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DISTRICT OF UCLUELET
MINUTES OF THE REGULAR COUNCIL MEETING

HELD IN THE UCLUELET COMMUNITY CENTRE, 500 MATTERSON DRIVE
Tuesday, January 11, 2022 at 4:00 PM

Present: Chair: Mayor Noél
Council: Councillors Hoar, Kemps, and McEwen
Staff: Duane Lawrence, Chief Administrative Officer

Donna Monteith, Chief Financial Officer

Rick Geddes, Fire Chief

James Maclintosh, Director of Engineering Services

Abby Fortune, Director of Parks and Recreation (via Zoom)
Paula Mason, Manager of Corporate Services

Jenn Lounsbury, Administration Clerk

Regrets: Councillor Cole

1 CALL TO ORDER
The meeting was called to order at 4:00 PM.

2 ACKNOWLEDGEMENT OF THE YUULU?IL?ATH

Council acknowledged the Yuutu?it?ath, on whose traditional territories the
District of Ucluelet operates.

3 NOTICE OF VIDEO RECORDING

Audience members and delegates were advised that the proceeding was being
video recorded and broadcast on YouTube and Zoom, which may store data
on foreign servers.

4 LATE ITEMS
Mayor Noél requested that Item 9.1 Committee of the Whole be deferred to a
future meeting of Council.

5 APPROVAL OF AGENDA
5.1 January 11, 2022 Regular Agenda

2022.2022.REGULAR |t was moved and seconded THAT Council adopt the January 11, 2022
Regular Meeting Agenda as amended.

CARRIED.
6 ADOPTION OF MINUTES
6.1 December 14, 2021 Regular Minutes
Regular Council Meeting Minutes — January 11, 2022 Page 1 of 5

January 11, 2022 Regular Minutes
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2022.2023.REGULAR |t was moved and seconded THAT Council adopt the December 14, 2021
Regular Meeting Minutes as presented.
CARRIED.

7 PUBLIC INPUT & DELEGATIONS
7.1 Public Input

Mr. Geoff Lyons spoke regarding Item 13.3 of the agenda and stated
that representatives of the Community Forest would like to attend the
upcoming COFI conference.

7.2 Delegations

1. Denise Stys-Norman, Tourism Ucluelet
Re: MRDT 5 Year Renewal Process

Calum Matthews, Facilitator, Tourism Vancouver Island and Julian Ling,
Treasurer, Tourism Ucluelet presented the MRDT 5-year renewal
process.

2. Geoff Lyons, Ucluelet Aquarium Society
Re: Change of Use - Remove Public Washrooms from the Aquarium
Building

Mr. Lyons provided a presentation regarding the acquisition of the
Aquarium public washrooms for use by the Aquarium.

8 UNFINISHED BUSINESS
There was no unfinished business.

9 COMMITTEE OF THE WHOLE

9.1
Item 9.1 was deferred to a future meeting of Council.

10 BYLAWS

10.1 Revenue Anticipating Borrowing Bylaw No. 1301, 2022
Donna Monteith, Chief Financial Officer

Ms. Monteith provided a summary of her report to Council.

2022.2024.REGULAR |t was moved and seconded THAT Council approve Option A, to give first,
second and third readings to Revenue Anticipation Borrowing Bylaw No.
1301, 2022 as presented.

10.2 Council Procedure Bylaw No. 1300, 2021

Regular Council Meeting Minutes — January 11, 2022 Page 2 of 5
January 11, 2022 Regular Minutes
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Paula Mason, Manager of Corporate Services

Ms. Mason provided a summary of her report to Council.

2022.2025.REGULAR |t was moved and seconded THAT Council approve Option A, to adopt
District of Ucluelet Council Procedure Bylaw No. 1300, 2021 as presented.
CARRIED.

11 REPORTS
11.1 Union of BC Municipalities 2022 Joint EOC Grant Application
Rick Geddes, Fire Chief

Mr. Geddes provided a summary of his report to Council.

2022.2026.REGULAR |t was moved and seconded THAT Council approve Option A, that the
District of Ucluelet agrees to partner with the Alberni-Clayoquot Regional
District on the Union of BC Municipalities 2022 Community Emergency
Preparedness Fund’s Emergency Operations Centres and Training grant
and therefore, authorizes the ACRD to apply for, receive and manage grant

funding on behalf of the District of Ucluelet.
CARRIED.

11.2 Cedar Hub Washroom Contract Authorization
James MaclIntosh, Director of Engineering Services

Mr. Maclintosh provided a summary of his report to Council.

2022.2027.REGULAR |t was moved and seconded THAT Council approve Option A, to authorize
a $124.431.52 plus GST contract between the District of Ucluelet and
Muchalat Projects Ltd. to build, deliver and install the Cedar Hub washroom
facility; and further,
THAT Council direct Staff to reallocate $24,431.52 from Resort Municipality
Initiative funds towards the completion of the Cedar Hub washroom facility.
CARRIED.

11.3 2022 Council Meeting Schedule
Paula Mason, Manager of Corporate Services

Ms. Mason provided a summary of her report to Council.

2022.2028.REGULAR |t was moved and seconded THAT Council approve Option A, to adopt the
amended District of Ucluelet 2022 Council Meeting Schedule and provide
public notice in accordance with the Council Procedure Bylaw.

CARRIED.
12 NOTICE OF MOTION
There were no Notices of Motion.
Regular Council Meeting Minutes — January 11, 2022 Page 3 of 5

January 11, 2022 Regular Minutes
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13 CORRESPONDENCE

13.1 New Speed Limit Peninsula
Jens Heyduck, Ucluelet

Chief Administrative Officer Duane Lawrence noted that a report will be
presented to Council regarding speed limits/controls in town at a future
Council meeting.

13.2 Boardwalk & Gazebo Reconstruction
Doug Schmidt, President, Water's Edge Owners Society

13.3 2022 COFI Convention - Complimentary Registration - RSVP
required
Susan Yurkovich, President & CEO, Council of Forest Industries

2022.2029.REGULAR |t was moved and seconded THAT Mayor Noél be authorized to attend the
COFI convention on April 27-29, 2022 in Vancouver.
CARRIED.

13.4 Elected Officials - Parental Leave
Rachel Dumas, Director of Corporate Services, District of North
Saanich

2022.2030.REGULAR |t was moved and seconded THAT Council direct Staff to issue a letter to
the Minister of Municipal Affairs, in support of Parental Leave for Elected

Officials.
CARRIED.
13.5 Follow up to Regional meetings with Minister Osborne and Minister
Rankin
Tara Faganello, Assistant Deputy Minister, Ministry of Municipal
Affairs
13.6 District of Lillooet re BC Wildfires Petition
Kimberly Gee, Deputy Corporate Officer, District of Lillooet
13.7 UBCM Meeting 2021
Rob Fleming, Minister, Ministry of Transportation and
Infrastructure
13.8 Increased RCMP Service Levels
Wayne Rideout, Assistant Deputy Minister and Director of Police
Services, Ministry of Public Safety & Solicitor General
14 INFORMATION ITEMS
14.1 Public Notice - Reservoir Cleaning and Flushing
James Macintosh, Director of Engineering Services
14.2 December 2021 Cheque Listing
Paula Mason, Manager of Corporate Services
Regular Council Meeting Minutes — January 11, 2022 Page 4 of 5

January 11, 2022 Regular Minutes
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Councillor McEwen raised questions regarding,
a) the item listed as repair of the Rec Hall roof which was confirmed by
the CAO

b) the items listed as WCS engagement/planning which was confirmed
by the CFO

15 MAYOR’S ANNOUNCEMENTS

16 COUNCIL COMMITTEE REPORTS

16.1 Councillor Marilyn McEwen
Deputy Mayor January 1 - March 15, 2022

16.2 Councillor Lara Kemps
Deputy Mayor March 16 - May 31, 2022
Attended two UES PAC meetings prior to Christmas.

16.3 Councillor Jennifer Hoar
Deputy Mayor June 1 - August 15, 2022

16.4 Councillor Rachelle Cole
Deputy Mayor August 16 - October 31, 2022

16.5 Mayor Mayco Noél

17 QUESTION PERIOD

18 ADJOURNMENT
The meeting was adjourned at 4:41 PM.

CERTIFIED CORRECT: Minutes of the Regular Council Meeting
held on Tuesday, January 11, 2022 at 4.00 pm in the George
Fraser Room, Ucluelet Community Centre, 500 Matterson Road,

Ucluelet, BC.
Mayco Noél, Mayor Paula Mason, Deputy Corporate Officer
Regular Council Meeting Minutes — January 11, 2022 Page 5 of 5

January 11, 2022 Regular Minutes
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l% REPORT TO COMMITTEE OF THE WHOLE
% Council Meeting: January 25, 2022
DISTRICT OF
CLU ELET 500 Matterson Drive, Ucluelet, BC VOR 3A0
FROM: CHIEF ADMINISTRATIVE OFFICER FILE No: 0510-20
SUBJECT: BARKLEY COMMUNITY FOREST FUNDS REPORT NO: 21-11
ATTACHMENT(S):

SUMMARY OF DESIRED OUTCOME

That the Committee of the Whole provide Staff with direction regarding the development of a
policy or bylaw that will outline how the Barkley Community Forest Funds shall be used in the
future.

BACKGROUND

The Barkley Community Forest was established in 2004 in a joint partnership between the Toquaht
Nation and the District of Ucluelet. As of 2019, unallocated funds received amount to $2,930,000.
In 2020, Council approved the allocation of $180,000 for the installation of an emergency
generator at the schools, $500,000 for affordable housing and $105,000 toward the Amphitrite
project. An addition $50,000 was allocated towards the Tugwell Recreation Facility project and
$30,000 towards the fire hall feasibility study in 2021. In addition, Council has indicated its intent
to allocate $950,000 towards the development of the Tugwell Recreation Facility and $145,000
for the Amphitrite project. Lastly, Council has provided informal direction to Staff that these funds
could be allocated to a potential health centre.

In March of 2020, Council directed staff to provide a report on options for investing unused funds
and provided direction to the CAO in 2021 to bring a report back to Council outlining policy options
for consideration.

KEY QUESTIONS

There are several options to explore when considering how Council could utilize the dividends
from the Community Forest. This report explores those options and requests clarity from
Council as to their intentions.

1. Fund Use

There are a variety of ways in which Council could choose to utilize the community forest
dividends. When considering each option Council should consider current and future needs and

1

Barkley Community Forest Funds Duane Lawrence, Chief Administrative Offi...
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overall benefit to the community in the short, medium, and long term. Council may also consider
combinations of the options dedicating a percentage to each and engraining it into a policy or
bylaw.

a. Unrestricted General Revenue

As general revenue, funds can be utilized in any way Council chooses. As dividends are
realized Council could utilize the funds for priority projects, paying down debt or capital
projects in the current fiscal or future fiscal year. This option provides the most flexibility for
current and future Councils. The drawback to retaining the funds as general revenue is that
there is generally less planning that goes into determining how the funds are used and leads
to anincrease in funding of lower priority projects.

b. Restricted General Revenue

Through a bylaw or policy Council could restrict the use of the dividends to specific types of
projects or initiatives. This would provide guidelines on what the funds could be used for
without limiting when the funds could be used. Examples could include:

e Provision of Emergency and Health Services
e Affordable Housing

e Parks and Recreation

e Environmental Sustainability

e Other

Adopting this type of bylaw or policy gives Council the flexibility to use the funds when they
are realized while ensuring the funds are used for the type of projects Council has
determined would provide the most benefit to the community.

c. Dedicated Reserve Funds

Funds could be split between one or more priority projects identified by Council. By
dedicating a portion or all dividends to specific reserve fund(s) that can be used only for
specific project(s) the District would build increased capacity to undertake a future large
capital project such as affordable housing, Amphitrite centre development, multi-purpose
recreation centre or future fire hall. This could be used as matching funds towards a grant
application and reduce or eliminate future potential borrowing, reducing the need for a
property tax increase to fund a project.

The limitation on this course of action is that Council is restricting future Council ability to

utilize the funds. If the project is abandoned the Council of the day could re-purpose the
funds.

Barkley Community Forest Funds Duane Lawrence, Chief Administrative Offi...
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d. Legacy Investment Fund

Within this Option Council could invest all or a portion of each dividend which restrictions
that only the growth on the investments be spent. This option provides an ongoing, and likely
ever increasing, amount of funding that can be used to fund eligible projects. For every S1M
investment at a 5% return the community would see a benefit of $50,000/year. Setting up a
legacy fund could provide the community with a long-term source of funding. Council could
then create a policy to manage the dividends from the legacy fund outlining how the funds
are to be used. Options could include allocating the funds to general revenues, specific
project types or as grant-in-aid funding for local non-profits.

Q. How does Council wish to utilize the Barkley Community Forest Funds?

Unrestricted General Revenue
Restricted General Revenue
Dedicated Reserve Funds
Legacy Investment Fund
Other

oo oW

Q. What portion of the dividends does Council wish to allocate the above?

2. Bylaw or Policy

The use of a bylaw or policy will influence how current and future councils would be able to use
the funds. The primary difference is that a policy can be set aside at any time with little to no
administrative process. A bylaw would require Council to undertake an amendment process if
they chose to use the funds in a manner that is inconsistent with the conditions set forth in the
bylaw. If Council proceeds with option 1. (c) and (d) then a bylaw would be required to create
the reserve fund(s) or Legacy Fund.

Q. Does Council wish to enshrine how current and future Councils use funds from the
Community Forest in a bylaw or policy?

Respectfully submitted: Duane Lawrence, CAO

Barkley Community Forest Funds Duane Lawrence, Chief Administrative Offi...
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‘Oi REPORT TO COMMITTEE OF THE WHOLE

% Council Meeting January 25, 2022

DISTRICT OF

UCLU ELET 500 Matterson Drive, Ucluelet, BC VOR 3A0

FROM: ABBY FORTUNE, DIRECTOR OF PARKS & RECREATION FILE No: 7900-08
SUBJECT: HARD SPORTS SURFACE FACILITY DIRECTION REPORT NO: 22- 10

ATTACHMENT(S): N/A

SUMMARY OF DESIRED OUTCOME

Staff is seeking direction regarding the type of facility, size, and potential location of a Hard Sports Surface
Facility to replace the Seaplane Base Recreation Hall.

BACKGROUND

The Seaplane Base Recreation Hall has exceeded its useful life and the investment required to address
deferred maintenance exceeds the replacement value. The community and Council have both identified
the need for replacement of the Seaplane Base Recreation Hall with a Hard Sports Surface facility to ensure
ongoing Community programming, events, and activities. Council allocated one million dollars from Barkley
Community Forest funds in the 2021 Five Year Financial Plan with S50k going toward preliminary design
work for a facility. Staff completed a preliminary investigation into possible designs and locations for a
replacement facility and is requesting Council’s feedback on the type of facility, size, potential location, and
budget for the project.

Council has directed staff to provide a report on various options that would meet the need of replacing the
Seaplane Base Recreation Hall, from there we can go into design work.

KEY CONSIDERATIONS

Staff have completed preliminary research into what might best suit the programming facility needs of a
hard sports surface facility. The Seaplane Base Recreation Hall houses an undersized basketball court with
washrooms and storage. The facility accommodates a number of hard sports such as pickle ball, indoor
skateboarding, soccer, roller-skating, basketball, floor hockey etc. In their research, staff looked at the
balance between size, cost to build, and timing. Considerations that were ultimately explored for any type
of hard sports facility looked at programming opportunities, operational costs, and other uses such as a
muster station or shared resources with an organization such as the food bank.

Although an open (non-roofed facility) is attractive in terms of overall cost and timing it would limit
programming and access primarily due to inclement weather.

A fully enclosed building is appealing in terms of ability to provide programming for the community in a
non-weather dependent space. However, this option is costly, requires a minimum 18-month process to
design and build, and has the highest annual operating budget. Staff, in their investigation, also felt that
between the UCC and the USS a variety of programming needs are being addressed, and that for a small
community, an additional enclosed building may not be required.

Hard Sports Surface Facility Direction Abby Fortune, Director of Parks a...
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A covered hard sports surface meets several requirements in terms of the replacement of the Seaplane
Base Recreation Hall. It could house hard sports, support opportunity-based programming, has lower
annual operating costs, and for the most part, participants would be protected from the weather. A covered
hard sports surface could also serve as a muster station, depending on its location.

Staff also looked at various locations as outlined further in the report. Locations will ultimately be
determined once a type and size of facility is established. Additionally, storage and washroom facilities

should be considered within the overall design.

With this in mind, Staff have outlined Pro’s, Con’s, estimated annual operating costs, building costs and
construction time requirements for various facility types.

1. What type of facility does Council wish to develop?

o Fully enclosed sports surface
o Covered sports surface
o Open sports surface

Full Enclosed Building Covered Sports Surface Open Sports Surface
e Enclosed space for activities | ® Protected from weather e Cheaper option
Pro’s other than sports e Lower operational costs e Increased access due to
e Not weather dependent e More accessible, reduced need for direct
e Higher level of programming opportunity-based oversight
e Serve as a muster station programming
depending on location e Could potentially serve as a
protected muster area
e Increased access due to
reduced need for direct
oversight
e Higher cost for build e Not fully protected e Not protected from weather
Con’s e Higher operational cost e Could limit use
e Need for staffing
e Reduced access due to need
for staffing oversight
Annual e S150-5200 K e $75-5100K e S40-560K
Operating (Staffing, HVAC; Utilities; (Utilities & Maintenance, (Maintenance Materials &
Costs Maintenance, Materials & Materials & Supplies, some Supplies, some staffing,
Estimate Supplies, Contracted staffing, contracted services) contracted services)
services)
Timing 2 - 5years 1-1.5vyears 1 year
Approx.
Cost 5 million + 1.5 -2 million S500,000 +
Approx. (13,500 sf) (8,000 sf) (6,000 sf)
2

Hard Sports Surface Facility Direction Abby Fortune, Director of Parks a...
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Tofino Pavilion concept design

2. Size

For reference in terms of size, the Seaplane Base Recreation Hallis 114’ x 50’ (5,700 sf). This is an undersized
basketball court with washrooms and storage; it is small and limited in nature. For further reference, Staff
is also showing in the image above, an open pavilion 110’ x 72’ (7,920 sf) This has an open play surface and
storage — no washrooms shown.

The Hard Sport Surface facility should be designed as a multi-purpose space. Collegiate sized basketball
court (94’ x 50’) plus sidelines offers a variety of options for multi-functional space — approximately 8,000
sf. This type of sizing would also allow for two volleyball courts side by side (60" x 30’) each. A larger facility
could house a full basketball court and double volleyball courts and could range in size from small: 10,000
sf to large: 13,500 sf+. A larger facility could also include significant storage and washrooms, offices, and a
larger spectators’ area, however, there would be significant costs as well.

The cost of the facility would be affected by the size and the amenities associated with it such as
washrooms, floor surface type and storage. What potential size of facility would Council like staff to further
explore?

Rec Hall Size Single Court w Single Court w
(5,700 sf) volleyball (8,000 sf) volleyball & Other
(10— 13,000 sf)
Pro’s e Mimics current e Sports e Sports
programming multifunctional multifunctional
e |ess Cost programming programming
e Some additional e Additional Space
space
Con’s e [imited e Could have some e Expensive to build
multifunctional limits on space and operate
e Undersized facility
3

Hard Sports Surface Facility Direction Abby Fortune, Director of Parks a...
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3. Possible Location

Once the facility type has been established a location would need to be looked at. Considerations that
might come into play are:

The location within the current community, property layout

The location within the community as it is anticipated to grow over the next 20+ years

Safe location/muster point

Parking, utilities

The synergies a selected site offers in regard to partnering with food bank/programming,
storage, and washroom facilities

What location would Council like to potentially see?

Tugwell Fields UCC Matterson Drive Seaplane Base Road
e Established recreation site e Compliments current e Current location established
Pro’s e Compliments existing programming e Sufficient space
programs e Part of Recreational Hub
e Community safe zone
e Synergies with the Food
bank
e Location is not central e |ead to loss of parking e Location is not central
Con’s e Expansion space is limited e |sin the flood zone
e Would require additional e Sewer would need to be
clearing addressed further
e Very limited room for
expansion
e Limited parking/overflow
from boat launch
4

Hard Sports Surface Facility Direction Abby Fortune, Director of Parks a...



Page 19 of 486

OVERVIEW

1. What type of facility does Council wish to develop?
a. Fully enclosed
b. Partially enclosed with roof
c. Open space boarded no roof
d. Other

2. If so, what size of facilities and amenities would Council like to investigate?
a. Seaplane Base Recreation Hall is 5,700 sf
b. Full basketball court and double volleyball 8,000 sf

c. Full basketball court and double volleyball could range from Small: 10,000 sf to Large:
13,500 sf depending on amenities
d. Other

3. If so, what location would Council like to potentially see?
a. Tugwell Fields
b. UCC/Matterson Drive
c. Seaplane Base Rd
d. Other

4. What type/level of public engagement would Council like to see?

Respectfully submitted:

Ay

ABBY FORTUNE, DIRECTOR OF PARKS & RECREATION

DUANE LAWRENCE, CHIEF ADMINISTRATIVE OFFICER

Hard Sports Surface Facility Direction Abby Fortune, Director of Parks a...
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REPORT TO COUNCIL
Council Meeting: January 25, 2022
500 Matterson Drive, Ucluelet, BC VOR 3A0

FROM: BRUCE GREIG, DIRECTOR OF COMMUNITY PLANNING FILE NO: 6480-20-2020 OCP
SUBIECT: UCLUELET OFFICIAL COMMUNITY PLAN ByLAw No. 1236, 2020 REPORT NO: 22- 14

ATTACHMENT(S): APPENDIX A — UCLUELET OCP ByLAW NO. 1236, 2020
APPENDIX B - SCHEDULE “1” (V. 7.4) TO UCLUELET OCP ByLaAw NoO. 1236, 2020

Prior to the adoption of the Official Community Plan bylaw, consideration should be given to the
representations from the Public Hearing held on January 20, 2022.

RECOMMENDATION(S):

THAT Council move Option A, to:

1. amend District of Ucluelet Official Community Plan Bylaw No. 1236, 2020, to incorporate the
edits as presented in draft 7.4 as described in the staff report dated January 25, 2022;

2. give District of Ucluelet Official Community Plan Bylaw No. 1236, 2020 third reading as amended;
and

3. adopt District of Ucluelet Official Community Plan Bylaw No. 1236, 2020.

BACKGROUND:

The updated District of Ucluelet Official Community Plan Bylaw No. 1236, 2020 (“the OCP bylaw”), has been
under development since 2016 and was the subject of a public hearing held May 13, 2021. Subsequent to
that initial public hearing, Council directed changes to be made to the draft, and that the bylaw be brought
back in the fall for further consideration. On October 12, 2021, Council requested an analysis of growth
options be presented for discussion in a Committee-of-the-Whole (CoW) meeting, which was subsequently
held on November 23, 2021. On December 14, 2021, Council amended the draft OCP bylaw document to
incorporate new policy on growth management resulting from the CoW meeting discussion, gave the OCP
bylaw second reading as amended and referred the bylaw to a public hearing. Notice was given and a
public hearing scheduled for January 20, 2022.

ANALYSIS OF OPTIONS

Having held a public hearing on the OCP bylaw, Council could now discuss what was heard and consider
giving the bylaw third reading and adoption (the bylaw is attached in Appendix “A”).

Staff recommend that the following edits be incorporated in Schedule “1” of the OCP bylaw prior to
adoption:
a. removing the phonetic Nuu-Chah-Nulth spelling of “Toquaht” on page 9, 12, 39 and 86 in response
to the preference indicated by the Toquaht Nation; and

U cluelet O fficial C ommunity P lan B ylaw N o . 1236, 2020 Bruce Greig...



Page 22 of 486

b. In the discussion of Heritage and Culture on page 45, replacing the sentence, “Many ancient sites
and artefacts are scattered throughout the District”, with “There are numerous culturally
significant sites located within the District”.

It was pointed out that the term “scattered” could suggest that such sites are random or abandoned, which
was not intended. Page numbering has also been updated. These edits are contained in the draft version
7.4 attached in Appendix “B”. Note these edits do not change the substance or impact of the Official
Community Plan, therefore the bylaw could be given third reading as amended without needing to give
notice and hold another public hearing.

Pros e Incorporating the edits in draft 7.4 of the OCP would
That Council respect the preferred spelling of the Toquaht Nation.
consider the input e Updating the description of cultural sites would reflect the
on Ucluelet Official context that these sites are the result and evidence of a
Community Plan living culture.
(OCP) Bylaw No. e Adopting an updated OCP would provide closure on a
1236, 2020, from community planning process that has been underway for
the public hearing, several years.
make the edits to e Adopting an updated OCP would provide direction for
the document as initiating a number of follow-up actions to the OCP.
proposed, and then
consider third Implications | ¢ An updated OCP would provide direction for
reading and development, budget decisions, municipal projects and
adoption of the operational priorities.
bylaw. e Subsequent bylaws and actions must be consistent with

the OCP.

Pros e The OCP is the community’s plan; if there are other
changes that Council feels would better reflect the
community’s desired direction, then those changes can
and should be included before proceeding further with the
bylaw.

That Council Cons e Anumber of actions will follow adoption of a new OCP; the
provide alternative timing of those will be set back if the OCP update process
direction on the is extended.

content and/or

process for Implications | ¢ Following Council direction, an updated draft could be
updating the OCP presented for further consideration, before proceeding
bylaw. with next steps.

Suggested That Council, with regard to District of Ucluelet Official

Motion Community Plan Bylaw No. 1236, 2020:

1. rescind second reading of the bylaw;

2. amend the bylaw to ;

3. give the bylaw second reading as amended; and,
4 direct staff to
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POLICY OR LEGISLATIVE IMPACTS:

The adoption of a new or updated Official Community Plan provides an overarching set of objectives and
policies to guide decisions on planning and land use management within the municipality, respecting the
purposes of local government. Initiated in 2016, the process for updating and amending the Official
Community Plan has included input from community members at numerous steps. Over the past few years
of community discussion, analysis, research and debate, the plan has come a long way. Should Council
adopt the updated OCP bylaw, it would bring this process to a point of completion.

That said, an OCP bylaw is also a living document and it is normal — and healthy — for a community to revise
its OCP from time to time in response to changing circumstances.

Following adoption of the Official Community Plan, staff will focus on advancing a number of other items;
some are projects already underway (such as completing the update to the DCC bylaw) while others are
new initiatives (such as considering zoning amendments to enable additional forms of housing) that have
been prioritized by Council. Those would be the subject of future reports and, where appropriate, specific
consultation.

Respectfully submitted: BRUCE GREIG, DIRECTOR OF COMMUNITY PLANNING

DUANE LAWRENCE, CAO
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Appendix A

DISTRICT OF UCLUELET
Bylaw No. 1236, 2020
A bylaw to adopt “District of Ucluelet Official Community Plan 2020”

WHEREAS Section 472 of the Local Government Act provides that the Council of a local
government may, by bylaw, adopt an Official Community Plan;

AND WHEREAS Council has caused an Official Community Plan to be prepared for all
areas of the District in accordance with the provisions of Sections 473 and 474 of the
Local Government Act and other relevant sections as referenced in the Plan;

AND WHEREAS Council has consulted with the board of education and considered and
consulted with other persons, organizations and authorities it considers will be affected,
including how many and whether appropriate opportunities for consultation should be
early and ongoing, all in accordance with Sections 475 and 476 of the Local Government
Act;

NOW THEREFORE the council of the District of Ucluelet, in open meeting assembled,
enacts as follows;

1. The document entitled “District of Ucluelet Official Community Plan 2020” and its
associated appendices, maps, schedules, tables and figures, all attached as Schedule 1
to this bylaw and made a part of this bylaw, is hereby designated as the Official
Community Plan for the entirety of the area within the District of Ucluelet, as
depicted on Schedule A of the Official Community Plan.

2. The “District of Ucluelet Official Community Plan Bylaw No. 1140, 2011”, and all its
schedules and amendments are repealed.

3. This bylaw may be cited for all purposes as the “District of Ucluelet Official
Community Plan Bylaw No. 1236, 2020".

READ A FIRST TIME this 18th day of September, 2018.

Considered in conjunction with the District of Ucluelet Financial Plan and the Waste
Management Plan under Section 477 of the Local Government Act, this 23 day of
February, 2021.

READ A SECOND TIME this 23rd day of February, 2021.
PUBLIC HEARING HELD this 13th day of May, 2021
SECOND READING RESCINDED this 14th day of December ,2021.

AMENDED this 14th day of December , 2021.

District of Ucluelet Official Community Plan Bylaw No. 1236, 2020 Page 1
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READ A SECOND TIME AS AMENDED this 14th day of December, 2021.
PUBLIC HEARING HELD this 20th day of January, 2022
READ A THIRD TIME this day of ,2022.

ADOPTED this day of 2022.

CERTIFIED CORRECT; "District of Ucluelet Official Community Plan Bylaw No. 1236,

2020".
Mayco Noél Paula Mason
Mayor Deputy Corporate Officer
THE CORPORATE SEAL of the
District of Ucluelet was hereto affixed
in the presence of:
Paula Mason
Deputy Corporate Officer
District of Ucluelet Official Community Plan Bylaw No. 1236, 2020 Page 2
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This plan would not exist without the hard work and input generously provided by the following:

e Shawn Warner at CGIS for mapping;

¢ Nicky Ling at Ukee Infotech for proofing and editing;

e Dr. Pam Shaw and the students of the Masters of Community Planning program and
Mount Arrowsmith Biosphere Region Research Institute at Vancouver Island University for
assistance with community engagement;

o the staff from all departments of the District;

...and most importantly, all the community members who shared their ideas, concerns, vision and passion for the community of Ucluelet.

Thank you! Aeekoo!

Cover artwork by Katsumi Kimoto and Marla Thirsk

Title: District of Ucluelet Official Community Plan
Prepared By:  Department of Community Planning, District of Ucluelet
Status: Draft 7.4
Contact: Planning Department
District of Ucluelet
200 Main Street, Ucluelet BC VOR 3A0
B 250-726-7744
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The District of Ucluelet acknowledges that we are located on the traditional territory (haahuuti) of the
Yuutu?it?ath (Ucluelet First Nation). We are neighbouring communities who share interests in the Ucluth
Peninsula and surrounding area. Our long-standing relationship is built upon mutual respect and many
individual, personal ties.

The District aims to broaden and strengthen this relationship to better the lives of all community members.
Discussion of the municipality’s relationship with indigenous people and communities follows in Part One of
this plan.

98¥ Jo 0g abed



61219 99n1g 020Z ‘92T ' 0 N MelA g Ue| 4 Anunwwo D [eroly O 1918nd N

Part One: Introduction

DISTRICT OF UCLUELET | Official Community Plan
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What is an Official Community Plan & Why Plan

An Official Community Plan, or “OCP”, is a statement of objectives and policies adopted by a local government to guide decisions on land
use planning, land use management and municipal operations within the area covered by the plan. The OCP sets out a road map for the
community, to let everyone know where we’re headed in the long term. The scope of this OCP looks 30 years down the road. lItis a living
document and should be changed from time to time as the community evolves, as new issues come up or as new opportunities arise. The
OCP is adopted by bylaw, by the elected Council of the District of Ucluelet; once the OCP is adopted any subsequent bylaws enacted or
works undertaken by Council must be consistent with the plan.

For details on the legislative context, community profile, public consultation and process which went into developing this OCP, please
refer to the appendices in Part 7.

Following this introductory foundation chapter, the bulk of the plan is organised under three broad headings of Place, People and Systems
— followed by a chapter on Implementation and appendices.

Ucluelet is:

COMMUNITY CHARACTER AND IDENTITY
Ucluelet is a diverse, active and welcoming community which has been shaped over time by the energy of the place and the people drawn
here to the natural setting of the rugged outer west coast of Vancouver Island.

Located on the narrow Ucluth Peninsula between Barkley Sound and the exposed Pacific Ocean, Ucluelet's name (“safe harbour” in the
Nuu-chah-nulth language) points to the key position of the town in this spectacular landscape. Poised on the edge of the Pacific, the
community draws its energy from the interplay of the contrasting and complementary qualities of the landscape and the people. A short
stroll takes you from Big Beach and the surge of the wild Pacific to the Whiskey Dock in the centre of the village and the calm waters of
the harbour. Layered through the community are pairs of influences which add to its richness: land / sea; indigenous / settler; ancient /
modern; resident / visitor; small town / world class; energizing / restoring; raw / refined — the interplay of these forces makes for a
community which is complex, balanced and dynamic.

The people who make up the town of Ucluelet are known for being a friendly, hardworking, resourceful and welcoming group of citizens
who are fiercely protective of the land and sea, and the resources which have sustained the community for generations. Ucluelet has
been recognised as a town committed to carefully managing its growth to ensure that, as it changes over time, the natural environment is
protected, the social fabric of the community is strengthened, and the local economy becomes more diverse and vibrant. This plan builds
on the careful work of the past, and has been shaped by input from the engaged and passionate citizens of Ucluelet.

DISTRICT OF UCLUELET | Official Community Plan 7
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COMMUNITY VISION

Vision

Ucluelet’s built and natural environment reflects, above all, the value we place on the
outstanding beauty and diverse natural habitat of this place, which support the well-being
of all members of the community. Ucluelet residents and visitors enjoy a high quality of
life built upon a sustainable, diverse and vibrant local economy.

Guiding Principles

The policy directions contained within the OCP aim to realise this vision of Ucluelet as a
vibrant, natural and active community. The following guiding principles reflect
components of the vision and will be used to guide decision making.

ook wWN -

Protect natural areas and ecological function

Maintain and enhance Ucluelet’s unique character and preserve its heritage
Foster a welcoming and complete community

Build a diverse and dynamic local economy

Create a compact and vibrant Village Square

Develop and maintain top quality parks, trails, recreation and community services
for residents and visitors

Broaden the spectrum of housing options to improve the availability of
appropriate, affordable housing for all

Increase transportation choice and reduce automobile trips

Manage growth in balance with jobs, infrastructure investments, and the provision
of services

10. Embrace the challenge of addressing the causes and impacts of climate change

The Visitor Experience

The tourism sector is a strong and
growing part of its economy yet
Ucluelet remains a working town
first, and a resort second.

Importantly this is one of the town'’s
strengths as a visitor destination.
Ucluelet is the kind of town where
not only does your yoga instructor
live next door to a forklift operator,
but there’s a good chance that she
/s a forklift operator.

Interactions with the creative and
colourful locals are an essential part
of how our community leaves an
impression on the visitor. By
continuing to strengthen and grow
as a diverse working town, by
fostering small businesses and local
innovators, and by improving the
town facilities, programs and
infrastructure to benefit all
community members, we will also
expand and improve the visitor
experience.

Remaining genuinely Ukee in the
face of growth and change will be
key to maximising the quality of life
for both residents and visitors.

DISTRICT OF UCLUELET | Official Community Plan
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CONTEXT
Region and Neighbours

The District of Ucluelet is located on the Ucluth Peninsula, at the entrance to Barkley
Sound on the west coast of Vancouver Island. The town is situated just south of the Long
Beach unit of the Pacific Rim National Park Reserve. The municipality is located within
the Alberni Clayoquot Regional District (ACRD); other nearby west coast communities
are the town of Tofino at the northern end of Long Beach, and the unincorporated
community of Bamfield on the opposite side of Barkley Sound.

Ucluelet is situated in the traditional territory of the Yuutu?it?ath (Ucluelet First Nation),
whose community is based immediately across the harbour at Hitacu. The Yuutu?it?ath
are one of the five Maa-Nuulth Treaty First Nations along with the nearby Toquaht Nation.
The administrative office of the Toquaht Nation is located on Peninsula Road in the town
of Ucluelet. The Toquaht Nation and the District of Ucluelet are partners in the Barkley
Community Forest.

The economies of the Yuutu?it?ath First Nation, the Toquaht Nation and the District of
Ucluelet are inexorably linked and all share a close tie to the area forests, fisheries and
visitor economy. Citizens of all three communities regularly intermingle in town where
many live, work, go to school, shop and access services.

Nearby residents of the Millstream and Port Albion unincorporated areas of the ACRD
Area C are also an integral part of the fabric of the Ucluelet community.

The District provides drinking water to the Yuutu?it?ath First Nation at Hitacu, and back-
up water supply and fire protection to Millstream. Ucluelet and its neighbours benefit
from a history of mutual respect and assistance.

DISTRICT OF UCLUELET | Official Community Plan
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YFN: Relationship and Reconciliation

“The Yuutu?ifath First Nation asserts that we have occupied, benefited from and governed our traditional territory, lands, waters
and resources since time immemorial.

The traditional territory of the YuufRif?ath First Nation has in the past provided the resources necessary to sustain the YuutRif?ath
First Nation and we honour its connection to the lands, waters and resources of its traditional territory which provide for our physical
and spiritual needs.

Through our inherent right to self-government, the YuutRif?ath First Nation has preserved and protected our traditional territory and
we accept the obligations and responsibilities inherent in governing YuutRif?ath lands and pledge fo protect Yuut?if?ath lands for
future generations of our citizens.

We promote a healthy and prosperous future that ensures the continued existence of the Yuufu?if?ath First Nation as a strong
political, social and cultural community that aspires to grow as an organized, determined, successful and self-reliant people.

The Yuutu?iath First Nation values the need to respect, protect and promote our heritage, culture and traditions which form the
basis of our success and destiny while understanaing that these practices may change and require contermporary expression.

It is the desire of the Yuutu?if?ath First Nation that our Yuutu?if?ath lands continue to provide the resources necessary to sustain us,
preserve our traditional ways and culture, encourage self-sufficiency and security through economic development and growth and
to provide a home for the Yuutu?if?ath people forever.

It is also the desire of the Yuutu?if?ath First Nation that economic development and growth on our Yuut?if?ath lands will be
conaucted in a way that is transparent and accountable and that will foster a safer, stronger, healthier, more financially secure and
more sustainable community. To this end, the Yuutu?if?ath First Nation encourages our citizens to particjpate in the planning
process for development and growth in order to create the type of community we want to live in and be a part of and that meets our
needs.
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Economic development and growth on Yuutu?if?ath lands will be carried out in a way that ensures our economic development and
growth is socially, economically and environmentally sustainable.”

(Source: YFN Planning & Land Use Management Act 207 7)

DISTRICT OF UCLUELET | Official Community Plan
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The District of Ucluelet and the Yuutu?it?ath Government have
adopted a protocol agreement, most recently updated in 2014,

as a framework within which to advance our working relationship.

The vision put forward in the protocol agreement is as follows:
Protocol Context
Our community vision is:

e A healthy community where the citizens of our population
are united and share a sense of civic pride.

e Avyearround, diversified and healthy economy that yields
growth which doesn’t compromise the environment or
what makes our communities unique.

Our collaborative organizational vision is:

o Effective governments, working towards common issues,
as partners.

Shared Values

Our common values will serve as a foundation for our conduct
and decision-making, and will guide us when prioritizing our
interests, and determining the methods used to advance those
interests. These values include:

Relationships

e trust

o integrity

e authentic communication
e cooperation

e transparency

e respect

e honesty

e mutual benefit

e patience
e fairness
Culture

e appreciation and celebration of different cultures

e ftraditions
e history
Social

e sense of community

o family

e reciprocity and giving back
¢ life long learning

Environment

e sustainability

e donoharm

e interconnectedness
e renewable energy

Objective 1A To recognise the interests and heritage of local
indigenous people and communities.

Objective 1B To build and strengthen the relationship between
the municipality and indigenous communities with a spirit of
neighbourliness and mutual support, in this time of reconciliation.

DISTRICT OF UCLUELET | Official Community Plan 11
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The United Nations Declaration on the Rights of Indigenous Peoples (UNDRIP) was
adopted by the UN General Assembly in 2007. In 2015 the Truth and Reconciliation
Commission listed as the first principle for reconciliation that the UNDRIP, ‘is the
framework for reconciliation at all levels and across all sectors of Canadian Society.” The
UNDRIP was officially adopted by the Government of Canada in 2016. In November of
2019 the Government of British Columbia passed the Declaration on the Rights of
Indigenous Peoples Act; BC is the first Canadian province to start bringing its legislation
in alignment with the UNDRIP.

Note that the District of Ucluelet is not a “State” and does not carry the legal weight of
“the Crown”; the responsibilities of the Crown can not be delegated downward to local
government by the Province. At the same time, as noted in the Truth and Reconciliation
Commission Calls to Action, all levels of government - including local municipalities - have
a role to play in healing relationships, building community and addressing the ongoing
legacies of colonialism to create a more equitable and inclusive society.

Policy 1.1 The District of Ucluelet adopts the United Nations Declaration on the Rights of
Indigenous Peoples as the framework for reconciliation (see Appendices).

Policy 1.2 Make every effort to build on the history of respect and mutual assistance
which characterises the relationship between the municipality and the Yuutu?it?ath and
Toquaht Nation.

Policy 1.3 Endeavour to ensure that municipal facilities, functions and programs are
welcoming and accessible to Indigenous members of the community.

Policy 1.4 Seek opportunities for mutual benefit when exploring topics of housing,
economic development, transportation, utilities, tourism, emergency services and other
matters which affect the wellbeing of our communities.

Policy 1.5 Use the protocol agreement between the District of Ucluelet and Yuutu?if?ath
Government as an avenue for dialogue and action on matters of mutual interest, where
we come to the table as equal parties.

What is a ‘policy’?

Policy statements say what the
District means to do. The
policies in this plan should be
read as if preceded by the words
“The District of Ucluelet will...”

DISTRICT OF UCLUELET | Official Community Plan
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Policy 1.6 Explore the potential benefit of establishing a protocol agreement with the
Toquaht Nation.

Policy 1.7 Provide education to municipal employees on the history of Indigenous
peoples, including the history of residential schools, the United Nations Declaration on
the Rights of Indigenous Peoples, Treaties (including the Maa-nulth Treaty)and
Aboriginal Rights, Indigenous law, and Aboriginal-Crown relations. This will include skills-
based training in intercultural competency, conflict resolution, human rights and anti-
racism.

The District acknowledges that the Yuutu?it?ath have a relationship with the lands of their
traditional territory which now fall within the District of Ucluelet, and that this connection
extends back in time over thousands of years. The District respects that the relationship
the Yuutu?it?ath have to the land and surrounding sea goes deeper than the typical land
use issues encountered by a municipality.

Policy 1.8 Endeavour to understand and consider Indigenous perspectives when making
decisions on land-use issues.

Policy 1.9 Develop, in partnership with the Yuutu?it?ath Government, a protocol for
referral and input on proposed developments and/or operations which might impact
Yuutu?it?ath lands, resources and/or culture.

Policy 1.10 Develop, in partnership with the Yuutu?it?ath Government, a stewardship
protocol for lands within the municipal parks network to achieve a respectful balance
between ecological conservation and opportunities for indigenous cultural activities
including harvest.

This chapter is considered a work in progress, and the District welcomes input and ideas
for improving communication and our understanding of the ongoing history between the
municipality and indigenous communities.

DISTRICT OF UCLUELET | Official Community Plan
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Point in Time & History; View to 2050
This OCP takes a 30-year view, looking ahead to how the
community of Ucluelet will evolve to the year 2050 and beyond.

Written in 2020, this plan is a complete policy document to guide

the community at this point in time, but also acknowledges
specific areas where further work is necessary in the short term
to adjust or more clearly define the community direction and
priorities.

The following work, some of which is already underway (or
budgeted and scheduled), will allow the District to update this
plan in the near future to provide a true long-term vision:

continued conversations with local indigenous communities
priority housing actions including a community housing
needs assessment

completion of the long-term land use demand study,
currently underway

review and refinement of environmental development permit
areas

storm surge and tsunami modeling and refinement of flood
construction levels, currently underway

completion of the sewer master plan

completion of an integrated stormwater management plan
implementation of the Community Climate Change
Adaptation Plan

An OCP attempts to take the long
view, projecting a vision for how the
community might evolve over the
next decades. Written in 2020, in
the midst of the COVID-19
pandemic, the long-range view is
even less clear than it might have
been — unprecedented and
unforeseen change has challenged
local priorities and upended global
economies.

Some things have become clearer:

¢ The importance of community.

¢ The resiliency and adaptability of
local businesses and workers.

¢ The fragility of supply chains and
the benefit of diverse local
economies.

e The restorative value of fresh air,
open spaces and wild places.

e Ucluelet is a desirable place to
live, visit, work and play —and
will only become more so as time
goes on. The pressures which
come with increased visitation
and migration can be balanced if
Ukee maintains a clear view of
those things that define, support
and benefit the community.
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Natural Environment

Ucluelet is characterised by the beauty of its landscapes and
unique natural features including rocky beaches, old growth
forests and a rich diversity of wildlife. This magnificent setting
positioned on the edge of the Pacific Ocean greatly enhances
the quality of life in Ucluelet by providing recreation areas,
beautiful scenery and a healthy habitat for fish, wildlife and
humans.

ECOLOGY

Ucluelet is home to rich plant and animal habitat due to the
peninsula’s interface between the terrestrial and marine
environments. The ecosystems here are a complex and fragile
array of diverse flora and fauna which depend on the health and
resources of the ocean and temperate rainforest.

Terrestrial ecosystems provide a home to many large mammals
such as bears, cougars and wolves. Bald eagles can be seen
regularly soaring the air currents in skies above town.

The marine ecosystem surrounding the peninsula includes
salmon, sea lions, otters, migratory and resident grey, humpback
and orca whales, seabirds, and an additional 240 species of
birds.

The backshore, intertidal zones and network of streams support
an incredible diversity of life, providing habitat and spawning
conditions which support both terrestrial and marine food chains.

The rich forests include coniferous species of Sitka Spruce,
Balsam, Cedar, Western Hemlock, Douglas Fir and deciduous
trees including Red Alder. Forest health and age is a critical
component of the natural life and biodiversity of the area.

The moderate climatic conditions provide significant moisture,
sufficient sunlight and mild winters resulting in abundant
vegetative growth year-round.

DISTRICT OF UCLUELET | Official Community Plan
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WILDLIFE

Ucluelet and the surrounding region share the natural
environment with an array of wildlife, including bears, cougars
and wolves. The frequency of human contact with these large
mammals increases as new lands are developed. As human
development spreads out and encroaches upon wildlife habitat,
the wildlife and human interaction increases.

As the foraging areas, migration paths and game trails for wildlife
are overlain with human development and contact increases,
normally submissive species such as bears, cougars and wolves
can begin to become habituated to human activities. They may
become accustomed to odours and noises and less afraid of
cars, bicyclists and runners.

Game trails and migration pathways in the area that have existed
for hundreds or even thousands of years are encroached upon
by development causing animals to learn, evolve and cope with
human activity. Within town limits bears are particularly drawn to
berry patches and trash which is not bear-proofed.

Development in Ucluelet’s future raises the potential for
increased wildlife and human contact. Ucluelet promotes
prevention measures to reduce wildlife impacts through a wildlife
smart program.

Prevention methods include keeping garbage inside until the day
of pick up, bear proof dumpsters, properly functioning compost
and networks of communication between friends and neighbours
about sightings. Prevention is a win-win situation because both
people and wildlife benefit. It will be beneficial to the District of
Ucluelet to continue working with the National Park Reserve on
wildlife programs.

The District participated in a ‘Human-Bear Conflict Management
Plan’in 2005/2006. The priority actions identified in this plan are
to bear-proof garbage and food attractants, and to identify and
set aside habitat and corridors for wildlife as lands are developed
within the District.

ENVIRONMENTAL PROTECTION

The District of Ucluelet is committed to the responsible
stewardship of its natural resources and preservation of the local
environment for future generations.

Respect for the natural environment is a key feature of Ucluelet’s
Official Community Plan vision. It provides the guiding framework
upon which the following policies have been developed to further
enhance and protect Ucluelet’s diverse natural habitat.

Objective 2A To develop carefully and use land wisely to ensure
that the most sensitive and valuable environmental features are
protected, and ecological functions are not irreparably disturbed.

Objective 2B To manage municipal infrastructure and operations
in ways that responsibly minimise impacts on the natural
environment.

Objective 2C To encourage conservation of District and Regional
resources.

Objective 2D To work with and support other agencies and
groups who share the community’s goal of protecting our
environment.

New Development Permit Areas for the protection of the
environment have been established by this OCP (see Schedule E
and Section 6).

DISTRICT OF UCLUELET | Official Community Plan 17
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Policy 2.1 Use the regulatory tools available to local governments
to ensure new development responds to the community’s goal of
maintaining a healthy, diverse natural environment.

Policy 2.2 Maintain significant areas of natural green space and
forest cover. Large scale clearing to accommodate development
is not supported.

Policy 2.3 Convene a community mapping workshop to capture
local knowledge of locations and routes which are particularly
important for local wildlife.

Policy 2.4 Identify natural corridors for public and wildlife use or
as natural landscapes.

Policy 2.5 Foster and support local environmental stewardship
and heritage protection groups.

Policy 2.6 Collaborate with non-profits, provincial and federal
agencies on research, education and enforcement efforts aimed
at protecting the environment.

Policy 2.7 Support efforts to establish an Indigenous-led
landscape-scale West Coast Stewardship Corridor extending
from the Southern to Northern regions of Vancouver Island.

Policy 2.8 Promote solid waste management practices - such as
WildSafe BC bin closure protocols - to discourage attraction of
wildlife.

Policy 2.9 Explore bylaw amendments and education for options
to allow backyard husbandry of poultry while avoiding attracting
wildlife by using appropriate electric fencing.

Policy 2.10 Explore, with public input, the merits of defining and
initiating a system of municipal permitting prior to removal of the
most significant, mature trees in the community.

Policy 2.11 Given that all land in the community is proximate to
watercourses and the ocean, and given the significant rainfall
experienced in Ucluelet, discourage the cosmetic use of
pesticides anywhere in the District.

Policy 2.12 Lobby the provincial government to institute a
province-wide system of regulating the cosmetic use and sale of
pesticides.

DISTRICT OF UCLUELET | Official Community Plan 18
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CLIMATE ACTION

Mitigating greenhouse gas emissions and adapting to the
impacts of climate change is viewed as one of the greatest
challenges of our time. At the same time as communities
throughout the world are struggling to prepare for a future
without abundant, low-cost fossil fuels, the Greenhouse Gases
(GHG) created by the world’s current dependence on fossil fuels
are creating devastating impacts on global ecosystems that are
expected to last for many generations.

For our community the potential for sea-level rise, impacts to our
water system increasing intensity of storm events, and impacts to
fish stocks have a direct influence on our residents and
businesses.

To address this challenge, provincial legislation requires that an
Official Community Plan include targets for the reduction of
greenhouse gas emissions and transition to renewable energy,
and policies and actions the local government has proposed with
respect to achieving those targets.

In establishing these targets, policies, and actions, it is important
to understand the role and ability of local government to effect
GHG reductions.

In 2018, Council committed to the Federation of Canadian
Municipalities (FCM) Partners for Climate Protection (PCP)
milestones program. The municipality achieved Milestone 2 for
District emissions and Milestone 4 for community emissions in
2019 and is committed to achieving Milestone 5 for both
categories by 2022.

The District will support emissions reductions through policies
and programs in the following areas:

e Land Use and Development

e Transportation

e Renewable Energy

e Solid Waste and Waste Management
e Awareness, Education, and Outreach
e buildings

e public infrastructure and facilities

e community energy systems

Our Goals:

e Ucluelet residents are resilient to climate change and
energy scarcity and costs.

e Transportation options reduce greenhouse gas
emissions, fossil fuel dependence and the creation of
air contaminants.

e New and existing buildings are energy efficient and use
100% renewable energy.

o The waste stream to the regional landfill is reduced to a
minimum, with recovery, re-use, recycling and
composting of resources undertaken as standard
practice.

e Ucluelet relies on clean, renewable, and efficient
energy sources.

DISTRICT OF UCLUELET | Official Community Plan 19
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The following are goals (objectives) identified in the recently
adopted Ucluelet mitigation and adaptation plans.

Transportation

Objective 2E — Ucluelet attracts businesses so residents can
access key services close to home.

Objective 2F — Ucluelet residents can safely move around town
by foot, bike, scooter, or other low-carbon transportation modes.

Objective 2G — Ucluelet is connected to the region by reliable
transit and an extended EV charging network.

Objective 2H — Ucluelet residents and visitors can charge
electric vehicles at home, work, and popular destinations.

Buildings

Objective 2| — Ucluelet is connected to the region by reliable
transit and an extended EV charging network.

Objective 2J — Existing residential and commercial buildings
become energy efficient, comfortable, durable, and cheaper to
operate through whole-building energy retrofits.

Objective 2K — Ucluelet transitions away from heating oil by 2030
in favour of renewable sources of heat such as heat pumps.

Waste

Objective 2L — Organic waste is diverted from the landfill due to a
curbside collection program and on-site composting

Objective 2M — Single-use plastics are eliminated in favour of
reusable and biodegradable alternatives.

Leadership

Objective 2N — The District integrates climate action into all
municipal processes.

Objective 20 — The District leads by example by ensuring all
buildings are energy efficient, by transitioning to a low-carbon
fleet, and establishing zero-waste policies for operations and
events.

Objective 2P - The District meets the community’s 80% GHG
reduction and 100% renewable energy targets for its municipal
operations.

Adaptation

Objective 2Q — Strengthen infrastructure resilience and reduce
risk to buildings and property.

Objective 2R — Enhance resilience of ecosystems and protect
natural areas.

Objective 25 — Improve public safety and preparedness to
climate-related events.

DISTRICT OF UCLUELET | Official Community Plan 20
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Greenhouse Gas Targets

Policy 2.13 The District will align its community targets with those
established by the Province of BC in 2018. Using a 2007
baseline, those targets are:

40% GHG reduction by 2030
60% GHG reduction by 2040
80% GHG reduction with 100% renewable energy by 2050

Policies to positively influence the community’s energy use and
GHG emissions are found throughout the OCP, where the plan
covers areas of land use, transportation, infrastructure and
operations.

Part 6 of this plan also discusses GHG reductions and climate
change adaptation policy in detail.

GHG Policies - Land Use and Development
Policy 2.14 Support the walkability and bike-ability of the
community.

Policy 2.15 Require development planning for new areas to
include infrastructure to support electric vehicle charging in
residential, commercial and public places.

Policy 2.16 Support infill development near the Village Square to
create a complete and compact core that is walkable, vibrant
and attractive as a place to live, work and play without the need
for a car.

Policy 2.17 Focus municipal and other government facilities
within this compact core.

Policy 2.18 Support re-development to enhance Peninsula Road
as the District’s primary corridor, to promote the introduction of

local transit service (and higher transit frequencies than is
possible with lower density development), including a potential

transit connection between Tofino and Ucluelet, as well as Port

Alberni.

DISTRICT OF UCLUELET | Official Community Plan
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GHG Policies - Transportation
Policy 2.19 Encourage pedestrian and bicycle facilities as part of
all new development projects.

Policy 2.20 Expand infrastructure to support vehicle and cycling
electrification in public places, businesses and residences.

Policy 2.21 Encourage and support regional organizations to
convert their fleets to Zero Emission Vehicles.

Policy 2.22 Convert all light-duty vehicles to zero-emission
vehicles in municipal operations including the integration of e-
bikes where possible.

Policy 2.23 Expand the Wild Pacific Trail network as
opportunities arise.

Policy 2.24 Work with other local communities to establish more
frequent regional transit connections, including to Tofino, First
Nations communities, the Tofino airport, and Port Alberni.

Policy 2.25 Encourage BC Transit to create local transit routes to
serve most destinations within the community with a high level of
service, and focus development along this transit corridor.

Policy 2.26 Work towards a future multi-modal transportation
centre near the Village Square area to better link the District with
air, water, and transit service providers with local transit, taxi,
walking, and cycling facilities.

Policy 2.27 Provide weather protection at stops for future local
and regional transit buses.

Policy 2.28 Support car-sharing and carpooling within the
community, such as the creation of priority parking stalls for pool
vehicles and/or facilitating a community carpooling database.

Policy 2.29 Support bike-sharing within the community, such as
locating bike share racks within the Village Square area and at
resort locations.

Policy 2.30 Encourage adequate, secure bicycle parking facilities
at major destinations within the District.

Policy 2.31 Pursue opportunities to create bike lanes and multi-
use paths within existing road allowances.

GHG Policies - Buildings

Policy 2.32 Require high-efficiency buildings in new
developments and major renovations of existing buildings, with
an aim to implement the provincial Step Code to raise the bar on
energy efficiency.

Policy 2.33 Promote multi-unit, mixed-use buildings with shared
walls that reduce energy losses.

Policy 2.34 Establish and undertake the work, as necessary, to
refine Flood Construction Levels to ensure new development and
infrastructure avoids the impact of rising sea levels.

Policy 2.35 Support the transition from heating oil to lower-
carbon building heating systems.

GHG Policies - Public Infrastructure and Facilities
Policy 2.36 Review municipal infrastructure and assets for
vulnerability to rising sea levels and increased storm events.

Policy 2.37 Establish policies that focus light energy only onto
areas where illumination is required and restrict the spillover of
light to the night sky and intrusion into adjacent properties.
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Policy 2.38 Implement external lighting technologies that reduce
energy consumption including a shift to LED lighting for all
District and BC Hydro streetlighting

Policy 2.39 Where feasible, strive to design new public facilities
with leading edge energy technologies that demonstrate
leadership and provide local examples that can be applied to
private sector buildings and facilities.

DISTRICT OF UCLUELET | Official Community Plan
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GHG Policies - Renewable Energy

Policy 2.40 Support the development of 100% renewable energy
systems including a variety of energy sources, including
biomass, solar voltaic, solar hot water, geothermal and sewer
and wastewater heat recovery sources.

Policy 2.41 Maximise energy efficiency through district energy
and heat recovery from industrial or commercial sources.

Policy 2.42 Explore the feasibility of renewable District Energy
systems including potential pilot projects demonstrating
technologies such as geothermal, tidal and wave energy.

GHG Poalicies - Solid Waste and Waste Management
Policy 2.43 To reduce energy and emissions associated with
waste management, the District will consider enhancing
programs to reduce waste, recycle and reuse waste where
possible aiming for a goal of zero waste.

Policy 2.44 Work with the regional district to explore
opportunities to promote individual or collective composting
systems to reduce methane emissions from organic waste.

Policy 2.45 — Implement a single-use plastics bylaw in favour of
reusable and biodegradable alternatives.

GHG Policies - Awareness, Education and Outreach

Policy 2.46 Distribute information on measures and incentives
that individuals and businesses can take to reduce GHGs on the
District’s web site and public mailings, tax notices, etc.

Policy 2.47 Regularly communicate information on the issue of
climate change and GHG reduction measures at public facilities,
meetings and through electronic sources.

Policy 2.48 Support the sustainability goals of Tourism Ucluelet
including their adopted 2020 strategy statement: “By 2023
Tourism Ucluelet will lead Ucluelet's vibrant and sustainable
tourism industry through industry collaboration, responsible and
authentic promotion, visitor and community education, support
for community priorities and accountability in our operations.”
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Climate Adaptation - Policies
Policy 2.49 Address vulnerabilities to electrical distribution
infrastructure.

Policy 2.50 Conduct flood risk mapping for sea level rise and use
results to communicate and manage risks.

Policy 2.51 Assess vulnerabilities of the Highway 4 transportation
link.

Policy 2.52 Study current water systems and explore resiliency
measures to make the existing water system more resilient.

Policy 2.53 Create an Invasive Species Action Plan.

Policy 2.54 Support local activities to maintain wild fish stocks
and habitat.

Policy 2.55Develop a Biodiversity Network Plan to ensure priority
ecosystems are protected in municipal land-use planning bylaws.

Policy 2.56 Through the Integrated Stormwater Management
Plan, create bylaws, policies or plans to protect habitats.

Policy 2.57 Complete Emergency Operations Centre (EOC)
training and update EOC to continue to be prepared for extreme
events.

Policy 2.58 Participate in a region-wide climate change dialogue
and planning process with municipalities, First Nations, Parks
Canada and BC Parks to expand and integrate the Ucluelet
Climate Change Adaptation Plan into future projects.

Actions Plans — Mitigation and Adaptation Plans
Policy 2.59 Implement the Clean Energy for the Safe Harbour
District of Ucluelet 100% Renewable Enerqy Plan (2019).

Policy 2.60 Implement the Ucluelet Climate Change Adaptation
Plan.

Policy 2.61 Report to Council annually on the progress of
mitigation and adaptation efforts in the Annual Report.

Policy 2.62 By 2022, achieve Milestone 5 for Community and
Corporate emissions in the Federation of Canadian Municipalities
(FCM) Partners for Climate Protection (PCP) milestones
program.
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Parks, Trails and Open Space

Our Goals:

A connected and legible parks and trails network which
supports:

e active, healthy and connected ways of living

e an unparalleled experience of the natural and cultural
landscapes of the Ucluth Peninsula

o the further development and diversification of the
town’s economy

The parks, trails and open spaces within the District of Ucluelet
contribute to the unique character and sense of place which
defines our community. The parks network includes nature
parks, community parks, neighbourhood parks, trails, beach
accesses, greenbelts and road edges.

Key parks, trails and open spaces in Ucluelet are identified on
Schedule C: Parks and Trails Network.

Objective 2T Recognize, enhance and protect key areas for
biodiversity and sensitive marine, terrestrial, and riparian
ecosystems within the parks and trails network.

Objective 2U Build on the success of the Wild Pacific Trail and
expand the experience of this unique ribbon of the coastal
landscape, ultimately connecting beyond the municipal border to
Pacific Rim National Park Reserve.

Objective 2V Anticipate growth in the community and tourism
sector, and respond by expanding the parks and trails network to
meet the needs and demands of residents and visitors.

Objective 2W Provide a diverse, inclusive range of activities and
experiences among the parks and trails network, accessed and
enjoyed by people of all ages and abilities.

Objective 2X Develop a municipal network of parks, trails and
open spaces designed, constructed and maintained to strike a
balance between:

e maximum experience for citizens and visitors

e infrastructure affordable to our small-town tax base

e appropriate “Ukee” character which reflects our west
coast setting
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PARKS

The 2013 Parks and Recreation Master Plan (PRMP) identifies a
number of strategies to guide the future of the municipal parks
and recreation functions. The following policies incorporate the
recommendations of the PRMP:

Policy 2.63 Park land dedication and acquisition is a key strategy
in conserving the District’s natural areas and ecosystems.

Policy 2.64 Existing parks and trails are to be maintained and
protected for public use and environmental preservation.

Policy 2.65 When acquiring new park land, facilities, or trails
include the operational and maintenance costs in long-term
financial planning and budgeting.

Policy 2.66 Budget for the continued maintenance and
replacement of parks equipment and assets.

Policy 2.67 Review and set standards for signage, access and
site furnishings at trailheads, trail connections and beach
accesses.

Policy 2.68 Develop an integrated plan for improving and
connecting public open spaces and pathways.

DISTRICT OF UCLUELET | Official Community Plan
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Policy 2.69 The priorities for new parks & trails projects are:

improve sidewalks, pathways and connected public
realm areas in the vicinity of the Village Square

extend the Wild Pacific Trail as shown on Schedule C
create and extend the Safe Harbour Trail as shown on
Schedule C

create a connected pedestrian route along the Small
Craft Harbour connecting to the Village Square
improve the Coast to Coast Connection between the
Village Square and Big Beach

improve accessible, safe viewing opportunities and re-
purpose the Lightkeeper’'s House at Amphitrite Point
improve signage and wayfinding to identify pathways, key
locations and public facilities

Future parks & trails projects could include:

new parks in the former Forest Reserve areas

improved public access to harbor via end-of-road parks
hard sports surface / fieldhouse / concession / foodbank /
emergency staging area at Tugwell Field

a new park and perimeter trail on Hyphocus Island

a Japanese Memorial Garden

a new park near the terminus of Peninsula Road
additional active recreation facilities (e.qg., frisbee golf
course, fitness trail, etc.)

a community boathouse supporting opportunities for
kayak / canoe / row / sail programs

explore feasibility of alternative energy (geothermal / tidal
/ wave) outdoor pool and/or hot pool

TRAILS

Visitors and residents alike experience Ucluelet by moving
through the landscape of the peninsula on a network of world-
class trails. This expanding network is the result of the vision,
commitment and hard work of the community. The trails serve
as a public amenity and also as an economic driver — bringing
visitors to the community and enticing them to return. Continued
expansion and improvement of the trail network will be key to
achieving the goals of this plan.

Wild Pacific Trail
Objective 2Y A continuous Wild Pacific Trail following the
exposed outer shore along the length of the peninsula.

Policy 2.70 As development extends into former Forest Reserve
lands, it is the District’s aim to see the Wild Pacific Trail extend
along the entire shoreline of the municipality.

Policy 2.71 Explore with property owners, the Alberni Clayoquot
Regional District and the Yuutu?it?ath First Nation the opportunity
to extend the Wild Pacific Trail northward beyond the municipal
boundary to connect with the Pacific Rim National Park Reserve.

Policy 2.72 Trails created in new development areas should be
located in a network of dedicated public land (highway or park
dedication) of sufficient width to maintain the character and
experience of the landscape for both trail users and neighbours.
Creating public access through statutory rights-of-way over
private land should be seen as a next-best solution to be used
only in extenuating circumstances.

Policy 2.72.a Seek opportunities (for example with any future
development proposal on adjacent lands) to connect a
pedestrian trail from the north end of Little Beach up to the Wild
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Pacific Trial where it parallels Marine Drive. The trail should
follow natural riparian corridors in this area, where possible.

Safe Harbour Trail

Objective 2Z A continuous Safe Harbour Trail following the shore
of the Ucluelet Inlet wherever possible and, where interrupted by
existing residential or marine commercial activities, connecting
seamlessly with town pathways.

Policy 2.73 Use existing and new rights-of-way to create new
sections of trail along the shoreline of Spring Cove, Hyphocus
Island, the Inner Boat Basin and Olsen Bay.

Policy 2.74 As development extends northward along the inlet,
create a connected Safe Harbour Trail along the shoreline
wherever possible.

Policy 2.75 Make pedestrian pathway connections and
improvements a priority in the vicinity of the Village Square and
extending outward along Peninsula Road and Matterson Drive.
Once sections of sufficiently safe and connected pathways are
linked, identify and promote these sections to form a walking tour
connecting the Village Square to the Inner Boat Basin, Imperial
Lane, Big Beach and other parts of town.

Regional Trails
Objective 2AA A connected network of trails linking Ucluelet with
the broader regional landscape.

Policy 2.76 Support the Alberni Clayoquot Regional District area
‘C’ OCP policy of developing the West Coast Telegraph Trail
connecting Ucluelet to Toquart Bay.

Policy 2.77 Support regional efforts to create a seamless Multi-
Use Pathway traversing the west coast, and continue to maintain
(through updated servicing agreement) the section of pathway
between the Ucluelet municipal boundary and the Pacific Rim
National Park Reserve.
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OPEN SPACE & GREENBELTS

Significant areas of public land are found on the edges of roads
(legally termed areas of “highway” dedication). Some are
maintained as more manicured boulevards while many are less
formal, containing ditches, natural vegetation and sometimes
trails. These spaces provide green space and also important
habitat and movement corridors for birds, insects and other
wildlife.

Policy 2.78 Minimise driveway cuts and pavement within public
highways to the areas necessary for safe pedestrian and vehicle
movements and parking.

Policy 2.79 Develop a program for planting street trees in the

vicinity of the village centre, with Peninsula Road being a priority.

Policy 2.80 Develop a program and budget for gradually
upgrading public access to the ocean (physical or visual)
wherever possible, including the undeveloped road ends of
Matterson Drive, Alder Street and Norah Street.
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Transportation and Movement

By land, Provincial highway #4 connects Ucluelet and the Ucluth
Peninsula to the eastern side of Vancouver Island. The Tofino-
Ucluelet Airport, located approximately 24km to the northeast
within the Pacific Rim National Park Reserve, serves people
traveling by private and commercial airplanes.

The Francis Barkley provides marine passenger and cargo ferry
service from Port Alberni to Ucluelet Harbour. Canada Customs
Service provides customs clearance in the harbour for marine
visitors.

People travel to and within Ucluelet predominantly by car.
Transportation is a key factor of how residents and visitors
experience community life and the landscape.

Transportation is a key policy area from a broader community
planning perspective, as the greatest component of the District’s
greenhouse gas emissions with the best potential for GHG
reductions.

The 2011 Transportation Plan concludes that additional vehicle
capacity is not required on District roads for the foreseeable
future, recommending that capital projects be focused on safety
upgrades and strategic improvements to pedestrian and cycling
infrastructure.

The eventual extension of Marine Drive to create a parallel
collector route will be pursued as development occurs on the
former Forest Reserve lands.

Ucluelet’s long narrow peninsula has contributed to an
accessible walking environment as one can walk to most places
in the community in approximately 15 minutes. The relatively

short distances between the Village Square, most retail services,
the Community Centre and beaches (within one kilometre of
most homes) fosters walking and cycling throughout the
community.

Given the unigue outdoor setting of this area, walking and cycling
will continue to be encouraged and supported, and will be a
significant component of future transportation improvements
within the District.

Recognising that Ucluelet is a small town with limited financial
capacity for capital improvements, construction of new sidewalks
and extension of the multi-use pathway will be prioritised with a
focus on key functional requirements, such as circulation within
the Village Square, and access to schools and the Community
Centre with their associated recreation, culture and sports
activities.
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Our Goals:

o People rely less on fossil-fueled private automobiles

e People enjoy more and safer walking and cycling on an
expanded network of active transportation pathways
and facilities

e Harbour facilities protect the marine environment while
providing even better access and support for both
commercial and recreational boat traffic

Objective 2BB Develop a transportation network which enables
people to move throughout the community safely, conveniently
and beautifully.

Objective 2CC Prioritise transportation infrastructure needs and
capital spending to maximise value for local residents,
businesses and visitors.

Objective 2DD In order to reduce GHG emissions, encourage
active and electric forms of transportation as a viable and routine
alternative to the private automobile.

Objective 2EE Develop a network of safe bicycle and pedestrian
routes throughout the District;

Objective 2FF Integrate transportation and land use
management to help sustain a compact and walkable
community.

Objective 2GG Create a safe and efficient transportation system
for the movement of people and goods within the District.

GENERAL TRANSPORTATION NETWORK

Policy 2.81 Given that road capacities are sufficient for the
foreseeable future, shift attention from roads and road capacity
to prioritise pedestrians and cycling.

Policy 2.82 Promote mobility opportunities which minimise
greenhouse gas emissions.

Policy 2.83 Within the 5-year Financial Plan, prioritise
transportation needs while recognising funding constraints and
managing expectations.

Policy 2.84 Incorporate low impact design principles and
minimise paved cross-sections in an updated Subdivision and
Development Servicing Standards bylaw.

Policy 2.85 When reviewing development applications consider
low-impact street standards, which could include narrower travel
lanes, parking bays/pull-outs, low design speeds (tighter radii,
steeper curves and some sight line restrictions) and heavily
landscaped boulevards.

Policy 2.86 Initiate a 30 km/hour speed limit on Peninsula Road
and Matterson Drive.

Policy 2.87 Ensure new development improves connections to
Peninsula Road and the Pacific Rim Highway as the District’s
primary corridor, to promote improved local and regional transit
service.

Policy 2.88 As the former Forestry Reserve lands develop,
extend Marine Drive to the northwest to provide a secondary
parallel route along the length of the Peninsula. A connected
network and enhanced access for emergency services is a
community priority.
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Policy 2.89 Acquiring the ability to extend Marine Drive, by
dedication of sufficient public highway, is a community priority
and may be pursued ahead of the construction or development
of adjacent public lands.

NETWORK IMPROVEMENTS - VILLAGE CENTRE

Policy 2.90 Ensure that safe, barrier-free access for all is
provided in the design and modification of new streets,
sidewalks, and pathways.

Policy 2.91 Partnering with the Ministry of Transportation and
Infrastructure where possible, complete a detailed roadway and
intersection design for streets in the village core to develop
“shovel ready” streetscape segments in preparation for future
capital budgeting and grant opportunities.

Policy 2.92 As identified in the Parks and Recreation Master
Plan, complete a detailed review and prioritised plan for
improvements to the parks, pedestrian walkways and open
spaces in the vicinity of the Village Square for consideration in
the 5-year financial plan.

Policy 2.93 Include landscaped boulevards, traffic calming
measures and continuous pedestrian pathways on Peninsula
Road and Main Street.

Policy 2.94 Pursue streetscape improvements on Main Street
down to the Government Wharf, i.e. move parked cars away
from the existing sidewalk and formalise parking through line
painting and signage;

Policy 2.95 Upgrade Peninsula Road in phases in the following
sequence:

e Main Street to Bay Street

e Bay Street to Lyche Road

e Lyche Road to Seaplane Base Road
e Seaplane Base Road to Forbes Road
e Main Street to Marine Drive
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Policy 2.96 Improve the efficiency, safety and on-street parking
opportunities of Peninsula Road in the long term by:

e reducing the number of access points by sharing between
adjoining property owners wherever possible

e reducing the width of access points to 6 metres

e removing as many driveway access points to Peninsula Road
as practical

Policy 2.97 As development occurs, connect Cedar Road to
Lyche Road.

Policy 2.98 Maximise on-street parking through street
improvements on Cedar Road, Helen Road and Larch Street.

Policy 2.99 Explore phase 2 improvements to the newly acquired
Cedar Road visitor hub to link air, water, and transit services with
local transit, taxi, walking, and cycling facilities.

MARINE TRANSPORTATION

Policy 2.100 Support the Harbour Authority in providing
improved public access for commercial and recreational use of
the Ucluelet Harbour and surrounding marine areas.

Policy 2.101 Encourage the Harbour Authority to continually
improve the environmental performance of its operations, and to
encourage mariners to respect and protect the marine
environment.

Policy 2.102 Improve options for boat trailer parking near the
ramp at Seaplane Base Road.

Policy 2.103 Recognise the need for safe and environmentally
responsible marine fueling services which support the local
economy. Ensure existing marine fuel services are zoned
appropriately.

Policy 2.104 Recognise the contribution marine services
industries make to the local economy and ensure existing marine
service businesses are zoned appropriately.

Policy 2.105 Explore the feasibility of establishing a regular water
taxi service between key points on both sides of the Ucluelet
Inlet.

Policy 2.106 Explore opportunities to improve public access to
the ocean via District-owned lands.
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PEOPLE ON FOOT

Our Goals:

The District endorses the following pedestrian charter:

Ucluelet recognises that walking is a key indicator of a
healthy, efficient, socially inclusive and sustainable
community

Ucluelet acknowledges universal rights of people to be
able to walk safely and to enjoy high quality public
spaces at any time

Ucluelet strongly supports community design and the
provision of adequate infrastructure and facilities that
foster safe, convenient, direct and comfortable
pedestrian travel

Ucluelet is committed to reducing physical, social,
safety and institutional barriers that limit walking activity

Policy 2.107 Prioritise pedestrian improvements which provide
safe routes to the schools and the Ucluelet Community Centre.

Policy 2.108 Update the subdivision and development standards
to require construction of appropriate vehicle, pedestrian and
bicycle facilities as part of all new development projects.

Policy 2.109 Focus pedestrian and cycling improvements along
Peninsula Road, Matterson Drive and Marine Drive, as shown on
Schedule B: Transportation Network.

Policy 2.110 Develop a prioritised plan for pedestrian
improvements in the Village Square area and links to other parts
of the community to maximise the comfort and safety of
residents, and so that a safe and legible Walking Tour can be
offered to visitors.
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PEOPLE ON BICYCLES
Policy 2.111 Work to implement the bicycle route network as
shown on Schedule B: Transportation Network

Policy 2.112 Support the development of recreational walkways
and/or multi-use trails throughout the municipality, providing links
between major park and open space areas. These walkways
may be off-road or adjacent to roadways, and generally follow
the alignment of the trail system shown on Schedule C.

Policy 2.113 Ensure adequate, secure bicycle parking facilities at
major destinations within the District.

Policy 2.114 Support extension of the paved multi-use trail to
Tofino, in partnership with the District of Tofino, Parks Canada,
the Alberni Clayoquot Regional District, local First Nations and
other agencies.

Policy 2.115 Encourage local efforts to expand mountain biking
trails, access and mapping in the vicinity of Ucluelet, including
lands in the Barkley Community Forest.

PEOPLE ON TRANSIT
Policy 2.116 Identify priority locations for improved bus stop
facilities including weather protection.

Policy 2.117 Advocate with BC Transit for service connecting the
entire community, spanning the length of the peninsula to the
Amphitrite Point lighthouse.

Policy 2.118 Work with other local communities, BC Transit and
Tofino Bus Services to establish higher frequency regional transit
services including Tofino, the airport, and Port Alberni.

PEOPLE IN AUTOMOBILES
Policy 2.119 Include electric vehicle charging facilities at
municipal parking lots, where feasible.

Policy 2.120 Support car-sharing and carpooling within the
community, such as the creation of priority parking stalls for pool
vehicles and/or facilitating a community carpooling database.

Policy 2.121 Explore overnight visitor parking solutions for people
using Ucluelet as a launching point for marine tours.

Policy 2.122 |dentify and provide directional signage to
appropriate seasonal RV parking locations in the vicinity of the
Village Square.

Policy 2.123 Discuss with the School District options for
permitting time-limited RV parking at the Elementary and High
Schools during the summer months.
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PEOPLE MOVING FISH

Policy 2.124 Recognising the value provided by truck delivery
and hauling services, aim to ensure safe use of District roads by
all road users while enabling appropriate truck access.

Policy 2.125 Explore alternatives to improve truck movements
and pedestrian safety in the vicinity of the Village Square.

Policy 2.126 While recognising the need for short-term truck
staging on Alder Street to access the active marine industries on
Eber Road, work to improve road surface and pedestrian safety
in this area.

Policy 2.127 Encourage truck staging and storage on
appropriately zoned light industrial lands.
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Community Health, Safety and Wellbeing

Our Goals:

¢ athriving community of healthy, active, engaged citizens of all ages

e aresilient and prepared community of neighbours who help one another

e avibrant cultural scene — inclusive of all cultures and walks of life

e equitable access to a variety of recreation and lifelong learning
opportunities

FIRE AND EMERGENCY SERVICES

Fire and Emergency Services supports and maintains a community emergency
management system through mitigation, preparedness, response and recovery initiatives
for emergencies and disasters.

The Ucluelet Volunteer Fire Brigade has been providing fire protection services for the
community for over 70 years. Each year the UVFB responds to an average of 110
callouts for fire, motor vehicle accidents and medical first responder calls.

The Emergency Support Services team is responsible for coordinating efforts to provide
shelter, food, clothing, transportation, medical services and reunification services to
victims of emergencies and disasters.

Ucluelet and the entire west coast of Vancouver Island are isolated. Road access is via
Highway # 4, a difficult road to travel under normal conditions. As a result, the District
will consider local responses to emergency situations and not rely on Highway # 4 or
Peninsula Road to evacuate the community elsewhere.

A tsunami triggered by a local earthquake could reach Ucluelet within 10 — 15 minutes;
therefore emergency personnel will not have sufficient time to warn residents of the
impending danger. The District will work to raise awareness of immediate evacuation
plans, which should consider evacuation routes to areas of high ground.

The Ucluelet Emergency
Network (UEN) utilises a “four
pillar” approach of mitigation,
preparedness, response and
recovery.

The UEN is a multi-jurisdictional
committee that consists of
representatives from:

BC Ambulance Service
Canadian Rangers

District of Ucluelet

Emergency Support Services
Pacific Rim National Park
Royal Canadian Mounted Police
Royal Canadian Marine Search
and Rescue

School District 70

Toquaht Nation

Ucluelet Volunteer Fire Brigade
West Coast Inland Search and
Rescue

Yuutu?ifPath (Ucluelet First
Nation)
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The areas identified as high ground in Ucluelet are:

e High School and associated fields;

e Tugwell fields;

e Top of Hyphocus island;

e Upper parts of Millstream; and

¢ High points on Reef Point and Coast Guard Roads.

Objective 3A Support, recognise and celebrate the contributions
made by the members of the Ucluelet Volunteer Fire Brigade and
other community organizations.

Objective 3B Increase community capacity to respond to
emergencies.

Policy 3.1 Complete a community risk assessment and identify
current and future needs for emergency services.

Policy 3.2 Analyse future growth potential and infrastructure
needs to ensure the community can sustain and afford the
necessary emergency and infrastructure services.

Policy 3.3 Provide emergency services facilities, equipment and
resources that are adequate and affordable for the size of the
local and visitor populations.

Policy 3.4 Identify and prioritise any infrastructure gaps which
could affect the ability to respond to emergencies.

Policy 3.5 Explore opportunities for efficiency and funding of a
combined new community safety facility (i.e., serving fire,
ambulance, police).

Policy 3.6 Work with neighbouring communities to maximise
efficiency and capacity for providing appropriate regional

emergency services, by exploring opportunities for shared
services and/or servicing agreements.

Policy 3.7 Support the Ucluelet Emergency Network’s efforts to
continuously improve community training, awareness and
preparedness for emergency events.

Policy 3.8 Support regular practice including evacuation drills
utilizing the existing road network and facilities within the
community.

Policy 3.9 Improve tsunami evacuation route signage for prone
areas, directing people to the closest high ground area.
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COMMUNITY SAFETY

The municipal Building Inspection, Bylaw Enforcement and
Business Licencing functions ensure that land uses, building
construction and activities in the community are conducted in
ways which are safe, equitable and respectful of potential
impacts on neighbours.

These functions, in coordination with the level of service provided
by local Fire and Emergency Services, also affect land values
and insurance rates within the community.

Objective 3C Ensure all buildings within the municipality meet the
minimum health and safety standards set by the BC Building
Code to ensure they are safe for their intended use.

Objective 3D Ensure the use of land and buildings within the
municipality complies with provincial and municipal standards, in
order to lower risks to the community, protect the environment
and ensure the safety of first responders.

Objective 3E Ensure land uses and business activities protect
the environment, respect neighbours and foster a positive
welcoming impression among residents and visitors.

Policy 3.10 Implement a system of appropriate regular fire
inspections tailored to building uses, community capacity and
level of risk.

Policy 3.11 Provide a thorough and efficient system of building
permitting and inspections.

Policy 3.12 Provide an efficient and equitable system of business
licensing, and explore opportunities to promote licensed
businesses through a local business registry.

Policy 3.13 Foster increased awareness and local knowledge of
building and fire safety codes, standards and bylaws through
such means as providing permit checklists, application guides
and educational opportunities.

Policy 3.14 Develop a municipal bylaw enforcement policy to
clearly communicate expectations and priorities for the
monitoring and enforcement of bylaws to ensure community
health, safety, wellbeing and positive visitor experience.

Policy 3.15 Regularly review municipal policies and bylaws with
an aim to minimise regulation to only that which is necessary to
achieve community objectives of maintaining health, safety,
wellbeing, protection of the environment and reducing situations
of conflict and nuisance.
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HEALTH AND WELLBEING
Ucluelet residents are served locally by the Tofino General
Hospital and the Ucluelet Medical Clinic.

More comprehensive, extended medical care is available in Port
Alberni and Nanaimo. A range of massage, chiropractic,
physiotherapy and other health-related services are also
available in Ucluelet and Tofino.

Health and fitness classes are provided by local private providers
and at the Ucluelet Community Centre — all supporting active
lifestyles and community health.

Objective 3F Foster improved local health resources serving all
citizens, including vulnerable populations.

Objective 3G Provide inclusive and equitable municipal services
and recreation programs.

Objective 3H Pursue the five goals from the “pathways to
wellbeing” by the Canada Parks and Recreation Association to
foster:

e active living

e inclusion and access

e connecting people and nature
e supportive environments

e recreation capacity

Objective 3l provide the best in recreation, tourism and parks
services to positively affect the overall health and well-being of
the community.

Objective 3J Provide inclusive opportunities for quality
recreational services, community events, conferences,

workshops, and gatherings through outstanding programs,
facilities and customer service.

Objective 3K Work to make District programs, services and
events more accessible, following the recommendations of the
Age-Friendly Action Plan.

Policy 3.16 Support efforts to retain and improve local medical
facilities, specialist options and improve transportation options to
out-of-town medical services.

Policy 3.17 Support the expansion of convenient and affordable
transportation options to access medical and other essential
services for people of all ages and abilities.

Policy 3.18 Design and improve public facilities and spaces to be
inclusive. Make accessible design a priority for major facilities
within the walkable core of town (i.e., between the community
centre and the Village Square).

Policy 3.19 Continuously look for opportunities to improve
access to community buildings and programs.

Policy 3.20 Look for opportunities to improve access to public
washroom facilities in strategic locations.

Policy 3.21 Improve the pedestrian environment with a priority
emphasis on sidewalks, crosswalks, seating, lighting and visibility
in the vicinity of the Village Square and UCC.

Policy 3.22 Develop and maintain all-ages accessible facilities,
trails and/or viewpoints in appropriate key locations within the
parks and trails network.
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Policy 3.23 Explore avenues to better communicate
opportunities for all members of the public to participate in civic
events, programs, services and discussions.

RECREATION

The District operates the Ucluelet Community Centre (UCC) as
the hub of recreation programs, civic engagement, cultural and
special events. This gathering place has been developed with
the goal of offering something of value to everyone in the
community.

The Ucluelet Parks and Recreation Master Plan and Age Friendly
Action Plan guide the continual re-evaluation of District facilities
and programs, to provide program excellence and high
participation by community members and visitors.

Objective 3L Continually evaluate and adjust to meet the needs
of the community through recreation programs, Arts and Culture
initiatives and event support.

Objective 3M Continue to invest in and present the District’s
diverse arts and heritage mosaic.

Objective 3N Continue to evaluate trends in facility use,
community needs and resources necessary to serve the
interests of a diverse population.

Objective 30 Deliver and support excellent services in
partnership with aligned organizations, including the School
District, non-profit organizations and the private sector.

Objective 3P Ensure that recreation programs, cultural activities
and special events remain relevant and responsive to the needs
and interest of Ucluelet area residents.

Policy 3.24 Continue to undertake a comprehensive assessment
of recreation and cultural programs and special events.

Policy 3.25 Support and celebrate the strong local spirit of
volunteerism by fostering connections to volunteer opportunities,
and by celebrating and recognizing volunteer contributions.

Policy 3.26 Review the grant-in-aid policy to provide an
appropriate level of support to organizations providing services
to the community.

Policy 3.27 Continue to use the UCC as the inclusive focal point
for delivering universal programs for people of all ages and
abilities.

Policy 3.28 Provide space and support for programs provided by
other community agencies including:

o West Coast Community Resources Society
e Ucluelet Children’s Daycare Centre
e Vancouver Island Regional Library
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FOOD SECURITY
Objective 3Q Residents have access to healthy food and
opportunities to grow, harvest and buy local food.

Policy 3.29 Encourage and support opportunities for direct
seafood sales at appropriate facilities in the Harbour.

Policy 3.30 Support community gardens on appropriate public
lands.

Policy 3.31 Encourage opportunities for food production and
gathering on appropriate lands in the Barkley Community Forest.

Policy 3.32 Support appropriate wildlife-smart organic waste
composting.

Policy 3.33 Support the implementation of the Coastal
Addendum to the Alberni Agriculture Plan.

Policy 3.34 Identify, build and maintain food storage and
processing facilities which can serve to provide duplicate
capacity in case of community emergencies (e.g., food bank,
UCC kitchen, schools, etc.).

Policy 3.35 Explore the feasibility of a combined fieldhouse,
emergency muster station and foodbank at Tugwell Field.

Policy 3.36 Explore opportunities for teaching food growing,
preparation and preserving within educational and recreation
programs, including after-school kids’ programs.
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HERITAGE AND CULTURE

Heritage and Cultural Conservation

The Ucluth Peninsula has been inhabited for thousands of years
by the Yuutu?it?ath (Ucluelet First Nation). There are numerous
culturally significant sites located within the District.

There is a legal and moral obligation to conserve these sites and
materials. Archaeological sites are managed under the provincial
Heritage Conservation Act. This Act provides for the protection
and conservation of British Columbia’s archaeological resources.
Under the legislation, archaeological sites are protected whether
their location is documented or not.

Cultural heritage resources are different than archaeological
sites, and are also of significant value. These sites will often lack
the physical evidence of human-made artefacts or structures,
but will retain cultural significance to one or more living groups of
people.

Examples include such things as ritual bathing pools and
resource gathering sites. Effective implementation will require a
positive working relationship between the Yuutu?if?ath and the
District.

The Yuutu?if?ath Government has provided archaeological and
cultural potential mapping which highlights areas considered to
be of very high archaeological potential (see Map 3); this
includes the marine foreshore and all areas 150m inland around
the shore of the Ucluth Peninsula, plus old-growth forest
ecosystems.

Known affectionately by locals as “Ukee,” Ucluelet’s rich history
is commemorated today in place names, local events and built
environments. A number of sites are recognised as having
heritage value, including:

e St. Aidan on the Hill church site at Main Street and Peninsula
Road

e Plank roads and boardwalks that once connected parts of
the community (and recalled in signage installed by the
Ucluelet and Area Historical Society along portions of the
Wild Pacific Trail)

e Japanese community post-war settlement at Spring Cove
and other locations

e Seaplane Base Road and Recreation Hall area

o George Fraser property, gardens and farm south of
Peninsula Road

e Imperial Lane and the Whiskey Dock

Ucluelet boasts a vibrant artistic community, being home to
many artists and cultural events. In addition to showcasing the
area’s culture, history and natural wonders, these events provide
important social gatherings for residents and draw large
numbers of visitors.

Heritage and culture together form a strong part of Ucluelet’s
identity and also generate tourism and other economic
development opportunities.

Objective 3R To preserve archaeological, historical and cultural
features.

Objective 3S To identify areas of the Ucluth Peninsula with major
potential for archaeological and cultural sites.
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Objective 3T To celebrate the local culture of the Ucluelet
community.

Policy 3.37 Develop, in partnership with the Yuutu?it?ath
Government, a protocol for referral and input on development
proposals within the areas of high archaeological and cultural
potential identified on Map 4.

Policy 3.38 Develop, in partnership with the Yuutu?it?ath
Government, a joint Heritage Alteration Permit and protocol /
servicing agreement for archaeological and cultural guidance on
municipal works and operations within the areas of high
archaeological and cultural potential identified on Map 4.

Policy 3.39 Work with the Yuutu?it?ath First Nation, the Heritage
Conservation Branch and local historians to identify
archaeological and cultural sites, features and place names.

Policy 3.40 Work with local historians and the Heritage
Conservation Branch to locate, identify and record all significant
heritage and cultural features and sites.

Policy 3.41 Development proposals will be reviewed in relation to
existing and possible archaeological sites, and where sites are
apparent, the owner will be notified of their responsibility for
complying with the requirements of the provincial Heritage
Conservation Branch.

Policy 3.42 Support the documentation and build awareness of
heritage places (natural or cultural), buildings, artefacts and
landscapes in the community.

Policy 3.43 Seek First Nations’ input on District heritage and
cultural matters and events.

Policy 3.44 Invite input from the Yuutu?if?ath on the use of
traditional names in areas of significance to the indigenous
community, and to find opportunities to highlight the Nuu-chah-
nulth language where appropriate.

Policy 3.45 Roughly half of the existing street names in Ucluelet
are nouns; invite input from the Yuutu?if?ath on Nuu-chah-nulth
translations of these names, and explore opportunities for a
bilingual street sign program.

Policy 3.46 Work with property owners through the Development
Permit process to encourage building and site design that
reflects Ucluelet’s west coast and fishing village heritage.

Policy 3.47 Facilitate the provision of gathering spaces
throughout the community, with particular emphasis on the
Village Square and the Community Centre.

Policy 3.48 Support the Ucluelet and Area Historical Society in
planning for a future museum and/or venues for historical cultural
displays and archives.

Policy 3.49 Support heritage preservation and stewardship of
District-owned heritage resources.

Policy 3.50 Encourage the preservation of privately-owned
heritage properties and consider incentives for heritage
conservation, by means such as zoning bonuses through
Heritage Revitalisation Agreement.

Policy 3.51 Identify and connect places of historical significance
as part of the future Ucluelet walking tour;

Policy 3.52 Support community cultural events that celebrate
and build cultural experiences for residents and visitors and
foster further understanding and connection to this place.
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Policy 3.53 Surfing is good.

Policy 3.54 Artwork illustrating this document was generously
provided by local artists Katsumi Kimoto and Marla Thirsk. To
seek illustrations for future updates to this plan, the District will
issue a broad call for submissions by local citizens and artists to
“draw your community”.

Land Use, Housing and Managed Growth

LAND USE CATEGORIES

To put the guiding principles of this OCP into effect, the
long-range land use for all areas of the municipality have
been designated as shown on Schedule A, “Long-Range
Land Use Plan”. Descriptions of each land use designation
are summarised below. Note that current land uses and
zoning may differ from the long-range designation for any
given property. Over time, as properties redevelop the
zoning and use of the land should align with the designated
uses noted in this plan.

Also note the District may consider requests to down-zone
properties to recognize existing non-conforming land uses
(brought about by past blanket rezonings), without
triggering an amendment of this OCP even if the existing /
interim use does not match the long-range uses anticipated
on Schedule A.

Commercial

Village Square Commercial
This designation applies to the village square and includes a
broad range of mixed uses.

These may include retail uses, offices, restaurants, tourist
accommodation, financial, cultural and community services, and
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multi-family residential (e.g. apartments and residential units
above retail stores).

Compact, high density, mixed-use buildings which respect the
existing character of the neighbourhood are encouraged

Service Commercial

This designation generally applies to portions of Peninsula Road
between Forbes Road and Bay Street. It includes uses such as
motels, restaurants, personal and retail services, service stations
and automobile repair.

Tourist Commercial

This designation includes visitor accommodation (e.g. hotels,
motels, hostels, guesthouses), marinas and other supporting
uses such as kayak and bike rentals.

Long-term residential uses in the vicinity of the centre of town is
supported, therefore a mix of residential uses, including

employee housing, may also be included in the zoning of areas
designated Tourist Commercial in this location.

Neighbourhood Commercial
This designation applies to individual lots or small commercial
nodes providing small-scale commercial services compatible
with surrounding land uses and primarily serving lands within
convenient walking distance.

Parks and Open Space

This land use designation applies to the District’s parks,
playgrounds, trail network and green spaces. This includes
nature parks, community parks, neighbourhood parks, trails and
greenbelts. Lands with this designation may also include a
variety of public institutional uses such as the Coast Guard
facilities at Amphitrite Point, water towers, the Ucluelet
Community Centre, etc., which are compatible with the
surrounding public park context.

Note that the Schedule ‘A Longe-Range Land Use Plan may
indicate Parks and Open Space designation across areas of
private land; these generally indicate areas with high habitat
values, flood potential and/or potential for pathway connections.
This may indicate where there are existing rights-of-way, or
where desired open space areas should be considered and
could be determined in detail at the time of future development
approvals.

Single-Family Residential

This designation includes detached single-family homes and
duplexes. Single-family properties may include secondary suites,
accessory dwelling units, home occupations and guest
accommodation.
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Some small-scale multi-family land uses exist within single-family
neighbourhoods. Further small-scale development of multi-
family uses - which demonstrate how they fit within the
neighbourhood context specific to their location - may also be
approved within these areas without amendment of this OCP

Multi-Family Residential

This designation includes multi-family residential housing of
medium to high-density. This includes row houses, cluster
housing, townhouses and apartment buildings.

This designation may also include small-lot single-family
subdivision or cluster developments which achieve similar
densities.
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Industrial

Light Industrial

This designation provides for a variety of light and medium
industrial uses, such as food processing and wood-based
manufacturing industries, including service commercial and light
industrial uses. This designation applies to lands along Forbes
Road.

Marine Industrial

This designation applies to the upland side of commercial marine
properties and provides for a variety of water-dependent and
supportive light and medium industrial uses, such as fish
processing and unloading, ice plants, marine repair and
manufacturing industries, marine fuel services and other marine
light industrial uses.

This designation generally applies to lands with existing marine
infrastructure fronting the harbour.

Public Institutional

This designation includes community and institutional uses, such
as schools, libraries, recreation areas, health facilities, supportive
housing, policing and emergency services, municipal buildings
and facilities (e.g. the sewage lagoon on Hyphocus Island) and
religious institutions. This category also includes lands
supporting public utilities such as electrical and data
transmission networks.

Water Areas

Water Lots
This designation applies to all areas of current and anticipated
foreshore leases as designated in Schedule A.

Uses are subject to future review but may include docks,
moorage of fishing vessels, loading/unloading of marine vessels,
fish processing and support industry, tourist and recreation
facilities including marinas and boat launches, marine residential,
environmental protection, utilities and log storage.

Small Craft Harbour

These foreshore leases are held by the Department of Fisheries
and Oceans and are managed by the District. A range of
activities are permitted, including private boat moorage and
other recreational pursuits, commercial fishing and guiding
enterprises.

Marine Conservation

This designation applies to marine areas intended for
conservation and transient recreational uses only; expansion of
foreshore tenures and long-term vessel moorage are not
supported within the Marine Conservation areas.
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Village Square and Commercial Core

Village Square

The Ucluelet Village Square area is the heart of the community
and Ucluelet’s main gathering and shopping destination. Itis a
compact area comprised of those lands within an approximate
five-minute walk (500 metre radius) of Main Street and Peninsula
Road.

The Village Square area is oriented toward the waterfront
acknowledging the critical role the harbour continues to play in
the community’s identity and prosperity. Access and views to
the water are a community priority.

As the main commercial and mixed-use area of Ucluelet, the
Village Square area is a welcoming place for community
members and visitors alike.

Other designations also located within the core area of Ucluelet
include Institutional, Multi-Family Residential, Residential and
Parks and Open Space.

The Village Square designation contains the broadest range of
services and land uses in the District. This includes retail,
professional offices, health care, administrative, financial, tourist
accommodation and supporting uses, cultural and community
services and residential.

Marine Industrial uses that require access to the harbour are also

permitted in key locations, including the UHS fish plant.

Service commercial uses (e.g. gas stations and other similar
uses oriented toward the automobile) are located outside of the
Village Square in order to maintain its strong pedestrian focus.

The Village Square provides for multi-family residential options in
and around the core. This housing is located in mixed-use
buildings and expands the community’s affordable housing
choices.

The Village Square has the community’s highest densities and
building forms, yet is designed to respect views and existing
character. It is appealing and safe for pedestrians of all ages.

The architectural style and urban design of the Village Square
reflects Ucluelet’s unique history and coastal context. High
quality urban design enhances the public realm and the
pedestrian environment. Village Square uses are designed to
transition sensitively to adjoining areas.
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Village Square Policies:

Policy 3.55 The area bounded by the Harbour, Bay Street, Larch
Road and Otter Street is to be designated as the Village Square.
This area is also designated as the Village Square Development
Permit Area for form and character (see Schedule ‘F’ for form
and character DP mapping and Section 6 Implementation for
details of the DP designation, applicability and guidelines.)

Policy 3.56 New retail, service and office development shall be
concentrated in the Village Square designation to maximise
pedestrian access for employees and customers and maintain
the vitality of the village core.

Policy 3.57 Tourist accommodation (e.g. boutique hotels) and
supporting uses are encouraged (e.g. eating and drinking
establishments) to locate in the Village Square designation.

Policy 3.58 The District of Ucluelet continues to recognise the
importance of the harbour to the District’s economy by
designating employment uses that require access to the water
(e.g. fish plant, boat repair) to locate within the Village Square
area. Such uses shall be sensitively integrated into the
community.

Policy 3.59 Encourage residential growth within the Village
Square designation in the form of apartments and residential
over commercial to provide for greater housing diversity and
affordability.

Policy 3.60 Properties fronting Main Street must be mixed-use,
with residential above commercial uses, or standalone
commercial; stand-alone multi-family may be permitted within
other areas of the Village Square designation. Arrange vehicular

access in a way that gives priority to pedestrian and cyclist
comfort and safety.

Policy 3.61 Cultural and institutional uses are permitted within
and adjacent to the Village Square designation, to support the
mixed-use, cultural heart of the community. This is the preferred
location for a District Museum. The acquisition of key properties
by the District, or other public agency, may be required to
establish more cultural and heritage uses in the Village Square.

Policy 3.62The District encourages Canada Post to maintain the
community post office within the Village Square area.

Policy 3.63 Emphasize the Village Square as the focal point for
commercial and socio-economic activity in Ucluelet.

Policy 3.64 Main Street Dock is a key public gathering place in
the community. It provides public access to the waterfront that is
safe and accessible.

Main Street Dock may be framed by buildings and contain uses
that fit within the mixed-use vision of the Village Square (e.g.
cultural, recreation, commercial) and provide interest and variety
to the area.

Policy 3.65 Enhance and improve public access to the water by
encouraging access or viewpoints within all new developments
that are adjacent to the water, including those adjacent to water
lots.

Policy 3.66 Enhance and improve the network of public open
spaces and trails that connect and cross the Village Square.
Specific network improvements and elements include:

e enhance existing parks including Municipal Hall Park (e.g.
reducing pavement) and Waterfront Park
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retain outdoor open space along Peninsula Road (e.g.
existing patio northeast of the intersection of Main Street and
Peninsula Road) in order to provide overlook and views to the
Harbour

explore creation or acquisition of new public open space
opportunities where feasible (e.g. including the informal
green space along Cedar Road on the existing fish plant site)
require and formalise mid-block pedestrian connections in
large block areas (e.g. north side of Peninsula Road,
between Bay and Main Streets)

develop a walking tour that connects the Village Square to
the Inner Boat Basin, Imperial Lane and other parts of town,
to create a continuous pedestrian link with the Safe Harbour
Trail (see Schedule ‘C’)

encourage the provision of cycling end-of trip facilities, such
as bike parking

explore options for a connection between Lyche and Cedar
Roads. This connection is desirable, and the location can be
flexible to accommodate existing uses and future
redevelopment of the parcel.

Policy 3.67 Support the operating fish plant and associated
industry; consider opportunities such as guided tours through the
fish plants, a museum to showcase the industry and sports
fishing opportunities;

Policy 3.68 Village Square Pedestrian Walkway Improvements —
work to improve the following sidewalk and pathway segments in
the following prioritised list:

stair / ramp at corner of Main Street and Helen Road
pedestrian walkway on Fraser Lane
reconstruct municipal hall parking entrance and tot lot

pedestrian walkway on Helen Road: Main to Matterson
pedestrian walkway on north side of Peninsula Road: Main to
Bay

pedestrian walkway on Cedar Road: Main to Bay
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Commercial

Ucluelet’s business community provides a range of commercial
facilities and services for the convenience of residents and
visitors.

Commercial uses strengthen the municipal tax base, provide
employment opportunities and accommodate the twin pillars of
Ucluelet’'s economy; fishing and tourism.

Commercial land uses are also recognised for their contribution
to a complete community through the provision of services and
shopping close to home.

The broadest mix of commercial uses (including offices and retail
stores) is permitted in the Village Square. As the community’s
main gathering place and with the highest residential densities,
the Village Square is the main working and shopping destination
in Ucluelet.

Commercial uses are also permitted in other parts of the
community. Automobile-oriented uses (e.g. service stations and
building supply establishments) are permitted primarily along
Peninsula Road in the Service Commercial designation.

Commercial uses oriented toward tourist accommodation are
located in Tourist Commercial designations. This hierarchy of
commercial designations supports a compact and vibrant Village
Square, while accommodating other needed services in the
community.

General Commercial Policies:

Policy 3.69 Support a hierarchy of commercial uses that
supports the Village Square as the location for most commercial
and retail uses, while meeting the full range of residents’ and
visitors’ service and shopping needs.

Policy 3.70 Continue to support the work of the Ucluelet
Economic Development Corporation, the Barkley Community
Forest, the Ucluelet Chamber of Commerce and Tourism
Ucluelet, and the formation of partnerships or joint ventures to
diversify the local economy and to generate new sources of
sustainable development and employment.

Policy 3.71 Promote and support locally owned small
businesses, including those oriented to arts and artisans, home
occupation uses, and - where appropriate - bed and breakfasts,
vacation rentals and guest houses.

Policy 3.72 Review permitted uses in all commercial zones,
including the merits of allowing permanent residential uses in the
Tourist Commercial (CS-5) zone in the vicinity of the Village
Square and residential units above service commercial uses
(CS-2 zone).

Policy 3.73 Connect commercial areas to other parts of the
District through multi-use pathways, sidewalks, trails and other
transportation routes. Show commercial areas on the proposed
walking trail tour that connects the Village Square to the Inner
Boat Basin, Imperial Lane and other parts of the District.
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Policy 3.74 Support climate action strategies by:

e |ocating commercial uses within proximity of Peninsula Road,
the District’s primary corridor for development. This will
promote the early introduction of local transit-service and
higher transit frequencies than is possible with lower density
development

e situating commercial areas within walking distance of
potential future transit routes

e supporting home-based businesses that have minimal impact
on neighbouring land uses

e encouraging environment-friendly commercial development,
building energy and efficiency upgrades

e encouraging development in a manner that promotes energy
efficiency. This may include orienting buildings for maximum
solar gain, maximizing glazing, requiring overhangs that
protect from summer sun and rain but allow winter sunlight
in, and providing landscaping that shades in summer and
allows sunlight in during the winter

Service Commercial

Lands designated for Service Commercial uses are generally
located along both sides of Peninsula Road between Forbes
Road and Bay Street.

Service Commercial Policies:

Policy 3.75 Designate properties along Peninsula Road for
service commercial uses to accommodate existing uses as well
as future uses that require automobile-oriented access and
visibility.

Policy 3.76 Accommodate automobile repair uses in the Service
Commercial designation. Consider amending the Zoning Bylaw
to permit automobile service uses (e.g. the repair and servicing
of automobiles and recreational vehicles,) in the Service
Commercial zones (i.e., not within the Village Square).

Policy 3.77 Recognise the strategic location and high visibility of
Peninsula Road and implement high quality urban design for
service commercial uses in the area, as set out in the Peninsula
Road DP Area guidelines.

Policy 3.78 Work with the Ministry of Transportation and
Infrastructure to enhance landscaping along Peninsula Road
through the development process, allocation of capital funds and
other mechanisms (e.g. DCCs and grants).

Policy 3.79 Work with property owners to increase the supply of
visitor parking in commercial areas along Peninsula Road, while
minimizing the number and width of curb cuts crossing the
pedestrian and bike paths.
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Tourist Commercial

Ucluelet’s appeal as a tourist destination for all ages is based
largely on the wide range of recreation opportunities available in
the community. These include hiking the Wild Pacific Trail, sea
kayaking, boating, fishing, surfing and cycling.

The town serves as a gateway to Pacific Rim National Park
Reserve, Clayoquot Sound, Barkley Sound and the Broken
Group Islands. Visitors are able to enjoy Ucluelet’s small town
charm, working harbour, parks, trails and other recreational and
cultural amenities.

The Tourist Commercial designation focuses primarily on
providing for visitors’” accommodation, together with marinas and
other supporting uses, creating areas distinct from residential
neighbourhoods.

Tourist Commercial Policies:
Policy 3.80 Concentrate large scale tourist commercial
developments within the following general areas:

e Reef Point Area
e |nner Boat Basin
e Former Forest Reserve Lands

Policy 3.81 Encourage accommodation types that may not be
provided for in other areas in order to enhance visitor options
and strategically manage supply (e.g. boutique hotels are
encouraged in the Village Square designation, while vacation
rentals, hotel/spas are permitted in the Tourist Commercial
designation.).

Policy 3.82 Allow limited and accessory commercial uses (e.g.
kayak rental) within the Tourist Commercial designation in order
to support a wider range of commercial uses within a compact

and complete Village Square. Limited restaurant uses are
appropriate in the Inner Boat Basin area. Visitors are
encouraged to access offices and retail uses in the Village
Square. Transportation options to the Village Square will include
pedestrian and cycling infrastructure.

Policy 3.83 Encourage the redevelopment of properties fronting
onto Ucluelet Inlet ensuring:

e the provision of public access to the waterfront

e a continuous waterfront walkway connecting the Inner Boat
Basin to the Village Square

e high quality architectural design reflecting the fishing village
heritage of Ucluelet

e the identification, protection and enhancement of view
corridors

¢ the inclusion of natural landscaping

Policy 3.84 Encourage development forms that maximise tree
retention for undeveloped sites.
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Industrial

Ucluelet has developed as a working community, supported by a
strong fishing industry. Fishing and other industrial activities
needing access to the waterfront continue to be important
directions for the future. While forestry perhaps played a more
prominent role in the past, its contribution to the local economy is
ongoing and anticipated to grow with the potential for wood-
based value-added enterprises.

Industrial land use, both water and land-based, provide a solid
foundation for the community’s economic livelihood. Industrial
land use enhances the economic viability of Ucluelet through the
diversification of the local economy and the provision of
employment opportunities. Industrial land provides space for the
supply, storage, distribution and repair functions which support
other “front line” enterprises.

Local industrial land can also support the District’s policies and
actions to reduce greenhouse gas (GHG) emissions and respond
to climate change. This is achieved through the promotion of
innovative and clean industrial uses that are appropriately
located and designed to maximise energy efficiency. Securing
an adequate supply of local industrial land also reduces travel to
access service and supply industries.

The Industrial Designation encompasses two main areas — lands
at Seaplane Base Road and lands along Forbes Road. These two
areas are expected to meet the industrial land needs of the
District for the medium to long term. Uses within the industrial
designation are designed to provide a neighbourly transition to
adjoining non-industrial areas.
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Industrial Policies:
Policy 3.85 Support the protection of the District’s industrial land
base as a vital community and economic asset that can be used
to create significant local employment, property taxes and other
benefits to Ucluelet.

Policy 3.86 Encourage industrial uses that will achieve higher
employment and land use densities.

Policy 3.87 Guide industrial development off Peninsula Road and
into the Forbes Road and Seaplane Base Road areas.

Policy 3.88 Industrial land uses must be compatible with
adjoining land uses (e.qg. industrial / tourist commercial /
residential); use the rezoning process (e.g. siting, layout) to
minimise conflicts.

Policy 3.89 Give priority to industrial uses at the Seaplane Base
Road area that require water access in areas with sufficient
navigational depth (e.g. north side in proximity of existing water
lots).

Policy 3.90 Protect and enhance the sensitive ecosystem
associated with the waters on the west side of the Seaplane
Base road industrial area by maintaining a naturalised shoreline.

Given the site’s unique water access, proximity to industrial and
tourist commercial areas, a comprehensive plan of development
will be required at the time of redevelopment. Public access to
the water will be provided in a manner that is commensurate with
the permitted land uses.

Policy 3.91 Create an employment-intensive area in the Forbes
Road industrial area, while acknowledging the existing mixed-use
nature of the area. Review the range of uses permitted in the

CD-1 (“Eco-Industrial Park™) Zone. Residential uses (e.g.,
employee housing) should only be considered on upper storeys
above appropriate light industrial space. Explore the inclusion of
live/work light industrial uses within this area, particularly on new
lands with light industrial designation to the north of Forbes Road
and off Minato Road.

Policy 3.92 Continue to recognise the importance of the harbour
to the Ucluelet’s economy by allowing industrial uses that require
access to the water to locate within other appropriate
designations (e.g. Village Square, Water Lot and the Small Craft
Harbour).

Policy 3.93 Support the creation of more detailed plan for
Ucluelet’s Harbour, focusing on lands in the vicinity of the Village
Square, existing water lots, and appropriate locations for water-
based industrial uses.

Policy 3.94 Enhance and improve public access to the water in
industrial areas while recognising that the safety and operational
needs of industrial businesses are not to be compromised.

Policy 3.95 Support the fish plant and supporting industry
located within the Village Square designation.

Policy 3.96 Support the long-term presence of the ice plants and
marine service industries located on Eber Road. Recognising the
surrounding residential neighbourhood context, continue to
mitigate conflicts in this area.

Policy 3.97 Support the expansion of the District’s industrial land
base, where appropriate, in a manner that is sensitive to
adjoining land uses and helps to achieve other District
objectives.
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Policy 3.98 Work in partnership with the Ucluelet Economic
Development Corporation (UEDC), the Barkley Community
Forest and the Ucluelet Chamber of Commerce to form
partnerships or joint ventures to diversify the local economy and
to generate new sources of sustainable development and
employment.

Policy 3.99 Continue to support the Village Square as the
location for most commercial and retail uses. Review accessory
retail and office use provisions in industrial zones.

Policy 3.100 Connect industrial areas to other parts of the
District through multi-use pathways, sidewalks, trails and other
transportation routes. Show industrial areas on the proposed
walking trail tour that connects the Village Square to the Inner
Boat Basin, Imperial Lane and other parts of town.

Policy 3.101 Encourage the provision of cycling end-of trip
facilities, such as bike parking, in industrial areas.

Policy 3.102 Provide a safe pedestrian environment to and from
industrial areas and support ability of employees to walk to work
while avoiding conflicts from trucks and vehicles, for instance, by
providing separated sidewalks.

Policy 3.103 Minimise detrimental effects of industrial
development on the natural environment and surrounding areas.
Encourage water conservation, re-use of building materials and
waste products, reduced energy consumption, alternate energy
sources and high air quality and water treatment standards.

Policy 3.104 Strive for a high quality of site and building design in
industrial areas. This may include extensive landscaping and
visual buffers between industrial and non-industrial uses. Explore

the designation of properties fronting Forbes Road as a
development permit area to improve the streetscape over time.

Policy 3.105 Support climate action strategies by providing
infrastructure to support electric vehicle charging and
encouraging the reduction of vehicle trips.

Policy 3.106 Encourage the provision of employee amenities
within industrial developments that support a healthy working
environment. This may include accessory retail uses (e.g.
restaurants, cafes, pharmacy), places to sit, rest or eat, exercise
facilities and connections to multi-use pathways, sidewalks or
trails.

Policy 3.107 Accommodate automobile repair uses in the
industrial designation; consider amending the Zoning Bylaw to
permit automobile service uses (e.g. the repair and servicing of
automobiles and recreational vehicles,) in the light industrial
Zones.

Policy 3.108 There are no significant gravel deposits within the
boundaries of the District of Ucluelet, and no foreseen quarry or
gravel extraction operations. Significant gravel resources are
available within the region, however, including in the adjacent
Area C of the ACRD.
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Institutional

Community and institutional uses in Ucluelet include schools,
libraries, recreation areas, health facilities, policing and
emergency services, municipal buildings, public utilities and
religious institutions.

These places meet many needs: educational, health, spiritual,
and safety. They contribute to the wellbeing of the community
and to a sense of permanence and stability.

The heart of Ucluelet’s civic life is located within the Village
Square. This area contains the District Hall and Waterfront Park,
George Fraser Memorial Park and the Main Street Dock.

A second cluster of institutional uses is located approximately
1.5 kilometres away along Matterson Drive. This cluster includes
Ucluelet Elementary and Senior Secondary Schools, the BMX
Bike Track and school playgrounds, the Ucluelet Community
Centre, including a branch of the Vancouver Island Regional
Library and the adjoining skateboard park and basketball court.

The District recognises that providing cultural and recreation
facilities within close proximity to each other is essential to
creating a complete community and cultivating a dynamic
relationship between the different facilities.

Connections between the two institutional nodes are facilitated
by transportation and infrastructure improvements along Main
Street, Peninsula Road and Matterson Drive. Walking and
cycling between the two areas is encouraged.

Other institutional uses with the community include:

e Recreation Hall on Seaplane Base Road

e Sewage treatment facility on Hyphocus Island

e Forest Glen Seniors Housing (St. Jacques Boulevard)
e Ucluelet Volunteer Fire Brigade;

e Food Bank on the Edge

e (Canada Post community post office

o Army Navy & Air Force Club (Peninsula Road)

e RCMP detachment

e Telus and Hydro facilities

e Water and waste water facilities (reservoirs, pump stations)
e School District 70 (Pacific Rim) facilities

At the time of writing, the Ucluelet Elementary School is receiving
significant seismic upgrades and renovations - including new day
care facilities - and a new Ucluelet Secondary School is under
construction. The school is designed to accommodate future
expansion if necessary. These new and upgraded facilities will
serve the needs of the west coast for the foreseeable future.
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Institutional Policies

Policy 3.109 Support improvements to the Village Square that
increase its attractiveness and enhance its accessibility,
usefulness, and security as a venue for public uses and events.

Improvements may include signage, planting of trees, provision
of street furniture, adding pedestrian and building lighting, public
art, and other aesthetic and functional items that make the
Village Square more desirable to pedestrians.

Policy 3.110 Facilitate improvements, which include sidewalks
and multi-use pathways to Main Street, Peninsula Road and
Matterson Drive to encourage walking and cycling between key
community public spaces.

Policy 3.111 Maintain a close, collaborative relationship with
School District 70 to maximise the use of school facilities and
services for the benefit of the community and to facilitate current
and anticipated school needs.

Policy 3.112 Encourage any future rebuilding of the schools to be
oriented toward Matterson Drive to emphasize the importance of
this intersection, the proximity to the Village Square and the
connecting function that Matterson Drive plays (e.g. connecting
Village Square to key community locations (community centre,
Big Beach).

Policy 3.113 Recognise and support the role of schools as
neighbourhood focal points and social centres.

Policy 3.114 Encourage Canada Post to maintain a location for
the community post office within the Village Square area.

Policy 3.115 a number of federally-owned employee housing lots
are now designated /nstitutionalon the Schedule A Long-Range

Land Use Plan. Create a new institutional Community
Residential zoning designation for these properties, clarifying the
community expectation for their future conversion to a possible
variety of community care, shelter, supportive and/or affordable
housing uses.
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Marine

Small Craft Harbour/ Marine

The jurisdictional boundary for the District of Ucluelet extends
approximately 200 metres (ten surveyor’s chains, or 660 feet)
into the Pacific Ocean surrounding the Ucluth peninsula, as
shown on Schedule A. It is the intent of the District to regulate
uses contained within the water areas to the full extent of its
jurisdiction.

The Harbour (Ucluelet Inlet) has historically and continues to play
an important role in the life and well being of residents in the
District.

Currently a range of activities occur, such as fishing (commercial
and sport), private boat moorage, guides and outfitters and other
recreational pursuits, including launching points for excursions
on the water along the West Coast, particularly the Broken
Group of Islands.

A number of leases of provincial Crown foreshore have been
created over the years. To date, the development of these water
lots has not been regulated by the municipality through tools
such as Development Permit designations.

The calm waters in this natural inlet have provided refuge for
mariners for a long period of time.

The harbour has potential to maintain and promote what makes
Ucluelet a great place — a place that services the fishing and
sport fishing industries, the tourist industry, inspires artists and
photographers and supports daily recreational enjoyment by
many within the community.

The harbour is an asset worth protecting for the future economic
prosperity and livability in the District.
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The water areas of Ucluelet are generally designated as either:

Small Craft Harbour (three public water lots)

Water Lot (primarily privately-held foreshore leases)
Marine Conservation (remaining water areas not in
registered water lots)

In addition to these three designations, several water lots are
designated in conjunction with the adjacent land-based
designation (e.g. Village Square or Residential).

Each registered water lot is inextricably linked to various
adjacent land uses; hence the relationship between land and
water requires careful consideration, which could include parking
needs, water and sewer servicing and visual impacts.

Following the guiding principles of this OCP, the District has
designated environmentally sensitive areas and shoreline habitat
as environmental Development Permit areas. See Schedule E for
DP area mapping and Part 6 Implementation for DP guidelines.

General Policies:
Policy 3.116 Adopt new zoning designations for water areas to
define permitted uses, servicing and parking requirements, etc.

Policy 3.117 Prohibit the following uses in the Water Lot, Small
Craft Harbour and Marine Conservation designations:

¢ Commercial aquaculture
e Boat, vessel or aircraft storage
e Landfills

Policy 3.118 Identify environmentally sensitive areas and protect
marine ecosystems by establishing marine shoreline
Development Permit areas: see Development Permit Area -
Schedule E.

Policy 3.119 Support marine ecology and marine education
facilities within the Harbour.

Policy 3.120 Consider enhancing public access to the District-
leased water lot at the foot of Alder Street, including facilities for
launching canoes and kayaks.

Policy 3.121 Support transient boat moorage provided adequate
sanitation facilities are located nearby.

Policy 3.122 Require all water lot uses to properly treat and
dispose sanitary sewer waste and connect into the District’s
sewer collection system and access District potable water.

Policy 3.123 Develop guidelines for marina and marine-based
commercial DP areas, including requirements for publicly-
accessible vessel sewage pump-out facilities in all marina
operations.

Policy 3.124 Explore new means of generating revenue to fund
Harbour infrastructure.
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Small Craft Harbours

The Small Craft Harbour is owned by the Department of
Fisheries and Oceans, and it is managed by the District. The
Small Craft Harbour manages three water lots. These are:

e | ot 2084, known as the inner harbour
e Lot 1977, known as the outer harbour
e Lot 1877, known as 52 steps

Small Craft Harbour Policies:
Policy 3.125 Ensure the continued viability of the Small Craft
Harbour in Ucluelet through sound management practices;

Policy 3.126 Consider changes to the size and configuration of
the Small Craft Harbour; giving priority to water lots near existing
and proposed industrial areas (e.g. Lot 610 near foot of
Seaplane Base Road);

Policy 3.127 Encourage water-based industrial uses to locate in
the vicinity of Seaplane Base Road.

Water Lot Policies:

Policy 3.128 A comprehensive review of all existing water lots
and the appropriate location of potential marine uses will be
carried out by the District. Possible uses include:

e docks and moorage of fishing vessels

¢ loading and unloading of marine vessels

e fish processing and support industry

e tourist and recreation facilities, including marinas and boat
launches

o float homes

e live-aboards and houseboats

e pier residential housing

e environmental protection

e passive recreation and opportunities to view and experience
the harbour from key locations on land

o Utilities

e log storage

Policy 3.129 The Main Street Dock (Lot 1689), the Whiskey
Dock, is considered appropriate for specific marine uses, such
as net mending, specialty catch off-loading, Francis Barkley
passengers and ferrying, fish markets, and arts, entertainment
and tourist functions.
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Generally vessel off-loading and other heavy industrial uses are
not encouraged at Main Street Dock. Other existing public and
private wharfs within the harbour may be more suitable for such
activities.

Marine Conservation

All water areas located between the shoreline and the District
boundaries, excluding areas designated as water lots, are
designated as “Marine Conservation”.

Marine Conservation Policies:

Policy 3.130 Invite regional partners to participate in developing
a comprehensive “Healthy Inlet / Safe Harbour” management
plan for the Ucluelet Inlet, including:

¢ habitat sensitivity, protection and enhancement;

e co-ordinated approach to cleanup and avoiding future
contamination (sewage, plastics, derelict vessels, etc.);

e coordinated policy for liveaboard moorage and sewage
disposal,

e overview of type, amount and location of landing and
moorage facilities.
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Residential

The Official Community Plan provides a framework to meet the
diverse housing needs of residents in Ucluelet.

Residential land use is permitted in the Village Square, Multi-
Family and Residential designations. Each land use designation
varies in the range and density of permitted housing types.

Generally, the highest density uses (apartments and residential
units above retail stores) are found in the Village Square, with
medium density forms (townhouses) on the edge of the core
area and single family uses located beyond a 400-metre walk of
the Village Square.

The 2016 Census counted a resident population of 1,717 people
in Ucluelet, and a total of 735 occupied private dwellings. This
represents 1.36% annual population growth, or 23 new residents
per year, over the past decade; this could be considered strong,
positive growth. Over the same period, visitor growth and non-
resident home ownership has also expanded considerably.

The advent of on-line advertising and bookings for short-term
vacation rentals is depleting the supply of rental housing
available to long-term residents in Ucluelet (and many other
communities in BC). This is having a negative effect on both
business viability and community well-being.

Over the past few years the District has actively monitored and
enforced its bylaws on short-term vacation rentals. At the time of
writing, approximately 300 vacation rental units are active in the
municipality, many in existing residential neighbourhoods. A
number of long-term rental units — including secondary suites —

have been converted to short-term rentals, displacing this supply
of vital housing stock.

Affordable Housing is defined as:

housing costing 30% or less of annual household
income suitable for households of low and
moderate income, equal to 80% or less than the
median household income in the District of
Ucluelet, as reported by Statistics Canada and as
defined by Canada Mortgage Housing Corporation,
CMHC.

Affordable Housing

Ucluelet attracts a large number of visitors yearly given its
spectacular scenery and opportunities for recreation, including
hiking, cycling, whale watching, kayaking, winter storm watching,
surfing and fishing. As a popular tourist destination, the District
strives to ensure that adequate housing is available for residents,
visitors, and seasonal employees alike.

Ucluelet’s challenges with a lack of affordable housing began to
escalate in 2001 as tourism activity increased. The affordable
housing issue in Ucluelet also has ramifications on other growing
industries and the changing needs of the community.

Other industries are growing in Ucluelet and struggle to house a
local work force. Youth looking to leave home are forced to leave
the community because of escalating housing costs. Seniors
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looking to downsize their accommodation needs are faced with a
shortage of housing supply and increased prices.

Ucluelet also houses many residents who work in the
neighbouring tourism destination of Tofino. This puts added
strain on the existing supply of affordable housing.

Approximately 9% of Ucluelet residents identify as Indigenous
(2016 census). This includes both homeowners and renters.
There are a handful of housing units owned by the Yuutu?it?ath
Government in town, as well as homes owned and operated by
non-profit housing providers.

A combination of strategies that includes smaller lots, secondary
suites, detached accessory dwelling units (e.g. cottages),
seasonal employee housing, inclusionary zoning, and residential
mixed-use development can positively contribute to the
broadening of housing choices and affordability within the District
of Ucluelet, as well as providing for rental housing and a greater
variety of options for seniors.

In April of 2018, the provincial government introduced two new
pieces of legislation affecting how local governments address
housing issues.

Part 14 Division 22 of the Local Government Act now requires
local governments to commission a housing needs assessment,
and update the report every 5 years. It is expected that a
completed assessment report will be a pre-requisite to provincial
grant funding for affordable housing projects.

Section 481.1 of the Local Government Actnow enables local
governments to designate properties in their zoning bylaws
exclusively for rental housing.

In response to the current housing situation, to better understand
the dynamics of the housing market and supply in Ucluelet, and
to enable the municipality to be proactive on balancing the
community housing needs as new development occurs, the
District has adopted the following short-term housing action plan.

Policy 3.131 Short-term Housing Action Plan:

A. continue the program to actively monitor and enforce short-
term rentals

B. commission a community Housing Needs Assessment report

C. identify and explore the feasibility of creating temporary
seasonal employee housing on at least one municipally-
owned property

D. look for opportunities to update inclusionary zoning and
density bonusing, particularly on lands previously designated
as Comprehensive Development under a Master
Development Agreement, to ensure a mix of affordable
housing types are delivered with each phase of new
development in the community

E. amend the zoning bylaw to ensure that the first rental unit on
single-family residential lots is for long-term tenancy, with any
additional short-term rental uses to depend on the continued
existence of the long-term rental

F. amend the zoning bylaw to remove standalone short-term
rental of single-family homes from the VR-2 zoning
designation (completed 2019)

G. explore zoning opportunities for infill of compact, more
affordable units in existing and new neighbourhoods (e.g.,
small lots, rental cottages, etc.)

H. a number of federally-owned employee housing lots are now
designated /nstitutional on the Schedule A Long-Range Land
Use Plan; create a new institutional Community Residential
zoning designation for these properties, clarifying the
community expectation for their continued use as employee
housing or future conversion to a possible variety of
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community care, shelter, supportive and/or affordable
housing uses;

|. explore the use of the new rental zoning powers proposed in
Bill 23

J. explore the use of Development Cost Charges for affordable
housing

K. develop a municipal Affordable Housing Strategy — identifying
the best focus of municipal resources when addressing
housing issues

L. develop a District land and development strategy and
explore the options for an ongoing affordable housing
program

It is expected that these actions will be revisited following
completion of a community Housing Needs Assessment in 2021,
which may result in amendment of this OCP.

Affordable Housing Policies:
Policy 3.132 Increase the number of affordable housing units in
Ucluelet by encouraging mixed land uses in the Village Square,

seniors’ housing, small-lot single family housing, detached
accessory dwelling units (cottages) and secondary suites.

Policy 3.133 Support development of multi-family housing above
retail in the Village Square to encourage a mixed-use core in the
District.

Policy 3.134 Ensure larger developments are required to provide
affordable housing as a portion of each development phase.
Completion of the Land Use Demand Study (underway) and
Housing Needs Assessment (2021) should provide guidance for
the District to adopt targets for percentages of affordable
housing in new developments. As a starting point, target a
minimum of 75% of housing in new developments to be
attainable by Ucluelet resident households.

Policy 3.135 Permit secondary suites in single-family dwellings
with sufficient off-street parking.

Policy 3.136 Encourage the retention and development of
mobile/manufactured home parks with high quality site design,
screening and landscaping.

Policy 3.137 Encourage alternative housing options, including
small lot subdivisions.

Policy 3.138 Zone land using low to moderate densities and use
density bonusing to secure affordable housing in any larger
development.

Policy 3.139 Continue using inclusionary zoning regulations that
require affordable housing in new multi-family developments.

Policy 3.140 Encourage land use and building design which
results in liveable but smaller, more affordable housing units.

DISTRICT OF UCLUELET | Official Community Plan 68

98¥ Jo £6 abed



61219 99n1g 020Z ‘92T ' 0 N MelA g Ue| 4 Anunwwo D [eroly O 1918nd N

Policy 3.141 Continue to encourage developers to provide 15%
to 20% staff housing for employees needed to staff new
developments in tourist commercial developments.

Policy 3.142 Encourage private, non-profit and co-operatively
run housing units.

Policy 3.143 Rezoning applications involving more than five
dwelling units shall provide a statement describing the affordable
housing components achieved by the proposal.

Policy 3.144 The District does not support strata conversion of
previously-occupied rental housing units.

Policy 3.145 Include Indigenous housing needs in the
development of a community Affordable Housing Needs
Assessment.

Policy 3.146 Work with regional First Nations and housing
providers to identify where opportunities may exist to support
and/or partner on meeting all community housing needs.
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Residential — Multi Family

Smaller units in higher density, multi family areas are an
important component of the District’s affordable housing
strategy.

Residential uses within and in close proximity to the Village
Square help create a more vibrant and compact community
where residents can walk to services and amenities.

Multi Family Residential Policies:

Policy 3.147 Encourage the development of multi-family
residential units within an approximate five-minute walk of the
Village Square;

Policy 3.148 Encourage residential development above or below
the first floor in the Village Square and the Service Commercial
Area;

Policy 3.149 Encourage higher density forms of multi-family
development to locate along main roads, including Matterson
Drive and Peninsula Road;

Policy 3.150 Explore the use of coach houses and forms of low-
to medium density multi-family housing that address both street
frontages in the area south of Peninsula Road, between Yew
Street and Matterson Drive; and

Policy 3.151 Encourage the provision of underground or
concealed parking and affordable housing units.

Residential — Single Family
The majority of housing in the District of Ucluelet is made up of
detached single-family homes.

Single Family Residential Policies

Policy 3.152 Continue to acknowledge the role that single-family
housing plays in terms of appeal and lifestyle choice and
encourage sensitive intensification (e.g. smaller lots, secondary
suites, coach houses,) where appropriate.

Policy 3.153 Retain the area along Imperial Lane as single family
and encourage the character of the existing buildings to be
retained during any re-development.

Policy 3.154 Designate those portions of District Lots 281 and
282 that have been developed as low density, single family as
Residential, while acknowledging that the existing zoning in these
areas permits a broad range of land uses.

Policy 3.155 Designate Hyphocus Island as low density rural
reserve, until such time as a comprehensive proposal is received
identifying cluster residential development with significant tree
retention, preservation of the island in its natural state and
dedication of lands for public access, including the high ground
and a perimeter waterfront trail.

This area is not intended for private marina or significant
commercial, tourist commercial or resort development. Some
light industrial uses may be introduced as a compatible transition
between the sewage lagoons and residential areas.

Policy 3.156 Encourage residential development adjacent to
Spring Cove (e.g. former BC Packers site) in ways that maximise
preservation of environmental and cultural values, fit with the
natural setting and extend public access through the Safe
Harbour Trail along the shoreline.

DISTRICT OF UCLUELET | Official Community Plan 70

98¥ JO G6 abed



61219 99n1g 020Z ‘92T ' 0 N MelA g Ue| 4 Anunwwo D [eroly O 1918nd N

Residential — General

General Housing Policies

Policy 3.157 Explore early adoption of more energy-efficient
building construction through the step code and seek industry
input into the impact of implementing such requirements in this
remote market.

Policy 3.158 Explore density bonuses for incorporating energy
efficiency in existing and new buildings.

Policy 3.159 Cluster residential units to preserve natural areas
where possible.

Policy 3.160 Advocate for the development of adaptable housing
standards within the BC Building Code and guidelines for future
development.
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Future Comprehensive Planning Areas

Areas on Schedule A indicated as Future Comprehensive
Planning areas applies to larger lots with development potential,
where it is anticipated that future rezoning, and potentially
subdivision, will occur prior to development. The land uses
shown within these areas indicate the general pattern of
expected land use, but final location and density of uses will be
subject to the future approval processes and detailed analysis of
these sites.

Former Forest Reserve Lands

The Former Forest Reserve Lands cover the largest of Ucluelet’s
undeveloped areas. Special conditions of this vast landscape
include some of the district’s richest forested habitat and the
potential for spectacular residential and commercial
development. Covering roughly half of Ucluelet’s entire land
base, the area is largely unexploited by development. Objectives
of this OCP include protecting the natural qualities that make this
place so special. Protecting the most sensitive and rich features
of this area, and following the built form, character and material
guidelines outlined in this plan, the Former Forest Reserve Lands
will successfully add to the character of Ucluelet.

The coastal environment within this area is characterized by
rocky bluffs and headlands along the exposed western shoreline,
while a gentler rocky coast - along with sensitive marine
wetlands, predominates along the protected eastern shoreline of
Ucluelet inlet. This rugged and wild coast, along with the
extensive forest that carpets the rolling and often steep terrain
contribute immeasurably to the character of the site. There is
therefore a demonstrated need to ensure that development

within this area should be protected from hazardous conditions
and makes adequate provision for fitting itself harmoniously into
the existing natural environment while maintaining a balance
between the need for such protection and development of this
land. The area contains archaeological and cultural uses and
resources which must be understood and considered with any
development plan. Preserving as much of the natural shoreline
condition as possible, as well as the forest and its underlying
shrub layer is critical in maintaining these values. All
development should extend the Wild Pacific Trail and Safe
Harbour Trail, and the network of connecting corridors, that
make their way through the area.

In addition to development being sensitive to significant natural
features worthy of protection, this area is designated for a mix of
uses which will require a high standard of design cohesion to
reflect the natural heritage of the area.

Master Development Agreements were established to guide the
development of the former forest reserve lands. Signed in 2005
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and 2006, these agreements committed the owners to additional
information requirements including native vegetation
management plans, full environmental impact assessments and
archaeological assessments. Development subsequently stalled
and in the intervening years it has become clear that a different
approach may be necessary to enable development of these
sites while retaining the initial vision of promoting the natural
attributes and culture of the community, attracting investment,
tourism and employment opportunities while demonstrating
responsible stewardship of the natural environment.

Land uses on the former forest reserve lands was anticipated to
include:

e single family with a range of lot sizes

o multi-family residential and commercial resort condominiums
e vacation rentals and Guest House lots

o affordable housing

e hotel/spa, motel and staff housing units

e golf course/clubhouse and marina

¢ limited commercial facilities serving the tourist sector

e parks and natural space

o Wild Pacific Trail

The golf course use is no longer considered a viable component
of the plan; a mix of the other uses is indicated on Schedule A.

The Wild Pacific Trail is a crucial, integral component of the
former forest reserve land areas. Amendments to each Master
Development Agreement may be considered without
amendment of the OCP provided the Wild Pacific Trail is not
compromised.

The District may also reconsider the Master Development
Agreement (MDA) approach and revert zoning to a low-density
Rural designation without amendment of the OCP. Future
development could then proceed on application for new zoning
based on the policies in this section and OCP, and the land uses
generally indicated on Schedule A.

Specific policies for the lands included within the Future
Comprehensive Planning areas are noted below:

Policy 3.161 Future development proposals may be considered
under phased development agreements per section 516 of the
Local Government Act.

Policy 3.162 Clear-cutting tracts of land greater than 0.5 hectare
is prohibited; habitat protection and tree retention is to guide and
form the character of the development.

Policy 3.163 A 30-metre wide tree buffer with no development
must be provided along both sides of the Pacific Rim Highway;

Policy 3.164 The layout of the proposed extension of Marine
Drive which runs parallel to the Pacific Rim Highway must
respond to the natural conditions and topography of the land.
Adequate vegetative buffering along the frontage of the road
should also be retained to provide an attractive entrance into the
community. A tree preservation plan should be a major priority
to preserve this spectacular natural environment.
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Policy 3.165 Low-impact design principles should prevail. This
may include limited areas of impermeability, open drainage, high
retention and replacement of natural vegetation, ecological
landscaping, slow traffic speeds and comfortable, auto-tolerant
streets, pedestrian and cyclist connectivity, end-of-trip facilities
(e.g. bike lockers, showers), site and lot grading which follows
existing topography, environmental protection and
enhancement, wide natural buffers and retention of significant
natural features.

Policy 3.166 The Wild Pacific Trail is predominantly a waterfront,
natural pathway. Future subdivision must include sufficient
highway dedication to allow for the continuity of the trail and
vegetated buffer.

The minimum width of the Wild Pacific Trail corridor should be 10
metres, with an average width of at least 15 metres.

Access to the Wild Pacific Trail should be provided at intervals
not exceeding 400 metres. Small parking areas should be
provided at trail heads.

Policy 3.167 Gates, guard houses, and other means of
restricting public access are not permitted.

Policy 3.168 Additional parkland, open space, trails and
affordable and staff housing are some of the features and
amenities that may be secured through agreement, bylaw or
other mechanisms.

General Future Comprehensive Planning Area Policies
Policy 3.169 Public access to the water in all areas is supported,
encouraged and intended to be secured including through
agreement and dedication.

Policy 3.170 The area on Seaplane Base Road, surrounding the
Recreation Hall, is designated for Future Comprehensive
Planning and identified as a potential Industrial expansion area.
Industrial uses that need water access will be considered for this
area.

Policy 3.171 The area on Minato Road north of Peninsula Road is
designated for Future Comprehensive Planning. This area is
envisioned as a residential community with potential for guest
accommodation, with significant tree retention. The shoreline
and marine wetlands of Olsen Bay is recognised as having
important ecosystem values. No development should approach
within 30m of the high water mark of Olsen Bay. A greenbelt
should be maintained along stream corridors and the shoreline.

Policy 3.172 All development proposals are to address and
include measures that mitigate or manage the human-wildlife
interface.

Policy 3.173 Developers are to retain an arborist to examine and
assess the impact of development and any land clearing on
tree/forest cover during subdivision development with the
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intention to retain and protect as many healthy trees or pockets
of forest cover as possible.

Policy 3.174 Hyphocus Island is currently zoned as Rural
Reserve. The zoning of these lands should allow for limited
residential development. This reflects the desired future use as
primarily clustered residential pattern with substantial tree
retention and significant public open space and institutional (i.e.,
sewage treatment) uses. This area is not intended for private
marina or significant tourist commercial or resort development.
Compatible light industrial uses may be considered adjacent to
the sewage treatment plant. The community may consider re-
designation on advancement of a comprehensive plan that
addresses the policies and guidelines of this OCP. The high point
of the island should be considered for its potential for emergency
evacuation (e.g., in conjunction with a future park or open space
at the summit of the island);

Policy 3.175 Francis Island is recognised as the symbolic
entrance to the Harbour. It should not be developed, without
intensive investigation of environmental, hazard and
archaeological considerations. Access to the beach on the island
and a trail around the edge of the Island for recreational
purposes may be further explored.

The Island is zoned as Rural Reserve. Acknowledge the private
ownership of Francis Island by permitting up to one single family
residential dwelling, without secondary suite, B&B, vacation
rental or tourist commercial uses.

Encourage and explore means of preservation, and maximum
tree retention, with limited public access, including as an amenity
for more intensive development of adjacent lands. Potential
acquisition for designation as park land is also supported.

Policy 3.176 The area referred to as District Lot 281 has evolved
into a premier location for tourist commercial development as
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well as single and multi-family homes. Its prominent position next
to Big Beach and its south-west orientation makes this a valuable
and defining neighbourhood requiring attention in the form and
character of developments. The spectacular landscape sloping
gently to the ocean allows impressive vistas for visitors and home
owners alike. A sensitive approach must be exercised to avoid
over-cutting trees at the expense of the area’s natural beauty, for
enjoyment by all residents and visitors, and to protect the natural
environment.

Policy 3.177 For areas of land higher than 20 to 30 metres above
sea level, development, park dedication and public/open space
should be coordinated with the District’'s Emergency Plan when
considering the potential for public vistas, integrated with the
multi-use pathway, trail and road network, as well as muster
areas within a close walk of development areas.

Policy 3.178 All new or additional development, including
campsites with no individual water supply or no individual
sewage disposal facilities, must be connected to the municipal
sanitary sewer system.

Areas of Potential Future Growth

Development of lands designated as “Areas of Potential Future
Growth” on Schedule ‘A’ is considered beyond the scope of this
plan, i.e., beyond the current capacity of municipal services
and/or beyond the year 2050. Amending the OCP to permit
earlier development would require a comprehensive plan
demonstrating the social, economic and environmental case for
servicing and developing those areas.

These areas have zoning designations previously applied, and an
OCP designation does not affect that zoning. However the intent
of this designation is for these areas to be left in a natural state
until comprehensive plans have been accepted for the intended
uses, with timing to be determined.

Policy 3.179 It is not in the public interest to extend services or
approve subdivisions that would create new parcels within areas
designated as “Areas of Potential Future Growth” on Schedule
‘A

DISTRICT OF UCLUELET | Official Community Plan 76

98¥ J0 TOT abed



Page 102 of 486

77

DISTRICT OF UCLUELET | Official Community Plan

Systems

Part Four

U cluelet O fficial C ommunity P lan B ylaw N o . 1236, 2020 Bruce Greig...



61219 99n1g 020Z ‘92T ' 0 N MelA g Ue| 4 Anunwwo D [eroly O 1918nd N

Servicing and Infrastructure

The District maintains a network of municipal roads, sidewalks,
water treatment and distribution, storm drainage, sewer
collection and treatment infrastructure. These are monitored and
maintained to meet a series of federal and provincial standards.
The District plans, develops and maintains these municipal
infrastructure systems to enhance the community’s health, safety
and overall quality of life, and to protect the local environment.

Objective 4A To protect community health and the environment
by developing and maintaining efficient and highly-functioning
water and sewer systems.

Objective 4B To ensure an orderly pattern of utility services and
avoid premature or unnecessary public expenditures on
municipal infrastructure.

Objective 4C To use water resources efficiently to ensure a safe
and reliable supply over the long term.

Objective 4D To adapt municipal infrastructure systems to
remain resilient to the impacts of a changing climate.

Objective 4E To reduce the use of fossil fuels and other
resources in municipal operations through improved efficiency
and conservation.

Objective 4F To adopt an environmentally sound, integrated
stormwater management strategy.

Objective 4G To ensure that the costs of upgraded services are
borne primarily by those who benefit.

Objective 4H To ensure that new development contributes
toward the costs of infrastructure improvements.

Water Supply

The District of Ucluelet has two domestic water sources. The
Lost Shoe Creek Aquifer supply currently consists of four wells
which produce approximately 9,450 m?¥day (at 90% capacity).
Drier summer weather patterns potentially limit this supply, as the
aquifer is drawn down to the level of the deepest well. Active
water licenses also allow the District to draw up to 3,239 m3¥day
from Mercantile Creek; of this approximately 500 m3/day is
allocated to the Ucluelet First Nation. Additional surface water
cannot be taken from this source, to protect the Mercantile
Creek fish habitat resource.

In the medium to long term an alternate source of water will be
needed to support growth and industry within the District. Two
approaches have been identified. The first would require an
additional well at the Lost Shoe Creek Aquifer and/or a new well
located at Mercantile Creek, expanding the current system
capacity. The second approach would develop a new water
supply from Kennedy Lake, identified as a source of sufficient
volume to sustain the entire region. The feasibility, costs and
treatment options have been analysed for the Kennedy Lake
system. Ongoing discussions with regional partners will be key
to determining the ultimate approach to providing a resilient,
healthy source of domestic water to the community.

Water Storage

Water reservoirs are necessary to retain enough water volume

and pressure for fire protection, peak hour water balancing and
emergency storage purposes. The District operates two water
storage reservoirs; one located along the Pacific Rim Highway
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(1,400 m?® of storage) and a second reservoir located off
Matterson Drive behind the schools (1,300 m? of storage) for a
total capacity of 2,700 m?.

There is a current shortfall in recommended storage volume
requirements with the two existing reservoirs to meet fire flow
standards, therefore the District should plan for constructing a
new facility. A new reservoir could be partially funded through
the Development Cost Charge bylaw.

Sanitary Sewer

The District’s wastewater collection system consists of a network
of gravity and forcemain sewers feeding into one of 15 municipal
pump stations. All sewers are pumped through the Helen Road
Pump Station before discharging to the District of Ucluelet’s
Wastewater Treatment facility located on Hyphocus Island.

The wastewater treatment facility is a 3-cell aerated lagoon.
Each cell is lined with a high-density polyethene membrane with
a baffling curtain system which maximizes the retention time of
the effluent water, allowing the system to provide a high degree
of treatment. To expand lagoon capacity into the future, cell # 3
may be expanded and deepened, additional cells may be
constructed if land is secured by the District, and a tertiary
treatment plant may be constructed.

The District’s lagoon system discharges into a marine outfall
system. This outfall is located under Ucluelet Inlet to Alpha
Passage near George Fraser Islands (1,480 metres in length)
and accommodates the treated effluent from the District’s
lagoon. The outfall is sized to also handle untreated waste from
up to three fish processing plants.

Pumping wastewater is expensive to maintain. However it is
unavoidable, due to Ucluelet’s topography. The District is
pursuing strategies to reduce reliance on sewage pumping in the
long term. This may include redirection and extension of specific
collectors and forcemains. Additionally, the District should
carefully evaluate the long-term financial operating costs before
assuming responsibility for future infrastructure as a result of new
development.

Heavier rainfall events in recent years have caused the maximum
daily flows to exceed permit allowances approximately three to
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four times a year. These extraordinary flows are attributable to
high levels of inflow and infiltration (I & I), combined with more

intense storm events. The District has an ongoing program to

identify and address I&l incidents.

Stormwater Management

Situated in a coastal rainforest, Ucluelet is blessed with an
abundance of rainfall (3,300 mm per year of precipitation).
Stormwater collected in pipes and discharged directly to
watercourses or the foreshore creates a potential for erosion and
discharge of contaminants, which can be harmful to fish and the
environment. The existing system in Ucluelet includes a mixture
of pipes and open drainage ditches and swales. Several projects
in Ucluelet have shown rainfall can be collected in gravel filled
trenches and topsoil to dissipate stormwater run-off in a more
natural way into the ground. The District will explore options to
expand this approach, when updating municipal servicing
standards. In addition, the District encourages developers to
retain forest cover during subdivision development (i.e. only clear
what is necessary to construct the infrastructure and roads) and
retain pockets of forest land to the extent possible.

Solid Waste and Recycling

In 2007 the Alberni Clayoquot Regional District (ACRD)
commissioned a Solid Waste Management Plan, which was
endorsed by District Council. The plan’s objectives are to:

Objective 41 Reduce the amount of waste requiring disposal.

Objective 4J Increase the level of recycling activity throughout
the regional district.

Objective 4K Ensure that any residual waste is disposed of in a
manner that protects the environment and social well-being.

In the West Coast Landfill catchment area, waste reduction
targets are based on recycling rates, as the disposal rate may
not be an accurate reflection of progress since it is highly
affected by the annual success of the tourism industry. It is
anticipated that the West Coast Landfill will be the central
delivery area for recyclables collected on the west coast

Currently, there is no suitable local location to dispose of land-
clearing debris and household organic waste. The District
expects to continue to work with the Alberni Clayoquot Regional
District on regional solutions to organic waste recycling.

The 2006 ‘Human-Bear Conflict Management Plan’ guides
consideration of development proposals and necessary actions
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to reduce potential wildlife conflicts. The priority actions identified
in this plan are to bear-proof garbage and food attractants and to
set aside habitat and critical animal corridors as lands are
developed within the District.

Servicing Policies
Policy 4.1 Require developers to pay for the full servicing costs
associated with growth.

Policy 4.2 Commission, and update as necessary, infrastructure
master plans for municipal water, sewer, roads, building facilities,
parks, and integrated stormwater systems.

Policy 4.3 Initiate long-range financial planning to account for
both the costs of replacing aging infrastructure and the expected
expansion of utilities to serve a growing community.

Policy 4.4 Maintain a 5-year capital works plan for the
construction and upgrading of municipal utilities, based on the
infrastructure master plans and long-range financial plan.

Policy 4.5 Adopt updated Subdivision and Development
Servicing Standards to require low-impact development
standards, minimize long-term operational and maintenance
costs, reduce the environmental impact of development, and
provide the network of pedestrian, bicycle and vehicle facilities
shown in this plan.

Policy 4.6 Plan for water conservation as a necessary part of
future development in order to reduce peak demand
requirements and meet funding criteria from Provincial and
Federal governments.

Policy 4.7 Explore options for providing a second barrier water
treatment system for surface water sources, as directed by the
Ministry of Health, if continued use of the Mercantile Creek
source is needed.

Policy 4.8 Plan for the construction of a third water reservoir, to
meet future pressure and capacity needs.

Policy 4.9 Continue an active program to reduce inflow and
infiltration into the sewage system.

Policy 4.10 Continue an active program for detecting leaks and
unauthorized water use.

Policy 4.11 Continue the program to repair, upgrade and install
SCADA on each municipal sewage pump station.

Policy 4.12 Maintain appropriate portable emergency generators
to service key municipal infrastructure during power outages.

Policy 4.13 Investigate the feasibility of retrofitting existing piped
systems, when replacing aging infrastructure, in favor of
alternate practices for accommodating run-off.

Policy 4.14 Develop a program for reviewing the municipal
systems and securing rights-of-way for all utility infrastructure
where presently not secured.

Policy 4.15 Require oil and grease separators to be installed and
maintained for all new or upgraded paved parking lots and
service station properties.

Policy 4.16 Continue to explore the feasibility of the Kennedy
Lake Regional Supply, and seek support from regional partners,
as the long-term secure water source for the west coast.
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Policy 4.17 Work with the Ministry of Environment to update the
municipal sewage discharge permit to reflect the current level of
waste water treatment.

Policy 4.18 Refer major development proposals to the Alberni
Clayoquot Regional District for comments relating to solid waste
and recycling.

Policy 4.19 Encourage community waste reduction and
recycling.

Policy 4.20 Explore options for handling local land-clearing waste
and household organic waste recycling with the ACRD.

Policy 4.21 To reduce energy and emissions associated with
waste management, the District will consider enhancing
programs to reduce waste, recycle and reuse waste where
possible, and promote composting systems that reduce the
amount of methane from organic waste.

Policy 4.22 Encourage the use of sustainable energy systems
and utilities where improved energy efficiency and/or reduced
GHG emissions will result.

Policy 4.23 The number of District-owned and operated sewer
pump stations should be minimised.

Policy 4.24 Encourage the harvesting of waste heat from
industrial, commercial or institutional sources, such as
refrigeration equipment and sewer systems, where practical.

Policy 4.25 Utilize energy-efficient street lighting to reduce
energy use.
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Municipal Finance, Governance and

Operations

A primary task of the municipal organization is to maintain the
business functions which support the community’s local
government.

Taxation, utility billing, infrastructure financing, budgeting,
contracting and seeking grants are all core functions of the
District. Providing timely, accurate information and support
enables good decision making by the elected Council.

Municipal staff are charged with ensuring the District functions
meet legislated requirements and strive to adopt appropriate
best practices to further Council’s strategic directions for the
community.

Clear communication with Ucluelet residents and other agencies
on the ongoing operations, events and functions of the
municipality ensures accountability and transparency in all of the
District’s practices.

Objective 4L To be a healthy, accountable, progressive
organisation that is outstanding in the provision of service to the
public.

Objective 4M Deliver excellent customer service.
Objective 4N Provide best value for money.

Objective 40 Provide right-sized government services and
infrastructure which will be affordable to the community over the
long term.

Objective 4P Strengthen relationships within the community and
with neighbours.

Objective 4Q Provide streamlined services for residents,
businesses and investors in the community.

Policy 4.26 Develop and institute a long-range financial planning
approach which anticipates the costs of developing, operating,
maintaining and replacing municipal infrastructure and assets
over their serviceable lifespan.

Policy 4.27 Commission a long-range land use demand study to
inform infrastructure decisions, development reviews and long-
range budgeting efforts.

Policy 4.28 Assess municipal resources and strategize the
appropriate approaches to most efficiently delivering the level of
service expected by the community.
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The District recognises that information is another piece of key
infrastructure for the community. Land, building, demographic
and business data are important information sources which can
support community functions, economic development and the
work of other agencies.

Policy 4.29 Continue to pursue corporate records management
strategies to develop efficient and resilient information storage
and retrieval systems.

Policy 4.30 Continue to review District methods of internal and
external communication to provide transparency while
maintaining an appropriately efficient allocation of resources and
staff time.

Policy 4.31 Provide educational materials and opportunities for
engaging citizens and expanding awareness, knowledge and
participation in civic functions.
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Economic Development

Ucluelet prides itself as being a working town. The economy has traditionally been based
on the forest, fishing and mining industries up until the nineteen nineties.

Today Ucluelet and Tofino serve a trading population of roughly 4,000 in addition to an
increasingly large number of tourists attracted by the area’s pristine scenic beauty.

The District works with Tourism Ucluelet and the Chamber of Commerce to further
promote the unique attributes of the town, while differentiating the visitor experience
between the west coast communities of Tofino and Ucluelet.

Ucluelet continues to improve its image and appeal to visitors. This is achieved through
promoting the community as a working harbour and drawing attention to the Wild Pacific
Trail, the area’s heritage and cultural values and access to the Broken Group Islands.

A new fiber-optic data network serving Ucluelet supports businesses and individuals who
increasingly live locally but interact with a far-flung network of clients, customers and
suppliers.

Strategic improvements to the public realm in the Village Square area is a priority for
enhancing the safety, comfort and experience of both locals and visitors. These
pathways and gathering places act as the backbone to the community and also support
the further development of the Ucluelet economy.

The District of Ucluelet commissioned an Economic Development Strategy Update in
2017. The study identified strategic directions which are reflected in the following
economic objectives.

It remains important that Ucluelet maintains a diversified economy, so that it does not
concentrate solely on tourism, while retaining its traditional small-town character.

“As of the 2011 National Household
Survey, the concentration of tourism-
based jobs in the Ucluelet area was
about 2.5 times the provincial average.
These are a combination of jobs in
accommodation services, food and
beverage services, recreation,
transportation, retail, and others.

This underlies the importance of tourism
to the Ucluelet economy and is
impressive considering that every
community in the province has at least a
small tourism industry.

But the real outlier in the Ucluelet
economy is the fishing sector. Including
fishing, aquaculture and fish processing,
the concentration of employment in
Ucluelet is 64 times the provincial
average. Fishing jobs are naturally
more concentrated because they are
mostly limited to coastal communities,
but this is still a remarkable result.

About 18% of all jobs with a fixed place
of work in Ucluelet were in fishing, and
this does not include all the various
suppliers to the industry.”"
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Objective 4R Sustain a local economic development structure
and tools.

Objective 4S Invest in Ucluelet’s human potential.

Objective 4T Enhance physical infrastructure for economic
development.

Objective 4U Support and build on the twin pillars of the Ucluelet
economy — harbor-related industries and tourism.

Objective 4V Pursue targeted economic development
opportunities.

The updated Economic Development Strategy identifies the
following strategic polices which the District is pursuing:

Policy 4.32 As part of an overall strategic review of the long-term
demand for municipal resources, assess the level of staffing
and/or financial commitment to economic development.

Policy 4.33 Continue to support a business and employment
retention and expansion (UBERE) program.

Policy 4.34 Communicate Ucluelet’s attributes and opportunities
for economic development.

Policy 4.35 Maintain a collaborative relationship on economic
development projects with Yuutu?it?ath Government and
Toquaht Nation.

Policy 4.36 Continue to support the development of a range of
housing options, including dedicated staff housing if the need
arises.

Policy 4.37 Continue working to improve the municipal water
system.

Policy 4.38 Continue to work with the Department of Fisheries
and Oceans (DFO) and industry to maximise the effectiveness of
the harbor for commercial fishing operations.

Policy 4.39 Support the expansion and diversification of tourism
amenities and attractions.

Policy 4.40 Support ongoing community input into Economic
Development.

Policy 4.41 Continue to support new and expanded post-
secondary education and/or advanced research institutions.

Policy 4.42 Continue to support health service improvements in
Ucluelet and the region.

Policy 4.43 Continue to support programs and events that
enhance Ucluelet’s unique sense of place and high quality of life.

Policy 4.44Explore alternative uses of the Coast Guard lands.

Policy 4.45 Ensure sufficient supply of industrial land is
designated and, when appropriate, serviced for future use.
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Policy 4.46 Support continued improvement to regional
transportation infrastructure.

Policy 4.47 Support the continued operation and expansion of
marine support services.

Policy 4.48 Support the commercial fishing, aquaculture, and
processing sectors in the development of new and higher-value
seafood products.

Policy 4.49 Target technology and energy-related entrepreneurs.

Policy 4.50 Support the expansion of forestry and wood products
manufacturing.

Policy 4.51 Explore marketing synergies among tourism
providers in the west coast region.

Policy 4.52 Support closer ties between local educational
institutions and the business community.

Policy 4.53 Develop a business resource package, including
referral service, to support entrepreneurs and small businesses.

Policy 4.54 Explore the potential to partner with other agencies
to beautify the Highway 4 junction, including undergrounding or
relocating power lines, coordinating (and minimizing) signage,
and installing new landscaped medians befitting the coastal
forest environment. Consider providing maintenance to median
landscaping, should its installation be accepted by the Ministry of
Transportation and Infrastructure.

Policy 4.55 A major draw and economic opportunity lies in the
trails by which visitors experience the beauty of the Ucluth
Peninsula. Approach funding for extension and upgrade to the
Wild Pacific Trail and Safe Harbour Trail equally as an investment

in economic development as well as a recreational amenity for
residents.

Policy 4.56 Capitalize on the growing recognition of Ucluelet as a
prime destination for active recreational pursuits including
surfing, kayaking, sport fishing, hiking and mountain biking.
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Part Five: Schedules & Maps
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These ilustrations are a starting point for community discussion, showing possible outcomes from policy
changes.
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Implementation

As noted in Part 1, this OCP takes a 30-year view, looking ahead
to how the community of Ucluelet will evolve to the year 2050
and beyond.

An Official Community Plan is a statement of objectives and
policies adopted by a local government to guide decisions on
land use planning, land use management and municipal
operations within the area covered by the plan.

The OCP sets out a road map for the community, to let everyone
know where we're headed in the long term. The timing of
individual actions and steps to implement any area of the OCP
depend on future budget discussions, decisions and priorities of
the community’s elected Council.

Written in 2020, this plan is a complete policy document to guide
the community at this point in time, but also acknowledges
specific areas where further work is necessary to adjust or more
clearly define the community direction and priorities.

The following work, some of which is already underway (or
budgeted and scheduled), will allow the District to update this
plan in the near future to provide a true “2020” vision:

e further conversation with indigenous communities;

e priority housing actions including a housing needs
assessment;

e incorporating the results of a long-term land use demand
study;

e review and refinement of environmental development permit
areas;

e consideration of a floodplain bylaw to clarify expectations for
flood construction levels;

e completion of the sewer master plan;

e completion of an integrated stormwater management plan;

e implementing asset management program;

e development of a community monitoring and reporting
process

It is anticipated that the further work noted above could result in
specific amendments to this OCP (e.g., adoption of new and
updated mapping). The OCP is a living document and such
amendments should be seen as a healthy function for an
engaged community. It is generally recommended that a
community review and update its OCP every five to ten years.
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Monitoring

Implementation and monitoring are critical elements to realizing
the goals of an Official Community Plan over the duration of the
plan.

A regular monitoring process will also benefit future updates to
the OCP.

Objective 6A Ensure the OCP is implemented in a timely manner
consistent with the goals, objectives and policies identified
herein.

Objective 6B Monitor the plan and identify any shortcomings or
amendments required to address community-endorsed changes
or needs.

Policy 6.1 Develop a process for monitoring and reporting
progress on the OCP which dovetails with the excellent work of
the Clayoquot Biosphere Trust in producing their regular Vital
Signs report.

Climate Action Monitoring

The District’s Annual Reporting will include a section on Climate
and Energy, which will include progress updates on actions and
indicators in the 2019 Climate Action Plan.

The District will track and report on the 2030 greenhouse gas
emissions reduction target of 40% by 2030 based on 2007
levels, and also report on additional indicators identified in the
Climate Action Plan.

Relationship to Other Plans

The OCP builds on and references a number of other plans.
More detailed background, discussion and analysis can be found
in these plans. The primary recommendations from these inform
the policy statements adopted in this OCP.

e Transportation Plan (2011)

e Economic Development Strategy (2012)
Harbour Plan (2012)

e Parks and Recreation Master Plan (updated 2013)

e Traffic Control Review (2013)

e Age-Friendly Action Plan (2016)

e Economic Development Strategy Update (2017)

e Clean Energy for the Safe Harbour — District of Ucluelet
100% Renewable Energy Plan (2019)

o Community Climate Change Adaptation Plan (2020)

In turn, the direction set by the OCP influences a number of
bylaws enacted by Council. Adoption of a new or updated OCP
is a good catalyst for reviewing and if necessary updating
regulatory bylaws of the municipality. This OCP may influence
minor, or in some cases significant, amendments or replacement
to bylaws such as:

e Annual Budget and 5-year Financial Plan

e Council Procedures Bylaw

e Zoning Bylaw

e Development Application Procedures Bylaw

e Development Cost Charges Bylaw

e Subdivision and Development Servicing Standards Bylaw

A number of these bylaws are long in the tooth, and their review
and update is supported by the policies in this OCP. The
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process, timing and prioritization of this work will be the subject
of strategic planning by Council and annual budget decisions.

Regional Context

The Alberni Clayoquot Regional District has not adopted a
Regional Growth Strategy. A Regional Context Statement is
therefore not required as part of the municipal OCP.
Nevertheless, the municipality is fortunate to have a history of
strong working relationships with nearby jurisdictions and will
benefit from even greater cooperation in the future. Developing
a local Regional Context Statement would provide an opportunity
for continued dialogue and a clear statement of expectations
among neighbours.

The west coast has experienced rapid visitor growth and change
in recent years. Acknowledging that the entire west coast sub-
region overlaps the traditional territories of Nuu-Chah-Nulth
peoples and nations, a co-developed regional strategy for
sustainable development will include consideration of:

= environmental resilience and diversity

= social and cultural resilience for both indigenous and
non-indigenous members of the community

= carrying capacity

» equity and opportunities for the economic development
aspirations of both indigenous and non-indigenous
communities

This may mean throttling back on the amount, and/or adjusting
the types, of development within the municipal boundaries of
Ucluelet and Tofino. At the same time the benefits of keeping
towns compact can include reduced impact on the environment,

efficient service delivery, and achieving the “critical mass” that
can increase community energy, interactions and character.
Developing a strategy to meet the needs of the environment and
the aspirations of all communities will be a balancing act.

This OCP incorporates, as a starting point, plans and policies
directing a slower, lower approach to growth and development -
appropriate to the current context in the west coast region. Map
9 shows the “Low(ish) Growth Scenario” analysis which informed
the plan.

Objective 6C Consider municipal matters in the context of the
whole west coast subregion and be a good neighbour to the
communities of Tofino, First Nations, the Pacific Rim National
Park Reserve and ACRD Electoral Area “C”.

Policy 6.2 In consultation with neighbouring jurisdictions, develop
and adopt a Regional Context Statement for Ucluelet to further
define the long-term role of the community within the west coast
subregion.

Policy 6.3 In partnership with all neighbouring jurisdictions,
develop a regional strategy for sustainable development of the
west coast to meet the needs of the community and protect the
ecology of this special place.

Policy 6.4 Call on the ACRD to implement the policies of the
adopted South Long Beach (Area C) Official Community Plan
Bylaw No. P1166, 2007, to maintain the environmental values
and rural character expressed in the plan.

Policy 6.5 Explore with the ACRD options for expanded services
for the west coast including the role of regional planning and
regional parks to meet the needs of local communities and
visitors.
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Development Permit (DP) Area Designations
and Guidelines

Authority

Section 488(1) of the Local Government Act allows local
governments to designate Development Permit Areas (DPASs) for
one or more of the following purposes:

a) protection of the natural environment, its ecosystems and
biological diversity;

b) protection of development from hazardous conditions;
c) protection of farming;

d) revitalization of an area in which a commercial use is
permitted;

e) establishment of objectives for the form and character of
intensive residential development;

f) establishment of objectives for the form and character of
commercial, industrial or multi-family residential development;

g) in relation to an area in a resort region, establishment of
objectives for the form and character of development in the
resort region;

h) establishment of objectives to promote energy conservation;
i) establishment of objectives to promote water conservation;

j) establishment of objectives to promote the reduction of
greenhouse gas emissions.

The form and character DPAs, the locations of which are
identified on Schedule F, are:

o Village Square (DPAI)
e Peninsula Road (DPA II)
e Industrial (DPA III)

In addition, all lands within the boundaries of Ucluelet are
designated as a Development Permit Area for the regulation of
form and character when being developed for:

e  Multi-Family, Commercial & Mixed-Use (DPA IV)

The environmental DPAs, the locations of which are identified on
Schedule E, are:

o Terrestrial (Mature Forest) (DPA V)
e Streams and Riparian Areas (DPA VI)
e Marine Shorelines (DPA VII)

The hazardous conditions DPAs, the approximate locations of
which are identified on Schedule G, are:

o Steep Slopes (DPA VIII)
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DPA General Guidelines
The following General Guidelines apply to DPAs:

Guideline 1 Where land is subject to more than one DPA
designation, only a single development permit is required and
only one permit fee will be charged. However, the application is
subject to the requirements of all applicable DPAs.

Guideline 2 On existing lots that meet or are less than minimum
lot area standards, the location of which limits the opportunity to
fully meet development permit requirements, the development
permit guidelines should be addressed to the fullest extent within
the constraints of the site and lot.

Guideline 3 The District may consider issuing a development
permit to supplement a bylaw or to set standards in accordance
with Section 490 of the LGA.

Form and Character Development Permit
Areas

Objective: to guide the development of a pedestrian-oriented,
compact and vibrant town which maintains its coastal village
character and does the following: protect important public views,
create buildings at a scale which is comfortable and inviting to
pedestrians, reflect and adapt to the climate and coastal
weather, and acknowledge the heritage of Ucluelet.

Designation: the following Development Permit Areas (DPAs) are
designated under section 488 of the Local Government Actto

control the form and character of the built environment within
Ucluelet, to guide commercial, industrial and multi-family
residential development, and development in the resort region.

The following Development Permit Areas are identified on
Schedule F, Form and Character Development Permit Areas
map:

o Village Square (DPAI)
e Peninsula Road (DPA II)
e Industrial (DPA )

In addition, all lands within the boundaries of Ucluelet are
designated as a Development Permit Area for the regulation of
form and character when being developed for:

o Multi-Family / Commercial / Mixed-Use (DPA V)

Development Permit Area Guidelines specify the District’s
objectives and regulations for each area. All developments within
a designated Development Permit Area require a Development
Permit to be issued by the District.

Development Permit Area Exemptions
The following are exempt from requiring a form and character
Development Permit:

1. construction of a single-family dwelling unit on a property
where single-family dwelling is a principal permitted use
under the property’s designation in the zoning bylaw.

2. development of Institutional buildings and uses -
nevertheless these uses are encouraged to meet the
intent of these guidelines;
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public works undertaken or authorized by the District of
Ucluelet, or provincial or federal agencies;
interior construction or renovations which do not affect
the exterior form and character of a building;
renovations which do not impact the overall appearance
of the exterior of a building. This would include repainting
or refinishing, roof repair, replacement of windows and
doors, replacement of exterior materials that comply with
these guidelines, and replacement or addition of
awnings. To clarify, building alterations such as the
restoration or reconfiguration of a building’s whole
facade, or additions to the front of a building would
require a Development Permit.
an addition to a principal building, provided that:
a. The value of the proposed construction is less
than $75,000; and
b. The proposed construction is located within a
rear yard and conforms to the minimum setback
requirements.
construction of an accessory building or structure
provided that:
a. The value of the proposed construction is less
than $75,000; and
b. The proposed construction is located within a
rear yard and conforms to the minimum setback
requirements.
replacement or alteration of existing signs or canopies or
the construction of new signs and canopies provided
they are in full compliance with the Sign Bylaw or an
existing Development Permit;
new landscaping and/or landscape maintenance which
complies with these design guidelines; and,

10.

construction, building improvements or site
improvements associated with an approved temporary
use permit.

General Guidelines applying to all Form and Character
Development Permit Areas

F1.

F2.

F3.

All development applications need to meet the underlying
objectives for the building design, landscape design,
streetscape and signage (as applicable).

Building design, layout, finish and

colour should be of a high quality

that reflects traditional (e.qg.,

fishing village) or contemporary

West Coast architectural styles;

Larger development should be

broken up into smaller components. The image of any
new larger building should be as a grouping of smaller
pieces. Break up building massing by articulated building
faces, stepping back whole or partial upper floors, and
landscaping to soften the building appearance and
present a human-scale presence at the pedestrian level,
Building frontage design (any building elevation facing a
public street) and associated public realm enhancement
must create an attractive pedestrian environment.
Considerations include:

e FEasily identifiable building entrances;

e Narrow commercial storefronts; and

e Concentrating signage at pedestrian eye level.
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F4.

F5.

Parking shall be located at the rear of lots, if possible,
and screened from street view with either a structure or
landscaping, or where feasible, below

grade;

Parking areas with more than 10

spaces should be broken into smaller

groups, divided by landscaped areas

F9.

Public seating and/or planters integrated into the fagade.

Where adjoining properties have uses of
different intensity (e.g. single family next
to multi-family residential) or different
types (e.g. residential next to commercial)
an appropriate architectural, building and
landscaping transition must be provided:;

and trees; F10. Buildings should provide protection from
F6. Awnings, deep roof overhangs or rain (e.g. awnings, overhangs, canopies);
colonnades should be incorporated into F11. The following exterior materials are encouraged:
buildings to provide weather protection along sidewalks e Wooden posts and beams with visible fastenings;
and at building entrances. These devices must be an e Wood siding, planks, board-and-batten, shakes or
integral part of the overall design; shingles;
F7. On corner sites, buildings must be designed with e Corrugated or standing-seam sheet
consideration for their visual prominence, potential metal;
function as landmarks and their ability to contain and e Weathering steel (e.g., Core-ten),
define streets. Additionally, developments occurring at aluminum, galvanized, zinc, copper or
corner lots must consider their prominence within the other non-reflective architectural metal
streetscape hierarchy and include architectural detailing elements,
or massing which reflects this. All developments located e Finished concrete;
at a corner must occupy that corner on both sides; e Cementitious composite siding (e.g.,
F8. The extensive use of blank Hardi-plank) when detailed to avoid
walls, regardless of the large areas of flat panels; and,
material used, must be e Limited use of brick or local stone.
avoided. The visual impact of F12. As part of the building vernacular, not only of Ucluelet
blank walls should be softened but the BC coast in general, sloped roofs are indicative
by using one or more of the of the climate and weather of the region. Sloped roofs
following: with an angle no less than 30 degrees (7:12 pitch) are
e Architectural details and/or strongly encouraged. Exceptions may be considered
articulated fagade; for flat or curved roofs for significant sites and landmark
e Graphic or artistic illustration; buildings displaying exceptional architectural design;
e Placement of doors and/or windows; and
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F13. Roof materials must be in keeping with the character of F16. As signage contributes to the character and feel of the
Ucluelet. This includes the use of cedar shake and area, it should reflect the artistic, cultural and historical
shingle, asphalt roof tile, standing-seam or corrugated traditions of Ucluelet. Signage must complement the
sheet metal. architecture of the development and be sized

appropriately;

F14. As a major
contributor to the feel
and character of the F17. Exterior illumination of signage (e.g., gooseneck
street, wood — particularly Red Cedar, is the preferred fixtures) is encouraged;
material for exterior cladding. The use of cedar shake F18. Carved or painted wooden signs and individual letters
or shingle applications is especially favoured. Cedar lap are encouraged;
siding and vertical board-and-batten are also preferred. F19. Interior-lit plastic sign panels are not supported;

F20. All exterior mechanical units or equipment, including
roof top units, must be enclosed in a manner that is
attractive and integrated with the overall design;

F21. Landscape plans submitted for a development permit
shall illustrate type, size, and location of proposed
planting, and shall detail all hard and soft landscaping
elements to convey a comprehensive design for the
site;

F15. The use of vinyl siding, stucco, pebble dash or artificial F22. Landscape planting schemes must provide definition
stone is not supported. and clarity within the public realm. Plant material should

be used to:
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F24.

F25.

F26.

F27.

F28.

a. Define the edges of outdoor space such as a café
seating area;

b. Signify a particular spot such as an entrance or
gateway;

c. Highlight pedestrian corridors;

d. Delineate private and semi-private space from
public space;

e. Beautify a streetscape; and,

f.  Soften the transition of adjacent land uses.

F23. Planting should be designed
so that drivers’ sight lines are
maintained at intersections,
maneuvering aisles and parking
lots;
Native trees and plants should be used where
appropriate;
All landscaping shall be provided in accordance with
British Columbia Society of Landscape Architects
/British Columbia Nursery Trade Association landscape
standards;
When laying out new parking areas, integrate
vegetated bioswales to collect and filter stormwater;
Hardscape materials must be of a “non-skid” type and
of durable quality;
Building and site design shall take into account CPTED
(Crime Prevention Through Environmental Design)
principles;

F29.

F30.

F31.

F32.

Site design should show functional, screened areas for
waste and recycling in appropriate wildlife-smart
containers.

All developments shall respect archaeological
resources and comply with all relevant statutes for the
protection thereof;

When locating buildings allow space for the Wild Pacific
Trail, Safe Harbour Trail and Harbour Walk within
vegetated corridors along the coastling, as an
integrated part of the design for properties located on
the waterfront, as shown on Schedule ‘C’ Parks and
Trails Network.

In order to preserve

Ucluelet’s dark skies,

minimize impacts on

adjacent land uses

and avoid

unnecessary impacts

on nocturnal wildlife,

outdoor lighting should be shielded so that all light is
directed towards the ground.

Development Permit Area | (Village Square)

The Village Square Development Permit Area (DPA 1) is
established for the following purposes:

revitalizing an area in which commercial, multi-family and mixed
uses are permitted; and,
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establishing objectives for the form and character of
development in the resort region.

The Village Square DP Area | corresponds to the area
designated as Village Square in the Official Community Plan and
generally surrounds Main Street, Cedar Road, Bay Street and
the section of Peninsula Road in this vicinity, as shown on
Schedule F; Development Permit Areas for Form and Character.
The Village Square is the heart of the community, the site of the
District municipal hall, Aquarium and Village Green. The square
is Ucluelet’'s main gathering and shopping destination. It is a
compact area comprised of those lands within an approximate
five-minute walk of Main Street and Peninsula Road. The Village
Square has the community’s highest densities and built forms,
yet is designed to respect public views and the community
character.

The objectives which justify this designation include assisting in
the revitalization of the Village Square and enhancing and
creating form and character that befits the community’s core
area. Ucluelet is designated a “resort municipality” under
Provincial legislation, and seeks to distinguish itself from nearby
Tofino and other resort regions through its distinctive location,
historical development and local attributes, much of which is

characterized by its core Village Square. The DPA guidelines are

intended to strengthen a high quality and distinct character that
celebrates the community’s history, culture, and natural
landscape. A key strategy of the OCP is to create a vibrant and
mixed-use Village Square by concentrating new retail,

service and office development in the area, complemented by
specific residential uses.

Guidelines

In addition to the General Requirements for Form and Character
DP Areas, the following apply within DP Area I:

F.I.1. Maintaining views of the harbour from Peninsula Road
and Main Street is critical. The height of new buildings
in DPA | must be carefully considered, and the building
mass designed to avoid blocking views of the water
from the public streets.

F.I.2. Assessed on a site-by-site basis, general views to the
harbour are to be maintained along the shoreline and
include those depicted in Figure DPA 1.1 and from the
north side of Peninsula Road. This may be done
through considerations in building massing and height
in key
locations;

Figure DPA 1.7 Important Views - Inlet
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F.l.4.

F.I.5.

F.I.6.

F.L7.

F.1.8.

F.I.3. Developments shall
strive to create openness,
connections, or views to the
waterfront areas through
open spaces or pathways.
New development shall
avoid impeding public
access to the foreshore
beyond private property
boundaries;

New developments should enhance and connect to the
network of adjacent public open spaces, walkways and
trails which connect and cross through the area;
Properties fronting Peninsula Road and Main Street
must be designed to create an eclectic, inviting and
pedestrian-friendly streetscape by carefully considering
scale, massing and character;

New buildings should be sited close (e.g. 0 to 1.5m) to
the property line fronting the street, with parking
located to the side or rear. Covered porches, canopies
or awnings are encouraged.

Some variation in the location of the building frontage
relative to neighbouring buildings is encouraged, which
will preserve the sense of informality and allow for the
creation of useful outdoor areas facing the street.

Zero setbacks from side property lines is supported to
create a continuous pedestrian streetscape. Gaps
between buildings are to be minimized; therefore, avoid

F.1.9.

placing buildings in the middle of open cleared sites.
Shared driveways accessing parking and service areas
at the rear of buildings is encouraged.

The block bound by Peninsula Road to the south,
Cedar Road to the north, Main Street to the east and
Bay Street to the west should be considered for its
long-range redevelopment potential. This centrally
located area is well positioned to become Ucluelet’s
core block, having strong connective qualities to other
central areas. Situated between street-oriented
development, a series of alleys should lead to an
internal system of courtyard and mews type
developments with a mix of uses clustered around
groups of existing trees and central green. Pursue
opportunities for connection and access in this area as
the design of the Cedar Road parking lot / pedestrian
hub is developed:
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The Peninsula Road Development Permit Area (DPA Il), as
shown on Schedule C, is established for the purposes of:

A. revitalizing an area in which commercial, multi-family and
mixed uses are permitted; and,

B. establishing objectives for the form and character of
development in the resort region.

The objectives that justify this designation include:

e assisting in the revitalization of Peninsula Road as the
gateway and main approach into Ucluelet;

e improving the form and character of the area and public
realm as experienced on street and public pathways;

e maintaining and improving the views and experience of
the Inner Harbour from public places, as a key landmark
and focal point to the image of Ucluelet;

F.I1.10. Improve the character of the streetscape adjacent to
the existing Co-op Store by:

¢ Retain and enhance landscaping;

e Explore improved use of the plaza space for pedestrian
and vehicle movements, and visual interest;

¢ Reduce the width of the existing driveway access;

e Screen adjacent parking area to the north; and

¢ Rethink the function and character of the lane on the east
side of the property.

Special conditions that warrant these DPA guidelines include the
emergence of tourism and its related services alongside the
district’s established but changing industrial edge. Efforts to
beautify Ucluelet’s main streets and associated public realm
need not lose sight of the town’s past industrial flavour, but
should become more inviting and accessible.

Development Permit Area Il (Peninsula Road)
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The entrance to town on Peninsula Road and the nearby Inner
Boat Basin is an area of concentrated tourist commercial
development. This means the types of activities that occur here
are attractive to tourists seeking a west-coast fishing village
experience. This includes developments in the form of
hotel/motel or vacation rentals, tourist facilities such as
information centres, galleries and specialty retail stores, but also
marine-related light industrial uses that are attractive to tourists
such as commercial fishermen vending straight off the dock and
boat building/repairs.

Successful marinas and related retail and commercial
developments are natural draws for people. Ucluelet is in a
strong position to capture the vitality of the waterfront by building
welcoming places that evoke the character of coastal life.

Pedestrian connectivity along Peninsula Road and around the
Inner Boat Basin to the rest of central Ucluelet and the Village
Square is extremely important. Having easy walking access that
is both obvious (way-finding) and attractive entices residents and
visitors to stroll. This type of activity engages people to meet and
is good for community spirit; but it is also good for the local
economy as it brings people in contact with those businesses
that rely on pedestrian traffic.

As a key focal point for the District’s image, the form and
character described above needs to translate to the area’s
architecture and associated landscape and public realm.
Attractive quality design which evokes the natural beauty and
history of Ucluelet must be sought to achieve cohesion and
continuity throughout the Inner Boat Basin. Concentrating uses
and offering attractive walking routes along the main roads and
along the water’s edge, is also greatly encouraged.

Development Permit Area
guidelines exist to promote
and manage these
community-led aspirations to
achieve developments of high
quality and character.

Guidelines

In addition to the General Requirements for Form and Character
DP Areas, the following apply within DP Area Il

F.II.1. Views to the harbour
from public streets,
pathways and along
the shoreline, generally
shown on Figure DPA
[1.1, must be retained
by adjusting building
massing and height in
key locations including
the north side of
Peninsula Road;
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Figure DPA II. 7 Important Views - Small Craft Harbour

F.Il.2. A continuous pedestrian pathway should follow the

shoreline, wherever possible, across the entire Inner
Boat Basin. This pathway should continue through and
connect to the Safe Harbour Trail and the Village
Square.

F.I.3. Gaps between buildings are to be minimized; therefore,

avoid placing buildings in the middle of open cleared
sites. Shared driveways accessing parking and service
areas at the rear of buildings is encouraged.

F.AL4.

F.ILS.

F.IL.6.

FALT.

Buildings, structures and roads should be located to
minimize alterations to treed areas and other
environmentally sensitive areas;

Parking should be located at the rear of lots if possible
and screened from street view with either a structure or
landscaping, or where feasible, below grade;

Continuous accessible pedestrian sidewalks, planted
boulevards and bicycle lanes should be provided along
the length of Peninsula Road, on both sides, from
Forbes Road to Marine Drive as shown on Schedules
‘B’and ‘'C’;

Street trees should be used along the entire length of
Peninsula Road, on both sides, thereby creating a
sense of enclosure and cohesion to the street;

DISTRICT OF UCLUELET | Official Community Plan 120

98¥ J0 G7T abed



61219 99n1g 020Z ‘92T ' 0 N MelA g Ue| 4 Anunwwo D [eroly O 1918nd N

Development Permit Area Il (Industrial)

The Industrial Development Permit Area (DPA Il), as shown on
Schedule F, is established for the purposes of:

A. revitalizing an area in which commercial and industrial
uses are permitted; and,

B. establishing objectives for the form and character of
development in the resort region.

The objectives that justify this designation include:

e ensuring that light industrial uses do not detract from the
form and character of the area or experience of the
public realm in the community;

e ensure compatibility between commercial and light
industrial land uses and activities in this area and
adjacent parks, trails, residential and tourist commercial
uses;

e maintaining and improving the views and experience of
the working Harbour, and improve visibility so that people
can experience and appreciate the activities of various
marine industries safely from public places, as a key part
of the image of Ucluelet;

Guidelines
In addition to the General Requirements for Form and Character
DP Areas, the following apply within DP Area lII:

F.III.1. Monolithic structures and long expanses of blank walls
facing the roadway should be avoided;

F.II.2. Landscaped screening strips should be provided:

Along the property edge next to roadways;
o Between parking areas, roadways and buildings;
Between different parking areas; and,

e Between buildings and parking areas.
F.II.3. Wildlife-proof garbage and recycling containers must be
provided for all new developments;

F.II.4. Support service structures such as loading bays, storage
areas and waste bins should be located to minimize
visibility from view of public roads and pathways and/or
screened with walls, planting, solid wooden fencing or a
combination;

F.III.5. New industrial development should be accessed,
wherever possible, from secondary roads;

F.II.6. Transitions between light industrial areas and adjacent
residential or tourist commercial properties should ensure
privacy and avoid the impacts of noise and glare.

F.II.7. New Marine Industrial development should incorporate
sections of the Harbour Walk and Safe Harbour Trail. It is
recognized that continuous pedestrian access along the
waterfront will not be possible in every location, to ensure
the safe operation of marine industries and access to
vessels and machinery; where trails must divert away from
the shoreline provide opportunities for viewing and include
signage to explain marine activities, their history and
economic importance.
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Development Permit Area IV (Multi-Family,
Commercial, and Mixed-Use)

The Multi-Family, Commercial, and Mixed-Use Development
Permit Area (DPA IV) is established for the following purposes:

A. revitalizing an area in which commercial, multi-family and
mixed uses are permitted; and,

B. establishing objectives for the form and character of
development in the resort region.

The natural beauty and rich ecological qualities of this place are
of utmost value to Ucluelet, its residents, and future generations.
It is these qualities — beautiful, natural, and wild — which create
the character residents cherish and people from afar come to
experience. The District’s objective is to make every effort to
preserve and enhance this experience. The primary character-
giving qualities of the area are:

e The immediacy of the ocean and the marine
environment;

e The presence of significant stands of forest, including old-
growth;

e The sights, sounds and smells of a working harbour; and,

o The human-scale, walkable, funky and welcoming village
atmosphere.

These qualities result in a real sense of a town inhabiting a
coastal rainforest “on the edge”.

Two general multi-family residential typologies are anticipated:

Medium Scale — Ground
oriented units usually
having multiple floors and
are attached by way of
shared walls (e.g. duplex,
triplex, terrace housing,
townhouses);

Higher Scale — Units are a
part of a larger multi-
storied shared building
(e.g. apartments), but may
also include townhouses
and coach houses.

Mixed-use developments, particularly including ground-floor
commercial with housing behind and/or above, are also expected
particularly along major roads and in the centre of town.

Objectives include ensuring that new multi-family areas are
compatible and complementary in form and character to
adjacent traditional single-family areas. It is important to establish
suitable regulations to govern this transition. As these housing
types expand in Ucluelet, sensitivity around issues such as scale,
height, and style must be addressed. Generally, higher scale
building forms are encouraged along major roads such as
Peninsula Road, with medium scale building forms providing a
transition to single-family areas.
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Guidelines:

In addition to the General Requirements for Form and Character
DP Areas, the following apply within DP Area IV:

F.IV.1. All buildings, structures and additions thereto must be
designed and coordinated in a comprehensive manner
considering efficient site circulation, the relationship
between buildings, visual impact and design compatibility
with its context;

F.IV.2. Sloped roofs, rather than flat roofs, are preferred;

F.IV.3. Where internal roadways are required, they should
provide efficient circulation, encourage appropriate speed
through physical design, and the pedestrian realm should
be clearly defined by using alternative materials,
landscaping and physical design;

F.IV.4. Buildings or groups of buildings
placed adjacent to a public
street must face that street (or
streets), with each unit having
its own individual and distinct
front entry from the street.
Excessive use of blank walls
must be avoided;

F.IV.5. Higher scale building forms may be located along
Matterson Drive and Peninsula Road. Heights up to 12m
(39 feet) may be permitted;

F.IV.6. Medium scale building forms are preferred in other areas
zoned for multi-family uses, to provide sensitive
transitions to single family areas;

F.IV.7. Where buildings are in very close proximity to the street
or other public realm feature such as a pathway or
courtyard, the finished floor level of that building should
be raised by two feet as a minimum, to aid in privacy;

F.IV.8. Garages and garage doors must not dominate the street-
front fagade of multi-family buildings. All attempts must be
made to accommodate integrated parking at the side or
rear of units. If garage doors mustbe placed at the front
of a building, they should be well integrated and subtle in
appearance;

F.IV.9. Where visitor parking or common parking areas are
required, small groupings of parking stalls interspersed
with tree planting should be employed rather than 1
uninterrupted lot wherever possible. Native plants are
preferred;

F.IV.10. Parking areas that are visible from the street and/or
adjacent to residential buildings should be screened by
substantial landscaping.

F.IV.11.  Areasonable amount of common area must be
included in all multi-family developments in the form of
native landscaping, courtyards or the like;

F.IV.12.  Preserving as much of the natural shoreline condition
as possible, as well as the forest and its underlying shrub
layer is critical to maintaining the character of the
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community. All development must recognise these values
and strive to minimize the adverse effects on the natural
environment development can often bring. The form and
character of buildings should reflect the natural beauty of
the area. This can be achieved through:

F.IV.13. The sensitive siting of
buildings;

F.IV.14. Producing architectural
designs that are naturally inspired;
and,

F.IV.15. Using materials and
building methods that are inherent to the area and its
natural and man-made history.

F.IV.16. New development with areas of high ground in the
District should be designed to
accommodate areas for
evacuation in extraordinary cases
of emergency. Access, parking
areas and parks or other open
space at the highest points
should be designed with thought
to how they could double as
muster points, if needed;

F.IV.17.  Clear-cutting forested sites is prohibited.
Developments must present plans showing tree retention
and measures to ensure protection of existing significant
trees and shrubs, clearly delineated limits of disturbance
during construction, along with new plantings. The plans
shall show pre- and post-development conditions to

prevent over-cutting. Protection of adequate root zone
buffers around retained trees shall be identified by a
qualified professional and shown on the plans;

F.IV.18. Mature Western Red Cedar and Sitka Spruce must be
identified by a qualified arborist and, where they are
determined to be healthy, preserved;

F.IV.19. The siting of new buildings, extensions to existing
buildings as well as campsites and roads etc., must work
sensitively around established existing vegetation and
must be located to minimize alterations to the foreshore
and other environmentally sensitive areas. As part of the
efforts to maintain and
enhance the landscape
character of the area, all
efforts must be made to
retain landscape and
ecological integrity;

F.IV.20.  Minimal blacktop and hardscape paving should be
used for driveways and patio areas, particularly in front
yards. Gravel or grass driveways and wood decks are
preferred;
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F.IV.21.  Architectural form and character must be site-
sensitive to both the physical environment, as well as to
the qualities of natural beauty in the area. Buildings
should work with the natural environment on all levels;

F.IV.22.  All developments must provide robust visual buffers of
parking, loading and service areas by way of retained and
enhanced native vegetation along all boundaries. In the
case of those boundaries fronting the road, reasonable
efforts must be made to retain significant trees and
shrubs between driveways;

F.IV.23.  Wildlife-proof garbage and recycling containers must
be provided for all new developments;

F.IV.24.  All waste bins must located at the rear of buildings or
screened from view of public roads and pathways with
solid wooden fencing.
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Environmental Development Permit Areas

Objective: to guide development and use land wisely to ensure
that the most sensitive environmental features of a site are
protected and ecological functions are not needlessly disturbed
by development activities.

Designation: the following Development Permit Areas (DPAs),
identified on Schedule E, Environmental Development Permit
Areas map, are designated under section 488(1)(a) of the Local
Government Act protection of the natural environment, its
ecosystems and biological diversity):

o Terrestrial (Mature Forest) (DPA V)
e Streams and Riparian Areas (DPA VI)
e Marine Shorelines (DPA VII)

Development Permit Area Guidelines specify the District’s
objectives and regulations for each area.

General Guidelines Applicable to all Environmental DPAs:

E1. For all land lying within an Environmental DP area, an
assessment of the site, its natural features and the
development shall be undertaken and a report prepared
by a Qualified Environmental Professional (QEP) shall be
submitted with the DP application;

E2. The QEP report must contain any records listed in the BC
Conservation Data Centre and must include data
obtained from a search of the Ministry of Environment’s
BC Species and Ecosystems Explorer for the categories

“plants and animals” and “Ecological Communities” that
includes all potential red listed, blue listed, and SARA
listed species along with their Conservation Framework
priority.

E3. In cases of reporting after the fact due to managing

emergency situations, the applicant shall provide an
environmental report certified by a Qualified
Environmental Professional (QEP), describing follow-up
works to restore environmentally sensitive areas which
were present prior to the emergency.

E4. For all non-emergency circumstances, the applicant shall

provide an environmental report certified by a Qualified
Environmental Professional (QEP). The report must
include:
a. A site plan certified by a B.C. Land Surveyor that
locates:

i. the proposed development relative to
DPA boundaries shown on Schedule E
and property lines;

ii. the environmental sensitive areas as
defined under the general definitions and
any other significant or rare species or
species assemblages found in the DPA as
identified by the QEP;

iii. the applicable buffer or setback
recommended by the QEP to separate
the proposed development from the
environmentally sensitive feature.

b. For activity or construction within the stream
channel, documentation of Provincial and Federal
approval, with supporting technical reports.
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ES.

EG.

E7.

ES8.

E9.

If the QEP report identifies environmentally sensitive
areas (ESAs) not shown on Schedule E, then the
applicant and the District shall treat those values as if
they are shown on Schedule E for the purposes of
applying requirements of the more specific environmental
DPAs.

If the QEP report confirms that an environmental value
relating to a DPA shown on Schedule E is not present or
does not affect the subject property, then the applicant
and the District shall treat the property as though it is not
in the applicable DPA. This includes the case where a
QEP determines that there is a physical barrier between
the environmental feature and the subject property that
creates a functional separation between the two.
Clustering of density is encouraged as a means for
preserving environmentally sensitive areas.

For all projects that involve development within an ESA,
the District shall require the applicant to post security at
125% of the cost of protection and/or restoration works.
The District may, as part of the development permit, vary
the setback requirements from an ESA where it can be
demonstrated in a less than desirable existing situation
that a “net positive improvement” for fish or wildlife
habitat will result, or, in a more desirable existing situation
that “no net loss” will result, subject to municipal,
Provincial and or Federal agency review and comment.
Any reduction of setback distances within an ESA shall
occur in accordance with the findings and
recommendations of the technical/environmental report.

Development Permit Area Exemptions

The following are exempt from requiring an environmental
Development Permit. Despite the exemption provisions, owners
must also satisfy themselves that they meet the requirements of
any applicable federal or provincial regulations:

1.

Development that is shown to be outside of all
designated DPAs on a plan prepared by a registered BC
Land Surveyor.

Interior or structural exterior alterations, renovations or
repair to a permanent building or structure on an existing
foundation to an extent that does not alter, extend or
increase the building’s footprint or height.

Planting or replanting of native trees, shrubs or ground
cover for slope stabilization, habitat improvement, soil
stabilization and/or erosion control.

Routine maintenance of existing landscaping, lawn, paths
or developed areas.

Actively manage priority invasive plants and noxious
weeds listed on the Coastal Invasive Species Committee
website www.coastalisc.com/priority-invasive-plants.

The removal of trees determined by a Certified Arborist
or Registered Professional Forester, or another
professional certified to do tree-risk assessments, as
presenting an imminent safety risk.

Stream enhancement and fish and wildlife habitat
restoration works carried out under provincial or federal
approvals or notifications, and on provision of evidence of
such approvals to the District.

Emergency procedures to prevent, control or reduce
immediate threats to life or property including:
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emergency actions for flood protection and
erosion protection;

removal of hazard trees characterized by a
Certified Arborist;

clearing of an obstruction from bridge, culvert or
drainage flow;

bridge and safety fence repairs in accordance
with the Water Act;

pruning trees where a minimum of 60% of the
original crown of any tree is retained to maintain
tree health and vigour as prescribed by a
Certified Arborist.

9. Public works and services constructed by or on behalf of
the municipality, or by provincial or federal agencies,
following best management practices.

10. Forestry activities on private lands that are managed
under the Private Managed Forest Land Act.

11. Activities permitted by the provincial government on
provincial Crown lands.

12. Paths for pedestrian use up to 1.5 metres in width
provided all of the following are satisfied:

a.

oo

@ ~oo

Constructed exclusively of previous natural
materials with no concrete, asphalt, or pavers;
Do not entail structural stairs;

Entail no removal of streamside or shoreline
vegetation;

Do not impair stream bank or shoreline stability;
Do not impact sensitive habitat;

Avoid wildlife corridors and nesting sites; and

Are specifically designed to discourage motorized
vehicle use.

13. Development in sites which have been previously
assessed and where a Section 219 Restrictive Covenant
has already been registered on the title of the property
identifying areas and measures necessary to protect
environmental values.

DPA 'V — Terrestrial Ecosystems (Mature Forest)

Category

In accordance with Section 488(1)(a) of the LGA, the District
establishes objectives for the protection of the natural
environment, ecosystems and biological diversity. These areas
are designated as DPA 'V, generally as shown on Schedule E.

Justification

This Development Permit Area includes mature forests and
wildlife habitat that could be subject to degradation due to
development or harmful uses. Ucluelet is home to rich plant and
animal habitat due to the peninsula’s interface between the
terrestrial and marine environments. The ecosystems here are a
complex and fragile array of diverse flora and fauna which
depend on the health and resources of the ocean and temperate
rainforest. Forest health and age is a critical component of the
natural life and biodiversity of the area. There are also high
aesthetic values in mature forest areas.

Guidelines

E.V.1. Development should be planned to avoid intrusion into
DPA V areas of the site and to minimize the impact of any
activity on these areas.

E.V.2. Development permit applications that encroach on
areas designated as DPA V should include a report
prepared by a qualified environmental professional
outlining the following information:
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a. detailed site plan (1:250 or larger) identifying the
location of property lines, proposed development
and natural features including any Sitka Spruce,
krummbholz tree forms, nesting trees or wildlife
corridors;

b. an impact statement describing effects of
proposed development on the natural features
and ecosystems on the site;

C. measures necessary to avoid wildlife conflict and
any adjustments to the development plan where
necessary to avoid established wildlife corridors;

d. guidelines and procedures for mitigating habitat
degradation including limits of proposed leave
areas;

e. recommendations for timing, construction
standards, and where further assessment is
necessary (e.g., seasonal nesting bird surveys),

f. habitat compensation alternatives, where
compensation is approved.

DPA VI - Stream and Riparian Areas Protection

Category

In conformance with the objectives of the provincial Fish
Protection Act, the District wishes to ensure sufficient water for
fish, to protect and restore fish habitat, and to improve riparian
protection and enhancement. Therefore, pursuant to Section
488(1)(a) of the LGA, the District designates all riparian areas as
DPA VI: Riparian Areas Protection.

DPA VI areas include the lands within 30 metres of streams and
watercourses and include watercourses, lakes, streams, ponds
and wetlands identified as fish-supportive habitat or connected to
watercourses:

a) for a stream, a 30-metre strip on both sides of the
watercourse measured from the high-water mark; and,

b) for a ravine less than 60 metres wide, a strip on both sides of
the stream measured from the high-water mark to a point that is
30 metres beyond the top of the ravine bank.

For purposes of clarity, the above descriptions should be relied
upon rather than the riparian areas shown on Schedule E. The
latter is intended as a visual aid to help locate these areas.
Within the Plan area, “stream” includes all named and unnamed
watercourses, ponds, and wetlands.

Justification

The natural environment is a significant feature of the Plan area.
It includes wet aquatic ecosystems that consist of and surround
watercourses: streams, ponds, wetlands and in some cases,
ditches. Some of these ecosystems may only be wet during the
winter months, drying up in the summer. The geography and
vegetation that surrounds, protects and interacts with the
aquatic environment is called the riparian area.

Together, the water and the riparian area form aquatic habitat
which are critical for the survival of fish, fish supportive
processes and are important to maintain biodiversity and
essential for many species. Unnecessarily disturbing these
sensitive and important aquatic environments may harm their
vitality and the ecological services they provide and can have
downstream consequences on fish habitat.

DISTRICT OF UCLUELET | Official Community Plan 129

98¥ J0 ST abed



61219 99n1g 020Z ‘92T ' 0 N MelA g Ue| 4 Anunwwo D [eroly O 1918nd N

Aquatic ecosystems are also critical for the survival of wildlife and
form necessary travel corridors between habitats. Water is an
important part of maintaining biodiversity and is essential for
many species. Many rare species are associated with aquatic
environments. Aquatic ecosystems are natural water purifiers
and pollution filtration systems. Healthy aquatic ecosystems have
a capacity to retain stormwater runoff, maintain water quality by
reducing levels of sediment, nutrients and contaminants in
outflow water, to slow water flow and to prevent erosion.

A development permit is required for any development within
DPA VI to ensure that the ecological values of sensitive riparian
and wetland habitats have been considered prior to
development, and that measures will be taken to limit or avoid
damage to these ecosystems. The objectives of having these
Development Permit requirements include:

e Planning and guiding new development in a manner that
preserves and protects fish and fish supportive
processes, fish habitat and sensitive aquatic ecosystems;

e Protecting, restoring and enhancing fish and fish
supportive processes, fish habitat and sensitive aquatic
ecosystems in a relatively natural state while supporting
adjacent land uses;

e Meeting the objectives of the Fish Protection Act, and

e Protecting water quality and quantity.

Guidelines
E.VI.1. Development or alteration should be planned to avoid
intrusion into DPA VI areas of the site and to minimize the
impact of any activity on these areas.

E.VI.2. Development permit applications that would encroach
on areas designated as DPA VI should include a report
prepared by a qualified environmental professional
outlining the following information:

a. detailed site plan (1:250 or larger) identifying the
natural boundary and a line 30 metres from the
natural boundary;

b. an impact statement describing effects of
proposed development on the natural conditions;

C. measures deemed necessary to protect the
integrity of streamside protection and
enhancement areas from the effects of
development;

d. guidelines and procedures for mitigating habitat
degradation including limits of proposed leave
areas; and,

e. habitat compensation alternatives, where
compensation is approved.

E.VI.3. Development permit applications should include a
vegetation management plan indicating the extent of
proposed buffer areas and the proposed management of
vegetation in these areas.

E.VI.4. Based on the biophysical assessment of the site within
an area designated DPA VI, works or protective
measures such as the planting or retention of trees or
vegetation may be required to preserve, protect, restore
or enhance stream, watercourses, fish habitat or riparian
areas.

E.VIL.5. In the absence of a report from a qualified
environmental professional, a minimum buffer of 30
metres should be preserved between the high water
mark of the watercourse and any building or structure.
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E.VI.6. The total amount of impervious cover on property

adjacent to a watercourse should minimize impact on the
receiving aquatic environment. Consideration should be
given to reducing impervious cover through reduction in

building footprint and paved areas, exceeding the

minimum riparian setback where feasible, and use of on-

site infiltration.

E.VIL.7. The construction of a small accessory building such
as a pump house, gazebo, garden shed or play house
may be permitted if all the following apply:

a. The building is located within an existing
landscaped area;
b. No native trees are removed; and

c. The area of the structure is not more than 10 m?3.

DPA VIl — Marine Shoreline

Category

In accordance with Section 488(1)(a) of the LGA, the District
establishes objectives for the protection of the natural
environment, its ecosystems and biological diversity. These
areas are designated as DPA VII, generally as shown on
Schedule E.

Justification

This Development Permit Area includes shoreline waters and
natural fish and wildlife habitat that could be subject to
degradation due to development or harmful uses. Shoreline
areas and beaches may contain unstable slopes and soils
subject to erosion, land slip and rock falls. In addition, the tidal

waters are habitat to a wide range of fish, wildlife, and plant
species: eelgrass, in particular, is highly sensitive to negative
impacts from intensive uses or development. There are also high
aesthetic values along shoreline areas.

Guidelines
E.VII.1. This DPA applies to all lands within 30 metres, measured

horizontally in both landward and seaward directions,
from the natural boundary of the ocean.

E.VII.2. Unless otherwise exempt, prior to undertaking any

development on the lands within DPA VII, the owner of
the lands must obtain a Development Permit, the
application for which must include an assessment report
that has been prepared by a Qualified Environmental
Professional, with demonstrated experience regarding
the subject matter. The assessment report will identify
how the proposed development will affect aquatic
resources, and recommend measures to reduce or
mitigate any negative impacts, such as the:
i. Appropriate siting of buildings, structures, roads,
driveways, parking areas, trails, paths, and utilities;
ii. Retention or restoration of native vegetation and
soils;
ii. Removal of invasive species;
iv. Designation of buffer areas to protect
environmentally sensitive features or habitat;
v. Specification of any activities that may occur within
the buffer areas; and
vi. Must state that the proposal is suitable for the area
intended for development.
E.VI.3. Land shall be retained in its natural state where
possible, preserving indigenous vegetation and trees. If an
adequate suitable building envelope exists on a parcel
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outside of the DPA, the proposed development should be
directed to that site or area. Encroachment into the DPA
shall only be permitted where the applicant can
demonstrate that the encroachment is necessary to
protect environmentally sensitive features, due to
hazardous conditions or topographical considerations, or
to relate the development to surrounding buildings and
structures.

E.VIL.4. The removal of trees and vegetation within DPA VIl is

discouraged and must be limited to only those areas that
must be cleared to support the development. Any clearing
required to accommodate roads, buildings, structures, and
utilities, with the exception of necessary hydraulic,
percolation, or geotechnical testing, shall not occur until
after the issuance of a Development Permit to minimize the
potential for soil erosion, runoff and spread of invasive
species.

E.VIL.5. Shoreline stabilization devices are not supported on

parcels that are not subject to active erosion nor are they
supported on parcels that erode more rapidly as a result of
vegetation removal that is not recommended or supervised
by a Qualified Coastal Professional.

E.VIL.6. Shoreline stabilization devices are supported where a

Qualified Coastal Professional, with experience to advise
on such matters, has determined that a softer approach to
shoreline stabilization such as vegetation enhancement,
upland drainage control, biotechnical measures, beach
enhancement, tree anchoring or gravel placement are not
appropriate given site-specific conditions.

E.VII.7. Shoreline stabilization devices are only permitted for

the protection of existing structures when threatened by
erosion due to natural forces as recommended by a

Qualified Coastal Professional and must be located entirely
within the property boundary. New development and
structures should eb sited to avoid the need for shoreline
stabilization devices over the expected lifespan of the
structure.

E.VI.8. The assessment for siting a shoreline stabilization

device prepared by a Qualified Coastal Professional must

include:

a. Assesses the risk of erosion on the subject property
and the suitability of the subject property for a
shoreline stabilization device;

b. Analyses of the potential impacts on coastal
geomorphologic processes as a result of installing or
not installing the device;

c. Analyses of the potential impacts on adjacent
properties as a result of installing and not installing the
device;

d. Recommendation measures to ensure that the subject
property is protected while mitigating potential
negative impacts on marine riparian areas, coastal
geomorphologic processes or neighbouring
properties.

E.VIL.9. Shoreline stabilization measures, pilings, floats,

wharves and other structures which disrupt light
penetration to the water column or obstruct public access
to the foreshore are discouraged.

E.VIL.10. Impervious surfaces, including materials to construct

docks and wharves, shall be kept to a minimum.

E.VII.11. Parking areas should be equipped with oil/water

separators and be landscaped to absorb runoff, and proof
of a maintenance program for these will be provided.
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E.VII.12. New piers, docks and ramps shall be allowed only for
water-dependent uses or for public access, and only
permitted when the applicant has demonstrated that a
specific need exists to support the intended water-
dependent use.

E.VII.13. Docks and wharves shall not extend over marshes or
other productive foreshore areas, including critical areas
such as eelgrass and kelp beds, shellfish beds, and fish
habitats. Wharves shall not, in any case, extend over the
water beyond the mean low-water mark, except as
necessary to access floats or for public viewing access.
Construction which minimizes disturbance of shoreline
sediments and enables light penetration is encouraged.

E.VII.14. Piers on pilings and floating docks are preferred over
solid-core piers or ramps.

E.VII.15. Boat launch ramps are discouraged and will only be
considered for shared or public use, and only where they
can be located on stable, non-erosional banks where a
minimum amount of substrate disturbance or stabilization
is necessary.

E.VII.16. Structures in contact with the water shall be
constructed of stable materials, including finishes and
preservatives that will not degrade water quality.

E.VIL.17. All docks shall be constructed so that they do not rest
on the bottom of the foreshore at low water levels.

E.VI.18. Any plastic foams or other non-biodegradable
materials used in construction of floats and docks shall be
encased to prevent escape into the natural environment.

E.VII.19. Piers should use the minimum number of pilings
necessary, with preference to large spans over more

pilings.

E.VII.20. Piers should be constructed with a minimum
clearance of 0.5 m above the elevation of the natural
boundary of the sea.

E.VII.21. Preference is given to the placement of mooring
buoys and floats instead of docks.

E.VI.22. New shoreline residential development of two or more
dwellings shall provide joint use or community dock
facilities rather than individual docks for each residence.

E.VII.23. No more than one facility for mooring boats shall be
located on or fronting any single parcel.

E.VIl.24. The consideration of the issuance of a Development
Permit by the District in no way exempts the property
owner from obtaining all necessary permits and approvals
from provincial and federal agencies.

DPA VIII- Natural Hazard Areas Protection (Steep
Slopes)

Category

In accordance with Section 488(1)(b) of the LGA, areas of steep
slopes with an incline of 30 degrees or more are designated as
DPA VIII, as shown on Schedule G.

Justification

Ucluelet experiences significant rainfall and storm events; soils
on steeper slopes carry a higher hazard of failure from the effects
of runoff and erosion, once disturbed or exposed y development.

Steep slopes tend to constitute high-risk areas for erosion and
slippage if the tree cover is substantially altered. Potentially
hazardous conditions on steep slopes may be avoided if
adequate tree cover is retained and surface water runoff is
minimized.
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In order to protect development from these hazardous
conditions, development permits are required for areas
designated as DPA VIII.

Exemptions
The following development is exempted from the requirement to
obtain a development permit for Hazardous Conditions:

In a steep slope area:

1. Development, where a geotechnical report has been received
in conjunction with an application for building permit or
subdivision approval.

2. Erecting fencing;
For trees:

3. Cutting down dead trees provided that the stump and roots
remain undisturbed;

4. Planting new trees;

5. Removal of trees where the tree trunk diameter is less than
5cm (measured 1m from the base); and,

6. Where the tree trunk diameter is greater than 5cm (measured
1m from the base) pruning and limbing of trees provided a
Certified Arborist provides a written opinion stating that the
activity will not kill the tree.

Domestic yard maintenance, gardening and planting, including:

7. Planting new vegetation and maintaining existing vegetation
through mowing, pruning, and similar activities;

8. Removing any dead vegetation provided the root structure is
not disturbed; and

9. Removing any vegetation with stem diameter less than 5cm
(measured 1m from the base), and not resulting in areas of
exposed soil on a steep slope.

Guidelines

E.VIILL1.  The development or alteration of land, buildings and
structures should be planned to avoid intrusion into DPA VI
areas and to minimize the impact of any activity on these
areas.

E.VIII.2.  Prior to any development or alteration of land within
DPA VIl areas, a development permit application must be
issued that includes an assessment or report by a qualified,
licensed professional engineer or other qualified professional
addressing the following:

a. Contain a description of the methodology and
assumptions used to undertake the assessment. The
methodology should be described in sufficient detail to
facilitate a professional peer review.

b. Identify any hazards which may affect the safe
development of the land including, but not limited to:

i. flooding;
ii. slopes with an incline of 30 degrees or
more;
iii. subsidence; and
iv. ground water flows.

c. ldentify the location of all proposed buildings or
development sites by specifying setback distances from
a natural boundary, property boundary or feature or
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hazard area. Areas depicted on maps must be
delineated with sufficient accuracy and detail to allow
the preparation of a legal reference plan for attachment
to a restrictive covenant.

Where applicable, flood construction levels should be
provided by prescribing an elevation above the natural
boundary of the sea or watercourse or natural ground
elevation at the building site, or by specifying a geodetic
elevation, or by a combination of both.

An application should identify the location of all
proposed buildings and structures on the development
site and specify the setback distances from the natural
boundary, property boundary, land features, and hazard
areas.

The applicant should consider the suitability of the land
to accommodate the use intended.

Plans should establish a safe setback line from any
watercourses and shorelines to protect the land,
buildings and inhabitants from the risk of injury or
damage that may, in the opinion of an engineer or
qualified professional, be caused by the hazards of
flooding, erosion, subsidence earthquake, mud flows or
any combination thereof.

E.VII.3. The professional’s recommendations and the
conclusion of the report should:

a. acknowledge that the Approving Officer may rely
upon the report when reviewing subdivision
applications and/or that the District may review the
report prior to making land development decisions;

b. certify that the land is safe for the use intended, with
probability of a geotechnical failure, flooding or any
other substantial hazard resulting in property

damage of less than two per cent (2%) in 50 years or
as specified by the most recent edition of the
“APEGBC Guidelines for Legislated Landslide
Assessments for Residential Developments in BC”;

c. identify any deficiency in the location or design of the
buildings, the proposed water, sewer, drainage,
access and road works or the construction
standards intended for the development;

d. prescribe the geotechnical works and any changes
in the standards of the design of the development
which are required to develop land, buildings,
structures and infrastructure safely for the use
intended and to maintain the safety of the land,
buildings, structures and infrastructure as a
condition of the approval of the development; and

e. where mitigation works and actions are proposed,
describe the effects that the proposed works and
actions may have on other properties, including
public infrastructure or lands.

E.VII.4.  Where mitigation works and actions designed to
reduce hazards or impacts are contemplated, the
applicant’s professional engineer should confirm that the
works and actions will be acceptable to local government,
and that they would meet regulatory requirements, prior to
completing the report and a detailed design.

E.VII.5.  where mitigation works and actions are proposed, the
qualified professional should identify whether ongoing
maintenance or periodic replacement measures are
necessary, and specify what ongoing measures are
necessary for the property to remain safe for its intended
use.
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E.VIIl.6. Plans should include the retention of significant stands
of trees, as well as native vegetation, within DPA VIII areas,
as recommended by a QEP.

A note on Flood Hazards:

This OCP bylaw does not designate Development Permit areas
for protection from coastal flooding; the District has
commissioned detailed flood risk mapping and exercises its
ability to require professional assessment and certification of
construction under section 56 of the Community Charter. Map 4
shows minimum Flood Construction Levels for detailed reaches
of the shoreline of the Ucluth Peninsula.

Lands in the vicinity of the coastal shoreline can be susceptible
to flood hazard and, in certain areas, to erosion or sloughing.
Lands that are or may be flooded represent a hazardous
condition for people and permanent structures.

One of the effects of climate change is a rise in sea level. While
experts using the best available science are still grappling with a
range of possible impacts, current expectations are that the sea
level on the west coast of Vancouver Island will rise somewhere
in the vicinity of one metre by the year 2100. Any development
along the coastline must take this into consideration in an
attempt to anticipate and minimize any negative impacts that
rising sea levels may have on the built environment and the
safety of residents.

The west coast of Vancouver Island, identified as Zone C by the
provincial Ministry of Public Safety and Solicitor General, is also a
high-risk seismic zone, known to be vulnerable to flooding in the
event of a tsunami. The District wishes to protect the community
against the loss of lives and to minimize property damage, injury

and trauma associated with flooding events. Maps 5 and 6 show
Tsunami Flood Vulnerability and Tsunami Flood Planning areas.

It is District policy that it is in the public interest for new
subdivisions and developments to be planned to avoid areas of
potential flood risk. Many of these areas are also of great habitat
value and natural beauty, and have been incorporated into the
potential future parks and open spaces shown on Schedules A
and C.
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Enforcement

No person shall do any act or suffer or permit any act or thing to
be done in contravention of the Development Permit Area
Designations and Guidelines adopted in Part 6 of this bylaw.

Every person who violates any of the provision of this bylaw, or
who suffers or permits any act or thing to be done in
contravention of this bylaw, is liable on summary conviction to a
fine of not more than ten thousand dollars ($10,000.00) and
costs, including the costs of the committal and conveyances to
the place of imprisonment, for each offence, and in default of
payment therefore, to imprisonment of a term not exceeding six
(6) months in jail, and each day that such violation is permitted
to continue shall be a separate office.

The Bylaw Enforcement Officer is authorized to inspect all work
regulated by Development Permit Area designation under this
bylaw, and compel and require compliance with the provisions of
this bylaw. No person shall prevent or obstruct, or attempt to
prevent or obstruct, the Bylaw Enforcement Officer, or any other
employee of the District authorized to enforce the provisions of
this bylaw.

A person who fails to comply with an order or notice issued by a
Bylaw Enforcement Officer who allows a violation of this bylaw to
continue, despite that order or notice, commits an offence.

A Bylaw Enforcement Officer may order the cessation of work
that is proceeding in contravention of this bylaw by posting a
Stop Work notice on the site of the work.

The Owner of property on which a Stop Work notice has been
posted, and every other person, shall cease all construction or

development work immediately and shall not do any work on the
property, except for such work as is necessary to remedy the
reasons for the Stop Work notice with the agreement of the
Bylaw Enforcement Officer, until all applicable provisions of the
Development Permit Area Guidelines of this bylaw are
substantially complied with and the Stop Work notice is
rescinded in writing by a Bylaw Enforcement Officer.

Ticketing

Tickets for offences against the Development Permit Area
Designations and Guidelines of this OCP bylaw may also be issued in
accordance with the Municipal Ticket Information Bylaw in force at
the time of the offence.
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Part Seven:Appendices
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Boilerplate (required content, legislation)

The purpose of the Official Community Plan (OCP) is to provide a
long-term vision for the District of Ucluelet. It sets out broad
objectives and policies that will guide planning and land use
decisions within the District, while respecting the community’s
existing character.

The OCP charts a growth management course that supports
Ucluelet’s quality of life, enhances economic prosperity and
advances environmental sustainability.

The Province of British Columbia’s Local Government Act
provides the authority and direction for the preparation of the
Official Community Plan. Once adopted as a bylaw, an Official
Community Plan has a legal status that requires that all
subsequent bylaws enacted and works undertaken be consistent
with the plan.

This Official Community Plan replaces the previous Official
Community Plan, adopted in 2011.

Section 473 of the Local Government Actrequires that an OCP
include statements and map designations for the area covered
by the plan for the following:

¢ the approximate location, amount, type and density of
residential development required to meet anticipated
housing needs over a period of at least 5 years;

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

e the approximate location and area of sand and gravel
deposits that are suitable for future sand and gravel
extraction;

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

¢ the approximate location and phasing of any major road,
sewer and water systems;

¢ the approximate location and type of present and
proposed public facilities, including schools, parks and
waste treatment and disposal site;

e housing policies of the local government respecting
affordable housing, rental housing and special needs
housing;

o targets for the reduction of greenhouse gas emissions in
the area covered by the plan, and policies and actions of
the local government proposed with respect to achieving
those targets;

Section 474 of the Local Government Act allows that an OCP
may also include statements on the following:

e policies of the local government relating to social needs,
social well-being and social development;

e aregional context statement, consistent with the rest of
the plan, of how matters referred to in a regional growth
strategy, and other matters dealt with in the plan, apply in
a regional context;

e policies of the local government respecting the
maintenance and enhancement of farming on land in a
farming area or in an area designated for agricultural use
in the plan;

e policies of the local government relating to the
preservation, protection, restoration and enhancement of
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the natural environment, its ecosystems and biological
diversity.

An OCP may also include general statements on matters outside
the jurisdiction of a local government, dealing with issues of
advocacy or general interest.

Development Approval Information

Pursuant to the establishment of a Development Approval
Information Area (DAIA) bylaw, the entire area of the District of
Ucluelet covered by this Official Community Plan is designated
as a development approval information area under the authority
of Section 485 (1) (b) of the Local Government Act.

Development approval information will be required for:

 Zoning Bylaw amendments;
» Temporary Use Permits, and,;
* Development Permits.

The information provided in a Development Approval Information
(DAI) report will help ensure that future development considers
potential impacts to transportation and parking, municipal
servicing infrastructure, public facilities including schools and
parks, community services, archaeological and cultural matters,
natural ecosystems, climate change and other issues. The
District’s DAIA bylaw will establish the information required,
procedures to be followed in the application process, and in what
circumstances a DAl impact report is necessary to address items
including:

» Terms of reference for DAI reports;

* Qualifications for personnel providing impact reports;
* Timing;

» Response options to inadequate reports;

* Peer review;

* Presentation of reports to Council; and

* Use and publication of the report.

Planning Process

The Village of Ucluelet was incorporated in 1952 and became as
District Municipality in 1997. The community adopted its first
Official Community Plan (OCP) bylaw in 1971. The history of
OCP’s in Ucluelet is as follows:

e OCP Bylaw No. 235 (1971)
e OCP Bylaw No. 407 (1981)
e OCP Bylaw No. 498 (1988)
e OCP Bylaw No. 772 (1998)
e OCP Bylaw No. 900 (2004)
e OCP Bylaw No. 1140 (2011)

A review of the Ucluelet OCP bylaw was initiated by Council in
2016.

From 2016 through 2018 the District, along with students and
faculty from Vancouver Island University’s (VIU) Master of
Community Planning program, collected community opinions on
the OCP and the broad range of issues of interest to the
community. A series of public engagement activities and events
were held during this time, including “planning on the streets”
events, pop-up planning workshops, stakeholder workshops with
community groups and classes from the local schools. A three-
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day public consultation blitz in the spring of 2018, culminating in
a large public open house, connected with 256 local residents.

Council initially received the draft OCP bylaw in September of
2018, at which point the bylaw received first reading. The 2018
municipal election, focus on pressing affordable housing issues
and a robust community debate on new non-medical cannabis
retail regulations — and then the onset of a global pandemic — all
contributed to stretch out the timeline for the work to update the
OCP. Concurrently, work on flood risk mapping, Indigenous
relations and policies, housing and land use demand resulted in
reports to Council for direction on specific policy areas. These
were incorporated into this revised OCP document presented to
Council for consideration of second reading as amended and
formal referral to external agencies ahead of a public hearing on
the bylaw.

Community Profile (demographics and projections)

Population of West Coast Communities

Permanent population, Ucluelet:

Housing units
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Population Projections (low, medium and high growth
projections):

Annual visitors
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Definitions

“Bylaw Enforcement Officer”: means the Chief Administrative
Officer of the District of Ucluelet and her or his designate.

“Development” includes:

a) Removal, alteration, disruption, or destruction of
vegetation;

b) Disturbance of sails;

c) Construction or erection of buildings and structures;

d) Creation of non-structural impervious or semi-impervious
surfaces;

e) Flood protection works;

f) Construction of roads, trails, docks, wharves, and bridges;
g) Provision and maintenance of sewer and water services;
h) Development of drainage systems;

i) Development of utility corridors; and

j) Subdivision as defined in the Local Government Act.

“Qualified Environmental Professional” (QEP): means an applied
scientist or technologist, acting alone or together with another
qualified environmental professional, if:

1) the individual is registered and in good standing in British
Columbia with an appropriate professional organization
constituted under an Act, acting under the association’s code of
ethics and subject to disciplinary action by that association;

2) the individual is acting within that individual’s area of expertise;
and,

3) the individual is acceptable to the District of Ucluelet.

With respect to item 2), above:

a) for Riparian Development Permit Areas: the individual’s area of
expertise is recognized in the BC Riparian Areas Regulation
assessment methods as one that is acceptable for the purpose
of providing all or part of an assessment report in respect of that
development proposal;

b) for Marine Shoreline Development Permit Areas, coastal and
shoreline erosion aspects: a coastal geomorphologist, or a
marine or metocean engineer with experience in coastal zone
engineering; other professionals with experience in coastal
processes and soft shore restorations may be considered on a
case-by-case basis.

c) for Hazardous Conditions Development Permit Areas: a
professional engineer with experience in geotechnical and slope
stability engineering, or in flood protection design as the project
may warrant.

Per the Rjparian Areas Protection Regulation BC Reg 178/2019,
s 21, a QEP may be:

(I) an agrologist;

(i) an applied technologist or technician;
(iii) a professional biologist;

(iv) a professional engineer;

(v) a professional forester;

(vi) a professional geoscientist;

(vi.1) a registered biology technologist;

(

vii) a registered forest technologist,

Stream: means the same as defined under the Rjparian Areas
Protection Regulation.
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' See Official Records of the General Assembly, Sixty-first Session,
Supplement No. 53 (A/61/53), part one, chap. Il, sect. A.

United Nations Declaration on the Rights of Indigenous
Peoples

(Resolution adopted by the General Assembly on 13 September
2007)7

The General Assembly,

Guided by the purposes and principles of the Charter of the
United Nations, and good faith in the fulfilment of the obligations
assumed by States in accordance with the Charter,

Affirming that indigenous peoples are equal to all other peoples,
while recognizing the right of all peoples to be different, to
consider themselves different, and to be respected as such,

Affirming also that all peoples contribute to the diversity and
richness of civilizations and cultures, which constitute the
common heritage of humankind,

Affirming further that all doctrines, policies and practices based
on or advocating superiority of peoples or individuals on the
basis of national origin or racial, religious, ethnic or cultural differ-
ences are racist, scientifically false, legally invalid, morally
condemnable and socially unjust,

Reaffirming that indigenous peoples, in the exercise of their
rights, should be free from discrimination of any kind,

Concernedthat indigenous peoples have suffered from historic
injustices as a result of, inter alia, their colonization and
dispossession of their lands, territories and resources, thus
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preventing them from exercising, in particular, their right to
development in accordance with their own needs and interests,

Recognizing the urgent need to respect and promote the
inherent rights of indigenous peoples which derive from their
political, economic and social structures and from their cultures,
spiritual traditions, histories and philosophies, especially their
rights to their lands, territories and resources,

Recognizing also the urgent need to respect and promote the
rights of indigenous peoples affirmed in treaties, agreements and
other constructive arrangements with States,

Welcoming the fact that indigenous peoples are organizing
themselves for political, economic, social and cultural
enhancement and in order to bring to an end all forms of
discrimination and oppression wherever they occur,

Convinced that control by indigenous peoples over
developments affecting them and their lands, territories and
resources will enable them to maintain and strengthen their
institutions, cultures and traditions, and to promote their devel-
opment in accordance with their aspirations and needs,

Recognizing that respect for indigenous knowledge, cultures and
traditional practices contributes to sustainable and equitable
development and proper management of the environment,

Emphasizing the contribution of the demilitarization of the lands
and territories of indigenous peoples to peace, economic and
social progress and development, understanding and friendly re-
lations among nations and peoples of the world,

2 See resolution 2200 A (XXI), annex.

Recognizing in particular the right of indigenous families and
communities to retain shared responsibility for the upbringing,
training, education and well-being of their children, consistent
with the rights of the child,

Considering that the rights affirmed in treaties, agreements and
other constructive arrangements between States and indigenous
peoples are, in some situations, matters of international concern,
interest, responsibility and character,

Considering also that treaties, agreements and other
constructive arrangements, and the relationship they represent,
are the basis for a strengthened partnership between indigenous
peoples and States,

Acknowledging that the Charter of the United Nations, the
International Covenant on Economic, Social and Cultural Rights?
and the International Covenant on Civil and Political Rights, as
well as the Vienna Declaration and Programme of Action,? affirm
the fundamental importance of the right to self-determination of
all peoples, by virtue of which they freely determine their political
status and freely pursue their economic, social and cultural
development,

Bearing in mind that nothing in this Declaration may be used to
deny any peoples their right to self-determination, exercised in
conformity with international law,

Convinced'that the recognition of the rights of indigenous
peoples in this Declaration will enhance harmonious and
cooperative relations between the State and indigenous peoples,

3 AICONF.157/24 (Part 1), chap. Ill.
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based on principles of justice, democracy, respect for human
rights, non-discrimination and good faith,

Encouraging States to comply with and effectively implement all
their obligations as they apply to indigenous peoples under
international instruments, in particular those related to human
rights, in consultation and cooperation with the peoples
concerned,

Emphasizing that the United Nations has an important and
continuing role to play in promoting and protecting the rights of
indigenous peoples,

Believing that this Declaration is a further important step forward
for the recognition, promotion and protection of the rights and
freedoms of indigenous peoples and in the development of
relevant activities of the United Nations system in this field,

Recognizing and reaffirming that indigenous individuals are
entitled without discrimination to all human rights recognized in
international law, and that indigenous peoples possess collective
rights which are indispensable for their existence, well-being and
integral development as peoples,

Recognizing that the situation of indigenous peoples varies from
region to region and from country to country and that the
significance of national and regional particularities and various
historical and cultural backgrounds should be taken into
consideration,

4 Resolution 217 A (IlI).

Solemnly proclaims the following United Nations Declaration on
the Rights of Indigenous Peoples as a standard of achievement
to be pursued in a spirit of partnership and mutual respect:

Article 7

Indigenous peoples have the right to the full enjoyment, as a
collective or as individuals, of all human rights and fundamental
freedoms as recognized in the Charter of the United Nations, the
Universal Declaration of Human Rights* and international human
rights law.

Article 2

Indigenous peoples and individuals are free and equal to all other
peoples and individuals and have the right to be free from any
kind of discrimination, in the exercise of their rights, in particular
that based on their indigenous origin or identity.

Article 3

Indigenous peoples have the right to self-determination. By virtue
of that right they freely determine their political status and freely
pursue their economic, social and cultural development.

Article 4

Indigenous peoples, in exercising their right to self-determination,
have the right to autonomy or self-government in matters relating
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to their internal and local affairs, as well as ways and means for
financing their autonomous functions.

Article 5

Indigenous peoples have the right to maintain and strengthen
their distinct political, legal, economic, social and cultural
institutions, while retaining their right to participate fully, if they so
choose, in the political, economic, social and cultural life of the
State.

Article 6
Every indigenous individual has the right to a nationality.
Article 7

1. Indigenous individuals have the rights to life, physical and
mental integrity, liberty and security of person.

2. Indigenous peoples have the collective right to live in freedom,
peace and security as distinct peoples and shall not be subjected
to any act of genocide or any other act of violence, including
forcibly removing children of the group to another group.

Article 8

1. Indigenous peoples and individuals have the right not to be
subjected to forced assimilation or destruction of their culture.

2. States shall provide effective mechanisms for prevention of,
and redress for:

(a) Any action which has the aim or effect of depriving them of
their integrity as distinct peoples, or of their cultural values or
ethnic identities;

(b) Any action which has the aim or effect of dispossessing them
of their lands, territories or resources;

(c) Any form of forced population transfer which has the aim or
effect of violating or undermining any of their rights;

(d) Any form of forced assimilation or integration;

(e) Any form of propaganda designed to promote or incite racial
or ethnic discrimination directed against them.

Article 9

Indigenous peoples and individuals have the right to belong to an
indigenous community or nation, in accordance with the
traditions and customs of the community or nation concerned.
No discrimination of any kind may arise from the exercise of such
a right.

Article 10

Indigenous peoples shall not be forcibly removed from their lands
or territories. No relocation shall take place without the free, prior
and informed consent of the indigenous peoples concerned and
after agreement on just and fair compensation and, where
possible, with the option of return.

Article 77

1. Indigenous peoples have the right to practise and revitalize
their cultural traditions and customs. This includes the right to
maintain, protect and develop the past, present and future
manifestations of their cultures, such as archaeological and
historical sites, artefacts, designs, ceremonies, technologies and
visual and performing arts and literature.
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2. States shall provide redress through effective mechanisms,
which may include restitution, developed in conjunction with
indigenous peoples, with respect to their cultural, intellectual,
religious and spiritual property taken without their free, prior and
informed consent or in violation of their laws, traditions and
customs.

Article 12

1. Indigenous peoples have the right to manifest, practise,
develop and teach their spiritual and religious traditions, customs
and ceremonies; the right to maintain, protect, and have access
in privacy to their religious and cultural sites; the right to the use
and control of their ceremonial objects; and the right to the
repatriation of their human remains.

2. States shall seek to enable the access and/or repatriation of
ceremonial objects and human remains in their possession
through fair, transparent and effective mechanisms developed in
conjunction with indigenous peoples concerned.

Article 13

1. Indigenous peoples have the right to revitalize, use, develop
and transmit to future generations their histories, languages, oral
traditions, philosophies, writing systems and literatures, and to
designate and retain their own names for communities, places
and persons.

2. States shall take effective measures to ensure that this right is
protected and also to ensure that indigenous peoples can
understand and be understood in political, legal and adminis-
trative proceedings, where necessary through the provision of
interpretation or by other appropriate means.

Article 14

1. Indigenous peoples have the right to establish and control
their educational systems and institutions providing education in
their own languages, in a manner appropriate to their cultural
methods of teaching and learning.

2. Indigenous individuals, particularly children, have the right to
all levels and forms of education of the State without
discrimination.

3. States shall, in conjunction with indigenous peoples, take
effective measures, in order for indigenous individuals,
particularly children, including those living outside their
communities, to have access, when possible, to an education in
their own culture and provided in their own language.

Article 15

1. Indigenous peoples have the right to the dignity and diversity
of their cultures, traditions, histories and aspirations which shall
be appropriately reflected in education and public information.

2. States shall take effective measures, in consultation and
cooperation with the indigenous peoples concerned, to combat
prejudice and eliminate discrimination and to promote tolerance,
understanding and good relations among indigenous peoples
and all other segments of society.

Article 16

1. Indigenous peoples have the right to establish their own media
in their own languages and to have access to all forms of non-
indigenous media without discrimination.
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2. States shall take effective measures to ensure that State-
owned media duly reflect indigenous cultural diversity. States,
without prejudice to ensuring full freedom of expression, should
encourage privately owned media to adequately reflect
indigenous cultural diversity.

Article 17

1. Indigenous individuals and peoples have the right to enjoy fully
all rights established under applicable international and domestic
labour law.

2. States shall in consultation and cooperation with indigenous
peoples take specific measures to protect indigenous children
from economic exploitation and from performing any work that is
likely to be hazardous or to interfere with the child’s education, or
to be harmful to the child’s health or physical, mental, spiritual,
moral or social development, taking into account their special
vulnerability and the importance of education for their
empowerment.

3. Indigenous individuals have the right not to be subjected to
any discriminatory conditions of labour and, inter alia,
employment or salary.

Article 18

Indigenous peoples have the right to participate in decision-
making in matters which would affect their rights, through
representatives chosen by themselves in accordance with their
own procedures, as well as to maintain and develop their own
indigenous decision-making institutions.

Article 19

States shall consult and cooperate in good faith with the
indigenous peoples concerned through their own representative
institutions in order to obtain their free, prior and informed
consent before adopting and implementing legislative or ad-
ministrative measures that may affect them.

Article 20

1. Indigenous peoples have the right to maintain and develop
their political, economic and social systems or institutions, to be
secure in the enjoyment of their own means of subsistence and
development, and to engage freely in all their traditional and
other economic activities.

2. Indigenous peoples deprived of their means of subsistence
and development are entitled to just and fair redress.

Article 271

1. Indigenous peoples have the right, without discrimination, to
the improvement of their economic and social conditions,
including, inter alia, in the areas of education, employment, vo-
cational training and retraining, housing, sanitation, health and
social security.

2. States shall take effective measures and, where appropriate,
special measures to ensure continuing improvement of their
economic and social conditions. Particular attention shall be paid
to the rights and special needs of indigenous elders, women,
youth, children and persons with disabilities.
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Article 22

1. Particular attention shall be paid to the rights and special
needs of indigenous elders, women, youth, children and persons
with disabilities in the implementation of this Declaration.

2. States shall take measures, in conjunction with indigenous
peoples, to ensure that indigenous women and children enjoy the
full protection and guarantees against all forms of violence and
discrimination.

Article 23

Indigenous peoples have the right to determine and develop
priorities and strategies for exercising their right to development.
In particular, indigenous peoples have the right to be actively
involved in developing and determining health, housing and other
economic and social programmes affecting them and, as far as
possible, to administer such programmes through their own
institutions.

Article 24

1. Indigenous peoples have the right to their traditional medicines
and to maintain their health practices, including the conservation
of their vital medicinal plants, animals and minerals. Indigenous
individuals also have the right to access, without any
discrimination, to all social and health services.

2. Indigenous individuals have an equal right to the enjoyment of
the highest attainable standard of physical and mental health.
States shall take the necessary steps with a view to achieving
progressively the full realization of this right.

Article 25

Indigenous peoples have the right to maintain and strengthen
their distinctive spiritual relationship with their traditionally owned
or otherwise occupied and used lands, territories, waters and
coastal seas and other resources and to uphold their re-
sponsibilities to future generations in this regard.

Article 26

1. Indigenous peoples have the right to the lands, territories and
resources which they have traditionally owned, occupied or
otherwise used or acquired.

2. Indigenous peoples have the right to own, use, develop and
control the lands, territories and resources that they possess by
reason of traditional ownership or other traditional occupation or
use, as well as those which they have otherwise acquired.

3. States shall give legal recognition and protection to these
lands, territories and resources. Such recognition shall be
conducted with due respect to the customs, traditions and land
tenure systems of the indigenous peoples concerned.

Article 27

States shall establish and implement, in conjunction with
indigenous peoples concerned, a fair, independent, impartial,
open and transparent process, giving due recognition to
indigenous peoples’ laws, traditions, customs and land tenure
systems, to recognize and adjudicate the rights of indigenous
peoples pertaining to their lands, territories and resources,
including those which were traditionally owned or otherwise
occupied or used. Indigenous peoples shall have the right to
participate in this process.
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Article 28

1. Indigenous peoples have the right to redress, by means that
can include restitution or, when this is not possible, just, fair and
equitable compensation, for the lands, territories and resources
which they have traditionally owned or otherwise occupied or
used, and which have been confiscated, taken, occupied, used
or damaged without their free, prior and informed consent.

2. Unless otherwise freely agreed upon by the peoples
concerned, compensation shall take the form of lands, territories
and resources equal in quality, size and legal status or of
monetary compensation or other appropriate redress.

Article 29

1. Indigenous peoples have the right to the conservation and
protection of the environment and the productive capacity of
their lands or territories and resources. States shall establish and
implement assistance programmes for indigenous peoples for
such conservation and protection, without discrimination.

2. States shall take effective measures to ensure that no storage
or disposal of hazardous materials shall take place in the lands or
territories of indigenous peoples without their free, prior and
informed consent.

3. States shall also take effective measures to ensure, as
needed, that programmes for monitoring, maintaining and
restoring the health of indigenous peoples, as developed and
implemented by the peoples affected by such materials, are duly
implemented.

Article 30

1. Military activities shall not take place in the lands or territories
of indigenous peoples, unless justified by a relevant public
interest or otherwise freely agreed with or requested by the
indigenous peoples concerned.

2. States shall undertake effective consultations with the
indigenous peoples concerned, through appropriate procedures
and in particular through their representative institutions, prior to
using their lands or territories for military activities.

Article 371

1. Indigenous peoples have the right to maintain, control, protect
and develop their cultural heritage, traditional knowledge and
traditional cultural expressions, as well as the manifestations of
their sciences, technologies and cultures, including human and
genetic resources, seeds, medicines, knowledge of the
properties of fauna and flora, oral traditions, literatures, designs,
sports and traditional games and visual and performing arts.
They also have the right to maintain, control, protect and develop
their intellectual property over such cultural heritage, traditional
knowledge, and traditional cultural expressions.

2. In conjunction with indigenous peoples, States shall take
effective measures to recognize and protect the exercise of
these rights.

Article 32

1. Indigenous peoples have the right to determine and develop
priorities and strategies for the development or use of their lands
or territories and other resources.

2. States shall consult and cooperate in good faith with the
indigenous peoples concerned through their own representative
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institutions in order to obtain their free and informed consent
prior to the approval of any project affecting their lands or
territories and other resources, particularly in connection with the
development, utilization or exploitation of mineral, water or other
resources.

3. States shall provide effective mechanisms for just and fair
redress for any such activities, and appropriate measures shall
be taken to mitigate adverse environmental, economic, social,
cultural or spiritual impact.

Article 33

1. Indigenous peoples have the right to determine their own
identity or membership in accordance with their customs and
traditions. This does not impair the right of indigenous individuals
to obtain citizenship of the States in which they live.

2. Indigenous peoples have the right to determine the structures
and to select the membership of their institutions in accordance
with their own procedures.

Article 34

Indigenous peoples have the right to promote, develop and
maintain their institutional structures and their distinctive
customs, spirituality, traditions, procedures, practices and, in the
cases where they exist, juridical systems or customs, in
accordance with international human rights standards.

Article 35

Indigenous peoples have the right to determine the
responsibilities of individuals to their communities.

Article 36

1. Indigenous peoples, in particular those divided by international
borders, have the right to maintain and develop contacts,
relations and cooperation, including activities for spiritual,
cultural, political, economic and social purposes, with their own
members as well as other peoples across borders.

2. States, in consultation and cooperation with indigenous
peoples, shall take effective measures to facilitate the exercise
and ensure the implementation of this right.

Article 37

1. Indigenous peoples have the right to the recognition,
observance and enforcement of treaties, agreements and other
constructive arrangements concluded with States or their
successors and to have States honour and respect such treaties,
agreements and other constructive arrangements.

2. Nothing in this Declaration may be interpreted as diminishing
or eliminating the rights of indigenous peoples contained in
treaties, agreements and other constructive arrangements.

Article 38

States in consultation and cooperation with indigenous peoples,
shall take the appropriate measures, including legislative
measures, to achieve the ends of this Declaration.

Article 39

Indigenous peoples have the right to have access to financial
and technical assistance from States and through international
cooperation, for the enjoyment of the rights contained in this
Declaration.

Article 40
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Indigenous peoples have the right to access to and prompt
decision through just and fair procedures for the resolution of
conflicts and disputes with States or other parties, as well as to
effective remedies for all infringements of their individual and
collective rights. Such a decision shall give due consideration to
the customs, traditions, rules and legal systems of the indigenous
peoples concerned and international human rights.

Article 47

The organs and specialized agencies of the United Nations
system and other intergovernmental organizations shall
contribute to the full realization of the provisions of this
Declaration through the mobilization, inter alia, of financial
cooperation and technical assistance. Ways and means of
ensuring participation of indigenous peoples on issues affecting
them shall be established.

Article 42

The United Nations, its bodies, including the Permanent Forum
on Indigenous Issues, and specialized agencies, including at the
country level, and States shall promote respect for and full
application of the provisions of this Declaration and follow up the
effectiveness of this Declaration.

Article 43

The rights recognized herein constitute the minimum standards
for the survival, dignity and well-being of the indigenous peoples
of the world.

Article 44

All the rights and freedoms recognized herein are equally
guaranteed to male and female indigenous individuals.

Article 45

Nothing in this Declaration may be construed as diminishing or
extinguishing the rights indigenous peoples have now or may
acquire in the future.

Article 46

1. Nothing in this Declaration may be interpreted as implying for
any State, people, group or person any right to engage in any
activity or to perform any act contrary to the Charter of the
United Nations or construed as authorizing or encouraging any
action which would dismember or impair, totally or in part, the
territorial integrity or political unity of sovereign and independent
States.

2. In the exercise of the rights enunciated in the present
Declaration, human rights and fundamental freedoms of all shall
be respected. The exercise of the rights set forth in this Declara-
tion shall be subject only to such limitations as are determined by
law and in accordance with international human rights
obligations. Any such limitations shall be non-discriminatory and
strictly necessary solely for the purpose of securing due
recognition and respect for the rights and freedoms of others and
for meeting the just and most compelling requirements of a
democratic society.

3. The provisions set forth in this Declaration shall be interpreted
in accordance with the principles of justice, democracy, respect
for human rights, equality, non-discrimination, good governance
and good faith.
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Credits

Community profile data (p. 126) compiled by Urban Systems Ltd.

for the West Coast Land Use Demand Stuady (2020)

All photographs by Russel Roper (© Ropervision) except:
Photos pages 36, 37, 47, 48, 62, 71, 79 & 80 by DoU staff
Kayaking photo (p. 56) by Majestic Ocean Kayaking
SkyCouch photo (p. 74) by lan Riddick

Images within DP Guidelines are from various sources, including
the 2011 Ucluelet OCP.

Thank you! Aeekoo!

Cuu
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REPORT TO COUNCIL

Council Meeting: January 25, 2022

DISTRICT OF 500 Matterson Drive, Ucluelet, BC VOR 3A0

UCLUELET

FROM: JOHN TOWGOOD, MUNICIPAL PLANNER FIiLE NO: 3360-20-RZ21-05
SUBIECT: ZONING AMENDMENT BYLAW NO. 1299 - 312 PASS OF MELFORT PLACE REPORT NO: 22-13

ATTACHMENT(S):  APPENDIX A - ZONING AMENDMENT BYLAW NoO. 1299, 2021
APPENDIX B — REPORT 21-154

Prior to the adoption of the presented zoning bylaw amendment, consideration should be given to the
representations from the public hearing held on December 14, 2021.

RECOMMENDATION(S):

THAT Council move Option A, to:

1. give Zoning Amendment Bylaw No. 1299, 2021 third reading; and
2. adopt Zoning Amendment Bylaw No. 1299, 2021.

BACKGROUND:

Zoning Amendment Bylaw No. 1299, 2021 (the “Bylaw”) received first and second reading at the October
26, 2021 Regular Council Meeting and was the subject of a Public Hearing on December 14, 2021. Council
is now in a position to give third reading, and because there are no conditions to be met by the applicant
between third reading and adoption, Council could also adopt the Bylaw.

ANALYSIS OF OPTIONS

Having held a public hearing on the Bylaw, Council could now discuss what was heard and consider giving
the bylaw third reading and adoption (the Bylaw is attached in Appendix “A”).

Pros e Adopting the bylaw would allow the applicant to enclose
That Council discuss their carport currently under construction at 213 Pass of
and consider the Melfort Place.
representations
from the public Cons e No negative consequences are anticipated.
A received by Council
at the public
hgarlng an.d sive Implications | ¢ The applicant would be in a position to enclose their
third reading and .
) carport currently under construction at 213 Pass of
adopt Zoning
Melfort Place.
Amendment Bylaw
No. 1299
1
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Pros e No positive consequences are anticipated.
That.CouncH . Cons e The applicant would not be able to enclose their carport.
provide alternative
direction. Suggested | That Council, with regard to Zoning Amendment Bylaw No.
Motion 1299, 2021, direct staff to

POLICY OR LEGISLATIVE IMPACTS:

The adoption of Zoning Amendment Bylaw No. 1299 would amend Zoning Bylaw No. 1160, 2013.

Respectfully submitted:

JOHN TOWGOOD, MUNICIPAL PLANNER

DUANE LAWRENCE, CAO
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Appendix A

DISTRICT OF UCLUELET
Zoning Amendment Bylaw No. 1299, 2021
A bylaw to amend the “District of Ucluelet Zoning Bylaw No. 1160, 2013”".
(312 Pass of Melfort)

WHEREAS the District of Ucluelet Council by Bylaw No. 1160, 2013, adopted the Zoning
Bylaw and now deems it appropriate to amend the Zoning Bylaw;

NOW THEREFORE the Council of the District of Ucluelet, in open meeting assembled,
enacts as follows:

1. Text Amendment:

Schedule B of the District of Ucluelet Zoning Bylaw No. 1160, 2013, as amended, is
hereby further amended by:

A. Removing Lot 3 from section R-4.3.2 (1) so that this section reads as follows:

“(1) 0.35 for lands legally described as Strata Lots 2, 4-9, 13-15, 18, 20, 22, 24 and
25, all of Section 1, Barclay District, Strata Plan VIS5896; “

B. adding the following subsection (6) to section R-4.3.2 in alphanumerical
order, as follows:

“(6) 0.375 for lands legally described as Strata Lot 3, Section 1, Barclay
District, Strata Plan VIS5896.”

2. Citation:

This bylaw may be cited as “District of Ucluelet Zoning Amendment Bylaw No. 1299,
2021”.

District of Ucluelet Zoning Amendment Bylaw No. 1299, 2021 Page 1
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READ A FIRST TIME this 26t day of October, 2021.
READ A SECOND TIME this 26t day of October, 2021.
PUBLIC HEARING this 14th day of December, 2021.
READ A THIRD TIME this day of ,2022.
ADOPTED this day of , 2022,

CERTIFIED A TRUE AND CORRECT COPY of “District of Ucluelet Zoning Amendment
Bylaw No. 1299, 2021.”

Mayco Noél Paula Mason
Mayor Deputy Corporate Officer
THE CORPORATE SEAL of the

District of Ucluelet was hereto
affixed in the presence of:

Paula Mason
Deputy Corporate Officer

District of Ucluelet Zoning Amendment Bylaw No. 1299, 2021 Page 2
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Appendix B

@ STAFF REPORT TO COUNCIL

Council Meeting: October 26, 2021
500 Matterson Drive, Ucluelet, BC VOR 3A0

UCLUELET

FrROM: JOHN TOWGOOD, MUNICIPAL PLANNER FILE No: 3360-20-RZ21-05
SUBJECT: ZONING AMENDMENT - 312 PASS OF MELFORT REPORT 21-154
PLACE No:

ATTACHMENT(S): APPENDIX A - ByLAw No. 1299, 2021
APPENDIX B — APPLICATION

A. Recommendation:

1. THAT Council give first and second reading to District of Ucluelet Zoning Amendment
Bylaw No. 1299, 2021, and refer the bylaw to a public hearing.

B. Purpose:

To provide Council with information on an application to amend Zoning Bylaw No. 1160, 2013, to
allow for a site-specific increase in Floor Area Ratio (FAR) for: 312 Pass of Melfort, Lot 3, Clayoquot

District, Plan VIS5896 (the “Subject Property”).

f
Figure 1 - Subject Property

C. Background:

The subject property is a vacant 0.12-acre residential corner lot in the Pass of Melfort Place
subdivision (the “Subdivision”). There are residential properties to the sides and rear of the
subject property. The subdivision is zoned R-4, which was designed as a zone for small homes

1
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(90m2/900ft? average) on small Lots (450m2 / 4500ft2 average of the lots created). To regulate the
home size the zone has the smallest FAR in our zoning bylaw at 0.2. The FAR regulation is the ratio
of a building's total gross floor area to the size of the piece of land upon which it is built. In 2013, a

zoning amendment bylaw was adopted to allow the following site-specific FAR increases to the Pass
of Melfort Properties:

0.35 - Lots 2-9, 13-15, 18, 20, 22, 24 and 25
0.50 - Lot 21

0.66 - Lot 17

0.67 - Lot 16

0.39-Lot1

This change was made to recognize homes built to a gross floor area that did not meet the allowable

0.2 FAR and to give the vacant landowners an allowable gross floor area comparable to those
existing homes.

In 2017, the applicant has stated that they had completed a home design for a Single-Family

Dwelling for the subject property. This design utilized a zoning bylaw exemption that excluded
areas for indoor parking and the storage of cars from the gross floor area.

In April of 2020, Council adopted a bylaw that, in part, refined the definition of Gross Floor Area

and specific to this application it removed the exclusion of indoor parking and the storage of cars
from the gross floor area.

On March 16, 2021, the applicant submitted the 2017 home design drawings for a building permit.
Upon review, the proposed building did not meet the maximum gross floor area regulation because
of the zoning bylaw change. The applicant revised the drawings by removing the wall of the garage
space so that that space would be considered a carport and therefore reducing the gross floor area
of the building so that the proposed building would comply.

On July 12, 2021, the building permit for this proposed building was issued.

On May 31, 2021, the applicant submitted this rezoning application to allow for a site-specific
increase in FAR.

D. Discussion:

The applicant is requesting to increase the allowable gross floor area by 0.025. This increase in
gross building area will allow the applicant to close in the carport area (Figure 2):

alhit

E
<
=
= |
¢
=
£
£
=

Figure 2 - Building Rendering

2
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Considering the modest nature of the increase request and that there is a high level of variability in
the building sizes already allowed in the neighborhood, this application is supportable.

E. Financial Implications:

There are no direct financial implications to the District of Ucluelet.

F. Options:

Staff support the zoning amendment. Alternatively, Council could consider the following:

2. THAT Council provide alternative direction to staff.

Respectfully submitted: John Towgood, Municipal Planner
Bruce Greig, Director of Planning
Duane Lawrence, Chief Administrative Officer
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Bruce Greig, Manager of Community Planning
District Of Ucluelet

PO BOX 999

Ucluelet, BC

VOR 3A0

Dear Mr. Greig
Re: Site specific zoning amendment request: 312 Pass of Melfort Place (R4)

The purpose of this site-specific application is to increase the allowable Floor Area Ratio
(FAR) for this property from 0.35 to 0.375 (an increase of 0.025) to allow for a small one car
garage.

Background

It has been our daughter Jess' dream to live and work in Ucluelet, to become part of the
community and partake in the natural amenities they have come to love. To this end we
bought the above lot with Jess ( Aug. 2017) and began the long 3 year process of planning
the home with completed structural and engineered plans (2018) followed by searching,
unsuccessfully, for a contractor, which is very difficult. This all finally started to come together
in January, 2021 when we were able to hire Bran Kirkwood, BKC Contracting and submit for
a Building Permit (BP).

At the time the plans were completed the zoning bylaw had an exemption for garage space
on the overall FAR for all single family residences including R1 and R4. The drawings
prepared at the time conformed to the bylaw and was actually 0.31 FAR, which was less
than the 0.35 FAR allowed. The plans passed the strata “Building Scheme” and matched the
other homes on the street. The plans also passed the structural part of the building permit
but did not recieve planning approval due to the new FAR restrictions as of 2020.

Zoning changes

In 2020, Council passed a zoning amendment removing the garage floor area exemption
from all Residential zoning. This zoning was subsequently amended to allow an exemption
of up to 600 sq.ft. of garage space for R1 zones only. Unfortunately this was not extended to
R4 zones which are also single family lots but of a smaller size.

An exemption to the FAR as requested would allow for a small one car garage as originally
designed and would have essentially no effect on the existing character or density of the
subdivision.

We ask that you consider these impacts to Jess' unique situation and expedite this
amendment to increase the FAR for this lot that would allow us to build the garage as
originally designed. This would be a reasonable solution in keeping with the form of the
neighbourhood and would have negligible impact to the density.
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Community Support

Pass of Melfort Place is under the Wild Pacific Cove Strata Corp. for the common property.
The lots and homes are individually owned but are subject to building guidelines. We have
the support of the Strata for this modest amendment and we will solicit support from the
immediate neighbours as well. These letters of support will be forthcoming.

Sincerely yours

Ken Bennett
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‘% REPORT TO COUNCIL
% Council Meeting: January 25, 2022

DISTRICT OF 500 Matterson Drive, Ucluelet, BC VOR 3A0

UCLUELET

FROM: DUANE LAWRENCE, CHIEF ADMINISTRATIVE OFFICER FiLE No: 4900-10

SUBJECT: UCLUELET HEALTH CENTRE INITIATIVE
REPORT NO: 22-12
ATTACHMENT(S): NONE

RECOMMENDATION(S):

That Council approve Option A, to enter into discussions with the Alberni Clayoquot Regional Hospital District
to consolidate Ucluelet’s health services into a single health facility within the District of Ucluelet.

BACKGROUND:

Council initiated the investigation into the consolidation of health services within Ucluelet in 2020. At that time
Staff investigated the possibility of either building new or purchasing an existing building that could be
developed into a Health Centre. Staff completed a preliminary costs evaluation for the project which indicated
that the total project budget for a new build would be in the neighbourhood of $10M and a renovation of an
existing building at S6M. To fund this project a combination of grants, community donations, reserve funds
and borrowing would be required.

In November of 2021, Staff reviewed the file and determined, that considering the number of other priority
capital projects that have been identified, consideration should be given to requesting the ACRHD to undertake
the project. If pursued, and the ACRHD agree to undertake the project, all costs for the purchase, renovation,
operation, and maintenance of the facility would be the responsibility of the ACRHD and the District would be
able to reallocate resources to other key projects while continuing to advance the Health Centre initiative.

ANALYSIS OF OPTIONS:

Under the Hospital District Act a regional hospital district’s purpose is to establish, acquire, construct,
reconstruct, enlarge, operate, and maintain hospital facilities.

Under the Act "hospital’ means a hospital as defined by any provision of the Hospital Act and includes an
institution or facility in the health field designated by the minister under section 49 as a health facility for the
purposes of this Act; "hospital facilities" includes laboratories, laundries and things, services and premises used
or supplied in conjunction with a hospital.

Staff sought additional clarification from Island Health to determine if the proposed facility would be
considered a hospital or hospital facilities as defined under the Act. In response, they indicated that a Regional
Health District can request and receive designation on a variety of facilities including hospitals, clinics, health
units etc. as hospital facilities. A request would need to be made to the Minister but if the ACRHD were to
make the request it is likely to be approved.

Ucluelet Health Centre Initiative Duane Lawrence, Chief Administrative O...
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As such the ACRHD, if petitioned and the board supports the petition, could take on the entirety of the project
including the acquisition, renovation, maintenance, and operation of a consolidated health facility in Ucluelet.

There are several benefits to this option.

e The District of Ucluelet would not be responsible for the purchase and renovation of the facility;

e The District reserves and borrowing capacity would not be drawn upon, increasing the District’s ability
to undertake other priority projects;

e ACRHD would not be required to undertake an electoral approval process to borrow funding to
facilitate the development of the facility;

e QOperation, lease agreements, and maintenance of the facility would be the responsibility of the
ACRHD;

e The District would not be required to dedicate personnel or operational resources to the facility;

e Any risks associated with owning and operating the public facility would not be the responsibility of
the District; and

e The District would continue to be able to advocate for support of the project from local businesses
and first nations communities.

If Council were to pursue this option, Council would need to advocate to the ACRHD Board and secure enough
votes on the board to have the project adopted. There are a number of negative aspects to this move that
Council should be made aware of.

e An additional tax levy would be anticipated from the ACRHD to cover off the capital project costs,
maintenance and operation of the facility;

e The District would have reduced input into a preferred location, design, and size of the facility;

e The facility would likely be property tax exempt.

If Council were to continue to take the lead on the development of a consolidated health centre, independent
of the ACRHD, the District would need to dedicate resources to the project within the capital budget which
would impact Council’s ability to undertake other priority projects.

The estimated cost to purchase and renovate in 2021 was S6M. Considering potential contributions from the
ACRHD of up to $1.4 M the District would need to borrow up to $4.6 M. This would be reduced by any
community contributions, grants, or allocations from reserves. If borrowing is required, assent of the
electorate would also be required. Council should also be cognisant of the rate of inflation and growing
construction costs. It is highly likely that Council could see a significant increase to the project budget as the
project details become clearer.

Engage the | Pros e ACRHD would bare all the risks associated with the construction,
ACRHD in operation, and maintenance of the facility.
the e Resources, financial and personnel, could be allocated to other
development priority projects of Council.
'\ Of 3 health e Council and Staff could continue to advocate and solicit
centre in contributions to the project.
Ucluelet e |f the ACRHD declines to take the lead, the District can continue
to pursue a consolidated health centre independently of the
ACRHD.
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Any property/building would be property tax exempt.

Reduced control of the project.

No guarantee the ACRHD would pursue the project, resulting in
further delays to move the project forward.

Implications

ACRHD property tax requisition would increase.

District would not be required to borrow for the project.

Staff time would be required to support Council advocating the
ACRHD to undertake the project.

Staff time to support ACRHD in development of the project.
Council would need to advocate within the ACRHD in support of
the project.

Continue to
pursue a
health
centre
independent
of the
ACRHD

District retains control of the project.
District would own the asset and potentially benefit from the
lease revenues.

District would be responsible for the operation and
maintenance of the building.

District would retain all of the risk associated with owning and
operating a building.

There is no guarantee that all of the space would be leased
100% of the time resulting in reduced lease revenues.

The District bares all the risk associated with increasing
construction costs.

District would need to gain assent from the electors to borrow
the required funds to build new or purchase and renovate.

Implications

The District would need to borrow funds to complete the
project reducing the capacity of the District to borrow for and
undertake other projects for the term of the loan.

Any District reserve funds allocated towards the project would
not be available for use for other projects.

Additional personnel may be required to maintain and operate
the facility.

District would bare all of the risk associated with the project.

Suggested
Motion

That Council approve Option B, to direct staff to continue to pursue
the development of a health centre in Ucluelet.

Do not
pursue the
development
of a health
centre in
Ucluelet

Staff time and resources can be direct to other council priorities.
Ucluelet health facilities can continue to provide services in
existing spaces.

Inadequacy of existing health facilities remain.

Implications

District funds would not be required to pursue or fund a new
health centre and could be used for other Council priorities.

Ucluelet Health Centre Initiative Duane Lawrence, Chief Administrative O...
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Suggested That Council direct staff to cease pursuing the development of a
Motion health centre in Ucluelet at this time.

POLICY OR LEGISLATIVE IMPACTS:

Hospital District Act

e Purpose S. 20 (1) The purposes of a regional hospital district are the following: (a) to establish, acquire, construct,
reconstruct, enlarge, operate and maintain hospitals and hospital facilities; (b) to grant aid for the establishment,
acquisition, reconstruction, enlargement, operation and maintenance of hospitals and hospital facilities; (c)to assume
obligations of any member municipality, or any improvement district not within the definition "municipality", or any
hospital corporation, or any member treaty first nation, with respect to the repayment of money borrowed and
provided for the financing of hospital projects and interest on it, or to provide reimbursement to a municipality,
improvement district, hospital corporation or member treaty first nation for money provided for financing hospital
projects that were raised or obtained otherwise than by borrowing;

o Power to hold property S. 18 A regional hospital district has, for the purpose of exercising its powers and duties, full
power to acquire, hold and dispose of property and to contract for materials and services, both personal and
otherwise.

o Tax Free Property S. 19 (2) (a) Real property owned or held by a district is not subject to real property taxation if the
real property is used in connection with a hospital project undertaken by the board of the district or by a hospital
corporation, (b)if the board of the district declares that real property owned or held by it will be used as described in
paragraph (a) at a future time, or (c)if the real property is occupied or leased by a person for a purpose for which the
property would be exempt from real property taxation under any other Act if that person were the owner.

e Requisitioning and raising of funds S. 25 (1) Annually, after the information described in subsection (9) is made
available, the secretary of the district must, on or before April 20, send to (a) each member municipality a requisition
stating the amount required of that member municipality, and (b) each taxing treaty first nation a requisition stating
the amount required of that taxing treaty first nation and the rates applied to the net taxable value of land and
improvements in the treaty lands or applicable portion of those treaty lands to determine that amount. (2)All amounts
requisitioned under subsection (1) are a debt due by the member municipality or the taxing treaty first nation to the
district, and the council of that member municipality or the governing body of that taxing treaty first nation must
provide for that debt and must pay that debt to the board on or before August 1 in the current year.

o Minister may designate health facility S.49 The minister may designate an institution or facility in the health field as
a health facility for the purposes of this Act.

NEXT STEPS

If Council wishes to engage the ACRHD to take the lead on the consolidation of health services in a single
building within the District of Ucluelet, the following steps should be undertaken.

= Council to present a request to the West Coast Community Committee requesting endorsement of
the proposal with the ACRD Board.
=  Council to engage the ACRHD board members to:
a) Increase awareness of Ucluelet’s need for improved health centre facilities
b) Re-confirm level of support in principle for the development of a consolidated health centre
in Ucluelet.
= |ssue formal request to the ACRHD to consider the development of a consolidated regional health
centre in Ucluelet
= Staff to engage ACRD staff to advocate for and assist in the development of a business case and
supporting documentation, as required, for the development of a consolidated regional health centre
in Ucluelet.

Respectfully submitted: Duane Lawrence, Chief Administrative Officer
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INFORMATION REPORT

Council Meeting: January 25, 2022
500 Matterson Drive, Ucluelet, BC VOR 3A0

FROM: BRUCE GREIG, DIRECTOR OF COMMUNITY PLANNING FILE No: 6700-20-HNA
SUBJECT: FINAL REPORT - 2021 WEST COAST HOUSING NEEDS ASSESSMENT REPORT NO: 22- 15

ATTACHMENT(S): APPENDIX A — UCLUELET HOUSING NEEDS REPORT

PURPOSE

This report is to update Council on the West Coast Housing Needs Assessment and provide an opportunity
for the project consulting team to present the final Housing Needs Report for Ucluelet.

BACKGROUND

Recent amendments to the Local Government Act obligates municipalities to develop a Housing Needs
Assessment (HNA) every five years. The deadline for the first HNA to be completed is Spring of 2022.

Housing needs reports

585.2 A local government must prepare housing needs reports in accordance with this Division.

585.31 (3) A local government must receive

(a) the first housing needs report no later than 3 years after the date this section comes into force, and

(b) every subsequent housing needs report no later than 5 years after the date that the most recent housing
needs report was received.

In October of 2020 Council provided a motion of support for an application to UBCM for a grant to partially
fund this project. Ucluelet was successful in obtaining $15,000 of funding. This project is a collaboration
with the District of Tofino, Alberni Clayoquot Regional District, Tla-o-qui-aht First Nation, Toquaht Nation
and Yuutu?itPath Government. The team of M’Akola Development Services with Turner Drake & Partners
Ltd. was selected to undertake the project. The M’Akola team presented initial findings to Council at its
September 21, 2021, meeting. The housing assessment work was completed in December. The final
Housing Needs Assessment report specific to the community of Ucluelet is now attached as Appendix “A”.
The consulting team will attend the Council meeting to present the findings, discuss possible next steps
and answer any questions.

FUTURE STEPS

This report is submitted for Council’s information and to receive the final findings of the West Coast Housing
Needs Assessment project. After the presentation from the project consulting team, Staff and the
consultant will be available to answer any questions.

Municipalities are required to update their Housing Needs Assessment every 5 years. As part of the project
scope, the consulting team will be delivering training to Staff and west coast communities to enable data
collection and updating of the assessments in years to come.

Final Report - 2021 West Coast Housing Needs Assessment Bruce Greig, Dir...
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On September 21, 2021, Council also received a Staff report and provided direction on potential steps
Ucluelet can take to address current housing issues (e.g., potential zoning bylaw changes, constructing

housing, building housing capacity, etc.). Staff will be bringing forward individual reports on those topics
in the coming weeks and months.

Respectfully submitted: BRUCE GREIG, DIRECTOR OF COMMUNITY PLANNING
DUANE LAWRENCE, CAO

Final Report - 2021 West Coast Housing Needs Assessment Bruce Greig, Dir...
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In the spirit of truth, healing and reconciliation, we acknowledge that the West
Coast Region is located within the traditional unceded territories of the hiskvii?ath
(Hesquiaht First Nation), Saahuus?ath (Ahousaht), Aa?uukvi?ath (Tla-o-qui-aht First
Nation), Yuutu?it?ath (Ucluelet First Nation), and tukwaa?ath (Toquaht Nation).

The West Coast Region also overlaps with the area governed by the Maa-nulth Final
Agreement, negotiated by the Government of Canada, the Government of British
Columbia and the Maa-nulth First Nations. The five Maa-nulth First Nations are
Yuutu?it?ath (Ucluelet First Nation), Huu-ay-aht First Nations, tukwaa?ath (Toquaht
Nation), Ka:’yu:’k’t’h’/Che:k’tIes7et’h’ First Nation, and Uchucklesaht Tribe, all
located on the west coast of Vancouver Island. The Maa-nulth First Nations
represent about 2,000 people. Maa-nulth means “villages along the coast” in the
Nuu-chah-nulth language.

This land acknowledgement intends to inform readers of the colonial history of
Vancouver Island and reminds all of us that the lands and waters are a precious

resource that hosts us and sustains our wellbeing.
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1 Executive Summary
11 STUDY AREA

This report’s scope is centred on the District of Ucluelet. Consequently, all data included in this report refers to
the District of Ucluelet except for some sections that directly compare trends to the West Coast Region and
ACRD. A map of the West Coast study areq, inclusive of its many communities, is provided below.

Figure 1.1a: West Coast Region Map

Source: BC Geowarehouse, Statistics Canada
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1.2 KEY FINDINGS

The following key themes were found throughout the data and community engagement portions of this project.

The Population of Ucluelet is Growing and Changing.

The population of District of Ucluelet grew about 21% between 2006 to 2016. Projections anticipate further growth
by 22% between 2016 and 2026 to approximately 2,245 residents. Much of this growth is driven by positive net
migration, which has been a significant factor since 2014.

Ucluelet’'s population is growing across most age cohorts, but persons aged 25 to 44 will remain the largest
population group, accounting for 41% of all residents. Seniors and Elders aged 65 and older grew dramatically
between 2006 and 2016 and will continue to be the fastest growing age cohort until at least 2026 when they
could account for 20% of the total population. Growth trends in the District of Ucluelet closely align with growth
across the West Coast Region.

Figure 1.2a: Ucluelet, Historical & Anticipated Population Distribution

Source: derived from Statistics Canada

These findings indicate a need for a variety of housing in Ucluelet that supports both the needs of older residents
and working-age residents. Specifically, an aging population presents a greater need for at home care options
and smaller housing units that allow for downsizing. Seniors and Elders are also more likely to be living with a
disability or activity limitation than other age groups and may need to access specialized health supports and
services. Many older residents live in an affordable situation but are increasingly worried about their ability to
maintain their home and property. Most are comfortable in their home for now but are concerned that limited
stock and competition for smaller units will keep them in their home for longer than they’d like to be. Older
renters especially indicated there was a need for affordable and accessible units, appropriate for those on a
limited or fixed income, particularly within the rental market.
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“Seniors can'’t afford to stay - they must leave the community to have a roof over their head that they
can afford on their fixed income.”

“Need for affordable seniors housing and low income housing (rental units) is very high.”
“Because there is not another option for them, there are some seniors who are definitely living at

a higher level of risk than they might be comfortable with. Choice becomes stay at home or leave
community - potentially a lifelong community!”

In addition to expressing a desire for small, maintainable units (though not necessarily fewer bedrooms),
many seniors and Elders responded that they would prefer to be located closer to amenities and services,
especially as they choose to drive less or are unable to operate a personal vehicle. Expanding the availability
of smaller, multi-unit housing, connected to services or transit options is vital for meeting the needs of an
older population. Vital services include those currently offered in the District of Ucluelet, like grocery stores,
pharmacies, and post offices, but also the critical health infrastructure to support an aging population like
homecare, and semi-supported living options. Zoning and land-use decisions that prioritize multi-unit and
smaller, denser housing with public and active transportation infrastructure would support the growing needs
of seniors, as well as many other population groups.

Addressing seniors’ and Elders’ housing not only benefits that demographic, but younger ones as well. If
seniors or Elders move out of their existing accommodations, their homes become available for upcoming
generations who may not be able to afford a new dwelling but are willing to invest over time in an older, more
affordable home. Young families in particular struggle to find appropriate rental or ownership opportunities
that meet their needs and many are considering moving to other communities as a result.

“We share a space with two other people but want our own space
so we can think about starting a family.”

“The most significant issue is my desire to move in with my partner and have a family. Currently there
is a lack of affordable housing for sale. As a professional living in Ucluelet, I would hope one day to be
able to purchase a home, raise a family, and continue teaching in this community.”

Need for Affordable Rental Housing

There is a very real and drastic housing supply shortage across the District of Ucluelet, especially for affordable
rental options. According to the 2016 Census, 30% of households in Ucluelet are renter households, a much
higher proportion than what is normally observed in smaller communities, partially due to the disproportionate
number of younger workers employed in the tourism and hospitality sectors. The renter population actually
decreased between 2006 and 2016, but as housing prices increase, it is anticipated that renter households will
become more frequent. Throughout the engagement process, the cost, availability, and condition of rental
units were some of the most common concerns identified by participants. Many residents indicated that
the reduced availability of long-term rentals is impacting the social, economic, and cultural fabric of their
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community and if they are not struggling themselves, most have friends or family who are unable to find a
stable and affordable rental situation. Forty-nine percent (49%) of renter respondents who responded to the
community survey indicated that their current housing costs were unaffordable to them.

Figure 1.2b: District of Ucluelet Renter Responses, Are your housing costs affordable?

Source: Community Housing Survey

Renter households are more likely to be in an unaffordable housing situation largely because they tend
to earn significantly less income than owner households. In 2016 the median renter household earned just
$45,000 compared to the median owner household that earned $72,000. However, the cost of renting is
rarely significantly cheaper than the cost of owning. Renter respondents to the community survey reported
spending slightly under $1,600 each month on housing and owners only spent around $1,750. Consensus,
confirmed through stakeholder engagement, is that renters face elevated levels of housing hardship in the
District of Ucluelet.

“Wages are not bad here, but rents are astronomical. We’'re talking shared bedroom
situations for $2,250 a month!”

“I personally... have a rental that is secured and somewhat affordable,
but I feel like I've won the lottery”

“Being a renter in Ucluelet is a very uneasy feeling. If something were to change for my landlord, [ am
pretty sure I would have to leave the community because the housing shortage is so high. It is uneasy
to connect to a place where you feel like you probably don’t have a future because it is so expensive
to buy, and rentals are unreliable. I have a major concern about the community being able to house
essential workers. It makes me sad.”

“I was raised in Ucluelet and I am actually a true local. I have found myself and family almost homeless
twice over the past 3 years due to lack of housing available... It is frustrating and sad for the families
who have lived her longer than anyone to be left in this situation. I feel like I am constantly on edge
knowing my landlord can sell any minute or make a vacation rental.”
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Tourism and hospitality sector employees, especially those in seasonal positions, were identified as a
subsection of residents facing disproportionate housing challenges. Many positions are in retail and service,
are not full-time, and pay less than other sectors. Staff in this category are in direct competition with short term
rentals as communities need the most workers when demand for tourist accommodations are the highest.
Many employers attributed staff shortages to the lack of affordable rental supply and 86% of respondents to
the tourism and hospitality survey conducted as part of this study agreed or strongly agreed that housing was
a barrier to living permanently on the West Coast.

Figure 1.2c: Tourism and Hospitality Respondents, Housing Is A Barrier to Living on the West Coast Permanently

Source: Tourism and Hospitality Survey

“There needs to be a cap on airbnbs. Ukee has a 0% rental market and it makes it impossible for
families to live and make a living here.”

“Several have been forced to move (or leave town) when a property sold or was renovated and
turned into an airbnb or short term rental. It affects your sense of community when houses in your
neighbourhood are not lived in by residents, or sit empty for a large part of the year”

“Air BNB needs to be less convenient for everyone! $150 a year to operate an airbnb is unacceptable,
that cost needs to be much, much higher (~$10,000) and the funds allocated to affordable housing /
community needs.”

Interviewees frequently remarked that fully employed people were increasing living in tents, cars, and
RVs as a result of reduced rental availability. Often, before affordability was mentioned, supply was
emphasized. Even for those who could afford typical rental rates, housing was simply not available.

“My niece has been trying to find an affordable space for months. My young adult came to me saying at

this rate [ am going to be living at home forever. My teen is [ might as well not even bother considering

moving out. The price for rent is nuts and unreasonable even if there is any rental available.”
“Would love to set some longterm roots in this community but have been playing musical chairs with
housing rentals since living here. [ paid $1000+ to live in a moldy converted garage because “that’s
what you have to do in this town” for housing.”
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Sales Prices are Rising, and Homeownership is Increasingly Out of Reach for Many

The vast majority of survey respondents and every key informant highlighted how rising housing costs are
putting home ownership opportunities further out of reach for more and more people. While the availability
of affordable rentals remains the most pressing concern for many, owner housing prices have also increased
dramatically in the last ten years. Adjusted for inflation, median dwelling prices in Ucluelet are up 101% since
2011. The median single-detached home sold for nearly $700,000 in Ucluelet in 2020.

Figure 1.2d: Historical Median Dwelling Prices (2020 dollars), Percent Change '11-'20

Source: BC Assessment

Key informants routinely pointed out that accessing housing is becoming more difficult for everyone, not just
those looking for rental units. Anecdotal evidence collected through engagement indicates that increasing
cost trends have been amplified by COVID-19 as wealthy homeowners realize that they can work remotely
in a scenic destination rather than in a bigger city. These wealthy purchasers are contributing to rising costs
throughout the West Coast, but most dramatically in Tofino and Ucluelet. Increasingly, highly-educated
community members with well-paying full time jobs are unable to afford the elevated cost of housing or are
taking on debt they may be uncomfortable with.

“I know several people who lack long term, reliable, affordable housing. Some have families, some are
seniors, some are youth. Many have lived in the community for years, some have built businesses, and
all volunteer and contribute to the community. We don’t want to lose these people!!!”

“Purchased a home larger/more expensive than needed because there were not a lot of options.
Cannot help feeling guilty for taking up space that could be used by a family or even two. We are also
spending more than we would like to maintain the house”
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“My husband & [ would love to set roots in this town, but unfortunately with the average price of
housing being around $800,000 that’s never going to be possible. We even considered buying a new
trailer but with the mortgage + pad rental $400 + monthly bills, it would be a struggle in the winter

time to pay bills since we both work in restaurants.”

“Middle to upper income working families can no longer afford to own their own home in Ucluelet.”

Acomparison ofincomes and dwellings for sale in 2015 and 2020 shows how the cost of housing has dramatically
exceeded growth of incomes. In 2015, a first-time home buyer household with an income of $70,000 could likely
afford the estimated mortgage of 57% of homes for sale across the West Coast. The same income could only
afford 26% of dwellings sold in 2020. A household with an income of $100,000 could afford 68% of dwellings in
2015 and only to 39% of dwellings in 2020.

A similar assessment of the purchasing power of the median income in the District of Ucluelet indicates that
the gap between the median home price and what might be affordable to a household earning the median
income is growing. Given regional trends, it is very likely that 2021 will be the most expensive year on record.

Figure 1.2e: Ucluelet, Median Home Cost vs Estimated Affordable Home Cost

Source: derived from BC Assessment & Statistics Canada

Many respondents seem resigned to leaving Ucluelet in order to find stable housing or enter the ownership
market. Some fill essential positions, and others had hoped to start and grow their families in the District. The
rising cost of ownership and challenging rental market is indisputably changing who gets to live in Ucluelet
and who doesn't.

“I have to move soon and there are zero options for me and my family. My children are thriving in this
community and we will likely have to leave due to lack of affordable housing.”
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“As a teacher in this community, it is my hope that affordable housing will be available for purchase so |
can raise a family and remain in this community.”

“I'am an RN at the hospital, and I have lived in Ukee for 17 years. I have always thought I'd live here and
buy property. But the way the housing is I fear I'll have to leave town to buy a property.”

“I will probably have to leave the community. I have a well-paying job, but due to expenses rent,
student loans, gas, groceries etc.... How can a single professional ever afford to live here if they did
not come from money, or didn’t have debts prior to being here like student loans? I can barely afford
rent, let alone a mortgage... I can barely put money away every month because I'm too worried about
making ends meet.”

Non-Market Housing is Critical in the District of Ucluelet

Housing developed though the private market can alleviate immediate issues for many priority populations
including seniors hoping to downsize and higher-income families unable to find appropriately sized units.
Additional stock can slow down increases in the cost of renting, but market approaches are not capable of
providing the perpetual affordability, services, and resident-restricted units that many across Ucluelet need
now or may need in the future. Most new development is likely to be done through the private market, but
unless substantial new stock arrives in a short period of time, any new market units are likely to remain at
prices that exacerbate concerns around affordability. Non-market housing is critical to meeting the needs of
working families, single-income households, and anyone with less than an above average income.

“If you're in hospitality or business in Ucluelet and you don’t have housing
you are at the mercy of the market.”

“There is a need for housing across the housing spectrum. We need emergency shelter housing,
affordable rent controlled options, places specifically for short term seasonal workers (staff housing,
longterm campgrounds etc) and for long term folks in a range of living situations ie single, two
bedroom and multi-bedroom family homes.”

“Lower income people can’t compete in the current market and don’t have stable places to live,
we need to put regulations and safeguards in place.”

Not all non-market housing options contain supportive elements. Often called secured affordable housing,
new units can be secured at affordable rates through covenants or agreements with senior government. These
units are typically facilitated by non-profit or senior government providers, but local, regional, and Indigenous
governments are key facilitators of development. Within the West Coast Region, the District of Tofino, through
the Tofino Housing Corporation is already directly contributing to the development of non-market housing
units, though informants suggested there needs to be many more units available to residents to make a
significant difference.
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Non-market housing difficult to develop, not only because of community perceptions about below market
housing, but also because of limited funding and appropriately serviced and sited land. Given limited land
availability, Ucluelet should consider prioritizing non-market development whenever possible though further
partnership and support of non-profit developers and operators, and regulatory tools like inclusionary
zoning. Non-market units are one of the only ways to secure affordability in the face of unprecedented
market pressures. Increasing non-market stock is key to providing safe, affordable, appropriate housing to
the residents of the Ucluelet.

“We need to set aside 25% of all development as non-market and set up a land trust.”

“Non-market housing options need to be promoted, particularly with regards to
business community supported models.”

“Build affordable housing intended for people living and working in the community. Nothing wrong
with tourism as a means of making a living on the coast, but without affordable housing for all
residents, how can a community thrive”

“Low income affordable housing built well and set aside for local people to buy - Whistler has done this
and so can we! Stop talking about it and just DO IT!”

Regional Collaboration is Key to Addressing Housing Challenges

Throughout the engagement process and across all communities it was clear that housing need on the West
Coast is a subject about which people are passionate. Non-profits, health sector employees, local government
representatives, tourism and hospitality sectors, and community advocates understand the issues and are
working hard to address them. This report is intended to support and supplement the already important work
being undertaken and help local governments direct their resources appropriately.

In addition to comments on areas of housing need, many community members and housing actors brought
up alternative housing options and tools that could be implemented at the local government level. Most
respondents were generally supportive of increased density and smaller housing styles in appropriate areas
and informants suggested cooperative housing models, land trusts, and seniors housing clusters as potential
methods of improving availability, affordability, and market stability.

All participating governments expressed interest in collaborating to expand non-market housing across the
region. The District of Tofino already funds non-market interventions and Yuutu?it?ath, Toquaht Nation, and
Tla-o-qui-aht First Nation are providing a form of non-market units to many of their Members and Citizens.
Collectively leveraging available resources, land, and funding opportunities can enable operating efficiencies,
faster development timelines, and help participating communities meet their housing needs.
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“We each have something we could contribute together. There is an opportunity for
collaboration that benefits all communities.”

“We need a committee or working group with representatives from these communities

to start. Whether that is technical, staff, or political representation. Some sort of regular

committee to address growing demand and work together to keep up and use land and
resources appropriately and efficiently.”

“There is enough demand - working together with urban planning to build a new subdivision
we could help our community and others.”

1.3 RECOMMENDATIONS

The following key recommendations emerged through the Housing Needs Report process. They respond directly
to the findings identified in the Report and attempt to recognize the ability and limitations of local government
scope and policy approaches. The District of Ucluelet is already supporting some of these recommendations
and should continue to monitor progress moving forward. Key recommendations from this study are:

j—

Promote and Protect Housing Affordability in the Market
Work with Partners to Expand Non-Market and Supportive Housing Options
Address Growth in Population Aged 65 Years and Over

Manage Growth

o N w N

Deepen Housing Partnerships and Educate Residents

Promote and Protect Housing Affordability in the Market

Affordable market housing options are very limited in the District of Ucluelet. Costs of owning and renting are
consistently increasing and many residents are struggling to find adequate housing, especially adequate
rentals. When appropriately sized units are available, many exceed a price that is considered affordable or are
reported to be substandard condition, putting a prospective tenant into Core Housing Need. Ucluelet is facing
a critical shortage of rental and other affordable units.

Additional rental options will not, on their own, solve housing affordability concerns across Ucluelet. Market
development is very expensive, water and servicing capacities are already limited, and land appropriate for
denser, rental-tenure developments is scarce. Despite these challenges, more available units in the market
can alleviate immediate issues for many priority populations including seniors hoping to downsize, full-time
employees in essential services, and families unable to find appropriately sized units. Additional stock may
slow down increases in the cost of renting, but market rentals are not capable of providing the services, deep
affordability, or resident-restricted approaches that many across Ucluelet need now or may need in the future.
Policy tools in this section should incentivize and regulate the construction of new market units in the District
of Ucluelet.
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Priority Action Appropriate Local Government Tools or Policy Levers

Develop a working .
definition of “secured
affordable housing”

A definition of secured affordable housing can articulate the types of units

a community is looking to attract through market and non-market buildout.
Affordability is typically tied to income and secured refers to the length of time
the units will be offered at that rate, often regulated though covenant or housing
agreement.

A common definition of affordability is that rents will not exceed 30% of 80% of the
median monthly household income for the community.

Consider incentives that ~ «
encourage developers to
include “affordable” units

in market developments

If a developer commits to holding a certain percentage of new rates at an
affordable rate for an established time period (secured by legal agreement) they
would be eligible for fee reductions, parking relaxations, and additional height or
density.

Rather than provide new units, a developer may instead choose to contribute
to an Amenity Reserve Fund that should be used to fund additional affordable
development within the community.

Encourage partnership with non-profit housing agencies to manage new
affordable units created through incentive programs.

Continue to support education around Canada Mortgage and Housing
Corporation programs, including Rental Construction Financing Initiative.

Consider inclusionary .
zoning to mandate

affordable units in all new
residential developments
that exceed a certain size

Typically through density bonusing policies, inclusionary zoning is usually triggered
by a rezoning process.

« In the event that additional density or height is being considered, mandate that

a certain proportion of new units made possible by additional density be held
at an affordable rate by the developer or managed by a non-profit housing
organization.

Identify lands that could -
be used to support
affordable housing

Collaborate with regional, senior, and Indigenous governments to identify lands
that could be used to support these goals.

Consider prezoning lands for rental only development.

Continue to monitor .
prevalence of short-term
rentals (STRs)

Continue to monitor and regulate spread of STRs, especially if accessory dwelling
units are encouraged.

Consider restricting residential zones in which STRs are permitted, amending
zoning to permit new STRs only through temporary use permit, or permit only a
certain number of STRs at any given time.

Encourage development -
of purpose-built rental
and smaller and denser
units in all residential
areas

Consider including language that supports purpose-built rentals and appropriate
density in all zones.

+ Where appropriate and subject to servicing, continue to review and consider

further relax restrictions on accessory dwelling units, especially accessory
dwellings that are to be used as permanent rental options.

o Educate and encourage development of accessory dwelling units, where permitted.

Where appropriate and subject to servicing, encourage row house, townhouse,
duplexes and other denser, multi-family options in single family residential zones.
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Work with Partners to Expand Non-Market and Supportive Housing Options

Though difficult to build and support in many rural areas, non-market and supportive housing options will
be critical to providing stable and appropriate options to many residents of the District of Ucluelet. Many key
informants indicated a need for more supported housing options for those who need, or will need, housing with
integrated health services and especially below-market rental or resident-restricted options for individuals,
families, and seniors who are unable to find housing that meets their needs in the market.

Not all non-market housing options contain supportive elements. Often called secured affordable housing,
new units can be secured at affordable rates through covenants or agreements with senior government. These
units are typically facilitated by non-profit or senior government providers, but local and regional governments
are key facilitators of development. The District can support non-market projects by facilitating applications,
coordinating on land acquisition, helping to build capacity, and sharing expertise. Through regional partnership
there is also an opportunity to directly support and even lead the development in new non-market units. Non-
market stock is key to providing safe, affordable, appropriate housing to the residents of Ucluelet.

Priority Action Appropriate Local Government Tools or Policy Levers

Expand non-market housing « Continue to support applications to BC Housing and CMHC funding programs.
options Leverage grant funding with partnering organizations where possible.

« Consider partnering regionally to create a non-market housing developer and
operator whose scope would encompass the entire West Coast Region.

Facilitate non-market « Consider collaborating with regional, senior, or Indigenous governments to
development on identify land that could be used to support these goals.
underutilized and vacant

+ Develop a regional or local land acquisition and disposal strategy that targets

land acquisition of lands for the purposes of affordable housing.

Continue to directly fund and + Regularly implementing and regularly updating a Community Amenity

supporting non-market and Contribution (CAC) policy to enable the District to capture additional
affordable housing options community value from new developments.

Explore Regional Housing « Action on affordable housing enjoys broad support in Ucluelet. An affordable
Service to increase available housing service bylaw can leverage that support to provide direct funding for the
funds for affordable housing provision of affordable housing.

+ In partnership with municipal and Indigenous government members of the ACRD,
explore developing a Regional Housing Service to increase local funds for affordable
housing and housing supports.

Example: Cowichan Valley Regional District, Cowichan Housing Association
Annual Financial Contribution Service Bylaw — CVRD Bylaw No. 4201, 2018.

Example: Comox Valley Regional District, Comox Valley Homelessness Supports
Service Bylaw — Comox Valley Bylaw No. 389, 2015

Work with Municipalities and  « Continue to support the efforts of local and regional partners to count and
Indigenous Governments provide shelter for unhoused residents.
to expand support for

 Support emergency housing projects where appropriate.
unhoused residents
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Address Growth in Population Aged 65 Years and Over

Consistent with national trends, the population of Ucluelet is aging. Between 2006 and 2016 residents over the
age of 65 were the fastest growing population and projections anticipate further growth in older cohorts. These
findings indicate a need for housing across Ucluelet that supports the needs of older residents. Specifically,
there is a need for more housing that is affordable and accessible for those on a fixed income, particularly
within the rental market. An aging population presents a greater need for at home care options and smaller
housing units that allow for downsizing. Seniors are also more likely to be living with a disability or activity
limitation than other age groups and may have to pay for all household expenses on a fixed income. Many
seniors that participated in the study indicated that if smaller, ground-oriented units became available in their
community, they would be able to downsize and free up more single-detached stock for younger families.

Priority Action Appropriate Local Government Tools or Policy Levers
Enhance support services « Consider ongoing communication with Island Health to discuss existing and
aimed at seniors and Elders desired services for District of Ucluelet residents.

« Advocate for housing that includes supportive or semi-supportive elements
(e.g. meal service, integrated health services, cleaning services, etc.)

« Support senior clusters or co-housing/co-op initiatives where appropriate.

« Advocate for BC Transit service in coastal communities to improve
accessibility.

 Support the development of accessible pathways and trails to improve
community connectivity

Support non-profit societies  « Provide information on non-profit development and ongoing or upcoming
that directly address seniors’ projects.

housing needs + Direct seniors’ organizations to available resources and organizations like the

BC Non-Profit Housing Association.

Encourage development « Where appropriate and subject to servicing, consider further relaxing
of smaller, multi-family, restrictions on accessory dwelling units, especially moderately-sized accessory
accessible units dwellings that add rental units.

« Where appropriate and subject to servicing, encourage row house, townhouse,
duplexes and other denser, multi-family options in single family residential
zones.
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Manage Growth

The population of Ucluelet is expected to grow to more than 2200 residents by 2026. Anecdotal evidence
collected from key informants indicates that migration from the higher-value markets is occurring at an
increased pace, driving up prices and demand for services across the community. As working from home
becomes normalized, Ucluelet may also experience growth in “amenity migrants” who are attracted to the
area because of access to outdoor amenities, and other quality of life factors. Managing new growth while
enhancing affordability is key to meeting the needs of community residents.

Priority Action Appropriate Local Government Tools or Policy Levers

Align land-use, transportation, « Especially important when considering development of land for

and service planning goals to affordable housing projects. Land is an important asset but be wary of
promote affordability and growth in properties that do not align with long-term transportation and service
designated areas that are suitable planning goals as this will increase long-term costs.

for development and/or located

] « Align land use decisions with Official Community Plans.
close to services

When possible, keep settlement + Continue to explore and encourage denser and more diverse housing
compact, protect the integrity of types where appropriate.

rural and resource areas, protect
the environment, and increase
servicing efficiency

« Encourage siting of new housing along transit or active transportation
routes or as close as possible to existing services.

« Partner regionally to direct new growth to most appropriate areas.

Deepen Housing Partnerships and Educate Residents

Advocacy and education within Ucluelet and to other levels of government is an ongoing, and often unsung
aspect of addressing affordable housing. Local policy tools are limited, and the Provincial and Federal
governments are primarily responsible for the provision of affordable housing. However, local and regional
governments are routinely the best positioned to address housing need and the most aware of specific needs
and service gaps. The District of Ucluelet and its Municipal, Regional, and Indigenous government partners
play a key role in building awareness of need and acceptance of new housing among residents, and can
continue to coordinate and collectively build on incentives, regulations, advocacy, and education initiatives.
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Priority Action

Continue to expand
regional housing
involvement

Appropriate Local Government Tools or Policy Levers

« Explore establishing a regional housing working group with representation from the
ACRD, municipalities and Indigenous governments.

« Continue to encourage regional partnerships for housing studies, including future
assessments, a Regional Housing Strategy, and potential Regional Housing Service
Bylaw.

« Consider developing a Regional Land Acquisition and Disposal Strategy that
identifies and prioritizes properties most appropriate for affordable housing.

« Partner regionally to acquire new datasets that track seasonal residents and visitors.

+ Work with the ACRD, other municipalities, Indigenous governments, and regional
and local service providers to identify opportunities for resource sharing, site
identification, and other land use planning activities. This could include funding a
regional housing authority that collectively develops and operates units for West
Coast communities.

Advocate for increased
support from senior
levels of government

« With municipal and Indigenous partners, continue to leverage grant funding
opportunities where possible, and advocate for increased housing funding and tools
for non-profit developers and local and regional governments through Union of BC
Municipalities and Federation of Canadian Municipalities.

« Explore opportunities to collaborate with senior government to make pockets of
developable land available for disposal for affordable housing

« Maintain awareness of Canada Mortgage and Housing Corporation research
funding that could potentially encourage local innovation.

Support non-profits
and other agencies
who are bearing much
of the cost of housing
service delivery

« Continue to advocate on behalf of these organizations

- Identify and consider participating in regional housing tables or networks that
include service providers and non-profit housing agencies.

« Consult with non-profit service agencies when developing new housing policy.

Educate residents on
the value of affordable
housing

« Work with community partners to address stigma around non-profit and supported
housing.

« Support the development of education materials for the public to help build
knowledge in the region about the opportunities available to address housing need.

+ Share findings of the Ucluelet Housing Needs Report with regional partners and the
public on the District of Ucluelet webpage and social media platforms.

Example: Comox Valley Coalition to End Homelessness, Affordable Housing Benefits
Everyone Project - https://[www.cvhousing.ca/affordable-housing-benefits-everyone-
project/
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1.4 ENGAGEMENT ACTIVITIES

As part of the West Coast Housing Need and Demand Study, the project team conducted a number of in-
person and online community engagement sessions between July to October 2021. In addition to the two
community surveys highlighted below, engagement activities included key informant interviews, focus groups,
council presentations, and a specific community survey for workers in the hospitality sector. Formats and
methods varied, but in general, semi-structured interviews and focus groups were conducted with individuals
across a broad range of housing related groups, such as:

« Non-profits and other social service providers involved in providing emergency shelter and housing
navigation support, as well as support services to provisionally housed or other at-risk populations

+ Municipal staff and elected regional and local officials

« Housing advocates

« Non-profit housing organizations, corporations, and non-market housing developers
« Private sector real estate agents and property developers

« Economic development agencies, business improvement associations, and tourism development and
promotions agencies.

All quotes that appear in this report are from residents of the District of Ucluelet that participated in the
engagement process. Included quotes appear as they were entered, with only minor edits for clarity. Unless
otherwise indicated, any emphasis was added by the respondent. For a full breakdown of these engagements,
see the Engagement Summary Appendix of this report.

Community Survey Response Profile

The project team developed and distributed two community housing surveys that were designed to fill
quantitative data gaps and capture housing experiences from as many residents as possible throughout
the study area. The West Coast Community Housing Survey was made available to residents of the District
of Tofino, the District of Ucluelet, and Electoral Area ‘'C’. The West Coast Indigenous Community Survey was
made available to Citizens and Members of Yuutu?it?ath, Toquaht Nation, and Tla-o-qui-aht First Nation. The
two surveys asked many of the same questions, but additional questions were added to the Indigenous survey
as all participating Governments provide housing directly to their Citizens or Members and needed additional
information to inform those activities.

In total, the surveys collectively received 579 responses from individual community members throughout the
West Coast Region. Although this accounts for less than 10% of the total study area population, it represents
an extraordinary response over such a short time. This can be taken as an indicator of the importance and
awareness of local housing issues.

Of the 579 respondents, 239 (41%) indicated they were residents of the District of Ucluelet. The following graphs
break down responses from Ucluelet residents by key topics.

+ More than half of respondents (62%) were younger than 50. About 28% were under 30 to 39 years old.

« The median before-tax income of respondent households was between $70,000 to $89,999 per year.
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« The greatest share of respondents (40%) were couples without children. Twenty-six percent (26%) were
couples with children and 16% were single persons.

« Most respondents (56%) lived in a single-detached home. Fourteen percent (14%) lived in an accessory
dwelling unit.

« The median reported housing cost is slightly more than $1,500 per month.

« The maijority of respondents (73%) indicated their housing met their needs. Twenty-two percent (22%)
indicated it did not. For renters however, 49% reported their current housing situation was unaffordable and
44% said their current home did not meet their needs.
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Response by Housing Meets Need

® Meets housing needs mDoes not meet housing needs I'm not sure
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1.5 EXISTING POLICY ENVIRONMENT

Ucluelet Official Community Plan

In 2011, the District of Ucluelet adopted its most recent Official Community Plan (OCP). The OCP sets out a land
use framework that is accessible, inclusive, and aligned with the community’s vision for the future. It considers
the specific context of Ucluelet with respect to its neighbours, its unique geography, and its infrastructure
limitations.

The OCP helps the community achieve its vision through specific policies that will guide decisions on planning
and land use within Ucluelet’s boundaries. It is contextualized by key technical inputs on housing, transportation,
the environment, infrastructure, community character, and the economy, as well as extensive community
consultation. These inputs are the basis for the objectives and policies that are meaningfully rooted in Ucluelet’s
local community context and determine how the District develops.

Importantly, the OCP lays out objectives and policies related to housing overall. These housing policies include:

Section Policy

Affordable Housing Increase the number of affordable housing units in Ucluelet by encouraging mixed
3.b..2 land uses in the Village Square, seniors’ housing, small lot single family housing, and
secondary suites.

Affordable Housing Continue to offer density bonuses in exchange for the provision of affordable housing
3.5.i4 units in multiple family and comprehensive developments.

Affordable Housing Use comprehensive development zoning to promote rental housing development and
35..8 accommodate special needs housing development, guest house accommodation, and

the provision of housing for seasonal workers.

Affordable Housing Continue using inclusionary zoning regulations that require affordable housing in new
3.5..10 multi-family developments.

Affordable Housing Encourage private, non-profit, and co-operatively run housing units.
3512

Residential — Single Continue to acknowledge the role that single family housing plays in terms of appeal
Family and lifestyle choice and encourage sensitive intensification (e.g. smaller lots, secondary
3.5.iii.l suites, coach houses, bare land strata) where appropriate.

Residential — General Cluster residential units to preserve natural areas where possible.
3.5.v.3
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The District of Ucluelet is currently in process of updating their OCP. Council reviewed the draft OCP in November
2021. The OCP’s housing policies continue to promote most of those included in the existing 2011 version, but
with notable additions like discussions surrounding short-term rental properties. New policies include (but
may change after staff amendments):

Short-Term Housing
Action Plan
3.131(A)

Section Policy (2020 Draft OCP)

Continue the program to actively monitor and enforce short-term rentals.

Short-Term Housing
Action Plan
3.131(C)

Identify and explore the feasibility of creating temporary seasonal employee housing on
at least one municipally-owned property.

Short-Term Housing
Action Plan
3.131(E)

Amend the zoning bylaw to ensure that the first rental unit on single-family residential
lots is for long-term tenancy, with any additional short-term rental uses to depend on
the continued existence of the long-term rental.

Short-Term Housing
Action Plan
3.131(K)

Develop a municipal Affordable Housing Strategy — identifying the best focus of
municipal resources when addressing housing issues.

Affordable Housing
3.143

Rezoning applications involving more than five dwelling units shall provide a statement
describing the affordable housing components achieved by the proposal.

Affordable Housing
3.144

The District does not support strata conversion of previously-occupied rental housing
units.

Affordable Housing
3.146

Work with regional First Nations and housing providers to identify where opportunities
may exist to support and/or partner on meeting all community housing needs.
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2 Demography
2.1 POPULATION

Historical Population

Canada'’s residents are aging. Many are entering their retirement years in large quantities, often unmatched
by growth in young people due to declining birth rates (often resulting in shrinking youth cohorts). This is
especially widespread within rural communities and small municipalities.

The West Coast Region, including the District of Ucluelet, deviates slightly from the isolated growth among
senior cohorts. Instead of a shrinking youth and young adult segment, the West Coast demonstrates general
growth (albeit at a slower pace than for older person totals).

Figure 2.1a highlights the total population for the District of Ucluelet in 2016 by age cohort, the proportion of
each age cohort compared to the total population, and the percent change in population from 2006 to 2016.
The figure provides the same information for the West Coast overall for comparison.

Readers may notice that the figure’'s numbers differ from than those posted on the Statistics Canada website;
adjustments have been made to Statistics Canada data to reflect Census undercounting.

Figure 2.1a: Total Population & Age Cohorts '16 and Percent Change '06-'16

Source: derived from BC Statistics and Statistics Canada

From 2006 to 2016, Ucluelet’s population grew about 21%, due to growth across most age cohorts. Only the 15 to
24 year cohort shrank during that time.

Total persons aged 25 to 44 had the greatest absolute growth with an increase of 195 people (39%), while
seniors 65 to 84 years of age had the highest percent change at 86% (90 people). Noteworthy is the rise in total
youth, expanding 26% (235 to 295) — faster than West Coast overall.
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Indigenous Population
In 2016, about 150 people identified as Indigenous in Ucluelet, or about 9% of the total population.

Off-reserve Indigenous peoples are often younger on average than the total population; there are higher
proportions of children or young adults. Figure 2.1b illustrates the share of Indigenous people relative to the
total population across each age cohort.

Figure 2.1b: Ucluelet, Total Indigenous Population & Share of Total Population, 2016

Source: Statistics Canada

Historical Migration (Regional District)

Statistics Canada reports on historical components of demographic growth, which refers to the in- and out-
migration of people, whether within Canada’s or British Columbia’s borders, or between countries. Figure 2.1c
summarizes these components, whose detail is only available for geographies as small as a Census Division
(i.e. regional districts). Consequently, the vertical bars represent the cumulative impact of these in- and
out-flows on the Alberni-Clayoquot Regional District (ACRD), while the dotted line indicates the net change
in ACRD population from migration during a given year. Readers can find definitions of each term below in
the Glossary section.
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Figure 2.1c: ACRD, Net Migration of People

Source: Statistics Canada

Over the last two decades, the ACRD fluctuated between negative and positive net annual migration. Overall,
Alberni-Clayoquot welcomed about 1,740 more people than it lost over the last two decades (or about 30

between 2006 and 2016). Substantial gains occurred within the last half decade, attracting nearly 2,170 people
since 2015/2016.

Over the last two decades, the ACRD reported that there were about 100 more births than deaths. Recent
trends indicate that net natural population change is trending downwards (shown in Figure 2.1d), a result of
aging populations. Net negative natural change will undoubtedly have implications for future regional and
local age distributions, as well as how they are housed.

Figure 2.1d: ACRD, Net Natural Population Change (Births minus Deaths)

Source: Statistics Canada
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Although detailed migration and natural population change data is unavailable at the municipal level, it is
reasonable to anticipate that some of these trends would exist within the District of Ucluelet. Especially the
elevated rates of in-migration as people/households appear to be choosing the small-town coastal lifestyle.

Persons with Disabilities (British Columbia)

Statistics Canada released its 2017 Canadian Survey on Disability in 2019. This report, and its dataset, offers
national and provincial insights into the prevalence of disability across Canada, including the type and severity
of a disability, as well as the economic circumstances for persons with one or more disabilities. Unfortunately,
data representing more granular geographies like Ucluelet are not available, meaning discussions must
remain at the provincial level.

The 2017 survey classifies a disability as falling within one of eleven categories: pain, flexibility, mobility, mental
health, seeing, hearing, dexterity, learning, memory, developmental, or unknown. Most Canadians with a
disability had more than one type. Of the 6.2 million Canadians with disabilities aged 15 years and over:

* 29% had one type;
« 38% had two or three; and

» 33% had four or more.

In 2017, 926,100 British Columbians aged 15 years old or older reported having at least one disability, or about
25% of all residents in that age cohort. If the same proportion applied to the District of Ucluelet, that would
mean about 380 residents could be living with a disability.

Figure 2.1e: % of Population w/ 1+ Disability by Age Cohort, British Columbia, 2017

Source: Canadian Survey on Disability 2017

As residents age, the prevalence of disability increases. Statistics Canada reported that 42% of persons aged
65 or older had a disability. The rate of disability rises almost 10 points for those 75 or older. This increased
prevalence among older cohorts is particularly important as said cohorts have historically and will continue to
represent greater proportions of the overall population.
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Overall, pain, flexibility, and mobility are the most prevalent types of disabilities (64%, 42%, and 41% of people
experience either type, respectively). All three are most prevalent in older age.

Figure 2.1f: % of Disabled Persons w/ Specific Disability Type by Age, British Columbia, 2017

Source: Canadian Survey on Disability 2017

Mental health is next most prevalent (33%), with significantly higher prevalence among young adults. About
62% of people 15 to 24 years of age reported having mental health difficulties. The prevalence decreases
across older cohorts.

The prevalence of disability highlights the importance of appropriate, accessible housing. In many cases,
a dwelling’s condition/layout does not match the needs of moderate to severe disabilities, impacting an
individual and/or a household’s quality of life.

Anticipated Population

Population projections use what is known as the “Shift Share” method to anticipate population growth within
each 5-year age cohort. The model considers the historical population change of each community (measured
as a proportion of the West Coast’s population), and adjusts these changes using BC Statistics’ West Coast
Community Health Service Area (CHSA) projections. Greater detail about the projection method is available
at the end of the Glossary.

Figure 2.1g illustrates the historical and anticipated numerical changes to the Ucluelet population in 2006, 2016,
and 2026. Figure 2.1h indicates what percent change each cohort group could expect to experience from 2016
to 2026. Results are limited to 2026 to reflect both the requirements set by BC Housing Needs legislation and
the fact that projection results become increasingly inaccurate over longer periods.
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Figure 2.1g: Ucluelet, Historical & Anticipated Population Distribution

Source: derived from Statistics Canada

Projections suggest that Ucluelet’s population may rise at about its historical pace over the near future, with
anticipated growth of 22% from 2016 to 2026. Like historical trends, total population growth should be spread
out across several age cohorts. The exceptions are total people 45 to 64 years old dropping 18% and total
young adults (15 to 24) remaining the same.

Greatest growth could again occur among seniors, increasing 107% (210 to 435) over ten years. Our estimates
suggest that this cohort may already be 320 people large in 2021. The largest age cohort (those 25 to 44)
should see substantial growth over ten years, rising 35% or 240 people.

Figure 2.1h: Total Population & Age Cohorts '26 and Percent Change '16-'26

Source: derived from Statistics Canada

It is important to note that, like any projection method, the Shift Share is imperfect. Using West Coast CHSA
level projections as a means for calculating local outcomes does result in outputs that are influenced by high
level trends that may over- or under-estimate the local reality. Nevertheless, using the West Coast CHSA as a
reference geography provides a buffer for local projections, avoiding spiralling trends that could occur without
consideration of external influence.
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Median Age

The West Coast Region is generally younger than the Alberni-Clayoquot Regional District, with the District of
Ucluelet as no exception in 2016 with a median age of 39.2. Ucluelet is generally older than West Coast overall,
marked by a significant rise from their similar median in 2006.

Figure 2.1i: Historical & Anticipated Median Age by Community

Source: derived from Statistics Canada

Due to anticipated growth in older age cohorts, the median age could gradually increase to about 40.5 in 2026,
higher than West Coast overall but still noticeably lower than the ACRD overall.

2.2 HOUSEHOLD CHARACTERISTICS

Statistics Canada defines a household as a person or group of persons who occupy the same dwelling and
do not have a usual place of residence elsewhere in Canada or abroad. One household could be a couple
with children, lone parents, a single person, or roommates. A household is the highest-level descriptor of many
unique living situations.

This report often categorizes households by their “primary household maintainer” age cohorts. A household
maintainer refers to whether or not a person residing in the household is responsible for paying all or the
majority of the rent, the mortgage, the taxes, the electricity, or other services and utilities. In the case of a
household where two or more people are listed as household maintainers, the first person listed is chosen as
the primary household maintainer.

Historical Households

Total households, and the age distribution of household maintainers, is mostly a function of changes occurring
in the population. Many factors come in to play for the makeup of households, like moving across community
boundaries, changes in preferences, or new financial circumstances. Like the earlier section, an aging
population is at the core of most trends.
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Figure 2.2a shows the totals and distributions of these cohorts in each community and includes their decade
percent change. Results come from Statistics Canada Census data. Unlike population sections, household
data is not adjusted for undercounting.

Figure 2.2a: Total Households & Maintainer Cohorts '16 and Percent Change '06-'16

Source: derived from Statistics Canada

In 2016, Ucluelet had 15% more households than it did a decade prior (645 to 740). The pace of total household
growth is slower than that of population (15% versus 21%). Slower household growth suggests that there has
been an increase in the average household size, often related to greater instances of couples, children, and
larger non-census families. See the Household Type section for a dive into these trends.

Like for the total population, household growth dispersed across multiple maintainer age cohorts. Unlike
population, there was a 35% drop in total household maintainers aged 45 to 54.

Greatest relative change occurred among recently retired (65 to 74) primary maintainers at 110%. Greatest
absolute change was in the 35 to 44 year old maintainer cohort, expanding by 100 households over the decade.

Household Tenure

From 2006 to 2016, the District of Ucluelet has decreased its share of renter households, from 36% to 30%. Since
20086, renter household growth has been outpaced by that of owners, decreasing 4% (230 to 220) versus an
increase of 25% (415 to 520), respectively.

There has been a shift to owner occupied housing across most household maintainer age cohorts. The only
two not to are maintainers 15 to 24 (whose totals are too small to accurately comment on a change) and for
maintainers 45 to 54 years old with a 1 percentage point shift of more proportional renter households. The
latter is due to higher percent loss of owner households than renter households over the ten year period. The
yearly cohort percentages, as well as total cohort sizes, can be found in Figure 2.2b.
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Figure 2.2b: Historical Proportion of Tenure by Maintainer Cohort

Source: Statistics Canada

The following subsections briefly show the composition of these renter households by the age of their primary
maintainer, the household type, and the household size.

Household (Family) Type

Household type refers to the type of “census-family” that occupies a dwelling (see Glossary). Statistics Canada
mainly considers the following types: (1) couples without children, (2) couples with children, (3) lone parents, or
(4) non-census families (herein known as single people or roommate households) by primary maintainer age.

Figure 2.2c: Total & Proportion of Household Type by Maintainer Age Cohort, 2016

Source: Statistics Canada
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As of the 2016 Census, about 29% of Ucluelet households were couples without children, 22% were couples with
children, 7% were lone parent households, and 39% were either single person or roommate households.

Couples with children were most prevalent among the 35 to 44 maintainer age group. The share of couples
without children is highest among near retired and retired populations, representing both local empty-nesters
and in-migration from other geographies.

Single person | roommate households often represented a considerable share of the households in each
age group, with noticeably high rates among those aged 55+. Some higher rates do also exist among young
maintainer age cohorts, which may represent households living in the community on a short-term basis to fill
tourism sector work.

Overall, about 31% of owner households had a child at home (whether a couple or lone parent). About 20% of
renter households included a child. The majority of renter households (59%) were either people living alone or
with a roommate.

Figure 2.2d compares the total and distribution of household types in 2006 and 2016. Note that “families with
children” includes lone parents (they are not separated into couples and lone parents like above). Over the
decade, households that were families without children rose 67%, families with children 5%, single persons 0%,
and 2+ persons 30%.

Figure 2.2d: Historical Total & Proportion of Household Type

Source: Statistics Canada

Household Size
In 2016, about 72% of households were 2 or fewer persons large. In the same year, the average household had
2.2 persons, with the highest average occurring for 35 to 44 year old maintainer households at 2.6.

Owner households generally exhibited a higher average household size (2.3) than renter households (2.0),
attributed to the increased prevalence of families with children that occupy the former. Overall, no maintainer
segment demonstrated a majority of its households being 3 or more people large (shown in Figure 2.2e). The
closest was 35 to 44 years old at 45%.
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Figure 2.2e: Total & Proportion of Household Size by Maintainer Age Cohort, 2016

Source: Statistics Canada

Figure 2.2f illustrates the change in the total and distribution of household sizes between 2006 and 2016. Over
the decade, all household sizes but 1 persons grew, with the greatest percent change occurring within 2 person
households (43%), followed by 5+ persons households (25%) and 3 person households (20%).

Figure 2.2f Historical Total & Proportion of Household Size

Source: Statistics Canada

Anticipated Households

Household growth is an important fundamental component of housing demand. By definition a household
requires an available dwelling to occupy. Therefore, household projections are (simplistically) synonymous
with the increase in housing stock required to accommodate expected population changes (note that overalll

housing demand is also influenced by economic and fiscal factors, but these are omitted from the exercise
for simplification).

District of Ucluelet Housing Needs Report | DECEMBER 2021



District of Ucluelet Housing Needs Report

Projecting future growth in the number of households requires two related data inputs:

1) population projections, and

2) the historical proportion of maintainers by age cohort, divided by the total people in that cohort (known
as the headship rate).

We calculated total demand by applying the headship rate from (2) to the change in how many people there
are at a given age determined by (1). Figure 2.2g illustrates the distribution of household maintainer ages in
2006, 2016, and 2026. Figure 2.2h indicates what percent change each maintainer age cohort group could
expect to experience from 2016 to 2026.

From 2016 to 2026, total households may grow 24% (740 to 920), faster than historical trends and marginally
faster than anticipated population change. Growth may be primarily led by senior age cohorts and adults 35
to 44 years old. Specifically, maintainers 65 or older may grow 111% (135 to 285) between 2016 and 2026, while
total maintainers aged 35 to 44 may rise 79% (215 to 385), corresponding to the increases among similar
population cohorts.

Anticipated increases to total households should occur, despite the greater potential decrease in middle-
oged/neor retirement adult maintainers. Between 2016 and 2026, there could be 39% (245 to 150) fewer
households with a maintainer aged 45 to 64.

Figure 2.2g: Historical & Anticipated Household Age Distribution

Source: derived from BC Statistics and Statistics Canada

Higher total household growth than population growth means that projections anticipate a continued
reduction in the average household size, largely attributed to the rapid rise in senior households who have
fewer dependents or may live alone. This may also be attributed to the lifestyles associated with coastal towns
where there is higher prevalence of small households among non-retired age cohorts.
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Figure 2.2h: Total HHs & Maintainer Cohorts '26 and % Change '16-"26

Source: derived from Statistics Canada

Anticipated Household Characteristics
We can estimate additional characteristics about these anticipated households by using previous Census

data to determine how other attributes, such as size and tenure, relate to specific age cohorts and apply
those relationships to the expected age distributions of the anticipated household growth. This can inform
us of the types of housing that may be required in the near future as a result of these growing and changing
households.

It must be recognised that this approach is, at best, an educated guess. It considers historical trends that are
likely to be less accurate as we peer further into the future, and relies on other estimates (projected
population and households) as key inputs. Finally, it only quantifies the change in demand expected from
changes in the number and age of people in the study area.

Housing demand can be influenced by economic trends, monetary policy, government policy, and
conditions in the housing market itself. As a result, these estimates should be understood to be the bare
minimum change that might be required as a consequence of expected demographic changes while
maintaining all other aspects of the status quo. Therefore, when applying these estimates to housing policy
development it should be recognised that additional housing may be required to address other issues, such
as existing gaps, supply shortfalls, or changes in demographic trends that deviate from past patterns.

Anticipated Household Size

One of the simplest ways to describe a household is its size, or how many people permanently live in
the shared dwelling at a given time. Figure 2.2i demonstrates how demand generated by different household
sizes may change from 2016 to 2026.
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Figure 2.2i: Housing Demand by Household Size (% Change ‘16-'26)

Source: derived from Statistics Canada

By 2026, Ucluelet could see an increase across all defined household sizes, with greatest gains among 4+
person households (often younger couples with children or multi-generational families). Smaller sizes are not
far behind due to noticeable relative growth among older residents who may live alone or only with a partner.

Anticipated Household Tenure

Important to local governments is the evolution of tenure characteristics; how many households own or rent
the dwelling that they permanently reside in. Figure 2.2j anticipates how the demand for tenure may change
from 2016 to 2026.

Figure 2.2j: Housing Demand by Tenure (% Change "16-"26)

Source: derived from Statistics Canada

By 2026, the pace of growth in demand by Ucluelet owner households may outpace that of renters. This is
predominantly influenced by the greatest percentage increase in senior households who have historically
had high rates of homeownership. In 2006, 36% of households rented, decreasing to 30% by 2016. Projections
anticipate by 2026, shy of 27% of households may rent or contribute to demand for rentals.
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Anticipated Dwelling Size (Bedrooms)

Also important to local governments is the evolution of the demand for particular sizes of dwellings; might
there be a shift in preference in the square footage of a home based on the size of a household. Figure 2.2k
anticipates how the demand by dwelling size (based on bedroom totals) may change from 2016 to 2026.

Figure 2.2k: Housing Demand by Dwelling Size (% Change'16-26)

Source: derived from Statistics Canada

By 2026, the pace of growth in demand for 3+ bedroom dwellings could reach 23% (or to 530 units), while
demand for 1- and 2-bedroom dwellings may expand 25% and 22%, respectively. The relative growth of dwelling
sizes is largely influenced by the demand by household size presented above.
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3 Economy
3.1 EMPLOYMENT

Economic development, and the resulting employment opportunities, is a key contributor to the overall
demand and supply of housing within a community. Consequently, it is important to understand what trends
may be occurring across the labour force.

Labour Force Statistics

The Glossary section defines participation, employment, and unemployment in regards to summarizing labour
force activity. Note that tables in this section include green text that denotes a positive change (i.e. greater
participation or less unemployment) while red text denotes a negative change (i.e. fewer people in the labour
force or increased unemployment).

In 2016, Statistics Canada reported a total Ucluelet labour force of 1,070 people (those working or actively
seeking work, and who are 15+ years old), equating to a 77.7% participation rate. In other words, many more
people are contributing to the local or broader economy via employment than otherwise.

Ucluelet’s labour force jumped close to 9% between 2006 and 2016. At the same time, the total people in the
non-labour force increased by 42%. Noticeably greater growth in the non-labour force versus the labour
force is common across most Canadian communities. It is largely a consequence of a rapidly aging/retiring
population. With population projections anticipating a continued expansion of the retired population, the non-
labour force should grow even more. Nevertheless, Ucluelet’s participation should remain reasonably above
50% over the foreseeable future since working age adult cohorts do also project growth.

Figure 3.1a: Ucluelet, Labour Force Statistics by Sex & Percent Change

Source: Statistics Canada
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Total female residents in the labour force grew about 8%, double the pace of males. However, female
participation is slightly less than males in the Ucluelet labour force, at 75.5% versus 80.7% respectively. Historical
trends suggest that female participation is falling faster than for males, widening the gap in parity.

In 2006, unemployment was at 7.6%. Since then, it decreased to 6.1% in 2016. In both 2006 and 2016 men had
higher unemployment rates than women in Ucluelet.

Figure 3.1b: Ucluelet, Labour Force Statistics by Tenure & Percent Change

Source: Statistics Canada

Total renting residents in the labour force decreased by 23% over ten years, as opposed to the rate of owners
increasing by 27%. Relatedly, renter participation shot down 8.0 points over the decade, reaching 78.6% versus
77.6% for owners.

Participation by Age & Sex

Two types of work are fundamental to capitalist societies: paid employment associated with the waged
economy, and unpaid domestic labour (like child, elder, and home care). For a variety of reasons, women tend
to spend more time on unpaid work than do men. According to 2015's General Social Survey (GSS) on Time
Use, women in Canada spent an average of 3.9 hours per day on unpaid work as a primary activity—1.5 hours
more than men (2.4 hours).
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Figure 3.1c: Ucluelet, Rate of Participation (%) by Age & Sex, 2016

Source: Statistics Canada

While women tend to spend more time on unpaid work than men, they are less likely to participate in the
labour market and, when they do, they are more likely to be employed on a part-time basis. Based on data
from the 2016 Census, 61.0% of Canadian women participated in the labour market, compared with 69.6% of
men. In Ucluelet, about 75.5% of women participated in the labour force, versus 80.7% of men. Women are more
likely to participate in the economy in early adulthood than men. This relationship switches over the next few
cohorts with the increased likelihood of children in the home.

Based of 2015 GSS results, employed women usually spent an average of 5.6 hours less per week on all jobs
than did men (35.5 versus 41.1 hours). Women spent an average of 3.9 hours per day on paid work, while men
spent an average of 5.2 hours per day on paid work.

The total work burden of women and men was equivalent in 2015 (7.8 and 7.6 hours, respectively). However,
when unpaid work performed as a simultaneous activity was included, women's total work burden was an
average of 1.2 hours greater per day than men’s in 2010 (9.1 versus 7.9 hours).

These findings highlight increased probability of lower earnings for female workers, as they are more likely to
take on the burdens of unpaid labour than male workers, which translates to reduced capacity to reasonably
affordable shelter. This is particularly noticeable for female lone parents (discussed in the Income section).

Industries of Employment

The North American Industry Classification System (NAICS) was developed by North American federal statistical
agencies for the standardized collection, analysis, and publication of economic data. Figure 3.1d summarizes
the community’s distribution of employment across NAICS industries, with a focus on an individual's sex and
housing tenure type.
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Figure 3.1d: Ucluelet, NAICS Industry of Employment by Tenure Type & Sex, 2016

Source: Statistics Canada

The three largest Ucluelet industries based on employment (2016) were:

1) Accommodation & Food Services — 285 (26.8%);
2) Retail Trade — 100 (9.4%); and
3) Agriculture, Forestry, & Fishing — 85 (8.0%).
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The three industries (with total employment above 20) with the greatest proportion of employees in rental
housing (2016) were:

1) Public Administration — 56%;
2) Arts, Entertainment, & Recreation — 44%; and

3) Educational Services — 38%.

The three industries (with total employment above 20) with the greatest number of female employees (2016) were:

]) Professional Services — 100%;
2) Health Care — 82%; and

3) Educational Services — 75%.

3.2 INCOME

Overall, Ucluelet median before-tax household income grew about 6% from 2005 to 2015, or from about $57,000
to $61,000. The increase is largely due to a rise in households earning more than $100,000 and a decrease in
those earning below $40,000

About 160 households earned above $100,000 in 2015, versus 125 in 2005 (an increase from a 19% share of total
households to 22%). About 220 households earned below $40,000 in both 2005 and 2015.

Please note that income data refers to one year prior to a Census. For instance, income in the 2006 and 2016
censuses would reflect incomes from the 2005 and 2015 tax years. Incomes are also reported in 2015 dollars
(thus, 2005 incomes have been adjusted for inflation).

Household Income by Tenure

Figure 3.2a compares the 2005 and 2015 before-tax household earnings of Ucluelet’'s owner and renter
households. In 2015, the median owner household earned about $71,700 before tax, while the median renter
household earned $45,000. The former is a 5% increase from a decade prior, while the latter is a 10% increase.

Figure 3.2a: Median Before-Tax HH Income by Tenure & % Change '05-"15 (2015 dollars)

Source: Statistics Canada
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Figure 3.2b illustrates the distribution of how many households fall within each income range based on their
tenure in a given year. In 2015, 36% of renter households earned less than $40,000, compared to 23% of owners.
These shares were 54% and 24%, respectively, in 2005, suggesting that households within both tenure types are
generally transitioning to higher income brackets.

Alternatively, 26% of owner households earned above $100,000 (up from 25% in 2005), while renter households
earning above $100,000 remained about the same at 11%.

Figure 3.2b: Ucluelet, Median Before-Tax Household Income Distribution by Tenure

Source: Statistics Canada

Household Income by Family Type

Statistics Canada provides income statistics for different family structures, categorizing them by their “census
family” types (see Glossary). Briefly, the family types are as follows: couples without children, couples with
children, lone parents (male and female), and non-census families (referred to here as single persons or
roommate households).
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Figure 3.2c: Median Before-Tax Household Income by Family Type, 2016

Source: Statistics Canada

Statistics Canada data from 2015 reports that the median Ucluelet couple with children earned the greatest
income (about $93,700), followed couples without children ($72,400), and lone parents ($43,100). The median
means that half of household in each category earn more than the median amount and half earn below.

District of Ucluelet Housing Needs Report | DECEMBER 2021



District of Ucluelet Housing Needs Report

Couples with children often earn more than their counterparts because they are more likely to include dual
income earners at times in their lives where they are earning reasonably high incomes based on experience in
their fields. The median couple without children includes young couples at the onset of their careers and retired
couples who live off investments and savings. Both scenarios typically result in lower household incomes.

There were about 45 lone parent households in Ucluelet in 2016 (about 6% of all households). Female lone
parents made up about 90% of lone parent households. ACRD data indicates that female lone parents earned
about 21% less than male lone parents in 2015.

3.3 LOW-INCOME HOUSEHOLDS

The Low-Income Measure After-Tax (LIM-AT) is a set of thresholds calculated by Statistics Canada that
identifies Canadians belonging to a household whose overall incomes are below 50% of median adjusted
household income. “Adjusted” refers to the idea that household needs increase as the number of household
members increase. Statistics Canada emphasizes that the LIM is not a measure of poverty, but that it identifies
those who are substantially worse off than the average.

Figure 3.3a: LIM-AT Prevalence by Cohort & Sex, 2015

Source: Statistics Canada

In 2016, about 11% of Ucluelet residents (190 people) belonged to a household below the LIM AT threshold.
Of those 190, about 40 were children younger than 18 (or 14% of the cohort's total population). Low income
prevalence generally decreases across older cohorts.

About 100 men and 90 women reported belonging to a low income household. Prevalence is highest for
females in early childhood and early adulthood, but is overall lower than that of males across other reported
age cohorts.
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4 Housing

41 RESIDENTIAL CONSTRUCTION ACTIVITY (STARTS)

Over the last decade, the District of Ucluelet has began building about 16 dwelling units annually. However,
since 2011 there has been a gradual increase in activity, up until the peak of 31 starts in 2020. Consequently, the
last half-decade exhibited the greatest volume, accounting for 73% of total decade starts and on average 23
annual starts since 2016.

The rise in construction activity is mostly centred around new single family dwellings, with marginal activity
from duplex and triplex development in 2017 and 2020, respectively.

Figure 4.1a: Residential Construction Activity (Starts), ‘11-20

Source: Local Government

4.2 HOUSING INVENTORY

In 2016, Statistics Canada reported that Ucluelet had 737 total homes occupied by a permanent or usual
resident (see Glossary), up 15% from 2006. Information is only available for these usual residents and not the
104 additional dwellings reported by Statistics Canada in 2016 that are either recreational and/or not a primary
residence.

Some of the terms used by Statistics Canada to describe the types of dwellings within a communities housing
stock may not be familiar to some residents. For instance, local zoning by-laws often refer to three types: single
family, two family, or multiple family dwellings. Residents may also be more familiar with property descriptions
offered by BC Assessment.

To maintain consistency across this report, we mostly refer to Statistics Canada definitions (unless data
sources are not detailed enough to do so). The following table lists these types, the corresponding definition,
and how they might be referred to day-to-day.
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Dwelling Type

Single-detached

Statistics Canada Definition

A dwelling not attached to any other
dwelling or structure. It has open space
on all sides, and has no dwellings either
above it or be-low it.

Common Understanding in BC

Typically referred to as a “single-family home.”

Semi-detached

One of two dwellings attached side by
side (or back to back) to each other. It
has no dwellings either above it or below
it, and the two units together have open
space on all sides.

Often captured under the umbrella of “"duplex,”
which refers to any dwelling that has two units
(whether side to side or one above the other).
Zoning bylaws often refer to these as “two
family dwellings.”

Row house One of three or more dwellings joined side Mostly consistent with Statistics Canada,
by side (or occasionally side to back), though zoning bylaws often include them in the
such as a townhouse or gar-den home, definition of “multiple family dwellings.”
but not having any other dwellings either
above or below.

Duplex One of two dwellings, located one above  Refers to any dwelling that has two units,
the other, may or may not be attached to  regardless of whether it is divided vertically or
other dwellings or buildings. horizontally. Zoning bylaws often refer to these

as “two family dwellings.”

Apartment A dwelling unit attached to other dwelling Consistent with Statistics Canada. Typically
units, commercial units, or other non- known as “multiple family dwellings.”
residential space.

Movable A single dwelling, designed and Also known as, and sometimes referred to in

this report, as a “manufactured home” or
‘mobile home.”

constructed to be transported on its own
chassis and capable of being moved to a
new location on short notice.

Please also note that this section refers only to data reported by Statistics Canada and has not been adjusted
for undercounting.

Dwelling Age & Dwelling Type

According to the 2016 Census, about 73% of the District of Ucluelet's dwelling stock (occupied by a usual
resident) is made up of single-detached dwellings. Apartments made up the next greatest share (14%),
followed by semi-detached/rowhouse dwellings (7%) and movable (manufactured) homes (6%). Figure 4.2a
illustrates the distribution of construction activity over the last century, as well as the total dwelling units by
type constructed in each period.

The greatest volume of construction occurred in the 1970s, reaching about 205 units (28% of the dwelling
stock). Construction activity looks to have been cyclical, with drops in the 1980s and 1990s followed by an
increase in the 2000s.

Between 2011 and 2016, Ucluelet appeared to introduce fewer units to the local market compared to the decade
prior. Construction starts data from the District of Ucluelet suggests that this slow first half of the decade may
be met with considerable activity during the second half, particularly among single family dwellings.
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Figure 4.2a: Dwelling Inventory by Age & Size, 2016

Source: Statistics Canada

4.3 RENTAL HOUSING

The Canadian Housing & Mortgage Corporation (CMHC) conducts an annual Rental Market Survey to estimate
rental market strength. The survey collects samples from all urban areas with populations greater than
10,000 and targets only private apartments with at least three rental units. Among the information provided
are median rental prices for units within the primary rental market (see Glossary). Only Port Alberni meets
CMHC'’s criteria among all ACRD communities, leaving a considerable gap about the cost of renting in small
municipalities and rural areas.

Thankfully, the Coastal Family Resource Coalition have put in the time and effort of scanning local classified
ads for rental units, collecting unit rents and characteristics since 2012. Figures 4.3a summarizes the change in
rents by unit size for the District of Ucluelet.

Since 2012, overall rent prices may not have grown (in 2020 dollars). However, comparing solely to 2012 does
not paint the whole picture, as local data would suggest there was a dip in prices in 2016, which has since
recovered. From 2016 to 2020, the median rent rose 13%.

The main contributor to the irregular overall trend is how the sample rents are distributed. Since 2012, about
54% of collected rents were for 1-bedroom units, 21% were for 2-bedrooms, and 23% were for 3+ bedrooms.
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If we solely look at trends by unit size, we see that rents for 1-bedroom may have increased 14%, 2-bedrooms
34%, and 3+ bedrooms 69% since 2012.

Figure 4.3a: Ucluelet, Historical Median Rent Prices (2020 dollars), % Change "12-'20

Source: Coastal Family Resource Coalition

4.4 HOMEOWNERSHIP / RESIDENTIAL REAL ESTATE MARKET

The real estate market refers to the buying and selling of land and buildings, mostly by individuals or companies
who seek stable, permanent tenancy or investment opportunities. Many factors play into the health of the
market, including dwelling prices and sales volumes. With access to high level BC Assessment data, we are
able to report on these two topics at the local level.

Sales Activity

Residential sale volumes over the last decade appear to grow gradually from 2012 to 2017, with a small drop in
2018 through 2020. The highest year of real estate activity occurred in 2017 with 60 home sales, followed by 55
transactions in 2016.

Since 2011, single-detached homes have made up about 79% of sold properties, followed by manufactured
homes (13%), row houses (3%), and semi-detached homes (3%).

Apartments/condos exhibited the lowest share of units at 1%, with a maximum of 1 sale annually.
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Figure 4.4a: Historical Sales Volumes

Source: BC Assessment

Sale Prices
BC Assessment reports sale prices for multiple dwellings types. Figure 4.4b shows what the average price is per
dwelling type, and the percent change (in 2020 dollars) from 2011 to 2020.

Overall, Ucluelet home prices appreciated 101% since 2011 (about $311,700 to $625,200). Price increases occur
across all defined dwelling types (note that manufactured home prices jump significantly over the decade
due to inconsistency whether it is the sale of land or the mobile home only). Most of the appreciation occurred
between 2019 and 2020, a single year increase of 45%. Ignoring 2020 sales, prices rose about 4% annually.

Figure 4.4b: Historical Median Dwelling Prices (2020 dollars), Percent Change '11-'20

Source: BC Assessment
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Adjusting prices for inflation (e.g. 2020 dollars) allows the reader to understand the actual overall appreciation
or depreciation in housing in real terms (or values that are comparable without the consideration of increases
or decreases in the value of money in the larger economy). For instance, overall prices increased 116% when
unadjusted, meaning inflation made up about 13% of the increase in price over the decade.

4.5 ANTICIPATED HOUSING DEMAND VERSUS HISTORICAL ACTIVITY

Demand projections (based on historical data) suggest that the demand for housing across Ucluelet may
grow by about 180 units (occupied by usual residents) between 2016 and 2026. If construction starts maintain
their historical pace, the District's dwelling stock may expand by 160 dwellings of various types (or 230 if
considering only the last half decade).

First impressions of 180 units of additional demand versus 160 units of supply are that there is an imbalance
in the market and that Ucluelet may under build during that period. This a possibility; however, this assumes
that construction activity will follow the decade long historical average. If the last half decade proves to be the
most reflective of future trends, then the community may overbuild with 230 starts.

When using projections to inform targets and regulatory conditions, it must be recognised that there is a
difference in risk between aiming too high, or too low. Particularly as it relates to housing, actual delivery of
units is mostly the result of private-sector activity which is governed by short-term economic feasibility and
the ongoing balance of supply and demand in the market. Setting goals or regulatory limits which exceed
forecasted conditions is far less likely to create a problem as the private sector is able to quickly moderate
its activity in the event that these are higher than what is required. However, if targets fall short of the need
in reality, it is difficult for the private-sector to expand policy and regulatory limits to enable greater levels of
production. This can lead to artificial shortages if unambitious policy works to limit what would otherwise occur.

A Note on Projections

Projections are too often used as a roadmap; definitive information that shows us the precise path to a known
destination. Instead, they should be used as headlights; a tool that illuminates part of the road ahead, giving
us an idea of what is to come so that we are better prepared to deal with it. In this way, success still requires
that we evaluate projections against reality as time goes on, constantly monitor our current state and recent
progress, and use critical judgement to make adjustments along the way if reality turns out to be different than
expectations.

This is also a challenging time to undertake projection exercises; input data is getting stale, but more up
to date figures from the 2021 Census will not be available until various points throughout 2022. As a result,
many aspects of these analyses rely on data current to 2016, which may not accurately depict current local
demographic, economic, and social contexts.

Projections are always hypothetical, and should be used in conjunction with other housing demand data (e.g.
rental market scans and property sales data) to get a sense of how real-life, contemporary conditions align
with projection results. Given these considerations, greater weight should be put on these other data points
when projections seem out of line with reality.
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4.6 NON-MARKET HOUSING

BC Housing provides annual counts regarding the provision of non-market housing across communities
like the Alberni-Clayoquot Regional District. The data, collected in March 2021, details the total persons or
households using forms of emergency shelters, transitional and assisted living, independent social housing
units, or private market rental assistance programs. The following subsections summarize the current stock of
these facilities and program offerings and number of waitlists corresponding to population need.

The vast majority of non-market housing programs and facilities centralize within urban centres (like the City
of Port Alberni). Given that rural residents may seek out these urban centres, we do elect to include totals from
the ACRD as a point of comparison.

Facilities & Programs

As of March 31, 2021, the ACRD provides emergency shelter or homeless housing for 155 people, 135 units exist
for those needing transitional housing and assisted living, and 218 units exist as independent social housing.
In March, 274 individuals or households received rental assistance for private market dwellings, 73% of whom

were seniors.
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The City of Port Alberni’s non-market housing contributions make up 90% of ACRD services. The remaining 10%
share is distributed across the district municipalities and electoral areas. The District of Ucluelet offers 15 units
of transitional supported and assisted living, and has 13 individuals / households receiving rental assistance.

Figure 4.6a shows how many people/households benefited from non-market housing across the ACRD and
the District of Ucluelet. Units for the all service allocation subgroups are marked with an ‘XX" notation if one of
the subgroups has 5 or fewer units.

Figure 4.6a: Non-Market Housing Facilities & Programs, March 312021

Source: BC Housing

Non-Market Housing Waitlist

As of June 2021, the BC Housing wait list had 109 total applications from ACRD residents that had not yet been
fulfilled, including: 64 families, 10 residents with disabilities, and 17 seniors. Like for services, the greatest visible
demand comes from Port Alberni (91% of applications). Based on available information, 4 Ucluelet applicants

remained unserved.
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The totals provided only reflect active applications with BC Housing and do not represent the true total of
people who can or should be accessing services but are not, either due to stigmatization of accessing services
or feeling disheartened by long wait list numbers or times. The unavailability of options in rural communities
also serves as a deterrent to applying to urban services, especially when social (family and friends) supports
may not be in these urban centres or if residents simply wish to remain in their community (like seniors aging
in place).
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5 Housing Need

Statistics Canada defines housing need using three set of criteria: suitability, adequacy, and affordability.
The Glossary section provides definitions for each of these; however, a quick guide is that unsuitable means
overcrowded, inadequate means a home requires major repair, and unaffordable is when shelter costs exceed
30% of before-tax household income. If any household experiences one or more of these criteria, Statistics
Canada classifies them as living in “Core Housing Need,” the catch all metric for housing hardship.

5.1 HOUSING NEED CRITERIA

Affordability

In 2016, Statistics Canada reported that 200 Ucluelet households lived in a home that put them outside their
financial means. In other words, 28% of households allocated more than 30% of their before-tax household
income to shelter costs. Both the number and share of households experiencing affordability issues represented
an increase from 2006 (150 and 25%).

Figure 5.1a: Unaffordable Housing by Household Tenure

Source: Statistics Canada

Renter households are more likely (proportionally) to deal with the burden of unaffordable housing. About 36%
of renter households (75 total) paid more than 30% of their income versus about 25% of owners (125 total). This
hardship largely stems from the higher proportion of renting single income households.

Adequacy - Prevalence of Major Repairs

In 2016, Statistics Canada reported that 75 Ucluelet households lived in a home that needed major repairs, or
11% of total households. The number and share of inadequate homes represent a decade decrease from 100
and 17% in 2006.
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Figure 5.1b: Inadequate Housing by Household Tenure

Source: Statistics Canada

Housing inadequacy is predominantly a function of the housing stock’s age (the older the property, the greater
likelihood of needing repair). Ucluelet appears to have a proportional rate of marginally lower dwelling quality
compared to the ACRD overall.

Suitability — Overcrowding
In 2016, 15 Ucluelet households lived in a home that was too small for their needs, or 2% of total households.
The number and share of unsuitable homes represent a decade decrease from 45 and 8% in 2006. Unsuitable
dwellings appeared to affect renter households to a larger degree than owners in both 2006 and 2016 - albeit
to a much smaller degree in 2016.

Figure 5.1c: Unsuitable Housing by Household Tenure, 2016

Source: Statistics Canada
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5.2 CORE HOUSING NEED

If a household is in Core Housing Need, it means that they experience at least one of the previously mentioned
hardships, but with one major difference: affordability is not only whether expenses surpass the 30% threshold.
It also takes into account whether an affordable, adequate, and suitable alternative option exists in the market
(given a household's needs). Put simply, Core Housing Need filters out those who voluntarily spend more
money on housing because their means (generally) allow them to or those who choose to live in unsuitable
and inadequate housing when their incomes facilitate otherwise. For example, a household earning $300,000
could spend a significant portion of their income on housing, when cheaper options are available, without
seriously impacting their ability to afford other necessities.

Core Housing Need may overcount total households experiencing financial hardship from housing, particularly
for owner households who may pay more than they can afford to get their foot in the market, receive higher
quality housing, or simply meet their nuanced family need. That said, most households in Core Housing Need
do experience financial hardship.

Core Housing Need
In 2016, 26% of Ucluelet households (185) lived in Core Housing Need. Among owner households, the rate was
20% (100 households), while renter households experienced higher proportions of need (38% or 80 households).

The increase of Core Housing Need prevalence is largely due to increased rates of unaffordability for both
owner and renter households. Improvements to suitability and adequacy were not enough to decrease overall
totals (though a small decrease of 5 households and 2 percentage points did occur for renters).

In 2015, households in core need earned a median before-tax income of $29,150 (about 48% of Ucluelet’s
overall median income).

Figure 5.2a: Core Housing Need by Household Tenure

Source: Statistics Canada
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Extreme Core Housing Need

Extreme Core Housing Need applies the same methodology as Core Housing Need, with one additional
adjustment. The Extreme definition adjusts the original 30% threshold to 50% in an effort to determine how
many households are facing substantial financial hardship.

In 2016, 11% of Ucluelet households (75) lived in Extreme Core Housing Need. Among owner households, the rate
was 9% (45 households), while 12% of renter households (25) reported extreme core need.

Overall, the rate of Extreme Core Housing Need trends higher since 2006, with about 25 more households in
need by 2016. However, only owner households experienced an increase in the last decade whereas renters
experienced a decrease.

Figure 5.2b: Extreme Core Housing Need by Household Tenure

Source: Statistics Canada

Core Housing Need by Household Type & Indigenous Identity

Ucluelet data for Core Housing Need related household types and Indigenous identity is scarce due to small
population sizes that result in greater impacts from Statistics Canada’s random rounding. Nevertheless, data
does exist for the entirety of the ACRD, shared below.

Figure 5.2c: ACRD, Core Housing Need by Household Type & Indigenous Identity, 2016

Source: Statistics Canada
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Across the ACRD, lone parents demonstrated greatest prevalence of Core Housing Need among household
types at 28%, meaning about 1 of every 4 lone parents faced financial, spatial, or quality hardship as they relate
to housing. Single person [ roommate households were not far behind at 27%. Couples, who often benefit from
being dual income earning, experienced the lowest prevalence of hardship.

About 30% of Indigenous households were in core need. Indigenous lone parent households experienced the
most elevated rate of need at 47% of households.

5.3 Energy Poverty

According to the Canadian Urban Sustainability Practitioners (CUSP), energy poverty refers to the experience of
households or communities that struggle to heat and cool their homes and power their lights and appliances.
Canadian academics consider those households that take on a disproportionate energy cost burden relative
to their average after-tax income are said to be experiencing energy poverty. Three thresholds exist for energy
poverty: (1) 6% of after-tax income when considering utilities only, (2) 4% of after-tax income for fuel used for
transportation, and (3) 10% of after-tax income for the combined of (1) and (2). The Canadian average utility
expense as a share of after-tax income is about 3%.

CUSP energy poverty initiative includes an “Energy Poverty and Equity Explorer Tool,” which provides 2016
estimates on how many households spend a particular portion of their income on energy costs (not including
vehicle gas). Figure 5.3a summarizes the results the ACRD as a whole. Data does not exist for Ucluelet, but is
available for Port Alberni and Electoral Areas B, D, E, and F. These individual communities are not but the share
of households allocating certain percentages of their income to utilities is about the same across jurisdictions.

Based on available geographic data, CUSP estimates that about 28% of ACRD households spent more than 6%
of their after-tax income on utility expenses in 2016.

Figure 5.3a: Household Utility Expenses as a % of After-Tax Income, 2016

Source: Canadian Urban Sustainability Practitioners

Figure 5.3b show internally produced tenure estimates for Ucluelet combinations of data from Environics
Analytics and Statistics Canada. It shows what the average owner and renter household earns after-tax every
month and what percentage of that income is likely allocated to shelter, utilities, and gas.
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Figure 5.3b: Energy Costs as % of Average Monthly After-Tax Income, 2020 Estimates

Source: derived from Environics Analytics & Statistics Canada

The average homeowner potentially spends around 4% on utilities and 3% on gas (for leisure, work, or errands).
Although renters generally pay smaller utility bills (efficiencies from many units in a building, smaller units,
or utilities being included in rent), they must often allocate similar shares of their income as owners towards

energy. Gas typically takes up a higher portion of a renter household’s budget. Renters often need to drive just
as far as owners, while earning less.

The estimated average energy expense falls below the 10% energy poverty threshold (when including vehicle
fuel). When separated by tenure type, both owners and renters pay less than 6% on utilities, allocating about
4% of their income (just above the 3% national average). When we include gas in the calculation, the average
energy expense remains affordable (about 7%).

Figure 5.3c: Energy Costs as % of Average Monthly After-Tax Income, 2020 Estimates

Source: derived from Environics Analytics & Statistics Canada
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6 Affordability Gap Analysis

In order to perform an affordability gap analysis, this report compares real estate sales and rental data to
family types and defined income categories. The income categories adapt those used by the U.S. Department
of Housing and Urban Development as a means of establishing designating thresholds to identify the financial
capacity of households. The categories are as follows:

+ Very low income — making less than 50% of median income
+ Low income — making between 50 and 80% of median income

+ Moderate income — making between 80 and 120% of median income

Above moderate income — making between 120 and 150% of median income

- High income - those making above 150% of median income

The report applies the following steps to calculate affordable house and rental prices:

1) determine the maximum achievable income in a particular income category range;

2) calculate an affordable monthly rent or dwelling price for said category using CMHC's pre-July 1, 2020
maximum Gross Debt Service (GDS) ratio (35%) — note that the GDS is mostly used for home purchases,
but is used here as a metric to represent shelter costs generally (whether for an owner or renter
household);

3) compare these calculations to median market rents and median house prices.

The tables and figures within the following sections combine multiple data sources (Coastal Family Resource
Coalition, Statistics Canada, Environics Analytics, and BC Assessment). Each source uses different ways to
collect, organize, or define its data. Although efforts have been taken to make the data as compatible as
possible, results should not be taken as absolute fact; rather, they are estimates intended to illustrate a
high-level trend. The following rules and assumptions were used for this exercise:

« values are rounded for readability;
- rental rates are based on locally reported rents (new-build rental market participants would have to likely
pay more);

- estimated dwelling values derived from an affordable mortgage payment and assumes a 10% down
payment, a 25-year amortization period, and that interest rates equate to the Bank of Canada prime rate
of that period (2.85% in 2015 and 2.45% in 2020);

« the ratio of owner to overall income remains the same over time to estimate incomes in 2020 (the same
goes for the ratio of renter to overall income); and

« ancillary household shelter costs (e.g. utilities and insurance) will make up about one third of owner shelter
costs and one fifth of renter shelter costs.

The analysis is based on different median incomes, which means that results cannot speak to the experience
of every household. The analysis should be read with the understanding that median figures may mask the
true hardships faced by some segments of the population; this is more effectively shared through the study’s
engagement process and results.

District of Ucluelet Housing Needs Report | DECEMBER 2021



District of Ucluelet Housing Needs Report

6.1 RENTING

Anecdotally, the cost of shelter has risen over the last decade across most jurisdictions. In markets of unchanging
demand and supply dynamics, one would expect prices to increase by about the rate of inflation. Based on
rental data collected by the Coastal Family Resource Coalition for the Districts of Tofino and Ucluelet, it would
appear that rents have risen well above inflation. Note that the following analysis uses the combination of Tofino
and Ucluelet data to increase the sample size and said geographies are together referred to as the West Coast.

As prices have increased, the financial accessibility of rental housing has diminished. Figure 6.1a illustrates
what proportion of total renter households (y-axis) can afford to rent at any given rent price (x-axis) in 2015
and 2020. The vertical lines represent the median cost of a rental unit for that given year.

Figure 6.1a: % of Renter HHs that can Afford Median West Coast Rents, 15 vs "20 Estimates

Source: derived from Coastal Family Resource Coalition & Statistics Canada
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A rough observation of 2015 estimates suggests that 87% of renter households could afford the median Tofino/
Ucluelet studio apartment. Conversely, 13% could not. Given that the median represents the centre point of
rents, this means that about 13% of households could not afford at least 50% of similar sized rental units. By
2020, estimates suggest the affordable share had fallen from 87% to 57%.

Between 2015 and 2020, renter accessibility for 1-bedroom apartments may have fallen from 75% to 39%,
2-bedrooms from 51% to 27%, and 3+ bedrooms fell from 38% to 10%.

The high-level label “Renter” does not adequately reflect the experiences of different household types or
income categories. As such, Figures 6.1b and 6.Ic estimate the surplus or deficits of shelter budgets for these
two variables. In either table, the first column highlights the variable being measured, the first set of columns
describes the difference between the median budget and the typical rental cost (green means there is budget
leftover, while red means costs surpass the budget), and the last set of columns the overall estimated change
in rental costs from 2015 to 2020. Budgets are based on renter incomes.

In 2020, couples with a child(ren) were the most capable to afford a unit, with surplus budget for 2 or fewer
bedroom rentals. Median lone parents and single persons demonstrated the greatest budgetary hardship.
Estimates indicate they could not afford any median rental price except that the median male lone parents
could just afford a studio.

While some family types can reasonably afford their shelter more than others, the degree at which they can
afford shelter has changed (and will continue to change). In 2020, shelter budgets for families living in the
median rental unit tightened over a half decade. For instance, 2020 rents made up an estimated $55 more of
a couple with children’s shelter budget.

Figure 6.1b: Ucluelet Household Budgets vs. Median Rents and Changes to Affordability, 2020 Estimates

Source: derived from Coastal Family Resource Coalition, Environics Analytics, & Statistics Canada
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Very low and low income households experience the greatest financial hardship when accessing housing,
often paying more than their reasonable shelter budget would allocate. Overall, median units have become
much more expensive relative to budgets for all income levels, especially among 3+ bedroom dwellings.

Figure 6.1c: Ucluelet Income Category Max Budgets vs. Median Rents and Changes to Affordability, 2020 Estimates

Source: derived from Coastal Family Resource Coalition, Environics Analytics, & Statistics Canada

With household demand projected to exceed historical demand until at least 2026, there is likely to be increased
pressure on the rental housing market. This pressure should push rents up, likely at a greater pace than wages,
rendering many units not only unaffordable but unattainable.

It is important to reiterate that the above analysis is based on estimates produced using a set of assumptions.
Although the number may look specific, they are not meant to pinpoint an exact value. Rather, the existence
of a surplus or deficit and the direction of change to affordability is most important as a means for identifying
general trends and initiating discussion.

6.2 FIRST-TIME HOME BUYERS / HOMEOWNERSHIP

Rents have not been alone in their increase; real estate sale prices have grown rapidly over the last decade,
with a notable rise over the course of 2020.

Figure 6.2a illustrates what proportion of total renter households (y-axis) can afford to buy a home at any
given purchase price (x axis) in 2015 and 2020. The vertical lines represent the median cost of a dwelling type
for that given year. For simplicity, this exercise does not consider whether a household has saved or can save
for a down payment.

A rough observation of 2015 indicates that about 18% of households could afford the mortgage cost of the
median home. By 2020, estimates suggest that this share decreased to about 5%. In other words, 95% of renter
households could not reasonably afford half of the dwellings sold in the West Coast Region in 2020.
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As for specific dwelling types, the proportion of households that could afford the median single-detached home
may have fallen from 11% to 3%, townhouses from 45% to 16%, and apartments from 30% to 15%. Manufactured
homes may have become more financially accessible over the half decade.

Figure 6.2a: % of Renter HHs that can Afford West Coast House Prices, ‘15 vs ‘20

Source: derived from BC Assessment & Statistics Canada

An alternative way to discuss the change in real estate affordability is what percentage of dwellings for sale
in 2015 and 2020 were affordable based on income category limits. Figure 6.2b shows this relationship at
intervals based on publicly available Statistics Canada income ranges, but does not consider outlier homes
that are affordable to households earning more than $200,000 before tax.
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In 2015, an income of at least $60,000 could afford the estimated mortgage (based on stated assumptions)
of 42% of the dwellings sold across the West Coast Region. By 2020, the same income could possibly afford
10% of dwelling units. A household income of $100,000 could afford 68% of dwellings in 2015, potentially down

to 39% in 2020.

Figure 6.2b: % of West Coast Affordable Dwellings for Sale per Income Threshold, ‘15 vs ‘20

Source: derived from BC Assessment & Statistics Canada
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Figure 6.2c offers a different perspective on the cost of local housing by comparing the cost of the median
home in the District of Ucluelet versus the cost that the estimated median income in a given year could
afford (based on the same assumptions discussed at the beginning of this section, with the addition that the
affordable cost of one year uses the prime rate of that given year). The purpose is to highlight the impact of
changing incomes on affordability.

Figure 6.2c: Ucluelet, Median Home Cost vs Estimated Affordable Home Cost

Source: derived from BC Assessment & Statistics Canada

Estimates propose that the median Ucluelet purchase price has been about the same as the affordable price
between 2011 and 2017. By 2018, the gap began to noticeably increase, greatly exceeded the affordable housing
budget, and has not equalized since. In 2020, the median income may have only afforded a $332,300 home,
$292,900 less than needed to purchase the median local dwelling. With lower incomes (generally, Ucluelet
reported a lower median household income than the BC median - $60,905 versus $69,995 in 2015) and high
housing costs, Ucluelet’s housing market is becoming increasingly unattainable.
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7 Glossary

7.1 DEFINITIONS

“activity limitation” refers to difficulties that people
have in carrying out daily activities such as hearing,
seeing, communicating, or walking. Difficulties could
arise from physical or mental conditions or health
problems;

“bedrooms” refer to rooms in a private dwelling
that are designed mainly for sleeping purposes
even if they are now used for other purposes, such
as guest rooms and television rooms. Also included
are rooms used as bedrooms now, even if they were
not originally built as bedrooms, such as bedrooms
in a finished basement. Bedrooms exclude rooms
designed for another use during the day such as
dining rooms and living rooms even if they may be
used for sleeping purposes at night. By definition, one-
room private dwellings such as bachelor or studio
apartments have zero bedrooms;

“census” means a census of population undertaken
under the Statistics Act (Canada);

“census agglomeration (CA)” Area consisting of one
or more neighbouring municipalities situated around
a core. A census agglomeration must have a core
population of at least 10,000;

“census dissemination area (CA)” is a small,
relatively stable geographic unit composed of one or
more adjacent dissemination blocks. It is the smallest
standard geographic area for which all census

data are disseminated. DAs cover all the territory of
Canadg;

“census dissemination block (DB)” is an area
bounded on all sides by roads and/or boundaries of
standard geographic areas. The dissemination block
is the smallest geographic area for which population
and dwelling counts are disseminated. DBs cover all
the territory of Canadg;
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“census division (CD)” means the grouping of
neighbouring municipalities, joined together for
the purposes of regional planning and managing
common services (e.g. Alberni-Clayoquot Regionall
District);

“census family” is defined as a married couple and
the children, if any, of either and/or both spouses; a
couple living common law and the children, if any, of
either and/or both partners; or a lone parent of any
marital status with at least one child living in the same
dwelling and that child or those children. All members
of a particular census family live in the same dwelling.
A couple may be of opposite or same sex;

“census subdivision (CSD)" is the general term for
municipalities (as determined by provincial/territorial
legislation) or areas treated as municipal equivalents
for statistical purposes;

“child"” refers to any unmarried (never married or
divorced) individual, regardless of age, who lives with
his or her parent(s) and has no children in the same
household;

“commuting destination” refers to whether or not a
person commutes to another municipality (i.e, census
subdivision), another census division or another
province or territory. Commuting refers to the travel of
a person between his or her place of residence and
his or her usual place of work;

“components of demographic growth” refers to
any of the classes of events generating population
movement variations. Births, deaths, migration,
marriages, divorces, and new widowhoods are the
components responsible for the variations since they
alter either the total population or the age, sex, and
marital status distribution of the population.:




District of Ucluelet Housing Needs Report

“emigrant” refers to a Canadian citizen or
immigrant who has left Canada to establish a
permanent residence in another country.

“immigrant” refers to a person who is, or who

has ever been, a landed immigrant or permanent
resident. Such a person has been granted the right
to live in Canada permanently by immigration
authorities;

“interprovincial migration” refers to movement
from one province or territory to another involving
a permanent change in residence. A person who
takes up residence in another province or territory
is an out-migrant with reference to the province or
territory of origin and an in-migrant with reference
to the province or territory of destination;

“intraprovincial migration” refers to movement
from one region to another within the same
province or territory involving a permanent change
of residence. A person who takes up residence in
another region is an out-migrant with reference

to the region of origin and an in-migrant with
reference to the region of destination;

“non-permanent residents” refers to persons

who are lawfully in Canada on a temporary basis
under the authority of a temporary resident permit,
along with members of their family living with them.
Non-permanent residents include foreign workers,
foreign students, the humanitarian population and
other temporary residents;

“core housing need” is when housing falls below at
least one of the adequacy, affordability or suitability
standards and it would have to spend 30% or more of
its total before-tax income to pay the median rent of
alternative local housing that meets all three housing
standards;

"adequate housing” means that, according to
the residents within the dwelling, no major repairs
are required for proper use and enjoyment of said
dwelling;
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"affordable housing” means that household shelter
costs equate to less than 30% of total before-tax
household income;

“suitable housing” means that a dwelling has
enough bedrooms for the size and composition
of resident households according to National
Occupancy Standard (NOS) requirements;

“dissemination area (DA)" refers to a smalll, relatively
stable geographic unit composed of one or more
adjacent dissemination blocks with an average
population of 400 to 700 persons based on data

from the previous Census of Population Program. It

is the smallest standard geographic area for which

all census data are disseminated. DAs cover all the
territory of Canada;

"dwelling” is defined as a set of living quarters;

"dwelling type” means the structural characteristics
or dwelling configuration of a housing unit, such as,
but not limited to, the housing unit being a single-
detached house, a semi-detached house, a row
house, an apartment in a duplex or in a building that
has a certain number of storeys, or a mobile home;

“single-detached house” means a single dwelling
not attached to any other dwelling or structure
(except its own garage or shed). A single-detached
house has open space on all sides, and has no
dwellings either above it or below it. A mobile home
fixed permanently to a foundation is also classified
as a single-detached house;

“semi-detached house” means one of two
dwellings attached side by side (or back to back) to
each other, but not attached to any other dwelling
or structure (except its own garage or shed). A
semi-detached dwelling has no dwellings either
above it or below it, and the two units together have
open space on all sides;

“row house” means one of three or more dwellings
joined side by side (or occasionally side to back),
such as a townhouse or garden home, but not
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having any other dwellings either above or below.
Townhouses attached to a high-rise building are
also classified as row houses;

“duplex” (also known as apartment or flat in a
duplex) means one of two dwellings, located one
above the other, may or may not be attached to
other dwellings or buildings;

“apartment in a building that has five or more
storeys " means a dwelling unit in a high-rise
apartment building which has five or more storeys;

“apartment in a building that has fewer than five
storeys” means a dwelling unit attached to other
dwelling units, commercial units, or other non-
residential space in a building that has fewer than
five storeys;

“mobile home” means a single dwelling,
designed and constructed to be transported on
its own chassis and capable of being moved to
a new location on short notice. It may be placed
temporarily on a foundation pad and may be
covered by a skirt;

“economic family” refers to a group of two or more
persons who live in the same dwelling and are related
to each other by blood, marriage, common-law union,
adoption or a foster relationship. A couple may be of
opposite or same sex. By definition, all persons who
are members of a census family are also members of
an economic family;

“employment rate” means, for a particular group
(age, sex, marital status, geographic areq, etc.), the
number of employed persons in that group, expressed
as a percentage of the total population in that group;

“equity seeking groups” are commmunities that face
significant collective challenges in participating

in society. This marginalization could be created

by attitudinal, historic, social and environmental
barriers based on age, ethnicity, disability, economic
status, gender, nationality, race, sexual orientation
and transgender status, etc. Equity-seeking groups
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are those that identify barriers to equal access,
opportunities and resources due to disadvantage and
discrimination and actively seek social justice and
reparation;

"extreme core housing need” has the same meaning
as core housing need except that the household has
shelter costs for housing that are more than 50% of
total before-tax household income;

“family size” refers to the number of persons in the
family;

“full-time equivalent (FTE) student” represents all
full-time and part-time enrolments, converted to
represent the number of students carrying a full-
time course load. One student whose course load is
equal to the normal full-time number of credits or
hours required in an academic year would generate
1.0 Student FTE. A student taking one-half of a normal
course load in one year would be a 0.5 Student FTE;

“household” refers to a person or group of persons
who occupy the same dwelling and do not have a
usual place of residence elsewhere in Canada or
abroad;

“owner household"” refers to a private household
where some member of the household owners the
dwelling, even if it is still being paid for;

“renter household” refers to private households
where no member of the household owns their
dwelling. The dwelling is considered to be rented
even if no cash rent is paid;

“household maintainer” refers to whether or not a
person residing in the household is responsible for
paying the rent, or the mortgage, or the taxes, or the
electricity or other services or utilities. Where a number
of people may contribute to the payments, more than
one person in the household may be identified as

a household maintainer. In the case of a household
where two or more people are listed as household
maintainers, the first person listed is chosen as the
primary household maintainer;
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“household size” refers to the number of personsina
private household;

“household type” refers to the differentiation of
households on the basis of whether they are census
family households or non-census-family households.
Census family households are those that contain at
least one census family;

“Indigenous identity” refers to whether the person
identified with the Aboriginal peoples of Canada. This
includes those who are First Nations (North American
Indian), Métis or Inuk (Inuit) and/or those who are
Registered or Treaty Indians (that is, registered under
the Indian Act of Canada), and/or those who have
membership in a First Nation or Indian band;

“labour force” refers to persons who, during the week
of Sunday, May 1to Saturday, May 7, 2016, were either
employed or unemployed;

“living wage” means the hourly amount that each

of two working parents with two young children must
earn to meet their basic expenses (including rent,
childcare, food, and tronsportotion) once government
taxes, credits, deductions, and subsidies have been
taken into account;

“low-income measure, after tax,” refers to a fixed
percentage (50%) of median adjusted after-tax
income of private households. The household after-
tax income is adjusted by an equivalence scale to
take economies of scale into account. This adjustment
for different household sizes reflects the fact that a
household’s needs increase, but at a decreasing rate,
as the number of members increases;

“migrant” refers to a person who has moved from
their place of residence, of which the origin is different
than the destination community they reported in.
Conversely, a non-migrant is a person who has
moved within the same community;
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“mobility status, one year” refers to the status of a
person with regard to the place of residence on the
reference day in relation to the place of residence on
the same date one year earlier;

“NAICS” means the North American Industry
Classification System (NAICS) Canada 2012, published
by Statistics Canada;

“NAICS industry” means an industry established by
the NAICS;

“participation rate” means the total labour force in
a geographic areq, expressed as a percentage of the
total population of the geographic areg;

“primary rental market” means a market for rental
housing units in apartment structures containing at
least 3 rental housing units that were purpose-built as
rental housing;

“precarious housing” means housing that is not
affordable, is overcrowded, is unfit for habitation, or is
occupied through unstable tenancy;

“Rental Market Survey” refers the collection of

data samples from all urban areas with populations
greater than 10,000 and targets only private
apartments with at least three rental units. Among
the information provided are median rental prices for
units within the primary rental market;

“secondary rental market” means a market for
rental housing units that were not purpose-built as
rental housing;

“shelter cost” refers to the average or median
monthly total of all shelter expenses paid by
households that own or rent their dwelling. Shelter
costs for owner households include, where
applicable, mortgage payments, property taxes and
condominium fees, along with the costs of electricity,
heat, water and other municipal services. For renter
households, shelter costs include, where applicable,
the rent and the costs of electricity, heat, water and
other municipal services;
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“short-term rental (STR)"” means the rental of a housing
unit, or any part of it, for a period of less than 30 days;

“STR — commercial market” refers to all short-term
rental units that were active within a given time
period, but are available ond/or reserved more than
50% of the days that they have been active. The

50% cut off is meant to separate residents using the
service to generate supplemental income from non-
resident STR operators operating income/investment
properties. The commercial market only considers
entire homes or apartments, not listings that are
hotels, private rooms, or other;

“STR - total market” refers to all short-term rental
units that were active (meaning, reserved or available
at least one day in a month) within a given time
period. The total market only considers entire homes
or apartments, not listings that are hotels, private
rooms, or other;

“subsidized housing"” refers to whether a renter
household lives in a dwelling that is subsidized.
Subsidized housing includes rent geared to income,
social housing, public housing, government-assisted
housing, non-profit housing, rent supplements and
housing allowances;

“tenure” refers to whether the household owns or
rents their private dwelling. The private dwelling may
be situated on rented or leased land or be part of

a condominium. A household is considered to own
their dwelling if some member of the household owns
the dwelling even if it is not fully paid for, for example
if there is a mortgage or some other claim onit. A
household is considered to rent their dwelling if no
member of the household owns the dwelling;

“unemployment rate” means, for a particular group
(oge, sex, marital status, geographic areaq, etc.), the
unemployed in that group, expressed as a percentage
of the labour force in that group;

“vacancy” means a unit that, at the time of the CMHC
Rental Market Survey, it is physically unoccupied and
available for immediate rental.
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7.2 POPULATION ADJUSTMENTS' 2

The census defines the population to be counted and the rules by which the populationis to be counted. Coverage
errors occur when errors are made relative to these definitions and rules. The main sources of coverage errors
include the failure to include a dwelling (and, in turn, failing to include its residents), and respondent error by not
including all persons who should be included or by including persons who should not be included.

The Canadian population’s 2016 under-coverage rate was estimated at 4.32% (1,557,061 persons), while the
population over-coverage rate was estimated at 1.96% (707,335 persons). Thus, the Census population net
under-coverage rate for Canada was estimated at 2.36%.

Under-coverage generally referred to persons who were not included as usual residents in the questionnaire that
was completed for their usual residence, or persons for whom no questionnaire was completed for their usual
residence. Population over-coverage is the number of excess enumerations in the census counts for persons
enumerated more than once (usually twice). This error produces bias because these persons should have been
enumerated only once.

Two post-census studies were carried out to estimate the 2016 Census population coverage error. The Reverse
Record Check (RRC) provided estimates for population under-coverage, while the Census Over-coverage Study
(COS) estimated population over-coverage.

In the RRC, a random sample of individuals representing the 2016 Census target population was selected. The
2016 RRC sample consisted of 67,872 persons in the provinces and 2,595 persons in the territories. The 2016 Census
database was then searched to determine whether these persons had indeed been enumerated. The estimate
of population under-coverage is based on the number of persons in the RRC sample who were classified as
“missed.” These persons were part of the target population for the 2016 Census, but no evidence of enumeration
could be found in the 2016 Census Response Database.

In the COS, over-coverage was measured by matching the final 2016 Census database to itself, and then
matching the final 2016 Census database and a list of persons who should have been enumerated according to
administrative data sources. Probabilistic linkage was used for matching. Probabilistic linkage identifies matches
that are close but not exact. A sample of potential duplicates was selected for each linkage, and demographic
characteristics and names were examined to identify true cases of over-coverage.

Adjustments made to populations via the RRC and COS studies were applied to several geographic tiers. The
lowest tier to include age cohort data was the Census Division (or the Alberni-Clayoquot Regional District).

As a means for estimating what the adjusted total population (and its age cohorts) would be for ACRD
communities, this report applied the percentage difference between the ACRD's adjusted and unadijusted age
cohort populations to the unadjusted values of individual West Coast Region communities (Census Subdivisions).
Adjustments were done for 2016, 2011, and 2006 using Statistics Canada’s most recently updated Census Division
estimates that account for net under-coverage.

Population adjustments were only applied to population totals and were not adopted for local household data.

1 Statistics Canada (2019, July). Coverage Technical Report, Census of Population, 2016: 1. Estimates of population coverage errors.
https://wwwi2.statcan.gc.ca/census-recensement/2016/ref/98-303/chapl-eng.cfm

2 Statistics Canada. (2019, October). Coverage Technical Report, Census of Population, 2016: 3. Population coverage error.
https://wwwi2.statcan.gc.ca/census-recensement/2016/ref/ 98-303/chap3-eng.cfm
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7.3 SHIFT SHARE METHOD

The Shift Share projection method is an approach that considers that both local and regional population trends
have an impact on future resident totals for the local community. For instance, although a small town may have
historically experienced population decling, it can benefit from anticipated growth at the regional level.

To perform the shift share, two main data points are required:

+ Regional population projections, detailed to 5 year age cohorts, and

« Historical population totals (adjusted Census data), detailed to 5 year age cohorts.

Luckily, British Columbia produces their own in house population projections for several geographies, which
includes the West Coast Community Health Service Area (CHSA). We used this geography as the regional
comparison. Note that BC projection geographies do not include Census Subdivisions.

We then calculate the percent share of the local community relative to the region in each Census year and
establish how these shares have changed between each period. For instance, the difference between the shares
of 2016 and 2011 are added to the 2016 share to anticipate what it may be in 2021. We then multiply the 2021 share
into the total projected population of the CHSA to determine the local total. To better visualize the math, an
example process is as follows:

1. Local ],200 Local(pop,ZOlG) ]:225

(pop,2011) o _ — o,
Region ..., o - 100,000 =120% Region ,,. o) - 105,000 117%

2. % share 2021= (% share 2016)+[(% share 2016)-(% share 2011)] = 114%

3. IfRegion,,, ., =10,000; Then Local = 110,000 x 1.14% = 1,254 people

pop,2021 -

4. Between 2016 and 2021, Region grew ~4.8% while Local grew ~2.4%.

The above calculations apply the work to only the total population for simplification. The actual method
produces the above for each 5 year age cohort, which is then summed to produce a total in a given period.
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ABOUT THIS REPORT

The West Coast Housing Need and Demand Study Regional Engagement Summary Report summarizes
what we heard from July to October 2021 as part of the Regional Housing Need and Demand Study
planning process. The following is a summary of the engagement opportunities and key findings that
were gathered through multiple engagement activities including: key informant interviews, focus
groups, council presentations, and community surveys. The findings are presented for each
engagement type and are broken down into local and regional themes where applicable.
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ENGAGEMENT OBJECTIVES

Community engagement was a key component of the West Coast Housing Need and Demand Study.
Beginning in July 2021 and ending with the close of the final online survey in October 2021, M’akola
Development Services and staff from the participating governments hosted and conducted a variety
of engagement events including preliminary findings presentations at council meetings, focus groups,
key informant interviews, and multiple online surveys. Objectives for the engagement process
included:

1) Collect Additional Data

Quantitative data can be very effective at showing housing need, but often qualitative data
like quotes or stories can a greater impact with community members and decision makers.
Additional data captured through the engagement process will illustrate quantitative findings
and give the participating municipalities, First Nations governments, and Regional Electoral
Area information about the people effected by housing, rather than just numbers.

2) Ground Truth Data Findings

In smaller communities, Census Canada data can be unreliable and may not paint an accurate
picture of housing need. Additionally, the most recent available data is from 2016 and may be
out of date in communities that have experienced market fluctuations or substantial shifts in
employment or population. Engagement captures up-to-date data that informs findings and
helps researchers determine the accuracy of external data sources.

3) Identify Knowledge Gaps to be Filled in Order to Address Current and Arising Housing Need
and Demand

Qualitative information about resident individuals and groups that may be facing a housing
crisis helps to identify and fill in key knowledge gaps to help inform recommended additions
to the existing housing stock which would assist in alleviating the critical shortages (current
need), as well as measures to keep pace with the community as it grows (arising
need/demand).

4) Gather Ideas Around Best Practices and Unigue Solutions to Address Current and Predicted
Areas of Housing Need

Community engagement helps the researchers meet members of the community and
professionals whose work intersects with housing in the region, to observe the changes in
need and demand over recent years, finding out what’s working and what’s not. This informs
recommendations that are grounded in each community’s unique but interconnected
housing trajectory.

Each engagement event and process were designed to contribute to these objectives and capture
meaningful data from community members across the housing spectrum.
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stakeholders, Treaty and non-Treaty First Nations, Municipal, and Regional District staff and Board
members. The table below provides an overview of each stakeholder group, the level of engagement
available to them. The level of engagement is adapted from the International Association for Public
Participation’s (IAP2) spectrum of engagement.

Inform

Consult

Involve

Collaborate

Providing balanced
and objective
information to assist
individuals and

Obtaining feedback on
analysis, alternatives
and/or decisions.

Working directly
with individuals and
organizations
throughout the

Partnering with
individuals and
organizations in
each aspect of the

To place final
decision-
making in the
hands of the

West Coast Stakeholders & First

Nations

e Alberni Clayoquot
Health Network

e  Housing
Authorities

e Education
Providers (School
District 70)

e  Tourism
Organizations

S organizations in process to ensure decision including organizations
ED_, understanding the that concerns and the development of | and
5 problem, alternatives, aspirations are alternatives and the individuals
5 opportunities and/or understood and identification of the external to
g solutions. considered. preferred solution. the project
S leaders,
District/Natio
n staff, and
elected
officials.
e  (itizens/Residents | ®  Elected e  Regional
/Public Officials District,
e Local businesses e  First Nations District, and
and employers Hereditary Nation Staff
e Island Health Leaders

ENGAGEMENT LIMITATIONS

Despite the best efforts of the project team and participating community Staff, Covid-19 affected the
engagement process for this study dramatically. Many in the non-profit and service sector had limited
ability to contribute time and energy to responding directly to invitations to participate or helping
researchers contact community members with lived experience in the supported housing system.

Despite restrictions and challenges, the project team was able to travel to the West Coast Region
twice in August and September for focus groups and meetings with staff.
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PROJECT TEAM KICK-OFF INFORMATION SESSION

As a kick-off to the Housing Need and Demand Study, staff from the participating governments were
invited to an online focus group session hosted by staff from M’akola Development Services and
Turner Drake & Partners Ltd. The goal of the session was to introduce key partners to the study and
get input on elements and goals for the process. Participants were given a 30-minute presentation on
the study, participating communities, and the requirements of the Ministry of Municipal Affairs and
Housing and then participated in a 30-minute discussion on various aspects of housing in their
communities. Participants were asked to provide input on housing needs and trends within in their
departments and to discuss opportunities for local and First Nations governments to respond to
identified housing challenges. Findings from this session informed further engagement design and are
included in the overall focus group analysis in the next session.

COUNCIL PRESENTATIONS AND SURVEY

Throughout the project, staff from M’akola Development Services presented virtually at the
participating Districts of Tofino and Ucluelet council meetings. Similar to the information session for
municipal staff, the presentations included a description of the study, participating communities, and
the requirements of the Ministry of Municipal Affairs and Housing. Preliminary data tailored to the
community was also presented and Councils were asked for feedback and initial impressions of the
statistics. Councils were given the opportunity to ask the project lead questions and were encouraged
to ask any additional questions or share resources and suggestions for key informants after the
meetings. The project team also distributed a questionnaire for members of the participating Councils
and Boards at the beginning of the engagement process to determine important community actors,
any relevant community events or initiatives, and past successful engagement techniques. Answers to
the questionnaire and interview responses informed engagement design and gave the project team
an idea of important issues they could expect to come up in conversations with community members
on the West Coast.

HOUSING SURVEYS

The West Coast Housing Need and Demand Study Community Survey and West Coast Housing Need
and Demand First Nations Community Survey were designed to fill quantitative data gaps and capture
housing experiences on and off Treaty Settlement and Reserve Lands, from as many as possible
throughout the region. The Community Survey, targeted to residents living in Tofino, Ucluelet, and
ACRD Electoral Area ‘C’, opened in July 2021 and was available through the TalkTofino website for
approximately six weeks, closing mid-September 2021. The consulting team utilized existing local
distribution channels, such as social media pages and community newsletters, and sent handbill
images to local governments to be used on websites and other digital communications. Promotional
material was made available to focus group and interview participants who were asked to share
broadly with their networks.

Budget was also allocated to advertisements in regional and area newspapers. After consulting with
partnering government staff, the project team determined that the papers with the most appropriate

regional distribution were the Westerly News and the Alberni Valley News. Advertisements appeared
in August and September editions and drove a pronounced increase in survey response rates.
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Response to the community survey was better than expected. Five hundred and eight community
members filled the Tofino/Ucluelet/Area ‘C’ survey, and the vast majority of respondents completed
all guestions and left detailed long form responses.

The First Nations Community Housing
Survey was advertised in the Ha-Shilth-
Sa community newspaper, on
Facebook, and in the Westerly and
Alberni Valley News. This survey was
available through the ACRD Let’s
Connect website and opened in
August 2021 and was extended to be
available for approximately eight
weeks, eventually closing on October
3, 2021. The consulting team utilized
existing local distribution channels,
such as social media pages.

Additionally, in direct response to
concerns raised by key informants of
the unique challenges of seasonal
workers and the local tourism and
hospitality industry, MDS distributed
a survey designed to identify key
concerns of this important sector,
whose housing needs can be more
challenging that the needs of those in
other sectors. This survey opened in
September 2021 and was available
through the TalkTofino website for
approximately four weeks, closing in
late September, 2021. The consulting
team distributed the Hospitality and
Tourism Housing Survey through the
Ucluelet Chamber of Commerce,
Tofino Chamber of Commerce,
Tourism Tofino, and Tourism Ucluelet
networks.

See Appendices A and B for the full
list of survey questions.
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KEY INFORMANT INTERVIEWS

Key informant interviews targeted service providers, non-profit organizations, key employers and
community leaders who work primarily with community members who are struggling to find
affordable, supportive and stable housing. Though time and resource intensive, key informant
interviews provide different information and context than community surveys, demographics, and
housing data. They capture information about harder-to-reach populations and provide an
opportunity for informants to give descriptive answers to questions, often sharing stories or personal
experiences. Interviews lasted between 45 and 90 minutes depending on the interview subject. In
consultation with planning staff from the participating governments, the consulting team selected key
informants based on the following criteria:

1) Informants had to be geographically relevant and diverse. Interviewees had to live or work
within the study area and had to collectively represent all areas and communities within the
participating Municipalities/Electoral Area ‘C’/First Nations Governments.

2) Informants should have knowledge of the housing sector or knowledge of the experiences of
specific demographic groups navigating the housing sector.

3) Informants should be service providers, employers, or community leaders who primarily work
with community members struggling to find or maintain affordable and adequate housing.

4) Informants should be able to understand or work with market housing and local government
bylaws that govern development.

See the next section of a list of participants and Appendix C for interview questions.

FOCUS GROUPS

Focus groups or roundtable discussions typically were held with smaller groups, usually between 2-4
participants each, but up to 20 depending on the format or availability of regional actors. These
engagement events provided an opportunity for deeper discussion amongst different organizations
about the challenges and opportunities of the current housing environment. The aim was to identify
regional and community nuances and collect relevant materials or data to inform the Report’s
broader data collection activities. These discussions helped to establish the foundation for data
collection, particularly in those communities that had minimal database data available. Sessions
consisted of a presentation of preliminary data followed by a facilitated discussion around housing in
the region. Focus group questions and discussion prompts are included in Appendix D.
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WHAT WE HEARD

ELECTED OFFICIALS SURVEY

Location # of Engagements (approx.)
June 2021 Online Survey, Direct Link sent to Councillors, 12
Directors, and other Elected Officials

The electoral officials survey received twelve responses from elected officials representing West
Coast communities. The survey was administered online through the Alchemer platform, and data
from residents was stored and stored on Canadian servers, in compliance with Provincial and Federal
privacy legisl