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INTRODUCTION                                           
 
1.1 PURPOSE OF THE SUB AREA PLAN 
The purpose of the Sea to Sky University Sub Area Plan is to guide the future development of 
the Sea to Sky University Campus and adjacent residential neighbourhood.  Consistent with 
District’s overall Official Community Plan, which requires that a Sub Area Plan be prepared 
for all major developments greater than 300 dwelling units, the Sub Area Plan outlines 
appropriate land use policies and conceptual design parameters, taking into account such 
factors as: 

• parks and open space, both natural and active; 
• campus development; 
• housing types and densities; 
• school locations; 
• major roads;  
• pedestrian and bicycle circulation; and  
• municipal infrastructure. 

 
The Plan is intended to provide a vision for the development of a new and unique 
neighbourhood in Squamish.  The Plan will provide direction:  

• to District Council as to how rezoning or development applications will be 
addressed.  It is also intended to provide:  

• to existing and future residents as to how the neighbourhood is expected to 
grow and evolve in the future; and 

• to the University and the developers of its lands as to how the District envisions 
the University neighbourhood to grow over the years. 

 
1.2 PLANNING PROCESS 
This Neighbourhood Plan has been prepared with considerable input from a number of 
sources.  The District Council and Staff were involved throughout the process, reviewing 
issues, considering options, and evaluating draft documents.   
 
Two Public Information Meetings were held during the preparation of the Sub Area Plan, one 
in October 2001 before the Bylaw was given first reading, and a second one in November 
2001 after the Bylaw was given readings by Council.  A formal Public Hearing  was held April 
3, 2002 after which third reading was given by Council.  Council adopted the Bylaw on April 
9, 2002.  
 
As a result of further refinement of the campus layout and Master Plan by the proponent in 
conjunction with District Staff, application for amendment to reflect the updated Master Plan 
was made in April 2003.  A Public Information Meeting respecting the proposed amendments 
was held in June 2003 and Council gave first and second readings to the amending bylaw on 
July 2, 2003.  A formal public hearing was held July 16, 2003, after which Council gave third 
reading.  The amending bylaw was adopted on July 29, 2003. 
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A number of government agencies who have interests in the area were involved in the 
process, including BC Environment, Ministry of Transportation, School District 48, Squamish 
Lillooet Regional District, and the Department of Fisheries and Oceans.  The agencies were 
invited to provide input at the inception stages of the planning process and were invited to 
review a draft of the Plan, as well as the subsequent amendments. 
 
1.3 SUB AREA PLANNING AREA 
The boundaries of the Sub Area Plan area are identified on Figure 1.  The area, known as DL 
512, is approximately 240 acres.  It is located east of the Garibaldi Highlands neighbourhood.
  
PLANNING CONTEXT 
The preparation of the University Sub Area Plan has been undertaken within an overall 
planning context.  In this section, the key elements that have influenced this Plan have been 
identified.  
 
2.1 University’s Goals and Objectives 
The Howe Sound Educational Society has a vision to establish a private post secondary 
educational facility in the District of Squamish.   The primary intent of the University is to offer 
students with a rigorous and well-rounded liberal education that leaves them with a deep 
understanding of the major characteristics of Western and Eastern civilization.  The ultimate 
size of the student population is considered to be 1200. 

 
The University Campus will contain a mix of academic, residential, recreational, commercial 
facilities typically associated with the operation of a University, and associated uses.  Many of 
the facilities on the university will be available for use by the community.  
 
The University will undertake the development of a new residential neighbourhood on the 
lands adjacent of the campus.  This development will function as an endowment to the 
University and will assist in offsetting the significant capital and operational costs of the 
University.  This neighbourhood is intended to provide housing for faculty and staff, local 
residents, and retirees.  Within the neighbourhood, there will be substantial open spaces 
provided and access to natural environments, recreational areas, and an integrated 
pedestrian pathway network. 
 
The University’s objective is to act as business generator providing jobs, creating spin off 
companies, attracting corporate offices and attracting academic ancillary operations for the 
District of Squamish and its community. It is the University’s expectation that this objective 
coupled with appropriate market housing development will add to the livability, health, and 
sustainable growth of the neighbourhood. 
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2.2 Existing Official Community Plan and Zoning Bylaw 
2.2.1 Official Community Plan 
In June 2001, the District Council enacted an amendment to the Official Community Plan that 
redesignated the subject lands from Limited Use to Private University and Residential 
Neighbourhood to accommodate a new private university and an adjacent residential 
neighbourhood.  Section 4.1.13 of the Official Community Plan requires that major 
developments such as the University project be the subject of a Sub Area Plan. 
 
The Official Community Plan contains a number of broad objectives that are applicable to this 
Sub Area Plan, and have been used in crafting the Plan, a brief description of which is as 
follows: 

 
1) Support Sustainable Growth:  Provide a balance between economic 

development and community livability.   
 

2) Preserve and Protect the Natural Environment:  Protect the environmentally 
sensitive areas that are the reason that people have chosen to make Squamish 
their home.  

 
3) Promote Community Identity and Livability:  Maintain the quality of life in 

each of the community’s unique neighbourhoods. 
 

4) Nurture a Healthy Community: A healthy community is one in which 
individuals and government work together to strive for economic, social, 
cultural, and physical health.   

 
5) Deliver Cost Effective Services: Development should be planned so that 

services can be delivered in a cost efficient manner.  
 
On the various OCP Maps, the subject property has been designated in the following 
manner: 

1) Land Use Designations: Private University and Residential Neighbourhood 
2) Flood and Debris Hazards:  Debris Flow Hazard Area 
3) Trails Map: Link between Mamquam River and Mashiter Creek 

Ring Creek corridor     
 
2.2.2. Zoning Bylaw 
The subject property was rezoned from Resource (RE) to University Campus –1 (UC-1) and 
University Housing (UH-1) in April 2003 to accommodate the development of the University.  
 
2.3 Physical Site Conditions 
The site’s physical conditions are illustrated on Figure 2.  The following is a brief description 
of the site.  More detailed information is contained within the following 2 reports: 

a) Initial Environmental Review: Sea to Sky University prepared by Cascade 
Environmental Resource Group Ltd. dated 3 July 2001;  

b) Geotechnical Overview prepared by Thurber Engineering Ltd. dated 10 May 2001, 
and  
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c) Assessment of Debris Flow Hazard – Ring Creek (2002) prepared by Thurber 
Engineering Ltd dated 10 January 2002, 

copies of which are included in Appendices A & B of the Sub Area Plan.  
 
2.3.1 Topography:  The subject property ranges in elevation from 25 m (adjacent to lower 
Mashiter Creek) to a high point of approximately 220 m.  As is illustrated on Figure 3, the site 
consists of a variety of topographic features, ranging from steep slopes to flat - moderately 
sloping terraces. 
  
2.3.2  Forest Cover: The site has been recently logged, with over half the site presently 
comprised of a regenerating clear-cut (shrub/herb structural stage).  Non-logged areas 
include the Mashiter Creek ravine, a young mixed forest within the riparian area associated 
with Ring Creek; a young coniferous forest in isolated clumps within the clear-cut, and a 
mixed forested wetland (riparian/basin swamp) in the central portion of the parcel.   
 
2.3.3 Geomorphology: Rocky outcrops, bluffs, benches, and ravines dominate the surficial 
character of the area.  Bedrock is overlain by a veneer of colluvium and glacial till, except 
where glacial processes have removed these materials and only a thin organic layer has 
been left.  The soils are generally described as thinly deposited, discontinuous and 
punctuated by numerous rock outcroppings 
   
2.3.4 Hydrology: Two creeks have been identified as main drainages in the study area.  
Mashiter Creek is the dominant drainage and flows south-west through a contiguous riparian 
corridor, paralleling the western boundary of the project property, from its headwaters on 
Diamond Head, columnar Peak and Round Mountain, into the Mamquam River.  The creek is 
a source of drinking water for the District of Squamish, with the intake located about 3.2 km 
upstream of the subject site.   
 
Ring Creek flows along the eastern edge of the area, and receives a lesser portion of the 
subject area’s drainage.  Ring Creek also flows into the Mamquam River to the south of the 
subject property.  
 
A small tributary of Mashiter Creek, called Main Creek, is also found on site.  This drainage 
flows through a wetland in the central portion of the property, and also includes an 
intermittent and ephemeral tributary creek.  An un-named drainage flowing into Mashiter 
Creek from the north is also found on site, along with a tributary to that watercourse.   
 
There are two interconnected wetland areas on the site - a large central wetland and a 
smaller one to the north-east.  Although logged over, the wetlands continue to contribute to 
base flow and storm flow regulation.   
 
2.3.5 Wildlife: 
The diverse vegetation structure within the study site provides habitat for a multitude of avian 
species.  The cut-blocks, riparian areas, wetlands and forests contain unique habitat 
properties and species.  The large amount of wetland, creeks and ephemeral drainages 
present throughout the site is suitable habitat for a number of amphibian and reptile species.                  
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Due to the extensive riparian habitat of the study site, a number of wide-ranging mammals 
frequent the area. 
 
2.3.6 Hazard Lands 
The Geotechnical Overview (2001) conducted by Thurber concluded the following:  

a) the site conditions are generally favourable for development; 
b) no significant landslide or erosion areas were observed; 
c) concerned with potential instability of western edge of upper terrace above 

Mashiter Creek, and therefore a 30 meter setback may be required at crest of 
slope; 

d) notwithstanding the findings of the Klohn Leonoff Study (1994), only Ring Creek 
may be subject to debris flow, and the hazard may be mitigated by judicious 
layout of facilities or by installing deflection berms and/or catchment basins;  

e) Mashiter Creek is likely subject to flooding but would be confined to the canyon 
floor; and 

f) the risk of volcanic eruption is negligible. 
 

The Ministry of Water, Land, and Air Protection, in reviewing the Thurber reports, has no 
objection to the proposed development provided that specific flood control requirements can 
be satisfied, items that would be addressed at the time of subdivision approval.   
 
2.4 Site Access and Municipal Services 
2.4.1 Site Access 
At present, physical access to the site is from the south by way of the Garibaldi Provincial 
Park access road.  The road through the property is a former Forest Service Road and is 
maintained by the Province through both private and Crown Land.  From Mamquam Road up 
to the Mashiter Creek Bridge, the road is a dedicated paved public road. 
 
The subject property has public road frontage on an undeveloped portion of The Boulevard 
road allowance, an arterial road within the Garibaldi Highlands neighbourhood.  A bridge 
crossing of Mashiter Creek would be required in order to connect the University 
neighbourhood with The Boulevard.   
 
Access to the site can also be gained by a hiking/biking trail that exists to the west of 
Mashiter Creek, commencing at the eastern end of The Boulevard, and tending southwest 
along the western bank of Mashiter Creek.  Another important hiking trail that exists on the 
property is the pipeline trail that crosses Ring Creek south of the property and passes 
through the south west portion of the proposed campus linking up to the Mashiter Creek 
ravine.  
 
2.4.2 Municipal Services  
The subject property is not currently serviced with either the existing water distribution system 
or sewage disposal system.  Upgrading of both these systems will be required to 
accommodate a new neighbourhood.  
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The Fire Department has expressed a concern that the subject property may be beyond an 
acceptable response time distance from the existing Fire Hall, and therefore a new Fire Hall 
may be required in the general area.   
   
2.5 Community Issues 
The proposed University lies adjacent to an existing residential neighbourhood.  Planning of 
the University neighbourhood should be sensitive to the lifestyle and activities of the adjacent 
Garibaldi Highlands neighbourhood.  Over the last two years, the University has held a 
number of Open Houses in order to keep the community informed of the University project.  
According to material provided by the University, those who attended the meetings were very 
supportive of the project.   
 
During the process of preparing this Plan, the District held 2 Public Information Meetings for 
the initial Plan, and one for the amendments undertaken in 2003.  A majority of the people 
who spoke at the initial meetings were in favour of the University project provided that the 
various impacts could be addressed to the satisfaction of the community.  The issue that 
drew much of the attention was the traffic impacts on The Boulevard.  Residents were 
concerned with traffic volumes through the Garibaldi neighbourhood.  Of particular concern 
was the need for sidewalks and the safety of children going to and from school.  A number of 
residents also noted that the University should have a second access and that an upgraded 
Diamond Head road could serve that purpose. 
 
Another issue that was raised at the meetings was the financial impact of the project and the 
risks associated to the District.  A number of people advised Council to be prudent in the 
consideration of the financial aspects of the project.     
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VISION STATEMENT AND PLANNING PRINCIPLES  
 
3.1  VISION STATEMENT 
 
The Sea to Sky University Sub Area Plan is intended to encourage the creation of a 
residential neighbourhood that has a sense of community and identity.  The neighbourhood 
will have the Sea to Sky University as its focal point.  The University will ultimately contain 
educational, social, and housing facilities for 1200 students.  As such this unique 
neighbourhood will consist of a mixture of land uses, the types of which will contribute to the 
evolution of an interesting, safe and vibrant community.   

 
It is expected that the non campus portion of the University neighbourhood will house 
approximately 2500 - 3000 people, and will evolve as a residential area that will provide a 
variety of housing opportunities for residents to choose from.  This will include not only 
traditional single family subdivisions and smaller lot subdivisions for affordable housing, but 
also townhousing and apartments.  The neighbourhood will differ from other neighbourhoods 
in Squamish, in that mid and high rise buildings may be developed.  At build out (maximum 
960 units), the neighbourhood will have a greater proportion of multi family units than single 
family houses.    

   
To satisfy the recreational and leisure needs of not only the neighbourhood residents and 
university students but also the overall community, both active and passive opportunities will 
be provided throughout the neighbourhood.  Parks and playgrounds will service active 
recreational needs, while a trail system linking key elements of the neighbourhood will cater 
to walkers and cyclists.   
 
A site for an elementary school has been identified in the central portion of the 
neighbourhood.  Should the School District determine that a school is needed within the 
neighbourhood to serve the school population, then it will be developed when there is enough 
of a school-aged population to support a new school. 
 
To create a further focus for the neighbourhood, the University will provide a Village type 
commercial centre on the campus lands that will contain small scale commercial outlets 
servicing the daily needs of students and residents, such as a convenience store, bakery, dry 
cleaning, etc.  The development of the commercial component may be a longer term concept, 
and may not occur until a significant amount of housing is developed in the neighbourhood 
and student enrollment that would create the demand for commercial and community 
services.  Another component of the University will be the development of social and 
recreational facilities that will be made available for use by the community.   
 
Initial access to the neighbourhood will be provided by an extension of the The Boulevard 
over Mashiter Creek.  Over time, the Diamond Head Road access will be upgraded providing 
a second access to the neighbourhood.      
 
The University neighbourhood will develop in an incremental and gradual manner over the 
years in accordance with the demand for housing that will be generated by market forces.  
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This Sub Area Plan is intended to manage the growth of the neighbourhood in a way that is 
sensitive to the lifestyle of existing and future residents, meaning that the necessary 
supporting infrastructure (i.e. roads, hard services, parks and community amenities) will be 
provided to adequately serve the neighbourhood’s residents. 
 
3.2 PLANNING PRINCIPLES 
The Sub Area Plan embodies a number of planning and land use principles beyond those 
contained in the District’s overall Official Community Plan.  These principles take into 
consideration, amongst other things, input from Council, its staff, the University, 
neighbourhood residents and property owners, and key government agencies. 
 
3.2.1  Green Space/Environment 

• Preserve the Mashiter and Ring Creek ravines as recreational and ecological assets. 
• Provide a network of pedestrian and cycling trails through the neighbourhood and 

linkages with the trail network external to the neighbourhood. 
• Retain the ecological value of the existing marsh / wetland in the central portion of the 

neighbourhood 
• Protect the riparian areas of the seasonal and year round creeks  
• Develop a street planting program that would include both native and ornamental 

shrubs and trees. 
• Provide for a variety of green space/recreational opportunities including both passive 

and active areas, including a centralized neighbourhood park. 
• Ensure that development does not occur on lands subject to hazardous conditions.  

 
3.2.2   Housing 

• Provide for a variety of housing forms and densities to accommodate a mix and 
choice of lifestyles. 

• Develop housing types in consideration of topographic constraints and opportunities. 
• Concentrate higher density multiple family development near community amenities 

where possible (i.e. university campus, parks, schools, community centres, etc.) 
• Create a sense of community through the proper location of neighbourhood 

amenities. 
• Encourage the development of affordable housing to suit the needs of seniors, 

families with children, and individuals with special needs. 
 
3.2.3  Neighbourhood Focal Point and Amenities 

• Create opportunities within the campus lands and within the neighbourhood that will 
foster social interaction and community activities. 

• Develop within the campus lands, a “Sense of Place” for the neighbourhood, a 
staging ground and “meeting area” for community events, and areas for passive and 
active recreation. 

• Identify a suitable location for an elementary school. 
 
3.2.4  Roads / Pedestrian Circulation 

• Ensure that the District’s existing road network is upgraded to accommodate the 
additional traffic that will be generated by the neighbourhood. 
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• Provide 2 access points into and out of the new neighbourhood. 
• Undertake measures that will reduce the impact of additional traffic on the residents 

within the existing Garabaldi Highlands neighbourhood, particularly in the vicinity of 
the existing elementary school.   

• Provide opportunities for alternative forms of circulation for pedestrians and cyclists in 
the form of sidewalks, trails, bicycle paths and walkways. 
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POLICY FRAMEWORK 
 
4.1  GENERAL FRAMEWORK 
The following policy framework has been prepared to reflect the Vision Statement and 
Planning Principles that were described in the previous section.  The policies and its 
descriptive elements that follow are intended for use by Council as a tool to manage growth 
of the University neighbourhood in accordance with the Vision Statement and Planning 
Principles.  Given this approach, the lines on the Land Use Plan (Figure 4) which differentiate 
land use categories and identify future roads, are not to be interpreted as rigid, but rather are 
intended to illustrate intent and principle. 
 
4.1.1 Generalized Land Use Pattern 
Land shall be developed in accordance with the general land use pattern identified on Figure 
4 – Land Use Plan.  The land use designations are quite broad and general in this Plan, 
because the University, at this early point in the planning development process, is not in a 
position to be more definitive on its long term development planning.  The following chart 
indicates the amount of land within each land use category shown on Figure 4 and their 
respective percentages.  
 
 

Table 1: Land Use Distribution within Neighbourhood
 

   Land Use Type   Acreage  % of Area
 
   Campus Lands       55                                    23 
   Housing Area                                 124            52 
   Housing Area / Potential Campus   25                                    10 
   School / Park        5*              2 
   Park                                                 31**                                 13 
 
   TOTAL    240 Acres      100% 
*Approximate Area – to be Determined with School Board 
**Area does not include parks or open spaces within housing areas or on trails network 
 
4.1.2 Zoning Approach
At the outset, the Council will consider rezoning the University lands to accommodate a 1200 
unit campus and a maximum of 960 housing units.  However given the magnitude of the 
project, and the number of issues still to be resolved, the Council shall maintain control over 
managing the planning and development of the neighbourhood, by requiring a restrictive 
covenant be registered on the title of the property that will require that specific conditions be 
satisfied as a condition of further subdivision approval and/or building permit.  
 
4.2 Green Space / Environment 
4.2.1 Green Space 
The Sub Area Plan recognizes the value of the natural environment in contributing to the 
livability of the University Neighbourhood.  It also acknowledges that neighbourhoods require 
park land to serve the active recreational pursuits of its residents.  And finally, the Plan also 
recognizes the value of providing an integrated linear park system enabling people to 
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circulate both within the University neighbourhood, and between adjacent neighbourhoods 
and/or recreational amenities without having to use an automobile.   
 
On this basis, it is Council’s policy that the following parks and open space features be 
integrated within the neighbourhood as generally identified on Figure 5 – Conceptual Open 
Space Plan: 
:   

• an active neighbourhood park / school that could accommodate such facilities as 
an open play field, children’s play equipment, picnic areas, and public washrooms.  
It is possible that the neighbourhood park land and facilities will be incorporated 
within the proposed elementary school grounds if a school is developed within the 
neighbourhood; 

• a trail system linking the residential areas, the neighbourhood amenities, such as 
the University, elementary school, and neighbourhood park, the creek corridors 
and the trail system external to the neighbourhhod; 

• the ravines and riparian areas of Ring and Mashiter Creeks; and 
• the wetland area in the central portion of the site. 

  
As a condition of the adoption of the Zoning Bylaw amendment, the Council will require the 
University to commit, by way of a registered restrictive covenant, to the dedication of the park 
areas, privately owned open space, and trail network at the time of subdivision, including the 
neighbourhood park, the wetland area, the key connecting elements of the trail system, and 
the Ring Creek and Mashiter Creek ravine corridors.  Additional components of the trail 
network will be obtained as part of further development approvals.  The park land will not be 
zoned Park until it is dedicated to the Municipality.   
 
4.2.2 Environment 
The Sub Area Plan contains creeks, wetlands, steep slopes, and hazard lands.  To manage 
the development of the neighbourhood in a manner that respects these environmental 
features, it is Council’s policy to: 

a) Require that all new development responds satisfactorily to the critical 
environmental resources identified on Figure 2 and all necessary measures are 
undertaken to protect said resources, including adherence to the standards set 
out in the Streamside Protection Regulations.  

b) Utilize a variety of tools to protect the environmentally sensitive areas, including 
obtaining the land as public park land through dedication and registering non or 
limited disturbance covenants on private land. 

c) Minimize the disturbance of environmentally sensitive land by directing 
development to other areas  

d) Include all lands identified as Environmentally Sensitive Areas on Figure 2 
within Development Permit Area 1 – Protection of the Natural Environment  

e) Require site specific geotechnical studies and hazard assessments be 
conducted for all potential debris flow and flood prone areas prior to any 
development occurring, in particular along Mashiter Creek (south of the 
Boulevard extension) and Ring Creek (between the creek and the Park access 
road.)  These studies will be used to delineate areas that should not be 
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developed, and/or identify mitigation measures that are needed to render the 
land safe for development.  

f) Protect those portions of Mashiter Creek and its tributaries that have salmon 
habitat values.  

 
4.3  Housing 
The Sub Area Plan will accommodate a variety of types of housing units to be developed in 
the neighbourhood, including single family dwellings, two family dwellings, townhouses, and 
ground oriented / apartment oriented multi family dwellings within the area designated 
Housing Area on the Land Use Plan.   
 
Not more than 960 dwelling units will be developed within the neighbourhood.  However 
should the University decide to expand the Campus Lands beyond 52 acres, the District will 
require the University to demonstrate the manner in which the density will be accommodated 
on the remaining lands and/or whether the total number of units will be reduced.   
 
Unlike other Squamish neighbourhoods, the predominant form of housing will be multi family 
dwellings.  It is projected that 66-75% of the dwelling units will be multi family in form.  
Regarding applications for specific multi family development proposals, it is Council’s policy 
to: 

a) Direct multi family dwellings to be located either adjacent to major community 
amenities, or on terrain that it is not suitable for single family residential 
subdivision. 

b) Minimize the intrusion of multi family housing on either existing or future single 
family areas. 

c) Require all multi family housing sites to be designated as Development Permit 
Areas. 

Regarding applications for specific single family development proposals, it is Council’s 
policy to: 

a) Encourage a variety of different lot sizes in order to cater to a variety of types of 
households. 

b) Ensure that sites more suitable for multi family dwellings are not developed with 
single family subdivision. 

c) Ensure that the minimum lot size is not less than 4000 square feet.    
d) Require all single family housing subdivisions with a lot size of less than 6000 

square feet to be designated as Development Permit Areas and be the subject 
of Development Permit Guidelines. 

 
4.4 Campus Lands 
The education campus will be the focal point of the neighbourhood.  At build out, it will 
accommodate 1200 students.  It is Council’s policy to: 

a) Ensure that a 1200 student campus can be accommodated in the 
neighbourhood by requiring that not less than 52 acres of land be zoned 
exclusively for campus related uses. 
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b) Accommodate expansion of the Campus Lands to 80 acres by designating a 
portion of the Housing Area as Potential Campus Area, as per the Land Use 
Plan. 

c) Ensure that the social (eg. theatre) and recreational (eg. play fields and 
courts) facilities on campus are made available to the community by entering 
into a Community Use Agreement with the University.  

d) Encourage the University to provide commercial activities within the campus 
lands in a location that is convenient to the surrounding neighbourhood.  These 
commercial outlets would serve the day to day needs of both the students and 
neighbourhood residents.  The Zoning Bylaw amendment shall permit such 
uses in the campus zone, and will specify that not more than 20,000 – 30,000 
square feet of commercial floorspace shall be permitted on campus. 

e) Encourage the University to create a central open space on the campus which 
will serve as a community meeting place or assembly area.  It shall provide 
sunny and shaded places to sit, a venue for impromptu events, and a visual 
amenity for the surrounding neighbourhood.   

f) Encourage the University to locate its on campus sports field in a location that 
is convenient for use by the neighbourhood. 

g) Ensure that the design of the University buildings is compatible with the form 
and character of adjacent residential and recreational areas.  

h) Encourage the University to provide linkages, both physical and otherwise, with 
the immediate neighbourhood and the larger community. 

 
4.5 Elementary School Site  
Given the isolated location of the neighbourhood, and the capacity and demands on other 
schools in the general area, the School District has indicated that an new elementary school 
will be needed to serve the expected school age population that will be generated by the new 
housing units.  It is Council’s policy to: 

a) Accommodate an elementary school within the University neighbourhood by 
requiring the University to reserve a site in the 6-8 acre range for a future 
school as generally identified on Figure 4. 

b) Ensure that the design of the elementary school is compatible with the adjacent 
residential and recreation areas. 

  
 
4.6 Circulation 
As is indicated on the Land Use Plan, the neighbourhood will be well served by vehicular and 
pedestrian circulation routes that enhance both lifestyle and recreational opportunities and 
provide choice in transportation.  The road and trail network shown on the Plan is conceptual 
in scope and will be further refined during more detailed planning exercises.  It is Council’s 
policy to: 

4.6.1 Roads 
a) Accommodate the extension of The Boulevard via a bridge across Mashiter 

Creek as the initial access to the neighbourhood.   
b) Ensure that the new neighbourhood is served with 2 access points.  Upgrading 

of or realigning the existing Garibaldi Park access road which will function as an 
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additional access.  The Garibaldi Park access road shall be used as the primary 
route for construction vehicles.  During the initial phases of the development of 
the neighbourhood and until the Garibaldi Park access road is upgraded, the 
District will ensure that the road is maintained in such a manner that it can be 
used by emergency vehicles.     

c) Mitigate the traffic impacts within the existing Garibaldi Highlands 
neighbourhood by: 

i) requiring the University to undertake sidewalk improvements and 
traffic calming measures within the existing neighbourhood, said 
works to be identified in consultation with the neighbourhood; and 

ii) requiring that the internal road network be designed in such a 
manner whereby vehicular traffic would be encouraged to access 
and egress the neighbourhood by way of the Garibaldi Park 
access road   

d) Require that the offsite road system be upgraded to accommodate the buildout 
of the University Project.  The following items are projected to be included in the 
upgrading:  
• Construction of the Mashiter Creek Bridge at the eastern end of The 

Boulevard;  
• Upgrading of The Boulevard and Highlands Way South streets and 

intersections retaining the single lanes in each direction; and 
• Upgrading of Mamquam Road from Highlands Way South to Highway 99 to 

a four lane road 
e) Provide for a road linkage, within the neighbourhood, between The Boulevard 

and the Garibaldi Provincial Park access road, recognizing that the linkage is 
not intended to function as the primary access to the Provincial Park. 

f) Require that roads be designed and constructed to a standard that not only 
meets engineering and safety standards of the District, but also takes into 
account storm water management principles of sustainability and, minimizing 
the amount of non-permeable surfaces. 

 
4.6.2  Bicycle Paths  
a) Accommodate safe bicycle paths on all collector roads, preferably physically 

separated from vehicular traffic 
b) Accommodate bicycle paths within the major trail network  
c) Require bicycle parking stands be provided as part of any building on the 

campus. 
 

4.6.3 Pedestrian Circulation
a) Accommodate safe pedestrian movements on all collector roads.  
b) Provide alternatives to pedestrians by ensuring that an elaborate off road trail 

system is provided within the neighbourhood, linking the residential areas with 
community amenities such as the University, elementary school, and the 
neighbourhood park.  
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4.6.4 Transit
a) Ensure that collector roads are designed to accommodate the easy movement 

and operation of transit vehicles. 
 
4.7 Municipal Services 
The University neighbourhood is currently not adequately serviced with municipal services.  
Major extension and / or upgrading of the District’s water and sewer infrastructure and/or 
installation of systems to service the University neighbourhood is therefore required.  It is 
Council’s policy to: 

a) Ensure that the University neighbourhood is adequately serviced with water, 
sewer, drainage, and fire protection infrastructure.  The following upgrading to 
the infrastructure shall be required: 
 
Domestic Water System 
The offsite domestic water system will require upgrading to accommodate the 
build-out of the University Project. The following items are projected to be 
included in the upgrading:  
• A domestic water supply system is to be constructed sufficient to service the 

build-out of the University Project to the satisfaction of the Director of 
Community Development. 

 
  

Sewer System 
The offsite sewer system will require upgrading to accommodate the buildout of 
the University Project. The following items are projected to be included in the 
upgrading:  
• A new sewer main from the University property line along The Boulevard 

and Highlands Way South to Mamquam Road. 
• A new sewer main along Mamquam Road from Highlands Way South to 

station 712 at Willow Lane 
• Miscellaneous sewer pipe upgrading from station 712 to the Mamquam 

Sewer Plant 
 

Wastewater Treatment Plant 
The Mamquam Wastewater Treatment Plant will require upgrading in order to 
accommodate the build out of the campus and non-campus lands.  

 
b) Require that a study be undertaken by a professional specializing in fire hall 

locations and protective services prior to subdivision approval or the issuance 
of building permits to assess if a new fire hall is required for the neighbourhood 
and if so, the appropriate location. 

c) Enter into a Construction Financing Agreement with the University that would 
detail the University’s and the District’s obligations with respect to the provision 
and financing of off site infrastructure and services. 

d) Ensure that the Construction Financing Agreement is agreed to in principle prior 
to adopting the Zoning Bylaw amendment. 
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DEVELOPMENT PERMIT AREA GUIDELINES 
 
See attached under separate cover. 
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IMPLEMENTATION 
As a means of implementing this Plan, the following measures will be considered by Council: 
 
6.1 Zoning Bylaw 
The District Council will prepare an amendment to the Zoning Bylaw that will have the effect 
of: 

a) zoning sufficient land to accommodate a 1200 student campus; 
b) permitting up to a maximum of 960 residential dwelling units. 

The bylaw amendment will be drafted in such a way to provide flexibility to the University with 
regards to expanding the boundaries of the campus.   
 
6.2 Restrictive Covenant 
The District Council will enter into a restrictive covenant agreement with the Howe Sound 
Educational Society that will address the following issues: 
  

a)  the preparation of a Development Permit Area package for insertion within 
the Sub Area Plan at a later date and the inclusion of the Campus lands within a 
Development Permit Area; 

 
b) the preparation of Conceptual Area Plans that will demonstrate to the 

Municipality the general manner in which the remaining allowable 
development will be distributed on the non Campus Lands;  

 
c) the dedication of land for park and trails as a condition of subdivision approval 

generally in accordance with Figure 5 – Conceptual Open Space Plan, and the 
provision of park facilities and the construction of the trails.  (This land will then 
be designated Park, or Environmental Preserve by the District..);  

 
d) the reservation of land for an elementary school, the location of which is 

acceptable to the District and agreed to by the University, unless the School 
District has decided that a school site is not required for this neighbourhood;  

  
e) the requirement that the university facilities available to the public will need to 

be completed before the total number of market dwelling units exceed certain 
thresholds; and  

 
f) the requirement that a Fire Protection Study will need to be completed as a 

condition of subdivision approval or the issuance of building permits that 
particularly focuses on whether a new fire hall is needed to service the 
neighbourhood.   

 
6.3 Area Development Plan 
In support of site specific development proposals, be they for Development Permit 
Applications or Subdivision Applications, the Council will require the applicant to prepare an 
Area Development Plan.  This Plan is intended to indicate the University’s proposed overall 
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development concept.  The Area Development Plan shall be prepared to reflect the policy 
framework of the overall Official Community Plan and this Sub Area Plan. 
 
6.4 University / District Agreements 
The District and the University will enter into various agreements to address servicing and 
shared facility issues. 
 
6.5 University and District Working Relationship 
The District will strive to maintain a close working relationship with the University during the 
evolution of the University and the surrounding neighbourhood. 
 
6.6 Liaison with Neighbourhood   
The District will liaise with the residents of the existing and new neighbourhoods regarding 
park, trails, traffic and general land use matters. 
 
6.7 Liaison with School District 
The District will continue to liaise with the School District with respect to their interest in a new 
elementary school in the University Neighbourhood. 
 
6.8 Sub Area Plan Review 
This Sub Area Plan will be updated every 5 to 10 years, or earlier if the need arises. 
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