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1 INTRODUCTION 
The Town of Gibsons engaged Urban Systems Ltd. In 2005 / 2006 to develop an engineering servicing plan 
and implementation strategy to support the land use plan and objectives set out in A Framework Plan for the 
Upper Gibsons Neighbourhood (hereafter referenced as the Framework Plan). The Framework Plan was 
prepared by The UBC Small Towns Initiative in collaboration with the Planning Committee, Town Staff and 
Council, property owners, and community members.  The Framework Plan, submitted in June 2005, provides 
back- ground information on the plan area, identifies housing, open space, transportation, stormwater, and 
pedestrian circulation objectives, and proposes a land use concept plan for the Upper Gibsons 
Neighbourhood Plan Area.  The boundaries of the Plan Area in the context of the Town are shown in Figure 
1-1: Location Map  

As part of the development of the Upper Gibsons Neighbourhood Plan, Urban Systems was asked to develop 
strategic engineering strategies for the following: 

o stormwater management 
o low impact development techniques (a.k.a. Best Management Practices) 
o utilities (gas, hydro, and telecommunications) 
o roads and transportation 
o sanitary and water services 

While the primary purpose of the task was to develop an engineering servicing plan, and not to revise the 
land use plan, minor modifications to the land use plan were necessary in light of the engineering analysis.  
All modifications to the land use plan were made in consultation with Town Staff and Council to ensure that 
the final plan presented in this document remains true to the Framework Plan’s objectives and principles. 

The original Upper Gibsons Neighbourhood Plan also included a section on phasing and implementation to 
assist with the Upper Gibsons Neighbourhood area developing in a logical and workable manner.  A set of 
“development guidelines” was also  included to provide the Town, developers, and the community with 
general guidelines for the construction of municipal and private systems, and for the overall form and 
character of development. Since adoption of the plan in 2006, several Town bylaws have been updated, and 
the development of the area has started with the Parkland development, located off Payne Road. In the 
current OCP, the original Upper Gibsons Neighbourhood Plan has been edited in 2013 and 2014 to reflect 
developments and bylaw updates in recent years, and some out-dated sections have been removed.  

1.1 Planning Process 

In March 2004, the Town of Gibsons issued a Request for Proposals to complete the Upper Gibsons 
Neighbourhood Plan in accordance with the Town’s Official Community Plan and additional direction specific 
to the Plan Area.  The Neighbourhood Plan Area is approximately 46 hectares (114 acres) in-fill site located 
between the northern border of the Town and the Upper Gibsons commercial area.  The majority of land in 
the Neighbourhood Plan Area was removed from the Agricultural Land Reserve in September 2002.  It is 
currently held in large rural lots within a 5 to 10 minute walk of the Upper Gibsons commercial area. 

The Town of Gibsons hired the UBC Small Town Initiatives consulting group on May 18, 2004 to complete the 
Upper Gibsons Neighbourhood Plan.  The UBC Small Town Initiative is an applied research group within the 
Centre for Landscape Research of the University of British Columbia. Small Town Initiatives strives to create 
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design schemes that enhance the existing form and character of a community while facilitating appropriate 
and sustainable economic development.  This is based on the observation that many small towns in BC are 
being threatened by conventional forms of development, in particular, development that commits them to 
robust and expensive infrastructures calling for wide streets, curbs, gutters and storm sewers; in other words, 
forms of development that are often not in character with the community and which the community cannot 
afford in the long run. 

The consultants completed research and background work over the summer of 2004 and on September 17, 
2004, Council appointed the Upper Gibsons Neighbourhood Plan Select Committee.  The Select Committee 
was comprised of representatives of various interest groups in the Town including: Seniors; the Business 
Community; Neighbourhood Associations; Youth; property owners from the Plan Area; School District; 
Members of Council; and Town Staff. 

As Small Town Initiative were unable to provide the detailed servicing and implementation details required in 
the Neighbourhood Plan, they were requested to finalize the preferred concept plan and the Town hired 
Urban Systems to complete the engineering and servicing detail for the concept plan.  Small Town Initiative 
submitted “A Framework Plan for the Upper Gibsons Neighbourhood” in June 2005. 

In April 2005, the Town of Gibsons approached Urban Systems to build on the Framework Plan and develop 
appropriate engineering servicing and phasing strategies.  In order to complete the necessary engineering 
analysis, further definition to the unit and population yields were required.  Using the Land Use Plan and 
recommended densities in the Framework Plan, Urban Systems recomputed anticipated yields.  At the same 
time, the Town of Gibsons had concern with respect to Large Lot Cluster designation identified in the 
Framework Plan, and as such, redefined it to Single Lot Residential with a private open space buffer along its 
boundary with Payne Road and Reed Road.  Also, the Town requested the addition of a live/work designation 
which has been added in the south west corner of the Plan.  These changes have been reflected in , and used 
throughout the engineering analysis. 

On May 9, 2006 the Town of Gibsons held an Open House at the Gibsons Legion to present the Final Draft of 
the Upper Gibsons Neighbourhood Plan. About 100 people attended the four hour open house and 47 
questionnaires were filled out by the public. The majority of the comments and concerns both at the meeting 
and in the questionnaires revolved around the proposed traffic patterns proposed in the Plan. From that 
response, the Town chose to amend the Plan by removing specific solutions to the Shaw Road / Sunnycrest 
Road intersections.  

On August 23, 2006 Council approved further refinements to the land use configuration of the Upper 
Gibsons Neighbourhood Plan. The changes included: permitting duplex uses within the Single Lot 
designation; refining the commercial designation to permit high density residential development in 
conjunction with commercial uses; providing lane access to lots fronting Payne and Reed Roads; and 
modifying the land use pattern abutting the Sunnycrest Road/Road C intersection to ensure commercial uses 
front the road. 

The Final Neighbourhood Plan (2006) presented only the preferred servicing options, as accepted by the 
Town of Gibsons and other stakeholders.  Should the reader wish to review all options considered, they 
should refer to the Draft Report and the original Framework Plan.   
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Figure 1-1: Location Map  
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2 ENVIRONMENTAL CONDITIONS & 
EVALUATION 
This site has been subject to various uses over the years.  It has been logged several times though not 
uniformly over the whole area. Moreover, beyond a few residential parcels and roads, there is not much to 
distinguish the site landscape.  It has no prominent topographic features, streams valleys are conspicuously 
absent, and the forest cover is uneven in age and size and compositionally unremarkable. The land is fairly 
flat (less than 5 percent slope) over most of the 114 acres.  Only along the northern fringe of the site, where 
the ground reaches inclines up to 10 percent, is slope a noticeable topographic element.  Soils range from 
sandy/gravelly at the surface to clayey/silty (marine deposits and glacial till) at depths of 0.5 to 1.0 metre or 
so and, while well suited to forestry, provide limited agricultural potential owing mainly to poor drainage. 

2.1 Settlement, Landform, and Drainage Context 

Settlement in Gibsons began on the lower terrace along the waterfront, and as the community grew, it 
advanced upslope onto the upper section of the terrace. Over the past several decades, most development 
has taken place on the upper terrace.  Linkage between the upper and lower sections of Gibsons has become 
a major and persistent problem for the community. Among the linkage problems is the flow of runoff from 
Upper Gibsons, across the bluff, to lower Gibsons and the waterfront.  Of particular concern is stormwater 
loading of streams and drainage infrastructure related to development in Upper Gibsons, including the 
project site and surrounding area (Figure 2.1). 

Figure 2-1: Watersheds of Upper Gibsons 

Upper and Lower Gibsons are separated by a steep bluff.  Drainage from Upper Gibsons is partitioned into 
three watersheds.  Chaster, Charman and Gibsons. 
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2.2 Watersheds of Upper Gibsons 
A large part of the stormwater run-off in the Town of Gibsons moves within one of three distinct watersheds: 
Chaster in the west, Charman through the centre of the Town, and Gibsons Creek along the eastern 
boundary.  This is important not only from an environmental standpoint, but from a community impact 
standpoint because these watersheds carry water down the bluff and into the residential lands on the lower 
terrace. 

2.3 Charman Watershed and its Drainage Problems 
Roughly half of the planning site is in the Charman watershed.  This watershed begins on the lower slopes of 
Elphinstone Mountain and drains onto the relatively flat ground between Reed Road and Gibsons Way.  
Water moves very slowly across this area, saturating the surface layer of soil over much of the year.  
Percolation into the subsoil is retarded owing to the dense, clayey nature of the material found at depths of 
one metre and deeper.  Therefore, water tends to form a broad, slow-moving sheet that eventually makes its 
way through the landscape and into various constructed ditches leading into storm sewers that empty into 
stream channels which in turn carry it over the bluff and into Lower Gibsons.  Added to this water, both in 
terms of volume and rate of delivery, is the stormwater released from commercial, institutional, residential, 
and transportation facilities along Gibsons Way and connecting streets (Figure 2.2).  According to a study 
conducted in 1998, Charman Creek at that time was subject to peak flow rates approximately 50 percent 
higher than pre-development peak flow rates (Urban Systems, 1998). 

Figure 2-2: Drainage in the Study Area 

Runoff is routed first into ditches around mid-site.  They in turn are linked to storm sewers, which carry runoff 
to streams.  Thus it appears that Charman Creek is exceeding its capacity as a stable channel and aquatic 
habitat to conduct the load of run-off delivered to it by storm drains and natural means.  The stream is 
undergoing degradation and any additional loading could have very serious consequences for channel, 
habitat, and land use conditions downstream.  It is for this reason that the municipality has legislated a bylaw 
directing that all future site development must largely match predevelopment stormwater run-off rates. 
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2.4 Implications for Stormwater Management 

In light of the lack of effective infiltration opportunities over most of the study area and the existing 
limitations of all three watersheds to handle larger and more frequent peak flows, it is vitally important that 
the development of the Upper Gibsons Neighbourhood include an effective stormwater management plan.  
The plan must minimize and slow any post-development stormwater flows while creating opportunities to 
retain and dispose of as much water as possible on the site.  This necessitates a land use design scheme that 
produces and releases less stormwater at slower rates than is the case with conventional development and its 
curb, gutter, and storm sewer infrastructure. Without adequate stormwater management and given land use 
build out cited in the OCP. “… future development can be expected to more than double the peak flow rates 
in Charman Creek from their pre-development levels…” (Urban Systems, 1998). 

2.5 Other Environmental Considerations 

Consistent with the site’s undistinguished landscape character, there are no concerns within the study area 
with areas of special environmental sensitivity. There is no evidence that the site supports ecosystems that 
set it apart from other lands on the fringe of Upper Gibsons, nor is there evidence suggesting that the site is 
part of important regional animal corridors or regionally unique ecosystem. Further, there are no known 
water wells, unconfined aquifers, significant surface deposits, or vegetation of particular merit.  Currently 
most of the study area is covered in second and third growth woodland comprised mainly of red alder, fir, 
and maple, which serve as habitat for songbirds, deer, raccoons and other macro fauna typical of the urban 
fringe. 
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3 CONCEPT FOR UPPER GIBSONS  
This plan calls for a departure from the concepts embraced by conventional subdivision development 
through an alternative approach to residential neighbourhood design loosely described as “smart growth.” In 
general terms development in this area (as with other areas in the Town) should use smart growth guidelines 
to encourage conservation of water, energy, and land, with design schemes that promote walking and social 
interactions and allow for a wide cross-section of occupants in terms of age, roles, and occupations. These, 
broadly speaking, are the goals of the Upper Gibsons Neighbourhood Plan. 

3.1 Neighbourhood Planning Goals 

The planning process leading to the Upper Gibsons Neighbourhood Plan drew direction from these 
guidelines as well as from a variety of sources including local residents, property owners, and community 
officials.  This input was integrated with small town planning and design concepts to establish a set of goals, 
which helped guide the planning process.  Thirteen goals were articulated as follows: 

o Create a neighbourhood that engenders a sense of place and the qualities of a small community or 
village; 

o Create significant open space with ready access to local residents;  
o Ensure access to the remainder of Upper Gibsons and its services; 
o Preserve landmarks and recreational opportunities; 
o Enhance biodiversity and create wildlife corridors; 
o Manage watersheds, taking into consideration runoff rates, stormwater flows, local flooding, and water 

quality; 
o Exercise source control of stormwater utilizing green infrastructure principles wherever possible; 
o Provide for a fire protection system that includes Fire Smart building and landscape design, adequate 

water supply sources, and fire fighting facilities; 
o Provide space for public educational opportunities through park facilities, display areas, and signage 

on environment; 
o Create pedestrian trails and linkages among and between residential areas, open spaces, and 

commercial, recreational and other services; 
o Design a road system that is direct, hierarchical, and designed at appropriate scales with appropriate 

engineering and public serviceability; 
o Acknowledge that the existing commercial businesses along Gibsons Way are easily accessible to the 

study area by all means of transportation and as such provide all the commercial services required by 
the Upper Gibsons Neighbourhood; and 

o Build a community image centered not around new commercial development within the 
neighbourhood, but around parklands, recreation fields, a recreation centre, and a pleasing, functional 
landscape. 
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4 LAND USE PROGRAM 
BACKGROUNDS 
The initial concept of the land use program focused overwhelmingly on residential housing with pedestrian 
linkage to services in the Gibsons Way corridor. The housing program called for a diversity of residential 
designs that would satisfy the need to accommodate a cross-section of society, that is, various age groups, 
income levels, and occupations.  This core element of the program remained intact throughout the 
deliberations leading to a final design scheme or framework plan for the Upper Gibsons Neighbourhood.  
The housing program consists of four residential designs: single lots, small lot clusters, cottages, townhouses, 
and apartments (in conjunction with commercial uses).  Each of these is described in Section 5 of this report. 

Owing to a 3.5-acre land donation from one of the Upper Gibsons property owners (which carried a public 
use only proviso), it was necessary to add some sort of public service centre to the program. Initially, this was 
conceived as a multipurpose community building or set of buildings with various public spaces at ground 
level and apartments on the second and third floors.  However, community officials reconsidered this 
concept and opted instead for a parcel of ground designated herein as “government plaza” sans apartments 
or definitions of other possible uses. 

In the meantime, the community introduced a new element to the land use program, a regional recreation 
centre.  Originally slated for a site south of Gibsons Way, at the eleventh hour a decision was made to locate 
it within the Upper Gibsons Neighbourhood.  In addition, the community elected to include commercial 
development in the program with the proviso that it not be located within the main residential areas. The 
program now included four more or less urban elements: a government plaza, a major recreation centre, a 
commercial block, and residential apartments.  In order to service the land uses described above, the 
program also called for an expanded and improved vehicular circulation system.  This entailed two program 
elements: first, reorganization of the highly confused traffic conditions along Gibsons Way, and second, an 
internal circulation system of roads to service the site itself. 

Other program elements included park and open space, a provision for community gardens, a pedestrian 
circulation system, a stormwater system, and utility systems for water supply, sanitary sewage, and power.  To 
satisfy the expressed need for neighbourhood common space centered around parkland and pedestrian 
circulation and the desire to utilize green infrastructure concepts in storm- water management, it was 
necessary not only to include open space as a major program element, but to define it in such a way that it 
would accommodate multiple uses.  This required thinking in terms of open space as a network of green 
corridors linking housing clusters into a common system that would accommodate parkland, pedestrian 
pathways, plant and animal habitat, and a stormwater management system.  The remaining utility systems 
(water, sanitary sewers, and power) will be located in road and street rights-of- way.  Playing fields for team 
sports were considered as part of open space acreage but not part of the open space network because such 
facilities already exist at three locations within the Upper Gibsons Neighbourhood Area. 
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5  LAND USE CONCEPT 
5.1 Land Use Objectives 

o Promote smart growth principles with all types of development. 
o Promote a variety of housing types and forms including housing attainable to people of various ages, 

occupations, and lifestyles. 
o Promote neighbourhood design schemes that impart a sense of community to the area. 
o Encourage low impact residential development that combines open space, parks, habitat, and 

pedestrian circulation into a working whole. 
o Promote a walkable and bikeable community at all scales of development.  
o Provide buildable land for more than 500 residential units. 
o Provide access to commercial, recreational, governmental, and educational services. 
o Provide a vehicular circulation system that facilitates traffic flow and improves safety for both vehicles 

and pedestrians. 
o Provide a pedestrian circulation system that utilizes both open space and streets and links residential 

areas to commercial, institutional, and recreational services. 
o Provide a scheme for managing storm water that reduces peak discharges to local streams without 

relying on conventional structural controls. 
o Promote high quality building design, energy conservation, and integration of building and landscape 

design concepts.  
o Encourage creative and cost effective solutions to residential design that utilize performance concepts 

in development. 
o Promote an approach to the planning, design and development of the Upper Gibsons Neighbourhood 

Area Plan that utilizes a comprehensive planning area framework. 

As mentioned in Section 1, the land use plan developed by the UBC Small Towns Initiative required minor 
modifications to suit engineering requirements. However, the revised 2006 land use concept remained 
consistent with the objectives contained within the Framework Plan (see above). It should be emphasized 
that the boundaries of the land use designations and green corridors shown in Figure 5.1 are not meant to 
be exact. Because the proposed boundaries are only approximations, developers will have the flexibility to 
develop their properties in the most efficient way possible, while still meeting the overall objectives of the 
Framework Plan. 

The revised land use plan from 2006 incorporated the following changes compared to the 2005 Framework 
Plan, all of which were made upon the direction of Town Staff and Council:  

o In order to increase density, the Large Lot Cluster residential land use has been replaced with the 
Single Lot residential land use, which permits one and two-family residences.  The Single Lot land use 
borders Payne and Reed Roads and is accessed by a rear lane. 

o The depth of the private open space buffer along Reed Road has been decreased to 10 metres from 14 
metres. A private open space buffer with a 10 metre depth has been added along Payne Road. 

o The commercial designation has been refined to encourage commercial development fronting the 
street with high-density residential development above commercial uses or behind commercial uses. 

o The commercial and townhouse designations south of the round-about (Sunnycrest Road/Road C 
intersection) has been reoriented such that a portion of the commercial lands is shifted north to front 
the traffic circle, and the equivalent area of townhouse is shifted south and east to front the school 
playing field and Road C. 

o The drainage, wildlife, and pedestrian corridor on the east side of the Plan Area was shifted east of the 
round-about to enable the institutional designation to front the round-about and to provide a buffer 
between the newly located commercial and townhouse designations. 



UGNP – Page 10 

o The major road network has been modified to improve circulation, access, and safety.  These 
modifications have resulted in minor changes to adjacent land uses. Due to these changes, the local 
road network has not yet been redefined.  While a benefit to ensure coordination between properties, 
definition to the local system does not impact this servicing strategy report. 

o The density for apartments (as part of the Commercial/Residential Mix designation) has been 
increased from 16 upa to 30-56 upa to accommodate anticipated future demand. 

The land use concept includes a variety of residential land uses, park and green spaces, civic spaces, and a 
commercial area (see Figure 5.1).  As summarized in Table 5.1, residential uses account for 53.2 percent of the 
plan area, service uses account for 8.2 percent, green space for 27.2 percent, and roads and streets for the 
remaining 11.4 percent. 

Table 5-1: Land Use Distribution2 

                                                           

 
1 Local roads have not been included in this calculation.  The definition of the local road network will be completed as part of the 

implementation strategy. 

2 This 2006 table is an updated version of Table 1: Land Use Program Summary in the Framework Plan (2005). 

Land Use Area 
(acres) 

% of Site    Notes 

Single Lot   9.6  8.4%  

Small Lot Cluster  19  16.7%  

Cottage   21  18.4%  

Townhouse  8.3  7.3%  

Live-Work 2.7  2.4%  

Apartment 0   0.0% Included in Commercial/Residential Mix 

Total Housing    60.6 53.2%  

Service  9.4  8.2%  

Government Plaza  2.8 2.5%  

Recreation Centre  3.7 3.2%  

Commercial/Residential 
Mix  

2.9  2.5%  

Public Park and 
Pedestrian  

14  12.3% Public land excluding fields. 

Private Open Space 2.8 2.5% Covenanted open space.  

Playing Fields 14.2  12.5% Three existing fields. 

Community Gardens  0  0.0% Included in public park land. 

Total Green Space  31  27.2%  

Roads and Streets1  13  11.4%  

Stormwater 0  0.0% Located in road rights-of-way. 

Power  0  0.0% Located in road rights-of-way. 

Total   114 100%  
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Figure 5-1: Upper Gibsons Neighbourhood Design Concept 

 

The original neighbourhood land use plan is shown in Figure 5.1. Since then, Land Use Designations for this 
area have been merged and consolidated with the land use designations of the Smart Plan (Part B, Section 5). 
For future development, rezoning applications must be consistent with the land uses and densities indicated 
in Part B of the Smart Plan OCP. 
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5.2 Housing 

Housing Objectives 
o Provide a range of housing types to meet the needs of a diverse small-town market. 
o Provide an alternative to traditional subdivision housing while responding to the market need for 

more conventional housing. 
o Encourage design themes and scales reminiscent of small-town character. 
o Promote clustering of residential units within and among lots. 
o Provide a reasonable range of flexibility to developers in terms of house styles, sizes, and motifs. 
o Provide attractive small-town architecture, landscape design, and environmental settings. 
o Provide energy-efficient buildings not only in forms of materials and heating and cooling systems, but 

in terms of building design, orientation, and landscaping. 
o Provide pedestrian linkage to parks, schools, and other services. 
o Promote site and building designs that respect seasonally wet site conditions.  
o Provide adequate on-site space to exercise stormwater source control options.  
o Provide lot and neighbourhood designs free of barriers to fire protection. 

The land use concept contains six types of residential land use typologies: 

o Single Lot: The single lot land use designation allows one single-family or two-family dwelling unit 
on 800.0m2 (8608 ft2) lot.  The typical lot depth will be 40m to 50m.  Single Lots border and shall 
front onto Payne and Reed Roads, with provisions for an open space buffer as indicated on Figure 5.1.  
These lots will be accessed by a rear lane to encourage the back of the houses to face the view and 
maximize solar gain. 

o Small-lot Cluster: Small-lot clusters are 0.25 acre lots that are intended to accommodate up to four 
dwelling units.  The primary dwelling unit should relate to the street as though it were part of a 
conventional single-family neighbourhood.  Additional units should be clustered on the lot to attain 
the maximum density.  Examples of desired secondary units are studio flats, a carriage house over a 
garage, and granny suites.  See Figure 5.2. 

o Cottage: Cottages are small lots (typically 45 by 80 feet) that are intended to provide affordable 
housing options for seniors, young families, and empty nesters.  A typical unit would be 1,000 to 1,400 
square feet.  Cottage uses are in close proximity to the major open space corridors which creates the 
opportunity for the creation of community gardens on park margins. See Figure 5.3. 

o Townhouse: Townhouse units are intended to range from 1,200 to 2,400 square feet, and to be 
situated on lots with typical dimensions of 30 by 60 feet. Townhouses are designed as zero-lot line 
clusters with an typical density of 20 units per acre. All clusters should be designed to provide for 
pedestrian access and safe vehicular access and parking.  See Figure 5.4.  

o Live/Work: The live/work designation is intended to allow small business units to incorporate living 
quarters for proprietors.  It is strongly recommended that building design comply with green 
architectural standards. 

o Commercial/Residential Mix: This designation is intended to have a mix of commercial and 
residential uses.  The commercial use must be located along the street frontage and the residential 
must be located above the first floor of commercial or in behind the commercial use.  This ensures that 
the commercial fronts the street but provides flexibility for residential development to be either stand 
alone off the street frontage or over top of the commercial use along the street front.  The residential 
portion of this mixed use designation permits a similar density as the “Multi-Family Residential 3 - 
High Density” designation in the OCP which permits apartment and condominiums greater than 3 
storeys. It is strongly recommended that building design comply with green architectural standards. 

o The Private Open Space designation can be described as a privately covenanted open space or buffer 
along Payne and Reed Roads.  The intent of this area it to provide a buffer between the higher density 
development of the Upper Gibsons Neighbourhood Plan Area and the ALR lands to the west and rural 
properties to the north. 
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o The Open Space Buffer is intended to be a treed area.  Where tree cover does not exist, trees must be 
planted.  Drainages must be maintained along the roadways and contained within municipal right-of-
ways or easements. 

Source:  Framework Plan 

Figure 5-2: Design Model for a Small Lot (0.25 acre) Cluster with 4 Units 

(Lots measure 45 x 80 feet and cover 3600 square feet) 
Source:  Framework Plan Figure 5-3: Site Design Model for Several Cottage Lots 
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(This development calls for 30 percent on-site open space)  
Source:  Framework Plan 

Figure 5-4: Site Design Model for Townhouse Development Complex 

Table 5.2 shows the recommended densities and minimum on-site open space requirements for each 
residential land use type.  The densities are net densities, meaning these are densities that account for land 
required for public open space and roads. Since 2006, these recommendations have informed updates to the 
Zoning Bylaw and the OCP land use designations.  

Open space is defined as any land that is not covered by impervious materials.  The land use plan also calls 
for the preservation of at least 30% tree cover on each lot if possible. 

 

 

 

 

 

 

Source: Framework Plan 

Table 5-2: Recommended Housing Density and Percentage On-Site Open Space 

As shown in Table 5.3, the proposed land use plan is expected to accommodate a maximum of 915 dwelling 
units (assuming that the maximum number of dwelling units is built on the small lot clusters).  With an 
occupancy rate of 2.18 persons per dwelling unit, the Up- per Gibsons Neighbourhood Plan Area could 
accommodate 1,995 residents. 

 Net Density (units/net acre) Minimum on-site open 
space 

Single lot 8 75% 

Townhouse 20 30% 

Live-Work 8 45% 

Small Lot Cluster 4 to 16 60% 

Cottage 12 45% 

Commercial/Residential  
Mix 

30 to 56 30% 
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Table 5-3: Upper Gibsons Neighbourhood Plan - Population Estimate 

5.3 Open Space 

Open Space Objectives 
o Provide a network of open space that links together residential development and links residential land 

use to recreation, commercial, community/government, and educational services. 
o Provide an open-space design scheme modeled after natural drainage network and tied to Chaster 

and Charman Creek drainage. 
o Provide an open-space design that will accommodate park land, pedestrian trails, and stormwater 

management facilities. 
o Provide area for community gardens at selected locations within the open space system. 
o Provide a limited amount of private open space at appropriate locations in the system. 
o To as great an extent as possible, preserve existing tree cover and animal habitat in the design and 

development of open space. 
o Diversify and enrich plant and animal habitat as a part of park and stormwater management design. 
o Encourage multiple activities including walking, jogging, nature watching, picnicking, meetings and 

educational functions. 
o Provide easy access to open space from bordering residential lots, service facilities, recreational fields, 

schools and streets. 

The land use plan also provides for open space within the Upper Gibsons Neighbourhood Plan Area.  The 
objectives stated above have been incorporated into the land use plan, as well as the engineering servicing 
plan. 

The Private Open Space designation can be described as a privately covenanted open space or buffer along 
Payne and Reed Roads. The intent of this area it to provide a buffer between the higher density development 
of the Upper Gibsons Neighbourhood Plan Area and the ALR lands to the west and rural properties to the 
north.  The Open Space Buffer is intended to be a treed area.  Where tree cover does not exist, trees must be 
planted.  Drainages must be maintained along the roadways and contained within municipal right-of-ways or 
easements. 

Figure 5.1 shows the conceptual location of future parks.  Section 7: Parks and Outdoor Recreation of the 
Official Community Plan sets out Council’s objectives and policies with respect to parks. 

A minimum percentage of the lot area should be preserved as open space in accordance with the following 

 Net Density 
(Units/net acre) 

Area Net of 
Major Roads 
and Public Park 
Space (acres) 

Area Net of all 
Roads and 
Public Park 
Space (net 
acres) 

Units Population 

Single Lot 8 12.3 12.3 98 214 

Townhouse 20 8.3 7.5 150 327 

Live-Work 8 2.8 2.5 20 44 

Small Lot 
Cluster 

16 19 17.1 274 597 

Cottage 12 21 18.9 227 495 

Commercial/ 
Residential Mix 

56 2.9 2.6 146 318 

Total  66.3 60.9 915 1,995 
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table.  Open space is defined as land that is not covered by impervious material such as roofs and concrete 
driveways. All open space lands, water features, and related facilities shall be the property of the Town of 
Gibsons. 

 
 
 
 
 
 
 
 
 

 
Source: Framework Plan 

Table 5-4: Open Space Suggestions 
   

While specific locations for community gardens have not yet been identified, Council supports the following 
policy: 

o Community gardens must be accessible to the Multi-Family housing in the Upper Gibsons 
Neighbourhood Plan area or in adjacent neighbourhoods. 

  

Housing Type Minimum On-Site Open Space 

Townhouse 30% 

Cottage 45% 

Small Lot Cluster 60% 

Single Lot 75% 

Live/Work 45% 

Apartments 30% 
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6 TRANSPORTATION 
Transportation Objectives 

o Provide a transportation network while considering short and long-term cost of operating, 
maintaining and replacement. 

o Provide a network of roads and streets that is functional and safe for both cars and bicycles. 
o Provide a transportation system that offers internal linkage among residential parcels as well as 

linkage between residential and service type land uses. 
o Provide a system of roads and streets designed according to green infrastructure principles. 
o Provide a transportation system in which roads and streets are designed at scales appropriate to their 

use. 
o Encourage energy conservation by discouraging short-distance automobile trips. 
o Provide safe, inviting, efficient, and understandable pedestrian and bicycle circulation systems. 
o Provide for safer and more efficient traffic circulation along Gibsons Way. 

Pedestrian Circulation Objectives 
o Provide an attractive, safe, and practical means of foot travel. 
o Provide an alternative to short-trip automobile travel. 
o Provide linkage among residential areas as well as residential access to services. 
o Provide a means of fostering social interaction among residents as a way of building community 

identity and a sense of place. 
o Provide a facility for a variety of physical activities for a cross section of society, including physically 

challenged individuals. 

The Transportation Review and Recommendations have been developed based on the Land Use Plan 
projections, as well as known issues that exist beyond the limits of the Plan Area. 

6.1 Study Objectives 

The Town of Gibsons’ current Official Community Plan (OCP) specifies that transportation facilities within the 
Upper Gibsons Neighbourhood shall strive to minimize auto dependency through the promotion of cycling 
and pedestrian facilities.  In developing a transportation servicing plan specific to this neighbourhood, the 
aim of promoting alternative modes of transportation while addressing internal vehicle circulation and 
external access was maintained. 

The original Upper Gibsons Neighbourhood Plan from 2006 contains the full backgrounds and results of a 
study regarding transportation in this area. The current OCP contains the highlights of the results, updated 
with more recent policy direction regarding the transportation network.    

6.2 Traffic Conditions 

The subsections below describe the components of the road network within the Upper Gibsons 
Neighbourhood Plan Area. See Part B for the Town-wide Major Road Network configuration and road 
designations.  Traffic conditions on key routes, including safety, volume and capacity are described briefly 
below.  
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Highway 101 

The study area is bounded to the south and east by Highway 101 (Gibsons Way in the south and North Road 
in the east). Highway 101 is a Provincial Highway and provides regional access along the Sunshine Coast. To 
the east of the site, it continues to the Ferry Terminal, and to the west it continues towards the District of 
Sechelt. Through the Town of Gibsons, Highway 101 serves several roles, ranging from the broad provincial 
and regional movement of vehicles, goods and services on the coast through to acting as a major arterial 
roadway for the Town. Functional and safety concerns along the Gibsons Way corridor have existed for 
several years. North Road has a two-lane urban cross-section with a posted speed limit of 50 km/hr. Gibsons 
Way between North Road and Payne Road is generally comprised of a two-lane cross-section and is 
characterized by significant commercial, residential, and institutional activities. Although plans are proposed 
for a possible future Highway ‘Bypass’ the details have not been finalized, nor is the time frame known. The 
SCRD Integrated Transportation Study (2011) outlines a long term bypass for Highway 101 north of the 
present Town boundaries connecting to the Town through Payne Road, and an interim option using Reed 
Road and Payne Road. It is anticipated that significant development of the Plan Area will occur before the 
bypass comes to fruition. As such, it has been assumed to not be a factor within the planning horizon for this 
study. 

Key locations where a higher number of traffic conflicts have been recorded include the intersections of 
Gibsons Way and Shaw Road as well as Gibsons Way and Payne Road. These two roadways form the 
remaining north and west boundaries of the study area, and are currently classified as Arterial roadways in 
the road network plan. However, activity and traffic volumes on these two roadways are generally low under 
current and foreseeable time frames. This is based on the understanding that the highway bypass will not 
likely be implemented within the 20 year horizon considered in this study. Reed Road provides access to low 
density residential development only, and is a rural two-lane roadway (see photo). Payne Road provides 
access to residential, light industrial and commercial uses (including Gibsons Park Plaza, a retail facility 
located on the northwest corner of the Payne and Gibsons Way intersection), with higher activity as it 
approaches Gibsons Way in the south. The Pratt Road / Payne Road / Gibsons Way intersection has a steep 
vertical crest for northbound vehicles. This causes poor sightlines for southbound left turning vehicles when 
attempting to cross opposing traffic. Highway 101 (Gibsons Way) at School Road is also a primary safety 
concern, owing to traffic volumes and presence of three schools in the vicinity, and the skewed alignment of 
the School Road / North Road intersection. 

Historically, Highway 101 / Gibsons Way has had a collision rate substantially higher than the Provincial 
Average (5.06 accidents per million entering vehicles from 2000 – 2004 compared with 2.1 per million 
Province-wide). Following the reconfiguration of the Gibsons Way to a two land cross-section in 2009, the 
overall crash rate was alleviated. 

Reed Road 

The Reed Road approach to North Road will begin to be problematic by the forecast horizon as a result of 
the relatively high demand for the eastbound to northbound left turn movement. Signals were installed in 
2011 and the SCRD Integrated Transportation Study (2011) suggests a right turn lane be constructed on 
North Road, for the right turn towards Reed Road. Also, a roundabout is suggested for the intersection of 
Reed Road and Payne Road. 
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Park Road 

Park Road is an existing roadway that bisects the Upper Gibsons Neighbourhood between Gibsons Way in 
the south, and Reed Road in the north. It is currently classified as a Collector roadway, and has a two-lane 
rural cross-section with intermittent curb and gutter. 

Sunnycrest Road 

Sunnycrest Road, which currently provides access to the Sunnycrest Mall and other commercial properties off 
of Gibsons Way, is designated as Collector road in the road network plan for the Town. Sunnycrest Road 
extends from Gibsons Way in the south, with the potential for future extension to Reed Road in the north. 

Shaw Road 

Shaw Road extends from a signalized intersection at Gibsons Way and the Sunnycrest Mall access to south of 
Gibsons Way. It is classified as a Collector and has a two-lane cross-section. 

Venture Way 

Venture Way is classified as a Collector roadway and currently serves light industrial uses in the southwest 
corner of the study area. At a signalized intersection on Gibsons Way, Venture Road changes to Mahon Road, 
which is a Collector running north-south. A future extension of Mahon Road is planned as shown in the 
Major Roadway Network Plan, to connect with Shaw Road via an extension of O’Shea Road. The timing of 
this future extension is unknown at this point, and is currently subject to actions by the Sunshine Coast 
Regional District. 

North-south roads outside the study area which continue to the Gibsons landing area are School Road, Shaw 
Road, Mahon Road and Pratt Road. The full road classification network within the study area is discussed in 
subsequent sections. 

6.3 Recommended Upgrades 

Through a review of existing and forecast (+20 years) traffic conditions on the key roadway network 
surrounding the site, a set of recommended roadway upgrades and provisions was established. To address 
the expected future conditions as outlined in the previous sections (and further detailed in the Technical 
Appendix attached to this document) Council will pursue the following policies: 

o Work with the Ministry of Transportation and Infrastructure to minimize additional access points onto 
Gibsons Way. 

o Work with the Ministry of Transportation and Infrastructure to explore improvements to Gibsons Way 
and Shaw Road intersection. 

o Work with the Ministry of Transportation and Infrastructure to explore improvements to the Gibsons 
Way and Payne Road intersection at Payne Road, including providing a designated left turn lane for 
northbound vehicles on Pratt. 

o Work with the Ministry of Transportation and Infrastructure to explore Gibsons Way and Venture Road 
/ Mahon Road Laning Upgrades – including reconfiguring the Venture Way approach to provide a 
designated left turn lane with a shared through/right turn lane. 

o Work with the Ministry of Transportation and Infrastructure to explore Gibsons Way and School Road / 
North Road Laning Upgrades . 
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o Traffic calming on Aurora Way once the Sunnycrest Road connection to Reed Road has been 
completed. 

o Upgrade Park Road Cross-Section to Collector Standard (approximately 700 metres) – The 
recommended cross-section can be accommodated in the existing 20 metre right-of-way. No property 
acquisition will be required. In the southern limit of Park Road, a portion is already built to an urban 
standard. At the Town’s discretion, the opportunity exists to make best use of existing infrastructure. 

o Upgrade Kiwanis Way Cross-Section to Collector Standard (approximately 100 metres) – The existing 
right-of-way on Kiwanis Way is 15.0 m. Depending on the cross-section option chosen for this link, a 
maximum 5 m additional right-of-way will need to be acquired to achieve a full collector standard. 
This roadway connection to Woodsworth Road (formerly referred to as Road C), however, is not 
essential and does not need to be upgraded immediately, allowing for the upgrade to be completed 
when there is redevelopment on the street or when it is required from the new development. Until such 
time, the existing right-of-way can be made to work in the interim. 

Summary of Recommended Upgrades for Combined Conditions 

In addition to the recommended upgrades for the background conditions only, the following additional 
upgrades are recommended in order to accommodate the traffic generated by full build-out of the Upper 
Gibsons Neighbourhood.  It should be noted that these improvements are triggered through the 
development of the Study Area and are directly attributable to the proposed development. 

o Gibsons Way and Venture Road / Mahon Road Laning Upgrades – Reconfigure the Venture Way 
approach to provide a designated left turn lane with a shared through/right turn lane. 

o Gibsons Way and School Road / North Road Upgrades to address the skewed intersection and to 
improve safety for drivers and pedestrians.  

6.4 Internal Roadway Network 
The internal roadway previously recommended in the Framework Plan was revised to reflect operational and 
safety improvements identified through the Transportation Review.  In particular, the following changes have 
been recommended: 

The first recommended change of note involves the three previously proposed accesses onto Payne Road 
from the development (Road C, Road D, Road E). These site access points were reviewed in order to provide 
more technical guidance as to which accesses were required from a traffic capacity standpoint, as well as 
from a roadway functionality perspective, and it was found that all three accesses are not required. In 
addition, while not anticipated in the foreseeable future, in light of the potential for a future Highway 101 
interim bypass along Payne Road, it is recommended that new accesses to and from Payne Road be 
minimized as much as possible, for both operational and safety reasons.  As such, it is recommended that 
Roads C, D and E be consolidated into a single access point onto Payne Road, referred to from here on as 
Road ‘C’. 

The original Framework Plan shows a number of single lots planned that will front onto both Payne and Reed 
Roads.  Again, additional access onto either of these roadways is not desirable for reasons relating to a 
potential future Gibsons Way Bypass, as well as community interconnectivity. It is recommended that the 
internal road network be reconfigured such that access to all properties within the development is possible 
from within the site. 

Sunnycrest Road will act as the main north-south collector for the site (discussed in more detail below). It is 
recommended that Sunnycrest Road become a continuous roadway between Gibsons Way and Reed Road. 

Road ‘C’, (Woodsworth Road) will act as the main east-west collector through the site, and a continuous link 
from Payne Road to North Road is recommended in order to maintain flow through the site, and eliminate 
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unnecessary intersections.  It is recommended that ‘Road C’ be a continuous roadway between Payne Road 
and North Road, connecting it with the existing Kiwanis Way.  However, the function of the portion between 
Sunnycrest and North Road will be lower than the portion from Payne to Sunnycrest. 

The details of the local road system cannot be developed without a subdivision layout, which extends 
beyond the scope of this Plan.  There is flexibility in how the local road networks connect with the major 
system, provided typical design standards are applied. The Town will develop the local road network as a 
separate initiative.  It is recommended that the layout of the local road network consider efficient subdivision 
and coordination between adjacent properties.  It is assumed that at all local roadway intersections with 
collector roads, the local roadway would be stop controlled with free flow along the collector roadway. 

The traffic control requirements for the internal roadway network were also considered.  At both the 
intersections of Park Road and Road C and Sunnycrest Road and Road C, roundabouts are suggested.  These 
will help to provide continuous traffic flow along the collector roadways, act to control traffic speeds, as well 
as provide additional landscaping and beautification opportunities.  Round-abouts should be designed to 
accommodate transport and transit vehicles, as well as pedestrians and cyclists.  A right of way diameter of 
40 meters should be planned for the roundabouts. 

Following the completion of the Framework Plan, concerns and comments raised by the Town resulted in 
changes to the proposed primary internal roadway network, as shown schematically in Figure 6.2. 

Alternate Mode Provisions 

The development of off-street pedestrian trails (i.e. ‘Greenbelt Corridors’) within the neighbourhood for 
recreational and commuting uses represents one of the key opportunities that exist in Upper Gibsons.  There 
are many areas where attractive trails could be developed to connect developments and to encourage 
walking through the site.  Although not implemented specifically for bicycle use, the use of bicycles on these 
corridors will not be discouraged. As such, they should be designed to accommodate all users and should 
conform to the minimum widths outlined in the Subdivision and Development Servicing and Stormwater 
Management Bylaw for off-road multi-use pathways. These pathways shall apply to all public park and 
pedestrian corridors.  The alignments of these corridors are for general guidance only and are expected to be 
refined by developers through the development application process. 

Finally, public transit access through the neighbourhood should be considered as the Upper Gibsons 
Neighbourhood develops. However, specific transit routes have not been identified as part of this review as 
they are dependent on demand and overall network routes established by BC Transit.   
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7 SANITARY SERVICING 
The Town of Gibsons sanitary sewer system can be divided into two distinct collection systems.  One system 
drains by gravity to the sewage treatment plant while the other drains to a pump station in lower Gibsons 
where it is pumped up to the treatment plant.  The Upper Gibsons Neighbourhood Area is primarily 
contained within the gravity fed system, but also has lands to the east that enter into the area fed to the 
pumped system. 

The most recent sewer master plan was completed in 2008 by KWL (Wastewater Collection Strategic Plan 
Development and Wastewater Collection Financial Plan). In 1996 Urban Systems was involved in the design 
and construction of the Mahon Road sanitary sewer which serves as the primary trunk servicing the Upper 
Gibsons Neighbourhood area. The KWL report recommends the construction of two sections of sanitary 
sewer on North Road which will result in all sewage from the Upper Gibsons Neighbourhood Plan area being 
directed by gravity to the treatment plant. 

8  WATER SUPPLY 
The Upper Gibsons Neighbourhood area is located in Pressure Zone 3 of the Town of Gibsons.  A Water 
Supply Strategic Plan for the Town of Gibsons was completed by Delcan in April, 2005.  In addition, Urban 
Systems completed a water modelling study and report earlier in 2003.   

As outlined in Section 5.0, the build out population for this area is estimated at 1,995.  This represents a 6.6% 
increase in build out population previously analyzed for the water model report.  This minor increase will only 
have a negligible impact on the amount of storage required, and will have no impact on offsite water main 
sizing improvements. 
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9 STORMWATER 
Stormwater Objectives 

o Promote the design of a stormwater management program that relies mainly on two green 
infrastructure strategies: (1) source control, and (2) open space. 

o Promote the design of a stormwater system that follows the open space system and enhances its 
landscape through the addition of water features, and park and habitat opportunities. 

o Promote the design of a stormwater system that minimizes stormwater loading on local streams and 
releases water to Chaster, Charman and possibly Gibsons Creek or directly to the ocean at a regulated 
rate adjusted to the natural flow regimes of these streams. 

o Promote a cost-effective stormwater system that minimizes flooding in developed areas. 
o Provide information to developers and homeowners on the principles and processes of a green 

stormwater system in order to establish a knowledge base leading to realistic expectations about the 
system’s purpose and performance. 

The Framework Plan envisioned a long-term sustainable residential neighbourhood of which stormwater 
management is a crucial component.  It clearly identified the sensitive stormwater context of the Plan Area by 
recognizing that Chaster, Charman and Gibsons Creeks have already been subject to the detrimental effects 
of development.  It recognized that traditional drainage engineering would not be suitable to achieve that 
vision. 

In order to achieve the vision, a principle objective of this and the Framework Plan was to retain some natural 
character of the Plan Area while at the same time facilitating development.  As such, it developed the broad 
objectives listed above.  This section builds on these objectives by providing further detail on they will be 
achieved. 

The Framework Plan outlined three principle mitigation strategies; source control, surface storage, and 
underground storage.  It is felt that source control best management practices (BMPs) and surface storage 
are the most suitable given the constraints of the area, and that large scale underground storage is 
economically challenging.  In addition to the strategies identified by the Framework Plan, the application of a 
high flow diversion was also introduced. However, this solution should be examined with more detailed run-
off analysis and the possibility of larger open storage as an alternative.  

The current land use of the Plan Area is predominantly undeveloped with small pockets of rural residential 
housing, and two large recreational playing fields. The area has been divided into three main portions – an 
East, Central, and West catchment.  These catchments direct drainage into Chaster, Charman and Gibsons 
Creeks, respectively.  Additionally, drainage from the SCRD, north of Reed Road, flows through the East 
catchment. 

The strategies discussed in this Plan are based on analysis and experience obtained from the Charman Creek 
calibration project performed previously by Urban Systems for the Town of Gibsons.  From this previous 
study, unit flow rates are predicted. 

9.1 Overall Management Strategy 

The overall management strategy needs to meet two goals; to mimic the natural characteristics of the Plan 
Area to the greatest extent possible, and to protect properties from the damaging effects of erosion and 
flooding.  In order to meet these goals, BMPs and a combination of detention pond storage and/or a piped 
diversion need to be implemented. 
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Source Control Best Management Practices (BMPs) 

BMPs are practices which mimic some of the processes within a natural watershed.  They promote infiltration, 
provide retention storage, and slow runoff as it travels over surfaces.  Runoff that is infiltrated and retained in 
the ground is also critical for maximizing dry weather base flows. 

BMPs should be widely distributed throughout the Plan Area.  They are not represented by one particular 
single feature.  The distribution of different types of BMPs allows them to better mimic a natural watershed.  
It is known that the study area is dominated by an organic layer 0.5 to 0.75 m thick overlying dense 
impermeable silts and clays.  As such, BMPs must be shallow and widely distributed. 

The following is a brief list of BMPs that are appropriate for the Plan Area: 

o Retention of natural topsoil and vegetation 
o Biofiltration Swales – open channel conveyance system fortified with organic topsoil and landscape 

treatment 
o Planter Boxes – large-scale landscaped boxes which receive and control roof drainage.  Most 

commonly applied on high density developments 
o Disconnected roof leaders – building roof leaders that discharge to a pervious surface where runoff can 

infiltrate 
o Rain Gardens – landscaping features which feature modest amounts of surface storage and plantings 

that promote evapotranspiration 

Such BMPs are important to meet the environmental objectives of this Plan. Careful consideration must be 
given to the viability of long term effective maintenance of both private and public BMPs.   

A main feature of the entire Plan Area will be roadside biofiltration swales for local drainages.  The 
biofiltration swales will provide conveyance, water quality treatment, a modicum of attenuation, and promote 
infiltration. 

It should be noted that not all BMPs are suitable for every site.  There is not a “one size fits all” solution.  Each 
site should be evaluated on a case-by-case basis for suitability.  In some instances, a BMP may function 
extremely well while in others it may not.  However, it can be expected that over the total Plan Area in the 
order of half of the annual rainfall will be managed by BMPs. 

The photos contained in the section are intended to convey a general description of sample works that are 
appropriate to the Upper Gibsons Neighbourhood Plan. 
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SAMPLE BEST MANAGEMENT PRACTICE PHOTOS 

 

 

Road side swale – landscaped  Road side swale – newly grassed 

 

Road side swale – grassed  
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Road side swale      Biofiltration / Detention Facility 

 

Planter Box for roof leader discharge 

 

Biofiltration facility in parking lot  



UGNP – Page 27 

 

Biofiltration facility for roof leader discharge 

 

Driveway culvert for road side swale 

 

Biofiltration facility for parking lot  
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Biofiltration facility in parking lot 

 

Combination of unit pavers and conventional asphalt in parking lot 

 

Biofiltration facility in parking lot Biofiltration swale for parking lot 
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Porous asphalt       Curb break in barrier curb 

 

Stormwater pond with wetland bottom     Stormwater pond 
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Stormwater Detention 

Stormwater detention is a traditional method of mitigating development flows in downstream watercourses.  
Detention ponds store excess runoff, and release it at a predetermined rate into the receiving waters.  While 
peak flows are attenuated, the watercourse is held at a moderate flow level for longer than predevelopment 
conditions; banks may be wetter for longer periods of time which may still create some elevated levels of risk, 
as it is not possible to predict all storms or how our environment will change over time.  Applying significant 
conservation in the design to eliminate risk will be cost prohibitive.  With that said, detention ponds are still 
widely accepted and may be appropriate in some application for the Upper Gibsons Plan Area, although they 
have not been identified as part of the core stormwater management strategy for the Plan area. 

The Framework Plan envisioned that a cascading system of detention storage and channels be integrated 
into the extensive park and open space system. In its current state, the west portion of the Plan Area (west of 
Park Road) is void of surface channel conveyance.  In addition, the spine of the proposed open space 
network is located along the topographic high.  Also, competing objectives are to maximize retention of 
natural vegetation with the open space corridors and best mimic the natural system.  For these reasons, 
engineering a cascading system of detention storage and open channels into the open space network was 
deemed impractical and inappropriate.  As such, using road side biofiltration swales combined with a high 
flow diversion system is considered to be the most appropriate approach for the west portion.  Specific 
stormwater detention facilities will be required within the Plan area if the high flow diversion is not in place. 

For the east portion of the Plan Area (east of Park Road), appreciable drainage enters the spine of the open 
space corridor via a culvert beneath Reed Road. While this system is known to dry up during dry summer 
months, some level of flow is available through much of the year.  Historically, a defined channel existed from 
Reed Road through to Gibsons Way, however activities on private property have eliminated a large portion 
of the earlier channel, creating marsh-like conditions dispersed over a significant area, approximately from 
Sunnycrest Road to the school property.  A well defined watercourse re-appears immediately north of the 
existing shopping mall. 

The proposed open space corridor is significantly narrower than the predicted “marsh-like” zone, however 
the true extent of this zone cannot be determined without subsurface investigations to map the flow of 
water.  Given the historic watercourse prior to property disruption, it is proposed that a conveyance channel 
be reconstructed through the spine of this east open space corridor.  This channel shall not simply be a 
“ditch”, but be designed to reflect a natural watercourse with riparian vegetation.  While a conveyance 
channel is appropriate, providing appreciable stormwater detention is still not felt practical.  For reasons 
discussed previously, other branches of the open space network will not include specific stormwater 
conveyance.  Development zones will be serviced by roadside biofiltration swales draining to a high flow 
diversion system, as discussed in following subsections. 

Stormwater Diversion 

A diversion functions as an overflow route for flows that can damage the receiving watercourse and is an 
alternative to stormwater detention.  Baseflow will continue to contribute to the respective creeks.  Flows 
above this level will be directed into the diversion pipe.  With this approach, summer flows and winter base 
flows will remain largely within the creek.  The successful application of BMPs within the development area is 
critical to help ensure base flows are minimally impacted by development.  A properly designed diversion 
protects the watercourse from damaging high flows by providing a route outside of the natural watercourse.  
As such, the environmental objectives of the Framework Plan are not compromised by the diversion 
approach.  
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Additional benefits of a diversion are that they do not require additional land area, assuming they are 
constructed within public ROWs, require minimal maintenance, and provide improved long-term 
performance certainty.  They are becoming more widely accepted in other communities. The long-term cost 
to the Town of operating, maintaining and ultimately replacing a diversion must be considered to determine 
the feasibility of such a solution.  

9.2 Preferred Stormwater Servicing Approach 

Through the options review as part of the Draft Report process, and consideration for drainage issues both 
within and outside of the Upper Gibsons Plan Area, it was determined that a high flow diversion was the best 
overall approach to managing high stormwater flows in Upper Gibsons. The preferred stormwater servicing 
strategy is shown in Map 8 in Part B of the OCP and has been devised to service significant lands beyond the 
limits of the Upper Gibsons Neighbourhood Plan area. 

To accommodate flows from the Sunshine Coast Regional District (SCRD), re-construction of a watercourse 
through the east open space corridor is required. This watercourse is for the purpose of conveying flows 
mainly from the SCRD at their existing levels.  It is not the intent for the Town of Gibsons to accommodate 
increased future flows beyond its boundary.  It is assumed and expected that the SCRD will manage 
additional flows which may be generated in the future, if and when development occurs.  Dialogue with the 
SCRD should take place in order for them to recognize this need, and for appropriate action to be taken on 
their part. 
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10 UTILITIES 
Utility companies were contacted to confirm if servicing of the Upper Gibsons development area could be 
achieved with the existing infrastructure or if extensive construction was required.  The following summarizes 
the responses of the utility companies. 

10.1 Terasen Gas 

Terasen Gas has confirmed that they have existing distribution pressure gas mains at or near the 
development area to meet future development requirements. 

10.2 BC Hydro 

BC Hydro has confirmed that they have sufficient infrastructure either in place or planned for the area if 
development is phased over a minimum period of 2-5 years. 

10.3 Telus 

Telus has confirmed that this development can be serviced with the existing infrastructure.  Fibre optic lines 
(high-speed internet) are also available in the area. 

10.4 Coast Cable 

Coast Cable has confirmed that this development can be serviced with the existing infrastructure. 

All utilities do require some extension from external locations to the Plan Area.  As such, 6 - 12 months of 
lead time is recommended to allow for sufficient planning and design by the respective utility company. 
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11 PHASING & IMPLEMENTATION 
As discussed in previous sections, significant off-site and internal trunk works are required to facilitate 
development of the Plan area. Needs, routing and priorities are different for each service, therefore the 
challenge is to develop an overall program that knits all servicing into a comprehensive and efficient 
program. 

The financial strategy will have a significant bearing on how development advances, and on the roles the 
Town and developers will play. The first question to consider is the affordability of development.  Can the 
costs of servicing be supported by the market?  For the most part, this Plan Area is currently unserviced.  As 
such, a significant portion of the servicing costs are considered base costs, and are to a large extent not 
highly governed by development densities.  If servicing costs are deemed unbearable for the market, costs 
efficiencies may be gained by increasing development densities or by considering a Local Area Tax.  
However, this decision will divert from the community vision established in the Framework Plan and would 
need to be considered sensitively by Council. 

This Plan provides an opportunity to address a number of system deficiencies that currently exist; therefore, 
the strategic servicing strategies developed in this report do not view the Plan Area in isolation from the 
external areas.  With exception to perhaps the sanitary system, all servicing has some level of beneficiaries 
external to the Plan Area.  As such, the financial strategy must consider cost sharing and revenue sources 
both directly attributed to development, as well as from a specified area, or the community as a whole. 
Development Cost Charges, Latecomer Agreements, Specified Area Charges, Capital Funds, Utility Fees, and 
the like, are all mechanisms that may be considered in formulating the overall financial strategy.   
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