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Purpose

To provide an update on the development of the Saratoga Beach Local Area Plan
(LAP) and to present a summary of public engagement completed to date, as
outlined in the attached "What We Heard" report.

Recommendation from the Chief Administrative Officer:
This report is provided for information.

Executive Summary

e AlLocal Area Plan (LAP) is being developed for the Saratoga Beach Settlement
Node: the LAP has a planning horizon of five to ten years. The project is
organized into four phases: (1) Existing Conditions Review, (2) Visioning, (3) Plan
Development, and (4) Plan Finalization.

e Phase 1 involved a technical review and analysis of background data and
existing conditions with findings summarized in Schedule A.

o Phase 2 focused on public engagement through a survey, open house,
neighbourhood association meeting, and a focus group with business, tourism,
and development representatives. The attached "What We Heard" report
(Appendix A) outlines key themes and perspectives raised by residents,
residents’ associations, business owners, tourist operators, and developers.

o Feedback is arranged around five key engagement themes: Guiding
Growth and Housing, Environmental and Climate Resilience,
Transportation and Access, Infrastructure and Servicing, Community
Services and Amenities.

o Public engagement feedback occasionally diverged from technical
findings and focus group input. These differences and related trade-offs
will be explored and addressed in the next phase of plan development.

o The What We Heard Report will be made available to the public via the
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Engage Comox Valley project page.

o Phase 3 (Plan Development) will take place over the summer with a draft plan
to be presented to the Committee in the fall and then shared with the public for
feedback via a survey, open house, and a business, tourism and development
focus group.

« Phase 4, Plan adoption, including amendment to the OCP will follow.
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Background/Current Situation

On June 17, 2024, staff presented an information report to the Electoral Areas
Services Committee (EASC) outlining the key objectives of the Saratoga Beach
Settlement Node LAP. The project is organized into four phases: each phase is
discussed below.

Phase 1: Technical Review and Analysis

Drawing on relevant studies (see Schedule A) and a ground-truthing site visit, the
consultant provided a preliminary summary report with key technical findings that
may influence LAP policy development.

Comox Valley Regional District
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Phase 2: Visioning

The second phase focused on public engagement and included a survey (358
respondents), an open house (100+ attendees), a focus group with neighbourhood
associations (13 attendees); and a focus group with business owners, tourist
operators and developers (22 attendees). Feedback gathered through these
activities is summarized and analyzed in the What We Heard report (Appendix A).

Analysis:

Diverging perspectives on the future of the Saratoga Beach area have emerged
through phases 1 and 2. While these differences are expected, they highlight the
need for careful consideration and balanced decision-making in the next phase of
the project. The table below lists the eight technical memo findings and
corresponding results from the recent engagement - and provides an analysis and
response to each finding through phases 3 and 4 of the LAP process.

Technical Private and public investments in water and sewer infrastructure will be
Memo required to support increased densities. Future development scenarios
Finding #1 | that promote increased density may require alternatives to septic systems
to manage liquid waste safely and effectively.

WWH Residents strongly favour careful, incremental growth that preserves the
Report area's rural character, but existing infrastructure is aging and seen as a
Results barrier to growth and resilience. There is mixed interest in a community

sewer system as some fear it may trigger unwanted growth.

Comox Valley Regional District
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Analysis Drafting growth scenarios for the LAP area over the next 5 - 10 years will
be a critical component of the next phase of the LAP.

e Alow-growth scenario would consider development of the area
under existing conditions (up to two dwelling units per lot) - water
usage which aligns with growth projections of the Black Creek /
Oyster Bay Water Master Plan and continued use of septic rather
than community sewer.

¢ A medium-growth scenario would look at development conditions
under enhanced servicing - community sewer and additional water
license capacity. The development of community sewer would
mean that Bill 44 and Small-Scale, Multi-Unit Housing legislative
requirements would apply (3-4 dwelling units per lot).

e A high-growth scenario could consider the density envisioned in
the Regional Growth Strategy for settlement nodes (4 - 74 units per
hectare). This would require significant increase in water license
capacity on a compressed timeline and community sewer, and
would be enabled through significant dense developments.

Each scenario entails tradeoffs, and should be considered in context with
community feedback and other technical factors, including alternatives to
community sewer to address most significant septic concerns.

Technical Existing residential zoning limits ground-oriented infill potential.

Memo

Finding #2

WWH Interest from residents in housing options that support multigenerational

Report living and aging in place and flexibility of housing typologies while

Results maintaining rural character.

Analysis The next phase of the LAP will look at potential changes to residential
zoning limits (e.g. changes to maximum floor area on accessory dwelling
units, lot coverage amendments), and evaluate whether these tools would
provide desired flexibility to better meet housing needs in the area (e.g.
multigenerational living).

Technical Current development, zoning, and policy conflict with identified hazard

Memo areas and environmental features.

Finding #3

WWH Environmental protection and climate resilience were top priorities.

Report Participants emphasized habitat protection, parks, and restoration.

Results Concerns focused on wildfire, drought, flooding, and invasive species.

Comox Valley Regional District
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Analysis Strengthened understanding of the key environmental services and
hazard areas impacting potential development sites will support the
creation of land development policies in the next phase of the LAP to
mitigate hazard risk and protect environmental features of community
value (e.g. siting, riparian setbacks in the zoning bylaw). Important
compromises and tradeoffs will be explored (e.g. environmental
protection is a top community priority, development community is
hampered by regulations intended to protect the environment,
developing in hazard areas presents liability risk).

Technical The Housing Needs Report Regulation method (provincial method) for

Memo determining housing need for Electoral Areas could influence policy

Finding #4 | responses not aligned with planning best practices.

WWH High proportion of community respondents believe current density is

Report sufficient for future needs.

Results

Analysis The provincial method for determining housing needs applies the regional
growth rate to electoral areas without adjustment and does not account
for development constraints within un-serviced areas. Despite these
drawbacks to the Housing Needs Report findings, initial analysis of the
buildout capacity of Area C under current conditions shows enough
capacity to meet the anticipated housing demand to 2041 under existing
zoning. This analysis will support policy responses which reflect the real-
world conditions of the LAP area in the project’s next phase.

Technical An understanding of the local housing context can influence approaches

Memo to meeting housing needs.

Finding #5

WWH Widespread concerns about overdevelopment and tourism-driven change,

Report while also acknowledging importance of this industry in supporting

Results beneficial services and some interest in exploring short-term rental

options.
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Analysis The next phase of the LAP will examine
e the current vacancy rate in Electoral Area C,
e the impact of, and policy response to, short-term rental vacation
homes, and
e policy tools to support a desirable mix of residential uses.
The next phase of the LAP will explore tradeoffs and opportunities of a
multi-pronged approach to meeting housing needs that includes
construction of new housing units, improvement of existing under-utilized
housing units, thoughtful location of new housing units, and more options
for rural properties.
Technical Current zoning and development permit guidelines are leading to
Memo development forms and uses that do not align with the level of aesthetics
Finding #6 | typically associated with a tourism-focused community.
WWH Many participants expressed preference for carefully planned,
Report coordinated growth with minimal change to the area’s look and feel.
Results
Analysis The draft LAP will consider policy regimes to enhance the tourism industry
in Saratoga Beach (e.g. development permit guidelines review,
landscaping requirements, permitted uses). Analysis will also be
conducted on the existing TC-1 zoning through visual aids and examples
to explore current zoning and potential policy options for these areas.
Technical There are no public spaces along the waterfront equipped with amenities
Memo that support public gatherings and recreation opportunities. Additional
Finding #7 | public park space has not been identified to support growth within the
LAP boundary.
WWH Residents and businesses want better public amenities: paths,
Report washrooms, parks, and recreation spaces, especially along the waterfront.
Results Suggestions included farmers' markets, small-scale commercial nodes,
and improved beach management.
Analysis The limited public beach access points with amenities (e.qg. little signage,

washrooms, no public boat launch or Comox Valley Regional District
(CVRD) beach park) is a consistent finding from public engagement and
technical memo. Future park development and conservation
opportunities and priorities will be considered in the next LAP phase, to
meet growth needs and to address goals such as ecosystem connectivity,
flood and erosion mitigation, water filtration, riparian and wetland
protection and fragmentation.

Comox Valley Regional District
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Technical The LAP is equidistant from Courtenay/Comox and Campbell River, with
Memo few daily needs available within the planning area. As a result, residents
Finding #8 | must travel outside the area to meet their daily needs. There are limited
transportation alternatives to private vehicles. Expanding transportation
options is identified as a priority in other CVRD strategic documents.

WWH Lack of safe, connected active transportation is a persistent challenge.

Report Traffic, speeding, and lack of parking identified as major issues; two-thirds

Results would walk or cycle more with improved infrastructure. Interest in
regional transit is low due to perceived inconvenience regarding
scheduling.

Analysis Detailed analysis related to this finding is occurring as an add-on to the

Saratoga Beach LAP. Urban Systems is working in tandem on a Rural
Transportation Study to establish a rural transportation assessment
framework for the electoral areas. The framework will first be piloted in
the Saratoga Beach settlement node with in-depth analysis of mobility
data to provide insights into transportation patterns and potential
alternatives. Project findings will be integrated into the draft Saratoga
Beach LAP.

Given the complexity of public feedback, technical findings, the anticipated pace of
change, and the CVRD Board’s upcoming 2027 decision on a potential Regional
Growth Strategy (RGS) amendment, the Saratoga Beach LAP is being developed
with a five- to ten-year planning horizon. Findings and insights from public
engagement and the technical analysis will help inform the next RGS review.

Next Steps

Phase 3: Plan Development

The project team will now conduct a detailed analysis of the feedback and findings
to identify the actions, policies, and values that best reflect the needs of the
Saratoga Beach community—balancing trade-offs and seeking opportunities for
co-benefits. This analysis will inform the development of future growth scenarios
and shape the draft Local Area Plan, with a targeted completion date of Fall 2025.

Phase 4: Plan Finalization

Once the draft plan is prepared, a second round of public engagement will be
launched to assess whether the proposed policy directions and trade-offs align
with community expectations. This engagement will include an open house,
survey, and focus group session. The draft will also be presented to the Electoral
Areas Services Committee (EASC) for review and feedback prior to public release.

Comox Valley Regional District
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Options
This report is presented for information only.

Financial Factors
Functions 503 (Electoral Area Planning Policy) and 500 (Electoral Area Planning) are
jointly funding the preparation of this Local Area Plan.

Strategic Considerations - Strategic Drivers

Climate Crisis and Accessibility,
Fiscal Environmental 5 Community . Indigenous y Diversity,
Responsibility Stewardship and Partnerships Relations Equity and

Protection Inclusion

Climate Crisis and Environmental Stewardship and Protection: Environmental
protection and climate resilience emerged as top priorities during engagement.
Participants emphasized the importance of habitat protection, parks, and
ecological restoration.

Community Partnerships: In addition to the public survey and open house, a
dedicated focus group was held with the two residents’ associations, as well as
representatives from the business, tourism, and development sectors, to
gather targeted input from interested parties.

Indigenous Relations: On April 10, 2025, CVRD staff met with K'6moks First
Nation Chief and Council to present the project. Kémoks expressed interest in
being involved and noted the presence of a historic village site and culturally
sensitive areas within the plan boundary. Staff will coordinate with the K'6moks
Archaeology Department to guide further work. Additional comments from
K'dmoks highlighted concerns about water availability and the need to maintain
Oyster River water levels to protect fish habitat. Engagement with Kémoks staff
is ongoing. Other First Nations advised that the area lies outside core
traditional territory, deferred comment to directly affected Nations.

Accessibility, Diversity, Equity, and Inclusion: The engagement process
prioritized broad, equitable participation. Project postcards were delivered via
Canada Post to maximize reach across the community. For all in-person
meetings, the Oyster River Fire Hall was chosen for its central location,
community familiarity, wheelchair accessibility, and neutral setting. Paper
surveys were offered upon request. At the open house, laptops and reliable,
high-speed internet access were provided to support survey participation,
addressing digital access barriers.

Comox Valley Regional District
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Strategic Considerations - Regional Growth Strategy Goals

Ecosystems, .
. Local economic .
Housing v | Natural Areas v v | Transportation v

development
and Parks

Public Health and .
Infrastructure v | Food Systems v S:fei)c/ cathand 1, | climate Change v

As part of the Rural Comox Valley Official Community Plan (OCP), this LAP
establishes more specific goals, objectives, and policies for the Saratoga Beach
Settlement Node. It must align with, and support, all eight goals of the RGS.

Intergovernmental Factors

Introductory emails were sent to the following provincial ministries, local
governments, and agencies to solicit high-level input during the visioning phase.
Another referral will be issued after the draft plan is presented to the EASC,
inviting targeted feedback on the draft:

e Agricultural Land Commission

e BC Assessment Authority

e BCTransit

o BC Wildfire Service

e Experience Comox Valley/4VI

e Island Health

e Ministry of Agriculture and Food

e Ministry of Environment and Parks
e School District 71 (Comox Valley)
e School District 72 (Campbell River)
e Strathcona Regional District

e Transport Canada

Citizen and Public Engagement

The What We Heard Report summarizes the engagement activities, venues, and
public feedback received up to June 16, 2025. Ongoing engagement is encouraged
through Engage Comox Valley, where residents can submit questions or feedback.
Following EASC's review of the draft plan, a second phase of engagement will be
launched, including a public survey, an open house, and a targeted focus group
with representatives from the business, tourism, and development sectors.

Attachments: Appendix A - What We Heard Report
Schedule A - Technical Findings, Engagement Summary and Initial
Analysis

Comox Valley Regional District
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Overview

This report provides an overview of community engagement completed up to June 17,
2025, as part the Saratoga Beach Local Area Plan (LAP) in Electoral Area C of the Comox
Valley Regional District (CVRD).

Saratoga Beach has been identified as a community where thoughtful, coordinated
planning is needed to help guide future decisions and reflect local priorities. A LAP is a
detailed land use and development guide for a specific community or area within a
municipality or regional district. The Regional Growth Strategy (RGS) and Rural Official
Community Plan (OCP) designate Saratoga Beach as a “Settlement Node” and note the
importance of local knowledge as part of developing the LAP.

Project Visioning Plan Plan
Initiation Spring/ Development Finalization
Winter/ o o summer/Fall o o Fall 2025/ e o Winter/Spring
Spring 2025 2025 Winter 2026 2026
Community Feedback from The draft plan
Review of priorities are engagement is is refined to
background explored through used to prepare a reflect feedback
studies and engagement. draft plan. from community
existing plans. members,
Land use rightsholders,
concepts and and other
draft policies are interested
developed for parties.
feedback.
WE ARE HERE

Figure 1. Saratoga Beach LAP Project Phases
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Engagement Goals
The following engagement goals were established for this phase of the LAP:

e Encourage Public Awareness and Participation - Foster understanding of the
LAP process and promote opportunities for residents, businesses, and community
organizations to get involved

e Explore Community Values and Priorities - Identify core community values and
priorities. Explore how these values should shape future growth, land use, and
development in Saratoga Beach.

o Identify Current and Future Challenges - Build on findings from past planning
processes and technical studies to better understand challenges faced by
residents and businesses in the LAP area.

o Identify Gaps in Local Services and Amenities - Determine which services,
community amenities, or destinations are seen as missing or underprovided in the
Saratoga Beach area.

e Capture Ideas and Opportunities - Gather ideas from community members on
services, community amenities, or destinations the CVRD should explore through

the LAP process.

Engagement Approach

Engagement activities completed as part of the Saratoga Beach LAP - Phase 2
correspond to the “Inform”, “Consult”, and “Involve” levels of the IAP2 Public Participation

Sﬁectrum.

Inform Consult Involve Collaborate Empower

To provide balanced, . To work with To place the final
provt : To obtain, listen and - To partner with participants | yacision-making in
accurate information to acknowledge participants to ensure ) ) ) 9
to identify alternatives and the hands of the

increase participants’ participant feedback their concerns and ) )
solutions to be used in the participants

decision-making process.

understanding of the and concerns. expectations are clearly

understood

project.

Increasing level of public involvement in decision making

Figure 2. IAP2 Public Participation Spectrum
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Engagement Process

Community engagement as part of Phase 2 of the LAP was conducted through in-person
events, online submissions, and email inquiries. Engagement activities completed during
the Phase 2 (Spring 2025) of the Saratoga Beach LAP are outlined below.

Survey 1
Active April 8 to May 12, 2025 | Engage Comox Valley
e 358 survey respondents
e Format: Online survey hosted on Engage Comox Valley and paper
survey available at Open House 1 and the CVRD office (770
Harmston Avenue, Courtenay, BC) by request

A S § 8
1111

Open House 1
May 5, 2025, | Oyster River Fire Hall | 5:00 - 7:00 pm
e Approximately 100 people attended the event.
e Format: Drop-in event featuring interactive engagement
boards and informal discussions with the public, CVRD Staff,
and Urban Systems Ltd. (project consultants)

Residents’ Association Meeting
May 8, 2025 | Oyster River Fire Hall | 6:00 - 7:30 pm
e 13 members of the Saratoga and Miracle Beach Residents
® Association (SAMBRA) and Macaulay Road and Area
-‘ Neighbourhood Association (MRANA) attended the event
e Format: Presentation and facilitated discussion by CVRD Staff
and Urban Systems Ltd.

i Y

Ne
O

Tourism, Business, and Development Focus Group
June 17, 2025 | Oyster River Fire Hall | 9:30 - 11:30 AM
e 22 representatives from the tourism, business, and
development sectors attended the event.
e Format: Presentation and break out group discussion
facilitated by the CVRD Staff and Urban Systems Ltd.

\ [
/ L
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Email Correspondence
e Email inquiries were sent directly to the CVRD project contact,
whose contact information was provided on both the Engage
Comox Valley website and the CVRD project website. This
report includes a summary of all correspondence received up
to and including June 17, 2025.

Online Q&A
e Questions were submitted to the CVRD through the Q&A
feature on the Engage Comox Valley website. This report

includes a summary of all Q&A correspondence received up to
and including June 17, 2025.

Engagement and Project Awareness

The following tools were used to promote the project and engagement activities:

Online Platforms
o An Engage Comox Valley project page hosted Survey 1, Online Q&A, and
provided contact information for correspondence with the CVRD
o A CVRD project page provided contact information for correspondence with
the CVRD and background information about the project
Social Media
o 3 permanent posts on Facebook, Instagram, and X (Twitter), and 1 story
post (lasts for 24 hours) on Facebook and Instagram to promote
engagement activities and the project
o 5 Facebook posts promoting engagement activities and the project
News release to promote engagement activities and the project that was
distributed on April 9.
o Published on My Comox Valley Now on April 9, 2025
o Published in Comox Valley Record on April 11, 2025
Mail out to residents in LAP area to promote engagement activities and the project
Electoral Area C Director interview with CBC Radio (April 10%, 2025)
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What We Heard - Summary

The key themes that emerged from engagement activities conducted during Phase 2
(Spring 2025) of the Saratoga Beach LAP are summarized below.

Theme 1: Guiding Growth - Many engagement participants expressed a preference
for carefully planned, coordinated growth with minimal change to the area’s look
and feel.

Maintaining rural character emerged as a common theme across all engagements,
including the survey, open house, and community meetings. This suggests an
important shared value among many residents and a top consideration for guiding
future development in Saratoga Beach.

Many participants emphasized the importance of limiting density and expressed
concerns about the potential for overdevelopment in Saratoga Beach. As the area
becomes a more popular destination for tourism and living, residents frequently
expressed their desire for minimal change, keeping it as a quieter, more rustic
alternative to nearby municipalities.

When asked about density options, the highest number of survey respondents (166
respondents, or 46%) selected the option: “I feel that the current density pattern is
sufficient to meet future needs."”

Many residents (128 survey respondents) showed interest in housing options that
support multigenerational living and aging in place, such as carriage homes, secondary
suites and accessible dwellings.

The majority of participants in Survey 1 (60%) and Open House 1 (65%) preferred there
to be a fewer number of short-term rentals in the Saratoga Beach community. Other
participants emphasized that short-term rentals are a necessary economic boost for
homeowners and local businesses, allowing more clients to visit and spend money in
the area.
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Theme 2: Environment and Climate Change Resilience - Protection of the
environment emerged as a key priority for engagement participants.

n u

Participants consistently rated “protection of the environment,” “parks and trails,” and
“habitat and natural systems restoration” among their most important keywords for
guiding growth in the LAP.

e At Open House #1, “protection of the environment” was the highest-rated topic rated by
participants (27 votes), tied with “rural character.”

e This was further supported by responses to Survey Question 2, which asked, “What
other keywords are important to you for quiding growth?” Many respondents reiterated
the importance of protecting the natural environment.

e When asked about climate change resilience, Survey 1 respondents indicated the issues
of greatest concern were

“increased wildfire risk” (203 respondents, or 57%)

“drought conditions” (156 respondents, or 43%)

“flooding during heavy rain events” (152 respondents, or 43%)
“proliferation of invasive species” (141 respondents, or 39%)

o O O O

e Alternatively, some residents and businesses expressed their concerns around
floodplain protection policies. They shared that climate-related restrictions prevent
them from rebuilding their existing property or changing its land use, which in turn
inhibits future business or housing opportunities. These participants suggested that
some policy flexibility should be allowed, while also encouraging climate adaptation
measures.

Theme 3: Transportation - Engagement feedback highlighted persistent challenges
around walkability and safety. Participants expressed interest in safe, connected
active transportation routes within the LAP area.

e When asked about transportation-related concerns, Survey 1 respondents indicated the
issues they experienced most in the community were

o "high traffic volumes during summer tourism or peak seasons” (226
respondents, or 63%)
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“unsafe traffic speeds” (177 respondents, or 50%)
“lack of designated or off-street public parking areas” (159 respondents, or
45%)

o “parked vehicles on roads impeding access to private driveways or emergency
access routes” (138 respondents, or 39%)

236 survey respondents (66%) would be more likely to walk or cycle within the
community if better active transportation infrastructure were available.

217 survey respondents (61%) would not use transit or active transportation to travel to
nearby communities (Courtenay, Comox, Cumberland or Campbell River), if options for
travel were improved. Survey and open house participants cited challenges with transit
frequency, scheduling, and lack of convenience for running errands.

Both the residents’ association and business owner meetings reiterated the need for
more active transportation options within the community, citing its benefits for residents
and visitors alike.

Theme 4: Infrastructure and Servicing - Many participants expressed concerns
about the condition of existing infrastructure and its impact on the community’s
future resilience and long-term growth.

When Survey 1 respondents were asked to select their infrastructure-related concerns,
“inadequate water supply” was the top response (174 respondents, or 49%), followed by
“infrastructure is aging or in need of repair or replacement” (133 respondents, or 37%).

Road condition issues, such as potholes, were frequently mentioned by many
engagement participants. These issues negatively affect residents’ quality of life, safety
for road users, and local business viability.

Engagement feedback reflected an interest in a community sewer system. Some
residents noted past challenges: exceeding sewer and water capacity limits, limited
local ability to fund necessary infrastructure upgrades, and a sentiment that service
levels are failing to address community needs.

Saratoga Beach Local Area Plan | Phase 2 - What We Heard | Spring 2025 8



Saratoga Beach Local Area Plan

Phase 2 - What We Heard
Spring 2025

e While engagement results reflected interest or support in a community sewer, other
participants were concerned that it could lead to greater density and development,
which they did not support.

Theme 5: Future Services, Community Amenities, and Destinations - Engagement
participants indicated interest in improved access to natural areas and other
amenities.

e InSurvey 1, the top responses highlight a strong interest in enhancing access to the
area's natural assets:

pedestrian paths and cycling routes (167 respondents, or 47%)

public washrooms or change facilities (156 respondents, or 44%)
beachfront parks or improved beach access (155 respondents, or 43%)
conservation areas or nature parks (138 respondents, or 39%)

o O O O

e Asthe area welcomes more families, younger residents, and retirees, business owners
anticipated greater opportunities to provide services closer to home. Ideas ranged from
a farmers' market, a commercial hub and restaurants to a kids park or a medical centre.

e Residents also recommended that the LAP help manage tourism growth that is already
occurring in the summer months, to reduce issues around beach recreation (e.qg.,
cleanliness, fires, pets, and noise).

e While some participants preferred a more rural community with fewer amenities,
others recommended a local library, coffee shop or a daycare.
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Engagement Results

This section provides a summary of responses to Survey 1 (including both paper and
online submissions) and highlights key insights for each question. The notation “n="
beside each question indicates the number of question responses. The paper and online

versions of the survey were identical in design. A copy of the paper survey is included in
Appendix A: Survey 1 Questions.

Hoene  Site Wice Projeut

”y
s ue % J
‘/'ﬁ-q . .
| e

Comox Valley Regional
District

Qe part of deusivn-making, dicogue and other public
participatan oppartunties, join the comversation Comox
Valley.

Home { Cemow aley Bagnnw Ciede

(\ Comox Valley

Join the
Camox Valley

Figure 3. Engage Comox Valley Home Page

Saratoga Beach Local Area Plan | Phase 2 - What We Heard | Spring 2025 10



Saratoga Beach Local Area Plan

Phase 2 - What We Heard
Spring 2025

Survey 1 - Section 1- Vision and Values

Q1: What key words are most important to you for guiding growth in the Saratoga Beach
Local Area Plan? Please drag your key words from the left column to the right. Rank your
top ten, with 1 being the most important and 10 being the least important. You can add
other key words in the next question. (n=358)

Parks and trails
Natural environmental protection
Rural character
Public beach access
Habitat and natural systems restoration
Climate change resilience (e.g. flood hazards,...
Recreation and community gathering places
Supporting local businesses
Rainwater management
Expanded community services (e.g. water and...
Community connectivity
Cultural heritage protection (i.e. K'émoks and...
Local food security (e.g. community gardens)
Transportation options (e.g. transit and...
Inclusive and welcoming community
Housing that is affordable
Tourism
Short term rentals in residential zones (e.qg....
Economic development

Diverse housing options (e.g. duplexes,...
Supporting industrial uses
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The top-ranked responses to guide growth in the LAP include “parks and trails”, “natural
environmental protection”, “rural character”, “public beach access”, and “habitat and
natural systems restoration”. These results reflect the community's strong interest in

protecting the natural environment and maintaining the area's rural identity.
Q2: What other key words are important to you for guiding growth? (n=155)

Respondents were invited to leave a comment for this question. The top responses are
listed below:

e Concerns about increasing development/density in the area (25 responses)

e Interestin active transportation improvements (e.g. sidewalks, multi-use paths,
and trails) (15)

e Maintaining the rural character of the community (11)

e Maintaining and expanding community infrastructure (e.g. water and sewer) (11)
e Road improvements (9)
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Section 2 - Challenges and Opportunities

Questions three to eight highlighted the challenges that LAP residents and business
owners face in relation to the policy areas that will be addressed in the LAP. Survey
respondents were asked, "Do you currently experience, or expect to experience,
challenges related to the following LAP policy areas?” Questions three to eight were
required questions (n=358).

Q3: Infrastructure and Servicing - Systems that manage the supply of clean water, and
the treatment and disposal of sewage and rainwater. What issues concern you? (select all

that apply)
Inadequate water supply 107 67

Infrastructure is aging or in need of repair or... [IINIEININININEY 21
Inadequate rainwater management (e.g. local... NG 39

Septic system failure  |NNINEE S 43

Poor water quality (e.g. boil water advisory) 42
No concerns / not applicable Y39
Other [FIA

0 20 40 60 80 100 120 140 160 180 200

B LAP Residents & Business Owners Other Respondents

The top infrastructure and servicing concern of LAP residents and business owners in Q3
was “inadequate water supply”, with 107 residents and business owners identifying this
concern. Other frequently mentioned concerns included aging infrastructure, rainwater
management, septic system failures, and poor water quality. Additional feedback
submitted under the “other” category highlighted concerns such as groundwater
availability and contamination, as well as the potential costs associated with
infrastructure upgrades. While a portion of respondents reported no concerns, the
overall responses indicate a shared perception that significant infrastructure challenges
exist within the LAP area.
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Q4: Climate Change Resilience - Land use methods to reduce current climate risks and
avoid creating new ones. What climate-related issues are you concerned will affect this
Saratoga Beach community? (select all that apply)

Increased wildfire risk 73

Drought conditions 60

Flooding during heavy rain events 51
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Proliferation of invasive species

Coastal flooding (W 57

Property erosion N 45

Extreme heat
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B LAP Residents & Business Owners Other respondents

Increased wildfire risk was the top climate change resilience concern among survey
respondents, with 202 individuals selecting this option. Other frequently cited concerns
included drought conditions, flooding, and the spread of invasive species. Additional
feedback submitted under the “other” category highlighted the need to adapt to drier
conditions, such as through rainwater capture and integration of drought-resilient
species, as well as concerns about increased development and human activity
exacerbating the impacts of climate change (e.g. fire risk).
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Q5: Transportation - Travel by private vehicle and public transit, including traffic flow and
parking. What transportation-related concerns do you see within this community? (select
all that apply)

High traffic volumes during summer tourism or
peak seasons

N
00

Unsafe traffic speeds and/or frequent traffic
infractions (e.g. ignoring signage)

Parked vehicles on roads impeding access to m e
private driveways or emergency access routes

52

Lack of designated or off-street public parking
areas

Difficulty walking or cycling safely to transit stops m 40

Other 47 '

Infrequent or unreliable transit service m 38

Lack of bicycle facilities (e.g. bike racks, locks,

secure storage) at transit stops il 31

Poor signage or lack of information on
opageor kol ok 2 L
transportation options

No concerns / Not applicable u 11

o

50 100 150 200 250

B LAP Residents Other Respondents

The top transportation concern among survey respondents was high traffic volumes,
followed by unsafe traffic speeds and infractions, lack of parking areas, and parked
vehicles on roads. 54 respondents provided other transportation-related concerns in the
comments, with common themes including poor road maintenance and deteriorated
road conditions, a lack of road shoulders, and limited parking availability. Several
respondents reiterated concerns about high traffic volumes in the comments section,
emphasizing its impact on overall road safety and accessibility.
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Q6: Active Transportation - Human-powered travel, such as walking, cycling, or using
mobility aids. What barriers do you experience? (select all that apply)

Lack of dedicated pedestrian infrastructure

(e.g. sidewalks, crossings, curb cuts) =

Feel unsafe due to traffic, lighting or lack of
separation from vehicles

u
-

Trails and streets do not form a connected or
continuous network

Lack of dedicated cycling infrastructure (e.g.
bike lanes, multi-use paths)

S
[t}

No barriers to me / Not applicable

g \l !
u1
N

Insufficient facilities for people using mobility
aids (e.g. wheelchairs, scooters)

N
wn

Key destinations are too far to walk or cycle to
comfortably

N
w

Other

0 20 40 60 80 100 120 140 160 180

B LAP Residents & Business Owners Other Respondents

“Lack of dedicated pedestrian infrastructure” was the top active transportation concern
among survey respondents, with 170 respondents selecting this option. Other significant
concerns include “feeling unsafe on the roads”, “trails and streets not forming a
continuous network”, and a “lack of dedicated cycling infrastructure”. In the “other”
section, respondents reiterated the concern about safe active transportation routes,
highlighting the lack of safe walking and biking routes to Miracle Beach Elementary
School, high traffic volumes, and dangerous traffic speeds as common concerns.
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Q7: Housing Options - Types of housing that support the needs of current and future
residents. What housing options would you like to see more of within your
neighbourhood? (select all that apply)

Housing that supports multi-generational living

. ) 70
on one property (e.g. secondary suites, carriage

: . . 62
storey, accessible design, close to services)

Long-term rental options (e.g. purpose-built
rental buildings, secondary suites)

Housing that supports aging in place (e.g. singe- m
s

S ti ffordable housi tions fi
upportive or affordable housing options for n =

people with low or fixed incomes

Other ﬂ 13

No preference / Not applicable m 21

Co-operative or shared housing models

Short-term rental options (e.g. Airbnb, VRBO)

N
o

50 100 150 200 250

B LAP Residents Other Respondents

The top two housing options identified by LAP residents and business owners were
“housing that supports multi-generational living” and “housing that supports aging in
place”. Feedback received in the “other” category highlights a strong desire to limit
growth and maintain rural character.
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Q8: Housing Density - Housing density options to support future growth. What types of
housing density would you support in your community? (select all that apply)

I feel the current density pattern is sufficient to
T
meet future growth
Cohousing communities (e.g. private homes with
shared common areas)

Density located near transit, services or
community hubs
Mixed-used developments that combine housing “

with commercial space

Smaller residential lots for compact or infill
development

Rowhouses or townhouses “ 24

Other

Mobile home parks or modular housing m -
developments

Apartments or condominiums (e.g. low-rise, mid- E 12
rise buildings)

o

20 40 60 80 100 120 140 160 180

B LAP Residents & Business Owners Other Respondents

Many survey respondents feel the current density pattern is sufficient to meet future
growth. This message was particularly strong among LAP residents and business
owners. Input provided in the “other” section echoed a similar sentiment, with comments
including: “limit growth”, “density is sufficient”, “keep rural”. Respondents also
highlighted that the area doesn't have sufficient servicing to support growth.

Saratoga Beach Local Area Plan | Phase 2 - What We Heard | Spring 2025 18



Saratoga Beach Local Area Plan

Phase 2 - What We Heard
Spring 2025

Q9: Are there any other challenges you currently experiencing in the Saratoga Beach LAP
area that the CVRD should be aware of and may be able to address through the LAP
process? (n=168)

Respondents were invited to leave a comment for this question. Out of 168 responses,
the top responses are listed below:
e Challenges around road safety (e.g. road maintenance, speeding, road shoulders,
etc.) (33 responses)
e Concerns about increasing development/density in the area (32)
e Maintaining the rural character of the community (16)
e Noise pollution concerns (13)
e Community safety and enforcement (e.g. beach fires, garbage, off-leash dogs,
noise) (12)
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Q10: What types of services, community amenities, or destinations do you feel are
currently lacking in the Saratoga Beach Local Area Plan area? Please select all that apply.
Note: Some of these may already exist; we are seeking your input on additional needs or
gaps. (n=358)

Public washrooms or change facilities |GG N 64
Beachfront parks or improved beach access [INNEGGET N 69
Conservation areas or nature parks 60
Food trucks or carts 41
Restaurants or fast-food restaurants | 23
Daycares or senior care services [IINZCHEN 27
Sports fields, playgrounds, or recreational... 24
Indoor recreation and fitness centres LI 19
Other IEEETIEN"9
Electric vehicle charging stations [IETTN 17
Library or learning spaces [EEIIN 19
Public gathering spaces or buildings (e.g.... INEXTIN 31
Small-scale grocery stores [IFIE 22
Retail or commercial services F 10
Emergency services (e.qg. fire, police and... IlF: 19
Cultural or arts facilities [IFEEN 17
Transit facilities [IFE 25
Employment opportunities [IEEM 17
Hotels, motels, RV parks, tourist cabins, or... lIEFI 11
Office spaces (e.g. coworking spaces) EFA'6
Industrial facilities (e.g. manufacturing) 77

0 20 40 60 80 100 120 140 160 180

B LAP Residents Other Respondents
The top needs identified by survey respondents were “public washrooms or change
facilities”, “beachfront parks or improved beach access”, and “conservation areas or

nature parks”. These align with the community’s appreciation of the natural environment
and indicate a desire to enhance access to the outdoors. Food related services (food
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trucks, restaurants) were also popular selections among respondents. The least popular

n u " i

options included “industrial facilities”, “office space”, “tourism-based businesses”,
“employment opportunities”, and “retail/commercial services”. The “other” section
yielded a wide range of comments, with common themes including protection of natural
areas, health services, and pubs/restaurants. A number of respondents articulated that
the current level of services and amenities is sufficient.

Q11: What is the main way you usually commute to work or school? (n=358)

oriving alone | T I s
I do not commute to work or school “ 45
Work or study from home m
Walking n3
Carpooling or ridesharing nz
Bicycling Es
Motorcycle or scooter J'
Taxi or ride-hailing services 0

Public transit 0

0 20 40 60 80 100 120 140 160 180 200

B LAP Residents & Business Owners Other Respondents

The primary method of commuting to work among survey respondents was "driving
alone", followed by "I do not commute to work or school”. 123 LAP residents and
businesses owners selected driving alone, while 14 residents and businesses owners
selected walking or biking, and 9 selected carpooling. Zero respondents selected public
transit and taxi or ride hailing services as their primary method of transportation to
work. This indicates a high reliance on vehicles for commuting in the region.
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Q12: What prevents you from biking, walking, or using transit for your daily trips (e.qg.
commuting, errands)? (select all that apply) (n=358)

Distance too far || NG 62
Lack of safe infrastructure (e.g. sidewalks, bike... 55

Prefer the convenience of driving 26

Need to carry items or transport others || NNGNTY 25
Weather conditions  [[IIIIGEN 38
Time constraints [N 28
Infrequent or unreliable transit service [JJJET35
other JIERI T2
Health or mobility issues 9

I already bike, walk, or use transit for my daily... [JJF 10

0 20 40 60 80 100 120 140 160 180 200

B LAP Residents Other Respondents

When asked what is preventing people from biking, walking, or using transit for daily
trips, respondents identified "distance too far" and "lack of safe infrastructure" as the
biggest barriers. Additionally, many cited the need to carry items or transport others as
challenges, while others expressed a preference for the convenience of driving.
Comments in the “other” section echoed that safety and distance are major barriers.
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Q13: If better active transportation infrastructure (e.g. improved sidewalks, cycling
routes) were available, would you be more likely to walk or cycle within your community?
(select all that apply) (n=358)

Yes | T e 82
No 46
0 50 100 150 200 250
B LAP Residents & Business Owners Other Respondents

236 survey respondents (66%) would be more likely to walk or cycle within the
community if better active transportation infrastructure were available. This suggests
that improved infrastructure may encourage more walking and cycling among
community members.

Q14: If you answered "Yes" above, which destinations would you most likely travel to on
foot or by bicycle? If you answered "No" above, please explain your reasons. (n=268)

Respondents were invited to leave a comment for this question. The most common
destinations identified by respondents were:

e Discovery Foods shopping plaza (103 responses)

e Saratoga Beach access (66)

e Miracle Beach access (31)

e To visit friends/explore the local area (21)

e Local parks (17)

The respondents who answered “No” provided reasons for not traveling on foot or
bicycle, which included:

e No need for improved infrastructure because they already bike/walk (21

responses)

e Unsafe due to proximity to vehicle traffic (6)

e Distance to amenities/shopping options (4)

e Prefer driving for errands or going to work (4)

e Condition of the roadway/shoulders makes cycling or walking difficult (4)
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Q15: If transportation options were improved (e.g. more frequent transit service or
better connections to nearby communities), would you be more likely to use transit or
active transportation to travel between Saratoga Beach and Courtenay, Comox,
Cumberland, or Campbell River? (n=358)

No [y 70
Yes | — =, 58
0 50 100 150 200 250
M LAP Residents & Business Owners Other Respondents

The majority (61%) of survey respondents answered "no" when asked if they would be
more likely to use transit or active transportation options if they were improved.

Q16: If you answered "Yes" above, which mode(s) would you use, which communities
would you travel to, and how often? If you answered "No" above, please explain your
reasons. (n=234)

Respondents were invited to leave a comment for this question. Out of 234 responses:

e The highest number of respondents answered that if more options were
improved, they would travel by transit (71 responses), followed by active
transportation (30) and then rideshare (3)

e The most popular destinations mentioned were Courtenay (65 responses),
Campbell River (62), and Comox (31)

e Respondents said they would use these travel options weekly (14 responses), daily
(12), 2-3 times per week (9), or occasionally (6)

The respondents who answered “No” explained why they wouldn't choose to travel using
transit or active transportation, which included:

e Convenience of using a personal vehicle (21)

o Extended travel times (13)

e Need to transport groceries, work supplies, or other cargo (9)

o Distance from their destinations (6)

e Pets (4)

Saratoga Beach Local Area Plan | Phase 2 - What We Heard | Spring 2025 24



Saratoga Beach Local Area Plan

Phase 2 - What We Heard
Spring 2025

Q17: What would encourage you or someone in your household to shift from driving to
biking, walking, or using transit more often? (n=358)

Safer and more connected cycling or pedestrian _ 61
routes
Nothing would encourage me to shift from
o 76 34
driving
More frequent or reliable transit service 45
Secure bike parking or storage m 29
Other 13

Lower transportation costs or discounts 8

Community incentives or programs I 7

Workplace/school supports (e.g. showers, lockers,
. 110
flexible hours)

0 20 40 60 80 100 120 140 160 180 200

B LAP Residents Other Respondents

"Safer and more connected cycling or pedestrian routes" was the most selected option
when respondents were asked what would encourage a shift from driving to biking,
walking, or transit. "More frequent or reliable transit service" was the second most
selected, followed by "nothing would encourage me to shift from driving." With 31% of
survey respondents not likely to shift from driving, this suggests that while there is
interest in active and public transportation improvements, a significant portion of the
population may continue to rely on personal vehicles.
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Q18: Where in the community or region would you like to see improvements to walking,
biking, or transit infrastructure? (n=358) Out of 358 responses, the top answers included:

e Improvements to and from the Saratoga Beach accesses (54 responses)

e Atoraround Highway 19A (42)

e Miracle Beach Drive (41)

e No desire to see improvements (30)

e Macaulay Road (24)

e To and from the Discovery Foods shopping plaza (22)

e Clarkson Road (21)

Q19: What is the most realistic alternative to driving alone for your daily trips? (n=358)

No realistic alternative to driving alone 75 el

Carpooling or ride-sharing m 17
siing - |ETNNZS

Working or schooling from home m 15

Walking m4
Bike-sharing | 0

0 20 40 60 80 100 120

B LAP Residents & Business Owners Other Respondents

When asked about the most realistic alternative to driving alone the top response was
"no realistic alternative to driving alone," selected by 114 respondents, 75 of whom live
or own a business in the LAP area. This suggests a lack of viable transportation
alternatives in the area.
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Q20: What is your preference regarding the number of short-term rentals in the
community? (n=358)

(5]
N

Strongly prefer fewer short-term rentals

Somewhat prefer fewer short-term rentals m 27

Somewhat prefer more short-term rentals m 14

Strongly prefer more short-term rentals E 5

o
N
o
N
o

60 80 100 120 140 160

B LAP Residents & Business Owners Other Respondents

The majority of LAP residents and business owners selected "strongly prefer fewer short-
term rentals" or "somewhat prefer fewer short-term rentals." This indicates a general
opposition to short-term rentals within the community.

Q21: What additional opportunities would you like the CVRD to explore in the Saratoga
Beach community through the LAP process, related to housing, economic development,
natural environmental protection, parks, climate change, and community amenities?
(n=232)

Respondents were invited to leave a comment for this question. The most common
themes from the 232 written responses were:

e Limiting densification and development in the community (36 responses)

e Natural environment protection (30)

e Active transportation, including walking/cycling paths (29)

e Maintaining or enhancing local parkland and beaches (26)

e Creating long term housing options (23)

e Improving local roads, including parking (22)
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Section 3 - Tell Us About Yourself (Who We Heard From)

Questions 22 to 29 provide an understanding of who we heard from as part of Survey 1
and offer insights into how communications can be improved in future engagement
efforts related to the Saratoga Beach LAP.

Q22: What is your age group? (n=349)

Over90years 0
80to 89 years mm 4
70t0 79 years I 51
60 to 69 years I 109
50 to 59 years TS 53
40 to 49 years I 69
EORGICISAVEETSS ]
20to 29 years e 12
19 years or younger m 2

0 20 40 60 80 100 120

M Total Respondents

Q23: Do you live in, rent, or own a home, property, or business within the boundaries of
the Saratoga Beach Local Area Plan? If yes, please select the area where it is located. If
more than one area applies, choose the one that is most relevant to you. (n=350)

m Area 1
m Area 2
Area 3

m Area 4

Z

10 I do not live in, rent, or own a home, property or

business in the Saratoga Beach Local Area Plan area
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Q24: If you indicated in the previous question that you live, rent, or own property outside
of the Saratoga Beach Local Area Plan (LAP) area, where do you currently reside? (n=137)

Electoral Area C - Puntledge Black Creek (excluding... I 70
City of Courtenay I 13
City of Campbell River i 10
Other mmmm 9
Strathcona Regional District . 9
Electoral Area B - Lazo North ml 6
Elsewhere on Vancouver Island mm 5 m Total Respondents
Town of Comox WM 5
Electoral Area A - Baynes Sound, Denman and... 3
ITamnotsure W 2
ElsewhereinBC W 2
Village of Cumberland W 2

K'émoks First Nation 1 1

0 20 40 60 80

Q25: How long have you lived in the Saratoga Beach LAP area? (n=302)

m Less than 5years
5to 14 years

m 15to 19 years

m 20 years or more

I do not live in the Saratoga
Beach LAP area
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Q26: If you are a student or employed outside of the Saratoga Beach LAP area, what
community or location do you regularly commute to for school or work? (n=203)

City of Campbell River s 52

City of Courtenay

I am not a student or currently employed

Other

Town of Comox

Elsewhere on Vancouver Island

Electoral Area C - Puntledge Black Creek (excluding
Elsewhere in BC

Strathcona Regional District

Village of Cumberland

Electoral Area A - Baynes Sound, Denman and Hornby
I am not sure

Electoral Area B - Lazo North

K'émoks First Nation

e 43
e 42
_16

e 13

)

... E— 8

7

4

4

]

1

1

0

0 10 20 30 40 50

B Total Respondents

Q27: Do you have any children or dependants under the age of 19 living in your

household? (n=296)

Saratoga Beach Local Area Plan | Phase 2

m Yes

m No
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Q28: How did you hear about this survey? (Select all that apply) (n=347)

Social media TS 127
Word of mouth (e.g. from a friend, neighbour or... meeeeessssss——————— 71
Postcard or flyer in the mail S T ———— 59
Through a local community group,... me————— 51
Local newspaper news website, newsletter m———— 34
Email from the CVRD msssm 25
Engage Comox Valley or Comox Valley Regional... s 17
Other mmmm 15
At a CVRD event or open house mmm 9

Poster or signage in the community m 5
Pop-up information table (e.g., at a community...m 3

0 20 40 60 80 100 120 140

H Total Responses

Q29: Do you have any additional comments or ideas about the Saratoga Beach Local
Area Plan? Please share them below. (n=155)

Respondents were invited to leave a comment for this question. Out of 154 responses,
the most common themes included:

e Limit density/development in the community (27 responses)

e Maintain the rural character of Saratoga Beach (18)

e Improve local roads, including parking (16)

e Engage with more closely with residents about issues (15)

e Consider the infrastructure needs of the area when planning (13)

e Maintain local parks and beaches (10)

e Noise and air quality concerns (9)

e Keep trail access open for equestrian riders (9)
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Open House 1

This section summarizes responses to engagement questions asked as part of Open
House 1. Images of the Open House 1 boards are included in Appendix C: Open House 1

Boards and engagement responses from Open House 1 are included in Appendix D:
Open House 1 Responses.

= T TS Masnsu 1 WUMIC HIGYE QIDU PUITHILEU QUL TNAT

it can be hard to walk, bike, or use mobility aids safely in the planning area

tc‘eesa;x\:t: :f missing paths, safety concerns, and a lack of connections between
S.

sportation-related challenges do you face
in the community?

low with your comments,

What KEY WORDS are most imp| o you for guiding growth in the
Saratoga Beach LAP? Please vot cing FIVE stickers in the boxes below.
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Vision and Values

Participants were asked to provide input on the Vision and Values associated with the
LAP. As part of this topic, participants we invited to place stickers on the key words that
they felt were most important for guiding growth.

Q: What key words are most important to you for guiding growth in the Saratoga Beach
LAP? Please vote by placing FIVE stickers in the boxes below.

Protection of the Environment s — ) ]
Rural Character 27
Parks and Trails e )6
Community Services... m  —— ) D
Habitat and Natural Systems Restoration m————— | 7
Supporting Local Businesses meeessssssssssss——— 13
Community Connectivity (e.g. pedestrian paths... m———————— |
Diverse Housing Options m——— 0
Rainwater Management m———— 3
Housing that is Affordable m——— 7
Economic Development w5
Recreation and Community Gathering Places s 5
Local Food Security s 5
Climate Change Resilience m— 5
Inclusive and Welcoming Community s 4
Public Beach Access mmmmmm 4
Transportation Options e 4
Cultural Heritage Protection mmssm 3
Tourism mmm 2
Short term rentals in residential zones mmm 2
Supporting Industrial Uses | 0

0 5 10 15 20 25 30

B Total Respondents

Each key word “box” is represented as an option on the above graph. The top five most
commonly identified key words were “protection of the environment”, “rural character”,
“parks and trails”, “community services”, and “habitat and natural systems restoration”.
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Q: What key words did we miss?
Participants were invited to leave a comment for this question. The following key words
were identified:

e Parking and traffic management (7 responses)

e Rental housing (1)

o Office space (1)

Challenges

Participants were invited to provide input on community challenges. Engagement boards
identified four focus areas: i) transportation, ii) climate change resilience, iii) housing, and
iv) infrastructure and servicing. Participants were asked to leave comments associated
with these focus areas. Top themes (themes identified by two or more participants)
received by participants are provided below, organized by topic area:

ﬁ Q: Transportation - What transportation-related challenges do you face in the
O™ @®" community?
e Transit (4 responses)
e Growth (3)
e Sidewalks (3)
e Speeds(2)
e Active transportation routes (2)
e Infrastructure (2)
e Roads (2)

Q: Climate Change - How do you think we could make Saratoga Beach more
resilient to climate change?

e Less development/density in the area (5 responses)
e Opposed to sewage treatment plant (3)

e Restrict land clearing (2)

e Enhance riparian protection (2)
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trying to find suitable housing in your community?
e Supply of housing types (4 responses)
e Roads (2)
e Proximity to needs/amenities (2)
o Affordability (2)
e Sidewalks (2)
e Against density (2)
e Notanissue (2)

A Q: Housing - What do you think are the main challenges people face when

‘ Q: Infrastructure and Servicing - What type of development do you think is
A needed in the Saratoga Beach LAP?
) e No future development (4 responses)
e Active transportation trails (4)
e Safer roads (3)

e No overdevelopment (3)
e Smart development (3)

Our Stories

The following question explored opportunities related to the LAP, focusing on reflections
on the community’s identity and values. The main themes from the responses, along
with the number of times each theme was mentioned, are outlined below.

Q: What stories or memories from your time in Saratoga Beach do you think should help
shape the community's future?

e Quiet (9 responses)

e Rural (4)

e Family (4)

e Parks/Nature (4)

e Beauty (3)

e Nature (2)

e Beach (2)

o Safe (1)
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Opportunities

The following questions explored opportunities related to the LAP, daily needs in
Saratoga Beach, preferences around short-term rentals. Overall themes and the number
of responses related to the themes are listed below.

Q: What types of place, amenities, or community destinations would help Saratoga Beach
residents meet more of their daily needs close to home?

e Keep the area rural (5 responses)

e Medical clinic (3)

e Library (2)

e Coffee shop (2)

e Daycare (2)

e Walking/cycling trails (2)

e Expanded recycling centre (2)

Q: What is your preference regarding the number of short-term rentals in the
community? (n=23)

B Strongly prefer fewer
short-term rentals

Somewhat prefer fewer
short-term rentals

Somewhat prefer more
short-term rentals

m Strongly prefer more
short-term rentals

Almost two-thirds of participants (15 out of 23) preferred there to be fewer short-term
rentals in the community. The highest number of participants (9) strongly preferred
there to be fewer short-term rentals in Saratoga Beach.
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Tell Us What We Missed

The final engagement activity invited participants to comment on anything else about
the LAP process.

Q: What additional opportunities would you like the CVRD to explore in the Saratoga
Beach community through the LAP process, relates to housing, transportation,
infrastructure, economic development, protection of the natural environment, parks,
climate change, and community amenities?

Local sidewalks/trails/walking paths (5 comments)
Protection of rural character (4)

Noise pollution concerns (4)

Support for a public sewer system (2)

More engagement with residents (2)

Traffic (2)
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Residents’ Association Meeting

Findings from the open house held on May 5, 2025, along with preliminary results from
Survey 1, were presented to members of SAMBRA and MRANA, followed by a facilitated
discussion. 13 members were in attendance. The following key themes were discussed
during the meeting:

e Members who attended generally felt that the results resonated with their own
experiences and perspectives.

e Some members voiced concern over the "Settlement Node" designation for the
Saratoga Beach LAP area, and the level of development this may bring.

e Members raised concerns about the potential impact on the area’s rural character,
discussed the ongoing effects of existing developments (i.e. noise pollution), and
stressed the need for effective enforcement of existing bylaws in order to maintain
confidence in the LAP planning process.

e Infrastructure-related issues were discussed, including septic system failure,
whether existing infrastructure can support anticipated growth, and how
upgrades might be funded.

e There was interest in having members of SAMBRA and MRANA contribute to the
drafting of the LAP, and in involving key partners, such as the Ministry of
Transportation and Transit (MOTT) and Island Health, throughout the process.

e The conversation also included clarification about what community concerns the
LAP can influence directly, and which fall outside its scope.

Meeting notes are included as part of Appendix E: Residents’ Association Meeting

Notes. A copy of the response letter from MRANA, received on June 20, 2025, is attached
at the end of Appendix E.
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Tourism, Development, and Business Focus Group

Local businesses, tourism operators, and landholders were invited to participate in the
focus group to share their perspectives and practical experience in operating businesses
in the Saratoga Beach/Oyster Bay area. The meeting explored opportunities, challenges,
and long-term priorities in the LAP area, aiming to identify how the LAP can support
shared community priorities.

A total 22 representatives from the business, tourism, and development sector in the
Saratoga Beach/Oyster Bay area attended the event (List below). An invitation was
extended to businesses outside of the LAP area, as many LAP residents and visitors rely
on the businesses adjacent to the LAP area for goods and services. Individuals who could
not attend were invited to submit their responses to discussion questions via email. A
summary of the main themes discussed at the focus group is included below.

Business Tourism Landholders/Developers

Owners/Operators Operators/Industry

Forbidden Zone Pizzas (2 Island Silver Sands Kay Associates

attendees) Cottages (2 attendees)

C.V. Cedar Sales & Fencing | The Breakers Beachfront Pacific Playgrounds
Resort

Miracle Beach Mni Golf Sea Esta Resort Saratoga Speedway

The Bridge Medical Clinic Experience Comox Valley G7 Wealth Inc.

Black Creek Farm & Feed Ocean Estates Development

Supply

Shelter Point Distillery Armstrong Land Corporation

(2 attendees)

Others:

e Comox Valley Chamber of Commerce

e Director Edwin Grieve, Area C Director, Comox Valley Regional District
e Director John Rice, Area D Director, Strathcona Regional District

Current Business Landscape Outlook
Tourism growth and demand
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Several tourism operators noted that demand for accommodations remains strong,
particularly for families or groups requesting 2+ bedrooms. In peak months, resort and
marina bookings were maxed out, and there are businesses wishing to expand. Another
business owner shared their business was growing year-round due to more people
moving to the area. A tourism operator shared that their returning clients are looking for
more services and attractions in the area.

Pressures from infrastructure

Participants shared challenges due to a lack of parking, washrooms and signage in the
area. During busy months, cars parked on the road cause congestion and conflicts with
private property owners. One participant noted that there is no turnaround area for
people dropping off kayaks, paddleboards and other beach toys. Congestion is
significant on Seamen Road, where the only public bathroom in the area is located. There
is also no public boat launch, and instead the private marina is being used unwillingly by
multiple user groups. Another participant noted that infrequent transit to the area
creates challenges for their employees traveling to and from work.

Market demand

Business owners noted there is strong interest in business and development
opportunities in Saratoga Beach. Recent growth in the area has invited more demand for
commercial services, housing opportunities, and expanded tourism offerings. While
there is demand, participants noted that business growth is limited in the area for
various reasons, including opposition from residents, lengthy rezoning processes, septic
constraints, and lack of flexibility for development within the floodplain area, which
creates investor uncertainty.

Environmental and safety concerns

Meeting participants shared that increased beach fires, washroom hygiene, and
overnight beach users pose safety and enforcement issues that are affecting the
condition and enjoyment of the beach. One participant noted that there are few places in
the area for families to visit except for the beach, so parks and community amenities are
desired by both visitors and residents of the area.

Opportunities for the area
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Shoulder season tourism

A tourism operator noted that tourist activity is growing in the shoulder seasons (e.g.
spring and early fall), as well as during fishing season. Participants noted opportunities
for farmers markets, agritourism, campgrounds, and other unique amenities would
support local business growth outside of the summer months. This would drive demand
for other local businesses like grocery stores, farm stores, and other commercial
opportunities to service locals throughout the year.

Connectivity and wayfinding
Participants noted their desire for sidewalks, improved roads, park-and-ride, and
walkable areas to support their clients and local residents.

Public services and amenities

Business owners shared that they anticipate more families, younger residents, and
retirees to move to the area. This is expected to create greater opportunities for local
businesses, so that fewer people are traveling to Courtenay or Campbell River for
services. Participants discussed several ideas for amenities such as a health centre, police
dispatch, public boat launch, commercial hub, and kids park.

How the LAP can help businesses in the area

Land use updates

Participants recommended the LAP should encourage greater flexibility in zoning to
provide more certainty for business opportunities. Several noted that current zoning
restrictions and legal nonconforming statuses make it difficult to maintain or upgrade
existing buildings, which in turn limits business viability. There was support for policy
updates that legitimize current uses and enable thoughtful redevelopment, including
uses such as tiny homes, cabins, and campgrounds.

Plan a more connected community

Participants stated that the LAP could also help by envisioning more sidewalks,
crosswalks, and bicycle-friendly routes for the area. Participants said that better planning
for movement and access would help reduce conflicts, increase safety, and distribute
beach traffic more evenly across the community.
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Speed up the development process

Several participants recommended that the LAP provide greater policy direction to speed
up the development process and reduce administrative barriers. Expedited application
times, along with coordination between the Province, would build infrastructure and
expand business opportunities in the area.
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Email Correspondence

Email correspondence for Phase 2 was received from April 24 to June 17, 2025. There was
a total of 13 emails sent to the CVRD project contact. A summary of their main themes is
included below.

Discussion about the LAP process
r- e The importance of community voices being reflected in the final LAP
e Discussion about the LAP boundary area and direction from the Regional
Growth Strategy.
e Suggestions on how to clarify information about the Saratoga Beach LAP,
regional planning, and how land use helps to manage growth.
e Request for more opportunities to participate (following Visioning
meetings)
e More engagement and education needed about sewer treatment
e Question about water availability and if the LAP will address water as a
limiting factor

Managing growth

e Concerns about the impact of community growth on roads, parks, noise
medical services, recycling, etc.

e Caution around large-scale developments and their impacts on the
community.

e Potential for densification on Oyster River Way, but be cautious of traffic
impacts.

e Maintain the greenspace along Clarkson Road, between Saratoga and
Miracle beaches.

e Against new development until water and sewer services are provided.

¢ Acquire non-beachfront land for parking.

e Suggestion for increasing housing and short-term rentals in the area.

e Comment that Saratoga-Miracle Beach is not appropriate area for new
growth.

e Maintain the current height restrictions along waterfront properties.

e Maintain the rural feel of the community
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Community safety

e Concerns about pedestrian safety and support for an active travel
corridor in the Saratoga area.

e Concerns about speed limits on Highway 19A.

e Suggestion to collaborate with MoTT to address traffic and safety
concerns on the highway

e Noise concerns from the speedway

e Maintain public beach accesses.

Online Q&A

An ongoing “Q&A" feature on the project website allowed community members to
submit questions directly to the CVRD about the Saratoga Beach LAP. Overall, a total of
15 questions from 6 different participants were received up to June 17, 2025.

A summary of key themes from those questions are provided below:

/’ Governance and the LAP planning process
El ﬂ e There were 3 questions about the boundaries of the Saratoga Beach
LAP planning area - and why certain areas (Seaview Road, Black
Creek) were not included.

o Answer: The planning area is established from the CVRD’s Regional
Growth Strategy, which guides growth and development in the
region. Local area plans fall under the RGS and must align with its
details as described in the Local Government Act (section 445).

e There were several questions about how the LAP project was started,
who is involved in its development, and its role in managing growth
and development.

o Answer: The LAP project was launched by the CVRD Board, who are
made up of elected officials who represent the local community. To
develop the plan, project staff follow direction from the Board,
existing CVRD policies, and input from community members. The

Saratoga Beach Local Area Plan | Phase 2 - What We Heard | Spring 2025 45



Saratoga Beach Local Area Plan

Phase 2 - What We Heard
Spring 2025

Saratoga LAP's role is to guide what kind of change, if any, should
occur and under what conditions. It does not approve development or
promote growth.

Factoring environmental goals in land use decisions
e There were 2 questions about how the LAP will consider

d environmental goals and impacts from new development such as

urban sprawl.

o Answer: The Saratoga LAP is being developed consistent with the
Regional Growth Strategy, which integrates sustainability and climate
actions to protect natural areas in the region. It manages sprawl by
directing compact development primarily to municipal areas
(Courtenay, Comox, Cumberland) and, less intensively, to the
“Settlement Nodes” of Union Bay, Mt. Washington, and Saratoga
Beach.

o The LAP will also consider walkability, local services, and transit as
ways to promote sustainability.

_~6¢_ Community involvement and the LAP
o e There were 8 questions, asked by 3 participants, all relating to the
/\/\ community’s involvement in the development of the LAP. Topics

included accessibility of the visioning survey, transparency with the
residents about community concerns, and how resident voices are
heard during the engagement process.

o Answer: The LAP's planning process is designed to include community
input at every major stage of the project. Phase 2, the Visioning stage,
involves listening to residents about their concerns and aspirations for
the area, which will be done through multiple open houses, surveys,
focus groups, and meetings with local associations. These activities
help ensure that the LAP reflects community values and concerns.
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Next Steps

The Saratoga Beach LAP engagement activities as part of Phase 2 of the project fostered
public awareness of the planning process and encouraged broad participation from
residents and community organizations. Participants shared core values and priorities,
provided insight into current and future challenges, and highlighted gaps in local
services and amenities. Community feedback will inform the development of the LAP this
summer.

As part of Phase 2 of the LAP, draft land use designations, land use scenarios, and policy
will be prepared using the findings of this report. Public engagement on these materials
will begin in the Fall of 2025.

After presenting this report to the CVRD Electoral Areas Services Committee (EASC) in July
2025, the project team will incorporate findings of this report and technical analysis to
prepare a draft LAP. The draft LAP will be presented to the EASC in late summer or early
fall 2025, followed by a second round of engagement, including a public survey, an open
house, and a focus group with the business, tourism, and development sectors to gather
feedback on the draft.
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Appendix A: Survey 1 Questions

Appendix B: Survey 1 Responses

Appendix C: Open House 1 Boards

Appendix D: Open House 1 Responses

Appendix E: Residents’ Association Meeting Notes

Appendix F: Business, Tourism and Development Comments

Note: The verbatim comments reproduced here include all feedback, suggestions, and
messages collected through the engagement described in this report. All personal
identifying information has been removed. Comments or portions of comments
containing profanity, or that violate the CVRD Respectful Workplace Policy or the
Participation Rules and Guidelines for Engage Comox Valley, have been removed. No
other edits have been made; the remaining comments appear exactly as received.
Some content mav still be offensive or distasteful to some readers.
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Survey 1 Questions

(\ Comox Valley

REGIONAL DISTRICT

Have Your Say: Complete a Survey!

Your input will help shape the future of the Saratoga Beach community. Please
take a few minutes to complete a survey and share your thoughts.

Survey closes on Monday, May 12, 2025

Welcome!

With your help, the Comox Valley Regional District (CVRD) is developing a Local
Area Plan (LAP) for the Saratoga Beach community. The plan will guide future
growth by exploring community hopes, concerns, and priorities for land use,
transportation, and infrastructure.

+ Phase 1 reviewed existing conditions—such as rainwater management,
ecosystem conservation, housing, transportation, and climate change
resilience—through technical studies.

+ Phase 2 (Visioning), now underway, gathers community and interested
party input through a survey and open house. This input will shape draft
land use concepts, policies, a vision statement, and goals in Summer/Fall
2025.

We Are Here

&
{
;

We are at Phase 2 of the project.

Survey Overview
The survey covers three main topics:

+ Vision and Values
+ Challenges and Opportunities
+ Tell Us about Yourself

Saratoga Local Area Plan Survey 1
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URBAN MEETING NOTES

SYSTEMS

Do these results align with USL noted that infrastructure is an important area that

what you expected? will be addressed in more detail as the planning process
progresses. USL noted incongruencies with community’s
desire to see infrastructure upgrades and limited growth
- who pays for the infrastructure upgrades?

There was criticism that the CVRD is not being sufficiently
proactive in addressing infrastructure improvements.
While some progress is recognized, certain areas are still
lacking adequate support.

Residents raised concerns that zoning regulations
allowing small lot sizes could increase the risk of septic
system failures and associated liability.

There was a question about whether it might be time to
consider another sewer referendum, as the last tock place
around 2006. However, attendees expressed that this issue
should not be revisited at this time.

Topic 3: Transportation and

Sphere of Influence Owerall agreement with the cormmon themesin

presentation slides.
Summary of commmon themes
to date:

«  Traffic/parking issues —
existing traffic challenges
made worse by summer
volumes

+ Active transportation —
interest in more trails and
active transportation
options in the LAP area.

Do these results align with
what you expected?

Topic 4: Parks, Trails, and

. . Overall agreement with the cornmon themes in
Environmental Protection 9

presentation slides.
Top 5 “Key Words” most
important to you for guiding
growth in the Saratoga Beach
Local Area Plan:

+  Natural environmental
protection

+ Habitat and natural
systerns restoration

+« Parks and trails
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URBAN MEETING NOTES

SYSTEMS

*  Public beach access
+ Rural character

Do these results align with
what you expected?

Role of SAMBRA/MRANA
+  Community Champions

+  How can MRANA/SAMBRA
support future
efforts/engagement/
education?

(USL) Offered to provide drafts to the associations for
feedback

Residents asked about focus groups with community
members as part of the process.

Residents have expressed a desire for deeper involvement
earlier in the process. Engaging stakeholders before a
draft is developed allows for more meaningful
participation in shaping outcomes. A question was raised:
can SAMBRA be guaranteed a seat at the table?

Resident clarified that members want to be the voice of
the plan, not draft the plan.

Residents emphasized that there is consistency across the
community and the neighbourhood associations and that
the perspectives of SAMRBA and MRANA are
representative of the broader LAP community.

Residents provided feedback on the meeting format and
felt that the format of the questions doesn't allow folks to
voice their concerns and get into the topics.

USL noted the budget constraints to have multiple
advisory groups directly involved as part of drafting the
LAP and noted there will be many opportunities to
provide feedback.

Member suggested that residents voice their
thoughts/concerns via emails to staff.

Final thoughts/Next steps

Suggestion to have a section on impact to other areas
(traffic, amount of people coming to area); Need to be
considering the impacts to other areas (Saratoga doesn’t
exist in a bubble).

Residents stated the need MOTT and Island Health to sign
off on LAP; also Ministry of Transportation; can't have a
successful plan without consultation with these important
groups.

A concern raised was a lack of trust in the ability of
Electoral Areas Services Committee to represent the
community's perspectives.
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URBAN MEETING NOTES

SYSTEMS

Residents provided feedback on engagement mail outs:
QR code was challenging; would be helpful to have
engagement session info on the cards; need better
communication to residents; accessibility concerns (access
to computer, using QR codes).

CVRD asked for continued recommendations on how to
better inform residents, SAMBRA, and MRANA members if
project information updates can be improved.

A resident suggested adding open house dates/times on
future mail outs.

The preceding is the writer's interpretation of the proceedings, and any discrepancies and/or omissions
should be reported to the writer.

URBAN SYSTEMS LTD.

Sarah Rebitt,
Community Consultant

/SR
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Residents’ Association Meeting Notes

——

Macaulay Road and Area
Meighbourhood Association

June 20, 2025
Your File#f: 3350-20

Sent via email to: amullaly@comoxrd.ca

Alana Mullaly

General Manager of Planning and Development Services
Comox Valley Regional District

Courtenay, BC

In response to your invitation to collect and provide any further input to this preliminary
consultation process for the Saratoga Local Area Plan (LAP), Macaulay Road and Area
Meighbourhood Association (MRANA) canvased our members, who endorsed the following
statement:

Considernng all the uncertainfies resulting from the lack of known broader area impact
studies covering the larger Black Creek area, high-density development within the
Sarafoga seftlement node without approprate infrastructure planning, such as:

water system capacily

sewage

parks and recreation

healthcare

transportation cormdors and impacts

schools

climate resiliency

waill aﬁ‘ecf thousands of residents’ present and fufure needs and requirements. MRANA

recommends broader impact studies for the whole of Black Creek, and the
implementation of recommendations with community input, without which the Saratoga
development area could detrimentally affect all residents of Black Creek.

In addition, several members indicated that they had completed the survey, and they also
provided the following additional comment:

I support MRANA directors’ statement that planning for one small node should not be
done without due consideration of deleterious effects such planning may have on the
greater Black Creek neighbourhiood.”

“First and foremost is all about the increase in population. More of everything.
Wafer. No you cannot get it all from wells.

Sewage. No you cannot pump it all out into the strait.

Schools. Build more. More teachers.
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Transportation. More roads. More traffic.

Healthcare. More clinics and doctors needed.

Higher faxes.

LAF paints an ugly picture. Keep the people in the current population centres.”

‘water system capacity - do we have to wait until the Oyster River goes dry before we
take precautionary actions fo preserve the Oyster River flow in a fime of greater demand
for water, conflicting with increasing drought?

sewage - a lack of, or bad CVRD planning has put the LAP area in a no win situation.
parks and recreation - The CVRD needs to give a higher prionty fo completion of the
One Spot Trail as well as cycling infrastructure.

healthcare - Too bad that the race frack expansion and RV Park could not have been
developed for local community businesses such as a medical and dental Clinic
fransportation cormdors and impacts - Traffic volumes can be expected to increase in the
absence of infrastructure funding fo address the additional traffic.

schools - no comment

climate resiliency - while the community opposed the race track expansion we now get
much more CO2, possibly lead in the race car gasoline emissions and tire pollution.
Overall both the will and the fools required to give the community what has been cleary
arficulated it wants appear fo be unavaiable. | fear that the exercize will be a waste of
fime and money. The Draft Flan developed around 2016 should have been implemented
years ago.”

Sinceraly,

ry

I
| i N i -
% L Sl N AL r.l}g
[ A =4

Suzanne Sawyer, Chair
Macaulay Road and Area Neighbourhood Association

Copies to: J. Brenner, Chair, Saratoga and Miracle Beach Residents Association
Edwin Grieve, Area C CVRED Director
Brian Chow, CVRED Planner
Jodi MacLean, CVRD Planner

Macaulay Road and Area Neighbourhood Association
“Not just a road, it5 our commumin.”
Email: macaulavroadana@gmail com Web: hitps://mrana.cal
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Additional submission from MRANA:

"My major concern with the development is strictly based on the Oyster River and Black
Creek being important salmon streams. Delving into civic politics almost anywhere along
the Canadian and US west coast will reveal problems with spawning salmon streams
through urban areas.

Putting a small city on top of the lower reaches of two salmon streams seems like the
wrong thing to do."
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Business, Tourism and Development Comments

From Eric of Kay Associates, Received on June 23, 2025.

“questions:
o What trends, increased need for housing along with varied commercial space
e opportunities, very limited
« orchallenges are you facing? Lack of Sewer

« How might these change over the next 10-20 years? With forward encouragement
and rapid change from regional district instead of continued roadblocks to
development

« Isyour clientele shifting? Yes, to other locations rather than Saratoga.
o What is your ownership model (e.g., fee simple, strata)? Both

o What are your long-term intentions for your property or business? Sell up and
leave with dissatisfaction in regional district's recent involvement in killing recent
sewage treatment plant Development. - planning recommending against the
Development application, and the vote of one regional director to be able to kill it. Ie 2
out of three majority's should have been allowed, also three lack of re- course by the
public to have a say and be able to revisit a bad scenario.

« What planning issues are critical to your success in Saratoga Beach? Sewer, multiple
story, density housing, hotel,

« Whatland use, high density
« infrastructure, Sewer
« ortransportation changes would help? Increases transit schedules

« How do short-term rentals affect your business? What policy direction would
support you? We need ALL ranges and mixes of rentals.

e How could the Local Area Plan help support your business now and into the
future? By implementing meaningfull business, commercial, residential
implementation”
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1. Technical Review and Analysis Memo

The first phase of the project collected existing studies, plans, policies and bylaws
connected to the scope of the LAP. This included review of the following:

e CVRD Regional Growth Strategy (RGS) (2011)
e Rural Comox Valley Official Community Plan (OCP) (2014)
e Rural Comox Valley Zoning Bylaw (2019)

e Saratoga Miracle Beach Local Area Plan - Draft [no bylaw readings given]
(2018)

e Electoral Area C Housing Needs Report (2024)

e Saratoga Beach Estates Master Development Agreement and related
documents (2011, 2017)

e Saratoga Beach Groundwater Monitoring Program (2016)

e Saratoga Miracle Beach Area Master Drainage Plan (2019)

e Black Creek / Oyster Bay Water Master Plan (2023)

e Saratoga-Miracle Beach Local Area Brief Environmental Inventory (2017)
e Community Wildfire Protection Plan (2018)

o CVRD Oyster River/Saratoga Beach Flood Risk Assessment (2018)

e Floodplain Management Bylaw (2020)

e Coastal Flood Mapping Project (2021)

e Coastal Flood Adaptation Strategy (2022)

e Comox Valley Community-Wide Greenhouse Gas Emissions Inventory (2023)
e Regional Parks and Trails Strategic Plan (2024)

e Comox Valley Transportation Road Network Plan (2014)

e Comox Valley Transit Infrastructure Study (2021)

e CVRD Active Transportation Network Plan (2021)

e Comox Valley Transit Future Action Plan (2022)

2. Public Engagement Summary:

The second phase of the project included the following engagement activities:

Comox Valley Regional District
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Engagement Method

Dates

Reach

Association (SAMBRA) and Macaulay
Road and Area Neighbourhood
Association (MRANA)

Survey 1 April 8 to May 12, 2025 | 358 responses
Open House 1 (Drop-in Format) May 5, 2025 ~100 attendees
Saratoga and Miracle Beach Residents’ | May 8, 2025 13 attendees

Business, Tourism and Development
Focus Group

June 16, 2025

22 attendees

Email correspondence

Ongoing (Reporting up
toJune 17, 2025)

13 emails

Engage Comox Valley Online Questions
and Answers

Ongoing (Reporting up
toJune 17, 2025)

15 questions from 6
different participants

3. Initial Analysis of Results:

Key themes from the public engagement, aligned with relevant technical findings
are outlined below. More robust and comprehensive analysis will be completed
over the coming months in Phase 3: Plan Development. The analysis below is
presented to outline high level patterns emerging.

A. Guiding Growth and Housing
Public Input:

Many residents emphasized preserving Saratoga Beach’s rural character
and limiting density. The prevailing sentiment was to keep the area quiet,
rustic, and distinct from surrounding municipalities. The most selected
survey response (46%) indicated current density is adequate. Participants
did support some flexibility for secondary suites and carriage homes to
support aging in place and multigenerational living.

Technical Correlation:

e Finding #2 shows that existing residential zoning restricts infill options.
Even modest housing diversity (e.g., mobile home parks) will require
zoning changes. Further, existing lot limitations in the zoning, such as

Comox Valley Regional District
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maximum lot coverage should be explored, as they discourage two full
size single detached dwellings on lot.

e Finding #4 cautions that the provincial housing need calculation method
may overstate demand, risking misalignment with the community’s
character and infrastructure realities.

o The 2024 Housing Needs Report for Electoral Area C shows that
there were 4,427 dwelling units in 2021. It projects that the area
may need up to 5,030 units by 2026 and 6,390 units by 2041 to
meet future demand and reduce housing pressures.

o A GIS analysis shows Electoral Area C has approximately 4,653
dwelling units. Based on the existing lots, and without any new
zoning or subdivision approvals, the area could support up to
6,750 dwelling units.

o This indicates that the current zoning bylaw can accommodate the
projected housing needs through to 2041.

e Finding #5 confirms that understanding local housing conditions,
including seasonal and tourism dynamics, is critical to realistic growth
planning.

B. Environment and Climate Change Resilience
Public Input:
Environmental protection and climate resilience were top priorities.
Participants emphasized habitat protection, parks, and restoration.
Concerns focused on wildfire, drought, flooding, and invasive species. Some
participants challenged floodplain restrictions, citing limits on property use
and rebuilding.

Technical Correlation:

e Ffinding #3 reveals that current zoning and development activity often
conflict with environmental hazard avoidance and sensitive ecosystems
conservation policies.

e Ffinding #1 links future density increases to necessary infrastructure
investments, particularly for wastewater, critical in sensitive
environmental areas.

C. Transportation and Access

Public Input:
Traffic volumes, speeding, parking challenges, and poor walkability were key

Comox Valley Regional District



Schedule A -Initial Analysis Page 4 of 5

concerns. The community expressed strong interest in improved active
transportation within the LAP area, though there was little appetite for using
transit to access nearby towns.

Technical Correlation:

e Finding #8 confirms the area lacks daily services and viable alternatives to
private vehicles.

e Transportation improvement is echoed in other CVRD strategic plans,
suggesting opportunity for inter-agency alignment.

D. Infrastructure and Servicing
Public Input:
Concerns centred on water system capacity, aging infrastructure, and
limited sewer service. While some support a community sewer system,
others feared it would catalyse unwanted density.

Technical Correlation:

e Ffinding #1 clearly states that higher densities are not viable without
water and sewer investments.

e Finding #3 flags that current development patterns ignore environmental
constraints, compounding servicing risks.

E. Community Amenities and Services
Public Input:
Residents and businesses want enhanced public amenities: paths,
washrooms, parks, and recreation spaces, especially along the waterfront.
Suggestions included farmers' markets, small-scale commercial nodes, and
improved beach management. Some prefer minimal amenities to retain the
area’s rural feel.

Technical Correlation:

e Finding #7 confirms the waterfront lacks public space (no CVRD beach
park), access and some amenities (e.g. public washrooms, waste
disposal, signage) for recreation or gathering.

« Finding #6 notes that some current land uses and lack of effective DPs or
landscaping requirements do not reflect tourism or aesthetic-centric
values of the area.
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« Finding #8 highlights the lack of local services, requiring most daily needs
to be met outside the LAP area.
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