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 What is happening?
It is important to balance environmental and socio-economic objectives for 

the overall health of Átl’ḵa7tsem/Txwnéwu7ts/Howe Sound’s communities 

and ecosystems and to address the United Nations Sustainable Develop-

ment Goals (SDG). To recognize the importance of this popular area, work 

is underway to have Átl’ḵa7tsem/Txwnéwu7ts/Howe Sound designated as a 

United Nations Educational, Scientific and Cultural Organization (UNESCO) 

biosphere region. This designation would allow for the protection of bio-

diversity so people and commerce can benefit from a sustainable economy.

Sewell’s landing development in Horseshoe Bay, February 2020. (Credit: Bob Turner)
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Growth continues to be a trend in Átl’ḵa7tsem/Tx-
wnéwu7ts/Howe Sound, with more people moving 

to the area and more visitors seeking out attractions 

such as parks (see Tourism and Recreation, Ocean 

Watch Átl’ḵa7tsem/Txwnéwu7ts/Howe Sound Edition  

[OWHS] 2020). To cope with this growing demand, 

new development (residential, commercial and in-

dustrial) is occurring to support people moving to the 

area while providing economic gains. Ideally, coast-

al development would be examined across the entire 

watershed. However, here we focus specifically on 

shoreline development. 

i)  Large – for lodging projects, large means more than 10 units.

Shoreline development requires unique consideration 

of environmental conditions, for example the inter-

ruption of the land-sea connection of habitats (see 

Coastal Development, OWHS 2017). Based on 2014 

data, 12% of the Sound’s shoreline was considered 

modified. In 2017, 13 new largei shoreline development 

proposals or projects were identified. Therefore, it is 

important to know what developments are occurring 

and to consider what environmental impacts they will 

have, both individually and cumulatively. 

Sea to Sky highway. (Credit: Tracey Saxby)
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What is the current status?
Pressure from development – driven primarily by 

population growth and associated demand for hous-

ing and resources – continues to increase with-

in Átl’ḵa7tsem/Txwnéwu7ts/Howe Sound. In the 

last few years, overall population growth has var-

ied little across the Átl’ḵa7tsem/Txwnéwu7ts/Howe 

Sound region. Previously, combined (total aggregate) 

growth within census subdivisions in Átl’ḵa7tsem/Tx-
wnéwu7ts/Howe Sound grew by 4% from 2006–2011; 

updated data shows that population growth remained 

steady at 4% for 2011–2016.1 Although little varia-

tion is seen for the Átl’ḵa7tsem/Txwnéwu7ts/Howe 

Sound region, much larger changes are being seen on 

a municipal level (Table 1), with the largest five-year 

growth occurring in the Squamish-Lillooet Region-

al District (SLRD) Electoral Area D, Sḵwx̱wú7mesh/

Squamish, and Nex̱wlélex̱wem/Bowen Island. 

Table 1. Population change from 2006 to 2011 using the most recent census data available (2011–2016) throughout for various areas in 
Átl’ḵa7tsem/Txwnéwu7ts/Howe Sound. 

POPULATION POPULATION CHANGE

COMMUNITY 2006 2011 2016 2006 – 2011 2011 – 2016

Bowen Island 3362 3402 3680 1.19% 8.17%

Gibsons 4182 4437 4605 6.10% 3.79%

Lions Bay 1328 1318 1334 -0.75% 1.21%

Squamish-Lillooet D 839 836 1057 -0.36% 26.44%

Squamish (DM) 14949 17158 19512 14.78% 13.72%

Sunshine Coast E 3552 3482 3664 -1.97% 5.23%

Sunshine Coast F 2235 2015 2043 -9.84% 1.39%

West Vancouver 42131 42694 42473 1.34% -0.52%

TOTAL 72578 75342 78368 3.81% 4.02%
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Development projects and proposals 
The status and scope of many large coastal develop-

ment projects in the region were reported previously 

(see Coastal Development, OWHS 2017). Updates and 

additions to these projects are presented below (Table 

2). Although the local planning authorities are named, 

multiple organizations are typically involved in the 

approval process (e.g., provincial government, Fish-

eries and Oceans Canada [DFO]). All project details are 

reported provisionally because development review 

and project approval processes are ongoing.

Current project status, as noted in Table 2, is sum-

marized as: 

• in progress (i.e., building is occurring);

• pending (i.e., the project is waiting for decisions 
on, e.g., environmental assessments, before build-
ing can start);

• dormant (i.e., work is not being carried out on ap-
plications or building); 

• planning (i.e., the project is in the initial stages of 
planning); 

• abandoned (i.e., all work on the project has ceased); 

• complete.

Table 2. Major coastal development projects and proposals on the shorelines only of Átl’ḵa7tsem/Txwnéwu7ts/Howe Sound with an extension 
into Mamquam Blind Channel (situated to the east of downtown Sḵwx̱wú7mesh/Squamish) up to and including October 2019.i Where status has 
progressed (i.e., is moving forward through some aspect of the approval/building process) from the previously reported status or the project/
proposal is new, it is coloured green. Projects that have remained similar in status are coloured yellow. One project that has been abandoned 
is coloured red. Blank cells indicate no information is available. Some previous statuses from OWHS 2017 were uncertain and therefore include 
a "?". (Abbreviations: SLRD – Squamish-Lillooet Regional District; SCRD – Sunshine Coast Regional District; OCP – Official Community Plan)

i) Excludes projects or proposals under 10 units. Table may not be complete or accurate and does not represent total development potential 
under current (and proposed zoning).

PROJECT 
NAME LOCATION

TYPE OF 
DEVELOPMENT 

LOCAL PLANNING 
AUTHORITY 
RESPONSIBLE

STATUS: JUNE 2016 
– PREVIOUS OWHS 
2017

STATUS 

SEPTEMBER 
2019

NO. OF 
UNITS

Sewell’s 
Landing 

Horseshoe 
Bay, West 
Vancouver

Mixed use, with 
dock

District of West 
Vancouver

Application to be 
submitted?

In progress 158

Horseshoe Bay 
Ferry Terminal 
Redevelopment

Horseshoe 
Bay, West 
Vancouver

Transportation 
infrastructure

District of West 
Vancouver

Not previously 
reported.

Planning N/A

The George 
Hotel and 
Residences

Gibsons Commercial, 
residential

Town of Gibsons Application under 
review?

Pending 39 residential 
units, 116 
hotel rooms

Seaglass Gibsons Residential, 
commercial

Town of Gibsons Application 
submitted? First 
reading given to 
zoning and OCP 
amendments.

Abandoned 12

Gibsons 
Foreshore 
Redevelopment

Gibsons Community 
development

Town of Gibsons  Complete N/A
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PROJECT 
NAME LOCATION

TYPE OF 
DEVELOPMENT 

LOCAL PLANNING 
AUTHORITY 
RESPONSIBLE

STATUS: JUNE 2016 
– PREVIOUS OWHS 
2017

STATUS 

SEPTEMBER 
2019

NO. OF 
UNITS

Gospel Rock Gibsons Residential, 
commercial, 
recreational

Town of Gibsons Not previously 
reported.

In progress 360 
residential

Porteau Cove 
Community

Porteau 
Cove

Residential, 
commercial, 
and community 
uses (e.g., 
amenities and 
recreation)

SLRD Zoned; no 
development permits 
issued; application 
under review?

Dormant 1400

Furry Creek 
Community

Furry Creek Resort, 
recreational, 
residential, 
marina

SLRD Under Development 
Covenant (permit 
granted).

In progress 920 
residential, 
120 hotel, 
commercial 
and marina

Britannia Beach 
South

Minaty Bay 
Britannia 
Beach

Resort 
(surf park), 
recreational, 
residential, 
commercial

SLRD Master planning, 
zoning required. 

Pending 1,050 
residential, 
190 hotel, 
commercial 
(2,500 
population)

Britannia Beach 
North

Britannia 
Beach

Commercial, 
residential

SLRD Application to be 
submitted?

In progress 84 
residential + 
commercial

Watts Point North of 
Britannia 
Beach

Industrial District of 
Squamish

Not previously 
reported.

Pendingii N/A

Klahanie Resort 
Redevelopment

Shannon 
Falls / 
Squamish 
South

Resort, 
residential, 
seasonal 
camping

District of 
Squamish

Requires rezoning and 
Development Permit.

Planning 80+ hotel 
units, 60 
residential

Squamish 
Oceanfront 
Development / 
Newport Beach

Squamish – 
Downtown 
Peninsula

Mixed-use 
employment, 
residential, 
commercial, 
oceanfront park 
and marina use

District of 
Squamish

Rezoning Application 
approved; 
Development Permits 
in progress.

In progress 1,500+ 
residential, 
employment, 
commercial 
space and 
future 
marinas

Waterfront 
Landing (Sea to 
Sky)

Squamish – 
Mamquam 
Blind 
Channel

Mixed use: 
residential, 
commercial 
village and 
marina, 
waterfront park

District of 
Squamish

Not previously 
reported. Rezoning 
Application approved. 

In progress 900–1,000 
residential 
units

ii) Crown tenure application submitted for expansion in 2018. Table is not an exhaustive list of crown tenure applications and others likely exist in 
the area. 
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PROJECT 
NAME LOCATION

TYPE OF 
DEVELOPMENT 

LOCAL PLANNING 
AUTHORITY 
RESPONSIBLE

STATUS: JUNE 2016 
– PREVIOUS OWHS 
2017

STATUS 

SEPTEMBER 
2019

NO. OF 
UNITS

Mistral 
+ Sirocco 
Developments

Squamish – 
Mamquam 
Blind 
Channel

Mixed use 
residential; 
commercial and 
marina. Sirocco 
project includes 
float home 
residential use. 

District of 
Squamish

Not previously 
reported.

In Progress Upland 
residential 
217 units 
(combined). 
Float home 
residential, 
up to 31 
units.

Waste to 
Energy Facility

West Howe 
Sound

Industrial SCRD No longer a potential 
project? Metro 
Vancouver has 
discontinued its 
current waste-to-
energy procurement 
process.

Dormant N/A

Burnco Gravel 
Mine

McNab 
Creek

Industrial Environmental 
Assessment –
British Columbia. 
Land use zoning 
– SCRD

Pre-application 
started 2010. In late 
2018, SCRD passed 
a resolution to 
abandon this project. 
Land use planning 
is the jurisdiction 
of local government 
(SCRD); mining falls 
within provincial 
jurisdiction. Provincial 
authorization remains 
valid to extract raw 
aggregate, ship off 
site, and then process. 

Pending N/A

Woodfibre LNG Squamish Industrial Environmental 
Assessment –
British Columbia 
for federal 
and provincial 
governments.

District of 
Squamish 
permits

Provincial EA 
Certificate Issued 
Oct 2015; Federal 
environmental 
approval rec’d March 
2016; Squamish 
Nation Council issued 
an Environmental 
Assessment Certificate 
with legally binding 
conditions in Oct 2015.

In progress 100+ 
temporary 
housing 
for during 
construction; 
> 3 years
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Since 2017, the status of five projects has advanced, in-

cluding the Gibsons Foreshore Redevelopment, which 

is now complete. Four other projects moved to an “in 

progress” status. Gospel Rock in Gibsons, noted above 

as “in progress,” was not reported previously. 

In Sḵwx̱wú7mesh/Squamish, two additional coast-

al redevelopment projects were identified along the 

shore of the Mamquam Blind Channel (i.e., Waterfront 

Landing, and the Mistral and Sirocco projects). These 

waterfront redevelopments include major sea diking 

infrastructure that is part of the District of Squamish 

coastal flood protection system for Downtown. 

Seven projects are pending or dormant. The Gib-

sons’ Seaglass development has been abandoned. The 

Ch’ax̱áy/Horseshoe Bay Ferry Terminal redevelop-

ment project is in the planning stage.2 Information 

gathered from the public consultation will be used in 

the planning process, which is ongoing. 

Two of the industrial projects listed previously (Waste 

to Energy, Burnco gravel mine) remain similar in 

status to three years ago (dormant, pending, re-

spectively). At the time of writingiii, the most recent 

update on the Burnco website was from June 2018, 

wherein it states that Fisheries and Oceans Canada 

(DFO) has allowed the project to progress to regula-

tory permitting.3 However, the project cannot process 

iii) March 2020.

mined material on site due to a decision by the SCRD 

to abandon a rezoning application.4 

The Woodfibre LNG project’s status is now “in prog-

ress.” In March 2019, the Sḵwx̱wú7mesh Úxwumixw/

Squamish Nation signed an agreement with Wood-

fibre LNG to share benefits from the project, such as 

financial gains. The agreement includes the transfer 

of certain parcels of land from the Province back to 

the Sḵwx̱wú7mesh Úxwumixw/Squamish Nation and 

confirms Sḵwx̱wú7mesh Úxwumixw/Squamish Na-

tion support of the LNG project.5 In 2018, an appli-

cation was submitted for crown tenure to expand the 

mining project at Xwelxwalitn/Watts Point , which in-

cludes plans for marine shipping infrastructure.6

However, development in the region goes be-

yond coastal properties, extending into the broader 

Átl’ḵa7tsem/Txwnéwu7ts/Howe Sound.7 There are 

plans for the development of a multi-billion dollar 

four-season resort, Garibaldi at Squamish, at Brohm 

Ridge (north of Sḵwx̱wú7mesh/Squamish, within the 

Squamish-Lillooet Regional District). The project re-

ceived approval from the Environmental Assessment 

Office in 2016, with 40 conditions; planning continues. 

Further investment in support of ski tourism occurred 

with the Renaissance project upgrades to Blackcomb 

Whistler. Inland developments have an obvious im-

pact, which is to increase traffic in the region and 

pressure on infrastructure.
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Regional Traffic Impacts
Átl’ḵa7tsem/Txwnéwu7ts/Howe Sound is full of at-

tractions, e.g., hiking, biking, breweries, eagle view-

ing, skiing at Whistler. It is also very close to Van-

couver, making it a prime destination for locals and 

tourists alike. While these visits provide econom-

ic gain for the region, they also drastically increase 

traffic and pressure on infrastructure in an area al-

ready struggling to cope with increasing commuter 

traffic.

In the past decade, traffic volume has increased for 

Brackendale and along Highway 99 north of Ch’ax̱áy/

Horseshoe Bay (see Coastal Development, OWHS 

2017). However, traffic volume increases have been 

somewhat slower in the past few years (Figure 1). In-

sufficient public transit options contribute to higher 

private vehicle use, resulting in traffic congestion, in-

creased transport-related emissions and potentially a 

decrease in air quality and an increase in contamin-

ated run-off.

Calls for regional transit solutions for the Sea to Sky 

region have been ongoing for years; however, the 

issue remains unaddressed. To initiate action, stake-

holders from around the region, including First Na-

tions, tourism operators and local government offi-

cials, presented a case to the provincial government 

detailing recommendations for interregional transit 

and infrastructure.8

Since then, in order to assist with planning and im-

plementation of transit strategies, a Regional Transit 

Study was undertaken in 2016 to assess requirements 

and demand. The area between Metro Vancouver and 

Pemberton has an estimated daily weekday transit 

demand of approximately 575 people.9 These num-

bers are based off a survey of residents from around 

Átl’ḵa7tsem/Txwnéwu7ts/Howe Sound and Metro 

Vancouver, and do not account for additional tourism 

or other Greater Vancouver area residents. 

The biggest obstacle appears to be resolving the viable 

long-term service funding model. Despite sugges-

tions of financial support from a motor-fuel tax, the 

provincial government has yet to agree.10 Stakeholders 

and residents alike hope a resolution can be achieved 

shortly.
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Balancing the cumulative impacts
The ecosystems in Átl’ḵa7tsem/Txwnéwu7ts/Howe 

Sound face multiple stressors at the same time. For 

example, habitat loss and soil/erosion run-off from 

construction; toxic effects from contaminants; cli-

mate change. Addressing multiple stressors requires 

consideration of the cumulative impacts. A Cumu-

lative Effects Monitoring pilot project investigated a 

framework to assist the Sḵwx̱wú7mesh Úxwumixw/

Squamish Nation with understanding and addressing 

past, present and future changes to the environment 

in the Sound caused by human activity.11 The province 

of B.C. has also conducted a cumulative environmental 

assessment (see Resources). 

Figure 1. Updated graph of average annual daily traffic from locations within the Átl’ḵa7tsem/Txwnéwu7ts/Howe Sound. 
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How will climate change impact 
coastal development?
Sea level rise and extreme rainfall events will increase 

the risk of flooding from rivers and will exacerbate 

shoreline erosion; therefore, the planned retreat of 

public assets and infrastructure will be necessary. New 

developments will require restrictions, for example 

mandated set-back distances from the water’s edge, 

to protect buildings. Set-backs would also help protect 

buildings and infrastructure from storm surges cre-

ated during storms, which can damage property and 

further erode coastline. Water supply issues are also 

likely to be exacerbated due to drier summers coupled 

with higher demand from larger populations. Addi-

tionally, issues could potentially arise due to the seep-

age of sea water into groundwater drinking supplies. 

Squamish. (Credit: Tracey Saxby)
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 What has been done since 2017?
The table below reports on progress made on recommended actions from the previous 2017 article, where identified. 

Many of these require ongoing action.

2017 ACTION ACTION TAKEN 

GOVERNMENT ACTIONS AND POLICY 

Develop and promote an inventory of best practices 
for developers and update it regularly.

Ocean Watch: Howe Sound Strategic Plan lists local 
government protection tools in Appendix A.

Apply new and proven methods to assess development 
projects. For example, innovative tools to provide 
decision support for complex planning problems 
are becoming more widely available and accepted. 
Taking ecosystem service values into account when 
evaluating the trade-offs of proposed development is 
one way to proceed. Howe Sound is the study area for 
a comprehensive assessment that estimates the total 
annual value of intact ecosystems at between $793 
million and $4.7 billion.12

The Town of Gibsons has integrated natural capital 
into their management program. The District of West 
Vancouver has completed a natural capital inventory 
and in summer 2019 recommended that this be 
considered in financial planning, asset management, 
financial reporting and capital budgeting processes 
and decisions.13 Up-to-date information for other 
local governments was unavailable at the time of 
publication.

Collate and make available pre-proposal data from 
environmental and social research.

The Atl’ḵa7tsem/Howe Sound Marine Reference 
Guide (https://howesoundguide.ca/) will provide a 
map with many layers of detail, including human 
use, ecological, and physical, that is being developed 
to visualize information and support decision 
making and marine social planning. The anticipated 
completion date for the guide is late 2021.

Support jurisdictions that want to work together to 
develop comprehensive land and marine use plans.

The Atl’ḵa7tsem/Howe Sound Marine Reference 
Guide project receives some funds from local 
government and municipalities (https://
howesoundguide.ca/).
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 What can you do?
A detailed overview of recommended actions relating to climate change is included in The path to zero carbon 

municipalities (OWHS 2020). In some cases, no progress was identified on previous recommended actions; these 

remain listed below. Additional actions marked as  NEW  also follow.

Individual and Organization Actions:
• Individuals, developers and industry can follow, promote, develop, discuss and share best practices (e.g., 

Green Marine certification, GreenShores approaches for shoreline development).

Government Actions and Policy:
• Add marine values to the B.C. cumulative effects assessment that is underway for Átl’ḵa7tsem/Txwnéwu7ts/

Howe Sound.

• Implement a trust fund from development proceeds to fund environmental mitigation and remediation.

• Plan for construction of key facilities and infrastructure to occupy previously developed shoreline, if feasible. 

• Make sharing of pre-proposal data from environmental and social research mandatory.

• Develop targets for ecosystem health, goals for sustainability indicators, and limits for environmental 
impacts. 

•  NEW  Strengthen regulations and guidelines (i.e., best practices) that can be applied to development/project 
assessment.

Methods 
Census data was downloaded for 2016 (the most re-

cent census data available from B.C. Statistics at the 

time of writing). Specific geographical locations were 

used to correspond with the previous report and rep-

resent areas around Átl’ḵa7tsem/Txwnéwu7ts/Howe 

Sound.1 The specific subdivisions included were: 

Bowen Island, Gibsons, Lions Bay, Squamish-Lillooet 

Regional District Area D, Squamish (District Municip-

ality), Sunshine Coast Area E, Sunshine Coast Area F, 

and West Vancouver. 

Updated data on coastal development provided in 

Table 2 was gathered using mixed methods, includ-

ing inputs from community planners and leaders who 

provided personal knowledge, results from google 

searches and first-hand witness. Additional infor-

mation was added from consultation with commun-

ity representatives, additional google searches, ex-

ploration of Sḵwx̱wú7mesh/Squamish’s Development 

Showcase Map, development websites and planning 

documents.
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Traffic data were adapted from the B.C. Government’s 

Traffic Data Program, run by the Ministry of Trans-

portation (http://www.th.gov.bc.ca/trafficdata/). Suf-

ficient multi-year data was available only for Cheekeye 

(Site ID: P-15-3NS), Eagle Ridge (Site ID: P-99-01NS), 

and Langdale (Site ID: P-15-085NS). Data points refer 

to annual average daily vehicle counts. 

Resources 
This list is not intended to be exhaustive. Omission of a resource does not preclude it from having value.

Sea to Sky Transit Corridor Study 
https://www.bctransit.com/sea-to-sky/home

Howe Sound Cumulative Effects Project 
https://www2.gov.bc.ca/gov/content/environment/
natural-resource-stewardship/cumulative-effects-
framework/regional-assessments/south-coast/
howe-sound-cumulative-effects-project
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