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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 



REPORT TO COUNCIL 
 

TO:  Mayor and Council    DATE:  October 3, 2023 
 
FROM:  Ken Cossey MCIP, RPP   FILE: 3360-20-Z02/23 
  Planning Consultant    (259 Hot Springs Road) 
 
SUBJECT: Rezoning Amendment Bylaw 
___________________________________________________________________ 
 
ISSUE:   
 
Review of Zoning Amendment Bylaw No. 1194, 2023. This includes consideration of 
the suggested referral agencies, and the setting up of a Public Notification meeting. 
The Amendment Bylaw proposes to change the current Floor Area Ratio from 1.5 to 
1.8, change the Lot Coverage from 75% to 89.39% and change the Building Height 
from 15 M to 17.61 M.  
 
BACKGROUND INFORMATION:  
 
Based upon a review of the Village’s Official Community Plan (OCP), the site is within 
the Village Centre designation, and within the Lakeshore Development Permit Area. 
 
As per the Village’s Zoning Bylaw No. 1115, 2017, the site is zoned as Village 
Commercial (C-1) and is bounded by Lillooet Avenue to the north, Hot Springs Road 
to the west, and Cedar Avenue to the south.  
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Site Information 
 
The site is approximately 0.41 Ha (4,062 M2 or 1.01 Ac) in area and currently contains 
a motel, 25 RV sites, a tent camping area, and a small restaurant. All existing Buildings 
or Structures are to be demolished when the development application is approved. 
The surrounding uses include restaurants, hotels, a gas station, and the Harrison 
Resort Mineral pool.  
 
The site is relatively flat, is fully serviced and is accessed by vehicles off of Hot Springs 
Road. The site has a historical marker attached to a fence, indicating that this site was 
once the home of the Elliot Nursing Home in 1902. The owner wishes to retain the 
sign and the fence; it is attached to with the new development. 
 
DEVELOPMENT PROPOSAL: 
 
The application is for a 74 multi-unit residential building. The proposal includes one 
level of above ground parking with four storeys of residential units above this level, for 
a total of five storeys. In order to achieve this, the applicant needs to amend the 
Village’s Zoning Bylaw. The attached draft bylaw purposes to do the following: 
 

1. Change the allowable FAR from 1.5 to 1.8; 
2. Change the current maximum Lot coverage from 75% to 89.39%; and 
3. Change the allowable maximum Building height from 15 M to 17.61 M. 

 
The applicant is proposing to develop a private internal courtyard for the building 
residents’ use only. The parkade entrance will be off of Cedar Avenue and the 
pedestrian entrance will be off of Lillooet Avenue. The dwelling units will range in size 
from 596 ft2 (55.3 M2) to 1,255 ft2 (116.5 M2).  
 
Off Street Parking 
 
The required number of parking stalls for this size of development is 93. With this 
number of required parking stalls, the number of disabled persons parking stalls is 6. 
With the above ground parkade, the on-site parking requirements have been 
exceeded.  
 
The breakdown for stalls is as follows; 
 

1. 86 regular stalls, which includes the required 6 disabled persons parking 
stalls,  

2. 7 tandem stalls. This type of parking is set up to handle two cars parking in 
the same parking space, with one car parked in front of the other. The first 
car in cannot generally leave until the second car leaves.  

 
With the tandem parking stalls, the total on-site parking is 100 vehicles, which exceeds 
the required 93 stalls.  
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Public Realm Improvements - as offered by the developer 
 
None being offered, at this time.  
 
PLANNING TOOLS SUMMARIZED: 
 
Use and Purpose of the Floor Area Ratio (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, to control 
the mass and scale of the development, or both as outlined in the diagram below.  
 

 
 

 
 
 
 
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 

Addressing both 
mass/scale and 
environmental 

impacts 

Addressing 
mass/scale only 
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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. 
 
ADDITIONAL COMMENTS 
 
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 recommend that the following agencies have the draft bylaw referred to them and 
ask that they provide feedback on this development project:  
 

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

 
Please note that all the referral agency comments must be received by staff prior to 
any Public Hearing being held, as these comments must be shared with the public 
during the Public Hearing.  
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Crime Prevention Through Environmental Design (CPTED) 
 
The developer has prepared a CPTED Review Report, dated May 23, 2023. The 
author of this report utilized the four key principles of CPTED, as outlined below; 
 

1. Natural Surveillance; 
2. Natural Access Control; 
3. Territoriality; and  
4. Maintenance and Management.  

 
While the report has been finalized, staff at this time have not held any discussions 
with the developer to discuss the implementation of the CPTED recommendations.  
 
Title Review 
 
The Title of this site has been reviewed and there is no flood covenant registered on 
title. This issue will need to be addressed prior to any actual development starting on 
this parcel of land.  
 
Public Notification Meeting 
 
As outlined in the Village’s Development Procedures Bylaw No. 1090, 2016, 
specifically s. 11.0, Council can require that the developer hold a Public Notification 
meeting. 
 
Concerns 
 
Overall, there are five major issues or concerns with this application.  
 
The change of the Lot coverage from 75% to 89.95% could impact the current storm 
water drainage and direction of the storm water flows, as well as the intensity of the 
development and the overall neighbourhood character. The Village can ask the 
developer to provide additional information on this issue, after the holding of the Public 
Notification meeting, or as Council requires.  
 
With the change from the smaller scale tourist operation to a higher density residential 
use, the traffic flows and patterns may change along Hot Springs Road and the 
adjacent Cedar and Lillooet Avenues. The Village can ask the developer to provide 
additional information on this issue, after the holding of the Public Notification meeting, 
or as Council requires. Some of these concerns may be addressed after the draft 
bylaw is referred to the Ministry of Transportation and Infrastructure for comment.  
 
Any community safety issues will be addressed when the Fire Department is able to 
review the overall application.  
 
There is no indication of any affordable housing units that may be made available 
within this development.  
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The lack of any public realm improvements.  
 
Overall, the project can be moved forward to determine what, if any, requirements the 
community may have about this development project.  
 
RECOMMENDATION: 
 

1. THAT staff be authorized to refer the Zoning Amendment application for 
259 Hot Springs Road to the Advisory Planning Commission, the Harrison 
Hot Springs Fire Department, and the Ministry of Transportation and 
Infrastructure; and 

 
2. FURTHER THAT Council request the developer to set up a Public 

Notification meeting as per section 11.0 of the Village’s Development 
Procedure Bylaw No. 1060, 2016. 

 
Respectfully Submitted:   Reviewed By: 
 
 
 
____________________             ____________________ 
Ken Cossey, MCIP, RPP   Tyson Koch 
Planning Consultant    Chief Administrative Officer 
 
Attachment  (1) Zoning Amendment Bylaw 1194, 2023 











REPORT TO COUNCIL 
 

TO:  Mayor and Council    DATE:  October 16, 2023 
 
FROM:  Ken Cossey MCIP, RPP   FILE: 3360-20-Z02/23 
  Planning Consultant    (259 Hot Springs Road) 
 
SUBJECT: Rezoning Amendment Bylaw 
___________________________________________________________________ 
 
ISSUE:   
 
Review of Zoning Amendment Bylaw No. 1194, 2023. This includes consideration of 
the suggested referral agencies, and the setting up of a Public Notification meeting. 
The Amendment Bylaw proposes to change the current Floor Area Ratio from 1.5 to 
1.8, change the Lot Coverage from 75% to 89.39% and change the Building Height 
from 15 M to 17.61 M.  
 
BACKGROUND INFORMATION:  
 
Based upon a review of the Village’s Official Community Plan (OCP), the site is within 
the Village Centre designation, and within the Lakeshore Development Permit Area. 
 
As per the Village’s Zoning Bylaw No. 1115, 2017, the site is zoned as Village 
Commercial (C-1) and is bounded by Lillooet Avenue to the north, Hot Springs Road 
to the west, and Cedar Avenue to the south.  
 

 
 
 
 
 

 

 

 
 

VILLAGE OF HARRISON HOT SPRINGS 

Site 
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Site Information 
 
The site is approximately 0.41 Ha (4,062 M2 or 1.01 Ac) in area and currently contains 
a motel, 25 RV sites, a tent camping area, and a small restaurant. All existing Buildings 
or Structures are to be demolished when the development application is approved. 
The surrounding uses include restaurants, hotels, a gas station, and the Harrison 
Resort Mineral pool.  
 
The site is relatively flat, is fully serviced and is accessed by vehicles off of Hot Springs 
Road. The site has a historical marker attached to a fence, indicating that this site was 
once the home of the Elliot Nursing Home in 1902. The owner wishes to retain the 
sign and the fence; it is attached to with the new development. 
 
DEVELOPMENT PROPOSAL: 
 
The application is for a 76 multi-unit residential building. The proposal includes one 
level of above ground parking with four storeys of residential units above this level, for 
a total of five storeys. In order to achieve this, the applicant needs to amend the 
Village’s Zoning Bylaw. The attached draft bylaw purposes to do the following: 
 

1. Change the allowable FAR from 1.5 to 1.8; 
2. Change the current maximum Lot coverage from 75% to 89.39%; and 
3. Change the allowable maximum Building height from 15 M to 17.61 M. 

 
The applicant is proposing to develop a private internal courtyard for the building 
residents’ use only. The parkade entrance will be off of Cedar Avenue and the 
pedestrian entrance will be off of Lillooet Avenue. The dwelling units will range in size 
from 596 ft2 (55.3 M2) to 1,255 ft2 (116.5 M2).  
 
Off Street Parking 
 
The required number of parking stalls for this size of development is 93. With this 
number of required parking stalls, the number of disabled persons parking stalls is 6. 
With the above ground parkade, the on-site parking requirements have been 
exceeded.  
 
The breakdown for stalls is as follows; 
 

1. 86 regular stalls, which includes the required 6 disabled persons parking 
stalls,  

2. 7 tandem stalls. This type of parking is set up to handle two cars parking in 
the same parking space, with one car parked in front of the other. The first 
car in cannot generally leave until the second car leaves.  

 
With the tandem parking stalls, the total on-site parking is 100 vehicles, which exceeds 
the required 93 stalls.  
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Public Realm Improvements - as offered by the developer 
 
None being offered, at this time.  
 
PLANNING TOOLS SUMMARIZED: 
 
Use and Purpose of the Floor Area Ratio (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, to control 
the mass and scale of the development, or both as outlined in the diagram below.  
 

 
 

 
 
 
 
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 

Addressing both 
mass/scale and 
environmental 

impacts 

Addressing 
mass/scale only 



4 
 
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. 
 
ADDITIONAL COMMENTS 
 
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 recommend that the following agencies have the draft bylaw referred to them and 
ask that they provide feedback on this development project:  
 

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

 
Please note that all the referral agency comments must be received by staff prior to 
any Public Hearing being held, as these comments must be shared with the public 
during the Public Hearing.  
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Crime Prevention Through Environmental Design (CPTED) 
 
The developer has prepared a CPTED Review Report, dated May 23, 2023. The 
author of this report utilized the four key principles of CPTED, as outlined below; 
 

1. Natural Surveillance; 
2. Natural Access Control; 
3. Territoriality; and  
4. Maintenance and Management.  

 
While the report has been finalized, staff at this time have not held any discussions 
with the developer to discuss the implementation of the CPTED recommendations.  
 
Title Review 
 
The Title of this site has been reviewed and there is no flood covenant registered on 
title. This issue will need to be addressed prior to any actual development starting on 
this parcel of land.  
 
Public Notification Meeting 
 
As outlined in the Village’s Development Procedures Bylaw No. 1090, 2016, 
specifically s. 11.0, Council can require that the developer hold a Public Notification 
meeting. 
 
Concerns 
 
Overall, there are five major issues or concerns with this application.  
 
The change of the Lot coverage from 75% to 89.95% could impact the current storm 
water drainage and direction of the storm water flows, as well as the intensity of the 
development and the overall neighbourhood character. The Village can ask the 
developer to provide additional information on this issue, after the holding of the Public 
Notification meeting, or as Council requires.  
 
With the change from the smaller scale tourist operation to a higher density residential 
use, the traffic flows and patterns may change along Hot Springs Road and the 
adjacent Cedar and Lillooet Avenues. The Village can ask the developer to provide 
additional information on this issue, after the holding of the Public Notification meeting, 
or as Council requires. Some of these concerns may be addressed after the draft 
bylaw is referred to the Ministry of Transportation and Infrastructure for comment.  
 
Any community safety issues will be addressed when the Fire Department is able to 
review the overall application.  
 
There is no indication of any affordable housing units that may be made available 
within this development.  
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The lack of any public realm improvements.  
 
Overall, the project can be moved forward to determine what, if any, requirements the 
community may have about this development project.  
 
RECOMMENDATION: 
 

1. THAT staff be authorized to refer the Zoning Amendment application for 
259 Hot Springs Road to the Advisory Planning Commission, the Harrison 
Hot Springs Fire Department, and the Ministry of Transportation and 
Infrastructure; and 

 
2. FURTHER THAT Council request the developer to set up a Public 

Notification meeting as per section 11.0 of the Village’s Development 
Procedure Bylaw No. 1060, 2016. 

 
Respectfully Submitted:   Reviewed By: 
 
 
 
____________________             ____________________ 
Ken Cossey, MCIP, RPP   Tyson Koch 
Planning Consultant    Chief Administrative Officer 
 
Attachment  (1) Zoning Amendment Bylaw 1194, 2023 



 

 

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

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

Amendment Bylaw No. 1194, 2023”. 
 
2.  TEXT AMENDMENT 
 

That: 
 

(a) Under the C-1 Zone “Development Regulations for the Commercial Uses”, the 
following number 11 is inserted in the Notes section; 

(b) Under the Notes section the following is inserted; 
“11/. For land legally described as Lot “A” Block 2, Section 13, Township 4, Range 29, 
West of the 6th Meridian, New Westminster District Plan 251 (PID 002-223-457), the 
maximum allowable Floor Area Ratio must not exceed 1.8, the Lot Coverage must not 
exceed 89.93%, and the maximum height must not exceed 17.61 M.”  

 
READ A FIRST TIME THIS ________ DAY OF _____ 2023. 
 
READ A SECOND TIME THIS _____ DAY OF _____ 2023. 
 
A PUBLIC HEARING WAS HELD ON THE ________ DAY OF __________, 2023. 
 
Ministry of Transportation and  
Infrastructure Approval provided on the ________ DAY OF ____________, 2023. 
 
READ A THIRD TIME THIS ________ DAY OF ____________, 2023. 
 
ADOPTED THIS _________ DAY OF __________, 2023. 
 
 
____________________________ _______________________________ 
Mayor  Corporate Officer 

 

 
VILLAGE OF HARRISON HOT SPRINGS 
BYLAW NO. 1194, 2023 











































REPORT TO COUNCIL 
 

TO:  Mayor and Council    DATE:  November 20, 2023 
 
FROM:  Ken Cossey MCIP, RPP   FILE: 3360-20-Z02/23 
  Planning Consultant    (259 Hot Springs Road) 
 
SUBJECT: Rezoning Amendment Bylaw 
___________________________________________________________________ 
 
ISSUE:   
 
Review of Zoning Amendment Bylaw No. 1194, 2023. This includes consideration of 
the suggested referral agencies, and the setting up of a Public Notification meeting. 
The Amendment Bylaw proposes to change the current Floor Area Ratio from 1.5 to 
1.8, change the Lot Coverage from 75% to 89.39% and change the Building Height 
from 15 M to 17.61 M.  
 
BACKGROUND INFORMATION:  
 
Based upon a review of the Village’s Official Community Plan (OCP), the site is within 
the Village Centre designation, and within the Lakeshore Development Permit Area. 
 
As per the Village’s Zoning Bylaw No. 1115, 2017, the site is zoned as Village 
Commercial (C-1) and is bounded by Lillooet Avenue to the north, Hot Springs Road 
to the west, and Cedar Avenue to the south.  
 

 
 
 
 
 

 

 

 
 

VILLAGE OF HARRISON HOT SPRINGS 

Site 
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Site Information 
 
The site is approximately 0.41 Ha (4,062 M2 or 1.01 Ac) in area and currently contains 
a motel, 25 RV sites, a tent camping area, and a small restaurant. All existing Buildings 
or Structures are to be demolished when the development application is approved. 
The surrounding uses include restaurants, hotels, a gas station, and the Harrison 
Resort Mineral pool.  
 
The site is relatively flat, is fully serviced and is accessed by vehicles off of Hot Springs 
Road. The site has a historical marker attached to a fence, indicating that this site was 
once the home of the Elliot Nursing Home in 1902. The owner wishes to retain the 
sign and the fence; it is attached to with the new development. 
 
DEVELOPMENT PROPOSAL: 
 
The application is for a 76 multi-unit residential building. The proposal includes one 
level of above ground parking with four storeys of residential units above this level, for 
a total of five storeys. In order to achieve this, the applicant needs to amend the 
Village’s Zoning Bylaw. The attached draft bylaw purposes to do the following: 
 

1. Change the allowable FAR from 1.5 to 1.8; 
2. Change the current maximum Lot coverage from 75% to 89.39%; and 
3. Change the allowable maximum Building height from 15 M to 17.61 M. 

 
The applicant is proposing to develop a private internal courtyard for the building 
residents’ use only. The parkade entrance will be off of Cedar Avenue and the 
pedestrian entrance will be off of Lillooet Avenue. The dwelling units will range in size 
from 596 ft2 (55.3 M2) to 1,255 ft2 (116.5 M2).  
 
Off Street Parking 
 
The required number of parking stalls for this size of development is 93. With this 
number of required parking stalls, the number of disabled persons parking stalls is 6. 
With the above ground parkade, the on-site parking requirements have been 
exceeded.  
 
The breakdown for stalls is as follows; 
 

1. 86 regular stalls, which includes the required 6 disabled persons parking 
stalls,  

2. 7 tandem stalls. This type of parking is set up to handle two cars parking in 
the same parking space, with one car parked in front of the other. The first 
car in cannot generally leave until the second car leaves.  

 
With the tandem parking stalls, the total on-site parking is 100 vehicles, which exceeds 
the required 95 stalls.  
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Public Realm Improvements - as offered by the developer 
 
None being offered, at this time.  
 
PLANNING TOOLS SUMMARIZED: 
 
Use and Purpose of the Floor Area Ratio (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, to control 
the mass and scale of the development, or both as outlined in the diagram below.  
 

 
 

 
 
 
 
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 

Addressing both 
mass/scale and 
environmental 

impacts 

Addressing 
mass/scale only 
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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. 
 
ADDITIONAL COMMENTS 
 
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 recommend that the following agencies have the draft bylaw referred to them and 
ask that they provide feedback on this development project:  
 

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

 
Please note that all the referral agency comments must be received by staff prior to 
any Public Hearing being held, as these comments must be shared with the public 
during the Public Hearing.  
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Crime Prevention Through Environmental Design (CPTED) 
 
The developer has prepared a CPTED Review Report, dated May 23, 2023. The 
author of this report utilized the four key principles of CPTED, as outlined below; 
 

1. Natural Surveillance; 
2. Natural Access Control; 
3. Territoriality; and  
4. Maintenance and Management.  

 
While the report has been finalized, staff at this time have not held any discussions 
with the developer to discuss the implementation of the CPTED recommendations.  
 
Title Review 
 
The Title of this site has been reviewed and there is no flood covenant registered on 
title. This issue will need to be addressed prior to any actual development starting on 
this parcel of land.  
 
Public Notification Meeting 
 
As outlined in the Village’s Development Procedures Bylaw No. 1090, 2016, 
specifically s. 11.0, Council can require that the developer hold a Public Notification 
meeting. 
 
Concerns 
 
Overall, there are five major issues or concerns with this application.  
 
The change of the Lot coverage from 75% to 89.95% could impact the current storm 
water drainage and direction of the storm water flows, as well as the intensity of the 
development and the overall neighbourhood character. The Village can ask the 
developer to provide additional information on this issue, after the holding of the Public 
Notification meeting, or as Council requires.  
 
With the change from the smaller scale tourist operation to a higher density residential 
use, the traffic flows and patterns may change along Hot Springs Road and the 
adjacent Cedar and Lillooet Avenues. The Village can ask the developer to provide 
additional information on this issue, after the holding of the Public Notification meeting, 
or as Council requires. Some of these concerns may be addressed after the draft 
bylaw is referred to the Ministry of Transportation and Infrastructure for comment.  
 
Any community safety issues will be addressed when the Fire Department is able to 
review the overall application.  
 
There is no indication of any affordable housing units that may be made available 
within this development.  
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The lack of any public realm improvements.  
 
Overall, the project can be moved forward to determine what, if any, requirements the 
community may have about this development project.  
 
RECOMMENDATION: 
 

1. THAT staff be authorized to refer the Zoning Amendment application for 
259 Hot Springs Road to the Advisory Planning Commission, the Harrison 
Hot Springs Fire Department, and the Ministry of Transportation and 
Infrastructure; and 

 
2. FURTHER THAT Council request the developer to set up a Public 

Notification meeting as per section 11.0 of the Village’s Development 
Procedure Bylaw No. 1090, 2016. 

 
Respectfully Submitted:   Reviewed By: 
 
 
 
____________________             ____________________ 
Ken Cossey, MCIP, RPP   Tyson Koch 
Planning Consultant    Chief Administrative Officer 
 
Attachment  (2) Zoning Amendment Bylaw 1194, 2023 
  Site Plan 
 



 

 

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

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

Amendment Bylaw No. 1194, 2023”. 
 
2.  TEXT AMENDMENT 
 

That: 
 

(a) Under the C-1 Zone “Development Regulations for the Commercial Uses”, the 
following number 11 is inserted in the Notes section; 

(b) Under the Notes section the following is inserted; 
“11/. For land legally described as Lot “A” Block 2, Section 13, Township 4, Range 29, 
West of the 6th Meridian, New Westminster District Plan 251 (PID 002-223-457), the 
maximum allowable Floor Area Ratio must not exceed 1.8, the Lot Coverage must not 
exceed 89.93%, and the maximum height must not exceed 17.61 M.”  

 
READ A FIRST TIME THIS ________ DAY OF _____ 2023. 
 
READ A SECOND TIME THIS _____ DAY OF _____ 2023. 
 
A PUBLIC HEARING WAS HELD ON THE ________ DAY OF __________, 2023. 
 
Ministry of Transportation and  
Infrastructure Approval provided on the ________ DAY OF ____________, 2023. 
 
READ A THIRD TIME THIS ________ DAY OF ____________, 2023. 
 
ADOPTED THIS _________ DAY OF __________, 2023. 
 
 
____________________________ _______________________________ 
Mayor  Corporate Officer 

 

 
VILLAGE OF HARRISON HOT SPRINGS 
BYLAW NO. 1194, 2023 
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VILLAGE OF HARRISON HOT SPRINGS 

                               ADVISORY PLANNING COMMISSION MEETING 
 

    DATE: Thursday, December 7, 2023 
     TIME: 7:00 p.m. 
  PLACE: Council Chambers, Village Office 
  495 Hot Springs Road 
  Harrison Hot Springs, BC 
   
                  IN ATTENDANCE: Judy Duffus 
  Allan Garneau 
  Ken Gisborne 
  Robert Guimont 
  Andy Strothotte 
   
  Corporate Officer, Amanda Graham 
  Planning Consultant, Ken Cossey  
      
 ABSENT: Robert Guimont 

 
1. 

 

CALL TO ORDER  
 
Chair Gisborne called the meeting to order at 7:00 p.m.  
 

2. INTRODUCTION OF LATE ITEMS 
 

• Request from Allan Garneau to add “Process Discussion” as item 5(b) under 
“Items for Discussion”. 

 
3. 
 
 

APPROVAL OF AGENDA 
 
Moved by Judy Duffus 
Seconded by Andy Strothotte 
 
THAT the agenda be approved as amended. 
 

CARRIED 
UNANIMOUSLY 

APC-2023-12-01 

 
4. 
 
 

ADOPTION OF MINUTES 
 
Moved by Judy Duffus 
Seconded by Andy Strothotte 
 
THAT the Advisory Planning Commission Meeting Minutes of October 4, 2023 be 
adopted. 

 
CARRIED 

UNANIMOUSLY 
APC-2023-12-02 

 
5. 
 

 
ITEMS FOR DISCUSSION 
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(a) Report of Planning Consultant 

Re: Rezoning Amendment Bylaw - 259 Hot Springs Road  
 
The Planning Consultant read his report on Rezoning Amendment Bylaw No. 1194, 
2023 including background on the proposed project and concerns identified by Staff. 
 
The developers provided a presentation on the proposed project. 
 
Discussion ensued as follows: 
 

• Question as to the phasing of the project. The developers responded that they 
do not wish to develop in phases, however, if they did, the parkade and the 
eastern half would be constructed first. 

• The layout of the floor, the footprint of the project, the construction material of 
the framing, a rendering of how the building will look from Lillooet Avenue. 

• Question as to the lack of landscaping surrounding the building and that, with 
such a large lot coverage, there should be no gravel. The developers 
responded that they are still working on a landscape plan. 

• The Advisory Planning Commission does not consult on the development 
permit process, therefore, the minutes from the commission meetings at the 
Zoning Amendment Bylaw stage are the commission’s opportunity to provide 
observations and concerns. 

• Concerns were raised regarding short-term rentals, however, the property is 
located in the C-1 Zone and short-term rentals are permitted. 

• The developers advised that they have provided for smaller units to 
accommodate renters. 

• Setback requirements are addressed during the building permit process. 

• The commission expressed concerns regarding vehicles turning left from Cedar 
Avenue onto Hot Springs Road as this is a busy intersection, particularly in the 
summer. 

• Question as to whether the units are multi-level. The developers responded 
that the units are all one level and will each have a front door off the exterior 
walkway. 

• Concerns were raised regarding the fact that the proposed development 
requires a lot coverage increase, however, the courtyard only benefits the 
residents of the building. The developers advised that they have a 1500 square 
foot amenity space that they could consider offering a membership to for public 
use. 

• The planning consultant clarified that at this time, there has not been any offer 
of public realm amenities made by the developers. 

 
Moved by Chair Gisborne 
 
THAT the Advisory Planning Commission recommend Council’s approval of Zoning 
Amendment Bylaw No. 1194, 2023 in support of the proposed development at 259 Hot 
Springs Road, subject to the following: 
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• Council’s consideration of the Advisory Planning Commission’s comments and 
concerns regarding the increase in lot coverage, traffic flow and volume on 
Cedar Avenue and Hot Springs Road, short-term rentals and the lack of public 
realm improvements. 

• Council receipt and review of the CPTED Report. 

• Council’s receipt of specific detail regarding the construction and phasing of the 
construction. 
 

MOTION FAILED 
LACK OF SECONDER 

 
Discussion continued as follows: 
 

• Zoning Bylaw No.1115, 2017 allows for building height to be exceeded for 
elevator shafts provided that it does not exceed 18 meters high. 

• The planning consultant advised that there are form and character and design 
guidelines that address rooflines and fencing materials.  

• The lack of commercial space for pedestrians. The developers responded that 
other developments with commercial units in the area have not been successful 
in renting out the commercial spaces and highlighted concerns related to traffic 
on Hot Springs Road.  

 
Moved by Judy Duffus 
 
THAT the Advisory Planning Commission recommend that Council not approve Zoning 
Amendment Bylaw No. 1194, 2023 due to the following concerns: 
 

• The increase in lot coverage from 75% to 89.95%  

• Traffic flow and volume on Cedar Avenue and Hot Springs Road 

• Safety concerns and the fact that Council has not received or reviewed the 
Crime Prevention Through Environmental Design report 

• Rental housing and the short-term rental provision 

• Whether this type of project is the right building for the downtown Village area  
 
Amendment moved by Andy Strothotte 
 

• Lack of clarity of phasing of the proposed project 

• Lack of commercial space in proposed project 

• Lack of public amenities/public realm improvements 
 
Main motion as amended seconded by Andy Strothotte 

CARRIED 
UNANIMOUSLY 

APC-2023-12-03 
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                  ____________________                                                     _____________________ 
                  Ken Gisborne                                                                      Amanda Graham 
                  Chair                                                                                    Corporate Officer 

(b) Process and Procedure 
 
Moved by Allan Garneau 
Seconded by Andy Strothotte 
 
THAT item 4(b) – Process Discussion be tabled for discussion at the next meeting. 
 

  CARRIED 
UNANIMOUSLY 

APC-2023-12-04 
 

6. 
 
 
 
 

ADJOURNMENT 
 
Moved by Chair Gisborne 
Seconded by Allan Garneau 
 
THAT the meeting be adjourned at 8:20 p.m. 

CARRIED 
UNANIMOUSLY 

APC-2023-12-05 
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COUNCIL REPORT 

 
 
 

 

Regular Council 
File No: 3360-20-Z02/23 
Date: June 17, 2024 
 
 
To:  Mayor and Council 
From:  Ken Cossey, Planning Consultant 
Subject: Zoning Amendment Application – 259 Hot Springs Road 

 
 
RECOMMENDATIONS 
 
THAT Zoning Amendment Bylaw No.1194, 2023 be introduced and given first reading; and 
 
THAT Zoning Amendment Bylaw No. 1194, 2023 be given second reading; and  
 
THAT staff be authorized to set up a Public Hearing for Zoning Amendment Bylaw 1194, 2023. 
 
SUMMARY 
 
To provide Council with a review of Zoning Amendment Bylaw No. 1194, 2023. This includes 
consideration of the suggested referral agencies, and the setting up of a Public Notification 
meeting. The Amendment Bylaw proposes to change the current Floor Area Ratio from 1.5 to 1.8, 
change the Lot Coverage from 75% to 89.39% and change the Building Height from 15 M to 17.61 
M.  
 
BACKGROUND 
 
Based upon a review of the Village’s Official Community Plan No. 864, 2007 (OCP), which was 
applicable at the time the application was made, the site is within the Village Centre designation, 
and within the Lakeshore Development Permit Area. 
 
As per the Village’s Zoning Bylaw No. 1115, 2017, the site is zoned as Village Commercial (C-1) 
and is bounded by Lillooet Avenue to the north, Hot Springs Road to the west, and Cedar Avenue 
to the south.  
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Site Information 
 
The site is approximately 0.41 Ha (4,062 M2 or 1.01 Ac) in area and currently contains a motel, 
25 RV sites, a tent camping area, and a small restaurant. All existing Buildings or Structures are 
to be demolished when the development application is approved. The surrounding uses include 
restaurants, hotels, a gas station, and the Harrison Resort Mineral pool.  
 
The site is relatively flat, is fully serviced and is accessed by vehicles off of Hot Springs Road. 
The site has a historical marker attached to a fence, indicating that this site was once the home 
of the Elliot Nursing Home in 1902. The owner wishes to retain the sign and the fence it is attached 
to with the new development. 
 
DEVELOPMENT PROPOSAL 
 
The application is for a 76 multi-unit residential building. The proposal includes one level of above 
ground parking with four storeys of residential units above this level, for a total of five storeys. In 
order to achieve this the applicant needs to amend the Village’s Zoning Bylaw. The attached draft 
bylaw purposes to do the following: 
 

1. Change the allowable FAR from 1.5 to 1.8; 
2. Change the current maximum Lot coverage from 75% to 89.39%; and 
3. Change the allowable maximum Building height from 15 M to 17.61 M. 

 
The applicant is proposing to develop a private internal courtyard for the building residents use 
only. The parkade entrance will be off of Cedar Avenue and the pedestrian entrance will be off of 
Lillooet Avenue. The dwelling units will range in size from 596 ft2 (55.3 M2) to 1,255 ft2 (116.5 M2).  
 
Off Street Parking 
 
The required number of parking stalls for this size of development is 95. With this number of 
required parking stalls, the number of accessible persons parking stalls is 6. With the above 
ground parkade, the on-site parking requirements have been exceeded.  
 
The breakdown for stalls is as follows; 
 

1. 86 regular stalls, which includes the required 6 disabled persons parking stalls,  

Site 
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2. 7 tandem stalls. This type of car park is set up to handle two cars parking in the 
same parking space, with one car parked in front of the other. The first car in cannot 
generally leave until the second car leaves.  

 
With the tandem parking stalls, the total on-site parking is 100 vehicles, which exceeds the 
required 95 stalls.  
 
Public Realm Improvements - as offered by the developer 
 
None being offered, at this time.  
 
PLANNING TOOLS SUMMARIZED 
 
Use and Purpose of the Floor Area Ratio (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, to control the mass 
and scale of the development, or both as outlined in the diagram below.  
 

 
 
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.  
 

Addressing both 
mass/scale and 
environmental 

impacts 

Addressing 
mass/scale only 
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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 
 
ADDITIONAL COMMENTS 
 
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 
 
In an earlier report staff recommended that the following agencies have the draft bylaw referred 
to them and ask that they provide feedback on this development project. This has been 
completed.  
 

1. Advisory Planning Commission 
2. The Village’s Fire Department 
3. The Ministry of Transportation and Infrastructure 
4.  Public Notification Meeting held by the applicant as directed by Council 

 
Please note that all the referral agency comments will be shared with the public during the Public 
Hearing process.  
 
Crime Prevention Through Environmental Design (CPTED) 
 
The developer has prepared a CPTED Review Report, dated May 23, 2023. The author of this 
report utilized the four key principles of CPTED, as outlined below; 
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1. Natural Surveillance, 
2. Natural Access Control, 
3. Territoriality, and  
4. Maintenance and Management.  

 
While the report has been finalized, staff at this time have not held any discussions with the 
developer to discuss the implementation of the CPTED recommendations.  
 
Title Review 
 
The Title of this site has been reviewed and there is no flood covenant registered on title. This 
issue will need to be addressed prior to any actual development starting on this parcel of land.  
 
Concerns 
 
Overall, there are three major issues or concerns with this application.  
 
The change of the Lot coverage from 75% to 89.39% could impact the current storm water 
drainage and direction of the storm water flows, as well as the intensity of the development and 
the overall neighbourhood character. The Village can ask the developer to provide additional 
information on this issue, after the holding of the Public Hearing meeting, or as Council requires.  
 
There is no indication of any affordable housing units that may be made available within this 
development.  
 
The lack of any public realm improvements.  
 
Overall, the project can be moved forward to determine what if any requirements the community 
may have about this development project.  
 
DISCUSSION 
 
FINANCIAL CONSIDERATIONS 
 
There are no financial considerations associated with this report. 
 
POLICY CONSIDERATIONS 
 
OCP Bylaw 864, 2007 
 
Zoning Bylaw 1115, 2017 
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Respectfully submitted: 
 
 
 
 
_______________________ 
Ken Cossey, MCIP, RPP 
Planning Consultant 
 

Reviewed by: 
 
 
 
 
_______________________  
Tyson Koch  
Chief Administrative Officer 
 

 
Attachment: Zoning Amendment Bylaw 1194, 2023 
 



  
VILLAGE OF HARRISON HOT SPRINGS 

MINUTES OF THE REGULAR MEETING OF COUNCIL 
 
    DATE: Monday, June 17, 2024 
     TIME: 7:00 p.m. 
   PLACE: Council Chambers, Memorial Hall 
  290 Esplanade Avenue, Harrison Hot Springs, BC 
    
                     IN ATTENDANCE: Deputy Mayor Leo Facio 
  Councillor John Allen 
   Councillor Allan Jackson 
   Councillor Michie Vidal 
   
  Chief Administrative Officer, Tyson Koch 
  Chief Financial Officer, Scott Schultz 
  Corporate Officer, Amanda Graham 
  Community Services Manager, Christy Ovens 
  Director of Operations, Jace Hodgson 
  Planning Consultant, Ken Cossey
     

 ABSENT:  

  

 
1. CALL TO ORDER  

  
Deputy Mayor Facio called the meeting to order at 7:00 p.m. 
Deputy Mayor Facio acknowledged the traditional territory of Sts’ailes. 

 
2. INTRODUCTION OF LATE ITEMS  

 
Moved by Councillor Allen 
Seconded by Councillor Jackson 
 
THAT the following items be added to the agenda: 
 

• Discussion on the By-Election added as New Business item 14(b) 

• Block Watch/Citizens on Patrol added as New Business item 14(c) 
 

CARRIED 
UNANIMOUSLY 

RC-2024-06-20 

 
3. APPROVAL OF AGENDA  

 
Moved by Councillor Jackson 
Seconded by Councillor Vidal 

 
THAT the agenda be approved as amended. 
 

CARRIED 
UNANIMOUSLY 

RC-2024-06-21 
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4. ADOPTION OF COUNCIL MINUTES 

 
Moved by Councillor Vidal 
Seconded by Councillor Jackson 

 
THAT the Regular Council Meeting Minutes of June 3, 2024 be adopted. 
 
Amendment moved by Councillor Allen 
 
THAT the minutes of the June 3, 2024 Regular Council Meeting be amended to identify 
Bylaw No. 1208, 2024 as an amendment to Zoning Bylaw 1115, 2017 with large and 
sweeping changes to the residential zones and densities in Harrison Hot Springs. 
 

MOTION FAILED 
LACK OF SECONDER 

 
 Amendment moved by Councillor Allen 
  

That the minutes of the June 3, 2024 Regular Council Meeting be amended by adding 
under section 15 – Questions from the Public that Councillor Facio took the chair at 
8:23 p.m. 

  
MOTION FAILED 

LACK OF SECONDER 

  
Council voted on the main motion. 
 

CARRIED 
OPPOSED BY COUNCILLOR ALLEN 

RC-2024-06-22 

  
5. BUSINESS ARISING FROM THE MINUTES 

 

• Councillor Allen reported that New Business item 14(a) from the June 3, 2024 
Regular Council Meeting minutes regarding the Crosswalk Markings on Esplanade 
Avenue has been completed. 

 
Moved by Deputy Mayor Facio 
Seconded by Councillor Vidal 
 
THAT the rezoning application for 421 Emerald Avenue be referred back to staff to 
come back with the original proposal at the next Regular Council Meeting of July 8, 
2024. 
 

CARRIED 
OPPOSED BY COUNCILLOR ALLEN 

RC-2024-06-23 
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6. CONSENT AGENDA 
 

iv. (a) Letter dated May 28, 2024 from the City of Campbell River to the Minister of 
Forests, Lands and Natural Resources 
Re: Concern Regarding Recent Management of Forest Practices 
 

 (b) Letter dated May 29, 2024 from the City of Kamloops 
Re: Deputy Mayor to Represent Kamloops City Council 
 

 (c) Email dated June 3, 2024 from Councillor Will Cole-Hamilton  
Re: FCM Director at Large Candidate Profile 
 

 
Moved by Councillor Jackson 
Seconded by Councillor Vidal 
 
THAT the consent agenda be received. 

  
CARRIED 

UNANIMOUSLY 
RC-2024-06-24 

 
7. DELEGATIONS/PETITIONS 

 
None. 
 

8. CORRESPONDENCE 
 

(a) Letter dated May 22, 2024 from the Agassiz-Harrison Historical Society 
Re: Request for Formal Contract and Annual Funding Increase – Agassiz-Harrison 
Museum and Archives 
 

(b) Letter dated June 11, 2024 from the City of Kamloops 
Re: Support for Downloading Costs on Municipalities 
 

(c) Letter from Various Local Businesses in the Village 
Re: Canada Day Fireworks Cancellation 
 
Moved by Councillor Vidal 
Seconded by Councillor Jackson 
 
THAT the letter dated May 22, 2024 from the Agassiz-Harrison Historical Society, the 
letter dated June 11, 2024 from the City of Kamloops and the Letter from Various Local 
Businesses in the Village be received. 
 

CARRIED 
UNANIMOUSLY 

RC-2024-06-25 
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9. BUSINESS ARISING FROM CORRESPONDENCE 

 
Moved by Councillor Jackson 
Seconded by Councillor Vidal 
 
THAT item 8(b), letter from the City of Kamloops regarding Downloading Costs on 
Municipalities be referred back to staff to research and come back to Council with a 
report, and; 
 
THAT a letter be sent to the City of Kamloops thanking them for the letter and 
supporting their position. 
 

CARRIED 
UNANIMOUSLY 

RC-2024-06-26 

 
Moved by Deputy Mayor Facio 
Seconded by Councillor Jackson 
 
THAT the letter from the Agassiz-Harrison Historical Society regarding an annual funding 
increase be referred to staff to respond to the Agassiz-Harrison Historical Society and 
advise them that Council will consider this request during budget deliberations. 
 

CARRIED 
OPPOSED BY COUNCILLOR ALLEN 

RC-2024-06-27 

 
 

10. REPORTS OF COUNCILLORS, COMMITTEES, COMMITTEE OF THE WHOLE AND 
COMMISSIONS 

 
Councillor Jackson 

• Fraser Valley Regional Library Board (Municipal Director) – No Report 

• Tourism Harrison 
o Attended the Annual General Meeting 
o Attended the Canada Day Planning meeting on June 17, 2024 

• Attended a meeting with senior RCMP members on June 11, 2024 

• Attended a Block Watch information session with RCMP on June 13, 2024 
 

Councillor Allen 

• Harrison Agassiz Chamber of Commerce – No Report 

• Agassiz-Harrison Healthy Communities – No Report 
 

Councillor Vidal 

• Community Futures North Fraser Board of Directors – No Report 

• Corrections Canada Citizen’s Advisory Committee – No Report  

• Kent Harrison Joint Emergency Program Committee – No Report 

• Attended a Terry Fox Run planning meeting on June 11, 2024 

• Attended meeting with senior RCMP members on June 11, 2024 

• Congratulated the AESS grad class of 2024 
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11. MAYOR’S REPORT  

 
Deputy Mayor Facio 

• Fraser Valley Regional District Board (Municipal Director) – No Report 

• Fraser Valley Regional Library Board (Alternate Municipal Director) – No Report 

• Reported on a FVRD Regional and Corporate Services Committee meeting on June 
13, 2024 

• Attended the Canada Day Planning meeting on June 17, 2024 
 

Moved by Deputy Mayor Facio 
Seconded by Councillor Allen 

 
THAT the Village finance the Canada Day Fireworks celebration. 

 
CARRIED 

OPPOSED BY COUNCILLOR VIDAL 
RC-2024-06-28 

 
12. REPORTS FROM STAFF 

 
(a) Report of Corporate Officer dated June 17, 2024 

Re: 2024 UBCM Convention Provincial Appointments 
 
Moved by Councillor Jackson 
Seconded by Councillor Vidal 
 
THAT staff be directed to request meetings at the 2024 UBCM Convention with the 
following Cabinet Ministers regarding the following topics: 
 

• Minister of Emergency Management and Climate Readiness regarding the 
secondary evacuation route, funding for fuel maintenance and criteria for calling 
a State of Local Emergency; 

 

• Minister of Transportation and Infrastructure regarding re-routing trucks to use 
Highway 1 at Hope to relieve the amount of trucks crossing the Rosedale 
Bridge, update on the Rosedale Bridge, assistance in putting a boulevard down 
the center of Lillooet Avenue and bicycle lanes, removal of rock bluff on 
Rockwell Drive, Rosedale roundabout choke point and east side crosswalk at 
Hot Springs Road and Miami River Drive replacement with proper sidewalk and 
drainage; 

 

• Minister of Housing regarding effects of adding density and upgrading 
infrastructure, incentives for rental units, and waiving of parking for multi-unit 
buildings; 

 

• Minister of Municipal Affairs regarding legislation with stronger measures for 
Mayor and Council, the need for an ethics commissioner and review of the 
Community Charter; 
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• Minister of Health regarding the need for increased mobile breast cancer 
screening units to rural communities; and 

 

• Minister of Public Safety and Solicitor General regarding the need to update the 
Community Charter and the need to provide more authority to the Minister of 
Municipal Affairs; and 

 
THAT staff be directed to request meetings with Ministry staff should the requested 
meetings with the Cabinet Ministers not be granted. 
 

CARRIED 
UNANIMOUSLY 

RC-2024-06-29 

 
(b) Report of Chief Financial Officer dated June 17, 2024 

Re: 2023 Statement of Financial Information 
 
Moved by Councillor Jackson 
Seconded by Councillor Vidal 
 
THAT the 2023 Statement of Financial Information be approved. 
 

CARRIED 
UNANIMOUSLY 

RC-2024-06-30 

 
(c) Report of Chief Financial Officer dated June 17, 2024 

Re: 2023 Annual Report 
 
Moved by Councillor Vidal 
Seconded by Councillor Jackson 
 
THAT the 2023 Annual Report be approved. 

  
 Questions from the public were entertained. 
  

Council voted on the motion. 
 

CARRIED 
UNANIMOUSLY 

RC-2024-06-31 

 
(d) Report of Planning Consultant dated June 17, 2024 

Re: Follow Up Comments – Issuance of DP for 553/555 Lillooet Avenue 
 
Moved by Councillor Jackson 
Seconded by Councillor Vidal 
 
THAT Development Permit DP 03/23 be issued to 1103593 BC Ltd. for property located 
at 553 and 555 Lillooet Avenue, Harrison Hot Springs for land legally described as: 
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(i) Lot 2 Except part subdivided by Plan 70793, Sec 13 Township 4, Range 29 

West of the 6th Meridian, New Westminster District Plan 59945, and 
(ii) Lot A, Sec 13 Township 4, Range 29 West of the 6th Meridian, New Westminster 

District Plan 70793 
 

Subject to the following: 
 

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

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

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

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

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

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

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

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

k) A report prepared by a competent professional with at least 10 years of 
professional experience, and accepted by the Village, that addresses: 

 
i. The estimation on the demand to be generated by the proposed 

development for water, and sewer services and in the case of any 
phased development, by each phase of the development; 

ii. An analysis of the existing community water system and the 
existing community sewer system and outlining the options 
available for the supply and delivery of water and the provision of 
sewer services to the proposed development; 

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

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

  
CARRIED 

OPPOSED BY COUNCILLOR ALLEN 
RC-2024-06-32 
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13. BYLAWS 

  
(a) Report of Chief Administrative Officer dated June 17, 2024 

Re: Code of Conduct Bylaw No. 1205, 2024 
 
Moved by Councillor Vidal 
Seconded by Councillor Jackson 
 
THAT Code of Conduct Bylaw No. 1205, 2024 be introduced and given first reading. 
 

CARRIED 
OPPOSED BY COUNCILLOR ALLEN 

RC-2024-06-33 

 
Moved by Councillor Vidal 
Seconded by Councillor Jackson 
 
THAT Code of Conduct Bylaw No. 1205, 2024 be given second and third readings. 
 

CARRIED 
OPPOSED BY COUNCILLOR ALLEN 

RC-2024-06-34 

 
(b) Report of Planning Consultant dated June 17, 2024 

Re: Zoning Amendment Application – 259 Hot Springs Road 
 
Moved by Councillor Vidal 
Seconded by Councillor Jackson 
 
THAT Zoning Amendment Bylaw No. 1194, 2023 be introduced and given first reading. 
 

CARRIED 
OPPOSED BY COUNCILLOR ALLEN 

RC-2024-06-35 

 
Moved by Councillor Vidal 
Seconded by Councillor Jackson 
 
THAT Zoning Amendment Bylaw No. 1194, 2023 be given second reading. 
 

CARRIED 
OPPOSED BY COUNCILLOR ALLEN 

RC-2024-06-36 
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Moved by Councillor Vidal 
Seconded by Councillor Jackson 
 
THAT staff be authorized to set up a Public Hearing for Zoning Amendment Bylaw No. 
1194, 2023. 
 

CARRIED 
UNANIMOUSLY 

RC-2024-06-37 
  

(c) Report of Planning Consultant dated June 17, 2024 
Re: Zoning Amendment Bylaw No 1208, 2024 – SSMUH Bylaw Follow Up 
 
Moved by Councillor Jackson 
Seconded by Councillor Vidal 
 
THAT Council direct staff to seek a hazardous exemption to the Small-Scale Multi-Unit 
Housing Site Standards A. 
 

CARRIED 
UNANIMOUSLY 

RC-2024-06-38 

 
14. NEW BUSINESS 

 
(a) New Business from Councillor Allen 

Re: Disclosure of Village Contracts 
 
Moved by Councillor Allen 
 
WHEREAS the Village Council is accountable to the public for all expenditures; and 
 
WHEREAS the public is entitled to know what commitments and expenditures are being 
made by the Council on the public’s behalf, therefore be it resolved 
 
THAT staff be instructed to provide copies of all such contracts to the public on request 
and at no cost to the individual asking for the information. 
 

MOTION FAILED 
LACK OF SECONDER 

 
(b) New Business from Councillor Allen 

Re: By-Election 
 

Moved by Councillor Allen 
Seconded by Councillor Jackson 
 
THAT Council accept the verbal report of the Corporate Officer advising that Mayor Ed 
Wood resigned from office on Monday, June 10, 2024. 
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CARRIED 

UNANIMOUSLY 
RC-2024-06-39 

 
(c) New Business from Councillor Allen 

Re: Block Watch/Citizens on Patrol 
 
Moved by Councillor Allen 
Seconded by Councillor Jackson 
 
THAT the Block Watch/Citizens on Patrol group be given free use of Memorial Hall as 
required. 
 

CARRIED 
UNANIMOUSLY 

RC-2024-06-40 

 
Deputy Mayor Facio congratulated the Corporate Officer Amanda Graham and 
Community Services Manager Christy Ovens for recently receiving awards from the 
Local Government Management Association.  
 
Deputy Mayor Facio reported that the Regular Council Meetings from July to 
September will be held at the Village Office. 
 

15. QUESTIONS FROM THE PUBLIC (pertaining to agenda items only) 
 
Questions from the public were entertained. 

 
Moved by Councillor Vidal 
Seconded by Councillor Jackson 
 
THAT the meeting be adjourned at 9:15 p.m. 
 

CARRIED 
UNANIMOUSLY 

RC-2024-06-41 

 
 
 
 

 

  ___________________________ 
Leo Facio Amanda Graham 
Deputy Mayor Corporate Officer 



 

 

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

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

Amendment Bylaw No. 1194, 2023”. 
 
TEXT AMENDMENT 
 
2. That under the C-1 Zone “Development Regulations for the Commercial Uses”, the following 

number 11 is inserted in the Notes section: 
 
“11/. For land located at 259 Hot Springs Road, legally described as Lot “A” Block 2, 
Section 13, Township 4, Range 29, West of the 6th Meridian, New Westminster District 
Plan 251 (PID 002-223-457), the maximum allowable Floor Area Ratio must not 
exceed 1.8, the Lot Coverage must not exceed 89.39%, and the maximum height must 
not exceed 17.61 M.”  

 
READ A FIRST TIME THIS 17th DAY OF JUNE 2024. 
 
READ A SECOND TIME THIS 17th DAY OF JUNE 2024. 
 
A PUBLIC HEARING WAS HELD ON THE ________ DAY OF __________, 2024. 
 
READ A THIRD TIME THIS ________ DAY OF ____________, 2024. 
 
ADOPTED THIS _________ DAY OF __________, 2024. 
 
 
 
____________________________ _______________________________ 
Mayor  Corporate Officer 

 

 
VILLAGE OF HARRISON HOT SPRINGS 
BYLAW NO. 1194, 2023 



1

Tyler Kafi

From: Purcell, Samantha MOTI:EX <Samantha.Purcell@gov.bc.ca>  
Sent: Monday, January 8, 2024 11:38 AM 
To: Amanda Graham <agraham@harrisonhotsprings.ca> 
Cc: Planning <Planning@harrisonhotsprings.ca>; Tyson Koch <tkoch@harrisonhotsprings.ca> 
Subject: RE: 259 Hot Springs Road - Zoning Amendment Referral 
 
 
Good morning Amanda,  
 
I have reviewed the referral leƩer and conceptual design, and have the following comments:  

- The conceptual design does not show setbacks from the road right-of-way. For Hot Springs Road and Lillooet Avenue the 
Ministry requires a 4.5 metre setback from the property line for all structures.  

- For the access point from Cedar Ave onto Hot Springs Rd, the proposed development does not trigger a traffic study 
requirement per MOTI guidelines. However, if the Village intends to request a traffic study from the developer, MOTI 
can review the report and provide comments.  

Aside from that, I have no further comments about the proposed rezoning. Please forward the bylaw aŌer 3rd reading for final 
review and endorsement.  
 
Kind regards,  
 
Samantha Purcell  
Development Officer (SA-07)  
Lower Mainland District | South Coast Region  
Ministry of Transportation and Infrastructure  
45890 Victoria Avenue | Chilliwack | BC | V2P 2T1  
E-mail: Samantha.Purcell@gov.bc.ca | Office: 778-704-7426 | Cell: 604-845-4605 



Springs 

 

 
 
 
 

 
HARRISON 

Hot            
Fire Department 

 

 
 

 
Tyson Koch, Chief Administrative Officer  

Village of Harrison Hot Springs, Resort Municipality 
Box 160, 495 Hot Springs Road 
Harrison Hot Springs, BC 
V0M 1K0 
 
May 15, 2024 
 
 
Hello Tyson, 
 
I am writing in regards to the development proposal at 259 Hot Springs Road.  After a full review of this 
development with DC Malfait and myself, as well as an in-depth discussion with the developer. The 
Harrison Hot Springs Fire Department has no concerns or issues with this development going forward. 
 
 
Regards, 
 
 
Curtis Genest 
Fire Chief, Village of Harrison Hot Springs  
Box 160, 555 Hot Springs Road 
Harrison Hot Springs, BC 
V0M 1K0 
 
 



 

 
 

  
 

 

NOTICE OF PUBLIC HEARING  
ZONING AMENDMENT BYLAW - 259 HOT SPRINGS ROAD 

 

 604 796 2171 

 info@harrisonhotsprings.ca 

 
PO Box 160, 495 Hot Springs Rd 
Harrison Hot Springs, BC V0M 1K0 

 

 
 

Tuesday, July 16, 2024 at 6:00 p.m. 
Village Office, 495 Hot Springs Road, Harrison Hot Springs, BC 

 
TAKE NOTICE that the Council of the Village of Harison Hot Springs will hold a Public Hearing 
pursuant to Section 464 of the Local Government Act of British Columbia, as noted above, on the 
following item: 
 
ZONING AMENDMENT BYLAW NO. 1194, 2023 
 

Property: 259 Hot Springs Road, Harrison Hot Springs, BC, legally described as Lot A Block 
2 Section 13 Township 4 Range 29 West of the Sixth Meridian, New Westminster District Plan 
251, PID 002-223-457 

 
Purpose: The bylaw proposes an amendment to Zoning Bylaw No. 1115, 2017 to change the 
current Floor Area Ratio from 1.5 to 1.8, change the Lot Coverage from 75% to 89.39% and 
change the building height from 15 metres to 17.61 metres 

 
 
 
 
 
 
 
 
 
 
 
 
All persons who believe their interest in property is affected by the proposed application will be given 
a reasonable opportunity to be heard. Please note that the opinions you express orally and any 
presentations you submit will form a part of the public record.  
 
You may indicate your support or opposition to the proposed Bylaw in one of the following ways: 
 

• Forward written submissions by email to info@harrisonhotsprings.ca with PUBLIC 
HEARING COMMENTS in the subject line or deliver to the Village Office at PO Box 160, 
Harrison Hot Springs, BC V0M 1K0. All written submissions must be received by 4:00 
pm on Tuesday, July 16, 2024 

• Attend the meeting and provide an oral submission in person 
• Attend through a Zoom link – Meeting ID: 861 3626 7505 

 
Relevant documents, the proposed bylaw, and information about this application will be published 
and available for public inspection on the Village’s website at www.harrisonhotsprings.ca or at the 
Village Office located at 495 Hot Springs Road, Harrison Hot Springs, during business hours Monday 
– Friday, 8:30 a.m. to 12:00 noon and 1:00 p.m. to 4:30 p.m. 
 

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

 
For more information, please contact Ken Cossey, Planning Consultant at 

 604-796-2171 or by email planning@harrisonhotsprings.ca 

Subject Land 

mailto:planning@harrisonhotsprings.ca


 

 

 

   

 

 

 

 

 

Proposed Rendering Provided by A.R Baziuk Architect Ltd. 
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Forward 
 

AMR Systems Ltd. (AMR) has been retained to provide Crime Prevention Through Environmental Design 

(CPTED) Consulting Services on a proposed Condo at 259 Hot Springs Road in the Village of Harrison Hot 

Springs (the “Subject Site”).  

AMR will present a comprehensive CPTED review based on the existing conditions and findings 

determined and available gathered during separate site visits which occurred 1) during the day, and 2) at 

night.  

AMR would like to point out that the CPTED Review, its findings, considerations, and strategies should 

serve as a tool to the Village of Harrison Hot Springs (Village) in identifying areas of CPTED concern (if any) 

in the context of the proposed development. AMR will provide an opinion of the overall design and how 

it relates to the surrounding neighbourhood and environment. 

This CPTED Review Report is not a definitive statement on all the security related risks that the proposed 

development at 259 Hot Springs Road could experience. 

 

 

 

 

 

 

 

 

 

 

 

 

 

CONFIDENTIAL 

The information contained within this report is considered proprietary 

and confidential to Andrew Baziuk and AMR Systems Ltd. Inappropriate 

and unauthorized disclosure of this report or portions of it could result in 

significant damage or loss to these organizations. This report should be 

distributed to individuals on a need-to-know basis only. 
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CPTED Review Process 
 

AMR has reviewed the following project plans: 

• Architectural Plans dated May 3 2023, from A.R. Baziuk Architect Ltd. 

• Development Permit Package dated May 3 2023, from A.R. Baziuk Architect Ltd. 

• Landscape Plan dated May 4, 2023 from AMR Systems Ltd. 

The four Key principles of CPTED are: 

1. Natural Surveillance; 

2. Natural Access Control; 

3. Territoriality; and  

4. Maintenance and Management.  

 

CPTED creates a built environment which will create a naturally defendable space that is frequented and 

utilized by users or owners. This will translate into a space that looks, feels, and acts like a “harder target” 

for crime projecting environmental cues that discourage acts of street disorder and criminal activity. 

 

The area of influence for CPTED is a ¼ kilometre radius from the Subject Site. This is looked at during day 

and night site visits and identifies any positive or negative influences in the study area. 

 

 

Note: 

The consultant submits this final CPTED Review Report for the Village of Harrison Hot Springs 

consideration.  
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Site Review  
 

The Subject Site (259 Hot Springs Road) is a flat lot in Harrison Hot Springs, located to the south of Harrison 

Lake. The subject site currently occupied by Glencoe Motel and RV and John Fish & Chips. The site contains 

two (2) buildings, twenty seven (27) camping sites and a food truck. Within the two (2) buildings contain 

an office and eleven (11) motel rooms. 

The Subject Site is within a mix use neighbourhood. To the north of the Subject site is Harrison Public Pool 

and Milos Greek Taverna, to the east is Hot Springs RV and Camping Park, to the west is Huskey Gas Station 

and to the south is Old Settler Pub and Liquor store. Within 150-meter walking distance is the Lagoon 

Beach and boardwalk, shops, walking trails, liquor store, and restaurants. Within 450-meter walking 

distance are Harrison Hot Springs Elementary School and Spring Park.  

Photo of Existing Site at Time of Site Visit: 
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Orthophotos Showing Location of Subject Site 
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Proposed Development  
 

The site plan indicates a residential apartment.  The proposed development consists of a five (5) storey 

building, with one (1) at grade parking level and four (4) residential floors above. The residential building 

contains seventy-six (76) residential units on floors 2-4 and one hundred (100) underground parking stalls. 

The residential units contain a mixture of one bedroom, one bedroom plus den adaptable and two 

bedroom adaptable. The units range in size from 596 sqft  per unit to 1,255 sqft .  

The proposed building is built around a center courtyard. This allows all units to have sightline and 

windows on two (2) faces rather than a typical one (1) in an apartment. The central courtyard allows the 

access corridor to be open creating a visual connection to floors above, below, and across. This helps to 

encourage a sense of community within the entire building.  

Proposed Site Plan: 
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Proposed Building Elevations:  

 

  

East Elevation 

West Elevation 

North Elevation 
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Proposed Building Elevations Continued:  

 

 

 

 

 

 

 

 

 

 

  

South Elevation 



  CPTED Report –259 Hot Springs Road, Harrison, BC 

       Copyright © 2023, AMR Systems Ltd. All Rights Reserved                     Version 1.01 
12 May 5, 2023 

Proposed Landscape Plan 

The Landscape Plan provided by AMR Systems Ltd.  shows landscaping along Cedar Avenue and Hot 

Springs Road. There is no surface parking on site provided for this development. All parking is located at 

grade behind a gate. The landscaping along the street face help to provide a visual buffer to the large 

blank wall created from the parkade along the south and west boundaries. The plantings help to reduce 

the tower effect of the building along the sidewalk. When buildings contain large massing without any 

major building setbacks and articulation provides and edge effect on the sidewalk to pedestrians.  The 

proposed landscaping will need to be maintained to have a positive influence on the community and 

promote ownership and increases the quality of life.  

The internal courtyard contains a pond, putting green, and sitting areas, all connected by a pathway. The 

internal courtyard is varying styles and colours of concrete. With so much concrete it creates a heat trap 

in the summer months within the courtyard. By adding in landscaping and grass to the internal courtyard 

it will help to promote a connection between the residences of the building. This will encourage ownership 

and use of this area.  

The north face of the building has no landscaping proposed. Lillooet Avenue is a main road in Harrison 

used by pedestrians. Consideration to extending the planting along the northside to help mask the large 

blank surface. This will reduce any edge effect caused by the parkade over the public sidewalk. 

Landscape Plan External: 
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Landscape Plan Internal: 

 

Site Observations 

   

Day Site Visit:               September 27, 2022     

The site visit involved observing a ¼ km radius around the Subject Site. During the daytime visit, high 

volumes of pedestrian traffic within the area were noted.  

The Subject Site is located south of Harrison Lake and Esplanade Avenue. The block the subject site is 

located within is currently under utilized when compared to the highest and best use of the property. The 

property to the east contains 21 full serviced camping sites. The last property in the block to the east 

contains a mixed-use building with commercial on the main and residential units above.  

The current motel and office buildings are all well maintained and appeared to have some occupancy at 

the time of the day visit. With the proposed development being a multi-level condo building the campsite 

to the east is surrounded by two (2) tall buildings. This leaves the last property on the block to be 

redeveloped into a higher and better use for the community. 
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The site is triple fronting onto Cedar Avenue, Hot Springs Road, and Lillooet Avenue. The site contains a 

few overgrown shrubs but for the most part, the site is well maintained. The immediate area surrounding 

the subject property was very active. Steady cars along Hot Springs Road, people enjoying lunch on the 

patios and the sunshine at the beach. The area was full of people working on new construction to the 

west and people enjoying the outdoors for a walk or sitting on a park bench. The area was active with 

many eyes on the street.  

The streets and parks had no signs of garbage or vandalism. Spring Park had three families playing and 

enjoying the afternoon at the park. There was a Municipal Staff member fixing the broken swing. The park 

is secluded from view of passing vehicles as the pack is tucked behind residential lots, despite its secluded 

location the park is well kept and show no signs of unwanted loitering in the park. 

Photo A – Spring Park   

Photo B – Harrison Lagoon   

Photo C – Looking East to Subject Property 

 

Night Site Visit:                   March 16, 2023    

During the night visit, there was not a lot of traffic observed around the subject site. Very little vehicle 

traffic, with a few pedestrians out walking their small dogs. There were some users observed on the 

subject property and a handful of cars parked across the street at Old Settler Pub.  

Overall there was not much activity negative or positive at the time of the night visit, many people were 

already home and settled in for the night.  

  

 

  

Photo A Photo B Photo C 
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Potential Hot Spots & Hot Routes 

 
A “Hot Spot” is a term used to describe an area / place that is experiencing high calls for Police Service for 

nuisance or criminal activity. During the day I was not able to identify any negative Hot Spots or Hot 

Routes. 

Crime Statistics 

Local crime statistics were obtained from the Village of Harrison council meeting from March 7, 2022 

presented by Sargent Mike for the period of 2021. There has been an increase to priority 1 calls by 72% 

and General Occurrences by 5%. Priority calls are considered to be for crimes in progress or medical 

emergency. The increase to priority 1 calls is in line with the aging population and the potential for 

increased medical emergencies. These stats also include incidences on the lake as well as up both east 

and west Harrison logging roads. The following table provides a summary of these reports: 

 

 

 

 

Key CPTED Principles 
 

1.  Natural Access Control 

Guidance of people to and from a property by placement of tangible and psychological barriers 

The physical means of guiding people to the entrance points of a building using landscape design, fencing, 

signage, architectural features, and lighting. The proposed building has strong natural access control to 

the front entrance of the residential lobbies. The lobbies on either side of the parking entrance, they have   

a prominent articulation with the roof lines and full curtain wall glazing allowing a visual connection to 

the public realm. The varying material and detail in the façades around the building help to direct users 

around the site. 

The signage to identify the building is prominent to prevent any confusion about the building name. 

Consideration to having the address displayed to help in case of emergency and deliveries.  

The proposed development has fobbed access preventing unwanted users from obtaining access to the 

development ensuring the natural access control within the development.  

Crime Category  
% Increase compared to 

2020 

Crimes Against Persons -9% 

Property Crime 20% 

Other Criminal Codes 2% 

Controlled Drugs  -50% 



  CPTED Report –259 Hot Springs Road, Harrison, BC 

       Copyright © 2023, AMR Systems Ltd. All Rights Reserved                     Version 1.01 
16 May 5, 2023 

The proposed landscaping along the street and the building is comprised of shrubbery, trees, and grass. If 

a utility box is required, it is recommended that it be located underground or wrapped to prevent 

vandalism and to portray ownership of the frontage right up to the curb. Consider providing stamped or 

textured pavers from the front entrance to the sidewalk will provide additional Natural Access Control to 

the front entrance. Along the perimeter of the building the landscape plans show proposed green wall 

plantings along the south and west sides. Consideration to extending the planting along the northside to 

help mask the large blank surfac. This will reduce any edge effect from the parkade with well-maintained 

vegetation. 

2.    Natural Surveillance  

Property design to promote visibility by those within the property and those passing by 

Natural Surveillance is the intention of creating a visual and physical relationship between the building 

and the sidewalk/street area in order to create a sense of “eyes on the street.” The proposed building 

overlooks the three (3) fronting streets, which will encourage natural surveillance. To the north of the 

Subject Site is Hot Springs Public Pool, to the south is Old Settlers Pub and Liquor Store, to the east is Hot 

Springs RV and Campground Park, and to the west is the Huskey Gas Station. Common CPTED practice 

says the first three (3) floors are more likely to respond to incidences of disorder and crime. 

The proposed residential building contains seventy-six (76) apartment units that will overlook all 

directions as well as the internal garden space. The development contains a variety of residential units, 

which will provide natural surveillance.  

The use of windows, bevels, building articulations, and glazing creates a visually appealing building,  

drawing the eye from the street. This encourages people to take notice of the building when they walk or 

drive by, promoting natural surveillance of the building. The proposed building has incorporated 

variations in texture and colour to deter vandalism on the street-facing elevations. This will help mitigate 

nuisance behaviour and create a more visually active development on all levels. It is important to maintain 

the building as it is a large mass when compared to the streetscape. It has the potential to create an edge 

effect at the street level. With proper maintenance of the landscaping and grounds, the large blank walls 

created by the parkade can be reduced.  

Within the development, all levels of the building have sightlines to the central courtyard and to the 

internal circulation. To improve residence use of the internal courtyard, shrubs, trees and grass should 

be considered. This will reduce the heat dome effect created by the absorption of heat from all the 

concrete, as well as provide a more inviting area for residents to utilize. Providing a green space for the 

residence would naturally increase the natural surveillance over the entire building. This provides many 

“eyes” within the development to quickly identify anyone out of context. All doors which enter the 

public space areas of the building (i.e., stairwells, garbage enclosures, storage rooms, and vestibules), 

should have a window in the door or “side lites” beside it. This allows users to see into the space before 

entering. 
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3.     Territoriality 

Promote ownership of property by increasing the “defensible space” 

Is the sense of ownership and defendable space beyond the front door. The proposed buildings have been 

brought all the way out to the edge of the public sidewalk with connecting pathways, and the use of 

varying colours and textures has been incorporated to create a product that is visually pleasing. This will 

reduce nuisance loitering and vandalism as the development portrays a sense of vigilant ownership over 

the area. The landscaping along Cedar Avenue, and Hot Springs Road provides an inviting and welcoming 

street front to visitors and occupants of the building. This will have a positive influence on the community 

as having a well-maintained development promotes ownership up to and beyond the property.  

 

4.      Maintenance & Management 

Project a sense of ownership by maintaining the subject property to a certain standard 

Is proven to play a vital role in deterring undesirable behaviour by ensuring that the development is well-

kept and visually pleasing. It is also essential to repair any damage or vandalism to the building or property 

in a timely manner. If this is not completed, it can create a sense of disorder and decay which encourages 

unwelcome activity. Apartment buildings use strata fees to maintain the property. Property management 

companies ensure the development will be maintained and cared for. 
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Considerations for the Proposed Development 
 

After a thorough review of the proposed development at – 259 Hot Springs Road, the following items are 
provided for consideration: 

1. To create “natural surveillance” and to ensure that sightlines are maintained, any large vegetation, 
such as trees, should be regularly trimmed in order to ensure sightlines of 6ft under the canopy; 

 
2. Proposed landscaping should include ground-cover shrubs around the building which do not grow 

taller than the underside of any windowsill, and which are located at least 2ft from all entrances; 
 

3. Consider glazing the wall separating the lobby and vestibule will allow sightlines from outside to the 
elevator, removing any potential entrapment areas; 

 

4. Consider having the address displayed to help in case of emergencies and deliveries. 
 

5. The parkade should be fobbed to obtain access through the overhead door, this will prevent any 
overnight camping and or theft in the parkade; 

 

6. Consideration to providing green space within the internal courtyard, by including, shrubs, trees and 
grass will increase the Natural surveillance and Territoriality of this area; 

 

7. Consideration to providing planting along the northern side of the building. This is a large blank wall 
fairly close to the public sidewalk. By not having any plantings it creates a large edge effect and 
provides a large blank canvas for potential graffiti; 

 

8. Consider separating, and clearly labeling the visitor parking from the main parking, this can help 
increase the security of the parkade and also direct the visitors throughout the space. 
 

9. Consider having side lite in all stairwells, storage, and amenity areas, which will increase surveillance;  
 

10. Visible hydro / electrical boxes to be vinyl wrapped to deter graffiti or be screened from public view 
should any be needed for the proposed development; and 

 

11. CCTV is not required for this development. It is up to the developer how they wish to proceed with a 
CCTV system. If proposing a CCTV system, a discussion with a supplier to determine the location and 
quality of the image should be taken into consideration. A CCTV monitoring system of at least 100 
pixels per square foot should be considered for placement around the exterior and common areas of 
the building, particularly in the covered parking area to prevent break-ins and undesirable behaviour. 
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Lighting Strategies   
 

Lighting should be directed to the Horizontal (H) plane while providing appropriate Vertical (V) 

illumination, controlled to ensure that there are no shadowed areas. An even wash of light is more 

important than the brightness of lighting. Luminaires should be mounted on the building face or on poles. 

The same white light source should be considered for all exterior lighting. Full cut-off luminaires with high 

Colour Rendering Index (CRI) of 80 or higher is required for illumination. It is recommended that the 

developer follow the IESNA (Illuminating Engineering Society) or Dark Skies lighting guidelines. 

The following areas require illumination: 

Visitor parking  

Mailboxes 

Pedestrian routes from visitor parking 

Main entrance doors of each unit 

Exterior side of garage doors 

Any internal walkways and main pedestrian routes 

  

Lighting for pedestrian routes should be installed between 3.0 - 6.0 metres in height and be illuminated 

with an even wash of light. Consider a light level of 10.0 Lux Horizontal and 5.0 - 6.2 Lux Vertical with an 

average to minimum ratio of 4:1.  

Visitor parking areas should have a 10.0 - 12.0 Lux Horizontal and 5.0 - 6.5 Lux Vertical with an average to 

minimum ratio of 4:1. 
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Closing 
 

It is in the opinion of AMR that the proposed apartment building at 259 Hot Springs Road, Harrison will 

be a positive activity generator for the area and is compatible with the surrounding developments. 

Thank you for your time and consideration. If there are any questions, please do not hesitate to contact 

the undersigned.  

 

 

Regards, 

 

 

 

Cassidy Silbernagel,  

CPTED LEVEL ll Consultant  

AMR Systems Ltd. 
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From: Julie Chamberlain  
Sent: Sunday, July 14, 2024 9:46 AM 
To: info@harrisonhotsprings.ca  
Subject: PUBLIC HEARING COMMENTS 259 Hot Springs Road 

Caution! This message was sent from outside your organization. 

To Whom it may concern, 

In regards to 259 Hot Springs Road change to the zoning bylaw, not only for height but for density and floor area 
ratio I am totally opposed to that high of density on a major corner of Harrison Hot Springs. There were also 
endless concerns on the planning committees part when this was brought in front of the planning committee 
which have not been addressed. The fact that the applicant has ignored the concerns of the planning committee 
and gone forward with no change is concerning in itself. It appears to be all about money and no concern for 
how the development will make HHS look and function which is apparent currently by the run down look of the 
property. 

Sincerely, 

Julie Chamberlain 
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From: JOHN ALLEN  
Sent: Monday, July 15, 2024 8:41 AM 
To: info@harrisonhotsprings.ca  
Subject: Memo to Acting Mayor and council ( please forward immediately) 

Caution! This message was sent from outside your organization. 

To Acting-Mayor/ Acting-CEO Facio & councillors From Councillor John Allen re Glencoe Public Hearing on 
Tuesday July 16th Monday July 15th  

Good morning , Acting Mayor Facio & councillors, I believe that the information provided to council and the 
public for the above public hearing is a gross misrepresentation of the proposed project on the Glencoe site.  
I don't recall having been provided with the comment from the Ministry of Transportation and Infrasctucture 
dated Jan 8th 2024. That memo confirms that any building facing a provincial highway must be set back at least 
4.5 metres from the property line. In this case, that means that there must be such a setback along Hot Springs 
Road and Lillooet Ave, both of which frontages are on Hwy #9.  
The plans presented by the developer an our planner show a zero setback, ignoring the provincial regulations.  
There are also corner sightline triangles of 6m required by the province and our own bylaws.  
So the plans presented are of an illegal building.  
In this case, I believe that any decisions made by council to date are based on this misrepresentation and 
should be scrapped.  
The project needs to go back to the applicant and a proper set of drawing prepared. The new drawings need to 
be based on the proper " building envelope" and footprint which would exclude the 4.5m setback and corner 
sightline areas. 
Tomorrow's public hearing should cancelled as it is a gross misrepresentation of what can legally be built on 
that site. 
I would also highly recommend an investigation of this file by a professional planner to determine how it got so 
far along in the process while being so far out of line with the applicable regulations.  
Yours, Councillor John Allen  
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From: Evan Wilcox  
Sent: Tuesday, July 16, 2024 8:07 AM 
To: Vivian Li <info@harrisonhotsprings.ca> 
Subject: PUBLIC HEARING COMMENTS 

I am opposed to the bylaw amendment for the property on 259 Hot Springs road. 

I feel that increasing the allowed height to from 15 to 17.6m makes the building too tall and will cause the main 
village to be shaded more than it should be. This will specifically affect the area around the Husky, Harrison 
Hamburgers and the community pool. It will also rob lot 272 and the east portion of Cedar avenue of sunlight 
during the evenings. 

Harrison is a summer tourist destination and people visit here because they enjoy the sunny village 
atmosphere, the trees and wildlife. They are looking to escape the city atmosphere and not be surrounded by 
large towers. 

I also feel that increasing the lot coverage from 75% to 89% further increases the shade issue as the building will 
be that much closer to the roads edge taking away green space and creating shaded sidewalks. 

This lot is also home to many large and established hedges and trees which are home for many birds and 
critters and they should not be removed. 

My hope for Harrison is to develop this lot in a way that benefits the entire village and not just the developer. 

The setbacks and height restrictions were set for good reason and exceptions should not be made as I see no 
good reason for it at this time. 

Thank you for your consideration on this matter. 

Evan Wilcox 



To the Council Members, associated governing bodies and residents of Harrison Hot Springs:

I am not native to BC, but rather moved here 7 years ago with my family. We were lucky
enough to find a house available to us here in the village of Harrison Hot Springs, and moving
here was the best decision of our lives. There are many reasons for which this was a good
decision: we came from a suburban city, a place that was both over-populated and
over-polluted; a place where it was always loud, and privacy was an afterthought, where the
decisions of the governing bodies overruled the decisions of the people and negatively affected
those living in the communities. Suburban areas like those, however, are not unique. Most cities
that I have visited are much the same, varying only by the degree to which they exhibit these
negative aspects of community life.

Harrison is a special place. It is secluded, it’s community is kind and supportive of one
another, and beyond all we look out for each other. The minute details of Harrison Hot Springs
should not be overlooked, as they are what brought us to this village in the first place. I have
been a contributing member to the Harrison economy, working at many restaurants around this
village for 6 out of the 7 years that my family has lived here, and to be frank I have seen this
village’s reputation for being the quaint yet welcoming lake-front town, who’s doors are always
open to visitors should they respect the land and the people inhabiting it, plummet into
something far lesser. I have sat reluctantly idle while watching this Village, which I love dearly,
turn into something generic, something unremarkable. There is an aesthetic about a place like
Harrison that draws both inhabitants and tourists in, time and time again, but this aesthetic is
being swiftly eroded by developments and variances, such as this one. Cities are where bland,
tall boxes belong, not quaint villages. We have seen, already, majorly taxing and expensive
condo developments bludgeon their way into our village at the rash decision-making hands of
this Village’s council; condos that, might I add, are not selling well. Not only is this akin to
wasting the valuable space that this village offers, but it is akin to wasting resources at a
disgusting scale.

Many of these council members will advocate for more climate-friendly initiatives, but I
ask the people of Harrison Hot Springs: what is climate-friendly about this development?
Between the incredibly obnoxious and long-lasting noise of the development, to misplacing the
kind residents of the trailer park, all for developments that, much like the other new condo
developments that have been implemented especially in the past 3 years, will likely sell very
poorly, I ask the residents of Harrison why any of them would be in favour of this variance? Not
only will massive buildings like these obstruct the view of the lake for many residents, but the
demographic that these kinds of developments will attract simply does not match the rest of this
village’s inhabitants. This is a quiet retirement village first, and a tourist town second. Where, in
either of those two demographics, do pseudo high-rise, generic condo developments fit in? The
answer is that they do not, so I ask the council and the people of Harrison to use some common
sense and oppose this variance and developments like these as a whole, before we turn this
village into something less than what it is.

Residents of Harrison: learn to respect the land we live on, or in time we will all find that we no
longer want to live here.



-Walter Galvao
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