COMPARISON OF GEOGRAPHIES, 2016
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Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipa! Affairs and Housing and CMHC
(Census-based data), 2016

Figure 27 shows the historical data of households in Core Housing Need in Highlands compared to the CRD
and BC. Highlands saw a slight decrease of households in Core Housing Need from 2006 to 2016, which is
opposite to CRD and BC, where Core Housing Need households slightly increased.
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FIGURE 27 PRIVATE HOUSEHOLDS IN CORE HOUSING NEED IN HIGHLANDS, CRD, AND BC, 2006-2016
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3.8.1 Extreme Core Housing Need

When separating households in Extreme Core Housing Need from the overall Core Housing Need,
Highlands has 3% of households in Extreme Core Housing Need compared to the CRD’s 6% and BC's 6%
(Figure 28).

FIGURE 28 PRIVATE HOUSEHOLDS IN CORE HOUSING NEED IN HIGHLANDS AND CRD, 2016

16% 14%
14%
12%
0,

10% 8%

8% 6% 35

6% 9

) 15 20 4%

2 0 § .

2%

o [~

Core Housing Need {exc. Extreme Core Housing Need Total Core Housing Need

Extreme Core Housing Need)

B Highlands ® CRD

Source: Statistics Canada Census Program, Custom Data Organization for BC Ministry of Municipal Affairs and Housing

In 2016, there was a higher proportion of renter households experiencing Core Housing Need than
owners, 15% versus 3% respectively. However, in terms of absolute numbers, there were more owner
households affected than renter households (20 owner households, and 15 renter households). Within the
Core Housing Need households, there was also a much higher proportion of renters experiencing Extreme
Core Housing compared to owners {10% versus 1%) (Figure 29).
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FIGURE 29 PRIVATE HOUSEHOLDS IN CORE HOUSING NEED BY TENURE IN HIGHLANDS, 2016
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3.8.2 Household Characteristics by Core Housing Need

Core Housing Need can help identify those in greatest need of housing assistance. In most communities,
vulnerable populations such as seniors, young adults, Indigenous people, people with disabilities, people
dealing with mental health and addiction issues, recent immigrants, and maore are disproportionately likely to
be in Core Housing Need. Due to the smaller population size in Highlands, this data may be prone to
rounding errors (e.g. households round up to the closest interval by 5). Despite this limitation, the data
provides a general idea of which populations are struggling with Core Housing Need in the District.

Each row in the table shows the proportion of households within a given characteristic that are also in Core
Housing Need. For example, 4% of all households are in Core Housing Need, while 15% of households led by
a primary household maintainer aged 25 to 34 are in Core Housing Need. Of households led by a primary
household maintainer aged 35 to 44, 40% of renter households in this age group are in Core Household Need
and 10% of owner households in this age group are in Core Housing Need.

In Highlands, Table 4offers the following key takeaways:

Across all household characteristics, 16% of renter households were in Core Housing Need in 2016 (or 15
renter households), compared to 3% owner households {or 20 households).

Among household types, lone-parent households were far more likely to be in Core Housing Need than
others (50% or 10 households). Lone-parent renters likely face challenges finding affordable and rental
housing of a suitable size (i.e., with two or more bedrooms to accommodate their children).

Among households with at least one persons with an activity limitation, 29% of renter households are more
likely to be in Core Housing Need (10 households).
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Table 4 Household Characteristics by Core Housing Need and Tenure, 2016

Total Renter Owners in
Households | Households
o in Core in Core Core'
Characteristics . . Housing
Housing Housing Need
Need Need
# % # % # %
Total Households in Core Housing Need 35 4% 15 16% | 20 3%
Core Housing Need by Age of Primary Household Maintainer : .
15-24 0 N/A 0 N/A 0 N/A
25-34 10 15% 0 0% 0 0%
35-44 10 7% 10 40% | 10 | 10%
45-54 V] 0% 0 0% 0 0%
55-64 0 0% 0 0% 0 0%
65+ 10 5% 0 N/A | 10 6%
Core Housing Need by Household Type : _ !
Couple with Children 10 4% 0 0% 0 0%
Couple without Children 0 0% 0 0% 0 0%
Lone Parent Household 20 | 44% 10 50% 0 0%
Multiple-Family 0 0% 0 0% 0 0%
One Person Household 10 8% 0 0% 10 | 12%
Other Non-Family 0 - 0 : 0 -
Core Housing Need based on Immigration Status
Non-immigrant 25 4% 15 | 100% | 10 | 100%
Non-Permanent Resident 0 - 0 - 0 -
Immigrant 10 8% 0 - 10 | 100%
Recent Immigrant 0 - 0 - 0 -
Core Housing Need by Households with Seniors (65+)
Household Has At Least One Senior (65+) 10 5% 0 0% 15 7%
Household Without A Senior (65+) 25 4% 15 19% | 10 2%
Core Housing Need by Households with Persons with an Activity Limitation
Household Has At Least One Person With an Activity Limitation 20 5% 10 29% | 10 3%
Household Without A Person With an Activity Limitation 10 3% 0 0% 10 3%
Core Housing Need by Indigenous Households
Aboriginal Households 0 0% | 0 - 0 0%
Non-Aboriginal Households 30 4% | 15 16% | 15 2%
Core Housing Need by Households with Children n K K e e e ks =T
Household Has At Least One Child (<18 years) 10 5% 10 29% | 0 0%
Household Without a Child (<18 years) 15 3% 0 0% 15 3%

Source: CMHC (based on 2006, 2016 Census and 2011 National Household Survey)

Note that for some census data, errors and / or random rounding can result in numbers that do not add up to
their totals and percentages that do not add up to 100%. Random rounding means that each individual value is
randomly rounded up or down to a multiple of 5 or 10, and sub-totals are independently rounded. These
discrepancies are especially common when looking at aggregations with different variables, such as tenure and
condition.
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3.9 Summary

= Compared to the CRD as a whole, housing stock in Highlands is newer and less diverse. Recent building
permits suggest that the single-family home is still the dominant dwelling type in Highlands {99%).

= Approximately 57% of households in Highlands contain one or two persen households, likely older
individuals or couples whose children have moved away, suggesting some of the population may be
living in larger homes than they need.

= While 99% of owners occupy single-family homes, a small proportion of renters (11%) occupy
apartments or flats in duplexes (structure types with fewer bedrooms).

= There may be a lack of options for older adults looking to downsize out of large single-family homes and
for families looking for rental units with enough bedrooms to suit their needs or to enter the
homeownership market.

s In 2016, 88% of households owned their home and 12% rented.

®  Prices have risen substantially in hoth the homeownership and rental markets over the past few years.
Ownership prices have risen for all housing types, with the most rapid increases occurring between
2014 and 2019.

= The single-detached home is unaffordable for median incomes of all household types, despite this being
the most common type of home in the District. Couples with children making the median income would
need to spend approximately 36% of their monthly income on shelter costs for a single-detached home
at the 2019 average sales price, while couples without children would need to spend 44%.

®»  Homeownership is likely out of reach for single-income households like lone-parent and non-census
families. Lone-parent households would need to spend 63% of their monthly income and non-census
families would need to spend 94% of their monthly income to be able to afford most housing types.

®=  There is no primary rental market data available for Highlands.

= The secondary rental market for the Victoria Census Metropolitan Area is less secure than the primary
rental market and while prices have risen more moderately according to CMHC data, rent in the
secondary rental market is largely driven by housing prices, which have risen substantially.

= Highlands has a total of 5 reported non-market units with a financial relationship with BC Housing. All of
these units are rent assistance in the private market. There are no cooperative housing units reported
for Highlands.

=  Despite declines in full-time equivalent enrolments at Camosun and Royal Roads, growth at the larger
University of Victoria and plans to expand student housing suggest that there is a need for more
student housing in the region.
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»  Housing indicators show that affordability has been the most considerable issue in Highlands since
2006, with 10% of owner households and 26% of renter households not meeting the affordability
standard.

»  In 2016, renter households had a proportionally higher Core Housing Need rate (16%). However, there
were fewer households that met this definition in 2016 (15 households), compared to owner
households (3% or 20 households). These households are currently living in unacceptable conditions
(i.e., overcrowded housing, housing in need of repairs) and cannot afford an acceptable alternative
housing unit in their community based on median rents.

»  The rate of Core Housing Need in Highlands was lower (4%) than the rate seen in the CRD as a whole in
2016 (14%).

= Lone-parent renter households are one of the household types most likely to be in Core Housing Need,
as they likely face challenges affording rental units with two or more bedrooms to accommodate their
children. Lone-parent households also have some of the lowest median incomes in the District,
especially female lone-parents. Women fleeing domestic violence are a vulnerable population and may

be disproportionately in Core Housing Need.
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4.1

Projections

This section summarizes population, household, and housing unit projections for the next five years, as
required for Housing Needs Reports. Population projections such as these offer a glimpse at a possible
future scenario. Actual community growth depends on many influencing factors, including the economy,
housing market, growth in the region, trends in neighbouring communities, locational desirability, and
planning and development decisions. The availability, type, and affordability of housing in the community
will influence growth and the demographic make-up of the community.

The projections presented here use 2016 as the base year, which was the last year of a full population
count through the census. This means that projections are presented for 2016 to 2020, as well as 2020 to
2025. Although the years 2017, 2018, and 2019 have already passed, full population counts were not
conducted in these years, which means that data for these years is projected from 2016.

Methodology

The population projections presented in this report are based on historical change from previous Census
periods {2001, 2006, 2011, and 2016) for Highlands. The population projections developed by BC Statistics
for the CRD and the Langford/Highlands Community Health Service Area are not applied here due to
Highland’s Urban Containment Boundary which limits the availability of land for new housing
development. Although land may be limited, there are opportunities to explore more compact housing
forms, that allow for gentle density or infill, in order to meet housing need.

The household projections presented within this report are the result of combining the population
projections presented above with headship rates by age of primary household maintainer. These
headship rates describe the proportion of individuals within a given age group who “head” a household of
a given type (defined by a combination of maintainer age, household family type, and tenure). In general,
for simplicity, and due to the relatively consistent headship rates observed over time, the headship rates
in Highlands are assumed to remain constant (by age group).

Headship rates are used to derive household projections because it indicates the likelihood of a new
household being formed. The household projections are arrived at by combining the population
projections and the headship rates in the following way: if population projections indicated there would
be an additional 100 individuals between the ages of 45 and 54, and the headship rates in 2016 suggested
that 20% of individuals aged between 45 and 54 led their household, then we would project that there
would be 20 households led by a primary household maintainer between the ages 45 and 54.

Headship rates are used to derive household projections because it indicates the likelihood of a new
household being formed. The household projections are arrived at by combining the population
projections and the headship rates in the following way: if population projections indicated there would
be an additional 100 individuals between the ages of 45 and 54, and the headship rates in 2016 suggested
that 20% of individuals aged between 45 and 54 led their household and owned their homes, then we
would project that there would be an additional 20 couple households without children where the
occupants owned their home, and the where the head of the home was between the ages 45 and 54.
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4.2

Simplistic projections of the number of units by bedroom required to house these households are based
on an assumed distribution of bedroom-needs by age of primary household maintainer.

Limitations

The population projections presented here are limited by the fact that they are, by necessity, based on
historical patterns of growth or change. Implicitly, these population projections assume that conditions
will generally remain the same.’ Of course, this may not be the case — it may be that economic factors will
influence the pattern of growth {or lack of growth), that preferences will change substantially, or even
that the supply of housing will lead to changes in the factors that make up population change.

The household projections are limited inherently by their reliance on their major inputs: in so far as
population projections are limited, so too are the household projections as they rely on these. Similarly,
the household projections are [imited by the assumption of constant headship rates over time.

In general, the direction of the projections presents a conceptual limitation. While “population demand”
(interest in moving to, or staying in Highlands) certainly will impact the formation of households and the
development of housing in Highlands, in an attractive and growing region, the provision of housing may
determine household and population growth. In summary, the actual provision of housing over time may
invalidate the population and household projections presented within this report (i.e., whether there is
surplus housing or not enough housing), as a community adapts to changing demands.

Or will continue to change in the same manner as they have been changing in the past.
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4.3 Population Growth

Over the next five years, the population of Highlands is projected to grow steadily.

FIGURE 30 ESTIMATED AND PROJECTED POPULATION, 2001-2025
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Projections suggest that Highlands grew by 162 residents between 2016 and 2020 and could grow by an
additional 203 residents from 2020 to 2025.

TABLE 5 PROJECTED POPULATION AND POPULATION GROWTH, 2016-2025

2016 2020 2025
Population 2,225 2,375 2,562
Change from prior period N/A 162 203

Source: Derived from Statistics Canada Census Program
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4.4 Age Projections

Equal population growth is projected in the 25 to 64 age and the 65 to 84 age range. There is projected to
be minimal growth in the 0 to 14 and 15 to 19 age groups (Table 6).

TABLE 6 PROJECTED POPULATION CHANGE BY AGE, 2016-2025

2016to 2020 to

2020 2025
0 to 14 years 1 1
15 to 19 years 2 1
20 to 24 years 3 3
25 to 64 years 23 23
65 to 84 years 13 13
85 years and over 1 2
Total 43 43

Source: Derived from Statistics Canada Census Program

The median age in Highlands is expected to increase slightly from 45.6 in 2016 to 46.1 in 2025, due to
the projected increase in the younger age groups (Table 7).

TABLE 7 MEDIAN AND AVERAGE AGE, 2016-2025

2016 Actual

Median
Average

Source: Derived from Statistics Canada Census Program

4.5 Household Projections

Household projections anticipate an additional 20 households between 2016 and 2020, and 21
households between 2020 and 2025 (Table 8).

TABLE 8 ESTIMATED HOUSEHOLDS AND HOUSEHOLD GROWTH, 2016-2025

Households

Change from prior period

Source: Derived from Statistics Canoda Census Program

4.5.1 Projected Households by Bedroom Type Needs

Table 9 shows estimates of the unit sizes required to house additional households led by different age
groups. Note that these are rough estimates. The actual size of units required is dependent on a number
of factors, including individual family preference and lifestyle, as well as economic means and
affordability. These estimates are used to project the additional units needed by bedroom sizes.
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4.6

TABLE 9 ASSUMED DISTRIBUTION OF AGE OF PRIMARY HOUSEHOLD MAINTAINER BY BEDROOM NEED

0 Bedrooms 1 Bedroom 2 Bedroom | 3+ Bedroom
15 to 24 years
25 to 64 years
65 to 84 years
85 years and over

Table 10 provide estimates of unit sizes required for 2016 to 2020 and 2020 to 2025 based on projected
household growth. A large portion of needed units are larger units (2 bedrooms and 3 bedroom units).
These units will likely be needed to meet the needs of the increasing number of individuals under 55 years
old, while the smaller units will likely be needed by individuals who are aging.

TABLE 10 ESTIMATED ADDITIONAL HOUSEHOLD NEEDS BY BEDROOM TYPE, 2016 TO 2025

2016-2020 2020-2025
Anticipated Household Growth 20 21 41
Anticipated Housing Units 20 21 41
No Bedroom / Studio 6 1 7
1 Bedroom 1 7 8
2 Bedroom 9 9 17
3+ Bedroom 4 4 9

Source: Derived from Statistics Canada Census Program

Summary

= |f past trends continue, Highlands is projected to experience more rapid population growth from
2020 to 2025 than seen in the past. Over this period, Highlands could see an increase of 203 people
and 84 households.

s Most growth is expected to be driven by growth in the working age group (25 to 64 years) and in
older adults (65 to 84 years). As a result, the projected median age is expected to increase from
45.6 in 2016 to 46.1 by 2025.

= There is projected to be a need for an additional 20 units from 2016 to 2020, and then an
additional 21 units from 2020 to 2025. The total estimated need from 2016 to 2025 are 41 units,
with a need for a bigger proportion of larger sized units (e.g. 2-bedroom and 3-bedroom units).



Community Engagement Findings

This section summarizes the findings of the stakeholder focus groups and interviews that were held
through late July and August of 2020. Stakeholders across the housing system were invited to provide
insight into housing needs across the region and in the west shore communities, including Colwood,
Langford, Metchosin, Highlands, and the Juan de Fuca Electoral Area. Focus groups discussed community
strengths, housing needs and gaps, and opportunities to address the communities’ housing need.
Stakeholders interviews focused on unmet needs and demands, issues and challenges when it came to
addressing housing needs, and potential solutions.

Eleven interviews were completed with service providers, housing providers, and First Nation serving
organizations from across the CRD. The organizations interviewed included the Community Social Planning
Council, CRD Electoral Area Director, Cool Aid Society, Coalition to End Homelessness, BC Housing, Greater
Victoria Housing Society, Pacifica Housing, Urban Development Institute, Aboriginal Coalition to End
Homelessness Society, Victoria Native Friendship Centre, and M’akola Housing Society. Most interviewees
worked across the CRD and provided insight into the housing system on a regional level.

Four focus groups were attended by stakeholders from community serving organizations, housing
providers, institutiona! (education and employers), and development and real estate serving the CRD’s
west shore communities. Participants included individuals from Sooke Housing, Community Living BC,
Colwood Fire, RCMP, and Langford Planning and Zoning Committee.
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5.1 Regional Findings

Many interviewees and focus group participants spoke about housing challenges and opportunities that
were relevant across CRD communities. This section provides a summary of cross-cutting themes and
insights.

5.1.1 Housing Challenges

Housing affordability was a concern across stakeholders, with particular mention of the need for
affordable housing for low-income households, including lone-parent families, youth, Indigenous peoples,
renters, and seniors on fixed incomes. As housing costs increase in the core area communities of the CRD
(Saanich, Victoria, Esquimalt), stakeholders are seeing individuals and families move to further
communities such as the West Shore communities and Sooke for more affordable options. Family-sized
housing in Victoria, Saanich, and Esquimalt are desired but are increasingly scarce and both parents need
to make much more than minimum wage to afford it.

Although the demand for housing is high and there is a need for more housing supply, stakeholders noted
that the downtown core of Victoria is already built out. Greater distribution of affordable housing options
is needed across the region over the next five to ten years.

There has been an increase in individuals experiencing homelessness in recent years. While there are
varying degrees of housing pressures across the CRD communities, homelessness is experienced in every
community. Individuals experiencing homelessness tend to gravitate to Victoria to access support services
and to Salt Spring Island as the climate is milder and where the culture is more accepting. Some individuals
experiencing homelessness have been present in the region for a long time.

There is a need for more housing options for renters and other low-income groups across the CRD,
regardless of gender, age or ethnicity. Rental vacancy rates are low across the region without enough
supply coming onto the market fast enough to meet demands. The high demand for market rental housing
puts renters at a disadvantage as landlords can be selective or demanding when leasing to tenants.

The lack of rental market housing puts pressure on the low-end of market rental housing as more
households seek affordable options. Stakeholders emphasized that households who do not qualify for
rent-geared-to-income housing programs are left without alternative housing options and can become
vulnerable to homelessness. To keep up with demand, a few stakeholders have either recently refocused
their service programs or are in the process of expanding their services to new municipalities.
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There are rental housing options available for Indigenous families with children across the CRD. The gap
that stakeholders see in the region is housing for Indigenous households who require housing supports
after their children have moved away. There is also opportunity to provide affordable housing options for
non-traditional families, such as children whose guardians are not their legal guardians.

Additional non-market housing options are needed as low-end market housing can often be out of reach
for very-low income Indigenous households. There is also a need for more culturally appropriate housing
for Indigenous peoples in the CRD as they are disproportionally represented in the homelessness
population. Stakeholders report there is a service gap in terms of land-based healing, decolonized harm
reduction framework, and more pathways for healing. Elders are particularly in need of culturally
appropriate housing and activities.

The need for more supportive housing is seen as a significant area of investment by stakeholders. Prior to
the COVID-19 pandemic, supportive housing providers across the CRD were operating at capacity. More
supportive housing is needed for Indigenous peoples, seniors and women. The lack of supportive housing
options pushes people to live in rental housing where they may not be receiving the supports they require
(e.g. care for mental health, substance use disorders, or other health needs).

In addition to increasing the supply of supportive housing, there is also a need to increase or improve
programs that serve specific groups, such as harm reduction programs, human-centered supports,
permanent and flexible housing programs (e.g. Housing First approach), and Indigenous healing programs.

In terms of community and social wellness, housing for those with concurrent disorders is a key service
which is currently missing in the CRD. Relative to the general population, the amount of people in the CRD
who experience overlapping mental health and substance use disorders is small. However, stakeholders
report that supports for individuals experiencing complex needs are important because this is where the
most damaging behaviours are from the community’s perspective.

Housing for families is considered an important issue in the CRD, and stakeholders felt that more attention
should be given to the housing gap for youth and for youth aging out of care. Youth aging out of care have
a much higher risk of experiencing homelessness in their first year.

Student housing was identified as a service gap in the core communities of the CRD. Students represent a
large proportion of the regional population influx and they are seeing a deep affordability crunch. On-
campus residential development requires higher density, fewer parking requirements, and transportation
options to support the successful implementation of new housing.
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5.1.2 Barriers and Challenges in Developing and Operating Housing

The overall development process to build new housing can be challenging, particularly for affordable or
supportive housing. In the CRD, affordable housing developers need to have the capacity to overcome
barriers related to buying property or land, bridging financing, and securing funding to make the
development feasible.

Although supportive and affordable housing development applications are fast-tracked in some local
governments in the CRD, a few stakeholders reported that the development process can still be
challenging. This is due to issues related to prescriptive zoning, not-in-my-backyard attitudes (NIMBYism)
in the community, policy directions that encourage development of other types of housing, and parking
regulations. In some cases where there is opposition against a proposed development project, it is felt
that people become the focus rather than land-use issues.

Many housing providers in the CRD are operating at capacity. Where there is opportunity to provide more
non-market units onto the market, organizational capacity becomes an issue on the operations side. It is
feit that there is a limited pool of trained staff who are experienced with working alongside vulnerable
populations (e.g. individuals with mental health or substance use disorders). The high housing costs in the
CRD also makes it difficult for the retention of housing staff as they are more likely to take on two jobs and
more prone to experience burnout. It can be an issue to collect rents from tenants who are experiencing
mental health crises.

5.1.3 Opportunity Areas

It is encouraged to continue fostering collaboration in the region by convening partnerships across the
actors, such as Indigenous partners, First Nations, non-profit housing providers, private developers,
municipalities, BC Housing, and CMHC. Regional consultation and brainstorming sessions can result in
action and new housing being built.

In the CRD, affordable housing buildings can be designed with local context and local need in mind. It was
felt that affordable housing across the region has historically been driven by program requirements by
senior government funders such as BC Housing and that local governments can lead the way to new
affordahble housing initiatives, and play a bigger role in unit design and mix. In addition, participants felt
that local governments have a role to increase public awareness about misconceptions about people who
live in non-market housing and to be supportive of affordable housing projects.

There have been new initiatives aimed at providing culturally supportive housing for the most vulnerable
Indigenous populations in the CRD. Stakeholders who serve Indigenous peoples are developing new
frameworks and pilot projects to better meet the needs of this population (e.g. Elders support, using
traditional foods, land-based healing, family reunification). Providing space for Indigenous people and
organizations and trusting Indigenous ways of knowing and being can lead to new models of care.
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There is opportunity to broaden the public engagement to engage different voices and groups during the
development approvals process. While community associations are an important group to hear, it is
equally important to provide space for more individuals and groups to represent the diverse housing
needs in the CRD.

Stakeholders noted other opportunities to build new housing or to support groups in need:

= Explore the encouragement of mixed-income residential buildings to promote inclusive
communities

= Partner with First Nations that have set aside land for revenue through housing development

= Adopt a shelter model that provides wraparound services and assessments to individuals
experiencing homelessness throughout the day

= |mplement a coordinated access system with a bynames list to guide individuals to services they
require

= Ensure all affordable housing developments have housing agreements and consider implementing
a universal housing agreement within the CRD

= Explore an organization-specific bus pass program to help tenants get to/from services

= Pilot inclusionary zoning in areas where this policy can be supported and to test and iterate ideas

= Continue to support renewal of purpose-built rentals

= Reduce parking requirements to support new affordable housing

s Informal forums are needed to help find housing for certain groups, such as the LGBTQ+
community

Findings for Highlands

Focus group participants were asked specifically about any additional housing challenges and
opportunities in Highlands and the other West Shore communities {Langford, Metchosin, Colwood, Juan
de Fuca). The findings are summarized in this section.

5.2.1 Housing Pressures Felt Across the Housing Continuum

it was heard that while the demand for housing has increased and unaffordability has deepened in the
core area communities, the West Shore communities are feeling housing pressures as well. Stakeholders
reported that housing costs are rising in the West Shore communities and some households (e.g. renters,
younger adults) cannot afford to transition into entry-level homeownership. In addition, employers noted
that it can be difficult to recruit and train staff due to the increasing housing costs being experienced in

the West Shore communities.

Stakeholders cited that housing unaffordability pressures impact low-income households, including single
person households and individuals with disabilities. Stakeholders reported seeing a growing population of
low-income individuals who cannot afford housing and an increasing number of tent communities or
instances of hidden homelessness {i.e. couch surfing, individuals living in vehicles etc.). Community serving
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organizations reported that the clients they serve earn significantly less than the 2016 median household
incomes across the West Shore communities. It was noted that some of the most underserved groups in

the subregion are not captured under the Census as they are potentially not living in homes, and instead

are staying in makeshift shelters such as tents.

5.2.2 Opportunity Areas Specific to West Shore Communities

The West Shore communities are seen as attractive places for families and households who desire more
space to live in. Stakeholders cited higher affordability compared to other areas of the CRD, plentiful
community and recreation amenities, as well as growing housing supply to serve these households. It was
noted that newer homes may often be preferred by families as they are easier to maintain and smaller lot
subdivisions provide affordable housing options without having to sacrifice space.

Stakeholders reported that existing efforts to increase non-market housing options in the West Shore
communities are on a site by site basis, which can be inefficient when more units are needed. It was heard
that BC Housing, local governments, and private developers are important partners for non-profit and
community organizations looking to improve housing in their communities. To support housing
innovation, stakeholders expressed that bylaws and zoning regulations could be reviewed so that new and
alternative housing options can be made available, such as tiny housing and cooperative housing
complexes.



6.1

COVID-19 Implications

In March 2020, COVID-19 was declared a global pandemic. Local economies have been, and continue to
be, significantly impacted as governments closed international borders, mandated businesses to close,
and issued stay-at-home directives for everyone but essential workers.

This section provides an overview of preliminary economic impacts based on the information available
during this study process, as well as perspectives on the pandemic heard from stakeholders through the
engagement process. While there were immediate economic effects due to precautionary measures, the
full impact of the pandemic is still emerging and will continue to need monitoring.

Preliminary Economic Impacts

The economic impact has been and continues to be greatest in industries such as tourism,
accommodations, food services, recreation, transportation and retail. The effect on employment and
income are significant and the repercussions of reduced incomes—and reduced savings—will be felt for
months and years to come. Several key demographics are expected to face significant challenges:

= Students approaching graduation and recent graduates seeking part-time or full-time work will
likely see delays in finding work compared to previous years.

= Bars, restaurants, retail, and similar service jobs are unlikely to return to 100% capacity for some
time due to social distancing measures, and in BC are currently operating at 50% capacity.

= Older workers who have lost their jobs and may face difficulties re-entering the workforce.

»  Those nearing retirement may be pushed into retiring earlier than planned for or see their savings
impacted.

= Those who own their homes are typically in more stable financial positions than renters,
particularly long-time homeowners. However, those who recently got into the market will be
facing significant pressures if one or more members of their household has lost their job. As of the
end of June 2020, 16% of mortgage holders in Canada have enrolled in mortgage deferrals since
the pandemic started and the impact of these will likely not be felt until late 2020"".

= Owners who rent their properties in the secondary market either long term or short term may find
it more difficult to rent their units or see their revenue decrease as renters face job loss.

In the Greater Victoria Census Metropolitan Area, the impacts of COVID-19 can be felt by residents,
workers, businesses, and industries. The hardest hit industries in the CRD are the tourism and
accommodation sectors, as hotel occupancy fell to 21%, far below the seasonal normal and resulting in

1 Global News. {August 2020). Mortgage deferrals will end soon for many Canadians. Then what? Retrieved
from https://globalnews.ca/news/7286008/coronavirus-mortgage-deferrals-end-canada/.
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decreased revenues over the summer months!®. Decreases in tourism have downward impacts on other
hospitality related industries in the region, such as restaurants, service, and retail sectors.

Unemployment rates are quite high for the Victoria Census Metropolitan Area — 10.3% in August 2020
which is far higher than the recorded unemployment rate in February of 3.4%. However, since these
figures are reported by Statistics Canada on a three-month moving average, the region’s unemployment
rate is expected to continue to change as new data is collected from Phase 3 of BC's Restart Plan.

The real estate market, on the other hand, has seen more activity in August 2020 than in the previous
year’'s August in terms of sales volume. In addition, the benchmark value for single-detached houses and
condominiums have stayed consistent or higher than in August 2019. The Victoria Real Estate Board
reports that it remains unclear how the market will react to the socio-economic impacts of the COVID-19
pandemic in the upcoming months?2,

6.2 Stakeholder Perspectives

Stakeholders who participated in the Housing Needs Report engagement process shared information on
the impacts of the pandemic on the housing system that they were seeing.

= Renters or individuals receiving temporary financial and housing supports may struggle to find
stable and permanent housing in coming months.

= Supportive housing operations have had to reduce capacity to meet social distancing requirements,
further compounding many issues related to housing instability. As a result, the number of visible
homeless and tent cities has increased.

B COVID-19 has highlighted the difficulties communities face without a coordinated access system
for homeless groups.

= Overdose deaths in BC are far higher than COVID-related deaths, highlighting the ongoing health
crisis and tainted drug supply in the province. Social isolation, poor living conditions,
unemployment, and the stresses of the pandemic may be contributing to increased overdoses,
among other factors.

= Due to COVID-19, there may be opportunities to acquire available and below-market properties
and land for affordable housing (including protecting existing purpose-built rental properties).

®=  BC Housing in partnership with community service agencies and local governments are taking
action to address homeless camps by finding individuals housing or by sheltering people in private
hotels. This may free up rental housing stock for other households in need to live in.

= Families may desire more space now that COVID-19 has shown that remote working is a possibility.

* South Island Prosperity Partnership. (August 2020). Monthly economic recovery dashboard. Retrieved from
https://southislandprosperity.ca/wp-content/uploads/2020/08/Economic-Recovery-Dashboard-Report-
August.pdf.

12 Victoria Real Estate Board. (September 2020). Victoria real estate market experiences an active summer.
Retrieved from https://www.vreb.org/current-statistics.
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s Since the start of the COVID-19 pandemic, some community serving organizations have noticed
that clients have not needed as much support because they have been receiving temporary
financial relief from the federal government.



7.0

7.1

Summary of Key Areas of
Local Need

This section summarizes the estimated number of units by dwelling types for 2016 to 2020 and 2020 to
2025 (from Section 4). It also presents the statements of key areas of local need which are supported by
the data and engagement feedback outlined in Sections 3 and 5 of the report.

Number of Units Needed by Unit Size

Table 11 presents the estimated number of housing units needed in Highlands based on population
growth and the distribution of each household types by the suitable number of bedrooms. The housing
unit projections are based on underlying assumptions that the population will continue to change in the
same manner as it has been changing in the past. This change will be impacted by factors like availability
of housing and lands available for housing in Highlands.

TABLE 11 ESTIMATED HOUSING UNITS IN HIGHLANDS, 2016 TO 2025

2016-2020 2020-2025 Total
Anticipated Household Growth 20 21 41
Anticipated Housing Units 20 21 41
No Bedroom / Studio 6 i 7
1 Bedroom 1 7
2 Bedroom 9 9 17
3+ Bedroom 4 4 9
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7.2

Statements of Key Areas of Local Need in the Capital Regional District

7.2.1 Affordable Housing

Housing costs are rising in Highlands and across the CRD. Stakeholders reported that the costs of living in
the core area communities are impacting the ability of individuals and families to stay. Households are
increasingly moving to further communities such as the West Shore communities and Sooke for more
affordable options, which is placing pressure on the housing stock of these communities.

In the homeownership market, housing prices have risen dramatically in Highlands in recent years.
Between 2005 and 2019, the average home sale price increased 74% from $516,250 to $899,000 for a
single-detached house in Highlands. Based on the affordability threshold of housing costs being no more
than 30% of gross household income, a single-detached home is out of reach for all household types
making the median income in Highlands, even couples with children who tend to make higher incomes
than other household types. Lone-parent families and non-census families (e.g., individuals living alone}
are facing the greatest affordability gaps.

Data on the cost of renting in Highlands is not widely available as there are no purpose-built rental units in
the community. It is assumed that most renters in Highlands (100 households in 2016) rely on the
secondary rental market (e.g. non-purpose built rental}. Renting in the Victoria Census Metropolitan Area
secondary rental market costs an average of $1,641 per month.

Due to the small number of households on the BC Housing Registry waitlist for Highlands, the data is
suppressed, and it is not currently known how many households are in need of non-market housing.

7.2.2 Rental Housing

There is a need for more rental housing options across the CRD. The proportion of renter households
grew, from 40 households in 2006 (6%) to 100 in 2016 {12%) in Highlands. There are currently no purpose-
built rental units in Highlands, indicating that all 100 renter households in 2016 are likely served by the
secondary rental market for which there is little available data. Rental vacancy rates are low across the
region without enough supply coming onto the market fast enough to meet demands. High demand and
low vacancy contribute to increasing rental costs and can push renter households out of the community.
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7.2.3 Housing for People with Disabilities

It was heard through engagement that individuals with disabilities have reduced incomes and difficulty
accessing appropriate housing in the West Shore communities and across the CRD. For individuals with
disabilities who are unable to work, the provincial housing supplement of $375 (for an individual) is
extremely low and limits access to housing options.

7.2.4 Housing for Seniors

Highland is experiencing a slight aging trend with the median age growing from 42.6 in 2006 to 45.6 in
2016. Increasingly, communities are looking at aging in place in the community as an approach to
addressing changing housing needs and an older demographic: having downsizing and supportive housing
options available ensures seniors in the community are able to stay in the community for the long-term.
The lack of supportive housing options in the CRD pushes people to live in housing that may not have the
accessibility or health supports required.

7.2.5 Housing for Families

Family-sized housing in Victoria, Saanich, and Esquimalt is increasingly out of reach for families with
children. West Shore communities are becoming more attractive options for families and other

households requiring more space. The affordability gap analysis showed that the average cost of a single
detached home ($899,000 in 2019) in Highlands would cause couples with children making the median
household income to spend more than 30% of their income on shelter costs. Homeownership is far out of
reach for lone-parent families (5% of all Highlands households). For those in the rental market, there isno
supply of family-sized purpose-built rental available {e.g. two or more bedrooms).

7.2.6 Homelessness

There has been an increase in individuals experiencing homelessness across CRD communities in recent
years. The March 11, 2020 Point-in-Time count identified a minimum of 1,523 individuals experiencing
homelessness in the region. There were at least 350 individuals who were emergency sheltered and 743
who were provisionally accommodated in transitional housing.
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Glossary




Glossary

Activity Limitation: “Activity limitations refer to difficulties that people have in carrying out daily activities
such as hearing, seeing, communicating, or walking. Difficulties could arise from physical or mental
conditions or health problems.”

https://www03.cmhc-schl.ge.ca/hmip-pimh/en#iTableMapChart/59/2/British%20Columbia — Core Housing
Need, Activity Limitations

Adequate Housing Standard: “[Housing] not requiring any major repairs.”

https://www12 statcan.gc.ca/census-recensement/2016/ref/dict/households-menage037-eng.cfm

Affordable Housing Standard: “[Housing with] shelter costs equal to less than 30% of total before-tax
household income.”

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage037-eng.cfm

Apartment in a building that has fewer than five storeys: A dwelling unit attached to other dwelling units,
commercial units, or other non-residential space in a building that has fewer than five storeys.

https://www12.statcan.zc.ca/census-recensement/2016/ref/zuides/001/98-500-x2016001-ene.cfm

Apartment in a building that has five or more storeys: A dwelling unit in a high-rise apartment building
which has five or more storeys. Also included are apartments in a building that has five or more storeys
where the first floor and/or second floor are commercial establishments.

https://www12 statcan.gc.ca/census-recensement/2016/ref/guides/001/98-500-x2016001-eng.cfm

Apartment or flat in a duplex: One of two dwellings located one above the other. If duplexes are attached

to triplexes or other duplexes or to other non-residential structure (e.g. a store), assign this definition to
each apartment or flat in the duplexes.

hitps.//www12 statcan.gc.ca/census-recensement/2016/ref/puides/001/98-500-x2016001-eng.cfm

Census Family: Census families include couples with and without children, and a single parents with
children living in the same dwelling. Census families are restricted to these family units and cannot include
other members inside or outside the family {including a grandparent, a sibling, etc.). Grandchildren living
with grandparents (and without a parent) would also count as a census family.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/fam004-eng.cfm
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Core Housing Need: “A household is said to be in 'core housing need' if its housing falls below at least one
of the adequacy, affordability or suitability standards and it would have to spend 30% or more of its total
before-tax income to pay the median rent of alternative local housing that is acceptable {meets all three
housing standards).” Some additional restrictions apply.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage037-eng.cfm

Household Income: The sum of incomes for all household members.

Household Maintainer: A person in a household who is responsible for paying the rent, mortgage, taxes,
utilities, etc. Where multiple people contribute, there can be more than one maintainer.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage008-eng.cfm

Headship Rate: The proportion of individuals of a given age group who are primary household
maintainers.

Household Type: “The differentiation of households on the basis of whether they are census family
households or non-census family households.”

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage012-eng.cfm

Income: For the purposes of this report, unless otherwise indicated, income refers to “total income”
which is before-tax and includes specific income sources. These specific income sources typically include
employment income, income from dividends, interest, GICs, and mutual funds, income from pensions,
other regular cash income, and government sources (El, OAS, CPP, etc.). These income sources typically do
not include capital gains, gifts, and inter-household transfers, etc.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/popl123-eng.cfm

Labour Force: The labour force includes individuals aged 15 and over who are either employed, or actively
looking for work. This means that the labour force is the sum of employed and unemployed individuals.
Individuals not in the labour force would include those who are retired.

https://www12.statcan.gc.cafcensus-recensement/2016/ref/dict/pop056-eng.cfm

Mobile Home: A single dwelling designed and constructed to be transported on its own chassis and
capable of being moved to a new location on short notice. It may be placed temporarily on a foundation
such as blocks, posts or a prepared pad and may be covered by a skirt.

A mobile home must meet the following two conditions:

e ltis designed and constructed to be transported on its base frame {or chassis} in one piece.

e The dwelling can be moved on short notice. This dwelling can be easily relocated to a new location,
because of the nature of its construction, by disconnecting it from services, attaching it to a standard
wheel assembly and moving it without resorting to a significant renovations and reconstructions.

https://www12.statcan.gc.ca/census-recensement/2016/ref/guides/001/98-500-x2016001-eng.cfm
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Multiple-Census Family Household: A household in which two or more census families {(with or without
additional persons) occupy the same private dwelling. Family households may also be divided based on
the presence of persons not in a census family.

https://www12.statcan.gc.ca/census-recensement/2011/ref/dict/households-menage012-eng.cfm

National Occupancy Standard: Standard for the number of bedrooms required by a household based on
household composition. For example, lone-parents living with their child would require two bedrooms,
one for themselves and one for their child.

https://www23.statcan.gc.ca/imdb/p3Var.pl?Function=DEC&Id=100731

Non-Census-Family Households: Households which do not include a census family. “Non-Census-family
households are either one person living alone or a group of two or more persons who live together but do
not constitute a Census family.”

htips://www23.statcan.gc.ca/imdb/p3Var.pl?Function=DEC&Id=251053

Other Family or Other Census Family: When comparing households one way to distinguish between
households is by “household family types.” These types will include couples with children, couples without
children, lone-parent families, and non-family households; they will also include “other families” which
refer to households which include at least one family and additional persons. For example, “other family”
could refer to a family living with one or more persons who are related to one or more of the members of
the family, or a family living with one or more additional persons who are unrelated to the family
members.

Other Movable Dwelling: A single dwelling, other than a mobile home, used as a place of residence, but
capable of being moved on short notice, such as a tent, recreational vehicle, travel trailer, houseboat, or
floating home.

Other single-attached house: A single dwelling that is attached to another building and that does not fall
into any of the other categories, such as a single dwelling attached to a non-residential structure {e.g.,
store or church) or occasionally to another residential structure (e.g., apartment building).

https://www12 statcan.gc.ca/census-recensement/2016/ref/guides/001/98-500-x2016001-eng.cfm

Participation Rate: The participation rate is the proportion of all individuals aged 15 and over who are in
the labour force.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/pop 108-eng.cfm

Primary Household Maintainer: The first (or only) maintainer of a household listed on the census.

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage020-eng.cfm

Seniors: Individuals aged 65 and over.
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Shelter Cost: Total monthly shelter expenses paid by households that own or rent their dwelling. “Shelter
costs for owner households include, where applicable, mortgage payments, property taxes and
condominium fees, along with the costs of electricity, heat, water, and other municipal services. For renter
households, shelter costs include, where applicable, the rent and the costs of electricity, heat, water and

other municipal services.”

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage033-eng.cfm

Subsidized Housing: “’Subsidized housing' refers to whether a renter household lives in a dwelling that is
subsidized. Subsidized housing includes rent geared to income, social housing, public housing,

government-assisted housing, non-profit housing, rent supplements and housing allowances.”

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/dwelling-logements017-eng.cfm

Suitable Housing Standard: “[Housing that] has enough bedrooms for the size and composition of

resident households.”

https://www12.statcan.gc.ca/census-recensement/2016/ref/dict/households-menage037-eng.cfm

Supportive housing: A type of housing that provides on-site supports and services to residents who
cannot live independently.

https://www.bchousing.org/glossary

Supportive Housing for Seniors: This document defines assisted living and long term or residential care
options as supportive housing for seniors.

Transitional Housing: “A type of housing for residents for between 30 days and three years. It aims to
transition individuals to long-term, permanent housing.”

https://www.bchousing.org/glossary
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Housing Needs Reports — Summary Form

MUNICIPALITY/ELECTORAL AREA/LOCAL TRUST AREA: District of Highlands

REGIONAL DISTRICT: Capital Regional District

DATE OF REPORT COMPLETION: October 2020 (MONTH/YYYY)
PART 1: KEY INDICATORS & INFORMATION

Instructions: please complete the fields below with the most recent data, as available.
Neighbouring municipalities and electoral areas:

S City of Langford, City of View Royal, District of Saanich

§ Neighbouring First Nations:

= | T'sou-ke, Esquimalt First Nation, Songhees First Nation
Population: 2225 (2016) Change since 2006 16.9 %
Projected population in 5 years: 2562 Projected change: 85%
Number of households: 830 (2016 Change since 2006 18.0%
Projected number of households in 5 years: 871 Projected change: 25%

3 Average household size: 2,7 (2016)

% Projected average household size in 5 years: 2.5

g Median age (local): 45.6 (2016) Median age (RD): 44.8 Median age (BC): 42.5

= Projected median age in 5 years: 45.0
Seniors 65+ (local): 14.0 % | Seniors 65+ (RD): % | Seniors 65+ (BC): 17.0 %
Projected seniors 65+ in 5 years: 171 %
Owner households: 88.0% | Renter households: 12.0%
Renter households in subsidized housing: 0.0 %

Median household income Local Regional District BC

§ All households $103,360 $ 69,642 $69,979

E Renter households $67,952 $44,363 $45,848
Owner households $108,415 $88,704 $84,333




E Participation rate: 73.4 % | Unemployment rate: 43%
% Major local industries: health care and social assistance, retail trade, public administration, construction, and
b manufacturing.
Median assessed housing values: $ 861,059 (average) Median housing sale price: $ 892,707 (average)
Median monthly rent: $ 1,289 (secondary market) Rental vacancy rate: N/A %
o | Housing units - total: 830 {2016} Housing units — subsidized: 5
z
% Annual registered new homes - total: 7 Annual registered new homes - rental: 0
= Households below affordability standards (spending 30%+ of income on shelter): 11 %
Households below adequacy standards (in dwellings requiring major repairs): 3%
Households below suitability standards (in overcrowded dwellings): 4%

Briefly summarize the following:

1. Housing policies in local official community plans and regional growth strategies (if applicable):

In the District’s 2019-2022 Strategic Plan, there are specific strategic priorities guided by the Official Community Plan
and the Integrated Community Sustainability Plan. In this Strategic Plan, specific goals are outlined to address the
limited variety of housing stock available.

2. Any community consultation undertaken during development of the housing needs report:

Stakeholder focus groups and interviews were held through July and August of 2020. Eleven interviews were
completed with service providers, housing providers, and First Nation serving organizations from across the CRD. Four
focus groups were attended by stakeholders from community serving organizations, housing providers, institutional
(education and employers), and development and real estate serving the CRD’s core communities.

3. Any consultation undertaken with persons, organizations and authorities (e.g. local governments, health authorities,

and the provincial and federal governments and their agencies).

Interviewees included Community Social Planning Council, CRD Electoral Area Director, Cool Aid Society, Coalition to
End Homelessness, BC Housing, Greater Victoria Housing Society, Pacifica Housing, and Urban Development Institute.
Focus groups included the Sooke Housing, Community Living BC, Colwood Fire, RCMP, and Langford Planning and
Zoning Committee.

4. Any cansultation undertaken with First Nations:

Several First Nation serving organizations were interviewed in the public consultation process. These organizations
include the Aboriginal Coalition to End Homelessness Society, Victoria Native Friendship Centre, and M’akola Housing
Society.




PART 2: KEY FINDINGS

Table 1: Estimated number of units needed, by type (# of bedrooms)

Currently (2016) Anticipated (5 years)
0 bedrooms {bachelor) 0 1
1 bedroom 50 7
2 bedrooms 150 9
3+ bedrooms 625 4
Total 830 21
Comments:
Table 2: Households in Core Housing Need
2006 2011 2016
# % # % # %
All households in planning area 675 100 | 745 100 | 785 100
Of which are in core housing need 40 5.9 25 3.4 35 4.5
Of which are owner households 30 4.7 20 2.8 20 2.9
Of which are renter households 10 25.0 0 0 15 15.8

Comments:

Highlands saw a slight decrease of households in Core Housing Need from 2006 to 2016, and in 2016, Highlands had a
lower proportion of households in Core Housing Need compared to the CRD, BC, and Canada. In 2016, there was a
higher proportion of renter households experiencing Core Housing Need than owners (15% vs 3%). But in terms of
absolute numbers, more owner households are affected affected than renter (20 vs 15 households).

Table 3: Households in Extreme Core Housing Need

2006 2011 2016
# % # | % # %
All households in planning area 675 100 | 745 100 | 785 100
Of which are in extreme core housing need 25 3.7 25 3.4 20 25
Of which are owner households 20 31 0 0.0 10 1.4
Of which are renter househofds 10 25.0 0 0.0 10 ES
Comments:

Highlands has 3% of households in Extreme Core Housing Need compared to the CRD’s 6% and BC’s 6%.




Briefly summarize current and anticipated needs for each of the following:

1. Affordable housing:

Housing costs are rising in Highlands. In the homeownership market, housing prices have risen dramatically. Between
2005 and 2019, the average home sale price increased 74% from $516,250 to $899,000 for a single-detached house. A
single-detached home is out of reach for all household types making the median income in Highlands.

2, Rental housing:

There is a need for more rental housing options across the CRD. In the Highlights the proportion of renter households
in 2016 was 12%. There are currently no purpose built rental units in Highlands, indicating all 100 renter units are
likely served by the secondary rental market,

3. Special needs housing:

Stakeholders noted that individuals with disabilities have reduced incomes and difficulty accessing appropriate
housing in the West Shore communities and across the CRD. For individuals with disabilities who are unable to work,
the provincial housing supplement of $375 (for an individual) is extremely low and limits access to housing options.

4. Housing for seniors:

Highlands is experiencing a slight ageing, and increasingly communities are looking at aging in place in the community
as an approach to addressing changing housing needs and an older demographic: having downsizing and supportive
housing options available ensures seniors in the community are able to stay in the community for the long-term.

5. Housing for families:

West Shore communities are becoming more attractive options for families and other households requiring more
space. The average cost of a single detached home ($899,000 in 2019) in Highlands would cause couples with children
making the median household income to spend more than 30% of their income on shelter costs.

6. Shelters for people experiencing homelessness and housing for people at risk of homelessness:

The CRD has seen an increase in individuals experiencing homelessness in recent years. The March 11, 2020 point-in-
time count identified at minimum 1,523 individuals experiencing homelessness in the region. There were at least 350
individuals who were emergency sheltered and 743 who were provisionally accommodated in transitional housing.

. Any other population groups with specific housing needs identified in the report:

Were there any other key issues identified through the process of developing your housing needs report?




APPENDIX D

P,
DISTRICT OF HIGHLANDS.
oisTRICY of Wil . BYLAW NO 465

HIGHLANDS

A BYLAW TO AUTHORIZE THE FINANCIAL PLAN FOR THE YEARS 2025 TO 2028

The Council of the District of Highlands, in open meeting assembled, enacts as follows:

1. CITATION

This Bylaw may be cited as “Five Year Financial Plan (2025-2028) Bylaw No. 465, 2025”.
2. FINANCIAL PLAN
a) Schedule “A” attached to and forming part of this Bylaw is declared to be the Five
Year Financial Plan of the District of Highlands for the five year period ending
December 31, 2029.
b) Schedule “B” attached to and forming part of this Bylaw is declared to be the
Statement of Objectives and Policies of the District of Highlands for the purposes

of this Bylaw.

c) Al payments from Municipal Revenue for the current year made prior to the
passage of this Bylaw are hereby ratified and confirmed.

READ A FIRST TIME on the 22nd dayof  April, 2025

READ ASECOND TIMEonthe 22nd day of April, 2025

READ A THIRD TIME on the 22nd dayof April, 2025

ADOPTED on the 5th dayof May, 2025

2 e

-

Corporate{aﬁg'
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Schedule “A” to Bylaw No. 465
2025 - 2029 Financial Plan
District of Highlands Consolidated Five Year Financial Plan
2025 2026 2027 2028 2029
Budget Budget Budget Budget Budget
Operating Revenues
Taxation 2,822,800 3,081,500 3,373,000 3,550,800 3,769,600
Sales of Services 113,300 172,700 116,600 116,600 116,600
Other Revenue 492,100 487,300 487,300 487,400 487,400
Grants and Contributions 694,400 610,400 611,400 620,500 622,500
Total Operating Revenues 4,122,600 4,351,900 4,588,300 4,775,300 4,996,100
Operating Expenses
General Government Services 1,216,500 1,254,500 1,285,000 1,312,700 1,374,800
Protective Services 757,400 652,700 691,900 705,900 729,800
Transportation Services 564,000 588,100 602,900 611,400 630,100
Planning Services 441,700 278,800 293,100 292,400 306,700
Recreation and Cultural Services 500,600 492,600 504,900 519,400 534,200
Total Operating Expenses 3,480,200 3,266,700 3,377,800 3,441,800 3,575,600
Net from Operations 642,400 1,085,200 1,210,500 1,333,500 1,420,500
Add
Reserves Used for Operating Projects 465,400 211,400 110,000 110,000 110,000
Equity for Amortization 875,800 875,800 875,800 875,800 875,800
Reserves Used for Capital 2,572,000 770,000 680,000 1,370,000 610,000
Proceeds of Debt - - - -
Deduct
Capital Expenses 2,572,000 770,000 680,000 1,370,000 610,000
Amortization Expense 875,800 875,800 875,800 875,800 875,800
Transfer to Reserves 1,064,100 1,252,900 1,320,500 1,443,500 1,530,500
Debt Servicing 43,700 43,700 - - -

Total Budget for the Year
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Schedule “B” to Bylaw No. 465
Revenue, Tax and Permissive Tax Exemption Policy Disclosure

Proportion of Total Revenue:

The District will continue to pursue revenue diversification, with the objective of maintaining a
reasonable tax burden by maximizing other revenue sources and balancing the tax burden
with user fees and charges where feasible.

Revenue Source Revenue Share
Property Taxes 68%
Fees and Charges 3%
Borrowing Proceeds 0%
Other Sources 29%
Total 700%
Distribution of Property Taxes (General Municipal, Fire and Infrastructure Replacement):

The District will continue to set tax rates to ensure tax stability by maintaining the
proportionate relationship between classes and uniform annual tax increases, consistent
with the previous year’s approach.

The District will also maintain a relationship between the property classes that is consistent
with the District’s Long Term Financial Plan and Council’s Strategic Priorities.

Property Class 2024 Muttiple Dollar Value
Class 1 - Residential 1.00 $2,153,200
Class 2 - Utilities 12.41 14,400
Class 5 - Light Industry 6.52 292,100
Class 6 - Business and Other 4.97 278,100
Class 7 - Private Managed Forest 4.97 3,900
Class 8 - Recreation/Non-profit 6.55 36,200
Class 9 - Farmland 3.63 700
TOTAL $2,778,600

The District aims to limit general municipal taxes and fire taxes in accordance with the
Consumer Price Index (CPI), along with a 2% lift in asset management taxes for the average
residential property each year.

Permissive Tax Exemptions:
The District will continue to consider Permissive Tax Exemptions that support environmental
preservation in the community on a case by case basis.
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The Solid Waste Advisory Committee (see description below)
Landfilling

Activities that divert waste materials away from disposal as garbage to alternatives
such as recycling or composting. Does not include combustion of garbage to produce
energy.

An economic system aimed at eliminating waste and the continual use of resources.
Circular systems employ reuse, sharing, repair, refurbishment, remanufacturing and
recycling to create a closed-loop system, minimizing the use of resource inputs and
the creation of waste, pollution and carbon emissions

Selected waste materials that are not suitable for disposal on the active face of the
landfill because of specific health and safety or environmental concerns associated
with the physical or chemical properties of the waste. Items that are considered
controlled waste include animal feces, sewage contaminated grit, catch basin waste
and dead animals.

Capital Regional District

Construction, renovation and demolition

Extended producer responsibility

The sum of all materials discarded that require management as solid waste, including
garbage, recycling and composting. Does not include organic waste composted at
home.

Industrial, commercial and institutional (does not include heavy industry)

BC Ministry of Environment & Climate Change Strategy

Based on BC's Environmental Management Act, municipal solid waste (MSW) is
refuse that originates from residential, commercial, institutional, demolition, land
clearing or construction sources, or refuse specified by a Ministry of Environment
director to be included in a waste management plan

Generally refers to kitchen scraps, food waste, yard and garden waste.

CRD’s Solid Waste Management Plan

A “producer responsibility organization” (PRQ), is usually a not-for-profit organization
or an industry association, that is designated by a producer or producers to act on
their behalf to administer an extended producer responsibility or product stewardship

program (e.g., Encorp Pacific, Product Care Association, Recycle BC)

Formerly MMBC (Multi-Material BC), the producer responsibility organization
established to manage the residential packaging and paper products EPR program



SWMP
Solid Waste Advisory
Committee

Transfer Station

Zero Waste
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Residual waste refers to discarded materials that are not diverted to reuse, recycling
or composting and therefore require disposal

Solid Waste Management Plan

A multi-stakeholder committee established to advise the CRD, and to provide input
on matters related to solid waste management upon request by the CRD, including
the development and implementation of the Solid Waste Management Plan.

A site at which municipal solid waste or recyclable material is received from the
general public and is sorted, compacted, consclidated or rearranged and stored for
subsequent transfer off-site for further processing or final disposal.

Zero waste is a philosophy and aspirational goal that envisions a point where nothing
is wasted. It eliminates traditional concepts of managing waste materials and instead
focuses on design for environment. It is intended as an approach to pursuing
sustainability through circular economy and is aligned with the Pollution Prevention
Hierarchy, seeking to move materials up the hierarchy from residual management
through recovery, recycling, reuse and ultimately reduction.



In British Columbia, regional districts develop solid waste management plans under the provincial
Environmental Management Act that are high-level long term visions of how the regional district would like
to manage its solid waste in accordance with the Pollution Prevention Hierarchy. This Plan should ideally
be renewed approximately every ten years to ensure that it reflects the current needs of the regional district,
as well as current market conditions, technologies and regulations.

The Capital Regional District (CRD) initiated a process to update its 1995 Solid Waste Management Plan
(SWMP) to identify goals and strategies for the next ten years. The SWMP update process considered
existing solid waste management policies and programs; identified and evaluated options for reduction,
diversion and residual management; and addressed system financing.

This draft document represents an update of the CRD’s 1995 SWMP, and once approved by the Province
(along with any approval conditions), becomes a regulatory document for solid waste management in the
CRD, and serves to guide solid waste management related activities and policy development. In
conjunction with regulations and operational certificates that may apply, this Plan regulates the operation
of sites and facilities that make up the region’s waste management system.

The principles guiding the development and implementation of this Plan are a slightly modified version of
those recommended in the BC Guide to Solid Waste Management Planning, and were prepared by the
CRD’s Solid Waste Advisory Committee in June 2018 to enhance their clarity, and were subsequently
approved by the CRD Board in October 2018. The guiding principles are:

Promote zero waste approaches and influence others in support of a circular economy;

Promote the first 3Rs (Reduce, Reuse and Recycle);

Maximize beneficial use of waste materials and manage residuals appropriately;

L I\

Support polluter-pay and user-pay approaches and manage incentives to maximize positive behaviour

outcomes;

5. Prevent organics, recyclables and household hazardous waste from going into the garbage wherever
practical;

6. Collaborate with other jurisdictions wherever practical;

Develop collaborative partnerships with interested parties, both within and outside of the CRD, to

achieve regional targets set in plans; and

8. Level the playing field within regions for private and public solid waste management facilities.

The Province’s guidelines for solid waste management planning require solid waste management plans to
have goals and targets. Goals are the long-term aims to be achieved as an outcome of the plan. A goal
may be achieved within the timeframe of this Plan, but a goal may also be aspirational; something for the
CRD to strive for beyond the timeframe of this Plan. Targets (see section 1.3), on the other hand, are a
way of measuring the plan’s progress and have clear timelines.
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The goals for this Plan are:

1. To surpass the provincial per capita waste disposal target and aspire to achieve a disposal rate of
125 kg/capitalyear;

2. To extend the life of Hartland Landfill to the year 2100 and beyond;

3. To have informed citizens that participate effectively in proper waste management practices; and

4. To ensure that the CRD’s solid waste services are financially sustainable.

These goals were established by the Solid Waste Advisory Committee in 2018 based on a review of the
Existing System Report, and a discussion of the challenges and opportunities presented by the current
system. The first goal associated with reducing the amount of waste disposed was refined in 2020 based
on further input from the Solid Waste Advisory Committee to include an aspirational disposal target of 125
kg per capita.

1.3 Pollution Prevention Hierarchy

This Plan adopts the 5R Pollution Prevention Hierarchy (see Figure 1-1). Strategies to address each tier
in the hierarchy are laid out in Section 5. Implementation of these strategies over the Plan's 10-year
timeframe is expected to contribute to the provincial disposal rate target of 350 kg per person (per capita),
and result in achievement of the following regional targets. These targets are discussed further in Section
8.

1. By the end of the 3" year of this Plan, the CRD’s per capita disposal rate will be 340 kg or less.
2. By the end of the 5™ year of this Plan, the CRD’s per capita disposal rate will be 285 kg or less.
3. By the end of the 10" + year of this Plan, the CRD’s per capita disposal rate will be 250 kg or less.

Figure 1-1: 5R Poliution Prevention Hierarchy

Reduce by as much as possible th

of toxi

Reuse: ensure that materials or products
are reused as many limes as possible before
entering the solid waste stream

Recycle as much as possible

Recover as much material and/or energy from
the solid waste stream as possible through the
application of technology

RESIDUALS
MANAGEMENT

Pravide safe and effective residual
management, once the solid waste stream
has been feduced through the application
of technology
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What we consume and how we dispose of it contributes to climate change. Greenhouse gas emissions
are generated from the management of waste in the region—primarily from decomposing garbage,
especially organic waste like food scraps and wood, but also from transportation and management.

We can reduce our collective emissions by decreasing the amount of waste we produce, and by managing
Hartland Landfill in a sustainable manner. By finding beneficial ways to use our waste materials, we can
also displace other sources of greenhouse gas emissions in the region.

In 2019, the CRD Board identified Climate Action & Environmental Stewardship as a priority for the region
and approved a motion to declare a climate emergency. The goals and guiding principles of this Plan build
upon the 5R Pollution Prevention Hierarchy, focusing first on strategies that promote zero waste and
support a circular economy to reduce the greenhouse gas emissions associated with producing materials
that eventually become waste. This Plan also considers strategies to beneficially use waste as a resource
and to manage the residual waste stream to minimize fugitive emissions.

Greenhouse gas emissions associated with the 5" R — residuals management, are generated from the
disposal of residual waste in the region—primarily from decomposing garbage, especially organic waste
like food scraps and wood, but also from transportation and management.

What we consume, the production of new products and extraction of raw materials and how we manage
items at end-of-life all contribute to climate change. We can reduce our collective emissions by decreasing
the amount of waste we produce, and managing Hartland Landfill in a sustainable manner. By finding
beneficial ways to use our waste materials, we can also displace other sources of greenhouse gas
emissions in the region,

When organic matter decomposes within the landfill, it produces gas which is mainly made up of carbon
dioxide and methane, a very potent greenhouse gas. Landfills are typically one of the largest contributors
of greenhouse gas emissions in the community. In 2020, the CRD completed a regional greenhouse gas
emissions inventory based on a recognized global standard (called the GPC Basic+) to measure emissions
generated locally from buildings, transportation and waste. Total regional emissions are approximately 1.7
million tonnes of carbon dioxide equivalents. Waste contributes approximately 5% of the region’s
greenhouse gas emissions, with Hartland Landfill accounting for the majority?.

The CRD is actively working to improve landfill gas collection efficiency and produce renewable natural
gas using captured methane from the historical waste decomposing in the landfill in addition to minimizing
any fugitive emissions. Strategy 14, ‘Optimize Landfill Gas Management’, will support and accelerate this
work.

The SWMP is aligned with several other CRD strategies and plans. Figure 1-2 shows each of these
strategies and plans and how they are linked with this Plan.

1 Source: Capital Regional District 2018, GPC BASIC+ Community Greenhouse Gas Emissions Inventory Report (Stantec, August 2020).
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1.6 Alignment with Provincial Targets

The Province has two solid waste performance targets:

1. Lower the provincial municipal solid waste (MSW) disposal rate to 350 kg per capita; and
2. 75% of BC's population covered by organic waste disposal restrictions.

The CRD supports these two provincial goals through its current solid waste management system, which
prohibits the disposal of both kitchen scraps and yard waste at Hartland Landfill, and through this SWMP
which presents strategies that aim to reduce the per capita disposal rate to even less than 350 kg per

capita.
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The CRD'’s first SWMP was approved by the Province in 1989. It was updated in 1991, and again in 1995.
Since 1995, eight amendments have been added to the Plan and most of the original goals have been
achieved. The eight amendments are listed in Table 2-1.

Table 2-1: Plan Amendments
nendment 1 (2003

To allow the Capital Regional District (CRD) to regulate composting in the CRD through the adoption of a
regulatory bylaw under Section 25 (3) of the Environmental Management Act.

To allow the Capital Regional District (CRD) to regulate transfer stations on Salt Spring Island through the
adoption of a regulatory bylaw.

To modify the legal description of Hartland Landfill to include additional land that was acquired as a buffer
strip.

Add a new Section 16.0 that outlines the CRD’s public review process for solid waste related matters.
\menoment 5 (260

Establishes procedures for resolving conflicts associated with the Hartland Landfill.

Include the Highwest Waste Management Facility in the Solid Waste Management Plan and set operating
requirements (replaces Section 10.1.28 in the Plan). This section includes cessation of burning at the site by
the end of 2009.

Replace Section 15.1 of the Plan with “Funding for all Hartland Capital Works will be borrowed through loan
authorization bylaws or cash flow generated from solid waste operations in accordance with the CRD Sofid I
Waste Disposal Local Services Establishment Bylaws.”

To allow the siting, construction and operation of a biosolids treatment and resource recovery facility atl
Hartland Landfill for treatment, processing, storage and beneﬁcnal utilization of screenings and waste sludge l

Iin March 2011, the CRD Board passed a motion to undertake a process to update the CRD's 1995 SWMP.
In 2012, the CRD embarked on the process to create a new plan that would reflect the changes that have
been made since 1995, including the eight plan amendments and changes to the solid waste management
system, such as the significant expansion of Extended Producer Responsibility as a means of managing
solid waste. Updating the Plan would also allow for consideration of future options for solid waste
management in the CRD within the current context and to create an updated vision.

In 2012, a Public and Technical Advisory Committee was formed to provide input into the development of

an updated plan. This committee reviewed several reports prepared by consultants, including a 2012
Existing System Report and technical memorandum outlining options for consideration in the new plan.
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The planning process, however, was put on hold in 2015 to investigate integrated resource management
opportunities. In November 2017, the Board approved restarting the process to update the SWMP.

The process to update the SWMP was restarted in 2018, with the preparation of an updated Existing
System Report and the establishment of new multi-stakeholder committee, with a mandate of being an
advisory committee to the CRD’s Environmental Services Committee for the SWMP update process. This
new committee is called the Solid Waste Advisory Committee, and it also serves as an advisory body on
current solid waste management initiatives in the CRD referred to it by the Environmental Services
Committee. This committee will also be the Plan Monitoring Advisory Committee upon completion of the
SWMP update process. Terms of Reference for the Solid Waste Advisory Committee are included as
Schedule A.

The members of the Solid Waste Advisory Committee represent a diversity of backgrounds, interests and
geographical locations and includes technical and non-technical members.

Table 2-2: Composition of the Solid Waste Advisory Committee

Number of

Representation Members

Regional district director (member of Environmental Services Committee)
Municipal engineering staff who are involved in solid waste collection
Electoral Area representative

First Nations

Environmental organizations

Business groups

Non-profit group with an interest in solid waste (e.g., reuse organization)
Large waste generators (industrial, commercial, institutional)
Owners/operators of private waste management facilities

Private sector industry collection service providers

Composting industry representative

Product stewardship agency

Community representative (representing Prospect Lake/Hartland area)
Public representatives, at large

Willis Point community representative

District of Highlands representative

T G G o I i G G | TR O TN AN [t Vi G S A S G B

Solid Waste Technology representative
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In October.2018, the Board approved the guiding principles, objectives and goals developed by the Solid
Waste Advisory Committee for the new plan. In September 2018, the Board reviewed the Solid Waste
Advisory Committee’s proposed strategies, actions and targets for the updated SWMP, and directed that
these be taken out for public consultation.

The first phase of public consultation took place between October 18, 2019 and December 1, 2019, and
included a media launch event, public open houses, stakeholder meetings and extensive social media
outreach. A dedicated web page was created where people could sign up for project updates, review
background information and submit their feedback through a survey. Overall, there was a high level of
support for all plan elements. Some actions—particularly those associated with ensuring Hartland Landfill
is used as effectively and efficiently as possible—generated important questions from the community.

The results of the consultation and an initial draft Plan were presented to the Solid Waste Advisory
Committee in the summer of 2020. As a result of consultation, and the Solid Waste Advisory Committee’s
input, the draft Plan was modified to improve clarity and the waste minimization goal was strengthened,
however no changes were made to the draft Plan’s strategies and actions.

The CRD is the regional government for 13 municipalities and three electoral areas, covering an area of
2,341 sq. km on the southern tip of Vancouver Island. A map showing the administrative boundaries of the
CRD is provided in Figure 3-1.

Member municipalities include:
District of Central Saanich
City of Colwood

Town of Esquimalt
District of Highlands

City of Langford

District of Metchosin
District of North Saanich
District of Oak Bay
District of Saanich

Town of Sidney

District of Sooke

City of Victoria

Town of View Royal

Unincorporated areas are organized into electoral areas. The three electoral areas in the CRD are:

e Salt Spring Island Electoral Area;

e Southern Gulf Islands Electoral Area, which includes Galiano Island, North Pender Island, South
Pender Island, Saturna Island, Mayne Island, and smaller islands in the vicinity; and

» Juan de Fuca Electoral Area, which includes the areas of East Sooke, Jordan River, Malahat, Otter
Point, Port Renfrew, Shirley, Willis Point, and inland rural areas.

First Nations communities located within the region include: Beecher Bay, Esquimalt, Malahat,
Pacheedaht, Pauquachin, Penelakut, Songhees, Tsartlip, Tsawout, Tseycum and T'Sou-ke Bands. Each
of these Bands has reserve lands within the boundaries of the CRD as shown in Figure 3-2.
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Figure 3-1: Map of Capital Regional District
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3.1 Population

As shown in Table 3-1, the population of the CRD in 2019 was estimated at 418,414, including persons
living on First Nations Reserves. Table 3-2 provides population projections to 2030, as supplied by BC
Stats. Based on these estimates, the population of the region is expected to grow by 10% over the next
decade

Table 3-1: Population, By Area (2019 estimate)?

Area p 033'1 agtion % of CRD total

CAPITAL REGION | 418,414

Central Saanich 18,089 4%
Colwood 18,867 5%
Esquimalt 18,716 5%
Highlands 2,481 1%
Langford 42,653 10%
Metchosin 5,168 1%
North Saanich 11,876 3%
Oak Bay 18,568 4%
Saanich 122,173 29%
Sidney 12,235 3%
Sooke 14,657 4%
Victoria 94,005 22%
View Royal 11,567 3%
Unincorporated Areas

Juan De Fuca Electoral Area 5,427 1%
Salt Spring Island Electoral Area 11,247 3%
Southern Gulf Islands Electoral Area 5,072 1%
First Nation Reserves 5,613 1%

% CRD website: 111 /) c.ca/docs/defau /regional-planning:pdi/population/pop pdfs/2019 p f C .
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Table 3-2: Capital Region Population Projections®

Az 7»?2,-‘2'333.?
2020 421613 |
2021 426,029
2022 430,530
2023 435114
2024 439761
2025 444,330
2026 448,825
2027 453 249
2028 457 563
2029 461,765
2030 465,850

Table 3-3 provides a breakdown of the housing types in the region, based on 2016 Census data and
building permits for residential structures.

Table 3-3: Housing in the Capital Region*

# Yo

Single Detached Houses 70,630 41.5%
~ Semi Detached Houses (includes flats, 32,375 19.0%

duplexes)

Row Houses 10,380 6.1%

Apartments (all types) 54,775 32.2%

Mobile Homes 1,990 1.2%
| Total 170,150 | 100%

The CRD has a well-diversified economy. A large public sector comprised of the provincial government
offices and military installations, as well as universities and colleges are the key drivers of this area’s
economy.

The area also has a growing technology and health services sector, along with a vibrant tourism industry.
Retirement living and residential expansion continue to shape the demographics of this community.

3source: https://www2.gov.bc.ca/gov/content/data/statistics/people-population-community/population/population-estimates

* Data provided by the CRD. Does not include housing on First Nation Reserves.
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Based on the 2016 census, the main employment sectors in the region are health care (13% of
employment), public administration (12%), retail (11%), accommodation and food services (9%), and
professional, scientific and technical services (8%).°

The following is a high-level overview of the current system for solid waste management in the region. A
more detailed description is provided in the report Existing Solid Waste Management System (2018)
which can be found on the CRD’s website (https://www.crd.bc.ca/docs/default-source/recycling-waste-
pdf/2018existingsystemsreport.pdf).

Figure 4-1 shows how per capita disposal in the capital region has changed over the past two decades,
incorporating the quantities of waste disposed at Hartland Landfill and the privately owned Highwest
Landfill. In 2019, the per capita disposal rate was 382 kg per capita, a reduction of 43% since 1989.

b -+
. e 5 =
g wy =
| = ¥ =

a4 B
1989 1990 1091 1952 1093 1994 1995 1996 1997 1098 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 014 5 2016 017 N1 2000

Hartland Landfill Highwest Landfill

Figure 4-1: CRD Disposal (1989 —2018)

S Source: 2016 Census Profile Statistics Canada
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Figure 4-2 shows the estimated composition, by weight, of the waste landfilled at Hartland in 2016 (the last
time a waste composition study was conducted at the site). The largest component of the garbage arriving
at Hartland Landfill was compostable organics (21.1%), followed by wood and wood products (17.0%),

paper (15.4%), and plastic (14.3%).
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Figure 4-2: Estimated Composition of All Waste Landfilled at Hartland (By Weight), 2016

Figure 4-3 shows the proportion of waste sent to Hartland Landfill in 2019 from each sector. As shown,
41% comes from Industrial/Commercial/Institutional (ICI) activities, while 38% comes from residences

(curbside residential plus multi-family).

_ Self-haul
6%

Figure 4-3: Sectors Contributing to Waste Disposed at Hartland (2019)
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This section provides an overview of the components that currently make up the system for managing solid
waste in the region.

Figure 44 is a map showing the location of solid waste management facilities operating in the region as
of 2020; including CRD-operated sites (shown in yellow), private waste management operations such as
recyclers, recycling depots and transfer stations (in red), non-profit second-hand stores (in green),
municipal recycling and yard waste depots (in blue), and Gulf Island recycling depots (in purple).

The region is home to two landfills authorized by the Province of BC: Hartland and Highwest. Both landfills
have Operating Certificates issued by the Ministry of Environment that define the activities permitted at

these sites. The Highwest Landfill is expected to permanently close in 2021 (see next section for additional
details). Additional information on these two facilities can be found in Section 4.3.1.

Future Facilities

This Plan anticipates the potential addition of an organic waste processing facility located at the Hartland
site. Additional information on this potential facility can be found in Sections 5.2 and 6.
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The CRD became responsible for solid waste disposal for the region in 1973 when, at the request of the
CRD Board, the Province of BC established solid waste disposal as a regional function of the CRD.

In 1975, the CRD acquired the Hartland Landfill site, which had been operating as a private facility since
the 1950s. The facility continued to be managed by a private operator under contract to the CRD until
1985, when the CRD assumed direct operation of the site.

Lands surplus to the needs of the landfill operation were subsequently transferred to CRD Parks for public
use. This included 210 hectares in 1994, and another 40 hectares in 2003. These areas formed a large
portion of the land conserved within Mount Work Regional Park. An additional 28 hectares of land adjacent
to the current landfill footprint was temporarily leased to CRD Parks until 2019.

Hartland Landfill is located 14 km northwest of Victoria and is the only sanitary landfill in the capital region.
The 125-hectare site is owned by the CRD and operated by a combination of CRD staff and contractors.
The landfill is operated under Operational Certificate # PR12659 issued under the Environmental
Management Act and follows a detailed Operating Plan based on the Operational Certificate. Figure 4-5
shows the current property boundary of Hartland Landfill. In 2013, the CRD acquired additional land to the
east of the site to increase the buffer around the landfill. Additional land acquisitions to further increase the
buffer are under consideration, and may be acquired during the lifespan of this SWMP. Additional buffer
land acquisitions would be consolidated into a single parcel of land. The acquisition of any additional lands
are to increase the buffer lands and operational flexibility at Hartland and not to expand the area for
landfilling.

In 2013, the Minister of Environment approved Amendment No. 8 of the current SWMP that allows the
siting of a biosolids treatment facility at Hartland. A Residuals Treatment Facility has been constructed at
Hartland North.

The Hartland Landfill site is a multi-purpose facility that currently includes the following waste management
functions:

o Disposal and landfill service for residential and non-residential customers;
o Disposal facility for controlled waste;

e Public drop-off depot for:

- Recyclable materials;

- Extended producer responsibility materials

- Household hazardous waste materials;

- Reusable goods;

- Yard and garden material,

Kitchen scraps transfer station;

Leachate collection, treatment and disposal;

Landfill gas collection, processing, conversion utilization and sale;
Administration and weigh scale facilities; and

Other solid waste disposal and diversion initiatives as approved by the CRD Board.
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Over the years, the CRD has sought to ensure the conservation of landfill space. The practice of banning
the disposal of specific wastes at Hartland Landfill, when viable recycling alternatives are in place, has
been used by the CRD since 1991. Current landfill bans include drywall (implemented in 1991), cardboard,
directories, large appliances, tires (1993), scrap metal, fill, aggregate, concrete, asphalt, rubble and clean
soil (1995), paper fibres (1998), yard and garden waste (2006), EPR materials (current and future)
designated under BC’s Recycling Regulation (2011), and kitchen scraps (2015).

The waste diversion and disposal services and policies at Hartland will continue to evolve as needed based

on available recycling markets, changes to provincial regulations like BC’'s Recycling Regulation, and
community need.
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4.2.2.1.1 Phase 1 and Phase 2 History

Phase 1 is the original part of Hartland Landfill that was completely closed by 1998. This area was filled
with approximately 4.5 million cubic metres of garbage. It is permanently covered with a specially designed
durable plastic liner and soil cap.

The Final Closure design for Phase 1 was completed in 2010, which included a final cover complete with a
new wetland sedimentation pond in addition to gas, leachate and road upgrades. More than 22,000 native
trees and bushes have been planted over the Phase 1 area.

Phase 2 refers to the current active filling area which was officially opened on April 30, 1997. It consists of
a system of liners, drains and collection pipes to provide for long-term engineered, environmentally secure
waste disposal.

Phase 2 is designed to accept approximately 10.3 million cubic metres of solid waste. The most recent
final closure was of the north face of Phase 2, Cell 1 in 2011. In 2016, progressive closure of the East and
South Faces of Phase 2, Cell 2 was put in place and construction and initial filling of a new landfill cell
(Phase 2, Cell 3) began.

4.2.2.1.2 Hartland Landfill Infrastructure

In addition to the landfill itself, the site has other infrastructure that supports its operation. This includes a
staffed scale house that weighs all incoming and outgoing vehicles, and an automatic scale for account
holders. Weighing of vehicles allows the CRD to track the quantity of the waste received at the facility and
to charge fees based on the weight of waste deposited at the site. Material collected at the depot and
transfer station for subsequent transportation off site is also tracked using the scale system.

Other infrastructure is associated with pollution control and includes leachate and landfill gas management
infrastructure, which are described below.

4.2.2.1.3 Gas Management

As garbage decomposes in the landfill, landfill gas is generated. Landfill gas is primarily methane but also
includes other organic compounds. Methane is a powerful greenhouse gas — 20 to 30 times more potent
than carbon dioxide. To minimize greenhouse gas impacts, reduce odours associated with landfill gas and
reduce risk of fires associated with the buildup of methane, active collection and management of the landfill
gas is a critical part of managing Hartland Landfill.

Landfill gas has been collected at Hartland for about 20 years. Prior to 2004, the collected gas was flared
off and thermally destroyed. Since 2004, the gas is used for generation of electricity and only the excess
gas above the generator's capacity is flared. The generator typically produces enough energy to power
1,600 homes annually. In 2013, the CRD purchased their private sector partner’s portion of the power
project which gives the CRD full control over the landfill gas.

A site specific Landfill Gas Management Plan was approved in 2012, which detailed a strategy for capturing
landfill gas and meeting BC Ministry of Environment collection targets. The Plan includes installation,
operation and maintenance of collection infrastructure and routine reporting. This has resulted in landfil
gas collection increasing by nearly 40% since 2000, and reductions in greenhouse gas emissions by
approximately 50% since 2010. Collection infrastructure continues to be installed in accordance with the
Landfill Gas Management Plan. Strategy 14 of this Plan seeks to optimize and maximize landfill gas
collection for beneficial use.
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4.2.2.1.4 Leachate Management

Water that has filtered through garbage is called leachate. To minimize the leachate generation area,
impermeable covers are installed as cover on the landfill and perimeter ditches are lined to divert more
clean surface water away from the landfill. The leachate generated in the landfill is collected, contained
and conveyed via a micro-tunnel to two leachate storage lagoons. The leachate is tested on a once-a-
month basis and managed through the sanitary sewer system.

4.2.2.1.5 Monitoring

An environmental monitoring, assessment and management program to identify potential impacts of landfill
operations on groundwater, surface water and air, is in place in accordance with BC Ministry of
requirements. With over 40 years of engineered controls and continuous improvement, groundwater and
surface water quality at Hartland Landfill has improved. Monitoring stations include a series of test wells
both on and off the landfill site.

The 2016 landfill gas collection efficiencies were within estimated ranges in the Landfill Gas Management
Plan, working effectively and reducing greenhouse gas emissions from closed areas of the landfill. New
gas wells installed in Phase 2 as part of the long-term gas management plan resulted in gas infrastructure
improvements.

The progressive closure of the East and South Faces of Phase 2, Cell 2 that occurred in 2016 significantly
reduced the total leachate generation area of the landfill.

The newly constructed Phase 2 Cell 3 area included installation of new leachate containment with gravity
flow conveyance piping that discharges into the upper leachate lagoon. Groundwater quality monitoring
data obtained in 2016 indicated that landfill leachate is effectively contained and controlled on site.

Leachate quality monitoring, done at the point that it is discharged to the sewer system, confirms that
leachate discharged from the site is in compliance with the CRD’s Sewer Use Bylaw which regulates
discharges to the sanitary sewer. Surface water monitoring in 2016 indicated that nearby surface water
bodies are not impacted by leachate.

4.2.2.1.6 Estimated Lifespan

Based on current estimates and assuming no major changes to the volume of waste being disposed of in
the near-term, Phase 2 of Hartland Landfill is expected to reach capacity around 2045.

Provincial legislation requires the CRD to provide a safe, secure and sustainable disposal option for
regional solid waste in perpetuity. With this responsibility in mind, an additional 24 hectares of landfill
property adjacent to the current Phase 2 footprint could be developed (Phase 3) to extend the life of Hartland
Landfill to 2100 and beyond. The Phase 3 footprint resides entirely within the current Hartland operating
area boundary.

Some of this undeveloped landfill property was temporarily leased to CRD Parks until 2019, and is currently
used for recreation by visitors to the adjacent Mount Work Regional Park, including hikers and mountain
bikers. When regional demand requires the landfill to develop further, the recreational users of this portion
of landfill property will be impacted by the loss of these temporary trails (see section 4.2.2.1.7 for details).
This area comprises approximately 18 hectares.

The vision for Hartland 2100 is to keep the landfill's footprint as small as possible. This property will need
to be developed for future landfilling starting in approximately 2030, unless significantly more waste is
diverted, or a new technology for managing waste becomes available and economically feasible for the
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CRD. With this planning horizon in mind, development of a Hartland 2100 design concept has been
included in this Solid Waste Management Plan in Section 5.3, but its implementation will be phased in over
the next 10 years in alignment with evolving regional demand and the landfil's Operational Certificate
requirements. CRD staff will review and report out on regional demand as it relates to Hartland Landfill
capacity as part of its annual progress report on this Solid Waste Management Plan.

Future development of landfill property, including the removal of second-growth trees, would be offset by
the reforestation program already in place for all closed areas of the landfill, including 20 acres of reforested
land now that will have grown to 50 acres by 2040. The Hartland 2100 design concept will also include a
progressive reforestation plan that will reduce the greenhouse gas emissions generated by the landfill
through carbon sequestration.

4.2.2.1.7 Community Benefits and Engagement

Based on current population growth and waste trends, the CRD anticipates needing to permanently close
the existing biking trails on undeveloped Hartland Landfill property before the landfill reaches capacity in
2045. As CRD staff review and report out on regional demand as it relates to Hartland Landfill capacity
and work towards phasing-in implementation of the Hartland 2100 design concept, staff will collaborate
with the mountain biking community on alternative options.

There are also residents who live near Hartland Landfill, share the use of transportation routes in the area
with landfill-bound traffic and feel impacted by the landfill’s location. The CRD endeavours to operate and
develop the landfill in a manner that recognizes the interests of the community (recreational and
residential), while continuing to provide an essential regional service. The CRD has engaged and will
continue to engage with these communities to ensure that their perspectives continue to be understood
and that the ongoing development the Hartland site is done with these interests in mind.

In addition to the Hartland Landfill, there is the privately owned and operated Highwest Landfill located at
1943 Millstream Road in the District of Highlands. This landfill receives construction and demolition waste
and non-hazardous/non-putrescible ICl waste for disposal. This facility is expected to permanently close
in 2021 once it reaches capacity. Highwest operates under an Operational Certificate #100193 issued by
the Province of BC.

The CRD owns and operates a transfer station in Port Renfrew where garbage is received from local
residents and transferred to Hartland Landfill. Source separated recyclables and kitchen scraps are also
accepted at the site for recycling.

Additionally, there are several private transfer stations in operation in the CRD. Many of these sites offer
recycling services as well.

Transfer stations on Salt Spring Island are subject to Capital Regional District Bylaw 2810, a Bylaw to
Regulate the Operation of Transfer Stations on Salt Spring Island which requires all transfer stations to
hold a license. This bylaw was put in place to ensure that all transfer stations on Salt Spring Island are
operated at a standard that ensures the protection of environmental and community health.
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Collection of residential and commercial garbage and kitchen scraps is conducted by the private sector,
with the exception of single-family dwelling collection service offered by six of the region’s municipalities.

The private sector also collects recycling from multi-family buildings, commercial buildings and institutions,
and garbage and recycling from construction / demolition sites.

The CRD provides region-wide residential recycling service through a combination of single-family dwelling
curbside collection and depot collection programs under contract to Recycle BC.

Litter and recycling collection in public spaces such as urban streetscapes is a municipal service, as well
as a responsibility of Recycle BC. Streetscape recycling is part of the Recycle BC's EPR program for

packaging and printed paper. Encorp also provides streetscape recycling containers for beverage
containers.

There are a broad range of rental and repair services throughout the region plus many opportunities for
informal activities (e.g., garage sales, rummage sales). The CRD supports reuse through two main
mechanisms:

e Diversion Funding for Non-Profit Organizations: Since 1992, the CRD has provided funding to
non-profit organizations involved in recycling clothing and used household goods. The funding assists
with their garbage disposal costs at Hartland, in recognition that some donated used goods are
unusable and destined for the landfill. Ten organizations participated in the program in 2019.

e Hartland Reusable Materials Program: The CRD partners with five organizations for the
management of donated items received in the Hartland depot. Goods such as textiles, household
items, some building materials and bicycles are redistributed through a variety of networks operated
by these non-profit associations.

Environmental education is of paramount importance to the CRD’s waste reduction strategies. The CRD
provides a number of communications, education and outreach programs to support the 5R hierarchy and
promote resident awareness and participation in waste reduction and disposal services, including:

¢ School Outreach Programs: Curriculum-linked educational workshops and tours for students from
Kindergarten to Grade 12.

o Hartland Learning Centre: Located at Hartland Landfill, this recycled building is the venue for school
and community workshops, as well as the starting point for tours. Tours are provided to school groups,
community groups, members of the public and technical groups.

e Community Outreach and Events: Displays are set up at fairs, festivals, community gatherings and
other community events or locations. The displays often focus on ways to reduce and divert waste,
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proper sorting techniques for recyclable materials or more specific topics such as how to prepare
demolition waste and dispose of asbestos.

o MyRecyclopedia.ca: A comprehensive online listing of items including local recycling listings and tips
on how to reduce and reuse.

¢ Infoline: This dedicated phone line and email address allows the CRD to respond to inquiries about
waste reduction, waste management, recycling and Hartland Landfill.

e Ready, Set, Sort!: An online waste sorting game where residents can test their knowledge about local
recycling opportunities.

e CRD website: The CRD’s website has a range of information associated with the 5Rs and CRD'’s
solid waste services.

¢ Compost Education Centre: Through a contract with the CRD, the centre offers organic waste
diversion presentations, workshops, and educational demonstrations at on-site gardens and
throughout the community.

¢ Public Education Campaigns: The CRD develops and implements a number of seasonal, multi-
media public education campaigns to promote and provide information on a range of waste
management subjects. In 2019, those subjects included:

+ end markets for recyclable materials + illegal dumping prevention

+ household hazardous waste + holiday season waste reduction

+ safe renovation waste disposal + abandoned boat reporting and prevention
+ avoidable food waste reduction

In addition to the above activities undertaken by the CRD, municipalities with waste management services,
waste management companies, EPR organizations and many environment-oriented non-profit
organizations provide their own communication and education services.

There are public and privately operated depots located throughout the region accepting recyclables of
many types, kitchen scraps, yard waste, EPR products, and household hazardous waste. Some of these
depots also receive garbage.

The public drop-off depot at Hartland receives garbage, reusable goods, recyclables and household
hazardous waste. This area is intended for residential quantities and limits vehicle size to 5,500 kg gross
vehicle weight.

Residents on Salt Spring Island and the Southern Gulf Islands are provided recycling services through
drop-off programs set up at depots in their communities. The CRD, under agreement with Recycle BC,
partners with local on-island non-profit associations for recycling services for residential packaging and
paper products at these depots. In addition to receiving packaging and paper products, most depots offer
additional services such as scrap metal, electronics recycling and other recycling.
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British Columbia’s industry-led product stewardship programs require producers of designated products to
take extended producer responsibility for the life-cycle management of their products, including collection
and recycling.

The BC Recycling Regulation, under authority of the Environmental Management Act, sets out the
requirements for product stewardship in BC. The region is served by all of BC's EPR programs through a
broad range of take-back programs and service providers, including depots and retailers. The CRD
participates directly in EPR by acting as a collector for the following EPR programs at Hartland depot:

Beverage Containers

Electronics, Electrical Products, Batteries, Smoke Detectors and Lighting Products
Lead-Acid Batteries

Paints, Solvents, Flammable Liquids, Gasoline and Pesticides

Residential Packaging and Paper Products

Tires

Used Lubricating Oil, Filters and Containers and Antifreeze

Most household hazardous waste (HHW) in the CRD is collected through EPR programs, including those
provided at the Hartland depot.

Since not all HHW is currently covered by EPR programs, the CRD accepts both EPR and non-EPR
household hazardous waste materials at the Hartland depot. This program will remain available as long as
there is a need for the service.

The CRD will continue to encourage the province to expand the list of household hazardous waste products
covered by EPR so that the cost of managing all household hazardous waste is ultimately borne by the
producers and consumers of these products.

Regional Kitchen Scraps Strategy

In January 2015, a landfill ban on kitchen scraps was implemented, saving a valuable resource, conserving
landfill space and reducing greenhouse gas emissions from Hartland Landfill. Collected kitchen scraps are
currently processed at composting facilities in outside of the capital region.

Compost Facilities Bylaw

The CRD Board adopted the regional composting bylaw in December 2005. The bylaw regulates the
operation of composting facilities in the region to protect public health and the environment. in 2019, there
were no facilities licensed under the bylaw in the region.

Yard and Garden Material Landfill Restriction

In 2006, a yard and garden material landfill ban came into effect. A number of private facilities in the area
accept the region’s yard and garden material.

In 2019, 1,142 tonnes of source-separated yard and garden material was received at Hartland where it
was ground and beneficially used on-site. The landfill ban excludes invasive, infectious and noxious plants
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which are received at Hartland as garbage or controlled waste at a discounted tipping fee in an effort to
reduce their proliferation.

The CRD’s aims to mitigate illegal dumping through the following on-going measures:

Communication campaigns that target specific illegal dumping behaviours;

Funding to non-profit associations to conduct clean-up events in public places;

Funding for the removal of abandoned boats and marine debris;

Support of non-profit organizations involved in recycling clothing and used household goods;

Funding towards the disposal and recycling of unusable materials received as donations;

Provision of safe disposal of abandoned hazardous materials; and

A web page on illegal dumping on the CRD website that provides information on how to reduce illegal
dumping and abandonment.

There are many participants in the solid waste management system, as described in Table 4-1.

Table 4-1: Participants in the Solid Waste Management System

Who Roles in Solid Waste Management

BCMinistryof | e Regulates municipal solid waste management through the Environmental Management Act
Environment s Establishes provincial targets for management of solid waste in BC

+  Approves regional solid waste management plans

e Authorizes discharges to the environment through permits and operational certificates

« Enforces provincial regulations and the conditions set out in discharge permits and operational
certificates
e Mandates EPR in BC through the Recycling Regulation

Capital e Operates the Hartland Landfill site and the Port Renfrew transfer station
Regional e Provides residential recycling services through a combination of curbside and depot collection
District (through a contract with Recycle BC)

s Prepares the regional solid waste management plan (SWMP)

e  Works with municipalities and First Nations to implement the SWMP

s Regulates the operation of composting facilities through the Compost Facility Bylaw

e Regulates the operation of transfer stations on Salt Spring Island through the Salt Spring Island
Transfer Station Bylaw

e Reports annual municipal solid waste disposal rate to ministry

e Provides education and outreach

o  Monitors the implementation of the SWMP through the Solid Waste Advisory Committee

Municipalities e May provide various curbside collection or drop-off services to residents

« Litter collection, streetscape sanitation and waste collection services for public spaces
e Provides education and outreach associated with local solid waste services

+ Municipal waste management planning, which may include zero waste planning

o Liaises with the regional district with regards to solid waste services and issues

e Participates in the development and implementation of the SWMP

e May undertake local zero waste initiatives

« Provides land use zoning approval for a variety of solid waste and recycling facilities in their
municipality
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Who Roles in Solid Waste Management
First Nations e May provide curbside collection of garbage and kitchen scraps to residents
» Provides education and outreach associated with the local solid waste services
e Liaises with the regional district on items of mutual interest
| + May participate in the development and implementation of the SWMP
Producer » Provides collection services for stewarded products
geSPQ"S'tP"'tV + Provides education/promotion to increase product recovery
rganizations | Provides deposit refunds to consumers (where applicable)
s Monitors and reports on diversion/recovery rates to the Province
» Participates in the development and implementation of the SWMP
Private sector | e  Provides garbage and recycling collection services to municipalities, businesses, residents,
involved in institutions, and construction/ demolition projects
waste + May operate private facilities such as bottle depots, recycling depots, transfer stations and composting
manage":ent facilities
]S:c?llty aulers, | o May be regulated by Provincial government
operators) + Liaises with waste generators (customers) to minimize contamination of waste streams
« Complies with CRD requirements for source separation of controlled waste
e Participates in the development and implementation of the SWMP
Waste » Participates in municipal and regional solid waste management programs and services
generators + s informed regarding source separation requirements, disposal restrictions and options to minimize
gL?sSilr(\jee:st: Sa)"d waste sent to disposal
Non-profit »  Provide recycling depot services on Salt Spring and the Southern Gulf Islands
organizations .

Receive reusable goods for sale in thrift stores and distribution in social support programs

The CRD has the following bylaws in place for the purposes of managing solid waste:

Bylaw 1903, Solid Waste Disposal Local Service Establishment Bylaw No. 1, 1991 establishes a local
service to allow the CRD to acquire, construct, establish, maintain, operate and regulate:

a.

~ogooyT

transfer depots and facilities for receiving collected waste for packing, processing, loading and
transporting the waste to disposal grounds;

facilities for collecting, processing, storing, marketing and disposing of recyclable waste;

facilities for composting waste;

facilities for collection, storage and disposal of hazardous, biomedical or special waste;

facilities for carrying out resource recovery from waste; and

waste disposal grounds and facilities.

The above bylaw has been amended twice since 1991:

Bylaw 2564 To Amend Bylaw No. 1903 “Solid Waste Disposal Local Service Establishment
Bylaw No. 1, 1991” to establish the service of the regulation, storage and management of municipal
solid waste and recyclable material, including the regulation of facilities and commercial vehicles used
in relation to these matters

Bylaw 3900 To Amend Bylaw 1903 "Solid Waste Disposal Local Service Establishment Bylaw
No. 1, 1991" to include facilities for carrying out resource recovery from recyclable material, and the
generation of energy from landfill gas.
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Bylaw 3881, The Hartland Landfill Tipping Fee and Regulation Bylaw lists items that are banned from
disposal at Hartland Landfill and established tipping fees for garbage and recyclables.

Bylaw 2810, a Bylaw to Regulate the Operation of Transfer Stations on Salt Spring Island requires
all transfer stations on Salt Spring Island to hold a license. This bylaw was put in place to ensure that all
transfer stations on the island are operated at a level that ensures the protection of environmental and
community health.

Bylaw 2736, a Bylaw to Regulate the Operation of Composting Facilities ensures that composting
operations do not contaminate ground or surface water, or generate unacceptable levels of nuisance
odour, vectors, litter or dust, and to protect the public from composting operations which violate the
requirements of the bylaw. The CRD bylaw supplements existing provincial regulations under the Organic
Matter Recycling Regulation.

The bylaw sets out four classes of licenses, as follows:

e Class 1: composting general organic matter on an impermeable surface or in-vessel (this type of facility
is exempt from licensing unless the facility generates leachate or creates nuisance odours, vectors,
litter or dust).

Class 2: composting biosolids with general organic matter on an impermeable surface or in-vessel.
Class 3: composting restricted organic matter.
Provisional: operations not using proven technology to compost restricted organic matter.

Bylaw 2290, a Bylaw for the purpose of establishing regulations for the use of recycling containers
and the collection of recyclable material within the Capital Regional District.

In addition to the above, municipalities may have bylaw provisions associated with the waste management
services they provide, in addition to littering, open burning, zero waste and the location of waste
management facilities.
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This section outlines the strategies to be implemented to achieve the Plan’s goals and the specific actions
to be undertaken as part of each strategy. Figure 5-1 provides a graphical summary of the four goals of
this Plan and the associated strategies.

Goals - =

Have informed citizens who Surpass the provincial Extend the life of Hartland Ensure that the CRD's solid
participate effectively in proper per capita waste Landfill to 2100 plus waste services are financially
waste management practices disposal target sustalnable

RECOVERY & RESIDUALS MANAGEMENT

. Increase Residential Diversion 14. Optimize Landfill Gas
Increase Multi-Family Diversion Management
. Increase Industrial, Commercial 15. Enhance Hartland Disposal
and Institutional Diversion Capadty
. Support Existing and New

Extended Producer Responsibility
Programs

. Increase Qrganics Diversion and
Processing Capacity

. Increase Construction,
Renovation, and Demolition
Material Diversion

. Encourage Proper Public Space
Waste Management Activities

Figure 5-1: Plan Goals and Strategies

The selection of the Plan’s strategies and actions were based on feedback from the Solid Waste Advisory
Committee and an evaluation of each strategy for:

Technical Feasibility and Effectiveness;
Environmental Impact and Benefits;
Social Impact;

Effect on Waste Disposal; and

Cost Considerations.

These actions are deliberately broad in scope to enable a wide range of current, emerging and future
activities related to each program area. This Plan is intended as a guiding document and does not
encompass operational details or articulate every ongoing program or activity undertaken by the CRD. The
guiding principles, goals, targets and strategies outlined in this Plan provide the policy framework to guide

CRD'’s programming around solid waste. Activity progress will be reported annually through a detailed plan
monitoring report.

Implementation of the actions outlined in this Plan will require collaboration with many participants in the
solid waste system.
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This Plan does not preclude municipalities, First Nations, local businesses, institutions or non-profit
organizations of undertaking their own initiatives, except for where those initiatives require inclusion in the
regional Plan

Strategy #1: Continue and Enhance Education Programs
Actions:
A. Ensure ongoing, up-to-date promotion and education resources to enable effective participation in
CRD programs and initiatives.
B. Incorporate behaviour change components wherever possible; using a variety of education and
communication strategies and tools.
C. Expand and prioritize education programs for the multi-family and ICI sectors.
D. Enhance K-12 school program to include concepts of zero waste and the circular economy.
E. Collaborate with stakeholders on education campaigns (in partnership with First Nations communities,
municipalities and product stewards).
F. Continue supporting environmental stewardship recognition.
G. Continue to engage residents on solid waste matters using the appropriate level of consultation.

Strategy #2: Encourage Waste Prevention

Actions:

Promote less consumption and advocate for consumer responsibility.

Establish a community-based waste reduction grant program.

Support municipal, provincial and federal single-use item reduction efforts.

Promote sustainable and/or packaging-free purchasing options.

Advocate provincially and federally to limit or eliminate the manufacturing, distribution and/or sale of
single use items and non-recyclable materials.

F. Advocate provincially and federally for sustainable product and packaging design.

moowpy

Strategy #3: Support Reduction of Avoidable Food Waste
Actions:
A. Continue to support residential food waste reduction through education campaigns and composting
promotion.
B. Continue to encourage the donation of edible food and support food recovery organizations.
C. Advocate for regulations that support avoiding food waste.

Strategy #4: Support Reuse Activities in the Region
Actions:
A. Continue to provide funding for non-profit reuse organizations to help offset costs for managing
unusable donated items.
B. Continue to support and promote donations to reuse establishments.
C. Support reuse, renting and sharing programs (e.g., tool libraries, repair cafes and centres,
sewing hubs, etc.) and other materials exchange activities.
D. Investigate the possibility of a free store at Hartland or other facilities.
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Actions:

A. Develop model language for bylaws, best practices, official community plans, and economic
development strategies for use by local governments using research and collaboration to guide this
process (in partnership with municipalities and potentially other regional districts).

B. Work with local governments to identify the need for solid waste facilities and zoning for waste
management activities. To be done in partnership with member municipalities.

C. Use policy tools to enable local recycling infrastructure.

D. Investigate ‘pay-as-you-throw’ principles to use as tools to incent less waste disposal.

E. Investigate use of clear bags for garbage or recyclables collection to encourage proper recycling of
materials, where practicable and enforceable (e.g., at events).

Actions:

A. Develop model procurement policies for use by local governments, non-profits, etc. To be done in
partnership with member municipalities and other interested organizations.

B. Continue to expand material bans when viable alternatives exist.

C. Investigate licensing waste management facilities in the region to encourage transparency,
consistency, and a requirement that all facilities protect public health and the environment.

D. Investigate regulatory mechanisms to manage municipal solid waste and recyclable materials in the
region.

E. Investigate options for managing debris from extreme weather (e.g., community chipping days,
special burning allowances in electoral areas).

Actions:

A. Continue to promote residential diversion of recyclable materials (including organics), ensuring that
education campaigns strive to minimize contamination in these streams.

B. Collaborate with municipal and private sector service providers to support depot diversion efforts in
the region for non-curbside materials.

C. Encourage local processing and markets for residential recyclables.

D. Develop tools, such as a guide, to support event recycling.

Actions:

A. Allocate resources to support multi-family recycling, for example, by developing standardized
education materials.

B. Work with local governments and private sector service providers to develop multi-family waste source
separation requirements.

C. Develop policy guide and recommendations for recycling, composting and garbage space and access
in multi-family developments.

D.

Collaborate with stakeholders (e.g., private haulers who service multi-family buildings or multi-family
property managers) to implement support for multi-family recycling.
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Strategy # 9: Increase Industrial, Commercial and Institutional Diversion
Actions:

A
B.
C.

D.
E.
F.

G.

Allocate resources to increase ICI diversion, for example, a business waste reduction liaison.
Advocate to expand the packaging and paper product EPR program to the IC| sector.

Create a business waste reduction toolkit, including education about how to apply circular economy
principles.

Encourage municipalities to require waste management plans with business licenses.

Develop policy guide for ICl waste management space and access requirements.

Work with local governments and private sector service providers to develop ICl waste source
separation requirements.

Investigate shifting disposal ban enforcement to the ICI generator, rather than hauler.

Strategy #10: Support Existing and New Extended Producer Responsibility Programs
Actions:

A
B.
C.
D.

Advocate to the province to expand EPR programs.

Collaborate with stewards to increase consumer awareness about EPR programs.
Advocate for increased return-to-retailer opportunities.

Advocate federally to standardize EPR programs across Canada.

Strategy #11: Increase Organics Diversion and Processing Capacity
Actions:

A
B.

Continue to promote organics waste material diversion.

Continue to utilize and monitor existing private sector organics processing capacity and seek to
develop a facility at the Hartland Landfill site in the future should needed processing capacity not be
found to be sufficiently available to meet the region’s requirements. (Additional information on the
process to develop this facility is in Section 6).

Support compost markets by purchasing back materials.

Collaborate with service providers and users (e.g., local businesses) to develop guidelines for use of
compostable products and packaging.

Strategy #12: Increase Construction, Renovation and Demolition (CR&D) Material Diversion
Actions:

A

B.

@mm

Develop a comprehensive CR&D strategy, including characterization of materials, best practices, and
pilot projects.

Develop educational tools to support CR&D material diversion (e.g., create an industry toolkit, a
deconstruction guide, and/or guidelines for diverting and utilizing reused materials).

Promote green building standards.

Continue collaboration with local governments to develop and use policy tools (e.g., construction
permits, building codes) to maximize diversion and to align management plans.

Investigate beneficial uses of CR&D waste, including a clean wood waste landfill ban.

Investigate banning or surcharging mixed CR&D loads at the landfill to encourage source separation
Further develop programs for managing hazardous materials (e.g., asbestos)
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Actions:

A. Develop educational materials to prevent and reduce litter and abandoned materials in our
neighbourhoods and public spaces.

B. Continue promoting alternatives to abandoned materials and illegal dumping by educating about
proper management and disposal

C. Collaborate with stakeholders, including local governments and private sector facilities, to develop a
regional approach to prevention of illegal dumping.

D. Investigate developing regionally-aligned litter bylaws. To be done in partnership with member
municipalities.

E. Develop and pilot methodologies to ‘observe, record, and report’ on abandoned materials and illegal
dumping incidents throughout the region.

F. Investigate options for large bulky item disposal, e.g., free drop-off days or large item pick-up days

Actions:

A. Continue to maximize and optimize the capture of landfill gas for beneficial use.?

B. Investigate collaboration opportunities with educational institutions to research new beneficial uses
and technologies.

Actions:

A. Review Hartland tipping fee structure and ban enforcement levels, subject to recycling market
conditions

B. Continue to operate Hartland Landfill using best practices.

C. Develop design options that maximize the disposal capacity of Hartland Landfill to 2100 and beyond.
(Note: See section 4.2.2.1.6 for details. Design and aggregate management options could extend
landfill life significantly.)

D. Continue to conduct research, investigate and report out on emerging waste management

technologies (including alternatives to landfilling such as integrated resource management and
gasification).

6 On April 22, 2020, the CRD announced approval in principle of an agreement where FortisBC will purchase
renewable natural gas (RNG) generated from Hartland Landfill for beneficial use in its natural gas distribution
system. The CRD and FortisBC are currently working together on a supply contract that will be submitted to the
British Columbia Utilities Commission for approval. If approved by the commission, the CRD will continue to be
responsible for the ownership and operation of the Hartland Landfill, the landfill gas collection system and the
upgrade facility. The project is expected to reduce the region's greenhouse gas emissions by approximately
264,000 tonnes of carbon dioxide equivalent over the 25-year project life.
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Strategy #11 includes an action to continue to utilize and monitor existing private sector organics
processing capacity, and seek to develop a facility at the Hartland site in the future should needed
processing capacity not be found to be sufficiently available to meet the region’s needs. This section
provides additional detail on the history of organic material management and potential future management
options.

The CRD implemented a kitchen scraps disposal ban at Hartland Landfill in 2015. In recognition of a lack
of sufficient local processing capacity, the CRD expanded the kitchen scraps transfer area at Hartland to
receive additional volumes of kitchen scraps collected within the region. Kitchen scraps are received from
municipal and private sector split packer and single stream collection vehicles, loaded for efficient transport
and hauled for processing at facilities on southern Vancouver Island.

The CRD intends to continue to provide the community with receiving and transport services for kitchen
scraps through the transfer facility at Hartland while monitoring in-region and on-island processing capacity.

In response to a need to secure additional processing capacity for the community, a facility at Hartland
may also be pursued in an effort to reduce the greenhouse gas emissions associated with the current
transportation and processing model.

In the short-term (the first 3 years of the plan’s implementation), the focus will be on the actions that target
the reduction and diversion of CR&D waste and organic materials. Also in the short-term, the actions
associated single-family, multi-family, and ICI diversion will be implemented.

In the medium-term (4-5 years), the focus will be on continuing and improving the single-family, multi-
family, and ICI programs.

In the long-term (full plan implementation), all programs will be refined to maintain and/or improve diversion
levels. Additionally, new EPR programs are anticipated to be implemented within the timeframe of this
Plan; in particular, the Plan anticipates the introduction of EPR for ICl-generated paper and packaging and
textiles.

Schedule C provides a detailed planned implementation schedule for the Solid Waste Management Plan
from 2021 to 2030.

The targets established for this Plan are focused on reducing the amount of waste landfilled on a per capita
basis. The CRD has set a goal of exceeding the provincial target for per capita waste disposal. At the time
of preparing this Plan, the provincial target is 350 kg per capita. The per capita disposal targets proposed
for the CRD are based on the strategies and actions described in Section 5 and are presented below in
Table 8-1.
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Table 8-1: Plan Targets

Long-Term Goal (10+ years)

Short-Term Goal (3 Medium-Term Goal
years) (5 years)
Targeted Sectors/ Materials = Construction, = Recyclables and organic
Renovation, and waste from:
Demolition waste = Single-family
= QOrganic waste from: = Multi-family
* Single-family = Industrial, Commercial
«  Multi-family and Institutional
* Industrial,
Commercial and
Institutional
Disposal Target (kg per capita) 3401 285

1. This target is aggressive and assumes that disposal bans for CR&D materials would be implemented.

= Extended producer
responsibility for Industrial,
commercial and institutional -
generated paper and packaging
and textiles

= Refine programs to increase
performance for all sectors

2
250

2. This target is aggressive and assumes that new EPR programs will be implemented by the Ministry in the long-term timeframe.

The strategies and actions outlined in this Solid Waste Management Plan are intended to decrease
community waste generation from 380kg per capita down to 250kg per capita over the 10-year planning

horizon.

In 2019, all costs associated with solid waste disposal and diversion programs in the CRD were funded
through tipping and user fee revenues at Hartland Landfill, collection contract revenues, sale of electricity
and sale of recyclables. The costs of the CRD’s solid waste services, including the funding of reserves,

was $27,646,550.

The annual incremental cost to deliver the strategies and actions identified in the Solid Waste Management
Plan is $320,000 to $345,000 per year as shown in Table 9-1. This is an increase of approximately 1% per

year.

Table 9-1: New Costs Associated with Solid Waste Management Plan Strategies and Actions

Total

$320,000 - $345,000

Strategy Annual Cost

1 | Continue and Enhance Education Programs 1 s100000

2 Encourage Waste Prevention $50,000 N

7 | Increase Residential Diversion o  $25,000 (for 2years)

'8 | Increase Multi-Family Diversion $50,000

'9 | Increase Industrial, Commercial and Institutional Diversion I ss0000

712 wkfl‘lfﬁcreas;;(.‘:&;structior{ﬁenovation and Demolition Mate'r—ie:lmDiversion $50,000 ;

13| Enhance Public Space Waste Management §20000 }
i
i
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The 10-year operating and capital projections for the CRD’s solid waste services, including the proposed
SWMP investments and resulting tonnage reductions, can be funded by tipping fees, program revenues,
reserve balances and other projected revenues (including renewable natural gas), without the need for tax
requisition or external debt. Schedule D shows the estimated financial impact of the projected expenditures
and decreasing per capita disposal.

Due to changing circumstances and priorities that may evolve over time, and with the input of the Solid
Waste Advisory Committee and interested parties, all major actions identified in the Plan will be reviewed
for appropriateness before implementation. This will generally occur on an annual basis. The Plan’'s
implementation schedule will be flexible enough to reflect the availability of technologies that may arise
over time, as well as the potential changes in regional issues and priorities. In addition, it will also take into
account the financial priorities of member municipalities and other partners, the availability of funding to
undertake actions listed in this Plan, and the availability of contractors and service providers.

The Plan is a “living document” that may be amended to reflect new considerations, technologies and
issues as they arise.

An amendment of this Plan would be required if there were major changes to the solid waste management
system of the following nature:

a. The opening (or changes to the location or status) of a site or facility that is not already identified in
this Plan and requires an authorization under BC’'s Environmental Management Act; or any other
facility that could have an adverse impact to human health or the environment, as determined by the
BC Environmental Management Act;

b. Waste import / export options which would significantly impact the CRD’s or neighbouring regional
district’s solid waste systems, or not conform to provincial legislation, goals and/or waste reduction
targets;

c. Significant changes to the Plan’s disposal targets or reductions in programs supporting the first 3Rs;

d. A change in the boundary of the Plan, which would significantly change the amount of solid waste to
be managed under the Plan or significantly change the population of the Plan area;

e. The addition, deletion or revision of policies or strategies related to the conditions outlined in the
Minster’s approval letter; and

f. Major financial changes that warrant seeking elector assent.

If a Plan amendment becomes necessary, the CRD would need to undergo a public consultation process
and submit an amended plan to the Minister of Environment for approval, along with a detailed consultation
report.

The implementation of the Solid Waste Management Plan will be monitored to determine its on-going
effectiveness. As part of this monitoring, CRD staff will review and report out on regional demand as it
relates to Hartland Landfill capacity. Annual measurement and monitoring allows for course corrections to
be made in a timely manner, and to consider strengthening plan targets.

The following monitoring and measurement actions will be undertaken.
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Plan Monitoring: Monitoring progress on the Plan’s implementation will be undertaken by the Solid
Waste Advisory Committee on an annual basis. This will maintain the linkage between the
development of the plan and its implementation. The terms of reference for the Solid Waste Advisory
Committee are included in this Plan as Schedule A.

Annual Reporting: On an annual basis, CRD staff will continue to prepare and publicize an
Environmental Resource Management Progress Report that describes the CRD’s current solid waste
management activities and provides several metrics including the amount of waste landfilled per
capita. This report will include the status of the Plan’s implementation and progress toward the Plan’s
targets. Additionally, the report will identify any challenges or opportunities that are affecting (or have
the potential to affect) the Plan’s implementation. This report will be provided to the Solid Waste
Advisory Committee and the Board. It will also be promoted publicly through a range of CRD
communications channels.

BC Disposal Calculator: the CRD will continue to compile data annually on all of the municipal solid
waste disposal activities in the regional district for reporting to the BC Ministry of Environment’s on-
line disposal calculator.

Interim Assessment / Plan Update: As per the BC Guidelines for Solid Waste Management
Planning, five years into the implementation of the Plan, the CRD intends to carry out a review of the
plan’s implementation and effectiveness. The CRD also intends to undertake a Plan renewal after ten
years.

Waste Composition Study: The CRD has been undertaking waste composition studies
approximately every 5 years since 1990. The CRD will continue to undertake these studies to provide
valuable insight into how the Plan’s implementation is affecting what is landfilled. This information will
also help to inform the preparation of the Interim Assessment and next Plan renewal.

The CRD recognizes the value of collaborating with other regional districts with an aim to improve cost-
efficiencies of providing solid waste services, and also to learn from each other through sharing ideas and
experiences. To this end, the CRD are members of the following organizations:

Coast Waste Management Association

Recycling Council of BC

Association of Vancouver Island and Coastal Communities Solid Waste Management Committee
BC Product Stewardship Council

Solid Waste Association of North America

Additionally, the CRD has partnered with the Cowichan Valley Regional District and the Regional District
of Nanaimo to undertake solid waste technical studies of mutual interest.

During the implementation of this Plan, the CRD will continue to participate in the above organizations as
a means of collaborating with other BC regional districts, and particularly to work on solid waste solutions
for Vancouver Island.
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This Plan represents the current understanding and approach to the solid waste management challenges
being faced by the CRD. The Plan is a “living document” that may be amended to reflect new
considerations, technologies and issues as they arise.

The need for a plan amendment will be triggered by major changes to the solid waste management system
which would include:

a. The opening of a site or facility that requires an authorization under the Environmental Management
Act that is not currently recognized in this Plan;

b. Any other facility that could have an adverse impact to human health or the environment, as
determined by the BC Environmental Management Act;

c. Waste import / export options which would significantly impact the regional district’s or neighbouring
solid waste systems, or not conform to provincial legislation, goals and / or targets; and

d. Major financial changes that warrant seeking elector assent.

When a plan amendment becomes necessary, the CRD will undergo a public consultation process and
submit an amended plan to the Minister of Environment for approval, along with a detailed consultation
report.

Although consultation efforts may prevent or minimize conflicts, at times, disputes may arise during
development or implementation of the Plan. To this end, a dispute resolution procedure has been included
to address complaints or concerns that occur during plan development or implementation.

This dispute resolution procedure, included as Schedule B, may apply to the following types of conflicts
that could arise during plan implementation:

« Administrative decisions made by the regional district such as:
- The issuance of a license
- Interpretation of a statement, bylaw, policy or provision in the Plan

e Any other matter not related to a proposed change to the wording of the Plan or an operating certificate
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PREAMBLE

The Capital Regional District (CRD) Solid Waste Advisory Committee is an Advisory Committee established by
the CRD Environmental Services Committee to provide input on solid waste management matters and meet the
requirements of the Ministry of Environment’s Guide to Solid Waste Management Planning for an advisory
committee on the development and implementation of the Solid Waste Management Plan (SWMP).

The Committee’s official name is to be: Solid Waste Advisory Committee

1.0 PURPOSE

The mandate of the Committee includes advising the Environmental Services Committee regarding the
following:

a. providing input on major solid waste management matters

b. serving as the advisory committee to the Steering Committee (Environmental Services Committee) on the
development of Revision 3 of the SWMP

¢. acting as Plan Monitoring Advisory Committee for the new SWMP, once approved

20 ESTABLISHMENT AND AUTHORITY

a. The Environmental Services Committee will:
» appoint the committee members for up to a three-year term
¢ act as the Steering Committee for Revision 3 of the SWMP
e appoint a member as the liaison between the advisory committee and the Environmental
Services/Steering Committee
b. The Committee will report its input to the Environmental Services Committee for consideration. The CRD
Board is the final decision-making authority.

3.0 COMPOSITION

The Committee shall consist of members representing a diversity of background, interests and geographical
location, representing a balance between technical and non-technical members and industry and public
members, as follows:
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Represehtation Number of Members

Regional district director (member of Environmental Services Commitiee) 1
Municipal engineering staff who are involved in solid waste collection 2
Electoral Area representative 1
First Nations 2
Environmental organizations 1
Business groups 1
Non-profit group with an interest in solid waste (e.g., reuse organization) 1
Large waste generators (industrial, commercial, institutional) 2
Owners/operators of private waste management facilities 2
Private sector industry collection service providers 2
Composting industry representative 1
Product stewardship agency 1
Community representative (representing Prospect Lake/Hartland area) 1
Public representatives, at large 3
Willis Paint representative 1
District of Highlands representative 1
Solid Waste Technology representative i

0 PROCEDURES

4.
a. The CRD Board Procedures Bylaw will apply.

b. Member from Environmental Services Committee shall be Chair of Solid Waste Advisory Committee.
c. The committee shall meet at the call of the Chair and have special meetings, as required.

d. The agenda will be finalized in consultation between staff and the Chair.

e. A quorum is a majority of the committee membership and is required to conduct committee business.

5.0 RESOURCES AND SUPPORT

a. The Senior Manager, Environmental Resource Management, will lead the coordination and allocation of
resources to the Committee.
b. Minutes and agendas are prepared and distributed by the Environmental Resource Management division.
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Disputes will be settled using the following procedure:

~ If this is unsuccessful, then:

Negotiation » Parties involved in the dispute shall make every effort to resolve the dispute
on their own through non-facilitated communication. If necessary, the parties
will provide each other with a written summary of their position and any
relevant supporting documentation.

 Parties may agree to make use of a facilitator.

If this is unsuccessful, then:

Environmental » Parties involved in the dispute will have opportunity to speak to the

Services Committee.

Committee o Committee will review, consider and provide recommendations to the
Board. Committee may refer to the Solid Waste Advisory Committee.

‘Then: =y 20 i |

CRD Board e Board will receive recommendations from the Committee and settle the

dispute; or, recommend mediation.
If the board is unable to settle the dispute, then:

Mediation « A neutral, impartial third-party facilitator who is acceptable to all the parties to
the dispute will be selected. Using appropriate mediation techniques, the
facilitator will attempt to develop a solution which satisfies all parties. The
facilitator has no decision-making authority. If the parties cannot agree on a
mediator, the matter shall be referred to the BC Mediation Roster Society or
equivalent roster organization for selection of a mediator.

» All efforts will be made to reach an agreement through mediation.
o Costs for mediation will be shared by the parties in dispute.

independent « If the dispute cannot be resolved by a mediator, the matter will be referred to
Arbitrator arbitration and the dispute will be arbitrated in accordance with any applicable
legislation. A neutral, impartial third-party arbitrator who is acceptable to all the
parties to the dispute will be selected. The arbitrator hears each party’s
evidence and arguments and renders a final, binding decision.
+ Costs for arbitration shall be apportioned at the discretion of the arbitrator.

Further to the above, the following principles will be followed if and when the dispute resolution process is
invoked:

The parties will make all reasonable efforts to attempt to resolve the dispute in an amicable manner
without outside intervention

Disputes will be attempted to be resolved as early and at the lowest administrative level as possible;
every effort will be made to avoid disputes requiring a formal resolution process

The formal process is not intended to deal with inconsequential or frivolous disputes
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iv.  The cost of mediation or adjudication will be shared by the parties to the dispute.
v. Information or data related to the dispute will be shared by the parties

vi.  Rules of confidentiality and freedom of information will apply
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Schedule C: Implementation Schedule

Ongoing

Implementation Phase

mp/ementation Schedule is subject to revision based on annual review and Board direction.
Actions listed have been condensed in this schedule for readability, full descriptions can be found in Section 5.

Plan Strategies & Actions [ 2021 | 2022 | 2023 | 2024 | 2025
Reduction and Reuse TR e s L e

A. Ensure ongoing, up-to-date promotion and education
resources

B. Incorporate behaviour change components wherever
possible

C. Expand and prioritize education programs for the multi-
family and industrial, commercial and institutional sectors

D. Enhance K-12 school program to include concepts of zero
waste and the circular economy

E. Collaborate with stakeholders on education campaigns

F. Continue supporting environmental stewardship
recognition
G. Continue to engage residents on solid waste matters

A. Promote less consumption and advocate for consumer
responsibility

B. Establish a community-based waste reduction grant
program

C. Support municipal, provincial and federal single-use item
reduction efforts

D. Promote sustainable and/or packaging-free purchasing
options

E. Advocate to limit or eliminate manufacturing, distribution
and/or sale of single use and non-recyclable materials

F. Advocate provincially and federally for sustainable product
design
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)

Plan Strategies & Actions [ 2021 | 2022 | 2023 | 2024 | 2025 | 2026 | 2027 | 2028 | 2029 | 2030
Strategy #3: Support Reduction of Avoidable Food Waste (short-term, 3 year goal)

A. Continue to support residential food waste reduction

B. Continue to encourage the donation of edible food and
support of food recovery organizations
C. Advocate for regulations that support avoiding faod waste

Strategy #4: Support Reuse Activities in the Region (medium term, 5 year goal)

A. Continue to provide funding for non-profit recycling
organizations for managing unusable donations

B. Continue to support and promote donations to reuse
establishments

C. Support reuse, renting and sharing programs

D. Investigate the possibility of a free store at Hartland or | : |
other facilities I

A. Develop model language for use by local governments

B. Work with local govermments to identify need for solid
waste facilities/zoning for activities
C. Use policy tools to enable local recycling infrastructure

D. Investigate 'pay-as-you-throw’ principles

E. Investigate use of clear bags for garbage/recyclables B ===
collection | Al

Strategy #6: Continue and Enhance Policy Development (medium term, 5 year goal)

A. Develop model procurement policies for use by local
governments, non-profits, etc.

B. Continue to expand material bans when viable
alternatives exist

C. Investigate licensing waste management facilities in the
region (I

D. Investigate regulatory mechanisms to manage municipal |
solid waste and recyclable materials in the region I

E. Investigate options for managing debris from extreme |
weather |




Plan Strategies & Actions
Recycling (ot P . JTeats

Strategy # 7: Increase Residential Diversion (medium term, 5 year goal)

A. Continue to promote residential diversion of recyclable
and organic materials
B. Support depot diversion efforts for non-curbside materials |

C. Encourage local processing and markets for residential
recyclables
D. Develop tools to support event recycling

e,

A. Allocate resources to support multi-family recycling

B. Develop multi-family waste source separation
requirements

C. Develop policy guide and recommendations for waste
management in multi-family developments

D. Implement support for multi-family recycling

Strategy #9: Increase Industrial, Commercial and Institutional Diversion (medium term, 5 year goal)

- E—
| .

A. Allocate resources to increase ICl diversion |
M il

B. Advocate to expand the packaging and paper product
extended producer responsibility program to the industrial,
commercial and institutional sector

C. Create a business waste reduction toolkit, including
education about circular economy principles

D. Encourage municipalities to require waste management
plans with business licenses

E. Develop palicy guide for industrial, commercial and
institutional waste management space and access
requirements

F. Develop industrial, commercial and institutional waste
source separation requirements

G. Investigate shifting disposal ban enforcement to industrial,
commercial and institutional generator, rather than hauler
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Plan Strategies & Actions 72021 | 2022 | 2023 | 2024 | 2025 | 2026 | 2027 | 2028 | 2029 | 2030 |
Strategy #10: Support Existing and New Extended Producer Responsibility Programs (medium term, 5 year goal)

A. Advocate to the province to expand extended producer
respansibility programs

B. Increase consumer awareness about extended producer
responsibility programs.

C. Advocate for increased return-to-retailer opportunities

D. Advocate federally to standardize extended producer
responsibility programs across Canada

Strategy #11: Increase Organics Diversion and Processing Capacity (short term, 3 year goal)

A. Continue to promote organic waste material diversion

B. Continue to utilize and monitor existing processing
capacity
C. Support compost markets by purchasing back materials

D. Develop guidelines for use of compostable products and
packaging

Strategy #12: Increase Construction, Renovation & Demolition Material Diversion (short term , 3 year goal)

A. Develop a comprehensive construction, renovation &
demolition strategy

B. Develop educational tools to support construction,
renovation & demolition material diversion

C. Promote green building standards

D. Develop and use policy tools to maximize diversion and to
align management plans

E. Investigate beneficial uses of construction, renovation &
demoalition waste, including a clean wood waste landfill
ban

F. Investigate banning or surcharging mixed construction,
renovation & demolition loads at the landfill

G. Further develop programs for managing hazardous
materials (like asbestos)

=S

Strategy #13: Encourage Proper Public Space Waste Management Activities (med term, 5 year)

A. Develop educational materials to prevent and reduce litter
and abandoned materials
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Plan Strategies & Actions
B. Continue promoting alternatives to abandoned materials
and illegal dumping activity
C. Develop a regional approach to prevention of illegal
dumping
D. Investigate developing regionally-aligned litter bylaws

E. Develop and pilot methodologies to ‘observe, record and
report’ abandoned material and illegal dumping incidents
F. Investigate options for large bulky item disposal

 Recovery and Ré_si&ﬂa’l&]ﬁhnj@iﬁqﬁ?i -

Strategy #14: Optimize Landfill Gas Management

A. Continue to maximize and optimize the capture of landfill
gas for beneficial use

B. Investigate collaboration opportunities with educational
institutions

Strategy #15: Enhance Hartland Disposal Capacity

A. Review Hartland tipping fee structure and ban
enforcement levels
B. Continue to operate Hartland Landfill using best practices

C. Develop design options to maximize disposal capacity of
Hartland Landfill to until 2100 and beyond

D. Continue to conduct research and investigate and report
out on emerging waste management technologies
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ERM Budget Implications Arising From Achieving 250 kg Per Capita Disposal Rate by 2030

2021 2022 2023 2024 2025 2026 2027 2028 2029 2030

Total Revenue “%* $24,413,500 | $24,472,500 | $24,182,090 | $27,322,276 | $27,163,064 | $27,004,459 | $26,736,469 | $26,469,099 | $26,202,355 | $25,881,243
Total Expenditures3 $25,462,000 | $24,453,000 | $24,178,000 | $31,403,000 | $27,403,000 $27L403'000 $27,403,000 | $28,087,000 | $28,275,000 | 528,742,000
Net Annual

Surplus/Deficit -$1,048,500 $19,500 $4,090 | -$4,080,724 -$239,936 -$398,541 -$666,531 | -$1,617,901 | -$2,072,645 | -$2,860,757
Combined Reserve Fund

Balance®* $49,671,000 | $34,824,000 | $19,671,000 | $15,590,276 | $15,350,340 | $14,951,799 | $14,285,268 | $12,667,366 | $10,594,721 | -$7,733,964
Per Capita Disposal Rate 316 313 310 302 295 287 278 269 260 250

1 General refuse tipping fee is $110 per tonne

2 Controlled waste and asbestos tipping fees are 5157 per tonne

2 From CRD Finance and includes Sustainability, Equipment, Capital, Closure and Air Space reserve funds (2021 budget doc - Sept 2020).
4The Hartland renewable natural gas project significantly impacts reserve balances to fund construction (2022-2023) and increases revenues starting in 2024
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Council Meeting — February 3, 2025

CARRIED

6.2 DISTRICT OF HIGHLANDS ACCESSIBILITY PLAN
Moved by: Councillor Gord Baird
Seconded by: Councillor Roessingh
Motion: 028-2025
THAT the District of Highlands Accessibility Plan be adopted,;

AND THAT $2,000 be allocated in the 2025 financial plan to cover potential
costs associated with the Accessibility Plan.

CARRIED

1. CORRESPONDENCE

7.1 PROPOSED CAPITAL REGIONAL DISTRICT FOODLANDS
ACCESS SERVICE - Jason Austin, Gatton Farm
Moved by: Councillor Anderson
Seconded by: Councillor Gord Baird
Motion: 029-2025

THAT correspondence dated January 24, 2025 from Jason Austin, Gatton
Farm, regarding the Proposed Capital Regional District Foodlands Access
Service, be received.

CARRIED

8. BYLAWS

8.1 BYLAW NO. 450 - AMENDMENT TO OFFICIAL COMMUNITY
PLAN (South Highlands Local Area Plan)
Moved by: Councillor Gord Baird
Seconded by: Councillor Ann Baird
Motion: 030-2025

THAT the "Highlands Official Community Plan Bylaw, 2007, Amendment No. 7
(South Highlands Local Area Plan) Bylaw No. 450, 2025" be revised under
section 2.(j) to read as follows:

"This area does not contain gravel deposits that may be suitable for future
extraction."

CARRIED

Moved by: Councillor Ann Baird
Seconded by: Councillor Gord Baird
Motion: 031-2025

THAT the "Highlands Official Community Plan Bylaw, 2007, Amendment No. 7
(South Highlands Local Area Plan) Bylaw No. 450, 2025" be revised to remove
the definition of BASELINE on page 13 of APPENDIX c2 and be replaced with
the following:
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Council Meeting — February 3, 2025

"In this plan, the baseline for assessing net zero and net positive outcomes will
be determined by the council at the time of rezoning"”

CARRIED
OPPOSED: Mayor Williams, Councillors Roessingh and Anderson

Moved by: Councillor Anderson
Seconded by: Councillor Gord Baird
Motion: 032-2025

THAT Highlands Official Community Plan Bylaw, 2007, Amendment No. 7
(South Highlands Local Area Plan) Bylaw No. 450, 2024 be given first reading.

CARRIED
OPPOSED: Councillor McLean

Moved by: Councillor Gord Baird

Seconded by: Councillor Roessingh

Motion: 033-2025

THAT the regional context statement proposed to be changed by Highlands

Official Community Plan Bylaw, 2007, Amendment No. 7 (South Highlands
Local Area Plan) Bylaw No. 450 be referred to the CRD Board for acceptance.

CARRIED
OPPOSED: Councillor McLean
Moved by: Councillor Roessingh
Seconded by: Councillor Gord Baird
Motion: 034-2025
THAT Highlands Official Community Plan Bylaw, 2007, Amendment No. 7
(South Highlands Local Area Plan) Bylaw No. 450 be referred to CRD Board,
City of Langford, Town of View Royal, First Nations of Esquimalt, Songhees,
Malahat, Pauquachin, Sooke, Tsartlip, Tsawout, Tseycum, Halalt, Lyackson,
Penelakut, and Ts'uubaa’asatx, Cowichan Tribes, BC Crown Land
Opportunities and Restoration Branch, and BC Ministry of Forests, Lands,
Natural Resource Operations and Rural Development.
CARRIED
OPPOSED: Councillor McLean

9. NEW BUSINESS

9.1

FINANCIAL PLAN REVIEW SCHEDULE
Moved by: Councillor Roessingh
Seconded by: Councillor Anderson
Motion: 035-2025

THAT Council approve the proposed 2025 Financial Plan Review Schedule as
presented and direct staff to give notice to District Committees and the public
to enable public participation and consultation.

CARRIED
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DISTRICT OF HIGHLANDS

pisTRICT oF it

HIGHLANDS BYLAW NO. 450

A BYLAW TO AMEND DISTRICT OF HIGHLANDS OFFICIAL COMMUNITY PLAN BYLAW NO. 277

WHEREAS the Council of the District of Highlands has adopted “District of Highlands Official
Community Plan Bylaw No. 277, 2007”;

AND WHEREAS the Council of the District of Highlands deems it necessary and expedient to
amend “District of Highlands Official Community Plan Bylaw No. 277, 2007”;

NOW THEREFORE the Council of the District of Highlands in open meeting assembled enacts as
follows:

1.

TITLE

This bylaw may be cited for all purposes as “Highlands Official Community Plan Bylaw,
2007, Amendment No. 7 (South Highlands Local Area Plan) Bylaw No. 450, 2025”.

AMENDMENTS

The “District of Highlands Official Community Plan Bylaw No. 277, 2007” is hereby
amended as follows in Schedule A:

(a)

(b)

(c)

(d)

(e)

Contents, CHAPTER 2 — LAND USE, “2.6 Commercial Industrial Land Use” is deleted
and replaced with “2.6 Regenerative Development Land Use”;

Contents, CHAPTER 2 — LAND USE, a new line is added at the end of this section as
follows: “2.12 Special Plan Areas”;

Contents, CHAPTER 11 — DEVELOPMENT REVIEW, “11.6 Development Permit Area
No. 4 — Highlands Commercial/Industrial Gateway Area” is deleted and replaced
with “11.6 Development Permit Area No. 4 — Regenerative Development”;

Contents, a new appendix is added at the end as follows:

“APPENDIX C - SOUTH HIGHLANDS LOCAL AREA PLAN
c.1 Table
¢.2 South Highlands Local Area Plan”;

Chapter 2 — Land Use, in the third paragraph, first line, the word “eight” is deleted
and replaced with the following;



(f)

(8)

(h)

(i)

()

(k)

(1)

{m)

Chapter 2 — Land Use, in the third paragraph, fourth bullet, “Commercial
Industrial” is deleted and replaced with “Regenerative Development”;

Chapter 2 — Land Use, in the third paragraph, a tenth bullet is added as follows:
“Special Plan Areas”;

Chapter 2 —Land Use, OCP Map 2.1 Land Use Designations is deleted and replaced
with a new OCP Map 2.1 Land Use Designations attached as Schedule A to this
bylaw;

Chapter 2 — Land Use, section 2.2, Land Use General - Policies, in policy 10 after
the words “ground or surfaces sources” the words “and/or rainwater” is added;

Chapter 2 — Land Use, section 2.6, Commercial Industrial Land Use is deleted and
replaced with the following:

“2.6 Regenerative Development Land Use

Lands in the Regenerative Development Land Use Designation are inside the
Urban Containment Boundary of the Regional Growth Strategy and the Highlands
Servicing Area as shown on Map 2.1.

Lands in the Regenerative Development Land Use Designation are also designated
within Development Permit Area 4 — Regenerative Development. There should not
be any additional access routes into this area from Millstream Road other than the
existing Industrial Way. Preference is for an internal service road parallel to
Millstream Road.

This area contains gravel deposits that may be suitable for future extraction.

The Regenerative Development Land Use objectives and policies are set out in
section 3.4.1 RD — Regenerative Development in Appendix C — South Highlands
Local Area Plan.”;

Chapter 2 — Land Use, a new section 2.12 is added to the end of this section as
follows:

“2.12 Special Plan Areas

The Special Plan Areas land use objectives and policies are set out in section 3.4.2
SPA — Special Plan Area in Appendix C — South Highlands Local Area Plan.”;

Chapter 9 — Economic Diversification, section 9.2, Working Landscapes — Policies,
in policy 2, second sentence, “Commercial Industrial” is deleted and replaced with
“Regenerative Development”;

Chapter 10 — Regional Context Statement, Table 10.1, section 1.1 Keep Urban
Settlement Compact, in the first bullet, the last sentence is deleted;



(n)

(o)

(p)

(a)

(r)

(s)

Chapter 10 — Regional Context Statement, Table 10.1, section 4.1 Improve Multi-
Modal Connectivity and Mobility, the second sentence in the third bullet is
deleted;

Chapter 10 — Regional Context Statement, Table 10.1, section 5.1 Realize the
Region’s Economic Potential, in the third bullet, “Commercial/industrial” is
deleted and replaced with “Regenerative Development”;

Chapter 11 — Development Review, section 11.1 Development Approval
Information Area, Area and Circumstances Affected, in the second sentence after
the words “temporary use permits and” replace “subdivisions” with
“development permits”;

Chapter 11 — Development Review, section 11.2 Development Permit Areas —
General, General Policies, policy 1 is deleted and replaced with “Development
Permit Areas are generally shown on Maps 11.1 and 11.2, and specifically apply to
all land shown on Map 2.1.”;

Chapter 11 - Section 11.6 Development Permit Area No. 4 — Highlands
Commercial/Industrial Gateway Area is deleted and replaced with a new
Development Permit Area No. 4 — Regenerative Development attached as
Schedule B to this bylaw;

By adding the Table (c.1) and South Highlands Local Area Plan {c.2) attached as
Schedule C to this bylaw as Appendix C — South Highlands Local Area Plan.

READ A FIRST TIME this day of 2025

ACCEPTED BY CRD BOARD this day of 2025

READ A SECOND TIME this day of 2025

PUBLIC HEARING HELD this day of 2025

READ A THIRD TIME this day of 2025

ADOPTED this day of 2025
MAYOR CORPORATE OFFICER
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SCHEDULE B to Bylaw No. 450
11.6 Development Permit Area No. 4 — Regenerative Development

Area Affected

Lands designated as “Regenerative Development” on Map 2.1 are designated as Development Permit
Area No. 4.

Purpose
¢ To promote greenhouse gas emissions reduction.
« To promote energy and water conservation.
e Toregulate the form and character of commercial and industrial development.
e To protect the natural environment, its ecosystems, and biological diversity.

Objectives

s Prioritize environmental restoration through well-designed redevelopment.
s Support regenerative site design and construction outcomes.
o Sensitive integration of new development with the existing community and environmental context.

Specific Exemptions

Development Permits are not required in Development Permit Area No. 4 for:
e Minor alterations to the design and finish of the exterior of a building or structure that do not
change the character of the development.
¢ Buildings, additions, structures and equipment less than 10m? in floor area.

Justification

The main purpose of this Development Permit Area is to support climate action. Land uses, activities and
on-site programming can impact the climate either positively or negatively. Integrating natural assets and
ecological values in any development proposal is critical. Moreover, facilitating developments that utilize
innovative technologies to reduce greenhouse gas emissions and conserve energy and water is also key
to climate action.

This development permit authority supports the provincial government's broader action on climate
change, including the requirement for local governments to have greenhouse gas reduction targets and
policies and actions in official community plans and regional growth strategies and help meet their B.C.
Climate Action Charter commitments.

Additionally incorporating the Form and Character Guidelines into a project’s design will encourage the
creation of contextual and compatible architecture, high-quality pedestrian realms, and sustainable and
resilient design, and will contribute to placemaking and design excellence in Development Permit Area
No. 4.



Guidelines

Development Permits issued in Development Permit Area No. 4 shall be in accordance with the following
Guidelines:

Sustainability, Ecology, and Rewilding

1. Prioritize the use of previously disturbed sites and preserve sensitive ecological areas, such as
forests with mature trees, rocky outcrops, creeks, and wetlands.
a. Establish buffer zones or areas of non-disturbance which will remain free of development
and prevent built-environment encroachment on natural areas.
2. Incorporate landscaping that prioritizes native and adaptive non-native plant species and provides
a wide range of food sources for insects, birds, and other wildlife.
a. Clearly define ecological restoration strategies that account for the surrounding
ecosystem and the impacts of past site disturbances.
b. Consider additional habitat restoration strategies, such as nesting boxes, green roofs,
bioswales, and rewilding.
3. Establish wildlife corridors and exterior green infrastructure to connect fragmented habitats and
promote biodiversity.
4. Minimize grading and excavation to reduce soil erosion and habitat disruption.
5. Implement soil erosion and sediment control measures to prevent site degradation during and
after construction activities and to protect surface and groundwater quality.
6. Ultilize strategies to control and eradicate invasive plant species including monitoring native
species over time.

Stormwater Management

7. Use primarily landscape-based stormwater management best practices, such as rain gardens,
swales, permeable surfaces, and green roofs, in order to:
a. Mitigate the impacts of past site disturbances.
b. Minimize the effective impervious area (EIA) on site.
i Best practices suggest an EIA target of less than 10% of the total site area.
c. Protect and enhance surface water and groundwater quality and quantity.
d. Manage average rainfall events.
e. Limit underground stormwater management systems.
8. Plant native and adaptive non-native drought-tolerant trees and plant species that are resilient to
future climate projections and that maximize ecosystem services.

Energy Efficiency

9. Use exterior design strategies to enhance buildings’ energy efficiency and performance, such as:
a. Designing buildings with a simplified form, using simple shifts in massing and fewer
complex junctions to minimize building envelop heat loss.
b. Using heat exchangers and/or similar technologies for heating and cooling.
c. Employing passive solar design strategies, such as exterior shading devices, to optimize
solar gain in winter (and less in summer).
d. Optimizing natural ventilation opportunities.
10. Design buildings to include or be ‘ready’ for on-site exterior renewable energy systems by
including, for example:
a. On-site power generation (e.g., solar photovoltaics) and battery storage.
b. Conduit from electrical panels to rooftop areas for solar panels.
¢. Adequate space and structural support for the future installation of, for example, solar
photovoltaic panels and battery storage.



11.

12

Use durable exterior designs to extend the lifespan of buildings and reduce the need for frequent
replacements.
Maximize the use of healthy and non-toxic finishes on buildings’ exteriors.

General Architectural Design

Where appropriate and relevant to the use and function of the building:

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

Orient primary building fagades and entries to the fronting street or open space to create street
edge definition and activity.

Locate and design windows, balconies, and street-level uses to create active frontages and ‘eyes
on the street’ with additional glazing and articulation on primary building fagades.

Design buildings and site features to the human scale through the use of exterior architectural
features, details, and site design elements that are human-proportioned and oriented toward
pedestrian activity.

On larger sites, seek to create a unified and cohesive appearance and architectural character
while introducing variation in fagade treatments.

Use muted colours chosen from a palette representative of Highland’s natural surroundings
where a visual accent is warranted to optimize energy efficiency.

Provide weather protection for high-use areas, such as primary building entrances, exterior stairs,
and active building frontages.

If high use, public spaces are created, consider integrating public art on-site to generate interest
and activity and reflect the unique natural, Indigenous, industrial, or settler history of the
Highlands.

Where possible, use site planning and landscape design to minimize noise impacts.

Employ wayfinding, lighting, and universal accessibility principles to appropriate site areas, such
as primary building entrances and pedestrian routes.

Design building entrances to be well-defined, visible, and clearly lit.

Site Planning

23.

24,

25.

26.
27.

Ensure that site planning and design achieve favourable microclimate outcomes through
strategies such as:

a. Locating outdoor spaces to maximize sunlight throughout the year.

b. Planting both evergreen and deciduous trees to provide a balance of shading in the

summer and solar access in the winter.

¢. Using building mass, trees, and planting to buffer winds.
Design buildings, structures, and additions with consideration for the relationship of adjacent
buildings, open areas, the efficiency of the circulation system, and compatibility with surrounding
development.

Site and design buildings visible from roads so that their office and/or retail portion of the building
is oriented towards the road.

Integrate loading areas into the design of the building.

Locate accessory uses (such as loading, garbage collection, utilities, and parking access) away
from public view and not in conflict with public circulation patterns.

Landscape Design and Open Space

28.

Use Crime Prevention through Environmental Design (CPTED) principles to support public safety
through the use of appropriate lighting, visible entrances, opportunities for natural surveillance,
and clear sight lines for pedestrians.



29. Avoid blank, windowless walls along streets or other public open spaces.

30. Where large retaining walls are unavoidable, utilize terracing with integrated landscaping,
including regularly spaced trees/hedging along the base that covers 75% or more of the visible
portion of the wall from public spaces.

31. Design attractive, engaging, functional and efficient on-site exterior open spaces.

32. Use landscaping as a privacy buffer and define private, semi-private, common/shared, and public
outdoor areas.

33. Integrate Pest Management measures for landscape design and maintenance.

34. Design communal outdoor areas to foster social interaction and a sense of community and
provide outdoor employee amenities area such as lunch and break areas.

Screening & Fencing

35. Garbage and recycling materials should be in containers that are weatherproof, non-combustible,
and animal-resistant within the boundaries of each site

36. Integrate service areas, dumpsters and garbage containers, recycling containers, utility kiosks
and areas, and service or mechanical apparatus into the landscape or exterior building design
and screen with fences, walls, gates, or landscaping from public view.

a. Ensure these areas do not impact public open spaces or pedestrian pathways.
b. Ensure these areas are clearly shown on site plans.

37. Locate mechanical equipment, such as the outdoor components of heat pumps and air
conditioners, vents, and service areas to minimize impacts on adjacent residential buildings by
avoiding proximity to windows, doors, and usable outdoor spaces.

38. Design buildings to ensure that adjacent residential properties have sufficient visual privacy (e.g.,
by locating windows and balconies to minimize overlook and direct sight lines into adjacent units)
and protection from light trespass and noise.

39. In cases where publicly visible parking is unavoidable, screen parking using strategies such as:

a. Landscaping and tree planting space.

b. Trellises.

¢. Grillwork with climbing vines. ‘
d. Other attractive screening with some visual permeability.

e. Incorporating a buffer or setback from the public to adjacent neighbourhoods.

40. Integrate perimeter landscaping of similar character with the natural landscape and the
landscaping of adjacent development for streetscape continuity.

41. Maintain a wide natural buffer along Millstream Road, and additional landscape treatment and
berming to attenuate noise, improve aesthetics, and reduce impacts of noise, odour, or shadow.

42. Fence designs will be appropriate to their function and location, with consideration for
both landscape design and sustainability principles.

a. Where appropriate (e.g., perimeter lot fences), fences should be designed to
facilitate the movement of wildlife (e.g., with a small gap at ground-level).

b. Fences visible to the public should be screened by landscaping.

¢. Materials will be of sufficient quality, size, and strength.

43. Fence designs — including elevations, materials, and related construction details — will be
submitted as part of a landscape plan.

Signage and Lighting
44. Signs may not contain or utilize any flashing, blinking intermittent or moving light as a source of
illumination.

45, Locate signage below the roofline, and integrate signage with the building facade through colour
and graphic style.

46. Integrate dark sky principles across site and building designs.



a. Ensure top-mounted light fixtures are fully shielded and directed away from residential or
wildlife areas.

b. When top-mounted light fixtures are not feasible, use visors or other directional control
devices to prevent spillage of light into the night sky.

c. Ensure on-site lighting and signs do not produce glare on neighbouring roads, properties,
or the night sky.

Parking

47.

48.

49.

50.

51.

Avoid locating off-street parking between the front fagade of a building and streets, open spaces,
or pedestrian circulation routes.

Where appropriate, divide large parking lots into smaller parking areas with well-integrated
landscape pockets to avoid large expanses of paved areas and to provide easy accessibility to
buildings.

Where practical, utilize landscaped swales adjacent to parking areas to maximize canopy
coverage and provide cooling, GHG capture, air quality enhancement, urban habitat,
stormwater capture, filtration, and infiltration.

Consideration may be given to the replacement of parking stalls with transportation demand
management practices (e.g., transit passes, carshare) as recommended by a Parking Study.

Where appropriate to site uses and activities, provide secure, weather-protected bicycle and
human-powered vehicle parking and amenities, including:
a. Covered short-term parking in well-lit and highly visible locations, such as near primary
building entrances.
b. Facilities such as showers and lockers to support cycling and other forms of active
transportation.
¢. Ample space and consideration for cargo bikes and other larger forms of human-powered
vehicles

Transportation and Mobility

52. Provide electric bicycle and vehicle charging infrastructure in line with District, Regional, or

Provincial requirements and best practices.

53. Where appropriate to site uses and activities, create enhanced pedestrian routes, including

weather protection on buildings and street frontages.

54. Provide support for car-share, carpool, bike-share, and other transportation-sharing models.



SCHEDULE C to Bylaw No. 450

Appendix C - South Highlands Local Area Plan

The South Highlands Local Area Plan refines some of the broader concepts in the Official
Community Plan. To the extent of any inconsistency between the South Highlands Local Area
Plan and the remainder of the Official Community Plan, the South Highlands Local Area Plan
takes precedence.

c.1 Table

The Table below shows how the OCP is updated and coincides with the South Highlands Local
Area Plan (SHLAP).

SHLAP OCP Amendment
' Section 1.3 Area Context and Designate GFL Site, Millstream Meadows, OK Industries
s. 3.3 Land Use Map and Millstream Industrial Park as Regenerative

Development Land Use Designation on Map 2.1

Section 1.3 Area Context, s. 3.3 | Desighate Eartlip First Nation and Crown Lands as Special
Land Use Map and s. 3.4.3.1 Plan Area Land Use Designation on Map 2.1

Section 3.2.1 Administration Replace Commercial Industrial policies and objectives with
[ and s. 3.4.1 RD — Regenerative | Regenerative Development policies and objectives in
Development Chapter 2 and other applicable sections

Section 3.2.1 Administration Add Special Plan Area policies and objectives in Chapter 2
and s. 3.4.2 SPA — Special Plan

Area

Section 3.2.1 Administration, Replace Development Permit Area 4 — Highlands

s. 3.4.1 RD — Regenerative Commercial/Industrial Gateway Area in section 11.6 with a
Development and s. 6.2.6 New Development Permit Area 4 — Regenerative
Sustainability and Climate Development

Action Policies

c.2 South Highlands Local Area Plan

Begins next page.
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1. INTRODUCTION

The South Highlands Local Area Plan (SHLAP) provides detailed policies and recommended actions
to guide future land use and private and public investments in the South Highlands area for the next
20+ years.

The District of Highlands {the District) is characterized by an abundance of natural parks and large
undisturbed areas that include rocky outcrops, older second growth forests, lakes, and wetlands.
Highlands is surrounded by other municipalities, with Langford and View Royal to the South, Saanich
to the east, and Malahat Nation and the CRD to the West, across Saanich Inlet. Additionally, the
WJOLELP or Tsartlip First Nation is in close proximity to the Highlands.

The South Highlands is a unique area, consisting primarily of large rural lots, industrial sites, rural
residential properties, and a golf course. The area is in a time of significant land use tension and
transition. Recent rezoning applications (not approved) and mines permit applications (approved) have
resulted in substantial unrest and uncertainty in the community with regard to future development
and land use. This recent history is the primary catalyst for this Local Area Plan (LAP). In response,
the SHLAP is an important tool to create a common vision and guide future land use decisions in the
District.

In early 2020, the District commenced the LAP. Community consultation was central to the process, with
a community Task Force playing a key role. The engagement process included multiple opportunities for
dialogue and engagement, with residents, landowners, employees, and other stakeholders providing
feedback via a project launch event, two community surveys, a stakeholder workshop, targeted
stakeholder interviews, and other online engagement. The Project was undertaken during changing
public health orders in response to the COVID-19 pandemic, posing multiple challenges and barriers
to engagement across the Project lifespan.

Through this process, the community made its values clear, including protecting the natural environment
and finding innovative ways to approach the challenges of the future as related to the climate emergency.
As a result, this Plan aims to bridge a gap between the current model of land development and resource
extraction with a future focused on protecting natural spaces and ecological recovery.

This Plan is based on community input, as well as contemporary best practices, policy directions, and

planning principles. The policies and strategies seek to strengthen the long-term vitality and resilience
of the area while being consistent with community-based goals, values, and principles.
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1.1 HOW TO USE THIS PLAN

The SHLAP serves as a guide for future decision making and investment within South Highlands.
The Plan provides clear goals, guidelines, policies, and strategies to help achieve the vision for the area.

1.1.1 What is a Local Area Plan?

Local Area Plans (LAPs) provide direction for how a particular area will be managed over time. They
typically include detailed guidelines and policies to direct the land use, transportation (including
cycling, walking, transit), parks and open spaces, design, and other planning elements in the area.
An LAP further refines the high-level directions found in the documents such as the Highlands Official
Community Plan (OCP) and Integrated Community Sustainability Plan (ICSP) and applies those refined
policies to a specific neighbourhood. The SHLAR seeks to achieve the Policies, Goals and Objectives
of the OCP and ICSP, while also recognizing the specific opportunities and constraints of a defined
area.

1.1.2 Who is the Plan for?

The SHLAPisintended to work as a guide for citizens, landowners, and District staff when contemplating
development proposals and applications in the Plan Area. This Plan should be reviewed against
private and public land use applications; capital works projects; and community improvement and
development projects.

The Plan advances the implementation of OCP and ICSP Goals and Objectives as well as District
initiatives as South Highlands changes over time. Finally, the Plan outlines the planning and design
standards and expectations within the South Highlands Area to be considered by the District to
facilitate achieving the Plan vision.

1.1.3 Understanding Policy Language

Where a descriptive section or image accompanies a policy, it is provided for information purposes only to
enhance the understanding of the policy. Where “should” or “may” is used in a policy, the intent is that the policy
is encouraged but can be adjusted where circumstances provide for courses of action that would satisfy the

general intent of the policy.
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1.2 CONTEXT

The SHLAP was developed at a time of transformation for the South Highlands and
the region. During the development of this Plan, the region experienced:

a. Anincreased demand for gravel and asphalt as a result of increased land
and housing development; and

b. A shortage of land for industrial development.
Additionally, both the Highlands and the Capital Regional District (CRD) declared a

climate emergency and set objectives and goals respectively to be carbon neutral by
2030.

Meanwhile, the effects of climate change were seen in the record heat wave of June
2021 and massive flooding events in Southern EC during November 2021,

As a result, the Plan needed to respond to opposing interests related to:

a.  Pressure for continued economic growth and resource extraction associated with development; and

b. Interest in protecting intact natural systems that contribute to making this planet habitable.

The Plan offers a balanced approach that transitions commercial industrial designated lands tc a new
designation that supports ecological protection and regenerative development. This approach leaves
future Highlands Councils with some ability for adjustment as the severity of the climate emergency,
and the values and costs of reforestation and ecological recovery become clearer.

A major limitation of immediately shifting to protecting natural systems and limiting development is
the uncertainty surrounding future government support to incentivize ecological recovery, making land
use decisions difficult.
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1.3 AREA CONTEXT

1.3.1 Plan Area

The Plan Area is outlined on the right, and shows both an LAP
Boundary (i.e., the study area or LAP Area) and an LAP Focus
Area {i.e., the area of emphasis).

Outside of the Focus Area, the study area primarily consists of
rural residential properties, the Bear Mountain Golf Course and
Ecoasis development areas, and community uses and amenities
(e.g., community hall), as well as a large property owned by Tsartlip
First Nation. The Focus Area primarily consists of industrial/
commercial lands (in terms of active uses and/or current policy
direction), Hanington Creek Estates, and two large parcels owned
by the Province. The Focus Area was emphasized throughout the
SHLAP process.
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1.3.2 History

FIRST NATIONS

The District of Highlands lies within the traditional territory of the WSANEC (specifically
Tsartlip and Malahat Nations) and, to a lesser extent, Lekwungen peoples, who both
have a rich cultural and spiritual connection to the lands that are now known as the
Saanich Peninsula and Gulf lslands, and the surrounding sea, extending back in
time over thousands of years.

Today, the Highlands is within closest proximity to the WJOEEEP or Tsartlip First
Nation, which have a strong, distinct sense of community and culture.

EARLY SETTLERS

In 1852, the Douglas Treaty with the WSANEC peoples specified that hunting and
gathering could be carried out in traditional areas on "unoccupied” lands. The
Highlands quickly became “occupied” and supplanted First Nation use of the area,
By the 1880's the Highland Land District had surveyed properties, generally 160
acres, and these lands were made available to early settlers. Many of these early
settlers left their mark on the Highlands today in the form of place names.

INCORPORATION & RURAL VISION

From the 1940's, parts of the South Highlands has seen unregulated and regulated
disposal of various liquid and solid waste materials. During the 1980’s, parts of the
South Highlands were considered for possible urban settlement.
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The Highlands was incorporated as a District municipality in 1993, Shortly after, the
District completed its first OCP in 1997 — and its first policy goal was to protect the
natural environment. This resulted in large rural lot sizes and the creation of large
parks and conservation areas. Today, Highlands remains one of the least developed
areas of the Greater Victoria Region.

1.3.3 Development Context

OK INDUSTRIES / MILLSTREAM MEADOWS

OK Industries and Millstream Meadows {owned by the Capital Regional District)
make up a majority of the Focus Area. A joint rezoning application in 2015 (not
approved) and mines permit application by OK Industries in 2017 (and approval in
2020) has resulted in substantial uncertainty in the community with regard to future
development and land use. This recent history is the primary catalyst for this LAP
and directs the Focus Area to the southeast portion of the District.

BEAR MOUNTAIN

The Bear Mountain Golf Course and development area makes up a significant portion
of the LAP Area. Future development of this area is controlled by a combination of
Highlands OCP, Zoning Bylaw, and a legal development agreement. As a result, this
portion of the LAP area has been excluded from the Focus Area, despite its relative
prominence.



LA

The SHLAP is intended to identify and inform potential future amendments to existing policy (e.g., Highlands
Official Community Plan).

EXISTING OCP LAND USE

The OCP states that the opportunity to live near nature and enjoy a rural lifestyle is highly valued in the
Highlands, This is seen in the large lot sizes, expansive natural areas, and balance of agricultural and
forestry uses typical of rural communities. Public engagement over the past decade strongly demonstrates
that people have chosen a rural lifestyle and wish to see this choice available to future residents. As such,
residents expect a land use policy framework that responds to this vision and respects the needs of a rural
lifestyle.

OFFICIAL COMMUNITY PLAN: KEY DIRECTIONS
Key guiding policies, currently in the OCP, include the following:

The Highlands Vision describes a primarily residential community, rural in nature, that will strive to
diversify its economy while preserving its natural systems.

The Highlands will provide for an adequate tax base, including light industrial, related commercial
and nature-related recreational uses in some areas of the Highlands in order to support basic,
affordable, municipal services and facilities.

Generally, the District encourages all buildings to leave a small footprint on the landscape and be
built with energy efficient standards that represent industry best practices.

The District will provide sufficient park lands and trails for its community and work to protect and
conserve local ecosystems.

For Commercial Industrial Land Use (in the Focus Area), which may be subjected to amendments:

The Highlands Commercial-Industrial Gateway Area should be redeveloped with a range of light
industrial and service commercial uses including green-economy based industries that are more
consistent with the character of the Highlands.

Landowners are encouraged to coordinate their business operations, land planning and
servicing, which should be placed underground.

» Landscaping and screening of existing native vegetation will be maintained on any borders of
the area and adjacent uses to prevent visual and noise intrusion of commercial and industrial
uses.
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INTEGRATED SUSTAINABILITY PLAN: KEY DIRECTIONS

An Integrated Community Sustainability Plan ICSP) is a framework that helps guide
the community toward its articulated vision of a successful and sustainable future.

Key guiding principles include the following:

intergenerational equity - providing future generations with the same
environmental potential as presently exists

Decoupling econemic growth from environmental degradation - managing
economic growth to be less resource intensive and less polluting

Integration - integrating environmental, social and economic sectors when
developing sustainability policies

Ensuring environmental adaptability and resilience - maintaining and enhancing
the adaptive capacity of the environmental system

Preventing irreversible long-term damage - to ecosystems and human health

Ensuring distributional equity - avoiding unfair or high environmental costs on
vulnerable populations

Accepting global responsibility - and assuming responsibility for environmental
effects that occur outside areas of jurisdiction

Education and grassroots involvement - people and communities investigating
problems and developing new solutions
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HIGHLANDS PARKS, TRAILS, AND RECREATION: KEY DIRECTIONS

The District of Highlands has three master plans guiding parks, recreation, and trail
development including the Parks and Recreation Master Plan, Trails Master Plan,
and the Roadside Trail and Cycle Network Master Plan.

Key guiding directions include the following:

The Master Plans envisage a system of parks, protected areas, trails, and
facilities that will provide recreation opportunities for the residents of the
Highlands and Capital Region.

Continue to place a high priority on the conservation of the natural ecosystems
of the Highlands in parks and other conservation areas.

Encourage recreational activities that do not compromise the integrity of the
natural environment.

To take advantage of opportunities to add to the municipal parks and trail
systems.



1.4 PROJECT PROCESS

The Project process was rooted in a community-driven approach to developing the
final Plan.

The adjacent timeline illustrates this process — the core of which was the community
consuitation. In addition to these steps, the Project Team worked collaboratively
and iteratively with District staff to refine the Project. Key stakeholders were directly
engaged to provide input, including the Highlands Council, the Capital Regional
District, and landowners within the Plan Area.

The majority of the SHLAP process was undertaken during the height of the
COVID-19 pandemic. This posed numerous challenges to engagement, and, in
response, the consultation process was adapted to heavily rely upon digital tools.

The final SHLAP was directly informed by the outcomes of the engagement process
along with contemporary best practices, neighbourhood planning principles,
consultant analyses, and staff input.

| (&
Ea™Tu

As seen in the adjacent diagram, the SHLAP Project process engaged a cross-
section of the Highlands public including a Task Force, Stakeholders, and general
public. The SHLAP Task Force played a key role in the development of the Plan.

TASK FORCE

A Task Force made of residents and landowners and was established to guide the
development of the Plan, and provide input at key stages. The conduct of Task
Force meetings was in general compliance with Council Procedure Bylaw No. 251.
Over the course of the planning process, twelve Task Force Meetings were held
from February 2020 to May 2022.

Task Force voting members, selected by Council, were based on a process that
sought to achieve a broad range of views. Non-voting members were made up of
Council representatives, District of Highlands planning staff, and Project consultants.
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BACKGROUND ANALYSIS | UNDERSTANDING THE CONTEXT
July-Ad

Technical analysis of existing conditions to better understand the LAP context and identify
key challenges and opportunities. Outcomes will inform the content of the subsequent
consultation events.

IDEAS FAIR | VISIONING & ISSUE IDENTIFICATION

Septen -

An interactive consultation event to harvest public feedback and generate high-level
directions and big ideas for the future of South Highlands.

POP-UPS & SURVEY | HARVESTING FEEDBACK

Septen

Pop-up events (or alternative digital events), along with a widely-circulated survey, extended
the reach of the Ideas Fair to the wider community. Directions from the public helped form
the base for discussions during the Stakeholder Workshop.

STAKEHOLDER WORKSHOP | GENERATING DIRECTIONS

Novem

An interactive workshop helped to refine high-level directions into possible land use
scenarios for the South Highlands. A set of key elements and scenarios was developed for
use in the Early Directions Survey.

EARLY DIRECTIONS SURVEY | REFINING DIRECTIONS

Fall 2021 -

A second large public online event allowed residents to share feedback and comment on the
early LAP directions generated from the workshop and Ideas Fair. A digital survey extended

the reach of the gallery within the community, Further consultation with District Council also
helped to infarm and refine directions.

ONLINE ENGAGEMENT | REVIEWING THE DRAFT
Summe

Once a draft LAP is developed, an onfine consultation is facilitated to give the public
opportunity to comment on and discuss the draft Plan prior to the final round of revisions.

COUNCIL PRESENTATION

Februa

The final SHLAP will be presented to Gouncil at a public meeting.



2. PLANNING & DESIGN FOUNDATIONS

Throughout the Project process, the community provided input on the future vision of the area, as well as the core
values and principles that should guide public and private investment.

2.1 THE 2050 VISION

South Highlands is a primarily rural residential community set within healthy forest ecosystems.
Those who live in South Highlands highly value the natural environment and rural lifestyle. We are
actively involved in the community and work with our neighbours to achieve common goals.

After many years of environmental stress on the landscape, the Gateway Area is a model of
regenerative development. Some areas have been restored and managed through re-wilding and
community-based climate action. And, other areas are regenerative economic hubs that strive to

prioritize ecological health, while integrating with the rural nature of the area.

As stewards of the natural environment, we continue to protect the land and water to ensure its
health and integrity for future generations. As community members, we continue to steward and
establish open spaces, connected trails, and outdoor recreation amenities, while seeking other
opportunities — such as alternative forms of housing - to support the needs of our community.

%
2
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WHAT IS REGENERATIVE
DEVELOPMENT?

A key term used in the 2050 Vision and policies
of this document is Regenerative Development.

The term “development” generally refers to
the use of resources (e.g., land development,
agriculture) to improve the wellbeing of a society.

Regenerative Development is a development
paradigm that seeks to push beyond sustainable
development. While sustainable development
focuses on development that protects the ability of
future generations to develop and use resources,
regenerative development focuses on the use
of holistic processes to create feedback loops
between manufactured, financial, social, human,
and natural capitals that are mutually supportive,
increasing the capacity of the underlying systems
of each capital.



2.2 GOALS

The Plan Goals are the high-level outcomes that the SHLAP policies should seek to achieve in order to move toward the 2050 vision.

BUILD COMMUNITY AND CELEBRATE PROTECT WATERSHED AND STRENGTHEN ENVIRONMENTAL HEALTH,
OUR RURAL LIFESTYLE AQUIFER HEALTH INTEGRITY, AND CONSERVATION
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2.3 PRINCIPLES

The Plan Principles are the guiding rules to follow in order to achieve the Project goals and vision.

ENVIRONMENTAL HEALTH

Prioritize ecological health and integrity through
environmental protection, restoration, and
management.

e /n
SYSTEMS THINKING

Respect and seek to account for the
connections between different complex systems
around us, especially the nested environmental,
social, and economic systems that relate to fand
use decisions.

SUSTAINABLE SITES NET ZERO & NET POSITIVE

Ensure that the use of land, including the Seek land use outcomes that are "net zero” or
design of buildings, utilizes the latest strategies “net positive” based on the full accounting of
for reducing impacts on ecological systems, environmental, social, and economic impacts —
including stormwater management, energy i.e., they provide more benefit than cost.

efficiency buildings, renewable energy
generation, and use of sustainable materials.

REGENERATIVE LAND STEWARDSHIP

Adhere to a stewardship approach to land
management, in which the health of the land
and community are paramount — rather than a
paradigm of urban development and growth.
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NET ZERO AND NET POSITIVE

According to the UN World Commission on Environment and Development, sustainable
development is development that meets the needs of the present without compromising
the ability of future generations to meet their own needs. To pursue sustainability through
land use is to create and maintain conditions in which humans and nature can exist in

productive harmony.

———————— TIME

\FES et

Net zero and net positive are typically evaluated in terms of energy use or carbon emissions;
however, in this Plan, these terms will be considered across multiple environmental, social,
and economic dimensions. Net zero actions should seek to reduce all impacts {e.g.,
emissions) to zero but need to balance positive and negative outcomes (e.g., emitting
carbon through on-site operations while capturing carbon through on-site re-greening).
Similarly, net positive actions must have greater positive than negative outcomes. This
framework should be viewed in tandem with the ICSP.

The terms net zero and net positive
are used in this Plan to provide an
aspirationat framework for sustainable
land use in the District, in which the
outcomes of land use provide equal or
greater benefits than costs to current
environmental, social, and economic
conditions. Overall, the framework
seeks “more good” outcomes over time.

Assessing net zero and net positive land use outcomes relies on definitions of environmental,
social, and economic sustainability as outlined below.

ENVIRONMENTAL

Living within the means of natural systems and resources. Achieving environmental
sustainability means that consumption of natural resources (e.g., materials, energy fuels,
land, water) happens at a sustainable rate (i.e., more gains than losses). Humans play a
crucial role in protecting, regenerating, or interacting with ecosystems over time.

SOCIAL

The ability of a community or organization to persistently achieve a high standard of
social well being. Achieving social sustainability means that the social needs of people in
a community or organization are met, upheld, and maintained over time.
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ECONOMIC

A community or organization using its resources efficiently and responsibly so that it
can function while meeting collective and individual needs. Without meeting its needs,
an organization cannot sustain its activities. Without acting responsibly, an organization will
not be able to meet its members’ needs or sustain its activities over time.

Baseline

In this Plan, the baseline for assessing net zero and net positive land use and
activities is current environmental, social, and economic conditions.

Net Zero

POSITIVE

To achieve net zero, land use
outcomes must balance benefits and

gains (relative to costs and impacts) - EASELINE

across environmental, social, and

economic conditions in comparison .

to baseline conditions. MEGATIVE
ENVIRONMENTAL SOCIAL ECONOMIC

Net Positive e

+

To achieve net positive, land use b *

outcomes must provide benefits and

gains {relative to costs and impacts) BASELNE

to each environmental, social, and

economic conditions in comparison

to baseline conditions. NEGATIVE
ENVIRONNMENTAL : SOCIAL ECONOMIC



3. LAND USE

This section provides detailed land use policies that serve to guide future decision-making regarding development

and environmental stewardship in the Plan Area.

The following principles and policies prioritize protection and restoration of the natural environment, while allowing
for some low-impact and regenerative development. These policies should also be viewed in tandem with other

District policies including the OCP and Integrated Community Sustainability Plan.

3.1 LAND USE PRINCIPLES

The land use principles are the guiding rules to follow in order to achieve the Project goals and vision.

RESPOND TO THE CLIMATE
EMERGENCY

Respond to the climate emergency by
prioritizing environmental values (i.e., over
economic values) and being open to innovative
and emerging land uses and perspectives.
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ENSURE ENVIRONMENTAL
PROTECTION & RESTORATION

Maximize ecological health through land
stewardship, regenerative practices, and
contained development.

JUNE 12, 2023

TRANSITION TO REGENERATIVE
DEVELOPMENT

Foster regenerative development through, for
example, high performance buildings, sustainable
site design, and/or innovative on-site activities
and programming (e.g., waste management).
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The land use designations and accompanying policies of this section should inform all development
application decisions in the Plan area. The land use boundaries and land uses established may be adjusted to
account for unique circumstances, adaptability over time, and flexibility of implementation, so long as the intent
of the policy is achieved and is consistent with the foundations, goals, principles, and policies of this Plan.

The District may amend OCP policies and Development Permit Area guidelines to be consistent with this Plan,
including Chapter 2 Land Use and DPA 4 Highlands Commercial/Industrial Gateway Area.

The District may create a net zero and net positive evaluation/assessment tool.

In assessing land use applications, the District should prioritize the three pillars of sustainability in the following
order:

a,  Outcomes that move environmental conditions toward greater health and resilience.
b. Outcomes that move social and community conditions toward greater well-being and resilience.
c. QOutcomes that move economic conditions toward greater prosperity and resilience.

Where a policy requires submission of studies, analysis, or other information, the District may determine the
requirements and timing of the studies, analysis, or information.

At the time of Zoning amendment and Development Permit application, applicants may be asked to provide
the following:

Detailed Landscape Plan,
Integrated Stormwater Management Plan.

Transportation Plan.
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The SHLAP refers to “land use” as well as
land use “activities” and “programming”.

WHAT IS LAND USE?

Land Use is the term used to describe

the planned (i.e., policy) or regulated (i.e.,
zoning) human uses of a property. Land use
tends to refer to the high-level uses (e.g.,
residential, commercial, parks, institutional)
or more specific permitted uses (e.g., office,
warehousing, single family dwelling).

WHAT ARE LAND USE ACTIVITIES AND
PROGRAMMING?

In this Plan, land use “activities” and
“programming” are terms used to describe
the site-specific activities, systems, and
programs occuring on a particular property
as part of its permitted land use.

For example, an industrial site may have
specific uses, such as manufacturing and
warehousing of widgets, along with onsite
activities and programming, such as waste
management and water systems, energy
systems, recreational trails, agricultural
activities, and transportation programs.

On-site activities and programming are key
factors in assessing the sustainability of a
particular site or land use.



3.2.2 Infrastructure

1. The District will not support any expansion to the Highlands Servicing Boundary.

3.2.3 Community Amenity Contributions

1. During zoning amendment process, the District may negotiate with all applicants for the provision of
Community Amenity Contributions {"amenity contributions”) according to the District's Amenity Rezoning
Considerations Policy.

2. The District may update the District’s Amenity Zoning Considerations Policy with the guidelines below to
provide better direction for negotiating community amenity contributions:

2. The provision of semi-public open spaces may be considered an amenity only where a legal arrangement
has been established on title to preserve public access.

. The provision of parkland beyond the statutory requirement (5% dedication) during subdivision may be
considered an amenity.

c.  The provision of public art may be considered within public or private space may be considered an
acceptable component of an amenities package, with approval from the District and a binding agreement
that includes provisions to ensure the long-term maintenance or replacement of the artwork.

d. Other amenities that might be considered acceptable include but are not limited to functioning natural
habitats, landscape-based stormwater and wastewater management, affordable housing units, and
childcare facilities.

e Amenities provided off-site should not be considered as environmental offsets to on-site impacts and
outcomes.
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3.3 LAND USE MAP
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RD - Regenerative Development

Prioritize environmental restoration through redevelopment

Support regenerative uses, activities, and on-site programming

Value and account for ecosystem services

Seek innovative & emerging opportunities for stewardship and climate action

Secure community amenities and benefits

SPA - Special Plan Aren

»  Require dedicated future site-specific planning process

A1 - Amenity 1

Maintain OCP policies and encourage further community uses

Maintain OCP Policies
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> Maintain OCP Policies

BM - Bear Mountain

»  Maintain OCP policies

»  Maintain OCP policies

»  Maintain OCP policies

Maintain OCP policies

»  Maintain OCP policies



3.4 LAND USE POLICIES

3.4.1 RD - Regenerative Development

The Regenerative Development designation is intended to prioritize responding to the climate emergency
through net positive land use outcomes. This can be done through environmental restoration,
regenerative uses and activities, accounting for ecosystem services, accommodating innovative and
emerging solutions, and securing community amenities and benefits.

3.4.1.1 POLICIES

1.

Support a variety of land uses and on-site activities that:
2. Achieve net positive outcomes (see section 2.3. for definition).

b.  Achieve site restoration including re-wilding of features or areas on a site.

All new developments should:

2. Incorporate high performance and healthy buildings standards to improve energy
efficiency and occupant well-being (see section 3.6. Regenerative Design Gallery for
examples).

h.  Adhere to sustainable site design best practices, including the incorporation of ‘green’
infrastructure to manage stormwater and enhance environmental values (e.g., water
quality, habitat).

c.  Retain and enrich on-site biodiversity by proactively responding to the shifting needs of a
natural, healthy environment and changing climate.

. Reduce development impacts on the natural environment by ensuring that potential adverse
effects of on-site activities are avoided or offset by regenerative activities,

=. Have on-site activities and programming that promote resource efficiency and circular
economy practices that combine economic growth, social responsibility, and environmental
protection (e.g., circular waste management).

The District may develop new design guidelines and identify necessary development permit area
guideline amendments.

Appreciate the beneficial role of the natural environment on the community's general well-being
and foster active participation in its guardianship for future generations.

As part of a zoning amendment application, the District may require an Environmental
Stewardship Plan to address topics such as (but not limited to):

2. Invasive species management.
b, Stormwater and surface water management.
Tree canopy coverage.

Habitat and environmental restoration.
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RAD - Regenerative Development

Prioritize environmental restoration through redevelopment

Support regenerative uses, activities, and on-site programming

Value and account for ecosystem services

Seek innovative & emerging opportunities for stewardship and climate action

Secure community amenities and benefits




19

The Finnish community of Selkie is leading the rewilding of rivers, lakes and
carbon-rich peatlands damaged by mining.

North Karelia, located in Eastern Finland, has been the traditional homeland of
the Sami, Karelian and Savo-Karelian peoples. The people of North Karelia have
enjoyed a deep and rich connection with nature through the ages. Seasonal
hunting, fishing, gathering activities and, in more recent times, small-scale
agriculture, have formed the basis of life in a region rich in boreal forest, lakes,
rivers and marsh-mires.

North Karelia has also been a central location in recent Finnish mining history
for both peat and minerals, suffering major impacts as a result.

Finland emerged as a ‘land of opportunity’ for international and domestic mining
in the 2010s, due to the legal reforms encouraging mining company access and
investment, the downscaling of independent environmental authorities and a
lack of existing social and legal rights of local communities.

The trend of increasing ease of access to mineral resources is expected to
intensify in future as geopolitical interest in the boreal and Arctic peripheries
grows. These regions contain much of the planet’'s untapped mineral wealth.

In response to these new realities, Finland and North Karelia have seen the
emergence of local and global actions challenging this new wave of extractivism.
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This resistance has yielded early victories, for example in the village of Selkie,
where the community has succeeded in restoring a whole river catchment area
to health after it was damaged by peat mining and ditching for industrial forestry.

Through a restoration program bringing together traditional knowledge and
science, the area has enjoyed a dramatic and rapid return to health. It has
quickly become a highly regarded wetland habitat for rare birds and mammals,
including sandpipers, northern pintails and wolverines.

The benefits of co-management and restoration go far beyond these measurable
environmental outcomes. The development of the co-management council has
changed how local-traditional knowledge is recognized and valued.

Beyond North Karelia, the successes of the Linnunsuo and Jukajoki restorations
to-date has stimulated a national program of landscape rewilding in Finland to
alleviate the damage caused to Finnish marsh-mires and wetlands by extractive
activities.

As of February 2019, the areas under restoration totalled more than 600 hectares
in area. In time, these sites will emerge as Indigenous and local community
conserved areas, managed and cared for by communities like Selkie.
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The Berkshire village of Dorney lies north of the River Thames, to the southeast
of Slough and northwest of Windsor. The village was founded on low gravel
islands, surrounded by alluvium, on the historic Thames floodplain. The Dorney
Boreholes draw water from the gravel, which is then piped to the Dorney Water
Treatment Works, The areas around Dorney were traditionally managed as
grazing and hay meadows. Without intervention, the site will revert to dense, low
biodiversity scrub within 10 to 15 years.

A plan was developed to produce a “pocket rewilding” vision and management
plan for the 22-hectare site which had been grazed by horses until 2015.
Grounded in rewilding principles, and inspired by site visits, conversations with
local stakeholders and drone imagery, the vision and plans seek to “steer” natural
processes to create a rich and dynamic rewilding area that can act as a role
model for recovering nature on smaller areas of land. Realization of the vision
will also lead to the creation of a precious natural asset for the local community.

The Dorney rewilding vision proposes an innovative, three-phase pocket rewilding
process. This would lead to a dynamic and diverse area of groves, meadows
and bushy thickets and thereby provide an array of microhabitats for wildlife.
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Phases one and two would involve “resetting” natural processes — “pushing”
areas where the development of scrub is sparse back towards meadow and
“steering” areas where scrub is forming — with additional planting designs —
towards the establishment of thickets, copse and oak groves.

The Dorney rewilding vision will not only benefit wild nature, but also the local
community and visitors. The COVID-19 pandemic has shown how important it
is that we maintain our connection with nature, which helps to promote both
mental and physical health. As the Dorney site becomes progressively wilder
it will support an ever-growing range of activities, enhancing wellbeing and
generating a sense of place and social cohesion; the mosaic of meadows and
thickets will enable informal wandering and relaxation, areas of vegetation will
emerge that will be ideal for school and/or therapeutic activities, orchards and
berry-generating bushes will support foraging for seasonal activities such as
jam and Christmas wreath-making, and the ever-changing nature of the site will
create a wonderful asset for nature photography and recording.



3.4.2 SPA - Special Plan Area

The Special Plan Area designation is intended to require a future site-specific planning process.

3.4.2.1 GENERAL POLICIES

Special Plan Area sites require a future, site-specific process to develop a Special Area Plan to
establish the future vision, land use, and other relevant directions for these sites.

Future Special Area Plans should be consistent with the vision, direction, and pclicies of this Plan.

3.4.2.2 TSARTLIP SPA POLICIES
The Tsartlip SPA process should involve intensive consultation and collaboration with Tsartlip First
Nation.

2. The Tsartlip SPA should seek to meaningfully support Tsartlip in its community goals and the
process should be undertaken in the spirit of reconciliation.

3.4.2.3 CROWN LANDS SPA POLICIES
1. The Crown Lands SPA process should involve intensive consultation with the landowners of the
SPA lands and engagement with the wider Highlands community.

2. The Crown Lands SPA should give consideration for conservation lands and community housing
{e.g., housing for residents that actively contribute to the Highlands community). See section 3.5
Housing for more information.
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‘SPA - Special Plan Area

Require dedicated future site-specific planning process

Support plans consistent with the vision, goals, and principles of the
SHLAP



3.4.3 R - Rural

3.4.3.1 GENERAL POLICIES
1. Lands designated as Rural should maintain ail OCP policies.

2. Amend OCP to designate Tsartlip and Crown Lands as SPA.

3.4.4 RR - Rural Residential

3.4.41 GENERAL POLICIES
1. Lands designated as Rural Residential should maintain all OCP policies.

3.4.5 IR - Intensive Residential

3.4.5.1 GENERAL POLICIES
1. Lands designated as Intensive Residential should maintain all OCP policies.

3.4.6 A1 - Amenity 1

3.4.6.1 GENERAL POLICIES
1. Lands designated as Amenity 1 should maintain all OCP policies and objectives to:
2. Provide appropriate amenities that offset negative impacts of development,
b, Further municipal policies as described in the OCP.

c.  Assist integrating any development into the community.

2. The District may consider the addition of new community and institutional uses, such as:

2. Community and recreational spaces {both indoor and outdoor).
b, Municipal facilities (e.g., municipal hall, fire hall).

c.  Community housing. See section 3.5 Housing for more detail.
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A1 - Amenity 1

» Maintain OCP policies and consider further community uses

»  Maintain OCP Policies
» Amend OCP to designate Tsartlip and Crown Lands as SPA

* AR - Rural Residential

»  Maintain OCP Policies

Maintain OCP policies



3.4.7 BM - Bear Mountain

3.4.7.1 GENERAL POLICIES

1. Lands designated as Bear Mountain should maintain all OCP policies.

3.4.8 P - Parks

3.4.8.1 GENERAL POLICIES
1. Lands designated as Parks should maintain all OCP policies including:
a.  Support the use of lands and waters for conservation and outdoor recreation.

b. Buildings that are ancillary and related to these uses are acceptable, provided they are sited
to ensure that uses or other land alteration do not harm ecosystem function or eliminate the
potential for public access and environmental protection.

3.4.9 Institutional

3.4.9.1 GENERAL POLICIES
1. Lands designated as Institutional should maintain OCP policies.

BM - Bear Mountain

»  Maintain OGP policies

3.4.10 Amenity 3

3.4.10.1 GENERAL POLICIES
1. Lands designated as Amenity 3 should maintain all OCP policies.

»  Maintain OCP policies

» Maintain OCP policies
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Maintain OCP policies
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3.5 HOUSING POLICIES

3.5.1 General Policies

1. The District may develop a District Housing Policy that defines and seeks to identify and achieve
community housing goals and objectives.

2. The inclusion of universally accessible and adaptable units in all new construction is strongly
supported to support changing needs and demographics over time.

3.5.2 South Highlands Housing Policies

1. Inreviewing land use applications and proposed Special Area Plans, the District may consider
and give preference to:

Alternative and innovative forms of housing that meet community needs, such as non-
market and co-operative housing for residents that are actively involved in the Highlands
community.

b. A mix of housing types and tenures that accommodate a social mix, residents of all ages
and abilities, changing demographics over time, and a range of income levels,

Partnerships with non-market housing providers that facilitate the creation of affordable/
community housing.

<. Opportunities for seniors housing and seniors supportive housing.

e. Housing that achieves net zero or net positive outcomes (e.g., zero emissions, conservation
covenants, regeneration of impacted lands).
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3.6 REGENERATIVE DEVELOPMENT GALLERY

This gallery of aspirational images provides examples of model regenerative developments and illustrates the
types of features that may be supportable in future land use proposals within the Plan area.

B e g
Qutdoor space with garden/outdoor classroom provide cleansing Green roofs provide shade, remove heat from the air, and reduce Constructed wetlands provide aesthetic and educational benefits
gardens for adjacent buildings and pavement runoff. temperatures of the roof surface and surrounding air. while they utilize remove contaminants and provide wildlife habitat.

Cisterns can store rainwater to be re-used for future Green walls creates a natural feel and gives plants a Bioswales reduce stormwater run-off.
landscape irrigation. place to thrive.
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Rain gardens have been shown to decrease the temperature of Green roofs store and utilize stormwater to reduce runoff

runoff from certain land uses, such as parking lots and roadways. from building sites.

Grates allow stormwater to pass through while allowing for Structural grid paving reduces runoff in parking areas.

pedestrian movements.

Curb cuts direct stormwater from street to landscape areas. Landscape integration and natural systems reduce stormwater Facilities that support active transportation options for occupants
run-off significantly. reduce greenhouse gas emissions.
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4. TRANSPORTATION & MOBILITY

The rural character of the South Highlands is reflected in its transportation system with narrow winding roads
found across the District. Pedestrian and cycling facilities are limited with the exception of trails. BC Transit service
is also limited as the small population, limited destinations, and high vehicle dependency do not justify service.

With narrow winding roads, the principles and policies prioritize road safety as well as active transportation in
response to Highlands’ commitment to Climate Actions and reducing GHG emissions from private vehicles. These
policies should also be viewed in tandem with other District policies including the OCP, ICSP, Trails Master Plan,
Highlands Park & Recreation Master Plan and the Roadside Trail and Cycle Network Master Plan,

4.1 TRANSPORTATION & MOBILITY PRINCIPLES

DESIGN FOR ACTIVE TRANSPORTATION PROVIDE SAFETY FOR ALL
& RECREATION

Ensure the safety of all road users through
Enhance the safety, convenience, and connectivity road and intersection design, signage, and
of non-motorized travel and recreation. community action.
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MITIGATE TRAFFIC IMPACTS

Maintain or create buffers and use traffic
calming along major roadways to enhance
safety, and mitigate noise, and visual impacts
of vehicular traffic.



4.2 TRANSPORTATION TRANSPORTATION & MOBI.! "' MAP
& MOBILITY POLICIES

1. Require applicants to provide a traffic impact assessment \ ko : AhE
for all major developments at the earlier of the rezoning . \ ' 3 Y
or development permit stage, within the Plan Area to the b ] . L FM Roap '
District's satisfaction. : = iy

2. Seek incremental improvements to the transportation
network that improve safety and convenience for all road
users, including signage, pavement markings, bollards, and
new infrastructure.

3. Strongly consider temporary traffic interventions (e.g., traffic
calming with bollards) as a way to assess the need and
efficacy of larger capital improvement projects.

4. Improve short-term cycling safety with pavement markings
(i.e., sharrows) in the shoulder and bicycle route signage.

5. QOver time, develop multi-use trail connections {e.g., walking,
cycling, equestrian) along or parallel to Millstream Road.
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6. Over time, seek additional multi-use trail connections from

Goldstream Park to Millstream Road and Thetis Lake Park. Rl b2 o SIS ROA [

s

7. Study and identify potential locations for traffic calming
measures to combat speeding on Millstream Road and
elsewhere.

8. Improve transportation network based on the activities in
policies 6 & 7.

m— Coliector Rd - Millstream Rd = Transit Commuter Service

—— Minor Roads Area Boundary
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5. OPEN SPACES, PARKS, & BUFFERS

The South Highlands open spaces and parks are dominated by rocky uplands and dense coastal forest. Nearby
parks include Goldstream Provincial Park, Thetis Lake Regional Park, and Chow-Nicoll Park (Municipal) offer
residents and regional visitors recreational opportunities.

The following principles and policies prioritize intact ecosystems, accessible experiences and the use of buffers
to preserve community character. These policies should also be viewed in tandem with other District policies
including the OCP, ICSP, Parks & Recreation Master Plan, Trails Master Plan, Craigflower Creek Watershed Plan,

and the Millstream Watershed Management Plan.

5.1 OPEN SPACE PRINCIPLES

MAINTAIN INTACT ECOSYSTEMS CREATE EXPERIENTIAL VALUE

Maintain and responsibly manage a network of Provide parks, open spaces, and outdoor
connected green spaces with rich biodiversity and recreational opportunities that can be accessed
minimized human impacts, and experienced by community members.
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UTILIZE GREEN BUFFERS

Utilize buffer lands to mitigate land use
impacts, preserve community character,
and increase ecological and community
connectivity.



5.2 OPEN SPACE POLICIES OPEN SPACE', PARKS & BUFFERS MAP

1. Maintain the high priority on conservation of habitat,
biodiversity, and ecosystems through green parks and other
conservation opportunities, such as generous protection
of riparian and other ecologically-sensitive areas through
future land use approvals {e.g., covenants via subdivision or
rezoning).
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2. Enhance access and experiential opportunities in the parks
and open space network for people of all ages and abilities,
such as new trails, access points, programming, educational
partnerships, and wayfinding.

Thetis
Lake
Regional
Park
Th¥ [ [V
LR

I —————

3. Seek opportunities to increase trail connectivity within the
public space network (e.g., parks, roads, and trails) for
pedestrians, cyclists, and other users (e.g., equestrian), such
as additional east-west connections into Goldstream and
Thetis Lake parks.

Teanook

“Matson Caios

. 4§ 'Lake

|

Mountain

4. Explore opportunities to integrate food production into the Golf Course

public space network through, for example, community .
gardens, permaculture demonstrations, and food forests. ~» . Goldstream

Provincial (& - i - :
5. Seek opportunities to expand and connect the open space . & i ; . T

network and habitat corridors through creative and alternative ' e % T 2 A Park
means — such as conservation subdivisions, naturalized
buffers, and semi-private green spaces.

o Trail Area Boundary
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6. SUSTAINABILITY & CLIMATE ACTION

Sustainability and climate action in the District are primarily guided by the Highlands’ OCP, ICSP, and Climate
Leadership Plan. This section provides further principles and policies specific to South Highlands, including
directions for valuing ecosystem services, increasing ecological integrity, and responding to climate change
through climate action.

6.1 SUSTAINABILITY & CLIMATE ACTION PRINCIPLES

FULLY VALUE ECOSYSTEM SERVICES STEWARD HEALTHY ECOSYSTEMS PLAN FOR THE FUTURE

& ASSETS & ECOLOGICAL INTEGRITY Integrate more efficient and sustainable
Account for and prioritize ecosystems and ‘green’ Reduce environmental impact and increase transportation options, such as low-carbon
infrastructure for their inherent benefits, ‘services’ carbon sequestration through protection of vehicle technologies or improved active’

to the community, and comprehensive values (e.g., intact ecosystems and active restoration of transportation.

environmental, social, economic). impacted sites.
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6.2 SUSTAINABILITY & CLIMATE ACTION POLICIES

1. Maintain the current Highlands Servicing Area Boundary (no expansion).

2. Support investment in climate action and ecosystem service management as a means to support
economic sustainability.

3. Reduce GHG emissions through low-impact and regenerative development, solid waste
management, resource management, active transportation, and low-carbon transportation.

4. Encourage 'green’ infrastructure — such as swales, rain gardens, and wetlands - to manage
stormwater and enhance surface and groundwater quality.

5. District and community partners may seek ways to incentivize the preservation of habitat and tree
canopy cover on private land.

6. The District may develop new site planning and design guidelines for the RD designation and
identify necessary DPA guideline amendments.
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7. PLACEMAKING & CULTURE

The placemaking and culture of the South Highlands should acknowledge and celebrate the recent history of the
area, as well as its place within the traditional territory of the Coast Salish peoples. The future landscaping, site
design, architecture, parks, trails and other elements (e.g., public art) can create a distinct sense of place in the
South Highlands by embracing and celebrating these histories.

7.1 PLACEMAKING & CULTURE PRINCIPLES

RURAL CHARACTER SECLUSION & GATHERING

Ensure the Highland's rural character through Respect residents’ and visitors' abilities to enjoy
land use, public space design, and limiting nature while providing opportunities for social
development. interaction, gathering, and diverse experiences.
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HISTORY & HERITAGE

Celebrate the rich First Nations and settler history
of the area through landscaping, architecture,
other elements {e.g., public art), and programming
and events {e.g., education, events).



7.2 PLACEMAKING & CULTURE POLICIES

1. Make landscaping and naturalized green spaces a focus in developments, public spaces, and
view corridors throughout the Plan area.

2. Seekarural, ‘green’ building aesthetic and well-defined sense of place in new development with
a focus on the use of wood and other natural, locally-sourced materials, while considering fire
interface guidelines.

3. Create opportunities for seclusion, social interaction, and gathering within public spaces.

4. Seek partnerships with Tsartlip and other First Nations in the creation of education, celebration,
and community-building opportunities.

5. Seek partnerships with community groups and non-profit organizations to organize community-
building activities and events, with a focus on connecting community members to each other and
to the land.

t

y

!
44

SOUTH HIGHLANDS LOCAL AREA PLAN  JUNE 12, 2023



8. IMPLEMENTATION

While this Plan provides a policy framework to guide future decisions in the area, key actions and next steps are
necessary to fully realize the vision and concepts presented in this Plan,

This section provides an implementation strategy for on-going, short-term, and medium- to long-term actions —
and links next steps with key policies found in this Plan. The actions outlined in this section act as a guide to the
District and its partners in undertaking key planning priorities toward achieving the vision and goals of the SHLAP.

8.1 IMPLEMENTATION STRATEGY

8.1.1 OVERVIEW

To realize this vision for generations to come, the District requires:

a.  Aflexible yet coordinated approach to facilitating the vision.

0. Aninterdepartmental willingness to go "outside the box” to create and achieve bold environmental and social
outcomes.

o

Collaboration with key partners ~ including the CRD, Province of BC, and the Tsartlip First Nation - to
leverage win-win opportunities.

d.  Strong leadership to follow through on adoption of this Plan by allowing its policies to guide staff and Council
decision-making with regard to development applications and capital investments in the area.

As the South Highlands evolves, this Plan ~ and specifically this section — should be revisited to reflect changing
needs and priorities, as well as District budgeting and staffing resources.
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8.1.2 ON-GOING ACTIONS

On-going Actions are actions that will be undertaken as opportunity and need arise.

ACTION DESCRIPTION POLICY i3

Amend the Zoning Bylaw In response to new future land use applications, develop new site-specific » 3.2.1 Administration Highlands
Zoning Bylaw zones consistent with this Plan, for the gateway properties with RD
designations, as well as SPA’s,

» 3.4.1 RD - Regenerative Development
» 3.4.2, SPA - Special Plan Area

=

Explore Food Production Explore opportunities to integrate food production into the public open space
Opportunities network through, for example, community gardens, permaculture demonstrations,
and food forests.

» 5.3. Open Space Policies Highlands
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8.1.3 SHORT-TERM ACTIONS

Short-term Actions are high-priority or “low hanging” actions to be undertaken in the next 1-2 years.

ACTION DESCRIPTION POLICY | ROLES

Update OCP to he
consistent with policies
from the SHLAP

Create a Net Zerc and Net
Positive Assessment Tool

Create Site Planning and
Design Guidelines

Update the District’s
Amenity Zoning
Consideration Policy

Develop a Housing Policy

Improve short-term
cycling safety

37 S¢
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Update the OCP to amend OCP policies and Development Permit Area guidelines
to be consistent with this Plan, including Chapter 2 Land Use and DPA 4
Commercial Industrial Gateway.

Create a net zero and net positive assessment tool and better define outcomes
and baseline conditions for land use applications.

Develop new site planning and design guidelines for the RD designation and
identify necessary DPA guideline amendments (e.g., DPA 4 and 6).

Update the District's Amenity Zoning Consideration Policy with guidelines found
in the SHLAP to better provide direction for negotiating community amenity
contributions.

Develop a Housing Policy that identifies and achieves District goals and
objectives.

Improve short-term cycling safety with pavement markings (i.e., sharrows) in the
shoulder and bicycle route signage.
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»

»

3.2.1 Administration

3.4.1 RD - Regenerative Development

3.4.2. SPA - Special Plan Area

3.2.1 Administration

3.4.1 RD - Regenerative Development
6.2, Sustainability & Climate Action

Policies

3.2.3. Community Amenity Contributions

3.5. Housing Policies

4.4, Transportation & Mobility Policies

Highlands

Highlands

Hightands

Highlands

Highlands

Highlands



8.1.4 MEDIUM - AND LONG-TERM ACTIONS

Medium- and Long-term Actions are lower priority actions or actions that require a long-term perspective to be undertaken in the next 3+ years.

ACTION DESCRIPTION POLICY

Develop multi-use
trail connections

Improve transportation

network for safety and

traffic calming {capital
improvements)

Incrementally develop multi-use trail connections (e.g., walking, cycling, » 4.4 Transportation & Mobility Policies Highlands,
equestrian) along or parallel to Millstream Road. Seek opportunities for additional » 5.3. Open Space Policies CRD
multi-use trail connections from Goldstream Park to Millstream Road and Thetis

Lake Park.

Improve the transportation network that improve safety and convenience for all » 4.4, Transportation & Mobility Policies Highlands

road users, as identified by the above action.
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Council Meeting —January 13, 2025

5.

6.

4.5

4.6

4.7

Councillor Karel Roessingh
Capital Region Emergency Services Telecommunications, CRD Arts Commission
and Greater Victoria Public Library Board

Nothing to report at this time.

Councillor Rose Stanton
Emergency Planning Committee, Western Communities Policing Advisory
Committee and Social Sustainability Select Committee

Mayor’s Report

Mayor Williams provided a written report of the December CRD Board and Special
CRHC Board meeting, annual Highlands Firefighter's Association Santa Run and
long time service appreciation.

RATIFICATION OF COMMITTEE RECOMMENDATIONS

5.1

5.2

RECOMMENDATION FROM COMMITTEE OF THE WHOLE - DECEMBER 16, 2024
SPACE NEEDS ASSESSMENT OPTIONS

Moved by: Councillor Gord Baird

Seconded by: Councillor Stanton

Motion: 005-2025

THAT Council support in principle the shorter-term option for increasing space at
the current District Office site and direct staff to incorporate the projectinto the
2025 budget for formal consideration.

CARRIED
Moved by: Councillor Gord Baird
Seconded by: Councillor Stanton
Motion: 006-2025

THAT Council refer the longer-term option to relocate the District Office to the
Community Hall to its next Strategic Plan Review for discussion.

CARRIED

RECOMMENDATION FROM COMMITTEE OF THE WHOLE - DECEMBER 16, 2024

DRAFT DEVELOPMENT PERMIT AREA 4 - PROPOSED OCP AMENDING BYLAW
(SOUTH HIGHLANDS LOCAL AREA PLAN) - REPORT #2

Discussion regarding this item took place under item 9.1 BYLAW NO. 450 -
AMENDMENT TO OFFICIAL COMMUNITY PLAN (South Highlands Local Area Plan).

INTRODUCTION OF LATE ITEMS



Council Meeting - January 13, 2025

9. BYLAWS

9.1

THAT the West Shore Parks and Recreation Staff Report regarding the 2024 4th
Quarter Progress Report - West Shore Regional Parks and Recreation Facilities
Master Plan dated December 18, 2024 be received.

CARRIED

BYLAW NO. 450 - AMENDMENT TO OFFICIAL COMMUNITY PLAN (South
Highlands Local Area Plan)

Moved by: Councillor Gord Baird

Seconded by: Councillor McLean

Motion: 012-2025

THAT the first reading of the Highlands Official Community Plan Bylaw, 2007,
Amendment No. 7 (South Highlands Local Area Plan) Bylaw No. 450, 2024 be
deferred to the next Council meeting for consideration.

CARRIED

10. NEW BUSINESS

10.1

10.2

HIGHLAND HERITAGE PARK SOCIETY AGREEMENT - SCHEDULE C
AMENDMENT

Moved by: Councillor Roessingh
Seconded by: Councillor Ann Baird
Motion: 013-2025

THAT the new Highland Heritage Park Society Agreement be approved as
presented;

AND THAT the Mayor and Corporate Officer execute an amending agreement.
CARRIED

NEXT GENERATION 9-1-1 IMPLEMENTATION AND OPERATION CONTRACT
Moved by: Councillor McLean

Seconded by: Councillor Ann Baird

Motion: 014-2025

THAT Council approve the Next Generation 9-1-1 Implementation and Operation
Contract with the Capital Regional District and that the Corporate Officer be
authorized to execute the agreement on behalf of the District.

CARRIED



December 16, 2024
Committee of the Whole

Minutes and Agenda ltem



Committee of the Whole - December 16, 2024

3. PRESENTATIONS

4. RECOMMENDATIONS FROM COMMITTEES & COMMISSIONS

5. NEW BUSINESS

5.1

SPACE NEEDS ASSESSMENT OPTIONS

Chief Administrative Officer introduced the item and advised
that Bruce Greenway of Greenway Studio Architecture would
be making a presentation to Council. Questions from Council
were asked during the presentation and were answered by
staff and Bruce Greenway.

Moved by: Councillor Roessingh
Seconded by: Councillor Gord Baird

1. That Council support in principle the shorter-term option
for increasing space at the current District Office site and
direct staff to incorporate the project into the 2025 budget
for formal consideration; and

2. That Council refer the longer-term option to relocate the
District Office to the Community Hall to its next Strategic
Plan Review for discussion.

CARRIED

6. UNFINISHED BUSINESS

6.1

DRAFT DEVELOPMENT PERMIT AREA 4 - PROPOSED OCP
AMENDING BYLAW (SOUTH HIGHLANDS LOCAL AREA PLAN)
- REPORT #2

Municipal Planner introduced the item and advised Council
that Evan Petersen of Barefoot Planning+Design was in
attendance. Questions from Council were answered by staff
and Evan Peterson.

Moved by: Councillor Stanton

Seconded by: Councillor Anderson
THAT the Committee of the Whole recommend to Council:
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Committee of the Whole - December 16, 2024

THAT Highlands Official Community Plan Bylaw, 2007,
Amendment No. 7 (South Highlands Local Area Plan) Bylaw
No. 450, 2024 be given first reading.

THAT the regional context statement proposed to be changed
by Highlands Official Community Plan Bylaw, 2007,
Amendment No. 7 (South Highlands Local Area Plan) Bylaw
No. 450 be referred to the CRD Board for acceptance.

THAT Highlands Official Community Plan Bylaw, 2007,
Amendment No. 7 (South Highlands Local Area Plan) Bylaw
No. 450 be referred to CRD Board, City of Langford, Town of
View Royal, First Nations of Esquimalt, Songhees, Malahat,
Pauquachin, Sooke, Tsartlip, Tsawout, Tseycum, Halalt,
Lyackson, Penelakut, and Ts’'uubaa’asatx, Cowichan Tribes,
BC Crown Land Opportunities and Restoration Branch, and
BC Ministry of Forests, Lands, Natural Resource Operations
and Rural Development.

CARRIED
7. ADJOURNMENT
Moved by: Councillor Gord Baird

Seconded by: Councillor Anderson

THAT the Committee of the Whole meeting of December 16, 2024 adjourn
at 8:50 pm.

CARRIED

MAYOR

CORPORATE OFFICER

Page 3 of 3



DISTRICT OF Ml lle

HIGHLANDS

TO: Loranne Hilton DATE: December 12, 2024
Chief Administrative Officer FILE: TBD: Bylaw 3900-450
To Committee of the Whole

FROM: Laura Beckett

.. D 16,
Municipal Planner ecember 16, 2024

RE: DRAFT DEVELOPMENT PERMIT AREA 4 - PROPOSED OCP AMENDING BYLAW
(SOUTH HIGHLANDS LOCAL AREA PLAN) - REPORT #2

PURPOSE
To provide Council with additional information to facilitate its discussion regarding draft
Development Permit Area 4 (DPA4).

BACKGROUND

At its November 12, 2024 Committee of the Whole meeting, Council resolved:
THAT staff present a comparison of a Development Approval Information Bylaw and
Development Permit Area with regards to pros & cons, and values of each;

AND THAT staff explore how the Living Building Challenge principles can be integrated into
the draft guidelines.

DISCUSSION

Development Approval Information Bylaw in Relation to Development Permits

Development Approval Information Requirements are explained in sections 484 to 487 of the Local
Government Act and give local governments the ability to require information from applicants of
rezoning, development permit, and temporary use applications. This includes information on the
anticipated impact of a proposed activity or development on a community including information
regarding impacts on transportation, local infrastructure, public facilities such as schools and
parks, community services, the natural environment of the area affected, and tenants who are or
may be displaced by a redevelopment. Typically, such information gives critical details about a
proposal to help Council consider it and what additional conditions, ifimposed, could lend support
to Council’s approval.

There are certain regulatory actions that must occur before a local government can require
applicants to supply this information. Highlands’ OCP currently designates all of Highlands a
development approval information area; this is the first regulatory action. The second is to create
and adopt a bylaw that establishes procedures and policies on the process for requiring
development approval information and details about the information that may be required. The
District has received this information without the supporting bylaw because applicants are highly
motivated for approvals and have been willing to volunteer required information.



Draft Development Permit Area 4 — Report #2
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However, a development approval information bylaw is required and as such would be one of the
firstimplementation actions should Bylaw 450 be adopted.

Living Building Challenge Principles

The Living Building Challenge is a certification program for buildings. Jurisdiction for buildings is
primarily with the Province through the BC Building Code. As such, almost all requirements of the
program are beyond the District’s legislated public law capacity to require them from applicants.
Please see attached Appendix 1 that compares the “intents” for the different aspects of the
program with the related jurisdiction that would have the ability to require it. An early draft of
development permit area 4 sought to incorporate more elements of the Living Building Challenge
and was significantly reduced due to jurisdiction and applicable powers.

Living Building Challenge principles that are reflected in regulations over the entire Districtinclude:
¢ Sensitive ecosystems are protected through the District’s environmental development
permit areas (water and riparian areas and sensitive ecosystems).

¢ To the extent possible, development permit 6 seeks to reduce greenhouse gas emissions
and conserve water.

Draft development permit area 4 guidelines that reflect Living Building Challenge principles
include:
e 1 -—Prioritize the use of previously disturbed sites and preserve sensitive ecological areas.
e 2-Incorporate landscaping that prioritizes native and adaptive non-nature plant species.
e 7-Use primarily landscape-based stormwater management best practices.
e 8, 23, 48, 49 - Other landscaping requirements, including also seeking to incorporate
availability of sunlight.
e 9-Energy efficiency.
e 10-Renewable energy.
¢ 19-Ifhighuse, public spaces are created, consider integrating public art on-site to generate
interest and activity and reflect the unique natural, Indigenous, industrial, or settler history
of the Highlands.
e 52-Provide electric bicycle and vehicle charging infrastructure in line with District, Regional
or Provincial requirements and best practices.
e 53 — Where appropriate to site uses and activities, create enhanced pedestrian routes,
including weather protection on buildings and street frontages.

e 54 - Provide support for car-share, carpool, bike-share, and other transportation-sharing
models.

Other Questions

Discussion during the November 12, 2024 Committee of the Whole included questions about the
District’s ability to implement “net positive” objectives/achievements generally and through
development permit area guidelines, and the different layers and aspects of municipal jurisdiction
in regards to land use controls.
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“How Do We Achieve ‘Net Positive’?”
“Net positive” is an aspirational, high-level policy, and it is appropriate to locate itin an OCP. Itdoes
not belong in a development permit area because guidelines must have some degree of specificity.
A net positive evaluation tool is expected to function like the “Sustainability Appraisal Form,” and
its creation would be an implementation action if Bylaw 450 is adopted. Because it would be used
to consider applications, a net positive evaluation tool may be part of a development approval
information bylaw.

Municipal Land Use Controls
Local governments are “creatures” of the Province and only have powers and jurisdiction that are
directly given to them. Further, all those powers have limits, and those powers generally cannot
cross into Provincial jurisdiction. The BC Building Code, Riparian Areas Protection Regulation,
Mines Act, and the Private Managed Forest Lands Act are examples with which the District has
direct experience.

Zoning and servicing requirements are more straightforward municipal powers. Zoning is
discretionary allowing municipal governments great leeway to approve or deny applications and as
such is probably a local government’s strongest mechanism to control land use. Servicing
requirements like those found in the District’s Subdivision or Development of Land Bylaw control
the infrastructure required for development. Despite their powers, both bylaws have limitations.

Development permit powers are generally not discretionary. They are powerful in their ability to
controlitems outside the scope of zoning and servicing requirements. For example, a development
permit can protect specified natural features through its powers of protection of the natural
environment. They also have additional legal influences that limit their jurisdiction. For example, a
development permit cannot control any aspect of a building’s interior because that is the
jurisdiction of the BC Building Code. As a second example, the draft development permit area 4
guidelines that address stormwater management are more so in regard to landscaping because
those are the powers afforded to a development permit area. Engineering-level stormwater
management is best left to a servicing requirements bylaw. If any municipal requirements
contradict, the more onerous one would typically apply.

Because development permit areas are so complex, draft development permit area 4 had its own
process and legal review. Staff recommends no changes to it.

Governmental and non-governmental forces influence all developments. The best way for Council
to seek a net positive outcome would be through the rezoning process. A net positive evaluation
tool is expected to assist this, and first a development approval information bylaw needs to be
implemented in order to give the District the ability to require specialized reports. No matter what
tools or policies are putin place, a local government cannot do indirectly what it cannot do directly.

CONCLUSIONS
e To require information from applicants for rezoning, development permit, and temporary
use applications, a development approval information bylaw is required. This would be one
of the first implementation items following the adoption of Bylaw 450.
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To the extent allowed by legislation, draft development permit area 4 has incorporated
principles of the Living Building Challenge. Other than protection of ecologically sensitive
areas and contributing to pedestrian-oriented places that reduce the use of fossil fuel-
based vehicles, the District does not have the ability to regulate to the degree sought by the
Living Building Challenge. Only a private individual owner has that level of control.

“Net positive” is an aspirational idea and exists best as high-level policy in an OCP.
Implementing it is expected to be by way of a subjective form like Highlands’ Sustainability
Appraisal Form. The net positive evaluation tool would be an implementation item following
the adoption of Bylaw 450, and possibly part of a development approval information bylaw.
While zoning, servicing requirements, and development permit areas are perhaps the
strongest legal mechanism available to municipalities, the Province ultimately has power
over municipalities.

Possibly the best way for Council to seek a net positive land use outcome is through the
rezoning process.

RECOMMENDATIONS

That the Committee of the Whole recommend to Council:

That Highlands Official Community Plan Bylaw, 2007, Amendment No. 7 (South Highlands Local

Area Plan) Bylaw No. 450, 2024 be given first reading.

That the regional context statement proposed to be changed by Highlands Official Community
Plan Bylaw, 2007, Amendment No. 7 (South Highlands Local Area Plan) Bylaw No. 450 be referred
to the CRD Board for acceptance.

That Highlands Official Community Plan Bylaw, 2007, Amendment No. 7 (South Highlands Local
Area Plan) Bylaw No. 450 be referred to CRD Board, City of Langford, Town of View Royal, First
Nations of Esquimalt, Songhees, Malahat, Pauquachin, Sooke, Tsartlip, Tsawout, Tseycum,
Halalt, Lyackson, Penelakut, and Ts’uubaa’asatx, Cowichan Tribes, BC Crown Land Opportunities
and Restoration Branch, and BC Ministry of Forests, Lands, Natural Resource Operations and

Rural Development.

Respectfully submitted, Concurrence
jl@/@ﬁl o -
‘ P\t g2 Kbl oz
Laura Beckett, MURP, MCIP, RPP Loranne Hilton,
Municipal Planner Chief Administrative Officer
Attachment:

Appendix 1 - Living Building Challenge Intentions Compared to Jurisdiction with Authority to

Require



Appendix 1: Living Building Challenge Intentions Compared to Jurisdiction with Authority to Require

“Patal”
Place
Restoring a healthy relationship
between nature, place, and
community.

Water

Creating developments that
operate within the water balance
of a given place and climate.

Energy
Relying on renewable resources.

Health and Happiness
Fostering environments that
optimize physical and
psychological health and well-
being.

|"Materiats
Buildings with products that are
safe for all species through time.

Equity
Supporting a just, equitable world.
Intent is to transform
developments to engage all
sectors of humanity and embrace
equal access and fair treatment to
| restore the natural world.
| Beauty
Recognize the need for beauty and
the connection to nature as a
precursor to caring enough to
preserve, conserve, and serve the
greater good.

Jurisdiction to Require

| “Imperative” Intent o Private Owner | Municipal | Provincial
| 1. Ecology of Place - Protect wild and ecologically significant places; encourage ecological regeneration and enhanced function of projects’ sites X X
| and communities.
| 2. Urban agriculture - Integrate opportunities for connecting community to locally grown fresh food. X | |
| 3. Habitat Exchange — Equal amount of land thatis develo_ped is reserved offsite for no development. X
| 4. Human-Scaled Living - Contribute to creation of walkable, pedestrian-oriented communities, that reduce use of fossil fuel-based vehicles. X X
5. Responsible water use — Treat water like a precious resource; must not use potable water for irrigation, must treat all stormwater on site without X
| chemicals and manage it based on historic and current ecological conditions.
6. Net positive water— 100% of water needs must be supplied by captured precipitation or other natural closed loop water systems {allowance for X T
municipal potable water use connection if required by local health regulations). Grey and black water discharge must be treated onsite and
| managed either through re-use, a closed loop system, or infiltration. No potable water may be used for non-potable purposes.
| 7. Energy and Carbon reduction — must demonstrate 20% reduction in embodied carbon of primary materials and exterior materials compared to X o
typical standard. Includes considerations for interior materials. -
| 8. Net Positive carbon - 105% of the development’s energy needs must be supplied by on-site renewable energy on a net annuat basis, without the X
| use of combustion. | ]
19. Health interior environment - promote good indoor air quality and healthy interior environment: ASHRAE 62.1 or 62.2, no smoking, develop X
“Healthy Indoor Environment Plan” that addresses cleaning protocols, entry approach that reduces particulates and toxins, provide views of
outside and daylight for 75% or regularly occupied spaces; direct exhaust for kitchens, bathrooms, and janitorial areas.
10, Heatthy Indoor Performance — indoor air quality test after occupancy, only use interior buildi?ng products with limit potential to emit volatile X 1
organic compounds, use specialized cleaning products. N
11, Access to Nature — Must include elements that provide human nature interactions in interior and exterior of project. X |
-_1 2, Responsible materials — must positively impact building products market through requirements. — X
13. Red List—90% {by cost) of project must avoid certain materials/chemicals. In situ materials are not included. X
14, Responsible Sourcing - Specific sourcing, including extraction, and labelling requirements. X
15. Living economy sourcing - Reguirements for using tocal and regional manufacturers and materials. X |
16. Net positive waste — must strive to reduce or eliminate waste during design, construction, operation, and end of life to conserve natural X -
resources and find ways to integrate waste back into industrial or natural nutrient loops. Must create Material Conservation Management Plan.
__Specific material diversion requirements.
17. Universal access - all externally focused non-building infrastructure {(including air, sunlight, natural waterways) must be equally accessible to all X
| members of pubtic.
18. Inclusion — Engender local workforce and business/contractor community that is stable, safe, and desirable. Support “Just” organizations or X
donate to community-based nonprofit organization focused on aquity and inclusion.
19. Beauty and Biophilia— Must include elements that nurture the innate human/nature connection, and meaningfully integrate public art. X I
20. Inspiration and education - Must make educational materials about the operation and performance of the development available to the public, X
including an annual open day for the public.

Sources for columns 1 and 2:
*  hitp,

iving-future.orgiwp-content/uploads/2022/05/iving-Building-Challenge-3.0-Standara. pdf

*  hitpsi//www.manule.com/manualsliving-future/living-building-challenge-4-1/1/en/topic/april-2024-lbe




November 12, 2024
Committee of the Whole

Minutes and Agenda ltem



=7 DISTRICT OF HIGHLANDS
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-, Wy Minutes of Committee of the Whole

HIGHLANDS Meeting

Tuesday, November 12, 2024 at 7:00 PM
Community Hall - 729 Finlayson Arm Road

Council Members Present:
Mayor Williams, Councillor Anderson, Councillor Ann Baird, Councillor Gord Baird,
Councillor McLean, Councillor Roessingh, and Councillor Stanton

In Attendance:
CAO Loranne Hilton, Municipal Planner Laura Beckett, and Corporate Officer Amanda
Irving

Public Observation: 3

Mayor Williams called the Committee of the Whole meeting to order at 7:00 pm and
acknowledged meeting in the traditional territories of the LakW¥snen, SENCO¥EN and
Hul'q’'umi’num speaking First Nations with whom we are committed to building stronger
working relationships.

Mayor Williams acknowledged the passing of former Premier John Horgan highlighting his
connection and friendship to the District of Highlands.

1. APPROVAL OF THE AGENDA

Moved by: Councillor Roessingh
Seconded by: Councillor Ann Baird

THAT the November 12, 2024 Committee of the Whole Meeting Agenda be
approved as presented.

CARRIED
2. ADOPTION OF MINUTES

2.1 Committee of the Whole - April 15, 2024
Moved by: Councillor Roessingh

Seconded by: Councillor Stanton

THAT the minutes of the April 15, 2024 Committee of the Whole
Meeting of Council be adopted as presented.

CARRIED
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Committee of the Whole — November 12, 2024
3. PRESENTATIONS

4. RECOMMENDATIONS FROM COMMITTEES & COMMISSIONS
5. UNFINISHED BUSINESS

5.1 DRAFT DEVELOPMENT PERMIT AREA 4 - PROPOSED OCP
AMENDING BYLAW (SOUTH HIGHLANDS LOCAL AREA PLAN)

Council discussion ensued regarding the following:

e Development Permit Area powers granted by the Local
Government Act

o Alignment between Development Permit Area 4 and the South
Highlands Local Area Plan

o Differences between Development Permit Areas and a
Development Approval Information Bylaw

e Interaction between Development Permits and other municipal
regulations

e Achieving the objectives outlined in the South Highlands Local
Area Plan

e |Integrating principles of the Living Building Challenge into
Development Permit Area 4

e Strategies - for incorporating and achieving "net positive"

outcomes

Identifying the appropriate tool for obtaining specific reports

Considerations for lighting requirements

Ensuring Council objectives are met

Methods for achieving desired outcomes

Questions from Council were answered by staff and consultant Evan
Peterson of Barefoot Planning+Design.

Public Participation:

Allan Roger, resident, addressed the Committee regarding Council's
authority provided under legislation.

Libby McMinn, resident, addressed the Committee regarding
strengthening the following items in the South Highlands Local Area
Plan:

e minimum requirements for sustainability, ecology and rewilding
within development footprint
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Committee of the Whole — November 12, 2024

e importance of the ecosystem preservation and restoration
¢ including mammals with insects and birds in the consideration of
wide range of food sources and 3-dimensional landscaping

Scott Richardson, resident, addressed the Committee regarding the
following items:

e time invested in the South Highlands Local Area Plan

e positive efforts and standards for lighting

o strengthening the wording of the South Highlands Local Area
Plan as per Libby McMinn's advice

o consideration that this might not be the best place to focus on the
issue, and alternative approaches may be needed

Moved by: Councillor Gord Baird
Seconded by: Councillor Anderson

THAT staff present a comparison of a Development Approval
Information Bylaw and Development Permit Area with regards to pros
& cons, and values of each;

AND THAT staff explore how the Living Building Challenge principles
can be integrated into the draft guidelines;

AND FURTHER THAT staff respond to questions provided through
email from Council at a Committee of the Whole meeting.

NOT VOTED ON DUE TO AN AMENDING MOTION

Moved by: Councillor Gord Baird
Seconded by: Councillor Anderson
THAT the motion be amended to remove the following:

THAT staff respond to questions provided through email from Council
at a Committee of the Whole meeting.

CARRIED
The meeting recessed at 8:32 pm.
The meeting reconvened at 8:35 pm.

MAIN MOTION AS AMENDED
Moved by: Councillor Gord Baird
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Committee of the Whole — November 12, 2024
Seconded by: Councillor Anderson

THAT staff present a comparison of a Development Approval
Information Bylaw and Development Permit Area with regards to pros
& cons, and values of each;

AND THAT staff explore how the Living Building Challenge principles
can be integrated into the draft guidelines.

CARRIED
Moved by: Councillor McLean
Seconded by: Councillor Gord Baird

THAT legal counsel be invited to attend an In-Camera Council
meeting where information related to the draft Development Permit
Area 4 and the interpretation of the authority under the Local
Government Act can be received at the same time.

DEFEATED

Opposed: Mayor Williams, Councillors Anderson, Ann Baird,
Gord Baird, Roessingh, and Stanton

6. NEW BUSINESS

7. ADJOURNMENT

Moved by: Councillor Gord Baird
Seconded by: Councillor Roessingh

THAT the Committee of the Whole meeting of November 14, 2024 adjourn at 9:07
pm.

CARRIED

MAYOR

CORPORATE OFFICER
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HIGHLANDS

TO: Loranne Hilton DATE: November 7, 2024
Chief Administrative Officer FILE: TBD: Bylaw 3900-450

FROM: Laura Beckett To Committee of the Whole
Municipal Planner November 12, 2024

RE: DRAFT DEVELOPMENT PERMIT AREA 4 - PROPOSED OCP AMENDING BYLAW (SOUTH

HIGHLANDS LOCAL AREA PLAN)

PURPOSE
To provide Council with information to facilitate its discussion regarding draft Development Permit Area 4
(DPA4).

BACKGROUND

Atits October 21, 2024 meeting, Council resolved to refer draft DPA4 in proposed Official Community Plan
(OCP) amending Bylaw 450 to a Committee of the Whole for discussion. Proposed Bylaw 450 would
incorporate the South Highlands Local Area Plan (SHLAP) into the OCP.

UPDATED DEVELOPMENT PERMIT AREA 4

The staff report from Council’s July 15, 2024 agenda regarding proposed Bylaw 450 stated the following:
Updated Development Permit Area 4
Development Permit Area 4 — Highlands Commercial Industrial Gateway Area is only found within the South Highlands.
The main purpose of any development permit area is to implement OCP policy on applicable lands. To remain consistent
with the new OCP policy direction, please also see an updated and renamed Development Permit Area 4 ~ Regenerative
Development as part of Bylaw 450 and incorporated within the consolidated draft OCP. This item was not part of the
SHLAP process because it is mostly a technical regulation. It has not received the extensive consultation that the SHLAP
has. Staff conducted a 2-hour session where the draft Development Permit Area 4 changes were presented to
representatives of the 4 properties that would be directly affected. To the degree determined by staff and the consultant,
their comments have been incorporated into the Development Permit Area 4 version in Bylaw 450.

The Local Government Act allows municipalities to designate lands as development permit areas for
different purposes. Currently, DPA4 serves only as a form and character development permit area. While
the subject lands are applicable to the other Highlands development permit areas (DPAs 1, 2, 3, and 6), the
purposes of the updated DPA4 have been expanded to include promotion of greenhouse gas emissions
reduction and energy and water conservation, and protection of the natural environment, its ecosystems
and biological diversity in order to accomplish the policy goals in the SHLAP. This is also explained in the
updated Justification paragraph.

Table 1 below shows how the proposed guidelines correspond to the proposed Regenerative Development
Land Use Designation policies in section 3.4.1 of the SHLAP. All guidelines are found in Attachment 1, which
shows the changes in DPA4 that would be brought about by the adoption of Bylaw 450. Almost all the existing
guidelines have been incorporated into the new guidelines as noted. Entirely new guidelines are
predominantly numbers 1to 8 and 10.



Draft Development Permit Area 4
Eommittee of the Whole - November 12, 2024

Page 2 of 3

Table 1: Updated Development Permit Area 4 — Regenerative Development

PROPOSED Regenerative Development Land Use Designation Policy- | PROPOSED Corresponding
SHLAP section 3.4.1.1 DPAA4 Guideline #
1. [_ﬁj&port a variety of land uses and on-site activities that: |
a. | Achieve net positive outcomes (see section 2.3. for definition). | ¢ 1-12
| e Also related to use as
controlled by zoning
b. | Achieve site restoration including re-wilding of features or e 1-6,41
areas on a site.
2. All new developments should:
a. | Incorporate high performance and healthy buildings e 9-12
standards to improve energy efficiency and occupant well- e 13-22,
being (see section 3.6. Regenerative Design Gallery for
examples).
b. | Adhere to sustainable site design best practices, includingthe | ¢ 2,7, 8
incorporation of ‘green’ infrastructure to manage stormwater » 23-34
and enhance environmental values (e.g., water quality, e 35-51
habitat).
c. | Retain and enrich on-site biodiversity by proactively e 8
responding to the shifting needs of a natural, healthy
environment and changing climate.
d. | Reduce development impacts on the natural environment by e 1-8
ensuring that potential adverse effects of on-site activitiesare | o 41
avoided or offset by regenerative activities. -
e. | Have on-site activities and programming that promote e Moreso related to use
resource efficiency and circular economy practices that as controlled by zoning
combine economic growth, social responsibility, and e 52-54
environmental protection (e.g., circular waste management).
3. The District may develop new design guidelines and identify e All
necessary development permit area guideline amendments.
4, Appreciate the beneficial role of the natural environment on e 1-6
the community’s general well-being and foster active
_participation in its guardianship for future generations.
[ 5. As part of a zoning amendment application, the District may
require an Environmental Stewardship Plan to address topics
| | such as (but not limited to):
a. | Invasive species management. o 2
b. | Stormwater and surface water management. e 7.8
c. | Tree canopy coverage. e 1,3,23,41
d. | Habitat and environmental restoration. e 1-6
Other Notes:

e An exemption has been added for buildings, additions, structures and equipment less than 10m?
(about 100 square feet} in floor area.

e Development permit area legislation has limitations. For example, the interior of buildings cannot be
regulated.
e Aconceptintroduced in new guideline 7b. is “effective impervious area (EIA),” which are impervious
surfaces that are directly connected, as one continuous flow, to a conventional storm system, along
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entirely impervious pathways. By interrupting the ground flow of precipitation with a rain garden or
pervious paving or rain barrels, impacts to stream function and associated organisms can be
mitigated. Please see Attachment 2 that is intended to serve as public information.

Proposed DPA4 has been reviewed by the Building and Fire Departments, representatives of the 4
property owners, and has had its own legal review.

RECOMMENDATIONS
That the Committee of the Whole recommend to Council:

That Highlands Official Community Ptan Bylaw, 2007, Amendment No. 7 (South Highlands Local Area Plan)
Bylaw No. 450, 2024 be given first reading.

That the regional context statement proposed to be changed by Highlands Official Community Plan Bylaw,
2007, Amendment No. 7 (South Highlands Local Area Plan) Bylaw No. 450 be referred to the CRD Board for
acceptance.

That Highlands Official Community Plan Bylaw, 2007, Amendment No. 7 (South Highlands Local Area Plan)
Bylaw No. 450 be referred to CRD Board, City of Langford, Town of View Royal, First Nations of Esquimalt,
Songhees, Malahat, Pauquachin, Sooke, Tsartlip, Tsawout, Tseycum, Halalt, Lyackson, Penelakut, and
Ts’uubaa’asatx, Cowichan Tribes, BC Crown Land Opportunities and Restoration Branch, and BC Ministry
of Forests, Lands, Natural Resource Operations and Rural Development.

Respectfully submitted, Concurrence
e d ~
*Miﬁﬁw f W
Laura Beckett, MURP, MCIP, RPP Loranne Hilton,
Municipal Planner Chief Administrative Officer
Attachments:

1.
2.

Draft DPA4 - Changes with Draft Bylaw 450
“Effective Impervious Area” public information hand-out

Web links to related previous staff reports:

Staff report from the October 7 and 21, 2024 Council Agendas:
https://highlandsbc.diligent.community/document/849da71a-476c-456¢-92a9-667bb8c 36780/
Staff report from September 9, 2024: https://highlandsbe.diligent.community/document/2477d78-3771-
48cd-ac53-3c7e82d98401/
July 15, 2024 Council Agenda, staff report and attachments:
o Staffreport: https://highlandsbe.dili .community/document/1379e632-c7ca-413f-9626-
2def655d8550/
o Attachment 1: Proposed Bylaw 450 (includes SHLAP):
https://highlandsbe.diligent.communit: cument/8451b2c8-9e33-4095-9de8-ca0a2791d
o Attachment 2: Draft consolidated OCP showing Bylaw 450 changes:
https://highlandsbe.diligent,community/document/fb8686¢8-dc41-47a3-8¢5d-9d8a22ae4909/
o Attachment 3: Excerpt from Highlands 2020 Housing Needs Report:
https://highlandsbc.diligent.community/document/8b267982-e940-4a4f-99be-6b6b74eb314d/
o Attachment 4: SHLAP Consultation and Recommendations for Bylaw 450 Referrals:

https://highlandsbc.diligent.community/document/c04375db-a79f-4900-aaeb-925ea5d1077d/




11.6 Development Permit Area No. 4 — Highlards-Cemmereialflndustrial
—Gateway-Area Regenerative Development

Area Affected

Lands designated as “Commersiallndustrial Regenerative Development” on Map 2.1 are designated as
Development Permit Area No. 4.

Purpose

+« To promote greenhouse gas emissions reduction.

e To promote energy and water conservation.

* To regulate the form and character of commercial and industrial development.
¢ To protect the natural environment, its ecosystems, and biological diversity.

Objectives

e Prioritize environmental restoration through well-designed redevelopment.
e Support regenerative site design and construction outcomes.
e Sensitive integration of new development with the existing community and environmental context.

Specific Exemptions

Development Permits are not required in Development Permit Area No. 4 for:
e Minor alterations to the design and finish of the exterior of a building or structure that do not
change the character of the development.
¢ Buildings, additions, structures and equipment less than 10m?2 in floor area.

Justification

The main purpose of this Development Permit Area is to support climate action. Land uses, activities and
on-site programming can impact the climate either positively or negatively. Integrating natural assets and
ecological values in any development proposal is critical. Moreover, facilitating developments that utilize
innovative technologies to reduce greenhouse gas emissions and conserve energy and water is also key
to climate action.

This development permit authority supports the provincial government'’s broader action on climate
change, including the requirement for local governments to have greenhouse gas reduction targets and
policies and actions in official community plans and regional growth strategies and help meet their B.C.
Climate Action Charter commitments.

Additionally incorporating the Form and Character Guidelines into a project's design will encourage the
creation of contextual and compatible architecture, high-quality pedestrian realms, and sustainable and
resilient design, and will contribute to placemaking and design excellence in Development Permit Area
No. 4.
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Guidelines

Form-and-Character Development Permits issued in the-Highlands-Commercialindustrial Gateway-Area

Development Permit Area 4 shall be in accordance with the following gGuidelines:

Sustainability, Ecology, and Rewilding
1. Prioritize the use of previously disturbed sites and preserve sensitive ecological areas, such as
forests with mature trees, rocky outcrops, creeks, and wetlands.
a. Establish buffer zones or areas of non-disturbance which will remain free of development
and prevent built-environment encroachment on natural areas.
2. Incorporate landscaping that prioritizes native and adaptive non-native plant species and provides
a wide range of food sources for insects, birds, and other wildlife.
a. Clearly define ecological restoration strategies that account for the surrounding
ecosystem and the impacts of past site disturbances.

b. Consider additional habitat restoration strategies, such as nesting boxes, green roofs
bioswales, and rewilding.

3. Establish wildlife corridors and exterior green infrastructure to connect fragmented habitats and
promote biodiversity.

4. Minimize grading and excavation to reduce soil erosion and habitat disruption.

5. Implement soil erosion and sediment control measures to prevent site degradation during and
after construction activities and to protect surface and groundwater quality.

6. Utilize strategies to control and eradicate invasive plant species including monitoring native
species over time.

Stormwater Management

7. Use primarily landscape-based stormwater management best practices, such as rain gardens,
swales, permeable surfaces, and green roofs, in order to:
a. Mitigate the impacts of past site disturbances.
b. Minimize the effective impervious area (EIA) on site.
i Best practices suggest an EIA target of less than 10% of the total site area.
c. Protect and enhance surface water and groundwater quality and quantity
d. Manage average rainfall events.
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e. Limit underground stormwater management systems.

8. Plant native and adaptive non-native drought-tolerant trees and plant species that are resilient to
future climate projections and that maximize ecosystem services.
Energy Efficiency
9. Use exterior design strategies to enhance buildings’ energy efficiency and performance, such as:
a. Designing buildings with a simplified form, using simple shifts in massing and fewer
complex junctions to minimize building envelop heat loss.
b. Using heat exchangers and/or similar technologies for heating and cooling.
¢. Employing passive solar design strategies, such as exterior shading devices, to optimize
solar gain in winter (and less in summer).
d. Optimizing natural ventilation opportunities.
10. Design buildings to include or be ‘ready’ for on-site exterior renewable energy systems by
including, for example:
a. On-site power generation (e.g., solar photovoltaics) and battery storage.
b. Conduit from electrical panels to rooftop areas for solar panels.
c. Adequate space and structural support for the future installation of, for example, solar
photovoltaic panels and battery storage.
11. Use durable exterior designs to extend the lifespan of buildings and reduce the need for frequent
replacements.
12. Maximize the use of healthy and non-toxic finishes on buildings’ exteriors.

General Architectural Design

1=

Where appropriate and relevant to the use and function of the building:

13.

14.

15.

16.

17.

18.

Orient primary building facades and entries to the fronting street or open space to create street
edge definition and activity.

Locate and design windows, balconies, and street-level uses to create active frontages and ‘eyes
on the street’ with additional glazing and articulation on primary building fagades.

Design buildings and site features to the human scale through the use of exterior architectural
features, details, and site design elements that are human-proportioned and oriented toward
pedestrian activity.

On larger sites, seek to create a unified and cohesive appearance and architectural character
while introducing variation in fagade treatments.

Use muted colours chosen from a palette representative of Highland's natural surroundings
where a visual accent is warranted to optimize energy efficiency.

Provide weather protection for high-use areas, such as primary building entrances, exterior stairs,
and active building frontages.
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19. If high use, public spaces are created, consider integrating public art on-site to generate interest
and activity and reflect the unique natural, Indigenous, industrial, or settler history of the
Highlands.

20. Where possible, use site planning and landscape design to minimize noise impacts.

21. Employ wayfinding, lighting, and universal accessibility principles to appropriate site areas, such
as primary building entrances and pedestrian routes.

22. Design building entrances to be well-defined, visible, and clearly lit.

Site Planning

23. Ensure that site planning and design achieve favourable microclimate outcomes through
strategies such as:
a. Locating outdoor spaces to maximize sunlight throughout the year.
b. Planting both evergreen and deciduous trees to provide a balance of shading in the
summer and solar access in the winter.
¢. Using building mass, trees, and planting to buffer winds.
24. Design buildings, structures, and additions with consideration for the relationship of adjacent
buildings, open areas, the efficiency of the circulation system, and compatibility with surrounding
development.

25. Site and design buildings visible from roads so that their office and/or retail portion of the building
is oriented towards the road.

26. Integrate loading areas into the design of the building.

27. Locate accessory uses (such as loading, garbage collection, utilities, and parking access) away
from public view and not in conflict with public circulation patterns.

Landscape Design and Open Space

28. Use Crime Prevention through Environmental Design (CPTED) principles to support public safety
through the use of appropriate lighting, visible entrances, opportunities for natural surveillance,
and clear sight lines for pedestrians.

29. Avoid blank, windowless walls along streets or other public open spaces.

30. Where large retaining walls are unavoidable, utilize terracing with integrated landscaping,
including regularly spaced trees/hedging along the base that covers 75% or more of the visible
portion of the wall from public spaces.

31. Design attractive, engaging, functional and efficient on-site exterior open spaces.

32. Use landscaping as a privacy buffer and define private, semi-private, common/shared, and public
outdoor areas.

33. Integrate Pest Management measures for landscape design and maintenance.

34. Design communal outdoor areas to foster social interaction and a sense of community and
provide outdoor employee amenities area such as lunch and break areas.
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44. Signs may not contain or utilize any flashing, blinking intermittent or moving light as a source of
illumination.

45. Locate signage below the roofiine, and integrate signage with the building fagade through colour
and graphic style.

46. Integrate dark sky principles across site and building designs.

a. Ensure top-mounted light fixtures are fully shielded and directed away from residential or
wildlife areas.

b. When top-mounted light fixtures are not feasible, use visors or other directional control
devices to prevent spillage of light into the night sky.

c. Ensure on-site lighting and signs do not produce glare on neighbouring roads, properties,
or the night sky.

Parking
47. Avoid locating off-street parking between the front facade of a building and streets, open spaces,
or pedestrian circulation routes.

48. Where appropriate, divide large parking lots into smaller parking areas with well-integrated
landscape pockets to avoid large expanses of paved areas and to provide easy accessibility to
buildings.

49. Where practical, utilize landscaped swales adjacent to parking areas to maximize canopy
coverage and provide cooling, GHG capture, air quality enhancement, urban habitat,
stormwater capture, filtration, and infiltration.

50. Consideration may be given to the replacement of parking stalls with transportation demand
management practices (e.g., transit passes, carshare) as recommended by a Parking Study.

51. Where appropriate to site uses and activities, provide secure, weather-protected bicycle and
human-powered vehicle parking and amenities, including:

a. Covered short-term parking in well-lit and highly visible locations, such as near primary
building entrances.

b. Facilities such as showers and lockers to support cycling and other forms of active
transportation.

c. Ample space and consideration for cargo bikes and other larger forms of human-powered
vehicles

21 (Similar to new #50) In-cooperation-with-the-District and-BC-Transit,consideration-may-be
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Screening and Fencing

35. Garbage and recycling materials should be in containers that are weatherproof, non-combustible,
and animal-resistant within the boundaries of each site.

36. Integrate service areas, dumpsters and garbage containers, recycling containers, utility kiosks
and areas, and service or mechanical apparatus into the landscape or exterior building design
and screen with fences, walls, gates, or landscaping from public view.

a. Ensure these areas do not impact public open spaces or pedestrian pathways.
b. Ensure these areas are clearly shown on site plans.

37. Locate mechanical equipment, such as the outdoor components of heat pumps and air
conditioners, vents, and service areas to minimize impacts on adjacent residential buildings by
avoiding proximity to windows, doors, and usable outdoor spaces.

38. Design buildings to ensure that adjacent residential properties have sufficient visual privacy (e.g.,
by locating windows and balconies to minimize overlook and direct sight lines into adjacent units)
and protection from light trespass and naoise.

39. In cases where publicly visible parking is unavoidable, screen parking using strategies such as:

a. lLandscaping and tree planting space.

b. Trellises.

c. Grillwork with climbing vines.

d. Other attractive screening with some visual permeability.

e. Incorporating a buffer or setback from the public to adjacent neighbourhoods.

40. Integrate perimeter landscaping of similar character with the natural landscape and the
landscaping of adjacent development for streetscape continuity.

41. Maintain a wide natural buffer along Millstream Road, and additional landscape treatment and
berming to attenuate noise, improve aesthetics, and reduce impacts of noise, odour, or shadow.

42. Fence designs will be appropriate to their function and location, with consideration for
both landscape design and sustainability principles.

a. Where appropriate (e.g., perimeter lot fences), fences should be designed to
facilitate the movement of wildlife (e.g., with a small gap at ground-level).

b. Fences visible to the public should be screened by landscaping.

c. Materials will be of sufficient quality, size, and strength.

43. Fence designs — including elevations, materials, and related construction details — will be
submitted as part of a landscape plan.

1 it Considerati
28. (Similar to new #54)
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Transportation and Mobility
52. Provide electric bicycle and vehicle charging infrastructure in line with District, Regional, or

Provincial requirements and best practices.
53. Where appropriate to site uses and activities, create enhanced pedestrian routes, including

weather protection on buildings and street frontages.
54. Provide support for car-share, carpool, bike-share, and other transportation-sharing models.
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Effective Impervious Area (EIA)

What is it?

Effective impervious areas are impervious
surfaces that are directly connected to a

conventional storm system, along entirely
impervious pathways.

EIA - Precipitation falling on an area that is directly
transported to streams through asphalt, concrete, and
pipes would be considered an EIA.

Non-EIA - Precipitation that is transported to an area
that mimics natural hydrologies (e.g., rain gardens,
swales, pervious paving, rain barrels, green roofs)
would not be considered an EIA.

Why does it matter?

Studies show that stream health becomes negatively
impacted when the effective impervious area of a
watershed is higher than 10%. Above 30% can have
drastic impacts on stream function and associated
organisms.

What are the EIA guidelines for
Development Permit Area 4 (DPA4)

The Highlands DPA4 guidelines direct applications to
minimize the EIA on site.

Best practices suggest an EIA target of less than
10% of the total site area.

DISTRICT OF

HIGHLANDS

How do you implement it?

¢ Reduce impervious cover - Utilize low-impact
development strategies such as limiting paved
surfaces, clustering development, and creating
more pervious surfaces (e.g., green roofs,
landscaped areas).

* Mimic natural hydrologies - Use rainwater
source control measures, such as rain gardens,
swales, pervious paving, green roofs, and
vegetation to store and infiltrate rainwater on site.

How do you calculate it?

Impervious surface area draining directly to
conventional storm drain system (m?)

Total site area (m?)

£
1
:
1
3
=
.
=
3

Example of an EIA - precipitation falling and flowing
to a stream along a continuous impervious pathway.

Example of a non-EIA - precipitation flowing into an
area of a parking lot that mimics natural hydrology.

Example of a non-EIA - precipitation flowing into
rain barrels that mimics natural hydrology.




From: Karen Burns <>

Sent: November 12, 2024 12:11 AM

To: Laura Beckett <lbecketi@highlands.ca>

Subject: Letter to Mayor and Council regarding COW Meeting November 12, 2024 and
suggested revisions to DPA 4

Dear Mayor and Council Members,

| appreciate that you have given Highland community members the same opportunity that the
business owners in the South Highlands local area plan were given to provide input on the draft
DPA 4.

Please accept this letter as | am traveling and will be unable to attend the meeting electronically
tomorrow.

1 also appreciate the thoughtful and tremendous amount of work performed by staff and the
consultant, as well as yourselves, to bring this document forward.

While it is commendable to have such an aspirational document, it is much more effective to
have a document with some regulations and teeth to ensure compliance for redevelopment.

For example, in Table 1 for the updated DPA 4 Regenerative Development, Section 2 reads "All
new development SHOULD", this should be replaced with "All new devetopment MUST".

Similarily, Section 5 reads "As part of a Zoning Amendment Application, the District MAY require
an Environmental Stewardship Plan..."
MAY should be changed to WILL.

From my many years as a union negotiator and contract writer, these words provide clarity and
stability in interpreting requirements in documents.

| believe these amendments will provide clarity and structure for developers, as well as
reassurance for the many Highland residents who answered the SHLAP survey and expressed
the idea that environmental preservation and rewilding were the top priority for lands in this DPA.

Thank you for your consideration.

Yours truly,
Karen Burns
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Moved by: Councillor Gord Baird
Seconded by: Councillor McLean
Motion: 236-2024

That “Council Remuneration and Expenses Bylaw No. 400, 2018, Amendment
No. 2 (Technology Allowance) Bylaw No. 461, 2024” be read a second time.

CARRIED
Moved by: Councillor Ann Baird
Seconded by: Coun