
Welcome to the first 
Public Open House for the 
Benchlands - Nkwukwma 
Neighbourhood.

Today, we will share our analysis and understanding of the 
land towards updating the Benchlands Neighbourhood 
Concept Plan. This is an opportunity for the community to 
speak with the Project Team to gain insight and provide 
input for this new neighbourhood.

We appreciate your time and look forward  
to hearing your comments!

BENCHLANDS - NKWUKWMA NEIGHBOURHOOD  
MEANING ‘HIGH GROUND’ AND PRONOUNCED PHONETIC
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WELCOME
Sharing Our  
Understanding of the Land



BETHEL LANDS
LIL’WAT FIRST NATION Landowner

The Lil’wat Business Group is the arms-length group of businesses 
owned by the Lil’wat Nation with a mandate to build and operate 
profitable businesses to increase the standard of living for all 
Lil’wat Citizens. Our current operations include forestry, retail and 
land development working across the Sea to Sky Corridor. Lil’wat 
Capital Assets LP is one of the Lil’wat Business Group’s companies 
and holds an agreement with the Province of British Columbia to 
purchase the remaining phases of the Pemberton Benchlands 
development.  

BETHEL LAND GROUP 
Development Partner 

Bethel has developed distinctive 
projects in the Sea to Sky 
Corridor for more than two 
decades, priding itself on unique 
site-specific designs that meet 
the needs and expectations of 
the local communities.

To update the Benchlands Neighbourhood Concept Plan, the Lil’Wat First Nation  
has partnered with Bethel Land Group to assemble the following ‘best in class’ team  
of experienced, consulting professionals:

EKISTICS Planning + Architecture	
Designing the Master Plan, Architecture + Landscape

Facilitating Public Consultation and Rezoning Process

INTERCAD Civil Engineering	
Designing Streets, Water, Sanitary + Rainwater Management Services

HOWES TECHNICAL ADVANTAGE  Transportation Engineering 	
Leading Transportation Inventory, Analysis + Recommendations

CASCADE Environment	
Leading Inventory + Analysis of Ecological Features,  

Watercourses + RAR Setbacks

KONTUR Geotechnical Engineering	
Leading Site Investigation, Slope Stability + Geotechnical Analysis

ARROWSTONE + LIL’WAT NATION  Archaeology
Providing AOA + Heritage Assessment 

SLR Contaminated Site Remediation	
Leading Inventory, Analysis + Remediation of Existing Contaminated Sites 

GP ROLLO + ASSOCIATES Land Economist Services	
Conducting Retail Demand Analysis.

Conducting Infrastructure Cost Recovery Analysis.

HTA
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PROJECT TEAM
Comprehensive Expertise  
+ Experience



BENCHLANDS LOCATION

Occupying a series of upland terraces adjacent to the Village, 
the Benchlands Special Planning Area covers an area of 95.7 
ha (236.5 ac). Offering panoramic views over the Valley, the 
Benchlands Neighbourhood links the Village with significant 
recreational areas through a compact, pedestrian–oriented 
neighbourhood set into the land.

2007 NCP VISION

The NCP Area proposes a mixed-use, residential 
neighbourhood that links the hillside terraces with the Village. 
The neighbourhood is to be composed of a broad range of 
single family and multi-family homes, neighbourhood-scaled 
commercial services, an elementary school, a community 
playfield, and an integrated network of parks and trails 
providing connections to Pemberton’s village centre and the 
backcountry. 

2007 NCP ADOPTION

In August 2007, Council approved the Pemberton 
Benchlands Neighbourhood Concept Plan, providing a 
comprehensive framework for the future development 
of the Benchlands Special Planning Area. The adopted 
NCP includes an overview of the site character, land uses, 
infrastructure, development permit areas, sustainability 
initiatives and implementation requirements. The Benchlands 
Neighbourhood Concept Plan shall be directly referenced 
in all future amendments, rezoning or development permits 
concerning the Benchlands Special Planning Area. 

PEMBERTON  
COMMUNITY PRINCIPLES: 

	� Our community is habitat:  
We are in a relationship with the natural 
world and will strive to protect and 
enhance the environment that sustains 
and nourishes us. 

	� Our community flourishes because  
the local economy is nurtured:  
A vibrant, diverse and supported local 
economy and employment base enables 
creative, intellectual and material 
fulfillment of our citizens. 

	� In our community, all are valued:  
We honour diversity and seek to provide 
a place to live, work and play that is 
inclusive, healthy and safe for all. 

	� We know where we are  
because we embrace our heritage:  
We value that which makes Pemberton 
distinctive. We ground our unique sense 
of place in our people, history, culture and 
physical setting. 

	� Our community chooses to tread lightly: 
We proactively manage impacts on non-
renewable resources to ensure that they 
will exist now and for future generations. 

	� We work together:  
In governance, we pursue processes and 
make decisions that engage and respect 
present and future citizens, consider our 
neighbours in other jurisdictions, and 
ensure we are financially responsible.

DEVELOPMENT PROCESS +  
LEVELS OF REGULATORY APPROVALS:
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POLICY FRAMEWORK
Updating the NCP

BUILT  
COMMUNITY

REGIONAL  
GROWTH 
 STRATEGY

 OFFICIAL 
COMMUNITY  

PLAN (OCP)

AREA PLAN

ZONING

SUBDIVISION

DEVELOPMENT  
PERMIT

DEVELOPMENT  
GUIDELINES

CONSTRUCTION

The Village of Pembertons Official Community Plan 
(OCP) establishes a broad framework for land use 
and community growth that includes the Benchlands 
Special Planning Area.

The SLRD’s Regional Growth Strategy sets out the 
direction of growth and change in the region, managing 
development over the long-term.

An Area Plan further refines the intent of Pembertons’s 
OCP and serves as a more precise vision for a specific 
neighbourhood.

Zoning regulates the use and development of the 
property through the Zoning Bylaw.

The Subdivision and Development Bylaw establishes 
regulations for road alignments and widths, civic 
infrastructure, servicing and other associated criteria, 
enabling approval of land subdivision.

Design guidelines for public and private realm help 
maintain quality standards for neighbourhood form and 
character in architecture and landscape design.

Through Development Permits Pemberton regulates 
the form and character of areas which fall under special 
conditions such as single-family residential, multi-
family residential and community commercial.

Implementation of the neighbourhood design can 
occur only after all layers of municipal and provincial 
regulations have been achieved.



HOW HAS THE BENCHLANDS CHANGED AFTER 15 YEARS? 

	� Pemberton | New residents unaware of the 2007 NCP with changing needs; 

	� Market | Smaller + more affordable; 

	�  Infrastructure | Water reservoirs + wells at risk following pump failures; 

	� Landowner | Lil’Wat are the new owners with long-term stake; 

	� Technical Findings | New technical information, areas of contamination from  
previous gun range uses; 

	� School | School District no longer interested in Benchlands school site

HOW HAS THE BENCHLANDS NOT CHANGED AFTER 15 YEARS? 

	� Growing Smart | Remains a viable development project – sustainably managed growth;

	� Significant Site | Culture, Recreation, Views + Ecology;

	� Rugged | Site remains steep + rugged and costly to develop 

WHY GROW?

	� The Benchlands Neighbourhood is currently planned to accommodate ~500 residential 
units, as envisioned in the Pemberton Official Community Plan. 

	� The project provides an opportunity for a locally developed neighbourhood located within 
proximity to all your daily amenities. 

	� In response to today’s shifting community needs and values there is a need to update the 
plan, to provide opportunities for additional housing options and to develop a vibrant new 
community within the Village of Pemberton.

	� As we pause to consider the future of the Benchlands community, we seek to develop 
thoughtful planning that builds upon the past, recognizes the qualities of the present and 
designs for the needs of the future.

WHY GROW HERE? 

	� The Benchlands represents the largest of the Village of Pemberton’s Development Areas 
within municipal Boundaries, with a vision that includes single-family housing, multi-family 
housing, affordable housing, community commercial, parks and a vast trail network. 

	� The Benchlands is the last significant development parcel located above both the 
floodplain and not within the ALR boundaries; 

	� The sites proximity to the village centre allows for a walkable centrally located community; 

WHY GROW NOW?

	� Due to low absorption rates in the Village of Pemberton, the full build out of the  
Benchlands will require 30+ years. 

	� The village requires a variety of housing types close to the village.

2007 LAND USE 
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GROWING SMART
Why grow? Why here? Why now?



CONSERVE ECOLOGICAL INTEGRITY 

	� Identify and protect both significant and sensitive 
terrestrial and aquatic habitats. 

	� Design an interconnected network of wildlife corridors 
to secure habitat and ensure functional ecology at a 
landscape scale. 

	� Minimize future disturbance of natural systems through 
comprehensive master-planning. 

	� Promote stewardship of natural systems through 
interpretive programs and outdoor educational 
opportunities in cooperation with local stakeholder groups.  

CREATE A NETWORK OF PARKS AND TRAILS  

	� Provide public parks and natural spaces that are accessible 
within a 5 minute walking distance of each home. 

	� Link neighbourhoods and natural areas with a pedestrian 
pathway network. 

	� Program active and passive community parks for 
gatherings and recreation. 

	� Create a variety of parks and natural spaces to 
accommodate different activities and age groups. 

	� Plan shared recreational facilities to ensure maximum 
community use and cost effectiveness. 

CELEBRATE OUR HERITAGE  

	� Promote active education and appreciation of west coast 
natural history. 

	� Integrate community uses into the landscape, celebrating 
the unique views and vistas, landforms and natural 
character. 

	� Retain the natural qualities and character of the landscape 
in the public realm. 

	� Nurture community history and memorialize local people, 
places and events. 

	� Design public spaces that reflect the sense of place 
through regional design and the use of local materials.
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TOWARDS A SUSTAINABLE COMMUNITY
Working With Nature



FOSTER A VIBRANT COMMUNITY 

	� Accommodate a range of lifestyles and life-stages. 

	� Provide a variety of housing choices, from rental 
apartments to large view homes. 

	� Plan for “aging in place” through encouraging the  
“Safer Home” standards. 

	� Promote a variety of housing tenures (i.e. fee simple,  
strata + rental). 

	� Provide a range of amenities for all age groups  
throughout the neighbourhood. 

SUPPORT AN ECONOMICALLY SOUND COMMUNITY   

	� Create a walkable centre serving as a focal point for 
employment, shopping, education, recreation and  
social gathering. 

	� Incorporate residential density to support local  
businesses and community facilities. 

	� Plan compact communities to reduce infrastructure 
networks and maintenance costs. 

	� Develop a mix of uses within the community to foster  
local business, provide employment, and increase the  
local tax base. 

	� Establish a varied mixture of land uses, household  
types and building forms for a variety of residents. 

CELEBRATE LOCAL ART AND CULTURE 

	� Incorporate a sense of place in the design  
of new developments. 

	� Integrate and celebrate the Lil’wat and  
other local First Nations culture. 

	� Design opportunities to live, work and sell  
in the community. 

	� Educate residents and visitors about local cultural history. 

	� Plan for the integration of art, theatre, and  
other local cultural activities into programming  
of community gathering spaces. 

	� Rekindle the spirit of the public realm, especially streets, 
parks, plazas for the celebration of local art and culture. 
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TOWARDS A SUSTAINABLE COMMUNITY
Living Local



DESIGN COMPACT, WALKABLE NEIGHBOURHOODS 

	� Create a sense of place within each neighbourhood.

	� Provide a coherent neighbourhood pattern of  
streets & pathways with a variety of home & lot sizes.

	� Design streets for people and ensure an  
enjoyable pedestrian experience.

	� Encourage walking through the incorporation  
of mixed use areas & parks within a 5-minute  
walking distance of each home.

	� Promote neighbourhood safety by designing homes  
that address the public realm with “eyes on the street.”

PLAN FOR ALTERNATIVE TRANSPORTATION

	� Encourage all modes of transport, especially  
walking, cycling and public transit.

	� Provide dedicated neighbourhood bike and  
pedestrian pathways to link community destinations.

	� Establish a transit-friendly street network,  
with future opportunity for full-service transit.

	� Reduce vehicle trips by locating basic  
neighbourhood services close to home.

	� Explore future alternatives, such as community  
shuttles, cars + bikes, to reduce auto-dependence.

EMPLOY GREEN INFRASTRUCTURE 

	� Foster local food systems through farms and  
markets, greenhouses, community gardening  
and outdoor educational opportunities.

	� Utilize innovative best practices for rainwater  
and stormwater management.

	� Explore alternative energy solutions, such  
as geo-exchange and passive solar design.
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TOWARDS A SUSTAINABLE COMMUNITY
Living Lightly



2: MIDDLE TERRACE2: CENTRAL BASIN

3: UPPER TERRACE

1: LOWER TERRACE

The Benchlands 
Neighbourhood is one of 
the few communities left 
within Pemberton that has 
accessible, undeveloped 
lands above the floodplain 
level. Surrounded by 
natural features, it is 
essential that we gather 
as much information as 
possible and complete 
a thorough site analysis 
during a comprehensive 
neighbourhood concept  
plan update. 

LANDFORM

Positioned at the north-western 
edge of the Village of Pemberton, 
the Benchlands rises from the 
Pemberton Valley through a 
series of well-defined benches 
and rock outcrops.

Complexity of landform, forested 
slope and views create distinct 
landscape rooms within the larger 
neighbourhood.

The Benchlands has a small 
network of watercourses 
that drain to the south-east, 
ultimately feeding into the 
Pemberton Creek. 

SLOPE

Neighbourhood characterized 
by a series of dramatic slope 
systems that rise above the 
floodplain lands. 

Significant features include the 
deeply incised drainage ravine 
of Pemberton Creek as well as 
the steep rock outcrops and 
vegetated steep slopes.

The lands present a challenging 
topography for future 
neighbourhood development

ASPECT

The Benchlands feature 
dramatic south, east and north 
views over the Pemberton Valley 
+ Mt. Currie.

Mt. Currie and Pemberton Valley 
are dominant landmarks.

Due to the Benchlands elevation 
well above the Pemberton 
Valley Floodplain, the site enjoys 
sunlight later into the afternoon. 

The Benchlands 
Neighbourhood is one of 
the few communities left 
within Pemberton that has 
accessible, undeveloped 
lands above the floodplain 
level. Surrounded by 
natural features, it is 
essential that we gather 
as much information as 
possible and complete 
a thorough site analysis 
during a comprehensive 
neighbourhood concept  
plan update. 
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UNDERSTANDING THE LAND
Site Character



	� Geotechnical Study |  
Areas of Rockfall  
Hazard + Steep Slopes

	� Environmental Study 
| Watercourses, RAR 
Setbacks +  
Significant Trees  

	�  Archaeological Study | 
Areas of Cultural Interest 

	�  Contaminated Sites |  
Extent + Type of 
Contaminaton 

	� Recreation |  
Existing Trail Network 

The Technical Findings 
Plan summarizes the 
Environmental (Cascade), 
Geotechnical (Kontur), 
Archeological (Arrowstone 
+ Lil’wat), Contaminated 
Sites (SLR) + Existing Trails 
to provide a foundation 
for identifying areas of 
constraint for future 
development and inform  
the Neighbourhood  
Concept Plan update. 

20-30% SLOPE

30-40% SLOPE

+40% SLOPE

OLD GROWTH DOUGLAS FIR

CONTAMINATED SITES

ARCHAEOLOGICAL AREAS OF CONCERN

ROCKFALL HAZARD ZONE

ROCKFALL MITIGATION

SURVEYED WATERCOURSE

15M SPEA SETBACK

10M RECOMMENDED RAR SETBACK

PEMBERTON CREEK

EXISTING TRAILS

SITE BOUNDARY

LEGAL PROPERTY LINES 

5M CONTOUR

ALR BOUNDARY

VILLAGE OF PEMBERTON BOUNDARY
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TECHNICAL FINDINGS
Informing the Plan Update



To identify the development potential, we must first 
consider the technical constraints to development. To 
determine the site’s potential, results from each of the 
technical studies are combined and compared. This 
method allows us to ensure that the areas for potential 
development respect the constrained lands while taking 
advantage of the site’s unique characteristics. 
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TECHNICAL SUMMARY
Recalibrating the Plan



NEIGHBOURHOOD DUPLEX HILLSIDE APARTMENTSFAMILY TOWNHOMESVIEW HOMES TRADITIONAL HOMES STANDARD HOMES

HILLSIDE TERRAIN  
Ensuring homes respond to the hillside 
landscape; (terraced development, small 
yards, landscape retaining, celebrate  
views + native landscape retention.

LOCAL CHARACTER 
Ensuring Pemberton Character

SIZE MATTERS  
Ensuring a variety of housing types  
to provide a home for everyone. 
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HOUSING DIVERSITY
A Home for Everyone



	� The Lil’Wat First Nation 
+ Bethel Land Group, 
supported by a profession 
consulting team, is 
seeking to update 
the 2007 Benchlands 
Neighbourhood Concept 
Plan in order to proceed 
with a Rezoning 
application for the 
Benchlands Special 
Planning Area. 

	� This Open House is meant 
to share our understanding 
of the land with the 
community and provide an 
opportunity to collaborate 
on updating the future 
neighbourhood design. 

	� The next step will involve 
the synthesis of findings 
and consideration of 
stakeholder comments 
in guiding the future 
Neighbourhood Concept 
Plan towards Rezoning.

	� For more info, visit our 
Facebook Event: https://
www.facebook.com/
events/675562956519703/ 
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NEXT STEPS
The Way Forward

APRIL 
2005 

MARCH 
2016 FALL 

2016 

FEB 

2017 

APRIL 

2017 

JUNE 

2017 JUNE 6 

2018 AUG. 

2018 
NOV. 

2019 

FEB 

2020 

SPRING 
2009 

SPRING 
2016 

NOV. 
2016 

MARCH 
2017 

MAY 

2017 

AUG. 

2017 

APR. 15 

2019 

MAY 

2019 
OCT 

2019 

AUG 

2019 
DEC 

2019 

Accommodation 
agreement signed 
with Federal 
Government

First contact with Village staff 
(asking for details on the NCP, 
zoning, etc)

Provincial staff Letter 
of Interest to pursue 
lands sale to Lil’wat 
Nation

Provincial staff Letter of Interest to 
pursue lands sale to Lil’wat Nation

Provincial staff 
Letter of Interest 
to pursue lands 
sale to Lil’wat 
Nation

Council workshop about existing 
Neighbourhood Concept Plan and 
plans for development in the future

Meeting with Village staff and engineer 
considering servicing costs Initial Meeting with Village staff 

since offer to purchase, outlined 
proposed process to rezoning

Meeting with Cameron Chalmers 
(contract review planner

Second Meeting with 
Project Team and 
Village + consultants

Discussions with 
the province 
on the land sale Province reviews 

letter of interest

Initial meeting with 
Village staff and 

provincial rep
Met with senior 
Village staff and 
Village environmental 
consultant

Decision has been made by the 
province to  proceed with this 
crown land disposition project 

Meeting with Lisa  
Pedrini, Village planner

Purchase Agreement signed 
with provincial government.

Initial Meeting with 
Project Team and  

Village StaffInitial Meeting  
with Village staff  

since offer to purchase, 
outlined proposed 

process to rezoning

Meeting with  
Cameron

Council Adopts 
Benchlands 
Neighbourhood 
Concept Plan.

2016PRE 2016 2017 2018 2019 2020




