PUBLIC HEARING REPORT
Bylaws No. 379 & 380
Report on the public hearing held on October 15, 2020 both electronically and at the Manson’s
Landing Hall, 983 Beasley Road, Cortes Island, BC, to consider Bylaw No. 379, being Cortes
Island Official Community Plan Bylaw 2012, Amendment No. 2 and Bylaw No. 380, being
Electoral Area I (Cortes Island) Zoning Bylaw 2002, Amendment No. 30.
PRESENT:
Vice Chair:

G. Whalley

Kyuquot/Nootka-Sayward (Electoral Area A)

Directors:

J. Abram
B. Leigh

Discovery Islands–Mainland Inlets (Electoral Area C)
Oyster Bay–Buttle Lake (Electoral Area D)

Alternate
Director:

C. Dow

Cortes Island (Electoral Area B)

Staff:

A. Nelson
J. Neill
D. Sauer
J. Schmuland
E. Watson

Senior Manager, Community Services
Planner 1
Geographic Information Services Analyst
Information Technology Manager
Senior Executive Assistant/Deputy Corporate Officer
(Recording Secretary)
Corporate Services Assistant
Communications Coordinator

B. Wasyliw
E. Popove

A. Nelson, Senior Manager, Community Services, advised that public hearing participants were
in attendance either in person at the Manson’s Hall, through teleconference or by livestream. Ms.
Nelson advised that COVID-19 protocols were being followed and summarized the process for
the public hearing.
Vice Chair Whalley called the public hearing to order at 2:08 p.m. and welcomed all those in
attendance and introduced the directors and staff present.
Vice Chair Whalley read a prepared statement regarding the public hearing procedure and called
for those in-person participants wishing to speak to sign the speakers list and that written
submissions must be brought forward before the close of the public hearing. The Chair further
advised that all persons who believe their interests are affected by the proposed bylaws would be
given an opportunity to be heard and individuals participating in-person, via teleconference, and
through livestreaming would be called upon in sequence. The Chair confirmed that all
presentations and submissions received at the public hearing would form part of the public
hearing record and that any submissions received after the close of the public hearing would
neither be read nor considered by the Board.
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B. Leigh requested clarification regarding the process for the of submission of public comments
and the deadline outlined in the public notice.
A. Nelson, Senior Manager advised that the process is normal protocol for receiving written
submissions prior the public hearing.
J. Neill, Planner, provided a brief overview of proposed Bylaws No. 379 and 380, which were
prepared in response to an application to the Regional District to amend the Cortes Island Official
Community Plan and Zoning Bylaw. Bylaw No. 379 proposes to amend the Cortes Island Official
Community Plan to redesignate a 2.45-hectare portion of 965 Beasley Road, Manson’s Landing
from Residential to Community Services and to amend the maximum residential density permitted
within the Community Services designation from ten units per lot to ten units per hectare. Bylaw
No. 380 proposes to amend the Cortes Island Zoning Bylaw to rezone the aforementioned from
Residential One to a new Community Services Two zone to facilitate the development of up to 25
seniors and affordable housing units on the property. Mr. Neill advised that the bylaws were
referred to First Nations and government agencies for comment and the following responses were
received: the Ministry of Forests, Lands, Natural Resources Operation and Rural Development
(FLNRORD) requested that a Riparian Areas Regulation report be prepared with respect to the
watercourse crossing the property, to limit vegetation clearance to times outside of nesting season
for local birds and to prepare an erosion and sedimentation control management plan for the
proposed development; the Archaeology Branch stated that development must be halted if an
archaeological site is encountered during development and they must be contacted for direction;
Island Health requires that the development comply with the Subdivision Servicing Standards of
July, 2013. No comments were received from First Nations. Mr. Neill confirmed that Bylaws No.
379 and 380 were given first and second readings by the Regional Board at its meeting on
January 29, 2020 but due to public gathering restrictions due to COVID-19, the holding of public
hearings for the purpose of obtaining public input with respect to these bylaws was not considered
prior to September 7, 2020; tonight’s date being the first available on which a public hearing on
these bylaws could be held
Vice Chair Whalley thanked the planner.
Sandra Wood, Housing Coordinator for the Cortes Island Seniors Society, advised she is
speaking on behalf of the Seniors Society and their application to rezone 6 acres of Rainbow
Ridge to allow the building of 20-22 non profit affordable rental housing units for seniors, singles,
couples and families of all ages. Ms. Wood further advised that she personally and professionally
strongly supports the rezoning application stating that the Cortes Island Official Community Plan
identified a critical need for affordable housing, the 2018 Regional Housing Needs Assessment
identified that 29% of Cortes Island residents pay more than 30% of their income on housing. Ms.
Wood indicated that there are over 130 people on a waitlist for the new homes. Ms. Wood advised
that the design for the proposed housing development conducted through a community-based
design process with open houses, town hall meetings and public workshops. Ms. Wood further
advised that Rainbow Ridge is a cluster of duplexes and triplex homes, surrounded by forests
with access to amenities. Ms. Wood had indicated that this development will have numerous
benefits for Cortes Island. She has advised that the rezoning of this property will allow access to
funding from BC Housing and CMHC which will help to pay off loans used to purchase the
property. Ms. Wood advised that there have been over 100 letters of support for the development
received and some letters of concern regarding the remaining 45 acres of land. She further
advised that the remaining 45 acres of land is not part of the application being considered for the
housing development, however she did indicate that the Society would maintain a permanent
public trail connector between Beasley to Cemetery Road; maintain a wildlife corridor along the
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west side of the property; maintain a green buffer along the east side of the property; will include
two east/west forested zones for additional wildlife corridors; will protect the wetland on the
southeast corner and will do everything they can to protect Hague Lake. She further advised that
if any portion of the remaining 45 acres is sold then a covenant will be placed on the portion of
the land to ensure that the commitments are honored. Ms. Wood advised that the Seniors Society
is looking for support for this specific project only at this time.
Ian Scott, Consultant, advised that he is a professional planner and developer who has been
working with the Seniors Society on this project for the past two years. Mr. Scott advised that an
evaluation was conducted to ensure the land could support the development proposed; a
completed hydro geological study was conducted which concluded that drawing water for the 2022 proposed homes could be done sustainably and not impact existing well users; a soil
assessment and waste water disposal study which identified a zone on the western side of the
property that has sufficient soils for a waste disposal field. Mr. Scott indicated that an advanced
type 2 treatment system designed to remove harmful bacteria and optimize for nutrient removal;
trails will be developed between Beasley and Cemetery Road; the existing logging road and trails
on the remaining 45 acres will remain forested and open to the public; a rainwater management
system will be installed to assist with forest and Hague Lake protection. Mr. Scott advised that
there will be 20-22 homes within 8 structures that will be energy efficient, green homes, the units
will be sprinklered and have onsite hydrant and water storage provided for fire fighting. Mr. Scott
indicated that the funding that they are applying for through BC Housing will allow for 4 of the
units to be designated as subsidy units, 10 units will be low income housing and 6 units will be
affordable market rentals.
Vice Chair Whalley advised that A. Nelson, Senior Manager Community Services will manage
the speakers list.
J. Abram requested clarification regarding if any of the units would be for sale or if all 20-22 units
would be rentals.
S. Wood advised that all 20-22 units would be affordable rental units. Ms. Wood further advised
that BC Housing does not have an affordable home ownership program.
J. Abram asked what provisions are in place to prevent people who are not residents of Cortes
Island from renting these units and can they be rented as short-term rentals or only full-time
rentals.
S. Wood advised that there is an application process and rental agreements similar to those used
by the Seniors Society which use a verification process to ensure rooted community residency.
Ms. Wood further advised that the rental units will be year-round rentals not short-term rentals.
J. Abram asked staff if the Regional District can regulate tenure.
A. Nelson, Senior Manager Community Services advised that as a local government this is very
difficult to do for long term use, however in this case BC Housing will be regulating this matter in
conjunction with the Seniors Society.
I. Scott, advised that he agrees Sandra Woods account of the Senior Society application process
and rental agreements along with BC Housing on regulating the rental process.
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J. Abram, advised that he raised this matter because on Quadra Island they have encountered
similar problems of people who are not current residents of Quadra Island getting rental housing
that was allocated for Quadra Island residents.
B. Leigh, asked who would be responsible for property tax, infrastructure improvements and who
is the owner of the property.
I. Scott advised that the Cortes Island Seniors Society is the owner of the property. Mr. Scott
further advised that the Seniors Society has been working with a housing committee and intends
to transfer ownership of the units to a newly formed non-profit housing society to become
owner/operator of the units. BC Housing will provide a capital contribution and all of the operating
costs and capital reserve contribution per unit will form an annual operating budget and an
operating subsidy from BC Housing will cover the short fall.
B.Leigh requested clarification regarding the transfer of ownership that Mr. Scott referred to.
I. Scott confirmed that this is the process that has been intended all along and it can only transfer
to a non-profit organization to qualify for BC Housing funding.
A. Nelson, Senior Manager, Community Services, advised that staff would begin to call for
speakers, starting with in-person participants, then teleconferencing participants, and finally
livestream participants. The Senior Manager advised that all persons wishing to speak will be
heard a first time and will be given 3 minutes to provide their comments., second time speakers
will be given 2 minutes to provide their comments and will consist only of first time speakers who
need more time to present new information.. Ms. Nelson invited the first speaker on the speaker’s
list to approach the podium.
Hayley Newell, of 468 Sutil Point Road, Administrator for the Cortes Island Seniors Society
Housing Committee, stated she strongly support the proposal stating that many people in the
community are in need of housing.
Manda Aufochs Gillespie, of Manson’s Landing, stated she strongly supports the Rainbow
Ridge proposal. Ms. Gillespie advised that she is a researcher/writer with a background in
planning, stating concerns with housing shortages, the lack of tools available to rural communities
and island homes being bought up at inflated prices.
Claudia Ram, of 522 Potlatch Road, stated she strongly supports the Rainbow Ridge project.
Ms. Ram advised that she is a 27-year resident of Cortes Island and has moved about 25 times
in those years. She further advised that she is an active community member who contributes to
a wide variety of services on the island and holds a full-time job yet she states she has been
unable to find suitable year-round housing in the community.
A. Nelson called a second time for first time in person speakers.
Manda Aufochs Gillespie, of Manson’s Landing, stated she has concerns regarding the aging
population of Cortes Island being able to stay in their homes seeking affordable alternatives.
A. Nelson called a second time for in person speakers. Seeing none, she called a third and final
time for in-person speakers. Seeing none, the Senior Manager called a first time for speakers
participating via teleconference. Ms. Nelson provided teleconference participants instructions for
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indicating an intention to speak, detailed the queuing process, and provided directions on how to
unmute. This information was also displayed on the presentation slide.
0305 – Dee Clarke, of 640 Whaletown Road, spoke in support of the proposal stating she has
lived on Cortes since 2011 and is aware of the housing struggles on Cortes Island. Ms. Clarke
further stated that businesses are having a hard time attracting staff because of housing
shortages.
7627 – S. Johnston, of 1409 Red Granite Road spoke in support of the application stating there
is a housing crisis on Cortes Island and more rental housing is required.
7571 – Lovena Harvey, of 423 Whaletown Road spoke in support of the Rainbow Ridge rezoning,
in her opinion this project will provide stable and affordable housing for many people living in
unstable conditions. She further stated that in her opinion this project will create local jobs, use
local resources and provide central housing for young families and seniors.
3721 – A. McKenty, of 897 Hayes Road, 18-year Cortes Island resident and an employee of the
Cortes Island Economic Development Association who stated he has witnessed the housing
situation and lack of housing on the island. In his opinion the lack of housing is crippling the local
economy. In his opinion the location of this project is perfectly situated.
6800 – M. Lumbard, of 1215 Seaford Road, a resident of Cortes Island since 2007 who spoke in
support of the application stating affordable housing is really needed for business and seniors in
the community. In his opinion this project is a sensible development which has strong ecological
goals and criteria. Mr. Lumbard further advised that he manages the Community Forest on the
Island which looks forward to supporting the project in the future.
6359 – J. Solomon, of 420 Manson’s Road, a ¼ to ½ time resident of Cortes Island for 40 years
and has been employed by Hollyhock for most of that time. Mr. Solomon stated that he is aware
of the shortage of housing on the island. He further advised that he is the developer of Siskin
Lane that created 25 home sites, public trails and a 20-acre Regional District park that is directly
across from Rainbow Ridge. Mr. Solomon stated that both he and his wife Dana strongly support
this project and it is their belief that this will be invaluable to economic vitality of the island and the
stability of the culture.
A. Nelson called three times for caller 6328, advised that if the caller was having difficulties
connecting, they should disconnect and recall into the meeting. Hearing no response Ms. Nelson
called for caller 6428, hearing no response she proceeded to the next caller.
8559 – E. Anderson, of 1433 Tan Road, President of the Cortes Island Housing Society spoke
in support of the application. Ms. Anderson stated that she sees an incredible need for safe and
reliable housing.
6328 – R. Hales, of 1575 Whaletown Road, 10 year resident spoke in support of the application
stating that multiple people on Cortes Island know people who are in need of year round rental
housing.
A. Nelson called a second time for first time teleconference callers.
6501 – N. Lillico, of #2 Seniors Village, moved to Cortes Island in 2000 seeking a community of
like-minded individuals. Ms. Lillico stated that the lack of year-round rental housing as the reason
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she has relocated over 25 times since moving to the Island. She further stated that there are
many financial burdens carried by seasonal tenants that make living costs exorbitant. Ms. Lillico
spoke in support of the application stating year-round affordable housing is critical.
A. Nelson called a third time for first time teleconference callers and hearing none called for
second time teleconference callers. Ms. Nelson called a second time for second time
teleconference callers.
6909 – P. Leroux, of #5 Seniors Village who spoke in support of the project, stated she was
originally against the Rainbow Ridge development, however she claims that today she has been
reminded of how for over 10 years she also experienced a lack of year round rental housing.
A. Nelson called a third and final time for teleconference callers hearing none called for first time
livestream callers and advised that instructions for calling and advised livestream participants to
anticipate a thirty-second transmission delay.
A. Nelson, Senior Manager, Community Services, called a second time for livestream
participants.
A. Nelson, Senior Manager, Community Services, called a third and final time for livestream
participants and encouraged in person participants to submit their comments sheets.
6374 – Kai Harvey, of 734 Sutil Point Road, expressed strong support for the Rainbow Ridge
project stating that the project is critical to the Cortes Island community. Ms. Harvey advised that
she has lived on Cortes Island for her whole life and has seen the housing crisis grow forcing
families and young people to relocate off the Island. Ms. Harvey further advised that she runs a
small seasonal tourism business and in her opinion this project is important for the economic
stability of the Island.
A. Nelson, Senior Manager, Community Services, made a final call for speakers participating via
livestream. Seeing no new livestream speakers at the final call.
Alternate Director Dow thanked everyone who participated and staff for navigating the technical
requirements of the meeting.
A. Nelson invited the Chair to close the Public Hearing.
Vice Chair Whalley made a final call for in-person participants to submit written comments and
explained that materials submitted after the close of the Public Hearing would not be considered.
Vice Chair Whalley requested confirmation that all participants attending in person have had the
opportunity to hand in their comment sheet.
J. Neill, Planner advised that there were no submissions waiting to be turned in.
Vice Chair Whalley declared the Public Hearing to be closed at 3:21 p.m.
At the time of closing of the Public Hearing six (6) written submissions had been received at the
public hearing and ninety-nine (99) written submission had been received prior to the Public
Hearing.
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The undersigned hereby certifies and declares the foregoing to be a fair and accurate report of
the Public Hearing for Bylaw No. 379, being Cortes Island Official Community Plan Bylaw 2012,
Amendment No. 2 and Bylaw No. 380, being Electoral Area I (Cortes Island) Zoning Bylaw 2002,
Amendment No. 30.

____________________________
E. Watson, Recording Secretary
The undersigned hereby certify and declare the foregoing to be a fair and accurate report of the
Public Hearing for Bylaw No. 379, being Cortes Island Official Community Plan Bylaw 2012,
Amendment No. 2 and Bylaw No. 380, being Electoral Area I (Cortes Island) Zoning Bylaw 2002,
Amendment No. 30.

___________________________
Director G. Whalley, Vice Chair

___________________________
Director J. Abram

___________________________
Director B. Leigh

___________________________
Alternate Director C. Dow

Strathcona
REGIONAL DISTRiCT

PUBLIC HEARING INFORMATION BINDER
Bylaw No. 379
Bylaw No. 379 being 'Cortes Island
Official Community Plan Bylaw, 2012, Amendment No. 2'
Bylaw No. 380
Bylaw No. 380, being Electoral Area "I"
(Cortes Island) Zoning Bylaw, 2002,
Amendment No. 30'
Public Hearing to be Held on
Thursday, October 15, 2020
Commencing at 2:00 p.m.
Manson's Landing Hall
983 Beasley Road
Cortes Island, B.C.

Inquiries should be direct to:
Aniko Nelson, Senior Manager, Community Services
30 1-990 Cedar Street, Campbell River BC V9W 7Z8
Tel: 250-830-6700 11-877-830-2990 I Fax: 250-830-6710
WEB: www.srd.ca I Email: planning©srd.ca

Proposed Bylaw

Strathcona
REGIONAL DISTRICT

BYLAW NO. 379

A BYLAW TO AMEND THE CORTES ISLAND OFFICIAL COMMUNITY PLAN BYLAW
WHEREAS the former Comox-Strathcona Regional District has, by Bylaw No. 139, adopted an
official community plan for part of Electoral Area 'B' (Codes Island) pursuant to Part 14 of the Local
Government Act;
AND WHEREAS a bylaw of the Strathcona Regional District that regulates the use or development
of land remains in force until amended or repealed;
AND WHEREAS the Regional Board wishes to amend the aforesaid Bylaw No. 139 having due
regard to the requirements of the Local Government Act;
NOW THEREFORE the Board of Directors of the Strathcona Regional District, in open meeting
assembled, enacts as follows:
Amendments
1. Bylaw No. 139 being the 'Codes Island Official Community Plan Bylaw, 2012' is hereby
amended as set out in Schedule 'A' attached to and forming part of this bylaw.
Citation
2. This bylaw may be cited for all purposes as Bylaw No. 379, being 'Codes Island Official
Community Plan Bylaw, 2012, Amendment No. 2'.
READ A FIRST TIME ON THE

DAY OF

READ A SECOND TIME ON THE ___ DAY OF
PUBLIC HEARING HELD ON THE
READ A THIRD TIME ON THE

DAY OF
DAY OF

, 2020
, 2020
2020
2020

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ___ DAY OF
2020

Chair

Corporate Officer
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BYLAW NO. 379
SCHEDULE A'
SECTION ONE

TEXT AMENDMENT

Part 409.1 .1' Community Services' is herby amended by replacing Paragraph (e) with the following:
e.

Lands designed Community Services shall generally be up to 10 residential units per

hectare and may include a mix of residential and services uses on the same parcel.

SECTION TWO

MAP AMENDMENT

The land use designation for lands described as a 2.45-hectare portion of the easterly 78 acres of
the Frac. NE 1/4 of Section 7, Codes Island, Sayward District, as shown on plan deposited under
DD 720081, except Parcel A (DO 735231) and except those parts in Plans 7861, 11864, 1300R,
20460, 36874, V1P51538, V1P52055, V1P71344 and V1P77176 on 'Schedule A-i' of Bylaw No.
139, being the 'Codes Official Community Plan Bylaw, 2012', is hereby amended from 'Residential'
(R)to 'Community Services' (CS), as shown on Appendix '1' attached to and forming part of this
bylaw.
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Appendix '1'
Part of Schedule 'A' of Bylaw No. 379, being 'Codes Official Community Plan Bylaw, 2012,
Amendment No. 2'
Amends 'Schedule A-i' of Bylaw No. 139, being 'Codes Official Community Plan Bylaw, 2012.'

Strathcona
REGIONAL DISTRICT
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BYLAW NO. 380

A BYLAW TO AMEND THE CORTES ISLAND ZONING BYLAW
WHEREAS the former Comox-Strathcona Regional District has, by Bylaw No. 2455, adopted
zoning regulations for Cortes Island and vicinity pursuant to Part 14 of the Local Government Act;
AND WHEREAS a bylaw of the former Comox-Strathcona Regional District that regulates
the use or development of land within the area comprising the Strathcona Regional District remains
in force until amended or repealed;
AND WHEREAS the Regional Board wishes to amend the aforesaid Bylaw No. 2455 having
due regard to the requirements of the Local Government Act;
NOW THEREFORE the Board of Directors of the Strathcona Regional District, in open
meeting assembled, enacts as follows:
Amendments
1.

Bylaw No. 2455 being the 'Electoral Area "I" (Codes Island) Zoning Bylaw, 2002' is hereby
amended as set out in Schedule 'A' attached to and forming part of this bylaw.

Citation
2.

This bylaw may be cited for all purposes as Bylaw No. 380, being Electoral Area "I" (Codes
Island) Zoning Bylaw, 2002, Amendment No. 30'.

READ A FIRST TIME ON THE 9th DAY OF May, 2020
READ A SECOND TIME ON THE ___ DAY OF
PUBLIC HEARING HELD ON THE
READ A THIRD TIME ON THE

DAY OF
DAY OF

2020
2020
2020

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ___ DAY OF
2020

Chair

Corporate Officer
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BYLAW NO. 380
SCHEDULE 'A'

SECTION ONE TEXT AMENDMENT

1) Part 300 'General Regulations', Section 301(2) 'Uses Permitted in all Upland Zones' is amended
by inserting the following new zone after Community Services One (CS-i):
607.1

Community Services Two

(CS-2)

2) Part 600 'Zones' is amended by inserting the following new zone after Community Services One
(CS-i):
607.1

Community Services Two

(CS-2)

SECTION Two MAP AMENDMENT

The zoning designation for lands described as a 2.45-hectare portion of the easterly 78 acres of the
Frac. NE 1/4 of Section 7, Cortes Island, Sayward District, as shown on plan deposited under DD
720081, except Parcel A (DD 735231) and except those parts in Plans 7861, 11864, 1300R, 20460,
36874, VIP5i538, V1P52055, V1P71344 and VIP77i76 on 'Schedule A-i' of Bylaw No. 2455 being
the 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002', is hereby amended from 'Residential
One' (R-1) to 'Community Services Two' (CS-2), as shown on Appendix "1" attached to and forming
part of this bylaw.
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BYLAW NO. 380

607.1
1)

COMMUNITY SERVICES iWO (CS-2)
PERMITTED PRINCIPAL USE
a)

2)

PERMITTED ACCESSORY USES
a)

3)

4)

Seniors and affordable housing.

Accessory buildings and structures.

CONDI11ONS OF USE
a)

Residential use is limited to 12 dwelling units per hectare to a maximum of
25 dwelling units per lot.

b)

No parking, loading or outdoor storage areas shall be located within 1.5
metres of any property line, except where the abutting lot is zoned
Residential One, Rural Residential One or Rural One; in which case the
setback requirement shall be increased to 4.5 metres.

c)

All outdoor storage shall be screened from any abutling property.

d)

For every building or structure to be erected or enlarged, off-street parking
is to be located on the subject property.

SITING AND HEIGHT OF BUILDINGS AND STRUCTURES
a)

Except where otherwise specified, the setbacks and height requirements
for buildings and structures within the Community Services Two (CS-2)
zone shall be set out in the table below:

Type of Structure

Maximum Height

Required Setback from all Property Lines

Principal & Accessory

10.0 metres

7.5 metres

5)

LOT COVERAGE
a)

6)

The maximum lot coverage of all buildings and structures shall not exceed
40% of the total lot area.

SUBDIVISION REQUIREMENTS (SEEALSOPART500)
Minimum Lot Area:
a) When connected to community water and/or sewerage system: 8000 square
metres.
b) When serviced by well and approved septic disposal system: 1 .0 hectare.

(Note: Prior to construction of a dwelling on a property, or alteration of a dwelling to incorporate a
suite, Environmental Health approval shall be obtained.)
END • CS-2
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Part of Schedule "A" to Bylaw No. 380 being 'Electoral Area "I" (Codes Island) Zoning Bylaw, 2002',
Amendment No. 30'.
Amends "Schedule A-i" of Bylaw No. 2455 being the 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002'

Staff Reports

Strathcona
REGIONAL DISTRICT

STAFF REPORT

DATE:

January 7, 2020
FILE: 0540-04 EASC

TO:

Chair and Directors
Electoral Areas Services Committee

FROM:

Dave Leitch
Chief Administrative Officer

RE:

OCP AMENDMENT AND REZONING APPLICATION TO FACILITATE SENIORS' AND

AFFORDABLE HOUSING
PLANNING FILE No.

3320.-2OICP 1 B 19 and 3360-2OIRZ lB 19

ROLL NO.:

772 16152.000

APPLICANT:

Cortes Island Seniors Society

LAND DESCRIPTION:

The easterly 78 acres of the Frac. NE 1/4 of Section 7, Cortes Island, Sayward
District, as shown on plan deposited under DD 720081, except Parcel A (DD
735231) and except those parts in Plans 7861, 11864, 1300R, 20460, 36874,
V1P51538, V1P52055, V1P71344 and V1P77176

CIVIC ADDRESS:

965 Beasley Road, Manson's Landing BC

OCP BYLAW:

Bylaw 139 Cortes Island Official Community Plan Bylaw, 2012"

DESIGNATION:

Residential

PROPOSED OCP:

Community Services

ZONING BYLAW:

Bylaw No. 2455 "Electoral Area 'I' (Cortes Island) Zoning Bylaw, 2002"

EXISTING ZONE:

Residential One (R-1)

PROPOSED ZONE:

Community Services Two (CS-2)

PlO NO.: 005-814-553

PURPOSE
To consider an application to re-designate and rezone a 2.45-hectare portion of a 20.75-hectare
parcel of land to facilitate the development of up to 22 seniors' and affordable housing units.
POLICY ANALYSIS

Part 14 "Planning and Land Use Management" of the Local Government Act (LGA) addresses
local governments' roles regarding official community plans and zoning bylaws, namely Section
474 (Official Community Plans), s.479 (Zoning Bylaws) and ss.464 - 465 (Public Hearings on
Bylaws).

Staff Report - OP 1 B 19 / RZ 1 B 19 (Cortes Island Seniors Society)
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EXECUTIVE SUMMARY

The Cortes Island Seniors Housing society proposes to help meet a critical community need by
developing a mix of seniors' and affordable housing on a 2.45-hectare portion of a 20.75-hectare
parcel situated at 965 Beasley Road, Mansons Landing. The proposal to develop up to 22 mixed
rental housing units requires an Official Community Plan text amendment to the Community
Services (CS) designation and a zoning bylaw to rezone from Residential One (R-1) to a new
Community Services Two (CS-2) zone. The amendment to the CS designation would permit
approximately ten residential units per hectare and the proposed CS-2 zone will allow 12
residential units per hectare to a maximum of 25 residential units per lot. Apart from a small
density increase and the additional provision of affordable housing to the list of Principal Uses, all
other bylaw requirements as they apply to the Community Services One (CS-i) zone will remain
in force.
In addition to providing affordable housing for seniors' and low-income families, the proposal will
provide public amenities including a trail connection between the existing seniors' facility,
Mansons Landing and Cemetery Road, a forested buffer along the eastern boundary of the
property for privacy and environmental purposes, and an off-road route to school for
schoolchildren in the area. This proposal is deemed to be consistent with the overall intent of the
OCP and characteristic of other land use in the area and it is therefore recommended that support
be given to re-designate and rezone the 2.45-hectare portion of the property to Community
Services / Community Services Two (CS-2). In support of this recommendation, Bylaw Nos 379
and 380 are attached for the Committee's consideration.
RECOMMENDATIONS

1.

THAT the report from the Chief Administrative Officer be received;

2.

THAT the Committee recommend that Bylaws No. 379 and 380 be forwarded to the Board
for first and second reading;

3.

THAT the Committee recommend the Board authorize a public hearing to consider Bylaws
Nos. 379 and 380, and
THAT the public hearing be held at a time and place to be determined.
ectfully:

Dave Leitch
Chief Administrative Officer
BACKGROUND

The applicants acquired the property in 2018 and secured funding from a variety of sources
including the Victoria Foundation, CMHC and BC Housing in order to carry out suitability studies
for the property to provide a source of affordable housing in Mansons Landing.
The proposed development will consist of eight 1-bedroom units, eight 2-bedroom units and four
three-bedroom units, clustered in 8 different buildings between one and two storeys in height. Half
of the units will be adaptable for wheelchair use and two of the larger units will offer the potential
for a 'lock-off' studio apartment for further flexibility. All units will meet today's energy efficiency
benchmarks as well as offering a rent structure that accords with Community Housing Fund
requirements.
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AGENCY REFERRALS

The application was referred to several agencies for their consideration. Comments received to
date are summarized in the following table:
Agency

Comments

Advisory Planning Commission

Recommended support of the proposal.

BC Assessment Authority:

No response.

Fire Department — Cortes Island:

No response.

Ministry of Municipal Affairs

No response.

and Housing:
FLNRORD — Environment:

Applicants to prepare RAR report with respect to
watercourse crossing the property, limit vegetation
clearance to times outside the nesting season for local
birds and to prepare an erosion and sedimentation control
management plan for the proposed development.

FLNRORD — Archaeology:

If an archaeological site is encountered during
development, activity must be halted and the Archaeology
Branch contacted for direction.

MoTI:

No response.

VIHA:

Development to comply with VIHA's Subdivision Servicing
Standards of July, 2013.

First Nation

Comments

Homalco First Nation:

No response.

Klahoose First Nation:

No response.

Tla'amin Nation:

No response.

PLANNING ANALYSIS

The property at 965 Beasley Road is currently designated and zoned Residential (R-1). As the
current Residential designation and zoning are inconsistent with the proposed seniors and
affordable housing use, a re-designation to a CS designation and a rezoning to a proposed new
CS-2 zone is required to facilitate the proposed development. The proposed OCP amendment
and zoning amendment should not adversely affect residential use of the area or affect adjacent
properties, as only 2.45 hectares are involved and could be considered an eastward extension of
the existing seniors' facility at 951 Beasley Road. The proposal is compatible with the existing
residential, commercial and public utility uses of nearby parcels and is consistent with the
character of the area, which is made up of a mixture of land uses. Public amenities attached to
the proposal include a trail connection between the existing seniors' facility, Mansons Landing
and Cemetery Road, a continuous forested buffer along the eastern boundary of the property for
privacy, rainwater absorption and wildlife purposes, and an off-road route to school for
schoolchildren in the area.
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Studies to date include a hydrogeological assessment and the suitability of the land for a
wastewater treatment system. The hydrogeological assessment found that the principal aquifer
is very productive, and the drilling of a new well to service the development will not impact the
wells on adjoining properties. Also, there is a relatively permeable sand and gravel layer
underlying the property which will assist in post-development ground infiltration runoff.
Wastewater treatment on site will be provided by an advanced Type 2 treatment system, based
on a peak daily design flow of 14,850 litres per day. The system will offer advanced monitoring
via telemetry controls and has been certified for use with the proposed development. The site has
low potential for archaeological remains, but the Ministry of Environment would like a Riparian
assessment to be carried out with respect to the drainage ditch which bisects the property and
discharges in the direction of Hague Lake.
In addition to providing affordable housing for seniors and low-income families, this proposal is
deemed to be consistent with the overall intent of the OCP and characteristic of other land use in
the area. In light of this, support can be found to re-designate and rezone the 2.45-hectare portion
of the property to CS / CS-2.
FINANCIAL IMPLICATIONS

Fees for the official community plan and rezoning application process have been applied in
accordance with the Regional District's Planning Procedures and Fee Bylaw (Bylaw No. 5).
LEGAL IMPLICATIONS

This report and the recommendations contained herein follow the Local Government Act (LGA)
and Regional District bylaws. This includes the zoning of land, which includes the surface of the
water, set out in s.479 of the LGA.
CITIZEN/PUBLIC RELATIONS IMPLICATIONS

To date, the applicants have held a number of design workshops with invited members of the
community. Should a recommendation of support be made for the application to proceed
forward, public consultation will occur in the form of a public hearing, conducted in compliance
with the requirements of ss.464 - 465 'Public Hearings', of the LGA, as required prior to final
adoption of any proposed bylaw amendments.
INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS

The planning department will be responsible for all aspects of the bylaw amendment process.
Additionally, corporate services staff resources will be required during the public hearing process
and the finalization of the adoption of the bylaws.
Submitted by:

Aniko Nelson
Senior Manager, Community Services
Prepared by: J. Neil!, Planner
Attachment: Bylaw Nos. 379 and 380
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Rainbow Ridge Development Statistics - Proposed Phase 1
hectares

Overall Development Site

ml

20.5

Gross Lot Area (Phase 1)

2.45

Road Dedication (Phase 3)

0.45

Net Lot Area (Phase 1)

2.0

Remaining Development Site (Future Phases)

18.05

Total Gross Floor Area (Phase 1)

0.1675

I
3675.0

Note: GFA Is calculated by measuring to the outside laces oF all exterior walls

Note: This Figure Is lot coverage for buildings only

0.08

Floor Space Ratio (Phase 1)
Total Building Footprint Area (Phase 1)

0.1286

1286.0

Total On-Grade Decks Footprint Area (Phase 1)

0.0289

289.0

Total Building & Decks Footprint Area (Phase 1)

0.1575

1575.0

0.08

Site Coverage (Phase 1)
Minimum Residential Setbacks to

-

metres

north p1 (buildIng 2)

47.00

south pl(bulldlng 8)

31.80

west p1 (building 8)

35.53

ea5t p1 @ road ROW (building 4)
Minimum Accessory Setbacks

Note: This figure is lot coverage for decks & entry porches only
Note: This Figure Is total lot coverage - includes buildings, decks, & entry porches

5.84
metres

buildIng 9 to north p1

7.62

building 9 to west p1

31.24

building lOse north p1

7,62

building 10 to west p1 @ road ROW

6.0
BultdlngType 1

Building Types
Area sf
Area m2
Total No. Building Types on Site
Unit Types
1A - 1 bed / 1 storey -Adaptable Unit
lB -2 bed / I storey - Adaptable Unit
2A - 1 bed / 1 storey - Adaptable Unit
28 -2 bed / 2 storeys
2C -3 bed / 2 storeys
3A - 1 bed / 1 utorey -Adaptable Unit
30 -2 bed / 2 Storeys
3C -3 bed /2 storeys - includes 'Flex Studio" Unit
Total UnitCount

BuildIng Type 2

6,638.0

5,SSLO

5,843.0

18,032.0

616.6

515.6

5418

1,675.0

4
Area sf
632.5
1,027.0
632.5
976.0
1,167.0
632.5
976.0
1,313.0

Area ml
58.8
95.4
58.8
90.7
108.4
58.8
90.7
1.22.0

Total Building Area

BuIlding Type 3

2

2
Uflit Types

No Units
4

1 bed - Adaptable Units

4
2
2
2
2
2
2
20

2 bed - Adaptable Units

Unit Mix
8
4

2 bed

4

3 bed
3 bed - md. "Flex Studio" Units

2
2

I

20

I RZ I B 19(Codes Island Seniors Society)

Plans,elevationsandfloorspacecalculations
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Cortes Island Seniors Society
Box 27, Manson's Landing BC
VOP 1KO
October 10th, 2019
RE: Rezoning / OCP Amendment Application — Rainbow Ridge —965 Beasley Rd
To: Director Anderson and the Strathcona Regional District Board
I am pleased to submit on behalf of the Cortes Island Seniors Society (ClSS) an application to rezone 2.45
ha (6.05 ac) of the northern portion of this 20.76 ha (51.3 ac) property. Our proposed rezoning would
allow for the development of up 20 units, plus the possibility of 2 flex studio units, of affordable rental
housing on a newly subdivided lot. The housing will serve families, seniors and other households who
are struggling to find and hold onto suitable and affordable housing. Some of the units may also be
market rental housing, leading to a mixed-income neighbourhood and meeting the requirements of
funders such as BC Housing.
The proposed lot would be 2 ha, with an additional 0.45 ha dedicated as public road. We are proposing
rezoning from the current R-1 zone to a new zone, similar to CS-i zone, which would allow for the
proposed affordable rental housing. We are also requesting an Official Community Plan amendment to a
land use designation consistent with the proposed zoning.
This proposal is supportable for a number of key reasons:
•

The well-documented need for affordable rental housing on Cortes Island as per the 2018 Regional
Housing Needs Assessment, 2017 LEAP Report, 2013 Housing Survey and 2012 Official Community
Plan (OCP).

•

Over 100 households have expressed an interest in living at Rainbow Ridge and registered their
interest at www.CortesCommunityHousing.org our project website.

•

Rainbow Ridge is within walking distance of Mansons Landing, the main village centre on Cortes
Island, for which the OCP "encourages the direction of density for residential and commercial uses
in the Mansons Landing area."

•

The property overlays a deep, large sandy aquifer with ample high quality water as per our
hydrologist's report, which confirms that an additional 20-22 small households will have no impact
on neighbour's wells or long term aquifer capacity.

•

The property has soils suitable for in-ground sewage disposal, which will first be treated by an
Advantex Type 2 treatment system.

•

The property is a previously disturbed (logged) site with no sensitive ecosystems within the
proposed development area.

•

We will implement a progressive rainwater management strategy that will include infiltration of
water into the soils, directing water into surrounding forests, cleaning with constructed rain-gardens
/ wetlands and, if required, infiltration into the deeper sand layers to avoid flooding of neighbours;
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these strategies will help ensure the development does not have a negative impact on our
downslope neighbours or on Hague Lake.
•

Clustered housing development in 8 duplex & triplex buildings will minimize our neighbourhood
footprint, allowing for more significant tree retention and forest conservation than a more widely
dispersed development pattern.

•

Clustered housing is way to cost-effectively build affordable housing while we strive to maintain and
preserve the cherished Cortes rural lifestyle.

Background
In March 2018 the CISS acquired 965 Beasley Road for the purpose of meeting community housing
needs. The Housing Committee of the CISS has been leading the community consultation, fundraising,
neighbourhood and development planning process. In addition to the significant community financial
support in this project, we have received financial support from the Rural Dividend Fund, Victoria
Foundation, CMHC and BC Housing. BC Housing responded positively to our September 2018 application
to their Community Housing Fund and has indicated support for the project concept. They are providing
financial support at this pre-development stage and have indicated a strong likelihood that the project
will be selected the next round of funding (expected in spring of 2020). Our goal is to have the property
appropriately rezoned in advance of their next funding call.

Our Vision
The vision for 965 Beasley Road is that it supports
community needs for housing and other
community purposes in a sustainable way for
generations to come. At this time we are
proposing 20 (+2) units of rental housing. How
and if any of the remaining property is developed
will be determined at a later date through
community involvement, public consultation and
rezoning processes.
Our broad vision for the property was developed
through two design workshops attended by
invited community members, representing a
diverse spectrum of the Cortes Community,
including some of our neighbours. The results of
our design workshops were presented publically
at the end of each session and have been posted
on our website —

www.cortescommunitvhousing.org. We also
completed a variety of technical overview
studies, which helped shape our vision. As
generally illustrated to the right our vision
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includes:
•

Maintaining a community trail connection from Mansons Landing to Cemetery Road. At the outset
this will include a roadside path and continued access along the old forest road. We hope to build a
forest trail in the future.

•

Maintaining a continuous forested wildlife corridor along the western boundary. Within the
northern portion of the site that corridor is approximately 30rn wide. Our vision does not include
daily human use of this zone except for sewage disposal fields (which will maintain significant forest
cover) and a trail to the Seniors Village / Health Centre along the northern property boundary.

•

Maintaining a continuous forested buffer along the eastern boundary. This forested area will be
Important for wildlife and rainwater absorption, but will also include a forest trail (as funding allows)
and provides a green belt for privacy of neighbour's acreages along Sutil Point Road.

•

Including two forested east-west wildlife corridors approximately 40-50 m wide, except for possible
future road crossings. Note that it is uncertain if or when a road would go all the way through the
property to Cemetery Rd.

•
•

Protecting the wetland area to the south east.
Po5sible future clustered development further south on the property, if and when approved by the
community.

We are not proposing to rezone the remainder of the property at this time as we do not have a specific
plan for its development nor can we presuppose future community needs. Our vision does not include
meeting all of the Codes Island affordable housing needs in Mansons Landing and believe we should
also serve that need in other village centres such as Whaletown and Squirrel Cove.
Project Proposal
The project plans submitted with our application illustrate the project plan. We distributed a mix of onebedroom (8 units), two-bedroom (8 units) and 3-bedroom (4 units) in 8 different buildings, some are
one-storey, some two-storey. All the one-bedroom units and 4 of the two-bedroom units are designed
as adaptable units. An innovative aspect of our project design is that two of the three bedroom units
include a flexible main floor master bedroom/studio suite that could house a dependent elder,
independent teen, or be locked off to create a separate studio apartment for a single person. This lockoff studio design provides enhanced flexibility in how we serve community housing needs.
All the units are modest sized and are consistent with the BC Housing Design Guidelines. This includes
targeting Step 4 (very energy efficient) of the BC Building Code. We are assuming a rent structure that
meets the Community Housing Fund requirements with 20 %t of the Units with a deep subsidy for those
on fixed incomes, 50% of the units as rent-geared-to-income (RGI - set at 30% of gross household
income) for lower income households, and 30% of the rents at market rates for moderate income
households. This is summarized in the table on the next page.
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Mark et*

RGI*

Deep Subsidy
Units

Rent

Units

Rent

Units

1 bedroom

2

$375

5

$570

I

$950

2 bedroom

2

$570

4

$650*

2

$1150**

3 bedroom

0

$660

1

3

$1350**

Total

4 / 20%

$975*

10 I 50%

Rents

6 I 30%

* RGI rents estimate
only, depends on
household income
** Market rents
estimate only,
pending BC Housing
approval

We are submitting a series of plans with our application, which illustrate a few key project elements:
1. A 20m public road with a roadside path; the road veers east past the fire hall/skate park to allow
for the 20 (+2) units of housing to not be broken up by a road. The curved road will also help
slow traffic through this new family-oriented neighbourhood.
2. Two surface parking areas that allow for parking near, but not immediately adjacent all units.
3. A central common gathering area with connecting paths.
4.

A communal gardening area.

5.

A separate accessory storage building.

6. A rainwater management built-wetland east of the new road.
7.

In-ground sewage disposal along the western portion of the property; the sewage disposal area
will require thinning but not removal of all the trees, providing a privacy green belt in this area.

8.

A trail connection to the Seniors Village / Health Centre property. We expect this to also allow
access for children to the school and an off-road route to Mansons Landing.

Capacity
We have evaluated the capacity of the property to support development of 20 (+2) units of housing and
are attaching two reports in support of our rezoning application.
Hydro geological Assessment of Potential Impact of Proposed Rainbow Ridge Affordable Rental Housing
Project
This report documents that the hydrogeology of the area is comprised of a relatively deep layer (up to
120 m) of fine to median sand, or Quadra Sands. The main aquifer in these sands is recharged by
seepage from Hague Lake and has excellent water quality, low risk of contamination and has significant
volumes. Drawing water from this aquifer will have no discernable impact on our neighbour's wells.
There are, in the Mansons Landing area, some perched (e.g. closer to the surface) aquifers, but we will
drill to the deeper water level. Indeed, CISS recently drilled a new well into this deep layer and found
excellent quality water with a sustained capacity of approximately 20 gpm.
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The report also indicates that the surface layer of soils is approximately im thick and underlain by a
relatively, but not completely, impermeable layer. This means a higher water table and near-surface
groundwater flows at rainy times of the year. Currently the ditch on the west side of the old logging road
/ existing trail likely captures much of this groundwater flow and directs it to Beasley Rd, where it travels
via ditch, storm water pipe, ditch again and then a small creek to Hague Lake. The report recommends
various methods to encourage infiltration of rainwater from buildings and parking areas into the soils of
the site where it can be taken up by plants and trees. There Is evidence of near-surface groundwater
flows, the report notes that one method to ensure that the development does not have negative
impacts on neighbours or Hague Lake is to provide for infiltration via raingardens / built wetland
through the near-surface impermeable layer into the Quadra Sands below. The large volume and depth
of the Quadra Sands will be a natural filter. Alternatively, raingardens / built wetland can discharge
clean water overland, which will require collaborating with our neighbours to ensure no negative
impacts.
Should the property be rezoned and funding secured for the affordable housing development we will
work with a qualified specialist to design a rainwater management regime that seeks to:
•

Restore natural water flows without impacting our neighbours

•

Clean rain water and any ground-water flows from the septic disposai fields

Report from Ron McMurtrie and Associates, Wastewater System Specialists
This report documents the capacity of the soils to support in-ground wastewater disposal (drainfields)
for 20 units in relation to the installation of advanced type 2 treatment on-site sewerage systems. The
drainfields are proposed to be parallel to the contours within the forest zone along the western
boundary. The soil depth above the limiting layer is identified as between 70-90 cm and supports a mix
of shallow-trench (soil depths 75cm to 90cm) and at-grade system (soil depths 60 cm-75 cm). The trees
within the disposal area will have to be thinned somewhat to accommodate the drainfields. Microdosing in the drainfield will help limit damage to tree-root systems.
The "advanced" type 2 treatment system is identified as AdvanTex by Orenco systems. A type 2
treatment system is defined as achieving effluent with a Biochemical Oxygen Demand (BOD) of 45 mg/I
and Total Suspended Solids (TSS) of 45 mg/I. The "advanced" Type 2 system will achieve improved
performance of approximately 10-20 mg/I for BOD and TSS, reduced fecal coliform levels and increased
nitrogen reductions. Improved nutrient reductions (over typical in-ground wastewater disposal) is
based in part on the AdvanTex system, but also due to the location of drainfields within the forest zone
and planting of the drainfieids with appropriate vegetation to facilitate nutrient uptake and removal of
contaminants in the biologically active rhizosphere.
Additional considerations include:
•

The proposed development area was logged 32 years ago. It has been naturally regenerating
and is comprised of a mix of forest areas dominated by alder and other areas with mixed alder
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and young conifers. The site falls within the CWHxm1, coastal western hemlock xeric maritimel
biogeoclimatic zone.
An ecological overview assessment found no sensitive or rare species or ecosystems within the
proposed development area.
We cannot provide overhead power lines from Beasley Rd due to helicopter flight path
requirements for the helipad at the Fire Hall. We are exploring alternatives to underground
power with poles and overhead lines via statutory rights-of-way over our neighbours' property.
Consultation with the Ministry of Transportation (MoT) has Indicated general support for the
proposed subdivision and public road dedication.
MoT has indicated their preference that the road be designed to accommodate 50km/h vehicle
travel speeds; we don't believe such travel speed are necessary or appropriate in the local
context, but have worked with a traffic engineer to satisfy ourselves that we can meet the
50km/h design criteria if ultimately required to do so.
MoT would like any walking path or trail within the public road right-of-way to be linked to a
maintenance agreement with the Strathcona Regional District (potentially as a designated trail
that connects Mansons Landing Provincial Park to the SRD's Siskin Lane Trails and Smelt Bay
Provincial Park) or an appropriate alternative entity.

•
•

•
•

•

Hague Lake Watershed Impact
We recognize the significant community concern about the health of Hague and Gunflint Lake
watershed and support the efforts of the Friends of Cortes Island (FOCI) to protect and restore it. The
lakes have had significant and smaller algal blooms and we have heard some concern that developing
Rainbow Ridge will make this problem worse. We have consulted with FOCI, reviewed the lake
monitoring reports and consulted with qualified professionals. It is not clear to what degree nutrients
from a fully functioning advanced Type 2 treatment system with in-ground sewage drainflelds would be
a potential contributing factor. Other possible nutrient loading sources include historic (now in the lake
sediments) and current sources such as: failing septic tanks / fields, composting, garden fertilizers,
outhouses, untreated grey water, farming and lakeshore development.
Our best understanding is that given—i) the distance of our proposed sewage drainfield (800 m) from
Hague Lake, 2) the travel route of water from the proposed sewage drainfield area — underground and
then maybe via surface ditch, and 3) the opportunities for plant uptake and settling out of the water
column along the way—that our development will have no impact or virtually no impact on the lakes.
However, in addition we have developed the following strategies that we trust will significantly reduce
the risk of this development having any impact:
•

Investing in an Advantex Type 2 sewage treatment system;

•

Distributing our disposal field within the trees on our site, which will facilitate nutrient uptake
by trees and plants;

•

Testing ground water coming out of the disposal fields (and responding accordingly); and

•

Using the road ditch to direct groundwater to a built wetland, for further plant uptake and
nutrient removal (east of the new road).
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Conclusion

Rainbow Ridge will help meet a critical community need: affordable housing. Lack of adequate and
affordable housing is having a negative impact on the Cortes Island community and population in so
many ways: losing young people off-island, forcing long-time residents and seniors to leave, having
serious financial, mental health and physical health impacts on a portion of the population, and
impacting the economic wellbeing and vibrancy of the Island. We have worked hard to develop a
proposal that will work for Cortes Islanders, will provide a great place to live, is fundable by BC Housing
and others, is sensitive to our neighbours, and minimizes our impact on the environment to the greatest
extent possible.
We look forward to presenting our proposal to you and receiving your support,
Cordially,

Elizabeth Anderson,
Housing Committee Board Liaison, Cortes Island Seniors Society

Applicants' written brief
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409.1.1 Community Services
In addition to the General Settlement policies, the following policies are also applicable respecting
the Community Services land use designation:
a.
The Community Services land use designation is intended to permit moderate density
development in community nodes.
b.
The Community Services land use designation is intended to permit a mix of community
service uses that provide residential, health, social and recreational services to the Cortes Island
Community.
c.
Lands designated Community Services shall generally be restricted to a minimum parcel
size of not less than 1 hectare, except in cases where smaller parcel sizes can be justified to meet
Plan and community objectives and the land can be adequately serviced.
d.
Lands designed Community Services shall generally be up to 10 residential units per
hectare and may include a mix of residential and services uses on the same parcel.
e.
Notwithstanding item 409.1.1(d), increased densities may be permitted in limited
circumstances where clustering of units at higher densities helps to achieve Plan and community
objectives.
OCP Objectives and Policies — Part 400
(Proposed amendment in bold)

Staff Report — CP 1 B 19 I RZ 1 B 19 (Cortes Island Seniors Society)

607.1
1)

COMMUNITY SERVICES iWO (CS2)
PERMITTED PRINCIPAL USE
a)

2)

PERMITTED ACCESSORY USES
a)

3)

4)

Seniors and affordable housing.

Accessory buildings and structures.

CONDITIONS OF USE
a)

Residential use is limited to 12 dwelling units per hectare to a maximum of
25 dwelling units per lot.

b)

No parking, loading or outdoor storage areas shall be located within 1.5
metres of any property line, except where the abutting lot is zoned
Residential One, Rural Residential One or Rural One; in which case the
setback requirement shall be increased to 4.5 metres.

C)

ftil outdoor storage shall be screened from any abutting property.

d)

For every building or structure to be erected or enlarged, off-street parking
is to be located on the subject property.

SITING AND HEIGHT OF BUILDINGS AND STRUC11JRES
a)

Except where otherwise specified, the setbacks and height requirements
for buildings and structures within the Community Services Two (CS-2)
zone shall be set out in the table below:

Type of Structure

Maximum Height

Required Setback from all Property Lines

Principal & Accessory

10.0 metres

7.5 metres

5)

LOT COVERAGE
a)

6)

The maximum lot coverage of all buildings and structures shall not exceed
40% of the total lot area.

SUBDIViSION REQUIREMENTS (SEE ALSO PART 500)
Minimum Lot Area:
a) When connected to community water and/or sewerage system: 8000 square
metres.
b) When serviced by well and approved septic disposal system: 1.0 hectare.

(Note: Prior to construction of a dwelling on a property, or alteration of a dwelling to incorporate a
suite, Environmental Health approval shall be obtained.)
END • CS-2

Proposed Community Services Two (CS-2) Zone
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Strathcona

REGIONAL DISTRICT BOARD

REGIONAL DISTRICT

Wednesday, August 19, 2020
Minutes of the meeting of the Board of Directors of the Strathcona Regional District held on Wednesday,
August 19, 2020 at the Strathcona Regional District offices located at 990 Cedar Street, Campbell River,
B.C.
A quorum having been confirmed, the Chair called the meeting to order at 12:30 p.m. with the following
members physically in attendance or participating electronically:
MINUTES
Chair:
Directors:

Associate Member:

M. Babchuk City of Campbell River
J. Abram
Discovery Islands-Mainland Inlets (Electoral Area C)
A. Adams
City of Campbell River
N. Anderson Cortes Island (Electoral Area B)
J. Colbome
Village of Zeballos
C. Cornfield City of Campbell River
M. Davis
Village of Tahsis
R. Kerr
City of Campbell River
B. Leigh
Oyster Bay-Buttle Lake (Electoral Area D)
City of Campbell River
C. Moglove
B. Unger
Village of Gold River
G. Whalley
KyuquotfNootka-Sayward (Electoral Area A)
Ka:yu:'k't'h'/Che:k't1es7et'h' First Nation
K. Jules

ADOPTION OF PUBLIC AGENDA
LeighlComfield: SRD 573/20
THAT the agenda for the August 19, 2020 regular meeting of the
Board be adopted as presented.
CARRIED

ADOPTION OF MINUTES
Unger/Colborne: SRD 574/20
THAT the minutes of the regular meeting of the Regional Board
held on July 22, 2020 be adopted.
CARRIED
BUSINESS ARISING FROM MINUTES
Public Attendance at Meetings
Director Leigh requested confirmation that the September 16, 2020
meeting would be open for attendance by the public and directors.
The Chair advised that the meeting would be open to the public and
directors, however meetings would be conducted via remote access.
COVID-19 Office Protocols

https://agenda.strathconard.ca/public/minutes_printer.asp?printerrl &1d81 &AgendaType=1&MeetingDate8/19/2020&MeetingType52
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Abram/Leigh: SRD 5 94/20
THAT the report from the Chief Administrative Officer be received.
CARRIED
Abram/Anderson: SRD 595/20
THAT Bylaw No. 352, being a bylaw to amend the zoning
regulations applicable to Quadra Island, be now introduced and
read a first time.
CARRIED
Abram/Colborne: SRD 596/20
THAT Bylaw No. 352 be given second reading.
CARRIED
Abram/Whalley: SRD 597/20
THAT a further report regarding a public hearing for Bylaw No.
352 be prepared for the Board's consideration.
CARRIED
Bylaw No. 386 - Rezoning Proposal (RZ 2C 20 - S. Quadra Fire
Protection)
Abram/Whalley: SRD 598/20
THAT the report from the Chief Administrative Officer be received.
CARRIED
Abram/Leigh: SRD 599/20
THAT Bylaw No. 386, being a bylaw to amend the zoning
regulations applicable to Quadra Island, be now introduced and
read a first time
CARRIED
Abram/Leigh: SRD 600/20
THAT Bylaw No. 386 be given second reading
CARRIED
Abram/Kerr: SRD 601/20
THAT a further report regarding the scheduling of a public hearing
for Bylaw No. 386 be prepared for the Board's consideration.
CARRIED
Bylaws No. 379 and 380 - OCP and Rezoning (CP lB 19 / RZ
lB 19 - Cortes Island Seniors Society)
AndersonlWhalley: SRD 602/20
THAT the report from the Chief Administrative Officer be received.
CARRIED
Anderson/Colborne: SRD 603/20
THAT a public hearing on Bylaws No. 379 and 380 (Cortes Island
Seniors Society) be authorized to be held starting at 2:00 p.m. on
Thursday, October 15, 2020 in accordance with the requirements of
https://agenda.strathconard.ca/public/minutes_printer.asp?printerl &id=81 &AgendaType1 &MeetingDate=8/19/2020&MeetingType=52
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Ministerial Order M192, and
THAT the Manson's Community Hall located at 983 Beasley Road,
Cortes Island be designated as the physical location for the public
hearing for those individuals wishing to attend the hearing in
person, and
THAT the holding of the public hearing be delegated to the
electoral area directors with the directors for Electoral Area B and
Electoral Area A designated as the Chair and Vice Chair
respectively for the public hearing.
CARRIED
Bylaws No. 352, 383, 384 and 386 - Electoral Area C Public
Hearings
Abram/Colborne: SRD 604/20
THAT the report from the Chief Administrative Officer be received.
CARRIED
AbramlWhalley: SRD 605/20
THAT the following guidelines be followed for the public hearings:
I. We will have sufficient enforcement at the hall to ensure the
COVIDI9 guidelines are followed to the letter;
2. There is an easily accessible method for others to join the hearing
virtually;
3. There is an accurate recording of all the proceedings, both virtual
and in-person;
4. No Director will be required to be in person at the hearing; and
5. The combined minutes will be made available to the directors
within a reasonable time and at the next scheduled Board meeting if
possible.
CARRIED
AbramlLeigh: SRD 606/20
THAT a public hearing on Bylaws No. 383 and 384 (BC Ferries) be
authorized to be held starting at 7:00 p.m. on Wednesday,
September 9, 2020 in accordance with the requirements of
Ministerial Order Ml 92, and
THAT the Quadra Island Community Hall located at 970 West
Road on Quadra Island be designated as the physical location for
the public hearing for those individuals wishing to attend the
hearing in person, and
THAT the holding of the public hearing be delegated to the
electoral area directors with the directors for Electoral Area C and
Electoral Area D designated as the Chair and Vice Chair
respectively for the public hearing.
CARRIED
Abram/Leigh: SRD 607/20
THAT a public hearing on Bylaw No. 386 (Quadra Firehall) be
authorized to be held on Wednesday, September 9, 2020
immediately following the public hearing on Bylaws No. 383 and
384 in accordance with the requirements of Ministerial Order
https://agenda.strathconard.ca/public/minutes_printer.asp?printer=1 &id=81 &AgendaType=1 &MeetingDate=8/19/2020&MeetingType=52
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Strathcona

REGIONAL DISTRICT BOARD

REGIONAL DISTRICT

Wednesday, May 27, 2020
Minutes of the meeting of the Board of Directors of the Strathcona Regional District held on Wednesday,
May 27, 2020 at the Strathcona Regional District offices located at 990 Cedar Street, Campbell River,
B.C.
A quorum having been confirmed, the Chair called the meeting to order at 12:30 p.m. with the following
members physically in attendance or participating electronically:
MINUTES
Chair:
Directors:

M. Babchuk City of Campbell River
Discovery Islands-Mainland Inlets (Electoral Area C)
J. Abram
City of Campbell River
A. Adams
N. Anderson Cortes Island (Electoral Area B)
Village of Zeballos
J. Colborne
C. Cornfield City of Campbell River
Village of Tahsis
M. Davis
City of Campbell River
R. Kerr
City of Campbell River
C. Moglove
Village of Gold River
B. Unger
Kyuquot/Nootka-Sayward (Electoral Area A)
G. Whalley

ADOPTION OF PUBLIC AGENDA
Director Anderson requested that the agenda be varied to consider
the correspondence entitled "Cortes Island Community Foundation"
prior to the staff report entitled "Community Foundation Review
and Analysis".
Director Cornfield requested that the following items be added to
the agenda under Member's Reports:
- Treaty Advisory Committee Training Update; and
- Income Tax Deductions
Cornfield/Anderson: SRD 359/20
THAT the ageiida for May 27, 2020 regular meeting of the Board
be adopted as amended.
CARRIED

ADOPTION OF MINUTES
AbramfUnger: SRD 360/20
THAT the minutes of the regular meeting of the Regional Board
held on May 13, 2020 be adopted.
CARRIED

https://agenda.strathconard.ca/public/minutes....printer.asp?printerl&id81 &AgendaType=1&MeetingDate5/27/2020&MeetingType52
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ii) $5,000 to the Quadra Island Cemetery Society to assist with
replacement fencing.
CARRIED
BYLAWS
Bylaw No. 352 - Rezoning (RZ 8C 19 Quadraponics Cannabis Hedefine)
Abram/Leigh: SRD 397/20
THAT the report from the Chief Administrative Officer be received.
CARRIED
AbramlWhalley: SRD 398/20
THAT the holding of all public hearings in relation to matters
covered by Part 14 [Planning and Land Use Management] of the
Local Government Act be deferred until after September 7, 2020.

With consent from the seconder the Chair permitted the mover to
withdraw the motion.
AbramlWhalley: SRD 3 99/20
THAT Bylaw No. 352 be referred back to staff, the Area Director
and the applicant for further review.
CARRiED
Bylaw No. 378 - Campbell River STORM Licence Agreement
Adams/Leigh: SRD 400/20
THAT the report from the Chief Administrative Officer be received.
CARRIED
Adams/Leigh: SRD 401/20
THAT Bylaw No. 378, being a bylaw to authorize amendments to
the licensing agreement with the Campbell River Storm Hockey
Club for use of the Strathcona Gardens recreation facility, be now
introduced and read a first time.
CARRIED
Adams/Leigh: SRD 402/20
THAT the rules be suspended and Bylaw No. 378 be given second
and third readings.
CARRIED
Adams/Leigh: SRD 403/20
THAT Bylaw No. 378 be returned for further consideration by the
Board following completion of the public notification process.
CARRIED
Bylaws No. 379 and 380 - OCP and Rezoning (CP lB 19 / RZ
lB 19 - Cortes Island Seniors Society)
Anderson/Ives: SRD 404/20
THAT the report from the Chief Administrative Officer be received.
https://agenda.strathconard.ca/public/minutes_printer.asp?printerl &id=81&Agendalype=1 &MeetingDate5/27/2020&MeetingType52
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CARRIED

AndersonlColborne: SRD 405/20
THAT the May 25, 2020 correspondence from the Cortes Island
Seniors Society be received.
CARRIED
Anderson/Moglove: SRD 406/20
THAT a public hearing on Bylaws No. 379 and 380 be authorized
to be held at 1:00 p.m. on Thursday, June 25, 2020 in compliance
with the requirements of Ministerial Order Ml 39, and
THAT the Mansons Landing Community Hall located at 983
Beasley Road on Cortes Island be designated as the physical
location for those individuals wishing to attend the hearing in
person, and
THAT the holding of the public hearing be delegated to the
electoral area directors with the directors for Electoral Area B and
Electoral Area A designated as the Chair and Vice Chair
respectively for the public hearing.
DEFEATED

Directors Abram. Leigh and Whallev
opposed

AbramlWhalley: SRD 407/20
THAT the holding of all public hearings in relation to matters
covered by Part 14 [Planning and Land Use Management] of the
Local Government Act be deferred until after September 7, 2020.
CARRIED

Director Anderson opposed

The Chair advised that based on the previous resolution the
following two items would not be considered at the current
meeting:
Bylaws No. 383 and 384 - OCP and Rezoning (CP 1C 19/ RZ 2C
19 - BC Ferries)
Report from the Chief Administrative Officer.
Bylaw No. 386 - Rezoning Proposal (RZ 2C 20 - South Quadra
Fire Protection)
Report from the Chief Administrative Officer.
Bylaws No. 393 and 394 - Public Library Capital Financing
Service
Leigh/Kerr: SRD 408/20
THAT the report from the Chief Administrative Officer be received.
CARRIED
Leigh/Cornfield: SRD 409/20
THAT third reading of Bylaw No. 393 be rescinded.
CARRIED
Cornfield/Leigh: SRD 410/20
THAT Bylaw No. 393 be amended in accordance with Appendix
https://agenda.strathconard.ca/public/minutes_printer.asp?printerl &id=81&AgendaType=1 &MeetingDate'5/27/2020&MeetingType52
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Strathcona

REGIONAL DISTRICT BOARD

REGIONAL DISTRICT

Wednesday, January 29, 2020
Minutes of the meeting of the Board of Directors of the Strathcona Regional District held on Wednesday,
January 29, 2020 at the Strathcona Regional District offices located at 990 Cedar Street, Campbell River,
B.C.
A quorum having been confirmed, the Chair called the meeting to order at 12:30 p.m. with the following
members in attendance:
MINUTES
M. Babchuk City of Campbell River
Discovery Islands-Mainland Inlets (Electoral Area C)
J. Abram
City of Campbell River
A. Adams
N. Anderson Cortes Island (Electoral Area B)
C. Cornfield City of Campbell River
Village of Tahsis
M. Davis
Oyster Bay-Buttle Lake (Electoral Area D)
B. Leigh
J. MacDonald Village of Sayward
Village of Gold River
B. Unger
G. Whalley
Kyuquot/Nootka-Sayward (Electoral Area A)
City of Campbell River
Alt. Director: C. Evans
for C. Moglove

Chair:
Directors:

ADOPTION OF PUBLIC AGENDA
Leigh/Abram: SRD 3 6/20
THAT the agenda for January 29, 2020 regular meeting of the
Board be adopted as presented.
CARRIED
Director Colborne entered the meeting chambers.
PETITIONS AND DELEGATIONS
Climate Change - The Truth About Global Warming
Director Whalley made a presentation on the topic of Climate
Change.
Unger/Comfield: SRD 37/20

1/31/2020
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CARRiED
Leigh/Whalley: SRD 72/20
THAT Bylaw No. 366, being a bylaw to amend the official
community plan for Electoral Area D, be now introduced and read
a first time.
CARRIED
Leigh/Whalley: SRD 73/20
THAT Bylaw No. 366 be given second reading.
CARRIED
Leigh/Whalley: SRD 74/20
THAT Bylaw No. 367, being a bylaw to amend the zoning
regulations applicable to Electoral Area D, be now introduced and
read a first time.
CARRIED
LeighlWhalley: SRD 75/20
THAT Bylaw No. 367 be given second reading.
CARRIED
Leigh/Whalley: SRD 76/20
THAT a public hearing to consider Bylaws No. 366 and 367 be
scheduled to be held at 7:00 p.m. on Wednesday, February 26, 2020
at the Oyster Bay Resort Meeting Hall located at 4357 South Island
Highway, Campbell River, B.C., and
THAT the holding of the public hearing be delegated to the
directors for Electoral Areas A, C and D with Director Leigh and
Director Abram designated as the Chair and Vice Chair respectively
for the public hearing.
CARRIED
Director Anderson opposed
Bylaws No. 379 and 380 (CP lB 19 / RZ lB 19 - Cortes Island
Seniors Society)
Anderson/Colbome: SRD 77/20
THAT the report from the Chief Administrative Officer be received.
CARRIED
AndersonlWhalley: SRD 78/20
THAT Bylaw No. 379, being a bylaw to amend the Cortes Island

1131/2020
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official community plan for Electoral Area B be now introduced
and read a first time.
CARRIED
Anderson/Whalley: SRD 79/20
THAT Bylaw No. 379 be given second reading.
CARRIED
Anderson/Whalley: SRD 80/20
THAT Bylaw No. 380, being a bylaw to amend the zoning
regulations applicable to Electoral Area B, be now introduced and
read a first time.
CARRIED
AndersonlWhalley: SRD 8 1/20
THAT Bylaw No. 380 be given second reading.
CARRIED
AndersonlWhalley: SRD 82/20
THAT a public hearing to consider Bylaws No. 379 and 380 be
scheduled to be held at 1:00 p.m. on Thursday, April 30, 2020 at the
Manson's Landing Hall located at 983 Beasley Road, Cortes Island,
B.C, and
THAT the holding of the public hearing be delegated to the
electoral area directors with Director Anderson and Director
Whalley designated as the Chair and Vice Chair respectively for the
public hearing.
CARRIED
CORRESPONDENCE
Marine Protected Area Network
Comfield/Unger: SRD 83/20
THAT the January 17, 2020 correspondence from the Marine
Protected Area Network regarding planning in the Northern Shelf
Bioregion be received.
CARRIED
Geoscience BC
LeighlColborne: SRD 84/20
THAT the January 21, 2020 correspondence from Geoscience BC
regarding the Vancouver Island North Regional Project be received.
CARRIED
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Strathcona
Regional District

ELECTORAL AREAS SERVICES COMMITTEE

Wednesday, January 15, 2020
Minutes of the inaugural meeting of the Electoral Areas Services Committee held on Wednesday,
January 15, 2020 at the Strathcona Regional District office located at 990 Cedar Street, Campbell River,
BC.
A quorum having been confirmed, the Corporate Officer called the meeting to order at 9:30 a.m. with the
following members in attendance:
MINUTES
Directors:

J. Abram
B. Leigh
G. Whalley
Alt. Director: C. Dow
for N. Anderson

Electoral Area C (Discovery Islands-Mainland Inlets)
Electoral Area D (Oyster Bay-Buttle Lake)
Electoral Area A (Kyuquot/Nootka-Sayward)
Electoral Area B (Cortes Island)

ELECTION OF CHAIR
The Corporate Officer called for nominations for the position of
Chair.
Director Leigh nominated Director Abram. Director Abram
accepted the nomination with thanks.
The Corporate Officer called a second and third time for
nominations and there were none.
Director Abram was declared elected by acclamation to the position
of Chair.
ELECTION OF VICE CHAIR
The Corporate Officer called for nominations for the position of
Vice Chair.
Director Whalley nominated Director Leigh. Director Leigh
accepted the nomination with thanks.
The Corporate Officer called a second and third time for
nominations and there were none.
Director Leigh was declared elected by acclamation to the position
of Vice Chair.
https://agendastrathconard.ca/public/minutesprinter.asp?printer=1 &id=81 &AgendaType=2&MeetingDate=1/15/2020&MeetingType=101
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CARRIED
Animal Control Bylaw Request
Whalley/Leigh: EASC 21/20
THAT the report from the Chief Administrative Officer be received.
CARRIED
Bylaw Enforcement Policy - Review
Whalley/Dow: EASC 22/20
THAT the report from the Chief Administrative Officer be received.
CARRTED
Request for Financial Assistance - Quadra Island Seniors
Whalley/Dow: EASC 23/20
THAT the report from the Chief Administrative Officer be received.
CARRIED
Whalley/Dow: EASC 24/20
THAT the Committee recommend that an Economic Development
Grant for the Quadra Island Seniors, Branch #91, BCOAPO in the
amount of $4,000 be approved to assist with the costs associated
with the Quadra Island tourism booth to be paid from the Electoral
Area C economic development budget.
CARRIED
BYLAWS
Bylaws No. 366 and 367 (CP 3D 19 / RZ 3D 19 — Johansen)
LeighlWhalley: EASC 25/20
THAT the report from the Chief Administrative Officer be received.
CARRIED
Leigh/Whalley: EASC 26/20
THAT the Committee recommend that Bylaws No. 366 and 367 be
given first and second readings, and
THAT a public hearing be scheduled to be held at a time and place
to be determined.
CARRIED
Bylaws No. 379 and 380 (CP lB 19 I RZ lB 19 - Cortes Island
https://agenda.strathconard.ca/publiclmiriutes_ printer.asp?printerl &id=81 &AgendaType=2&MeetingDate=1/15/2020&MeetingType=101
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Seniors Society)
Dow/Whalley: EASC 27/20
THAT the report from the Chief Administrative Officer be received.
CARRIED
Leigh/Whalley: EASC 28/20
THAT the Committee recommend that Bylaws No. 379 and 380 be
given first and second readings, and
THAT a public hearing be scheduled to be held at a time and place
to be determined.
CARRIED

TERMINATION
Whalley/Dow: EASC 29/20
THAT the January 15, 2020 inaugural meeting of the Electoral
Areas Services Committee be terminated.
CARRIED
Time: 11:10a.m.
Certified Correct:

Chair

Corporate Officer

https://agenda.strathconard.ca/public/minutesprinter.asp?printer=1 &id=81 &AgendaType=2&MeetingDate=1/15/2020&MeetingTyper101

6/6

Notification

10/5/2020

cortesisland.com Tideline: Articles
masthead. Ester Strijbos

CORTES1SLAND. ACCOMMODATIONS' BUSINESSESV SPECIALSECTIONS-'

MCkE

COMMUNITY ARTICLES
Cortes - Quadra Webcains
Quadra - CR Webcams

ADD YOUR OWN LIST BY CATEGORY
October 2020
o CONTINUED MEAL TRAIN FOR PAWL
a RAINBOW RIDGE HOUSING
a SQUIRREL COVE WINCH OUT OF ORDER
a SAUCE IT UP! TAKE 2-A PRESERVATION
WORKSHOP
o NOTICE OF PUBUC HEARING - BYLAWS No.

Strathcona

kbnd
Hth M

REGIONAL DISTRICT

379 & 380
a FLU CLINIC - GORGE HALL
o CISS OCTOBER NEWS

September2020
a ARCHAEOLOGY: THE SCIENCE OF ONCE &
FUTURE THINGS @ FOLK U
a KIM Cl-Il WORKSHOP-WITH SUJON
a WCC SEEKING NEW AND DYNAMIC
EXECUTIVE MEMBERS
a REMINDER OF THE WHALETOWN COMMUNITY
CLUB AGM PICNIC
a RAISING THE ROOF!
FRIDAY MARKET CONTINUES WITH THE CAR
BOOT SALE
a E-HELP PHONE APPOINTMENTS
a You ARE A RAINBOW BY CHARLES
CROSSLAND
a CORTES FIRE DEPARTMENT - NEW RECRUITS
WELCOME!
a COMMON NIGHTHAWK SIGHTINGS THIS
SUMMER
a ANNUAL GENERAL MEETING
a BC WILDFIRE SERVICE NEWS RELEASE
a SONG RELEASE BY JEMMA AND THE GOOD
THING
THE CAR BOOT SALE WILL CONTINUE
THROUGH THE WINTER
JAMES CREEK SPAWNING GRAVEL
a RENTAL HOUSING FOR CORTES
a HARBOUR AUTHORITY AGM - OCTOBER 8TH,
7PM
o FALL HARVEST 2020 STARTUP
a THANK YOUI
a AUTUMN GODDESS ART AC11Vrfl'
a HEY YOUTH! AFTERSCHOOL PROGRAMS ARE
STARTING AGAIN!
a DEATHCARING COLLECTIVE MONTHLY
MEETING
a TOWNHALL MEETING WITH MP RACHEL
BLANEY
a WHALETOWN COMMUNITY CLUB AGM
a RAINBOW RIDGE REZONING PUBLIC HEARING
SCHEDULED
a UPDATE ON BLACK BEAR ACTIVITY ON
CORTES ISLAND
a CORTES CREEK SIGNAGE
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NOTICE OF PUBUC HEARING - BYiws No. 379 & 380+
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Date: Thursday, October 15, 2020
Please see attachment for Public Hearing Details.
Primary Virtual Location (preferred option)
Via Internet: https://srd.ca/meetnow
Via telephone: 1-844-636-6317 (toll free)
Conference ID: 520 470 654#
COVID 19 Health Restrictions apply. Secondary Inperson location: Manson's Hall - maximum capaCity 22
people.
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Natural Food Co-op
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* Folk University's:
Folk U Radio
011a-3p
Thrift Store
012p-4p
Cortes Island
Museum is Open
0 i2p-3p
Friday Market And
Car Boot Sale

4

5

* Kim Chi Workshop
0 ioa-ip
Autumn Walk
0 I2:30p-2p
Qigong

6
09a-I1a
Last Fresh Fish Sale
of the Season!

8

7

Saturday

3
0 ip-p
Cortes Island
Museum is Open
012p-3p
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Folk U Radio
011a-3p
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Cortes Island
Museum is Open
012p-3p
Wild CoOns Exhibit

12

13

14
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Rezoning Public
Hearing
02p
Notice of Public
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0 i:p-ap
Qigongt canceled fur
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Folk U Radio
Thrift Store
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Friday Market And
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25
0 i2:3t)p-2p
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0 i:op-p
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26

27
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15

28

29
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* Parent Is totsWisaletown
*Folk University's:
Folk U Radio
0 iia-tp
Thrift Store
®
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Friday Market And
Car Boot Sale

31OMental Health Support
(no need to dial area code)
Grocery Store Hours

17
012p-4p
Cortea Island
Museum is Open
Ol2p-sp
Wild Cortes Exhibit

Natural Food Co-op
Mon - Fri 9am -7pm
Sat & Sun io am - 6pm
Cortes Market
Mon-Sat 9am -7pm
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Monday (Seniors Day) 9am - to am
Seniors & vulnerable people priority
Gorge Harbour Marina
Mon - Sat am -6 pm
Sunday loam -6 IsnI

24
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012p-4p
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orteo Island
Folk U Radio
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0 lla-3p
012p-3p
Thrift Store
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Corteo Island
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012p-3p
Friday Market And
Car Boot Sale
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Strathcona

NOTICE OF PUBLIC HEARING

REGIONAL DISTRICT

BYLAW NO. 379 — CORTES ISLAND OFFICIAL COMMUNITY PLAN BYLAW 2012,
Amendment No. 2
BYLAW NO. 380 — ELECTORAL AREA 'I' (CORTES ISLAND) ZONING BYLAW, 2002,
Amendment No. 30
Date:

Thursday, October 15, 2020

Location:

Primary Virtual Location: (preferred option)
Via internet:
https ://srd .ca/meetnow
Via telephone:
1-844-636-6317 (toll-free)
Conference ID: 520 470 654#
Secondary In-person location:
(Only where absolutely necessary & due to COVID 19 health restrictions max capacity 22)
Manson's Community Hall — 983 Beasley Road, Mansons Landing, BC

Public Hearing for Bylaw Nos. 379 and 380 to commence at: 2:00 p.m.
Area affected: The subject area is described as a 2.45-hectare portion of the easterly 78 acres of the Frac. NE 1/4
of Section 7, Cortes Island, Sayward District, as shown on plan deposited under DD 720081, except Parcel A (DD
735231) and except those parts in Plans 7861, 11864, 1300R, 20460, 36874, V1P51 538, V1P52055, V1P71344 and
V1P771 76 (965 Beasley Road) as shown on the map below.

I,

Pd

Rexford Roac

Beasley Road

-o
0

Area to be re-designated
Community Services
and rezoned Community
Services Two (CS-2)

Skjn

Purpose: Bylaw No. 379, if adopted, would re-designate a 2.45-hectare portion of 965 Beasley Road, Mansons
Landing BC from Residential to Community Services and amend the maximum residential density permitted within
the Community Services designation from ten units per lot to ten units per hectare. Bylaw No. 380, if adopted,
would rezone the aforementioned from Residential One (R-1) to a new Community Services Two (CS-2) zone to
facilitate the development of up to 25 seniors' and affordable housing units on the property.

Copies of the proposed bylaws and related information are available for inspection by appointment at the
Strathcona Regional District Customer Service Centre, located at #102 — 990 Cedar Street, Campbell River,
between the hours of 8:30 am. and 4:30 p.m., Monday to Friday, from September 30, 2020 until 4:30 p.m. on
Wednesday, October 14, 2020 (excluding the public holiday on Monday, October 12, 2020). The Bylaws and
associated staff reports may also be viewed on the Strathcona Regional District website at www.srd.ca.
The public hearing will be held by a delegation of Electoral Area directors representing the Strathcona Regional
District Board. Attendance at the public hearing will be available virtually by pasting this link into your internet
browser: https://srd.ca/meetriow Anyone who believes their interests are affected by the proposed bylaws will be
given an opportunity to be heard at the public hearing virtually via the link and/or telephone number provided above
and through a call-in feature as provided during the comments portion of the hearing. In those limited cases where
attendance is conducted in-person, these individuals will also be afforded the opportunity to be heard during the
comments portion of the hearing.
Written submissions from persons who are either unable to attend the public hearing or are attending the hearing
virtually must be delivered by hand or electronically to the Regional District office no later than 4:30 p.m. on
Wednesday, October 14, 2020 in order to be considered as part of the public hearing record. In those limited cases
where persons are attending the hearing in-person, the SRD will accept the filing of written submissions at the
hearing up to its close. The Strathcona Regional District cannot consider any representations made after the close
of the public hearing.
Inquiries should be directed to:
Aniko Nelson, Senior Manager, Community Services
Strathcona Regional District
301 — 990 Cedar Street, Campbell River BC V9W 7Z8
Tel: 250-830-6700 I 1-877-830-2990 I Fax: 250-830-6710
Web: www.srd.ca I Email: planning(srd.ca

Strathcona
REGIONAL DISTRICT

NOTICE OF
PUBLIC HEARING
BYLAW NO. 379— CORTES ISLAND OFFICIAL
COMMUNITY PLAN BYLAW 2012, Amendment No.2
BYLAW NO. 380— ELECTORAL AREA 'I' (CORTES
ISLAND) ZONING BYLAW, 2002, Amendment No. 30
Date:

Thursday, October 15, 2020

Virtual Location:
Via internet:

https//srd.calmeetnow

Via telephone:

1-844-636-6317 (toIl-free)

Conference ID:

520 470 6544

Secondary In-person location:
(Only where absolutely necessary & due to COVID
19 health restrictions max capacity 22)
Manson's Community Hall
983 Beasley Road
Mansons Landing, BC
Public Hearing to commence at 2:00 p.m.
Area affected: The subject area is described as a
2.45-hectare portion of the easterly 78 acres of the Frac.
NE '6 of Section 7, Corles Island, Sayward District, as
shown on plan deposited under DO 720081, except Parcel
A COD 735231) and except those parts in Plans 7861, 11864,
1300R, 20460, 36874, V1P51538, VlP52055, V1P71344 and
VlP77176 (965 Beasley Road) as shown on the map below,
Purpose: Bylaw No. 379, it adopted, would re-designate
a 2.45-hectam portion of 965 Beasley Road, Mansons
Landing BC from Residential to Community Services and
amend the maximum residential density permitted within
the Community Services designation from ten units per lot
to ten units per hectare. Bylaw No. 380, if adopted, would
rezone the aforementioned from Residential One jR-i) to a
new Community Services Two (CS-2) zone to facilitate the
development of up to 25 seniors' and affordable housing
units on the property.

Beai

Area lobe re-designated
Community Services
and rezoned Community
Services Twe ICS 21

Copies of the proposed bylaws and related information are
available for inspection by appointment at the Strathcona
Regional District Customer Service Centre, located at #102
— 990 Cedar Street, Campbell River, between the hours of
8:30 am, and 4:30 p.m., Monday to Friday, from September
30, 2020 until 4:30 p.m. on Wednesday, October 14, 2020
(excluding the public holiday on Monday, October 12,
2020). The Bylaws and associated staff reports may also
be viewed on the Strathcona Regional District website at
www.srd.ca.
The public hearing will be held by a delegation of Electoral
Area directors representing the Stralhcona Regional District
Board. Attendance at the public hearing will be available
virtually by pasting this link into your internet browser:
htlps'//srd.ca/meelnow Anyone who believes their interests
are affected by the proposed bylaws will be given an
opportunity to be heard at the public hearing virtually via the
link and/or telephone number provided above and through
a call-in feature as provided during the comments portion
of the hearing. In those limited cases where attendance is
conducted in-person, these individuals will also be afforded
the opportunity to be heard during the comments portion
of the hearing.
Written submissions from persons who are either unable
to attend the public hearing or are attending the hearing
virtually mast be delivered by hand or electronically to
the Regional District office no later than 4:30 p.m. on
Wedneadsy. October 14, 2020 in order to be considered
as part of the public hearing record. In those limited cases
where persons are attending the hearisg in-person, the SRD
will accept the filing of written submissions at the hearing
up to its close. The Strathcona Regional District cannot
consider any representations made after the close of the
public hearing.
Inquiries should be directed to:
Aniko Nelson, Senior Manager, Community Services
Strathcona Regional District
301 —990 Cedar Street, Campbell River BC V9W 7Z8
Tel: 250-830-67001 1-877-830-2990 (Fax: 250-830-6710
Web: ww'w.srd.ca I Email: planning@srd.cu

Strathcona
REGIONAL DISTRICT

NOTICE OF
PUBLIC HEARING

BYLAW NO. 379 — CORTES ISLAND OFFICIAL
COMMUNITY PLAN BYLAW 2012, Amendment No. 2
BYLAW NO. 380 — ELECTORAL AREA 'I' (CORTES
ISLAND) ZONING BYLAW, 2002, Amendment No. 30
Date:

Thursday, October 15, 2020

Location: Primary Virtual Location: (preferred option)
https://srd.ca/meetnow
Via internet:
1-844-636-6317 (toll-free)
Via telephone:
Conference ID: 520 470 654#
Secondary In-person location:
(Only where absolutely necessary & due to
COVID 19 health restrictions max capacity 22)
Manson's Community Hall
983 Beasley Road
Mansons Landing, BC
Public Hearing for Bylaw Nos. 379 and 380 to commence at:
2:00 p.m.
Area affected: The subject area is described as a 2.45-hectare
portion of the easterly 78 acres of the Frac. NE 1/4 of Section 7,
Cortes Island, Sayward District, as shown on plan deposited under
DD 720081, except Parcel A (DD 735231) and except those parts in
Plans 7861, 11864, 1300R, 20460, 36874, V1P51538, VlP52055,
V1P71344 and V1P77176 (965 Beasley Road) as shown on the map
below.
Purpose: Bylaw No. 379, if adopted, would re-designate a 2.45hectare portion of 965 Beasley Road, Mansons Landing BC from
Residential to Community Services and amend the maximum
residential density permitted within the Community Services
designation from ten units per lot to ten units per hectare. Bylaw No.
380, if adopted, would rezone the aforementioned from Residential
One (R-1) to a new Community Services Two (CS-2) zone to
facilitate the development of up to 25 seniors' and affordable
housing units on the property.
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Area to be re-designated
Community Services
and rezoned Community
Services Two (CS-2)
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Copies of the proposed bylaws and related information are available
for inspection by appointment at the Strathcona Regional District
Customer Service Centre, located at #102 — 990 Cedar Street,
Campbell River, between the hours of 8:30 a.m. and 4:30 p.m.,
Monday to Friday, from September 30, 2020 until 4:30 p.m. on
Wednesday, October 14, 2020 (excluding the public holiday on
Monday, October 12, 2020). The Bylaws and associated staff
reports may also be viewed on the Strathcona Regional District
website at www.srd.ca.
The public hearing will be held by a delegation of Electoral Area
directors representing the Strathcona Regional District Board.
Attendance at the public hearing will be available virtually by pasting
this link into your Internet browser: https://srd.ca/meetnow Anyone
who believes their interests are affected by the proposed bylaws will
be given an opportunity to be heard at the public hearing virtually
via the link and/or telephone number provided above and through a
call-in feature as provided during the comments portion of the
hearing. In those limited cases where attendance is conducted inperson, these individuals will also be afforded the opportunity to be
heard during the comments portion of the hearing.
Written submissions from persons who are either unable to attend
the public hearing or are attending the hearing virtually must be
delivered by hand or electronically to the Regional District office no
later than 4:30 p.m. on Wednesday, October 14, 2020 in order to be
considered as part of the public hearing record. In those limited
cases where persons are attending the hearing in-person, the SRD
will accept the filing of written submissions at the hearing up to its
close. The Strathcona Regional District cannot consider any
representations made after the close of the public hearing.
Inquiries should be directed to:
Aniko Nelson, Senior Manager, Community Services
Strathcona Regional District
301 — 990 Cedar Street, Campbell River BC V9W 7Z8
Tel: 250-830-6700 I 1-877-830-2990 I Fax: 250-830-6710
Web: www.srd.ca I Email: pIanninqsrd.ca

Strathcona

REGIONAL DISTRICT

File: 3350-20/CF lB 19
3360-20/RZ lB 19
September 25, 2020
Dear Sir and/or Madam:
RE: PUBLIC HEARING TO CONSIDER BYLAW No. 379, 'CORTES ISLAND OFFICIAL COMMUNITY PLAN
BYLAw, 2012, AMENDMENT No. 2' AND BYLAW No. 380, 'ELECTORAL AREA 'I' (CORTES ISLAND)
ZONING BYLAW, 2002, AMENDMENT No. 30'
Please be advised that a public hearing will be held to consider an Official Community Plan amendment
and a Zoning Bylaw amendment affecting a 2.45-hectare portion of the easterly 78 acres of the Frac. NE
1/4
of Section 7, Cortes Island, Sayward District, as shown on plan deposited under DD 720081, except
Parcel A (DD 735231) and except those parts in Plans 7861, 11864, 1300R, 20460, 36874, V1P51538,
V1P52055, V1P71344 and VlP77176 (965 Beasley Road, Mansons Landing) to facilitate the development
of up to 25 seniors' and affordable housing units on the property.
The public hearing to consider Bylaw Nos. 379 and 380 will be held as follows:
Thursday, October 15, 2020
2:00 pm
Primary Virtual Location (preferred option):
Via Internet: https://srd.ca/meetnow
Via telephone: 1-844-636-6317 (toll-free) Conference ID: 520 470 654#
Secondary in-person location (Only where absolutely necessary &
due to COVID-19 health restrictions maximum capacity is 22):
Mansons Community Hall, 983 Beasley Road, Mansons Landing BC.
As an adjacent property owner or resident of the property affected by the proposal, you are invited to
offer comments or concerns regarding this application. Written submissions will be accepted by mail,
email or fax up to 4:30 p. m. on Wednesday, October 14, 2020 for those who are unable to attend the
public hearing or are attending the hearing virtually. Verbal comments will be received during the
comments section of the public hearing via a call in feature for those attending the hearing virtually and
in those limited cases where attendance is conducted in-person an opportunity to receive verbal
comments from those individuals will also be provided. The Strathcona Regional District cannot consider
any representations made after the close of the public hearing.
Please see the attached public hearing notice for further details. Should you have any questions
concerning the public hearing or require additional information, please contact John Neill, Planner at 250830-6706 or by email atjneillsrd.ca.
Yours truly,

iLiiui.
John W. Neill MCIP MRTPI
Planner
#301 — 990 Cedar Street, Campbell River, BC V9W 7Z8
Tel: 250-830-6700
Fax: 250-830-6710
Toll free: 1-877-830-2990
www.strathconard.ca
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Agency Referral

Strathcona
REGIONAL DISTRICT

DEVELOPMENT PROPOSAL - REFERRAL FORM
FILE: CP lB 19! RZ lB 19- CORTES ISLAND
Please comment on the attached development proposal for potential effect on your agency's interests. We
would appreciate your response by January 10, 2020. Complete the response summary on the form below.
If your agency's interests are 'unaffected' please indicate; no further information is necessary. In all other
cases we would appreciate receiving additional information to substantiate your position and, if necessary,
outline any conditions related to your position. Please note any legislation or official government policy that
would affect our consideration of this proposal.
PURPOSE OF PROPOSAL:

To amend Bylaw No. 139, 'Cortes Island Official Community Plan
Bylaw, 2012' and Bylaw No. 2455, 'Electoral Area 'I' (Cortes Island)
Zoning Bylaw, 2002' to re-designate and rezone a 2.45-hectare
portion of a 20.75-hectare parcel of land to facilitate the development
of up to 22 dwelling units on the 2.75-hectare portion.

APPLICANT:

Cortes Island Seniors Society.

LEGAL DESCRIPTION:

The easterly 78 acres of the Frac. NE 1/4 of Section 7, Cortes Island,
Sayward District, as shown on plan deposited under DD 720081,
except PcI. A (DD 735231) and except those parts in Plans 7861,
11864, 1300R, 20460, 36874, V1P51538, V1P52055, V1P71344 and
V1P771 76.

PID:

005-814-553

CIvIC ADDRESS:

965 Beasley Road, Mansons Landing BC

OCP BYL.Aw:

Bylaw 139, 'Cortes Island Official Community Plan Bylaw, 2012'

DESIGNATION:

Residential

PROPOSED OCP:

Community Services (CS)

ZONING BYLAw:

Bylaw 2455, 'Electoral Area 'I' (Cortes Island) Zoning Bylaw, 2002'

EXISTING ZONING:

Residential One (R-1)

PROPOSED ZONING:

Community Services Two (CS-2)

PROPOSAL DETAILS:
An application has been received to consider amending the Cortes Island Official Community Plan and the
Cortes Island Zoning Bylaw to permit a mix of seniors and affordable housing on a 2.45-hectare portion of a
20.75-hectare parcel situated at 965 Beasley Road, Mansons Landing. The amendments include rezoning
from Residential One (R-1) to a new Community Services Two (CS-2) zone and a minor text amendment to
the Community Services designation in the Official Community Plan to allow the development of up to 22
mixed rental housing units on the 2.45 hectare portion of the property. Apart from a small density increase
and the additional provision of affordable housing to the list of Principal Uses, all other bylaw requirements
as they apply to the Community Services One (CS-i) zone will remain in force, including setbacks from
property lines, site screening and the requirement that the density increase on the proposed new site will
receive the approval of Island Health.

i1_ f\JLL€
John W. Neill MCIP MRTPI, Planner
#301 — 990 Cedar Street, Campbell River, BC V9W 7Z8
Fax: 250-830-6710
Tel: 250-830-6700
www.strathconard.ca
Toll free: 1-877-830-2990

Consultation will occur with the following First Nations marked with an

x Xwémalhkwu (Homalco) First Nation

x Tla'amin Nation

x Klahoose First Nation

This referral has been sent to the following agencies marked with an

Ministry of Energy, Mines and Natural Gas

Agricultural Land Commission (ALC)
X

x

Advisory Planning Commission (APC): Area B

X

Ministry of Environment

BC Assessment Authority

X

Ministry of Forests, Lands & Natural Resource
Operations (Archaeology)

BC Ferries Corporation

Ministry of Forests, Lands & Natural Resource
Operations (Aquaculture Licensing & Regulation)

BC Parks

Ministry of Forests, Lands & Natural Resource
Operations (Forestry)

City of Campbell River (CCR)

Ministry of Forests, Lands & Natural Resource
Operations (Land Tenures Branch)
Ministry of Jobs, Tourism & Skills Training
(Labour)

Comox Valley Regional District (CVRD)

Fisheries and Oceans Canada (General)

X

X

X

Ministry of Transportation and Infrastructure
(MoTI)

Fisheries and Oceans Canada (Aquaculture)

Mount Waddington Regional District (MWRD)

Environment Canada

Private Managed Forest Land Council

Fire Department (Cortes Island)

quathet Regional District (qRD)

Ministry of Aboriginal Relations and Reconciliation

School District No. 72 (Campbell River)

Ministry of Agriculture

Transport Canada

Ministry of Municipal Affairs and Housing

X

Island Health)
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RESPONSE SUMMARY

DEVELOPMENT PROPOSAL — REFERRAL FORM
FILE: CP lB 19/ RZ lB 19— CORTES ISLAND

Approval recommended for reasons
outlined below
Approval recommended subject to
J conditions below

Interests unaffected by development
proposal
Approval NOT recommended due to
reasons outlined below

SIGNED BY:

TITLE:

FIRST NATION
OR AGENCY:

DATE:
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Cortes Island Seniors Society
Box 27, Manson's Landing BC
VOP 1KO
October 10th, 2019
RE: Rezoning / OCP Amendment Application — Rainbow Ridge —965 Beasley Rd
To: Director Anderson and the Strathcona Regional District Board
I am pleased to submit on behalf of the Cortes Island Seniors Society (CISS) an application to rezone 2.45
ha (6.05 ac) of the northern portion of this 20.76 ha (51.3 ac) property. Our proposed rezoning would
allow for the development of up 20 units, plus the possibility of 2 flex studio units, of affordable rental
housing on a newly subdivided lot. The housing will serve families, seniors and other households who
are struggling to find and hold onto suitable and affordable housing. Some of the units may also be
market rental housing, leading to a mixed-income neighbourhood and meeting the requirements of
funders such as BC Housing.
The proposed lot would be 2 ha, with an additional 0.45 ha dedicated as public road. We are proposing
rezoning from the current R-i zone to a new zone, similar to CS-i zone, which would allow for the
proposed affordable rental housing. We are also requesting an Official Community Plan amendment to a
land use designation consistent with the proposed zoning.
This proposal is supportable for a number of key reasons:
•

The well-documented need for affordable rental housing on Cortes Island as per the 2018 Regional
Housing Needs Assessment, 2017 LEAP Report, 2013 Housing Survey and 2012 Official Community
Plan (OCP).

•

Over 100 households have expressed an interest in living at Rainbow Ridge and registered their
interest at www.CortesCommunityHousing.org our project website.

•

Rainbow Ridge is within walking distance of Mansons Landing, the main village centre on Cortes
Island, for which the OCP "encourages the direction of density for residential and commercial uses
in the Mansons Landing area."

•

The property overlays a deep, large sandy aquifer with ample high quality water as per our
hydrologist's report, which confirms that an additional 20-22 small households will have no impact
on neighbour's wells or long term aquifer capacity.

a

The property has soils suitable for in-ground sewage disposal, which will first be treated by an
Advantex Type 2 treatment system.

•

The property is a previously disturbed (logged) site with no sensitive ecosystems within the
proposed development area.

•

We will implement a progressive rainwater management strategy that will include infiltration of
water into the soils, directing water into surrounding forests, cleaning with constructed rain-gardens

I wetlands and, if required, infiltration into the deeper sand layers to avoid flooding of neighbours;
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these strategies will help ensure the development does not have a negative impact on our
downslope neighbours or on Hague Lake.
•

Clustered housing development in 8 duplex & triplex buildings will minimize our neighbourhood
footprint, allowing for more significant tree retention and forest conservation than a more widely
dispersed development pattern.

•

Clustered housing is way to cost-effectively build affordable housing while we strive to maintain and
preserve the cherished Cortes rural lifestyle.

Background
In March 2018 the CISS acquired 965 Beasley Road for the purpose of meeting community housing
needs. The Housing Committee of the CISS has been leading the community consultation, fundraising,
neighbourhood and development planning process. In addition to the significant community financial
support in this project, we have received financial support from the Rural Dividend Fund, Victoria
Foundation, CMHC and BC Housing. BC Housing responded positively to our September 2018 application
to their Community Housing Fund and has indicated support for the project concept. They are providing
financial support at this pre-development stage and have indicated a strong likelihood that the project
will be selected the next round of funding (expected in spring of 2020). Our goal is to have the property
appropriately rezoned in advance of their next funding call.
Our Vision
The vision for 965 Beasley Road is that it supports
community needs for housing and other
community purposes in a sustainable way for
generations to come. At this time we are
proposing 20 (+2) units of rental housing. How
and if any of the remaining property is developed
will be determined at a later date through
community involvement, public consultation and
rezoning processes.
Our broad vision for the property was developed
through two design workshops attended by
invited community members, representing a
diverse spectrum of the Cortes Community,
including some of our neighbours. The results of
our design workshops were presented publically
at the end of each session and have been posted
on our website —
www.cortescommunityhousing.org. We also
completed a variety of technical overview
studies, which helped shape our vision. As
generally illustrated to the right our vision
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includes:
•

Maintaining a community trail connection from Mansons Landing to Cemetery Road. At the outset
this will include a roadside path and continued access along the old forest road. We hope to build a
forest trail in the future.

•

Maintaining a continuous forested wildlife corridor along the western boundary. Within the
northern portion of the site that corridor is approximately 3Gm wide. Our vision does not include
daily human use of this zone except for sewage disposal fields (which will maintain significant forest
cover) and a trail to the Seniors Village I Health Centre along the northern property boundary.

•

Maintaining a continuous forested buffer along the eastern boundary. This forested area will be
Important for wildlife and rainwater absorption, but will also include a forest trail (as funding allows)
and provides a green belt for privacy of neighbour's acreages along Sutil Point Road.

•

Including two forested east-west wildlife corridors approximately 40-50 m wide, except for possible
future road crossings. Note that it is uncertain if or when a road would go all the way through the
property to Cemetery Rd.

•

Protecting the wetland area to the south east.

•

Possible future clustered development further south on the property, if and when approved by the
community.

We are not proposing to rezone the remainder of the property at this time as we do not have a specific
plan for its development nor can we presuppose future community needs. Our vision does not include
meeting all of the Cortes Island affordable housing needs in Mansons Landing and believe we should
also serve that need in other village centres such as Whaletown and Squirrel Cove.

Project Proposal
The project plans submitted with our application illustrate the project plan. We distributed a mix of onebedroom (8 units), two-bedroom (8 units) and 3-bedroom (4 units) in 8 different buildings, some are
one-storey, some two-storey. All the one-bedroom units and 4 of the two-bedroom units are designed
as adaptable units. An innovative aspect of our project design is that two of the three bedroom units
include a flexible main floor master bedroom/studio suite that could house a dependent elder,
independent teen, or be locked off to create a separate studio apartment for a single person. This lockoff studio design provides enhanced flexibility in how we serve community housing needs.
All the units are modest sized and are consistent with the BC Housing Design Guidelines. This includes
targeting Step 4 (very energy efficient) of the BC Building Code. We are assuming a rent structure that
meets the Community Housing Fund requirements with 20 %t of the units with a deep subsidy for those
on fixed incomes, 50% of the units as rent-geared-to-income (RGI - set at 30% of gross household
income) for lower income households, and 30% of the rents at market rates for moderate income
households. This is summarized in the table on the next page.
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Market**

RGI*

Deep Subsidy

Rents

Units

Rent

Units

Rent

Units

1 bedroom

2

$375

5

$570

I

$950

2 bedroom

2

$570

4

$650*

2

$1150**

3 bedroom

0

$660

1

3

$1350**

Total

4 /20%

$975*

10 /50%

6 / 30%

* RGI rents estimate
only, depends on
household income
** Market rents
estimate only,
pending BC Housing
approval

We are submitting a series of plans with our application, which illustrate a few key project elements:
1. A 20m public road with a roadside path; the road veers east past the fire hall/skate park to allow
for the 20 (+2) units of housing to not be broken up by a road. The curved road will also help
slow traffic through this new family-oriented neighbourhood.
2. Two surface parking areas that allow for parking near, but not immediately adjacent all units.
3. A central common gathering area with connecting paths.
4. A communal gardening area.
5. A separate accessory storage building.
6. A rainwater management built-wetland east of the new road.
7.

In-ground sewage disposal along the western portion of the property; the sewage disposal area
will require thinning but not removal of all the trees, providing a privacy green belt in this area.

8. A trail connection to the Seniors Village / Health Centre property. We expect this to also allow
access for children to the school and an off-road route to Mansons Landing.
Capacity
We have evaluated the capacity of the property to support development of 20 (+2) units of housing and
are attaching two reports in support of our rezoning application.
Hydrogeological Assessment of Potential Impact of Proposed Rainbow Ridge Affordable Rental Housing
Project
This report documents that the hydrogeology of the area is comprised of a relatively deep layer (up to
120 m) of fine to median sand, or Quadra Sands. The main aquifer in these sands is recharged by
seepage from Hague Lake and has excellent water quality, low risk of contamination and has significant
volumes. Drawing water from this aquifer will have no discernable impact on our neighbour's wells.
There are, in the Mansons Landing area, some perched (e.g. closer to the surface) aquifers, but we will
drill to the deeper water level, Indeed, CISS recently drilled a new well into this deep layer and found
excellent quality water with a sustained capacity of approximately 20 gpm.
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The report also indicates that the surface layer of soils is approximately im thick and underlain by a
relatively, but not completely, impermeable layer. This means a higher water table and near-surface
groundwater flows at rainy times of the year. Currently the ditch on the west side of the old logging road
/ existing trail likely captures much of this groundwater flow and directs it to Beasley Rd. where it travels
via ditch, storm water pipe, ditch again and then a small creek to Hague Lake. The report recommends
various methods to encourage infiltration of rainwater from buildings and parking areas into the soils of
the site where it can be taken up by plants and trees. There Is evidence of near-surface groundwater
flows, the report notes that one method to ensure that the development does not have negative
impacts on neighbours or Hague Lake Is to provide for Infiltration via raingardens / built wetland
through the near-surface impermeable layer into the Quadra Sands below. The large volume and depth
of the Quadra Sands will be a natural filter. Alternatively, raingardens / built wetland can discharge
clean water overland, which will require collaborating with our neighbours to ensure no negative
impacts.
Should the property be rezoned and funding secured for the affordable housing development we will
work with a qualified specialist to design a rainwater management regime that seeks to:
•

Restore natural water flows without impacting our neighbours

•

Clean rain water and any ground-water flows from the septic disposal fields

Report from Ron McMurtrie and Associates, Wastewater System Specialists
This report documents the capacity of the soils to support in-ground wastewater disposal (drainfields)
for 20 units in relation to the installation of advanced type 2 treatment on-site sewerage systems. The
drainfields are proposed to be parallel to the contours within the forest zone along the western
boundary. The soil depth above the limiting layer is identified as between 70-90 cm and supports a mix
of shallow-trench (soil depths 75 cm to 90 cm) and at-grade system (soil depths 60 cm-75 cm). The trees
within the disposal area will have to be thinned somewhat to accommodate the drainfields. Microdosing In the drainfield will help limit damage to tree-root systems.
The "advanced" type 2 treatment system is identified as AdvanTex by Orenco systems. A type 2
treatment system Is defined as achieving effluent with a Biochemical Oxygen Demand (BOD) of 45 mg/I
and Total Suspended Solids (TSS) of 45 mg/I. The "advanced" Type 2 system will achieve improved
performance of approximately 10-20 mg/I for BOO and TSS, reduced fecal coliform levels and increased
nitrogen reductions. Improved nutrient reductions (over typical in-ground wastewater disposal) Is
based in part on the AdvanTex system, but also due to the location of drainfields within the forest zone
and planting of the drainfields with appropriate vegetation to facilitate nutrient uptake and removal of
contaminants in the biologically active rhizosphere.
Additional considerations include:
•

The proposed development area was logged 32 years ago. It has been naturally regenerating
and is comprised of a mix of forest areas dominated by alder and other areas with mixed alder
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and young conifers. The site falls within the CWHxm1, coastal western hemlock xeric maritimel
biogeoclimatic zone.
An ecological overview assessment found no sensitive or rare species or ecosystems within the
proposed development area.
We cannot provide overhead power lines from Beasley Rd due to helicopter flight path
requirements for the helipad at the Fire Hall. We are exploring alternatives to underground
power with poles and overhead lines via statutory rights-of-way over our neighbours' property.
Consultation with the Ministry of Transportation (MoT) has indicated general support for the
proposed subdivision and public road dedication.
MoT has indicated their preference that the road be designed to accommodate 50km/h vehicle
travel speeds; we don't believe such travel speed are necessary or appropriate in the local
context, but have worked with a traffic engineer to satisfy ourselves that we can meet the
50km/h design criteria if ultimately required to do so.
MoT would like any walking path or trail within the public road right-of-way to be linked to a
maintenance agreement with the Strathcona Regional District (potentially as a designated trail
that connects Mansons Landing Provincial Park to the SRD's Siskin Lane Trails and Smeft Bay
Provincial Park) or an appropriate alternative entity.

•
•

•
•

•

Hague Lake Watershed Impact
We recognize the significant community concern about the health of Hague and Gunflint Lake
watershed and support the efforts of the Friends of Cortes Island (FOCI) to protect and restore it. The
lakes have had significant and smaller algal blooms and we have heard some concern that developing
Rainbow Ridge will make this problem worse. We have consulted with FOCI, reviewed the lake
monitoring reports and consulted with qualified professionals. It is not clear to what degree nutrients
from a fully functioning advanced Type 2 treatment system with in-ground sewage drainfields would be
a potential contributing factor. Other possible nutrient loading sources include historic (now in the lake
sediments) and current sources such as: failing septic tanks / fields, composting, garden fertilizers,
outhouses, untreated grey water, farming and lakeshore development.
Our best understanding is that given — 1) the distance of our proposed sewage drainfield (800 m) from
Hague Lake, 2) the travel route of water from the proposed sewage drainfield area — underground and
then maybe via surface ditch, and 3) the opportunities for plant uptake and settling out of the water
column along the way — that our development will have no impact or virtually no impact on the lakes.
However, in addition we have developed the following strategies that we trust will significantly reduce
the risk of this development having any impact:
•

Investing in an Advantex Type 2 sewage treatment system;

•

Distributing our disposal field within the trees on our site, which will facilitate nutrient uptake

•

Testing ground water coming out of the disposal fields (and responding accordingly); and

•

Using the road ditch to direct groundwater to a built wetland, for further plant uptake and

by trees and plants;

nutrient removal (east of the new road).
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Conclusion
Rainbow Ridge will help meet a critical community need: affordable housing. Lack of adequate and
affordable housing is having a negative impact on the Cortes Island community and population in so
many ways: losing young people off-island, forcing long-time residents and seniors to leave, having
serious financial, mental health and physical health impacts on a portion of the population, and
impacting the economic wellbeing and vibrancy of the Island. We have worked hard to develop a
proposal that will work for Cortes Islanders, will provide a great place to live, is fundable by BC Housing
and others, is sensitive to our neighbours, and minimizes our impact on the environment to the greatest
extent possible.
We look forward to presenting our proposal to you and receiving your support,
Cordially,

A4
Elizabeth Anderson,
Housing Committee Board Liaison, Cortes Island Seniors Society

Applicants' written brief

409.1.1 Community Services
In addition to the General Settlement policies, the following policies are also applicable respecting the
Community Services land use designation:
The Community Services land use designation is intended to permit moderate density
a.
development in community nodes.
The Community Services land use designation is intended to permit a mix of community service
b.
uses that provide residential, health, social and recreational services to the Cortes Island Community.
Lands designated Community Services shall generally be restricted to a minimum parcel size of
c.
not less than 1 hectare, except in cases where smaller parcel sizes can be justified to meet Plan and
community objectives and the land can be adequately serviced.
Lands designed Community Services shall generally be up to 10 residential units per hectare
d.
and may include a mix of residential and services uses on the same parcel.
Notwithstanding item 409.1.1(d), increased densities may be permitted in limited circumstances
e.
where clustering of units at higher densities helps to achieve Plan and community objectives.
OCP Objectives and Policies — Part 400
(Proposed amendment in bold)
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Bv,AwNo, 2455 .Sceote 'A'
Eg.cco'4L AtA 'I' (Co.w its !sua1Zoqe

tAw. 2002'

ZONES

PART 600

RESIDENTIAL ONE (R-1)

601 (See also Parts 100 - 500)
1)

PERMITTED PRINCIPAL UsE
a)

2)

PERMITTED ACCESSORY UsEs
a)

3)

4)

Residential

Accessory buildings and structures.

CONDITIONS OF UsE
a)

Residential use on a lot is Iirned to one single family dwelling and one secondary
suite, or one single family dwelling and one cottage limited in size to 60 square
metres (64585 square feet) in total floor area

b)

For each additional 1.0 hectare (247 acres) of land area on a lot (in excess of
required minimum lot area), one additional dwelling shall be permitted to a
maximum of three dwellings per lot (and one secondary suite or one cottage per
lot).

SITING AND HEIGHT OF BUILDINGS AND STRUCTURES
a)

Except where otherMse specified, the setbacks and height requirements for
buildings and structures within the Residential One zone shall be as set out in the
table below

Type of Structure

Maximum Height

Principal & Accessory 10.0 m (328 feet)

Required Setback From AU Property Lines
4.5 m (14.76 feet) on lots less then or equal
1010 ha (247 acres)
7.5 m (24.6 feet) on lots eater than 1.0 ha
(247 acres)

lFat 4i, Srng Spcca1rnn, al lhs b1aw and 81 F'k d36, bc,rg tl,c 'R0pla;n M na9crncnl 8iaw, 199r
e*C 10 roads. and W naiural bOLJr4arIrs of wtoursea and ifl se
nay affac the sang of struc1kes

5)

LOT COVERAGE
a)

On lots less than or equal to 1.0 hectare (2 47 acres) the maximum lot coverage
of all buildings and structures shall not exceed 20% of the total lot area.

b)

On lots greater than 1.0 hectare (2 47 acres) The maximum lot coverage of all
buildings and structures shall not exceed 10% of the total lot area,

PART 600 • ZONES
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BYLAwNo. 2455 'SCHEDULE 'A'
PAGE -34-

"ELECTORALAREA 'I' (CORTES ISLAND) ZONING BYLA W, 2002"

6)

SuBDIvIsIoN REQUIREMENTS (SEEALSOPART500)
Minimum Lot Area:
a)

When connected to community water and/or sewerage system: 8000 square
metres (1.98 acre).

b)

When serviced by well and approved septic disposal system: 1.0 hectare
(2.47 acre).

Average Lot Area:
The smallest lot area permifted pursuant to density-averaging zoning provisions shall be
no less than 75% of the minimum lot area cited above.
(Note: Prior to construction of a dwelling on a property, or alteration of a dwelling to
incorporate a suite, Environmental Health approval shall be obtained.)

END • R-1

PART 600 • ZONES

Existing Residential One (R-1) Zone
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COMMUNITY SERVICES iWO (CS.2)

60Th
1)

PERMITIED PRINCIPAL USE
a)

2)

PERMITTED ACCESSORY USES
a)

3)

4)

Seniors and affordable housing.

Accessory buildings and structures.

CONDI11ONS OF USE
a)

Residential use is limited to 12 dwelling units per hectare to a maximum of
25 dwelling units pei lot.

b)

No parking, loading or outdoor storage areas shall be located within 1.5
metres of any property line, except where the abutting lot is zoned
Residential One, Rural Residential One or Rural One; in which case the
sethack requirement shall be increaed to 4.5 metres.

c)

Afi outdoor storage shall be screened from any abutting property.

d)

For every building or structure to be erected or enlarged, off-street parking
is to be located on the subject property.

SluNG AND HEIGHT OF BUILDINGS AND S1RUC1URES
a)

Except where otherwise specified, the sethacks and height requirements
for buiklings and structures within the Community Services Two (CS-2)
zone shall be set out in the table below

Type of Structure

Maximum Height

Required Sethack from all Property Lines

Principal & Accessory

10.0 metres

7.5 metres

5)

LOT COVERAGE
a)

6)

The maximum lot coverage of all buildings and structures shall not exceed
40% of the total lot area.

SUBDMSION REQUIREMENTS (SEEALSO PART 500)
Minimum Lot Area:
a) When connected to community water and/or sewerage system: 8000 square
metres.
b) When serviced by well and approved septic disposal system: 1.0 hectare.

(Note: Prior to construction of a dwelling on a property, or alteration of a dwelling to incorporate a
suite, Environmental Health approval shall be obtained.)
END . CS-2/

Proposed New Community Services Two (CS-2) Zone
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Agency Response

Barbara Bryant
rom:
Sent:
To:
Subject:

Penelope Naldrett <penelope@hollyhock.ca>
October 13, 2020 11:41 AM
Email - planningsrd.ca
SRD Bylaws: 379 + 380 for Cortes Island

Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island
To whom it may concern,

I am writing to express support for the rezoning of Rainbow Ridge. I work for Hollyhock - a Leadership Learning Centre
on Cortes Island. While I mostly work remotely (I live on Bowen Island), I know the housing struggles that many of my
colleagues and community experience. I know first hand of that many of my colleagues move from short term winter
rentals to living in camper vans or temporary housing in the summer. I know of the shortage of housing - and how hard
it is to staff Hollyhock in the summer due to the shortage. I know of the importance of creating stable jobs, especially in
these times, for island residents. I also understand that the lack of affordable housing forces people to leave their home
and community.
would also like to share the similar experiences we have on Bowen Island, and how our municipality has risen to the
-haIIenge to provide alternative forms of housing. We have recently rezoned a number of properties in our "village
zone" for higher density to allow for multi-family complexes, resulting in lower cost house, providing a stable workforce
for our local business and services.
I urge you to act now and grant this rezoning application for the future health of the Cortes Community.

Thank you,

Penelope Naldrett

604 803 4400

1

('\ COALITION

D

L1U) HOMELESSNESS
CAMPBELL RIVER & DISTRICT

July 09, 2020
Re: Rainbow Ridge Rezoning Application from Cortes Island Seniors Society
Dear Strathcona Regional District Board and Directors,
We are writing as representatives of 19 non-profit housing and service organizations in the Strathcona Regional District.
The Campbell River & District Coalition to End Homelessness is extremely concerned that the Regional District has not
implemented sufficient protocols to allow a virtual public hearing to proceed for the planned Rainbow Ridge housing
development on Cortes Island. Delaying alternative provisions for public hearings and suggesting that postponing all public
hearings until September is unfathomable considering our region faces one the most pressing housing crises in the province.
We believe your decision to delay will put investment and urgently needed affordable housing in our region at risk. We must
stress the importance of this project for Cortes and the region and ask you to reconsider it.
Cortes Island is one of the most impacted communities within the regional district housing crisis.. The Strathcona Community
Health Network identified that 29% of the Cortes population spend more than 30% of their income on housing, which is the
highest in the whole Strathcona Region. A household is considered at risk of homelessness when 30% or 'more of the
resident's earnings are spent on housing costs, which is why the building of new affordable rental homes for both seniors and
families in Rainbow Ridge is critical while the window for provincial funding from BC Housing is still open.
Public hearings are a fundamental activity of local government. We urge the Regional District to make alternative
arrangements to allow public hearings to continue as soon as possible. We especially do not want the lack of hearings to
jeopardize this urgently needed housing project on Cortes Island.
We know you recognize that the current pandemic is adding additional stress and challenges to communities already
struggling to address housing shortages and homelessness. It is incumbent on the SRD to limit adverse impacts wherever
possible.
We would welcome the opportunity to cooperate with you to find solutions and a way to move forward.

In community,
The Leadership Team, Campbell River & District Coalition to End Homelessness

John Neill
From:
Sent:
To:
Subject:

Franssen, Morganne TRAN:EX <Morganne.Franssen@gov.bc.ca >
Wednesday, February 19, 2020 10:30
John Neill
RE: Proposed amendment to Cortes Island OCP and Zoning Bylaw

Hi John,
I do not believe I responded to this referral (unfortunately my turnaround time is extremely long due to limited staffing
in our office). If there are other applications that you are awaiting response from me, please send me a list if possible.
MOTI comments for this:
-

-

No objection to the OCP and Zoning Bylaw proposal however, this is not to be construed as subdivision approval
Subdivision considerations will include but are not limited to (storm water management, road construction,
septic requirements, proof of potable water, access requirements based on traffic volumes etc.). A formal
review of subdivision application will confirm requirements for subdivision.
No drainage from development to impact right of way
Access to Beasley Road will require a permit from MOTI
Any proposed works within the public right of way will require a permit from MOTI
Adequate parking and associated turning movements to be contained within private lot
Setback for structures is 4.5 from right of way boundary

Thank you,
Morganne Franssen
Road Area Manager/Development Services Officer, North Island Area
Ministry of Transportation and Infrastructure
Vancouver Island District — Courtenay
Office: (250) 334-6979
morganne.franssen@gov.bc.ca

From: John Neill <JNeill@srd.ca>
Sent: December 12, 2019 11:39 AM
To: Email - planning@srd.ca <pIanning@srd.ca >
Subject: Proposed amendment to Cortes Island OCP and Zoning Bylaw
Dear Sir/Madam
Please find attached a proposal to amend the Cortes Island OCP and Zoning Bylaw to permit a mix of seniors and
affordable housing on a 2.45-hectare portion of a 20.75-hectare parcel situated at 965 Beasley Road, Mansons Landing
C. A response on or before January 10, 2020 would be very much appreciated.
Sincerely,

1

John Neill
From:
Sent:
To:
Cc:
Subject:

Proctor, James MAH:EX <James.Proctor@gov.bc.ca >
Monday, January 20, 2020 12:47
John Neill
Planning & Land Use Management MAH:EX
RE: Proposed amendment to Cortes Island OCP and Zoning Bylaw

Dear John Neill,
Thank you for your referral dated December 12, 2019 about amendments to the Cortes Island Official Community Plan
Bylaw (Bylaw 139) and Electoral Area 'I' (Cortes Island) Zoning Bylaw (Bylaw 2455) to permit a mix of seniors and
affordable housing on a 2.45-hectare portion of a 20.75-hectare parcel situated at 965 Beasley Road, Mansons Landing
BC. I apologize for the delay in response.
Please consider this email as the Ministry of Municipal Affairs and Housing's response to your referral. We are pleased to
see that the Strathcona Regional District has also referred the proposed amendments to other relevant provincial
ministries and agencies before entering the final bylaw approval and adoption process.
As you will know, the Province is committed to implementing the United Nations Declaration on the Rights of Indigenous
Peoples (UNDRIP) and the Truth and Reconciliation Commission Calls to Action. We appreciate that the Strathcona
Regional District has engaged with local First Nations on these proposed bylaw amendments.
encourage you to keep the Ministry informed of any significant issues or concerns related to the proposed bylaws. The
earlier we are aware of bylaw development or agency concerns, the better we are able to be of assistance. The Ministry
has no concerns with the proposed OCP amendment at this time, subject to any provincial interests by other ministries
and agencies. I trust this will help you with your ongoing work. If you have further questions, please feel free to contact
me.
In relation to future housing-related developments and initiatives in Strathcona Regional District, you may be aware that
recent legislative changes require all local governments to complete housing needs reports on a regular basis. The intent
is to strengthen the ability of local governments to understand what kinds of housing are most needed in their
communities, and to help ensure that local policies, plans and development decisions are responsive to housing needs.
Understanding that a Regional Housing Needs Assessment for Strathcona was completed by the Strathcona Community
Health Network in June of 2018, when the regional district undertakes its next housing needs report, under the new
requirements, we would be happy to discuss. For additional information on the requirements, funding and supporting
datasets, please see: https://www2 .gov. bc.ca/gov/content/housing-tena ncy/loca I-governments-a nd-housing/policyand-planning-tools-for-housing/housing-needs-reports
Thank you again for referring the proposed bylaw amendments to the Ministry.
Kind regards,
James Proctor
From: John Neill <JNeill@srd.ca >
ent: December 12, 2019 11:39 AM
o: Email -planning@srd.ca <planningsrd.ca>
Subject: Proposed amendment to Cortes Island OCP and Zoning Bylaw
Dear Sir/Madam
1

•

Please find attached a proposal to amend the Cortes Island OCP and Zoning Bylaw to permit a mix of seniors and
ffordable housing on a 2.45-hectare portion of a 20.75-hectare parcel situated at 965 Beasley Road, Mansons Landing
BC. A response on or before January 10, 2020 would be very much appreciated.
Sincerely,

St rat h co n a

IIQ

John W. Neill MCIP MRTPI
Planner
301 -990 Cedar Street, Campbell River, BC V9W 7Z8
t. 250.830.6706 11877.830.2990

2

Excellent health and care, for everyone,

island health

everywhere, every time.

Januaiy 9, 2020
John Neill
Strathcona Regional District
301-990 Cedar Street
Campbell River, BC V9W 7Z8
Dear Mr. Neill:
Re: Develooment Proposal File RZ lB 19— Cortes Island
This letter is an amendment to the letter dated December 16, 2019, as the previous letter made reference
to a covenant that does not exist.
The above proposal has been reviewed and the following comments are provided for your consideration.
Although this is at the preliminary rezoning application stage, it is recommended that the applicant have
the proposed lots assessed for suitability for subdivision under the Subdivision Standards July 2013,
which provides the minimum requirements for subdivision including the minimum lot sizing based on
native undisturbed soil depth on each lot. The standards can be viewed on the VIHA website
https://www.viha.calNRirdonlyres/67CSEDB3-9439-42B2-8E9DE84965B62D3 I /0NlHASubdivStandardsJulyl 72013 .pdf
If the lots fail to meet these minimum standards Island Health would not be in a position to support the
rezoning application.
The Subdivision Standards are in place to ensure that any new lots created are capable of being selfsustaining and to limit the cumulative impacts of onsite sewage disposal on the potential new lots and
existing neighbouring lots. It is important to note that the Subdivision Standards are different than the
Sewerage System Regulation's (SSR) Standard Practice Manual and the SSR minimums and acceptable
standards should not be applied when assessing properties for subdivision, as they do not take into
consideration self-sustainabi lily and cumulative impacts.
Until such time that the property demonstrates that it meets the Subdivision Standards, we are not in
support of the rezoning application. Once the property has been assessed, and if it is found to meet these
standards, a letter of support would be provided.
1 trust that this is the information that you require.
If you have any questions please contact me at mia.sonnenburg@viha.ca.
Sincerely

/
Mia Sonnenburg, B. Tech, CPHT(C)
Environmental Health Officer

Health Protection and Environmental Services
#200 — 1100 island Highway, Campbell River, BC V9W 8C6 Canada

hpes.campbetinver@viha.ca

Tel: 250.850-21111 Fax: 250.850-2455

IsIandheafth.ca

o

on Neill

From:
Sent:
To:
Subject:

Cooper, Diana FLNR:EX <Diana.Cooper@gov.bc.ca >
Friday, December27, 2019 15:11
John Neill
RE: Proposed amendment to Cortes Island OCP and Zoning Bylaw

Hello John,
Thank you for your referral regarding 965 Beasley Road, Manson's Landing, Cortes Island, PID 005814553, THE EASTERLY
78 ACRES OF THE FRACTIONAL NORTH EAST 1/4 OF SECTION 7, CORTES ISLAND, SAYWARD DISTRICT, AS SHOWN ON
PLAN DEPOSITED UNDER DD 720081, EXCEPT PARCEL A (DD 735231) AND EXCEPT THOSE PARTS IN PLANS 7861, 11864,
1300R, 20460, 36874, V1P51538, V1P52055, V1P71344 AND V1P77176. Please review the screenshot of the property
below (outlined in yellow) and notify me immediately if it does not represent the property listed in your referral.
Results of Provincial Archaeological Inventory Search
According to Provincial records, there are no known archaeological sites recorded on the subject property.
Data is not currently available to the Province that describes the potential for previously unidentified archaeological
sites to occur in the area.
rchaeology Branch Advice
The Archaeology Branch does not identify a need for archaeological study or Provincial heritage permit(s) at the time of
this information request.
Please notify all individuals (e.g., owners, developers, equipment operators) involved in land-altering activities (e.g.,
home renovations, property redevelopment, landscaping, service installation) that if archaeological material is
encountered during development, they must stop all activities immediately and contact the Archaeology Branch for
direction at 250-953-3334.
Rationale and Supplemental Information
•

Archaeological study and Provincial heritage permit(s) are not required in the absence of an archaeological site.

•

There is always a possibility for previously unidentified archaeological sites to exist on the property.

•

Archaeological sites are protected under the Heritage Conservation Act and must not be damaged or altered
without a Provincial heritage permit issued by the Archaeology Branch. This protection applies even when
archaeological sites are previously unidentified or disturbed.

Questions?
For questions about the archaeological permitting and assessment process, please contact the Archaeology Branch at
250-953-3334 or archaeologvgov.bcca.
ur more general information, visit the Archaeology Branch website at www.gov.bc.ca/archaeology .
Please let me know if you have any questions regarding this information.
Kind regards,
1
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Please note that subject lot boundaries (yellow) indicated on the enclosed screenshot are based on information obtained
by the Archaeology Branch on the date of this communication and may be subject to error or change.
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I Archaeologist/Archaeological Site Inventory Information and Data Administrator
...rchaeology Branch I Ministry of Forests, Lands, Natural Resource Operations and Rural Development
rd
Floor, 2975 iutland Road, Victoria, BC VST 5J9 / P0 Box 9816 STN Pray Govt, Victoria, BC V8W 9W3
Phone: 250-953-3343 I Fax: 250-953-3340 I Website: www.gov.bc.ca/archaeology
Diana Cooper

From: John Neill <JNeill@srd.ca >
Sent: December 12, 2019 11:39 AM
To: Email - planning@srd.ca <planning@srd.ca >
Subject: Proposed amendment to Cortes Island OCP and Zoning Bylaw
Dear Sir/Madam
Please find attached a proposal to amend the Cortes Island OCP and Zoning Bylaw to permit a mix of seniors and
affordable housing on a 2.45-hectare portion of a 20.75-hectare parcel situated at 965 Beasley Road, Mansons Landing
BC. A response on or before January 10, 2020 would be very much appreciated.
Sincerely,

Strathcona

t4aQAt •I$TISC!

lID

John W. Neill MCIP MRTPI
Planner
301-990 Cedar Street, Campbell River, BC V9W 7Z8
t. 250.830.6706 I 1877.830.2990
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Referral response: Proposed amendment to Cortes Island OCP and Zoning Bylaw
CP lB 19/ RZ lB 19— Cortes Island
Approval recommended sublect to conditions below:
We have few concerns with the proposed amendment to the Cortes Island OCP and Zoning Bylaw. We
recommend that any required vegetation clearing be minimized and occur outside the nesting period
from March 1 to August 31 to reduce impacts on all bird species. A search for the nests of birds (eagles,
peregrine falcons, gyrfalcon, ospreys and herons) protected under Section 34(b) of the Wildlife Act
should be conducted before the start of vegetation clearing. Should the nest of a bird requiring
protection under Section 34(b) of the Wildlife Act be located, please refer to the recommended buffer
distances in Table 4.1 (Section 4) of Develop with Care: Environmental Guidelines for Urban and Rural
Land Development in British Columbia (MOE 2014) available at
http://www.env.gov. bc.ca/wld/docu ments/bmp/devwithcare/index.htm I.
The ditch running along the old logging road, as described in p. 12 of the application package, connects
via surface flow to Hague Lake. As Hague Lake supports Coho and likely other fish species, the ditch
would be considered a stream under the Riparian Areas Protection Regulation. A RAPR assessment
should be completed prior to finalizing development plans to adjust setbacks as needed. Given the
surface flow connection from the ditch to Hague Lake, a comprehensive erosion and sediment control
plan should be developed before the start of construction.
Follow other relevant best management practices in Develop with Care (and other BMP documents).

Signed by:
Jenna Cragg, Ecosystems Biologist
Ministry of Forests, Lands, Natural Resource Operations and Rural Development
12 December 2019

Written Submissions

301 — 990 Cedar Street
Campbell River, B.0 V9W 7Z8
Tel: 250-830-6700 Fax: 250-830-6710
Toll free: 1-877-830-2990
www.strathconard.ca

Strathcona

REGIONAL DISTRICT

Date:

Thursday, October 15, 2020

To:

Strathcona Regional District

From:

Name (Please print):
Street Address:
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Tel/Email:

RE: Bylaw No. 379 being 'Cortes Island Official Community Plan Bylaw, 2012,
Amendment No. 2'
Bylaw No. 380 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002,
Amendment No. 30'
My comments/concerns are:
do support this bylaw(s).
I do support this bylaw(s), subject to the conditions listed below.
I do not support this bylaw(s).
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301 — 990 Cedar Street
Campbell River, B.0 V9W 7Z8
Tel: 250-830-6700 Fax: 250-830-6710
Toll free: 1-877-830-2990
www.strathconard .ca

Strathcona
REGIONAL DISTRICT

Date:

Thursday, October 15, 2020

To:

Strathcona Regional District

From:

Name (Please print):
Street Address:
Tel/Email:
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RE: Bylaw No. 379 being 'Cortes Island Official Community Plan Bylaw, 2012,
Amendment No. 2'
Bylaw No. 380 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002,
Amendment No. 30'
My comments/concerns are:
I
D I

support this bylaw(s).
support this bylaw(s), subject to the conditions listed below.

0 I do not support this bylaw(s).

301 990 Cedar Street
Campbell River, B.0 V9W 7Z8
Tel: 250-830-6700 Fax: 250-830-6710
Toll free: 1-877-830-2990
www.strathconard.ca
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Strathcona

REGIONAL DISTRICT

Date:

Thursday, October 15, 2020

To:

Strathcona Regional District

From:

Name (Please print):
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Street Address:
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Tel/Email:
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RE: Bylaw No. 379 being 'Cortes Island Official Community Plan Bylaw, 2012,
Amendment No. 2'
Bylaw No. 380 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002,
Amendment No. 30'
My comments/concerns are:
support

this bylaw(s).

E I do support this bylaw(s), subject to the Conditions listed below.
I do not support this bylaw(s).
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301 —990 Cedar Street
Campbell River, B.0 V9W 7Z8
Tel: 250-830-6700 Fax: 250-830-6710
Toll free: 1-877-830-2990
www.strathconard .ca

Strathcona
REGIONAL DISTRICT

Date:

Thursday, October 15, 2020

To:

Strathcona Regional District

From:

Name (Please print):
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Lu'r.

Street Address:
Tel/Email:
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RE: Bylaw No. 379 being 'Cortes Island Official Community Plan Bylaw, 2012,
Amendment No. 2'
Bylaw No. 380 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002,
Amendment No. 30'
My comments/concerns are:
I
U I

support this bylaw(s).
support this bylaw(s), subject to the conditions listed below.

U I do not support this bylaw(s).

Claudia Raaen
P. 0. Box 134
Manson's Landing, BC VoP iKo
Dear Strathcona Regional District,
I am in favor of the rezoning for the Rainbow Ridge affordable
housing project. I have been a full time year round resident of Cortes
Island for 25 years and part time for 3 more years while my daughter
completed high school in Campbell River.
I came here to settle down and become an active contributing
member of the Cortes Island community. Over the years on Cortes I
have worked as an organic gardener (27 years) and self published a
local organic gardening and photography book, I created businesses
making and selling local herbal medicine and aromatherapy products,
I have been teaching and practicing Breema® bodywork (25 years),
teaching West African hand drumming and dance classes for adults
and children, teaching in the schools, I helped to create and run
Lakehouse Learning, have organized and facilitated the SCCA
Summer Youth Program for 7 years, facilitated the CCHA Cougar
Sports program, started up the ultimate frisbee weekly sports for
mixed ages, managed the Friday market at Manson's Hall, facilitated
the Parents and Tots Playgroup at Manson's Hall and the Gorge Hall,
worked at the Playschool, worked as a child care giver, played live
music for weekly five rhythms dance classes at Manson's Hall and
other local dances and festivals.
Due to the continued and now extreme housing crisis I have had to
move at least times 25 on Cortes if you count moving out for summer
rentals. I love Cortes Island and the community, I raised my daughter
here and consider it my home. Otherwise I would have relocated to a
place with suitable housing options. Well, I did relocate for 3+ years
but returned because I missed it and wanted to be here. The burden
of not having secure housing while raising a family and having to
move frequently has been an extremely difficult and stressful
hardship.
The Cortes Island community needs healthy affordable housing for
local residents to live respectable lives. I have had to sleep in a tent all

summer because of mold issues in my current short term rental and I
will be moving again to another short term winter rental to escape
from the mold problem and live in a shared house.
I do this relentless constant shuffle with all of my businesses and
belongings while maintaining a full time multiple work schedule
serving our community year round and continuing to be a solid,
dependable, reliable, quality, persevering yet low income contributer
to the wealth of our community. And I'm not the only one doing this.
I would rather put all that energy into building something amazing
and wonderful in this community.
Sincerely,
Claudia Raaen

October 15,2020
To: The SRD Directors
Re: Rezoning of Rainbow Ridge, SRD Bylaws 379 and 380
Dear SRD Directors,
lam in favour of the rezoning of Rainbow Ridge, SRD Bylaws 379 and 380.
Cortes Island is in need of affordable housing, and the situation seems to be getting
worse. There are many families and individuals currently in need of year round
housing. A housing development for singles, couples, families and seniors will be of
great benefit to our community. Local jobs will also be created. It makes sense to
develop the village of Mansons Landing as there is access to services, and everything
is within walking distance.
Sincerely
Mary Lavelle
982 Siskin Lane
Mansons Landing BC
VOP 1KO
250-935-0235
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John Neill
From:
Sent:
To:
Subject:

Steve-Carol London <london@twincomm.ca >
Wednesday, October 14, 2020 15:54
Email - planning@srd.ca
Rezoning- Cortes Island

To The Strathcona Regional District
Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island
Attention: John Neill, SRD Planner
Dear Mr. Neill and Strathcona Regional Directors,
We are writing in support of the Cortes Island Seniors Society application to rezone 6 acres of their property known as
Rainbow Ridge, which will allow the building of 20-22 non-profit, affordable rental housing units for seniors, singles,
couples and families of all ages.The Rezoning will enable Cortes to move ahead with this project and obtain funding from
BC Housing.
This is a project aimed at addressing a critical shortage of year-round affordable housing. Over 100 people are
currently listed on the Rainbow Ridge wait list for stable rental homes, including seniors who are having to downsize and
young families who are employed by local businesses or are creating local jobs. The proximity to the Health Centre & the
school, as well as walking distance access to shops & services in Mansons Landing, makes the location ideal and will cut
down on local vehicle use. The creation of public trails and a community garden on the land will benefit the entire
corn mu n ity.
As seniors who have lived on Cortes for over 40 years, we can imagine a time in the future when it may be financially
necessary to sell our home. For ourselves and others like us, having the possibility of staying on the Island and in our
community in the future means a great deal. Having affordable housing for younger residents is one of the key factors in
keeping a strong and diverse population.
We strongly believe that this rezoning is appropriate, and that the Rainbow Ridge project will be beneficial to the
community.
Yours sincerely,
Carol and Steve London
501 Whaletown Road, Whaletown, BC
250--935-6711
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John Neill
Mike Manson <mikemanson1956@gmail.com >
Wednesday, October 14, 2020 14:28
John Neill
Aniko Nelson
Public Hearing on Cortes Island, re: Bylaws 379 and 380

From:
Sent:

To:
Cc:
Subject:

Good afternoon John,
I would like this letter entered into the correspondence records regarding this rezoning.
Thank you.
Mike Manson
451 Mansons Land, BC
250-935-0238

Re: Further Comment Regarding Trail Access

Dear Sandra,

I am writing to you and the Housing Committee to
clarify my concern over public access across the
Rainbow Ridge lands. To be clear, I am referring to
the legal right to access, and not to a physical trail
either existing now or to be built in the future.

On the Folk-U program aired on Cortes Radio on
September 25, you replied to my written question
regarding a right of way across the Rainbow Ridge
lands to be registered in the name of the
Strathcona Regional District, and subsequently you
provided further comment to FOCI as stated
below.

'We are absolutely committed to public trails on the
51 acre property; however it is premature to have
discussions with SRD Parks about taking over
maintenance of a new trail network that has not
been built yet (we have applied for a grant to help
start that trail building project). The old logging
road will become the new Rainbow Ridge Access
Road, therefore the trail will be moved. Premature
to register right of ways to something that does not
yet exist.'

Now is the time to establish the community's right
to public trails. The future is beyond the control of
the Housing Committee and so the Housing
Committee cannot ask the community to 'trust'
that a right of way will be put in place at a future
date.

'Trust' in this case pertains to control, and not to
the honesty or integrity of the parties. We do not
know what the future will hold. Specifically, the
right of way is contingent upon the completion of
the access road for future development phases but
the Housing Committee is unsure if and when
these will occur. (Staff Report at page 20). We face
unprecedented challenges, some of which will
certainly impact Cortes, such as the economic fallout from Covid and its effect on both future
funding for housing projects and the security of
current funding. Future control may not exist.

Right now, the Housing Committee does have the
control and the opportunity to put in place a right
of way that will secure public access. Agreements
affecting land, such as rights of way and mortgages,
are dealt with in a formal manner and registered in
the Land Title Office. A bank is entitled to a
mortgage to ensure its interests. Our community is
entitled to a right of way registered in the Land
Title Office to ensure its interests.

2

There are ways to maintain flexibility to
accommodate the needs of future developments
while securing the community's legal right to
access. I suggest we register a right of way on the
Remainder concurrently with the first phase
subdivision. The right of way would be centred on
the existing logging road and extend 15 metres on
either side for a total width of 30 metres. This right
of way would be temporary in nature, and would
be narrowed to a 3-6 metre width or exchanged for
a comparable right of way at such time as the trail
is constructed. This format is often used by utility
companies.

I would like to hear your comments prior to the
Public Hearing on October 15th. Thank you.

Yours sincerely,

Mike Manson
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John Neill
From:
Sent:
To:
Cc:
Subject:

George Sirk <natureboy@twincomm.ca >
Wednesday, October 14, 2020 13:36
Email - planning@srd.ca
George Sirk
Attention John Neil- for the Public Hearing Committee (Bylaw 379, 380 Cortes island)
Please confirm receipt.

Rezoning Committee Members
I'll try to be succinct,
Firstly, I shan't pass an opinion on the merits of the rezoning of Rainbow' Ridge , but there are problems with
the application.
But, as past Regional Director for Cortes, I fell compelled to bring to light the implications of the rezoning and
OCP amendment.
I sure hope that if the Senior's Society passes on ownership to another entity, the new entity will be given a notfor-profit tax exemption. This would burden the island with tax increases that should be borne by 'Rainbow
Ridge'.
I studied the amendments to the OCP (Official Community Plan), which is after all the foundation for any
Director to base a rezoning approval. An increase in permitted density is the major change. The density is too
high. Beazley Road is already very busy (Cortes Island's School, Health clinic, senior's centre, Fire Hall,
Cortes Island Museum and numerous residential properties ALL on Beazley! )and where it meets the main
Road ( Sutil Point Rd.) is a very steep and traffic has a hard time stopping at the STOP sign ( at Manson's
Hall).
The Ministry of Highways has a hard time maintaining the road surface clean and the water sits puddled at the
intersection. It's already a disaster and to think of adding all the traffic from this development is a recipe for a
disaster.
The developers need to put in another access Road to Cemetery Road to take the pressure off Beazley. If this
access is built then all the residents of the new development could travel directly south to Cemetery Rd. and
from there go to Smelt bay, Sutil Pt., Cortes Bay Bay etc. and not create congestion at Beazley and Sutil Pt
Road.
The Cortes Island Fire Department has sent a letter to the developers stating several safety concerns. These have
not appeared to have been heard/implemented. Amongst these, but not limited to, is the statement that the road
should be connected through to Cemetery Rd.
Where is the guarantee that the remnant of the parcel will have green spaces dedicated? There has to be more
amenities for the community entrenched in this subdivison, such as park land, bicycle paths, walking paths,
riparian areas, roadways before approval is granted. The developers are getting a lot, the community needs to
get something too.
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The applicants have requested this OCP Amendment without going through an OCP Review. The new OCP
zone has been dropped in to suit their needs.
Additionally, I noted that the applicants have chosen not to include a health centre in their rezoning application.
The "health centre' is on the list the permitted uses.
But doing so the applicants have opened the door to future applications, anywhere on Cortes, using this OCP
designation and subsequent zone to drop out any "uses' not desired.
As this may seem as a subtle issue, as a previous Regional Director, I sat on many re-zonings where subtle
interpretations were paramount.
The present language of the OCP amendment will permit any other applicant to rezone their property while
applying for an OCP amendment anywhere without having to go through a OCP Review first.
Including, and not limited to a trailer park/tiny home. It fits all the criteria, and unlike the present application,
will permit the trailer/tiny home residents to actually own their home.
Naturally, I may be incorrect in my interpretation, but I do not have the resources of the Regional District at
hand to confirm my analyses.
You do.
The development is poised over Hague Lake. We have heard how they will have a state of the art sewage
treatment plan, but is this really enough?
The District should require the applicants to post a bond in case their septic system fails in the future. As they
are very confident that the have have a good system they should not object. The costs of remediating the lakes
should not be borne by the taxpayers. What if their system collapses in 20 years? Who's going to pay for the
cleanup of the lake?
I draw your attention to the current efforts to revive Elk Lake.
"The idea is to install a deep-water aerator on the bottom of Elk Lake at a capital cost of about
$700,000 and an estimated operating cost of between $600,000 and $1.1 million over the next 10
years, for a total cost of $1 .3 million to $1 .8 million"

Respectfully submitted,
george Sirk
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Cortes Island Fire-Fighting Association
Box #2 - 959 Beasley Road
Mansons Landing B.C. VOP 1 KO
Tel: 250 935-6779 Fax: 250 935-6771

To the SRD,
It is the recommendation of this Fire Department that the proposed Rainbow Ridge development
includes these items as a minimum;
1- Access created to allow our vehicles all season passage. Roads should be to a provincial
standard of width, base material, and site lines. Turn arounds created at all road ends.
2- Hydrants to be installed at intersections to Rainbow Road. These should be supplied with
25,000 Gal. of stored water.
3- Clear access for passage around dwelling units.
4- Lighting along roadways and paths.
5- Through access to Cemetery road.

Sincerely,
Cortes Island Fire Fighting Association

John Neill
From:
Sent:
To:
Cc:
Subject:

caz cortez <cazcortez@gmail.com >
Wednesday, October 14, 2020 13:00
Email - planning@srd.ca
sandrawood@twincomm.ca
Rezoning rainbow ridge...Bylaws 379&380- Cortes Island.

Attention John Neill SRD.
I am writing in support of the rezoning of the rainbow ridge property on Cortes Island I have lived on Cortes for more
than 40 years.Many of those years as a renter and in my memory it has never been easy to find a decent place to rent.
Eventually I was able to buy a property. Now as a senior and single I find I am challenged by needing help the manage
my property.
Cortes Island is in desperate need of housing for young people.Not only in order for seniors to be able to stay here but
also to keep our community vibrant.
The community has done an amazing job of raising money already and now we need this rezoning to go through so we
can move forward.
This development will certainly benefit all Cortes Islanders now, with work projects and for the future of the island.
It is being well planned and managed and the senior village is a great example of good planning.
I encourage the SRD to approve this project and the bylaw rezoning.
Sincerely
Carol Ratcliffe.
352 South Point Road.
Sent from my iPad
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John Neill
From:
Sent:
To:
Subject:

Savanna Young <savannayoung98@gmail.com >
Wednesday, October 14, 2020 12:44
Email - planning@srd.ca
Affordable housing on Cortes

Hello,
I am writing in support of the SRD By Law 379+380 change for Cortes Island. As a young person and community member
of Cortes Island I can speak directly to the difficulty of securing year-round affordable housing on Cortes. I hope the SRD
Board board recognizes the importance of this project, as it sets a precedent that supporting community also means
supporting affordable housing for all people. Cortes Island should not be an exclusive island for the wealthy. Cortes is
the place that it is because of the people that make up its community, people from all walks of life with all levels of
income.
I fully support the SRD By Law 379+380 change and hope you will too.
Sincerely,
Savanna Young
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John Neill
From:
Sent:
To:
Subject:

Arlene Tompkins <atompkins.5687@gmail.com >
Wednesday, October 14, 2020 12:33
Email - planning@srd.ca
Rezoning Rainbow Ridge; SRD Bylaws: 379 + 380 for Cortes Island

John Neill SRD Planner
Re: Rezoning Rainbow Ridge; SRD Bylaws: 379 + 380 for Cortes Island
The Cortes Island Seniors Society (CISS) has applied to rezone 6 acres of the Rainbow Ridge property (near the existing Seniors
Village) to Community Service Two (CS-2). The vision for this property is to build 20 homes + 2 flex units of new non-profit rental
housing for island residents with low-to-moderate incomes. This development will create homes for singles, couples, seniors and
families of all ages. The property is also within close proximity to critical community services such as the Health Centre & School,
walking distance to shops & services in Mansons Landing, public trails, and the community garden.
Residents of Cortes Island (of all ages) are in desperate need of year-round affordable housing. Many existing rental properties on
Cortes are seasonal, available for residents in the winter but unavailable in the summer as landlords can make more income providing
tourist accommodation. Currently there are over 100 people on the waiting list for Rainbow Ridge stable rental homes. Some of these
are seniors on low incomes but many are young people and young families who provide the services and work force that supports all
island residents.
Development of Rainbow Ridge housing will provide short term and long term benefits to the island residents. In the short term, the
development of Rainbow Ridge will create local jobs using local building materials. In the long, term Rainbow Ridge will retain more
seniors and more young working families on Cortes. Affordable housing attracts a wide, diverse range of residents and creates a
stable environment for seniors, young families, and children. Those living in affordable housing will be able to spend more on other
essential items (nutritious food and healthcare). Quality affordable housing will promote better mental and physical

health, improved quality of life and independence for all residents.
The bottom line is everyone in the affordable housing equation benefits from its creation. This includes those looking for homes they
can afford, the local businesses that serve them, and the governments / organizations that provide the housing that helps keep a
community vibrant and prosperous.

As a long term property owner and full time resident of Cortes Island, I support this community-led development and urge the
Regional District to grant the requested rezoning of Rainbow Ridge to enable development of non-profit rental housing for

island residents with low-to-moderate incomes.
Sincerely,
Arlene Tompkins, PhD
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John Neill
From:
Sent:
To:
Subject:

victorvb <victorvb@telus.net>
Wednesday, October 14, 2020 12:04
Email - planning@srd.ca
RE: SRD Bylaws: 379 + 380 for Cortes Island

Good Day John Neil
RE: SRD Bylaws: 379 + 380 for Cortes Island, Rezoning Rainbow Ridge,
I understand you are the SRD Planner.
This short letter is from a 65 year old Retiree, on Cortes, who thinks the Rainbow Ridge Housing
Project is a must for Seniors and others here.
At this time I am not in need of housing but I know many others that would really benefit from the
affordable housing project Rainbow Ridge will provide them.
Thank You
Sincerely
Victor Van Buskirk
900 Mary Point Rd
250-935-6569
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Cortes bland Fire-Fighting Association
Box #2-959 Beasey Road
Mansons Landmg B.C. VOP 1KO
Tea: 250 935-6779 Fax 250 935-6771

October 14, 2020
To: Aniko Nelson, Senior Manager, Community Services Strathcona Regional District
Regarding: BYLAW NO. 379 — CORTES ISLAND OFFICIAL COMMUNITY PLAN BYLAW
2012, Amendment No. 2
and BYLAW NO. 380 — ELECTORAL AREA 'I' (CORTES ISLAND) ZONING BYLAW,
2002, Amendment No. 30
The board of directors for the Cortes Island Fire Fighting Association would like to publicly
declare that as adjacent landowners we have no objections to the Rainbow Ridge proposal as
currently described.
Yours truly,
Chris Walker
President, Cortes Island Fire Fighting Association

John Neill
From:
Sent:
To:
Subject:

Paul Fournier <fournierconst@gmail.com >
Wednesday, October 14, 2020 11:50
Email - planning@srd.ca
Rezoning Rainbow Ridge, Cortes Island

TO: John Neill, SRD Planner

I am writing to you to express my support for the Rainbow Ridge affordable housing project on Cortes Island.
I am a home owner and full time resident on Cortes, the issue of affordable housing on Cortes has reached a critical
level, there are families living in substandard housing at the present time.
This Rainbow Ridge project requires rezoning in order to move forward and support these people in need. Please
support the rezoning of Rainbow Ridge.
Sincerely,
Paul Fournier
456 Smelt Bay
Cortes Island
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John Neill
From:
Sent:
To:
Subject:

Joy Kerfoot <joykerfoot@gmail.com >
Wednesday, October 14, 2020 10:30
Email - planning@srd.ca
Bylaws 379 & 380/Rezoning Rainbow Ridge, Cortes

Attention: John Neil
I am writing today to voice my support for this much needed project on Cortes.
Having been on the island since 1999, and having myself been subjected many times to what we refer to as "the cortes
shuffle" - the seasonal search for housing for local year round residents. This is a traumatic and stressful aspect of life
for those who do not own property, and over time, the options for housing at all, let alone affordable housing have been
dwindling.
I urge you to support this community initiated project.
Sincerely,
Joy Kerfoot
I humbly acknowledge that the places I live and work are the unceded territories of the xwma9kwe,9m (Musqueam), SkwxwO7mesh
(Squamish), S9lIlw9ta?/Selllw/tuffi (Tsleil-Waututh), Kiahoose, TIa 'am/n and 1-lomalco peoples.

Joy Kerfoot, BAH, CMP
Coftes Island & Vancouver, BC
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John Neill
From:
Sent:
To:
Subject:

lella gmeiner <lellagmeinerl@gmail.com >
Wednesday, October 14, 2020 10:26
Email - planning@srd.ca
Cortes: Rezoning Rainbow Ridge

Attention John Neill and the SRD Board:
It is imperative to the viability of Cortes Island that the SRD Bylaws 379 and 380 for Cortes be amended to allow for the
Rezoning of Rainbow Ridge!!!
Year-round, affordable housing is the single greatest barrier to the sustainability for our community.
As you know, almost 50% of Cortes residents are over the age of 65 and many are on modest fixed incomes.
Young families find affordable year-round rental housing a dream at the end of the Rainbow.
We need to make this dream come true by building Rainbow Ridge!!!
For our elders and our youngsters.
The Rainbow Ridge Affordable Housing Project is a Testament to the Commitment of the Cortes Community, to build
this Village!
Over 100 people are already on the waiting list for these stable, rental, homes.
All in walking distance of the Health Centre, Community Hall and Shops.
So I urge you, with the power invested in you, by us, to Rezone Rainbow Ridge!!!
Thereby creating personal and community stability for so many!!!
Sincerely,
Lella Gmeiner
601B Olmsted Rd.
Whaletown, Cortes Island
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John Neill
rom:
Sent:
To:
Subject:

Denise Wolda <drwolda@island.net >
Wednesday, October 14, 2020 10:11
Email - planning@srd.ca
Re-zoning Rainbow Ridge!

To The Strathcona Regional District,
I am writing this letter to support the Re-zoning of the land that has been named Rainbow Ridge. I refer to By-laws 379
and 380.
I have lived on Cortes Island for 26 years now and in all that time I have seen no improvement regarding a major
problem concerning housing. It is very sad to see wonderful young
people, often with young families, grow discouraged and have to leave an island they have grown to love simply because
there is not enough affordable housing. Seniors with low incomes
face the same problem at a time when they are least able to cope with the situation. The building of these affordable
houses would have the added benefit of employing local carpenters and
using local wood and there-by also supporting our Community Forest initiative. Cortes Island needs to be available to all,
not just the older generation with money. We need young people! We

— 'eed this re-zoning!
Thank you for giving this issue heart-felt consideration.
Sincerely,
Denise Wolda
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John Neill
rom:
To:
Subject:

Eily Sprungman <eilysprungman98@gmail.com >
Wednesday, October 14, 2020 10:01
Email - planning@srd.ca
Rezoning Rainbow Ridge

To whom it may concern,
I am writing to express my support for the rezoning of rainbow ridge in order to allow for affordable housing units to be
built. I will not be able to attend the meeting tomorrow but I wanted to make sure my support was recognized.
Thank you for your time,
Eily Sprungman
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John Neill
From:
Sent:
To:
Subject:

Oliver Ellingsen <oliverellingsen@gmail.com >
Wednesday, October 14, 2020 09:39
Email - planning@srd.ca
Rezoning Rainbow ridge

To whom it may concern,
The rainbow ridge affordable housing project is critical to the health of the Cortes community. I support the rezoning of
this parcel of land. I will be unable to make it to the meeting tomorrow but I wanted to make sure that my support was
heard.
Thanks for your time,
Oliver Ellingsen
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John Neill
From:
Sent:
To:
Subject:

Asha Harvey <asha.harvey24@gmail.com >
Wednesday, October 14, 2020 09:33
Email - planning@srd.ca
Support for rezoning -Cortes public hearing

To whom it may concern,
Tomorrow in the public hearing the Cortes community will be discussing the rezoning of rainbow ridge. I would like to
express my support for the rezoning as this is a very important project for the Cortes community. I will be unable to be
in the meeting tomorrow, but I wanted my voice to be heard.
Best regards,
Asha Harvey
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John Neill
From:
Sent:
To:
Subject:

Kai Harvey <info@corteskayaks.com >
Wednesday, October 14, 2020 09:27
Email - planning@srd.ca
Cortes Community housing

Hi there,
As a local Cortes Island business and team of employees we are in support of the community housing project. We
support the rezoning of the parcel of land to allow for affordable rental housing units to be built there. Thank you for
your time,
Best Wishes,
The Cortes Kayaks Team
Tosh Harvey, Jolaine Boucher, Forrest Berman-hatch and Kai Harvey
Cortes Kayaks
Co rteskaya ks.com
250-202-6374
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John Neill
From:
Sent:
To:
Subject:

Kai H <kai.harvey22@gmail.com >
Wednesday, October 14, 2020 09:23
Email - plannirig@srd.ca
Cortes public hearing

John Neill,
I am writing this to express my support for the rezoning which will be discussed in the public hearing tomorrow.
I strongly believe that the affordable housing project is critical to the well being of the community. The lack of affordable
housing on Cortes is the biggest issue that this community has faced in a long time. This project is very important to
maintaining the diversity and equity of the community.
I will be in the meeting tomorrow as well to express my support further.
All the best,
Kai Harvey
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ohn Neill
From:
Sent:
To:
Cc:
Subject:

Ray Grout <ray@twincomm.ca >
Wednesday, October 14, 2020 09:10
Email - planning@srd.ca
info@cortescommunityhousing.org
Rainbow Ridge Affordable Housing - Cortes Island. SRD Bylaws: 379 + Cortes Island

To John Neill SRD Planner:
Re: Rezoning Rainbow Ridge - SRD Bylaws 379 + 380 I am writing to you so show my support for the Rainbow Ridge affordable housing project, Cortes Island.
I have been a full time resident of Cortes from 2001 - unfortunately since this time I have notice that affordable housing
is no longer available, in my opinion due to the growth of Airbnb Vacation rental online on Cortes Island.
This has led to many families struggling to find an affordable and suitable home.
I want to commend the Cortes Housing Society for taking on this project - I am requesting that the Directors of Our
Regional District do the right thing and approve SRD Bylaws 379 + 380, which will go a long way to Help provide
ifordable Housing to those residents of Cortes Island whoso desperately need it at the present time.

Sincerely,
Ray Grout
286 Seavista Road - Cortes Island
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ohn Neill
From:
Sent:
To:
Subject:

Xahha Wasyliw <xahhaw@gmail.com >
Wednesday, October 14, 2020 08:52
Email - planning@srd.ca
Rezoning Rainbow Ridge...Bylaws 379&380-Cortes Is.

Attention: John Neill SRD
This short letter is in support of the rezoning referred to above. I have been a Cortes Resident for 44 years, and am
presently 77 years old, and living solo in a rental space, which I must vacate for a month each summer.
Sufficient year round secure rentals have been a problem on Cortes for many years, and I believe the proposed Rainbow
Ridge development will ease that situation. The development of this project has been strongly community based and
well managed.
I believe it will be of great benefit to Cortes islanders in the future, and encourage the SRD to approve the bylaw
rezoning.
Sincerely,
Anne (Hanyu) Wasyliw
386 Southpoint Rd., Cortes Island

1

John Neill
From:
Sent:
To:
Subject:

tinamac@telus.net
Wednesday, October 14, 2020 07:50
Email - planning@srd.ca
Rezoning Rainbow Ridge SRD Bylaws: 379 + 380 for Cortes Island

John Neill SRD Planner,

I am writing to you today to add my voice in support of the Rainbow Ridge affordable housing project on Cortes Island.
I am a home owner and full time resident on Cortes, and the issue of affordable housing on this island has reached a
critical level. As winter approaches, there are people who are living in sub standard accomodation.
There is a viable affordable housing project on Cortes that reqires rezoning in order to move forward to support
individuals
and families secure housing. The sooner this project can move forward the sooner we can bring people out of the rain.
Please support the rezoning of Rainbow Ridge for Cortes Islanders seeking homes.
Sincerely,
Christina MacWilliam
Box 456
Mansons Landing, BC
VOP1KO
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John Neill
From:
Sent:
To:
Subject:

Brad <bradleybetz@hotmail.com>
Wednesday, October 14, 2020 05:28
Email - planning@srd.ca
Regarding the Rainbow Ridge subdivision on Cortes Island

Good day. I will try to be as brief as possible as I'm sure you have a few of these to read, but I
believe my experience is unique and relates to the situation.
My name is Brad Betz, and I am the Treasurer for the Codes Island Seniors Society.
I went to the U. of S. in Saskatoon where I met a girl from the coast and got married. We left school
soon thereafter and moved into a low income housing development called Gladmer Park after our 1st
son was born.
Gladmer was a complex of roughly 30 fourplexs. The buildings were placed in parallel lines along
each side of 2 crescents. The interior line of the buildings faced large parks with trees and
playgrounds in them. The buildings had 2 residences which were 3 bedroom homes, the 2 interior
units were 2 bedrooms.
Glad mer's buildings and parks were well maintained, and the rent was low.
The rules were strict. Only one member of the household could be employed. Only one parking
spot. 10 mph speed limit on the crescents. Nothing extra stored outside except bicycles.
The residents were all ages. There was a large number of young families and a good number of
seniors. Two elementary schools and a high school were shod walks away.
Gladmer worked. In fact, it worked brilliantly. It was a community. The neighbour's girl baby-sat our
kids and when my oldest son was old enough, he baby-sat the 3 boys at the other end of the
building. During the year the park outside our front door was alive with children playing. In winter the
kids were playing street hockey out the back door. It was racially and ethnically diverse. With cheap
rent and only one person working, the other member of a couple could get post secondary education
or take technical training. Lots of university students there.
My 3 children grew up there. They learned social skills, independence, determination and
consideration for others.
So that brings us to Codes, and its challenges. My wife, son, daughter-in-law and I moved here 7
years ago, just down the road from my wife's folks. My wife also has 3 sisters who have lived or are
presently living on Codes, so we had been visiting Codes for 25 years. With the birth of my grandson
we have 4 generations of our family living within 400 yards. Not many can say that.
My grandchild was the first child born on our street in 25 years. Not many can say that either.
There is very little affordable housing available here. "Affordable" on this island is becoming
synonymous with cold, vermin infested and moldy. If you do find a decent dwelling, you may be
moving out in spring when the landlord can rent it for more money to summer visitors. Because the
landlords are shod of cash too.
1

The reason that Gladmer worked was due to the rules being enforced, and the green space
eside it. I have every confidence in the people that work on this project to do the right thing. I know
hat because I work with them and I know their character.
This is a wild, beautiful place full of independent people. Some of them don't want a housing
complex. For them, it is the thin edge of the wedge that will cut this island into unattractive pieces. I
understand that completely. I truly do. I don't agree with them though.
During the Vietnam war there were 2 bumper stickers of note in the U.S. that could be transferable to
Cortes. The first was most popular, the second would be my sentiment.
America, Love it or Leave it.
and
America. Change it or Lose it.
Thank you for attention to this. I'm sure it's not always an easy job for you. Perhaps it's never an
easy job.
Regards,
Brad Betz
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John Neill
From:
Sent:
To:
Subject:

Aaron Ellingsen <agellingsen@gmail.com >
Tuesday, October 13, 2020 21:42
Email - planning@srd.ca
Statement of support for rezoning Rainbow Ridge

Attn: John Neill, SRD Planner and Strathcona Regional District Directors
Re: Rezoning Rainbow Ridge, SRD Bylaws 379 and 380 for Cortes Island
To whom it may concern,
I am a full-time resident of Cortes Island and the owner/operator of a sawmill, lumber dry kiln, planer/molder and
cartage business on Cortes Island. I have a wife and four children, three of whom currently live and attend school on the
Island. I have family roots on Cortes going back to the late 19th century. I sit on the board of the Cortes Community
Forest Cooperative, the Cortes Forestry General Partnership, am a member of the Cortes Island Volunteer Fire
Department, and sit on the board of the Cortes Island Housing Committee
I am writing to voice my support for rezoning of the Rainbow Ridge property in Mansons Landing, for the purpose of
building affordable housing. As a long-time resident, a small business person and an employer, I am acutely aware of the
challenges faced by numerous people of various demographic groups to secure long-term affordable housing here.
Every summer brings a predictable labour shortage. Every fall brings posting after posting on social media and the Cortes
Tidelines web page seeking long-term rental housing for individuals, young families and retirees. It is my understanding
that there are more than 100 names on the wait-list for the proposed development at Rainbow Ridge. That list gestures
to a need for long-term affordable housing.
Placement of dense residential accommodations in rural communities is challenging. However, I think that the relative
suitability of Rainbow Ridge is apparent. It is close to stores, restaurants, the Cortes Island School, the Mansons Landing
post office, the Cortes Community Health Centre, the BC Ambulance and Volunteer Fire Department Hall. It is also near
the Museum and a relatively short trip to the Vancouver Island Regional Library branch, located at Linnaea Farm.
Because of the walkability and bike-ability of the neighbourhood, increased population density need not necessarily lead
to increased vehicle traffic.
Young Cortes families need long-term, affordable homes. Full time long-term residents need additional affordable,
ongoing housing options. Local businesses need a broader labour pool than that currently available, in order to expand
and flourish. That labour force needs to live somewhere. Seniors on fixed income, those seeking to simplify and
downsize, and those requiring health or social supports require long-term homes here on the island. Essentially,
affordable housing will nurture the growth of our community, supporting diverse demographics.
Thank you for taking the time to consider my comments. I look forward to hearing your and others' perspectives at the
public hearing later this week.
Sincerely,
Aaron Ellingsen
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ohn Neill
From:
Sent:
To:
Subject:

Emilie Hansen <egshan@twincomm.ca >
Tuesday, October 13, 2020 21:16
Email - planning@srd.ca
Rezoning Rainbow Ridge. Cortes Island.

Hi John Neill.
I'm very much in favour of rezoning Rainbow Ridge S R D Bylaws: 379+380 for Cortes Island.
It's imperative we get low income housing for our young people, so they can stay on our beautiful island, and that this
place is not just going to become a place for retired people, or the wealthy.
Sincerely,
Emilie Hansen
591 Potlatch Rd.
Mansons Landing
B.C.
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ohn Neill
From:
Sent:
To:
Subject:

Fawn Baron <fawnbaron@gmail.com>
Tuesday, October 13, 2020 20:34
Email - planning@srd.ca
Rezoning Rainbow Ridge! John Neill

Hello
It has been many years that locals have struggled to find a place to call home here on Cortes Island. 17 years ago when
our family moved here, there were kids and grandkids of longtime residents camping on their parents or grandparents
land from May- October. The housing problem has just gotten worse since then.
As an active community member and long time practitioner here, I know many folks from every demograhic. The
phone calls, emails, social media messages, and texts from people looking for a place to live.., even camp now in winter,
is staggering. I do offer help and networking to as many as I can, but now I am at a loss and frankly, overwhelmed.
Finally, the only answer I have come to is:" Apply to Rainbow Ridge". Knowing there are already many applications for
this affordable housing, it's still all I've got.
Please sit up and open your eyes.
his is a hardship that should not go on any longer.

t
Sincerely,
Fawn Baron
250-935-8533

250-935-8533

I recognize that email is not a secure medium, and! discourage its use to communicate sensitive material. This
transmission (including any attachments) is intended only for the use of the individual(s) to whom it is addressed. If
you are not the intended recipient, you are hereby notified that any use, review, disclosure, distribution, retention, or
copying of this communication is strictly prohibited. If you are not the intended recipient, please contact me
immediately, and delete and destroy this message along with any attachments.
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Sohn Neill
From:
Sent:
To:
Subject:

MAUREEN WILLIAMS <mwiIliamsnd@shaw.ca >
Tuesday, October 13, 2020 20:20
Email - planning@srd.ca
RE: Rezoning Rainbow Ridge

Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Codes Island

Dear Mr Neill,
I am a resident of Codes Island and am writing to express my support for rezoning the lot in question
in Manson's Landing to accommodate the Rainbow Ridge housing project. Codes Island desperately
needs affordable, year-round rentals. Many people who live here and contribute to the local economy
have suffered through not having housing in the summer because the only rentals available are
summer homes of the wealthy, and these are occupied in the summer. With more people renting their
•

econd homes on Air B and B and the like, housing for some of these people has become a crisis.
We have personally contributed to the Codes Housing Society and are so proud of all they have
accomplished already. Please provide the rezoning needed so they can move forward with this
important project.
sincerely,
Maureen Williams
Box 174 Manson's Landing BC
250-41 5-0878
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John Neill
From:
Sent:
To:
Subject:

Lara S <lara04@gmail.com>
Tuesday, October 13, 2020 20:09
Email - planning@srd.ca
In support of The Rainbow Ridge housing project.

Dear John Neill SRD planner,
Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island
I'd like to voice my support of the Rainbow Ridge affordable housing project.
I feel this is such a massively important project for the Cortes community as affordable housing here
is extremely scarce and many people are forced to live in sub par conditions such as tiny shacks
without heat or water or heavily moldy places or a plethora of other difficult conditions that can cause
health problems.
I feel that the Rainbow ridge housing project would help to remedy this unacceptable issue.
Please do what is right for the people of Cortes Island.
Thank you for your time and consideration.
Sincerely
Lara Sawyer
Cortes Island
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ohn Neill
From:
Sent:
To:
Subject:

Ian Winter <ianwinter@twincomm.ca >
Tuesday, October 13, 2020 19:25
Email - planning@srd.ca
Support for rezoning Rainbow Ridge

The island has a shortage of year-round affordable housing.There is 100 people on the Rainbow Ridge waiting list for
stable rental homes. This new housing will provide more downsizing options.
We need to retain more seniors and more young working families. Cortes needs to grow and this new housing project is
in a perfect area close to all amenities.
Thanks
Ian Winter
Sent from my iPad
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ohn Neill
From:
Sent:
To:
Subject:

Hannu Huuskonen <hannusound@gmail.com >
Tuesday, October 13, 2020 18:22
Email - planning@srd.ca
Cortes rezoning

Hello,
I am writing in support of the rezoning for affordable housing at Rainbow Ridge.
Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island
This is a long awaited and important development for local housing security.
Thank you.
Hannu Huuskonen
982 Siskin Lane (owner)

John Neill
From:
Sent:
To:
Subject:
Attachments:

Eric Hargrave <eric@cortescoop.ca >
Tuesday, October 13, 2020 17:34
Email - planning@srd.ca
Rainbow Ridge Rezoning from EVH
Rainbow Ridge Rezoning from EVH.pdf

Dear SRD Planning Department:
Attached is my letter of support for bylaws 379/380 that allow rezoning at Rainbow Ridge on Cortes Island.
Let me know if you have any questions. Thank you.
Eric

Eric V. Harg rave
General Manager
Cortes Natural Food Co-op
250-935-8577

CORTES
Nalural Food

co-op

John Neill
From:
Sent:
To:
Subject:

John Cashore <john.cashore@gmail.com >
Tuesday, October 13, 2020 16:00
Email - planning@srd.ca
Fwd: rezoning for Rainbow Ridge, Cortes Is.

Begin forwarded message:
From: John Cashore <john.cashore©gmail.com>
Subject: Fwd: rezoning for Rainbow Ridge, Cortes Is.
Date: October 9, 2020 at 9:33:47 PM PDT
To: sandratwincom.ca
I have received a message from

Begin forwarded message:
From: John Cashore <Iohn.cashoreqmaiI.com >
Subject: rezoning for Rainbow Ridge, Cortes Is.
Date: October 8, 2020 at 2:56:07 PM PDT
To: planninqsrd.ca
Cc: sandra(twincom.ca
Regarding the forthcoming decision making re Rainbow Ridge on Cortes Island, I
appreciate the grass roots effort of residents of Cortes Island who are addressing a
pressing need of some Cortes Island residents.
I urge you to verify the outstanding vision and planning that had gone into this project
by dedicated community volunteers who have identified an urgent need for decent
affordable housing.
SRD Bylaws 379 and 380 must be approved based on the exemplary work of the Cortes
Housing Society.
Yours sincerely
John Cashore

John Neill
From:
Sent:
To:
Cc:
Subject:

Gary Cork <garycork@gmail.com >
Tuesday, October 13, 2020 15:39
Email - planning@srd.ca
sandra wood
Rezoning Rainbow Ridge, SRD Bylaw 379 +380 for Cortes Island

To Mr. John Neill SRD Planner,
Dear Planning Department,
My wife and I are home owners and residents of Cortes Island and have owned our home here for the last 25 years.
I would like to support the rezoning of the land called "Rainbow Ridge" so that low
cost housing can be made available to Cortes Islanders who do not have the means to purchase and build homes during
these expensive economic times.
Communities, from my university courses on urban sociology need to have a balanced mix of people from different
economic levels of society to function healthily.
Many friends of mine on Cortes have difficulty in finding permanent places to live which causes them great stress.
Times have changed and I as a senior need to have younger people around to hire for heavier work which I can no longer
do myself.
Hiring these people benefit them and benefits me and my wife to allow is to stay on this island.
Thanks for this opportunity to express my opinion.
Yours Sincerely, Gary Cork
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•

ohn Neill
From:
Sent:
To:
Subject:

david shipway <windjammer@twincomm.ca >
Tuesday, October 13, 2020 15:30
Email - planning@srd.ca
Re: Bylaws: 379 + 380 for Cortes Island

As a landowner on southern Cortes, I am in favour of this rezone application.
David Shipway
504 Highfield Rd.
250-935-6417

•

ohn Neill
From:
Sent:
To:
Subject:

Email - planning@srd.ca
Tuesday, October 13, 2020 14:52
Email - planning@srd.ca
FW: support for rezoning on Cortes Island

Original Message
From: lacoh@telus.net <lacoh@telus.net>
Sent: Saturday, October 3, 2020 7:42 PM
To: Email - planning@srd.ca <planning@srd.ca >
Subject: support for rezoning on Cortes Island
To the SRD bylaw decision makers.

Please include this letter of support in the hearing's consideration of the rezoning application for the Rainbow Ridge
housing Project on Cortes Island SRD bylaws 379 and 380 for Cortes Island.

Affordable housing is urgently needed on Cortes Island as it is in most parts of British Columbia. The demand is great and
the supply is not adequate. This affects the health , economy, and social wellbeing of all the residents of Cortes Island
including that of those who are adequately housed because of the ripple affect from those who cannot find adequate
affordable housing.
I urge you to pass the rezoning to support the affordable housing project at the Rainbow Ridge property.

Larry Cohen

885 Cortes Bay Road

Cortes Island

JP1K0

1

•

ohn Neill
From:
Sent:
To:
Subject:

Email - planning@srd.ca
Tuesday, October 13, 2020 14:51
Email - planning@srd.ca
FW: SRD Bylaws 379 and 380

Original Message
From: Carrie Saxifrage <carrie@saxifrages.org >
Sent: Monday, October 5, 2020 8:08 PM
To: Email - planning@srd.ca <planning@srd.ca>; Noba Anderson <director@cortesisland.com >
Subject: SRD Bylaws 379 and 380
Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island

Dear SRD,

—i write in support of this by-law. Cortes Island needs affordable housing.

The Executive Summary states that the proposal will provide public amenities including a trail connection between the
existing senior's facility, Mansons Landing and Cemetery Road, a forested buffer along the eastern boundary of the
property for privacy and environmental purposes, and an off-road route to the school. These amenities should be
specifically designated and made an explicit condition of the rezone.

The following assurances by the applicant should be explicit conditions of the rezone, with the improvements suggested
in italics:

*

maintain a community trail alongside the road and build a forest trail in the future- the route of the forest trail
should be designated at this time as a condition of the rezone to ensure an off-road passage for school kids and other
walkers is integrated into future designs;
*

maintain a continuous wildlife corridor along the western boundary of 30 meters - this should be increased to
meet the minimum wildlife buffer for animals the size of deer of 50 meters and to keep domestic pet predators at a
distance from wild birds be an explicit condition of the rezone. The wildlife corridor would provide an essential
connection between Siskin Land and the forested area adjacent to the school;
*
maintain a continuous forest buffer along the eastern boundary - the width of this buffer should be specified
and included as a condition of the rezone to ensure an it is integrated into future designs;
include two forested east-west wildlife corridors approximately 40-50 wide except for possible future road
crossings - these corridors should be a minimum of 50 meters and designated at this time as a condition of the rezone to
ensure they are integrated into future designs; and

1

*

protect the wetland area to the south east - this area should be specified and designated at this time as a
ondition of the rezone to ensure it is integrated into future designs.

Thank you for your ongoing care of Cortes Island.

Carrie Saxifrage, landowner

<https://ca nOl.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.avg.com%2Femailsignature%3 Futm_medium%3Demail%26utm_source%3Dlink%26utm_campaign%3Dsigemail%26utm_content%3Demailclient&data=02%7C01%7Cplanning%405rd .ca%7C13Od bffa967b498da1a208d869a504d
O%7C9Ob73d6d9bO3471O9a8b17a lclbOsbb2%7C0%7C1%7C637375504759382905&sdata=NZHyNXnNitpyxBdtiityuU Lg
skiinu2kflOvgYTulhw%30&reserved=O> Virus-free. www.avg.com
<https://canOl.safelinks.protection.outlook.com/?url=http%3A%2 F%2Fwww.avg.com%2Femailsignature%3Futm_medium%3Demail%26utm_source%3Dlink%26utm_cam paign%3Dsigemail%26utm_content%3Demailclient&data=02%7C01%7Cplanning%40srd .ca%7C13Odbffa967b498da 1a208d869a504d
O%7C9Ob73d6d9bO3471O9a8b17a lclbOsbb2%7C0%7C1%7C637375504759382905&sdata=NZHyNXnNitpyxBdtiityu U Lg
skJinu2kflOvgVTulhw%3D&reserved=O>
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John Neill
From:
Sent:
To:
Subject:

Email - planning@srd.ca
Tuesday, October 13, 2020 14:51
Email - planning@srd.ca
FW: Rezoning, Cortes Island

Original Message
From: Johnston Oriane Lee <olj@orianelee.com >
Sent: Friday, October 9, 2020 8:30 PM
To: Email - planning@srd.ca <pIanning@srd.ca >
Subject: Rezoning, Cortes Island
Hello John,
I am writing in support of the Cortes Island Seniors Society (CISS) application to SRD for the rezoning of 6 acres on the
Rainbow Ridge property, which is adjacent to the existing Seniors Village

Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island
I'm sure you've heard, and know, all the good reasons for approving this rezoning and the positive effect that will have
in the viability and resilience of the Cortes Island community.
It is heartbreaking to see many long-time Cortes residents scuffle to find housing, affordable or not, shuffling from one
seasonal rental to another at the whim of property owners—simply because they didn't have the financial means to
purchase a home or property when they first came to the island, or somewhere along the way. Or, in the case of several
friends, had to sell their homes in a divorce and couldn't afford to buy again after living here for thirty years. These
friends and community members include many people who provide necessary functions; gardeners, landscapers, cooks,
librarians, housecleaners, childminders, seafood farmers, and professionals in everything from admin to consulting to
the trades. In addition, the more vulnerable in our community need the basics of a decent and stable place to live.
Consider the time and energy individuals and families have to put toward this continual instability that keeps them from
being able to settle. Time and energy that could be more productively spent both in community engagement and in
quality of life. And it's not just a matter of housing being affordable, there are so few year round rental homes and suites
in any price range on this island.
When a vacancy came up recently in the Seniors Village, it went to a barely-senior woman who works in the natural food
co-op. When I congratulated her, the whole store-front of customers started to clap and cheer. You, at the regional
district, have the opportunity to remove the last hurdle to this happening again and again and again.
Sincerely,
Oriane Lee Johnston
Note: I have been, at various times, a tenant-moving-multiple-times, a homeowner-in-residence, and for a few years the
landlord of a year-round rental. Every day I am grateful to have my own home in this community where I belong.
1

Oriane Lee Johnston I Cortes Island, B.C. I Canada
www.orianelee.com
<https://canOl.safelinks.protection.outlook.com/?url=http%3A%2 F%2Fwww.orianelee.com%2 F&data=02%7C01%7CpIa
nning%40srd.ca%7Cc512320e633O48b5d99e08d86cccc87b%7C90b73d6d9b03471O9a8b17a lclbO5bb2%7C0%7C0%7C6
37378974083051603&sdata=d LDmOeQ.52OHTmiAapsHtK1pzI Uc8CSkpDneQJTwIAbM%3D&reserved=0> I
whitehorsesanctuary.com
<https://ca n01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwhitehorsesanctuary.com%2F&data=02%7C01
%7CpIa nning%4Osrd .ca%7Cc512320e633048b5d99e08d86cccc87b%7C90b73d6d9b0347109a8b17a 1c1b05bb2%7C0%7C
0%7C637378974083061597&sdata=v1tC2suI0huDJ N%2 BL37okZQ7Bc5JEkIVFgGu Km1OB1Ys%3D&reserved=O>
1.250.202.3498
Tarot Maps of Guidance
<https://canol.safelinks.protection.outlook.com/?url=https%3A%2F%2Foria nelee.com%2 Ftarot%2 F&data=02%7C01%7
Cplanning%40srd.ca%7Cc512320e633048b5d99e08d86cccc87b%7C90b73d6d9b0347109a8b17a1c1b05bb2%7C0%7C0%
7C637378974083061597&sdata=31rJjx5pK9e5RvPK9nucT732jS8lMVBQ0PezxVZd I14%3 D&reserved=0> by
skypefacetime
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John Neill
From:
Sent:
To:
Subject:

Email - planning@srd.ca
Tuesday, October 13, 2020 14:51
Email - planning@srd.ca
FW: Rezoning Rainbow Ridge

Original Message
From: Steven Rooke <srooke@srooke.com >
Sent: Tuesday, October 13, 2020 2:07 PM
To: Email - planning@srd.ca <planning@srd.ca >
Cc: sandrawood@twincomm.ca
Subject: Rezoning Rainbow Ridge
Dear John Neill,
I am a US citizen with land and cabin on South Point Road, Cortes Island (a seasonal residence). I have contributed
financially to the Cortes Housing Society to support affordable housing for Cortes islanders, and I support the Rezoning
Rainbow Ridge project. I hope one day to gain Canadian Residency and then dual citizenship, and have been building a
house on my lot so that I can one day live there year-round. Supporting gardeners and carpenters for the last 5 years, I
am aware of the difficulty of people young and old finding affordable housing on Cortes.

I add my voice in support of the Rezoning Rainbow Ridge project.

Cheers,
Steven Rooke

234 South Point Road, Mansons Landing, BC VOP 1K0
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•

ohn Neill
From:
Sent:
To:
Subject:

Toni Smorodin <tonismorodin@gmail.com >
Tuesday, October 13, 2020 14:37
Email - planning@srd.ca
Rezoning Rainbow Ridge SRD bylaws 379 380 Cortes Is

John Neill SRD Planner:
Hello from Cortes Island,
My name is Toni Smorodin and I have been on Cortes on and off since 1973. I came as a guest of my aunt and later on in
the 80's I rented on a short term basis. In 1991 we were lucky enough to buy a small property in Mansons Landing. I
experienced first hand the lack of affordable year round housing, first as a tenant and later as a homeowner renting
short term to people who wanted to live and work on Cortes and had nowhere to live. Rainbow Ridge is a godsend and
crucial to the survival of the community on Cortes Island. Otherwise we are going to lose our young people and Seniors
and badly needed workers. Seniors who have lived on Cortes need somewhere to downsize to and young people
entering the workforce need affordable housing.
Rainbow Ridge will not only provide housing and a sense of community but also jobs for the locals and will help local
businesses supplying materials and machinery. It is conveniently situated very close to the health Center, Community
Hall, School, stores and businesses. Everything is within walking distance.
I am very much in support of this project and the rezoning.
hank you for your attention.
—oni Smorodin

1

John Neill
From:
Sent:
To:
Subject:

Andrea Fisher <andrea@hollyhock.ca >
Tuesday, October 13, 2020 14:10
Email - planning@srd.ca
Reference: Rezoning Rainbow Ridge

Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island
Hello John Neil,

I am writing to express support for the rezoning of Rainbow Ridge. As a part of this Housing Committee I am passionate
for this project to move forward. I work for Hollyhock - and have had personal experience with the lack of housing as
well as added stress with recruitment for our Campus. I know the housing struggles that many of my colleagues and
community experience. I know first hand of that many of my colleagues move from short term winter rentals to living in
camper vans or temporary housing in the summer. I know of the shortage of housing - and how hard it is to staff
Hollyhock in the summer due to the shortage. I know of the importance of creating stable jobs, especially in these times,
for island residents. I also understand that the lack of affordable housing forces people to leave their home and
corn mu nity.
I urge you to act now and grant this rezoning application for the future health of the Cortes Community.
Warm Regards,
—Andrea
Andrea Fisher
Campus Director
hollyhock.ca 1250-935-6576 x 240
Pronouns: She/Her/Hers
Hollyhock on Cortes Island is located in the traditional, and ancestral, territories of the toq qaymix' (Klahoose), #a ?amEn
qaymuc" (TIa'amin), ?op qaymLx" (Homalco) Nations.
Hollyhock is a registered not-for-profit and relies on philanthropic support to fund accessibility, program
development, and campus sustainability. Support our work.
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John Neill
rom:
Sent:
To:
Cc:
Subject:

Steven Rooke <srooke©srooke.com >
Tuesday, October 13, 2020 14:07
Email - planning@srd.ca
sandrawood@twincomm.ca
Rezoning Rainbow Ridge

Dear John Neill,
I am a US citizen with land and cabin on South Point Road, Cortes Island (a seasonal residence). I have contributed
financially to the Cortes Housing Society to support affordable housing for Cortes islanders, and I support the Rezoning
Rainbow Ridge project. I hope one day to gain Canadian Residency and then dual citizenship, and have been building a
house on my lot so that I can one day live there year-round. Supporting gardeners and carpenters for the last 5 years, I
am aware of the difficulty of people young and old finding affordable housing on Cortes.

I add my voice in support of the Rezoning Rainbow Ridge project.

Cheers,
Steven Rooke

234 South Point Road, Mansons Landing, BC VOP 1KO
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ohn Neill
From:
Sent:
To:
Subject:

Lore & Derek <lore_derek@twincomm.ca >
Tuesday, October 13, 2020 14:05
Email - planning@srd.ca
In support of affordable housing on Cortes

Reference: Rezoning Rainbow Ridge
SRD Bylaws:379+380 for Cortes Island
Living on Cortes Island for more than 20 years, we have observed with sadness how difficult it is to find affordable
housing. There is basically nothing to rent. This need is most of all felt by young families and elderly people.
Therefore, we are delighted to watch the development of Rainbow Ridge and are in strong support of the rezoning of
this land.
We personally supported this project from its inception.
With kind regards,
Lore and Derek Mack-Mumford
250 935 0093

1

John Neill
From:
Sent:
To:
Subject:

Roy L Hales <roy.hales9@gmail.com >
Tuesday, October 13, 2020 13:53
Email - planning@srd.ca
Support for Rainbow Ridge Project on Cortes Island

Greetings:
My wife Angela and I totally support rezoning the lot, in Mansons Landing, needed for the proposed Rainbow Ridge
affordable Housing project.This is an extremely important project for the future of Cortes Island.
Thank-you very much
Roy and Angela Hales
Squirrel Cove, Cortes Island
250-935-6329
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John Neill
From:
Sent:
To:
Subject:

Shelagh Baillie <shelaghbaillie@gmail.com >
Tuesday, October 13, 2020 13:49
Email - planning@srd.ca
rezoning rainbow ridge

It would help and makes a difference to be able to rezone the property.
Shelagh Baillie
Cortes Island, BC

John Neill
From:
Sent:
To:
Subject:

cathywinter@twincomm.ca
Tuesday, October 13, 2020 13:13
Email - planning@srd.ca
Rezoning Rainbow Ridge, Cortes Island

Importance:

High

To: John Neill SRD Planner,
I'm writing in support of the rezoning application for the property known as Rainbow Ridge, Cortes Island Zoning bylaw
379-380.
I've lived on Cortes all of my life and have been fortunate to own a home here for the past 35 years. However, there are
many people who need and want stable affordable housing here, and can't find it. I believe the lack of affordable
housing has inhibited the year round economic growth of this community. The Rainbow Ridge property is a perfect spot
for higher density affordable living. All of the amenities are within walking distance of this project. There are many
people on a waiting list who would like to live there, including my elderly parents, when they can no longer take care of
their larger property. In fact I would like to live there when I decide to downsize. To make and keep this a vibrant
community we need to have a place that young families as well as retired folks can afford to live.
Sincerely,
Cathy Winter
250-935-6765
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•

ohn Neill
From:
Sent:
To:
Subject:

Ralph Garrison <ralphkgarrison@gmail.com >
Tuesday, October 13, 2020 13:10
Email - planning@srd.ca
Cortes re-zone

Hi Planning staff!
I would like to support the rezoning necessary to allow for the creation of non-profit run rentals on Cortes. Called
Rainbow ridge. Low income, year round, rentals are sorely needed on Cortes.
The location is ideal: close to Mansons Landing and the services that exist there (health centre, stores, community hall).
These rentals could be ideal for younger families, whose income would not allow them buy. And for seniors, such as
myself, that would like to live closer to services and not have to deal with the maintenance and expense of owning.
Thank you,
Ralph Garrison
box 174 Mansons Landing, BC
250-935-6966
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John Neill
From:
Sent:
To:
Subject:

John Sprungman <sprungman@twincomm.ca >
Tuesday, October 13, 2020 12:30
Email - planning@srd.ca
Rezoning Rainbow Ridge

Board of Directors
Strathcona Regional Board
Campbell River, B.C.
Dear Directors:
As property owners and residents on Cortes for nearly 50 years, we have seen the demographic and the development on
the island change significantly over the years. When we arrived, only two years after ferry service began, the population
was 350, the roads weren't paved, land was affordable and most homes were owner-built. A smaller ferry ran five days a
week on an 8-hour schedule. Now we have a bigger ferry with 12-hour service every day. The main roads are paved. Our
year-round population is now around 1,100 with many more seasonal residents and visitors. Desirable waterfront
properties on the ocean and lakes are being purchased for summer and retirement homes at prices few young families
and working age singles can afford. Fewer homes are available every year for those who depend on income from
working on Cortes.
The Cortes Island Seniors Society has been actively working for more than 10 years to alleviate the lack of affordable
housing for singles, couples, families and seniors. First, CISS built six units in the seniors village next to the Cortes Health
Centre. Four more units are under construction now. CISS raised more than $1 million in private donations and loans to
buy the property adjoining the Seniors Village and has proven that it can build quality accommodations with proper
systems for sharing water and septic. The plans for Rainbow Ridge are crafted to meet the all the code requirements for
building safety with special attention to environment concerns regarding sewage disposal. They are a significant contrast
to what would happen if the property was subdivided into the allowable number of residential lots and it was left to
individual owners to install their own services.
We strongly support the zoning and OCP changes in Bylaws 379 and 380 on Cortes Island and ask you to approve them
without further delay so the Rainbow Ridge project can proceed.
Thank you,
John & Sherry Sprungman
756 Salmonberry Lane
P0 Box 30
Manson's Landing, B.C., VOP1KO
250-935-6332
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•

ohn Neill
From:
Sent:
To:
Subject:

Sasha Cooke <sashaacooke@gmail.com >
Tuesday, October 13, 2020 12:23
Email - planning@srd.ca
Rezoning Rainbow Ridge on Cortes Island

Dear John Neill,
I am writing to you to express my support and endorsement of the rezoning application of Rainbow Ridge on Cortes
Island (SRD Bylaws: 379 + 380 for Cortes Island.)
As a young Cortes resident, I have personally suffered through the "Cortes Shuffle" several years in a row. The "shuffle"
is what locals call the inevitable panicked search to find somewhere to live when, every spring, vacation renters and
summer residents reclaim their rental properties and year-round residents are left without anywhere to call home.
I run a small business online and it is nearly impossible to keep my business running while not having stable office space,
internet, or somewhere to rest and recalibrate when I am not working.
This spring/summer I moved 8 times between April and July, including a one-night camping stint between short-term
rentals. I am now grateful to be living in a place that I can *probably* occupy until next April when the whole shuffle will
start again...
ear-round, affordable housing is one of the biggest ongoing challenges and impediments for young people and families
to create a life on Cortes Island.
Having access to year-round affordable housing at Rainbow Ridge would be a significant step in the right direction to
addressing this pivotal issue.
With access to stable housing at Rainbow Ridge, more young Cortes residents would have the option to create a life
here; it would help our community flourish and become more resilient by creating new jobs, by putting more money
into our island economy by using local building materials, and it would bring more people together in a central location
with access to local shops and services.
Rezoning Rainbow Ridge would help make all of this happen.
Thank you for your efforts to help bring this vision into fruition.
With appreciation,
Sasha Cooke

1

Sohn Neil!
From:
Sent:
To:
Subject:

Penelope Naldrett <penelope@hollyhock.ca >
Tuesday, October 13, 2020 11:41
Email - planning@srd.ca
SRD Bylaws: 379 + 380 for Cortes Island

Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island
To whom it may concern,

I am writing to express support for the rezoning of Rainbow Ridge. I work for Hollyhock - a Leadership Learning Centre
on Cortes Island. While I mostly work remotely (I live on Bowen Island), I know the housing struggles that many of my
colleagues and community experience. I know first hand of that many of my colleagues move from short term winter
rentals to living in camper vans or temporary housing in the summer. I know of the shortage of housing - and how hard
it is to staff Hollyhock in the summer due to the shortage. I know of the importance of creating stable jobs, especially in
these times, for island residents. I also understand that the lack of affordable housing forces people to leave their home
and community.
I would also like to share the similar experiences we have on Bowen Island, and how our municipality has risen to the
challenge to provide alternative forms of housing. We have recently rezoned a number of properties in our "village
zone" for higher density to allow for multi-family complexes, resulting in lower cost house, providing a stable workforce
for our local business and services.
I urge you to act now and grant this rezoning application for the future health of the Cortes Community.

Thank you,

Penelope Naldrett

604 803 4400
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John Neill
From:
Sent:
To:
Subject:

ham baron-preston <hiambaron-p@hotmail.com >
Wednesday, October 14, 2020 15:11
Email - planning@srd.ca
Rezoning Rainbow Ridge SRD Bylaws: 379 + 380 for Cortes Island

Hello John,
My name is Liam and I support the Rainbow Ridge project and would like to see it move forward.
I am 24 and there is no available housing for people my age on the island. Rainbow Ridge will change that.
The project will start a positive feedback loop that will result in more housing and better services on the
island.
We have a housing crisis and this will provide housing; Ifs a no brainer.
Thank you for your consideration,
Liam Baron-Preston

1

John Neill
From:
Sent:
To:
Subject:

George Sirk <natureboy@twincomm.ca >
Wednesday, October 14, 2020 14:52
Email - planning@srd.ca
Attn John Neil! A correction

This is for the Public Hearing Committee on Bylaws 379 and 380 Cortes Island
I made an error in language in my submission earlier today, please correct with the following:
Thank you George Sirk

I sure hope that if the Senior's Society passes on ownership to another entity, the
new entity will NOT be given a not-for-profit tax exemption. This would burden
the island with tax increases that should be borne by 'Rainbow Ridge'.

John Neill
From:
Sent:
To:
Subject:

Ian le Cheminant <ianlecheminant@gmail.com >
Wednesday, October 14, 2020 14:46
Email - planning@srd.ca
Rezoning Rainbow Ridge

John Neil SRD Planner and the SRD Planning Department
Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island

As 25+ year residents of Cortes Island and currently residing in both Campbell River and Cortes, my

wife and I support slow and steady, and community supported, growth and development on Cortes.
The Rainbow Ridge development meets those criteria and this letter is to indicate our support for the
project and for the necessary bylaw amendments.
Thanking you, Ian LeC for Jean and Ian Le Cheminant

1

John Neill
From:
Sent:
To:
Subject:

Darshan Stevens <darshanstevens@gmail.com >
Wednesday, October 14, 2020 14:41
Email - planning@srd.ca
Rezoning Rainbow Ridge SRD Bylaws: 379 + 380 for Cortes Island

Dear John Neill,
Our island is gentrifying. When Cortes gentrifies it loses the vitality and connection needed for a thriving and
interdependent community.
I have lived on Cortes for 8 years. My husband has lived here for 33 years. If he didn't have property here, I would have
left by now. Because there is incredible scarcity around year-round housing for renters on Cortes.
When amazing new folks move to Cortes, I find myself unwilling to invest time and energy getting to know them deeply,
because I assume they will leave within a year or two, due to lack of housing.
Because having secure housing is so important for families in particular, a lot of families don't end up moving to Cortes,
subsequently we don't get a lot of children, so our school doesn't get enough funding, and the kids on our island don't
have as many peers as they should have for a healthy diversity.
Please support our building of Rainbow Ridge, so our community can thrive.
Warmly,
Darshan Stevens, RTC.

Darshan Stevens, RTC # 2506
Registered Therapeutic Counsellor
Holistic, Somatic, and Trauma-Informed Counselling.
www.darshanstevens.com

"\\1en I slow down to half as fast, I take in twice as much"
- Tara Brach
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Barbara Bryant
rom:
Sent:
To:
Subject:

Ryan Harvey <ryguyharveygmaiI.com>
October 12, 2020 11:44 AM
Email - planning@srd.ca
support for Rainbow Ridge rezoning

Dear SRD Board,
Cortes Islanders have been waiting for years for sustainable, affordable housing for lower income families, seniors and
singles who cannot afford to purchase a home or land. I support the Rainbow Ridge rezoning application. With more
than 100 people on the waitlist for this housing, it is obvious how needed this development is.
The barriers are high for the average income earner to afford to own property on Cortes. If we don't make space for
these Cortes Islanders, we lose our supply of cashiers, window washers, deck cleaners, landscapers, entry level builders
and farmers, just to name a few labourer jobs. We need to maintain the 'working class' on our island by providing them
safe, affordable year round housing.
Otherwise we will be in a similar situation as Gabriola or Hornby - remote islands that lack the local population to
maintain year round services, becoming seasonal communities of retirees who have to hire from Vancouver Island for
labour.
Thank you for noting my support of the rezoning as I will be unable to attend the virtual meeting.
ieers,
Ryan Harvey
Contractor
SRD Parks Maintenance for 18 years
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Barbara Bryant
torn:
Sent:
To:
Cc:
Subject:

Victoria Watson <victoriawatson@me.com>
October 12, 2020 11:36 AM
Email - planningsrd.ca
infocortescommunityhousing.org; Ian Watson; Sandra Wood
Re: Rezoning Rainbow Ridge

Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island

Dear Mr Neill
My husband, lan Watson and I were one of the largest contributors to buying the land in question because we feel so
strongly that more year round affordable housing is desperately needed on Cortes Island. There is now over one
hundred people on the Rainbow Ridge waiting list for rental homes.
Year after year, many, many local working families with children and those without have to move out of the houses they
have rented for the months outside of summer and have to camp on friends property because they were unable to find
year round rentals. This is an unacceptable situation which needs to change which is why the majority of the
community welcomes the prospect of social housing at Rainbow Ridge.
his lack of houses also affects seniors who often have to move off island once they can no longer continue this cycle of
camping in the summers.
The advantage of the Rainbow Ridge land is its proximity to the services in Manson's Landing. It is in walking distance
to both the Health Centre, the School and the shops which helps both the young families and those more elderly who
may have need of Health Services regularly.
The building of these new homes will create local jobs and use local building materials all of which help to benefit
Cortes, Quadra and Campbell River.
We very much hope that the rezoning of this property goes through expediently.
Yours sincerely
Victoria Watson
436 & 444 Highfield Road, Manson's Landing
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Barbara Bryant
From:
Sent:
To:
Subject:

Lovena Harvey <IovenagatheringpIacetrading.com>
October 12, 2020 11:02 AM
Email - pIanningsrd.ca
support for Rezoning for Rainbow Ridge

Dear Strathcona Regional District Board,
I hope this email finds you and your team well in these uncertain times.
I am emailing to provide my unequivocal support for the rezoning of the lands for the Rainbow Ridge community. Since
moving to Cortes Island 18 years ago, the issue of housing insecurity for singles, elders and families has been the single
biggest issue on the island that negatively affects our year round population. Since the Covid crisis, this situation has
been further exasperated with many homes not being rented, for fear of: contracting covid, inability for homeowners to
evict tenants to be able to use their own homes, university aged children of home owners using homes for remote
university learning (rather than renting expensive places in Vancouver or Victoria), and many 'city folks' wanting to
maintain emergency access to their own homes.
There are currently more than 100 people on the Rainbow Ridge waiting list for stable, affordable rental homes. There
are a myriad of reasons to support this project, the following being a short list of the most pertinent ones. These homes
will:
•
•
•
•
•
•

create local jobs, using local resources including our community forest wood and the products from our local
mills. Also construction, plumbing, electrical, landscaping and administration jobs.
provide central housing for young working families, close to the school, shops and community center.
provide central housing for seniors and singles, to combat isolation (a growing covid concern), have access to
the Health center, shops and community center
keep a stable younger population on our island, ensuring our Cortes Island School remains open and serving our
community
allow seniors to have better quality of life, be close to neighbours, downsize and stay on the island rather than
stay on acreages that become too much to maintain
create a vital community core on the island, where our friends and neighbours can play, walk, work and live
together to support a sustainable island future

By creating a development where resources are shared (driveways, garden, walking trails, multi-family housing) we are
increasing the sustainability of our island. Many people choose to live in this way and 'share resources' as an
environmental solution creating a smaller footprint.
This development is in complete alignment with our OCP and will be meeting a long held and cherished objective of so
many in this community. One merely needs to talk to the individuals on the Rainbow Ridge waiting list to learn that
housing insecurity - the inability to find safe, secure and affordable housing - on Cortes Island is very real and this
development will alter this negative reality for so many people.
One cannot fathom the importance of this, unless you have been in the position of housing insecurity. The fear of not
having a place to live, not having a warm and cozy space for your child to flourish, is one of the basic essentials to
..survival. Food, water, shelter - our basic human rights. The Cortes Island Seniors Society has invested countless hours
—and resources into this housing development and has received support from government in the form of grants, loans
and matching funds. Please allow this hard work to come to fruition by supporting the rezoning of these lands. May the
voices of the majority be heard.

1

With thanks for your good work,
ovena Harvey

Lovena Harvey
CEO / Co-founder
Gathering Place Trading
www.gatherinqplacetrading .com
250 287 7571
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Barbara Bryant
rom:
Sent:
To:
Subject:

robert fraser <judewill@mail.ubc.ca>
October 11, 2020 6:33 PM
Email - planningsrd.ca
Attention John Neill. rezoning Rainbow Ridge

Dear Mr. Neill. My wife and I are seniors living at 434 Smelt Bay Road on Cortes Island. We are members of the Cortes
Seniors Society. I am writing to express our support for the rezoning of the property known as Rainbow Ridge for the
purpose of providing much needed residential rental stock for the island, targeted not only to seniors but also to young
families facing real difficulties obtaining affordable housing here on Cortes. The Seniors Society is to be congratulated
on the success of the functioning seniors village and its imminent expansion—an enviable track record to date. I gather
that SRD bylaws 379 and 380 Cortes Island are the ones in question and we would fully approve of any necessary
Yours
amendments to achieve the goal of increasing available rental stock here on Cortes.
truly RW (Bobo) Fraser and Judith Williams
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R2rhr2 Bryant

rom:
Sent:
To:
Subject:

Shantima Braaten <braatenshantimagmail.com>
October 11, 2020 9:06 AM
Email - pIanningsrd.ca
SRD By Law 379+380 change for Cortes Island

To whom it may concern,
I am Shantima, a 23 year old currently living and raised on Cortes Island. I can relate personally to the housing
shortage crises we are facing on the island being a permanent non homeowner resident of cortes. I can also say with
certainty that numerous of my friends have faced the same problem.
I strongly believe that this affordable housing project should go through therefore I fully support the SRD By Law
379+3 80 change for Cortes Island.
Thank you for your time,
Shantima
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R2rh2r2 Rrv2nt

rom:
Sent:

To:
Subject:

Donna Bracewell <donnalinnaeafarm.org>
October11, 2020 1:21 AM
Email - planningsrd.ca
Rezoning Rainbow Ridge

Dear John,
I am writing in support of the rezoning application SRD Bylaws: 379 + 380 for Cortes Island. I lived on Cortes for
30 years and raised our family of 6 children there. My husband and I are currently working overseas in order
to afford to retire back to Cortes. It is only since going overseas to teach that we have had the means to
purchase our own home in Whaletown so I know the challenges of raising a family in an island community
with ever more limited stable rental options. I am acutely aware of the situation that so many, many
Cortesans are in; they deeply love their island home but not only are they unable to afford to own property,
there is an acute shortage of affordable, stable rentals that every year we see these solid, contributing citizens
forced to leave. During our time on Cortes we saw an ever decreasing population among our senior citizens
and our young families due to lack of housing. The fact that there are over 100 people on the Rainbow Ridge
wait list attests to the ongoing need for stable rental homes.
The Rainbow Ridge project is not only offering a housing solution, it is creating local jobs, using local building
materials, providing more downsizing options and retaining more seniors and more young working families on
Cortes. Thirty years ago there was much talk about building a complex like this and the current location was
'lways seen as the ideal, if unattainable. With its proximity to Health Centre & School, walking distance to
==shops & services in Mansons Landing it will help to retain much needed members of our community. It has
taken incredible commitment and hard work to get us to this point. It is critical that this rezoning application
be approved in order for the community to move forward with this invaluable project.

Sincerely,
Donna Bracewell
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Barbara Bryant
rom:
Sent:
To:
Subject:

Marilyn Savage <mariIynsavage25gmail.com>
October 10, 2020 3:10 PM
Email - planningsrd.ca
Rezoning Rainbow Ridge

Dear Mr.Neill SRD Planner
The Savage family have lived on Cortes Island since 2003 and will continue to do so for many more years. Housing has
been a constant problem both for young Families and eider Seniors. The Senior Village created by the community is a
wonderful example of competent and successful ways to assist our elderly residents.
Now we have the opportunity to continue to serve the community with the new Rainbow Ridge project. To do this we
need a change to the SRD ByLaws 379+380 Cortes Island.
This project will help the community in so many ways besides affordable housing. It will create local jobs, use local
building materials ,create living space for young families help Seniors remain independent by being close to the Health
clinic and shops with necessities, walking trails and close to families and friends.
As an elderly (. 86 ) yr old and long time resident of Cortes Island I whole heartedly SUPPORT THIS PROJECT and wish to
maintain my independence by living in the beautiful Rainbow Ridge.
_Sincerely
Marilyn Savage
marilynsavage25@gmail.com
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Barbara Bryant
rom:
Sent:
To:
Cc:
Subject:

Nancy Kendel <n_kendel@uniserve.com>
October 10, 2020 8:46 AM
Email - planningsrd.ca
sandrawood@twincomm.ca; seniorscortesgmail.com
Rezoning Rainbow Ridge

To: John Neill SRD Planner
We are writing to express our full support for the Cortes Island Rainbow Ridge housing project to build 22 non-profit
rental housing units. As you are aware properties on Cortes are generally very expensive, and are often out of reach for
young people, families and seniors needing homes. In addition, year-round rentals are very few, as many seasonal
property owners return for the summer months requiring their renters to move out.
We believe a healthy community is comprised of all age groups and want to support this project which is creating a
viable solution to the current housing dilemma. We support the Cortes Island Seniors Society application to rezone 6
acres on the Rainbow Ridge property and the OCP amendment to officially designate this specific site as Community
Service Two (CS-2).
Please register our support for these by-law changes and rezoning.
Sincerely,
Ray & Nancy Kendel
339 Red Granite Road, #311
Mansons Landing, BC VOP 1KO
250-935-8508
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0-.

rom:

Sent:

To:

Subject:

Linda Marie Campbell <lmclake@shaw.ca>
October 10, 2020 7:57 AM
Email - planningsrd.ca
Rezoning

We are in favour of the rezoning for Rainbow Ridge property for more affordable rentals on Cortes Island.
Ian and Linda Campbell
889 Whaletown Road
Whaletown, BC VOP 1ZO

John Neill
.rom:
=ent:
To:
Subject:

Johnston Oriane Lee <olj@yorianelee.com >
Friday, October 9, 2020 20:30
Email - planning@srd.ca
Rezoning, Cortes Island

Hello John,
I am writing in support of the Cortes Island Seniors Society (CISS) application to SRD for the rezoning of 6 acres on the
Rainbow Ridge property, which is adjacent to the existing Seniors Village

Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island
I'm sure you've heard, and know, all the good reasons for approving this rezoning and the positive effect that will have
in the viability and resilience of the Cortes Island community.
It is heartbreaking to see many long-time Cortes residents scuffle to find housing, affordable or not, shuffling from one
seasonal rental to another at the whim of property owners—simply because they didn't have the financial means to
purchase a home or property when they first came to the island, or somewhere along the way. Or, in the case of several
riends, had to sell their homes in a divorce and couldn't afford to buy again after living here for thirty years. These
riends and community members include many people who provide necessary functions; gardeners, landscapers, cooks,
I
librarians, housecleaners, childminders, seafood farmers, and professionals in everything from admin to consulting to
the trades. In addition, the more vulnerable in our community need the basics of a decent and stable place to live.
Consider the time and energy individuals and families have to put toward this continual instability that keeps them from
being able to settle. Time and energy that could be more productively spent both in community engagement and in
quality of life. And it's not just a matter of housing being affordable, there are so few year round rental homes and suites
in any price range on this island.
When a vacancy came up recently in the Seniors Village, it went to a barely-senior woman who works in the natural food
co-op. When I congratulated her, the whole store-front of customers started to clap and cheer. You, at the regional
district, have the opportunity to remove the last hurdle to this happening again and again and again.
Sincerely,
Oriane Lee Johnston
Note: I have been, at various times, a tenant-moving-multiple-times, a homeowner-in-residence, and for a few years the
landlord of a year-round rental. Every day I am grateful to have my own home in this community where I belong.

Oriane Lee Johnston I Cortes Island, B.C. I Canada
www.orianelee.com
<https://ca nol.safelinks.protection.outlook.com/?url=http%3A%2 F%2Fwww.orianelee.com%2F&data=02%7C01%7CpIa
nning%40srd.ca%7Cc512320e633048b5d99e08d86cccc87b%7C90b73d6d9b0347109a8b17a1c1b05bb2%7C0%7C0%7C6
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Barbara Br ant
Howie and Bernice <bh.mcroman©gmail.com>
October 9, 2020 11:53 AM
Email - pIanningsrd.ca
re Zoning Rainbow Ridge Codes Island

rom:
Sent:
To:
Subject:

Reference: re zoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island

RE:OCP AMENDMENT AND REZONING APPLICATION TO FACILITATE SENIORS' AND
AFFORDABLE HOUSING (Cortes Island)

We are firmly in favour of this re-zoning application and OCP amendment application.
As we age we understand the value of having a very diverse population in our community, including people of all ages
who rent housing. We believe that everyone should be able to access affordable year round housing in their
community. The short term vacation rental market among other issues, has contributed to making stable housing
unavailable to so many of our residents. We understand that younger people will not stay to work here if they cannot
find this housing. This is a huge loss to our community.
We also know that many seniors will need to downsize their owned or rented housing and the options to rent are so
-iim ited.
We see this rezoning application as a benefit to our community by creating stable housing,
creating local jobs, using local building materials, providing more downsizing options, retaining more seniors and more
young working families on Cortes.
Thank you
Bernice McGowan and Howie Roman
1387 Bodington Rd
Whaletown, BC
250 935-6405

III

Virus-free. www.avast.com
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Barbara Bryant
rom:
Sent:
To:
Subject:

Irene Blueth <eyeland1gmaiI.com>
October 9, 2020 11:18 AM
Email - planningsrd.ca
Reference: Rezoning Rainbow Ridge SRD Bylaws: 379 + 380 for Cortes Island

Reference: Rezoning Rainbow Ridge: SRD Bylaws: 379 + 380 for Cortes Island
I have lived on Cortes full time for 35 years, I own land here. I support this rezoning because I have watched so many
locals who are an asset to the community struggle to find centrally located long term accommodation.
Irene Blueth
Tiber Bay
P0 Box 148, Manson's Landing BC VOP1KO
Canada
tel: 250 935-6712
mobile/text 250 202-5564
eyelandl@gmail.com
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Barbara B ant
From:
Sent:
To:
Subject:

lorna kendel <lgkendelgmail.com>
October 9, 2020 8:54 AM
Email - planningsrd.ca
Zoning by-law 379 & 380

I believe Cortes island is in desperate need of low cost housing and I support the Seniors housing project and the
attempt to rezone...
There a many wonderful Seniors living here and would continue to do so
if, as they grow older they can afford low cost housing.
We also
have need for low cost housing for young families who want to continue
living in this beautiful environment
Thank you
Lorna kendel, 1487 Squirrel Cove Road, Squirrel Cove, Cortes Island.
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Barbara Bryant
rom:
Sent:
To:

David Pethick <diogenesdave6O4gmaiI.com>
October 9, 2020 7:40 AM
Email - planningsrd.ca

I have attended a couple of info meeting and as an island liver for30+years and think this project is excellent and very
necessary. To be able to continue to stay in your community as you age is so desirable for so so many reasons. The
zoning change is a no Brainer please do so. PEACE Capt D W Pethick Cortes Bay Cortes.
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Barbara Bryant
From:
Sent:
To:
Subject:

Lisa Day <sunshinyday111hotmaiI.com
October 8, 2020 10:42 PM
Email - pIanningsrd.ca
Rezoning Rainbow Ridge

Dear SRD Planner,
It would be so wonderful to have more housing opportunities for full-time residents on Cortes Island. There is just far
too much shuffling around for renters, seasonal rentals which don't allow Cortes residents to fully live and settle into
one place. There is a definite need for more stable home-living arrangements so individuals (singles) and families are
able to feel more at home and secure in a one place, year-round.
Sincerely,
Lisa

Lisa Day
RMT(MTAA), RHN, RRPr.
c 604-906-1696
e lisa@ritesofspirit.com
w www.ritesofspirit.com

'Muddy water, let stand, becomes clear. Lao Tzu
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Barbara Br ant
rom:
Sent:
To:
Subject:

Penny and Claude Rossman <pennyandclaudegmaiI.com>
October 8, 2020 8:39 PM
Email - planningsrd.ca
Rezoning Rainbow Ridge Cortes Island

RE: Bylaws:379 + 380 Cortes Island
Decision Makers:
I am writing to you to add my voice in support of the Rainbow Ridge rezoning proposal.
Affordable housing on Cortes Island is badly lacking and MANY island residents are regularly in transition, seeking their
next affordable accommodation. The prospect of reliable, affordable, quality housing is long overdue. The Rainbow
Ridge project is massively supported by our community and MUST be given every possible affirmation by government.
I trust you will vote in favour of this extremely sensible proposal.
Sincerely
Howard Rossman
557 Potlatch Rd
Manson's Landing
BC. VOP 1KO
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Barbara Br ant
rom:
Sent:
To:
Subject:

Norleen Lillico <norleen@cortescoop.ca)
October 8, 2020 7:12 PM
Email - planningsrd.ca
Rezone Rainbow Ridge, Cortes Island

To whom it may concern, I'm writing in favour of
rezoning the 6 acres in Rainbow Ridge on Cortes Island
in order to create affordable housing for locals. There is
an extreme shortage of year-round affordable housing,
over 100 people are on the Rainbow Ridge waiting list
for stable rental homes, this will create local jobs, use
local building materials, provide more non-profit
downsizing options, retain more seniors and more
young working families on Cortes, the area is close to
lealth Centre & School, walking distance to shops &
services in Mansons Landing, public trails, and there is
a community garden. It's an ideal site and an ideal
situation.
Sincerely
Norleen Lillico
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Barbara Bryant
rom:
Sent:
To:
Subject:

Wayne Roberts <2waynerobertsgmail.com>
October 8, 2020 6:58 PM
Email - planning@srd.ca
Rainbow ridge rezoning Cortes bylaw 379 380

I support the rezoning, the location is perfect for the purpose, walkable to services, low environment impact, and so
necessary in a market short on year round and affordable housing.
Signed J. Wayne Roberts, Manson1s landing resident
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Barbara Bryant
rom:
Sent:
To:
Cc:
Subject:

John Cashore <john.cashoregmail.com>
October 8, 2020 2:56 PM
Email - pIanningsrd.ca
sandra@twincom.ca
rezoning for Rainbow Ridge, Cortes Is.

Regarding the forthcoming decision making re Rainbow Ridge on Cortes Island, I appreciate the grass roots effort of
residents of Cortes Island who are addressing a pressing need of some Cortes Island residents.
I urge you to verify the outstanding vision and planning that had gone into this project by dedicated community
volunteers who have identified an urgent need for decent affordable housing.
SRD Bylaws 379 and 380 must be approved based on the exemplary work of the Cortes Housing Society.
Yours sincerely
John Cashore

1

Barbara Bryant

rom:
Sent:
To:
Subject:

Deb Cormack <d.cormack58gmaiI.com>
October 8, 2020 1:29 PM
Email - planning©srd.ca
Houseing

It would be a wonderful thing to happen on cortes housing for people that need it would surely help them out on are
little island
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Barbara Br ant
rom:
Sent:
To:
Subject:

Heidi Hueniken <heidi@timehawk.com>
October 7, 2020 9:30 PM
Email - planning@srd.ca
Reference: Rezoning Rainbow Ridge

Re: SRD Bylaws 379 + 380 Cortes Island
Dear John Neill
I would like to offer my full support to the CISS for their wonderful plan to build housing for Cortes
Islanders. It is very much needed!!!
In my 30 years on Cortes I have seen and experienced how housing is the number one issue that
effects so many on Cortes. I notice it mostly with young people and families who could be employed
and contributing to the Cortes economy but cannot find a home.
I'm looking forward to an improvement to both the economy and community of Cortes Island.

Thanks so much, Heidi Hueniken

1

Barbara Bryant
rom:
Sent:
To:
Subject:

Nancy Atkinson <67nanookgmail.com>
October 7, 2020 4:23 PM
Email - planningsrd.ca
Seniors' Housing

John Neil, I would like to add my support for the proposed housing project at Mansons Landing on Cortes Island.
My connection to the island goes back fifty years but two years ago— unable to buy an affordable place or find a full
time rental —my husband and I were forced to move away from Cortes. We are pensioners and where we are living
now is extremely isolated and not sustainable when ill health and very old age comes. If there was somewhere to live,
we could return to the island. Sincerely, Nancy and Donald Francis
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Barbara Bryant
rom:
Sent:
To:
Subject:

Elizabeth Anderson <elizabeth@twincomm.ca>
October 7, 2020 11:37 AM
Email - planningsrd.ca
Bylaws 379 and 380 Rainbow Ridge Rezoning application

I am writing to express my desire to see the Rezoning for affordable rental housing on the Rainbow Ridge land be
approved by the SRD.
So much time and effort have gone into this project to begin to meet the needs of Cortes Island residents who have
been living, some in unhealthy substandard conditions and others required to move out periodically, encouraging
instability and disruption in their lives and the subsequent effects of this on the greater community.
I am still haunted by the tragic death of Gordon who was In need of a safe residence last winter but tragically died from
a gas explosion before secure housing could be found. It would be such a relief to know that many more will be spared
this kind of unnecessary tragedy.
The housing society has gone through exhaustive effort to research the environmental impacts of building in this
setting. They are committed to always keeping the environment, so close to islanders hearts and minds, under careful
watch as the project unfolds, taking necessary precautions against undue impact.
Please encourage the SRD to vote for the affordable housing initiative so the application for funding can meet the
—urrent deadline.
Thank you for your consideration in this matter,
Elizabeth Anderson
President Cortes Island Housing Society

1

Barbara Bryant
m:
nt:
To:
Subject:
Attachments:

Amy Robertson <amywolvertonrobertsongmail.com>
October 7, 2020 9:35 AM
Email - planningsrd.ca
letter of support for Cortes Rezoning
Rezone support letter.docx

Dear John,
Attached is my letter of support the the Rainbow Ridge project on Cortes.
I am hopeful the SRD will support us in this effort to provide much needed housing on the island.
Thanks, Amy Robertson

Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island

I am writing in full support of the Rainbow Ridge proposed rezoning on Cortes
Island.
I have lived on Cortes since 1998 when my children attended Linnaea School. At
that time, there were many young families that were challenged by the lack of year
'round housing. Many were living in homes owned by folks that only used their
homes in the summer, displacing the renters.
That still exists, 22 years later. There are a number of families and single people
wanting to find a home where they can ground themselves with stability.
Cortes is a very diverse community, and in order to support this, we need to provide
housing options. The land at Rainbow Ridge is ideally suited for housing, gardens,
privacy, access to trails and shopping, and near the amenities (health center, shops,
school), which will mean less need for driving.
I hope you will give Cortes Islanders the opportunity to thoughtfully develop this
site to address the current and future needs of our community.
Sincerely,
Amy Robertson

Barbara Bryant
Gabel Dinim <gdinimnetidea.com>
October 6, 2020 11:57 AM
Email - planningsrd.ca
Reference: Rezoning Rainbow Ridge ,,SRD Bylaws: 379 + 380 for Cortes Island

nt:
To:
Subject:

RE: Reference: Rezoning Rainbow Ridge SRD Bylaws: 379 + 380 for Cortes Island

Hi John
I am a full time resident of Cortes island and I am fully in favour of rezoning the parcel of land on which Rainbow ridge
will be located to the following designation: Community Service Two (CS-2).
As in all community, low income housing for residents is essential to the fabric of a community.
You probably have read all the reasons why low to moderate income is vital to the social health of a community, so I will
spare you more reading, suffice to say that I am in favour.
Kind Regards
—briel Diriim
Box 205
Whaletown, VOP 1ZO
729 Whaletown road, 250 935 0318

Virus-free. www.avast.com
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Barbara Bryant

m:
nt:
To:
Cc:
Subject:

Samantha Augusne <augustinesamantha3gmail.com>
October 6, 2020 10:59AM
Email - planningsrd.ca
sandrawood@twincomm.ca
Re-Zoning Applicaon Rainbow Ridge, Cortes Island

Attention: John Neill, SRD Planner
Dear Mr. Neill:
As a new resident of Cortes Island, the matter of gross deficiency of housing, particularly for subsidized housing, was made
known within the first week of residency.
I find this long extended, unnecessary repeated suffering, over many years, for many residents to be a despicable offence to
the Community of Cortes Island.
There are no viable excuses for the lack of responsible action on the part of BC Housing and other various government offices.
Complete resolve of this matter should have been addressed many decades ago.
I encourage you to move strongly ahead with the Re-Zoning of the land for the Rainbow Ridge Development in Manson's
Landing, so that the project can proceed without further delays.
Moreover, I am calling for a further priority to be placed on attending to the development of land in Whaletown and Squirrel
ve for the remaining 80+ residents still in immediate need of permanent housing.
Thank You.
Samantha Augustine
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Barbara Bryant
m:
nt:
To:
Subject:

Andrew.baskin <Andrew.baskin@ protonmaiLcom>
October 6, 2020 10:13 AM
Email - planning@srd.ca
Cortes Affordable Housing

Hello John, I am writing to show my support for the rezoning of the Rainbow Ridge property on Cortes Island to make
way for more affordable year round housing. I am aware of the problem of shortage of housing on Cortes and would
appreciate any movement towards making more spaces available for people to live. I am a 20 year resident with
property in Mansons Landing but have many friends who struggle to find places to live. Thank you for your
efforts. Andrew Baskin

Sent from protonMail mobile

1

Barbara Bryant
prom:
Sent:
To:
Subject:

meinsje vlaming <meinsjevlamingyahoo.ca>
October 5, 2020 8:57 PM
Email planningsrd.ca
CISS
-

I am writing this email in support of The Cortes Island Seniors Society (CISS) in the hope of your
approval for the application to rezone 6 acres on the Rainbow Ridge property to build 20 homes ~ 2
flex units of new non-profit rental housing for island residents with low-to-moderate incomes.
I have been living on this island for 30 years now, the first years i moved from home to home more
than ones a year simply because there was no housing.
We finally bought a home,which solved our problems so we could keep our jobs and lifestyle.
That is not really an option anymore for people with an average income.
The real-estate is way above the reach of working people.
The housing crisis was big 30 years ago and only became bigger, people can rent for a winter in the
best case scenario.
Long time residents have to move of the island simply because there is no place available for them.
This project will solve the housing problem for many people and provide jobs at the same time and
using local building materials.
The location is ideal and central downtown Mansons landing all in walking distance, I strongly believe
he creation of small villages like this is where our future lies, and what our changing environment
demands.
Thank you
sincerely
Meinsje Viaming
Cortes Island
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Barbara Bryant
rom:
Sent:
To:

Subject:

Karen Mahon Carrington <karen.mahongmaiI.com>
October 5, 2020 8:10 PM
Email - planning@srd.ca
support for Cortes Island re-zoning

To Whom it May Concern,
I am writing to express my support for the rezoning for higher density housing in the Manson's Landing area
of Cortes Island (bylaws 379 and 380 I believe). Our island desperately needs more affordable housing
options - for young people, for seniors, for artists, for young families. In the operation of my small business I
have a very difficult time hiring people because so many young people cannot find a place to live here that
they are forced to move off island. My own son had to leave the island for a time due to lack of available and
affordable housing.
I trust the SRD will respect the work that Cortes has done to pull together the incredible Rainbow Ridge
project, and that this bylaw will pass with flying colours. Hopefully it can be an working model that others can
follow.
Thank you at the SRD for all your hard work to support our communities,
Karen Mahon
1237 Seaford Rd,
.ortes Island,
T'50 935 0275

1

John Neill
om:
ent:
To:
Subject:

Carrie Saxifrage <carrie@saxifrages.org >
Monday, October 5, 2020 20:08
Email - planning@srd.ca; Noba Anderson
SRD Bylaws 379 and 380

Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island

Dear SRD,

I write in support of this by-law. Cortes Island needs affordable housing.

The Executive Summary states that the proposal will provide public amenities including a trail connection between the
existing senior's facility, Mansons Landing and Cemetery Road, a forested buffer along the eastern boundary of the
property for privacy and environmental purposes, and an off-road route to the school. These amenities should be
specifically designated and made an explicit condition of the rezone.

e following assurances by the applicant should be explicit conditions of the rezone, with the improvements suggested
italics:

-

*

maintain a community trail alongside the road and build a forest trail in the future- the route of the forest trail
should be designated at this time as a condition of the rezone to ensure an off-road passage for school kids and other
walkers is integrated into future designs;
*

maintain a continuous wildlife corridor along the western boundary of 30 meters - this should be increased to
meet the minimum wildlife buffer for animals the size of deer of 50 meters and to keep domestic pet predators at a
distance from wild birds be an explicit condition of the rezone. The wildlife corridor would provide an essential
connection between Siskin Land and the forested area adjacent to the school;
*
maintain a continuous forest buffer along the eastern boundary - the width of this buffer should be specified
and included as a condition of the rezone to ensure an it is integrated into future designs;
*
include two forested east-west wildlife corridors approximately 40-50 wide except for possible future road
crossings - these corridors should be a minimum of 50 meters and designated at this time as a condition of the rezone to
ensure they are integrated into future designs; and
*

protect the wetland area to the south east - this area should be specified and designated at this time as a
condition of the rezone to ensure it is integrated into future designs.

Thank you for your ongoing care of Cortes Island.

Carrie Saxifrage, landowner
1

Barbara Bryant
rom:
Sent:
To:
Subject:

Non Fletcher <noricortesgmail.com>
October 5, 2020 7:52 PM
Email - planningsrd.ca
Re-Zoning Rainbow Ridge

To John Neil
I am writing in support of the rezoning of Rainbow Ridge: SRD Bylaws 379+380 for Cortes Island.
I have lived on Cortes since 1979 and now hope that affordable homes will be available to a cross section of people
needing housing. This is an exciting project for workers and prospective home owners.
Thanks you for your support.
Non Fletcher
488Sutil Pt Rd Box203
Mansons Landing VOP1KO
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Barbara Bryant
r0m:
Sent:
To:
Cc:
Subject:

Dayna Davis <davis.dayna7gmaiI.com>
October 5, 2020 5:31 PM
Email - pIanningsrd.ca
Hayley Newell
rezoning for Cortes Island Housing

Hello John Neill,
I am a 25 year resident of Cortes Island and a teacher at Cortes Island School. I have worked as a teacher for 25 years on
Cortes Island.
I support the rezoning for the housing initiative on Cortes Island that is being proposed at this time.
In my work with families on Cortes Island I see an often desperate need for affordable housing. We want to keep our
young families on the island and keep our community vibrant. This initiative is necessary and supports our school, our
local economy and the health of our families.
sincerely Dayna Davis

Sent from my iPad
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Barbara Bryant
rom:
Sent:
To:
Subject:

Priya Huffman <priyash@me.com>
October 5, 2020 5:13 PM
Email - planningsrd.ca
Rezoning Rainbow Ridge

Dear John,
I wish to support the proposed rezoning on Rainbow Ridge, to allow for the building of affordable housing units on
Cortes Island which has an extreme affordable housing shortage. Many long term residents have been forced off the
island as property prices have risen and the rental stock has been converted to accommodate the vacation short term
rental demand.
The project itself will generate local jobs and hope to use many local resources to support the local economy. We are
too small an island to have our community scattered by lack of affordable housing. It has been well sited to be in the
hub of Manson's landing so no cars are needed to get to either the Medical Center, the grocery stores, the post office
and the community meeting hall, not to mention the school.
Therefore I whole heartedly support the SRD By Law 379+380 change for Cortes Island.
This is the most exciting and long awaited project that will boost the community of Cortes Island, both financially as well
as further knit the fabric of community.
Sincerely yours,
Priya S. Huffman
—68 Sutil Point Road,
Cortes Island.
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Barbara Bryant
—rom:
Sent:
To:
Subject:

Mark Braaten <gaiatreeconstructiongmaiI.com>
October 5, 2020 4:01 PM
Email - pIanningsrd.ca
Rainbow Ridge Low Cost Housing

bear birectors,
Please consider my support for the proposed rezoning of
Rainbow ridge. Low cost housing is essential for a
blanched community demographic and even more so with the
current and rising costs of land which can force lower income
community members our of the community.
Thank you for your support of this initiative.
Mark Braaten
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Barbara Bryant
—rom:
Sent:
To:
Subject:

mark appleyard <tuxie45gmail.com>
October 5, 2020 3:59 PM
Email - planningsrd.ca
Rezoning

I would like to offer my support towards the rezoning of Rainbow Ridge here on Cortes. I have been a resident here for
40 yrs and watched the ongoing struggle for stable housing,l see this as a good start to addressing that issue. Thanks for
listening Mark Appleyard.
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Barbara Bryant
from:
Sent:
To:
Cc:
Subject:

sadhu johnston <sadhu_johnston@yahoo.com>
October 5, 2020 3:38 PM
Email - planning@srd.ca
Sandra Wood
Rainbow Ridge Rezoning Application

Hello John (and members of the SRD board):
I am writing in regards to the rezoning application for Rainbow Ridge, which is being applied for by
the Codes Island Seniors Society. I am writing in support of the rezoning application.
I am the City Manager in Vancouver, but I live on Codes with my wife and two children. I am very
familiar with the challenges of changing land use to increase housing. I am also very familiar with the
extreme challenges that are the result of limited affordable housing. Codes is in dire need of more
housing, particularly for non-profit rental housing for island residents with low-to-moderate
incomes. Low-to-moderate income earners on Codes are living in very substandard and temporary
housing. To support these island residents to stay on Codes, we need attainable housing for them.
The proposed housing will fill this critical gap on Codes. Low-to-moderate income islanders really
struggle to find adequate housing and we really need this project ASAP.
lease support and approve this application. We desperately need this housing.
Thanks
Sadhu
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Barbara Bryant
rom:
Sent:
To:
Cc:
Subject:

drouss.atlast@gmail.com
October 5, 2020 2:28 PM
Email - planning@srd.ca
'Sandra Wood'
Cortes Island, Rainbow Ridge rezoning- Bylaws 379&380

Attn. John Neil, Planner, Strathcona Regional District Planning Dept.
t301 - 990 Cedar Street, Campbell River, BC, V9W 7Z8
I write concerning the application by the Cortes Island Seniors Society to rezone a residential parcel on Beasley Rd at
Manson's Landing, Cortes Island, to allow multi family rental housing for low to moderate income households.
I have lived on Cortes Island for nearly 50 years and have experienced first-hand the extreme changes in availability and
accessibility of secure, affordable and appropriate rental housing for local households with modest means. When I first
sought rental housing in the early 1970's there were many empty dwellings that could be rented for modest amounts
and with relatively secure tenure. Rent was affordable in relation to a local income. And the pressure of summer
visitors competing for accommodation was a minor factor.
Since the 1990's and the advent of B&B businesses, property sales to summer residents, and the extreme inflation in the
cost of construction and maintenance, this situation has been completely reversed. Local incomes have increased very
JowIy while the cost of rentals has grown dramatically. And the availability of secure, year-round and environmentally
—3afe rentals has shrunk; also dramatically.
I know of many households, often with seniors or children, that scramble desperately to find a place to rent in the Fall
and then have to re-locate in Summer when owners arrive or it is rented as B&B. Or the place sells. Some of these
circumstances probably violate the Residential Tenancy Act but when you are scrambling to find shelter, that's not
much solace.
Many of those who are struggling to find rentals are important players in the local economy. They run the stores, the
resorts and restaurants and provide many local trades and small business services.
Another serious housing shortage on Cortes is the lack of appropriate rental options for Seniors who may rent or own
property but must eventually down-size as health and mobility limitations emerge. There are few options for these
seniors other than the Seniors Village which rarely has any vacancy. So they often leave their Cortes homes and
community, adding distance to old friendships and diminishing their valuable contributions to Cortes institutions (the
volunteerism base on Cortes is largely seniors).
I have volunteered for many years building community resources like the Seniors Village, Health Centre, Community
Halls, Firehalls and Museum. And have served on several non-profit boards. I am convinced that the provision of nonprofit rental housing for low-to-moderate income, multi-age, local households is essential for the healthy future of the
Cortes Community. And I believe this can only be done successfully and economically at a multi -family density and

ideally in a walkable central location. The subject property, Rainbow Ridge, is an excellent location and the vision for
-.__.evelopment generated by the Seniors Society will meet the challenge. Furthermore the construction and operation of
rental housing there will be a great boost to the local economy.
I urge the directors of the SRD to approve the re-zoning application.
1

Yours Sincerely,
avid Rousseau
drouss.atIast@gmail.com 250 202-0972 Formerly of 1253 Bartholemew Rd, Mansons Landing, VOP 1KO

Barbara_Bryant
rom:
Sent:
To:
Subject:

Manda Aufochs Gillespie <aufochs@me.com>
October 5, 2020 10:37 AM
Email - planningsrd.ca
SRD By-laws 379+380

Dear John Neill
Thank you for your kind attention to the planning needs and zoning by-law changes for Cortes Island.
I am writing in strong support of the zoning by-law change 379 + 380 for Cortes Island.
I am a writer and producer and in my work I have had the pleasure to get to learn more about the Rainbow Ridge
project (and the Seniors Village expansion that happened previously.) It is rare for rural, island communities like ours to
get an opportunity to use provincial and federal tools to help create affordable housing. The opportunity to apply for BC
Housing funding is truly special and could make a huge difference in our community both to provide much needed
affordable, year round rental and to help create a more village-like atmosphere in Manson's Landing which currently
houses our school, post office, grocery stores, clinic, a community hall, museum, parks, and other amenities. The
housing crisis in rural communities isn't often spoken about, but thanks to the SRD's support of the Housing Needs
Assessment, we know that the crisis on Cortes is critical: 90% of households could not even afford the median rental
prices on this island. It is clear to many of us on the island, as I am sure it is to you and your planning staff, that if
measures are not taken soon then the island communities we love will simply become vacation homes for the wealthy.
Ne are lucky to have this opportunity before us: to help plan for a future on our island that includes affordable, yearround housing for our community members.
Thank you for allowing me this voice in creating a Cortes for all Cortesians.
Sincerely,
Manda Aufochs Gillespie

When I'm not writing emails, I'm researching and writing about health and childhood toxins as The Green Mama. Read articles or learn about
the two Green Mama books at my award winning website theqreenmama.com. Or I might be helping to organize neighbours sharing their
interests, skills, and passions at Folk University. Get involved or learn more at FoIkU.ca. What do you know? Share it. Or I'm writing fiction.
Learn more about that at mandaqillespie.com
Shameless self promotion done.

Manda M Aufochs Gillespie
Mobile: 604-417-6888
Home: 250-935-0111
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Barbara Br ant
PETER ELLIOTT <ynystrefrogers.com>
October 4, 2020 4:34 PM
Email - planningsrd.ca
Cortes Rezoning by-laws 379&380

From:
Sent:
To:
Subject:

Attention: John Neill, SRD Planner
To Whom It May Concern:
I would like to make the Regional District Board aware of my full support for the requested
rezoning of a portion of the Rainbow Ridge property for the purpose of building affordable
housing (SRD by-laws 379 and 380).
I should mention that I was the treasurer of the Codes Island Seniors Society during the
construction of the Codes Health Clinic and the Codes Seniors Village. I am presently the
secretary of the Society on the board of directors that agreed to purchase the Rainbow
Ridge property for housing and other future community uses.
There is still a considerable need for affordable housing on Codes for both seniors and
ounger members of the community who often have difficulty finding year-round
ousing. We must have a mix of young and older residents if the Codes community is to
remain viable.
The area for which rezoning is requested is ideal for rental housing, being close to the
services of the Manson's area (stores, community hall, medical clinic, school, post office,
etc.).
I would strongly urge the voting members of the regional board to support this rezoning so
that the first phase of the Rainbow Ridge project may proceed.
Sincerely,
(Dr.) Peter Elliott
1230 Bartholomew Road, Manson's Landing
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Barbara Bryant
rom:
Sent:
To:
Cc:
Subject:

Roland Boudreau <rolandboudreau@shaw.ca>
October 4, 2020 3:21 PM
Email - planningsrd.ca
director@cortesisland.com
Letter of Support for rezoning Rainbow Ridge, Cortes Island

ATTENTION: John Neill, Planner, SRD Community Services, VIA Email: planning@srd.ca
Letter of Support for rezoning Rainbow Ridge, Cortes Island

FILE NUMBER: CP lB 19/RZ lB 19 Cortes Island Seniors Society
SRD Bylaws: 379 + 380 for Cortes Island
October 3, 2020
Dear John,
I am in support of Rezoning Rainbow Ridge, 965 Beasley Road, on Cortes Island to allow for clustered
housing, which will provide stable and affordable rental housing for Cortes residents.
My wife and I lived on our property on Cortes from 1996 until 2004, when we had to leave the island for our
kids to attend high school. We have maintained our home as a part time residence and are very connected to our
community on Cortes Island.
TVe believe that having stable, year round rental accommodation, which is owned and managed by a housing
rganization, brings a great benefit to our community as residents need to know that their housing is secure in
order to free them to be involved in the other important parts of life such as raising children, volunteering,
creativity, and fully participating in a community which takes care of each other.
The location of Rainbow Ridge in the heart of Mansons Landing is great as it is easily walkable to the
community centre, stores, school, medical clinic, etc.
The concept of Rainbow Ridge seems like an obvious fit with our OCP as it fulfills all of the following:
"The plan encourages the direction of density for residential and commercial uses to the Manson '.s' Landing
area"; It also says "In the event of a development proposal, in exchange for increased density, the following
amenities are recommended in the Manson 's Landing area.
a. the provision ofparkland;
b. trailways;
c. a community garden site;
d. the provision of affordable housing; and/or,
e. the donation of land to a Land Trust for the purposes of affordable housing"
Please register my letter of support to rezone Rainbow Ridge and officially receive it as part of the public
correspondence on file number CP lB 19/RZ 1B19 Cortes Island Seniors Society.
Sincerely,
Roland Boudreau
..491 Whaletown Road,
iiortes Island, BC
v0P1z0
and
178 Baker Road,
1

Salt Spring Island, BC
V8K2N5
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Barbara Bryant
rom:
Sent:
To:
Subject:

Peter Henbury <phenbury@yahoo.ca>
October 4, 2020 11:37 AM
Email - planningsrd.ca
Rainbow Ridge Rezoning Application

1423 Milstead Road
P.O. Box 52
Whaletown BC VOP 1ZO
250-935-0205
Mr. Jolm Neill
SRD Planning Dept
do #301 - 990 Cedar Street, Campbell River, BC, V9W 7Z8
October 4, 2020
In Re: Rezoning for Rainbow Ridge, Bylaws 379-380 for Cortes Island
Dear Mr. Neill,
he intent of this letter is to support the rezoning application for Rainbow Ridge (Bylaws 379-380
for Cortes Island).
It is a commonplace for those of us that live here that Cortes Island is chronically short of year
round accommodation, especially stable rental homes. All one has to do is look on Tideline, the
island website (https://www.cortesisland.corn)to see how many people are searching for long-term
housing. While short term accommodation is sometimes available for the winter months, the usual
pattern is for owners to prefer short term rentals in the summer months because that is far more
lucrative. What this means is that many young families are forced to move twice a year and have
little chance of acquiring year round rentals.
Currently there are already more than 100 people on the Rainbow Ridge waiting list for stable
rental homes. If the project is allowed to proceed, this mixed housing project will provide not only
homes for young working families on Cortes but also more downsizing options for seniors who
wish to stay on Cortes. There are also distinct advantages to a housing project that mixes people of
various ages. Moreover, the construction project itself will provide local jobs for both the actual
construction and the acquisition of local materials where possible.
In addition, Rainbow Ridge property is located near both the Health Centre and School, and is
vithin easy walking distance to the shops and services to be found in Mansons Landing. Thus,
the residents would be able to minimize their use of cars.
Furthermore, the planning of the project is designed to be sensitive to maintaining the local
1

ecology. The plans include easy access to carefully located walking trails and involve the
reservation of protected areas for animals and bird life.
For all these reasons, I enthusiastically support the rezoning application for Rainbow Ridge.
Sincerely,
Peter J. Henbury
Peter J. Henbury
1423 Milstead Road
P.O. Box 52
Whaletown BC VOP 1ZO
Tel: 250-935-0205

Barbara B ant
rom:
Sent:
To:
Subject:

judy malek <judymaIekfgmaiI.com>
October 3, 2020 9:21 PM
Email - planningsrd.ca
Rezoning on Cortes Island

Dear Mr, John Neill, SRD Planner,
lam in favor of the rezoning of the SRD Bylaws 379 & 380 for Cortes Island. We definitely need more affordable
housing on Cortes both for seniors and for young families who help in supporting our seniors to live on Cortes. This is an
excellent location close to the school, the community hail, the health clinic, and shopping. Please pass this bylaw.-Sincerely, Cortes resident
Judy Malek
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John Neill

nt
To:
Subject:

lacoh@telus.net
Saturday, October 3, 2020 19:42
Email - planning@srd.ca
support for rezoning on Cortes Island

To the SRD bylaw decision makers.

Please include this letter of support in the hearing's consideration of the rezoning application for the Rainbow Ridge
housing Project on Cortes Island SRD bylaws 379 and 380 for Cortes Island.

Affordable housing is urgently needed on Cortes Island as it is in most parts of British Columbia. The demand is great and
the supply is not adequate. This affects the health, economy, and social wellbeing of all the residents of Cortes Island
including that of those who are adequately housed because of the ripple affect from those who cannot find adequate
affordable housing.
I urge you to pass the rezoning to support the affordable housing project at the Rainbow Ridge property.

—.arry Cohen

885 Cortes Bay Road

Cortes Island

VOP1KO
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Barbara Bryant
rom:
Sent:
To:
Subject:

Bruce Ellingsen <bruceeIIingsengmail.com>
October 3, 2020 2:53 PM
Email - planningsrd.ca
Rainbow Ridge on Cortes

Hello John,
Re: SRD Bylaws 379 and 380 for
Cortes Island.
I wholeheartedly, without reservation, support the passage of these two bylaws to allow for the development of
affordable, year-round housing on the Northerly 6 Acres of the Rainbow Ridge property adjacent to the Seniors Village.
The need for this housing type has been growing on our Island over the past decades as property values have been
escalating beyond the ability of lower income persons to afford to buy property to establish their own home or find
year-round housing to rent. The fabric of our community is suffering.
Yours truly,
Bruce Ellingsen.
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Barbara Bryant
rom:
Sent:
To:
Subject:

Bill Weaver <billweaver.cagmail.com>
October 3, 2020 10:29 AM
Email - planningsrd.ca
Rezoning Rainbow RidgeSRD Bylaws: 379 + 380 for Cortes Island

to
John NeiIl
SRD Planner
990 Cedar Street
Campbell River, BC, V9W 7Z8
Reference: Rezoning Rainbow Ridge
SRD Bylaws: 379 + 380 for Cortes Island

John:
I am a retired journalist, filmmaker, and television / radio anchor. I now live part-time on Cortes Island, and in
the past, my wife and I lived here for 16 years.
'm writing to give my wife's and my full support of the rezoning application for the Rainbow Ridge housing
project on Cortes Island, which would allow the development of up to 22 more residences for seniors, as well
affordable housing for islanders.
As anyone who lives on a small island knows, when you can drive to a place like this, which is amidst the
beauty of the Strathcona District, the problems associated with recreational purchases and gentrification
begin to manifest.
We've been involved with this community since 1981, and are part-timers now; and, because of our
seasonal status, we realize that we have an effect on the affordability of housing here. Every day we are
reminded of this. People who love this place and are solid community members are still desperately looking
for housing as winter approaches. As of this time, a woman working at a local store is still living in a tent.
The people here deserve affordable, year-round places to stay. To that end, many of us landowners with
the financial means have put their money and their volunteer time on the line to do something about this.
Other governmental agencies have jumped in as well. We've all worked in concert with the Province and with
the island's Seniors society; and as a result, we have had solid success in creating beautiful homes for our
elders here. More are coming online in December.
Now we want to keep the momentum going, and make more homes possible -- as soon as possible. More and
ore brilliant, dedicated, and talented people are buying into that vision and are getting involved.
I recently did work for the Province with their Connected Communities initiative, where I learned that the
right mixture of rural mindset, solid leadership. and technology can work wonders. A "new rural" is afoot, and
Cortes Island is one of those places. It's becoming a small centre of innovation whose initiatives can inspire
1

others to take a hands-on approach to making their communities better places for all. Rainbow Ridge will be a
eautiful example.
My wife and I strongly and humbly encourage the SRD to support these efforts. We aim to be a source of
pride for this district, and for all of Canada.
Warmly,
Bill Weaver
Siobhan Robinson
#2 1062 Seascape Road
Manson's Landing, BC VOP 1K0
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Barbara B ant
rom:
Sent:
To:
Subject:

Tamias Nettle <tamiasbackpackgmail.com>
October 2, 2020 5:56 PM
Email - planning@srd.ca
In Support of Rainbow Ridge Rezoning

To SRD Board
I fully support the rezoning to allow the proposed Rainbow Ridge housing development. I'm impressed at the amount
of planning and consulting that has already been done, so I trust the Housing Committee and everyone involved in the
Rainbow Ridge project to follow through with it in a responsible way.
Actually, in conversations with friends and neighbours, the concern most often raised about this new housing is that
there won't be enough of it!
I could point out dozens of reasons to go ahead and rezone this particular bit of land, but I think they're welldocumented already. Cortesians need more stable housing, and the lot on Beasley Road is the best possible place for it.
Please take my opinion into consideration, as I won't be able to participate in the public hearing on Oct. 15th. Thank
you.
Tamias Nettle
P0 Box 197
516 Sutil Pt. Rd.
Mansons Landing
VOP 1KO
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Barbara Bryant
rom:
Sent:
To:
Subject:

Andy Ellingsen <susandy@twincomm.ca>
October 2, 2020 2:29 PM
Email - planningsrd.ca
Housing for Cortes

ATTENTION JOHN NEILL
My husband was raised on Cortes Island from the age of four years and we have lived here for most of our 50 years of
married life. We have watched the ebb and flow of population here as younger folks realize that they cannot make an
adequate living here to be able to afford to purchase their own homes. Many of them have looked to the rental market
to fulfil their need for a permanent home for their families. There has never been enough availability to house these
folks. In recent years with many off island home owners resorting to AIR B and B to maximize income, the situation has
become even worse.
This community desperately needs these folks. We have a constant need for tradespeople and casual workers and we
can provide work for a sizeable work force--if only they can be housed in secure long term accommodation.
We need these folks to provide adequate students so that the school district sees the need for adequate teachers and
programs. We have lost so much over the years as segments of the population have had to relocate. These people
would not have chosen to leave if housing had been available.
Our seniors too need to have a viable option to downsize and relocate so that they can stay in the community they
now and love.
Thank you for your attention to our concerns. Please support the rezoning application so that more folks can
confidently call Cortes Island home.
Sincerely,
Sue Ellingsen
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Barbara Br ant
From:
Sent:
To:
Subject:

Ruth Riddell <riddeIIruthgmail.com>
October 2, 2020 12:59 PM
Email - planningsrd.ca
Letter of Support for Rezoning Rainbow Ridge

October 2, 2020
Letter of Support for Rezoning Rainbow Ridge
FILE NUMBER: CP lB 19/RZ lB 19 Cortes Island Seniors Society
ATTENTION: John Neill, Planner, SRD Community Services, VIA Email: planning@srd.ca
Dear John,
I am in support of Rezoning Rainbow Ridge, 965 Beasley Road, on Cortes Island to allow for clustered
housing, which will provide stable, affordable rental housing for Cortes residents.
I lived full time on Cortes from 1980-2004, when we left for our teenagers to attend high school. We were able
to buy land in 1996, we still own our home there and are involved in the community in many ways —such as
being a member of the Cortes Housing Committee.
I am so grateful for the generous assistance I received when I wanted to build a cabin on property belonging to
strangers so many years ago (1981) - how amazing and wonderful were Bill and Mary Black to even consider
this proposal sent to them in a letter from an unknown young person who had lived on Cortes for all of one
-winter, but who knew she wanted to stay and thought that perhaps building a moveable cabin on their land
—might be a possibility they would consider.
In 1996 my husband and I bought our land, with the help of family loans, for the huge sum of $27,000 -phew
that was a big one!
Now we are part of a community where many of the full time, working residents cannot find secure yearround rentals, nor afford to buy their own house. Many land owners such as ourselves, who are not full time
residents, are lucky to be able to be able to rejoin this community for part of the year, and therefore do not want
to rent our homes to others for their full time use.
I think that having stable year-round rental accommodation, which is owned and managed by a housing
organization makes so much sense and will bring so much benefit to our community. The location in the heart
of Mansons Landing is perfect to allow for easy connection to the village, stores, school, medical clinic,
community hail etc.
Rainbow Ridge seems like a perfect fit with our OCP:
"The plan encourages the direction of density for residential and commercial uses to the Manson 's Landing
area". It also says: "in the event of a development proposal, in exchange for increased density, the following
amenities are recommended in the Manson 's Landing area.
a. the provision ofparkland;
b. trailways;
c. a community garden site;
-. d. the provision of affordable housing; and/or,
e. the donation of land to a Land Trust for the purposes of affordable housing"
Please register my letter of support to rezone Rainbow Ridge and officially receive it as part of the public
correspondence on file number CP lB 19/RZ lB Cortes Island Seniors Society.
1

__.incere1y,
Ruth Riddell, 491 Whaletown Road, Cortes Island, BC VOP 1ZO

2

Barbara Bryant
rom:
Sent:
To:
Subject:
Attachments:

Sandra Wood <sandrawood@twincomm.ca>
October 2, 2020 11:24 AM
Email - planningsrd.ca
2 letters of support for Bylaws 379 & 380 for Cortes Island
Philip Wood REVISED Letter of Support Rainbow Ridge Rezoning.docx; Sandra Wood REVISED Letter of Support
Rainbow Ridge Rezoning.docx

Hi John,
I am sending 2 REVISED letters of support from me & my husband Philip for the Rezoning of Rainbow Ridge on Cortes
Island.
We originally sent in our personal letters back in January 2020, but due to the COVID delays of the Public Hearing, would
you be sure to replace our old letters with these 2 new revised letters for bylaws #379 & 380.
Thanks so much,

544.444 WI,
250-935-6676

1

RE: Bylaws 379 & 380 for Cortes Island
ATTENTION: John Neill, Planner, SRD Community Services, VIA Email: planning@srd.ca
Dear John,
The Cortes Island housing initiative called Rainbow Ridge gets my full support. The rezoning of this
property will help so many of our island residents who desperately need the safety and comfort of
permanent and affordable housing.
It is well known that the stress of moving is right up there with divorce -- and that's when you are
choosing to move! However, when you don't want to move, it is extremely disruptive, scary and
heartbreaking with so few options for year round and reasonably priced housing available. Being settled,
and paying an affordable rent will allow residents of Cortes to fully contribute and commit to this
community, knowing they do not have to move every year.
As regional leaders and professional planners who care about the importance of a secure dwelling for
individuals, families, and couples; may you recognize the huge benefits that the re-zoning of this
centrally located property will bring to our island.
Philip Wood, 250-935-6676
An elder and 30 year resident of Cortes Island
1518 Squirrel Cove Road, Cortes, BC, V0P1T0

RE: Bylaws 379 & 380 for Cortes Island Seniors Society application to Rezone Rainbow Ridge
ATTENTION: John Neill, Planner, SRD Community Services, VIA Email: planning@srd.ca
Dear John,
I strongly support rezoning Rainbow Ridge, the property located at 965 Beasley Road on Cortes Island.
My reasons for encouraging 20 affordable rental homes on a proposed 2 hectare property are:
•

Our Official Community Plan (OCP) recognizes the critical need for affordable housing on Cortes
Island and increased residential density near the village centre known as Mansons Landing.

•

Rainbow Ridge will provide a cluster of 8 creatively-designed duplex/triplex homes, surrounded
by forest, with access to community gardens, walking and bicycle trails to nearby shops and
services. The vision that emerged through our community workshop design process was one of
clustered housing that balances privacy and provides opportunities for interaction with
neighbours.

•

Local residents feel so passionate about the Rainbow Ridge housing project that they have
donated, loaned and pledged over $1,500,000 towards the purchase of this land and the predevelopment research. BC Housing will help fund the construction of these much needed
affordable rental homes, once Rainbow Ridge is rezoned by the SRD.

I feel enormous pride having worked, both as a volunteer and in a paid capacity, on the building of the
first 6 cottages in the Seniors Village, soon to be expanded with 4 more cottages, in addition to the
acquisition of the Rainbow Ridge property for much needed non-profit housing. lam involved because
as a child, I grew up in social housing, felt safe and embraced in a neighbourhood filled with other
families. This is where my immigrant parents were able to save for the down payment to purchase our
first home. Later as an adult I moved to the Gulf Islands, becoming one of the many seasonally
homeless residents as the cottage owners returned for their annual summer holiday. Now with a
cottage of my own, I'd like to help over 100 individuals, couples and families who have already
registered on the Rainbow Ridge waiting list to find a stable year-round rental home, a place to stay on
Cortes Island with their friends and build our community together.
I believe that affordable housing will keep our school thriving with new students, invigorate the island
economy with local jobs, support small business with local staff and shoppers, make aging in place
possible by housing an energetic new generation of skilled home-care and home-maintenance helpers,
keep our island vibrant and diverse with all ages and income levels.
Please register my letter of support to rezone Rainbow Ridge and officially receive it as part of the public
correspondence for bylaws 379 & 380 on Cortes Island.
Thanks for your consideration of this important rezoning application,
$4%144

Wc2e4,

SandraWood@twincomm.ca

1518 Squirrel Cove Road, Cortes, BC, VOP iTO

Application

Strathcona

Application to Amend an
Official Community Plan

REGIONAL DISTRICT

and Zoning Bylaw
LEGAL DESCRIPTION

see your Tax Assessment Notice or Certificate of Indefeasible Title

The Easterly 78 Acres of the fractional north east 1/4 of section 7, Cortes Island, Sayward District, as shown on plan deposited under DD
720081, exccpt Parcel A (DD 7352311) and except those parts in Plan 7861, 11864, 1300R, 20460, 36874, VIPS 1538, V1P52055, VIP] 344 and V1P77 176

Name of Street:

Street Number (if known):

BEASLEY ROAD

965

OWNER
Name:

CORTES ISLAND SENIORS SOCIETY

Mailing Address:
City:

P0 BOX 27

Prov:

MANSON'S LANDING

Tel:

-

BC

Business Tel:

Postal Code:

VOP lK0

Fax:

Email:

Cell:

note: a letter of agency is required if the agent is acng on behalf of the property owner

AGENT

Name: IAN SCOTT
Mailing Address:

1524 PEARL ST

City:

VICTORIA

Tel:

250 884-6202

Cell:

250 884-6202

Prov: BC
Business Tel:

Postal Code:

V8R 2Y9

Fax:

Email: ianscottconsulting@gmail.com

Existing Use: (describe the age, condition, and use of any buildings, and natural features such as existing vegetation, watercourses,
wetlands, steep slopes, etc. Plot their location on a scaled site plan noting various setback distances of existing structures.
Photographs would be of assistance. If space is insufficient, please attach separate sheet)
Vacant forest land. Was logged about 32 years ago. Forest is regenerating naturally with some areas closer to climax
ecosystem (CDF) and more dominated by coniferous species (douglas fir, hemlock and cedar). The proposed
development plans are attached.

Proposed Use: (describe the proposed use of the property, include a tentative site plan showing buildings, landscaping, natural
ins.
features, location of an si
.:, •arKln. lots, access etc. If S ace is insufficient, lease attach se.arate sheet
Within the northern 2.45 hectares, 20 units of rental housing with 70% of units expected to be below market rents.
Design of 2 units includes a studio flex space that could rented as a separate unit, increasing the unit count to up to 22
households.

,Jqf

October 14th, 2019

Signature of Owner or Authorized Agent Folio:

PID:
Date Received:

Date

File No.:

Electoral Area:

Cortes Island Seniors Society
Box 27, Manson's Landing BC
VOP 1K0
October 10th, 2019
RE: Rezoning / OCP Amendment Application — Rainbow Ridge — 965 Beasley Rd
To: Director Anderson and the Strathcona Regional District Board
I am pleased to submit on behalf of the Cortes Island Seniors Society (CISS) an application to rezone 2.45
ha (6.05 ac) of the northern portion of this 20.76 ha (51.3 ac) property. Our proposed rezoning would
allow for the development of up 20 units, plus the possibility of 2 flex studio units, of affordable rental
housing on a newly subdivided lot. The housing will serve families, seniors and other households who
are struggling to find and hold onto suitable and affordable housing. Some of the units may also be
market rental housing, leading to a mixed-income neighbourhood and meeting the requirements of
funders such as BC Housing.
The proposed lot would be 2 ha, with an additional 0.45 ha dedicated as public road. We are proposing
rezoning from the current R-1 zone to a new zone, similar to CS-i zone, which would allow for the
proposed affordable rental housing. We are also requesting an Official Community Plan amendment to a
land use designation consistent with the proposed zoning.
This proposal is supportable for a number of key reasons:
•

The well-documented need for affordable rental housing on Cortes Island as per the 2018 Regional
Housing Needs Assessment, 2017 LEAP Report, 2013 Housing Survey and 2012 Official Community
Plan (OCP).

•

Over 100 households have expressed an interest in living at Rainbow Ridge and registered their
interest at www.CortesCommunityHousing.org our project website.

•

Rainbow Ridge is within walking distance of Mansons Landing, the main village centre on Cortes
Island, for which the OCP "encourages the direction of density for residential and commercial uses
in the Mansons Landing area."

•

The property overlays a deep, large sandy aquifer with ample high quality water as per our
hydrologist's report, which confirms that an additional 20-22 small households will have no impact
on neighbour's wells or long term aquifer capacity.

•

The property has soils suitable for in-ground sewage disposal, which wilt first be treated by an
Advantex Type 2 treatment system.

•

The property is a previously disturbed (logged) site with no sensitive ecosystems within the

•

We will implement a progressive rainwater management strategy that will include infiltration of

proposed development area.
water into the soils, directing water into surrounding forests, cleaning with constructed rain-gardens
/ wetlands and, if required, infiltration into the deeper sand layers to avoid flooding of neighbours;

these strategies will help ensure the development does not have a negative impact on our
downslope neighbours or on Hague Lake.
•

Clustered housing development in 8 duplex & triplex buildings will minimize our neighbourhood
footprint, allowing for more significant tree retention and forest conservation than a more widely
dispersed development pattern.

•

Clustered housing is way to cost-effectively build affordable housing while we strive to maintain and
preserve the cherished Cortes rural lifestyle.

Background
In March 2018 the CISS acquired 965 Beasley Road for the purpose of meeting community housing
needs. The Housing Committee of the CISS has been leading the community consultation, fundraising,
neighbourhood and development planning process. In addition to the significant community financial
support in this project, we have received financial support from the Rural Dividend Fund, Victoria
Foundation, CMHC and BC Housing. BC Housing responded positively to our September 2018 application
to their Community Housing Fund and has indicated support for the project concept. They are providing
financial support at this pre-development stage and have indicated a strong likelihood that the project
will be selected the next round of funding (expected in spring of 2020). Our goal is to have the property
appropriately rezoned in advance of their next funding call.
Our Vision
The vision for 965 Beasley Road is that it supports
community needs for housing and other
community purposes in a sustainable way for
generations to come. At this time we are
proposing 20 (+2) units of rental housing. How
and if any of the remaining property is developed
will be determined at a later date through
community involvement, public consultation and
rezoning processes.
Our broad vision for the property was developed
through two design workshops attended by
invited community members, representing a
diverse spectrum of the Cortes Community,
including some of our neighbours. The results of
our design workshops were presented publically
at the end of each session and have been posted
on our website —
www.cortescommunityhousing.org. We also
completed a variety of technical overview
studies, which helped shape our vision. As
generally illustrated to the right our vision

includes:
•

Maintaining a community trail connection from Mansons Landing to Cemetery Road. At the outset
this will include a roadside path and continued access along the old forest road. We hope to build a
forest trail in the future.

•

Maintaining a continuous forested wildlife corridor along the western boundary. Within the
northern portion of the site that corridor is approximately 30m wide. Our vision does not include
daily human use of this zone except for sewage disposal fields (which will maintain significant forest
cover) and a trail to the Seniors Village / Health Centre along the northern property boundary.

•

Maintaining a continuous forested buffer along the eastern boundary. This forested area will be
important for wildlife and rainwater absorption, but will also include a forest trail (as funding allows)
and provides a green belt for privacy of neighbour's acreages along Sutil Point Road.

•

Including two forested east-west wildlife corridors approximately 40-50 m wide, except for possible
future road crossings. Note that it is uncertain if or when a road would go all the way through the
property to Cemetery Rd.

•

Protecting the wetland area to the south east.

•

Possible future clustered development further south on the property, if and when approved by the
community.

We are not proposing to rezone the remainder of the property at this time as we do not have a specific
plan for its development nor can we presuppose future community needs. Our vision does not include
meeting all of the Cortes Island affordable housing needs in Mansons Landing and believe we should
also serve that need in other village centres such as Whaletown and Squirrel Cove.

Project Proposal

The project plans submitted with our application illustrate the project plan. We distributed a mix of onebedroom (8 units), two-bedroom (8 units) and 3-bedroom (4 units) in 8 different buildings, some are
one-storey, some two-storey. All the one-bedroom units and 4 of the two-bedroom units are designed
as adaptable units. An innovative aspect of our project design is that two of the three bedroom units
include a flexible main floor master bedroom/studio suite that could house a dependent elder,
independent teen, or be locked off to create a separate studio apartment for a single person. This lockoff studio design provides enhanced flexibility in how we serve community housing needs.
All the units are modest sized and are consistent with the BC Housing Design Guidelines. This includes
targeting Step 4 (very energy efficient) of the BC Building Code. We are assuming a rent structure that
meets the Community Housing Fund requirements with 20 %t of the units with a deep subsidy forthose
on fixed incomes, 50% of the units as rent-geared-to-income (RGI - set at 30% of gross household
income) for lower income households, and 30% of the rents at market rates for moderate income
households. This is summarized in the table on the next page.

Market**

RGI*

Deep Subsidy

Rents

Units

Rent

Units

Rent

Units

1 bedroom

2

$375

5

$570

1

$950**

2 bedroom

2

$570

4

$650*

2

$1150**

3 bedroom

0

$660

1

3

$1350**

Total

4 I 20%

$975*

10 I 50%

6 I 30%

* RGI rents estimate
only, depends on
household income
** Market rents
estimate only,
pending BC Housing
approval

We are submitting a series of plans with our application, which illustrate a few key project elements:
1. A 20m public road with a roadside path; the road veers east past the fire hall/skate park to allow
for the 20 (+2) units of housing to not be broken up by a road. The curved road will also help
slow traffic through this new family-oriented neighbourhood.
2. Two surface parking areas that allow for parking near, but not immediately adjacent all units.
3. A central common gathering area with connecting paths.
4. A communal gardening area.
5. A separate accessory storage building.
6. A rainwater management built-wetland east of the new road.
7.

In-ground sewage disposal along the western portion of the property; the sewage disposal area
will require thinning but not removal of all the trees, providing a privacy green belt in this area.

8. A trail connection to the Seniors Village / Health Centre property. We expect this to also allow
access for children to the school and an off-road route to Mansons Landing.
Capacity
We have evaluated the capacity of the property to support development of 20 (+2) units of housing and
are attaching two reports in support of our rezoning application.
Hydrogeological Assessment of Potential Impact of Proposed Rainbow Ridge Affordable Rental Housing
Project
This report documents that the hydrogeology of the area is comprised of a relatively deep layer (up to
120 m) of fine to median sand, or Quadra Sands. The main aquifer in these sands is recharged by
seepage from Hague Lake and has excellent water quality, low risk of contamination and has significant
volumes. Drawing water from this aquifer will have no discernable impact on our neighbour's wells.
There are, in the Mansons Landing area, some perched (e.g. closer to the surface) aquifers, but we will
drill to the deeper water level. Indeed, CISS recently drilled a new well into this deep layer and found
excellent quality water with a sustained capacity of approximately 20 gpm.

The report also indicates that the surface layer of soils is approximately im thick and underlain by a
relatively, but not completely, impermeable layer. This means a higher water table and near-surface
groundwaterflows at rainytimes of the year. Currentlythe ditch on the west side of the old logging road
/ existing trail likely captures much of this groundwater flow and directs it to Beasley Rd, where it travels
via ditch, storm water pipe, ditch again and then a small creek to Hague Lake. The report recommends
various methods to encourage infiltration of rainwater from buildings and parking areas into the soils of
the site where it can be taken up by plants and trees. There is evidence of near-surface groundwater
flows, the report notes that one method to ensure that the development does not have negative
impacts on neighbours or Hague Lake is to provide for infiltration via raingardens / built wetland
through the near-surface impermeable layer into the Quadra Sands below. The large volume and depth
of the Quadra Sands will be a natural filter. Alternatively, raingardens / built wetland can discharge
clean water overland, which will require collaborating with our neighbours to ensure no negative
impacts.
Should the property be rezoned and funding secured for the affordable housing development we will
work with a qualified specialist to design a rainwater management regime that seeks to:
•

Restore natural water flows without impacting our neighbours

•

Clean rain water and any ground-water flows from the septic disposal fields

Report from Ron McMurtrie and Associates, Wastewater System Specialists
This report documents the capacity of the soils to support in-ground wastewater disposal (drairifields)
for 20 units in relation to the installation of advanced type 2 treatment on-site sewerage systems. The
drainfields are proposed to be parallel to the contours within the forest zone along the western
boundary. The soil depth above the limiting layer is identified as between 70-90 cm and supports a mix
of shallow-trench (soil depths 75 cm to 90 cm) and at-grade system (soil depths 60 cm-75 cm). The trees
within the disposal area will have to be thinned somewhat to accommodate the drainfields. Microdosing in the drainfield will help limit damage to tree-root systems.
The "advanced" type 2 treatment system is identified as Advanlex by Orenco systems. A type 2
treatment system is defined as achieving effluent with a Biochemical Oxygen Demand (BOD) of 45 mg/I
and Total Suspended Solids (TSS) of 45 mg/I. The "advanced" Type 2 system will achieve improved
performance of approximately 10-20 mg/I for BOD and TSS, reduced fecal coliform levels and increased
nitrogen reductions. Improved nutrient reductions (over typical in-ground wastewater disposal) is
based in part on the AdvanTex system, but also due to the location of drainfields within the forest zone
and planting of the drainfields with appropriate vegetation to facilitate nutrient uptake and removal of
contaminants in the biologically active rhizosphere.
Additional considerations include:
•

The proposed development area was logged 32 years ago. It has been naturally regenerating
and is comprised of a mix of forest areas dominated by alder and other areas with mixed alder

and young conifers. The site falls within the CWHxm1, coastal western hemlock xeric maritimel
biogeoclimatic zone.
•

An ecological overview assessment found no sensitive or rare species or ecosystems within the
proposed development area.
We cannot provide overhead power lines from Beasley Rd due to helicopter flight path
requirements for the helipad at the Fire Hall. We are exploring alternatives to underground
power with poles and overhead lines via statutory rights-of-way over our neighbours' property.

•

•

Consultation with the Ministry of Transportation (MoT) has indicated general support for the
proposed subdivision and public road dedication.
MoT has indicated their preference that the road be designed to accommodate 50km/h vehicle
travel speeds; we don't believe such travel speed are necessary or appropriate in the local
context, but have worked with a traffic engineer to satisfy ourselves that we can meet the
50km/h design criteria if ultimately required to do so.
MoT would like any walking path or trail within the public road right-of-way to be linked to a
maintenance agreement with the Strathcona Regional District (potentially as a designated trail
that connects Mansons Landing Provincial Park to the SRD's Siskin Lane Trails and Smelt Bay
Provincial Park) or an appropriate alternative entity.

•

•

Hague Lake Watershed Impact
We recognize the significant community concern about the health of Hague and Gunflint Lake
watershed and support the efforts of the Friends of Cortes Island (FOCI) to protect and restore it. The
lakes have had significant and smaller algal blooms and we have heard some concern that developing
Rainbow Ridge will make this problem worse. We have consulted with FOCI, reviewed the lake
monitoring reports and consulted with qualified professionals. It is not clear to what degree nutrients
from a fully functioning advanced Type 2 treatment system with in-ground sewage drainfields would be
a potential contributing factor. Other possible nutrient loading sources include historic (now in the lake
sediments) and current sources such as: failing septic tanks / fields, composting, garden fertilizers,
outhouses, untreated grey water, farming and lakeshore development.
Our best understanding is that given — 1) the distance of our proposed sewage drainfield (800 m) from
Hague Lake, 2) the travel route of water from the proposed sewage drainfield area — underground and
then maybe via surface ditch, and 3) the opportunities for plant uptake and settling out of the water
column along the way — that our development will have no impact or virtually no impact on the lakes.
However, in addition we have developed the following strategies that we trust will significantly reduce
the risk of this development having any impact:
•

Investing in an Advantex Type 2 sewage treatment system;

•

Distributing our disposal field within the trees on our site, which will facilitate nutrient uptake
by trees and plants;

•

Testing ground water coming out of the disposal fields (and responding accordingly); and

•

Using the road ditch to direct groundwater to a built wetland, for further plant uptake and
nutrient removal (east of the new road).

Conclusion
Rainbow Ridge will help meet a critical community need: affordable housing. Lack of adequate and
affordable housing is having a negative impact on the Cortes Island community and population in so
many ways: losing young people off-island, forcing long-time residents and seniors to leave, having
serious financial, mental health and physical health impacts on a portion of the population, and
impacting the economic wellbeing and vibrancy of the Island. We have worked hard to develop a
proposal that will work for Cortes Islanders, will provide a great place to live, is fundable by BC Housing
and others, is sensitive to our neighbours, and minimizes our impact on the environment to the greatest
extent possible.
We look forward to presenting our proposal to you and receiving your support,
Cordially,

Elizabeth Anderson,
Housing Committee Board Liaison, Cortes Island Seniors Society
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Executive Summary

Elanco Enterprises Ltd. (Elanco) was retained by the Cortes Island Seniors Society (CISS) to
conduct a hydrogeological assessment of the potential impact of developing a residential
housing project in the northern part of their 965 Beasley Road Property (the Property) located in
Manson's Landing Village area, Cortes Island.
This assessment focused on identifying potential impacts that development of 20 serviced
housing units may have on local area surface drainage and water supply wells, as well as
Hagan Lake water quality.
The work carried out involved a site visit on December 12, 2018, assisting with the collation of
information on local area water wells, soils, geology and surface drainage. This information was
compiled and the results interpreted to develop an understanding of the active surface and
groundwater flow systems in the study area. Based on this information a few small potential
impacts were identified and mitigation and monitoring measures were recommended.
A summary of key findings is as follows:
•

The sediments underlying the study are comprised primarily of fine to medium sand with
intermittent layers of silty sand and sandy silt. This unit extends to a depth of over 120m in
places. The water saturated parts of this unit are referred to as aquifers.
• The sand unit is relatively permeable and wells screened in this unit have yields typically in
the 14 to 50 litres per minute (3 to 11 gpm) range.
• Most wells are screened in the lower elevations of the sand unit (elevation range about 0 to
16m above sea level), which is the principal aquifer in the area, and is primarily recharged
from Hague Lake leakage.
• Some wells are screened at higher elevations, where perched aquifers are located. These
wells are typically shallower and potentially have lower long term yields.
• The nearest drilled well to the Rainbow Ridge property is the Health Clinic well. The depth
of this well is about 82m and the depth to the static water level on May 10, 2019 was 72.2m
below ground.
• The water pumped from several wells in the area typically meets all drinking water criteria
except iron and manganese, for which treatment is required in many wells. Some wells
have been contaminated by coliform bacteria. However, the most likely source of
contamination is from contaminated water being allowed to flow back into the well, rather
than from a local source, such as a septic system.
• It is recommended that as drilling proceeds with any new well, the following parameters be
monitored in the return water: pH, TDS and Redox, as well as observing the colour of the
sediments.
• The new Senior's Village well is 82.3m deep well and is screened in the upper part of the
principal aquifer unit. A 4-hour pump test run on this well confirmed that it was capable of
sustaining a yield of about 90 Lfmin (20 gpm) with excellent water quality.
• While a shallower water bearing zone was encountered in some areas, consideration should
only be given to installing a well screen in these perched zones if the field information
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indicates that the yield and potential water quality in the zone is better than that of the
principal aquifer.
• The principal aquifer is very productive, and consistent with this, the interference drawdown
between wells (such as the Senior's Village and the Clinic wells) will not have an impact on
the yields from neighbouring wells.
• The silty layers overlying the principal aquifer and the thick unsaturated sand will adequately
protect the new well from contamination from surface sources, such as septic systems.
• The existing surface water drainage from the western part of the Property is intercepted in a
south-north oriented ditch which discharges into the south Beasley Road ditch. A lack of a
culvert at the Property entrance is likely resulting in overland flow which contributes to the
flooding problem on the Coop property.
• The construction of new housing units and associated paths and driveways will result in an
increased rate of rainfall and snowmelt runoff. By installing temporal storage and ground
infiltration systems on the Property the impact of this increased precipitation runoff can be
mitigated.
• There is a relatively permeable sand and gravel layer underlying most of the property. This
unit is thickest in the northwest corner and the thickness gradually diminishes with
increasing distance towards the southeast.
• Ground infiltration of surface water runoff into this upper layer will not have an impact on
ditch water quality and neighbouring wells, even shallow dug wells. The same likely also
applies to the infiltration of treated sewage effluent into the ground. However, as there is a
local concern about this issue, selective monitoring of water quality near dispersal fields and
in ditches is recommended.
• Of the two proposed first phase development plans, the North-South option has the
advantage that most of the area is underlain by a thick permeable upper layer which is
better suited to ground dispersal of runoff and sewage effluent.
• There is a possibility that some of the surface runoff can be diverted into the sand unit below
a hardpan unit via a series of deep (4-6m) infiltration pits.
• By installing a range of temporal storage and ground infiltration systems it should be feasible
to ensure that there is no net increase in peak surface water runoff from the developed
portions of the Property.
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CISS Rainbow Ridge Housing Project
Hydroqeoloq ical Impact Assessment

-1-

June14,2019

1.0 Introduction
Elanco Enterprises Ltd. (Elanco) was retained by the Cortes Island Seniors Society (CISS) to
conduct a hydrogeological assessment of the potential impact of developing a residential housing
project in the northern part of their 965 Beasley Road Property (the Property) on Cortes Island.
This assessment focused on identifying potential impacts that development of 20 serviced housing
units on the Property may have on local area surface drainage, nearby water supply wells and
Hagan Lake water quality.
2.0 The Property
The newly acquired 20.6 hectare (5lac) CISS property is located in the Manson's Landing village
area in southern Cortes Island (see attached Figs. 1 to 3). Phase I of the property development
involves construction of housing units in the northern part of this property (see Fig. 3). This
development will include construction of a water supply system which will be sourced from a drilled
well. It will also involve construction of a wastewater collection network and a Type 2 treatment
system, with ground dispersal.
3.0 Work Carried out
I visited the Property and surrounding areas on December
2018. This visit provided me with
the opportunity to inspect some of the many test holes and drainage ditches on the Property and
on adjacent down-slope lands. I also visited the locations of wells located at the Coop, Market,
Medical Clinic and Community Hall and also, the Hague Lake shoreline at the end of Belwood
Road.
Logs of drilled wells listed on the BC Ministry of Environment website were downloaded and
reviewed. With the help of Sandra Wood, logs of five additional drilled wells were obtained, along
with locations of dug wells. Relevant information was compiled, with approximate locations of the
drilled and dug wells indicated on Figs 2 and 3 and a summary of data for the drilled wells listed on
Table I. The lithologic profiles and water levels recorded in the logs were used to construct three
hydrogeologic profiles which are presented on Figs 4 to 6.
Information on 31 test pits was reviewed and designated soil zones on the property were indicated
on Fig. 2.
4.0 Geoloqical Settinq
The sediments underlying the Study Area (outlined on Fig. 2) have been mapped as having Fraser
Glaciation drift deposits at surface glaciofluvial sediments below. According to Clague (1977), the
drift deposits are mostly glaciomarine in origin and the underlying glaciofluvial deposits are
primarily a fine to medium sand. This sand unit has been observed in many areas in the Georgia
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Strait area and has been designated as Quadra Sand, based on detailed studies of a cliff face on
Quadra Island. The Quadra Sand unit is characterized as having primarily well sorted white sand
which is extensively cross-bedded and has no imbedded organic matter. These sediments are
typically derived from granitic bedrock. According to Clague (1977) the surface deposits are
identified as Vashon till and related glacial deposits and these overly the Quadra Sand unit. In
many areas the contact between these two units is erosional (i.e. sharp), but in some areas (likely
in the Study Area) the sand grades upwards through gravelly sands and laminated stony clay and
silt into the glacial till.
According to the geological map of British Columbia, underlying the Quadra sand is a Jurassic to
Tertiary granodiorite bedrock. This is confirmed by water well drill logs indicating a "granitic" type
of bedrock below the overburden sediments.
5.0 Topoqraphv and Surface Drainacie.
The elevations in the Study Area range from sea level up to about 88 metres above mean sea
level (m-asl). The higher elevations are found in the northwest corner of the local drainage basin
on Beasley Road (see profile on Fig. 6).
The surface water runoff in the area around the Property is directed towards a small creek that
discharges into Hague Lake near Belwood Road. In this report, this creek is henceforth referred to
as Belwood Creek and has a drainage area is about 0.75 Km2, which includes the 0.206 Km2
Property.
The water surface elevation of Hague Lake is about 22 m-asl, and is controlled by the invert of the
outlet creek which discharges westward into Marison Bay. It is understood that occasionally
beaver dams on this creek have caused the lake level to rise. A hydrographic survey indicates
that the depth of Hague Lake ranges up to about 12m. Gunflint Lake is located north of Hague
Lake and this lake discharges into Hague Lake.
Drainage from most of the western part of the Property is intercepted by a south to north oriented
ditch that follows along a former forestry road and discharge from which is directed into a ditch on
the south side of Beasley Road (see Fig. 2). This roadside ditch on Beasley Road discharges into
a ditch along the west side of Sutil Point Road and from there it flows southwards to the Belwood
Road junction. It crosses the road in a culvert at this junction and flows east along the south side
of Beiwood Road until it crosses the road in a another culvert and discharges into a deep gully
located on the 1030 Belwood Road property, and from there into Hague Lake.
It is understood that during peak runoff periods the Beasley Road ditch overflows, sheet flow over
Sutil Point Road causing flooding on the Coop property. A combination of reducing peak flow from
the south-north ditch on the Property and improving roadside ditch channel could help reduce the
frequency of this problem.
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In the southern and eastern parts of the property the drainage is directed towards a ditch located
along the west side of Sutil Point Road. This flow is mostly conducted in a series of natural swales
and dug ditches. In the south, there is an extensive boggy area which also drains to the east (see
Fig. 2).
6.0 Hvdroqeoloqv.
According to the Ministry of Environment website there is an extensive sand and gravel aquifer
present below the Study Area. This has been designated as Aquifer 0841 and underlies most of
the Sutli Peninsular (see outline on Fig. 1). This 9.5 Km2 aquifer was rated as having a low
vulnerability to contamination from surface sources and the estimated volume of water being
abstracted relative to its potential yield volume (the demand) was low.
In the area northeast of this aquifer a fractured granodiorite aquifer has been identified. This is
designated as Aquifer 0846 and, as indicated on Fig. 1, along its western side it underlies Aquifer
0841. The 198m deep Well No. 54941 (see location on the east side of Fig. 2) provides an
illustration of this interconnection where this well apparently did not find an adequate yield in
Aquifer 0841 and after penetrating 155m into Aquifer 0846 it encountered fractures in the bedrock
that yielded 14 litres per minute (L/min).
The data on drilled wells in Aquifer 0841 have been grouped them into three areas. As indicated
on Fig. 1, these are Areas A (The study area), Area B (Siskin Road subdivision) and Area C
(Smelt Bay area). A summary of selected parameters from this analysis is provided in the table on
Fig. 1. As might be expected, the median well depths are lowest in Area C near the ocean and
highest in the high elevation Area B. Static water levels were mostly below 17 m-asl, and higher
water elevations were always present in areas where perched are aquifers likely present.
Reported yields ranged from 14 Limin to 1,176 Llmin.
Three hydrogeological sections were constructed through the Study Area. The locations of which
are indicated as Sections A-A', Section B-B' and Section C-C' on Figs 2 and 3 and the sections
are presented on Figs. 4, 5 and 6 respectively. Unfortunately many of the well logs did not have
lithologic profiles and, where present, the data made it very difficult to correlate the lithology from
well to well.
The static water elevations indicate a gradient leading westward from Hague Lake, which is
consistent with seepage from the lake recharging the aquifer and flow towards the ocean. These
static water level elevations are based on approximate ground surface elevations (obtained from
Google Earth) and on depths to water measured at the time the well was constructed. As such,
some degree of deviation from current conditions (+I 3m) is expected. However, the static water
levels trends can generally be grouped into those with wells screened in the main aquifer with
elevations less than 20 m-asl and those above, where perched aquifers are likely present. As the
well logs rarely indicated the presence of an areally extensive hydraulically restrictive (silty sand or
sandy silt) layer upon which a perched aquifer could develop, the sustainability of yields from
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these relatively shallow wells could be problematic in some areas. For example, a relatively
shallow drilled well on the school property (No. 41022) was screened in a perched aquifer and
apparently later replaced with a deep well. This may have resulted from the original 23 L/min yield
diminishing over time.
The presence of an ephemeral spring on a Belwood Road property confirms that the hydraulically
restrictive layer in the sand unit is areally extensive in some areas. (see spring location on Fig. 2
and profile on Fig. 6).
The test pits dug on the Property and the presence of a baggy area and many dug wells in the
area confirm that an areally extensive restrictive layer is present throughout most of the study
area. This unit is likely soil derived from the Vashon till unit that typically overlies the Quadra Sand
Unit, where the aquifers are present. This till unit rarely contains clay in the matrix and hence it is
not completely impervious. For this reason it is designated as a restrictive hydraulic unit as it will
allow some of the perched water to seep through and recharge the underlying aquifer units (both
the main aquifer and local perched aquifers).
The driller's log of the Senior's Village well (Well G) indicated that the hole penetrated a silty sand
and gravel layer to a depth of 23m, starting at ground surface (see Profile on Figs. 4 and 6). This
is the same unit where many dug wells have their water source, suggesting that there are some
horizontally permeable zones within the upper part of this unit.
7.0 Soils and Near Surface Drainaqe
Ron McMurtrie, of McMurtrie and Associates Consulting Engineers, supervised the digging of test
pits on the Property. His analysis of data from 31 test pits show that surface soil layer comprises
primarily loose, medium to coarse grained sands, and loamy sands, with significant gravel content
in most areas and cobbles in some. The underlying layer is typically a massive dense loamy sand
or sandy loam. Groundwater seepage was observed in most of the test pits in April 2018, which
confirmed that this unit was acting as a hydraulically restrictive layer.
Based this information, and observations in nearby ditches, it is evident that, at least during the
wetter times of the year, there is shallow groundwater flowing eastwards on top of the restrictive
layer. Some, if not all, of the flow in the western part of the Property is intercepted in a ditch that
runs south to north across the middle of the property (see location on Fig. 2). In the eastern
portion, infiltrated precipitation will sustain a discharge towards the Sutil Point Road ditch. In some
areas, ditches located on neighbouring properties, have locally diverted this water before
discharging into this ditch. In the south east corner of the property there is a relatively extensive
"boggy" area from which surface water flow likely occurs much of the year.
The areas with the thickest permeable soil profile above the restrictive layer have been designated
as Zone A These range through Zones B and C down to Zone D, which has the thinnest thickness
as indicated on Fig. 2. During extreme precipitation events, it is likely that the soils capacity to
Eianco Enterprises Ltd.
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convey the water in the subsurface in Zone D and possibly Zone C, and overland sheet flow likely
occurs in many low-lying areas.
Zones A and B have the potential for constructing relatively simple dispersal fields for waste water
dispersal as well as ground infiltration of surface water runoff. Zone C soils could be used for the
same purposes but will require detailed engineering and will be more expensive to construct.
Zone D soils are not suitable. As can be seen, the Phase I area has about a 40% coverage of soil
with Zone A characteristics.
8.0

Pre Construction Assessment of Potential for Constructinci the Senior's Well.

A review of the profiles indicated in the hydrogeological sections on Figs. 4 and 6, suggested that
a 80m deep well drilled on the Senior's Village property (951 Beasley Road) had the potential for
adequately penetrating the deep aquifer to provide a yield (40 to 70 L/min) similar to other wells in
the area. While a shallow perched aquifer is present in areas west of the Village the drilling results
confirmed that it did extend below this property.
The water supply requirement for housing on the Gulf Islands is typically much less than in other
parts of Coastal British Columbia. A study of water usage on Gabriola Island indicated that
15m3/month (0.35 L/min) supply in the winter and a 19.3 m3/month (0.44 Llmin) supply would be
adequate for a typical residence with water conservation measures in place. However, the
Ministry of Health (MOH) guidelines for on-site waste water systems is typically based on 1,000
LId (0.69 L/min) for a 2 bedroom unit and 1,300 L/d (0.9 L/min) for a 3 bedroom unit. Using the
MOH guideline, 20 two bedroom housing units would require a minimum source supply of 13.9
Llmin and 20 three bedroom units would require 18.1 L/min. These supply estimates assume that
a storage tank is included in the system to cover short term peak demand periods. If a well
yielded 40 Umin this would be represent 2.2 times that of the three bedroom unit option and 2.9
times that of the two bedroom option. However, as indicated above, while the design may follow
the MOH guidelines, experience on the Gulf Islands indicates that the actual demand is typically
much less (about half), even in the summer when demand is at its peak.
While the yield from wells constructed for private properties are typically in the 14 to 50 litres per
minute (3 to 11 gpm) range in the area, experience shows that a well screen designed for higher
yields can be achieved in the same aquifer by scientifically selecting the screen slot openings that
best fit the aquifer grain size distribution and installing a longer screen.
This pre-construction assessment indicated that the deep aquifer had a high yielding capacity
which significantly exceeds the potential yield from the new Senior's Village well.
As indicated in the Elanco Enterprises Ltd. June 4, 2019 post construction report on the 82.3m
deep Senior's Village well (Well G) the pump test run on this well confirmed that it was capable of
sustaining a yield of about 90 Llmin (20 gpm), and that it had no impact on the operational
capacity of the nearby Clinic Well (Well C).
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Water Supply Quality Issues.

Information on the water quality for the Senior's Village, Clinic and Coop wells is summarized on
Table II. This shows that the water meets the Canadian Drinking Water Guideline objectives for all
parameters with the exception of iron and manganese in some of the wells at various times.
However, these are aesthetic and not health related objectives. Iron and manganese are naturally
occurring elements in the sediments and in some environments they dissolve and migrate with
groundwater. These environments are typically not areally extensive within the same aquifer, and
hence one well may have this issue while nearby wells may not. If required, treatment for the
relatively low concentrations of iron and manganese in the local groundwater is relatively easy and
inexpensive. This often involves introducing an oxidant (such as potassium permanganate)
followed by removal of the resultant precipitate using an inline filter system.
Elevated concentrations of dissolved iron and manganese are often found in groundwater where,
under reducing conditions (lack of oxygen), some of the iron and manganese in the aquifer
minerals dissolve into groundwater and migrate into the well screens. This often occurs in
localized zones and hence field observations and the use of geochemical test kits when drilling a
well can help avoid setting the well screen in these zones, thereby avoiding the need for long term
treatment of the well water. This approach was taken when selecting the optimum screen depth in
the Senior's Village well, and resulted in the well water having low total and dissolved
concentrations for these two metals.
Routine testing has indicated that some of the local area public water supplies have occasionally
had unacceptable counts for coliform bacteria when sampled near the well source. As these wells
are very deep, the only potential pathways for coliform bacteria getting into the wells is either
directly into the well casing or migrating in the annulus outside the steel well casing. As many of
the well logs do not indicate that a surface casing seal was installed, there is very small potential
for migration down the outside of the casing. However, even with no installed surface seal the fine
grained aquifer sediments in these deep wells will most likely have sealed off this pathway. This
leaves open the potential for direct ingress into the well casing, possibly via a leaking pitless
adapter assembly. Routine disinfection of the well can usually control this problem in an existing
well.
By law, the proposed new well must have a surface seal that meets current code, and for this
reason coliform contamination should not be an issue.
10.0 Control of Surface Water Runoff
The proposed development will involve construction of buildings and roads with impervious
surfaces, which will result in an increased volume and intensity of the surface water runoff. In
order to mitigate this it is recommended that a range of measures be considered. These should
include installing dry wells and perforated pipes designed to infiltrate water into the ground. While
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this may only be feasible the area up-slope of the drainage ditch in Zones A and B it may be
feasible in down slope areas if construct of deep (5 to 6m) pits could be constructed to penetrate
the sand unit below the restrictive layer. In addition the installation of temporal storage facilities
such as ponds, wetlands and storage tanks could be installed to reduce peak flows following
intense rainfall and fast snow melt events.
An example of a deep infiltration pit with temporal storage is presented in Fig 8. These pits can
only be installed in areas where a permeable unit (Quadra Sand) can be economically reached by
digging a deep (4 to 6m) pit with a backhoe. If feasible, one or more deep pits could be located
along the south-north ditch to divert some of the runoff flowing into the Beasley Road ditch.
Flow from roof downspouts and perimeter drains could be directed into small buried tank from
where it can either seep through the bottom, or overflow into a perforated pipe leading from the
tanks (see illustration on Fig. 9).
A series of small check dams constructed along ditches and or dry basins could be installed to
provide temporal storage and provide time for subsurface infiltration to take place. An illustration
of a dry basin is provided on Fig. 10.
Another potential solution is to develop a network of ditches and buried pipes to convey the runoff
through properties along the eastern boundary, such as CISS's industrial property (785 Sutil Point
Road), and discharge into the Sutil Point roadside ditch.
11.0 Contamination of Surface and Near Surface Water
The Type II wastewater treatment system planned for the Project will remove a substantial quantity
of the coliforms, and other potential contaminants, prior to discharge into the ground. With the
addition of sand to the infiltration bed there will be further removal of contaminants. These
systems are engineered to ensure that by the time the infiltrated effluent reaches nearby ditches
there no impact on its water quality. This contrasts with the many existing septic tank systems
which were constructed using old codes and may not be properly maintained.
Based on experience in hydogeologically similar areas it is concluded that ground infiltration of
surface water runoff into this upper layer will not have an impact on ditch water quality and
neighbouring wells, including shallow dug wells.
Water quality testing has been conducted in Hague Lake and, while some water quality issues
have been indentified in northern parts of the lake, no direct connection between low coliform
counts in the southern shoreline of the lake and nearby on-site wastewater systems has been
established.
However, to better understand this issue it is recommended that a water quality monitoring
program be implemented. This should involve sampling water in the Property ditch just before it
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reaches Beasley Road and sampling in the Beiwood Road ditch. In addition, water samples
should be collected from two or more monitoring tubes located near the Clinic's existing Type 2
effluent dispersal field (see plan on Fig. 7). These water samples should initially be analyzed for
e-coli and total coliforms, nitrate ammonia and total phosphorous. It is my understanding that
planning of this initial sampling is now underway. The parameters and subsequent frequency can
be determined after the results of the initial analyses are available.
12.0 Comments on Preliminary Phase 1 Housinq Layout.
Of the two proposed first phase development plans, the North-South option has the advantage that
most of the area is underlain by a thick permeable upper layer, which is better suited to ground
dispersal of runoff and sewage effluent. Also, this option provides more flexibility for locating the
proposed dispersal field at least 30m away from the Senior's Village well.
13.0 Recommendations
•

When drilling water supply wells in the area, such as the Senior's Village Well, the contractor
should monitor TDSIEC, pH, ORP/redox and temperature of the water turned during drilling, as
well as note sediment colour. This information, along with indicated formation permeability,
should be used to help select a screen elevation that maximizes well yield and minimizes the
chance of having to permanently remove iron and/or manganese from the pumped water.

•

Consideration should be given to digging a series of deep pits to explore the possibility of
constructing deep infiltration pits in selected locations.

•

Where feasible a series of temporal detention storage and ground infiltration structures should
be installed to reduce peak flow and divert some of the runoff from local ditches and
neighbouring properties.

•

The proposed sampling and nutrient analysis of groundwater near the existing effluent
dispersal field and selected locations in ditches be carried out.
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Limitations.
This investigation has been conducted using a standard of care consistent with that expected of
scientific and engineering professionals undertaking similar work under similar conditions in B.C.
No warranty is expressed or implied.
I trust that this is sufficient for your present purposes.
Yours truly,

Elanco Enterprises Ltd.

R. Allan Dakin, FEC, P. Eng.
Senior Groundwater Engineer
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TABLE I
MANSONS LANDING AREA - WATER WELL INFORMATION
Public
Wells

WTN

Elevation of (m-asl)
Collar FWS

41022

85

52868
54941
54948
85603
88706
Community Hall 93932
School
93980
Market
93981

42
46
58
69
35
68
81
69

97030
103281
104512
108252

44
72
77
63
53

108255
108339
110054
112436
113800
Coop

WellA
Well B

Clinic

Well C

Well D
Well E
Well F
Senior's Village Well G
Minimum
Median
Average
Maximum

67
ni
-45
ni
50
12
64
ni
ni
ni
ni
13
ni
25
ni

60
65
81
60
35
65

ni
75
29
ni
ni

76
87

ni
ni

77
74
74
35
65
63
87

ni
ni
ni
-45
29
32
75

p. 1 OF1

Depth to (m)

Yield

RSL RSLB
Screen Hole
RSL RSLB
Screen Hole
SWI
FWS
SWL Bedrock
L/min
top ase
bottom bottom
top ase
bottom bottom
ni
12
34
34
49
29
64
ni
ni

72

36
63
ni
55
47

27
40
54
46
37
38

55
59
75
58
ni
47
ni
86
ni
71
74
12
52
50
86

-4
28
31
45
26
44
ni
ni

ni
-1
16
35
ni
15
10
14
11

49

48

ni
ni

18
ni
91
ni
19
23
4
ni
ni

ni
30
12
24
20
6
4
ni
ni

ni
44

na
36
2
-3
8
4

-13
-152
20
33
5
-5
-23
3
-90
35
1
-4
8
3

ni
ni
64
ni
28
ni

8
9
ni
8
6

-1
4
-6
ni
1

-2
2
-6
11
1

ni
6
31
ni
ni

5
6
6
2
ni
18

-8
32

ni
32

ni
ni

ni
1

4
39
-8

4
39
-17
-152
2
-8
48

ni
ni
ni
4
23
32
91

ni
3
0
1
7
11
30

13
9
15
9

42
69
41
ni
28

12
15
14

ni
44

4
44
15
44
3.1
-1
14
16
44

36
44
51
-3.72
41
39
72

18
12

ni
39
6
-3
ni
ni

Notes:
1) See locations of wells on Figs 2 and 3.
2) na not applicable ni = no information available.
FWS = first reported water strike
RSL = interpreted uppermost layer that restricts dowiward movement of water
SWL = Depth to static water level measured at the time the well was constructed.

13
46
18
27
24
9
24
ni
ni
17
32
23
17
16
22

ni
43
30
23
ni
20
58
67
58
ni
28
64
54
38
51

na
na
43
na
na

36
ni
ni
ni
30

na
na
na
na

29
71

17
na
na
na
na
na

ni
36
75
66
45
56

ni
ni

23
12
19
ni
37

53
66
46
17
53

na
na
na
na
na

66
77
66
ni
64

ni
43
41
30
23
9
20
21
- 46

72
43
62
30
71
20
51
47
67

ni
na

ni
55
73
35.1
82.3

na
na
na
17

43

37
55
198
38
36
30
73
104
66
134
37
76
67
45

23
36
14
23
18
27
68
ni
ni
14
36
ni
45

57
67
79
66
24
64

27
23
36
27
36
68
54

ni
55
73
35.4
90.8
24
66
70
198

82
91
23
45
14
27
30
68

Table II
Mansons Landing Area Well Water Quality
•
Client Sample ID

Parameter

Date Sampled
Time Sampled
Laboratory
Lab Sample ID
Detection
Units
Limit

14-May-201 9
7:30 AM
ALS Eviro
L2273086

Cortes Island Health Center

20-Jul-2005

25-Mar-201 3

CanTest
507220445

North Is. Lab
101537

p.1 of 2

Cortes Natural
Food Coop (Well

CDWQ Guideline

8-Dec-2017
6:45
Maxxam
08441366

MAC

AO

IMAC

Physical Tests (Water)
UVAbsorbance (254 nm)

0.001

Abs/cm

0.004

-

-

-

-

Colour, True

5

CU

<5.0

<5

-

30

-

15.0

-

Conductivity

2

uS/cm

168

-

86.5

-

-

-

Hardness (as CaCO3)

0.5

mg/L

7.44

43

55

21.8

-

-

-

pH

0.1

pH

7.91

7.47

7.30

7.57

3

rng/L

-

-

-

6.5:10
-

-

Total Dissolved Solids

20

mg/L

3.8
134

-

Turbidity

0.1

NTU

1

Total Suspended Solids

-

98

108

48

-

500

-

5.9

-

6.05

-

-

-

%T/cm

1.1
99.1

-

-

-

-

-

Alkalinity, Total (as CaCO3)

mg/L

72.2

57.7

-

27.3

-

-

-

Bircarbonate alkalinity (as HCO3)

mg/L

-

70

-

33.4

-

-

-

Carbonate alkalinity (as CO3)

mg/L

-

<0.5

-

<1

-

-

-

Hydroxide alkalinity (as OH)

mg/L

-

<0.5

-

<1

-

..

-

<0.05
8.16

-

-

9

11

8.0

-

250

-

Transmittance, UV (254 nm)
Anions and Nutrients (Water)

Bromide (Br)

0.05

mg/L

Chloride (Cl)

0.5

mg/L

0.02

mg/L

<0.02

-

<0.05

<0.02

1.5

-

-

Ammonia, Total (as N)

0.0050

mg/L

<0.0050

-

-

<0.02

-

-

-

Nitrate (as N)

0.0050

mg/L

-

1.43

0.054

Nitrite (as N)

0.0010

mg/L

1.27
<0.0010

-

<0.05

<0.005

10
1

-

-

Sulfate (SO4)

0.30

mg/L

1.54

1.1

1

0.020

mg/L

<0.018

-

-

3.3
0.0146

-

500
-

-

Suiphide as S

Dissolved Organic Carbon

0.50

mg/L

<0.50

-

-

-

-

-

-

Total Organic Carbon

0.50

mg/L

<0.50

-

-

1.29

-

-

-

E. cot

MPN/100mL

<1

-

-

1

<

-

-

Fecal coliform bacteria

MPN/100mL

<1

-

-

MPN/1 00mL

<1

-

7

<1

Coliform bacteria - Total

-

<1

-

-

Non coliform bacteria - Total

MPN/100mL

-

-

-

-

-

-

-

Heterotropic Plate Count

CFU/mi

9

-

-

220

-

-

-

Iron Bacteria

CFU/mi

-

-

-

<25

-

-

-

Sulphate Reducing Bacteria

CFU/mi

-

-

<25

-

-

-

Fluoride (F)

Organic! Inorganic Carbon (Water)

Bacteriological Tests (Water)

Total Metals (Water)
Aluminum (AI)-Total

0.0030

mg/L

Antimony (Sb)-Total

0.0001

mg/L

Arsenic (As)-Total

0.0001

mg/L

Barium (Ba)-Total

mg/L

Beryllium (Be)-Totai

0.000050
0.00010

Bismuth (Bi)-Total

0.000050

mg/L

0.010

mg/L

0.000005

mg/L

Calcium (Ca)-Total

0.050

mg/L

Cesium (Cs)-Total

0.00001

mg/L

Boron (B)-Total
Cadmium (Cd)-Total

mg/L

0.0399
0.00012

<0.005

0.010

<0.003

<0.001

<0.0001

<0.0005

0.006

-

0.01
-

0.00024
0.00312

<0.001

<0.00005

<0.0001

0.01

-

-

0.009
-

0.0103

0.0017

1

-

<0.00005

<0.0001

-

-

-

<0.0001

<0.0001

<0.05

0.007

<0.05

5

<0.0002

<0.00001

0.000011

0.005

-

-

11.40

14.6

6.65
-

-

-

-

<0.00010
<0.000050
0.042
0.0000271
2.61
<0.000010

-

-

-

Table II
Manson's Landing Area Well Water Quality
Cortes Island Health Center

Client Sample ID

Parameter
Chromium (Cr)-Total

Date Sampled
Time Sampled
Laboratory
Lab Sample ID
Detection
Units
0.0001
0.0001

mg/L

0.0005
0.01

mg/I

Iron (Fe)-Total
Lead (Pb)-Total

0.00005

mg/I

Lithium (Li)-Total

0.001

Magnesium (Mg)-Total
Manganese (Mn)-Total

0.005
0.0001

mg/I
mg/I

Mercury (Hg)-Total

0.00001

mg/L

Molybdenum (Mo)-Total

0.00005

mg/L

Nickel (Ni)-Total

0.0005
0.05

mg/L

0.05
0.0002

Cobalt (Co).Total
Copper (Cu)-lotal

14-May-2019
7:30 AM
ALS Eviro
L2273086

20-Jul-2005

25-Mar-2013

CanTest
507220445

North Is. Lab
101537

0.00762
0.00053

<0.001

0.125
0.113
0.00203
<0.0010

mg/I
mg/I

mglL

0.223
0.002
<0.0000050
0.000355

p.2 of 2

Food Coop (Well

CDWQ Guideline

8-Dec-2017
6:45
Maxxam
08441366

MAC

AO

IMAC

0.0023

<0.001

0.05

-

-

<0.0002

-

-

0.005

<0.0001
0.0068

0.0423

0.44

0.174

0.686

<0.001

0.0006

0.00055

0.01

i
0.3
-

3.65

0.0008
4.42

-

-

-

1.26

-

0.0372
0.00001

-

0.05
-

-

-

-

0.0091
-

-

-

0.00045
0.0015
-

-

mg/L

-

<0.001

0.185
<0.050

<0.001
-

-

mg/L
mg/L

4.4
0.00138

1.50
-

1.80
-

0.621
-

-

.

-

0.00005
0.05

mg/L
mg/I

<0.000050
2.34

<0.001
-

<0.0001
11.8

7.76
-

0.01

-

-

-

-

-

mg/L
mg/L

0.000024
2.11

-

<0.00005
11.4

<0.00002

-

Sodium (Na)-Total

0.00001
0.05

7.1

-

200

-

Strontium (Sr)-Total

0.0002

mg/L

0.00644
1.65

-

0.0900
-

0.0503
-

-

-

-

<0.00020
<0.000010

-

<0.00001

<0.00001

-

-

-

-

-

0.0002

<0.005

-

-

-

<0.005
-

-

-

-

-

-

Phosphorus (P)-Total
Potassium (K)-Total
Rubidium (Rb)-Total
Selenium (Se)-Total
Silicon (Si)-Total
Silver (Ag)-Total

Sulfur (S)-Total

-

0.5

mg/L
mg/L

Thallium (11)-Total

0.0002
0.00001

Thorium (Th)-Total

0.0001

mg/L

Tin (Sn)-Total

0.0001

mg/L

<0.00010
0.00065

-

Titanium (Ti)-Total
Tungsten (W)-Total

0.0003

mg/L
mg/L

0.00044
<0.00010

-

<0.0005
-

Uranium (U)-Total

0.00001
0.0005

mg/I

0.000028
<0.00050

<0.0005

0.00016
0.0016

<0.0001

0.02

<0.005

0.003
0.0003

mg/L

0.008
-

0.0054

0.0457

-

-

mg/I

0.021
<0.000060

5

-

<0.0001

-

-

-

Calcium (Ca)-diss
Iron (Fe)- diss

mg/L
mg/I

0.1

11.4

-

-

-

-

-

Q,4
3.6100

Manganese (Mn)-diss
Potassium (K)-diss

0.070

-

-

Silicon (Si)-diss

mg/L
mg/I
mg/L

0.0001

0.3
-

-

mg/I

-

-

Magnesium (Mg)-diss

-

-

1.6
19.2

-

-

-

0.05
-

-

Sodium (Na)-diss

mg/L

-

9.4

-

-

-

-

-

mg/I

<0.1

-

-

-

-

-

-

Tellurium (Te).Total

Vanadium (V)-Total
Zinc (Zn)-Total
Zirconium (Zr)-Total

0.0001

mg/L

mg/L

-

Dissolved Metals (Water)

Aggregate Organics (Water)
Tannin & lignin (as Tannic Acid)

0.10

Notes:
1)See locations of wells on Fig. 2 and 3.
Samples exceeding MAC QQQ = Samples exceeding AO
2) Q
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3) Dug wells are typically 5 to 7m deep and are often used for a potable water supply.
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NOTES
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Test Pit in Quadra Sand at Qualicum
Beach

NOTES
1) Dimensions are for illustrative purposes only . Actual dimensions will vary.
2) Water storage capacity for this example is about 2.6 m3.
3) Potential infiltration capacity could range up to 13m3/day in Quadra Sand unit.
4) These deep pits can only be effective in areas where Quadra Sand can easily be accessed
at a depth reached with a backhoe.
5) Locations near the north-south ditch could be very beneficial in diverting a portion of the flow.
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NOTES
1) A modified version of this system could be constructed at each new housing unit.
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NOTES
1) A simplified version of this basin could be constructed along side the north-south ditch.
2) A deep seepage infiltration pit (see Fig. 8) could be used to help drain the pond following an intense runoff event.
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Ron McMurtne and Associates, Consuftin Engineers
Wostewater System 5pecialists
Comox/Hornby Island, ac 250-335-2685
iasbreez@island.net
October 19, 2019
Cortes Community Housing Project
do Mr. Ian Scott
Ian Scott Planning Services
Sent via e-mail: Ian Scott <ianscottconsulting©gmail.com>
RE: PROPOSED REZONING FOR PHASE I OF - EAST 112 OF NW 1/4 SECTION 7, AND LOT
1, PLAN V1P71344, CORTES ISLAND
OUR FILE: 0921
Dear Sir:
The following report summarizes our site and soil evaluation and proposed on-site sewerage
system design in support of the rezoning application for Phase I, Rainbow Ridge of the above
noted property. It includes recommendations for the proposed level of treatment and treatment
technology. It indicates proposed primary and reserve dispersal areas (drainflelds) and discusses
dispersal system technology, hydraulic and linear loading rates and a proposed treatment level
for nitrogen to protect drinking water (wells) and to address concerns regarding nutrient loading to
downstream water bodies i.e., Hague Lake.
BACKGROUND AND PROPOSED DEVELOPMENT
The parent property has an area of 20.6 hectares (51 acres). It is in Mansons Landing, near the
centre of the community (east of Sutil Point Road and bounded to the north by Beasley Road and
to the south by Cemetery Road). Several potential community housing projects are being
considered for the property. The first project being planned (Phase 1) is a 20 - unit affordable
housing project for families, seniors and other needy households. It is proposed to be located on
the north-west portion of the property just south of the firehall and adjacent to the existing seniors
housing site to the west.
SITE AND SOIL EVALUATION
A site and soil evaluation was carried out by the author at the parent property to evaluate the
potential for onsite wastewater systems with dispersal of effluent to ground in accordance with the
BC Sewerage System Regulation (SSR). 31 Machine dug test pits and evaluation of the soil
profile were carried out on April 16 and 17, 2018 (TP1 to TP26) and on October 25, 2018 (TP27
to TP31). Test pits TPI to TP6 and 1P27 are within the proposed Phase I project — the subject
property of this proposed re-zoning. APPENDIX 1 (attached) contains soil information within in
the Phase I boundary.
The property is generally forested (2' growth conifers and some deciduous species) with typical
native understory vegetation and ground cover.
Land slope on the site and in the area of proposed septic fields areas ranges from approximately
4% to 10 %.
Soils in the proposed Phase I area are considered well drained. The land is generally free of
negative effects of surface water runoff, flooding, erosion and bedrock outcrops. There are no
Proposed Rezoning (Phase I — Rainbow Ridge) of E V2 of NW ¼, Section 7 and Lot
I, Plan 71344, Cortes Island

Ron McMurtrie and Associates, Consulting Engineers
Wostewater System Specialists
Comox/Hornby Island, BC 250-335-2685
1asbreezisland.net
freshwater bodies and no existing drinking water wells. There are no potential effluent breakout
locations within 7.5m of the proposed dispersal areas.
The observed soils are primarily sands and loamy sands; medium to coarse grained; loose and;
gravelly to very gravelly (some extremely gravelly). Some of the pits contained sandy loam;
moderate structure; friable; and gravelly to very gravelly. Many pits contain cobbles >75mm size.
There is a lower permeability layer underlying the coarser soils. It is typically a loamy sand or
sandy loam and is typically massive, dense to hard/lightly to moderately cemented and gleyed
and distinctly mottled. Seepage observed in the pits in April 2018 indicates a seasonally perched
water table on top of this layer.
Observed soil depths above the limiting layer (seasonal high-water table or flow restrictive layer)
and suitable for soil-based treatment range from 55cm to 100cm for the Phase I parcel and from
70cm to 90cm within the proposed dispersal area.
Field saturated hydraulic conductivity (Kfs) is estimated at 1000 mm/day to 4000 mm/day based
on soil texture, structure and gravel content. Percolation testing results of 1.5 minutes/inch to 4
minutes/inch are reported. These rates are typical of the observed soils and consistent with the
estimated hydraulic conductivity noted above.
SITE CAPABILITY AND OPPORTUNITIES
The site and soil conditions are favorable for the dispersal and treatment of sewerage system
effluent in accordance with the SSR and the BC Standard Practice Manual (SPM Version 3). The
sandy gravelly soils and higher permeability allow for higher hydraulic loading rates and hence
more compact dispersal areas.
Pressure distribution of effluent with timed micro-dosing is proposed to optimize soil-based
treatment and pathogen removal in the soil. Time dosing keeps the soil in an unsaturated state,
promoting aerobic conditions and a healthy microbial environment. It also extends the life of the
drainfield by reducing the potential for soil pore clogging.
The site and soils are also favorable to support higher linear loading rates. Dispersal systems
perform best when the fields are long parallel to the contours. This will reduce the potential for
groundwater mounding under the fields — groundwater mounding decreases the available
unsaturated soil depth.
Drainfield options for the Phase I project based on available soil depth above the limiting layer are
as per the following table:
AVAILABLE SOIL DEPTH
75cm to 100cm
60cm to 75cm

DRAINFIELD TYPE
Shallow trench system
At-grade system

An advanced Type 2 treatment level is recommended for larger flow systems on the site. This will
reduce the required drainfleld area and minimize loss of trees and disruption to vegetation.
Coupled with good soil-based treatment for effluent polishing and contaminant removal, these
systems protect groundwater and public health and minimize impacts to the downstream
receiving environment.
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PHASE I — RAINBOW RIDGE: USE, OCCUPANCY AND DESIGN FLOW
The proposed rezoning for Phase I, Rainbow Ridge is for a 20 unit affordable housing project
consisting of 8 — I bedroom units, 8 —2 bedroom units and 4 —3 bedroom units. The Daily
Design Flow (DDF) is 14,850 litres per day based on the occupancy rates and per Capita flows
outlined in the following table:
Unit
Ibedroom
2 bedroom
3 bedroom
Total

Occupancy
Rate
Persons

Per Capita
Average
Flow Rate
Litres/day

Litres/day

2
3
3.75

135
135
135

270
405
506

Average
Daily Unit
Flow

Peaking
Factor

Peak Daily
Unit Flow
Litres/day

Number of
Units
Each

Peak Daily
Design
Flow (DDF)
Litres/day

2.0
2.0
2.0

540
810
1012

8
8
4
20

4,320
6,480
4,050
14,850

The above per capita flew rates are based on conserver water use rates typical of the northern
gulf islands and actual measured flows from similar facilities (e.g. the existing Cortes Seniors
housing project adjacent to this site). Occupancy rates are as per Table 11-9 of BC Standard
Practice Manual (SPM-V3). A peaking factor of 2.0 is used to calculate peak Daily Design Flows
— this is a typical factor for residential systems.
PROPOSED SEWERAGE SYSTEM
The proposed treatment level is 'advanced Type 2 as defined in the SSR. Type 2 treatment is
defined as effluent with a Biochemical Oxygen Demand (BOO) of 45mg/I and Total Suspended
Solids (TSS) of 45mg/I. No specific requirements for pathogens (i.e. Fecal Coliform as an
indicator organism) or nutrients (Nitrogen and Phosphorous) are specified for Type 2 Effluent.
Advanced" Type 2 exceeds the basic biologic treatment levels noted above (typically 10 to 20
mg/I BOO and TSS), has a reduced fecal coliform level and provides for increased Nitrogen
reductions (ammonia and nitrates).
The proposed treatment system is a recirculating packed bed biological filter utilizing textile
media. The treatment process is similar to a sand filter, but the area and size of the filter is much
smaller and it is easily accessed for inspection of the filter surface and cleaning of the media as
required. The proposed system is AdvanTex by Orenco systems. Rationale for using this system
includes: 1. Good biological treatment and low energy consumption; 2. Good reduction in fecal
coliform; 3. Stable consistent treatment performance and the ability to function well during periods
of low flow and during peak flow events; 4. Systems are typically odorless and noise free (they do
not utilize compressors for aeration and typically rely on passive ventilation of the filter); 5.
Favorable nitrogen reduction without having to provide additional (and often complex) nitrogen
reduction steps in the treatment process; 6. Familiarity and track record on Cortes Island; 7.
Simple maintenance requirement and access to existing maintenance providers serving other
systems on the island and; 8. The option of remote monitoring and operation of the system using
telemetry controls. This includes identification of alarms and the ability to troubleshoot problems
remotely. This can significantly reduce emergency callout costs and response time. Remote
monitoring is well suited for uremote locations like Cortes Island where service providers typically
must travel from Vancouver Island.
Proposed target effluent quality is: 20/20 mg/I BOD/TSS; 10,000 CFU/l0oml fecal coliform and;
Total Nitrogen 20mg/I.
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Systems consist of primary (septic tank) treatment, flow equalization (reduce peak flow rates to
the system), recirculation tank for dosing the textile filters and drainfield dosing tank for pressure
distribution to the fields. A portion of the treated effluent is returned to the anoxic zone in the
primary tanks where there is an available carbon source for denitrification of the effluent
(transformation of nitrates to nitrogen gas).
As noted above the plan is to micro-dose the dispersal fields and use shallow trench or at-grade
distribution to optimize removal of contaminants and pathogens in the soil. This will also minimize
damage to tree root systems. The goal is to locate drainfield lines in locations that will allow
thinning of trees rather than clearing the areas. Lines can be curved to minimize tree and
vegetation removal.
The use of vegetated bed systems are also proposed, with the goal of nutrient uptake and
removal of contaminants in the biologically active rhizosphere. This has been used successfully
at the Cortes Natural Foods Co-op (downhill of this project) in Mansons Landing.
DISPERSAL AREA SIZING
An hydraulic loading rate (HLR) of 60 litres/day/sq.m. is selected for the dispersal fields based on
Type 2 effluent to sand and a percolation rate of 4 minutes per inch. This rate is reduced to
compensate for the native soil coarse fraction (>2mm size) of approximately 60%. The adjusted
HLR is 45 1pd/sq.m. and is considered conservative for the proposed advanced secondary
effluent quality. For the Daily Design Flow of 14,850 litres per day this results in an infiltration
area of 330 sq.m.
A linear loading rate (LLR) of 180 to 250 litres per day/lineal meter is chosen based on the soil
texture (gravelly medium to coarse sand), a site slope of 5% +1- and a soil depth of 90cm +1-. This
results in a recommended design contour length of 60m to 85m. An 80m contour length is
selected for the design flow of 14,850 litres per day.
The 4 proposed drainfield areas are shown on the attached plan. This provides adequate area for
primary and reserve drainfield areas. All drainfields are oriented parallel to contours for ease of
installation and to meet linear loading rate (contour length) requirements noted above. The
proposed drainfield width is 8m — this accommodates drainfield lateral pipe spacing of 1.2m to
2.Om. Three areas of 8m x 40m and one area of 8m x 65m are shown. Total area is 1,480 sq.m.
for primary and reserve. This provides an opportunity to maximize tree retention in the dispersal
areas.
A minimum unsaturated constructed vertical soil depth of 60cm (measured infiltration surface to
the seasonal high-water table) is proposed with micro-dosed pressure distribution. This meets the
requirements of Table 11-16 of the SPM-V3.
The system layout is in accordance with the BC Sewerage System Regulation, SPM-V3:
1.
2.
3.
4.
5.

Well Setbacks: >30m to all potable drinking water wells from tanks and dispersal areas.
Building Setbacks: Minimum 3m from building foundations to dispersal areas.
Property Line Setbacks: Minimum 3m from property lines to the dispersal areas.
Potential Breakout Setbacks: Minimum 7.5m to dispersal areas.
Fresh Water Body Setbacks: Minimum 30m to dispersal areas.
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PERFORMANCE AND ENVIRONMENTAL MONITORING
Monitoring of system performance and the receiving environment (down-gradient ground and
surface water runoff) is proposed for systems on the land. This is partially in response to
concerns over nutrient loading and degradation in water quality and risks to public health from
upslope wastewater systems in Hague Lake. Proposed monitoring would include sampling of
treatment system effluent for BaD, TSS and Fecal Coliform and Total Nitrogen and Nitrates and
groundwater sampling downslope of fields for Nitrogen/Nitrates and Phosphorous.
Predevelopment monitoring of groundwater is recommended to establish existing baseline levels
and for evaluating the impacts of the installed, operating systems.
Monitoring wells and surface water sample locations ideally will be proposed by the project
hydrogeologist who will be reviewing the existing and proposed water quality to assess drinking
water impacts and nutrient loading to the watershed. The design of the treatment and dispersal
system and setting of target effluent levels and water quality objectives follow the
recommendations of the project hydrogeologist.
SUMMARY AND CONCLUSIONS
1. In general, it is concluded that site and soil conditions, available area and contour length
for dispersal fields at the proposed Phase I site are feasible and suitable for the expected
design flows and wastewater characteristics.
2. The treatment system and dispersal technologies presented can be configured to meet
water quality objectives and provide for protection of public health and drinking water and
reduced impacts to downstream surface water.
3. If installed and maintained in accordance with the BC Sewerage System Regulation, the
proposed system will not cause, nor contribute to a health hazard.
I trust the foregoing meets your needs regarding the proposed rezoning of the property for an
affordable housing residential development. Please contact the undersigned at your convenience
if you have any questions or wish to discuss this report further.

Yours truly,

Ron McMurtrie, PEn

Attached:
Appendix 1 — Soil Test Pit Logs
Dispersal Area Site Plan
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APPENDIX 1

SOIL TEST PIT RESULTS

PHASE I — RAINBOW RIDGE

SOIL TEsT)'IT.suMMARIs(MEASuRa.DEPTHs)
ABBREVIATIONS — SEE BElOW
TEST PIT
#

FLOW
RESTRICT
LAYER1
(cm)

ROOT
DEPTH2
(cm)

MOTTLES3
(cm)

GLEYED4
(cm)

SEEPAGE5
(cm)

SOIL
DESCRIPTION6
TEXTURE;
GRAVEL7;
STRUCTURE;
DENSITY

TPI

55C
60F

50D

55

55

TP2

55
LS
MASS
CEM
>100

60C
80F

50F

-

80

TP3

>125

100C
115F

45F

-

-

TP4

>135

75C
95F

45F

-

100

TP5

>100

60C

65D

-

75

TP6

>100

70C
85F

80D

80

80

TP27

80
SL
MASS
CEM

60C
80F

60F
70D

70

75

LS(M)
G-VG
SG
L
LS-S(C)
VG-XG
SG
L
S(M-C)
VG-XG
SG
L
S(M-C)
VG-XG
SG;
L
S(M-C)
VG-XG
SG
L
S(M-C)
VG-XG
SG
L
SL
G-VG
BLK-SA-2
FRI

DEPTH TO
LIMITING
LAYER8
(AVAILABLE
SOIL
DEPTH)
(cm)
55

70

100

90

65

80

70

NOTES:
1 Flow restrictive layer indicates transition from soils of higher permeability to soils
of lower permeability. Where observed, soil texture, structure and density are
indicated (see below for abbreviations used). Where not observed a> symbol is
entered. No bedrock was observed in any of the test pits.
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2. Root depth followed by C indicates common typical averaqe rooting depth
observed and is considered a relatively strong indicator of seasonal high water
table. Root depth followed by F indicates few or very few roots extending to that
depth and is less likely to indicate seasonal high water table.
3. Soil mottling (oxidizing environment) indicates alternating cycles (of relatively
short duration) of soil saturation and un-saturation. Mottle depth followed by E
indicates faint mottlinq and is not necessarily a strong indicator of seasonal high
water table. Mottle depth followed by D indicates distinct mottlinq and is
considered a strong indicator of seasonal high water table.
4. Soil gleying (reducing environment — no oxygen present) indicates periods of
prolonged seasonal soil saturation and is considered a strong indicator of
seasonal high water table.
5. Seepage depth is indicated where groundwater was observed entering the test
pits on the dates excavated. For TPI to TP26 these observations were made at
the end of or near the end of the "wet season" and give an indication of the
groundwater level on that date. The measurements tend to follow the soil
indicator depths noted and hence are considered good supporting evidence for
the seasonal high water table estimation (see Note 8 below). The seepage
depths noted are all shallower than the restrictive layer which supports the
conclusion that there is a perched seasonal water table on the site.
6. The soil description includes soil texture, coarse fragment content (i.e. gravel),
soil structure and density (or consistency) - (see below for abbreviations used). It
is based on the USDA classification system.
7. Most of the test pits excavated, in addition to gravel (>2mm particle size), larger
stones or cobbles >75mm size were commonly observed.
8. The limiting layer is defined as the depth where soil-based treatment of the
effluent no longer occurs (treatment of effluent is considered to occur only in the
un-saturated zone of the soil profile). Typically on the coast this is usually the
depth of the seasonal high water table. The seasonal hiqh water table is defined
as "the upper limit of the soil water table which persists for more than 21
consecutive days or 30 total days, durina a year which has normal precipitation".
However, it may be a flow restrictive layer such as clay soils or other very low
permeability soils or bedrock. Other considerations are permeable structured
soils with a "cemented" or hard consistency where effluent will not penetrate the
structural units (soil micro-pores) and hence bypass treatment via rapid drainage
through large pores (macro-pores) between the structural units. The depth to
limiting layer basically indicates "the available soil depth for treatment". The
Proposed Re-zoning (Phase I — Rainbow Ridge) of E
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depth to limiting layer shown in the above table is an estimate of the available
soil depth for treatment in the wet season based on predominant soil indicators
and groundwater observations made on the date of excavation. It is considered
conservative and appropriate for site planning and preliminary design purposes.
ABBREVIATIONS
1. SOIL TEXTURE: S — SAND; LS — LOAMY SAND; SL — SANDY LOAM
2. SAND MODIFIERS: F — FINE; M — MEDIUM; C — COARSE
3. GRAVEL CONTENT; BLANK - <15%; G — 15% - 35%; VG —35% - 65%; XG >65%
4. STRUCTURE: SG — SINGLE GRAIN (STRUCTURELESS); BLK-SA — BLOCKY
SUBANGULAR; MASS — MASSIVE (STRUCTURELESS); PL - PLATY
5. GRADE OF STRUCTURE: I — WEAK; 2— MODERATE; 3— STRONG.
6. DENSITY (MOIST CONSISTENCY): L — LOOSE; FRI — FRIABLE; CEM — LIGHT
TO MODERATELY CEMENTED OR HARD
7. ROOTING DEPTH: C — COMMON; F — FEW TO VERY FEW
8. MOTTLING: F — FAINT; D - DISTINCT
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Sent via email: sue.hanley@homalco.com

Homalco (Xwemalhkwu) Nation
1218 Bute Crescent
Campbell River, BC V9H 1G5
Attn: Sue Hanley, Administrator
Dear: Ms. Hanley
Re: Application to Amend Bylaw No. 139 "Cortes Island Official Community Plan" and Bylaw No.
2455, "Electoral Area 'I' (Cortes Island) Zoning Bylaw, 2002"
Cortes Island Seniors Society — 965 Beasley Road. Mansons Landinci BC
The purpose of this application is to consider amending the Cortes Island Official Community Plan and the
Caries Island Zoning Bylaw to permit a mix of seniors and affordable housing on a 2.45-hectare portion of a
20.75-hectare parcel situated at 965 Beasley Road, Mansons Landing. The amendments include rezoning
from Residential One (R-1) to a new Community Services Two (CS-2) zone and a minor text amendment to
the Community Services designation in the Official Community Plan to allow the development of up to 22
mixed rental housing units on the 2.45 hectare portion of the property. Apart from a small density increase
and the additional provision of affordable housing to the list of Principal Uses, all other bylaw requirements as
they apply to the Community Services One (CS-i) zone will remain in force, including setbacks from property
lines, site screening and the requirement that the density increase on the proposed new site will receive the
approval of Island Health.
We are aware that this zoning amendment proposal is in your traditional territory. It is very important to us to
consult with your Nation in a manner that respects your traditions and wishes. If the method we are using,
which is mailing this cover letter with referral form attached, does not work for you, please let us know how we
can change or improve our method so that we can be as effective in communicating with you as we can.
We want to ensure that your interests are clearly understood and considered. To that end, we are providing
all the application details in the referral form attached. Should you wish to offer written comments only, a
response form has been provided for your convenience.
As we proceed with processing this application, we would like to include your position in a follow-up report to
the Strathcona Regional District Board. To that end, please see if you can provide us with your comments in
this regard by January 10, 2020. For your convenience and consideration, we included a response summary
form that you can consider using to communicate how your interests may be affected. In the event that you
may decide that your interests are "unaffected", please indicate that. If your interests are affected, we would
appreciate receiving additional information in this regard so that we know what needs to be taken into
consideration to soften the potential impact of the application or to communicate to our Board why you do not
support it.
If you have any immediate questions regarding the proposal, or should you wish to open a discussion and/or
coordinate a meeting, please contact me at 250-830-6708 or anelsonsrd.ca
Respectfully,

Aniko Nelson
Senior Manager, Community Services
#301 — 990 Cedar Street, Campbell River, BC V9W 7Z8
Fax: 250-830-6710
Tel: 250-830-6700
Toll free: 1-877-830-2990 www.strathconard.ca

Strathcona
REGIONAL DISTRICT

File:
December 111 2019

3350-201CP lB 19
3360-20/RZ1B 19

Sent via email: mmckellar@klahoose.ca

Kiahoose First Nation
PD Box 9, 1695 Tork Road
Squirrel Cove, BC VOP ITO
Aftn: Marion McKellar, Manager
Dear. Ms. Mckellar
Re: Application to Amend Bylaw No. 139 "Cortes Island Official Community Plan" and Bylaw No.
2455, "Electoral Area 'I' (Cortes Island) Zoning Bylaw, 2002"
Cortes Island Seniors Society — 965 Beasley Road. Mansons Landinq BC
The purpose of this application is to consider amending the Cortes Island Official Community Plan and the
Cortes Island Zoning Bylaw to permit a mix of seniors and affordable housing on a 2.45-hectare portion of a
20.75-hectare parcel situated at 965 Beasley Road, Mansons Landing. The amendments include rezoning
from Residential One (R-1) to a new Community Services Two (CS-2) zone and a minor text amendment to
the Community Services designation in the Official Community Plan to allow the development of up to 22
mixed rental housing units on the 2.45 hectare portion of the property. Apart from a small density increase
and the additional provision of affordable housing to the list of Principal Uses, all other bylaw requirements as
they apply to the Community Services One (CS-I) zone will remain in force, including setbacks from property
lines, site screening and the requirement that the density increase on the proposed new site will receive the
approval of Island Health.
We are aware that this zoning amendment proposal is in your traditional territory. It is very important to us to
consult with your Nation in a manner that respects your traditions and wishes. If the method we are using,
which is mailing this cover letter with referral form attached, does not work for you, please let us know how we
can change or improve our method so that we can be as effective in communicating with you as we can.
We want to ensure that your interests are clearly understood and considered. To that end, we are providing
all the application details in the referral form attached. Should you wish to offer written comments only, a
response form has been provided for your convenience.
As we proceed with processing this application, we would like to include your position in a follow-up report to
the Strathcona Regional District Board. To that end, please see if you can provide us with your comments in
this regard by January 10, 2020. For your convenience and consideration, we included a response summary
form that you can consider using to communicate how your interests may be affected. In the event that you
may decide that your interests are "unaffected", please indicate that. If your interests are affected, we would
appreciate receiving additional information in this regard so that we know what needs to be taken into
consideration to soften the potential impact of the application or to communicate to our Board why you do not
support it.
If you have any immediate questions regarding the proposal, or should you wish to open a discussion and/or
coordinate a meeting, please contact me at 250-830-6708 or anelson@srd.ca
Respectfully,

Añiko Nelson
Senior Manager, Community Services
#301 — 990 Cedar Street, Campbell River, BC V9W 7Z8
Fax: 250-830-6710
Tel: 250-830-6700
Toll free: 1-877-830-2990 www,strathconard.ca
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REGIONAL DISTRICT
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3360-20/RZ lB 19

Sent via email: denise.smith@tn.bc.ca

TIa-amin Nation
4779 Klahanie Road
Powell River, BC V8A 0C4
Attn: Denise Smith, Lands Manager
Dear: Ms. Smith
Re: Application to Amend Bylaw No. 139 "Cortes Island Official Community Plan" and Bylaw No.
2455, "Electoral Area 'I' (Cortes Island) Zoning Bylaw, 2002"
Cortes Island Seniors Society — 965 Beasley Road, Mansons Landing BC
The purpose of this application is to consider amending the Cortes Island Official Community Plan and the
Cortes Island Zoning Bylaw to permit a mix of seniors and affordable housing on a 2.45-hectare portion of a
20.75-hectare parcel situated at 965 Beasley Road, Mansons Landing. The amendments include rezoning
from Residential One (R-1) to a new Community Services Two (CS-2) zone and a minor text amendment to
the Community Services designation in the Official Community Plan to allow the development of up to 22
mixed rental housing units on the 2.45 hectare portion of the property. Apart from a small density increase
and the additional provision of affordable housing to the list of Principal Uses, all other bylaw requirements as
they apply to the Community Services One (CS-i) zone will remain in force, including setbacks from property
lines, site screening and the requirement that the density increase on the proposed new site will receive the
approval of Island Health.
We are aware that this zoning amendment proposal is in your traditional territory. It is very important to us to
consult with your Nation in a manner that respects your traditions and wishes. If the method we are using,
which is mailing this cover letter with referral form attached, does not work for you, please let us know how we
can change or improve our method so that we can be as effective in communicating with you as we can.
We want to ensure that your interests are clearly understood and considered. To that end, we are providing
all the application details in the referral form attached. Should you wish to offer written comments only, a
response form has been provided for your convenience.
As we proceed with processing this application, we would like to include your position in a follow-up report to
the Strathcona Regional District Board. To that end, please see if you can provide us with your comments in
this regard by January 10, 2020. For your convenience and consideration, we included a response summary
form that you can consider using to communicate how your interests may be affected. In the event that you
may decide that your interests are "unaffected, please indicate that. If your interests are affected, we would
appreciate receiving additional information in this regard so that we know what needs to be taken into
consideration to soften the potential impact of the application or to communicate to our Board why you do not
support it.
If you have any immediate questions regarding the proposal, or should you wish to open a discussion and/or
coordinate a meeting, please contact me at 250-830-6708 or anelsontsrd.ca
Respectfully,

. }JiJsôr
Aniko Nelson
Senior Manager, Community Services
#301 — 990 Cedar Street, Campbell River, BC V9W 7Z8
Fax: 250-830-6710
Tel: 250-830-6700
www.strathconard.ca
Toll free: 1-877-830-2990

Strathcona
REGIONAL DISTRICT

STAFF REPORT

DATE:

October 24, 2019

TO:

Chair and Directors,
Electoral Areas Services Committee

FROM:

Dave Leitch
Chief Administrative Officer

RE:

CORTES ISLAND SENIORS SOCIETY — FIRST NATION CONSULTATION (CP I B I9IRZ I B 19)

FILE: 0540-O4EASC

PURPOSE

To obtain support for an official community plan (OCP) amendment consultation process.
POLICY ANALYSIS

During the amendment of an OCP and prior to a public hearing, Section 475 of the Local
Government Act (LGA) requires the Regional District to provide one or more opportunities it
considers appropriate for consultation with persons, organizations and authorities it considers will
be affected, and more specifically to consider whether to consult with the following:
a)
b)
c)
d)
e)

the board of any regional district that is adjacent to the area covered by the plan,
the council of any municipality that is adjacent to the area covered by the plan,
first nations,
school district boards, greater boards and improvement district boards, and
the provincial and federal governments and their agencies.

Part 14, Planning and Land Use Management, of the LGA describes local governments' roles
regarding OCP and zoning bylaw amendments, namely Section 472 (Official Community Plans),
Section 479 (Zoning Bylaws) and Sections 464 - 465 (Public Hearings on Bylaws).
EXECUTIVE SUMMARY

An application has been received to consider amending the Cortes Island Official Community
Plan and the Cortes Island Zoning Bylaw to re-designate and rezone a 2.45-hectare portion of a
20.75-hectare parcel situated at 965 Beasley Road, Mansons Landing from Residential I
Residential One (R-1) to an amended Community Services designation and an amended
Community Services One (CS-i) zone to allow the development of up to 20 mixed rental housing
units on the 2.45 hectare portion of the property, as shown in the attached sketches.
Based on the proposed re-designation of land and in accordance with the requirements of the
LGA, the Regional District must provide one or more opportunities it considers appropriate for
consultation with persons, organizations and authorities it considers will be affected. A proposed
First Nations' consultation process and agency referral list have been prepared for the
Committee's consideration. Following approval of the consultation process provided, a formal
referral of the application will be provided to the identified agencies and First Nations for review
and comment. Upon completion of the consultation process, a full staff report regarding the
proposal and associated land use considerations, including consultation outcomes, will be
prepared for the Committee's consideration.
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RECOMMENDATIONS

1. THAT the report from the Chief Administrative Officer be received.
2. THAT the Committee recommend the First Nations' consultation process as outlined in the
staff report dated October 24, 2019 (CP lB 19/ RZ lB 19— CISS) be approved.
3. THAT the Committee recommend the agency referral list as outlined in the staff report dated
October 24, 2019 (CP lB 19/ RZ lB 19— CISS) be approved.

Respectfully:

Dave Leitch
Chief Administrative Officer

BACKGROUND/HISTORY

An application has been received to consider amending the Cortes Island Official Community
Plan and the Cortes Island Zoning Bylaw to re-designate and rezone a 2.45-hectare portion of a
20.75-hectare parcel situated at 965 Beasley Road, Mansons Landing from Residential /
Residential One (R-1) to an amended Community Services designation and an amended
Community Services One (CS-I) zone to allow the development of up to 20 mixed rental housing
units on the 2.45 hectare portion of the property. The subject property is located within a
residential area of Electoral Area 'B' (Cortes Island) as indicated on the location plan and bounded
by Beasley Road and the Mansons Landing Fire Hall to the north, the existing Cortes Island
Seniors Society facility to the north west, Siskin Forest Park to the south, Rural properties to the
west and Residential properties to the east.
The applicants acquired the property in 2018 for the purpose of providing affordable housing for
Cortes Island residents in the Mansons Landing community. The proposal was visioned through
two design workshops, the results of which were presented publicly at the end of each session
and the concept being supported by a variety of fundholders including BC Housing. Technical
studies have indicated the suitability of the site for the proposed development, which will include
clustered housing of duplexes and triplexes, a community garden and a trail along with forested
buffers and wildlife corridors along the east and west sides of the development.
An OCP map and text amendment from Residential to Community Services is required to facilitate
this proposal. The Community Services land use designation is intended to permit a mix of
community service uses that provide residential, health, social and recreational services to the
Cortes Island Community. The proposal appears consistent with the overall vision of the OCP
and meets several of the objectives including providing a mixture of tenure types on a minimum
parcel size of one hectare, as shown in the photos below.
Based on the proposed re-designation of land, and in accordance with the requirements of the
LGA, the Regional District must provide one or more opportunities it considers appropriate for
consultation with persons, organizations and authorities it considers will be affected. A proposed
First Nations' consultation process and agency referral list have been prepared for the
Committee's consideration.
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PROPOSED FIRST NATIONS CONSULTATION AND AGENCY REFERRAL
The SRD is committed to early and on-going First Nations consultation, as required under Section
475 of the LGA and guided by the Ministry of Municipal Affairs and Housing's Guide to First
Nations Engagement on Local Government Statutory Approvals. As part of the consultation
process, the SRD will initiate contact with First Nations to provide application details and to seek
First Nations input related to the proposed bylaw amendment considerations. Should comments,
or concerns, be received from any First Nation regarding the proposed bylaw amendments, such
comments will be forwarded to the Board for further consideration and direction. The following
First Nations consultation list as sourced from the Province of BC's Consultative Areas Database
is provided for Committee's consideration:
Proposed First Nation Referral List
'

I

J

Xwémalhkwu (Homalco) First Nation

'

Nanwakolas Council

Hul'qumi'num Treaty Group

Cowichan Tribes

Klahoose First Nation

Stz'uminus First Nation

K'Omoks First Nation

Halalt First Nation

Lake Cowichan First Nation

I

We Wai Kai (Cape Mudge Band)

Laich-Kwil-Tach Treaty Society

'

We Wai Kum (Campbell River Band)

Lyackson First Nation

Penelakut Tribe

Proposed Agency Referral List
Agricultural Land Commission

Ministry of Agriculture

Advisory Planning Commission (APC)

Ministry of Municipal Affairs and Housing

BC Assessment Authority

Ministry of Energy & Mines

BC Ferries Corporation

'

Ministry of Environment
Ministry of Forests, Lands & Natural Resource
Operations (Archaeology)

BC Parks

Ministry of Forests, Lands & Natural Resource
Operations (Land Tenures/Natural Resources)
Powell River Regional District (PRRD)

-

Ministry of Transportation and Infrastructure

Environment Canada

School District No. 72 (Campbell River)

Coastal Fire

Transport Canada Navigable Waters

Ministry of Aboriginal Relations & Reconciliation '

Island Health
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OPTIONS FOR THE COMMITTEE TO CONSIDER

a) To provide support for the proposed First Nations consultation and agency referral list as
identified above.
b) To provide support for an amended First Nations consultation and agency referral list.
c) To not proceed with consultation at this time.
Staff is recommending support for the above-mentioned Option (a). Should support be provided,
staff will forward details of the application to identified parties for review and comment. Following
the consultation process, a staff report which summarizes the specifics of the application and
consultation outcomes will then be prepared for Committee's consideration.
FINANCIAL IMPLICATIONS

Fees for the official community plan and rezoning application process have been received in
accordance with the Regional District's Planning Procedures and Fee Bylaw (Bylaw No. 5).
LEGAL IMPLICATIONS

The report content outlining agency referral and First Nations consultation considerations is in
accordance with LGA requirements.
INTERGOVERNMENTAL/REGIONAL IMPLICATIONS

The consultation process will provide opportunity to explore intergovernmental/regional
implications.
CITIZEN/PUBLIC RELATIONS IMPLICATIONS

Citizen/public relations implications will be considered through the bylaw process as legislated by
Sections 464-465 of the Local Government Act.
INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS

Community Services staff resources will be required in the preparation of consultation and referral
materials.
Submitted by:

Aniko Nelson
Senior Manager, Community Services
Prepared by: J. Neill, Planner

Staff Report: CISS - ConsuRation Approval

Paqe
/

-

\

an4ns Landing

Cha r-L-øt-t-e-R d
Skate Park

3 e4w

•-,, •(- enie•i ei.

Tj
..-.

*4

i:in .
FrestParI
II
p

Location map

5

VUOUflSUOO

Siteplanofproposed 2.45-hectaredevelopmentsite

RJ1VRECOqAtTVCOUUmCaL

0
Phase 1
Gross 2.45 ha
Net 1.99 ha

Overall
Development
Site
20.5 ha

Q
Cortes island Housing Committee

fair1bow Iidge

Context Fldn

Phase I Site Plan(Context Plan RZ 2.0

RWA

C)
CD

3-D viewof proposeddevelopmentsite

RO 1.0
002.0
RZ 3.0
RZ 4.0
RZ 5.0
ROOD
RZ?.0
RZ 0.1
RZ 0.2
RZ 9.0

C000r Sh.ot F Do.o4ng USI
Ph..e 1 SIte Plon !Contoot Plon
Boildifle Typo I PIanO
Botllfrg Typo 1 0,011090
BohidhIg Type 2 Plans
B01110815 Type 2 Etenotione
Botidiog type 3 PIon,
0000105 IypnO Elanotlone 1.2
oal0flg Type 3 Eloontl008 3-4
500 SOOtifittO

Cortes Community Housing
000.t800toot 1110100,
000*04 ttln01850fl2nt SIte
Pvopooed Pont lomtlthtfl..
poop,a.dP02400d45088
P,npot4dPhn.SN.ttotke.
Lot Me9010dte
cOal Floe. be.
ttoe.0nafleR.do
Total BaldIng 000t10090e
tolCnoer*0e

Rainbow Ridge Development Statistics
h.00800
20.5
2.45
0.45

U
V O!TEI flSUO3

DRAWiNG LIST:

2
10.5
0.0894
0.167517
0.00

803.4
160547

southwest view from garden

collage and garden view

1

looking northeast from the commons

Cones bland Housing Committee

Rainbow Ridge

3D Viewst index/Stats
-

On

RZ 1.0

H

CD

Staff Report: CISS - Consultation Approval

Ortho photo of Site 2018

Page 8

Page 9

Staff Report: CISS - Consultation Approval

Cortes Island Seniors Society
Box 27, Manson's Landing BC
VOP 1K0
October 10th, 2019
RE: Rezoning / OCP Amendment Application — Rainbow Ridge —965 Beasley Rd
To: Director Anderson and the Strathcona Regional District Board
I am pleased to submit on behalf of the Cortes Island Seniors Society (CISS) an application to rezone 2.45
ha (6.05 ac) of the northern portion of this 20.76 ha (51.3 ac) property. Our proposed rezoning would
allow for the development of up 20 units, plus the possibility of 2 flex studio units, of affordable rental
housing on a newly subdivided lot. The housing will serve families, seniors and other households who
are struggling to find and hold onto suitable and affordable housing. Some of the units may also be
market rental housing, leading to a mixed-income neighbourhood and meeting the requirements of
funders such as BC Housing.
The proposed lot would be 2 ha, with an additional 0.45 ha dedicated as public road. We are proposing
rezoning from the current R-1 zone to a new zone, similar to CS-i zone, which would allow for the
proposed affordable rental housing. We are also requesting an Official Community Plan amendment to a
land use designation consistent with the proposed zoning.
This proposal is supportable for a number of key reasons:
•

The well-documented need for affordable rental housing on Cortes Island as per the 2018 Regional
Housing Needs Assessment, 2017 LEAP Report, 2013 Housing Survey and 2012 Official Community
Plan (OCP).
Over 100 households have expressed an interest in living at Rainbow Ridge and registered their
interest at www.CortesComm u nitvI-lousing.or our project website.

•

Rainbow Ridge is within walking distance of Mansons Landing, the main village centre on Cortes
Island, for which the OCP "encourages the direction of density for residential and commercial uses
in the Mansons Landing area."

•

The property overlays a deep, large sandy aquifer with ample high quality water as per our
hydrologist's report, which confirms that an additional 20-22 small households will have no impact
on neighbour's wells or long term aquifer capacity.

•

The property has soils suitable for in-ground sewage disposal, which will first be treated by an
Advantex Type 2 treatment system.

•

The property is a previously disturbed (logged) site with no sensitive ecosystems within the
proposed development area.

•

We will implement a progressive rainwater management strategy that will include infiltration of
water into the soils, directing water intosurrounding forests, cleaning with constructed rain-gardens
/ wetlands and, if required, infiltration into the deeper sand layers to avoid flooding of neighbours;
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these strategies will help ensure the development does not have a negative impact on our
downslope neighbours or on Hague Lake.
•

Clustered housing development in 8 duplex & triplex buildings will minimize our neighbourhood
footprint, allowing for more significant tree retention and forest conservation than a more widely
dispersed development pattern.

•

Clustered housing is way to cost-effectively build affordable housing while we strive to maintain and
preserve the cherished Cortes rural lifestyle.

Background
In March 2018 the ClSS acquired 965 Beasley Road for the purpose of meeting community housing
needs. The Housing Committee of the CISS has been leading the community consultation, fundraising,
neighbourhood and development planning process. In addition to the significant community financial
support in this project, we have received financial support from the Rural Dividend Fund, Victoria
Foundation, CMHC and BC Housing. BC Housing responded positively to our September 2018 application
to their Community Housing Fund and has indicated support for the project concept. They are providing
financial support at this pre-development stage and have indicated a strong likelihood that the project
will be selected the next round of funding (expected in spring of 2020). Our goal is to have the property
appropriately rezoned in advance of their next funding call.
Our Vision
The vision for 965 Beasley Road is that it supports
community needs for housing and other
community purposes in a sustainable way for
generations to come. At this time we are
proposing 20 (+2) units of rental housing. How
and if any of the remaining property is developed
will be determined at a later date through
community involvement, public consultation and
rezoning processes.
Our broad vision for the property was developed
through two design workshops attended by
invited community members, representing a
diverse spectrum of the Cortes Community,
including some of our neighbours. The results of
our design workshops were presented publically
at the end of each session and have been posted
on our website —
www.cortescommunityhousing.org. We also
completed a variety of technical overview
studies, which helped shape our vision. As
generally illustrated to the right our vision
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includes:
•

Maintaining a community trail connection from Mansons Landing to Cemetery Road. At the outset
this will include a roadside path and continued access along the old forest road. We hope to build a
forest trait in the future.

•

Maintaining a continuous forested wildlife corridor along the western boundary. Within the
northern portion of the site that corridor is approximately 30m wide. Our vision does not include
daily human use of this zone except for sewage disposal fields (which will maintain significant forest
cover) and a trail to the Seniors Village / Health Centre along the northern property boundary.

•

Maintaining a continuous forested buffer along the eastern boundary. This forested area will be
Important for wildlife and rainwater absorption, but will also include a forest trail (as funding allows)
and provides a green belt for privacy of neighbour's acreages along Sutil Point Road.

•

Including two forested east-west wildlife corridors approximately 40-50 m wide, except for possible
future road crossings. Note that it is uncertain if or when a road would go all the way through the
property to Cemetery Rd.

•

Protecting the wetland area to the south east.

•

Possible future clustered development further south on the property, if and when approved by the
community.

We are not proposing to rezone the remainder of the property at this time as we do not have a specific
plan for its development nor can we presuppose future community needs. Our vision does not include
meeting all of the Cortes Island affordable housing needs in Mansons Landing and believe we should
also serve that need in other village centres such as Whaletown and Squirrel Cove.
Project Proposal

The project plans submitted with our application illustrate the project plan. We distributed a mix of onebedroom (8 units), two-bedroom (8 units) and 3-bedroom (4 units) in 8 different buildings, some are
one-storey, some two-storey. All the one-bedroom units and 4 of the two-bedroom units are designed
as adaptable units. An innovative aspect of our project design is that two of the three bedroom units
include a flexible main floor master bedroom/studio suite that could house a dependent elder,
independent teen, or be locked off to create a separate studio apartment for a single person. This lockoff studio design provides enhanced flexibility in how we serve community housing needs.
All the units are modest sized and are consistent with the BC Housing Design Guidelines. This includes
targeting Step 4 (very energy efficient) of the BC Building Code. We are assuming a rent structure that
meets the Community Housing Fund requirements with 20 %t of the units with a deep subsidy for those
on fixed incomes, 50% of the units as rent-geared-to-income (RGl - set at 30% of gross household
income) for lower income households, and 30% of the rents at market rates for moderate income
households. This is summarized in the table on the next page.
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Market*

RGI*

Deep Subsidy

Rents

Units

Rent

Units

Rent

Units

1 bedroom

2

5375

5

$570

1

$950**

2 bedroom

2

$570

4

5650*

2

$1150**

I

$975*

3

$1350**

3 bedroom

0

Total

4 / 20%

$660

10 /50%

6 /30%

* RGl rents estimate
only, depends on
household income
** Market rents
estimate only.
pending BC Housing
approval

We are submitting a series of plans with our application, which illustrate a few key project elements:
1. A 20m public road with a roadside path; the road veers east past the fire hall/skate park to allow
for the 20 (i-2) units of housing to not be broken up by a road. The curved road will also help
slow traffic through this new family-oriented neighbourhood.
2.

Two surface parking areas that allow for parking near, but not immediately adjacent all units.

3.

A central common gathering area with connecting paths.

4.

A communal gardening area.

5.

A separate accessory storage building.

6. A rainwater management built-wetland east of the new road.
7.

In-ground sewage disposal along the western portion of the property; the sewage disposal area
will require thinning but not removal of all the trees, providing a privacy green belt in this area.

8.

A trail connection to the Seniors Village / Health Centre property. We expect this to also allow
access for children to the school and an off-road route to Mansons Landing.

Capacity
We have evaluated the capacity of the property to support development of 20 (+2) units of housing and
are attaching two reports in support of our rezoning application.
Hydrogeological Assessment of Potential Impact of Proposed Rainbow Ridge Affordable Rental Housing
Project
This report documents that the hydrogeology of the area is comprised of a relatively deep layer (up to
120 m) of fine to median sand, or Quadra Sands. The main aquifer in these sands is recharged by
seepage from Hague Lake and has excellent water quality, low risk of contamination and has significant
volumes. Drawing water from this aquifer will have no discernable impact on our neighbour's wells.
There are, in the Mansons Landing area, some perched (e.g. closer to the surface) aquifers, but we will
drill to the deeper water level. Indeed, CISS recently drilled a new well into this deep layer and found
excellent quality water with a sustained capacity of approximately 20 gpm.
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The report also indicates that the surface layer of soils is approximately im thick and underlain by a
relatively, but not completely, impermeable layer. This means a higher water table and near-surface
groundwater flows at rainy times of the year. Currently the ditch on the west side of the old logging road
/ existing trail likely captures much of this groundwater flow and directs it to Beasley Rd. where it travels
via ditch, storm water pipe, ditch again and then a small creek to Hague Lake. The report recommends
various methods to encourage infiltration of rainwater from buildings and parking areas into the soils of
the site where it can be taken up by plants and trees. There is evidence of near-surface groundwater
flows, the report notes that one method to ensure that the development does not have negative
impacts on neighbours or Hague Lake is to provide for infiltration via raingardens / built wetland
through the near-surface impermeable layer into the Quadra Sands below. The large volume and depth
of the Quadra Sands will be a natural filter. Alternatively, raingardens/ built wetland can discharge
clean water overland, which will require collaborating with our neighbours to ensure no negative
impacts.
Should the property be rezoned and funding secured for the affordable housing development we will
work wIth a qualified specialist to design a rainwater management regime that seeks to:
•

Restore natural water flows without impacting our neighbours

•

Clean rain water and any ground-water flows from the septic disposal fields

Report from Ron McMurtrie and Associates, Wastewater System Specialists
This report documents the capacity of the soils to support in-ground wastewater disposal (drainfields)
for 20 unIts in relation to the installation of advanced type 2 treatment on-site sewerage systems. The
drainfields are proposed to be parallel to the contours within the forest zone along the western
boundary. The soil depth above the limiting layer is identified as between 70-90cm and supports a mix
of shallow-trench (soil depths 75 cm to 90cm) and at-grade system (soil depths 60 cm-75 cm). The trees
within the disposal area will have to be thinned somewhat to accommodate the drainfields. Microdosing in the drainfield will help limit damage to tree-root systems.
The "advanced" type 2 treatment system is identified as AdvanTex by Orenco systems. A type 2
treatment system is defined as achieving effluent with a Biochemical Oxygen Demand (BOD) of 45 mg/I
and Total Suspended Solids (TSS) of 45 mg/I. The "advanced" Type 2 system will achieve improved
performance of approximately 10-20 mg/I for BOD and TSS, reduced fecal coliform levels and increased
nitrogen reductions. Improved nutrient reductions (over typical in-ground wastewater disposal) is
based in part on the AdvanTex system, but also due to the location of drainfields within the forest zone
and planting of the drainfields with appropriate vegetation to facilitate nutrient uptake and removal of
contaminants in the biologically active rhizosphere.
Additional considerations include:
•

The proposed development area was logged 32 years ago. It has been naturally regenerating
and is comprised of a mix of forest areas dominated by alder and other areas with mixed alder
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and young conifers. The site falls within the CWHxm1, coastal western hemlock xeric maritimel
blogeoclimatic zone.
•

An ecological overview assessment found no sensitive or rare species or ecosystems within the
proposed development area.
We cannot provide overhead power lines from Beasley Rd due to helicopter flight path
requirements for the helipad at the Fire Hall. We are exploring alternatives to underground
power with poles and overhead lines via statutory rights-of-way over our neighbours' property.
Consultation with the Ministry of Transportation (MoT) has indicated general support for the
proposed subdivision and public road dedication.
MoT has indicated their preference that the road be designed to accommodate 50km/h vehicle
travel speeds; we don't believe such travel speed are necessary or appropriate in the local
context, but have worked with a traffic engineer to satisfy ourselves that we can meet the
50km/h design criteria if ultimately required to do so.
MoT would like any walking path ortrail within the public road right-of-way to be linked to a
maintenance agreement with the Strathcona Regional District (potentially as a designated trail
that connects Mansons Landing Provincial Park to the SRD's Siskin Lane Trails and Smelt Bay
Provincial Park) or an appropriate alternative entity.

•

•
•

•

Hague Lake Watershed Impact
We recognize the significant community concern about the health of Hague and Gunflint Lake
watershed and support the efforts of the Friends of Cortes Island (FOCI) to protect and restore it. The
lakes have had significant and smaller algal blooms and we have heard some concern that developing
Rainbow Ridge will make this problem worse. We have consulted with FOCI, reviewed the lake
monitoring reports and consulted with qualified professionals. It is not clear to what degree nutrients
from a fully functioning advanced Type 2 treatment system with in-ground sewage drainfields would be
a potential contributing factor. Other possible nutrient loading sources include historic (now in the lake
sediments) and current sources such as: failing septic tanks / fields, composting, garden fertilizers,
outhouses, untreated grey water, farming and lakeshore development.
Our best understanding is that given — 1) the distance of our proposed sewage drainfield (800 m) from
Hague Lake, 2) the travel route of water from the proposed sewage drainfield area — underground and
then maybe via surface ditch, and 3) the opportunities for plant uptake and settling out of the water
column along the way — that our development will have no impact or virtually no impact on the lakes.
However, in addition we have developed the following strategies that we trust will significantly reduce
the risk of this development having any impact:
•

Investing in an Advantex Type 2 sewage treatment system;

•

Distributing our disposal field within the trees on our site, which will facilitate nutrient uptake

•

Testing ground water coming out of the disposal fields (and responding accordingly); and

•

Using the road ditch to direct groundwaterto a built wetland, for further plant uptake and

by trees and plants;

nutrient removal (east of the new road).
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Conclusion
Rainbow Ridge will help meet a critical community need: affordable housing. Lack of adequate and
affordable housing is having a negative impact on the Cortes Island community and population in so
many ways: losing young people off-island, forcing long-time residents and seniors to leave, having
serious financial, mental health and physical health impacts on a portion of the population, and
impacting the economic wellbeing and vibrancy of the Island. We have worked hard to develop a
proposal that will work for Cortes Islanders, will provide a great place to live, is fundable by BC Housing
and others, is sensitive to our neighbours, and minimizes our impact on the environment to the greatest
extent possible.
We look forward to presenting our proposal to you and receiving your support,
Cordially,

A
Elizabeth Anderson,
Housing Committee Board Liaison, Cortes Island Seniors Society

Applicants' written brief
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409.1.1 Community Services
In addition to the General Settlement policies, the following policies are also applicable respecting
the Community Services land use designation:
a.
The Community Services land use designation is intended to permit moderate density
development in community nodes.
b.
The Community Services land use designation is intended to permit a mix of community
service uses that provide residential, health, social and recreational services to the Cortes Island
Community.
c.
Lands designated Community Services shall generally be restricted to a minimum parcel
size of not less than 1 hectare, except in cases where smaller parcel sizes can be justified to meet
Plan and community objectives and the land can be adequately serviced.
d.
Lands designed Community Services shall generally be up to 10 residential units per
hectare and may include a mix of residential and services uses on the same parcel.
e.
Notwithstanding item 409.1.1(d), increased densities may be permitted in limited
circumstances where clustering of units at higher densities helps to achieve Plan and community
objectives.
OCP Objectives and Policies — Part 400
(Proposed amendment in bold)
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PART 600

ZONES

601 (See also Parts 100 - 500)
1)

RESIDENTIAL ONE (R-1)

PERMITTED PRINCIPAL USE
a)

Residential

PERMITTED ACCESSORY UsEs
a)
3)

4)

Accessory btiildings and structures.

CoworrloNs OF UsE
a)

Residential use on a lot is limited to one single faniity dwelling and one Secondary
suite, or one single family dwelling and one cottage limited in size to 60 square
metres (645.85 square feet) in total floor area.

b)

For each, additional 1,0 hectare (2.47 acres) of land area on a lot (in excess of
required minimum lot area), one additional dwelling shall be perrriitted to a
maximum of three dwellings per lot (and one secondary sutte or one cottage per
lot).

SITING AND HEIGHT OF BUILDINGS AND STRUCTURES
a)

Except where atherse specified, the setbacks and height requirements for
buildings and structures within the Residential One zone shall be as set Out in the
table below.

Type of Stnicture

Maximum Height

Required Setback From All Property Lir)es

Principal & Accesso.y 10.0 m (32 8 feet) • 45 m (14.76 feet) on lots less 1h2n or equel

to 1.0 ha (247 acres)
•
lrt 4J, Suing Sperhtins, a tI'i
rny ttsc 1I'
rffn5 QT ru1&,re

rsp'cth'el?.]
5)

75 m (24.6 feet) on lots eater than 10 he
(2.4 7 acres)

bg1w eri
1w rhr 15, boing tfl Fc.pIin Mricrrcnl rtw. 1557
10 roilds.
tP nelurI txurdr15 or w rooursc,s rEj IOIG s.

LOT COVERAGE
a)

On lots less than or equal to 1 0 hectare (2 47 acres) the rnaxrnum lot coverage
of all buildings and structures shall not exceed 20% of the total lot area.

b)

On lots greater than 1 .0 hectare (247 acres) the maximum lot coverage of all
buildings and structures shall not exceed 10% of the total lot area,

PART 600 • ZONES
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6)

PAGE - 34-

SUBDIvIsIoN REQUIREMENTS (SEE ALSO PART 500)
Minimum Lot Area:
a)

When connected to community water and/or sewerage system: 8000 square
metres (1.98 acre).

b)

When serviced by well and approved septic disposal system: 1.0 hectare
(2.47 acre).

Average Lot Area:
The smallest lot area permitted pursuant to density-averaging zoning provisions shall be
no less than 75% of the minimum lot area cited above.
(Note: Prior to construction of a dwelling on a property, or alteration of a dwelling to
incorporate a suite, Environmental Health approval shall be obtained.)

END R-1

PART 600 • ZONES

Existing Residential One (R-1) Zone
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607 (See also Parts 100 - 300) COMMUNITY SERVICES ONE (CS-I)
1'i

PFRMITrFnPRINIPAI LISP

a)
b)

Seniors and affordable housinci
Community health facilities.

2)

PERMITTED ACCESSORY USES
Accessory buildings and structures.
a)

3)

CONDITIONS OF USE
a)

Residentini use is limited to 11) dwellino units ner lot

b)

No parking, loading or outdoor storage areas shall be located within 1.5 metres
(4.92 feet) of any property line, except where the abutting lot is zoned
Residential One, Rural Residential One or Rural One: in which case the setback
requirement shall be increased to 4.5 metres (14.76 feet).
All outdoor storage shall be screened from any abutting property.
For every building or structure to be erected or enlarged, off-street parking is to be
located on the subject property.

C)
d)
4)

SITING AND HEIGHT OF BUILDINGS AND STRUCTURES
a)
Except where otherwise specified, the setbacks and height requirements for
buildings and structures within the Community Services One (Cs-I) zone shall be
as set out in the table below:
Type of Structure

Maximum Height

Required Setback From All Property Lines

Principal & Accessory

10.0 m (32.8 feet)

7.5 m (24.6 feet)

IRan 400. Siting Specitcations, of this bylaw and Bylaw No. 1836, being the FloodpIain Management Bylaw, 1997.
may affect the siting of structures adjacent to roads, and the natural boundaries of watercourses and the sea,
respectively.]

5)

LOT COVERAGE
a)

6)

The maximum lot coverage of all buildings and structures shall not exceed 40%
of the total lot area.

SUBDIvIsIoN REQUIREMENTS (SEEALSOPART500)
Minimum Lot Area:
When connected to community water and/or sewerage system: 8000 square
a)
metres (1.98 acre).
When serviced by well and approved septic disposal system: 1.0 hectare
b)
(2.47 acre).
(Note: Prior to construction of a dwelling on a property, or alteration of a dwelling to
incorporate a suite, Environmental Health approval shall be obtained.)
END • CS-I

PART 600 • ZONES

Proposed amended Community Services One (CS-i) Zone.
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Staff Introduction to Bylaws 379 and 380
1) The purpose of tonight's public hearing is to obtain public input with respect to
proposed Bylaws 379 and 380, which were prepared in response to an application to
the regional district to amend the Cortes Island Official Community Plan and Zoning
Bylaw.
2) Bylaw 379 proposes to amend the Cortes Island Official Community Plan to redesignate a 2.45-hectare portion of 965 Beasley Road, Mansons Landing BC from
Residential to Community Services and to amend the maximum residential density
permitted within the Community Services designation from ten units per lot to ten
units per hectare. Bylaw 380 proposes to amend the Cortes Island Zoning Bylaw to
rezone the aforementioned from Residential One (R-1) to a new Community Services
Two (CS-2) zone to facilitate the development of up to 25 seniors and affordable
housing units on the property.
3) The bylaws were referred to First Nations and government agencies for comment.
FLNRORD — Environment have requested the applicants prepare a Riparian Areas
Regulation report with respect to the watercourse crossing the property, to limit
vegetation clearance to times outside the nesting season for local birds and to
prepare an erosion and sedimentation control management plan for the proposed
development. Archaeology has stated that if an archaeological site is encountered
during development, activity must be halted and the Archaeology Branch contacted
for direction. Island Health requires the development comply with the Subdivision
Servicing Standards of July, 2013. No comments were received from First Nations.
4) Proposed Bylaws 379 and 380 were given 1st and 2nd readings by the Regional Board
at its meeting on January 29, 2020. Due to the public gathering restrictions
surrounding COVID-19, the holding of a public hearing for the purpose of obtaining
public input with respect to the bylaws was not considered prior to September 7,
2020; this afternoon's date being the first available on which a public hearing on
these bylaws could be held.
5) For those attending the hearing in-person, comment sheets are available at the back
table for the public to fill out and submit prior to the close of this public hearing.

At 2pm SRD staff will provide a brief technical overview for conducting the public
hearing.
The Chair will proceed with introducing the following:

Directors in Attendance:
Chair - Corry Dow, Electoral Area B Alternate Director
Vice-Chair - Gerald Whalley, Electoral Area A Director
Jim Abram, Electoral Area C Director
Brenda Leigh, Electoral Area D Director

SRD Staff Providing Virtual Support:
Aniko Nelson, Senior Manager, Community Services
Jon Schmuland, Information Technology Manager
Douglas Sauer, GIS Analyst
Elaine Popove, Communications Coordinator
SRD Staff in Attendance in person:
John Neill, Planner
Edith Watson, Senior Executive Assistant/Recording Secretary
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Strathcona

REGIONAL DISTRICT

Public Hearing: Cortes Island
Seniors' Society
Chair's Script

This public hearing is being held, in accordance with the Local Government Act, in
order to allow the public to make representations to the Strathcona Regional
District regarding the following proposed bylaws:
Bylaw Nos.

Bylaw Name

379

Cortes Island Official Community Plan Bylaw No. 139,
Amendment No. 2

380

Electoral Area 'I' (Cortes Island) Zoning Bylaw No. 2455,
Amendment No. 30

This hearing is provided to allow the public a formal opportunity to address the
Electoral Area Directors — it is not a debate and will not be conducted in a
question and answer forum. All persons who believe that their interests are
affected by the proposed bylaws will be given an opportunity to be heard
respecting matters contained in the bylaw. Opportunities will be provided in
sequence to those attending the hearing in-person, via teleconference line and
virtually through the web. For all presentations to be heard impartially, please wait
until you are called upon to speak.
For those attending the hearing in-person, written submissions will be accepted
up to the close of this public hearing and considered by the SRD board before
a decision is made. Written materials received after the close of the hearing,
cannot and will not be reviewed by the SRD Board of Directors in the course of
making a decision on the proposed bylaws.
After this public hearing is over, the directors delegated will present all information
received until the close of the public hearing, to the SRD Board of Directors. The
SRD Board of Directors may, without further notice, make a decision about the
bylaws subject to this public hearing.

2

[Chair to introduce presentationsJ
> John Neill will now present Bylaw Nos. 379 and 380.
> Sandra Wood (Cortes Island Seniors Society) will provide a summary of the
proposal.
Consultant Ian Scott will provide a summary of the proposal.
Public Comments will now be received, in order for everyone to have an
opportunity to speak, all people wishing to speak:
> Will be heard a FIRST TIME, and will be provided three minutes to speak,
before we will take supplementary comments from first time speakers.
> SECOND TIME speakers will consist only of first-time speakers, who need
more time to present new information from the first time you spoke. People
wishing to speak a second time, will be given two minutes to conclude their
presentation.
1. Persons attending the public hearing in person that have signed the
speakers list will now be given an opportunity to provide comments when
called by name and are asked to state your name and address:
[Chair to call on in-person attendees wishing to provide comments by
name as per the speaker's listJ
2. Persons attending the public hearing by telephone will be provided an
opportunity to address the hearing, by unmuting their phones and remaining
silent until the last four digits of their telephone number is called out:
(Staff tech support to call on telephone attendees requesting to
comment by calling last four digits of telephone numberJ
3. Persons attending the public hearing via the Internet can provide comments
by calling into the teleconference line and remaining silent until the last four
digits of their telephone number is called out. Please remember to mute your
computer speakers to avoid feedback and be aware there is a 30-second
delay in the live stream broadcast:
[staff tech support to call livestream attendees that have called in to
provide comments by calling last four digits of telephone numberl
3

CLOSING OF HEARING
[Chair to advise of the following]
As all participants have been afforded an opportunity to speak, we will now move
to closing the public hearing. All written submissions, including the comment
sheets to be considered must now be turned in. Once the hearing is declared
to be "CLOSED" NO additional submissions will be accepted.
Following the close of the meeting, the Directors will not be able to speak with or
have contact with members of the public about matters discussed at this public
hearing.
I now declare the hearing closed.
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