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A Bylaw for the establishment of procedures to amend an Official Community 
Plan or a Zoning Bylaw or to issue a permit pursuant to Part 14 of the Local 

Government Act. And a Bylaw to allow for the processing of a building 
conversion strata application, as per the Strata Property Act 

 
 
WHEREAS the Council of the Village of Harrison Hot Springs has adopted an Official 
Community Plan and a Zoning Bylaw; 
 
WHEREAS the Council of the Village of Harrison Hot Springs must by Bylaw outline the 
procedures to amend an Official Community Plan, Zoning Bylaw or issue a permit, as per 
Section 460 of the Local Government Act; 
 
WHEREAS section 502 (5) of the Local Government Act allows the Council of the Village 
of Harrison Hot Springs to delegate the power to require security for the issuance of a 
land use permit subject to a delegation Bylaw being prepared that outlines the guidelines 
for the delegate; 
 
WHEREAS section 242 of the Strata Property Act requires that the approving authority 
for the building conversion strata process be the local municipality or in this case the 
Village of Harrison Hot Springs; 
 
WHEREAS the Council of the Village of Harrison Hot Springs has deemed it advisable to 
establish a Bylaw to outline the amendment procedures and to outline the procedures to 
issue a permit and to outline the process and requirements for a building conversion strata 
application; 
 
NOW THEREFORE in open meeting assembled, the Mayor and Council of the Village of 
Harrison Hot Springs enacts as follows: 
 
CITATION 
 
1.0 This Bylaw may be cited for all purposes as the Village of Harrison Hot Springs 

“Development Procedures Bylaw No. 1090, 2016”. 
 
 
 

 
 

 

 

VILLAGE OF HARRISON HOT SPRINGS 
BYLAW NO. 1090, 2016 
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INTERPRETATION/DEFINITIONS 
 
2.0 A reference in this Bylaw to any enactment of British Columbia is a reference to 

the enactment as amended, revised or consolidated from time to time and a 
reference to any Bylaw of the Village of Harrison Hot Springs is a reference to the 
Bylaw as amended, revised, consolidated or replaced from time to time. 

 
3.0 In this Bylaw; 
 

Application 
 

means a completed application, including the payment of the required fees: 
 

(a) to amend either an Official Community Plan Bylaw, a Zoning Bylaw or both,  
(b) for the issuance of; a Development Permit, Temporary Use Permit or a 

Development Variance Permit; 
 

Applicant 
 

means the owner of a Parcel of Land or an agent authorized in writing to make the 
application on behalf of the owner; 

 
Building Conversion Strata Application 

 
means a completed application, including the payment of the required fees, for the 
conversion of a previously occupied building or structure into strata title; 

 
Chief Administrative Officer 

 
means the individual appointed to this position by Council; 

 
Council 

 
means the Council of the Village of Harrison Hot Springs; 

 
Highway 

 
means the same as defined in the BC Transportation Act, as amended from time 
to time but specifically excludes the following: 

 

• Ferry Approach, 

• Ferry Terminal, 

• Right-of-ways on any Parcel of Land, and 

• Tunnel; (AB#1160) 
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Occupiers 
 

means the lawful occupier of a Parcel of Land, if it is not the landowner; 
 

Parcel of Land 
 

means a specific section or area of the Village with a unique legal description and 
unique parcel identifier number (PID) assigned to it;  

 
Registered Professional 

 
means a person who has been registered or licensed to practice by their respective 
professional body; 

 
 
 

Revised Application 
 

means a Part 14 Application that has been refused or denied by Council that the 
Applicant has requested, in writing to Council to reconsider after having made 
material changes or alterations to the Application; and, 

 
Village 

 

means the Village of Harrison Hot Springs; and 
 

Works and Services 
 

means any public service, facility or utility which is required or regulated by the 
Village’s Subdivision Servicing Bylaw, as amended from time to time, and without 
restricting the generality of the foregoing includes: the supply and distribution of 
water; collection and disposal of sanitary sewage and drainage water; street 
lighting; highways, access roadways, curbs, gutters, and sidewalks; and natural 
gas, power and telecommunication services. (AB#1160) 

 
SEVERABILITY 
 
4.0 If any section, subsection, sentence, paragraph, schedule or form forming part of 

this Bylaw is for any reason held to be invalid by the decision of any Court of 
competent jurisdiction, the section, subsection, sentence, paragraph, schedule or 
form may be severed from the Bylaw without affecting the validity of the Bylaw or 
any portion of the Bylaw remaining or any remaining forms. 

 
ADMINISTRATION OF THIS BYLAW 
 
5.0 The Village’s Chief Administrative Officer or their designate is authorized to 

administer this Bylaw.  
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SCHEDULES 
 
6.0 The following Schedules attached hereto form part of the requirements of this 

Bylaw:  
 

(a) Schedule “A” – Part 14 Application Processing Flowchart; 
(b) Schedule “B” – Building Conversion Strata Application Processing Flowchart 

 
SCOPE 
 
7.0 This Bylaw shall apply to the following Applications within the boundaries of the 

Village of Harrison Hot Springs: 
 

(a) an OCP Bylaw amendment or Zoning Bylaw amendment; 
(b) the issuance of a Development Permit, a Temporary Use Permit or a 

Development Variance Permit; or 
(c) a building conversion strata application. 

 
 
GENERAL PROVISIONS 
 
8.0 If there is a change of ownership of a Parcel of Land that is subject to an 

Application, the Village will require an updated title certificate and written 
authorization from the new owner that the current Applicant, if applicable, can still 
proceed with the Application.  

 
8.1 Neither the issuance of a permit, the adoption of an amendment Application or the 

approval of a building conversion strata or review of any applications, plans, 
drawings, specifications or documents, must not (AB#1160) in any way: 

 
(a) relieve the landowner from full and sole responsibility to perform Works and 

Services (AB#1160) in strict accordance with this Bylaw, and any other 
applicable Bylaws of the Village; or 

(b) constitute a representation, warranty, assurance or statement that this Bylaw 
or other applicable Bylaws have been complied with. 

 
8.2 It is (AB#1160) the full and sole responsibility of the landowner, and where the 

landowner is working through a representative, the representative must (AB#1160) 
carry out the Works and Services (AB#1160) in respect of which the permit or 
amendment is issued or adopted in compliance with this Bylaw and other 
applicable enactments. 

 
8.3 Letters of assurance, reports or other correspondence from Registered 

Professionals provided under this Bylaw are relied upon by the Village, including 
its Chief Administrative Officer and the Planning Department, as certification that 
the design and plans for the development comply with the Village’s Building Bylaw, 
this Bylaw and other applicable enactments, that the natural environment will not 
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be substantially harmed by the development or Application and the Parcel of Land 
may be safely used for the use intended, as applicable to the professional’s review. 

 
8.4 A person must not knowingly submit false or misleading notification in relation to 

any Application undertaken pursuant to this Bylaw. 
 
8.5 Unless specified, in this bylaw, the term Application generally means either a Part 

14 Application or a Building Conversion Strata Application.  
 
APPLICATIONS – Part 14 Applications only 
 
9.0 All Applications, including Revised Applications, must be: 
 

(a) made by the owner of the Parcel of Land or by a person authorized by the 
owner in writing; 

(b) made on the prescribed application form as amended from time to time by the 
Village; 

(c) signed by the landowner and be accompanied by the landowner’s 
acknowledgement of responsibility and undertakings made in the form 
prescribed as amended from time to time by the Village; 

(d) accompanied by the appropriate fees; 
(e) accompanied by the notification requirements identified in this Bylaw; 
(f) submitted to the Village office; 
(g) all completed Part 14 Applications must be processed in accordance with this 

Bylaw, generally as shown on the flowchart attached as Schedule “A”. 
 
 

9.0.1 The Application must also include the following information: 
 

(a) the certificate of title, dated within 30 days of the Application date; 
(b) a map of the site drawn at a scale of 1:2000 or at a scale of 1:5000 with 

the approval of the Village. The map must show the following: 
 

i. the contours of the site; 
ii. any environmentally sensitive areas; 
iii. the proposed building site or sites; 
iv. the aggress and egress points; 
v. any proposed landscape plans, parking area or open space area; 
vi. the current and proposed water and sewer servicing points for the 

Parcel of Land; 
vii. the location of any steep banks, foreshore areas, water courses, 

easements or right-of-ways, and if applicable any 
viii. development permit areas. 

 
(c) copies of any charges or other interests associated with this Parcel of 

Land. 
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9.1 At any time during the application process, Council may refer the Application to 
any agency, organization or government body for their comments and 
recommendations.  

 
BUILDING CONVERSION STRATA APPLICATIONS 
 
9.2 All Applications must be: 
 

(a) made by the owner of the Parcel of Land or by a person authorized by the 
owner in writing; 

(b) made on the prescribed application form as amended from time to time by the 
Village; 

(c) signed by the landowner and be accompanied by the landowner’s 
acknowledgement of responsibility and undertakings made in the form 
prescribed as amended from time to time by the Village; 

(d) accompanied by the appropriate fees; 
(e) accompanied by the notification requirements identified in this Bylaw; 
(f) submitted to the Village office; and  
(g) all completed Building Conversion Strata Applications must be processed in 

accordance with this Bylaw, generally shown on the flowchart attached as 
Schedule “B”. 

 
9.2.1 The Application must also include the following information: 

 
(a) the certificate of title, dated within 30 days of the Application date; 
(b) a map of the site drawn at a scale of 1:2000 or at a scale of 1:5000 with 

the approval of the Village. The map must show the following: 
 

i. the contours of the site; 
ii. any environmentally sensitive areas; 
iii. the proposed building site or sites; 
iv. the aggress and egress points; 
v. any proposed landscape plans, parking area or open 

space area; 
vi. the current and proposed water and sewer servicing points 

for the Parcel of Land; 
vii. the location of any steep banks, foreshore areas, water 

courses, easements or right-of-ways, and if applicable 
any; 

viii. development permit area. 
 

(c) copies of any charges or other interests associated with this Parcel of 
Land; and 
 

(d) the number of dwellings units being converted into strata ownership and 
how many of the current tenants, in this building, are going to be 
remaining as owners; 

AB#1160 
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(e)  a copy of the plan to house the current Occupiers who will not become 
owners; and 

(f) other issues as required by Council. 
 
9.3 At any time during the Application process the Council may refer the Application to 

any agency, organization or government body for their comments and 
recommendations.  

 
FEES 
 
10.0 At the time of the Application the Applicant will pay the required fees as set out 

and amended by the Village from time to time.  
 
10.1 If the Applicant withdraws their Application, in writing, prior to the first staff report 

being considered by the Council, then the Applicant will receive a refund of up to 
50-percent (50%) of the Application fee. The refund must be paid to the Applicant 
within thirty (30) days of receiving the written notice from the Applicant. There will 
be no additional refunds of any fees once the first staff report has been considered 
by Council.  

 
 
PUBLIC NOTIFICATION MEETING 
 
11.0 Applicants may be required, as directed by Council, to host a public notification 

meeting, for any of the following types of Applications: 
 

(a) an Official Community Plan amendment or redesignation; 
(b) a Zoning Bylaw amendment; 
(c) the issuance of a Temporary Use Permit; 
(d) the issuance of a Development Variance Permit; or 
(e) the conversion of an existing and occupied building into a strata building. 

 
11.1 When a public notification meeting is required the Applicant must pay all costs 

associated with this meeting. This will include but not be limited to the following: 
 

(a) two (2) newspaper advertisements; 
(b) the delivery or mailing of any notices to the adjacent landowners or occupiers; 
(c) any facility rental; and any 
(d) staff overtime if they attend.  

 
11.2 The venue and meeting format must be approved by the Village. This meeting 

must allow for a question and answer session at a minimum.  
 
11.3 Within 10 working days of the meeting, the Applicants are required to submit a 

report to the Village. The report must include the following information: 
 

(a) location of the meeting, 
(b) start and finish times of the meeting, 
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(c) a copy of the two (2) dated newspaper ads for the meeting, 
(d) number of attendees and a copy of the sign in sheet 
(e) a copy of the notice provided to the adjacent property owners or occupiers of 

the land and which properties received this notice, 
(f) information provided at the meeting, and 
(g) a summary of any questions raised or any major discussion points raised.  

 
11.4 The Applicant must mail or deliver a meeting notice to the owners or Occupiers of 

the properties within a radius of 30 metres from the subject property. The Village 
is hereby authorized to reduce, increase or waive this requirement. 

 
11.5 The Applicant’s report for the public notification meeting must be included in a staff 

report to Council for Council’s consideration of a Temporary Use or Development 
Variance permit, consideration of the building conversion strata or before adoption 
of a Bylaw amendment.  

 
11.6 The meeting must be held not more than nor less than five working days after the 

last notice provided in the newspaper.  
 
AGENCY REFERRAL PROCESS 
 
12.0 Subject to direction from Council, staff may be authorized to refer the Application 

to other Village Departments, any external agencies, societies, organizations or 
any level of government. The suggested referral list will be prepared by staff and 
submitted to the Council for their review. Council may accept, reject or amend this 
list as they deem appropriate.  

 
12.1 When Applications are sent out for comments the various referral agencies: 
 

(a) have a maximum of twenty-one (21) working days, from the date the referral 
was sent out, to provide comments; or 

(b) make a written request for additional time.  
 

12.1.1 The Village has the authority to extend this time period for a period not to 
exceed an extra thirty (30) working days from the date they receive the 
written request.  

 
12.1.2 If a referral is made to the Advisory Planning Commission, an applicant may 

attend the meeting and make a presentation to the Advisory Planning 
Commission. Following the Applicant’s presentation, the Advisory Planning 
Commission members may ask the Applicant to provide clarification on any 
point in their presentation. (AB#1160) 

 
12.2 Following receipt of either the comments or a time extension request, the Council 

may; 
 

(a) defer consideration of any Application; or 
(b) request additional information from the Applicant.  
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STAFF REPORTS 
 
13.0 After an Application has been received including the payment of fees, the 

Application will be processed.  A staff report must contain the following information: 
 

(a) a copy of any supporting documentation; 
(b) staff’s recommendation on whether the Application should be processed or, if 

not, what is missing from the Application; 
(c) staff’s recommendation on the referral agencies, if any; 
(d) staff recommendation for a public notification meeting, if applicable; 
(e) staff recommendation to set up a public hearing, if applicable, and any 

additional relevant information provided by the Planning Department, including 
any potential impacts that the development may have on the neighbourhood or 
on the operations of the current services provided by the Village. (AB#1160) 

 
 
13.1 Staff reports must also be provided at key points throughout the approvals process, 

as outlined on the approvals flow chart as outlined on Schedule “A”, which is 
attached to and forming a part of this Bylaw.  

 
13.2 Once the Application, including a Revised Application, has been received the 

Village must either deem the Application to be complete or deem the Application 
to be incomplete. If the Application is deemed complete it will be processed as 
required by this Bylaw or if is deemed not complete, the Village must send a letter 
to the Applicant indicating that the Application cannot be processed until the 
additional information requested has been received. 

 
PUBLIC HEARING – Part 14 Applications only 
 
14.0 While the Local Government Act, as amended from time to time, governs the public 

hearing process, if after a minimum of ten (10) minutes no members of the public 
are in attendance then the public hearing must be closed. If no members of the 
public attend the public hearing and the notice of the hearing has been properly 
published, the Council must consider that the public hearing has been held as 
required. 

 
14.1 Once the newspaper advertisement has been posted the Village will accept any 

written comments about the Application up to the close of the scheduled public 
hearing meeting. 

 
PUBLIC NOTICE OF INTENT – Part 14 Applications only 
 
14.2 If the Village opts to proceed with the Notice of Intent process, in addition to the 

required newspaper advertisements, the Village must mail or deliver a notice of 
intent to the owners or Occupiers of the properties within a radius of thirty (30) 
metres from the subject property. The Village is hereby authorized to reduce or 
increase this requirement. 
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SECURITY 
 
15.0 The power to require security is hereby delegated to the Chief Administrative 

Officer or their designate. 
 
15.1 The amount of security required will be based upon a cost report prepared by a 

registered professional, as outlined in the table below: 
 

Table 1 
 

Works or Services 
Required 

Type of Professional experience 
needed 

Amount of 
Security 
required 

Landscaping Landscape Architect and must be 
a member of the BC Society of 
Landscape Architects 

125% of the 
accepted report 

Civil Engineering Professional Engineer 125% of the 
accepted report 

Traffic Engineering Professional Engineer, with 
experience in traffic engineering 

125% of the 
accepted report 

Freshwater/Foreshore 
issues 

Registered Professional Biologist 125% of the 
accepted report 

Form and Character 
issue 

Registered Professional Architect 125% of the 
accepted report 

Environmental issues Registered Professional Biologist 125% of the 
accepted report 

 
15.2 The required cost estimate report must be provided by the Applicant, at no cost to 

the Village, and must be accepted by the Village. 
 
15.3 Security may be required as a condition of permit issuance for the following: 
 

(a) the Works and Services (AB#1160) under the permit; including but not limited 
to hard and soft landscaping requirements; 

(b) environmental monitoring; 
(c) in relation to repair or replacement of any Highway including sidewalks and 

boulevards, public work or any other Village property altered or damaged by 
any activity related to the subject matter of the permit; 

(d) to guarantee the performance of a temporary use permit: 
(e) such other reason as identified in the conditions associated with the permit. 

 
15.4 For the form of security refer to section 502, of the Local Government Act, as 

amended from time to time. 
 
15.5 Funds taken (AB#1160) under the (AB#1160) security provision will be used to the 

extent that they are required by the Village to carry out such Works and Services 
(AB#1160), repair or replacement as determined necessary by the Village. 
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15.6 The cost of any works, repair or replacement or other expenditure which exceeds 

the amount of the security is the responsibility of the Applicant, who upon 
notification of the outstanding amount must pay it in full, or obtain the agreement 
of the Village in writing, before receiving its approval or where such approval has 
been issued, using or continuing to use the Parcel of Land for the development 
approved under the Application. 

 
APPLICATION DECISIONS – Part 14 Applications only 
 
16.0 With respect to any Application, the Council may after authorizing staff to process 

the Application: 
 

(a) approve the Application with or without conditions; or 
(b) postpone the Application process pending additional information required from 

the Applicant; or 
(c) refuse/deny the Application 

 
Rejected Applications – Part 14 Applications only 
 
16.1 Even if the Applicant is present at the meeting in which the Council decision was 

made, to refuse/deny the application, the Village shall inform the Applicant in 
writing, within ten (10) business days from the date of the refusal.  

 
Revised Applications – Part 14 Applications only 
 
16.2 An Applicant, after substantially amending an Application, that has not been 

approved to its satisfaction may submit a Revised Application in accordance with 
this Bylaw, and may provide such further information as they desire. 

 
16.3 Council has the same authority with respect to Revised Applications as for 

Applications generally and the same procedures apply. 
 
16.4 Council may not table a Revised Application. 
 
16.5 Upon receipt of the revised Application, the Village will process the Application in 

accordance with the process flowchart set out in Schedule ‘A” of this Bylaw. 
 
Building Conversion Strata Applications 
 
16.6 With respect to the decision making criteria that Council must follow with respect 

to this type of Application, refer to section 242(6) of the Strata Property Act, as 
amended from time to time.  

 
16.7 There shall be no Revised Applications, if Council denies a Building Conversion 

Strata Application. 
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REVOCATION OF THE APPROVALS 
 
17.0 The Village may revoke an approval and post a stop work order on a Parcel of 

Land, other than an amendment of a Bylaw, if: 
 

(a) there is a violation of a condition under which the approval was issued; 
(b) there is a breach of any provision of this Bylaw and other applicable Bylaws or 

enactments; 
(c) the Village determines that any information on the basis of which the approval 

was issued is incorrect; or 
(d) construction activity on the Parcel of Land, subject to the approval, otherwise 

threatens the health, safety, or protection of the public. 
 
17.1 Notice of revocation of the approval shall be in writing and transmitted to the 

Applicant and the owner of the Parcel of Land by mail or courier, and deemed 
served at the expiration of three (3) business days from the date of sending, or 
such other means to effect service. 

 
17.2 A person who has been notified that an Approval has been revoked must 

(AB#1160) immediately cease work related to the Application and remedy the 
cause for the revocation to the satisfaction of the Village, who may then reinstate 
the Approval. 

 
 
PENALTIES, ENFORCEMENT AND IMMUNITY 
 
18.0 Every person who contravenes any provision of this Bylaw commits an offense 

punishable on summary conviction and shall be liable to a fine of not more than 
$10,000.00.  

 
18.1 The Village may designate enforcement officers for the purposes of this Bylaw. 
 
18.2 No action for damages lies or may be instituted against present or past Council, 

Chief Administrative Officer or their designate, the Planning Department, Bylaw 
Officer, or members, employees, servants or agents of either Village or Council: 

 
(a) for anything said or done or omitted to be said or done by that person in the 

performance or intended performance of the person’s duty or the exercise of 
the person’s authority; or 

(b) for any alleged neglect or default in the performance or intended performance 
of the person’s duty or the exercise of the person’s authority. 

 
18.3 The previous section does not provide a defence if:  
 

(a) the individual has, in relation to the conduct that is the subject matter of the 
action, been guilty of dishonesty, gross negligence or malicious or willful 
misconduct; or 

(b) the cause of action is libel or slander. 
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18.4 Village, present or past Council, or members, employees, servants or agents of 

any of Village or Council is not liable for any damages or other loss, including 
economic loss, sustained by any person, or to the property of any person, as a 
result of neglect or failure, for any reason, to discover or detect any contravention 
of this Bylaw or any other Village Bylaw, or from the neglect or failure, for any 
reason or in any manner, to enforce this Bylaw or any other Village Bylaw. 

 
LAND USE POLICIES 
 
19.0 The Village is authorized to make any policies that are required to compliment the 

requirements of this bylaw.  
 
DEVELOPMENT VARIANCE PERMIT 
 
20.0 A variance must not change the use or density for a Parcel of Land, but there is 

otherwise no restriction on what may be considered provided the decision maker 
has considered each of the following: 

 
(a) whether the variance is desirable for the appropriate development or use of the 

parcel of land, building or structure; 
 

(b) whether the general intent and purpose of the Official Community Plan or the 
Zoning Bylaw, if any, will be maintained; and 

 
(c) whether the variance is in the best interests, including the health, safety and 

protection of the public. 
 
REPEAL 
 
21.0 The Public Notice Provision Bylaw No. 553, 1991 is repealed in its entirety.  
 
 
READ A FIRST TIME THIS 5th DAY OF DECEMBER, 2016 
 
READ A SECOND TIME THIS 5th DAY OF DECEMBER, 2016 
 
READ A THIRD TIME THIS 5th DAY OF DECEMBER, 2016 
 
ADOPTED THIS 19th DAY OF DECEMBER, 2016 
 
AMENDMENT BYLAW 1160 ADOPTED ON THE 21st OF JUNE, 2021 
 
 
 
“Leo Facio”  “Debra Key  
Mayor  Corporate Officer 
 

AB#1160 

AB#1160 

AB#1160 
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“SCHEDULE “A” 
PART 14 APPLICATION PROCESSING FLOWCHART (AB#1160) 

 
 
 
 
 
 

Application submitted for 

processing. 

Application is Incomplete. 

Application is Complete. 

Report to Council. 

Refer back to applicant 

for additional information. 

Applicant provides the 

required information. 

Council reviews and authorizes any 
one or all the following: 

1. the requirement for 
additional information 

2. referral to external agencies; 
3. the setting up of a Public 

Notification meeting; 
4. any reports from a 

Registered Professional 
5. staff to set up a formal 

public hearing, if applicable. 

Planning Department sends a report back 

to Council. 

Applicant may be required 

to host a Public 

Notification Meeting, at 

their expense. The 

meeting report must be 

submitted to the Village. 

1. Referrals to external 
agencies for their review 
and comments 

 
2. Additional information from 

the Applicant may be 
required. 

Final Council Decision; 
1 Approval with no conditions 
2. Approval with conditions 
3. Refusal 

 

If refused, a Revised 

Application, may be 

submitted to the 

Planning Department.” 
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SCHEDULE “B” 

BUILDING CONVERSION STRATA APPLICATION PROCESSING FLOWCHART 

 

 
 
 

 
 
 

 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Planning Department reviews and 

prepares a report for Council or deems 

the application to be incomplete. 

Refers the application to the Building 

Inspection Department. 

 

Applicant provides the 

required information 

Application 

submitted 

Council; 
(a) gives conditional approval 
(b) denies the Application 
(c) requires additional information 

Building 

Inspection 

comments 

Applicant provides the 

required information or 

advised of the 

conditions 

 

Denied, 
Applicant 
is informed 

Planning Department reviews the 
conditions and prepares a report for 
Council 

Council; 
(a) denies the Application 
(b) approves the Application 

Denied, 
Applicant 
is informed 

Applicant prepares 
the strata plan for the 
Chief Administrative 
Officer to sign 



 

TAB 2 



REPORT TO COUNCIL 
 

TO:  Mayor and Council    DATE: July 20, 2021 
 
FROM:  Ken Cossey MCIP, RPP   FILE: 3360-20-Z02/21 
  Planning Consultant   (511 Lillooet Ave) 
 
SUBJECT: Rezoning to change the Floor Area Ratio (FAR), Lot Coverage 

and Building Height 
 
ISSUE: 
 
Consideration of 1st and 2nd reading of Zoning Amendment Bylaw No. 1168, 2021, 
schedule a Public Hearing and to refer the rezoning application to various agencies 
on a proposed change of the current Floor Area Ratio (FAR), from 1.5 to 2.31, 
changing the Lot Coverage from 75% to 83.8% and changing the Building Height from 
15 M to 22.8 M.  
 
BACKGROUND INFORMATION: 
 
Use and Purpose of the FAR 
 
The FAR is a measurement of a Building’s or Structure’s floor area in relation to the 
size of the Lot that the Building or Structure will be located on. Generally, the FAR is 
expressed in a decimal format, and is an effective way to calculate the bulk or mass 
of the proposed development on a particular site. The FAR is also used in conjunction 
with other development standards such as Building Heights, and Lot Coverage. Within 
the Village’s current Zoning Bylaw is the following definition. 
 

“Floor Area Ratio (FAR) 
 

means a ratio between the Building or Structure size and the Lot size, that is 
used to control the bulk of the Building or Structure;” 

Source: Zoning Bylaw 1115, 2017 

 
The FAR is most often used to express development intensity of non-residential land 
uses, such as commercial and industrial uses.  
 
Purpose of the FAR 
 
The FAR can be used to lessen environmental impacts of the development or to 
control the mass and scale of the development, as outlined in the diagram below.  
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The FAR considers the footprint of the Building or Structure and the entire occupied 
areas of the proposed development. Unoccupied areas such as but not limited to 
parking garages, elevator shafts and basements are generally not included in the 
calculation of the FAR.  
 
Purpose of Lot Coverage 
 
Lot Coverage is used as a planning tool to control the scale of development on a Lot, 
and the overall building footprint is controlled through the use of this tool. Within the 
Village’s current Zoning Bylaw is the following definition. 
 

“Lot Coverage 
 

means the Building Area of all the Buildings and Structures that are allowed to 
cover a Lot and is expressed as a percentage figure of the total area of the Lot;” 

 
Source: Zoning Bylaw 1115, 2017 

Purpose of the Building Height 
 
This type of planning tool controls the overall height of the Building or Structure. 
Architectural elements that do not add floor area to a Building or Structure, such as 
parapet walls, chimneys, vents, and roof equipment are not considered part of the 
height of a Building or Structure. In the case of the Village’s Zoning Bylaw the following 
are also included: 
 

• Communication towers 

• Spires, belfries and domes 

• Flag poles 

• Elevator shafts, and 

• Stair and hose towers 

Addressing both 
mass/scale and 
environmental 

impacts 

Addressing 
mass/scale only 
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OCP designation and Zoning 
 
Based upon a review of the Village’s Official Community Plan (OCP), the site is within 
the Lakeshore Beach Area designation, the Waterfront Commercial Area and within 
the Lakeshore Special Planning Area. 
 
As per the Village’s Zoning Bylaw, the site is zoned as Village Commercial (C-1) and 
is bounded by Lillooet Avenue to the south, Spruce Street to the west, and Rendall 
Park to the north.  
 

 
 
Although the above referenced google picture of the site makes reference to the 
Bungalow Motel and Ice cream shop, the applicant has applied for and received a 
demolition permit to remove these buildings and structures.  
 
Application Considerations 
 
The following points were considered in assessing this application: 
 

• The Village’s Official Community Plan – the application is consistent 
with the intent of the OCP, 

• The Village’s Zoning Bylaw – the proposed use is consistent with the 
permitted land use, and 

• The submitted proposal for the redevelopment of the site. 
 
Description of the Proposal 
 
In a summary format the proposal is for a proposed 6 storey mixed used commercial 
and residential development. The specific details include: 
 

• Approximately 1,044 M2 (11,239 ft2) of commercial space 

• Approximately 124 dwellings/condominiums with short term tourist 
accommodation being offered 

• The development site is approximately 0.43 Ha (1.06 Ac) in size 

• Approximately 31 bicycle parking stalls are included 

Site 
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• A two storey parkade is being proposed 
 
Public Realm Improvements - as offered by the developer 
 
The following public realm improvements have been offered by the developer: 
 

• Parking and streetscape improvements 
 

1. Public benches and bike racks 
2. New public sidewalks, new curbs, and new storm drainage 
3. New public trees will be installed and maintained 
4. Public benches, public BBQ stands and a public children’s play 

area – up to $10,000.00 
5. Public Art contribution - up to $10,000 

 

• Dwelling units – disabled or affordable 
 

1. Minimum 10% of the residential units will be adaptable units 
(Note – 124 total units are being proposed for this development, 
some for commercial use for short-term rentals and some for 
residential uses) 

 

• Additional amenities being offered. 
 

1. The central courtyard will be open to both residents and visitors. 
2. New landscaping on three sides of the public washroom located 

in Rendall Park, with a two-year warranty program. 

3. The use of the 6th Floor outdoor common amenity area will be 
opened to both residents and visitors. 

 
Accessibility Impact Statement 
 
In terms of accessibility the project must meet the BC Building Code requirements for 
universal accessibility as per the Building Access Handbook, 2014.  
 
Agency Referrals 
 
Staff recommends that the following bodies be informed about the project and ask that 
they provide feedback on the project.  
 

1. Advisory Planning Commission 
2. The Village’s Fire Department 
3. The Ministry of Transportation and Infrastructure 

 
Please note that all the referral comments must be received by staff prior to any Public 
Hearing be held, as these comments must be shared with the public during the Public 
Hearing.  
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Title Review 
 
The Title of this site have been reviewed and there is no flood covenant registered on 
title.  
 
Public Notification Meeting 
 
As outlined in the Village’s Development Procedures Bylaw No. 1090, 2016, 
specifically s. 11.0, Council may request that the developer hold a Public Notification 
meeting. This type of meeting would be at the developer’s expense and is not 
considered a public hearing, as Council and or staff are not generally in attendance.  
 
RECOMMENDATION: 
 
THAT Zoning Amendment Bylaw 1168, 2021 be given first and second reading; and 

 
THAT staff be authorized to refer the application to the Advisory Planning Commission, 
Harrison Hot Springs Fire Department and Ministry of Transportation and 
Infrastructure, and 

 
FURTHER THAT staff be authorized to schedule a public hearing. 
 
 
 
Respectfully submitted;   Reviewed by and Concurrence 
      with the RECOMMENDATIONS: 
 
 

Ken Cossey     Madeline McDonald 

Ken Cossey, MCIP, RPP   Madeline McDonald 
Planning Consultant    Chief Administrative Officer 
 
Attachments  (1) Zoning Amendment Bylaw 1168, 2021 

(2) Excerpt of Page 50 of Zoning Bylaw No. 1115, 2017 
(3) station one architects – Site Plan (sheet number DP1.1) 
(4) station one architects – Landscape Site Plan (sheets L1.1, 

L1.2, L1.3, L1.4, L2.0, L2.1 and L2.2) 
(5) station one architects – Off-site Washroom Screen Schematic 

Plan 
  



 

 

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

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

Zoning Amendment Bylaw No. 1168, 2021”. 
 
2.  TEXT AMENDMENT 
 

That: 
 

(a) Under section 7.1.2 “Development Regulations for The Commercial Uses” in 
the C-1 Zone under the Floor Area Ratio regulation column, the number “1.5” 
be deleted in its entirety and replaced with “1.5 (8) ; and 

 
(b) Under Notes: add “8/. For land legally described as Lot A, Section 13, Township 

4, Range 29, West of the 6th Meridian, New Westminster District Plan 
EPP108940 (PID 031-317-367), the allowable Floor Area Ratio is 2.31.” 

 
(c) Under section 7.1.2 “Development Regulations for The Commercial Uses” in the 

C-1 Zone under the Maximum Lot Coverage regulation column, the number “75” 
be deleted in its entirety and replaced with “75(9)”; and  

 
(d) Under Notes:  add “9/. For land legally described as Lot A, Section 13, Township 

4, Range 29, West of the 6th Meridian, New Westminster District Plan 
EPP108940 (PID 031-317-367), the allowable Lot Coverage is 83.8%.” 

 
(e) Under section 7.1.2 “Development Regulations for The Commercial Uses” in the 

C-1 Zone under the Maximum Height regulation column, the number “15” be 
deleted in its entirety and replaced with “15(10)”; and 

 

  
 
 

VILLAGE OF HARRISON HOT SPRINGS 
BYLAW NO. 1168, 2021 



 

 

(f) Under Notes:  add “10/. For land legally described as Lot A, Section 13, Township 
4, Range 29, West of the 6th Meridian, New Westminster District Plan 
EPP108940 (PID 031-317-367), the allowable Building Height is 22.8m”. 

 

 

READINGS AND ADOPTION 

 
READ A FIRST TIME THIS ________ DAY OF ________, 2021 
 
READ A SECOND TIME THIS ________DAY OF ________, 2021 
 
A PUBLIC HEARING WAS HELD ON THE ________ DAY OF __________, 2021 
 
READ A THIRD TIME THIS ________ DAY OF ____________, 2021 
 
ADOPTED THIS _________ DAY OF __________, 2021 
 
 
 
____________________________ _______________________________ 
Mayor                                             Corporate Officer 



 
DEVELOPMENT REGULATIONS FOR THE COMMERCIAL USES 
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C-1 
Zone 

C-2 
Zone 

C-3 
Zone 

C-4 
Zone 

Minimum Lot Size for 
subdivision purposes(m2) 

464 464 

1500(3) 
925(4) 
464(5) 

16,200(6) 

464 

Subdivision for a relative 
(Ha) 

1 1 1 1 

Floor Area Ratio 1.5  1.5 1.5 

Minimum Lot Width (m) 20 20 20 20 

Maximum Density (units / 
ha) 

NA NA NA NA 

Maximum Lot Coverage (%) 75 60 100 60 

Minimum Front Setback 
(m) 

0 7.5 7.5 7.5 

Minimum Rear Setback (m) 0(2) 6 0(7) 6 

Minimum Interior Side 
Setback (m) 

0 3.6 0(7) 3.6 

Minimum Exterior Side 
Setback (m) 

0(2) 3.6 0(7) 3.6 

Maximum Height (m) 15 6.5 15 12 

Off-Street Parking 

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

time 

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

time 

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

time 

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

time 

Off-Street Loading 

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

time 

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

time 

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

time 

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

time 

 
 
Notes:  

1/. A Micro-Brewery must be located on a Lot with a minimum Lot size of 446 m2 and have a 
maximum building height of 6.0 m 

2/. A Setback of 7.5 m is required if abutting against a residential use or is a residential use 
3/. For mixed uses in the C-3 Zone 
4/. For motels/hotels in the C-3 Zone 
5/. For all other permitted uses in the C-3 Zone 
6/. For an Holiday Park located in the C-3 Zone 
7/. A Setback of 6.0 m is required if abutting against a residential use or is a residential use 
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PROJECT INFORMATION
CIVIC ADDRESS 511 LILLOOET AVENUE, HARRISON HOT SPRINGS, BC

LEGAL DESCRIPTION LOT A, SECTION 13, TOWNSHIP 4, RANGE 29 WEST OF THE SIXTH MERIDIAN, 

N.W.D. PLAN EPP108940

PROPOSED NUMBER OF DWELLINGS 124

SITE AREA GROSS 0.43 Ha / 4295 sm / 46,233 sf

ZONING

EXISTING C1

PROPOSED C1 (WITH VARIANCES)

BYLAW ZONING BYLAW FOR THE VILLAGE OF HARRISON HOT SPRINGS, 

BYLAW NO. 1115, 2017

ZONING BYLAW REVIEW
PART 3.0 GENERAL COMPLIANCE, PROHIBITIONS AND REGULATIONS

3.6.(b) ARCHITECTURAL PROJECTIONS INTO SETBACKS

i) ARCHITECTURAL FEATURES MUST NOT PROJECT MORE THAN 0.6 m

ii) ARCHITECTURAL FEATURE PROJECTIONS MUST NOT EXCEED 40% OF FACADE

iv) EXTERIOR STAIRS MAY BE LOCATED WITHIN A FRONT, EXTERIOR SIDE, OR REAR SETBACK

v) ACCESSIBLE STRUCTURES/FACILITIES MAY BE LOCATED WITHIN SETBACKS IF NOT CLOSER THAN 0.3 m TO ANY SIDE LOT LINE

vi) UNCOVERED PATIOS AND TERRACES NO GREATER THAN 0.6 m ABOVE GRADE MAY BE LOCATED WITHIN SETBACKS

3.8 SITE LINE REQUIREMENTS AT INTERSECTIONS

a) NO VISUAL OBSTRUCTIONS PERMITTED ABOVE 0.3 m ABOVE HIGHWAY GRADE WITHIN A 6 m TRIANGULAR AREA ON LOT

3.11 FLOOD CONTROL REQUIREMENTS

b) FLOOD LEVEL ELEVATION IS 14.55 m FOR COMMERCIAL AND RESIDENTIAL

PART 7.0 ZONING REGULATIONS

7.1.2 COMMERCIAL USES                                     PROPOSED:

PERMITTED USES COMMERCIAL AND APARTMENTS PROPOSED

ACCESSORY USES NONE PROPOSED

MIN. LOT SIZE IS 464 sm 4295.2 sm

SUBDIVISION FOR A RELATIVE IS 1 Ha. NOT APPLICABLE

FLOOR AREA RATIO (FAR) IS 1.5, OR

1.75 WITH O.C.P. DENSITY BONUS 9919.4 sm /4295.2 sm = 2.31 (VARIANCE REQUIRED)

MIN. LOT WIDTH IS 20 m 50.29 m 

MAX. LOT COVERAGE IS 75%   3601.8 sm / 4295.2 sm =  ( 83.8% ) (VARIANCE REQUIRED)

MIN. FRONT SETBACK IS 0 m 2.17 m (SPRUCE ST.) 

MIN. REAR SETBACK IS 0 m, 0 m ON 1ST FLOOR AND 7.5 m ABOVE 1ST FLOOR

EXCEPT 7.5 m AT RESIDENTIAL   

MIN. INTERIOR SIDE SETBACK IS 0 m 0 m

MIN. EXTERIOR SIDE SETBACK IS 0 m,

EXCEPT 7.5 m AT RESIDENTIAL 0 m ON 1ST FLOOR AND 7.5 m ABOVE 1ST FLOOR

MAX. HEIGHT IS 15 m 22.8 m (VARIANCE REQUIRED)

PARKING BYLAW REVIEW
PART 6.0 PARKING AND LOADING REQUIREMENTS

6.1 OFF-STREET PARKING GENERAL REQUIREMENTS

h) BICYCLE PARKING AT MINIMUM RATE OF  

20% OF REQUIRED VEHICLE PARKING

MIN. 31 BICYCLE PARKING 31 PROVIDED 

i) MIN. 1 ELECTRIC VEHICLE CHARGER 1 PROVIDED

k) MIN. 10 ACCESSIBLE STALLS REQUIRED 4 PROVIDED (VARIANCE REQUIRED)

6.1.1. RESIDENTIAL PARKING REQUIREMENTS

MIN. APARTMENT PARKING IS 1.25 PER UNIT

124 x 1.25 = 155 MIN. SPACES 136 PROVIDED (VARIANCE REQUIRED)

6.1.2. COMMERCIAL & RESTAURANT PARKING REQUIREMENTS

PERSONAL SERVICE ESTABLISHMENT: 222 sm / 28 = 8 MIN. 0 PROVIDED (PARKING CASH-IN-LIEU REQUIRED)

RESTAURANT: 0 PROVIDED (PARKING CASH-IN-LIEU REQUIRED)

6.4 OFF-STREET PARKING DESIGN CRITERIA, DEVELOPMENT AND MAINTENANCE

a) 90-DEGREE PARKING STALLS ARE 2.75 m X 5.8 m AND DRIVE AISLES ARE 7.0 m

b) 33% OF REQUIRED PARKING MAY BE 4.6 m IN LENGTH IF MARKED AS "SMALL CAR"

c) ACCESSIBLE SPACES MUST BE MIN. 4.0 m IN WIDTH

d) SPACES ABUTTING FENCES OR WALLS MUST BE INCREASED BY 0.3 m IN WIDTH

e) EXCEPT FOR RESIDENTIAL, PARKING SHALL NOT BE WITHIN 15 m OF AN INTERSECTION

f) PARKING SHALL NOT BE WITHIN 1 m OF A LOT LINE ADJOINING A HIGHWAY

6.5 OFF-STREET LOADING REQUIREMENTS

a) MIN. 1 SPACE: 1 PROVIDED

b) LOADING SPACES ARE 3.0 m X 9.2 m, WITH VERTICAL CLEARANCE OF 4.3 m

FLOOR AREAS
PARKADE P1 : 24 900 SF (2313.3 SM)

P2 : 24 499 SF (2276.0 SM)

TOTAL PARKADE : 49 399 SF (4589.3 SM)

COMMERCIAL : 11 239 SF (1044.1 SM)

OTHER NON-PARKING AREAS PARKADE P1 : 2294 SF (213.3 SM)

P2 : 2199 SF (204.3 SM)

RESIDENTIAL FLOORS 2ND FLOOR : 21 368 SF (1985.2 SM)

3RD FLOOR : 21 368 SF (1985.2 SM)

4TH FLOOR : 21 368 SF (1985.2 SM)

5TH FLOOR : 21 401 SF (1988.2 SM)

6TH FLOOR : 15 234 SF (1415.3 SM)

TOTAL RESIDENTIAL FLOORS : 100 739 SF (9359.1 SM)

TOTAL FLOOR AREA (EXCLUDING PARKING) : 116 471 SF (10 820.8 SM)

JOB NO.

SCALE station ome 
architects

Abbotsford

203-2190 W. Railway St
V2S 2E2

Chilliwack

9355 Young Rd
V2P 4S3

604 793 9445

soarchitects.com

As indicated

Dec 16, 202020070
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LANDSCAPE GENERAL NOTES
1. THE CONTRACTOR TO CONFIRM UNITS AND MEASUREMENTS

2. PREVENT DAMAGE TO ALL LANDSCAPING , BUILDINGS , STRUCTURES AND UNDERGROUND  AND/OR  OVERHEAD UTILITIES. MAKE GOOD ALL DAMAGE TO 

SATISFACTION OF OWNER.

3. PRIOR TO CLEARING, VERIFY LIMITS OF CLEARING WITH OWNER.

4. DISPOSE OF CLEARED AND GRUBBED MATERIALS AS WORK PROGRESSES AND DO NOT ACCUMULATE.

5. LEAVE GROUND SURFACE IN CONDITION SUITABLE FOR IMMEDIATE GRADING OPERATIONS.

6. CONTROL DUST AT ALL TIMES FOR DURATION OF CONTRACT. 

7. PROVIDE HOARDING IF NECESSARY AND PROTECT PUBLIC AND PRIVATE PROPERTY FROM INJURY OR DAMAGE.

8. PROVIDE TEMPORARY DRAINAGE AND PUMPING IF NECESSARY AND DO NOT DISCHARGE WATER CONTAINING SUSPENDED MATERIALS INTO 

WATERCOURSES OR DRAINAGE SYSTEM.

9. MAINTAIN EXISTING CONDITIONS FOR PARKING  AND TRAFFIC AROUND THE SITE THROUGHOUT CONSTRUCTION, TAKE MEASURES TO RE-ROUTE TRAFFIC OR 

WARN VISITORS TO THE SITE THAT HEAVY EQUIPMENT AND WORK CREWS ARE OPERATING.

10. AREA AND VEGETATION  DISTURBED DUE TO GRADING AND EXCAVATING SHALL BE REHABILITATED SATISFACTORY TO THE OWNER AND NEIGHBOURS.

JOB 
NO.

SCALE station ome 
architects

Abbotsford
203-2190 W. Railway St
V2S 6E6

Chilliwack
9355 Young Rd
V2P 4S3

604 793 9445
soarchitects.com

As indicated

Dec 16, 202020070

OVERALL LANDSCAPE SITE  PLAN

HARRISON LAKE RESIDENCES

L1.1

511 & 519 LILLOOET AVENUE, HARRISON HOT SPRINGS, BC

1 : 250

OVERALL LANDSCAPE SITE PLAN

LANDSCAPE DRAWING LIST

L0.0 COVER SHEET

L0.3 SECTIONS

L1.1 OVERALL LANDSCAPE SITE  PLAN

L1.2 1ST FLOOR LANDSCAPE PLAN

L1.3 2ND FLOOR LANDSCAPE PLAN

L1.4 6TH FLOOR ROOFTOP

L2.0 1ST FLOOR PLANTING PLAN

L2.1 2ND FLOOR- PLANTING PLAN

L2.2 6TH FLOOR PLANTING PLAN

L3.1 LANDSCAPE DETAILS

L3.2 DETAILS

L3.3 DETAILS

NORTH



COMMERCIAL
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OBSERVATION DECK 

RESTAURANT LEVEL BELOW

STEPS DOWN

OUTDOOR 
PATIO AREA

NATURAL
PLAY

AREA

HOT TUB

SOD LAWN
PLAY AREA 

CONCRETE

WALL  WITH BENCH 9/L3.2

WOOD DECKING 19/L3.2

PATIO 
SEATING AREA 
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D
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D
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D
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SOD LAWN

SOD
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SOD LAWN
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STEPPING 

STONES

PLANTING BED
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D
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PERGOLA 5/L3.3
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OVERSIZED CUSTOM 
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CONCRETE STEPPING STONES

WITH BUILT IN LIGHTING

4260 mm WIDE CUSTOM BUILT HOT TUB

SHOP DRAWINGS REQUIRED  

CONCRETE WALL WITH BENCH 9/L3.2

720 CHAIR 12/L3.2

QTY  2

DECK CHAIRS 16/L3.2 (QTY 12)
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WOOD DECKING- 19/L3.2

ARBOUR 1/L3.3

ARBOUR 1/L3.3

CONCRETE STAIRS 

TYPICAL HANDRAIL AT STAIRS 5/L3.3 
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11 PACHYSANDRA@ 300mm O.C.
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13.5014.09

13.60 13.64
13.5313.64
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13.25

13.80

14.16

EXISITNG TREE

TO BE RETAINED 

PATIO

OBSERVATION DECK

HOT

TUB

X
X

X X X X X X
X XXX X X X

TREE PROTECTIPON FENCE 

5 ROSA 

1 RHODODENDRON

3 POLYSTICHUM

14 SARCOCOCCA

EXISTING 

WASHROOMS

SIDEWALK

GRAVEL PATH

1 ACER

11 CAREX 

3 TAXUS

6 POLYSTICHUM

11 CAREX 

3 CLEMATIS

ARBOUR SCREEN 

WITH TRELLIS 1/L3.4

140mm x 140mm CEDAR 

POST @ 1800mm O.C.

38mm x 184mm x 1000mm 

CEDAR @150mm O.C.

2 - 38mm x 235mm 

CEDAR MEMBERS

19MMX89MM TIMBER LATTICE SCREEN

140mm x 140mm 

ROUGH SAWN 

TIMBER POST

38mm x 235mm 

ROUGH SAWN TIMBER

38mm x 184mm x 1000mm 

ROUGH SAWN CEDAR 

MEMBERS@ 300mm O.C.

CONCRETE FOOTING

REFER TO STRUCTURAL

FOR SIZE AND DETAILS

APPROVED SUBGRADE

0.30 m

1000

2
3
5

2
1
3
4

4
5
0

19mm x 89mm 

ROUGH SAWN 

TIMBER LATTICE 

SCREEN

140mm x 140mm CEDAR 

POST

38mm x 184mm CEDAR 

MEMBERS@300mm O.C.

2 - 38X X235mm 

CEDAR BEAM
450 450

300

SURFACE MOUNT POST WITH  

BASE PLATE TO CONCRETE   WALL 

OR STRUCTURAL SLAB 

REFER TO STRUCTURAL FOR 

DETAILS 

A23 SIMPSON STRONG TIE 90DEG ANGLE FASTENER

2
3
7
4

2
3
5

2
1
3
4

1828mm HT WOOD 

LATTICE SCREEN

89MM X19MM X1828mm HT

WOOD PANEL ON FACE

1
5
0
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As indicated

20070

OFF SITE - WASHROOM SCREEN - SHEMATIC PLAN

HARRISON LAKE RESIDENCES

.

511 & 519 LILLOOET AVENUE, HARRISON HOT SPRINGS, BC

OFF SITE - PLANTING SCHEDULE

SYMBOL QUANTITY LATIN NAME COMMON NAME PLANT SIZE REMARKS

1 ACER RUBRUM MAPLE 6cm cal FALL COL

18 CAREX MORROWII

VAR

SEDGE GRASS #1 POT WHITE / GOLD

/ GREEN

3 CLEMATIS VAR. CLEMATIS #2 POT PINK OR

MAUVE

10 FERN -

POLYSTICHUM

SWORD FERN #2 POT DARK GREEN

1 RHODODENDRON

VAR.

MEDIUM / LARGE

RHODO

#5 POT RED / PINK

5 ROSA NUTKANA NUTKA ROSE #3 POT PINK

13 SARCOCOCA

RUSCIFOLIA

SWEET BOX #2 POT WHITE

3 TAXUS X MEDIA YEW 1,2M HT DARK GREEN

1 : 20.

1

ARBOUR WITH SCREEEN

FENCE
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VILLAGE OF HARRISON HOT SPRINGS 
MINUTES OF THE SPECIAL MEETING OF COUNCIL 

DATE: Tuesday, July 27, 2021 
TIME: 10:00 a.m. 

PLACE: Council Chambers, Memorial Hall 
290 Esplanade Avenue, Harrison Hot Springs, BC 

IN ATTENDANCE: Mayor Leo Facio 
Councillor Ray Hooper 
Councillor Gerry Palmer 
Councillor Samantha Piper 
Councillor Michie Vidal 

Chief Administrative Officer, Madeline McDonald 
Deputy Chief Administrative Officer/CO, Debra Key 
Community Services Manager, Rhonda Schell 
Planning Consultant, Ken Cossey 

ABSENT: 
Recording Secretary: Jaclyn Bhatti 

1. CALL TO ORDER 

Mayor Facio called the meeting to order at 10:00 a.m. 
Mayor Facio acknowledged the traditional territory of Sts'ailes. 

2. INTRODUCTION OF LATE ITEMS 

None 

3. APPROVAL OF AGENDA 

Moved b)£ Councillor Vidal 
Seconded b)£ Councillor Hooper 

THAT the agenda be approved. 
CARRIED 

UNANIMOUSLY 
SC-2021-07-01 

4. DELEGATIONS/PETITIONS 

None 

5. REPORTS FROM STAFF 

(a) Report of Community Services Manager- July 22, 2021 
Re: Parking Master Plan Contract Award 

Moved b)£ Councillor Piper 
Seconded b)£ Councillor Vidal 

THAT 181 Group be awarded the contract to develop a Parking Master Plan at a cost of 
$30,000 plus taxes. 

CARRIED 
OPPOSED BY COUNCILLOR HOOPER 

SC-2021-07-02 



6. BYLAWS 

Village of Harrison Hot Springs 
Minutes of the Special Council Meeting 

July 27, 2021 

(a) Report of Planning Consultant- July 20, 2021 
Re: Rezoning to change the Floor Area Ratio (FAR) , Lot Coverage and Building 
Height (511 Lillooet Avenue) 

Moved by Councillor Piper 
Seconded by Councillor Vidal 

THAT Zoning Amendment Bylaw 1168, 2021 be given first and second reading; and 

THAT staff be authorized to refer the application to the Advisory Planning Commission , 
Harrison Hot Springs Fire Department, Ministry of Transportation and Infrastructure, and 
Fraser Valley Regional District and 

FURTHER THAT staff be authorized to schedule a public hearing. 

CARRIED 
OPPOSED BY COUNCILLORS HOOPER AND PALMER 

SC-2021-07-03 

Moved by Mayor Facio 
Seconded by Councillor Vidal 

THAT the applicant of the Zoning Amendment application for 511 Lillooet Avenue be 
directed to host a Public Notification Meeting as outlined in sections 11 .0 through 11 .6 
of Development Procedures Bylaw No. 1090, 2016. 

7. QUESTIONS FROM THE PUBLIC (pertaining to agenda items only) 

Questions from the public were entertained. 

8. ADJOURNMENT 

Moved by Councillor Palmer 
Seconded by Councillor Vidal 

THAT the meeting be adjourned at 11 :14 a.m. 

2 

Debra Key 
Corporate Officer 

CARRIED 
UNANIMOUSLY 

SC-2021-07-04 
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A bylaw to amend Village of Harrison Hot Springs 
Zoning Bylaw No. 1115, 2017 

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

Zoning Amendment Bylaw No. 1168, 2021”. 
 
2.  TEXT AMENDMENT 
 

That: 
 

(a) Under section 7.1.2 “Development Regulations for The Commercial Uses” in 
the C-1 Zone under the Floor Area Ratio regulation column, the number “1.5” 
be deleted in its entirety and replaced with “1.5 (8) ; and 

 
(b) Under Notes: add “8/. For land legally described as Lot A, Section 13, Township 

4, Range 29, West of the 6th Meridian, New Westminster District Plan 
EPP108940 (PID 031-317-367), the allowable Floor Area Ratio is 2.31.” 

 
(c) Under section 7.1.2 “Development Regulations for The Commercial Uses” in the 

C-1 Zone under the Maximum Lot Coverage regulation column, the number “75” 
be deleted in its entirety and replaced with “75(9)”; and  

 
(d) Under Notes:  add “9/. For land legally described as Lot A, Section 13, Township 

4, Range 29, West of the 6th Meridian, New Westminster District Plan 
EPP108940 (PID 031-317-367), the allowable Lot Coverage is 83.8%.” 

 
(e) Under section 7.1.2 “Development Regulations for The Commercial Uses” in the 

C-1 Zone under the Maximum Height regulation column, the number “15” be 
deleted in its entirety and replaced with “15(10)”; and 

 

  
 
 

VILLAGE OF HARRISON HOT SPRINGS 
BYLAW NO. 1168, 2021 



 

 

(f) Under Notes:  add “10/. For land legally described as Lot A, Section 13, Township 
4, Range 29, West of the 6th Meridian, New Westminster District Plan 
EPP108940 (PID 031-317-367), the allowable Building Height is 22.8m”. 

 

 

READINGS AND ADOPTION 

 
READ A FIRST TIME THIS 27TH DAY OF JULY, 2021 
 
READ A SECOND TIME THIS 27TH DAY OF JULY, 2021 
 
A PUBLIC HEARING WAS HELD ON THE ________ DAY OF __________, 2021 
 
READ A THIRD TIME THIS ________ DAY OF ____________, 2021 
 
ADOPTED THIS _________ DAY OF __________, 2021 
 
 
 
____________________________ _______________________________ 
Mayor                                             Corporate Officer 
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Admin

Subject: RE: Harrison Lake Residences

 

From: John Wouda < >  
Sent: August 26, 2021 2:13 PM 
To: lschroeder@soarchitechts.com 
Cc: Reception <info@harrisonhotsprings.ca> 
Subject: Harrison Lake Residences 
 
Hi Leon, 
 
My name is John Wouda, I and my wife Hoa live right next door to the proposed development. Our address is 527 Lillooet Rd, 
Harrison Hot Springs, BC V0M 1K0, Canada. 
 
Further to the public information meeting this morning, the following are our concerns: 
‐the deck railing just above parking adjacent to our property be set back 2m from the property line, and 2m high so people can't 
climb it and intrude our residence, as it's roughly the same level as our 2nd level deck. And have some landscaping to be done in 
the 2m set back, registered on tittle. 
‐Just a reminder to you that we have an addition to be built right on the property line. 
‐The garbage area is up against our property, developer to ensure that obnoxious odors to be vented through the roof of the top 
floor. 
‐Parking requirement is to be met by the developer.  
‐Floor area ratio, lot coverage and building height conform to the current zoning bylaws. 
‐the 2nd level parking should be set back from the property line. 
 
If you want any clarification, please call me at   Thank you.  
 
Regards, 
 
John and Hoa Wouda  
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Admin

From: Moses, Ikponmwosa TRAN:EX <Moses.Ikponmwosa@gov.bc.ca>
Sent: Wednesday, August 4, 2021 10:32 AM
To: Debra Key
Cc: Planning; Admin
Subject: RE: Zoning Amendment Application - 511 Lillooet Avenue, Harrison Hot Springs | 2021-04347

Hello Debra,  
 
Based on our assessment of the rezoning from Village Commercial (C1 to C1 with Variance) for proposed six (6) story mixed‐use 
commercial and residential located at 511 Lilloet Avenue.  
The Ministry of Transportation and Infrastructure (MoTI) has no comments or concerns, Once the Bylaw is approved by council, 
please provide a copy for MoTI stamp and signature 
 
Thank you,  

Ikponmwosa Moses 
Development Officer- Fraser Valley SA 07 
Ministry of Transportation and Infrastructure|Chilliwack Area Office  
45890 Victoria Avenue 
Chilliwack, BC, V2P 2T1 
Office: (604)-398-5901  

 

This message, including any attachments, is confidential and may contain privileged information intended to be relied upon by the sender and/or 
the person(s) named above.  If you are not the intended recipient or have received this message in error, immediately notify the sender by reply 
email, permanently delete the original transmission from the sender, including any attachments, without making a copy and confirm these actions in 
your reply email 
 
 
 
 
 

From: Debra Key <DKey@harrisonhotsprings.ca>  
Sent: July 27, 2021 2:57 PM 
To: Moses, Ikponmwosa TRAN:EX <Moses.Ikponmwosa@gov.bc.ca> 
Cc: Planning <Planning@harrisonhotsprings.ca>; Admin <Admin@harrisonhotsprings.ca> 
Subject: Zoning Amendment Application ‐ 511 Lillooet Avenue, Harrison Hot Springs  
 

[EXTERNAL] This email came from an external source. Only open attachments or links that you are 
expecting from a known sender. 
 
Good afternoon, please find attached referral with respect to a Zoning Amendment application for 511 Lillooet Avenue, Harrison 
Hot Springs, BC  
 
Regards, 
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 Debra Key, Deputy Chief Administrative Officer / Corporate Officer 

E: dkey@harrisonhotsprings.ca  
Village of Harrison Hot Springs 
Resort Municipality 
PO Box 160, 495 Hot Springs Road 

 

Harrison Hot Springs, BC V0M 1K0 
P: 604-796-2171  
F: 604-796-2192  
W: harrisonhotsprings.ca  

The information transmitted herein is confidential and may be privileged. It is intended solely for the person to whom it is addressed. Any review, retransmission, dissemination, 
taking of any action in reliance upon, or other use of this information by persons or entities other than the intended recipient is prohibited. If you received this in error, please 
notify the sender and delete or destroy all copies. Thank you. 
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Reception

From: Admin
Sent: October 7, 2021 9:38 AM
To: Reception
Subject: FW: Zoning Amendment application - 511 Lillooet Avenue, Harrison Hot Springs, BC

 

From: Natalie Pullman [mailto:npullman@fvrd.ca]  
Sent: Thursday, August 12, 2021 2:38 PM 
To: Planning <Planning@harrisonhotsprings.ca> 
Cc: Graham Daneluz <Gdaneluz@fvrd.ca>; Hasib Nadvi <hnadvi@fvrd.ca> 
Subject: RE: Zoning Amendment application - 511 Lillooet Avenue, Harrison Hot Springs, BC 
 
Good Afternoon Ken, 
 
Thank you for the opportunity to comment on the proposed Zoning Amendment application at 511 
Lillooet Avenue, Harrison Hot Springs. The FVRD has reviewed the referral from the perspective of 
managing and operating the Village’s Public Boat Launch. Our only comment would be that at times truck 
and trailer parking can be at a premium, so having additional parking spaces close by would be beneficial 
for these boat launch users or vehicles associated with the boat launch.  This could be done by 
considering the addition of parking spaces on the east side of Spruce Street and north side of Lillooet 
Avenue. 
 
Regards, 
 
Natalie Pullman (she/her) 
Planning Assistant  
 
Fraser Valley Regional District 
1-45950 Cheam Avenue, Chilliwack, BC V2P 1N6 
604-702-5042  |  fvrd.ca 
 
 



  
VILLAGE OF HARRISON HOT SPRINGS 

                               ADVISORY PLANNING COMMISSION MEETING 
 

    DATE: Friday, August 27, 2021 
     TIME: 10:00 a.m. 
  PLACE: Council Chambers 
  495 Hot Springs Road
  Harrison Hot Springs, BC 
   
                  IN ATTENDANCE: Sonja Reyerse, Chair  
  Ken Gisborne 
  Andy Strothotte 
  Brian Williams 
  Chief Administrative Officer, Madeline McDonald 
  Planning Consultant, Ken Cossey 
  Community Services Manager, Rhonda Schell  
      
 ABSENT: Donna Cooney 
  Terry Mitchell 
 
    Recording Secretary: Jaclyn Bhatti 

 
1. 

 

CALL TO ORDER  
 
Chair Reyerse called the meeting to order at 10:00 a.m.  
Chair Reyerse acknowledged the traditional territory of Sts’ailes. 
 
The Chair reviewed the role of the Advisory Planning Commission.  
 

2. INTRODUCTION OF LATE ITEMS 
 
None 
 

3. 
 
 

APPROVAL OF AGENDA 
 
Moved by Brian Williams 
Seconded by Andy Strothotte 
 
THAT the agenda be approved. 

CARRIED 
UNANIMOUSLY 

APC-2021-08-01 
 

4. 
 
 

ADOPTION OF MINUTES 
 
Moved by Ken Gisborne 
Seconded by Brian Williams 
 
THAT the Advisory Planning Commission Meeting Minutes of October 16, 2019 be 
adopted. 

 
CARRIED 

UNANIMOUSLY 
APC-2021-08-02 
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Village of Harrison Hot Springs 
Minutes of the Advisory Planning Commmission  

August 27, 2021 

 
5. 
 

ITEMS FOR DISCUSSION 
 

(a) Report of the Planning Consultant – August 23, 2021 
Re: Rezoning to change the Floor Area Ratio (FAR), Lot Coverage and  
Building Height (511 Lillooet Avenue) 
 
Station One Architects provided a brief presentation of the proposal on behalf of the 
developers.  
 
Discussion ensued on the following: 
 

• Clarification that there is approximately 1000 sq m of commercial space in the 
development commercial space  

• Ratio for owner/occupied vs rentals is not established; units will be sold on a 
stratified basis and use will not be regulated by developer 

• Concern regarding potential conflict between short term rental guests and 
residents in common areas such as the roof top garden and 6th floor outdoor 
amenity area.  

• Consideration of incorporating Crime Prevention Through Environmental Design 
(CPTED) principals with respect to landscaping and other improvements for 
security purposes within the development and around the public washroom, such 
as low profile shrubs and trees pruned so people can see underneath them  

• Clarification that the parkade would take up two floors 

• Concern that the expanded lot coverage would curtail onsite parking, and a 
discussion about the need to meet legislated parking requirements; further 
concerns that there appears to be no designated visitor parking  

• The developer informed the APC that offsite parking can be provided near the 
site  

 
Chair Reyerse offered the following comments with respect to the proposed Public 
Realm Improvements 

- Public benches and bike racks are not additional amenities, but would be 
approved through the development permit process 

- New public sidewalks, new curbs and new storm drains are addressed 
as part of a servicing agreement  

- New public trees would be part of the landscaping agreement  
 
The developer clarified that the $10,000 contribution towards benches, tables 
and a children’s play area, as well as the $10,000 contribution to public art, 
would be over and above the improvements and upgrades required as part 
of the development process, and would be designed and located at the 
discretion of the Village. 

 
The Chair suggested that the proponent review the Village’s Community Amenity 
Contribution Policy No. 1.26 and reconsider their proposed Public Realm Improvements 
within that context. Chair Reyerse then thanked the presenters, for their time and 
presentations.  
 



 
3 

Village of Harrison Hot Springs 
Minutes of the Advisory Planning Commmission  

August 27, 2021 

 

 
 
                  ____________________                                                     _____________________ 
                  Sonja Reyerse                                                                     Debra Key 
                  Chair                                                                                    Corporate Officer 

 
Moved by Andy Strothotte 
Seconded by Brian Williams  
 
THAT the Advisory Planning Commission recommends approval of Zoning Amendment 
Bylaw No. 1168, 2021 in support of the proposed development at 511 Lillooet Avenue, 
subject to the developer meeting all on-site parking requirements and obtaining a traffic 
flow study of the neighbouring roadways, including the boat launch parking area. 

CARRIED 
UNANIMOUSLY 

APC-2021-08-03 

 
Moved by Ken Gisborne 
Seconded by Andy Strothotte 
 
THAT the Advisory Planning Commission recommend that the developer be asked to 
resubmit the public realm improvements offered in relation to the proposed development 
at 511 Lillooet Avenue, specifically addressing the Village’s Community Amenity 
Contributions Policy No. 1.26. 
 

CARRIED 
UNANIMOUSLY 

APC-2021-08-04 

 
6. 
 
 
 
 

ADJOURNMENT 
 
Moved by Brian Williams 
Seconded by Ken Gisborne  
 
THAT the meeting be adjourned at 10:55 a.m. 

CARRIED 
UNANIMOUSLY 

APC-2021-08-05 
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Admin

Subject: RE: 511 Lillooet - Public Info Meeting

 

From: Fire Chief <FireChief@harrisonhotsprings.ca>  
Sent: Tuesday, September 21, 2021 10:45 AM 
To: Debra Key <DKey@harrisonhotsprings.ca>; Planning <Planning@harrisonhotsprings.ca> 
Cc: Madeline McDonald <MMcDonald@harrisonhotsprings.ca> 
Subject: Fw: 511 Lillooet ‐ Public Info Meeting 

 

 

Good Morning Debra 

I have reviewed the document, File 3360‐20‐Z02/21 with respect to emergency access to the proposed new 
development at 511 Lillooet. Based on the information within the file I see no access issues for the Fire Department. 

 

Trevor Todd 

Fire Chief  

Harrison hot Springs 
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info@harrisonhotsprings.ca

https://www.harrisonhotsprings.ca/ https://getintoitharrison.ca/

https://zoom.us./

TAKE NOTICE that the Council of the Village of Harrison Hot Springs will hold a Public
Hearing, pursuant to Section 464 and 466 of the Local Government Act of British
Columbia.

ZONING AMENDMENT
BYLAW NO. 1168, 2021

Property: 511 Lillooet Avenue
Harrison Hot Springs, BC

Proposed Zoning Text Amendment:

Zone: C1 Village Commercial

Purpose: Text amendments to
facilitate the development
of a 6 storey mixed
use commercial and
residential development

When: Wednesday, October 20,
2021 at 6:00 p.m.

Where: Memorial Hall, 290
Esplanade Avenue
Harrison Hot Springs, BC

Zoom* Meeting ID:
861 3626 7505
Telephone connection
instructions are
available on our website if needed.

You may indicate your support or opposition to the proposed Bylaw in one of the
following ways:

• Forward written submission by email to info@harrisonhotsprings.ca with PUBLIC
HEARING COMMENTS in the subject line or by mail or delivery to the Village Office, PO
Box 160, Harrison Hot Springs, BC V0M 1K0. All written submissions must be received by
4:00 p.m. on, Wednesday, October 20, 2021.

• Attend the hearing and provide an oral submission in person or via Zoom.
Face coverings are mandatory in all public places.

Please note that the opinions you express orally and any presentations you submit will
form part of the public record. Copies of the relevant documents, the proposed bylaw, and
information about this application will be published and available for public inspection
at the Village Office, 495 Hot Springs Road, Harrison Hot Springs, BC, Monday to Friday,
excluding holidays from 8:30 a.m. to 12:00 noon and 1:00 p.m. to 4:30 p.m. and on the
Village’s website.

Please direct your enquiries to Ken Cossey, Planning Consultant by calling
604-796-2171 or emailing planning@harrisonhotsprings.ca

Please note that no further information or submissions can be considered by
Council after the conclusion of the Public Hearing.

*Zoom meeting software can be downloaded at zoom.us.

NOTICE OF
PUBLIC HEARING

Text amendment:

• Floor Area Ratio from 1.5 to 2.31
• Lot Coverage from 75% to 83.8%
• Building Height from 15m to 22.8m

511 Lillooet Avenue
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FVRD Property Report

Area of Interest (AOI) Information
Area : 15,507.38 m²

Oct 4 2021 11:57:23 Pacific Daylight Time



511 Lillooet Avenue  - 30M Buffer Properties

Summary

Name Count Area(m²) Length(m)

Properties 6 9,830.97 N/A

Properties

# Folio PID Civic Address Subdivision Community Jurisdiction Plan Number Lot Number

1 527.1645-
52600 031-317-367 511 LILLOOET

AVE No Data No Data 527 EPP108940 A

2 527.1645-
52671 013-604-147

500
ESPLANADE
AVE

No Data No Data 527 NWP46128 C

3 527.1645-
52677 031-084-265

527
LILLOOET
AVE

No Data No Data 527 EPP101716 1

4 No Data No Data No Data No Data No Data 527 NWP251 ROAD

5 527.1645-
52626 006-647-154

498
ESPLANADE
AVE

No Data No Data 527 NWP251 10

6 527.1645-
52684 003-120-163

531
LILLOOET
AVE

No Data No Data 527 NWP251 A

# District Lot Zoning Bylaw Zoning OCP Bylaw OCP DPA Floodplain ALR

1 No Data
HHS - Zoning
Bylaw No.
1115

C-2 HHS - OCP
Bylaw No. 864 WC No Data No Data No Data

2 No Data
HHS - Zoning
Bylaw No.
1115

W-1 HHS - OCP
Bylaw No. 864 PU No Data No Data No Data

3 No Data
HHS - Zoning
Bylaw No.
1115

C-2 HHS - OCP
Bylaw No. 864 WC No Data No Data No Data

4 No Data
HHS - Zoning
Bylaw No.
1115

W-1 No Data No Data No Data No Data No Data

5 No Data
HHS - Zoning
Bylaw No.
1115

C-2 HHS - OCP
Bylaw No. 864 WC No Data No Data No Data

6 No Data
HHS - Zoning
Bylaw No.
1115

C-2 HHS - OCP
Bylaw No. 864 WC No Data No Data No Data

# FVRD Water SA FVRD Sewer SA Assessed Value Property Type Tenure Area(m²)

1 No Data No Data No Data SUBDIVISION No Data 4,295.12

2 No Data No Data No Data SUBDIVISION No Data 2,547.45

3 No Data No Data No Data SUBDIVISION No Data 1,011.70

4 No Data No Data No Data ROAD No Data 973.93

5 No Data No Data No Data SUBDIVISION No Data 505.71

6 No Data No Data No Data SUBDIVISION No Data 497.05
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