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Chapter 1 ï Introduction 

 

Highlanders are united by the landscape ï rocky uplands and dense coastal forest. This shared terrain is 
not easy to traverse; nor is it easy to develop or farm. The topography has shaped a pattern of roads and 
land use; it has also shaped a unique rural lifestyle. Homes and buildings, while scattered, have a 
relatively small footprint on the land. This is unusual in an area so close to a big city. 

There has been gradual but steady change in the Highlands over the past three decades. A 
number of large lot holdings have been subdivided, in some cases, into parcels of .4 hectares (one acre) 
or less. As the planning process associated with the OCP has revealed, there is considerable concern 
about the scale and type of future change.  Although some residents indicate they are unreceptive to any 
development, many Highlanders are willing to accept some change and development as long as it: 

 fits into the rural community and does not compromise its character over the 
long term;  

 protects the natural environment; 

 does not have a significant impact on the community aquifers; 

 is not visible from main roads, parks and trails; and 

 produces a social, economic or environmental good that may not be 
achieved without it.  

The planning process has encouraged all Highlanders to participate by sharing their experience, 
technical knowledge and opinions. The process has included a printed survey, two open houses, one 
day-long workshop and three ñtopic groupsò that met several times between October 2003 and March 
2004. The work was guided by a Planning Coordinating Team that was established in August 2003 by 
District Council to oversee the process leading to this plan. This OCP owes much to the dedicated 
volunteers who donated a great deal of time as contributors, facilitators, recorders, and committee 
participants. Appendix B provides a full record of the planning process, along with a list of individuals who 
were members of committees. 

1.1 Highlands Long Term Vision Statement 

Residents have been clear about what is important to them and there are a number of common 
perspectives. The following VISION STATEMENT captures shared sentiments and sets a direction for the 
future. 

The Highlands is a primarily residential community, rural in nature, and blessed 

with an exceptional abundance of scenic beauty, native plant and animal life, and 

public parkland. Those of us who live here place high value on the natural 

environment and our rural lifestyle. Highlanders are actively involved in the 

community, which fosters a spirit that is both self-reliant and cooperative.  

The Highlands will strive to diversify its economy while preserving our natural 

systems, including the aquifers on which we depend so heavily. Land use 

decisions will be guided by a community plan, with the ongoing involvement of 

residents. 

As stewards of our unique natural environment, we will protect its integrity. We 

will retain sufficient lands in their natural state to permit a diversity of plant and 

animal life to flourish and to ensure that the rural lifestyle we enjoy today can be 

experienced by future generations. We believe in the value of open and green 

space, trail systems, and outdoor recreational opportunities, both to enhance life 
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in the Highlands and to contribute to the well-being of southern Vancouver Island 

as a whole. 

We will provide for an adequate tax base, including light industrial, related 

commercial and nature-related recreational uses in some areas of the 

Highlands, in order to support basic, affordable municipal services and 

facilities. We will encourage alternative transportation choices, housing 

choices, and a community hall. 

New development in the Highlands will be in keeping with the rural character of 

the community and carefully designed to protect sensitive environmental 

conditions. The pace of change should be gradual and the type of development 

should leave a small footprint on the land. 

In order to move toward a future that is consistent with the VISION STATEMENT, the District of 

Highlands will strive to attain the following six goals: 

 Goal 1 
To protect the natural environment.  

 Goal 2 
To retain and strengthen the rural character of the Highlands.  

 Goal 3 
To support economic diversification that is consistent with Highlandsô 
rural character and the natural environment. 

 Goal 4 
To ensure the long-term economic sustainability of the Highlandsô 
community. 

 Goal 5 
To provide basic, affordable public services and facilities. 

 Goal 6 
To encourage involvement in a healthy rural community, including all 
planning decisions. 

These goals form the foundation for all objectives and policies of the OCP. While all six goals 
should be taken into account in all planning and development decisions, it was clear from the public 
process that protecting the natural environment is particularly important.  

The District of Highlands requests that other agencies and levels of government acknowledge 
and respect the statements of this plan. 
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1.2 The Official Community Plan 

The Official Community Plan (OCP) is one of a municipalityôs most important documents. It sets out 
community objectives and broad statements of policy to guide Councilôs decisions about land use, zoning, 
development and servicing. The OCP also provides residents, and prospective investors with a 
framework for making their own decisions. Importantly, it is also the legal vehicle for setting out the use of 
other regulatory measures that can be used by the municipality ï for example, development permit areas, 
development approval information areas and heritage 
designations.  

The Local Government Act sets out required and 
voluntary topics to be included in an OCP (refer to sidebar, 
Figure 1 and reference to Sections 877 and 878 of the 
legislation) and provides a range of ñtoolsò that allow 
municipalities to implement their plans. At the time of this draft, 
the legislation also advises municipalities to ñwork towardò 14 
goals in its OCP (refer to Figure 2). 

An OCP is comprehensively updated from time to time, 
particularly when major changes are anticipated in local 
circumstances. Amendments and consolidations occur more 
frequently; any revision to the plan requires a public process. 
Highlandsô last OCP was adopted in 1997. 

Where a topic is not within the jurisdiction of the local 
government, an OCP may only state the broad objectives 
related to that matter. Once adopted, the OCP does not commit 
the District to carry out the proposals in the plan but it does 
require that all initiatives taken, works carried out and bylaws 
enacted by Council are consistent with it. If Council wishes to 
depart from the policies of the OCP, a formal amendment must 
be adopted. 

Some parts of this OCP can be implemented by the 
District of Highlands acting alone. Often, however, other 
agencies or levels of government will be involved. Since some 
lands and services are managed by other agencies, and all 
lands beyond the Highlands' boundaries are managed by other 
jurisdictions, the successful implementation of the Highlandsô 
OCP depends on multi-party cooperation.  

Map 1.1 shows the area covered by this OCP.   

1.2.1. Planning History 

On August 2, 1864, the Colony of British Columbiaôs Gazette referred to the Highland Land District as 
being, ñdefined on the maps of the Survey Office.ò  The land was generally surveyed into 160 acre 
parcels, although smaller sections were also common.  The first pre-emptions in the area now 
encompassed by the District of Highlands were to John Stewart (Stewart Mountain Road) and John Scafe 
(Scafe Hill) in 1883.  That was also the year that Caleb Pike homesteaded Section 35.  The first 
homesteaders were self-sufficient farmers, who also sold some of their produce in Victoria, a long dayôs 
journey there and back by horse and buggy.  By the early 1900ôs, some residents added to their incomes 
by selling trees for logging.   

 The Highlandsô first formal organization was the formation of a School District, which built a one-
room schoolhouse in 1893. That schoolhouse was relocated to the Caleb Pike Homestead on Millstream 
Road.  By 1916, most land had been pre-empted by resident settlers when George Corry acquired 
Sections 58 and 59a.  A few sections which had reverted were

Figure 1 

The Local Government Act sets out a skeleton for an 
OCP. It must include statements and maps in relation 
to seven matters: 

Á location, amount, type and density of residential 
development required to meet anticipated 
housing needs over a period of at least five years; 

Á location, amount and type of present and 
proposed commercial, industrial, institutional, 
agricultural, recreational and public utility land 
uses; 

Á location and area of sand and gravel deposits; 

Á restrictions on the use of land that is subject to 
hazardous conditions or that is environmentally 
sensitive to development; 

Á location and phasing of any major road, sewer 
and water systems; 

Á location and type of present and proposed public 
facilities, including schools, parks and waste 
treatment and disposal sites; and 

Á affordable, rental and special needs housing. 

Additionally, an OCP may include policies relating to: 

1. social needs, well-being and social development; 

2. maintenance and enhancement of farming; and 

3. preservation, protection, restoration and 
enhancement of the natural environment, its 
ecosystems and biological diversity. 



 

7 

 

Highlands Official Community Plan March 2007  
**Consolidated for Convenience Purpose Only:  It Is Not A Certified Copy 

 

 



 

8 

 

Highlands Official Community Plan March 2007  
**Consolidated for Convenience Purpose Only:  It Is Not A Certified Copy 

 

purchased from the Crown in the 1930ôs and 1940ôs.  As the early subsistence farmers sold and moved 
away, Highlandsô population declined.  Some of those who moved away sold to local loggers, resulting in 
the cutting of most of the old-growth trees by the 1950ôs.  While forestry was the main economic activity in 
the Highlands until the 1950s, other professions, such as farming, were also pursued.  

The Highlands District Ratepayers (now 
Community) Association was incorporated in 1967 to 
give Highlanders a voice in land use planning.  The 
Province relinquished its planning function for the 
Highlands when the Capital Regional District (CRD) 
was established in 1969.  

 The first plan for the Highlands was adopted 
by the CRD Board in 1981, following years of input by 
Highlandsô residents.  In addition to the area now 
covered by the District, the plan covered the Willis 
Point area. The philosophy of that plan, formally 
adopted in 1981, was to balance future urban 
development with the protection of major 
environmental features. The plan identifies a 
Development Reserve Area of 1,360 hectares in the 
southwest portion of Highlands in which ñto develop a 
new urban community.ò It also identified potential 
major parks and regional open space. 

Highlands was incorporated as a District 
Municipality in 1993. The newly formed Council 
appointed a Steering Committee, comprised of 
municipal staff and citizens, to guide the process and 
content of the Districtôs first OCP. In 1995, the 
committee conducted a comprehensive survey of 
Highlands residents as part of the Highlands ñDreams 
and Decisionsò project.  The survey revealed what 
Highlanders valued about living in the municipality, 
and what they wanted to see preserved and improved. 
A separate survey of Highlands youth revealed what 
this often-overlooked group of residents felt about life 
in the Highlands. These surveys provided essential 
information in the development of the 1997 OCP. 

The philosophy of the 1997 OCP differed from its predecessor. The plan places as Goal 1 the 
protection of the natural environment with other goals subsidiary.  Retaining the 30 acres minimum lot 
size and use of amenity zoning have been significant in supporting that goal.  The 1997 plan does not 
include the concept of a ñDevelopment Reserve Areaò.  

1.2.2 Regional Growth Strategy 

The CRD Regional Growth Strategy (RGS) was adopted in 2003. This document establishes eight key 
strategies for managing growth through collective actions of the municipalities and electoral areas within 
the Capital region.  Highlandsô Regional Context Statement is the subject of Chapter 10. 

As set out in the Regional Growth Strategy, the major roles of the Highlands are: 

 to preserve large areas of natural green space,  

 to protect elements of the region's ecosystem, and  

 to provide outdoor recreational opportunities for CRD residents and visitors. 

Figure 2 
Statements from Local Government Act 

All municipalities are advised to take the following statements into 
account during the preparation of their OCP. (Reference: Section 
875 (2) based on Section 849) 

1. avoiding urban sprawl and ensuring that development takes 
place where adequate facilities exist or can be provided in a 
timely, economic and efficient manner; 

2. settlement patterns that minimize the use of automobiles and 
encourage walking, bicycling and the efficient use of public 
transit; 

3. the efficient movement of goods and people while making 
effective use of transportation and utility corridors; 

4. protecting environmentally sensitive areas; 

5. maintaining the integrity of a secure and productive resource 
base, including the agricultural and forest land reserves; 

6. economic development that supports the unique character of 
communities; 

7. reducing and preventing air, land and water pollution; 

8. adequate, affordable and appropriate housing; 

9. adequate inventories of suitable land and resources for future 
settlement; 

10. protecting the quality and quantity of ground water and 
surface water; 

11. settlement patterns that minimize the risks associated with 
natural hazards; 

12. preserving, creating and linking urban and rural open space 
including parks and recreation areas; 

13. planning for energy supply and promoting efficient use, 
conservation and alternative forms of energy; 

14. good stewardship of land, sites and structures with cultural 
heritage value. 
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1.2.3 Content of the Highlands 2005 OCP 

The 2005 OCP has its foundation in the comprehensive 1997 plan. The content of this plan has also been 
informed by a draft OCP prepared in 2002, but not adopted at that time. Additionally, the plan draws on 
material from the Parks and Recreation Master Plan (2001), the Trails Master Plan (2002), and the work 
of the Housing Task Force. 

1.3 A Look at Ourselves 

Highlands is located in one of the most spectacular physical settings in Canada, and occupies an area of 
3,745 hectares within BCôs Capital Region. Environmental features such as watercourses, lakes, 
wetlands, steep hillsides, rocky outcroppings, wooded areas and marine shorelands have remained 
relatively undisturbed by urban and suburban development. As shown on Map 1, Highlands is one of four 
West Shore communities.  

Highlands is distinct from other municipalities in the extent of undisturbed natural areas and the 
proximity of diverse and attractive environmental features in relation to places where people live and 
work. The rugged topography and relative isolation from major growth centres in the region contribute to 
Highlandsô green and rural character. The three largest parks ï Gowlland Tod, Mt. Work, and Thetis Lake 
ï encompass 1,100 hectares. Adding in additional regional parks and municipal parks, the total area of 
parkland is 1,336 hectares, approximately 36% of the Districtôs land base. (In 1993, at incorporation, the 
equivalent figure was approximately 10%.) 

The Highlands is predominantly rural and residential. There are relatively few jobs based in the 
community. In 2001, 89% of working people commuted to jobs outside of Highlands. Figure 4 contains 
other statistics from the 2001 Canada Census provide a glimpse of the demographic make-up of the 
community.  

Toward the end of this OCP update process, initial 2006 Census counts were released.  
On census day in 2006, 1,903 people lived in Highlands, which was a 13.7% increase over the 
2001 population.  Total private dwellings equaled 730.   

Figure 4 
Selected Demographic Variables, Canada Census 

Highlands Population in 2001 ...... 1,674 CRD Popluation in 2001 ............... 325,754 

Highlands Population in 1996 ...... 1,423 CRD Population in 1996 ............... 317,989 

Highlands Total Dwellings 2001 ...... 620 CRD Total Dwellings 2001 ............ 151,461 
 

Census variables, 2001 Highlands Capital 
Region 

Lived at same address 5 years in 1996 61% 53% 

Median age of residents 39.5 41.4 

Age 19 or younger 27% 21% 

Canadian-born 91% 80% 

Households containing a couple with children at home 39% 22% 

Visible minority residents 2% 9% 

Median (couple) family income $75,821 $63,729 

Worked at home 11% 10% 

Owned dwellings 89% 64% 

Dwellings built before 1991 67% 86% 

 



 

10 

 

Highlands Official Community Plan March 2007  
**Consolidated for Convenience Purpose Only:  It Is Not A Certified Copy 

 

Chapter 2 ï Land Use 

Most residents of the Highlands were attracted by its rural character. The opportunity to live near to 
nature and to live a rural lifestyle is highly valued. The large lots, natural vegetation, and agricultural and 
forestry uses typical of a rural area must be balanced with the expectations of all residents, with the 
municipality's need to create an efficient pattern of land use, and with the inherent connection to water, 
especially groundwater. 

One of the main purposes of an OCP is to identify the intended primary use of lands within the 
municipality and to set out general statements related to these uses. This chapter sets out eight land use 
designations, along with the objectives and policies for each designation: 

 Rural Land Use 

 Rural Residential Land Use 

 Recreation Tourism Land Use 

 Intensive Residential Land Use 

 Commercial Industrial Land Use 

 Institutional Land Use  

 Public Parks 

 Managed Forest 

 Bear Mountain Comprehensive Development Area 

 Amenity 1 

The text of this chapter should be read in conjunction with Map 2.1. Boundaries of the land use 
designations on Map 2.1 are approximate, and minor adjustments may be made without plan amendment 
on the basis of new or site-specific information, provided that such amendments do not affect the intent of 
the designations. 

The names of the land use designations have changed since the 1997 OCP. This acknowledges 
the primary uses of existing lands and provides more clarity to owners and potential investors regarding 
suitable future land uses. Overall, the designations are compatible with the rural character of the 
Highlands and provide for a variety of rural densities and uses. This includes small scale resource and 
nature-related visitor uses as well as small scale businesses that are not principally designed to serve the 
local population but that provide job opportunities for local residents.  

2.1 Water, Water Everywhereé  

It is in the lakes and the streams, under the ground, in the homes and businesses, and falls from the sky.  
In communities dependent on groundwater for their potable water, all water sources are inherently 
interconnected and interdependent.  Equally interdependent are all residents and land uses ï everything 
is connected by water. Groundwater availability will be one of the major factors that will determine future 
land use development in the District of Highlands.  This section of the OCP deliberately heads the Land 
Use chapter, implying that all land use decisions must consider water. 

 Each Highlands resident has control over water protection through stewardship and conservation 
activities.  Stewardship and conservation are items every Highlander can take ownership of.  A 
comprehensive groundwater monitoring program strongly relates to this.  Such a program should 
consider surface water uses as well.       

 Map 2.2 is to be used for general information purposes only.  Map 2.2 shows lineaments and 
lineament cross points in relation to wells.  A lineament is a linear feature on the land visible from air 
photos that may represent locations  of underground breaks in the rock formations.  Lineaments can 
provide clues to the locations of major water-bearing fractures.   
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 Other sections of the OCP provide objectives and policy direction as listed below: 

 Section 3.3 discusses water features and riparian areas as environmentally sensitive areas; 

 Section 3.5 discusses watershed and groundwater management; 

 Section 3.8 discusses soil and water pollution; 

 Chapter 6ôs introduction explains groundwater as a service;  

 Section 6.2 elaborates on water supply and well protection; 

 Section 6.5 discusses Surface Water Drainage and the importance of managing storm 
water.  

Water ï Objectives  

 To ensure an adequate long term supply of potable water. 

 To consider water in all its forms in all land use decisions. 

 To protect watersheds, natural drainages and wetlands 

 To promote, through education and action, stewardship and conservation 
activities with respect to water and energy. 

 Water ï Policies  

1. The District will develop a thorough understanding of groundwater conditions in the 
Highlands. 

2. The District is developing a comprehensive groundwater monitoring plan.  This includes a 
plan for observation wells.  

3. The District will partner with and support organizations such as the Highlands Stewardship 
Foundation in their water and energy stewardship and conservation activities.   

 

2.2 Land Use ï General  

It was evident from the planning process that there are many common bonds among Highlands' 
residents. Most people have chosen a rural lifestyle for themselves and wish to see this choice available 
to future residents. The further conversion of undeveloped land (beyond that already zoned) into typical 
suburban land patterns is inappropriate and is discouraged through the policies of this plan.  Highlands is 
a signatory to the Capital Regional Districtôs Regional Growth Strategy, which foresees Highlands as a 
rural community with no role as an area for urban development in the long term. 

This section of the plan presents the view that both conservation and other land activities are 
appropriate in the Highlands. Individual land owners have the ultimate responsibility to be good stewards 
of their lands, guided by widely held societal views that are expressed through various municipal bylaws, 
regulations and codes ï land use designations, zoning, development permitting, and building permits.  

 The long term availability of potable water through wells concerns many community members.  
Many community members also wish to provide housing for family members through suites or through 
subdivision.  While there is a desire to accommodate these needs within the community, there is also a 
responsibility to protect the water supply for current residents.  Consideration should be given to the 
impact of secondary suites and tourist accommodation units.  
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Map 2..2 ð 2007 OCP 
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 The buildout of the Highlands under this OCP is approximately 1,020 single family dwelling lots.  
Public input to this OCP showed a desire to establish a final buildout, and commit to it for the long term.  
In recent history, the District grew at an approximate average of 15 homes per year, and expects this rate 
to continue.   

Land Use General - Objectives   

 To encourage land uses, land subdivision, road patterns, servicing, housing types and 
landscaping that:  are consistent with the communityôs rural character; respect the 
natural environment; and make efficient use of land and resources. 

 To ensure that aquifers are not overdrawn. 

 To provide a variety of land uses to serve the residential, employment and 
recreational needs of existing and future residents. 

Land Use General - Policies  

1. When making land use decisions, Highlands Council will consider the ñtriple bottom 
line,ò being environmental, economic and social sustainability and values.  The 
District will develop a suitable toolkit to guide these considerations.  

2. The District encourages development applicants to explore various means and 
measures to subdivide land or design buildings that leave a small footprint on the 
landscape, minimize impacts on the natural environment, and protect the privacy of 
residents. This might involve clustering of lots, lot size averaging or other site 
planning that minimize impacts on environmentally sensitive areas and improve the 
efficiency of public goods, such as roads.   

3. Where lot averaging has been used, covenants restricting further subdivision will 
be placed on the larger remaining parcels.  This is clearly described in the Zoning 
Bylaw policy 4.3(2). 

4. With the exception of lands in the Highlands Servicing Boundary, all land uses will 
derive their water from ground or surface sources.  Septic systems or alternative 
innovative methods may be approved. 

5. The District encourages future development to locate away from areas that are 
environmentally sensitive, lands with the potential for surface erosion or slope 
instability, and archaeological and historic sites. 

6. To avoid wildlife/human conflicts, the District recommends that consideration be 
given to areas of high use by predators when development occurs.  

7. Housing for people with special needs by reason of age, income or disability is 
encouraged to meet the communityôs anticipated needs. 

8. Land uses and activities that are deemed to adversely affect the safety, health, or 
livability of a residential neighbourhood are not acceptable.  

9. The District encourages the retention of the visual landscape, especially on or near 
hilltops and ridges, through careful site planning, building design, and controls on 
vegetation removal. Lands adjacent to parks and road right-of-ways should remain 
naturally vegetated buffer zones.  

10. Expansions of pre-existing uses that are not in conformance with this plan are not 
considered to be acceptable. 

11. Public amenities (as listed in Appendix A) may be offered through rezoning to 
justify an increase in density. Such amenities must be beneficial to the wider 
community, as well as the proposed development, and may be offered in 
recognition of the increased value of land resulting from rezoning.  
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12. In the spirit of both enhancing family/social capital and in being responsible land 
use stewards, the District will maintain a register of successful zoning amendments 
where family situations were taken into account.  The purpose of this registry is to 
provide successive Councils with direction for decision-making.   

13. For the purposes of the Regional Growth Strategy, the District of Highlands intends 
to grow slowly.  

14. All land use and design decisions will seek to prevent unplanned growth.  

15. Water and energy conservation measures, such as the Implementation of 
Leadership in Energy and Environmental Design (LEED) building standards, are 
encouraged throughout the District.  

16. Where appropriate, resolved by Council and agreed to by the land owner, 
covenants with an appropriate conservation agency may be used to protect 
environmentally significant features and areas for future generations.  
Implementation and maintenance costs should be shared by all signatories to the 
covenant. 

17. To limit policy 20 below, Council will develop a strategy with an objective to 
òlegalizeò where possible and regulate all existing secondary suites and secondary 
residences before considering allowing suites.    

18. To limit policy 20 below, the District will not permit such secondary residences until 
a reasonable understanding of the groundwater supply for the Highlands has been 
undertaken.   

19. The District of Highlands acknowledges the important role that large lot property 
owners play in the municipality.  Council will work with owners of large properties to 
help identify key values and objectives, and to seek prospects for mutual benefit.  
As each situation is unique, the primary tool for owners of large properties to 
engage with the municipality is through the rezoning process, which gives an 
opportunity for dialog to reach net benefit to community and owner.  

20. Notwithstanding minimum lot sizes and in accordance with above policies 17 and 
18, Council may make considerations for secondary residences, either through 
secondary suites or rezonings.  This should be addressed through the zoning 
bylaw.   

21. The District supports the concept of a country market in the municipality, provided 
that the store complements the character of the surrounding neighbourhood and 
has minimal negative social or environmental impacts. This small scale store would 
primarily serve Highlands residents. No area is designated for this purpose. If a 
landowner were interested in this possibility, a rezoning would be required.  

22. Child day care centres and/or adult day programs are acceptable uses in 
residential areas. A seniorsô program could also be provided as part of a small-
scale cluster housing project or at a community hall.  Any proposal needs to 
consider transportation issues (transit, volunteer driver services, etc.). 

23. When properties develop, the full cost of extending services shall be borne by the 
development.  Where the services are primarily for the direct benefit of the property 
being developed, the ongoing costs to operate and maintain those services should 
be borne by the land owners through the establishment of local service areas.  

 

2.3 Rural Land Use 

The essential character of the Highlands comes from its large land holdings, where many homes are set 
well back from the road, often hidden from view, and have a small ñfootprintò on the land. This pattern of 
land ownership and use also allows for the retention of large tracts of natural landscape, sustaining a 
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diversity of wildlife and vegetation. Some holdings are agricultural in nature, supporting livestock, small 
crops and orchards.  

In order to benefit from their investment in these lands, some large lot owners sell or subdivide 
their properties. Some do this as a matter of choice; others are financially compelled to do so. This plan 
expands upon choices of acceptable land uses in rural areas and further allows the potential for owners 
to be supported financially by the land. Through the planning and building approval processes, the onus 
is on the landowner to ensure that these uses and any potential and appreciable impacts are socially and 
environmentally acceptable. 

Designating rural areas provides people with choices of living environments at lower than urban 
densities that are still compatible with farming and forestry management. Rural areas preserve historic 
and cultural structures and landscapes, retain open spaces, protect environmentally sensitive areas and 
minimize service demands and costs on the municipality. 

The Highlands is a ñnaturally occurring areaò for nature-related tourism ï scenic character, 
recreational challenges, and close proximity to a major urban centre. Throughout North America, there is 
increasing interest in tourism in rural places. Day-trips, short stay and get-away tourism are gaining 
popularity, particularly in areas close to metropolitan areas. Activities range from active sports and eco-
adventures, to serenity experiences, including wellness and spiritual retreats.  

Rural Land Use ï Objectives  

 To provide for a range of land uses that support the retention of the large lot 
character of those areas that are largely undisturbed and protecting them 
from encroachment by more intensive forms of development.  

 To allow rural property owners reasonable economic opportunities for the 
use of their land, bearing in mind that uses are fiscally, socially and 
environmentally responsible (triple bottom line);  

 To ensure ongoing opportunities for agriculture and forestry in rural areas. 

 To ensure that sufficient land use controls are in place to ensure that new 
subdivisions and developments are designed in a manner that is in keeping 
with the rural character of the community; and 

 To ensure that sufficient land use controls are in place to protect unique and 
sensitive environmental features for future generations. 

Rural Land Use ï Policies  

1. Land uses in rural areas that are related to farming, forestry, rural residential uses, tourism, 
outdoor recreation, and other open space activities are preferred. 

2. The primary land uses on the lands designated ñRuralò on Map 2.1 may be single 
family dwellings, agriculture and home-based businesses that do not significantly 
change or impact neighbourhood character. Nature-related tourism activities are 
considered to be appropriate land uses. Nature-related tourism includes nature-
related tourist accommodation. 

3. Tourist accommodation may be in the form of bed and breakfast, cabins, or small 
lodge. Food will only be served to registered guests. The number of tourist 
accommodation units will be relative to the size of property, on the basis of one 
tourist accommodation unit per 5 acres to a maximum of 6 accommodation units, 
providing there is no negative impact to neighbouring wells.  Tourist accommodation 
in the Rural Land Use designation will be guided by the home-based business 
section of the Zoning Bylaw. 

4. Any new uses in these areas must have access through suitable country roads, and 
have limited impact on environmentally sensitive areas, agricultural operations, 
forestry activities, historic landscapes and scenic values.  
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5. At the time of subdivision, the District will ensure that the road and lot layout is 
designed to protect environmental values, accommodate the potential for 
establishing municipal trails, and foster the sustainability of natural resources.  Where 
appropriate, road and lot layout should also consider road standards for bus service 
(such as turn-arounds or loops), and either direct or trail access to transit service.   

2.4 Rural Residential Land Use 

During the past three decades there have been subdivisions with a road pattern and lot layout that is 
somewhat different than the traditional large blocks. These subdivisions have created a different pattern 
of residential land use.  During the planning process, there was debate as to whether this form of 
subdivision is appropriate for the Highlands. 

Rural Residential Land Use ï Objectives  

 To provide housing in a rural setting without compromising Highlandersô 
values of privacy, peace and tranquility; 

 To ensure that sufficient land use controls are in place to ensure that new 
subdivisions are designed in a manner that is in keeping with the rural 
character of the community;  

 To ensure that sufficient land use controls are in place to protect unique and 
sensitive environmental features for future generations; and 

 To ensure ongoing opportunities for agriculture within this area. 

Rural Residential Land Use ï Policies  

1. The primary land uses in the area designated as ñRural Residentialò on Map 2.1  
may be single family dwellings and home-based businesses that do not significantly 
change or impact neighbourhood character. Small scale agriculture is encouraged. 

2. Any new uses in these areas must have access through suitable country roads, and 
have limited impact on environmentally sensitive areas, agricultural operations, 
forestry activities, historic landscapes and scenic values.  

3. At the time of subdivision, the District will ensure that the road and lot layout is 
designed to protect environmental values and accommodate the potential for 
establishing municipal trails.  Where appropriate, road and lot layout should also 
consider road standards for bus service (such as turn arounds or loops), and either 
direct or trail access to transit service.   

4. When the opportunity arises, alternative uses that are more consistent with the 
character of the Highlands will be considered to replace the nonconforming 
industrial use in the East Highlands. 

2. 5 Recreation Tourism Land Use 

Lands under this designation comprise one split zoned property.  Of the propertyôs 22 hectares, the 
easterly 18 hectares is zoned Conservation 1 and has a third party covenant on it held jointly by the land 
owner, the District, and The Land Conservancy (TLC).  The 4 hectares on the west end of the property 
has access via Bear Mountain Parkway in Langford.  This area is zoned Community Institutional 1.     

 Recreation Tourism Land Use ï Objectives  

 To ensure that recreational uses, tourist accommodation, and accessory 
uses are designed in a manner that is in keeping with the rural character of 
the community; and 

 To ensure that sufficient land use controls are in place to protect unique and 
sensitive environmental features for future generations. 
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 Recreation Tourism Land Use ï Policies  

1. The use of groundwater is not advised unless it can be technically demonstrated that 
its use will not adversely affect the water resources of all existing uses that are 
dependent on the same aquifer within the Highlands. 

2. Sewage disposal should be directed into the regional sewer network. Consideration 
may be given to an on-site sewage disposal system if it can be demonstrated that 
this does not adversely affect the groundwater resource. 

3. Appropriate institutional uses are anticipated in this area.   

2.6 Intensive Residential Land Use 

One area of the southwest Highlands is designated as Intensive Residential Land Use, in accordance 
with a 2003 zoning amendment. 

 Intensive Residential Land Use ï Objective  

 To create an area for intensive residential development while protecting the 
integrity and ecological value of natural areas and promoting the rural quality 
of the Highlands. 

 Intensive Residential Land Use ï Policies  

1. The primary land uses will be single family and attached housing. Clustering of 
housing is encouraged. 

2. Development will incorporate natural features. All site conditions will be carefully 
examined before determining building locations, access and open green space 
areas. Wherever feasible, existing features and habitat will be retained, and where 
appropriate enhanced. 

3. All designs should support public transit.   

2.7 Commercial Industrial Land Use 

At the present time, there is no traditional retail commercial or office commercial in the Highlands. The 
topography of much of the District is not suitable for traditional commercial and office uses.  

The major area of industrial activity is located east of Millstream Road, immediately north of 
Highlandsô boundary with Langford. There are several property owners. The land base has been heavily 
disturbed and there are relatively few environmental preservation issues. Uses comprise a quarry 
operation, asphalt plant, auto wrecker and transportation depot. The ground water in this area has been 
contaminated by its former use as a sewage lagoon and landfill.  

The amount of industrial land in Greater Victoria is in short supply and this large contained area 
has reasonable access to the Trans Canada Highway. A light industrial/business park in this location 
would require piped water; other urban services (storm and sanitary sewers, street lighting, utilities, 
landscaping, transit) might be considered. This area falls inside the Urban Containment Boundary of the 
Regional Growth Strategy and the Highlands Servicing Boundary as shown on Map 2.1. 

Lands in the Commercial Industrial Land Use have also been designated Development Permit 
Area 4 ï Highlands Commercial/Industrial Gateway Area.  There should not be any additional accesses 
into this area from Millstream Road other than the existing Industrial Way.  Preference is for an internal 
service road parallel to Millstream Road, as expressed in an agreement with the land owner.   

Commercial Industrial Land Use ï Objectives  

 To allow a range of light industrial and service commercial land uses that 
would increase Highlands tax base with minimum infringement on the rural, 
less disturbed land in the rest of the Highlands. 
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 To encourage redevelopment of the properties located in the proposed 
ñHighlands Industrial Parkò area in a coordinated manner. 

Commercial Industrial Land Use ï Policies  

1. Over time, the area designated as Commercial-Industrial land use on Map 2.1 should 
be redeveloped as a range of light industrial and service commercial uses in 
conformance with Development Permit Area 4 - Highlands Commercial/Industrial 
Gateway Area and any agreements that are in place. These uses might include 
manufacturing and assembly, warehousing and storage, service industries, sales and 
service operations and office uses that are ancillary to these uses. Industrial uses 
that have appreciable negative impacts on surrounding areas, groundwater 
resources and air quality are discouraged. 

2. There should not be any additional accesses into this area from Millstream Road 
other than the existing Industrial Way.  An internal service road parallel to Millstream 
Road is appropriate. 

3. Landowners are encouraged to coordinate their business operations, land planning 
and servicing. Owners are also encouraged to explore other areas where business 
parks have been created in rural settings. 

4. This area should be serviced by underground services (water, sanitary sewer, hydro, 
cable and similar utilities).  

5. At the time of subdivision or development, the District will ensure that the road and lot 
layout are designed to safeguard environmental values, remediate existing ground 
pollution and accommodate the potential for municipal trails. 

6. This area is established as a Development Permit Area (DPA) and will require a 
Development Permit. Refer to Chapter 9.1.  

7. A natural buffer will be maintained along Millstream Road and along any borders with 
any park or residential uses to prevent visual intrusion of commercial and industrial 
uses. 

8. Alternative uses that are more consistent with the character of the Highlands will be 
considered to replace the nonconforming industrial use in the East Highlands. 

9. In cooperation with the District and BC Transit, if appropriate, consideration may be 
given to the replacement of parking stalls with the provision of transit passes.   

2.8 Institutional Land Use 

Most institutional facilities ï Health, education, libraries, religious and major recreation ï are available in 
neighbouring municipalities. Institutional uses in the Highlands include: public institutions (municipal hall, 
east and west fire halls), not for profit institutions, and utilities (radio tower and telecommunications sites).  

Institutional Land Use ï Objective  

 To ensure there is sufficient land to meet the local needs of Highlanders for 
institutional uses. 

 Institutional Land Use ï Policies  

1. Lands that are in District and private ownership and are utilized for institutional uses 
are identified on Map 2.1. 

2. To maintain land in the ownership of the District for fire protection and administration. 

3. To maintain land in private ownership for not-for-profit institutions and utilities. 

4. To support the building of a community hall in an appropriate location.  
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2.9 Public Parks  

Parks are public lands used for natural area or heritage site protection or outdoor recreation and are 
managed by the Province, the Capital Regional District, or the District of Highlands. Many parks in the 
Highlands have significant ecological and trail values. (Refer to Chapter 4 for additional policies related to 
parks and trails). Some parks are designed as playing fields and for other active outdoor recreational 
uses. 

Public Parks - Objectives  

 To ensure there are sufficient park lands and trails to meet the local needs of 
Highlanders. 

 To protect and conserve sensitive and local ecosystems.  

Public Parks - Policies  

1. Lands and water that are in public ownership and dedicated as parkland are 
identified on Map 4.1.  

2. New development should include neighbourhood parks to meet the social needs of 
local residents.  

3. The primary use of these lands and waters is for conservation and outdoor 
recreation. Buildings that are ancillary and related to these uses are acceptable, 
provided they are sited to ensure that uses or other land alteration do not harm 
ecosystem function or eliminate the potential for public access and environmental 
protection.  
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2.10 Managed Forest 

Forestry was a significant contributor to the economy of the Highlands for several decades. At present, 
there are two large areas that are being used for forestry and are designated ñManaged Forest.ò  While 
ñManaged Forestò is the land use designation term used in this plan, it is primarily the property 
assessment class designated by BC Assessment on the recommendation of the Private Managed Forest 
Land Council.   

The Provincial government has an interest in the forestry practices on private lands. In 1994, the 
government created a Forest Land Reserve Act.  This Act was repealed in 2004 when it was replaced by 
the Private Managed Forest Land Act and regulations.  Managed Forest owners may engage in forest 
management activities that are consistent with this legislation.  The Private Managed Forest Land Council 
is mandated by the provincial government to administer this legislation.   

Managed Forest Land Use - Objectives  

 To maintain forestry as an economic activity in the Highlands 

 To encourage sustainable forest management practices. 

Managed Forest Land Use - Policies  

1. Lands that are in private ownership and are used for managed forestry are identified 
on Map 2.1. While the intended primary uses of these lands are managed timber 
production and harvesting, the following uses are also acceptable: 

a. forage production and grazing by livestock; 

b. wilderness ï oriented recreation; 

c. conservation of ecosystems, and fish and wildlife habitat; 

d. agriculture. 

2. The District will seek to ensure long term protection of lands designated Managed 
Forest.  

2.11 Bear Mountain Comprehensive Development 

Bear Mountain Comprehensive Development designated lands are lands to be used for mixed 
development, including single family and multi-family residential units, a recreational golf course with 
associated hotel and resort units, and commercial development.  The retention of open spaces and 
wildlife corridors, and the use of buffers, barriers or screens between the various uses within the Bear 
Mountain Comprehensive Development area are emphasized to encourage intact ecosystem units (such 
as forest and wetland areas).   

Development of land under this designation is guided by zoning and a development agreement.  

Bear Mountain Comprehensive Development Land Use ï Policies  

1. Those lands in the Bear Mountain Comprehensive Development identified as private 
open space, will be protected by covenants to the mutual satisfaction of the District 
and the landowners.  

2. A separate schedule, known as the Bear Mountain Road Standards, will be 
developed and added to the District of Highlands Subdivision or Development of 
Land Bylaw, for design criteria for the Bear Mountain Comprehensive Development, 
which will require all services to be underground, employ maximum opportunity to 
return storm water to the forest floor, and utilize flat curbs wherever possible.   
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2.12 Amenity Areas 

OCP policy 2.2.12 states:  ñPublic amenities may be offered through rezoning to justify an increase in 
density. Such amenities must be beneficial to the wider community, as well as the proposed 
development, and may be offered in recognition of the increased value of land resulting from rezoning.ò   
Appendix A describes public amenities.     

Amenity Areas ï Objectives  

 To provide appropriate amenities that offset negative impacts of 
developments; 

 To further municipal policies as described in the OCP; and 

 To assist integrating any new development into the community.   

Specific Amenity Areas  

Amenity 1 ï Community Centre/Hall:  In keeping with the OCP Long Term Vision 
Statement, Appendix A ï Public Amenities, and to accomplish OCP policies 2.8.4, and 
7.3.1, Amenity 1 has been specifically designated as a site for a mixture of residential 
and institutional uses.  Specifically, the institutional use is for a community centre/hall.  In 
order to achieve this community goal, the District may consider increasing the permitted 
residential density on a portion of Amenity 1 land in exchange for the donation of a 
portion of Amenity 1 land to use as a location for a community centre/hall.   
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Chapter 3 ï Environment and Resources 

 

The Coastal Douglas Fir biogeoclimatic zone dominates Highlands' landscape. This is one of the smallest 
biogeoclimatic zones in BC, occurring only in southeastern Vancouver Island, the Gulf Islands and 
portions of the coastal mainland. It is a region of high biodiversity. About 100 species of trees, shrubs, 
vines, herbs and mosses are indigenous to these forests. Logging, agriculture, housing and recreational 
uses have brought considerable change to the Coastal Douglas Fir zone through interrupting pre-existing 
processes (such as periodic wildfires), affecting ground water re-charge, and by introducing non-native 
species. 

There are three principal watersheds within the Highlands ï Pease, Craigflower and Millstream. 
The Pease watershed occurs in the north Highlands and Juan de Fuca Electoral Area.  The Craigflower 
watershed extends from Mount Work south to Portage Inlet in the town of View Royal. The Millstream 
watershed extends from the Gowlland Range south to Esquimalt Harbour in View Royal. 

The federal/provincial Sensitive Ecosystem Inventory (SEI) has mapped sensitive ecosystems on 
east Vancouver Island at a 1:20,000 scale; areas of 0.5 ha or larger are included. This inventory was 
used as one basis for the CRDôs 1997 Regional Green/Blue Spaces Strategy. The SEI maps seven 
sensitive ecosystems types on Vancouver Island: 

 Older forests (coniferous, average tree age > 100 years) 

 Older second growth forests (coniferous, average tree age between 60 and 
100 years) 

 Woodlands (deciduous and mixed) 

 Terrestrial herbaceous (rocky outcrops and natural meadows) 

 Coastal bluffs (coastal cliffs and bluffs) 

 Sparsely vegetated (dunes, spits, inland cliffs) 

 Wetlands (swamps, fens, marshes) 

 Riparian (streamside vegetation) 

3.1 General Environment and Resources 

There are many natural areas within the Highlands that merit protection from development and human 
activity in order to sustain native plants and animals and their habitats, and to maintain the overall green 
and treed quality of the community.  

Large areas of the Highlands are protected from development through provincial, regional and 
municipal parks. Conservation easements are increasingly playing a role in the protection of the natural 
landscape. About 36% of the Highlands is publicly owned and designated as park. The remaining 64% is 
privately held. Both public and private landowners need to be knowledgeable of the ecosystems and 
serve as stewards. This plan, however, and its associated land use regulatory tools (Development 
Permitting process; Development Approval Information process) have a role to play in protecting sensitive 
ecosystems and biodiversity of the Highlands. 

The District has no known sand or gravel deposits that are suitable for present or future 
extraction.   

 General Environment and Resources ï Objectives  

 To protect the environment and our resources, especially potable water 
sources (ground and surface); 

 To be environmentally responsible in our decisions and actions; 

 To consider the effects of climate change and to work towards a strategy to 
contribute, to the fullest extent possible, to the reduction of greenhouse gas 
emissions;  



 

24 

 

Highlands Official Community Plan March 2007  
**Consolidated for Convenience Purpose Only:  It Is Not A Certified Copy 

 

 To use provisions of federal and provincial legislation and regulations, 
including best management practices, to protect environmentally sensitive 
areas and biologically diverse ecosystems; 

 To enhance environmental awareness and promote activities that protect and 
restore the natural environment;  

 To protect healthy ecosystems and restore damaged ecosystems. 

 To acquire appropriate environmental information, especially when 
development is proposed. 

 To continue to update Maps 9.1 and 9.2 to more accurately reflect actual 
circumstances. 

 To encourage residents to avoid unnecessary and unpleasant noise. 

 To ensure personal safety and protect property from wildfires. 

 General Environment and Resources ï Policies  

1. The District will use its authority through the Local Government Act to protect 
Highlands' natural landscapes and ecosystems. This may be accomplished in a 
number of ways including: 

1. Land acquisition; 

2. Conservation covenants with willing landowners; 

3. Negotiation at the time of subdivision; 

4. Negotiation at the time of rezoning; and 

5. Development permits in Development Permit Areas 

6. Other regulatory bylaws such as the Tree Management bylaw 

2. The District will provide environmental information to residents and businesses and 
will encourage the involvement of non-government environmental organizations in 
this activity.  

3. Residents and landowners are encouraged to participate in land stewardship by 
taking responsibility for the well-being of the natural environment and making an 
effort to restore and protect that well-being. 

4. The District will develop an integrated pest management plan for public lands.  This 
should include education for private land owners.  

5. Should any application for changes to land within Highlands fall within the 
parameters of the BC Riparian Areas Regulation (RAR), an applicant will be required 
to furnish, at their expense, an Assessment Report certified by a Qualified 
Professional as defined by and meeting the intent of the RAR.  All applications falling 
under the RAR will still be subject to Council review.   

6. The District may seek to establish a database, correlated to maps, that provides 
information on watercourse widths with the goal of establishing buffers based on 
Highlandsô regulations and Provincial regulations 

7. The District will support the removal of invasive species throughout the Highlands. 

8. The District will support conservation efforts. 

9. The District should develop a community water and energy conservation program in 
partnership with local stewardship agencies.   

10. The District will work with government agencies and non-government organizations 
and professional biologists to review, refine and update the environmentally sensitive 
areas shown on Maps 9.1 and 9.2. 
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11. The District will use its regulatory authority to establish and enforce noise matters. 

12. The District will discourage the erection of power transmission and communications 
towers on hilltops. 

13. The District will study ways and means to protect life and property from wildfires. This 
study will also examine planning for recovery in the event of a wildfire.  

3.2 Natural Hazard Conditions 

Natural hazard areas are lands that are susceptible to wildfire, flooding, erosion, land slip, rockfall or that 
pose a threat to surrounding lands should their natural conditions be altered.  

Many of the undisturbed lands in the Highlands are on steep slopes and hillsides. These lands 
present special challenges for potential development in terms of erosion problems, stormwater drainage, 
groundwater management, and other environmental and visual impacts. Typically, land development on 
steep slopes is disruptive and retaining vegetation is challenging.  

Natural Hazard Conditions - Objectives  

 To protect human life and property from natural and human-made 
hazards;  

 To ensure that human activities do not contribute to flooding, increased 
water run-off, soil erosion, or slope instability; 

 To protect steep slopes from inappropriate disturbance or development. 

Natural Hazard Conditions - Policies  

1. Hazardous lands include slopes over 30%, areas of erodible soils or unstable 
slopes, and floodplains as generally shown on Map 9.1. 

2. The District discourages filling and development in floodplains due to the 
cumulative impact of these activities on their capacity to withstand flood events. 

3. Lands subject to flooding should be left in their natural state, dedicated as parks 
or  used for agriculture, providing best management practices are used. 

 Steep Slopes - Policies  

1. Steep slopes include land generally exceeding 30% in slope. Steep slopes are 
designated as a Development Permit Area (Refer to Chapter 9). The requirement 
for a Development Permit on steep slopes will help protect the impacts of 
development and human activity. Generally, this will include: 

a. minimizing disturbance of vegetation and movement of soil or rock; 

b. using lot configurations and building designs that incorporate the topography 
rather than relying on creating large, flat lots; 

c. using building heights and roof forms that minimize visual impact; 

d. retaining special natural features such as rock outcroppings, significant trees 
and plant communities, watercourses and ridge lines; 

e. incorporating controls on erosion during the construction phase, and 
measures to mitigate erosion on the finished development; 

f. balancing the desire for views with the need to maintain vegetation; and 

g. vegetating and landscaping with native plant material or other suitable plants 
that will stabilize slopes but not place native species and ecosystems at risk. 
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3.3 Environmentally Sensitive Areas 

Environmentally Sensitive Areas (ESAs) are shown on Maps 9.1 and 9.2. These are based on research 
by the provincial government and supplemented by professional biologists based on detailed knowledge 
of local conditions. As more detailed information on ESAs is generated, the boundaries shown on the 
maps may be revised.  

Environmentally sensitive areas provide productive fish or wildlife habitat; contain rare or depleted 
ecosystems and landforms; and represent sites of natural diversity that are in danger of disappearing. 
They include: 

 lakes, watercourses, or wetlands, (seasonal or year-round) and their 
associated aquatic habitats; 

 riparian areas (land and vegetation within 30 m of a lake, watercourse or 
wetland); 

 essential habitat areas containing rare, threatened, endangered or otherwise 
significant plant or animal species; 

 an area of exceptional aesthetic value to the community. 

Environmentally sensitive areas are susceptible to disturbance by human activity and the impacts 
of development. Responsibilities for managing these areas are shared among landowners and 
governments. Subject to relevant regulations, land owners determine the kinds of activities conducted on 
a property and the degree of environmental stewardship exercised. The Province of British Columbia has 
authority over use, allocation, and management of surface water and wildlife. The Provincial and Federal 
governments share jurisdiction over fisheries. The District of Highlands has authority to regulate land use, 
development, storm drainage, tree cutting, and placement or removal of soil. Commitment, cooperation, 
and coordination among these parties are needed to protect the character and ecological function of 
ESAs. 

Environmentally Sensitive Areas - Objectives  

 To identify and protect sensitive plant, wildlife and fish habitats, as well as 
lands that include distinctive geologic features as environmentally sensitive 
areas (ESAs); 

 To ensure that land uses and activities are compatible with the ecosystem 
functions and other important environmental characteristics of the land and 
water; 

 To avoid the disturbance of ESAs; where disturbance is necessary, 
mitigations should be identified and carried out;  

 To encourage public awareness of the ecological importance of ESAs 

Environmentally Sensitive Areas - Policies  

Sensitive Vegetation 

Sensitive vegetation areas have been identified by the Sensitive Ecosystem Inventory (prepared 
by the Provincial and Federal governments) and are generally shown on Map 9.2. These are 
remaining native vegetation communities meeting specific size and conservation criteria. 
Sensitive vegetation areas will be protected from the impacts of development or other human 
activity by the following policies.      

1. The preservation of native plant communities and intact stands of trees is 
encouraged. 

2. Sensitive vegetation areas will be designated as Development Permit Areas (Refer to 
Chapter 9). 
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3. The District will identify significant trees, wildlife trees, and treed areas. Protection of 
these trees and treed areas will be considered through the adoption and enforcement 
of a Tree Protection Bylaw and, where applicable, through a Development Permit 
designation.  

Water Features and Riparian Areas 

1. Water features include lakes, watercourses, and wetlands, whether seasonal or year-
round. The location of most water features and their riparian areas are generally 
shown on Map 3; however, all such features and areas in the Highlands will be 
protected from the impacts of development or other human activity by: 

a. preventing the removal of gravel, sand, soil or peat from the water features 
and ensuring that there is no modification of channels, banks, or shores that 
could cause environmental harm; 

b. protecting native vegetation cover near stream banks or lake shores; 

c. prohibiting draining, dredging, infilling, piping or dumping of materials in 
water features; 

d. discouraging alteration or removal of natural wetland vegetation; 

e. prohibiting the construction of habitable buildings or septic tank fields within 
at least 30 metres horizontal distance from the high water mark of water 
features or within 15 metres of any flood hazard area; 

f. preventing pollutants, including pesticides and fertilizers, from entering water 
features by requiring the control of surface water drainage; 

g. requiring all new developments or modifications of existing developments to 
cause no increase in peak surface water runoff compared to existing 
conditions of the site;  

h. requiring new developments or modifications of existing developments to 
provide for on-site retention and infiltration of surface water runoff from the 
development as needed; 

i. requiring control of the quality and quantity of surface water runoff or liquid 
waste from a development or activity in a way that protects water features or 
groundwater; 

j. prohibiting motorized craft on lakes;  

k. designating, and regulating through Development Permits, a buffer zone 
within which uses and activities will be limited to protect the water feature; 

l. ensuring that all new developments or modifications of existing 
developments create no net loss of fish habitat during the development 
process; 

m. ensuring that watercourses will be left open and natural to protect habitat; 
and 

n. retaining, enhancing or restoring native vegetation coverage to protect 
habitat, reduce water use, and reduce use of pesticides and fertilizers within 
Highlands. 

2. Notwithstanding ñEnvironmentally Sensitive Areas: Policies - Water Features and 
Riparian Areasò (section 3.3(1a-n)), exceptions may be made by relevant agencies, 
where appropriate to create water ponds for firefighting purposes where emergency 
vehicle access and pond construction minimize environmental impacts and 
modification of natural water flows. 
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3. Notwithstanding ñEnvironmentally Sensitive Areas: Policies - Water Features and 
Riparian Areasò (section 3.3(1a-n)), the development of a Golf Course and road and 
infrastructure network will permit (subject to necessary permits from Federal and 
Provincial and Municipal Governments) construction of such improvements up to and 
through water and riparian areas, providing there is no ñNet Lossò of water and 
riparian areas within the proposed development.  The policy applies only to the Bear 
Mountain Comprehensive Development Zone. 

4. The District will work with appropriate agencies and adjacent municipalities in order 
to implement the recommendations of the Craigflower and Millstream Watershed 
Management Plans. 

Marine Waters and Shorelands 

1. The District will protect the ecosystem along Finlayson Arm, including foreshore and 
backshore areas. Where these lands and waters are in a provincial park, the District 
will work cooperatively with the provincial agency that is responsible. 

3.4 Biodiversity 

Discussion during the planning process reaffirmed recognition of the importance and need to sustain 
biodiversity. Wetlands as productive ecosystems, supporting a large number of species, received 
particular attention. 

 Biodiversity - Objectives  

 To maintain sufficient lands and waters in their natural state in order to 
sustain the rich biodiversity of the Highlands 

 To preserve aquatic habitat and the basic ecological functions of watersheds 
in order that they can continue to support biodiversity. 

 To maintain and restore connectivity between natural areas where possible. 

Biodiversity ï Policies  

1. The District may establish a plan to conduct a detailed bio-inventory and water course 
inventory of the Highlands.  These efforts may be used to help direct priorities for park 
acquisition, preferably at the regional, provincial or federal levels, and to guide development 
applications when applying the Riparian Areas Regulation. 

3.5 Watershed and Groundwater Management 

Please also refer to section 2.1, which lists all OCP sections that discuss and provide policy direction 
regarding water, and section 6.2, which discusses Water Supply and Well Protection.   

Highlands is home to the headwaters of more than one watershed.  This means significant 
responsibility for maintaining downstream watershed and groundwater health.   

Watershed and Groundwater Management ï Objectives 

 To protect, sustain, and enhance aquatic habitat, acknowledging that all 
water sources are inherently linked. 

 To manage water flows in order to optimize groundwater recharge and 
summer flows, and to minimize flood damage while maintaining the natural 
integrity of watercourses. 

 To protect surface and groundwater from human impacts. 

 To protect and restore native flora and fauna throughout the watershed, 
wherever feasible. 
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 Watershed and Groundwater Management ï Policies 

In addition to those policies for Environmentally Sensitive Areas ï Water and Riparian Areas and 
those found in Section 6.2: 

1. The District will seek, in cooperation with stewardship organizations and other 
partners, to educate landowners, residents, community groups and businesses about 
watershed stewardship. 

3.6 Air Quality 

The air quality in the Highlands is generally very high. This is due to an abundance of publicly and 
privately-owned natural areas, and the lack of major industry and heavily traveled roads. 

 Air Quality ï Objectives 

 To maintain a high standard of air quality. 

 Air Quality ï Policies 

1. The District will discourage new commercial and industrial development that 
has an appreciable negative impact on the air quality in the Highlands. 

2. The District will regulate outdoor burning to maintain high air quality levels. 

3. The open burning of land clearing debris is not desirable. 

3.7 Outdoor Lighting 

A dark night-time environment is an important feature of the Highlands. While some outdoor lighting is 
needed for safety and security, poorly designed or improperly aimed lighting washes out the stars, 
reduces privacy and may be energy inefficient.  

 Light Sources ï Objectives 

Á To preserve the dark night sky environment. 

 Light Sources ï Policies 

1. Where external lighting is required, the District encourages use of downcast lighting 
to prevent light leak, and employment of the lowest lumens and least number of 
external fixtures possible. 

3.8 Soil and Water Pollution 

Soil and water quality within the District is generally high with the exception of lands where previous 
industrial activities or liquid waste disposal activities have resulted in contamination of soil and 
groundwater.  The contamination of groundwater from septic systems is possible if not managed properly.  
It is important that residents and all decision-makers are aware of the delicate balance between wells and 
septic systems.   

 Soil and Water Pollution ï Objectives 

 To prevent pollution of soil and water at its source; and 

 To identify, clean up, and restore contaminated sites. 

 Soil and Water Pollution ï Policies 

1. The District will not issue a development permit for activities that result in air, water, 
or noise pollution or contamination of soils.  
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2. The District will not re-issue a licence to a business that is actively engaged in 
contamination of soil or water.  

3. At the time of redevelopment of contaminated areas, the applicant will comply with 
the pollution control regulations of the BC government in order to ensure that these 
areas are remediated to a level that minimizes risk to humans and wild species. 

4. The District will request that appropriate government agencies remediate 
contaminated public lands in the Highlands. 

3.9 Treed Character 

Highlands' steep and forested hillsides are an essential component of the communityôs rural and natural 
character. Throughout the planning process, residents reinforced their concerns that the plan addresses 
the significance of retaining the treed character of the Highlands. 

 Treed Character ï Objectives 

 To maintain the treed character of the Highlands; 

 To promote planting of native trees on public and private lands; 

 To protect the natural treed character of hillsides, thereby preserving and 
enhancing the visual and natural quality of the Highlandsô hillsides; 

 Treed Character ï Policies 

1. The District, without infringing on the safety of Highlandsô residents, will 
discourage tree cutting or removal of natural vegetation. Selective limbing is 
encouraged over tree removal. 

2. Removal of trees purely for view enhancement is discouraged.  

3. Large scale clearing of land is discouraged, except for agricultural and 
forestry purposes.  

4. Logging of trees or clearing of land that is not for agricultural purposes 
should be conducted only when no reasonable alternative exists. Where 
logging and clearing of land takes place, the following should be taken into 
account: 

a. avoiding erosion and sedimentation; 

b. protecting habitat and rare, threatened, or endangered plant and animal species; 

c. retaining natural vegetation near lakes, streams, and riparian areas; 

d. encouraging the re-establishment of trees and a healthy forest ecosystem;  

e. avoiding clear-cutting large areas; and 

f. maintaining the ecological productivity of the land and its ability to support native 

vegetation. 

5. The District will use and enforce its Tree Management Bylaw to protect significant trees, 

heritage trees, wildlife trees, and treed areas. 

6. The use of native tree species will be encouraged in landscaping on public and private 

lands. 
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3.10 Erosion Control and Remediation 

Much of the upland area of the Highlands has thin soil over bedrock. These areas are subject to soil 
erosion, particularly at the time of development and construction. Soil that is eroded may be washed or 
blown into nearby watercourses and neighbouring properties. And, after development, the areaôs ability to 
absorb and retain surface runoff may be reduced, increasing the erosion potential both on-site and 
downstream, and increasing peak flows. 

 Erosion Control and Remediation ï Objectives 

 To control erosion during the development process. 

 To restore eroded areas to their natural condition. 

 Erosion Control and Remediation ï Policies 

1. The District will develop standards and procedures to address potential erosion 
control during and after construction. The District will be guided by best management 
practices in the preparation of these standards and procedures. 

2. The District will require land owners to prepare erosion and silt control plans as part 
of a condition of subdivision, development permit or building permit, as well as 
permits issued under the Soil Removal and Soil Deposit Regulation Bylaws and Tree 
Management Bylaw. 
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Chapter 4 ï Parks and Trails 

 

Highlands has an abundance of outdoor recreational opportunities, with a number of dedicated parks, and 
a network of public trails, including roadside trails. Hiking, horseback riding, biking and nature 
appreciation are all popular activities. While there are many lakes throughout the Highlands, there are few 
public accesses to swimming areas. Twinflower Park, next to the West Fire Hall, offers a variety of 
recreational facilities.  Highlands contributes financially and through leadership to the operation of the 
Juan de Fuca Recreation Commission.  These facilities provide recreation opportunities for residents of 
the Westshore Communities and for all residents of the Capital Region for some specialized facilities.  
Highlands residents enjoy these out-of-District facilities.  Efforts to establish recreation facilities within 
easy access of residents, especially Highlands youth, are encouraged.  

The BC Government and the Capital Region own and manage large parks within the Highlands. 
These parks are enjoyed by Highlanders and thousands of visitors each year. They play a significant role 
in attracting people from outside the region and generate income and employment throughout the region. 
In 1993 Highlands had about 10% of its land base as natural park; in 2004 the area is 1,336 hectares, 
representing about 36% of the Districtôs land base.  

 Gowlland Tod Provincial Park occupies 716 hectares, a park that is managed 
primarily for conservation goals and secondly for recreational opportunities. 
Management focuses on protection of natural ecosystems, biodiversity, and 
archaeological and cultural values.  

 Regional parks accounted for 485 hectares in 2004. Thetis Lake, Mount 
Work and Lone Tree Hill Regional Parks are well used by hikers.  

The Highlands Parks and Recreation Master Plan was adopted by Council in 2001. This plan had 
the input of the Parks and Recreation Advisory Committee. It is a strategic document that reflects the 
then-current needs and desires of Highlands' residents.  A Trails Master Plan was completed in 2002 by 
the Trails Advisory Committee. This comprehensive plan is a complement to the Parks and Recreation 
Master Plan and was taken into account during this OCP planning process. Both master plans should be 
updated on a regular basis.  Both plans form an integral link with this OCP, and should be consulted in 
conjunction with it.   

The ecosystems of the Highlands are highly valued by residents. During this planning process, 
many people spoke of the significance of green space and connectivity between green spaces. While 
much of this green space is in dedicated parkland, the remainder is privately owned.  

In addition to publicly owned parks there are natural areas and wildlife corridors that are in private 
ownership. Some of these areas are sensitive and rarely traversed or disturbed. Privately owned natural 
areas help protect ecosystems, maintain viewscapes, and reinforce the rural ambience of the community.  

4.1 Parks and Trails Objectives 

 To continue to place a high priority on the conservation of the natural 
ecosystems of the Highlands through parks and other conservation 
mechanisms. 

 To ensure that the parks systems in the Highlands (provincial, regional and 
municipal) includes a variety of ecosystems and recreational opportunities.   
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 To integrate park and trail initiatives in the District with regional and provincial park and trail 
initiatives.   

 To continue and enhance Highlands' role of providing opportunities for nature 
study and appreciation as well as outdoor recreation for residents and 
visitors in the Capital Region. 

 To provide for a basic level of recreational opportunities beyond those based 
on the natural environment, particularly those addressing the needs of young 
people in the municipality. 

 To develop and maintain a trail network that links important nodes in the 
community, and links Highlands to neighbouring municipalities.  This should 
be done in consultation with the community. 

 To minimize the impact of a trail network on wildlife, riparian and other 
sensitive ecosystem areas and unnecessary trespassing on private property. 

 To acquire land desirable for District parks in order to meet present and 
future needs of Highland residents; 

 To maintain District parks and trails in a manner suited to their intended use; 

 To enhance neighbourhood identity and self-sufficiency through the creation 
of playfields, trails, tot lots, and neighbourhood parks. 

 To cooperate with the Capital Region, the BC Government and other parties 
to protect ecological features and ecosystem functions; 

 To encourage best practices stewardship of publicly and privately owned 
lands and trails.  

4.2 General Parks and Trails Policy 

1. Decisions regarding parks, trails and recreation should be guided, along with other 
relevant information, by the Highlands Parks and Recreation Master Plan and the 
Trails Master Plan.  The CRD Parks Master Plan and BC Parks should also be 
consulted, as well as affected landowners.  

4.3 District Parks Policies 

1. District Parks and Trails are shown on Map 4.1.  

 The District may acquire additional park land in areas where Council 
considers it desirable and beneficial. The public will be consulted regarding 
proposed new parks. 

 The District will develop an overall plan for Highlands park acquisition, 
development and maintenance, including a budget and statement of 
priorities.  The biophysical inventory referred to in Section 3.4 should be used 
to help set priorities. 

 Park and recreation facility designs and operational standards will be 
environmentally sound and consistent with the rural character of the 
Highlands. Disturbance of the natural landscape will be minimized in lands 
designated for parks. 

 The District will prepare a ñpark management planò for each park. Some 
portions of District parks should be designed for people with disabilities. 

 Activities that could damage soil or plants will be limited in areas to be 
designated by the District or other park management agencies, and will be 
restricted in wildflower communities and other sensitive vegetation areas. 

 A consistent identity will be created for Highlands' parks through signs and 
public information. 
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 District Parks are not currently designed for overnight camping, however this 
could be re-examined. 

4.4 Recreational/Multi-Use Trails Policies 

1. The District of Highlands will create a network of recreational trails that will be 
publicly accessible for designated non-motorized modes of travel. The public will be 
consulted regarding proposed new trails. 

2. At the time of subdivision or rezoning, where appropriate, the District may acquire, or 
use other means of protecting land for recreational trails, in order to provide public 
access to recreational areas, and other destinations. 

3. The District will develop an overall plan for Highlands trail acquisition, development 
and maintenance, including a budget and a statement of priorities. 

4. Where appropriate, CRD and District trails may be used as emergency access routes 
and park agencies are encouraged to incorporate these into their park management 
programs. 

5. A consistent trail system identity will be created through trail signs, maps, brochures, 
and other public information. 

6. Trails will be located, built, and maintained in ways that require only basic levels of 
landscape disturbance and that preserve the natural character of an area while 
ensuring longevity of trails and minimizing the need for ongoing maintenance. 

7. The District will organize a community-based maintenance and stewardship program 
(e.g., trail section sponsorship) as a means of minimizing the municipal resources 
necessary to maintain the trail system. 

8. Motorized vehicles will be prohibited from recreational trails, except for emergency or 
maintenance purposes. 

4.5 Lake Access Policies 

1. Generally speaking, the District should not seek public access to private lakes.   

4.6 Provincial and Regional Parks and Trails Policies 

1. All new developments adjacent to provincial and regional parks will provide a 
naturally vegetated buffer between the development and the park, signs delineating 
park boundaries, and fencing where appropriate to prevent trespass for all parties 
concerned.   

2. Proposed or potential parks and trails over private lands should not be identified on 
public maps produced by provincial, regional and municipal authorities.  

3. Trespass on private property and unauthorized access into Provincial and Regional 
parks should not occur.  The District could work with park agencies to display 
appropriate signage.  

4. The District will cooperate with provincial and regional parks agencies and with 
adjacent municipalities to develop compatible standards for the management of parks 
and trails.  

5. The District may participate in the creation of regional trails through: 

a. coordination of the acquisition of regional trail corridors through Highlands 
development approval processes; and 

b. the creation and management of local trail connections to regional trails at 
appropriate locations. 
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Chapter 5 ï Transportation 

 

The narrow, winding roads are an important part of the rural character and heritage of the Highlands. 
Pedestrian, cycling and equestrian trails are also important links within the community.  Map 5.1 shows 
Highlandsô road system. 

 BC Transit provides handyDART service to residents in portions of Highlands.  This service is 
critical to seniors and persons with disabilities to access services and programs both within and outside 
the District.  Currently, a morning and evening peak hour commuter service is provided between Treanor 
Avenue (in Langford) at Millstream Road  and Martlett Drive at Millstream Road.  Residents can call and 
request pick-up or drop-off at the door.  This service has been in existence since February 2003.   

5.1 Road System 

Roads ï Objectives 

 To provide a safe system of local and collector roads suitable for the volume 
of local and visitor traffic that reflects the rural character of the Highlands. 

Roads ï Policies 

1. Map 5.1 sets out the road system for the District. 

a. Collector roads provide service for average daily traffic of 2,000 to 10,000 
trips. Millstream Road from the Langford boundary in the south to its 
intersection with Emma Dixon Road in the north is designated as a collector 
road.  

b. Collector roads are an appropriate road type for bike lanes. 

c. Local roads provide service for average daily traffic of 2,000 trips or less. 
Local roads will be built and maintained to rural standards, and all roads shall 
be built with long-term durability in mind consistent with safe and efficient 
movement of people, goods, and emergency vehicles.  

d. Each element in the road system will be designed, constructed, and 
maintained with consideration given to the function of the road, safety, 
volume of traffic, the nature of the terrain, and the land use through which the 
road passes, as well as to appropriate engineering and safety standards. 

e. Road safety, long term durability, environmental protection, and minimization 
of the area of land devoted to motor vehicles will guide decisions regarding 
road design, construction and maintenance. 

f. Local roads and parking lots for public and private facilities and major parks 
will be designed and located to discourage movement of external traffic 
through neighbourhoods. 

g. Local road standards will minimize paving and right-of way requirements.  

h. The amount of impervious surface should be minimized. In addition to level 
of service and vehicular safety, design standards for local roads will include 
impacts to rural residents and community character. 
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2. With regard to roadway design and construction, the District will ensure that: 

a. Only the minimum number of stream crossings necessary are constructed; 

b. Stream crossings are located in order to minimize disturbance of water 
feature banks, channels, shores, and vegetation cover; 

c. Bridges are used instead of culverts for crossings of fish-bearing streams, 
wherever possible;  

d. Where culverts are used, their size will be large enough to accommodate 1 in 
100 year flood conditions, and will be designed to allow unrestricted 
movement of fish in both directions;  

e. Where appropriate, culverts are designed to maintain low flows and 
encourage instream storage of water;  

f. All works comply with provisions of the Water Act;  

g. The location of the stream crossing minimizes the length of the structure; and 

h. The channel be confined (as opposed to having flood channels).  

3. Road safety will be improved by better signage and road painting, improved sight 
lines by cutting back vegetation at blind corners and use of traffic calming measures 
where required. 

4. Plans for development should take into account the present and future traffic on 
adjoining roads and should incorporate provision for setbacks or screening of 
residential areas against the adverse impacts of traffic, particularly from collector 
roads. 

5. If off-site road improvements are required to service a new development such 
improvements should not impose financial costs on the District. 

5.2 Roadside Trails 

 Roadside Trails ï Objective 

 To develop and maintain a network of roadside trails, as outlined in the Trails 
Master Plan, for a variety of means of non-motorized travel that is consistent 
with the character and activities of the Highlands. 

 Roadside Trails ï Policies 

1. The District may acquire and develop appropriate roadside trails to promote safe, 
pleasant, efficient, non-motorized travel throughout the community. Priority for trail 
development and maintenance should be on permanent trails along main roads. 

2. At the time of subdivision or rezoning, the District may acquire land for roadside trails. 

3. Roadside trails will be designed and built to accommodate a range of means of non-
motorized transportation, including bicycles, horses, and pedestrians, unless 
separation is needed for safety or environmental reasons. 

4. Opportunities will be sought to create roadside trails where appropriate when road 
maintenance, upgrading, or development is being planned or undertaken. 

5. A regular roadside trail maintenance program will be prepared and implemented and 
will be linked to the Districtôs road maintenance program. 

6. Where possible and where safety is not adversely affected, existing trees and other 
significant vegetation within roadside trail corridors will be retained in their natural 
state. 

7. Motorized vehicles will be prohibited from roadside trails, except for emergency or 
maintenance purposes. 
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5.3 Parking 

 Parking ï Objectives 

 To provide sufficient public and private parking in an environmentally 
responsible manner.  

 Parking ï Policies 

1. Parking lots for public and private facilities and major parks should be located and 
designed to minimize adverse effects on the natural landscape and neighbouring 
residents. 

2. Parking areas should be landscaped, screened and signed in ways that harmonize 
with the natural landscape as much as possible. 

3. Impervious surfaces for parking areas will be used only where pervious is not 
adequate for site conditions or proposed use, and where runoff quality and quantity 
can be controlled. 

4. Oil interceptors should be installed in parking areas open to the public. 

5. In cooperation with the District and BC Transit, where appropriate, consideration may 
be given to the replacement of parking stalls with the provision of transit passes.   

5.4 Public Transit  

 Public Transit - Objectives  

 To increase accessibility to public transit services 

 To encourage more Highlands residents to use public transit 

 Public Transit - Policies  

1. The District supports the provision of public transit service in the municipality at a 
level of service appropriate to conditions.  

2. The District should explore an arrangement with a private provider (taxi company) in 
order to provide additional transportation options for Highlanders.  

3. Residential, especially special needs housing and services, and commercial land 
uses should be located on transit routes.  

4. Road and lot layouts should support the future provision of transit service. 

5. Park and ride facilities should be located in the District to support transit and reduce 
reliance on automobiles.  Such a service could include bike lock-up facilities.  

6. The District may undertake a survey of residents on a regular basis to determine the 
communityôs desires in connection with transit options to meet the communityôs 
needs.  
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Chapter 6 ï Services and Utilities 

**replaced by bylaw No. 325, 2010 
The Highlands is a rural, self-reliant community and, in order to retain that rural character, help sustain 
the community and to keep costs under control, services provided by the District and other agencies must 
address the needs of the residents and landowners while remaining at modest levels. 

The Regional Growth Strategy (RGS) was adopted in August 2003. The RGS establishes an 
ñRegional Urban Containment Boundary and Service Policy Areaò (RUCSPA). This has significance for 
development in the Highlands. Map 3 in the RGS shows the Regional Urban Containment and Servicing 
Policy Area. The strategy proposes no extension of urban-standard sanitary sewerage and water services 
beyond the boundary of this policy area ñexcept to address pressing public health and environmental 
issues, to provide fire suppression or to service agricultureò. Map 2.1 shows Highlands Servicing Area, 
which is consistent with the RUCSPA.   

The availability of fresh drinkable water is a critical element for Highlands' residents. The vast 
majority of land uses are dependent on surface water or groundwater supplied through individually drilled 
and maintained wells.   

There is a limited amount of information on the aquifers that supply groundwater to residents and 
businesses, although it is known that recharge is primarily through fractures and breaks in the bedrock, 
leading to outflow in wetlands and streams that eventually drain to the ocean. During the planning 
process there were concerns regarding the Highlandsô aquifers. These included concerns related to the 
impacts of additional development, inappropriate land use practices, inadequate waste treatment, and 
improperly constructed or abandoned wells. There were also concerns related to the quantity of available 
water, the cumulative impact of exceptionally dry seasons, and the long term impacts of global warming 
and climate change. 

 

6.1 General Objective 

1. To ensure that District and other public services demonstrate and encourage the 
conservation of resources and the control of pollution through public education, 
development controls, and cooperation with other government agencies and non 
governmental organizations. 

 

6.2 Water Supply and Well Protection (also refer to Chapter 3.5) 
 

 Water Supply and Well Protection ï Objectives 

 To protect the aquifers underlying the District of Highlands. 

 To maintain an adequate long term supply of potable water. 

 To protect wells.  
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Water Supply and Well Protection ï Policies 

1. The primary sources of water for the majority of Highlanders are groundwater and 
surface water.   

2. Land uses or activities that could damage aquifers or reduce groundwater quantity or 
quality are not acceptable.  This includes improperly managed septic systems.   

3. In considering land use activity or change, the District of Highlands will consider the 
ability of surface water and groundwater to support human use without damaging 
ecosystems and aquifers. The Subdivision Bylaw provides direction for determining 
levels of water supply. 

4. The District will encourage the conservation of water, including the use of water 
conserving technology and low water use landscaping. 

5. In landscaping of residential, commercial, industrial, and institutional facilities, the use 
of drought-resistant native plant species will be encouraged to reduce demand for 
irrigation, as well as to control introduction of potentially invasive species and to 
retain the character of the landscape. 

6. The District will support landowners to identify sources of groundwater contamination 
and request the appropriate government agencies to ensure that contaminated sites 
are remediated. 

7. The following activities should be discouraged within 30m of a water well: 

a. Storage of potential contaminants (e.g. pesticides, fertilizers, fuel, lubricants, 
paints, and solvents); 

b. Application of fertilizers and pesticides; 

c. Disposal and incineration of waste; 

d. Storage of manure and compost; 

e. Keeping of livestock; 

f. Installation of septic fields and tanks; and 

g. Parking and storage of vehicles. 

8. To help prevent contamination of aquifers, all well heads should be kept in a sanitary 
condition.  This includes maintaining the well seal in a proper condition and by 
directing runoff away from the well head.  

9. The District will seek opportunities to institute programs to educate domestic well 
owners about well head and aquifer protection, as well as water conservation. 

10. The District will make every effort to budget annually for groundwater related items, 
which could include a comprehensive groundwater monitoring program.   

**replaced by Bylaw No. 325, 2010 
11. Map 2.1 shows Highlandsô Servicing Area (or Boundary), which is consistent with the 
Regional Growth Strategyôs Regional Urban Containment and Servicing Policy Area.  

12. The cost of extending piped services would be the financial responsibility of the 
developers and the ongoing costs of maintaining these services would be borne by 
subsequent owners of these lands. 

13. Other than lands within the Highlands Servicing Boundary, use of a centralized 
infrastructure for water supply is not acceptable.   
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6.3 Liquid Waste Management 

 Liquid Waste Management ï Objectives 

 To encourage Highlands residents and businesses to use responsible 
methods for efficient and environmentally acceptable, on-site liquid waste 
disposal. 

 Liquid Waste Management ï Policies 

1. On-site liquid waste disposal systems are preferred to treat and dispose of effluent in 
all areas of the Highlands except for the lands within the Servicing Boundary as 
shown on Map 2.1 where effluent should either be piped to the regional sanitary 
sewer system or treated on-site through means other than a septic system. 

2. The use of alternative sewage disposal methods instead of individual septic tank 
systems will be supported if environmentally and technically acceptable, and if the 
municipality is not responsible for installing, operating, or maintaining such systems.  

3. Septic tank and ground disposal facilities will be sited to minimize pollution of surface 
and groundwater, and will have appropriate setbacks from watercourses, lakes, water 
wells, and marine shores. 

4. The District may approve the use of community sewage disposal systems if long-term 
responsibilities for operating and maintaining the facilities are established to the 
satisfaction of the Approving Officer and others as necessary and if the municipality 
is not responsible for installing, operating, or maintaining such systems. 

5. The District is not responsible for the failing of on-site septic treatment systems. Any 
knowledge of the failure of an individual septic treatment system will be referred to 
the Health Protection and Environmental Services of Vancouver Island Health 
Authority in order to avoid unhealthy conditions. 

6. A requirement of the development of a Golf Course in the Bear Mountain 
Comprehensive Development is the use of treated septage as a source of irrigation 
for the Golf Course.  The approval of all Federal, Provincial, Regional, and Municipal 
authorities having jurisdiction must be obtained.  The Municipality must not be 
responsible for the installation, operation or maintenance of the system and must be 
provided with adequate assurances regarding the maintenance of the system.  

6.4 Solid Waste Management  

 Solid Waste Management ï Objectives 

 To encourage Highlands residents and businesses to use responsible 
methods for efficient and environmentally acceptable solid waste 
management practices. 

 Solid Waste Management ï Policies 

1. Efficient and environmentally acceptable solid waste management practices are 
encouraged and supported, especially reduction of waste, reuse of materials, 
recycling, and backyard composting. 

2. All non-recyclable solid waste generated by Highlands residents and businesses will 
be disposed of at Hartland Landfill or other approved facilities. Garbage shall not be 
buried, burned, or stored long-term on land in the Highlands. 
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3. The District will actively pursue ways to allow for the conversion, and rehabilitation of 
existing landfill, waste burning and demolition/disposal sites. While the sites are in 
operation, the District will encourage monitoring of their environmental impact and the 
reduction of any deleterious effects on the air, land or water. 

6.5 Surface Water Drainage 

 Surface Water Drainage ï Objectives 

 To maintain the quality of aquatic systems in the Highlands and downstream 
areas; 

 To maintain natural drainage and the natural functioning of watercourses 

 Surface Water Drainage ï Policies 

1. The District will collaborate with the CRD through the Model Stormwater Bylaw 
process, adjacent municipalities, and the BC government to develop consistent 
approaches to stormwater management in a watershed context and to maintain the 
quality of aquatic systems in the Highlands and adjacent areas.  

2. Wherever possible, natural drainage systems shall be maintained and enhanced to 
protect water quality, reduce public costs, and prevent environmental degradation. 
Storm drainage will be handled in open swales, ditches, and streams, to maximize 
infiltration and to retain the natural functioning of watercourses, except where 
environmental or public safety concerns would be better served by other designs.  

3. Developments adjacent to streams, lakes, and other water features will be required to 
provide storm drainage controls and filtration provisions, preferably on-site, to protect 
water quality and prevent increases in peak flow in any stream. 

4. The storm water holding capacity of wetlands and other natural storage areas will be 
retained. 

5. When new roads are constructed or existing ones modified, optimal methods for 
storm water drainage will be assessed and implemented. 

6. The District will seek to ensure that the value of watercourses as habitat for aquatic 
life and terrestrial wildlife is not compromised by their use for storm drainage, 
recreation, or agriculture. 

7. All developments should follow the guidelines in the Water Balance Model, to which 
the District of Highlands is a partner.  

8. The District will adopt the Riparian Areas Regulation and future development will be 
subject to the Regulationôs requirements. All applications falling under the RAR will 
still be subject to Council review.   

6.6 Protective Services 

The objectives and policies contained in this section are intended to complement the detailed Emergency 
Preparedness Plan being prepared by the District of Highlands. The Western Communities Detachment 
of the Royal Canadian Mounted Police provides police protection. The District operates a Volunteer Fire 
Department to protect residents and property against fire and other emergencies, and cooperates with the 
Ministry of Forests for forest fire prevention and suppression. 

 Protective Services ï Objectives 

 To provide adequate levels of emergency services to allow Highlands 
residents to lead safe and secure lives. 
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 Protective Services ï Policies 

Police Protection 

1. The District of Highlands urges the RCMP to support the objectives of the OCP as 
follows: 

a. The Ministry of Attorney General is requested by the District of Highlands to 
provide levels of protection that allow residents to lead safe and secure lives. 

b. The RCMP Western Communities Detachment is encouraged to maintain or to 
increase "proactive policing" throughout the community by: 

 maintaining school education programs for crime prevention; 

 assisting residents to organize crime prevention programs; and 

 maintaining a police profile and presence adequate to deter criminal 
activity, vandalism and vehicle speeding. 

Fire Protection  

1. The District will cooperate with the Ministry of Forests for forest fire prevention and 
suppression, and with fire departments of adjacent municipalities to improve levels of 
fire protection by: 

a. Adequate fire protection infrastructure, including any necessary emergency access 
routes, will be provided by a developer at the time of development of a property. 

b. Development proposals will incorporate designs that reduce forest fire risks for homes 
within and at the edge of forested lands. 

c. One-lane, limited access routes to provide improved access to neighbourhoods by 
emergency vehicles will be identified and provided. These road connections will be for 
the sole use of emergency vehicles, although they may also be used for evacuation of 
residents at risk and, during non-emergency periods, may be used as trails by non-
motorized traffic. 

d. Fire safety education and training, as appropriate, will be provided to residents. This will 
include the distribution of information to all residents and an annual meeting on fire 
issues in this community.  

2.  a. The District will create a wildland urban interface policy that will encourage 
 residents to consider the policies of the Fire Smart Program for wildland urban 
 interface areas and mapping of fire hazard areas.  This policy will involve the Fire Chief, 
 District staff, and residents.   

b. Wildland urban interface assessments should become a priority during new development 
approvals.  

 3. The District will consider the establishment of paid firefighting position(s).   

6.7 Private Utilities (gas, telephone, cable, hydro) 

 Utilities ï Objectives 

 To encourage the use of shared utility corridors 

 To encourage utility providers to design and construct their services using 
environmentally acceptable best practices.  
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Utilities ï Policies 

1. The District requests BC Hydro and other service providers to ensure that all 
electricity transmission and distribution rights-of-way are managed in an 
environmentally responsible manner. In particular, improved management of invasive 
species (such as broom) is requested. 

2. Where appropriate and where there is no cost to the municipality, the District of 
Highlands encourages shared utility corridors and the placement of new and existing 
telephone and electrical distribution lines underground or off-roadways where it would 
reduce incidences of power disruptions from tree contact and retain vegetation and 
viewscapes along roadways. 

3. The District will support servicing the Bear Mountain Comprehensive Development 
and Industrial Lands south of the north property line of Section 15, Range 3 West, 
Highland District with Natural Gas from a private utility supplier. 

6.8 Cell Phone Towers/Radio Towers 

 Cell Phone Towers/Radio Towers ï Objectives 

 To discourage the construction of towers that could have a negative impact 
on Highlandsô hills and ridges, and could detract from viewscapes. 

 Cell Phone Towers/Radio Towers ï Policies 

1. The District will only consider approval of transmission towers following consultation 
with the community. 
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Chapter 7 ï Social Wellbeing 

 

The word ñruralò has different connotations among Highlandsô residents. There is a widespread view, 
however, that it is the ñrural lifestyleò that draws people to the Highlands and the reason why they stay. 
What Highlanders have in common is the value they place on the ñrural lifestyleò. This lifestyle involves a 
connection to the land, whether as a working landscape or in its natural form.  

The District of Highlands is a member of the British Columbia Healthy Communities Network. The 
Federal, Provincial, Territorial Advisory Committee on Population Health (1999) identified the following 
determinants and prerequisites for health:  

 the socio-economic environment including social support, addressing 
violence in the home and community, and participating in civic activities;  

 healthy child development;  

 the physical environment including protecting the natural environment and 
addressing transportation, housing, personal health practices; and  

 health services.  

The topics covered in this chapter are those that relate directly to the social wellbeing of the 
Highlands. Elsewhere in the plan, there are other statements that have a bearing on the social wellbeing 
of the community. 

7.1 Housing  

The objectives and policies of this section of the plan are derived from the 1999 Highlands Housing Task 
force and the work of the Social Topic Group.  

 Housing ï Objectives 

 To encourage economical, attractive and affordable housing opportunities, 
which are compatible with Highlandsô rural character.  

 Housing ï Policies  

1. The District should encourage a range of housing forms in order to increase 
affordable housing. In a rural context, this could include cluster housing, secondary 
suites, as well as special considerations outlined in the Land Use General policy 
section. 

2. The District should consider land donation for affordable housing as an amenity and 
encourage ñsweat equityò housing programs such as Habitat for Humanity. 

3. As an inclusive community, Highlands' residents should foster housing options that 
would allow persons with special needs to remain in the community. This might 
include small-scale housing forms such as seniors group housing (e.g. Abbeyfield) 
and co-housing.  Such housing options should include transportation services as part 
of an overall development plan.   
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7.2 Public Safety 

In addition to public protective services (police, fire, emergency), a healthy community addresses issues 
related to personal safety and security.  

 Public Safety - Objective 

 To promote a community where there is respect for peopleôs property and 
personal security. 

 Public Safety - Policies 

1. The District will encourage programs that help educate and support residents such as 
Neighbourhood Watch.  

2. The District will complete and implement emergency preparedness, including 
preparation of action plans in co-operation with neighbouring municipalities and the 
CRD. 

3. The District will support public education on Urban/Wildfire Interface Issues and 
engage in a full consultation with the community around regulation and the degree of 
tolerable risk. The objective will be to find a balance between public safety and 
preservation of the natural environment. 

7.3. Public Facilities and Services 

During the planning process it was recognized that there is a need for Highlanders to come together for 
social, recreational, civic, cultural and/or economic activities.  

 Public Facilities and Services - Objectives 

 To ensure that Highlanders have access to services and facilities to which 
they financially contribute through property taxes; 

 To provide venues for Highlands residents to meet for social, cultural and 
civic activities. 

 Public Facilities and Services - Policies 

1. The District and Highlands residents will explore ways and means to build a modest, 
multi-purpose community hall. In particular, a meeting place for youth is required. A 
community hall could also provide modest recreational facilities such as a playfield, 
basketball court, etc., and appropriate commercial uses that would support ñbuilding 
communityò.  

2. The District, in cooperation with local school districts, may consider assembling land 
in order to centralize a community hall, playfields, and school.       

3. Highlands contributes significantly to the region through provision of parkland and 
open space, and in return, Highlanders will continue to rely on the region to provide 
institutional and major recreational, commercial and other services. 

4. The District will continue to support participation in the Juan de Fuca Recreation 
Commission.  

5. There is a need for an ongoing dialogue and cooperation with the school districts, 
regional health authority and other agencies in order to ensure that appropriate 
services are available to Highlands.  
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6. Services should be available in the Highlands that support a diverse community, fit 
with the rural character and at a scale relative to the areaôs likely population growth. 
This might include development of recreational activities for youth that engage the 
attributes of the natural environment (eg. biking, horse riding facilities). Youth should 
be consulted to assist in assessing and addressing their needs.  Such housing 
options should include transportation services as part of an overall development plan. 

7.4 Heritage  

Archaeological sites are protected by Provincial legislation (the Heritage Conservation Act).  Protection 
means that these sites cannot be altered without a heritage permit.  Developments are reviewed by local 
governments to determine conflicts between protected archaeological sites and proposed develoment 
through the use of the Remote Access to Archaeological Data website.  If a conflict is identified, the 
project proponent will be required to hire a professional consulting archeaologist for direction on how to 
proceed.   

Heritage - Objective 

 To promote the preservation of heritage buildings, heritage landscapes and 
archaeological sites. 

 Heritage - Policies 

1. Prior to the approval of any development on land that could have heritage, or cultural 
heritage, values, the District may require an assessment pursuant to the Heritage 
Conservation Act. 

2. In addition to the Caleb Pike Heritage Park, selected roads, viewscapes, landscapes 
and heritage trees might be considered for heritage protection. 

3. Providing landowner consent is given, all attempts should be made to identify, map, 
and conserve sites, structures, and landscapes of historical significance. 

4. The District supports initiatives of Highlanders to collect, preserve and present the 
history of the community. 

7.5 Arts and Culture 

Arts and culture are an important expression of the diverse values, heritage and creative interests of 
Highlands residents. Artistic and cultural activities bring the community together and energize it socially 
and economically.   

Highlands contributes financially and through leadership to the Greater Victoria Public Library, 
and shares ownership of the Juan de Fuca Branch with other West Shore Communities.  Highlands also 
provides financial and leadership support to the CRD Arts Committee.   

 Arts and Culture - Objective 

 To encourage residents to become involved in arts and cultural activities 
suited to the rural character of the community; and 

 To provide venues for Highlands artists and artisans to demonstrate their 
talents. 
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Arts and Culture - Policies 

1. At the time a community hall is being designed, consideration should be given to 
providing space for musical and dramatic productions. 

2. A variety of environments should be considered to support artisans and provide 
the public with greater access to their work. These might include community 
markets, artistsô studios and galleries on private property, and display spaces in 
existing public buildings or a new community hall. 

3. Participation of youth in planning for arts and culture events and facilities is 
encouraged.  

7.6 Building Community 

A healthy community is one where all residents and businesspeople have ways to ñbuild community,ò 
through volunteerism and participation in community life. Volunteerism is a cornerstone of a healthy rural 
community, and Highlands is proof of this. Volunteers provide many of the services that otherwise would 
not be available in a rural community. It was evident from the planning process that Highlanders place 
high value on participation in local government affairs, community gatherings and celebrations.  The 
volunteer coordinator position referred to in policy 1 could also be responsible for organizing volunteer 
driver services and coordinating transportation alternatives.  

In addition to their regular volunteer efforts, Highlands residents and landowners play an active 
role in land use planning decisions affecting them. The strength of a community grows out of an informed 
citizenry that is motivated to accept opportunities to share the responsibilities for local government 
decisions. The Highlands has a long history of public involvement and concern about the quality of life, 
governance, environmental protection, and other planning matters. This section of the plan formalizes 
guidelines for fostering strong public roles in planning decisions. 

 Building Community - Objective 

 To welcome people of different ages, backgrounds, family structures, abilities 
and incomes. 

 To strengthen volunteerism, including community stewardship, and 
encourage residents to take active roles in caring for and enriching the 
community. 

 To provide opportunities for Highlanders to participate in community advisory 
processes. 

 To achieve effective communication between Highlands residents and 
council, its committees and staff on matters of community-wide interest. 

 To encourage land owners and developers to involve Highlands residents at 
an early stage in the review of development designs and applications.  

 To support the creation of an informed citizenry that is motivated and capable 
of providing community guidance and input on civic matters.  

 Building Community - Policies 

1. The District supports a volunteer coordinator position.   

2. The District accepts that it has a responsibility to foster communication among 
Highlanders and to provide community education on topics important to residents. 
The district newsletter, public forums, community associations and participatory 
planning processes are important ways to communicate and educate. 

3. Municipal decision-making should support a diverse community.  
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4. The District of Highlands encourages the formation, education, and ongoing 
participation of citizen volunteer committees to provide advice to Council on land use 
planning matters relevant to the committees' mandates. 

5. Before and after decision-making, the District of Highlands will prepare and distribute 
to residents and landowners newsletters and other materials (such as notices and 
computer-based electronic bulletins) on planning matters of importance. 

6. Public information meetings, open houses, surveys, and other means will be used to 
facilitate communication between the municipal government and the residents of the 
District of Highlands.  

7. Efforts will be made to involve young people, tenants, absentee landowners, and 
others who might not normally express their views on planning matters. 

8. As part of the development process, developers will be encouraged to contact 
residents to discuss proposed changes in land use, prior to the submission of 
rezoning applications and prior to public hearings. 

7.7 Social Significance of the Environment 

During the planning process the importance of the natural environment to the health and well being of 
Highlanders and the region was discussed. Natural areas allow for a variety of individual and group 
recreations, provide emotional and spiritual sanctuary, and help to form the character of the Highlands.  

 Social Significance of the Environment - Objective  

 To encourage people to experience the natural environment. 

 Social Significance of the Environment - Policies  

I. Activities that facilitate the communion of people with nature are encouraged. This 
would include such activities as seminars, workshops and retreats in rural areas of 
the Highlands.  
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Chapter 8 ï Economic Diversification 

 

As a municipality, Highlands is somewhat unusual in that almost its entire land base is residential or rural. 
There is little area set aside for non-residential uses. This has an impact on the community in at least two 
ways:  

 a large majority of working people commute to work outside the Highlands; 
and  

 the municipality is highly dependent on tax revenues from residential and 
rural properties. 

At the present time the municipality does not have its own economic strategy. Highlands did, 
however, participate as a member of the Capital Regional District in the preparation of a regional 
economic strategy ï The Opportunities Blueprint (2003). This strategy establishes a two-prong approach 
to improving the economic health of the region: 

 Overcoming problems that are negatively affecting the local business 
climate; and 

 Enhancing existing, or developing new, business enterprises that are 
compatible with the regionôs commitment to sustainability. 

During the planning process for this OCP there was a wide range of views regarding economic 
topics. This chapter of the plan puts forward objectives and policies intended to encourage a stable yet 
diversified rural economy within the Highlands. Gradually, these policies should encourage more 
Highlanders to generate some or all of their income from businesses located on their properties or 
businesses located elsewhere in the Highlands.  The District as a whole would benefit due to the 
increased ñsocial capitalò and ñcommunity-buildingò that would occur within Highlands boundaries.  These 
policies are not intended to change the character of the community but to provide more choice for 
Highlands' residents. 

 General Objectives 

 To help preserve the rural economy and traditional rural lifestyles of the 
Highlands; 

 To provide opportunities for residents to work within the Highlands; 

 To encourage rural entrepreneurs to establish small scale businesses suited 
to the Highlands; 

 To foster opportunities for rural-based employment, self-employment and 
economic diversification that are of an appropriate size and scale to help 
broaden the Districtôs tax base. 

8.1 Working Landscapes 

Traditionally, rural communities have a strong bond with the land. In some rural communities, the land 
provides a livelihood for its residents through market gardening, farming, ranching, orcharding, forestry, 
fishing, and other activities such as animal husbandry and rural veterinarian services. At present, most 
Highlanders work outside the district in jobs in more urban settings. 

The possibilities of promoting ñworking landscapesò to strengthen the rural character of Highlands 
were discussed during the planning process. This might include such activities as: 

 Orcharding;  

 Organic market gardening;  

 Herbs;  

 Field flowers;  

 Beekeeping 
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 Livestock;  

 Field crops;  

 Greenhouses;  

 Vineyards;  

 Specialty nursery; 

 Forestry, including sustainable forestry specialty products, Christmas trees, 
and specimen landscape trees 

ñAgroforestryò is a land management approach that integrates familiar and new 
agriculture and forestry practices into land management systems that contribute to 
diversification and sustainability of production.  It is an emerging industry, and has not 
been studied as part of this plan.  However, once the District understands more on this 
subject, the District may choose to encourage such practices where appropriate by 
harmonizing this term with ñagricultureò and ñforestry.ò   

 Working Landscapes ï Objective 

 To ensure that there are opportunities for Highlanders to use the land for 
traditional rural enterprises. 

 Working Landscapes ï Policies 

1. Agriculture and forestry uses that are consistent with environmental protection and 
the character of the Highlands are encouraged. These are acceptable uses in areas 
designated Rural, Rural Residential, Managed Forest, and Institutional on Map 2.1, 
where consistent with zoning. 

2. The District should consider the development of a strategy to facilitate the production 
of agricultural and forest products by allowing small scale related processing 
facilities, limited direct resource sales, and limited natural resource support services, 
and which are not harmful to the long-term natural resource.  This strategy should 
suggest that such uses be located in areas within the Commercial Industrial Land 
Use Designation.  

8.2 Home-based Business 

People undertake ñhome-workò out of choice and out of necessity. Home-based businesses are a growing 
trend in communities across Canada. Improved communications technology has accelerated this growth. 
In the 2001 census, 11% of working Highlanders reported that their job was home based. During the 
planning process there was discussion as to whether a separate facility (studio, gallery, workshop) would 
be appropriate.  Home-based businesses are regulated through the zoning bylaw.   

 Home-based Business ï Objective 

 To ensure that there are opportunities for Highlanders to work from their 
homes. 

 Home-based Business ï Policies 

1. Home-based businesses are encouraged provided they complement the rural 
character of the community and have no appreciable negative impact on nearby 
neighbours or the natural environment. These are acceptable in areas designated as 
Rural, Rural Residential, Managed Forest, and Intensive Residential without a 
rezoning provide they comply with details set out in the zoning bylaw regarding size, 
parking signage, employees and other matters.   

2. Consideration could be given to allow for home offices in the Bear Mountain 
Comprehensive Development ñResidential Area.ò   
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8.3 Nature-related Tourism  

During the planning process there was discussion about diversification of Highlandsô economy by way of 
businesses that cater to visitors who are interested in a nature-related activity such as walking, hiking, 
birding, kayaking, diving, bicycle touring, fishing, orienteering, photography, nature interpretation, and 
equestrian activities. 

 Nature-related Tourism ï Objectives 

 To provide opportunities for Highlanders to operate businesses that are 
related to the natural and recreational assets of the community. 

 Nature-related Tourism ï Policies 

1. The District will encourage small-scale recreational and tourist uses that provide 
opportunities to diversify the economy by using, in an environmentally sensitive 
manner, the Highlandsô abundant recreational opportunities and scenic and natural 
amenities. These businesses are acceptable in areas designated as Rural and 
Recreation Tourism and will be guided by the zoning bylaw. 

2. Businesses that relate to the natural attributes and rural character of the community 
should have no appreciable negative impact on nearby neighbours. 

3. The District should consider the development of a strategy to facilitate nature-related 
tourism in conjunction with the CRDôs economic strategy.  
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Chapter 9ï Development Permit Areas 

 

The Local Government Act provides local governments with the authority to establish a development 
permitting system.  This chapter identifies Development Permit Areas, providing the justification for their 
designation, along with guidelines to be taken into account by property owners, prospective developers, 
and their planning and design teams.  

Development permits are one of the strongest legal tools for protecting environmentally sensitive 
areas, avoiding development in hazardous conditions and for setting out expectations regarding ñform 
and characterò of development. Municipalities may designate Development Permit Areas (DPAs) in an 
OCP. When an area is designated, the municipality must describe the special site conditions or objectives 
that justify the designation, and specify guidelines to achieve those objectives. When an applicant applies 
to the local government for a Development Permit to alter the site, buildings and structures, the guidelines 
in the OCP will direct what conditions, if any, are placed on the proposed development. 

If construction does not substantially commence, the Development Permit expires at the end of 
two years. In Highlands, Development Permits are obtained at the same time as other permits such as 
tree cutting, blasting, soil removal or deposit, and building permits. 

 General Objectives: 

 To provide guidelines for property owners and developers regarding the 
Districtôs expectations for the protection of the natural environment, 
avoidance of hazardous conditions and promotion of a form and character of 
development that is suited to Highlands. 

 To use the provisions of the Local Government Act in order to facilitate a 
development permit approval through the designations of Development 
Permit Areas. 

 General Policies 

1. Development Permit Areas are generally shown on Maps 9.1 and 9.2, and 
specifically apply to all land designated as Commercial-Industrial, Institutional, 
Residential and Recreational rural on Map 2.1. 

2. Where there is a discrepancy between Maps 9.1 and  

3. Guidelines are established for each DPA respecting the manner by which the special 
conditions or objectives will be addressed. Although compliance with any specific 
guideline may not necessarily be required, general and substantial compliance with 
the intent of all guidelines is required.  

4. Where land lies within more than one development permit area, development permit 
applications may be subject to the requirements of all guidelines of all such areas. 

5. Before issuing a development permit, the District may require the applicant to furnish, 
at the applicant's expense, a report prepared by an independent certified professional 
to assist in determining what conditions or requirements will be imposed in the permit 
to ensure the development follows the relevant guidelines. 

a. Pursuant to the Local Government Act, Development Permits may not be 
required for the minor modifications to an existing building(s). 
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6. Permits are not required in the DPAs for the following activities: 

a. Habitat improvement activities undertaken by the District, the BC government, or 
other agencies approved by the District to conduct such work; 

b. Forestry activities conducted on Managed Forest land in a manner consistent 
with the regulations pursuant to the Private Managed Forest Land Act; 

c. Emergency responses or works required by the Provincial Emergency Program, 
the RCMP, the Ministry of Forests or the Highlands Fire Department as a 
response to an emergency. 

 

9.1 Development Permit Area No. 1 ï Steep Slopes 

Area Affected: 

All areas having slopes that exceed 30% are designated as Development Permit Areas; these are 
generally shown on Map 9.1. 

Purpose:  

The intent of this DPA is to regulate development in the area in a manner that protects against loss of 
property and protects the integrity of the slopes of greater than 30%. 

Justification: 

The Local Government Act provides local governments with the authority to establish a DPA in areas of 
hazardous conditions. Many areas of the Highlands are steeply sloped. Careful control of development or 
other alteration of these slopes is needed to reduce the risk to life and property, to prevent erosion and 
potential risks to down slope properties, to prevent destabilization of slopes, and to protect the visual 
quality of the slopes. Land clearing, road construction, changes in slope profiles, construction of buildings 
or roads, or other site disturbance in these areas could increase risk to life and property and harm the 
environmental values of the slopes. 

Guidelines: 

These guidelines provide a policy framework for Council to assess applications. Council may adopt 
additional development permit guidelines for sites that have special features and concerns. Development 
permits issued in steep slope areas shall be in accordance with the following: 

1. No unnecessary site disturbances shall be permitted within areas designated as 
steep slopes. 

2. Disturbance of vegetation and movement of substrate will be minimized.  

3. Lot configurations and building designs will be compatible with the topography (rather 
than relying on creating large, flat lots by land filling or blasting). Building heights and 
roof forms will conform, as far as possible, to pre-development topographic 
conditions and minimize visual impact. 

4. Erosion control measures, during and after construction, will be specified in the 
permit.  

5. Removal of vegetation, especially trees, will be minimized. A disturbed site will be 
revegetated as soon as possible using plant material indigenous to the site or other 
suitable non-invasive plants. 

6. The development permit will document how the ownerôs desire to change the existing 
views will be balanced with the need to maintain the existing vegetation.  

7. Drainage will not be altered in ways that increase or decrease the amount of runoff 
from the site. On-site infiltration of runoff from impermeable surfaces, such as roads, 
driveways, etc., will be encouraged. 
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9.2 Development Permit Area No. 2 ï Water and Riparian Areas 

Area Affected 

All water and riparian areas, including lakes, watercourses, wetlands and areas within 30 metres (100 
feet) of those features are designated as Development Permit Areas and are generally shown on Map 
9.1. 

Purpose 

To regulate development adjacent to water features and riparian areas to protect against loss of property 
and protect the ecological value of these areas. 

Justification 

The areas generally identified on Map 9.1 are important to the ecological integrity of the Highlands, and 
serve as stormwater storage and transmission areas and are critical to natural environmental values in 
the municipality. Some of these areas are in floodplains. Building of structures or roads, or substantial 
land clearing or disturbance in these areas could harm the functions of these water and riparian areas, 
and could constitute a risk to lives and property. 

Guidelines 

Development permits issued in these areas shall be in accordance with the following: 

1. No unnecessary site disturbances shall be permitted within at least 30 metres (100 
feet) of the top of bank of watercourses, or the natural boundary of lakes, wetlands, 
and other water features. Existing vegetation shall be maintained in order to control 
erosion, protect banks, protect habitat, and retain the natural character of water 
features.  Outside agencies, such as Department of Fisheries and Oceans and BC 
Ministry of Environment, will be consulted where necessary.   

2. No habitable buildings or other structures requiring foundations will be constructed 
and no septic tanks or fields will be installed within at least 30 metres (100 feet) 
horizontal distance from the top of a bank of a watercourse or high water mark of 
water features, and within 15 metres (50 feet) horizontal distance of the natural 
boundary of an area subject to flooding. 

3. Provision will be made and works undertaken to maintain the quality of stormwater 
flowing toward or in the identified water features, and to ensure that the volume and 
peak flow of runoff from a property is not increased by any development or land 
altering activity.  

4. Vegetation appropriate, preferably indigenous to the site, may be required to be 
planted on the site to reduce erosion risk, restore and enhance the natural character 
of the site, improve water quality, or to stabilize slopes and banks.  A landscaping 
security deposit will be required to encourage compliance.  Outside agencies, such 
as Department of Fisheries and Oceans and BC Ministry of Environment, will be 
consulted where necessary. 



 

59 

 

Highlands Official Community Plan March 2007  
**Consolidated for Convenience Purpose Only:  It Is Not A Certified Copy 

 

5. Removal of gravel, sand, soil or peat from streambeds, lakes, or wetlands and the 
draining, dredging, infilling, piping or dumping of materials will be strictly limited.  
Outside agencies, such as Department of Fisheries and Oceans and BC Ministry of 
Environment, will be consulted where necessary 

6. Modification of channels, banks, or shores that could cause environmental harm or 
significantly alter local hydrological conditions will not be permitted. 

7. Pollutants, including pesticides and fertilizers, will be prevented from entering water 
features or wetlands by requiring the control of surface water drainage. 

8. All new developments or modifications of existing developments will be required to 
prove to the satisfaction of the District of Highlands that the development will cause 
no increase in runoff compared to existing conditions of the site. 

9. Non-point source pollution will be prevented from entering water features from 
residential or commercial developments or agricultural activities. 

10. Facilities to allow the use of gasoline powered boats and floatplanes will not be 
allowed. 

11. The development permit may designate and specify where necessary, a buffer zone 
within which land alteration or structures will be limited to those compatible with the 
characteristics of the water feature. 

12. Development permits issued with regard to road and driveway construction in this 
area will ensure that: 

a. watercourse crossings are so located as to minimize disturbance of water feature 
banks, channels, shores, and vegetation cover; 

b. bridges are used instead of culverts for crossings of fish-bearing watercourses, 
wherever possible; and 

c. where culverts are used, their size will be large enough to accommodate 100-
year flood conditions. Culverts should be placed to allow unrestricted 
movement of fish in both directions. Where desirable, culverts may be 
designed to retard low flows and encourage in-stream storage of water. 

In-stream work requires notification or approval under section 9 of the Water Act.   

13. Watercourses should be left natural to protect habitat. 

14. Should any application for changes to land within Highlands fall within the 
parameters of the BC Riparian Areas Regulation (RAR), an applicant will be 
required to furnish, at their expense, an Assessment Report certified by a Qualified 
Professional as defined by and meeting the intent of the RAR. All applications falling 
under the RAR will still be subject to Council review.   
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9.3 Development Permit Area No. 3ï Sensitive Vegetation 

Area Affected 

All known areas of sensitive vegetation are designated as Development Permit Area No. 3 and are 
generally shown on Map 9.2.  Where there is a discrepancy between Map 9.2 and site conditions, site 
conditions will dictate whether a development permit is required.  Please see descriptions of vegetation 
categories on page 18.  

Purpose 

 To regulate development in such areas in a manner that protects sensitive vegetation and 
ecological values. 

 For the Older Second Growth Forest category:  to regulate development in a manner that seeks 
to maintain the resource use values while minimizing the loss of ecosystem functions.  

Justification 

These are important vegetation communities that have been identified by the Sensitive Ecosystem 
Inventory. Maintaining this vegetation is important to the protection of habitat and the natural 
environmental character of the Highlands. Land clearing, tree cutting, construction of buildings or roads, 
or other site disturbance in these areas could harm their functions and value to the municipality. 

The Older Second Growth Forest category noted on Map 9.2 represents an ñimportantò ecosystem ï as 
opposed to sensitive ï as defined by the Sensitive Ecosystem Inventory Project.  Because of this 
difference, management emphasis is less on protection and more on careful management of these lands.  
Lands in this category are subject to a development permit, but application fees will be waived for the 
Older Second Growth category.  Applicants whose site is within a residential use zone (RUZ) will not be 
required to furnish a professional report  (unless extenuating circumstances present themselves), as it 
assumed that such considerations would have been taken into account when the RUZ was established.  
All others may be required to furnish an ecological inventory conducted by a qualified professional.       

Guidelines 

Development permits issued in sensitive vegetation areas (that is, the ñwoodland,ò ñterrestrial 
herbaceous,ò ñsparsely vegetated,ò ñolder forest,ò and ñcoastal bluff,ò categories shall be in accordance 
with the following (for the ñolder second growthò category, please see Guideline #9): 

1. No unnecessary site disturbances shall be permitted within areas designated as 
sensitive vegetation. 

2. In treed areas, mature vegetation will be protected, as will under storey plants and 
immature trees.  

3. The level of the land surface will not be changed in sensitive vegetation areas if such 
change could affect the health of vegetation or the ecological structure of plant 
communities.  

4. Drainage will not be altered in ways that increase or decrease the amount of surface 
water or groundwater available to the sensitive vegetation.  

5. Where necessary provision will be made and works undertaken to maintain the 
quality of water reaching the sensitive vegetation.  

6. Removal of gravel, sand, soil or peat in sensitive vegetation areas will be strictly 
limited. 

7. The development permit may designate and specify where necessary, a buffer zone 
within which land alteration or structures will be limited to those compatible with the 
characteristics of the sensitive vegetation.   
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8. Planting of invasive non-native vegetation adjacent to or in designated sensitive 
vegetation areas will not be permitted. 

9. Older Second Growth Forests Category ï Only the following guidelines apply to the 
older second growth forest category:   

a. Where older second growth forests are adjacent to the sensitive ecosystems 
in Development Permit Area 3 (Sensitive Vegetation) and to riparian or 
wetland areas, options for conservation will be considered.  In such cases, 
buffers of older second growth forest will be maintained as determined by a 
registered biologist.  In the very least, site disturbances into such areas will 
be minimized.  

b. Loss of ecosystem functions will be minimized, while maintaining the 
resource use value of the property.   

c. Where such areas occur in isolation from other ecosystems, efforts should be 
made to retain the largest patches possible. 

d. Minimize edge effects by: 

i. Retaining patches of forest rather than isolated trees; 

ii. Treed areas should have the least possible amount of edge per unit 
area (i.e., should be as close to round as practical); 

iii. The windward edge should be smooth and in areas of deep soils and 
well rooted trees; 

iv. Edge stabilization treatments including feathering, sail pruning, 
topping, and removal of unsound trees should be used to ensure a 
windfirm edge.  

e. Manage recreational and livestock access to avoid damage to vegetation, 
soils and wildlife.   

f. Prevent disturbance of nesting and breeding areas. 

g. Control the introduction or spread of invasive plant species.  

h. Allow natural disturbances and successional functions and processes to 
occur.   

i. Infrastructure (including wells and septic fields) should avoid trees and their 
root masses that are to be conserved.  Generally, staying back the distance 
equal to the height of a tree from its base or 15 metres, whichever is greater, 
will achieve this.  

j. Schedule land disturbance activities to avoid the spring nesting and breeding 
season for coastal wildlife. 

k. Design and implement appropriate sediment and erosion control measures.     

 

9.4 Development Permit Area No. 4ï Highlands Commercial/Industrial  Gateway 
 Area 
 
Area Affected 

Lands designated as ñCommercial Industrialò on Map 2.1 are designated as Development Permit Area 
No. 4.  
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Category 
Form and Character of Commercial and Industrial Development; 
Protection of the Natural Environment, its ecosystems, and biological diversity 
 
Justification 
The main purpose of this development permit area is to encourage well-designed places of business and 
employment. 
 
Industrial and commercial land uses are an important part of the local economy and should be well 
designed as a gateway feature to the community, to reduce its impact along roads and from adjacent 
non-industrial zoned properties. Careful control of land development, buildings and landscaping is needed 
to protect the aesthetic qualities of the area, and to ensure that development is in harmony with the rural 
character of the Highlands. 
 
Outdoor lighting can seriously impact upon night sky both in terms of being a source of light pollution, and 
in terms of interfering with astrophysical research. Outdoor lighting should be regulated to control the 
quantity and quality of light in order to help mitigate against these impacts. 
 
Objectives 
To integrate new industrial development with the character of its surrounding area through quality 
architecture, landscaping, and appropriate site arrangement. 
 
To promote new industrial development, which is designed in a manner that creates an attractive area for 
business investment, that provides a desirable place of employment and that has minimal negative 
impact on the surrounding areas and the natural environment. 
 
Specific Exemptions 
Form and Character Development Permits are not required in Highlands Commercial/Industrial Gateway 
Area for the following activities: 
 
i. internal alterations to a building or, 
ii. minor alterations to the design and finish of the exterior of a building that does not change the 

character of development. 

 
Guidelines 
Form and Character Development Permits issued in the Highlands Commercial/Industrial Gateway Area 
shall be in accordance with the following guidelines: 

General Architectural Design 

1. All buildings, structures and additions should be designed in a manner which gives 
consideration to the relationship of adjacent buildings, open areas, the efficiency of 
the circulation system, and compatibility with surrounding development.  Any 
upgrades or new developments should demonstrate a net environmental benefit.  

2. Buildings shall be designed to exhibit a cohesive appearance of natural building 
materials and architectural character.  Consider providing skylights, varied roof forms 
or other elements to visually express interior spaces or functions.  Also consider 
using architectural elements, materials, finishes, glazing, and textured surfaces. 

3. Structures shall be constructed of durable materials. Materials should be chosen for 
ease of maintenance. Except where a visual accent is warranted, muted colours 
chosen from a palette representative of Highlandôs natural surroundings should be 
used. 
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Scale 

4. A human scale should be respected where buildings and other structures face a 
road. This shall be expressed in window size, sill heights, door shelters, and soffit 
heights. Designs should capitalize on dramatic architectural elements such as towers 
or mechanisms relating to use or processes associated with the business. 

Massing 

5. Buildings should be stepped to follow the topography of the site. The massing of 
buildings should be broken up, by stepping back portions of the front building façade.  
Continuous, uninterrupted, building facades should be avoided. 

Maintain View Corridors 

6. Buildings should be designed to maximize views beyond and between buildings. 

Entrances 

7. Building entrances shall be well defined, visible, and clearly lit. Main entrances shall 
face the road or entrance driveways, and should be designed and located so that 
they can be clearly identified from roads or entry driveways. 

Visibility from Roads 

8. Buildings visible from roads should be sited and designed so that the office and/or 
retail portion of the building is oriented towards the road.   

Loading Areas to be Integrated with Overall Design 

9. Loading area design shall be integrated into the design of the building.  High quality 
material and non-bright colours shall be used for loading doors. 

Fencing 

10. Where fences are used, they should be solid or a combination of solid and lattice 
design. The design of the fence, elevation, and related construction details shall be 
submitted as part of a landscape plan. Black chain-link fencing may be used where 
enhanced by vegetative screening. 

11. Fences shall be constructed with all components of sufficient size and strength to 
prevent sagging, and constructed to minimize rot. Along sloping ground, the top of 
wood fences shall be horizontal with vertical drops at the posts. 

Signage and Lighting 

12. Signs may not contain or utilize any flashing, blinking intermittent or moving light as a 
source of illumination. The form of signage should be identified in the design 
expressed in the Development Permit application.  

13. All signage should be located below the roofline and be integrated with the building 
façade through colour and graphic style. 

14. Externally illuminated signs including commercial billboard, building identification, or 
other similar illuminated signs, shall comply with the following: 

(i)  Top mounted light fixtures shall be fully shielded; 

(ii)  When top mounted light fixtures are not feasible visors or other 
directional control devices shall be used to prevent spillage of light into the night 
sky. 
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15. All architectural or decorative lighting shall be turned off between 2300 hours or the 
closure of the business or facility to the public, whichever is later, and sunrise.  This 
shall be accomplished by automatic timing devices unless the irregular schedule of 
the business or facility makes this impractical. 

16. Parking lots shall have adequate pedestrian scaled directional signs for visitors, 
delivery vehicles and employees. The sign shall not exceed 4 feet in height or 8 
square feet in surface area. 

17. Exterior lighting should be downcast and directed away from residential areas.  On-
site lighting and signs should not produce glare on neighboring roads, properties, or 
the night sky. To minimize this impact, fully shielded high-pressure sodium luminaries 
positioned not higher than 4.88 meters (16 feet) above ground level, with 0% up light, 
should be used. Applicants will be requested to provide information indicating that the 
lighting plan has been considered and approved by the Dominion Astrophysical 
Observatory. 

18. Vehicular and pedestrian access and entries should be illuminated in a manner that 
facilitates visibility and security.  Security lighting should have armoured housings. 

Parking 

19. Vehicular and pedestrian circulation within all sites will be designed to function in a 
safe and efficient manner. 

20. To avoid large expanses of paved areas and to provide easy accessibility to 
buildings, large parking lots should be divided into smaller parking areas and have 
well-integrated landscaped pockets. 

21. In cooperation with the District and BC Transit, consideration may be given to the 
replacement of parking stalls with the provision of transit passes.   

Perimeter Screening Treatment  

22. Perimeter landscaping of similar character shall be integrated with the natural 
landscape and the landscaping of adjacent development for streetscape continuity. 

23. A wide natural buffer shall be maintained along Millstream Road, and additional 
landscape treatment and berming are encouraged to attenuate noise, to improve 
aesthetics, and reduce impacts of noise, odour, or shadow. Chain-link fencing is 
discouraged. 

Screening 

24. Storage areas should be visually screened from roads by berming and dense 
landscaping, or should be designed and finished in a manner consistent with the 
principal building. 

25. Outdoor storage of equipment or materials should be placed at the rear of the site 
and/or screened from surrounding roads and adjacent non-industrial uses by 
landscaped berming, solid screen fencing or other acceptable design. 

26. Service areas, dumpsters and garbage containers, recycling containers, and utility 
kiosks shall be integrated into the landscape and screened by fences, walls, gates or 
landscaping from public view. Screening should be constructed of a similar design, 
fashioned from similar materials and finished with similar colours to those used in the 
primary building. 

27. Garbage and recycling materials shall be stored in containers which are 
weatherproof, non-combustible and animal-resistant within the boundaries of each 
site, and shall be visually screened from all adjacent sites and roads. 
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Transit Considerations 

28. Design should support transit opportunities, such as locating close to transit use, 
walkways to transit, bus shelters, bike lockers, and provision of park and ride 
facilities.   

 

9.5 Development Permit Area No. 5 ï Intensive Residential  

Area Affected 

All areas designated Intensive Residential on Map 2.1 are designated as Development Permit Area No. 5 
in order ensure that development occurs in a manner that is consistent with the guidelines of this section. 

Purpose 

The intent of establishing this DPA is to regulate development in a manner that creates an attractive area 
for intensive residential development and protects the natural environment.  

Objectives 

 To regulate development in a manner that protects the integrity and ecological value of natural 

areas, and promotes the rural quality of the Highlands. 

 To regulate development in a manner that creates an attractive area and a desirable place for 

residences with minimal impact on the environment and surrounding areas. 

Justification 

All areas designated Intensive Residential on Map 2.1 are also designated as Development Permit Areas 
to encourage well-designed places of residence, and accommodate the development of various types of 
residential housing. 

Maintaining native vegetation, wildlife habitat and water features is important to the protection of the 
natural character of the Highlands. Building of structures or roads, or substantial land clearing or 
disturbance could harm the functions of these natural areas, and diminish their rural character. 

Careful control of land development, buildings and landscaping is needed to protect the aesthetic 
qualities of the area, and to ensure that development is in harmony with the rural character of the 
Highlands. 

Guidelines 

Development Permits issued in this area shall be in accordance with the following guidelines: 

General 

1. Areas to be retained in a natural state will be identified by plan and demarcated on 
site. 

2. Clustering of housing is encouraged and will promote screening by native vegetation 
and/or topography. 

3. Development plans will incorporate natural features. All site conditions will be 
carefully examined before determining building locations, access and open green 
space areas. Wherever feasible, existing features and habitat should be retained, 
and where appropriate enhanced. 

4. All designs should support public transit. 
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Landscaping and Vegetation Treatment 

5. Disturbance of vegetation in natural areas will be minimized. 

6. Natural grades will be maintained within and adjacent to natural areas and where 
vegetation is to be retained. 

7. Natural drainage patterns will be maintained within and adjacent to natural areas 
and where vegetation is to be retained. 

8. Limited tree and vegetation removal will be considered in designated natural areas 
to allow lighting into residential areas. Vegetation removed will be replaced by new 
plantings elsewhere on the property. 

9. Landscaping will be used to integrate residential development with the natural 
environment and unify areas of the site. 

10. For all projects the developer will be required to submit landscape plans prepared 
by a Landscape Architect registered within the Province of BC. Landscape plans will 
address the retention of existing vegetation and natural features, the stabilization 
and rehabilitation of disturbed areas, the treatment of common areas, and aquatic 
and riparian enhancements. 

11. Plant materials and maintenance methods will emphasize species that are drought-
tolerant and enhance wildlife habitat. Indigenous native plant species will be used 
where possible. 

12. Permanent screening (by landscaping or solid structure) will be provided for each 
residential lot, to screen back yards. 

Land Alteration 

13. The individual lots, buildings, streets and parking areas shall be designed and 
situated to minimize alteration of the natural site features. 

14. All areas proposed for land alteration shall be clearly demarcated by plan, and 
flagged on-site, prior to approval of the Development Permit. Land alteration 
activities will be limited and no unnecessary site disturbances shall be permitted. 

15. Erosion control measures, during and after construction, will be specified in the 
permit. 

16. Cut and fill slopes will be stabilized and revegetated immediately following 
construction. 

Water Quality and Drainage  

17. The quality of groundwater and surface water will be maintained through the 
employment of systems which encourage direct infiltration of surface water, by 
limiting the extent of impervious surfaces, and by incorporating sediment control 
features that limit the offsite transport of sediments directly into a watercourse or 
wetland.   Rainwater harvesting is encouraged.   

18. The quality of stormwater flowing toward or in water features or other sensitive 
vegetation will be maintained or improved, and the volume and peak flow of runoff 
from a property will not be increased by any development or land altering activity. 

19. Measures to conserve domestic and irrigation water will be identified and 
encouraged.  

20. Measures will be identified and undertaken to prevent pollutants and nutrient-rich 
run-off water from entering ground water, surface water and sensitive vegetation. 

21. Prior to the issuance of a Development Permit for any development, reports and 
plans prepared by a qualified professional consultant (R.P.Bio) will be provided to 
document the impact of the proposed development on riparian areas, and provide 
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recommendations for development impact mitigation and enhancement of the 
riparian areas. 

22. Development will not be located within poorly drained areas.  

Green Space Areas 

23. Green space areas will be identified for conservation and/or enhancement, and 
these areas will be clearly designated on a plan and where appropriate, 
permanently demarcated on-site.  

24. Green space areas will be provided for the enjoyment of residents and will 
encourage walking, outdoor play areas, vegetable gardens and other outdoor 
activities that lend to the enjoyment of the property.  

25. Some portions of green space areas will be used for recreation vehicle and boat 
parking, and visitor parking. All parking areas shall be in designated locations and 
suitably screened.  

Architectural Form and Character 

26. High quality architectural design, which promotes the use and/or appearance of 
natural building materials and common design elements will be required for all new 
developments.  

27. Common building materials may include wood cladding, large timbers and stone. 
Building materials should be selected to ensure long-term durability and an 
appearance of solid, quality construction. The use of masonry or clay tile and stucco 
will not be permitted. 

28. Common design elements will include gable roofs with uniform materials and 
pitches, porches and front facades with stepped-back portions. 

29. Buildings will be stepped to follow the topography of the site. 

30. Substantial grade changes should be accommodated through the use of a series of 
smaller retaining walls. Visible faces of retaining walls should have a textured finish 
or architectural treatment. The use of rock will be encouraged. 

31. Stepping back portions of the front building façade should break up the massing of 
buildings. Continuous, uninterrupted, building facades should be avoided. 

32. Building entrances should be well defined, visible, and clearly lit. Main entrances 
should face the public road. 

33. Outdoor lighting should be low level and direct illumination downward. Lighting 
fixtures shall be of a decorative bollard type, with a maximum height of 1100 mm 
above ground. 
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Chapter 10 ï Regional Context Statement 

**replaced by Bylaw No. 325, 2010 

The Board of the Capital Regional District formally approved a Regional Growth Strategy (RGS) in August 
2003.  The District of Highlands is a signatory to the RGS.  As a partner, Highlands has established its 
commitment to the following: 

 To plan and manage growth in a collaborative manner by participating in achieving the regional 
vision and the strategic initiatives 

 To consider the cross-boundary impacts of all development-related decisions 

 To work toward a more sustainable region by considering the environmental, economic and social 
implications of local government decisions.  

The Local Government Act requires municipalities to adopt a ñregional context statement.ò  This 
statement must identify the relationship between an OCP and the content of the RGS and, if applicable, 
must specify how the OCP will be made consistent with the RGS over time.   

Regional context statements are a key implementation mechanism for the RGS.  They also protect a 
municipal councilôs authority to make local planning decisions while ensuring that the council and the 
regional board agree upon matters of legitimate regional interest.  While the RGS is not binding on the 
member municipalities, the regional context statements are.   

Table 10.1 shows how Highlandsô OCP coincides and is generally consistent with the RGS.  

Regional Context Statement - Objectives 

 To plan and manage growth in a collaborative manner by participating in 
achieving the regional vision and the strategic initiatives 

 To consider the cross-boundary impacts of all development-related decisions 

 To work toward a more sustainable region by considering the environmental, 
economic and social implications of local government decisions.  

Regional Context Statement - Policies 

1. Map 2.1 shows the Highlands Servicing Area or Boundary. This area in its entirety 
become part of Regional Urban Containment and Servicing Policy Area in February 
2009.   

2. Once this regional context statement is accepted by CRD Board, the District of 
Highlands will not permit amendments to expand its Servicing Boundary except to 
address pressing public health and environmental issues, to provide fire suppression 
or to service agriculture. 

3. The District will review Policies 10.1 and 10.2 as part of the comprehensive 5-year 
review of the Regional Growth Strategy.     
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Table 10.1 
 

RGS Strategic Directions Consistencies Inconsistencies Resolution of Inconsistencies Not Applicable 

1.1   Keep Urban Settlement 
Compact 

 This OCP establishes a Highlands Servicing Boundary shown in Map 2.1.  This area became part of the 
Regional Urban Containment and Servicing Policy Area (RUCSPA) in February 2009.  The most significant 
portion of land within the Servicing Boundary is designated Commercial Industrial, and is subject to a 
development permit, ñHighlands Commercial/Industrial Gateway Area.ò  Another area is designated Bear 
Mountain Comprehensive Development, and land areas that are within the Highlands Servicing Area are 
zoned for residential, resort, and some golf course uses.  Not all land designated Bear Mountain 
Comprehensive Development is within the Highlands Servicing Area.  The balance of the area: (a) has 
been built out, (b) is designated institutional and owned by the municipality (municipal office location), (c) is 
in the process of building to what its zone allows, or (d) is conservation land held by a three-party 
covenant.   

 Development Permit Area 5 ï Intensive Residential guides development in this area.  Guidelines promote: 
clustering and screening by native vegetation of housing; maintenance of natural drainage patterns; 
drought-resistant plantings; minimal alteration of natural features; maintaining or improving stormwater 
runoff in order to protect ground and surface water; enhancement of riparian areas; conservation and/or 
enhancement of identified green space areas; downward illumination; and design supporting transit. 

 Section 2.2 describes growth within Highlands to occur slowly, at a rate of approximately 15 new homes 
per year.  

 Policy 2.2 (13) states: ñAll land use and design decisions will seek to prevent unplanned growth.ò  

   

1.2   Protect the Integrity of 
Rural Communities 

 Chapter 2 describes OCP Land Use Designations.  The Park, Rural Residential and Rural designations 
comprise the vast majority of the Highlands (approximately 90%), and all seek to protect the rural 
character.  

 The Rural and Managed Forest designations allow for agriculture and forestry, while the Rural Residential 
and Institutional (where determined by zoning) designations allow for agriculture.   

 Policy 2.2 (2) encourages development applicants to explore various means to develop land that minimizes 
impacts on the natural environment.  

 Policy 2.2 (9) encourages the retention of the visual landscape, including retention of naturally vegetated 
buffer zones adjacent to parks and road rights-of-way.  

 Policy 2.2 (11) generally allows for public amenity proposals through rezonings.  Appendix A elaborates by 
explaining that the basic premise of an amenity proposal is that the value of the additional density gained 
by a developer through an amenity rezoning should be shared between the community and the developer.  
Highlands has gained significant greenspace and park over the years for the region through its public 
amenities policy.  

    

2.1   Protect Regional Green 
and Blue Space 

 Chapter 4 discusses Parks and Trails.  There is a list of policies with respect to Provincial and Regional 
Parks and Trails.  Policy 4.2 (1) indicates that the CRD Parks Master Plan and BC Parks should also be 
consulted. 

 Unprotected Green Space Policy Areas as shown on Map 3 of the RGS fall under the jurisdiction of 
Highlands development permit areas (RGS Action 2.1.2).   

Map 4.1 of this OCP 
shows park areas 
within Highlands. 

Highlands proposes to include all 
park areas as shown on Map 4.1 
of this OCP on RGS maps.  
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RGS Strategic Directions Consistencies Inconsistencies Resolution of Inconsistencies Not Applicable 

2.2   Manage Natural 
Resources and the 
Environment Sustainably 

 Section 2.1 draws attention to the importance of considering water in all land use decisions.  

 Section 2.10 discusses the Managed Forest land use designation.  An objective is, ñTo encourage good 
forestry practices.ò  Policy 2.10 (2) states that the District will seek to ensure long term protection of 
lands designated Managed Forest.   

 Policies 3.1 (2) and (3) encourage environmental information sharing, stewardship, and responsibility-
taking among the District, its residents and landowners, and environmental groups and agencies. 

 Section 3.2, Natural Hazard Conditions, discusses and provides policy direction for steep slopes.  
Section 3.3 discusses Environmental Protection Areas, and sets out detailed policies for sensitive 
vegetation, water features and riparian areas, and marine waters and shorelands.  All of these policies 
are further supported by Development Permit Areas (Chapter 9) for Steep Slopes, Water and Riparian 
Areas, and Sensitive Vegetation, and are shown on Maps 9.1 and 9.2.   

 Section 6.2 discusses and sets policies for Water Supply and Well Protection.  

 Policy 6.2 (3) states, ñIn considering land use activity or change, the District of Highlands will consider 
the ability of surface water and groundwater to support human use without damaging ecosystems and 
aquifers...ò   

 Policy 6.2 (5) encourages the use of drought-resistant native plant species in order to reduce irrigation 
need and to control potentially invasive specifies.  

 Policy 6.2 (11) states that Map 2.1 shows Highlandsô Servicing Boundary, which is consistent with the 
Regional Growth Strategy.   

 Policy 6.3 (6) provides for the servicing by public sewers or an alternative method of sewage disposal, 
which involves the use of reclaimed water, within the Bear Mountain Comprehensive Development 
Area.   

 Policy 6.4 (1) supports reduction of waste, reuse of materials, recycling, and backyard composting.  

 Policy 6.4 (3) states that the District will actively pursue ways to allow for the conversion, and 
rehabilitation of existing landfill, waste burning and demolition sites.   

   

3.1   Build Complete 
Communities 

Lands designated as Bear Mountain Comprehensive Development meet criteria III in this section of the Regional 
Growth Strategy.  The zoning for this area allows for a mix of housing, employment, services and recreation.   

  The vast majority of 
Highlands is outside the 
RUCSPA. 

3.2   Improve Housing 
Affordability 

 Policy 2.2. (6) states, ñHousing for people with special needs by reason of age, income or disability is 
encouraged to meet the communityôs anticipated needs.ò   

 Policies 2.2 (17), (18) and (20) work together to allow for the possibility of secondary residences, with 
restrictions. This may only be considered once a reasonable understanding of the groundwater supply 
for the Highlands has been undertaken, and a plan for ñlegalizingò all illegal suites is developed.     

   

4.1   Increase Transportation 
Choice 

 Section 5.2 discusses Roadside Trails, the objective of which is, ñTo develop and maintain a network of 
roadside trails for a variety of means of non-motorized travel that is consistent with the character and 
activities of the Highlands.ò   

 Considerations for transit with respect to land use are directed through policies 2.2 (21), 2.3 (5), 2.4 (3), 
2.6 (3), and 2.7 (9).  For the Commercial Industrial area, there is policy support to replace parking stalls 
with the provision of transit passes.  

 Policies in section 5.4 support public transit, and an arrangement with a private provider in order to 
provide additional options for Highlanders.  

   

5.1   Strengthen the Regional 
Economy 

Uses allowed within Bear Mountain Comprehensive Development designated lands are intended for regional or 
greater market areas.     
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**added by Bylaw No. 324, 2010 

Chapter 11 ï Greenhouse Gas Reduction 

 

In 2008 the Local Government Act was amended to require local governments to establish policies, 
targets and actions for greenhouse gas reduction.  The six main greenhouse gases (GHGs) emitted are: 
Carbon dioxide (CO2),  Methane (CH4), Nitrous oxide (N2O), Hydrofluorocarbons (HFCs), 
Perfluorocarbons (PFCs), and Sulfur hexafluoride (SF6).  For simplicity, the term for all greenhouse gases 
considered together is carbon dioxide equivalents, usually measured in tonnes (t CO2e). The 
overwhelming majority of greenhouse gases emitted by activities in the Highlands is emited by 
transportation. 

The District encourages and supports conservation in individual transportation choices, but has limited 
ability within its own policy sphere to reduce total transportation emissions attributable to the District.  
Reduction of transportation emissions is expected to result from the implementation of progressive 
Regional and Provincial transportation policies, and the Districtôs support of those policies. The District 
does have a significant role to play in GHG reduction where land use planning affects transportation.   
 
District policies can have significant positive impact on building emissions, but this category makes up a 
much smaller proportion of the total emissions currently attributable to the Highlands. The Highlands 
supports regional sustainability and overall GHG reduction through maintenance of its parks and green 
space, and through its desire to remain a rural community.  This vision underlies many of the 
recommendations of the 2009 Sustainability Task Force Report.  Given these circumstances the District 
wishes to be óaspirational,ô but realistic in its community based GHG reduction Targets.   
 
The District of Highlands is also a signatory, along with the large majority of BC local governments, of the 
Climate Action Charter.  This Charter includes a commitment to be carbon neutral by 2012.  This means 
that local government operation emissions such as admistration, inspection and fire services need to 
inventoried.  These emissions would then be offset, by putting a dollar equivilent into greenhouse gas 
reduction activities through a third party, such as the Pacific Carbon Trust, a provincial crown 
corporaation with a mandate to engage in greenhouse gas reduction activities within BC. 

 
General Policies 

1. Encourage and promote individual and community based efforts to reduce transportation related 
emissions originating from the Highlands. 

2. Provide information regarding wise water and energy use and connections to incentive programs. 
3. Explore the idea of Net Zero Zones (net zero energy, water and waste). 
4. Consider GHG emissions in decisions with the aid of a sustainability appraisal form or checklist. 
5. Develop polices to promote energy and water conservation. 
6. Encourage the elimination of the use of heating oil in the Highlands. 

 
 
Local Government Operations Policies 

1. Apply the principles of avoid, reduce, replace and offset when considering GHG reductions in 
corporate operations. 

2. Increase percentage of biodiesel in the six municipal diesel fuel vehicles, based on consideration 
of all season safety and availability at a reasonable cost. 
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Targets 
Reduce total per capita GHG emissions from the Highlands by the following amounts using the CEEI 
2007, and the 2007 District population estimate as the baseline: 
 

1. 20% by 2020; 
2. 60 % by 2050. 

 
Actions 

1. Starting in 2010, engage the community in sustainability planning based on the work of the 2009 
Sustainability Task Force in order to better refine policies, targets and actions regarding 
greenhouse gas (GHG) reduction and address policy issues identified in the 2010 corporate 
strategic plan. 
 

2. Establish a development permit area for objectives to promote all of the following: energy 
conservation, water conservation, and the reduction of greenhouse gas emissions. 
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Chapter 12 ï Plan Implementation 

 

The implementation of this plan depends on the decisions and actions of individuals, businesses, the 
District of Highlands, and other levels of government. The Districtôs means of implementing the plan 
include the land use bylaw, subdivision regulations, development permits, fiscal programs to support land 
acquisitions, covenants and rights of way. 

While the Local Government Act does not require the District to commit or authorize any specific 
project set out in the plan, it does indicate that all decisions should be consistent with the plan.  

Plan Implementation ï Objectives: 

 To take steps to carry out and enforce the policies outlined in this plan. 

 To consult with affected and interested parties during the implementation of 
this plan.  

Plan Implementation ï Actions: 

The plan identifies a number of actions to be undertaken or initiated by the District. These actions will be 
implemented through a number of activities: 

  Enactment and enforcement of District Bylaws 

  District Staff 

  District Works and Services 

  Other Levels of Government 

  Non Governmental Organizations 
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Appendix A ï Public Amenities 

 

Since its incorporation, the District of Highlands has used the density bonusing provisions of the Local 
Government Act in order to acquire public amenities, including financial contributions. Policy 2.2.12 of this 
plan states that  

ñPublic amenities may be offered through rezoning to justify an increase in density. Such 
amenities must be beneficial to the wider community, as well as the proposed 
development, and may be offered in recognition of the increased value of land resulting 
from rezoning.ò  

The basic premise of density bonusing is that the value of the additional density should be shared 
between the community and the developer. Negotiating public amenities as part of the development 
approval process may be a "win-win" arrangement, in which the community benefits from acquiring the 
amenity and the developer benefits from the value of the additional lots or units and from the increased 
values associated with having amenities on or near the development site.  

a.1 Public Amenities 

For the purposes of future applicants for development proposals that exceed the density policies of this 
plan, the following is a list of amenities that will be considered by the District in exchange for additional 
density. These are not in order of priority. The applicant may suggest other amenities. 

1. fire protection services; 

2. protection of sensitive ñhigh valueò environmental areas by covenant; 

3. additional road corridor dedication, construction, or improvement; 

4. additional dedication, construction or improvement roadside trails; 

5. additional park land for District purposes; 

6. land for a community hall; 

7. construction of Council Chambers and a community hall; 

8. land and construction of recreational facilities, such as a major playfield; 

9. construction of affordable or special needs housing units;  

10. bus shelters, bike lockers and park and ride facilities; and  

11. payment into a reserve fund specifically set aside for a particular amenity. 

a.2 Procedures for Consideration of Density Bonusing 
 

1. Each proposal will be evaluated through a process that includes public 
participation; usually rezoning. Criteria for determining acceptability of public 
amenity proposals may include: 

 characteristics of the site where the amenity could be provided;  

 characteristics of the development site (size, development capacity 
and feasibility, water supply, traffic, etc.); 

 long-term costs to the municipality, neighbourhood(s); 

 characteristics of surrounding neighbourhoods, land uses, and 
environmental features; 

 the size, type, and timing of the proposed amenity and the proposed 
development;  

 the monetary value of the amenity; and 

 the desires of the residents of the surrounding neighbourhood. 
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Appendix B ï Public Consultation Summary 

 

A broad public consultation process was an integral part of the Highlands OCP Review The process 
included a public survey and over 25 public meetings and events between August 2003 and May 2004.  

Planning Coordinating Team 

Council appointed a six member Planning Coordinating Team (PCT) to advise and direct the work of the 
planning consultant. The team was comprised of three public members and three councillors. Each 
council position had a designated alternate in the event that a councillor could not attend a PCT meeting. 
All meetings of the PCT were open to the public, with dates and times posted on the Highlands website. 
Time was set-aside at these meetings for brief presentations from the public.  

The members of the Planning Coordinating Team were: 

Á Michael Bocking, chair 

Á Eleanor Rayner, vice-chair 

Á Elaine Limbrick 

Á Councillor Joe Kadar (Councillor Jane Mendum ï alternate)  

Á Councillor Marie Brotherston (Councillor Ken Brotherston ï alternate) 

Á Councillor Mark Cardinal (Councillor Sandy MacPherson ï alternate) 

Topic Groups 

Council appointed three Topic Groups to provide advice to the planner and the Planning Coordinating 
Team in the following areas: Social Issues, Economic and Environment. A public member of the Planning 
Coordinating Team chaired each Topic Group. Each group had three additional public members and a 
member of Council from the Planning Coordinating Team. The Topic Groups met a total of 15 times from 
October 2003 to March 2004 and hosted the Community Workshop held in February. Each Topic Group 
prepared a discussion paper, which included their recommendations for key directions for the OCP in 
their topic area. These discussion papers provided the framework for discussions at the Community 
Workshop  

Members of the Topic Groups were as follows: 

Environment Topic Group: 

Á Eleanor Rayner, Chair 

Á Lyle Ferguson 

Á Marcie McLean 

Á Michelle Mahovlich 

Á Hans Waelti  

Á Councillor Mark Cardinal  

Social Issues Topic Group 

Á Elaine Limbrick, Chair 

Á Rod Glover 

Á Muriel Sibley 

Á Derek Stone 

Á Sheila Taylor 

Á Councillor Joe Kadar 
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Economic Topic Group 

Á Michael Bocking, chair 

Á Al Pellett 

Á Colleen Robertson 

Á Marlene Tyshynski 

Á Kent Willner 

Á Councillor Marie Brotherston 

Following the Community Workshop, each Topic Group met to review the input from the Workshop and to 
finalize their advice to the Planning Coordinating Team.  

Resource Centre 

Members of the Planning Coordinating Team and District of Highlands staff set up and maintained a 
Resource Centre in the district office. Information in the Resource Center was available to any member of 
the public. The Resource Centre contained background information pertinent to the OCP Review, survey 
results and minutes from the Topic Group and Planning Coordinating Team meetings.  

E-mail link and Website 

The Planning Coordinating Team invited input on any aspect of the OCP Review via email for those 
residents unable to attend the public meetings and events. The consultants set up the following email 
address highlands@cityspaces.ca. District of Highlands staff posted all meeting notices, minutes, 
discussion papers and other relevant materials on the districtôs website.  

Survey 

In October 2003 a broadsheet containing information about the Official Community Plan review process 
and a detailed questionnaire was distributed to all households and businesses in the Highlands and 
mailed to all non-resident property owners. Two surveys were sent to each household in an effort to 
include renters as well as property owners. A total of 1500 surveys were distributed ï 419 were returned. 
Detailed survey results were posted on the District of Highlands website and placed in the Resource 
Centre.  

November Open House 

An introductory Open House, hosted by Mayor and Council, was held at the Caleb Pike House on 
November 8, 2003. The event was held from 11am to 4 pm with seasonal refreshments and home baking 
provided by Councillors and PCT members. The broadsheet distributed to all households and non-
resident property owners contained a message from the Mayor and an invitation to attend the Open 
House.  

Format:  

The Open House display material included a welcome, an overview of the plan review process, 
information about the Local Government Act requirements for an OCP, a review of the highlights of the 
1997 OCP, highlights of changes in the community since completion of the 1997 OCP. Three display 
boards included some key results from the survey of residents, businesses and landowners. The final 
display board thanked attendees and invited their participation in the Community Workshop on Feb. 7, 
2004. PCT members put together a series of photos and land use maps, showing how the Highlands has 
changed since incorporation. Councillor Brotherston provided a collection of historic photos of the 
Highlands and its early residents. Attendees were encouraged to discuss the plan review process and 
their suggestions for topics to be addressed with members of Council, the consultant team and/or 
members of the Topic Groups. Flip charts were provided for attendees to record their comments in each 
of the three topic areas ï social, environment and economic. 
At noon, Mayor Roessingh drew the names for draw prizes for completing the survey.   

mailto:highlands@cityspaces.ca
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Results: 

Approximately seventy interested residents attended over the course of the day. There were many lively 
discussions among neighbours, with members of Council and/or with members of the PCT, Topic Groups 
and consultants.  

Participants provided comments on the survey and also raised issues to be considered in the plan review 
process.  

Community Workshop  

The Topic Groups hosted a daylong workshop on Feb. 7 at the Caleb Pike House, West Fire Hall and the 
School House.  

The event was publicized through a poster at the District office, fire halls and on every super mailbox, and 
through the large lot owners group. The poster and all Workshop materials were also posted on the 
Districtôs website. 

Format: 

The Workshop used a ñcarouselò format. Each Topic Group hosted their workshop three times over the 
day. This allowed interested residents to attend and provide input into each topic area. The discussion 
paper prepared by each Topic Group was the basis for discussion in each of the sessions. The three 
discussion papers were available for pick-up at the District office several days before the event 

The Social Issues Topic Group hosted their three sessions in the Old School House. The Environment 
Topic Group welcomed participants to 3 sessions in the Pike House. The Fire Hall was the venue for the 
three sessions hosted and facilitated by members of the Economic Topic Group. 

Public members of the Topic Groups facilitated all sessions. Sessions were recorded by Councillors 
Kadar, McPherson and M. Brotherston and by Economic Topic Group member Marlene Tyshynski. The 
public consultation consultant provided an orientation session for facilitators and recorders prior to the 
Community Workshop. This session provided confirmation of the objectives of the Workshop, the roles of 
the facilitator, recorder and resource person and some tips for facilitators to maintain neutrality and move 
the sessions along.  

Workshop participants brought contributions for a delicious potluck lunch held in the Fire Hall.  

Results: 

Approximately 75 people attended the Community Workshop. Most participants stayed to attend a 
session in each of the Topic Areas. There was a high level of interest and engagement by all participants. 
In addition to comments in each topic area, several participants noted the need for a clear vision 
statement for the OCP. Many comments and suggestions were recorded in each session. These were 
collated and provided to the Topic Groups in advance of their final meeting.   

Second Open House 

The draft OCP policies will be presented for review by the public at an Open House on May 1, 2004. Both 
Caleb Pike House and the School House will be used for this event. The Open House will be held from 
11am to 4pm. A mailing containing the draft policies and an invitation to the May 1 Open House will be 
sent to all residents, businesses and non-resident property owners.   

Format: 

Four stations will be set up with about 2 display boards and a copy of the draft OCP at each station. An 
open-ended comment form will be provided.  
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Appendix C ï Glossary 

Technical words and terms used in the 2004 OCP are included in this glossary.  

ñAffordable Housingò means housing where the rent or mortgage plus taxes is 30% or less of the 

householdôs gross annual income.  

ñAmenityò means a feature that adds to the physical, aesthetic, or functional appeal of a particular site, 

neighbourhood or the community in general. In Highlands, may consider the exchange of an amenity 

for additional density (refer to Appendix 3 for specifics). 

"Agriculture" refers to crop-based agriculture, horticulture, animal husbandry, apiaries, orchards, tree 

farms, and nurseries. 

 ñBiodiversityò applies to all varieties of life and their processes. Biodiversity encompasses the full range 

of natural variability, including genetic diversity, species diversity and ecosystem diversity.  

"Depleted Extractive Areas" refers to sites within the Industrial designation which are currently used for 

extraction of sand and gravel resources and are intended to be restored upon depletion of the 

resources. 

ñDensity averagingò means the number of lots that can be obtained by dividing the gross area of a parcel 

by the minimum average area allowable. None of the lots created can be smaller than the minimum 

lot area for that land use designation. 

 ñDevelopment Information Approval Areaò means an area, or circumstances, designated pursuant to the 

Local Government Act where local government may require information at the applicantôs expense in 

support of an application for a rezoning, development permit or temporary commercial or industrial 

use permit. 

ñDevelopment Permit Areaò means an area designated pursuant to the Local Government Act where 

approval of a development permit is required before a building permit can be issued. Development 

permit areas may be established to protect the natural environment, to protect development from 

hazardous conditions, to guide the form and character of commercial, industrial and multi-family 

development or to protect farming.   

ñDevelopment Cost Charge (DCC)ò refers to a levy applied to new development to offset the cost of 

providing new or extended services. 

"Erosion Potential" lands are lands which are highly susceptible to erosion. 

"Golf Courses" include driving (practice) ranges, individual holes, buildings and structures used for 

golfing purposes. 

"Heritage Sites" means sites of historic, architectural, archaeological, palaeotological, or scenic 

significance to the municipality, and may be so designated under the Heritage Conservation Act. 

ñHome Based Businessò means any occupation or profession carried out for gain and is secondary to the 

residential use of the property.  

"Industrial" areas shall be for light industrial uses such as product assembly, product service and repair, 

manufacturing, warehousing, wholesaling and storage, or the extraction of sand and gravel as an 

interim use. 

"Inland Wetlands" (bogs, floodplains and inland marshes) are lands usually comprised of poorly drained 

organic soils that remain ponded or flooded for extended periods or throughout the year and include 

permanent marshes which function as stream flow regulators. 

"Institutional Uses" are generally educational, administrative, public safety, civic, health care, religious, 

and assembly uses. In Highlands, these are the District Hall and two fire halls. 

ñLocal Roadò provides for local traffic movement with direct access to abutting property. 

"Nature Areas" provide protection for valuable habitat areas, scenic resources or environmentally 

sensitive areas, and include riverbank linear open space areas that may be acquired through 

subdivision dedication. These areas may remain undeveloped to preserve their natural qualities. 

Nature areas will reflect the physical features of the site. 

 ñNature Parksò are open space areas that will remain undeveloped by virtue of natural features such as 

steep slopes, ravines, watercourses, unstable soil or threatened ecological communities. 
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"Natural Boundary" means the visible high water mark of any lake, river, stream or other body of water 

where the presence and action of the water are so common and usual and so long continued in all 

ordinary years as to mark, on the soil or the bed of the body of water, a character distinct from that 

of its banks, in vegetation, as well as in the nature of the soil itself. 

ñDistrict Parksò may be located on District-owned land and serve the recreational needs of a 

neighbourhood.. 

ñProvincial Parksò are parks owned by the Province. 

ñRegional Parksò are parks owned by the Capital Regional District. 

ñRiparian Areaò means the land adjacent to the normal high-water level in a stream, river, lake or pond 

and extending to the portion of land that is directly influenced by the presence of adjacent ponded or 

channeled water.  

"Rural" designated lands on Map 2.1 are mainly comprised of small-scale farm operations, rural 

residential lots not served with community sewers, and may include sensitive environments including 

rocky, sloped and forested areas. 

 ñSecondary Suiteò means an additional living space within a detached (single family) home that is 

separated from, and smaller than, the primary dwelling. A secondary suite is intended for the use of 

a separate household and contains its own entrance, cooking facilities and sanitary facilities. 

 ñSecondary Cottageò means an additional stand-alone living space that is smaller than the primary 

dwelling. It is intended for the use of a separate household and contains cooking facilities and 

sanitary facilities.  

"Sensitive Environmental Areas" include creeks and streams; inland wetlands; wildlife habitats; land 

subject to erosion, steep slopes or with unstable soil; rocky areas with minimal soil cover; heritage 

sites; sensitive ecosystems; and other vegetation features. Marine shorelands are also considered 

sensitive environments. 

"Steep Slopes" includes all lands with slope greater than 30%. 

"Significant Wildlife Habitat" refers to those lands suitable for supporting a large number and/or variety of 

wildlife species or rare species relative to other areas of the Capital Regional District. 

"Tourist Businesses" shall include those uses which serve the traveling public or provide commercial 

outdoor recreation activities and attractions to local residents and/or visitors. These uses are 

focused on specific amenities such as golf courses, equestrian centres or similar facilities.  

 ñWorking Landscapeò means farm or forest land that is recognized for its role in food and wood 

production, floodplain storage and scenic values.  

 
 


