Draft Official Community Plan
ENGAGEMENT FEEDBACK
STAKEHOLDERS GROUPS – COUNCIL RESOLUTION –
NOVEMBER 17, 2021
Chemainus Business Improvement Association
1.

Email dated December 22, 2021 - Comments on Draft OCP-Survey attached to Email

Chemainus Chamber of Commerce
1.

Letter dated January 27, 2022

Community Futures
1.

Email dated January 27, 2022 – Comments were collaborated with Duncan Chamber Draft OCP Comments

Duncan Business Improvement Association
1.

Email dated December 08, 2021 – Decline to offer comment

Duncan Cowichan Chamber of Commerce
1.

Letter received December 15, 2021 – Response to OCP Draft

Regional Economic Development Committee
1.

Letter dated December 21, 2021 – Draft OCP Comments

Vancouver Island University
1.

No response received

DRAFT OCP SURVEY QUESTIONS
NORTH COWICHAN OCP UPDATE

Date: 08 November 2021

1 OVERVIEW
We have created a survey that is available to community members and stakeholders to
gain feedback from the public about the draft OCP.
At this stage of the planning process, we are seeking feedback on the draft plan, as
opposed to new ideas and inputs.
Please review the draft OCP document in order to respond to these questions. Copies can
be found online @www.northcowichan.ca/ocp or at Municipal Hall and Chemainus and
Crofton libraries.

1.1 PURPOSE OF THIS PHASE OF THE ENGAGEMENT
1. Share the draft OCP, including vision, vision, principles, goals, objectives and
policies, land use designations and maps.
2. Gather resident and stakeholder feedback on the OCP, to understand:
a. If the drafts reflect input provided so far
b. If there is broad support for the direction provided in the draft plans

1.2 FORMAT
An online survey, in addition to paper versions of the surveys are available. Paper surveys
will provide an alternative option for those who do not have internet access or wish to
answer the survey on paper. Paper surveys and a reference copy of the draft OCP will be
available at Municipal Hall and the Chemainus and Crofton libraries. Once completed the
surveys can be left at the front counter of Municipal Hall or mailed to:
Planning Department
Municipality of North Cowichan
7030 Trans-Canada Highway
Duncan, British Columbia
V9L 6A1
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2 SURVEY QUESTIONS
2.1 SURVEY
Thank you for taking the time to help build the future of North Cowichan!
The Municipality is in the Phase 3 of the Official Community Plan (OCP) update and
your feedback will help us to finalize this plan. The OCP will serve as a guide for how
we use our land, grow, change and respond to challenges over the next 20 years or
more.
For more information on this project and the process check out our project website:
www.northcowichan/OCP
The draft OCP has been developed based input from residents, community groups,
Council, the OCP Advisory Committee and Ambassadors and we’re going back to the
community to seek broad feedback about what we got right and where we could
adjust.
Please note: you do not have to answer every question. You can comment as much
or as little as you'd like.
All answers will remain anonymous.
The survey will close on December 22, 2021.

Let’s get started!
SURVEY QUESTIONS | 2

Tell us a little about yourself…
If you reside in North Cowichan, where do you live?
☐
☐
☐
☐
☐
☐
☐
☐
☐

Bell McKinnon
Berkey’s Corner
Chemainus
Crofton
Maple Bay
Quamichan Lake Area
South End/ University Village
Rural Areas
I prefer not to answer

What is your age?
☐
☐
☐
☐
☐
☐
☐
☐
☐
☐
☐

Under 10 years
10-14 years
15-19 years
20-29 years
30-39 years
40-49 years
50-59 years
60-69 years
70-79 years
80+ years
I prefer not to answer
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Please review the following sections in the draft OCP and respond to the questions.
Executive Summary
1. Do you support the Vision and & Principles?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
I would also like to see accessibility needs being adressed as well, perhaps under social justice
and equity?

2. Do you support the Climate Action and Social Justice Frameworks?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
As mentioned above I feel the social justice and equity section should include something to do
with accessibility for those who need it. Also in all the other visions and principles there is a more
direct and clear statement for what is expected at each point. The language in the Social Justice
and Equity category uses “we acknowledge…” but sets out no expectations. I would use more
clear language here if possible.
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3. Do you support the strategic directions for growth management chapter that responds
to the goal:
 To focus growth and development in established centres to strengthen our
communities while maintaining individual character. Liveable, compact
communities will preserve natural and rural areas and encourage climatefriendly and active ways to move around. Land development will occur in a lowimpact, site adapted manner integrating natural features and ecological
systems.
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
Concerned about the economic impacts of the Bell McKinnon build. Will this draw business and support
away from the already established surrounding communities? Has a economic assessment been
completed? Perhaps efforts should just be put into the existing communities before a new town is built.

4. Do you support the strategic directions for resilient communities chapter that responds
to the goal to:
 Build resilient, supportive, inclusive communities that enhance health and wellbeing and provide opportunities in recreation, arts, culture and access to
nature.
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
Would love to see more concrete examples of HOW these communities will be built. More specific please.
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5. Do you support the strategic directions for the attainable housing chapter that
responds to the goal to:
 Encourage and enable a diverse mix of housing types, tenures and levels of
affordability to accommodate the needs of the community.
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all
Tell us why.

6. Do you support the strategic directions for the natural environment chapter that
responds to the goal to:
 Enhance our natural environment by protecting and regenerating our rural
countryside, forests, rivers, lakes and ocean.
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all
Tell us why.
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7. Do you support the strategic directions for the food security and local agriculture
chapter that responds to the goal to:
 Enhance food security in North Cowichan by encouraging local food
production and protecting farmable land.
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.

8. Do you support the strategic direction for the economy chapter that responds to the
goal to:
 Support a thriving economy that focusses on sustainable jobs and local
businesses including green technologies and innovative agriculture which
leads to meaningful work and prosperity for all and responds to regional
economic change.
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all
Tell us why.

The concern of the new construction at Bell McKinnon I expressed in the previous chapter is also relevant
here. How will that effect our economy?
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9. Do you support the strategic direction for the sustainable infrastructure chapter that
responds to the goal to:
 Build resilient, supportive, inclusive communities that enhance health and wellbeing.
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
Appriciate remote work being addressed. Still would appriciate more specificity.

CHAPTER 1: INTRODUCTION
10. Do you have general thoughts on Chapter 1?
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CHAPTER 2: VISION, PRINCIPLES, GOALS & FRAMEWORKS
11. Do you support the vision?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
I love everything about the vision the only thing I would think to include as well would be an
aspect of sustainability given the current state of our environment and climate.

12. Do you support the principles listed in Chapter 2?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
Yes mostly. This is because I feel the social justice and equity section should include something
to do with accessibility for those who need it. Also in all the other visions and principles there is a
more direct and clear statement for what is expected at each point. The language in the Social
Justice and Equity category uses “we acknowledge…” but sets out no expectations and is very
vauge. I would use more clear language here if possible.
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13. Do you support the goals listed in Chapter 2?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
My only concern here is why are 2007 greenhouse gas emmision levels being used? That is
almost 15 years ago. As well I think it should be made clear that the goal is to be net zero by 2050
(pg. 24) because that is ambiguous when the goals are stated.

14. Do you support the frameworks, objectives, and policies (action items) in Chapter 2?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
The way that this is structured is a bit confusing. I think it would be useful to give a more detailed
set of goals (i.e., state the goal of being net zero by 2050 as part of the climate action goal). As
well it is a bit contradictory because on page 23 it says low-carbon and page 24 it says net zero.
I do appriciate the commitment to making more compact, “more energy efficient communities.”
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15. Do you have any general thoughts on Chapter 2?

CHAPTER 3: THOUGHTFUL GROWTH MANAGEMENT
Section 3.2 Assignment of Growth
16. Do you support the objectives and policies (action items) in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
Concerned about the economic impacts of the Bell McKinnon build. Will this draw business and support
away from the already established surrounding communities? Has a economic assessment been
completed? Perhaps efforts should just be put into the existing communities before a new town is built.
Consider the detriment to existing centers and competition for local shopping in Cowichan. What about
the existing communities? This diversion of funding could devistate the revitalization of the other
identified communities.
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Section 3.3 Land Use Designations
17. Do you support the objectives and policies for the various land and water use
designations?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
If the goal is to make more pedestrian friendly communities is there a plan to also lobby for better transit
options for travel within and to/from the surrounding communities?

Section 3.4 Land Use Map
18. Do you agree that the land use map meets the growth management goal?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
It would be nice to see some sort of "sea walk" similar to Crofton in Chemainus to be able to create a
stronger lure of the coastal community.
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Section 3.5 Local Area Planning
19. Do you support the objectives and policies for this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
The concern with the Bell McKinnon area is also relevant here.

20. Do you have any general thoughts on this chapter?
Overall the major concern is with the development of the Bell McKinnon area that is essentially going to
be an entire new town. The concern is that this will draw away business and revitalization dollars from
the surrounding communities.

13 | NORTH COWICHAN OCP UPDATE | DRAFT OCP SURVEY

CHAPTER 4: RESILIENT, INCLUSIVE COMMUNITIES
Section 4.1 Safe and Healthy Community
21. Do you support the objective and policies for this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
Community policing would be a great addition to Chemainus!

Section 4.2 – Arts and Culture
22. Do you support the objective and policies for this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
Will the Municipality work with any other community contributors other the the VIRL?
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Section 4.3 Heritage and Archaeology
23. Do you support the objective and policies for this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
Will a committee be created specifically to ensure that Indigenous people are having a fair voice in any
decisions made? How about hiring indigenous artist and members to promote diversity in this process?

Section 4.4 Park and Recreation
24. Do you support the objective and policies for this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
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Section 4.5 Public Realm
25. Do you support the objective and policies for this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
I see that it says "maintain marine and waterfront public lands and facilities" are there any plans to build
facilities to draw visitors to these local communities?

Section 4.6 Transportation
26. Do you support the objective and policies for this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
It would be interesting to see a more detailed plan on how public transportation services will be
implemented to create movement between the network of communities.
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27. Do you have any general thoughts on this chapter?
Would love to see more concrete examples of HOW these communities will be built. More specific please.

CHAPTER 5: ATTAINABLE HOUSING – DIVERSE HOUSING MIX AND AFFORDABILITY
Section 5.1: Diverse Housing Mix
28. Do you support the objectives and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
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Section 5.2 Affordable and Rental Housing
29. Do you support the objectives and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.

30. Do you have any general thoughts on the chapter?
Love the building of affordable and rental housing as that is a big need in the valley.
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CHAPTER 6: REGENERATION & PROTECTION OF THE NATURAL ENVIRONMENT
Section 6.1: Retaining and Creating Space for Nature: Ecosystem Health,
Biodiversity & Critical Habitats
31. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.

Section 6.2 Limiting Human Impacts: Air Quality, Noise and Light Pollution
32. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
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CHAPTER 6: REGENERATION & PROTECTION OF THE NATURAL ENVIRONMENT
Section 6.4: Natural Hazard Areas
33. Do you support the objective and policies in this chapter?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.

34. Do you have any general thoughts on the chapter?
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CHAPTER 7: FOOD SECURITY & LOCAL AGRICULTURE
Section 7.1: Food Security
35. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.

Section 7.2 Local Agricultural Systems
36. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
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37. Do you any general thoughts on this chapter (7)?

CHAPTER 8: LOCAL REGENERATIVE ECONOMY
Section 8.1 Localized, Low Consumption Economy
38. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
Love the emphasis on shopping local!
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Section 8.2 Serving Well Being
39. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
It says the objective is to create meaningful employment in sustainable sectors but what about finding
employees for all of the open job positions right now? Should the focus not be on maximizing current
employment options first?

Section 8.3 Local Economic Development Environment
40. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
It would be nice to see a focus on transforming current businesses to be more sustainable rather than
starting new ones.
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Section 8.4 Rural Based Economic Activities
41. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
I think childcare facilities are a huge need right now in the valley so it is great to see the encouragement of
at home services being promoted.

Section 8.5 Commercial Opportunity
42. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
As mentioned before it would be nice to see the support of current businesses being majortively
prioritized so that they can be utilized to their full potential.
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Section 8.6 Industrial Activity
43. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
I think there should be more focus on the sustainable continuation of industrial activity.

44. Do you have any general thoughts on this chapter?
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CHAPTER 9: SUSTAINABLE INFRASTRUCTURE
Section 9.1: Water Systems
45. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.

Section 9.2 Sanitary Sewer Systems
46. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
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Section 9.3 Storm Water Management
47. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.

Section 9.4 Solid Waste Management
48. Do you support the objective and policies in this section?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
I think this section could use more detail. It would be nice to see a plan of how to get communities to buy
less and create less waste all together rather than just addressing what to do with it.
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49. Do you have any general thoughts on this chapter?

CHAPTER 10 DEVELOPMENT PERMIT AREAS
50. Do you support the approach to development permits this chapter?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
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51. Do you have any general thoughts on this chapter?

CHAPTER 11 DEVELOPMENT APPROVAL INFORMATION AND TEMPORARY USE
PERMITS
52. Do you support the approach to development approval information and temporary
use permits in this chapter?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
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53. Do you have any general thought on this chapter?

APPENDIX 1 MAPS
54. Do you support the information on the maps?
☐
☐
☐
☐
☐

Yes, completely!
Mostly
Unsure
Somewhat
Not at all

Tell us why.
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Thank you!
Thank you for taking the time to provide feedback. Your input will help us to make final
adjustments to the OCP before the bylaw adoption process, public hearing and final
consideration by Council.
Please let others know about this opportunity to provide feedback and check out
northcowichan.ca/OCP for updates.
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Box 575, Chemainus, B.C. V0R 1K0
Phone: 250-246-3944 Fax: 250-246-3251
Email: chamber@chemainus.bc.ca
Website: www.chemainus.bc.ca

January 27, 2022
A statement on the Dra� Oﬃcial Community Plan from the
Chemainus + District Chamber of Commerce
We cannot support an Oﬃcial Community Plan (OCP) that does not consider the full economic impact of
its policies and is most likely to have a nega�ve impact on business and housing development.
The proposed dra� of the Oﬃcial Community Plan is irreparably ﬂawed, with the theory of Raworth’s
Donut Economics as its founda�on. It presents a risk to the economic health and welfare of North
Cowichan by gambling on an unproven theory that ﬂouts basic economic principles and essen�al facets
of human nature.
While we recognize that sustainability is a priority and that social and environmental impacts merit
considera�on, they should not be the primary “lenses” and are generally considered op�onal policy
statements to the overall framework. Our OCP should not be a vehicle for introducing a novel economic
theory into law – which is eﬀec�vely the end result given that following the adop�on of the OCP “all
bylaws enacted or works undertaken must be consistent with the plan” (Local Government Planning,
Province of BC).
Overall, we ﬁnd that this dra� OCP places a signiﬁcant onus on business and development which will not
encourage new business or address the aﬀordable housing crisis in the municipality. It is contrary to
adop�ng policies which favour aﬀordable housing which is paradoxical considering the tenets of Donut
Economics. Builders and businesses will simply look elsewhere for opportuni�es which are less
restric�ve and costly.
As previously men�oned in our Bell McKinnon submission, we are in the midst of an unprecedented
aﬀordable housing crisis. We must encourage development, not adopt policies which further restrict it
such as reducing the urban boundary and imposing addi�onal constraints, requirements and increasing
costs for developers.
This dra� OCP also represents a real risk to North Cowichan with respect to the costs associated with
implementa�on and maintaining the necessary tax base for future opera�ons and infrastructure.
In terms of engagement, we are concerned that this OCP has been ushered in during the pandemic – a
�me when public consulta�on has largely been limited to virtual engagement resul�ng in a lower level
of par�cipa�on and public input. As a voice of business in our communi�es, we also ques�on why we
were not involved as key stakeholders in the process.

…/2
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We recommend that the OCP be revised accordingly to consider economic impacts and that a thorough
public consulta�on be conducted once pandemic limita�ons to in person consulta�on have been
removed.

Respec�ully submited,

Stephanie Ballantyne, President
On behalf of the Board of Directors
Chemainus + District Chamber of Commerce
president@chemainus.bc.ca

Lindsay Bysterveld
From:
Sent:
To:
Cc:
Subject:

Info <info@cfcowichan.ca>
Thursday, January 27, 2022 9:23 AM
Lindsay Bysterveld
Cathy Robertson
FW: Municipality of North Cowichan Official Community Plan – Draft OCP for
Comment.

Good morning Lindsay,
As per this morning’s phone chat, Community Futures Cowichan did not directly respond.
CFC General Manager Cathy Robertson worked with the Duncan‐Cowichan Chamber to offer a detailed
submission/response.
Cheers,
Carrie

Carrie White
Executive Assistant
Privileged and grateful to live, work and play on unceded Coast Salish territory.
Community Futures Cowichan
Phone 250.746.1004 x103 Fax 250.746.8819
135 Third Street, Duncan BC, V9L 1R9
Notice Regarding Confidentiality of Transmission
This message is only intended for the use of the individual or entity to which it is addressed and may contain information that is privileged, confidential or
exempt from disclosure. If the reader of this message is not the intended recipient or an employee or agent responsible for delivering the message to
the intended recipient, you are hereby notified that any dissemination, distribution or copying of this communication is strictly prohibited. If you have
received this communication in error, please notify us by telephone (250.746.1004) or electronically by return message and delete or destroy all copies
of this communication. Thank you.

From: Lindsay Bysterveld <Lindsay.Bysterveld@northcowichan.ca>
Sent: January 20, 2022 9:20 AM
To: Info <info@cfcowichan.ca>
Cc: Development Services <dev@northcowichan.ca>
Subject: RE: Municipality of North Cowichan Official Community Plan – Draft OCP for Comment.
Hello Community Futures Cowichan,
We are reaching out to you directly as a request from our Council to confirm your valued feedback on our draft OCP was
received.
We offered the community many options for providing their feedback and some platforms used make it challenging for
us to identify if we received a response from you.
If you would kindly let us know if you did or didn’t respond to our request for feedback that would be greatly
appreciated. If you did respond, can you please let us know which form of response you provided to us.
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Sincerely,

Lindsay Bysterveld
Planning Department
Municipality of North Cowichan
lindsay.bysterveld@northcowichan.ca
T: 250 746 3119

This email and any attachments are only for the use of the intended recipient and must not be distributed,
disclosed, used or copied by or to anyone else. If you receive this in error please contact the sender by return
email and delete all copies of this email and any attachments.

From: Patricia Taylor <patricia.taylor@northcowichan.ca>
Sent: Wednesday, November 10, 2021 5:07 PM
To: 'info@cfcowichan.ca' <info@cfcowichan.ca>
Cc: Development Services <dev@northcowichan.ca>
Subject: Municipality of North Cowichan Official Community Plan – Draft OCP for Comment.
To who it may concern,
Please see attached PDF letter regarding the Draft OCP.
MNC Council is anxious to hear your feedback on this document.
Sincerely,
Patricia Taylor
Patricia Taylor

Community Planning Technician
Development and Engineering Services | Planning
Municipality of North Cowichan

patricia.taylor@northcowichan.ca
T 250.746.3263

We Want Your Input!
North Cowichan’s draft Official Community Plan is available for public review and comment from
November 8 to December 8.
Go to www.northcowichan.ca/OCP to participate.

www.northcowichan.ca
This email and any attachments are only for the use of the intended recipient and must not be distributed, disclosed, used or copied by or to anyone else. If
you receive this in error please contact the sender by return email and delete all copies of this email and any attachments.
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From:
Sent:
To:
Subject:

Patricia Taylor
Wednesday, December 8, 2021 4:55 PM
'Downtown Duncan'
RE: Municipality of North Cowichan Official Community Plan – Draft OCP for Comment.

You are most welcome and we appreciate your response.
Warm regards,
Patricia Taylor
Patricia Taylor
Community Planning Technician
Development and Engineering Services | Planning
Municipality of North Cowichan

patricia.taylor@northcowichan.ca
T 250.746.3263

We Want Your Input!
North Cowichan’s draft Official Community Plan is available for public review and comment from
November 8 to December 22nd.
Go to www.northcowichan.ca/OCP to participate.

www.northcowichan.ca
This email and any attachments are only for the use of the intended recipient and must not be distributed, disclosed, used or copied by or to anyone else. If
you receive this in error please contact the sender by return email and delete all copies of this email and any attachments.

From: Downtown Duncan <ddbia@downtownduncan.ca>
Sent: Wednesday, December 8, 2021 2:57 PM
To: Patricia Taylor <patricia.taylor@northcowichan.ca>
Subject: Re: Municipality of North Cowichan Official Community Plan – Draft OCP for Comment.

Hi Patricia,
My board has reviewed this document and at this stage, decline to offer comment.
Thank you for the opportunity to give feedback.
Executive Director
Downtown Duncan BIA
201 - 111 Station St. Duncan, BC V9L 1M8
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250.715.1700 downtownduncan.ca
On Wed, Nov 10, 2021 at 5:04 PM Patricia Taylor <patricia.taylor@northcowichan.ca> wrote:
To whom it may concern,

Please see attached PDF letter regarding the Draft OCP.

MNC Council is anxious to hear your feedback on this document.

Sincerely,

Patricia Taylor

Patricia Taylor
Community Planning Technician
Development and Engineering Services | Planning
Municipality of North Cowichan

patricia.taylor@northcowichan.ca
T 250.746.3263

We Want Your Input!
North Cowichan’s draft Official Community Plan is available for public review and comment
from November 8 to December 8.
Go to www.northcowichan.ca/OCP to participate.
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www.northcowichan.ca

This email and any attachments are only for the use of the intended recipient and must not be distributed, disclosed, used or copied by or to anyone else. If
you receive this in error please contact the sender by return email and delete all copies of this email and any attachments.
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Duncan Cowichan Chamber of Commerce
2896 Drinkwater Rd., Duncan, BC V9L 6C2
T: 250.748.1111 | F: 250.746.8222
E: manager@duncancc.bc.ca | W: www.duncancc.bc.ca
December 15, 2021
Municipality of North Cowichan
Via email: council@northcowichan.ca
Subject Duncan Cowichan Chamber of Commerce Review of Draft OCP

Dear Mayor and Council,
On behalf of the Duncan Cowichan Chamber of Commerce Members and Board of Directors, please accept this
letter as our official response to the draft OCP.
Our Task Force gave this draft OCP significant attention and debate in the few weeks that were available to us to
express our concerns with areas we believe need additional consideration and consultation.
We have attempted to fill the role of the “Voice of Business” in this review, as to the best of our understanding it
was not previously sought out and included like other groups or organizations ie: 5 Key Environmental
Stakeholders (P.12). Why were other ‘key’ stakeholders only identified at this late stage of the process, and
invited to give final input on such a large and complex document?
As well, we take exception to the statement that despite the OCP being drafted during the pandemic, the
consultant was ‘able to complete broad and far-reaching community engagement.’ (P.10) Public webinars with
56 participants and limited survey responses, that at best total 4% of the population (less those participants who
are not residents and/or businesses in the community), indicate a lack of response and engagement by the
community. It is concerning that only 4% of survey responses is shaping this OCP.
Our feedback is sorted by Sections below:
Section 2 - Vision, Goals, Principles & Frameworks
1. One of the principles of the OCP recognizes community engagement and the need to ‘actively seek out
and listen to quieter community voices so that input is representative of all community members.’ (P.15)
We do not feel there has been adequate engagement and while this OCP means to set the vision for the
next 15-20 years, most residents and businesses have not participated to have their voices included.
We’ve heard from the community that this online engagement was difficult to navigate and limited the
ability to provide valuable input. We urge you to extend the timelines for public input and allow more
time for participation and engagement, especially now that the PHO’s are allowing more in-person
meetings.
2. Why were there only two over-arching frameworks identified: climate action, and social justice and
equity? We strongly feel an economic framework would have added an additional lens to evaluate
against, specifically to ensure that ‘families and individuals of all backgrounds have the opportunity to
thrive and prosper’. (P.3)

Section 3 - Thoughtful Growth Management
1. The use of the word ‘thoughtful’ is subjective and should have a matrix of what would be included in
‘thoughtful’.
2. We have concerns over the surety of LAP’s being created for Berkey’s Corner and Chemainus after the
dismissal of the LAP for the Bell McKinnon area. This has resulted in a lack of confidence and trust by
developers and the community. Why would residents in other communities want to invest their time
and energy to contribute to an LAP that could be overturned?
3. We ask why Cowichan Commons is not included as a ’growth centre’ when it satisfies so much of the
criteria for the ’15-minute walk’ objective.
4. It appears the OCP is attempting to force citizens to live in densely packed areas, yet many people move
here because of the semi-rural and rural properties. Limiting growth in some of these areas will
decrease availability of housing which in turn will increase pricing.
5. The terms ‘monster houses’ and ‘high consumptive lifestyles’ (P.47) are subjective and hyperbole.
Setting limits on the size of dwellings limits the owner from having their property obtain its’ full potential
and resale value. Property setbacks and other requirements to manage builds are already contained in
zoning bylaws.
Section 4 - Resilient, Inclusive Communities
1. There are expectations that childcare spaces be provided by the developers. How does that translate to
a development application? Is there a risk of being disqualified if that childhood space is not included?
2. It is generally understood that the activities and aspirations of the many objectives in this section come
at a significant cost. There is an absence of any acknowledgement of how those costs will be met, aside
from ‘will ask the developer to’. This is of major concern.
3. Specific concern with Section 4.6.3 (V): ‘Not permit any development that could restrict the construction
of a future transit connection, greenway, active transportation corridor or road unless first identifying
practical alternatives and/or amending the OCP.’ How do you provide certainty to developers or business
owners for an unidentified future project?
Section 5 – Attainable Housing: Diverse Housing Mix & Affordability
1. This section sets out a requirement of a mix of unit sizes including some family size units (3 to 4 beds), in
multi-family buildings, and that provision is made for common play areas and, ideally, childcare facilities.
This could make it harder for developers to consider developments here. When we have such a high
demand for more housing, there needs to be an equal weight put on making it easier for developers to
develop housing projects.
2. There appears to be a significant emphasis on non-market housing such as emergency shelters,
transitional housing, assisted living, rent assistance etc.
3. What is meant by ‘vehicle living’? (P.102) Are you advocating for people to sleep in cars as a housing
solution?
4. Why should a developer be asked to provide residents with more notice and/or compensation than
provincial legislation requires, when considering a re-development opportunity? How does this attract
more housing to our community when unnecessary time and costs are added to a project?
Section 6 – Regeneration & Protection of the Natural Environment
1. In addition to supporting initiatives like establishing a ‘no dumping zone’, there should be requirements
to check for failing septic systems on properties along the foreshore and a process to have them repaired
or replaced.

2. Improvements in water quality should also apply in other bodies of water that have regular, ongoing
issues such as Maple Bay beach, Fuller Lake and Kinsman beach, which often have ‘swimming not
recommended’ notices.
3. Trees & Forests/Municipal Forest Reserve: We recommend further engagement and discussion with local
business owners whose businesses involve working in or use of the forest reserve.
4. Natural Hazard Areas: We recommend an additional objective of minimizing risk of loss or damage to
property, businesses, and disruptions to supply chains by ensuring improvements are made to
infrastructure to better withstand natural hazards. This is to ensure continued economic activity.
Section 7 - Food Security and Local Agricultural Systems:
1. While we understand the need for sustainable farming, we are concerned there is not a balanced
approach when it comes to housing needs and land use. There is concern that too much land would be
protected from further development.
2. There is a concern that farmlands generate less tax revenue.
3. There is no mention of identifying under-utilized farmlands.
4. The plan demonstrates significant support of small-scale farms. However, it is absent in recognizing and
supporting private and for-profit farms.
Section 8 - Local Regenerative Economy
1. An objective noted in this section ‘is to protect & promote existing commercial enterprises and attract
and encourage new business’ (P.150), yet the OCP sets out more restrictions for business. As well
businesses will be evaluated on their ‘fit’ (P.145) with the Municipality’s economic development
philosophy. This is subjective criteria.
2. An over emphasis on remote work options available through technology runs the risk of attracting highpaid remote workers whose incomes continue to drive up house prices and more importantly who are
attached to head-offices who do NOT pay municipal taxes or even provincial taxes. This runs a risk of an
imbalance of tax revenue for North Cowichan.
3. In many areas of this section, the OCP speaks to business and labour attraction, but the current lack of
housing is a significant barrier to relocating or expanding a business that requires additional employees.
The current lack of housing will contribute to the continued labour shortage crisis, expected to last for
more than 10 years.
4. There is concern regarding the ability for small-scale, start-up and regenerative businesses to pay living
wages or higher than the standard wage for their operation.
5. Developers and business owners will have to explain their approaches to "living wage", community
contribution, climate action and reducing environmental impact when applying for a business licence.
This will require additional staffing at the Municipality with the appropriate level of training to be able
to critique these newly implemented criteria. Businesses risk not being approved for a business licence
based on un-aligned values, despite conforming to other basic business standards. This can be
perceived as undemocratic. Also, will this be retroactive and apply to business licence renewals for
established businesses?
6. ‘Developers and business owners will be asked to demonstrate that the childcare needs of employees
can be met in the community or provide appropriate space within their business premises, for the
purposes of new business or employment centres.’ (P. 146) This is yet another increased cost of doing
business in North Cowichan.
7. There are mixed messages in this document indicating limiting home-based businesses, yet at the same
time encouraging people work from home.

8. We are concerned with the restriction on permitting additional drive-thrus. The statements regarding
their association ‘with fast food stores that are often visually unappealing’ (P.150) are subjective and
discriminatory as fast food stores are not always drive-thrus. In fact, most grocery stores have extensive
fast food sections. Alternatively, not all drive-thru businesses are food related, ie: coffee shops,
drycleaners, banks, pharmacies, flower shops, etc. They can be extremely useful for those with mobility
issues or accessibility challenges.
9. ‘Selective down-zoning of vacant heavy industrial lands to light industrial zoning, where the resumption
of heavy industrial uses would be impactful on the local community’ (P.152) may cause concerns for
future development in new projects or for existing site expansions.

Overall, we wish to express our concern for the negative impacts this OCP will have on the economic activity of
North Cowichan. In our opinion, the social philosophy and objectives behind this document will not only limit
future development but increase costs to taxpayers. Housing development will not happen, current businesses
will continue to be impacted by labour shortages, and affordability will continue to create even larger inequities
in the community. Property taxes will have to increase to generate the revenue needed to cover new costs
created from the OCP, thus increasing the burden on residents.
North Cowichan is already known as an unfriendly place to do business, and this OCP will reinforce this message.
We strongly encourage you to review the areas noted above.

Thank you,

Julie Scurr
President
Duncan Cowichan Chamber of Commerce

File No.: 0400-60

December 16, 2021
Municipality of North Cowichan
Community Planning
7030 Trans-Canada Highway
Duncan BC V9L 6A1

Via email: communityplanning@northcowichan.ca

Dear Director of Planning and Building:
Re: Municipality of North Cowichan’s Official Community Plan
The following comments are provided from Economic Development Cowichan (EDC) staff in
response to the request for comment on the Municipality of North Cowichan Draft Official
Community Plan dated November 2021.
Goals and Language Usage: EDC is supportive of many of the objectives and the direction of the
Draft OCP. Staff feel that the document would benefit from refining the goals and objectives to
be SMART (specific, measurable, achievable, relevant, and time-bound), with a reference to a
specific baseline value. The document would also benefit from replacing wording that may be
subject to varying interpretation throughout with clear language and defined criteria, developed in
consultation with community stakeholders. Doing so may help create greater certainty around
investment decisions connected with the OCP.
First Nations Interests and Perspectives: EDC supports the inclusion of First Nations interests
and perspectives in the OCP, and particularly policy language that encourages partnerships in
economic development and reconciliation. EDC strongly supports updating development
application procedures bylaw to allow for a defined development referral process to First Nations
communities. As the country takes steps towards reconciliation, local governments must do their
part to ensure appropriate government-to-government communication and engagement.
Pre-zoning land for higher density: EDC supports pre-zoning areas destined for higher density in
the OCP where appropriate to encourage the development of diverse housing types. While it’s
understood that pre-zoning land may not allow for the negotiation of provision of community
amenities, EDC supports the inclusion of density amenity bonusing regulations within pre-zoned
lands to provide developers with clear expectations. Defined amenity bonus provisions reduce
the risk and uncertainty with development, and allow for easier financing of development.
Rezoning applications, even those aligned with OCP designations, are still subject to public input
and political influence, and therefore are riskier by nature and less attractive to developers.
Affordable Housing: EDC supports policy language that encourages the creation of affordable
housing within the municipality. In particular, EDC supports development incentives for the
creation of affordable housing, such as tax reduction and exemption, fee waivers, pre-zoning land,
prioritization of applications, and relaxation of parking requirements, among others. In particular,
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EDC supports the inclusion of language specifically for density bonus with the provision of
affordable housing in zones where appropriate. Consideration should also be given to supporting
the provision of secondary suites and secondary dwellings in a greater variety of land use
designations. The workforce is in critical need of affordable housing, both rental and ownership,
and as EDC embarks on a Workforce Housing Strategy in 2022, further defined actions may arise.
Housing for Businesses: EDC cautions against being overly restrictive with home-based
business regulations in the Village Residential land designation, as long as the use does not
interfere with the residential function and amenity. To support business retention and
expansion, EDC would also be supportive of allowing live-work spaces throughout the various
land use designations, where feasible.
Child Care Facilities: EDC strongly supports policy language that allows for the inclusion of child
care facilities as a principal or accessory use in any zone. The provision of child care is critical for
allowing women to participate in the workforce. As the OCP outlines, the Cowichan region is in a
child care ‘desert’ and anything the municipality can do to make provision of child care easier,
such as allowing for child care in any zone, is beneficial for society and the economy.
Future Growth Area: To provide additional clarity, EDC would support defining specific criteria
around when development of the Future Growth Area within the Bell McKinnon Local Area Plan
will be considered.
Local Area Plans: EDC supports the creation of Local Area Plans (LAP) to provide higher-scale
guidance on development in village and town centres within the municipality. EDC encourages
the creation of plans that are collaboratively developed with businesses and community
organizations. Furthermore, EDC encourages LAP actions that are community-driven and not led
solely by the municipality, which allows for the community to take ownership of the plan. EDC
encourages LAPs to include more than just land-use objectives and actions, but also goals and
objectives that cross departments within the Municipality, as well as involve external organizations
and the broader community.
Revitalization and heritage conservation incentives: EDC supports the inclusion of policy
language around supporting and incentivizing business retention and expansion, as well as
heritage conservation. Where appropriate, EDC supports incentives such as tax exemptions for
new businesses, façade improvement funding programs, and heritage building improvement and
conservation programs. Business incentive programs can be structured as part of a larger
strategy to encourage business development that aligns with goals and principles in the OCP,
such as businesses moving towards a circular economy. Other jurisdictions have shown that
façade improvement programs for downtowns and heritage buildings, and tax exemptions for new
businesses, can promote downtown revitalization. While EDC understands that the fees and taxes
paid by businesses fund important infrastructure and social services, and that the Municipality
may not want to forego this revenue, programs can be designed to encourage important
revitalization efforts while still maintaining important infrastructure.
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Agricultural Land: Staff are supportive of many of the OCP policy objectives connected with
agriculture. In planning for a future where the region is producing an increased share of food
locally, support for larger-scale and technology-driven agriculture, including support for the
establishment of vertical farming, should be included in this OCP. EDC also recommends further
defining and clarifying the use of urban farming in policy language. In terms of housing, EDC
recommends the OCP consider allowing for increased clustered density on agricultural land
where this supports increased primary agricultural production. The Agricultural Land Commission
may allow for increased housing density where there is a demonstrated need for agricultural
purposes. To support this option, EDC would caution against being too restrictive with housing
density in the OCP, as the ALC should be the primary regulator of appropriate agricultural land
use. While zoning bylaws can be restrictive, EDC recommends that the OCP policies be lenient,
which would allow for rezoning for the provision of higher-density housing for agricultural use.
Rezoning could be conditional on approval from the ALC, and policy language could recommend
restrictive covenants that would ensure appropriate housing type and placement with rezoning
applications. This would allow for agricultural farm villages on properties where necessary to have
a viable farming business, but also ensure that the higher density is appropriate.
Industrial Land: EDC supports stronger language around the protection and preservation of
existing industrial land, and that expansion of industrial land be considered as required to sustain
the local economy. Industrial land supports a wide range of business types and is vital to providing
meaningful employment opportunities and a healthy tax base in the region. Industrial land will be
crucial in achieving the Municipality’s goal of a local, regenerative economy, where more products
are made, distributed, and repaired locally. The Cowichan Industrial Land Use Strategy (2019)
found an inadequate supply of appropriately sized and serviced industrial lands located in prime
locations. While North Cowichan had 409.7 acres of vacant industrial land at the time the strategy
was written (according to BC Assessment), only 156.2 acres were suitable for industrial
development on the basis of their slope (less than 5% slope is optimal for development).
Considerations for servicing and location would likely decrease the amount of suitable vacant
industrial land further. Thus, EDC recommends that the Municipality include policy language
discouraging the conversion of zoned industrial land to non-industrial land. Furthermore, EDC
recommends that North Cowichan recognize that industrial land expansion may be necessary to
meet the broader goals of the OCP.
EDC supports policies leading to intensification of use of existing industrial and commercial lands.
Most critically, the provision of services is necessary to successfully attract businesses that fit
within the philosophy of this OCP. The Municipality may wish to take the lead role as a developer
of industrial lands where the business case for acquiring the lands and extending appropriate
services is not feasible for private developers. Revenue sharing agreements may also serve to
open up more serviced lands. At a minimum, the Municipality should consider undertaking prior
research on transportation and servicing requirements for potential industrial sites so that this
work is already completed when industrial land applications are made.
Intensification can also be achieved through densification. EDC recommends that the Municipality
consider increasing the allowable height and allowable parcel coverage of buildings, and
decreasing parking requirements, particularly in areas that are close to urban areas or sufficiently
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serviced by public transportation and active transportation networks.
The Cowichan Industrial Land Use Strategy identified complex regulatory processes and lengthy
approval processes as key barriers to industrial expansion. This issue influences the cost
recovery on investment and is a key driver in determining whether new businesses will locate in
the region or whether existing businesses will expand. Improvements to the approvals process
can include:
• Timely and enhanced communication with applicants, particularly with those new to the
region or unfamiliar with the development process. These communications can include
pre-application checklists and straightforward, plain language application forms;
• Pre-zoning of strategic properties;
• Re-examining allowable uses to accommodate a wider range of light industrial activities,
as well as specific eco-industrial uses such as biogas plants;
• Examine opportunities to allow for combined showroom and production space for
properties along the highway corridor.
Consideration should also be given to the appropriate location of industries that create the highest
levels of well-paid employment, acknowledging that activities such as self-storage and private
recycling facilities have little or no capacity to support high-paying jobs.
Local Regenerative Economy: EDC is generally supportive of the objectives identified in section
eight of the OCP while encouraging North Cowichan to apply a broad, holistic, and balanced
approach to facilitating a shift to a circular and regenerative economy.
EDC would be supportive of North Cowichan clarifying language that may be considered vague,
or subjective, to support informed investment decisions.
Many existing North Cowichan businesses are already looking to improve environmental
performance, expand operations to meet demand, and continue to support high-wage
employment in the region. Ultimately, making a shift to a regenerative and circular economy
may necessitate that many more businesses revise their existing business models and supply
chains, to align with consumer preference, become more resilient, and remain profitable. Making
a shift of this nature, however, requires a systems change approach that supports the emergence
of an overall sustainable business and societal ecosystem. EDC supports North Cowichan
looking at a suite of interrelated measures that can support this transition, including significant
supports for existing businesses that may need to undertake research, development, and
experimentation as they revise their business models. In this regard, while restrictions, costs, and
nudges that encourage businesses to make this shift may be required, incentives, supports, and
identification/elimination of barriers to sustainable businesses are equally important.
As previously mentioned, a critical barrier to businesses expanding operations is the supply of
appropriately zoned and serviced industrial land. EDC is supportive of North Cowichan exploring
opportunities to leverage or acquire strategic land, consider the formation of an economic
development corporation, and the development of criteria to establish a specific range of uses
and activities that would be allowable under an eco-industrial designation. EDC feels this could
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be a significant lever to support the expansion and attraction of regenerative businesses in the
region and may bring a competitive advantage to the region in terms of employee retention and
attraction.
EDC wishes to thank North Cowichan for providing the opportunity to comment on the draft OCP
and is looking forward to working with the municipality on implementing actions stemming from
the adoption of the final document.
Sincerely,

Barry O’Riordan, Manager
Economic Development Cowichan
BO:jm

