
Boundary Expansion 
Application 

Information Package 

• 2025-APR-08 Staff Report to Council re Boundary Extension AAP
• 2024-10-04 ToG Boundary Extension Site Context Report_Area 2 Lot 1 and Block 6 

Hough
• 2024-10-04 ToG Boundary Extension Site Context Report_Area 1 629 Pratt _ 611 

Pratt
• 2024-10-04 ToG Boundary Extension Study_Lot 6 Gospel Rock_Site Assessment
• AAP Maps Combined
• 2024-10-08 Regular Council Minutes
• 2025-04-08 Regular Council Minutes



STAFF  
REPORT 

 

TO: Council MEETING DATE: April 8, 2025 

FROM: Tracey Hincks,  FILE NO: 4200-20 
 Deputy Corporate Officer  

SUBJECT: Boundary Extension Alternative Approval Process  

REPORT FOR  DECISION 

PURPOSE 

The purpose of this report is to seek Council direction on whether to proceed with the Elector 
Approval process for a boundary extension, which would bring five properties from the Sunshine 
Coast Regional District into the Town of Gibsons (Figure 1). 

This report introduces the legislative requirements, process, and proposed schedule to move 
forward with the elector approval required to proceed with the Alternative Approval Process 
(AAP).  

There are six (6) steps to developing, processing and approving a municipal boundary 
extension, and we are currently at the beginning of ‘Step 4’: 

Step 1: Proposal Development and Referrals Completed 

Step 2: Proposal Submission Completed 

Step 3: Ministry of Municipal Affairs Review Completed and approved to proceed 

Step 4: Elector Approval Presently at this stage 

Step 5: Provincial Approval To be determined 

Step 6: Implementation To be determined 

Staff seek Council approval to proceed with Step 4 – Elector Approval. 

BACKGROUND  

At the October 8, 2024 Regular Council meeting, staff presented a report – Boundary Extension 
Requests – seeking Council direction to notify the Province of a requested boundary expansion 
for the Town of Gibsons. The following links are Boundary Extension Study reports prepared by 
Urban Systems in October, 2024 for each of the sites. 

https://gibsons.civicweb.net/document/143037
https://gibsons.civicweb.net/document/143037
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2024-10-04 ToG Boundary Extension Site Context Report_Area 2 Lot 1 and Block 6 Hough 

 2024-10-04 ToG Boundary Extension Site Context Report_Area 1 629 Pratt & 611 Pratt 

 2024-10-04 ToG Boundary Extension Study_Lot 6 Gospel Rock_Site Assessment 

 

At October 8 meeting, Council Resolved the following: 

R2024-227 - Boundary Expansion 

MOVED by Councillor De Andrade  

SECONDED by Councillor Croal  

THAT staff be directed to request that 
the Minister extend the boundary of the 
municipality to include the following 
parcels: 

1. LOT 1, EXCEPT: PORTION ON 
PLAN BCP24851 BLOCK 7 DISTRICT 
LOT 682 PLAN 14753 (Hough  Road) 

2. THE NORTH 100 FEET OF THE 
WEST 700 FEET EXCEPT: PART ON 
PLAN BCP24851 BLOCK 6 DISTRICT 
LOT 682 PLAN 4779 (Hough Road) 

3. LOT 2 BLOCK 7 DISTRICT LOT 682 
PLAN 14753 (Pratt Road) 

4. LOT D BLOCK 8 DISTRICT LOT 682 
PLAN 18023 (Pratt Road) 

5. LOT 6 DISTRICT LOT 842 GROUP 1 
NEW WESTMINSTER DISTRICT PLAN 
BCP19068 (Gospel Rock) 

                                                         CARRIED 

Figure 1 Proposed Town boundary extension 

https://gibsons.civicweb.net/document/143081/2024-10-04%20ToG%20Boundary%20Extension%20Site%20Context%20Rep.pdf?handle=6A2B45D133B045CD8045BA6DBCB6FA71
https://gibsons.civicweb.net/document/143082/2024-10-04%20ToG%20Boundary%20Extension%20Site%20Context%20Rep.pdf?handle=ABB52DEF81294424B7E890E0F288F82A
https://gibsons.civicweb.net/document/143080/2024-10-04%20ToG%20Boundary%20Extension%20Study_Lot%206%20Gosp.pdf?handle=672C504EE0EE4A24BA30A470950B5687
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DISCUSSION 

A schedule for an AAP (Attachment A) has been prepared for review of the timeline, with June 
2nd proposed as the deadline for receiving elector response forms.  An elector response form 
(Attachment B) has been drafted for review and Council approval.  

To conduct an AAP, Council must:  
1) establish the deadline for receiving elector responses; 
2) establish elector response forms and; 
3) make a fair determination of the total number of electors of the area to which the 

approval process applies. 

Staff have developed the attached process timeframe and recommend a response deadline of 
June 2, 2025. This date accommodates the notice requirements set out in the Community 
Charter. 

Calculation of Eligible Electors 

The total number of electors of the area to which the approval process applies (the Town of 
Gibsons) has been calculated at 4,014. 

The number of electors was calculated by using the total registered electors on the Provincial 
voters list within the Service Area as received from Elections BC on March 21, 2025 and the 
number of non-resident property electors registered for properties within the Service Area. 

The number of electors was calculated as follows: 

• The number of resident electors on the Provincial voters list in the Service Area, as 
received from Elections BC on March 21, 2025 (3,992)  
 Plus 

• The number of non-resident property electors currently registered for properties within 
the Service Area (22) 

Approval of the electors by alternative approval process is obtained if the number of elector 
responses received by the established deadline is less than 10% of this total (401). 

COMMUNICATION 

In addition to statutory advertising, information packages will be prepared prior to the start of the 
AAP.  Information packages and Elector Forms will be made available on the Town of Gibsons 
website and at Town Hall (474 South Fletcher Road).  Statutory notification will appear in the 
Coast Reporter newspaper on April 25 and May 2, 2025 (Attachment C). 

POLICY / PLAN IMPLICATIONS 

Strategic Plan Implications 

These boundary requests are being considered through a sustainable service delivery lens. 
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Financial Plan Implications 

The cost of statutory advertising for the AAP is estimated to be $4,000 (2 full page ads in the 
Coast Reporter) as well as one ad in the British Columbia Gazette estimated at $1,000. 

Other Policy or Plan Implications 

Council Policy 3.1, adopted March 20, 1990, states:  

It is recognized to be the democratic right of any property owner to apply to have his 
property included within the Town boundaries. Council will consider such applications 
where the property is adjacent to the Town boundaries, provided there is no capital cost 
to the Town inherent in such extension and subject to the municipal land use and zoning 
thereafter being designated reasonably equivalent to that existing on the property prior 
to the inclusion. 

NEXT STEPS 

Under section 12 of the Local Government Act, before Cabinet can consider a boundary 
extension, the following next steps must take place:  

• Council must give notice of the proposed extension once in the BC Gazette (Part 1); 

• Council must obtain approval of the electors of the municipality;   

• Results of the elector approval process; and  

• If electors support the municipal boundary extension proposal, the Town must provide 
the Ministry with a second council resolution confirming the request to the Minister to 
extend the boundary of the municipality. 

While not a legislative requirement, it would be beneficial to know if the SCRD Board resolved to 
support the boundary extension, or discussed it, to include in briefing material to the Ministry. A 
letter was sent to the SCRD in June of 2024 and a subsequent in person meeting was held. 
Follow-up email communication was sent on March 18, 2025 from the Town to the SCRD. 
Finally, once Ministry staff receive notification of the outcome of the above steps, they will move 
forward on the Order in Council (OIC) package and Minister/Cabinet decisions. 

RECOMMENDATIONS / ALTERNATIVES 
Council may proceed with the AAP or choose not to.  
 
Option 1 – This is the recommendation to proceed: 
 

THAT an Alternative Approval Process be approved and conducted with respect to the 
elector approval required for the 2025 Boundary Extension Application; 

AND THAT the total number of eligible electors of the area be determined to be 4014; 
and the 10% threshold 401; 

AND THAT with respect to 2025 Boundary Extension, the Elector Response Forms be 
established and approved as presented;  



Boundary Extension Alternative Approval Process – April 8, 2025 Page 5 of 5 
 

 

 
AND THAT the deadline for receiving elector responses be June 2, 2025 at 4:00 pm, 
following the 30-day statutory elector response period;  
 
AND THAT notice for boundary extension be published in accordance with section 86(2) 
of the Community Charter in the Coast Reporter newspaper, and one notice in the 
British Columbia Gazette (Part 1) as well as notice provided via the Town of Gibsons 
website;  
 
AND FURTHER THAT elector response forms may be accepted in any one of the 
following ways:  
 

• Delivered in person at the Town of Gibsons Town Hall, 474 South Fletcher Road, 
Gibsons, BC during regular office hours (Monday to Friday, 8:30 am to 4:00 pm, 
excluding statutory holidays) or after hours if deposited into the overnight mail 
drop slot at the front entrance of Town Hall;  

 
• By mail to Town of Gibsons, Box 340, Gibsons, BC  V0N 1V0;  

 
• By emailing a legible scanned copy to: clerk@gibsons.ca  with the subject 

heading: Elector Response Form.  
 
OR 
Option 2 – Alternatively, this is the recommendation not to proceed: 

 
THAT staff be directed not to proceed with an Alternative Approval Process with respect 
to the elector approval required for the 2025 Boundary Extension Application. 

Attachments 

• Attachment A – Schedule for Alternative Approval Process 
• Attachment B – Elector Response Form 
• Attachment C – Draft Notice  

Respectfully Submitted, 
 
Tracey Hincks 
Deputy Corporate Officer  
 

Report reviewed by: 

X Chief Administrative Officer 
X Director of Corporate & Legislative Services 
X Director of Finance 
X Director of Infrastructure Services 
X Director of Planning and Development 

 

mailto:clerk@gibsons.ca
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1.0 INTRODUCTION 
The Town of Gibsons (the Town) has engaged Urban Systems Ltd. to undertake a boundary 
extension feasibility study. The Town is contemplating extending its municipal boundaries 
to include two (2) parcels located on Hough Road in the Sunshine Coast Regional District 
Area E Elphinstone neighbourhood. This memorandum provides the site context for the two 
parcels, including an overview of the land ownership, location and infrastructure servicing, 
as well as existing SCRD land use bylaws and taxation. It should be noted that the property 
information provided herein was captured in 2023, when the study was initiated. In summer 
2024, the Town initiated preliminary engagement with other potentially impacted agencies 
including the SCRD and MOTI. A summary of this preliminary engagement has been 
provided in Section 6. 

1.1 LOCATION & EXISTING USE 

1.1.1 SCRD ELECTORAL AREA E ELPHINSTONE 

The subject lots are located within the SCRD Electoral Area E Elphinstone community. The 
Elphinstone community is located on the Mount Elphinstone slopes and is characterized by 
many creeks and ravines, as well as an agricultural plateau where several small farms still 
operate. Single family residential subdivisions are the primary use within Elphinstone, which 
are well served by several public beaches, parks, playgrounds and trails.  The Sunshine Coast 
Highway (Highway 101) runs east-west through the approximate centre of the community, 
with the subject lots located roughly 60 metres to the south. 
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Figure 1: SCRD Electoral Area E: Elphinstone1 

The subject lots are situated directly south of the Town of Gibsons municipal boundary 
(Figure 2) and together cover an area of approximately 1.7 hectares. The lots are described in 
Table 1 below. 

Table 1: Subject Lots 

PARCEL NAME AREA OWNERSHIP TYPE 

Lot 1 Hough Road 1.066 hectares School District 

Block 6 Hough Road 0.64 hectares School District 

TOTAL 1.706 HECTARES  

 

Abutting the site to the north are commercial-industrial lots with a series of retail and service 
businesses, and to the south, east and west are single family residential lots. The site overall 
is gently sloped in a southeast direction.  

 

Figure 2: Hough Road Lots2 

 

 

 

 

 

1 SCRD.ca 
2 SCRD.ca 

Lot 1 Hough Rd 

 

Block 6 Hough Rd 
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1.1.2 EXISTING USES 

The existing uses on site are described in Table 2 below. 

Table 2: Existing Uses on Site 

PARCEL NAME USE 

Lot 1 Hough Road Vacant 

Block 6 Hough Road Vacant 

 

2.0 LEGAL OVERVIEW 
The property’s legal description and owner information is shown in Table 3 below – a copy of 
the Title Certificate is in Appendix A. 

Table 3: Property Descriptions 

PARCEL NAME PROPERTY DESCRIPTION 

Lot 1 Hough 
Road 

Property Type: Fee Simple 

Registered 
Owner/Mailing 

Address: 

The Board of Education School District No.46 

494 South Fletcher Road, PO Box 220 

Gibsons, BC V0N 1V0 

Taxation Authority North Shore – Squamish Valley Assessment Area 

PID: 007-748-281 

Legal Description: 
LOT 1, EXCEPT: PORTION ON PLAN BCP24851 BLOCK 7 

DISTRICT LOT 682 PLAN 14753 

Block 6 
Hough Road 

Property Type: Fee Simple 

Registered 
Owner/Mailing 

Address: 

The Board of Education School District No.46 

494 South Fletcher Road, PO Box 220 

Gibsons, BC V0N 1V0 

Taxation Authority North Shore – Squamish Valley Assessment Area 

PID: 011-317-663 

Legal Description: 
THE NORTH 100 FEET OF THE WEST 700 FEET EXCEPT: 
PART ON PLAN BCP24851 BLOCK 6 DISTRICT LOT 682 

PLAN 4779 
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2.1 LEGAL ENCUMBRANCES 
There are no legal encumbrances (covenants; statutory right of ways etc.) on either Lot 1 
Hough Road or Block 6 Hough Road.  

3.0 SCRD & TOWN OF GIBSONS POLICIES 

3.1 OFFICIAL COMMUNITY PLANS 

3.1.1 SCRD OCP 

The SCRD’s Official Community Plan (OCP) Bylaw No. 600 was adopted on July 24, 2008. The 
SCRD is currently undertaking a comprehensive review and update of all seven of their OCP 
bylaws. The following table outlines the land use designations for each of the subject parcels. 

Table 4: Land Use Designations 

PARCEL OCP LAND USE DESIGNATION 

Lot 1 Hough Road 
Rural Residential 

Block 6 Hough Road 

 

RURAL RESIDENTIAL DESIGNATION 
The policies relevant to Lot 1 Hough Road and Block 6 Hough Road under this designation 
are listed below: 

1. Any parcel may be used for agricultural purposes, and the keeping of livestock (not 
including pigs), poultry and rabbits may be permitted as set out under the current 
Regional District zoning bylaw. 

2. One single family dwelling on parcels of any size is permitted.  
3. Home occupations and bed & breakfasts are permitted auxiliary to a rural residential 

use.  
4. Wild bird rehabilitation centre auxiliary to a residential use on parcels exceeding 0.35 

ha. (0.86 acres).  
5. A second dwelling may be permitted on parcels exceeding 0.4 ha. (1.0 acre).  
6. Transition houses or vehicle repair and maintenance within enclosed buildings may 

be permitted on parcels exceeding 0.8 ha. (2.0 acres).  
7. Riding stables and academies, campgrounds and garden nurseries may be 

permitted on parcels exceeding 1.75 ha. (4.32 acres).  
8. Kennels and keeping of pigs for personal consumption on parcels exceeding 1.75 ha. 

(4.32 acres) are permitted under the current Regional District zoning bylaw. 
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3.1.2 TOWN OF GIBSONS OCP 

North of Lot 1 Hough Road is the Mixed-Use Gateway Town of Gibsons OCP land use 
designation (Figure 3). 

 

Figure 3: Town of Gibsons OCP Land Use Designation Map. Source: Gibsons.ca 
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3.2 SCRD ZONING BYLAW 
The following table outlines the zoning for each of the subject parcels per SCRD Zoning 
Bylaw No. 722. 

Table 5: Zoning Bylaw No. 722 RU1 and C5 Overview3 

PARCEL ZONING PURPOSE PRINCIPAL USES 

 

Lot 1 Hough 
Road 

 
RU1 – Rural 
Residential 

One 

To permit 
residential and 

rural uses 

• Single Unit Dwelling 

• Second Single Unit Dwelling 

• Agriculture 

• Garden Nursery 

• Keeping of Livestock 

• Vehicle Repair & Maintenance 

• Animal Shelters 

• Horse Riding, Training, or Boarding Facility 

• Manufacturing or Storage 

Block 6 
Hough Road 

 

Should these lots be brought into the Town of Gibsons, an amendment to the Town’s zoning 
bylaw will be required. 

3.3 DEVELOPMENT PERMIT AREAS (DPA) 
Block 6 Hough Road falls within two (2) SCRD DPAs (Table 6). 

Table 6: SCRD Development Permit Areas 

PARCEL DEVELOPMENT PERMIT AREAS 

Lot 1 Hough Road N/A 

Block 6 Hough Road DPA 2A – Creek/River Corridor 

DPA 4 – Stream Riparian Assessment Area 

 

3.3.1 SCRD DPA 

Due to the presence of the Chaster Creek tributary through the Block 6 Hough Road falls 
within SCRD DPA 2A and 4, described below. 

 

 

 

3 https://www.scrd.ca/wp-content/uploads/2023/01/2022-December-Zoning-Bylaw-722.pdf 
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DPA 2A – Creek/River Corridor 

DPA 2A applies to all creeks and extends 30 metres from the streamside natural boundary. 
A riparian assessment and a flood, debris flow and debris flow hazard assessment are 
required. The area impacted by this DPA is shown in Figure 4 below. 

DPA 4 – Stream Riparian Assessment Areas 

DPA 4 includes the areas within and adjacent to all unmapped watercourses and those 
mapped watercourses that either provide fish habitat or flow to a waterbody that provides 
fish habitat. An assessment prepared by a qualified environmental professional is required. 
The area impacted by this DPA is shown in Figure 4 below. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 4: SCRD DPAs 2A & 4 (blue); and DPA 5 (dashed)4 

3.3.2 TOWN OF GIBSONS DPA 

Lot 1 Hought Road abuts Town of Gibsons DPA 3 (Upper Gibsons Commercial Area) and DPA 
(Gibsons Aquifer) (Figures 5 and 6). 

 

4 maps.scrd.ca 
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Figure 5: DPA 3 Upper Gibsons Commercial Area 

 

 

Figure 6: DPA 9 Gibsons Aquifer 

 

Lot 1 Hough Rd 

 

Block 6 Hough Rd 

Lot 1 Hough Rd 

 

Block 6 Hough Rd 
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3.4 FIRE DEPARTMENT RESPONSE TIMES 
The site falls within the Gibsons/West Howe Sound Fire Protection Area. The site is 
equidistant to both the SCRD Fire Hall No. 2 located two (2) kilometres to the southwest on 
Chaster Road, and Gibsons Fire Hall No. 1 located to the northeast on North Road. Both are 
roughly a three (3) minute drive. 

4.0 PROPERTY TAXES & SERVICE FEES 
The following provides an overview of both the existing SCRD taxes and service fees, and 

Town of Gibsons taxes and service fees should both lots be brought into the Town’s 

boundaries. 

4.1 2023 BC ASSESSMENT 
The assessed property values per the 2023 BC Assessment are shown in Table 7 below.  

Table 7: Assessed Property Values (Land & Improvements) Per the 2023 BC Assessment 

LOCATION LAND VALUE IMPROVEMENT VALUE TOTAL VALUE 

Lot 1 Hough Road $1,084,000 $0 $1,084,000 

Block 6 Hough 
Road 

$557,000 $0 $557,000 

 

4.2 SCRD SERVICES DELIVERY FEES & PROPERTY TAXATION 

4.2.1 SCRD SERVICES 

Table 8 below shows the SCRD service areas each of the lots fall within. 

Table 8: SCRD Service Areas 

 LOCATION 

SERVICE AREA Lot 1 Hough Road Block 6 Hough Road 

Chapman Water (SCRD)   

Gibsons/West Howe Sound Fire Protection    

SCRD Community Service Area #17   

Area E Curbside Collection   

 

Both parcels are outside the SCRD sanitary sewer service area. SCRD curbside collection 
services are only available to residential dwellings with a civic address. Table 9 below shows 
the SCRD service fees for both parcels. 
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Table 9: 2023 Parcel taxes and fees for SCRD services 

SERVICE FEE CATEGORY 
LOCATION 

Lot 1 Hough Road Block 6 Hough Road 

Chapman Water (SCRD)5 
Parcel Tax $494.05 $438.17 

User Rate N/A N/A 

SCRD Community Service Area #17 Parcel Tax N/A (vacant) N/A (vacant) 

Area E Curbside Collection6 User Rate N/A (vacant) N/A (vacant) 

TOTAL  $494.05 $438.17 

 

4.2.2 SCRD PROPERTY TAXES 

Table 10 outlines the SCRD tax rates for Residential Class 1 properties that are applicable to 
Lot 1 Hough Road and Block 6 Hough Road.  

 

Table 10: 2023 SCRD Taxes for Lot 1 Hough Road & Block 6 Hough Road  

CATEGORY 2023 TAX 

RATE* 

LAND 

VALUE 

IMPROVEMENT 

VALUE 

TAX AMOUNT ($) 

LOT 1 HOUGH 

ROAD 

BLOCK 6 

HOUGH ROAD 

School Tax Rate 1.0745   $1,164.76 $598.50 

Provincial Rural Tax 0.34   $368.56 $189.38 

Police Tax 0.0858   $93.01 $47.79 

SCRD Electoral Area E Tax 
Rates 

1.15688   $1,254.06 $644.38 

Gibsons/West Howe Sound 
Fire Protection Area 

0.27362   $296.60 $152.41 

Sunshine Coast Hospital 0.06631   $71.88 $36.93 

BC Assessment Tax Rate 0.0336   $36.42 $18.72 

Municipal Finance Authority 0.0002   $0.22 $0.11 

 

5 SCRD Water Rates & Regulations Bylaw 422 
6 https://www.scrd.ca/wp-content/uploads/2023/04/431-Waste-Collection-consolidated-to-
431.27-in-effect-from-2022-NOV-01-to-Present.pdf 
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Community Recreation 
Service Area #17 

0.99827   $0 $0 

TOTAL 2023 PROPERTY TAXES  $3,285.51 $1,688.22 

* Tax rates are expressed as a dollar figure per $1,000 dollars of assessed property value of land and improvements. 
The assessed values for every taxable property in B.C. is determined annually by BC Assessment.7 

The total combined fees, parcel taxes and property taxes for each lot are as follows: 

• Lot 1 Hough Road: $3,779.56 
• Block 6 Hough Road: $2,126.39 

4.3 TOWN OF GIBSONS SERVICE DELIVERY FEES & PARCEL 
TAXATION 

4.3.1 TOWN OF GIBSONS SERVICES 

Based on lots abutting the site to the north, if the Town’s boundaries were extended each of 
the lots would fall within the following Service Areas: 

• Gibsons Zone 4 – SCRD Water 
• Gibsons/West Howe Sound Fire Protection Area 
• Town of Gibsons Curbside Collection Service Area 
• Town of Gibsons Sanitary Sewer 

It is assumed that the property owners would extend the Towns sanitary sewer service to 
their lots, as such this service fee have been included in the analysis below. 

Table 12 below shows the service fees should both parcels be brought onto SCRD services, 
assuming both Lot 1 and Block 6 Hough Road remain vacant. Note that these totals do not 
include other applicable fees such as metering rates for water services. 

Table 12: Parcel taxes and fees for Town of Gibsons services 

SERVICE FEE CATEGORY LOT 1 HOUGH ROAD BLOCK 6 HOUGH ROAD 

Town of Gibsons Water8 9 
Parcel Tax $294.92 $294.92 

User Rate N/A N/A 

Town of Gibsons Sanitary Sewer10 Parcel Tax $438.40 $438.40 

 

7 https://www2.gov.bc.ca/gov/content?id=37A333E93128400F97067ED620352923 
8 Town of Gibsons Water Parcel Tax Bylaw No.1308, 2023 
9 Town of Gibsons Rates, Fees & Charges Bylaw No.1196, 2014 
10 Town of Gibsons Sewer Parcel Tax Bylaw No.1307, 2023 
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User Rate N/A N/A 

Town of Gibsons Curbside Collection11 User Rate N/A (vacant) N/A (vacant) 

Community Recreation Facilities  Parcel Tax N/A (vacant) N/A (vacant) 

TOTAL  $733.32 $733.32 

*Single-family dwelling flat rate ($58.25) and commercial base rate ($96.40) 

**Annual dwelling unit rate per 1 garbage & organics bin 

4.3.2 TOWN OF GIBSONS PROPERTY TAXES 

Table 13 outlines the Town of Gibsons tax rates for Residential Class 1 properties that would 
be applicable to Lot 1 Hough Road and Block 6 Hough Road. 

Table 13: 2023 Town of Gibsons Taxes for Lot 1 Hough Road & Block 6 Hough Road  

CATEGORY RESIDENTIAL CLASS 

1 TAX RATE* 

LAND 

VALUE 

IMPROVEMENT 

VALUE 

TAX AMOUNT ($) 

LOT 1 HOUGH 

ROAD 

BLOCK 6 

HOUGH ROAD 

Town of Gibsons 
Municipal Tax Rate 

1.33360   $1,445.62 $742.82 

SCRD Tax Rate 0.9202   $997.50 $512.55 

SCRD Recreational 
Facilities Tax Rate 

0.9490 
  $0 $0 

Hospital Tax Rate 0.06630   $71.87 $36.93 

School Tax Rate 1.07450   $1,164.76 $598.50 

BC Assessment Area 
Tax Rate 

0.0336   $36.42 $18.72 

Municipal Finance 
Authority Tax Rate 

0.0002   $0.22 $0.11 

Police Tax Rate 0.1862   $201.84 $103.71 

TOTAL 2023 PROPERTY 

TAXES 

 $3,918.23 $2,013.34 

* Tax rates are expressed as a dollar figure per $1,000 dollars of assessed property value of land and improvements. 
The assessed values for every taxable property in B.C. is determined annually by BC Assessment.12 

 

11 Town of Gibsons Rates Fees & Charges Bylaw No.1196, 2014 
12 https://www2.gov.bc.ca/gov/content?id=37A333E93128400F97067ED620352923 



TOWN OF GIBSONS  
BOUNDARY EXTENSION STUDY 
 
 

 - 13 - 

The total Town of Gibsons property taxes, and service fees for each lot are as follows: 

• Lot 1 Hough Road: $4,651.55 
• Block 6 Hough Road: $2,746.66 

4.4 TAX & SERVICE FEE COMPARISON 
Table 15 below compares the taxes and user fees between the SCRD and Town of Gibsons. 
Taxes and service fees will increase should both lots be brought into the Town of Gibsons.  

Table 15: Comparison of 2023 taxes and service fees between SCRD and Town of Gibsons 

LOCATION 

PROPERTY TAXES SERVICE FEES* 

SCRD 
TOWN OF 

GIBSONS 

% 

DIFFERENCE 
SCRD 

TOWN OF 

GIBSONS 

% 

DIFFERENCE 

Lot 1 Hough 
Road 

$3,285.51 $3,918.23 +19% $494.05 $733.32 +48% 

Block 6 
Hough Road 

$1,688.22 $2,013.34 +19% $438.17 $733.32 +67% 

*Includes parcel taxes & user fees  

4.5 LOCAL GOVERNMENT SERVICE DELIVERY COMPARISON 
Table 16 below compares the delivery of local government services between the SCRD and 
Town of Gibsons. 

Table 16: Local Government Service Delivery  

  DELIVERY AGENCY 

SERVICE 

CATEGORY 

COMPONENTS REGIONAL DISTRICT TOWN OF GIBSONS 

General 
Government 

Administration, Grants in Aid 
(Schools), Regional 
Sustainability 

SCRD • Mayor, Council & Staff 

• SCRD for components 
listed 

Other Grants in Aid SCRD Not Applicable 

Protective 
Services 

Fire Protection, 911, 
Emergency Planning 

SCRD SCRD 

Bylaw Enforcement, Animal 
Control 

SCRD Town of Gibsons 

Transportation Roads Province (MoTI) Town of Gibsons 

Transit Services SCRD & BC Transit SCRD & BC Transit 
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Environmental Solid Waste Management SCRD SCRD 

Curbside Collection SCRD  Town 

Health Cemetery SCRD SCRD 

Planning & 
Development 

Subdivision Approval Province 
(Provincial 
Approving Officer, 
MoTI) 

Town 

Regional Planning SCRD SCRD 

Building Inspection, Rural 
Planning, Economic 
Development 

SCRD Town 

Recreation & 
Culture 

Recreation & School Facilities, 
Library, Museum, Recreation 
Programs, Dakota Ridge 

SCRD SCRD 

Community Parks & Trails SCRD Town 

Utilities Water Service SCRD (Chapman) SCRD 

Sanitary Sewer Service Not Currently 
Available 

Potential for Service from 
Town 

 

5.0 SITE FEATURES & INFRASTRUCTURE OVERVIEW 

5.1 WATERCOURSES & RIPARIAN AREAS 
A Chaster Creek tributary is located east of the Hough Road properties. The 15-metre riparian 
area around the creek impacts Lot 1 Hough Road. 

5.2 ARCHAEOLOGICAL FEATURES 
The site falls within the Squamish Nation territory. 

5.3 TOPOGRAPHY 
The site overall descends in a southeast direction, with an approximate slope from the south 
to north boundary 5% (Figure 8). 
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Figure 7: Hough Road topography13 

5.4 ACCESS & TRANSPORTATION 

5.4.1 SITE ACCESS & ROADS 

The west side of the Lot 1 and Block 6 Hough Road parcels have legal frontage on Hough 

Road. However, Hough Road has only been constructed (paved) from Highway 101 to the 

northwest corner of Lot 1 (Figure 9).  Should the Lot 1 and Block 6 Hough Road parcels be 
brought into the Town, it is likely the full width of Hough Road up until the southwest corner 

of Block 6 would be included in the municipal boundary.  

 

13 maps.scrd.ca 
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Figure 8: South end of Hough Road looking south toward Lot 1 

Roads within the Sunshine Coast Regional District (an unincorporated area) are under the 

jurisdiction of the Ministry of Transportation & Infrastructure.  

5.4.2 PUBLIC TRANSIT 

There is a BC Transit bus stop for Route 1 located near the Hough Road sites on Pratt Road.  

5.4.3 TRAILS & MULTI-USE PATHS 

While there are no trails or multi-use paths in the immediate vicinity of the site, there is a 

signed cycling route located near the Hough Road site on Pratt Road (Figure 10). 
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Figure 9: Cycling Route Sign on Pratt Road. Source: Google Earth 

5.5 SERVICING 

5.5.1 WATERLINES 

A 200mm diameter ductile iron SCRD watermain is located on Highway 101 north of the site, 

and east of the site on Pratt Road. Capacity testing would be required based on future 

development.  

5.5.2 SANITARY SEWER 

There are no SCRD sewer lines within the vicinity of the site. However, there is low pressure 

100mm diameter HDPE Town of Gibsons sanitary pipe north of the site on Highway 101.  

5.5.3 STORMWATER DRAINAGE 

There are no SCRD or Town of Gibsons stormwater pipes within the vicinity of the site. 

Roadway drainage is directed to roadway ditches and on Hough Road. 

5.5.4 FIRE DEPARTMENT RESPONSE TIMES 

The site falls within the Gibsons/West Howe Sound Fire Protection Area. The nearest stations 

are the SCRD Fire Hall No. 2 on Chaster Road; and Gibsons Fire Hall No. 1 on North Road. Both 

are 2 kilometres from the site. 

6.0 PRELIMINARY STAKEHOLDER FEEDBACK 
Engagement with potentially impacted parties is a key part of the municipal boundary 
extension process with the Ministry of Municipal Affairs. As such, preliminary engagement 
with the SCRD and MOTI was initiated in summer, 2024 by the Town of Gibsons to 
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understand how the proposal may impact their interests. Broader stakeholder 
engagement will be required as part of the formal boundary extension application process 
with the Ministry of Municipal Affairs. This will include consultation with the SCRD, MOTI, 
and other parties that Municipal Affairs deems impacted by the boundary extension 
including: 

• property owners within the proposed municipal boundary extension area 
• improvement districts that overlap with the proposed municipal boundary 

extension area 
• Agricultural Land Commission (ALC) if the proposed extension area includes land in 

the Agricultural Land Reserve (ALR) 
• Integrated Land Management Bureau (ILMB) if the proposed extension area 

includes Crown land; and 
• First Nations whose traditional territory includes the proposed municipal boundary 

extension area 

The summary provided herein reflects only the initial comments that the Town of Gibsons 
has received from SCRD and MOTI as of the date of this report.  

6.1 SUNSHINE COAST REGIONAL DISTRICT 
The Town engaged with the Sunshine Coast Regional District on July 11th, 2024. Based on 
the information provided in this report, the SCRD did not express any significant concerns 
regarding the boundary extension during the meeting. However, the SCRD noted that 
servicing arrangements would need to be established if a boundary extension was 
approved. 

6.2 MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE 
The Town engaged with MOTI on September 6th, 2024. MOTI did not express any significant 
concerns regarding the boundary extension during the meeting. Should the boundary 
extension proceed, MOTI’s preference is for the full right of way width of Hough Road 
fronting the length of the subject properties to be brough into the Town’s jurisdiction.  

7.0 SUMMARY & NEXT STEPS 
The overall impact to the Town of Gibsons does not appear to be significant should the 
boundary be extended to include the two (2) subject parcels on Hough Road. Upfront staff 
resources will be needed to assign Town OCP land use designations, DPAs, and zoning; 
transfer services from SCRD to the Town; and to manage other administrative aspects 
related to the inclusion into the Town. The greatest cost to the Town on an ongoing basis will 
likely be the additional road maintenance (if the road is developed) should the boundary be 
extended to include Hough Road. 
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For the property owners, bringing the lots into the Town’s boundary will result in slightly 
higher property taxes for each parcel; more direct access to subdivision and planning 
services (fewer jurisdictions to coordinate with); and access to Town’s water and sanitary 
sewer services.  

Initial engagement with the SCRD and MOTI showed that there were no concerns of 
significance regarding the potential boundary extension as of the date of this report. These 
agencies, and others, will continue to be engaged should the boundary extension proposal 
proceed through formal application with the Ministry of Municipal Affairs.  

Following this report, the Town of Gibsons will decide, through Council resolution, whether 
to proceed with a formal boundary extension application to the Ministry of Municipal Affairs. 
This process involves property owners and residents in the proposed extension area, as well 
as the Town of Gibsons, the regional district, various government ministries and agencies, 
and First Nations. The process is outlined below. 

7.1 MUNICIPAL AFFAIRS BOUNDARY EXTENSION APPLICATION 
PROCESS  

There are six (6) steps to developing, processing, and approving a municipal boundary 
extension proposal. The Ministry of Municipal Affairs Municipal Boundary Extension Process 
Guide (2010) details the application process. At a high level, the steps involved in the 
boundary extension process are: 

• Step 1: Proposal Development and Referrals 
• Step 2: Proposal Submission 
• Step 3: Ministry of Municipal Affairs Review 
• Step 4: Elector Approval 
• Step 5: Provincial Approval 
• Step 6: Implementation 

Boundary extension applications involve significant coordination, time, and resources at 
both the local and provincial level. The time required to process and approve boundary 
extensions is influenced by the complexity and scale of the proposal and timelines of other 
agencies and organizations involved in the process. As such, estimating timelines to review 
and approve proposals is challenging. 

Sincerely,  

URBAN SYSTEMS LTD. 
 
file://usl.urban-systems.com/projects/Projects_VAN/1300/0165/01/R-Reports-Studies-Documents/R1-Reports/2024-09-
17%20ToG%20Boundary%20Extension%20Site%20Context%20Report_Area%202%20Lot%201%20and%20Block%206%20Hough.doc

https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/governance-powers/municipal_boundary_extension_process_guide.pdf
https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/governance-powers/municipal_boundary_extension_process_guide.pdf


 

 

 

 

 

APPENDIX A 
TITLE CERTIFICATES 

  



**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

Land Title District VANCOUVER
Land Title Office VANCOUVER

Title Number WX2071409
From Title Number BA12258

Application Received 2017-12-27

Application Entered 2018-03-01

Registered Owner in Fee Simple
Registered Owner/Mailing Address: THE BOARD OF EDUCATION SCHOOL DISTRICT NO. 46

(SUNSHINE COAST)
494 SOUTH FLETCHER ROAD, PO BOX 220
GIBSONS, BC
VON 1V0

Taxation Authority North Shore - Squamish Valley Assessment Area

Description of Land
Parcel Identifier: 007-748-281
Legal Description:

LOT 1, EXCEPT: PORTION ON PLAN BCP24851 BLOCK 7 DISTRICT LOT 682 PLAN 14753

Legal Notations NONE

Charges, Liens and Interests NONE

Duplicate Indefeasible Title NONE OUTSTANDING

Transfers NONE

Pending Applications NONE

TITLE SEARCH PRINT 2023-11-02, 12:26:28

File Reference: 1300.0165.01 Requestor: Urban Employees

Title Number: WX2071409 TITLE SEARCH PRINT Page 1 of 1



**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

Land Title District VANCOUVER
Land Title Office VANCOUVER

Title Number WX2071420
From Title Number BA403180

Application Received 2017-12-27

Application Entered 2018-03-01

Registered Owner in Fee Simple
Registered Owner/Mailing Address: THE BOARD OF EDUCATION OF SCHOOL DISTRICT NO. 46

(SUNSHINE COAST)
494 SOUTH FLETCHER ROAD, PO BOX 220
GIBSONS, BC
V0N 1V0

Taxation Authority North Shore - Squamish Valley Assessment Area

Description of Land
Parcel Identifier: 011-317-663
Legal Description:

THE NORTH 100 FEET OF THE WEST 700 FEET EXCEPT: PART ON PLAN BCP24851
BLOCK 6 DISTRICT LOT 682 PLAN 4779

Legal Notations NONE

Charges, Liens and Interests NONE

Duplicate Indefeasible Title NONE OUTSTANDING

Transfers NONE

Pending Applications NONE

TITLE SEARCH PRINT 2023-11-02, 12:28:37

File Reference: 1300.0165.01 Requestor: Urban Employees

Title Number: WX2071420 TITLE SEARCH PRINT Page 1 of 1
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1.0 INTRODUCTION 
The Town of Gibsons (the Town) has engaged Urban Systems Ltd. to undertake a boundary 
extension feasibility study. The Town is contemplating extending its municipal boundaries 
to include two (2) parcels located at 629 and 611 Pratt Road in the Sunshine Coast Regional 
District Area E Elphinstone neighbourhood. This memorandum provides the site context for 
the two parcels, including an overview of the land ownership, location and infrastructure 
servicing, as well as existing SCRD land use bylaws and taxation. It should be noted that the 
property information provided herein was captured in 2023, when the study was initiated. In 
summer 2024, the Town initiated preliminary engagement with other potentially impacted 
agencies including the SCRD and MoTI. A summary of this preliminary engagement has 
been provided in Section 6. 

1.1 LOCATION & EXISTING USE 

1.1.1 SCRD ELECTORAL AREA E ELPHINSTONE 

The subject lots are located within the SCRD Electoral Area E Elphinstone community. The 
Elphinstone community is located on the Mount Elphinstone slopes and is characterized by 
many creeks and ravines, as well as an agricultural plateau where several small farms still 
operate. Single family residential subdivisions are the primary use within Elphinstone, which 
are well served by several public beaches, parks, playgrounds and trails.  The Sunshine Coast 
Highway (Highway 101) runs east-west through the approximate centre of the community, 
with the subject lots located roughly 60 metres to the south. 
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Figure 1: SCRD Electoral Area E: Elphinstone1 

The subject lots are situated directly south of the Town of Gibsons municipal boundary on 
Pratt Road and together cover an area of approximately 2.6 hectares (Figure 2). The lots are 
described in Table 1 below. 

Table 1: Subject Lots 

PARCEL NAME AREA OWNERSHIP TYPE 

611 Pratt Road 2.037 hectares Private 

629 Pratt Road 0.61 hectares Private 

TOTAL 2.647 hectares  

 

Abutting the site to the north are commercial-industrial lots with a series of retail and service 
businesses, and to the south, east and west are single family residential lots. The site overall 
is gently sloped in a southeast direction. A tributary of Chaster Creek runs through 611 Pratt 
Road. 

 

Figure 2: Pratt Road Lots2 

 

 

 

 

 

1 SCRD.ca 
2 SCRD.ca 

629 Pratt Rd 

 

611 Pratt Rd 
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1.1.2 EXISTING USES 

The existing uses on site are described in Table 2 below. 

Table 2: Existing Uses on Site 

PARCEL NAME USE 

611 Pratt Road Single Family Home 

629 Pratt Road Retail Store – B&K Garden & Landscape Supply 

 

2.0 LEGAL OVERVIEW 
The property’s legal description and owner information is shown in Table 3 below – a copy of 
the Title Certificate is in Appendix ‘A’. 

Table 3: Property Descriptions 

PARCEL NAME PROPERTY DESCRIPTION 

611 Pratt 
Road 

Property Type: Fee Simple 

Registered 
Owner/Mailing 

Address: 

1410179 B.C. LTD. 

100 - 1312 LONSDALE AVE 

NORTH VANCOUVER, BC V7M 2H8 

Taxation Authority North Shore – Squamish Valley Assessment Area 

PID: 006-810-756 

Legal Description: LOT 2 BLOCK 7 DISTRICT LOT 682 PLAN 14753 

629 Pratt 
Road 

Property Type: Fee Simple 

Registered 
Owner/Mailing 

Address: 

B & K SOILS & LANDSCAPE SUPPLY INC., INC.NO. 423706 

P.O. BOX 1791 GIBSONS, BC V0N 1V0 

Taxation Authority North Shore – Squamish Valley Assessment Area 

PID: 007-231-750 

Legal Description: LOT D BLOCK 8 DISTRICT LOT 682 PLAN 18023 
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2.1 LEGAL ENCUMBRANCES 
There are no legal encumbrances (covenants; statutory right of ways etc.) on 611 Pratt Road. 
There is one Section 219 covenant (BW479872) registered to 629 Pratt Road in favour of the 
SCRD for erosion and settlement. 

A copy of the covenant is provided in Appendix ‘B’. 

3.0 SCRD & TOWN OF GIBSONS POLICIES 

3.1 OFFICIAL COMMUNITY PLANS 

3.1.1 SCRD OCP 

The SCRD’s Official Community Plan (OCP) Bylaw No. 600 was adopted on July 24, 2008. The 
SCRD is currently undertaking a comprehensive review and update of all seven of their OCP 
bylaws. The following table outlines the land use designations for each of the subject parcels. 

Table 4: Land Use Designations 

PARCEL OCP LAND USE DESIGNATION 

611 Pratt Road Rural Residential 

629 Pratt Road Commercial Industrial Mixed Use & Residential 

 

RURAL RESIDENTIAL DESIGNATION 
The policies relevant to 611 Pratt Road under this designation are listed below: 

1. Any parcel may be used for agricultural purposes, and the keeping of livestock (not 
including pigs), poultry and rabbits may be permitted as set out under the current 
Regional District zoning bylaw. 

2. One single family dwelling on parcels of any size is permitted.  
3. Home occupations and bed & breakfasts are permitted auxiliary to a rural residential 

use.  
4. Wild bird rehabilitation centre auxiliary to a residential use on parcels exceeding 0.35 

ha. (0.86 acres).  
5. A second dwelling may be permitted on parcels exceeding 0.4 ha. (1.0 acre).  
6. Transition houses or vehicle repair and maintenance within enclosed buildings may 

be permitted on parcels exceeding 0.8 ha. (2.0 acres).  
7. Riding stables and academies, campgrounds and garden nurseries may be 

permitted on parcels exceeding 1.75 ha. (4.32 acres).  
8. Kennels and keeping of pigs for personal consumption on parcels exceeding 1.75 ha. 

(4.32 acres) are permitted under the current Regional District zoning bylaw. 
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COMMERCIAL INDUSTRIAL MIXED-USE DESIGNATION 
The policies relevant to 629 Pratt Road under this designation are listed below: 

1. A range of commercial uses is to be permitted, including but not limited to retail and 
wholesale sales, commercial indoor recreation, gasoline service stations, offices and 
restaurants.  

2. A range of light industrial uses is to be permitted, including but not limited to the 
manufacturing, processing, fabricating, assembling, testing, storage, transporting or 
distributing of goods, provided that: 

a. There is no processing or storage of raw materials or resources, nor animals, 
nor storage of any materials or goods outside of the building; and, 

b. Any office or commercial uses associated with the light industrial use are 
located to the front of the site adjacent to a public highway frontage.3 

3.1.2 TOWN OF GIBSONS OCP 

North of 629 Pratt Road is the Mixed-Use Commercial designation (Figure 3). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 3: Town of Gibsons OCP Land Use Designation Map. Source: Gibsons.ca 

 

3 https://www.scrd.ca/wp-content/uploads/2022/12/Bylaw-600-Elphinstone-OCP-
Consolidated-2018-Sep-27.docx.pdf 
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3.2 SCRD ZONING BYLAW 
The following table outlines the zoning for each of the subject parcels per SCRD Zoning 
Bylaw No. 722.  

Table 5: Zoning Bylaw No. 722 RU1 and C5 Overview4 

PARCEL ZONING PURPOSE PRINCIPAL USES 

611 Pratt 
Road 

RU1 – Rural 
Residential 

One 

To permit 
residential and 

rural uses 

• Single Unit Dwelling 

• Second Single Unit Dwelling 

• Agriculture 

• Garden Nursery 

• Keeping of Livestock 

• Vehicle Repair & Maintenance 

• Animal Shelters 

• Horse Riding, Training, or Boarding Facility 

• Manufacturing or Storage 

629 Pratt 
Road 

C5 – 
Commercial 

Five 

To permit 
commercial 

uses 

• Retail 

• Whole Sale 

• Office 

• Personal Service 

• Neighbourhood Pub 

• Assembly 

• Restaurant 

• Tourist Accommodation 

• Tourist Information Centre 

• Fuel Service Station 

• Light Industry 

• Marina 

• Moving & Storage Facility 

• Off-Street Parking 

 

Should these lots be brought into the Town of Gibsons, an amendment to the Town’s zoning 
bylaw will be required. 

3.3 DEVELOPMENT PERMIT AREAS (DPA) 
Each lot falls within at least one (1) SCRD DPA (Table 6). 

 

 

4 https://www.scrd.ca/wp-content/uploads/2023/01/2022-December-Zoning-Bylaw-722.pdf 
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Table 6: SCRD Development Permit Areas 

PARCEL DEVELOPMENT PERMIT AREAS 

611 Pratt Road DPA 2A – Creek/River Corridor 

DPA 4 – Stream Riparian Assessment Area 

629 Pratt Road DPA 5 – Route 101 Commercial Industrial Mixed Use 

 

3.3.1 SCRD DPA 

Both parcels fall within SCRD DPA 2A and 4, which are described below. 

DPA 2A – Creek/River Corridor 

DPA 2A applies to all creeks and extends 30 metres from the streamside natural boundary. 
A riparian assessment and a flood, debris flow and debris flow hazard assessment are 
required. The area impacted by this DPA is shown in Figure 4 below. 

DPA 4 – Stream Riparian Assessment Areas 

DPA 4 includes the areas within and adjacent to all unmapped watercourses and those 
mapped watercourses that either provide fish habitat or flow to a waterbody that provides 
fish habitat. An assessment prepared by a qualified environmental professional is required. 
The area impacted by this DPA is shown in Figure 4 below. 

DPA 5 – Route 101 Commercial Industrial Mixed Use 
Due to its proximity to Highway 101, 629 Pratt Road falls within SCRD DPA 5: a form and 
character DPA which applies to the Commercial Industrial Mixed Use land use designation. 

 

 

 

 

 

 

 

 

 

Figure 4: SCRD DPAs 2A & 4 (blue); and DPA 5 (dashed)5 

 

5 maps.scrd.ca 
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3.3.2 TOWN OF GIBSONS DPA 

The Pratt Road properties abut Town of Gibsons DPA 2 (Riparian Area), DPA 3 (Upper Gibsons 
Commercial Area) and DPA 9 (Gibsons Aquifer) (Figures 5, 6 and 7). 

 

Figure 5: DPA 2 Riparian Area  

 

Figure 6: DPA 3 Upper Gibsons Commercial Area 

 

629 Pratt Rd 

 

 

611 Pratt Rd 

629 Pratt Rd 

 

 

611 Pratt Rd 
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Figure 7: DPA 9 Gibsons Aquifer 

3.4 FIRE DEPARTMENT RESPONSE TIMES 
The site falls within the Gibsons/West Howe Sound Fire Protection Area. The site is 
equidistant to both the SCRD Fire Hall No. 2 located two (2) kilometres to the southwest on 
Chaster Road, and Gibsons Fire Hall No. 1 located to the northeast on North Road. Both are 
roughly a three (3) minute drive. 

4.0 PROPERTY TAXES & SERVICE FEES 
The following provides an overview of both the existing SCRD taxes and service fees, and 

Town of Gibsons taxes and service fees should the two lots be brought into the Town’s 

boundaries. 

4.1 2023 BC ASSESSMENT 
The assessed property values per the 2023 BC Assessment are shown in Table 7 below. Note 
that 629 Pratt Road falls under both the residential and commercial property classes for 
taxation purposes. 

 

 

 

629 Pratt Rd 

 

 

611 Pratt Rd 
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Table 7: Assessed Property Values (Land & Improvements) Per the 2023 BC Assessment 

LOCATION LAND VALUE IMPROVEMENT VALUE TOTAL VALUE 

611 Pratt Road $1,042,000 $159,000 $1,201,000 

629 Pratt Road Residential $126,000 Residential $344,000 $470,000 

Commercial $464,000 Commercial $1,258,000 $1,722,000 

 

4.2 SCRD SERVICES DELIVERY FEES & PROPERTY TAXATION 

4.2.1 SCRD SERVICES 

Table 8 below shows the SCRD service areas each of the lots fall within. 

 

Table 8: SCRD Service Areas 

 LOCATION 

SERVICE AREA 611 Pratt 
Road 

629 Pratt Road 

Chapman Water (SCRD)   

Gibsons/West Howe Sound 
Fire Protection  

  

SCRD Community Service 
Area #17 

  

Area E Curbside Collection   

 

Both parcels are outside the SCRD sanitary sewer service area. SCRD curbside collection 
services are only available to residential dwellings with a civic address. Table 9 below shows 
the SCRD service fees for each parcel. 

 

Table 9: 2023 Parcel taxes and fees for SCRD services 

SERVICE FEE CATEGORY 
LOCATION 

611 Pratt Road 629 Pratt Road 

Chapman Water (SCRD)6 Parcel Tax $591.11 $439.21 

 

6 SCRD Water Rates & Regulations Bylaw 422 
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User Rate $651.49 $651.49 

SCRD Community Service 
Area #17 

Parcel Tax $121.58 $121.58 

Area E Curbside Collection7 User Rate $201.26 N/A 

TOTAL  $1,565.44 $1,212.28 

 

4.2.2 SCRD PROPERTY TAXES 

Table 10 outlines the SCRD tax rates for Residential Class 1 properties that are applicable to 
611 Pratt Road. As 629 Pratt Road falls within both the Residential Class 1 and Business Class 
6 property classes, the tax rates and totals are detailed in Table 11. 

Table 10: 2023 SCRD Taxes for 611 Pratt Road 

CATEGORY 2023 TAX 

RATE* 

LAND 

VALUE 

IMPROVEMENT 

VALUE 

TAX AMOUNT 

($) 

School Tax Rate 1.0745   $1,290.47 

Provincial Rural Tax 0.34   $408.34 

Police Tax 0.0858   $103.05 

SCRD Electoral Area E Tax Rates 1.15688   $1,389.41 

Gibsons/West Howe Sound Fire 
Protection Area 

0.27362   $328.62 

Sunshine Coast Hospital 0.06631   $79.64 

BC Assessment Tax Rate 0.0336   $40.35 

Municipal Finance Authority 0.0002   $0.24 

Community Recreation Service Area 
#17 

0.99827   $158.72 

 

7 https://www.scrd.ca/wp-content/uploads/2023/04/431-Waste-Collection-consolidated-to-
431.27-in-effect-from-2022-NOV-01-to-Present.pdf 
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TOTAL 2023 PROPERTY TAXES  $3,798.84 

* Tax rates are expressed as a dollar figure per $1,000 dollars of assessed property value of land and improvements. 
The assessed values for every taxable property in B.C. is determined annually by BC Assessment.8 

 

Table 11: 2023 SCRD Taxes for 629 Pratt Road 

CATEGORY TAX RATE (2023) 

LAND VALUE 
IMPROVEMENT 

VALUE 

TAX AMOUNT ($) 

RESIDENTIAL 

CLASS 1 

BUSINESS 

CLASS 6 

RESIDENTIAL 

CLASS 1 

BUSINESS 

CLASS 6 

TOTAL 

School Tax Rate 1.0745 3.33   $505.02 $5,734.26 $6,239.28 

Provincial Rural 
Tax 

0.34 2.49   $159.80 $4,287.78 $4,447.58 

Police Tax 0.0858 0.21010   $40.33 $361.79 $402.12 

SCRD Electoral 
Area E Tax Rates 

1.15688 2.83436   $543.73 4,880.77 $5,424.50 

Gibsons/West 
Howe Sound Fire 
Protection Area 

0.27362 0.67037   $128.60 $1,154.38 $1,282.98 

Sunshine Coast 
Hospital 

0.06631 0.16   $31.17 $279.76 $310.93 

BC Assessment 
Tax Rate 

0.0336 0.10   $15.79 $166.00 $181.79 

Municipal Finance 
Authority 

0.0002 0.0005   $0.09 $0.86 $0.95 

Community 
Recreation Service 
Area #17 

0.99827 2.44576   $343.40 $3,076.77 $3,420.17 

TOTAL 2023 

PROPERTY TAXES 

 $1,767.93 $19,942.37 $21,710.30 

 

The total combined fees, parcel taxes and property taxes for each lot are as follows: 

• 611 Pratt Road: $5,364.28 
• 629 Pratt Road: $22,922.58 

 

8 https://www2.gov.bc.ca/gov/content?id=37A333E93128400F97067ED620352923 
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4.3 TOWN OF GIBSONS SERVICE DELIVERY FEES & PARCEL 
TAXATION 

4.3.1 TOWN OF GIBSONS SERVICES 

Based on lots abutting the site to the north, if the Town’s boundaries were extended each of 
the lots would fall within the following Service Areas: 

• Gibsons Zone 4 – SCRD Water 
• Gibsons/West Howe Sound Fire Protection Area 
• Town of Gibsons Curbside Collection Service Area 
• Town of Gibsons Sanitary Sewer 

It is assumed that the property owners would extend the Towns sanitary sewer service to 
their lots, as such this service fee have been included in the analysis below. 

Table 12 below shows the 2023 service fees if both parcels were to be brought onto SCRD 
services. Note that these totals do not include other applicable fees such as metering rates 
for water services.  

Table 12: Parcel taxes and fees for Town of Gibsons services 

SERVICE 
FEE 

CATEGORY 
611 PRATT ROAD 

629 PRATT 

ROAD 

Town of Gibsons 
Water9 10 

Parcel Tax $294.92 $294.92 

User Rate $58.25 $154.65* 

Town of Gibsons 
Sanitary Sewer11 

Parcel Tax $438.40 $438.40 

User Rate $151.43 $151.43 

Town of Gibsons 
Curbside Collection12 

User Rate $225.00** $225.00** 

Community 
Recreation Facilities  

Parcel Tax $115.52 $115.52 

TOTAL  $1,283.52 $1,379.92 

 

*Single-family dwelling flat rate ($58.25) and commercial base rate ($96.40) 

 

9 Town of Gibsons Water Parcel Tax Bylaw No.1308, 2023 
10 Town of Gibsons Rates, Fees & Charges Bylaw No.1196, 2014 
11 Town of Gibsons Sewer Parcel Tax Bylaw No.1307, 2023 
12 Town of Gibsons Rates Fees & Charges Bylaw No.1196, 2014 
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**Annual dwelling unit rate per 1 garbage & organics bin 

4.3.2 TOWN OF GIBSONS PROPERTY TAXES 

Table 13 outlines the Town of Gibsons tax rates for Residential Class 1 properties that would 
be applicable to 611 Pratt Road.  

Table 13: 2023 Town of Gibsons Taxes for 611 Pratt Road 

CATEGORY RESIDENTIAL CLASS 1 

TAX RATE* 

LAND 

VALUE 

IMPROVEMENT 

VALUE 

TAX AMOUNT 

($) 

Town of Gibsons Municipal 
Tax Rate 

1.33360   $1,601.65 

SCRD Tax Rate 0.9202   $1,105.16 

SCRD Recreational 
Facilities Tax Rate 

0.9490 
  $150.89 

Hospital Tax Rate 0.06630   $79.63 

School Tax Rate 1.07450   $1,209.47 

BC Assessment Area Tax 
Rate 

0.0336   $40.35 

Municipal Finance 
Authority Tax Rate 

0.0002   $0.24 

Police Tax Rate 0.1862   $223.63 

TOTAL 2023 PROPERTY TAXES  $4,411.02 

* Tax rates are expressed as a dollar figure per $1,000 dollars of assessed property value of land and improvements. 
The assessed values for every taxable property in B.C. is determined annually by BC Assessment.13 

 

Under the Town of Gibsons, all Business Class 6 properties with improvements receive a 
$10,000 tax exemption from the improvements value. Therefore, the Business Class 6 taxes 
highlighted in Table 14 below are calculated based on a total value of $1,712,000. 

 

 

 

 

 

 

13 https://www2.gov.bc.ca/gov/content?id=37A333E93128400F97067ED620352923 
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Table 14: 2023 Town of Gibsons Taxes for 629 Pratt Road 

CATEGORY TAX RATE* 

LAND VALUE 
IMPROVEMENT 

VALUE 

TAX AMOUNT ($) 

RESIDENTIAL 

CLASS 1 

BUSINESS 

CLASS 6 

RESIDENTIAL 

CLASS 1 

BUSINESS 

CLASS 6 

TOTAL 

Town of Gibsons 
Municipal Tax 
Rate 

1.33360 3.97340   $626.79 $6,802.46 $7,468.98 

SCRD Tax Rate 0.9202 2.2544   $432.49 $3,859.53 $4,314.57 

SCRD 
Recreational 
Facilities Tax Rate 

0.9490 2.3251 
  $326.46 $2,901.72 $3,251.44 

Hospital Tax Rate 0.06630 0.16240   $31.16 $278.03 $310.81 

School Tax Rate 1.07450 3.33000   $505.02 $5,700.96 $6,239.28 

Police Tax Rate 0.1862 0.4561   $87.51 $780.84 $872.91 

BC Assessment 
Authority Tax Rate 

0.0336 0.0964   $15.79 $165.04 $181.79 

Municipal Finance 
Authority Tax Rate 

0.0002 0.0005   $0.09 $0.86 $0.95 

TOTAL 2023 

PROPERTY TAXES 

 $2,025.31 $20,489.44 $22,514.75 

 

* Tax rates are expressed as a dollar figure per $1,000 dollars of assessed property value of land and improvements. 
The assessed values for every taxable property in B.C. is determined annually by BC Assessment.14 

The total Town of Gibsons property taxes, and service fees for each lot are as follows: 

• 611 Pratt Road: $5,694.54 
• 629 Pratt Road: $23,894.67 

4.4 TAX & SERVICE FEE COMPARISON 
Table 15 below compares the 2023 taxes and user fees between the SCRD and Town of 
Gibsons. Generally, taxes and service fees will slightly increase should each lot be brought 
into the Town of Gibsons. The service fees at 611 Pratt Road will decrease by approximately 
18% ($281.92). 

 

 

14 https://www2.gov.bc.ca/gov/content?id=37A333E93128400F97067ED620352923 
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Table 15: Comparison of 2023 taxes and service fees between SCRD and Town of Gibsons 

LOCATION 

2023 PROPERTY TAXES 2023 SERVICE FEES* 

SCRD 
TOWN OF 

GIBSONS 

% 

DIFFERENCE 
SCRD 

TOWN OF 

GIBSONS 

% 

DIFFERENCE 

611 Pratt 
Road 

$3,798.84 $4,411.02 +16% $1,565.44 $1,283.52 -18% 

629 Pratt 
Road 

$21,710.30 $22,514.75 +4% $1,212.28 $1,379.92 +14% 

*Includes parcel taxes & user fees  

4.5 LOCAL GOVERNMENT SERVICE DELIVERY COMPARISON 
Table 16 below compares the delivery of local government services between the SCRD and 
Town of Gibsons. 

Table 16: Local Government Service Delivery  

  DELIVERY AGENCY 

SERVICE 

CATEGORY 

COMPONENTS REGIONAL DISTRICT TOWN OF GIBSONS 

General 
Government 

Administration, Grants in Aid 
(Schools), Regional 
Sustainability 

SCRD • Mayor, Council & Staff 

• SCRD for components 
listed 

Other Grants in Aid SCRD Not Applicable 

Protective 
Services 

Fire Protection, 911, 
Emergency Planning 

SCRD SCRD 

Bylaw Enforcement, Animal 
Control 

SCRD Town of Gibsons 

Transportation Roads Province (MoTI) Town of Gibsons 

Transit Services SCRD & BC Transit SCRD & BC Transit 

Environmental Solid Waste Management SCRD SCRD 

Curbside Collection No Service for 
Pratt lots 

Town 

Health Cemetery SCRD SCRD 

Planning & 
Development 

Subdivision Approval Province 
(Provincial 
Approving Officer, 
MoTI) 

Town 

Regional Planning SCRD SCRD 
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Building Inspection, Rural 
Planning, Economic 
Development 

SCRD Town 

Recreation & 
Culture 

Recreation & School Facilities, 
Library, Museum, Recreation 
Programs, Dakota Ridge 

SCRD SCRD 

Community Parks & Trails SCRD Town 

Utilities Water Service SCRD (Chapman) SCRD 

Sanitary Sewer Service Not Currently 
Available 

Potential for Service from 
Town 

 

5.0 SITE FEATURES & INFRASTRUCTURE OVERVIEW 

5.1 WATERCOURSES & RIPARIAN AREAS 
Chaster Creek Tributary: Runs north-south through 611 Pratt Road. The 15-metre riparian area 
around the creek impacts 611 Pratt Road. 

5.2 ARCHAEOLOGICAL FEATURES 
The site falls within the Squamish Nation territory. 

5.3 TOPOGRAPHY 
The site overall descends in a southeast direction, with an approximate 5% slope from the 
south to north boundary (Figure 8). 
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Figure 8: Pratt Road topography15 

5.4 ACCESS & TRANSPORTATION 

5.4.1 SITE ACCESS & ROADS 

The 611 and 629 Pratt Road parcels have legal access from Pratt Road. Pratt road is a 10-
metre wide, paved, two-way road (Figures 9 & 10). There are no sidewalks on Pratt Road. 
Should the 629 and 611 Pratt Road lots be brought into the Town, consideration as to 
whether the full width or half width of the Pratt Road right of way fronting these parcels is 
brought into the Town’s boundary.   

 

15 maps.scrd.ca 
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Figure 9: 611 Pratt Road (to the left), looking north 

 

Figure 10: 629 Pratt Road looking southwest. Source: Google Earth 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Roads within the Sunshine Coast Regional District (an unincorporated area) are under the 

jurisdiction of the Ministry of Transportation & Infrastructure.  

5.4.2 PUBLIC TRANSIT 

There is a BC Transit bus stop for Route 1 located on Pratt Road just north of the 629 Pratt 

Road lot.  

5.4.3 TRAILS & MULTI-USE PATHS 

While there are no trails or multi-use paths in the immediate vicinity of the site, Pratt Road 

is a signed cycling route (Figure 11). 
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Figure 11: Cycling Route Sign on Pratt Road. Source: Google Earth 

 

5.5 SERVICING 

5.5.1 WATERLINES 

A 200mm diameter ductile iron SCRD watermain is located on Highway 101 north of the site, 

and east of the site on Pratt Road. Capacity testing would be required based on future 

development.  

5.5.2 SANITARY SEWER 

There are no SCRD sewer lines within the vicinity of the site. However, there is low pressure 

100mm diameter HDPE Town of Gibsons sanitary pipe north of the site on Highway 101.  

5.5.3 STORMWATER DRAINAGE 

There are no SCRD or Town of Gibsons stormwater pipes within the vicinity of the site. 

Roadway drainage is directed to roadway ditches and on Pratt Road. 

5.5.4 FIRE DEPARTMENT RESPONSE TIMES 

The site falls within the Gibsons/West Howe Sound Fire Protection Area. The nearest stations 

are the SCRD Fire Hall No. 2 on Chaster Road; and Gibsons Fire Hall No. 1 on North Road. Both 

are two (2) kilometres from the site. 
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6.0 PRELIMINARY STAKEHOLDER FEEDBACK 
Engagement with potentially impacted parties is a key part of the municipal boundary 
extension process with the Ministry of Municipal Affairs. As such, preliminary engagement 
with the SCRD and MOTI was initiated in summer, 2024 by the Town of Gibsons to 
understand how the proposal may impact their interests. Broader stakeholder 
engagement will be required part of the formal boundary extension application process 
with the Ministry of Municipal Affairs. This will include consultation with the SCRD, MOTI, 
and other parties that Municipal Affairs deems impacted by the boundary extension 
including: 

• property owners within the proposed municipal boundary extension area 
• improvement districts that overlap with the proposed municipal boundary 

extension area 
• Agricultural Land Commission (ALC) if the proposed extension area includes land in 

the Agricultural Land Reserve (ALR) 
• Integrated Land Management Bureau (ILMB) if the proposed extension area 

includes Crown land; and 
• First Nations whose traditional territory includes the proposed municipal boundary 

extension area 

The summary provided herein reflects only the initial comments that the Town of Gibsons 
has received from SCRD and MOTI as of the date of this report.  

6.1 SUNSHINE COAST REGIONAL DISTRICT 
The Town engaged with the Sunshine Coast Regional District on July 11th, 2024. Based on 
the information provided in this report, the SCRD did not express any significant concerns 
regarding the boundary extension during the meeting. However, the SCRD noted that 
servicing arrangements would need to be established if a boundary extension was 
approved. 

6.2 MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE 
The Town engaged with MOTI on September 6th, 2024. MOTI did not express any significant 
concerns regarding the boundary extension during the meeting. Should the boundary 
extension proceed, MOTI’s preference is for the full right of way width of Pratt Road fronting 
the length of the subject properties to be brough into the Town’s jurisdiction. MOTI also 
noted that further consideration is necessary to assess how MOTI’s current access and 
drainage requirements may affect the subject properties should they be incorporated into 
the Town. 
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7.0 SUMMARY & NEXT STEPS 
The overall impact to the Town of Gibsons does not appear to be significant should the 
boundary be extended to include the two (2) subject parcels on Pratt Road. Upfront staff 
resources will be needed to assign Town OCP land use designations, DPAs, and zoning; 
transfer services from SCRD to the Town; and to manage other administrative aspects 
related to the inclusion into the Town. The greatest cost to the Town on an ongoing basis will 
likely be the additional road maintenance on Pratt Road should the boundary be extended 
to include Pratt Road. 

For the property owners, bringing the lots into the Town’s boundary will result in slightly 
higher property taxes for each parcel; more direct access to subdivision and planning 
services (fewer jurisdictions to coordinate with); and, access to Town’s water and sanitary 
sewer services.  

Initial engagement with the SCRD and MOTI showed that there were no concerns of 
significance regarding the potential boundary extension as of the date of this report. These 
agencies, and others, will continue to be engaged should the boundary extension proposal 
proceed through formal application with the Ministry of Municipal Affairs.  

Following this report, the Town of Gibsons will decide, through Council resolution, whether 
to proceed with a formal boundary extension application to the Ministry of Municipal Affairs. 
This process involves property owners and residents in the proposed extension area, as well 
as the Town of Gibsons, the regional district, various government ministries and agencies, 
and First Nations. The process is outlined below. 

7.1 MUNICIPAL AFFAIRS BOUNDARY EXTENSION APPLICATION 
PROCESS  

There are six steps to developing, processing, and approving a municipal boundary extension 
proposal. The Ministry of Municipal Affairs Municipal Boundary Extension Process Guide 
(2010) details the application process. At a high level, the six steps involved in the boundary 
extension process are: 

• Step 1: Proposal Development and Referrals 
• Step 2: Proposal Submission 
• Step 3: Ministry of Municipal Affairs Review 
• Step 4: Elector Approval 
• Step 5: Provincial Approval 
• Step 6: Implementation 

Boundary extension applications involve significant coordination, time, and resources at 
both the local and provincial level. The time required to process and approve boundary 
extensions is influenced by the complexity and scale of the proposal and timelines of other 

https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/governance-powers/municipal_boundary_extension_process_guide.pdf
https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/governance-powers/municipal_boundary_extension_process_guide.pdf
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agencies and organizations involved in the process. As such, estimating timelines to review 
and approve proposals is challenging.  

 

Sincerely,  

 

URBAN SYSTEMS LTD. 
 

 
file://usl.urban-systems.com/projects/Projects_VAN/1300/0165/01/R-Reports-Studies-Documents/R1-Reports/Pratt%20Road%20Properties/2024-10-

04%20ToG%20Boundary%20Extension%20Site%20Context%20Report_Area%201%20629%20Pratt%20&%20611%20Pratt.docx
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**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

Land Title District VANCOUVER
Land Title Office VANCOUVER

Title Number CB587095
From Title Number GD108907

Application Received 2023-04-27

Application Entered 2023-05-11

Registered Owner in Fee Simple
Registered Owner/Mailing Address: 1410179 B.C. LTD.

100 - 1312 LONSDALE AVE
NORTH VANCOUVER, BC
V7M 2H8

Taxation Authority North Shore - Squamish Valley Assessment Area

Description of Land
Parcel Identifier: 006-810-756
Legal Description:

LOT 2 BLOCK 7 DISTRICT LOT 682 PLAN 14753

Legal Notations NONE

Charges, Liens and Interests
Nature: MORTGAGE
Registration Number: CB587437
Registration Date and Time: 2023-04-27 16:09
Registered Owner: VELETIA MARY ANDERSON

Duplicate Indefeasible Title NONE OUTSTANDING

Transfers NONE

Pending Applications NONE

TITLE SEARCH PRINT 2023-11-02, 12:24:55

File Reference: 1300.0165.01 Requestor: Urban Employees

Declared Value $2150000  

Title Number: CB587095 TITLE SEARCH PRINT Page 1 of 1



**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

Land Title District VANCOUVER
Land Title Office VANCOUVER

Title Number BW298839
From Title Number BK168152

Application Received 2004-06-30

Application Entered 2004-07-21

Registered Owner in Fee Simple
Registered Owner/Mailing Address: B & K SOILS & LANDSCAPE SUPPLY INC., INC.NO. 423706

P.O. BOX 1791
GIBSONS, BC
V0N 1V0

Taxation Authority North Shore - Squamish Valley Assessment Area

Description of Land
Parcel Identifier: 007-231-750
Legal Description:

LOT D BLOCK 8 DISTRICT LOT 682 PLAN 18023

Legal Notations
THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE BA75765

THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE BB873816, EXPIRES: N/A

THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE BW574228

Charges, Liens and Interests
Nature: COVENANT
Registration Number: BW479872
Registration Date and Time: 2004-10-20 08:54
Registered Owner: SUNSHINE COAST REGIONAL DISTRICT

TITLE SEARCH PRINT 2023-11-02, 10:53:52

File Reference: 1300.0165.01 Requestor: Urban Employees

Declared Value $ 243000  

Title Number: BW298839 TITLE SEARCH PRINT Page 1 of 2



Nature: MORTGAGE
Registration Number: CA8796401
Registration Date and Time: 2021-02-25 09:22
Registered Owner: SUNSHINE COAST CREDIT UNION

INCORPORATION NO. FI 125

Nature: ASSIGNMENT OF RENTS
Registration Number: CA8796402
Registration Date and Time: 2021-02-25 09:22
Registered Owner: SUNSHINE COAST CREDIT UNION

INCORPORATION NO. FI 125

Duplicate Indefeasible Title NONE OUTSTANDING

Transfers NONE

Pending Applications NONE

TITLE SEARCH PRINT 2023-11-02, 10:53:52

File Reference: 1300.0165.01 Requestor: Urban Employees

Declared Value $ 243000  

Title Number: BW298839 TITLE SEARCH PRINT Page 2 of 2
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1.0 INTRODUCTION 
The Town of Gibsons (the Town) has engaged Urban Systems Ltd. to undertake a boundary 
extension feasibility study. The Town is contemplating extending its municipal boundaries 
to include ‘Lot 6’ near the Gospel Rock neighbourhood in the Sunshine Coast Regional 
District Area E Elphinstone neighbourhood. This memorandum provides the site context for 
the Lot 6 parcel, including an overview of the land ownership, location and infrastructure 
servicing, as well as existing SCRD land use bylaws and taxation. It should be noted that the 
property information provided herein was captured in 2023, when the study was initiated. In 
summer 2024, the Town initiated preliminary engagement with other potentially impacted 
agencies including the SCRD and MOTI. A summary of this preliminary engagement has 
been provided in Section 6. 

1.1 LOCATION & EXISTING USE 
SCRD Electoral Area E Elphinstone 

Lot 6 is located within the southeast corner of the SCRD Electoral Area E Elphinstone 
community. The area is located on the Mount Elphinstone slopes and is characterized by 
many creeks and ravines, as well as an agricultural plateau where several small farms still 
operate. Single family residential subdivisions are the primary use within Elphinstone, which 
are well served by several public beaches, parks, playgrounds and trails.  The site is just north 
of Secret Beach, and to the northwest of the Gospel Rock viewpoint. 
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Figure 1: SCRD Electoral Area E: Elphinstone1 

Lot 6 is situated next to the Town of Gibsons municipal boundary to the east. This 2.4-hectare 
(5.9 acre) site fronts Gower Point Road to the south and is directly across from the public 
access to Secret Beach. To the west, Lot 6 is bordered by the unconstructed Secret Beach 
Road. Abutting the site to the north and east are the Gospel Rock parcels which are currently 
under development, and to the west are single family lots, and a small SCRD park parcel. The 
parcel generally slopes to the southeast toward the coast, with Seaward Creek running 
through the northwest and southwest corners of the site. 

Lot 6 is currently undeveloped. 

 

Figure 2: Lot 62 

2.0 LEGAL OVERVIEW 
The property’s legal description and owner information is shown in Table 1 below – a copy of 

the Title Certificate is in Appendix A. 

 

1 SCRD.ca 
2 SCRD.ca 
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Table 1: Lot 6 Property Description 

PROPERTY TYPE: Fee Simple 

REGISTERED OWNER/MAILING 

ADDRESS: 
1335546 B.C. LTD., INC. No. BC1335546 

TAXATION AUTHORITY North Shore - Squamish Valley Assessment Area 

PID: 026-380-846 

LEGAL DESCRIPTION: 
LOT 6 DISTRICT LOT 842 GROUP 1 NEW 

WESTMINSTER DISTRICT PLAN BCP19068 

 

2.1 LEGAL ENCUMBRANCES 
There are, four (4) covenants and one (1) statutory building scheme registered on title. Copies 

of each are provided in Appendix B, and are outlined in Table 2 below. 

Table 2: Lot 6 Legal Encumbrances 

COVENANTS 

BR1490 – SCRD (erosion; land slip) 

BX300326 – SCRD (erosion; land slip) 

BV325883 – Ministry of Transportation & Infrastructure (Geotechnical Hazard) 

BV325884 – Ministry of Water, Land and Resource Stewardship & SCRD (Flood 
Hazard) 

STATUTORY BUILDING SCHEME BV325879 
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3.0 SCRD & TOWN OF GIBSONS POLICIES 

3.1 OFFICIAL COMMUNITY PLANS 

3.1.1 SCRD OCP 

The SCRD’s Official Community Plan (OCP) Bylaw No. 600 was adopted on July 24, 2008. The 

SCRD is currently undertaking a comprehensive review and update of all seven of their OCP 

bylaws. Under the OCP Lot 6 is designated Residential A. The policies under this designation 

are listed below: 

• One single family dwelling on parcels of any size is permitted. 

• A second dwelling is permitted on parcels with a size exceeding 4000 square metres 

(1.0 acre) to provide a potentially affordable housing option. 

• Agricultural and horticulture sales on parcels exceeding 2000 square metres (0.5 

acre) are permitted. 

• On parcels exceeding 500 square metres (0.125 acres), the maximum parcel coverage 

shall be 35% including the footprint of all buildings, covered structures and 

impervious surfaces. 

• An auxiliary dwelling unit with a gross floor area up to 55 square metres (592 sq. ft.) is 

permitted on parcels exceeding 2000 square metres (0.5 acres) where there is only 

one other single-family dwelling unit. 

• Home offices and bed & breakfasts are permitted within a single-family dwelling. 

• Each parcel created by subdivision shall exceed 2000 square metres (0.5 acres) 

subject to sewage (septic) disposal, public road access, possible development permit 

requirements, and other servicing requirements of the regional district and other 

agencies. 

3.1.2 TOWN OF GIBSONS OCP 

While Lot 6 is outside of the Town’s boundary, it should be noted that the parcel abuts 
against the Town’s Greenbelt/Natural Open Space land use designation (Figure 3 below). 
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Figure 3: Town of Gibsons OCP Land Use Designation Map. Source: Gibsons.ca 

3.2 ZONING BYLAW 
Lot 6 is zoned Residential One (R1) which permits single-unit dwellings in residential areas 
with additional dwellings on larger residential lots which exceed 3500 square metres.  

Should Lot 6 be brought into the Town of Gibsons, an amendment to the Town’s zoning 
bylaw will be required. 

3.3 DEVELOPMENT PERMIT AREAS (DPA) 

3.3.1 SCRD DPA 

Due to the presence of steep slopes in the northwest corner of Lot 6, and the presence of 
Seaward Creek, Lot 6 falls within three (3) SCRD Development Permit Areas (DPAs): 

DPA 2A – Creek/River Corridor 

DPA 2A applies to all creeks and extends 30 metres from the streamside natural boundary. 
Requires a riparian assessment and a flood, debris flow and debris flow hazard assessment. 
The area of Lot 6 impacted by this DPA is shown in pink in Figure 4 below. 

DPA 2B – Ravines (15m & 30m) 
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DPA 2B applies to ravine areas, and requires a hazard assessment 15 metres and 30 metres 
from ravine crests to determine required setbacks. The area of Lot 6 impacted by this DPA is 
shown in orange in Figure 4 below.  

DPA 4 – Stream Riparian Assessment Areas 

DPA4 includes the areas within and adjacent to all unmapped watercourses and those 
mapped watercourses that either provide fish habitat or flow to a waterbody that provides 
fish habitat. An assessment prepared by a qualified environmental professional is required. 
The area of Lot 6 impacted by this DPA is shown in purple in Figure 4 below. 

 

Figure 4: Development Permit Areas at Lot 6 

 

3.3.2 TOWN OF GIBSONS DPA 

Lot 6 abuts 3 Town of Gibsons DPAs (Figure 5): 

DPA 1: Geotechnical Hazard 

 This DPA abuts the northwest corner of Lot 6 where the steep ravine slopes follow Seaward 
Creek. 
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DPA 2: Environmentally Sensitive 

This DPA abuts the northwest corner of Lot 6 around the Seaward Creek. 

DPA 10: Gospel Rock Development 

This DPA follows the east and north boundary of Lot 6, and is a form and character DPA for 
the Gospel Rock development. 

  

Figure 5: Town of Gibsons DPA 1: Geotechnical Hazard (yellow); DPA 2: Environmentally Sensitive 
(green); and DPA 10: Gospel Rock Development (red)3 

4.0 PROPERTY TAXES & SERVICE FEES 
The following provides an overview of both the existing SCRD taxes and service fees, and 

Town of Gibsons taxes and service fees should Lot 6 be brought into the Town’s boundaries. 

Note that the fees and taxes are reflective of 2023 rates. 

4.1 2023 BC ASSESSMENT 
The 2023 BC Assessment Authority assessed Lot 6 to be valued at: 

 

3 maps.scrd.ca 
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• Land Value: $1,794,000 
• Improvements: $0.  

No improvements (buildings) have been made to Lot 6. 

4.2 SCRD SERVICES DELIVERY FEES & PROPERTY TAXATION 

4.2.1 SCRD SERVICES 

Lot 6 falls within the three following SCRD Service Delivery areas: 

• Chapman Water Service Area 
• Gibsons/West Howe Sound Fire Protection Area 
• Area E Curbside Collection Service Area 

Lot 6 does not currently pay user fees for SCRD water or curbside services because the 
parcel is vacant. In addition, should Lot 6 join the Town it would not receive the Town’s 
water, sanitary or curbside services until the Gospel Rock development is complete.  

For the purposes of an ‘apples-to-apples’ comparison of the service delivery fees between 
the SCRD and Town of Gibsons, it has been assumed that Lot 6 has a single-family dwelling 
on site. It is also assumed that Lot 6 can access the Town’s water, sanitary and curbside 
services once the Gospel Rock development is complete.  

The SCRD parcel taxes and user fees for water, community recreation and curbside collection 
services are outlined in Table 3 below. Note that these totals do not include other applicable 
fees such as metering rates for water services. 

Table 3 2023 SCRD Parcel Taxes & User Fees 

SERVICE FEE 

Sunshine Coast Regional 
Water Authority4 

Parcel Tax $589.28 

User Rate $651.49 

Community Recreation 
Service Area 175 

$121.58 

SCRD Curbside Collection 
Service Area6 

$201.26 

TOTAL $1,442.03 

 

 

4 SCRD Water Rates and Regulations Bylaw No.422 
5 SCRD Community Recreation Facilities Fees and Charges Bylaw No.599 
6 SCRD Waste Collection Bylaw No.431 
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4.2.2 SCRD PROPERTY TAXES 

Table 4 outlines the SCRD tax rates for Residential Class 1 properties that are applicable to 
Lot 6.  

Table 4: 2023 SCRD Rural Tax Rates & Property Taxes for Residential 1 Property Class 

CATEGORY 2023 TAX 

RATE* 

LAND VALUE IMPROVEMENTS TAX AMOUNT 

School Tax Rate 1.0745   $1,927.65 

Provincial Rural Tax 0.34   $609.96 

Police Tax 0.0858   $153.93 

SCRD Electoral Area E Tax Rates 1.15688   $2,075.44 

Gibsons/West Howe Sound Fire Protection 
Area 

0.27362   $490.87 

Sunshine Coast Hospital 0.06631   $118.96 

BC Assessment Tax Rate 0.0336   $60.28 

Municipal Finance Authority 0.0002   $0.36 

TOTAL 2023 PROPERTY TAXES $5,437.45 

* Tax rates are expressed as a dollar figure per $1,000 dollars of assessed property value of land and improvements. 
The assessed values for every taxable property in B.C. is determined annually by BC Assessment.7 

4.3 TOWN OF GIBSONS SERVICE DELIVERY FEES & PROPERTY 
TAXATION 

4.3.1 TOWN OF GIBSONS SERVICES 

Table 5 below shows the Town’s water service fees and parcel taxes if Lot 6 were to be 
connected to the Town’s services in the future. This analysis assumes the parcel has a single-
family dwelling. Note that these totals do not include other applicable fees such as metering 
rates for water services. 

Table 5: 2023 Town of Gibsons Parcel Taxes & User Fees 

SERVICE FEE 

Town of Gibsons Water8 9 Parcel Tax $294.92 

 

7 https://www2.gov.bc.ca/gov/content?id=37A333E93128400F97067ED620352923 
8 Town of Gibsons Rates, Fees & Charges Bylaw No.1196, 2014 
9 Town of Gibsons Water Parcel Tax Bylaw No.1308, 2023 
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User Rate $58.25* 

Town of Gibsons Sanitary Sewer10 11   
Parcel Tax $438.40 

User Rate $151.43 

Town of Gibsons Curbside Collection12 $225.00** 

TOTAL $1,168.00 

*Per single family dwelling 
**Annual dwelling unit rate per 1 garbage & organics bin 

4.3.2 TOWN OF GIBSONS PROPERTY TAXES 

Table 6 outlines the Town of Gibsons tax rates for Residential Class 1 properties that would be 
applicable to Lot 6 if the Town’s boundary is extended.  

Table 6: 2023 Town of Gibsons Tax Rates13 for Residential Class 114 

TAX CATEGORY 2023 TAX RATE LAND VALUE IMPROVEMENTS TAX 

AMOUNT 

Town of Gibsons Municipal Tax Rate 1.33360   $2,392.48 

SCRD Tax Rate 0.9202   1,650.84 

SCRD Recreational Facilities Tax Rate 0.9490   $0.00 

Hospital Tax Rate 0.06630   $118.94 

School Tax Rate 1.07450   $1,927.65 

BC Assessment Area Tax Rate 0.0336   $60.28 

Municipal Finance Authority Tax Rate 0.0002   $0.36 

Police Tax Rate 0.1862   $334.04 

TOTAL 2023 PROPERTY TAXES $6,484.59 

 

 

10 Town of Gibsons Rates, Fees & Charges Bylaw No.1196, 2014 
11 Town of Gibsons Sewer Parcel Tax Bylaw No.1307, 2023 
12 Town of Gibsons Rates Fees & Charges Bylaw No.1196, 2014 
13 https://www2.go2.76050v.bc.ca/assets/gov/british-columbians-our-governments/local-
governments/finance/loc0.92020al-government-statistics/schedule702_2023.xlsx 
14 https://www.scrd.ca/wp-content/uploads/SCRD-2023-2027-Financial-Plan-Final-
Version.pdf 
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4.4 TAX & SERVICE FEE COMPARISON 
Table 7 below shows the difference in taxes and service fees between the SCRD and Town 
of Gibsons.  

Table 7: Comparison of 2023 taxes and service fees between SCRD and Town of Gibsons 

LOCATION 

PROPERTY TAXES SERVICE FEES* 

SCRD 
TOWN OF 

GIBSONS 

% 

DIFFERENCE 
SCRD 

TOWN OF 

GIBSONS 

% 

DIFFERENCE 

Lot 6 $5,437.45 $6,484.59 +19% $1,442.03 $1,168.00 -19% 

*Includes parcel taxes & user fees  

Assuming no additional development occurs on site, the property taxes under the Town of 
Gibsons will increase by approximately $1,000 (+19%), and annual service fees (assuming the 
parcel can get onto the Town’s services) will decrease by approximately $275 (-19%).  

4.5 LOCAL GOVERNMENT SERVICE DELIVERY COMPARISON 
Table 8 below compares the delivery of local government services between the SCRD and 
Town of Gibsons for Lot 6.   

Table 8: Local Government Service Delivery  

SERVICE 

CATEGORY 

COMPONENTS DELIVERY AGENCY 

REGIONAL DISTRICT TOWN OF GIBSONS 

General 
Government 

Administration, Grants in Aid 
(Schools), Regional 
Sustainability 

SCRD • Mayor, Council & Staff 

• SCRD for components 
listed 

Other Grants in Aid SCRD Not Applicable 

Protective 
Services 

Fire Protection, 911, 
Emergency Planning 

SCRD SCRD 

Bylaw Enforcement, Animal 
Control 

SCRD Town of Gibsons 

Transportation Roads Province (MoTI) Town of Gibsons 

Transit Services SCRD & BC 
Transit 

SCRD & BC Transit 

Environmental Solid Waste Management SCRD SCRD 

Curbside Collection SCRD Town 

Health Cemetery SCRD SCRD 
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Planning & 
Development 

Subdivision Approval Province 
(Provincial 
Approving 
Officer, MoTI) 

Town 

Regional Planning SCRD SCRD 

Building Inspection, Rural 
Planning, Economic 
Development 

SCRD Town 

Recreation & 
Culture 

Recreation & School Facilities, 
Library, Museum, Recreation 
Programs, Dakota Ridge 

SCRD SCRD 

Community Parks & Trails SCRD Town 

Utilities Water Service SCRD 
(Chapman) 

SCRD (Until utility available 
in Gospel Rock) 

Sanitary Sewer Service Not Currently 
Available 

Potential for Service from 
Town 

 

5.0 SITE FEATURES & INFRASTRUCTURE OVERVIEW 

5.1 WATERCOURSES & RIPARIAN AREAS 
Seaward Creek runs through the northwest and southwest corners of Lot 6 toward the ocean 
to the south.  

5.2 ARCHAEOLOGICAL FEATURES 
The site falls within the Squamish Nation territory. 

5.3 TOPOGRAPHY 
The average slope from the south boundary to the north boundary of the site is  
approximately 12%, with steeper grades concentrated at the ravine around Seaward Creek in 
the northwest corner of the site (Figure 6). 
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Figure 6: Lot 6 topography15 

5.4 ACCESS & TRANSPORTATION 

5.4.1 SITE ACCESS & ROADS 

Existing access to Lot 6 is provided via Gower Point Road and an unconstructed road at the 
west corner of the site known as Secret Beach Road. Gower Point Road is a narrow, paved 2-
way road with gravel shoulders and is a popular route for locals and tourists who park and 
access the SCRD’s many beaches off Gower Point Road and Ocean Beach Esplanade. (Figure 
7). 

 

15 maps.scrd.ca 
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Figure 7: Gower Point Road at the east corner of Lot 6 (to the right), looking west. Source: Google 
Earth 

Roads within the Sunshine Coast Regional District (an unincorporated area) are under the 
jurisdiction of the Ministry of Transportation & Infrastructure. Should Lot 6 be brought into 
the Town’s boundary, it is likely that the boundary will fall on the centre line of Gower Point 
Road (following the same alignment from the east). Consideration will need to be given to 
whether the Town’s boundary includes the full width of Secret Beach Road. 

5.4.2 PUBLIC TRANSIT 

There are no BC Transit bus stops adjacent to Lot 6. The nearest bus stop for is located 
approximately one (1) kilometre to the east on Gower Point Road at Glassford Road. 

5.4.3 TRAILS & MULTI-USE PATHS 

While there are no trails or multi-use paths in the immediate vicinity of Lot 6, directly across 
Lot 6 is the public beach access and parking area for Secret Beach (Figure 8). 
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Figure 8: Secret Beach Parking & Access off Gower Point Road (looking south) 16 

5.5 SERVICING 

5.5.1 WATERLINES 

A 150mm diameter ductile iron SCRD watermain is located south of Lot 6 on the south side 
of Gower Point Road. There is also a Town of Gibsons water main located on Gower Point 
Road to the east of Lot 6. Connection to the Town’s water would not be feasible until the 
Gospel Rock development is completed. 

5.5.2 SANITARY SEWER 

There are no SCRD or Town of Gibsons sanitary & storm sewer lines within the vicinity of Lot 
6. Connection to the Town’s sewer system would not be feasible until the Gospel Rock 
development is completed. 

 

16 Google Earth 2023 
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5.5.3 STORMWATER DRAINAGE 

There are no SCRD or Town of Gibsons stormwater pipes within the vicinity of Lot 6. Roadway 
drainage is directed to roadway ditches and an MoTI roadway culvert located on Gower Point 
Road at Secret Beach Road. 

5.5.4 GAS LINES  

A Fortis BC Distribution Pressure Gas Main is located immediately south of Lot 6 running 
along Gower Point Road.  

5.5.5 BURIED ELECTRICAL POWER LINES 

An BC Hydro Underground Primary power line is located directly south of Lot 6 on Gower 
Point Road. 

5.5.6 TELECOMMUNICATIONS LINES 

There are overhead Telus Communications lines located directly across Lot 6 on Gower Point 
Road.  

5.5.7 FIRE DEPARTMENT RESPONSE TIMES 

Lot 6 falls within the Gibsons/West Howe Sound Fire Protection Area. The nearest station is 
the SCRD Fire Hall No. 2 located 2 kilometres to the northwest on Chaster Road, which is a 
roughly three (3) minute drive (Figure 9). 

 

Figure 9: Driving Distance from Fire Hall No.2 to Lot 617 

 

17 Maps.Google.com 
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It is a six minute drive to Lot 6 from Fire Hall No.1 located on North Road (Figure 10). 

 

Figure 10: Driving Distance from Fire Hall No.1 to Lot 618 

 

6.0 PRELIMINARY STAKEHOLDER FEEDBACK 
Engagement with potentially impacted parties is a key part of the municipal boundary 
extension process with the Ministry of Municipal Affairs. As such, preliminary engagement 
with the SCRD and MOTI was initiated in summer, 2024 by the Town of Gibsons to 
understand how the proposal may impact their interests. Broader stakeholder 
engagement will be required as part of the formal boundary extension application process 
with the Ministry of Municipal Affairs. This will include consultation with the SCRD, MOTI, 

 

18 Maps.Google.com 
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and other parties that Municipal Affairs deems impacted by the boundary extension 
including: 

• property owners within the proposed municipal boundary extension area 
• improvement districts that overlap with the proposed municipal boundary 

extension area 
• Agricultural Land Commission (ALC) if the proposed extension area includes land in 

the Agricultural Land Reserve (ALR) 
• Integrated Land Management Bureau (ILMB) if the proposed extension area 

includes Crown land; and 
• First Nations whose traditional territory includes the proposed municipal boundary 

extension area 

The summary provided herein reflects only the initial comments that the Town of Gibsons 
has received from SCRD and MOTI as of the date of this report.  

6.1 SUNSHINE COAST REGIONAL DISTRICT 
The Town engaged with the Sunshine Coast Regional District on July 11th, 2024. Based on 
the information provided in this report, the SCRD did not express any significant concerns 
regarding the boundary extension during the meeting. However, the SCRD noted that 
servicing arrangements would need to be established if a boundary extension was 
approved. 

6.2 MINISTRY OF TRANSPORTATION AND INFRASTRUCTURE 
The Town engaged with MOTI on September 6th, 2024. MOTI did not express any significant 
concerns regarding the boundary extension during the meeting. MOTI did note that 
additional discussions are necessary to clarify the alignment of the jurisdictional boundary 
along Gower Point Road should the subject lot be incorporated into the Town. Additional 
discussions will also be essential to coordinate ongoing operations and maintenance of 
Gower Point Road adjacent to the subject property given potential geotechnical hazards 
and drainage considerations in the vicinity.  

7.0 SUMMARY & NEXT STEPS 
Bringing Lot 6 onto the Town’s services is largely dependent on the successful completion 
of the Gospel Rock development. Therefore, the Town should consider how further 
development and subdivision of the Lot 6 parcel is impacted should it be brought into the 
Town’s boundaries. Legal instruments such as covenants may be necessary to ensure 
adequate servicing is provided.  

Beyond servicing, the overall impact to the Town of Gibsons does not appear to be 
significant should the boundary be extended to include lot 6. Upfront staff resources will be 
needed to assign Town OCP land use designations, DPAs, and zoning; transfer services 
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from SCRD to the Town; and to manage other administrative aspects related to the 
inclusion into the Town. The development potential of Lot 6 could be significant should 
servicing challenges be overcome, which could provide positive property taxation benefits 
for the Town.  

For the property owners, bringing the lots into the Town’s boundary will result in slightly 
higher property taxes for each parcel; more direct access to subdivision and planning 
services (fewer jurisdictions to coordinate with); and, access to Town’s water and sanitary 
sewer services if services are extended as part of the Gospel Rock development.  

Initial engagement with the SCRD and MOTI showed that there were no concerns of 
significance regarding the potential boundary extension as of the date of this report. These 
agencies, and others, will continue to be engaged should the boundary extension proposal 
proceed through formal application with the Ministry of Municipal Affairs.  

Following this report, the Town of Gibsons will decide, through Council resolution, whether 
to proceed with a formal boundary extension application to the Ministry of Municipal Affairs. 
This process involves property owners and residents in the proposed extension area, as well 
as the Town of Gibsons, the regional district, various government ministries and agencies, 
and First Nations. The process is outlined below. 

7.1 MUNICIPAL AFFAIRS BOUNDARY EXTENSION APPLICATION 
PROCESS  

There are six (6) steps to developing, processing, and approving a municipal boundary 
extension proposal. The Ministry of Municipal Affairs Municipal Boundary Extension Process 
Guide (2010) details the application process. At a high level, the steps involved in the 
boundary extension process are: 

• Step 1: Proposal Development and Referrals 
• Step 2: Proposal Submission 
• Step 3: Ministry of Municipal Affairs Review 
• Step 4: Elector Approval 
• Step 5: Provincial Approval 
• Step 6: Implementation 

Boundary extension applications involve significant coordination, time, and resources at 
both the local and provincial level. The time required to process and approve boundary 
extensions is influenced by the complexity and scale of the proposal and timelines of other 
agencies and organizations involved in the process. As such, estimating timelines to review 
and approve proposals is challenging 

Sincerely,  

URBAN SYSTEMS LTD. 
 
file://usl.urban-systems.com/projects/Projects_VAN/1300/0165/02/R-Reports-Studies-Documents/R1-Reports/2024-10-

04%20ToG%20Boundary%20Extension%20Study_Lot%206%20Gospel%20Rock_Site%20Assessment.docx

https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/governance-powers/municipal_boundary_extension_process_guide.pdf
https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/local-governments/governance-powers/municipal_boundary_extension_process_guide.pdf
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**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN**

Land Title District VANCOUVER
Land Title Office VANCOUVER

Title Number CA9601428
From Title Number CA8220878

Application Received 2021-12-21

Application Entered 2021-12-23

Registered Owner in Fee Simple
Registered Owner/Mailing Address: 1335546 B.C. LTD., INC.NO. BC1335546

975 - 235 STREET
LANGLEY, BC
V2Z 2Y1

Taxation Authority North Shore - Squamish Valley Assessment Area

Description of Land
Parcel Identifier: 026-380-846
Legal Description:

LOT 6 DISTRICT LOT 842 GROUP 1 NEW WESTMINSTER DISTRICT PLAN BCP19068

Legal Notations
THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE BA128695

THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE BA128696

THIS TITLE MAY BE AFFECTED BY A PERMIT UNDER PART 26 OF THE LOCAL
GOVERNMENT ACT, SEE BR80408

Charges, Liens and Interests
Nature: COVENANT
Registration Number: BR1490
Registration Date and Time: 2001-01-04 09:47
Registered Owner: SUNSHINE COAST REGIONAL DISTRICT
Remarks: INTER ALIA

AS TO PART FORMERLY LOT 5 PLAN BCP6827

TITLE SEARCH PRINT 2023-11-01, 09:03:58

File Reference: 1300.0165.02 Requestor: Urban Employees

Declared Value $1250000  

Title Number: CA9601428 TITLE SEARCH PRINT Page 1 of 2



Nature: STATUTORY BUILDING SCHEME
Registration Number: BV325879
Registration Date and Time: 2003-08-19 09:41
Remarks: INTER ALIA

AS TO PART FORMERLY LOT 5 PLAN BCP6827

Nature: COVENANT
Registration Number: BV325883
Registration Date and Time: 2003-08-19 09:41
Registered Owner: THE CROWN IN RIGHT OF BRITISH COLUMBIA
Remarks: INTER ALIA

PART IN PLAN BCP6829

Nature: COVENANT
Registration Number: BV325884
Registration Date and Time: 2003-08-19 09:42
Registered Owner: THE CROWN IN RIGHT OF BRITISH COLUMBIA

SUNSHINE COAST REGIONAL DISTRICT
Remarks: INTER ALIA

AS TO PART FORMERLY LOT 5 PLAN BCP6827

Nature: COVENANT
Registration Number: BX300326
Registration Date and Time: 2005-01-10 09:13
Registered Owner: SUNSHINE COAST REGIONAL DISTRICT
Remarks: AS TO PART FORMERLY BLOCK 3 (REF-PLAN 2364)

DISTRICT LOT 842 GROUP 1 NEW WESTMINSTER DISTRICT

Duplicate Indefeasible Title NONE OUTSTANDING

Transfers NONE

Pending Applications NONE

TITLE SEARCH PRINT 2023-11-01, 09:03:58

File Reference: 1300.0165.02 Requestor: Urban Employees

Declared Value $1250000  

Title Number: CA9601428 TITLE SEARCH PRINT Page 2 of 2
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Regular Council 

MEETING MINUTES 
Tuesday, October 8, 2024 

Council Chambers, 3:30pm 
Town Hall, 474 South Fletcher Road, Gibsons, BC 

 
 
PRESENT: Mayor Silas White  

Councillor David Croal 
Councillor Annemarie De Andrade 
Councillor Stafford Lumley 
Councillor Christi Thompson 
Youth Representative Melyssa Verhoeven 

  
STAFF: 

  
Rebecca Anderson, Acting CAO, Corporate Officer 
William Wallace, Director of Finance 
Lesley-Anne Staats, Director of Planning 
Heidi Siller, Executive Assistant (recorder) 
Andrew Maxwell (AV Support) 

 
 
CALL TO ORDER 
 

The Mayor called the meeting to order at 3:35pm. 
 
APPROVAL OF THE AGENDA 
  
R2024-213 Regular Council Agenda - October 8, 2024 

MOVED by Councillor Croal  
SECONDED by Councillor Thompson  
 
THAT the Regular Business Agenda of October 8, 2024 be adopted. 

CARRIED  
 
ADOPTION OF MINUTES 
  
R2024-214 Minutes of the Special Council Meeting - September 24, 2024 

MOVED by Councillor Croal  
SECONDED by Councillor Thompson  
 
THAT the minutes of the Special Council meeting held September 24, 2024 be 
adopted.  



Regular Council Meeting Minutes - Tuesday, October 8, 2024 

CARRIED  
 
BUSINESS ARISING FROM THE MINUTES 
  
R2024-215 Residential Guest Accommodation (RGA) 

MOVED by Councillor Lumley  
SECONDED by Councillor Croal  
 
THAT Residential Guest Accommodation (RGA) business licence fees be 
consistently and fairly aligned so that rooms within a home and homes being 
shared for a limited term of 3 months and under be eligible for a $200 business 
licence, and all other self-contained units be eligible for a $2,000 business 
licence.  

CARRIED  
 
BYLAWS 
  
R2024-216 Zoning Amendment Bylaw No. 1065-81, 2024 (Billy's Walk) 

MOVED by Councillor Croal  
SECONDED by Councillor Thompson  
 
THAT Zoning Amendment Bylaw No. 1065-81, 2024 be given Second 
Reading; 
  
AND THAT DP-2024-08 for Lots 19, 20 and 21 Gibsons Way and 666 School 
Road be issued with the revised September 2024 proposal, subject to the 
adoption of Bylaw 1065-81, 2024; 
  
AND FURTHER THAT the a public information meeting be held by the 
developer and the feedback collected be reported back to Council before 
Zoning Amendment Bylaw No. 1065-81 is presented for final reading. 

CARRIED  
 
ADMINISTRATION REPORTS 
  
R2024-217 Housing Needs Report dated September 24, 2024 

MOVED by Councillor Croal 
SECONDED by Councillor Lumley  
 
THAT the 2024 Housing Needs Report be endorsed. 

CARRIED  
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BYLAWS 
  
R2024-218 718 North Road Housing Agreement Bylaw No. 1324, 2024 

MOVED by Councillor Croal  
SECONDED by Councillor Thompson  
 
THAT "718 North Road Housing Agreement Bylaw No. 1324, 2024" be 
adopted.  

CARRIED  
  
R2024-219 2025 Permissive Property Tax Exemptions Bylaw No. 1323, 2024 

MOVED by Councillor Croal 
SECONDED by Councillor Thompson  
 
THAT “Town of Gibsons 2025-2026 Permissive Property Tax Exemption Bylaw 
No. 1323, 2024” be adopted. 

CARRIED  
 
 
 
NEW BUSINESS 
  
R2024-220 Servicing Waterfront Properties  

MOVED by Councillor Croal  
SECONDED by Councillor De Andrade  
 
THAT staff be directed to bring forward recommendations on future-proofing 
the waterfront properties currently served by foreshore sanitary sewer mains. 
  
  
  

CARRIED  
 
COMMITTEE REPORTS 
 
Committee-of-the-Whole Meeting - September 24, 2024 
 

Committee-of-the-Whole Meeting Minutes 
  
  
 

  

Page 3 of 9



Regular Council Meeting Minutes - Tuesday, October 8, 2024 

R2024-221 OCP and Zoning Amendment for a Duplex at 528 Marine Drive 

MOVED by Councillor Thompson 
SECONDED by Councillor Croal  
 
THAT Official Community Plan Amendment Bylaw 985-37, 2024 be given first 
and second reading;  
 
AND THAT pursuant to Section 477 of the Local Government Act, 
consideration be given to Official Community Amendment Bylaw 985-37, 2024 
in conjunction with the Town’s Financial Plan and Waste Management Plan;  
 
AND THAT Zoning Amendment Bylaw No. 1065-82, 2024 be given first and 
second reading;  
 
AND THAT a Public Hearing be scheduled;  
 
AND THAT an exemption be granted to the Zoning Bylaw’s Flood Plain 
requirements for 528 Marine Drive subject to: 
 

 meeting the conditions outlined in the Flood Hazard Assessment report 
by Northwest Hydraulic Consultants dated May 3, 2024; 

 the registration of a save harmless covenant in favour of the Town of 
Gibsons; 

 and the adoption of Zoning Amendment Bylaw 1065-82, 2024. 
  
AND THAT the application for 528 Marine Drive be referred to the Advisory 
Design Panel for input on the Development Permit for form and character; 
 
AND FURTHER THAT the developer integrate the ADP recommendations into 
the Development Permit design before the public hearing. 

CARRIED  
  
R2024-222 OCP and Zoning Amendment for Lot A and C Gibsons Way for a 

commercial building fronting Gibsons Way and 172 residential apartment 
units 

MOVED by Councillor De Andrade  
SECONDED by Councillor Croal  
 
THAT Official Community Plan Amendment Bylaw 985-38, 2024 be given first 
reading; 
 
AND THAT pursuant to Section 477 of the Local Government Act, Council 
consider Official Community Amendment Bylaw 985-38, 2024 in conjunction 
with the Town’s Financial Plan and Waste Management Plan; 
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AND THAT Zoning Amendment Bylaw No. 1065-83, 2024 be given first 
reading; 
 
AND FURTHER THAT prior to the public hearing, a public information meeting 
be held by the developer and feedback collected be reported back to Council. 

CARRIED  
  
R2024-223 2025-2029 Financial Plan Preparation 

MOVED by Councillor Lumley  
SECONDED by Councillor Croal  
 
THAT a general cost escalation be included in the 2025-2029 Financial Plan in 
the amount of 2%, which follows the Bank of Canada CPI target rate; 
 
AND THAT an updated 2025 budget be prepared with a target 2025 municipal 
tax increase of approximately 5%. 

CARRIED  
  
R2024-224 Business Licence Bylaw Amendment No. 666-13, 2024 

MOVED by Councillor Croal  
SECONDED by Councillor De Andrade  
 
THAT the "Business Licence Bylaw Amendment No. 666-13, 2024" be given 
first, second and third reading. 

CARRIED  
 

Advisory Design Panel Minutes - October 2, 2024 
The minutes of the Advisory Design Panel held October 2, 2024 were received 
for information. 
  
   

  
R2024-225 Sunshine Coast Accessibility Advisory Committee -  

Recommendations from the September 23, 2024 meeting for Council 
consideration 
MOVED by Councillor Croal  
SECONDED by Councillor De Andrade  
 
THAT staff representatives to the Sunshine Coast Accessibility Advisory 
Committee be directed to apply for grant funding to support the Committee 
initiatives including, but not limited to, hiring a consultant to create the 
Accessibility Plan and projects that reduce or eliminate accessibility barriers on 
the Sunshine Coast; 
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AND THAT the Town of Gibsons Youth Representative on Council be 
appointed to the Sunshine Coast Regional Accessibility Advisory Committee 
each year; 
 
AND FURTHER THAT a letter be sent to School District 46 to inquire about the 
implementation of their accessibility plan and to inquire about opportunities for 
collaboration, subject to the letter being approved by the Committee before it is 
sent. 

CARRIED  
 
ADMINISTRATION REPORTS 
  
R2024-226 Development Cost Charge Project Update 

MOVED by Councillor Croal  
SECONDED by Councillor De Andrade  
 
THAT staff be directed to host a stakeholder information session on the 
proposed DCC rates; 
 
AND THAT staff prepare a report summarizing the feedback from the 
stakeholder engagement and provide recommendations for updates to the 
DCC Bylaw 1218, to be presented to Committee in Q4 2024.  

CARRIED  
  
R2024-227 Boundary Expansion 

MOVED by Councillor De Andrade  
SECONDED by Councillor Croal  
 
THAT staff be directed to request that the Minister extend the boundary of the 
municipality to include the following parcels: 
 
1. LOT 1, EXCEPT: PORTION ON PLAN BCP24851 BLOCK 7 DISTRICT LOT 
682 PLAN 14753 (Hough  Road) 
2. THE NORTH 100 FEET OF THE WEST 700 FEET EXCEPT: PART ON 
PLAN BCP24851 BLOCK 6 DISTRICT LOT 682 PLAN 4779 (Hough Road) 
3. LOT 2 BLOCK 7 DISTRICT LOT 682 PLAN 14753 (Pratt Road) 
4. LOT D BLOCK 8 DISTRICT LOT 682 PLAN 18023 (Pratt Road) 
5. LOT 6 DISTRICT LOT 842 GROUP 1 NEW WESTMINSTER DISTRICT 
PLAN BCP19068 (Gospel Rock) 

CARRIED  
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COUNCIL REPORTS 
 

Councillor De Andrade provided an update on their activities since the previous 
meeting.  

 
MOTION TO CLOSE 
 
R2024-228 MOVED by Councillor Croal  

SECONDED by Councillor De Andrade  
 
THAT the meeting be closed at 5:53pm in accordance with section(s) 90(1)(a), 
90(1)(c), 90(1)(k), 90(1)(m) and 90(2)(d) of the "Community Charter": 
  

 90(1)(a) personal information about an identifiable individual who holds 
or is being considered for a position as an officer employee or agent of 
the municipality or another position appointed by the municipality 
[committee appointments]; 

  
 90(1)(c) labour relations or other employee relations [collective 

bargaining]; 
  

 90(1)(k) negotiations and related discussions respecting the proposed 
provision of a municipal service that are at their preliminary stages and 
that, in the view of the council, could reasonably be expected to harm 
the interests of the municipality if they were held in public [community 
amenity contribution offers]; 

  
 90(1)(m) a matter that, under another enactment, is such that the public 

may be excluded from the meeting [Section 13 of the Freedom of 
Information and Privacy Act – Policy advice or recommendations 
regarding Community Amenity Contributions]; 

  
 90(2)(d) a matter that, under another enactment, is such that the public 

must be excluded from the meeting [Section 12 of the Freedom of 
Information and Privacy Act - local public body deliberations regarding 
policy considerations]. 

CARRIED  
 
REOPEN TO THE PUBLIC 
 

The meeting reopened to the public at 7:17pm. 
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REPORT FROM IN CAMERA 
  
R2024-230 Gibsons Landing Harbour Authority (GLHA) 

MOVED by Councillor Lumley  
SECONDED by Councillor Thompson  
 
THAT Roly Morris , Matthew Kirk-Buss, Mark Urwin and Andrew Clarke be 
appointed to the GLHA Board of Directors for a two-year term ending October 
31, 2026; 
 
AND THAT Bob Morris and Jana Nadler be appointed to the GLHA Board of 
Directors for a one-year term ending October 31, 2025 to replace Directors not 
completing the two-year term. 

CARRIED  
  
R2024-231 Gibsons Landing Harbour Authority (GLHA) 

MOVED by Councillor Croal  
SECONDED by Councillor Thompson  
 
THAT the individual appointed to serve as the Council Liaison to the Board 
Meetings of the Gibsons Landing Harbour Authority, who is currently Mayor 
Silas White, be authorized to represent the Town of Gibsons, and to vote on 
behalf of the Town, at the forthcoming Annual General Meeting of the GLHA. 

CARRIED  
  
R2024-232 Gibsons Landing Harbour Authority (GLHA) 

MOVED by Councillor De Andrade 
SECONDED by Councillor Thompson  
 
THAT a motion be made at the forthcoming Annual General Meeting of the 
Gibsons Landing Harbour Authority that a Special Meeting of the Members be 
scheduled within 90 days to discuss amending the GLHA's bylaws and for the 
GLHA Board to present their Strategic Plan. 

CARRIED  
 
NEXT MEETING 
 

The next Regular meeting of Council to be held on Tuesday, November 5 at 
3:30pm.  
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ADJOURNMENT 
 
R2024-233 MOVED by Councillor Croal  

SECONDED by Councillor Thompson  
 
THAT the meeting be adjourned at 7:17pm. 

CARRIED  
 

Rebecca Anderson, Corporate Officer Silas White, Mayor 
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Regular Council 

MEETING MINUTES 
Tuesday, April 8, 2025 

Council Chambers, 3:30pm 
Town Hall, 474 South Fletcher Road, Gibsons, BC 

 
 
PRESENT: Mayor Silas White  

Councillor David Croal 
Councillor Annemarie De Andrade 
Councillor Stafford Lumley 
Councillor Christi Thompson 
Youth Representative Melyssa Verhoeven 

  
STAFF: 

  
Emanuel Machado, Chief Administrative Officer 
Rebecca Anderson, Corporate Officer 
Tracey Hincks, Deputy Corporate Officer 
Lesley-Anne Staats, Director of Planning 
Trevor Rutley, Director of Infrastructure Services  
Katie Allnutt, Manager of Financial Services   
Heidi Siller, Executive Assistant (recorder) 
Andrew Maxwell (audio visual) 

 
 
CALL TO ORDER 

The Mayor called the meeting to order at 3:30pm. 
 
APPROVAL OF THE AGENDA 
  
R2025-62 Regular Council Agenda - April 8, 2025 

MOVED by Councillor Croal  
SECONDED by Councillor De Andrade  
 
THAT the Regular Business Agenda of April 8, 2025 be adopted. 

CARRIED  
 
ADOPTION / RECEIPT OF MINUTES 
  
R2025-63 Minutes of the Special Council Meeting - March 25, 2025 

MOVED by Councillor Croal  
SECONDED by Councillor Thompson  
 
THAT the minutes of the Special Council meeting held March 25, 2025 be 
adopted.  

CARRIED  
 



Regular Council Meeting Minutes - Tuesday, April 8, 2025 

Minutes of the Board of Variance Meeting - March 11, 2025 
  
The minutes of the Board of Variance meeting held March 11, 2025 were 
received for information.   

 
BYLAWS 
  
R2025-64 Zoning Amendment Bylaw No. 1065-85, 2025 - Cannabis Store at 442 

Marine Drive 

MOVED by Councillor Croal  
SECONDED by Councillor De Andrade  
 
THAT "Zoning Amendment Bylaw No. 1065-85, 2025" be given first, second 
and third reading and be adopted. 

CARRIED  
  
R2025-65 Zoning Amendment Bylaw No. 1065-86, 2025 - Cannabis Store at 1095 

Sunshine Coast Highway  

MOVED by Councillor De Andrade  
SECONDED by Councillor Thompson  
 
THAT "Zoning Amendment Bylaw No. 1065-86, 2025" be given first, second 
and third reading.  

CARRIED  
 
ADMINISTRATION REPORTS 
  
R2025-66 Boundary Extension Alternative Approval Process 

MOVED by Councillor Croal  
SECONDED by Councillor De Andrade  
 
THAT an Alternative Approval Process be approved and conducted with 
respect to the elector approval required for the 2025 Boundary Extension 
Application; 
  
AND THAT the total number of eligible electors of the area be determined to 
be 4014; and the 10% threshold 401; 
  
AND THAT with respect to 2025 Boundary Extension, the Elector Response 
Forms be established and approved as presented; 
  
AND THAT the deadline for receiving elector responses be June 2, 2025 at 
4:00 pm, following the 30-day statutory elector response period; 
  
AND THAT notice for boundary extension be published in accordance with 
section 86(2) of the Community Charter in the Coast Reporter newspaper, and 
one notice in the British Columbia Gazette (Part 1) as well as notice provided 
via the Town of Gibsons website; 
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AND FURTHER THAT elector response forms may be accepted in any one of 
the following ways: 
  

 Delivered in person at the Town of Gibsons Town Hall, 474 South 
Fletcher Road, Gibsons, BC during regular office hours (Monday to 
Friday, 8:30 am to 4:00 pm, excluding statutory holidays) or after hours 
if deposited into the overnight mail drop slot at the front entrance of 
Town Hall; 

  
 By mail to Town of Gibsons, Box 340, Gibsons, BC V0N 1V0; 

  
 By emailing a legible scanned copy to: clerk@gibsons.ca with the 

subject heading: Elector Response Form.  

CARRIED  
  
R2025-67 528 Marine Drive form and character development permit 

Architect Scott Keck presented new form and character designs and answered 
questions from Council.  
 
MOVED by Councillor Croal  
SECONDED by Councillor Lumley  
 
THAT DP-2024-21 for a duplex at 528 Marine Drive be issued. 

CARRIED  
  
R2025-68 2025 Parcel Tax Roll Review Panel – Water/Sewer/Community Recreation 

Parcel Taxes 

MOVED by Councillor Croal  
SECONDED by Councillor De Andrade 
 
THAT a meeting be convened of the Parcel Tax Roll Review Panel at 3:15pm 
on Tuesday, May 6, 2025 in the Town’s Council chambers; 
 
AND FURTHER THAT all members of Council be appointed to sit as members 
on the Parcel Tax Roll Review Panel. 

CARRIED  
 
NEXT MEETING 
 

The next Regular meeting of Council to be held on Tuesday, April 22, 2025 at 
3:30pm.  
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ADJOURNMENT 
 
R2025-69 MOVED by Councillor Croal  

SECONDED by Councillor Thompson  
 
THAT the meeting be adjourned at 4:03pm. 

CARRIED  
 

Rebecca Anderson, Corporate Officer Silas White, Mayor 
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	In addition to statutory advertising, information packages will be prepared prior to the start of the AAP.  Information packages and Elector Forms will be made available on the Town of Gibsons website and at Town Hall (474 South Fletcher Road).  Statu...
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	The cost of statutory advertising for the AAP is estimated to be $4,000 (2 full page ads in the Coast Reporter) as well as one ad in the British Columbia Gazette estimated at $1,000.
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	Under section 12 of the Local Government Act, before Cabinet can consider a boundary extension, the following next steps must take place:
	 Council must give notice of the proposed extension once in the BC Gazette (Part 1);
	 Council must obtain approval of the electors of the municipality;
	 Results of the elector approval process; and
	 If electors support the municipal boundary extension proposal, the Town must provide the Ministry with a second council resolution confirming the request to the Minister to extend the boundary of the municipality.
	While not a legislative requirement, it would be beneficial to know if the SCRD Board resolved to support the boundary extension, or discussed it, to include in briefing material to the Ministry. A letter was sent to the SCRD in June of 2024 and a sub...
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