
Strathcona 
REGIONAL DISTRICT 

STAFF REPORT 

DATE: May 22, 2020 FILE: 0550-04 Board 

TO: Chair and Directors, 
Regional Board 

FROM: David Leitch 
Chief Administrative Officer 

RE: BYLAWS No. 379 & 380 — OCP AND REZONING (CP lB 19/RZ lB 19 — CORTES 
ISLAND SENIORS SOCIETY)  

PURPOSE/PROBLEM 
To consider the public hearing requirements associated with Bylaws No. 379 and 380 which 
propose to re-designate and rezone a 2.45-hectare portion of land located at 965 Beasley Road, 
Cortes Island, to facilitate the development of up to 22 seniors and affordable housing units. 

EXECUTIVE SUMMARY 
The attached report was considered at the January 29, 2020 meeting of the Regional Board at 
which time Bylaws No. 379 and 380 received first and second readings and a public hearing was 
scheduled to take place on April 30, 2020. Shortly thereafter the Province of BC declared a state 
of emergency which precluded public assemblies from being held. 

Now that the Province has issued guidelines (see attached) for holding public hearings by 
electronic means it is proposed that the Regional District proceed with a hearing for Bylaws No. 
379 and 390 as outlined below. 

RECOMMENDATIONS 

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

2. THAT a public hearing on Bylaws No. 379 and 380 be authorized to be held at 1:00 p.m. on 
Thursday, June 25, 2020 in compliance with the requirements of Ministerial Order M139, and 

THAT the Mansons Landing Community Hall located at 983 Beasley Road on Cones Island 
be designated as the physical location for those individuals wishing to attend the hearing in 
person, and 

THAT the holding of the public hearing be delegated to the electoral area directors with the 
directors for Electoral Area B and Electoral Area -- designated as the Chair and Vice Chair 
respectively for the public hearing. 
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Respectfully: 

David Leitch 
Chief Administrative Officer 

Prepared by: T. Yates, Corporate Services Manager 

Attachments: January 21, 2020 report to the Board 



 

Guidance for the conduct of public 1 May 1, 2020 
hearings under Ministerial Order M139 
 

 
Guidance for the conduct of public hearings under Ministerial Order M139 
 
On May 1, 2020 Ministerial Order M083 under the Emergency Program Act was repealed and replaced 
by Ministerial Order M139 to enable local governments to address the challenges of holding public 
hearings while complying with prohibitions on mass gatherings and recommendations on physical 
distancing. This guidance provides general advice to local governments about conducting public hearings 
by electronic or other communications facilities, as permitted under the order. More detailed 
information on important considerations and best practices for enhancing access and transparency 
when conducting public hearings electronically is forthcoming. 
 
For information about orders related to provincial and local states of emergencies, bylaw enforcement 
and mutual aid agreements please see: https://news.gov.bc.ca/ 
 
A public hearing is a statutory requirement prior to adopting certain land use bylaws, such as official 
community plans (OCPs) and zoning bylaw amendments. Amendments to these bylaws are needed for 
many development application decisions to proceed, including for much needed housing. Additionally, 
decisions on land use bylaws made now by local governments will have a clear effect on BC’s economic 
recovery efforts, both during and after the provincial state of emergency. 
 
At a public hearing, persons who believe that their interest in a property is affected by a proposed land 
use bylaw must be afforded a reasonable opportunity to be heard or to present written submissions. 
Implicit in both the Local Government Act and the Vancouver Charter are that hearings will be in person, 
which local governments have identified as being problematic during the provincial state of emergency 
while physical distancing guidelines are in place and public health orders restrict the size of gatherings to 
less than 50 people. Electronic hearings provide an opportunity to meet ongoing business needs while 
achieving public health measures, however, without express authority local governments could risk 
challenges on jurisdictional and administrative fairness grounds if they were to conduct hearings by 
those means. 
 
To enable local governments to proceed safely with public hearings, this order authorizes local 
governments and the Islands Trust to conduct public hearings using electronic or other communication 
facilities, such as teleconference.  
 
Local governments are expected to continue adhering to principles of procedural fairness when 
conducting public hearings electronically, including enabling the public to see that local governments 
acknowledge and respect their right to participate in the local decision-making process. Furthermore, 
appropriate procedural rules are needed to ensure that councils and boards obtain sufficient 
information to make appropriate decisions about proposed bylaws.  
 
The purpose of this guidance is to provide local governments an overview of the order and general 
advice on public hearings during the COVID-19 pandemic.  
 
 

https://news.gov.bc.ca/
https://news.gov.bc.ca/
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What does the updated order allow local governments to do? 
 

• Ministerial Order M139 authorizes local governments and the Islands Trust to hold public 
hearings by means of electronic or other communication facilities, such as teleconference. 

 
Why is this order needed? 
 

• The ministry continues to hear from local governments concerned about their inability to 
conduct public hearings to make important land use decisions for their community, which will 
help B.C.’s recovery efforts, while also complying with the public health order on mass 
gatherings and the recommendations on safe physical distancing. 

 

• Local governments are required under the Local Government Act and Vancouver Charter to hold 
public hearings before making some land use decisions, like amending official community plans 
and certain zoning bylaws. 

 

• This order enables local governments to safely hold public hearings to make important land use 
planning decisions, like approving much needed affordable housing projects, while following the 
Provincial Health Officer’s order prohibiting mass gatherings and the advice to maintain physical 
distancing of two meters. 

 
 
Wasn’t this power already granted by Ministerial Order M083? 
 

• Ministerial Order No. M083, made on March 26, 2020 under the Emergency Program Act, 
creates an exception to open meeting requirements and any relevant procedure bylaws by 
permitting local governments to limit required public participation and to conduct all or part of a 
meeting ‘by means of electronic or other communication facilities.’ 
 

• However, M083 did not extend to public hearings, which are distinct from council and board 
meetings, with their own legislative requirements, and rules and procedures. 

 
 
Do the provisions in procedure bylaws still apply to public hearings conducted electronically?  
 

• Under the order, a public hearing may be conducted using electronic or other communication 
facilities despite any applicable requirements in a procedure bylaw.  
 

• However, prior to conducting an electronic public hearing, local governments will want to work 
with the chair to revise procedural rules to maximize clarity, transparency and access for the 
public, and to ensure that due process is maintained.  
 

• While the authority to make procedural rules rests with the chair of the hearing, it is the local 
government that bears the risk of a challenge to the bylaw that is subject to the hearing, so it is 
in local governments’ best interest to ensure that public hearings are conducted appropriately. 
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• Distinct from procedural rules, local governments may want to prepare an internal guide that 
describes how an electronic public hearing will be implemented, including considerations such 
as who will be responsible for the technology during the hearing, how the hearing will be 
moderated, and the back-up options to allow people to participate in the event of unexpected 
technical difficulties.  
 

 
What changes are there to notice requirements for public hearings held electronically? 
 

• Regardless of the format of a public hearing, local governments are still required to provide 
notice in accordance with the Local Government Act. 
 

• Under the order, the place of a hearing specified in a notice may include a hearing conducted 
using electronic or other communication facilities. 
 

• The notice for a hearing conducted electronically will need to include instructions for 
participating in the hearing or information on how and where to get the instructions.  
 
 

If a local government office is closed, how can the public inspect the bylaw that is the subject of the 
public hearing? 
 

• Local governments must still make available for inspection the bylaw that is subject to a public 
hearing, and the information on where and when it is available must be included in the notice. 
 

• Under the order, the place where a bylaw can be inspected may include online.  
 
 
Can a public hearing be held in-person and electronically? 
 

• Local governments are best positioned to determine the most appropriate format for a public 
hearing in their communities during the pandemic. 
 

• Although there is no outright ban on in-person public hearings, local governments will need to 
consider whether they can conduct an in-person public hearing safely while complying with the 
public health order on mass gatherings and the guidelines on physical distancing. 
 

• The order enables a public hearing to be conducted electronically, either wholly or in 
combination with some in-person attendance.  

 

• Regardless of the format of the hearing, local governments can encourage the public to provide 
written submissions, as is currently required in the legislation.  
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What guidance do you have for local governments regarding access and transparency of electronic 
public hearings? 
 

• Electronic hearings are one way by which local governments can ensure that they are complying 
with the public health orders and necessary physical distancing while continuing to make 
important planning and land use decisions for their communities, including amendments to 
bylaws.  
 

• Local governments are accountable to their citizens and have a responsibility to ensure that 
opportunities for public input are accessible and transparent.   
 

• Maintaining procedural fairness, transparency and accountability should be of paramount 
concern in designing a process for electronic or phone participation in a public hearing. 
 

 
Some community members do not have a computer or are not comfortable using technology. What 
other options are there to receive their opinions at a public hearing?  
 

• Local governments will need to carefully consider issues of access and transparency when 
holding public hearings that rely on electronic rather than in-person attendance. 
 

• In addition to online meetings, the order enables local governments to hold public hearings by 
phone or teleconference.  
 

• Local governments can also encourage the public to provide written submissions, as has always 
been allowed, as an alternative to attending an electronic public hearing.  
 

 
Are there any options for moving forward with land use decisions other than holding in-person or 
electronic public hearings? 
 

• This order provides local governments the authority they need during the COVID-19 pandemic 
to be able to hold public hearings safely and legally prior to making important land use 
decisions.  
 

• The input obtained during a public hearing is a critical part of land use decision making and 
many local governments choose to hold public hearings even when they are not legally required.  
 

• However, during the current provincial state of emergency, local governments may want to 
consider waiving public hearings where permitted, such as a proposed amendment to a zoning 
bylaw that is aligned with the official community plan.  
 

• Should a local government choose to waive the public hearing, it would still be required to 
comply with the statutory notice requirements for waiving public hearings. 
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• For hearings that are waived, local governments may wish to obtain legal advice on how to best 
provide the public with different opportunities for input, while being clear that such feedback is 
not considered formal public hearing input.  
 
 

Are there any restrictions on collecting personal data during public hearings held electronically? 
 

• The Freedom of Information and Protection of Privacy Act prohibits the storage or disclosure of 
personal information outside of Canada.  
 

• Ministerial Order M085, issued on March 26, 2020, provides a temporary exception to this 
prohibition.  Under several conditions, local governments may use third-party electronic tools, 
such as video-conferencing for public hearings, while sharing or disclosing information outside 
of Canada. The conditions are: 
 

o third-party tools or applications are being used to support and maintain the operation 
of programs or activities of the local government, 

o the third-party tools or applications support public health recommendations or 
requirements related to minimizing transmission of COVID-19, and 

o any disclosure of personal information is limited to the minimum amount reasonably 
necessary  

 

• For more information, please refer to Ministerial Order M085. 
 

 
Are boards of variance also authorized to hold their meetings using electronic or other communication 
facilities? What about advisory planning commissions? 

 

• Under the open meeting and electronic meeting provisions of this order, boards of variance and 
advisory planning commissions established by municipalities, regional districts and the Islands 
Trust can meet using electronic or other communication facilities.  
 

• Local governments may need to review and possibly amend the procedure requirements in their 
board of variance and advisory planning commission establishing bylaws to ensure that 
meetings can be held in accordance with the bylaws. 
 

 
Who asked for these changes to be made? 

 

• The ministry continues to hear from local governments concerned about their inability to 
conduct public hearings and meetings to make important land use decisions for their community 
while also following the public health order on mass gatherings and the safe physical distancing 
recommendations. 
 

• Concerns about potential delays in development application processes have also been raised by 
housing providers, homeowners, and the wider development sector.  

 

http://www.bclaws.ca/civix/document/id/mo/mo/2020_m085
http://www.bclaws.ca/civix/document/id/mo/mo/2020_m085
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Where can local governments get more information about B.C.’s response to COVID 19? 
 

• BC Government’s COVID 19 Provincial Support and Information website provides a hub through 
which you can access critical non-health information as it is updated, including provincial health 
officer orders, as well as get access to the BC Centre for Disease Control COVID site, which 
provides authoritative health-related information visit: bccdc.ca 
 

• As well, there is a toll-free phone line open at 1-888-268-4319 (1-888-COVID19) between 7:30 
a.m. and 8 p.m. seven days a week for non-medical information about the virus (including latest 
information on social distancing, as well as access to support and services from the provincial 
and federal governments. 
 
 

• For more information about Provincial support and health information, visit gov.bc.ca/COVID-
19. 

 

 
Where can local governments get more information? 
 

• For other local government resources and guidance on orders, please visit the COVID-19 
Updates for Local Governments & Improvement Districts webpage.  
 

• For more information regarding electronic public hearings, contact PLUM@gov.bc.ca 
 
 

 
 

http://covid-19.bccdc.ca/
http://covid-19.bccdc.ca/
https://www2.gov.bc.ca/gov/content?id=D722D1BB85E74708A9EAEE036A21C568
https://www2.gov.bc.ca/gov/content?id=D722D1BB85E74708A9EAEE036A21C568
https://www2.gov.bc.ca/gov/content?id=D722D1BB85E74708A9EAEE036A21C568
https://www2.gov.bc.ca/gov/content?id=D722D1BB85E74708A9EAEE036A21C568
https://www2.gov.bc.ca/gov/content?id=EB909DAF4B9843D5A1B62B54969A4063
https://www2.gov.bc.ca/gov/content?id=EB909DAF4B9843D5A1B62B54969A4063
mailto:PLUM@gov.bc.ca
mailto:PLUM@gov.bc.ca


Strathcona 
REGIONAL DISTRICT 

STAFF REPORT 

DATE: January 21, 2020 FILE: 0550-04 Board Reports 

TO: Chair and Directors 
Regional Board 

FROM: Dave Leitch 
Chief Administrative Officer 

RE: BYLAWS No. 379 AND 380 — OCP AMENDMENT AND REZONING ELECTORAL AREA B  
(CP I B I9IRZ I B 19— CORTES ISLAND SENIORS SOCIETY)  

PURPOSE/PROBLEM 

To consider an Official Community Plan amendment and rezoning that would re-designate and 
rezone a 2.45-hectare portion of a 20.75-hectare parcel of land to facilitate the development of up 
to 22 seniors' and affordable housing units located at 965 Beasley Road, Electoral Area B. 

EXECUTIVE SUMMARY 

The attached report was reviewed at the last meeting of the Electoral Areas Services Committee. 
At that time the Committee passed the following motion: 

Leigh/Whalley: EASC 28/20 

THAT the Committee recommend that Bylaws No. 379 and 380 be given first and second 
readings, and 

THAT a public hearing be scheduled to be held at a time and place to be determined 

Since the Committee meeting was held the details regarding date, time and location for a public 
hearing have been confirmed, and the actions outlined 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. 379, being a bylaw to amend the Official Community Plan for Electoral Area 
B, be now introduced and read a first time. 

3. THAT Bylaw No. 379 be given second reading. 

4. THAT Bylaw No. 380, being a bylaw to amend the zoning regulations applicable to Electoral 
Area B, be now introduced and read a first time. 

5. THAT Bylaw No. 380 be given second reading. 

COPY



Dave Leitch 
Chief Administrative Officer 
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6. THAT public hearings to consider Bylaws No. 379 and 380 be authorized to be held starting 
at 1:00 p.m. on Thursday, April 30, 2020 at the Manson's Landing Hall located at 983 Beasley 
Road, Cortes Island, B.C. and 

THAT the holding of the hearings be delegated to the electoral area directors with the directors 
for Electoral Area B and Electoral Area  designated as the Chair and Vice Chair 
respectively for the public hearings. 

Respectfully: 

Prepared by: E. Watson, Senior Executive Assistant 

Attachments: Bylaw No. 379 
Bylaw No. 380 
Copy of January 7, 2020 report to Electoral Areas Services Committee 

COPY



 

 

BYLAW NO.  379 

 

A BYLAW TO AMEND THE CORTES ISLAND OFFICIAL COMMUNITY PLAN   

 

WHEREAS the former Comox-Strathcona Regional District has, by Bylaw No. 139, adopted an 
official community plan for part of 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. 379, being Cortes Island Official 
Community Plan Bylaw 2012, Amendment No. 2. 

 

READ A FIRST TIME ON THE ____ DAY OF ______, 2020 
 

READ A SECOND TIME ON THE ____ DAY OF ______, 2020 
 

PUBLIC HEARING HELD ON THE ____ DAY OF ________________, 2020 

 

READ A THIRD TIME ON THE ____ DAY OF _________________, 2020 
 

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ____ DAY OF _____________, 
2020 
 
 

________________________________ 

Chair 
 
 

________________________________ 

Corporate Officer 

 

COPY
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SCHEDULE ‘A’ 
 

SECTION ONE TEXT AMENDMENT 
 

Part 409.1.1’ Community Services’ is herby amended by replacing Paragraph (e) with the following: 

e. Lands designated Community Services shall generally be up to 10 residential units per 

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

 

SECTION TWO MAP AMENDMENT 

The land use designation for lands described as a 2.45-hectare portion of the easterly 78 acres of 

the Frac. NE ¼ of Section 7, Cortes Island, Sayward District, as shown on plan deposited under 

DD 72008l, except Parcel A (DD 73523l) and except those parts in Plans 7861, 11864, 1300R, 

20460, 36874, VIP51538, VIP52055, VIP71344 and VIP77176 on ‘Schedule A-1’ of Bylaw No. 

139, being the ‘Cortes Official Community Plan Bylaw, 2012’, is hereby amended from ‘Residential’ 

(R) to ‘Community Services’ (CS), as shown on Appendix ‘1’ attached to and forming part of this 

bylaw. 

  

COPY
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CP 1B 19 – Cortes Island Seniors Society 

Appendix ‘1’ 

Part of Schedule ‘A’ of Bylaw No. 379, being Cortes Island Official Community Plan Bylaw 2012, 
Amendment No. 2.  

Amends ‘Schedule A-1’ of Bylaw No. 139, being Cortes Island Official Community Plan Bylaw 
2012. 

Mansons Landing 

Subject Property 

Area to be re-designated from 

Residential to Community Services 

COPY



 

 

BYLAW NO.  380 

 

A BYLAW TO AMEND THE CORTES ISLAND ZONING BYLAW 

 

WHEREAS the former Comox-Strathcona Regional District has, by Bylaw No. 2455, adopted 
zoning regulations for Cortes Island and vicinity pursuant to Part 14 of the Local Government Act; 
 

AND WHEREAS a bylaw of the former Comox-Strathcona Regional District that regulates 
the use or development of land within the area comprising the Strathcona Regional District remains 
in force until amended or repealed; 
 

AND WHEREAS the Regional Board wishes to amend the aforesaid Bylaw No. 2455 having 
due regard to the requirements of the Local Government Act; 
 

NOW THEREFORE the Board of Directors of the Strathcona Regional District, in open 
meeting assembled, enacts as follows: 
 

Amendments 
 

1. Bylaw No. 2455, being 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. 380, being Electoral Area “I” (Cortes 
Island) Zoning Bylaw 2002, Amendment No. 30. 
 

READ A FIRST TIME ON THE ____ DAY OF ________, 2020 
 

READ A SECOND TIME ON THE ____ DAY OF _________, 2020 
 

PUBLIC HEARING HELD ON THE ____ DAY OF ________________ , 2020 

 

READ A THIRD TIME ON THE ____ DAY OF _________________ , 2020 
 

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ____ DAY OF ___________ , 
2020 
 
 

________________________________ 

Chair 

 

________________________________ 

Corporate Officer 

COPY
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SCHEDULE ‘A’ 

 

SECTION ONE TEXT AMENDMENT 
 

1) Part 300 ‘General Regulations’, Section 301(2) ‘Uses Permitted in all Upland Zones’ is amended 

by inserting the following new zone after Community Services One (CS-1): 

607.1 Community Services Two  (CS-2) 

2) Part 600 ‘Zones’ is amended by inserting the following new zone after Community Services One 

(CS-1): 

607.1 Community Services Two (CS-2) 

SECTION TWO MAP AMENDMENT 
 

The zoning designation for lands described as a 2.45-hectare portion of the easterly 78 acres of the 

Frac. NE ¼ of Section 7, Cortes Island, Sayward District, as shown on plan deposited under DD 

72008l, except Parcel A (DD 73523l) and except those parts in Plans 7861, 11864, 1300R, 20460, 

36874, VIP51538, VIP52055, VIP71344 and VIP77176 on ‘Schedule A-1’ of Bylaw No. 2455 being 

the ‘Electoral Area “I” (Cortes Island) Zoning Bylaw, 2002’, is hereby amended from ‘Residential 

One’ (R-1) to ‘Community Services Two’ (CS-2), as shown on Appendix “1” attached to and forming 

part of this bylaw.  

 

COPY
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RZ 1B 19 - Cortes Island Seniors Society 

Appendix “1” 

Part of Schedule “A” to Bylaw No. 380, being Electoral Area “I” (Cortes Island) Zoning Bylaw 2002, 

Amendment No. 30. 

Amends “Schedule A-1” of Bylaw No. 2455, being Electoral Area “I” (Cortes Island) Zoning Bylaw 2002. 

Subject Property 

Area to be rezoned from Residential (R-1) 

to Community Services Two (CS-2) 

COPY



   
STAFF REPORT 

 
 
DATE: January 7, 2020 

FILE:  0540-04 EASC 

TO: Chair and Directors 
 Electoral Areas Services Committee 
 
FROM: Dave Leitch 
 Chief Administrative Officer 
 
RE: OCP AMENDMENT AND REZONING APPLICATION TO FACILITATE SENIORS’ AND 

AFFORDABLE HOUSING 

PLANNING FILE NO. 3320-20/CP 1B 19 and 3360-20/RZ 1B 19 

ROLL NO.: 772 16152.000 PID NO.:     005-814-553 

APPLICANT: Cortes Island Seniors Society 

LAND DESCRIPTION: The easterly 78 acres of the Frac. NE ¼ of Section 7, Cortes Island, Sayward 
District, as shown on plan deposited under DD 72008l, except Parcel A (DD 
73523l) and except those parts in Plans 7861, 11864, 1300R, 20460, 36874, 
VIP51538, VIP52055, VIP71344 and VIP77176 

CIVIC ADDRESS: 965 Beasley Road, Manson’s Landing BC 

OCP BYLAW: 

DESIGNATION: 

PROPOSED OCP: 

ZONING BYLAW: 

Bylaw 139 “Cortes Island Official Community Plan Bylaw, 2012” 

Residential 

Community Services 

Bylaw No. 2455 “Electoral Area ‘I’ (Cortes Island) Zoning Bylaw, 2002” 

EXISTING ZONE: 

PROPOSED ZONE: 

Residential One (R-1) 

Community Services Two (CS-2) 

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

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

COPY
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EXECUTIVE SUMMARY 
The Cortes Island Seniors Housing society proposes to help meet a critical community need by 
developing a mix of seniors' and affordable housing on a 2.45-hectare portion of a 2015-hectare 
parcel situated at 965 Beasley Road, Mansons Landing. The proposal to develop up to 22 mixed 
rental housing units requires an Official Community Plan text amendment to the Community 
Services (CS) designation and a zoning bylaw to rezone from Residential One (R-1) to a new 
Community Services Two (CS-2) zone. The amendment to the CS designation would permit 
approximately ten residential units per hectare and the proposed CS-2 zone will allow 12 
residential units per hectare to a maximum of 25 residential units per lot. Apart from a small 
density increase and the additional provision of affordable housing to the list of Principal Uses, all 
other bylaw requirements as they apply to the Community Services One (CS-i) zone will remain 
in force. 

In addition to providing affordable housing for seniors' and low-income families, the proposal will 
provide public amenities including a trail connection between the existing seniors' facility, 
Mansons Landing and Cemetery Road, a forested buffer along the eastern boundary of the 
property for privacy and environmental purposes, and an off-road route to school for 
schoolchildren in the area. This proposal is deemed to be consistent with the overall intent of the 
OCR and characteristic of other land use in the area and it is therefore recommended that support 
be given to re-designate and rezone the 2.45-hectare portion of the property to Community 
Services / Community Services Two (CS-2). In support of this recommendation, Bylaw Nos 379 
and 380 are attached for the Committee's consideration. 

RECOMMENDATIONS 

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

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

3. THAT the Committee recommend the Board authorize a public hearing to consider Bylaws 
Nos. 379 and 380, and 

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

Respectfully: 

Dave Leitch 
Chief Administrative Officer 

BACKGROUND 
The applicants acquired the property in 2018 and secured funding from a variety of sources 
including the Victoria Foundation, CMHC and BC Housing in order to carry out suitability studies 
for the property to provide a source of affordable housing in Mansons Landing. 

The proposed development will consist of eight i-bedroom units, eight 2-bedroom units and four 
three-bedroom units, clustered in 8 different buildings between one and two storeys in height. Half 
of the units will be adaptable for wheelchair use and two of the larger units will offer the potential 
for a clock-off' studio apartment for further flexibility. All units will meet today's energy efficiency 
benchmarks as well as offering a rent structure that accords with Community Housing Fund 
requirements. 

COPY
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AGENCY REFERRALS 

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

Agency Comments 

Advisory Planning Commission Recommended support of the proposal. 

BC Assessment Authority:  No response. 

Fire Department – Cortes Island: No response. 

Ministry of Municipal Affairs  

and Housing: 

No response. 

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

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

MoTI: No response. 

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

First Nation Comments 

Homalco First Nation: No response. 

Klahoose First Nation: No response. 

Tla’amin Nation: No response. 

 

PLANNING ANALYSIS 

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

In addition to providing affordable housing for seniors and low-income families, this proposal is 
deemed to be consistent with the overall intent of the OCP and characteristic of other land use in 
the area. In light of this, support can be found to re-designate and rezone the 2.45-hectare portion 
of the property to CS / CS-2.  

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

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

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

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

 

 

 

____________________ 

Aniko Nelson 
Senior Manager, Community Services 

Prepared by:  J. Neill, Planner  

Attachment: Bylaw Nos. 379 and 380 
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Location Map 

Mansons Landing 

Subject Property 

Area to be re-designated / rezoned 

COPY



Staff Report – CP 1B 19 / RZ 1B 19 (Cortes Island Seniors Society) Page 6 

 

 
 

Site plan of proposed 2.45-hectare development site 
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3-D view of proposed development site 
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Ortho photo of site in 2018 
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Plans, elevations and floor space calculations 
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Applicants’ written brief 
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409.1.1 Community Services 

In addition to the General Settlement policies, the following policies are also applicable respecting 
the Community Services land use designation: 

a. The Community Services land use designation is intended to permit moderate density 
development in community nodes. 

b. The Community Services land use designation is intended to permit a mix of community 
service uses that provide residential, health, social and recreational services to the Cortes Island 
Community. 

c. Lands designated Community Services shall generally be restricted to a minimum parcel 
size of not less than 1 hectare, except in cases where smaller parcel sizes can be justified to meet 
Plan and community objectives and the land can be adequately serviced. 

d. Lands designed Community Services shall generally be up to 10 residential units per 
hectare and may include a mix of residential and services uses on the same parcel. 

e. Notwithstanding item 409.1.1(d), increased densities may be permitted in limited 
circumstances where clustering of units at higher densities helps to achieve Plan and community 
objectives. 

 

OCP Objectives and Policies – Part 400 
(Proposed amendment in bold) 

 

Amendment 
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Proposed Community Services Two (CS-2) Zone 
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BYLAW NO.  379 

 

A BYLAW TO AMEND THE CORTES ISLAND OFFICIAL COMMUNITY PLAN   

 

WHEREAS the former Comox-Strathcona Regional District has, by Bylaw No. 139, adopted an 
official community plan for part of 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. 379, being Cortes Island Official 
Community Plan Bylaw 2012, Amendment No. 2. 

 

READ A FIRST TIME ON THE ____ DAY OF ______, 2020 
 

READ A SECOND TIME ON THE ____ DAY OF ______, 2020 
 

PUBLIC HEARING HELD ON THE ____ DAY OF ________________, 2020 

 

READ A THIRD TIME ON THE ____ DAY OF _________________, 2020 
 

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ____ DAY OF _____________, 
2020 
 
 

________________________________ 

Chair 
 
 

________________________________ 

Corporate Officer 

 

COPY



 

BYLAW NO. 379  PAGE 2 

SCHEDULE ‘A’ 
 

SECTION ONE TEXT AMENDMENT 
 

Part 409.1.1’ Community Services’ is herby amended by replacing Paragraph (e) with the following: 

e. Lands designated Community Services shall generally be up to 10 residential units per 

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

 

SECTION TWO MAP AMENDMENT 

The land use designation for lands described as a 2.45-hectare portion of the easterly 78 acres of 

the Frac. NE ¼ of Section 7, Cortes Island, Sayward District, as shown on plan deposited under 

DD 72008l, except Parcel A (DD 73523l) and except those parts in Plans 7861, 11864, 1300R, 

20460, 36874, VIP51538, VIP52055, VIP71344 and VIP77176 on ‘Schedule A-1’ of Bylaw No. 

139, being the ‘Cortes Official Community Plan Bylaw, 2012’, is hereby amended from ‘Residential’ 

(R) to ‘Community Services’ (CS), as shown on Appendix ‘1’ attached to and forming part of this 

bylaw. 
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Appendix ‘1’ 

Part of Schedule ‘A’ of Bylaw No. 379, being Cortes Island Official Community Plan Bylaw 2012, 
Amendment No. 2.  

Amends ‘Schedule A-1’ of Bylaw No. 139, being Cortes Island Official Community Plan Bylaw 
2012. 

Mansons Landing 

Subject Property 

Area to be re-designated from 

Residential to Community Services 
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BYLAW NO.  380 

 

A BYLAW TO AMEND THE CORTES ISLAND ZONING BYLAW 

 

WHEREAS the former Comox-Strathcona Regional District has, by Bylaw No. 2455, adopted 
zoning regulations for Cortes Island and vicinity pursuant to Part 14 of the Local Government Act; 
 

AND WHEREAS a bylaw of the former Comox-Strathcona Regional District that regulates 
the use or development of land within the area comprising the Strathcona Regional District remains 
in force until amended or repealed; 
 

AND WHEREAS the Regional Board wishes to amend the aforesaid Bylaw No. 2455 having 
due regard to the requirements of the Local Government Act; 
 

NOW THEREFORE the Board of Directors of the Strathcona Regional District, in open 
meeting assembled, enacts as follows: 
 

Amendments 
 

1. Bylaw No. 2455, being 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. 380, being Electoral Area “I” (Cortes 
Island) Zoning Bylaw 2002, Amendment No. 30. 
 

READ A FIRST TIME ON THE ____ DAY OF ________, 2020 
 

READ A SECOND TIME ON THE ____ DAY OF _________, 2020 
 

PUBLIC HEARING HELD ON THE ____ DAY OF ________________ , 2020 

 

READ A THIRD TIME ON THE ____ DAY OF _________________ , 2020 
 

RECONSIDERED, FINALLY PASSED AND ADOPTED ON THE ____ DAY OF ___________ , 
2020 
 
 

________________________________ 

Chair 

 

________________________________ 

Corporate Officer 
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SCHEDULE ‘A’ 

 

SECTION ONE TEXT AMENDMENT 
 

1) Part 300 ‘General Regulations’, Section 301(2) ‘Uses Permitted in all Upland Zones’ is amended 

by inserting the following new zone after Community Services One (CS-1): 

607.1 Community Services Two  (CS-2) 

2) Part 600 ‘Zones’ is amended by inserting the following new zone after Community Services One 

(CS-1): 

607.1 Community Services Two (CS-2) 

SECTION TWO MAP AMENDMENT 
 

The zoning designation for lands described as a 2.45-hectare portion of the easterly 78 acres of the 

Frac. NE ¼ of Section 7, Cortes Island, Sayward District, as shown on plan deposited under DD 

72008l, except Parcel A (DD 73523l) and except those parts in Plans 7861, 11864, 1300R, 20460, 

36874, VIP51538, VIP52055, VIP71344 and VIP77176 on ‘Schedule A-1’ of Bylaw No. 2455 being 

the ‘Electoral Area “I” (Cortes Island) Zoning Bylaw, 2002’, is hereby amended from ‘Residential 

One’ (R-1) to ‘Community Services Two’ (CS-2), as shown on Appendix “1” attached to and forming 

part of this bylaw.  
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Appendix “1” 

Part of Schedule “A” to Bylaw No. 380, being Electoral Area “I” (Cortes Island) Zoning Bylaw 2002, 

Amendment No. 30. 

Amends “Schedule A-1” of Bylaw No. 2455, being Electoral Area “I” (Cortes Island) Zoning Bylaw 2002. 

Subject Property 

Area to be rezoned from Residential (R-1) 

to Community Services Two (CS-2) 
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