
                              CORPORATE REPORT  

   

To:  Electoral Area Services Committee Date: 2022-10-13 

From:  Amy Hsieh, Planning Technician File No:  3360-21 2021-01 

Subject:  1st reading of Zoning Amendment Bylaw No. 1648, 2022 for four privately owned 

properties adjacent to Coquihalla River Provincial Park, Area B 

 

 

RECOMMENDATION 

THAT the Fraser Valley Regional District Board give first reading to the bylaw cited as Fraser Valley 
Regional District Zoning Amendment Bylaw No. 1648, 2022 to rezone four privately owned properties 
from Park 2 (P-2) to Rural 5 (R-5) to correct an historical zoning error; 
 
THAT the Fraser Valley Regional District Zoning Amendment Bylaw No. 1648, 2022 be forwarded to 
Public Hearing; 
 
THAT the Fraser Valley Regional District Board delegate the holding of the Public Hearing with respect 
to the proposed Fraser Valley Regional District Zoning Amendment Bylaw No. 1648, 2022  to the Area 
Director for Electoral Area B or their alternate in their absence; 
 
THAT the Area Director for Electoral Area B or their alternate in their absence, presides over and Chair 
the Public Hearing with respect to proposed Fraser Valley Regional District Zoning Amendment Bylaw 
No. 1648, 2022; 
 
THAT the Chair of the Public Hearing be authorized to establish procedural rules for the conduct of 
the Public Hearing with respect to proposed Fraser Valley Regional District Zoning Amendment Bylaw 
No. 1648, 2022 in accordance with the Local Government Act; 
 
AND THAT in the absence of the Area Director for Electoral Area B, or their alternate in their absence 
at the time of the Public Hearing with respect to proposed Fraser Valley Regional District Zoning 
Amendment Bylaw No. 1648, 2022, the Fraser Valley Regional District Board Chair has delegated the 
authority to designate who shall preside over and Chair the Public Hearing regarding this matter; 
 
AND FURTHER THAT the Fraser Valley Regional District Board waive the requirement to post a sign for 
Fraser Valley Regional District Zoning Amendment Bylaw No. 1648, 2022; 
 
AND FINALLY THAT the Fraser Valley Regional District Board authorize its signatories to execute all 
documents relating to Fraser Valley Regional District Zoning Amendment Bylaw No. 1648, 2022.  
 

  



BACKGROUND 

In September 2020, staff received a rezoning request from a property owner to consider initiating a 

zoning amendment process for five privately owned properties adjacent to Coquihalla River Provincial 

Park which had been inappropriately zoned to a Park zone when Zoning Bylaw (No. 801) for Electoral 

Area B, 1989 of the Regional District of Fraser Cheam (hereafter referred to as Zoning Bylaw No. 801) 

was adopted. Zoning Bylaw No. 801 is anticipated to be repealed and replaced with Fraser Valley 

Regional District Zoning Bylaw No. 1638, 2021 (hereafter referred to as Zoning Bylaw No. 1638) in 

October 2022. 

A previous attempt to correct the zoning error in 1996 failed due to inactivity from the affected 

owners. The matter of a new rezoning attempt was brought forward at the February, 2021 EASC and 

Board meetings where staff recommended that another effort be made to correct the historical zoning 

error. As a result, the Board directed staff to initiate a rezoning process at no cost to the property 

owners.   

Since then, the FVRD commissioned an overview geotechnical hazard assessment for the five 

properties and had an early consultation meeting in April 2022 with the affected property owners. 

Following the outcome of the meeting and the recommendations of the geohazard report, staff and 

owners have agreed to proceed with rezoning four out of the five properties from Park 2 to Rural 5.  

PROPERTY DETAILS 

Electoral Area B 

Address n/a 

Current Zoning Park (P-1) Proposed Zoning Rural Resource (R-
4) 

Current OCP n/a  no OCP Proposed OCP n/a 

Current Use Single Family Residence Proposed Use No change 

Development Permit Areas n/a 

Agricultural Land Reserve No 

 

PID Folio Lot Size Acres (ha) Owner last name 

014-560-879 732.05077.002 22.241  (9 ha) Unwin/Ouellette 

014-560-810 732.05078.002 12.5  (5.05 ha) Unwin/Ouellette 

007-850-425 732.05078.050 1.16  (0.47 ha) Mason 

014-560-453 732.05079.000 2.59  (1.05 ha) Barden 

 

ADJACENT ZONING & LAND USES 

North  ^ Park (P-1); Park 

East  > Park (P-1); Park, Coquihalla River, Hwy 5  

West  < Rural Resource (R-4); Single-family residence, crown land 

South  v Park (P-1); Park 



NEIGHBOURHOOD MAP 

 

PROPERTY MAP 

 



DISCUSSION 

The subject properties are located off the Carolin Mine Road exit of Highway 5. It is bounded by 

Coquihalla River Provincial Park to the north and south, the Coquihalla River to the east, and the 

former Kettle Valley Railway right-of-way to the west. It is currently only accessible via the Trans 

Mountain Pipeline right-of-way that runs through the largest of the four properties. These parcels 

were zoned to Park (P-1) in 1989 with the adoption of Zoning Bylaw No. 801. At the time, the FVRD 

believed the parcels to be within the lands designated by the Province as Coquihalla River 

Recreational Area (circa 1934), later Coquihalla River Provincial Park (1986). The FVRD was unaware 

that privately-owned parcels were included in the Park zone. Zoning Bylaw No. 801 is anticipated to 

be replaced by Zoning Bylaw No. 1638 as of October 27, 2022. The current zoning bylaw does not 

significantly alter the regulations applicable to any particular parcel of land or type of zone from the 

repealed zoning bylaws.  

 Existing Zoning Proposed Zoning 
Zoning Bylaw No. 801 (repealed) Park (P-1) Rural Resource (R-4) 
Zoning Bylaw No. 1638 (current) Park 2 (P-2) Rural 5 (R-5) 

Current Zoning Amendment 

Staff received a new request from one of the affected property owners to revisit potential rezoning in 

September 2020. This matter was brought to EASC in December 2020, where it was referred back to 

staff to discuss preliminary concerns with the Director for Electoral Area B. The potential rezoning was 

brought to EASC and Board again in February 2021, where the Board directed staff to initiate a 

rezoning process.  

The current zoning, Park 2 (P-2), does not allow for a principal residence to be constructed on the 

lands. Staff are aware that there are existing cabins on the four properties. These cabins have non-

conforming rights if they were constructed before zoning regulations were first adopted in 1989. 

However, there would be no right to replacement if they are damaged to an extent greater than 75%. 

New residential development would also not be permitted under the current zone.  

Staff propose to rezone the subject properties to Rural 5 (R-5), which permits residential uses. Staff 

consider Rural (R-5) to be the most appropriate zoning for the properties as: 

 Privately owned parcels should not be included in the Park 2 (P-2) zone, which is meant to 

accommodate public use. 

 All areas in the vicinity have Rural 5 (R-5) zoning except for Coquihalla River Provincial Park. 

 Rural 5 (R-5) zone secures existing property rights without creating additional subdivision 

potential. The minimum lot size in Rural 5 (R-5) is 8 ha. 

Previous Rezoning Attempts 

In 1996, one of the affected property owners brought the zoning error to the attention of the FVRD. In 

response, the FVRD initiated a zoning amendment process for five properties (subject properties plus 



PID 014-561-026) from Park (P-1) to Rural Resource (R-4) under Zoning Bylaw No. 801 at no charge to 

the property owners. A condition of the rezoning was that the owners must register a covenant on the 

title prohibiting gravel extraction and quarry use. The draft zoning amendment bylaw was given third 

reading but never completed as the owners were not willing to sign this covenant. The rezoning was 

revisited in 2009 arising from an inquiry but no process was initiated.  

Road Access/Building Permit Requirement 

None of the subject properties currently have access to a public road. According to the FVRD Building 

Bylaw, the property owners are not required to but may obtain a building permit from the Regional 

District where the property is not accessible from a public road. It will be up to the individual owners 

to decide if they wish to obtain a building permit in the future. However, BC Building Code 

requirements, a provincial regulation, still apply. It will be the responsibility of individual owners to 

ensure that their structures meet Building Code requirements.  

Resource Extraction Use 

One of the permitted uses in the Rural (R-5) zone that is not permitted in the Park (P-2) zone is 

the removal of naturally-occurring materials 

such as timber or groundwater, from land and such preparation of materials as is required for practical 

shipment

owners must register a restrictive convent on title prohibiting any rock quarry and/or gravel pit uses. 

Gravel pits and quarry uses are classified as mining activities and require a provincial permit per 

Section 10 of the Mines Act. Aggregate removal, including gravel, is also further regulated by FVRD 

Electoral Areas Commercial Gravel Operations Bylaw No. 1181, 2014. As provincial approval must be in 

place before any work can occur and FVRD Zoning Bylaw does not apply to mining activities, staff 

believe that a covenant restricting these uses is no longer necessary.   

Geotechnical Concerns 

During the previous rezoning process in 1996, staff noted the occurrence of a past landslide though a 

geotechnical study was not conducted at the time. As part of the current rezoning process, the FVRD 

commissioned an overview geohazard assessment, dated September 10, 2021, prepared by Statlu 

Environmental Consulting Ltd (Statlu).  

The Statlu report found that all properties assessed have moderate to high geotechnical hazards and 

would require future site-specific hazard assessments before development. The hazards identified 

include flooding, mountain stream erosion and avulsion, debris flow, debris flood, rockfall, and small 

landslides. According to Statlu, the smallest, eastern property, PID 014-561-026, appears to be entirely 

within the active floodplain of Coquihalla River and is probably unsafe for development.  

Staff recommend registering the Statlu report and its recommendations as a geotechnical covenant as 

a condition of rezoning. Staff will support rezoning to Rural 5 (R-5) only if a covenant requiring site-

specific geotechnical study prior to residential development is registered on the title for each parcel. 

This ensures that future construction will consider hazard mitigation measures.  



Early consultation meeting 

The previous rezoning process failed to complete as property owners were unwilling to enter into 

restrictive covenants. Covenant requirements will once again be recommended as part of the current 

rezoning process. To limit the potential of a situation where the bylaw does not get adopted due to 

unwillingness to register covenants, FVRD staff engaged the property owners in an early consultation 

meeting on April 20, 2022. The meeting went over preliminary staff recommendations and the 

recommendations of the Statlu geohazard assessment. At the meeting, property owners were made 

aware that staff will only support rezoning to Rural 5 (R-5) with the understanding that two covenants 

will likely be required. If the property owners reject the current rezoning process once it has started, 

staff would not support the FVRD initiating another process, and any potential future rezoning would 

be undertaken by individual property owners at their expense.  

Comments from property owners 

After the meeting, property owners were given time to send any written comments to staff and 

include an indication of whether or not they would like to proceed with rezoning. The property owner 

representing PID 014-561-026 directed staff to exclude this parcel from rezoning due to its size and it 

being entirely within the floodplain. Owners representing the remaining four properties indicated in 

writing that they would like to proceed with rezoning. This awareness upfront of covenant 

requirements will hopefully help the zoning amendment process to reach a satisfactory conclusion for 

all parties.  

The owner representing PIDs 014-560-879 and 014-560-810, while in support of moving forward, have 

rationale is that the cost would not need to be incurred if the FVRD had zoned the properties 

appropriately when the first Zoning Bylaw was adopted in 1989. While it is not standard practice for 

FVRD to bear legal expenses for zoning amendments, the Board could direct staff to cover the 

covenant registration costs. 

The property owners of PID 007-850-425 indicated that they support the rezoning process with the 

understanding that obtaining a building permit for future construction will not be a requirement.  

Sign requirement waiver 

The FVRD Development Procedures Bylaw requires a sign to be posted when there is an application to 

amend a bylaw. Per Section 4.8.2 of the Bylaw, 

post a sign where the Board determines that placing a sign would be ineffective due to the 

 The subject properties are located in a remote area 

surrounded almost entirely by Coquihalla River Provincial Park. The closest private properties within a 

150-metre radius are four properties located approximately 40 metres to the east. None of these 

private properties are listed as primary residences.   

 



Neighbourhood Notification and Input 

The Local Government Act requires a public hearing to be held before a zoning bylaw can be adopted. 

If the bylaw receives first reading, all property owners within 150 metres of the property will be 

notified by the FVRD of the zoning amendment application, and the date and time of the public 

hearing as required by section 4.7 of the FVRD Development Procedures Bylaw. A notice will also be 

published in the newspaper as required by section 466 of the Local Government Act. Members of the 

public will be given the opportunity to provide written comments or attend the public hearing to 

state their comments. 

Official Community Plan (OCP) 

There is no official community plan in effect for the area subject to the zoning bylaw.  

COST 

As the rezoning is initiated by the FVRD, the direct cost of public hearings, advertisements, and 

technical assessments will come from the Electoral Area Planning budget. These direct expenditures  

excluding staff and administration  are estimated to be $4,000.  

Staff recommend that the cost of covenant registration be borne by the property owners. The 

approximate cost for the covenant registration would be approximately $3,000. The 2022 EA Planning 

Budget (603) does not account for these costs. Should the Board wish to bear the cost of legal 

expenses, a budget amendment will not be required.  

 

CONCLUSION 

In order to determine whether or not to proceed to the 

included the following: 

 The subject properties should not remain in the Park 2 (P-2) zone as the zone is inappropriate 

for private properties 

 Rural 5 (R-5) is the most appropriate zone as it is consistent with the surrounding area and 

limits further subdivision potential  

 A geotechnical covenant is recommended which requires site-specific study prior to any 

future development 

It is recommended that the Fraser Valley Regional District Board give first reading to the bylaw cited as 

Fraser Valley Regional District Zoning Amendment Bylaw No. 1648, 2022. 

 

Option 1  Give 1st Reading (Staff Recommendation) 

Option 2  Defer 



MOTION: THAT a decision with respect to proposed Fraser Valley Regional District Electoral 

Area B Zoning Amendment Bylaw No. 1648, 2022 be deferred to the next regular meeting of 

the Electoral Area Services Committee [or other date]; 

Option 3  Refuse 

MOTION: THAT proposed Fraser Valley Regional District Zoning Amendment Bylaw No. 1648, 

2022 not be given any readings and that the proposed rezoning be refused.  

 

COMMENTS BY: 

Hasib Nadvi, Manager of Planning:        reviewed and supported 

 

Graham Daneluz, Director of Planning & Development:    reviewed and supported 

 

Kelly Lownsbrough, Director of Corporate Services/CFO: Reviewed and supported. 

 

Jennifer Kinneman, Chief Administrative Officer: Reviewed and supported. 

 



 

FRASER VALLEY REGIONAL DISTRICT 
Bylaw No. 1648, 2022 

 
A Bylaw to Amend the Zoning for a portion of Electoral Area B 

 

 
WHEREAS the Fraser Valley Regional District Board of Directors  wishes to amend 
Fraser Valley Regional District Zoning Bylaw No. 1638, 2021; 
 
THEREFORE the Board enacts as follows: 
 
 
1) CITATION 
 
This bylaw may be cited as Fraser Valley Regional District Zoning Amendment Bylaw No. 1648, 
2022. 
 
 
2) MAP AMENDMENT 
 
a) That Schedule D of Fraser Valley Regional District Zoning Bylaw No. 1638, 2021 is amended by 

rezoning the lands described as: 
 

THAT PART OF LEGAL SUBDIVISION 9 SECTION 11 WHICH LIES TO THE WEST OF THE 
  COQUIHALLA RIVER AS SHOWN ON PLAN OF SAID TOWNSHIP DATED AT OTTAWA 26TH OF 

  OCTOBER, 1915, TOWNSHIP 6 RANGE 25 WEST OF THE 6TH MERIDIAN YALE DIVISION 
  YALE DISTRICT EXCEPT: (1) PARCEL A ON PLAN B5846 

  (2) PLAN 20491  
(P.I.D. 014-560-879), 

comprising 22.241 acres, more or less; and  
 

THAT PART LEGAL SUBDIVISION 10 SECTION 11 SHOWN ON PLAN OF SAID TOWNSHIP 
  DATED THE 26TH DAY OF OCTOBER, 1915 WHICH LIES TO THE EAST OF THE KETTLE 

  VALLEY RAILWAY RIGHT OF WAY AS SHOWN ON PLAN A239, TOWNSHIP 6 RANGE 25 WEST 
  OF THE 6TH MERIDIAN YALE DIVISION YALE DISTRICT EXCEPT PLANS CG 277 AND 20491 

(P.I.D. 014-560-810), 
comprising 12.5 acres, more or less; and 

 
LOT 1 SECTION 11 TOWNSHIP 6 RANGE 25 WEST OF THE 6TH MERIDIAN YALE DIVISION 

  YALE DISTRICT PLAN 20491 
(P.I.D. 007-850-425), 

comprising 1.16 acres, more or less; and 
 

  PARCEL A ON PLAN B5846 OF THE NORTH EAST 1/4 SECTION 11 TOWNSHIP 6 RANGE 25 
  WEST OF THE 6TH MERIDIAN YALE DIVISION YALE DISTRICT 

(P.I.D. 014-560-453), 
comprising 2.59 acres, more or less,  
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and as outlined in heavy black and cross-hatched on Schedule 1648-A, attached to this 
bylaw, from the Park 2 (P-2) to the Rural 5 (R-5) zone, as shown on Schedule 1648-A. 
 

b) That the map appended hereto as Schedule 1648-A showing such amendments is an integral 
part of this bylaw. 
 

 
3) SEVERABILITY 
 
If a portion of this bylaw is found invalid by a court, it will be severed and the remainder of the 
bylaw will remain in effect. 
 
 
4) READINGS AND ADOPTION 
 

READ A FIRST TIME THIS day of  

PUBLIC HEARING WAS HELD THIS day of  

READ A SECOND TIME THIS      day of 

READ A THIRD TIME THIS       day of 

APPROVED BY THE MINISTRY   
OF TRANSPORTATION AND  
INFRASTRUCTURE THIS day of 

ADOPTED THIS        day of  
 
 
 
________________________   ___________________________ 
Chair/Vice Chair Corporate Officer/Deputy 

 
 
5) CERTIFICATION 
 
I hereby certify the foregoing to be a true and correct copy of Fraser Valley Regional District Zoning 
Amendment Bylaw No. 1648, 2022 as adopted by the Board of Directors of the Fraser Valley 
Regional District on  
 
Dated at Chilliwack, B.C. on                                   
 
 
 
 ________________________  
Corporate Officer/ Deputy  
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FRASER VALLEY REGIONAL DISTRICT BYLAW NO. 1648, 2022 
Map Schedule 1648-A 

 
This is map 1 of 1 constituting Schedule 1648-A, attached to and forming part of Fraser Valley Regional 
District Zoning Amendment Bylaw No. 1648, 2022.  
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1.0 INTRODUCTION 

2.0 LOCATION AND SITE DESCRIPTION 
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2.1 Geologic and Geomorphic Setting 
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2.2 Climate and Weather 

2.2.1 Climate Change 
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3.0 METHODS 

4.0 OBSERVATIONS 

4.1 Air Photo Review 

Photo Number(s) Image Date 

BC603: 27-28 1948 

BC1746: 29-31 1953 

BC4017: 80-82 1963 

BC5168: 179-180 1965 

BC5286: 165-166 1968 

BC7469: 15-16 1973 

BC78009: 206-209 1978 
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Photo Number(s) Image Date 

BC83007: 114-115 1983 

BCC955:134-135 1989 

BCB92112: 20-21 1992 

BCC96078: 13-14 1996 

BCC03047: 105-106 2003 

Satellite Images on FVRD webmap 2009 

Google Earth Images 2006-2021 

4.2 Background Review 
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4.3 Field Observations 

4.3.1 Coquihalla River 
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4.3.2 Terrace 
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4.3.3 Colluvial Slopes 
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4.3.4 Moraine 

4.3.5 Jessica Creek 



UNWIN LANDS GHA FVRD 

 
 

 
 
 

21-153 
SEPTEMBER 10, 2021 

PAGE 11 

4.3.6 Landform Across Coquihalla River from Unwin Lands 
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4.3.7 Existing Structures 

5.0 RESULTS 
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Watershed  Area (km²) Q200 Peak Discharge (m³/s) 

Coquihalla River at Needle Creek 85.5 94.7 

Coquihalla River at Hope 741 1220 

Coquihalla River near Unwin Lands 

350 

502 to 642 (interpolation from 
historical data) 

650 to 700 (after accounting for 
climate change) 

6.0 HAZARD ANALYSIS 

• 

• 

• 

• 

• 

• 

• 

• 
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7.0 HAZARD CLASSES FOR DEVELOPMENT APPROVAL 
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8.0 CONCLUSION 
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9.0 LIMITATIONS  
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10.0 CLOSURE 
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APPENDIX 1: FIGURES 
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                              CORPORATE REPORT  

   

To:  Electoral Area Services Committee Date: 2020-12-08 

From:  Julie Mundy, Planner 1 File No:  732.05077.002,  
732.05077.004, 732.05078.002,  
732.05078.050, 732.05079.000 

Subject:  Request for FVRD to initiate a zoning amendment for five privately owned properties 
adjacent to Coquihalla River Provincial Park, Electoral Area B 

 

RECOMMENDATION 

THAT the Fraser Valley Regional District Board direct staff to initiate a zoning amendment for five 
privately owned properties adjacent to the Coquihalla River Provincial Park, Electoral Area B 
 

STRATEGIC AREA(S) OF FOCUS 
Support Healthy & Sustainable Community 
Provide Responsive & Effective Public Services 
  
  

  
  
  
  

ISSUE 

Five privately owed properties adjacent to Coquihalla River Provincial Park were inappropriately zoned 
to Park (P-1) in 1989. One of the impacted property owners has requested FVRD undertake a zoning 
amendment to correct the error. 

Rezoning efforts were undertaken in 1996 to correct the zoning. The property owners of the time were 
not amenable to the Regional District requirement that gravel extraction be prohibited by legal 
covenant.  Consequently, the rezoning was not completed. 

 

BACKGROUND 

This matter was brought to EASC in December 2020, where it was referred back to staff. Since then, staff 
have been in contact with the Director for Electoral Area B to discuss preliminary concerns.  

There are five parcels located off the Caroline Mines Road Exit on Highway 5 which were zoned to Park 
(P-1) in 1989. At the time, FVRD understood the parcels to be part of the lands designated as the 
Coquihalla River Recreational Area (circa 1934). The recreation area was later designated as Coquihalla 

jmundy
Cross-Out

jmundy
Text Box
2021-02-11



Provincial Park (1986) through Order in Council #1183, and zoned as Park (P-1) when Zoning Bylaw 801, 
1989 was adopted. FVRD was unaware that privately owned parcels were included in the P-1 zone. 

BC Parks has confirmed that all privately owned properties are excluded from the Coquihalla River 
Provincial Park boundaries. 

Impacted Properties 

PID Property size 
Acres (ha) 

Owner last name 

014-560-879 22.24    (9 ha) Unwin/ Ouellette 
014-561-026 0.528    (0.21 ha) Unwin 
014-560-810 12.5       (5.05 ha) Unwin 
007-850-425 1.16       (0.47 ha) Mason 
014-560-453 2.59       (1.05 ha) Bradner 

 

 

 

 

 

Rezoning process 1996 

In 1996, one of the property owners brought the zoning error to the attention of FVRD. In response, 
FVRD initiated a zoning amendment with no charge to the property owners to correct the issue.  

The zoning amendment had three readings and a public hearing.  A condition of the rezoning was that 
the applicant register a covenant to the property title prohibiting rock quarry and gravel pit uses. This 
step was not completed by the property owners and, consequently, the rezoning was not completed.  

Rezoning request 2009 

The topic of rezoning the properties was again raised by a property owner in 2009.  At that time staff 
advised:  

• The property owners would be responsible for paying for the zoning amendment, as the 
Regional District has already funded a full process once (three readings and a public hearing); 

• Geotechnical issues need to be addressed with an overview geohazard assessment prior to a 
rezoning application; 

• Any recommendations from the geotechnical report would need to be registered to each 
property title as a Section 219 covenant.  
 



DISCUSSION 

On September 20, 2020 staff received another request from Mr. Doug Unwin for FVRD to initiate a 
rezoning of his family’s properties. The request is to rezone the properties to R-1 rather than the 
previously considered R-4 zone. A key difference between the R-1 and R-4 zones is the minimum parcel 
size that could be created by subdivision. Mr. Unwin states the R-1 zone is desirable as it may allow for 
future subdivision.  

• R-1 – Minimum parcel size of 2 ha 
• R-4 – Minimum parcel size of 4 ha 

Staff would like to draw attention to the following issues: 

1. Inappropriate Zoning. The subject properties are zoned Park (P-1) which is a zone meant to 
accommodate public use. The Park zone does not allow for principal residences to be 
constructed on the lands. The subject properties are privately owned and, therefore, should not 
have this zoning. 
 

2. Development Potential. Staff are of the opinion the R-4 is the most appropriate zone for the 
properties.  All areas in the vicinity of this part of Hwy 5, the Coquihalla River, and the 
Coquihalla River Provincial Park are zoned R-4, with the exception of the park. In 2010, three of 
the five subject properties had a dwelling on them. The R-4 zone would allow the existing 
residential uses to continue, and would not facilitate additional development potential in 
terms of subdivision.  

The requested R-1 zone could potentially allow for subdivision on two of the properties based 
on the minimum parcel size. Staff are supportive of correcting the zoning in order to secure 
existing property rights for the land owners.  However, in instances where a rezoning increases 
the subdivision potential, the costs are typically borne by the parties that would benefit.  

If the rezoning were to facilitate subdivision, the rezoning process would need to consider all 
potential lots. This would increase the costs and potential liability to FVRD. Staff would not 
recommend FVRD initiate a rezoning which facilitates subdivision.  
 

3. Building Permit Requirements/ Public Road Access. None of the properties have access 
from a public road. According to the Fraser Valley Regional District Building Bylaw, the 
property owners are not required, but may obtain a building permit from the Regional District 
where the property is not accessible from a public road.  It is up to the property owner to 
decide if they wish to obtain a building permit.  
 

4. Geotechnical Concerns. During the 1996 rezoning process, staff noted that a landslide 
occurred in the area in the early 1990s. A geotechnical study was not conducted at the time. A 
geotechnical feasibility study, or a covenant requiring geotechnical assessment prior to 
construction of habitable space will likely be recommended as part of the rezoning process. 
 



5. Restrictive Covenant.  The previous rezoning process included the requirement for the 
property owners to register a restrictive covenant which prohibited rock quarry and gravel pit 
uses on the properties. A similar covenant will likely be recommended should the rezoning 
move forward. Mr. Unwin has indicated a general acceptance of the covenant in his request to 
FVRD. 
 

An FVRD initiated rezoning process could be started in 2021, with an estimated completion date by 
2022. The project would be placed in queue alongside other priority planning projects.  

 
COST 

If the property owners were to initiate this proposal, the cost to rezone five lots with three separate 
owners would be $8,400. 

If FVRD is to initiate the rezoning, the direct cost of public hearings, advertisements, and any technical 
assessment would come from the Electoral Area Planning budget. These direct expenditures - excluding 
staff and administration - are estimated to be $4,000. 

The costs of covenant registration would be borne by the property owners.  

 
CONCLUSION 

Staff are of the opinion that another effort should be made to correct the historical zoning error. It is 
recommended that the FVRD Board direct staff to initiate a rezoning process in order to restore property 
rights to the landowners. The key purpose of the rezoning would be to bring the existing residential 
uses on the properties into conformity without creating additional subdivision potential.  

Staff note that there is an awareness from at least one property owner that a covenant limiting some 
land uses, or requiring future geotechnical study may be required. This awareness may help a zoning 
amendment process to reach a satisfactory conclusion for all parties. If the property owners reject a 
potential rezoning once it has started, staff would be unlikely to support initiating another process in 
the future.   

 
OPTIONS 

Option 1 – Initiate Rezoning (Recommended) 

With this option, FVRD accepts the cost of the rezoning in order to correct a historical error. The property 
owner may be responsible for bearing costs related registration of required covenants.  

THAT the Fraser Valley Regional District Board direct staff to initiate a zoning amendment for 
five privately owned properties adjacent to Coquihalla River Provincial Park.  



 

Option 2 – Refuse to Initiate Rezoning 

With this option, the property owners are responsible for initiating and funding a rezoning application. 

THAT the Fraser Valley Regional District Board refuse the request for staff to initiate a zoning 
amendment for five privately owned properties adjacent to Coquihalla River Provincial Park. 
 

Option 3 – Refer to the Request Back to Staff 

THAT the Fraser Valley Regional District Board refer the request for staff to initiate a zoning 
amendment for five privately owned properties adjacent to Coquihalla River Provincial Park 
back to staff. 
 
 

COMMENTS BY: 

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

 

Kelly Lownsbrough, Chief Financial Officer/ Director of Finance: Reviewed and supported. 

 

Jennifer Kinneman, Chief Administrative Officer:  Reviewed and supported. 

 


