
Strathcona Regional District 

 
PUBLIC HEARING REPORT 

Bylaws No. 434 & 435 
 
 

Report on the public hearing held on October 28, 2021 with electronic and in-person attendance 
at the Mansons Community Hall, 983 Beasley Road, Mansons Landing, BC to consider Bylaw 
No. 434, being Cortes Island Official Community Plan Bylaw 2012, Amendment No. 3 and Bylaw 
No. 435, being Cortes Island Zoning Bylaw 2002, Amendment No. 31. 
 

PRESENT: 
 
Chair: 

 
 
N. Anderson 
 

 
 
Cortes Island (Electoral Area B) 

 

Directors: 

 
Director Abram 

 
Discovery Islands-Mainland Inlets (Electoral Area C) 

 B. Leigh Oyster Bay–Buttle Lake (Electoral Area D) 
 G. Whalley Kyuquot/Nootka-Sayward (Electoral Area A) 

 
   
Staff: A. Nelson Senior Manager, Community Services 
 M. Starkey Manager, Parks and Planning 
 J. Neill Planner I 
 D. Sauer Geographic Information Systems Analyst 
 R. Mitchell  Information Technology Support Technician I 
 B. Wasyliw Corporate Services Assistant (Recording Secretary) 

 

A. Nelson, Senior Manager, Community Services, thanked all in-person, teleconference, and 
livestream attendees for their attendance at the hybrid public hearing.  Ms. Nelson introduced the 
staff in attendance and noted that all staff and Directors are participating per the current COVID-
19 protocols.    
 

Chair Anderson called the public hearing to order at 1:03 p.m. and welcomed those participating 
electronically and in-person, noting that there were 25-30 attendees in Mansons Hall.  The Chair 
introduced the Directors in attendance and read a prepared statement regarding the public 
hearing procedure.  Chair Anderson advised that all persons who believe their interests are 
affected by the proposed bylaws would be given an opportunity to be heard and individuals 
attending 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 Strathcona Regional District Board.   
 

J. Neill, Planner, provided a brief overview of proposed Bylaws No. 434 and 435 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. 434 proposes to amend the Cortes Island Official 
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Community Plan to redesignate Lot 1, Section 4, Sayward Land District, Cortes Island, Plan 
VIP73277, (1062 Seascape Road, Mansons Landing) from Rural Residential (RR) and Rural (R) 
to Community Land Stewardship (CLS); whereas Bylaw 435 proposes to amend the Cortes Island 
Zoning Bylaw to rezone the aforementioned property from Rural One (RU-1) to Community Land 
Stewardship One (CLS-1) to facilitate an increase in residential density on the parcel from a 
maximum of 5 dwellings plus a 60-square metre cabin to eight dwellings.  The planner noted that 
the applicants have indicated that there will be no dedication of trail right of way for public use as 
part of this proposal, although they intend to allow public use of existing trails. 
 
Mr. Neill advised that the bylaws were referred to First Nations and government agencies for 
comment and the following responses were received: the Agricultural Land Commission indicated 
no concerns, and note that dwellings will be situated away from the ALR boundary and that the 
density increase is minor; the Cortes Island Fire Department recommends improvements to the 
access roads and address markers to enhance fire protection on the property; Archaeology 
Branch noted two protected archaeological sites exist on the property and recommends a 
consulting archaeologist be engaged prior to the commencement of any land altering activities;  
Ministry of Transportation has no concerns; Island Health indicated that sewage system filings 
are required for all dwellings on the property as per the Sewage System Regulation; the Homalco 
First Nation has no objections and defers to the Klahoose Nation. Mr. Neill confirmed that Bylaws 
No. 434 and 435 were given first and second readings by the Regional Board at its meeting on 
October 6, 2021, at which time a virtual public hearing was authorized for October 28, 2021 to 
obtain public input with respect to the bylaws.     
 
Chair Anderson thanked the planner and gave the floor to the applicant to provide comment.    
 
Amy Robertson, of 1062 Seascape Road, gave background information on her property, 
purchased in 1999.  The applicant advised of the covenant on 40 acres of the parcel and an 
additional 2 acres of bluffs adjacent to Hanks Beach on which public access trails have been built.    
 

Marie Clare Preston, of 1062 Seascape Road, described her connection with the aforementioned 
property, first as a renter and then as a co-owner.  She stated that she would like to provide 
opportunities for three additional families to achieve the stability that landownership affords.     
 

Sadhu Johnston, of 1409 Red Granite Road, expressed his support for the proposal.  He shared 
his appreciation for the existing covenants that allow for access to trails and the beach and noted 
the benefits that the three additional lots created from this proposal would bring to the community 
given the low inventory of affordable housing available on Cortes Island.  Mr. Johnston 
commented on the issue of road access or the widening of the existing road and noted that he 
was opposed to that requirement.       
 

Chair Anderson provided context regarding the matter of the trail and explained that when the 
matter was brought the Advisory Planning Commission, there was a discussion about creating a 
public trail registered down the driveway, however that matter is currently not on the table.    
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De Clarke, of 640 Whaletown Road, expressed her support for the proposal as additional housing 
stock accessible to people of modest means is required on Cortes Island.  Ms. Clarke applauded 
the property owners’ land conservancy and their efforts to provide public waterfront access.       
 

Chair Anderson called for the submission of written comments from in-person attendees.  
 

John Drew, of 765 Whaletown Road, expressed his reservations regarding both bylaws and 
stated that he is not in support of the proposal.  Mr. Drew sought clarification on how the 
ecosystem management proposal would be impacted.  Additionally, Mr. Drew conveyed concern 
around unfair taxation issues that would arise should the proposal be approved.  
 

Corry Dow, of 1215 Seaford Road, spoke in support of the proposal as it provides opportunity for 
working class residents to become homeowners in a community with limited housing options. 
 

Wayne Roberts, of 513 Highfield Road, spoke in favour of the proposal and shared appreciation 
for the trails on the subject property that provide public access to forest and beaches.  Mr. Roberts 
notes that the additional houses would add to the Cortes Island tax base. 
 

Chair Anderson called for the submission of written comments from in-person attendees.  
 

Martha Abelson, of 1081 Seascape Road, expressed her support for this application and noted 
the housing shortage on Cortes Island.  Ms. Abelson provided some historical background on the 
subject property.     
 

Chair Anderson called for in-person first-time speakers.  
 

Don Tennant, of 1013 Seascape Road, spoke in support of the application.  Mr. Tennant noted 
that ALR properties designated as a land conservancy tend to be taxed at a lower rate, which 
may explain any taxation discrepancies that have been previously noted.  Mr. Tennant stated that 
he does not support the unnecessary widening of the road as it would require tree removal.  As a 
truck driver, Mr. Tennant advised that large trucks such as firetrucks will have no issue navigating 
the road in its current state.      
 

Chair Anderson called again for in-person first-time speakers. Hearing none, she called for in-
person second-time speakers. 
 

Martha Abelson, of 1081 Seascape Road, expressed concerns around the permitted accessory 
uses associated with CLS zoning, which includes retail, sawmill and planer mill, wood processing, 
metal fabrication, common facility, accessory buildings and structures.  Ms. Abelson advised that 
noise would be an issue if a sawmill or planer mill were permitted to operate on the property and 
notes that the property is in a residential area, where industrial applications would not be suited.   
 

Chair Anderson clarified that the zone being applied for, Community Land Stewardship, is the 
second time the zone has been used on Cortes.  The permitted accessory uses listed in the bylaw 



Public Hearing held to consider Page 4 
Bylaws No. 434 & 435 October 28, 2021 

 
 

are residual from when the zoning was initially created, and not due to a request from the current 
applicant.   
 

Chair Anderson called a second time for in-person speakers.  Hearing none, she called a final 
time for in-person speakers.  The Chair stated that all comment sheets must be submitted prior 
to the end of the public hearing.  Hearing and seeing no further in-person speakers, the Chair 
gave the floor to Ms. Nelson.  
 

D. Sauer, Geographic Information Services Analyst, provided call-in instructions and invited caller 
7577 to unmute and provide their comments.  Hearing no response, Mr. Sauer again provided 
call-in instructions and invited caller 7577 to unmute and provide their comments.   
 
7577-Steve Brady, 668 Sutil Point Road, expressed his support for the application.  He stated 
that higher density and greater opportunity for more affordable housing means greater opportunity 
for increased food security.     
 
D. Sauer, Geographic Information Services Analyst, confirmed that no new callers have joined 
the meeting.   
 
Chair Anderson gave Director Abram the floor. 
 
Director Abram sought clarification regarding the negotiations between staff and the applicants 
regarding the provision of a statutory right-of-way for public trail use and whether the property is 
being required by the Ministry of Transportation to provide a standard strata or regular road to 
join the existing and proposed properties.     
 

J. Neill, Planner, confirmed that the application is a rezoning, not a subdivision, thus a road 
dedication is not required by the Ministry of Transportation. 
 
Director Abram asked about the outcome of the negotiations between staff and the applicants 
regarding the provision of a statutory right-of-way for public trail use. 
 
J. Neill, Planner, stated that the negotiations have concluded and that applicants will not be 
providing a statutory right-of-way, but they will be allowing public access through their lands. 
 

Chair Anderson advised that discussion and input was collected from the public regarding this 
matter.  The Chair advised that the APC had initially suggested that a public trail dedication along 
the driveway be negotiated, however that is not a part of this application.  Although some speakers 
today have addressed this issue, Chair Anderson confirmed that the negotiations have concluded, 
and this matter is not on the table.   
 
A. Nelson, Senior Manager, Community Services, advised that there were no new teleconference 
participants and called a second time for teleconference participants to unmute by pressing *6 to 
indicate an interest in speaking.  Hearing none, Ms. Nelson called a third and final time for 
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teleconference participants.  Hearing none, Ms. Nelson provided verbal and on-screen instruction 
for livestream participants and invited them to provide comment.  No livestream participants made 
an attempt to connect.  
 
Director Leigh requested confirmation on the total build out of houses on the property to be 
considered in these bylaws and whether they would all be on one title. 
 

J. Neill, Planner, advised that it would be eight (8) houses and one (1) cabin, totalling nine (9) 
dwellings in total on the property, all on one title or parcel.    
 
Chair Anderson stated that it is not an uncommon practice on Cortes Island.   
 
Director Leigh noted that from a taxation perspective, only one parcel tax for public services in 
the Regional District would be paid, rather than payment from nine dwellings.   
 
Chair Anderson confirmed that at present, there are no parcel taxes on Cortes Island. 
 
Chair Anderson made a final call for written submissions. 
 
A. Nelson, Senior Manager, Community Services, made a second call for livestream participants 
to comment and provided verbal and on-screen instructions.  Hearing none, Ms. Nelson made a 
third and final call for livestream participants to comment.  Hearing no new livestream participants, 
Ms. Nelson gave the floor to Chair Anderson. 
 
Chair Anderson thanked staff and Directors for the success of the hybrid public hearing.  Chair 
Anderson noted that, with all comments but one provided in-person, that it is imperative for public 
hearings to have an in-person component on Cortes Island.  The Chair confirmed that all 
participants were afforded the opportunity to speak and explained that materials would not be 
accepted after the close of the Public Hearing and that Directors were unable to speak with 
members of the public about matters discussed at this public hearing after its close.  Chair 
Anderson declared the Public Hearing to be closed at 1:56 p.m.   
 
At the time of closing of the Public Hearing seventeen (17) written submissions had been received 
at the public hearing and nine (9) written submissions had been received prior to the Public 
Hearing. 
 
The undersigned hereby certifies and declares the foregoing to be a fair and accurate report of 
the Public Hearing for Bylaw No. 434, being Cortes Island Official Community Plan Bylaw 2012, 
Amendment No. 3 and Bylaw No. 435, being Cortes Island Zoning Bylaw 2002, Amendment No. 
31. 
 
 
____________________________ 
B. Wasyliw, Recording Secretary 
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The undersigned hereby certify and declare the foregoing to be a fair and accurate report of the 
Public Hearing for Bylaw No. 434, being Cortes Island Official Community Plan Bylaw 2012, 
Amendment No. 3 and Bylaw No. 435, being Cortes Island Zoning Bylaw 2002, Amendment No. 
31. 
 
 
 
 
 
___________________________ 

Director N. Anderson, Chair 
 
 
 
___________________________ 
Director J. Abram 
 
 
 
___________________________ 
Director B. Leigh 
 
 
 
___________________________ 

Director G. Whalley 
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PUBLIC HEARING INFORMATION BINDER 

Bylaw No. 434 
Being Cortes Island Official Community Plan Bylaw 2012, 

Amendment No. 3 

Bylaw No. 435 
Being Electoral Area "I" (Cortes Island) Zoning Bylaw 2002, 

Amendment No. 31 

Public Hearing to be Held On: 
Monday, October 25, 2021 at 1:00pm 

Location: 
Manson's Landing Hall 

983 Beasley Road 
Cortes Island, B.C. 

VOP IKO 

Inquiries should be directed to: 

Aniko Nelson, Senior Manager 
Community Services 

Strathcona Regional District 
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  
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BYLAW NO. 434 

A BYLAW TO AMEND THE CORTES ISLAND OFFICIAL COMMUNITY PLAN 

WHEREAS the Strathcona Regional District has, by Bylaw No. 139, adopted an official 
community plan for 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 Cortes Island Official Community Plan Bylaw 2012, is hereby amended 
as set out in Schedule 'A', attached to and forming pad of this bylaw. 

Citation 

2. This bylaw may be cited for all purposes as Bylaw No. 434, being Codes Island Official 
Community Plan Bylaw 2012, Amendment No. 3. 

READ A FIRST TIME ON THE DAY OF  

READ A SECOND TIME ON THE DAY OF  

PUBLIC HEARING HELD ON THE DAY OF  

READ A THIRD TIME ON THE ___ DAY OF  

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE DAY OF 

Chair 

Corporate Officer 



BYLAW NO. 434 PAGE 2 

SCHEDULE 'A'  

SECTION ONE MAP AMENDMENT 

The land use designation for lands described as Lot 1, Section 4, Sayward Land District, Codes Island, 

Plan V1P73277 as shown on 'Schedule A-i' of Bylaw No. 139, being Codes Island Official Community 

Plan Bylaw, 2012', is hereby amended from Rural Residential (RR) and Rural (R) to Community Land 

Stewardship (CLS), as shown in Appendix '1' attached to and forming part of this bylaw. 
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Area to be re-designated from Rural 

Residential (RR) and Rural (R) to 

Community Land Stewardship (CLS) 

CP I B 21 — Treedom Ventures Inc. 

Appendix 'I' 

Part of Schedule 'A' of Bylaw No. 434, being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Amends 'Schedule A-i' of Bylaw No. 139, being 'Cortes Island Official Community Plan Bylaw, 2012. 
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BYLAW NO. 435 

A BYLAW TO AMEND THE ZONING REGULATIONS APPLICABLE TO CORTES ISLAND 

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 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. 435, being Electoral Area 'I' (Codes 
Island) Zoning Bylaw 2002, Amendment No. 31. 

READ A FIRST TIME ON THE DAY OF  2021 

READ A SECOND TIME ON THE DAY OF , 2021 

PUBLIC HEARING HELD ON THE DAY OF , 2021 

READ A THIRD TIME ON THE ___ DAY OF , 2021 

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE DAY OF 
2021 

Chair 

Corporate Officer 
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SCHEDULE 'A'  

SECTION ONE MAP AMENDMENT 

The zoning designation for lands described as Lot 1, Section 4, Sayward Land District, Cortes Island, 

Plan V1P73277 as shown on 'Schedule A-i' of Bylaw No. 2455 being Electoral Area 'I' (Codes Island) 

Zoning Bylaw, 2002', is hereby amended from 'Rural One' (RU-i) to 'Community Land Stewardship 

One (CLS-1), as shown on Appendix '1' attached to and forming part of this bylaw. 
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f 'pendix '1'  

Part of Schedule 'A' to Bylaw No. 435, being Electoral Area 'I' (Cortes Island) Zoning Bylaw 2002, 
Amendment No. 31. 

Amends 'Schedule A-i' of Bylaw No. 2455, being Electoral Area 'I' (Cortes Island) Zoning Bylaw 2002. 
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Strathcona 
REGIONAL DISTRICT 

STAFF REPORT 

DATE: September 27, 2021 FILE: 

TO: Chair and Directors, 
Regional Board 

FROM: Dave Leitch 
Chief Administrative Officer 

RE: BYLAWS No. 434 AND 435 — OCP/REzoNING (CP I B 2IIRZ I B 21 - TREEDOM)  
PuRPOSE/PROBLEM 
To consider first and second readings for Bylaws No. 434 and 435 which propose to amend the 
Codes Island official community plan and zoning bylaw as they apply to property located near the 
intersection of Sutil Point Road and Seascape Road on Codes Island. 

EXECUTIVE SUMMARY 
The attached report was considered at the September 8, 2021 meeting of the Electoral Areas 
Services Committee at which time the following resolution was passed: 

Anderson/Whalley: EASC 204/21 

THAT the Committee recommend that Bylaws Nos. 434 and 435 be forwarded to the Board for 
first and second readings. 

The Committee also recommended that the bylaws be authorized to proceed to a public hearing 
with details of the date, time and place to be determined prior to consideration by the Board. The 
actions below are offered in support of the Committee's recommendations. 

RECOMMENDATIONS 

1. THAT the report from the Chief Administrative Officer be received. 

2. THAT Bylaw No. 434, being a bylaw amend the Codes Island Official Community Plan, be 
now introduced and read a first time. 

3. THAT Bylaw No. 434 be given second reading. 

4. THAT Bylaw No. 435, being a bylaw to amend the zoning regulations applicable to Codes 
Island, be now introduced and read a first time. 

5. THAT Bylaw No. 435 be given second reading. 

6. THAT a public hearing to consider Bylaws No. 434 and 435 be scheduled for 1:00 p.m. on 
Monday, October 25, 2021 at Manson's Hall on Codes Island, and 



Respectful 

Dave Leitch 
Chief Administrative Officer 

Staff Report — Bylaws No. 434 & 435 (Treedom Ventures) Paqe 2 

THAT the holding of the public hearing be delegated to the directors representing the electoral 
areas with the directors for Electoral Area B and Electoral Area A designated as the Chair 
and Vice Chair respectively for the public hearing, and 

THAT the public hearing be structured to allow in-person or electronic participation by 
directors and the public in accordance with current public health guidelines. 

Prepared by: T. Yates, Corporate Services Manager 

Attachments: Bylaws No. 434 and 435 
Copy of August 26, 2021 report to the Electoral Areas Services Committee 



Strathcona 
REGIONAL DISTRICT 

 

STAFF REPORT 

DATE: August 26, 2021 

TO: Chair and Directors 
Electoral Areas Services Committee 

FROM: Dave Leitch 
Chief Administrative Officer 

FILE: 0540-04 EASC 

RE: OCP AMENDMENT AND REZONING APPLICATION TO FACILITATE ADDITIONAL HOUSING 
DENSITY AT 1062 SEASCAPE ROAD 

PURPOSE 
To consider a revised application with respect to this OCP amendment and rezoning proposal. 

POLICY ANALYSIS 
An application for an OCP amendment and rezoning affecting 1062 Seascape Road in Electoral 
Area B was reviewed at the August 11, 2021 meeting of the Electoral Areas Services Committee, 
at which time the Committee passed the following resolution: 

Leigh/Anderson: EASC 174/21 

THAT the matter be deferred to the next meeting including the new application. 

EXECUTIVE SUMMARY 

The applicant has presented a revised application respecting this OCP amendment and rezoning 
proposal which clarifies their intent to add three new building sites, bringing the total number of 
potential dwellings on site to eight (8). The revised application also contains an updated sketch 
showing the proposed locations of the new dwelling sites and a series of three appendices with 
baseline reports for the covenanted Forest and Bluff protected areas, as well as the Management 
Plan for Protected Area A. Negotiations are ongoing between staff and the applicants regarding 
the provision of a statutory right-of-way for public trail use. 

RECOMMENDATIONS 

1. THAT the report from the Chief Administrative Officer be received. 

2. THAT the Committee recommend that Bylaw Nos. 434 and 435 be forwarded to the Board 
for first and second readings; 

3. THAT the Committee recommend the Board authorize a public hearing to consider Bylaws 
Nos. 434 and 435, and 

THAT the public hearing be held at a date and time to be determined. 



Respec 

Dave Leitch 
Chief Administrative Officer 

Staff Report— CP lB 21/ RZ lB 21 (Treedom Ventures Inc.) Page 2 

Prepared by. John Neil!, Planner 

Attachments: Applicant's new proposal and sketch 
Copy of the August 4, 2021 report to EASC 
Appendices A, B and C 
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Treedom Ventures, Inc Application to amend a Zoning Bylaw and Amend 
the Official Community Plan for Codes Island Sayward District 

Existinq Land Use 

This 82 acre piece of land on the south end of Cortes Island, BC, was purchased in 1999 by a 
small group of people, with the intention of building homes on part of it, while protecting a 
majority of it with registered covenants. This group formed a limited partnership called Treedom, 
and has an extensive Shareholder Agreement to guide our decisions around living in community 
and stewarding the land. Each shareholder has the opportunity to build a home, and many of us 
currently live on the land full time. 

Covenants 

All of Treedom is protected by covenants held by The Land Conservancy (TLC). Treedom has 
three areas, each with its own Covenant: 
1) The Covenant on the Residential Management area prioritizes residential use with 
consideration for the ecological integrity of the area's forest. 
2) The Covenant protecting over 40 acres in the Forest Protected Area allows only tree cutting 
that restores supports the retention of old growth characteristics. 
3) The Covenant protecting the approximately two acres in the Delicate Bluff Protected Area 
excludes human use of this rare and fragile ecosystem with the exception of an existing trail to 
the public shoreline. Approximately half of Treedom's waterfront is located within this area. 

Treedom has completed, and TLC has approved, a baseline inventory describing the land and a 
management plan. TLC monitors the land annually to ensure compliance with Treedom 
Covenants. 

Trails 

Trails are maintained, signed and the public is welcome to access them. The trail known as 
Brigette's Beach adjacent to Hanks Beach has covenanted public access on its western 
boundary to maintain traditional community use of this shoreline. Unmarked trails in the larger 
protected area are used mostly by a few local people and residents. Treedom Lane is a popular 
route of access to trails that connect to Hanks Beach Park. Respectful foot and bike use are 
welcomed. Public car or motorbike use of Treedom Lane are not permitted. 

Management Area and House Sites 

The current zoning (RU-i) allows for the location of five dwellings and one cottage. House sites 
are numbered 1-6. House Site I is legally surveyed as one acre surrounded by the protected 
area, located at the entrance to the main private access - Treedom Lane. The Residential 
Management Area contains House Sites 2-6, held by shareholders. House Sites 2-6 are 
approximately two acres, two on the waterfront and three inland. Four House Sites currently 
have dwellings on them. 

Age, Condition and Use - Buildings 
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House Site 1 
- Primary residence, 2005, Very Good 
- Wood shop, 1985, Good 

House Site 2 
- Primary residence, 2019, Excellent 
- 13'x19' Studio, 2020, Excellent 

House Site 3 
- Studio, Under construction, Excellent 

House Site 4 
- Undeveloped 

House Site 5 
Primary residence, 2005, Excellent 
16'x20' Studio, 2020, Excellent 
20'x20' Shop, 2015, Excellent 

House Site 6 
- Primary residence, 2010, Excellent 
- Office & Storage, 2017, Excellent 

The Old Mill Site 

There is a clearing in the management area where the previous owner operated a sawmill. 
While the sawmill is gone, a large structure remains, and is currently used for lumber storage. 
There is a groundwater well with three rings each 20ff deep and an accessible hand pump. 
When the road was built to access the house sites, gravel was taken from the adjacent clearing 
to make the road base. Topsoil from the road site was used to backfill the pit. That area is now 
wetter than it was. With improved drainage and fill, it has the potential as a garden area. There 
are fruit trees planted on the northeast edge of the clearing which provide fruit to residents. 

Buried lines along Treedom Lane provide electricity to all current house sites and are sufficient 
to accommodate additional dwellings. Currently there are three drilled wells on the property with 
strong flow at 150 ft. All shareholders share private path/stair beach access and boat storage. 
Shareholders do regular beach cleanups and invasive species removal from the Delicate Bluff 
Protected Area. 

Natural Features  

Within the Covenanted/protected Area - refer to Appendix A and B -"Treedom Baseline Reports" 

Within the Residential Management area- refer to Appendix C- "Management Plan" 

- Mixture of mature and young forest. 
- Mature second growth, fern, moss, salal, oregon grape huckleberry etc. 
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Four homes have cultivated gardens. 
Drainage along Treedom lane intersects creek to drain into ocean 
Low bank on the waterfront is supported by ample vegetation for stability. Twin Island 
and Hernando Island somewhat shelter this coastline from prevailing winter winds 
(southeast). 

Proposed Use 

Treedom proposes three additional house sites to be offered to local families to help address 
the need for affordable land acquisition by current residents. Proposed building sites will be 
located along the existing Treedom Lane preventing the need for further road network 
development. The BC Hydro power lines are buried along this driveway, with a number of 
drops, and can be easily accessed for future hook-ups. There is sufficient power for this 
increase in usage. Community Land Stewardship zoning will have a lower density than the 
current RR-1 designation of Treedom Land in the Official Community Plan. CLS works well with 
Treedom's existing corporate structure and its protection of forest and bluff areas. 

Shareholders envision using the Mill Site to support rural economic development by creating a 
shared work place where local entrepreneurs and crafts people manufacture products. This 
could be done in collaboration with an island NGO or private entrepreneur. In particular, use of 
wood from the community forest for value-added wood work supports retention of local control 
of Crown land tenure. The Mill Site is centrally located on the property. Noise generated from 
these machines would be dampened by thick second growth, and the closest neighbours are 
more than 0.5km away. 

Likewise, studio and gallery space would support local livings. The other island galleries are 
located in Whaletown and Squirrel Cove and open only during the summer. The building at the 
entrance to the driveway (within House Site 1, 1 b on the map) would be the ideal location for 
this use, due to easy access for the public and available parking. 

Appendices  

The following documents are available upon request, and due to their length, would/could be 
submitted electronically. 

Baseline report for forested protected area- Appendix A 
Baseline report for bluff area- Appendix B 
Treedom management plan- Appendix C 
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- Treedom Map Leqend  

- 'Setback' refers to distance from a structure to the nearest property line. 

- 'Black dash'- denotes a small open-air building/shed for storing wood and tools. 

- 'House square footage' refers to total livable floor space, not footprint 

'Outbuilding' refers to an enclosed, one storey structure that has electricity but no kitchen or bathroom 

where square footage equals footprint 

- Green Protected Forest - 40 acres of covenanted Forest. See appendix A 

- Green Protected Bluff- 2 acres of covenanted coastal ecosystem. See appendix B 

- Yellow Manaqement Area- 31 acres of land containing all existing structures. See appendix C 

- Shed- Open air wood storage, Built around 1980, 1000 sq ft, Setback of 260 ft 

- 1 a- House- Original build in 2000, with additions in 2005/2015. 1222 sq ft Setback of 115 ft 

- 1 b- Outbuilding- Built around 1990, 322 sq ft, Setback of 75 ft 

- 2a- House- Built in 2018, 860 sq ft, Setback of 110 ft 

- 2b- Outbuilding- Built in 2020, 245 sq ft, Setback of 115 ft 

- 2c- Outbuilding- Built in 2009, 130 sq ft Setback of 135 ft 

- 3a- Outbuilding- Built in 2020-2021, 468 sq ft, Setback of 300 ft 

- 5a- House- Original build in 2006, addition in 2016, 1550 sq ft, Setback of 90 ft 

- 5b- Outbuilding- Built in 2015, 400 sq ft, Setback of 65 ft 

- 5c- Outbuilding- Built in 2020, 350 sq ft, Setback of 86 ft 

- 6a- House- Built in 2010, 2000 sq ft, Setback of 80 ft 

- 6b-  Outbuilding, Built in 2016, 400 sq ft, Setback of 27 ft 

- P1-Proposed house site in lightly forested area with good South exposure 

- P2-Proposed house site with excellent Southern exposure 

- P3-Proposed house site in lightly forested area adjacent to power kiosk 



Strathcona 
REGIONAL DISTRICT 

BYLAW NO. 434 

A BYLAW TO AMEND THE CORTES ISLAND OFFICIAL COMMUNITY PLAN 

WHEREAS the Strathcona Regional District has, by Bylaw No. 139, adopted an official 
community plan for Electoral Area 'B' (Cortes 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 Cortes 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. 434, being Cortes Island Official 
Community Plan Bylaw 2012, Amendment No. 3. 

READ A FIRST TIME ON THE — DAY OF , 2021 

READ A SECOND TIME ON THE — DAY OF , 2021 

PUBLIC HEARING HELD ON THE ___ DAY OF , 2021 

READ A THIRD TIME ON THE ___ DAY OF , 2021 

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ___ DAY OF 
2021 

Chair 

Corporate Officer 
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SCHEDULE 'A' 

SECTION ONE MAP AMENDMENT 

The land use designation for lands described as Lot 1, Section 4, Sayward Land District, Codes Island, 

Plan V1P73277 as shown on 'Schedule A-i' of Bylaw No. 139, being Codes Island Official Community 

Plan Bylaw, 2012', is hereby amended from Rural Residential (RR) and Rural (R) to Community Land 

Stewardship (CLS), as shown in Appendix '1' attached to and forming part of this bylaw. 



Area to be re-designated from Rural 
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Community Land Stewardship (CLS) 
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Siskin 
Foest Paik 

CP lB 21 — Treedom Ventures Inc. 

- Appendix '1' 

Part of Schedule A of Bylaw No. 434, being Cortes Island Official Community Plan Bylaw 2012, 
Amendment No. 3. 

Amends 'Schedule A-i' of Bylaw No. 139, being Cortes Island Official Community Plan Bylaw 2012. 

Hanks 
Beach Focest 
Conservon 



Strathcona 
REGIONAL DISTRICT 

BYLAW NO. 435 

A BYLAW TO AMEND THE ZONING REGULATIONS APPLICABLE TO CORTES ISLAND 

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 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. 435, being Electoral Area 'I' (Codes 
Island) Zoning Bylaw 2002, Amendment No. 31. 

READ A FIRST TIME ON THE — DAY OF , 2021 

READ A SECOND TIME ON THE ___ DAY OF , 2021 

PUBLIC HEARING HELD ON THE ___ DAY OF , 2021 

READ A THIRD TIME ON THE ___ DAY OF , 2021 

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ___ DAY OF 
2021 

Chair 

Corporate Officer 
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SCHEDULE 'A'  

SECTION ONE MAP AMENDMENT 

The zoning designation for lands described as Lot 1, Section 4, Sayward Land District, Cortes Island, 

Plan V1P73277 as shown on 'Schedule A-i' of Bylaw No. 2455 being Electoral Area 'I' (Cortes Island) 

Zoning Bylaw, 2002', is hereby amended from 'Rural One' (RU-i) to 'Community Land Stewardship 

One (CLS-1), as shown on Appendix 'i' attached to and forming part of this bylaw. 
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("PPendix '1'  

Part of Schedule A' to Bylaw No. 435, being Electoral Area 'I' (Cortes Island) Zoning Bylaw 2002, 
Amendment No. 31. 

Amends Schedule A-i' of Bylaw No. 2455, being Electoral Area I  (Codes Island) Zoning Bylaw 2002. 



Strathcona 
REGIONAL DISTRICT 

STAFF REPORT 

DATE: August 4, 2021 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 ADDITIONAL HOUSING 
DENSITY AT 1062 SEASCAPE ROAD. 

PLANNING FILE No. 3320-20/CF lB 21 and 3360-20/RZ B 21 

ROLL NO.: 772 16115.435 PID No.: 025-280-635 

APPLICANT: Treedom Ventures Inc. 

LAND DESCRIPTION: Lot 1, Section 4, Sayward District, Plan V1P73277 

CIVIC ADDRESS: 1062 Seascape Road, Manson's Landing BC 

OCP BYLAW: Bylaw 139 "Cortes Island Official Community Plan Bylaw, 2012" 

DESIGNATION: Rural Residential/Rural 

PROPOSED OCP: Community Land Stewardship (CLS) 

ZONING BYLAW: Bylaw No. 2455 'Electoral Area 'I' (Codes Island) Zoning Bylaw, 2002" 

EXISTING ZONE: Rural One (RU-I) 

PROPOSED ZONE: Community Land Stewardship One (CLS-1) 

PURPOSE 
To consider an application to re-designate and rezone a 33.1-hectare parcel of land to facilitate 
the development of up to seven dwellings on the parcel. 

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). 

At its July 14, 2021 meeting, the Committee considered the attached report and passed the 
following resolution: 

Leigh/Anderson: EASC 161/21 

THAT the matter be deferred to the next Electoral Areas Services Committee meeting. 
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EXECUTIVE SUMMARY 
As presented on May 12, 2021, an application has been received to consider amending the Cortes 
Island Official Community Plan and the Cortes Island Zoning Bylaw to re-designate a 33.1-hectare 
parcel situated at 1062 Seascape Road, Mansons Landing from Rural Residential I Rural to 
Community Land Stewardship and to rezone the parcel from Rural One (RU-I) to Community 
Land Stewardship One (CLS-1), to allow for an increase in residential density from 5 dwellings 
plus a 60-square metre cottage, to 7 dwellings in total. The proposed zoning would allow a 
maximum of eight dwellings plus a cottage on a parcel of this size, subject to Island Health 
requirements. Currently, 4 dwellings exist on the property, two of which have septic systems 
registered with Island Health. 

As presented on July 14, 2021, this application was referred to area First Nations and agencies, 
including the Area B Advisory Planning Commission (APC). At its meeting held on July 7, 2021 
the APC passed the following motion recommending that this application proceed to public 
hearing: 

MANSON I PEACOCK: THAT the Commission supports this application moving to public 
hearing with the following recommendations: 
a. Remove mention of seven (7) dwellings, replace with maximum allowable - eight (8) 

dwellings 
b. Remove mention of old mill site/future light industrial use 
c. Register a Right of Way, guaranteeing public access/trail through Treedom to Hank's 

Park & Beach 

The applicant is aware of the APC's recommendations and is working with staff on the question 
of the statutory right of way (SRW) designation. 

RECOMMENDATIONS 

I. THAT the report from the Chief Administrative Officer be received; 

2. THAT the Committee recommend that Bylaw Nos. 434 and 435 be forwarded to the Board 
for first and second readings; 

3. THAT the Committee recommend the Board authorize a public hearing to consider Bylaws 
Nos. 434 and 435, and 

4. THAT the public hearing be held at a date and time to be determined. 

,

Pt1U/ 

/ 
/ 

Dave LMth 
Chief Administrative Officer 

Prepared by: M. Starkey, Manager, Planning and Parks 

Attachment: Copy of July 14, 2021 report to EASC 

/ / 



Strathcona 
REGIONAL DISTRICT 

BYLAW NO. 434 

A BYLAW TO AMEND THE CORTES ISLAND OFFICIAL COMMUNITY PLAN 

WHEREAS the Strathcona Regional District has, by Bylaw No. 139, adopted an official 
community plan for 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 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. 434, being Codes Island Official 
Community Plan Bylaw 2012, Amendment No. 3. 

READ A FIRST TIME ON THE — DAY OF , 2021 

READ A SECOND TIME ON THE — DAY OF , 2021 

PUBLIC HEARING HELD ON THE ___ DAY OF , 2021 

READ A THIRD TIME ON THE ___ DAY OF , 2021 

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ___ DAY OF 
2021 

Chair 

Corporate Officer 
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SCHEDULE 'A' 

SECTION ONE MAP AMENDMENT 

The land use designation for lands described as Lot 1, Section 4, Sayward Land District, Cortes Island, 

Plan V1P73277 as shown on 'Schedule A-i' of Bylaw No. 139, being Codes Island Official Community 

Plan Bylaw, 2012', is hereby amended from Rural Residential (RR) and Rural (R) to Community Land 

Stewardship (CLS), as shown in Appendix '1' attached to and forming part of this bylaw. 
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Appendix '1' 

Part of Schedule 'A' of Bylaw No. 434, being Cortes Island Official Community Plan Bylaw 2012, 
Amendment No. 3. 

Amends 'Schedule A-i' of Bylaw No. 139, being Cortes Island Official Community Plan Bylaw 2012. 
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1.0 INTRODUCTION 

This report was prepared by Mary Clare Preston. The following information was 
collected from the Protected Area "A" of Lot A, Section 4, Cortes Island, Sayward 
District. This property is owned by Treedom Ventures and has a conservation covenant 
held by The Land Conservancy and Silva Forestry. This report describes the physical and 
biological conditions of the property 2 years after the covenant was attached and will be 
used as a baseline inventory to perform monitoring to ensure the integrity of the 
covenant. 

1.1 Project Name 

Protected Area "A" Treedom Ventures Inc. 

1.2 Acknowledgement 

Attached to and forming part of the Conservation Agreement between Treedom Ventures 
Inc., Owner and The Land Conservancy Of British Columbia, Covenant Holder, and the 
Silva Forest Foundation, Covenant Holder, dated as of the th day of  

The Owner hereby acknowledges and agrees that the following report and photo 
documentation provide an accurate representation of the Property, as of the reference date 
of this Agreement. 

Signed by: on behalf of Treedom Ventures on 

Signed by: on behalf of The Land Conservancy 

Signed by: on behalf of Silva Forest Foundation 
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2.0 PROPERTY LOCATION AND DESCRIPTION 

The property is located on Cortes Island, British Columbia, Canada. 

Legal Description: PID: 003-697-703, Lot A, Section 4, Cortes Island, Sayward District, 
Plan 20191 except part in Plan 27586. 

Portion Covenanted: Portion designated as "Protected Area" (A?). 

Zoning: RU 

Universal Transverse Mercator Grid: SW Corner UTM Zone 10; 359 320; 5 545 120 

Map Sheet: 1:20,000 BCGS map no. 92K.006 

Surface Area: 16.9 hectares /41.7acres 

Elevation: Range roughly between +15 and +35m above sea level 

Property Position: Level 

Right of Access: 

Directions to Property: From the Whaletown Ferry Dock, follow the signs to Manson's 
Landing. After you get off the feny you will be on Harbour Rd. Follow Harbour Rd. to 
Carrington Bay Rd. Turn Right on to Carrington Bay Rd. Follow Carrington Bay Rd. to 
Whaletown Rd. Turn Left on to Whaletown Rd. Follow Whaletown Rd. to Gorge 
Harbour Rd. This is recognizable as a fork in the road as you go up hill. There is also a 
sharp corner. Take the right fork. Stay on Gorge Harbour Rd. until you come to a Tee. 
Turn right on to Seaford Rd. Follow Seaford until you come to another Tee. Turn left on 
to Sutil Point Rd. You will pass Manson's Hall. Follow Sutil Point until you see Seascape 
Rd. Turn Left. The property is on the left side of Seascape Rd. The first left is a road 
running along side Management Area "B". 

3.0 CONTACT INFORMATION 
3.1 Landowner Contact Information 

Name: Treedom Ventures 
Phone: 935-6715 
Fax: 935-6702 
Email: saxifrages@saxifrages.org  
Mailing Address: Box 86, Manson's Landing, BC. VOP 1K0 
Contact Name: Carrie Saxifrage 
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3.2 Covenantee Contact Information 

Name: The Land Conservancy 

Phone: (250) 479-8301 mobile (250) 888-7745 
Fax: (250) 658-8632 
Email: paula@conservancy.bc.ca  
Mailing Address: 5793 Old West Saanich Rd, Victoria, BC V9E 2H2 
Contact Name: Paula Hesje 

3.3 Surveyor 

Name: Mary Clare Preston 
Phone: (250) 935-6384 
Email: mcbw@oberon.ark.com  
Mailing Address: Box 115 Manson's Landing, BC. VOP 1KO 
Affiliation: Independent Contractor 

4.0 ECOLOGICAL DESIGNATION 

Ecoprovince: The property is located in the Georgia Depression Ecoprovince and the 
Georgia-Puegot Basin Ecoregion. 

Biogeoclimatic Unit: The property is located in the Coastal Western Hemlock Very Dry 
Maritime Subzone (CWHxml). 

4.1 Broad Ecological Conditions: 

The property is mapped by provincial government ecologists as Coastal Western 
Hemlock very dry maritime (CWHxm1) ecological subzone. CWHxml is 
characterized by dry summers and rainy wet winters. Temperatures hover around zero 
only during the coldest winter months, and there is relatively little snowfall. Coastal 
Douglas Fir moist maritime (CDFmm) has a milder climate, with the coldest month 
having a mean temperature above zero, and less precipitation than CWHxm 1. 

The boundary between the CWHxm 1 and CDFmm subzone runs between southern 
Cortes Island and Hernando Island. As such it was not immediately clear which subzone 
the property was located in, and it seems to have transitional characteristics. Zonal sites, 
or those with a medium soil moisture and nutrient regime, place the property in the 
CWHxm subzone. Evidence for this classification is that zonal sites contain less grand fir 
(Abies grandis, Bg) and more western hemlock (Tsuga heterophylla, Hw) no dogwood, 
and wet/rich sites do not contain Indian plum. The understoiy is dominated by salal, dull 
Oregon grape and red huckleberry, where as CDFmm is dominated by salal, dull Oregon 
grape and ocean spray. 
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5.0 METHODS 

In order to describe the ecology of the property, this baseline uses the province wide 
Biogeoclamatic Zone method of describing terrestrial ecosystems. This system 
hierarchically classifies broad climatic features, and within those climatic classifications, 
more specific ecological units are determined based on topography, soil conditions and 
plant communities. 

6.0 PROCEDURES 

1. Complete all the information components set out in Schedule B of the Conservation 
Covenant. 
2. Survey the boundary, mapping physical features including hydro poles, and culverts. 
Mark the eastern boundary where it crosses the road to the old mill site. 
3. Locate four sample lines parallel to and at 75m intervals from the northern boundary, 
either at 90° or 2700  depending on the direction of travel. 
4. As the sample lines are traversed record physical features, wildlife signs and stratify 
the area based on vegetation type and soil moisture levels. Record unusual vegetation. 
5. Map and assign a letter to polygons. 
6. Determine a direction to traverse into each polygon from a known point to a 
representative site. 
7. Traverse into each polygon and locate 20m x 20m permanent sample plots, the centres 
of which will be marked with a piece of rebar. Depending on the size of the polygon 
locate between one and three sample plots. 
8. Fill in the applicable sections of the MoELP Ground Inspection Form for each sample 
plot. 
9. Photograph each sample plot from the plot centre in the cardinal directions. 
Photograph the soil pit, the plot centre, and the crown closure. Record photo numbers. 
10. Produce an Ecosystem Map from the general information found through traversing 
and locating sample plots. 

6.1 Equipment 

Chain: Hip-Chain Topometric Products Ltd. 
Compass: Suunto MC-2 **Declination  set at 200** 
Clinometer: Suunto PM-5/360 PC 
Tape: SOKKIA — Esalon fiberglass 50m tape 
Increment borer: Suunto 
Diameter tape: Lufkin Chrome Clad 6.5m 
Camera: Olympus Digital D-550 Zoom 
Shovel: Garden spade 
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7.0 SIGNIFICANCE OF LAND AND AMENITIES 
7.1 Ecological significance 

The B.C. Conservation Data Centre (CDC) has identified lists of plant associations that it 
designates as rare and as such, either Red or Blue Listed. These plant associations are 
potentially found within the old structural stage of mature climatic and edaphic climax, 
forests of a number of site series. There are red listed plant communities associated with 
CWHxml/O1, CWHxm1/06, and CWHxm1/07. Blue list plant communities are 
associated with CWHxml/05 and CWHxm1/12. 

Although the property has been affected by recent selective timber harvesting, and also is 
too young by coastal standards to be concidered being "old", there is still potential to 
consider parts of it suitable for restoration and recruitment of these rare plant 
communities. Further investigation and communication with the CDC will facilitate this 
potential management goal. 

7.2 Connectivity 

This forest, along with other private forest lands, including some Weyco lands, Kwa's 
Park, and covenanted Linnaea forest lands, make up a corridor which large predators, like 
the cougar (Felis concolor) and to a lesser extent wolf (Canis lupis), inhabit. Connectivity 
also exists for other fauna and flora. 

7.3 Roads 

There are two main roads that are in use, or have been used in the Protected Area, and 
numerous old skid roads. The road which runs along Management Area "B" (for the 
purpose of this report, called Foxglove Rd.) provides access to the house in that area. It 
also provides access to the old mill site in Management Area "A". This road will be used 
in the future as house sites in Management Area "A" are developed. 

The second road runs down from Sutil Pt. Rd. to roughly the North East corner of 
Management Area "B". This road was used to locate and install the well that exists in the 
Protected Area. A pipe runs underground from the well along the road to the house in 
Management Area "B". Just above the well and along the road, an ephemeral stream 
now runs into the ditch along the other road. This part of the road is seasonally saturated 
and there are signs of erosion at the end of it. 

There are many old skid roads throughout the Protected Area, many of which have been 
mapped. Some of these existing roads could be used in the future for the extraction of the 
allowable amount of timber harvest set out by the covenant. 

7.4 Well 

There is a well located in the Protected Area (see attached map). This well at present 
provides water to the house in Management Area "B". The well is lift deep. At the 
present time it is uncertain whether the gravity feed system installed will be able to 
provide enough water through the summer months. 

7.5 Recreation 
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The roads and trail are used by walkers, bicyclists, and horses for recreation and 
transportation, as they connect with trails on other lands. As well, although discouraged, 
the trail has been used by motorized dirt bikes. 

8.0 DISTURBANCES 

The main disturbance in this area is anthropogenic. The majority of the property was 
clearcut in the late 1 800s - early I 900s. This corresponds with the present tree age data 
that only found one tree over 100 years old at breast height. The majority of the main 
canopy trees that were aged were between 70 and 100 years old. There were some trees, 
cedars in particular, whose diameters were too wide to get an accurate age with a small 
increment borer. These trees may have been young remnants from the last clear cut. 
The previous owner harvested trees in this forest over the last 25 years most heavily from 
polygons E and F. 

Blown down trees were noted throughout the stand. Often the root masses are intact, and 
there is evidence of shallow rooting. The blow down is not excessive, considering the 
high winter winds that are typical on the coast, except in Polygon B. 
Fire scars were noted on some of the larger cedars and firs. 

9.0 LIST OF STRUCTURES 

Two main roads 
Numerous old skid roads 
One well 

10.0 SEASON OF FIELD WORK 

The majority of the fieldwork took place between December of 2002 and February of 
2003. As a result, many of the herbs were not visible. As well, the water table was higher 
than it would be during the main part of the growing season. Growing season water levels 
were estimated based on vegetation, and knowledge of past summer seasons. In the 
spring, some polygons were walked through again to add to the vegetation lists. 

11.0 COMPLETENESS OF SURVEY 

With respect to vegetation and ecosystem classification, the survey is fairly complete. 
Some herb layer species may not have been identified due to the season. There are many 
mosses and some lichens still to be identified and inventoried. There are many fungi, 
which are an intricate part of nutrient cycling, which could be identified and inventoried. 
The wildlife list compiled was based on sightings by residence, as well as signs noted 
during fieldwork. Specific wildlife habitat analysis was not undertaken. Many bird 
species have not been identified due to the surveyor's lack of knowledge in identifying 
birds. The bird species list compiled was based on sightings by residence. 

12.0 DETAILED PROPERTY DESCRIPTION 

This section describes the entire property by polygon and the data accumulated in the 
sample plots. Locations of the sample plots are documented on the Ecosystem Map. From 
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a known point on the ground each plot can be located by following the documented 
azimuth and distance to the plot centre. Plot centres have been marked with a piece of 
rebar with an orange flag labeled and tied to the rebar. 

The entire property is stratified into seven polygons. All of the polygons contain forests 
whose structural stage can be considered Mature Forest except polygons E and F. The 
co-dominant main canopy contains trees whose ages are over 80. A Mature Forest on the 
coast is recognized as having an average age of between 80 and 250 years in the main 
canopy. Parts of the forest, polygon A for example, still has some Young Forest 
characteristics, like a dense canopy and continued self-thinning, however the age of the 
main canopy places it in the Mature Forest category. The trees established have matured, 
and in most strata multiple cycles of shade-tolerant trees have also become established 
and as such, can be considered multistoried. Polygons E and F are defined by the impact 
of logging which has produced an irregular stand structure that consists of an open 
overstorey with intermediate crown classes and a large component of seral species (Alnus 
rubra). Although there are older dominant trees in these two polygons, the main canopy is 
made up of trees younger than 80 years. 

The meso-slope position overall is level with average slope changes around 3%. Polygon 
A has a couple of high points where the slope is 8%. The parent materials making up the 
foundation of the soil appear to be glacial till as well as sand deposits. Where the well 
was excavated there is evidence of a silty hardpan below the C layer. The soils are Humo 
Ferric Podzols with a Mor humus form. 

12.1 Polygon Descriptions 

Polygon A: The Soil Moisture Regime ranges from 2-4, but predominantly 4 or Fresh. 
The area has an average slope of less than 5%, medium particle size, and there were no 
mottles present in the soil pits. Although the water table was present in two soil pits, this 
is due to seasonal fluctuation and not expected during the majority of the growing season. 
Soil Nutrient Regime ranges from poor to medium, but predominantly medium with 
medium coloured soils, medium particle size, and the presence of a Mor humus form. 

The mineral soil texture is sandy to loamy sand with variable coarse fragment content. 
Two soil pits had no root-restricting layer, and in one pit hardpan was hit at 60cm. The 
site series of this polygon is 01 HwFd — Kindbergia. 

The average height of trees in the main canopy is 37m and the breast height age average 
is 80 years. This polygon is just emerging out of a Young Forest structural stage and into 
a Mature Forest. The canopy is still quite dense with crown closures around 40%. 
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Polygon A Sample Plot Vegetation List 

Layer 
Common 

Name 
Scientific 

Name 
% Cover 

Range 
A2 Douglas-fir Pseudotsuga mensiesii 15-25 
A2 western red cedar Thuj a plicata 3-15 
A3 western red cedar Thuja plicata 6-10 
A3 western hemlock Tsuga heterophylla 0-5 
A3 grand fir Abies grandis 0-1 
A3 douglas-fir Pseudotsuga mensiesii 0-1 
B 1 western hemlock Tsuga heterophylla 0-3 
Bi western redcedar Thuja plicata <1-3 
B2 western hemlock Tsuga heterophylla <1 
B2 grand fir Abies grandis <1 
B2 western red cedar Thuja plicata <1 
B2 salal Gaultheria shallon 2-25 
B2 dull Oregon-grape Mahonia nervosa 1-10 
B2 red huckleberry Vaccinium parvifolium <1-2 
B2 baidhip rose Rosa gymnocarpa 0-<l 
C sword fern Polystichum munitum <1-5 
C bracken fern Pteridium aquilinum 0-2 
C trailing blackberry Rubus ursinus 0-1 
D Oregon beaked moss Kindbergia oreganum - 
D cat-tail moss Isothecium myosuroides - 
D step moss Hylocomium splendens - 
D wavy-leaved cotton moss Plagiothecium undulatum - 
D Menzies' tree moss Leucolepis acanthoneuron - 

Polygon B: The Soil Moisture Regime is 6. The soil is imperfectly drained, due to the 
presence of seepage from a high water table as well as the presence of a culvert which 
directs the flow of ditch water into the polygon over relatively shallow soils. The Soil 
Nutrient Regime is Rich due to the medium particle size, medium to dark soil color, and 
the presence of seepage. 

A layer of tightly packed till with boulders creates a root-restricting layer varying to 
35cm. The soil texture is a sandy clay loam with a coarse fragment content between 20 
and 35%. Based on soil moisture and nutrient regimes the site series of the polygon is 07, 
however the vegetation list is more indicative of 06 HwCw — Deerfern with elements of 
07Cw — Foamfiower and 12 CwSs — Skunk cabbage. 

One big leaf maple in the plot measured 140.5cm diameter at breast height. The structural 
stage is Mature Forest with measured heights in main canopy averaging 39m and a 
measured age range of 73 to approximately 120 years at breast height. 
This polygon frequently experiences blow down in the winter. This is due to a 
combination of increased water flow from the culvert under Sutil point road and the 
shallow root restricting layers. 



Polygon B Sample Plot Vegetation List 
Layer Common Name Scientific Name % Cover 

A2 western hemlock Tsuga heterophylla 28 
A2 bigleaf maple Acer macrophyllum 8 
A2 Douglas-fir Pseudotsuga mensiesii 4 
A3 western hemlock Tsuga heterophylla 2 
B 1 western hemlock Tsuga heterophylla 2 
B 1 western redcedar Thuja plicata 2 
B2 salal Gaultheria shallon 5 
B2 dull Oregon-grape Mahonia nervosa 1 
B2 red huckleberry Vaccinium parvifolium 3 
C sword fern Polystichum munitum 70 
C deer fern blechnum spicant <1 
C trailing blackberry Rubus ursinus 0-1 
D Oregon beaked moss Kindbergia oreganum - 
D wavy-leaved cotton moss Plagiothecium undulatum - 
D large leafy moss Rhizomnium glabrescens - 

Relevant species found in polygon but not in plots. 
C skunk cabbage Lysichiton americanum - 
C sedge Carex sp. - 

Polygon C: The Soil Moisture Regime is 4 due to the flat slope, medium particle size and 
absence of water table. The Soil Nutrient Regime is poor due to the light coloured soil 
and medium particle size. 

The mineral soil texture is sandy, with no root-restricting layer at 90m. There is less than 
20% coarse fragment content. The humus form is a Mor with a 10cm LFH and an Ae 
5cm thick. The site series of this polygon is 01 HwFd — Kindbergia. 

The distinguishing feature of this polygon is that the main canopy is almost exclusively 
Douglas fir. The few trees present in the understory are western red cedar, hemlock, and a 
minor component of white pine. The average measured breast height age and height of 
trees in the main canopy is 89 years and 38.6m respectively. It has a mature stand 
structure that is single-storied with 85% cover of Salal on the ground. 

Polygon C Sample Plot Vegetation List 
Layer Common Name Scientific Name % Cover 

A2 Douglas-fir Pseudotsuga mensiesii 35 
A3 western redcedar Thuja plicata 4 
A3 grand fir Abies grandis 1 
B 1 grand fir Abies grandis 1 
B2 salal Gaultheria shallon 85 
B2 dull Oregon-grape Mahonia nervosa <1 
B2 red hucklebeny Vaccinium parvifolium <1 
B2 baidhip rose rosa gymnocarpa <1 
C bracken fern pteridium aquilinum <1 
C Indian pipe Monotropa uniflora 1 
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Polygon D: The Soil Moisture Regime is 4 due to the flat slope, and medium particle 
size. The Soil Nutrient Regime is rich due to the medium particle size, medium soil 
colour and the presence of seepage. The vegetation list also supports a richer nutrient 
regime, with sword fern dominating the understory as well as the presence of sweet 
scented bedstraw, and three-leafed foamfiower. Western redcedar dominates the main 
canopy, with varying amounts of Douglas-fir, grand fir and hemlock. 

The mineral soil sandy to loamy sand with a coarse fragment content of less than 20%. In 
one plot the root-restricting layer at 50cm is hardpan, while the other plot has no root 
restriction at 70cm. The water table in this polygon is high with seepage present in both 
soil pits. The site series of this polygon is 05 Cw — Swordfern. 

The trees in this polygon are the tallest overall with an average hieght of 41m. The tallest 
measured tree is in this polygon at 49.lm and it is a grand fir. Measured breast height age 
average is 74 years however there were trees whose DBH were too wide to hit the center 
and were not included in calculating the average age. The true age of the main canopy 
can be concidered older than 80 years and the stand structure supports a Mature Forest 
classification with a multistoried canopy. 

Polygon D Sample Plot Vegetation List 

Layer 
Common 

Name 
Scientific 

Name 
% Cover 

Range 
A2 western red cedar Thuja plicata 10 
A2 grand fir Abies grandis 8-10 
A2 western hemlock Tsuga heterophylla 0-10 
A2 Douglas-fir Pseudotsuga mensiesii 5-8 
A3 western red cedar Thuja plicata 2 
A3 western hemlock Tsuga heterophylla 2-10 
A3 grand fir Abies grandis 2-10 
B 1 western hemlock Tsuga heterophylla 1 
B2 grand fir Abies grandis 2 
B2 salal Gaultheria shallon 3-30 
B2 red hucklebeny Vaccinium parvifolium 1-2 

Polygon D Sample Plot Vegetation List Continued 
C sword fern Polystichum munitum 60-70 
C dull Oregon-grape Mahonia nervosa 0-2 
C trailing blackberry Rubus ursinus 0-< 1 
D Oregon beaked moss Kindbergia oreganum - 
D step moss Hylocomium splendens - 

Relevant species found in polygon but not in plots. 
B2 baldhip rose Rosa gymnocarpa 
C bracken fern Pteridium aquilinum 
C three-leafed foam flower Tiarella trifoliata 
C trailing blackberry Rubus ursinus 
D palm tree moss Leucolepis acanthoneuron 

Polygon E: The Soil Moisture Regime is 4 due to the flat slope, and medium particle 
size. Soil Nutrient Regime is rich due to the medium particle size, medium soil colour 
and presence of seepage. The vegetation in the understory, like polygon D supports a 
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richer nutrient regime, with sword fern dominating. There are also plants in this 
polygon associated with a more moist site series. 

The mineral soil texture is sandy with a coarse fragment content of less than 20%. There 
is a root-restricting layer of hardpan at 105cm, and seepage at 95cm. The humus form is a 
Mor with a very thin Ae and an LFH 12cm thick. The site series of this polygon is 
05 Cw — Swordfern with a component of 06 HwCw — Deer fern. 

The tallest tree measured in this polygon was 41.3m. Two other trees measured were in 
the intermediate layer and were 21.7 and 27.lm. Breast height ages ranged from 53 to 94 
years. Logging has altered the stand structure. There are not a significant enough number 
of mature trees in the main canopy to consider this a Mature Forest. There is also a large 
percentage of seral Alnus rubra in the main canopy. This forest is therefor classified as a 
Young Forest. 

Polygon E Sample Plot Vegetation List 
Layer Common Name Scientific Name % Cover 

A2 Douglas-fir Pseudotsuga mensiesii 15 
A2 red alder Alnus rubra 10 
A3 western redcedar Thuja plicata 8 
A3 western hemlock Tsuga heterophylla 5 
A3 Douglas-fir Pseudotsuga mensiesii 2 
B I western yew (rare outside plot) Taxus brevifolia 5 
B I western hemlock Tsuga heterophylla 10 
B 1 western redcedar Thuja plicata 10 
B2 salal Gaultheria shallon 10 
B2 red huckleberry Vaccinium parvifolium 3 
C sword fern Polystichum munitum 30 
D mosses 

Polygon F: The Soil Moisture Regime is 4 or fresh, with some wetter areas throughout. 
The Soil Nutrient Regime is rich due to the medium particle size, soil colour and the 
presence of seepage. The vegetation in the understory is well developed and includes 
plants from both the 05 and 06 site series.. 

The humus form is a Mor with an 11cm thick LFH and the presence of an Ae layer. 
There is a root-restricting layer at 70cm of packed till. The mineral soil texture is loamy 
sand. The site series of this polygon is 05 Cw — Swordfern with a component of 06 
HwCw — Deerfern 

The structural stage is Si or Young Forest with irregular stand structure due to previous 
harvesting. The overstorey is very open with seral species (Alnus rubra) in the main 
canopy. Crown closure of the main canopy is 20%. There are dominant larger (older) 
trees outside plot. The average height of co-dominant trees in the plot is 26m. The ring 
spacing suggests that the hemlock species have released in the last 20 years. 
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Polygon F Sample Plot Vegetation List 
Layer Common Name Scientific Name % Cover 

A2 western hemlock Tsuga heterophylla 12 
A2 red alder Alus rubra 8 
A3 western hemlock Tsuga heterophylla 20 
B 1 western hemlock Tsuga heterophylla 8 
B 1 grand fir Abies grandis 5 

B2 grand fir Abies grandis 3 
B2 western hemlock Tsuga heterophylla 2 
B2 salal Gaultheria shailon 8 
B2 red hucklebeny Vaccinium parvifolium 3 
B2 baldhip rose Rosa gynmocarpa 1 
B2 salmonberry Rubus spectabilis 2 
C sword fern Polystichum munitum 50 

C trailing blackberry Rubus ursinus 20 
C bracken fern Pteridium aquilinum 5 

D Oregon beaked moss Kindbergia oreganum - 
D step moss Hylocomium splendens - 

Relevant species found in polygon (in spring) but not in plots. 
C lady fern Athyrium felix-femina - 
C three-leaved foamfiower Tiarella trifoliata - 
C sweet-scented bedstraw Galium triflorum - 
C deer fern blechnum spicant - 
C broad-leaved starfiower Trientalis latifolia - 
C sedge Carex sp. - 
D palm tree moss Leucolepis menziesii - 
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Polygon G: The Soil Moisture Regime is 4 or fresh, with some wetter areas 
throughout. The Soil Nutrient Regime is medium to rich. Although there was no seepage 
in the soil pit at the time it was dug, observations of the polygon, and comparison with 
other polygons, suggest that the water table is higher and there is more seepage than what 
was originally thought. The vegetation also suggests a richer nutrient regime similar to 
the vegetation found in polygon D. 

The humus form is a Mor with a mineral soil texture of loamy sand. There is no 
restricting layer at 60cm, and no Ae. The site series is CWHxm1 05Cw- Swordfern. 

There are trees in this polygon too wide to get an accurate age at breast height. Ages that 
were taken were mostly not accurate due to decay. Average height is 41m in the main 
canopy. The structural stage is 6m or Mature Forest with a multistoried canopy. 

Polygon G Sample Plot Vegetation List 
Layer Common Name Scientific Name % Cover 

A2 red alder Alus rubra 9 
A2 Douglas-fir Pseudotsuga mensiesii 6 
A2 western redcedar Thuja plicata 5 
A2 grand fir Abies grandis 3 
A2 western hemlock Tsuga heterophylla 2 
A3 Douglas-fir Pseudotsuga mensiesii - 
A3 western redcedar Thuja plicata - 
A3 western hemlock Tsuga heterophylla - 
B 1 western hemlock Tsuga heterophylla 3 
B 1 western redcedar Thuja plicata 3 
B 1 grand fir Abies grandis 2 
B2 salal Gaultheria shallon 9 
B2 red hucklebeny Vaccinium parvifolium 1 
B2 dull Oregon-grape Mahonia nervosa 2 
C sword fern Polystichum munitum 20 
C bracken fern Pteridium aquilinum <1 
D mosses - 

The Management Vision 

The management vision will be more fully developed by the owners and covenant 
holders, however there are a number of management issues that conducting this base line 
has brought to light. 

1. The covenants placed on the protected area are intended to facilitate management of 
Old Growth stand structure with an emphasis on retaining Douglas-fir. By incorporating 
the management goals into a provincial context the owners and covenant holders can 
support broader goals of restoring plant communities that are considered rare. The 
Conservation Data Center (CDC) is a government department whose mandate is to 
identify and promote the restoration and conservation of rare plant communities. These 
rare plant communities are found in forests with an Old Growth stand structure, so 
although we do not presently have these rare plant communities we can manage for them. 
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Through consultation with the CDC we can support conservation and restoration 
provincially and potentially gain some insight and expertise from that department. 

2. Property owners may want to consult with the highways department and/or a 
hydrologist regarding the culvert that directs water into polygon B. Water coming 
through the culvert runs over the shallow soils, without a clear channel, and destabilizes 
the shallow root systems. During major storm events in the winter there is almost always 
blowdown from this corner. Sutil Point Rd. was built before Seascape Rd., so at the time 
the culvert was put in the option was not there to direct the water flow into the ditch 
beside Seascape Rd. At this point, with Seascape Rd. roughly 70m away from where the 
culvert is, there is an option for redirecting the flow. Further investigation into the 
feasibility of this option is necessary. 

3. The owners may want to consider managing to enhance the growing space for the few 
yew shrubs/trees to promote native species diversity. 

4. Scotch broom is a potential problem along roads and could be pulled. The holly bush 
in polygon F could be pulled. 



APPENDIX VI 

LIST OF PHOTOS 

Polygon A Plot 1: 
I Plot Center 
2 From Plot Center Facing: North 
3 South 
4 East 
5 West 
6 Crown Closure 

Polygon A Plot 2: 
7 Plot Center 
8 From Plot Center Facing: North 
9 South 
10 East 
11 West 
12 Crown Closure 

Polygon A Plot 3: 
13 Plot Center 
14 From Plot Center Facing: North 
15 South 
16 East 
17 West 
18 Crown Closure 

Polygon B Plot 1: 
19 Plot Center 
20 From Plot Center Facing: North 
21 South 
22 East 
23 West 
24 Crown Closure 
25 Example of Blowdown 

Polygon C Plot 1: 
26 Plot Center 
27 From Plot Center Facing: North 
28 South 
29 East 
30 West 
31 Crown Closure 

Polygon D Plot 1: 
32 Plot Center 
33 From Plot Center Facing: North 
34 South 
35 East 
36 West 
37 Crown Closure 

Polygon D Plot 2: 
38 Plot Center 
39 From Plot Center Facing: North 



40 South 
41 East 
42 West 
43 Crown Closure 

Polygon E Plot 1: 
44 Plot Center 
45 From Plot Center Facing: North 
46 South 
47 East 
48 West 
49 Crown Closure 

Polygon F Plot 1: 
50 Plot Center 
51 From Plot Center Facing: North 
52 South 
53 East 
54 West 
55 Crown Closure 

Polygon G Plot 1: 
56 Plot Center 
57 From Plot Center Facing North 
58 South 
59 East 
60 West 
61 Crown Closure 

Soil Pits: 
62 Polygon A Plot 3 
63 Polygon A Plot 1 
64 Polygon C Plot 1 
65 Polygon A Plot 2 
66 Polygon G Plot 1 
67 Polygon B Plot 1 
68 Polygon F Plot 1 
69 Polygon D Plot 1 
70 Polygon E Plot 1 
71 Polygon D Plot 2 
72 The Well 
73 The Landing on Sutil Point Rd. 
74 The Well Rd. at the intersection with Foxglove Rd. 
75 The Well Rd. from the cedar tree on the inside corner of the sharp curve after the landing on Sutil Point 
Rd. 
76 Foxglove Rd. from the SW corner Management Area "B" 
77 Looking west into Protected Area (with boundary markers) from Foxglove Rd 
78 From East Boundary on Foxglove Rd. looking at boundary line south. 
79 From East Boundary on Foxglove Rd. looking at boundary line north 
80 North Boundary from bike trail. 
81 North Boundary looking east from bike trail. 
82 Bike trail from North Boundary. 
83 Phellinus hartigii on hemlock in Polygon D. 
84 Ganoderma applanatum on Alder. 
85 Ganoderma applanatum conk. 
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VEGETATION LIST 
Tree Layer 

Common Name Scientific Name Notes 
western hemlock Tsuga heterophylla 
Douglas-fir Pseudotsuga menziesii 
grand fir Abies grandis 
western redcedar Thuja plicata 
red Alder Alnus rubra 
big-leaf maple Acer macrophyllum 
sitka spruce Picea sitchensis I found in Polygon A 

white pine Pinus monticola 1 in Poly. A. 2 in Bi Poly C 

bitter cherry Prunus emarginata I along road in Poly. F 

Shrub Layer 
western yew Taxus brevifolia 2 in Poly. E, un Poly. A 

arbutus Arbutus menziesii Seedlings on dnveway 

salal Gaultheria shallon 
red huckleberry Vaccinium parvifolium 
twin flower Linnaea borealis 
red elderberry Sambucus racemosa 
common snowberry Symphoricarpos albus 
baidhip rose Rosa gymnocarpa 
salmon berry Rubus spectabilis 
thimble berry Rubus parviflorus 
Himilayan blackberry Rubus discolor Road side 
trailing blackberry Rubus ursinus 
scotch broom Cytisus scoparius Road side 
dull Oregon-grape Mahonia nervosa 
holly One in Polygon F 

Herb Layer 
great mullein Verbascum thapsus roadside 
common foxglove Digitalus purpurea roadside 
queens cup Clintonia uniflora 
buttercup Ranunculus repens roadside 
rattlesnake plantain Goodyera oblongifolia 
trailing yellow violet Viola sempervirens 
foamflower Tiarella trifoliata 
pearly everlasting Anaphalis margritacea 
bull thistle Cirsium vulgare roadside 
western dwarf mistletoe Arceuthobium campylopodum 
pacific bleeding heart Dicentra formosa 
broadleaved starfiower Trientalis latifolia 
sweet scented bedstraw Galium triflorum 
Indian-pipe Monotropa uniflora 
sedge Carex sp. 

VEGETATION LIST CONTINUED 



HERBS 
skunk cabbage Lysichiton americanum 
juncus Juncus sp. 
bracken fern Pteridium aquilinum 
deer fern Blechnum spicant 
sword fern Polystichum munitum 
lady fern Atherium felix-femina 

MOSSES 
wavey leaved cotton moss Plagiothecium undulatum 
step moss Hylocomium splendens 
fan moss Rhizomnium glabrescens 
rough moss Claopodium crispifolium 
coastal leafs' moss Plagiomnium isigne 
palm tree moss Leucolepis menziesii 
tree ruffle liverwort Porella navicularis 
Oregon beaked moss Kindbergia oregana 
cat tail moss Isothecium myosuroides 
lanky moss Rhtidiadelphus loreus 



APPENDIX III 

WILD LIFE LIST 
Mammals 

Common Name Scientific Name Sign 
Shrew Sorex sp. Found carcass 
White-footed mouse Peromyscus leucopus Found carcass 
Douglas squirrel Tamiasciurus douglasii sited 
House cat Resident and non-resident 
Raccoon Procyon lotor sited 
Columbia black tail deer Odocoileus hernionus sited 
Cougar Felis concolor sited 
Wolf Canis lupis scat 

Amphibians 
Pacific Tree Frog 

Birds 
Barred owl Strix varia 
Piliated woodpecker Dryocopus pileatus 
Flicker Colaptes auratus 
Winter wren Troglodytes troglodytes 
Bald eagle Haliaeetus leucocephalus 
Brown creeper Certhia americana 
Blackcapped chickadee Poecile atricapillus 
Red-breasted sapsuckers Sphyrapicus ruber 
Red tail hawk Buteo jamaicensis 
Turkey vulture Cathartes aura 
Grouse Dendragapus fuliginosus 
Hummingbird 
Robin Turdus migratorius 
Varied thrush Ixoreus naevius 
Raven Corvus corax 
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BASELINE LNVENTORY FOR TREEDOM AREA 'B' SEPTEMBER 29, 2004 

1.0 INTRODUCTION 

This report was prepared by Mary Clare Preston. The following information was collected from the 
Covenant Area over part of Lot I Section 4, Cortes Island, Sayward District. This property is owned by 
Treedom Ventures and has a conservation covenant held by The Land Conservancy and The Cortes 
Land Conservancy. This report describes the physical and biological conditions of the Covenant Area 
and will be used as a baseline inventory to perform monitoring to ensure the integrity of the covenant. 

1.1 Project Name 

Protected Area "B" Treedom Ventures Inc. 

1.2 Acknowledgement 

Attached to and forming part of the Conservation Agreement between Treedom Ventures Inc., 
Owner and The Land Conservancy of British Columbia, Covenant Holder, and the Silva Forest 
Foundation, Covenant Holder, dated as of the th day of  

The Owner hereby acknowledges and agrees that the following report and photo documentation 
provide an accurate representation of the Property, as of the reference date of this Agreement. 

Signed by: on behalf of Treedom Ventures on  

Signed by: on behalf of The Land Conservancy  

Signed by: on behalf of Silva Forest Foundation  

2.0 CONTACT INFORMATION 

2.1 Landowner Contact Information 

Name: 
Phone: 
Fax: 
Email: 
Mailing Address: 
Contact Name:  

Treedom Ventures 
935-6715 
935-6702 
saxifrages@saxifrages.org  
Box 86, Manson's Landing, BC. VOP 1KO 
Carrie Saxifrage 

2.2 Covenantee Contact Information 

Name: 
Phone: 
Fax: 
Email: 
Mailing Address: 
Contact Name:  

The Land Conservancy 
(250) 479-8301 mobile (250) 888-7745 
(250) 658-8632 
paula@conservancy.bc.ca  
5793 Old West Saanich Rd, Victoria, BC V9E 2H2 
Paula Hesje 
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2.3 Surveyors 
Name: 
Phone: 
Email: 
Mailing Address: 
Affiliation: 

Mary Clare Preston 
(250) 935-6384 
mcbw@oberon.ark.com  
Box 115 Manson's Landing, BC. VOP IKO 
Independent Contractor 

2.4 Dates 
This Survey was performed on May 1 5' and 1 8th  and between August and 21 th  of 2004 

3.0 PROPERTY LOCATION 

3.1 Detailed Property Location 

Parcel Identifier: 003-697-703 
Legal Description: Lot 1, Section 4, Cortes Island, Sayward District, Plan V1P73277 
Portion Covenanted: The portion designated as "Covenant Area" 
Zoning: RU 
Universal Transverse Mercator (UTM) Grid: UTM Grid Zone 10 359 760; 5 545 520 
Latitude and Longitude: 
Map Sheets: 1:20,000 BCGS map no. 92K.006 
Aerial Photos: 
Surface Area: .870 ha 
Elevation: Sea Level to approximately 35m 
Property Position: Plain 
Right of Access: 
Directions to Property: From the Whaletown Ferry Dock, follow the signs to Manson's 
Landing. After you get off the ferry you will be on Harbour Rd. Follow Harbour Rd. to 
Carrington Bay Rd. Turn Right on to Carrington Bay Rd. Follow Carrington Bay Rd. to 
Whaletown Rd. Turn Left on to Whaletown Rd. Follow Whaletown Rd. to Gorge Harbour Rd. 
This is recognizable as a fork in the road as you go up hill. There is also a sharp corner. Take 
the right fork. Stay on Gorge Harbour Rd. until you come to a Tee. Turn right on to Seaford Rd. 
Follow Seaford until you come to another Tee. Turn left on to Sutil Point Rd. You will pass 
Manson's Hall. Follow Sutil Point until you see Seascape Rd. Turn Left. The property is on the 
left side of Seascape Rd. Foxglove Lane is a private road on the Treedom property and it is the 
first left. There is a trail that starts at the end of that Lane and it goes out to the Covenanted 
Area. 

3.2 How to Find Property Corners/Boundaries 
The northwest corner marker is visible from the path to Hank's Beach. The northeast marker is a 
capped post on a rock outcrop. The southern boundary is just south of the path down to the beach. 
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Figure 1, Property Location Map 
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4.0 ECOLOGICAL DESIGNATION 

Ecoprovince: The property is located in the Georgia Depression Ecoprovince and the Georgia-
Puegot Basin Ecoregion 
Biogeoclimatic Unit: The Biogeoclimatic Unit is Coastal Douglas Fir moist maritime 
(CDFmm). 

4.1 Broad Ecological Conditions 
The boundary between the CDFmm and Coastal Western Hemlock very dry maritime runs between 
southern Cortes Island and Hernando Island. As such it was not immediately clear which subzone the 
property is located in, and there do seem to be some transitional characteristics. Zonal sites, or those 
with a medium soil moisture and nutrient regime, place the property in the CDFmm subzone. Evidence 
for this classification is that zonal sites contain lots of ocean-spray and snowberry. Zonal sites also 
contain arbutus and western trumpet honeysuckle which are not present in zonal CWHxm. 

5.0 OTHER STUDIES 

The Conservation Data Center identifies this plant community as Red Listed. 

6.0 PROCEDURES 

6.1 Number and Location of Polygons 
All survey pins were located, numbered and mapped. The property was traversed with a compass and 
hip chain. Natural and physical features were mapped and photographed. Two distinct polygons were 
identified based the natural and physical features they contain. Polygons are identified by a letter. 
Representative sample sites were determined and tied in to survey pins. 

6.2 Number and Location of Sites 
There are three sites, two in polygon A and one in polygon B. Site Alis located 48m at 258° from Pin 
#2, with a Douglas Fir at the plot center. Site A2 is located 26m at 38° from Pin #5, with a Douglas Fir 
at the plot center. Site B 1 is located 20m at 228° from Pin #2, with an Arbutus tree branch at plot 
center. 

6.3 Photographs 
Photographs were taken along the northern boundary, in the sample sites as well as those showing a 
representation of the natural and physical features of the property. 

6.4 Type of Marker: 
No marker was used to locate the plot center. Plot centers are close enough from their tie in points that 
they are easily found with compass and chain. 
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6.5 Equipment 
Chain: 
Compass: 
Clinometer: 
Tape: 
Camera: 
Shovel: 

Hip-Chain Topometric Products Ltd. 
Suunto MC-2 **Declinatjon  set at 200** 
Suunto PM-5/360 PC 
SOKKIA — Esalon fiberglass 50m tape 
Olympus Digital D-550 Zoom 
Garden spade 

7.0 LAND USE 

7.1 Development Status 
There are currently no plans to develop covenanted area "B" and covenants protect the area from future 
development. Adjacent areas of Treedom will see the development of two house sites along the beach. 

7.2 History of Land Use 

7.3 Current Use 
The beaches in front and adjacent to this property are well used year round but particularly in the 
summer. It is currently possible to drive down to the property through adjacent Weyerhaeuser lands. 
There are paths on the property that lead down to the beaches that are well used. The bush directly 
beside the beach is used as a toilet, although there is minimal sign of this. We encourage people to stay 
on the paths through signs posted on them. The signs also point out that the area is protected under 
covenants and that it is for day use only. There is one spot (see map) that looks like a perfect campsite, 
and people do occasionally camp there although they are asked to leave if they are seen. 

7.4 Management 
Shareholders of Treedom regularly visit the covenanted area and assess the impact of people, storms 
etc. If people are camped they are asked to leave. Signs are posted stating that the area is protected, for 
day use only, and that people are asked to stay on the paths. Paths are cleared of blown down trees. 

8.0 SIGNIFICANCE 

8.1 Ecological Significance 
The B.C. Conservation Data Center (CDC) has identified plant communities that it designates as rare 
and as such Red Listed. These plant communities are potentially found within the old and mature 
structural stages of a number of site series. The CDC identifies a plant community called Douglas-fir — 
arbutus that is represented by polygon A. The CDC status comments states: 

This community type occurs as small patch systems within a very narrow range 
and is heavily impacted by past land use and development pressures. It is frequently 
invaded by introduced species and few good to excellent condition sites are known to occur. 
This red listed community is declining and is threatened by constant development pressures 
as well as exotic invasives, grazing and fire suppression. It does occur, in small patches, in 
Capital Regional District parks and provincial parks. 
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8.2 Other Values 
This land is used by many people to access the beach. It is an extension of the Banks beach area, and in 
fact many people include it as part of Hanks beach. 

9.0 DISTURBANCES 

9.1 Natural Disturbances 
Fire, wind, drought, and disease are the main potential disturbances in this area. There is no recent (last 
80 years) evidence of any of these disturbances with the exception of drought. On the bluffs (po1ygon 
B) there were several arbutus and fir trees that died this year due probably to the drought-like 
conditions of this summer. Cytisus scoparius (Scotch broom) has invaded the southern corner of the 
property adjacent to the beach. 

9.2 Anthropogenic Disturbances 
There are a number of anthropogenic disturbances and the potential for more. Because the adjacent 
beaches are so heavily used the forest behind them get used as a bathroom, people trample in the woods 
and sometimes camp. 

10.0 ADJOINING LANDS 

10.1 Potential for Encroachment or Disturbance 
The adjacent lands not owned by Treedom are currently owned by Weyerhaeuser. They have plans to 
sell these private lands in the near future. The potential and degree of encroachment will greatly depend 
on who buys that land. 

10.2 Potential for Connectivity 

Depending on who buys the adjacent property there is a great potential for connectivity both for flora 
and fauna. 

11.0 CLIMATE 

11.1 Weather during the Study Period 
The field work was carried out a little bit at a time beginning in the spring and carrying through the 
summer. The weather was clear and sunny. 

11.2 Annual Weather Patterns and Seasonality 
The weather patterns are marked by seasonal extremes. The summer is characterized by long periods 
with no rain and in the winter this property takes the full impact of the storms from the southeast which 
are characterized by high winds and driving rain. 
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12.0 LANDSCAPE AND PHYSICAL FEATURES 

12.1 Topography 
The ocean forms one of the boundaries of the property and slopes upward. Polygon A is characterized 
by gradual slopes ranging from 4 to 25%. Polygon B is characterized by bluffs that have up to 
approximately 20m straight drops, with a great variability in rocky out crops. 

12.2 Soils 
The soil in Polygon A is brunisol with a well developed LFH. It is distinguished from podzols in that it 
has a Bm horizon and a Bf of less than 10cm. In Polygon B there is little or no soil profile to classify. 

12.3 Water Bodies 
The southern boundary of the property is ocean front with some sandy beach, cobble and boulder 
beach, as well as bedrock and cliff faces. 

13.0 KEY SPECIES 

13.1 Rare Species and Communities 
An Elgaria coerulea principis Northern Alligator Lizard was observed in Polygon A on May 18, 2004. 
Northern Alligator Lizards are Yellow listed with an S4S5 ranking. The CDC considers yellow listed 
animals with an S4 ranking to be of conservation concern either because they have a small range or low 
abundance in BC, they have shown provincial declines, or there are perceived long-term threats to the 
species. 

13.2 Exotic Species 
Cytisus scoparis, Scotch Broom, is invading the southern corner of the property. 

14.0 WILDLIFE FEATURES 
There were no extraordinary wildlife features noted with the exception of the alligator lizard. There is 
the normal evidence of a healthy deer population and the few large trees that stand out on the bluff are 
excellent perch habitat for Haliaeetus leucocephalus (bald eagle) 

15.0 CONSERVATION PRIORITIES 
Conservation priorities are explained in the covenant. 

16.0 COMPLETENESS OF SURVEY 

With respect to vegetation and ecosystem classification, the survey is fairly complete. There are many 
mosses and some lichens still to be identified that haven't been due to the surveyor's lack of 
knowledge. There are many fungi, which are an intricate part of nutrient cycling, which could be 
identified and inventoried. The wildlife list compiled is based on sightings by residence of Treedom, as 
well as signs noted during fieldwork. Specific wildlife habitat analysis was not undertaken. Many bird 
species have not been identified due to the surveyor's lack of knowledge. 
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17.0 MATERIALS ATTACHED 
N/A. 

18.0 DETAILED PROPERTY DESCRIPTION 

This section describes the entire covenanted area by polygon and the data accumulated in the sample 
plots. Locations of the polygons and sample plots are documented on the Baseline Map. From an iron 
survey pin each plot is located by following the documented azimuth and distance to the plot centre. 

The property is generally south facing and stratified into two polygons. Polygon 1 contains forests 
whose structural stage can be considered Mature Forest. A Mature Forest on the coast is recognized as 
having an average age of between 80 and 250 years in the main canopy. The meso-slope position is 
lower. The structural stage in Polygon 2 is Sparse/Bryoid with mostly exposed bedrock and minimal 
soil development. Unidentified mosses and lichens dominate this polygon. The meso-slope position is 
crest with no distinct aspect. 

The Property Description Map and the Baseline Map are located in the Appendicies. 

In the spring, a vegetation inventory was compiled for the whole covenant area which includes plants 
that were not necessarily found in the sample sites. 
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Table 1 Vegetation on Covenant Area B 
Scientific Name Common Name 

Trees 
Pseudotsuga mensiesii Douglas fir 
Arbutus mensiesii arbutus 
Thuja plicata western red-cedar 
Pinus con torta lodgepole pine 

Shrubs and Herbs 
Gaultheria shallon salal 
Polyshticum munitum sword fern 
Rubus ursinus trailing blackberry 
Lonicera ciliosa western trumpet honeysuckle 
Osmorhiza chilensis mountain sweet-cicely 
Mahonia nervosa Oregon grape 
Vaccinium parviflorum red huckleberry 
Pteridium aquilinum bracken fern 
Rosa gymnocarpa baidhip rose 
Aquilegiaformosa colombine 
Satureja douglasii yerba buena 
Crataegus douglasii black hawthorn 
Trientalis latfolia star flower 
Violasp violet 
Cytisus scoparius Scotch broom 
Heracium umbellatum narrow-leaved hawkweed 
Fragaria wild strawberry 
Galium trflorum sweet-scented bedstraw 
Galium aparine cleavers 
Rubus discolor blackberry 
Achillea millefolium yarrow 
Plantago macrocarpa Alaska plantain 
Symphorocarpus albus snowberry 
Amelanchier alnifolia Saskatoon 
Vicia americana American vetch 
Medicago lupulina black medic 
Jun iperus communis juniper 
Cerastium arvense field Chickweed 
Ranunculus occidentalis western buttercup 
Grindelia intergrfolia entire-leaved gum weed 
Arctostaphylos columbiana hairy manzanita 
Arctostaphylos uva-ursi kinnickinnick 
Arctostaphylos x media hybrid of manzanita and kinnickinnick 
Polypodium glycyrrhiza licorice fern 

Adenocaulon bicolor pathfinder 
Holodiscus discolor ocean spray 

10 



BASELINE INVENTORY FOR TREEDOM AREA 'B' SEPTEMBER 29, 2004 

18.1 Polygon 1 

18.1.1 Polygon 1 Description 
There are two sections to Polygon 1. The first is on the west side of the property and the second is 
between the two bedrock bluffs that are designated Polygon 2. 

18.1.2 Polygon 1, Site 1 

18.1.2.1 Date Surveyed: August 18, 2004 

18.1.2.2 Location 
Site Location: Plot center is 48m from IP #2 at 258° (to the south of a large Douglas fir tree). 

18.1.2.3 Description 
Aspect: South 
Elevation: approx. 6m 
Mesoslope Position: lower 
Slope: 0-12% 
Surface Substrate: humus 
Soil Nutrient Regime: Medium 
Soil Moisture Regime: 4 
Percent Cover: 

Layer A: 35 
Layer B: 80 
Layer C: 30 
LayerD: 10 

Structural Stage: MF(6) 
Crown Closure: 35% 
Biogeoclimatic Zone: CDFmm 
Site Series: 01 

18.1.2.4 Vegetation 

Table 2. Polwonl. Site 1 Veetatzon List 
Scientific Name Common Name Layer Vigour Distribution 
Pseudotsuga menziesii Douglas fir A 3 8 
Vaccinium parvfolium red hucklberry B 1 2 4 
Pteridium aquilinum bracken fern B2 2 4 
Gaultheria shallon salal B1/B2 4 8 
Mahonia nervosa dull Oregon-grape B2 3 5 
Rosa gymnocarpa baldhip rose B 1 2 4 
Rubus ursinus trailing blackberry C 3 6 
Trientalis latifolia broad-leaved starfiower C 2 4 
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18.1.2.5 Photographs 
Figure 5, Polygon 1, Site 1 Photograph Information 

18.1.3 Polygon 1, Site 2 

18.1.3.1 Date Surveyed: August 11, 2004 

18.1.3.2 Location 

Site Location: Plot center is 26m from IP #5 at 38° (to the south of a large Douglas fir tree). 

18.1.3.3 Description 

Aspect: South 
Elevation: approx. lOm 
Mesoslope Position: Lower 
Slope: 9-25% 
Surface Substrate: Humus 
Soil Nutrient Regime: 4 
Soil Moisture Regime: M 
Percent Cover: 

Layer A: 15% 
Layer B: 70% 
Layer C: 7% 
LayerD: 15% 

Structural Stage: Mature Forest 
Crown Closure: 25% 
Biogeoclimatic Zone: CDFmm 
Site Series: 01 

18.1.3.4 Disturbances 
There is a path running through the site. 

18.1.3.5 Vegetation 
Table 3, Polygon], Site 2 Vegetation List 

Scientific Name Common Name Layer Vigour Distribution 
Pseudotsuga menziesii Douglas fir A/B/C 4 8 
Thuja plicata western red cedar B 1 3 2 
Arbutus mensiseii arbutus A2/A3/B/C 3 5 
Pteridium aquilinum bracken fern B2 2 2 
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Gaultheria shallon salal B1/B2 4 6 

Mahonia nervosa dull Oregon-grape B2 3 4 

Rosa gymnocarpa baldhip rose B 1 3 6 

Rubus ursinus trailing blackberry C 2 4 

Trientalis latfolia broad-leaved starfiower C 3 4 

Symphoricarpos a/bus snowberry B2 3 5 

Crataegus douglasii black hawthorn B 1 2 1 
Rubus discolor Himalayan blackberry B2 2 2 
Satureja douglasii yerba buena B2 3 2 
Heracium umbellatum narrow-leaved hawkweed B2 3 2 
Lonicera ciliosa western trumpet honeysuckle B2 2 2 
Holodiscus oceanspray Bi 2 2 

18.1.3.6 Photographs 
Figure 6, Polygon 1, Site 2 Photograph Information 

18.2 Polygon 2 

18.2.1 Polygon 2 Description 
There are two sections to Polygon 2. They are located on both the bluffs. 

18.2.2 Polygon 2, Site 1 

18.2.2.1 Date Surveyed: August 18, 2004 

18.2.2.2 Location 

Site Location: Plot center is 48m from IP #2 at 258° (to the south of a large Douglas fir tree). 

18.2.2.3 Description 

Aspect: N/A Bluff on south eastern shore 
Elevation: approx. 2Dm 
Mesoslope Position: crest 
Slope: 18% to cliff face 
Surface Substrate: bedrock 
Soil Nutrient Regime: N/A 
Soil Moisture Regime: N/A 
Percent Cover: 

Layer A: 2% 
Layer B: 10% 
Layer C: 10% 
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LayerD: 50% 
Structural Stage: lb sparse/briod 
Crown Closure: <2% 
Biogeoclimatic Zone: CDFmm 
Site Series: 02 FdPl - Arbutus 

18.2.2.4 Disturbances 

Some trampling from hikers noted. There is a spot that has been used by campers where there is a 
concentration of trampling. 

18.2.2.5 Vegetation 
Table 4, Polygon 2, Site 1 Vegetation List 
Scientific Name Common Name Layer Vigour Distribution 
Pseudotsuga menziesii Douglas fir A/B/C 0-2 2 
Arbutus mensiseii arbutus A2/A3/B/C 0-2 2 
Pinus contorta shore pine A/B/C 2 1 
Juniperus communus common juniper B2 2 1 
Amalanchier alnifolia saskatoon B2 1 1 

grasses C 3 5 
mosses and lichens D 3 6 
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18.2.2.6 Photographs 
Figure 7, Polygon 2, Site 1 Photograph Information 
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19.0 VISUAL DESCRIPTORS 

19.1 Photograph Location and Monitoring Route Map 

See Baseline map in Appendix Four. 

19.2 Photo Stops 

19.2.1 Photo Stop 1 

19.2.2 Photo Stop 2 

19.2.3 Photo Stop 3 

19.2.4 Photo Stop 4 

19.2.5 Photo Stop 5 

19.2.6 Photo Stop 
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19.2.7 Photo Stop 7 

19.2.8 Photo Stop 8 

19.2.9 Photo Stop 9 

19.2.10 Photo Stop 10 

19.2.11 Photo Stop 11 
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21.0 APPENDICES 
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SCHEDULE C 

MANAGEMENT PLAN 

A. General Statement of objectives for the Land 

1. Objectives for Protected Area A 

In Protected Area A, Treedom intends to manage for the protection and restoration of Old Growth 
Douglas Fir forest structure, composition and function. Target forest structure will be multi-
canopy. This will include managing for the establishment of full cycle climatic climax and edaphic 
climax species throughout the stand including and especially Pseudotsuga menziesii (Douglas fir) 
and Thuja plicata (western red cedar). Pinus monticola (western white pine), Picea sitchensis 
(Sitka spruce), and Taxus brevifolia (western yew) where present, will be managed through their 
full cycle. Gaps will not exceed two tree lengths as a result of management practices. Restoration 
activities may include creating snags and coarse woody debris, planting, thinning, and brushing. 
Restoration of natural hydrology patterns may be conducted with a better understanding of the 
impact of the seasonal ditch water flow from the two culverts under Sutil pt. road. Surface water 
flow may be redirected to maintain water quality in the shallow well. 

2. Objectives for Residential Area A (Formerly Management Area A) 

In Residential Area A our objective will be to maintain healthy ecosystem function subject to it's 
primary use as a residential area. Care will be taken to maintain canopy and structure between 
house sites, especially the presence of older age classes and species diversity for healthy 
ecosystem function. The area known as the Mill Site will be managed cooperatively by residents 
for, but not restricted to gardens and an orchard. 

3. Objectives for Protected Area B 

The objective for Protected Area B is to reserve, protect and enhance the natural forests 
structure. Exotic plants may be removed (eg. Scotch Broom) however no other harvesting will be 
permitted. A path along the western edge and through to the cove will be maintained. Creation 
and use of other trails will be discouraged, though created only where necessary to protect 
delicate bluff areas. Protecting the beach front forest may require the construction of an outhouse 
in the future. 

4. Objectives for Residential area B 

Residential area B is a houses site. The owner may construct a dwelling house, accessory 
buildings, water delivery systems, wells and septic disposal systems, provided that the area to be 
cleared within Management Area B for such purposes not exceeds 0.25 hectares. 

B. Protected Area A Plan 

The Baseline Document stratifies the protected area into seven management polygons or stands. 
Stratification was based on differences in structure and composition, including soil 
moisture/nutrient classifications, species composition and current road locations. All plans for 
restoration and modification activity will be made with reference to a specific polygon as each 
polygon has different characteristics. 

Throughout the Protected Area care wiii be taken to observe and allow the natural succession 
processes on the micro site level. For example, trees that die whether they stay standing, fall 
naturally, or blow over, will be considered for their function as large CWD as well as their timber 
value, favouring the objective of enhancing the amount of large course woody debris. To this 
end, when a tree falls down naturally, no more than 40% of the stem may be taken for timber or 
firewood. Small coarse woody debris is also valuable and, within reason, will be retained. Small 



coarse woody debris will be cut to lie low on the forest floor to mitigate potential forest fire hazard. 
All maple trees will be protected through their life cycle. A minimum of 50%of all maple stems 
>40cm will be left on the ground as nurse logs. 50% of stems >40cm may be used for artisan 
purposes. All Yew trees, and Arbutus will be retained, and micro sites containing them will be 
reserved and enhanced to encourage their growth. 

In areas where trees are harvested care will be taken to leave thrifty trees behind, especially 
Douglas fir and Western Red Cedar. Class 1 wildlife trees may be designated and the bases 
ringed to a suggested number of 2 trees/ha. The number of naturally occurring wildlife trees will 
not be regulated. In the event of a stand level blow down event a minimum of 25% to 50% of the 
total stand density will be retained. 

The root rot center near Photo point 1 in polygon A will be protected as a wildlife tree reserve with 
a one tree length buffer. 

Harvesting of non-timber forest products eg medicinal plants, salal, and conks will be permitted 
when it can be done without depleting those species function in the forest. Harvesting is limited to 
not removing more than 30% of a particular product in any specific small area over a five year 
period to ensure that the population being harvested is maintained across the forest. Harvesting 
will also be dispersed over as wide an area as possible. 

Management Polygons A and C 

Polygon descriptions 
Polygon A: 6 6ha The Soil Moisture Regime ranges from 2-4, but predominantly 4 or Fresh 
The area has an average slope of less than 5%, medium particle size, and there were no mottles 
present in the soil pits Although the water table was present in two soil pits, this is due to seasonal 
fluctuation and not expected during the majority of the growing season. Soil Nutrient Regime 
ranges from poor to medium, but predominantly medium with medium coloured soils, medium 
particle size, and the presence of a Mor humus form. 

The mineral soil texture is sandy to loamy sand with variable coarse fragment content. Two soil 
pits had no root restricting layer, and m one pit hardpan was hit at 60cm The site series of this 
polygon is 01 HwFd — Kindbergia 

The average height of trees in the main canopy is 37m and the breast height age average is 80 
years. This polygon is just emerging out of a Young Forest structural stage and into a Mature 
Forest The canopy is still quite dense with crown closures around 40% 

Polygon C: The Soil Moisture Regime is 4 due to the flat slope, medium particle size and absence 
of water table. The Soil Nutrient Regime is poor due to the light coloured soil and medium particle 
size 

The mineral soil texture is sandy, with no root restricting layer at 90cm There is less than 20% 
coarse fragment content The humus form is a Mor with a 10cm LFH and an Ae 5cm thick The 
site series of this polygon is 01 HwFd — Kindbergia. 

The distinguishing feature of this polygon is that the main canopy is almost exclusively Douglas 
fir. The few trees present in the understory are western red cedar, hemlock, and a minor 
component of white pine. The average measured breast height age and height of trees in the main 
canopy is 89 years and 38 6m respectively. It has a mature stand structure that is single-storied 
with 85% cover of Salal on the ground 

50% of Management Polygons A and C can be thinned to a maximum removal of 40% of the 
current basal area one time in the next 50 years. Trees favoured for retention will be the larger 
thrifty Douglas fir, any cedar and rare species like western white pine, and Sitka spruce. Many of 
the trees removed will be intermediate but not all. The objective of the thinning is to reduce lateral 
competition in the main canopy and encourage multilayered structure from the main canopy 



down. The pattern of removal will be unevenly distributed throughout the area to be thinned with 
no less than four dominant or co-dominant trees in retained in a check plot with a BAF 6 prism. 
Trees harvested will be topped and limbed where they lie. Slash will be bucked to lie low to the 
ground to reduce fire hazard. A target number of 5 to 10 larger stems per ha of trees cut will be 
left as large coarse woody debris. 

Beyond this one time cut, tree cutting will not exceed 5% of the dominant and co-dominant trees 
in any one cut, and not more than 15% of the dominant and co-dominant trees the next 50-year 
period. After 50 years the land owners will evaluate this guideline, keeping in mind the overall 
goal is to restore and maintain an old growth Douglas-fir forest through time. Achieving this 
overarching goal may require adjustment of this guideline after 50 years. 

Management polygon B 

Polygon description: 
Polygon B: The Soil Moisture Regime is 6. The soil is imperfectly drained, due to the presence of 
seepage from a high water table as well as the presence of a culvert which directs the flow of ditch 
water into the polygon over relatively shallow soils. The Soil Nutrient Regime is Rich due to the 
medium particle size, medium to dark soil color, and the presence of seepage 

A layer of tightly packed till with boulders creates a root restricting layer varying to 35cm The 
soil texture is a sandy clay loam with a coarse fragment content between 20 and 35%. Based on 
soil moisture and nutrient regimes the site series of the polygon is 07, however the vegetation list 
is more indicative of 06 HwCw — Deerfern with elements of O7Cw — Foamfiower and 12 CwSs — 
Skunk cabbage. 

One big leaf maple in the plot measured 140.5cm diameter at breast height The structural stage is 
Mature Forest with measured heights in main canopy averaging 39m and a measured age range of 
73 to approximately 120 years at breast height. This polygon frequently experiences blow down in 
the winter. This is due to a combination of increased water flow from the culvert under Sutil point 
road and the shallow root restricting layers 

Management polygon B will be set aside as a reserve. The impact of water flow from the culvert 
under Sutil pt. road may be managed to protect the shallow soils. 

Management polygon D 
Polygon Description: 

Polygon D: The Soil Moisture Regime is 4 due to the flat slope, and medium particle size. The 
Soil Nutrient Regime is rich due to the medium particle size, medium soil colour and the presence 
of seepage. The vegetation list also supports a richer nutrient regime, with sword fern dominating 
the understory as well as the presence of sweet scented bedstraw, and three-leafed foam flower. 
Western redcedar dominates the main canopy, with varying amounts of Douglas-fir, grand fir and 
hemlock. 

The mineral soil sandy to loamy sand with a coarse fragment content of less than 20% In one plot 
the root restricting layer at 50cm is hardpan, while the other plot has no root restriction at 70cm. 
The water table in this polygon is high with seepage present in both soil pits. The site series of 
this polygon is 05 Cw — Swordfern. 

The trees in this polygon are the tallest overall with an average height of 41m The tallest 
measured tree is in this polygon at 49 im and it is a grand fir Measured breast height age average 
is 74 years however there were trees whose DBH were too wide to hit the center and were not 
included in calculating the average age. The true age of the main canopy can be considered older 
than 80 years and the stand structure supports a Mature Forest classification with a multi-storied 
canopy. 



Management polygon D contains a large cedar grove which already has many old growth 
characteristics and will be reserved. Tree cutting will not exceed 5% of the dominant and co-
dominant trees in any one cut, and not more than 15% of the dominant and co-dominant trees the 
next 50-year period. 

Management polygons E and F 
Polygon Description: 

Polygon E: The Soil Moisture Regime is 4 due to the flat slope, and medium particle size. Soil 
Nutrient Regime is rich due to the medium particle size, medium soil colour and presence of 
seepage The vegetation in the understory, like polygon D supports a richer nutrient regime, with 
sword fern dominating There are also plants in this polygon associated with a moister site 
series 

The mineral soil texture is sandy with a coarse fragment content of less than 20%. There is a root 
restricting layer of hardpan at 105cm, and seepage at 95cm. The humus form is a Mor with a very 
thin Ae and an LFH 12cm thick. The site series of this polygon is 05 Cw — Swordfern with a 
component of 06 HwCw — Deer fern. 

The tallest tree measured in this polygon was 41 3m Two other trees measured were in the 
intermediate layer and were 21.7 and 27.lm. Breast height ages ranged from 53 to 94 years The 
stand structure has been altered by logging. There are not a significant enough number of mature 
trees in the main canopy to consider this a Mature Forest There is also a large percentage of seral 
Alnus rubra in the main canopy This forest is therefore classified as a Young Forest 

Polygon F: The Soil Moisture Regime is 4 or fresh, with some wetter areas throughout. The Soil 
Nutrient Regime is rich due to the medium particle size, soil colour and the presence of seepage. 
The vegetation in the understory is well developed and includes plants from both the 05 and 06 
site series. 

The humus form is a Mor with an 11cm thick LFH and the presence of an Ae layer There is a 
root restricting layer at 70cm of packed till. The mineral soil texture is loamy sand The site series 
of this polygon is 05 Cw — Swordfern with a component of 06 HwCw — Deerfern 

The structural stage is Si or Young Forest with irregular stand structure due to previous harvestmg. 
The overstorey is very open with seral species (Alnus rubra) in the main canopy Crown closure of 
the main canopy is 20%. There are dommant larger (older) trees outside plot. The average height 
of co-dominant trees in the plot is 26m. The ring spacing suggests that the hemlock species have 
released in the last 20 years. 

This polygon will not have trees removed except where they may be in danger of falling on the 
roads. Previous logging focused primarily on selecting the large Douglas fir for removal. 
Management of these two polygons may include planting Douglas fir and brushing around them 
and transplanting existing natural regeneration from surrounding areas. There are patches of 
young hemlocks and grand fir that may be appropriate to thin within this 50 year period to 
encourage the establishment of Douglas-fir and Cedar to provide old growth characteristics, and 
to reduce fuel loading. 

Management Polygon G 
Polygon Description: 

Polygon G: The Soil Moisture Regime is 4 or fresh, with some wetter areas throughout. The Soil 
Nutrient Regime is medium to rich. Although there was no seepage in the soil pit at the time it was 
dug, observations of the polygon, and comparison with other polygons, suggest that the water 
table is higher and there is more seepage than what was originally thought The vegetation also 
suggests a richer nutrient regime similar to the vegetation found in polygon D. 

The humus form is a Mor with a mineral soil texture of loamy sand. There is no restricting layer at 
60cm, and no Ae. The site series is CWHxml 05Cw- Swordfern. 



There are trees in this polygon too wide to get an accurate age at breast height. Ages that were 
taken were mostly not accurate due to decay. Average height is 41m in the main canopy. The 
structural stage is 6m or Mature Forest with a multistoried canopy. 

This polygon may have some trees harvested not exceeding 5% of the dominant and co-
dominant trees in any one cut, and not more than 15% of the dominant and co-dominant trees in 
the next 50-year period. Any trees cut adjacent to Residential Area B will not exceed the 
restriction. 

Access for Timber Extraction 
A permanent access plan will be developed using the map of existing vehicular roads, skid trails, 
and other constructed features. With the development of ground level plans for timber extraction 
the owners will decide which of these features will be retained, which will be restored, and where 
additional permanent features will be constructed for timber extraction. Skid trail construction will 
be limited to upgrading already existing skid trails, unless they have become seasonal streams. 
New skid trails will not exceed 1.0% of the Protected Area. The well road will be upgraded to 
protect to the well and manage the seasonal water flow. 

Standards that will be followed in restoration and modification activities 
During harvesting of trees in polygons A and C care will be taken to limit scaring on leave trees. 
Rub trees will be designated and either be left as potential wildlife trees, or included in the target 
volume for removal. Care will be taken to minimize soil disturbances including compaction, 

Timetable forest restoration and modification activities 
This plan is intended to guide restoration and modification activities for the next 50 years. The 
main harvest in polygons A and C may happen all at once in the next 5 years. Prior to harvest 
access roads will be planned to be permanently established. Removal of trees for fire wood will 
be on going through the next fifty years. 

Provision for the construction of Wells 
Treedom shall be allowed to construct wells in the protected area under the following conditions: 

a) no living tree shall be cut that is not in accordance with the management plan. 
b) any structures built to protect/secure the well must be as minimal a footprint and height 

as practical. 
c) any ditching to bury water or power lines shall follow existing roadways or be done by 

hand to minimize impacts. 
d) all water from these wells must be used on Treedom for domestic or agricultural use 

unless it can be proved to covenant holder's satisfaction that the water used is unrelated 
to long-term health of the protected area. 

Description of indicators that will be used to monitor compliance with covenant: 
Indicators used to monitor compliance with the covenant will be determined through consultation 
with covenant holders. 

C. Residential Area A 

The 'Residential Area" is located to the east of Protected Area A as shown on the map. This area 
will contain five house sites not exceeding 2 acres each. Outside of the house site boundaries 
care will be taken to protect Sitka spruce (Picea sitchensis) over 50cm dbh. Douglas fir over 
75cm dbh will also be protected from harvest if there are no other trees of it's stature within a lOm 
radius. Care will be taken to mitigate for potential blow down along the boundary of the protected 
areas. A one tree length buffer along the boundary of the protected areas will be designated. 
Trees will not be cut within this buffer area with the exception of areas known as "the mill site" 
and "dogwood meadow". In the "mill site" and "dogwood meadow" any tree removal will be done 
with the intention of mitigating for minimal damage from strong wind events. 
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STAFF REPORT 

DATE: July 5, 2021 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 ADDITIONAL HOUSING 
DENSITY AT 1062 SEASCAPE ROAD. 

PLANNING FILE No. 3320-20/CP lB 21 and 3360-2OIRZ B 21 

ROLL NO.: 772 16115.435 PID No.: 025-280-635 

APPLICANT: Treedom Ventures Inc. 

LAND DESCRIPTION: Lot 1, Section 4, Sayward District, Plan VlP73277 

CIVIC ADDRESS: 1062 Seascape Road, Manson's Landing BC 

OCP BYLAW: Bylaw 139 "Cortes Island Official Community Plan Bylaw, 2012" 

DESIGNATION: Rural Residential/Rural 

PROPOSED OCP: Community Land Stewardship (CLS) 

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

EXISTING ZONE: Rural One (RU-i) 

PROPOSED ZONE: Community Land Stewardship One (CLS-1) 

PURPOSE 
To consider an application to re-designate and rezone a 33.1-hectare parcel of land to facilitate 
the development of up to seven dwellings on the parcel. 

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). 
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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 a 33.1-hectare parcel situated at 1062 
Seascape Road, Mansons Landing from Rural Residential I Rural to Community Land 
Stewardship and to rezone the parcel from Rural One (RU-I) to Community Land Stewardship 
One (CLS-1), to allow for an increase in residential density from 5 dwellings plus a 60-square 
metre cottage, to 7 dwellings in total. The proposed zoning would allow a maximum of eight 
dwellings plus a cottage on a parcel of this size, subject to Island Health requirements. Currently, 
4 dwellings exist on the property, two of which have septic systems registered with Island Health. 

The attached site map shows up to seven proposed building sites, but only three of these will be 
developed, based on suitability for septic field percolation. The proposal appears consistent with 
the overall vision of the OCP and meets the objectives of the Community Land Stewardship 
designation including covenant protection of sensitive areas, a corporation to manage and 
maintain the property and the provision of public access to the waterfront. 

RECOMMENDATIONS 

1. THAT the report from the Chief Administrative Officer be received; 

2. THAT the Committee recommend that Bylaws No. 434 and 435 be forwarded to the Board 
for first and second readings. 

3. THAT the Committee recommend the Board authorize a public hearing to consider Bylaws 
No. 434 and 435, and 

THAT the public hearing be held at a date and time to be determined. 

Respectfully: 

Dave Leitch 
Chief Administrative Officer 

BACKGROUND 
The subject property is located within a rural area of Electoral Area 'B' (Cortes Island) as indicated 
on the location plan and bounded by Seascape Road to the south, Sutil Point Road to the west, 
Forestry One (F-i) zoned land and Hanks Beach Forest Park to the north and Rural One (RU-i) 
zoned land and the ocean to the east. The applicants acquired the property in 1999 for the 
purpose of establishing a housing partnership on the property, while protecting areas of ecological 
significance by way of three restrictive covenants registered on title. The covenants are held by 
The Land Conservancy and each of them has a different function; one covers the residential area, 
a second protects 16 hectares of old growth forest to the west, while the third protects the coastal 
bluff area at the extreme east of the property. The Land Conservancy monitors these covenants 
on an annual basis. 

The proposal is to amend the Cortes Island Official Community Plan and the Cortes Island Zoning 
Bylaw to re-designate the 33.i-hectare parcel from Rural Residential and Rural to Community 
Land Stewardship and to rezone from Rural One (RU-i) to Community Land Stewardship One 
(CLS-1) to allow for an increase in residential density from 5 dwelling units plus a 60 square metre 
cottage to 7 units in total. The CLS-1 zoning would allow a maximum of 8 dwellings plus a 60 
square metre cottage on a parcel of this size. 
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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 Recommend that as an amenity, the SRD register a right- 
of-way across the property to provide pedestrian access 
to the waterfront or to Hank's Beach. 

Agricultural Land Commission No objection, recommends that no development occur 
within 30 metres of the ALR boundary and that trespass-
proof fencing be erected along the boundary to reduce 
conflicts with ALR lands. 

BC Assessment Authority: No response. 

Fire Department — Cortes Island: Recommends that emergency access to the Treedom 
community be improved, including a widened driveway, 
turnaround and development to occur within 200 metres 
of such access. 

FLNRORD — Environment: No response. 

FLNRORD — Archaeology: Strongly recommends a registered archaeologist be 
engaged to carry out a preliminary survey of the proposed 
sites. Potential site P7 is adjacent to registered 
archaeological site EaSf-41 (surface lithics). If 
archaeological remains are encountered during 
development, activity must be halted and the Archaeology 
Branch contacted for direction. 

MoTI: No objection. 

Island Health: Sewerage system filings to be approved by Island Health 
with respect to existing houses shown as la and 6a. 
Approved filings for both sewer and water systems to be 
provided respecting the remaining four proposed 
development sites. 

School District 72: No response. 

First Nations Comments 

Homalco First Nation: No objection. 

Kiahoose First Nation: No response. 

Tla'amin Nation: No response. 

K'omoks First Nation: No response. 
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PLANNING ANALYSIS 

The property at 1062 Seascape Road is currently mixed designated Rural Residential I Rural, 
and is zoned Rural One (RU-I). As the current designations and zoning are inconsistent with the 
proposed community development use, re-designation to Community Land Stewardship and 
rezoning to Community Land Stewardship One (CLS-1) are required to facilitate the proposed 
density increase from 5 dwelling units plus a 60-square metre cottage, to 7 dwelling units. As the 
proposed density increase is minor in nature, the OCP and zoning amendments should not 
adversely affect residential use of the area or affect adjacent properties, as a maximum of only 3 
additional dwellings would be permitted on this 33.1-hectare parcel. The proposed CLS-1 zoning 
would permit a maximum of eight dwellings plus a cottage on a parcel of this size. 

The attached site map shows up to seven proposed building sites, but only three of these will be 
developed, based on suitability for septic field percolation. Island Health will require approved 
sewerage system certifications for the three proposed new building sites, plus the two existing 
sites that do not currently have approved systems that have been registered. Proof of certification 
will be required prior to third reading and adoption of the amending bylaws. Development of 
proposed site P7 would require prior investigation by a qualified archaeologist, due to the 
proximity of archaeological site EaSh-41. 

The proposal appears consistent with the overall vision of the OCP and meets the objectives of 
the Community Land Stewardship designation including covenant protection of sensitive areas, a 
corporation (Treedom Venture Inc.) to manage and maintain the property and the provision of 
public access to the waterfront. In light of this, the proposal to re-designate and rezone the 
property to Community Land Stewardship I CLS-1 is supportable. 

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 

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. Neill, Planner 
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Aftachment: Bylaw Nos. 434 and 435 

Location Map 
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Site plan of proposed development on the parcel. 

Up to three of the seven potential house sites marked with a yellow star will be 
developed, based on septic percolation results. 
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Treedom Map Legend 

'Setback' refers to distance from a structure to the nearest property line. 
'Black dash'- denotes a small open air building/shed for storing wood and tools. 
'House square footage' refers to total livable floor space, not footprint 
'Outbuilding' refers to an enclosed, one story structure that has electricity but no kitchen or 
bathroom where square footage equals footprint 

Green Protected Forest -40 acres of covenanted Forest. See appendix A 

Green Protected Bluff- 2 acres of covenanted coastal ecosystem. See appendix B 

Yellow Management Area- 31 acres of land containing all existing structures. See appendix C 

Shed- Open air wood storage, Built around 1980, 1000 sq ft. Setback of 260 ft 

la- House- Original build in 2000, with additions in 2005/2015. 1222 sq ft Setback of 115 ft 

ib- Outbuilding- Built around 1990, 322 sq ft, Setback of 75 ft 

2a- House- Built in 2018, 860 sq ft; Setback of 110 ft 

2b- Outbuilding- Built in 2020, 245 sq ft. Setback of 115 ft 

2c- Outbuilding- Built in 2009, 130 sq ft Setback of 135 ft 

3a- Outbuilding- Built in 2020-2021, 468 sq ft. Setback of 300 ft 

5a- House- Original build in 2006, addition in 2016, 1550 sq ft. Setback of 90 ft 

Sb- Outbuilding- Built in 2015,400 sq ft. Setback of 65 ft 

5c- Outbuilding- Built in 2020, 350 sq ft. Setback of 86 ft 

6a- House- Built in 2010, 2000 sq ft. Setback of 80 ft 

6b- Outbuilding, Built in 2016,400 sq ft. Setback of 27 ft 

P1-Proposed house site with access from Seascape Road, connecting to main lines for power 
P2-Proposed house site in lightly forested area 
P3-Proposed house site in lightly forested area with good South exposure 
P4-Proposed house site with excellent southern exposure 
PS- Proposed house site in forested area with good potential southern exposure 
P6-Proposed house site in lightly forested area adjacent to power kiosk 
P7-Proposed house site in mature open forest 
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Treedom Ventures, Inc Application to amend a Zoning Bylaw and Amend 
the Official Community Plan for Cortes Island Sayward District 

Existinq Land Use 

This 82 acre piece of land on the south end of Cortes Island, BC, was purchased in 1999 by a 
small group of people, with the intention of building homes on part of it, while protecting a 
majority of it with registered covenants. This group formed a limited partnership called Treedom, 
and has an extensive Shareholder Agreement to guide our decisions around living in community 
and stewarding the land. Each shareholder has the opportunity to build a home, and many of us 
currently live on the land full time. 

Covenants 

All of Treedom is protected by covenants held by The Land Conservancy (TLC). Treedom has 
three areas, each with its own Covenant: 
1) The Covenant on the Residential Management area prioritizes residential use with 
consideration for the ecological integrity of the area's forest. 
2) The Covenant protecting over 40 acres in the Forest Protected Area allows only tree cutting 
that restores supports the retention of old growth characteristics. 
3) The Covenant protecting the approximately two acres in the Delicate Bluff Protected Area 
excludes human use of this rare and fragile ecosystem with the exception of an existing trail to 
the public shoreline. Approximately half of Treedom's waterfront is located within this area. 

Treedom has completed, and TLC has approved, a baseline inventory describing the land and a 
management plan. TLC monitors the land annually to ensure compliance with Treedom 
Covenants. 

Trails 

Trails are maintained, signed and the public is welcome to access them. The trail known as 
Brigette's Beach adjacent to Hanks Beach has covenanted public access on its western 
boundary to maintain traditional community use of this shoreline. Unmarked trails in the larger 
protected area are used mostly by a few local people and residents. Treedom Lane is a popular 
route of access to trails that connect to Hanks Beach Park. To date, respectful foot and bike use 
have been welcomed. Public car or motorbike use of Treedom Lane are not permitted. 

Manaqement Area and House Sites 

The current zoning (RU-I) allows for the location of five dwellings and one cottage. House sites 
are numbered 1-6. House Site 1 is legally surveyed as one acre surrounded by the protected 
area, located at the entrance to the main private access - Treedom Lane. The Residential 
Management Area contains House Sites 2-6, held by shareholders. House Sites 2-6 are 
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approximately two acres, two on the waterfront and three inland. Four House Sites currently 
have dwellings on them. 

Age, Condition and Use - Buildings 

House Site I 
- Primary residence, 2005, Very Good 
- Wood shop, 1985, Good 

House Site 2 
- Primary residence, 2019, Excellent 
- 13'x19' Studio, 2020, Excellent 

House Site 3 
- Studio, Under construction, Excellent 

House Site 4 
- Undeveloped 

House Site 5 
- Primary residence, 2005, Excellent 
- 16'x20' Studio, 2020, Excellent 
- 20'x20' Shop, 2015, Excellent 

House Site 6 
- Primary residence, 2010, Excellent 
- Office & Storage, 2017, Excellent 

The Old Mill Site 

There is a clearing in the management area where the previous owner operated a sawmill. 
While the sawmill is gone, a large structure remains, and is currently used for lumber storage. 
There is a groundwater well with three rings each 20ft deep and an accessible hand pump. 
When the road was built to access the house sites, gravel was taken from the adjacent clearing 
to make the road base. Topsoil from the road site was used to backfill the pit. That area is now 
wetter than it was. With improved drainage and fill, it has the potential as a garden area. There 
are fruit trees planted on the northeast edge of the clearing which provide fruit to residents. 

Buried lines along Treedom Lane provide electricity to all current house sites and are sufficient 
to accommodate additional dwellings. Currently there are three drilled wells on the property with 
strong flow at 150 ft. All shareholders share private path/stair beach access and boat storage. 
Shareholders do regular beach cleanups and invasive species removal from the Delicate Bluff 
Protected Area. 
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Natural Features 

Within the Covenanted!protected Area - refer to Appendix A and B -"Treedom Baseline 
Reports" 

Within the Residential Management area- refer to Appendix C- "Management Plan" 

- Mixture of mature and young forest. 
- Mature second growth, fern, moss, salal, oregon grape huckleberry etc. 
- Four homes have cultivated gardens. 
- Drainage along Treedom lane intersects creek to drain into ocean 
- Low bank on the waterfront is supported by ample vegetation for stability. Twin Island 

and Hernando Island somewhat shelter this coastline from prevailing winter winds 
(southeast). 

Proposed Use 

Treedom proposes two additional house sites to be offered to local families to help address the 
need for affordable land acquisition by current residents. Proposed building sites will be located 
along the existing Treedom Lane preventing the need for further road network development. 
The BC Hydro power lines are buried along this driveway, with a number of drops, and can be 
easily accessed for future hook-ups. There is sufficient power for this increase in usage. 
Community Land Stewardship zoning will have a lower density than the current RR-1 
designation of Treedom Land in the Official Community Plan. CLS works well with Treedom's 
existing corporate structure and its protection of forest and bluff areas. 

Shareholders envision using the Mill Site to support rural economic development by creating a 
shared work place where local entrepreneurs and crafts people manufacture products. This 
could be done in collaboration with an island NGO or private entrepreneur. There is a real need 
for such industrial space on the island and shareholders have been approached by local 
woodworkers and metal fabricators. In particular, use of wood from the community forest for 
value-added wood work supports retention of local control of Crown land tenure. The Mill Site is 
centrally located on the property. Noise generated from these machines would be dampened by 
thick second growth, and the closest neighbours are more than 0.5km away. 

Likewise, studio and gallery space would support local livings. The other island galleries are 
located in Whaletown and Squirrel Cove and open only during the summer. The building at the 
entrance to the driveway (within House Site 1, lb on the map) would be the ideal location for 
this use, due to easy access for the public and available parking. 

Applicants' written brief 
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BYLIWNO. 2455 .Scof 4' 
Mu fr  fCofs fs&isW ZYt 8vUw. 2OO2  

603 (See also Parts 100 - 500) RURAL. ONE (RU-I) 

1) PERMITTED PRINCIPAL USE 

a) ResidentiaL 

2) PEnMrrrEo ACCESSORY USES 

a) Accessory buildings and structures. 

3) CONDIFIONS OF USE 

a) On a lot loss than or equal to 4.0 hectares (988 acres) In size, residential use 
shall be limited to one srLgle family dwelling and one seccndary suite, or one 
single farrly dwelling and one cottage limited in size to 60 square metres 
(645.85 square feet) in total Itoor area, 

b) For each additional 4,0 hectaru (9.88 acres) of land area oct a tot (In excess of 
the required minimum lot area), one additional dwelling shalt be permitted to a 
maximum of five dwellings per lot (and one secondary suite or one cottage per 
lot). 

4) SmNG AND HEIGHT OF BUILDINGS AND STRUCTURES 

a) Except where othorwse specified, the setbacics and height requtrements for 
buildings and sinictures within the Rural One zone shall be as sel out ifi the table 
below. 

Type of Structure Maximum Height RequIred Setback From All Property Une5 
Principel & Accessary 10.0 m (32.8 feet) 7.5 m (24.6 feet) 

LP't . flmQ ctiona, of lli bdw wul B N 1$ bomg lt'i RcodpIrnn ManaotnenI ythw, 55T, 
rruy afrct d'c .fling of a uo1Isla adapw ID rd&, nd tho riatund bondarias ol croouaca and aoa, 
regpQcItMg.I 

5) LOT COVERAGE 

The maximum lot coverage of all buildings and structures shall not exceed 5% of the 
total lot area. 

6) SUBDIVISION REQUIREMENTS (SEEAL3OPq$rr 500) 

MInimum Lot Area: 4.0 hactares (9.88 acres) 

Av.rap. Lot Area: The smallest tot area permitted pursuant to density-averaging 
zoning provtsions 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.) 

ND'RtJ-1 

PART 600 • ZONES 

Existing Rural One (RU-I) Zone 



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) 

fPart 400. Siting Specifications, of this bylaw and Bylaw No 1836, being the 'Floodplain Management Bylaw, 1997', 
may affect the siting of structures adjacent to roads, and the natural boundanes of watercourses and the sea, 
respectively  
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BvL.awNo. 2455 .SCHEDULE 'A' 
"ELECTORAL AREA 1' (CoRTEs ISLAND) ZONING BYLAw. 2002" PAGE -37- 

604 (See also Parts 100 - 500) COMMUNITY LAND STEWARDSHIP ONE 
(CL.S-1) 

1) PERMITrED PRINCIPAL USE 

a) Residential. 

2) PERMITtED ACCESSORY USES 
a) Retail; 
b) Sawmill, including planer mills; 
c) Wood processing; 
d) Metal fabricating; 
e) Common facility; 
f) Accessory buildings and structures. 

3) CONDITIONS OF USE 

a) Residential use is limited to a maximum of 15 dwelling units per lot, subject to the 
lot's density not being greater than one dwelling unit per 4.0 hectares 
(9.88 acres) of land In addition, one cottage limited in size to 60 square metres 
(645.85 square feet) in total floor area is permitted per lot 

b) Buildings and structures associated with metal fabricating, sawmill and wood 
processing uses, including vehicle parking, sorting and storage areas shall not 
exceed a total lot coverage of 3% of the lot area and shall be sited no closer than 
30.0 metres (98.4 feet) from all property lines 

c) The retail sales area shall be limited in size to a total of 200.0 square metres 
(2152.8 square feet) per lot, and sited no closer than 15.0 metres (49.2 feet) from 
all property lines. 

d) No outdoor storage or parking areas shall be located in any required yards. 

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 Land Stewardship One zone shall 
be as set out in the table below. 

5) LOT COVERAGE 

The maximum lot coverage of all buildings and structures shall not exceed 6% of the 
total lot area. 

PART 600 • ZONES 
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Byi..wNo. 2455 .SCHEOULE 'A' 
"ELECTORAL AREA 'I' (CORTES ISLAND) ZONING BYLAw. 2002" PAGE -38- 

6) DESIGNATION I ZONE REQUIREMENTS 

The minimum lot size for the Community Land Stewardship One zone shall be 
16.0 hectares (39.53 acres). On lands zoned CLS-1, a Section 219 Covenant 
precluding future subdivision and protecting significant natural features of the property 
shall be registered against the property. 

(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 • CLS-1 

PART 600 • ZONES 

Proposed Community Land Stewardship One (CLS-1) Zone 



Strathcona 
REGIONAL DISTRICT 

BYLAW NO. 434 

A BYLAW TO AMEND THE CORTES ISLAND OFFICIAL COMMUNITY PLAN 

WHEREAS the Strathcona Regional District has, by Bylaw No. 139, adopted an official 
community plan for Electoral Area 'B' (Cortes 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 Cortes 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. 434, being Cortes Island Official 
Community Plan Bylaw 2012, Amendment No. 3. 

READ A FIRST TIME ON THE DAY OF , 2021 

READ A SECOND TIME ON THE DAY OF  2021 

PUBLIC HEARING HELD ON THE DAY OF 

READ A THIRD TIME ON THE DAY OF 2021 

2021 

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ___ DAY OF 
2021 

Chair 

Corporate Officer 



BYLAW NO. 434 PAGE 2 

SCHEDULE 'A'  

SECTION ONE MAP AMENDMENT 

The land use designation for lands described as Lot 1 Section 4, Sayward Land District, Cortes Island, 

Plan V1P73277 as shown on 'Schedule A-i' of Bylaw No. 139, being Cortes Island Official Community 

Plan Bylaw, 2012', is hereby amended from Rural Residential (RR) and Rural (R) to Community Land 

Stewardship (CLS), as shown in Appendix '1' attached to and forming part of this bylaw. 
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CP I B 21 — Treedom Ventures Inc. 

Appendix '1' 

Part of Schedule 'A' of Bylaw No. 434, being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Amends 'Schedule A-i' of Bylaw No. 139, being 'Cortes Island Official Community Plan Bylaw, 2012. 



2021 

2021 

READ A SECOND TIME ON THE ___ DAY OF 2021 

PUBLIC HEARING HELD ON THE ___ DAY OF 

READATHIRDTIMEONTHE DAYOF 

Strathcona 
REGIONAL DISTRICT 

BYLAW NO. 435 

A BYLAW TO AMEND THE ZONING REGULATIONS APPLICABLE TO CORTES ISLAND 

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 Electoral Area 'I' (Cortes 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. 435, being Electoral Area 'I' (Cortes 
Island) Zoning Bylaw 2002, Amendment No. 31. 

READ A FIRST TIME ON THE DAY OF , 2021 

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ___ DAY OF 
2021 

Chair 

Corporate Officer 
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SCHEDULE 'A' 

SECTION ONE MAP AMENDMENT 

The zoning designation for lands described as Lot 1, Section 4, Sayward Land District, Cortes Island, 

Plan V1P73277 as shown on 'Schedule A-i' of Bylaw No. 2455 being Electoral Area 'I' (Codes Island) 

Zoning Bylaw, 2002', is hereby amended from 'Rural One' (RU-i) to 'Community Land Stewardship 

One (CLS-1), as shown on Appendix '1' attached to and forming part of this bylaw. 
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(ppendix '1' 

Part of Schedule 'A' to Bylaw No. 435, being Electoral Area 'I' (Cortes Island) Zoning Bylaw 2002, 
Amendment No. 31. 

Amends 'Schedule A-i' of Bylaw No. 2455, being Electoral Area 'I' (Codes Island) Zoning Bylaw 2002. 
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Strathcona 
REGIONAL DISTRICT 

Memo 
File: 3350-20/ CP lB 21 
File: 3360-20/ CP lB 21 

Date: 

To: 

From: 

Re: 

June 21, 2021 

Advisory Planning Commission 
Electoral Area 'B' (Cortes Island) 

John Neill, Planner 

OCP amendment and rezoning — 1062 Seascape Road, Manson's Landing 
Lot 1, Section 4, Cortes Island, Sayward District, Plan VIP 73277  

The attached development proposal is for Commission members' review and comment. 

An application has been received to consider amending the Cortes Island Official Community Plan and 
the Codes Island Zoning Bylaw to re-designate a 33.1-hectare parcel situated at 1062 Seascape Road, 
Mansons Landing from Rural Residential and Rural to Community Land Stewardship, and to rezone the 
parcel from Rural One (RU-i) to Community Land Stewardship One (CLS-i), to allow for an increase 
in residential density from 5 dwellings plus a 60-square metre cottage, to 7 dwellings in total. Currently, 
4 dwellings exist on the property. The proposed zoning would allow a maximum of eight dwellings plus 
a cottage on a parcel of this size, subject to Island Health requirements. 

The attached site map shows up to seven proposed building sites, but only three of these will be 
developed, based on suitability for septic field percolation. The proposal appears consistent with the 
overall vision of the OCP and meets the objectives of the Community Land Stewardship designation 
including covenant protection of sensitive areas, a corporation to manage and maintain the property 
and the provision of public access to the waterfront. 

Please see the attached referral package for more information. 

Sincerely, 

John Neill 
Planner 
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Site plan of proposed development on the parcel. 

Up to three of the seven potential house sites marked with a yellow star will be developed, 
based on septic percolation results. 

Strathcona Regional District 
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Treedom Map Legend 

'Setback' refers to distance from a structure to the nearest property line. 
'Black dash'- denotes a small open air building/shed for storing wood and tools. 
'House square footage' refers to total livable floor space, not footprint 
'Outbuilding' refers to an enclosed, one story structure that has electricity but no kitchen or 
bathroom where square footage equals footprint 

Green Protected Forest - 40 acres of covenanted Forest See appendix A 

Green Protected Bluff- 2 acres of covenanted coastal ecosystem. See appendix B 

Yellow Management Area- 31 acres of land containing all existing structures. See appendix C 

Shed- Open air wood storage, Built around 1980, 1000 sq ft. Setback of 260 ft 

la- House- Original build in 2000, with additions in 2005/2015. 1222 sq ft Setback of 115 ft 

ib- Outbuilding- Built around 1990, 322 sq ft, Setback of 75 ft 

2a- House- Built in 2018, 860 sq ft, Setback of 110 ft 

2b- Outbuilding- Built in 2020, 245 sq ft, Setback of 115 ft 

2c- Outbuilding- Built in 2009, 130 sq ft Setback of 135 ft 

3a- Outbuilding- Built in 2020-2021,468 sq ft, Setback of 300 ft 

5a- House- Original build in 2006, addition in 2016, 1550 sq ft, Setback of 90 ft 

5b- Outbuilding- Built in 2015, 400 sq ft, Setback of 65 ft 

5c- Outbuilding- Built in 2020, 350 sq ft. Setback of 86 ft 

6a- House- Built in 2010, 2000 sq ft, Setback of 80 ft 

6b- Outbuilding, Built in 2016, 400 sq ft, Setback of 27 ft 

P1-Proposed house site with access from Seascape Road, connecting to main lines for power 
P2-Proposed house site in lightly forested area 
P3-Proposed house site in lightly forested area with good South exposure 
P4-Proposed house site with excellent southern exposure 
P5- Proposed house site in forested area with good potential southern exposure 
P6-Proposed house site in lightly forested area adjacent to power kiosk 
P7-Proposed house site in mature open forest 

Strathcona Regional District 
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Treedom Ventures, Inc Application to amend a Zoning Bylaw and Amend 
the Official Community Plan for Cortes Island Sayward District 

Existing Land Use 

This 82 acre piece of land on the south end of Cortes Island, BC, was purchased in 1999 by a 
small group of people, with the intention of building homes on part of it, while protecting a 
majority of it with registered covenants. This group formed a limited partnership called Treedom, 
and has an extensive Shareholder Agreement to guide our decisions around living in community 
and stewarding the land. Each shareholder has the opportunity to build a home, and many of us 
currently live on the land full time. 

Covenants 

All of Treedom is protected by covenants held by The Land Conservancy (TLC). Treedom has 
three areas, each with its own Covenant: 
1) The Covenant on the Residential Management area prioritizes residential use with 
consideration for the ecological integrity of the area's forest. 
2) The Covenant protecting over 40 acres in the Forest Protected Area allows only tree cutting 
that restores supports the retention of old growth characteristics. 
3) The Covenant protecting the approximately two acres in the Delicate Bluff Protected Area 
excludes human use of this rare and fragile ecosystem with the exception of an existing trail to 
the public shoreline. Approximately half of Treedom's waterfront is located within this area. 

Treedom has completed, and TLC has approved, a baseline inventory describing the land and a 
management plan. TLC monitors the land annually to ensure compliance with Treedom 
Covenants. 

Trails 

Trails are maintained, signed and the public is welcome to access them. The trail known as 
Brigette's Beach adjacent to Hanks Beach has covenanted public access on its western 
boundary to maintain traditional community use of this shoreline. Unmarked trails in the larger 
protected area are used mostly by a few local people and residents. Treedom Lane is a popular 
route of access to trails that connect to Hanks Beach Park. To date, respectful foot and bike use 
have been welcomed. Public car or motorbike use of Treedom Lane are not permitted. 

Manaqement Area and House Sites 

The current zoning (RU-I) allows for the location of five dwellings and one cottage. House sites 
are numbered 1-6. House Site 1 is legally surveyed as one acre surrounded by the protected 
area, located at the entrance to the main private access - Treedom Lane. The Residential 
Management Area contains House Sites 2-6, held by shareholders. House Sites 2-6 are 

Strathcona Regional District 
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approximately two acres, two on the waterfront and three inland. Four House Sites currently 
have dwellings on them. 

Age, Condition and Use - Buildings 

House Site I 
- Primary residence, 2005, Very Good 
- Wood shop, 1985, Good 

House Site 2 
- Primary residence, 2019, Excellent 
- 13'xlY' Studio, 2020, Excellent 

House Site 3 
- Studio, Under construction, Excellent 

House Site 4 
- Undeveloped 

House Site 5 
Primary residence, 2005, Excellent 
16'x20' Studio, 2020, Excellent 

- 20'x20' Shop, 2015, Excellent 

House Site 6 
- Primary residence, 2010, Excellent 
- Office & Storage, 2017, Excellent 

The Old Mill Site 

There is a clearing in the management area where the previous owner operated a sawmill. 
While the sawmill is gone, a large structure remains, and is currently used for lumber storage. 
There is a groundwater well with three rings each 20ft deep and an accessible hand pump. 
When the road was built to access the house sites, gravel was taken from the adjacent clearing 
to make the road base. Topsoil from the road site was used to backfill the pit. That area is now 
wetter than it was. With improved drainage and fill, it has the potential as a garden area. There 
are fruit trees planted on the northeast edge of the clearing which provide fruit to residents. 

Buried lines along Treedom Lane provide electricity to all current house sites and are sufficient 
to accommodate additional dwellings. Currently there are three drilled wells on the property with 
strong flow at 150 ft. All shareholders share private path/stair beach access and boat storage. 
Shareholders do regular beach cleanups and invasive species removal from the Delicate Bluff 
Protected Area. 

Strathcona Regional District 
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Natural Features 

Within the Covenanted/protected Area - refer to Appendix A and B -'Treedom Baseline 
Reports" 

Within the Residential Management area- refer to Appendix C- "Management Plan" 

Mixture of mature and young forest. 
Mature second growth, fern, moss, salal, oregon grape huckleberry etc. 
Four homes have cultivated gardens. 
Drainage along Treedom lane intersects creek to drain into ocean 
Low bank on the waterfront is supported by ample vegetation for stability. Twin Island 
and Hernando Island somewhat shelter this coastline from prevailing winter winds 
(southeast). 

Proposed Use 

Treedom proposes two additional house sites to be offered to local families to help address the 
need for affordable land acquisition by current residents. Proposed building sites will be located 
along the existing Treedom Lane preventing the need for further road network development. 
The BC Hydro power lines are buried along this driveway, with a number of drops, and can be 
easily accessed for future hook-ups. There is sufficient power for this increase in usage. 
Community Land Stewardship zoning will have a lower density than the current RR-1 
designation of Treedom Land in the Official Community Plan. CLS works well with Treedom's 
existing corporate structure and its protection of forest and bluff areas. 

Shareholders envision using the Mill Site to support rural economic development by creating a 
shared work place where local entrepreneurs and crafts people manufacture products. This 
could be done in collaboration with an island NGO or private entrepreneur. There is a real need 
for such industrial space on the island and shareholders have been approached by local 
woodworkers and metal fabricators. In particular, use of wood from the community forest for 
value-added wood work supports retention of local control of Crown land tenure. The Mill Site is 
centrally located on the property. Noise generated from these machines would be dampened by 
thick second growth, and the closest neighbours are more than 0.5km away. 

Likewise, studio and gallery space would support local livings. The other island galleries are 
located in Whaletown and Squirrel Cove and open only during the summer. The building at the 
entrance to the driveway (within House Site 1, lb on the map) would be the ideal location for 
this use, due to easy access for the public and available parking. 

Applicants' written brief 

Strathcona Regional District 
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BvtAwNo, 2456 .$cotA' 
Wiic1O4L ARIA (CO7 I)) fac v1Aiic 2OO2' 

603 (See also Parts 100w 500) RURAL ONE (RU-I) 

1) PERMITTED PRINCIPAL USE 

a) Residential 

2) PERIlrrrEo AccEssor' UsEs 

a) Accessory buildings and structures. 

3) CONOFTIONS OF USE 

a) On a lot less than or equal to 4 0 hectares (9 88 acres) in size, residential use 
shall be limited to one single family 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 4.0 hectares (9 88 acres) of land area on a lot (in excess of 
the required minimum lot area), one additional dwelling shall be permitted to a 
maximum of five dwellings per lot (and one secondary suite or one cottage per 
lot). 

4) SITING AND HEIGHT OF BUILDINGS AND STRUCTURES 

a) Except where otherwise specified, the setbacKs arid height requirements for 
buildings and structures within the Rural One 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} 

4iJ, IItng 5pccJ.hcn, al tti rii N 1S3, icin9 Inc 'FcOpIn Mncrncrii ytw, 17' 
rry altcct it-cr rting of ctru1Lrcs idi:crt ic rcd ;r1 (tic '-ituri bounnc ol wtcr:Jursa r( Inc 
rpcctivQI ] 

5) LoT COVERAGE 

The maximum lot coverage o all buildings and structures shall not exceed 5% of the 
total lot area. 

6) SUI3DJVISION REQUIREMENTS fSEALoPMr 500) 

Minimum Lot Area; 4,0 hectares (9 68 acres) 

Average Lot Area; The smallest lot area permitted pursuant to density-averaging 
zoning provisions 5h811 be no 1e55 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 5u1te Environmental Health approval 5hall be obtained) 

ENDRU-! 

PART 600 • ZONES 

Existing Rural One (RU-I) Zone 

Strathcona Regional District 



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) 

(Part 400, Siting Specifications, of this bylaw and Byiaw No. 1836, being the 'Fioodpiain Management Bylaw, 1997', 
may affect the siting of structures adjacent to roads, and the naturai boundanes of watercourses and the sea, 
respectively I  
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BvLtwNo. 2455 • SCHEDULE 'A' 
"ELECTORAL AREA 'I' (C OR TES ISLAND) ZONING BYLAw, 2002" PAGE -37- 

604 (See also Parts 100 - 500) COMMUNITY LAND STEWARDSHIP ONE 
(CLS-1) 

1) PERMITFED PRINCIPAL USE 

a) Residential. 

2) PERMITTED ACCESSORY USES 
a) Retail; 
b) Sawmill, including planer mills; 
c) Wood processing; 
d) Metal fabricating; 
e) Common facility; 
f) Accessory buildings and structures 

3) CONDITIONS OF USE 

a) Residential use is limited to a maximum of 15 dwelling units per lot, subject to the 
lot's density not being greater than one dwelling unit per 4.0 hectares 
(9.88 acres) of land. In addition, one cottage limited in size to 60 square metres 
(645.85 square feet) in total floor area is permitted per lot. 

b) Buildings and structures associated with metal fabricating, sawmill and wood 
processing uses, including vehicle parking, sorting and storage areas shall not 
exceed a total lot coverage of 3% of the lot area and shall be sited no closer than 
30.0 metres (98.4 feet) from all property lines. 

c) The retail sales area shall be limited in size to a total of 200.0 square metres 
(2152.8 square feet) per lot, and sited no closer than 15.0 metres (49.2 feet) from 
all property lines. 

d) No outdoor storage or parking areas shall be located in any required yards. 

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 Land Stewardship One zone shall 
be as set out in the table below. 

5) LOT COVERAGE 

The maximum lot coverage of all buildings and structures shall not exceed 6% of the 
total lot area 

PART 600 • ZONES 

Strathcona Regional District 
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BvuwNo. 2455 .SCIIEDULE 'A' 
"ELECTORAL AREA 'I' (CORTES ISLAND) ZONING ByLAw. 2002" PAGE -38- 

6) DESIGNATION I ZONE REQUIREMENTS 

The minimum lot size for the Community Land Stewardship One zone shall be 
16.0 hectares (39.53 acres). On lands zoned CLS-1, a Section 219 Covenant 
precluding future subdivision and protecting significant natural features of the property 
shall be registered against the property. 

(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 • CLS-1 

PART 600 • ZONES 

Proposed Community Land Stewardship One (CLS-1) Zone. 
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Strathcona 
REGIONAL DISTRICT 

STAFF REPORT 

DATE: May 14, 2021 
FILE: 0550-04 Board 

TO: Chair and Directors, 
Regional Board 

FROM: David Leitch 
Chief Administrative Officer 

RE: OFFICIAL COMMUNITY PLAN CONSULTATION PROCESS (CP lB 211RZ lB 21 - 
TREEDOM VENTURES INC.)  

PuRPOSE/PROBLEM 
To consider the consultation process for an official community plan and zoning amendment 
application for a parcel of land situated at 1062 Seascape Road in Electoral Area B. 

EXECUTIVE SUMMARY 
The attached report concerning the proposed First Nations and agency consultation process for 
applications CP lB 21IRZ lB 21 (Treedom Ventures Inc.) was reviewed at the last meeting of the 
Electoral Areas Services Committee. At that time the Committee passed the following resolutions: 

Whalley/Anderson: EASC 91/21 

THAT the Committee recommend the First Nations' consultation process as outlined 
in the staff report dated May 6, 2021 (CP 1 B 21/RZ lB 21 — Treedom Ventures), be 
approved. 

Anderson/Leigh: EASC 92/21 

THAT the K'omoks First Nation be added to the referral list. 

The Committee discussed the approval of the agency referral list as outlined in the staff report 
dated May 6, 2021 (OP lB 21IRZ lB 21 — Treedom Ventures) however a resolution was not put 
forward at that time. Should the Board wish to move forward on the agency referral list the 
passage of a resolution would be required. 

The actions outlined below are offered for the Board's consideration. 

RECOMMENDATIONS 

1. THAT the report from the Chief Administrative Officer be received. 

2. THAT the First Nations consultation process and the agency referral list as outlined in the staff 
report dated May 6, 2021 for application OP lB 21/RZ lB 21 (Treedom Ventures Inc.) be 
approved with the addition of the K'omoks First Nation. 



Respe 

David Leitch 
Chief Administrative Officer 

Staff ReDort — TREEDOM VENTURES — FIRST NA11ONS AND AGENCY REFERRAL PAGE 2 

Prepared by: E. Watson, Senior Executive Assistant 
Attachments: May 6, 2021 report to the Electoral Areas Services Committee 





Strathcona 
REGIONAL DISTRICT 

STAFF REPORT 

DATE: May 6, 2021 FILE: 0540-04 EASC 

TO: Chair and Directors, 
Electoral Areas Services Committee 

FROM: Dave Leitch 
Chief Administrative Officer 

RE: CONSULTATION PROCESS — CP lB 2IIRZ lB 21 (TREEDOM VENTURES INC.) 

PURPOSE 
To consider the consultation process for an official community plan (OCP) amendment application 
located in Electoral Area B (Cortes Island). 

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) the board of any regional district that is adjacent to the area covered by the plan, 
b) the council of any municipality that is adjacent to the area covered by the plan, 
c) first nations, 
d) school district boards, greater boards and improvement district boards, and 
e) 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 a 33.1-hectare parcel situated at 1062 
Seascape Road, Mansons Landing from Rural Residential and Rural to Community Land 
Stewardship and to rezone the parcel from Rural One (RU-i) to Community Land Stewardship 
One (CLS-i) to allow for an increase in residential density to 7 units in total. The proposal appears 
consistent with the overall vision of the OCP and meets the objectives of the Community Land 
Stewardship designation including covenant protection of sensitive areas, a corporation to 
manage and maintain the property and the provision of public access to the waterfront. 

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. 



Staff Report: Treedom Ventures - Consultation Approval Paqe 2 

RECOMMENDATIONS 

1. THAT the report from the Chief Administrative Officer be received. 

2. THAT the Committee recommend that the First Nations' consultation process as outlined in 
the staff report dated May 6, 2021 (OP 1 B 21/ RZ 1 B 21 — Treedom Ventures) be approved. 

3. THAT the Committee recommend the agency referral list as outlined in the staff report dated 
May 6, 2021 (OP lB 21/ RZ lB 21 —Treedom Ventures) be approved. 

Respectfully: 

7 

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 a 33.1-hectare parcel situated at 1062 
Seascape Road, Mansons Landing from Rural Residential and Rural to Community Land 
Stewardship and to rezone the parcel from Rural One (RU-i) to Community Land Stewardship 
One (CLS-i) to allow for an increase in residential density to 7 units in total. The subject property 
is located within a rural area of Electoral Area 'B' (Cortes Island) as indicated on the location plan 
and bounded by Seascape Road to the south, Sutil Point Road to the west, Forestry One (F-i) 
zoned land and Hanks Beach Forest Park to the north and Rural One (RU-i) zoned land and the 
ocean to the east. 

The applicants acquired the property in 1999 for the purpose establishing a housing partnership 
on the property, while protecting areas of ecological significance by way of three restrictive 
covenants registered on title. The covenants are held by The Land Conservancy and each of 
them has a different function; one covers the residential area, a second protects 16 hectares of 
old growth forest to the west, while the third protects the coastal bluff area at the extreme east of 
the property. The Land Conservancy monitors these covenants on an annual basis. 

The proposal is to increase the allowable density to seven dwellings, from the existing four. The 
current RU-I zoning would allow for up to five dwellings, plus a cottage of 60 square metres, 
whereas the CLS-I zoning would permit a maximum of eight dwellings plus a cottage on a parcel 
of this size. The attached site map shows up to seven proposed building sites, but only three of 
these will be developed, based on suitability for septic field percolation. The proposal appears 
consistent with the overall vision of the OCP and meets the objectives of the Community Land 
Stewardship designation including covenant protection of sensitive areas, a corporation (Treedom 
Venture Inc.) to manage and maintain the property and the provision of public access to the 
waterfront. 

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 Xwémalhkwu (Homalco) First Nation 'I Nanwakolas Council 

Hul'qumi'num Treaty Group Cowichan Tribes 

' Klahoose First Nation J Tla'amin Nation 

K'Omoks First Nation Halalt First Nation 

Lake Cowichan First Nation 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 

J 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 I Ministry of Environment 

BC Parks Ministry of Forests Lands & Natural Resource 
Operations (Archaeology) 

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 i Island Health 
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OPTIONS FOR THE COMMITTEE TO CONSIDER 

a) To recommend the proposed First Nations consultation and agency referral list as 
identified above. 

b) To recommend an amended First Nations consultation and agency referral list. 

c) To recommend not proceeding 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 
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Site plan of proposed development on the parcel. 

Up to three of the seven potential house sites marked with a yellow star will be 
developed, based on septic percolation results. 
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Treedom Map Legend 

'Setback' refers to distance from a structure to the nearest property line. 
'Black dash'- denotes a small open air building/shed for storing wood and tools. 
'House square footage' refers to total livable floor space, not footprint 
'Outbuilding' refers to an enclosed, one story structure that has electricity but no kitchen or 
bathroom where square footage equals footprint 

Green Protected Forest -40 acres of covenanted Forest See appendix A 

Green Protected Bluff- 2 acres of covenanted coastal ecosystem. See appendix B 

Yellow Management Area- 31 acres of land containing all existing structures. See appendix C 

Shed- Open air wood storage, Built around 1980, 1000 sq ft. Setback of 260 ft 

la- House- Original build in 2000, with additions in 2005/2015. 1222 sq ft Setback of 115 ft 

ib- Outbuilding- Built around 1990, 322 sq ft, Setback of 75 ft 

2a- House- Built in 2018,860 sq ft, Setback of 110 ft 

2b- Outbuilding- Built in 2020, 245 sq ft. Setback of 115 ft 

2c- Outbuilding- Built in 2009, 130 sq ft Setback of 135 ft 

3a- Outbuilding- Built in 2020-2021, 468 sq ft, Setback of 300 ft 

5a- House- Original build in 2006, addition in 2016, 1550 sq ft, Setback of 90 ft 

5b- Outbuilding- Built in 2015, 400 sq ft. Setback of 65 ft 

Sc- Outbuilding- Built in 2020, 350 sq ft. Setback of 86 ft 

6a- House- Built in 2010, 2000 sq ft, Setback of 80 ft 

6b- Outbuilding, Built in 2016,400 sq ft. Setback of 27 ft 

P1-Proposed house site with access from Seascape Road, connecting to main lines for power 
P2-Proposed house site in lightly forested area 
P3-Proposed house site in lightly forested area with good South exposure 
P4-Proposed house site with excellent southern exposure 
P5- Proposed house site in forested area with good potential southern exposure 
P6-Proposed house site in lightly forested area adjacent to power kiosk 
P7-Proposed house site in mature open forest 
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Treedom Ventures, Inc Application to amend a Zoning Bylaw and Amend 
the Official Community Plan for Cortes Island Sayward District 

Existing Land Use 

This 82 acre piece of land on the south end of Cortes Island, BC, was purchased in 1999 by a 
small group of people, with the intention of building homes on part of it, while protecting a 
majority of it with registered covenants. This group formed a limited partnership called Treedom, 
and has an extensive Shareholder Agreement to guide our decisions around living in community 
and steward ing the land. Each shareholder has the opportunity to build a home, and many of us 
currently live on the land full time. 

Covenants 

All of Treedom is protected by covenants held by The Land Conservancy (TLC). Treedom has 
three areas, each with its own Covenant: 
1) The Covenant on the Residential Management area prioritizes residential use with 
consideration for the ecological integrity of the area's forest. 
2) The Covenant protecting over 40 acres in the Forest Protected Area allows only tree cutting 
that restores supports the retention of old growth characteristics. 
3) The Covenant protecting the approximately two acres in the Delicate Bluff Protected Area 
excludes human use of this rare and fragile ecosystem with the exception of an existing trail to 
the public shoreline. Approximately half of Treedom's waterfront is located within this area. 

Treedom has completed, and TLC has approved, a baseline inventory describing the land and a 
management plan. TLC monitors the land annually to ensure compliance with Treedom 
Covenants. 

Trails 

Trails are maintained, signed and the public is welcome to access them. The trail known as 
Brigettes Beach adjacent to Hanks Beach has covenanted public access on its western 
boundary to maintain traditional community use of this shoreline. Unmarked trails in the larger 
protected area are used mostly by a few local people and residents. Treedom Lane is a popular 
route of access to trails that connect to Hanks Beach Park. To date, respectful foot and bike use 
have been welcomed. Public car or motorbike use of Treedom Lane are not permitted. 

Manaqement Area and House Sites 

The current zoning (RU-I) allows for the location of five dwellings and one cottage. House sites 
are numbered 1-6. House Site I is legally surveyed as one acre surrounded by the protected 
area, located at the entrance to the main private access - Treedom Lane. The Residential 
Management Area contains House Sites 2-6, held by shareholders. House Sites 2-6 are 
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approximately two acres, two on the waterfront and three in land. Four House Sites currently 
have dwellings on them. 

Age, Condition and Use - Buildings 

House Site 1 
- Primary residence, 2005, Very Good 
- Wood shop, 1985, Good 

House Site 2 
- Primary residence, 2019, Excellent 
- 13'xlg' Studio, 2020, Excellent 

House Site 3 
- Studio, Under construction, Excellent 

House Site 4 
- Undeveloped 

House Site 5 
- Primary residence, 2005, Excellent 

16'x20' Studio, 2020, Excellent 
- 20'x20' Shop, 2015, Excellent 

House Site 6 
- Primary residence, 2010, Excellent 
- Office & Storage, 2017, Excellent 

The Old Mill Site 

There is a clearing in the management area where the previous owner operated a sawmill. 
While the sawmill is gone, a large structure remains, and is currently used for lumber storage. 
There is a groundwater well with three rings each 20ft deep and an accessible hand pump. 
When the road was built to access the house sites, gravel was taken from the adjacent clearing 
to make the road base. Topsoil from the road site was used to backfill the pit. That area is now 
wetter than it was. With improved drainage and fill, it has the potential as a garden area. There 
are fruit trees planted on the northeast edge of the cleanng which provide fruit to residents. 

Buried lines along Treedom Lane provide electricity to all current house sites and are sufficient 
to accommodate additional dwellings. Currently there are three drilled wells on the property with 
strong flow at 150 ft. All shareholders share private path/stair beach access and boat storage. 
Shareholders do regular beach cleanups and invasive species removal from the Delicate Bluff 
Protected Area. 
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Natural Features 

Within the Covenanted/protected Area - refer to Appendix A and B -"Treedom Baseline 
Reports" 

Within the Residential Management area- refer to Appendix C- "Management Plan" 

- Mixture of mature and young forest. 
- Mature second growth, fern, moss, salal, oregon grape huckleberry etc. 
- Four homes have cultivated gardens. 
- Drainage along Treedom lane intersects creek to drain into ocean 

Low bank on the waterfront is supported by ample vegetation for stability. Twin Island 
and Hernando Island somewhat shelter this coastline from prevailing winter winds 
(southeast). 

Proposed Use 

Treedom proposes two additional house sites to be offered to local families to help address the 
need for affordable land acquisition by current residents. Proposed building sites will be located 
along the existing Treedom Lane preventing the need for further road network development. 
The BC Hydro power lines are buried along this driveway, with a number of drops, and can be 
easily accessed for future hook-ups. There is sufficient power for this increase in usage. 
Community Land Stewardship zoning will have a lower density than the current RR-1 
designation of Treedom Land in the Official Community Plan. CLS works well with Treedom's 
existing corporate structure and its protection of forest and bluff areas. 

Shareholders envision using the Mill Site to support rural economic development by creating a 
shared work place where local entrepreneurs and crafts people manufacture products. This 
could be done in collaboration with an island NGO or private entrepreneur. There is a real need 
for such industrial space on the island and shareholders have been approached by local 
woodworkers and metal fabricators. In particular, use of wood from the community forest for 
value-added wood work supports retention of local control of Crown land tenure. The Mill Site is 
centrally located on the property. Noise generated from these machines would be dampened by 
thick second growth, and the closest neighbours are more than 0.5km away. 

Likewise, studio and gallery space would support local livings. The other island galleries are 
located in Whaletown and Squirrel Cove and open only during the summer. The building at the 
entrance to the driveway (within House Site 1, lb on the map) would be the ideal location for 
this use, due to easy access for the public and available parking 

Applicants' written brief 
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8YL WNI. 2455 .Sc'#tf A 
Mi r 1COI* fiAIDJ l*y1AL4,. o" 

803 (See also Parts 100- 500) RURAL ONE (RU-I) 

1) PERMITTED PRINCIPAL USE 

a) Residential 

2) PFRIllTrED AccEssoRy USES 

a) Accessory btilldings and structures. 

3) CoNornoNs OF USE 

a) On a lot less than or equal to 4 0 heclares (9 88 acres) in size, residential use 
shall be limited to one single family dwelling and one secondary suite, or one 
5lngle family dweUing and one cottage limited in size to 60 square metres 
(4585 square feet) in lola, floor area 

b) For each additional 4.0 hactares (9.88 acres) of land area on a lot (in excess of 
the required minimum lot area), one additional weIling shall be permitted to a 
rnaxirnuni of five dwellings pe lot (and one secondary suite or one cottage per 
lot). 

4) SiriNG AND HEIGHT OF BuILDINGs AND STRUCTURES 

a) Except where otherwise specified, the selbaccs and heighi requirements for 
buildings and structures wtthin the Rural One zone shall be as set out in the table 
below. 

Type at Slructure Maximum Heiqht Required Setback From Alt Property Lines 
Principal & Accessory 10.0 m (32.8 feat) 7.5 m (24.6 feet} 

[Part 4W, Sttrn pc'tctIcn, at t 1w N 1e5, balng inc PcapIn Mn arnani 1'w, I 
ny lrct 1I- iñurg at trutLyc adiart  l rr.rt iri ttla n.tiiri bounnes at wtar:urai. ird Inc ic 
rpclit 

5) LOT COVERAGE 

The maximum lot coverage of all buildings and siructures shall not exceed 5% of the 
total lot area 

6) Sul3orvIslor' REQUIREMENTS (SA.soPAr 500) 

Minimum Lot Area; 40 hactares (9 88 acres) 

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 dlling on a property, or alteration of a dwelling to 
incorporate a suite Environmental Health approval shafl be obtained.) 

END.RU1 

PART 600 • ZONES 

Existing Rural One (RU-I) Zone 



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) 

IPart 400. Siting Specifications, of this bylaw and Byiaw No 1836, being the 'ploodpialn Management Byiaw, 1997". 
may affect the siting of structures adjacent to roads, and the naturai boundanes of watercourses and the sea, 
respectively  
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BVLAWNO. 2455 'SCHEDULE 'A' 
"ELECTORAL ARe.e 'I' (CORTES ISLAND) ZONING BYLAw. 2002" PAGE - 37- 

604 (See also Parts 100 - 500) COMMUNITY LAND STEWARDSHIP ONE 
(CLS- 1) 

1) PERMITrED PRINCIPAL USE 

a) Residential. 

2) PERMITFED ACCESSORY USES 
a) Retail; 
b) Sawmill, including planer mills, 
C) Wood processing; 
d) Metal fabricating; 
e) Common facility; 
f) Accessory buildings and structures. 

3) CONDITIONS OF USE 

a) Residential use is limited to a maximum of 15 dwelling units per lot, subject to the 
lot's density not being greater than one dwelling unit per 4.0 hectares 
(9.88 acres) of land. In addition, one cottage limited in size to 60 square metres 
(645.85 square feet) in total floor area is permitted per lot 

b) Buildings and structures associated with metal fabricating, sawmill and wood 
processing uses, including vehicle parking, sorting and storage areas shall not 
exceed a total lot coverage of 3% of the lot area and shall be sited no closer than 
30.0 metres (98.4 feet) from all property lines. 

C) The retail sales area shall be limited in size to a total of 200.0 square metres 
(2152.8 square feet) per lot, and sited no closer than 15.0 metres (49.2 feet) from 
all property lines. 

d) No outdoor storage or parking areas shall be located in any required yards. 

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 Land Stewardship One zone shall 
be as set out in the table below. 

5) LoT COVERAGE 

The maximum lot coverage of all buildings and structures shall not exceed 6% of the 
total lot area 

PART 600 • ZONES 
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Bvzw No. 2455 • SCHEDULE 'A' 
"ELECTORAL AREA 'I' (Coms ISLAND) ZONING Bvi..w. 2002" PAGE -38- 

6) DESIGNATION I ZONE REQUIREMENTS 

The minimum lot size for the Community Land Stewardship One zone shall be 
16.0 hectares (39.53 acres). On lands zoned CLS-1, a Section 219 Covenant 
precluding future subdivision and protecting significant natural features of the property 
shall be registered against the property. 

(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 • CLS-1 

PART 600 • ZONES 

Proposed Community Land Stewardship One (CLS-1) Zone. 



 

 

 

 

 

 

Minutes 
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Strathcona 
REGIONAL DISTRICT REGIONAL DISTRICT BOARD 

 

Wednesday, October 6, 2021 
Minutes of the meeting of the Board of Directors of the Strathcona Regional District held on Wednesday, 
October 6, 2021 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: 

B. Unger 
J. Abram 
N. Anderson 
M. Baker 
J. Colbome 
M. Davis 
C. Evans 
K. Jules 
R. Kerr 
B. Leigh 
C. Moglove 
G. Whalley 

Village of Gold River 
Discovery Islands-Mainland Inlets (Electoral Area C) 
Cortes Island (Electoral Area B) 
Village of Sayward 
Village of Zeballos 
Village of Tahsis 
City of Campbell River 
Ka:'yu:'k't'h'/Che:k't1es7et'h' First Nations 
City of Campbell River 
Oyster Bay-Buttle Lake (Electoral Area D) 
City of Campbell River 
Kyuquot/Nootka-Sayward (Electoral Area A) 

ADOPTION OF PUBLIC AGENDA 
Leigh/Evans: SRD 836/21 

THAT the agenda for October 6, 2021 regular meeting of the Board 
be adopted as presented. 

Director Anderson reqeusted that an item of New Business entitled 
"Small Community Paramedic Initiative - Update" be added to the 
agenda. 

Director Leigh requested that an item of New Business entitled 
"Vancouver Island Regional Library" be added to the agenda. 

Whalley/Davis: SRD 837/21 

THAT the motion as amended be adopted. 

https://agenda.strathconard.calpubhc/minutesprinter.asp?pnnter=1  &id=81&AgendaType=1 &MeetingDate10/6/2021&MeetingType52 1/11 
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Leigh/Whalley: SRD 864/2 1 

THAT Bylaw No. 431, being a bylaw to authorize entering into an 
agreement respecting the use of Community Works funds for the 
Black Creek/Oyster Bay community water system, be now 
introduced and read a first time. 

CARRIED 

Leigh/Whalley: SRD 865/21 

THAT the rules be suspended and Bylaw No. 431 be given second 
and third readings. 

CARRIED 

Kerr/Whalley: SRD 866/21 

THAT Bylaw No. 431 be returned for consideration of adoption 
following written consent being received from the director for 
Electoral Area D. 

CARRIED 

Bylaws No. 432 and 433 - OCP and Zoning Bylaw Amendments 
(CF 1C 21 and RZ 1C 21 - Quadra Links) 

LeighlAbram: SRD 867/2 1 

THAT the report from the Chief Administrative Officer be received. 
CARRIED 

Abram/Leigh: SRD 868/2 1 

That staff schedule public hearing dates in January 2022 for the 
Quadra Links OCP and Zoning amendment applications due to the 
current public health risks associated with Covid 19 

CARRIED 

Bylaws No. 434 & 435 - OCP and Zoning Bylaw Amendments 
(CF lB 21/RZ lB 21 - Treedom) 

AndersonlWhalley: SRD 869/21 

THAT the report from the Chief Administrative Officer be received. 
CARRIED 

Anderson/Whalley: SRD 780/21 

THAT Bylaw No. 434, being a bylaw to amend the Cortes Island 
official community plan, be now introduced and read a first time. 

CARRIED 

https://agenda.strathconard.ca/pubhc/mInutesJDrInterasp?prInter=1  &id=81 &AgendaType=1 &MeetingDate10/6/2021 &MeetingType=52 7/11 
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Anderson/Whalley: SRD 781/21 

THAT Bylaw No. 434 be given second reading. 
CARRIED 

Anderson/Whalley: SRD 782/21 

THAT Bylaw No. 435, being a bylaw to amend the zoning 
regulations applicable to Cortes Island, be now introduced and read 
a first time. 

CARRIED 

AndersonlWhalley: SRD 783/21 

THAT Bylaw No. 435 be given second reading. 
CARRIED 

Anderson/Whalley: SRD 784/21 

THAT a public hearing to consider Bylaws No. 434 and 435 be 
scheduled for 1:00 p.m. on Thursday, October 28, 2021 at 
Manson's Hall on Cortes Island, and 

THAT the holding of the public hearing be delegated to the 
directors representing the electoral areas with the directors for 
Electoral Area B and Electoral Area A designated as the Chair and 
Vice Chair respectively for the public hearing, and 

THAT the public hearing be structured to allow in-person or 
electronic participation by directors and the public in accordance 
with current public health guidelines. 

CARRIED 

CORRESPONDENCE  
Leigh/Evans: SRD 785/2 1 

THAT the following items of correspondence be received. 

Rebuilding the Village of Lytton 

- August 27, 2021 correspondence from the Mount Waddington 
Regional District regarding the rebuilding of Lytton. 

Anti-Human Trafficking Campaign 

- September 28, 2021 correspondence from Cathy Peters, BC anti- 
human trafficking educator regarding the 'Be Amazing' campaign. 

Children's Health Foundation 

https://agenda.strathcoriard.ca/public/minutesprinter.asp?printer=1  &id=81 &AgendaType=1 &MeetingDate=10/6/2021 &MeetingType=52 8/11 
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Strathcona ELECTORAL AREAS SERVICES COMMITTEE 
Regional District 

Wednesday, September 8, 2021 
Minutes of the regular meeting of the Electoral Areas Services Committee held on Wednesday, 

September 8, 2021 at the Strathcona Regional District office located at 990 Cedar Street, Campbell River, 
B.C. 

A quorum having been confirmed, the Chair called the meeting to order at 9:30 a.m. with the following 
directors physically in attendance or participating electronically: 

MINUTES 

Chair: J. Abram Electoral Area C (Discovery Islands-Mainland Inlets) 
Directors: N. Anderson Electoral Area B (Cortes Island) 

B. Leigh Electoral Area D (Oyster Bay-Buttle Lake) 
G. Whalley Electoral Area A (Kyuquot/Nootka-Sayward) 

ADOPTION OF PUBLIC AGENDA 
Whalley/Anderson: EASC 189/21 

THAT the agenda for the September 8, 2021 regular meeting of the 
Electoral Areas Services Committee be adopted as presented. 

CARRIED 

ADOPTION OF PREVIOUS MEETING MINUTES  
LeighlAnderson: EASC 190/2 1 

THAT the minutes of the regular meeting of the Electoral Areas 
Services Committee held on August 11, 2021 be adopted. 

CARRIED 

BUSINESS ARISING FROM THE MINUTES  
Long Range Land Use Planning Overview 

Director Anderson requested an update on the matter of long range 
land use planning. 

The Chief Administrative Officer advised that long range planning 
would be addressed during the budget process. 

https I/agenda strathconard ca/public/minUtes_printer asp?printer=1 &id=81 &AgendaType=2&MeetingDate9/8/2021 &Meetinglype=75 1/4 
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THAT the Regional District commit to overall grant management if 
the application is successful. 

CARRIED 

BYLAWS  
Bylaw No. 431 - Black Creek/Oyster Bay Water Meter 
Replacement 

LeighlWhalley: EASC 198/21 

THAT the report from the Chief Administrative Officer be received. 
CARRIED 

LeighlWhalley: EASC 199/21 

THAT the Committee recommend that Bylaw No. 431 be given 
first 3 readings by the Regional Board and submitted for written 
consent by the Director for Electoral Area D. 

CARRIED 

Bylaws No. 432 and 433 - OCP Amendment and Zoning Bylaw 
Amendment Application to Facilitate the Establishment of a 
Recreational Vehicle Park at 950 Heriot Bay Road (CP 1C 21 
and RZ 1C 21 - Quadra Links) 

Whalley/Leigh: EASC 200/2 1 

THAT the report from the Chief Administrative Officer be received. 
CARRIED 

Whalley/Anderson: EASC 201/21 

THAT the Committee recommend to the Board that a public 
hearing to consider Bylaws No. 432 and 433 be scheduled at a date 
and time to be determined. 

CARRIED 

Whalley/Leigh: EASC 202/2 1 

THAT any date for a public hearing be set for a date after the 
mandatory vaccination passport program is successfully 
implemented. 

CARRIED Director Anderson opposed 

Bylaws No. 434 & 435 - OCP Amendment and Rezoning 
Application to Facilitate Additional Housing Density at 1062 
Seascape Road (CP lB 21/RZ lB 21 - Treedom) 

Anderson/Leigh: EASC 203/2 1 

THAT the report from the Chief Administrative Officer be received. 

https:IIagenda strathconard ca/publlc/mlnutesjrinter asp?printer=1 &id=81 &AgendaType=2&MeetingDate=9/8/2021 &MeetingType=75 3/4 
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CARRIED 

Anderson/Leigh: EASC 204/2 1 

THAT the Committee recommend that Bylaws Nos. 434 and 435 be 
forwarded to the Board for first and second readings. 

CARRIED 

Anderson/Whalley: EASC 205/21 

THAT the Committee recommend the Board authorize a public 
hearing to consider Bylaws Nos. 434 and 435, and 

THAT the public hearing be held at a date and time to be 
determined. 

CARRIED 

TERMINATION 
Leigh/Whalley: EASC 206/2 1 

THAT the September 8, 2021 regular meeting of the Electoral 
Areas Services Committee be terminated. 

CARRIED 

Time: 10:30 a.m. 

Certified Correct: 

https.//agenda.strathconard.calpublic/minutesj,rinter.asp?printer=1 &id=81 &AgendaType=2&MeetingDate=9/8/2021 &MeetingType=75 4/4 
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Strathcona ELECTORAL AREAS SERVICES COMMITTEE 
Regional District 

Wednesday, August 11, 2021 
Minutes of the regular meeting of the Electoral Areas Services Committee held on Wednesday, August 11, 

2021 at the Strathcona Regional District office located at 990 Cedar Street, Campbell River, B.C. 

A quorum having been confirmed, the Chair called the meeting to order at 9:30 a.m. with the following 
directors participating electronically: 

MINUTES 

Chair: J. Abram Electoral Area C (Discovery Islands-Mainland Inlets) 
Directors: N. Anderson Electoral Area B (Cortes Island) 

B. Leigh Electoral Area D (Oyster Bay-Buttle Lake) 
G. Whalley Electoral Area A (Kyuquot/Nootka-Sayward) 

ADOPTION OF PUBLIC AGENDA 
LeighlWhalley: EASC 165/2 1 

THAT the agenda for the August 11, 2021 regular meeting of the 
Electoral Areas Services Committee be adopted as presented. 

Director Leigh advised that she would have a further motion for the 
matter entitled "Request for Financial Assistance - Mountainaire 
Avian Rescue Society (MARS). 

The Chair advised that an item of New Business entitled "Kanish 
View Estates (Heriot Bay) Covenant" would be added to the 
agenda. 

Director Anderson requested that the agenda be varied to consider 
the following items directly after the item entitled "Development 
Variance Permit Aplication - DVP lB 21 Olmstead": 

- Cortes Island Superior Tanker Shuttle Service Study, and 
- Bylaws No. 434 & 435 - OCP Amendment and Rezoning (CP lB 
21/RZ lB 21 - Treedom) 

A vote was held on the motion as amended and it was 
CARRIED 

ADOPTION OF PREVIOUS MEETiNG MINUTES 
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THAT the matter be returned to the next meeting. 
CARRIED 

BYLAWS  
Bylaws No. 434 & 435 - OCP Amendment and Rezoning (CP 
lB 21/RZ lB 21 - Treedom) 

AndersonlWhalley: SRD 173/2 1 

THAT the report from the Chief Administrative Officer be received. 
CARRIED 

LeighlAnderson: SRD 174/21 

THAT the matter be deferred to the next meeting including the new 
application. 

CARRIED 

STAFF REPORTS (Cont.) 
Development Variance Permit Application - DV 2D 21 Kroot 

Whalley/Leigh: EASC 175/21 

THAT the report from the Chief Administrative Officer be received. 
CARRIED 

LeighlWhalley: EASC 176/21 

THAT the Committee recommend development variance permit 
DV 2D 21 (Kroot), as presented in the staff report dated August 3, 
2021 be approved, and 

THAT the Corporate Officer be authorized to issue the permit. 
CARRIED 

Fire Protection Service Proposal - Race Point/Duncan 
Bay/Gordon Road 

Whalley/Leigh: EASC 177/2 1 

THAT the report from the Chief Administrative Officer be received. 
CARRIED 

Whalley/Leigh: EASC 178/21 

THAT a further report to examine potential costs and other issues in 
relation to the proposal for fire protection service be prepared for 
the Board's consideration. 

CARRIED 
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Strathcona ELECTORAL AREAS SERVICES COMMITTEE 
Regional District 

Wednesday, July 14, 2021 
Minutes of the regular meeting of the Electoral Areas Services Committee held on Wednesday, July 14, 

2021 at the Strathcona Regional District office located at 990 Cedar Street, Campbell River, B.C. 

A quorum having been confirmed, the Chair called the meeting to order at 9:34 a.m. with the following 
directors physically in attendance or participating electronically: 

MINUTES 

Chair: J. Abram Electoral Area C (Discovery Islands-Mainland Inlets) 
Directors: N. Anderson Electoral Area B (Cortes Island) 

B. Leigh Electoral Area D (Oyster Bay-Buttle Lake) 
G. Whalley Electoral Area A (Kyuquot/Nootka-Sayward) 

ADOPTION OF PUBLIC AGENDA 
Whalley/Leigh: EASC 150/21 

THAT the agenda for the July 14, 2021 regular meeting of the Electoral Areas Services 
Committee be adopted as presented. 

Director Anderson requested that an item of New Business entitled "Long Range Planning 
Matters" be added to the agenda. 

A vote was held on the motion as amended and it was... 
CARRIED 

PETITIONS AND DELEGATIONS 
Mariwood Road Flooding 

The Chair welcomed Malcolm Wilson and Cohn Benoit who made a presentation regarding 
flooding problems on Mariwood Road properties in Electoral Area D. 

LeighfWhalley: EASC 151/21 

THAT the presentation be received. 
CARRIED 

LeighlWhalley: EASC 152/21 

THAT the Strathcona Regional District Board provide a formal letter of request to be sent to 
Michael Pearson of the Ministry of Transportation, North Island for assistance in providing 
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THAT all public requests for commemorative structures in Electoral Area Parks be referred 
to the Electoral Area Services Committee. 

CARRIED 

Requests for Financial Assistance - Electoral Area C 

Leigh/Whalley: EASC 158/21 

THAT the report from the Chief Administrative Officer be received. 

Leigh/Whalley: EASC 159/21 

THAT the Committee recommend that the Board approve grants in aid to be paid from the 
Electoral Area C grant in aid budget as follows: 

i) $2,000 to the Quadra Cultural Committee to assist with 202 1-2022 concert series; and 
ii) $1,000 to the Surge Narrows Community Association to assist with Lampert's beach stage 
roof repairs. 

CARRIED 

BYLAWS  
Bylaws No. 434 and 435 - OCP/Rezoning Application (CP lB 21/RZ B 21 - Treedom 
Ventures) 

Whalley/Anderson: EASC 160/21 

THAT the report from the Chief Administrative Officer be received. 
CARRIED 

LeighlAnderson: EASC 161/21 

THAT the matter be deferred to the next Electoral Areas Services Committee meeting. 
CARRIED 

CORRESPONDENCE  
Friends of Strathcona Park 

LeighfWhalley: EASC 162/21 

THAT the June 11, 2021 correspondence from the Friends of Strathcona Park regarding a 
request for financial assistance be received. 

CARRIED 

Leigh/Whalley: EASC 163/21 

THAT the Committee recommend that a Grant-in-Aid for the Friends of Strathcona Park in 
the amount of $3,000 be approved to assist with their Park Use Study conducted by students 
this summer and to be paid from the Electoral Area D GIA Budget. 

CARRIED 
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Strathcona 
REGIONAL DISTRICT REGIONAL DISTRICT BOARD 

Wednesday, May 26, 2021 
Minutes of the meeting of the Board of Directors of the Strathcona Regional District held on Wednesday, 

May 26, 2021 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: 

B. Unger 
J. Abram 
N. Anderson 
M. Baker 
J. Colborne 
C. Cornfield 
M. Davis 
C. Evans 
K. Jules 
R. Kerr 
B. Leigh 
G. Whalley 

Village of Gold River 
Discovery Islands-Mainland Inlets (Electoral Area C) 
Cortes Island (Electoral Area B) 
Village of Sayward 
Village of Zeballos 
City of Campbell River 
Village of Tahsis 
City of Campbell River 
Ka: 'yu: 'k't'h'/Che:k't1es7et'h' First Nations 
City of Campbell River 
Oyster Bay-Buttle Lake (Electoral Area D) 
Kyuquot/Nootka-Sayward (Electoral Area A) 

ADOPTION OF PUBLIC AGENDA 
Leigh/Baker: SRD 473/21 

THAT the agenda for May 26, 2021 regular meeting of the Board 
be adopted as presented. 

Anderson/Abram: SRD 474/21 

THAT the agenda be varied to move the Notice of Motion entitled 
'Discovery Islands Fish Farming' to Members Reports. 

A vote was held on the motion as amended and it was. 
CARRIED 

PETITIONS AND DELEGATIONS  
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Leigh/Whalley: SRD 479/21 

THAT the draft minutes of the regular meeting of the Strathcona 
Gardens Commission held on May 12, 2021 be received. 

CARRIED 

STAFF REPORTS  
OCP/Rezoning Consultation Process (CP lB 21/RZ lB 21 - 
Treedom Ventures Inc.) 

Anderson/Whalley: SRD 480/21 

THAT the report from the Chief Administrative Officer be received. 
CARRIED 

Anderson/Whalley: SRD 48 1/21 

THAT the First Nations consultation process and agency referral 
list as outlined in the staff report dated May 6, 2021 for application 
CP lB 21/RZ lB 21 (Treedom Ventures Inc.) be approved with the 
addition of the K'omoks First Nation. 

CARRIED 

OCPlRezoning Consultation (CP 1D 21/RZ 1D 21 - Oyster Bay 
Lands) 

LeighlWhalley: SRD 482/2 1 

THAT the report from the Chief Administrative Officer be received. 
CARRIED 

LeighlAbram: SRD 483/2 1 

THAT the matter be referred to the Electoral Areas Services 
Committee. 

CARRIED Director Anderson opposed 

ESA Development Permit Application - OP 10 21 (Szary) 

Leigh/Abram: SRD 484/21 

THAT the report from the Chief Administrative Officer be received. 
CARRIED 

Leigh/Whalley: SRD 485/2 1 

THAT development permit DP 1 D 21 (Szary) be approved, and 

THAT the Corporate Officer be authorized to issue the permit. 
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Strathcona ELECTORAL AREAS SERVICES COMMITTEE 
RegionaI District 

Wednesday, May 12, 2021 
Minutes of the regular meeting of the Electoral Areas Services Committee held on Wednesday, May 12, 

2021 at the Strathcona Regional District office located at 990 Cedar Street, Campbell River, B.C. 

A quorum having been confirmed, the Chair called the meeting to order at 9:31 a.m. with the following 
directors physically in attendance or participating electronically: 

MINUTES 

Chair: J. Abram Electoral Area C (Discovery Islands-Mainland Inlets) 
Directors: N. Anderson Electoral Area B (Cortes Island) 

B. Leigh Electoral Area D (Oyster Bay-Buttle Lake) 
G. Whalley Electoral Area A (Kyuquot/Nootka-Sayward) 

ADOPTION OF PUBLIC AGENDA 
LeighlWhalley: EASC 82/2 1 

THAT the agenda for the May 12, 2021 regular meeting of the 
Electoral Areas Services Committee be adopted as presented. 

CARRIED 

ADOPTION OF PREVIOUS MEETiNG MINUTES  
AndersonlLeigh: EASC 83/2 1 

THAT the minutes of the regular meeting of the Electoral Areas 
Services Committee held on April 14, 2021 be adopted. 

CARRIED Director Leigh opposed 

BUSINESS ARISING FROM THE MINUTES  
Leigh/Anderson: EASC 84/21 

THAT resolution srd 70/21 be amended to delete all words after 
"Community Works Fund" with the words: "for upgrading of water 
meters on the Black Creek-Oyster Bay Water system, and that the 
202 1-2025 Financial Plan be amended accordingly." 

CARRIED 

STAFF REPORTS 

https //agenda strathconard.ca/public/minutes_printer asp?printer=1 &id=81 &AgendaType=2&MeetingDate=5/1212021 &MeetingType=75 1/8 



7/12/2021 https I/agenda strathconard.ca/public/minutes_printer.asp'?printer=l &id=81 &AgendaType=2&MeetingDate=5112/202 1 &MeetingType=75 

-Private Managed Forest Advisory Board 
-Ministry of Forests, Lands and Natural Resources (BC) 
-Oyster River Enhancement Society 
-Black Creek-Oyster Bay Services, CVRD (fire suppression and 
water) 
-Environment Canada 
-Water Comptroller for BC 
-island Health 
-Archeology Branch BC (culturally modified tree along Mayfly 
Creek) 
MOTI 
-SD72 
-First Nations. 

CARRIED 

Leigh/Anderson: EASC 89/2 1 

THAT the Committee recommend the agency referral list as 
outlined in the staff report dated March 3, 2021, for application CP 
1D 21 / RZ 1D 21 - Oyster Bay Lands, be approved with additions. 

CARRIED 

Consultation Process - CP lB 21IRZ lB 21 (Treedom Ventures 
Inc.) 

Whalley/Anderson: EASC 90/2 1 

THAT the report from the Chief Administrative Officer be received. 
CARRIED 

Whalley/Anderson: EASC 9 1/21 

THAT the Committee recommend that the First Nations' 
consultation process as outlined in the staff report dated May 6, 
2021 (CP lB 21/ RZ lB 21 — Treedom Ventures) be approved. 

AndersonlLeigh: EASC 92/2 1 

THAT the K'ómoks First Nation be added to the referral list. 
CARRIED 

Discussion ensued regarding the approval of the agency referral list 
as outlined in the staff report dated May 6, 2021 (CP lB 21/RZ iB 
21 - Treedom Ventures). 

A vote was held on the amended motion and it was... 
CARRIED 

ESA Development Permit Application (DP ID 21 - Szary) 
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:trathcona 
REGIONAL DISTRICT 

File: 3350-20/CP lB 21 
3360-20/RZ lB 21 

October 6, 2021 

Dear Sir and/or Madam: 

RE: PUBLIC HEARING TO CONSIDER BYLAW No. 434, 'CORTES ISLAND OFFICIAL COMMUNITY PLAN 
BYLAw, 2012, AMENDMENT No. 3' AND BYLAW NO. 435, 'ELECTORAL AREA 'I' (CORTES ISLAND) 
ZONING BYLAw, 2002, AMENDMENT No. 31' 

Please be advised that a public hearing will be held to consider an Official Community Plan amendment 
and a Zoning Bylaw amendment affecting Lot 1, Section 4, Sayward Land District, Cortes Island, Plan 
V1P73277 (1062 Seascape Road, Mansons Landing) to facilitate an increase in residential density on this 
33.1-hectare property from five dwellings plus a 60 square metre cabin to 8 dwelling units. The proposed 
amendments would re-designate the subject parcel from Rural Residential (RR) and Rural (R), to 
Community Land Stewardship (CLS) and rezone the aforementioned from Rural One (RU-i) to 
Community Land Stewardship (CLS-i) 

The public hearing to consider Bylaw Nos. 434 and 435 will be held as follows: 

Thursday, October 28, 2021 
1:00 pm 

Location: In-person: Mansons Community Hall, 
983 Beasley Road, Mansons Landing BC 

Virtually: Via internet: https://srd.ca/meetnow  
Via telephone: 1-844-636-6317 (toll-free) 
Conference ID: 176 047 819# 

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 27, 2021  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. 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 250-
830-6706 or by email at jneilksrd.ca. 

Yours truly, 

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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Strathcona 
REGIONAL DISTRICT NOTICE OF PUBLIC HEARING 

BYLAW NO. 434 — CORTES ISLAND OFFICIAL COMMUNITY PLAN BYLAW 2012, 
Amendment No. 3 

BYLAW NO. 435 — ELECTORAL AREA 'I' (CORTES ISLAND) ZONING BYLAW, 2002, 
Amendment No. 31 

Date: Thursday, October 28, 2021 

Location: In-person: Mansons Community Hall, 983 Beasley Road, Mansons Landing BC 
Virtually: Via internet: https://srd.ca/meetnow  

Via telephone: 1-844-636-6317 (toll-free) 
Conference ID: 176 047 819# 

Public Hearing for Bylaw Nos. 434 and 435 to commence at: 1:00 p.m. 

Area affected by proposed Bylaw Nos. 434 and 435: The subject area is legally described as Lot 1, Section 4, 
Sayward Land District, Cortes Island, Plan V1P73277, as shown on the map below. 

Purpose of proposed Bylaw Nos. 434 and 435: Bylaw No. 434, if adopted, would re-designate the subject area 
from Rural Residential (RR) and Rural (R) to Community Land Stewardship (CLS). Bylaw No. 435, if adopted, 
would rezone the aforementioned from Rural One (RU-i ) to Community Land Stewardship One (CLS-1)to facilitate 
an increase in residential density on the parcel from a maximum of 5 dwellings plus a 60-square metre cabin, to 
eight dwellings. 

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 October 13, 2021 until 4:30 p.m. on 
Wednesday, October 27, 2021. 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. Individuals attending the hearing in person will be afforded the opportunity to be heard during the 
comments portion of the hearing. Attendance at the public hearing will also 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. 



Written submissions from persons who are attending the hearing virtually or unable to attend in person must be 
delivered by hand or electronically to the Regional District office no later than 4:30 p.m. on Wednesday, October 
27, 2021 in order to be considered as part of the public hearing record. 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: planningsrd.ca  
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Strathcona 
REGIONAL DISTRICT 

DEVELOPMENT PROPOSAL — REFERRAL FORM 
FILE: CP lB 21/ RZ lB 21 — CORTES ISLAND 

Please comment on the attached development proposal for potential effect on your agency's interests. We 
would appreciate your response by July 2, 2021. 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, 'Codes Island Official Community Plan 
Bylaw, 2012' and Bylaw No. 2455, 'Electoral Area 'I' (Codes Island) 
Zoning Bylaw, 2002' to re-designate and rezone a 33.1-hectare parcel 
of land to allow for an increase in residential density to 7 units in total. 

APPLICANT: Treedom Ventures Inc. 

LEGAL DESCRIPTION: Lot 1, Section 4, Sayward District, Plan V1P73277 

PID: 025-280-635 

CIVIC ADDRESS: 1062 Seascape Road, Mansons Landing BC 

OCP BYLAW: Bylaw 139, 'Codes Island Official Community Plan Bylaw, 2012' 

DESIGNATION: Rural Residential/Rural 

PROPOSED OCP: Community Land Stewardship (CLS) 

ZONING BYLAW: Bylaw 2455, 'Electoral Area 'I' (Codes Island) Zoning Bylaw, 2002' 

EXISTING ZONING: Rural One (RU-i) 

PROPOSED ZONING: Community Land Stewardship One (CLS-i) 

PROPOSAL DETAILS: 
An application has been received to consider amending the Codes Island Official Community Plan and 
the Codes Island Zoning Bylaw to re-designate a 33.1-hectare parcel situated at 1062 Seascape Road, 
Mansons Landing from Rural Residential / Rural to Community Land Stewardship and to rezone the 
parcel from Rural One (RU-i) to Community Land Stewardship One (CLS-i), to allow for an increase in 
residential density from 5 dwellings plus a 60-square metre cottage, to 7 dwellings in total. Currently, 4 
dwellings exist on the property. 

The attached site map shows up to seven proposed building sites, but only three of these will be 
developed, based on suitability for septic field percolation. The proposal appears consistent with the 
overall vision of the OCP and meets the objectives of the Community Land Stewardship designation 
including covenant protection of sensitive areas, a corporation to manage and maintain the property and 
the provision of public access to the waterfront. 

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  



Consultation will occur with the following First Nations marked with an 

X Xwémalhkwu (Homalco) First Nation X TIa'amin Nation 

X Klahoose First Nation X K'omoks First Nation 

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

X 
Agricultural Land Commission (ALC) Ministry of Energy, Mines and Natural Gas 

X 
Advisory Planning Commission (APC). Area B X Ministry of Environment 

x 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) 

Comox Valley Regional District (CVRD) 
Ministry of Jobs, Tourism & Skills Training 
(Labour) 

Fisheries and Oceans Canada (General) X 
Ministry of Transportation and Infrastructure 
(MoTI) 

Fisheries and Oceans Canada (Aquaculture) Mount Waddington Regional District (MWRD) 

Environment Canada Private Managed Forest Land Council 

X Fire Department (Cortes Island) quathet Regional District (qRD) 

Ministry of Aboriginal Relations and Reconciliation X 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 21! RZ lB 21 — TREEDOM VENTURES 

J

J
Approval recommended for reasons 

 outlined below 

Approval recommended subject to 
conditions below 

Interests unaffected by development 
proposal 

Approval NOT recommended due to 
reasons outlined below 

SIGNED BY: TITLE: 

FIRST NATION DATE: 
OR AGENCY: 
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H anks 
Beach Forest 
Conservion 

Ssk n 
Forest Park 

Subject Property 

Location map 
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Site plan of proposed development on the parcel. 

Up to three of the seven potential house sites marked with a yellow star will be developed, 
based on septic percolation results. 
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Treedom Map Legend 

'Setback' refers to distance from a structure to the nearest property line. 
'Black dash'- denotes a small open air building/shed for storing wood and tools. 
'House square footage' refers to total livable floor space, not footprint 
'Outbuilding' refers to an enclosed, one story structure that has electricity but no kitchen or 
bathroom where square footage equals footprint 

Green Protected Forest -40 acres of covenanted Forest See appendix A 

Green Protected Bluff- 2 acres of covenanted coastal ecosystem. See appendix B 

Yellow Management Area- 31 acres of land containing all existing structures. See appendix C 

Shed- Open air wood storage, Built around 1980, 1000 sq ft, Setback of 260 ft 

la- House- Original build in 2000, with additions in 2005/2015. 1222 sq ft Setback of 115 ft 

ib- Outbuilding- Built around 1990, 322 sq ft, Setback of 75 ft 

2a- House- Built in 2018,860 sq ft. Setback of 110 ft 

2b- Outbuilding- Built in 2020, 245 sq ft. Setback of 115 ft 

2c- Outbuilding- Built in 2009, 130 sq ft Setback of 135 ft 

3a- Outbuilding- Built in 2020-2021,468 sq ft, Setback of 300 ft 

5a- House- Original build in 2006, addition in 2016, 1550 sq ft. Setback of 90 ft 

5b- Outbuilding- Built in 2015,400 sq ft. Setback of 65 ft 

5c- Outbuilding- Built in 2020, 350 sq ft. Setback of 86 ft 

6a- House- Built in 2010, 2000 sq ft, Setback of 80 ft 

6b- Outbuilding, Built in 2016,400 sq ft. Setback of 27 ft 

P1-Proposed house site with access from Seascape Road, connecting to main lines for power 
P2-Proposed house site in lightly forested area 
P3-Proposed house site in lightly forested area with good South exposure 
P4-Proposed house site with excellent southern exposure 
PS- Proposed house site in forested area with good potential southern exposure 
P6-Proposed house site in lightly forested area adjacent to power kiosk 
P7-Proposed house site in mature open forest 
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Treedom Ventures, Inc Application to amend a Zoning Bylaw and Amend 
the Official Community Plan for Cortes Island Sayward District 

Existinq Land Use 

This 82 acre piece of land on the south end of Cortes Island, BC, was purchased in 1999 by a 
small group of people, with the intention of building homes on part of it, while protecting a 
majority of it with registered covenants. This group formed a limited partnership called Treedom, 
and has an extensive Shareholder Agreement to guide our decisions around living in community 
and stewarding the land. Each shareholder has the opportunity to build a home, and many of us 
currently live on the land full time. 

Covenants 

All of Treedom is protected by covenants held by The Land Conservancy (TLC). Treedom has 
three areas, each with its own Covenant: 
I) The Covenant on the Residential Management area prioritizes residential use with 
consideration for the ecological integrity of the area's forest. 
2) The Covenant protecting over 40 acres in the Forest Protected Area allows only tree cutting 
that restores supports the retention of old growth characteristics. 
3) The Covenant protecting the approximately two acres in the Delicate Bluff Protected Area 
excludes human use of this rare and fragile ecosystem with the exception of an existing trail to 
the public shoreline. Approximately half of Treedom's waterfront is located within this area. 

Treedom has completed, and TLC has approved, a baseline inventory describing the land and a 
management plan. TLC monitors the 'and annually to ensure compliance with Treedom 
Covenants. 

Trails 

Trails are maintained, signed and the public is welcome to access them. The trail known as 
Brigette's Beach adjacent to Hanks Beach has covenanted public access on its western 
boundary to maintain traditional community use of this shoreline. Unmarked trails in the larger 
protected area are used mostly by a few local people and residents. Treedom Lane is a popular 
route of access to trails that connect to Hanks Beach Park. To date, respectful foot and bike use 
have been welcomed. Public car or motorbike use of Treedom Lane are not permitted. 

Manaqement Area and House Sites 

The current zoning (RU-I) allows for the location of five dwellings and one cottage. House sites 
are numbered 1 -6. House Site I is legally surveyed as one acre surrounded by the protected 
area, located at the entrance to the main private access - Treedom Lane. The Residential 
Management Area contains House Sites 2-6, held by shareholders. House Sites 2-6 are 
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approximately two acres, two on the waterfront and three inland. Four House Sites currently 
have dwellings on them. 

Age, Condition and Use - Buildings 

House Site I 
- Primary residence, 2005, Very Good 
- Wood shop, 1985, Good 

House Site 2 
- Primary residence, 2019, Excellent 
- 13'x19' Studio, 2020, Excellent 

House Site 3 
- Studio, Under construction, Excellent 

House Site 4 
- Undeveloped 

House Site 5 
- Primary residence, 2005, Excellent 
- 16'x20' Studio, 2020, Excellent 
- 20'x20' Shop, 2015, Excellent 

House Site 6 
- Primary residence, 2010, Excellent 
- Office & Storage, 2017, Excellent 

The Old Mill Site 

There is a clearing in the management area where the previous owner operated a sawmill. 
While the sawmill is gone, a large structure remains, and is currently used for lumber storage. 
There is a groundwater well with three rings each 20ft deep and an accessible hand pump. 
When the road was built to access the house sites, gravel was taken from the adjacent clearing 
to make the road base. Topsoil from the road site was used to backfill the pit. That area is now 
wetter than it was. With improved drainage and fill, it has the potential as a garden area. There 
are fruit trees planted on the northeast edge of the clearing which provide fruit to residents. 

Buried lines along Treedom Lane provide electricity to all current house sites and are sufficient 
to accommodate additional dwellings. Currently there are three drilled wells on the property with 
strong flow at 150 ft. All shareholders share private path/stair beach access and boat storage. 
Shareholders do regular beach cleanups and invasive species removal from the Delicate Bluff 
Protected Area. 
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Natural Features 

Within the Covenanted/protected Area - refer to Appendix A and B -"Treedom Baseline 
Reports" 

Within the Residential Management area- refer to Appendix C- "Management Plan 

- Mixture of mature and young forest. 
- Mature second growth, fern, moss, salal, oregon grape huckleberry etc. 
- Four homes have cultivated gardens. 

Drainage along Treedom lane intersects creek to drain into ocean 
Low bank on the waterfront is supported by ample vegetation for stability. Twin Island 
and Hernando Island somewhat shelter this coastline from prevailing winter winds 
(southeast). 

Proposed Use 

Treedom proposes two additional house sites to be offered to local families to help address the 
need for affordable land acquisition by current residents. Proposed building sites will be located 
along the existing Treeclom Lane preventing the need for further road network development. 
The BC Hydro power lines are buried along this driveway, with a number of drops, and can be 
easily accessed for future hook-ups. There is sufficient power for this increase in usage. 
Community Land Stewardship zoning will have a lower density than the current RR-1 
designation of Treedom Land in the Official Community Plan. CLS works well with Treedom's 
existing corporate structure and its protection of forest and bluff areas. 

Shareholders envision using the Mill Site to support rural economic development by creating a 
shared work place where local entrepreneurs and crafts people manufacture products. This 
could be done in collaboration with an island NGO or private entrepreneur. There is a real need 
for such industrial space on the island and shareholders have been approached by local 
woodworkers and metal fabricators. In particular, use of wood from the community forest for 
value-added wood work supports retention of local control of Crown land tenure. The Mill Site is 
centrally located on the property. Noise generated from these machines would be dampened by 
thick second growth, and the closest neighbours are more than 0.5km away. 

Likewise, studio and gallery space would support local livings. The other island galleries are 
located in Whaletown and Squirrel Cove and open only during the summer. The building at the 
entrance to the driveway (within House Site 1, lb on the map) would be the ideal location for 
this use, due to easy access for the public and available parking. 

Applicants' written brief 

Strathcona Regional District 



8nAwNo 2455 .$cotA 
Ecior,*i. A*r 'V (CoiZsISA'D1 ZO Bn4 2002  

603 (See also Parts 100 - 500) RURAL ONE (RU-I) 

1) PERMITTED PRINCIPAL USE 

a) Residential 

2) PiMrrrEo ACCESSORY USES 

a) Accessory buildings and structures. 

3) CoNorrlows OF USE 

a) On a lot less than or equal to 4 0 hectares (9 88 acres) in size, residential use 
shafl be limited to one single farnify dwelling and one secondary suite or one 
single family dwelling and one cottage limited ri size to 60 square metres 
(64585 square feet) in total floor area 

b) For each additional 4.0 hectares (9 88 acres) of land area on a lot (in excess of 
the required minimum lot area), one additional dwelling shall he permitled to a 
maximum of five dwellings per lot (and one secondary suite or one cottage per 
lot) 

4) SITING AND HEIGHT OF BUILDINGS AND STRUCTURES 

a) Excepl where otherMse specified, the setbaccs and height requirements for 
buildings and structures within the Rural One zone shall be as set out in the table 
below 

Type of Structure Maximum Height Required Setback From MI Property Lines 

Principal & Acc.esoiy lOOm (32.8 feet) 7 5 m (24 6 feetl 

lPwt 4, SI1in Sp ctoos, ol ts ta-' ani &11J-A' N 1i3*, b.iing Inc 'Rccniin crnrl1 
rry ftc IPc wtiflg ci irucnzc iccr ic rci ri1 Inc rturI Iounnc's at tcrurc o:J Inir 
raçcIh'ei I 

5) LOT COVERAGE 

The maximum to! coverage of all buildings and structures shall not exceed 5% of the 
total lot area 

6) SUt3oivlsloN REQUIRE MENTS (SEE so P&'r 500) 

Minimum Lot Area: 4,0 hectares (9 88 acres) 

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 5ha11 be obtained 

END• RU-I 

PART 600 • ZONES 

Existing Rural One (RU-I) Zone 
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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) 

[Part 400. Siting Specifications, of this bylaw and Bylaw No 1836, being the 'Floodplain Management Bylaw, 1997', 
may affect the siting of structures adjacent to roads, and the naturai boundanes of watercourses and the sea, 
respectiveiy I  

BYL.4wNo. 2455 .SCHEDULE 'A' 
"ELECTORAL AREA 'I' (CORTES ISLAND) ZONING BYLAw. 2002" PAGE -37- 

604 (See also Parts 100 - 500) COMMUNITY LAND STEWARDSHIP ONE 
(CLS-1) 

1) PERMITTED PRINCIPAL USE 

a) Residential. 

2) PERMITTED ACCESSORY USES 
a) Retail, 
b) Sawmill, including planer mills, 
c) Wood processing, 
d) Metal fabricating, 
e) Common facility; 
f) Accessory buildings and structures. 

3) CONDITIONS OF USE 

a) Residential use is limited to a maximum of 15 dwelling units per lot, subject to the 
lot's density not being greater than one dwelling unit per 4.0 hectares 
(9.88 acres) of land In addition, one cottage limited in size to 60 square metres 
(645 85 square feet) in total floor area is permitted per lot 

b) Buildings and structures associated with metal fabricating, sawmill and wood 
processing uses, including vehicle parking, sorting and storage areas shall not 
exceed a total lot coverage of 3% of the lot area and shall be sited no closer than 
30.0 metres (98.4 feet) from all property lines. 

c) The retail sales area shall be limited in size to a total of 200 0 square metres 
(2152.8 square feet) per lot, and sited no closer than 15.0 metres (49.2 feet) from 
all property lines. 

d) No outdoor storage or parking areas shall be located in any required yards. 

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 Land Stewardship One zone shall 
be as set out in the table below. 

5) LOT COVERAGE 

The maximum lot coverage of all buildings and structures shall not exceed 6% of the 
total lot area 

PART 600 • ZONES 

Strathcona Regional District 



ByLAwNo. 2455 .SCHEDULE 'A' 
"ELECTORAL AR 'I' (CORTES ISLAND) ZONING 2002" PAGE -38- 

6) DESIGNATION I ZONE REQUIREMENTS 

The minimum tot size for the Community Land Stewardship One zone shall be 
16.0 hectares (39.53 acres). On lands zoned CLS-1, a Section 219 Covenant 
precluding future subdivision and protecting significant natural features of the property 
shall be registered against the property. 

(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 • CLS-1 

PART 600 • ZONES 

Proposed Community Land Stewardship One (CLS-1) Zone. 
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Strathcona 
REGIONAL DISTRICT 

Minutes of the Meeting of the Cortes Electoral Area 'B' Advisory Planning Commission of 
the Strathcona Regional District held on Wednesday, July 7, 2021 in the Mansons Firehall 
#1 meeting room, 959 Beasley Road, Mansons Landing, Cortes Island, B.C. 

APC Members Present: 

Absent: 

Also Present: 

Chair: Kirsten Schofield-Sweet 
Acting Secretary: Beatrix (Brittany) Baxter 
Members: Mike Manson 

Jeramie Peacock (by TEAMS) 

Carrie Saxifrage 

Electoral Area 'B' Director: Noba Anderson 

SRD Staff by TEAMS: Meredith Starkey, Manager 
Planning and Parks 

John Neill, Planner 

Applicants: Amy Robertson for Treedom 
Darwin Olmstead and Jillian Lang, 
owners of Lot A, 1469 Manzanita Road 

Others: Stasia Wells and Bob Wells, owner (and son of owner) 
of Lot B, 1469 Manzanita Road; 
Martha Ableson, Real Estate agent for Royal LePage 

CALL TO ORDER 

The meeting was called to order at 2:15 p.m. 

I 



Minutes of the Meeting of the 
Cortes Electoral Area 'B' Advisory Planning Commission July 7, 2021 

ELECTION OF CHAIR AND SECRETARY 

BAXTER I MANSON: Nomination of Kristen Schofield-Sweet to Cortes Area B Advisory 
Planning Commission as Chairperson for 2021. Nomination accepted by Kristen 
Schofield-Sweet. 

ELECTION OF CHAIR AND SECRETARY 

BAXTER I MANSON: Nomination of Kristen Schofield-Sweet to Cortes Area B Advisory 
Planning Commission as Chairperson for 2021. Nomination accepted by Kristen 
Schofield-Sweet. CARRI ED 

BAXTER I MANSON: Nomination of Carrie Saxifrage, in absentia, to Cortes Area B 
Advisory Planning Commission as Secretary for 2021. CARRIED 

MANSON / SCHOFIELD-SWEET: That Beatrix Baxter acts as secretary in Came 
Saxifrage's absence for today's meeting. CARRIED 

AGENDA ITEMS  

Adoption of Public Aqenda  

MANSON I BAXTER: That the Public Agenda be adopted. CARRI ED 

Receipt of the Minutes of the Advisory Planning Commission Meeting held on 
November 20, 2019 

MANSON I SCHOFIELD-SWEET: THAT the minutes of the Cortes Electoral Area 'B' 
Advisory Planning Commission meeting held on November 20, 2019 be received as 
presented. 

CARRI ED 
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Minutes of the Meeting of the 
Cortes Electoral Area 'B' Advisory Planning Commission July 7, 2021 

Discussion and comments regarding the OCP amendment and Zoning Bylaw 
amendment 1062 Seascape Rd, Mansons Landing Lot 1, Section 4, Cortes Island, 
Sayward District, Plan VIP 73277 

Staff and Amy Robertson provided a brief summary and answered questions about 
Treedom Ventures, Inc. application to re-designate a 33.1 hectare parcel situated at 1062 
Seascape Road, Mansons Landing from Rural Residential and Rural to Community Land 
Stewardship; and to rezone the parcel from Rural One (RU-i) to Community Land 
Stewardship One (CLS-1), to allow for a slight increase in residential density from five (5) 
dwellings plus a 60-square metre cottage, to seven (7) dwellings in total. Currently, four 
(4) dwellings exist on the property. The proposed zoning would allow a maximum of eight 
(8) dwellings plus one (1) cottage on a parcel of this size, subject to Island Health 
requirements. The application also discussed the publics' access to Treedom trails that 
connect pedestrians and cyclists to Hanks Beach and Park. 

Discussion  

RE: Island Health (VIHA): 
John Neill advised that Island Health has indicated that two (2) of the current dwellings 
do not have sewage system letters of certification and will require this certification before 
the application can move to a third (3rd) reading. Amy Robertson indicates that the 
owners of these two dwellings are in communication with VlHA regarding this matter. 

RE: Process: 
John Neill explained that the APC is one of the agencies that is currently being consulted, 
prior to the first and second readings. After these consultations and the first and second 
readings, a public hearing date will be set, and then the public notified through local 
advertising channels. A public hearing report will be presented to the Board, who will 
consider adopting the new bylaws. This process will take about 2-3 months, unless any 
major revisions are needed along the way, triggering another public hearing. 

RE: Density: 
The applicant's current zoning, RU-I, allows for five (5) dwellings and a cottage. A change 
to CLS-I would allow for Treedom to build three more dwellings to a total of eight (8). In 
their application, Treedom indicates an intention to only build two additional dwellings for 
a total of seven (7). It was recommended that the wording and map included in the 
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Minutes of the Meeting of the 
Cortes Electoral Area 'B' Advisory Planning Commission July 7, 2021 

application be clarified to more clearly indicate that 8 dwellings will be permitted in the 
CLS-1 zoning, but only seven (7) are planned at this time. 

RE: Proposed Use - Light Industrial: 
Referring to page 7 of the application, questions were raised about the applicant's 
intention to make use of an old sawmill site for light industrial/commercial activities, Is this 
considered a community amenity? What are the assurances that use of these facilities 
will continue to be accessible to the community, into the future? John Neill explains that 
light industrial is a permitted use in CLS-1 zoning. Amy Robertson clarifies that the 
intention is not for these activities/spaces to be offered to the general public but utilized 
privately by Treedom shareholders or contractors. Recommendation that mentions of this 
usage be taken out of the application all together or clearly referenced as a permitted, 
private use, so as to not confuse the public. 

RE: Right of Access to Treedom Trail: 
This would be a good time to register a right of way to ensure the public will have 
continued access to a trail that connects through Treedom land to Hank's Beach Forest 
Conservation Park and/or Hank's Beach. Currently, Treedom maintains a trail that the 
public is permitted access to but would be better for the community long term if this were 
officialized. 1127 Tiber Bay registered a park and a trail when they rezoned from Forestry 
to CLS-1; Siskin Lane gifted public access to their trail network. Liability and maintenance 
is held by the Regional District. Treedom would determine appropriate wording for 
signage, but the public would be guaranteed access. 

RE: CLS-1 Zone: 
In this zoning, Applicant is required to be in a 219 covenant with the SRD that prevents 
sub-division. 

MANSON I PEACOCK: THAT the Commission supports this application moving to public 
hearing with the following recommendations: 

a. Remove mention of seven (7) dwellings, replace with maximum allowable - eight 
(8) dwellings 

b. Remove mention of old mill site/future light industrial use 
c. Register a Right of Way, guaranteeing public access/trail through Treedom to 

Hank's Park & Beach 
CARRI ED 
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Minutes of the Meeting of the 
Cortes Electoral Area 'B' Advisory Planning Commission July 7, 2021 

Discussion and comments regarding DVP — Front and Rear Yards — 1469 Manzanita 
Road, Manson's Landing, Strata Lot A, Section 11, Cortes Island, Sayward District, 
Plan VIS 3115 

An application has been received to allow the construction of a proposed 62 square metre 
garage/studio, 1.5 metres from the rear property line and 0 metres from the front property 
line. Section 601(4)(a) of Bylaw 2455 specifies that the minimum setback requirements 
for buildings and structures shall be 4.5 metres from all property lines, where the lot size 
is less than or equal to I hectare. The parcel is zoned Residential One (R-1), is 
approximately 4700 square metres in area and is bound by Manzanita Road to the north, 
the undeveloped Nehalem Road to the west, Cortes Bay to the south and by a residential 
parcel to the east. The variances have been applied for given the restricted area available 
for a garage adjacent to Nehalem Road and near the established single-family dwelling, 
as much of the lot is covered by an archaeological covenant associated with a First 
Nations settlement site. The proposed garage will be outside the covenanted area and 
as far away from the archaeological site as possible; all other zoning setbacks and lot 
coverage requirements will be met. A concern has been raised regarding the proposal by 
the adjacent property owners to the east (Strata Lot B). 

Discussion 

RE: Background on conflict between Lot A and Lot B: 
Darwin and Jill are full time residents that purchased their lot (Lot A) before the pandemic 
(2020) and have been living on Cortes since that time. Darwin is a mechanic who requires 
a garage to store his vehicle; the couple would also like an office space so that he and 
his wife can continue to work remotely. Stasia Wells, their neighbour in Lot B, has been 
living full time on Cortes since 2013. Stasia experienced conflict with the previous owners 
who built bylaw contravening structures without consulting or communicating with her. 
She is concerned that this variance, if granted, would negatively affect her property value. 
Commission member, Mike Manson, visited the site before the APC meeting commenced 
to view the proposed garage location, and to speak with both the applicant and the 
complainant. 

RE: Alternatives to Consider: 
Mike Manson says that having viewed the site; he sees another solution might be 
possible. The Ministry of Transportation and Infrastructure (MOTI) could be approached 
and possibly convinced to permit a portion of the undeveloped Nehalem Road which 
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borders Lot A to be closed and purchased by Olmstead. The garage could then be built 
on this section of the property, a solution which Stasia Wells is amenable to. Darwin 
Olmstead explains that he has already spoken with MOTI about this possibility, and 
received a hard no. However, Mike Manson believes that if they put together a stronger 
proposal, and include more information, such as the fact that this undeveloped road is 
complemented by another developed beach access road very close by, that MOTI could 
be convinced. Bob Wells is willing to write a letter of support for this proposal. 

RE: Archaeological Covenant: 
Suggestion that Darwin Olmstead could apply for an exemption to the Archaeological 
Covenant that restricts building on their land. Has been done before by other properties, 
in cases where the proposed build would not actually cause disturbance to any significant 
areas. However, Darwin and Jill appreciate the importance of this covenant and do not 
want to apply for an exemption. It would also be a less adequate location for the garage, 
and they do not want to disturb the old trees, marsh, creek, and archaeological site. 

Around 3:50 p.m. the internet was shut down and we lost connection with SRD Staff and 
Jeramie Peacock. When it was rebooted, Staff was able to reconnect, but Jeramie 
Peacock was not able to return. 

MANSON I BAXTER: THAT the Commission defers consideration of this variance 
application until the partial road closure option is fully explored with MOTI. 

CARRI ED 

Discussion and comments regarding Bylaw No. 438 - Cortes Island Cannabis 
Amendment Bylaw 

Although recreational cannabis was officially legalized by the federal government on 
October 17, 2018, Bylaw No. 2455 Cortes Island Zoning Bylaw, 2002 is silent on cannabis 
and does not contemplate cannabis production or retail sale. Further to the February 28, 
2019 position of the Regional District Board regarding a regulatory framework for 
cannabis for Electoral Area B, the Area Director has requested bylaw considerations for 
the regulation of lawful cannabis production and retail sales. The zoning bylaw must 
address cannabis to enable the Regional District to respond to requests for cannabis 
production and/or retail sales operations. 
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Amendment Bylaw No. 438 has been drafted in response and is provided to clarify the 
regulation of lawful cannabis production and retail sales and contemplate the 
permissiveness of the use. The proposed bylaw amendments will provide the necessary 
language to define and regulate recreational cannabis production and retail sale on 
Cortes Island. 

Discussion 

John Neill explains that the wording from this bylaw was based off of the bylaw drafted 
for Area 'D' and focuses on amending/updating current definitions to explicitly include 
Cannabis. This approach is a bit more "hands off' and relies on federal regulations to 
determine legal perimeters. In contrast, he says that Quadra Island took a site specific 
approach, with all proposed commercial cannabis operations requiring public hearing. 
Director Anderson requested that our bylaw not be more stringent or complex than what 
was required by the federal government. 

RE: Zoning: 
According to the proposed definition amendments, cannabis production and sale would 
be permitted in any commercial zone, industrial zone, or any zones with agricultural use 
permitted which are larger than two (2) hectares. 

RE: Federal regulations & local considerations: 
What are the federal regulations? What is involved in industrial scale greenhouse 
agriculture? What are best practices for industrial/agricultural cannabis production? What 
is the water use/waste in cannabis production? Are operations permitted 24/7? What 
considerations need to be made about how locally grown cannabis will be 
sold/stored/transported around or off the island? What light pollution or odours are 
expected? Are there any locals who are or who might want to be engaged in this kind of 
regulatory discussion who could make recommendations to the Commission? 

MANSON / BAXTER: THAT the Commission defers comment on Bylaw No. 438 until staff 
provides further information for consideration, including materials collected about public 
opinion regarding cannabis during the Cortes zoning and bylaw review; federal 
regulations (backgrounder); and models of bylaws and best practices that are in use by 
other rural communities. 

CARRI ED 
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Chair: 

Kristen Scholfield-Sweet 

Minutes of the Meeting of the 
Cortes Electoral Area 'B' Advisory Planning Commission July 7, 2021 

Further discussion: 

Set the next meeting to be on Wednesday, August 25, 2021 at 2 p.m. Location to be 
determined. 

BAXTER I MANSON: THAT the meeting terminate. 
CARRI ED 

Time: 4:38 p.m. 

Acting Recording Secretary: 

Beatrix Baxter 
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John Neill 

From: Collins, Martin J ALC:EX <Martin.Collins@gov.bc.ca > 
Sent: Thursday, June 3, 2021 11:50 

To: John Neill 

Subject: FW: Proposed amendment to Cortes Island OCP and Zoning Bylaw 

Attachments: 20210531 _AgencyReferral_CP 1 B2 1_RZ 1 B2 1 _Treedom.pdf 

NOTICE: This email is from an external source. 

John 

This is to confirm that the subject property is not in the AIR, though it borders an ALR parcel at the end of Sescape Rd. 

As such the AIC has no objection to the proposed bylaw amendment, noting that the increase in residential density 

(from 5 — 7 residences) is minor and likely to have little to no effect on the agricultural activity, or potential of the 

adjacent AIR parcel. 

That said the AIC recommends that new residences are not permitted within 30 meters of the AIR boundary and that 
trespass proof fencing be established along the AIR boundary. The purpose of these recommendations is to ensure 

that residential/farm conflicts are kept to a minimum. 

Regards 

Martin Collins, 

AIC Director of Policy and Planning 

From: John Neill <JNeill@srd.ca> 
Sent: June 3, 2021 9:43 AM 

To: Email - planning@srd.ca  <planning@srd.ca> 

Subject: Proposed amendment to Cortes Island OCP and Zoning Bylaw 

This email came from an external source. Only open attachments or links that you 
are expecting from a known sender. 

Dear Sir/Madam, 

Please find attached a proposal to amend the Cortes Island OCP and Zoning Bylaw to facilitate an increase in residential 

density on a 33-hectare property from 4 units to 7 units. Your comments are appreciated by July 2. 

Thanks and regards, 

Strathcona John W. Neill MCIP MRTPI 
Planner 
301-990 Cedar Street, Campbell River, BC V9W 7Z8 
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Cortes Island Fire-Fighting Association 
Box #2 - 959 Beasley Road 

Mansons Landing B.C. VOP I KO 

 

Tel: 250 935-6779 Fax: 250 935-6771 

Re: 
DEVELOPMENT PROPOSAL — REFERRAL FORM FILE: CP lB 21/ RZ lB 21 — CORTES 
ISLAND to amend the Cortes Island OCP and Zoning Bylaw to facilitate an increase in 
residential density on a 33-hectare property from 4 units to 7 units. 

In regards to future fire protection to the aforementioned property and the potential increase in 
fire risk due to increased density, the Cortes Island Fire Department recommends the following 
measures take place; 

- That there be acceptable access for emergency vehicles i.e. widened sections of the access 
road using appropriate road base material that would allow two large vehicles to pass or park. 
This would consist of a width of at least 24ft for a length of 90ft. In conjunction a hammerhead 
style turn around which would be placed at the end closest to Seascape Rd. of the widened 
section if road. This turn around would consist of suitable road base material and have 
dimensions of at least 15ft width and 35ft length. 
Each proposed cluster of residencies should have such road improvements located no greater 
than 200ft from the structures. A cluster would be considered two or more houses. 

- All residences will have address markers 

- Access road will be kept clear of brush and overhanging branches. 



John Neill 

From: Cooper, Diana FLNR:EX <Diana.Cooper@gov.bc.ca > 

Sent: Monday, July 5, 2021 15:03 

To: John Neifi 

Subject: RE: Proposed amendment to Cortes Island OCP and Zoning Bylaw 

NOTICE: This email is from an external source. 

Hello John, 

Thank you for your referral regarding 1062 Seascape Road, Manson's Landing, PID 025280635, LOT 1 SECTION 4 CORTES 

ISLAND SAYWARD DISTRICT PLAN VlP73277. 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, previously recorded archaeological sites  EaSf-41  and  EaSf-42  are located on the east 

side of the property.  EaSf-41  consists of surface lithics (stone tools and/or flakes of stone produced by 

making/modifying stone tools), and  EaSf-42  includes shell midden and ancestral remains. 

Given the subsurface nature of most archaeological deposits, boundaries of archaeological sites are difficult to 

determine without subsurface testing. Therefore, any mapped boundaries are approximate, and it is possible that the 

sites are more or less extensive than currently mapped. 

Archaeology Branch Advice 

EaSf-41  and  EaSf-42  are protected under the Heritage Conservation Act (HCA) and must not be damaged or altered 

without a Provincial heritage permit issued by the Archaeology Branch. 

If land-altering activities (e.g., home renovations, property redevelopment, landscaping, service installation) are planned 

within the protected archaeological sites (red areas shown in the screenshot below), a Provincial heritage permit is 

required. Permit applications are available on the Archaeology Branch website. Completing a permit application usually 

requires archaeological expertise, and an archaeological impact assessment (AlA) may be required before a permit can 

be issued. Most applicants will therefore engage an eligible consulting archaeologist to review proposed activities, verify 

archaeological records, and work with the Archaeology Branch on the applicant's behalf to identify permit requirements, 

prepare permit application(s), and conduct any required archaeological study. 

If land-altering activities are planned outside of the archaeological sites (red areas shown in the screenshot below), a 

Provincial heritage permit may not be required prior to commencement of those activities. However, there is high 
potential for the archaeological site to extend beyond the limits indicated on the screenshot below, or that other 

unknown/unrecorded archaeological deposits are located on the property, and a Provincial heritage permit will be 

required if archaeological deposits are exposed and/or impacted during land-altering activities. Unpermitted damage or 

alteration of a protected archaeological site is a contravention of the HCA and requires that land-altering activities be 
halted until the contravention has been investigated and permit requirements have been established. This can result in 
significant project delays. 

Therefore, the Archaeology Branch strongly recommends engaging an eligible consulting archaeologist prior to any land-
altering activities. The archaeologist will review the proposed activities, verify archaeological records, and possibly 
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conduct a walk-over and/or an archaeological impact assessment (AlA) of the project area to determine whether the 

proposed activities are likely to damage or alter any unrecorded portions of the protected archaeological site. 

Please notify all individuals involved in land-altering activities (e.g., owners, developers, equipment operators) 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 

• Two protected archaeological sites are located on the subject property, and there is high potential for previously 

unidentified archaeological deposits to exist on other parts of 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. 

• If a permit is required, be advised that the permit application and issuance process takes approximately 8-12 

weeks; the permit application process includes referral to First Nations and subsequent engagement. 

• The Archaeology Branch must consider numerous factors (e.g., proposed activities and potential impacts to the 

archaeological site[s])  when determining whether to issue a permit and under what terms and conditions. 

• The Archaeology Branch has the authority to require a person to obtain an archaeological impact assessment, at 

the person's expense, in certain circumstances, as set out in the Heritage Conservation Act. 

• Occupying an existing dwelling or building without any land alteration does not require a Provincial heritage 

permit. 

How to Find an Eligible Consulting Archaeologist 

An eligible consulting archaeologist is one who can hold a Provincial heritage permit to conduct archaeological studies. 
To verify an archaeologist's eligibility, ask an archaeologist if he or she can hold a permit in your area, or contact the 

Archaeology Branch (250-953-3334) to verify an archaeologist's eligibility. Consulting archaeologists are listed on the BC 

Association of Professional Archaeologists website (www.bcapa.ca) and in local directories. 

Questions? 

For questions about the archaeological permitting and assessment process, please contact the Archaeology Branch at 
250-953-3334 or archaeology@gov.bc.ca. 

For 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, 
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Please note that subject lot boundaries (yellow) and archaeological site boundaries (red) 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. Archaeological site boundaries may not be identical to actual site extent. 

BRITISH 
COLUMBIA 

Diana Cooper 
Archaeologist/Archaeological Information Administrator 
Archaeology Branch Ministry of Forests. Lands Natural Resource Operations and Rural Develooment 
Phone: (250) 953-33431 Email: diana.c000er@gov.bc.ca  IWebsite www.gov.bc.ca/archaeology  

From: John Neill <JNeill@srd.ca> 
Sent: June 3, 2021 9:43 AM 

To: Email - planning@srd.ca  <planning@srd.ca> 

Subject: Proposed amendment to Cortes Island OCP and Zoning Bylaw 

This emai' came from an 
are expecting from a known sender. 

Dear Sir/Madam, 

Please find attached a proposal to amend the Cortes Island OCP and Zoning Bylaw to facilitate an increase in residential 

density on a 33-hectare property from 4 units to 7 units. Your comments are appreciated by July 2. 

Thanks and regards, 

Strathcona  John W. Neill MClP MRTPI 
SSIQN4I •,sta•c 

Planner 

301-990 Cedar Street, Campbell River, BC V9W 7Z8 
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BRITISH 
COLUMBIA 

Ministry of 
Transportation 
and Infrastructure 

Our file: 2021-03128 

Your file: CP 1821/ RZ lB 21 —CORTES ISLAND 

Date:June7, 2021 

Strathcona Regional District 

301 —990 CedarStreet 

Campbell River, BCV9W7Z8 

Attn:John Neill, Planner 

The Ministry of Transportation and Infrastructure has received and reviewed your referral ofiune 3, 

2021 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 33.1-hectare parcel of 

land to allow for an increase in residentialdensityto 7 units in total. The property does not fall within 

Section 52 of the Transportation Act and will not require Ministry ofTransportatio n and Infrastructure 

formal approval. 

The Ministry has no objectionstothe proposal. 

Thank you for the opportunityto comment. If you or the proponent has any questions, please contact 

Jennifer Dye rat 778-576-1109. 

Sincerely, 

Jennifer Dyer 

DevelopmentServices Officer 

Vancouver Island District —Courtenay 

Ministry of Transportation and Infrastructure 

Ministiy of Vancouve- Island District Mailing Address: Area Office Locations: 
Transportation and District Office Address: 550 Comox Road 
Infrastructure 2100 Labieux Road Courtenay, BC V9N 3P6 

Nanaimo, BC V1J 6M7 



Excellent health and care, for everyone, 

everywhere, every time. island health 

   

June 30, 2021 

(Emai led) 

John Neill - Planner 
Strathcona Regional District 
#301 —990 Cedar Street 
Campbell River, BC. 
V9W 7Z8 

Dear Mr. John Neill: 

Re: Development Proposal — Referral Form File: CP lB 21/ RZ lB 21 — Treedom Ventures 

The above-proposed amendment to Cortes Is land OCP and Zoning Bylaw to re-zone 1062 Seascape Road 
Mansons Landing from RU-I to CLS-I has been reviewed by our office, and approval is recommended 
subject to conditions below. The focus our office's response is safe potable water supply systems, 
effective domestic sewage disposal, and protection of ground water aquifers as density of development is 
proposed to increase. 

I. Any water supply systems required under the Drinking Water Protection Act and Regulation, 
submit application and become permitted through our office. 

o "water supply system" means a domestic water system, other than a domestic water 
system that serves only one single-family residence. 

o VIHA Webpage - Drinking Water Legislation & Approval provides direction on how to 
make application for a water system permit 

2. Under the Sewerage System Regulation all structures discharging domestic sewage (ie. black, 
grey, etc.) are required to be discharged into a sewerage system that is constructed and 
maintained in accordance with this regulation. 

o As per the regulation the definition of "domestic sewage" includes a) human excreta, and 
b) waterborne waste from the preparation and consumption of food and drink, 
dishwashing, bathing, showering, and general household cleaning and laundry, except 
waterborne waste from a self—service laundromat; 

o While the rezoning application currently indicates there are 4 single family dwellings in 
use on the property, records at our office indicate only 2 have onsite sewage systems filed 
with Letters of Certification at our office. One labeled as Lot 2 (likely 2a in the site plan), 
and the second labeled as Strata Lot 5 (likely 5a in the site plan). Copies of the Filing and 
Letter of Certification are included with this response. 

o It is recommended approval of the rezoning be subject to VIHA receiving 
updated Filing and Letter of Certification for the other 2 single family dwellings 
currently in use on the property. Or, Compliance Inspections of the 2 sewerage 
systems not filed with our office indicating they meet acceptable design 
standards and are not potential health hazards. The inspection reports would need 
to include details of their observations, and if the system does not meet 

Health Protection and Environmental Services 
#200 — 1100 Island HiBhway, Campbell River, BC V9W 8C6 Canada Tel: 250.850-21111 Fax: 250.850-2455 
hpes.campbellriver@viha.ca islandhealth.ca 



Sincerely. 

Josep Ba . a 
Environmental Health Officer 

City of Campbell River 
March 20. 2018 Page 2 

acceptable standards, options to come into compliance, and submit Letters of 
Certification. 

• The inspections and reports would need to be completed by an 
Authorized Person under the Sewerage System Regulation. 

• An example of a compliance inspection report can be found at the 
following. Compliance Inspection Report Example on the Registered 
Onsite Wastewater Practitioners website. 

o VIHA Webpage — Sewerage & Subdivision has information to help direct property 
owners regarding onsite sewage disposal, or subdivision when proposed. 

3. As reviewed with Stratheona Regional District staff the structure labelled as 3a Outbuilding is 
under development, is plumbed with well water connection and has plumbing in the structure that 
can be used as a kitchen and laundry area. Staff have indicated this is a cottage under the zoning 
bylaw, and when completed it would require an onsite sewage system under Sewerage System 
Regulation. 

A copy of this response is also provided in email to give access to links for the documents and webpages 
sited above. 

Please feel free to contact pe at (250)850-2106 if you have any questions. 

CC. — Treedom Ventures Inc. 
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SEWERAGE SYSTEM LETTER OF CERTIFICATION 

Aint Form  

CR 182O 025-280-635 May 7, 2018 
Filing#: Folio or PID#: Date:  

1062 Seascape Road, Cortes Island 

Lot 1 Plan VIP 73277 Section 4 Land District 51 Cortes Island 
Legal Description:  

May 5, 2018 
The construction of the proposed sewerage system on the above property was completed on:  

This system was installed: 

0 By or under the supervision*  of a professional Name: Registration #:  
Rob Driediger 0W0088 0 By a Registered Onsite Wastewater Practitioner Installer Name: Registration #:  

0 By the property Owner under the supervision*  of Name: Registration#: 

I am an "Authorized Person" as defined in the Sewerage System Regulation "BC Reg. 326/2004." The signature and seal of 
the undersigned on this document certifies that: 

1. The Owner has been provided with: 
• A copy of the sewerage system plans and specifications as filed with the Health Authority; 
• A maintenance plan for the sewerage system that is consistent with standard practice; 
• A copy of this Letter of Certification as filed with the Health Authority; 

2. The sewerage system has been constructed in accordance with standard practice as indicated in the Sewerage System 
Filing Form filed on (date) April 25, 2018 

3. The sewerage system has been constructed substantially in accordance with the plans and specifications filed with the 
Health Authority; 

4. The estimated daily domestic sewage flow through the sewerage system will be less than 22,700 liters; 

5. If operated and maintained as set out in the maintenance plan, the sewerage system will not cause or contribute to a health 
hazard. 

Where the authorized person Is a professional, supervision" means conducting field reviews of the construction of the above system that the 
professional in his or her professional discretion considers necessary to ascertain whether the construction substantially complies with the plans and 
specifications flied witht ijth  Authority. 

Appended to t% iJksn of the sewerage system as it was built and a copy of the maintenance plan. 

Name  (pIea# 
S 

Health Authonty Use Only 

Signature -0 
' 

ROBERT ORtk 
'U% PLIW I 

S 

' ' 

iJ*rson's Seal 

MAY 102018 

Civic Address: 
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Client: Bill Weaver, Siobhan Robinson 

Subject property: 1062 Seascape Road, Cortes Island 

AS BUILT SEWERAGE SYSTEM SPECIFICATIONS 

Scope of work: New 

Type of facility: two bedroom home 

Total living area: 74.5 sq.m 

Estimated daily sewerage flow: 1364 litres/day 

Soil Description: Loamy gravelly sand 

Average Percolation Rate: 4 mm. 40 sec./inch 

Type of treatment system: Type2 "Eljen" 

Loading rate per module: 72 litres/day 

Slope of discharge area: 8% 

Sewage exits the house to a 4773 litre dual chambered precast concrete septic tank. Filtered 

effluent exits the tank to a precast concrete distribution box. Two exit pipes have "speed level" 

flow control caps and feed two 10.06 m by .915m wide laterals placed on 8 "Eljen" GSF modules 

per run. The modules are placed on 15.5cm of specified mound sand and each side and end 

also have 15.5 cm of mound sand. Each module is capable of treating 72 litres per day with 

additional treatment provided by the mound sand to bring the effluent to a "Type 2" treatment 

standard before absorption into the native soil. Pipe and modules are covered with a geotech 

fabric provided by Eljen and covered with additional sand and native soil. Two observation 

ports, covered with small [irrigation control valve] pots are placed between the "Eljen" units, 

one at each end. 
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EC1E ii 

itiWééviSkbhan Robinson 

Subject property: 1062 Seascape Road, Cortes Island 

HOME OWNERS OPERATIONS AND MAINTENANCE MANUAL 

Maintenance schedule shall include: periodic inspection of tank pump out requirements, effluent 
filter cleaning, distribution box check, drainage and field maintenance checks. 

Inspection, monitoring and maintenance to be performed by a qualified person. 

Effluent filter cleaning/check, max. 6 months under normal use. 

Tank pump out requirement check, max. 5 years. 

Field area to be maintained to prevent weed species encroachment, particularly alders, 
hemlock, salal, blackberry and broom. 

A comprehensive Home Owners Manual with do's and don'ts is included and provided with 
permission by Orenco Systems Incorporated. Ph 1-800-348 9843 www.orenco.com   

Authorized installer: Rob Driediger Ph 250-935 6737 
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RECORD OF SEWERAGE SYSTEM 

island health 
IIA#(OFFICEUSE ONLY)-

-- CRV /O2c) 
1. Propeity U New Construclion IL .. 0 Repalr 

iaxAssessmentRoll# 
CR-15-055 1—I(1I5 435 

0 Am dment—Onginal Fitng # 

PID# 
025-280-635 

- I 

Legal Description (Plan, LoL District Lot, Block Numbers) 
Lot 1 Plan VIP 73277 Section 4 Land District 51 Cortes Island 

Street (Civ) Address or General Location City 
1062 Seascape Road, Mansons Landing (Mansons Landing 

2. Owner Information 

3. AuthorIzed Peion 
Information 

Name of Legal Owner Mailing Address 
Bill Weaver and Siobhan Robinson 1316 Point Street, Victoria BC 

-------------------- 

Phone City 
977- 0779 Victoria 

Name of Authouzed Person 
Rob Driediger 

Prov jostai Code 
BC V8S 1 A5 

Mailing Address 
Box 7, Whaletown BC, VOP 1ZO 

Phone City 
250-935-6737 Whaletown 

Prov I Postal Code 
BC VOP 1 ZO 

Registration # 
0W0088 

Email 
savannah@twincomm.ca  

4. Structure 
IflfO$ThaliOfl 

Sewerage System Will Serve: 

U Single Family Dwelling 0 Other Structure (specify) 0 Other Dwelling (speaf) 

The sewerage system is designed for an estknated minimum daily domestic sewage flow of (check one) 

U Less than or equal to 9,100 tires OMore than 9.100 litres but less thai 22,700 litres 

5 Site Information Depth of native sod to 101 cm 
high water tatle or restrictive layer (an) 

Information respecting the type, depth and porosity of the 
sod is attached U Yes 0 No 

(PS Location of system (cInthees) Latitude ong thde 9b' 

Horizontal Accuracy (m) 12 m U Recreational GPS 0 Differential GPS 

6. DrInkiog Water 
1OtOCUOfl 

Will the sewerage system be located less than 30 m from a well? 0 Yes U No 

If yss, attach a professionals report aid specify the intended distance (m) 

Distance of proposed sewerage system to the closest body of surface water over lOOm (m)  

8. Legal or 

Sewerage treatment method 0 Type 1 U Type 2 0 Type 3 

prop sewerage system will not 
conflict with legal instruments registered on the property. 

Is this ng submtjed as the result of an order from the 
Health AuthorIty? 0 Yes (atlach a ccy of the o'der) U No 

9. PlOt Plan and 
SpecIfIcations 

L() Plan (to ) p4 spjealtached U Yes 0 No 

ei The plans and sp lf44&Jo iith Standard Practice 
Source of Sta lIt: U f*alth Standard Practice Maival 0 Other 

1O.Authonzed 
Pe 

Signature ff' \' ' OFFiCE USE ONLY 

______ ocepteriDate 

Date
RO8tHT DRlEDIf3ER;>: 

April 23,  2drJ. Pt. 1W ReceijtNumber 

0W0088 
çj,..___r ., Ptçr ?'4/d 

RevIsed August 2016

L 
1ZeCt"pt 1O 



Client: Bill Weaver and Siobhan Robinson 

Subject property: 1062 Seascape Road, Cortes Island 

SEWERAGE SYSTEM SPECIFICATIONS 

Scope of work: New 

Type of facility: two bedroom home 

Total living area: 74.5 sq.m 

Estimated daily sewerage flow: 1136.5 litres/day 

Soil Description: Loamy gravelly sand 

Average Percolation Rate: 4 min.40 sec./inch 

Type of treatment system: Type2 "Eljen" 
Loading rate per module: 72 litres/day 

Slope of discharge area: 8% 

VANCOUVER ISLAND HEALtH PJTHRITY 
FILING ACCEPTED 

APR 25 2018 

This Thng Does Not Constitute 
Appr.val or Further Subdwisjon 

Sewage will exit the house to a 4091 litre dual chambered precast concrete septic tank. Filtered 

effluent will exit the tank to a precast concrete distribution box. Two exit pipes will have "speed 

level" flow control caps and feed two 10.06m by .915m wide laterals placed on 8 "Eljen" GSF 

modules per run. The modules will be placed on 15.5cm of specified mound sand and each side 

and end will also have 15.5 cm of mound sand. Each module is capable of treating 72 litres per 

day with additional treatment provided by the mound sand to bring the effluent to a "Type 2" 

treatment standard before absorption into the native soil. The pipe and modules will be 

covered with a geotech fabric provided by Eljen and covered with locally available soil. Two 

observation ports, covered with small [irrigation control valve] pots will be placed between the 

"Eljen" units, one at each end. 

Soil Description: 

TP #1 depth, 101 cm to hard pan 

From top to bottom, 6 cm organic forest soil, then 56 cm orangey brown loamy gravelly sand 

and cobbles, then 40cm greyer silty, loamy gravelly sand to pan, good roots to pan. SHWT at 91 

cm. 

TP #2 depth, 100 cm. to hard pan. 6 cm. organic forest soil, then 56 cm orangey brown loamy 

gravelly sand and cobbles, then 40cm. greyer silty loamy gravelly sand to pan, good roots 

throughout and no water evident. 

Percolation rate average: 4 mm. 40 sec./inch 'j4 tSTE 
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—sIand health SEWERAGE SYSTEM LETTER OF CERTIFICATION 

CR-15-055 025-280-635 2 Y33 0ct3, 2015 
Filing#: Folio or PID#: Date:  

Civic Address: 
1062 Seascape Road, Mansons Landing, Cortes Island 

  

Lot I Plan VIP 73277 Section 4 Land District 51 Cortes Island, [Strata Lot 5] 
Legal Description:  

October 2, 2015 
The construction of the proposed sewerage system on the above property was completed on:  

This system was installed: 
Rob Driediger 0W0088 

LQ By or under the supervlslon*  of a professional Name: Registration #:  

o By a Registered Onsite Wastewater Practitioner installer Name: Registration :  

o By the property Owner under the supervision*  of Name: Registration:  

I am an "Authorized Person" as defined in the Sewerage System Regulation "BC Reg. 326/2004." The signature and seal of 
the undersigned on this document certifies that: 

I. The Owner has been provided with: 
• A copy of the sewerage system plans and specifications as filed with the Health Authority; 
• A maintenance plan for the sewerage system that is consistent with standard practice; 
• A copy of this Letter of Certification as filed with the Health Authority; 

2. The sewerage system has been constructed in accordance with standard practice as indicated in the Sewerage System 
Filing Form filed on (date) September 11, 2015 

3. The sewerage system has been constructed substantially in accordance with the plans and specifications filed with the 
Health Authority; 

4. The estimated daily domestic sewage flow through the sewerage system will be less than 22,700 liters; 

5. If operated and maintained as set out in the maintenance plan, the sewerage system will not cause or contribute to a health 
hazard. 

* Where the authorized person Is a professional, "supervision" means conducting field reviews of the construction of the above system that the 
professional in his or her professional discretion considers necessary to ascertain whether the construction substantially compiles with the plans and 
specifications flied with the Health Authority. 

Appended to this document is a plan of the sewerage system as it was built and a copy of the maintenance plan. 

Name (please print): 
Rob Driediger Health Authority Use Only 

Signature: 

Authorized Person's Seal 

- - 
( 

Vncouver 
bTOnvnental 

Riceived 

Island Health Authority 
Heth- Campbell RIver 

DATE RECEM!1) 

OCT 2 02015 

By 
(VIHA Staff Signature) 

OCT 1 9 2;3 
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Client: Amy Robertson 
Subject property: 1062 Seascape Road, Cortes Island 

HOME OWNERS OPERATIONS AND MAINTENANCE MANUAL 

Maintenance schedule shall include: periodic inspection of tank pump out requirements, 
effluent filter cleaning, pump operation, alarm and float levels checks, drainage and field 
maintenance checks. 

Inspection, monitoring and maintenance to be performed by a qualified person. 

Effluent filter cleaning/check, max. 6 months under normal use. 

Tank pump out requirement check, max. 5 years. 

Field area to be maintained to prevent weed species encroachment, particularly alders, 
hemlock, salal, blackberry and broom. 

Pump warranty and serial # included with file. 

A comprehensive Home Owners Manual with do's and don'ts is included and provided with 
permission by Orenco Systems Incorporated. Ph 1 -800-348 9843 www.orenco.com   

Authorized installer: Rob Driediger Ph 250-935 6737 
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Client: Amy Robertson 
Subject Property: 1062 Seascape Road, Cortes Island 

AS BUILT SEWERAGE SYSTEM SPECIFICATIONS 

Scope of work: New 
Type of facility: 2 bedroom home 
Total living area: 130 sq. m 
Estimated daily sewerage flow: 1136 litres/day 
Soil description: sand, gravelly sand 
Average percolation rate: 50 sec./inch 
Type of treatment system: Type 1 
Soil HLR: 45 litres per day per meter squared 
Slope of discharge area: 10% 

Components: 
Sewage discharges from house to a 3773 litre dual chambered poly plastic "Norwesco" septic 
tank with an effluent filter at outflow in second chamber. Filtered effluent discharges to a 1886 
litre pump vault with a 1 20volt, .4 hp. "Hydromatic" SHEF 40 effluent pump. Effluent is pumped 
through 2" sched 40 Pvc pipe forcemain to manifold with three 1 2.2m laterals under .91 5m 
wide low profile infiltrators in absorption field area. Pump vault has a check valve, shut off and 
disconnect on forcemain and float switches for pump on/off and high water alarm mounted on a 
float tree assembly which clips onto the force main. Approximately five 200 litre doses are 
pumped to the AFA per day at peak flow. 
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RECOru) OF SEWERAGE SYSTEM 

island health 
Filing # (OFFICE USE ONLY) 

Ci- O5 
1. Property 

Information 
U New Construction 0 Alteration 0 Repair U Amendment - Original Filing # 

CR-i 5-055 

Tax Assessment Roll # 
06-772-16115.435 

PID # 
025-280-635 

Legal Description (Plan, Lot, District Lot, Block Numbers) 
Lot 1 Plan V1P73277 Section 4 Land District 51 Cortes Island 

Street (Civic) Address or General Location 
1062 Seascape Road Cortes Island 

City 
Mansons Landing 

2. Owner Information Name of Legal Owner 
Amy Robertson 

Mailing Address 
Box 391 Mansons Landing VOP 1 KO 

Phone 
604-617-1809 

City 
Mansons Landing 

Pro1 
BC 

Postal Code 
VOP 1KO 

3. Authorized Person 
Information 

Name of Authorized Person 
Rob Driediger 

Mailing Address 
Box 7, Whaletown VOP 1ZO 

Phone 
250-935-6737 

City 
Whaletown 

Prov 
BC 

Postal Code 
VOP 1 ZO 

Registration # 
0W0088 

Email 
savannah@twincomm.ca  

Structure 
Information 

Sewerage System Will Serve: 

U Single Family Dwelling Eli Other Structure (specify) 0 Other Dwelling (specify) 

The sewerage system is designed for an estimated minimum daily domestic sewage flow of (check one) 

U Less than or equal to 9,100 litres El More than 9,100 litres but less than 22,700 litres 

5. Site Information Depth of native soil to seasonal 1 00 cm 
high water table or restrictive layer (cm) 

Information respecting the type, depth and porosity of the 
soil is attached • Yes 0  No 

GPS Location of System (decimal degrees) Latitude N 50.04409 Longitude  W 124.9611 

Horizontal Accuracy (m) 
8m U Recreational GPS 0 Differential GPS 

6. Drinking Water 
Protection 

Will the sewerage system be located less than 30 m from a well? 0 Yes • No 

If yes, attach a professional's report and specify the intended distance (m) 

Distance of proposed sewerage system to the closest body of surface water 35 m
(m) 

7. System 
Information 

Sewerage treatment method U Type 1 0  Type 2 0 Type 3 

8. Legal or 
Regulatory 
Considerations 

U Construction of the proposed sewerage system will not 
conflict with legal instruments registered on the property. 

Is this filing submitted as the result of an order from the 
Health Authority? Eli Yes (attach a copy of the order) U No 

9. Plot Plan and 
Specifications 

Plot Plan (to scale) and specifications are attached 0 Yes 0 No 

U The plans and specifications are consistent with Standard Practice 
Source of Standard Practice: U Ministry of Health Standard Practice Manual LI Other 

PerSo 1 c'[nature OFFICE USE ONLY 

Filing Accepted Date &i.j
/12o~ 

Datei  
 A UUS i 

Receipt Number 

Revised August 2015 
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Client: Amy Robertson 
Subject Property: 1062 Seascape Road, Cortes Island 

SEWERAGE SYSTEM SPECIFICATIONS 

Scope of work: New 
Type of facility: 2 bedroom home 
Total living area: 130 sq. m 
Estimated daily sewerage flow: 1136 litres/day 
Soil description: sand, gravelly sand 
Average percolation rate: 50 sec./inch 
Type of treatment system: Type 1 
Soil HLR: 45 litres per day per meter squared 
Slope of discharge area: 10% 

Components: 
Sewage discharges from house to a 3773 litre dual chambered poly plastic "Norwesco" septic 
tank with an effluent filter at outflow in second chamber. Filtered effluent discharges to a 1886 
litre pump vault with a 120volt, .4 hp. "Hydromatic" SHEF 40 effluent pump. Effluent is pumped 
through 2" sched 40 PVC pipe forcemain to manifold with three 12.2m laterals under .915m 
wide low profile infiltrators in absorption field area. Pump vault has a check valve, shut off and 
disconnect on forcemain and float switches for pump on/off and high water alarm mounted on a 
float tree assembly which clips onto the force main. Approximately five 200 litre doses are 
pumped to the AFA per day at peak flow. 

0 ° e 

,dP' jJt\S 
0 çS:. 

•
4
4 

I 

• : 
t

St
f \ \UIL; ; 

, 

S - - - 

SEP 10 2015 



June 29/2021 

Strathcona Regional District 
#301 990 Cedar Street 
Campbell River, BC V9W 7Z8 

Attention: Aniko Nelson 

Re: File # 3350-2OICP I B 21 
File # 3360-20/RZ I B 21 

Dear Aniko: 

Thank you for your letter dated June 3, 2021. At this time Homalco does not object to your 
proposal. We continue to update our Land Use Plan, Traditional Use Plan, and 
Archaeological Overview of our Traditional Lands. Therefore, we reserve the right to 
provide further comment as new information becomes available, or as our work progresses 
in these areas. 

While Homalco has no objections at this time, we acknowledge that this is shared territory 
and defer to Klahoose First Nation for additional comments. 

Respectfully, 

HOMALCO FIRST NATION 

Eliette Harry 
GIS/Referrals Technician 

HoMALco FIRST NATION 

1218 Bute Crescent, Campbell River, BC, V9H iGS Tel. 250-923-4979 Fax 250.923-4987 
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John Neill 

From: George Sirk <natureboy@twincomm.ca> 
Sent: Wednesday, October 27, 2021 19:52 
To: Email - planning@srd.ca  
Cc: Tom Yates 

Subject: Re submission to the Zoning and OCT rezoning of Treedom -434/ -435 

** NOTICE: This email is from an external source.** 

Dear Re-Zoning Committee Members 

I could not attend the October 28/21 Public Hearing due to a prior appointment. 

Re: Treedom rezoning and OCP amendment -434/-435 

This application by the developers is difficult to judge. 

As a previous Regional Director for Cortes Island ( 1996-2005) I am, firstly, disappointed to have an OCP change being 

proposed without initial community consultation (other than the APC) or a public meeting in which the developers 
submit their plans for land development to the island as a whole. 

Are we circumventing proper procedure due to the pandemic? 

I've never been in favour of OCP changes tied to Re-zoning applications. 

It begs the question "Why then have periodic OCP Reviews?" 

The island has not heard the background to this development and the OCP amendment properly. 

Secondly, what has happened to the concept/desire of providing land and dwellings for the islanders to purchase? 

Instead, we have a large portion of land devoted to 'forest' and a small fraction of land to a handful of homes - with only 

one cottage for 80 acres! 

80 +/- acres equal many potential RR zoning lots ( 5 acre minimum) - that would permit both a home and a secondary 

cottage. 

I cannot think of any homestead on Cortes that has NOT protected the land/forests around them. 

And I believe, just recently, one of the 2 acre 'home sites' at Treedom (note NOT acres of 'land' ) sold for over $500,000 

- with no house. 

These inflated prices just for a 2 acre piece of land does not support sustainable island living. 

Rather, this seems to be a simple 'Estate' proposition of land development, with perhaps some tax benefits. 

No affordable land/housing, no mortgage-helper cottages -that are so badly needed here, just a villa-style development 
that few can afford. 

As Ian Hay, a past resident, school Principal, islander, and a father-in-law of mine once sang at the Gorge Hall in the early 
70's, when Carrington, Von Donop, Manson's, and Smelt Park parks were being created... 

1 



"They're turning our island into a Park and we're all going to be the bears!" 

George Sirk 



John Neill 

From: Sandra Wood <sandrawood@twincomm.ca > 
Sent: Wednesday, October 27, 2021 13:27 
To: Email - planning@srd.ca  
Subject: Letter of Support for Bylaws 434 + 435 re: Cortes Island Public Hearing on October 

28th, 2021 

Follow Up Flag: Follow up 

Flag Status: Flagged 

NOTICE: This email is from an external source. 

Dear Aniko, 
I am writing with my SUPPORT for the Bylaw No. 434, to re-designate the subject area from Rural Residential 
(RR) and Rural (R) to Community Land Stewardship (CLS). Also my SUPPORT of Bylaw No. 435, to rezone 
the aforementioned from Rural One (RU-i) to Community Land Stewardship One (CLS-1) to facilitate an 
increase in residential density on the parcel from a maximum of 5 dwellings plus a 60-square metre cabin, to 
eight dwellings. 

My reasons for supporting these changes are that the owners of that property known as "Treedom" have already 
given a gift to the island by establishing old growth covenants & protected seaside bluffs registered with the 
Land Conservancy of BC (TLC). There are already 2 nearby public beach access at the end of Seascape Road 
and at Hank's beach (approximately 15 minute walk between them on the waterfront), in my opinion a 3rd 
public access is NOT required. More important to have 3 new "affordable" 1 —acre lots for this island to keep 
the population diverse and the community thriving, whilst protecting wildlife corridors and sensitive habitat. 

The proposal appears consistent with the overall vision of the Cortes Island OCP and meets the objectives of the 
Community Land Stewardship designation including covenant protection of sensitive areas. Please count my 
letter in SUPPORT of these bylaw changes. 

Thanks, $61iI.4 W4, 1518 — Squirrel Cove Road, Cortes, VOP iTO 

1 



John Neill 

From: Margaret Verschuur <margaret.verschuur@gmail.com > 
Sent: Monday, October 25, 2021 13:14 
To: Email - planning@srd.ca  
Subject: Aniko Nelson 

Follow Up Flag: Follow up 
Flag Status: Flagged 

NOTICE: This email is from an external source. 

Dear Aniko, 

I support the rezoning application for the property known on Cortes Island as Treedom. 

Sincerely, 

Margaret 

Margaret Verschuur 

Ph: (250) 204-3709 

Email: margaret.verschuurgmail.com  

1 



John Neill 

From: Aniko Nelson 
Sent: Wednesday, October 27, 2021 12:34 
To: John Neill 
Cc: Meredith Starkey 
Subject: FW: PUBLIC HEARING BYLAWS 434 & 435 

From: John Drew <johndrew@twincomm.ca> 
Sent: October 27, 2021 8:22 AM 

To: Aniko Nelson <ANelson@srd.ca>; Jim Abram<jimabram@explornet.ca> <jimabram@explornet.ca>; Brenda Leigh 
(bleigh.53@gmail.com) <bleigh.53@gmail.com>; Gerald Whalley <gwhalley@srd.ca>; Noba Anderson 

<director@cortesisland.com>; Tom Yates <TYates@srd.ca> 

Subject: PUBLIC HEARING BYLAWS 434 & 435 

NOTICE: This email is from an external source. 

Greetings, 

My name is John Drew and I reside at 765 Whaletown Road, Whaletown, BC VOP 1Z0, Cortes Island and I do not support 
these Bylaws. As nice a piece of property as Treedom is and as charming as its owners are, they are not contributing 

their fair share to our tax rolls. The Community cannot afford to continue their support for this development. 

On the minutes of the Strathcona Regional Board's May 26', 2021 Meeting is consideration of a request by Treedom 
Ventures Inc for an OCP and zoning amendment. 

(https://agenda.strathconard.ca/5RDAttachments/SRDBoard/Oen/BRD/26-Mav-21/2O21O5j.4-OCp-Cp-1B-21  RZ-1B-
21---Treedom-Ventures.PDF). The request acknowledges on page 7 that there are currently four residences on this 

property which are all later described as being excellent. In addition, there are 6 substantial outbuildings (468, 400, 400, 

350, 322 & 245 square feet). Also identified is a 420 square foot cabin that was recently listed for a MLS sale 
(https://www.roya  Ilepage.ca/en/propertv/british-colum bia/cortes-island/lot-3-1062-seascape-
rd/15084433/m1s876202/) for $579,000. This property is well built-out and there is likely in excess of $5 million in 
houses and infrastructure here. 

The 2021 property assessment for 1062 Seascape Road, Cortes Island is $2,031,000, comprised of $1,540.000 in land 
and $480,000 in buildings. How and why this occurred I do not know. I do know that basic principles of property 

taxation are being violated: any disguising of the real value of property violates the principle of ability to pay for it is the 

accepted and currently used proxy for establishing these numbers. Simply put, not paying your fair share in taxes 
translates to receiving benefits that you have not paid for. 

I ask that consideration of these Bylaws be suspended until the matter of property taxes be fully explored, which might 
take some time because there are valuations required and years of back taxes due. This application might be best 
cancelled. This also might be a good time to review SRD protocol to understand how an application like this can proceed 
so far into the approval process with such glaring deficiency. 

Thank you for the opportunity to comment. 

TJohn Drew 

250 935 6300 
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John Neill 

From: Ruth Riddell <riddeflruth@gmail.com> 
Sent: Tuesday, October 26, 2021 16:26 
To: Email - planning@srd.ca  
Subject: BYLAW NO.434— CORTES ISLAND OFFICIAL COMMUNITY PLAN BYLAW 2012, 

Amendment No. 3 BYLAW NO. 435 - ELECTORAL AREA 'I' (CORTES ISLAND) ZONING 
BYLAW, 2002, Amendment No. 31 

NOTICE:  This email is from an external source. 

Dear Aniko Nelson: 

I am writing in strong support of Treedom's application to rezone to CLS. 

BYLAW NO. 434 — CORTES ISLAND OFFICIAL COMMUNITY PLAN BYLAW 2012, Amendment No. 3 
BYLAW NO. 435  - ELECTORAL AREA 'I' (CORTES ISLAND) ZONING BYLAW, 2002, Amendment No.31 

This change of zoning to allow a density of 1 house per 10 acres is in keeping with the proposed (but not adopted) 

designation of RU1 for Treedom in 2012. 

CLS will permit the same density, and also provide for rural economic development which will allow owners to live and 

work on the same piece of property -a very environmentally friendly solution. 

I am a board member of the Cortes Housing Society and know just how hard it is even for local, employed residents to 

find secure, long term housing. This proposal will help two more families be able to purchase land to build their homes, 

adding to our community's strong core. 

Thank you for your attention to this important proposal, 

Ruth Riddell 

491 Whaletown Road 

v0P1Z0 
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John Neill 

From: Meredith Starkey 
Sent: Monday, October 25, 2021 13:06 
To: Amy Robertson; John Neill; Jacob Blanchard 
Subject: RE: Regarding the PH for Treedom 

Thank you for the update, Amyl John will be there in person on Thursday and will note that a right-of-way will not be 
designated. 

Take care, 
Meredith 

From: Amy Robertson <amyrobertson@telus.net> 
Sent: October 22, 2021 11:49 AM 
To: Meredith Starkey <mstarkey@srd.ca>; John Neill <JNeill@srd.ca>;  Jacob Blanchard <jblanchard@srd.ca> 
Subject: Regarding the PH for Treedom 

NOTICE:  This email is from an external source. 

Meredith, 

We were relieved to learn that the SRD doesn't include an amenity because the Treedom owners weren't able to 
agree on the road right of way. All the owners agree that it is a good policy to require amenities in exchange for 
increased density rights in a rezone. Treedom also thinks that past acts of goodwill should be considered in a 
rezone to encourage property owners to place covenants at the time of purchase, when they are often most likely 
to occur. 

The community has used Brigitte's Beach for decades. When Treedom covenanted the two acres of delicate 
bluffs above the cove, it gave up development rights over half its shoreline to make sure this beloved beach 
would retain a private, wild quality. No house will ever overlook Brigitte's Beach and two trails through 
Treedom land now access the cove. The value of the covenanted land was professionally assessed at over 
$3 50K in 2008, before Treedom Road was built. The foregone waterfront development rights would now be 
valued well over half a million. Such significant gifts should be credited during the rezone process as a matter 
of good policy. 

Treedom has also covenanted 40 acres of its forest to develop into old growth. Insofar as Cortes residents like 
forests, this too is an amenity. 

The experience of providing public access to Brigitte's Beach has informed the Treedom owner's reluctance to 
give the public a permanent right walk through the center of their residential area. Signs on the covenanted 
delicate bluffs are regularly destroyed. The moss is worn down by use. New trails appear. Excrement is found. 
Bicycles are parked across private access to private land. The impacts of public use discouraged Treedom 
owners from welcoming the public into the heart of its residential area. We welcome local use of our road for 
walkers but we do not want to give up the right to regulate that use if it interferes with owners' quiet enjoyment 
of their homes or if it creates a fire hazard. Nor do we want to increase the intensity of use by non-locals 
through inclusion of our road in the SRD's public information regarding trails. 

The sole purpose of the rezone request is to provide an opportunity for an island family with island wages to 
buy land on which to build a home. Treedom has done this once already — please see the letter from Mary Clare 
Preston. It looks forward to helping at least one more family to achieve land stability. 
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Sincerely, 

Amy Robertson 

On behalf of Treedom 

Dear SRD, 

My husband Bill and I lived on the land as renters at Treedom before we became co-owners. Back in the early 2000s we 
had an affordable one room rental here and we were looking for a place to make a home. Much of the land available for 
purchase at the time was financially out of our reach. Treedom offered us a way to become co-owners of the Treedom 
land and to start developing some equity as land owners. It also gave us an opportunity to make a stable home for our 
family. That it has been, and we feel very fortunate to have had that opportunity. An important part of a rezone for us 
will be to provide an opportunity for someone else to create the security and equity that we have. 

Mary Clare Preston 

2 



John Neill 

From: Loni Taylor <loni.rene.taylor@gmail.com > 
Sent: Sunday, October 24, 2021 16:16 
To: Email - planning@srd.ca  
Subject: Support for cortes rezone 

NOTICE: This email is from an external source. 

Hello, 

I wanted to submit my thoughts on the Cortes rezone request, in which there is a public meeting for this Thursday the 

28th. 

Please approve this request to rezone. It is the least the SRD can do at this time, to help our region solve the housing 

crisis. Our small rural community's need to house and sustainably support year round residents is vital. As a year round 

resident, I am in support of this request. Thank you. 

Peace, 

Loni Taylor 

508 Potlatch Rd 

Mansons Landing, BC 
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John Neill 

From: Sadhu Work <sadhu@sadhujohnston.com > 
Sent: Saturday, October 23, 2021 21:44 
To: Email - planning@srd.ca  
Cc: Amy Robertson 
Subject: In support of freedom rezoning on cortes 

NOTICE: This email is from an external source. 

Hi 

I am a resident and homeowner on cortes a few km away from the freedom site. I am writing in support of the rezoning 
application. We need more affordable housing options and I feel this is a good one. 

Thanks 

Sadhu johnston 

Get Outlook for iOS 
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Strathcona 
REGIONAL DISTRICT 

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  

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print): ;\4k. Vae c )'  

Street Address: (c -,v€ 

Tel/Email: 'r  

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

I support this bylaw(s). 

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

0 I do not  support this bylaw(s). 
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Strathcona 
REGIONAL DISTRICT 

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  

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print): \  

Street Address: jtt ç pt -k. )J1  

Tel/Email: 

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

El I do  support this bylaw(s). 

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

El I do not  support this bylaw(s). 
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Strathcona 
REGIONAL DISTRICT 

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

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print):  

Street Address:  L42C, (fl'13 

Tel/Email:  

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

o I  !o  support this bylaw(s). 

0 I ç1 support this bylaw(s), subject to the conditions listed below. 

O I do not  support this bylaw(s). 
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Strathcona 
REGIONAL DISTRICT 

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  

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print):  .'v'J &(-V(tA...  

StreetAddress:  Q11J) 2D  

Tel/Email:  oc 4' 

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

I do  support this bylaw(s). 

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

0 I do not  support this bylaw(s). 



Strathcona 
REGIONAL DISTRICT 

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print):  

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  

Street Address:  ( 3 .. s c  

Tel/Email: U j/1s? C 

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

El cI support this bylaw(s). 

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

El I do not  support this bylaw(s). 



Strathcona 
REGIONAL DISTRICT 

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  

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print): TArJ j c'-/ic --- 

Street Address: C—j& i2 12' 
Tel/Email: P 

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

I d support this bylaw(s). 

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

0 I do not  support this bylaw(s). 
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Strathcona 
REGIONAL DISTRICT 

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  

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print): 2 S -TO Nl\ 

Street Address:  \ Q G1 9- PIPE iW * 

Tel/Email: 

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

I cj  support this bylaw(s). 

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

0 I do not  support this bylaw(s). 
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Strathcona 
REGIONAL DISTRICT 

nrr 

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  

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print):  - 120 b-€(b 

Street Address: 5 / '3 II- 'Idd 

Tel/Email: .. Cob  

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

I support this bylaw(s). 

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

0 I do not  support this bylaw(s). 
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Strathcona 
REGIONAL DISTRICT 

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 

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print): x-/1:-?  

Street Address:  R7. S,çL/v? L' c-. 

Tel/Email: VV 14 Iiq l'u 1u I C vv- 

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

I d support this bylaw(s). 

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

o I do not  support this bylaw(s). 
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Strathcona 
REGIONAL DISTRICT 

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  

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print): /'f4ç Sc vi 

Street Address: /1 kL-Pc7'h2 #c1 

Tel/Email: 

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

I support this bylaw(s). 

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

o I do not  support this bylaw(s). 
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:trathcona 
REGIONAL DISTRICT 

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 

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print): 

Street Address: 

J 
I'  

I C k kL ) L 
? cV-D 

Tel/Email: so - 5— o --ra-- 

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

EB-1 support this bylaw(s). 

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

0 I do not  support this bylaw(s). 
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Strathcona 
REGIONAL DISTRICT 

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  

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print): 

 

Street Address: 

Tel/Email: 

iO( eae&e tç'od  
a. 1 /414'1 viul I, tii1 

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

U I support this bylaw(s). 

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

0 I do not  support this bylaw(s). 
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Strathcona 
REGIONAL DISTRICT 

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  

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print): 3  
Street Address:  

TellEmail:  

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

El I support this bylaw(s). 

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

El I do not  support this bylaw(s). 
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Tel/Email: 2,"/  / bekin I-. e- 

Street Address: w 1, ei€ fl/4.z  ,  

Strathcona 
REGIONAL DISTRICT 

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.strathcona rd . ca 

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print):  

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

El I do  support this bylaw(s). 

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

El I do not  support this bylaw(s). 
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Strathcona 
REGIONAL DISTRICT 

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 

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print): o'f 1  bô-ui 

StreetAddress:  /2' J /cvc\  

Tel/Email: •2çO 9 ' cOO 

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

support this bylaw(s). 

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

U I do not  support this bylaw(s). 
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Strathcona 
REGIONAL DISTRICT 

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  

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print): AMt11& )QCL  

Street Address: 9% -1 oltI 
Tel/Email: 2-E5L2 O  

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31'  

My comments/concerns are: 

El I support this bylaw(s). 

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

El I do not  support this bylaw(s). 



Strathcona 
REGIONAL DISTRICT 

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  

Date: Thursday, October 28, 2021 

To: Strathcona Regional District 

From: Name (Please print): f- -( \\ ('Y 1'. 

Street Address: /() ç; 7foj,3 

Tel/Email: ScLc. 

RE: Bylaw No. 434 being 'Cortes Island Official Community Plan Bylaw, 2012, 
Amendment No. 3' 

Bylaw No. 435 being 'Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002, 
Amendment No. 31' 

My comments/concerns are: 

I c! support this bylaw(s). 

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

D I do not  support this bylaw(s). 





John Neill 

From: Tamias <tamias.nettle@protonmail.com > 

Sent: Thursday, October 28, 2021 16:40 

To: Email - planning@srd.ca; Noba Anderson 

Subject: In support of rezoning 1062 Seascape Rd. 

** NOTICE: This email is from an external source.** 

Hi, 

I missed the public hearing today, so I'm emailing to say I'm in favour of rezoning Treedom Lane. I think it's a good place 

to increase density because it's within walking and biking distance of Mansons. 

The trail access from Seascape Roaf via Treedom to Hank's Beach is important to my family as well as to the community 

at large. I'm in favour of whatever can be done to keep that route accessible to the public in the long term. 

Thanks for reading. 

Tamias Nettle 

516 Sutil Pt. Rd. 

P0 Box 197, Mansons Landing, BC VOP 1KO 
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Application 



Name of Street: Seascape Road 
- -- —1 

Street Number (if known): i 1062 

           

          

          

          

          

           

Strathcona 
REGIONAL DISTRICT 

          

     

AR 32021 

    

         

Application to Amend a 
Zoning Bylaw 

         

 

Strathcona Ragional District 

          

          

LEGAL DESCRIPTION (see your Tax Assessment Notice or Certificate of Indefeasible  Title) 

Lot 1, Section 4, COrtes Island Sayward Distnct Plan V1P73277  

OWNER 
Name; j Treedom Ventures, Inc 

Mailing Address: Box 3, 1062 Seascape Road 

Cittr Mansonsn Landing I Prov: BC Postal Code: VOP1KO 

Tel: 1 604-617-1809 Business Tel: Fax: 

Cell: Email: amyrobertsontelus.net  

AGENT (NOTE: A LETTER OF AGENCY IS REQUIRED IF THE AGENT IS ACTING ON BEHALF OF THE PROPERTY OWNER) 

Name: i Any Rnbrtson 
Mailing Address: Box 391 

Mansons Landing ______ — 
Prov: BC Postal Code: VOPIKO 

Tel: Business Tel: Fax: 

Cell: I 604-617-1809 Email: amyrobertson@telus.net  

Existing Use: (describe Ihe age, condition, and use of any buildings, and natural leaLures such as existing vegetation, watercourses, 
weflands, 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)  

1 

-i 

Proposed Use: (describe the proposed use of the property, include a tentative site plan showing buildings, landscaping, natural 
features, location of any siggs. parking lots, access etc. If space is insufficient, please attach separate  S heel) - 

See attached sheets 

1  

  

 

of c/  

Date 

 

Signature of Owner or Authorized Agent 

 

See attached sheets  

Date Received: 2.3 ,A0 prJ 2lt Rec'd by: Tii.4J File No.: 22. Lg2-I 

PID: 025-280-635 

Site Declaration: Lii 

Folio: 202098 

Site Profile: [W" nt to Site Registry? Sent to MoE Regional Branch Manager? 0 
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April 17, 2021 

Treedom Ventures, mc, 
5-1062 Seascape Road 
Box 391 
Mansons Landing, BC 
VO P1 KO 

To the Strathcona Regional District Zoning Department, 

As President of Treedom Ventures, mc, I authorize Amy Robertson as signing 
authority for this rezone permitting process. Amy is currently the Secretary, a 
shareholder, and full time resident on the property. She will also be the contact 
person for our rzonipg application and will sign documents on behalf of all the 
shareh slders of/'reLlom Ventures. I, I, 
Bill Whee er, President of the Board 

PID: 025-280-635 

Lot 1, Plan V1P73 277, Section 4, Sayward Land District, Cortes Island 
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[HE REMJNDER OF LOT A a LOT B, SECTN 4, CORTES ISLAND, 
N 20191 



Treedom Ventures, Inc Application to amend a Zoning Bylaw and Amend 
the Official Community Plan for Cortes Island Sayward District 

Existing Land Use 

This 82 acre piece of land on the south end of Cortes Island, BC, was purchased in 1999 by a 
small group of people, with the intention of building homes on part of it, while protecting a 
majority of it with registered covenants. This group formed a limited partnership called Treedom, 
and has an extensive Shareholder Agreement to guide our decisions around living in community 
and stewarding the land. Each shareholder has the opportunity to build a home, and many of us 
currently live on the land full time. 

Covenants 

All of Treedom is protected by covenants held by The Land Conservancy (TLC). Treedom has 
three areas, each with its own Covenant: 
1) The Covenant on the Residential Management area prioritizes residential use with 
consideration for the ecological integrity of the area's forest. 
2) The Covenant protecting over 40 acres in the Forest Protected Area allows only tree cutting 
that restores supports the retention of old growth characteristics. 
3) The Covenant protecting the approximately two acres in the Delicate Bluff Protected Area 
excludes human use of this rare and fragile ecosystem with the exception of an existing trail to 
the public shoreline. Approximately half of Treedom's waterfront is located within this area. 

Treedom has completed, and TLC has approved, a baseline inventory describing the land and a 
management plan. TLC monitors the land annually to ensure compliance with Treedom 
Covenants. 

Trails 

Trails are maintained, signed and the public is welcome to access them. The trail known as 
Brigette's Beach adjacent to Hanks Beach has covenanted public access on its western 
boundary to maintain traditional community use of this shoreline. Unmarked trails in the larger 
protected area are used mostly by a few local people and residents. Treedom Lane is a popular 
route of access to trails that connect to Hanks Beach Park. To date, respectful foot and bike use 
have been welcomed. Public car or motorbike use of Treedom Lane are not permitted. 

Manaqement Area and House Sites 

The current zoning (RU-I) allows for the location of five dwellings and one cottage. House sites 

are numbered 1-6. House Site I is legally surveyed as one acre surrounded by the protected 
area, located at the entrance to the main private access - Treedom Lane. The Residential 
Management Area contains House Sites 2-6, held by shareholders. House Sites 2-6 are 



approximately two acres, two on the waterfront and three inland. Four House Sites currently 
have dwellings on them. 

Age, Condition and Use - Buildings 

House Site I 
- Primary residence, 2005, Very Good 
- Wood shop, 1985, Good 

House Site 2 
- Primary residence, 2019, Excellent 
- 13'x19' Studio, 2020, Excellent 

House Site 3 
- Studio, Under construction, Excellent 

House Site 4 
- Undeveloped 

House Site 5 
- Primary residence, 2005, Excellent 
- 16'x20' Studio, 2020, Excellent 
- 20'x20' Shop, 2015, Excellent 

House Site 6 
- Primary residence, 2010, Excellent 
- Office & Storage, 2017, Excellent 

The Old Mill Site 

There is a clearing in the management area where the previous owner operated a sawmill. 
While the sawmill is gone, a large structure remains, and is currently used for lumber storage. 
There is a groundwater well with three rings each 20ft deep and an accessible hand pump. 
When the road was built to access the house sites, gravel was taken from the adjacent clearing 
to make the road base. Topsoil from the road site was used to backfill the pit. That area is now 
wetter than it was. With improved drainage and fill, it has the potential as a garden area. There 
are fruit trees planted on the northeast edge of the clearing which provide fruit to residents. 

Buried lines along Treedom Lane provide electricity to all current house sites and are sufficient 
to accommodate additional dwellings. Currently there are three drilled wells on the property with 
strong flow at 150 ft. All shareholders share private path/stair beach access and boat storage. 
Shareholders do regular beach cleanups and invasive species removal from the Delicate Bluff 
Protected Area. 



Natural Features 

Within the Covenanted/protected Area - refer to Appendix A and B -"Treedom Baseline 
Reports" 

Within the Residential Management area- refer to Appendix C- "Management Plan' 

Mixture of mature and young forest. 
Mature second growth, fern, moss, salal, oregon grape huckleberry etc. 
Four homes have cultivated gardens. 
Drainage along Treedom lane intersects creek to drain into ocean 
Low bank on the waterfront is supported by ample vegetation for stability. Twin Island 
and Hernando Island somewhat shelter this coastline from prevailing winter winds 
(southeast). 

Proposed Use 

Treedom proposes two additional house sites to be offered to local families to help address the 
need for affordable land acquisition by current residents. Proposed building sites will be located 
along the existing Treedom Lane preventing the need for further road network development. 
The BC Hydro power lines are buried along this driveway, with a number of drops, and can be 
easily accessed for future hook-ups. There is sufficient power for this increase in usage. 
Community Land Stewardship zoning will have a lower density than the current RR-1 
designation of Treedom Land in the Official Community Plan. CLS works well with Treedom's 
existing corporate structure and its protection of forest and bluff areas. 

Shareholders envision using the Mill Site to support rural economic development by creating a 
shared work place where local entrepreneurs and crafts people manufacture products. This 
could be done in collaboration with an island NGO or private entrepreneur. There is a real need 
for such industrial space on the island and shareholders have been approached by local 
woodworkers and metal fabricators. In particular, use of wood from the community forest for 
value-added wood work supports retention of local control of Crown land tenure. The Mill Site is 
centrally located on the property. Noise generated from these machines would be dampened by 
thick second growth, and the closest neighbours are more than 0.5km away. 

Likewise, studio and gallery space would support local livings. The other island galleries are 
located in Whaletown and Squirrel Cove and open only during the summer. The building at the 
entrance to the driveway (within House Site 1, 1 b on the map) would be the ideal location for 
this use, due to easy access for the public and available parking. 



ApDendices  

The following documents are available upon request, and due to their length, would/could be 
submitted electronically. 

- Baseline report for forested protected area- Appendix A 
- Baseline report for bluff area- Appendix B 
- Treedom management plan- Appendix C 
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TITLE SEARCH PRINT 2021-05-06, 14:54:32 
File Reference: 772 16115.435 P Requestor: John Neill 

**CURRENT INFORMATION ONLY - NO CANCELLED INFORMATION SHOWN** 

Title Issued Under SECTION 98 LAND TITLE ACT 

Land Title District 
Land Title Office 

Title Number 
From Title Number 

VICTORIA 
VICTORIA 

ET7811 
ES7618 
ET7809 

Application Received 2002-01-24 

Application Entered 2002-02-13 

Registered Owner in Fee Simple 
Registered Owner/Mailing Address: TREEDOM VENTURES INC., INC.NO. 582744 

P.O. BOX 187 
MANSON'S LANDING 
CORTES ISLAND, BC 
VOP IKO 

Taxation Authority Courtenay Assessment Area 

Description of Land 
Parcel Identifier: 025-280-635 
Legal Description: 

LOT I SECTION 4 CORTES ISLAND SAYWARD DISTRICT PLAN V1P73277 

Legal Notations 
HERETO IS ANNEXED EASEMENT EX123067 OVER PART OF LOT A, PLAN 38351 
LYING WEST OF A LINE PARALLEL AND PERPENDICULARLY DISTANT TWO METRES 
EASTERLY FROM THE WESTERN BOUNDARY OF SAID LOT 

Charges, Liens and Interests 
Nature: COVENANT 
Registration Number: ET7805 
Registration Date and Time: 2002-01-24 11:04 
Registered Owner: THE CROWN IN RIGHT OF BRITISH COLUMBIA 

Title Number: ET7811 TITLE SEARCH PRINT Page 1 of 2 



TITLE SEARCH PRINT 
File Reference: 772 16115.435 P 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 
Remarks: 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 

Nature: 
Registration Number: 
Registration Date and Time: 
Registered Owner: 

Duplicate Indefeasible Title 

Transfers 

Pending Applications  

2021-05-06, 14:54:32 

Requestor: John Neill 

COVENANT 
ET7806 
2002-01-24 11:05 
THE CROWN IN RIGHT OF BRITISH COLUMBIA 
INTER ALIA 

COVENANT 
FB309628 
2009-10-29 13:48 
TLC THE LAND CONSERVANCY OF BRITISH COLUMBIA 

STATUTORY RIGHT OF WAY 
FB309629 
2009-10-29 13:48 
TLC THE LAND CONSERVANCY OF BRITISH COLUMBIA 

RENT CHARGE 
FB309630 
2009-10-29 13:48 
TLC THE LAND CONSERVANCY OF BRITISH COLUMBIA 

STATUTORY RIGHT OF WAY 
CA286421 I 
2012-11-09 17:01 
BRITISH COLUMBIA HYDRO AND POWER AUTHORITY 

STATUTORY RIGHT OF WAY 
CA2864212 
2012-11-09 17:01 
TELUS COMMUNICATIONS INC. 
INCORPORATION NO. A55547 

NONE OUTSTANDING 

NONE 

NONE 

Title Number: ET7811 TITLE SEARCH PRINT Page 2 of 2 



 

 

 

 

 

 

 

 

First Nations Consultation 



Strathcona 
REGIONAL DISTRICT 

File: 3350-20/CF lB 21 
3360-20/RZ lB 21 

June 3, 2021 Sent via email: jodi.boydhomalco.com  

Homalco (Xwemalhkwu) Nation 
1218 Bute Crescent 
Campbell River, BC V9H 1G5 

Attn: Jodi Boyd, Administrator 

Dear: Ms. Boyd 

Re: Application to Amend Bylaw No. 139 "Cortes Island Official Community Plan" and Bylaw No. 
2455, "Electoral Area 'I' (Cortes Island) Zoning Bylaw, 2002" 
Treedom Ventures Inc. Society — 1062 Seascape 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 re-designate a 33.1-hectare parcel situated at 1062 Seascape Road, Mansons 
Landing from Rural Residential / Rural to Community Land Stewardship and to rezone the parcel from Rural 
One (RU-i) to Community Land Stewardship One (CLS-1), to allow for an increase in residential density from 
5 dwellings plus a 60-square metre cottage, to 7 dwellings in total. Currently, 4 dwellings exist on the property. 
The site map attached to this referral shows up to seven proposed building sites, but only three of these will 
be developed, based on suitability for septic field percolation. 

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 July 2, 2021. 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, 

Aniko Nelson 
Senior Manager, Community Services 

#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  



Strathcona 
REGIONAL DISTRICT 

File: 3350-2OICP lB 21 
3360-2OIRZ lB 21 

June 3, 2021 

Klahoose First Nation 
P0 Box 9, 1695 Tork Road 
Squirrel Cove BC VOP iTO 

Attn: Marion McKellar, Manager 

Dear: Ms. McKellar 

Sent via email: mmckellar@klahoose.org  

Re: Application to Amend Bylaw No. 139 "Cortes Island Official Community Plan" and Bylaw No. 
2455, "Electoral Area 'I' (Cortes Island) Zoning Bylaw, 2002" 
Treedom Ventures Inc. Society — 1062 Seascape 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 re-designate a 33.1-hectare parcel situated at 1062 Seascape Road, Mansons 
Landing from Rural Residential I Rural to Community Land Stewardship and to rezone the parcel from Rural 
One (RU-i) to Community Land Stewardship One (CLS-1), to allow for an increase in residential density from 
5 dwellings plus a 60-square metre cottage, to 7 dwellings in total. Currently, 4 dwellings exist on the property. 
The site map attached to this referral shows up to seven proposed building sites, but only three of these will 
be developed, based on suitability for septic field percolation. 

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 July 2, 2021. 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, 

Aniko Nelson 
Senior Manager, Community Services 

#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  



Strathcona 
REGIONAL DISTRICT 

File: 3350-20/CP lB 21 
3360-2OIRZ lB 21 

June 3, 2021 Sent via email: todd.boychukkomoks.ca  

K'omoks First Nation 
3320 Comox Road 
CourtenayBC V9N3P8 

Attn: Todd Boychuk, intergovernmental Director 

Dear: Mr. Boychuk 

Re: Application to Amend Bylaw No. 139 "Cortes Island Official Community Plan" and Bylaw No. 
2455, "Electoral Area 'I' (Cortes Island) Zoning Bylaw, 2002" 
Treedom Ventures Inc. Society — 1062 Seascape 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 re-designate a 33.1-hectare parcel situated at 1062 Seascape Road, Mansons 
Landing from Rural Residential I Rural to Community Land Stewardship and to rezone the parcel from Rural 
One (RU-i) to Community Land Stewardship One (CLS-1), to allow for an increase in residential density from 
5 dwellings plus a 60-square metre cottage, to 7 dwellings in total. Currently, 4 dwellings exist on the property. 
The site map attached to this referral shows up to seven proposed building sites, but only three of these will 
be developed, based on suitability for septic field percolation. 

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 July 2, 2021. 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 aneIson(srd.ca  

Respectfully, 

Aniko Nelson 
Senior Manager, Community Services 

#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  



Strathcona 
REGIONAL DISTRICT 

File: 3350-20/OP lB 21 
3360-20/RZ lB 21 

June 3, 2021 Sent via email: denise.smith@tn-bc.ca  

Tla'amin Nation 
4779 Klahanie Road 
Powell River BC V8A 004 

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" 
Treedom Ventures Inc. Society — 1062 Seascape 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 re-designate a 33.1-hectare parcel situated at 1062 Seascape Road, Mansons 
Landing from Rural Residential I Rural to Community Land Stewardship and to rezone the parcel from Rural 
One (RU-i) to Community Land Stewardship One (CLS-i), to allow for an increase in residential density from 
5 dwellings plus a 60-square metre cottage, to 7 dwellings in total. Currently, 4 dwellings exist on the property. 
The site map attached to this referral shows up to seven proposed building sites, but only three of these will 
be developed, based on suitability for septic field percolation. 

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 July 2, 2021. 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, 

Aniko Nelson 
Senior Manager, Community Services 

#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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REGIONAL DISTRICT 

Public Hearing—Thursday, October 28, 2021 
Commencing at 1:00 p.m. 

  

Bylaw No. 434 being Cortes Island Official Community Plan Bylaw, 2012 
Amendment No. 3 

Bylaw No. 435 being Electoral Area "I" (Cortes Island) Zoning Bylaw, 2002 
Amendment No. 31 
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REGIONAL DISTRICT 

Public Hearing — Thursday, October 28, 2021 
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Staff Introduction to Bylaws 434 and 435 

1) The purpose of today's public hearing is to obtain public input with respect to 

proposed Bylaws 434 and 435, 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 434 proposes to amend the Cortes Island Official Community Plan to re-

designate Lot 1, Section 4, Sayward Land District, Cortes Island, Plan V1P73277 

(1062 Seascape Road, Mansons Landing BC) from Rural Residential and Rural, to 

Community Land Stewardship; whereas Bylaw 435 proposes to amend the Cortes 

Island Zoning Bylaw to rezone the aforementioned from Rural One to Community 

Land Stewardship to facilitate an increase in residential density on this 33.1-hectare 

parcel from a maximum of 5 dwellings plus a 60-square metre cabin, to eight 

dwellings. The applicants have indicated that there will be no dedication of trail right-

of-way for public use as part of this proposal. 

3) The bylaws were referred to First Nations and government agencies for comment. 

The ALC indicated no concerns, noting that dwellings will be situated away from the 

ALR boundary and that the density increase is minor. The Cortes Island Fire Dept. 

recommends improvements to the access road and address markers to enhance fire 

protection on the property. Archaeology Branch notes that two protected 

archaeological sites exist on the property and recommends a consulting 

archaeologist be engaged prior to the commencement of any land-altering activities. 

MoTI has no concerns. Island Health has indicated that sewerage system filings are 

required for all dwellings on the property as per the Sewerage System Regulation. 

The Homalco First Nation has no objection and defers to the Klahoose Nation. 

4) Proposed Bylaws 434 and 435 were given first and second readings by the Regional 

Board at its meeting on October 6, 2021, at which time a virtual public hearing was 
scheduled for October 28, 2021 for the purpose of obtaining public input with respect 

to the bylaws, Mme. Chairman. 
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