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3.4	 LAND USE POLICIES

3.4.1	 RD - Regenerative Development 

The Regenerative Development designation is intended to prioritize responding to the climate emergency 
through net positive land use outcomes. This can be done through environmental restoration, 
regenerative uses and activities, accounting for ecosystem services, accommodating innovative and 
emerging solutions, and securing community amenities and benefits.

3.4.1.1	 POLICIES
1. Support a variety of land uses and on-site activities that:

a. Achieve net positive outcomes (see section 2.3. for definition).

b. Achieve site restoration including re-wilding of features or areas on a site.

2. All new developments should:

a. Incorporate high performance and healthy buildings standards to improve energy
efficiency and occupant well-being (see section 3.6. Regenerative Design Gallery for
examples).

b. Adhere to sustainable site design best practices, including the incorporation of ‘green’
infrastructure to manage stormwater and enhance environmental values (e.g., water
quality, habitat).

c. Retain and enrich on-site biodiversity by proactively responding to the shifting needs of a
natural, healthy environment and changing climate.

d. Reduce development impacts on the natural environment by ensuring that potential adverse
effects of on-site activities are avoided or offset by regenerative activities.

e. Have on-site activities and programming that promote resource efficiency and circular
economy practices that combine economic growth, social responsibility, and environmental
protection (e.g., circular waste management).

3. The District may develop new design guidelines and identify necessary development permit area
guideline amendments.

4. Appreciate the beneficial role of the natural environment on the community’s general well-being
and foster active participation in its guardianship for future generations.

5. As part of a zoning amendment application, the District may require an Environmental
Stewardship Plan to address topics such as (but not limited to):

a. Invasive species management.

b. Stormwater and surface water management.

c. Tree canopy coverage.

d. Habitat and environmental restoration.

RD - Regenerative Development

» Prioritize environmental restoration through redevelopment

» Support regenerative uses, activities, and on-site programming

» Value and account for ecosystem services

» Seek innovative & emerging opportunities for stewardship and climate action

» Secure community amenities and benefits
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The Finnish community of Selkie is leading the rewilding of rivers, lakes and 
carbon-rich peatlands damaged by mining. 

North Karelia, located in Eastern Finland, has been the traditional homeland of 
the Sámi, Karelian and Savo-Karelian peoples. The people of North Karelia have 
enjoyed a deep and rich connection with nature through the ages. Seasonal 
hunting, fishing, gathering activities and, in more recent times, small-scale 
agriculture, have formed the basis of life in a region rich in boreal forest, lakes, 
rivers and marsh-mires.

North Karelia has also been a central location in recent Finnish mining history 
for both peat and minerals, suffering major impacts as a result.

Finland emerged as a ‘land of opportunity’ for international and domestic mining 
in the 2010s, due to the legal reforms encouraging mining company access and 
investment, the downscaling of independent environmental authorities and a 
lack of existing social and legal rights of local communities.

The trend of increasing ease of access to mineral resources is expected to 
intensify in future as geopolitical interest in the boreal and Arctic peripheries 
grows. These regions contain much of the planet’s untapped mineral wealth.

In response to these new realities, Finland and North Karelia have seen the 
emergence of local and global actions challenging this new wave of extractivism. 

This resistance has yielded early victories, for example in the village of Selkie, 
where the community has succeeded in restoring a whole river catchment area 
to health after it was damaged by peat mining and ditching for industrial forestry.

Through a restoration program bringing together traditional knowledge and 
science, the area has enjoyed a dramatic and rapid return to health. It has 
quickly become a highly regarded wetland habitat for rare birds and mammals, 
including sandpipers, northern pintails and wolverines.

The benefits of co-management and restoration go far beyond these measurable 
environmental outcomes. The development of the co-management council has 
changed how local-traditional knowledge is recognized and valued.

Beyond North Karelia, the successes of the Linnunsuo and Jukajoki restorations 
to-date has stimulated a national program of landscape rewilding in Finland to 
alleviate the damage caused to Finnish marsh-mires and wetlands by extractive 
activities.

As of February 2019, the areas under restoration totalled more than 600 hectares 
in area. In time, these sites will emerge as Indigenous and local community 
conserved areas, managed and cared for by communities like Selkie.

 1 https://theecologist.org/2019/dec/16/rewilding-finland-after-mining

CASE STUDY - FINLAND REWILDING AFTER MINING1
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 2 https://ecosulis.co.uk/case-studies/dorney-pocket-rewilding-vision-for-thames-water/

The Berkshire village of Dorney lies north of the River Thames, to the southeast 
of Slough and northwest of Windsor. The village was founded on low gravel 
islands, surrounded by alluvium, on the historic Thames floodplain. The Dorney 
Boreholes draw water from the gravel, which is then piped to the Dorney Water 
Treatment Works. The areas around Dorney were traditionally managed as 
grazing and hay meadows. Without intervention, the site will revert to dense, low 
biodiversity scrub within 10 to 15 years.

A plan was developed to produce a “pocket rewilding” vision and management 
plan for the 22-hectare site which had been grazed by horses until 2015. 
Grounded in rewilding principles, and inspired by site visits, conversations with 
local stakeholders and drone imagery, the vision and plans seek to “steer” natural 
processes to create a rich and dynamic rewilding area that can act as a role 
model for recovering nature on smaller areas of land. Realization of the vision 
will also lead to the creation of a precious natural asset for the local community.

The Dorney rewilding vision proposes an innovative, three-phase pocket rewilding 
process. This would lead to a dynamic and diverse area of groves, meadows 
and bushy thickets and thereby provide an array of microhabitats for wildlife. 

Phases one and two would involve “resetting” natural processes – “pushing” 
areas where the development of scrub is sparse back towards meadow and 
“steering” areas where scrub is forming – with additional planting designs – 
towards the establishment of thickets, copse and oak groves.

The Dorney rewilding vision will not only benefit wild nature, but also the local 
community and visitors. The COVID-19 pandemic has shown how important it 
is that we maintain our connection with nature, which helps to promote both 
mental and physical health. As the Dorney site becomes progressively wilder 
it will support an ever-growing range of activities, enhancing wellbeing and 
generating a sense of place and social cohesion; the mosaic of meadows and 
thickets will enable informal wandering and relaxation, areas of vegetation will 
emerge that will be ideal for school and/or therapeutic activities, orchards and 
berry-generating bushes will support foraging for seasonal activities such as 
jam and Christmas wreath-making, and the ever-changing nature of the site will 
create a wonderful asset for nature photography and recording.

CASE STUDY - DORNEY POCKET REWILDING VISION2



21  |   SOUTH HIGHLANDS LOCAL AREA PLAN  |  FEBRUARY 3, 2025

3.4.2	 SPA - Special Plan Area

The Special Plan Area designation is intended to require a future site-specific planning process.

3.4.2.1	 GENERAL POLICIES

1. Special Plan Area sites require a future, site-specific process to develop a Special Area Plan to
establish the future vision, land use, and other relevant directions for these sites.

2. Future Special Area Plans should be consistent with the vision, direction, and policies of this Plan.

3.4.2.2	 TSARTLIP SPA POLICIES

1. The Tsartlip SPA process should involve intensive consultation and collaboration with Tsartlip First
Nation.

2. The Tsartlip SPA should seek to meaningfully support Tsartlip in its community goals and the
process should be undertaken in the spirit of reconciliation.

3.4.2.3	 CROWN LANDS SPA POLICIES

1. The Crown Lands SPA process should involve intensive consultation with the landowners of the
SPA lands and engagement with the wider Highlands community.

2. The Crown Lands SPA should give consideration for conservation lands and community housing
(e.g., housing for residents that actively contribute to the Highlands community). See section 3.5
Housing for more information.

SPA - Special Plan Area

» Require dedicated future site-specific planning process

» Support plans consistent with the vision, goals, and principles of the
SHLAP
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3.4.3	 R - Rural

3.4.3.1	 GENERAL POLICIES

1. Lands designated as Rural should maintain all OCP policies.

2. Amend OCP to designate Tsartlip and Crown Lands as SPA.

3.4.4	 RR - Rural Residential

3.4.4.1	 GENERAL POLICIES

1. Lands designated as Rural Residential should maintain all OCP policies.

3.4.5	 IR - Intensive Residential

3.4.5.1	 GENERAL POLICIES

1. Lands designated as Intensive Residential should maintain all OCP policies.

3.4.6	 A1 - Amenity 1

3.4.6.1	 GENERAL POLICIES

1. Lands designated as Amenity 1 should maintain all OCP policies and objectives to:

a. Provide appropriate amenities that offset negative impacts of development.

b. Further municipal policies as described in the OCP.

c. Assist integrating any development into the community.

2. The District may consider the addition of new community and institutional uses, such as:

a. Community and recreational spaces (both indoor and outdoor).

b. Municipal facilities (e.g., municipal hall, fire hall).

c. Community housing. See section 3.5 Housing for more detail.

A1 - Amenity 1

» Maintain OCP policies and consider further community uses

R - Rural

» Maintain OCP Policies

» Amend OCP to designate Tsartlip and Crown Lands as SPA

RR - Rural Residential

» Maintain OCP Policies

IR - Intensive Residential

	» Maintain OCP policies
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3.4.7	 BM - Bear Mountain

3.4.7.1	 GENERAL POLICIES

1. Lands designated as Bear Mountain should maintain all OCP policies.

3.4.8	 P - Parks

3.4.8.1	 GENERAL POLICIES

1. Lands designated as Parks should maintain all OCP policies including:

a. Support the use of lands and waters for conservation and outdoor recreation.

b. 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.

3.4.9 Institutional

3.4.9.1 GENERAL POLICIES

1. Lands designated as Institutional should maintain OCP policies.

3.4.10 Amenity 3

3.4.10.1	 GENERAL POLICIES

1. Lands designated as Amenity 3 should maintain all OCP policies.

BM - Bear Mountain

» Maintain OCP policies

P - Parks

» Maintain OCP policies

I - Institutional

» Maintain OCP policies

A3 - Amenity 3

	» Maintain OCP policies
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3.5	 HOUSING POLICIES

3.5.1	 General Policies
1. The District may develop a District Housing Policy that defines and seeks to identify and achieve

community housing goals and objectives.

2. The inclusion of universally accessible and adaptable units in all new construction is strongly
supported to support changing needs and demographics over time.

3.5.2	 South Highlands Housing Policies
1. In reviewing land use applications and proposed Special Area Plans, the District may consider

and give preference to:

a. Alternative and innovative forms of housing that meet community needs, such as non-
market and co-operative housing for residents that are actively involved in the Highlands
community.

b. A mix of housing types and tenures that accommodate a social mix, residents of all ages
and abilities, changing demographics over time, and a range of income levels.

c. ​​Partnerships with non-market housing providers that facilitate the creation of affordable/
community housing.

d. Opportunities for seniors housing and seniors supportive housing.

e. Housing that achieves net zero or net positive outcomes (e.g., zero emissions, conservation
covenants, regeneration of impacted lands).
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3.6	 REGENERATIVE DEVELOPMENT GALLERY
This gallery of aspirational images provides examples of model regenerative developments and illustrates the 
types of features that may be supportable in future land use proposals within the Plan area.

Outdoor space with garden/outdoor classroom provide cleansing 
gardens for adjacent buildings and pavement runoff.

Cisterns can store rainwater to be re-used for future  
landscape irrigation.

Green roofs provide shade, remove heat from the air, and reduce 
temperatures of the roof surface and surrounding air.

Green walls creates a natural feel and gives plants a  
place to thrive.

Constructed wetlands provide aesthetic and educational benefits 
while they utilize remove contaminants and provide wildlife habitat.  

Bioswales reduce stormwater run-off.
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Grates allow stormwater to pass through while allowing for 
pedestrian movements.

Curb cuts direct stormwater from street to landscape areas. 

Structural grid paving reduces runoff in parking areas.

Landscape integration and natural systems reduce stormwater  
run-off significantly.

Trees and other vegetation can provide shade.

Facilities that support active transportation options for occupants 
reduce greenhouse gas emissions.

Rain gardens have been shown to decrease the temperature of  
runoff from certain land uses, such as parking lots and roadways.

Porous asphalt paving reduces run-off in paving areas. Green roofs store and utilize stormwater to reduce runoff  
from building sites.
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4. TRANSPORTATION & MOBILITY

The rural character of the South Highlands is reflected in its transportation system with narrow winding roads 
found across the District. Pedestrian and cycling facilities are limited with the exception of trails. BC Transit service 
is also limited as the small population, limited destinations, and high vehicle dependency do not justify service.

With narrow winding roads, the principles and policies prioritize road safety as well as active transportation in 
response to Highlands’ commitment to Climate Actions and reducing GHG emissions from private vehicles. These 
policies should also be viewed in tandem with other District policies including the OCP, ICSP, Trails Master Plan, 
Highlands Park & Recreation Master Plan and the Roadside Trail and Cycle Network Master Plan.

DESIGN FOR ACTIVE TRANSPORTATION 
& RECREATION

Enhance the safety, convenience, and connectivity 
of non-motorized travel and recreation.

4.1	 TRANSPORTATION & MOBILITY PRINCIPLES

PROVIDE SAFETY FOR ALL

Ensure the safety of all road users through 
road and intersection design, signage, and 
community action.

MITIGATE TRAFFIC IMPACTS

Maintain or create buffers and use traffic 
calming along major roadways to enhance 
safety, and mitigate noise, and visual impacts 
of vehicular traffic. 
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4.2	 TRANSPORTATION 
& MOBILITY POLICIES
1. Require applicants to provide a traffic impact assessment

for all major developments at the earlier of the rezoning
or development permit stage, within the Plan Area to the
District’s satisfaction.

2. Seek incremental improvements to the transportation
network that improve safety and convenience for all road
users, including signage, pavement markings, bollards, and
new infrastructure.

3. Strongly consider temporary traffic interventions (e.g., traffic
calming with bollards) as a way to assess the need and
efficacy of larger capital improvement projects.

4. Improve short-term cycling safety with pavement markings
(i.e., sharrows) in the shoulder and bicycle route signage.

5. Over time, develop multi-use trail connections (e.g., walking,
cycling, equestrian) along or parallel to Millstream Road.

6. Over time, seek additional multi-use trail connections from
Goldstream Park to Millstream Road and Thetis Lake Park.

7. Study and identify potential locations for traffic calming
measures to combat speeding on Millstream Road and
elsewhere.

8. Improve transportation network based on the activities in
policies 6 & 7.

Collector Rd - Millstream Rd Transit Commuter Service

Minor Roads Area Boundary

TRANSPORTATION & MOBILITY MAP
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5. OPEN SPACES, PARKS, & BUFFERS

The South Highlands open spaces and parks are dominated by rocky uplands and dense coastal forest. Nearby 
parks include Goldstream Provincial Park, Thetis Lake Regional Park, and Chow-Nicoll Park (Municipal) offer 
residents and regional visitors recreational opportunities.

The following principles and policies prioritize intact ecosystems, accessible experiences and the use of buffers 
to preserve community character. These policies should also be viewed in tandem with other District policies 
including the OCP, ICSP, Parks & Recreation Master Plan, Trails Master Plan, Craigflower Creek Watershed Plan, 
and the Millstream Watershed Management Plan.

MAINTAIN INTACT ECOSYSTEMS

Maintain and responsibly manage a network of 
connected green spaces with rich biodiversity and 
minimized human impacts.

5.1	 OPEN SPACE PRINCIPLES

CREATE EXPERIENTIAL VALUE

Provide parks, open spaces, and outdoor 
recreational opportunities that can be accessed 
and experienced by community members.

UTILIZE GREEN BUFFERS

Utilize buffer lands to mitigate land use 
impacts, preserve community character, 
and increase ecological and community 
connectivity. 
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5.2	 OPEN SPACE POLICIES
1. Maintain the high priority on conservation of habitat,

biodiversity, and ecosystems through green parks and other
conservation opportunities, such as generous protection
of riparian and other ecologically-sensitive areas through
future land use approvals (e.g., covenants via subdivision or
rezoning).

2. Enhance access and experiential opportunities in the parks
and open space network for people of all ages and abilities,
such as new trails, access points, programming, educational
partnerships, and wayfinding.

3. Seek opportunities to increase trail connectivity within the
public space network (e.g., parks, roads, and trails) for
pedestrians, cyclists, and other users (e.g., equestrian), such
as additional east-west connections into Goldstream and
Thetis Lake parks.

4. Explore opportunities to integrate food production into the
public space network through, for example, community
gardens, permaculture demonstrations, and food forests.

5. Seek opportunities to expand and connect the open space
network and habitat corridors through creative and alternative
means – such as conservation subdivisions, naturalized
buffers, and semi-private green spaces.

OPEN SPACES, PARKS & BUFFERS MAP

Trail Area Boundary

Goldstream 
Provincial 

Park

Bear 
Mountain 

Golf Course

Chow-Nicoll 
Park 

Thetis 
Lake 

Regional 
Park

Teanook 
LakeMatson 

Lake



31  |   SOUTH HIGHLANDS LOCAL AREA PLAN  |  FEBRUARY 3, 2025

6. SUSTAINABILITY & CLIMATE ACTION

FULLY VALUE ECOSYSTEM SERVICES 
& ASSETS

Account for and prioritize ecosystems and ‘green’ 
infrastructure for their inherent benefits, ‘services’ 
to the community, and comprehensive values (e.g., 
environmental, social, economic).

6.1	 SUSTAINABILITY & CLIMATE ACTION PRINCIPLES

STEWARD HEALTHY ECOSYSTEMS 
& ECOLOGICAL INTEGRITY

Reduce environmental impact and increase 
carbon sequestration through protection of 
intact ecosystems and active restoration of 
impacted sites.

PLAN FOR THE FUTURE

Integrate more efficient and sustainable 
transportation options, such as low-carbon 
vehicle technologies or improved active 
transportation. 

Sustainability and climate action in the District are primarily guided by the Highlands’ OCP, ICSP, and Climate 
Leadership Plan. This section provides further principles and policies specific to South Highlands, including 
directions for valuing ecosystem services, increasing ecological integrity, and responding to climate change 
through climate action.
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6.2	 SUSTAINABILITY & CLIMATE ACTION POLICIES
1. Maintain the current Highlands Servicing Area Boundary (no expansion).

2. Support investment in climate action and ecosystem service management as a means to support
economic sustainability.

3. Reduce GHG emissions through low-impact and regenerative development, solid waste
management, resource management, active transportation, and low-carbon transportation.

4. Encourage ‘green’ infrastructure – such as swales, rain gardens, and wetlands – to manage
stormwater and enhance surface and groundwater quality.

5. District and community partners may seek ways to incentivize the preservation of habitat and tree
canopy cover on private land.

6. The District may develop new site planning and design guidelines for the RD designation and
identify necessary DPA guideline amendments.
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7. PLACEMAKING & CULTURE

The placemaking and culture of the South Highlands should acknowledge and celebrate the recent history of the 
area, as well as its place within the traditional territory of the Coast Salish peoples. The future landscaping, site 
design, architecture, parks, trails and other elements (e.g., public art) can create a distinct sense of place in the 
South Highlands by embracing and celebrating these histories.

RURAL CHARACTER

Ensure the Highland’s rural character through 
land use, public space design, and limiting 
development.

7.1	 PLACEMAKING & CULTURE PRINCIPLES

SECLUSION & GATHERING

Respect residents’ and visitors’ abilities to enjoy 
nature while providing opportunities for social 
interaction, gathering, and diverse experiences.

HISTORY & HERITAGE

Celebrate the rich First Nations and settler history 
of the area through landscaping, architecture, 
other elements (e.g., public art), and programming 
and events (e.g., education, events). 
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8.1.4	 MEDIUM - AND LONG-TERM ACTIONS

Medium- and Long-term Actions are lower priority actions or actions that require a long-term perspective to be undertaken in the next 3+ years.

ACTION DESCRIPTION POLICY ROLES

Develop multi-use 
trail connections 

Incrementally develop multi-use trail connections (e.g., walking, cycling, 
equestrian) along or parallel to Millstream Road. Seek opportunities for additional 
multi-use trail connections from Goldstream Park to Millstream Road and Thetis 
Lake Park.

» 4.4. Transportation & Mobility Policies

» 5.3. Open Space Policies

Highlands, 
CRD

Improve transportation 
network for safety and 
traffic calming (capital 

improvements)

Improve the transportation network that improve safety and convenience for all 
road users, as identified by the above action.

» 4.4. Transportation & Mobility Policies Highlands
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