
Staff Report 
 P L A N N I N G  AND  D E V E L O P M E N T    D E P A R T M E N T  

 

To: Council    File: 3320-20 Bears Paw  
From: Phil Armstrong, Dir. of Planning and Development  Date: 2025 10 07 
Subject: Bears Paw Heights - Phase 6 - south side of Spruce   
 

RECOMMENDATION  
THAT Council DIRECT staff to inform the Province that the application to purchase a portion Lot 1 
NEP18094 PID 012-497-533 is withdrawn.  

 
CAO COMMENTS 
This is simply the formalization of the withdrawal by the developers of Bears Paw Heights 
Phase 6 to purchase a portion of land that was met with significant public concern. 
Remaining are funding challenges associated with the required development-related 
infrastructure improvements in the area, so the developers will present a possible solution to 
this challenge. 
 
BACKGROUND 
On July 15, 2025 Council reviewed the staff report Bears Paw Heights - Phase 6 - south side of 
Spruce from the Director of Planning and Development and provided staff direction to continue 
working with and negotiating with the developers of Bears Paw Heights.    
 
DISCUSSION 
Since that time, the developers and staff (the Director of Planning and Development as well as the 
Director of Public Works) have met several times.   
 
The developers have decided to focus on developing within their parcel in general conformance with the 
covenant registered on title stating that approximately 2.29 hectares will be transferred to the Town 
upon subdivision.    
 
Please refer to the enclosed letter from the developers.    It is noteworthy that notwithstanding 
withdrawing the request to purchase a portion of Town land the developer is addressing Council’s 
feedback items in a meaningful way as raised in the resolution dated July 15, 2025.  Summarized 
below.  

 
Council feedback Direction of developer  

Tree buffer 
 

Will maintain or introduce a narrow tree buffer abutting spruce drive. 

Road design (not cul-de-
sacs) 
 

Without the additional land a cul-de-sac is the only option.   

Local builders 100% of BPH Phases 1-5 has been completed by local builders.  Recently an out-
of-Town company has started building homes in Golden and Bears Paw, but 
they have local staff/partner.   

Smaller footprint The developers’ proposal is to develop smaller footprint lots in the spirit of the 
covenant on title.   

Smaller lots = smaller 
homes 
 

The developers have/will review their building scheme to allow for smaller 
homes and also has proposed smaller lots. 

https://golden.civicweb.net/FileStorage/80DE0A569AE041F6803BEB05CE589DA1-SRC%20DPD%20PKG%202025%2007%2015%20Bears%20Paw%20Phase%206%20land%20swap.pdf
https://golden.civicweb.net/FileStorage/80DE0A569AE041F6803BEB05CE589DA1-SRC%20DPD%20PKG%202025%2007%2015%20Bears%20Paw%20Phase%206%20land%20swap.pdf


2 | P a g e  
 

Negotiate greatest value for 
any land sold and allocate 
a portion of funds to parks 
north of the river 
 

The developers, through their other development site the Sevens is intending to 
upgrade the SE Booster Station upgrade at over a $2 million dollar expense. 

Ensure secure ownership of 
parkland (transfer title of 
parkland as condition of 
sale) 
 

This will occur as part of phase six subdivision approval.   

Contribution to Selkirk Hill 
Rd. to Bowle Evans Rd.  

Selkirk Hill is a very costly undertaking as demonstrated in the Selkirk Hill 
Traffic Operational and Safety Review at a value of over $3.5 million including 
the Multi Use Path fronting Alexander Park Elementary School (excluding 
Bowle Evans Road, which has an estimated cost of $3-7 million).  Note that 
Selkirk Hill and MUP fronting the school is proposed to be included in the new 
DCC program.   
 
That said, in the spirit of this feedback and concerns raised by residents to staff, 
the developer has reviewed the Town’s Traffic Calming Tool Box and is willing 
to introduce tangible improvements such as crosswalks and curb extensions at a 
value of ~$50,000. 

 
The developers (Gur Manhas and Tony Jaswal )and their engineer (Dan Wong, P. Eng. Senior 
Mechanical Engineer, Beairsto&Associates) will speak to the attached presentation and the developer’s 
intent to submit a new Official Community Plan (OCP) and zoning amendment bylaw, which its 
approval would allow for the developer to fund the required Booster Station upgrades and allow the 
Sevens and Phase 6 to proceed. Staff will note that the economic climate and the known infrastructure 
issues are different than they were a few years ago when a similar application was considered.   
 
In conclusion, the recommendation reflects a formal withdrawal by the developers’ of their 
request to purchase a portion Town land.  
 
 
DECISION FACTORS 
 
Council Context 
Strategic Lens (Alignment to OCP, Bylaws, Existing Legislation) 
P.49 2. Promote development expansion in a compact fashion using mixed development. 

3. To encourage: 
a) growth and development as infill in existing developed areas; 
b) steady, balanced and higher-density growth to maximize current infrastructure;  

P. 49 2. Developments and redevelopments will provide amenities, trails and/or parkland that is 
complimentary to existing recreational infrastructure. 
P. 50 15. Require that any dedication of land for parks will be used to acquire land that complements the 
existing parks and pathway system. 
16. The Town will attempt to ensure sufficient land is available for present and future park use, ensure 
trails are legally protected where they trespass onto private property and make every effort to complete the 
trail system to provide pedestrian connections between different areas of the community. 
13. All public access trails, especially along river fronts, shall be secured, maintained and enhanced. 
P. 64 8. To explore partnership opportunities with local private and public sector and other organizations 
to achieve community improvements, local business support, external investment, joint marketing 
initiatives and to position Golden to support economic growth. 

https://www.golden.ca/sites/default/files/2023-05/2022-03-15%20Golden%20Selkirk%20Hill%20Safety%20Study%20-%20FINAL%20Report-v2wApp-sealed.pdf
https://www.golden.ca/sites/default/files/2023-05/2022-03-15%20Golden%20Selkirk%20Hill%20Safety%20Study%20-%20FINAL%20Report-v2wApp-sealed.pdf
https://www.golden.ca/sites/default/files/2023-05/Traffic%20Calming%20Toolbox%20-%20Measures%20and%20Descriptions%20v2.pdf
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P. 51 Encourage housing types and styles, which can serve to increase density and promote a sense of 
neighbourhood and of belonging to the Town of Golden, reflecting and reinforcing the existing Town 
character. 
P. 52 Residential GOAL A range of housing types, tenures and densities, which meet the diverse needs of 
individuals and families of varying needs, income levels and age groups are provided within the Town of 
Golden. 
OBJECTIVES 
1. To provide affordable, seasonal and attainable housing opportunities. 
2. To provide the most efficient use of land and existing physical infrastructure in terms of 
infill/densification. 
3. To allow safe pedestrian access to services from all residential areas. 
4. Encourage the development of multi-family residential units where appropriate. 
P. 72 Smart Growth 
1. Create ―compact communities. 
Balance economic development with social and environmental considerations in order to achieve a 
sustainable community.2 

1. Promote a variety of townhouses, apartments and ―secondary suites 

Corporate Lens (Indigenous Relations and Climate Resilience) 
The Province has conducted First Nations consultation.   
 
Communication (Scope and Tactical Outputs) 
Notifications and information will be shared if an OCP amendment and zoning bylaw 
application is received.   
 
Financial (All Term Budget Impacts/Asset Management Impacts/Practicality) 
N/A for phase 6.  If the developer covers a $2 million upgrade to the SE Booster Station this 
is a cost that would be eventually on the taxpayer as this infrastructure is continually getting 
closer to its end of lifespan.     

 
Administration Context 
Administrative (Policy/Procedure Relevancy, Work Plan Impact) 
Processing development inquires is part of the Director of Planning and Development’s work 
plan.  
 
OPTIONS   

1. Council direct staff to inform the Province that that the application to purchase a 
portion Lot 1 NEP18094 PID 012-497-533 is withdrawn. 

2. Council provide other direction.   
 

Respectfully Submitted, 
 
 
 
 
Phil Armstrong MCIP, RPP 
Director of Planning and Development 
 
Attachment  

• 2025 10 02 letter from Gur Manhas and Tony Jaswal  
• 2025 10 02 Presentation from Gur Manhas and Tony Jaswal  



 

 October 2, 2025 

Re: Withdrawal of Application for Phase 6 Land Purchase by Bears Paw Heights 
   
Dear Mayor and Council, 

We are writing to formally advise that 0699189 BC Ltd. (DBA Bears Paw Heights) will be 
withdrawing our request for the purchase of additional land associated with Phase 6 of 
Bears Paw Heights. 

Our original concept was advanced following consultation with the Town’s Planning 
Department, with the intent of creating a collaborative solution that would maximize 
infrastructure efficiencies and provide more housing opportunities for the community. We 
worked closely with staff to shape what we believed could be a win-win for both the Town 
and the developer. 

When the land purchase concept was publicly known it became clear that there were strong 
concerns from both council and residents regarding the potential sale of the wooded parcel 
adjacent to the subdivision, which has been perceived as “park-land.” We have listened 
carefully to this feedback and respect the views expressed. On this basis, we have decided 
to rescind our request to purchase the land from the Town and correspondingly the 
Province. 

We have identified a subdivision layout concept for Bears Paw Heights (Phase 6) that is 
generally in line with the covenant and zoning and will meet the main Council direction 
from the July 2025 Council meeting.  Specifically providing a tree buffer, a smaller 
subdivision footprint, smaller lots and land dedication to the Town). We note all our lots 
in previous phases have been built on by local builders.  

In an effort to move forward with the town in a manner that highlights our dedication to 
thoughtful development, our sister company, 01335666 BC Ltd. DBA (The Sevens), is 
prepared to upgrade the SE Booster station to allow for the 25 year growth projections 
identified in the 2025 Integrated Water Strategy.  This is costly infrastructure at a cost of 
over 2 million dollars and is contingent on our ability to market the short-term rental use 
to purchasers. 

 

 

 



 

Furthermore, via The Sevens we intend to contribute to some of the concerns around traffic 
speeds on Spruce Drive by introducing curb extensions at the entrance to Phase 6. We want 
to reaffirm our commitment to Golden and continue to invest in the community to seek 
solutions that provide broad benefits to residents, council, and future homeowners alike. 
Our initiative is to move forward with recommendations council identified to create a 
positive impact on the community, for both the short and long term alike.  

Thank you for your time, consideration, and ongoing partnership, 

  

Respectfully, 

 

  

Tony Jaswal & Gur Manhas 
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P ROP OSED S ITE  ZON IN G  BYLAW  
AM EN DM EN T AN D LAN D DEDICATION
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I. Application for spot zone amendment for The Sevens R4 zoning to allow for Short 
Term Rentals

II. Considerations for the municipality:
a) Upgrade the SE Booster Station (value of $2.057M)
b)  Introduce increased safety measures for Selkirk Hill, such as curb extensions in 

alignment with the TOG Traffic Combing Toolbox along Spruce Drive
c) Development of BPH Phase 6 as per the original spirit of the covenant on title

a) Withdrawal of our request to purchase land adjacent to Phase 6; while, 
allowing the proposed layout to remain conducive to future development

b) Dedication of private land to the Town of Golden (as part of the covenant)
c) Preservation of a tree buffer to provide natural separation between the 

proposed development and existing homes on Spruce Drive
d) Protection of the existing graves located on private land with ownership 

transferred to the Town of Golden
e) Preservation of the existing escarpment trail on private land

d) Assignment of latecomer's fees to the TOG or waiver completely
e) Commitment to develop 16+ R1S lots immediately (potential for basement suites)

APPL I CAT I ON
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Based on the Integrated Water Strategy (May 2025), here are the current issues tied to the Selkirk (South-East) 
Booster Station and how they affect water supply, housing, and infrastructure in the Selkirk Hill area:

Capacity Deficiencies
• The Selkirk Booster Station cannot meet existing maximum day demand (MDD) with only one pump in service, failing to meet the Master Municipal Construction 

Documents (MMCD) Design Guidelines. It needs 2.2 Litres/second more capacity even under current conditions, meaning the system is already strained.
• Looking forward, the 25-year demand requires 20 L/s, while the existing station can only reliably provide 10 L/s per pump (15.6 L/s combined, but concurrent full-

time operation is not best practice). This results in a 10 L/s shortfall. Of note, Selkirk hill is currently already into the 10-year plan with BPH Phase 5 completed.
• Because of this shortfall, the Bears Paw reservoir (which serves the SE zone) cannot always be adequately filled to meet both daily use and fire flow needs. This 

directly threatens supply reliability for homes in Selkirk Hill.

Infrastructure Limitations
• The existing fire pump is near end-of-life, manually operated, and seen as a risk during emergencies. Council should note this represents both operational 

inefficiency and safety risk for residents who therefore are exposed to risk with insurance underwriting (banks/mortgage providers) and safety concerns.
• The station lacks a backup generator, so during a power outage, the SE zone would lose its pumped supply, leaving existing homes and infrastructure vulnerable in 

states of emergency.
• This has direct insurance implications: if fire flows cannot be guaranteed, Fire Underwriters Survey (FUS) ratings suffer, increasing insurance costs for existing and 

future homeowners.

Council Awareness – Key Risks
1. Immediate Deficiency: SE Booster Station already fails to meet existing Maximum Daily Demand with one pump as we are currently in the 10-year growth 

projection for Selkirk Hill.
2. Growth Constraint: No additional development in Selkirk Hill should proceed without station upgrade.
3. Fire Safety: Reservoir deficit and lack of generator leave homes vulnerable in fire events and outages.
4. Insurance & Liability: Ongoing deficiencies could raise homeowner insurance rates and increase municipal liability.
5. Operational Reliability: Aging, manually operated fire pump increases failure risk during critical events.
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• What This Means for Council
• Current risk: Existing homes on Selkirk Hill already push the system beyond its reliable 

pumping capacity (we are currently in the 10-year portion of the Integrated Water 
Strategy). Further risks are exasperated by the lack of a backup generator, which 
means during a power outage there is no waterflow to fight fires.

• Future development (Bears Paw Phase 6 + The Sevens) cannot proceed without 
upgrades.
• Considerations for this include: 

• Bears Paw Heights – Prosed R1-S subdivision (with potential suites)
• The Sevens – Proposed town home development
• Future development sites cannot proceed that are part of the 25-year 

development plan
• Proposed solution: New pumps + generator allow continued reliance on Bears Paw 

Reservoir without needing to build new storage tanks.
• Cost certainty: Estimated value of $2.057M for a full solution that addresses both 

domestic supply and fire protection.
• This work eventually needs to be completed by the TOG which would require 

borrowing against the municipal lending cap and taxation under required 
asset management renewals of infrastructure.
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IWS-Identified Deficiency / Risk IWS Recommended Upgrade Our Proposal Solution Benefit to Town of Golden & 
Residents

Fails to meet existing Maximum 
Day Demand (MDD) with one 
pump offline

Replace SE Booster Station with 2 
× 23 L/s pumps (VFD-controlled)

Install 2 × 23 L/s pumps @ 50 m 
TDH, VFD-controlled

Meets engineering best practice 
(MMCD). Ensures supply even if 
one pump fails.

10 L/s shortfall at 25-year 
demand; limits all future SE 
Bench growth

Upgrade capacity to 20 L/s over 
21-hour operation

Same pump upgrade plus 
redesigned piping to resolve 
intake velocity

Unlocks Bears Paw Phase 6 & The 
Sevens (50+ new homes) while 
securing water for existing 
residents.

Aging, manual fire pump near 
end-of-life

Decommission/replace fire pump 
with modern automated 
distribution pump

Decommission/replace fire pump 
with modern automated 
distribution pump

Eliminates operational risk; 
improves fire safety response.

No backup generator → outage = 
no water to SE Bench

Add standby generator to SE 
Booster Station

Install 110 kW propane generator 
with ATS

Maintains water + fire flow during 
power failures; boosts Fire 
Underwriters Survey (FUS) rating; 
lowers homeowner insurance 
costs.

Reservoir (Bears Paw) cannot 
reliably meet domestic + fire 
storage simultaneously

Maintain combined supply of 
storage + pumping; supplement 
with booster upgrades

Keep Bears Paw Reservoir active 
with upgraded pumps/generator

Ensures fire flow + domestic 
demand reliability without new 
storage tank construction.

Overall system risk + liability for 
Town

$12.5M in high-priority upgrades 
town-wide; SE Booster flagged as 
urgent

Deliver full SE Booster Station 
upgrade now (~$2.057M value)

Developer-funded solution; saves 
TOG future capital burden; covers 
~16% of entire high-priority IWS 
program at no municipal cost.

TDH – Total Dynamic Head | VFD – Variable Frequency Drive | ATS – Automatic Transfer Switch
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Key Council Takeaways 

Struggle to see the benefit for the town

• Reduced footprint of the entire development falling within the bounds of the developer's land and takes into 
consideration the original spirit of the restrictive covenant.

• Net gain of parkland (the reverter only kicks in if this is developed – it doesn’t apply if a single-family home is built)

• Graves on our land remain in place

• Additional development creates more tax paying households. In lieu of this, the town will have to consider raising taxes to 
deal with infrastructure shortfalls

• Creation of more jobs and helps to alleviate housing constraints in town (50+ potential homes, potential for an additional 
multifamily site, or basement suites within BPH Phase 6). This helps to add additional people to support the local 
economy.

• Our research and pre-sales suggest that 50% of The Sevens will be part of the long-term housing stock while the 
remaining 50% is likely to be STR which eventually converts to the long-term housing stock.  For the long-term 
outlook, this acts to support of the Housing Needs Report.

Existing trail location

• This will be unaffected by the subdivision – preservation of the escarpment trail is maintained. 

• The existing escarpment trail, which is widely enjoyed by the community, is located on private land owned by the 
developer. For the past 25 years, we have permitted the public to use this trail at no cost, while also carrying the liability 
insurance ourselves—ensuring continued public access without placing any financial or legal burden on the Town.
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Smaller homes
• We have amended our building scheme to remove the requirement of 1800 square foot building footprint

• We are actively looking at ideas with the TOG Planning Department on additional layouts that include a multifamily site.  We also have 
decreased the size of the lots in the development to reflect OCP guidelines.

Concerns with traffic and Bowle Evans Drive
• We are prepared to install curb extensions as per the TOG traffic combing toolbox on Selkirk Hill, (curb extensions can range from 

$10,000 - $50,000 as per Urban Systems given issues that potentially arise with drainage).

Concerns with Housing Market Report
• Our research suggests that 50% of the units will be STR with the remainder being purchased by full time residents

• The 2022 Canadian Urban Institute review suggested roughly 10–15% of STR listings “churn” each year (meaning they enter or leave 
the STR market). 

• Commitment to 16 R1S lots in BPH Phase 6 with potential basement suites

Subdivision layout - concerns with multiple cul-de-sacs
• We have adopted a new layout with the planning department that includes one single cul-de-sac but also is laid out in a manner that 

will tie into potential future development on Spruce Drive

• We found that the maximum number of lots that adhere to Golden’s OCP and push to smaller lots with increased density, that this 
was the best option that provided a mixture of housing types as per the Planning Departments direction

Caveats to use local builders for BPH
• All builds in BPH that have occurred have been local builders.  On the development side, we use Ed O’Krane and hire all local 

tradespeople aside from one pipe fitter
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Moving graves

• Please remain cognizant that we have maintained the parcel with trails, and the graves on our private land for the past 25 years at 
our own expense. Nobody wants to do this.

Tree buffer

• Our preference is always to maintain as many trees as possible in every development we have done – trees have only been 
removed in previous phases due to storm management plans.  We have taken this into consideration, and a tree buffer will be 
maintained along Spruce Drive

Building timelines (land banking)

• Of note – Phases 1-5 of BPH are 90% built out; the developers do not encourage land banking and actively look for purchasers who 
are ready to build

Negotiate as much money as possible
• This work eventually needs to be completed by the TOG which would require borrowing against the municipal lending cap and 

taxation under required asset management renewals of infrastructure.

• Most developments operate on a narrow 15–20% profit margin, which limits our ability to absorb every infrastructure cost 
identified by Council. Rising interest rates, higher construction costs in remote municipalities (Golden costs roughly 40% more per 
unit than larger centres), and delays in obtaining permits over the past three years during the water and sewer investigation have 
further eroded project viability through increased carrying costs.

• Despite these challenges, developers in Golden want to partner with the Town to help deliver needed infrastructure. To make 
projects financially feasible—and ensure new housing actually moves forward, we are asking Council to consider reasonable 
allowances that balance municipal goals with development realities.
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Draft Resolution Proposed Solution
Tree Buffer Maintain or introduce a tree buffer down spruce drive.

Road Deign (not cul-de-sacs) A new layout has been revised with the TOG planning department, which provides the ability to 
potentially tie into future development on Spruce Drive.

Local Builders 100% of BPH Phases 1-5 has been completed by local builders with 90% of all lots being built out.

Smaller Footprint We have reduced Phase 6 to properly reflect the spirit of the original covenant placed on title

Smaller Lots = Smaller Homes

Negotiate Greatest value for any land sold 
and allocate a portion of funds to parks 
north of the river

We have removed the requirement for 1800 square foot homes as part of the building covenants 
for Phase 6 and have also reduced the lots to fall in line with the smallest allowable lot sizes to fall 
in line with the OCP

We are willing to take care of the SE Booster Station upgrade (approximately 16.5% of the TOG 
High Priority Work).  This frees up the town to tackle other high priority IWS items as they arise.

Ensure secure ownership of parkland
(transfer title of parkland as condition of
sale)

This has been undertaken by the Planning Department and the Province and will be completed on 
approval of Phase 6 Subdivision’s application

Contribution to Selkirk Hill Rd. to Bowle
Evans Rd.

Curb build outs and cross walks have been discussed and will be added to Phase 6’s design at 
Hemlock Street
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Consideration & Commitments

Proposed Application:
• Short-term rental permissions for The Sevens 

Community Commitments:
• Upgrade the SE Booster Station 
• Dedicate remaining undeveloped lands 

(outside our development) to the TOG
• Maintain the public walking trail and leave 

existing graves untouched
• Install curb extensions to deal with increased 

traffic concerns on Spruce Drive
• Reduced Footprint on public land
• Smaller homes/denser housing options
• Tree buffer for homes on Spruce Drive
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Community Benefits
• Reliable water & improved fire flow for 

Selkirk Hill residents
• Unlocks the townhome development + 16 

residential lots (housing supply)
• Stimulates local economy (trades, 

restaurants, electrical, supplies, etc.)
• Adds parkland, protects graves, maintains 

trail, buffers neighbours
• Developer-funded infrastructure 

(~$2.057M) + precedent for additional 
infrastructure needs to be upgraded tied 
to rezoning applications

Consideration & Commitments

Protecting Existing Housing Stock
• The Sevens is newly built multi-family stock, 

not homes already serving local renters. 
Research and presales suggest 50% of the 
development will be part of the long-term 
housing stock. Further the churn rate of STR 
properties is typically around 10-15% in 
resort style communities

• BPH acts to add 16+ residential homes to the 
long-term housing stock while possibly 
requiring a suite ready basement
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• The Selkirk Booster Station should be upgraded now – if we continue to wait, the net cost of the 
upgraded station will continue to increase dramatically, and ultimately it will fall on the town at 
some point.

• New pumps, piping, and a generator will secure water supply for existing residents, meet fire code, 
and unlock future housing development at The Sevens, remaining Bears Paw phases and any future 
development considerations for Selkirk Hill.  We also believe that it will spark additional 
development within the community.

• The IWS presents $12.5M in high-priority capital works for the next 25 years. Our $2.057M 
contribution is a ~16.5% share of the entire high-priority program — and it directly solves one of the 
top deficiencies. 
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