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Date:

DRAFT

Denman Island Local Trust Committee
Minutes of Regular Meeting

January 12, 2016

Location: Denman Seniors Hall

1111 Northwest Rd, Denman Island, BC

Members Present Susan Morrison, Chair

David Critchley, Local Trustee
Laura Busheikin, Local Trustee

Staff Present Rob Milne, Island Planner

Vicky Bockman, Recorder

Others Present Approximately nine (9) members of the public - am

Approximately one (1) member of the public - pm

CALL TO ORDER

Chair Morrison called the meeting to order at 10:32 am. She welcomed the public and
introduced herself, Trustees, staff and recorder. She acknowledged that the meeting
was being held in traditional territory of the Coast Salish First Nations.

APPROVAL OF AGENDA
The following additions to the agenda were presented for consideration:

7.3 Comox Valley Regional District (CVRD) Proposed Special Events Permit Bylaw
No. 395

10.2 Memorandum dated January 7, 2016 re: Conducting a Public Hearing for File No.
DE-RZ-2015.1 (Pandesign)

By general consent the agenda was adopted as amended.
TOWN HALL AND QUESTIONS

Theresa Wenner asked about the Islands Trust protocol regarding attributing names to
comments made. She also asked if it is possible to change a special report through input
provided subsequent to its receipt.

Chair Morrison explained that a name will always be included with a comment if it is so

requested. Planner Milne explained that once the Local Trust Committee (LTC) receives
a document, any change or amendment to that information would be addressed through
creation of a separate document and not through an amendment to the received report.

Dean Ellis observed that he has not received a response from the LTC in answer to the
guestions he posed at the last meeting, and asked if a response would be forthcoming.

Denman Island DRAFT 1
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DRAFT

Trustees responded that Islands Trust staff monitors changes in provincial legislation
and how those changes might affect the LTCs. They commented that the LTC has been
advised to decline to discuss any matter that is currently in litigation or that has been
litigated.

Doug Wright, a shellfish grower, asked how he can view the Islands Trust Forage Fish
Habitat Map. He provided comments relative to draft Bylaw No. 207 (beach access and
vehicular controls) and made the following points:

e approximately 65-70% of Denman Island beaches do not get driven on; 10% are
rarely used, 20% are actively used and one-half of that is on gravel or rock;

e the area of greatest vehicular use is in the Hinton Road area;

e opening additional vehicular accesses in that area might help although there
might be community concern expressed;

e working with Fisheries and Oceans Canada (DFO), medium and high value
areas such as salt marshes and forage fish areas might be mapped and these
areas could be protected through Shellfish Management Plans; and

e Shellfish Management Plan wording might be modified to restrict vehicular
access for purposes of seeding and harvesting.

Trustees pointed out that the location of the Forage Fish Habitat Map is on the Trust
Fund Board website and offered to send him the link to that site.

Dan Stoneman stated that several years ago Islands Trust staff made an agreement with
the Agricultural Land Commission and Ministry of Agriculture to bring the Official
Community Plan (OCP) and Land Use Bylaw (LUB) into compliance with provincial
legislation. He asked why this has not happened and offered to provide written
documentation of the agreement.

Trustees declined to respond, indicating that the LTC has been advised to decline to
discuss any matter that is currently in litigation or that has been litigated.

David Graham encouraged the LTC to prioritize the review of the OCP and LUB
regarding implementation of Denman Island Farm Plan work project. He also
complimented the LTC on the recently produced publication, Secondary Suites &
Cottages Guide for Homeowners and Builders.

4, COMMUNITY INFORMATION MEETING - none

5. PUBLIC HEARING - none

6. MINUTES
6.1 Local Trust Committee Minutes dated December 1, 2015 for adoption

By general consent the minutes were adopted.

6.2 Local Trust Committee Public Hearing Record dated December 1, 2015 for
receipt

Received.
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6.3

6.4

6.5

7.1

7.2

7.3

Denman Island

DRAFT

Section 26 Resolutions-Without-Meeting - none
Advisory Planning Commission Minutes - none
Marine Advisory Planning Commission Minutes

The Marine Advisory Planning Commission January 5, 2016 meeting minutes
were received.

BUSINESS ARISING FROM MINUTES

Follow-up Action List dated January 4, 2016

Planner Milne reported that most projects are moving forward. He indicated that
he will provide Trustees with a copy of the Follow-up Action List dated January 4,
2016.

Proposed Meeting with K'omoks First Nation

Planner Milne reported that a tentative date has been set for the meeting and
that he will provide further updates as availability of other attendees is confirmed.

Comox Valley Regional District (CVRD) Proposed Special Events Permit
Bylaw No. 395

Trustee Critchley noted that the CVRD proposed Special Events Permit Bylaw
No. 385 exempts Denman Island from the bylaw. He suggested that the lack of
regulation in this regard might be a cause for concern and questioned whether
the LTC might want to consider requesting staff to investigate event bylaws in
other areas or might consider the creation of a similar bylaw for Denman Island.

Trustees discussed the proposal with the following points noted:

e Lasqueti Island has chosen to restrict off-island advertising as an
approach to the concerns relating to special events;

o Denman Island’s proximity to a larger population might create concerns
requiring other considerations;

e legal advice has led the CVRD bylaw to focus on public safety, not
nuisance factors;

¢ the Denman Island Hall Committee has created security protocols that
are working well; and

e |earning how other islands are responding to this issue might be helpful.

DE-2016-001

It was MOVED and SECONDED,

That the Denman Island Local Trust Committee request staff to examine
the topic of Special Events bylaws and their frequency and nature on
other Gulf Islands.

CARRIED
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8. DELEGATIONS

8.1 Denman Community Land Trust Association regarding Agricultural Land
Commission Application

Susan-Marie Yoshihara read a presentation on behalf of the Denman Community
Land Trust Association (DCLTA), providing information on the background of
DCLTA’s request for exclusion from the Agriculture Land Reserve in order to
build eight units of affordable housing for Denman Island seniors. She submitted
the presentation for the record.

In response to a Trustee’s inquiry, Planner Milne commented that there will be an
opportunity for the LTC to provide a comment on the application which will likely
be on the agenda for the next LTC meeting.

9. CORRESPONDENCE

9.1 Email dated December 1, 2015 from Graham Brazier regarding Bylaw No.
207

Received.
10. APPLICATIONS AND REFERRALS

10.1 Pesticide Use Permit Application (Ministry of Environment, Ecosystems
Protection) - Response dated December 9, 2015

Received.

10.2 Memorandum dated January 7, 2016 re: Conducting a Public Hearing for
File No. DE-RZ-2015.1 (Pandesign)

Planner Milne explained that the required restrictive covenant will be ready for
review shortly and suggested March 15, 2016 as a possible date for community
review at a Public Hearing. He explained that the reasons for the delay included
legal review and development of language which has now reached consensus.

DE-2016-002

It was MOVED and SECONDED,

That the Denman Island Local Trust Committee proceed to a Public
Hearing for Bylaw Nos. 219 and 220 to be held prior to the regular
meeting of the Local Trust Committee to be held on March 15, 2016 and
that copies of the draft restrictive covenant for the “receiving” property be
available for public review.

CARRIED
11. LOCAL TRUST COMMITTEE PROJECTS
11.1 Marihuana for Medical Purposes Regulation
Denman Island DRAFT 4
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DRAFT

11.1.1 Staff Report dated November 9, 2015

Planner Milne advised that since the last meeting, staff have not received
any further input from the community on this topic.

Chair Morrison recognized members of the public who wished to speak
on this issue and the following points were noted:

e Theresa Wenner expressed her concerns for the record:

- that the April, 2014 staff report is not an appropriate document
to be used to frame this discussion as she feels that the tone
and language are misleading and there are inaccuracies;

- she requested removal of this issue from the Top Priorities;

e concern was expressed that the method of regulating by the
number of plants is not appropriate as the potential impact of
noise, light, and odor are not related to the number of plants; and

e opinions were expressed that the current bylaws provide adequate
protection through setback, height, and lot coverage regulations.

Planner Milne observed that Bylaw Enforcement has identified a concern
that current bylaws allow commercial horticulture as an accessory use on
virtually every property on Denman. He suggested this issue might be
reviewed within the context of the consideration of the production of
medical marihuana on Denman Island.

Trustees considered the approach to take on this matter and the following
points were noted:
A Trustee observed that:

e research has shown that other communities regulate by
number of plants;

e the current political situation might encourage an increase in
production resulting in impacts to small lot neighbours and
possible legal, non-conforming status for operators;

e regulation to protect small lot neighbours from potential
impacts is a time-sensitive matter;

o staff might be requested to investigate and report on what
other communities are doing on this issue.

Other LTC members noted that:

¢ commercial horticulture is of greater concern than what is
being grown;

e regulating by number of plants might negatively impact
growers who are required to base the production levels on the
number of patients and type of medical marihuana;

e there is time to consider the options as new permits for
medical marihuana operations are not being issued at this time
and current regulations would address large operations.
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12. REPORTS

DRAFT

DE-2016-003

It was MOVED and SECONDED,

That the Denman Island Local Trust Committee request staff to
investigate a report on the practices and policies of other municipal
jurisdictions in British Columbia in the regulation of marihuana growing in
residential areas.

During discussion, the following was noted:

e a Trustee inquired as to staff time that might be required to
produce such a report, the impact on other projects and a possible
timeline for producing the report;

e Planner Milne provided an indication of the process that might be
expected and estimated the time to complete such a report.

The question on the motion was then called,
DEFEATED
Trustee Busheikin Opposed
Chair Morrison Opposed

Email dated December 1, 2015 from Keith Porteous

Received.

12.1 Work Program Reports

12.1.1

Denman Island

Top Priorities Report dated January 4, 2016

Planner Milne presented the Top Priorities report. He noted that the
Marine Issues project has not been established as a budgetary item and
suggested that the LTC might give consideration to identifying a Marine
Issues budget. Possible expenditures, timing and process for budget
requests were discussed.

A Trustee indicated a desire to discuss possible changes to the Top

Priorities and Project Lists prior to continuation of the Marine Issues
budget discussion.
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DE-2016-004

It was MOVED and SECONDED,

That the Denman Island Local Trust Committee move from the Projects
List the item regarding the Farm Plan Implementation to the Top Priorities
List and add to it as an Activity “Include consideration of limiting
commercial agriculture and horticulture in high density small lot
neighbourhoods” and remove from the Top Priorities List Iltem 5 regarding
Medical Marihuana.

During Discussion the following was noted:

e A Trustee expressed concern regarding the length of time to
complete this initiative, in particular, the consideration of limiting
commercial agriculture and horticulture in high density small lot
neighbourhoods;

e A Trustee noted that if the Farm Plan is not given prioritization, a
review and update might be necessary prior to implementation;

e Planner Milne observed that the Farm Plan includes a specific set
of recommendations that would not be onerous to review and
implement; and that

e a consultation with the community on the added activity might be a
first step to consider in working on this Farm Plan Implementation
project.

The question on the motion was then called,
CARRIED

Projects List Report dated January 4, 2016

Trustee Busheikin suggested the inclusion of an additional Projects List
item for consideration.

DE-2016-005

It was MOVED and SECONDED,

that the Denman Island Local Trust Committee add to the Projects List
“‘Review effectiveness of Secondary Suites and Cottages Bylaw”.

Trustee Busheikin spoke to the motion, noting that:
e comments have been expressed that the Temporary Use Permit
(TUP) aspect of the regulation is a deterrent;
she noted that there have been no TUP applications; and
e she supports a review of the regulation at some point for LTC
evaluation of its effectiveness.

The question on the motion was then called,

CARRIED

DRAFT 7
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12.2

12.3

12.4

12.5

12.6

12.7

Denman Island

DRAFT

Applications Report dated January 4, 2016

Planner Milne summarized the Applications Report and advised that the report
has been produced with a new data base system and omitted fields will be
corrected.

Trustees observed that some applications have been on the report for a long
time and suggested that a report from Bylaw Enforcement on those applications
might be useful prior to a determination of next steps in those cases.

DE-2016-006

It was MOVED and SECONDED,

that the Denman Island Local Trust Committee request the Bylaw Enforcement
Manager to provide an update on Bylaw Enforcement on File Nos.

DE-DVP 2011.1, DE-SUP-2009.14, and on DE-DP-2006.2.

Trustee Critchley declared a potential conflict of interest due to his position as a
neighbour to one of the properties identified and abstained from voting.

CARRIED

Trustee and Local Expense Report dated December, 2015

Received.

Adopted Policies and Standing Resolutions

Trustees noted that the policies on the report are no longer required.
DE-2016-007

It was MOVED and SECONDED,

that the Denman Island Local Trust Committee request staff to remove the

references to enforcement policy on guest accommodation from the Policies and
Standing Resolutions report.

CARRIED

Local Trust Committee Webpage

Trustees requested that the Denman Island Secondary Suites & Cottages Guide
for Homeowners and Builders be added to the website.

Chair's Report

Chair Morrison commented that the Executive Committee is working to bring a
First Nations workshop to the Trust Council meeting in March.

Trustee Reports

Trustee Busheikin reported on the following:
e asite visit to the DCLTA seniors affordable housing project;

DRAFT 8
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13.

14.

15.

16.

17.

DRAFT

Trustee Office Hours in December;

distribution of the new brochure on cottages and suites to realtors and
others and a report on feedback;

attendance at a meeting of the Housing Sub-Committee for the Local
Planning Committee where a housing forum is being planned to share
information with a group representing a variety of communities; and
attendance at the Denman Island Residents Association meeting where it
was reported that the Guardians of Denman Shores are applying for a
grant for an education project relating to protection of the foreshore.

Trustee Critchley reported on the following:

attendance at the Trust Council held in Victoria;

attendance at the Marine Advisory Planning Commission’s initial meeting
to discuss the Beach Access and Vehicular Controls referral;

Trustee Office Hours; and

researching marihuana growing regulations in other jurisdictions.

12.8 Electoral Area Director's Report - none

12.9 Trust Fund Board Report - none

NEW BUSINESS - none

UPCOMING MEETINGS

14.1 Trustees confirmed that the next regular meeting is scheduled for
Tuesday, March 15, 2016 at 10:30 am at the Denman Seniors Centre, 1111
Northwest Road, Denman Island, BC.

A Public Hearing for Bylaw Nos. 219 and 220 is scheduled to be held prior to the
regular meeting of the Local Trust Committee on March 15, 2016.

TOWN HALL - none

CLOSED MEETING - none

ADJOURNMENT

By general consent the meeting was adjourned at 12:35 pm.

Susan Morrison, Chair

Certified Correct:

Vicky Bockman, Recorder

Denman Island
Local Trust Committee Minutes
January 12, 2016
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Print Date: March 3, 2016

Resolutions Without Meeting
Denman Island

Resolution # Resolution Desciption Resolution Date
2016-01 In Favour "THAT the Denman Island Local Trust Committee instruct staff to advertise for 18-Jan-2016
expressions of interest for the Marine Advisory Planning Commission (MAPC)

in order to fill the current vacancies."

2016-02 In Favour "THAT the Denman Island Local Trust Committee requests a revision to the 21-Jan-2016
draft 2016-17 budget to include $6,500 for Farm Plan Implementation and to
remove the prior request for $6,500 for Downtown Village Vision."

2016-03 In Favour "THAT the Denman Island Local Trust Committee request staff to prepare a 28-Jan-2016
letter for signature by the Chair to the Comox Valley Regional District,
attention Kris LaRose, indicating the support of the LTC for the South Sewer
Project with its outfall at Cape Lazo as currently proposed. The letter is to
include the points:

1) that Baynes Sound is within the Trust Area of the Islands Trust,

2) that Baynes Sound is a complex ecosystem of great significance for many
life-forms including migratory birds, salmon, herring, forage fish and shellfish,
3) that the ecosystem of Baynes Sound and its substantial shellfish
aquaculture industry are at risk of damage from the pollution of failing septic
systems in the vicinity,

4) that various cited provisions of the Trust Policy Statement and the Denman
Island Official Community Plan are supportive of the sewer project initiative."

2016-04 In Favour "THAT the Denman Island Local Trust Committee adopt Bylaw No.216 cited 28-Jan-2016
as "Denman Island Land Use Bylaw 186, Amendment No. 1, 2015"

2016-05 In Favour "That the Denman Island Local Trust Committee request staff to prepare a 05-Feb-2016
letter for signature by the Chair to the Chief and Council of the K"omoks First
Nation thanking them for hosting a meeting at the K"omoks Band Office on
Tuesday, February 2, 2016, and that the Chair of the Hornby Island Local
Trust Committee be asked to cosign the letter."

2016-06 In Favour "THAT the Denman Island Local Trust Committee request staff to prepare a 11-Feb-2016
letter, for the signature of the Chair, thanking Sarah Cavanagh for facilitating
the recent meeting with the K"omoks First Nation."

Page 1 of 21 3



Print Date: March 3, 2016

Resolutions Without Meeting

2016-07 In Favour "That the Denman Island Local Trust Committee authorize the expenditure of 26-Feb-2016
up to $140.00 from the Local Expense Budget for the purpose of advertising
in the 2016 Denman Island Telephone Directory."

Page 2 of 21 4



Print Date: March 3, 2016

Follow Up Action Report

Denman Island

20-Jan-2015
| No. JActivity . [Responsibility ____[TargetDate [Status __
1  that staff work on the Housekeeping Project as their time permits Rob Milne On Going
03-Mar-2015
| No. JActivity . |Responsibility _____[TargetDate |Status
1  Staff were directed to advertise for membership in a Board Of Variance Lisa Webster-Gibson On Going

appointed jointly with other local trust committees in the Northern Region.

27-Oct-2015
m Responsibility Target Date [Status
DE-2015-072 that the Denman Island Local Trust Committee submit Bylaw Becky McErlean Done
No. 212 to Executive Committee for approval. - done Rob Milne

DE-2015-073 that the Denman Island Local Trust Committee submit Bylaw
No. 212 to the Minister of Community, Sport and Cultural Development for
approval.- done

01-Dec-2015
m Responsibility Target Date _[Status
that the Denman Island Local Trust Committee direct the Chair to prepare a Rob Milne Done

letter to the Ministry of Transportation and Infrastructure and to the Comox
Valley Regional District expressing the concern of the Committee with regard
to completing the trail on the ferry hill and urging

action be taken.
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Print Date: March 3, 2016

Follow Up Action Report

1 that the Denman Island Local Trust Committee receive the Coastal Douglas Rob Milne On Going
Fir Conservation Strategy and defer consideration of becoming a signatory
to the Collaboration Statement until we have reviewed a copy of the same.

12-Jan-2016
| No. JActiviy . [Responsibility Target Date [Status
1  staff requested to examine the topic of Special Events bylaws and their Rob Milne On Going

frequency and nature on other Gulf Islands.

1 That the Denman Island Local Trust Committee proceed to a Public Hearing Becky McErlean On Going
for Bylaw Nos. 219 and 220 to be held prior to the regular Rob Milne
meeting of the Local Trust Committee to be held on March 15, 2016 and that
copies of the draft restrictive covenant for the receiving property be available
for public review.

1 That the Denman Island Local Trust Committee move from the Projects List Rob Milne Done
the item regarding the Farm Plan Implementation to the Top Priorities List
and add to it as an Activity Include consideration of limiting commercial
agriculture and horticulture in high density small lot neighbourhoods and
remove from the Top Priorities List Iltem 5 regarding Medical Marihuana.

1  that the Denman Island Local Trust Committee add to the Projects List Rob Milne Done
Review effectiveness of Secondary Suites and Cottages Bylaw.

Page 2 of 31 6



Print Date: March 3, 2016

Follow Up Action Report

1 The Denman Island Local Trust Committee requests the Bylaw Enforcement Miles Drew On Going
Manager to provide an update on Bylaw Enforcement on File Nos. DE-DVP
2011.1, DE-SUP-2009.14, and on DE-DP-2006.2.

1 The Denman Island Local Trust Committee requests staff to remove the Becky McErlean Done

references to enforcement policy on guest accommodation from the Policies Rob Milne
and Standing Resolutions report.

28-Feb-2016
IIE! Responsibility Target Date _[Status
Susan Morrison Done
THAT the Denman Island Local Trust Committee request staff to prepare a Ann Kjerulf

letter for signature by the Chair to the Comox Valley Regional District,
attention Kris LaRose, indicating the support of the LTC for the South Sewer
Project with its outfall at Cape Lazo as currently proposed.

Page 3 of 31 7



Memorandum

700 North Road Gabriola Island BC VOX 1X3
Telephone (250) 247.2203 FAX: (250) 247.7514
Toll Free via Enquiry BC in Vancouver 660-2421. Elsewhere in BC 1.800.663.7867

northinfo@islandstrust.bc.ca  www.islandstrust.bc.ca

Date: March 2, 2016 File No.: 5450-30

To: Hornby Island Local Trust Committee
For meeting of March 15, 2016

From: Rob Milne, Island Planner

Re: Coastal Douglas-Fir and Associated Ecosystems Conservation Partnership (CDFCP)

At the December 1, 2015 meeting of the Denman Island Local Trust Committee the following motion was
adopted:

That the Denman Island Local Trust Committee receive the Conservation Strategy and defer
consideration of becoming a signatory to the Statement of Collaboration until we have reviewed
a copy of the same.

A copy of the Statement of Collaboration was not provided along with the briefing materials received from the
Trust Fund Board which were reviewed at the December 1% meeting. A copy of the Statement is attached to
this memo.

| https://meetings.islandstrust.bc.ca/lps/Reports/Visitor Accommodation memorandum March 2015.docx
Memorandum Islands Trust Page 1 of 1
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Denman Island Marine Advisory Planning Commission Report, Feb. 11/16

Re: Denman Is. Local Trust Committee Referral DE-2015-094, Beach Access & Vehicular Controls

“that the Denman Is. LTC direct the Marine Advisory Planning Commission to investigate and report on the
possibilities for improving existing beach accesses to reduce the impact of Bylaw No. 207 on shellfish growers
such to include: 1) the identification of growers who use vehicles on the beach and 2) the physical suitability
of existing access points to provide access to those growers.”

Summary of Beach Access Assessment:

Public beach rights-of-way (ROW) on the west side of Denman Island were located using the Denman Island OCP
Bylaw 185, Schedule F, Beach Rights-of-Way map provided to the MAPC and an old Emergency Services map
that identified the street/driveway numbers that corresponded with lot numbers at the ROW notations.

We set out on foot to walk the ROW using property survey pins, where available. We also referred to the Advisory
Transportaion Committee Report (ATC Report), Jan.13, 1998 which had been provided by Planner Milne.

Notations: We assessed each beach ROW for suitability to be developed as a foot access and road access and have
notated each using these abbreviations:

SFA — suitable for foot access NSFA — not suitable for foot access
SRA — suitable for road access NSRA — not suitable for road access

1. Reginald Road: SFA (already exists), NSRA
See ATC Report, 1998- “an easy and well used existing access. Path from cul-de-sac down to the
water's edge” Old growth forest on ROW - recommend remaining a footpath.
2. Repulse Point: NSFA, NSRA
See ATC Report, 1998 — “. . . not useable as a beach access. (it fronts a cliff which is badly eroded) ”
3. Dusty Road: SFA (already exists), NSRA
This access already provides a footpath to the beach. However, the ROW goes through fish bearing
stream habitat of Valens Brook at the ditch entry point (this may be part of the RAR) and for this
reason it isn’t suitable for development of a road access.
4. Hinton Road: SFA (already exists), SRA (already exists)
Existing road provides both foot and vehicle access to the beach.
5. Plett Road: NSFA, NSRA
ROW runs through wetland and there is a very steep, unstable bank at the bottom just above the beach.
6. Tanner Road: NSFA, NSRA
See ATC Report, 1998 — “the area contains a wetland and what appears to be several old growth trees
(very natural, very beautiful) . . . Recommendations: designate as a conservation area”
7. Largo Road: SFA, NSRA
Footpath may be viable. The Beach ROW parallels the existing driveway (shared by two properties)
which appears to be partially on the ROW. Development of this access would be redundant as growers
have permission and do use the existing driveway. Also, there are many old growth trees (cedar, fir and
balsam) that may need to be removed if it were developed.
8. McFarlane Road: NSFA, NSRA
Flat terrain for approx. 10 metres, then sheer cliff to beach.
9. Lacon Road South: NSFA, NSRA
Sheer cliff to beach at entry of ROW.
10. Undesignated Beach ROW: SFA (already exists), NSRA




11.

12.
13.

14,

15.

16.

17.

18.

19.

20.

21.

Existing footpath on west side of Lacon Rd. Path entry approx. 1 metre south of mailboxes, between
Hydro Poles #44 & #45, north of ‘Taj Mahal’/blue bicycle. Referred to as the ‘garden pull-out’ by
locals.

Lacon Road North: NSFA, NSRA

Approx. 5 — 10 metres from entry of ROW there is a sheer cliff drop to the beach.

Millard Road: SFA (already exists), SRA (already exists)

Glen Ghorm Road: NSFA, NSRA

Thick brush, mature trees, old creek bed, long steep access goes through benches until it reaches a
steep, cliff drop to the beach. ATC Report, 1998 — . . . it reaches the cliff where the grade is steep (60
degrees).”

Eastcliffe Road: NSFA, NSRA

An old, gently sloping skidder road with light brush and trees until it nears the beach where it becomes
thickly brushed, with a steep cliff to the beach.

Westcliffe Road: NSFA, NSRA

Possible encroachment from private driveways, light brush and mature trees with gentle slope, until
nearing beach where it becomes a steep cliff.

Dixon Road: SFA (already exists but needs improvement @ beach), NSRA

Starts at the bend in Tronson Rd. Existing, well maintained trail (10 min. walk) on easy slope. When it
nears the beach it turns into a deer trail and heads north fronting private property to traverse the steep
bank to the beach. This footpath needs possible reconfiguring to avoid private property at the beach
and improvement to make it more useable and safe. See ATC Report, 1998, #11.

Dustin Road: SFA (already exists but needs improvement), NSRA

Possible encroachment by private driveway, deer trails, follows old split_rail fence, wetlands, then
heavy brush, making it impossible to access beach unless you trespass. This footpath needs possible
reconfiguring to avoid private property and improvement to make it more useable and safe. See ATC
Report, 1998, #12 — description + . . . this access should be compared with that described in #11
[Tronson/Dixon Road] to determine which might prove the best neighbourhood access as they are
quite close to one another.”

Kelsey Road: NSFA, NSRA

Entry at the end of existing MOTI maintained road, wall of blackberry vines, seasonal creek on north
side of hydro poles, was cleared at one time (Hydro/Telus?) but becomes too steep for foot or road
access near the beach.

Denman Road West: SFA (already exists), NSRA

The entry to this access is at the road/ferry parking lot on north side of Denman Terminal, fronts the
upland properties in that area. There is an existing muddy footpath which connects to Kirk Road
access. There is a steep bank on the upland side of the ROW with possible erosion issues if developed.
The ROW is short, and development for a road access would not result in a significant gain from the
already existing access at the ferry terminal.

Kirk Road: NSFA, NSRA

Good footpath for approx. 20-30 metres then a very steep drop-off to the beach.

Piercy Road: SFA (already exists), NSRA

Grade looks like it could possibly be developed as a road, traversing the full width of the ROW, but

would necessitate cutting into the bank creating possible erosion issues and would likely be costly.
Also, this is a large piece of waterfront property (as wide as two lots in the subdivision) and a
roadway may not be the best use. We recommend that it be designated for
neighbourhood/community/public use. The 1998 ATC Report also suggested this. As well, we note,
there was strong resident opposition in the last few years to proposed development as a seniors
housing project.

22



22.

23.

24.

25.

Scott Road: SFA (already exists), SRA (already exists)

Already developed as a road to beach with a partial footpath that follows a small seasonal creek/run-
off, which could be improved.

McNabb Road: NSFA, NSRA

Flat road and footpath from Nixon Road until you reach a cliff edge with sheer drop of approx. 60-80
feet. Access from Northwest Road would necessitate clearing of brush & forest with a bridge over a
seasonal creek and ultimately leads to the same cliff drop to the beach.

Dunn Road: NSFA, NSRA

From Northwest Road there is a drop of approx. 15 feet to a plateau with a level footpath for approx.
75 metres where you reach a steep drop-off to the beach. There is a trail with a rope to aide people on
foot to navigate the steep drop-off to beach.

Lance Road: SFA (already exists), NSRA

ROW approx. 33 feet wide. Existing footpath developed but too steep for a road access.
26. Kodak Road: NSFA, NSRA
Heavy brush and forest from road. Steep cliff drop-off to beach.
27. Whitney Road: NSFA, NSRA
Rise from road leading to a steep cliff drop-off.
28. Gladstone Road: SFA (already exists), NSRA
See ATC Report, 1998. Additional to this assessment, we found the drop-off to the beach is steep.
However, it is doable by foot and there is an existing footpath which could be improved.
29. Runkle Road: NSFA, NSRA
See ATC Report, 1998 — Komas Ranch. Danes Creek appears to cross public access with vigorous
flow, than through thick brush and forest to steep cliff drop-off to beach.

Survey of Shellfish Tenure Owners Re: Driving on the Beach:

Each tenure owner on the west side of Denman was contacted either by phone and/or email, using the list provided
by Shelley Jepps, DFO. They were each asked the question: Do you use a vehicle on the beach?

Total growers contacted:
Total growers that responded:
YES - they drive on the beach

YES - with additional info

NO - don’t drive on beach
No longer have tenure
No answer, no msg syst. 3

No response
(left a msg & call back #, still
No response)

Phone message ‘out of service’

Conclusion:

35
22
6 (5 of these said they had boats)

2 (1 commented, “only rarely” and 1 commented “Once or twice a year only &
we have a boat”)

13 (all commented they have a boat)

1
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Our investigation of the Beach ROW’s found over all, those that aren’t already developed are unsuitable to be
developed for foot or road access. There are a couple of exceptions:
1. Largo Road [#7] could be developed as a footpath.
2. Piercy Road [#21] could be developed as a road access but, for the reasons we cited, we don’t
recommend it.

There are four existing footpaths (Scott Road [#22], Gladstone Road [#28], Dixon Road [#16] and Dustin Road
[17]) that could be improved for ease of use and safety. The Advisory Transportation Committee Report, 1998
suggests that the Dixon and Dustin Road accesses are close enough together that both might not be necessary and
they could be compared to determine which would be the best option for improvement. We also note that there is an
undesignated footpath [#9] to the beach which locals refer to as the ‘garden pull-out’.

We spoke with the Emcon road foreman re: location of some of the beach ROWSs. He mentioned that the cost for
MOTI to develop a road is approx. $1,000 per metre.

Shelley Jepps of DFO provided us with a list of thirty-five licence holders on the west side of Denman Is. from
Henry Bay to Chrome Island. We contacted all thirty-five by email and/or phone to ask the question: Do you use a
vehicle to access your tenure? Twenty-two of the thirty-five responded.

Of the twenty-two respondents, there were a total of eight that confirmed they used a vehicle to access their tenures.
Seven of these eight volunteered the information that they owned a boat and another one commented that it was
“rare” that they used a vehicle.

Of the thirteen that didn’t respond, five had phone numbers that were ‘out of service’ and five were left a detailed
message and contact info to return the call, but didn’t. The remaining three didn’t answer the call and there was no
message system to leave a message. Of the three ‘no answers’, two of these had email contacts and were also
emailed, but didn’t respond to the email.
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From: Simon Palmer [
Date: January 13, 2016 at 9:48:04 PM PST

To: Laura Busheikin <lbusheikin@islandstrust.bc.ca>, DCritchley@islandstrust.bc.ca
Ce: I
Subject: Fwd: Affordable Housing Land, the OCP & Islands Trust

Laura, David,

It is very clear from the forwarded email that the burden on time/cost is significant on the
applicant, with no indication of approval realizable until after the process has been undertaken.
Surely, if the island needs affordable housing of any/all kinds, which I believe all agree it does,
then the LTC v applicant positions need to be reversed?

In other words LTC letting it be known that if the applicant satisfies certain criteria then the
project will be approved.

May I gently suggest, time to lead on this?

| am told that Hornby's ISLA only happened because a Trustee over there made it her goal to see
it happen.

Over to you, literally.

Simon
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Denman Housing Association
3720 East Road, Denman Island, B.C. VOR 1T0
SimonPalmer3720@gmail.com 250 335 2559

Mr Rob Milne,
Denman Island Planner,
Islands Trust January 8 2016

Rob,

Further my letter of January 4 and our conversation yesterday regarding the above & our request for
clarification as to whether density transfers for the purpose of acquiring land for affordable housing are
permitted under the OCP.

Would | be correct in understanding from you that while such transfers are not precluded by the OCP, neither
are they specifically permitted, in other words the matter is simply not addressed?

As may be seen in Policy 11 of Section E.1 of the “Housing Policies” of the OCP below the OCP does give
favourable consideration to affordable housing notwithstanding the density cap. What is not clear from this
policy is whether the intent of this policy anticipates an increase in residential densities to compensate a
property owner who is donating land to a society for the purposes of developing affordable housing, which
would represent an increase in density not otherwise supported by the OCP. As we had discussed the answer
to this question will likely depend upon the level of community support or opposition to this approach.

Policy 11 The overall residential density on Denman Island should generally not increase beyond that
permitted by existing zoning on the date this Plan was adopted except that an increase of
approximately 5 percent may be permitted to accommodate zoning amendments for special needs
and affordable housing, secondary dwelling units approved by the Denman lIsland Local Trust
Committee under a Temporary Use Permit and site-specific zoning amendment applications under
Policy 29 of this Section.

In which case do | recall correctly that you recommended we perform our due diligence on the project, present
it to the community, ensure we have answers to the inevitable & reasonable questions and then approach the
Local Trust Committee to obtain the rezoning, density transfers etc as needed & described in my letter of
January 47?

I am of the opinion that when considering a project that involves significant costs and regulatory processes it is
always prudent to confirm the physical capability of the subject property to support the development in question
prior to the significant expenditure of funds and other resources. In this particular case the ability of the lands
to support on-site waste disposal and the availability of potable water are critical issues. It should also be
noted that the lands proposed to “up-zoned” as part of the exchange would also have to be capable of
supporting the anticipated level of density.

For the record you kindly defined 'due diligence’ in this regard as:

- land survey of both the proposed affordable housing property and that receiving the compensatory densities
- proving water in accordance with VIHA requirements

- proving septic treatment soil suitability to VIHA standards

- preparing a site plan for the 20 unit development on the 10 acre parcel

- showing that RAR will be met minding there are wetlands on the property

- providing for road access per regulations based on the development definition

- estimating the cost of hydro to the development

- costing construction & associated infrastructure and identifying sources of financing for the whole

- providing a cashflow projection showing the ongoing viability of the project

| believe that list captures the significant issues that will have to be considered. | would note that a draft survey
plan, which does not involve setting pins, would be adequate for the initial review. As for the cashflow
projection, this is a useful tool for the proponents but not one which is required by the LTC.

| would note that most of these items would be considered necessary to form a “complete” application to the
Islands Trust. | would also point out that having this this information available to present to the public at a
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DCLTA sponsored open house prior to making an application would be most useful to the DCLTA in
determining the level of community support/concerns regarding the project.

I would be most grateful for your confirmation or otherwise correction of the above before our Association
considers its next best move.

Regards

Simon Palmer
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From: Biss, Barb FLNR:EX [mailto:Barb.Biss@gov.bc.ca]
Sent: Wednesday, January 27, 2016 11:58 AM

To: BCA Vancouver Island Assessment Region BCA:EX
Cc: Rob Milne

Subject: 1414342 letter of Delivery

Please see attached.

Barbara Biss

Land Officer

Ministry of Forests, Lands and Natural Resource Operations
142 — 2080 Labieux Rd

Nanaimo BC V9T 6J9

Phone No. 250-751-7256

Fax No.  250-751-7224

Email. Barb.biss@gov.bc.ca
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Northern Office
700 North Road, Gabriola Island, BC VOR 1X3
Telephone 250 247-2063 Fax 250 247-7514

Toll Free via Enquiry BC in Vancouver 660-2421. Elsewhere in BC 1.800.663.7867
Email northinfo@islandstrust.bc.ca

Web www.islandstrust.bc.ca

January 29, 2016 File No. 3030-02

Via email; klarose@comoxvalleyrd.ca

Comox Valley Regional District
600 Comox Road
Courtenay, BC VIN 3P6

Attention: Kris La Rose, Project Manager
Dear Mr. La Rose:
Re: CVRD South Region Liquid Waste Management Plan

The Denman Island Local Trust Committee is writing to express support for the CVRD South
Regional Liquid Waste Management Plan (LWMP) and proposed outfall at Cape Lazo.

The Islands Trust is a regional government established by the province in 1974 to “preserve and
protect the Trust Area and its unique amenities and environment for the benefit of the residents of
the Trust Area”.

The Denman Island Local Trust Committee (LTC) is responsible for land use decisions with the
Local Trust Area, which includes Denman Island and surrounding marine waters of Baynes
Sound. Baynes Sound is a complex ecosystem of great significance for many life-forms including
migratory birds, salmon, herring, forage fish and shellfish. The ecosystem of Baynes Sound and
its substantial shellfish aquaculture industry are at risk of damage from the pollution of failing
septic systems in the vicinity. The South Region seeks to address this pollution by replacing
failing septic systems through a major sewer initiative.

Various provisions of the Islands Trust Policy Statement and the Denman Island Official
Community Plan are supportive of the sewer project initiative.

The Trust Policy Statement directs:

e That marine areas be protected; and
e That local trust committees in their official community plans and regulatory bylaws,
address the protection of sensitive coastal areas

The Denman Island Official Community Plan includes the following objectives:

e To protect the foreshore, coastal waters and native marine life and to retain
sufficient natural habitat to ensure the preservation of native species;

Bowen Denman Hornby Gabriola Gambier Lasqueti Mayne North Pender Salt Spring Saturna South Pender Thetis

R:\LTC\Northern Denman\Correspondence - Denman\2016\01 DE-LTC-LTR-2016-01-29 To CVRD.Doc

31


mailto:klarose@comoxyalleyrd.ca

Page 2

To ensure maximum protection of foreshore areas, estuaries, surrounding waters,
and native life forms, including bird and animal life, against loss or damage caused
by human intrusion;

To minimise pollution from human use of the foreshore, estuaries, surrounding
waters and adjacent upland, and to maintain the purity of coastal waters;

To protect undisturbed areas on the foreshore and the surrounding waters, to
preserve areas where the herring spawn annually, and to protect, and where
necessary, restore important sea duck foraging areas (for example, eelgrass
beds).

The Denman Island LTC supports the South Region LWMP and proposed outfall at Cape Lazo
and are confident that implementation of the LWMP will contribute positively to the Trust Area and
to the ecology of Baynes Sound.

Best Regards,

Susan Morrison, Chair
Denman Island Local Trust Committee

CC:

Laura Busheikin, Denman Island Trustee [busheikin@islandstrust.bc.ca

David Critchley, Denman Island Trustee dcritchley@islandstrust.bc.ca

Lisa Gordon, Director, Islands Trust, Trust Area Services Igordon@islandstrust.bc.ca
Bruce Jolliffe, Director, CVRD Electoral Area A bjolliffe@comoxvalleyrd.ca
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PROPOSED

DENMAN ISLAND LOCAL TRUST COMMITTEE

BYLAW NO. 219

kkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkhkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkk

A BYLAW TO AMEND DENMAN ISLAND OFFICIAL COMMUNITY PLAN, 2008

kkkkkkkkkkkkkkkkkkkkkkkkkkkkkkhkkkkkkkkkkhkkkkhkkkkkhkkkkhkkkkhkkkkhkkkkhkkkkkkkkkkkhkkkkkkkkhkkkkkkkkhkkkkhkkkhkkkkkkkkkk

The Denman Island Local Trust Committee, being the Trust Committee having jurisdiction in
respect of the Denman Island Local Trust Committee Area under the Islands Trust Act, enacts as
follows:

1. That Denman Island Local Trust Committee Bylaw No. 185 cited as “Denman Island Official
Community Plan, 2008” is altered as shown on Schedule “A” of this amending bylaw.

2. This Bylaw may be cited as "Denman Island Official Community Plan, 2008, Amendment
No. 2, 2015”.
READ A FIRST TIME THIS 28th DAY OF May , 2015
PUBLIC HEARING HELD THIS 21st DAY OF July , 2015
READ A SECOND TIME THIS st DAY OF , 2015
READ A THIRD TIME THIS st DAY OF , 2015
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS
th DAY OF , 2015
APPROVED BY THE MINISTER OF COMMUNITY AND RURAL DEVELOPMENT THIS
th DAY OF , 2015
ADOPTED THIS th DAY OF , 2015
SECRETARY CHAIRPERSON
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DENMAN ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 219

Schedule A

Denman Island Local Trust Committee Bylaw No. 185, cited as “Denman Island Official Community
Plan, 2008” is amended as follows:

1. Schedule C [Land Use Designations] is amended by changing the land use
designations as follows:

a) On portions of land legally described as LOT 17, SECTION 6, DENMAN ISLAND,
NANAIMO DISTRICT, PLAN 6404 the land use designation is changed:
from “Residential” to “Conservation/Recreation”;
as shown on Appendix No. 1 attached to and forming part of this bylaw.
b) On portions of land legally described as LOT A, SECTION 12, DENMAN ISLAND,
NANAIMO DISTRICT, PLAN VIP88949 the land use designation is changed:
from a split “Sustainable Resources” and “Rural” designation to “Rural’;
as shown on Appendix No. 2 attached to and forming part of this bylaw.
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DENMAN ISLAND LOCAL TRUST COMMITTEE

BYLAW NO. 219

Appendix No. 1
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DENMAN ISLAND LOCAL TRUST COMMITTEE

BYLAW NO. 219

Appendix No. 2
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PROPOSED

DENMAN ISLAND LOCAL TRUST COMMITTEE

BYLAW NO. 220

kkkkkkkkkkkkkkkkkkkhkkkkkkkkkkkkkkhkkhkkkkkkkkkkkkkkhkkkkkkkkkkkhkkhkkhkkkkkkkkkkkkhkkhkkkkkkkkkkkhkkhkkhkkkkkkkkkkkkkkkkx

A BYLAW TO AMEND DENMAN ISLAND LAND USE BYLAW, 2008

kkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkhkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkkk

The Denman Island Local Trust Committee, being the Trust Committee having jurisdiction in respect
of the Denman Island Local Trust Committee Area under the Islands Trust Act, enacts as follows:

1. That Denman Island Local Trust Committee Bylaw No. 186 cited as “Denman Island Land Use
Bylaw, 2008” is altered as shown on Schedule “A” of this amending bylaw.

2. This Bylaw may be cited as "Denman Island Land Use Bylaw, 2008, Amendment No. 3, 2015”".

READ A FIRST TIME THIS 26th DAY OF MAY , 2015
READ A SECOND TIME THIS 21st DAY OF JULY , 2015
PUBLIC HEARING HELD THIS DAY OF , 201X
READ A THIRD TIME THIS DAY OF : 201X
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS

DAY OF , 201X
ADOPTED THIS DAY OF , 201X

SECRETARY CHAIRPERSON
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DENMAN ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 220

Schedule A

Denman Island Local Trust Committee Bylaw No. 186, cited as “Denman Island Land Use Bylaw,
2008” is amended as follows:

1. Schedule “B” [zoning map] is amended by changing the zoning classifications as
follows:

a) On portions of land legally described as LOT 17, SECTION 6, DENMAN
ISLAND, NANAIMO DISTRICT, PLAN 6404 the zoning classification is
changed:

from Residential (R-1) to Conservation (CN);
as shown on Appendix No. 1 attached to and forming part of this bylaw.
b) On portions of land legally described as LOT A, SECTION 12, DENMAN

ISLAND, NANAIMO DISTRICT, PLAN VIP88949 the zoning classification is
changed:

from a split zoning of Rural Residential (R2) and Forestry (F) to Rural
Residential (R2);

as shown on Appendix No. 2 attached to and forming part of this bylaw.
c) On portions of land legally described as SOUTH EAST 1/4 OF SECTION 12,
DENMAN ISLAND, NANAIMO DISTRICT, EXCEPT PART IN PLANS 15079,

19060, VIP60280, VIP79163 AND VIP88949 the zoning classification is
changed from:

Forestry (F) to Agriculture (A)
as shown on Appendix No. 2 attached to and forming part of this bylaw.
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DENMAN ISLAND LOCAL TRUST COMMITTEE

BYLAW NO. 220

Appendix No. 1

39



DENMAN ISLAND LOCAL TRUST COMMITTEE

BYLAW NO. 220

Appendix No. 2
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STAFF REPORT

Date: January 25, 2016 File No.: DE-ALR-2015.1

To: Denman Island Local Trust Committee
(for meeting being held on March 15, 2016)

From: Rob Milne, Island Planner

CC: Ann Kjerulf, Regional Planning Manager

Re: Application for Exclusion of Land from the Agricultural Land Reserve for
Parcel M (DD 6601N) of Section 18, Denman Island, Nanaimo District, except
that part in Plan 24807 - PID 009-708-537

Owner: Beverley Gail Severn
Applicant: Denman Community Land Trust Association
Location: 3730 Denman Road, Denman Island, BC

THE PROPOSAL.:

The owners of the subject property are applying to exclude their land from the Agricultural Land
Reserve (ALR). The Agricultural Land Commission Act states that the local government must
receive the application on behalf of the Agricultural Land Commission (ALC) and that the
application may not proceed to the Commission unless authorized by resolution of the Local
Trust Committee.

The owner wishes to exclude the land so as to facilitate the development of eight units of
affordable housing for Denman residents over 65 years of age.

SITE CONTEXT:

The parcel is located at 3730 Denman Road, and is 1.62 hectares (4.0 acres) in size. The
property is currently used for residential purposes and supports a home based pottery business.
No agricultural improvements have been made to the property.

As may be seen on the subject property location map (Figure 1) the subject property is set
behind properties fronting onto Denman Road and is located in close proximity to the village
area. The property is accessed by means of a 6.0 metre (20.0 feet) wide easement registered
on an adjacent property which fronts onto Denman Road. Photographs of the site provided by
the applicant may be found in the copy of the application attached to this report (see Attachment
1). The orthophoto following the property location map (Photo 1) provides additional information
regarding the site context.

The property is bounded on its north and east sides by a large parcel of agricultural land which
is within the ALR and supports a residence as well as sheep and bee keeping activities. The
uses on the adjacent properties fronting onto Denman Road to the south include a guest house
and restaurant, and a mix of commercial and residential uses. The large adjacent parcel on the
west is the site of an elementary school.

Islands Trust Staff Report Page 1
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Staff Report

Figure 1

Photo 1

ISLANDS TRUST

STAFF REPORT

PAGE 2
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Staff Report

CURRENT PLANNING STATUS OF THE LANDS:

Policy Statement

Relevant Islands Trust Policy Statement policies include:

4.1 — Agricultural Land

4.1.4 Local trust committees shall, in their official community plans and regulatory bylaws,
address the identification and preservation of agricultural land for current and future use.

4.1.5 Local trust committees shall, in their community plans and regulatory bylaws, address the
preservation, protection and encouragement of farming, the sustainability of farming, and the
relationship of farming to other land uses.

4.1.8 Local trust committees have, in their official community plans and regulatory bylaws,
address land uses and activities that support the economic viability of farms without
compromising the agriculture capability of agricultural land.

5.8 — Health and Well-being

5.8.6 Local trust committees and island municipalities shall, in their official community plans and
regulatory bylaws, address their community’s current and projected housing requirements and
the long-term needs for educational, institutional, community and health-related facilities and
services, as well as the cultural and recreational facilities and services.

Official Community Plan (OCP) Bylaw No. 185:

The Denman Island OCP designates the property as Sustainable Resource. The following OCP
policy is considered applicable to this application.

Resource — Policies

Policy 6 The Local Trust Committee should only support an application for non-farm use or
exclusion of land from the Agricultural Land Reserve if the proposed non-farm use or exclusion
provides for an essential community service or amenity which cannot reasonably be located on
land outside of the Agricultural Land Reserve and for which the community need clearly
outweighs the loss to agriculture.

Land Use/Zoning Bylaw No. 186:

This property is zoned A — Agriculture. The zone specific regulations allow for a variety of uses
including residential, Agriculture (including intensive agriculture), horticulture, forestry and park
use. The minimum permitted lot area is 15.0 ha.

STAFF COMMENTS:

The subject property is currently used for residential purposes. The owner of the property is
sponsoring the application to exclude the property from the Agricultural Land Reserve (ALR) on
behalf of the Denman Community Land Trust Association. It is proposed to subdivide the
subject property into two parcels should the exclusion application be successful. The Denman
Island Land Use Bylaw does not currently support the proposed subdivision parcel sizes.

The development of affordable housing for seniors housing on the subject property will involve a
number of steps which can broadly be characterized as exclusion from the ALR, rezoning of the
subdivision to allow for the proposed use and the subdivision of the subject property into two
separate fee simple parcels. These steps will involve a number of regulatory agencies and the

ISLANDS TRUST STAFF REPORT PAGE 3
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Staff Report

success of the proposal will depend upon the ability of the subject property to meet the
Vancouver Island Health Authority (VIHA) standards for subdivision.

Although subdivision would be the last step in the process, prior to beginning the physical
construction of the housing project, standard best management practices would indicate that
confirmation of the physical capability of the subject property to meet that subdivision standard
should be the first step in the development process, especially when dealing with an unserviced
rural property. A review of those subdivision standards (Attachment 2) and a discussion with a
health inspector, as well as an onsite inspection (indicating high groundwater levels within the
observation holes excavated on the property), indicates that meeting that standard may be
challenging. In addition, the ability of the site to support a higher level of density than a single
family dwelling, on which the standard is based, remains unknown.

Staff shared with the DCLTA the assessment of the implications of site conditions in the context
of those regulations, as well as their telephone discussion with the health inspector who
confirmed the need to meet the current subdivision standards. Staff suggested that the DCLTA
might wish to put this application for ALR exclusion on hold until the site capability had been
fully assessed but were advised that the DCLTA wished to proceed with the application.

ANALYSIS:

From a land use perspective, the subject property is well located for seniors housing given its
close proximity to the local services and retail opportunities available in the village area. The site
offers easy access to the cross-island trail and the Denman West ferry terminal. The location
and size of the property also provides for a high degree of quiet and privacy, and the opportunity
for onsite outdoor activities. Central to this application, though, is the matter of the existing or
potential agricultural capability of the subject property.

As noted, there is no current agricultural activity on the property. Given the property’s size and
location it seems unlikely that this might occur in the future. The applicants have provided a Soil
and Agricultural Capability Assessment report in support of their application for exclusion
(Attachment 3). The assessment finds that the soils on the property are almost evenly divided
between Class 5P soils on the north half and Class 3A soils on the southern side. The report
concludes:

Approximately half of the soils on the subject property are not suited to arable
agriculture due mainly to stoniness and the remaining soils have moderate
restrictions for agriculture due to a low water holding capacity.

The map accompanying the report shows that the bulk of the better Class 3A sails lie within the
area upon which the housing units and associated parking areas are proposed to be located.
The conclusion of the report supports staff's view that future agricultural use of the property is
highly unlikely due to the combination of the property’s soil conditions, size and location.

It should also be noted that in view of the ALC’s “no net loss” approach with respect to reserve
lands, the applicants have provided in their application a reference to recently approved ALC
application No. 5403 which involved the addition of a four hectare parcel of land to the ALR.
This inclusion more than offsets the requested 2.0 hectare exclusion from the ALR of the lands
which are the subject of this application.

In view of the foregoing it is the view of staff that this application is in compliance with the
direction with Policy 6 of the OCP and the application should be forwarded to the ALC with a
resolution of support.

Pursuant to Section 30(4) of the Agricultural Land Commission Act, this application cannot
proceed to the ALC unless there is a resolution by the LTC to forward it. The options available
to the LTC are as follows:

ISLANDS TRUST STAFF REPORT PAGE 4
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Staff Report

1. Declining to forward the application to the ALC
2. Forwarding the application to the ALC with no comment from the LTC,;
3. Forwarding the application to the ALC with the comment that the LTC supports the
exclusion of the subject property from the ALR.
4. Denying the application.
RECOMMENDATION:
It is the recommendation of staff:
1. That the Denman Island Local Trust Committee support application DE-ALR-2015.1
(Denman Community Land Trust Association on behalf of Beverley Severn) to exclude
Parcel M (DD 6601N) of Section 18, Denman Island, Nanaimo District, except that part
in Plan 24807 (3730 Denman Road) from the Agricultural Land Reserve.
2. That the Denman Island Local Trust Committee direct staff to forward application DE-

ALR-2015.1 to the Agricultural Land Commission including a copy of the Committee’s
resolution of support.

Prepared and Submitted by:

January 26, 2016

Rob Milne, RPP, MCIP Date
Island Planner

Concurred in by:

Ann Klerulf January 28, 2016

Ann Kjerulf, RPP, MCIP, Date

Regional Planning Manager

Attachment 1- Application
Attachment 2- VIHA Subdivisions Standards Excerpt
Attachment 3- Soil and Agricultural Capability Assessment report
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Table “B"

D. 2 Minimum Lot Size and Discharge Areas for Properties Serviced by Private
(Individual Well) Water Supplies

Slope Within
Discharge Area
(%)

Minimum
Native Mineral
Soil Depth
Metres
(inches)

Minimum Lot
Size

Minimum Discharge Area Based On

Percolation Rate and

field length

1363 litres Estimated daily flow

Sands-Gravels

1 -5 Min/Inch

Loams

6 — 15 Min/Inch

Silts

16 -30
Min/Inch

Up to 15%

9 m.
(36")

1 ha
(2.5 acres)

.61 m.
(24")

1.5 ha
(3.75 acres)

.46 m.
(18")

2 ha
(5 acres)

15 to 30%

1.2 m.
(48")

1 ha
(2.5 acre)

9 m.
(36")

2.0 ha
(5 acres)

535 m?
5700 ft2
400'/120m
field length

715 m?
7700 ft2
600’/180m
field length

890 m?
9680 ft:
800'/240m
field length



rmilne
Highlight


VIHA Subdivision Standards - Example Plot Plan

Discharge Area Setback Distances Additional Area for Down Slope Breakout Concern

e Min 3 m from a parcel
boundary ([ o
Min 3 m from a building
Min 3 m from a domestic
water line
Min 30.5 m from a well
Min 3 m from an upslope
interceptor ditch
Min 30.5 m from a high
watermark o
Min 15 m from a
breakout point

Proposed Primary Sewage Discharge Area

Septic Tank Setback Distances

Min 30.5 m from a well Proposed Reserve Sewage Discharge Area
Min 3 m from a water line
Min 3 m from a building |

Min 3 m from a parcel Y Y
boundary

Min 15 m from a surface

water body <4+——— Min 25 m across the slope of the land ~——»

@®  Observation Hole

[ Percolation Test Hole

T Land Slope %

Septic Tank

Minimum 30.5 m from well to
discharge area or septic tank

Dwelling

Property Line /
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STAFF REPORT

Date: March 2, 2016 File No.: DE-DP-2015.3 (Smith)

To: Denman Island Local Trust Committee
For Meeting of March 15, 2016

From: Teresa Rittemann, Planner 1

CC: Ann Kjerulf, Regional Planning Manager
Rob Milne, Island Planner

Re: Development Permit Application for DPA 2: Steep Slopes for the property
legally described as: PID 028-879-465; Lot 1 of the North East ¥ of Section
10, Denman Island, Nanaimo District, Plan VIP89453

Owners: Irma Smith and Robert Smith
Applicant: Etienne DeVilliers
Location: 8330 Owl Crescent Road, Denman Island

THE PROPOSAL:

The applicant has applied for a Development Permit to authorize construction of a new single
family dwelling with a deck, plus installation of a septic tank and partial location of a driveway (in
conjunction with Siting and Use Permit file DE-SUP-2015.9) in a location within Development
Permit Area No. 2 — Steep Slopes. The proposed development is intended to follow the
recommendations contained within a Qualified Environmental Professional (QEP) report, an
amendment to this QEP report, a Viewscape Maintenance and Landscape Guidelines Plan, and
a Geotechnical Engineer’s report (see Attachment 4, Schedules B, C, D, & E respectively).

SITE CONTEXT:

The property is a triangular-shaped lot of 10.25 acres (4.15 hectares) located at the westerly end
of Owl Crescent, and is bordered by residential properties (see Figure 1 below). The proposed
location for the new house, deck, septic tank, and part of the driveway are near the top of the
bank at the southwest portion of the property (see Attachment 1). The lot is currently
undeveloped, heavily treed but with some older clearings, and has a partially existing driveway
and old logging road. The applicant has advised that the owners intend to use the existing
clearings for the siting of proposed construction and the old logging road to continue the
driveway access to the proposed building site.

DE-DP-2015.3 - Smith
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Figure 1: Subject Property Map

Description of Site Visit
On January 5, 2016 Planning Staff Rob Milne and Teresa Rittemann conducted a site visit of the

property with the applicant. A panorama photo taken from the top of the bank and looking
towards DPA No. 2 — Steep Slopes, appears in Figure 2 below.

Figure 2: Site Visit Photo

DE-DP-2015.3 (Smith)
Islands Trust Staff Report Page 2 of 8
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CURRENT PLANNING STATUS OF SUBJECT LANDS:

Islands Trust Policy Statement

This application is in conformity with the Islands Trust Policy Statement; and in particular, the
following sections are applicable to this application:

3.1.3 Local trust committees and island municipalities shall, in their official community plans and
regulatory bylaws, address the identification and protection of the environmentally sensitive
areas and significant natural sites, features and landforms in their planning area.

3.1.4 Local trust committees and island municipalities shall, in their official community plans and
regulatory bylaws, address the planning, establishment, and maintenance of a network of
protected areas that preserve the representative ecosystems of their planning area and
maintain their ecological integrity.

3.1.6 Trust Council encourages all government agencies and non-government organizations to
consider both monetary and non-monetary costs when making resource management and land
use decisions.

3.1.11 Trust Council encourages agents of the government of British Columbia or the
government of Canada, Crown corporations, municipalities, regional districts, nongovernment
organizations, property owners and occupiers to protect environmentally sensitive areas and
significant natural sites, features and landforms through voluntary stewardship, acquisitions,
conservation covenants and careful management.

5.1.1 Trust Council holds that the overall visual quality of the Trust Area and its scenic values
should be protected from disturbance, particularly those areas that have distinctive features or
are highly visible.

5.1.3 Local trust committees and island municipalities shall, in their official community plans and
regulatory bylaws, address the protection of views, scenic areas and distinctive features
contributing to the overall visual quality and scenic value of the Trust Area.

5.2.2 Trust Council holds that tree cover on the islands is of great importance and should be
preserved.

Policy 5.2.6 Local trust committees and island municipalities shall, in their official community
plans and regulatory bylaws, address the identification of areas hazardous to development,
including areas subject to flooding, erosion or slope instability, and strategies to direct
development away from such hazards.

Official Community Plan

The subject property is currently designated Sustainable Resources (SR) in the Denman Island
Official Community Plan No. 185, 2008 (see Attachment 2) and is also subject to Schedules D
and E of the OCP as discussed below.

DE-DP-2015.3 (Smith)
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Visually Sensitive Area:

A portion of the property is identified as a “Visually Sensitive Area” on Schedule D (see
attachment 2). Section D.7, Policy 3 of the OCP encourages landowners of visually prominent
lands to retain trees and vegetation to enhance island views. The proposed development is
consistent with this policy, as the majority of the proposed development is to occur in an existing
clearing, and recommendations from a “Viewscape Maintenance and Landscaping Guidelines”
report are to be included as part of the proposed permit (see Attachment 4, schedule D).

Steep Slopes Development Permit Area:

Schedule E, Map 1 identifies the proposed dwelling, deck, septic tank, and part of the driveway
to be within Development Permit Area No. 2 — Steep Slopes (see attachment 1). Development
Permit Area No. 2 is classed as environmentally sensitive and is intended to apply to land with
slopes of 60 percent or greater. The objectives of this permit area are to protect the natural
environment, its ecosystems and biological diversity from adverse impacts of land alteration as
well as to retain large old trees for their ecological and habitat value. The guidelines for this
Development Permit Area appear in the Denman Island Land Use Bylaw (see below).

Land Use Bylaw

This property is zoned Forestry (F) in the Denman Island Land Use Bylaw No. 186, 2008 (see
Attachment 3). The Forestry zone permits primary residential use and one principal single family
dwelling unit per 64.0 hectares of lot area.

Development Permit Area Guidelines
The guidelines for Development Permit Area (DPA) No. 2 — Steep Slopes are contained within
the Denman Island Land Use Bylaw section 4.2, which states that (emphasis added):

“Prior to undertaking any development, subdivision, or land alteration, an owner of property
within the Steep Slopes development permit area shall apply to the Denman Island Local Trust
Committee for a development permit, and the following guidelines apply.”

The proposed location for the new house, deck, septic tank, and part of the driveway are near
the top of the bank at the southwest portion of the property, which is within the DPA. The
dwelling and attached deck are proposed to be located a minimum of 8.5 metres from the top of
the slope. Staff has determined that compliance with the DPA No. 2 guidelines shall be
achieved as outlined in Appendix 1.

Denman Island Local Trust Committee Impact Assessment Bylaw No. 57, 1998:
Under Section 920.01 (c) of the Local Government Act, this DPA is designated a Development
Approval Information Area and is subject to Bylaw No. 57:
“2. The requirements of this Bylaw apply to:
(b) applicants for a development permit”

However, applicability of the requirements of the Bylaw is at the discretion of an official or staff
as per the following sections:
4. The official assigned from time to time to provide staff services to the Denman
Island Local Trust Committee is the official for the purposes of this Bylaw.
11. Upon the request of an official and within the time specified in the request, an
applicant described in s.2 must provide to the official written Terms of

DE-DP-2015.3 (Smith)
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Reference for the preparation of information on the impact of the activity or
development that is the subject of the application.

Staff did not ask the applicant to provide a Terms of Reference regarding the impact of the
proposed development, as it is subject to DPA No. 2 guidelines, which require the applicant to
retain a Registered Professional Forester or Registered Professional Biologist to conduct an
environmental impact assessment. The applicant submitted four professional reports (see
Attachment 4, schedules B — E), which Staff considered sufficient for the purposes of
addressing the guidelines for DPA No. 2.

Islands Trust Fund:

As per the Islands Trust Fund Policy Manual, this application does not directly affect Islands
Trust Fund Board (TFB) interests as it does not affect a TFB owned property or conservation
covenants, nor does it affect property directly adjacent to TFB owned property or conservation
covenants.

Regional Conservation Plan:
Map 7 of the Islands Trust Fund Regional Conservation Plan indicates that the estimated
importance of habitat composition is medium for this property.

Sensitive Ecosystems and Hazard Areas:

The lIslands Trust Sensitive Ecosystem Mapping identifies the property as being comprised
primarily as a Young Forest ecosystem. There are no Species at Risk or hazardous areas
mapped on this property.

Archaeological Sites:
There are no recorded archaeological sites on or within 50 metres of the subject property.

Covenants:
Existing covenants and instruments registered on title do not affect this Development Permit.

Bylaw Enforcement:
There are no Bylaw Enforcement files for this property.

Climate Change Mitigation and Adaptation, and Shoreline Considerations:

There is no risk of impact to the development due to sea level rise should this development
permit be issued. There are no anticipated impacts on greenhouse gas emissions that would
result in issuing this development permit.

COMMUNITY INFORMATION MEETING(S):

A community information meeting is not required for a development permit.

RESULTS OF CIRCULATION:

Notice is not required for a development permit.

DE-DP-2015.3 (Smith)
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STAFF COMMENTS:

Staff advises that the guidelines for Development Permit Area No. 2 appear to have been met
through Attachment 4 of this Staff Report, which is the proposed Development Permit, subject to
the professional reports being included as schedules which should be attached to and form part
of the permit.

RECOMMENDATION:

THAT the Denman Island Local Trust Committee approve issuance of Development Permit DE-
DP-2015.3 conditional upon:

1. The recommendations contained within the Current Environmental QEP Report dated
November 19, 2015 and its amendment dated December 21, 2015, which are attached
to and form part of the Permit as Schedules “B” and “C” respectively;

2. The trimming and pruning of trees and the maintenance and landscaping of other
vegetation to enhance property views, must be strictly in accordance with the Current
Environmental Viewscape Maintenance and Landscape Guidelines Report dated
February 3, 2016, which is attached to and forms part of the Permit as Schedule “D”;

3. Excavation, foundations, drainage, fill, and other similar works must be strictly in
accordance with the Simpson Geotechnical Ltd. Slope Stability Assessment Report
dated December 21, 2015, which is attached to and forms part of the permit as Schedule
“Ell.

Prepared and Submitted by:

Februrary 18, 2016

Teresa Rittemann Date
Planner 1

Concurred in by:

A Kjerulf February 25, 2016

Ann Kjerulf Date
Regional Planning Manager

DE-DP-2015.3 (Smith)
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Appendix:
1. Development Permit Area No. 2 (Steep Slopes) Guidelines Checklist

Attachments:

1. Plan of subject property showing proposed development within DPA No. 2 — Steep
Slopes (shown in blue)

2. Official Community Plan, Schedule D — Showing Subject Property within Visually
Sensitive Area

3. Official Community Plan, Schedule E, Map 1 — Showing Subject Property within
Development Permit Area No. 2 — Steep Slopes

4. Proposed Development Permit, including the following schedules attached to and
forming part of the permit:

A. Proposed Site Plan

B. Qualified Environmental Professional Report dated November 19, 2015 (the
“Environmental Constraints Assessment”) by Registered Professional Biologist
Rupert Wong at Current Environmental Ltd.

C. Qualified Environmental Professional Report amendment dated December 21,
2015 (an “Amendment to the Environmental Constraints Assessment’) by
Registered Professional Biologist Rupert Wong at Current Environmental Ltd.

D. Qualified Environmental Professional Report dated February 3, 2016 (the
“Viewscape Maintenance and Landscape Guidelines Plan”) by Registered
Professional Biologist Rupert Wong at Current Environmental Ltd.

E. Geotechnical Engineer Report dated December 21, 2015 (the “Report of
Geotechnical Slope Stability Assessment”) by Professional Engineer Richard
Simpson at Simpson Geotechnical Ltd.

CC: Rob Milne, Island Planner

DE-DP-2015.3 (Smith)
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Appendix 1: Development Permit Area No. 2 (Steep Slopes) Guidelines Checklist

Guideline Application meets
Guideline?
1. “A development permit is required ...” X Yes []No
2. “Some properties or portions of properties may be in more than X Yes []No

one development permit area; in this case, the guidelines of all
development permit areas may apply.”

3. “No cutting or removal of trees shall be permitted in this X Yes [ ]No
development permit area unless development approval
information in the form of an environmental impact assessment is
provided by the applicant which indicates that the impact of the
cutting or removal of trees is unlikely to have harmful effects on
adjacent marine areas, surface drainage and groundwater,
watercourses, uncommon or endangered plants or plant
communities, and high value wildlife habitats.”

4. “Cutting or removing of trees should be done in accordance with X Yes [ ]No
a plan certified by a Registered Professional Forester or
Registered Professional Biologist to maintain, enhance, or
restore a welldeveloped forest ecosystem...”

5. “Prior to issuing a development permit, the local trust committee Xl Yes [ ]No
may require security in an amount acceptable to the local trust
committee.”

6. “On receipt of a final report or written request, as stipulated in the X Yes []No

development permit, the local trust committee shall return the
security, minus any amount required to correct any damage to
the natural environment caused by a contravention of a condition
in the development permit ...”

7. “Development permits issued in Development Permit Area No. 2 X Yes []No
- Steep Slopes should contain a condition stating that a letter
must be submitted by a time specified in the development permit
indicating that the work has been completed in accordance with
the terms and conditions of the development permit.”

DE-DP-2015.3 (Smith)
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PROPOSED

DENMAN ISLAND LOCAL TRUST COMMITTEE

DEVELOPMENT PERMIT - DE-DP-2015.3

TO: Irma Smith and Robert Smith

This Development Permit (the "Permit") applies to land described as:

PID: 028-879-465
Lot 1 of the North East ¥ of Section 10, Denman Island, Nanaimo District,
Plan VIP89453

And authorizes the following developments within Development Permit Area No. 2 —
Steep Slopes:

1. The proposed house, deck, septic tank, and partial location of the
driveway, as shown on Schedule “A” attached to and forming part of
this Permit.

The development authorized above is only permitted, and all works shall be completed
in accordance with the following conditions:

1. The recommendations contained within the Current Environmental
QEP Report dated November 19, 2015 and its amendment dated
December 21, 2015, which are attached to and form part of this Permit
as Schedules “B” and “C” respectively;

2. The trimming and pruning of trees and the maintenance and
landscaping of other vegetation to enhance property views, must be
strictly in accordance with the Current Environmental Viewscape
Maintenance and Landscape Guidelines Report dated February 3,
2016, which is attached to and forms part of this Permit as Schedule
“D”:

3. Excavation, foundations, drainage, fill, and other similar works must be
strictly in accordance with the Simpson Geotechnical Ltd. Slope
Stability Assessment Report dated December 21, 2015, which is
attached to and forms part of this permit as Schedule “E”; and

This is not a siting and use permit, nor does it provide permission to construct any
works without other lawfully required approvals and permits. It also does not relieve the
applicant from complying with the provisions of the Denman Island Official Community
Plan Bylaw No. 185, 2008 and the Denman Island Land Use Bylaw No. 186, 2008.
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AUTHORIZING RESOLUTION PASSED BY THE DENMAN ISLAND LOCAL TRUST
COMMITTEE THIS __ DAY OF ___, 2016.

Deputy Secretary, Islands Trust Date Issued

IF THE DEVELOPMENT HEREIN IS NOT COMMENCED BY THE __day of __, 2018,
THIS PERMIT AUTOMATICALLY LAPSES.

Page 2 of 44
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DE-DP-2015.3 — SCHEDULE “A”
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DE-DP-2015.3 — SCHEDULE “B”

\
Qualified Environmental Professional Report dated November 19, 2015
(the “Environmental Constraints Assessment”)
by Registered Professional Biologist Rupert Wong at Current Environmental Ltd.
J
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Environmental Constraints Assessment

4 Discussion/Recommendations

5 Closure

6 Photos

8330 Owl Crescent, Denman Isiond, BC

current 4
' £ N
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DE-DP-2015.3 — SCHEDULE “C”

Qualified Environmental Professional Report amendment dated December 21, 2015
(an “Amendment to the Environmental Constraints Assessment”)
by Registered Professional Biologist Rupert Wong at Current Environmental Ltd

~N
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DE-DP-2015.3 — SCHEDULE “D”

Qualified Environmental Professional Report dated February 3, 2016
(the “Viewscape Maintenance and Landscape Guidelines Plan”)
by Registered Professional Biologist Rupert Wong at Current Environmental Ltd.

\_
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DE-DP-2015.3 - SCHEDULE “E”

(
Geotechnical Engineer Report dated December 21, 2015
(the “Report of Geotechnical Slope Stability Assessment”)
by Professional Engineer Richard Simpson at Simpson Geotechnical Ltd.
\_
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STAFF REPORT

Date: March 2, 2016 File No.: DE-DP-2015.4
(DeVilliers & Fraser)

To: Denman Island Local Trust Committee
For Meeting of March 15, 2016

From: Teresa Rittemann, Planner 1

CC: Ann Kjerulf, Regional Planning Manager
Rob Milne, Island Planner

Re: Development Permit Application for DPA No. 4 (Streams, Lakes, and
Wetlands) for the property legally described as: PID 023-005-025; Lot 2,
Section 12, Denman Island, Nanaimo District, Plan VIP60281

Owners: Etienne DeVilliers & Louise Fraser
Applicant: Same.
Location: 2201 Tristone Road, Denman Island

THE PROPOSAL.:

Subsection 4.4 (Development Permit Area No. 4: Streams, Lakes and Wetlands) of the Denman
Island Land Use Bylaw No. 186, 2008 states that:

“Prior to undertaking any development, subdivision or land alteration, an owner
of property within the Streams, Lakes and Wetlands development permit area
shall apply to the Denman Island Local Trust Committee for a development
permit”

Islands Trust received a subdivision application referral from the Ministry of Transportation and
Infrastructure (MOTI) in late 2014 (our file: DE-SUB-2015.1 — DeVilliers & Fraser). That
subdivision application proposes to subdivide under Section 514 (formerly Section 946) of the
Local Government Act, in order to provide a residence for a relative. Because part of the subject
property is within DP Area No. 4, that subdivision application triggered the need to apply for a
Development Permit under Subsection 4.4 of the Denman Island Land Use Bylaw.

SUMMARY OF STAFF RECOMMENDATION:

For the reasons outlined in the remainder of this report, Staff recommends approval of this
Development Permit in accordance with the schedules attached to and forming part of the
permit.

SITE CONTEXT:

The subject property (Figure 1 below) is 33.75 acres (13.66 hectares) in size, and has access off
of Tristone Road to the south. It is bordered by residential properties to the northwest and
southeast, by agricultural properties to the north and northeast, and on the remaining sides by
forestry zoned properties. The subject property is currently heavily treed, with a couple of
clearings used for residential and farm purposes.

DE-DP-2015.4 — DeVilliers & Fraser
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Figure 1: Subject Property Map

Description of Site Visit

On January 5, 2016 Planning Staff Rob Milne and Teresa Rittemann conducted a site visit of the
property with the applicant. No photos were taken, though some appear in Attachment 1,
Schedule B (the QEP report).

CURRENT PLANNING STATUS OF SUBJECT LANDS:
Islands Trust Policy Statement

This application is in conformity with the Islands Trust Policy Statement.

Official Community Plan

The subject property is currently designated as Sustainable Resources (SR) in the Denman
Island Official Community Plan No. 185, 2008 (OCP), and Figure 2 below indicates that a
portion of the property falls within Development Permit Area (DPA) No. 4: Streams, Lakes and
Wetlands. The guidelines for DPA No. 4 are contained within the Denman Island Land Use
Bylaw Section 4.4, and are discussed in further detail in the Land Use Bylaw section of this
report. Relevant freshwater OCP policies, which are addressed through DPA No. 4, include:

e Policy 1: The protection and retention of riparian and aquatic habitat is encouraged.

e Policy 2: Adequate setbacks should be maintained to discourage development
encroachment on riparian habitat and reduce pollution of this habitat.

o Policy 3: The protection of land along the margins of lakes, streams and wetlands is
encouraged at the time of subdivision through the use of covenants or other protective
mechanisms.

DE-DP-2015.4 (DeVilliers & Fraser)
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Figure 2: Excerpt from Schedule E, Map 2 of Denman Island OCP

DE-DP-2015.4 (DeVilliers & Fraser)
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Land Use Bylaw

The subject property is currently zoned Forestry (F) in the Denman Island Land Use Bylaw No.
186, 2008. The Forestry zone permits residential as a primary use and one principal single
family dwelling unit per 64.0 hectares of lot size. However, it should be noted that as the
applicants have applied for a subdivision (associated file DE-SUB-2015.1) under Section 514
(formerly Section 946) of the Local Government Act to permit the subdivision of the subject
property in order to provide residence for a relative, the proposed subdivision is exempt from
meeting the minimum lot area requirement for subdivision.

Section 4.4 of the Denman Island Land Use Bylaw states (emphasis added):

“Development Permit Area No. 4: Streams, Lakes and Wetlands — Guidelines

Prior to undertaking any development, subdivision or land alteration, an owner of property
within the Streams, Lakes and Wetlands development permit area shall apply to the Denman
Island Local Trust Committee for a development permit, and the following guidelines apply.”

Thus, because part of the subject property is within Development Permit Area No. 4 (Streams,
Lakes, and Wetlands), the subdivision application has triggered the need to apply for this
Development Permit simultaneously. Additional discussion addressing the guidelines for DP
Area No. 4 appears in the Staff Comments section below.

As per the Denman lIsland Land Use Bylaw, No. 186, 2008, the following Development Permit
Area No. 4 guidelines apply to this proposal: Guideline 1, 3, 5, 7, 8, 10, and 11. Staff has
determined that compliance with the DPA No. 4 guidelines shall be achieved as outlined in
Appendix 1.

Figure 3, below, is an excerpt from the QEP Report (see Attachment 1, Schedule B) showing

three waterbodies affecting the subject property — including their associated Riparian
Assessment Areas (RAA) and Streamside Protection and Enhancement Areas (SPEA)

DE-DP-2015.4 (DeVilliers & Fraser)
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Figure 3:

Denman Island Local Trust Committee Impact Assessment Bylaw No. 57, 1998:
Under Section 920.01 (c) of the Local Government Act, this development permit area is
designated a Development Approval Information Area and is subject to Bylaw No. 57:
2. The requirements of this Bylaw apply to:
(b) applicants for a development permit...

However, applicability of the requirements of the Bylaw is at the discretion of an official
or staff as per the following sections:

DE-DP-2015.4 (DeVilliers & Fraser)
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4. The official assigned from time to time to provide staff services to the Denman
Island Local Trust Committee is the official for the purposes of this Bylaw.

11. Upon the request of an official and within the time specified in the request, an
applicant described in s.2 must provide to the official written Terms of
Reference for the preparation of information on the impact of the activity or
development that is the subject of the application.

Staff did not request the applicant to provide a Terms of Reference regarding the impact of the
proposed subdivision as it was subject to the Development Permit Area No. 4 guidelines, which
requires the applicant to retain a Qualified Environmental Professional (QEP) to conduct a
Riparian Area Assessment report (see Staff Comment section below). The QEP report was
considered sufficient, given that the application was triggered by a Section 514 subdivision (to
provide residence for a relative) and no alteration or land development is currently proposed.

Islands Trust Fund:

As per the Islands Trust Fund Policy Manual, this application does not directly affect Islands
Trust Fund Board (TFB) interests as it does not directly affect a TFB owned property or
conservation covenants, does not affect property directly adjacent to TFB owned property or
conservation covenants, and does not pertain to Crown Land within 100m of a TFB owned
property or conservation covenant.

Regional Conservation Plan:

Map 7 of the Islands Trust Fund Regional Conservation Plan indicates that the estimated
importance of habitat composition is mostly low for this property, except for the
stream/lake/wetland area, which is high.

Sensitive Ecosystems and Hazard Areas:

The Islands Trust Sensitive Ecosystem Mapping identifies the majority of the subject property as
Seasonally Flooded, and the upper southwest portion as a Young Forest ecosystem. There are
no Species at Risk or hazardous areas mapped on this property.

Archaeological Sites:

According to provincial data (Remote Access to Archaeological Data (RAAD)) there are no
archaeological sites recorded on or within 50 metres of the subject property.

Covenants:

As mentioned in Table 1 above, covenants to protect area around Valens Creek and Graham
Lake Creek Wetland already held by Denman Island LTC and Ministry of Environment. Other
covenants and instruments registered on title do not affect this DP.

Bylaw Enforcement:

There are no Bylaw Enforcement files for this property.
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Climate Change Mitigation and Adaptation, and Shoreline Considerations:

There is no risk of impact to the development due to sea level rise should this development
permit be issued. There are no anticipated impacts on greenhouse gas emissions that would
result in issuing this development permit.

COMMUNITY INFORMATION MEETING(S):

A community information meeting is not required for a development permit.

RESULTS OF CIRCULATION:
Public notice is not required for a development permit.

STAFF COMMENTS:

The Local Government Act regulates local government authority to issue a development permit
by stipulating that a development permit must be issued only in accordance with the applicable
development permit area guidelines specified in the official community plan or land use bylaw.
The requirement for this Development Permit application is being triggered by associated
subdivision application DE-SUB-2015.1 (DeVilliers & Fraser), because a portion of the subject
property lies within Development Permit Area No. 4 — Streams, Lakes and Wetlands.

Staff advises that the guidelines for Development Permit Area No. 4 appear to have been met
through Attachment 1, Schedule B, the “Riparian Areas Regulation: Assessment Report” a QEP
Report dated July 3, 2015, prepared by Warren Fleenor (Registered Professional Biologist) of
Current Environmental, and recommends that the Development Permit be issued with
conditions in accordance with Attachment 1, Schedule B (the QEP Report).

RECOMMENDATION:

THAT the Denman Island Local Trust Committee approve issuance of Development Permit DE-
DP-2015.4 conditional upon the following:

1. There shall be no future land alteration or development except as prescribed in
accordance with Schedule “B” (“Riparian Areas Regulation: Assessment Report”, dated
July 3, 2015, prepared by Warren Fleenor, Registered Professional Biologist of Current
Environmental Ltd.) attached to and forming part of the permit.

DE-DP-2015.4 (DeVilliers & Fraser)
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Prepared and Submitted by:

February 18, 2016

Teresa Rittemann Date
Planner 1

Concurred in by:

A Kjerulf February 25, 2016

Ann Kjerulf Date
Regional Planning Manager

Appendix:
1. Development Permit Area No. 4 (Streams, Lakes, and Wetlands) Guideline Checklist

Attachments:

1. Proposed Development Permit, including the following schedules attached to and
forming part of the permit:
A. Map of Subject Property
B. Copy of “Riparian Areas Regulation: Assessment Report”a QEP Report dated
July 3, 2015, prepared by Warren Fleenor (Registered Professional Biologist) of
Current Environmental Ltd.

CC: Rob Milne, Island Planner
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Appendix 1: Development Permit Area No. 4 (Streams, Lakes and Wetlands)

Guideline Checklist

Guideline

Application
meets
Guideline?

A development permit is required for the following:

1. Alteration of land by the removal of vegetation, by the construction of skid
trails, roads, or stream crossings within 30 metres of the natural boundary of a
major stream, lake, or major wetland or within 10 m of the natural boundary of a
minor stream or minor wetland on land that:

e is not classified as managed forest land under the Assessment Act; and

e is not the subject of a valid and subsisting woodlot license or tree farm license
under the Forest Act.

2. Development of impervious surfaces within 30 m of the natural boundary of a
major stream, lake, or major wetland or within 10 m of the natural boundary of a
minor stream or minor wetland.

3. Construction of a building or structure within 30 m of the natural boundary of a
major stream, lake, or major wetland or within 10 m of the natural boundary of a
minor stream or minor wetland.

4. Installation of any structures within a stream or within the natural boundary of
a lake.

All other land alteration or development is exempt from the requirements of this
development

permit area.

X Yes [
No

n

Development Permit Exemptions

n/a

Conformity with Riparian Area Regulations

1. When an application is made for a Streams, Lakes and Wetlands development
permit for residential, commercial or industrial development, the applicant must,
in addition to any other application requirements enacted or imposed by the
Local Trust Committee, provide at their expense a copy to the Denman Island
Local Trust Committee of the assessment report from a Qualified Environmental
Professional (QEP) in accordance with the British Columbia Riparian Area
Regulations under the Fish Protection Act.

2. Despite Guideline 2.1 above, a report from a Qualified Environmental
Professional is not required if the proposed work is authorized by Fisheries and
Oceans Canada under Section 4 of the Riparian Areas Regulation.

3. In general, all development in Streams, Lakes and Wetlands development
permit area should be undertaken in a manner that minimizes impact on the
riparian area. It is anticipated that a QEP may make recommendations for
mitigation measures and designing subdivision proposals in order to lessen the
impact on the riparian area. The LTC may impose permit conditions, including a
requirement for security in the form of an irrevocable letter of credit, to ensure the
protection of riparian areas during construction and land development phases.
Conditions may include construction phase requirements for fencing, signs,
timing of work and siting of fuelling facilities.

X Yes [
No

4. Clearing for a Farm Operation

n/a

DE-DP-2015.4 (DeVilliers & Fraser)
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5. Riparian Reserve and Retention Areas X Yes
Subject to Guideline 2, the following guidelines apply to all riparian reserve and ] No
retention areas, except for development permits issued under guideline 2.

1. Some properties or portions of properties may be in more than one development
permit area;

in this case, the guidelines of all development permit areas may apply.

2. On lots greater than 10 ha the size of riparian reserve and retention areas
described in the rest of this guideline and guidelines 4 through 7 inclusive may be
reduced, and/or a limited amount of vegetation may be removed from the riparian
reserve and retention areas described in the rest of this guideline and guidelines 4
through 7 inclusive, or both, if development approval information in the form of an
environmental impact assessment provided by the applicant on the impact of the
proposed activity or development discloses that to do so could not reasonably be
expected to result in harm to the environment of the area affected in accordance
with the objectives of this development permit area. An impact assessment
provided under this guideline should include a report prepared by a Registered
Professional Biologist that includes the following information:

¢ detailed mapping identifying environmentally sensitive areas;

o criteria used to identify the boundaries of environmentally sensitive areas;

¢ inventory of fish species and related habitat classification within the site;

e impact assessment describing affects of the proposed development on the
natural environment, ecosystems and biological diversity;

¢ guidelines for mitigating habitat degradation, including limits on proposed leave
areas; and

¢ design details of the proposed mitigating measures.

3. Roads or skid trails should not be constructed in riparian reserve areas or
riparian retention areas, except as needed for crossing a stream or wetland. The
number of places where roads or skid trails cross a stream or wetland should be
minimised.

4. A culvert or bridge must be installed wherever a road or skid trail crosses a
major stream.

5. A culvert, bridge, or armoured ford should be installed wherever a road or skid
trail crosses a

minor stream, including intermittent or ephemeral streams.

6. An armoured ford should only be used for a temporary crossing of a minor
stream and only during the dry season, which is June through September inclusive.
7. There should be no operation of ground-based machinery in the riparian reserve
or retention areas, except at stream crossings designated in the permit.

8. Ground-based machinery should not cross:

9. a major stream, except at a place where a bridge or culvert has been
constructed or installed, or

10. a minor stream, except at a place where a bridge, culvert, or armoured ford has
been constructed or installed.

11. Logs should not be yarded across a stream, except at a stream crossing
designated in the permit, and should be yarded in a way that does not contribute to
de-stabilization of the stream bank or mobilization of sediment into the stream.

12. There should be no deposition of slash, debris, or erodible soil into the stream,
lake or wetland.

13. Alterations of the natural drainage or areas within the designated permit area
should be minimized.

14. Trees or other vegetation should be retained or replanted in order to control
erosion or protect banks and fish habitat.

DE-DP-2015.4 (DeVilliers & Fraser)
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6. Riparian Areas — Major Streams n/a

7. Riparian Areas - Lakes and Major Wetlands X Yes
Subject to Guideline 2, In addition to the riparian reserve and retention area ] No
requirements in guideline 4, the following guidelines apply to those lakes and major
wetlands shown on Schedule E as lakes and major wetlands:

1. Ariparian reserve area shall be maintained for 30 m from:

i. the natural boundary of the lake or major wetland, or

ii. the natural boundary of any wetland that is adjacent. to a lake

2. Except as permitted in Guideline 4(3), there should be no removal of vegetation
within the riparian reserve area, except for the construction of footpaths.

3. On lots less than or equal to 10 ha the riparian reserve area may be reduced in
consideration of site constraints providing the relaxation is necessary and is not
reasonably expected to have

a harmful effect on the natural environment. Applications that do not meet the
criteria set out in the Land Development Guidelines for the Protection of Aquatic
Habitat (see appendix C) should be accompanied by letters of support from the
Department of Fisheries and Oceans and the Ministry of Environment, Lands and

Parks.
8. Riparian Areas — Minor Streams X Yes
Subject to Guideline 2, In addition to the Farm Operation requirements in guideline [ No

1, and in addition to the riparian reserve and retention area requirements in
guideline 4, the following guidelines apply to the streams shown on Schedule E as
minor streams:
1. Avriparian retention area shall be maintained from the outermost of:
¢ the natural boundary of the stream, or
¢ the outer edge of any active floodplain adjacent to the stream, or
¢ the natural boundary of any wetland adjacent to the stream to the greater of:
o the top of the inner gorge of the stream, or
¢ 10 m measured up the slope.
2. Shrubs, herbs, deciduous trees, wildlife trees, and any tree with roots in the
stream bank should be retained.
3. For every 100 m of bank length, at least 20 trees larger than 30 cm dbh (if
not available, the 20 largest trees) should be retained on both sides.

9. Riparian Areas — Minor Streams n/a
10. Wetlands X Yes
Subject to Guideline 2, the following guidelines apply to all wetlands shown on ] No

Schedule E as major wetlands and minor wetlands:

1. There should be no operation of ground-based machinery in the wetland.

2. There should be no cutting of live or dead trees within the wetland, except as
required for an approved stream crossing.

11. Security X Yes
1. Prior to issuing a development permit, the local trust committee may require ] No
security in an amount acceptable to the local trust committee.

2. On receipt of a written request, as stipulated in the development permit, the local
trust committee shall return the security, minus any amount required to correct any
damage to the environment caused by a contravention of a condition in the
development permit

3. Development permits issued in Development Permit Area No. 4: Streams,
Lakes, and Wetlands should contain a condition stating that a letter must be
submitted by a time specified in the development permit indicating that the work
has been completed in accordance with the terms and conditions of the
development permit.

DE-DP-2015.4 (DeVilliers & Fraser)
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PROPOSED

DENMAN ISLAND LOCAL TRUST COMMITTEE

DEVELOPMENT PERMIT - DE-DP-2015.4

TO: Etienne DeVilliers & Louise Fraser

1. This Development Permit (the "Permit”) applies to the land described as:
PID: 023-005-025
Lot 2, Section 12, Denman Island, Nanaimo District, Plan VIP60281
as shown on Schedule “A” attached to and forming part of this Permit.

2. Whereas the subject area as described above lies within “Development Permit
Area No. 4: Streams, Lakes and Wetlands” designated under the Denman lIsland
Official Community Plan Bylaw No. 185, and whereas this Permit issued under
the Denman Island Land Use Bylaw No. 186 authorizes the potential future
developments of the property, and is subject to the following requirements and
conditions:

a. There shall be no future land alteration or development except as
prescribed in accordance with Schedule “B” (“Riparian Areas Regulation:
Assessment Report”, dated July 3, 2015, prepared by Warren Fleenor,
Registered Professional Biologist of Current Environmental Ltd.) attached
to and forming part of this permit.

This is not a siting and use permit, nor does it provide permission to construct any
works without other lawfully required approvals and permits. It also does not relieve the
applicant from complying with the provisions of the Denman Island Official Community
Plan Bylaw No. 185, 2008 and the Denman Island Land Use Bylaw No. 186, 2008.

AUTHORIZING RESOLUTION PASSED BY THE DENMAN ISLAND LOCAL TRUST
COMMITTEE THIS __ DAY OF __, 2016.

Deputy Secretary, Islands Trust Date Issued

IF THE DEVELOPMENT HEREIN IS NOT COMMENCED BY THE __day of ___, 2018,
THIS PERMIT AUTOMATICALLY LAPSES.
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DE-DP-2015.3 — SCHEDULE “B”

(
Qualified Environmental Professional Report dated July 3, 2015
(the “Riparian Areas Regulation: Assessment Report”)
by Registered Professional Biologist Warren Fleenor at Current Environmental Ltd.
\_
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STAFF REPORT

Date: February 3, 2016 File No.: 6930-20 (Agriculture
Area Plan)

To: Denman Island Local Trust Committee
For the meeting of March 15, 2016

From: Rob Milne, Island Planner

CC: Ann Kjerulf, Regional Planning Manager

Re: Denman Island Farm Plan Implementation

Preliminary Report

The purpose of this report is to provide a preliminary overview of the recommendations
contained within the Denman Island Farm Plan (Attachment 1). The overview is intended to
inform the process of initiating the implementation strategy contained within the farm plan.

Project Background

The Denman Island Local Trust Committee (LTC) began the process of creating a farm plan in
May, 2009 with a resolution to direct staff to begin scoping for funding options. Subsequently in
2010 an RFP was issued seeking proposals from proponents for the preparation of an
agriculture strategy for Denman Island. The objective of the project was to identify the current
context for agriculture and develop an agriculture strategy that would outline the preparations for
an agriculture plan. The agriculture strategy was to be the first phase in developing an
agriculture plan.

At their November, 2009 meeting the LTC appointed an Agriculture Plan Steering Committee
comprised of nine residents of Denman Island, the Electoral Area A Director, Bruce Jolliffe, and
one local Trustee, David Graham. Ministry of Agriculture and Lands agrologist, Jill Hatfield,
agreed to participate in Steering Committee meetings as an advisor.

In August, 2010 the Islands Trust contracted with AEL Agroecological Consulting to produce the
Agriculture Strategy. The Steering Committee met with the consultant and reviewed drafts of the
strategy, which was finalized and received by the LTC in January, 2012.

The scope of the agriculture strategy included compiling statistical information about
Denman agriculture, describing the history, reviewing trends, examining the regulatory
framework, identifying the needs of producers and outlining next steps in developing an
agriculture plan. Public involvement was an essential component of the development of
the agriculture strategy.

C:\Program Files\eScribe\TEMP\102420754\102420754,,,Staff Report 1 Denman farm plan.docx
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The contract to develop a draft Denman Island Farm Plan from the research and findings of the
agricultural strategy was also awarded to AEL Agroecological Consulting. Development of the
farm plan involved active participation of the steering committee and a variety of public outreach
activities including focus group sessions and a community forum held on November 4, 2011.

At their June 5, 2012 meeting the LTC endorsed a draft of the Farm Plan for community review.
The draft Farm Plan was then distributed to the community via the Farm Plan Blog, Islands Trust
website, by presentation at the Summer Sustainability Festival on June 29, and by leaving hard
copies of the Farm Plan in Abraxas Books for the summer. An article also appeared in the June
Flagstone and an ad was place in the Grapevine to advertise the draft Farm Plan and request
comments from the community. The draft Farm Plan was also circulated to the Comox Valley
Regional District, Agricultural Land Commission, and Ministry of Agriculture and Lands for
comment.

The comments and input received as a result of this outreach were reviewed by the consultant
and steering committee, and a staff summary report was considered at the November 6, 2012
meeting of the LTC. The LTC requested a number of small changes and subsequently at their
December 11, 2013 meeting, the following motion was adopted.

DE-085-2012

That the Denman Island Local Trust Committee endorse the Denman Island Farm
Plan, November 2012.

At the January 12, 2016 meeting of the LTC, consideration was given to the committee’s top
priorities. It was the decision of the LTC to move the Medical Marihuana priority item to the
“Projects” list and replace it with the Denman Island Farm Plan as shown in the resolution
below.

DE-2016-004

That the Denman lIsland Local Trust Committee move from the Projects List the
item regarding the Farm Plan Implementation to the Top Priorities List and add to it
as an Activity “Include consideration of limiting commercial agriculture and
horticulture in high density small lot neighbourhoods” and remove from the Top
Priorities List Item 5 regarding Medical Marihuana.

Moving Farm Plan Implementation from the Projects list to the Top Priorities list was direction to
staff to begin the steps necessary to initiate this priority. It should also be noted that a request
will be going to the March 2, 2016 meeting of the Financial Planning Committee to reallocate the
2016/17 budget ($6,500) previously allocated for Downtown Village Vision to Farm Plan
Implementation.
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Analysis

Part 2, “Key Issues and Recommendations” of the Farm Plan provides fourteen
recommendations categorized into “Key Issue” areas. Those recommendations are listed below
for convenience.

Economic Viability

1. Enhance cooperation amongst farmers for marketing
2. Consider agritourism initiatives
3. Make farm products more accessible to the Denman Island Community
4. Lobby BC Ferries to support farmers
e _ N
Processing and Infrastructure
5. Establish facilities to support processing and storage of farm products
J
\
Education
6. Increase the availability of farming-related workshops and course
7. Develop and support farm to school programming
K 8. Educate and support new and current farmers )
/Regulatory Framework \

9. Promote the active use of farmland

10. Establish an Agricultural Advisory Planning Commission

11. Undertake a review of farm worker housing and agritourism accommodation
12. Hire an Agricultural Economic Support Officer

13. Implement zoning updates through the Land Use Bylaw

kl4. Amend the Official Community Plan. j

Part 2 of the Farm Plan examines each of these recommendations in detail providing context for
each recommendation and a listing of possible actions and desired outcomes. This is followed
in each recommendation section by a table which examines such items as potential
stakeholders, timeframes and funding requirements. Each of the actions listed involves one or
more stakeholders and funding requirements rated from “Low” to “High”. In general terms the
anticipated time lines fall into two main categories: 1-3 years and 3-5 years. Others are
described as “ongoing”.

It should also be noted that recommendation 13, “Implement zoning updates through the land
use bylaw” and 14, “Amend the official community plan” contain ten and eleven recommended
actions, respectively. It is possible that an analysis and implementation of these recommended
actions could represent a first step in the implementation of the Denman Island Farm Plan.
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One of the issues that requires reflection when considering the implementation of the Farm Plan
is the level of public consultation and the level of time and resources that would be required by
any particular approach. It is the understanding of staff that it is neither the intent nor desire of
the LTC to “re-open” the farm plan to consider amendments.

As noted, most of the action sets in the listed recommendations involve one or more external
parties or stakeholders and the actions are often wide in scope. This will result in a limitation of
the number of actions that can be undertaken at any one time and will likely have the effect of
making the Farm Plan implementation a multi-year process. This will, of necessity, require the
prioritization of the offered actions to ensure the most efficient use of staff and financial
resources for the most effective and timely implementation of the Farm Plan.

Project Scope and Timeline

The scope of this project is understood to be limited to the actions necessary to begin
the implementation of the Denman Island Farm Plan. Given the number of
recommendations and associated actions, some of which are broad in scope and some
of which require an active and ongoing commitment, it is anticipated that the full
implementation of the Farm Plan will be much more than a one year project.

Resources and Roles

As noted earlier in this report a request will be going to the March 2, 2016 meeting of the
Financial Planning Committee to reallocate funding ($6,500) from Downtown Village Vision to
Farm Plan Implementation. This funding should be more than adequate for the upcoming fiscal
year if the implementation actions chosen do not require contract services. As also noted, given
the nature and scope of the full suite of Farm Plan recommendations, it will not be possible to
fully implement those recommendations in anything less than a multi-year approach. This will
require the ongoing commitment of monetary and staff resources and could constitute a major
project for several years.

Communications

Effective communications will be an essential component of the implementation of the Farm
Plan. The nature and extent of that consultation will be largely dependent upon the course of
action chosen by the LTC with respect to implementation recommendations and actions. For
those actions which are multi-party in nature and which will require a stakeholder consultation
component there will be a greater need for meetings and communications/notifications.
Communication costs could include venue rentals, minute taking, advertising and the production
of communication materials.

Project Charter

Staff will produce a project charter which reflects the direction provided to staff subsequent to
the review and discussion of this report.
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Next Steps

The next steps in the implementation of this project are expected to include the development
and presentation of a project charter at the LTC meeting which immediately follows the meeting
at which this report is received. It is anticipated that a staff report which includes and presents
the project charter will contain an analysis and recommendations which reflect the direction
provided to staff by the LTC.

Summary of Planning Recommendations

One of the most significant challenges presented in the implementation of the Farm Plan is the
number and scope of the recommendations and associated actions. While some are simpler in
nature and relatively easily accomplished, such as recommendation 10, “Establish an
agricultural advisory planning commission”, others, including recommendation 5, “Establish
facilities to support processing and storage of farm products” are considerably more complex in
nature.

One approach to project management suggests that starting out with items which are more
easily accomplished and provide early successes and rewards can aid in the success of the
more difficult and complex tasks which require higher levels of commitment and present greater
challenges to success. This approach can enhance relationships with stakeholders and
confidence in the process.

It is the view of staff that an initial focus on recommendations 13 and 14 of the Farm Plan would
be the most productive approach to implementing the Farm Plan. Analysis of each of the action
items would consider the legal authority of the Islands Trust to implement the recommendation
within the land use bylaw (LUB) and official community plan (OCP). It would also determine if
implementing the recommendation would require additional amendments, such as the inclusion
of new definitions. It would further examine whether certain actions would produce the intended
results or if other actions would more effective. The analysis would also consider if other
recommendations would fit into this approach.

Utilizing this approach would require a public consultation process involving stakeholder groups.
An Agricultural Advisory Planning Commission would assist in this process.

It is anticipated that this first phase of the Farm Plan implementation and public consultation
process could result in OCP and LUB amendments respectively to implement the targeted
recommendations of the Plan.

RECOMMENDATIONS:

1. That the Denman Island Local Trust Committee directs staff to prepare a Project Charter
for consideration of the LTC, which prioritizes implementation of recommendations 13
and 14 of the Denman Island Farm Plan and outlines a corresponding public
consultation process.
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Prepared and Submitted by:

February 3, 2016

Rob Milne, RPP, MCIP Date
Island Planner

Concurred in by:

Anan Kjerulf February 9, 2016

Ann Kjerulf, RPP, MCIP Date
Regional Planning Manager

Attachment:
1. Denman Island Farm Plan
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Denman Island Farm Plan
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“An Island where we feed each other abundantly because farming is a viable
and valued foundation of our sustainable community.”

— Vision Statement, Denman Island Agriculture Plan Steering Committee
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EXECUTIVE SUMMARY

The development of a Denman Island Farm Plan was initiated in 2010 as a

. . priority of the Denman Island Local Trust Committee, and later part of the
F@Wmﬂm IS m@]@h Islands Trust Council 2008-11 Strategic Plan, in order to “‘support socio-
more than a economic diversity of island communities™. Farming has always held a strong
sector or place in Denman Island history and is characterized by diverse, small-scale

production. Currently, the economic contribution of farming to the region is

industry on
Denman Island;

marginal with gross farm receipts and farm revenues decreasing. Concerns
such as a limited consumer base, transportation costs, high land prices, and
ﬁﬁ ES a way @f lack of processing facilities have had a significant impact on the ability of local
Hﬁf@ooo farmers to be economically viable. The Denman Island Farm Plan was initiated

to enhance and preserve farming in the region and work towards increased

farm production that is both sustainable and resilient.

A vision statement was developed by the Agriculture Plan Steering Committee to help guide the process of the
Farm Plan and provide direction when determining recommendations and an implementation plan. The vision
statement for Denman Island is “an Island where we feed each other abundantly because farming is a viable and
valued foundation of our sustainable community”. The term Farming has been intentionally used throughout the
Farm Plan as the Committee felt that it brought about ideas of growing food and farm products, and raising
livestock, and was more inclusive and historic than the term Agriculture. Aquaculture was not addressed in the
development of the Farm Plan due to budget constraints and limitations placed on the scope of the Farm Plan by
the funding partners. Since aquaculture once played an important role as both an economic driver and an
employment generator, the Islands Trust is encouraged to conduct an analysis of aquaculture production on
Denman Island and include it in future planning around food and farming. Conventional forestry practices have not
been addressed in this plan, but the steering committee recognizes and encourages agroforestry on Denman

Island.

The first phase in developing the Farm Plan was to produce an Agriculture Strategy that could provide background
information about Denman Island. The Agriculture Strategy was completed along with a thorough survey of
consumers and producers in the summer of 2011. This Summer Survey helped to further provide an accurate

profile of farming on Denman Island.

172



With a relatively mild climate and productive soils, Denman Island is home to a wide variety of farming operations.
A total of 99 farms were identified during the Agricultural Land Use Inventory (LUI) and Summer Survey at different
scales of production. The majority of the farms were between 4 and 28 hectares, which is consistent with overall
farm size in BC. The most abundant farm types reported from the LUl and Summer Survey data were in the fruit,
berry and nut farm category at 62% with vegetable farms following at 50% of the 99 farms. Hay and forage (plant

material eaten by livestock) farms were also prevalent high at 45% with poultry farms following at 35%.

In the 2006 Census of Agriculture, farmers reported low gross farm incomes and high operating expenses leading
to very low gross margins. Additionally, average revenue per farm was $7,351, which was much lower than on
many other Gulf Islands. It is important to mention that Denman Island does not have large wineries or poultry
operations, unlike other Gulf Islands, which substantially affects the overall average gross farm incomes. Also,
there is a strong barter and trade network on the island, which does not translate in revenue figures. The low farm
revenue and gross farm receipts experienced by Denman Island farmers demonstrates the strong commitment and

dedication to farming in this region.

Through the development of the Agriculture Strategy, Summer Survey and the Farm Plan, many challenges and
opportunities associated with farming were raised. Common themes have been categorized into key issues as
follows: Economic Viability, Processing and Infrastructure, Education and Regulatory Framework. Although the
Hornby/Denman Growers and Producers Alliance (HDGPA) has created various new marketing opportunities for
locally farmed products, there are still concerns that there is an inadequate number of locations and markets
where farmers can sell their products, which limits their exposure to the local population and consumer base.
Many farmers also feel that the cost of the ferries make it challenging to purchase important inputs and supplies
from off Denman Island. Furthermore, even though some efforts have been made to fill gaps in farm infrastructure
on Denman Island, farmers still feel severely limited in both processing and storage facilities. Currently, farmers
often need to send their products off of Denman Island for processing and sale, which can be both cost prohibitive

and time consuming.

It was suggested that more educational opportunities for both consumers and farmers on Denman Island are
needed through workshops, community school programs, and extension opportunities. Finally, farming in Canada
is governed by several levels of government and associated municipal, provincial and federal government policies.
Due to their interrelationships, these regulations can be complex and overwhelming and many community
members are unclear on how and what regulations affect agriculture in their region. Concerns such as non-farm
use of agricultural land, farm worker housing and provincial health regulations were highlighted as key issues and

areas of opportunity for enhancing farming on Denman Island.
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A total of 14 recommendations and associated actions have been put forth to help address these concerns:

1. Enhance cooperation amongst farmers for marketing

2. Consider agritourism initiatives

3. Make farm products more accessible to the Denman Island Community
4. Lobby BC Ferries to support farmers

5. Establish facilities to support processing and storage of farm products
6. Increase the availability of farming-related workshops and courses

7. Develop and support farm to school programming

8. Educate and support new and current farmers

9. Promote the active use of farmland

10. Establish an Agricultural Advisory Planning Commission

11. Undertake a review of farm worker housing and agritourism accommodation
12. Hire an Agricultural Economic Support Officer

13. Implement zoning updates through the Land Use Bylaw

14. Amend the Official Community Plan

In order to tackle these 14 recommendations, an implementation strategy has been developed with suggestions
for key players, timeframes, priority levels, funding requirements and potential funding sources. It has been
suggested that an Implementation Body be created to ensure the Farm Plan is effectively implemented, evaluated
and monitored on an ongoing basis. A series of short and long term indicators have also been identified with

measurable indicators of success.

Farming is much more than a sector or industry on Denman Island; it is a way of life for some, and the growing and
consumption of local food and farm products represents strongly-held values and beliefs. As such, much of the
feedback received in the consultation with the community, and the Steering Committee’s deliberations over draft
versions of this Farm Plan, revolved around some high-level principles to do with such things as Genetically
Modified Organisms (GMOs) and international trade agreements introducing competition for local food and farm
products. As an overarching recommendation of this plan the Islands Trust is urged to take advantage of the
opportunity to play a key role in Canadian and international agricultural policy and act as an advocate for the

farming community in the Gulf Islands.
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INTRODUCTION

With increasing concerns regarding climate change and agricultural sustainability, the need to develop food
security and sovereignty has become vital for island communities. The creation of a Farm Plan for Denman Island
was one option to help adapt to both the biophysical changes and the socio-economic needs of the community
and determine recommendations for enhancing and preserving farming on the island.

Denman Island is within the Islands Trust Area and home to just over 1,000 full-time residents. Currently, 46%
(approx. 2,300 ha) of Denman Island is in the Agricultural Land Reserve (ALR), second only to Salt Spring Island at
2,921 ha, although a significant portion is allocated to parkland. Farming on Denman Island is characterized by
diverse small-scale production. Many of the historic farms still remain and bartering of local agricultural products is
a fairly common practice. Aquaculture, while not the focus of this Farm Plan, is an important component of local
food security in the Local Trust Committee Area.

As part of the Islands Trust Council 2008-11 Strategic Plan, supporting the completion of a Denman Island Farm
Plan was identified as a strategy under the objective “to support socio-economic diversity of island communities”.
The Denman Island Local Trust Committee (LTC) took on the creation of the Farm Plan as a work plan top priority
and formed the Agriculture Plan Steering Committee (APSC) to guide the process.

In January 2011 a Denman Island Agriculture Strategy was completed to lay the groundwork for the subsequent
Farm Plan and provide background information to inform the Plan. A recommendation to pursue a full agricultural
survey was put forth in the Strategy to gain a better understanding of the farm enterprises on Denman Island and,
in 2011, a Summer Survey was completed entitled Food and Farming on Denman Island: Consumer and Producer
Perspectives. This in-depth report compiled data from 40 Denman Island producers and a variety of residents to
establish a comprehensive profile of agriculture in the region.

To direct the focus of the Denman Island Farm Plan a series of objectives were endorsed by the LTC and Steering
Committee as follows:

e To gather more information from the community about farm products, methods and consumption in
order to increase understanding of the current situation and establish a baseline for measuring
success of the Farm Plan over time;

e To identify short-term, easily achievable goals for enhancing farming on Denman Island;

e Toidentify medium and long-term goals for enhancing farming on Denman Island;

e To develop an implementation plan to achieve these goals;

e To develop measurable indicators of success in achieving these goals;

e To identify existing initiatives and successes that represent strengths of the farming community;

e To engage local producers and businesses, the community and policymakers in identifying goals for
enhancing farming; and

e To share information about the process of developing the Farm Plan and the Farm Plan itself once
complete, with local producers and businesses, the community and policymakers.
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The effective engagement of the community was seen as

critical to achieving these objectives. A Community Forum and a

series of Focus Group Sessions were offered for residents and

producers to put forth challenges and opportunities facing

farming on Denman Island. The feedback received at these

events was used to develop recommendations for local

government, farmers, residents and community groups on Denman Island. An implementation plan to address the
key issues was then created and tied to indicators that could be effectively monitored to evaluate the impact of
the plan over time. In addition, potential funding sources were identified for each action item to help create a
smooth transition between preparation of the Farm Plan and implementation. The APSC has been an integral part
of the iterative process of formulating the Farm Plan and feedback from the committee has been instrumental in
developing a community driven process.

Denman Island is characterized by a diversity of environments and people with a strong desire to live sustainably.
There is immense pride in the quiet, rural environment and the numerous parks and conservation areas spread
throughout the island. Farming is valued as part of the foundation of the community, but not valued above all else.
In the community’s pursuit of sustainability; farming cannot be a sustainable activity if it cannot support the
farmers financially. But farming has to somehow be economically viable without sacrificing the other values of the
community. Since farming and conservation are not mutually exclusive, farming has to be part of the transition to
sustainability and, as such, must fit within the current and future fabric of Denman Island, not expand and grow in
spite of it. By fitting within the social, environmental and philosophical fabric of Denman Island, farming will
become supported by all aspects of the community and become integrated.

View West towards Baynes Sound from Westisle Farm
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VISION AND GUIDING PRINCIPLES

The Agriculture Plan Steering Committee is comprised of representatives from the farming and agriculture
community including; the Denman Island Local Trust Committee, the Comox Valley Regional District Board of
Directors and the Ministry of Agriculture. The Steering Committee has been meeting regularly since January 2010
and oversaw the development of the Denman Island Agriculture Strategy (2011) and the 2011 Summer Survey.
Vision and purpose statements were crafted as part of their work and are as follows:

Vision Statement: “An Island where we feed each other abundantly because farming is a viable and valued
foundation of our sustainable community.”

Purpose Statement: To protect and encourage agriculture within the context of Denman Island and to create
guiding principles for the Denman Island Local Trust Committee to use in making policies and bylaws through:

e Studying/recommending resolutions for areas of regulatory conflict

e Educating

e Exploring alliances

e Researching and promoting agricultural facilities

e Strengthening food security

e  Maximizing agricultural land security

e  Recognizing/supporting the local, small-scale, and diverse nature of Denman Island agriculture
e  Engaging the community

e  Working with/providing input to other levels of government

e  Encouraging youth engagement in farming

e Recognizing the importance of healthy ecosystems and their interrelationships with farming
e Considering /supporting local agroforestry and its best practices

These vision and purpose statements were used to guide the planning process. Community members were asked

to provide feedback on this vision during the public consultation, which resulted in general agreement and
support.
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DEFINITIONS

A conscious decision was made to use the term Farming in this plan, as opposed to the term Agriculture. The
Steering Committee developed high-level definitions for the terms and found the term Farming to be more
appropriate. Farming brought about ideas of growing food and farm products and raising livestock, and was more
inclusive and historic. The Steering Committee also discussed the idea that Farming is a verb and an action, while
Agriculture is a noun and passive.

Discussion also occurred around the term Sustainability. It was defined as a closed loop or a circle/continuum that
supports itself. Sustainability also encompasses food security and sovereignty and is capable of being maintained
indefinitely.

For the purposes of this Farm Plan, the Steering Committee also felt that it was important to define the term
Agritourism for use in a Denman Island context. Agritourism can generally be defined as “any land based farm or
business that is open to the public” and can also be defined as “the practice of touring agricultural areas to see
farms and often to participate in farm activities” (Agritourism World, 2012). Denman Island Agritourism is meant
to occur on a small scale with activities such as Slow Food Cycle Tours and farm or market stands as more
appropriate than large-scale options such as amusement parks.

The term Producer is also used extensively throughout this Farm Plan. As noted in the Summer Survey (2011),
producers have not been distinguished from “home gardeners” and the definition remains broad. Some producers
may be actively marketing or bartering their products, while others are not.

Aquaculture can be defined as the farming of aquatic organisms such
as fish, shellfish, crustaceans, molluscs and aquatic plants. Although
aquaculture plays a large role in food security in the Local Trust
Committee Area, it is not a focus of this Farm Plan due to the limited
scope for the project outlined by the main funding sources and
budget constraints experienced by Islands Trust. Additionally,
concerns were expressed that discussion about the impacts of the
aquaculture industry could overshadow the process of creating a
Farm Plan and take away resources from key land-based farming
issues. It was decided that these issues need to be resolved before
aquaculture can be included and addressed in a future farm plan, but
that it should be a focus in future planning efforts. Islands Trust Policy
Statement 4.5.2 states that “finfish farms should not be located in the
marine waters of the Trust Area” (Islands Trust, 2004); however there
may be a place for land based aquaculture on Denman Island that fits
within the vision of a sustainable community.

Aquaculture Production in Baynes Sound Conventional forestry practices and managed forest lands are not

included in the scope of this farm plan, but agroforestry is recognized

and encouraged as a new and emerging farming practice. Agroforestry is an integrated farming system that entails

growing trees in combination with crops, forage and livestock to enhance yields, reduce soil losses, conserve soil
moisture, recycle nutrients and reduce the environmental impacts of farming operations (AAFC, 2012).
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PART 1 -

BACKGROUND INFORMATION

In 2011 an Agriculture Strategy was
completed to provide a snapshot of
farming on Denman Island. The
following is a summary of some of
the information that was captured
during the Strategy and provides
context for the Farm Plan.

Geography and Climate

Soils of Denman Island

Water

Climate Change

Governance

Agricultural History

Demographic Information

Agricultural Profile

Public Engagement
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GEOGRAPHY AND CLIMATE

Denman Island is one of BC's northern Gulf Islands, located between the mid-island communities of Comox and
Parksville in the Strait of Georgia and separated from Vancouver Island by Baynes Sound. The island is relatively
small (19 km long, 5 km wide, 51.5 km? in area) and is similar in size and shape to the island of Manhattan (VIHA,
2010).

Sheltered from the more dramatic meteorological extremes on Vancouver Island's west coast, Denman Island
enjoys mild and largely dry weather in spring, summer and fall. In part because of this forgiving climate, farming
occurs extensively on most parts of Denman Island, including some parcels of land that are located outside of the
ALR. Additional geographical and climate information can be found in the Denman Island Agriculture Strategy
(2011).

Topographical Depiction of Denman Island

SOILS OF DENMAN ISLAND

The majority of soils on Denman Island are classified as Brown Podzols and Grey Gleysols (see Appendix B). Much
of the western part of Denman Island is covered by a dense forest dominated by Douglas-fir, western hemlock and
western red cedar on deep gravelly loam glacial till. Some areas have shallow soils over sandstone or shale. The
eastern part of the island is characterized by loamy sand on which Arbutus is frequently present.

The most productive soil series on Denman Island are, from an agricultural perspective, Bowser, Merville,
Parksville, Royston, and Tolmie soils (see Appendix B for details). The main agricultural limitations are stoniness,
steep slopes in some areas, and moisture deficiencies and/or excess water. The majority of soils on Denman Island
are classified as moderately constrained to agriculture due to these limitations; however, many of the soils can be
greatly improved. A large proportion of the best agricultural soils are on the west side of the island fronting Baynes
sound. The distribution of soils on the island is highly variable, therefore individual landowners should look to
agricultural capability mapping as reference only and are encouraged to have their soils tested for site-specific
analysis.
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WATER

A 2009 study of drainage areas prepared for the Islands
Trust found 18 individual watersheds on Denman Island,
five of which are known to be fish-bearing (Islands Trust,
2009). The largest water bodies are Chickadee Lake at the
north end and Graham Lake in the south central region.

Denman Island's topography, which consists of a series of
ridges that run lengthwise along the Northwest — Southeast
axis, has created several wetland areas, particularly in the
southeast. Pioneering and recent farmers established
drainage ditches in some of these natural wetlands to
create productive farming areas for seasonal crops. These
modified wetlands are termed "Seasonally Flooded
Agricultural Fields" (SFAFs), meaning that they have been
cultivated in the recent past, or still are, and are
underwater for a portion of the year. SFAFs are an
ecosystem category in the Provincial Sensitive Ecosystem
Inventory (SEI) and may have been natural wetlands at one
time. They provide wildlife habitat for many species
including migratory birds, and many are located within the

One of the Many Wetlands on Denman Island ALR. On Denman Island all streams, lakes and wetlands,
including SFAFs are within a development permit area for
protection of the natural environment, however agricultural activity that is both within a SFAF and in the ALR is

exempt from requiring a permit.

In 1976, S.C. Preston noted in his report entitled Agricultural Resources and Potentials of the British Columbia Gulf
Islands that water shortage was the main limitation to agricultural production and expansion of farming in the
region. Methods of minimizing summer water droughts were suggested, such as the creation of dug outs, dams
and cisterns and the use of cultivation and farm practices to minimize water loss. The 2011 Summer Survey
revealed that water shortage remains a concern for some farmers on Denman lIsland (Uitto, 2011). The following
information was captured during this survey:

e  78% of producers irrigate their crops.

e The estimated usage per season varied greatly depending on farm type and location.
e Average water use was estimated at 164,199 L (43,377 gallons) per season per farm.
e 26% of those that irrigate reported experiencing water shortages.

Some producers reported in the Summer Survey that they experience both a shortage and an abundance of water
for irrigation, depending on farm location and time of year. Some producers also expressed that they never
experience a shortage of water, while other producers suffer from water shortages at certain times of the year.
The survey revealed that farms reporting water shortages had no apparent geographic grouping; thereby
eliminating the ability to determine if one area of the island experiences a water shortage compared to any other

7
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area. Water catchment options such as cisterns, ponding, and dug outs may be necessary in certain areas of the
island. New farmers are urged to talk to their neighbours to discuss water usage and storage options. Water
conservation technologies such as drip irrigation and the use of drought tolerant varieties may help alleviate some
of the water shortage concerns in some areas. As climate change continues, water storage may become a
necessary part of a water system. The BC Government is working on a modernization of the current Water Act. The
four goals of the Water Act Modernization are to:

e  Protect stream health and aquatic environments

e Improve water governance arrangements

e Introduce more flexibility and efficiency in the water allocation system
e  Regulate ground water use in priority areas and for large withdrawals

More information on the Water Act Modernization can be found at http://www.livingwatersmart.ca/water-act/.

CLIMATE CHANGE

The existence of climate change has become a widely accepted phenomenon and one that could dramatically
affect farmers in small island communities. While farmers are accustomed to adapting to weather conditions,
climate change will require a more systematic approach. The vision statement put forth in the Denman Island
Official Community Plan states “We accept the challenge of adapting to climate change and will alter our lifestyles
to live more lightly on the land”. This implies a proactive approach to altering production practices to adapt to
changing climate patterns. Some general patterns are anticipated in North America, such as a warming of 1-3°C
between 2010 and 2039 and an increase in warmer winters and hotter, drier summers. The following changes are
also anticipated in the Vancouver Island and Gulf Islands region:

e Increasing climate variation and more extreme weather events with an increase in the associated
damage costs (NRC, 2007);

e By 2050 summer precipitation on Vancouver Island is expected to decrease by approximately 10%
along the southeastern coast (Rodenhuis et al., 2007);

e  Warming by 2-7°C by 2080 — impacting sea levels, precipitation patterns and ecosystems;

e Increasing frequency and severity of wildfires (NRC, 2007);

e Increasing frequency and severity of pest, disease and invasive plant outbreaks (NRC, 2007);

e Increasing irrigation needs (Zebarth et al, 1997; Neilsen et al., 2004);

e Sea-level rise may result in saltwater intrusion into freshwater aquifers, affecting the quality and
quantity of irrigation water supplies (Liteanu, 2003; Allen, 2004).

Effects on individual microclimates are not yet known, but water shortage may become an increasing concern.
Efforts should be made to mitigate and adapt to extreme weather events through proper planning and community
consultation.

During the public consultation process it was also mentioned that there was an urgency to reduce greenhouse gas
emissions in the region and that stock-free farming and livestock-free food production is one way to achieve this.
Stock-free farming avoids the use of domestic animals and animal by-product inputs in food production. “Eating
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lower on the food chain” can be a significant contributor to reduced greenhouse gas emissions and one of the
many options for mitigating the impacts of climate change.

GOVERNANCE

Both Denman and neighbouring Hornby Island are part of a group of 13 major islands and more than 450 smaller
islands administered by the Islands Trust. There are two local trustees elected for each group of islands designated
as a local trust area or island municipality. Together, with an appointed chair from the Executive Committee, local
trustees are responsible for land use decisions within their respective local trust area, excluding First Nation
reserves. The Islands Trust Area is comprised of 12 local trust areas and one island municipality. Each local trust
committee has land use jurisdiction over a major island, plus smaller islands and surrounding waters. The Islands
Trust "plans land use and regulates development in the Trust Area with a unique mandate to preserve and protect
the trust area and its unique amenities and environment for the benefit of the residents of the Trust Area and the
province in cooperation with the Provincial government, municipalities, regional districts, improvement districts,
other persons and organizations" (Islands Trust, 2008). The Denman Island Local Trust Committee (LTC) is
responsible for land use decisions within the Denman Island Local Trust Area.

Denman Island is also located within Electoral Area A of the Comox Valley Regional District (CVRD), which "is a
federation of three electoral areas and three municipalities providing sustainable services for residents and visitors
to the area" (CVRD, 2010). Regional districts provide a government for unincorporated (rural) areas, a forum for
inter-municipal cooperation and an organization upon which provincial mandates can be imposed. The CVRD
encompasses an area just over 1,725 square kilometres (666 square miles) and serves a population of 48,824
according to the 2006 Census. On Denman Island the CVRD has jurisdiction over parks and economic development.

AGRICULTURAL HISTORY

The Coast Salish, the region's first people, first visited
Denman Island at least 5,000 years ago by canoe to
find food, specifically fish, oysters, clams and roots
(Tourism BC, 2010). The Pentlatch band of the Coast
Salish maintained a summer village at Henry Bay near
Denman's northern tip while spending their winters
along the Puntledge River near Comox. As with many
of the other Gulf Islands, traces of their presence can
be found in middens, petroglyphs and earthworks in
areas such as the Chrome Island Light House on the
island’s southern shore, and at Longbeak Point on the
narrow northern tip of the island. Shell midden

beaches are evidence of their continual presence. The Coast Salish Canoe source: University of Washington
Pentlatch were devastated by smallpox and other
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diseases brought by the Europeans in the late 1700s and early 1800s. Today the K'émoks First Nation has territorial
claims over the wider region, including Denman Island (Denman Island OCP, 2008). Some of the First Nations
Peoples cultivated “Indian Consumption Plant” (Lomatium newdicaule), which was used for treating colds, sore
throats, and consumption (tuberculosis) (Turner, 2005). The seeds were collected and distributed to larger areas to
ensure a consistent supply for future years. Some First Nations people still visit Denman Island to continue this
practice.

European settlers to Denman Island made their home on the island in the late 1800s. Farming was the mainstay
occupation for most islanders and was characterized by small-scale, diverse operations. Many of the historic farms
still remain and a few of the descendants of these early settlers still live and farm on the island today. A detailed
account of the first farming families and associated operations is provided in the Denman Island Agriculture
Strategy (2011).

As the logging industry experienced a boom in the mid-1900s and became highly profitable, the farming industry
experienced significant difficulties such as: obtaining development capital, a shortage of irrigation water in the
summer, high land prices, high production costs, transportation costs, lack of extension services and the aging farm
population (Preston, 1976). Many of these challenges still exist today.

DEMOGRAPHIC INFORMATION

Denman Island is home to just over 1,000 full time residents and amenities including: one general store (containing
the gas station, propane sales, post office and government liquor store), hardware store, bookstore, craft stores,
two bistros, commercial offices, medical clinic, a fithess gym, a video store, two real estate offices, the Seniors
Activity centre, a community hall, a library, a community school, arts centre and a museum. The population growth
rate for Denman Island has been lower than for the Trust Area and the Province as a whole (Islands Trust, 2008a).
The Denman Island Official Community Plan (OCP) indicates that the population increased by only 4.5% from 1996
to 2006, while the Trust Area’s growth rate was 13.9%. The population on Denman Island also declined from 1,095
to 1,022 from 2006 to 2011, resulting in a -6.7% change, according to the Statistics Canada.

In order to meet the Islands Trust mandate of preserving and protecting the “area and its environment for the
benefit of residents and the province” the Local Trust Committee has set a density cap in the OCP for a population
of slightly over 2,000 people upon final build out with current zoning regulations in place (Islands Trust, 2008). This
is important when considering farming activities that can be supported in this community. Islanders have
expressed their goals that the community remain closely knit within the environmental carrying capacity of the
island. This limit on population growth may impact the level of commercial scale farming operations, as well as the
growth of current farm activities such as processing and marketing of products. Much of the public consultation
discussion occurring throughout the production of this Farm Plan focused on an appropriate scale for farming on
Denman Island.

The age distribution on Denman Island is also interesting to note (Table 1). Between 2001 and 2006, the
population aged 60 and over increased by the same margin as the decline in the population aged 20 to 39 at 2.9%
(Islands Trust 2008). This trend is similar on other Gulf Islands and is expected to continue as these islands attract
seniors looking for a rural lifestyle to retire in.
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TABLE 1. AGE DISTRIBUTION ON DENMAN ISLAND (STATISTICS CANADA, 2001, 2006 & 2011)

2001 2011 2006

_-_-___
‘2039 148 (119 119 (142 | 258 (260
4059 379 379 338 369 313 310
‘60andover | 281 (310 433 (316 | 197 (210

Currently, Statistics Canada Agricultural Census data indicates that in 2006 there were 40 farm operators on

Denman Island with an average age of 58.2 years. 15 of these farm operators reported that their farms were
operated by one individual, while 25 of the farm operators reported two or more people operating the farm. The
age distribution indicated in the Census reflected the age distribution noted above. The majority of farm operators
(62.5%) reported their age as over 55, while no farm operators were under the age of 35 (Table 2). These figures
are similar to the provincial data, with a slightly larger percentage of farm operators falling within the “Over 55”
category on Denman Island. This is consistent with the population data by age distribution reported above.

TABLE 2. NUMBER OF FARM OPERATORS IN EACH AGE RANGE (STATISTICS CANADA, 2006)

Age Range (in years) Denman Island (2006) British Columbia (2006)

0%

59%
Between 35 and 54 ____
Loverss [P A 13540 453%

Of the farm operators included in the Census, 25 (62.5%) were male while 15 (37.5%) were female. This is similar
to the data reported for BC farm operators. A total of 64.7% of BC farm operators were male, while 36.5% were
female.

AGRICULTURAL PROFILE

During the development of the Agriculture Strategy
in 2011 a preliminary Agricultural Profile was
completed utilizing the 2006 Census of Agriculture
data from Statistics Canada. A further analysis of
farming on Denman Island was completed in 2011
with the Summer Survey entitled Food and Farming
on Denman Island: Consumer and Producer
Perspectives (Uitto, 2011). The following pages are
a compilation of both of these reports and help to
create a snap shot of farming on Denman Island.
While the type and scale of farming varies on
Denman lIsland, the term farmer and producer
includes anyone who identified themselves as such

in the Census of Agriculture and the Summer
11

Apples in Season at East Cider Orchard
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Survey. The definition is broad and may contain “home gardeners” and farmers not producing on a commercial
scale.

In 2010, an Agricultural Land Use Inventory (LUI) was performed to determine both the current qualitative and
quantitative characteristics of farmland on Denman lIsland, using methodology as outlined in Runka (1973). A
windshield survey was performed over the course of two days during the month of August using orthophoto and
cadastral maps for baseline data. A spreadsheet of information was compiled including data referring to address,
farm name, livestock viewed, crops grown, farm gate sales, potential geophysical constraints and any home-based
businesses noted. Each farm on the island was visited, with particular attention given to operations located within
the ALR (Agriculture), Resource and Rural Residential zones.

The LUI data was used to develop Geographic Information System (GIS) maps by the Islands Trust and provide a
more accurate picture of farming on Denman Island than what was reported in the Census of Agriculture. These
maps provide an indication of the distribution of farms and farming activities on Denman Island for zoning and
land use planning purposes. Information captured by Uitto (2011) was also entered into the GIS database to
provide an accurate snap shot of farming on Denman Island (see Appendix D).

NUMBER OF FARMS

Statistics Canada, using the Census of Agriculture, attempts to develop an accurate picture of agriculture in
Canada. They define an agricultural operation as a farm, ranch or other operation that produces agricultural
products intended for sale. There is no recommended scale of farm suggested for reporting purposes and “hobby
farms” or farms with very low revenues can be included in the Census.

It was discovered that the number of Census farms on Denman Island increased from 1996 to 2006 (Figure 1). In
1996 there were a total of 18 Census farms on the island and in 2006 there were 28 Census farms (Statistics
Canada, 1996, 2001, 2006).

Total Number of Farms on
Denman Island

30

25

25

20
15
10

1996 2001 2006

FIGURE 1. TOTAL NUMBER OF FARMS ON DENMAN ISLAND (STATISTICS CANADA, 1996, 2001 & 2006)
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During the development of the Summer Survey, participants were self-identified as farmers and may not have
been part of the larger Census of Agriculture. Therefore, a total of 99 properties practicing some form of farming
on Denman Island in 2011 were captured during the Summer Survey (Uitto, 2011), identified through the
Agriculture Strategy, the Local Food Directory and word of mouth. This is far more than the 28 Census farms
captured above and indicates a much higher level of farming and food production on Denman Island.

FARM AREA

Denman Island is fortunate to contain a substantial amount of land within the ALR. A total of 2,300 hectares (ha)
(5,683 acres) of agricultural land can be found on the Island, but only 428 ha (1,057 acres) is actively farmed,
according to the 2006 Census (Table 3). Not all of this active farm land can be found within the ALR, but much of
the production is concentrated there.

TABLE 3. FARM AREA (HA) ON DENMAN ISLAND (STATISTICS CANADA, 2006)

] Area (ha)

Total ALR 2300 5683
Total area actively farmed 428 1057

Land in crops 151 373
Tame or seeded pasture 59 146
Natural land for pasture 60 148
Woodlands and wetlands 118 292
All other land (including Christmas 40 99
trees)

In 2011, the total combined area in production within and outside of the ALR was estimated to be much lower at
236 ha (583 acres) (Uitto, 2011). The limited amount of farm land in active production could be due to a number of
factors. The majority of land within the ALR is underutilized and not currently being farmed. Also, approximately
20% of the ALR land (501 ha (1,238 acres) out of 2,300 ha (5,683 acres)) is designated as park, Trust Fund, and
conservancy lands and in these areas agricultural production is either limited or not allowed. This indicates that
there is much room to grow and agricultural production could be expanded far beyond its current level.

Operators participating in the 2006 Census reported the majority of their farms between 4 to 28 hectares (10 and

69 acres) (Figure 2). A total of 17 farms were between 4 to 28 hectares (10 to 69 acres) and no farms were
reported to be over 72 hectares (179 acres).
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Total Farm Area

Under 4 4to 28 28 to 52 52to 72
hectares hectares hectares hectares

FIGURE 2. TOTAL FARM AREA ON DENMAN ISLAND (STATISTICS CANADA, 2006)

In 2011, producers reported farm sizes ranging from 0.1 ha (0.25 acres) to 59 ha (145 acres) (Uitto, 2011), which is
consistent with the 2006 Census data. Producers reported an average farm size of 6 ha (14.8 acres) in 2011 (Uitto,
2011). This is much lower than the average farm size on Vancouver Island and in BC (Table 4).

TABLE 4. AVERAGE FARM SIZE IN HECTARES (STATISTICS CANADA)

I N N T

Vancouver Island 23.8 22.8 19.1 21.6 18.1
British Columbia 126.5 124.4 115.8 127.5 142.9

FARM ENTERPRISES

As with the number of farms on Denman Island, there was a discrepancy between the distribution of farm
enterprises reported in the 2006 Census and the 2011 Summer Survey. Many of the farmers that participated in
the 2011 Summer Survey may not have taken part in the Census of Agriculture. Table 5 provides a comparison of
farm enterprises by industry group for both data sets.

TABLE 5. FARM ENTERPRISE DATA (LUI/SURVEY DATA VS. CENSUS OF AGRICULTURE DATA) (UITTO, 2011; STATISTICS CANADA, 2006)

Enterprise Type Land Use Inventory and | Census of Agriculture Data
Survey Data (2011) (2006)

_ Number of Percentage Number of Percentage
Farms Farms
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Vegetable farming 50 50% 9 32%

Fruit, berry and nut farming 61 62% 9 32%
Greenhouse, nursery and floriculture ¥/ 7% 6 21%
production

Total number of farms 99 100% 28 100%

Note: These figures are based on total farms reporting in each category, so there may be overlap in the numbers. For example,
the same farm may have reported poultry production and cattle production so the number of farms in each category may be
duplicated. Percentage is calculated by the total number of farms (i.e. 16 cattle farms out of 99 total farms = 16%)

The most common enterprise on Denman Island, according to the 2006 Census, was poultry and egg production at
57% with tame hay (hay cut from cultivated grasses) and fodder (feed for domesticated livestock) production as
the second most common at 43% of the total categories.

Cattle farming, fruit, berry and nut production and vegetable production were the next most common category at
32% each, with greenhouse, nursery, floriculture and sheep and goat production following at 21%. A total of 4
farms reported greenhouses on the property covering 679 m’ (7304 ftz) of land. Four farms also reported having
an area of their farm under glass, plastic or other protection at 1083 m’ (11660 ftz). The categories with the lowest
level of production were oilseed and grains, hog and pig production, honeybees and llamas and alpacas.

The percentage in each crop and livestock category presented in the LUI and Survey data differs from the Census
of Agriculture. The highest level of production reported here was in the fruit, berry and nut category at 62% with
vegetable production following at 50%. Poultry and tame hay and fodder production were still significant at 35%
and 45%, respectively.

FARM PROFITABILITY

Interestingly, 58% of producers have reported an increase in production over the past five years, while only 8%
have reported a decrease or a downsizing in production (Uitto, 2011). However, while farmers may be reporting
an increase in production, the financial records being reported to Statistics Canada indicated losses from 1996-
2006 (Table 6).

TABLE 6. GROSS MARGIN OF FARM OPERATIONS ON DENMAN ISLAND (STATISTICS CANADA, 2006).

Gross Farm Receipts ($) Total Operating Expenses (S) Gross Margin (%)

1996 2001 2006 1996 2001 2006 1996 2001 2006
$225,339 $ 194,654 $ 205,825 $ 278,307 $297,871 $333,421 -24% -53% -62%

Gross margin is calculated as gross receipts minus operating expenses, which are the expenses directly related to
production. This figure indicates that farm profitability has decreased since 1996. In 2006 the gross margin was
-62%, which means that, on average, for every extra dollar of sales generated on farms, the farmer is losing 62
cents. This extra 62 cents would be used to cover overhead costs of production, but are being lost due to the high
cost of inputs (soil amendments, pesticides, feed, supplements, etc.), veterinary expenses, machinery and
equipment repairs and purchases or transportation expenses (fuel, ferry costs, etc.). On Denman Island the
majority of expenses that cause a financial burden to farmers are transportation related, as it can be costly to bring
inputs and transport livestock onto and off the island. Also, Denman Island farmers are not able to take advantage
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of economies of scale unlike farmers who operate large farms on the mainland of BC. These farmers can get
reduced rates on many inputs since they need to purchase large quantities, contrary to farmers on Denman Island.

It is important to note that this is an average for the island, based on the 28 farms reporting in the Census of
Agriculture. During the 2011 Summer Survey (Uitto, 2011), an attempt was made to capture the value of
production by sales and bartering (Figure 3). This figure provides an indication of the disparity of income per farm,
which ranges from $0 to over $10,000.

Value of Production by Sales
and Barter

prefers not to $2500-10000

say 33%
2% \
>$10000 A
13%
$500-2500 $0-500
22% 30%

FIGURE 3. VALUE OF PRODUCTION BY SALES AND BARTER (UITTO, 2011)

Table 7 indicates the average revenue per farm on an annual basis, based on gross farm receipts reported in the
Census of Agriculture. These figures indicate that farm profitability and revenue have been decreasing since 1996
and are similar to the average value of production mentioned above.

TABLE 7. REVENUE PER FARM ON DENMAN ISLAND (STATISTICS CANADA, 1996, 2001 & 2006)

| Year | #ofFarms | Gross Receipts($) | Average per Farm ($)

18 $ 225,339 $12,519
25 $ 194,654 $7,786
E 28 $ 205,825 $7,351

Another important consideration is that in order to minimize the income tax paid by farm operators, wages paid to
the farm family are considered off-farm income and generally not reported in net farm income. Therefore, the
figures presented may be lower than the actual revenue experienced on farms. Additionally, many farm operators
maintain work off the farm, which contributes to total household income. Farm profits are often not a motivating
factor for Denman Island farmers, but increased economic viability is important for maintaining a sustainable food
system, especially when the objective is to attract and retain young and emerging farmers who wish to be able to
earn a living wage.

To provide a comparison with other Gulf Islands, average revenue per farm has been calculated based on 2006
Census of Agriculture data (Table 8).
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TABLE 8. REVENUE PER FARM ON BC’S GULF ISLANDS (STATISTICS CANADA, 2006)
Gulf Island |_#of Farms | Gross Receipts ($) | Average per Farm ($) |

Bowen 21 $ 137,583 $ 6,552

19 $ 135,258 $7,119

DERINEN 28 $ 205,825 $7,351

North and South Pender 39 $ 503,848 $12,919
Mayne 22 S 286,689 $ 13,031
Other Islands 30 $ 397,474 $ 13,249
Hornby 25 $ 533,948 $ 21,358
Salt Spring 170 S 4,060,287 $ 23,520
Gabriola 46 $ 1,200,370 S 26,095

Interestingly, despite the number of farms on Denman Island falling within the mid-range for the islands, the
revenue per farm is much lower than the majority of the other island communities. Farmers on Denman Island
may have higher off-farm incomes than in other island communities, decreasing the need to generate high farm
revenues. Additionally, there are fewer large-scale, highly profitable farms on Denman Island such as wineries and
large poultry operations than on other Gulf Islands. For example, Hornby Island is home to several vineyards,
which are strong contributors to the gross farm receipts of the island.

PuBLIC ENGAGEMENT

In order for a farm plan to be effective it should have strong community support and reflect the needs and desires
of the community. The objectives of the farm planning public engagement process were as follows:

e Develop and refine a Vision for Agriculture on (” . \
Denman Island; We need more places like

e Engage a wide variety of members of the food and community /(I'tChE’HS, fOOd
farming community: farmers, gardeners,
restaurateurs, chefs, stores, schools and more; dehydrators, a more

e Organize a Community Forum to engage citizens on permanent market, and a

Denman Island;

e Conduct Focus Group Sessions with key stakeholders community garden. »
on specific local food issues; and \ J

e Engage Denman Island residents in meaningful
conversations related to farm planning.

During the development of the Denman Island Agriculture Strategy (Islands Trust, 2011) a series of phone and
face-to-face interviews were conducted. Additionally, written surveys were created for farmers and non-farmers.
The 2011 Summer Survey (Uitto, 2011) expanded upon this with a greater number of respondents.

To gain further feedback, a Community Forum and a series of focus group sessions were offered in November
2011. The Community Forum was held in the evening on Friday, November 4™, 2011 at the Denman Island
Community Hall. The consultant team developed a set of questions to guide the discussion and generate

innovative ideas around farming on Denman Island.
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The input gathered during the discussion was then used for the focus group sessions the following day. The
participants were selected to represent the farming community and the following groups: (1) produce growers; (2)
orchardists and honey producers; (3) meat and egg producers; and (4) local businesses that purchase food and
farm products. The feedback received at the Community Forum helped to generate key issues facing the farming
community on Denman Island and recommendations for actions. A public consultation report was developed to
synthesize the input gathered during the Community Forum and focus group sessions and is publicly available on
the Denman Island Local Trust Committee website.
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PART 2 —

KEY ISSUES AND
RECOMMENDATIONS

Through the development of the
Denman Island Agriculture Strategy
(Islands Trust, 2011), Summer Survey
(Uitto, 2011) and the Farm Plan
common key issues arose. These
were organized into four main
categories:

Economic Viability
Processing and Infrastructure
Education

Regulatory Framework
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PART 2 — KEY ISSUES AND RECOMMENDATIONS

Building on the vision of “An Island where we feed each other abundantly because farming is a viable and valued
foundation of our sustainable community” the following key issues were identified as areas of opportunity for
enhancing agriculture on Denman Island:

Economic Viability
Processing and Infrastructure
Education

Regulatory Framework

Within each key issue a series of recommendations have been suggested:

Economic Viability

. Enhance cooperation amongst farmers for marketing

. Consider agritourism initiatives

1
2
3. Make farm products more accessible to the Denman Island Community
4

. Lobby BC Ferries to support farmers

Processing and Infrastructure

5. Establish facilities to support processing and storage of farm products

Education

6. Increase the availability of farming-related workshops and courses
7. Develop and support farm to school programming

8. Educate and support new and current farmers
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Regulatory Framework

9. Promote the active use of farmland

10.Establish an Agricultural Advisory Planning Commission

11.Undertake a review of farm worker housing and agritourism
accommodation

12.Hire an Agricultural Economic Support Officer

13.Implement zoning updates through the Land Use Bylaw

14.Amend the Official Communitv Plan

In addition to the 14 recommendations suggested by the community an overarching recommendation arose that
will aid in achieving the vision of farming on Denman Island.

The Islands Trust is urged to take advantage of the opportunity to play
a key role in Canadian and international agricultural policy and act as
an advocate for the farming community in the Gulf Islands.

This recommendation arose from community feedback that revolved around high-level principles to do with issues
such as Genetically Modified Organisms (GMOs) and international trade agreements introducing competition for
local food and farm products. In 2007, a petition was submitted to the Denman Island Residents Association to
make Denman Island a GMO-free zone. While there appears to be strong support for passing legislation to limit
GMOs on Denman Island, further consultation with the community and partner organizations, such as the Ministry
of Agriculture, will need to take place. Some agricultural policies stretch far beyond the jurisdiction of the Islands
Trust; however, there may still be avenues for the Islands Trust to engage in an advocacy role by lobbying senior
governments in order to represent the interests of the farming community in the Gulf Islands.

Each of the 14 recommendations described below outlines a series of actions that need to be taken to meet the
specific recommendation. Some recommendations require numerous actions, while others require only one. The
implementation tables below each recommendation indicate the key players, timeframe, priority and funding
requirements and sources for each action. The actions are offered as detailed tasks to be completed in order to
achieve the desired outcomes within each recommendation. These are, by no means, set in stone and may be
adapted or changed over time. The following pages provide a strategy for moving forward and implementing the
Denman Island Farm Plan.
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EcoNOoMIC VIABILITY

GOALS

e Enhance cooperation amongst farmers for efficient and effective marketing.
e Increase agritourism activities to enhance farm profitability.
o Decrease the financial burden for farms transporting products off Denman Island.

This section outlines some of the opportunities available on Denman Island to make farming more financially
sustainable and resilient.

There are many marketing initiatives that have recently been implemented by
the Hornby/Denman Growers and Producers Alliance (HDGPA) to increase the
economic viability of farms in the region. In 2011, the HDGPA developed a
Logo/Label Contest, which was open to the public. The winning entry was
determined in the summer of 2012 and distributed to local farmers producing
Denman Island products that they would like to promote. This project will help
to develop a recognized brand for Denman Island farm products and can be

used in marketing efforts. HDGPA Winning Logo

FARMER COOPERATION

As part of the HDGPA a selection of participating farmers cooperate in marketing their products. Currently, they

are selling a variety of products to the Denman Island General Store in a cooler purchased by the HDGPA. The

General Store has been supportive in showcasing these products and supporting the local farming industry. This

association is also selling products to a local restaurant that promotes these products on their menus and in their
dishes. The local restaurants and catering outfits, as well as
Westisle Farm, who run a small farm market, have also been
supportive of other farmers on the island by sourcing local
products when they are available. Despite these outlets,
concerns were raised that there is an inadequate number of
locations and markets where farmers can sell their products,
which limits their exposure to the local population.

To improve the economic situation for farmers on Denman

Island many of the participants at the forum and focus group

sessions proposed a variety of marketing tools and ideas. Even though some farmers are already cooperating to
jointly sell products through the HDGPA, some members of the farming community suggested that they could
benefit from more communication and cooperation. A Community Supported Agriculture (CSA) program was one
idea put forth by the community that generated significant support. CSAs function by community members
providing a set amount of money (otherwise known as a “share”) at the beginning of the growing season to
farmers to offset their farm input costs and in return members receive a weekly or bi-weekly box of produce
throughout the growing season. To eliminate the burden placed on one Denman Island farmer, this CSA could be
coordinated through a group of farmers who contribute products to the weekly boxes. Additionally, farmers could
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investigate the potential for cooperative direct farm sales and off-island sales. Another option to explore would be
to cooperate in purchasing of inputs and timing in planting of crops to make things easier and less expensive. The
possibility for local businesses to cooperate on purchasing products was also mentioned, in order to keep costs
down. Local businesses present at the focus group sessions also suggested that bartering opportunities may exist

for small scale farmers with limited products to offer.

RECOMMENDATION:

1. ENHANCE COOPERATION AMONGST FARMERS FOR MARKETING

Actions:

e Increase cooperation with one another to market, sell and price products for markets on and off the

island.

e Coordinate planting and purchasing of inputs to reduce costs and ensure a consistent supply of farm

products.

Desired Outcomes:

e Farmers are marketing their products more effectively to local markets since they can offer a consistent

supply and product.

e Local businesses clearly know which farms to approach for products.

e  Farmers have reduced the costs of inputs by sharing expenses.

A.

Increase cooperation with one another to market, sell, and price products for markets on and off the island.

N/A Support N/A HDGPA Ongoing High Low Investment
strategies Agriculture
for Local Foundation
cooperation Businesses (IAF)
that would
benefit the Growing
farming Forward
community.

B. Coordinate

N/A

Determine
and support
strategies
for
cooperation
that would
benefit the
farming
community.

N/A

HDGPA

Denman
WORKS!

Ongoing

High

planting and purchasing of inputs to reduce costs and ensure a consistent supply of farm products.

Low

23

202



AGRITOURISM AND MARKETING

The potential for agritourism on Denman Island is a
controversial topic. Many suggested that agritourism
could play an important role in marketing of farm
products, but some were concerned that it could have
an impact on biosecurity issues, farm access and farm
productivity. Still others believed that the concept of
“tourism” in general did not fit with the culture of
Denman Island. It is important to note that agritourism
is usually not seen as a mandatory requirement in any
community and is solely at the discretion of the farm
operator or business. Specific policies can also be
developed to minimize biosecurity risks.

Agritourism is generally defined as “any land based Westisle Farm's Produce Shack

farm or business that is open to the public” and can

also be defined as “the practice of touring agricultural areas to see farms and often to participate in farm
activities” (Agritourism World, 2012). Agritourism can supplement and diversify agricultural income, contributing
to the stability of agriculture in rural communities and may help visitors to better understand agricultural practices
(ALC, 2005). Some examples of agritourism activities are (Curran, 2005):

e  Retail sales of products primarily from the farm, from farm stands and farmers’ markets;
e Tours, including pumpkin patch tours, circle farm tours and slow food bike tours;

®  Product processing and retail sales;

e Horse riding, guest ranches and livestock shows;

e Hay, tractor and sleigh rides;

e  Fishing from a stocked pond;

e  Wine tasting and food services associated with vineyards;

e  Education about farming and food production as well as activities such as cooking classes;

e Special events like harvest fairs, farm product promotion, charity fundraisers using farm products, or
catered food and beverage service special events; and

e Bed and breakfast, cottages or other accommodation such as camping.

The Local Trust Committee (LTC) outlines a specific policy in the OCP for agritourism endeavors (Islands Trust,
2008a,) demonstrating their support:

e Policy 15: The Local Trust Committee should encourage educational tourism, agritours, cultural tours,
fairs, festivals, craft markets, garden or studio tours, hiking, biking, kayaking, walking, and low impact
nature observation.

The Local Trust Committee also has identified specific zoning requirements for agritourism ventures such as

farmers markets and harvest festivals (Islands Trust, 2008b):
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e  Markets and fairs are permitted in commercial (C) and institutional (IN) zones, for no more than 45 days a
year (2 consecutive days for markets, 7 consecutive days for fairs).

Also, according to the Denman Island Land Use Bylaw 186 (Islands Trust, 2008b), agriculture is a permitted use in
zones R1, R2, R3 and A. Within these zones, accessory buildings for the sale of horticultural and agricultural
products produced on that site are permitted, as are tours and food and beverage sampling with Food Safe
certification.

Agritourism activities that do not involve accommodation are an allowable farm use if they meet the following
criteria as established by the Agricultural Land Commission (ALC) (ALC, 2005):

1) The land must be assessed as a farm;

2) The activity must be temporary and seasonal (note: with some additional criteria, wineries, cideries and
farm retail sales are not required to be temporary or seasonal); and

3) The activity must be secondary to the farming activity, relate to the principle farm use, and promote or
market farm products produced on the farm.

These restrictions imposed by the ALC could be problematic due to the fact that many of the farms within the ALR
on Denman Island may not meet the criteria to be assessed as a farm for taxation purposes. Farms outside of the
ALR do not experience the same restrictions and do not require

approval from the ALC to engage in agritourism activities, but they

must comply with the OCP and Zoning Bylaw.

Not all scales of agritourism may be suitable or appropriate for
Denman Island, but some of the options presented by the community
included: educational workshops and events; farm tours, specifically
slow food cycle tours; harvest dinners and food festivals; on-farm
work parties; farm stays; crop tastings, similar to wine tastings; and
tours of heritage farms. Another idea was the creation of Island
Buying Weekends where certain farm products would be available to
the community over the course of a specific weekend. For example,
poultry producers could collaborate to set specific weekends for sale
of their products, which would minimize marketing and time spent
selling products for the farmer and make it clear to buyers when
products are available for sale. These weekends could be promoted in
local news publications and in the existing Local Food Directory.

To further increase accessibility and knowledge of local farm products

available on Denman Island, another item that was raised repeatedly during the public consultation process was
the possibility of augmenting the Local Food Directory with an interactive website. Many community members
mentioned that they would find the addition of farm names and a map very useful for locating local food. The
current Local Food Directory was published by Renewable Energy Denman Island (REDI) in 2009 and has been
updated annually. Despite access to this resource, a number of individuals mentioned that they didn’t know where
they could access products or how to buy certain products such as meat. Additionally, those who are new(er) to
the island may be unaware of all the properties and/or residents by name, and therefore have a difficult time
knowing how to access local products without addresses, websites, and other contact information. They suggested
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that a website or blog could be developed and maintained by a volunteer to provide more information on where
and how to purchase certain products. This online content could also encourage a community gleaning program,
whereby farms (or private properties) with excess produce offer their locations for free picking by volunteer
gleaners for redistribution throughout the community. Gleaning programs exist in many communities, but the
Victoria Fruit Tree Project has been one of the most successful (LifeCycles, 2012). The produce is split four ways
with one-quarter allocated to the homeowner, one quarter given to the volunteers, one-quarter offered to
community organizations, such as a local food bank or community centre, and one-quarter used to make value
added products, such as apple chutney, apple juice and apple cider vinegar.

Another suggestion from the community was to increase the prevalence of food and agriculture articles in local
Denman Island publications. These articles could focus on where to find local farm products, what to look for when
purchasing these products, and current agricultural news. Community members also suggested the possibility of
expanding the Denman Island Farmers Market to run twice per week on a year-round basis. Current management
of the market would need to be enhanced, which may require further funding if market booth fees aren’t
sufficient. There could also be additional rental fees for the market if the market moves indoors for the winter
season. An added possibility to increase access to farm products could be the construction of a farm produce stand
at the Denman Island ferry dock during the summer months at the height of the tourist season. This booth could
be staffed on a rotating basis by volunteers or by farmers on Denman Island. The produce stand would require
capital costs to construct and advertise, but could be self-supporting in the long term.

In order to implement many of these agritourism initiatives, outside funding may be necessary. The Investment
Agriculture Foundation (IAF) has funding options available through the Growing Forward program (see Potential
Funding Sources section) to support local farmers. Another possibility for support on Denman Island is through
Denman WORKS!. Denman WORKS! is a local Denman Island society that works with the Comox Valley Regional
District to leverage the local tax-funded budget to apply for grants for community non-profit organizations
(Denman WORKS!, 2012). BC Tourism may also be able to help support these initiatives through in-kind provisions.

RECOMMENDATION:

2. CONSIDER AGRITOURISM INITIATIVES

Actions:
e Investigate appropriate agritourism initiatives such as slow food cycle tours, food festivals, harvest
dinners, island buying weekends, farm stays, heritage farm tours and crop tastings.
e Determine the interest level of creating an Agritourism Marketing Plan.
e Consider starting a Community Supported Agriculture (CSA) program for island residents.

Desired Outcomes:
e Increased tourism positively affects other businesses on Denman Island, which provides additional outlets
for farmers to sell their products.
e Farmers have experienced an increase in their customer base since products are more convenient for
residents to access.
e  Production and marketing for farm products has been streamlined.
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A. Investigate appropriate agritourism initiatives.

Ensure Continue Support HDGPA 1-3 years Medium
supportive discussion agritourism
zoning is in about possible initiatives. CVEDS
place. agritourism
initiatives and Initiate Denman
appropriate agritourism WORKS!
locations. initiatives
when BC
appropriate | Tourism
such as food
festivals.

Low

IAF

BC
Tourism

B. Determine the interest level of creating an Agritourism Marketing Plan.

Provide Consider Contribute HDGPA 3-5 years Medium
input on the | developing a to the
plan where seasonal discussion CVEDS
appropriate. | agritourism on
marketing plan. | developinga | Denman
plan. WORKS!
Consider
partnering with | Provide BC
the Comox input froma | Tourism
Valley community
Economic perspective
Development on the plan.
Society
(CVEDS).

Low -
Moderate

IAF

BC
Tourism

Denman
WORKS!

C. Consider starting a CSA program.

N/A Discuss the Provide HDGPA 1-3 years High
potential of feedback on
initiating a a potential
cooperative CSA
CSA program.
program.

Moderate

CSA
Member
shares
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RECOMMENDATION:

3. MAKE FARM PrRoDUCTS MORE ACCESSIBLE TO THE DENMAN ISLAND COMMUNITY

Actions:
e Augment the Local Food Directory with an interactive website with maps and a blog.
e Develop a community harvest gleaning program.
e  Produce local articles and publications about food and farming.
e  Explore running the farmers market twice per week and indoor market opportunities.
e Investigate the opportunity of creating a farm produce stand at the Denman Community Dock by
cooperating with the Denman Island Residents’ Association (DIRA).

Desired Outcomes:
e  Community members find shopping easier because they know what products are available on Denman
Island, resulting in increased sales for local farmers.
e The gleaning program provides food for those who need it at minimal cost. Farmers have access to low
cost labour to pick products. Quality food is not wasted.
e Residents have a consistent and accessible location to purchase local food and farm products. Farmers
experience an increase in revenue from year-round sales.

A. Augment the local food directory with an interactive website.

N/A Participate | Web Denman Ongoing High Moderate Denman
in and technician to | WORKS! WORKS!
support develop and
efforts to maintain an REDI Vancity
highlight online local
local farm | food BC BC Tourism
products. directory and | Tourism

blog.

B. Develop a community harvest gleaning program.

N/A Offer Participate in | Denman Ongoing Medium Low Denman
produce the gleaning | WORKS! WORKS!
for program
gleaning when Transition
when offered. Denman
excess is Island (TDI)
available.
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C. Publish local articles and publications about food and farm products.

N/A Provide Provide Local Ongoing Medium | Low N/A
suggestions | suggestions publications
for and for and write
write local articles and
articles and | publications.
publications.

D.

Explore running the farmers market twice per week and indoor market opportunities.

Ensure Ensure year- | Continueto | Denman 3-5 years Medium Moderate Denman
supportive round support the | Island Old WORKS!
zoning is in produce is farmers School
place. available. market in its | Committee VIHA
new
endeavors. Other
Community
Centres

Ensure
supportive
zoning is in
place.

Support the
produce
stand with
fresh

Support the
produce
stand.

Investigate a farm produce stand at the Community Dock.

DIRA

3-5 years

Moderate

Low

Denman
WORKS!

VIHA

products.

BC FERRIES

Due to the high cost of transporting agricultural products and
livestock on and off Denman Island, many farmers felt that this
limited their production and the ability to sell their products to a
larger customer base. Many farmers also felt that the cost of the
ferries made it challenging to purchase important inputs and
supplies from off Denman Island, particularly when towing a
trailer. The cost for transporting a truck and trailer over 20 ft. in
length is $2 per foot, which often doubles the base price of a
passenger vehicle under 20 ft. Farmers were keen to see the cost

of towing a trailer reduced or eliminated for those with Denman Island Ferry Dock
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Agricultural licence plates. While some of these costs can be translated to consumers in the retail price to honour

the true cost of food, many farmers are reluctant to raise their prices too high so that they can compete with other

retail outlets. There was a strong desire amongst the farming community to at least see the ferry rates consistent

with unit rates charged to private vehicles.

It was also suggested that Islands Trust could lobby BC Ferries to give farmers, and those with Agricultural licence
plates, particularly vehicles carrying livestock, priority boarding at the front of the line to encourage agriculture on

Denman Island and the other Gulf Island communities. Currently, a reservation system is not in place on the

smaller routes, which can lead to long waits with livestock in extreme weather conditions. It was suggested that

Islands Trust and the Denman-Hornby Ferry Advisory Committee could open a dialogue with BC Ferries to address

these concerns.

RECOMMENDATION:

4. LosBY BC FERRIES TO SUPPORT FARMERS

Actions:

e Meet with BC Ferries to discuss fare consistency and eliminating the extra length fees for agricultural
vehicles hauling trailers to reduce the financial burden.

e Meet with BC Ferries to discuss assured and priority loading for producers transporting livestock.

Desired Outcomes:

e Reduced cost for farmers on BC Ferries that encourages marketing of Denman Island farm products to a

larger market and decreases the cost of transporting farm products, livestock and inputs.

e Reduced wait times for farmers transporting livestock.

A.

Meet with
BC Ferries to
discuss fare
consistency.

Provide
support for
advocacy
purposes.

N/A

Denman-
Hornby
Ferry
Advisory
Committee

1-3 years

High

Lobby BC Ferries to keep fares consistent and eliminate the extra length fees for farmers.

Low

Meet with
BC Ferries
regarding
priority
boarding for
producers.

Provide
support for
advocacy
purposes.

N/A

Denman-
Hornby
Ferry
Advisory
Committee

1-3 years

High

Lobby BC Ferries for assured and priority loading for producers transporting livestock.

Low
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PROCESSING AND INFRASTRUCTURE

GOALS:

e Increase the availability of farm processing equipment and infrastructure to create value
added products for sale on and off Denman Island.

e Increase the availability of food storage options for food items such as meat and frozen foods.

e Increase the accessibility of farm tools, infrastructure and inputs.

Due to the low population base and number of farm operations on Denman Island there has been limited
infrastructure for farm processing and sales. There are appropriately scaled opportunities that have been
implemented in other rural communities and could be investigated for implementation on Denman Island. The
HDPGA has been working hard to find processing and infrastructure options for local farmers on both Denman and
Hornby Islands. In 2011, the HDGPA purchased a small-scale juice press and grinder, as well as a chicken plucker
that they rent out to local farmers. They are further working to increase their supply of farm equipment and have
this available to those who need it.

Even though some efforts have been made to fill gaps in farm infrastructure on Denman lIsland farmers are still
severely limited in both processing and storage facilities. In order to process tree fruits into juice or cider for sale,
growers must have access to equipment that can press, pasteurize and bottle their products in a licensed facility.
Currently, some farmers need to send their raw products off Denman Island for processing and sale.

FARM PROCESSING EQUIPMENT

Since agriculture and food processing are permitted uses in R1, R2, R3 and A zones,
it would be possible for a farmers’ cooperative to collectively establish processing
facilities on private land (Islands Trust, 2008b). One example of this is the Wild
Islands Food Co-operative on Malcolm Island formed by residents of Sointula and
the Sointula Co-op Association. The food processing cooperative was "designed to
create an infrastructure that will provide support for new entrepreneurs and
existing businesses to add value to local resources" (UVic, 2000). Through funding
from the Job Creation Program (JCP), the Community Economic Adjustment
Initiative (CEAI) and member shares they were able to renovate an existing building
to provide federally approved processing facilities. This could be a possibility on

Abundant Fruit Trees on the Denman lIsland in the long term with sufficient funds for the initial capital
Island Provide Products for  investment. Denman WORKS! could provide support for this initiative by helping to
Processing source funds through grants and donations. Farm processing equipment such as an
industrial juicing press, pasteurization equipment, honey separator, egg grader, maple syrup evaporator and a
mobile abattoir were identified as important infrastructure needs for Denman Island. A mobile abattoir was
highlighted as an important component of livestock agriculture. Mobile abattoirs allow animals to be slaughtered
close to the farm, which minimizes stress to the animals caused by transporting them off of the island.
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FooD STORAGE

Another concern raised by the Denman Island community was the lack of large-scale storage options for food. One
local restaurant suggested that they are unable to purchase large quantities of meat from local farmers because
they have no location to store this meat on their premises. A central storage facility with a freezer, cooler,
warehouse and sorting area would be highly beneficial and well-utilized. These facilities could be placed in the
same location as the potential processing centre, but short term solutions would be beneficial for both farmers
and restaurant owners.

FoobD AND FARMING TOOLS AND INFRASTRUCTURE

Other farming tools, resources and infrastructure were identified as missing on Denman Island. Farming tools and
inputs such as a spader, fencing supplies, soil amendments, livestock feed and seeds cannot be sourced on the
island and need to be purchased on Vancouver Island. Also, infrastructure such as greenhouses, nurseries,
composting facilities, a large animal vet and laboratory facilities were mentioned as potential ways to support
farming. These might not be appropriate in a region the size of Denman Island, but could be explored as options.
Furthermore, participants in the Community Forum suggested that a local brew pub would be a great place to
showcase some Denman Island products and attract tourists.

Vintage Farm Equipment at Westisle Farms

RECOMMENDATION:
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5. ESTABLISH FACILITIES TO SUPPORT PROCESSING AND STORAGE OF FARM PRODUCTS

Actions:

Encourage the development of processing, warehousing and distribution facilities for local agriculture.
Seek funding support through Denman WORKS! for a processing centre and explore options.

Seek out existing infrastructure for storage of farm products.

Coordinate with farmers to purchase and house necessary infrastructure such as greenhouses, additional
nurseries and composting facilities.

Investigate lending institutions and utilize financially supportive tools (loans, credits) for agricultural
innovators.

Support initiatives to attract local and/or regional appropriately-scaled processing activity, such as
canning operations, wineries, breweries, cheeseries and small-scale freezing/dehydrating operations.
Partner with the Vancouver Island Health Authority (VIHA) to advertise and provide food safety training to
local producers/processors.

Engage the ALC and Ministry of Agriculture in discussions regarding regulations related to on-farm
processing.

Desired Outcomes:

Farmers are able to store products to be sold at a later date and lengthen the growing season.
Connections with other processors and organizations that can provide technical and educational support
have been established.

Farmers have access to equipment to produce value-added products and store existing products to
increase farm profits.

New processed products made with local farm products have been created for sale to local businesses on
and off the island.

A.

Enable establishment of processing, warehousing, and distribution facilities for local agriculture.

Local

Farmers Residents & | Other Key | Timeframe | Priority Funding Potential
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Work with
farmers to
identify
target
locations.

Ensure
supportive
zoning and
land use
designations
are in place.

Amend Land
Use Bylaw
to allow
Temporary
Use Permits
for facilities
(see #13).

Work with
the LTC to
identify
appropriate
areas.

Consider
creating
appropriate
facilities on
farm
properties
or
elsewhere.

Support the
establishment
of facilities.

HDGPA

Small Scale
Food
Processors
Association
(SSFPA)

Denman
WORKS!

1-5 years

Medium

Moderate

IAF

Private
Sector

Growing
Forward

Denman
WORKS!

Work with
farmers to
identify
target
locations for
a processing
centre.

Work with
the LTC to
identify an
appropriate
location for
a processing
centre.

Apply for
funding.

Support the
establishment
ofa
processing
centre.

Denman
WORKS!

HDGPA

B. Seek funding support through Denman WORKS! for a processing centre.

1-5 years

High

High

Denman
WORKS!

| C. Seek out existing infrastructure for storage.
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N/A Investigate
options for
food storage
facilities,
greenhouses,
nurseries &
composting
on farms and
in existing
buildings.

Offer
available
infrastructure
for farming
infrastructure
purposes if
available.

HDGPA

1-3 years

High

Low

N/A Cooperate to
purchase
scale-

appropriate

infrastructure.

Support new

facilities.

HDGPA

Denman
WORKS!

1-3 years

High

D. Coordinate to purchase and house infrastructure such as greenhouses, nurseries and composting facilities.

High

Denman
WORKS!

E.

N/A Look into
and utilize

financial
tools.

N/A

Investigate lending institutions and utilize financial tools.

HDGPA

1-3 years

High

Existing

F.

Work with Encourage
CVEDS and BC | local
Tourism to and/or
encourage regional
local and/or processing
regional activity.
processing

activity.

N/A

CVEDS

SSFPA

BC Tourism

Ongoing

Support initiatives to attract local and/or regional appropriately-scaled processing activity.

Medium

Moderate

Growing
Forward

IAF

G. Partner with the Vancouver Island Health Authority (VIHA) to advertise and provide food safety training.
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GOALS:

e Provide education for consumers on Denman Island so that there is a greater appreciation and
support for local agriculture.

e Provide education and extension support for farmers on Denman Island so that they can
optimize their production and increase farm profitability.

Within the topic of education two subcategories of ideas emerged during the public consultation process. The
community suggested that there could be more educational opportunities for both consumers and farmers on
Denman Island.

EDUCATION FOR CONSUMERS

Many of the participants at the forum and focus group sessions felt that there could be more education on topics

such as the “real cost of food”, the importance and benefits of eating locally and seasonally, and the potential

contamination of bringing in plants and products from off the island (i.e. weeds, pests, diseases, etc.). Although

workshops and seminars are currently offered on farming topics through various community organizations, this
could be enhanced.

The Denman Island Community Education Society

“provides education, support and recreational

services to children, youth, families and adults”.

Their programs are focused on “literacy and early

intervention programs for pre-school and primary

children, support for teens commuting to high

school, community Internet access, distance

education, health and wellness education,

continuing education for life-long learning,

employment counselling, and recreational

programs” (DICES, 2012). It was recommended

through the public consultation process that

agricultural education opportunities could be

Community School Garden integrated into the school curriculum and that the

current school garden could be revived and utilized.

The community school has limited and tenuous financial support and relies heavily on volunteers. Community

members and farmers who are interested in the community school implementing agricultural programs could

volunteer their support. BC Agriculture in the Classroom (AITC) Foundation offers a variety of resources and

programs for schools to assist in integrating agriculture into their curriculum. Some of their key programs include

the BC School Fruit and Vegetable Nutritional Program, Spuds in Tubs and Take a Bite of BC. AITC also offers a

series of lesson plans for a variety of grade levels and could be a valuable partner for the Denman Island
Community Education Society.

DICES also currently offers Community Delivered Education Programs, which could include agricultural content.
Some topics that could be offered at all age levels are: food security, food sovereignty, small-scale food

production, small-scale livestock husbandry (i.e. chickens, rabbits, etc.), wild food harvesting (i.e. mushroom
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picking, wild plant harvesting, etc.), food preservation techniques (i.e. canning, dehydration, fermentation, etc.)
and cooking classes. Many community members have expertise in these areas and instructors could be drawn
from the current pool of residents. Programs that are offered outside of school hours are subscriber funded, which

could also help with the ongoing costs of maintaining this service.

RECOMMENDATION:

6. INCREASE THE AVAILABILITY OF FARMING-RELATED WORKSHOPS AND COURSES

Actions:

e Enhance and increase existing food security, climate change, seed saving, food production and other

workshops and courses.

e Explore management tools and programs that will support the sustainable harvesting of wild foods like

honey, berries and mushrooms.

Desired Outcomes:

e Community members have developed a stronger appreciation for farming.

e  Farmers have learned new farming techniques that contribute to increased farm profitability.

e Farmers are able to access new farm products that require minimal management and contribute to

enhanced revenues.

A.

Promote
educational
opportunities

Offer
expertise to
instruct
workshops
and courses.

Promote
educational

opportunities.

Support and
attend
educational
opportunities

when offered.

Promote
educational

opportunities.

Offer
expertise to
instruct
workshops
and courses.

Enhance and increase existing agricultural workshops and courses.

Denman
WORKS!

HDGPA

Denman
Island
Community
Education
Society
(DICES)

Ongoing

High —
Medium

Moderate

Denman
WORKS!

Vancity
IAF
VIHA

AGRI

B. Explore management tools and programs that will support the sustainable harvesting of wild foods.
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Provide
information
on pertinent
legislation,
conservation
area needs,
and public
areas
available for
wild food
harvesting.

Offer
expertise to
instruct
workshops on
sustainable
wild
harvesting.

Promote
educational

opportunities.

Support and
attend
educational
opportunities
when
offered.

Offer
expertise to
instruct
workshops on
sustainable
wild
harvesting.

Denman
WORKS!

HDGPA

DICES

Ongoing

High —
Medium

Moderate

Denman
WORKS!

IAF

RECOMMENDATION:

7. DEVELOP AND SUPPORT FARM TO SCHOOL PROGRAMMING

Actions:

e Consider implementing agricultural education within the Denman Island Community Education Society’s

current curriculum.

e Expand the existing school garden with support from the surrounding community.

Desired Outcomes:

e Local Denman Island school children have a stronger understanding of food and farming.

e School children develop the tools and knowledge to grow their own food and farm products.

N/A

Provide
expertise and
offer to
instruct
classes.

Provide
expertise and
offer to
instruct
classes.

DICES

BC
Agriculture
in the
Classroom
(AITC)

1-3 years

A. Support and expand agricultural education within the DICES’s current curriculum

High

Moderate

Farm to
School
Program
Vancity
VIHA

AITC (in-
kind)

| B. Expand the existing school garden with support from the surrounding community.

39

218



Government Community Players Requirements | Funding
Groups Sources
N/A Support the Support the DICES 1-3 years High Moderate Evergreen
expansion of | expansion of
the school the school Vancity
garden by garden by
donating providing VIHA
plants and volunteer
helping to labour.
plant and
harvest.

EDUCATION FOR FARMERS

In order to enhance profitability on farms on Denman Island, farmers
who were present during the forum and focus group sessions identified
an opportunity to educate and provide resources to farmers on
effective crop varieties, pricing, production techniques, animal welfare
concerns, climate change adaptation and navigating regulations. It was
suggested that a resource library could be developed to provide
support for farmers on Denman Island in addition to collaboration with
the Ministry of Agriculture’s Growing Forward program (see Potential
Funding Sources).

A popular suggestion that was raised was the hiring of an agricultural
support officer to provide extension services to local farmers on island
communities and help them to navigate federal, provincial and local
regulations. Agricultural support officers act as a liaison between
government, health authorities and local farmers. In 2007, the Regional
District of the Central Okanagan hired an Agriculture Support Officer
through the regional Economic Development Office to implement their
region’s agricultural area plan. This officer also provides support to the residents in the community by receiving
nuisance complaints and explaining regulations where necessary. Ideally the Agricultural Support Officer would be
a Professional Agrologist with planning skills who could provide support in determining crop varieties that provide
high economic returns, identifying appropriate production methods, recognizing strong marketing potential for
various products and ascertaining effective pricing structures. An Agricultural Support Officer could be hired
through the regional Economic Development Office (CVEDS) or Denman Works! to provide support for local
farmers and encourage new farmers to move to the region.

Another recommendation that was presented during the forum and focus group sessions was that the community
should take advantage of the agricultural expertise and knowledge existing on Denman Island. Mentoring for new
and current farmers could also be developed through the HDGPA.

RECOMMENDATION:

8. EDUCATE AND SUPPORT NEW AND CURRENT FARMERS
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Actions:

e  Create educational opportunities for new and current farmers on Denman Island.

e Consider establishing a mentoring support system to help new and current farmers with farming
questions.

® Liaise with Ministry of Agriculture staff (Farm Business Advisory Services Board) to explore information
extension opportunities for farmers regarding provincial regulations. Topics could include: meat
processing regulations and licensing, aquaculture, business development, farm value assessments, crop
diversification, long term leases, covenants, marketing and pricing, equipment rental and sharing, pricing
products appropriately, etc.

Desired Outcomes:

e Farmers learn new farming techniques and business development opportunities that contribute to
increased farm profitability.

e New and current farmers are encouraged and remain on Denman Island.

A. Support and expand educational opportunities for new and current farmers

Partner with Attend and Attend AGRI Ongoing High — Moderate AGRI
AGRI to offer | support workshops to Medium
workshops workshops learn about CVRD CVRD
for farmers. when farming
offered. opportunities. | HDGPA IAF
Offer to Offer to Denman
instruct instruct WORKS!
workshops in | workshops in
areas of areas of
expertise. expertise.

N/A

Establish a mentoring support system.

Consider
establishing a
mentoring
program
through the
HDGPA.

N/A

HDGPA

Ongoing

Medium

Low

C. Connect with AGRI education opportunities
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REGULATORY FRAMEWORK
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GOALS:

o Further preserve and protect agricultural land by implementing local government tools,
updating the Land Use Bylaw and amending the OCP.

e Provide an opportunity for farmers to house seasonal farm workers through camping or
secondary dwellings when appropriate.

e Investigate opportunities for scale-appropriate processing and sales of eggs, meat and milk on
and off Denman Island.

¢ Increase the likelihood of farms obtaining farm tax status.

Agriculture in Canada is governed by several levels of government and associated municipal, provincial and federal
policies. Due to their interrelationships, these regulations can be confusing and overwhelming. Many community
members on Denman Island are unclear on how and what regulations affect agriculture in this region. An
explanation of the role of Federal, Provincial and Local agencies that govern agriculture in BC can be found in the
Denman Island Agriculture Strategy.

Through consultation with the farming and residential community on Denman Island it was determined that there
were a number of regulatory barriers that had an effect on farming. Some of these regulations were discovered at
the local government level with the Islands Trust, while others existed at the Provincial level.

LocAL GOVERNMENT ISSUES

Community members felt that these policies and regulations could be strengthened to further support agriculture
and enhance the profitability of farming ventures through amendments to the OCP and updates to the Land Use
Bylaw. Two main areas of concern that could be addressed by the local government are the non-farm use of
agricultural land within the ALR and farm worker housing.

NON-FARM USE OF AGRICULTURAL LAND

Some concerns were raised during the public
consultation process that exclusion applications for
land within the ALR on Denman Island are being
approved too readily. It is unclear whether or not
these concerns are evidence-based or not. However,
recent redesignation of ALR land into a new park was
noted as an example of the alienation of ALR land on
the island. The Trust Council is supportive of
maintaining the ALR base, as evidenced in their policy
statement (Islands Trust, 2003):

Exclusion Application Notice
4.1.11 Trust Council encourages the Agricultural

Land Commission to approve applications from property owners for inclusion of their land with potential
for agriculture in the Provincial Agricultural Land Reserve.
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The Local Trust Committee has also demonstrated clear support for the ALR in the Denman Island OCP (Islands
Trust, 2008a).

Objective 1: To protect the Agricultural Land Reserve

e Policy 6: The Local Trust Committee should only support an application for non-farm use or exclusion of
land from the ALR if the proposed non-farm use or exclusion provides for an essential community service
or amenity which cannot reasonably be located on land outside of the ALR and for which the community
need clearly outweighs the loss to agriculture.

e  Policy 7: The Local Trust Committee should only support an application for non-farm use or subdivision on
land in the ALR if the proposed non-farm use or subdivision is consistent with zoning regulations and
either:

0 allows an activity that supplements the farm income and does not decrease the farming
capability of the property; or
0 protects the land for conservation purposes.

In addition, the Denman Island Local Trust Committee has the capacity to act as the agent of the ALC in land use
decisions under the Local Government Act and can deny applications before submission to the ALC if they may
result in a zoning change (ALC, 2002). A Denman Island Agricultural Advisory Planning Commission (AAPC) could be
established to review incoming ALR applications and make recommendations to the Local Trust Committee. The
AAPC would provide the Local Trust Committee with expertise and experience from the farming community to
assist with challenging application decisions.

In addition to the ALR there are a variety of tools available to local governments to help protect agricultural land
including Agricultural Enterprise Zones, Covenants, and Farmland Trusts.

Agricultural Enterprise Zones

Agricultural enterprise zones (AEZs) refer to designated areas where zoning, tax exemption and other programs
stimulate select types of business activity and job creation (Curran & Stobbe, 2010). The purpose is to facilitate the
co-location and land use agglomerations of agricultural services in a certain area to benefit both farms and
businesses. AEZs are typically located in appropriate commercial and industrial areas outside the ALR but adjacent
to farms, and provide a dedicated location for agricultural-related businesses. Incentives for the development of
new enterprises such as processing facilities, product storage, and services for farm businesses are usually
included. The creation of an AEZ on Denman Island could stimulate creative competition and economic knowledge
spillovers that result in development of value-added products, processing technologies, intra-firm value chain
collaboration, economies of scale, and cooperation in activities like marketing (Curran & Stobbe, 2010).

Covenants

A covenant is a voluntary agreement between the landowner (often a farmer or a developer) and a covenant
holder (a municipality, regional district, or non-profit organization) (Curran, 2005). The landowner agrees to
protect the land outlined within the covenant, while the covenant holder has the right to monitor and enforce the
covenant to make sure the landowner is using the land in accordance with the covenant. Registering the covenant
on the title of the land ensures that the covenant applies to future owners and endures indefinitely.
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Covenants on parcels of residential land adjacent to the ALR can include buffer specifications and landscaping
requirements to mitigate nuisance complaints as a result of farming activity. Covenants “run with the land,”
meaning they apply to whoever owns the land, thus ensuring that edge mitigation measures endure over the long
term. Covenants may contain the following provisions (Curran, 2005):
e The use of land (including that it be used for agricultural purposes), or the use of a building on or to be
erected on land;
e Thatland is to be built on in accordance with the covenant or is not to be built on;
e Thatland is not to be subdivided except in accordance with the covenant or is not to be subdivided;
e That parcels of land designated in the covenant are not to be sold or otherwise transferred separately;
e That land or a specified feature be protected, maintained, enhanced, or restored in accordance with the
covenant.

Covenants are often secured on land that is being subdivided adjacent to farmland to ensure that future activities
and development do not hinder the productive ability of the land in the ALR (Curran, 2005). Covenants also
provide notice to potential buyers that the land is adjacent to farmland, which helps prevent future conflict.
Municipalities, regional districts and other organizations such as farm and conservation groups can also use
covenants to restrict the use of land to activities and areas of use that respect farming. Under section 219 of the
Land Title Act, a municipality or regional district may register a covenant on the title to land to protect specific
characteristics of land in or adjacent to the ALR. Currently, one buffer covenant was required in 2010 for a
subdivision in the North Denman Lands bordering the east side of the new Park Road. Covenants of this nature
could be required in the subdivision regulations under the Land Use Bylaw 186.

Farmland Trusts

To further protect the ALR and farmland one suggestion we heard during the public consultation was the
establishment of a Community Farmland Trust (CFT). CFTs are generally charitable, private organizations with the
mandate to protect and preserve farmland (Reakes, 2007).There are a variety of different models for trusts of this
nature, but non-profits are the most common. The University of Victoria (UVic) Environmental Law Centre has
developed a handbook (Reakes, 2007) to provide guidance in establishing a CFT. During the forum and focus group
sessions it was suggested that a percentage of the tax income from the community could be used to purchase land
for farming and help to establish a CFT. This trust could be governed by an existing non-profit organization, such as
the Denman Conservancy Association (DCA), or a newly formed organization whose mandate is to accept,
purchase and actively manage farmland on Denman Island to ensure it is farmed into perpetuity. The DCA is a
charitable conservancy empowered to hold land under the Ecological Gifts Program and as a designated party
entitled to hold conservation covenants. This land could also be used to establish educational farm operations or
provide low cost land to new farmers to the region.

RECOMMENDATION:
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9. PROMOTE THE ACTIVE USE OF FARMLAND

Actions:

e Support the development and use of community farmland for community gardens, educational farm plots
and larger parcels of land for agriculture. Support the HDGPA'’s current land-linking project.

e Develop a checklist for the LTC and Islands Trust staff to use when reviewing ALR applications for
subdivisions, non-farm use, and exclusions as well as farm worker housing applications in consultation
with the Ministry of Agriculture and the ALC.

e Create a farmland trust.

Desired Outcomes:
e Farmland within and outside the ALR has been preserved for farming activities.
e  Farmers with limited capital investment opportunities have access to land for farming.
e It has been ensured that the maximum amount of farmland is in its most productive use regardless of
ownership.

A. Support the development and use of community farmland.

Support the Further Support the HDGPA 3-5 years Medium | Significant Leases or
HDGPA’s develop use of - Low Licences
Land Linking | the Land community Denman
and Land Linking and | farmland. Conservancy Membership
Bank Land Bank Association Fees
projects. programs. | Participatein | (DCA)
the Donations

Ensure Mentor community AGRI of land
supportive new gardens and
zoning is in farmers educational Linking Land
place. leasing plots. and Future

farm plots. Farmers

B. Develop a checklist to use when reviewing applications

Develop a N/A N/A AGRI 1-3 years High Moderate
checklist to
use when ALC
reviewing ALR
and farm
worker
housing
applications.

| C. Create a farmland trust. |
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N/A Provide land | Provide DCLTA 5-10 years | Low High Leases or
for the land for the Licences
farmland farmland DCA
trust. trust. Membership

Fees
Provide Provide
donations. donations. Donations
of land
Become a Become a
member of member of
the trust. the trust.

RECOMMENDATION:

10. ESTABLISH AN AGRICULTURAL ADVISORY PLANNING COMMISSION

Action:
e Appoint an Agricultural Advisory Planning Commission (AAPC) that would include local farmers once the
Agriculture Plan Steering Committee is dissolved.

0 The AAPC would assist the LTC in the implementation of the Farm Plan; provide
recommendations to the LTC on land use applications on ALR land such as for subdivision, non-
farm use, rezoning and exclusion of land; and would provide recommendations to the LTC on any
other special projects or initiatives to do with agriculture

Governance and Operation:
e The AAPC to be established as an advisory commission to the LTC. Members from the food and farming
community would be appointed to sit on the AAPC with ex-officio members from the Ministry of
Agriculture, Comox Valley Regional District and the Denman Island Local Trust Committee.

Desired Outcomes:
e Insight and input has been generated from local farmers on the impact of local planning on the farming
community.
e The Farm Plan has been effectively implemented and monitored by members of the farming community.

| A. Appoint an AAPC.
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Government Community Players Requirements | Funding
Groups Sources

Appoint Volunteer to | Volunteer to CVRD Short High Low

members sit on the sit on the

from the AAPC. AAPC if AGRI

farming appropriate.

community to

sit on the

AAPC.

FARM WORKER AND AGRITOURISM HOUSING

A major concern raised by the participants
during the forum and focus group sessions was
the lack of provision for housing for agritourism
activities and temporary farm workers. The
following are the Denman
regulations that have to do with on-site

Island

accommodation (Islands Trust, 2008b):

e Home-based guest accommodation
must be contained within the principal
dwelling unit, and is limited to a
maximum  of

three

including Bed & Breakfasts;

e  Vacation

rentals of

less than one

zoning

bedrooms,

month, whether occasionally or on a repeated basis, are not permitted;

o Dwelling units for full-time farm workers employed on the lot are permitted in Zone” A”;

Some of the farmers consulted expressed a need to house farm workers, but their property may not have been

located in Zone “A”, or they did not have full-time help. Furthermore, commercial campgrounds are permitted on

Denman Island only within Fillongley Park (Islands Trust, 2008b). Establishing commercial campgrounds on private

land is currently not permitted. Other communities have come across this issue and the Ministry of Agriculture is

reviewing farm worker housing.

The ALC permits the following land uses on ALR under Section 3 (ALC, 2003):

A. Accommodation for agritourism on a farm if

a.

All or part of the parcel on which the accommodation is located is classified as a farm under the

Assessment Act,

The accommodation is limited to 10 sleeping units in total of seasonal campsites; seasonal

cabins, or short term use of bedrooms including bed and breakfast bedrooms; and

The total developed area for buildings, landscaping and access for the accommodation is less
than 5% of the parcel.
There are concerns in many communities with the establishment of farm worker housing such as potential misuse

for rental housing and non-farm use purposes, loss of agricultural land due to housing, increased density in the
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agricultural landscape, increased demands on the infrastructure and workers coming in with no connection to the
community (Hesje, 2010). For these reasons mechanisms have been identified that can be used to regulate farm
worker or agritourism accommodation such as minimum lot sizes, home plate covenants (housing envelopes that
protect agriculture and reduce fragmentation by keeping residential uses clustered together), thresholds of
operation for crop types, statutory declarations, restrictive covenants and open communication (Hesje, 2010). In
the City of Chilliwack, once per year the Registered Owner of the parcel must submit written confirmation stating
that the approved user is still occupying the Temporary Accessory Dwelling. Minimum lot sizes are also common
and range between 2 and 4 hectares (5 to 10 acres).

The level of farming currently on Denman Island may not meet the criteria required for approval of seasonal
worker housing; however investigating opportunities for camping on farms that meet a level of production may be
an option. Consultation with the farming community will help to identify the need for farm worker housing, as it is
currently unknown, and identify appropriate changes to the Land Use Bylaw.

RECOMMENDATION:

11. UNDERTAKE A REVIEW OF ADDITIONAL HOUSING ON FARMLAND

ACTIONS:

e Undertake a review of additional housing on farmland (i.e. farm worker housing and agritourism
accommodation) in consultation with the DCLTA and the newly established AAPC to determine the need
for additional housing.

e  Discuss solutions such as camping or temporary structures.

e  Participate in current discussions in other island communities regarding additional housing.

e Consider the following OCP and zoning amendments:

0 Allow secondary suites in principal single family dwellings in agricultural areas including zones A and
R2.

0 Adopt a policy that the LTC may consider zoning regulations permitting additional accommodation for
farm help, provided the accommodation is necessary for farm purposes, provides cooking and
washing facilities, and is temporary in nature, limited in size, and consistent with the
recommendations of the Regional Agrologist. This accommodation may include, but is not limited to
commercial camping facilities.

O Adopt a policy that agritourism accommodation may be permitted as an accommodation outside of
the primary dwelling. The LTC may consider applications for rezoning or temporary use permit that
would permit agritourism accommodation, provided that:

a) the useis accessory to working farm operations;

b) the use is on agriculturally designated land that is in the ALR or has farm tax status;

c) the application is consistent with ALC policies;

d) the working farm will continue in operation and will not be adversely affected;

e) potable water of sufficient quantity for both farming and non-farming use is available;
f) sewage disposal facilities are suitable;

g) on-site parking is adequate;

h) the impact of increased traffic on adjacent roadways is considered;

i) the environmental impact of the proposal is considered; and
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j)  the impact on adjacent properties is addressed.

Desired Outcomes:
e Farmers are able to accommodate and access increased farm labour, which increases farm revenues.
e Farmers have generated revenue from agritourism accommodation and farm stay options.

A. Review issues of farmworker housing, secondary suites, and agritourism accommodation

Determine Provide a N/A AGRI 1-3 years (Farm High Low
needs of clear Worker Housing)
farmers for estimate of ALC

farm workers | farm 3-5 years

in worker DCLTA (Agritourism
consultation | needs and Accommodation)
with the timeframes.

AAPC.

Support the

DCLTA in

securing

affordable

housing.

B. Consider solutions such as camping or temporary structures.

Consider Participate | N/A AGRI 1-3 years High Low
regulations in
to allow discussion ALC
temporary on
housing on solutions
farmland. for
temporary
housing.

C. Establish Islands Trust-wide approach to reviewing housing on farmland.

Islands Trust Participate | N/A Other 3-5 years Medium | Moderate
to initiate in advisory Gulf

with role. Island

advocacy LTCs

from the LTC.

| D. Implement updates to the Land Use Bylaw and OCP, if required

50

229



Local Farmers Residents & Other Timeframe Priority | Funding Potential

Government Community Key Requirements | Funding
Groups Players Sources

Consider Participate | N/A AGRI 3-5 years Medium | Moderate

amending the | in advisory

Land Use role. ALC

Bylaw and

OCP to reflect
the need for
additional
housing.

ProVINCIAL AND SuPPLY MANAGEMENT REGULATIONS

Many of the concerns around regulations presented at the forum and focus group sessions focused on provincial
level governance. Some of these concerns included: dairy quota, egg grading, meat inspection and farm tax status.
Each of these is discussed below.

DAIRY QUOTA RESTRICTIONS

A significant desire for local dairy products was evident during the forum and focus group sessions. Residents of
Denman were interested in accessing locally-produced dairy products such as cow milk and cheese, but there are
restrictions with dairy quota that prohibit some forms of cow dairy product production. The BC Milk Marketing
Board (BCMMB) promotes, controls, and regulates the production, transportation, packing, storing and marketing
of milk, fluid milk and manufactured milk products (BCMMB, 2010). The following are some of the duties and
responsibilities of the BCMMB:

e Maintain a register of licensed producers;

e License all producers, vendors, producer vendors and milk transporters;

e Allot milk quota to licensed producers;

e Serve as the registrar of milk quota and administer the transfer of milk quota among licensed producers;

e Administer the timely changes to authorized, published milk prices;

e Administer the monthly producer equalization pool, including the reconciliation of milk production with

reported processed industrial milk product production and fluid sales; and
e Coordinate daily on-farm milk pick-up and delivery to processors.

Quota and supply management are in place in Canada to ensure that production meets the needs of consumers
and establishes production level to meet the demand (BCMPA, 2012). The cost to purchase quota is often
prohibitive for most small-scale dairy operations and the available quota is largely located in the Lower Mainland
of BC. A new program was established by the BCMMB called the Cottage Industry Program (CIP), which allows
small producer/processor manufacturing operations to run independently so as not to jeopardize the provincial
obligations to the Western Milk Pool. Quota is temporarily allocated during the start-up years and the producer is
required to obtain a Class E Producer Vendor Licence. This licence comes with a number of restrictions for the
producer including (BCMMB, 2010):

e The producer must not operate more than one dairy farm.
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e  Production volume must not exceed 4.1 kg of butterfat per day.

e The producer must be located in a Remote Region (North Vancouver Island qualifies).

e The producer must process only milk produced by that producer’s own cows and only into consumer
ready manufactured milk products.

e The producer is ineligible to receive milk.

e  The producer cannot market fluid milk.

Little Qualicum Cheeseworks in Qualicum Beach and Moonstruck Organic Cheese Inc. on Salt Spring Island both
belong to the CIP and function as small-scale independent cheese producers. They utilize the milk from their own
cows to create value-added products for sale on and off the islands. The CIP could be a viable option for Denman
Island under the right circumstances.

It is also important to mention that the quota restrictions only apply to cow milk and cow milk products. Sheep and
goat dairies are not regulated by the BCMMB, but operations still need to be licenced by the BC Centre for Disease
Control.

EGG GRADING REGULATIONS

Similar to the cow dairy quota, egg production is governed
by supply management and quota restrictions. The BC Egg
Marketing Board administers the national supply
management system for eggs in BC and has the authority
to impose and collect levies from producers (BCEMB,
2010). Due to this supply management system, and
regulations outlined by the Ministry of Health, Denman
Island producers are unable to sell eggs directly to local
commercial businesses unless they have been graded at a
registered grading station. However, individual producers
can sell eggs directly to consumers from their farm gate or
at a farmers market. The nearest egg grading station to
Denman Island is located in Westholme on Vancouver
Island, just north of Duncan. It is very expensive to ship small quantities of eggs to this station from Denman and it
would be beneficial to have a station closer, or within the Comox Valley. There are only four stations in all of BC, so
it is unlikely that this will occur in the short term, but HDGPA could investigate the feasibility of purchasing a small
egg grader and provide this information to the Denman Island community.

MEAT INSPECTION REGULATIONS

Participants in the focus group sessions and forum expressed concern that the meat inspection regulations have
made it cost-prohibitive and logistically challenging to raise animals for meat on Denman Island. While the
Canadian Food Inspection Agency (CFIA) oversees the inspection of slaughter facilities across Canada, the
Provincial Meat Inspection Regulation sets out construction, inspection and other requirements for provincially
licensed slaughter facilities in BC. The regulation came into force in 2004, compliance became mandatory in
September of 2007 and significant changes to licence classes were made in April 2010 (BC Laws, 2004). The
number of licensed slaughter plants in B.C. has increased from 12 in 2004 to 37 in 2010 (BCMHS, 2010a). In 2013
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there will be a transition of responsibility for meat inspection from CFIA to the provincial governments, which may
cause significant changes.

In 2009, a Meat Inspection Regulations (MIR) Transition Strategy was announced to further support operators in
the transition to full licensing under the MIR. The strategy included collaboration with small rural operators to
determine minimum food safety requirements and a viable licensing approach for producers in isolated areas with
limited capacity to establish a fully licensed abattoir. As a part of the Transition Strategy, two new categories of
licences (Class D and Class E) were introduced in April 2010 to better serve remote and rural communities (BCMHS,
2010a). Denman Island is located within the Comox Valley Regional District (island section) and small-scale
producers can apply for Class E licences. Class E (Direct Sales) allows direct producer sales to consumers from the
producer’s farm (farm gate sales). Production is limited to 10 animal units per year (approximately 4,540 kg live
weight) and the permit allows only the slaughter of the licence holder’s own animals. Prior to being eligible to
apply for a Class E licence, operators must complete and submit a feasibility study clearly demonstrating a lack of
slaughter capacity. Applications are reviewed on a case-by-case basis and Health Canada has recently developed a
Class E Feasibility Study that must be completed by all potential facilities. Producers on Denman Island can claim
exceptional circumstances due to the need to travel by ferry to the closest licenced facility. Once the feasibility
study has been approved potential Class E facilities must complete the SlaughterSafe training, a food safety plan, a
site assessment with the local health authority and a Class D/E application form (BCMH, 2011). Despite this change
to the regulations there is no guarantee that farmers will be approved for Class E designation.

Salt Spring Island has been experiencing a similar concern. In order to deal with this issue, they investigated the
possibilities of establishing a mobile abattoir on the island. In July of 2011, the Local Trust Committee approved a
temporary use permit to allow construction of a mobile abattoir and cut and wrap facility (SSAA, 2012). The Salt
Spring Agricultural Alliance applied for funding through the Meat Transition Assistance Program administered by
the BC Small-Scale Food Processors Association (SSFPA) and were approved for $150,000 of matching funds with a
total project budget of $350,000. The Temporary Use Permit is valid for three years and can be renewed. An option
for Denman Island is to amend the Land Use Bylaw to allow for Temporary Use Permits to be issued for agricultural
uses such as a mobile abattoir or other food processing. At that point, an investigation could be initiated to
determine the feasibility of establishing a mobile abattoir on Denman Island for use by Hornby Island farmers as
well.

SMALL FARM TAX STATUS

Concerns with the current requirements for farm status were raised repeatedly throughout the public consultation
process. Currently, the Island Trust policy statement outlines the following mandate (Islands Trust, 2003):

4.1.12 Trust Council encourages the Provincial government and the British Columbia Assessment Authority to:
O retain a separate farm class to provide significant property tax incentives;
0 ensure that the threshold for farm income necessary for farm class status is appropriate to
agriculture within the Trust Area; and
0 acknowledge that the total land area subject to the farm class may include land left uncultivated.
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Despite these intentions qualification for farm class is still considered unattainable for many Denman Island
farmers. Under the Standards for the Classification of Land as a Farm Regulation, made under the
Assessment Act, a part of a parcel of land used for (BC Assessment, 2012):

a) primary agricultural production;

b) purposes that contribute to primary agricultural production (e.g., irrigation);

c) a farmer’s dwelling; or

d) the training and boarding of horses when operated in conjunction with horse rearing.

All farm structures, including the farmer’s dwelling, will be classified as Class 1 - residential.

The minimum annual income for the purposes of farm class is calculated based on the farm gate prices and are
calculated as follows (BC Assessment, 2012):
a) $10,000 on land less than 8,000 m? (2 ac);
b) $2,500 on land between 8,000 m? (2 ac) and 4 ha (10 ac);
c) on land larger than 4 ha (10 ac), you must earn $2,500 plus five per cent of the actual value of any farm
land in excess of 4 ha;
d) $10,000, in order to qualify unused land where the area in production makes up at least 25% of the
land.

Farm gate price is the dollar value received from direct farm sales, or the value of raw primary products used for
processing. In terms of livestock, it is the live weight sale price, less purchase costs, not the killed or dressed price
quoted by the butcher (BC Assessment, 2012). Based on farm gate prices, the average revenue in gross farm
receipts per farm is estimated at $7,351, which is less than the $10,000 necessary for farms on land less than 2
acres. The Islands Trust could play a role by advocating BC Assessment Authority for changes in the farm tax
assessment to include the sale of value-added and agritourism products in determining primary production gross
income.

Since bartering is such a common practice on Denman Island, the Islands Trust could also enter into discussions
with BC Assessment on ways to value bartering with the current system. Also, efforts to raise the profitability of
farms on Denman Island will also help to address this concern over the long term.

RECOMMENDATION:

12. HIRE AN AGRICULTURAL EconOoMIC SUPPORT OFFICER

Action:

e Hire an Agricultural Economic Support Officer to represent farmers; provide extension opportunities;
interpret regulations; inform farmers on crop varieties and management practices; provide marketing
support and promotion of Island farm products; and encourage the province to create financial
deterrents, profit recapture taxes, or penalties applied to farmland that is for sale for non-agricultural
land use.

Governance:
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e This could be a part-time position hired through Denman WORKS!, a regional Economic Development
Office, or another economic development agency.

Desired Outcomes:
e Farmers are able to access information on appropriate farm practices and seed varieties that enhance
revenue.

o New markets are identified for sale of Island products to further increase revenues.

A. Hire an Agricultural Economic Support Officer to represent and support farmers.

Local Farmers Residents & | Other Key | Timeframe | Priority | Funding Potential
Government Community Players Requirements | Funding
Groups Sources
Work with Work with Determine Denman Medium Medium | Moderate for | Denman
the Support the Support the feasibility | WORKS! a part-time WORKS!
Officer to Officer to of hiring a position,
interpret advocate for | part or full- Significant for
regulations farmer time a full-time
for farmers. needs. economic position
support
officer.

LAND USE, BUSINESS, AND SUCCESSION PLANNING

Many community members expressed their concerns around the need to
access information on land use agreements and farm business
arrangements. Land Use Agreements such as licences, leases, profit-a-
prendres, and memorandums of understanding are generally a necessity
when entering into cooperative farming arrangements or when leasing land
to other farmers. These documents are often difficult to produce without
the expertise of lawyers. The Ministry of Agriculture (AGRI) has created
agreements in the past for use by farmers, which are currently being
updated. The Land Conservancy (TLC) has also produced a publication
entitled A Guide to Farmland Access Agreements, which can be found at

http://www.farmfolkcityfolk.ca/PDFs & Docs/CFPdocs/Farmland%20Acces
s%20Agreement%20Guide.pdf. This  publication  provides sample

agreements for farmers to work off and outlines the legal framework
around these arrangements.

The Ministry of Agriculture also has resources on succession planning for farm families. Many organizations also

offer seminars on farm succession planning. Additionally, financial institutions such as Farm Credit Canada can
provide professional support for farmers looking to plan for the future.

ADDITIONAL REGULATORY RECOMMENDATIONS:
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13. IMPLEMENT ZONING UPDATES THROUGH THE LAND USE BYLAW

Action:

e Update Denman Island Land Use Bylaw No. 186 (2008) to further support farming.

e  Consider the following updates to the Land Use Bylaw:

1.

10.

Allow Temporary Use Permits to be issued for a variety of agricultural purposes (i.e. mobile abattoir,

processing facilities, etc.)

Allow Temporary Use Permits to be issued for agritourism accommodation.

Establish an Agricultural Enterprise Zone, outside the ALR, where comprehensive zoning could be

used to encourage agricultural related businesses and services, including support services and value-

added production. This Zone could include light industrial or commercial agricultural businesses for

processing; therefore, situation outside of the ALR is necessary to prevent development of

impermeable surfaces on ALR land.

Increase height provisions for silos and grain bins of up to 41 m.

Improve the dissemination of information on new setback requirements as follows:

= The front or exterior lot line setback was changed from 30m to 10m.

= A new setback category of “edge lot line” was added, meaning a lot line that abuts another zone,
and that setback is 15m.

=  The rear or side lot line that is not an edge lot line was changed from 15m to 4.5m.

Off-street parking should not have to be covered by impermeable surfaces such as hard surfaces or

packed gravel for direct farm sales.

Consider changing the approach to minimum lot sizes in the Agriculture zone. Since the ALC does not

require a minimum lot size for subdivision in the ALR, the following provision could be inserted:
Notwithstanding the minimum lot size standards and land use policies cited in the OCP or the
Zoning Bylaw, the Trust may, after due consideration, not authorize an application to the
Agricultural Land Commission if the proposed subdivision or use would have a negative impact on
agricultural land or the farming community even if the proposed subdivision is consistent with
these minimum lot size standards or the proposed use is consistent with existing land use policies.

Regulate the conversion of farmland within and outside the ALR for non-farm uses.

Include provisions that make roadside stands, small scale marketing and processing, and agricultural

education and research permitted uses.

Create an amendment to allow a produce stand and/or farmers market to be established in zone W2

at the Denman Community Dock site.

Desired Outcomes:

e  Farmers have been supported in making an income from agritourism activities.

e Negative impacts from road construction on farm properties and farming have been eliminated.

e Agricultural operations experience minimal negative impacts by development in surrounding areas.

A. Update Denman Island Land Use Bylaw No. 186 to further support farming and the Denman Island Farm Plan.
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Local Farmers Residents & Other Timeframe Priority | Funding Potential

Government Community Key Requirements | Funding
Groups Players Sources

Implement Review Review AGRI 1-3 years High Low

Land Use updated updated Land

Bylaw Land Use Use Bylaw. ALC

updates. Bylaw.

AAPC

14. AMEND THE OFFICIAL COMMUNITY PLAN

Action:

e Amend the Denman Island Bylaw No. 185 (Official Community Plan) to further support farming.

e Consider the following amendments to the Official Community Plan:

1.

10.

11.

Elaborate on the current OCP policy 1 under E.4 Resources stating “In the Sustainable Resource

”

designation: the principal uses should be agriculture and silviculture...” to include a general
statement that further recognizes agriculture as the priority use for ALR and other agriculturally
designed lands such as:
All uses and subdivision of Agricultural Land Reserve land, shall be in accordance with the
provisions of the Agricultural Land Commission Act, regulations thereto or Orders and Policies of
the Agricultural Land Commission.
Review the definition of agriculture with a view to amending it to reflect the definition of “farm
operation” in the Farm Practices Protection (Right to Farm) Act.
Include road side farm stands as an allowable structure in setback areas.
Include a policy that discourages the creation of panhandle lots within the ALR because of the
withdrawal of land from farm production for a driveway area.
Adopt a policy to support proposals for consolidation of two or more agricultural lots into a single
larger parcel which may be more viable for agricultural purposes and will contribute to conserving the
long-term agricultural character of the community.
Include provisions for the separation and buffering of trails from adjoining agricultural areas and for
early consultation with affected landowners. Roads and corridor routes, including recreational trail
systems through the ALR require ALC approval.
The LTC could consider adopting “no net loss” policies to farmland quality and quantity where
proposed exclusions would have to be matched by inclusions of a similar or larger sized property
located specifically on Denman Island with a similar or greater agricultural potential.
Review DPAs and amend where necessary to ensure that agricultural uses in the ALR are not
effectively prohibited as a consequence of protecting other values.
Improve the dissemination of information on new Seasonally-Flooded Agricultural Fields (SFAF)
policies in the Denman Island Land Use Bylaw, 2008, Bylaw No. 195, Amendment No 1. 2010.
Conduct a review of the existing OCP policies regarding non-farm use and subdivisions within the ALR
with a view to clarifying and strengthening the intent of the policies in order to enable staff and
trustees to better evaluate each proposal against the agricultural goals of the community.
Establish a policy to support alternative land tenure agreements on farmland such as leasehold
subdivisions for producers who wish to lease their land for longer than 3 years.

Desired Outcomes:
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e  Farming in the region has been enhanced and farmland has been protected from nuisance complaints.
e  Farmland has been protected from negative impacts from neighbouring properties.
e  Subdivision of farmland and land adjacent to farmland has been discouraged.

A. Amend the Denman Island Bylaw No. 185 (Official Community Plan) to further support farming and the
Denman Island Farm Plan.

Implement Review Review AGRI 1-3 years High Low
OcCP updated updated
amendments | OCP. OCP. ALC

AAPC
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MONITORING AND EVALUATION STRATEGY

A total of 14 recommendations have been offered to enhance and preserve farming on Denman Island with some
suggestions for key players and possible funding sources to support the implementation of each recommendation.
The bulk of the implementation has been assigned to local government staff and the Agriculture Advisory Planning
Commission (AAPC), but expertise to contribute to the plan is available in the community. Since the AAPC will likely
be preoccupied with establishing their new terms of reference and working on projects assigned by the Local Trust
Committee, it is important to identify an Implementation Body to guide the monitoring and evaluation strategy of
the plan. Key functions of this Implementation Body could be to:

e Determine membership and mandate;

e Develop an initial work plan to carry out the recommendations;

e Assist with coordinating key players and community members:

e Identify additional sources of funding not presented in this plan and guide fundraising;
e Advertise the plan to the Denman Island Community;

e  Monitor the progress of the plan and deliver evaluation reports; and

e Review and revise the work plan on an annual basis or as needed.

The Implementation Body could be developed with some of the key players from the existing Agriculture Plan
Steering Committee and a newly formed Agricultural Advisory Planning Commission. Many of the actions put forth
in the Farm Plan require human and financial resources beyond the scope and capability of the Local Trust
Committee. Therefore, the role of implementing and monitoring the plan should be a shared responsibility. This
Implementation Body should consist of approximately 8 to 10 members from the following groups:

e Islands Trust;

e Denman Island Local Trust Committee;

e Denman WORKS!;

e Denman Conservancy Association (DCA);

e Denman Island Residents’ Association (DIRA);

e Ministry of Agriculture;

e Hornby/Denman Growers and Producers Alliance; and
e  Other representatives, as required.

The first role of the Implementation Body would be to create a work plan for the high priority recommendations
and actions, ideally within six months of the approval of the Farm Plan. It is recommended that the work plan span
a two-year period (to address all High Priority Short-Term recommendations) and identify necessary resources. At
the end of each year the Implementation Body could provide an annual report to the Local Trust Committee that
indicates the status and progress of the implementation plan.

To help guide the work of the Implementation Body a monitoring and evaluation strategy has been developed with
measurable indicators of success. The Investment Agriculture Foundation (IAF), the major funding agency for
agriculture plans and strategies in BC, requires methods of tracking projects to justify ongoing funding support. A
series of short and long term performance indicators have been identified to help determine the progress of the
Farm Plan.
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Short term performance indicators include:

e  Creation of an Implementation Body to implement the Denman Island Farm Plan

e Adoption of the Denman Island Farm Plan by the Denman Island Local Trust Committee
e  Establishment of an Agricultural Advisory Planning Commission

e Amendments to the Denman Island Bylaw No. 185 (2008) Official Community Plan (OCP)
e Updates to the Denman Island Land Use Bylaw No. 186 (2008)

e Update Land Use Inventory maps and refine them for future use

Long term performance indicators include:

e Use of the Denman Island Farm Plan to guide local land-use decisions

e Increased processing facilities on Denman Island

e Preservation and enhanced use of farmland within and outside of the ALR

e  Enhanced farm profitability through new marketing opportunities

e Increased cooperation and support amongst farmers

e Increased consumption of locally-produced food and farm products by Denman Island residents
e Recognition and support for local farming by the Denman Island community

Further measurable indicators of success can be offered for the long term performance indicators. An evaluation
mechanism for each indicator has been proposed to help guide the process in future years.

PERFORMANCE INDICATOR

MEASURABLE INDICATORS OF SUCCESS EVALUATION MECHANISM

e Amendments suggested in the Farm e Review the OCP to ensure
Plan have been applied to the inclusion of suggestions by
Denman Island Bylaw No. 185 (Official 2015.

Community Plan).

Updates suggested in the Farm Plan
have been applied to the Denman
Island Land Use Bylaw No. 186.

Review the Land Use Bylaw to
ensure inclusion of suggestions
by 2015.

Number of products grown and
processed on Denman Island has
increased.

Warehousing options for storage of
farm products has increased.

Track the number of processing
facilities available on Denman
Island.

Track the number and type of
value-added food and farm
products created on Denman
Island.

The number of hectares has been
maintained or increased in the ALR.
Total farm area has increased.
Number and diversity of farms have
increased.

Availability of farm products has been
diversified and increased in number.
The number of alternative land use
agreements has increased.

Use the Farm Plan Land Use
Inventory as a benchmark for
level of production and total
farm area.

Conduct another land use
inventory in 2017.

Conduct another survey of
producers in 2017 to determine
farm area, level of production
and land use agreements.
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PERFORMANCE INDICATOR

MEASURABLE INDICATORS OF SUCCESS

Revenue per farm and per acre has
increased.
Number and type of markets for sale

of agricultural products has increased.

EVALUATION MECHANISM

e Survey producers to determine
an increase in sales and
revenue in 2017.

e UsetheFarmPlanasa
benchmark of roadside retail
sales and on-farm marketing
opportunities for farm
products.

e Conduct a survey of marketing
opportunities in 2017 to gauge
progress.

Cooperation in marketing, selling and
pricing products has increased.

Joint purchasing of inputs amongst
farmers has increased.

Ability of local restaurants, cafes, and
bistros to easily acquire local
ingredients has increased.

e Survey producers in 2017 to
determine level of cooperation.

Sales of local farm products by
Denman Island residents and local
businesses have increased.

Central year-round farmers market
location has been established.

The Local Food Directory has been
updated with a map and online
content

e Survey of consumers on
Denman Island to determine
support of local agriculture and
level of sales in 2017.

e Evidence of an online Local
Food Directory that is easily
accessible through search
engines.
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POTENTIAL FUNDING SOURCES

In order to implement the 14 recommendations presented above, funding will need to be sourced. While some
funding may be generated through the Islands Trust, outside sources of funding have been identified to support
specific initiatives within the implementation plan as noted above. The Islands Trust has a staff member that is
available to search out and apply for grants on behalf of Local Trust Committees (LTC) or the Trust as a whole.
Projects that are initiated by the LTC or in partnership with community groups are eligible for assistance. More
detail on other specific funding programs is provided below.

ComoX VALLEY REGIONAL DISTRICT — GRANTS-IN-AID

As Denman Island is within the Comox Valley Regional District (CVRD), organizations are eligible to apply for the
CVRD’s Grants-in-Aid program. Funding for these grants is derived from the tax income generated by the regional
district and applications are reviewed on an annual basis. Criteria for funding is as follows:
e There must be a demonstrated need for the service/project within the community and the organization
must demonstrate a financial need;
e  Grants must not be provided to an “industrial, commercial, or business undertaking”;
e The grant does not subsidize activities that are the responsibility of senior governments;
e Grants should not be made to other local governments; and
e Grants should not be used to augment tax funded functions (i.e. volunteer fire departments, community
halls, etc.) when the grant request is for a service or item that is included in the establishment bylaw for
that specific local service area.

Any non-profit organization, to which the giving of a Grant-in-Aid will benefit the entire community, may apply.
More information and the application form can be found at:
http://www.comoxvalleyrd.ca/uploadedfiles/administration/grants_in_aid guide and form.pdf.

Comox VALLEY COMMUNITY FOUNDATION

The Comox Valley Community Foundation is a charitable organization that pools charitable gifts from donors to
create endowment funds and uses the investment income to make grants (CVCF, 2012). The Comox Valley
Community Foundation supports a wide variety of initiatives including health, education, social services to arts,
culture, and the environment. The Foundation has supported a number of initiatives on Denman Island with grants
of up to $15,000. Registered charities can apply for funding for projects and activities that occur in the Comox
Valley and are of direct benefit to local residents. The deadline for applications is October 15" each year. For more
information please visit: http://www.cvcfoundation.org/.

CoAastAL COMMUNITY CREDIT UNION

The Coastal Community Credit Union has donation and sponsorship options that can be accessed to support
initiatives within their geographic range (CCCU, 2012). The Branch Investment Program through Coastal
Community is available each year. One contribution under $1,000 per organization can be made per budget year,
which includes financial or in-kind support, to registered charities or recognized community not-for-profit groups
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that provide services in the areas of arts and culture, community service, economic development, education,
environment, health, sports and recreation, or youth.

The Coastal Spirit Fund is open to charities and non-profit groups looking for financial support that exceeds $1,000.
These requests are accessed once per year and are reviewed in cooperation with the Community Connection
Councils in each region. More information on these funding programs can be found at:
https://www.cccu.ca/Personal/InOurCommunities/CommunityPrograms/DonationsAndSponsorships/

UNION BAY CREDIT UNION

The Union Bay Credit Union has been supportive of activities on Denman Island in the past. Requests for small
amounts of funding can be made through their Member to Community fund (UBCU, 2009). For more information
and contacts please visit: http://www.ubcu.ca/.

INVESTMENT AGRICULTURE FOUNDATION OF BC (IAF)

The Investment Agriculture Foundation (IAF) strategically invests federal and provincial funds to support innovative
projects that benefit the agri-food industry in BC (IAF, 2012). IAF offers a wide range of funding for industry groups
and municipalities in funding categories such as animal industries, plant industries, processing industries,
environmental issues, emerging sectors and other. General funding is available for strategies, plans, programs and
projects that push competitive boundaries and lead to sector-wide growth in various industries. Start-up funding is
not available for individuals, but specific funding programs are available within each category to deal with specific
industry issues and enhance the sectors. Funding programs that may be relevant to Denman Island include:

e Greenhouse Vegetable Strategic Initiative

e Tree Fruit Innovation Initiative

e  Agriculture Environment and Wildlife Fund
Information on each of these initiatives can be found on the IAF website at
http://www.iafbc.ca/funding available.

The Food and Beverage Processing Initiative is of particular interest on Denman Island to address the key issue of
inadequate processing infrastructure. This initiative of the Agri-Food Future Fund has allocated $1.5 million to
assist with the development of the food, beverage and nutraceutical processing industry. Funding is available for
projects that match one or more of these strategic priorities (IAF, 2012):

e Enhance the competitive position of BC food and beverage processors;

Build BC’s reputation as a leader in health and lifestyle-oriented products;

Build business relationships and collaboration with value chain partners; and

Enhance communications and coordination among industry stakeholders.

Another funding program that could be beneficial for Denman Island is the Emerging Sectors Initiative. |AF
classifies an emerging sector as those that have emerging business opportunities; leadership, vision and capacity to
increase sectoral contributions to the provincial economy and provincial five-year annual average market receipts
of less than $10 million (IAF, 2012). Examples of emerging sectors include: small scale/lot agriculture, natural
health products, aboriginal agriculture, agritourism and direct farm marketing, apiculture, small-scale food
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processing and more. Projects that address gaps in scientific knowledge, technology adaptation and transfer, skills,
business development, collaboration with partners and pre-commercialization exploration may be eligible.

Other specific funding programs pertinent to Denman Island are the Islands Agri-Food Initiative and the Local
Government Agriculture Planning Program. The Islands Agri-Food Initiative is available to encourage the
development of a viable and sustainable agri-food sector on Vancouver Island, Powell River and the Gulf Islands.
Projects must support the following strategic priorities (IAF, 2012):

e Enhance market development and promotion of the agri-food industry;

e Increase stakeholder knowledge base in areas such as communications, economic potential, statistical

data, marketing and product development;
e Facilitate the development of strategic partnerships; and
e Support increased agri-food processing as a catalyst for rural community development.

The Local Government Agriculture Planning Program is available for funding to implement Agriculture Area Plans
and Strategies at 50% matching costs.

GROWING FORWARD AGRICULTURAL PoLicY FRAMEWORK

The Growing Forward Agricultural Policy Framework, under Agriculture and Agri-Food Canada (AAFC), is a program
to increase the profitability of the agricultural sector in Canada. The three strategic outcomes that are intended
through this program are (AAFC, 2011):

1. A competitive and innovative sector

2. A sector that contributes to society’s priorities

3. Asector proactive in managing risks

Programs that are relevant to farmers on Denman lIsland are the: Agri-Environmental Risk Assessment/On-Farm
Sustainable Agricultural Practices (BMPs) Program, Enterprise Infrastructure Traceability Program, Farm Business
Advisory Services Program, Food Safety System Implementation (FSSI) (Processor and Producer) Programs,
Community Development Program, Building Rural and Northern Partnerships Program and the Co-operative
Development Initiative (AAFC, 2011).

Agri-Environmental Risk Assessment (EFPs) / On-Farm Sustainable Agricultural Practices (BMPs)

The intent of this program is to enhance environmental farm stewardship and raise awareness amongst producers.
To accomplish this, a broad-based, voluntary, staged and producer driven Environmental Farm Plan (EFP) Program
was developed. The first phase of this program involves the creation of a plan with a planning advisor at no cost to
the producer. Once actions have been identified, some financial incentives exist for implementation of these
actions. This program is administered by the BC Agricultural Research and Development Corporation (ARDCorp).

Enterprise Infrastructure Traceability Program

This program is designed to assist primary and secondary agri-food operations in BC to purchase and install
traceability infrastructure/systems to demonstrate “movement of information” of their agri-food products from
receiving to shipping. This program is useful for those involved in certification such as the Certified Organic or
Biodynamic programs.
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Farm Business Advisory Services Program

There are two tiers to this program, which provides support in increasing farm profitability. The first tier provides
consulting services to develop a basic farm financial assessment at only $100 to the producer and tier two covers
85% of the costs of consulting services for specialized business planning to adopt farm business management
practices in strategies in nine management areas including: business strategy, success planning, marketing
strategy, business structure, production economics, risk assessment, human resources, value-added ventures and
financial management.

Food Safety System Implementation (FSSI) (Processor) Program

Administered by the BC Small-Scale Food Processor Association (SSFPA), the objective of this program is to
increase the number of non-federally registered food processing operations with Hazard Analysis Critical Control
Point (HACCP) food safety systems in their operations.

Food Safety System Implementation (FSSI) (Producer) Program
Administered by ARDCorp, the objective of this program is to facilitate early adoption of national On-Farm Food
Safety (OFFS) systems by producers by offering financial incentives.

Community Development Program, Building Rural and Northern Partnerships

This program offers funding to assist rural and northern regions to find information and access/develop expertise,
tools and processed to respond to challenges and opportunities in their regions and become more competitive
through regional collaboration.

Co-operative Development Initiative

This initiative, delivered by the Government of Canada and the co-operative sector, is designed to help people
develop co-ops and to research and test innovative ways of using the co-operative model. Applications are
currently being accepted until September 30, 2012 and all activities must be complete by March 31, 2013.

ReAL ESTATE FOUNDATION (REF)

The Real Estate Foundation of BC (REF) is a non-profit corporation that receives interest from pooled or
“unassigned” trust deposits held by real estate brokers and uses the funds to support real estate related issues
such as education, research, law reform and activities intended for the public or professional good including
environmental issues related to land and water (REF, 2012). The mission of the Foundation is “to support
sustainable real estate and land use practices for the benefit of British Columbians.” The three grants program
focus areas are the Built Environment, Fresh Water Sustainability and Sustainable Food Systems, with the most
effective projects leading to on-the-ground change.

The Sustainable Food System focus area involves initiatives that remove barriers or contribute to new approaches
and practices in sustainable food systems in BC. These could include land use planning, policy, regulation, design,
mapping and feasibility studies within the urban, peri-urban and rural areas of BC. The foundation is particularly
interested in (REF, 2012):
e Integration of sustainable food systems into community planning, urban design, and neighbourhood
planning;
e Regional approaches to food systems planning;
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e Inter-relationships between food systems, ecosystems, natural capital, and the built environment; and
e Tools, policies, and legal mechanisms to support access to land for all activities required in a sustainable
food system.

More information and past projects can be found on REF’s grants website at
http://www.realestatefoundation.com/grants.

VANCOUVER ISLAND HEALTH AUTHORITY (VIHA)

The Vancouver Island Health Authority (VIHA) provides health care to people on Vancouver Island, the islands of
the Georgia Strait, and the mainland communities between Powell River and Rivers Inlet (VIHA, 2009). In
partnership with the Ministry of Health, VIHA offers support for locally-based food security initiatives through the
Community Food Action Initiative (CFAI) to increase food security for island communities. Proposals are accepted
in late fall of each year for projects that contribute to (VIHA, 2009):

e Increased awareness about food security;

e Increased access to local healthy food;

e Increased food knowledge and skills;

e Increased community capacity to address local food security; and

e Increased development and use of policy that supports community food security.

Examples of past projects include community gardens, farmers’ markets, community planning, support for local
food production, healthy food in public buildings, capacity building activities, community food assessments and
local food charters and policies. This funding could be used to raise awareness of local food on Denman Island and
fund initiatives such as a community harvest gleaning program, Community Supported Agriculture (CSA) program
and farm to school programming. More information can be found on the VIHA website at
http://www.viha.ca/mho/food/food security/Community+Food+Action+Initiative.htm.

VANCOUVER FOUNDATION

The Vancouver Foundation is the largest of Canada’s 180 community foundations. Endowment funds are set up
that can be dedicated to charitable purposes and a portion of the income generates from the fund is donated as
grants to eligible charities. The Vancouver Foundation supports growth and innovation through project-based
grants for new initiatives that are community self-directed and lead to measurable and sustainable impacts.

Applications must: demonstrate commitment from applicants and partner organizations, link to the organizations’
mandate and strategic plan, build upon community strengths, show evidence of collaboration, funded by 50% or
more from other sources, involve through affected by the proposal in the development of the proposal, and use,
enhance, mobilize or expand on the skills, capacities and assets of local people and communities.

Only registered charities are eligible to apply for funding the following applicable project areas: animal welfare;
arts and culture; children, youth and families; community-based health research; education; environment; health
and social development; and youth philanthropy. The Vancouver Foundation has previously supported initiatives
on Denman Island. For more information please visit:

http://www.vancouverfoundation.ca/grants/index.htm.
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VANCITY CREDIT UNION

Although Vancity does not currently fund projects on Denman Island (Denman Island is outside of their geographic
boundary,) the geographic range is reviewed on an ongoing basis and as requests for funding are received from
other communities.

Vancity Credit Union offers a variety of funding programs for charitable, non-profit organizations. The Community
Project Grants are offered three times per year for up to $10,000 for projects that focus on people, planet and
places. These projects must show people how to build their wealth, create a sustainable place to live or invest for
positive change in the community (Vancity, 2012). Projects that allocate resources to marginalized individuals and
groups and support them in decision making, program development and delivery are preferred. Grants of this
nature could be used to support workshops on agricultural topics such as indigenous food sovereignty and food
production and preservation skills. More information can be found at:
https://www.vancity.com/MyCommunity/NotForProfit/Grants/CommunityProjectGrants/.

Vancity Community Foundation, established in 1989, works towards enriching community through gathering
together community resources for support of non-profit social enterprises, community owned real estate and
collaborative approaches to change (Vancity, 2012):

e Social Enterprise Development: Support of non-profit organizations to develop and operate social

enterprises as a tool to meet a range of social, economic or environmental goals in a financially
sustainable way.
e Community Owned Real Estate: Investment in initiatives that house individuals and organizations,

increase community ownership and assets, and build opportunities for shared spaces and resources.
e Collaboration and networks: Facilitation of collective initiatives that enhance the capacity of organizations

to work together towards achievement of shared goals and purposes that benefit community.

The development of agricultural social enterprises, such as food and beverage processing, could be something to
investigate to further the sector on Denman Island. More information can be found here:
http://vancitycommunityfoundation.ca/s/strategic programs.asp.

Vancity also recently started a Small Growers Loan program. The program was established to “help stimulate a
viable and sustainable local food system”. Business loans up to $75,000 are available to small growers, who are
trying to get off the ground. Small growers are characterized as:

e  Farming under 50 acres in a rural or urban setting

e Anindividual owner, co-operative owner or leaseholder

Loan approval is based on character, farming training or experience, skills and knowledge and the potential of the
business plan. More information can be found at:
https://www.vancity.com/MyBusiness/BusinessFinancing/smallbusiness/SmallGrowersFund/

FARM CREDIT CANADA (FCC)

Farm Credit Canada (FCC) is the leading national agricultural lender. Their mission is “to enhance rural Canada by
providing specialized and personalized business and financial services and products to farming operations,

including family farms, and to those businesses in rural Canada, including small and medium—sized businesses,
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that are businesses related to farming” (FCC, 2012). FCC offers financing and loans for both producers and
agribusinesses, as well as start-up loans for young farmers.

FCC also offers funding for non-profit organizations for capital projects between $5,000 and $25,000 through the
FCC AgriSpirit Fund. Past projects have included hospitals and medical centres, childcare facilities, fire and rescue
equipment, playgrounds, food banks, libraries, recreation centres and community gardens (FCC, 2012). More
information about this fund can be found at:

http://www.fcc-fac.ca/en/AboutUs/Responsibility/agrispiritfund e.asp.

EVERGREEN

Evergreen was established in 1991 with the mandate to engage “Canadians in creating and sustaining dynamic
outdoor spaces — in schools, communities and homes” (Evergreen, 2012). Evergreen is the leading national funder
and facilitator of local, sustainable greening projects in schoolyards, parks and communities through the Toyota
Evergreen Learning Grounds Grants, Evergreen Common Grounds Grants and the Walmart-Evergreen Green
Grants.

The Toyota Evergreen Learning Grounds Grants provide funding for schools to create outdoor classrooms and
food gardens. Schools can apply directly for $500 to $3,500 twice per year. The Denman Island Community
Education Society could apply for this funding to revitalize and expand the existing school garden.

The Walmart-Evergreen Green Grants are available for non-profit organizations looking to employ community-
based restoration and stewardship initiatives in urban and urbanizing areas such as naturalization, restoration and
stewardship and community food gardens. Local Denman Island community groups could apply for funding up to
$10,000 to construct community gardens in the town centre if desired with support from the Islands Trust.

FARM TO ScHoOL (F2S) PROGRAM

The Farm to School (F2S) Salad Bar Program was originally established in BC as an initiative of the BC Healthy Living
Alliance (BCHLA) and is managed and administered by the Public Health Association of BC (PHABC). The goal of the
program is to connect schools with local farms to serve healthy meals in school cafeterias and classrooms. The
objectives of the program are:

e Toincrease fruit and vegetable consumption amongst participating school aged children;

e Toincrease student knowledge about the local food system, local foods, and nutritional health;

e To enhance student skills in the areas of food production, processing and serving;

e To strengthen local farm, school, and aboriginal partnerships;

e To strengthen the local food economy; and

e To develop promising practice models that are self-financing, ecofriendly and have the potential to be

implemented elsewhere.

The F2S Program does not offer direct financial support, they do provide numerous instructional resources on their
website and support of their program staff in establishing new F2S Programs. More information on this program
can be found at:

http://www.phabc.org/modules.php?name=Farmtoschool.
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DenmAN WORKS!

Denman WORKS!’'s mission is “committed to improving the socio-economic health of Denman Island by supporting
community organizations whose work is compatible with that mission” (Denman WORKS!, 2012). Denman WORKS!
operates as a Society under an Agreement with their funding partner, the Comox Valley Regional District to
leverage the tax-funded budget to support the community of Denman Island. They offer a variety of methods of
support including (Denman WORKS!, 2012):

e  Community Project Grants;

e Specialist Grant Facilitators;

e  One-off, small grants;

e  Educational workshops;

e Informative website;

e Resource Centre and Job Board; and

e Support of Society Directors with commercial and governmental backgrounds.

Community Project Grants may be allocated towards start-up wages, supplies, materials and other expenses for
non-profit organizations on Denman Island. More information can be found at:
http://denmanworks.wordpress.com/community-grants/denman-works-community-project-grants/.
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APPENDIX A - ABBREVIATIONS

AAPC: Agricultural Advisory Planning Commission
AAFC: Agriculture and Agri-Food Canada

AGRI: BC Ministry of Agriculture

ALC: Agricultural Land Commission

ALR: Agricultural Land Reserve

ARDCorp: Agriculture Research and Development Corporation
BCCDC: BC Centre for Disease Control

BCEMB: BC Egg Marketing Board

BCMH: BC Ministry of Health

BCMMB: BC Milk Marketing Board

BC MPA: BC Milk Producers Association

BCMoE: BC Ministry of Environment

BCMSCD: Ministry of Community, Sport, and Cultural Development
CFIA: Canadian Food Inspection Agency

CLI: Canadian Land Inventory

CSA: Community Supported Agriculture

CVRD: Comox Valley Regional District

DCA: Denman Conservancy Association

DCLTA: Denman Community Land Trust Association
DFO: Fisheries and Oceans Canada

DI: Denman Island

DICES: Denman Island Community Education Society
DIRA: Denman Island Residents’ Association

DPA: Development Permit Area

FIRB: Farm Industry Review Board

FPPA: Farm Practices Protection (Right to Farm) Act
HDGPA: Hornby/Denman Growers and Producers Alliance
IAF: Investment Agriculture Foundation of BC

LGA: Local Government Act

LTSA: Land Title and Survey Authority of BC

LUI: Land Use Inventory

MIR: Meat Inspection Regulation

OCP: Official Community Plan

PHSA: Provincial Health Services Authority

REDI: Renewable Energy Denman Island

REF: Real Estate Foundation

RGS: Regional Growth Strategy

RSBC: Revised Statutes of BC

SSFPA: Small Scale Food Processor Association

TDI: Transition Denman Island

VIHA: Vancouver Island Health Authority
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APPENDIX B — DENMAN ISLAND SOILS INFORMATION

SURFICIAL GEOLOGY

Vancouver Island and the Gulf Islands are a mountainous landscape constructed of landforms resulting primarily
from the recent glaciation, which ended 10,000 — 20,000 years ago. Consequently, soil parent materials are mainly
of glacial origin and consist of tills, glaciofluvial materials, marine deposits, interglacial sediments, organic, and
recent fluvial deposits (Keser and St. Pierre, 1973).

Most of Vancouver Island and many of the Gulf Islands are underlain by dark volcanic rocks (basalts etc.) consisting
of small grains of minerals rich in calcium, iron, and magnesium. These rocks yield hard boulders, pebbles, and
sand grains but break down through weathering and abrasion into loamy and clayey debris. Associated with the
volcanic rocks are subordinate amounts of limestone, and of more resistant sedimentary rocks. Granitic rocks
contain more potassium and sodium than volcanic rocks, but much less calcium, magnesium, and iron. They yield
an abundance of resistant boulders and pebbles, and break down into debris of sandy texture.

Shale and sandstones are intermediate in composition between the volcanic and granitic rocks. The shales consist
dominantly of silt- and clay-sized particles and readily break down into debris of loamy to clayey textures. Pebble
and sand-sized pieces of shale in soil parent materials commonly disintegrate into fine material in the soil. The
sandstones and conglomerates are more resistant than the shale, but much less so than the volcanic and granitic
rocks. Gravel-size pieces of sandstone in soil parent materials commonly disintegrate in the soil into sand and silt.

Denman Island soil parent materials are comprised of marine, fluvial, and wind deposits (primarily on the eastern
portion of the island); weak to moderately cemented moraine deposits (on the western shores of the island);
colluvial sandstone deposits (running through the middle of the island); and moderately decomposed organic or
peat deposits (in pockets throughout the island by existing or filled in lakes and wetlands).

SoiL TYPES

Under a given set of climatic and biologic conditions, variation of the soil from place to place is controlled by the
texture and stoniness of the soil parent materials, the slope of the terrain, and drainage within the ground.
Drainage is controlled in turn by the slope of the ground surface, the texture of the soil and subsoil, the
permeability of the subsoil materials, and (where the subsoil is coarse-textured) the level of the groundwater
table.

Soil types and soil series are categorized based on distinguishing characteristics and criteria that dictate soil
management techniques. Soil classification facilitates the organization and communication of information about
soils, as well as the understanding of relationships between soils and environmental factors. Differences in soils are
the result of the interaction of many factors: climate, organisms, parent material, topography and time. The soil
types of Denman Island are primarily comprised of Podzols and Gleysols.
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Podzols: Podzols are found in forested areas on sandy glacio-fluvial deposits with high levels of annual
precipitation. Typically they occur under coniferous, mixed, and deciduous forest vegetation, but may also occur
under shrub and grass vegetation (AAFC, 1998). Brown Podzolic soils are characterized by a top layer that is 1 to 2
inches thick of dark grayish brown to nearly black moderately well-decomposed organic litter. The B horizon is
yellowish-brown to strong brown and the color fades with depth. The parent materials are medium to medium
high in base-saturation but non-calcareous. These soils are distributed over the area south of Campbell River
exclusive of the Alberni Basin. The vegetation is second growth fir, hemlock, maple and red cedar. At one time
there were many large fir and hemlock trees which provided excellent lumber.

Gleysols: Gleysols are poorly drained soils, which develop under wetlands or poorly-drained forest vegetation.
Their colour and mottling indicate prolonged periods of intermittent or continuous saturation with water from
either a high groundwater table or temporary accumulation of water above a relatively impermeable layer, or both
(AAFC, 1998). The top layer is 1 to 3 inches thick, over a dark brown or black A horizon 5 to 8 inches thick. The AB
horizon is 4 to 8 inches thick, very pale brown to grayish brown and frequently mottled. The B horizon is yellowish-
brown to pale yellow with many brownish mottles. The whole profile is medium to highly base-saturated. These
soils are distributed throughout the entire area. They have a second growth vegetation largely of red alder, willow,
maple and red cedar. The understory is composed largely of shrubs and ferns.
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FIGURE 4. SOIL SERIES MAP OF DENMAN ISLAND (DAY ET AL., 1959)

Legend - Soil Series

Code Soil Series

Ar — Arrowsmith

B — Bowser
Er - Eroded Land
H — Haslam

Ky — Kye
M — Merville
N — Neptune

Pa — Parksville

Q- Qualicum

R — Royston

Rm — Rough Mountainous Land

Rs — Rough Stony Land

T—Tolmie
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TABLE 9. GEOLOGIC AND SOIL CHARACTERISTICS OF DENMAN ISLAND SOIL SERIES

Location Soil Type | Soil Series Soil Texture | Topography | Drainage Notes
Surrounding Chickadee Lake, in pockets east of Peat Arrowsmith Peat Depressional | Poorly Deep undecomposed
Chickadee Lake and west of Swan Rd., wetland (Ar) drained. organic material (peat),
areas in the southern part of the island. stone-free
Eastern part of the island, along Swan Rd., East Brown Bowser (B) Loamy sand | Gently Imperfectly Coarse marine
Rd., Corrigal Rd., Jemima Rd., and Beaver Rd. Podzol sloping drained. sediments underlain by
Found mixed with Parksville Soils. glacial till or marine
clay, stone-free.
Bluffs along western island ridges (west of Lacon Eroded land | N/A Very steeply | Variable Escarpments, beach
Rd. and south of Denman Rd.) and north eastern (Er) sloping drainage bluffs, etc.
ridges.
Found mixed with Tolmie soils in central part of Brown Haslam (H) Shaly loam Gently Well drained | Glacial scoured
the island bisected by Denman Rd. and stretching Podzol sloping to consolidated shale and
north to end of N. Central Rd. Found also in steeply sandstone, few stones
southwestern portion of the island along Lacon sloping
Rd. between Woodham Rd. and Hilton Rd.
Mixed with Qualicum soils in the northeastern Podzol Kye (Ky) Loamy sand | Level to Well drained | Stone free
portion of the island (east and north of Chickadee gently
Lake). sloping
Mixed with Tolmie soils in a narrow band running Podzol Merville (M) | Loam Gently Moderately Medium-fine marine
NW to SE just east of NW Rd. and Lacon Rd. from sloping well drained, | sediments underlain by
north of Piercy Rd. to Woodham Rd. saturated marine clay or glacial
during till
winter
months
Found in small pockets along easter bluff (east of Rendzina | Neptune (N) | Gravelly Gently Well drained | Loose gravelly loam
Fillongley Prov Park), at the southern end of Lacon loamy sand sloping sand or sandy loam
Rd., and at Denman Point. and sandy over gravel, sand,
loam shells, and organic
debris. Few stones.
Mixed with Bowser soils, see Bowser location Dark Parksville Sandy loam Level Poorly Coarse marine
description. Grey (Pa) drained, sediments underlain by
Gleysol receives glacial till or marine
mix seepage clay, stone-free.
from higher
elevations
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Location Soil Type | Soil Series Soil Texture | Topography | Drainage Notes
Mixed with Key soils, see Kye location description. | Brown Qualicum Loamy sand | Level to Rapidly Coarse permeable
Podzol (Q) gently drained layer over gravelly
sloping loamy sand and gravel.
Can be excessively
stony.
North of the ferry terminal along east and west Brown Royston (R) Gravelly Undulating Well drained | Gravelly loam with
sides of Northwest Rd. Also in a narrow band Podzol loam to steeply weak structure, very
along Lacon Rd. south of Denman Rd. intersection. sloping permeable over
compact slowly
permeable clay loam
till.
Mixed with Rough Stony Land in the mid-western Rough Variety of Mountainou | Variable Very stony, mostly bare
section of the island. Mountainou | rocks s drainage rocks.
s Land (Rm)
Mixed with Rough Mountainous Land in the mid- Rough Stony | Variety of Gently to Variable Very stony, thinly
western section of the island. Prominent in the Land (Rs) rock very steeply | drainage mantled bare rock.
southern tip of the island. materials sloping
Found surrounding Arrowsmith soils east of Dark Tolmie (T) Sandy clay Level to Poor Medium-fine marine
Chickadee Lake and mixed with Merville soils Grey loam depressional | drainage sediments underlain by
between Royston soils and rocky ridge just east of | Gleysol marine clay or glacial

Lacon Rd. to the north and south of Denman Rd.
intersection.

till
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AGRICULTURAL CAPABILITY OF DENMAN ISLAND SOILS

The Agriculture Capability rating system is a method designed to enable consistent and objective assessment of
land based on inherent limitations for crop production (AAFC, 1998). It was developed in the 1960s as part of the
Canada Land Inventory (CLI). Agriculture Capability ratings are based on soil, landscape, and climate properties, not
crop yield data, and limitations may or may not be altered by management. Agriculture Capability ratings can be
used to help determine appropriate crop choices, realistic target yields and assess and mitigate site-specific risks
such as flooding, stoniness, steep slopes, or nutrient loss.

In this classification, mineral and organic soils are each grouped into seven classes on the basis of soil and climate
characteristics according to their potential for agricultural use. Lands in Classes 1 to 4 inclusive are considered
capable of sustained agricultural production of most crops. Class 5 lands are considered capable of producing
forage crops or specially adapted crops. Class 6 lands are capable of providing only pasture for livestock. Class 7
lands generally are incapable of use for either crops or livestock (they are usually rocky outcrops or wetlands).
However, it is important to note that many successful farms in BC are located on Class 7 soils, indicating that some
crops may be suited to sites that many others are not. In particular, cranberries and vineyards can often do well in
Class 6 and 7 soils. Soils labelled with the letter “O” before the class number indicate organic (peat) soils.

Unimproved ratings are based on the conditions that exist at the time of the survey, without irrigation or other
management systems in place.

Improved ratings indicate the potential capability after existing limitations and/or hazards have been adequately
alleviated. Improvements may include land grading, drainage, irrigation, diking, stone removal, salinity alleviation,
subsoiling, and/or the addition of fertilizers or other soil amendments.

Other important assumptions that are made based on the classification system include:

e The soils will be managed and cropped under a largely mechanized system.

e  Water is available for irrigation.

e The following are not considered in the classification: distance to market, available transportation
facilities, labour, location, farm size, type of ownership, cultural patterns, skill or resources of individual
operators, and hazard of crop damage by storms.

e The classification does not include capability ratings for trees, fruit orchards, vineyards/grapes,
ornamental plants, recreation, or wildlife.

In BC, most soils were mapped for agricultural capability ratings in the 1980s, and these maps remain in use

throughout the province. The associated Computer Assisted Planning, Assessment, and Map Production (CAPAMP)
system (Kenk and Sondheim, 1987) has since been translated into Geographic Information System database files.
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DENMAN ISLAND SOIL SERIES AND AGRICULTURAL CAPABILITY

The following descriptions are adapted from Day et al. (1959), Kenk and Sondeim (1987), and Keser and St. Pierre
(1979).

Arrowsmith Soil Series

When drained, Arrowsmith peat can be cultivated for crops such as oats, hay, corn, potatoes and vegetable crops.
However, this soil is difficult to bring into profitable production as clearing and improvement costs are high and
drainage is expensive. The peat ranges in organic content from 94-97% and nitrogen from 1.1-1.9%. Soil reaction is
extremely acidic and these soils require frequent applications of limestone. In general these soils are undesirable
for agriculture.

Bowser Soil Series

Only a small percentage of this soil is cultivated and it is used mainly for hay and pasture. Seepage water maintains
the subsoil in a moist condition throughout most of the year. The moisture-holding capacity is moderately low,
total phosphorus is low and the exchange complex is quite unsaturated. Generally Bowser soils are moderately
suited for agriculture. On Denman Island Bowser soils are found in conjunction with Tolmie soils, which elevates
their agricultural capability.

Haslam Soil Series

Selected areas of this soil complex can be used for general farm crops, mainly hay and pasture. The majority of the
soils, however, are not suitable for agriculture because of drought potential, low fertility, and the frequency of
rock outcrops. Ultimately this soil may be utilized for agroforestry, for which it is best suited.

Kye Soil Series
Soils belonging to this series are found in conjunction with Qualicum soils on Denman Island and are considered

non-agricultural. Forestry often represents their best use. Fertility is low and the soil reaction is strongly acidic. The
base exchange capacity is low and the soil is very droughty.

Merville Soil Series

Merville soils occur on Denman Island in conjunction with Tolmie soils. Tree fruits, small fruits, potatoes, hay and
coarse grains are often grown on Merville soils. The virgin soils are well supplied with organic matter and nitrogen,
but once brought under cultivation these disappear rather rapidly. Manure supplemented by nitrogenous
fertilizers is recommended. Potash, too, is recommended for forage crops and phosphates may be required for
many crops. Soil reaction is strong to medium acid in the A and B horizons and the exchange complex of these
horizons is strongly unsaturated. The soil moisture storage capacity is 1.4 inches in the top foot and for best results
irrigation water must be provided. The non-capillary porosity and permeability of the A and B horizons are
adequate to handle rainfall intensities or irrigation rates in the order of 1.5 inches per hour.

Neptune Soil Series

These soils occur in small patches, are very coarse-textured and are agriculturally of little importance on Denman
Island.
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Parksville Soil Series

Parksville soils occur on Denman Island mixed with Bowser soils. Parksville soils are well supplied with organic
matter and nitrogen in the A horizon but the B horizons are notably nutrient deficient. The soil is saturated for
much of the year and is slow to warm up in the spring. Artificial drainage is required.

Qualicum Soil Series

Soils belonging to this series are submarginal for agriculture except where they are used for specialty crops. The
organic matter, nitrogen and phosphorus contents are low. The soil is infertile and cation exchange capacity is very
low and the complex is strongly unsaturated. The available moisture-holding capacity of the top 12 inches is 1.1
inches while that of the top 24 inches is 3.2 inches. The soil is very porous and is not suitable for agricultural
purposes unless irrigated. Cultivated areas can be used for the production of crops such as strawberries and early
season vegetables. Heavy applications of composted and green manures supplemented by commercial fertilizers
are often required for production.

Royston Soil Series

Royston soil clearings are small, scattered, and used mainly for hay, pasture, grain crops and vegetables. Tree fruits
and berries also seem to do well. Clearing costs are high since the forests are dense and remaining tree stumps are
numerous. Stones are sufficiently numerous to require removal. For forestry purposes Royston soils have a very
high site index; which suggests that their ultimate use may be that of agroforestry in which selected fractions are
used for agriculture and the remainder for forest use. The soil moisture-holding capacity is moderately high and
about 3.9 inches can be stored in the profile. Even so, it may be desirable to irrigate crops on Royston soils during
the dry summer season.

Tolmie Soil Series

Soils of the Tolmie series are used for a majority of farms on Denman Island. Potatoes, small fruits, hay and pasture
are probably the most commonly cultivated crops on these soils. The A horizon of Tolmie soils are well supplied
with organic matter and nitrogen and moderately supplied with total phosphorus. The cation exchange capacities
are favourable and the exchange complexes are moderately well saturated. In general, these fertile soils respond
well to applications of organic or non-organic fertilizers. Drainage is necessary in many areas. The moisture-holding
capacity of the top 12 inches of soil is 1.9 inches, and 2.8 inches for the effective rooting zone. Irrigation is needed
for maximum vyields. Field tests indicate that Tolmie soils readily lose their favourable soil structure when
cultivated. Effort should be made to maintain it through frequent incorporation of organic matter through tillage
and other methods of incorporation.

The following table lists the improved agricultural capability ratings for all soil series found on Denman Island. In
general, the soils are moderately constrained to agricultural activities but could host a greater diversity of crops
than is currently being cultivated. Limitations are mainly due to excess water (winter) or seasonal drought
(summer), stoniness, and topography — all of which can be managed to varying degrees depending on capital and
labour inputs.
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TABLE 10. AGRICULTURAL CAPABILITY RATINGS FOR DENMAN ISLAND

Location

Soil Series

Agricultural Capability:
Improved Classification
Numbers

Limitations

Surrounding Chickadee Lake, in pockets east of
Chickadee Lake and west of Swan Rd., wetland areas
in the southern part of the island.

Arrowsmith (Ar)

Very good, but peaty:
02,03

Excess water

Eastern part of the island, along Swan Rd., East Rd., Bowser (B) Very Good: 2, 3 Stoniness
Corrigal Rd., Jemima Rd., and Beaver Rd. Found mixed
with Parksville Soils.
Bluffs along western island ridges (west of Lacon Rd. Eroded land (Er) Poor: 7 Topography
and south of Denman Rd.) and north eastern ridges. Stoniness
Fertility deficiencies
Found mixed with Tolmie soils in central part of the Haslam (H) Moderate: 4 Soil moisture deficiency
island bisected by Denman Rd. and stretching north to (seasonal)
end of N. Central Rd. Found also in southwestern Good when mixed with Stoniness
portion of the island along Lacon Rd. between Tolmie soils: 2, 3
Woodham Rd. and Hilton Rd.
Mixed with Qualicum soils in the northeastern portion | Kye (Ky) Good: 3 Soil moisture deficiency
of the island (east and north of Chickadee Lake). (seasonal)
Mixed with Tolmie soils in a narrow band running NW | Merville (M) Very Good to Moderate: | Topography

to SE just east of NW Rd. and Lacon Rd. from north of 2,5 Cumulative and minor adverse
Piercy Rd. to Woodham Rd. conditions
Found in small pockets along easter bluff (east of Neptune (N) Moderate: 4 Fertility deficiencies

Fillongley Prov Park), at the southern end of Lacon Rd.,
and at Denman Point.

Mixed with Bowser soils, see Bowser location
description.

Parksville (Pa)

Very Good:2, 3

Stoniness

Mixed with Key soils, see Kye location description. Qualicum (Q) Good: 3 Soil moisture deficiency
(seasonal)
North of the ferry terminal along east and west sides Royston (R) Good:2, 3 Stoniness

of Northwest Rd. Also in a narrow band along Lacon
Rd. south of Denman Rd. intersection.

Cumulative and minor adverse
conditions

Mixed with Rough Stony Land in the mid-western
section of the island.

Rough Mountainous
Land (Rm)

Moderate to Poor: 4, 5,
7

Stoniness

Soil moisture deficiency
(seasonal)

Bedrock outcroppings
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Location Soil Series Agricultural Capability: Limitations

Improved Classification

Numbers
Mixed with Rough Mountainous Land in the mid- Rough Stony Land (Rs) | Moderate to Poor: 4, 5, Stoniness
western section of the island. Prominent in the 7 Soil moisture deficiency
southern tip of the island. (seasonal)

Bedrock outcroppings

Found surrounding Arrowsmith soils east of Chickadee | Tolmie Very Good: 2 Topography

Lake and mixed with Merville soils between Royston
soils and rocky ridge just east of Lacon Rd. to the
north and south of Denman Rd. intersection.

Moderate: 5 in steep
areas

Cumulative and minor adverse
conditions
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APPENDIX C — EXISTING ORGANIZATIONS SUPPORTING FARMING ON
DENMAN

Denman Island is fortunate to be home to a wide variety of organizations already working on educating and
engaging the community in farming and farm activities. This list is not exhaustive, but attempts to capture a
selection of the multitude of organizations on Denman Island active in supporting farming.

The Hornby/Denman Growers and Producers Alliance (HDGPA) was established in 2010 and is one of the most
active groups engaged in farming on Denman Island. Their purpose is "To advocate for all Hornby and Denman
agricultural sectors and their offshoots, and to provide a forum for cooperation, communication and support
among island growers and producers." They have developed a number of initiatives to encourage and support food
production on Denman including, but not limited to:

e  Agricultural Events, such as the Gala Local Food Dinner on Hornby

e  Workshops on various farming topics for both farmers and community members

e  Purchase of a stainless steel juice press and grinder (looking to purchase a pasteurizer in 2012)

e  Purchase of a chicken plucker

e A Denman Island Logo-Label Contest
This organization is quickly gaining momentum and providing an effective voice for farming on Denman Island.

Renewable Energy Denman Island (REDI) is “an informal gathering of residents intent on helping Denman prepare
for the coming demands of Peak Oil and Climate Change.” The group was assembled as a result of watching "The
Inconvenient Truth". Its primary purpose is public education about the twin threats of climate change and peak oil.
REDI shows documentary films, offers workshops, sponsors events such as Seedy Saturday, and was responsible
for publishing the Local Food Directory. REDI’s purpose is Food Security on Denman and minimizing the carbon
footprint as a community. In 2010, they linked the Denman community to the global Transition Movement and
initiated various sub-committees addressing all of the main areas of concern related to climate change. Denman's
Permaculture Guild is closely related to this group and focuses on engaging in agriculture and farming with the use
of permaculture principles.

Transition Denman Island (TDI) developed from the connections to the global Transition Movement made by REDI
in 2010. TDI's prime purpose is to make Denman a sustainable and self-sufficient community. Transition Towns/
Cities/ Islands, etc are part of a worldwide network of communities which are making a deliberate choice to work
together to decrease their carbon footprints, lower their energy needs, and at the same time become locally
resilient. The “transition” is from oil-dependent to locally sustainable. A number of action groups have been
established including:

e Arts and Entertainment e Heart and Soul

e  Agriculture-Food Sustainability e Renewable Energy

e  Eco-Friendly Building e  Transportation

e  Education and Reskilling e Water Sustainability/Waste Disposal
e Health and Well-Being e  Other — Natural Environment

There have also been a variety of projects initiated as part of these actions groups such as the Grow Your Own Fuel
project. TDI sponsored the Summer Sustainability Festival in 2012 and the Texpo event held in 2011.
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Denman Island Old School Committee is a self-supporting committee under the Denman Island Residents
Association. This committee is responsible for the administration, coordination and management of the Marcus
Isbister Old School Centre and has been instrumental in the development of the Saturday Farmers Market. After
initial unsuccessful attempts by local farmers to establish a farmers market near the New School, the Old School
Committee supported, encouraged and enabled a market to be established at the Old School where a captive
audience was already in existence for the recycling centre. The market at this site has grown and flourished and
become THE place to be on Saturday mornings.

Denman Island SPUDS (Sowing Potatoes Underground for Denman Sustainability) is a local organic food
sustainability initiative providing islanders affordable access to land for communal potato growing. Founded in
2007, it is located on land at the Hermitage on Denman Road. Initially inspired by the Linnaea Farm potato co-op
on Cortes Island, SPUDS members care for the soil collectively- sharing learning experiences along with the
harvest, and building community. SPUDS models stock-free growing techniques, incorporates consensus decision
making, and encourages an intergenerational membership always open to new participants.

Denman Island Veganiculture Association (DIVA) is a grassroots educational initiative (both online, and in the
field) advocating for stock-free organic gardening and farming practises. Goals include, but are not limited to, 1)
fostering recognition of the global need to reduce dependency on animal husbandry in recognition of the role
animal agribusiness plays in exacerbating global warming, as well as resource depletion (ie, heavy water use), and
2) to promote stock-free growing methods for building/maintaining soil fertility and increasing the production of
plant foods on agricultural lands for people, as opposed to livestock.

Denman Island Community Vegan Potluck Series began in the mid 90's, hosting inclusive, once monthly 100%
plant-based meals for food lovers of every persuasion. The series currently operates quarterly, continuing to
feature after dinner guest speakers, films, slide shows or meetings on a wide variety of topics pertaining to social
justice and environmental issues including food security, animal ethics, and other agricultural matters.

The Denman Island Garden Society is made up of 40 members that grow vegetables and engage in horticulture.
They meet once per month.

The Denman Island Pesticide-Free Committee is a subcommittee of the Denman Island Residents Association
(DIRA). Their mandate is to "...seek information, explore options and develop a plan of action for encouraging
Denman Island to be pesticide free, and promote toxic free living to the greatest extent possible. The committee
shall develop a plan to provide information about pesticides and alternatives to pesticide use in the community."

The Denman Island Seed Sanctuary began in 2010 following a workshop with Dan Jason from Salt Spring Seeds on
successful seed banks and sanctuaries. Denman focused on the term Sanctuary, as opposed to a seed bank,
because the word "bank" suggests some sort of vault in which the seeds are stored for the unfortunate event in
which the seed supply would need to be replenished. Members involved in the Seed Sanctuary commit to growing
out various species of seeds on an annual basis to keep the seeds viable, fresh and acclimatized to a changing
climate. It is made up of a group of people who have studied seed-saving together and are taking their job
seriously when they promise to have enough seed of each type they save for themselves, others and future years
as well.
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The Hermitage is a small meditation centre run by the Dharma Fellowship, a Buddhist non-profit and charitable
society based on Denman Island. The 60 acre property of the Hermitage was managed as a farm for many years by
two of the Greenpeace founders: Jim and Marie Bohlen. The property is located within the ALR and the Society is
dedicated to maintaining and increasing the farming capabilities of the land. The field nearest the road already has
several partnership projects underway including SPUDS, a potato collective, and the Seniors Garden, which has
accessible community garden plots available to Denman Islanders. There is also an endangered species present on
the property, the Checkerspot Butterfly, which has warranted a separate small plot in the community garden to be
managed for butterfly needs. The Hermitage is committed to supporting community food and farming
sustainability on the island and mindful caretaking of the forests and wetlands on the property.

All of these groups have played a strong role in promoting and supporting agriculture on Denman Island and have
been important sources of information for those in the community looking to learn more.
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APPENDIX D — LAND USE INVENTORY MAPS

The maps on the following pages indicate location on Denman Island of farms in each category and level of
production and are based solely on the LUI and survey completed by Uitto (2011), and not on Statistics Canada
Agriculture Census data. Figure 5 shows the boundaries of the ALR on Denman Island. The majority of the farms on
Denman are located with the ALR, but some are also found outside of this boundary in the Rural Residential zone.

FIGURE 5. AGRICULTURAL LAND RESERVE (ALR) BOUNDARY
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The largest level of production on Denman Island was in the fruit, nut, berry and grape category (Figure 6).
Production of these crops is largely located on the coastal sections of the island with some production occurring
outside of the ALR boundaries.

FIGURE 6. DISTRIBUTION OF FRUIT, BERRY AND NUT PRODUCTION ON DENMAN ISLAND
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Vegetable, forage and grain production is significant on Denman Island. Production of these crops was largely
located along the coastal sections of the island within the ALR (Figure 7).

FIGURE 7. DISTRIBUTION OF FIELD CROP PRODUCTION ON DENMAN ISLAND
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Livestock and poultry production is largely located within the ALR on the East and West sides of the island (Figure
8).

FIGURE 8. DISTRIBUTION OF LIVESTOCK AND POULTRY PRODUCTION ON DENMAN ISLAND
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Some of the farms surveyed also indicated growing specialty agricultural products, such as specialty nursery crops,
kiwi fruit, honeybees, tea, bamboo, fig and hop production (Figure 9).

FIGURE 9. DISTRIBUTION OF OTHER AGRICULTURAL PRODUCTION ON DENMAN ISLAND

94

273



During the LUI and the survey (Uitto, 2011) a number of farms were identified that offered roadside or onsite farm
gate sales (Figure 10). Sometimes these were in the form of small market store, but the majority of the sales were
completed through a small stand offering produce or eggs on an honour system and no one present to accept
payment. This system has been functioning very well on Denman Island and is highly appreciated by the
community.

FIGURE 10. DISTRIBUTION OF ROADSIDE OR ONSITE SALES ON DENMAN ISLAND
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Print Date: March 3, 2016

Top Priorities

Denman Island

| No._[pescription ______JActivity . Rinitiated __|Responsibility __[Target Date

1 Relationship building
with Komoks First

Nation

1 Implementation of Include consideration of limiting commercial agriculture and Rob Milne
Denman Island Farm  horticulture in high density small lot neighbourhoods.
Plan

2 Review of vistor Proposed focus of review is on allowing the provision of Rob Milne
accommodations cooking facilities for guests.
regulations

4  Marine Issues 03-Mar-2015 Laura Busheikin

David Critchley
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Denman Island

| No. Description _____________________fActvity ___________________________________Rinitiated

Print Date: March 3, 2016

Projects

1 A Protected Area Network on Denman Island 15-Mar-2011
1 Housekeeping project 1. Land Use Bylaw definition of intensive agriculture; 15-Aug-2011
remove "and excluding feedlots".
2. Formatting of Agriculture definition
1 Regulations governing wind towers and Ocean Loop Monitor recommendation from Trust Council. 15-Aug-2011
Geo-Exchange Systems.
1 Regulation limiting the gross floor area of a dwelling 25-Oct-2011
1 Regulations to promote greenhouse gas emissions 25-Oct-2011
reduction.
1 Review and Update of Development Procedures Bylaw 11-Dec-2012
No. 71
1 Review of OCP/LUB regarding implementation of Include consideration of Exploring Food Security in the 02-Apr-2013
Denman Island Farm Plan and ensuring food security. Islands Trust Area in the final report
1 DCLTA Rural Affordable Housing Project Final Report Consideration of recommendations 22-Oct-2013
dated June 20, 2013
1 Review of LUB in consideration of the new Federal Review the Staff Report dated April 28, 2014. 15-Jul-2014
Marihuana for Medical Purposes Regulation
1 Alternative Dispute Resolution To be considered as part of the enforcement tool kit, 26-May-2015
possibly in cooperation with the Hornby Island Local Trust
Committee
1 Downtown Village Neighbourhood Planning The plan might include reduction in greenhouse gas 26-May-2015
emissions; encouragement of a healthy, sustainable
economy; and addressing of water and septic concerns.
1 Implementing Riparian Area Regulation 01-Dec-2015
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Print Date: March 3, 2016

Projects
Denman Island
| No. Description _____ Activity ___Rinitiated
1 Review effectiveness of Secondary Suites and Cottages 12-Jan-2016

bylaw.
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Print Date: March 3, 2016

Applications
Agricultural Land Reserve

File Number ____lApplicant Name ____[Date Received Purpose . |
DE-ALR-2015.1 Denman Community 17-Dec-2015 PID: 009-708-537 Severn - 3730 Denman Road Exclusion of 1.6ha in the

Land Trust ALR

Association

Planner: Rob Milne

Planning Status

Status Date:

Development Permit

File Number ___lApplicant Name Date Received
DE-DP-2006.2 Stoneman, 31-Aug-2006 The use of presently cleared areas within the Komas Bluff permit area for
Daniel/Debra agricultural use.

Planner: Courtney Simpson

Planning Status

Status Date: 04-Apr-2011

No change: waiting for info from applicant.
Status Date: 04-Feb-2010

No change

Status Date: 01-May-2009

No change
File Number ____[Applicant Name Date Received
DE-DP-2011.2 Day, Ella 21-Mar-2011 For barn sited within DP #1: Komas Bluff

Planner: Marnie Eggen
Planning Status

Status Date: 29-Jul-2013
File passed on to Bylaw enforcement
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Print Date: March 3, 2016

Applications
Status Date: 05-Oct-2012

Letter sent to applicant re: further info required

Status Date: 01-Nov-2011
Awaiting info from applicant

File Number  |Applicant Name Date Received
DE-DP-2013.1 Stoneman, Daniel & 17-Jun-2013
Debra

Planner: Courtney Simpson

Planning Status

Status Date: 16-Jul-2013

Staff report to July 16 LTC meeting. LTC resolved to not issue permit but to amend 1999 development permit.
Status Date: 16-Jul-2013

Staff preparing development permit amendment

Status Date: 24-Jun-2013
Planner Reviewing File

File Number ____lApplicant Name Date Received
DE-DP-2015.3 Etienne Design 30-Nov-2015 PID: 028-879-465 8330 Owl Crescent Road. Proposed 2650 square foot
residence.

Planner: Teresa Rittemann

Planning Status

Status Date: 06-Jan-2016

Staff conducted site visit on 5-Jan. Staff Report to be written and aim to appear on 15-Mar LTC agenda.
Status Date: 30-Nov-2015
Application received. Assigned to Planner.

File Number  |Applicant Name Date Received
DE-DP-2015.4 DeVilliers, Etienne 17-Dec-2015 PID: 023-005-025 DPA 4 for steams, lakes and wetlands

Planner: Teresa Rittemann

Planning Status
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Print Date: March 3, 2016

Applications
Status Date: 06-Jan-2016
Staff conducted site visit on 5-Jan. Staff Report to be written and aim to appear on 15-Mar LTC agenda.

Status Date: 17-Dec-2015
Application received and assigned to Planner TR.

Development Variance Permit

File Number ____[Applicant Name Date Received
DE-DVP-2011.1 Day, Ella 13-May-2011 Barn on property line

Planner: Marnie Eggen

Planning Status

Status Date: 29-Jul-2013

no change; file passed on to bylaw enforcement

Status Date: 09-Nov-2012

BCLS survey confirms barn sited on lot line; Applicant intends to apply for lot line adjustment

Status Date: 05-Oct-2012

Letter sent to applicant requesting further information otherwise issue will be transfered over to bylaw enforcement

Rezoning
File Number ____[Applicant Name Date Received
DE-RZ-2015.1 Neilsen, Henning 12-Jan-1900 To change Land Use Designation of a portion of the subject property from

Residential to Conservation/recreation and that portion to be transferred to

Islands Trust Fund - remainder to be used for residential
Planner: Rob Milne

Planning Status

Status Date: 21-Apr-2015
LTC consideration of staff report. Resolution for staff to prepare draft bylaws for May 26, 2015 LTC meeting.

Siting and use Permit
File Number ___lApplicant Name Date Received
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Print Date: March 3, 2016

Applications
DE-SUP-2006.7 Stoneman, 31-Aug-2006

Daniel/Debra
Planner: Courtney Simpson

Agricultural (including buildings consistent with ALR legislation)

Planning Status

Status Date: 08-Jan-2009
On hold pending outcome of court case

File Number ____iApplicant Name Date Received
DE-SUP-2009.14  Day, Jean Ella 02-Nov-2009 2900 SWAN RD

One 26 foot high barn.
Planner: Marnie Eggen

Planning Status

Status Date: 30-Jun-2011
On hold until outcome of DP and DVP.

Status Date: 03-Mar-2011

New info submitted by applicant indicates bld sited on lot line; options provided to applicant
Status Date: 20-Jan-2011
Applicant submitted partial application

File Number ____lApplicant Name Date Received

DE-SUP-2014.10  Stoneman, Daniel & 29-Sep-2014 Residence, Garage, Chicken House, Beach Stairs, Woodshed
Debra

Planner: Rob Milne

Planning Status

Status Date: 03-Nov-2014
On hold pending confirmation of compliance with condtions of approval for DE-DP-2014.2

File Number_____lApplicant Name Date Received

DE-SUP-2015.9 Etienne Design 22-Oct-2015 PID: 028-879-4658330 Owl Crescent Road. Proposed 2650 square foot

residence.
Planner: Teresa Rittemann

Planning Status
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Print Date: March 3, 2016

Applications
Status Date: 06-Jan-2016

Applicant has submitted a DP application. Staff conducted site visit on 5-Jan. Staff Report to be written and aim to appear
on 15-Mar LTC agenda.

Status Date: 06-Nov-2015

Planner reviewed application and noted that a Development Permit would need to be applied for, for DPA 2 Steep Slopes.
Applicant currently pursing the DP application.

Status Date: 29-Oct-2015
File assigned to Planner TR

File Number ____lApplicant Name Date Received
DE-SUP-2016.1 Pandesign Inc. 03-Feb-2016 PID: 000-379-697 Build a 70 square metre single family residence.

Planner: Lisa Webster-Gibson

Planning Status

Status Date:

Subdivision
File Number |Applicant Name Date Received
DE-SUB-2015.1 De Villiers & Fraser, 24-Dec-2014 2201 Tristone Road

Etienne & Louise S.946 (2 lot subdivision)
Planner: Teresa Rittemann

Planning Status

Status Date: 06-Jan-2016

Applicant has submitted a DP application. Staff conducted site visit on 5-Jan. Staff Report to be written and aim to appear
on 15-Mar LTC agenda.

Status Date: 17-Nov-2015
No change in status.

Status Date: 27-Aug-2015

No change in status. Planner TR emailed applicant on Aug 4 to check in on progress and to see if applicant had
questions. No response from applicant.

File Number ____[Applicant Name Date Received
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Print Date: March 3, 2016

Applications

DE-SUB-2016.1 MCKEACHIE, 01-Feb-2016 PID: 005-850-771 Proposed four lot Subdivision application
MORLEY
Planner: Rob Milne

Planning Status

Status Date:
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615 Denman

65000-615

LTC Local
65200-615
65210-615
65220-615
65230-615

Islands Trust

LTC EXP SUMMARY REPORT F2016
Invoices posted to Month ending February 2016

Invoices posted to Month ending February 2016

LTC "Trustee Expenses"

LTC - Local Exp - LTC Meeting Expenses
LTC - Local Exp - APC Meeting Expenses
LTC - Local Exp - Communications
LTC - Local Exp - Special Projects

TOTAL LTC Local Expense

Projects

73001-615-3001
73001-615-4048

Denman RAR
Denman Memo of Understanding with K'omoks FN

TOTAL Project Expenses

Budget Spent Balance
750.00 1,176.00 -426.00
2,500.00 3,408.61 -908.61
750.00 688.29 61.71
300.00 75.00 225.00
750.00 1,420.02 -670.02
4,300.00 5,591.92 -1,291.92
2,500.00 769.10 1,730.90
2,000.00 0.00 2,000.00
4,500.00 769.10 3,730.90

284



Memorandum

700 North Road Gabriola Island, BC BC VOR 1X3
Telephone (250) 247-2063 FAX: (250) 247-7514
Toll Free via Enquiry BC in Vancouver 660-2421. Elsewhere in BC 1.800.663.7867

northinfo@islandstrust.bc.ca  www.islandstrust.bc.ca

Date January 25, 2016 File Number 3030-01

To Denman Island Local Trust Committee
Gabiriola Island Local Trust Committee
Gambier Island Local Trust Committee
Hornby Island Local Trust Committee
Lasqueti Island Local Trust Committee
Thetis Island Local Trust Committee
Ballenas Winchelsea Islands (Executive Committee) Local Trust Committee

From Sonja Zupanec

Island Planner
Local Planning Services

Re Land Use Consultation for Radio Communication Utilities

The Executive Committee is asking LTC’s to consider the attached letter from Innovation, Science and
Economic Development Canada indicating they are giving notice of rescinding the 1996 Letter of
Understanding (LOU) “Land Use Consultation for Radio Communication Utilities”. The LOU is included in the
attachment.

As indicated in the letter, the Federal Government (Canada) has developed an antenna siting policy and a
guide to assist local governments in developing antenna system siting protocols. In addition, the Federation of
Canadian Municipalities has developed an Antenna system siting protocol template.

In the absence of a LOU, Canada will expect local trust committees to either develop their own consultation
policy or use the consultation guidelines provided by Canada. The Gabriola LTC is the only northern LTC with
a standing resolution (GB-025-2010) stipulating consulation policies for radio communication utilities.

If a local trust committee would like to have a Trust-wide consultation policy, or model policy and procedures
developed by Trust Council, a resolution indicating your LTC’s preference is requested. This resolution will be
forwarded to the Executive Committee for consideration as a Trust Council agenda topic.

Option 1: Request Trust Council develop a Trust-wide consultation policy

THAT the XX Island Local Trust Committee requests Trust Council explore the option of a Trust-wide policy on
land use consultation for radio communication ultilities.

Option 2: Request Trust Council develop model policy and procedures for each LTC to consider

THAT the XX Island Local Trust Committee requests Trust Council explore the option of a model policy and
procedures on land use consultation for radio communication utilities.

R:\LTC\Multi-LTC Projects\Radio Communications Utilities\LTC memo Jan 2016 Radio communication utilities.docx
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copy Ann Kjerulf, Manager

Attachment:
1. Letter from Innovation, Science and Economic Development Canada

R:\LTC\Multi-LTC Projects\Radio Communications Utilities\LTC memo Jan 2016 Radio communication utilities.docx
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Innovation, Science and Economic Development Canada
Innovation, des Sciences et du Développement économique Canada

Linda Adams

Chief Administrative Officer, Islands Trust
Suite 200, 1627 Fort St.

Victoria, BC

V8R 1H8

Date: December 1%, 2015

Subject: Rescinding the 1996 Letter of Understanding (LOU) “Land use Consuftation for Radio
Communication Utilities”

Dear Ms. Adams,

As per our telephone discussion today, please accept this letter as our formal notification to provide a
three month notice to rescind the above LOU. | have attached a copy for your reference. It is our belief
that this document is outdated.

Going forward, Islands Trust may wish to consider an “islands wide” tower siting consultation policy of
their own. There are many good examples of these being used by various local governments. If drafted
well, clearly outlining the reguirements and obhgatlons of both the proponent and the land use authority,
such a policy can save both parties time and result in a more streamlined, timely and assured process.

Most jurisdictions either have their own tower siting consultation policy or use the Innovation, Science and
Econcemic Development Canada policy:

CPC 2-0-03 Radigcommunication and Broadcasting Anfenna Systems: hitp:/fwww.ic.gc.caleic/site/smt-
gst.nsfleng/sf08777.himl

If this is of interest, our department provides a guide that can be used to help develop a policy. It is called
the Guide to Assist Land-use Authorities in Developing Antenna Syslern Siting Protocols:

http:/fwww.ic.gc.caleic/site/smt-gst. nsfleng/sf1 0860.html

Also, the Federation of Canadian Municipalities, in partnership with the Canadian Wireless
Telecommunications Association, have developed a policy template: Anfenna System Sifing Protocol
Template:

http:/fwww.focm.ca/documentsitoolsifem/Antenna System Siting Protocol EN.pdf

estions, please do not hesitate to call me at the number below.

i

Spectrum Operations Manager, Spectrum Management Operations Branch
Innovation, Science and Economic Development / Government of Canada
Jeff.Stanhope@canada.ca / Tel: 250-363-3597 / TTY: 1-866-694-8389

If you have any

rely?
\,_..#'Ji

/-" Jeff Stahhope
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Letter of Understanding '
INDUSTRY CANADA.
between
, 0CT 2 1 1995
INDUSTRY CANADA
Vancouver Island District Pacific Region
Spectrum Program Victoria

(“industry Canada”)
and the
ISLANDS TRUST COUNCIL on behalf
of Trust Area Local Trust Committees
{("Islands Trust”)

regarding

LAND-USE CONSULTATION FOR RADIO COMMUNICATION UTILITIES
within the Islands Trust Area

WHEREAS, section 8.1 of the Islands Trust Act authorizes the Islands Trust Council to
enter into agreements with the Government of Canada on behalf of one or more local
frust committees to coordinate activities within the Islands Trust Area to achieve the
legislated object of the Islands Trust Act ..."to preserve and protect the Trust Area and
its unique amenities and environment for the benefit of the residents of the Trust Area
and of the Province generally, in cooperation with municipalities, regional districts,
improvement districts, other persons and organizations and the government of the
Province”;

WHEREAS, a local trust committee is responsible for regulating the development and
use of land within a local trust area;

WHEREAS, Section 5 of the Radiocommunications Act defines the Minister's powers,
the Minister may, (i) approve each site on which radio apparatus, including antenna
systems, may be located and approve the erection of all masts, towers and other
antenna-supporting structures;

WHEREAS, Industry Canada recognizes that land-use authorities may have an interest
in the location of significant antenna structures proposed within their jurisdiction and

may have concerns that should be considered in the exercise of authority under the
Radiocommunications Act,

AND WHEREAS, the Islands Trust consider significant antenna structures as being
any structure over 25 metres measured from the ground levet.
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NOW THEREFORE, both parties agree to implement the following interagency
consultation procedures regarding applications to Industry Canada for the site-specific
authorization of significant antenna structures within the Islands Trust Area:

1.0

2.0

3!0

NOTIFICATION

1.1

1.2

Either party will use best efforts to notify the other party of an applicant’s
exprassion of interest to build or modify a significant antenna structure.

Industry Canada will use best efforts to advise applicants that they are
required to notify and consult with the appropriate local trust committee to
address local land-use concerns as explained in Client procedure
Circular, CPC-2-0-03.

APPLICANT / LOCAL TRUST COMMITTEE CONSULTATION

2.1

2.2

2.3

Local trust committees will make their views known to both the applicant
and Industry Canada within 60 days of receiving an application untess
otherwise mutually agreed by the local trust committee and the applicant.

The local trust committee will use its best efforis to consuit with the
applicant and to consider requirements of the applicant.

When Industry Canada becomes aware of a tocal trust committee’s
objection to a site-specific significant antenna structurs, consideration to
issue a license will be delayed for up to 80 days or longer if otherwise
mutually agreed by the local trust commitiees and the applicant so
consultations can occur between the applicant and the local trust
commitiee.

APPLICATION APPROVAL

3.1

3.2

3.3

Industry Canada does not play a direct role in land-use consultations.
This responsibility remains with the applicant and the local trust
committee to work toward a mutually acceptable agreement.

Industry Canada will use best sfforts to notify a local trust committes of its
intent to process an application indicating the content of the applicant’s
signed land-use consultation attestation.

Industry Canada, upon the request of a local trust committee, will meet

with that local trust committee to hear its concerns before final approval of
a license.

Page 20f3
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4.0 CONDITIONS

4.1 Nothing in this agreement shall be construed to fetter the legislative or
administrative discretion of either of the parties within their respective
areas of jurisdiction.

42 Any pary to this Agreement may terminate this Agreerment at any time by
delivering three months written notice to the other pany.

43 The officials of each party who shall be responsible for notices and the
administration of this Agreement are:

Executive Director Phone #: (604) 852-4182
islands Trust Fax # (604) 952-4193
ond Floor, 1627 Fort Street

Victoria, British Columbia

V8R 1H8

Director, Vancouver |sland District Phone #:; (604) 363-3800
Pacific Region - Fax #: (604) 363-0208
Industry Canada

4318 - 816 Government Street
Victoria, British Columbia
Vaw 1W9

Both parties commit to respect the terms of this agreement dated this Z} day of &7%54’ 1996.

A

Gordon A. Mcintosh
Executive Director
islands Trust

Industry Canada

pPage 30f3
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Innovation, Science and Economic Development Canada
Innovation, des Sciences et du Développement économique Canada

Linda Adams

Chief Administrative Officer, Islands Trust
Suite 200, 1627 Fort St.

Victoria, BC

V8R 1H8

Date: December 1%, 2015

Subject: Rescinding the 1996 Letter of Understanding (LOU) “Land use Consuftation for Radio
Communication Utilities”

Dear Ms. Adams,

As per our telephone discussion today, please accept this letter as our formal notification to provide a
three month notice to rescind the above LOU. | have attached a copy for your reference. It is our belief
that this document is outdated.

Going forward, Islands Trust may wish to consider an “islands wide” tower siting consultation policy of
their own. There are many good examples of these being used by various local governments. If drafted
well, clearly outlining the reguirements and obhgatlons of both the proponent and the land use authority,
such a policy can save both parties time and result in a more streamlined, timely and assured process.

Most jurisdictions either have their own tower siting consultation policy or use the Innovation, Science and
Econcemic Development Canada policy:

CPC 2-0-03 Radigcommunication and Broadcasting Anfenna Systems: hitp:/fwww.ic.gc.caleic/site/smt-
gst.nsfleng/sf08777.himl

If this is of interest, our department provides a guide that can be used to help develop a policy. It is called
the Guide to Assist Land-use Authorities in Developing Antenna Syslern Siting Protocols:

http:/fwww.ic.gc.caleic/site/smt-gst. nsfleng/sf1 0860.html

Also, the Federation of Canadian Municipalities, in partnership with the Canadian Wireless
Telecommunications Association, have developed a policy template: Anfenna System Sifing Protocol
Template:

http:/fwww.focm.ca/documentsitoolsifem/Antenna System Siting Protocol EN.pdf

estions, please do not hesitate to call me at the number below.

i

Spectrum Operations Manager, Spectrum Management Operations Branch
Innovation, Science and Economic Development / Government of Canada
Jeff.Stanhope@canada.ca / Tel: 250-363-3597 / TTY: 1-866-694-8389

If you have any

rely?
\,_..#'Ji

/-" Jeff Stahhope
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Letter of Understanding '
INDUSTRY CANADA.
between
, 0CT 2 1 1995
INDUSTRY CANADA
Vancouver Island District Pacific Region
Spectrum Program Victoria

(“industry Canada”)
and the
ISLANDS TRUST COUNCIL on behalf
of Trust Area Local Trust Committees
{("Islands Trust”)

regarding

LAND-USE CONSULTATION FOR RADIO COMMUNICATION UTILITIES
within the Islands Trust Area

WHEREAS, section 8.1 of the Islands Trust Act authorizes the Islands Trust Council to
enter into agreements with the Government of Canada on behalf of one or more local
frust committees to coordinate activities within the Islands Trust Area to achieve the
legislated object of the Islands Trust Act ..."to preserve and protect the Trust Area and
its unique amenities and environment for the benefit of the residents of the Trust Area
and of the Province generally, in cooperation with municipalities, regional districts,
improvement districts, other persons and organizations and the government of the
Province”;

WHEREAS, a local trust committee is responsible for regulating the development and
use of land within a local trust area;

WHEREAS, Section 5 of the Radiocommunications Act defines the Minister's powers,
the Minister may, (i) approve each site on which radio apparatus, including antenna
systems, may be located and approve the erection of all masts, towers and other
antenna-supporting structures;

WHEREAS, Industry Canada recognizes that land-use authorities may have an interest
in the location of significant antenna structures proposed within their jurisdiction and

may have concerns that should be considered in the exercise of authority under the
Radiocommunications Act,

AND WHEREAS, the Islands Trust consider significant antenna structures as being
any structure over 25 metres measured from the ground levet.
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NOW THEREFORE, both parties agree to implement the following interagency
consultation procedures regarding applications to Industry Canada for the site-specific
authorization of significant antenna structures within the Islands Trust Area:

1.0

2.0

3!0

NOTIFICATION

1.1

1.2

Either party will use best efforts to notify the other party of an applicant’s
exprassion of interest to build or modify a significant antenna structure.

Industry Canada will use best efforts to advise applicants that they are
required to notify and consult with the appropriate local trust committee to
address local land-use concerns as explained in Client procedure
Circular, CPC-2-0-03.

APPLICANT / LOCAL TRUST COMMITTEE CONSULTATION

2.1

2.2

2.3

Local trust committees will make their views known to both the applicant
and Industry Canada within 60 days of receiving an application untess
otherwise mutually agreed by the local trust committee and the applicant.

The local trust committee will use its best efforis to consuit with the
applicant and to consider requirements of the applicant.

When Industry Canada becomes aware of a tocal trust committee’s
objection to a site-specific significant antenna structurs, consideration to
issue a license will be delayed for up to 80 days or longer if otherwise
mutually agreed by the local trust commitiees and the applicant so
consultations can occur between the applicant and the local trust
commitiee.

APPLICATION APPROVAL

3.1

3.2

3.3

Industry Canada does not play a direct role in land-use consultations.
This responsibility remains with the applicant and the local trust
committee to work toward a mutually acceptable agreement.

Industry Canada will use best sfforts to notify a local trust committes of its
intent to process an application indicating the content of the applicant’s
signed land-use consultation attestation.

Industry Canada, upon the request of a local trust committee, will meet

with that local trust committee to hear its concerns before final approval of
a license.
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4.0 CONDITIONS

4.1 Nothing in this agreement shall be construed to fetter the legislative or
administrative discretion of either of the parties within their respective
areas of jurisdiction.

42 Any pary to this Agreement may terminate this Agreerment at any time by
delivering three months written notice to the other pany.

43 The officials of each party who shall be responsible for notices and the
administration of this Agreement are:

Executive Director Phone #: (604) 852-4182
islands Trust Fax # (604) 952-4193
ond Floor, 1627 Fort Street

Victoria, British Columbia

V8R 1H8

Director, Vancouver |sland District Phone #:; (604) 363-3800
Pacific Region - Fax #: (604) 363-0208
Industry Canada

4318 - 816 Government Street
Victoria, British Columbia
Vaw 1W9

Both parties commit to respect the terms of this agreement dated this Z} day of &7%54’ 1996.

A

Gordon A. Mcintosh
Executive Director
islands Trust

Industry Canada
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Office of the Chief Administrative Officer

600 Comox Road, Courtenay, BC VON 3P6
Tel: 250-334-6000 Fax: 250-334-4358
Toll free: 1-800-331-6007
www.comoxvalleyrd.ca

January 6, 2016

Russ Hotsenpiller

Chief Administrative Officer
Islands Trust

2™ Floor, 1627 Fort Street
Victoria, BC V8R 1HS8

Dear Russ:

File:  470.20/1T

Sent via email only: rhotsenpiller@jislandstrust.bc.ca

Re:  Annual Comox Valley Regional District/Islands Trust meeting

In 2011 the Comox Valley Regional District and Islands Trust signed a protocol agreement (attached) to
foster and improve relations. Section 3(a) requires at least one meeting annually between the Electoral Area
A director and your Hornby and Denman trust committees, along with staff that the chief administrative
officers identify. The aim of the meeting is to review the implementation of the protocol agreement, discuss
topics of common interest and further our positive relationships.

I would like to propose October 20, 2016 at 10 am as a possible date and time, which can be hosted at the
regional district offices. Please advise if this arrangement suits you. Agenda items can be finalized closer to

the time.

I’m looking forward to hearing from you.

Sincerely,
D. Oakman

Debra Oakman, CPA, CMA
Chief Administrative Officer

Enclosure: Protocol agreement

cc: James Warren, general manager of corporate services branch
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REGIONAL DISTRICT/LOCAL TRUST COMMIMTTEE
PROTOCOL AGREEMENT

This protocol agreement (“Agreement”) dated for reference Sel- & 2011 1s

BETWEEN:

AND:

DENMAN ISLAND LOCAL TRUST COMMITTEE and
HORNBY ISLAND LOCAL TRUST COMMITTEE

(“local trust committees™)

COMOX VALLEY REGIONAL DISTRICT BOARD
(“regional district”)

(teferred to as the (“Parties”)

WHEREAS:

A.

C.

Under Section 24 (2)(c) of the Islands Trast Aet, a local trust committee may enter into an
agrecment with a regional district respecting the coordination of activitics in a local area;

The Denman Tsland local trust committee and the Hornby Island local trust committee are
established under Section 23 of the Islands Trust Act for the purpose of preserving and
protecting the unique amenities and environment of the Denman Island local trust area and
the Hornby Island local trust area and has the authority to regulate the development and use
of land in this local area;

The Comox Valley Regional District is a regional district established by letters patent on the
15" day of February 2008 and has the authority to provide services in the Denman Island
local trust area and the Hornby Island local trust area; and

The patties consider it in the interest of the residents of the Denman Island local trust area
and the Hornby Island local trust atea that the parties cooperate in the coordination of their
activities.

NOW THEREFORE the Denman Island local trust committee and the Hornby Island local trust
committee and the Comox Valley Regional District agree as follows:

PRINCIPLES

1.

The local trust committees and the regional district agree to the following principles

regarding interagency relations:

(a) recognition of each others’ jurisdictions and capabilities with a commitment to
promoting a spirit of partnership through joint legislative, policy, progtam and
commurnication initiatives;

Comox Valley Regional District / Denman Island and Hotnby Island Local Trust Committee Protocol
Agreement Page 1 of 4
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(©)

coordination of planning, servicing and growth management activities that is
responsive to the needs of the local trust arcas and the electoral area of which itis a
part;

commitment by the regional district to consider the purpose of the Islands Trust,
which 1s to preserve and protect the area and its envitonment for the benefit of
residents and the province, in matters involving the local trust arcas;

commitment by the local trust committees to take the servicing functions of the
regional district into consideration in matters involving the local trust arcas;

cooperation through liaison, sharing of information, and notification of significant
initiatives that may impact the other party.

COOPERATION

2. (1

@

(%)

The parties agree to cooperate with respect to the implementation, coordination and
administration of each party’s legislative authority that may impact the other party.

‘The parties agree to cootdinate activities within the local trust ateas / electoral areas
mncluding but not limited to such matters as:

() community planning;

(b) park planning and parkland acquisition;

(©) scrvicing arrangements; and

(d) bylaw enforcement where both parties participate in joint enforcement
processes to effectively control situations where one or both parties” bylaws

are being contravened, including consideration of cost sharing undertakings.

Each party agrees to notify the other party on legislative, municipal incorporation
and boundary restructure initiatives that may affect the other party.

COMMUNICATIONS

The patties agree to schedule meetings at least once per calendar year of the regional
director, the local trust committees and staff as determined by the CAOs to review
the implementation of the protocol.

Neither party is obligated to convey information to the other party that is protected
for disclosure under the Freedom of Information and Protection of Privacy Act, any other
legislation protecting information form disclosure, or that is subject to solicitor-client
ptivilege.

Comox Valley Regional District / Denman Island and Hornby Island Local Trust Committee Protocol

Agreement

Page 2 of 4
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(3) Fach party agrees to pursue alternate methods of dispute resolution before initiating
legal proceedings directed at the other patty.
CONDITIONS
4. 1) Nothing in this agreement shall be construed so as to fetter the legislative discretion
of either of the parties within their respective arcas of jurisdiction or, without
limiting the generality of the foregoing, to oblige either of the parties to adopt ot
prevent either of the parties from adopting any bylaw or resolution.
2) The interpretation of terms used in this agreement shall be governed by the
interpretation provisions of the Isiands Trust Act and the Local Government Act.
3) This agteement may be amended by agreement in writing between the regional

district and the local trust committees.

Any party to this agreement may terminate this agreement at any time by delivering
three months’ written notice to the other party.

Information and notification pertinent to this agreement shall be delivered to:
Denman Island local trust committee Islands T'rust
and the Homnby Island local trust committee 2™ Floot, 1627 Fort Street

Victoria, B.C. V8R 1HS

Comox Valley Regional District 600 Comox Rd
Courtenay BC V3N 3P6

Comox Valley Regional Disttict / Denman Island and Hornby Island Local 'T'rust Committee Protocol

Agreement

Page 3 of 4

298




(6) The officials of each party who shall be responsible for the notices and the
administration of this agreement are:

Denman Island local trust committee the chief administrative officer
and the Hornby Island local trust committee of the Islands Trust

Comox Valley Regional District the corporate legislative officer of the regional
district

As evidencc of their agreement to the above tetms, the local trust committees and the regional
ve executed this 2 qérc egapnt as set out below:

M E Py / v ,r/“";“d?m\ rd /!ﬂ
/L \X/ f 7 / &{ ) { Tf“’j///ff'fz'“{ f"‘ al

Peter Luckham, chair h Lmda %dams chief administrative officer
Denman Island local trust committee [slands 1'rust
/"

¥
{4

/)

/Xz WA f/jiél o

T
-

f‘\%

D

Loulse\Bell chair ™ ,mdq Adams, 'chlef adnnmstmtlve officer
Homb§ Island 1 (}\pust committee Islands T'rust

/\i {/\A

Nl CL o — (:MX‘ AL

s

4 gl . - . . "
Edwin Grieve]chhir Debra O,(ﬂ?nan, chief administrative officer

Comox Valley{Regional District Comox{&}dﬂey Regional District

Comox Valley Regional District / Denman Island and Hornby Island Local Trust Committee Protocol
Agreement Page 4 of 4
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prom: Anmette & Hartmut St Schvec

Sent: Wednesday, September 24, 2014 10:19 PM
To: porthinfo; David Marlor; Robert Kojima; Rob Milne
Subject: request for correction of Schedule E Map 2 Denman Island

Denman Island, 24. September 2014

To whom it may concern:

We are writing to you in regards of a mapping error, visible on Schedule E Map 2 of the Official
Community Plan, Bylaw 185.

We had recognized this error before-and addressed it, assuming it would be corrected. Due to
recent road development on the southern extension of Swan Road (south of Denman Road) we
looked up the above mentioned map and found, that the error is not yet corrected.

To explain the situation in full, we would like to describe a bit of the history of this process:

In 2000 or 2001 we recognized that above mentioned map shows a major wetland on properties 24827 (now
known as the Hermitage) and 41861 (Street address 1461 Corrigal Rd.) with a brook flowing out towards the
east coast of Denman Island. Both, the wetland and the brook, aren’t marked in the right places.

We addressed this to Tom Babb, local trustee at the time and he arranged for a meeting after about two weeks
with himself, Jill Hatfield of the ALC, a gentleman of the ALC and a gentleman from the Islands Trust Office
in Victoria (Mr. Watson or Wilson, if we remember correctly). We walked the land and everybody recognized
that the map is indeed wrong and needs to be rectified. Several months later a gentleman from the Islands Trust
office in Victoria called to announce, that he is on Denman Island and would like to go and assess the situation.

At the time we were unable to walk along with him due to urgent farm work, but gave him permission and
directions to the said area.

We assumed that the issue was hereby taken care of and that necessary changes would follow.

After forest clearing work had been done on the right of way (cxtensi;an of Swan Road towards south) which

runs along the back of our two properties (1461 and 1745 Corrigal Road), we looked up the map again and
found, that the error is still there,

As the (uncorrected) map stands now, major clearing and road development work is being done right through a
major wetland,

We hereby request the area to be assessed properly, the non-existant wetland be removed and the course of the
stream be corrected in the official maps of Denman Island.

Please feel free to contact us wnh ahy questions per e-mail or phone 250-703-3090.

We would like to be part of the process and be kept informed about the happenings.

Thank you and kind regards,

Annette and Hartmut Schmidt-Schweda
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Rob Milne

From: Annette & Hartmut Schmidt-Schweda _

Sent: October-13-14 5:25 PM
To: northinfo; David Marlor; Robert Kojima; Rob Milne
Subject: Re: request for correction of Schedule £ Map 2 Denman Island

Dear Madams and Sirs,
on Sept. 24th we had sent you an e-mail regarding a mapping error on Denman Island.

As none of you have responded so far, we have attached it again below.
Please read and confirm receipt.
We also kindly ask you to look into the mentioned problem and respond asap.

If this topic does not fall into your range of control, may we please be directed to the responsible person or
institute.

Thank you very much.

kindly,
Annette and Hartmut Schmidt-Schweda

On Sep 24,2014, at 10:18 PM, Annette & Hartmut Schmidt-Schweda _

wrote:

Denman Island. 24. September 2014

To whom it may concern:

We are writing to you in regards of a mapping error, visible on Schedule E Map 2 of the Official Community
Plan, Bylaw 185.

We had recognized this error before and addressed it, assuming it would be corrected. Due to recent road
development on the southern extension of Swan Road (south of Denman Road) we looked up the above
mentioned map and found. that the error is not yet corrected.
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Rob Milne

From: Annette & Hartmut Schmidt-Schweda _

Sent: Monday, October 20, 2014 10:19 AM
To: Rob Milne
Subject: Re: request for correction of Schedule E Map 2 Denman Island

Good momning,
thank you for your reply.
We do not have any additional material (maps, areal photos, documentation) to support our request.

The materials you used to produce the existing mapping are obviously not sufficient to provide a correct result.

It is inevidable to collect evidence on the land itself to get the necessary materials to correct the existing maps.

Presently, according to the existing mapping, there is an actual violation against the wetland bylaw.

Worse than that, the true riparian area and about 3000 of 2 minor stream, where they really are.
are completely unprotected and development in that area is intended and has started.

We will be happy to walk with you and assist with the location of boundaries, streams and wet
land.

Regards,
Annette and Hartmut Schmidt-Schweda
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Email: rmilne@Islandstrust.bc.ca VOR 1X3

From: Annette & Hartmut Schmidt-Schveca (R

Sent: Wednesday, September 24, 2014 10:19 PM
To: northinfo; David Marlor; Robert Kojima; Rob Milne
Subject: request for correction of Schedule E Map 2 Denman Island

Denman Island, 24. September 2014

To whom it may concern:

We are writing to you in regards of a mapping error, visible on Schedule E Map 2 of the Official Community
Plan, Bylaw 185.

We had recognized this error before and addressed it, assuming it would be corrected. Due to recent road
development on the southemn extension of Swan Road (south of Denman Road) we looked up the above
mentioned map and found, that the error is not yet corrected.

To explain the situation in full, we would like to describe a bit of the history of this process:

In 2000 or 2001 we recognized that above mentioned map shows a major wetland on properties 24827 (now
known as the Hermitage) and 41861 (Street address 1461 Corrigal Rd.) with a brook flowing out towards the
east coast of Denman Island. Both, the wetland and the brook. aren’t marked in the right places.

We addressed this to Tom Babb, local trustee at the time and he arranged for a meeting after about two weeks
with himself, Jill Hatfield of the ALC, a gentleman of the ALC and a gentleman from the Islands Trust Office in

2
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From: Annette & Hartmut Schmidt-Schweda _

Sent: Tuesday, November 11, 2014 3:34 PM

To: Rob Milne

Cc: Laura Busheikin; David Graham

Subject: Re: request for correction of Schedule E Map 2 Denman Island

Dear Mr. Milne,
thank you for your reply.
Unfortunately we couldn’t understand all of it. as we are not familiar with all your abbreviations.

In any event, though, we know, that neither the wetland, nor the minor stream coming out of it as the map OCP
Bylaw 185, schedule E map 2 indicate on parcel P141861 do exist.

Therefore there is no reason for us to consider any restrictions that come along with the presence of a wetland
and stream, '

%

As the two newer maps (Denman Island South Sensitive Ecosystem Airphoto 2001 and RAR Designated
Watersheds of Denman Island) indicate, the wetland and stream have been taken out.
This shows that the older map (Bylaw 185, schedule E. map 2) is wrong.

We are very surprised. that, when it comes to your attention, that ca. 3000° of minor stream are unprotected, you
don’t spring into action to fulfill your mandate to protect the natural environment of the Islands.

No one knows this land better than we as the inhabitants of more than 15 years.

As we recognized this alarming error we reported it back to you and it goes beyond our understanding al_ld .
acceptance, that a first step to rectify the problem shall be, that we try to convince the local trust tha{ a biologist
be hired to write an expensive report, rather than to come and look at the easy-to-see obvious, especially as
developmental activities are planned in an unprotected area.

The minor stream as it really exists flows out of the south end of marsh #4213 (South Sensitive Ecosystem Map.
Airphoto 2001) then through wetland #4262 (South Sensitive Ecosystem Map. Airphoto 2001) from there
towards the east and into the ocean.

It does not require a QEP or an areal photo to find this stream. ‘
The easiest and most accurate way to find the true location of this stream is to just walk upstream.

You and all involved in the process are invited to come and meet with us to walk from our property up the
stream.

Regards,
Annette and Hartmut Schmidt-Schweda
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