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To:  CAO for the Electoral Area Services Committee Date: 2019-12-10 

From:  Katelyn Hipwell, Planner II File No:  6480-30-049 

Subject:  Hemlock Valley Official Community Plan Review – Process Update 

 

 

INTENT 

This report is intended to advise the Regional Board of information pertaining to the review and 
update to the Official Community Plan for Hemlock Valley, Electoral Area C.  Staff is not looking for a 
recommendation and has provided this update on the status of the review process for information. 

 
STRATEGIC AREA(S) OF FOCUS 

Support Environmental Stewardship 

Foster a Strong & Diverse Economy 

Support Healthy & Sustainable Community 

Provide Responsive & Effective Public Services 

PRIORITIES 

Priority #5 Outdoor Recreation 

Priority #4 Tourism 

Priority #2 Air & Water Quality 

 

BACKGROUND 

In late 2016, the FVRD initiated the review and update of the Official Community Plan (OCP) for 
Hemlock Valley in response to the approval of an All-Seasons Resort Master Plan by the Province 
(Mountain Resorts Branch).  The Master Plan approval allows for significant expansion of the existing 
resort base through a five phase resort development on Crown lands. An update to the OCP is 
necessary to adequately reflect and address the proposed development of the Master Plan.  

In early 2017, the Regional Board endorsed a consultation strategy for the project that built on the 
previous consultation that had been undertaken as part of the Master Plan approval process. Staff 
began initial work on the OCP review throughout 2017 by undertaking the following actions: 

• Informational presentation to the Hemlock Valley Ratepayers Association  
o Staff provided an overview of the Master Plan approval and process for an OCP review 

and update 



o Association members provided feedback on community concerns to be addressed 
through OCP review 

• Early referral letters to key stakeholders 
o Request for preliminary comments with regard to interests in the expanded OCP area 

in advance of a draft provided for formal review 
• Preliminary meetings with key stakeholders 

o Meetings between staff and various stakeholders were held in response to referral 
letters 

• Information presentation to Village of Harrison Hot Springs Mayor and Council  
o Staff provided an overview of the Master Plan approval and process for an OCP review 

and update 
o Mayor and council provided comments with regards to their interests in the project 

In the interest of expediting the process, the FVRD retained Barefoot Planning + Design to prepare the 
draft Official Community Plan in July 2019. Staff worked closely with the consultant to create a Plan 
that adequately reflects the approved Master Plan and expanded scope of development, incorporates 
the Master Development Agreement commitments laid out as part of the Master Plan approval, and 
honours the existing Hemlock Village and community.   

DISCUSSION 

Ongoing Consultation 

An early draft Plan, attached, is now available for referral and further public consultation. This early 
version is a preliminary Plan to garner stakeholder and public feedback. Some sections of the Plan, 
such as “First Nations History”, “Community Relationships”, and “Neighbourhood Vision” have been 
left blank or only partially completed in anticipation of continued discussions with key stakeholders to 
further frame and better inform these segments.  

Master Plan versus Official Community Plan 

The approved Master Plan is an agreement between the Province of British Columbia and the Resort 
Developer. This agreement sets the stage for how the Resort Developer will commit to improvements 
and expansion of the resort in exchange for rights to Crown land and presents a long term vision for 
this growth over the next 60 years.  

The FVRD’s Official Community Plan for Hemlock Valley provides direction to realize a 15 to 20 year 
vision for the community and is based upon the Controlled Recreation Area established by the 
approved Master Plan. The Plan aims to be consistent with the development proposed in the Master 
Plan while serving as a workable Plan to guide sustainable and efficient development of the mountain 
resort community.  

 

 



How the Plan Works 

To complement the phased development approach of the Master Plan, the OCP was developed with a 
similarly phased approach which sees the Plan area divided into three distinct Neighbourhood 

Planning areas (NPA). The intent is that 
the Official Community Plan serves as a 
body of umbrella policies for the entire 
plan area and is further complemented 
by individual Neighbourhood Plans for 
each NPA which contain detailed 
neighbourhood specific land use policies.  

The boundaries of the NPAs were drawn 
with two key objectives: 1) to provide a 
framework for a comprehensive 
infrastructure and servicing approach; 
and, 2) to ensure efficient and thoughtful 
land use planning as development 
proceeds.  

Additionally, the Plan contains a 
Neighbourhood Planning Terms of 
Reference which serves as a guide for 
future Neighbourhood Plan 
development.  

At this time, the Plan contains a 
Neighbourhood Plan for the Hemlock 

West Neighbourhood Planning Area only, 
with policies and land use designations 
limited to the existing Hemlock Village 

and not the additional areas anticipated for development under the Master Plan. Neighbourhood 
Plans for the other NPAs are not contemplated at this time. The timing for development of NPAs will 
be determined by the resort developer. NPAs must be completed before development can occur in 
theses areas. 

Next Steps 

Staff will continue consultation in keeping with the previously approved Consultation Strategy:  

1. Follow-up referral letters to previously engaged stakeholders will be sent in December with a 
copy of the draft plan and an invitation to meet for further discussion. 

2. Information pertaining to the OCP review process will be made available on the FVRD website, 
including a copy of the draft Plan, and staff reports.  

Figure 1: Neighbourhood Planning Areas for the Hemlock Valley Plan 
Area 



3. Information meeting and open house scheduling will be coordinated with the Resort 
Developer and the Hemlock Valley Ratepayers Association. 

4. Review of feedback and input received and amendments to the draft Plan as required will be 
undertaken by staff. 

5. Follow up and reporting to Regional Board for 1st reading of the draft bylaw. 

Given the seasonal nature of the current Sasquatch Mountain Resort operation, staff intend to take 
advantage of the increased community presence in Hemlock over the winter months and coordinate 
any open houses or information meetings during this time.   

As the Plan review and update process progresses, staff will continue to provide updates to the 
Committee and the Regional Board. 

COST 

The Hemlock Valley Official Community Plan review and update is a scheduled Electoral Area Planning 
work plan priority. Associated costs are covered under existing Planning and Development budget 
resources.  

CONCLUSION 

In response to the Provincial approval of an All-Seasons Resort Master Plan for Hemlock Valley, the 
FVRD has initiated a review and update to the existing Official Community Plan in order to  adequately 
reflect and address the development contemplated in the Master Plan.  

A draft Plan is now available and has been provided to the Committee and Regional Board for 
information in anticipation of forthcoming further consultation and distribution to stakeholders and 
the wider community.  

 

COMMENTS BY: 

Graham Daneluz, Director of Planning & Development  Reviewed and supported.  

Mike Veenbaas, Director of Financial Services   No further financial comment. 

Jennifer Kinneman, Acting Chief Administrative Officer  Reviewed and supported.  
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INTRODUCTION
Purpose of the Official Community Plan

Map 1
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Planning Area Boundaries
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How the Plan Was Developed   

How the Plan Works   

Plan Structure and Interpretation 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

9. 

10. 

11. 
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Relationship to Other Plans and Policies 
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The Fraser Valley Regional Growth Strategy

of the 

.

The Hemlock Resort Master Plan (Sasquatch 
Mountain Resort) 

Resort 
Master Plan

Resort Developer. 

Other Plans and Policies 

 ›

 ›

 ›

 ›

 ›

 ›

 ›
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Implementation and Effect of this Plan

Local 

 ›

 ›

 ›

Amendment and Review Process

Monitoring and Evaluation 
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BACKGROUND & CONTEXT
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Geographic Context
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Historical Context 

First Nations History 

Forestry History 

Mountain Resort History 
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The Community Today

The Community by the Numbers   

Projected Growth
 ›
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permanent 
residents

most privately 
occupied units are 
single family homes

48 private occupied 
dwelling units182
occupied as 
primary residence27

most

mostly small 
households 
with few children
(% under 14 years of age 
was too small to report)

most

54.5 
years

median age of the 
population 

all residents 
all

bed 
units1,072 square feet of built 

space for service 
and commercial

16,200 

Figures based 
on 2016 Census 

and Resort 
Master Plan 
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Community Relationships and 
Neighbours   

First Nations

Neighbouring Communities 
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Hemlock Valley Homeowners Association



FVRD  |  HEMLOCK VALLEY OCP14

Resort Community

Existing Resort Features 

Resort Master Plan 

Mountain and Facilities Features 

Balanced Resort Capacity Increase 

Base Area Growth 

Built Space Development 
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Bed Unit Increase 

Table 1: Summary of Proposed Resort Expansion

The Resort  
Today

The Envisioned 
Resort  

(60-year Build Out)

Balanced 
Resort Capacity 

Tourism Seasons  

Neighbourhoods   

Facility Space 

Realization of the Resort Master Plan

Neighbourhood Planning Areas and Resort 
Development Areas

 ›

 ›

 ›
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Resort Master Plan Implementation 

 

Table 2: Resort Master Plan Implementation Phases

Phase Bed Units Built Space 
(sqft)

Resort Master Plan 
Development Area

OCP Neighbourhood 
Planning Area

One   

Two   

Three   

Four  
 

Five  
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Master Development Agreement

Table 3: Master Development Agreement Commitments

Commitment Approving 
Authority

Timeframe as 
Described in MDA Connection to this plan
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Commitment Approving 
Authority

Timeframe as 
Described in MDA Connection to this plan

Table 3: Master Development Agreement Commitments (continued)
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Commitment Approving 
Authority

Timeframe as 
Described in MDA Connection to this plan

Table 3: Master Development Agreement Commitments (continued)

Servicing a Resort Community

Future Governance    

Future Governance Study

 sets the 
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VISION & VALUES
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Community Vision    

VISION & VALUES

Preserve environmental integrity  
and enhance the function of  

natural resources

Provide necessary community services  
in a manner that is safe, reliable,  

and cost effective

Promote a high-quality resort 
environment for residents  

and visitors

Develop a four-season recreation  
and tourism-based economy with  

diverse and equitable opportunities  
for economic advancement

Create a unique sense of place  
and identity for Hemlock Valley  

that honours local First Nations and 
respects indigenous heritage and 
respects the natural environment

Ensure that development 
and land use is designed to  
minimize negative impacts  
on the natural environment

Consider the impacts growth has  
on global climate change, and in turn, 
the impacts climate change will have  

on a mountain resort community

Ensure a safe work environment  
and access to adequate housing 

for all resort employees.

Provide a framework to ensure that  
any infrastructure and services required 
for new development is paid for by the 

developer and does not place undue 
burden on taxpayers.

Guiding Principles     
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1. SPIRIT OF 
 RECONCILIATION
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Overview

1. SPIRIT OF RECONCILIATION

GOAL
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Resort Master Plan 
Considerations
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Policies

of the 

 

 

OBJECTIVE

coordinated action.

Building Strong Government to Government 
Relationships



FVRD  |  HEMLOCK VALLEY OCP26

Policies

 

OBJECTIVE

Recognizing, Protecting and Reflecting First 
Nations’ Heritage
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Policies

OBJECTIVE

Supporting First Nations’ Initiatives
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2. LAND USE & HOUSING
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Overview

Resort Master Plan Considerations 

2. LAND USE & HOUSING

GOAL
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General Policies

Policies

OBJECTIVE

Land Use
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Land Use Designations  
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VILLAGE PLANNING AREA

INTENT: 

FUNCTION: 

MANAGED RECREATION

INTENT: 

FUNCTION: 

OPEN RECREATION

INTENT: 

FUNCTION: 

NATURAL / PROTECTED

INTENT: 

FUNCTION: 
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Housing  

General Policies

Policies

OBJECTIVE
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Policies

 

OBJECTIVE

sustainable and year-round all seasons resort. 
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3. TRANSPORTATION  
 & MOBILITY
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Overview

Resort Master Plan Considerations

3. TRANSPORTATION & MOBILITY

GOAL
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General Policies
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Policies

OBJECTIVE

Hemlock Valley.

Transportation Network
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Active and Low Emission Mobility

Policies

OBJECTIVE
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4. INFRASTRUCTURE  
 & SERVICES
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Overview

Resort Master Plan Considerations 

4. INFRASTRUCTURE & SERVICES

GOAL
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General Policies 
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Water Supply  

Resort Master Plan Considerations 

Policies

OBJECTIVE
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e. 

f. 

e. 

f. 
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Policies

OBJECTIVE
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Sanitary Sewer Systems  

Resort Master Plan Considerations 

Policies

OBJECTIVE
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e. 

f. 



FVRD  |  HEMLOCK VALLEY OCP 51

Utilities and Communication Services   

Resort Master Plan Considerations 
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Policies

e. 

f. 

OBJECTIVE
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Stormwater Management   
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Resort Master Plan Considerations 

Policies

OBJECTIVE
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e. 

e. 

f. 
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Policies

OBJECTIVE

Snow Clearing and Storage

Resort Master Plan Considerations
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Solid Waste Management   

 ›

 ›
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Policies

e. 

f. 

OBJECTIVE

community is properly managed. 
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Emergency and Protective Services  
Fire Protection Services
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E911 Services – Police and Ambulance

Resort Master Plan Considerations

THE OBJECTIVES (IN ORDER OF 
PRIORITY) OF ANY RESPONSE 
ARE TO:

1. 

2. 

3. 

4. Protect public health

5. 

6. Protect property

7. 

8. Reduce economic and social 
losses
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Policies

e. 

f. 

OBJECTIVE
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5. HAZARD &  
 RISK MANAGEMENT
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Overview 

The 

5. HAZARD & RISK MANAGEMENT

GOAL

community assets.
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Resort Master Plan Considerations

 ›

 ›

 ›

Hazard Management 

General Policies:
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Policies

OBJECTIVE

Policies

OBJECTIVE
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Wildfire Interface Hazard  

Resort Master Plan Considerations

Policies

OBJECTIVE
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e. 

f. 
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6. ENVIRONMENT &  
 NATURAL RESOURCES



FVRD  |  HEMLOCK VALLEY OCP 71

Overview 

Resort Master Plan Considerations 

 ›

 •

 •

 •

 •

 •

 •

6. ENVIRONMENT & NATURAL RESOURCES

GOAL
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General Policies 

Watershed Management  
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Policies

OBJECTIVE

are minimized.
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Natural Resource Management  

Resort Master Plan Considerations 

Policies

OBJECTIVE
Manage natural resources in a sustainable and responsible manner to 
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e. 

f. 

Policies

OBJECTIVE
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OBJECTIVE

Policies

Biodiversity  
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Policies

OBJECTIVE
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Policies

OBJECTIVE
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7. ENERGY & CLIMATE 
 CHANGE 
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Overview 

7. ENERGY & CLIMATE CHANGE  

GOAL

costs, and reduces greenhouse gas emissions, in order to minimize the 

climate.
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General Policies 
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Policies

OBJECTIVE

action in other communities. 

Energy Planning and Climate Mitigation
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Policies

OBJECTIVE

community.

Policies

OBJECTIVE
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Climate Adaptation    

Policies

OBJECTIVE
Ensure that climate change adaptation planning is integrated in community 
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8. COMMUNITY WELL-BEING
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Overview 

8. COMMUNITY WELL-BEING

GOAL
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Building Community and a Sense of Place 

Policies

OBJECTIVE
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Creating a Diverse, Healthy and Accessible 
Community

Policies

OBJECTIVE
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9. ECONOMIC STRENGTH  
& RESILIENCY 
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Overview 

9. ECONOMIC STRENGTH & RESILIENCY 

GOAL

communities. 
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Resort Master Plan Considerations

Local Economic Development 

Policies

OBJECTIVE
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10. RECREATION, PARKS  
 & TRAILS
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Overview 

Resort Master Plan Considerations

General Polices 

10. RECREATION, PARKS & TRAILS

GOAL
To ensure that Hemlock Valley’s park, trail and recreational assets are in 
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Major Recreational Assets

Policies

Network of Community Parks, Trails, and 
Facilities

OBJECTIVE
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Policies

OBJECTIVE
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e. 
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11. URBAN DESIGN & 
 THE BUILT FORM
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Overview 

General Policies

11. URBAN DESIGN & THE BUILT FORM

GOAL



FVRD  |  HEMLOCK VALLEY OCP102

Site Design

Policies

OBJECTIVE
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Building Design

Policies

OBJECTIVE
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Public Realm

Policies

OBJECTIVE
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12. TEMPORARY USE 
 PERMITS  
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Overview

 ›

 ›

Terms and Conditions

Security

Procedure and Public Notification

of the 

12. TEMPORARY USE PERMITS   
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Temporary Use Permit Policies 

e. 
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SCHEDULE I: DEVELOPMENT 
PERMIT AREAS 
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SCHEDULE I: DEVELOPMENT PERMIT AREAS 
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SCHEDULE II: NEIGHBOURHOOD 
PLAN TERMS OF REFERENCE
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SCHEDULE II: NEIGHBOURHOOD PLANNING  
TERMS OF REFERENCE
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SCHEDULE III: HEMLOCK WEST 
NEIGHBOURHOOD PLAN
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SCHEDULE III: HEMLOCK WEST 
NEIGHBOURHOOD PLAN
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APPENDICES 
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ACCESS 

ACCESSORY BOARDING USE 

ACCESSORY RESIDENTIAL USE 

ALLUVIAL FAN 

ANCILLARY OR ACCESSORY USE 

APPROVAL 

APPROVED COMMUNITY SANITARY SEWER SYSTEM 

APPROVED COMMUNITY WATER SYSTEM 

 › Local 

 ›

 ›

 ›

ASSEMBLY USE 

BUFFER 

BUILDING BYLAW 

.

COMMERCIAL CAMPGROUND USE 

Appendix 1. Document Glossary 

APPENDICES 
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COMMERCIAL USE

CONSERVATION USE 

CONTIGUOUS

CONTROLLED RECREATION AREA (CRA) refers to the 

DESIGNATION 

DEVELOPMENT APPLICATION

ENVIRONMENTAL IMPACT ASSESSMENT

 ›

 ›

FLOODPLAIN

FLOODPROOFING 

FORESTRY USE 

GEOHAZARD STUDY 

HOME OCCUPATION USE 

INDUSTRIAL USE 

LOCAL COMMERCIAL USE 
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LOCAL INSTITUTIONAL 

MOBILE HOME PARK 

NEIGHBOURHOOD PLAN 

Local 

OFFICIAL COMMUNITY PLAN 

the 

ON-SITE SERVICES 

PARK AND PARK RESERVE 

PLAN AMENDMENT 

the .

PUBLIC ACCESS 

PUBLIC USE 

QUALIFIED PROFESSIONAL 

RECREATION USE 

uses.

RESIDENTIAL USE 

RESIDENTIAL OCCUPANCY 

RESORT MASTER PLAN 

RESORT DEVELOPER 

RESOURCE EXTRACTION 

RESOURCE INDUSTRIAL USE 
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NEIGHBOURHOOD PLANNING  TERMS OF REFERENCE 1

Background Purpose 

Resort Master Plan

Resort Developer

Master Development Agreement

SECTION 1

PURPOSE AND SUMMARY
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Summary of Neighbourhood Planning Process
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BEFORE A NEIGHBOURHOOD PLANNING PROCESS

Certain Master Development Agreement (MDA) commitments must be completed by the Resort 
Developer and approved by the FVRD before a neighbourhood planning process can commence.

1

2
3
4

PLAN ADOPTION 
 › Resort Developer makes a formal OCP Amendment Application to adopt the 

Neighbourhood Plan as part of the OCP.

 › FVRD carries out the standard requirements of the bylaw amendment process. 

PLAN REVIEW AND APPROVAL 
 › Draft Plan is presented to FVRD Board and the community for review. 

 › Final revisions are made in collaboration with the FVRD. 

NEIGHBOURHOOD PLANNING PROCESS
 ›  Resort Developer retains services of a Registered Professional Planner to prepare a 

draft plan under the guidance of this Schedule and the Scope of Work Agreement. 

 › Resort Developer and hired RPP consult and inform the community, engage 
stakeholders, and collect feedback. 

 › Hired RPP prepares plan in consultation with Resort Developer and FVRD as 
required. 

NEIGHBOURHOOD PLANNING SCOPE OF WORK AGREEMENT
 › FVRD and Resort Developer enter into a Scope of Work Agreement to ensure a 

successful planning process. 

 › Additional MDA Commitments and other requirements will be incorporated into the 
Scope of Work. 

 › Roles and responsibilities will be made clear through the Scope of Work. 

NEIGHBOURHOOD PLANNING PROCESS
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New Neighbourhood Plans

 ›

 ›

 ›

 ›

SECTION 2

TRIGGERS FOR A NEIGHBOURHOOD 
PLANNING PROCESS

Hemlock Valley Neighbourhood Planning Areas 
(provided for convenience only) 
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Updating Neighbourhood Plans 

not

Anticipated Neighbourhood 
Planning Processes
New Neighbourhood Plans

Resort Master 
Plan Implementation Phases
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Neighbourhood Plan Updates 
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Scope of Work Agreement

 ›

 ›

 ›

 ›

 ›

 ›

SECTION 3

NEIGHBOURHOOD PLANNING  
SCOPE OF WORK AGREEMENT

Master Development Agreement 
Commitments

Master Development 
Agreement Commitments
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Required Before Neighbourhood Planning 
can Commence: 

 ›

 ›

 ›

 ›

 ›

 ›

 ›

 ›

 ›

Required as Part of Each Neighbourhood 
Planning Process: 

 ›

 ›

 ›

 ›

 ›

 ›

 ›

 ›

En
vi

ro
n

m
en

t
H

az
ar

d
s

Se
rv

ic
in

g
 

Cumulative Effects Assessment 

Hazard Feasibility Study

MDA Commitments Neighbourhood Plan Studies

Existing Water / Sewer Capacity 
Analysis 

Water / Sewer Feasibility Study

Updated Base Area Plan

Emergency Management Plan

Fire Impact Assessment 

>  Broad in Scope

>  Area Wide

>  Done Before Neighbourhood Planning 

>  Detailed in Scope

>  
>  Done as Part of Neighbourhood Planning 

Environmental Imact Assessment

Environmental Management Plan

Water / Sewer Servicing Plan

Summary of MDA Commitments and NP Requirements  
(provided for convenience only)
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Governance Study 

 ›

 ›

 ›

 ›

 ›

 ›

Additional Requirements 

A Climate Action Plan 

Assessment of Neighbourhood Planning Area Buildout 
Thresholds
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SECTION 4

NEIGHBOURHOOD PLAN  
DEVELOPMENT AND ADOPTION

Consultation and Plan 
Development  
To be undertaken by the Resort Developer together 
with a Registered Professional Planner. 

Local Government Act

Plan Review and Approval  
To be undertaken by the Resort Developer in 
collaboration with the FVRD. 

Plan Adoption 
Formal application to be made by Resort Developer; 
standard amendment process to be undertaken by the 
FVRD. 



NEIGHBOURHOOD PLANNING  TERMS OF REFERENCE 11

Local Government Act

Local Government Act

Local 
Government Act
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SECTION 5

NEIGHBOURHOOD PLAN  
CONTENT

Introductory Sections
Introduction and Context

Vision and Values

Core Policy Chapters 

Spirit of Reconciliation

Local Government Act
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Land Use and Housing

Local Government Act

Land Use 
 ›

 ›

 ›

 ›

Land Use Designations 
 ›

VILLAGE PLANNING AREAS

 ›

 •

 •

 •

 •

 •

 ›

 •

 •

 •

 ›

 ›

MANAGED RECREATION 

 ›

 ›

 ›

 ›

OPEN RECREATION 

 ›
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 ›

 ›

 ›

 ›

 ›

NATURAL / PROTECTED 

 ›

 ›

Housing 
 ›

 ›

 ›

Transportation and Mobility and Parking

Transportation Network
 ›

 ›

 ›

 ›

 ›

Active and Low Emission Mobility
 ›

 ›

Infrastructure and Services
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 ›

Water Supply
 ›

 ›

 ›

Sanitary Sewer Systems
 ›

 ›

 ›

Utilities and Communications Services 
 ›

 ›

Stormwater Management
 ›

 ›

Snow Clearing and Storage 
 ›

 ›

Solid Waste Management
 ›

 ›
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Emergency and Protective Services 
 ›

 ›

 ›

Hazard and Risk Management

 ›

Hazard Management
 ›

 ›

Wildfire Interface Hazard
 ›

Environment and Natural Resources

 ›

 ›

 ›

Watershed Management
 ›

Natural Resource Management
 ›
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 ›

Biodiversity
 ›

 ›

 ›

Energy and Climate Change

 ›

 ›

Community Well-being

 ›

 ›

 ›

 ›

Economic Strength and Resiliency

Recreation, Parks and Trails
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Major Recreational Assets 
 ›

 ›

Network of Community Parks Trails and Facilities 
 ›

 ›

 ›

Action Plan 

 ›

 ›

 ›

 ›

Development Permit Areas
The Local Government Act
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INTRODUCTION 

Purpose of the  
Neighbourhood Plan 
The Hemlock West Neighbourhood Plan provides 
detailed policies and land use designations for the 
Hemlock West Neighbourhood in Hemlock Valley which 
is located within Electoral Area C of the Fraser Valley 
Regional District. 

primary guiding document for this Neighbourhood Plan 

are aligned with the Hemlock Valley All Seasons Resort 
Master Plan for what is now Sasquatch Mountain Resort 

Resort Master Plan
Resort Developer

The OCP focuses on ensuring the development of the 
four-seasons resort envisioned in the Resort Master 
Plan is sustainable and that the associated community 

Neighbourhood Plan provides additional guidance on 
land use, transportation and service provision for the 
historical centre of the Hemlock Valley: Hemlock West.

Plan Area Location and Boundaries   

Hemlock West is the historical centre of the Hemlock 
Valley, located in the southwest portion of the OCP Plan 
Area, as illustrated in Map 1 below. 

Map 1 Hemlock West Neighbourhood Planning Area
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How the Plan Was Developed   

The Hemlock West Neighbourhood Plan was developed 

consultation and engagement process between fall 

details regarding the development of both the OCP and 
NP are provided in the introductory sections of the OCP. 

It is anticipated that this Neighbourhood Plan will 
undergo an update following the completion of several 
related studies and plans per the Neighbourhood 
Planning Terms of Reference

the resort’s larger development concept.

How the Plan Works   

This Neighbourhood Plan is included as a schedule to 

Hemlock West. This Neighbourhood Plan is temporary 
in nature as a number of studies are anticipated to be 
completed by the Resort Developer which will help to 
clarify the role of the Hemlock West Neighbourhood 
in Hemlock Valley’s broader growth concept. Details 
regarding the OCP’s relationship to other plans and 
policies, as well as its implementation, administration 

the OCP. 

Neighbourhood Vision    

[Draft vision statement]

NEIGHBOURHOOD VISION
Elescimp orepudist, et in rehenti nonsequibus, sunt 
harum vel et illupiendi autet ditatur aut lab idunt 
aliqui doluptaqui dolo ommolent quae dellendel il 
ipsam, occus.

Cat essi re pos quam experiae et idis num necae nus 
essunt.
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1. LAND USE AND HOUSING  

Neighbourhood Overview
Hemlock West is the original winter resort community in Hemlock Valley and the 
majority of development in the area has historically been residential. While some 
higher density forms of residential have been proposed and designated in the past, 
most residential development has been in the form of single family homes with a 
smaller share of multi-family buildings. As Hemlock Valley grows into a four-seasons 
resort destination, however, Hemlock West is envisioned to take on more compact 

Due to Hemlock Valley’s geographical location in mountainous terrain, the area 
suited for residential development is limited and the safety of residents and visitors 
is a top priority. Further, it is crucial that all new development has access to reliable 

dated, and the ability to provide reliable services to new development is unclear, the 
majority of Hemlock West is under a SPECIAL PLAN AREA OVERLAY designation which 

studies have been provided that will help to ensure safe and sustainable growth. 

Resort Master Plan Considerations

Per the Master Development Agreement, the Resort Developer is required to update 

and the Fraser Valley Regional District. 

The Hemlock West Neighbourhood Plan policies and land use designations will need to 

Neighbourhood Policy Areas 
The policies below for the Hemlock West Neighbourhood supplement the overarching 
policies in Hemlock Valley OCP Policy Chapter 2 Land Use and Housing. 

General Policies 

1.1 New development in any historical or future designation must be adequately 

1.2 Notwithstanding policies herein, support development of employee housing in 

1.3 Notwithstanding policies herein, permit the development of public utilities in 
any land use designation provided that the proposed development is consistent 
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Land Use Designations

The Hemlock West Land Use Designations are illustrated on Map 2 and described in the following pages. 

Map 1 Hemlock West Neighbourhood Planning Area
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1.4 SPECIAL PLAN AREA OVERLAY

Intent: To illustrate the boundaries of anticipated development areas 

and technical research before development can proceed as outlined in the 
policies of the Hemlock Valley OCP and the Neighbourhood Planning Terms of 
Reference

Function: 
Plan and the Neighbourhood Planning Terms of Reference

updated, the Special Plan Area Overlay will be removed, and land use 

Master Plan will be applied. Until such time those areas with a historical land 
use designation will remain. 

Future land uses in line with the Resort Master Plan that may be applied 
within the SPECIAL PLAN AREA OVERLAY include, but are not limited to:  

 › RESIDENTIAL

 • Single Family Residential 

 • Multi Dwelling Residential 

 •

 • Accessory Employee Residential

 • Rural Residential 

 › COMMERCIAL 

 • Village Centre Commercial

 •

 • Commercial Outdoor Recreation 

 › INSTITUTIONAL

 • Community Services 

 › PARKS, TRAILS & OPEN SPACE

 ›

Special Plan Area Overlay Policies:

1.4.2 Following a Neighbourhood Planning process, per the Neighbourhood 
Planning Terms of Reference
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the SPECIAL PLAN AREA OVERLAY designation shall be removed and 

Resort Master Plan vision. 

1.4.3 New designations created to replace the SPECIAL PLAN AREA 
OVERLAY should accommodate uses that are self sustaining and that 
do not create an adverse impact on the residential area, and that do 

1.4.4 Notwithstanding policies herein, development of interim public 

development shall be permitted. 

Existing Land Use Designations

1.5 COTTAGE RESIDENTIAL 

Intent: To encourage high quality residential development in established 
areas that is visually attractive and properly serviced. The lands within this 
designation include areas which are already developed at various densities. 
No new land is set aside for COTTAGE RESIDENTIAL land use; future land 

residential designations. 

Function: 

of the resort. Residential uses, associated residential uses, utilities and local 

for residential services in a resort community, limited local commercial uses 
are also generally permitted. 

Cottage Residential Use and Subdivision Policies:

1.5.1 Land may only be used for Single Family Residential, Multi-
Family Residential, Accessory Residential Use, Temporary Tourist 
Accommodation, Local Commercial Use, Public and Semi-Public Uses.

1.5.2 Local Commercial uses are limited to a small amount of retail space 
and must comply with the following conditions:

a. that the use is located on land preferably near or adjacent to a 
collector designated road and a highway intersection;

provided in the applicable bylaws;
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e. that the land use has received the necessary approval from 
applicable agencies; and, 

1.5.3 Land shall only be subdivided in accordance with the standards of the 

community water system and sewer system.

1.5.4 Consolidation of small lots, which individually are unsuitable for 
development, will be encouraged and supported by the Regional 

1.5.5 Consolidation of small lots in order to accommodate local commercial 

COTTAGE RESIDENTIAL designation areas.

1.6 VILLAGE CENTRE COMMERCIAL 

Intent: 
Hemlock West tourism industry and the provision of goods and services 
to residents. Uses that cater to visitors during the ski season, as well 
as residents and visitors in the area year round are encouraged. The 
use, and particularly the associated vehicle access and parking, must be 
accommodated in a manner that does not interfere with residential or 
emergency service use and access. 

Function:

and public lockers would generally be permitted. Adequate parking within a 

services, must be provided.

Village Centre Commercial Use and Subdivision Policies:

Multi-Dwelling Residential use, Commercial Accommodation Public 
and Semi-Public use.

uses shall generally be prohibited from having entrances fronting on 
a sidewalk, street or road or commercial parking area so as not to 
detract from the commercial nature of the primary use.

1.6.3 Land shall only be subdivided under circumstances where subdivision 
is required in order to enhance the economic environment in the 
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commercial area of the community. Furthermore, land serviced 
by an approved community water and sewer system, shall only be 
subdivided in accordance with the standards of the Responsible 

determined based on the subdivision proposal, the subject property’s 
geotechnical and topographical limitations and the amount of land 
available for parking.

1.7 COMMERCIAL OUTDOOR RECREATION

Intent: To provide alternative choices for overnight accommodation and 
encourage the development of well-planned, integrated campground 
facilities. 

Function: Commercial campground facilities that provide for the temporary 
accommodation of recreational vehicles, travel trailers or tents are generally 
permitted. Road access, geotechnical and environmental constraints as well 
as the availability of community services must be adequately addressed for 
any use in this designation. Facilities that are integrated with the natural 
environment are encouraged. 

Commercial Outdoor Recreation Use and Subdivision Policies:

1.7.1 Land may be used only for Campground, Low Density Commercial 
Recreation, Park and Park Reserve, Accessory Employee Residence, 
Public and Semi-public uses. 

1.7.2 Land shall only be subdivided in accordance with the standards of the 

1.7.3 Public access to waterfront, park land or natural assets should not be 
decreased as a result of new development.

environmental and social well-being of the surrounding area.

1.7.5 Levels of development should be compatible with the natural 
environment, adjacent land and water uses, and should not negatively 
impact natural resources.

1.7.6 Region-wide recreational development trends should be considered.

1.7.7 The density and layout of campsites within an approved campground 
is regulated pursuant to the Fraser Valley Regional District’s 
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1.8 PARK

Intent: To provide land for publicly owned parkland of provincial, regional or 

Function: The designation supports the development of publicly accessible 
community parks and may capture provincial and regional parks, wildlife 

Development within these parks will be limited to related recreational uses.

Park Use and Subdivision Policies:

reserved for future park development.

provide secure land for wildlife habitat and recreational land where 
such lands become available for purchase or dedication.

recreational facility for the general public.

recreational potential which is suitable to reserve for future park use 

provided that additional lands that meet designation policy above are 

as otherwise provided by the Responsible Authority.

or development in PARK AREAS will not be permitted, although 
temporary uses may be permitted where impacts are minimal.

where subdivision is required in the interests of responsible park 
management.

community are provided for the purposes of park or recreation uses.  
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TRANSPORTATION
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2. TRANSPORTATION, 
MOBILITY AND PARKING  

Neighbourhood Overview
Hemlock West is served by a simple road network consisting of one major 
right-of-way. As the neighbourhood grows, it will become increasingly 
important to develop an integrated transportation system within the 

to air quality and greenhouse gas emissions. The transportation network 

neighbourhoods and development areas. 

Developed areas need to be connected, with accommodation made for 
personal vehicles, goods and service vehicles and active transportation 
options. Active transportation options need to be accommodated for 

infrastructure needs to be designed to accommodate such options including 

highway shoulders as walking paths.

Resort Master Plan Considerations

Three main development areas are within the Hemlock West neighbourhood: 
West Face Village, Hemlock Village and The Residents. These three areas 

movement between development nodes and that accommodates and 
encourages multi-modal connectivity.

Neighbourhood Policy Areas 
The policies below for the Hemlock West Neighbourhood supplement the 
overarching policies in Hemlock Valley OCP Policy Chapter 3 Transportation 
and Mobility. 

General Policies

Neighbourhood Plan, per the Neighbourhood Planning Terms 
of Reference

that is to be completed by the Resort Developer.
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2.2 Through updates to this Neighbourhood Plan, per the Neighbourhood 
Planning Terms of Reference
on a map the neighbourhood’s mobility network and how major areas 
of development are connected in line with the policies of this Plan. 

Transportation Network

2.3 New roads in Hemlock West must be designed to provide:

roadways;

b. Alternate route choices where possible;

c. Adequate and safe access for all land uses consistent with the 

d. Minimal or no impact to environmentally sensitive areas and 
stream crossings.

Active and Low Emission Mobility

2.4 Support the development of new pedestrian and bicycle connections 
within and through Hemlock West, and encourage design and routing 
options for pedestrian and cycling routes that create a comfortable 

natural areas.

2.5 Accommodate electric vehicle parking in public locations as well as 
in private parking stalls in accordance with the rates outlined in the 
Hemlock Valley Climate Action Plan required to be developed by the 
Resort Developer.

Parking Management

2.6 Manage parking in designated parking areas throughout the 
community to ensure adequate availability of parking that supports 
the community’s transportation goals.

2.7 Monitor and work with businesses to ensure parking demand can be 
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INFRASTRUCTURE & SERVICES
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3. INFRASTRUCTURE AND 
SERVICES  

Neighbourhood Overview
As the historical centre of Hemlock Valley, much of the infrastructure in 

sewer and utility services are privately owned and operated and generally 
small scale. As the neighbourhood grows to become the epicenter of 

infrastructure and service systems will be important. 

Resort Master Plan Considerations

Three main development areas are within the Hemlock West neighbourhood: 
West Face Village, Hemlock Village and The Residents. These three areas 

and plans must be developed to meet that end. 

Per the Master Development Agreement, the Resort Developer must 

are required in advance of the broader comprehensive servicing strategies 
needed for the neighbourhood and will inform how residential and 
commercial development can be phased with infrastructure improvements. 

The Resort Master Plan proposes a new Fire Hall to be built at the south end 

will be determined collaboratively between the Resort Developer and the 
Fraser Valley Regional District in consultation with Hemlock Volunteer Fire 

Neighbourhood Policy Areas 
The policies below for the Hemlock West Neighbourhood supplement the 
overarching policies in Hemlock Valley OCP Policy Chapter 4 Infrastructure 
and Services. 

General Policies
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Neighbourhood Plan, per the Neighbourhood Planning Terms 
of Reference
information from the following studies and assessments for Hemlock 
West that are to be completed by the Resort Developer in line with 
broader OCP Policies:

a. Community Water Supply Comprehensive Servicing Study 

b. Community Sewer System Comprehensive Servicing Study

c. Solid Waste Management Plan 

d. Energy Supply, Demand, and Distribution Plan

e. Snow Clearing and Storage Plan

f. Fire Impact Assessment Study 

Water Supply 

3.2 Per the Master Development Agreement, require the Resort 

3.3 Per the Master Development Agreement, require the Resort 

system to be in compliance with their operating permit conditions and 

to development.

3.4 Support water recovery, reclamation, reuse and recycling programs 

West. 

development in Hemlock West. 

Sewer System 

3.6 Per the Master Development Agreement, require the Resort 

community sewer system and make necessary upgrades to the 

Utilities and Services  
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3.7 Through updates to this Neighbourhood Plan, per the Neighbourhood 
Planning Terms of Reference
the future utility and communication service needs of Hemlock West 
and identify the location of any required structures in line with OCP 
Policy 4.4.4.  

Stormwater Management  

Neighbourhood 
Planning Terms of Reference
opportunities for innovative stormwater features or designs in new 
development or open space features.

Snow Clearing and Storage  

3.9 Through updates to this Neighbourhood Plan, per the Neighbourhood 
Planning Terms of Reference

issues for Hemlock West. 

Emergency and Protective Services   

Neighbourhood 
Planning Terms of Reference
a strategy and additional details regarding the relocation of the 
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HAZARD & RISK MANAGEMENT
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4. HAZARD AND RISK 
MANAGEMENT  

Neighbourhood Overview

and assets. 

The Regional District supports the residents of Hemlock Valley in their 
concerns for the protection of private property from snow avalanche and 

Resort Master Plan Considerations

Three main development areas are within the Hemlock West neighbourhood: 

development in the neighbourhood will strive to achieve a high quality of 

by the alpine and mountainous environment. 

Neighbourhood Policy Areas 
The policies below for the Hemlock West Neighbourhood supplement the 

Management. 

General Policies

this Neighbourhood Plan, per the Neighbourhood Plan Terms 

information from the following studies and assessments for Hemlock 
West that are to be completed by the Resort Developer:

b. Emergency Management Plan; and, 

c. Fire Protection Impact Assessment Study
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Avalanche Management and Snow Safety

Professional to ensure that the construction meets snow load 

Geohazard Management

slopes and streams through prescriptive mitigation, such as minimum 

4.6 Following the covenant established through the previous OCP 

metres above the natural boundary of any watercourse.

Wildfire Interface Hazard

DPA Map X.X.X will be required to develop 

a. Ensures design and construction occurs in a manner that 

b. Provides an overall assessment of the site for susceptibility to 

c. Demonstrates the application FireSmart techniques, as 
appropriate; and,
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ENVIRONMENT 
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5. ENVIRONMENT AND 
NATURAL RESOURCES  

Neighbourhood Overview
As Hemlock West grows and changes, it is vital that residents and visitors 
continue to have clean water, good air quality, thriving wildlife and healthy, 

that may take place on Crown land that lies within the Plan area. Therefore 
activities within the Cohen Creek community watershed would be subject to 
regulations in the FPC which govern activities in community watersheds.

Neighbourhood Policy Areas 
The policies below for the Hemlock West Neighbourhood supplement the 
overarching policies in Hemlock Valley OCP Policy Chapter 6 Environment and 
Natural Resources.  

General Policies

Neighbourhood Plan, per the Neighbourhood Planning Terms 
of Reference
information from the following studies and assessments for Hemlock 
West that are to be completed by the Resort Developer:

b. Environmental Assessment; and,

c. Environmental Management Plan.
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Watershed Management

Natural Resource Management

5.3 Through updates to this Neighbourhood Plan, per the Neighbourhood 
Planning Terms of Reference
integrate the Forest Management Plan required to be completed by 
the Resort Developer and Sts’ailes First Nation, if applicable.

5.4 Through updates to this Neighbourhood Plan, per the Neighbourhood 
Planning Terms of Reference

agreement made between the Resort Developer and Sts’ailes First 
Nation, if applicable.

Biodiversity

5.5 Through updates to this Neighbourhood Plan, per the Neighbourhood 
Planning Terms of Reference
on required environmental studies and plans: 

in the least environmentally sensitive lands; 

b. Establish, monitor and evaluate relevant environmental indicators 
to maintain the integrity of the natural environment and to 
reverse negative environmental trends; 

encourage their preservation wherever possible; and  

d. Identify on a map sensitive and other important ecosystem 
features and encourage their preservation wherever possible. 
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COMMUNITY DEVELOPMENT
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6. COMMUNITY DEVELOPMENT   

Neighbourhood Overview
While much of the future development in Hemlock Valley will be focused 
on creating a new and vibrant all seasons resort community, community 
development in Hemlock West must take into consideration the needs of the 

and amenities.  

Neighbourhood Policy Areas 
The policies below for the Hemlock West Neighbourhood supplement the 

Community 
Well-Being; 9 Economic Strength and Resiliency Recreation, Parks and 
Trails.  

General Policies 

Neighbourhood Community Plan, per the Neighbourhood Planning 
Terms of Reference
information from the Public Recreation Management Plan that is to 
be completed by the Resort Developer.

Community Well-Being    

6.2 Through updates to this Neighbourhood Plan, per the Neighbourhood 
Planning Terms of Reference
community space needs, and potential location and forms of publicly 
accessible community spaces, including equipped meeting spaces and 
facilities for Hemlock West. 

Local Economic Development      

6.3 Through updates to this Neighbourhood Plan, per the Neighbourhood 
Planning Terms of Reference
potential commercial lands or developments to sale, lease or rent for 
local business development. 
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Recreation, Parks and Trails     

6.4 Through updates to this Neighbourhood Plan, per the Neighbourhood 
Planning Terms of Reference

recreational assets in Hemlock West including, ski area and lift 

and equestrian centre and associated facilities that:  

a. Considers and mitigates potential negative impacts to the natural 
environment;

water; and

by ensuring development is not premature or scattered.

6.5 Through updates to this Neighbourhood Plan, per the Neighbourhood 
Planning Terms of Reference
incorporate strategies and policies to develop community parks, trails, 
and facilities to: 

level of service standards for Hemlock West;

and,

d. Establish appropriate approaches to ongoing maintenance and 
management of new parks and trails, including through the 
establishment of Community Parks Service Areas if appropriate.
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