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REGIONAL DISTRICT

STAFF REPORT
DATE: April 18, 2023
FILE: 0550-04 Board

TO: Chair and Directors,

Regional Board
FROM: Dave Leitch

Chief Administrative Officer
RE: REQUEST FOR SUBDIVISION FRONTAGE RELIEF — COUVERDON/TIMBERWEST FOREST

LTD.
PURPOSE/PROBLEM

To consider approval of frontage relief for a proposed lot line adjustment plan of subdivision
located in Burdwood Bay, Read Island within Electoral Area C.

EXECUTIVE SUMMARY

The attached report concerning an application for frontage relief was reviewed at the last meeting
of the Electoral Areas Services Committee. At that time the Committee passed the following
resolution:

Mawhinney/Vonesch: EASC 95/23
THAT the Committee recommend that, with reference to Section 512(2) of the
Local Government Act, the Board deny frontage relief for Proposed Lots 1 to

5, as shown on the plan of subdivision attached to staff report dated April 1,
2023.

CARRIED

The actions outlined below are offered in support of the Committee’s recommendation.
RECOMMENDATIONS

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

2. THAT the frontage relief request by Couverdon / Timberwest Forest Ltd. for proposed Lots

1 to 5 as shown on the plan of subdivision attached to the April 12, 2023 report from the
Chief Administrative Officer be denied.

pectfully:

Dave Leitch [
Chief Administrative Officer

Prepared by: E. Watson, Manager, Corporate Operations

Attachments: Copy of April 12, 2023 report to the Electoral Areas Services Committee




Strathcona

REGIONAL DISTRICT

P

STAFF REPORT

DATE: April 12, 2023
FILE: 0540-04 EASC
TO: Chair and Directors
Electoral Areas Services Committee
FROM: Dave Leitch
Chief Administrative Officer
RE: REQUEST FOR SUBDIVISION FRONTAGE RELIEF
PLANNING FILE NoO: 3320-20/ 05577 C 22
FoLio Nos: 772 29019.410, 415, 420, 425, 430, 433
PID Nos: 009-655-719, 009-655-671, 009-655-689, 009-655-697, 009-664-939, 009-
665-382
APPLICANT: Couverdon / Timberwest Forest | Ltd.
AGENT: McElhanney Ltd.
LEGAL DESCRIPTIONS: Various
LOCATION: Burdwood Bay, Read Island
OCP BYLAW: N/A
DESIGNATION: N/A
ZONING BYLAW: Desolation Sound Rural Land Use Bylaw 1460
ZONE: Forestry One (F-1)
PURPOSE

To consider frontage relief for a proposed lot line adjustment plan of subdivision in Electoral Area C.

PoLicy ANALYSIS

The Local Government Act (LGA) grants authority to local governments under Section 512 (Parcel
Frontage on Highway) of Part 14 “Planning and Land Use Management”, to exempt a parcel of land from
the statutory or bylaw minimum frontage requirement.

EXECUTIVE SUMMARY

The SRD has received a lot line adjustment subdivision referral for six adjoining lots of record on Read
Island. The parcels are all zoned Forestry One (F-1) and are bounded by a combination of Forestry and
Rural zoned parcels on all sides but the east, where the ocean forms a boundary with each of the
reconfigured lots. The purpose of the subdivision is to provide legal road and ocean frontage to each of
the six parcels (plan attached). At the present time, Lambert Road (Plan VIP61861) provides informal
access, with the proposal under consideration dedicating the remainder of Lambert as legal road in an
effort to provide formal road frontage to each parcel as required by Section 512(1) of the Local
Government Act (LGA).
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Following a review of the proposal it has been determined that while the subdivision as presented
conforms to the minimum lot area requirements of 16 hectares and the LGA frontage requirements, the
lot configuration will not comply with the requirements of Bylaw 64, the Subdivision Servicing and
Procedures Bylaw, 2010. Section 15.1(ii) of Bylaw No. 64 states that lots with water (sea or lake) access
shall be considered as having double frontage and shall meet the 10% frontage requirement for both
those portions of the lot fronting onto the highway and those fronting on the water as well as a frontage
to depth ratio of 1:3 on rectangular lots and an average width to depth ratio of 1:3 on irregular shaped
lots. As the subdivision does not comply with the frontage requirements under Section 15.1(ii) of Bylaw
64, Board approval of the frontage relief is required for the subdivision application to proceed.

Given that the proposal intends to improve subdivision design by creating new parcels that adhere to the
minimum 16-hectare lot size required under the Rural Land Use Bylaw No. 1460 and provide both formal
road and water access, support for the frontage relief request is warranted.

RECOMMENDATIONS:
1. THAT the report from the Chief Administrative Officer be received;
2. THAT the Committee recommends that, with reference to Section 512(2) of the Local Government

Act, the Board approve frontage relief for Proposed Lots 1 to 5, as shown on the plan of
subdivision attached to staff report dated April 12, 2023.

Dave Leitch
Chief Administrative Officer

BACKGROUND

The six adjoining parcels, totalling approximately 300 hectares in area, are located next to Burdwood
Bay, on the east shore of Read Island. The parcels are all zoned Forestry One (F-1) and are bounded by
a combination of Forestry and Rural zoned parcels on all sides but the east, where the ocean forms a
boundary with each of the reconfigured lots. The intent of the subdivision is to reconfigure the lots to
provide each lot with both highway frontage and access to water, thus bringing them into compliance with
Bylaw 64. The Rural Land Use Bylaw No.1460 requires each new lot in the F-1 zone to be a minimum of
16 hectares in lot area, and to provide both highway and water (sea or lake) frontage. Only Proposed Lot
6 currently meets those requirements, the remaining five must first obtain frontage relief prior to
subdivision approval.

PLANNING ANALYSIS
Section 512(1) of the Local Government Act (LGA) indicates:

“If a parcel being created by a subdivision fronts on a highway, the minimum frontage on the
highway must be the greater of

(a) 10% of the perimeter of the lot that fronts on the highway, and
(b) the minimum frontage that the local government may, by bylaw, provide.”

In addition, Section 512(2) of the LGA authorizes a local government to exempt a parcel from the statutory
or bylaw minimum frontage required by Section 512(1).
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The subdivision as presented comprises six lots, each of which conform to the minimum lot area
requirements of 16 hectares but, with the exception of Proposed Lot 6, do not conform to the minimum
highway and ocean frontage requirements. The table below indicates the percentage of both frontages
each proposed lot provides, as well as highlighting those lots requiring a variance:

LOT FRONTAGE TABLE

LOT NUMBER PERIMETER OCEAN ROAD TOTAL OCEAN % ROAD %
LOT 1 3233m 200m 575m 775m 6.19% 17.79%
LOT 2 4474m 321m 165m 486m 7.17% 3.69%
LoT 3 3787m 151m 328m 479m 3.99% 8.66%
LOT 4 4102m 172m 718m 890m 4.19% 17.50%
LOT 5 3357m 156m 854m 1010m 4.65% 25.40%
LOT 6 2878m 313m 428m 741m 10.88% 14.87%

NOTE: BOLD INDICATES REQUESTED VARIANCE.

FINANCIAL IMPLICATIONS
Applicable fees have been collected for this application under the Planning Procedures and Fees Bylaw
No. 5.

LEGAL IMPLICATIONS
This report and the recommendations contained herein are in compliance with Section 512 of the LGA
and regional district bylaws.

CITIZEN/PUBLIC RELATIONS IMPLICATIONS
There are no citizen/public relations implications identified as part of this application.

INTERDEPARTMENTAL INVOLVEMENT/IMPLICATIONS
This frontage relief proposal is limited to planning and Corporate Services staff.

Submitted by:

@DQ,QSOL

Aniko Nelson
Senior Manager, Community Services

Prepared by: John Neill, Planner
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Our File: 2222-02314-00

March 8, 2023

Strathcona Regional District
301 — 990 Cedar Street, Campbell River, BC VOW 728

Attention: Aniko Nelson, Senior Manager, Community Services

SRD Frontage Waiver Exemption Permit Application for PID’s 009-655-
697, 009-655-689, 009-655-671, 009-655-7119, 009-664-939 and 009-
665-382 in the Strathcona Regional District's Electoral Area C:
Discovery Islands — Mainland Inlets

Introduction

On behalf of our client(s) Benjamin Lee and David Gough with Timberwest Forest | Limited,
McElhanney Ltd. is pleased to present this frontage waiver exemption permit application package
to the Strathcona Regional District's Planning Department for review and approval.

Our application submission package includes the following documentation:
Completed Site disclosure statement

Signed Permission to Act as an Agent form

Certificate of Title (ordered within 30 days of application)

BCLS Preliminary Plan of Subdivision drawing

Application Covering Letter

QP O0 Nt

Project Description

Benjamin Lee and David Gough with Timberwest Forest | Limited (our clients) are proposing to
adjust the legal lot lines for six (6) connecting properties all collectively owned by Timberwest
Forest | Limited in order to provide both legal ocean and road access to each lot.

The six (6) connecting lots are located on the north east side of Read Island in the Strathcona
Regional District's Electoral Area C — Discovery Islands — Mainland Inlets. Proposed Lot 1 is 42
ha in size, Proposed Lot 2 is 58 ha in size, Proposed Lot 3 is 71 ha in size, Proposed Lot 4 is 47
ha in size, Proposed Lot 5 is 46 ha and Proposed Lot 6 is 32 ha in size.

McElhanney
1211 Ryan Road, Courtenay BC Canada V9N 3R6
Tel. 250-338-5495 | Fax. 1-855-407-3895 | www.mcelhanney.com Page 1
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Our File: 2222-02343-00 | March 8, 2023

Facilitation of the lot line adjustment subdivision application requires issuance of a frontage waiver
exemption permit from the Strathcona Regional District for proposed Lots 1-5.

Site Context

The subject properties are currently located on the north east side of Read Island.
There are currently no civic addresses issued for the subject properties.
They are legally described as follows:

Lot 1
PID: 009-655-697
Legal Description: DISTRICT LOT 161, READ ISLAND, SAYWARD DISTRICT

Lot 2
PID: 009-655-689
Legal Description: DISTRICT LOT 160, READ ISLAND, SAYWARD DISTRICT

Lot3
PID: 009-655-671
Legal Description: DISTRICT LOT 159, READ ISLAND, SAYWARD DISTRICT

Lot4

PID: 009-655-719

Legal Description: THE WESTERLY 40 CHAINS OF DISTRICT LOT 158, READ ISLAND,
SAYWARD DISTRICT

Lot5
PID: 009-664-939
Legal Description: DISTRICT LOT 337, READ ISLAND, SAYWARD DISTRICT

Lot 6

PID: 009-665-382

Legal Description: THAT PART OF DISTRICT LOT 338, READ ISLAND, SAYWARD DISTRICT,
LYING TO THE SOUTH OF A BOUNDARY PARALLEL TO THE NORTHERLY BOUNDARY OF SAID
DISTRICT LOT AND EXTENDING FROM A POINT ON THE WESTERLY BOUNDARY OF SAID
DISTRICT LOT DISTANT 20 CHAINS FROM THE NORTH WEST CORNER OF SAID DISTRICT LOT

The subject property is currently zoned F-1 (Forestry One) in the Zoning Bylaw No. 1460, 1993
(the Zoning Bylaw). Surrounding land uses include the RU-1 (Rural One), the AC-1 (Access One),
the AC-2 (Access Two), the AQ-1 (Aquiculture One), and the AQ-2 (Aquiculture Two) zones.

Figure 1 below shows the current lot lines of the subject properties and surrounding land uses.

N Page 2
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Our File: 2222-02343-00 | March 8, 2023

! Location of
- Subject Properties

Figure 1: Location of subject property and surrounding land use zones

Rural Land Use Bylaw No. 1460,1993

Lands designated as F-1 are Provincial Forest Lands, Crown Lands licensed for forestry purposes
under the Forest Act, and private lands classified as managed forest land under the Assessment
Act as of the date of this bylaw comes into effect. Also, private lands that have been used for
forestry purposes in recent times may be included as well as vacant Crown Land.

”n Page 3
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Our File: 2222-02343-00 | March 8, 2023

Facilitation of the proposed lot line adjustment subdivision design aligns with the requirements of
the F-1 Forestry One zone as per the Zoning Bylaw.

Suhdivision Development

Figure 2 below shows the proposed new lot line subdivision design layout which will provide
legal ocean access to each existing lot through the reconfiguration of the lot lines.
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Figure 2: Proposed Subdivision Design of the Reconfigured Lot Lines

ROAD AND SEA FRONTAGE

As per the LGA, the minimum frontage alone a provincial highway must be 10% of the perimeter
of the lot being created. One or more of the proposed lots do not meet this requirement. We
acknowledge that a waiver of this requirement must be granted prior to subdivision final approval.

Page 4
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Our File: 2222-02343-00 | March 8, 2023

Section 512 of the LGA states that:
Minimum parcel frontage on highway
512 (1)if a parcel being created by a subdivision front on a highway, the
minimum frontage on the highway must be the greater of
(a)10% of the perimeter of the lot that fronts on the highway, and
(b)the minimum frontage that the local government may, by bylaw,
provide.
(2)A local government may exempt a parcel from the statutory or bylaw minimum
frontage provided for in subsection (1).

Strathcona Regional District Bylaw No. 64 section 15 states that:
Unless otherwise indicated by a zoning or rural land use bylaw, frontage will be determined
as follows:
ii) Lots with water (sea or lake) access shall be considered as having double frontage and
shall meet the 10% frontage requirements for the portion of the lot fronting onto the
highway and for the portion of the lot fronting on the water as well as a frontage to depth
ratio of 1:3 on irregular shaped lots.

The SRD interpretation of the section requires that both the portion of the parcel fronting the road

AND the portion of parcel fronting the water must each adhere to the 10% minimum frontage
requirement. At this time, proposed Lots 1 to 5 do not meet the SRD frontage requirements.

Conclusion

If you have any questions or concerns regarding the information contained in this Cover Letter,
please do not hesitate to contact us.

Sincerely,

('2 .

Kasha Janota-Bzowska, M. Plan Andy Gaylor, MPA, MCIP, RPP
Planner 2 | McElhanney Ltd. Senior Planner | McElhanney Ltd.
kjanota-bzowska@mcelhanney.com agaylor@mcelhanney.com

C: 1-250-201-3856 C: 1-250-718-7274

STATEMENT OF LIMITATIONS

Based on information available at the time of this document’s completion, this document represents the
best professional judgement of McElhanney Ltd. as appropriate for the project scope of work. Consistent
with the level and skill ordinarily exercised by currently practising members of the planning profession,
practising under similar conditions. McElhanney Ltd. has performed its services in researching and
developing this document. No warranty is made, whether expressed or implied.

VAN Page 5

Applicant’s statement
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