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Islands Trust

Date:
Time:

Location:

Hornby Island Local Trust Committee
Regular Meeting Revised Agenda

November 8, 2019
11:30 am

New Horizons

1765 Sollans Road, Hornby Island, BC

Pages
CALL TO ORDER 11:30 AM - 11:35 AM
"Please note, the order of agenda items may be modified during the meeting. Times are
provided for convenience only and are subject to change.”
APPROVAL OF AGENDA
REPORTS 11:35 AM - 11:55 AM
3.1 Trustee Reports
3.2 Chair's Report
3.3 Electoral Area Director's Report
TOWN HALL 11:55 AM - 12:05 PM
MINUTES 12:05 PM - 12:10 PM
5.1 Local Trust Committee Minutes dated September 13, 2019 - for adoption 4-12
5.2 Section 26 Resolutions-without-meeting - none
5.3 Advisory Planning Commission Minutes - none
BUSINESS ARISING FROM MINUTES 12:10 PM - 12:40 PM
6.1 Follow-up Action List Report dated October 30, 2019 13-16
6.2 BC Farm Industry Review Board (BCFIRB) - Letter dated September 25, 2019 17-18

2019 BCFIRB Agquaculture Case Decision

6.3 Role of the Advisory Planning Commission - for discussion

6.4 Islands 2050 - for discussion

APPLICATIONS AND REFERRALS - none


https://www2.gov.bc.ca/assets/gov/british-columbians-our-governments/organizational-structure/boards-commissions-tribunals/bc-farm-industry-review-board/farm-practices/complaint-decisions/noise/19_may_1_-_hayden__kemp_v_island_sea_farms_-_decision.pdf

10.

11.

12.

13.

LOCAL TRUST COMMITTEE PROJECTS 12:40 PM - 1:10 PM

8.1 Official Community Plan and Land Use Bylaw Amendments Project - Staff Report

DELEGATIONS 1:10 PM - 1:20 PM
9.1 Hornby Residents Riparian Review - D. Tuele
CORRESPONDENCE 1:20 PM - 1:25 PM

Correspondence received concerning current applications or projects is posted to the LTC
webpage

10.1 Email request dated October 17, 2019 from B. Weiss
10.2 Emails dated October 19, 2019 and October 29, 2019 from B. Weiss

10.3 Model Strategy for Antenna System Petition

-—--- BREAK - 1:25 PM TO 1:55 PM —----
NEW BUSINESS 1:55PM - 2:25 PM

111 Live Streaming of Local Trust Committee Meetings - Request for Decision

11.2 Comox Valley Regional District (CVRD) Housing Service Feasibility Study - for
discussion

11.3 2020 Local Trust Committee Meeting Schedule - Memorandum
114 Satellite Islands Trust Office on Hornby Island - for discussion

11.5 Complaints about Designation of Development Permit Areas in Hornby Island Local
Trust Committee Bylaw No. 152 - Bernard Weiss, Hornby Island

REPORTS 2:25 PM - 2:45 PM
12.1 Trust Conservancy Report - none

12.2 Applications Report dated October 30, 2019

12.3 Trustee and Local Expense Report dated September, 2019

124 Adopted Policies and Standing Resolutions

125 Local Trust Committee Webpage
WORK PROGRAM 2:45 PM - 3:00 PM

13.1 Top Priorities Report dated October 30, 2019

19-376

377-377

378 -385

386 -386

387 -388

389 - 396

397 - 398

399 - 400

401 - 409

410 - 416

417 - 417

418 - 420

421 -421



14.

15.

16.

13.2 Projects List Report dated October 30, 2019 422 - 423
CLOSED MEETING 3:00 PM - 3:10 PM

14.1 Motion to Close the Meeting

That the meeting be closed to the public in accordance with the Community Charter,
Part 4, Division 3, s.90(1) (a) and (d) for the purpose of considering the Appointment
of Advisory Planning Committee Members and Adoption of In-Camera meeting
minutes dated September 13, 2019 and that the recorder and staff attend the
meeting.

14.2 Recall to Order

14.3 Rise and Report
UPCOMING MEETINGS
15.1 Next Regular Meeting - to be announced

ADJOURNMENT 3:10 PM - 3:10 PM



=
Islands Trust

Date:
Location:

Members Present:

Staff Present:

Others Present

1. CALL TO ORDER

DRAFT

Hornby Island Local Trust Committee

Minutes of Regular Meeting

September 13, 2019
New Horizons
1765 Sollans Road, Hornby Island, BC

Dan Rogers, Acting Chair
Alex Allen, Local Trustee
Grant Scott, Local Trustee

David Marlor, Director Local Planning Services
Jaime Dubyna, Planner 2

Bronwyn Sawyer, Planner 2

Vicky Bockman, Recorder

Approximately 35 members of the public
Karen Ross, Alternate Director, CVRD (Comox Valley Regional District)
Electoral Area A

"Please note, the order of agenda items may be modified during the meeting. Times are provided
for convenience only and are subject to change.”

Chair Rogers called the meeting to order at 11:30 am. He introduced Local Trust Committee
(LTC) members, staff and recorder; and acknowledged that the meeting was being held in
traditional territory of the Coast Salish First Nations, in particular the K'émoks and Qualicum

First Nations.

2. APPROVAL OF AGENDA

The following addition to the agenda was presented for consideration:

12.6  Advisory Planning Commission (APC) Terms of Reference

By general consent the agenda was adopted as amended.

3. REPORTS

3.1 Trustee Reports

Trustee Scott reported the following:

e The Bylaw Enforcement Notification (BEN) Bylaw is on today’s agenda for discussion
of the prospective community information session and referral to the Advisory
Planning Commission (APC) to inform the Local Trust Committee (LTC) for
consideration of the matter;

Hornby Island
Local Trust Committee Minutes
September 13, 2019
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The Beulah Creek culvert/fish restoration work and timeline were explained; and he
noted that the Hornby Island school children will be continuing their program of
releasing salmon fry into the creek.

Trustee Allen reported on the following:

Addressed community concerns regarding the potential Hornby Island Beach Homes
development that is advertised to be built on the existing property of the Hornby
Island Resort and the Thatch Pub. He reported that Islands Trust staff are aware of
the situation and explained that any development on the site will require
application and due process.

Chair's Report

Chair Rogers reported on the following:

The Islands Trust has launched “Islands 2050”, a public engagement process
designed to help plan for the future, particularly relating to issues of climate change.
He advised that staff will be visiting Hornby Island in October to gather input from
the community;

Trust Council will be meeting September 16-18 on Bowen Island where topics for
discussion will include a First Nations Reconciliation Declaration and a Climate
Change Emergency Declaration.

Electoral Area Director's Report

Karen Ross, Alternate Director CVRD Electoral Area A, provided information on CVRD's
involvement in issues of community interest including the following:

Public Works funds were committed to the Hornby Island Art Centre;

A composting toilet study is underway at the Recycling Depot;

Work is ongoing to enhance septic education and regulations across the CVRD;
Glyphosate use has been banned on all CVRD properties;

Awaiting news on boat ramp applications;

Assisting in efforts to further the internet connectivity project;

Participation in a joint initiative for a bus connector across Denman Island;
Distribution of grants-in-aid.

4. TOWN HALL

Members of the public commented with the following noted:
e Internet Connectivity Project

o Aletter of support was requested for the Hornby Island Community Economic
Enhancement Corporation (HICEEC) and the Denman Island Internet Committee to
support the securing of funding for work to improve internet access;
Support was expressed for the project to improve internet capacity by the Executive
Director of the Hornby Island Arts Council.
e BEN Bylaw
A balanced management of tourism is important; rental capacity of Hornby Island and
how rentals are used must be addressed;
Official Community Plan (OCP) and Land Use Bylaw (LUB) reviews are critical; proactive
enforcement of Vacation Home Rental (VHR) operation regulations to protect

O

O
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groundwater and to ensure that the carrying capacity of septic systems are not
exceeded was supported;

A standing resolution to protect non-conforming year-around housing in conjunction
with a BEN bylaw is needed;

Prioritization of infractions to be enforced needs to occur for clarity;

Continuation of a complaint-driven enforcement policy is needed to protect the nature
of the community;

Existing housing should be exempt from the BEN Bylaw system as urban building code
regulations should not apply to rural communities;

Consideration needs to be given to gathering input from residents who may be off-
island during the public consultation process.

e Other Topics

O
(@)
O

O

What is the status of the VHR Education and Bylaw Compliance Campaign?

Proven septic capacity should be required for all aquifers on Hornby Island;

A letter was read that requests that Trust Council include in the 2018-2022 Strategic

Plan the objective to implement land use planning tools to improve the availability and

accessibility of affordable housing and choose some potential strategies. The LTC was

encouraged to refer review of the 44 recommendations from the 2016 report to the

APC.

What is the Islands Trust doing to protect the herring fishery? Can the waters around

Hornby Island be zoned as a Marine Conservation Area or zone?

= Trustees responded that zoning affecting fisheries is outside of the Islands Trust
jurisdiction; however, ongoing work is being conducted by Conservancy Hornby
Island and the Islands Trust that includes creation of an ecosystem-based document
to support protection, advocacy that includes a planned forum in November, the
Herring Fest in March, and participation in the Baynes Sound Forum.

Priority ferry boarding needs to be provided for health care workers.

5. MINUTES

5.1

5.2

5.3

Local Trust Committee Minutes dated July 5, 2019 - for adoption

By general consent the Local Trust Committee meeting minutes of July 5, 2019 were
adopted.

Section 26 Resolutions-Without-Meeting - none

Advisory Planning Commission Minutes - none

6. BUSINESS ARISING FROM MINUTES

6.1

6.2

Hornby Island

Follow-up Action List Report dated September 4, 2019
Planner Dubyna reviewed the report and provided updates for information.
Hornby Island Local Trust Committee Bylaw No. 159 (BEN) - for discussion

Trustees discussed the community information session proposed for Fall 2019 and
confirmed their intention to refer the BEN Bylaw to the APC for consideration.

DRAFT 3
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First Nations Relationship Building Action - for discussion

Trustees commended the Hornby Island Arts Council’s organization of the Traditional
Coast Salish Feast and Potluck event. They confirmed that the LTC will continue to work
on momentum and to build on relationship building with First Nations.

Request to the Executive Committee Regarding Agricultural Land Commission (ALC)

Trustee Allen reported that he plans to introduce a motion for Trust Council’s
consideration advocating that ALC regulations be changed to reflect the recognition that
farming and related housing restrictions on the Gulf Islands are substantially different
from larger farming areas existing elsewhere.

7. APPLICATIONS AND REFERRALS

7.1

Hornby Island

HO-DP-2018.1 (Fredbeck - Fords Cove Marina) - Staff Report

Planner Sawyer summarized the Staff Report with the following noted:

e The LTCis being asked to consider a Development Permit (DP) application to
authorize recent and future modifications to a commercial property in the Ford
Cove area;

e Staff is recommending that elevation drawings showing the finish and a landscape
plan be provided to ensure OCP guidelines are met and that the LTC has adequate
information to make a decision;

e Staff advised that permits run with the land, and lacking information may potentially
affect the ability to enforce should the property change hands in the future.

Chair Rogers invited the applicant to comment.

Ronaldo Cruz described the proposed siding finish on the building and submitted a
document with planned landscape changes noted.

Trustees indicated that staff have applied the guidelines appropriately and discussed
how they relate in this particular instance. They noted that they have conducted site
visits and are comfortable with the plans and explanations that have been provided by
the applicant.

HO-2019-068
It was MOVED and SECONDED,
that HO-DP-2018.1 be amended to remove Schedules “C”, “D”, and “E” and that
Schedule “B” be amended to read “Elevation”.
CARRIED

HO-2019-069
It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee amend HO-DP-2018.1 to include as
Schedule “F” the Landscape Plan as presented at the September 13, 2019 Local Trust
Committee meeting.

CARRIED

DRAFT 4
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7.3

Hornby Island

DRAFT

HO-2019-070
It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee approve HO-DP-2018.1 as amended.

CARRIED
HO-DVP-2018.1 (Fredbeck - Fords Cove Marina) - Staff Report

Planner Sawyer outlined the Staff Report that provides recommendations to clarify the
LTC intentions from the July 5, 2019 LTC meeting prior to issuance of HO-DVP-2018.1.

HO-2019-071
It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee rescind motion HO-2019-056 passed at
the July 5, 2019 meeting.
CARRIED

HO-2019-072
It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee amend draft permit HO-DVP-2018.1
(Fredbeck, Ford’s Cove Marina) by removing Section 2.c.
CARRIED

HO-2019-073
It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee approve issuance of HO-DVP-2018.1
(Fredbeck, Ford’s Cove Marina) as amended.
CARRIED

HO-RZ-2018.1 (Wiseman - 5020 Fowler Road) - Staff Report

Planner Dubyna presented the Staff Report that addresses the applicant’s request for
the LTC to reconsider advancing this application that proposes to rezone a 3.98 hectare
R2 zoned lot to allow a Minimum Average Lot Area (MALA) of 1.99 hectares to enable
subdivision into two parcels. She noted that the Staff Report from April 2018 has been
provided for background reference and indicated that the project to address and clarify
the MALA provision in the LUB is not anticipated until spring 2020.

Chair Rogers invited the applicant to comment.

David Wiseman described a previous surveying error that resulted in this inability to
meet a MALA requirement of 2 hectares. He asked the LTC to approve this application,
stating his opinion that the request is fair and reasonable, conforms to the basic
principal of density and will not have any adverse effects on the neighbours or
community.

Trustees discussed process and options with the applicant, noting that a site-specific
rezoning will require bylaw amendment and statutory requirements including public
consultation.

DRAFT 5
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HO-2019-074
It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee request staff proceed with processing
application HO-RZ-2018.1.
CARRIED

By general consent the meeting was recessed at 1:59 pm and reconvened at 2:15 pm.
7.4 HO-DP-2019.3 (Lones and Jackson - 4685 & 4715 Central Road) - Staff Report

Planner Sawyer summarized the Staff Report that asks the LTC to consider a DP
application as part of a proposed two-lot subdivision within DP Area 6. She reported
that the applicants have submitted a Riparian Areas Regulation assessment report as
required, as part of the referral of the application to the Ministry of Transportation and
Infrastructure; and have submitted a sketch plan, in lieu of a survey, that may provide
sufficient information for the LTC to make a decision on the application.

HO-2019-075
It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee approve issuance of Development Permit
HO-DP-2019.3 (Lones and Jackson).
CARRIED

HO-2019-076

It was MOVED and SECONDED,

that the Hornby Island Local Trust Committee waive the requirement for a plan signed
by a B.C. Land Surveyor as required by section 2.7 Siting Compliance of the Hornby
Island Land Use Bylaw No. 150, 2014, for application HO-DP-2019.3 (Lones and Jackson).

CARRIED
8. LOCAL TRUST COMMITTEE PROJECTS

8.1 Official Community Plan and Land Use Bylaw Amendments Project Update - Staff
Report

Planner Dubyna presented the Staff Report that outlines changes to the timelines in the
Project Charter for the two phases of the project: Phase 1 (Minor Technical
Amendments) and Phase 2 (Major Amendments) for LTC consideration.

Trustees discussed the scope of the amendments project, and the process that would
enable a larger OCP/LUB review.

HO-2019-077

It was MOVED and SECONDED,

that the Hornby Island Local Trust Committee endorse the revised Hornby Island Official
Community Plan and Land Use Bylaw Amendments Project Charter v 2.2 dated
September 13, 2019.

CARRIED
9. DELEGATIONS - None
By general consent agenda item 10 was moved to follow item 15.
Hornby Island DRAFT 6
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11. CORRESPONDENCE

Correspondence received concerning current applications or projects is posted to the LTC
webpage

111

Email dated August 6, 2019, HICEEC request for letter of support

HO-2019-078
It was MOVED and SECONDED,
that Hornby Island Local Trust Committee request the Chair of the Hornby Island Local
Trust Committee issue a letter of support similar to the Denman Island Local Trust
Committee letter of support, to the same recipients as the Denman Island Local Trust
Committee letter, for the feasibility funding application to the Provincial Government’s
Connecting British Columbia Program, Connectivity Infrastructure Strategy.

CARRIED

12. NEW BUSINESS

12.1

12.2

12.3

12.4

12.5

Hornby Island

Model Cell Tower Consultation Process - Briefing

Trustees suggested that a future consideration of the Model Radio Antenna Strategy by
the LTC might include a review of the material by Senior Intergovernmental Policy
Advisor Wilcox and/or the APC.

HO-2019-079
It was MOVED and SECONDED,
that Hornby Island Local Trust Committee receive the report of Model Radio Antenna
Strategy and add it to the Work Projects list.
CARRIED

Climate Change Adaptation and Mitigation Strategies - Memorandum
Received for information.
Trends in Applications - for discussion

Trustee Scott initiated a discussion of trends in applications. Staff outlined a variety of
increased regulations and considerations that add complexity and require more
application processing time than in the past; adding that the matter is being reviewed
internally and staff are looking for ways to increase efficiency.

Islands 2050 - for discussion

Trustees discussed the timing and value of the Islands 2050 public engagement process,
acknowledging that while there are other issues that will involve community
consultation on Hornby Island, information gathered from this open house will be an
important part of the process to help Trust Council consider the future of the Trust area.

Letter sent to Ministers Sims and Bains re: Internet Accessibility and Connectivity
throughout the Trust Area

Received for information.

DRAFT 7
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12.6  Advisory Planning Commission (APC) Terms of Reference

Trustees discussed the procedures involved in referrals to the APC and observed that
orientation for members will be an important element in the process.

13. REPORTS
13.1 Trust Conservancy Report - none
13.2  Applications Report dated September 4, 2019
Received.
13.3 Trustee and Local Expense Report dated July, 2019
Received.
13.4 Adopted Policies and Standing Resolutions
Received.
13.5 Local Trust Committee Webpage
There were no changes or additions requested.
14. WORK PROGRAM
14.1 Top Priorities Report dated September 4, 2019
Received.
14.2  Projects List Report dated September 4, 2019
Received.
15. UPCOMING MEETINGS

15.1 Next Regular Meeting Scheduled for November 8, 2019 at 11:30 am at New Horizons,
1765 Sollans Road, Hornby Island, BC

Trustees confirmed the next meeting date, time and location.

10. CLOSED MEETING

Hornby Island DRAFT 8
Local Trust Committee Minutes
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10.1 Motion to Close the Meeting

HO-2019-080

It was MOVED and SECONDED,

that the meeting be closed to the public in accordance with the Community Charter,
Part 4, Division 3, 5.90(1) (a), (d), (j) and (2)(b) for the purpose of considering
Appointment of APC Members, Adoption of In-Camera Meeting Minutes dated April 5,
2019, to receive information that is prohibited, or information that if it were presented
in a document would be prohibited, from disclosure under section 21 of the Freedom of
Information and Protection of Privacy Act and the consideration of information received
and held in confidence relating to negotiations between the municipality and a
provincial government or the federal government or both, or between a provincial
government or the federal government or both and a third party, and that the recorder
and staff attend the meeting.

CARRIED
The LTC closed the meeting at 3:32 pm.

10.2 Recall to Order
By general consent the LTC reconvened in open meeting at 3:41 pm to rise and report.
10.3 Rise and Report

Chair Rogers reported that in the Closed Meeting, minutes of the In-Camera meeting of
April 5, 2019 were adopted and that Daniel Segal, Victoria Bale, and Joanne Ovitsland
were appointed to the APC.

16. ADJOURNMENT

By general consent the meeting was adjourned at 3:42 pm.

Dan Rogers, Chair

Certified Correct:

Vicky Bockman, Recorder

Hornby Island DRAFT 9
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Print Date: October 30, 2019

e

Islands Trust Follow Up Action Report
Hornby Island
05-Apr-2019
Activity | pates | staws
1 LTC endorsed the revised Watershed Protection and Groundwater William Shulba In Progress

Preservation Project Charter; staff to coordinate a follow-up workshop in
spring 2019 and prepare communications materials for dissemination to

the Hornby Island community.

24-May-2019
Responsibility | pates | status |
1 First Nations Relationship Building: Lisa Wilcox In Progress

-Dec. 2016: LTC requested that staff develop an Event Plan with Hornby
and Denman LTCs working together for an initial Komoks community and
First Nation long-term, sustainable relationship building event;

-Dec. 2016: LTC requested that staff discuss environmental mapping
(ecosystems, eel grass, forage fish) KFN staff as a step in
relationship-building.

-Dec. 2017: LTC requested that staff organize two or more community
dialogue sessions focused on First Nations and related topics of interest,
to be facilitated by Hornby island community members, and to invite First
Nations who have asserted rights and title on Hornby Island to
participate.

‘May 2019: LTC requested that staff design and develop a First Nations

reconcilation workshop with the community.

Page 1 of 4 13



Print Date: October 30, 2019

e

Islands Trust Follow Up Action Report
Hornby Island
24-May-2019
Activity | Dates | status |
2 LTC approved the following engagement activities to take place on Gillian Nicol In Progress

Hornby Island in support of Trust Council's Visions 2099 (Islands Trust
Policy Statement review) Project:

‘Hold a community engagement meeting including a presentation and
topic-focused discussion groups (where participants can self-select their
discussion group(s)).

‘Undertake a community survey (through online engagement and in the
local newspaper).
and requested that the project title be changed.

3 LTC requested staff to prepare a draft Meeting Procedures Bylaw, which Becky McErlean In Progress
incorporates the Guidelines for Public Participation during Local Trust

Committee meetings, for consideration at a subsequent meeting.

05-Jul-2019
Activity Responsibility | Dates | status |
1 LTC requested that staff present information about the bylaw Warren Dingman In Progress

enforcement process and the proposed BEN Bylaw at a Community
Information Meeting at an evening communication meeting in the Fall
2019.

Page 2 of 4 14



Print Date: October 30, 2019

Islands Trust Follow Up Action Report
Hornby Island
05-Jul-2019
Responsibility | Dates | status |
LTC referred Vacation Home Rental Use to the Advisory Planning Jaime Dubyna In Progress
Commission, requesting a review of the VHR bylaw regulations, and draft Penny Hawley

recommendations for an enforcement policy, reporting back in 6 months

(January 2020).
3 LTC approved issuance of HO-DVP-2018.1 as amended. Becky McErlean Completed
Bronwyn Sawyer
4 LTC approved issuance of HO-TUP-2018.1 as amended. Becky McErlean Completed
Jaime Dubyna
5 LTC endorsed the revised project charter for the Top Priority Project - Jaime Dubyna In Progress

OCP/LUB Amendments, and requested staff to prepare draft bylaws to
amend the OCP and LUB.

6 LTC referred Agenda item 10.1 - Correspondence to the Advisory Jaime Dubyna In Progress
Planning Commission. Penny Hawley
7 LTC deferred Agenda items 6.2, 11.1, and 11.3 until the September 13, Becky McErlean Target: 13-Sep-2019 Completed

2019 HO LTC regular business meeting.

8 LTC deferred Agenda item 11.4 until adoption of BEN Bylaw. Becky McErlean Completed

Page 3 of 4 15
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e

Islands Trust Follow Up Action Report
Hornby Island
13-Sep-2019
Activity | Responsibility | Dates | status |
1 Letter of support for the Hornby Island Community Economic Target: 27-Sep-2019 Completed

Enhancement Corp. feasibility funding application to the Provincial
Government's "Connecting British Columbia Program" to be signed by

the Chair and sent.

2 LTC approved issuance of HO-DP-2018.1 as amended. Becky McErlean Completed
Bronwyn Sawyer

3 LTC request staff proceed with processing application HO-RZ-2018.1. Marnie Eggen In Progress

4 LTC endorsed the revised project charter dated Sept. 13, 2019, for the Jaime Dubyna Completed
Top Priority Project - OCP/LUB Amendments.

5 LTC added Agenda Item 12.1 Model Cell Tower Consultation Process to Completed
the LTC projects list.

14-Sep-2019
Responsibility | Dates | status |
1 LTC approved issuance of HO-DP-2019.3. Becky McErlean Completed

Bronwyn Sawyer
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BRITISH
COLUMBIA

September 25, 2019
DELIVERED BY E-MAIL

Ms. Marnie Eggen

meggen@islandstrust.bc.ca

Island Planner

Islands Trust, Northern Office

700 North Road, Gabriola Island, BC, VOR 1X3

Dear Ms. Eggen:

I am writing in response to your email of September 16, 2019, in which you advised that the Denman
Island Local Trust Committee (LTC) is still very much interested to meet with representatives of the
BC Farm Industry Review Board (BCFIRB) at an LTC meeting on Denman Island. Your email also
noted that the LTC would also like to take BCFIRB on a tour of the aquaculture operations along
Denman shores.

Further to our telephone conversation of September 25, 2019, where we discussed this request, |
confirm that | would be pleased to travel to Denman Island to provide a 20 - 30 minute presentation
about BCFRB and its role in hearing nuisance complaints under the Farm Practices Protection Act
(BC) (FPPA). The presentation would generally include a description of BCFIRB, the legislation and
the complaint process. Specifically, | would be happy to describe the criteria set out in the FPPA
around complaints and the role of BCFIRB in determining normal farm practice.

The FPPA defines normal farm practice as a practice consistent with proper and accepted customs and
standards as established and followed by similar farm businesses under similar circumstances.
BCFIRB makes determinations as to whether odour, noise, dust or other nuisance disturbances result
from normal farm practice, or not. BCFIRB decides what is normal farm practice on a case by case
basis, depending on both site-specific issues and considerations, as well as similar farm businesses.

After a hearing process, BCFIRB will either dismiss the complaint if the farm operation is determined
to be following normal farm practice, or, order the farmer to stop or modify their practices if the farm
operation is deemed not to be following normal farm practices.

You may be interested to read the recent 2019 BCFIRB case decision involving two aquaculture
operation complaints, Hayden and Kemp v. Island Sea Farms Inc. I have attached the decision.

British Columbia Mailing Address: Location:
F Industrv Revi B d PO Box 9129 Stn Prov Govt 1st Floor, 780 Blanshard Street
arm Industry Review Boar Victoria BC V8W 9B5 Victoria BC V8W 2H1
Telephone: 250 356-8945 Email:  firb@gov.bc.ca
Facsimile: 250 356-5131 Website:www.gov.bc.ca/BCFarmindustryReview
Board
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Ms. Marnie Eggen
September 25, 2019
Page 2

I note that BCFIRB promotes, where suitable, dispute resolution through mediation, facilitation or
other processes. BCFIRB encourages farmers and their neighbors to work together to resolve disputes.
BCFIRB can also require parties to a complaint under the FPPA to participate in a mandatory
facilitated settlement process prior to the matter moving to a BCFIRB hearing process.

As mentioned in our telephone discussion, | am generally available after November 12, 2019, to travel
to Denman Island given sufficient advance notice to do this presentation. | may also bring another
BCFIRB staff representative to the meeting.

With respect to the LTC’s offer to take members of BCFIRB on an aquaculture tour of Denman’s
shores, the Chair of BCFIRB, Mr. Peter Donkers, has asked if a tour could be explored for BCFIRB
board members and staff for August 2020. Chair Donkers has indicated that a half day tour on either
August 12 or 13" of 2020 may work out well and would be appreciated as an opportunity for BCFIRB
to learn and engage about this regional area.

Please pass on our thanks from BCFIRB and | look forward to working with you on these
arrangements.

Yours truly,

)
W a /)
Vs 2l

Kirsten Pedersen
Executive Director

cc: Peter Donkers, Chair BCFIRB
Gloria Chojnacki, Case Manager
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Islands Trust STAFF REPORT

File No.: 6500-20 (Hornby Island
OCP/LUB Amendments)

DATE OF MEETING:  November 8, 2019

TO: Hornby Island Local Trust Committee
FROM: Jaime Dubyna, Planner 2
Northern Team
SUBJECT: Hornby Island OCP/LUB Amendments Project

RECOMMENDATION

1. Thatthe Hornby Island Local Trust Committee has reviewed the Islands Trust Policy Statement Directives
Only Checklist and determined that Bylaw No. 161, cited as “Hornby Island Official Community Plan
Bylaw, 2014, Amendment No. 1, 2019”, is not contrary to or at variance with the Islands Trust Policy
Statement.

2. Thatthe Hornby Island Local Trust Committee has reviewed the Islands Trust Policy Statement Directives
Only Checklist and determined that Bylaw No. 162, cited as “Hornby Island Land Use Bylaw, 2014,
Amendment No. 1, 2019”, is not contrary to or at variance with the Islands Trust Policy Statement

3. That Hornby Island Local Trust Committee Bylaw No. 161, cited as “Hornby Island Official Community
Plan Bylaw, 2014, Amendment No. 1, 2019”, be read a first time.

4. That Hornby Island Local Trust Committee Bylaw No. 162, cited as “Hornby Island Land Use Bylaw, 2014,
Amendment No. 1, 2019”, be read a first time.

5. That Hornby Island Local Trust Committee Bylaw No. 161, cited as “Hornby Island Official Community
Plan Bylaw, 2014, Amendment No. 1, 2019” and Hornby Island Local Trust Committee Bylaw No. 162,
cited as “Hornby Island Land Use Bylaw, 2014, Amendment No. 1, 2019”, be referred to School District
#71.

REPORT SUMMARY

The Hornby Island Local Trust Committee (LTC) is asked to consider first reading of Bylaw No. 161 (Attachment 1),
to amend the Hornby Island Official Community Plan (OCP) Bylaw No. 149, and Bylaw No. 162 (Attachment 2), to
amend the Hornby Island Land Use Bylaw (LUB) No. 150. Amendments are necessitated to resolve technical issues
with the OCP and LUB, as part of Phase 1 of the “Hornby Island Official Community Plan and Land Use Bylaw
Amendments” Project.

BACKGROUND

The LTC endorsed the Top Priority project, “Hornby Island OCP/LUB Amendments”, project charter at the
September 13, 2019 LTC regular business meeting:

HO-2019-077

C:\Program Files\eSCRIBE\TEMP\1603188672\1603188672,,,HO-LTC_2019-11-08_HO-OCP-LUB Amendments_RPT.docx

Islands Trust Staff Report 1 19



It was MOVED and SECONDED,

that the Hornby Island Local Trust Committee endorse the revised Hornby Island Official Community Plan
and Land Use Bylaw Amendments Project Charter v 2.2 dated September 13, 2019.

CARRIED

The project has been separated into two distinct phases, as follows:

e Phase 1 (current): Minor technical OCP/LUB amendments — to resolve minor typographical errors
(including spelling, grammar, punctuation, numbering, etc.), outdated language, and outdated legislation
and regulatory citations within the OCP and LUB. This phase would correct typographical errors and
formatting inconsistencies found in the OCP and LUB.

e Phase 2: Major OCP/LUB amendments — to identify and resolve technical issues that may or may not
require OCP amendments, identify and resolve issues that may impact development potential on affected
properties, and update the OCP and LUB related to cannabis production and sales and in accordance with
Agricultural Land Reserve (ALR) policies and regulations. This phase requires further staff research into
prior OCP and LUB development history.

Previous staff reports with relevant information can be found in:

e August 3, 2018 — Staff Report

e April 5,2019 — Staff Report

e July 5, 2019 — Staff Report

e September 13, 2019 - Staff Report and Project Charter

ANALYSIS

Policy/Regulatory

Islands Trust Policy Statement:

The Islands Trust Policy Statement (ITPS) expresses the commitments of Trust Council and directives to local trust
committees. The directive policies have been reviewed to confirm consistency with the ITPS (Attachments 5).
Issues and Opportunities

Summary of Draft Bylaw No. 161 (OCP)

Draft Bylaw No. 161 (Attachment 1), if adopted, would include an edited and reformatted version of the existing
OCP Bylaw No. 149. No substantive changes to policies have been proposed.

Proposed amendments include:

e spelling, grammar, capitalization, punctuation and numbering corrections;

e updates to legislation and regulatory citations;

e formatting and overall consistency;

e updates to provincial Ministry names (i.e. Ministry of Municipal Affairs and Housing); and

e amendments to provincial Ministry names to reflect ministry responsibilities rather than specific ministry
names, as they are subject to change.
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http://www.islandstrust.bc.ca/media/346474/ho_ltc_2018-08-03_ltc_agd_pkg_merged.pdf#page=69
http://www.islandstrust.bc.ca/media/347479/ho-2019-04-05-ltc-agd-pkg_merged.pdf#page=63
http://www.islandstrust.bc.ca/media/347915/ho-2019-07-11-ltc-agd-pkg.pdf#page=82
http://www.islandstrust.bc.ca/media/348354/ho-2019-09-13-ltc-agd-pkg_mfinal.pdf#page=109
http://www.islandstrust.bc.ca/media/348354/ho-2019-09-13-ltc-agd-pkg_mfinal.pdf#page=112

Staff have included a copy of proposed amendments of the OCP in Attachment 3 that shows “track changes” with
comments.

Summary of Draft Bylaw No. 162 (LUB)

Draft Bylaw No. 162 (Attachment 2), if adopted, would include an edited and reformatted version of the existing
LUB No. 150. No substantive changes to regulations have been proposed.

Proposed amendments include:

e spelling, grammar, capitalization, punctuation and numbering corrections;
e updates to legislation and regulatory citations;

o formatting and overall consistency;

e corrections to referenced “sections” and “subsections”; and

e updated language to align with provincial language.

Staff have included a copy of proposed amendments of the LUB in Attachment 4 that shows “track changes” with
comments.

Consultation

As the project would involve an OCP amendment, the LTC is required by the Local Government Act (LGA) to
consider opportunities for consultation with persons, organizations and authorities it considers will be affected.

Given that the proposed amendments in draft Bylaw Nos. 161 and 162 do not include any substantive changes to
policies or regulations found in the OCP and LUB, and only include resolving minor typographical errors, and
outdated language, legislation and regulatory citations, staff recommend limited consultation at this time.

Staff note that consultation must occur with school districts when a local government proposes to amend an
official community plan for an area that includes a whole or part of a school district, pursuant to Section 476 of
the LGA. Staff have therefore recommended that following first reading the LTC direct staff to refer draft Bylaw
Nos. 161 and 162 to School District #71.

Referrals to affected organizations and authorities, including First Nations, is proposed to occur during Phase 2 of
the project, where more substantive amendments to the OCP and LUB are proposed.

Pursuant to Section 464(1) of the LGA, the LTC is required to hold a public hearing for the purpose of allowing the
public to speak directly to the LTC on the proposed bylaw(s) and on comments of others who may provide input.
A public hearing must be held after first reading and before third reading.

Rationale for Recommendation

As part of Phase 1 of the “Hornby Island OCP/LUB Amendments” project, draft bylaws have been prepared to
amend the OCP and LUB to resolve minor typographical errors, and outdated language and legislation and
regulatory citations. No substantive amendments are proposed during Phase 1 of the project. Staff recommend
first reading of both bylaws in order to advance referral response from School District #71, and to advance Phase
1 of the “Hornby Island OCP/LUB Amendments” top priority project.

The staff recommendation is included on Page 1 of the report.

ALTERNATIVES
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The LTC may consider the following alternatives to the staff recommendation:

1. Amend draft Bylaw No. 161 and/or draft Bylaw No. 162, prior to first reading.

2. Receive for information.

NEXT STEPS

Subject to concurrence with the staff recommendations, the bylaw will be referred to School District #71 and the
Hornby Island LTC website will be updated accordingly.

Submitted By:

Jaime Dubyna
Planner 2

October 31, 2019

Concurrence:

Heather Kauer, AICP
Regional Planning Manager

October 31, 2019

ATTACHMENTS

1. Draft Bylaw No. 161 (OCP)

ounkwnN

Draft Bylaw No. 162 (LUB)

OCP No. 149 — Track Changes Version
LUB No. 150 — Track Changes Version
Islands Trust Policy Statement (ITPS) Directives Only Checklist for Bylaw Nos. 161 and 162
Project Charter, dated September 13, 2019
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DRAFT

HORNBY ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 161

A BYLAW TO AMEND HORNBY ISLAND OFFICIAL COMMUNITY PLAN, BYLAW NO. 149, 2014

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

1. Citation

This bylaw may be cited for all purposes as “Hornby Island Official Community Plan Bylaw, 2014,
Amendment No. 1, 2019”.

2. Hornby Island Local Trust Committee Bylaw No. 149, cited as “Hornby Island Official Community Plan Bylaw
No. 149, 2014”, is amended as follows:

2.1 Schedule A — Bylaw Text, is replaced in its entirety with Appendix 1, attached to and forming part of

this Bylaw.
READ A FIRST TIME THIS XX DAY OF , 20XX
READ A SECOND TIME THIS XX DAY OF , 20XX
READ A THIRD TIME THIS XX DAY OF , 20XX
PUBLIC HEARING HELD THIS XX DAY OF , 20XX

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS
XX DAY OF , 20XX

APPROVED BY THE MINISTER OF MUNICIPAL AFFAIRS AND HOUSING THIS

XX DAY OF , 20XX
ADOPTED THIS XX DAY OF , 20XX
Chair Secretary
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HORNBY ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 161

APPENDIX 1

SCHEDULE A
HORNBY ISLAND OFFICIAL COMMUNITY PLAN

SECTION | — BACKGROUND

1.1 Context and Interpretation

This Plan is an update to the Hornby Island Official Community Plan Bylaw No. 104, 2002 and has been assigned a new
bylaw number to denote the update. An update, in contrast to a review of the plan, focuses on updates to legislative
references and clarification of the text where previous use of objectives or policies have identified lack of clarity. A review
was undertaken of Section VI — Objectives and Policies for Sustainable Land Use with a focus on housing and the economy
and amendments are incorporated into this Plan. Other areas of review included new objectives and policy on wind energy
and amendments to land use designations on some properties.

The Plan update distinguishes between “Policies” and “Advocacy Policies”. “Policies” are those that are within the authority
of the Hornby Island Local Trust Committee to implement. Community goals and objectives included in this Bylaw that
address matters that are outside the jurisdiction of the Hornby Island Local Trust Committee are considered “advocacy
policies”. These advocacy policies encourage others to take actions that the Local Trust Committee believes would
contribute to the goals and objectives of the Plan. This Bylaw cannot and does not represent a commitment from other
agencies or persons to act according to community goals, objectives or policies.

Properties are noted with a land use designation on Schedule B attached to this Plan. Each designation is referenced in the
text of this Plan with stated objectives and policies. In addition there are sections of the text of this Plan that apply to all
properties on Hornby Island. If a property has more than one land use designation as defined on Schedule B of this Plan,
then the objectives and policies applicable to each designation shall apply to that property.

The term “Information Note” is used periodically within the Plan. An information note is not part of the official community
plan bylaw. An information note is added to the published bylaw document after adoption of the bylaw to assist in the
understanding and interpretation of the Plan.

1.2 Purpose

The purpose of this Official Community Plan bylaw is to further the object of the Islands Trust Act through long-range land
use policies for the Hornby Island Local Trust Area. This Bylaw provides a statement of local government goals, objectives
and policies. It is intended to provide policy guidance for the Hornby Island Local Trust Committee and the public regarding
the existing and proposed land use and development in the Local Trust Area.

1.3 Islands Trust Authority

The Islands Trust Act gives the Islands Trust, via its Local Trust Committees, essentially the same land use planning authority
as a regional district board under the Local Government Act. Bylaws must be submitted to the Islands Trust Executive
Committee for approval and must not be approved if they are contrary to or at variance with the Islands Trust Policy
Statement. In the case of Official Community Plans, approval by the Ministry of Municipal Affairs and Housing is also
required before adoption by the Local Trust Committee.

The Hornby Island Local Trust Committee is the Local Trust Committee with responsibility for land use planning and
regulations within the Hornby Island Local Trust Area. This committee has three members; two locally elected trustees and
a member of the Executive Committee appointed by the chairperson of the Islands Trust Council.

Hornby Island Official Community Plan, 2014 1
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The purpose of the Trust Council, Executive Committee, and Local Trust Committees, is to carry out the object of the Islands
Trust which is:

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.

The legislated object defines the purpose of providing authority to the Islands Trust for land use regulation. The Islands
Trust Policy Statement is a general statement of policies to carry out the object of the Trust. Local Trust Committees employ
the available planning powers of the Local Government Act to preserve, protect, and effectively maintain the rural nature,
health, natural environment and vitality of the Trust Area.

1.4 Historical Perspectives

Someone has said "a people without a history can have no vision". The people of Hornby Island are standing on history. It
is to be found in the remnants of snake fences, and in the derelict orchards, in the blackened shell-flecked soil around the
shores, and in the indigenous trees and shrubs from which the first people took their sustenance. It is to be found in the
soil and in the sandstone and conglomerate sedimentary rocks, in the pebbles on the beaches, and in the basement rock
on which the Island rests.

The rocks of Hornby Island are part of the island arc Wrangellia, which started its life as molten lava, three hundred and
fifty million years ago, south of the equator. The arc, the result of one ocean plate meeting another and subducting,
journeyed north on the back of the Pacific Plate, eroding gathering limestone. On reaching the latitude of present-day
Mexico, about one hundred and seventy million years ago, another set of volcanic eruptions added more volcanic rock to
the terrain.

From these two major geological events came the Island's basement rock, and later, 65 to 70 million years ago, most of the
ingredients for the Island's sedimentary rock, the pebbles in the conglomerate and the eroded rock from the tumbling
hillsides, came from the recycled substance of Wrangellia's earlier geological history. Also in the sediment are found fossils
of sea creatures, and pieces of petrified wood dating from trees that grew at that time.

Continuing tectonic plate pressure first folded and then faulted the layers of sedimentary rock. The movement of glaciers
and the rising and falling of seas in the interglacial periods, scoured the rock and then padded the dips and valleys with
clay, sand, and glacial till. Some of the boulders and cobbles were brought from as far away as the Coast Range Mountains.

Ten thousand years ago, three thousand years after the last glacier retreated, the receding seas started slowly to reveal
Hornby Island with much the same shape that it is today. Vegetation started to grow and by five thousand years ago people
from Deep Bay were visiting the Island gathering the Island's bounty and fishing from its shores.

During the 1860’s Hornby Island was virtually empty of people. It was the sight of the island on fire at the end of the decade
that decided George Ford, one of the earliest recorded settlers, to move from the settlement in Comox to Hornby Island.
Fires made clearing land easier. Other settlers followed. In 1870 a whaling company moved its base of operations to Hornby
Island, but in less than two years it went into liquidation and one hundred acres at Whaling Station Bay with wharf, sheds
and other buildings were auctioned off.

The early settlers were able to choose land which was sheltered, amply provided with water, and having deep fertile soil.
By the turn of the century Hornby had become a fairly prosperous farming community, although many who came to farm
found the sale of logs from the clearing of land more profitable than the farming itself.

Hornby Island, like all islands, promised a dream. The Island challenged, dared, and offered an escape. Not everyone who
came succeeded and even those who did succeed, often found their children seeking dreams elsewhere. By 1960 most land
had changed hands several times. Families had come and gone. Some orchards were derelict and many fields were
overgrown. The 150 people on the Island were made up of fishermen, subsistence farmers, resort owners, their children
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and one or two retired intellectuals. Towards the end of the sixties developers discovered the Island and three farms were
turned into small lot residential subdivisions.

To avoid more indiscriminate carving up of the Island, a policy restricting subdivision to a ten-acre minimum lot size was
introduced in 1969 through a provincial cabinet Order-in-Council known as the "Ten-Acre Freeze", applying it to all of the
Gulf Islands. The decree permitted no further subdivision creating lots under 10-acres in size, with a maximum of two
dwellings per parcel, and was to continue to apply until zoning and subdivision bylaws could be enacted by the local
governments for each island. As well, in about 1972, using existing soil analysis mapping, the Province established the BC
Agricultural Land Reserve (ALR), and its Commission known as the ALC, covering all the known useable farm and grazing
land in BC to prevent further subdivision or development of the Province's remaining farmland, except through application
to the ALC (this was estimated to include no more than 3% of the province's land mass). In 1973, the Comox-Strathcona
Regional District responded to the call for land use regulation by assisting the Hornby community to develop and pass its
first set of local land use and subdivision bylaws (Bylaw Nos. 137 and 139). This coincided with the arrival of the counter-
culture people, and the Island flowered with artists, craftsmen and academics seeking a more meaningful life. In 1974 the
Islands Trust was formed to preserve and protect the Gulf Islands, which include Hornby Island, against inappropriate use
and development. In April 1977, the new Hornby Island Local Trust Committee, following lengthy discussion with Hornby
residents, approved the first Official Community Plan for the Island.

Legislation does not ensure the spirit of a place. Hornby Island itself with its beauty, with its history deep into the past, its
tranquility, its changing light and seasons, must be allowed to capture the hearts of those who dwell here. Hornby will
endure although it has not always been an island and one day may not be again. It has traveled a long way and gone through
many changes. It will be here long after the human population has gone. Every person who owns land holds it as a
temporary tenant, in trust for future generations.

1.5  The Natural Setting
Terrestrial Ecosystems

Hornby Island is within an ecological region unique in Canada. The Coastal Douglas-fir (CDF) zone is one of the smallest
biogeoclimatic zones in British Columbia, occurring only on the Gulf Islands, southeastern Vancouver Island and small
portions of the Sunshine Coast and Fraser Delta. It is a region of exceptionally high biodiversity but also one that has been
profoundly and adversely affected because of its accessibility for logging and suitability for settlement. Less than 1% of this
ecosystem remains relatively undisturbed; 12% of provincial ecosystems are generally considered a minimal protection
target to achieve ecological representation. Even if all the remaining remnants of old-growth forest can be preserved, areas
of older second-growth forest must also be protected and allowed to recover to an old-growth state to ensure adequate
representation of this forest type in the future.

The original Coastal Douglas-fir forests had a relatively open canopy dominated by gigantic Douglas-firs, which can live
more than 750 years. About 100 species of other trees, shrubs, vines, herbs and mosses are indigenous to these forests.

On Hornby only about 104 hectares of relatively undisturbed stands of older forest have been identified. This is about 3.5%
of the Island’s area. However, there are also at least 572 hectares of older second-growth forest (19% of the Island). As
these recovering forests reach about 80 years old, they start to develop a structure and composition that allows much of
the natural biodiversity to become re-established. These areas can provide important connectivity, allowing the movement
and dispersal of forest, plant and animal species. Within the Coastal Douglas-fir zone, Garry oak woodlands cover about
0.6% of the landscape. They often occur on south-facing slopes where summer moisture is low and shallow soils are
common.

These open woodland ecosystems support a very high biodiversity of plants. Less than 5% of the historic Garry oak
woodlands remain and many of these are seriously degraded. The woodlands provide habitat for a variety of birds, rare
moths and butterflies and the Northern Alligator Lizards. This ecosystem includes 93 species at risk.

On Hornby, the Garry oak ecosystem is near the northern extremity of its range. There are about 16 hectares of woodlands,
the principal sites being west of Helliwell Park and above the Ford Cove Hill. There are many other smaller stands of Garry
oaks.
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Terrestrial herbaceous ecosystems (natural grasslands rich in wildflowers) are found in rocky, exposed areas near the
shoreline and above coastal bluffs. Hornby has about 24 hectares of these sensitive ecosystems. They contain many rare
and uncommon plants—and also support other species, such as the endangered Taylor's Checkerspot Butterfly. However,
they are very susceptible to disturbance and degradation because they occur in areas that attract residential development
and recreation.

Indigenous human communities have been part of this area's ecosystems as they evolved through shifting climatic
conditions since the last ice age. Settlement communities have brought change, not only through logging, development
and recreational use but also by interrupting preexisting processes (such as periodic fire) and by introducing invasive non-
native species that displace native vegetation. In the 1980s, the non-indigenous Virginia opossum was introduced to Hornby
and is likely having a significant impact upon the preexisting ecology of the Island.

Fresh Water

Because Hornby Island has a self-contained hydrological system, fresh water is a critical element of its natural setting.
Wetlands are extremely productive ecosystems, supporting a large number of species. They are also holding areas for fresh
water which can incrementally recharge surface and groundwater systems during the dry season. Hornby, in common with
most of the Gulf Islands, has few wetlands. Many of these have already been drained or damaged as a result of logging,
agriculture, road-building and landscaping.

Three of the largest wetlands are on the "bench" above Lambert Channel, near Ford Cove and north of Helliwell Park. There
are also significant wetlands in the upland Crown land. The only sizable lake on Hornby was in the Strachan Valley; it was
established in the 1990's by beaver activity resulting in a significant increase in biodiversity in the area and a more
consistent year-round flow in Ford Creek. The dam has now been abandoned and surface water is categorized as a wetland.
Surface drainage is generally through many small seasonal creeks. Only Beulah Creek and Ford Creek (both draining the
eastern escarpment of Mount Geoffrey) are fish-bearing. Riparian areas, along the margins of streams, lakes and marshes,
are very important in providing habitat for a variety of species and maintaining the productivity of fish-bearing streams.
Many of these areas have been affected by logging, road-building and settlement.

Groundwater on Hornby is found in open fractures or breaks within the sedimentary rocks underlying the entire island.
These openings occupy less than 1% of the rock volume and allow the water to move from one part of the island to another.
About 20% of Hornby's annual precipitation of approximately 1,174 mm, which occurs principally in the fall and winter,
infiltrates the subsurface to replenish the groundwater supply.

This is the only source of groundwater recharge. This recharge generally takes place on the higher areas of the island and
in stream beds. Outflow is to wetlands, creeks and the ocean. Groundwater is the major source of potable water on the
island. In 1989 it was reported that in the main residential areas the demand has reached more than 80% of the available
water. Since then, the summer population of the island has expanded to several thousand people. Excessive draw down of
aquifers in coastal areas can lead to saltwater intrusion or replacement by contaminated run-off. Over-development,
inappropriate land use practices, inadequate waste treatment and improperly constructed or abandoned wells can all have
an impact on the quantity and/or quality of groundwater. Most water, used or unused, eventually reaches the ocean and
any contamination can negatively affect marine life.

The Marine Environment

The waters around Hornby are part of an internationally recognized Important Bird Area (IBA), designated because the area
supports globally significant numbers of waterbirds in winter. The waters also support a high diversity of marine life
including a variety of sponges, anemones, sea stars, nudibranchs, crabs and fish. A unique feature of the marine ecology is
the presence of six-gilled sharks, normally a deep-water dweller, at relatively shallow depths near Flora Islet.

The Hornby-Denman area is the site of the largest and most consistent herring spawn in British Columbia. This spawning is
important to a variety of species, including Stellar and California sea lions (that spend the winter in these waters using rocks
and islets to the south-east of Hornby as haul-outs), hundreds of bald eagles that congregate here each spring and the
West Coast's largest concentration of Harlequin ducks.
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Several species of groundfish are present, including quillback, copper, black, Puget Sound and yelloweye rockfish, lingcod,
kelp greenling and cabezon. Rockfish and lingcod are now in serious decline throughout the Strait. There are areas of kelp-
covered terrain and eel grass around Hornby that provide excellent habitat for juvenile rockfish. Salmon populations have
declined significantly and whales, once fairly common, are now rarely seen.

Hornby has large inter-tidal areas which have a particularly rich ecology. The health of these areas is likely supported by
the waters around Hornby being relatively pristine compared to other areas of the Strait, but the accessibility and
development of Hornby's shoreline also make it vulnerable to disturbance.

Coastal areas of the island are important for the well-being of many species that are part of the marine ecosystem. Pelagic
cormorants roost on rocky bluffs; bald eagles depend on large trees around the island for perching or nesting; herons
require a suitable stand in which to establish a heronry; salmon spawn in Beulah Creek; river otters use much of the
coastline; Harlequin ducks and other sea birds are susceptible to disturbance from on-shore activity. Pollution originating
on land (including from septic seepage) can contaminate bivalve shellfish. Thus there is a strong connectivity between the
terrestrial environment and the marine environment of Hornby.

The natural setting of Hornby Island is rich, varied and of provincial importance. Despite heavy impacts from human use
over the past century or so, a significant representation of natural ecosystems remains intact, though at risk from
development and recreation pressures. The island's year-round population seems to have stabilized but, if Hornby
continues to be a popular location for tourists and seasonal residents, protecting these remaining ecosystems—and
restoring those already degraded—will be a crucial challenge.

1.6 Socio-economics of Hornby Island

A permanent population of 958 persons in 2011 represents a population decrease of 10.8% since 2001. The population is
generally aging with a median age of 58 years. The population is characterized by lower than average incomes and higher
than average education. If trends continue, the challenges of ensuring housing affordability and safety, mobility and
security will increase and efforts to provide for supportive services will be of concern.

The economy follows a seasonal cycle and is highly dependent on a population of visitors that is estimated to quadruple
the island population in summer months. There are an estimated 100 businesses on Hornby Island, of which about 80%
operate as home based businesses. Tourism is the major economic driver manifested in the range of accommodations,
services, arts and crafts, performing arts and alternative health experiences that are available. There has been a long history
of homeowners renting their homes to others for short periods of time (vacation home rentals) as a means of creating an
income or to offset some home ownership costs. This activity has made a significant contribution to the island’s economy.
The construction industry, some public service positions and an increasing number of caregivers rounds out an integrated
economy.

The “Hornby Island Community Profile” (March 2010) provides more detailed information.

1.7 Principles

The principles behind the development of this Plan are based on the mandate 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 British Columbia."

Based on that mandate, the objectives of the Hornby Island Official Community Plan are somewhat complex and focus on
two main priorities. A first priority is to provide a balance between preservation of the natural environment and
development associated with human settlement and economic activity. A second priority is to preserve the unique
personality of the community while providing for its needs and those of its visitors in a manner and at a scale that does not
overburden the limited resources of the Island or its residents.

This Plan helps ensure that decisions related to the use of land on Hornby Island will not be made on the basis of expediency
but rather will be based on the features of the natural environment and their inherent capacity to support a particular use
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or development. In addition, this Plan helps ensure that any proposed change in land use will be evaluated in terms of its
impact on the social environment of the whole Island and on the associated needs of future generations.

Hornby Island offers unusual scenic beauty, sandy beaches, interesting geologic formations, clean air, a gentle climate and
a community that has a rural lifestyle. The relative isolation of the Island has contributed to the self-sufficient character of
the community. However, the increasing urban density of the lower mainland and eastern Vancouver Island makes the
Island attractive to thousands of visitors whose demand for use of the Island threatens the very qualities that make the
Island special.

It is recognized that human settlement on Hornby Island is constrained by the Island's size and its limited supply of fresh
water. The fragility of its natural environment constitutes another less obvious and less widely understood constraint to
development and use by visitors. Hornby Island offers many outstanding natural and historic features valued today by
residents and visitors alike. If these features are to be enjoyed tomorrow, they must be protected today. It is only through
community concern and understanding along with a sense of stewardship and responsibility that the Island will be
effectively protected and preserved. This Plan presents a well-defined community consensus about what is valued and
should be protected and it is hoped that the Plan will influence governing agencies to respect the policies of the Plan.

These general objectives express the basic values held by the people of Hornby Island:

(1) To ensure that all human activities on the island respect the natural environment and preserve the fragile
ecosystems.

(2) To ensure the quality and quantity of the groundwater is not compromised through human activities.

(3) To maintain a rural community that is safe, creative, self-reliant and diverse.

(4) To develop and support the Official Community Plan to guide the actions and decisions of residents, visitors and

all levels of government with respect to Hornby Island.

From these general values, the Official Community Plan gives detailed objectives and policies to ensure that changes are
suitable in the long term and have broad community support.

Since the original preparation of this Plan the Hornby community has also developed a collective vision titled the “Ideal
Hornby Island in the year 2020” that is contained in the “Hornby Island Community Profile” (listed in Schedule G). This
statement of vision transcends land use planning and encompasses the broader vision of a community that is invaluable as
a reference as decisions are made. The community vision statements can provide a useful reference in amplifying the
meaning behind the principles, objectives and policies of this Plan.
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SECTION Il — PRIMARY OBJECTIVES AND POLICIES

2.1 Broad Community Objectives

The following statement of general objectives express the values that are significant to the people of Hornby Island and
together with the specific objectives listed in each topic area sets the direction to be followed when interpreting and
implementing the policy statements.

To promote the conservation, preservation or restoration of:

a) areas of natural, scenic, historical, archaeological or scientific value,

b) watershed and groundwater recharge areas,

c) public land and parks,

d) areas of significant vegetation, the forests, the wildlife and their habitat,
e) land with agricultural potential,

f) shoreline, foreshore and the Island's surrounding marine ecosystem, and
g) water courses and riparian areas.

To ensure all human activities are carried out in a manner that is sensitive to the protection of fresh water resources and
to the fragility and interaction of natural ecosystems, are compatible with activities of surrounding neighbours, and are in
keeping with the rural scale of land use on the Island.

To minimize pollution of air and water.

To limit or reduce present and future stresses upon natural and community resources, particularly those generated by
increasing seasonal uses.

To encourage a self-reliant rural community based on agriculture, low impact businesses and home occupations that are
sustainable and non-polluting.

To ensure changes, growth and development are gradual and support the sustainability of the community.

To maintain the community's sense of unity and to promote a residential development pattern consistent with the rural
character of the Island.

To encourage residents and visitors to take an active role in the preservation of natural and social values on the Island.

To encourage consultation with and participation of the public in local government decisions and in the management of
Provincial resources by appropriate agencies.

To protect through sound long-range planning policies and strategies, the agricultural potential of lands, foreshore and
intertidal areas, forested areas and groundwater recharge areas.

To support community awareness and participation in achieving lifestyles and buildings which ensure energy efficiency.
To encourage a relationship with First Nations with interests in Hornby and the surrounding waters.

To preserve the rural character of the Island.
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2.2 Objectives and Policies for All Land Use

Background:
The importance of preserving the sensitive ecosystems of the Island and the need to protect the groundwater resource
were recurrent themes during the public review of the Official Community Plan.

Sensitive Ecosystems and Biodiversity

Hornby Island is located within the Coastal Douglas-fir biogeoclimatic zone, which is a relatively rare zone within British
Columbia, occupying only 0.25% of the province. Sensitive ecosystems are considered sensitive because of their rarity and
their fragility to disturbance. The protection of sensitive ecosystems is important to maintain biodiversity. Hornby Island
has 573.7 hectares of sensitive ecosystems covering 19.2% of the island. However, the island has the second highest
percentage of land in the Trust Area (29%) converted to human use. Garry oak woodlands, herbaceous areas, mature forest
stands, cliffs and wetlands provide habitat for a variety of plants and animals, including about a dozen species at risk.

The Islands Trust has used various types of ecosystem mapping for planning and conservation purposes since its inception.
Early sources of information were compiled from various studies while more recent efforts focused on development of
ecosystem mapping products. The most recent mapping included:

ITEM — Islands Trust Ecosystem Mapping — This mapping was captured from 2000 and 2002 digital orthophotos. There was
no groundtruthing and ecosystem features were representative of a bird’s eye view of the landscape.

SEI — Sensitive Ecosystem Inventory — This was a joint initiative between the Federal and Provincial Governments to map
rare and fragile ecosystems. Information was derived from aerial photos produced in the early 1990s, supported by
selective field checking. An audit, done in 2004 using 2002 orthophotos, outlined the loss of sensitive ecosystems that had
occurred in the 10 year time span.

SEM — Hornby Island Sensitive Ecosystem Mapping, 2010 — This is the latest initiative and is based upon 2001 aerial
photography and recent selective groundtruthing. It is similar to SEI mapping and is based upon Terrestrial Ecosystem
Mapping (TEM). It identifies areas which are fragile and/or rare because of diversity of species they support. They are
deemed sensitive as they are easily impacted by human activities. The inventory includes old forest, woodland, herbaceous,
wetland, cliff and freshwater as sensitive ecosystems; mature forest as a rare ecosystem and young forest, seasonally
flooded agricultural fields and non-sensitive areas as other mapped ecosystems. Mapping of mature forest ecosystems,
freshwater and wet forest ecosystems and dry soil ecosystems has also been developed based upon the sensitive
ecosystem mapping to facilitate analysis.

Other ecosystem resources are listed in Schedule G — List of Community References.

About 25% of Hornby Island is preserved by provincial and regional parks and another 9% is Crown land managed to protect
groundwater recharge. The remaining 66% of the island is divided between Agricultural Land Reserve (28%), large lot
residential (30%) and small lot residential, commercial activity and community service use (8%).

Achieving sustainable biodiversity throughout the island will require stewardship on the part of landowners based upon
having knowledge of the ecosystems and understanding of their importance. Land use bylaw regulations and the
establishment of Development Permit Areas can play a role in protecting key features.

Groundwater

Groundwater is the primary source of potable water supply on Hornby Island. Studies have identified the importance of
protecting the groundwater supply, ensuring that catchment areas are protected to provide for effective groundwater
recharge, that groundwater is not contaminated from development and that the rate and use of groundwater does not
exceed the rate of replenishment both in localized areas of the island and for the island in general. Effective planning and
land use management are identified as some of the most effective means to address groundwater management.

Over-riding Land Use Objectives:

The objectives that apply to all sections of this Plan are:
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(1)
(2)

to preserve the natural ecosystems and biodiversity of the Island, and

to protect the groundwater resource.

Over-riding Land Use Policies:

Policies 2.2.1 and 2.2.2 apply to all sections of this Plan.

221

2.2.2

In order to preserve the natural ecosystems and biodiversity of the Island, the following should be addressed: a)
wherever possible through zoning and land use regulations and where appropriate through Development Permit
Areas; b) when considering applications for permits, rezoning and subdivision; and c) through information and
advocacy directed to residents, property owners and agencies with jurisdiction on Hornby Island:

vii)

protecting identified sensitive ecosystems and important habitat from the adverse effects of
development;

conserving relatively undisturbed natural areas;
retaining areas of native vegetation on each property wherever possible, especially along lot lines;

managing undeveloped public land so as to maintain or restore natural biodiversity and ecological
integrity;

securing connectivity between natural areas whenever the opportunity arises;

sustaining the forested areas of the island through timber harvesting practices that retain tree cover and
forest ecosystems; and

preventing the spread of invasive species.

In order to protect the groundwater resource of the Island, the following should be addressed: a) wherever
possible through zoning and land use regulations and where appropriate through Development Permit Areas; b)
when considering applications for permits, rezoning and subdivision; and c) through information and advocacy
directed to residents, property owners and agencies with jurisdiction on Hornby Island:

i)

i)

i)

iv)

maintaining the recharge of the groundwater resource in identified recharge areas by restricting
extensive logging, modification of natural drainage features, residential, commercial and industrial
developments, extensive road development, excavation, quarrying and soil removal, ditching and
drainage works;

maintaining the quality of the groundwater resource by preventing contamination from: sewage and grey
water, concentrated animal feeding operations, intensive fertilizer or pesticide application, improper use
or storage of toxic chemicals, improper waste disposal, such as burning and open dumps, inadequate
protection of wells, inadequate sealing of abandoned wells, and over-pumping of groundwater in areas
where salt-water intrusion is likely to occur;

maintaining the quantity of the groundwater resource by: limiting new development and land uses that
will put an additional demand upon the groundwater resource in areas where availability is already a
problem, using rainwater catchment and storage systems wherever possible in new and existing
developments, establishing water conservation measures and practices; and

supporting the implementation of a groundwater protection plan, including innovative and remedial
programs.
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SECTION Ill — OBJECTIVES AND POLICIES FOR PROTECTION OF THE ENVIRONMENT

3.1 Environmental Stewardship

Background:

The Hornby Island Local Trust Committee recognizes the need to protect the environment and finite resources of an
isolated and fragile ecosystem from polluting activities in surrounding areas as well as those taking place on the island.
Additional pressures are placed on the local natural systems by the influx of visitors in the summer months.

Hornby Island residents are generally aware of the need for personal diligence in minimizing the impact of human activities
on environmental systems. The community is always seeking ways to encourage visitors to the Island and senior levels of
government with jurisdiction over resources on the Island to adopt the same commitment. There are currently no active
mineral claims on the Island and any future development of metal or coal mines on the Island is inappropriate. The
community encourages water conservation through water storage, catchment and water recycling.

Area:

All areas within the Hornby Island Local Trust Area are subject to the following objectives and policies.

Obijectives:

The objectives of this subsection are:

(1) to encourage senior governments to preserve and protect the environment;

(2) to inform residents and visitors of actions necessary to protect the island's ecosystems, freshwater resources, and
preserve native biological diversity; and

(3) to ensure that permitted land uses do not threaten the sensitive environment of the Island and its native biological
diversity.

Advocacy Policies:

3.1.1 A moratorium on oil and gas exploration in the Local Trust Area is supported.

3.1.2  The Ministry of Energy, Mines and Petroleum Resources is requested to establish a reserve on the entire Island
against exploration for mineral or petroleum resources.

3.1.3 The Local Trust Committee should encourage measures to reduce the risk of pollution from transporting
dangerous materials by air, sea or land on or near the Island.

3.1.4  The Ministry of Transportation and Infrastructure and utility corporations are requested to replace the application
of pesticides and herbicides on road allowances or other transmission routes with non-polluting practices such as

manual trimming.

3.1.5 The hydro-electric utility company is requested to consult with the Local Trust Committee on any field operations
involving the application of chemicals (such as remedial woodpole treatment programs).

3.1.6 The Comox Valley Regional District is requested to consider affordable and effective measures that will address
the problem of uncontrolled dogs on Hornby Island.

3.1.7 The Comox Valley Regional District is requested to continue to maintain and enforce the following:

a) an effective noise bylaw to address noise disturbance originating from sound systems, musical
instruments, barking dogs and other sources;
b) an effective unsightly premises bylaw; and
c) the “dark skies” in rural areas lighting standards.
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3.1.8

3.1.9

3.1.10

3.1.11

3.1.12

3.1.13

3.1.14

All government and non-government agencies and private businesses involved in providing services for the
resident and visiting public are requested to provide adequate toilet facilities and waste recycling containers for
their clients and to make information available on water conservation.

Tourism-related businesses, real estate agents and other organizations that provide information to visitors or
potential owners of island property are requested to include information on the legislated "preserve and protect"
mandate of the Islands Trust and the objectives and policies of the Official Community Plan to protect the island's
ecosystems and freshwater supply and to preserve native biological diversity.

All owners and land users are encouraged to comply with the Develop with Care: Environmental Guidelines for
Urban and Rural Land Development in British Columbia (2006) of the Ministry of Environment and with the
regulations of the Vancouver Island Health Authority, and the orders and discretion of the Fire Marshall.

Efforts to control the spread of invasive exotic plant species (such as Scotch broom, holly, ivy, daphne and
Himalayan blackberry) and to eradicate them from environmentally sensitive areas to enable their replacement
with native species are encouraged and supported.

Programs to control the population of opossums are supported.

The use of toxic herbicides and pesticides and heavy applications of fertilizers on lawns and gardens is strongly
discouraged.

The dissemination of information about the risks of introducing invasive non-native species and pathogenic
organisms harmful to indigenous species resulting from bringing biological material (including soil, bark mulch and
firewood) onto the Island is supported and efforts to increase sustainable island self-sufficiency with respect to
the provision of firewood and other biological material are encouraged.
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3.2 Environmentally Sensitive Areas

Background:

Hornby Island has a diverse and fragile ecology with many significant natural features. The climate and soil conditions
combine to allow diverse wildflower colonies, bird habitats, and Garry oak groves. The naturally eroded sandstone and
conglomerate bluffs along much of the shoreline provide habitat for birds, wildflowers and rare plant species.

The Sensitive Ecosystem Mapping (SEM) completed by the Islands Trust in 2010 provides the most complete and up to date
inventory of information on terrestrial based ecosystems. This mapping together with an updated Islands Trust Regional
Conservation Plan will assist the Local Trust Committee in its decision making and in the development of land use,
subdivision and development permit regulations as such programs develop.

Copies of the Sensitive Ecosystem Mapping (SEM) and the Regional Conservation Plan are available on the Islands Trust
website (www.islandstrust.bc.ca) and the SEM map will be readily available electronically and in hard copy for reference.

The Islands Trust Regional Conservation Plan identified the following Sensitive Ecosystems and their distribution on Hornby

Island:

Sensitive Ecosystems (August, 2010)

Type of Sensitive Ecosystem Area (ha) Portion of Local Trust Area (%)
Cliff 26.6 0.9

Freshwater 1.2 <0.1

Herbaceous 47.5 1.6

Mature Forest 179.6 6.0

Old Forest 0 0

Riparian 0 0

Woodland 62.8 2.1

Wetland 256.1 8.6

TOTAL 573.7 19.2

Protected areas identified in the Regional Conservation Plan were listed as follows:

Protected Areas Distribution (November, 2010)

Type of Protected Area Area (ha) Portion of Local Trust Area (%)
Conservation Covenant (Conservancy held) 3.9 0.1

Ecological Reserve 0 0

Nature Reserve 0 0

Park — Municipal 0 0

Park — Community 6.7 0.2

Park — Provincial 333.9 11.2

Park — Regional 335.6 11.2

TOTAL 680.1 22.7

Other noted features identified in the Regional Conservation Plan include:

At Risk Species (September, 2010)

The B.C. Conservation Data Centre has recorded sightings of Coastal wood fern (blue listed), Western Screech-Owil,
kennicottii subspecies (blue listed), Coast microseris (red listed), Propertius Duskywing (blue listed), White-top aster (blue
listed), Macoun’s meadow-foam (red listed), Nuttall's quillwort (blue listed), Fragrant popcorn flower (red listed), Peregrine
Falcon, anatum subspecies (red listed), White-top aster (red listed) and Great Blue Heron, fannini subspecies (blue listed)
in the Hornby Island Local Trust Area. There may be additional species at risk in the Hornby Island Local Trust Area that are
not recorded with the B.C. Conservation Data Centre or whose locations are considered confidential information.
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Forested Ecosystems (August, 2010)

The Hornby Island Local Trust Area is located in the Coastal Douglas-fir Zone. No Old Forest ecosystems were found in the
2008 Terrestrial Ecosystem Mapping (TEM) of the local trust area used for this report, however, 2001 TEM of Helliwell
Provincial Park does indicate some small old growth patches. The mapping for Helliwell Park is currently being reviewed
and will be updated accordingly. The breakdown of forests by age class is as follows (note: this includes woodland sensitive
ecosystems, so percentages will vary from the sensitive ecosystems section above):

Forest Type Area (ha) Area (%)
Pole/Sapling Forest (<40 yrs.) 366.65 7.3
Young Forest (40-80 yrs.) 1506.72 29.8
Mature Forest (80-250 yrs.) 255.62 5.1

N.B. See note above regarding Old Forest (>250 yrs).

Marine Ecosystems (September, 2010)

Hornby Island Local Trust Area has two submerged provincial marine parks and two Rock Fish Conservation Areas in its
local trust area waters.

Type of Marine Protection Name of Area Area (ha)
Provincial Park Helliwell 2,736.6
Tribune Bay 27.0
Rock Fish Conservation Area Savoie Rocks — Maude Reef 174.4
Ajax/Achilles Bank 1,622.5
TOTAL 4,560.4

Modified Ecosystems (August, 2010)

Type of Modification Area (ha) Portion of Local Trust Area (%)
Cultivated Field 287.6 9.6
Rural 421.7 14.1
Urban 51.0 1.7
Road 106.8 3.6
TOTAL 867.1 29.0

Threats to Ecosystems:

The threats to biodiversity found in the Islands Trust Area are described in the Islands Trust Conservancy Regional
Conservation Plan. These threats are pertinent to the Hornby Island Local Trust Area. In particular, the Hornby Island Local
Trust Area may be vulnerable to degradation of natural ecosystems from existing agricultural and residential lands if
landowners are not sensitive to the impacts of their land use on the surrounding landscape. Education about ecologically
friendly agricultural practices and residential land uses may be beneficial within this local trust area. Biological threats to
the Garry oak ecosystem also include conifer encroachment. Local organizations should be consulted prior to initiating
education programs to avoid duplication of efforts.

A Nature Conservancy of Canada Study of the Islands Trust Area, completed in 1995, classified about three quarters of the
shoreline and associated beaches as containing moderate to high natural feature value for wildlife, marine and aesthetic
features.

Other inventories, fieldwork carried out by biologists and local knowledge have identified the following habitat areas and
features:

(1) Important Terrestrial Habitat:
a) cormorant nesting area on the bluffs of Helliwell Park;
b) heron rookery at Tralee Point and other current or potential heron nesting areas;
c) eagle, osprey and peregrine falcon nesting locations;
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(2)

Area:

d) large older firs providing eagle habitat, particularly along the coastline and the inland bluffs;

e) old growth trees and large snags (providing habitat for a variety of species) throughout the Island;

f) wetlands and ponds throughout the island providing important habitat;

g) Beulah Creek (salmon habitat), its riparian corridor and feeder creeks;

h) Ford Creek (fish bearing), its riparian corridor and feeder creeks;

i) meadows in the south western part of Helliwell Park providing habitat for the only extant colony of

Taylor's Checkerspot butterfly; and
j) buildings providing established habitat for Townsends big-eared bat.

Important Marine Habitat:

a) shoreline near Saint John's Point/Whaling Station Bay and other areas where Harlequin ducks gather
during their flightless phase;

b) saltwater marsh north of Texada Road providing valuable waterfowl| habitat;

c) Norris Rocks and rocks near Flora Islet where sea lions haul out;

d) islets and rocks around the Island where sea birds nest or gather;

e) Whaling Station Bay and other bays around the Island providing waterfowl| habitat;

f) the area of the underwater wall by Flora Islet providing habitat for many marine species and frequented
by six-gilled sharks;

g) the area surrounding Norris Rocks and Heron Rocks providing habitat for juvenile rock fish and other
species; and

h) areas of marine vegetation important for herring spawning.

All areas within the Hornby Island Local Trust Area are subject to the following objectives and policies.

Obijectives:
The objectives of this subsection are:

(1)
(2)
(3)

(4)

to ensure maximum protection of areas with ecological, natural, aesthetic or heritage value;
to ensure protection of sources of fresh water and groundwater recharge areas;

to allow for public access to such areas only when there is no danger of damage to sensitive features or
ecosystems; and

to maintain native biodiversity and connectivity of the natural habitat areas.

Policies:

3.2.1  Notwithstanding policies contained elsewhere in this Plan where they apply to land identified here, this section
takes precedence.

3.2.2  Where areas are designated as environmentally sensitive on Sensitive Ecosystem Maps or on Schedule D1, the
sensitive area may be protected by covenants at time of rezoning, subdivision or other change in land status in
favour of an appropriate third party such as the Islands Trust Conservancy, or other organizations with the capacity
to hold and monitor effective conservation covenants.

3.2.3  In areas of water collection and aquifer recharge, natural drainage patterns should be retained, and any removal
of forest cover or other physical changes should be conducted so as to preserve the ability of the ground to retain
water to recharge the aquifers, and may be regulated by Development Permit.

3.2.4 Development should be prohibited or restricted in areas identified by a hydrogeological study as being vulnerable
with respect to water catchment, recharge or storage functions.

Hornby Island Official Community Plan, 2014 14

37



3.25

3.2.6

3.2.7

3.2.8

Any development in areas with sensitive ecosystems or important habitat may be regulated by Development
Permit to protect the identified features, including establishing buffer areas in accordance with Sensitive
Ecosystem Inventory recommendations or Environmental Guidelines for Development.

Development along coastal areas adjacent to foreshore with significant marine values (such as shellfish resources
or migratory bird habitat) may be regulated by Development Permit.

Fish-bearing streams, their riparian areas, tributary creeks and wetlands feeding them will be protected and
enhanced in accordance with the Provincial Fish Protection Act through regulations and through supporting
enhancement programs.

Connectivity of relatively undisturbed natural areas should be maintained wherever possible including between
the shore and the interior forested uplands.

Advocacy Policies:

3.2.9

3.2.10

3.2.11

3.2.12

Where significant ecological, natural or historical areas or significant habitat areas are located on Crown land, the
provincial Ministry(ies) responsible for conservation, parks and/or management of Crown lands are requested to
secure these areas in protective reserves, parks or through transfer to the Islands Trust Conservancy, and to keep
them in the public domain with access appropriate to the level of sensitivity.

Voluntary covenants or easements to protect natural features and the donation or sale of sensitive areas to a
conservation land trust such as the Islands Trust Conservancy are encouraged.

Voluntary stewardship programs that provide information, support and recognition to landowners with respect
to protecting natural areas on private land are encouraged.

Educational efforts to protect coastal rock formations and other natural features from disturbance are supported.

Policies relating to protection of the marine environment are included in Section 3.6 Marine Conservation.
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3.3 Parks and Protected Areas

Background:

The natural features of the Island provide many opportunities for recreational use by members of the local community and
visitors. A large area of Crown land and a system of traditional trails through private land have provided access to forest
areas and scenic viewpoints. In addition, the public has access to three Provincial Parks and two Regional Nature Parks
There are also four small community parks; four water accesses managed by the Comox Valley Regional District as
neighbourhood parks; and, a number of other water accesses and unused road dedications under the jurisdiction of the
Ministry of Transportation and Infrastructure that provide public open space and/or contribute to the trail system. The
K’omoks Agreement in Principle, signed by the governments of Canada, British Columbia and K’omoks First Nation in March
2012, states that a new protected area (the present vacant Crown land on Mount Geoffrey) will be established on Hornby
Island and named by K’omoks.

Hornby Island’s Provincial and Regional Nature Parks provide recreational opportunities in the context of preserving
ecological values. These parks are all located where there are high natural values and together contain a representative
cross-section of the Island's ecological systems thereby offering valuable educational potential. Apart from Tribune Bay
Outdoor Education Centre, none of the parks are developed for artificial use, reflecting a long-standing community interest
in seeing minimal disturbance in these areas.

Hornby Island's Provincial Parks are Helliwell, established in 1966, Tribune Bay, established in 1978, and Mount Geoffrey
Escarpment, established in 2004. There is evidence of traditional use of the Helliwell Park area by First Nations. All of the
parks are designated ‘Class A’ parks under the Park Act. Helliwell Park contains a 69 hectare terrestrial component on the
peninsula culminating in St. John's Point and a 2803 hectare marine component. Most of the terrestrial area is heavily
forested; grasslands extend inland from the shore-line, which mostly consists of rocky bluffs.

The "Sensitive Ecosystem Inventory: East Vancouver Island and Gulf Islands, 1993 - 1997" records the following sensitive
ecosystems within Helliwell Park: Terrestrial herbaceous, Woodland, Wetland, Older Forest, as well as areas of Second-
Growth Forest with general biodiversity values. Flora Islet is almost entirely covered with a sensitive terrestrial herbaceous
ecosystem. Threatened vascular plants (red and blue listed by the BC Conservation Data Centre) have been recorded within
the Park. The cliffs provide important nesting habitat for cormorants. Norris Rocks and the rocks adjacent to Flora Islet are
important haul-outs for large numbers of Stellar and California sea lions during the winter. A significant population of
Harlequin ducks is present in the inshore areas.

The underwater component of Helliwell Park provides habitat for a rich variety of marine species. The main feature is the
rock wall adjacent to Flora Islet near where six-gilled sharks are regularly observed at unusually shallow depths. The primary
attractions of the terrestrial component of Helliwell Park are the spectacular bluffs topped by open meadow areas, the
older forest (including particularly large examples of Douglas-fir and arbutus) and the opportunities to observe wildlife and
flowers in bloom. The primary attractions of the marine component are recreational diving to view the rich underwater
ecosystem, kayaking and traditional sports fishing areas. There are commercial fisheries in and/or immediately adjacent to
the Park area.

The fragility of the Park's ecosystems together with its popularity for recreation poses challenging conservation and
management problems. In 1999, a Conservation Stewardship Agreement was established between BC Parks and
Conservancy Hornby Island to enable local involvement in practical and educational conservation measures. In 2000, BC
Parks initiated the Helliwell Ecosystem-based Planning Project.

Tribune Bay Park covers 96 hectares, of which 23 hectares are foreshore of Big Tribune Bay. The Park's vegetation consists
of about 70% second-growth forest and about 30% grassland resulting from former cultivation. The broad white sand
beach, backed by the open meadow area, is the primary attraction of the Park. The Tribune Bay Outdoor Education Centre
operates under a Park Use Permit in the north-east corner of the Park and provides educational programs to youth, mostly
school groups. Infrastructure includes the old lodge, other buildings, a climbing wall and a high ropes course. A tennis court
is also located in this area. A pilot constructed wetland providing alternative waste treatment has been established at the
Centre.
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The Mount Geoffrey Escarpment Park covers 187 hectares and offers both historic values associated with the Leaf House
and the Ford Family farmstead, and together with the Mount Geoffrey Regional Nature Park, covers approximately 25% of
the island containing coastal bluffs, forested benches, wetland, and rugged shoreline.

The Mount Geoffrey Regional Nature Park which is now 333 hectares in area was established by the Comox Valley Regional
District on 303 hectares of what was formerly vacant Crown land. It includes the upper and western part of the Mount
Geoffrey escarpment as well as lower land below and to the west of the escarpment. Within the Park are sensitive
ecosystems - Older Forest (below the escarpment) and Sparsely Vegetated along the edge of the escarpment) - which have
been identified in the "Sensitive Ecosystem Inventory: East Vancouver Island and Gulf Islands, 1993 - 1997". Most of the
park's vegetation is second-growth forest. The escarpment of Mount Geoffrey is an important part of the Island's
groundwater recharge area.

The main attractions of the Park are the spectacular viewing opportunities from the edge of the Mount Geoffrey
escarpment, the well-developed trail systems for hiking and mountain-biking and the older (and moister) forest ecosystem
below the escarpment. The Comox Valley Regional District has adopted a Management Plan, developed with much
community involvement; management is carried out through a contract with the Hornby Island Residents' and Ratepayers'
Association.

Small Regional Parks exist near Tralee Point, near the top of Mount Road, at the end of Arthurs Road and adjacent to
Helliwell Park. There are about 30 water access parcels under the Ministry of Transportation and Infrastructure jurisdiction
and six or more other unused road dedications that are or could be utilized as trails or retained as undeveloped green
space.

Area:

All areas within the Hornby Island Local Trust Area are subject to the following objectives and policies.

Obijectives:

The objectives of this subsection are:

(1) to ensure that parks remain in an essentially natural state and that the biodiversity, sensitive ecosystems and
wildlife habitat are preserved;

(2) to allow for recreational and educational opportunities for visitors and residents that are managed and monitored
to ensure minimal environmental degradation and to fully protect fragile areas;

(3) to encourage a system of walking, bicycling and horseback trails, with minimal development, through forested
areas, to and from parks and across and around the island; and

(4) to encourage community and neighbourhood involvement in the planning and stewardship of parks.

Policies:

3.3.1 At the time of subdivision and if park dedication is required under the Local Government Act, preference is
generally for park dedication, not cash-in-lieu. This could take the form of trails, or parkland.

3.3.2 The following areas are suitable for acquisition, dedication, and preservation and are identified as candidates for
parks or protected areas:

a) land that is shown on Schedule B as park, groundwater or ecological reserve (GW/EPA & GW/GP) for
existing areas;

b) land that contributes to a community trail network that connects residential areas, commercial areas,
the community hall and school area, parks, beaches and ferry terminals;

c) land that is designated as Environmentally Sensitive Areas, as shown on Schedule D1 or is
environmentally sensitive as determined by more recent mapping of sensitive ecosystems;

d) land that provides access to the ocean;

e) land that provides low impact recreational opportunities for the community and visitors;

f) areas of undeveloped lands;
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333

334

3.35

3.3.6

3.3.7

3.3.8

g) land contiguous with existing parks and protected or undeveloped areas, particularly where it may
provide a buffer for an ecologically sensitive site;
h) designated water accesses as parkland; and

i) land that provides habitat connectivity.

The Local Trust Committee, when considering applications for zoning amendment or subdivision, should pursue
any opportunities to secure protected areas, parkland or trails through dedication, easement, covenant or
donation.

The subdivision, donation or sale of a parcel of land (or interest in land) for park, trail or conservation purposes
may be considered a community amenity. Amenity Zoning and Density Transfer provisions may be established by
the Local Trust Committee on a site specific basis and upon application.

Park and preservation uses should be permitted in all land use designations and may be zoned to specify the type
of park or protected area.

Setbacks on properties adjacent to parks should be established by regulation to protect the visual amenity of
parks.

Park land dedication, public accesses to and along foreshore and rights of ways should be maintained for public
use, and remain free of encroachments.

The Local Trust Committee may consider amenity zoning of properties adjacent to existing parks to allow
subdivision if the applicant is proposing an addition of part of the lot to the adjacent park.

Advocacy Policies:

3.3.9  Owners of properties on which there are established public trails and appropriate organizations are encouraged
to work together to achieve the long term protection of the trails through covenants or other means.
3.3.10 The provincial Ministry(ies) responsible for parks is requested to:

a) maintain the natural values and not permit development, other than those required for public health and
education in Helliwell and Tribune Bay Provincial Parks;

b) continue to regularly consult with the community’s parks committee and/or the Local Trust Committee
on matters relating to the management and infrastructure of the parks on Hornby in particular to address
community, conservation, aesthetics and safety concerns;

c) involve the community in stewardship programs with respect to the parks;

d) prohibit camping uses in the parks except those associated with the Outdoor Education Centre at Tribune
Bay Park; and

e) implement ecosystem-based management plans for Helliwell, Tribune Bay and Mount Geoffrey
Escarpment Provincial Parks.

3.3.11 The Comox Valley Regional District is requested to:

a) continue to manage Mount Geoffrey Regional Nature Park as an undeveloped Park, for low-impact,
nature-oriented uses, with only those minimal facilities necessary for public health and safety. The Master
Plan for this Nature Park should continue to emphasize protection of ecosystems, retention of vegetation,
and protection of fragile areas and existing water sources;

b) continue active community involvement in the planning, stewardship and management of parks and
other undeveloped parcels under its jurisdiction on Hornby; and

c) investigate and report on options for acquiring tenure of the adjoining vacant Crown land including
management of this parcel as an addition to either the existing provincial or regional park.

3.3.12 The Ministry of Transportation and Infrastructure is requested to:
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a) work with the Local Trust Committee to develop a plan for all water accesses, unopened road allowances
and other such properties under the Ministry's jurisdiction on Hornby Island;

b) support tenure by Comox Valley Regional District of those parcels that the community and the Comox
Valley Regional District consider appropriate for management as parks;

c) establish a stewardship arrangement with an appropriate community organization, or organizations, to
act as stewards for the remaining properties once a plan has been developed for them; and

d) maintain the unopened road allowances in their natural state, prevent unpermitted alienation by
adjacent land owners and discourage overnight camping by means of signage.

3.3.13 Motorized vehicles should not be allowed outside designated parking areas in any park, or on unopened road
allowances, except for park service vehicles and emergency vehicles.

3.3.14 The provincial Ministry(ies) responsible for parks is requested to work with the federal government and the
Canadian Coast Guard to develop measures to ensure that motorized vessels are excluded from that part of
Tribune Bay that is within the Provincial Park.

3.3.15 The provincial Ministry(ies) responsible for parks and the Department of Fisheries and Oceans Canada are
requested to introduce regulations and other measures to fully protect marine species and habitat in the marine
component of Helliwell Park.

3.3.16 Agencies with jurisdiction over parks are supported in restricting or controlling access to areas in parks where this
is required for the protection or restoration of sensitive ecosystems and habitats.

3.3.17 Community organizations and land owners are encouraged to work together using available tools such as
covenants and easements to secure and extend the existing network of trails according to the Parks and Trails
plan.

3.3.18 Owners of land located adjacent to established parks are encouraged to dedicate land or to provide trail
easements to add to the park amenity.

3.3.19 Where a park contains a public well, parks authorities are requested to grant an easement to the private well
user(s) for their continued use and maintenance of the well.
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34 Groundwater Protection-Sustainable Ecosystem Management Area (Mount Geoffrey Area)

Background:

This forested upland area at the centre of the Island has been identified by BC Environment as an important natural
groundwater storage and catchment area providing groundwater recharge to wells in highly settled lowland areas. "A
Preliminary Groundwater Assessment of a Crown Land Parcel on Hornby Island" (1994) carried out by BC Environment
recommends that this land should be protected as a community watershed area to ensure preservation of the quantity and
quality of groundwater on Hornby Island. In 1994, the Water Management Division established a Notation of Interest over
this parcel to record its interest in the area due to its importance for protection of the groundwater resource.

“The Final Report of the Hornby Island Groundwater Pilot Project” (1994) recorded an inter-agency agreement that "the
Crown land parcel be considered a watershed reserve" and stated that, "once more detail and definition of the
groundwater catchment area becomes available, and a suitable legislative vehicle is found which can provide for protection
of the land to ensure unchanged water quality and quantity, then another tenure can be considered by the community and
agencies involved."

As immediate protection, the Water Management Division established a Notation of Interest (1994) over this parcel. A
recommendation of the "Water Stewardship and Wastewater Management on Hornby Island” (2000), a report prepared
by Royal Roads University, includes the recommendation to "pursue legal protection of the crown lands as a groundwater
recharge area."

The forest cover has been subject to severe unnatural disturbance through logging and fire from the latter part of the 19th
century until the mid-20th century. The forest (classified as Coastal Douglas-fir Moist Maritime) is now in various stages of
recovery but contains scattered veteran Douglas-firs and cedars. The "Hornby Island Sensitive Ecosystem Mapping” (2010)
records areas of "old forest" - forest ecosystems with an average age of 250 years or greater - and, “mature forest” - forest
ecosystems with an average age of 80 years or greater - within this parcel. (Older Coastal Douglas-fir forests in the region
now account for only 4% of the area they occupied 150 years ago).

A report by Triton Environmental Consultants entitled "Ecological Inventory of Proposed Woodlot #0032" (1998)
commissioned by the Ministry of Environment states that, "old growth attributes (stand, structure, species composition,
soil characteristics) should be enhanced or maintained as they have the potential to sustain representative features as
stands develop." The report contains recommendations to protect or enhance wildlife and biodiversity and to manage
recreational impacts and values. This preliminary survey indicates the need for a more thorough ecological inventory.
Detailed accurate mapping by the Hornby Island Residents’ and Ratepayers’ Association and a preliminary ecological survey
by Cascadia Resource Consultants (2000) constitutes a beginning of this work.

In coordination with Comox Valley Regional District and the Ministry of Forests and Range, the local community has
instituted forest fighting and prevention programs. The large number of small, dead trees in some areas (fuel over-loading)
has been identified as a significant fire risk.

The Island's two main water courses - Beulah Creek and Ford Creek, both fish-bearing streams - pass through this area. At
one time, a beaver dam established a large wetland or lake in Strachan Valley; however the dam is now abandoned. The
Strachan Valley area contains a number of small wetlands and seasonal and ephemeral streams.

The area has long been valued for its recreational attributes and was previously designated by map reserve for the Use,
Recreation and Enjoyment of the Public. Former logging roads have been maintained as trails by residents and are well
used by walkers, cyclists and equestrians - including for cross-island travel and access to the adjacent Mount Geoffrey
Regional Nature Park.

A report prepared by an ad-hoc Committee of the Hornby Island Residents’ and Ratepayers’ Association, "The Heart of
Hornby Island—A Forest, a Watershed” (2000) reports on the mapping project and explores in detail the tenure options
available to the community. A report prepared by the Advisory Crown Lands Committee for the Local Trust Committee,
“The Heart of the Island”, submitted in July 2000, outlined historical, community and ecological issues and provided
recommendations. A central theme of all of this work is the protection of the land under local control.
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Area:

All areas identified as Groundwater Recharge/Environmental Protection Area (GW/EPA) on Schedule B (Map Designations)
are subject to the following objectives and policies.

Obijectives:
The objectives of this subsection are:

(1)
(2)

(3)
(4)
(5)
(6)
(7)

Policies:

3.4.1

34.2

3.4.3

3.4.4

to protect and enhance the groundwater recharge function of the area;

to enable the continuing recovery, restoration and protection of the forest so that the natural structure,
composition and biodiversity characteristic of a Coastal Douglas-fir forest ecosystem are re-established;

to protect the forest from major disturbance by fire;

to maintain the aesthetics/visual qualities of the forest;

to encourage tenure arrangements that enable community control and stewardship of this area;

to provide for low-impact recreation activities that are compatible with the first three objectives; and

to ensure that any silvicultural activities or extraction of forest products are compatible with and subordinate to
the first four objectives.

This area should be conserved as a forested area and all planning should be undertaken with the perspective of a
forest-based rather than a human-based time scale.

This area should not be subdivided except to create nature reserves or other land-holding arrangements for the
protection of the natural environment.

No permanent buildings should be permitted on the land; other structures should be limited by regulation to those
required in pursuit of the objectives of this subsection.

Sensitive ecosystems within this area should be fully protected. Transfer of this area to conservation or park is
supported in order to protect the wetlands.

Advocacy Policies:

345

3.4.6

3.4.7

348

3.4.9

The use of fertilizers and pesticides and the storage and disposal of waste material, hazardous chemicals and other
potential pollutants should be prohibited to protect the groundwater resource and natural ecology.

Excavation, quarrying, soil removal, road development, ditching and drainage works should be regulated to
protect against alteration of natural surface drainage or groundwater catchment and storage functions and against
impacts upon identified ecological values.

Studies that provide additional data on the groundwater catchment and flow system should be supported.

The provincial Ministry(ies) responsible for the protection, management and conservation of provincial lands and
water is requested to consider acquisition of the Mount Geoffrey area identified by the GW/EPA designation on
Schedule B for a provincial park or other type of protected area.

As a preferred alternative tenure option, the provincial Ministry(ies) responsible for the protection, management
and conservation of provincial lands and water is requested to propose legislation that would enable the
designation of this area as a community groundwater recharge area for the protection of the community's
groundwater resource, to be managed through community stewardship with objectives and policies compatible
with this Official Community Plan.
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3.4.10 As an alternate tenure option, the Comox Valley Regional District is requested to investigate in consultation with
the Local Trust Committee, the community and relevant First Nations, the appropriate options for obtaining tenure
that would be compatible with the objectives and policies of this Official Community Plan.

3.4.11 The provincial Ministry(ies) responsible for managing provincial Crown land and natural resources is requested to
only consider dispositions of this land or interests in this land that is compatible with the objectives and policies
of this Official Community Plan.

3.4.12 The provincial Ministry(ies) responsible for managing provincial Crown land and natural resources is requested to
only establish tenures that enable the implementation of the objectives and policies of this Official Community
Plan.
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3.5 Groundwater Protection/Gravel Pit Area

Background:

The area designated as Groundwater Protection/Gravel Pit (GW/GP) is under the jurisdiction of the Ministry of
Transportation and Infrastructure as a gravel resource area.

Area:

All areas identified as Groundwater Protection/Gravel Pit (GW/GP) on Schedule B (Map Designations) are subject to the
following objectives and policies.

Objective:

The objective of this subsection is to ensure that this area becomes included in the Groundwater Protection/Environmental
Protection Area when no longer required by the Ministry for gravel.

Policies:

3.5.1 The sand and gravel deposits on the lands designated GW/GP in this Plan are deemed suitable to address the
requirements of Section 473(1)(c) of the Local Government Act.

Advocacy Policies:

3.5.2  The Ministry of Transportation and Infrastructure is requested to use this land only for gravel extraction as
required for the development and maintenance of roads on Hornby and to not allow its use for the storage of
flammable material or potential pollutants.

3.5.3 The Ministry of Transportation and Infrastructure and other provincial Ministries responsible for managing
provincial Crown land and natural resources are requested to support the transfer of any unused portion of the
gravel pit parcel in Strachan Valley (and the whole of that parcel when itis no longer required for gravel extraction)
for inclusion in the Groundwater Recharge/Environmental Protection Area land use designation.
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3.6 Marine Conservation

Background:

The marine conservation area addressed by this Plan within the Hornby Island Local Trust Area extends up to 1000 metres
from the natural boundary of the island. The coastline and offshore waters here are rich and varied. There are large
expanses of sand beaches, gravel flats, underwater and exposed rocky reefs, sandstone shelves and deep water habitat
where over 175 species of marine fauna have been recorded, including rare species. Of particular significance is the
presence of six-gill sharks in relatively shallow depths, the annual herring spawn, and migrating salmon and killer whales.

Most of this area is contained within the marine component of Helliwell Park. It has also been proposed as a Marine
Protected Area under the federal Oceans Act.

Sewage pollution, whether it originates from boats or from land can have negative impacts on water quality, even when
releases are limited and seasonal. Dumping of materials or discharge of petroleum products and other chemicals can also
contaminate the marine environment.

Area:

All areas identified as Marine Conservation (MC) on Schedule B (Map Designations) are subject to the following objectives
and policies.

Objective:
The objective of this subsection is to ensure the continued viability of marine ecosystems and species.

Policies:

3.6.1  Areas along the coastline that provide nesting, feeding and resting for birds should be protected. This may be
accomplished by sign-posting, significant building setbacks and required retention of vegetation.

3.6.2  Programs to reduce land-sourced pollution should be supported.

Advocacy Policies:

3.6.3  The Provincial and Federal governments are requested to develop existing and new programs, such as harvest
refugia, which protect and enhance the populations of native marine species and ecosystems.

3.6.4  The provincial Ministry(ies) responsible for managing provincial Crown lands and the Department of Fisheries and
Oceans Canada are requested to ensure that foreshore uses or developments that might deplete or disturb
migratory wildfowl feeding areas, shellfish communities, fish nursery areas and herring spawning areas not be
permitted.

3.6.5 The Department of Fisheries and Oceans Canada and the provincial Ministry(ies) responsible for the protection,
management and conservation of provincial lands and water are requested to fully protect through conservation
measures, including fisheries closures, any vulnerable species of marine fauna and flora and important habitats
such as the area where six-gilled sharks come near the surface near Flora Islet and areas supporting juvenile
rockfish or herring spawning.

3.6.6  The Department of Fisheries and Oceans Canada is requested to fully protect the marine component of Helliwell
Provincial Park through conservation measures such as prohibiting the taking of marine life by diving, closures of
fisheries as required and the establishment of a Marine Protected Area.

3.6.7 The Department of Fisheries and Oceans Canada is requested to regulate, police and monitor any harvesting of
shellfish to ensure that wild stocks are sustainable.

3.6.8 The Department of Fisheries and Oceans Canada is requested to ensure that no activities should be permitted in
the Hornby Island Local Trust Area that will degrade the sea bed.
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3.6.9 The responsible provincial Ministry(ies) or the Department of Fisheries and Oceans Canada are requested to
prohibit outfalls for sewage and grey water on Hornby Island.

3.6.10 Transport Canada is encouraged to require holding tanks for sewage and grey water in all commercial and
recreational vessels.

3.6.11 The designation and enforcement of Tribune Bay as a no sewage discharge area under Federal Sewage Pollution
Prevention Regulations is supported. The designation of additional areas where sewage discharge problems have
been identified is also supported.

3.6.12 The Federal Ministries of Environment, Transport Canada, Fisheries and Oceans Canada, and Defense, and other

relevant agencies are requested to prohibit the disposal of domestic, industrial or military waste or the discharge
of waste from vessels (including cruise ships) into waters within or adjacent to the Hornby Island Local Trust Area.

3.7 Heritage Features

3.8 Hazard Areas
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SECTION IV—OBIJECTIVES AND POLICIES FOR THE STEWARDSHIP OF RESOURCES

4.1 Farming

Background:

The early development of Hornby Island included agriculture as a primary occupation, supplying agricultural produce to
Vancouver Island. At present, small scale farming operations primarily serve local needs with some specialty production.
Seasonal water supply can be a challenge and the need to protect water resources is a concern.

Area:

The Hornby Island Local Trust Area is subject to the following objective and policies.

Obijective:
The objective of this subsection is to encourage farming and local food production in ways that are compatible with the
Island's environment.

Policies:

4.1.1  Co-operative farming and community gardens should be encouraged.

Advocacy Policies:

4.1.2  The development and implementation of a Hornby Island food and farm action plan is supported.

4.1.3  Sustainable and organic farming is supported, including efforts to ensure that water supplies used by farmers
remain uncontaminated.

4.1.4  The Ministry of Agriculture is encouraged to maintain and promote sustainable agricultural and organic farming
techniques and to discourage the use of toxic pesticides or other toxic chemicals and the inappropriate application
of fertilizers.

4.1.5 The use of genetically engineered seeds or plants is strongly discouraged in order to protect the genetic integrity
of food and crops and other plants growing on the Island.

4.1.6  The use of chemicals or farming methods that can result in the contamination of the soil, other organisms,
groundwater or surface water is strongly discouraged.

4.1.7  Agriculture that utilizes rainwater for irrigation, practices water conservation and protects water quality is
encouraged.
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4.2 Forestry

Background:

Hornby Island was logged extensively up until the middle of the last century and most forested areas now consist of
recovering second and third growth with some stands of old growth and scattered veteran trees. Most privately-owned
forest is in relatively small holdings. The cost of transporting logs over two ferries to an off-island market (and conversely
bringing wood products to the Island) can make the provision of wood products for on-island use a natural focus for forestry
activity. Sustainable forest management has been described as "forest management regimes that maintain the productive
and renewal capacities, as well as the genetic, species and ecological diversity of forest ecosystems."

Area:

All areas above the natural boundary of Hornby Island within the Hornby Island Local Trust Area are subject to the following
objective and policies.

Obijective:
The objective of this subsection is to ensure all forestry is carried out in a way that protects ecological values and sustains
the resource.

Policies:

4.2.1 Logging on steep slopes such as those identified on Schedule F (Hazardous Areas Map) on private lands (not subject
to the Private Managed Forest Land Act) should be strongly discouraged and regulated by the appropriate
authority.

4.2.2  Cutting of forest land that leaves large openings is considered inappropriate except when agricultural land is being
cleared in accordance with a plan for farming the land.

4.2.3  Industrial scale logging is considered inappropriate for Hornby Island.

4.2.4  Maintaining buffers on all forested lots is encouraged to minimize the impacts of blow down, drainage alteration
and other negative impacts on adjacent lots and to maintain connectivity of forest ecosystems.

425 The Local Trust Committee should assist landowners in achieving the objectives of this section by making
information available on forest stewardship and sustainable management.

Advocacy Policies:

4.2.6  The need for local firewood supplies is acknowledged and the careful management of firewood harvesting in order
to improve the forest resource should be encouraged.

4.2.7 Low-impact sustainable forestry that maintains the essential forest cover and biodiversity values is supported.

4.2.8 Owners of forested land are encouraged to ensure that forestry activities do not significantly alter natural drainage
patterns.

4.2.9 The provincial Ministry(ies) responsible for forest management is encouraged to consider the objectives and
policies of this Official Community Plan and the policies of the Islands Trust Policy Statement in recognition of
Hornby Island's location within the Island Trust Area and should be requested to:

a) promote management practices that ensure the protection of native biodiversity, valued environmental
features and groundwater recharge areas; and

b) encourage management plans that involve the maintenance of continuous tree cover and that use native
species in planting programs.

4.2.10 The extensive planting of non-native species for silviculture is strongly discouraged.
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4.3 Mariculture

Background:

The relatively unpolluted water surrounding Hornby make it an attractive area for aquaculture. The alienation of areas for
commercial operations can conflict with the interests of residents, the visiting public and boaters requiring anchorage.
There is also concern about impacts upon the natural ecology of large-scale or intensive operations or of a large proportion
of the foreshore used for mariculture. In 2009 the assessment rolls listed six aquaculture operations on the Island.

INFORMATION NOTE: Responsibility for the regulation and licensing of aquaculture in British Columbia is
shared by a number of Provincial and Federal Agencies. The Local Trust Committee is committed to
working cooperatively with other agencies to address situations where First Nations’ interests in
aquaculture may be affected.

Area:

All areas below the natural boundary of Hornby Island within the Hornby Island Local Trust Area are subject to the following
objective and policies.

Obijectives:

The objectives of this subsection are:

(1) to ensure the negative impact of commercial mariculture uses on the upland owners is minimized;

(2) to ensure maximum protection of the foreshore and of the native life forms inhabiting it;

(3) to support low impact mariculture operations; and

(4) to ensure commercial use of marine resources does not pollute the foreshore and surrounding waters, nor

preclude the use or enjoyment of the shoreline by the public or upland property owners.

Policies:

4.3.1  Fish farms such as finfish net pen aquaculture operations should not be permitted.

43.2 Intensive mariculture, nori farms and long-line oyster culture requiring floats, buildings and structures should not
be permitted in front of residential neighbourhoods of Sandpiper, Whaling Station Bay and Galleon Beach.

4.3.3  All new mariculture sites, including bottom culture, should be subject to redesignation, rezoning and subsequent
regulations.

4.3.4  The areas from Collishaw Point to Ford Cove has potentially suitable biophysical conditions and proposals for
mariculture use may be considered by the Local Trust Committee upon application for rezoning.

4.3.5 Rezoning for mariculture should only be considered after there has been a review of the coastal area to identify
significant and representative ecosystems, species, habitat and features, and the measures required to protect

them such as processes required under the Canadian Environmental Assessment Act (CEAA).

4.3.6 Mariculture operations should be regulated to ensure that a 2 metre (7 ft.) leave space is retained for public
enjoyment of the beaches.

Advocacy Policies:

4.3.7  The provincial Ministry(ies) responsible for managing provincial Crown land is requested to prohibit:

a) mariculture in areas fronting provincial parks, regional parks or nature reserves; and
b) tenure in areas which have been used traditionally as moorage for local vessels or for landing of sea
planes.
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4.3.8  The provincial Ministry(ies) responsible for managing provincial Crown land is requested to:

a) ensure that mariculture operations are restricted to below the 2 metre (7 ft.) tideline and that adequate
space is retained between lease areas to ensure public access to the shoreline;

b) consider the policies contained in this subsection relating to the location of new lease areas whenever it
is considering the renewal of existing lease areas; and

c) monitor the impact of mariculture on other marine resources.

4.3.9  The provincial Ministry(ies) responsible for managing provincial Crown land, the Ministry of Agriculture and the
Department of Fisheries and Oceans Canada are requested to ensure that areas of natural occurrence of oysters
and clams are available for public use and remain free of private or commercial leases.

4.3.10 The provincial Ministry(ies) responsible for managing provincial Crown land is requested to provide an assessment
of potential environmental impacts, such as processes required under the Canadian Environmental Assessment
Act (CEEA), prior to any proposal for additional mariculture tenures being considered by the Local Trust
Committee.

4.3.11 The Ministry of Agriculture is requested to encourage development of new technology in shellfish production
techniques that minimize use of structures.
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4.4 Energy

Background:

The cost and environmental impact of using non-renewable energy resources has made increasing self-reliance in the
supply and conservation of energy of particular interest to the Island community. Many homes rely on wood as a major
source of energy. Wind energy is gaining recognition as a notable renewable energy source, and there is community interest
in the responsible use of wind energy systems.

Residents of Hornby Island have long supported the phasing out of radioactive weapons and materials in the entire world
and so declared the Island a nuclear free zone in 1985.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Obijectives:
The objectives of this subsection are:
(1) to encourage the conservation of energy; and

(2) to encourage the use of renewable energy sources with low environmental impact and safety risk.

Policies:

4.4.1 The use of all forms of renewable energy sources, such as small scale wind turbines and solar panels appropriate
to the rural environment for generation of power for onsite consumption with limited noise and visual impacts
and safety risk, should be encouraged.

4.4.2  The development of renewable energy sources that allow for the sale of power to the Hydro grid and for individual
site and local community use may be examined through zoning regulation, provided that such sources are

reviewed to ensure there are no negative environmental impacts or increased safety risks.

Advocacy Policies:

4.4.3  The use of CSA certified low emission wood stoves should be encouraged.

4.4.4  Community initiatives to establish educational and informational programs on energy conservation on the Island
including demonstration and experimental projects are supported.

4.4.5 The conservation of energy in buildings through adequate insulation and thermal glazing is supported.

4.4.6 Community transport, carpooling, ride sharing and the use of alternative fuel and non-motorized vehicles are
encouraged.
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4.5 Water

Background:

Surface water sources are managed by the Ministry of Forests, Lands, Natural Resource Operations and Rural Development,
Water Authorizations Branch, through the allocation of surface water rights under the Water Sustainability Act. Hornby
Island has 43 surface water licenses issued for domestic, irrigation and storage uses. Groundwater is currently the primary
source of water supply. Its availability and quality vary considerably around the Island and seasonal shortages are common.
In some areas of the Island there is a high level of development in relation to aquifer productivity. There are reports of
saltwater intrusion in some locations. Dry or abandoned wells on private property that were not properly sealed are
conduits for introducing contaminants into the aquifer from surface water. Hornby Island's fractured bedrock aquifers exist
under unconfined conditions which makes them highly vulnerable to contamination introduced at the land surface. Of
particular concern is contamination from inadequate treatment of sewage and grey water and improper utilization, storage
and disposal of chemicals used domestically or in trades, crafts, agriculture, industry and transportation. Where water
supply is a problem, bottled water is purchased, water is obtained from other public or private wells or water is trucked for
a fee from productive wells elsewhere on the Island. Household treatment of water also takes place. Irrigation can be a
significant use of water in the summer with potential impacts upon availability during the low flow period.

Groundwater is a communal resource but it is not yet subject to management or regulation. In 1996, the Water Stewardship
Project, sponsored by the Heron Rocks Friendship Centre Society, began to monitor creeks, ditches and beaches for fecal
contamination levels, lobby for necessary changes and educate the public. In 1998, the Ministry of Environment and the
Islands Trust established a Pilot Voluntary Groundwater Protection Pilot Project for Hornby Island which has been
coordinated locally by an Advisory Committee. This project has compiled and reviewed existing and new information
(including a Geochemistry Study and an Aquifer Classification) which is being used as a basis for developing a Groundwater
Protection Strategy for the Island in consultation with other organizations and agencies, local experts and the community
at large.

Groundwater is a limited and vulnerable resource that requires restrictions on land use and development. However, the
water supply situation can be improved significantly by three measures that are being increasingly utilized: water
conservation, water re-use and the direct catchment and storage of rainwater. Because groundwater concerns need to be
taken into account in all land uses and development, Policy 2.2.2 applies to every section of the Plan. This section includes
additional or more specific policies to protect the resource.

INFORMATION NOTE: All shared (commercial and public) wells, cisterns or water supply infrastructure must
comply with the requirements of the BC Drinking Water Protection Act.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Obijectives:

The objectives of this subsection are:

(1) to encourage water conservation to ensure that existing users of the water supply do not deplete the supply;

(2) to ensure that new demand for water does not stress the groundwater resource;

(3) to ensure that activity pertaining to use of land does not lead to degradation of the current supply of fresh water;
(4) to enable more local involvement in the protection and management of groundwater;

(5) to encourage the use of effective alternative systems and technologies;

(6) to encourage the use of shared systems that provide water, store water and treat grey water; and

(7) to encourage protection of water in wells.
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Policies:

45.1

4.5.2

453

454

4.5.5

4.5.6

4.5.7

4.5.8

The establishment of a community-based water resource protection/management committee is supported to
provide a coordinated and proactive approach to the protection and careful use of the Island’s water resources.

A Groundwater Protection Strategy, based upon available technical information, community and agency
consultation, should be developed and implemented.

Development should be restricted in areas where groundwater limitations have been identified by a groundwater
geochemistry study, aquifer classification, hydrological report or other technical information.

Watersheds, wetlands, lakes, water courses and riparian areas should be protected through Development Permit
or regulation, including requirements for protective setbacks.

Sources of potable water should be protected through "water supply protection area" designation and covenants
and/or regulations that restrict land uses to those that are compatible with protecting the water source.

Activities that would pollute fresh water or saltwater should be prohibited and land uses that may involve a
potential for pollution should be regulated.

Alternative water source methods such as rainwater catchment, lined dugouts and well reservoirs should be used
for large scale uses such as for filling swimming pools.

Enclosed cisterns and ponds for storage of rainwater to supplement water supply for individual or group
household use and fire protection and irrigation are encouraged.

Advocacy Policies:

459

4.5.10

45.11

4.5.12

4.5.13

4.5.14

4.5.15

4.5.16

The Vancouver Island Health Authority shall be requested to ensure that drinking water sources and recreational
water bodies are not contaminated by deleterious liquid discharges.

The provincial Ministry(ies) responsible for forest or natural resource management is requested to require that
any tree cutting be carried out according to a management plan designed to fully protect the groundwater
recharge function of the area based upon hydrological information and that draft management plans be referred
to the Local Trust Committee for community review.

The Ministry of Transportation and Infrastructure is requested to review ditching practices with respect to
maximizing groundwater recharge and retention and to work with the Local Trust Committee and the community

to identify and carry out pilot projects involving alternative management of run-off in appropriate locations.

The Real Estate Board is requested to require from land owners disclosure of septic and well conditions and
locations at the time of property transfer so that prospective buyers are informed of the water/septic situation.

Sellers of properties and their real estate agents are requested to disclose water and septic information to
prospective buyers of property on the Island.

Any education program directed toward the conservation of Island water supplies, the re-use of water and the
utilization of rainwater catchment and storage systems is supported.

The use of chemical fertilizers, pesticides, and herbicides by any agency or individual is strongly discouraged.

Property owners with wells on their property that are dry or contaminated (including by saltwater intrusion) are
encouraged to back fill those wells.
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SECTION V — OBJECTIVES AND POLICIES FOR A SUSTAINABLE INFRASTRUCTURE

This section reflects the concern that environmental considerations be applied to all settlement activities on the Island.
The concept of sustainability is fundamental to decisions on the level and characteristics of services. The responsibility for
regulating and monitoring the effect of providing services is commonly shared between government agencies and the Local
Trust Committee. Issues addressed include transportation, water supply, waste disposal and energy.

5.1 Water Supply Systems

Background:

There is one Water Improvement District in the Whaling Station Bay area. There is informal or limited sharing of wells on a
privately negotiated basis. It is recognized that the availability of groundwater varies considerably over the Island and
residents of distressed areas may wish to consider forming local water districts. In addition, there are natural water flows
that could be captured from artesian springs. Reports by F. Chwojka (1984) and W. S. Hodge (1993) suggested establishing
community wells in inland areas.

INFORMATION NOTE: The Vancouver Island Health Authority (VIHA) will not monitor public water
supplies for compliance with the BC Drinking Water Protection Act. Ensuring compliance with this Act is
the responsibility of the water supplier with oversight by Island Health Authority.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:
The objectives of this subsection are:

(1)  to ensure the self-sufficiency of the Island with regard to a supply of freshwater;
(2)  to ensure the maintenance of safe potable water sources for residents on the Island;
(3)  toencourage the capture of rainwater for domestic use; and

(4) to encourage conservation and grey water treatment to allow for re-use and recycling of water.

Policies:

5.1.1  Piping of water from a source off-island should be prohibited.

5.1.2  Llarge-scale desalination plants should be prohibited. Small-scale desalination plants using technologies that do
not involve the returning of concentrated brine to the environment and other negative impacts to the
environment, natural coastal processes or marine or coastal habitat may be permitted and regulated.

5.1.3  The Local Trust Committee should encourage and support efforts to establish community-managed water sources
that could be made available to water delivery operators under appropriate arrangements and which would be
monitored by a publicly-accountable organization.

5.1.4 A well may be used for the extraction of groundwater for transportation off the lot from which it is extracted
where permitted by zoning regulation or Temporary Use Permit.

Advocacy Policies:

5.1.5 The Vancouver Island Health Authority is requested to monitor water quality of community water systems and
wells and to post the results on a regular basis for user’s protection.

5.1.6 The responsible provincial Ministry(ies) is requested to:

a) regulate the use of groundwater for community systems; and
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b) identify and assess and then maintain and monitor on a regular basis community wells established at the
time of subdivision.

5.1.7  The responsible provincial Ministries are requested to give consideration to:

a) identifying and reserving areas on Crown land that may be used as remedial sources of freshwater to
supply existing residential uses only; and
b) establishing community wells in inland areas.

5.1.8  Small scale privately installed water systems and shared wells are encouraged, particularly for areas designated
small lot residential.

5.1.9  Rainwater collection and storage are encouraged to provide domestic or commercial water supply for any new
construction (and for incorporation into existing developments).

5.1.10 The provision of clean, safe public water supplies for the use of visitors is supported.

5.1.11 Dissemination of information on options for water conservation and recycling is supported.

5.1.12 The Comox Valley Regional District and other authorities are requested to work with the Local Trust Committee
and the community to develop a strategic plan for providing a continuous safe supply of potable water for all
residents of Hornby Island.
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5.2 Water Supply Protection Areas

Background:

The Whaling Station Bay Improvement District owns and operates a water collection system that provides water to about
35 property owners in the Whaling Station Bay area. There are public wells (some of them now disused) located on public
land at Grassy Point, Sollans Road, Anderson Drive (two) and Jerow Road. There is also a public well within Tribune Bay
Provincial Park that is now capped.

Area:

All areas identified as a Water Supply Protection Area (WSPA) on Schedule B (Map Designations) are subject to the following
objectives and policies.

Obijective:
The objective of this subsection is to protect the Whaling Station Bay water collection system and other existing public
wells as present or future sources of community water supply.

Policies:

5.2.1 Lot A, Section 9, Plan 19879, owned by Whaling Station Bay Improvement District is designated as a Water Supply
Protection Area to ensure its protection as a site specific water supply zone and land uses on this lot should be
restricted by regulation.

5.2.2  Land uses on properties within the catchment area of this water supply system may be restricted by regulation or
covenant to protect the water resource on the basis of a professional hydrological study.

5.2.3  Land uses on or near parcels containing public wells should be regulated to ensure protection of the water source.

5.2.4  Where indicated by a professional hydrological study, land uses on adjacent properties may be restricted by
regulations or covenant to protect the water source.

5.2.5 The establishment of additional public wells in appropriate inland locations should be considered; parcels
containing new public wells should be added to this designation.

Advocacy Policies:

5.2.6  Public wells are subject to requirements of the Water Sustainability Act and other provincial legislation such as
the BC Drinking Water Protection Act and regulations. Designated purveyors or other agencies responsible for
such wells must comply with provincial regulations and should protect the well head, ensure regular maintenance
and testing of the well, post the test results and monitor draw down and water availability, or enter into an
agreement with a community organization to carry out this work.

5.2.7  Agencies with jurisdiction over land parcels containing wells are encouraged to seal wells that are no longer being
used or maintained.
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5.3 Sewage Treatment and Disposal

Background:

The terms "liquid waste or sewage" is usually used to refer to waste that comes from toilets (black water) and from sinks,
baths, washing machines, dishwashers, etc. (grey water). In sewage systems these wastes are treated and disposed of
together. Other systems, such as composting toilets, are designed to treat only human waste (fecal matter) and this
requires separate treatment for grey water. Water is a precious resource and can often be recovered and recycled with
appropriate treatment. To reflect this, the terms "fecal matter" and "grey water" are used in this plan rather than "liquid
waste".

The disposal of sewage is governed by the Ministry of Health through the Public Health Act and Regulations and
administered by the Vancouver Island Health Authority. The Ministry of Environment and Climate Change Strategy and the
Ministry of Agriculture also have relevant regulatory authority.

Hornby Island has high density subdivisions (Whaling Station Bay, Sandpiper Beach, Galleon Beach and Shingle Spit areas)
which are not serviced by community sewerage systems. Fecal matter and grey water must therefore be dealt with on each
lot. A program of testing for fecal coliform in wells, ditches, creeks and beaches (carried out by the Water Stewardship
Project in 1996 to 1999) indicates that there is a widespread lack of adequate treatment which is already causing
contamination and could lead to serious health problems. There has never been an assessment made by the Vancouver
Island Health Authority of the impact of all the sewage systems on the area as a whole.

Small lots, lack of adequate percable soil, heavy winter rains, water shortages in summer and many property owners being
non-residents present challenges to the effectiveness of sewage systems. Other treatment systems for fecal matter such
as composting toilets, may provide appropriate alternative solutions, but these require proper installation and operation
and separate treatment for grey water. (Composting toilets are addressed through the Environmental Management Act
and not under the sewage disposal regulations).

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objective:
The objective of this subsection is to ensure that sewage disposal does not lead to a health hazard through the pollution of
groundwater, surface water, bathing beaches or shellfish harvesting areas.

Policies:

5.3.1  All owners should be alerted when applying for a Siting and Use Permit to the need for considering the location of
sewage disposal fields including the treatment tank, whether that tank is a septic tank, package treatment plan or
some other unit that pre-treats sewage effluent, before wells are drilled and buildings are constructed and to
meet provincial requirements.

5.3.2  The feasibility of facilities to fully treat sewage or to complete the treatment of material from composting toilets
may be investigated through a comprehensive planning process, such as a Liquid Waste Management Plan
process. Potential sites should only be considered in appropriate locations away from residential areas and
proposed operations must be in compliance with all applicable regulations.

Advocacy Policies:

5.3.3  The Vancouver Island Health Authority is encouraged to apply strict standards in monitoring waste treatment
systems.

5.3.4  The Province and the Vancouver Island Health Authority are requested to:

a) encourage the use of technologies that improve treatment and/or enable it to take place with a smaller
footprint on the land (e.g. the use of effluent filters, tank access risers, package treatment plants and
sand filters);
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b) encourage the use of approved alternate systems where these are appropriate to particular situations;

and
c) ensure regulations are enforced to prevent inadequate treatment of waste from threatening the quality
of groundwater.

5.3.5 The Federal Government departments with authority are requested to require the use of holding tanks for sewage
on vessels docked or moored in the waters surrounding the Island.

5.3.6  Provincial Ministries are requested to support research, development and application of alternative waste
treatment systems through community-based pilot projects.

5.3.7 Public sewerage and sewage treatment systems are considered a remedial measure in existing high-density
residential areas.

5.3.8  Consideration should be given to securing appropriate land (vacant Crown land or vacant private lots) that may
be used in future for neighbourhood full treatment systems in the small lot subdivisions.

5.3.9  The Land Title and Survey Authority, the Real Estate Board and local realtors are encouraged to require from land
owners disclosure of septic and well conditions and locations before property transfer so that prospective buyers
are informed of the water/septic situation.

5.3.10 Programs designed to educate the public on appropriate approvable methods and management of sewage and
grey water disposal systems are encouraged.

5.3.11 Efforts to provide information to visitors that there are no pump-out facilities for recreational vehicles or boats on
the Island are supported.
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5.4 Recycling and Disposal of Solid Waste

Background:

Hornby Island has no outside garbage pick-up but there are recycling and garbage disposal services at the Recycling Depot
funded by the Comox Valley Regional District through local property taxes. The Recycling Depot is situated within a
groundwater recharge area upslope from one of the Island's major residential areas.

Hornby Island has been diverting recyclable and reusable material from landfill since 1978 and is presently diverting up to
70% of the solid waste generated on the Island. Diversion is attained through reuse of all possible materials through the
Free Store, situated at the Recycling Depot, and through the collection of recyclable materials which are transported to
markets on Vancouver Island and, in some cases, the Lower Mainland. The non-recyclable materials are transported to the
regional landfill at Pigeon Lake near Cumberland on Vancouver Island. The Recycling Depot functions also as a rural garbage
transfer station. The Depot is located on Crown land under a License of Occupation maintained by the Comox Valley
Regional District. The Solid Waste Management Program is designated as a Public Service and Utility on Schedule B of the
land use map.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:
The objectives of this subsection are:

(1) to encourage maximum diversion from landfill through reuse, recycling, and composting solid waste;
(2) to ensure that the collection, handling and storage of materials does not contaminate the environment; and

(3) to continue public education on waste diversion methods.

Policies:

5.4.1  The use of the waters around Hornby Island for the dumping of any waste, especially toxic waste, should be
prohibited.

Advocacy Policies:

5.4.2  Continued recycling of solid wastes on the Island, including waste generated by the commercial sector, is
supported.

5.4.3  The Recycling Depot and any site for storage or dumping of solid waste should continue to be managed so as to
protect the environment in compliance with the Comox Valley Regional District Waste Management Plan through
consultation with the responsible provincial Ministry(ies).

5.4.4  Anynecessary burning of waste should comply with the strictest interpretation of the provincial Ministry standards
designed to minimize air pollution.

5.4.5 Household hazardous wastes not suitable for reuse should be disposed of in accordance with policy established
by the Comox Valley Regional District Waste Management Plan.

5.4.6  The Comox Valley Regional District and the responsible provincial Ministry(ies) are requested to regularly review
the operations and location of the Recycling Depot to ensure that there are no adverse impacts upon the
environment and, in particular, upon surface water and groundwater.

5.4.7  Waste materials generated off-Island should not be accepted at the present Recycling Depot on Hornby Island nor
in any future alternate disposal facility on the Island.

5.4.8  Managers of waste materials are encouraged to apply the standards established in the Comox Valley Regional
District Waste Management Plan.
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5.4.9 The Comox Valley Regional District is requested to:
a) continue to monitor downhill wells for landfill leachate in accordance with provincial Ministry directives
on the management of closed, capped landfilled sites;

b) to regularly review the operation of the Recycling Depot to identify and address any adverse impacts
upon the environment (including upon surface water and groundwater) and to ensure that it complies
with Provincial and the Comox Valley Regional District standards; and

c) continue to support the development of local markets for recycled materials.

5.4.10 Managers of petroleum products and other hazardous substances such as contained in machinery (including
derelict vehicles) are requested to ensure that such materials do not enter and contaminate the ground and
groundwater.
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5.5 Public Utilities and Services

Background:

Highways maintenance is provided by a private contractor from a highways maintenance yard on Hornby Island. Hydro and
telephone services are available on the Island. The Recycling Depot is a community-based service operated by the Hornby
Island Residents' and Ratepayers' Association under contract with the Comox Valley Regional District.

The highways maintenance yard and Recycling Depot are situated within a groundwater recharge area inland from one of
the Island's major residential areas.

Area:

All areas within the Hornby Island Local Trust Area, and in particular the areas designated Public Utilities and Services (PS)
where noted, are subject to the following objectives and policies.

Obijective:
The objective of this subsection is to provide for adequate utilities and services with regard for the Island's character and
environment.

Policies:

5.5.1  Should an alternative site need to be found for the Recycling Depot in the future, any location should be
considered and assessed in terms of environmental impact and site suitability for appropriate zoning in
conjunction with the Comox Valley Regional District.

5.5.2  Locations for service depots such as for telephone or hydro may be considered upon application.

5.5.3  Transmission towers for community radio and/or to enable high-speed internet access for the community should
be permitted in the Community Service Use area and on larger lots provided the towers are below the height for
which Transport Canada requires navigation lights and should be regulated to protect the visual amenity of the

residential neighbourhood.

Advocacy Policies:

5.5.4  All public service and utility installations on the Island should be for servicing Hornby Island only.
5.5.5 Industry Canada is encouraged to prohibit commercial microwave towers and satellite antennae on Hornby Island.

5.5.6  Federal and Provincial ministries and public and private corporations that provide public utilities and services are
requested to ensure that measures are in place to ensure that the storage of materials and the maintenance of
vehicles do not result in chemicals entering the ground that might contaminate the groundwater resource.

5.5.7  BCHydrois requested to consult with the Local Trust Committee with respect to the installation of any new hydro
services to minimize impacts in environmentally sensitive areas and scenic areas and is encouraged to consider
installing lines underground where appropriate to preserve viewscapes.

5.5.8  The provision of high-speed internet access to facilitate educational and commercial opportunities for residents is
supported.
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5.6 Air Transport

Background:

The map Schedule B does not show air travel facilities, as only occasional use is anticipated in areas not dedicated solely to
air travel, but does show roads and wharfage. Air travel to and from Hornby Island is limited to float planes which usually
land near the only existing docks at Ford Cove and Shingle Spit. There are no established commercial air strips or airports.
The Island is close to flight paths for air traffic landing and taking off at the Comox airbase and Courtenay air park which
sometimes creates a noise nuisance from low-level over-flights.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Obijectives:
The objectives of this subsection are:
(1) to minimize the disturbance of quiet enjoyment of property; and

(2) to ensure that potentially productive use of land is not alienated by air strips.

Policies:

5.6.1 Land-based airports, private or commercial airstrips, or heliports are not considered suitable or compatible with
the rural lifestyle and agricultural potential of the Island and should not be permitted.

5.6.2  Emergency helicopter landing areas may be permitted at appropriate locations.

Advocacy Policies:

5.6.3  The landing and taking off of helicopters, ultralight aircraft, and other manned aircraft on the Island is strongly
discouraged.

5.6.4  Transport Canada is requested to designate Hornby Island as a "noise sensitive area" and to issue an annual
advisory to this effect to pilots and operators.

5.6.5 Transport Canada and the Federal Department of National Defense are requested to ensure flight paths and areas
for military and civilian air traffic are directed away from the Island.

5.6.6  Operators of float planes are encouraged to land and take off adjacent to marine service areas and to avoid other
areas around the Island, especially parks or public swimming beaches where there may be a potential impact upon
wildlife or upon public safety and recreational activities.
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5.7 Water Transport

Background:

Access to the Island is focused through two protected wharfage areas, the ferry dock and the Ford Cove government wharf.
The Island has few safe anchorages and sheltered bays. The resort near the ferry terminal (Shingle Spit area) offers seasonal
summer day-use wharfage. The Federal government in 2010 made substantial investments to improve the wharfage at
Ford Cove. The wharf at Ford Cove is under Federal lease to the Ford Cove Harbour Authority and offers the only year-
round protected wharfage. Limited summer anchorage is possible in several bays.

The regulation of sea transport falls generally under the authority of the Federal Government and the principal access is
via BC Ferries Services Inc. Construction of private or commercial docks require approval of a lease from the Province. This
Plan can therefore define only broad objectives for the management of all water access to the Island except that upland
and water zoning regulations must also be satisfied before a private individual can proceed to install any structures for a
private wharf or moorage.

Area:

All areas in the Hornby Island Local Trust Area, and in particular the areas designated Marine Transport (MT) where noted,
are subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to protect the limited sheltered bays for temporary anchorage;

(2) to provide boat access to the sea;

(3) to maintain a ferry service directed toward the needs of the local community;

(4) to promote adequate sewage, grey water and solid waste disposal for users of all marine facilities according to
Provincial Health standards;

(5) to encourage measures to reduce the number of vehicles that travel on the ferry; and

(6) to support the continuing provision of wharfage at Ford Cove or at Shingle Spit.

Policies:

5.7.1  Private wharfs and/or breakwaters should be prohibited by regulation.

5.7.2 Expansion of wharfage at Ford Cove by the Ford Cove Harbour Authority may be supported provided negative
environmental and visual impacts can be demonstrated to be minimal.

5.7.3 Expansion of moorage at Shingle Spit may be considered provided negative environmental and visual impacts can
be demonstrated to be minimal.

5.7.4  Mariculture should not be permitted in Ford Cove or at Shingle Spit.

5.7.5 The existing Marine Transport (MT) points as shown on the land use map Schedule B should be maintained for
current identified uses.

5.7.6  Public launching slips for canoes, kayaks, row boats and dinghies may be considered upon application to allow for
safe and easy water access.

Advocacy Policies:
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5.7.7  The Ford Cove Harbour Authority and the Department of Transportation are requested to continue to maintain
and improve the wharfage at Ford Cove including provisions for parking, toilet facilities and the collection of
recycling and garbage.

5.7.8  Safe methods of transporting dangerous materials around, to or on the Island should be required.

5.7.9  The responsible provincial Ministry(ies) and Department of Transportation are requested to establish boating
speed restrictions within the Hornby Island Local Trust Area to ensure that public safety and environmental
concerns are addressed.

5.7.10 BCFerry Corporation and the Ministry of Transportation and Infrastructure are encouraged to:

a)

b)
c)
d)

achieve a level of service that follows rather than precedes community needs and that is established in
consultation with community representatives;

encourage carpooling and non-automotive land transportation;
ensure that all vessels and associated upland facilities meet all provincial Ministry standards;

consult on a regular basis with a local advisory committee (or in the absence of such a committee, the
Hornby Island Local Trust Committee) with respect to future planning for and any changes to ferry service
between Hornby Island and Vancouver Island; and

consider the impact of the level and structure of tariffs upon the social and economic viability of the
community.

5.7.11 All marine fuel services should meet all federal and provincial requirements.
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5.8 Roads

Background:

Hornby’s roads fall into four categories: main rural, minor rural, residential rural and heritage rural. The Island's principal
artery (Shingle Spit Road/Central Road) is a "Main Rural" road from the Ferry Terminal to just beyond Strachan Road. The
remaining section of Central Road to Ford Cove is "Minor Rural" and is designated as a “Heritage Road” requiring protection
of its character, the views and the fine maples, Garry oaks and Douglas-firs along its length.

A second "Main Rural" road is St. John’s Point Road from the Co-op crossroads to Whaling Station Bay. "Minor Rural Roads"
connect through the residential areas: Sandpiper-Arthurs-Porpoise-Seawright, Sollans-Harwood-Gunpowder-Cowie-
Carmichael and Anderson-Gurney. The remaining roads are "Residential Rural". Most roads are paved, the main exceptions
being Sea Dollar, Strachan, Euston, Marleybone, Slade, Lea Smith, Little Tribune and Savoie. Savoie Road and Little Tribune
Road are proposed “Heritage Road” designations.

There are no proposals for extending the road system. The former extension of Shingle Spit Road to Ford Cove was closed
after a major slump and there is no longer a right-of-way along its route. The trail along "the Bench" is not considered a
potential through route for a road because of the area's high environmental and scenic values.

An agreement between the Islands Trust and the Ministry of Transportation and Infrastructure has established an ongoing
consultation process to deal with issues of construction and maintenance. This process also provides for negotiated
agreements on the designation of Scenic/Heritage Roads and a Cycle Route Plan. A Cycle Route Plan allows for the
adjustment of shoulder width standards when roads are upgraded.

Although most residents rely upon private motor vehicles to travel around the Island, there are a significant number of
cyclists, pedestrians and equestrians, particularly in the summer when motor traffic is heavy. This poses safety concerns,
as most sections of road do not have shoulders to accommodate these travelers. Paved cycle lanes have been added to
Central Road between the Co-op crossroads and Seawright Road, a section which had been a priority safety concern.
Through volunteer effort (and with support from the Ministry of Transportation and Infrastructure) paths for non-
motorized traffic are being built parallel to roads on the right-of-way or on adjacent private land and along some unopened
road allowances (see Section 3.3: Parks and Protected Areas where policies address the acquisition and establishment of
trails).

Area:

All areas in the Hornby Island Local Trust Area and as referenced on Schedule C (Land Status and Road Designations) are
subject to the following objectives and policies.

Obijectives:

The objectives of this subsection are:

(1) to maintain the rural character of roads on the Island;

(2) to ensure safe, convenient transportation routes that do not encourage excessive speed;

(3) to encourage safe bicycle and pedestrian travel as an alternative to vehicle use; and

(4) to establish scenic/heritage road designations for unique and valued roadways and the appropriate consultative

process when improvements are to be undertaken.

Policies:

5.8.1  Central Road is designated as the major road for Hornby Island and is classified as Main Rural.

5.8.2  The following should be designated as Cycle Routes: a) from the ferry terminal to the Outdoor Education Centre
(Shingle Spit-Central-St. John’s Point), and b) from the Co-op crossroads to Strachan Road (Central Road).

5.8.3  Shared accesses onto roads from private driveways should be encouraged and subdivision layouts should be
designed to consolidate access points.
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5.8.4 A linked network of trails for non-motorized vehicle travel, including cycle paths, should be established through
Crown lands, Parks, highways dedications, and private-land by easements or agreements.

Advocacy Policies:

5.8.5 The Ministry of Transportation and Infrastructure is requested to implement and maintain the following road
standards:

Main Rural:
Posted maximum speed: 60 km/hr, except consideration to be given to:

50 km/hr on Central Road between the junctions with Sollans Road and Seawright Road to enable the
use of Neighbourhood Zero Emission Vehicles between the main residential neighbourhoods and the
central commercial and institutional areas; and

lower speed limits in busy congested areas such as adjacent to the entrance to Tribune Bay Outdoor
Education Centre and at Whaling Station Bay.

Paved width: 6.7 metres (7.3 metres on a curve)

Shoulder width: 0.6 metres paved, with increase to 1.2 metres to provide for a paved bicycle lane on Central Road
between the junctions with Sollans Road and Seawright Road and in other locations determined through
community consultation.

Minor Rural:

Posted maximum speed: 40-50 km/hr

Paved width: 6.1 metres

Shoulder width: no paved shoulder unless on a cycle route

Residential Rural:

Posted maximum speed: 30-40 km/hr
Paved width: 5.5 metres

Shoulder width: no paved shoulder

Heritage Rural:

Posted maximum speed: 30-40 km/hr
Paved width: 5.5 metres

Shoulder width: no paved shoulder

5.8.6  The Ministry of Transportation and Infrastructure and BC Hydro are requested to:

a) ensure the road system follows natural contours of the land wherever possible;

b) continue the major road pattern as shown on the land use map, which does not connect across the bench
under Mt. Geoffrey;

c) retain unused road dedications as greenways and, where appropriate, as pedestrian and bicycle trails for
access to beaches, Crown land, parks and other trails and roads;

d) retain as much natural vegetation along the roadside as possible and especially to protect wildflowers,
rare plants, dogwood, arbutus and Garry oak trees;

e) provide for safe travel of non-motorized traffic along Central Road and other busy sections of road (this
should preferably take the form of paths adjacent to but separated from the existing roadway);

f) ensure signage along the roads is minimal and in keeping with a rural atmosphere;

g) consult with the Local Trust Committee on setting priorities for annual road work and ditching programs;

h) work with the Local Trust Committee to address public parking provisions in Community Service Use
areas;

i) ensure that ditching of roads is carried out so as to reduce impact upon natural groundwater and surface
water flow patterns;
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j) work with the Local Trust Committee and community organizations to develop a trails and greenways
plan and establish local stewardship arrangements for water accesses and unopened road allowances;

k) provide written referrals to the Local Trust Committee with respect to any proposed works on roads,
right-of-ways, water accesses and unopened road allowances;

) refer any disposition of road allowances to the Local Trust Committee;

m) provide adequate dust control on gravel roads and consider in consultation with the community paving

heavily traveled sections such as the lower portion of Strachan Road; and

n) consider, in consultation with the community, traffic calming measures where these can address
neighbourhood safety concerns.

5.8.7  The Ministry of Transportation and Infrastructure is requested to work with the community to address ways to
improve safety in the area of high activity at the intersection of Sollans Road, and Central Road and the intersection
of Central Road and Shields Road at the Hornby Co-op.

5.8.8  The Ministry of Transportation and Infrastructure is requested to ensure that road development does not
compromise agricultural land or significant forest areas.

5.8.9 The Ministry of Transportation and Infrastructure is requested to ensure that waste material (particularly
flammable material) is not allowed to accumulate in gravel pits and other land under its jurisdiction.

5.8.10 The Ministry of Transportation and Infrastructure is requested to make old gravel pits available for community
uses when the gravel resource has been exhausted.

5.8.11 Programs to educate cyclists, motorists and pedestrians on road safety issues are supported.

5.8.12 The RCMP is encouraged to enforce highway regulations in order to help maintain the safety of the roads.

5.8.13 The Comox Valley Regional District is requested to maintain regular transit service to Buckley Bay from the Comox
Valley and to expand the transit service across Denman to Hornby Island.
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SECTION VI — OBJECTIVES AND POLICIES FOR SUSTAINABLE LAND USE

6.1 Objectives and Policies for Development

Background:

One of the main functions of the Official Community Plan is to designate the patterns of future land uses. The designations
are based on historic development patterns, physical features or constraints, other government agency comments and
specific objectives defined by the community. Land is divided into various land use categories and shown on Schedule B,
the land use map. Policies for each use are contained in this Section.

There are currently 1351 parcels in the Hornby Island Local Trust Area, including Park and Crown land. There are 30 parcels
that could potentially be created, from 11 of the current parcels. The addition of these new parcels would result in a total
of 1370 parcels on the Island and excludes the subdivision potential of Crown land, industrial and institutional parcels, and
park land. Of these parcels, 80.7% of the land use is used for residential, 2.5% for farm, 1.3% for commercial, 0.6% for
transportation, communications, and utilities and 2.4% for civic institutional and recreational purposes. The remaining
12.5% is composed of other designations, vacant land, and lots with outbuildings using BC Assessment Authority
classifications for land use (Community Profile 2010).

A review of the current and proposed parcels located within the land use categories contained within this plan and the
level of land development activities in those categories indicate that there remains a sufficient inventory of lands to allow
for sustainable future land use needs over the next five years and beyond.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Obijectives:

The objectives of this section are:

(1) to protect the physical environment and natural features;

(2) to ensure that all land uses are regulated equitably;

(3) to ensure all development of the land base is self-sufficient for services and does not impose or create load on
surrounding land uses; and

(4) to consider the community benefit in any significant rezoning application.

Policies:

Policies in Section 6.1 apply to all sections of the Plan.
6.1.1  The maximum size of buildings and structures on all lots should be regulated.

6.1.2 A minimum parcel size should be established for a parcel that may be subdivided pursuant to Section 514 of the
Local Government Act (subdivision to provide residence for a relative) so as to uphold the objectives of the
applicable designation in this Plan.

6.1.3  All applications for subdivision considered by the Local Trust Committee should demonstrate that there is
sufficient water supply and waste disposal capability for serving the property both at the time of application and
at ultimate projected growth levels.

6.1.4 Increasing net residential density through rezoning should not be permitted in the Small Lot Residential
designations of Sandpiper, Galleon Beach and Whaling Station Bay areas.

6.1.5 Applications for amenity rezoning or density transfer may be considered by the Local Trust Committee for
purposes of environmental and groundwater protection, community housing, removing growth pressures and
consolidating lots. Eligible situations include dedication of land for park purposes and donation of land for
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6.1.6

6.1.7

6.1.8

6.1.9

6.1.10

6.1.11

6.1.12

6.1.13

6.1.14

6.1.15

6.1.16

conservation or community land trust. It must be demonstrated that the property proposed for receiving the
density can do so without significant impact upon the land base including water resources, environmental values
and neighbourhood character.

The Local Trust Committee may consider proposals for covenants for the purposes of protecting the environment
and specifically the groundwater resources, upon receipt of a rezoning, subdivision, or a temporary use permit
application from the land owner. The covenant may contain restrictions on the use of the land in order to protect
and enhance the groundwater recharge capabilities, to ensure that groundwater contamination is avoided, to
address groundwater shortages, or to prevent further subdivision of the parcel. To ensure that any covenant is
enforced, the covenant should be held by the Local Trust Committee (or the Trust Conservancy Board where
appropriate) and should be monitored regularly.

Subject to provincial Ministry regulations, specified agricultural and horticultural activities should be permitted
and should be regulated by bylaw to ensure that water resources are protected and that agricultural activities on
non-agricultural land do not disturb the quiet of residential neighbourhoods. The provincial guidelines address the
following: storage and use of agricultural waste, application and composting of agricultural waste, agricultural
emissions, agricultural machinery noise, storage and use of wood waste, on-farm disposal of mortalities, feeding
areas, access to water and use and storage of agricultural products.

Recommendations from the Ministry of Environment “Stormwater Management Guidebook” (2002) regarding the
maintenance of pre-development infiltration and drainage regimes should be considered in the development of
land use regulations.

Lot coverage should not exceed 15% on lots less than 1.0 hectare and 10% on lots greater than 1.0 hectare. Lot
coverage for lots within the Agricultural Land Reserve should not exceed 20% with the additional 10% to be used
only for structures required for agricultural production such as barns and greenhouses.

All development of property should include provision for appropriate off-road parking as specified in regulation.

A recreational vehicle, manufactured or mobile home, caravan, studio, boat or a travel trailer, if used as a
residence, should be considered as a dwelling unit and be subject to density regulations.

In order to protect the natural environment and maintain neighbourhood viewscapes, screening and natural
landscaping should be maintained on all parcels and along all lot lines in accordance with land use bylaw

regulations.

Materials that could contaminate water resources should not be stored unless with proper provision for
preventing contact of potential contaminants with the ground.

The storage of hazardous wastes or dangerous goods should not be permitted except when stored in accordance
with provincial Ministry regulations. Safe storage of material used in conjunction with normal agricultural practices
should be permitted on land within the Agricultural Land Reserve.

The protection of the Island from fire hazard should be considered when developing land use regulations.

Security lights and exterior lighting should be regulated so as not to intrude on surrounding properties and roads.

Advocacy Policies:

6.1.17

6.1.18

The Local Trust Committee encourages all land owners to identify areas (including significant features) on each
property to be left undisturbed before proceeding with any site development.

The Local Trust Committee encourages all land owners to discuss proposed developments and other land use
activities with neighbours at an early stage of planning.
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6.1.19 The Local Trust Committee encourages land owners to work with the Islands Trust Conservancy to fully protect
special features and both natural and cultural values as identified in the Islands Trust Conservancy Regional
Conservation Plan, 2018-2027. (The Islands Trust Conservancy, a conservation land trust established by the Islands
Trust Act, can acquire land for nature reserves and hold conservation covenants on private land).

6.1.20 The Local Trust Committee encourages all land owners to address potential impacts upon groundwater and
surface water before proceeding with any site development.
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6.2 Community Service Use

Background:
An island community isolated by two ferries from any major centre requires a degree of self-sufficiency in the provision of
public services.

The community is fortunate to have a large area of Crown land in the central part of the Island and most community services
are located in this vicinity. School District #71 owns the land on which the Community School, "Room to Grow" and the
Preschool are located. The Hornby Island Residents’ and Ratepayers’ Association owns the land on which the Community
Hall, Union Bay Credit Union-Hornby Branch, Art Centre, the Teen Centre, the “Kitchen”, and the RCMP office are located;
the Fire Hall is on land owned by the Comox Valley Regional District; New Horizons Centre (including the Public Library),
the Community Health Care Centre, including the new medical clinic and the Athletic Association facilities are all on leased
Crown land.

The areas previously designated ‘Light Industrial’ land are now included in the ‘Community Service Use’ areas which could
provide for future public institutions and community trades and services. The community will continue to work with the
Ministry of Forests, Lands, Natural Resource Operations and Rural Development to identify the best uses of this area. The
land in this designation is in a groundwater recharge area upslope from a residential area and, therefore, requires careful
development and use.

A 10 hectare portion of the land zoned ‘Community Service Use’ fronting on both Central Road and Sollans Road is under
discussion as part of the land claims negotiation with the K'omoks First Nation.

Area:

The areas identified on Schedule B (Map Designations) as COM (Community Service Use) and other areas where noted in
policy are subject to the following objectives and policies.

Obijectives:

The objectives of this subsection are:

(1) to ensure that the central community service lands are managed as an integrated unit for the benefit of the
community as a whole;

(2) to protect the groundwater resource from degradation for purpose of water supply;

(3) to design development to accommodate anticipated traffic and parking needs;

(4) to encourage the clustering of public buildings in this area;

(5) to encourage the sharing of utilities such as parking, sewage and grey water systems, vehicle access, and water
supply;

(6) to encourage the continued use of building styles, materials, landscaping and the retention of treed areas which
are in keeping with the rural landscape;

(7) to ensure that there is ample sewage treatment and water supply for the anticipated uses;

(8) to use community resources efficiently and to allow for development of community facilities as needed;

(9) to ensure that the existing community use and service areas are maintained;

(10) to recognize the importance of keeping long-term residents of the Island within the community by enabling

community housing; and

(11) to support community acquisition or lease of parcels of Crown lands in this area that may be required to provide
public services.
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Policies:

6.2.1

6.2.2

6.2.3

6.2.4

6.2.5

6.2.6

6.2.7

6.2.8

6.2.9

6.2.10

6.2.11

6.2.12

6.2.13

A Community Trades and Services Area, intended as an area where multiple businesses or other facilities for the
creation of artisan products and the provision of services such as personal, business, food preparation, repair and
professional services has been designated as Community Service Use Development Permit Area No. 2 as shown
on Schedule E and will be regulated by Development Permit and land use bylaw regulations.

All land within the Community Service Use designation and Public Utilities and Services designation directly north
of the GW/EPA designation on Schedule B is designated as part of Water Resource Protection Development Permit
Area No. 3 for the purpose of protecting the groundwater resource on Schedule E. A Development Permit will be
required for any new development that involves: significant water use, sewage and grey water treatment,
alteration of the land or vegetation, or use of potential contaminants, including residential, commercial, industrial
or trades and service developments, new recreational or service facilities such as a swimming pool or fire hall and
road building.

Community facilities, such as schools and recreational facilities should continue to be clustered in the central area
near the Community Hall.

Fire protection, clinic, ambulance and other public services should continue to be located centrally.

The Royal Canadian Mounted Police should continue to be located in a central location, and should be requested
to provide a structure in character with other public buildings on the Island.

The development of affordable rental housing or special needs housing for Island residents, including facilities for
seniors, displaced year-round residents and summer workers, operated non-commercially, should be permitted
on land designated Community Service Use and be regulated by land use bylaw regulations. Other residences
should only be permitted for the purpose of accommodating a caretaker or operator.

Limited commercial activities such as a farmers’ market for locally-produced foods and goods, community arts
facility or a credit union, preferably operated under the jurisdiction of a community non-profit society, should be
permitted on Community Service Use lands subject to adequate off-street parking being provided and should be
addressed through land use bylaw regulations.

Member use services provided non-commercially, such as community kitchens, gardens, public showers and
laundry facilities should be permitted.

Signage and lighting should be regulated by bylaw to ensure maintenance of the rural landscape.
All buildings should be finished in natural products such as wood, stucco, stone or brick or other materials that
would fit in with the ambience of the community and neighbourhood; roofing materials that are appropriate for

water catchment may be utilized.

Off-road signage and lighting should be regulated to provide a safe environment in keeping with the rural
landscape.

The Crown land parcel containing the gravel pit on Central Road should be considered for a mix of community
service uses should this land no longer be required for use by the Ministry of Transportation and Infrastructure or

subject to a final Treaty agreement.

As much as possible, natural forest vegetation should be retained or re-established throughout this area.

Advocacy Policies:

6.2.14

Organizations involved in administering and using property in the area designated for "community service use"
are encouraged to work together to develop a master plan for future facilities and uses in this area.
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6.2.15

6.2.16

The responsible provincial Ministry(ies) is requested to:

a) only consider dispositions of land designated for community service use that are compatible with the
objectives and policies of this Official Community Plan;

b) consult with the Local Trust Committee to ensure that any dispositions are in accordance with a master
plan for the area;

c) retain this land in public community management; and

d) ensure public access to the Crown land is maintained.

The Ministry of Transportation and Infrastructure and other responsible provincial Ministries are requested to
make available for public use any unused portion of the gravel pit parcel on Central Road (and the whole of the
remaining parcel when this is no longer required for gravel extraction).

6.2.17 The provision of facilities for junior and senior high school students is supported.

6.2.18 School District #71 is encouraged to make all educational facilities available for use by the whole community.
6.2.19 Availability of facilities such as the school and hall for a variety of functions is encouraged.

6.2.20 The acquisition of land in this area by a community land trust, in the context of an overall master plan is supported.
6.2.21 Studies that provide additional data on the groundwater and catchment flow system in this area is supported.
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6.3 Residential

6.3.1 Residential—General

Background:

The residential component of land use is of major significance. Most of the residential land use is located around the
shoreline of the Island with the bulk of the interior, including most of the high ground, being in public ownership, mostly
as parks.

Historically, the Island has had a rural character with predominately large acreages. The small lot subdivisions were created
prior to the Islands Trust assuming planning authority for the Island and all potential areas for subdivision into that lot size
are already subdivided. By 1990, approximately 60% of all residential parcels on the Island were 0.2 hectares or less. In
2009 more than 95% of the private dwellings are single-detached and 18% are rented.

Residential land uses are supported on lands designated in Schedule B as Small Lot Residential, Rural Residential, Forest,
Community Housing and Land Co-operatives. Residential use is also authorized in policy for land designated as agricultural,
commercial and community service use. Under existing bylaws some lots have some potential for subdivision. However,
the subdivision of additional small lots is not endorsed in the Plan. Problems with the quantity and quality of water supply
have been identified in the small lot areas where on-site sewage treatment and groundwater wells are present on most
lots.

The BC Assessment Authority in 2009 identified 1,088 properties assessed for residential purposes. A total of 322 of the
properties are also assessed as agriculture and likely also have a residential use whereas 134 properties are vacant land or
only have outbuildings.

The 2011 census records 886 dwellings and a resident population of 958 persons. There are three major housing challenges
facing the community in the next five years:

(1) a substantial proportion of the long-term resident population is now in the older age brackets; some may
appreciate the availability of special housing in their senior years while others may wish to be supported while
remaining in their own homes;

(2) property prices are out of scale with the incomes that can be derived on the Island, making it difficult for younger
people to become established here; and

(3) the majority of properties are owned by non-residents and most of these are occupied and/or rented seasonally
thereby limiting the availability of year-round rental accommodation.

Notwithstanding these challenges the location, amount, type and density of current residential lands, in conjunction with
the designation of new lands for community housing and the addition of new policies enabling secondary suites and
temporary housing, are deemed sufficient to meet anticipated housing needs over the next five years and beyond.

As a Local Trust Area designated under the Islands Trust Act this document has as its focus the preservation and protection
of the Trust Area and is not premised on the unlimited accommodation of housing demands but rather places priority on
the preservation and protection of the natural environment of the Local Trust Area.

Area:

The areas identified on Schedule B (Map Designations) as SR (Small Lot Residential), RR (Rural Residential), F (Forest), CH
(Community Housing) and LC (Land Co-operatives) or any combination thereof are subject to the following objectives and
policies.
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Obijectives:
The objectives of this subsection are:

(1) to ensure that a variety of housing options are available;

(2) to ensure that the scale of residences and other buildings are appropriate to the Island and neighbourhood
context;

(3) to recognize the importance of keeping long-term residents in the community; and

(4) to provide for community initiatives to address housing needs for the foreseeable future.

Policies:

Policies in Subsection 6.3.1 apply to all subsections of Section 6.3.

6.3.1.1 Setbacks of buildings, structures and uses should be regulated to ensure that the natural aesthetics and the
environmental integrity of adjacent foreshore, creeks and ecologically sensitive sites are not adversely affected.
(This Plan acknowledges that geographical constraints prevent significant setbacks from the foreshore between
Shingle Spit and Phipps Point).

6.3.1.2 Setbacks and heights of buildings should be regulated to ensure that the environmental integrity and amenity of
adjacent lots, public roads and public land are not adversely affected.

6.3.1.3 Screening around derelict vehicles and other stored materials should be required by regulation.

6.3.2 Small Lot Residential

Background:

Lots in this category are smaller than 0.8 hectares and generally range around 0.24 hectares in some subdivisions to 0.1
hectares in areas on the peninsula of the island. As these lots become increasingly developed and used, the already evident
problems with sewage disposal and water supply could become more acute.

The peninsula at the north—east end of the island, which includes the Anderson Drive/Whaling Station Bay area, has a
separate aquifer which has the highest vulnerability classification in the Province: 1A (highly developed with high
vulnerability). This is reflected in the area's water quality and quantity problems, including saltwater intrusion, sulphurous
water and poor-yielding wells.

Area:

The area identified on Schedule B (Map Designations) as SR (Small Lot Residential) is subject to the following objectives and
policies.

Obijectives:

The objectives of this subsection are:

(1) to ensure that any construction on existing vacant lots can be supported by the land base and does not lead to
health hazards or degradation of the environment;

(2) to minimize the negative impacts associated with small lot development;

(3) to protect the water resource in the Whaling Station Bay/Anderson Drive aquifers classified as heavily developed,
highly vulnerable; and

(4) to ensure that the land uses do not have an adverse effect upon the quality and quantity of water draw down
from the Whaling Station Bay Improvement District water collection system nor upon other wells on adjacent
properties.

Policies:

6.3.2.1 The principal use should be residential with any accessory uses consistent with the residential character.

6.3.2.2 The minimum parcel size should be 1.0 hectare.
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6.3.2.3

6.3.2.4

6.3.2.5

6.3.2.6

6.3.2.7

6.3.2.8

6.3.2.9

Existing Small Lot Residential designations of Sandpiper, Galleon Beach and Whaling Station Bay/Anderson Drive,
as shown on Schedule B, will not be expanded and no new small lots will be created except for the purposes of
park dedication, neighborhood waste water treatment or to create ecological reserves.

One dwelling unit should be permitted on each lot.

The keeping of animals should be limited and regulated to protect the quiet of the neighbourhood and the quality
of the groundwater resources and the well-being of wildlife populations.

Additional development of the groundwater resource should be strongly discouraged.
The use of water catchment and storage systems for household and garden use should be encouraged.

The Local Trust Committee supports the regular monitoring of the groundwater resource in these areas and should
consider further restrictions upon land use if there is a documented threat of contamination or if aquifers become
classified as "highly developed".

Consolidation of small lots should be encouraged. To recognize the reduction in density and other impacts
resulting from the consolidation of lots, the following should apply for any lot over 1.0 hectare that is the product
of the consolidation of smaller lots: the maximum floor area of a residential dwelling or an accessory building may
be permitted to be one and a half times the size permitted on standard lots in the small lot residential designation.

6.3.2.10 Bed and Breakfasts home occupations and vacation home rentals may be permitted providing the number of

guests does not exceed the design capacity of the approved sewage treatment system and with the number of
guests limited based on lot size.

6.3.2.11 Home occupations should be permitted but limited by regulation to those having little impact on the

neighbourhood character and environmental qualities.

Additional Policies for small lots in the Anderson Drive/Whaling Station Bay area:

6.3.2.12 The provision for shared water supply systems and/or sewage and grey water treatment involving two or more

lots is supported where appropriate to local situations and in accordance with the Vancouver Island Health
Authority standards.

6.3.2.13 One lot, Lot 11, Section 9, Plan 25736, is adjacent to a water collection system that provides water to property

owners in the Whaling Station Bay area. The following policies apply to Lot 11:
a) residential development should be restricted to the north-western half of the property;

b) the south-eastern part of the property, as identified in the hydrological report by Piteau Associates
Engineering Ltd. (2002), should remain in an undisturbed state (except for measures such as ditching that
are required to protect the water resource) and should be protected by a covenant or through
transference to local government for protection purposes; and

c) before any development is permitted, an impact assessment report setting out a site drainage plan should
be prepared and implemented in accordance with recommendations from the Piteau Associates
Engineering Ltd. (2002) report.

6.3.2.14 Home occupations should be limited to those occupations that would result in no increase in sewage treatment

requirements.

6.3.2.15 Vacation home rentals should only be permitted if the number of guests does not exceed the design capacity of

the sewage treatment system.
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6.3.2.16 The use of water catchment and storage systems should be particularly encouraged where Bed and Breakfast
home occupations and vacation home rentals are taking place.

6.3.2.17 The Local Trust Committee should encourage and support initiatives to monitor and address impacts of
concentrated development upon health, safety and the environment in this area.

6.3.3 Rural Residential

Background:

The Rural Residential designations are intended to promote the retention of large parcels of land, while still providing an
opportunity for cooperative land sharing. These rural residential areas are intended to maintain rural aesthetic appeal while
permitting home occupation and minimizing the impacts on surrounding land parcels.

In the previous Plan the Rural Residential designation was further divided into a Large Lot Residential designation that was
used to identify properties that could be subdivided if there were two long-standing homes built and the owners were
owners in common prior to 1991, and a Large Lot Residential/Water Resource Protection Area on a 6.5 acre parcel where
one additional lot could be created and it was so designated to recognize its role in community water supply.

The retention of large parcels is now considered a primary objective. Property owners had the opportunity to resolve joint
ownership issues in the past and it is now considered appropriate that the primary objective be to retain the large lots.
Some options may still be available to allow subdivision in those situations of lots owned as tenants in common.

Area:

The areas identified on Schedule B (Map Designations) as RR (Rural Residential) are subject to the following objectives and
policies.

Obijectives:

The objectives of this subsection are:

(1) to promote retention of large parcels of land and existing densities;

(2) to provide some limited opportunity for land sharing without encouraging subdivision;

(3) to enable some residents to resolve existing land sharing challenges; and

(4) to allow for a wide diversity of home occupations subject to regulations which ensure maintenance of the rural

residential character of the areas designated rural residential and to ensure minimal negative impact on
neighbouring properties.

Policies:

6.3.3.1 For subdivision of properties in the Rural Residential designation where two dwellings are permitted, a minimum
lot size of 1.0 hectare should be maintained with no more than one dwelling per lot. A lot size less than 1.0 hectare
may be considered if the subdivision is for the purpose of creating park, ecological reserve, community land trust
or other community service use.

6.3.3.2 Exceptions to Policy 6.3.3.1 may apply on the property described as Lot 10, Plan 48077 designated Large Lot
Residential/Water Supply Protection Area in the previous plan, a minimum lot size of 0.4047 hectare (1 acre) with
an average lot size of 1.0 hectare may be considered for subdivision.

6.3.3.3 The principal use in this category should be residential with any accessory uses consistent with the residential
character.

6.3.3.4 Only one dwelling unit should be permitted on parcels smaller than 3.5 hectares and a maximum of two dwellings
should be permitted on lots 3.5 hectares or greater.

6.3.3.5 Home occupations may be permitted but should be limited to those having little impact on the rural residential
character of the area and its environmental qualities.
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6.3.3.6 Bed and Breakfasts and vacation home rentals should only be permitted if the number of guests does not exceed
the design capacity of the sewage treatment system.

6.3.3.7 Public access to the existing trail system should be secured wherever possible through dedication, covenant or
easement.

6.3.3.8 New road development in association with subdivision in this designation is discouraged and the use of road
allowances developed as public trails to provide vehicle access to lots created by subdivision in this designation is
not supported.

6.3.3.9 The use of water catchment and storage systems should be particularly encouraged where Bed and Breakfast
home occupations and vacation home rentals are taking place.

6.3.4 Forest

Background:
Land in this category has high scenic, aesthetic and ecological value and includes some of Hornby's highly visible elevated
land. It is made up of important forested water catchment areas and areas of very steep slope (which are identified on
Schedule F).

There are many long established and well-used trails enabling public enjoyment of the forest landscape and the scenic
viewpoints on the escarpments. Potential for land slippage exists in the steeply sloping areas, evidenced by the closure of
the shoreline road from Ford Cove to Shingle Spit due to persistent slides. Public access for recreation is of prime
importance to the community. The uniqueness of these areas is intended to be preserved while allowing residential use.
Because these areas are vital for water catchment, ground disturbance should be minimized and forest cover retained in
order to protect the groundwater recharge function. The whole of the west side of Mt. Geoffrey, known as The Bench, is a
slump area particularly vulnerable to earthquake activity.

Area:

The areas identified on Schedule B (Map Designations) as F (Forest) are subject to the following objectives and policies.

Objectives:

The objectives of this subsection are to:

(1) preserve scenic, aesthetic and ecological values;

(2) minimize ground disturbance and retain forest cover in order to protect water catchment areas;

(3) preserve traditional public trail access through forested areas especially to escarpment view points;

(4) promote retention of large parcels of land;

(5) provide some limited opportunity for land sharing without encouraging subdivision,

(6) maintain the visual quality of the residential neighbourhoods; and

(7) allow for a wide diversity of home occupations subject to regulations which ensure maintenance of the rural

residential character of the areas designated Rural Residential and to ensure minimal negative impact on
neighbouring properties.

Policies:

Policies in Section 6.1 and Subsection 6.3.1 apply to this subsection.

6.3.4.1 For any subdivision of properties in the Forest designation, an average lot size of 16 hectares should be
maintained, with a minimum lot size of 4.0 hectares when subdivision averaging takes place, unless the subdivision

is for the purpose of creating a park, ecological reserve, other community service use or a community land trust.

6.3.4.2 Residential use of land should be permitted in the Forest designation.
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6.3.4.3 Only one dwelling unit should be permitted per parcel and two dwellings if the parcel is over 4.0 hectares.

6.3.4.4 Setbacks of buildings and uses from cliff edges and retention of vegetation should be required to protect the slopes
from erosion.

6.3.4.5 Home occupations may be permitted subject to land use bylaw regulations and should be limited to those types
having a low impact on the natural forested character of the area or other environmental qualities.

6.3.4.6 Public access to the existing trail system should be secured wherever possible through dedication, covenant or
easement.

6.3.5 Housing

Background:

A 2008 report entitled “Housing Needs on Hornby and Denman Island” prepared by Eberle Planning and Research notes
that “the recent prolonged boom in vacation property sales has affected both islands with steadily rising house prices.” In
the last census period, median house prices on Hornby Island increased by 116% while incomes increased by only 7%. (An
income of $60,000 is required to buy an average non-waterfront home. The median household income is $37,689). The
number of rental units declined by 7% in this period and now only 18% of dwellings are rented compared with 30% for BC.
The average Hornby renter has moved 12 times. While 90% of elders own their homes, almost half of these need repairs.

The report estimated that at least 97 Hornby households were in need of housing. The report recommended that: a)
approximately 30 affordable housing units could address the needs of Hornby renter households in need who prefer
ownership; b) ten elder housing units are required to meet anticipated need over the next 10 years; c) secondary
suites/dwellings could address the housing requirements for the minimum 17 single-person renter households in need and
renters without year-round accommodation; and, d) provision for emergency/temporary housing would help address
housing shortages in the summer and housing crises in the winter. It also proposes support for renters, repair assistance
for elder home-owners and home care for elders. The 2004 Hornby Island Advisory Housing Committee Report included
recommendations with respect to secondary units, temporary summer accommodation and the formation of a community
land trust.

In recognition of the findings of the 2008 report, new lands have been designated for the development of community
housing, and new policies which allow for both secondary suites and temporary housing have been included in this Plan to
assist in addressing the identified housing needs.

There are two Hornby Island organizations with a housing focus: Hornby Island Elder Housing Society and the Islanders'
Secure Land Association. Two properties are currently zoned for community housing.

For purposes of interpretation the following terms are used in this section:

“Affordable Housing” is housing that is by intent and policy more affordable than identical housing that is or could be
provided elsewhere in the community and is housing that by design and size provides for residential
accommodation that can be acquired with 30 per cent of the median gross income of families or individuals on
Hornby Island.

“Rental Housing” is housing that is available by payment of rent for occupancy for a minimum of one month and can include
any form of housing that is available for rent.

“Special Needs Housing” is housing to accommodate persons who may have special needs due to age, health, disability or
other factors that may require special housing characteristics.

“Community Housing” is housing that is provided specifically by bylaw to address affordable or special needs housing
requirements, including housing that is provided on land designated for community services use, but community
housing does not include housing that may be provided as part of a land cooperative; as a secondary suite; as part

Hornby Island Official Community Plan, 2014 58

81



of a mixed use development such as in association with a commercial land use or as a secondary dwelling on a
property; even though such housing may contribute to the provision of housing that is affordable, available for
rent or that accommodates the needs or persons with special needs. The Community Housing designation is
intended to designate areas that are considered suitable for such housing.

Land Co-operatives involve co-operative ownership of some large parcels which have been viewed as consistent with the
character of the community. The co-operative lifestyle on rural large parcels of land has required fewer roads, allowed
sharing of resources, and made the acquisition of property more affordable for members. The Land Co-operative
designation is intended to promote the retention of larger parcels and rural character, while still providing an opportunity
for co-operative land sharing and the benefits it provides in terms of affordable housing. Land in this designation may be
held by organizations such as community land trusts, co-operatives established under the Cooperative Association Act or
under a corporate ownership structure owned by resident shareholders.

Area:

All areas with the CH (Community Housing) and LC (Land Cooperative) designations are subject to the following objectives
and policies.

Obijectives:
The objectives of this subsection are:

(1) to provide for a range of housing opportunities including the creation of affordable, rental and special needs
housing;

(2) to enable affordable, rental and special needs housing options that are compatible with the Island’s environment
and character;

(3) to provide for community initiatives to address the housing needs associated with age, disability, and/or moderate
and low income through the provision of community housing;

(4) to provide opportunity for non-profit housing situations to meet the needs associated with age, disability, and/or
moderate and low income; and

(5) to support land cooperatives with the intention of providing opportunity for common ownership through co-
operative land tenure.

Community Housing Policies:

Policies in Section 6.1 and Subsection 6.3.1 apply to this subsection.

6.3.5.1 The principal use of lands designated for Community Housing (CH) should be affordable or special needs
residential.

6.3.5.2 Parcels designated Rural Residential (RR) that have demonstrated ability to meet Provincial Ministry standards of
water, grey water (sewage and waste water) treatment and other health and environmental requirements, may
be considered upon application for a site specific rezoning (see Section 7.3). A development plan is required upon
application for rezoning that includes information regarding future development phases, projected densities,
impacts on the land and neighbourhood including the provision of waste supply, waste disposal and retention of
natural vegetation.

6.3.5.3 A housing agreement may be required upon application for rezoning to Community Housing.

6.3.5.4 Criteria that should be addressed in the provision of community housing includes:

a) the form of tenure of the housing units;
b) the availability of the housing units to persons whose special needs are to be accommodated;
c) the administration and management of the housing units, including the manner in which the housing

units may be made available to persons with special needs referred to in paragraph (b); and
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d) rents and lease, sale or share prices that may be charged, and the rates at which these may be increased
over time, as specified in an agreement or as determined in accordance with a formula specified in an
agreement.

6.3.5.5 Community housing developments should be encouraged to be located where there is compatibility with existing
and potential land use on neighbouring parcels.

6.3.5.6 Community housing developments should be of a scale and character that is compatible with the neighbourhood
ambience and the natural environment.

6.3.5.7 Lot A, Section 11, Hornby Island, Nanaimo District, Plan VIP87054, designated (AG), may be used to provide
affordable or special needs housing.

6.3.5.8 Universal access design principles should be incorporated into the built environment to support the provision of
equitable access for all abilities.

Affordable Housing Policies:

6.3.5.9 Shared land ownership is recognized as one means of providing a more affordable ownership of land and may be
supported in land use regulation in lieu of subdivision of land where supported by policy in Subsection 6.3.3 and
Subsection 6.3.6 of this Plan.

6.3.5.10 A non-commercial campsite may be considered within areas designated to permit community service use as a
means to provide temporary summer accommodation for summer workers, summer visitors and displaced

residents who cannot otherwise find accommodation.

6.3.5.11Housing should be permitted on land designated for community service use provided it is affordable housing or
provides for persons with special needs.

Rental Housing Policies:

6.3.5.12 Residential use should be an accessory use on land zoned for commercial use and may be a means to provide
rental housing opportunities.

6.3.5.13 A secondary suite, limited in size and contained within a permitted dwelling, may be permitted on larger rural lots
(in accordance with policies in Subsection 6.3.3 (Rural Residential) of this Plan), and despite Subsection 6.3.3, on
lots 2.0 hectares or larger in order to provide rental opportunities provided the owner or residential tenant
occupies the principle residence.

6.3.5.14 A detached unit used to provide temporary accommodation for a relative or a caregiver or to provide temporary
affordable rental accommodation under the Residential Tenancy Act may be permitted through a Temporary Use

Permit (in accordance with guidelines specified in Section 6.10 — Temporary Use Permits).

INFORMATION NOTE: The use of such a permit will only define the permitted use and the temporary
nature of such use and cannot manage who man occupy the temporary accommodation.

Advocacy Policies for Rental Housing:

6.3.5.15 Owners of land where a second dwelling is permitted are encouraged to provide the second dwelling as ongoing
rental accommodation to increase the available rental housing supply unless the second dwelling is otherwise
used or needed for use by the owner.

6.3.5.16 Written agreements under the Residential Tenancy Act are strongly encouraged for the rental of dwelling units.

Special Needs Housing (including housing for seniors) Policies:
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6.3.5.17 Lot B, Section 10, Nanaimo District, Plan 18085, which is zoned for elder housing, may be considered for zoning
amendments to increase the number of units and may be expanded through the acquisition of adjoining land.

6.3.5.18 A supported living facility, a hostel and other facility for providing emergency and/or temporary accommodation
should be permitted on land zoned for community service use (in accordance with policies in Section 6.2
(Community Service Use) of this Plan).

6.3.5.19 The Local Trust Committee may explore opportunities for temporary accommodation for summer workers and/or
displaced residents.

6.3.5.20 Parcels designated residential that have demonstrated ability to meet Provincial Ministry standards of water, grey
water (sewage and waste water) treatment and other health and environmental requirements, may be considered
upon application for a special needs housing site specific rezoning. A development plan should be provided with
any application for rezoning and shall include information regarding future development phases including
projected densities, impacts on the land and neighbourhood including the provision of waste supply, waste
disposal and retention of natural vegetation (see Section 7.3).

Advocacy Policies for Special Needs Housing:

6.3.5.21 Hornby Island residents are encouraged to provide and support home care and home repair assistance initiatives
for seniors as a means of extending the opportunities for independent living.

6.3.5.22 Where appropriate to personal needs and preferences, Hornby Island residents are encouraged to make available
in their homes opportunities for boarding and other joint living arrangements to expand the range of living

opportunities for persons with special needs or who seek affordable housing.

Land Co-operative Policies:

6.3.5.23 Upon application, properties 4.0 hectares or greater may be considered for “land co-operative” rezoning
supported by submission of an impact assessment plan (see Section 7.3).

6.3.5.24 Two properties have been designated as Land Co-operatives in this Plan. Subsequent land use bylaw regulations
may be created to address historical situations where parcels are in common ownership with each member
owning a share believing the share granted him/her the right to build a house.

6.3.5.25 The principal permitted uses in this designation should be residential and agricultural.

6.3.5.26 Home occupations subject to land use bylaw regulations may be permitted but should be limited to those having
little impact on the area's character and environment.
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6.4 Agriculture

6.4.1 Agriculture

Background:

The early development of Hornby Island included agriculture as a primary occupation. However, by 2009 the BC Assessment
Authority listed 190 parcels with an agricultural assessment. Many of the largest holdings with good soil have now been
subdivided or are vacant. Residential uses of agricultural land has increased pressure for subdivision. Small-scale farming
operations serving primarily local needs are prevalent.

Policies in this section refer to the use of any land for agriculture and do not necessarily deal with issues of preserving land
in the Agricultural Land Reserve. Subsection 6.4.2 of this Plan contains policies on the preservation of the Agricultural Land
Reserve which is considered a natural resource of the Island. Land Use Bylaws in Agricultural areas have traditionally
established a minimum subdivision potential of 16 hectares or greater unless otherwise noted.

Agriculture on Hornby has been declining and many prime agricultural regions have previously been subdivided or are not
being actively farmed.

Area:

The areas identified on Schedule B (Map Designations) as AG (Agriculture) are subject to the following objectives and
policies.

Obijectives:

The objectives of this subsection are:

(1) to support continuing agricultural use of land and associated activities;

(2) to ensure that the use of land in the Agricultural designation does not compromise the capability of the land for
future food production;

(3) to encourage retention of large parcels of land for agriculture; and

(4) to ensure agricultural practices do not cause contamination of the groundwater resource.

Policies:

Policies in Section 6.1 apply to this subsection.
6.4.1.1 For any subdivision of properties designated Agriculture, the minimum parcel size should be 16 hectares.
6.4.1.2 The principal uses in this designation should be agriculture and residential.

6.4.1.3 One dwelling (which may contain a secondary suite) may be permitted on lots smaller than 3.5 hectares.

6.4.1.4 On parcels 3.5 hectares or greater the following should be permitted:
a) one dwelling with a secondary suite within the dwelling; or

b) two dwellings, with the second dwelling limited in size, and if the land is in the Agricultural Land Reserve
the second dwelling should only be permitted if the second dwelling is necessary for farm use as
determined by the Local Trust Committee in consultation with a Provincial Regional Agrologist and is
otherwise consistent with the Agricultural Land Reserve related enactments; or if authorized as a non-
farm use by the Agricultural Land Commission.

6.4.1.5 Home occupations which do not impinge upon the principal farm use and which will not cause any degradation of
the land nor reduce its capability for agricultural production should be permitted, subject to bylaw regulations and
should comply with Agricultural Land Commission regulations where applicable.
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6.4.1.6 All agricultural activities should be conducted in accordance with the Agriculture Waste Control Regulation, Waste
Management Act, the Farm Practices Protection (Right to Farm) Act and the Health Act administered by the
Vancouver Island Health Authority.

6.4.1.7 Commercial land-based aquaculture operations should be regulated by zoning. Before any application for a
rezoning to allow upland aquaculture (using freshwater or saltwater ponds or tanks) are be considered, a site
specific analysis of the potential impacts of water consumption, waste disposal, drainage or potential spills on the
surrounding land and upon surface water and groundwater may be required (see Section 7.3).

Advocacy Policy:

6.4.1.8 The spreading of agricultural waste should be regulated such that water courses or groundwater resources are
not contaminated.

6.4.2 Additional Policies for Land in the Agricultural Land Reserve

Background:

Agriculture is the traditional land-based economic activity of Hornby Island. There are about 824 hectares, 27% of the land
base, in the Agricultural Land Reserve, and subject to the Agricultural Land Commission Act, which was intended to preserve
land with agricultural potential to provide a secure source of food for the future residents of the Province. Farming is
encouraged in parcels within the Reserve and non-farming use is regulated by the Commission.

There are 102 parcels on Hornby located within the Agricultural Land Reserve. The average area of these parcels is 7.2
hectares. This land is of high to medium capability for agriculture and is reserved for present or future production. Schedule
C, the land status map, identifies land in the Agricultural Land Reserve and Schedule B, the land use designation map, shows
land used primarily for agriculture; most Agricultural Land Reserve land falls in that category.

Area:

The areas identified on Schedule B (Map Designations) as AG (Agriculture) and lands within the Agricultural Land Reserve
are subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to retain land with potential for agriculture;

(2) to ensure that agricultural land in the land reserve is not degraded; and

(3) to enable accessory uses that are compatible with farming and the preservation of agricultural land.
Policies:

6.4.2.1 The retention of the Agricultural Land Reserve and the Agricultural Land Commission to protect against the loss
of the potential for self-sufficiency in agricultural production in the Province of British Columbia is supported.

6.4.2.2 Land designated agricultural which is proposed for non-agricultural uses deemed to be in the public interest by
both the Agricultural Land Commission and the Local Trust Committee may be considered for rezoning and for
removal from the Agricultural Land Reserve, the latter being preferred if other land of comparable or better
agricultural potential is being added to the Reserve.

6.4.2.3 The minimum parcel size within the Agricultural Land Reserve designation should be 16 hectares, but smaller lots
may be created where a portion of a parcel has been leased to another farm operation for at least the five previous
consecutive years and such subdivision is approved by the Agricultural Land Commission.

6.4.2.4 To support existing agricultural operations, accessory uses should be permitted where such uses do not impinge
on the principal farm use and will not degrade the land nor reduce its capability for agricultural production,
provided such uses are authorized by the Agricultural Land Commission Act.
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6.4.2.5 Temporary non-agricultural uses of existing buildings on agricultural land involving no impact upon the land itself
or the principal farm use, may be considered upon application for a Temporary Use Permit which may include
specific conditions to address impacts such as noise, parking, water supply and waste disposal.

6.4.2.6 Uses should be regulated in buffer areas on properties adjacent to land in the Agricultural Land Reserve to
minimize any adverse impacts.

6.4.2.7 Soil removal, except for purposes of improving the agricultural soil resource on Agricultural Land Reserve lands
subject to provisions of the Agricultural Land Commission Act, should not be permitted.

6.4.2.8 The processing and sale of farm products together with the retailing of some off-farm products as authorized by
the Agricultural Land Commission should be permitted.

6.4.2.9 Farm Use as defined by the Agricultural Land Reserve Use Regulation is permitted within the Agricultural Land
Reserve and may be regulated by land use bylaw.

6.4.2.10 Education and research facilities except schools under the School Act, should be permitted, provided that the
buildings and structures necessary for education and research do not exceed 100 m2on any parcel.

Advocacy Policy:

6.4.2.11 The Ministry of Energy, Mines and Petroleum Resources is requested to ensure there is no extraction of gravel
in areas designated agricultural.
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6.5 Commercial and Home Occupations

Background:

Commercial use policies are classified into retail and personal service and visitor accommodation. In 2010 there were 14
properties zoned commercial on the Island. The two main classifications have very different criteria for location as defined
in the objectives. Schedule B includes designations for three types of commercial land use: Retail and Personal Service (CS),
Visitor Accommodation (VA) and Commercial General (CRG).

Home occupations also provide some opportunity for commercial activity and may involve the sale of products produced
on site or provision of personal services. These uses are permitted in residential areas and so are not designated as a
separate land use on Schedule B. Home occupations are permitted only if the residential character of the property is
maintained and the product or service is produced by the resident. When a business retails products not produced on-site
or at such a large scale that the impact on the property changes the residential character, then appropriate commercial
zoning is required.

6.5.1 Retail and Personal Service

Background:

The three existing retail commercial areas on the Island (Co-op Corner, Shingle Spit, and Ford Cove as well as one limited
commercial area {Syzygy}) are shown on the land use map, Schedule B. The Co-operative store, which has a large
community membership, is located centrally on the Island near Tribune Bay. This is the busiest commercial area on the
island and its services include groceries and hardware departments, post office, liquor outlet, gas bar and independent
local merchants operating small-scale food and retail businesses. Ford Cove dock provides the only sheltered moorage on
Hornby Island and historically this area has developed to provide marine-related services. It is accessed from land by a
steep and narrow heritage road and the location imposes constraints, including for parking. Ford Cove store provides
grocery and other retail services. The Shingle Spit commercial area is located at the ferry terminal and provides a restaurant,
pub, liquor store and visitor accommodation units. A co-operative bakery operates at Syzygy on Central Road, with a
number of associated small businesses including a popular pizza outlet.

Area:

The areas identified on Schedule B (Map Designations) as CS (Retail and Personal Service) are subject to the following
objectives and policies.

Obijectives:

The objectives of this subsection are:

(1) to support the existing pattern of one major and three lesser centres for general or limited commercial uses;

(2) to protect the environment from degradation and resources from depletion while providing opportunity for
commercial activities;

(3) to protect the integrity of quiet residential and rural neighbourhoods;

(4) to prevent commercial strip development; and

(5) to ensure the scale, form and character of all commercial developments harmonize with the natural surroundings

and the rural character of the Island.

Policies:

6.5.1.1 The commercial development at the intersection of Central Road and Shields Road as part of the Co-op property
should be retained as the major commercial service centre for Hornby Island.

6.5.1.2 Existing smaller commercial service centres with accommodation facilities should be retained at Ford Cove and at
Shingle Spit Road near the ferry terminal (currently known as the Hornby Island Resort property).

6.5.1.3 Limited expansion of commercial zoning to allow for small scale retail and personal service use with secondary
residential use may be considered based upon the following criteria:
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a) close proximity to the major commercial service centre for the Island to reduce travel requirements and
greenhouse gas emissions or in locations as provided for in Policy 6.2.7 (Community Service Use) of this

Plan;
b) protection of the rural character of the island and the area of proposed development;
c) minimization of impacts upon adjacent lands;
d) provision of a sustainable water supply, waste treatment and parking;
e) retention of trees and green space;
f) utilization of low-energy technologies; and
g) safe pedestrian and vehicle traffic patterns and promotion of pedestrian friendly and bicycle use facilities

and other green initiatives where practical such as home delivery.

6.5.1.4 The degree of servicing, including roads and parking, the provision of open space, signage and the form and
character of any new commercial development shall be regulated through Development Permit.

6.5.1.5 The minimum parcel size should be 1.0 hectare for any subdivision of property designated for commercial use.
6.5.1.6 The principal land use should be small-scale commercial business.
6.5.1.7 Residential use may be permitted as a use secondary to a commercial use.

6.5.1.8 Regulations for any commercially-zoned lot may provide for a mix of compatible uses to enable a clustering of
services on land designated as commercial.

6.5.1.9 Ribbon or strip development is not supported.

6.5.1.10 Temporary Use Permits may be permitted for:
a) temporary use;

b) a period of evaluation of a new commercial venture (that does not involve significant new development)
prior to application for rezoning;

c) uses for a period of time to enable impacts to be assessed before any further permitting of the use; or
d) seasonal activities.

6.5.1.11 Land may be rezoned to supply an off-site parking lot to a commercial use within 100 metres of the property
containing the commercial use without an amendment to this Plan provided the zone does not permit structures
or habitation of vehicles.

6.5.1.12 To encourage small scale commercial operations that comply with community health and safety regulations and
Islands Trust objectives.

6.5.2 Visitor Accommodations and Tourism

Background:

Hornby Island has become widely known for its scenery, recreational opportunities, ambience, and locally created crafts
and art. The Island's increasing popularity as a summer destination has made tourism both a key component of the local
economy and a cause for concern because of its impacts. Island services, such as ferries, roads and the recycling depot,
become heavily loaded in the summer. Fragile ecosystems are susceptible to degradation. The greatest demand for water
is generated at the time of declining groundwater availability while the adequacy of existing systems to handle the volume
of sewage and grey water is questionable. The large influx of people can be stressful to a small community and can present
safety and law enforcement problems.
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This creates the challenge of providing visitor accommodation in a manner and at a level that caters to visitors and provides
much-needed employment while protecting the Island's environment, sustaining its resources and amenities and
preserving the ambience and character of the community.

Unsupervised and unserviced camping is not considered desirable because of the impact on quiet residential or rural
neighbourhoods, the risk of fire, and because public services are not readily available. The provision of such facilities as
public washrooms and waste disposal sites could place a burden on the available water supply and thereby threaten the
availability of those resources for use by the local community population. Currently, the Island is supplied with visitor
accommodations in the form of five campgrounds, three resorts with rental cabins and a restaurant, and several Bed and
Breakfasts. Short-term rental of residential units has been a long-standing means of providing visitor accommodation, but
there is also concern about impacts, both in neighbourhoods and cumulatively. One existing property, Lot A, Section 13,
Plan 38493, known as “Bradsdadslands”, is designated rural residential but has a historical legal non-conforming use as a
campground. The use would cease to be lawfully non-conforming if it is discontinued for more than 6 months during its
regular seasonal use. As with any other property, legal and conforming campground use for this property could only be
considered upon application for redesignation and rezoning.

The Whaling Station Bay/Anderson Drive area and other small lot areas have been identified as having groundwater supply
problems due to density of development and vulnerability of the aquifer. Limiting occupancy for any visitor
accommodations (e.g. Bed and Breakfasts) to levels of an average household size (four persons according to Statistics
Canada) may help address such water supply issues.

Area:

The areas identified on Schedule B (Map Designations) as VA (Visitor Accommodation) are subject to the following
objectives and policies.

Obijectives:
The objectives of this subsection are:

(1) to provide an appropriate range of accommodation for visitors without incurring undue cost to the local taxpayers
in providing basic facilities for visitors.

Policies:

6.5.2.1 Accommodation for visitors should be environmentally sensitive, small-scale and low density and may be
dispersed around the Island. Convention centers or multi-room hotels should not be permitted.

6.5.2.2 “Destination resort" type development, designed to draw large numbers of tourists at one time, is considered
inappropriate on Hornby Island and should not be permitted.

6.5.2.3 Applicants for visitor accommodation zoning should provide an impact assessment report, as defined in
Subsection 7.3.1(f), to demonstrate that there is sufficient available water supply (including utilizing rainwater
catchment and storage systems), effective and approved sewage and grey water treatment, waste disposal
capability and adequate provision for parking to serve the business and clientele both at the time of application
and at ultimate projected growth levels. A hydrological study may be required in situations where there is reason
to be concerned about impacts upon the groundwater resource.

6.5.2.4 Campgrounds and other tourist facilities should be permitted only by rezoning. Only campgrounds without
individual hook-up of power and water services are considered appropriate.

6.5.2.5 Visitor accommodation may be considered in the following situations if enabled by other policies of this Plan:

a) Small resorts, hostels, lodges, cabins and camping facilities, guest houses or vacation home rentals on
non-Agricultural Land Reserve land; and

b) vacation home rentals and agri-tourism accommodation on Agricultural Land Reserve land in accordance
with Agricultural Land Reserve policy and regulations if zoning allows such a use.
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6.5.2.6 Small-scale Bed and Breakfasts should be permitted as a home occupation and should be regulated to ensure that
the residential character of the site is maintained and that there is sufficient provision for parking, water supply
and approved waste disposal and minimal impact on adjacent properties.

6.5.2.7 Due to the limited availability of restaurants at certain times of the year, Bed and Breakfasts may be allowed to
provide a full complement of meals to overnight guests only, subject to Vancouver Island Health Authority
standards for water supply, food preparation and waste disposal.

Advocacy Policies:

6.5.2.8

6.5.2.9

6.5.2.10

6.5.2.11

6.5.2.12

6.5.2.13

Rainwater catchment and storage systems and water conservation are encouraged for all types of visitor
accommodation.

New developments and promoted events are encouraged to focus upon year-round and off-season activity
rather than upon attracting more visitors during the summer peak season.

A position of "welcome with information" to tourism use of the Island is encouraged as a means to inform
visiting tourists about best practices when visiting the Island.

Information provided to visitors should emphasize the fragility of the environment, the limited resources
(particularly the need to conserve water) and the appropriateness to the Island of low impact recreational
activities.

Toilet facilities at beaches and the provision of safe fresh water from community wells is supported for the use
of visitors to the Island.

The RCMP is requested to provide adequate policing on the Island particularly in the summer months to address
issues of safety and public disturbance.

6.5.3 Vacation Home Rental
Background:

Given the

Island's increasing popularity as a summer destination, there has been increasing demand for visitor

accommodation and a tradition has been established of some home owners renting their cottages or homes for short
periods of time predominantly during the summer months.

Property owners benefit from the opportunity to raise funds whether to assist with property costs or as a means to
augment income while retaining their residence for its primary residential use for most of the year. Visitors benefit from a
range of accommodation options to experience the Island's environment and amenities. The community benefits from the
economic inputs from these visitors.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:
The objectives of this subsection are:

(1) to allow vacation home rental use while ensuring that the residential use of property and its residential character are
retained; and

(2) toadd

Policies:

ress potential impacts of vacation home rentals.

6.5.3.1 Where a dwelling is permitted on a parcel by the land use regulations, the rental of that dwelling as a vacation
home rental should be permitted in the zoning regulations:

a)

provided that the owner or tenant of the parcel is ordinarily resident on the property and the vacation
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6.5.3.2

6.5.3.3

6.5.3.4

6.5.3.5

6.5.3.6

6.5.3.7

6.5.3.9

6.5.4

home rental use is occurring during the temporary absence of the owner or tenant; or

b) where the owner or a residential tenant of the parcel resides seasonally in the dwelling and the vacation
home rental use is occurring during the absence of the owner or tenant; or

c) where the owner or residential tenant is residing in another lawful dwelling on the property while the
vacation home rental is occurring.

Vacation home rental use should be subject to regulations which:

a) require a level of continuous occupancy that allows visitors to experience and develop an awareness of
the local community and Hornby Island in general through a vacation experience;

b) limit the portion of year that a vacation home rental use may be in operation so as to ensure that the
residential use of the property is retained;

c) limit the total number of bedrooms and beds which may be accommodated based on the area of the lot
on which the dwelling is located so as to ensure that the scale of vacation home rental occupancy does
not exceed what might otherwise be accommodated by normal residential use;

d) require adequate off-street parking spaces to limit vehicle crowding on public roadways;

e) ensure that the residential appearance and character of a property is not altered by the vacation home
rental use; and

f) require that accommodation be within the permitted dwelling and prohibit camping or use of tents or
recreational vehicles for vacation home rental use.

Owners of vacation home rentals, especially those located in the Whaling Station Bay/Anderson Drive area and
other small lot areas, are strongly encouraged to minimize impacts upon groundwater resources by:

a) utilizing a rainwater catchment and storage system;
b) installing water-saving fixtures; and
c) providing information about water conservation practices to all guests.

Vacation home rentals that do not comply with limitations imposed by land use regulations may be considered
upon application for Temporary Use Permit.

Owners of vacation home rentals are encouraged to form an association to establish bylaws or best practices
that would be required of all members in good standing and to consider informing owners, visitors and other
interested persons of Local Trust Committee regulations. Any such association is encouraged to augment such
regulations with other requirements that would assist in resolution of any potential issues that may arise such as
requiring on-island contact information of association members or managers who could respond in a timely
manner to neighbourhood issues.

Owners of vacation home rentals are encouraged, in the absence of any association membership, to provide
contact information to visitors and neighbours and to provide timely response to issues that may be presented
to them in relation to the vacation home rental use.

The Local Trust Committee should monitor the rate of use of vacation home rental development and be satisfied
that such use is not increasing the commercial use of the housing stock so as to effectively displace the ability to

provide residential housing.

The Local Trust Committee should consider reviewing with the community the regulations for vacation home
rentals in 2017.

Commercial/Residential General

Background:

The Ford Cove area contains three properties that have historically been zoned for a broad range of commercial uses,
ranging from retail to resort use. The properties are not generally used for these commercial purposes at the present time
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and the zoning reflects a historical circumstance. The current owners have secured the properties with the commercial
zoning, generally use their properties for residential purposes and may be reluctant to relinquish the commercial zoning
unless it is done in a fair manner and is equitably applied to all affected landowners. The Local Trust Committee also faces
the challenge of seeking to balance the needs of the larger community regarding commercial land use and that of the
individual property owners and to also think of the needs of future generations.

Area:

The areas identified on Schedule B (Map Designations) as CRG (Commercial/Residential General) are subject to the
following objectives and policies.

Obijectives:
The objectives of this subsection are:

(1) to recognize the historical commercial zoning of this area; and

(2) to encourage residential land use for this area with limited or no commercial use in consultation with all of the
affected land owners.

Policies:

6.5.4.1 Zoning regulations should allow for residential use and limited retail and personal service or visitor
accommodation.

6.5.4.2 An increased density of residential development may be considered if other commercial land uses currently
permitted by zoning are removed from the list of permitted uses in the zone applicable to this area or from a
particular property that is subject to the rezoning application.

6.5.5 Home Occupations

Background:

Home Occupations are allowed to various degrees in most designations that permit residential uses. A home occupation is
a type of commercial activity involving limited services and the sale of products crafted in the home or upon a property.
General retail sale of fabricated products produced off the Island is not considered a home occupation. The retail sales of
materials used in a home occupation (such as lumber, fabric and potting clay) is considered part of the home occupation.
Home occupations must be clearly secondary to residential use and the character of the property must remain residential
in appearance. There has not been any distinction in the type of permitted home occupation based upon lot size in zoning
regulations to date but policies have existed that provide guidance in the development of new home occupation
regulations.

Another form of home occupation is provision of accommodation as a Bed and Breakfast home occupation or as a second
dwelling vacation rental home occupation on lots with more than one legal dwelling. There has been a tradition of offering
Bed and Breakfast accommodation or the rental of one’s home for short periods of time (a week or two). The Bed and
Breakfast use and rental of a second dwelling on a property is addressed as a home occupation and vacation home rental
of a primary residence is addressed in Subsection 6.5.3 (Vacation Home Rental).

In order to provide a range of possible activities that are compatible with the neighbourhood and environment, home
occupations can be regulated differently on different sizes of lots or in different areas of the island. Furthermore as
opportunities for affordable housing develop, opportunities for home occupations that are unique to the needs of such
housing might be considered.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:
The objectives of this subsection are:

(1) to encourage small businesses to enhance the economy and self-reliance of the Island community;
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(2)
(3)
(4)

to allow opportunities for residents to carry out limited businesses on the property of their residence;
to ensure that there is no degradation of the environment or depletion of natural resources; and

to retain a rural and/or residential character in all neighbourhoods.

Policies:

6.5.5.1 Home Occupation means an occupation or profession conducted for gain by a full-time or part-time resident of
the lot on which the dwelling is located. Home Occupation use should be clearly incidental to the use of the
dwelling or parcel for residential purposes. The types of home occupation uses are:

a) Limited Home Occupations are home occupations that are conducted entirely within a dwelling. They
should be allowed on properties of any size including properties less than 0.1 hectares;

b) Basic Home Occupations are home occupations that are conducted entirely within a dwelling or in a
permitted accessory building, or outdoors on the property if the use is screened. They should be allowed
on all properties 0.1 hectare or larger; and

c) Extended Home Occupations, which should be allowed on all properties 2.0 hectares or larger designated
on Schedule B for residential use, should be conducted within the dwelling, a permitted accessory
building or outdoors on the property if the use is screened.

The conditions of use specific to the types of home occupations listed about may be found in the Land Use Bylaw.

6.5.5.2 Home Occupations should be permitted as a secondary use to a permitted residential use and should be regulated
by land use bylaw.

6.5.5.3 Any occupation involving significant use or production of toxic, odour causing or flammable materials and/or
conducted at a scale or in a manner that may cause public or environmental health risks should not be permitted
as a Home Occupation use.

6.5.5.4 Home Occupations should be regulated according to the nature of the enterprise and the potential impacts to the
environment and surrounding properties such as water supply, waste disposal, noise, odours and visual impact.

6.5.5.5. Basic and Extended Home Occupation regulations should be designed as follows:

a) to protect groundwater catchment areas from pollutants;

b) to require screening that ensures that wide buffers of native vegetation are left along roads and property
lines;

c) to ensure that no activity involving emission of toxic or irritant material should be permitted that does
not conform to the Provincial regulations and guidelines;

d) to require that occupations that generate on-going noise (such as machine shops and woodworking
shops) are conducted in fully enclosed and insulated buildings with sufficient setbacks from adjacent
properties;

e) to require that operations that potentially create significant noise are restricted to larger lots with
appropriate setbacks and/or buffering;

f) to address the size of buildings used for Home Occupations;

g) to ensure signage and lighting are compatible with the rural landscape; and

h) to exclude certain activities that may require a significant water supply, generate waste disposal, odour
or noise or involve other potential environmental impacts.

6.5.5.6 Bed and Breakfasts operated within a dwelling should be permitted as a Home Occupation use and should be
operated in accordance with land use bylaw regulations.

6.5.5.7 The rental of a second permitted residential dwelling unit for the temporary accommodation of paying guests
while the first dwelling unit is occupied by the resident of the property should be permitted as an Extended Home

Occupation.
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6.5.5.8 Coaching and teaching facilities with minimal environmental impact may be allowed as Extended Home
Occupations and should be operated in accordance with land use bylaw regulations.

6.5.5.9 Excluded activities may be considered following an application for a Temporary Use Permit which would carry
certain conditions to address potential impacts.

6.5.5.10 Limited Home Occupations may be permitted on lots zoned for community housing and Basic or Extended Home
Occupations may be established by site specific zoning.

Hornby Island Official Community Plan, 2014 72

95



6.6 Recreational

6.6.1 Outdoor Recreation

Background:

Most of the outdoor recreation opportunities are provided by the natural features of Hornby Island: the coastal waters,
shoreline areas and the forested interior accessed through a long-established system of traditional trails. The Island is
endowed with a rich variety of recreation options—from kayaking, sailing or scuba diving off shore, hiking, biking or riding
on Mount Geoffrey, strolling along the trails of Helliwell, to relaxing on Tribune Bay's beaches. In addition to the Provincial
and Regional Parks and properties under Ministry of Transportation and Infrastructure jurisdiction noted in Subsection
3.3.12, the Community School playing field and the Joe King Park (Hornby Island Athletic Association) also provide
opportunities for outdoor recreation.

In 2010 the Ministry of Transportation and Infrastructure divested beach access parks at Sandpiper, Hidden Beach, Grassy
Point and Clamshell Place to the Comox Valley Regional District. The Hornby Island Residents’ and Ratepayers’ Association
is under contract with the regional district to manage these beach access parks.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:
The objectives of this subsection are:
(1) to retain the traditional accesses to shoreline, beach areas, crown land, trails, parks, and viewpoints; and

(2) to ensure that outdoor activities are compatible with the natural environment and with the rural ambience of a
small island.

Policies:

6.6.1.1 Present public accesses to the waterfront and Crown land, as shown on Schedule C, should be continued and
maintained in a safe condition and additional accesses should be obtained, where possible, as park at time of
subdivision, or rezoning.

6.6.1.2 No activities that would restrict public access to or across the beaches should be permitted.

6.6.1.3 Overnight parking or camping on public land or beaches should be discouraged for health and fire protection
reasons.

6.6.1.4 Viewpoints and access to them should be protected in any way possible.

6.6.1.5 Outdoor recreation activities that pose a threat to the environment or to public enjoyment of public amenities
should not be permitted.

Advocacy Policies:

6.6.1.6 The Ministry of Transportation and Infrastructure is requested to:

a) maintain and sign public accesses;

b) ensure that they are not used for camping, overnight parking or obstructed by adjacent land owners;

c) where required and formally requested by the community, construct and maintain safe steps made from
natural materials such as stone and wood to access public beach areas;

d) prevent unauthorized encroachment upon or disturbance of these areas (such as structures, tree cutting,
garbage dumping or obstruction of access); and

e) support local stewardship arrangements for the water accesses and allowances not in use for roads.
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6.6.1.7 Motorized outdoor recreation activities on the land, on the water adjacent to the shoreline and in the air above
or adjacent to the Island, are not considered appropriate and should be discouraged or restricted by bylaw where
such restrictions can be enacted.

6.6.1.8 Organizers of outdoor recreation activities or events should ensure that these do not unduly interfere with the
public access and enjoyment of the land and should provide adequate toilet facilities that comply with Provincial
regulations.

6.6.1.9 Activities that have little or no impact upon the environment are considered preferable forms of outdoor
recreation.

6.6.1.10 Initiatives to educate the public to prevent damage of natural features should be developed and supported.
6.6.1.11 The landing of seaplanes and helicopters in parks or public swimming areas should be discouraged.

6.6.2 Recreation Facilities

Background:

Because of the Island's distance from the nearest town, some residents of Hornby Island wish to have a range of
recreational facilities of an appropriate scale provided on the Island. Residents are not able to use regional facilities without
the additional cost of transportation and sometimes overnight accommodation off-Island. It is anticipated that if the year-
round population grows, and as more people move to Hornby from urban areas, there will be an increased focus in the
community upon providing additional recreational facilities. In particular, there has been continuing interest in establishing
a public swimming pool. An increase in summer residents and visitors may generate requests for the provision of
commercial recreational activities.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Obijectives:

The objectives of this subsection are:

(1) to encourage appropriate use of natural recreational opportunities rather than develop significant artificial
infrastructure;

(2) to minimize the impact of recreation facilities on the natural environment;

(3) to ensure that any recreational facility is of a scale appropriate to the rural nature and size of the Island;

(4) to ensure that any new facilities are broadly supported and do not place a heavy burden upon taxpayers; and

(5) to ensure that facilities, if located on Crown land or publicly funded, be accessible to all of the community.

Policies:

6.6.2.1 Allrecreation facilities should be so located and of such scale that they do not stress the fragile ecology and limited
water resource.

6.6.2.2 All public facilities should be within the ability of the taxpayers to pay for such services and subject to public
involvement in planning and implementation.

6.6.2.3 Planning for recreational facilities should ensure that they do not alienate existing public uses nor involve
significant removal of natural vegetation and should allow for re-habilitation or re-establishment of native
vegetation where this has been disturbed.

6.6.2.4 Public recreational facilities should be located in the area designated for community service use near the
Community Hall and any exceptions should be subject to a rezoning.
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6.6.2.5 Commercial recreational facilities are not currently supported in this Plan. Any applications for such facilities
should be carefully evaluated to ensure that they do not:

a) require an excessive supply of water;

b) include a land use that is likely to put additional stress upon transportation systems, Island resources and
local infrastructure;

c) have adverse impacts upon the ecosystem, groundwater recharge areas and riparian areas (for example
through the use of pesticides and fertilizers); and

d) have an adverse impact upon the neighbourhood and adjacent properties (including public areas) or upon
Island character.

6.6.2.6 Activities that are noisy, potentially dangerous, polluting, or incompatible with the natural landscape such as
amusement parks, shooting ranges, water slides or go-cart tracks should not be permitted.

6.6.2.7 Destination gaming facilities such as casinos and commercial bingo halls should be prohibited.

Advocacy Policy:
6.6.2.8 Efforts to provide information that will encourage knowledgeable and minimal impact use of natural areas should
be supported.
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6.7 Marine

6.7.1 Foreshore

Background:

The foreshore zone is defined as the land located between the highest tide line and the lowest tide line. This is public land
managed by the Ministry of Forests, Lands, Natural Resource Operations and Rural Development. Although the Crown is
not bound by local bylaws, any occupiers must comply with the bylaws. From time to time commercial operators acquire
leases for part of the foreshore or other land covered by water for the cultivation of shellfish such as oysters. It is recognized
that commercial oyster operators do not rely on naturally occurring stocks and by reserving areas between leases for use
of the public, the commercial operators actually contribute to maintenance of the naturally occurring resource.

Area:

The areas of the Hornby Island Local Trust Area that are located between the highest tide line and the lowest tide line of
the sea of Hornby Island, including areas designated MA (Mariculture), MT (Marine Transport) and MC (Marine
Conservation) are subject to the following objectives and policies.

Obijectives:

The objectives of this subsection are:

(1) to ensure any use of the foreshore and ocean does not result in damage to the natural systems;
(2) to minimize the impact of uses and users on upland owners;

(3) to ensure owners of property on the shoreline do not pollute the foreshore areas;

(4) to ensure public opportunity to use the foreshore areas;

(5) to protect the scenic values of the foreshore areas; and

(6) to prohibit further alienation of the foreshore for private or commercial use.

Policies:

6.7.1.1 Foreshore zoning should be designed to protect against disruption of natural beach systems and pollution of the
foreshore zone.

6.7.1.2 Any marine industrial operation that would alter or damage the foreshore such as boat ways or log dumps should
be prohibited by regulation.

6.7.1.3 The use of structures, pens, cages, or other apparatus on the foreshore for mariculture or aquaculture operations
should be regulated through zoning.

6.7.1.4 Private and commercial wharves, docks and/or breakwaters should be prohibited by regulation except as
permitted at Shingle Spit.

Advocacy Policies:

6.7.1.5 The provincial Ministry(ies) responsible for managing provincial Crown land and natural resources, and for
management and conservation of provincial lands and water, are requested to:

a) ensure commercial leases fronting on residential areas are located to permit public access to the water
at regular intervals, and to ensure public right-of-way along all beaches is preserved;

b) designate community beaches to permit community cultivation of oysters and clams for recreational
harvesting only; and

c) encourage and protect marine life by opposing any filling or excavation of sand, gravel or any natural
deposit on the foreshore.

Hornby Island Official Community Plan, 2014 76

99



6.7.1.6 The provincial Ministry(ies) responsible for managing provincial Crown land and natural resources is requested to
refer any new shellfish lease applications or proposals for expansions of shellfish lease sites to the Local Trust
Committee for consideration.

6.7.1.7 The provincial Ministry(ies) responsible for managing provincial Crown land and natural resources is requested to
ensure that foreshore areas between leases and containing naturally occurring oyster populations be kept
accessible for harvest by the general public.

6.7.2 Marine Conservation

Background:

The Hornby Island Local Trust Area extends out 1000 metres from the shoreline of Hornby except where it overlaps another
jurisdiction such as Denman Island, when the boundary becomes a line mid-channel.

Area:

The areas of the Hornby Island Local Trust Area that are below the natural boundary of the sea of Hornby Island, including
areas designated MA (Mariculture), MT (Marine Transport) and MC (Marine Conservation) are subject to the following
objectives and policies.

Objectives:
The objectives of this subsection are:

(1) to ensure that coastal uses are compatible with protecting the environment and amenities; and

(2) to protect the right of the public to access over waterways.

Policies:
Policies in sections 3.8 (Hazard Lands) and 4.3 (Mariculture) apply to this subsection.

6.7.2.1 All uses of the waters within 1000 metres of the shoreline should be regulated by zoning.

6.7.2.2 Permanent anchoring of floating camps or houseboats and the residential use of any vessel moored or beached
should not be permitted.

6.7.2.3 Temporary residential use of vessels should be permitted by regulation at the Ford Cove Marina provided there
are adequate toilet facilities in place.

6.7.2.4 The Local Trust Committee should assist the Coast Guard in assessing effects of developments on rights protected
by the Navigable Waters Protection Act.
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6.8 Climate Change Adaptation and Mitigation

Background:

Although it is recognized climate change can occur as a result of naturally occurring phenomena, in the context of this Plan
climate change refers to the impact of increasing concentrations of heat-trapping greenhouse gases in the atmosphere as
the result of human activities — primarily the burning of fossil fuels and large-scale deforestation. A 2007 report from the
Intergovernmental Panel on Climate Change states that between 1970 and 2004, greenhouse gas emissions have increased
by 70%. According to this report, this dramatic rise in atmospheric greenhouse gas concentrations has in turn triggered an
increase in the average temperatures of near-surface air and ocean water, with temperatures projected to rise 1.1° to 6.4°
C over the next century. Although seemingly slight, these temperature changes will have dramatic and negative impact on
ecological systems around the globe.

In response to concerns about human-induced climate change, the provincial government gave Royal Assent to Bill 27
[Local Government (Green Communities) Statutes Amendment Act, 2008] on May 29, 2008. Bill 27 amends the Local
Government Act and other Provincial regulations to provide new tools for local governments. Most significantly, Bill 27
requires that all local governments include greenhouse gas emission reduction targets—and policies and actions to achieve
those targets—in their Official Community Plans.

The following targets, objectives, policies and actions are the first step to ensuring that the reduction of greenhouse gas
emissions specifically and the impact of climate change in general become part of the planning process for Hornby Island.

This part of the Plan contains objectives and policies relating to the reduction of greenhouse gas emissions and the broader
topic of climate change adaptation and mitigation.

This Plan sets the following interim target:
TARGET: to reduce greenhouse gas emissions by 25% by 2020 and 80% by 2050 based on 2007 levels. Within the local
trust area this reduction will be achieved by actions resulting from individual and community initiatives, the actions of

other levels of government, technological changes, and changes to land use policies and regulations.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Obijectives:

The objectives of this subsection are:

(1) to give consideration to the impacts of climate change in all land use decisions;

(2) to support actions in land use, site planning, and construction that will result in the reduction of greenhouse gas
emissions;

(3) to focus on those actions that can be taken locally to mitigate and adapt to global changes; and

(4) to protect the natural landscape and minimize the carbon footprint of residents and guests on Hornby Island.

Policies:

6.8.1 The Local Trust Committee should work with the community to regularly review greenhouse gas emission targets
to ensure targets are locally based and have a capacity for being monitored.

6.8.2  The Local Trust Committee should consider the development of new criteria for assessing official community plan
or zoning amendment applications from the perspective of climate change adaptation and mitigation.

6.8.3  This Plan strongly encourages the retention of forest cover except for the clearing of land for farming in the
Agricultural Land Reserve. Trees on private property should be maintained where possible to sequester carbon
and provide habitat, although it is understood that some clearing is necessary for growing food, to guard against
forest fires and to create protected house sites.
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6.8.4

6.8.5

6.8.6

6.8.7

6.8.8

The Local Trust Committee should consider any proposals for new development potential in the context of the
overall development potential of the Island, and the global dynamics of climate change.

This Plan supports limitations on the size of buildings and opportunities for attached dwelling units and visitor
accommodation units.

This Plan strongly encourages the incorporation of green building techniques and alternative energy systems
(solar, wind, geothermal or water-based) into residential housing, whether it is new construction or renovations.

This Plan encourages the development and maintenance of safe multi-use trails and bike lanes to facilitate non-
motorized forms of travel.

The Local Trust Committee should consider supporting the local provision of services that residents presently
travel off-island to access.

Advocacy Policies:

6.8.9  This Plan encourages residents to participate in ride sharing and carpooling as simple but effective ways to reduce
greenhouse gas emissions.

6.8.10 A number of climate change adaptation and mitigation actions are identified that can only be achieved through
cooperation and initiatives resulting from individuals and the community, the actions of other levels of
government, technological changes, and changes to land use policies and regulations. In order to foster such
actions the Local Trust Committee should:

a) develop improved methods of determining and assessing the energy efficiency and climate change
impacts of proposed development when it is processing land use applications. Application checklists
should be revised to include climate change mitigation and adaptation criteria, such as energy efficiency,
renewable energy and carbon sequestration impacts;

b) support opportunities for incentives to encourage “climate wise” actions, including water conservation,
storm water retention, the use of alternative energy sources for home use, and the use of alternative
transportation methods;

) review land use regulations to provide for community gardens and community food processing and
storage facilities in appropriate locations and encourage residents to pursue the establishment of such
gardens and facilities;

d) encourage local food production and explore with the community options for creating a Farm Plan;

e) encourage residents, community groups, businesses and other entities to pursue alternative
transportation options, such as a bus service or green bicycle program;

f) encourage the Province to reduce the maximum speed limit on Hornby Island to 50 km/hr and to consider
measures that will enable and support the use of alternatively-powered vehicles;

g) encourage the Insurance Corporation of British Columbia to link insurance rates to the mileage actually
driven in the previous year by means of a tamper proof odometer. This would also offer valuable
information for the calculation of greenhouse gas emissions across British Columbia;

h) encourage BC Ferries and the Province to consider pricing strategies and services that will support car-
pooling, the use of small energy-efficient vehicles and passenger travel on ferries;

i) encourage School District #71 to allow for the use of the school bus by residents of Hornby Island for
traveling to and from the Island, should extra space be available on the bus;

j) encourage the Province to amend policies and legislation and allow rainwater collection as a source of
potable water, and to require that all new development include systems for water catchment and
treatment; and

k) work with Trust Council to develop a web based carbon neutral calculator to assist residents in calculating
their personal and household greenhouse gas emissions.
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6.9 Development Permit Areas

Background:

Section 489 of the Local Government Act provides that in areas designated as Development Permit Areas in an official
community plan; land shall not be subdivided, and construction of, addition to or alteration of a building or structure shall
not be commenced unless the owner first obtains a Development Permit. In some Development Permit Areas, Section 489
of the Local Government Act prohibits any alteration of land, and/or buildings or structures, without a Development Permit.

Development Permits may be issued by resolution of the Hornby Island Local Trust Committee for land in designated
Development Permit Areas. Each designation must include a description of the special conditions or objectives that justify
the designation and must specify guidelines on how the objectives will be fulfilled. Guidelines are listed in the Hornby
Island Land Use Bylaw No. 150, 2014.

Development Permits for this purpose may vary or supplement bylaw regulations, include requirements and conditions or
set standards and impose conditions respecting the sequence and timing of construction in accordance with the adopted
guidelines contained in this Plan or the Land Use Bylaw that is applicable on Hornby Island.

Development Permits should be monitored by the Local Trust Committee on an annual review basis as resources and
priorities allow.

6.9.1 Development Permits to Define the Form and Character of Commercial Development

The Commercial Development Permit Areas are designated to identify and apply objectives and guidelines for the form and
character of the commercial development permitted on the parcels in this area.

Area:

The Commercial Centres (Retail and Visitor Accommodations) Development Permit Area is designated as the area shown
on Schedule E.

Obijective:
To ensure that the form and character of commercial development are compatible with the quiet rural atmosphere of the
community and to encourage continuation of that trend and to maintain the island’s rural atmosphere.

6.9.2 Development Permits for the Protection of the Natural Environment, its Ecosystems and Biological
Diversity and for Promotion of Water Conservation

Development Permits for this purpose may vary or supplement bylaw regulations, include requirements and conditions or
set standards and impose conditions respecting the sequence and timing of construction in accordance with the adopted
guidelines contained in this Plan or the Land Use Bylaw that is applicable on Hornby Island.

6.9.2.1 DEVELOPMENT PERMIT AREA NO. 1: Water Supply Protection

Purpose:

The Water Supply Protection Development Permit Area is designated for the protection of the natural environment, its
ecosystems and biological diversity and to establish objectives to promote water conservation.

Area:

DPA 1: Water Supply Protection Development Permit Area as shown on Schedule E.

Obijective:

This area has a heavily developed, highly vulnerable aquifer. The objective of this Development Permit Area is to ensure
that any development and land uses do not negatively impact the water resources in this area, or any nearby water supply
sources.

6.9.2.2 DEVELOPMENT PERMIT AREA NO. 2: Community Service Use
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Purpose:

The Community Service Use Development Permit Area is designated for the protection of the natural environment, its
ecosystems and biological diversity and to establish objectives to promote water conservation.

Area:

DPA 2: Community Service Use Development Permit Area as shown on Schedule E.

Objective:

The Community Service Use Development Permit Area lies within a groundwater recharge area (identified in the
Groundwater Geochemistry Study on Hornby Island, B.C. — Allen and Matsuo, SFU, 2001), which is upslope from one of the
Island’s main residential neighbourhoods. Developments within the Community Service Use area could involve institutional
or community buildings and activities that could have a potential impact upon the water resource.

6.9.2.3 DEVELOPMENT PERMIT AREA NO. 3: Water Resource Protection

Purpose:

The Water Resource Protection Development Permit Area is designated for the protection of the natural environment, its
ecosystems and biological diversity and to establish objectives to promote water conservation.

Area:

DPA 3: Water Resource Protection Development Permit Area as shown on Schedule E.

Obijective:

This area has been identified as a being within an IIA Aquifer (moderately developed — high vulnerability) and within a
potential groundwater recharge zone. The objective of this Development Permit Area is to protect groundwater resources,
by maintaining the quantity and quality of groundwater in this area.

6.9.2.4 DEVELOPMENT PERMIT AREA NO. 4: Mt. Geoffrey Escarpment

Purpose:

The Mt. Geoffrey Escarpment Development Permit Area is designated for the protection of the natural environment, its
ecosystems and biological diversity, to establish objectives to promote water conservation and for protection of
development from hazardous conditions.

Area:

DPA 4: Mt. Geoffrey Escarpment Development Permit Area as shown on Schedule E.

Obijective:

The Mt. Geoffrey escarpment area contains watershed, wetlands, areas of land slip, areas of high visibility and high scenic
values. Any development could affect the water catchment capabilities and other natural values. The removal of tree cover
could adversely affect all values and be hazardous for development in the area, as well as above and below the area.

6.9.3 DEVELOPMENT PERMIT AREA NO. 5: Form and Character of Community Housing
Area:

DPA 5: Form and Character of Community Housing Development Permit Area as shown on Schedule E. Property described
as Lot 1, Section 11, Hornby Island, Nanaimo District, Plan VIP87990 (5040 Central Road).

Justification:

The intent of this development is to provide opportunities for ownership housing for community members for whom this
would not otherwise be accessible. The build-out of this development is expected to occur in a series of phases. The
designation of this property and the following guidelines are intended to ensure a consistent quality and form and character
of development over the build-out period as well as provide the general community with an assurance as to the vision for
the project.
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(1)

(2)

(3)

(4)

(5)

(6)

(7)

Guidelines:

Form and Character

a) All buildings and structures shall be architecturally coordinated and shall give consideration to the
relationship between buildings and open areas, circulation systems, visual impact and design
compatibility within the development.

b) The siting and location of all buildings and structures shall be in compliance with the drawings and
schedules approved by the Hornby Island Local Trust Committee.

Landscaping

a) All landscaping shall be required to be in general compliance with the landscaping provisions identified
on any schedules approved by the Local Trust Committee.

Construction Phase

a) All construction must be completed in accordance with an approved site/building plan and an erosion
and sediment control plan.

b) Construction of the development shall take place during the working hours of 7:00 a.m. to 7:00 p.m.

Outside storage

a) Centrally located recycling facilities shall be provided for the use of all residents within the
development.

Screening

a) The character of the development shall be enhanced by landscaping of substantial proportions
incorporating existing native vegetation,

b) Buildings shall be sited to ensure that any adjacent residential structures have visual privacy, as well as
protection from site illumination and noise. Security and other lighting shall not be placed so as to shine
directly into adjacent residential structures or to reduce the separation effectiveness of any landscaped
buffer.

c) All waste disposal bins shall be completely screened within a solid walled enclosure not less than 2 metres
(6.6 feet) in height.

Parking

a) The location and number of parking spaces for the use of the residents shall be provided on the site
development plans for the approval of the Hornby Island Local Trust Committee and shall be in
compliance with the provisions of the Hornby Island Land Use Bylaw.

b) Any visitor parking spaces should be clearly identified and provided within the development. Tree
planting is encouraged in parking areas.

c) Any paved parking areas or roadways shall be included within the context of the required stormwater
management plan.

d) Automobile parking areas may be covered with a select granular base approved by the Ministry of
Transportation and Infrastructure and provide storm water controls by means of perimeter curtain
drains.

Stormwater

a) It is recognized that the clearing, grading and servicing of sites alters their natural hydrology patterns. In
recognition of this fact; and the presence of Beulah Creek alongside the development; a stormwater
management plan that strives to protect water quality, and to maintain post-development peak flows to
those of pre-development flow patterns and volumes over the entire water season shall be required. This
stormwater plan shall be prepared by a Professional Engineer and should make use of such devices as
permeable surface treatments, wet or dry detention ponds, constructed wetlands or other devices as
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deemed suitable and consistent with best management practices. Stormwater runoff from storage areas
shall be controlled to prevent contamination of watercourses.

6.9.4 DEVELOPMENT PERMIT AREA NO. 6: Riparian Areas

Purpose:

This Development Permit Area (DPA) is established, pursuant to Section 488(1)(a) of the Local Government Act, for the
protection of the natural environment, its ecosystems and biological diversity. Riparian areas are important because they
include ecosystems that support a disproportionately high number of vascular plant, moss, amphibian and small mammal
species for the area they occupy.

Area:

Development Permit Area No. 6 includes all land designated on Schedule E of this Plan as being within the Riparian Areas
DPA. This DPA includes the following:

(1)

Riparian assessment areas related to the watercourses, wetlands and lakes identified on Schedule E as “RAR
applicable” streams, major wetlands, and lakes as the term “streams” is defined in the Riparian Areas Regulation,
BC Fish Protection Act, which includes any of the following that provides fish habitat:

. a watercourse, whether it usually contains water or not;

. a pond, lake, river, creek or brook; and

. a ditch, spring or wetland that is connected by surface flow to something referred to in the two previous
bullets;

and consisting of the surface of the water body and:

a) for a watercourse, a 30 metre strip on both sides of the stream measured from the high water mark;

b) for a ravine less than 60 metres wide, a strip on both sides of the stream measured from the high water
mark to a point that is 30 metres beyond the top of the ravine bank;

c) for a ravine 60 metres wide or greater, a strip on both sides of the stream measured from the high water
mark to a point that is 10 metres beyond the top of the ravine bank;

d) for a lake, wetland or other water body, 30 metres around the water body measured from the

high water mark of the water body;

and Schedule E shall be so interpreted. The designation and delineation of Development Permit Area No. 6 consists
of a digital record stored and maintained in a Geographic Information System (GIS) at the offices of the Islands
Trust.

INFORMATION NOTE: Farming activities covered under the Farm Practices Protection (Right to Farm) Act

are exempt from the requirements of DPA No. 6.

Obijectives:
The objectives of this Development Permit Area are as follows:

(1)
(2)
(3)

(4)
(5)
(6)

To honour provincial designations of certain lands as for agricultural purposes;
To protect the biological diversity and habitat values of riparian and aquatic ecosystems;

To protect the natural environment necessary to conserve productive fish habitat, including both streams
and the adjacent land and vegetation;

To prevent the degradation of existing and future water supplies on Hornby Island;
To minimize adverse impacts of land use practices on wildlife habitats and plant habitats in riparian areas;
To prevent water pollution.

Development Approval Information

Development Permit Area No. 6 is designated as an area for which development approval information may be required as
authorized by Section 485 of the Local Government Act. Development approval information in the form of a report from a
qualified environmental professional (QEP) or another professional may be required due to the special conditions and
objectives described above.
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INFORMATION NOTE: Development Permit Area Guidelines for Development Permit Area No. 6: Riparian are
located in the Land Use Bylaw.

6.10 Temporary Use Permits

Background:

Section 493 of the Local Government Act provides that temporary uses may be permitted in areas designated in the Official
Community Plan. Upon application by a property owner the Local Trust Committee can issue a Temporary Use Permit
through resolution. The permit can allow a use not permitted by the Land Use Bylaw, the conditions of use and the time
period. Temporary Use Permits can be issued for a term up to three years and may be renewed one time only.

Obijectives:

The objectives of this subsection are:

(1) to consider allowing a temporary event as per Policy 6.5.1.10;

(2) to allow for a period of evaluation of new commercial ventures that do not involve significant new development
prior to an application for rezoning as per Policy 6.5.1.10;

(3) to allow particular uses for a period of time to enable impacts to be assessed before any further permitting of the
use as per Policy 6.5.1.10;

(4) to consider allowing transport of groundwater off a lot where the water is extracted as per Policy 5.1.4;

(5) to consider allowing temporary seasonal or emergency accommodations as per policies 6.3.5.18 and 6.3.5.19;

(6) to consider allowing a temporary secondary suite or detached housing for a relative or caregiver of occupants of

the residence as per Policy 6.3.5.14 in association with a housing agreement or by such other means as are
available to encourage occupancy by a relative or caregiver;

(7) to consider allowing temporary nonagricultural uses on land within the Agricultural Land Reserve or on land used
for agriculture where there is minimal negative impact upon the agricultural land values and where applicable
approval has been received from the Agricultural Land Commission as per Policy 6.4.2.5;

(8) to allow light industrial home occupations that require a more rigorous permitting process than provided for under
land use regulations for extended home occupations as per Policy 6.5.5.9; and

(9) to allow vacation home rental use that does not comply with limitations imposed by land use regulation pursuant
to Policy 6.5.3.4.

Guidelines:

6.10.1 Upon application, Temporary Use Permits may be considered for all parcels of land within the Hornby Island Local
Trust Area, with the following exclusions:

a) properties less than one quarter of a hectare, except when the application is for vacation home rental
use;

b) land designated as Park, as shown on Schedule B; and

c) a parcel identified as containing an environmentally sensitive area, as shown on Schedule D1 or D2, unless

information is provided by the owner that establishes that the proposed land use does not negatively
impact the environmentally sensitive features or is located outside of the sensitive area on the parcel.

6.10.2 Applications for Temporary Use Permits may be referred to the Advisory Planning Commission which may be
requested to provide an opportunity for public input to be received and considered in preparing its
recommendations.

6.10.3 Temporary Use Permits for parcels within the Agricultural Land Reserve should only be issued for uses that do not
conflict with Agricultural Land Commission policies and regulations.
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6.10.4 A professional assessment of hydrological impacts may be required when the proposed use is within an identified
groundwater recharge area or an aquifer classified as heavily developed as shown on Schedule B or D2 and if the
proposed use involves more than minimal potential impacts upon the groundwater resource.

6.10.5 Where approvals are required from other agencies, these should be obtained prior to the issuing of a Temporary
Use Permit.

6.10.6 The general conditions for issuing a Temporary Use Permit are as follows:

a) adequate off-road parking should be provided;

b) there should be adequate provision for approved waste disposal before consideration is given by the
Local Trust Committee;

c) commercial uses (other than very short term uses or vacation home rentals) should be screened from
adjacent residential uses;

d) industrial uses should be screened from adjacent properties and roads;

e) there should be adequate setbacks of the use to minimize impacts upon adjacent properties;

f) noise generation should be addressed to prevent disturbance of the neighbourhood and to ensure
compliance with regional district regulations;

g) the use should be conducted so as to not risk contamination of the land, surface water or groundwater,
including by making adequate provision for the safe storage of toxic materials;

h) water supply should be addressed so as to not create negative impacts upon existing common water
sources;

i) other potential impacts upon the neighbourhood should be mitigated, including by limitations upon the
hours of operation where appropriate;

j) the owner of the property may be required to provide a security to guarantee the performance of the
terms of the permit and should be required to provide an undertaking to demolish or remove any building
or structure and to restore the land to a condition specified in the permit, especially in circumstances
where temporary housing is provided and such housing is no longer used for the temporary purposes;
and

k) lands with good agricultural potential should not be compromised by any use permitted by a Temporary
Use Permit.

6.10.7 Applicants for Temporary Use Permits should address the issues identified in these policies in their applications
and are strongly encouraged to consult with neighbours about the proposed use prior to making application.

6.10.8 Light Industrial activities require specific consideration of impacts with respect to environmental protection, water
use, waste generation, noise, odour, parking, or neighbourhood character, but may be allowed upon application
for a Temporary Use Permit that contains specific conditions to address these impacts.

6.10.9 The Local Trust Committee should consider the climate change impacts of any proposed temporary use when
reviewing Temporary Use Permit applications.

6.10.10 In consideration of applications for vacation home rentals the Local Trust Committee may consider the following:
a) the cumulative effects, both positive and negative, on the neighbourhood and island of all temporary use

permits issued for vacation home rentals;

b) limitations on any signage that may be placed on the property;

c) a requirement for information to be posted that will inform guests regarding the location of property
lines by way of a map, any applicable noise bylaws, measures to address water conservation, fire safety,
storage and management of garbage, septic system care and control of pets (if pets are permitted) in
accordance with standards applicable by bylaw, as stated in the permit or as determined by the owner
or manager to effectively manage the site;

d) the proposed maximum number of occupants;
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e) the proposed time periods that the dwelling will be available for rental or months of the year when the
rental will occur; and

f) other requirements that the Local Trust Committee may consider appropriate.
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SECTION VII—ADMINISTRATION

7.1

Interpretation

The final interpretation as to the location of boundaries on any map schedule shall be defined by:

a) Where boundaries coincide with lot lines, the boundaries are the lot lines.

b) Where a boundary is shown as following any highway, right-of-way or stream, the centre line of such
highway, right-of-way or stream the centerline of that feature is the boundary.

c) Where land-based and water-based boundaries coincide, the common boundary shall be the natural
boundary of the sea.

d) Where a boundary does not follow a legally defined line and no dimensions are shown by which the
boundary could otherwise be located, the location of the boundary must be determined by scaling from
the map schedule and in that case the boundary is the midpoint of the line delineating the boundary on
the schedule.

7.2 Implementation

7.2.1  Section 478 of the Local Government Act specifies that:

"An official community plan does not commit or authorize a municipality, regional district (includes a Local Trust
Committee pursuant to Section 27 of the Islands Trust Act) or improvement district to proceed with any project
that is specified in the plan."

and

"All bylaws enacted or works undertaken by a council, board or greater board (includes a Local Trust Committee
pursuant to Section 27 of the Islands Trust Act), or by the trustees of an improvement district, after the adoption
of an official community plan, must be consistent with the relevant plan."

7.2.2  The Hornby Island Local Trust Committee may use available regulatory tools as defined in the Local Government
Act to implement this Plan.

7.2.3  The following instruments may be used to implement this Plan: Development Permits, the Land Use Bylaw, Siting
and Use Permits, Temporary Use Permits and covenants.

7.2.4  The Local Trust Committee may formally communicate with the Comox Valley Regional District, Ministries of the
Provincial government, departments of the Federal government and any other agencies mentioned in this Plan to
advocate the policies of this Plan.

7.2.5 The Local Trust Committee may use every opportunity to work co-operatively with other governments and non-
government organizations, or through the Islands Trust Council, to support policies of this Plan.

7.2.6  The Local Trust Committee may actively promote the policies of this Plan to residents, businesses, community
organizations, non-resident property owners and visitors.

7.2.7  To promote compliance with the instruments used to implement this Plan, the Local Trust Committee may, among
other things:

a) make information available on policies, regulations and permit requirements to property owners and
residents;

b) encourage real estate agents to inform prospective buyers about policies, regulations and permit
requirements;

c) encourage building contractors to ensure that appropriate permits are in place before undertaking work
on a property;

d) encourage voluntary compliance with regulations and support neighbourhood resolution of problems;
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e) make property owners and residents aware of the bylaw investigation and enforcement process,
including procedures for initiating investigation; and

f) consider adopting bylaw enforcement policies to establish priorities for enforcement resources.

7.3 Development Approval Information

7.3.1 The Hornby Island Local Trust Area is designated as an area under which development approval information may
be required for the following purposes:

a) Development Permits as specified in Section 6.9 of this Plan in relation to the areas and objectives, and
subject to the conditions, stated in that section;

b) Temporary Use Permits as specified in Section 6.10 of this Plan in relation to the area and objectives, and
subject to the conditions, stated in that section;

c) The development of renewable energy sources (Subsection 4.4.2) that allow for the sale of power to the
Hydro grid, to ensure that there are not environmental impacts or increased safety risks;

d) Rezoning applications for the purpose of obtaining consistent and comprehensive information on the
impacts of changes to permitted siting, structures, use or density, to ensure achievement of the
objectives stated in this Plan as they apply to the parcel proposed to be rezoned and the surrounding
areas, vegetation, environment and infrastructure, including, without limitation, for the purposes of the
policies stated in Subsection 6.5.2.3 of this Plan;

e) Commercial land-based aquaculture operations should be regulated by zoning. Before any application for
a rezoning to allow upland aquaculture (using freshwater or saltwater ponds or tanks) are considered, a
site specific analysis of the potential impacts of water consumption, waste disposal, drainage or potential
spills on the surrounding land and upon surface water and groundwater may be required;

f) Upon application, properties 4.0 hectares or greater may be considered for a “land co-operative” or
“community housing” rezoning supported by submission of an impact assessment plan that addresses
projected densities, provision for water supply and waste treatment, impacts on the neighbourhood,
retention of vegetation and a limited footprint on the land resulting from restricted size of dwellings and
shared facilities where possible. Approval from the Agricultural Land Commission will also be required if
the property is within the ALR.

7.3.2  Trust Council may consider adoption of a development approval information bylaw pursuant to Section 484 of the
Local Government Act.

7.4 Amendment Procedure

This Bylaw may be amended by the Hornby Island Local Trust Committee at its initiative or in response to an application.
Individuals seeking amendment shall submit applications in the form provided for in the bylaws of the Local Trust
Committee.

Where an application for amendment of this bylaw has been refused, no application for the same amendment should be
considered within twelve months of the date of refusal, unless the Hornby Island Local Trust Committee waives this
requirement.

7.5 Update and Revision

The Local Trustees, in consultation with the Advisory Planning Commission and the community, may initiate review of the
Official Community Plan at any time. The bylaw should be updated on a periodic basis and when changes in legislation or
other issues arise and should be reviewed in its entirety at least every ten years from the adoption date.

All amendments of the Official Community Plan shall comply with the mandate and policies of the Islands Trust, as well as
with procedures specified in the Local Government Act, and be accompanied by public review and discussion.

Whenever the Islands Trust Policy Statement is amended by Islands Trust Council, the relevant sections of the Official
Community Plan shall be reviewed and if necessary amended to ensure compliance.
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7.6 Public Facilities

Any designation or policy for proposed public facilities on private lands including but not restricted to roads, parks, trails,
parking facilities, and public and community facilities that are not available for acquisition through dedication, grants, or
as an amenity through a zoning regulation and that are not subject to committed funds either through a capital expenditure
plan or other budgeting process of the public agency responsible for the proposed facility, shall be deemed to be a
community goal of this Bylaw.
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Schedule G

List of Community References

1. Amending Agreement to the Letter of Agreement between the Ministry of Transportation and Highways and the
Islands Trust. Subject: Road Standards, Classification and the Consultative Process in the Islands Trust Area, Dec
1996.

2. An Ecosystem Approach to Groundwater Management in the Gulf Island—Henderson, 1997, stated that, "there is

a need for management of the groundwater resources to ensure a sustainable supply for the present and future
on the islands."

3. Bedrock Aquifers on Hornby Island—Miinistry of Water, Land and Air Protection, 2001, provides a classification of
the aquifers on Hornby Island using a provincial classification system. The four aquifers on Hornby Island are all
classified as having "high vulnerability" (the highest of three categories). The aquifer in the Whaling Station Bay
peninsula east of Tribune Bay is classified as "highly developed" (the highest of three categories) while aquifers in
the central and western part of the island are classified as "moderately developed." The aquifer in the southern
part of the island (south of the Mount Geoffrey escarpment) is classified as "lightly developed" (the lowest
category).

4, Coastal Douglas Fir Ecosystems, Flynn—BC Ministry of Environment, Lands and Parks, 1999, notes that only one
half of one percent of the original Coastal Douglas-fir forest remains in a relatively undisturbed state. It suggests
that, "even if efforts to protect all remaining old growth stands are successful, additional areas of older second-
growth forest will have to be protected and allowed to recover to an old-growth state in order to ensure adequate
representation of these forest types in future."

5. Develop with Care: Environmental Guidelines for Urban and Rural Development in British Columbia, March 2006.
Ministry of Environment.

"Ecological Inventory of Proposed Woodlot #0032" (1998) — Environmental Consultants.

Garry Oak Ecosystems, Erickson—BC Ministry of Environment, Lands and Parks, 1993, states that Garry oak
ecosystems, "have been identified as a hot spot of biological diversity", and reports that Garry oak vegetation
types are being rated provincially as "endangered" or "threatened".

8. Groundwater Conditions on Hornby Island, B.C. (Chwojka), 1989, reported that groundwater demands in three
areas of the Island were approaching 71 to 83 per cent of the annual replenishment.

9. The Heart of Hornby Island—A Forest, a Watershed (2000), Hornby Island Residents’ and Ratepayers’ Association.

10. Hornby Island Community Profile, March 2010.

11. Hornby Island Domestic Well Monitoring Study, September 2010, Ministry of Environment, Water Stewardship

Division, Vancouver Island Regional Operations Branch.

12. The Hornby Island Groundwater Pilot Project—Final Report, 1994, noted that heavily developed neighbourhoods
on the Island "experience limited availability of groundwater" and that there are "significant water quality
concerns." It recommended that management of groundwater must "ensure that the rate and use of the
groundwater resource does not exceed the rate of replenishment" and "ensure that human activity does not
degrade the quality of the groundwater resource."

13. Hornby Island Vacant Crown Land Profile, July, 2004.

14, Hornby Island Water Stewardship Project Report, 1996-1999, reported that 20% of sampled wells tested positive
for fecal coliform at a level that does not meet the standard for safe drinking water.

15. Housing Needs on Hornby and Denman Island prepared by Eberle Planning and Research, 2008.

16. Letter of Agreement between the Ministry of Transportation and Highways (Moth) and the Islands Trust (It).

Subject: Road Standards, Classification and Moth/It Consultative Process In The Islands Trust Area Dec 1992.

17. Nature Conservancy of Canada Inventory of the Trust Area, November 1975, designed “to select area priorities for
an anticipated program of preservation and protection by the Islands Trust who administered the Inventory and
by the Nature Conservancy of Canada who funded the Inventory.”

18. A Preliminary Groundwater Assessment of a Crown Parcel on Hornby Island—BC Environment, 1994, concluded
that, "the upland recharge area including the subject Crown land is likely vulnerable to groundwater
contamination" and provided examples of land use activities that should be restricted to sustain groundwater
qguantity and quality.
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19. A Preliminary Review of Groundwater Conditions on Hornby Island, B.C. (Chwojka), 1984, stressed the importance
of preventing contaminants from entering the groundwater by exercising care in placing septic fields and
regulating land use in upland recharge areas and recommended that "serious consideration be given to limiting
any future groundwater development" in areas with poor water quality and high density of wells.

20. Protected Areas on Vancouver Island: An Analysis of Gaps in Representation for Conservation Purposes, Eng—BC
Ministry of Forests and Range, 1992, reports that the Coastal Douglas-fir zone—within which Hornby Island is
located—has received the greatest amount of impact per unit area than any other biogeoclimatic subzone in the
Province.

21. Results of the Groundwater Geochemistry Study on Hornby lIsland, B.C.—Allen and Matsuo, SFU, 2001,
recommended that, "water conservation, proper waste disposal and placement of human development should be
a priority in land use planning. This should be done so as to protect sensitive groundwater recharge areas in upland
locations." This study delineated two recharge areas on the Island—one large one in the main part of the Island
and a smaller one in the Whaling Station Bay peninsula east of Tribune Bay. The recharge areas are generally above
the 20 metre contour (the 40 metre contour in the western part of the Island).

22. The Sensitive Ecosystem Inventory of Vancouver Island and Gulf Islands 1993-1997, has documented the rare and
fragile ecosystems of this area and notes that "loss of natural ecosystems in the Georgia Basin is of national
concern." The inventory records examples of the following sensitive ecosystems on Hornby Island: older forest,
woodland (Garry oak), terrestrial herbaceous, wetland, coastal bluff and sparsely vegetated; there are also areas
of older second growth forest. (The ecosystem types are briefly described in Section 1.2 The Natural Setting).

23. The Pilot Voluntary Groundwater Protection Project on Hornby Island (initiated by the Islands Trust and the
Ministry of Water, Land and Air Protection), a community-based "Groundwater Protection Strategy" is being
developed.

24, Water Stewardship and Wastewater Management on Hornby Island—Third Eye Consultants, RRU, 2000,

recommended "protection of the groundwater recharge area and wells."
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DRAFT

HORNBY ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 162

A BYLAW TO AMEND HORNBY ISLAND LAND USE BYLAW, BYLAW NO. 150, 2014

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

1. Citation
This bylaw may be cited for all purposes as “Hornby Island Land Use Bylaw, 2014, Amendment No. 1, 2019”.

2. Hornby Island Local Trust Committee Bylaw No. 150, cited as “Hornby Island Land Use Bylaw No. 150, 2014”,
is amended as follows:

2.1 Schedule A —Bylaw Text, is replaced in its entirety with Appendix 1, attached to and forming part of

this Bylaw.
READ A FIRST TIME THIS XX DAY OF , 20XX
READ A SECOND TIME THIS XX DAY OF , 20XX
READ A THIRD TIME THIS XX DAY OF , 20XX
PUBLIC HEARING HELD THIS XX DAY OF , 20XX

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS
XX DAY OF , 20XX

ADOPTED THIS XX DAY OF , 20XX

Chair Secretary
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HORNBY ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 162

APPENDIX 1

SCHEDULE A
LAND USE BYLAW TEXT

PART 1 INTERPRETATION

1.1
(1)

Definitions
In this Bylaw words have their ordinary dictionary meaning except as follows:

accessory in relation to a use, building or structure means incidental, secondary and exclusively devoted
to a principal use, building or structure expressly permitted by this Bylaw on the same lot and within
the same zone, or, if the accessory use, building or structure is located on the common property in a
bare land strata plan, on a strata lot in that strata plan.

agriculture means the use of land, buildings or structures for the growing, rearing, harvesting,
processing, marketing or production of agricultural plants, crops or livestock.

agricultural land reserve means a reserve of land established under the Agricultural Land Reserve Act.

attached housing means two or more dwelling units that are attached physically but are owned or
occupied by different domestic units.

bed and breakfast means a home occupation use that provides bedrooms within a dwelling unit for the
temporary accommodation of the travelling public, and the provision of breakfast meals to those guests,
but does not include boarding house.

bicycle rack means a structure designed to support and to accommodate the locking of no less than
four bicycles.

boarding house means a dwelling, or part thereof, in which furnished sleeping accommodations, with
meals, are provided for consideration to four or more persons as permanent accommodation.

building means any structure which is used or intended to be used for the shelter, habitation, support
or accommodation of people or animals, or for the storage of goods or chattels, and includes
manufactured homes, wood sheds, garages, carports, garden sheds, tool sheds and pit toilets.

campground means the use of land for the rental, lease or cooperative ownership of camping spaces
for temporary accommodation of recreational vehicles, trailers or tents for a period not exceeding four
weeks for any one occupant, but does not include a manufactured home park or park model homes.

camping space means an area in a campground that is used for the siting of one vehicle, trailer or tent,
and for picnicking and overnight camping.

cliff means a land surface having an average slope exceeding 50 degrees measured from the horizontal
plane and having a height exceeding 10 metres (33 ft).

commercial kennel means a kennel used for the commercial accommodation or breeding or rearing of
more than three dogs over the age of four months.
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community facility means a building, structure or administrative office operated by a non-profit society
or local government for the benefit of the community generally and used for community events
including classes, public entertainment, cultural and social events or, in the context of a community
housing development, for shared amenities for the use and enjoyment of the residents of the
community housing development.

community housing means dwelling units that are deed restricted and/or rent controlled, that are
subject to a housing agreement under Section 483 of the LGA and are constructed for community
residents on land that is owned by a government body or agency or a non-profit organization
constituted under the Societies Act.

community trades and services means the creation of artisan products or the provision of services such
as personal, business, food preparation, repair and professional services and may include retail sales.

crafts means original and unique works and works of art that are created by artisans and artists.
day care means a facility licensed to provide care services for no more than seven children.

derelict vehicle means any motor vehicle that has not been licensed for more than twelve months or is
incapable of being driven.

domestic unit means a group of not more than five unrelated individuals.
dwelling unit means a room or set of rooms

(a) used or capable of being used for human habitation by one or more individuals living in common
occupancy as a single domestic unit and sharing facilities contained in that unit;

(b) contained in a single building or manufactured home;
(c) containing only one kitchen; and
(d) under one roof with any covered walkway, covered patio or hall connecting two building

portions being no longer than 4.0 metres.

ecosystem means a functioning unit consisting of all organisms (plants, animals, microbes, and humans)
in a given area and all the non-living physical chemical factors of their environment linked together
through nutrient recycling and energy flow.

family means one or more persons related by blood, marriage, common law, adoption or foster
parenthood; or not more than five unrelated persons sharing a dwelling unit.

fill means earth, sand, gravel or any other similar material used to raise, lower or in any way affect the
elevation or contour of the natural ground surface.

float camps means float homes, rafts or other vessels anchored or moored and used or intended to be
used as residential accommodation.

floor area means the total area of all floors in a building that have a floor to ceiling height greater than
1.2 metres, including, where such use is permitted, floors in a recreational vehicle used for a residential
use, measured to the exterior surface of the perimeter walls or, in the case of regulations dealing with
floor areas within buildings, the interior surface of the walls of the relevant building area, and includes
enclosed balconies, decks, porches and similar projections; but excludes cisterns and vertical service
spaces that pierce a storey.

food processing and catering in regards to a home occupation means the creation of food products for
consumption off-site and excludes take-out restaurants, cafes or similar food service facilities.
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full-time equivalent in relation to employees for home occupations means the total number of hours
that an employee would work in a year based on an 8-hour day.

grade level, average natural means the average natural grade level at the perimeter of a building or
structure calculated by averaging the elevations at the midpoints of all the exterior walls or support
points forming the building or structure’s footprint.

grade level, natural means the level of the natural ground elevation adjoining each exterior wall of a
building or structure.

height of building or structure means the vertical distance to the highest point of the upper roof and in
the case of a structure without a roof, to the highest point of the structure, all measured from average
natural grade level.

Figure 1.

Building
Height

Natural Grade Level

X
______________ L — — — | Average Natural Grade

Natural Grade Level A= — — — —

highway means a public road, lane, bridge and any other way open to public use, but does not include
a private right-of-way on private property.

home occupation means any trade, occupation, profession or craft carried on for remuneration or
financial gain and which is accessory to the principal residential use of a lot.

horticulture means the use of land for growing fruits, vegetables, plants or flowers.

hostel means a building that contains shared sleeping units and common facilities for cooking, eating
and washing in order to provide temporary accommodation for persons such as summer workers,
displaced.

human habitation means the use of a building or structure by a person or persons for shelter, cooking
of food or sleeping and includes temporary and transient use for these purposes.

incidental sales in relation to a home occupation use, means the sale of products normally associated
with the home occupation.

kitchen means an area within a building used for preparing food and may include food storage and
serving and dish washing facilities.

land includes land that is ordinarily covered by water.
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laundromat means a commercial or communal establishment for the self-service washing, drying or
ironing of clothes or household linens.

live/work studio means a commercial use combined with a residential use in such a manner that the
residential and commercial uses constitute a single occupancy of the premises.

lodge means a building containing two or more visitor accommodation units with or without common
dining facilities.

lot means any lot, block or other area in which land is held or into which it is subdivided.

lot coverage means the proportion of the lot area that is covered by buildings and structures including,
where such use is permitted, a recreational vehicle used for a residential use, expressed as a percentage
of the lot area.

lot line means a legally defined line bounding any lot and

(a) front lot line means a lot line common to a lot and an abutting highway, and where there is
more than one such line, the shortest of them;

(b) rear lot line means the lot line opposite the front lot line, and where the rear portion of the lot
is bounded by intersecting lines, the point of such intersection farthest from the front lot line;

(c) exterior side lot line means the lot line or lot lines not being the front lot line or rear lot line but
common to a lot and an abutting highway; and

(d) interior side lot line means any lot line that is not a front lot line, rear lot line or exterior side
lot line.

low impact recreation means recreational activities which cause minimal disturbance to the natural
environment, including but not limited to hiking, bicycling, bird watching, horseback riding, picnicking
and specifically excluding the use of motorized vehicles.

manufactured home means a transportable dwelling unit which arrives at the site where it is to be
occupied, complete and ready for occupancy except for placing on foundation supports, connections of
utilities and some incidental assembly.

mariculture means the cultivation, rearing and harvesting of univalve or bivalve mollusca.

marina means marine docking, moorage, storage and launching facilities for the accommodation,
moorage, storage, launching, maintenance and minor repair and sale of boats and similar vessels and
includes yacht clubs and structures commonly associated with marine docking, moorage, storage and
launching facilities, but specifically excludes all structures used or intended to be used for the shelter or
storage of boats.

medical health clinic means a facility for medical diagnosis and treatment of out-patients.

mooring buoy means a buoy marking the location of a mooring. Usually attached to an anchor by a
rope, cable or chain.

natural boundary means the visible high water mark of the sea, a lake, a stream or other water body
where the presence and action of water are so common and so long continued in all ordinary years as
to mark upon the soil or rock of the bed of the body of water a character distinct from that of the banks
thereof, in respect to vegetation, as well as in respect to the nature of the soil itself, as defined in Section
1 of the Land Act, or a surveyed high watermark identified on the plan of subdivision most recently
registered in the Land Title Office, or the plan accompanying the instrument conveying Crown land in
fee simple. In a dispute, a new plan prepared by a B.C. Land Surveyor shall prevail.
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natural ground surface means the ground surface of land prior to any intentional disturbance,
alteration, excavation or placement of fill.

personal service means the provision of services directly to the physical person of the consumer and
includes hair cutting shops, massage therapists, medical health clinics and the incidental retail sale of
goods commonly associated with these uses.

principal use means a main permitted purpose for which land, buildings or structures, as listed in the
applicable zoning district in this Bylaw, is used.

pub means an establishment providing primarily for the serving of alcoholic beverages, including off-
premises sales, and includes premises in which food is served in conjunction with the serving of alcoholic
beverages.

public park means land designated as park on a plan of subdivision filed in the Land Title Office or land
designated under the Park Act or the Park (Regional) Act.

public recreation facility means playgrounds, sport facilities, clubhouses and associated meeting
spaces, showers and locker rooms and related amenities operated by a non-profit society for the public
and does not include a pub.

public service use means the provision of water, gas, electrical, telephone, television or emergency
services by a government body or agency or by a company regulated by the Utilities Commission Act or
the Radiocommunication Act of Canada, serving only the Hornby Island local community.

public use includes the use by the general public of such things as schools, streets, highways, hospitals,
government buildings, parks, water reservoirs, community housing, public theaters, bridges, utilities
and numerous other purposes designated as beneficial to the public.

pump/utility house means a building or structure with a maximum floor area of 4.0 m? having the sole
purpose of enclosing pumping equipment, valves, pipes and filtration equipment associated with a
source of water, electrical power or communication connection devices.

recreational vehicle means any structure, trailer, or vehicle used or designed to be used for temporary
living or sleeping purposes and which is designed or intended to be mobile on land, whether or not self-
propelled.

residential means a use of land providing for the home life of a person or persons in common
occupancy.

restaurant means an establishment providing primarily for the preparation and sale of food for eating
in the establishment or taking out, and may include the serving of alcoholic beverages in conjunction
with food.

retail store means an establishment providing for the sale, rental or repair of commodities or goods to
the ultimate consumer or user, and specifically excludes laundromats and service stations.

school means a public or private education facility not including overnight or dormitory
accommodation.

secondary suite means a separate dwelling unit located wholly within a building which is a single real
estate entity used for residential use and which contains only one other dwelling unit (see Section 3.8).

service station means a use of land providing for the retail sale of motor fuels and lubricating oils and
which may include the sale, servicing or repair of motor vehicles, the sale of motor vehicle accessories,
and the rental of trailers, motor vehicles, and tools and equipment for automotive or household use.
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shipping container means a metal transport container designed for and customarily associated with
road, rail or ocean transport.

sign means any identification, description, illustration or device which is visible from any public place or
is located on private property and exposed to the public and which directs attention to a product,
service, place, activity, person, institution, business or solicitation.

sign, third party means a sign that is located on a different lot from the lot on which is located the land
use, occupancy or business to which the sign pertains, and for this purpose abutting lots in common
ownership are considered to be a single lot.

silviculture means all activities related to the growing and sustainable management of forests but does
not include the processing of wood or wood products.

structure means any object or construction fixed to, supported by or embedded in land, including
retaining walls and stairs and excludes loose stones and concrete, other paved surfaces, storage of
building materials, septic fields, tanks, absorption fields and related appurtenances.

studio means the working place of a painter, sculptor, photographer, musician, or other arts or crafts
person.

vacation home rental use means the use of a residential dwelling unit for the temporary
accommodation of paying guests, where:

(a) an owner or tenant of the lot on which the dwelling unit is located is ordinarily aresident in the
dwelling and the vacation home rental use is occurring during a temporary absence of that owner
or tenant; or

(b) the owner or tenant is residing in another lawful dwelling on the same lot while the vacation
home rental is occurring; or

(c) the owner of the lot resides seasonally in the dwelling unit and the vacation home rental use is
occurring during the absence of that owner;

and includes such a use of a dwelling unit the residential use of which is a lawfully non-
conforming use under Section 528 of the Local Government Act, unless such residential use is
discontinued for a continuous period of six months.

visitor accommodation unit means commercial accommodation on a lot zoned for commercial use
that consists of the temporary rental of a room or set of rooms for not more than four consecutive
weeks to members of the traveling public whose permanent domicile or home life is elsewhere.

watercourse means any natural depression with a bed 0.6 m or more below the average elevation of
the surrounding land, containing water at least six months of the year.

1.2 Information Notes

(1) Where a paragraph or sentence in this Bylaw is preceded by the words “Information Note”, the contents
of the paragraph or sentence are provided only to assist in understanding of the Bylaw and do not form
a part of the Bylaw.
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PART 2 ADMINISTRATION

2.1 Application

(1) This Bylaw shall apply to that part of the Hornby Island Local Trust Area as shown on Schedule C.
Encompassed in this area of application are the entire land area of all islands, islets, reefs, rocks, and
the seabed, water column and all surface waters.

2.2 Conformity

(2) No person may use or occupy or permit any land, water surface, building or structure to be used or
occupied, or subdivide any land, except as permitted by this Bylaw.

(2) No building or structure shall be constructed, reconstructed, altered, moved or extended by the owner,
occupier or other person such that it contravenes this Bylaw.

(3) Nothing contained in this Bylaw relieves any person from the responsibility to comply with other
legislation applicable to their use of land, buildings or structures.

(4) Any existing lot created prior to adoption of this Bylaw that is less than the minimum lot area specified
in the applicable zone for the creation of new lots by subdivision may be used for any use permitted in
that zone unless otherwise specified in this Bylaw.

(5) No lot or area may be subdivided, no building, structure or land may be used, and no building or
structure may be sited in a manner which renders any existing use, building or structure illegal or non-
conforming.

23 Inspection

(2) The Islands Trust Bylaw Enforcement Officer or any officers of the Islands Trust designated to administer

this Bylaw is authorized to enter, at any reasonable time and after having given prior notification to the
occupier, upon any property that is subject to regulation under this Bylaw, for the purpose of
determining whether the regulations are being observed.

2.4 Violation

(1) Any person who does any act or thing or permits any act or thing to be done in contravention of this
Bylaw, or who neglects to do or refrains from doing any act or thing which is required to be done by any
of this Bylaw commits an offence under this Bylaw.

2.5 Penalty

(1) Any person who commits an offence against this Bylaw is liable, upon summary conviction, to a fine and
penalty, pursuant to the Offence Act, and the costs of prosecution. Each day during which an offence
against this Bylaw is continued is deemed to constitute a new and separate offence.
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2.6
(1)

2.7
(1)

2.8
(1)

Covenants

Where under this Bylaw an owner of land is required or authorized to grant a covenant restricting
subdivision or development, the covenant must be granted to the Local Trust Committee pursuant to
Section 219 of the Land Title Act in priority to all existing financial charges and delivered in registerable
form satisfactory to the Local Trust Committee prior to the granting of the approval or authorization in
respect of which the covenant is required. The covenant must indemnify the Local Trust Committee in
respect of any fees or expenses it may incur as a result of a breach of the covenant by the covenantor.

Siting Compliance

Every applicant for a rezoning, a development permit, a temporary use permit or a development
variance permit must provide a plan, sometimes referred to as a “survey certificate”, signed by a B.C.
Land Surveyor showing the location on the lot of all existing and proposed buildings, structures and
sewage absorption fields, in relation to lot and zone boundaries, watercourses, wells and the sea, and
in relation to other buildings on the lot, unless the Local Trust Committee determines that the provision
of such a plan is not reasonably necessary to establish whether the proposed buildings, structures
comply with the siting requirements of this or any other Bylaw.

Severability

If any section, subsection, sentence, clause, phrase, plan, map, diagram, table, schedule, or other
graphic material or any part thereof of this Bylaw is for any reason held to be invalid by the decision of
any Court of competent jurisdiction, the invalid portion shall be severed and the decision that it is invalid
shall not affect the validity of the remainder.
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PART 3

GENERAL REGULATIONS

3.1 Uses Permitted in All Zones

(1) In addition to uses permitted in specific zones, the following uses are permitted in all zones:

(a)
(b)
(c)

(d)

Public service uses;
Emergency heliports;

Conservation areas, including ecological reserves and other habitat reserves and parks but
excluding playgrounds and playing fields; and

Air and marine navigation aids.

3.2 Uses Prohibited in All Zones

(2) For certainty, the following uses, buildings and structures are prohibited in all zones, except where
expressly permitted in Part 8:

(a)

(b)

(d)

(e)
(f)
(g)
(h)
(i)
()

(k)
(1)

(m)

(n)

(p)

(a)
(r)

The use of a boat, vessel, or structure over water as a residence for more than four consecutive
weeks or more than 90 days in any calendar year, except where expressly permitted;

The use of the surface of the water for the mooring or berthing of float camps;
The use of an accessory building or structure as a dwelling unit;

Overnight accommodation in tents or recreational vehicles accessory to or in association with
vacation home rental use;

Amusement parks, shooting ranges, water slides, go cart tracks, and commercial golf courses;
Fin fish aquaculture in any water zone;

Commercial kennels;

Airports other than float plane bases;

Heliports;

Wharves and breakwaters except those operated by government and those operated for
commercial purposes;

Disposal of effluent from pumping out sewerage facilities on to land;

Disposal of sewage by marine outfall;

Disposal or storage of toxic or hazardous waste;

Storage of waste and sale of salvage material unless expressly permitted in Part 8 of this Bylaw;
Wrecking or storage of derelict automobiles, vessels or mechanical equipment;

The rental or sale of personal watercraft, all-terrain vehicles, gas powered scooters or off-road
motorcycles;

Water utility lines connecting any one island to another island or the mainland;

Wind generators in any water zone and wind generators intended to provide power to an island
other than the island on which the structures are located;
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(s) Casinos;
(t)  Any use of a shipping container unless screened,;

(u) The use of a well for the extraction of ground water for transportation off the lot from which it is
extracted, except where permitted through zoning regulations or Temporary Use Permit;

(v) Commercial raising of domestic animals or poultry on lots having an area less than 1.0 hectare;

(w) Exterior lights that illuminate surrounding properties or a highway.

INFORMATION NOTE: Uses that are not permitted in this Bylaw may be considered upon application for a
Temporary Use Permit in accordance with Official Community Plan policies and regulations in this Bylaw
pertaining to Temporary Use Permits.

3.3 Siting and Setback Regulations

(1) The setback regulations set out in this Bylaw do not apply to any permitted sign or fence that does not
exceed 2.0 metres in height.

(2) No building or structure may be located within 15.0 metres of, nor less than 1.5 metres above, the
natural boundary of any lake, watercourse or the sea.

(3) Despite Subsection 3.3(2) no buildings or structures may be located within 30.0 metres of Ford Creek
or Beulah Creek or wetlands shown on Schedule D.

(4) Where fill is used to achieve the elevation required in Subsection 3.3(2), no portion of the fill slope
may be less than 15.0 metres from the natural boundary and the face of the fill slope must be
adequately protected against erosion by floodwaters.

(5) No building or structure may be located within 15.0 metres of the edge of any cliff, unless the owner
provides to the Islands Trust a certification signed by a professional engineer with experience in
geotechnical engineering that the siting of the building or structure is safe, in which case the minimum
distance is 10.0 metres.

(6) All pit toilets must be set back at least 15.0 metres from all lot lines.

(7) Feeding troughs, manure piles, buildings and structures for housing animals and sewage disposal fields
must be set back at least 30.0 metres from any well or from the natural boundary of any lake,
watercourse or the sea.

(8) The keeping of livestock or birds and the siting of buildings or structures used for housing livestock or
poultry is prohibited within 15.0 metres of the natural boundary of any lake, watercourse or the sea.

(9) Feeding troughs, manure piles and buildings and structures for housing animals must be set back at
least 15.0 metres from all lot lines.

(10) Buildings and structures used for the commercial growing of mushrooms, the commercial raising of
livestock or more than 100 birds must be set back at least 30.0 metres from any highway, lot line, and
the natural boundary of any lake, watercourse or the sea.

3.4 Height Regulations

(1) Buildings and structures other than agricultural buildings and structures must not exceed a height of 8.0
metres.
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(2)

(3)
(4)
(5)

Buildings and structures, other than agricultural buildings and structures, located within 100.0 metres
of the natural boundary of the sea must not exceed a height of 7.0 metres.

Accessory buildings and structures must not exceed a height of 6.0 metres.
Agricultural buildings and structures must not exceed a height of 10.0 metres.

The height limits set out in this section do not apply to any radio or television antenna, flag pole, lighting
pole, utility pole, water storage tank or wind turbine.

INFORMATION NOTE: Applications for development variance permits to vary the setback or height requirements
of this Bylaw can be considered by the Local Trust Committee.

3.5
(1)

(2)

3.6

Accessory Uses, Buildings and Structures

Unless a building is attached to a principal building by a structure having walls, roof, and a floor, it is for
the purposes of this Bylaw deemed not to be part of the principal building, but is deemed to be an
accessory building or structure.

The floor area occupied by a cistern used for domestic water or irrigation purposes is excluded from the
calculation of the floor area of any accessory building or structure.

Home Occupation Regulations

Prohibited Uses

(1)

Only the uses expressly permitted in subsections 3.6(3), 3.6(9), 3.6(11) and 3.6(22) inclusive are
permitted as home occupations. Without limiting the generality of the foregoing the following uses are
prohibited as home occupations:

(a) restaurant, food take-out service;

(b) retail store;

(c) salvage, junk or incineration business;
(d) chemical manufacturing;

(e) storage of toxic or flammable materials other than for use in small quantities in carrying out a
home occupation;

(f)  winery involving a lounge other than on ALR land;
(g) extraction and sale or delivery of groundwater;

(h) high-pressure cleaning, laundry, laundromat, shower or bathing facility or other activity that
involves the use of groundwater as a primary element of the home occupation or that causes
total domestic water use to exceed 350 litres per day;

(i) any activity that creates vibration, glare, fumes, odours, electrical interference or any other
nuisance ordinarily detectable off the lot on which the home occupation is operated; and

(j) any activity that is prohibited elsewhere in this Bylaw.

Limited Home Occupations
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(2)

(3)

(4)

(5)
(6)
(7)

Subsections 3.6(3) to 3.6(7) inclusive apply to home occupations conducted on lots less than 0.1 hectare
in area.

The following uses, and no other uses, are permitted as home occupations:
(a) Art and craft studios not open to the public;

(b) Professional office;

(c) Mail order business.

The maximum total combined floor area of all home occupations conducted on the lot is 40% of the
total combined floor area of the dwelling unit and accessory buildings, up to a maximum of 65 square
metres.

The home occupations must be conducted wholly within a principal dwelling unit.
The home occupations must be operated solely by residents of the property.

The noise level created by a home occupation on the lot must not be detectable at the lot line.

Basic Home Occupations Tier 1

(8)

(9)

Subsection 3.6(9) applies to home occupations conducted on lots of 0.1 hectare or larger and less than
0.4 hectares in area.

The following uses (including uses permitted in the Limited Home Occupations), and no other uses, are
permitted as home occupations:

(a) Home occupation uses listed in Subsection 3.6(3);
(b) Bed and breakfast;
(c) Art and craft studios, including incidental sales;

(d) Personal service, including incidental sales.

Basic Home Occupations Tier 2

(10)  Subsections 3.6(11) to 3.6(20) inclusive apply to home occupations conducted on lots of 0.1 hectare or
larger and less than 2.0 hectares in area.
(11)  The following uses, including uses permitted in the Limited Home Occupation and Basic Home
Occupations Tier 1, and no other uses, are permitted as home occupations:
(a) Home occupation uses listed in Subsection 3.6(3);
(b) Bed and breakfast;
(c) Artand craft studios, including incidental sales;
(d) Personal service, including incidental sales;
(e) Daycare;
(f)  Manufacture, assembly and repair of goods, including incidental sales;
(g) Welding shops, including incidental sales;
(h) Trades persons offices, including incidental sales;
(i) Sales distributorship;
(j) Sale of arts and crafts produced on the property, including incidental sales;
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(12)
(13)

(14)
(15)

(16)

(17)

(18)
(19)

(20)

(k) Rental of un-motorized boats, and kayaks;

(I)  Rental of bicycles and tools;

(m) Food processing and catering;

(n) Teaching classes limited to crafts, trades or arts;

(o) Sales of products grown or produced on the lot.

A maximum of two home occupations are permitted per lot.

The home occupations must be conducted wholly within a principal dwelling unit or an accessory
building.

Despite Subsection 3.6(13), kilns, daycare play areas and storage, may be outdoors.

Outdoor uses permitted in Subsection 3.6(14) must be screened from adjacent lots and public rights-of-
way with a vegetation screen or solid fence pursuant to Section 3.9 and 3.10.

The outdoor area that may be used for a home occupation is limited to:
(a) a combined maximum of 105 square metres for a kiln and daycare play area;

(b) a combined maximum of 10% of the total lot area up to a maximum of 500 square metres for
storage associated with home occupations.

The maximum total combined floor area of all home occupations conducted on the lot is 40% of the
total combined floor area of the dwelling unit and accessory buildings, up to a maximum of 80 square
metres.

The home occupations must be operated by residents of the property.

The maximum number of employees, other than residents of the lot, permitted at any time is 2 full-time
equivalents per lot.

The noise level created by a home occupation on the lot, must not be detectable at the lot line.

Extended Home Occupations

(21)

(22)

(23)
(24)

Subsections 3.6(22) to 3.6(30) inclusive apply to home occupations conducted on lots of 2.0 hectares or
larger in area.

The following uses; including the uses permitted in the lower tiers; and no other uses, are permitted as
home occupations on lots of 2.0 hectares or larger:

(a) Home occupation uses listed in subsections 3.6(3) and 3.6(9);

(b) Teaching classes for teaching crafts, trades or arts;

(c) Vehicle and boat repair, including incidental sales;

(d) Storage facilities for personal property, including incidental sales;

(e) Sawmilling, on lots larger than 4.0 hectares, including incidental sales;
(f)  Winery with outdoor picnicking, including incidental sales.

A maximum of two home occupations are permitted per dwelling.

The home occupations may be conducted within a principal dwelling unit, an accessory building or
outdoors.
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(25)  Outdoor uses permitted in Subsection 3.6(22) must be screened from adjacent lots and public rights-of-
way with a vegetation screen or solid fence pursuant to Section 3.9 and 3.10.

(26)  The outdoor area that may be used for a home occupation is limited to:
(a) a combined maximum of 105 square metres; plus

(b) a combined maximum of 10% of the total lot area up to a maximum of 500 square metres for
storage associated with home occupations.

(27)  The maximum total combined floor area of all home occupations conducted on the lot is 40% of the
total combined floor area of the dwelling unit and accessory buildings, up to a maximum of 150 square
metres.

(28)  The home occupations must be operated by residents of the property.

(29)  The maximum number of employees, other than residents of the lot, permitted at any time is 6 full-time
equivalents per lot.

(30)  The noise level created by a home occupation on the lot, must not be detectable at the lot line.
General Regulations

(31)  Subsections 3.6(32) to 3.6(36) inclusive apply to home occupations on any size lot.

(32) A dwelling unit that is used for a home occupation must be occupied as a residence.

(33) The home occupation must not use or store flammable or toxic materials involved in the home
occupation within a dwelling unit and storage of such materials must comply with any applicable
provincial regulations and guidelines.

(34) If a home occupation involves the use or storage of substances that may contaminate ground or surface
water, a containment system must be in place to ensure that the substances do not come into contact
with the ground.

INFORMATION NOTE: The operator of a home occupation must comply with all applicable regulations
of the Province of British Columbia, the Vancouver Island Health Authority and the Comox Valley
Regional District with respect to buildings, public health, noise, air quality, safety, water quality and
environmental protection.

(35) No changes must be made to the residential appearance of the property other than permitted signage,
required provision for parking and permitted outdoor storage and activities that comply with screening
regulations.

(36)  The storage and display of items for sale that are incidental to the home occupation must not take up
more than 10% of the area used for the home occupation.

Bed and Breakfast

(37)  Where a bed and breakfast home occupation is permitted in any zone subsections 3.6(38) to 3.6(41)
inclusive apply.

(38)  The operator of the bed and breakfast home occupation must:

(a) provide only temporary accommodation for the travelling public;
(b) use only rooms that are located in the dwelling unit in which the home occupation is operated,
for the accommodation of the travelling public;
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(39)
(40)

(41)

3.7
(1)

BL155

02/2018

(c) provide no more than two beds per bedroom; and
(d) serve breakfast meals to guests who have been accommodated overnight.
Bed and breakfast home occupations are not permitted on lots with areas of less than 0.1 hectares.

The number of bedrooms used to accommodate the travelling public in a bed and breakfast home
occupation must not exceed:

(a) one if the lot is 0.25 hectares or less in area;
(b) two if the lot is greater than 0.25 hectares and 1.0 hectare or less in area;
(c) three if the lot is greater than 1.0 hectare in area.

On lots designated as Aquifer IA on Schedule D2 of the Hornby Island Official Community Plan Bylaw
No. 149, bed and breakfast use is permitted provided that an authorized person as defined in the
Sewage System Regulations under the Public Health Act has stated in writing to the Islands Trust that
the sewage disposal system to which the building accommodating the proposed bed and breakfast use
is connected to is capable of providing adequate sewage treatment for residential use and for the
proposed bed and breakfast use.

Vacation Home Rental Uses
Vacation home rental uses must be in accordance with the following limitations:

(a) A dwelling unit may only be occupied by paying guests during the months of May, June, July,
August and September.

(b) Despite article 3.7(1)(a), on any lot permitted two dwelling units, one dwelling unit may be
occupied by paying guests at any time, provided that an owner or tenant is resident in a second
lawful dwelling unit on the lot during the vacation home rental occupancy.

(c) During any period of seven consecutive days a dwelling unit may be occupied by only one guest
or guest party.

INFORMATION NOTE: The following information is not part of the Bylaw and is for information purposes only.
Regulation 3.7.1(c) permits the use of a vacation home rental for a period of less than seven days (for example
a three night rental). As an example, the reqgulation does not permit a vacation rental unit to be rented for three
days to one group and then three days to a different group during that same seven day period. Limiting rental
turnover within a seven day rental period in a dwelling is important in helping maintain the rural residential
character of Hornby’s neighbourhoods, while allowing vacation home rental use to occur in a dwelling.

(d) A dwelling used for vacation home rental use shall not be used to accommodate more than two
beds per bedroom or more than three bedrooms if the lot on which the dwelling is located has
an area of less than 1.0 hectare, or more than four bedrooms if the lot has an area of 1.0 hectare
or more.

(e) A vacation home rental use shall not alter the residential character or appearance of the lot in
which the vacation home rental use is located, with the exception of required parking spaces
and the sign required in Section 3.7, which may be posted only when a vacation home rental is
occurring.
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(f) On lots designated as Aquifer IA on Schedule D2 of the Hornby Island Official Community Plan
Bylaw No. 149, vacation home rental use is permitted provided that an authorized person as
defined in the Sewage System Regulations under the Public Health Act has stated in writing to
the Islands Trust that the sewage disposal system to which the building accommodating the
proposed vacation home rental use is connected to is capable of providing adequate sewage
treatment for residential use and for the proposed vacation home rental use.

(2) A sign must be posted on the premises of each vacation home rental use while the use is occurring,
clearly legible from a public road, indicating contact information including the name and telephone
number of the owner of the premises or an agent of the owner who is reasonably available to deal with
any impacts of the rental use on neighbouring premises.

3.8 Secondary Suites
(1) Where a secondary suite is permitted in Part 8 of this Bylaw, the suite must:

(a) be authorized by a Siting and Use Permit;

(b) meet all requirements of the British Columbia Building Code;
(c) contain at least one bedroom and bathroom, a separate kitchen and living area;
(d) be allocated at least one off-street parking area on the same lot, in addition to any parking

requirements for the principle dwelling unit;

(e) be located wholly within the principle residential dwelling;
(f) be occupied by the owner or residential tenant; and
(g) be limited in size to 40% of the floor area of the principal dwelling unit to a maximum floor area

of 90 square metres.

(2) Where a secondary suite is permitted in Part 8 of this Bylaw, an authorized person as defined in the
Sewage System Regulations under the Public Health Act must state in writing to the Islands Trust that
the sewage disposal system to which the building accommodating the secondary suite is connected to
is capable of providing adequate sewage treatment for the principal dwelling and secondary suite.

(3) Despite Part 8 of this Bylaw, a secondary suite is not a permitted use in a dwelling on any lot within the
heavily developed — high vulnerability aquifer designation as shown on Schedule D2 of the Hornby Island
Official Community Plan Bylaw No. 149.

3.9 Fences

(1) Within the setbacks from any lot line as prescribed in Part 8 of this Bylaw, the maximum height of a
fence is 2.0 metres and, elsewhere, the maximum height of a fence is 3.0 metres.

(2) The provision of a landscape screen is exempted from Section 3.7.
3.10 Screening

(1) Screening must be provided in the form of a wood fence of sound construction or evergreen native
vegetation, of a sufficient height to provide a complete and year-round visual screen between the uses
being separated:

(a) where materials, tools, equipment, containers or finished products of a home occupation,
commercial or industrial use are stored outside a building or enclosed structure or where the
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(2)

3.11
(1)

(b)

(c)

(d)

use is carried out outdoors, by the owner of the lot on which the storage or use is occurring and
on that lot, to screen the outdoor storage area or use from adjacent lots and highways;

where an industrial use is adjacent to a commercial or residential use, by the owner of the lot
on which the industrial use is located and on that lot, to screen the industrial use from the
commercial or residential use;

where a commercial use is adjacent to a residential use, by the owner of the lot on which the
commercial use is located and on that lot, to screen the commercial use from the residential
use;

where five or more motor vehicle parking spaces are required by this Bylaw to be provided, or
where one or more derelict vehicles are parked or stored on a lot, by the owner of the lot on
which the parking spaces or vehicles are located, to screen the vehicles from any adjacent
highway and from any adjacent residential use.

Subsection 3.10(1) need not be complied with if the use or parking area is completely screened year
round from view from the adjacent highway or use or lot, as the case may be, by evergreen native
vegetation at least two metres high, but those requirements must be complied with if the native
vegetation is removed or damaged such that it no longer provides a complete screen.

Temporary Dwelling

A recreational vehicle, mobile home, caravan, travel trailer or existing structure may be used as a
temporary dwelling while a principal dwelling unit is under construction provided that:

(a)
(b)
()

(d)

A siting and use permit has been issued for the principal dwelling unit;
The period of occupancy of the temporary dwelling does not exceed 365 days;

The temporary dwelling is sited to permit direct discharge of effluent into an approved
sewage disposal system; and

On completion and occupancy of the principal dwelling unit, the recreational vehicle, mobile
home, caravan, travel trailer or existing structure is not used as a dwelling.

INFORMATION NOTE: Information guides and application forms for Siting and Use Permits can be found on the
Hornby Island webpage under “Land Use Planning- Application Guides & Forms” on the Islands Trust website:
(http://www.islandstrust.bc.ca/islands/local-trust-areas/hornby.aspx)

3.12
(1)

3.13
(1)

Derelict Vehicles and Mechanical Equipment

No parcel shall be used for the wrecking or storage of derelict automobiles, vessels or mechanical
equipment.

Use of Common Property

Land comprising the common property in a strata plan is not a lot for the purposes of the provisions of
this Bylaw permitting dwellings in respect of lots,
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3.14  Lots Divided by a Zone Boundary

(1) If a lot is divided by one or more zone boundaries, the density permitted, including lot coverage, must
be calculated by reference to the areas of the portions of the lot lying within each zone, and dwellings
may only be constructed on any portion of the lot if, and to the extent that, the density and siting
regulations for that portion are complied with.

(2) Despite Subsection 3.14(1), if one of the portions of the lot is in the Agricultural (A1) zone, the dwelling
permitted in respect of that portion of the lot may be sited on another portion of the lot.

Hornby Island Land Use Bylaw No. 150, 2014 — Schedule A Page 24

133



PART 4

SIGN REGULATIONS

4.1 Permitted Signs

(1) Freestanding and facia signs affixed to a building or structure are permitted in accordance with Table
4.6 and all other signs are prohibited.

4.2 Prohibited Signs

(1) Despite Section 4.1, the following types of freestanding and fascia signs are prohibited:

(a) internally illuminated, blinking, backlit, and neon signs;

(b) signs with moving parts;

(c) signs that are designed to make noise;

(d) third party signs;

(e) signs painted on a natural rock face;

(f) signs illuminated by a floodlight or spotlight;

(g) signs that project over a highway or other public property; and

(h) signs that are sited or otherwise placed in a location seaward of the natural boundary of the
sea.

4.3 Exempt Signs
(1) The following signs are exempt from the regulations in this part:

(a) directional, traffic control, informational, interpretive and navigational signs sited and
maintained by a public authority, agency or their authorized agents;

(b) warning signs such as private property signs prohibiting trespassing, vehicles, overnight
camping or hunting, subject to the sign not exceeding 1.0 square metre in area;

(c) signs of duly nominated candidates for public office, provided that the signs are removed within
14 days after the date of the election;

(d) real estate signs located on a property that is for sale, subject to the sign not exceeding 1.0
square metre in area, provided that the signs are removed within 14 days after the sale of the
property;

(e) temporary notices posted for less than 60 days; and

(f) in the Mariculture (M3) zone, up to two signs each not exceeding 0.5 square metre in area per
water lot lease or license area indicating the type of mariculture being carried out on the lease
or license.

4.4 Siting and Height

(1) A sign permitted in this part may be located anywhere on the property including within a required front
yard or exterior side yard setback area.
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4.5
(1)

4.6
(1)

Obsolete Signs

Any sign which has become obsolete because of the discontinuance of the business, service or activity

which it advertises must be removed within 30 days after the sign becomes obsolete.

Sign Number and Area

Every sign, except those exempted in Section 4.3, must comply with Table 4.6.

Zone/Use

Vacation Home

Table 4.6: Sign Number and Area

Number of Signs Permitted for each
Lot, Premises or Use

1 per lot or vacation home rental use

Maximum Total Sign Area
Permitted for Each Lot, Premises
or Use

15 centimetres by 30 centimetres

M5

Rental Use

R1, R2, R3, R4, 1 per lot or home occupation 1.0 m?
Al, A2, A3, A4 1 per home occupation 1.0 m?
C1,C2,C3,C4,C5, | 1peruse 4.0m?
Ce6, C7,C8

EP1, WS None n/a
P1, P2 None n/a
PU 1 per use 4.0 m?
M1, M2, M3, M4, | 1 per tenure n/a
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PART 5 PARKING REGULATIONS

5.1 Location

(1) All required off-road parking spaces shall be located on the lot on which the use or occupancy in respect
of which they are required is located, or on a lot within 100 metres, with appropriate zoning.

(2) In the case of a parking space for persons with disabilities, it shall be located at the closest point as is
practical to the main entrance to any building containing the use for which the parking space is required.

5.2 Design Standards

(1) Each parking space shall be accessible to a highway via a manoeuvring aisle not less than 7.5 metres in
width in the case of 90 degree parking; 5.5 metres in width in the case of 60 degree parking; and 3.5
metres in width in the case of 45 degree and parallel parking; and no parking space may abut a
highway such that the use of the parking space necessitates reversing a motor vehicle from or onto
the highway. If a parking space is accessible directly from a lane the combined length of the parking
space and width of the lane shall be at least 12.5 metres.

(2) Parking spaces shall be at least 2.5 metres in width and 5.5 metres in length, exclusive of manoeuvring
aisles, and have unobstructed vertical clearance of at least 2 metres. Parallel parking spaces shall
notwithstanding the foregoing have a length of 7.5 metres.

(3) Where more than four parking spaces are provided, other than on a residential lot, the parking area
must have a hard, permeable, durable surface such as interlocking bricks or well packed gravel that
does not produce dust.

(4) Parking spaces in setback areas must not cover more than 40% of that area.

(5) No parking area may have a gradient in any direction of more than 10%.
p g Yy g y

5.3 Calculation

(2) Where more than one use is located on a lot, the total number of parking spaces required is the sum
of the requirements for the uses calculated separately.

(2) Where a particular use is not specifically listed in Table 5.4, the number of parking spaces required for
the most similar listed use applies.

(3) Where the number of spaces required includes a fraction, the owner or occupier must provide the
next highest whole number of parking spaces.

5.4 Number of Off-Street Parking Spaces

(2) Every owner of land must provide and maintain on the lot off-road vehicle parking spaces in
accordance with Table 5.4.
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Table 5.4 : Number of Off-Street Parking Spaces

Use of Building or Lot

Minimum Number of Minimum Number of | Minimum Number

Parking Spaces

Parking Spaces for
Persons with

of Bicycle Parking
Spaces (1 rack must

Disabilities secure a minimum
of 4 bicycles)
1. dwelling unit 2 per dwelling unit n/a n/a
secondary suite 1 per secondary suite n/a n/a
restaurant, pub, cafe | 1 per 2 seats Greater of 1or 1 per | Greater of 1 or 1 per
50 parking spaces 50 parking spaces
4. bed and breakfast 1 per bedroom used for | n/a n/a
home occupation and | guest accommodation
vacation home rental
use
5. service stations and 4 plus 2 per service bay | Greater of 1 or 1 per | Greater of 1 or 1 per
fire halls or fire truck bay 50 parking spaces 50 parking spaces
6. school 1 per employee plus 10 | Greater of 1 or 1 per | Greater of 1 or 1 per
for visitors 50 parking spaces 50 parking spaces
7. marinas and boat 1 per 3 berths and 4 per | Greater of 1 or 1 per | Greater of 1 or1 per
ramps boat ramp or hoist 50 parking spaces 50 parking spaces
8. hotel, motel, lodge, 1 per visitor Greaterof 1 or 1 per | Greater of 1 or 1 per
resort accommodation unit 50 parking spaces 50 parking spaces
9. community housing 1 per dwelling unit n/a n/a
10. home occupation 1 per two employees n/a n/a
other than a bed and | plus the number
breakfast required for the
relevant commercial or
industrial use
11. community hall, 1 per 4 seats of meeting | Greater of 1 or 1 per | Greater of 1 or 1 per
church, social hall assembly room 50 parking spaces 50 parking spaces
maximum seating
capacity
12. industry, equipment | 1 per 40 m? of floor area | Greater of 1 or 1 per | Greater of 1 or 1 per
storage, building 50 parking spaces 50 parking spaces
material supply,
warehouse
13. retail, financial 1 per 20 m? of floor area | Greater of 1 or 1 per | Greater of 1 or 1 per
service, personal 50 parking spaces 50 parking spaces
service, office, post
office, library, bakery,
museum
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PART 6 SUBDIVISION REGULATIONS

6.1
(1)

(2)

6.2
(1)

6.3
(1)

(2)

Lot Area Calculations

Subdivisions shall comply with the minimum and minimum average lot area regulations set out in Part
8. For the purposes of this Bylaw, the average lot area is the sum of the areas of the proposed lots
divided by the number of proposed lots. Where there is no minimum average lot area specified in the
zone the minimum lot area shall be considered the minimum average lot area.

If an owner of land being subdivided dedicates as parkland more than 5% of the land being subdivided,
the area greater than 5% may, for the purpose of determining compliance with minimum average lot
area regulations set out in Part 8, be included in the total area of lots being created.

Exemptions from Average and Minimum Lot Area Requirements
The minimum and average lot size areas specified in this Bylaw do not apply:

(a) where the lot is being created for the purpose of accommodating unattended equipment
necessary for the operation of a community water or sewer system, telephone exchange,
electrical substation, or similar public service facility, and the use of the lot will generate no
sewage;

(b) where the lot being created is to be used solely for park use or natural open space or
conservation purposes provided that a covenant is granted that restricts the use of the lot to
that purpose;

(c) where a lot is created by the consolidation of two or more lots; or
(d) to the adjustment of boundaries between lots provided that:

(i) the area of any lot would not be increased to an extent that it could be subdivided into
more lots than would be permitted under this Bylaw without the boundary adjustment;
and

(ii) the area of the new lot is not less than the minimum lot area specified for that zone; or
(iii) the area of the new lot is not less than the existing minimum lot area; and

(iv) the total number of lots after the boundary adjustment is no more than the total
number of lots before the boundary adjustment.

Covenants Prohibiting Further Subdivision and Development

If a proposed subdivision is to yield the maximum number of lots permitted by the applicable minimum
and average lot areas specified in Part 8, and one or more of the lots being created has an area equal to
or greater than twice the applicable minimum average lot area, the applicant shall grant a covenant in
respect of every such lot, prohibiting further subdivision of the lot and prohibiting construction,
erection, or occupancy on the lot of more than the applicable zone’s permitted number of residential
dwelling units and accessory buildings.

If a subdivision is proposed that yields fewer than the maximum number of lots permitted by the
applicable minimum and minimum average lot areas specified by this Bylaw, and:
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(a) one or more of the lots being created has an area equal to or greater than twice the applicable
minimum average lot area; and

(b) one or more of the lots being created has an area less than the applicable minimum average lot
area the applicant shall grant a covenant in respect of every lot prohibiting:

(i) the subdivision of the lot so as to create a greater total number of lots by subdivision
and re-subdivision of the original lot than would have been created had the first
subdivision created the maximum number of lots permitted by the applicable minimum
and minimum average lot areas specified by this Bylaw; and

(ii) the construction, erection, or occupancy on the lot of residential dwelling units and
accessory buildings so as to create greater density of such development on the original
lot than would have been created had the original lot been developed to the greatest
density permitted by this Bylaw without subdivision.

(3) If the approval of a bare land strata plan would create common property on which this Bylaw would
permit the construction of a residential dwelling unit, if the common property were a lot, the applicant
shall grant a covenant in respect of the common property prohibiting the further subdivision of the
common property, the construction of any residential dwelling unit on the common property, and the
disposition of the common property separately from the strata lots.

6.4 Boundary Adjustment Subdivisions

(1) A boundary adjustment subdivision is prohibited if it would result in the increase of the area of any lot
to the point where the new lots created could together be subdivided into more lots than would be
permitted under this Bylaw without the boundary adjustment.

(2) A boundary adjustment subdivision resulting in a lot lying in two or more zones is prohibited, except
where all of the lots being subdivided are located in two or more zones.

6.5 Section 514 Subdivisions (Residence for a Relative)

(2) No lot having an area less than 8 hectares may be subdivided pursuant to the Local Government Act to
provide a residence for the relative of the owner unless the lot is entirely within the Agricultural Land
Reserve.

6.6 Lot Frontage and Lot Shape

(1) The frontage on a highway of any lot in a proposed subdivision and having highway frontage shall be at
least 10% of its perimeter, unless exempted by the Local Trust Committee pursuant to the Local
Government Act.

(2) No lot in a proposed subdivision may have a depth greater than three times its width, excluding the

width of any panhandle access strip.

(3) If a proposed panhandle lot is not capable of being further subdivided under this Bylaw, the minimum
width of the access strip at any point is 10.0 metres.

(4) If a proposed panhandle lot is capable of being further subdivided under this Bylaw, the minimum width
of the access strip at any point is 20.0 metres.
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6.7 Split Zoned Lots

(1) The creation of additional lots lying within two or more zones is prohibited.

6.8 Split or Hooked Lots

(1) No additional lot which is divided into two or more portions by a highway or another lot may be created
by subdivision.

6.9 Double Frontage Lots

(1) No additional lot having frontage on more than one highway other than a corner lot may be created by
subdivision.

6.10 Highway Standards

INFORMATION NOTE: For information on road standards see the Letter of Agreement between the Islands Trust
and the Ministry of Transportation and Infrastructure, dated October 20, 1992 and as subsequently amended
July 18, 1996.

6.11  Water Supply Standards

INFORMATION NOTE: For information on water quantity (volume) and quality (potability) requirements for
proposed lots served by individual wells, contact the Provincial Approving Officer, Ministry of Transportation and
Infrastructure, and for proposed lots served by a community water system contact the Vancouver Island Health
Authority.

6.12  Onsite Disposal

INFORMATION NOTE: All uses of property which produce waste water require the installation of a waste disposal
system installed in compliance with the Sewerage System Regulation. Contact the Vancouver Island Health
Authority for information.
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PART 7 ESTABLISHMENT OF ZONES

7.1
(1)

Division into Zones

The Hornby Island Local Trust Area is divided into the following zones, the geographic boundaries of

which are as shown on the Zoning Map designated as Schedule B and the regulations for which are set

out in Part 8.

Zone Name Zone Abbreviation
Residential 1 —Small LOT....cccveriiriiiiieieeeeeeeeneeeeee e R1
Residential 2 — Large Lot Residential .........cccccvveeiiiiiiiiciiiee e R2
Residential 3 — Community HOUSING ......ccvviiiiiiiieeciieee et R3
Residential 4 — FOreSt .....oceiiieiieiiiiiieieeeeite ettt R4
Y ol U (1] o USSR Al
Agriculture 2 — Agricultural/Land Co-operative..........ccceeeeeeeeveeccreeeeneeens A2
Agriculture 3 — Agricultural/Land Co-operative......ccccecuveeee crvevieesiveeveennenn A3
Agriculture 4 — Agricultural/Land Co-operative......cccoceecveeee crvevreesiveeveennenn Ad
Commercial 1 — Service Station Commercial......cccccevveieniieniieeiieeneeeee, Cc1
Commercial 2 — Retail Limited Commercial..........ccccceveininninnieeneeneeneene C2
Commercial 3 — Comprehensive Commercial........cccceecuveeeircieeeincieee e, C3
CommMErcCial 4 — RESOM.....cccuiiiieiieiiereerc ettt e c4
CommeErcial 5 —=RESOM ...cccueeiiiiiiieiiereeecee e C5
CommMErcial 6 = RESOM.....cccuiiiiieiieiierere ettt C6
Commercial 7 — Campground ......c..ueeeeeiiieeeiiieeeecree e erree e esree e sree e e saveeas c7
Commercial 8 — CamPEround .........cececuiieeeiiiieee et eciree e et e eree e e eaaeeas C8
Ecosystem Management/Groundwater Recharge .......c.ccceeuveeeveeecreeeeneeens EP1
Water Supply Protection Ar€a........cooccciiiiiieee et WS
PUBIIC PArK ..o P1
Public Park Undeveloped..........uuueeieeieeeiieeeee ettt e P2
PUBIIC USE ettt st PU
Marine CONSEIrVAtION .....c.ueiiiiiiiiee e M1
MAFINE PATK ..eeieeieeeeee et e e M2
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1Y YA (o0 | (VT <IN M3

Y T L (ol A Yo ol =L SRR M4
IMLAEINE SEIVICE vt e vt e et e e e aaa e e seraeeerenas M5
Marine Private MOOIAEE ...cooeeeeeeeeeeeeecceeeeeceeceeeeee e M6

7.2 Zone Boundaries

(1) Where a zone boundary on Schedule B coincides with a lot line, the lot line is the zone boundary.

(2) Where a zone boundary is shown on Schedule B as following any highway, right-of-way or stream, the
centre line of such highway, right-of-way, or stream is the zone boundary.

(3) Where land-based and water-based zone boundaries shown on Schedule B coincide, the zone boundary
shall be the surveyed lot line as shown on the most recent plan registered in the Land Title Office, and
where there is no such plan the natural boundary of the sea is the zone boundary.

(4) Where a zone boundary shown on Schedule B does not follow a legally defined line and no dimensions
are shown by which the boundary could otherwise be located, the location of the boundary must be
determined by scaling from Schedule B and in that case the zone boundary is the midpoint of the line
delineating the zone boundary.

(5) Where two or more regulations within this Bylaw conflict, the more restrictive regulation shall apply.
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PART 8 ZONE REGULATIONS

8.1 Residential 1 — Small Lot (R1) Zone (Galleon Beach, Shingle Spit, Sandpiper, Whaling Station
Bay/Anderson Drive and portion of Klaver Lot)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) residential use of a dwelling;

(b) residential use of a recreational vehicle;

(c) accessory uses, buildings and structures, including but not limited to home occupations; and
(d) vacation home rental use.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of one residential dwelling unit or recreational vehicle used for a residential use per
lot; and

(b) accessory buildings and structures.

(3) Lot coverage must not exceed 10% of any lot having an area of 1.0 hectare or more, nor 15% of any lot
having an area of less than 1.0 hectare.

Siting and Size

(4) The minimum setback for any building or structure or recreational vehicle used for a residential use,
except for a fence or pump/utility house shall be:

(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot line, or 6.0 metres in the case of a lot having an area less than 4000
m2.
(c) 6.0 metres from any interior side lot line, or 3.0 metres in the case of a lot having an area less
than 4000 m?; and
(d) 8.0 metres from any exterior side lot line, or 6.0 metres in the case of a lot having an area less
than 4000 m?.
(5) The floor area of a residential dwelling unit must not exceed 200 m2.
(6) The total combined floor area of all accessory buildings on a lot must not exceed 100 m?2,

Subdivision Lot Area Requirements

(7) No lot may be created by subdivision that has a lot area of less than 1.0 hectare.

Site Specific Regulations
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(8) The following table denotes locations where, despite or in addition to the regulations in this Section,
specific regulations apply. In the first column, the zone abbreviation and the lower-case letter refer to
the notation on the zoning map. The second column describes the location where the specific

regulations set out in column three apply:

Site-
Specific

Zone

R1(a)

R1(b)

Location
Description

Whaling Station
Bay/Anderson
Drive and portion
of LOT 11,
SECTION 9,
HORNBY ISLAND,
NANAIMO
DISTRICT, PLAN
25736; PID-002-
659-026

Shingle Spit
Residences

Site Specific Regulations

Despite Subsection 8.1.5 of this Bylaw, the floor area of a
residential dwelling unit must not exceed 150 m?, however if
a rain water catchment and storage system capable of
storing 1155 litres of potable water and supplying it to the
residential dwelling unit is maintained on the same lot, the
floor area of the residential dwelling unit must not exceed
200 m?.

1. Despite Subsection 8.1.2 of this Bylaw:

a) a maximum of one residential dwelling unit is permitted
for each 0.24 hectares of lot area;

b) a maximum of 12 residential dwelling units are permitted
per lot;

¢) amaximum of one accessory building is permitted per lot
not exceeding 8 m? in floor area.

2. Despite Subsection 8.1(4)(c) of this Bylaw, the minimum
setback for any building or structure, except for a fence or
pump/utility house shall be 3.0 metres from an interior side
lot line.

3. Despite Subsection 8.1(5) of this Bylaw, the floor area of a
residential dwelling unit must not exceed 186 m>.

4. Despite Subsection 8.1(7) of this Bylaw, land in the R1(b)
zone may not be subdivided.
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8.2 Residential 2 — Large Lot (R2) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:
(a) residential use of a dwelling;
(b) residential use of a recreational vehicle;
(c) secondary suite in a dwelling on lots 2.0 hectares or larger;
(d) horticulture accessory to a principal residential use;
(e) agriculture accessory to a principal residential use on lots 2.0 hectares or larger;
(f) silviculture accessory to a principal residential use on lots 2.0 hectares or larger;
(g) accessory uses, buildings and structures, including but not limited to home occupations; and
(h) vacation home rental use.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of one residential dwelling unit per lot having an area less than 4.0 hectares;
(b) a maximum of two dwelling units per lot having an area of 4.0 hectares or larger; and
(c) accessory buildings and structures.
(3) Lot coverage must not exceed 10% of any lot having an area of 1.0 hectare or more, nor 15% of any lot

having an area of less than 1.0 hectare.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house shall be:
(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot lineg;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(5) The floor area of a residential dwelling unit must not exceed 300 m2.
(6) The total combined floor area of all accessory buildings on a lot must not exceed 200 m?2,

Subdivision Lot Area Requirements
(7) No lot may be created by subdivision that has a lot area less than 1.0 hectares.

(8) No subdivision plan may be approved unless the lots created by the subdivision have an average area
of at least 2.0 hectares.

Other Regulations

(9) Despite Subsection 8.2(8), for lots where two legal dwellings are permitted, the minimum average lot
area must be greater than 4.0 hectares.
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8.3

Residential 3 — Community Housing (R3) Zone (Elder Housing)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) community housing;
(b) residential use of a dwelling; and
(c) accessory uses, buildings and structures.

Permitted Buildings, Structures and Density

(2)

(3)

The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of one residential dwelling unit per lot;

(b) a maximum of six community housing dwelling units per 1.0 hectare of lot area to a maximum
of 20 community housing dwelling units per lot;

(c) accessory buildings and structures;
(d) a maximum of one accessory community facility; and
(e) a maximum of one accessory building per residential dwelling unit and one accessory building

per dwelling unit in a community housing development.

Lot coverage must not exceed 10% of any lot having an area of 1.0 hectare or more, nor 15% of any lot
having an area less than 1.0 hectare.

Siting and Size

(4)

(5)
(6)
(7)
(8)
(9)

The minimum setback for any building or structure, except for a fence or pump/utility house shall be:

(a) 8.0 metres from a front lot line;

(b) 8.0 metres from a rear lot lineg;

(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

The floor area of a residential dwelling unit must not exceed 150 m2.

The floor area of a dwelling unit in a community housing development must not exceed 150 m?2.
The floor area of an accessory community facility must not exceed 200 m2.

The floor area of an accessory building must not exceed 8.0 m2.

The total combined floor area of all accessory buildings on a lot, excluding the 200 m? permitted for the
accessory community facility, must not exceed 150 m?2.

Subdivision Lot Area Requirements

(10)

Land in the R3 zone may not be subdivided.
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8.3A Residential 3A — Community Housing (R3A) Zone (ISLA)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) residential use of a dwelling;
(b) community housing;

(c) attached housing;

(d) live/work studios; and

(e) accessory uses including but not limited to home occupations.

Permitted Buildings, Structures and Density

(2)

(3)

The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of five community housing dwelling units per 1.0 hectare of lot area to a maximum
of 30 community housing dwelling units per lot;

(b) a maximum of four live/work studios per lot;

(c) accessory buildings and structures;

(d) a maximum of one accessory community facility; and

(e) a maximum of one accessory building per community dwelling unit .

Lot coverage must not exceed 10% of any lot having an area of 1.0 hectare, or more than 15% of any lot
having an area less than 1.0 hectare.

Siting and Size

(4)

(5)

(6)
(7)
(8)

The minimum setback for any building or structure, except for a fence or pump/utility house shall be:

(a) 8.0 metres from a front lot line;

(b) 8.0 metres from a rear lot lineg;

(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

The floor area of a dwelling unit, including a live/work studio, in a community housing development
must not exceed 150 m?2.

The floor area of an accessory community facility must not exceed 200 m2,
The floor area of an accessory building must not exceed 10.0 m2.

The total combined floor area of all accessory buildings on a lot, including the 200 m? permitted for the
accessory community facility, must not exceed 500 m?2.
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8.4 Residential 4 — Forest (R4) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:
(a) residential use of a dwelling;
(b) secondary suite in a dwelling on lots 2.0 hectares or larger;
(c) horticulture accessory to a principal residential use;
(d) agriculture accessory to a principal residential use on lots 2.0 hectares or larger;
(e) silviculture accessory to a principal residential use on lots 2.0 hectares or larger;
(f) accessory uses, buildings and structures including but not limited to home occupations; and
(g) vacation home rental use.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of one residential dwelling unit per lot having an area less than 4.0 hectares;
(b) a maximum of two residential dwelling units per lot having an area of 4.0 hectares or greater;
and
(c) accessory buildings and structures.
(3) Lot coverage must not exceed 5%.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house shall be:
(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot lineg;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

(5) The floor area of a residential dwelling unit must not exceed 300 m2.

(6) The total floor area of all accessory buildings on a lot must not exceed 100 m? per residential dwelling
unit.

Subdivision Lot Area Requirements
(7) No lot may be created by subdivision that has a lot area of less than 4.0 hectares.

(8) No subdivision plan may be approved unless the lots created by the subdivision have an average area
of 16.0 hectares or greater.

8.5 Agriculture 1 (A1) Zone
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Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) residential use of a dwelling;

(b) agriculture;

(c) silviculture;

(d) secondary suite in a dwelling, on lots 2.0 hectares or larger;

(e) accessory uses, including but not limited to home occupations; and
(f) vacation home rental use.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of one dwelling unit per lot having an area less than 4.0 hectares;
(b) a maximum of two dwelling units per lot having an area of 4.0 hectares or greater; and

(c) accessory buildings and structures.

INFORMATION NOTE: It is necessary to comply with Agriculture Land Commission Regulations regarding second
dwellings, for those properties within the Agricultural Land Reserve. ALC approvals may be required for second
dwellings and secondary suites in addition to compliance with Section 3.8 of this Bylaw.

(3) Lot coverage must not exceed 10% of any lot having an area of 1.0 hectare or more, nor 15% of any lot
having an area less than 1.0 hectare.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house shall be:
(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot line;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(5) The total combined floor area of all accessory buildings on a lot, excluding buildings exclusively devoted

to agricultural use, must not exceed 200 m2.
Subdivision Lot Area Requirements

(6) No lot may be created by subdivision that has a lot area less than 16.0 hectares.

Agricultural Land Reserve Farm Use Regulations

(7) Where land is in the Provincial Agricultural Land Reserve, farm use is a permitted use, and
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(8)

(9)

(a) the maximum floor area for retail sales ancillary to a British Columbia licensed winery or cidery
use is 20.0 square metres.

(b) the maximum floor area for a food and beverage service lounge ancillary to a British Columbia
licensed winery or cidery use is 20.0 square metres.

(c) an indoor or outdoor food and beverage lounge ancillary to a British Columbia licensed winery
or cidery is limited to the hours of operation of 10:00 a.m. to 8:00 p.m.

Where land is in the Provincial Agricultural Land Reserve, non-farm uses permitted by this Bylaw within
a zone are permitted only:

(a) if also approved by the Provincial Agricultural Land Commission by written order and only to
the extent provided by the written order; or

(b) if also permitted by the Agricultural Land Reserve Use Regulation and only to the extent
permitted by this Bylaw.

Land uses which are permitted in the Agricultural Land Reserve unless otherwise prohibited by a local
government bylaw are permitted to the extent permitted in the Agricultural Land Reserve Use
Regulation, except as follows:

(a) operation of a temporary saw mill is limited to the milling of timber harvested from the lot on
the lot by a portable sawmill.
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8.6

Agriculture 2 — Agricultural/Residential (A2) Zone (Shire Property)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) residential use of a dwelling;

(b) secondary suite;

(c) agriculture; and

(d) accessory uses, buildings and structures including but not limited to home occupations.

Permitted Buildings, Structures and Density

(2)

(3)

The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of 12 residential dwelling units per lot;
(b) a maximum of one accessory building per residential dwelling unit.

Lot coverage must not exceed 5% of any lot having an area of 1.0 hectare or more, nor 15% of any lot
having an area less than 1.0 hectare.

Siting and Size

(4)

(5)
(6)

The minimum setback for any building or structure, except for a fence or pump/utility house shall be:

(a) 8.0 metres from a front lot line;

(b) 8.0 metres from a rear lot line;

(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

The floor area of a residential dwelling unit must not exceed 300 m2.

The floor area of an accessory building must not exceed 100 m?.

Subdivision Lot Area Requirements

(7)

Land in the A2 zone may not be subdivided.
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8.7

Agriculture 3 - Agriculture/Residential (A3) Zone (Syzygy)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) residential use of a dwelling;

(b) agriculture;

(c) silviculture;

(d) secondary suite; and

(e) accessory uses, buildings and structures including but not limited to home occupations.

Permitted Buildings, Structures and Density

(2)

(3)

The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of 11 residential dwelling units; and
(b) accessory buildings and structures.

Lot coverage must not exceed 10%.

Siting and Size

(4)

(5)
(6)

The minimum setback for any building or structure, except for a fence or pump/utility house shall be:

(a) 8.0 metres from a front lot line;

(b) 8.0 metres from a rear lot line;

(c) 6.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

The floor area of a residential dwelling unit must not exceed 300 m2.

The floor area of an accessory building must not exceed 200 m?.

Subdivision Lot Area Requirements

(7)
(8)

Land in the A3 zone may not be subdivided.

The following table denotes locations where, despite or in addition to the regulations in this Section,
specific regulations apply. In the first column, the zone abbreviation and the lower-case letter refer to
the notation on the zoning map. The second column describes the location where the specific
regulations cited in column three apply:

Site- General Location Description Site Specific Regulations
Specific

Zone

A3(a) THE SOUTH 1/2 OF THE SOUTH EAST Despite Subsection 8.7(2)(a) of this
1/4 OF SECTION 15, HORNBY ISLAND, Bylaw, a maximum of three residential
NANAIMO DISTRICT; PID 009-649-417 dwelling units are permitted in the
A3(a) zone.
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8.8

Agriculture 4 — Agricultural/Residential (A4) Zone (Downes Point Land Holdings Ltd.)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) residential use of a dwelling;

(b) secondary suite;

(c) agriculture; and

(d) accessory uses, buildings and structures including but not limited to home occupations.

Permitted Buildings, Structures and Density

(2)

(3)

The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of nine residential dwelling units per lot;
(b) a maximum of one accessory building per residential dwelling unit.

Lot coverage must not exceed 5% of any lot having an area of 1.0 hectare or more, nor 15% of any lot
having an area less than 1.0 hectare.

Siting and Size

(4)

(5)
(6)

The minimum setback for any building or structure, except for a fence or pump/utility house shall be:

(a) 8.0 metres from a front lot line;

(b) 8.0 metres from a rear lot line;

(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

The floor area of a residential dwelling unit must not exceed 300 m2.

The floor area of an accessory building must not exceed 50 m?.

Subdivision Lot Area Requirements

(7)
(8)

Land in the A4 zone may not be subdivided.

The following table denotes locations where, despite or in addition to the regulations in this Section,
specific regulations apply. In the first column, the zone abbreviation and the lower-case letter refer to
the notation on the zoning map. The second column describes the location where the specific
regulations cited in column three apply:

Site- General Location Description Site Specific Regulations
Specific

Zone

A4(a) THE SOUTH 1/2 OF SECTION 1, HORNBY | Despite Subsection 8.8(2)(a) of this
ISLAND, NANAIMO DISTRICT, EXCEPT Bylaw, a maximum of one residential
PARCEL A (DD 1117791) AND EXCEPT dwelling unit is permitted in the A4(a)
THOSE PARTS IN PLANS 13495 AND zone.

19601; PID 009-655-123
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8.9 Commercial 1 — Retail (C1) Zone (Co-op and Service Station)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:
(a) retail;
(b) restaurant;
(c) service station;
(d) personal service; and
(e) office.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:
(a) accessory buildings and structures; and
(b) a maximum of one service station per lot.

(3) Lot coverage must not exceed 40%.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house shall be:
(a) 6.0 metres from a front lot line;
(b) 6.0 metres from a rear lot line;
(c) 3.0 metres from any interior side lot line; and
(d) 6.0 metres from any exterior side lot line.

Subdivision Lot Area Requirements

(5) No lot may be created by subdivision that has a lot area of less than 1.0 hectares.
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8.10 Commercial 2 — Limited Commercial (C2) Zone (Syzygy-Cardboard House Bakery)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) restaurant;

(b) bakery; and

(c) sale of crafts accessory to a restaurant or bakery use.
Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures.

Siting and Size

(3) The minimum setback for any building or structure, except for a fence or pump/utility house shall be:
(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot line;
(c) 6.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

(4) The floor area of a restaurant must not exceed 46 m2,

(5) The total seating capacity of a restaurant, including both indoor and outdoor seating must not exceed
20 seats.

(6) The total floor area of a bakery must not exceed 46 m2,

(7) The total floor area for accessory buildings located on a C2 zoned area must not exceed 41 m?.

(8) Despite Section 3.4 of this Bylaw, accessory buildings or structures located on a C2 zoned area must not

exceed a height of 5.0 metres or one storey.
Subdivision Lot Area Requirements

(9) Land in the C2 zone may not be subdivided.
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8.11

Commercial 3 - Comprehensive Commercial (C3) Zone (Hornby Island Resort — Thatch)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) retail;

(b) pub;

(c) restaurant;

(d) office;

(e) accessory uses including visitor accommodation units;

(f) residential use of visitor accommodation units, provided the visitor accommodation unit

constitutes only one dwelling unit; and

(g) residential use.

Permitted Buildings, Structures and Density

(2)

(3)

The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of 15 visitor accommodation units;
(b) a maximum of one accessory residential dwelling unit attached to a building used for a pub or
restaurant.

Lot coverage must not exceed 40%.

Siting and Size

(4)

(5)

(6)

(7)
(8)

The minimum setback for any building or structure, except for a fence or pump/utility house shall be:

(a) 6.0 metres from a front lot line;

(b) 6.0 metres from a rear lot line;

(c) 3.0 metres from any interior side lot line; and
(d) 6.0 metres from any exterior side lot line.

Despite Subsection 3.3(2), the setback for a restaurant/pub shall be 0.0 metres from the natural
boundary of the sea.

The maximum floor area of each visitor accommodation unit and any accessory dwelling unit shall be
93 m2.

The minimum seating capacity of a pub shall be fifty (50) indoor seats.

The maximum floor area of all buildings including the area of any accessory dwelling unit and excluding
the floor area of visitor accommodation units shall not exceed 465 m?.

Subdivision Lot Area Requirements

(9)

Land in the C3 zone may not be subdivided.
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Site—Specific Regulations

(10)  The following table denotes locations where, despite or in addition to the regulations in this Section,
specific regulations apply. In the first column, the zone abbreviation and the lower-case letter refer to
the notation on the zoning map. The second column describes the location where the specific
regulations cited in column three apply:

Site-Specific Site Specific Regulations
Zone

1.

C3(a)

Portion of LOT 1, SECTION 4-A,
HORNBY ISLAND, NANAIMO
DISTRICT, PLAN EPP20609; PID
028-882-075

Despite Subsection 8.11(1), the only
permitted use is parking.

Despite Subsection 8.11(2), no
buildings or structures are
permitted.
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8.12 Commercial 4 — Resort (C4) Zone (Sea Breeze)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) visitor accommodation;

(b) restaurant;

(c) retail and personal service;

(d) residential use accessory to visitor accommodation; and
(e) campground.

Permitted Buildings, Structures and Density

(2)

(3)

The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures;

(b) a maximum of five visitor accommodation units are permitted for each 1.0 hectare of lot area,
to a maximum of twenty visitor accommodation units per lot;

(c) a maximum of ten camp spaces; and
(d) a maximum of one residential dwelling unit is permitted per lot.

Lot coverage must not exceed 10% of any lot having an area of 1.0 hectare or more, nor 15% of any lot
having an area less than 1.0 hectare.

Siting and Size

(4)

(5)
(6)
(7)

The minimum setback for any building or structure, except for a fence or pump/utility house shall be:

(a) 8.0 metres from a front lot line;

(b) 6.0 metres from a rear lot line;

(c) 3.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

The floor area of a visitor accommodation unit must not exceed 80 m?2.
The floor area of a restaurant must not exceed 150 m?.

The total floor area for accessory buildings must not exceed 100 m? per lot.

Conditions of Use

(8)

(9)
(10)

Camping spaces must not be improved with concrete pads or dividers or water, sewage or electricity
connections and campgrounds must not be illuminated with electric lights.

Each camping space must accommodate not more than one vehicle.

Camping spaces may not be used by the same occupants for a period of more than four consecutive
weeks.

Subdivision Lot Area Requirements

(11)

The minimum lot area is 4.0 hectares.
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8.13 Commercial 5 — Comprehensive Commercial (C5) Zone (Ford Cove)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) visitor accommodation;

(b) restaurant;

(c) retail;

(d) liquid fuel sales for boats; and
(e) accessory residential.

Permitted Buildings, Structures and Density

(2)

(3)

The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures;
(b) a maximum of one accessory residential dwelling unit is permitted per lot; and
(c) a maximum of six visitor accommodation units are permitted per lot.

Lot coverage must not exceed 40%.

Siting and Size

(4)

(5)
(6)
(7)
(8)
(9)

The minimum setback for any building or structure, except for a fence or pump/utility house shall be:

(a) 6.0 metres from a front lot line;

(b) 6.0 metres from a rear lot line;

(c) 3.0 metres from any interior side lot line; and
(d) 6.0 metres from any exterior side lot line.

The floor area of a residential dwelling unit must not exceed 150 m2.
The floor area of a visitor accommodation unit must not exceed 80 m?,
The floor area of a restaurant must not exceed 46 m? per lot.

The floor area of a retail store must not exceed 46 m? per lot.

The total floor area for accessory buildings must not exceed 100 m? per lot.

Subdivision Lot Area Requirements

(10)

The minimum lot area is 1.0 hectare.
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8.14 Commercial 6 — Resort (C6) Zone (Dive Lodge)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) visitor accommodation; and

(b) residential use accessory to visitor accommodation.

Permitted Buildings, Structures and Density

(2)

(3)

The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures;

(b) a maximum of one visitor accommodation lodge per lot not exceeding 12 visitor
accommodation units; and

(c) a maximum of one accessory residential dwelling unit per lot.

Lot coverage must not exceed 40%.

Siting and Size

(4)

(5)
(6)
(7)

The minimum setback for any building or structure, except for a fence or pump/utility house shall be:

(a) 6.0 metres from a front lot line;

(b) 6.0 metres from a rear lot line;

(c) 3.0 metres from any interior side lot line; and
(d) 6.0 metres from any exterior side lot line.

The total floor area of a visitor accommodation lodge must not exceed 325 m?.
The total floor area for accessory buildings must not exceed 100 m? per lot.

The floor area of a residential dwelling unit must not exceed 150 m2.

Subdivision Lot Area Requirements

(8)

The minimum lot area is 1.0 hectare.
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8.15 Commercial 7 — Campground (C7) Zone (Tribune Bay)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) campground;
(b) accessory retail sales of camping supplies; and
(c) residential use accessory to campground use.

Permitted Buildings, Structures and Density

(2)

(3)

The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures;
(b) a maximum of 120 camping spaces in the C7 zone; and
(c) a maximum of one accessory residential dwelling unit in the C7 zone.

Lot coverage must not exceed 10% of any lot having an area of 1.0 hectare or more, nor 15% of any lot
having an area less than 1.0 hectare.

Siting and Size

(4)

(5)
(6)
(7)

The minimum setback for any building or structure, except for a fence or pump/utility house shall be:

(a) 8.0 metres from a front lot line;

(b) 6.0 metres from a rear lot line;

(c) 3.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

Camping spaces must be setback 15.0 metres from all lot lines.
The total floor area for accessory buildings must not exceed 100 m? per lot.

The total floor area of the accessory residential dwelling unit must not exceed 150 m2.

Conditions of Use

(8)

(9)
(10)

Camping spaces must not be improved with concrete pads or dividers or water, sewage or electricity
connections and campgrounds must not be illuminated with electric lights.

Each camping space must accommodate not more than one vehicle.

Camping spaces may not be used by the same occupants for a period of more than four consecutive
weeks.

Subdivision Lot Area Requirements

(11)

The minimum lot area is 4.0 hectares.
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8.16 Commercial 8 — Campground (C8) Zone (Ford Cove)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) campground.
Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures; and
(b) eight camping spaces per lot.

(3) Lot coverage must not exceed 10% of any lot having an area of 1.0 hectare or more, nor 15% of any lot
having an area less than 1.0 hectare.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house shall be:
(a) 8.0 metres from a front lot line;
(b) 6.0 metres from a rear lot line;
(c) 3.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(5) Camping spaces must be setback a minimum of 15.0 metres from all lot lines.
(6) The total floor area for accessory buildings must not exceed 50 m? per lot.

Conditions of Use

(7) Camping spaces must not be improved with concrete pads or dividers or water, sewage or electricity
connections and campgrounds must not be illuminated with electric lights.

(8) Each camping space must accommodate not more than one vehicle.

(9) Camping spaces may not be used by the same occupants for a period of more than four consecutive
weeks.

Subdivision Lot Area Requirements

(10) Land in the C8 zone may not be subdivided.
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8.17 Ecosystem Protection/Groundwater Recharge (EP1) Zone (Mount Geoffrey)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) low impact recreation; and

(b) sustainable ecosystem management.
Permitted Buildings, Structures and Density
(2) No buildings or structures may be constructed or erected.
Subdivision Lot Area Requirements

(3) Land in the EP1 zone may not be subdivided.
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8.18 Water Supply Protection Area (WS) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) water collection, storage and distribution.
Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures.
Siting and Size
(3) Buildings and structures must be set back 6.0 metres from all lot lines.
(4) The total floor area of accessory buildings on a lot must not exceed 30 m2
Subdivision Lot Area Requirements
(5) The minimum lot area is 1.0 hectares.

Site—Specific Regulations

(6) The following table denotes locations where, despite or in addition to the regulations in this Section,
specific regulations apply. In the first column, the zone abbreviation and the lower-case letter refer to
the notation on the zoning map. The second column describes the location where the specific
regulations cited in column three apply:

Site-Specific Site Specific Regulations
Zone

WS(a) Portion of LOT 11, SECTION 9, Despite Subsection 8.18(2) above, no
HORNBY ISLAND, NANAIMO buildings or structure are permitted on
DISTRICT, PLAN 25736; PID 002- | this portion of the lot.
659-026
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8.19 Public Park 1 (P1) Zone (Tribune Bay)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) low impact public recreation and education.
Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) one public education building; and
(b) other buildings and structures necessary for park and outdoor education use.

Siting and Size

(3) The minimum setback for any building or structure shall be:
(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot line;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(4) The floor area for a public education building must not exceed 186 m2.

Subdivision Lot Area Requirements

(5) Land in the P1 zone may not be subdivided.
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8.20 Public Park 2 — Undeveloped (P2) Park Zone (Mount Geoffrey Regional Nature, Helliwell,
Mount Geoffrey Escarpment and Toby, Norris Islets)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) low impact public recreation and education; and
(b) accessory uses.
Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) pit toilets; and
(b) benches.
Siting and Size

(3) The minimum setback for any building or structure shall be:
(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot line;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

Subdivision Lot Area Requirements

(4) Land in the P2 zone may not be subdivided.
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8.21 Public Use (PU) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3, and all
other uses are prohibited:

(a) fire hall;

(b) office of a non-profit society;
(c) community facility;

(d) public use facility;

(e) community trades and services;
(f) art galleries;

(g) theatre;

(h) police station;

(i) health clinic;

(i) museum;

(k) school;

(n public recreation facility;
(m) library;

(n) farmer’s market;

(o) recycling depot;

(p) accessory uses including accessory residential;
(a) radio station;

(r) community housing;

(s) hostel; and

(t) cemetery.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) buildings and structure for the principal permitted uses;

(b) a maximum of one accessory residential dwelling unit is permitted per lot and a maximum of
two accessory residential dwelling units are permitted on a lot on which there is a police station;
and

(c) accessory buildings and structures.

(3) Lot coverage must not exceed 10% of any lot having an area of 1.0 hectare or more, nor 15% of any lot

having an area of less than 1.0 hectare.
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Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house shall be:
(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot line;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(5) The floor area of an accessory residential dwelling unit must not exceed 150 m?.
(6) The total combined floor area of all accessory buildings on a lot must not exceed 100 m?.

Conditions of Use

(7) In this zone the sale of alcoholic beverages in a public recreation facility building shall be limited to
“Special Occasion” liquor licences only.

Subdivision Lot Area Requirements
(8) The minimum lot area is 1.0 hectare.

Site—Specific Regulations

(9) The following table denotes locations where, despite or in addition to the regulations in this Section,
specific regulations apply. In the first column, the zone abbreviation and the lower-case letter refer to
the notation on the zoning map. The second column describes the specific regulations that apply:

Site-Specific Site Specific Regulations
Zone

PU(a) Despite Subsection 8.21(1), the only permitted uses are:
(a) Cemetery;

(b) Public utility storage yard,;

(c) Highways maintenance yard; and

(d) Recycling depot.
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8.22 Marine Conservation (M1) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this section and the general
regulations, and all other uses are prohibited:

(a) private boat anchorage and moorage.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:
(a) mooring buoys, chains and anchors.
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8.23 Marine Park (M2) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this section and the general
regulations, and all other uses are prohibited:

(a) boat anchorage and moorage associated with park use.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:
(a) mooring buoys, chains and anchors.
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8.24 Mariculture (M3) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this section and the general
regulations, and all other uses are prohibited:

(a) mariculture; and
(b) private boat anchorage and moorage.
Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section and
Part 3, and all other buildings and structures are prohibited:

(a) mooring buoys, chains and anchors;
(b) markers and signs identifying mariculture lease areas; and
(c) sacks holding molluscs.

Conditions of Use

(3) Except as permitted in Subsection 8.26(2) of this Bylaw no building or structure of any kind, including

BL155 docks, floats, piers, wharves, breakwaters, fences or any other devices on or embedded into the beach,
nor any structure that would impede the free and ready access by pedestrians across the beach are
02/2018 permitted.
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8.25 Marine Access (M4) Zone (Ferry landing, boat ramp and parking area)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this section and the general
regulations, and all other uses are prohibited:

(a) marine ferry terminal;
(b) boat launching anchorage and moorage; and
(c) mobile food or take out.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:
(a) mooring buoys, chains and anchors;
(b) buildings and structures necessary for the loading and unloading of motor vehicles and
passengers from a marine ferry;
(c) boat ramps; and
(d) accessory buildings and structures.

Siting and Size

(3) The total combined floor area of all accessory buildings on a lot must not exceed 50 m?2,

Hornby Island Land Use Bylaw No. 150, 2014 — Schedule A Page 64

173



8.26 Marine Service (M5) Zone (Ford Cove Dock, Hornby Island Resort and Shingle Spit)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this section and the general
regulations, and all other uses are prohibited:
(a) marina;
(b) seaplane moorage and anchorage;
(c) government wharves and breakwaters;
(d) boat rentals and sales;
(e) fish buying, packing and sales, excluding Hornby Island Resort;
(f) marine fuel sales, excluding Hornby Island Resort; and
(g) residential use of moored vessels excepting Shingle Spit.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this Section
and Part 3, and all other buildings and structures are prohibited:

(a) floats, docks and wharves;
(b) breakwaters; and
(c) accessory buildings and structures.
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8.27 Marine Private Moorage (M6) Zone (High Salal)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this section and the general
regulations, and all other uses are prohibited:

(a) marine navigational aids; and
(b) private boat anchorage and moorage.
Permitted Buildings, Structures and Density

(2) A maximum of one float is permitted in the M6 zone and all other buildings and structures are prohibited.
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PART 9 DEVELOPMENT PERMIT GUIDELINES

9.1

Commercial Centres (Retail & Visitor Accommodations) Development Permit Area—Guidelines

Prior to undertaking any development, subdivision or land alteration, an owner of property within the
Commercial Centres (Retail and Visitor Accommodations) Development Permit Area shall apply to the Hornby
Island Local Trust Committee for a development permit. Development Permits issued in this area should be in
accordance with the following guidelines:

(1)

(2)

(3)

(4)

(5)

(6)

(7)

(8)
(9)
(10)
(11)

(12)

9.2

The character of each development (including campgrounds) should be in keeping with the rural
environment and blend in with the aesthetic qualities of the natural surroundings.

The form of the development should incorporate low, small-scale building designs with such amenities
as public walkways and outdoor open spaces for use by the public, and include sufficient services.

Natural vegetation and trees should be maintained for screening of parking and storage areas and to
enhance the privacy and rural flavour of public open spaces.

In order to minimize light pollution to neighbouring properties, lighting should be softer and lower than
supplied by mercury vapour lighting towers, and alternatives that do not light up adjacent private
properties shall be required.

Off-street automobile parking should be provided as required by Bylaw and the Permit should ensure
that it is adequately screened and unobtrusive and, if possible, is located to the rear of the parcel and
away from public open spaces and eating places.

Adequate convenient toilet and washroom facilities should be provided for the number of customers
anticipated.

Clustering of businesses in order to share in the provision of parking, services, and public facilities and
open space should be encouraged.

A landscape plan incorporating natural landscaping should be required.
Neon or internally lit signs should not be permitted.
All buildings should be finished in natural products such as wood or brick.

On any lot where residential use is permitted the sequence of construction should be that buildings to
be used only for commercial purposes should be constructed prior to any construction of any building
that may accommodate residential use, with the exception that one building to be used for commercial
purposes that includes one dwelling unit may be constructed, if authorized by zoning regulation, in any
sequence of construction on the lot.

Universal access design principles should be incorporated into the built environment to support the
provision of equitable access for all abilities.

Development Permit Area No. 1 (DPA 1): Water Supply Protection — Guidelines

Prior to undertaking any development, subdivision or land alteration, an owner of property within the Water
Supply Protection Development Permit Area shall apply to the Hornby Island Local Trust Committee for a
development permit. Development Permits issued in this area should be in accordance with the following
guidelines:
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(1)

(2)

(3)

(4)

(5)

9.3

Before any residential development is permitted on a new lot created by subdivision there should be a
“filing” of an on-site waste disposal plan, in compliance with the Sewerage System Regulation and
provisions for water catchment and storage in the development plans.

All development that takes place within this Development Permit Area should be done in a way that
minimizes the degradation of water quality in surrounding wells.

If the applicant proposes to or does remove vegetation, then a plan proposed by a professional engineer
or biologist with expertise in the area of ground water conservation should be provided setting out any
potential impact of the proposed development, together with any protection measures that could be
included, including vegetation or trees to be planted, to control storm water drainage, and works should
be constructed or natural features should be enhanced or restored to protect stormwater quality.

If a proposed land subdivision is to create additional new lots within this Development Permit Area, then
any new lots, roads, building sites, septic fields and driveways should be located and constructed in a
way that protects the quality of drinking water supplied from surrounding wells.

If any development or alteration of land is proposed for Lot 11, Plan 25736, protection measures and
drainage works should be specified and implemented, to ensure that surface water is directed away
from the wells on Lot A, Plan 19879 and Lot 19, Plan 23650. This would require a ditch of sufficient
capacity to carry the runoff and that it not pass within 30 metres of the community well seepage trench
as defined in the study prepared by Piteau Associates Engineering Ltd. dated October 25, 2002. This
system should also ensure that the area around the well on Lot 19, Plan 23650 is not flooded by any
such development.

Development Permit Area No. 2 (DPA 2): Community Service Use - Guidelines

Prior to undertaking any development, subdivision or land alteration, an owner of property within the
Community Service Use Development Permit Area shall apply to the Hornby Island Local Trust Committee for a
development permit. Development Permits issued in this area should be in accordance with the following
guidelines:

(1)

(2)

(3)

(4)

Before any new development is permitted, there should be approval of a permitted sewage and used
water system.

A significant portion of the water required by a new development should be provided by a rainwater
catchment and storage system.

Any development involving activities that may utilize potential contaminants (such as, for example, an
automotive service operation) should,

(a) include a containment system to ensure that no contaminant enters the ground, and
(b) comply with any applicable Provincial environmental standards and guidelines.

A hydrology study may be required to identify any adverse impacts of a proposed development upon
the groundwater recharge function of the land or upon the quantity or quality of the water resource of
existing users. Where such impacts are identified, measures should be required to mitigate the impacts
before development is permitted. A hydrology study will be required where a proposed development
involves significant removal of vegetation, significant alteration of the ground, significant alteration of
surface drainage, or significant use of groundwater.

Exemptions:
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(5) A Development Permit will not be required for additions to existing buildings or for accessory buildings
or other structures where the addition:

(a) Does not involve alteration of the ground;
(b) Does not involve any removal of vegetation; and

(c) Does not result in any additional activities or uses of the building or structure, or increased levels
of water or sewage use in the building or structure.

9.4 Development Permit Area No. 3 (DPA 3): Water Resource Protection — Guidelines

Prior to undertaking any development, subdivision or land alteration, an owner of property within the Water
Resource Protection Development Permit Area shall apply to the Hornby Island Local Trust Committee for a
development permit. Development Permits issued in this area should be in accordance with the following
guidelines:

(1) If any vegetation is to be removed then protection measures should be provided including vegetation
or trees to be planted, to control storm water drainage and works should be constructed or natural
features should be enhanced or restored to protect surface water and groundwater quality.

(2) Any new roads, building sites, driveways and septic fields should be located and constructed in a way
that will minimize interference with the hydrological regime (including the natural flow of water on or
below the surface of the land) and will not cause the deterioration of surface water or groundwater
guality on the subject land or adjacent lands.

Exemptions:

(3) A development permit will not be required for: accessory buildings or subdivisions where all of the lots
being created are greater than 4 hectares in area.

9.5 Development Permit Area No. 4 (DPA 4): Mt. Geoffrey Escarpment — Guidelines

Prior to undertaking any development, subdivision or land alteration, an owner of property within the Mt.
Geoffrey Escarpment Development Permit Area shall apply to the Hornby Island Local Trust Committee for a
development permit. Development Permits issued in these areas should be in accordance with the following
guidelines:

(2) No permanent buildings or structures should be permitted in the area subject to flooding or sloughing.

(2) No septic tank or deposit field should be constructed in the portion of the site that drains into the
wetlands.

(3) Alteration of the natural drainage of areas within the permit areas should be minimized and scrutinized

for impact and prohibited if such alteration would have a negative impact on the area being protected.

(4) Where the Ministry of Environment & Climate Change Strategy has requested it, vegetation should be
retained or planted to control erosion or protect banks.

(5) Areas of 30% slope or greater should remain free of development except in accordance with any
conditions contained in the Permit.
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BL152 9.6 Development Permit Area No. 6 (DPA 6): Riparian Areas — Guidelines

JUN/2016 Prior to undertaking any development, subdivision or land alteration, an owner of property within the Riparian

Areas Development Permit Area shall apply to the Hornby Island Local Trust Committee for a development
permit, unless the proposed activity is otherwise exempted by Subsection 9.6.2.

9.6.1 Applicability

The following activities shall require a development permit whenever they occur within the Development Permit
Area, unless specifically exempted below:

(a) Subdivision of land;

(b) Construction of, addition to or alteration of a building or other structure;

(c) Alteration of land;

(d) Development as that term is defined in the Riparian Areas Regulation, BC Fish Protection Act;
and

(e) Installation of any structures within a stream or within the natural boundary of a lake.

INFORMATION NOTE: The installation of a culvert and construction of a driveway access from a highway is
exempt from the requirement to obtain a development permit.

A separate development permit, or additional development permit conditions in a single permit, may be
required or imposed if the development is occurring in another Development Permit Area designated in this
plan.

9.6.2 Exemptions

The following activities are exempt from any requirement for a development permit:

(a) works undertaken by a local government or a body established by a local government;

(b) for certainty, all uses that are not residential, commercial or industrial or accessory to such a
use;

(c) interior or exterior alterations, renovations, maintenance, reconstruction or repair to a pre-

existing permanent building or structure to an extent that does not alter, extend or otherwise
increase the footprint;

(d) repair or replacement of a septic field on the same spot;

(e) the removal of trees that have been examined by an arborist and certified to pose an immediate
threat to life or property;

(f) with the exception of nesting trees protected under Section 34 of the Wildlife Act, cutting of
vegetation and trees more than 15.0 metres from the stream’s high water mark or the top of
the ravine bank, provided the cutting is not a precursor to development, the roots/stumps are
left in the ground, and the cutting does not result in land alteration;

(g) gardening and yard maintenance activities, not involving the application of artificial fertilizer,
pesticides or herbicides, within a pre-existing landscaped area, including mowing, pruning,
planting, and minor soil disturbance that does not alter the general contours of the land;

(h) manual removal of invasive species and manual planting of native vegetation conducted in
accordance with best management practices;

(i) pruning of not more than two trees in one growing season and that is conducted in accordance
with the standards and recommendations of the International Society of Arboriculture, and that
does not involve: the lift pruning of lower limbs to the extent that the live crown ratio is less
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than 50%, the removal of more than 25% of the crown in one growing season, topping, or the
pruning or removal of a structural root within the critical root zone;

1] ecological restoration or enhancement projects undertaken or authorized by a public body;

(k) changes in or about a stream authorized under Section 11 of the Water Sustainability Act;

() work that is authorized by Fisheries and Oceans Canada by permit under Section 35 of the
Fisheries Act;

(m) emergency procedures to prevent, control or reduce immediate threats to life or property
including:
i.  emergency actions for flood-protection and erosion protection,

ii.  clearing of an obstruction from a bridge or culvert or an obstruction to drainage flow,

and
iii. repairs to bridges and safety fences carried out in accordance with the Water
Sustainability Act;
(n) farm operations as defined in the Farm Practices Protection (Right to Farm) Act and farm uses

as defined in Part 2 of the Agricultural Land Reserve Use Regulation and horticulture as defined
in the Hornby Island Land Use Bylaw 150;

(o) The construction of a fence if no native trees are removed and the disturbance of native
vegetation is restricted to 0.5 metres on either side of the fence, or 1.5 metres on either side of
the fence in agricultural areas;

(p) The construction of a private trail if all of the following apply;

i.  Thetrailis 1.0 metre wide or less,
ii. No native trees are removed,
iii.  The surface of the trail is pervious (for example, soil, gravel or wood chips),
iv.  The trail is designed to prevent soil erosion where slopes occur, and
V. Where the trail parallels the stream, the trail is more than 5.0 metres away from the
high water mark of a stream;

(q) Disturbance of soils more than 15.0 metres from the stream’s high water mark or the top of the

ravine bank if the total area of soil disturbance is less than 5.0 metres squared;

(r) The constructing of a small accessory building such as a pump house, gazebo, garden shed or
playhouse more than 15.0 metres from the stream’s high watermark or the top of the ravine
bank if the building is located within an existing landscaped area and the total area of small
accessory building is less than 10.0 metres squared;

(s) Any development more than 8.0 metres from a stream that is a roadside ditch which does not
contain instream habitat for fish according to the Stream Identification Reports prepared for
Hornby Island by Madrone Environmental Services (January 2014) and Mimulus Biological
Consultants (March 2012).

INFORMATION NOTE: For best management practices on manual removal of invasive species and planting of
native vegetation, property owners should contact organizations such as the Invasive Species Council of British
Columbia and the Coastal Invasive Species Committee.

INFORMATION NOTE: Some activities not listed here that are regulated under other provincial or federal
legislation may not require a development permit.

9.6.3 Guidelines
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Prior to undertaking any development activities within the Riparian Areas DPA an owner of property shall apply
to the Local Trust Committee for a development permit, and the following guidelines apply:

(a) In general, all development in this DPA should be undertaken in a manner that minimizes impact
on and that restores or maintains the proper functioning condition of the riparian area, water
bodies and ecosystems. Where a Qualified Environmental Professional (QEP) or other
professional has made recommendations for mitigation measures, enhancement or restoration
in order to lessen impacts on the riparian area and ecosystems, the Local Trust Committee 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 and ecosystems is consistent with the
measures and recommendations described in the report.

(b) The development permit should not allow any development activities, including the storage or
application of pesticides and other chemicals for non-essential cosmetic purposes, to take place
within any Streamside Protection and Enhancement Area (SPEA) identified by the QEP or
riparian buffer recommended by another professional adjacent to a non-RAR applicable
watercourse, lake or wetland, and the owner should be required to implement a plan for
protecting the SPEA or riparian buffer over the long term through measures that may be
implemented as conditions of the development permit.

(c) Where the QEP or other professional’s report describes an area as suitable for development
with special mitigating measures, the development permit should only allow the development
to occur in compliance with the measures described in the report. Monitoring and regular
reporting by a QEP or other professional at the applicant’s expense may be required during
construction and development phases, as specified in a development permit.

(d) If the nature of the proposed project within the DPA changes after the professional report has
been prepared such that it is reasonable to assume that the professional’s assessment of the
impact of the development may be affected, the Local Trust Committee may require the
applicant to have the professional update the assessment at the applicant’s expense and
development permit conditions may be amended accordingly.

(e) The Local Trust Committee may consider variances to subdivision or siting or size regulations
where the variance may result in enhanced protection of a SPEA, riparian buffer or riparian
ecosystem in compliance with recommendations of a professional’s report.

PART 10 TEMPORARY USE PERMIT AREAS

10.1 Temporary Use Permits

Section 492 of the Local Government Act provides that temporary uses may be permitted in areas designated in
a zoning bylaw. Upon application by a property owner the Local Trust Committee can issue a Temporary Use
Permit through resolution. The permit can allow a use not permitted by the land use bylaw, the conditions of
use and the time period. Temporary Use Permits can be issued for a term up to three years and may be renewed
one time only.
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BL153
DEC/2016

10.2

Objectives

The objectives of this subsection are:

(1)
(2)

(3)

(4)

(5)

(6)

(7)

(8)

(9)

10.3
(1)

(2)

(3)

to consider allowing a temporary event as per OCP Policy 6.5.1.10;

to allow for a period of evaluation of new commercial ventures that do not involve significant new
development prior to an application for rezoning as per OCP Policy 6.5.1.10;

to allow particular uses for a period of time to enable impacts to be assessed before any further
permitting of the use as per OCP Policy 6.5.1.10;

to consider allowing transport of ground water off a lot where the water is extracted as per OCP Policy
5.1.4;

to consider allowing temporary seasonal or emergency accommodations as per OCP policies 6.3.5.18
and 6.3.5.19;

to consider allowing detached housing for a relative or caregiver of occupants of the residence as per
OCP Policy 6.3.5.14 in association with a housing agreement or by such other means as are available to
encourage occupancy by a relative or caregiver;

to consider allowing temporary non-agricultural uses on land within the Agricultural Land Reserve or on
land used for agriculture where there is minimal negative impact upon the agricultural land values and
where applicable approval has been received from the Agricultural Land Commission as per OCP Policy
6.4.2.5;

to allow light industrial home occupations that require a more rigorous permitting process than
provided for under land use regulations for extended home occupations as per OCP Policy 6.5.5.9; and

to allow vacation home rental use that does not comply with limitations imposed by land use regulation.

Guidelines

Upon application, Temporary Use Permits may be considered for all parcels of land within the Hornby
Island Local Trust Area, with the following exclusions:

(a) properties less than one quarter of a hectare except when the application is for vacation home
rental use;

(b) land zoned as public park, ecosystem management area or water supply protection, as shown
on Schedule B; and

(c) a parcel identified as an environmentally sensitive area, as shown on Schedule D1 or D2 of the
Hornby Island Official Community Plan Bylaw No. 149, unless information is provided to
illustrate that the proposed land use does not negatively impact the environmentally sensitive
features.

Applications for Temporary Use Permits may be referred to the Advisory Planning Commission which
may be requested to provide an opportunity for public input to be received and considered in preparing
its recommendations.

Temporary Use Permits for parcels within the Agricultural Land Reserve should only be issued for uses
that do not conflict with Agricultural Land Commission policies and regulations.
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(4)

(5)

(6)

(7)

(8)

(9)

A professional assessment of hydrological impacts may be required when the proposed use is within an
identified groundwater recharge area or an aquifer classified as heavily developed.

Where approvals are required from other agencies, these should be obtained prior to the issuance of a
Temporary Use Permit.

The general conditions for issuing a Temporary Use Permit are as follows:
(a) adequate off-road parking should be provided;
(b) confirmation that site conditions allow for adequate provisions for approved waste disposal;

(c) commercial uses (other than very short term uses or vacation home rentals) should be screened
from adjacent residential uses;

(d) industrial uses should be screened from adjacent properties and roads;
(e) there should be adequate setbacks of the use to minimize impacts upon adjacent properties;
(f) noise generation should be addressed to prevent disturbance of the neighbourhood and to

ensure compliance with regional district regulations;

(g) the use should be conducted so as to not risk contamination of the land, surface water or
groundwater, including by making adequate provision for the safe storage of toxic materials;

(h) water supply should be addressed so as to not create negative impacts upon existing common
water sources;

(i) other potential impacts upon the neighbourhood should be mitigated, including by limitations
upon the hours of operation where appropriate;

1] the owner of the property may be required to provide a security to guarantee the performance
of the terms of the permit and should be required to provide an undertaking to demolish or
remove any building or structure and to restore the land to a condition specified in the permit,
especially in circumstances where temporary housing is provided and such housing is no longer
used for such temporary purposes; and

(k) lands with good agricultural potential should not be compromised by any use permitted by a
Temporary Use Permit.

Applicants for Temporary Use Permits should address the issues identified in these policies in their
applications and are strongly encouraged to consult with neighbours about the proposed use prior to
making application.

Light industrial activities which require specific consideration of impacts with respect to environmental
protection, water use, waste generation, noise, odour, parking, or neighbourhood character, may be
allowed upon application for a Temporary Use Permit that will contain specific conditions to address
these impacts.

The Local Trust Committee should consider the climate change impacts of any significant change in
reviewing temporary use permit applications.

(10) In consideration of applications for vacation home rentals the Local Trust Committee may consider the
following:
(a) the cumulative effects, both positive and negative, on the neighbourhood and island of all
temporary use permits issued for vacation home rentals;
(b) limitations on any signage that may be placed on the property;
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(c) a requirement for information to be posted that will inform guests regarding the location of
property lines by way of a map, any applicable noise bylaws, measures to address water
conservation, fire safety, storage and management of garbage, septic system care and control
of pets (if pets are permitted) in accordance with standards applicable by regional district bylaw,
as stated in the permit or as determined by the owner or manager to effectively manage the

site;
(d) the proposed maximum number of occupants;
(e) the proposed time periods that the dwelling will be available for rental or months of the year

when the rental will occur; and

(f) other considerations the LTC considers appropriate.
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HORNBY ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 149

A BYLAW TO ADOPT THE OFFICIAL COMMUNITY PLAN FOR THE HORNBY ISLAND LOCAL TRUST AREA

The Hornby Island Local Trust Committee, being the Local Trust Committee having jurisdiction on and in respect of
the Hornby Island Local Trust Area pursuant to the Islands Trust Act,

AND WHEREAS the Hornby Island Local Trust Committee wishes to adopt an Official Community Plan,

The Hornby Island Local Trust Committee enacts as follows:

1.

TITLE
This Bylaw may be cited as the “Hornby Island Official Community Plan Bylaw No. 149, 2014”.
APPLICATION

This Bylaw applies to:

Hornby Island,

Toby Island,

Flora Islet,

Norris Rocks,

and unnamed islets and the surface of water within 1000 metres of the natural boundary of the sea on Hornby
and Toby Islands and Flora Islet, except where the boundary overlaps with that of Denman Island in which
case, the jurisdiction of the Hornby Island Local Trust Committee extends to a line mid-channel between the
two Islands as shown on Schedule B.

ORGANIZATION

The following schedules attached to and forming part of this Bylaw, are adopted as “Hornby Island Official
Community Plan Bylaw 149, 2014”:

Schedule A: Bylaw Text
Schedule B: Land Use Designations Map
Schedule C: Land Status and Road Designations Map
Schedule D1: Environmentally Sensitive Areas (Sensitive Ecosystem Inventory) Map
Schedule D2: Environmentally Sensitive Areas Map
Schedule E: Development Permit Areas Map
Schedule F: Hazardous Areas Map
Schedule G: List of Community References
REPEAL

“Hornby Island Official Community Plan Bylaw No. 104, 2002” is repealed upon adoption of this Bylaw.
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READ A FIRST TIME THIS 25™ DAY OF APRIL ,2014

PUBLIC HEARING HELD THIS 11™ DAY OF JULY ,2014
SECOND PUBLIC HEARING HELD THIS Cl DAY OF SEPTEMBER ,2014
SECOND READING THIS 17™ DAY OF JULY , 2015
READ A THIRD TIME THIS 14™ DAY OF AUGUST, 2015

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS
6™ DAY OF OCTOBER , 2015

APPROVED BY THE MINISTRY OF COMMUNITY, SPORT AND CULTURAL DEVELOPMENT THIS

14™ DAY OF JANUARY , 2016
ADOPTED THIS 27™ DAY OF JANUARY , 2016
SECRETARY CHAIRPERSON
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SCHEDULE A
HORNBY ISLAND OFFICIAL COMMUNITY PLAN

SECTION | — BACKGROUND

1.1 Context and Interpretation

This planr-Plan is an update to the Hornby Island Official Community Plan Bylaw No. 104, 2002 and has been
assigned a new bylaw number to denote the update. An update, in contrast to a review of the plan, focuses on
updates to legislative references and clarification of the text where previous use of objectives or policies have
identified lack of clarity. A review was undertaken of Section VI — Objectives and Policies for Sustainable Land Use”
with a focus on housing and the economy and amendments are incorporated into this plarPlan. Other areas of
review included new objectives and policy on wind energy and amendments to land use designations on some

properties.

The Plan update distinguishes between “Policies” and “Advocacy Policies”. “Policies” are those that are within the
authority of the Hornby Island Local Trust Committee to implement. Community goals and objectives included in
this Bylaw that address matters that are outside the jurisdiction of the Hornby Island Local Trust Committee are
considered “advocacy policies”. These advocacy policies encourage others to take actions that the Local Trust
Committee believes would contribute to the goals and objectives of the plan. This Bylaw cannot and does not
represent a commitment from other agencies or persons to act according to community goals, objectives or
policies.

Properties are noted with a land use designation on Schedule B attached to this Plan. Each designation is
referenced in the text of this Plan with stated objectives and policies. In addition there are sections of the text of
this Plan that apply to all properties on Hornby Island. If a property has more than one land use designation as
defined on Schedule B te-of this Plan, then the objectives and policies applicable to each designation shall apply to
that property.

The term “Information Note” is used periodically within the Plan. An information note is not part of the official
community plan bylaw. An information note is added to the published bylaw document after adoption of the
bylaw to assist in the understanding and interpretation of the Plan.

1.2 Purpose

The purpose of this efficiat-Official eemmunity-Community ptan-Plan bylaw is to further the object of the Islands
Trust Act through long-range land use policies for the Hornby Island Local Trust Area. This bylaw provides a
statement of local government goals, objectives and policies. It is intended to provide policy guidance for the
Hornby Island Local Trust Committee and the public regarding the existing and proposed land use and
development in the Local Trust Area.

1.3 Islands Trust Authority

The Islands Trust Act gives the Islands Trust, via its Local Trust Committees, essentially the same land use planning
authority as a regional district board under the Local Government Act. Bylaws must be submitted to the Islands
Trust Executive Committee for approval and must not be approved if they are contrary to or at variance with the

Trust Policy Statement. In the case of Official Community Plans, approval by the Ministeref-Community,Spertand
Ministry of Municipal Affairs and Housinglis also required before adoption by the Local Trust

Committee.

Hornby Island Official Community Plan, 2014 1
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The Hornby Island Local Trust Committee is the Local Trust Committee with responsibility for land use planning
and regulations within the Hornby Island Local Trust Area. This committee has three members; two locally elected
trustees and a member of the Executive Committee appointed by the chairperson of the Islands Trust Council.

The purpose of the Trust Council, Executive Committee, and Local Trust Committees, is to carry out the object of
the Islands Trust which is:

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.

The legislated object defines the purpose of providing authority to the Islands Trust for land use regulation. The
Trust Policy Statement is a general statement of policies to carry out the object of the Trust. Local Trust
Committees employ the available planning powers of the Local Government Act to preserve, protect, and
effectively maintain the rural nature, health, natural environment and vitality of the Trust Area.

1.4 Historical Perspectives

Someone has said "a people without a history can have no vision". The people of Hornby Island are standing on
history. It is to be found in the remnants of snake fences, and in the derelict orchards, in the blackened shell-
flecked soil around the shores, and in the indigenous trees and shrubs from which the first people took their
sustenance. It is to be found in the soil and in the sandstone and conglomerate sedimentary rocks, in the pebbles
on the beaches, and in the basement rock on which the Island rests.

The rocks of Hornby Island are part of the island arc Wrangellia, which started its life as molten lava, three hundred
and fifty million years ago, south of the equator. The arc, the result of one ocean plate meeting another and
subducting, journeyed north on the back of the Pacific Plate, eroding gathering limestone. On reaching the latitude
of present-day Mexico, about one hundred and seventy million years ago, another set of volcanic eruptions added
more volcanic rock to the terrain.

From these two major geological events came the Island's basement rock, and later, 65 to 70 million years ago,
most of the ingredients for the Island's sedimentary rock, the pebbles in the conglomerate and the eroded rock
from the tumbling hillsides, came from the recycled substance of Wrangellia's earlier geological history. Also in the
sediment are found fossils of sea creatures, and pieces of petrified wood dating from trees that grew at that time.

Continuing tectonic plate pressure first folded and then faulted the layers of sedimentary rock. The movement of
glaciers and the rising and falling of seas in the interglacial periods, scoured the rock and then padded the dips and
valleys with clay, sand, and glacial till. Some of the boulders and cobbles were brought from as far away as the
Coast Range Mountains.

Ten thousand years ago, three thousand years after the last glacier retreated, the receding seas started slowly to
reveal Hornby Island with much the same shape that it is today. Vegetation started to grow and by five thousand
years ago people from Deep Bay were visiting the Island gathering the Island's bounty and fishing from its shores.

During the 1860’s Hornby Island was virtually empty of people. -It was the sight of the island on fire at the end of
the decade that decided George Ford, one of the earliest recorded settlers, to move from the settlement in Comox
to Hornby Island. Fires made clearing land easier. Other settlers followed. -In 1870 a whaling company moved its
base of operations to Hornby istandlsland, but in less than two years it went into liquidation and one hundred
acres at Whaling Station Bay with wharf, sheds and other buildings were auctioned off.

Hornby Island Official Community Plan, 2014 2
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The early settlers were able to choose land which was sheltered, amply provided with water, and having deep
fertile soil. By the turn of the century Hornby had become a fairly prosperous farming community, although many
who came to farm found the sale of logs from the clearing of land more profitable than the farming itself.

Hornby Island, like all islands, promised a dream. The Island challenged, dared, and offered an escape. Not
everyone who came succeeded and even those who did succeed, often found their children seeking dreams
elsewhere. By 1960 most land had changed hands several times. Families had come and gone. Some orchards were
derelict and many fields were overgrown. The 150 people on the Island were made up of fishermen, subsistence
farmers, resort owners, their children and one or two retired intellectuals. Towards the end of the sixties
developers discovered the Island and three farms were turned into small lot residential subdivisions.

To avoid more indiscriminate carving up of the Island, a policy restricting subdivision to a ten-acre minimum lot
size was introduced- in 1969 through a provincial cabinet Order-in-Council -known as the "Ten-Acre Freeze",
applying it to all of the Gulf Islands. The decree permitted no further subdivision creating lots under 10-acres in
size, with a maximum of two dwellings per parcel, and was to continue to apply until zoning and subdivision bylaws
could be enacted by the local governments for each island. -As well, in about 1972, using existing soil analysis
mapping, the Province established the BC Agricultural Land Reserve (ALR), and its Commission known as the ALC,
covering all the known useable farm and grazing land in BC to prevent further subdivision or development of the
Province's remaining farmland, except through application to the ALC (this was estimated to include no more than
3% of -the province's land mass). -In 1973, the Comox-Strathcona Regional District responded to the call for land
use regulation by assisting the Hornby community to develop and pass its first set of local land use and subdivision
bylaws (Bylaws Nos. 137 and 139). -This coincided with the arrival of the counter-culture people, and the Island
flowered with artists, craftsmen and academics seeking a more meaningful life. In 1974 the Islands Trust was
formed to preserve and protect the Gulf Islands, which include Hornby Island, against inappropriate use and
development. -In April 1977, the new Hornby Island Local Trust Committee, following lengthy discussion with
Hornby residents, approved the first Official Community Plan for the Island.

Legislation does not ensure the spirit of a place. Hornby Island itself with its beauty, with its history deep into the
past, its tranquility, its changing light and seasons, must be allowed to capture the hearts of those who dwell here.
Hornby will endure although it has not always been an island and one day may not be again. It has traveled a long
way and gone through many changes. It will be here long after the human population has gone. Every person who
owns land holds it as a temporary tenant, in trust for future generations.

1.5 The Natural Setting

Terrestrial Ecosystems

Hornby Island is within an ecological region unique in Canada. The Coastal Douglas--Ffir (CDF) zone is one of the
smallest biogeoclimatic zones in British Columbia, occurring only on the Gulf Islands, southeastern Vancouver
Island and small portions of the Sunshine Coast and Fraser Delta. It is a region of exceptionally high biodiversity but
also one that has been profoundly and adversely affected because of its accessibility for logging and suitability for
settlement. Less than 1% of this ecosystem remains relatively undisturbed; 12% of provincial ecosystems are
generally considered a minimal protection target to achieve ecological representation. Even if all the remaining
remnants of old-growth forest can be preserved, areas of older second-growth forest must also be protected and
allowed to recover to an old-growth state to ensure adequate representation of this forest type in the future.

The original Coastal Douglas-Firfir forests had a relatively open canopy dominated by gigantic Douglas-Firsfirs,
which can live more than 750 years. About 100 species of other trees, shrubs, vines, herbs and mosses are
indigenous to these forests.

On Hornby only about 104 hectares {260—acres)—of relatively undisturbed stands of older forest have been
identified. This is about 3.5% of the Island’sisland’s area. However, there are also at least 572 hectares {13306-acres}
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of older second-growth forest (19% of the Island). As these recovering forests reach about 80 years old, they start
to develop a structure and composition that allows much of the natural biodiversity to become re-established.
These areas can provide important connectivity, allowing the movement and dispersal of forest, plant and animal
species. Within the Coastal Douglas—F-fir zone, Garry Oak-oak Weedlands-woodlands cover about 0.6% of the
landscape. They often occur on south-facing slopes where summer moisture is low and shallow soils are common.

These open woodland ecosystems support a very high biodiversity of plants. Less than 5% of the historic Garry oak
woodlands remain and many of these are seriously degraded. The woodlands provide habitat for a variety of birds,
rare moths and butterflies and the Northern Alligator Lizards. This ecosystem includes 93 species at risk.

On Hornby, the Garry oak ecosystem is near the northern extremity of its range. -There are about 16 hectares {40
aeres} of woodlands, the principal sites being west of Helliwell Park and above the Ford Cove Hill. There are many
other smaller stands of Garry oaks.

Terrestrial herbaceous ecosystems (natural grasslands rich in wildflowers) are found in rocky, exposed areas near
the shoreline and above coastal bluffs. Hornby has about 24 hectares {66-acres} of these sensitive ecosystems.
They contain many rare and uncommon plants—and also support other species, such as the endangered Taylor's
Checkerspot Butterfly. However, they are very susceptible to disturbance and degradation because they occur in
areas that attract residential development and recreation.

Indigenous human communities have been part of this area's ecosystems as they evolved through shifting climatic
conditions since the last ice age. Settlement communities have brought change, not only through logging,
development and recreational use but also by interrupting preexisting processes (such as periodic fire) and by
introducing invasive non-native species that displace native vegetation. In the 1980s the non-indigenous Virginia
opossum was introduced to Hornby and is likely having a significant impact upon the preexisting ecology of the
Island.

Fresh Water

Because Hornby Island has a self-contained hydrological system; fresh water is a critical element of its natural
setting. Wetlands are extremely productive ecosystems, supporting a large number of species. They are also
holding areas for fresh water which can incrementally recharge surface and groundwater systems during the dry
season. Hornby, in common with most of the Gulf Islands, has few wetlands. Many of these have already been
drained or damaged as a result of logging, agriculture, road-building and landscaping.

Three of the largest wetlands are on the "bench" above Lambert Channel, near Ford Cove and north of Helliwell
Park. There are also significant wetlands in the upland Crown land. The only sizable lake on Hornby was in the
Strachan Valley; it was established in the 1990's by beaver activity resulting in a significant increase in biodiversity
in the area and a more consistent year-round flow in Ford Creek. The dam has now been abandoned and surface
water is categorized as a wetland. Surface drainage is generally through many small seasonal creeks. Only Beulah
Creek and Ford Creek (both draining the eastern escarpment of Mount Geoffrey) are fish-bearing. Riparian areas,
along the margins of streams, lakes and marshes, are very important in providing habitat for a variety of species
and maintaining the productivity of fish-bearing streams. Many of these areas have been affected by logging, road-
building and settlement.

Groundwater on Hornby is found in open fractures or breaks within the sedimentary rocks underlying the entire
island. These openings occupy less than 1% of the rock volume and allow the water to move from one part of the
island to another. About 20% of Hornby's annual precipitation of approximately 1,174 mm, which occurs
principally in the fall and winter, infiltrates the subsurface to replenish the groundwater supply.

This is the only source of groundwater recharge. This recharge generally takes place on the higher areas of the
island and in stream beds. Outflow is to wetlands, creeks and the ocean. Groundwater is the major source of
potable water on the island. In 1989 it was reported that in the main residential areas the demand has reached
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more than 80% of the available water. Since then, the summer population of the island has expanded to several
thousand people. Excessive draw down of aquifers in coastal areas can lead to saltwater intrusion or replacement
by contaminated run-off. Over-development, inappropriate land use practices, inadequate waste treatment and
improperly constructed or abandoned wells can all have an impact on the quantity and/or quality of groundwater.
Most water, used or unused, eventually reaches the ocean and any contamination can negatively affect marine
life.

The Marine Environment

The waters around Hornby are part of an internationally recognized Important Bird Area (IBA), designated because
the area supports globally significant numbers of waterbirds in winter. The waters also support a high diversity of
marine life including a variety of sponges, anemones, sea stars, nudibranchs, crabs and fish. A unique feature of
the marine ecology is the presence of six-gilled sharks, normally a deep-water dweller, at relatively shallow depths
near Flora Islet.

The Hornby-Denman area is the site of the largest and most consistent herring spawn in British Columbia. This
spawning is important to a variety of species, including Stellar and California sea lions (that spend the winter in
these waters using rocks and islets to the south-east of Hornby as haul-outs), hundreds of bald eagles that
congregate here each spring and the West Coast's largest concentration of Harlequin ducks.

Several species of groundfish are present, including quillback, copper, black, Puget Sound and yelloweye rockfish,
lingcod, kelp greenling and cabezon. Rockfish and lingcod are now in serious decline throughout the Strait. There
are areas of kelp-covered terrain and eel grass around Hornby that provide excellent habitat for juvenile rockfish.
Salmon populations have declined significantly and whales, once fairly common, are now rarely seen.

Hornby has large inter-tidal areas which have a particularly rich ecology. The health of these areas is likely
supported by the waters around Hornby being relatively pristine compared to other areas of the Strait, but the
accessibility and development of Hornby's shoreline also make it vulnerable to disturbance.

Coastal areas of the island are important for the well-being of many species that are part of the marine ecosystem.
Pelagic cormorants roost on rocky bluffs; bald eagles depend on large trees around the island for perching or
nesting; herons require a suitable stand in which to establish a heronry; salmon spawn in Beulah Creek; river otters
use much of the coastline; Harlequin ducks and other sea birds are susceptible to disturbance from on-shore
activity. Pollution originating on land (including from septic seepage) can contaminate bivalve shellfish. Thus there
is a strong connectivity between the terrestrial environment and the marine environment of Hornby.

The natural setting of Hornby Island is rich, varied and of provincial importance. Despite heavy impacts from
human use over the past century or so, a significant representation of natural ecosystems remains intact, though
at risk from development and recreation pressures. The island's year-round population seems to have stabilized
but, if Hornby continues to be a popular location for tourists and seasonal residents, protecting these remaining
ecosystems—and restoring those already degraded—will be a crucial challenge.

1.6 Socio-economics of Hornby Island

A permanent population of 958 persons in 2011 represents a population decrease of 10.8% since 2001. The
population is generally aging with a median age of 58 years. -The population is characterized by lower than average
incomes and higher than average education. If trends continue, the challenges of ensuring housing affordability
and safety, mobility and security will increase and efforts to provide for supportive services will be of concern.

The economy follows a seasonal cycle and is highly dependent on a population of visitors that is estimated to
quadruple the island population in summer months. There are an estimated 100 businesses on Hornby Island, of
which about 80% operate as home based businesses. Tourism is the major economic driver manifested in the
range of accommodations, services, arts and crafts, performing arts and alternative health experiences that are
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available. There has been a long history of homeowners renting their homes to others for short periods of time
(vacation home rentals) as a means of creating an income or to offset some home ownership costs. This activity
has made a significant contribution to the island’s economy. The construction industry, some public service
positions and an increasing number of caregivers rounds out an integrated economy.

The “Hornby Island Community Profile” (March 2010) provides more detailed information.

1.7 Principles

The principles behind the development of this Plan are based on the mandate of the /slands 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 British Columbia."

Based on that mandate, the objectives of the Hornby Island Official Community Plan are somewhat complex and
focus on two main priorities. A first priority is to provide a balance between preservation of the natural
environment and development associated with human settlement and economic activity. A second priority is to
preserve the unique personality of the community while providing for its needs and those of its visitors in a
manner and at a scale that does not overburden the limited resources of the Island or its residents.

This Plan helps ensure that decisions related to the use of land on Hornby Island will not be made on the basis of
expediency but rather will be based on the features of the natural environment and their inherent capacity to
support a particular use or development. In addition, this Plan helps ensure that any proposed change in land use
will be evaluated in terms of its impact on the social environment of the whole Island and on the associated needs
of future generations.

Hornby Island offers unusual scenic beauty, sandy beaches, interesting geologic formations, clean air, a gentle
climate and a community that has a rural lifestyle. The relative isolation of the Island has contributed to the self-
sufficient character of the community. However, the increasing urban density of the lower mainland and eastern
Vancouver Island makes the Island attractive to thousands of visitors whose demand for use of the Island
threatens the very qualities that make the Island special.

It is recognized that human settlement on Hornby Island is constrained by the Island's size and its limited supply of
fresh water. The fragility of its natural environment constitutes another less obvious and less widely understood
constraint to development and use by visitors. Hornby Island offers many outstanding natural and historic features
valued today by residents and visitors alike. If these features are to be enjoyed tomorrow, they must be protected
today. It is only through community concern and understanding along with a sense of stewardship and
responsibility that the Island will be effectively protected and preserved. This Plan presents a well-defined
community consensus about what is valued and should be protected and it is hoped that the Plan will influence
governing agencies to respect the policies of the Plan.

These general objectives express the basic values held by the people of Hornby Island:

(1) To ensure that all human activities on the island respect the natural environment and preserve the fragile
ecosystems.

(2) To ensure the quality and quantity of the groundwater is not compromised through human activities.
(3) To maintain a rural community that is safe, creative, self-reliant and diverse.

(4) To develop and support the Official Community Plan to guide the actions and decisions of residents,
visitors and all levels of government with respect to Hornby Island.

From these general values, the Official Community Plan gives detailed objectives and policies to ensure that
changes are suitable in the long term and have broad community support.
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Since the original preparation of this Plan the Hornby community has also developed a collective vision titled the
“Ideal Hornby Island in the year 2020” that is contained in the “Hornby Island Community Profile”- (listed in
Schedule G). This statement of vision transcends land use planning and encompasses the broader vision of a
community that is invaluable as a reference as decisions are made. The community vision statements can provide a
useful reference in amplifying the meaning behind the principles, objectives and policies of this plarPlan.
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SECTION Il — PRIMARY OBJECTIVES AND POLICIES

2.1 Broad Community Objectives

The following statement of general objectives express the values that are significant to the people of Hornby Island
and together with the specific objectives listed in each topic area sets the direction to be followed when
interpreting and implementing the policy statements.

To promote the conservation, preservation or restoration of:
a) a)———areas of natural, scenic, historical, archaeological or scientific value,
b) b}———watershed and groundwater recharge areas,

c) e———public land and parks,

d) &}———areas of significant vegetation, the forests, the wildlife and their habitat,

e) e}———Iand with agricultural potential,

f) f——shoreline, foreshore and the Island's surrounding marine ecosystem, and

g) g}———water courses and riparian areas.
To ensure all human activities are carried out in a manner that is sensitive to the protection of fresh water
resources and to the fragility and interaction of natural ecosystems, are compatible with activities of surrounding

neighbours, and are in keeping with the rural scale of land use on the Island.

To minimize pollution of air and water.

To limit or reduce present and future stresses upon natural and community resources, particularly those generated
by increasing seasonal uses.

To encourage a self-reliant rural community based on agriculture, low impact businesses and home occupations
that are sustainable and non-polluting.

To ensure changes, growth and development are gradual and support the sustainability of the community.

To maintain the community's sense of unity and to promote a residential development pattern consistent with the
rural character of the Island.

To encourage residents and visitors to take an active role in the preservation of natural and social values on the
Island.

To encourage consultation with and participation of the public in local government decisions and in the
management of Provincial resources by appropriate agencies.

To protect through sound long-range planning policies and strategies, the agricultural potential of lands, foreshore
and intertidal areas, forested areas and groundwater recharge areas.

To support community awareness and participation in achieving lifestyles and buildings which ensure energy
efficiency.

To encourage a relationship with First Nations with interests in Hornby and the surrounding waters.

To preserve the rural character of the Island.
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2.2 Objectives and Policies for All Land Use

Background:
The importance of preserving the sensitive ecosystems of the Island and the need to protect the groundwater
resource were recurrent themes during the public review of the Official Community Plan.

Sensitive Ecosystems and Biodiversity

Hornby Island is located within the Coastal Douglas-fir biogeoclimatic zone, which is a relatively rare zone within
British Columbia, occupying only 0.25% of the province. Sensitive ecosystems are considered sensitive because of
their rarity and their fragility to disturbance. The protection of sensitive ecosystems is important to maintain
biodiversity. Hornby Island has 573.7 hectares of sensitive ecosystems covering 19.2% of the island. However, the
island has the second highest percentage of land in the Trust Area (29%) converted to human use. Garry oak
woodlands, herbaceous areas, mature forest stands, cliffs and wetlands provide habitat for a variety of plants and
animals, including about a dozen species at risk.

The Islands Trust has used various types of ecosystem mapping for planning and conservation purposes since its
inception. Early sources of information were compiled from various studies while more recent efforts focused on
development of ecosystem mapping products. The most recent mapping included:

ITEM — Islands Trust Ecosystem Mapping — This mapping was captured from 2000 and 2002 digital orthophotos.
There was no groundtruthing and ecosystem features were representative of a bird’s eye view of the landscape.

SE|l — Sensitive Ecosystem Inventory — This was a joint initiative between the Federal and Provincial Governments
to map rare and fragile ecosystems. Information was derived from aerial photos produced in the early 1990s,
supported by selective field checking. An audit, done in 2004 using 2002 orthophotos, outlined the loss of sensitive
ecosystems that had occurred in the 10 year time span.

SEM_- Hornby Island Sensitive Ecosystem Mapping, 2010 - This is the latest initiative and is based upon 2001 aerial
photography and recent selective groundtruthing. It is similar to SEI mapping and is based upon Terrestrial
Ecosystem Mapping (TEM). It identifies areas which are fragile and/or rare because of diversity of species they
support. They are deemed sensitive as they are easily impacted by human activities. The inventory includes old
forest, woodland, herbaceous, wetland, cliff;_and freshwater as sensitive ecosystems; mature forest as a rare
ecosystem and young forest, seasonally flooded agricultural fields and non-sensitive areas as other mapped
ecosystems. Mapping of mature forest ecosystems, freshwater and wet forest ecosystems and dry soil ecosystems
has also been developed based upon the sensitive ecosystem mapping to facilitate analysis.

Other ecosystem resources are listed in Schedule G — List of Community References.

About 25% of Hornby Island is preserved by provincial and regional parks and another 9% is Crown land managed
to protect groundwater recharge. The remaining 66% of the island is divided between Agricultural Land Reserve
(28%), large lot residential (30%) and small lot residential, commercial activity and community service use (8%).

Achieving sustainable biodiversity throughout the island will require stewardship on the part of landowners based
upon having knowledge of the ecosystems and understanding of their importance. Land Use Bylaw regulations and
the establishment of Development Permit Areas can play a role in protecting key features.

Groundwater

Groundwater is the primary source of potable water supply on Hornby Island. Studies have identified the
importance of protecting the groundwater supply, ensuring that catchment areas are protected to provide for
effective groundwater recharge, that groundwater is not contaminated from development and that the rate and
use of groundwater does not exceed the rate of replenishment both in localized areas of the island and for the
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island in general. Effective planning and land use management are identified as some of the most effective means
to address groundwater management.

Over-riding Land Use Objectives:

The objectives that apply to all sections of this Plan are:

(1)
()

to preserve the natural ecosystems and biodiversity of the Island, and
to protect the groundwater resource.

Over-riding Land Use Policies:

Policies 2.2.1 and 2.2.2 apply to all sections of this Plan.

2.2.1 In order to preserve the natural ecosystems and biodiversity of the Island the following should be
addressed: a) wherever possible through zoning and land use regulations and where appropriate through
Development Permit Areas; b) when considering applications for permits, rezoning and subdivision; and c)
through information and advocacy directed to residents, property owners and agencies with jurisdiction
on Hornby Island:

i) protecting identified sensitive ecosystems and important habitat from the adverse —effects of
development;

ii) conserving relatively undisturbed natural areas;

iii) retaining areas of native vegetation on each property wherever possible, especially along lot
lines;

iv) managing undeveloped public land so as to maintain or restore natural biodiversity and
ecological integrity;

v) securing connectivity between natural areas whenever the opportunity arises;

vi) sustaining the forested areas of the island through timber harvesting practices that retain tree
cover and forest ecosystems; and

vii) preventing the spread of invasive species.

2.2.2 In order to protect the groundwater resource of the Island, the following should be addressed: a)
wherever possible through zoning and land use regulations and where appropriate through Development
Permit Areas; b) -when considering applications for permits, re-zoning and sub-division; and c) through
information and advocacy directed to residents, property owners and agencies with jurisdiction on
Hornby Island:

i) maintaining the recharge of the groundwater resource in identified recharge areas by restricting
extensive logging, modification of natural drainage features, residential, commercial and
industrial developments, extensive road development, excavation, quarrying and soil removal,
ditching and drainage works;

ii) maintaining the quality of the groundwater resource by preventing contamination from: sewage
and grey water, concentrated animal feeding operations, intensive fertilizer or pesticide
application, improper use or storage of toxic chemicals, improper waste disposal, such as burning
and open dumps, inadequate protection of wells, inadequate sealing of abandoned wells, over-
pumping of groundwater in areas where salt-water intrusion is likely to occur;

iii) maintaining the quantity of the groundwater resource by: limiting new development and land
uses that will put an additional demand upon the groundwater resource in areas where
availability is already a problem, using rainwater catchment and storage systems wherever
possible in new and existing developments, establishing water conservation measures and
practices; and

iv) supporting the implementation of a groundwater protection plan, including innovative and
remedial programs.
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SECTION Il — OBJECTIVES AND POLICIES FOR PROTECTION OF THE
ENVIRONMENT

3.1 Environmental Stewardship

Background:

The Hornby Island Local Trust Committee recognizes the need to protect the environment and finite resources of
an isolated and fragile ecosystem from polluting activities in surrounding areas as well as those taking place on the
island. Additional pressures are placed on the local natural systems by the influx of visitors in the summer months.

Hornby Island residents are generally aware of the need for personal diligence in minimizing the impact of human
activities on environmental systems. The community is always seeking ways to encourage visitors to the Island and
senior levels of government with jurisdiction over resources on the Island to adopt the same commitment. There
are currently no active mineral claims on the Island and any future development of metal or coal mines on the
Island is inappropriate. The community encourages water conservation through water storage, catchment and
water recycling.

Area:

All areas within the Hornby Island Local Trust Area are subject to the following objectives and policies.

Objectives:
The objectives of this subsection are:
(1) to encourage senior governments to preserve and protect the environment;

(2) to inform residents and visitors of actions necessary to protect the island's ecosystems, freshwater
resources, and preserve native biological diversity; and

(3) to ensure that permitted land uses do not threaten the sensitive environment of the Island and its native
biological diversity.

Advocacy Policies:

3.1.1 A moratorium on oil and gas exploration in the Local Trust area-Area is supported.

3.1.2  The Ministry of Energy, Mines and Petroleum Resources is requested to establish a reserve on the entire
Island against exploration for mineral or petroleum resources.

3.1.3  The Local Trust Committee should encourage measures to reduce the risk of pollution from transporting
dangerous materials by air, sea or land on or near the Island.

3.1.4  The Ministry of Transportation and Infrastructure and utility corporations are requested to replace the
application of pesticides and herbicides on road allowances or other transmission routes with non-
polluting practices such as manual trimming.

3.1.5  The hydro-electric utility company is requested to consult with the Local Trust Committee on any field
operations involving the application of chemicals (such as remedial woodpole treatment programs).

3.1.6  The Comox Valley Regional District is requested to consider affordable and effective measures that will
address the problem of uncontrolled dogs on Hornby Island.

3.1.7  The Comox Valley Regional District is requested to continue to maintain and enforce the following;-:

a) an effective noise bylaw to address noise disturbance originating from sound systems, musical
instruments, barking dogs and other sources;
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3.1.10

3.1.11

3.1.12

3.1.13

3.1.14

b) an effective unsightly premises bylaw; and

) the “dark skies” in rural areas lighting standards.

All government and non-government agencies and private businesses involved in providing services for
the resident and visiting public are requested to provide adequate toilet facilities and waste recycling
containers for their clients and to make information available on water conservation.

Tourism-related businesses, real estate agents and other organizations that provide information to
visitors or potential owners of island property are requested to include information on the legislated
"preserve and protect" mandate of the Islands Trust and the objectives and policies of the Official
Community Plan to protect the island's ecosystems and freshwater supply and to preserve native
biological diversity.

All owners and land users are encouraged to comply with the “Develop with Care: Environmental
Guidelines for Urban and Rural Land Development in British Columbia_(2006)” of the Ministry of
Environment and with the regulations of the Vancouver Island Health Authority, and the orders and
discretion of the Fire Marshall.

Efforts to control the spread of invasive exotic plant species (such as Scotch broom, holly, ivy, daphne and
Himalayan blackberry) and to eradicate them from environmentally sensitive areas to enable their
replacement with native species are encouraged and supported.

Programs to control the population of opossums are supported.

The use of toxic herbicides and pesticides and heavy applications of fertilizers on lawns and gardens is
strongly discouraged.

The dissemination of information about the risks of introducing invasive non-native species and
pathogenic organisms harmful to indigenous species resulting from bringing biological material (including
soil, bark mulch and firewood) onto the Island is supported and efforts to increase sustainable island self-
sufficiency with respect to the provision of firewood and other biological material are encouraged.
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3.2 Environmentally Sensitive Areas

Background:
Hornby Island has a diverse and fragile ecology with many significant natural features. The climate and soil
conditions combine to allow diverse wildflower colonies, bird habitats, and Garry oak groves. The naturally eroded
sandstone and conglomerate bluffs along much of the shoreline provide habitat for birds, wildflowers and rare
plant species.

The Sensitive Ecosystem Mapping (SEM) completed by the Islands Trust in 2010 provides the most complete and
up to date inventory of information on terrestrial based ecosystems. This mapping together with an updated
Islands Trust Regional Conservation Plan will assist the Local Trust Committee in its decision making and in the
development of land use, subdivision and development permit regulations as such programs develop.

Copies of the Sensitive Ecosystem Mapping (SEM) and the Regional Conservation Plan are available on the Islands
Trust website (www.islandstrust.bc.ca) and the SEM map will be readily available electronically and in hard copy

for reference. -

The Islands Trust Regional Conservation Plan identified the following Sensitive Ecosystems and their distribution on
Hornby Island:

Sensitive Ecosystems (August, 2010):

Sensitive Ecosystem Area (ha) Portion of Local Trust Area (%)
Cliff 26.6 0.9

Freshwater 1.2 <0.1

Herbaceous 47.5 1.6

Mature Forest 179.6 6.0

Old Forest 0 0

Riparian 0 0

Woodland 62.8 2.1

Wetland 256.1 8.6

TOTAL 573.7 19.2

Protected areas identified in the Regional Conservation Plan were listed as follows:

Protected Areas Distribution (November, 2010):

Type of Protected Area Area (hectaresha) Area as % of Local Trust Area
Conservation Covenant (Conservancy held) 3.9 0.1

Ecological Reserve 0 0

Nature Reserve 0 0

Park — Municipal 0 0

Park — Community 6.7 0.2

Park — Provincial 333.9 11.2

Park — Regional 335.6 11.2

TOTAL 680.1 22.7

Other noted features identified in the Regional Conservation Plan include:

At Risk Species (September, 2010):

The B.C. Conservation Data Centre has recorded sightings of Coastal wood fern (blue listed), Western Screech-Owl,
kennicottii subspecies (blue listed), Coast microseris (red listed), Propertius Duskywing (blue listed), White-top
aster (blue listed), Macoun’s meadow-foam (red listed), Nuttall's quillwort (blue listed), Fragrant popcorn_flower
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(red listed), Peregrine Falcon, anatum subspecies (red listed), White-top aster (red listed) and Great Blue Heron,
fannini subspecies (blue listed) in the Hornby Island Local Trust Area. There may be additional species at risk in the
Hornby Island Local Trust Area that are not recorded with the B.C. Conservation Data Centre or whose locations
are considered confidential information.

[Forested Ecosystems (August, 2010):

The Hornby Island Local Trust Area is located in the Coastal Douglas-fir Zone. No Old Forest ecosystems were
found in the 2008 Terrestrial Ecosystem Mapping (TEM) of the local trust area used for this report, however, 2001
TEM of Helliwell Provincial Park does indicate some small old growth patches. The mapping for Helliwell Park is
currently being reviewed and will be updated accordingly. The breakdown of forests by age class is as follows
(note: this includes woodland sensitive ecosystems, so percentages will vary from the sensitive ecosystems section
above):

AREA-Area AREA-Area
Forest Type (ha) (%)
Pole/Sapling Forest (<40 yrs.) 366.65 7.3%
Young Forest(40-80 yrs.) 1506.72 29.8%
Mature Forest (80-250 yrs.) 255.62 5.1%

N.B. See note above regarding Old Forest (>250 yrs).

Marine Ecosystems (September, 2010):

Hornby Island Local Trust Area has two submerged provincial marine parks and two Rock Fish Conservation Areas
in its local trust area waters.

Type of Marine Protection Name of Area Area (hectaresha)
Provincial Park Helliwell 2,736.6
Tribune Bay 27.0
Rock Fish Conservation Area Savoie Rocks — Maude Reef 174.4
Ajax/Achilles Bank 1,622.5
TOTAL 4,560.4

Modified Ecosystems (August, 2010):

Type of Modification Area (ha) Portion of Local Trust Area (%)
Cultivated Field 287.6 9.6
Rural 421.7 14.1
Urban 51.0 1.7
Road 106.8 3.6
TOTAL 867.1 29.0

Threats to Ecosystems:

The threats to biodiversity found in the Islands Trust Area are described in the Islands Trust Fund-Conservancy
Regional Conservation Plan. These threats are pertinent to the Hornby Island Local Trust Area. In particular, the
Hornby Island Local Trust Area may be vulnerable to degradation of natural ecosystems from existing agricultural
and residential lands if landowners are not sensitive to the impacts of their land use on the surrounding landscape.
Education about ecologically friendly agricultural practices and residential land uses may be beneficial within this
local trust area. Biological threats to the Garry oak ecosystem also include conifer encroachment. —Local
organizations should be consulted prior to initiating education programs to avoid duplication of efforts.”
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A Nature Conservancy of Canada Study of the Islands Trust area, completed in 1995, classified about three
quarters of the shoreline and associated beaches as containing moderate to high natural feature value for wildlife,
marine and aesthetic features.

Other inventories, fieldwork carried out by biologists and local knowledge have identified the following habitat
areas and features:

Important Terrestrial Habitat:

#————cormorant nesting area on the bluffs of Helliwell Park,

heron rookery at Tralee Point and other current or potential heron nesting areas,

eagle, osprey and peregrine falcon nesting locations,

large older firs providing eagle habitat, particularly along the coastline and the inland bluffs,

old growth trees and large snags (providing habitat for a variety of species) throughout the island,
wetlands and ponds throughout the island providing important habitat,

Beulah Creek (salmon habitat), its riparian corridor and feeder creeks,

Ford Creek (fish bearing ), its riparian corridor and feeder creeks,

meadows in the south western part of Helliwell Park providing habitat for the only extant colony of
Taylor's Checkerspot butterfly, and

buildings providing established habitat for Townsends big-eared bat;

Important Marine Habitat:

a) shoreline near Saint John's Point/Whaling Station Bay and other areas where Harlequin ducks gather
during their flightless phase,

b) saltwater marsh north of Texada Road providing valuable waterfowl habitat,

c) Norris Rocks and rocks near Flora Islet where sea lions haul out,

d) islets and rocks around the Island where sea birds nest or gather,

e) Whaling Station Bay and other bays around the Island providing waterfowl! habitat,

f) the area of the underwater wall by Flora islet-Islet providing habitat for many marine species and
frequented by six-gilled sharks,

g) the area surrounding Norris Rocks and Heron Rocks providing habitat for juvenile rock fish and other
species, and

h) areas of marine vegetation important for herring spawning.
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Area:

All areas within the Hornby Island Local Trust Area are subject to the following objectives and policies.

Objectives:
The objectives of this subsection are:

(1)
()
3)

(4)

Policies:

3.2.1

3.2.7

to ensure maximum protection of areas with ecological, natural, aesthetic or heritage value;
to ensure protection of sources of fresh water and groundwater recharge areas;

to allow for public access to such areas only when there is no danger of damage to sensitive features or
ecosystems; and

to maintain native biodiversity and connectivity of the natural habitat areas.

Notwithstanding policies contained elsewhere in this Plan where they apply to land identified here, this
section takes precedence.

Where areas are designated as environmentally sensitive on Sensitive Ecosystem Maps or on Schedule
D1, the sensitive area may be protected by covenants at time of rezoning, subdivision or other change in
land status in favour of an appropriate third party such as the Islands Trust FundConservancy, or other
organizations with the capacity to hold and monitor effective conservation covenants.

In areas of water collection and aquifer recharge, natural drainage patterns should be retained, and any
removal of forest cover or other physical changes should be conducted so as to preserve the ability of the
ground to retain water to recharge the aquifers, and may be regulated by Development Permit.

Development should be prohibited or restricted in areas identified by a hydrogeological study as being
vulnerable with respect to water catchment, recharge or storage functions.

Any development in areas with sensitive ecosystems or important habitat may be regulated by
Development Permit to protect the identified features, including establishing buffer areas in accordance
with Sensitive Ecosystem Inventory recommendations or Environmental Guidelines for Development.

Development along coastal areas adjacent to foreshore with significant marine values (such as shellfish
resources or migratory bird habitat) may be regulated by Development Permit.

Fish-bearing streams, their riparian areas, tributary creeks and wetlands feeding them will be protected
and enhanced in accordance with the Provincial Fish Protection Act through regulations and through
supporting enhancement programs.

Connectivity of relatively undisturbed natural areas should be maintained wherever possible including
between the shore and the interior forested uplands.

Advocacy Policies:

3.29

3.2.10

Where significant ecological, natural or historical areas or significant habitat areas are located on Crown
land, the Ministry—ef SustainableReseurce—Managemen and—theMinistry—of Environmen provincial
Ministry(ies) responsible for conservation, parks and/or management of Crown lands| -are requested to
secure these areas in protective reserves, Parks or through transfer to the Islands Trust FurdConservancy,
and to keep them in the public domain with access appropriate to the level of sensitivity.

Voluntary covenants or easements to protect natural features and the donation or sale of sensitive areas
to a conservation land trust such as the Islands Trust Furé-Conservancy are encouraged.

Commented [JD4]: Amended; Ministry names subject to

change.
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3.2.11 Voluntary stewardship programs that provide information, support and recognition to landowners with
respect to protecting natural areas on private land are encouraged.

3.2.12 Educational efforts to protect coastal rock formations and other natural features from disturbance are
supported.

Policies relating to protection of the marine environment are included in subseetion—Section 3.6 Marine
Conservation.
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33 Parks and Protected Areas

Background:

The natural features of the Island provide many opportunities for recreational use by members of the local
community and visitors. A large area of Crown land and a system of traditional trails through private land have
provided access to forest areas and scenic viewpoints. In addition, the public has access to three Provincial Parks
and two Regional Nature Parks There are also four small community parks; four water accesses managed by the
Comox Valley Regional District as neighbourhood parks and a number of other water accesses and unused road
dedications under the jurisdiction of the Ministry of Transportation and Infrastructure that provide public open
space and/or contribute to the trail system. The K’'omoks Agreement in Principle, signed by the governments of
Canada, British Columbia and K’'omoks First Nation in March 2012, states that a new protected area (the present
vacant Crown land on Mount Geoffrey) will be established on Hornby Island and named by K’omoks.

Hornby Island’s Provincial and Regional Nature Parks provide recreational opportunities in the context of
preserving ecological values. These parks are all located where there are high natural values and together contain
a representative cross-section of the Island's ecological systems thereby offering valuable educational potential.
Apart from Tribune Bay Outdoor Education Centre, none of the parks are developed for artificial use, reflecting a
long-standing community interest in seeing minimal disturbance in these areas.

Hornby Island's Provincial Parks are Helliwell, established in 1966, Tribune Bay, established in 1978, and Mount
Geoffrey Escarpment, established in 2004. There is evidence of traditional use of the Helliwell Park area by First
Nations. All of the parks are designated ‘““Class A’ Parks-parks under the Park Act. Helliwell Park contains a 69
hectare {173-aere}-terrestrial component on the peninsula culminating in St. John's Point and a 2803 hectare {7608
aere}-marine component. Most of the terrestrial area is heavily forested; grasslands extend inland from the shore-
line, which mostly consists of rocky bluffs.

The "Sensitive Ecosystem Inventory: East Vancouver Island and Gulf Islands, 1993 - 1997" records the following
sensitive ecosystems within Helliwell Park: Terrestrial herbaceous, Woodland, Wetland, Older Forest, as well as
areas of Seeend-Second-Growth Forest with general bio-diversity values. Flora Islet is almost entirely covered with
a sensitive terrestrial herbaceous ecosystem. Threatened vascular plants (red and blue listed by the BC
Conservation Data Centre) have been recorded within the Park. The cliffs provide important nesting habitat for
cormorants. Norris Rocks and the rocks adjacent to Flora Islet are important haul-outs for large numbers of Stellar
and California sea lions resident during the winter. A significant population of Harlequin ducks is present in the
inshore areas.

The underwater component of Helliwell Park provides habitat for a rich variety of marine species. The main feature
is the rock wall adjacent to Flora Islet near where six-six-gilled sharks are regularly observed at unusually shallow
depths. The primary attractions of the terrestrial component of Helliwell Park are the spectacular bluffs topped by
open meadow areas, the older forest (including particularly large examples of Douglas-Fir and arbutus) and the
opportunities to observe wildlife and flowers in bloom. The primary attractions of the marine component are
recreational diving to view the rich underwater ecosystem, kayaking and traditional sports fishing areas. There are
commercial fisheries in and/or immediately adjacent to the Park area.

The fragility of the Park's ecosystems together with its popularity for recreation poses challenging conservation
and management problems. In 1999 a Conservation Stewardship Agreement was established between BC Parks
and Conservancy Hornby Island to enable local involvement in practical and educational conservation measures. In
2000, BC Parks initiated the Helliwell Ecosystem-based Planning Project.

Tribune Bay Park covers 96 hectares+{240-aeres}, of which 23 hectares {58-aeres}-are foreshore of Big Tribune Bay.
The Park's vegetation consists of about 70% second-growth forest and about 30% grassland resulting from former
cultivation. The broad white sand beach, backed by the open meadow area, is the primary attraction of the Park.
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The Tribune Bay Outdoor Education Centre operates under a Park Use Permit in the north-east corner of the Park
and provides educational programs to youth, mostly school groups. Infrastructure includes the old lodge, other
buildings, a climbing wall and a high ropes course. A tennis court is also located in this area. A pilot constructed
wetland providing alternative waste treatment has been established at the Centre.

The Mount Geoffrey Escarpment Park covers 187 hectares {462-aeres}-and offers both historic values associated
with the Leaf House and the Ford Family farmstead and together with the Mount Geoffrey Regional Nature Park,
covers approximately 25% of the island containing coastal bluffs, forested benches, wetland, and rugged shoreline.

The Mount Geoffrey Regional Nature Park which is now 333 hectares {826-aeres}-in area was established by the
Comox Valley Regional District on 303 hectares {#58-aeres}-of what was formerly vacant Crown land. It includes the
upper and western part of the Mount Geoffrey escarpment as well as lower land below and to the west of the
escarpment. Within the Park are sensitive ecosystems - Older Forest (below the escarpment) and Sparsely
Vegetated leng-along the edge of the escarpment) - which have been identified in the "Sensitive Ecosystem
Inventory: East Vancouver Island and Gulf Islands, 1993 -, 1997."- Most of the park's vegetation is seeend-second-
growth forest. The escarpment of Mount Geoffrey is an important part of the Island's groundwater recharge area.

The main attractions of the Park are the spectacular viewing opportunities from the edge of the Mount Geoffrey
escarpment, the well-developed trail systems for hiking and mountain-biking and the older (and moister) forest
ecosystem below the escarpment. The Comox Valley Regional District has adopted a Management Plan, developed
with much community involvement; management is carried out through a contract with the Hornby Island
Residents' and Ratepayers' Association.

Small Regional Parks exist near Tralee Point, near the top of Mount Road, at the end of Arthurs Road and adjacent
to Helliwell Park. There are about 30 water access parcels under the Ministry of Transportation and Infrastructure
jurisdiction and six or more other unused road dedications that are or could be utilized as trails or retained as
undeveloped green space.

Area:

All areas within the Hornby Island Local Trust Area are subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to ensure that parks remain in an essentially natural state and that the bio-diversity, sensitive ecosystems
and wild-life habitat are preserved;

(2) to allow for recreational and educational opportunities for visitors and residents that are managed and
monitored to ensure minimal environmental degradation and to fully protect fragile areas;

(3) to encourage a system of walking, bicycling and horseback trails, with minimal development, through
forested areas, to and from parks and across and around the island; and

(4) to encourage community and neighbourhood involvement in the planning and stewardship of parks.

3.3.1 At the time of subdivision and if park dedication is required under the Local Government Act, preference
is generally for park dedication, not cash-in-lieu. This could take the form of trails, or parkland.

3.3.2  The following areas are suitable for acquisition, dedication, and preservation and are identified as
candidates for parks or protected areas:

a) land that is shown on Schedule B as park, groundwater or ecological reserve (GW/EPA & GW/GP)
for existing areas;
b) land that contributes to a community trail network that connects residential areas,
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commercial areas, the community hall and school area, parks, beaches and ferry terminals;

) land that is designated as Environmentally Sensitive Areas, as shown on Schedule D1 or is
environmentally sensitive as determined by more recent mapping of sensitive ecosystems;

d) land that provides access to the ocean;

e) land that provides low impact recreational opportunities for the community and visitors;

f) areas of undeveloped lands;

g) land contiguous with existing parks and protected or undeveloped areas, particularly where it
may provide a buffer for an ecologically sensitive site;

h) designated water accesses as parkland; and

i) land that provides habitat connectivity.

3.3.3  The Local Trust Committee, when considering applications for zoning amendment or subdivision, should
pursue any opportunities to secure protected areas, parkland or trails through dedication, easement,
covenant or donation.

3.3.4  The subdivision, donation or sale of a parcel of land (or interest in land) for park, trail or conservation
purposes may be considered a community amenity. Amenity Zoning and Density Transfer provisions may
be established by the Local Trust Committee on a site specific basis and upon application.

3.35 Park and preservation uses should be permitted in all land use designations and may be zoned to specify
the type of park or protected area.

3.3.6  Setbacks on properties adjacent to parks should be established by regulation to protect the visual amenity
of parks.

3.3.7  Park land dedication, public accesses to and along foreshore and rights of ways should be maintained for
public use, and remain free of encroachments.

3.3.8  The Local Trust Committee may consider amenity zoning of properties adjacent to existing parks to allow
subdivision if the applicant is proposing an addition of part of the lot to the adjacent park.

Advocacy Policies:
3.3.9  Owners of properties on which there are established public trails and appropriate organizations are
encouraged to work together to achieve the long term protection of the trails through covenants or other

means.
3.3.10 The MWWEW@%HHprOVinCIaI Ministry(ies) responsible for parks lis requested to: Commented [ID5]: Amended; Ministry names subject to
a) maintain the natural values and not permit development, other than those required for public Cliange
health and education in Helliwell and Tribune Bay Provincial Parks;
b) continue to regularly consult with the community’s parks committee and/or the Local Trust
Committee on matters relating to the management and infrastructure of the parks on Hornby in
particular to address community, conservation, aesthetics and safety concerns;
c) involve the community in stewardship programs with respect to the parks;
d) prohibit camping uses in the Parks except those associated with the Outdoor Education Centre at

Tribune Bay Park; and

e) implement ecosystem-based management plans for Helliwell, Tribune Bay and Mount Geoffrey
Escarpment Provincial Parks.

3.3.11 The Comox Valley Regional District is requested to:
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a) continue to manage Mount Geoffrey Regional Nature Park as an undeveloped Park, for low-
impact, nature-oriented uses, with only those minimal facilities necessary for public health and
safety. The Master Plan for this Nature Park should continue to emphasize protection of
ecosystems, retention of vegetation, and protection of fragile areas and existing water sources;

b) continue active community involvement in the planning, stewardship and management of parks
and other undeveloped parcels under its jurisdiction on Hornby; and

c) investigate and report on options for acquiring tenure of the adjoining vacant Crown land
including management of this parcel as an addition to either the existing provincial or regional
park.

3.3.12 The Ministry of Transportation and Infrastructure is requested to:

a) work with the Local Trust Committee to develop a plan for all water accesses, unopened road
allowances and other such properties under the Ministry's jurisdiction on Hornby Island;

b) support tenure by Comox Valley Regional District of those parcels that the community and the Comox
Valley Regional District consider appropriate for management as parks;

c) establish a stewardship arrangement with an appropriate community organization, or organizations,
to act as stewards for the remaining properties once a plan has been developed for them; and

d) maintain the unopened road allowances in their natural state, prevent unpermitted alienation by
adjacent land owners and discourage overnight camping by means of signage.

3.3.13 Motorized vehicles should not be allowed outside designated parking areas in any park, or on unopened
road allowances, except for park service vehicles and emergency vehicles.

3.3.14 The M-'rmgt—Fy—ef—EmAFenmem—lprovincial Ministry(ies) responsible for parks |is requested to work with the {Commented [ID6]: Amended; Ministry names subject to
federal government and the Canadian Coastguard to develop measures to ensure that motorized vessels change.
are excluded from that part of Tribune Bay that is within the Provincial Park.

3.3.15 The M—iﬂiﬁ-t—Fy—ef—EH—V—ifFeﬂmeﬂ-t—‘prOVincim Ministry(ies) responsible for parks land the Department of {Commented [ID7]: Amended; Ministry names subject to
Fisheries and Oceans Canada are requested to introduce regulations and other measures to fully protect change.

marine species and habitat in the marine component of Helliwell Park.

3.3.16 Agencies with jurisdiction over parks are supported in restricting or controlling access to areas in parks
where this is required for the protection or restoration of sensitive ecosystems and habitats.

3.3.17 Community organizations and land owners are encouraged to work together using available tools such as
covenants and easements to secure and extend the existing network of trails according to the Parks and
Trails plan.

3.3.18 Owners of land located adjacent to established parks are encouraged to dedicate land or to provide trail
easements to add to the park amenity.

3.3.19 Where a park contains a public well, parks authorities are requested to grant an easement to the private
well users(s) for their continued use and maintenance of the well.
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34 Groundwater Protection-Sustainable Ecosystem Management Area (Mount Geoffrey
Area)

Background:

This forested upland area at the centre of the Island has been identified by BC Environment as an important
natural groundwater storage and catchment area providing groundwater recharge to wells in highly settled
lowland areas. "A Preliminary Groundwater Assessment of a Crown Land Parcel on Hornby Island" (1994) carried
out by BC Environment recommends that this land should be protected as a community watershed area to ensure
preservation of the quantity and quality of groundwater on Hornby Island. In 1994, the Water Management
Division established a Notation of Interest over this parcel to record its interest in the area due to its importance
for protection of the groundwater resource.

“The Final Report of the Hornby Island Groundwater Pilot Project” (1994) recorded an inter-agency agreement that
"the Crown land parcel be considered a watershed reserve" and stated that, "once more detail and definition of
the groundwater catchment area becomes available, and a suitable legislative vehicle is found which can provide
for protection of the land to ensure unchanged water quality and quantity, then another tenure can be considered
by the community and agencies involved."

As immediate protection, The-the Water Management Division established a Notation of Interest (1994) over this
parcel. A recommendation of the "Water Stewardship and Wastewater Management on Hornby Island” (2000)-, a
report prepared by Royal Roads University, includes the recommendation to "pursue legal protection of the crown
lands as a groundwater recharge area."-

The forest cover has been subject to severe unnatural disturbance through logging and fire from the latter part of
the 19th century until the mid-20th century. The forest (classified as Coastal Douglas-Firfir Moist Maritime) is now
in various stages of recovery but contains scattered veteran Douglas-Firs—firs and cedars. The "Hornby Island
Sensitive Ecosystem Mapping” (2010)~ records areas of "old forest" - forest ecosystems with an average age of 250
years or greater - and, “mature forest” -— forest ecosystems with an average age of 80 years or greater - within
this parcel. (Older Coastal Douglas-fir forests in the region now account for only 4% of the area they occupied 150
years ago).

A report by Triton Environmental Consultants entitled "Ecological Inventory of Proposed Woodlot #0032" (1998)
commissioned by the Ministry of Environment states that, "old growth attributes (stand, structure, species
composition, soil characteristics) should be enhanced or maintained as they have the potential to sustain
representative features as stands develop.": The report contains recommendations to protect or enhance wildlife
and bio-diversity and to manage recreational impacts and values. This preliminary survey indicates the need for a
more thorough ecological inventory. Detailed accurate mapping by the Hornby Island Residents’ and Ratepayers’
Association and a preliminary ecological survey by Cascadia Resource Consultants (2000) constitutes a beginning of
this work.

In coordination with Comox Valley Regional District and the Ministry of Forests and Range, the local community
has instituted forest fighting and prevention programs. The large number of small, dead trees in some areas (fuel
over-loading) has been identified as a significant fire risk.

The Island's two main water courses - Beulah Creek and Ford Creek, both fish-bearing streams - pass through this
area. At one time, a beaver dam established a large wetland or lake in Strachan Valley; however the dam is now
abandoned. The Strachan Valley area contains a number of small wetlands and seasonal and ephemeral streams.

The area has long been valued for its recreational attributes and was previously designated by map reserve for the
Use, Recreation and Enjoyment of the Public. Former logging roads have been maintained as trails by residents and
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are well used by walkers, cyclists and equestrians - including for cross-island travel and access to the adjacent
Mount Geoffrey Regional Nature Park.

A report prepared by an ad-hoc Committee of the Hornby Island Residents’ and Ratepayers’ Association "The Heart
of Hornby Island—A Forest, a Watershed” (2000)* reports on the mapping project and explores in detail the tenure
options available to the community. A report prepared by the Advisory Crown Lands Committee for the Local Trust
Committee, “The Heart of the Island”, submitted in July 2000, outlined historical, community and ecological issues
and provided recommendations. A central theme of all of this work is the protection of the land under local
control.

Area:

All areas identified as Groundwater Recharge/Environmental Protection Area (GW/EPA) on Schedule B (Map
Designations) are subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to protect and enhance the groundwater recharge function of the area;

(2) to enable the continuing recovery, restoration and protection of the forest so that the natural structure,
composition and bio-diversity characteristic of a Coastal Douglas-fir forest ecosystem are re-established;

(3) to protect the forest from major disturbance by fire;

(4) to maintain the aesthetics/visual qualities of the forest;

(5) to encourage tenure arrangements that enable community control and stewardship of this area;

(6) to provide for low-impact recreation activities that are compatible with the first three objectives; and

(7) to ensure that any silvicultural activities or extraction of forest products are compatible with and

subordinate to the first four objectives.

Policies:

3.4.1 This area should be conserved as a forested area and all planning should be undertaken with the
perspective of a forest-based rather than a human-based time scale.

3.4.2  This area should not be subdivided except to create nature reserves or other land-holding arrangements
for the protection of the natural environment.

343 No permanent buildings should be permitted on the land; other structures should be limited by regulation
to those required in pursuit of the objectives of this sub-section.

3.4.4  Sensitive ecosystems within this area should be fully protected. Transfer of this area to conservation or
park is supported in order to protect the wetlands.

Advocacy Policies:

3.4.5 The use of fertilizers and pesticides and the storage and disposal of waste material, hazardous chemicals
and other potential pollutants should be prohibited to protect the groundwater resource and natural
ecology.

3.4.6  Excavation, quarrying, soil removal, road development, ditching and drainage works should be regulated
to protect against alteration of natural surface drainage or groundwater catchment and storage functions
and against impacts upon identified ecological values.

3.4.7 Studies that provide additional data on the groundwater catchment and flow system should be
supported.
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3.4.10

3.4.11

3.4.12

The Ministry—of-Envirormentprovincial Ministry(ies) responsible for the protection, management and

conservation of provincial lands and water 4]5 requested to consider acquisition of the Mount Geoffrey {Commented [ID8]: Amended; Ministry names subject to
area identified by the GW/EPA designation on Schedule B for a provincial park or other type of protected change.

area.

As a preferred alternative tenure option, the Minister-of Envirenment provincial Ministry(ies) responsible

for the protection, management and conservation of provincial lands and water lis requested to propose {Commented [ID9]: Amended; Ministry names subject to
legislation that would enable the designation of this area as a community groundwater recharge area for change.

the protection of the community's groundwater resource, to be managed through community
stewardship with objectives and policies compatible with this Official Community Plan.

As an alternate tenure option, the Comox Valley Regional District is requested to investigate in
consultation with the Local Trust Committee, the community and relevant First Nations, the appropriate
options for obtaining tenure that would be compatible with the objectives and policies of this Official
Community Plan.

fThe provincial Ministry(ies) responsible for managing provincial Crown land and natural resources isl {Commented [ID10]: Amended; Ministry names subject to

Ministry-of Forests,Lands-and-Natural-Resouree-Operationsis-requested to only consider dispositions of change.

this land or interests in this land that is compatible with the objectives and policies of this Official
Community Plan.

The M#Hst#y—ef—Ferests—aﬂd—Raﬂge—islprovincial Ministry(ies) responsible for managing provincial Crown

land and natural resources is| requested to only establish tenures that enable the implementation of the Commented [ID11]: Amended; Ministry names subject to
objectives and policies of this eemmunityplanOfficial Community Plan. change.
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3.5 Groundwater Protection—/Gravel Pit Area

Background:
The area designated as Groundwater Protection/Gravel Pit (GW/GP) is under the jurisdiction of the Ministry of
Transportation and Infrastructure as a gravel resource area.

Area:

All areas identified as Groundwater Protection/Gravel Pit (GW/GP) on Schedule B (Map Designations) are subject
to the following objectives and policies.

Objective:
The objective of this subsection is to ensure that this area becomes included in the Groundwater Protection-
/Environmental Protection Area when no longer required by the Ministry for gravel.

Policies:
3.5.1  The sand and gravel deposits on the lands designated GW/GP in this plan-Plan are deemed suitable to
address the requirements of Section S#[@(l)(c)\ of the Local Government Act. [Commented [ID12]: Update to LGA section.

[ Formatted: Font: Italic

Advocacy Policies:

3.5.2  The Ministry of Transportation and Infrastructure is requested to use this land only for gravel extraction
as required for the development and maintenance of roads on Hornby and to not allow its use for the
storage of flammable material or potential pollutants.

3.5.3 The Ministry of Transportation and Infrastructure and bther provincial Ministries responsible for

managing provincial Crown land and natural resources Mint 7 Commented [ID13]: Amended; Ministry names subject to
Operations—are requested to support the transfer of any unused portion of the gravel pit parcel in change.

Strachan Valley (and the whole of that parcel when it is no longer required for gravel extraction) for
inclusion in the Groundwater Recharge—/Environmental Protection Area land use designation.
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3.6 Marine Conservation

Background:

The marine conservation area addressed by this Plan within the Hornby Island Local Trust Area extends up to 1000
metres from the natural boundary of the island. The coastline and offshore waters here are rich and varied. There
are large expanses of sand beaches, gravel flats, underwater and exposed rocky reefs, sandstone shelves and deep
water habitat where over 175 species of marine fauna have been recorded, including rare species. Of particular
significance is the presence of six-six-gill sharks in relatively shallow depths;-, the annual herring spawn;-, and
migrating salmon and killer whales.

Most of this area is contained within the marine component of Helliwell Park. It has also been proposed as a
Marine Protected Area under the federal Oceans Act.

Sewage pollution, whether it originates from boats or from land can have negative impacts on water quality, even
when releases are limited and seasonal. Dumping of materials or discharge of petroleum products and other
chemicals can also contaminate the marine environment.

Area:

All areas identified as Marine Conservation (MC) on Schedule B (Map Designations) are subject to the following
objectives and policies.

Objective:
The objective of this subsection is to ensure the continued viability of marine ecosystems and species.

Policies:

3.6.1  Areas along the coastline that provide nesting, feeding and resting for birds should be protected. This may
be accomplished by sign-posting, significant building setbacks and required retention of vegetation.

3.6.2  Programs to reduce land-sourced pollution should be supported.

Advocacy Policies
3.6.3  The Provincial and Federal governments are requested to develop existing and new programs, such as
harvest refugia, which protect and enhance the populations of native marine species and ecosystems.

3.6.4 Mﬂa&%y—e#Fe#es%s—Laﬂds—aﬁd—Name—Resewee—Ope#a&eﬂﬂprownaal Ministry(ies) responsible for

managing provincial Crown lands a\nd the Federal—{Department of Fisheries and Oceans Canada Bre

requested to ensure that foreshore uses or developments that might deplete or disturb migratory
wildfowl feeding areas, shellfish communities, fish nursery areas and herring spawning areas not be
permitted.

3.6.5 The FeéeFaHDepartment of Fisheries and Oceans Canadal and the M-inB#y—ef—EMenmem—Jprovincial

Ministry(ies) responsible for the protection, management and conservation of provincial lands and water\r

are requested to fully protect through conservation measures, including fisheries closures, any vulnerable
species of marine fauna and flora and important habitats such as the area where six-gilled sharks come
near the surface near Flora Islet and areas supporting juvenile rockfish or herring spawning.

3.6.6 The FeeleFaHDepartment of Fisheries and Oceans_Canadal is requested to protect fully the marine

component of Helliwell Provincial Park through conservation measures such as prohibiting the taking of
marine life by diving, closures of fisheries as required and the establishment of a Marine Protected Area.
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3.6.7 The Feéeml—{Department of Fisheries and Oceans Canada jis requested to regulate, police and monitor any [Commented [ID19]: Update to naming convention.
harvesting of shellfish to ensure that wild stocks are sustainable.
3.6.8 The Feée%#Department of Fisheries and Oceans Canada jis requested to ensure that no activities should [Commented [ID20]: Update to naming convention.
be permitted in the Hornby Island Local Trust Area that will degrade the sea bed.
3.6.9 The BC—MMstr—y—ef—Emeﬁmeﬂt—weE)lresponsible provincial Ministry(ies) or the \Department of Fisheries {Commented [ID21]: Amended; Ministry names subject to
and Oceans Canada\(—DFQ-)—are requested to prohibit outfalls for sewage and grey water on Hornby Island. change.
[Commented [ID22]: Update to naming convention.
3.6.10 Transport Canada is encouraged to require holding tanks for sewage and grey water in all commercial and
recreational vessels.
3.6.11 The designation and enforcement of Tribune Bay as a no sewage discharge area under Federal Sewage
Pollution Prevention Regulations is supported. The designation of additional areas where sewage
discharge problems have been identified is also supported.
3.6.12 The Federal Ministries of: Environment;-, Transport Canada;-, Fisheries and Oceans Canada;, and Defense;
, and other relevant agencies are requested to prohibit the disposal of domestic, industrial or military
waste or the discharge of waste from vessels (including cruise ships) into waters within or adjacent to the
Hornby Island Local Trust Area.
3.7 Heritage Features
3.8 Hazard Areas
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SECTION IV—OBIJECTIVES AND POLICIES FOR THE STEWARDSHIP OF RESOURCES

4.1 Farming

Background:

The early development of Hornby Island included agriculture as a primary occupation, supplying agricultural
produce to Vancouver Island. At present, small scale farming operations primarily serve-primarily local needs with
some specialty production. Seasonal water supply can be a challenge and the need to protect water resources is a
concern.

Area:

The Hornby Island Trust Area is subject to the following objective and policies.

Objective:
The objective of this subsection is to encourage farming and local food production in ways that are compatible
with the Island's environment.

4.1.1  Co-operative farming and community gardens should be encouraged.

Advocacy Policies:
4.1.2  The development and implementation of a Hornby Island food and farm action plan is supported.

4.1.3  Sustainable and organic farming is supported, including efforts to ensure that water supplies used by
farmers remain uncontaminated.

4.1.4  The Ministry of Agriculture is encouraged to maintain and promote sustainable agricultural and organic
farming techniques and to discourage the use of toxic pesticides or other toxic chemicals and the
inappropriate application of fertilizers.

4.1.5 The use of genetically engineered seeds or plants is strongly discouraged in order to protect the genetic
integrity of food and crops and other plants growing on the Island.

4.1.6  The use of chemicals or farming methods that can result in the contamination of the soil, other organisms,
groundwater or surface water is strongly discouraged.

4.1.7  Agriculture that utilizes rainwater for irrigation, practices water conservation and protects water quality is
encouraged.
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4.2 Forestry

Background:

Hornby Island was logged extensively up until the middle of the last century and most forested areas now consist
of recovering second and third growth with some stands of old growth and scattered veteran trees. Most privately-
owned forest is in relatively small holdings. The cost of transporting logs over two ferries to an off-island market
(and conversely bringing wood products to the Island) can make the provision of wood products for on-island use a
natural focus for forestry activity. Sustainable forest management has been described as "forest management
regimes that maintain the productive and renewal capacities, as well as the genetic, species and ecological
diversity of forest ecosystems."

Area:

All areas belew—[abﬂfthe natural boundary of Hornby Island within the Hornby Island Local Trust Area are subject [Commented [ID23]: Correction.

to the following objective and policies.

Objective:
The objective of this subsection is to ensure all forestry is carried out in a way that protects ecological values and
sustains the resource.

Policies:

421 Logging on steep slopes such as those identified on Schedule F (Hazardous Areas Map) on private lands

(not subject to the Private Managed Forest Land Act) should be strongly discouraged and regulated by the [ Formatted: Font: Italic

appropriate authority.

4.2.2  Cutting of forest land that leaves large openings is considered inappropriate except when agricultural land
is being cleared in accordance with a plan for farming the land.

423 Industrial scale logging is considered inappropriate for Hornby Island.

4.2.4  Maintaining buffers on all forested lots is encouraged to minimize the impacts of blow down, drainage
alteration and other negative impacts on adjacent lots and to maintain connectivity of forest ecosystems.

4.2.5 The Local Trust Committee should assist landowners in achieving the objectives of this section by making
information available on forest stewardship and sustainable management.

Advocacy Policies:
4.2.6  The need for local firewood supplies is acknowledged and the careful management of firewood harvesting
in order to improve the forest resource should be encouraged.

4.2.7  Low-impact sustainable forestry that maintains the essential forest cover and bio-diversity values is
supported.

4.2.8  Owners of forested land are encouraged to ensure that forestry activities do not significantly alter natural
drainage patterns.

429 The M-im&ﬁy—ef—Fe#e&t—s—aﬁd—Range—lprovincial Ministry(ies) responsible for forest manggement‘ is Commented [ID24]: Amended; Ministry names subject to
encouraged to consider the objectives and policies of this Official Community Plan and the policies of the change.

Islands Trust Policy Statement in recognition of Hornby Island's location within the Island Trust Area and

should be requested to:

a) promote management practices that ensure the protection of native biodiversity, valued
environmental features and groundwater recharge areas; and
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b) encourage management plans that involve the maintenance of continuous tree cover and that
use native species in planting programs.

4.2.10 The extensive planting of non-native species for silviculture is strongly discouraged.
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4.3

Mariculture

Background:

The relatively unpolluted water surrounding Hornby make it an attractive area for aquaculture. The alienation of
areas for commercial operations can conflict with the interests of residents, the visiting public and boaters
requiring anchorage. There is also concern about impacts upon the natural ecology of large-scale or intensive
operations or of a large proportion of the foreshore used for mariculture. In 2009 the assessment rolls listed six
aquaculture operations on the Island.

Area:

NOTE:INFORMATION NOTE: Responsibility for the regulation and licensing of aquaculture in
British Columbia is shared by a number of Provincial and Federal Agencies. -The Local Trust
Committee is committed to working cooperatively with other agencies to address situations
where First Nations’ interests in aquaculture may be affected.

All areas below the natural boundary of Hornby Island within the Hornby Island Local Trust Area are subject to the
following objective and policies.

Objectives:
The objectives of this subsection are:

(1)
()
3)
(4)

Policies:

4.3.1

432

4.3.6

to ensure the negative impact of commercial mariculture uses on the upland owners is minimized;
to ensure maximum protection of the foreshore and of the native life forms inhabiting it;
to support low impact mariculture operations; and

to ensure commercial use of marine resources does not pollute the foreshore and surrounding waters,
nor preclude the use or enjoyment of the shoreline by the public or upland property owners.

Fish farms such as finfish net pen aquaculture operations should not be permitted.
Intensive mariculture, nori farms and long-line oyster culture requiring floats, buildings and structures
should not be permitted in front of residential neighbourhoods of Sandpiper, Whaling Station Bay and

Galleon Beach.

WI\ new mariculture sites, including bottom culture, should be subject to redesignation, rezoning and

subsequent regulations.

i‘l’he\ areas from Collishaw Point @Ford Cove has potentially suitable biophysical conditions and proposals

for Mariewtture-mariculture use may be considered by the Local Trust Committee upon application for
rezoning.

lRezoning\ for mariculture should only be considered after there has been a review of the coastal area to

identify significant and representative ecosystems, species, habitat and features, and the measures
required to protect them such as processes required under the Canadian Environmental Assessment Act
(CEAA).

Mariculture operations should be regulated to ensure that a 2 metre (7 ft.) leave space is retained for
public enjoyment of the beaches.

Advocacy Policies:

43.7 The WMM%WM—N&%&F&I—R%@%&@BQF&MDFOVMCiN Ministry(ies) responsible for
managing provincial Crown Iand‘ is requested to_-prohibit:
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a) mariculture in areas fronting provincial parks, regional parks or nature reserves:; and

b) tenure in areas which have been used traditionally as moorage for local vessels or for landing of
sea planes.
4.3.8 M#H&W—e#FeFesH—LaFAs—aﬂd—Naﬂ%ﬂ—Re&emee—@pe#&Henﬁlprovmual Ministry(ies) responsible for
managing provincial Crown land is requested to: Commented [ID30]: Amended; Ministry names subject to
a) ensure that mariculture operations are restricted to below the 2 metre (7 feetft.) tideline and GIENgS
that adequate space is retained between lease areas to ensure public access to the shoreline;
b) consider the policies contained in this subsection relating to the location of new lease areas
whenever it is considering the renewal of existing lease areas;-; and
) monitor the impact of mariculture on other marine resources.
439 The MmmweﬁFerests—LandsﬁaneLNatwaLReseweeOpeFaheﬂ&p\rovmual Ministry(ies) responsible for
managing provincial Crown land, the Ministry of Agriculture and the #eéeFal-‘Department of Fisheries and {Commented [ID31]: Amended; Ministry names subject to
Oceans Canada lare requested to ensure that areas of natural occurrence of oysters and clams are change.
available for public use and remain free of private or commercial leases. [Commented [ID32]: Update to naming convention.
4.3.10 The M#ﬂs@w—e#FeFests—Laﬁds—aw—Nam#aJ—Re%ee—ppeFaﬂeﬂsprovmual Ministry(ies) responsible for
managing provincial Crown Ia_d] is requested to provide an assessment of potential environmental {Commented [ID33]: Amended; Ministry names subject to
impacts, such as processes required under the Canadian Environmental Assessment Act (CEEA), prior to change.
any proposal for additional mariculture tenures being considered by the Local Trust Committee.
4.3.11 The Ministry of Agriculture is requested to encourage development of new technology in shellfish
production techniques that minimize use of structures.
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4.4 Energy

Background:

The cost and environmental impact of using non-renewable energy resources has made increasing self-reliance in
the supply and conservation of energy of particular interest to the Island community. Many homes rely on wood as
a major source of energy. Wind energy is gaining recognition as a notable renewable energy source, and there is
community interest in the responsible use of wind energy systems.

Residents of Hornby Island have long supported the phasing out of radioactive weapons and materials in the entire
world and so declared the Island a nuclear free zone in 1985.

Area:
The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:
The objectives of this subsection are:
(1) to encourage the conservation of energy; and

(2) to encourage the use of renewable energy sources with low environmental impact and safety risk.

Policies:

4.4.1  The use of all forms of renewable energy sources, such as small scale wind turbines and solar panels
appropriate to the rural environment for generation of power for onsite consumption with limited noise
and visual impacts and safety risk, should be encouraged.

4.4.2  The development of renewable energy sources that allow for the sale of power to the Hydro grid and for
individual site and local community use may be examined through zoning regulation, provided that such

sources are reviewed to ensure there are no negative environmental impacts or increased safety risks.

Advocacy Policies:
4.4.3  The use of CSA certified low emission wood stoves should be encouraged.

4.4.4  Community initiatives to establish educational and informational programs on energy conservation on the
Island including demonstration and experimental projects are supported.

4.4.5  The conservation of energy in buildings through adequate insulation and thermal glazing is supported.

4.4.6  Community transport, carpooling, ride sharing and the use of alternative fuel and non-motorized vehicles
are encouraged.
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4.5 Water
Background:

Surface water sources are managed by the Mwﬁpwe#Fe#e&H—Lar%and—Na&um#Re&eu%ee—{Qpemﬂenlemstry of

Branch through the allocation of surface water rights under the WeGeFAeéWater Sustainability Act. Hornby Island
has 43 surface water licenses issued for domestic, irrigation and storage uses. Groundwater is currently the
primary source of water supply. Its availability and quality vary considerably around the Island and seasonal
shortages are common. In some areas of the Island there is a high level of development in relation to aquifer
productivity. There are reports of salt-water intrusion in some locations. Dry or abandoned wells on private
property that were not properly sealed are conduits for introducing contaminants into the aquifer from surface
water. Hornby Island's fractured bedrock aquifers exist under unconfined conditions which makes them highly
vulnerable to contamination introduced at the land surface. Of particular concern is contamination from
inadequate treatment of sewage and grey water and improper utilization, storage and disposal of chemicals used
domestically or in trades, crafts, agriculture, industry and transportation. Where water supply is a problem, bottled
water is purchased, water is obtained from other public or private wells or water is trucked for a fee from
productive wells elsewhere on the Island. Household treatment of water also takes place. Irrigation can be a
significant use of water in the summer with potential impacts upon availability during the low flow period.

Groundwater is a communal resource but it is not yet subject to management or regulation. In 1996, the Water
Stewardship Project, sponsored by the Heron Rocks Friendship Centre Society, began to monitor creeks, ditches
and beaches for fecal contamination levels, lobby for necessary changes and educate the public. In 1998, the
Ministry of Environment and the Islands Trust established a Pilot Voluntary Groundwater Protection Pilot Project
for Hornby Island which has been coordinated locally by an Advisory Committee. This project has compiled and
reviewed existing and new information (including a Geochemistry Study and an Aquifer Classification) which is
being used as a basis for developing a Groundwater Protection Strategy for the Island in consultation with other
organizations and agencies, local experts and the community at large.

Groundwater is a limited and vulnerable resource that requires restrictions on land use and development.
However, the water supply situation can be improved significantly by three measures that are being increasingly
utilized: water conservation, water re-use and the direct catchment and storage of rainwater. Because
groundwater concerns need to be taken into account in all land uses and development, peliey-Policy 2.2.2 applies
to every section of the planPlan. This section includes additional or more specific policies to protect the resource.

NoteINFORMATION NOTE:-_All shared (commercial and public) wells, cisterns or water supply
infrastructure_-must comply with the requirements of the BC Drinking Water Protection
Act.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Obijectives:

The objectives of this subsection are:

(1) to encourage water conservation to ensure that existing users of the water supply do not deplete the
supply;

(2) to ensure that new demand for water does not stress the groundwater resource;

(3) to ensure that activity pertaining to use of land does not lead to degradation of the current supply of fresh
water;

(4) to enable more local involvement in the protection and management of groundwater;

(5) to encourage the use of effective alternative systems and technologies;
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(6)
@)

Policies:

45.1

4.5.2

4.5.4

4.5.5

4.5.7

to encourage the use of shared systems that provide water, store water and treat grey water; and

to encourage protection of water in wells.

The establishment of a community-based water resource protection/management committee is
supported to provide a coordinated and proactive approach to the protection and careful use of the
Island’s water resources.

A Groundwater Protection Strategy, based upon available technical information, community and agency
consultation, should be developed and implemented.

Development should be restricted in areas where groundwater limitations have been identified by a
groundwater geochemistry study, aquifer classification, hydrological report or other technical
information.

Watersheds, wetlands, lakes, water courses and riparian areas should be protected through developrment
Development permit-Permit or regulation, including requirements for protective setbacks.

Sources of potable water should be protected through "water supply protection area" designation and
covenants and/or regulations that restrict land uses to those that are compatible with protecting the
water source.

Activities that would pollute fresh water or salt-water should be prohibited and land uses that may involve
a potential for pollution should be regulated.

Alternative water source methods such as rain water catchment, lined dugouts and well reservoirs should
be used for large scale uses such as for filling swimming pools.

Enclosed cisterns and ponds for storage of rainwater to supplement water supply for individual or group
household use and fire protection and irrigation are encouraged.

Advocacy Policies:

459

4.5.10

4.5.11

4.5.12

4.5.13

The Vancouver Island Health Authority shall be requested to ensure that drinking water sources and
recreational water bodies are not contaminated by deleterious liquid discharges.

The W y o 5
PpeFat—iensprovincial Ministry(ies) responsible for forest or natural resource manggement\a%e—iirequested
to require that any tree cutting be carried out according to a management plan designed to fully protect
the groundwater recharge function of the area based upon hydrological information and that draft
management plans be referred to the Local Trust Committee for community review.

The Ministry of Transportation and Infrastructure is requested to review ditching practices with respect to
maximizing groundwater recharge and retention and to work with the Local Trust Committee and the
community to identify and carry out pilot projects involving alternative management of run-off in
appropriate locations.

The Real Estate Board is requested to require from land owners disclosure of septic and well conditions
and locations at the time of property transfer so that prospective buyers are informed of the water/septic
situation.

Sellers of properties and their real estate agents are requested to disclose water and septic information to
prospective buyers of property on the Island.

Commented [JD36]: Amended; Ministry names subject to

change.
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4.5.14 Any education program directed toward the conservation of Island water supplies, the re-use of water
and the utilization of rainwater catchment and storage systems is supported.

4.5.15 The use of chemical fertilizers, pesticides, and herbicides by any agency or individual is strongly
discouraged.

4.5.16 Property owners with wells on their property that are dry or contaminated (including by saltwater
intrusion) are encouraged to back fill those wells.
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SECTION V — OBJECTIVES AND POLICIES FOR A SUSTAINABLE INFRASTRUCTURE

This section reflects the concern that environmental considerations be applied to all settlement activities on the
Island. The concept of sustainability is fundamental to decisions on the level and characteristics of services. The
responsibility for regulating and monitoring the effect of providing services is commonly shared between
government agencies and the Local Trust Committee. Issues addressed include transportation, water supply, waste
disposal and energy.

5.1 Water Supply Systems

Background:

There is one Water Improvement District in the Whaling Station Bay area. There is informal or limited sharing of
wells on a privately negotiated basis. It is recognized that the availability of ground water varies considerably over
the Island and residents of distressed areas may wish to consider forming local water districts. In addition, there
are natural water flows that could be captured from artesian springs. Reports by F. Chwojka (1984) and W. S.
Hodge (1993) suggested establishing community wells in inland areas.

Nete-INFORMATION NOTE:-The Vancouver Island Health Authority (VIHA) will not monitor public
water supplies for compliance with the BC Drinking Water Protection Act. -Ensuring compliance
with this Act is the responsibility of the water supplier with oversight by Island Health Authority.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1)  to ensure the self-sufficiency of the Island with regard to a supply of freshwater;

(2)  to ensure the maintenance of safe potable water sources for residents on the Island;
(3)  toencourage the capture of rainwater for domestic use; and

(4)  toencourage conservation and grey water treatment to allow for re-use and recycling of water.

Policies:

5.1.1  Piping of water from a source off-island should be prohibited.

5.1.2 Large-scale desalination plants should be prohibited. Small-scale desalination plants using technologies
that do not involve the returning of concentrated brine to the environment and other negative impacts to
the environment, natural coastal processes or marine or coastal habitat may be permitted and regulated.

5.1.3  The Local Trust Committee should encourage and support efforts to establish community-managed water
sources that could be made available to water delivery operators under appropriate arrangements and
which would be monitored by a publicly-accountable organization.

5.1.4 A well may be used for the extraction of ground water for transportation off the lot from which it is
extracted where permitted by zoning regulation or Temporary Use Permit.
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Advocacy Policies:

5.1.5  The Vancouver Island Health Authority is requested to monitor water quality of community water systems
and wells and to post the results on a regular basis for user’s protection.

5.1.6  The M-im‘&try—ef—Emfweﬂmeﬁt-‘responsible provincial Ministry(ies) is requested to: {Commented [ID37]: Amended; Ministry names subject to
a) regulate the use of groundwater for community systems; and cliangs
b) identify and assess and then maintain and monitor on a regular basis community wells

established at the time of subdivision.

Envirermentresponsible provincial Ministries| are requested to give consideration to: Commented [ID38]: Amended; Ministry names subject to

change.

a) identifying and reserving areas on Crown land that may be used as remedial sources of
freshwater to supply existing residential uses only; and

b) establishing community wells in inland areas.

5.1.8  Small scale privately installed water systems and shared wells are encouraged, particularly for areas
designated small lot residential.

5.1.9  Rainwater collection and storage are encouraged to provide domestic or commercial water supply for any
new construction (and for incorporation into existing developments).

5.1.10 The provision of clean, safe public water supplies for the use of visitors is supported.
5.1.11 Dissemination of information on options for water conservation and recycling is supported.
5.1.12 The Comox Valley Regional District and other authorities are requested to work with the Local Trust

Committee and the community to develop a strategic plan for providing a continuous safe supply of
potable water for all residents of Hornby Island.
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5.2 Water Supply Protection Areas

Background:

The Whaling Station Bay Improvement District owns and operates a water collection system that provides water to
about 35 property owners in the Whaling Station Bay area. There are public wells (some of them now disused)
located on public land at Grassy Point, Sollans Road, Anderson Drive (two) and Jerow Road. There is also a public
well within Tribune Bay Provincial Park that is now capped.

Area:

All areas identified as a Water Supply Protection Area (WSPA) on Schedule B (Map Designations) are subject to the
following objectives and policies.

Obijective:
The objective of this subsection is to protect the Whaling Station Bay water collection system and other existing
public wells as present or future sources of community water supply.

Policies:

52.1 Let-APlan-19879 Section-9lot A, Section 9, Plan 19879, owned by Whaling Station Bay Improvement
District is designated as a Water Supply Protection Area to ensure its protection as a site specific water
supply zone and land uses on this lot should be restricted by regulation.

5.2.2 Land uses on properties within the catchment area of this water supply system may be restricted by
regulation or covenant to protect the water resource on the basis of a professional hydrological study.

5.2.3 Land uses on or near parcels containing public wells should be regulated to ensure protection of the
water source.

5.2.4  Where indicated by a professional hydrological study, land uses on adjacent properties may be restricted
by regulations or covenant to protect the water source.

5.2.5  The establishment of additional public wells in appropriate inland locations should be considered; parcels
containing new public wells should be added to this designation.

Advocacy PelieyPolicies:

5.2.6  Public wells are subject to requirements of the Weter-ActWater Sustainability Act] and other provincial
legislation such as the BC Drinking Water Protection Act and regulations. Designated purveyors or other
agencies responsible for such wells must comply with provincial regulations and should protect the well
head, ensure regular maintenance and testing of the well, post the test results and monitor draw down
and water availability, or enter into an agreement with a community organization to carry out this work.

5.2.7  Agencies with jurisdiction over land parcels containing wells are encouraged to seal wells that are no
longer being used or maintained.
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5.3 Sewage Treatment and Disposal

Background:

The terms "liquid waste or sewage" is usually used to refer to waste that comes from toilets (black water) and from
sinks, baths, washing machines, dishwashers, etc. (grey water). In sewage systems these wastes are treated and
disposed of together. Other systems, such as composting toilets, are designed to treat only human waste (fecal
matter) and this requires separate treatment for grey water. Water is a precious resource and can often be
recovered and recycled with appropriate treatment. To reflect this, the terms "fecal matter" and "grey water" are
used in this plan rather than "liquid waste".

The disposal of sewage is governed by the Ministry of Health through the Public Health Act and Regulations and
administered by the Vancouver Island Health Authority. The Ministry of Environment and Climate Change Strategy|
and the Ministry of Agriculture also have relevant regulatory authority.

Hornby Island has high density subdivisions (Whaling Station Bay, Sandpiper Beach, Galleon Beach and Shingle Spit
areas) which are not serviced by community sewerage systems. Fecal matter and grey water must therefore be
dealt with on each lot. A program of testing for fecal coliform in wells, ditches, creeks and beaches (carried out by
the Water Stewardship Project in 1996 to 1999) indicates that there is a widespread lack of adequate treatment
which is already causing contamination and could lead to serious health problems. There has never been an
assessment made by the Vancouver Island Health Authority of the impact of all the sewage systems on the area as
a whole.

Small lots, lack of adequate percable soil, heavy winter rains, water shortages in summer and many property
owners being non-resident present challenges to the effectiveness of sewage systems. Other treatment systems
for fecal matter such as composting toilets, may provide appropriate alternative solutions, but these require
proper installation and operation and separate treatment for grey_water. (Composting toilets are addressed
through the Environmental Management Act and not under the sewage disposal regulations.)

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objective:
The objective of this subsection is to ensure that sewage disposal does not lead to a health hazard through the
pollution of ground water, surface water, bathing beaches or shellfish harvesting areas.

Policies:

5.3.1  All owners should be alerted when applying for a Siting and Use Permit to the need for considering the
location of sewage disposal fields including the treatment tank, whether that tank is a septic tank,
package treatment plan or some other unit that pre-treats sewage effluent, before wells are drilled and
buildings are constructed and to meet provincial requirements.

5.3.2  The feasibility of facilities to fully treat sewage or to complete the treatment of material from composting
toilets may be investigated through a comprehensive planning process, such as a Liquid Waste
Management Plan process. Potential sites should only be considered in appropriate locations away from
residential areas and proposed operations must be in compliance with all applicable regulations.

Advocacy Policies:

5.3.3  The Vancouver Island Health Authority is encouraged to apply strict standards in monitoring waste
treatment systems.
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The Province and the Vancouver Island Health Authority are requested to:

a) encourage the use of technologies that improve treatment and/or enable it to take place with a smaller
foot print on the land (e.g. Fhe-the use of effluent filters, tank access risers, package treatment plants and
sand filters);

b) encourage the use of appfeval-[ggm[altemate systems where these are appropriate to particular
situations; and

c) ensure regulations are enforced to prevent inadequate treatment of waste from threatening the quality
of groundwater.

5.3.5 The Federal Government departments with authority are requested to require the use of holding tanks
for sewage on vessels docked or moored in the waters surrounding the Island.

5.3.6  Provincial Ministries are requested to support research, development and application of alternative waste
treatment systems through community-based pilot projects.

5.3.7  Public sewerage and sewage treatment systems are considered a remedial measure in existing high-
density residential areas.

5.3.8  Consideration should be given to securing appropriate land (vacant Crown land or vacant private lots) that
may be used in future for neighbourhood full treatment systems in the small lot subdivisions.

5.3.9  The Land Title and Survey Authority, the Real Estate Board and local realtors are encouraged to require
from land owners disclosure of septic and well conditions and locations before property transfer so that
prospective buyers are informed of the water/septic situation.

5.3.10 Programs designed to educate the public on appropriate approvable methods and management of
sewage and grey water disposal systems are encouraged.

5.3.11 Efforts to provide information to visitors that there are no pump-out facilities for recreational vehicles or
boats on the Island are supported.
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5.4 Recycling and Disposal of Solid Waste

Background:

Hornby Island has no outside garbage piek—uppick-up but there are recycling and garbage disposal services at the
Recycling Depot funded by the Comox Valley Regional District through local property taxes. The Recycling Depot is
situated within a groundwater recharge area upslope from one of the Island's major residential areas.

Hornby Island has been diverting recyclable and reusable material from landfill since 1978 and is presently
diverting up to 70% of the solid waste generated on the Island. Diversion is attained through reuse of all possible
materials through the Free Store, situated at the Recycling Depot, and through the collection of recyclable
materials which are transported to markets on Vancouver Island and, in some cases, the Lower Mainland. The non-
recyclable materials are transported to the regional landfill at Pigeon Lake near Cumberland on Vancouver Island.
The Recycling Depot functions also as a rural garbage transfer station. The Depot is located on Crown land under a
License of Occupation maintained by the Comox Valley Regional District. The Solid Waste Management Program is
designated as a Public Service and Utility on Schedule B of the land use map.

Area:
The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:
The objectives of this subsection are:
(1) to encourage maximum diversion from land fill through reuse, recycling, and composting solid waste;

(2) to ensure that the collection, handling and storage of materials does not contaminate the environment;
and

(3) to continue public education on waste diversion methods.

5.4.1  The use of the waters around Hornby Island for the dumping of any waste, especially toxic waste, should
be prohibited.

Advocacy Policies:
5.4.2  Continued recycling of solid wastes on the Island, including waste generated by the commercial sector, is
supported.

5.4.3  The recycling depot and any site for storage or dumping of solid waste should continue to be managed so
as to protect the environment in compliance with the Comox Valley Regional District Waste Management

Plan through consultation with the Mw&tr—y—ef—Envwenmenﬂresponsmle provincial Ministry( |es)}- Commented [ID43]: Amended; Ministry names subject to

change.
54.4 Any necessary burnmg of waste should comply with the strictest interpretation of the-standards—of-the
provincial Ministry standards\demgned to minimize air pollution. {Commented [ID44]: Amended; Ministry names subject to
change.
5.4.5 Household hazardous wastes not suitable for reuse should be disposed of in accordance with policy
established by the Comox Valley Regional District Waste Management Plan.
5.4.6 The Comox Valley Regional District and the Ministry—of-Envirenmentresponsible provincial Ministry(ies) {Commented [ID45]: Amended; Ministry names subject to
are requested to regularly review the operations and location of the Recycling Depot to ensure that there change.

are no adverse impacts upon the environment and, in particular, upon surface water and groundwater.

5.4.7  Waste materials generated off-Island should not be accepted at the present Recycling Depot on Hornby
Island nor in any future alternate disposal facility on the Island.
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5.4.8 Managers of waste materials are encouraged to apply the standards established in the Comox Valley
Regional District Waste Management Plan.

5.4.9 The Comox Valley Regional District is requested to:

a) continue to monitor down-hill wells for landfill leachate in accordance with the—Ministry—of
Ewweﬂmem-{wldlrectwes on the management of closed, capped landfilled sites; Commented [IJD46]: Amended; Ministry names subject to
b) to regularly review the operation of the Recycling Depot to identify and address any adverse GIENR

impacts upon the environment (including upon surface water and groundwater) and to ensure
that it complies with Provincial and the Comox Valley Regional District standards; and

c) continue to support the development of local markets for recycled materials.

5.4.10 Managers of petroleum products and other hazardous substances such as contained in machinery
(including derelict vehicles) are requested to ensure that such materials do not enter and contaminate the
ground and groundwater.
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5.5 Public Utilities and Services

Background:

Highways maintenance is provided by a private contractor from a highways maintenance yard on Hornby Island.
Hydro and telephone services are available on the Island. The Recycling Depot is a community-based service
operated by the Hornby Island Residents' and Ratepayers' Association under contract with the Comox Valley
Regional District.

The highways maintenance yard and Recycling Depot are situated within a groundwater recharge area inland from
one of the Island's major residential areas.

Area:

All areas within the Hornby Island Local Trust Area, and in particular the areas designated Public Utilities and
Services (PS) where noted, are subject to the following objectives and policies.

Obijective:
The objective of this subsection is to provide for adequate utilities and services with regard for the Island's
character and environment.

Policies:

5.5.1  Should an alternative site need to be found for the reeyeling-depetRecycling Depot in the future, any
location should be considered and assessed in terms of environmental impact and site suitability for
appropriate zoning in conjunction with the Comox Valley Regional District.

5.5.2  Locations for service depots such as for telephone or hydro may be considered upon application.

5.5.3 Transmission towers for community radio and/or to enable high-speed internet access for the community
should be permitted in the eemmunrity-Community serviee-Service use-Use area and on larger lots provided
the towers are below the height for which Transport Canada requires navigation lights and should be
regulated to protect the visual amenity of the residential neighbourhood.

Advocacy Policies:
5.5.4  All public service and utility installations on the Island should be for servicing Hornby Island only.

5.5.5 Industry Canada is encouraged to prohibit commercial microwave towers and satellite antennae on
Hornby Island.

5.5.6  Federal and Provincial ministries and public and private corporations that provide public utilities and
services are requested to ensure that measures are in place to ensure that the storage of materials and
the maintenance of vehicles do not result in chemicals entering the ground that might contaminate the
groundwater resource.

5.5.7  BC Hydro is requested to consult with the Local Trust Committee with respect to the installation of any
new hydro services to minimize impacts in environmentally sensitive areas and scenic areas and is
encouraged to consider installing lines underground where appropriate to preserve viewscapes.

5.5.8  The provision of high-speed internet access to facilitate educational and commercial opportunities for
residents is supported.
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5.6 Air Transport

Background:

The map Schedule “B“ does not show air travel facilities, as only occasional use is anticipated in areas not
dedicated solely to air travel, but does show roads and wharfage. Air travel to and from Hornby Island is limited to
float planes which usually land near the only existing docks at Ford Cove and Shingle Spit. There are no established
commercial air strips or airports. The Island is close to flight paths for air traffic landing and taking off at the Comox
airbase and Courtenay air park which sometimes creates a noise nuisance from low-level over-flights.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to minimize the disturbance of quiet enjoyment of property; and

(2) to ensure that potentially productive use of land is not alienated by air strips.
Policies:

5.6.1 Land-based airports, private or commercial airstrips, or heliports are not considered suitable or
compatible with the rural lifestyle and agricultural potential of the Island and should not be permitted.

5.6.2  Emergency helicopter landing areas may be permitted at appropriate locations.

Advocacy Policies:
5.6.3  The landing and taking off of helicopters, ultralight aircraft, and other manned aircraft on the Island is
strongly discouraged.

5.6.4  Transport Canada is requested to designate Hornby Island as a "noise sensitive area" and to issue an
annual advisory to this effect to pilots and operators.

5.6.5  Transport Canada and the Federal Department of National Defense are requested to ensure flight paths
and areas for military and civilian air traffic are directed away from the Island.

5.6.6  Operators of float planes are encouraged to land and take off adjacent to marine service areas and to
avoid other areas around the Island, especially parks or -public swimming beaches where there may be a
potential impact upon wildlife or upon public safety and recreational activities.
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5.7 Water Transport

Background:

Access to the Island is focused through two protected wharfage areas, the ferry dock and the Ford Cove
government wharf. The Island has few safe anchorages and sheltered bays. The resort near the ferry terminal
(Shingle Spit area) offers seasonal summer day-use wharfage. The Federal government in 2010 made substantial
investments to improve the wharfage at Ford’s Cove. The wharf at Ford Cove is under Federal lease to the Ford
Cove Harbour Authority and offers the only year-round protected wharfage. Limited summer anchorage is possible
in several bays.

The regulation of sea transport falls generally under the authority of the Federal Government and the principal
access is via BC Ferries Services Inc. Construction of private or commercial docks require approval of a lease from
the Province. This Plan can therefore define only broad objectives for the management of all water access to the
Island except that upland and water zoning regulations must also be satisfied before a private individual can
proceed to install any structures for a private wharf or moorage.

Area:

All areas in the Hornby Island Local Trust Area, and in particular the areas designated Marine Transport (MT)
where noted, are subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to protect the limited sheltered bays for temporary anchorage;

(2) to provide boat access to the sea;

(3) to maintain a ferry service directed toward the needs of the local community;

(4) to promote adequate sewage, grey water and solid waste disposal for users of all marine facilities
according to Provincial Health standards;

(5) to encourage measures to reduce the number of vehicles that travel on the ferry; and

(6) to support the continuing provision of wharfage at Ford Cove or at Shingle Spit.

Policies:

5.7.1  Private wharfs and/or breakwaters should be prohibited by regulation.

5.7.2 Expansion of wharfage at Ford Cove by the Ford Cove Harbour Authority may be supported provided
negative environmental and visual impacts can be demonstrated to be minimal.

5.7.3 Expansion of moorage at Shingle Spit may be considered provided negative environmental and visual
impacts can be demonstrated to be minimal.

5.7.4  Mariculture should not be permitted in Ford Cove or at Shingle Spit.

5.7.5  The existing marinre-Marine transpert-Transport (MT) points as shown on the land use map Schedule B
should be maintained for current identified uses.

5.7.6  Public launching slips for canoes, kayaks, row boats and dinghies may be considered upon application to
allow for safe and easy water access.

Advocacy Policies:
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5.7.7  The Ford Cove Harbour Authority and the Department of Transportation are requested to continue to
maintain and improve the wharfage at Ford Cove including provisions for parking, toilet facilities and the
collection of recycling and garbage.

5.7.8  Safe methods of transporting dangerous materials around, to or on the Island should be required.

5.79 The M—iﬂi&try—ef—Env#eﬁmeﬁﬂresponsible provincial Ministry(ies) ‘and Department of Transportation are Commented [IJD47]: Amended; Ministry names subject to
requested to establish boating speed restrictions within the Hornby Island Local Trust Area to ensure that change.

public safety and environmental concerns are addressed.

5.7.10 BC Ferry Corporation and the Ministry of Transportation and Infrastructure are encouraged to:

a) achieve a level of service that follows rather than precedes community needs and that is
established in consultation with community representatives;

b) encourage carpooling and non-automotive land transportation;

c) ensure that all vessels and associated upland facilities meet all lprovincial Ministry standardsthe Commented [IJD48]: Amended; Ministry names subject to
standards-of-the- Ministry-of Environment; change.

d) consult on a regular basis with a local advisory committee (or in the absence of such a

committee, the Hornby Island Local Trust Committee) with respect to future planning for and any
changes to ferry service between Hornby Island and Vancouver Island; and

e) consider the impact of the level and structure of tariffs upon the social and economic viability of
the community.

5.7.11 All marine fuel services should meet all federal and provincial requirements.
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5.8 Roads

Background:

Hornby's roads fall into four categories: main rural, minor rural, residential rural and heritage rural. The Island's
principal artery (Shingle Spit Road-Central Road) is a "Main Rural" road from the Ferry Terminal to just beyond
Strachan Road. The remaining section of Central Road to Ford Cove is "Minor Rural" and is designated as a
“Heritage Road” requiring protection of its character, the views and the fine maples, Garry oaks and Douglas-F-firs
along its length.

A second "Main Rural" road is St. John’s Point Road from the Co-op crossroads to Whaling Station Bay. "Minor
Rural Roads" connect through the residential areas: Sandpiper-Arthurs-Porpoise-Seawright, Sollans-Harwood-
Gunpowder-Cowie-Carmichael and Anderson-Gurney. The remaining roads are "Residential Rural". Most roads are
paved, the main exceptions being Sea Dollar, Strachan, Euston, Marleybone, Slade, Lea Smith, Little Tribune and
Savoie. Savoie Road and Little Tribune Road are proposed “Heritage Road” designations.

There are no proposals for extending the road system. The former extension of Shingle Spit Road to Ford Cove was
closed after a major slump and there is no longer a rightright-ef-of-way along its route. The trail along "the Bench"
is not considered a potential through route for a road because of the area's high environmental and scenic values.

An agreement between the Islands Trust and the Ministry of Transportation and Infrastructure has established an
ongoing consultation process to deal with issues of construction and maintenance. This process also provides for
negotiated agreements on the designation of Scenic/Heritage Roads and a Cycle Route Plan. A Cycle Route Plan
allows for the adjustment of shoulder width standards when roads are upgraded.

Although most residents rely upon private motor vehicles to travel around the Island, there are a significant
number of cyclists, pedestrians and equestrians, particularly in the summer when motor traffic is heavy. This poses
safety concerns, as most sections of road do not have shoulders to accommodate these travelers. Paved cycle
lanes have been added to Central Road between the Co-op crossroads and Seawright Road, a section which had
been a priority safety concern. Through volunteer effort (and with support from the Ministry of Transportation and
Infrastructure) paths for non-motorized traffic are being built parallel to roads on the right-of-way or on adjacent
private land and along some unopened road allowances (see subseetion-Section 3.3: Parks and Protected Areas
where policies address the acquisition and establishment of trails).

Area:

All areas in the Hornby Island Local Trust Area and as referenced on Schedule C (Land Status and Road
Designations) are subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to maintain the rural character of roads on the Island;

(2) to ensure safe, convenient transportation routes that do not encourage excessive speed;

(3) to encourage safe bicycle and pedestrian travel as an alternative to vehicle use; and

(4) to establish scenic/heritage road designations for unique and valued roadways and the appropriate

consultative process when improvements are to be undertaken.

Policies:
5.8.1  Central Road is designated as the major road for Hornby Island and is classified as Main Rural.
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The following should be designated as Cycle Routes: a) from the ferry terminal to the Outdoor Education
Centre (Shingle Spit-Central-St. John’s Point), and b) from the Co-op crossroads to Strachan Road (Central
Road).

Shared accesses onto roads from private driveways should be encouraged and subdivision layouts should
be designed to consolidate access points.

A linked network of trails for non-motorized vehicle travel, including cycle paths, should be established
through Crown lands, Parks, highways dedications, and private-land by easements or agreements.

Advocacy Policies:

5.8.5  The Ministry of Transportation and Infrastructure is requested to implement and maintain the following
road standards:
Main Rural:
Posted maximum speed: 60 km/hr, except consideration to be given to:

e — 50 km/hr on Central Road between the junctions with Sollans Road and
Seawright Road to enable the use of Neighbourhood Zero Emission Vehicles
between the main residential neighbourhoods and the central commercial and
institutional areas; and

e — Jower speed limits in busy congested areas such as adjacent to the entrance to Tribune

Bay Outdoor Education Centre and at Whaling Station Bay.

Paved Widthwidth: 6.7 m (7.3 m on a curve)

Shoulder Widthwidth: 0.6 m paved, with increase to 1.2 m to provide for a paved bicycle lane on Central

Road between the junctions with Sollans Road and Seawright Road and in other locations determined

through community consultation.

Minor Rural:

Posted maximum speed: 40-50 km/hr

Paved width: 6.1 m

Shoulder width: no paved shoulder unless on a cycle route

Residential Rural:

Posted maximum speed: 30-40 km/hr

Paved width: 5.5 m

Shoulder width: no paved shoulder

Heritage Rural:

Posted maximum speed: 30-40 km/hr

Paved width: 5.5 m

Shoulder width: no paved shoulder

5.8.6  The Ministry of Transportation and Infrastructure and 8-&:BC Hydro are requested to:

a) ensure the road system follows natural contours of the land wherever possible;

b) continue the major road pattern as shown on the land use map, which does not connect across
the bench under Mt. Geoffrey;

c) retain unused road dedications as greenways and, where appropriate, as pedestrian and bicycle
trails for access to beaches, Crown land, parks and other trails and roads;
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d) retain as much natural vegetation along the roadside as possible and especially to protect
wildflowers, rare plants, dogwood, arbutus and Garry ©ak-oak trees;

e) provide for safe travel of non-motorized traffic along Central Road and other busy sections of
road (this should preferably take the form of paths adjacent to but separated from the existing
roadway);

f) ensure signage along the roads is minimal and in keeping with a rural atmosphere;

g) consult with the Local Trust Committee on setting priorities for annual road work and ditching
programs;

h) work with the Local Trust Committee to address public parking provisions in eemmunity

Community serviee-Service use-Use areas;

i) ensure that ditching of roads is carried out so as to reduce impact upon natural groundwater and
surface water flow patterns;

j) work with the Local Trust Committee and community organizations to develop a trails and
greenways plan and establish local stewardship arrangements for water accesses and unopened
road allowances;

k) provide written referrals to the Local Trust Committee with respect to any proposed works on
roads, right-of-ways, water accesses and unopened road allowances;

1) refer any disposition of road allowances to the Local Trust Committee;

m) provide adequate dust control on gravel roads and consider in consultation with the community

paving heavily traveled sections such as the lower portion of Strachan Road; and

n) consider, in consultation with the community, traffic calming measures where these can address
neighbourhood safety concerns.

5.8.7  The Ministry of Transportation and Infrastructure is requested to work with the community to address
ways to improve safety in the area of high activity at the intersection of Sollans Road, and Central Road
and the intersection of Central Road and Shields Road at the Hornby Co-op.

5.8.8  The Ministry of Transportation and Infrastructure is requested to ensure that road development does not
compromise agricultural land or significant forest areas.

5.8.9  The Ministry of Transportation and Infrastructure is requested to ensure that waste material (particularly
flammable material) is not allowed to accumulate in gravel pits and other land under its jurisdiction.

5.8.10 The Ministry of Transportation and Infrastructure is requested to make old gravel pits available for
community uses when the gravel resource has been exhausted.

5.8.11 Programs to educate cyclists, motorists and pedestrians on road safety issues are supported.

5.8.12 The RCMP is encouraged to enforce highway regulations in order to help maintain the safety of the roads.

5.8.13 The Comox Valley Regional District is requested to maintain regular transit service to Buckley Bay from
the Comox Valley and to expand the transit service across Denman to Hornby Island.
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SECTION VI — OBJECTIVES AND POLICIES FOR SUSTAINABLE LAND USE

6.1 Objectives and Policies for Development

Background:

One of the main functions of the Official Community Plan is to designate the patterns of future land uses. The
designations are based on historic development patterns, physical features or constraints, other government
agency comments and specific objectives defined by the community. Land is divided into various land use
categories and shown on Schedule B, the land use map. Policies for each use are contained in this Section.

There are currently 1351 parcels in the Hornby Island Local Trust Area, including Park and Crown land. There are 30
parcels that could potentially be created, from 11 of the current parcels. The addition of these new parcels would
result in a total of 1370 parcels on the Island and excludes the subdivision potential of Crown land, industrial and
institutional parcels, and park land. Of these parcels, 80.7% of the land use is used for residential, 2.5% for farm,
1.3% for commercial, 0.6% for transportation, communications, and utilities and 2.4% for civic institutional and
recreational purposes. The remaining 12.5% is composed of other designations, vacant land, and lots with
outbuildings using BC Assessment Authority classifications for land use: (Community Profile 2010).

A review of the current and proposed parcels located within the land use categories contained within this plan and
the level of land development activities in those categories indicate that there remains a sufficient inventory of
lands to allow for sustainable future land use needs over the next five years and beyond.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:

The objectives of this section are:

(1) to protect the physical environment and natural features;

(2) to ensure that all land uses are regulated equitably;

(3) to ensure all development of the land base is self-sufficient for services and does not impose or create
load on surrounding land uses; and

(4) to consider the community benefit in any significant rezoning application.

Policies:

Policies in Section 6.1 apply to all sections of the Plan.
6.1.1  The maximum size of buildings and structures on all lots should be regulated.

6.1.2 A minimum parcel size should be established for a parcel that may be subdivided pursuant to seetien

Section %ﬂof the Local Government Act (&ubdivision to provide residence for a relative) so as to
uphold the objectives of the applicable designation in this Plan.

6.1.3  All applications for subdivision considered by the Local Trust Committee should demonstrate that there is
sufficient water supply and waste disposal capability for serving the property both at the time of
application and at ultimate projected growth levels.

6.1.4  Increasing net residential density through rezoning should not be permitted in the Small Lot Residential
designations of Sandpiper, Galleon Beach and Whaling Station Bay areas.
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6.1.5  Applications for amenity rezoning or density transfer may be considered by the Local Trust Committee for
purposes of environmental and groundwater protection, community housing, removing growth pressures
and consolidating lots. Eligible situations include dedication of land for park purposes and donation of
land for conservation or community land trust. It must be demonstrated that the property proposed for
receiving the density can do so without significant impact upon the land base including water resources,
environmental values and neighbourhood character.

6.1.6  The Local Trust Committee may consider proposals for covenants for the purposes of protecting the
environment and specifically the groundwater resources, upon receipt of a rezoning, subdivision, or a
temporary use permit application from the land owner. The covenant may contain restrictions on the use
of the land in order to protect and enhance the groundwater recharge capabilities, to ensure that
groundwater contamination is avoided, to address groundwater shortages, or to prevent further
subdivision of the parcel. To ensure that any covenant is enforced, the covenant should be held by the
Local Trust Committee (or the Trust Funé—Conservancy Board where appropriate) and should be
monitored regularly.

6.1.7  Subject to M%%WH@—%—WH&M—G%@We—{eregulations, Commented [ID51]: Amended; Ministry names subject to

specified agricultural and horticultural activities should be permitted and should be regulated by bylaw to change.

ensure that water resources are protected and that agricultural activities on non-agricultural land do not
disturb the quiet of residential neighbourhoods. The provincial guidelines address the following: storage
and use of agricultural waste, application and composting of agricultural waste, agricultural emissions,
agricultural machinery noise, storage and use of wood waste, on-farm disposal of mortalities, feeding
areas, access to water and use and storage of agricultural products.

6.1.8 Recommendations from the Ministry of Environment “Stormwater Management Guidebook” (2002 [Formatted: Font: Italic

regarding the maintenance of pre-development infiltration and drainage regimes should be considered in
the development of land use regulations.

6.1.9 Lot coverage should not exceed 15-% on lots less than ene-1.0 hectare {Z5-aeres}-and 10% on lots greater
than ene-1.0 hectare-{2-5-aeres}. Lot coverage for lots within the Agricultural Land Reserve should not
exceed 20% with the additional 10% to be used only for structures required for agricultural production
such as barns and greenhouses.

6.1.10 All development of property should include provision for appropriate off-road parking as specified in
regulation.

6.1.11 Arecreational vehicle, manufactured or mobile home, caravan, studio, boat or a travel trailer, if used as a
residence, should be considered as a dwelling unit and be subject to density regulations.

6.1.12 In order to protect the natural environment and maintain neighbourhood viewscapes, screening and
natural landscaping should be maintained on all parcels and along all lot lines in accordance with land use

bylaw regulations.

6.1.13 Materials that could contaminate water resources should not be stored unless with proper provision for
preventing contact of potential contaminants with the ground.

6.1.14 The storage of hazardous wastes or dangerous goods should not be permitted except when stored in

accordance with b rovincial Ministry regulations. Safe storage of material used Commented [ID52]: Amended; Ministry name subject to
in conjunction with normal agricultural practices should be permitted on land within the Agricultural Land change.
Reserve.

6.1.15 The protection of the Island from fire hazard should be considered when developing land use regulations.

Hornby Island Official Community Plan, 2014 52

242



6.1.16 Security lights and exterior lighting should be regulated so as not to intrude on surrounding properties
and roads.

Advocacy Policies:

6.1.17 The Local Trust Committee encourages all land owners to identify areas (including significant features) on
each property to be left undisturbed before proceeding with any site development.

6.1.18  The Local Trust Committee encourages all land owners to discuss proposed developments and other land
use activities with neighbours at an early stage of planning.

6.1.19 The Local Trust Committee encourages land owners to work with the Islands Trust Furd-Conservancy to
fuIIy protect speual features and both natural and cultural values as identified in the islardsTrust-Fund

5 Islands Trust Conservancy Regional Conservation Plan, 2018-. 2027\” [COmmented [ID53]: Updated.

(The Islands Trust FundConservancy, a conservation land trust established by the Islands Trust Act, can
acquire land for nature reserves and hold conservation covenants on private land-).

6.1.20 The Local Trust Committee encourages all land owners to address potential impacts upon groundwater
and surface water before proceeding with any site development.
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6.2 Community Service Use

Background:

An island community isolated by two ferries from any major centre requires a degree of self-sufficiency in the
provision of public services.

The community is fortunate to have a large area of Crown land in the central part of the Island and most
community services are located in this vicinity. School District #71 owns the land on which the Community School,
"Room to Grow" and the Preschool are located. The Hornby Island Residents’ and Ratepayers’ Association owns
the land on which the Community Hall, Union Bay Credit #rierUnion-Hornby Branch, Art Centre, the Teen Centre,
the “Kitchen”, and the RCMP office are located; the Fire Hall is on land owned by the Comox Valley Regional
District; New Horizons Centre (including the Public Library), The Community Health Care Centre, including the new
medical clinic and the Athletic Association facilities are all on leased Crown land.

The areas previously designated “Hghtindustrial™’ Light Industrial’ land are now included in the “eemmunity-service
use”’ Community Service Use’ areas which could provide for future public institutions and community trades and
services. The community will continue to work with the [Ministry of Forests, Lands—and, Natural Resource
Operations_and Rural Development )to identify the best uses of this area. The land in this designation is in a
groundwater recharge area upslope from a residential area and, therefore, requires careful development and use.

A 10 hectare portion of the land zoned ‘Community Service Use’ fronting on both Central Road and Sollans Road is
under discussion as part of the land claims negotiation with the K’omoks First Nation.

Area:

The areas identified on Schedule B (Map Designations) as COM (Community Service Use) and other areas where
noted in policy are subject to the following objectives and policies.

Obijectives:

The objectives of this subsection are:

(1) to ensure that the central community service lands are managed as an integrated unit for the benefit of
the community as a whole;

(2) to protect the groundwater resource from degradation for purpose of water supply;

(3) to design development to accommodate anticipated traffic and parking needs;;

(4) to encourage the clustering of public buildings in this area-;

(5) to encourage the sharing of utilities such as parking, sewage and grey water systems, vehicle access, and
water supply;

(6) to encourage the continued use of building styles, materials, landscaping and the retention of treed areas
which are in keeping with the rural landscape;

(7) to ensure that there is ample sewage treatment and water supply for the anticipated uses;

(8) to use community resources efficiently and to allow for development of community facilities as needed;

9) to ensure that the existing community use and service areas are maintained;

(10) to recognize the importance of keeping long-term residents of the Island within the community by
enabling community housing; and

(11) to support community acquisition or lease of parcels of Crown lands in this area that may be required to
provide public services.

Hornby Island Official Community Plan, 2014 54

[Commented [ID54]: Update to naming convention.

244



Policies:

6.2.1 A Community Trades and Services Area, intended as an area where multiple businesses or other facilities
for the creation of artisan products and the provision of services such as personal, business, food
preparation, repair and professional services has been designated as Community Service Use
Development Permit Area No. 2 as shown on Schedule E and will be regulated by develepment
Development permit-Permit and land use bylaw regulations.

6.2.2  All land within the eemmunity—service—useCommunity Service Use designation and publie—utilities—and
servieesPublic Utilities and Services designation directly north of the GW/EPA designation on Schedule B is
designated as part of Water Resource Protection Development Permit Area No._3 for the purpose of
protecting the groundwater resource on Schedule E. A development-Development permit-Permit will be
required for any new development that involves: significant water use, sewage and grey water treatment,
alteration of the land or vegetation, or use of potential contaminants, including residential, commercial,
industrial or trades and service developments, new recreational or service facilities such as a swimming
pool or fire hall and road building.

6.2.3  Community facilities, such as schools and recreational facilities should continue to be clustered in the
central area near the Community Hall.

6.2.4  Fire protection, clinic, ambulance and other public services should continue to be located centrally.

6.2.5 The Royal Canadian Mounted Police should continue to be located in a central location, and should be
requested to provide a structure in character with other public buildings on the Island.

6.2.6  The development of affordable rental housing or special needs housing for Island residents, including
facilities for seniors, displaced year-round residents and summer workers, operated non-commercially,
should be permitted on land designated eemmunity-service-useCommunity Service Use and be regulated
w land use bylaw regulations. Other residences should only be permitted for the purpose of

accommodating a caretaker or operator.

6.2.7  Limited commercial activities such as a farmers’ market for locally-produced foods and goods;—,
community arts facility or a credit union, preferably operated under the jurisdiction of a community non-
profit society, should be permitted on eemmunityserviceuseCommunity Service Use lands subject to
adequate off-street parking being provided and should be addressed through land use bylaw regulations.

6.2.8  Member use services provided non-commercially, such as community kitchens, gardens, public showers
and laundry facilities should be permitted.

6—2—1—9@ Signage and lighting should be regulated by bylaw to ensure maintenance of the rural landscape.

6.—2.—1—]:‘6.2.10‘ All buildings should be finished in natural products such as wood, stucco, stone or brick or other

materials that would fit in with the ambience of the community and neighbourhood; roofing materials
that are appropriate for water catchment may be utilized.

6.2.126.2.11| Off-road signage and lighting should be regulated to provide a safe environment in keeping with

the rural landscape.

6.2.136.2.12 The Crown land parcel containing the gravel pit on Central Road should be considered for a mix

of community service uses should this land no longer be required for use by the Ministry of
Transportation and Infrastructure or subject to a final Treaty agreement.
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6.2.146.2.13 As much as possible, natural forest vegetation should be retained or re-established throughout

this area.

Advocacy Policies:
6-2.156.2.14 Organizations involved in administering and using property in the area designated for

"community service use" are encouraged to work together to develop a master plan for future facilities
and uses in this area.

6.4&6‘6.2.15\ Miﬂistw—ef—FeFes%s,—Laﬂds—ané—Natwal—Resewee—Gperaﬂehsﬁhe responsible provincial

Ministry(ies) is requested to:
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a) only consider dispositions of land designated for community service use that are compatible with
the objectives and policies of this Official Community Plan;

b) consult with the Local Trust Committee to ensure that any dispositions are in accordance with a
master plan for the area;

c) retain this land in public community management; and

d) ensure public access to the Crown land is maintained.

6:2.176.2.16 The Ministry of Transportation and Infrastructure and Ministry—of-Forests,—tands—andNatural

ionspther responsible provincial Ministries| are requested to make available for public use
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any unused portion of the gravel pit parcel on Central Road (and the whole of the remaining parcel when
this is no longer required for gravel extraction).

6.2.186.2.17 The provision of facilities for junior and senior high school students is supported.

6.2.196.2.18 School District #71 is encouraged to make all educational facilities available for use by the whole

community.

6.2.206.2.19 Availability of facilities such as the school and hall for a variety of functions is encouraged.

6.2.216.2.20 The acquisition of land in this area by a community land trust, in the context of an overall master

plan is supported.

6.2.226.2.21| Studies that provide additional data on the groundwater and catchment flow system in this area

is supported.

Hornby Island Official Community Plan, 2014 56

C ted [JD65]: Amended; Ministry names subject to
change.

[Commented [ID66]: Correction to numbering.

[Commented [ID67]: Correction to numbering.

[Commented [ID68]: Correction to numbering.

[Commented [ID69]: Correction to numbering.

[Commented [ID70]: Correction to numbering.

246



6.3 Residential

6.3.1 Residential—General

Background:

The residential component of land use is of major significance. Most of the residential land use is
located around the shoreline of the Island with the bulk of the interior, including most of the high
ground, being in public ownership, mostly as parks.

Historically, the Island has had a rural character with predominately large acreages. The small lot subdivisions were
created prior to the Islands Trust assuming planning authority for the Island and all potential areas for subdivision
into that lot size are already subdivided. By 1990, approximately 60% of all residential parcels on the Island were
0.2 hectares {about-8-5-aere}-or less. In 2009 more than 95% of the private dwellings are single-detached and 18%
are rented.

Residential land uses are supported on lands designated in Schedule B as Small Lot Residential, Rural Residential,
Forest, Community Housing and Land Co-operatives. Residential use is also authorized in policy for land designated
as agricultural, commercial and community service use. Under existing bylaws some lots have some potential for
subdivision. However, the subdivision of additional small lots is not endorsed in the Plan. Problems with the
quantity and quality of water supply have been identified in the small lot areas where on-site sewage treatment
and groundwater wells are present on most lots.

The BC Assessment Authority in 2009 identified 1,088 properties assessed for residential purposes. A total of 322
of the properties are also assessed as agriculture and likely also have a residential use whereas 134 properties are
vacant land or only have outbuildings.

The 2011 census records 886 dwellings and a resident population of 958 persons. There are three major housing
challenges facing the community in the next five years:

(1) H-)—a substantial proportion of the long-term resident population is now in the older age brackets;
some may appreciate the availability of special housing in their senior years while others may wish to be
supported while remaining in their own homes;

(2) b}———property prices are out of scale with the incomes that can be derived on the Island, making it
difficult for younger people to become established here; and

(3) €———the majority of properties are owned by non-residents and most of these are occupied and/or
rented seasonally thereby limiting the availability of year-round rental accommodation.
Notwithstanding these challenges the location, amount, type and density of current residential lands;—, in
conjunction with the designation of new lands for community housing and the addition of new policies enabling
secondary suites and temporary housing;-, are deemed sufficient to meet anticipated housing needs over the next
five years and beyond.

As a Local Trust Area designated under the Islands Trust Act this document has as its focus the preservation and
protection of the Trust Area and is not premised on the unlimited accommodation of housing demands but rather
places priority on the preservation and protection of the natural environment of the leealtrustarealocal Trust
Area.

Area:

The areas identified on Schedule B (Map Designations) as SR (Small Lot Residential), RR (Rural Residential), F
(Forest), CH (Community Housing) and LC (Land Co-operatives) or any combination thereof are subject to the
following objectives and policies.
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Objectives:
The objectives of this subsection are:
(1) to ensure that a variety of housing options are available;
(2) to ensure that the scale of residences and other buildings are appropriate to the Island and
neighbourhood context;
(3) torecognize the importance of keeping long-term residents in the community; and

(4) to provide for community initiatives to address housing needs for the foreseeable future.

Policies:
Policies in subseetien-Subsection 6.3.1 apply to all subsections of subseetion-Section 6.3.

6.3.1.1 Setbacks of buildings, structures and uses should be regulated to ensure that the natural aesthetics and
the environmental integrity of adjacent foreshore, creeks and ecologically sensitive sites are not adversely
affected. (This Plan acknowledges that geographical constraints prevent significant setbacks from the
foreshore between Shingle Spit and Phipps Point:).

6.3.1.2 Setbacks and heights of buildings should be regulated to ensure that the environmental integrity and
amenity of adjacent lots, public roads and public land are not adversely affected.

6.3.1.3 Screening around derelict vehicles and other stored materials should be required by regulation.

6.3.2 Small Lot Residential

Background:

Lots in this category are smaller than 0.8 hectares {twe-acres}-and generally range around 0.24 hectares {about08-5
aere} in some subdivisions to 0.1 hectares in areas on the peninsula of the island. As these lots become increasingly
developed and used, the already evident problems with sewage disposal and water supply could become more
acute.

The peninsula at the north—east end of the island, which includes the Anderson Drive/Whaling Station Bay area,
has a separate aquifer which has the highest vulnerability classification in the Province: 1A (highly developed with
high vulnerability). This is reflected in the area's water quality and quantity problems, including salt-water
intrusion, sulphurous water and poor-yielding wells.

Area:

The area identified on Schedule B (Map Designations) as SR (Small Lot Residential) is subject to the following
objectives and policies.

Objectives:
The objectives of this subsection are:
(1) to ensure that any construction on existing vacant lots can be supported by the land base and does not
lead to health hazards or degradation of the environment;
(2) to minimize the negative impacts associated with small lot development;
(3) to protect the water resource in the Whaling Station Bay/Anderson Drive aquifers classified as heavily
developed, highly vulnerable; and
(4) to ensure that the land uses do not have an adverse effect upon the quality and quantity of water draw
down from the Whaling Station Bay Improvement District water collection system nor upon other wells
on adjacent properties.
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6.3.2.1 The principal use should be residential with any accessory uses consistent with the residential character.
6.3.2.2 The minimum parcel size should be ene-1.0 hectare{2:-5-aeres}.

6.3.2.3 Existing Small Lot Residential designations of Sandpiper, Galleon Beach and Whaling Station
Bay/Anderson Drive, as shown on Schedule B, will not be expanded and no new small lots will be created
except for the purposes of park dedication, neighborhood waste water treatment or to create ecological
reserves.

6.3.2.4 One dwelling unit should be permitted on each lot.

6.3.2.5 The keeping of animals should be limited and regulated to protect the quiet of the neighbourhood and
the quality of the groundwater resources and the well-being of wildlife populations.

6.3.2.6__-Additional development of the groundwater resource should be strongly discouraged.
6.3.2.7 The use of water catchment and storage systems for household and garden use should be encouraged.

6.3.2.8 The Local Trust Committee supports the regular monitoring of the groundwater resource in these areas
and should consider further restrictions upon land use if there is a documented threat of contamination
or if aquifers become classified as "highly developed".

6.3.2.9 Consolidation of small lots should be encouraged. To recognize the reduction in density and other
impacts resulting from the consolidation of lots, the following should apply for any lot over 1 hectare
that is the product of the consolidation of smaller lots: the maximum floor area of a residential dwelling
or an accessory building may be permitted to be one and a half times the size permitted on standard lots
in the small lot residential designation.

6.3.2.10-_Bed and Breakfasts home occupations and vacation home rentals may be permitted providing the
number of guests does not exceed the design capacity of the approved sewage treatment system and
with the number of guests limited based on lot size.

6.3.2.11 Home occupations should be permitted but limited by regulation to those having little impact on the

neighbourhood character and environmental qualities.

Additional Policies for small lots in the Anderson Drive/Whaling Station Bay area:

6.3.2.12 The provision for shared water supply systems and/or sewage and grey water treatment involving two or
more lots is supported where appropriate to local situations and in accordance with the Vancouver
Island Health Authority standards.

6.3.2.13 One lot, Lot 11, Section 9 ‘Plan 25736, is adjacent to a water collection system that provides water to
property owners in the Whaling Station Bay area. The following policies apply to Lot 11:

a) residential development should be restricted to the north-western half of the property;

b) the south-eastern part of the property (as identified in [’ghe ‘hydrological report by Piteau
Associates Engineering Ltd. (2002)* should remain in an undisturbed state (except for measures
such as ditching that are required to protect the water resource) and should be protected by a
covenant or through transference to local government for protection purposes; and

Hornby Island Official Community Plan, 2014 59

[Commented [ID72]: Added.

( commented [3D73]: Added.

249



c) before any development is permitted, an impact assessment report setting out a site drainage
plan should be prepared and implemented in accordance with recommendations from the Piteau
Associates Engineering Ltd. (2002) report.

6.3.2.14 Home occupations should be limited to those occupations that would result in no increase in sewage
treatment requirements.

6.3.2.15 Vacation home rentals should only be permitted if the number of guests does not exceed the design
capacity of the sewage treatment system.

6.3.2.16 The use of water catchment and storage systems should be particularly encouraged where Bed and
Breakfast home occupations and vacation home rentals are taking place.

6.3.2.17 The Local Trust Committee should encourage and support initiatives to monitor and address impacts of
concentrated development upon health, safety and the environment in this area.

6.3.3 Rural Residential

Background:

The Rural Residential designations are intended to promote the retention of large parcels of land, while still
providing an opportunity for cooperative land sharing. These rural residential areas are intended to maintain rural
aesthetic appeal while permitting home occupation and minimizing the impacts on surrounding land parcels.

In the previous Plan the Rural Residential designation was further divided into a Large Lot Residential designation
that was used to identify properties that could be subdivided if there were two long-standing homes built and the
owners were owners in common prior to 1991, and a Large Lot Residential/Water Resource Protection Area on a
6.5 acre parcel where one additional lot could be created and it was so designated to recognize its role in
community water supply.

The retention of large parcels is now considered a primary objective. Property owners had the opportunity to
resolve joint ownership issues in the past and it is now considered appropriate that the primary objective be to
retain the large lots. Some options may still be available to allow subdivision in those situations of lots owned as
tenants in common.

Area:

The areas identified on Schedule B (Map Designations) as RR (Rural Residential) are subject to the following
objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to promote retention of large parcels of land and existing densities;

(2) to provide some limited opportunity for land sharing without encouraging subdivision;

(3) to enable some residents to resolve existing land sharing challenges; and

(4) to allow for a wide diversity of home occupations subject to regulations which ensure maintenance of the

rural residential character of the areas designated rural residential and to ensure minimal negative impact
on neighbouring properties.

Policies:

6.3.3.1 For subdivision of properties in the Rural Residential designation where two dwellings are permitted, a
minimum lot size of ene-1.0 hectare {2-5-aeres}should be maintained with no more than one dwelling per
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lot. A lot size less than one hectare may be considered if the subdivision is for the purpose of creating
park, ecological reserve, community land trust or other community service use.

6.3.3.2 Exceptions to pehey-Policy 6.3.3.1 may apply on fghe property described as Lot 10, Plan 48077 designated
large-Large Lot Residential-/~Water Supply Protection Area in the previous plan, a minimum lot size of
0.4047 hectare {i-aere)}-with an average lot size of ene-1.0 hectare-{2-47-aeres} may be considered for
subdivision.

6.3.3.3 The principal use in this category should be residential with any accessory uses consistent with the
residential character.

6.3.3.4 Only one dwelling unit should be permitted on parcels smaller than 3.5 hectares—{8-75—aeres} and a
maximum of two dwellings should be permitted on lots 3.5 hectares{8-75-acres} -or greater.

6.3.3.5 Home occupations may be permitted but should be limited to those having little impact on the rural
residential character of the area and its environmental qualities.

6.3.3.6 Bed and Breakfasts and vacation home rentals should only be permitted if the number of guests does not
exceed the design capacity of the sewage treatment system.

6.3.3.7 Public access to the existing trail system should be secured wherever possible through dedication,
covenant or easement.

6.3.3.8 New road development in association with subdivision in this designation is discouraged and the use of
road allowances developed as public trails to provide vehicle access to lots created by subdivision in this
designation is not supported.

6.3.3.9 The use of water catchment and storage systems should be particularly encouraged where Bed and
Breakfast home occupations and vacation home rentals are taking place.

6.3.4 Forest

Background:

Land in this category has high scenic, aesthetic and ecological value and includes some of Hornby's highly visible
elevated land. It is made up of important forested water catchment areas and areas of very steep slope (which are
identified on sehedule-Schedule F).

There are many long established and well-used trails enabling public enjoyment of the forest landscape and the
scenic viewpoints on the escarpments. Potential for land slippage exists in the steeply sloping areas, evidenced by
the closure of the shoreline road from Ford Cove to Shingle Spit due to persistent slides. Public access for
recreation is of prime importance to the community. The uniqueness of these areas is intended to be preserved
while allowing residential use. Because these areas are vital for water catchment, ground disturbance should be
minimized and forest cover retained in order to protect the groundwater recharge function. The whole of the west
side of Mt. Geoffrey, known as The Bench, is a slump area particularly vulnerable to earthquake activity.

Area:

The areas identified on Schedule B (Map Designations) as F (Forest) are subject to the following objectives and
policies.

Obijectives:
The objectives of this subsection are to:
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preserve scenic, aesthetic and ecological values;

(

(2) minimize ground disturbance and retain forest cover in order to protect water catchment areas;

(3) preserve traditional public trail access through forested areas especially to escarpment view points;

(4) promote retention of large parcels of land;

(5) provide some limited opportunity for land sharing without encouraging subdivision,

(6) maintain the visual quality of the residential neighbourhoods; and

(7) allow for a wide diversity of home occupations subject to regulations which ensure maintenance of the
rural residential character of the areas designated Rural Residential and to ensure minimal negative
impact on neighbouring properties.

Policies:

Policies in subseetiensSection 6.1 and subsection 6.3.1 apply to this subsection.

6.3.4.1 For any subdivision of properties in the Forest designation, an average lot size of 16 hectares {40-aeres)}
should be maintained, with a minimum lot size of feur-4 hectares {10-aeres}-when subdivision averaging
takes place, unless the subdivision is for the purpose of creating a park, ecological reserve, other
community service use or a community land trust.

6.3.4.2 Residential use of land should be permitted in the Forest designation.

6.3.4.3 Only one dwelling unit should be permitted per parcel and two dwellings if the parcel is over feur4.0
hectares{10-aeres).

6.3.4.4 Setbacks of buildings and uses from cliff edges and retention of vegetation should be required to protect
the slopes from erosion.

6.3.4.5 Home occupations may be permitted subject to land use bylaw regulations and should be limited to those
types having a low impact on the natural forested character of the area or other environmental qualities.

6.3.4.6 —Public access to the existing trail system should be secured wherever possible through dedication,
covenant or easement.

6.3.5 Housing

Background:

A 2008 report entitled “Housing Needs on Hornby and Denman Island” prepared by Eberle Planning and Research
notes that “the recent prolonged boom in vacation property sales has affected both islands with steadily rising
house prices.”- In the last census period, median house prices on Hornby Island increased by 116% while incomes
increased by only 7%. (An income of $60,000 is required to buy an average non-waterfront home. The median
household income is $37,689-). -The number of rental units declined by 7% in this period and now only 18% of
dwellings are rented compared with 30% for BC. The average Hornby renter has moved 12 times. While 90% of
elders own their homes, almost half of these need repairs.

The report estimated that at least 97 Hornby households were in need of housing-. The report recommended that:
a) approximately 30 affordable housing units could address the needs of Hornby renter households in need who
prefer ownership,; b) ten elder housing units are required to meet anticipated need over the next 10 years;; c)
secondary suites-/-dwellings could address the housing requirements for the minimum 17 single-person renter
households in need and renters without year-round accommodation; and d) provision for emergency/temporary
housing would help address housing shortages in the summer and housing crises in the winter. It also proposes
support for renters, repair assistance for elder home-owners and home care for elders. The 2004 Hornby Island
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Advisory Housing Committee Report included recommendations with respect to secondary units, temporary
summer accommodation and the formation of a community land trust.

In recognition of the findings of the 2008 report, new lands have been designated for the development of
community housing, and new policies which allow for both secondary suites and temporary housing have been
included in this Plan to assist in addressing the identified housing needs.

There are two Hornby Island organizations with a housing focus: Hornby Island Elder Housing Society and the
Islanders' Secure Land Association. Two properties are currently zoned for community housing.

For purposes of interpretation the following terms are used in this section:

“Affordable Housing” —is housing that is by intent and policy more affordable than identical housing that is or
could be provided elsewhere in the community and is housing that by design and size provides for
residential accommodation that can be acquired with 30 per cent of the median gross income of families
or individuals on Hornby Island.

“Rental Housing” is housing that is available by payment of rent for occupancy for a minimum of one month and
can include any form of housing that is available for rent.

“Special Needs Housing” is housing to accommodate persons who may have special needs due to age, health,
disability or other factors that may require special housing characteristics.

“Community Housing” is housing that is provided specifically by bylaw to address affordable or special needs
housing requirements, including housing that is provided on land designated for community services use,
but community housing does not include housing that may be provided as part of a land cooperative; as a
secondary suite; as part of a mixed use development such as in association with a commercial land use or
as a secondary dwelling on a property; even though such housing may contribute to the provision of
housing that is affordable, available for rent or that accommodates the needs or persons with special
needs. The Community Housing designation is intended to designate areas that are considered suitable
for such housing.

Land Co-operatives involve co-operative ownership of some large parcels which have been viewed as consistent
with the character of the community. The co-operative lifestyle on rural large parcels of land has required fewer
roads, allowed sharing of resources, and made the acquisition of property more affordable for members. The Land
Co-operative designation is intended to promote the retention of larger parcels and rural character, while still
providing an opportunity for co-operative land sharing and the benefits it provides in terms of affordable housing.
Land in this designation may be held by organizations such as community land trusts, co-operatives established
under the “Cooperative Association Act“ or under a corporate ownership structure owned by resident
shareholders.

Area:

All areas with the CH (Community Housing) and LC (Land Cooperative) designations are subject to the following
objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to provide for a range of housing opportunities including the creation of affordable, rental and special
needs housing;

(2) to enable affordable, rental and special needs housing options that are compatible with the Island’s
environment and character;
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3)

(4)

(5)

to provide for community initiatives to address the housing needs associated with age, disability, and/or
moderate and low income through the provision of community housing;

to provide opportunity for non-profit housing situations to meet the needs associated with age, disability,
and/or moderate and low income; and

to support land cooperatives with the intention of providing opportunity for common ownership through
co-operative land tenure.

Community Housing Policies:

Policies in Section 6.1 and seetion-Subsection 6.3.1 apply to this subsection.

6.3.5.1

6.3.5.2

6.3.5.3

6.3.5.4

6.3.5.5

6.3.5.6

6.3.5.7

6.3.5.8

The principal use of lands designated for -Community Housing (CH) should be affordable or special needs
residential.

Parcels designated Rural Residential (RR) that have demonstrated ability to meet Provincial Ministry
standards of water, grey water (sewage and waste water) treatment and other health and environmental
requirements, may be considered upon application for a site specific rezoning (Ssee Section 7.3). -A
development plan is required upon application lfo_r[rezoning that includes information regarding future
development phases, projected densities, impacts on the land and neighbourhood including the provision
of waste supply, waste disposal and retention of natural vegetation.

A housing agreement may be required upon application for rezoning to Community Housing.

Criteria that should be addressed in the provision of community housing includes:

(a) the form of tenure of the housing units;

(b) the availability of the housing units to persons whose special needs are to be accommodated;

(c) the administration and management of the housing units, including the manner in which the
housing units may be made available to persons with special needs referred to in paragraph (b);
and

(d) rents and lease, sale or share prices that may be charged, and the rates at which these may be

increased over time, as specified in an agreement or as determined in accordance with a formula
specified in an agreement.

Community housing developments should be encouraged to be located where there is compatibility with
existing and potential land use on neighbouring parcels.

Community housing developments should be of a scale and character that is compatible with the
neighbourhood ambience and the natural environment.

Lot A, Section 11, Hornby Island, Nanaimo District, Plan VIP87054, designated (AG), may be used to
provide affordable or special needs housing.

Universal access design principles should be incorporated into the built environment to support the
provision of equitable access for all abilities.

Affordable Housing Policies:

6.3.5.9

Shared land ownership is recognized as one means of providing a more affordable ownership of land and
may be supported in land use regulation in lieu of subdivision of land where supported by policy in
Subsection 6.3.3 and Subsection 6.3.6 of this Plan.
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6.3.5.10 A non-commercial campsite may be considered within areas designated to permit Community-Service
UYsecommunity service use as a means to provide temporary summer accommodation for summer
workers, summer visitors and displaced residents who cannot otherwise find accommodation.

6.3.5.11 Housing should be permitted on land designated for community service use provided it is affordable
housing or provides for persons with special needs.

Rental Housing Policies:

6.3.5.12 Residential use should be an accessory use on land zoned ﬁor )commercial use and may be a means to
provide rental housing opportunities.

6.3.5.13 A secondary suite, limited in size and contained within a permitted dwelling, may be permitted on
larger rural lots (in accordance with policies in Subsection 6.3.3 (Rural Residential) of this Plan), and
despite Subsection 6.3.3, on lots 2.0 hectares or larger in order to provide rental opportunities provided
the owner or residential tenant occupies the principle residence.

6.3.5.14 A detached unit used to provide temporary accommodation for a relative or a care-giver or to provide
temporary affordable rental accommodation under the Residential Tenancy Act may be permitted
through a Temporary Use Permit (in accordance with guidelines specified in Section 6.10 - {Temporary
Use Permits});-).

NOTE:INFORMATION NOTE: The use of such a permit will only define the permitted use and the
temporary nature of such use and cannot manage who man occupy the temporary

accommodation.

Advocacy Policies for Rental Housing:

6.3.5.15 Owners of land where a second dwelling is permitted are encouraged to provide the second dwelling as
ongoing rental accommodation to increase the available rental housing supply unless the second
dwelling is otherwise used or needed for use by the owner.

6.3.5.16 Written agreements under the Residential Tenancy Act are strongly encouraged for the rental of
dwelling units.

Special Needs Housing (including housing for seniors) Policies:

6.3.5.17 Lot B, Section 10, Nanaimo District, Plan 18085, which is zoned for elder housing, may be considered for
zoning amendments to increase the number of units and may be expanded through the acquisition of
adjoining land.

6.3.5.18 A supported living facility, a hostel and other facility for providing emergency and/or temporary
accommodation should be permitted on land zoned for community service use (in accordance with
policies in seetion-Section 6.2 (Community Service Use) of this Plan).

6.3.5.19 The Local Trust Committee may explore opportunities for temporary accommodation for summer
workers and/or displaced residents.

6.3.5.20 Parcels designated residential that have demonstrated ability to meet Provincial Ministry standards of
water, grey water (sewage and waste water) treatment and other health and environmental
requirements, may be considered upon application for a special needs housing site specific rezoning. A
development plan should be provided with any application for rezoning and shall include information
regarding future development phases including projected densities, impacts on the land and
neighbourhood including the provision of waste supply, waste disposal and retention of natural
vegetation- (Ssee Section 7.3).
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Advocacy Policies for Special Needs Housing:

6.3.5.21

6.3.5.22

Hornby Island residents are encouraged to provide and support home care and home repair assistance
initiatives for seniors as a means of extending the opportunities for independent living.

Where appropriate to personal needs and preferences, Hornby Island residents are encouraged to
make available in their homes opportunities for boarding and other joint living arrangements to expand
the range of living opportunities for persons with special needs or who seek affordable housing.

Land Co-operative Policies:

6.3.5.23  Upon application, properties 4 hectares or greater may be considered for “land co-operative” rezoning
supported by submission of an impact assessment plan- (Ssee Section 7.3).

6.3.5.24 Two properties have been designated as Land Co-operatives in this Plan. Subsequent land use bylaw
regulations may be created to address historical situations where parcels are in common ownership
with each member owning a share believing the share granted him/her the right to build a house.

6.3.5.25 The principal permitted uses in this designation should be residential and agricultural.

6.3.5.26 Home occupations subject to land use bylaw regulations may be permitted but should be limited to
those having little impact on the area's character and environment.
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6.4 Agriculture

6.4.1 Agriculture

Background:

The early development of Hornby Island included agriculture as a primary occupation. However, by 2009 the BC
Assessment Authority listed 190 parcels with an agricultural assessment. Many of the largest holdings with good
soil have now been subdivided or are vacant. Residential uses of agricultural land has increased pressure for
subdivision. Small-scale farming operations serving primarily local needs are prevalent.

Policies in this section refer to the use of any land for agriculture and do not necessarily deal with issues of
preserving land in the Agricultural Land Reserve. Subsection 6.4.2 of this Plan contains policies on the preservation
of the Agricultural Land Reserve which is considered a natural resource of the Island. Land Use Bylaws in
Agricultural areas have a-traditionally established a minimum subdivision potential of 16 hectares {39-5-aeres}-or
greater unless otherwise noted.

Agriculture on Hornby has been declining and many prime agricultural regions have previously been subdivided or
are not being actively farmed.

Area:

The areas identified on Schedule B (Map Designations) as AG (Agriculture) are subject to the following objectives
and policies.

Objectives:
The objectives of this subsection are:
(1) to support continuing agricultural use of land and associated activities;

(2) to ensure that the use of land in the Agricultural designation does not compromise the capability of the
land for future food production;

(3) to encourage retention of large parcels of land for agriculture; and

(4) to ensure agricultural practices do not cause contamination of the groundwater resource.

Policies:
Policies in subseetion-Section 6.1 apply to this subsection.

6.4.1.1 ‘For any subdivision of properties designated Agriculture a-minimum-pareetsize-of 16-heectares{39.5acres)
sheuld-bethe minimum parcel size should be 16 hectares|.

6.4.1.2 The principal uses in this designation should be agriculture and residential.

6.4.1.3 One dwelling (which may contain a secondary suite) may be permitted on lots smaller than 3.5 hectares

{8-6-acres).

6.4.1.4 On parcels 3.5 hectares+{8-6-acres} or greater the following should be permitted:
a) one dwelling with a secondary suite within the dwelling; or

b) two dwellings, with the second dwelling limited in size, and if the land is in the Agricultural Land
Reserve the second dwelling should only be permitted if the second dwelling is necessary for
farm use as determined by the Local Trust Committee in consultation with a Provincial Regional
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Agrologist and is otherwise consistent with the Agricultural Land Reserve related enactments; or
if authorized as a non-farm use by the Agricultural Land Commission.

6.4.1.5 Home occupations which do not impinge upon the principal farm use and which will not cause any
degradation of the land nor reduce its capability for agricultural production should be permitted, subject
to bylaw regulations and should comply with Agricultural Land Commission regulations where applicable.

6.4.1.6 All agricultural activities should be conducted in accordance with the Agriculture Waste Control
Regulation, Waste Management Act, the Farm Practices Protection (Right to Farm) Act and the Health Act
administered by the Vancouver Island Health Authority.

6.4.1.7 Commercial land-based aquaculture operations should be regulated by zoning. -Before any application for
a rezoning to allow upland aquaculture (using freshwater or saltwater ponds or tanks) are be considered,
a site specific analysis of the potential impacts of water consumption, waste disposal, drainage or
potential spills on the surrounding land and upon surface water and groundwater may be required_:(See
see Section 7.3).

Advocacy Policy:
6.4.1.8 The spreading of agricultural waste should be regulated such that water courses or groundwater
resources are not contaminated.

6.4.2 Additional Policies for Land in the Agricultural Land Reserve

Background:

Agriculture is the traditional land-based economic activity of Hornby Island. There are about 824 hectares {2066
aeres), 27% of the land base, in the Agricultural Land Reserve, and subject to the Agricultural Land Commission Act,
which was intended to preserve land with agricultural potential to provide a secure source of food for the future
residents of the Province. Farming is encouraged in parcels within the Reserve and non-farming use is regulated by
the Commission.

There are 102 parcels on Hornby located within the Agricultural Land Reserve. The average area of these parcels is
7.2 hectares—{18-acres}. This land is of high to medium capability for agriculture and is reserved for present or
future production. Schedule C, the land status map, identifies land in the Agricultural Land Reserve and Schedule B,
the land use designation map, shows land used primarily for agriculture,; most Agricultural Land Reserve land falls
in that category.

Area:

The areas identified on Schedule B (Map Designations) as AG (Agriculture) and lands within the Agricultural Land
Reserve are subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to retain land with potential for agriculture;

(2) to ensure that agricultural land in the land reserve is not degraded; and

(3) to enable accessory uses that are compatible with farming and the preservation of agricultural land.
Policies:

6.4.2.1 The retention of the Agricultural Land Reserve and the Agricultural Land Commission to protect against
the loss of the potential for self-sufficiency in agricultural production in the Province of British Columbia is
supported.
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6.4.2.2

6.4.2.3

6.4.2.4

6.4.2.5

6.4.2.6

6.4.2.7

Land designated agricultural which is proposed for non-agricultural uses deemed to be in the public
interest by both the Agricultural Land Commission and the Local Trust Committee may be considered for
rezoning and for removal from the Agricultural Land Reserve, the latter being preferred if other land of
comparable or better agricultural potential Hbeing added to the Reserve.

The minimum parcel size within the Agricultural Land Reserve designation should be 16 hectares{39-5
aeres}, but smaller lots may be created where a portion of a parcel has been leased to another farm
operation for at least the five previous consecutive years and such subdivision is approved by the
Agricultural Land Commission.

To support existing agricultural operations, accessory uses should be permitted where such uses do not
impinge on the principal farm use and will not degrade the land nor reduce its capability for agricultural
production, provided such uses are authorized by the Agricultural Land Commission Act.

Temporary non-agricultural uses of existing buildings on agricultural land involving no impact upon the
land itself or the principal farm use, may be considered upon application for a Temporary Use Permit
which may include specific conditions to address impacts such as noise, parking, water; supply and waste
disposal.

Uses should be regulated in buffer areas on properties adjacent to land in the Agricultural Land Reserve to
minimize any adverse impacts.

Soil removal, except for purposes of improving the agricultural soil resource on Agricultural Land Reserve
lands subject to provisions of the Agricultural Land Commission Act, should not be permitted.

6.4.2.8 The processing and sale of farm products together with the retailing of some off-farm products as

6.4.2.9

6.4.2.10

authorized by the Agricultural Land Commission should be permitted.

Farm Use as defined by the Agricultural—land—Reserve—Use,—Subdivision—and—Procedure

gricultural Land Reserve Use Regulatlon\ is permitted within the Agricultural Land Reserve
and may be regulated by land use bylaw.

Education and research facilities except schools under the School Act, should be permitted, provided
that the buildings and structures necessary for education and research do not exceed 100 m? -on any
parcel.

Advocacy PelieiesPolicy:

6.4.2.11 The Ministry of Energy, Mines and Petroleum Resources is requested to ensure there is no extraction of
gravel in areas designated agricultural.
Hornby Island Official Community Plan, 2014 69

[Commented [ID78]: Added.

[Commented [ID79]: Updated.

259



6.5 Commercial and Home Occupations

Background:

Commercial use policies are classified into retail and personal service and visitor accommodation. In 2010 there
were 14 properties zoned commercial on the Island.- The two main classifications have very different criteria for
location as defined in the objectives. Schedule B includes designations for three types of commercial land use:
retai-Retail and persenal-Personal serviee-Service (CS), visiterVisitor aceemmedation-Accommodation (VA) and
eommereia-Commercial general-General (CRG).

Home occupations also provide some opportunity for commercial activity and may involve the sale of products
produced on site or provision of personal services. These uses are permitted in residential areas and so are not
designated as a separate land use on Schedule B. Home occupations are permitted only if the residential character
of the property is maintained and the product or service is produced by the resident. When a business retails
products not produced on-site or at such a large scale that the impact on the property changes the residential
character, then appropriate commercial zoning is required.

6.5.1 Retail and Personal Service

Background:

The three existing retail commercial areas on the Island (Co-op Corner, Shingle Spit, and Ford Cove as well as one
limited commercial area {Syzygy}) are shown on the land use map, Schedule B. The Co-operative store, which has a
large community membership, is located centrally on the Island near Tribune Bay. This is the busiest commercial
area on the island and its services include groceries and hardware departments, post office, liquor outlet, gas bar
and independent local merchants operating small-scale food and retail businesses. Ford Cove dock provides the
only sheltered moorage on Hornby Island and historically this area has developed to provide marine-related
services. It is accessed from land by a steep and narrow heritage road and the location imposes constraints,
including for parking. Ford Cove store provides grocery and other retail services. The Shingle Spit commercial area
is located at the ferry terminal and provides a restaurant, pub, liquor store and visitor accommodation units. A co-
operative bakery operates at Syzygy on Central Road, with a number of associated small businesses including a
popular pizza outlet.

Area:

The areas identified on Schedule B (Map Designations) as CS (Retail and Personal Service) are subject to the
following objectives and policies.

Obijectives:

The objectives of this subsection are:

(1) to support the existing pattern of one major and three lesser centres for general or limited commercial
uses;

(2) to protect the environment from degradation and resources from depletion while providing opportunity
for commercial activities;

(3) to protect the integrity of quiet residential and rural neighbourhoods;

(4) to prevent commercial strip development; and

(5) to ensure the scale, form and character of all commercial developments harmonize with the natural

surroundings and the rural character of the Island.

Policies:

6.5.1.1 The commercial development at the intersection of Central Road and Shields Road as part of the Co-op
property should be retained as the major commercial service centre for Hornby Island.
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6.5.1.2 Existing smaller commercial service centres with accommodation facilities should be retained at Fords
Cove and at Shingle Spit Road near the ferry terminal (currently known as the Hornby Island Resort
property).

6.5.1.3 Limited expansion of commercial zoning to allow for small scale retail and personal service use with
secondary residential use may be considered based upon the following criteria:

a) close proximity to the major commercial service centre for the islané—Island to reduce travel
requirements and greenhouse gas emissions or in locations as provided for in peliey—Policy 6.2.7
(Community Service Use) of this gtanPlan;

b) protection of the rural character of the island and the area of proposed development;

¢) minimization of impacts upon adjacent lands;

d) provision of a sustainable water supply, waste treatment and parking;

e) retention of trees and green space;

f) utilization of low-energy technologies; and

g) safe Mpedestrian and vehicle traffic patterns and promotion of pedestrian friendly and bicycle use

facilities and other green initiatives where practical such as home delivery.
6.5.1.4 The degree of servicing, including roads and parking, the provision of open space, signage and the form
and character of any new commercial development shall be regulated through Development Permit.
6.5.1.5 The minimum parcel size should be ere-1.0 hectare<{2-5-acres} for any subdivision of property designated
for commercial use.
6.5.1.6 The principal land use should be small-scale commercial business.
6.5.1.7 Residential use may be permitted as a use secondary to a commercial use.
6.5.1.8 Regulations for any commercially-zoned lot may provide for a mix of compatible uses to enable a
clustering of services on land designated as commercial.
6.5.1.9 Ribbon or strip development is not supported.
6.5.1.10 Temporary Use Permits may be permitted for:
a) temporary use;
b) a period of evaluation of a new commercial venture (that does not involve significant new
development) prior to application for rezoning;
c) uses for a period of time to enable impacts to be assessed before any further permitting of the
use; or
d) seasonal activities.
6.5.1.11 Land may be rezoned to supply an off-site parking lot to a commercial use within 100 meters of the
property containing the commercial use without an amendment to this Plan provided the zone does not
permit structures or habitation of vehicles.
6.5.1.12 To encourage small scale commercial operations that comply with community health and safety
regulations and Islands Trust objectives.
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6.5.2 Visitor Accommodations and Tourism

Background:

Hornby Island has become widely known for its scenery, recreational opportunities, ambience, and locally created
crafts and art. The Island's increasing popularity as a summer destination has made tourism both a key component
of the local economy and a cause for concern because of its impacts. Island services, such as ferries, roads and the
recycling depot, become heavily loaded in the summer. Fragile ecosystems are susceptible to degradation. The
greatest demand for water is generated at the time of declining groundwater availability while the adequacy of
existing systems to handle the volume of sewage and grey water is questionable. The large influx of people can be
stressful to a small community and can present safety and law enforcement problems.

This creates the challenge of providing visitor accommodation in a manner and at a level that caters to visitors and
provides much-needed employment while protecting the Island's environment, sustaining its resources and
amenities and preserving the ambience and character of the community.

Unsupervised and unserviced camping is not considered desirable because of the impact on quiet residential or
rural neighbourhoods, the risk of fire, and because public services are not readily available. The provision of such
facilities as public washrooms and waste disposal sites could place a burden on the available water supply and
thereby threaten the availability of those resources for use by the local community population. Currently, the
Island is supplied with visitor accommodations in the form of five campgrounds, three resorts with rental cabins
and a restaurant, and several Bed and Breakfasts. Short-term rental of residential units has been a long-standing
means of providing visitor accommodation, but there is also concern about impacts, both in neighbourhoods and
cumulatively. One existing property, Lot A, Section 13, Plan 38493]—899@@99—1%, known as “Bradsdadslands”, is
designated rural residential but has a historical legal non-conforming use as a campground. The use would cease to
be lawfully non-conforming if it is discontinued for more than 6 months during its regular seasonal use. As with any
other property, legal and conforming campground use for this property could only be considered upon application
for redesignation and rezoning.

The Whaling Station Bay/Anderson Drive area and other small lot areas have been identified as having ground
water supply problems due to density of development and vulnerability of the aquifer. Limiting occupancy for any
visitor accommodations (e.g. Bed and Breakfasts) to levels of an average household size (four persons according to
Statistics Canada) may help address such water supply issues.

Area:

The areas identified on Schedule B (Map Designations) as VA (Visitor Accommodation) are subject to the following
objectives and policies.

Objectives:
The objectives of this subsection are:

(1) to provide an appropriate range of accommodation for visitors without incurring undue cost to the local
taxpayers in providing basic facilities for visitors.

Policies:

6.5.2.1 Accommodation for visitors should be environmentally sensitive, small-scale and low density and may be
dispersed around the Island. Convention centers or multi-room hotels should not be permitted.

6.5.2.2 “Destination resort" type development, designed to draw large numbers of tourists at one time, is
considered inappropriate on Hornby Island and should not be permitted.

6.5.2.3 Applicants for visitor accommodation zoning should provide an impact assessment report, as defined in
bubsection 7.3.1(f), to demonstrate that there is sufficient available water supply (including utilizing
rainwater catchment and storage systems), effective and approved sewage and grey water treatment,
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6.5.2.4

6.5.2.5

6.5.2.6

6.5.2.7

waste disposal capability and adequate provision for parking to serve the business and clientele both at
the time of application and at ultimate projected growth levels. A hydrological study may be required in
situations where there is reason to be concerned about impacts upon the groundwater resource.

Campgrounds and other tourist facilities should be permitted only by rezoning. Only campgrounds
without individual hook-up of power and water services are considered appropriate.

Visitor accommodation may be considered in the following situations if enabled by other policies of this
Plan:

a) Small resorts, hostels, lodges, cabins and camping facilities, guest houses or vacation home rentals on
non-Agricultural Land Reserve land; and

b) vacation home rentals and agri-tourism accommodation on Agricultural Land Reserve tand-land in
accordance with Agricultural Land Reserve policy and regulations if zoning allows such a use.

Small-scale Bed and Breakfasts should be permitted as a home occupation and should be regulated to
ensure that the residential character of the site is maintained and that there is sufficient provision for
parking, water supply and approved waste disposal and minimal impact on adjacent properties.

Due to the limited availability of restaurants at certain times of the year, Bed and Breakfasts may be
allowed to provide a full complement of meals to overnight guests only, subject to Vancouver Island
Health Authority standards for water supply, food preparation and waste disposal.

Advocacy Policies:

6.5.2.8

6.5.2.9

6.5.2.10

6.5.2.11

6.5.2.12

6.5.2.13

6.5.3

Rainwater catchment and storage systems and water conservation are encouraged for all types of
visitor accommodation.

New developments and promoted events are encouraged to focus upon year-round and off--season
activity rather than upon attracting more visitors during the summer peak season.

A position of "welcome with information" to tourism use of the Island is encouraged as a means to
inform visiting tourists about best practices when visiting the islandlsland.

Information provided to visitors should emphasize the fragility of the environment, the limited
resources (particularly the need to conserve water) and the appropriateness to the Island of low impact

recreational activities.

Toilet facilities at beaches and the provision of safe fresh water from community wells is supported for
the use of visitors to the Island.

The RCMP is requested to provide adequate policing on the Island particularly in the summer months to
address issues of safety and public disturbance.

Vacation Home Rental

Background:

Given the island's-Island's increasing popularity as a summer destination, there has been increasing demand for
visitor accommodation and a tradition has been established of some home owners renting their cottages or homes
for short periods of time predominantly during the summer months.

Property owners benefit from the opportunity to raise funds whether to assist with property costs or as a means to
augment income while retaining their residence for its primary residential use for most of the year. Visitors benefit
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from a range of accommodation options to experience the Island's environment and amenities. The community

benefits

Area:

from the economic inputs from these visitors.

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:
The objectives of this subsection are:

1) to allow vacation home rental use while ensuring that the residential use of property and its residential
character are retained; and
2) to address potential impacts of vacation home rentals.
Policies:
6.5.3.1 Where a dwelling is permitted on a parcel by the land use regulations, the rental of that dwelling as a
vacation home rental should be permitted in the zoning regulations:

a) provided that the owner or tenant of the parcel is ordinarily resident on the property and the
vacation home rental use is occurring during the temporary absence of the owner or tenant; or

b) where the owner or a residential tenant of the parcel resides seasonally in the dwelling and the
vacation home rental use is occurring during the absence of the owner or tenant; or

c) where the owner or residential tenant is residing in another lawful dwelling on the property while the
vacation home rental is occurring.

6.5.3.2 Vacation home rental use should be subject to regulations which:

a) require a level of continuous occupancy that allows visitors to experience and develop an awareness
of the local community and Hornby Island in general through a vacation experience;

b) limit the portion of year that a vacation home rental use may be in operation so as to ensure that the
residential use of the property is retained;

c) limit the total number of bedrooms and beds which may be accommodated based on the area of the
lot on which the dwelling is located so as to ensure that the scale of vacation home rental occupancy
does not exceed what might otherwise be accommodated by normal residential use;

d) require adequate off-street parking spaces to limit vehicle crowding on public roadways;

e) ensure that the residential appearance and character of a property is not altered by the vacation
home rental use; and

f)  require that accommodation be within the permitted dwelling and prohibit camping or use of tents
or recreational vehicles for vacation home rental use.

6.5.3.3 Owners of vacation home rentals, especially those located in the Whaling Station Bay/Anderson Drive
area and other small lot areas, are strongly encouraged to minimize impacts upon groundwater resources
by:

a) utilizing a rainwater catchment and storage system;

b) installing water-saving fixtures; and

c) providing information about water conservation practices to all guests.

6.5.3.4 Vacation home rentals that do not comply with limitations imposed by land use regulations may be
considered upon application for Temporary Use Permit.
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6.5.3.5 Owners of vacation home rentals are encouraged to form an association to establish bylaws or best
practices that would be required of all members in good standing and to consider informing owners,
visitors and other interested persons of Local Trust Committee regulations. Any such association is
encouraged to augment such regulations with other requirements that would assist in resolution of any
potential issues that may arise such as requiring on-island contact information of association members
or managers who could respond in a timely manner to neighbourhood issues.

6.5.3.6 Owners of vacation home rentals are encouraged, in the absence of any association membership, to
provide contact information to visitors and neighbours and to provide timely response to issues that may
be presented to them in relation to the vacation home rental use.

6.5.3.7 The Local Trust Committee should monitor the rate of use of vacation home rental development and be
satisfied that such use is not increasing the commercial use of the housing stock so as to effectively
displace the ability to provide residential housing.

6.5.3.9 The Local Trust Committee should consider reviewing with the community the regulations for vacation
home rentals in 2017.

6.5.4 Commercial/Residential General

Background:

The Fords Cove area contains three properties that have historically been zoned for a broad range of commercial
uses, ranging from retail to resort use. The properties are not generally used for these commercial purposes at the
present time and the zoning reflects a historical circumstance. The current owners have secured the properties
with the commercial zoning, generally use their properties for residential purposes and may be reluctant to
relinquish the commercial zoning unless it is done in a fair manner and is equitably applied to all affected
landowners. The Local Trust Committee also faces the challenge of seeking to balance the needs of the larger
community regarding commercial land use and that of the individual property owners and to also think of the
needs of future generations.

Area:

The areas identified on Schedule B (Map Designations) as CRG (Commercial/Residential General) are subject to the
following objectives and policies.

Objectives:
The objectives of this subsection are:
(1) to recognize the historical commercial zoning of this area; and

(2) to encourage residential land use for this area with limited or no commercial use in consultation with all
of the affected land owners.

6.5.4.1 Zoning regulations should allow for residential use and limited retail and personal service or visitor
accommodation.

6.5.4.2 An increased density of residential development may be considered if other commercial land uses
currently permitted by zoning are removed from the list of permitted uses in the zone applicable to this
area or from a particular property that is subject to the rezoning application.

6.5.5 Home Occupations
Background:
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Home Occupations are allowed to various degrees in most designations that permit residential uses. A home
occupation is a type of commercial activity involving limited services and the sale of products crafted in the home
or upon a property. General retail sale of fabricated products produced off the Island is not considered a home
occupation. The retail sales of materials used in a home occupation (such as lumber, fabric and potting clay) is
considered part of the home occupation. Home occupations must be clearly secondary to residential use and the
character of the property must remain residential in appearance. There has not been any distinction in the type of
permitted home occupation based upon lot size in zoning regulations to date but policies have existed that provide
guidance in the development of new home occupation regulations.

Another form of home occupation is provision of accommodation as a Bed and Breakfast home occupation or as a
second dwelling vacation rental home occupation on lots with more than one legal dwelling. There has been a
tradition of offering Bed and Breakfast accommodation or the rental of one’s home for short periods of time (a
week or two). The Bed and Breakfast use and rental of a second dwelling on a property is addressed as a home
occupation and vacation home rental of a primary residence is addressed in seetien-Subsection 6.5.3 (Vacation
Home Rental).

In order to provide a range of possible activities that are compatible with the neighbourhood and environment,
home occupations can be regulated differently on different sizes of lots or in different areas i-of the island.
Furthermore as opportunities for affordable housing develop, opportunities for home occupations that are unique
to the needs of such housing might be considered.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to encourage small businesses to enhance the economy and self-reliance of the Island community;
(2) to allow opportunities for residents to carry out limited businesses on the property of their residence;
(3) to ensure that there is no degradation of the environment or depletion of natural resources; and

(4) to retain a rural and/or residential character in all neighbourhoods.

Policies:

6.5.5.1 Home Occupation means an occupation or profession conducted for gain by a full-time or part-time
resident of the lot on which the dwelling is located. Home Occupation use should be clearly incidental to
the use of the dwelling or parcel for residential purposes. The types of home occupation uses are:

a) Limited Home Occupations are home occupations that are conducted entirely within a dwelling. They
should be allowed on -properties of any size including properties less than 0.1 hectares;

b) Basic Home Occupations are home occupations that are conducted entirely within a dwelling or in a
permitted accessory building, or outdoors on the property if the use is screened. They should be
allowed on all properties 0.1 hectare or larger; and

c) Extended Home Occupations, which should be allowed on all properties 2.0 hectares or larger
designated on Schedule B for residential use, should be conducted within the dwelling, a permitted
accessory building or outdoors on the property if the use is screened.

The conditions of use specific to the types of home occupations listed about may be found in the lard

Land use-Use bylawBylaw.

6.5.5.2 Home Occupations should be permitted as a secondary use to a permitted residential use and should be
regulated by land use bylaw.
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6.5.5.3 Any occupation involving significant use or production of toxic, odour causing or flammable materials
and/or conducted at a scale or in a manner that may cause public or environmental health risks should
not be permitted as a Home Occupation use.

6.5.5.4 Home Occupations should be regulated according to the nature of the enterprise and the potential
impacts to the environment and surrounding properties such as water supply, waste disposal, noise,
odours and visual impact.

6.5.5.5. Basic and Extended Home Occupation regulations should be designed as follows:

a) to protect groundwater catchment areas from pollutants;

b) to require screening that ensures that wide buffers of native vegetation are left along roads and
property lines;

c) to ensure that no activity involving emission of toxic or irritant material should be permitted that
does not conform to the Provincial regulations and guidelines;

d) to require that occupations that generate on-going noise (such as machine shops and
woodworking shops) are conducted in fully enclosed and insulated buildings with sufficient
setbacks from adjacent properties;

e) to require that operations that potentially create significant noise are restricted to larger lots
with appropriate setbacks and/or buffering;

f) to address the size of buildings used for Home Occupations;

g) to ensure signage and lighting are compatible with the rural landscape; and

h) to exclude certain activities that may require a significant water supply, generate waste disposal,
odour or noise or involve other potential environmental impacts.

6.5.5.6 Bed and Breakfasts operated within a dwelling should be permitted as a heme-Home eeccupatien
Occupation use and should be operated in accordance with land use bylaw regulations.
6.5.5.7 The rental of a second permitted residential dwelling unit for the temporary accommodation of paying
guests while the first dwelling unit is occupied by the resident of the property should be permitted as an
extended-Extended home-Home eceupationOccupation.
6.5.5.8 Coaching and teaching facilities with minimal environmental impact may be allowed as extended
Extended heme-Home eceupations—Occupations and should be operated in accordance with land use
bylaw regulations.
6.5.5.9 Excluded activities may be considered following an application for a Temporary Use Permit which would
carry certain conditions to address potential impacts.
6.5.5.10 Limited heme-Home eceupations-Occupations may be permitted on lots zoned for community housing
and basie-Basic or extended-Extended heme-Home eceupations-Occupations may be established by site
specific zoning.
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6.6 Recreational

6.6.1 Outdoor Recreation

Background:

Most of the outdoor recreation eppertunity-isopportunities are provided by the natural features of Hornby Island:
the coastal waters, shoreline areas and the forested interior accessed through a long-established system of
traditional trails. The Island is endowed with a rich variety of recreation options—from kayaking, sailing or scuba
diving off shore, hiking, biking or riding on Mount Geoffrey, strolling along the trails of Helliwell, to relaxing on
Tribune Bay's beaches. In addition to the Provincial and Regional Parks and properties under Ministry of
Transportation and Infrastructure jurisdiction noted in subseetion—Subsection 3.3.12, the Community School
playing field and the Joe King Park (Hornby Island Athletic Association) also provide opportunities for outdoor
recreation.

In 2010 the Ministry of Transportation and Infrastructure divested beach access parks at Sandpiper, Hidden Beach,
Grassy Point and Clamshell Place to the Comox Valley Regional District. The Hornby Island Residents’ and
Ratepayer’s’ Association is under contract with the regional district to manage these beach access parks.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:
The objectives of this subsection are:
(1) to retain the traditional accesses to shoreline, beach areas, crown land, trails, parks, and viewpoints; and

(2) to ensure that outdoor activities are compatible with the natural environment and with the rural
ambience of a small island.

Policies:

6.6.1.1 Present public accesses to the waterfront and Crown land, as shown on the-Schedule C, should be
continued and maintained in a safe condition and additional accesses should be obtained, where possible,
as park at time of subdivision, or rezoning.

6.6.1.2 No activities that would restrict public access to or across the beaches should be permitted.

6.6.1.3 Overnight parking or camping on public land or beaches should be discouraged for health and fire
protection reasons.

6.6.1.4 Viewpoints and access to them should be protected in any way possible.

6.6.1.5 Outdoor recreation activities that pose a threat to the environment or to public enjoyment of public
amenities should not be permitted.

Advocacy Policies:
6.6.1.6 The Ministry of Transportation and Infrastructure is requested to:
a) maintain and sign public accesses;
b) ensure that they are not used for camping, overnight parking or obstructed by adjacent land owners;

c) where required and formally requested by the community, construct and maintain safe steps made
from natural materials such as stone and wood to access public beach areas;
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d) prevent unauthorized encroachment upon or disturbance of these areas (such as structures, tree
cutting, garbage dumping or obstruction of access); and

e) support local stewardship arrangements for the water accesses and allowances not in use for roads.

6.6.1.7 Motorized outdoor recreation activities on the land, on the water adjacent to the shoreline and in the air
above or adjacent to the Island, are not considered appropriate and should be discouraged or restricted
by bylaw where such restrictions can be enacted.

6.6.1.8 Organizers of outdoor recreation activities or events should ensure that these do not unduly interfere
with the public access and enjoyment of the land and should provide adequate toilet facilities that comply
with Provincial regulations.

6.6.1.9 Activities that have little or no impact upon the environment are considered preferable forms of outdoor
recreation.

6.6.1.10 Initiatives to educate the public to prevent damage of natural features should be developed and
supported.

6.6.1.11 The landing of seaplanes and helicopters in parks or public swimming areas should be discouraged.

6.6.2 Recreation Facilities

Background:

Because of the Island's distance from the nearest town, some residents of Hornby Island wish to have a range of
recreational facilities of an appropriate scale provided on the Island. Residents are not able to use regional facilities
without the additional cost of transportation and sometimes overnight accommodation off-Island. It is anticipated
that if the year-round population grows, and as more people move to Hornby from urban areas, there will be an
increased focus in the community upon providing additional recreational facilities. In particular, there has been
continuing interest in establishing a public swimming pool. An increase in summer residents and visitors may
generate requests for the provision of commercial recreational activities.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to encourage appropriate use of natural recreational opportunities rather than develop significant
artificial infrastructure;

(2) to minimize the impact of recreation facilities on the natural environment;

(3) to ensure that any recreational facility is of a scale appropriate to the rural nature and size of the Island;

(4) to ensure that any new facilities are broadly supported and do not place a heavy burden upon taxpayers;
and

(5) to ensure that facilities, if located on Crown land or publicly funded, be accessible to all of the community.

Policies:

6.6.2.1 All recreation facilities should be so located and of such scale that they do not stress the fragile ecology
and limited water resource.

6.6.2.2 All public facilities should be within the ability of the taxpayers to pay for such services and subject to
public involvement in planning and implementation.
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6.6.2.3 Planning for recreational facilities should ensure that they do not alienate existing public uses nor involve
significant removal of natural vegetation and should allow for re-habilitation or re-establishment of native
vegetation where this has been disturbed.

6.6.2.4 Public recreational facilities should be located in the area designated for community service use near the
Community Hall and any exceptions should be subject to a rezoning.

6.6.2.5 Commercial recreational facilities are not currently supported in this Plan. -Any applications for such
facilities should be carefully evaluated to ensure that they do not:

a) require an excessive supply of water;

b) include a land use that is likely to put additional stress upon transportation systems, Island
resources and local infrastructure;

) have adverse impacts upon the ecosystem, groundwater recharge areas and riparian areas (for
example through the use of pesticides and fertilizers); and

d) have an adverse impact upon the neighbourhood and adjacent properties (including public areas)
or upon Island character.

6.6.2.6 Activities that are noisy, potentially dangerous, polluting, or incompatible with the natural landscape such
as amusement parks, shooting ranges, water slides or go-cart tracks should not be permitted.

6.6.2.7 Destination gaming facilities such as casinos and commercial bingo halls should be prohibited.

Advocacy Policy:
6.6.2.8 Efforts to provide information that will encourage knowledgeable and minimal impact use of natural areas
should be supported.
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6.7 Marine

6.7.1 Foreshore

Background:

The foreshore zone is defined as the land located between the highest tide line and the lowest tide line. This is
public land managed by th_e[Ministry of Forests, Lands, -ane-Natural Resource Operations_and Rural Development,.
Although the Crown is not bound by local bylaws, any occupiers must comply with the bylaws.- From time to time
commercial operators acquire leases for part of the foreshore or other land covered by water for the cultivation of
shellfish such as oysters. -It is recognized that commercial oyster operators do not rely on naturally occurring
stocks and by reserving areas between leases for use of the public, the commercial operators actually contribute to
maintenance of the naturally occurring resource.

Area:

The areas of the Hornby Island Local Trust area-Area that are located between the highest tide line and the lowest
tide line of the sea of Hornby Island, including areas designated MA (Mariculture)-and, MT (Marine Transport) and
MC (Marine Conservation) are subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to ensure any use of the foreshore and ocean does not result in damage to the natural systems;
(2) to minimize the impact of uses and users on upland owners;

(3) to ensure owners of property on the shoreline do not pollute the foreshore areas;

(4) to ensure public opportunity to use the foreshore areas;

(5) to protect the scenic values of the foreshore areas; and

(6) to prohibit further alienation of the foreshore for private or commercial use.

Policies:

6.7.1.1 Foreshore zoning should be designed to protect against disruption of natural beach systems and pollution
of the foreshore zone.

6.7.1.2 Any marine industrial operation that would alter or damage the foreshore such as boat ways or log dumps
should be prohibited by regulation.

6.7.1.3 The use of structures, pens, cages, or other apparatus on the foreshore for mariculture or aquaculture
operations should be regulated through zoning.

6.7.1.4 Private and commercial wharves, docks and/or breakwaters should be prohibited by regulation except as
permitted at Shingle Spit.
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Advocacy Policies:
6.7.1.5 The Mini iensprovincial

Ministry(ies) responsible for managing provincial Crown land and natural resources, and for management

and conservation of provincial lands and water,| are requested to: Commented [IJD84]: Amended; Ministry names subject to
change.

a) ensure commercial leases fronting on residential areas are located to permit public access to the

water at regular intervals, and to ensure public right-of-way along all beaches is preserved;

b) designate community beaches to permit community cultivation of oysters and clams for
recreational harvesting only; and

c) encourage and protect marine life by opposing any filling or excavation of sand, gravel or any
natural deposit on the foreshore.

6.7.1.6 The Mhﬂstw—e#Fe#esmrLands—aF@—Naa#al—Resewee—OpeFaﬁenﬂprovincial Ministry(ies) responsible for

managing provincial Crown land and natural resources| is requested to refer any new shellfish lease Commented [IJD85]: Amended; Ministry names subject to
applications or proposals for expansions of shellfish lease sites to the Local Trust Committee for change.

consideration.

6.7.1.7 The M##stry—ef—Ferests,—l:aﬂds—ané—Natwa—Resewedprovincial Ministry(ies) responsible for manaing

provincial Crown land and natural resources is requested to ensure that foreshore areas between leases {Commented [ID86]: Amended; Ministry names subject to
and containing naturally occurring oyster populations be kept accessible for harvest by the general public. change.

6.7.2 Marine Conservation

Background:
The Hornby Island Local Trust Area extends out 1000 metres from the shoreline of Hornby except where it overlaps
another jurisdiction such as Denman Island, when the boundary becomes a line mid-channel.

Area:

The areas of the Hornby Island Local Trust area-Area that are below the natural boundary of the sea of Hornby
Island, including areas designated MA (Mariculture)-and, MT (Marine Transport) and MC (Marine Conservation) are
subject to the following objectives and policies.

Objectives:
The objectives of this subsection are:
(1) to ensure that coastal uses are compatible with protecting the environment and amenities; and

(2) to protect the right of the public to access over waterways.

Policies:
Policies in subsections 3.8 (Hazard Lands) and 4.3 (Mariculture) apply to this subsection.

6.7.2.1 All uses of the waters within 1000 metres of the shoreline should be regulated by zoning.

6.7.2.2 Permanent anchoring of floating camps or houseboats and the residential use of any vessel moored or
beached should not be permitted.

6.7.2.3 Temporary residential use of vessels should be permitted by regulation at the Ford Cove Marina provided
there are adequate toilet facilities in place.

6.7.2.4 The Local Trust Committee should assist the Coast Guard in assessing effects of developments on rights
protected by the Navigable Waters Protection Act.
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6.8 Climate Change Adaptation and Mitigation

Background:

Although it is recognized climate change can occur as a result of naturally occurring phenomena, in the context of
this Plan climate change refers to the impact of increasing concentrations of heat-trapping greenhouse gases in the
atmosphere as the result of human activities.— primarily the burning of fossil fuels and large-scale deforestation. A
2007 report from the Intergovernmental Panel on Climate Change states that between 1970 and 2004, greenhouse
gas emissions have increased by 70%. According to this report, this dramatic rise in atmospheric greenhouse gas
concentrations has in turn triggered an increase in the average temperatures of near-surface air and ocean water,
with temperatures projected to rise 1.1° to 6.4° C over the next century. Although seemingly slight, these
temperature changes will have dramatic and negative impact on ecological systems around the globe.

In response to concerns about human-induced climate change, the provincial government gave Royal Assent to Bill
27 [Local Government (Green Communities) Statutes Amendment Act, 2008] on May 29, 2008. -Bill 27 amends the
Local Government Act and other Provincial regulations to provide new tools for local governments. —Most
significantly, Bill 27 requires that all local governments include greenhouse gas emission reduction targets—and
policies and actions to achieve those targets—-in their Official Community Plans.

The following targets, objectives, policies and actions are the first step to ensuring that the reduction of
greenhouse gas emissions specifically and the impact of climate change in general become part of the planning

process for Hornby Island.

This part of the Plan contains objectives and policies relating to the reduction of greenhouse gas emissions and the
broader topic of climate change adaptation and mitigation.

This Plan sets the following interim target:

:TARGET: to reduce greenhouse gas emissions by 25% by 2020 and 80% by 2050 based on 2007 levels.
Ferget: g g y y y

Within the local trust area this reduction will be achieved by actions resulting from individual and community
initiatives, the actions of other levels of government, technological changes, and changes to land use policies
and regulations.

Area:

The Hornby Island Local Trust Area is subject to the following objectives and policies.

Objectives:

The objectives of this subsection are:

(1) to give consideration to the impacts of climate change in all land use decisions;

(2) to support actions in land use, site planning, and construction that will result in the reduction of
greenhouse gas emissions;

(3) to focus on those actions that can be taken locally to mitigate and adapt to global changes; and

(4) to protect the natural landscape and minimize the carbon footprint of residents and guests on Hornby
Island.

Policies:

6.8.1  The Local Trust Committee should work with the community to regularly review greenhouse gas emission
targets to ensure targets {are locally based and that-have a capacity for being monitored.

6.8.2  The Local Trust Committee should consider the development of new criteria for assessing official
community plan or zoning amendment applications from the perspective of climate change adaptation
and mitigation.
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6.8.4

This Plan strongly encourages the retention of forest cover except for the clearing of land for farming in
the Agricultural Land Reserve. Trees on private property should be maintained where possible to
sequester carbon and provide habitat, although it is understood that some clearing is necessary for
growing food, to guard against forest fires and to create protected house sites.

The Local Trust Committee should consider any proposals for new development potential in the context of
the overall development potential of the Island, and the global dynamics of climate change.

This Plan supports limitations on the size of buildings and opportunities for attached dwelling units and
visitor accommodation units.

This Plan strongly encourages the incorporation of green building techniques and alternative energy
systems (solar, wind, geothermal; or water--based) into residential housing, whether it is new construction
or renovations.

This Plan encourages the development and maintenance of safe multi—-use trails and bike lanes to
facilitate non-motorized forms of travel.

The Local Trust Committee should consider supporting the local provision of services that residents
presently travel off-island to access.

Advocacy Policies:

6.8.9  This Plan encourages residents to participate in ride sharing and carpooling as simple but effective ways to
reduce greenhouse gas emissions.

6.8.10 A number of Elimate-climate Change-change adaptation and mitigation actions are identified that can only
be achieved through cooperation and initiatives resulting from individuals and the community, the actions
of other levels of government, technological changes, and changes to land use policies and regulations. In
order to foster such actions the Local Trust Committee should:

a) develop improved methods of determining and assessing the energy efficiency and climate
change impacts of proposed development when it is processing land use applications.
Application checklists should be revised to include climate change mitigation and adaptation
criteria, such as energy efficiency, renewable energy and carbon sequestration impacts;

b) support opportunities for incentives to encourage “climate wise” actions, including water
conservation, storm water retention, the use of alternative energy sources for home use, and the
use of alternative transportation methods;

c) review land use regulations to provide for community gardens and community food processing
and storage facilities in appropriate locations and encourage residents to pursue the
establishment of such gardens and facilities;

d) encourage local food production and explore with the community options for creating a Farm
Plan;

e) encourage residents, community groups, businesses and other entities to pursue alternative
transportation options, such as a bus service or green bicycle program;

f) encourage the Province to reduce the maximum speed limit on Hornby Island to 50 kph-km/hr
and to consider measures that will enable and support the use of alternatively-powered vehicles;

g) encourage the Insurance Corporation of British Columbia to link insurance rates to the mileage
actually driven in the previous year by means of a tamper proof odometer. -This would also offer
valuable information for the calculation of greenhouse gas emissions across British Columbia;
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h) encourage BC Ferries and the Province to consider pricing strategies and services that will
support car-pooling, the use of small energy-efficient vehicles and passenger travel on ferries;

i) encourage School District #71 to allow for the use of the school bus by residents of Hornby Island
for traveling to and from the Island, should extra space be available on the bus;

j) encourage the Province to amend policies and legislation and allow rainwater collection as a
source of potable water, and to require that all new development include systems for water
catchment and treatment; and;

k) work with Trust Council to develop a web based carbon neutral calculator to assist residents in
calculating their personal and household greenhouse gas emissions.
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6.9 Development Permit Areas

Background:

Section Q%QJ@I_ofthe Local Government Act provides that in areas designated as Development Permit Areas in an
official community plan; land shall not be subdivided, and construction of, addition to or alteration of a building or
structure shall not be commenced unless the owner first obtains a Development Permit. —In some development
Development permit-Permit areasAreas, s:Section %@Lof the Local Government Act prohibits any alteration of
land, and/or buildings or structures, without a developmentDevelopment permitPermit.

Development Permits may be issued by resolution of the Hornby Island Local Trust Committee for land in
designated Development Permit Areas. Each designation must include a description of the special conditions or
objectives that justify the designation and must specify guidelines on how the objectives will be fulfilled.
Guidelines are listed in the Hornby Island Land Use Bylaw No. 150, 2014.

Development Permits for this purpose may vary or supplement bylaw regulations, include requirements and
conditions or set standards and impose conditions respecting the sequence and timing of construction in
accordance with the adopted guidelines contained in this Plan or the land-Land use-Use bylawBylaw that is
applicable on Hornby Island.

Development Permits should be monitored by the Local Trust Committee on an annual review basis as resources
and priorities allow.

6.9.1 Development Permits to Define the Form and Character of Commercial Development

The Commercial Development Permit Areas are designated to identify and apply objectives and guidelines for the
form and character of the commercial development permitted on the parcels in this area.

Areas:-Commercial-Centers{Retailand Visitor Accommodations)

The Commercial Centres (Retail and Visitor Accommodations) Development Permit Area is designated as the area
shown on Schedule E.

Objective:

To ensure that the form and character of commercial development are compatible with the quiet rural
atmosphere of the community and to encourage continuation of that trend and to maintain the island’s rural
atmosphere.

6.9.2 Development Permits for the Protection of the Natural Environment, its Ecosystems and
Biological Diversity and for Promotion of Water Conservation

Development Permits for this purpose may vary or supplement bylaw regulations, include requirements and
conditions or set standards and impose conditions respecting the sequence and timing of construction in
accordance with the adopted guidelines contained in this Plan or the lard-Land use-Use bylaw—Bylaw that is
applicable on Hornby Island.
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6.9.2.1 |[DEVELOPMENT PERMIT AREA NO. 1: Water Supply Protection “" len +P Aren

Purpose:
The Water Supply Protection Development Permit Area is designated for the protection of the natural
environment, its ecosystems and biological diversity and to establish objectives to promote water conservation.

Area:

DPA 1-: Water Supply Protection Development Permit Area as shown on Schedule E.

Objective:

This area has a heavily developed, highly vulnerable aquifer. The objective of this development—permit
areaDevelopment Permit Area is to ensure that any development and land uses do not negatively impact the
water resources in this area, or any nearby water supply sources.

6.9.2.2 DEVELOPMENT PERMIT AREA NO. 2: Community Service Use DevelopmentPermit-Area

Purpose:
The Community Service Use Development Permit Area is designated for the protection of the natural environment,
its ecosystems and biological diversity and to establish objectives to promote water conservation.

Area:
DPA 2: Community Service Use Development Permit Area as shown on Schedule E.

Objective:

The eommunity-service-use-developmentpermit-areaCommunity Service Use Development Permit Area lies within
a groundwater recharge area (identified in the Groundwater Geochemistry Study on Hornby Island, B.C. — Allen and
Matsuo, SFU, 2001), which is upslope from one of the Island’s main residential neighbourhoods. -Developments
within the eemmunity-service-useCommunity Service Use area could involve institutional or community buildings
and activities that could have a potential impact upon the water resource.

6.9.2.3 DEVELOPMENT PERMIT AREA NO. 3: Water Resource Protection )Develepmem—llemM—Af-ea

Purpose:
The Water Resource Protection Development Permit Area is designated for the protection of the natural
environment, its ecosystems and biological diversity and to establish objectives to promote water conservation.

Area:
DPA 3: Water Resource Protection Development Permit Area as shown on Schedule E.

Objective:
This area has been identified as a being within an IIA Aquifer (moderately developed — high vulnerability) and

within a potential groundwater recharge zone.- The objective of this develepmentpermitareaDevelopment Permit
Area is to protect groundwater resources, by maintaining the quantity and quality of ground water in this area.
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6.9.2.4 IDEVELOPMENT PERMIT AREA NO. 4: Mt. Geoffrey Escarpment Pevelepmem—lleﬁmn—AFea

Purpose:

The Mt. Geoffrey Escarpment Development Permit Area is designated for the protection of the natural
environment, its ecosystems and biological diversity, to establish objectives to promote water conservation and
for protection of development from hazardous conditions.

Area:

DPA 4: Mt. Geoffrey Escarpment Development Permit Area as shown on Schedule E.

Objective:

The Mt. Geoffrey escarpment area contains watershed, wetlands, areas of land slip, areas of high visibility and high
scenic values. Any development could affect the water catchment capabilities and other natural values. The
removal of tree cover could adversely affect all values and be hazardous for development in the area, as well as
above and below the area.

[ Commented [JD92]: Amended for consistency.

[ Commented [JD93]: Amended for consistency.

6.9.3 |DEVELOPMENT PERMIT AREA NO. 5: Form and Character of Community Housing Pevelepmem
Pemmit-lren

Area:

DPA 5: Form and Character of Community Housing Development Permit Area as shown on Schedule E. Property
described as Lot 1, Section 11, Hornby Island, Nanaimo District, Plan VIP87990 (5040 Central Road).

Justification:

The intent of this development is to provide opportunities for ownership housing for community members for
whom this would not otherwise be accessible. -The build-out of this development is expected to occur in a series of
phases. -The designation of this property and the following guidelines are intended to ensure a consistent quality
and form and character of development over the build-out period as well as provide the general community with
an assurance as to the vision for the project.

Guidelines;

1. Form and Character

a. All buildings and structures shall be architecturally coordinated and shall give consideration to
the relationship between buildings and open areas, circulation systems, visual impact and design
compatibility within the development.

b. The siting and location of all buildings and structures shall be in compliance with the drawings
and schedules approved by the Hornby Island Local Trust Committee.

2. landscaping

All landscaping shall be required to be in general compliance with the landscaping provisions identified on
any schedules approved by the Local Trust Committee.

3. Construction Phase

a. All construction must be completed in accordance with an approved site/building plan and an
erosion and sediment control plan.

b. Construction of the development shall take place during the working hours of 7:00 a.m. to 7:00
p.m.

Hornby Island Official Community Plan, 2014 88

[ Formatted: Underline

[ Formatted: Underline

[ Formatted: Underline

278



BL151 JUN/2016

4. OQutside storage

a. Centrally located recycling facilities shall be provided for the use of all residents within the
development.

5. Screening

a. The character of the development shall be enhanced by landscaping of substantial proportions
incorporating existing native vegetation,

b. Buildings shall be sited to ensure that any adjacent residential structures have visual privacy, as
well as protection from site illumination and noise. Security and other lighting shall not be placed
so as to shine directly into adjacent residential structures or to reduce the separation
effectiveness of any landscaped buffer.

c. All waste disposal bins shall be completely screened within a solid walled enclosure not less than
2 metres (6.6 feet) in height.

o

Parking

a. The location and number of parking spaces for the use of the residents shall be provided on the
site development plans for the approval of the Hornby Island Local Trust Committee and shall be
in compliance with the provisions of the Hornby Island Land Use Bylaw.

b. Any visitor parking spaces should be clearly identified and provided within the development.
Tree planting is encouraged in parking areas.

c. Any paved parking areas or roadways shall be included within the context of the required
stormwater management plan.

d. Automobile parking areas may be covered with a select granular base approved by the Ministry
of Transportation and Infrastructure and provide storm water controls by means of perimeter
curtain drains.

7. Stormwater

a) It is recognized that the clearing, grading and servicing of sites alters their natural hydrology
patterns. In recognition of this fact; and the presence of Beulah Creek alongside the
development; a stormwater management plan that strives to protect water quality, and to
maintain post-development peak flows to those of pre-development flow patterns and volumes
over the entire water season shall be required. This stormwater plan shall be prepared by a
Professional Engineer and should make use of such devices as permeable surface treatments,
wet or dry detention ponds, constructed wetlands or other devices as deemed suitable and
consistent with best management practices. Stormwater runoff from storage areas shall be
controlled to prevent contamination of watercourses.

6.9.4 DEVELOPMENT PERMIT AREA NO. 6: Riparian Areas
Purpose:

This development—permit—areaDevelopment Permit Area (DPA) is established, pursuant to Section
9—1—9.—1—(—1—)(-3)1@(;@ of the Local Government Act, for the protection of the natural environment, its ecosystems
and biological diversity. —Riparian areas are important because they include ecosystems that support a
disproportionately high number of vascular plant, moss, amphibian and small mammal species for the area they
occupy.
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Area:

Development Permit Area No. 6 includes all land designated on Schedule —-El_of this plan-Plan as being
within the Riparian Areas DPA. -This DPA includes the following:

1. Riparian assessment areas related to the watercourses, wetlands and lakes identified on Schedule —H
as “RAR applicable” streams, major wetlands, and lakes as the term “streams” is defined in the
Riparian Areas Regulation, BC Fish Protection Act, which includes any of the following that provides
fish habitat:

L]

a watercourse, whether it usually contains water or not;
a pond, lake, river, creek or brook; and

a ditch, spring or wetland that is connected by surface flow to something referred to in the
two previous bullets;-

and consisting of the surface of the water body and:

a)
b)
c)

d)

for a watercourse, a 30 metre strip on both sides of the stream measured from the high
water mark;

for a ravine less than 60 metres wide, a strip on both sides of the stream measured from
the high water mark to a point that is 30 metres beyond the top of the ravine bank;

for a ravine 60 metres wide or greater, a strip on both sides of the stream measured from
the high water mark to a point that is 10 metres beyond the top of the ravine bank;

for a lake, wetland or other water body, 30 metres around the water body measured from
the high water mark of the water body;

and Schedule E shall be so interpreted. The designation and delineation of Development
Permit Area No. 6 consists of a digital record stored and maintained in a Geographic
Information System (GIS) at the offices of the Islands Trust.

INFORMATION NOTE: Farming activities covered under the Farm Practices Protection Act are exempt
|from the requirements of DPA No. 6.

Obijectives:
The objectives of this developmentpermitareaDevelopment Permit Area are as follows:

1.
2.
3.

To honour provincial designations of certain lands as for agricultural purposes;

To protect the biological diversity and habitat values of riparian and aquatic ecosystems;

To protect the natural environment necessary to conserve productive fish habitat, including
both streams and the adjacent land and vegetation;

To prevent the degradation of existing and future water supplies on Hornby Island;

To minimize adverse impacts of land use practices on wildlife habitats and plant habitats in
riparian areas;

To prevent water pollution.

Development Approval Information

Development Permit Area No. 6 is designated as an area for which development approval information may be
required as authorized by Section 920@?@[ of the Local Government Act. Development approval information in
the form of a report from a qualified environmental professional (QEP) or another professional may be required

due to the special conditions and objectives described above.
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INFORMATION NOTE: Development Permit Area Guidelines for Development Permit Area No. 6: Riparian
are located in the Land Use Bylaw.

6.10 Temporary Use Permits

Background:

Section QQJJMOf the Local Government Act provides that temporary uses may be permitted in areas designated [Commented [ID98]: Update to LGA section.

in the Official Community Plan. Upon application by a property owner the Local Trust Committee can issue a
Temporary Use Permit through resolution. The permit can allow a use not permitted by the land-use-byawland
Use Bylaw, the conditions of use and the time period. Temporary Use Permits can be issued for a term up to three
years and may be renewed one time only.

Objectives:
The objectives of this subsection are:

(1) to consider allowing a temporary event as per petiey-Policy 6.5.1.10;

(2) to allow for a period of evaluation of new commercial ventures that do not involve significant new
development prior to an application for rezoning as per petiey-Policy 6.5.1.10;

(3) to allow particular uses for a period of time to enable impacts to be assessed before any further
permitting of the use as per peliey-Policy 6.5.1.10;

(4) to consider allowing transport of ground water off a lot where the water is extracted as per peliey
Policy 5.1.4;

(5) to consider allowing temporary seasonal or emergency accommodations as per policies 6.3.5.18 and
6.3.5.19;

(6) to consider allowing a temporary secondary suite or detached housing for a relative or caregiver of
occupants of the residence as per peliey-Policy 6.3.5.14 in association with a housing agreement or by
such other means as are available to encourage occupancy by a relative or caregiver;

(7) to consider allowing temporary nonagricultural uses on land within the Agricultural Land Reserve or
on land used for agriculture where there is minimal negative impact upon the agricultural land values
and where applicable approval has been received from the Agricultural Land Commission as per
poliey-Policy 6.4.2.5;

(8) to allow light industrial home occupations that require a more rigorous permitting process than
provided for under land use regulations for extended home occupations as per peliey-Policy 6.5.5.9;
and

(9) to allow vacation home rental use that does not comply with limitations imposed by land use
regulation pursuant to OCP-peliey-Policy 6.5.3.4.

Guidelines:
6.10.1 Upon application, Temporary Use Permits may be considered for all parcels of land within the Hornby
Island Local Trust Area, with the following exclusions:
a) properties less than one quarter of a hectare-{0-63-aere}, except when the application is for vacation
home rental use;-;
b) land designated as Park, -as shown on Schedule B;-; and
c) a parcel identified as containing an environmentally sensitive area, as shown on Schedule D1 or D2,
unless information is provided by the owner that establishes that the proposed land use does not
negatively impact the environmentally sensitive features or is located outside of the sensitive area on
the parcel.
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6.10.2

6.10.3

6.10.4

6.10.5

6.10.6

b.10.76

b.10.87

Applications for Temporary Use Permits may be referred to the Advisory Planning Commission which may
be requested to provide an opportunity for public input to be received and considered in preparing its
recommendations.

Temporary Use Permits for parcels within the Agricultural Land Reserve should only be issued for uses
that do not conflict with Agricultural Land Commission policies and regulations.

A professional assessment of hydrological impacts may be required when the proposed use is within an
identified groundwater recharge area or an aquifer classified as heavily developed -as shown on Schedule
B or D2 and if the proposed use involves more than minimal potential impacts upon the groundwater
resource.

Where approvals are required from other agencies, these should be obtained prior to the issuing of a
Temporary Use Permit.

The general conditions for issuing a Temporary Use Permit are as follows:
a) adequate off-road parking should be provided;

b) there should be adequate provision for approved waste disposal before consideration is given by the
Local Trust Committee;

c) commercial uses (other than very short term uses or vacation home rentals) should be screened from
adjacent residential uses;

d) industrial uses should be screened from adjacent properties and roads;
e) there should be adequate setbacks of the use to minimize impacts upon adjacent properties;

f) noise generation should be addressed to prevent disturbance of the neighbourhood and to ensure
compliance with regional district regulations;

g) the use should be conducted so as to not risk contamination of the land, surface water or
groundwater, including by making adequate provision for the safe storage of toxic materials;

h) water supply should be addressed so as to not create negative impacts upon existing common water
sources;

i) other potential impacts upon the neighbourhood should be mitigated, including by limitations upon
the hours of operation where appropriate;

j)  the owner of the property may be required to provide a security to guarantee the performance of the
terms of the permit and should be required to provide an undertaking to demolish or remove any
building or structure and to restore the land to a condition specified in the permit, especially in
circumstances where temporary housing is provided and such housing is no longer used for the
temporary purposes; and

k) lands with good agricultural potential should not be compromised by any use permitted by a
Temporary Use Permit.

Applicants for Temporary Use Permits should address the issues identified in these policies in their
applications and are strongly encouraged to consult with neighbours about the proposed use prior to
making application.

Light Industrial activities require specific consideration of impacts with respect to environmental
protection, water use, waste generation, noise, odour, parking, or neighbourhood character, but may be
allowed upon application for a Temporary Use Permit that contains specific conditions to address these
impacts.
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[6.1083} The Local Trust Committee should consider the climate change impacts of any proposed temporary use [COmmented [ID101]: Correction to numbering.

when reviewing temperary-use-permitTemporary Use Permit applications.

[G.IO.Q]QIn consideration of applications for vacation home rentals the Local Trust Committee may consider the [Commented [ID102]: Correction to numbering.

following:

a) _Fhe-the cumulative effects, both positive and negative, on the neighbourhood and island of all
temporary use permits issued for vacation home rentals;

b) Limitatienslimitations on any signage that may be placed on the property;

c) A-arequirement for information to be posted that will inform guests regarding the location of property
lines by way of a map, any applicable noise bylaws, measures to address water conservation, fire
safety, storage and management of garbage, septic system care and control of pets (if pets are
permitted) in accordance with standards applicable by bylaw, as stated in the permit or as determined
by the owner or manager to effectively manage the site;

d

e) Fhe-the proposed time periods that the dwelling will be available for rental or months of the year
when the rental will occur; and.

Fhe-the proposed maximum number of occupants;

f) ©Otherother requirements that the Local Trust Committee may consider appropriate.
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SECTION VII—ADMINISTRATION

7.1

Interpretation

The final interpretation as to the location of boundaries on any map schedule shall be defined by:

a) Where boundaries coincide with lot lines, the boundaries are the lot lines.

b) Where a boundary is shown as following any highway, right-of-way or stream, the centre line of such
highway, right-of-way; or stream the centerline of that feature is the boundary.

c¢) Where land--based and waterwater-based boundaries coincide, the common boundary shall be the
natural boundary of the sea.

d) Where a boundary does not follow a legally defined line and no dimensions are shown by which the
boundary could otherwise be located, the location of the boundary must be determined by scaling
from the map schedule and in that case the boundary is the midpoint of the line delineating the
boundary on the schedule.

7.2 Implementation

7.2.1  Section 884—@‘_01‘ the Local Government Act specifies that:

"An official community plan does not commit or authorize a municipality, regional district (includes a
Local Trust Committee pursuant to Section 27 of the Islands Trust Act) or improvement district to proceed
with any project that is specified in the plan."

and

"All bylaws enacted or works undertaken by a council, board or greater board (includes a Local Trust
Committee pursuant to Section 27 of the Islands Trust Act), or by the trustees of an improvement district,
after the adoption of an official community plan must be consistent with the relevant plan."

7.2.2  The Hornby Island Local Trust Committee may use available regulatory tools as defined in the Local
Government Act to implement this Plan.

7.2.3  The following instruments may be used to implement this ptanPlan: Development Permits, the Land Use
Bylaw, Siting and Use Permits, Temporary Use Permits and covenants.

7.2.4  The Local Trust Committee may formally communicate with the Comox Valley Regional District, Ministries
of the Provincial government, departments of the Federal government and any other agencies mentioned
in this Plan to advocate the policies of this Plan.

7.2.5 The Local Trust Committee may use every opportunity to work co-operatively with other governments
and non-government organizations, or through the Islands Trust Council, to support policies of this Plan.

7.2.6  The Local Trust Committee may actively promote the policies of this Plan to residents, businesses,
community organizations, non-resident property owners and visitors.

7.2.7  To promote compliance with the instruments used to implement this Plan, the Local Trust Committee
may, among other things:
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a)

e)

f)

make information available on policies, regulations and permit requirements to property owners
and residents;

encourage real estate agents to inform prospective buyers about policies, regulations and permit
requirements;

encourage building contractors to ensure that appropriate permits are in place before
undertaking work on a property;

encourage voluntary compliance with regulations and support neighbourhood resolution of
problems;

make property owners and residents aware of the bylaw investigation and enforcement process,
including procedures for initiating investigation; and

consider adopting bylaw enforcement policies to establish priorities for enforcement resources.

7.3 Development Approval Information

7.3.1 The Hornby Island Local Trust Area is designated as an area under which development approval information
may be required for the following purposes:

(a)

(f)

Development Permits as specified in s:Section 6.9 of this plan—Plan in relation to the areas and
objectives, and subject to the conditions, stated in that section;

Temporary Use Permits as specified in s:Section 6.10 of this plan-Plan in relation to the area and
objectives, and subject to the conditions, stated in that section;

The development of renewable energy sources (Subsections- 4.4.2) that allow for the sale of power to
the Hydro grid, to ensure that there are not environmental impacts or increased safety risks;

Rezoning applications for the purpose of obtaining consistent and comprehensive information on the
impacts of changes to permitted siting, structures, use or density, to ensure achievement of the
objectives stated in this plan—Plan as they apply to the parcel proposed to be rezoned and the
surrounding areas, vegetation, environment and infrastructure, including, without limitation, for the
purposes of the policies stated in s:Subsection 6.5.2.3 of this Plan;=

Commercial land-based aquaculture operations should be regulated by zoning. Before any application
for a rezoning to allow upland aquaculture (using freshwater or saltwater ponds or tanks) are
considered, a site specific analysis of the potential impacts of water consumption, waste disposal,
drainage or potential spills on the surrounding land and upon surface water and groundwater may be
required;-

Upon application, properties 4 hectares or greater may be considered for a “land co-operative” or
“community housing” rezoning supported by submission of an impact assessment plan that addresses
projected densities, provision for water supply and waste treatment, impacts on the neighbourhood,
retention of vegetation and a limited footprint on the land resulting from restricted size of dwellings
and shared facilities where possible. -Approval from the Agricultural Land Commission will also be
required if the property is within the ALR.

7.3.2 Trust Council may consider adoption of a development approval information bylaw pursuant to s-

920-15ection 484|of the Local Government Act.

74 Amendment Procedure
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This Bylaw may be amended by the Hornby Island Local Trust Committee at its initiative or in response to an
application. Individuals seeking amendment shall submit applications in the form provided for in the bylaws of the
Local Trust Committee.

Where an application for amendment of this bylaw has been refused, no application for the same amendment
should be considered within twelve months of the date of refusal, unless the Hornby Island Local Trust Committee
waives this requirement.

7.5 Update and Revision

The Local Trustees, in consultation with the Advisory Planning Commission and the community, may initiate review
of the Official Community Plan at any time. The bylaw should be updated on a periodic basis and when changes in
legislation or other issues arise and should be reviewed in its entirety at least every ten years from the adoption
date.

All amendments of the Official Community Plan shall comply with the mandate and policies of the Islands Trust, as
well as with procedures specified in the Local Government Act, and be accompanied by public review and
discussion.

Whenever the Islands Trust Policy Statement is amended by Islands Trust Council, the relevant sections of the
eommuhity-planOfficial Community Plan shall be reviewed and if necessary amended to ensure compliance.

7.6 Public Facilities

Any designation or policy for proposed public facilities on private lands including but not restricted to roads, parks,
trails, parking facilities, and public and community facilities that are not available for acquisition through
dedication, grants, or as an amenity through a zoning regulation and that are not subject to committed funds
either through a capital expenditure plan or other budgeting process of the public agency responsible for the
proposed facility, shall be deemed to be a community goal of this Bylaw.
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Schedule G

List of Community References

10.
11.

12.

13.
14.

15.

Amending Agreement to the Letter of Agreement between the Ministry of Transportation and
Highways and the Islands Trust. -Subject: Road Standards, Classification and the Consultative
Process in the Islands Trust Area, Dec; 1996.

An Ecosystem Approach to Groundwater Management in the Gulf Island—Henderson, 1997,
stated that, "there is a need for management of the groundwater resources to ensure a
sustainable supply for the present and future on the islands."

Bedrock Aquifers on Hornby Island—Mi inistry of Water, Land and Air Protection, 2001, provides a
classification of the aquifers on Hornby Island using a provincial classification system. The four
aquifers on Hornby Island are all classified as having "high vulnerability" (the highest of three
categories). The aquifer in the Whaling Station Bay peninsula east of Tribune Bay is classified as
"highly developed" (the highest of three categories) while aquifers in the central and western
part of the island are classified as "moderately developed.": The aquifer in the southern part of
the island (south of the Mount Geoffrey escarpment) is classified as "lightly developed" (the
lowest category).

Coastal Douglas Fir Ecosystems, Flynn—BC Ministry of Environment, Lands and Parks, 1999, notes
that only one half of one percent of the original Coastal Douglas—-fir forest remains in a
relatively undisturbed state. It suggests that, "even if efforts to protect all remaining old growth
stands are successful, additional areas of older second-growth forest will have to be protected
and allowed to recover to an old-growth state in order to ensure adequate representation of
these forest types in future."

Develop with Care: Environmental Guidelines for Urban and Rural Development in British
Columbia, March 2006. Ministry of Environment.

"Ecological Inventory of Proposed Woodlot #0032" (1998) — Environmental Consultants.

Garry Oak Ecosystems, Erickson—BC Ministry of Environment, Lands and Parks, 1993, states that
Garry oak ecosystems, "have been identified as a hot spot of biological diversity", and reports
that Garry oak vegetation types are being rated provincially as "endangered" or "threatened".
Groundwater Conditions on Hornby Island, B.C. (Chwojka), 1989, reported that groundwater
demands in three areas of the Island were approaching 71 to 83 per cent of the annual
replenishment.

The Heart of Hornby Island—A Forest, a Watershed (2000), Hornby Island Residents’ and
Ratepayers’ Association.

Hornby Island Community Profile, March 2010.

Hornby Island Domestic Well Monitoring Study, September 2010, Ministry of Environment, Water
Stewardship Division, Vancouver Island Regional Operations Branch.

The Hornby Island Groundwater Pilot Project—Final Report, 1994, noted that heavily developed
neighbourhoods on the Island "experience limited availability of groundwater" and that there are
"significant water quality concerns.": It recommended that management of groundwater must
"ensure that the rate and use of the groundwater resource does not exceed the rate of
replenishment" and "ensure that human activity does not degrade the quality of the
groundwater resource."-

Hornby Island Vacant Crown Land Profile, July, 2004.

Hornby Island Water Stewardship Project Report, 1996-1999, reported that 20% of sampled wells
tested positive for fecal coliform at a level that does not meet the standard for safe drinking
water.

Housing Needs on Hornby and Denman Island prepared by Eberle Planning and Research, 2008.
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16.

17.

18.

19.

20.

21.

22.

23.

24.

Letter of Agreement between the Ministry of Transportation and Highways (Moth) and the
Islands Trust (It). Subject: Road Standards, Classification and Moth/It Consultative Process In The
Islands Trust Area Dec 1992.

Nature Conservancy of Canada Inventory of the Trust Area, November 1975, designed “to select
area priorities for an anticipated program of preservation and protection by the Islands Trust
who administered the Inventory and by the Nature Conservancy of Canada who funded the
Inventory.”-

A Preliminary Groundwater Assessment of a Crown Parcel on Hornby Island—BC Environment,
1994, concluded that, "the upland recharge area including the subject Crown land is likely
vulnerable to groundwater contamination" and provided examples of land use activities that
should be restricted to sustain groundwater quantity and quality~.

A Preliminary Review of Groundwater Conditions on Hornby Island, B.C. (Chwojka), 1984, stressed
the importance of preventing contaminants from entering the groundwater by exercising care in
placing septic fields and regulating land use in upland recharge areas and recommended that
"serious consideration be given to limiting any future groundwater development" in areas with
poor water quality and high density of wells.

Protected Areas on Vancouver Island: An Analysis of Gaps in Representation for Conservation
Purposes, Eng—BC Ministry of Forests and Range, 1992, reports that the Coastal Douglas—F-fir
zone—within which Hornby Island is located—has received the greatest amount of impact per
unit area than any other biogeoclimatic subzone in the Province.

Results of the Groundwater Geochemistry Study on Hornby Island, B.C.—Allen and Matsuo, SFU,
2001, recommended that, "water conservation, proper waste disposal and placement of human
development should be a priority in land use planning. This should be done so as to protect
sensitive groundwater recharge areas in upland locations." This study delineated two recharge
areas on the Island—-one large one in the main part of the Island and a smaller one in the
Whaling Station Bay peninsula east of Tribune Bay. The recharge areas are generally above the
20 metre contour (the 40 metre contour in the western part of the Island).

The Sensitive Ecosystem Inventory of Vancouver Island and Gulf Islands 1993-1997, has
documented the rare and fragile ecosystems of this area and notes that "loss of natural
ecosystems in the Georgia Basin is of national concern.": The inventory records examples of the
following sensitive ecosystems on Hornby Island: older forest, woodland (Garry oak), terrestrial
herbaceous, wetland, coastal bluff and sparsely vegetated; there are also areas of older second
growth forest. (The ecosystem types are briefly described in Section 1.2 The Natural Setting-).

The Pilot Voluntary Groundwater Protection Project on Hornby Island (initiated by the Islands
Trust and the Ministry of Water, Land and Air Protection), a community-based "Groundwater
Protection Strategy" is being developed.

Water Stewardship and Wastewater Management on Hornby Island—Third Eye Consultants,
RRU, 2000, recommended "protection of the groundwater recharge area and wells."-
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CONSOLIDATED BYLAW AMENDMENTS

This copy is consolidated for convenience only and includes the following text amendments only:

Bylaw Number Amendment Number Adoption Date
Bylaw No. 152 Amendment No. 1, 2015 June 10, 2016
Bylaw No. 153 Amendment No. 1, 2016 December 2, 2016
Bylaw No. 155 Amendment No. 1, 2017 February 9, 2018
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HORNBY ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 150

A BYLAW TO ESTABLISH REGULATIONS AND REQUIREMENTS RESPECTING THE USE OF BUILDINGS AND
STRUCTURES AND THE USE AND SUBDIVISION OF LAND

The Hornby Island Local Trust Committee, being the Local Trust Committee having jurisdiction on and in respect of
the Hornby Island Local Trust Area pursuant to the Islands Trust Act,

AND WHEREAS the Hornby Island Local Trust Committee wishes to adopt a Land Use Bylaw,

The Hornby Island Local Trust Committee enacts as follows:

1.

4.

TITLE
This Bylaw may be cited as the “Hornby Island Land Use Bylaw No. 150, 2014”.
APPLICATION

This Bylaw applies to:

Hornby Island,
Toby Island,
Flora Islet,
Norris Rocks,

and unnamed islets and the surface of water within 1000 metres of the natural boundary of the sea on Hornby
and Toby Islands and Flora Islet, except where the boundary overlaps with that of Denman Island in which
case, the jurisdiction of the Hornby Island Local Trust Committee extends to a line mid-channel between the
two Islands as shown on Schedule B.

ORGANIZATION

The following schedules attached to and forming part of this Bylaw, are adopted as “Hornby Island Land Use
Bylaw No. 150, 2014”:

Schedule A: Bylaw Text
Schedule B: Land Use Zoning Map

BYLAW REPEAL

“Hornby Island Land Use Bylaw No. 86, 1993” is repealed upon adoption of this Bylaw.
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DAY OF AUGUST
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ADOPTED THIS 12™
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,2014
, 2014
, 2015
, 2015
, 2015

, 2015
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CHAIRPERSON
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SCHEDULE A
LAND USE BYLAW TEXT

PART 1 INTERPRETATION

1.1
(1)

Definitions
In this Bylaw words have their ordinary dictionary meaning except as follows:

accessory in relation to a use, building or structure means incidental, secondary and exclusively
devoted to a principal use, building or structure expressly permitted by this Bylaw on the same
lot and within the same zone, or, if the accessory use, building or structure is located on the
common property in a bare land strata plan, on a strata lot in that strata plan.

agriculture means the use of land, buildings or structures for the growing, rearing, harvesting,
processing, marketing or production of agricultural plants, crops or livestock.

agricultural land reserve means a reserve of land established under the Agricultural Land
Reserve Act.

Attached-attached housing means two or more dwelling units that are attached physically but
are owned or occupied by different domestic units.

bed and breakfast means a home occupation use that provides bedrooms within a dwelling unit
for the temporary accommodation of the travelling public, and the provision of breakfast meals
to those guests, but does not include boarding house.

bicycle rack means a structure designed to support and to accommodate the locking of no less
than four bicycles.

boarding house means a dwelling, or part thereof, in which furnished sleeping
accommodations, with meals, are provided for consideration to four or more persons as
permanent accommodation.

building means any structure which is used or intended to be used for the shelter, habitation,
support or accommodation of people or animals, or for the storage of goods or chattels, and
includes manufactured homes, wood sheds, garages, carports, garden sheds, tool sheds and pit
toilets.

campground means the use of land for the rental, lease or cooperative ownership of camping
spaces for temporary accommodation of recreational vehicles, trailers or tents for a period not
exceeding four weeks for any one occupant, but does not include a manufactured home park or
park model homes.

camping space means an area in a campground that is used for the siting of one vehicle, trailer
or tent, and for picnicking and overnight camping.

cliff means a land surface having an average slope exceeding 50 degrees measured from the
horizontal plane and having a height exceeding 10 m (33 ft).

commercial kennel means a kennel used for the commercial accommodation or breeding or
rearing of more than three dogs over the age of four months.

community facility means a building, structure or administrative office operated by a non-profit
society or local government for the benefit of the community generally and used for community
events including classes, public entertainment, cultural and social events or, in the context of a
community housing development, for shared amenities for the use and enjoyment of the
residents of the community housing development.
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community housing means dwelling units that are deed restricted and/or rent controlled, that

are subject to a housing agreement under s-Section QQSJ@Lof the LGA and are constructed for [Commented [ID1]: Update to LGA section.

community residents on land that is owned by a government body or agency or a non-profit

organization constituted under the Seeietyﬁeﬁwf. [cOmmented [ID2]: Updated.

community trades and services means the creation of artisan products or the provision of
services such as personal, business, food preparation, repair and professional services and may
include retail sales.

crafts means original and unique works and works of art that are created by artisans and artists.
day care means a facility licensed to provide care services for no more than seven children;.

derelict vehicle means any motor vehicle that has not been licensed for more than twelve
months or is incapable of being driven.

domestic unit means a group of not more than five unrelated individuals.

dwelling unit means a room or set of rooms

(a) used or capable of being used for human habitation by one or more individuals living in
common occupancy as a single domestic unit and sharing facilities contained in that
unit;

(b) contained in a single building or manufactured home;-;

(c) containing only one kitchen; and

(d) under one roof with any covered walkway, covered patio or hall connecting two building

portions being no longer than 4.0 metres.

ecosystem means a functioning unit consisting of all organisms (plants, animals, microbes, and
humans) in a given area and all the non-living physical chemical factors of their environment
linked together through nutrient recycling and energy flow.

family means one or more persons related by blood, marriage, common law, adoption or foster
parenthood; or not more than five unrelated persons sharing a dwelling unit.

fill means earth, sand, gravel or any other similar material used to raise, lower or in any way
affect the elevation or contour of the natural ground surface.

float camps means float homes, rafts or other vessels anchored or moored and used or
intended to be used as residential accommodation.

floor area means the total area of all floors in a building that have a floor to ceiling height
greater than 1.2 m, including, where such use is permitted, floors in a recreational vehicle used
for a residential use, measured to the exterior surface of the perimeter walls or, in the case of
regulations dealing with floor areas within buildings, the interior surface of the walls of the
relevant building area, and includes enclosed balconies, decks, porches and similar projections;
but excludes cisterns and vertical service spaces that pierce a storey.

food processing and catering in regards to a home occupation means the creation of food
products for consumption off-site and excludes take-out restaurants, cafes or similar food
service facilities.

full-time equivalent in relation to employees for home occupations means the total number of
hours that an employee would work in a year based on an 8-hour day.
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grade level, average natural means the average natural grade level at the perimeter of a
building or structure calculated by averaging the elevations at the midpoints of all the exterior
walls or support points forming the building or structure’s footprint.

grade level, natural means the level of the natural ground elevation adjoining each exterior wall
of a building or structure.

height of building or structure means the vertical distance to the highest point of the upper roof
and in the case of a structure without a roof, to the highest point of the structure, all measured
from average natural grade level.

Figure 1

Building
Height
_________ Natural Grade Level
X
. AR E— '— — —L — — — | Average Natural Grade
X
Natural Grade Level A=~~~ —~— ——

highway means a public road, lane, bridge and any other way open to public use, but does not
include a private right-of-way on private property.

home occupation means any trade, occupation, profession or craft carried on for remuneration
or financial gain and which is accessory to the principal residential use of a lot.

horticulture means the use of land for growing fruits, vegetables, plants or flowers.

hostel means a building that contains shared sleeping units and common facilities for cooking,
eating and washing in order to provide temporary accommodation for persons such as summer
workers, displaced.

human habitation means the use of a building or structure by a person or persons for shelter,
cooking of food or sleeping and includes temporary and transient use for these purposes.

incidental sales; in relation to a home occupation use, means the sale of products normally
associated with the home occupation.

kitchen means an area within a building used for preparing food and may include food storage
and serving and dish washing facilities.

land includes land that is ordinarily covered by water.

laundromat means a commercial or communal establishment for the self service washing,
drying or ironing of clothes or household linens.
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Livelive/work studio means a commercial use combined with a residential use in such a
manner that the residential and commercial uses constitute a single occupancy of the premises;.

lodge means a building containing two or more visitor accommodation units with or without
common dining facilities.

lot means any lot;-, block or other area in which land is held or into which it is subdivided.

lot coverage means the proportion of the lot area that is covered by buildings and structures
including, where such use is permitted, a recreational vehicle used for a residential use,
expressed as a percentage of the lot area;.

lot line means a legally defined line bounding any lot and

(a) front lot line means a lot line common to a lot and an abutting highway, and where
there is more than one such line, the shortest of them;

(b) rear lot line means the lot line opposite the front lot line, and where the rear portion of
the lot is bounded by intersecting lines, the point of such intersection farthest from the
front lot line;

(c) exterior side lot line means the lot line or lot lines not being the front lot line or rear lot
line but common to a lot and an abutting highway; and

(d) interior side lot line means any lot line that is not a front lot line, rear lot line or exterior
side lot line.

low impact recreation means recreational activities which cause minimal disturbance to the
natural environment, including but not limited to hiking, bicycling, bird watching, horseback
riding, picnicking and specifically excluding the use of motorized vehicles.

manufactured home means a transportable dwelling unit which arrives at the site where it is to
be occupied, complete and ready for occupancy except for placing on foundation supports,
connections of utilities and some incidental assembly.

mariculture means the cultivation, rearing and harvesting of univalve or bivalve mollusca.

marina means marine docking, moorage, storage and launching facilities for the
accommodation, moorage, storage, launching, maintenance and minor repair and sale of boats
and similar vessels and includes yacht clubs and structures commonly associated with marine
docking, moorage, storage and launching facilities, but specifically excludes all structures used
or intended to be used for the shelter or storage of boats.

medical health clinic means a facility for medical diagnosis and treatment of out-patients.

mooring buoy means a buoy marking the location of a mooring. Usually attached to an anchor
by a rope, cable or chain.

natural boundary means the visible high water mark of the sea, a lake, a stream or other water
body where the presence and action of water are so common and so long continued in all
ordinary years as to mark upon the soil or rock of the bed of the body of water a character
distinct from that of the banks thereof, in respect to vegetation, as well as in respect to the
nature of the soil itself, as defined in Section 1 of the Land Act, or a surveyed high watermark
identified on the plan of subdivision most recently registered in the Land Title Office, or the plan
accompanying the instrument conveying Crown land in fee simple. -In a dispute, a new plan
prepared by a B.C. Land Surveyor shall prevail.

natural ground surface means the ground surface of land prior to any intentional disturbance,
alteration, excavation or placement of fill.
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personal service means the provision of services directly to the physical person of the consumer
and includes hair cutting shops, massage therapists, medical health clinics and the incidental
retail sale of goods commonly associated with these uses.

principal use means a main permitted purpose for which land, buildings or structures, as listed
in the applicable zoning district in this byawBylaw, is used.

pub means an establishment providing primarily for the serving of alcoholic beverages, including
off-premises sales, and includes premises in which food is served in conjunction with the serving
of alcoholic beverages.

public park means land designated as park on a plan of subdivision filed in the Land Title Office
or land designated under the Park Act or the Park (Regional) Act.

public recreation facility means playgrounds, sport facilities, clubhouses and associated meeting
spaces, showers and locker rooms and related amenities operated by a non-profit society for
the public and does not include a pub.

public service use means the provision of water, gas, electrical, telephone, television or
emergency services by a government body or agency or by a company regulated by the Utilities
Commission Act or the Radio-communication Act of Canada, serving only the Hornby Island local
community.

public use includes the use by the general public of such things as schools, streets, highways,
hospitals, government buildings, parks, water reservoirs, community housing, public theaters,
bridges, utilities and numerous other purposes designated as beneficial to the public.

pump/utility house means a building or structure with a maximum floor area of 4.0 m? having
the sole purpose of enclosing pumping equipment, valves, pipes and filtration equipment
associated with a source of water, electrical power or communication connection devices.

recreational vehicle means any structure, trailer, or vehicle used or designed to be used for
temporary living or sleeping purposes and which is designed or intended to be mobile on land,
whether or not self-propelled.

residential means a use of land providing for the home life of a person or persons in common
occupancy.

restaurant means an establishment providing primarily for the preparation and sale of food for
eating in the establishment or taking out, and may include the serving of alcoholic beverages in
conjunction with food.

retail store means an establishment providing for the sale, rental or repair of commodities or
goods to the ultimate consumer or user, and specifically excludes Llaundromats and service
stations.

school means a public or private education facility not including overnight or dormitory
accommodation.

secondary suite means an separate dwelling unit located wholly within a building which is a
single real estate entity used for residential use and which contains only one other dwelling unit
(Ssee Ssection 3.8).

service station means a use of land providing for the retail sale of motor fuels and lubricating
oils and which may include the sale, servicing or repair of motor vehicles, the sale of motor
vehicle accessories, and the rental of trailers, motor vehicles, and tools and equipment for
automotive or household use.
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shipping container means a metal transport container designed for and customarily associated
with road, rail or ocean transport.

sign means any identification, description, illustration or device which is visible from any public
place or is located on private property and exposed to the public and which directs attention to
a product, service, place, activity, person, institution, business or solicitation.

sign, third party means a sign that is located on a different lot from the lot on which is located
the land use, occupancy or business to which the sign pertains, and for this purpose abutting
lots in common ownership are considered to be a single lot.

silviculture means all activities related to the growing and sustainable management of forests
but does not include the processing of wood or wood products.

structure means any object or construction fixed to, supported by or embedded in land,
including retaining walls and stairs and excludes loose stones and concrete, other paved
surfaces, storage of building materials, septic fields, tanks, absorption fields and related
appurtenances.

studio means the working place of a painter, sculptor, photographer, musician, or other arts or
crafts person.

vacation home rental use means the use of a residential dwelling unit for the
temporary accommodation of paying guests, where:

a) an owner or tenant of the lot on which the dwelling unit is located is ordinarily a
resident in the dwelling and the vacation home rental use is occurring during a
temporary absence of that owner or tenant; or

b) the owner or tenant is residing in another lawful dwelling on the same lot while
the vacation home rental is occurring; or

c) the owner of the lot resides seasonally in the dwelling unit and the vacation
home rental use is occurring during the absence of that owner;

and includes such a use of a dwelling unit the residential use of which is a lawfully non-
conforming use under s—941 Section 528 lof the Local Government Act, unless such
residential use is discontinued for a continuous period of six months.

visitor accommodation unit means commercial accommodation on a lot zoned for commercial
use that consists of the temporary rental of a room or set of rooms for not more than four
consecutive weeks to members of the traveling public whose permanent domicile or home life
is elsewhere.

watercourse means any natural depression with a bed 0.6 m or more below the average
elevation of the surrounding land, containing water at least six months of the year.

1.2 Information Notes

(1) Where a paragraph or sentence in this Bylaw is preceded by the words “Information Note”, the
contents of the paragraph or sentence are provided only to assist in understanding of the byaw
Bylaw and do not form a part of the Bylaw.
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PART 2 ADMINISTRATION

2.1

(1)

2.2

(1)

()

3)

(4)

(5)

23
(1)

2.4
(1)

25
(1)

Application

This Bylaw shall apply to that part of the Hornby Island Local Trust Area as shown on Schedule C.
Encompassed in this area of application are the entire land area of all islands, islets, reefs, rocks,
and the seabed, water column and all surface waters.

Conformity

No person may use or occupy or permit any land, water surface, building or structure to be used
or occupied, or subdivide any land, except as permitted by this Bylaw.

No building or structure shall be constructed, reconstructed, altered, moved or extended by the
owner, occupier or other person such that it contravenes this byawBylaw.

Nothing contained in this Bylaw relieves any person from the responsibility to comply with other
legislation applicable to their use of land, buildings or structures.

Any existing lot created prior to adoption of this Bylaw that is less than the minimum lot area
specified in the applicable zone for the creation of new lots by subdivision may be used for any
use permitted in that zone unless otherwise specified in this Bylaw.

No lot or area may be subdivided, no building, structure or land may be used, and no building or
structure may be sited in a manner which renders any existing use, building or structure illegal
or non-conforming.

Inspection

The Islands Trust Bylaw Enforcement Officer or any officers of the Islands Trust designated to
administer this Bylaw is authorized to enter, at any reasonable time and after having given prior
notification to the occupier, upon any property that is subject to regulation under this Bylaw, for
the purpose of determining whether the regulations are being observed.

Violation

Any person who does any act or thing or permits any act or thing to be done in contravention of
this Bylaw, or who neglects to do or refrains from doing any act or thing which is required to be
done by any of this Bylaw commits an offence under this Bylaw.

Penalty

Any person who commits an offence against this Bylaw is liable, upon summary conviction, to a
fine and penalty, pursuant to the Offence Act, and the costs of prosecution. -Each day during
which an offence against this Bylaw is continued is deemed to constitute a new and separate
offence.
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2.6
(1)

2.7

(1)

2.8
(1)

Covenants

Where under this Bylaw an owner of land is required or authorized to grant a covenant
restricting subdivision or development, the covenant must be granted to the Local Trust
Committee pursuant to Section 219 of the Land Title Act in priority to all existing financial
charges and delivered in registerable form satisfactory to the Local Trust Committee prior to the
granting of the approval or authorization in respect of which the covenant is required. -The
covenant must indemnify the Local Trust Committee in respect of any fees or expenses it may
incur as a result of a breach of the covenant by the covenantor.

Siting Compliance

Every applicant for a rezoning, a development permit, a temporary use permit or a development
variance permit must provide a plan, sometimes referred to as a “survey certificate”, signed by a
B.C. Land Surveyor showing the location on the lot of all existing and proposed buildings,
structures and sewage absorption fields, in relation to lot and zone boundaries, watercourses,
wells and the sea, and in relation to other buildings on the lot, unless the Local Trust Committee
determines that the provision of such a plan is not reasonably necessary to establish whether
the proposed buildings, structures comply with the siting requirements of this or any other
Bylaw.

Severability

If any section, subsection, sentence, clause, phrase, plan, map, diagram, table, schedule, or
other graphic material or any part thereof of this bylaw-Bylaw is for any reason held to be invalid
by the decision of any Court of competent jurisdiction, the invalid portion shall be severed and
the decision that it is invalid shall not affect the validity of the remainder.

PART 3 GENERAL REGULATIONS

3.1 Uses Permitted in All Zones
(1) In addition to uses permitted in specific zones, the following uses are permitted in all zones:

(a) Public service uses;

(b) Emergency heliports;

(c) Conservation areas, including ecological reserves and other habitat reserves and parks
but excluding playgrounds and playing fields; and

(d) Air and marine navigation aids.

3.2 Uses Prohibited in All Zones
(1) For certainty, the following uses, buildings and structures are prohibited in all zones, except
where expressly permitted in Part 8:

(a) The use of a boat, vessel, or structure over water as a residence for more than four
consecutive weeks or more than 90 days in any calendar year, except where expressly
permitted;

(b)  The use of the surface of the water for the mooring or berthing of float camps;

(c) The use of an accessory building or structure as a dwelling unit;
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(d)

(e)

(f)
(g)
(h)
(i)
()

(o)
(p)

(a)
(r)

(s)
(t)
(u)

v)

Overnight accommodation in tents or recreational vehicles accessory to or in association
with vacation home rental use-;

Amusement parks, shooting ranges, water slides, go cart tracks, and commercial golf
courses;

Fin fish aquaculture in any water zone;
Commercial kennels;

Airports other than float plane bases;
Heliports;

Wharves and breakwaters except those operated by government and those operated
for commercial purposes;

Disposal of effluent from pumping out sewerage facilities on to land;
Disposal of sewage by marine outfall;
Disposal or storage of toxic or hazardous waste;

Storage of waste and sale of salvage material unless expressly permitted in Part 8 of this
Bylaw;

Wrecking or storage of derelict automobiles, vessels or mechanical equipment;-

The rental or sale of personal watercraft, all-terrain vehicles, gas powered scooters or
off-road motorcycles;

Water utility lines connecting any one island to another island or the mainland;

Wind generators in any water zone and wind generators intended to provide power to
an island other than the island on which the structures are located;

Casinos;
Any use of a shipping container unless screened;

The use of a well for the extraction of ground water for transportation off the lot from
which it is extracted, except where permitted through zoning regulations or Temporary
Use Permit;

Commercial raising of domestic animals or poultry on lots having an area less than 1.0
hectare;

(w)  Exterior lights that illuminate surrounding properties or a highways;.

INFORMATION NOTE: uses-Uses that are not permitted in this Bylaw may be considered upon
application for a Temporary Use Permit in accordance with Official Community Plan policies and
regulations in this Bylaw pertaining to Temporary Use Permits.

33 Siting and Setback Regulations

(1) The setback regulations set out in this Bylaw do not apply to any permitted sign or fence that
does not exceed 2.0 metres in height.

(2) No building or structure may be located within 15.0 metres of, nor less than 1.5 metres above,
the natural boundary of any lake, watercourse or the sea.

Hornby Island Land Use Bylaw No. 150, 2014 — Schedule A Page 16

304



(3)

(4)

(5)

(6)
7)

(8)

(9)

(10)

3.4
(1)

()

3)
(4)
(5)

Despite Subsection 3.3(2) no buildings or structures may be located within 30.0 metres of Ford
Creek or Beulah Creek or wetlands shown on Schedule D.

Where fill is used to achieve the elevation required in Subsection 3.3(2), no portion of the fill
slope may be less than 15.0 metres from the natural boundary and the face of the fill slope must
be adequately protected against erosion by floodwaters.

No buiIdingM structure may be located within 15.0 metres of the edge of any cliff, unless the
owner provides to the Islands Trust a certification signed by a professional engineer with
experience in geotechnical engineering that the siting of the building or structure is safe, in
which case the minimum distance is 10.0 metres.

All pit toilets must be set back at least 15.0 metres from all lot lines.

Feeding troughs, manure piles, buildings and structures for housing animals and sewage
disposal fields must be set back at least 30.0 metres from any well or from the natural boundary
of any lake, watercourse or the sea.

The keeping of livestock or birds and the siting of buildings or structures used for housing
livestock or poultry is prohibited within 15.0 metres of the natural boundary of any lake,
watercourse or the sea.

Feeding troughs, manure piles and buildings and structures for housing animals must be set
back at least 15.0 metres from all lot lines.

Buildings and structures used for the commercial growing of mushrooms, the commercial raising
of livestock or more than 100 birds must be set back at least 30.0 metres from any highway, lot
line, and the natural boundary of any lake, watercourse or the sea.

Height Regulations

Buildings and structures other than agricultural buildings and structures must not exceed a
height of 8.0 metres.

Buildings and structures, other than agricultural buildings and structures, located within 100.0
metres of the natural boundary of the sea must not exceed a height of 7.0 metres.

Accessory buildings and structures must not exceed a height of 6.0 metres.
Agricultural buildings and structures must not exceed a height of 10.0 metres.

The height limits set out in this section do not apply to any radio or television antenna, flag pole,
lighting pole, utility pole, water storage tank or wind turbine.

INFORMATION NOTE: Applications for development variance permits to vary the setback or height
requirements of this Bylaw can be considered by the Local Trust Committee.

3.5 Accessory Uses, Buildings and Structures

(1) Unless a building is attached to a principal building by a structure having walls, roof, and a floor,
it is for the purposes of this Bylaw deemed not to be part of the principal building, but is
deemed to be an accessory building or structure.
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(2) The floor area occupied by a cistern used for domestic water or irrigation purposes is excluded
from the calculation of the floor area of any accessory building or structure.
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3.6

Home Occupation Regulations

Prohibited Uses

(1)

Only the uses expressly permitted in Subseetions—subsections 3.6(3), 3.6(9), 3.6(11) and

3.6(292)] inclusive are permitted as home occupations. -Without limiting the generality of the [Commented [ID5]: Added; Correction.

foregoing the following uses are prohibited as home occupations:
(a) restaurant, food take-out service;

(b
(c) salvage, junk or incineration business;
(d

(e

retail store;

chemical manufacturing;

storage of toxic or flammable materials other than for use in small quantities in carrying
out a home occupation;

(f) winery involving a lounge other than on ALR land;
(g) extraction and sale or delivery of groundwater;

(h

high-pressure cleaning, laundry, laundromat, shower or bathing facility or other activity
that involves the use of groundwater as a primary element of the home occupation or that
causes total domestic water use to exceed- 350 litres per day;

(i) any activity that creates vibration, glare, fumes, odours, electrical interference or any other
nuisance ordinarily detectable off the lot on which the home occupation is operated; and

(j) any activity that is prohibited elsewhere in this bylawBylaw.

Limited Home Occupations

()

(3)

(4)

(5)
(6)
7

Subsections 3.6(3) to 3.6(7) inclusive apply to home occupations conducted on lots less than 0.1
hectare in area.

The following uses, and no other uses, are permitted as home occupations:
(a) Artand craft studios not open to the public;
(b) Professional office;
(c) Mail order business;.

The maximum total combined floor area of all home occupations conducted on the lot is 40%
pereent of the total combined floor area of the dwelling unit and accessory buildings, up to a
maximum of 65 square metres.

The home occupations must be conducted wholly within a principal dwelling unit.
The home occupations must be operated solely by residents of the property.

The noise level created by a home occupation on the lot must not be detectable at the lot line.

Basic Home Occupations Tier 1

(8)

Subsection 3.6(9) applies to home occupations conducted on lots of 0.1 hectare or larger and
less than 0.4 hectares in area.
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(9)

The following uses (including uses permitted in the Limited Home Occupations), and no other
uses, are permitted as home occupations:

(a) Home occupation uses listed in Subsection 3.6(3);
(b) Bed and breakfast;
(c) Artand craft studios, including incidental sales;

(d) Personal service, including incidental sales.

Basic Home Occupations Tier 2

(10)

(11)

(12)
(13)

(14)
(15)

(16)

Subsections |3.6(9Q) to 3.6(}8@)\ inclusive apply to home occupations conducted on lots of 0.1
hectare or larger and less than 2.0 hectares in area.

The following uses;, including uses permitted in the Limited Home Occupation and Basic Home
Occupations Tier ?_-mh and no other uses, are permitted as home occupations:

(a) Home occupation uses listed in Subsection 3.6(3);
(b) Bed and breakfast;

(c) Artand craft studios, including incidental sales;

(d

(e) Day care;

Personal service, including incidental sales;

(f) Manufacture, assembly and repair of goods, including incidental sales;

(g) Welding shops, including incidental sales;

(h

Trades persons offices, including incidental sales;
(i) Sales distributorship;
(j) Sale of arts and crafts produced on the property, including incidental sales;
(k) Rental of un-motorized boats, and kayaks;
(I) Rental of bicycles and tools;
(m) Food processing and catering;
(n) Teaching classes limited to crafts, trades or arts;
(o) sates-Sales of products grown or produced on the lot.
A maximum of two home occupations are permitted per lot.

The home occupations must be conducted wholly within a principal dwelling unit or an
accessory building.

Despite bubsection 3.6(1—1§)L kilns-ar€, daycare play areas and storage, may be outdoors.

Outdoor uses permitted in @ubsection 3.6(%2&)\ must be screened from adjacent lots and public
rights-of-way with a vegetation screen or solid fence pursuant to Section 3.9 and 3.10.

The outdoor area that may be used for a home occupation is limited to:
(a) a combined maximum of 105 square metres for a kiln and daycare play area;

(b) a combined maximum of 10%-pereent of the total lot area up to a maximum of 500 square
metres for storage associated with home occupations.
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(17)

(18)
(19)

(20)

The maximum total combined floor area of all home occupations conducted on the lot is 40%
pereent of the total combined floor area of the dwelling unit and accessory buildings, up to a
maximum of 80 square metres.

The home occupations must be operated by residents of the property.

The maximum number of employees, other than residents of the lot, permitted at any time is 2
full-time equivalents per lot.

The noise level created by a home occupation on the lot, must not be detectable at the lot line.

Extended Home Occupations

(21)

(22)

(23)
(24)

(25)

(26)

(27)

(28)
(29)

(30)

Subsections [3.6(292) to 3.6(28@)] inclusive apply to home occupations conducted on lots of 2.0
hectares or larger in area.

The following uses; including the uses permitted in the lower tiers; and no other uses, are
permitted as home occupations on lots of 2.0 hectares or larger:

(a) Home occupation uses listed in subsections 3.6(3) and 3.6(9);

(b) Teaching classes for teaching crafts, trades or arts;

(c) Vehicle and boat repair, including incidental sales;

(d) Storage facilities for personal property, including incidental sales;

(e) Sawmilling, on lots larger than 4.0 hahectares, including incidental sales;
(f)  Winery with outdoor picnicking, including incidental sales.

A maximum of two home occupations are permitted per dwelling.

The home occupations may be conducted within a principal dwelling unit, an accessory building
or outdoors.

Outdoor uses permitted in Subsection| 3.6(22) must be screened from adjacent lots and public
rights-of-way with a vegetation screen or solid fence pursuant to \§ection 3.9 and Seet—ien—3.10)-).

The outdoor area that may be used for a home occupation is limited to:
L(g)l_a combined maximum of 105 square metres; plus

Ma combined maximum of 10%-pereent of the total lot area up to a maximum of 500 square
metres for storage associated with home occupations.

The maximum total combined floor area of all home occupations conducted on the lot is 40%
pereent of the total combined floor area of the dwelling unit and accessory buildings, up to a
maximum of 150 square metres.

The home occupations must be operated by residents of the property.

The maximum number of employees, other than residents of the lot, permitted at any time is 6
full-time equivalents per lot.

The noise level created by a home occupation on the lot, must not be detectable at the lot line.

General Regulations

(31)

Subsections [3.6(392) ho 3.6(36) inclusive apply to home occupations on any size lot.
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(32) A dwelling unit that is used for a home occupation must be occupied as a residence.

(33) The home occupation must not use or store flammable or toxic materials involved in the home
occupation within a dwelling unit and storage of such materials must comply with any applicable
provincial regulations and guidelines.

(34) If a home occupation involves the use or storage of substances that may contaminate ground or
surface water, a containment system must be in place to ensure that the substances do not
come into contact with the ground.

INFORMATION NOTE: -The operator of a home occupation must comply with all applicable
regulations of the Province of British Columbia, the Vancouver Island Health Authority and the
Comox Valley Regional District with respect to buildings, public health, noise, air quality, safety,
water quality and environmental protection.

(35) No changes must be made to the residential appearance of the property other than permitted
signage, required provision for parking and permitted outdoor storage and activities that comply
with screening regulations.

(36) The storage and display of items for sale that are incidental to the home occupation must not
take up more than 10% of the area used for the home occupation.

Bed and Breakfast

(37) Where a bed and breakfast home occupation is permitted in any zone subsections 3.6(38) to \3.6
(39£)| inclusive apply.

(38) The operator of the bed and breakfast home occupation must:
(a) provide only temporary accommodation for the travelling public;

(b) use only rooms that are located in the dwelling unit in which the home occupation is
operated, for the accommodation of the travelling public;

(c) provide no more than two beds per bedroom; and
(d) serve breakfast meals to guests who have been accommodated overnight.

(39) Bed and breakfast home occupations are not permitted on lots with areas of less than 0.1
hectares.

(40) The number of bedrooms used to accommodate the travelling public in a bed and breakfast
home occupation must not exceed:

(a) oneif the lotis 0.25 hectares or less in area;
(b) two if the lot is greater than 0.25 hectares and 1.0 hectare -or less in area;
(c) three if the lot is greater than 1.0 hectare in area.

(41)  On lots designated as Aquifer IA on Schedule D2 of the Hornby Island Official Community Plan
Bylaw No. 149, bed and breakfast use is permitted provided that an authorized person as
defined in the Sewage System Regulations under the Public Health Act has stated in writing to
the Islands Trust that the sewage disposal system to which the building accommodating the
proposed bed and breakfast use is connected to is capable of providing adequate sewage
treatment for residential use and for the proposed bed and breakfast use.
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3.7
(1)

()

3.8
(1)

Vacation Home Rental Uses
Vacation home rental uses must be in accordance with the following limitations:

(a) A dwelling unit may only be occupied by paying guests during the months of May, June,
July, August and September.

(b) Despite article 3.7(1)(a), on any lot permitted two dwelling units, one dwelling unit may
be occupied by paying guests at any time, provided that an owner or tenant is resident
in a second lawful dwelling unit on the lot during the vacation home rental occupancy.

(c) During any period of seven consecutive days a dwelling unit may be occupied by only
one guest or guest party.

Information Note: The following information is not part of the byew—Bylaw and is for
information purposes only. Regulation 3. 7.1|(bg)\ permits the use of a vacation home rental for a
period of less than seven days (for example a three night rental). As an example, the regulation
does not permit a vacation rental unit to be rented for three days to one group and then three
days to a different group during that same seven day period. Limiting rental turnover within a
seven day rental period in a dwelling is important in helping maintain the rural residential
character of Hornby’s neighbourhoods, while allowing vacation home rental use to occur in a
dwelling.

(d) A dwelling used for vacation home rental use shall not be used to accommodate more
than two beds per bedroom or more than three bedrooms if the lot on which the
dwelling is located has an area of less than ene-1.0 hectare, or more than four bedrooms
if the lot has an area of ere-1.0 hectare or more.

(e) A vacation home rental use shall not alter the residential character or appearance of the
lot in which the vacation home rental use is located, with the exception of required
parking spaces and -the sign required in Section 3.7, which may be posted only when a
vacation home rental is occurring.

(f) On lots designated as Aquifer 1A on Schedule D2 of the Hornby Island Official Community
Plan Bylaw No. 149, vacation home rental use is permitted provided that an authorized
person as defined in the Sewage System Regulations under the Public Health Act has
stated in writing to the Islands Trust that the sewage disposal system to which the
building accommodating the proposed vacation home rental use is connected to is
capable of providing adequate sewage treatment for residential use and for the
proposed vacation home rental use.

A sign must be posted on the premises of each vacation home rental use while the use is
occurring, clearly legible from a public road, indicating contact information including the name
and telephone number of the owner of the premises or an agent of the owner who is reasonably
available to deal with any impacts of the rental use on neighbouring premises.

Secondary suitesSuites

Where a secondary suite is permitted in Part 8 of this Bylaw, the suite must:
(a) be authorized by a sitingSiting and use-Use permitPermit;

(b) meet all requirements of the British Columbia Building Code;

(c) contain at least one bedroom and bathroom, a separate kitchen and living area;
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()

(3)

3.9

(1)

()
3.10

(1)

()

(d) be allocated at least one off-street parking area on the same lot, in addition to any
parking requirements for the principle dwelling unit;

(e) be located wholly within the principle residential dwelling;
(f) be occupied by the owner or residential tenant; and
(g) be limited in size to 40% of the floor area of the principal dwelling unit to a maximum

floor area of 90 m?square metres.

Where a secondary suite is permitted in Part 8 of this Bylaw, an authorized person as defined in
the Sewage System Regulations under the Public Health Act must state in writing to the Islands
Trust that the sewage disposal system to which the building accommodating the secondary suite
is connected to is capable of providing adequate sewage treatment for the principal dwelling
and secondary suite.

Despite Part 8 of this Bylaw, a secondary suite is not a permitted use in a dwelling on any lot
within the hith-y—‘My_Jdeveloped — high vulnerability aquifer designation as shown on
Schedule D2 of the Hornby Island Official Community Plan Bylaw No. 149.

[Fences

Within the setbacks from any lot line as prescribed in Part 8 of this Bylaw, the maximum height
of a fence is 2.0 metres and, elsewhere, the maximum height of a fence is 3.0 metres.

The provision of a landscape screen is exempted from subseetion-Section 3.7.
Screening

Screening must be provided in the form of a wood fence of sound construction or evergreen
native vegetation, of a sufficient height to provide a complete and year-round visual screen
between the uses being separated:

a) where materials, tools, equipment, containers or finished products of a home occupation,
commercial or industrial use are stored outside a building or enclosed structure or where
the use is carried out outdoors, by the owner of the lot on which the storage or use is
occurring and on that lot, to screen the outdoor storage area or use from adjacent lots
and highways;

b)  where an industrial use is adjacent to a commercial or residential use, by the owner of the
lot on which the industrial use is located and on that lot, to screen the industrial use from
the commercial or residential use;

c) where a commercial use is adjacent to a residential use, by the owner of the lot on which
the commercial use is located and on that lot, to screen the commercial use from the
residential use;

d)  where five or more motor vehicle parking spaces are required by this bylaw-Bylaw to be
provided, or where one or more derelict vehicles are parked or stored on a lot, by the
owner of the lot on which the parking spaces or vehicles are located, to screen the
vehicles from any adjacent highway and from any adjacent residential use; and

Subsection [w(l)‘ need not be complied with if the use or parking area is completely screened
year round from view from the adjacent highway or use or lot, as the case may be, by evergreen
native vegetation at least two metres high, but those requirements must be complied with if the
native vegetation is removed or damaged such that it no longer provides a complete screen.
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3.11

Temporary Dwelling

MA recreational vehicle, mobile home, caravan, travel trailer or existing structure may be used as a
temporary dwelling while a principal dwelling unit is under construction provided that:

(a) A siting and use permit has been issued for the principal dwelling unit;
(b) The period of occupancy of the temporary dwelling does not exceed 365 days-;

(c) The temporary dwelling is sited to permit direct discharge of effluent into an approved
sewage disposal system; and

(d) On completion and occupancy of the principal dwelling unit, the recreational vehicle,
mobile home, caravan, travel trailer or existing structure is not used as a dwelling.

INFORMATION NOTE: Information guides and application forms for Siting and Use Permits can be found
on the Hornby Island webpage under “Land Use Planning- Application Guides & Forms” on the Islands
Trust website: (http.//www.islandstrust.bc.ca/islands/local-trust-areas/hornby.aspx)

3.12  Derelict Vehicles and Mechanical Equipment

(1) No parcel shall be used for the wrecking or storage of derelict automobiles, vessels or
mechanical equipment.

3.13  Use of Common Property

(1) Land comprising the common property in a strata plan is not a lot for the purposes of the

provisions of this Bylaw permitting dwellings in respect of IotsH

3.14 Lots Divided by a Zone Boundary

(1) If a lot is divided by one or more zone boundaries, the density permitted, including lot coverage,
must be calculated by reference to the areas of the portions of the lot lying within each zone,
and dwellings may only be constructed on any portion of the lot if, and to the extent that, the
density and siting regulations for that portion are complied with.

(2) Despite Subsection 3.14(1), if one of the portions of the lot is in the Agricultural (A1) zone, the
dwelling permitted in respect of that portion of the lot may be sited on another portion of the
lot.
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PART 4 SIGN REGULATIONS

4.1 Permitted Signs
(1) Freestanding and facia signs affixed to a building or structure are permitted in accordance with
Table 4.-6 and all other signs are prohibited.
4.2 Prohibited Signs
(1) Despite Section 4.1, the following types of freestanding and fascia signs are prohibited:
(a) internally illuminated, blinking, backlit, and neon signs;
(b) signs with moving parts;
(c) signs that are designed to make noise;
(d) third party signs;
(e) signs painted on a natural rock face;
(f) signs illuminated by a floodlight or spotlight;
(g) signs that project over a highway or other public property; and
(h) signs that are sited or otherwise placed in a location seaward of the natural boundary of
the sea.
4.3 Exempt Signs
(1) The following signs are exempt from the regulations in this part:
(@) directional, traffic control, informational, interpretive and navigational signs sited and
maintained by a public authority, agency or their authorized agents;
(b) warning signs such as private property signs prohibiting trespassing, vehicles, overnight
camping or hunting, subject to the sign not exceeding 1.0 square metre in area;
(©) signs of duly nominated candidates for public office, provided that the signs are
removed within 14 days after the date of the election;
(d) real estate signs located on a property that is for sale, subject to the sign not exceeding
1.0 square metre in area, provided that the signs are removed within 14 days after the
sale of the property;
(e) temporary notices posted for less than 60 days; and
() ta-in the marieulture-Mariculture (M3) zone, up to two signs each not exceeding 0.5_m?
square _metre in area per water lot lease or license area indicating the type of
mariculture being carried out on the lease or license.
4.4 Siting and Height
(1) A sign permitted in this part may be located anywhere on the property including within a
required front yard or exterior side yard setback area.
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4.5
(1)

4.6
(1)

Obsolete Signs

Any sign which has become obsolete because of the discontinuance of the business, service or
activity which it advertises must be removed within 30 days after the sign becomes obsolete.

Sign Number and Area

Every sign, except those exempted in Section 4.3, must comply with Table 4.6.

Zone/Use

Vacation Home

Table 4.6: Sign Number and Area

Number of Signs Permitted for each
Lot, Premises or Use

1 per lot or vacation home rental use

Maximum Total Sign Area
Permitted for Each Lot, Premises
or Use

15 centimetres by 30 centimetres

Rental Use

R1, R2, R3, R4, 1 per lot or home occupation 1.0m?
Al, A2, A3, A4 1 per home occupation 1.0 m?
C1,C2,C3,C4,C5, | 1peruse 4.0 m?
Ce,C7,C8

EP1, WS None n/a
P1, P2 None n/a
-PU 1 per use 4.0 m?
M1, M2, M3, M4, 1 per tenure n/a

M5
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PART 5 PARKING REGULATIONS

5.1 Location

(1) All required off-road parking spaces shall be located on the lot on which the use or occupancy in
respect of which they are required is located, or on a lot within 100 metres, with appropriate
zoning.

(2) In the case of a parking space for the disabledpersons with disabilities, it shall be located at the
closest point as is practical to the main entrance to any building containing the use for which the

parking space is required.

5.2 Design Standards

(1) Each parking space shall be accessible to a highway via a manoeuvring aisle not less than 7.5
metres in width in the case of 90 degree parking; 5.5 metres in width in the case of 60 degree
parking; and 3.5 metres in width in the case of 45 degree and parallel parking; and no parking
space may abut a highway such that the use of the parking space necessitates reversing a motor
vehicle from or onto the highway. -If a parking space is accessible directly from a lane the
combined length of the parking space and width of the lane shall be at least 12.5 metres.

(2) Parking spaces shall be at least 2.5 metres in width and 5.5 metres in length, exclusive of
manoeuvring aisles, and have unobstructed vertical clearance of at least 2 metres. -Parallel
parking spaces shall notwithstanding the foregoing have a length of 7.5 metres.

(3) Where more than four parking spaces are provided, other than on a residential lot, the parking
area must have a hard, permeable, durable surface such as interlocking bricks or well packed
gravel that does not produce dust.

(4) Parking spaces in setback areas must not cover more than 40% of that area.

(5) No parking area may have a gradient in any direction of more than 10%.

5.3 Calculation

(1) Where more than one use is located on a lot, the total number of parking spaces required is the
sum of the requirements for the uses calculated separately.

(2) Where a particular use is not specifically listed in Table 5.4, the number of parking spaces
required for the most similar listed use applies.

(3) Where the number of spaces required includes a fraction, the owner or occupier must provide
the next highest whole number of parking spaces.

5.4 Number of Off-Street Parking Spaces

(1) Every owner of land must provide and maintain on the lot off-road vehicle parking spaces in
accordance with Table 5.4.
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Table 5.4 : Number of Off-Street Parking Spaces

Use of Building or Lot

1. dwelling unit

Minimum Number of
Parking Spaces

2 per dwelling unit

Minimum
Number of
Bicycle Parking

Spaces (1 rack

must secure a

minimum of 4
bicycles)

n/a

2. secondary suite

1 per secondary suite

n/a

3. restaurant, pub, cafe

1 per 2 seats

Greaterof 1or 1

Greateroflor 1l

home occupation and
vacation home rental
use

guest accommodation

per 50 parking per 50 parking
spaces spaces
4. bed and breakfast 1 per bedroom used for n/a n/a

5. service stations and

4 plus 2 per service bay

Greaterof 1 or 1

Greateroflor1l

for visitors

per 50 parking
spaces

fire halls or fire truck bay per 50 parking per 50 parking
spaces spaces
6. school 1 per employee plus 10 Greaterof 1 or 1 Greateroflor1l

per 50 parking
spaces

7. marinas and boat
ramps

1 per 3 berths and 4 per
boat ramp or hoist

Greaterof 1or1
per 50 parking
spaces

Greaterof lor 1
per 50 parking
spaces

8. hotel, motel, lodge,
resort

1 per visitor
accommodation unit

Greaterof 1or 1
per 50 parking
spaces

Greateroflorl
per 50 parking
spaces

9. community housing

1 per dwelling unit

n/a

n/a

10. home occupation
other than a bed and
breakfast

1 per two employees plus
the number required for
the relevant commercial
or industrial use

n/a

n/a

11. community hall,

1 per 4 seats of meeting

Greaterof 1 or 1

Greateroflor 1

church, social hall assembly room per 50 parking per 50 parking
maximum seating spaces spaces
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Use of Building or Lot Minimum Number of Minimum
Parking Spaces Number of

Bicycle Parking

Spaces (1 rack

must secure a

minimum of 4
bicycles)

Commented [JD24]: Amended to align with provincial

language.
capacity

12. industry, equipment | 1 per 40 m? of floor area | Greaterof1or1 Greateroflor1l
storage, building per 50 parking per 50 parking
material supply, spaces spaces
warehouse

13. retail, financial 1 per 20 m? of floor area | Greaterof 1 or 1 Greaterof lor 1
service, personal per 50 parking per 50 parking
service, office, post spaces spaces
office, library, bakery,
museum
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PART 6 SUBDIVISION REGULATIONS

6.1

(1

()

6.2
(1)

6.3
(1)

Lot Area Calculations

Subdivisions shall comply with the minimum and minimum average lot area regulations set out
in Part 8. -For the purposes of this bytawBylaw, the average lot area is the sum of the areas of
the proposed lots divided by the number of proposed lots. Where there is no minimum average
lot area specified in the zone the minimum lot area shall be considered the minimum average
lot area.

If an owner of land being subdivided dedicates as parkland more than 5%-pereent of the land
being subdivided, the area greater than 5%—percent may, for the purpose of determining
compliance with minimum average lot area regulations set out in Part 8, be included in the total
area of lots being created.

Exemptions from Average and Minimum Lot Area Requirements
The minimum and average lot sizes areas specified in this bytaw-Bylaw do not apply:

(a) where the lot is being created for the purpose of accommodating unattended
equipment necessary for the operation of a community water or sewer system,
telephone exchange, electrical substation, or similar public service facility, and the use
of the lot will generate no sewage;

(b) where the lot being created is to be used solely for park use or natural open space or
conservation purposes provided that a covenant is granted that restricts the use of the
lot to that purpose;

(c) where a lot is created by the consolidation of two or more lots; or
(d) to the adjustment of boundaries between lots provided that:

(i) the area of any lot would not be increased to an extent that it could be
subdivided into more lots than would be permitted under this Bylaw without
the boundary adjustment; and

(ii) the area of the new lot is not less than the minimum lot area specified for that
zone; or

(iii) the area of the new lot is not less than the existing minimum lot area; and

(iv) the total number of lots after the boundary adjustment is no more than the
total number of lots before the boundary adjustment.

Covenants Prohibiting Further Subdivision and Development

If a proposed subdivision is to yield the maximum number of lots permitted by the applicable
minimum and average lot areas specified in Part 8, and one or more of the lots being created
has an area equal to or greater than twice the applicable minimum average lot area, the
applicant shall grant a covenant in respect of every such lot, prohibiting further subdivision of
the lot and prohibiting construction, erection, or occupancy on the lot of more than the
applicable zone’s permitted number of residential dwelling units and accessory buildings.
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()

(3)

6.4
(1)

()

6.5
(1)

6.6
(1)

()

If a subdivision is proposed that yields fewer than the maximum number of lots permitted by
the applicable minimum and minimum average lot areas specified by this bytawBylaw, and:

(a) one or more of the lots being created has an area equal to or greater than twice the
applicable minimum average lot area; and

(b) one or more of the lots being created has an area less than the applicable minimum
average lot area the applicant shall grant a covenant in respect of every lot prohibiting:

(i) the subdivision of the lot so as to create a greater total number of lots by
subdivision and re-subdivision of the original lot than would have been created
had the first subdivision created the maximum number of lots permitted by the
applicable minimum and minimum average lot areas specified by this
bylawBylaw; and

(ii) the construction, erection, or occupancy on the lot of residential dwelling units
and accessory buildings so as to create greater density of such development on
the original lot than would have been created had the original lot been
developed to the greatest density permitted by this bylaw—Bylaw without
subdivision.

If the approval of a bare land strata plan would create common property on which this Bylaw
would permit the construction of a residential dwelling unit, if the common property were a lot,
the applicant shall grant a covenant in respect of the common property prohibiting the further
subdivision of the common property, the construction of any residential dwelling unit on the
common property, and the disposition of the common property separately from the strata lots.

Boundary Adjustment Subdivisions

A boundary adjustment subdivision is prohibited if it would result in the increase of the area of
any lot to the point where the new lots created could together be subdivided into more lots
than would be permitted under this bylaw-Bylaw without the boundary adjustment.

A boundary adjustment subdivision resulting in a lot lying in two or more zones is prohibited,
except where all of the lots being subdivided are located in two or more zones.

Section Mﬂﬁ‘subdivisions (Residence for a Relative)

No lot having an area less than 8 hectares may be subdivided pursuant to the Local Government
Act to provide a residence for the relative of the owner unless the lot is entirely within the
Agricultural Land Reserve.

Lot Frontage and Lot Shape

The frontage on a highway of any lot in a proposed subdivision and having highway frontage
shall be at least 10% of its perimeter, unless exempted by the Local Trust Committee pursuant
to the Local Government Act.

No lot in a proposed subdivision may have a depth greater than three times its width, excluding
the width of any panhandle access strip.
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(3) If a proposed panhandle lot is not capable of being further subdivided under this byawBylaw,
the minimum width of the access strip at any point is 10.0 metres.

(4) If a proposed panhandle lot is capable of being further subdivided under this byawBylaw, the
minimum width of the access strip at any point is 20.0 metres.

6.7 Split Zoned Lots

(1) The creation of additional lots lying within two or more zones is prohibited.

6.8 Split or Hooked Lots

(1) No additional lot which is divided into two or more portions by a highway or another lot may be
created by subdivision.

6.9 Double Frontage Lots

(1) No additional lot having frontage on more than one highway other than a corner lot may be
created by subdivision.

6.4—1[& Highway Standards

Information Note: For information on road standards see the Letter of Agreement between the Islands
Trust and the Ministry of Transportation and Infrastructure, dated October 20, 1992 and as subsequently
amended July 18, 1996.

6.1211] Water Supply Standards

Information Note: For information on water quantity (volume) and quality (potability) requirements for
proposed lots served by individual wells, contact the Provincial Approving Officer, Ministry of
Transportation and Infrastructure, and for proposed lots served by a community water system contact
the Vancouver Island Health Authority.

6.1312 Onsite Disposal

Information Note: All uses of property which produce waste water require the installation of a waste
disposal system installed in compliance with the Sewerage System Regulation. -Contact the Vancouver
Island Health Authority for information.
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PART 7 ESTABLISHMENT OF ZONES

7.1
(1)

Division into Zones

The Hornby Island Local Trust Area is divided into the following zones, the geographic
boundaries of which are as shown on the Zoning Map designated as Schedule B and the

regulations for which are set out in Part 8.

Zone Name Zone Abbreviation

Residential 1 — Small Lot

Residential 2 — Large Lot Residential .......cccccoveereiiiieiniiiieesieee e R2
Residential 3 — Community HOUSING .........eeeeiviieiiiiie e e e R3
Residential 4 — FOrest .......occvvviiiiiiiiiiiniicicnicnc e R4
AGFICUITUIE L.ttt ettt ettt ettt st e sabeesanee s Al
Agriculture 2 — Agricultural/Land Co-0perative .......ccccevvveerieescveesveesnens A2
Agriculture 3 — Agricultural/Land Co-0perative.........ccceeeeeeeveeeveesveeeneens A3
Agriculture 4 — Agricultural/Land Co-0perative.......coccveeeeeeevenevenieeieeeeenenn A4
Commercial 1 — Service Station Commercial..........cccocovviiiiiiiiiiiiininnnns c1
Commercial 2 — Retail Limited Commercial .........cccoovviiiiiininiiiiinies c2
Commercial 3 — Comprehensive Commercial ........ccccveeveiiieeencieeeciieeeenns C3
Commercial 4 = RESOM......ccocuiiiiiiiiiiiiiiciiicc e c4
Commercial 5= ReSOIt .....cceceiiiiiiiiiiiiiiic C5
Commercial 6 = RESOM .......coiiiiiriiiieiiiieeeece e C6
Commercial 7 — CampPgroUnd ........occuueeerruieeenniiieeeeniieeesnireeessneeeessineeeenns c7
Commercial 8 = CampPgrouNd .........ccuueeeeriieeeeiiiieeeciieeeeeiee e e eeeae e e evaee e c8
Ecosystem Management/Groundwater Recharge .........ccccceevvveecveennreenen. EP1
Water Supply Protection Area.........cceevviiiieeiiiiiiiiniiciiccree e WS
PUDBIIC Park.....ccooiiiiiiiic P1
Public Park Undeveloped .........ccoiuvieeiiciiiie e eeree e svee e svee e e P2
PUDBIIC USE ..ttt PU
Marine CoNSErvation ........ccccciiiiiiiiiiiiiiiiiee e M1
Maring Park .......cccocvuiiiiiiiiiiiicic M2

Hornby Island Land Use Bylaw No. 150, 2014 — Schedule A

Page 34

322



Marine Service

IMIAFICUITUTE vttt e e s se e e e sbreeesnnbneeesnneee M3

IVIATTNE ACCESS.ceiiiieiiiiiiiiiieete e et e e e ettt e e e e e e e s atba e e e e e e e e e s s sanarabeaeeeeeens M4

Marine Private MOOIAgEe ....cccoiiieiiiiiiiiiiieiee ettt e e M6

7.2 Zone Boundaries

(1)  Where a zone boundary on Schedule “B“B coincides with a lot line, the lot line is the zone
boundary.

(2)  Where a zone boundary is shown on Schedule “B“B as following any highway, right-of-way or
stream, the centre line of such highway, right-of-way, or stream is the zone boundary.

(3) Where land-based and water-based zone boundaries shown on Schedule “B“B coincide, the
zone boundary shall be the surveyed lot line as shown on the most recent plan registered in
the Land Title Office, and where there is no such plan the natural boundary of the sea is the
zone boundary.

(4)  Where a zone boundary shown on Schedule “B“B does not follow a legally defined line and no
dimensions are shown by which the boundary could otherwise be located, the location of the
boundary must be determined by scaling from Schedule “B“B and in that case the zone
boundary is the midpoint of the line delineating the zone boundary.

(5)  Where two or more regulations within this bylaw—Bylaw conflict, the more restrictive
regulation shall apply.
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PART 8 ZONE REGULATIONS

8.1

Residential 1 — Small Lot (R1) Zone (Galleon Beach, Shingle Spit, Sandpiper, Whaling
Station Bay/Anderson Drive and portion of Klaver Lot)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) residential use of a dwelling;

(b) residential use of a recreational vehicle;

(c) accessory uses, buildings and structures, including but not limited to home occupations;
and

(d) vacation home rental use.

Permitted Buildings, Structures and Density

()

3)

The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of one residential dwelling unit or recreational vehicle used for a residential
use per lot; and

(b) accessory buildings and structures.

Lot coverage must not exceed 10% of any lot having an area of 1.0 hectare or more, nor 15% of
any lot having an area of less than 1.0 hectare.

Siting and Size

(4)

(5)
(6)

The minimum setback for any building or structure or recreational vehicle used for a residential
use, except for a fence or pump/utility house shall be:

(a) 8.0 metres from a front lot line;

(b) 8.0 metres from a rear lot line, or 6.0 metres in the case of a lot having an area less than
4000 m?;

(c) 6.0 metres from any interior side lot line, or 3.0 metres in the case of a lot having an

area less than 4000 m?; and

(d) 8.0 metres from any exterior side lot line, or 6.0 metres in the case of a lot having an
area less than 4000 m2,

The floor area of a residential dwelling unit must not exceed 200 m2.

The total combined floor area of all accessory buildings on a lot must not exceed 100 m2.

Subdivision Lot Area Requirements

7

No lot may be created by subdivision that has a lot area of less than 1.0 hectare.
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Site Specific Regulations

(8) The following table denotes locations where, despite or in addition to the regulations in this
Section, specific regulations apply. In the first column, the zone abbreviation and the lower-case
letter refer to the notation on the zoning map. The second column describes the location where
the specific regulations set out in column three apply:

Site- Location Site Specific Regulations
Specific Description
Zone
R1(a) Whaling Station Despite subsection-Subsection 8.1.5 of this Bylaw, the floor
Bay/Anderson area of a residential dwelling unit must not exceed 150 m?,
Drive and portion | however if a rain water catchment and storage system
of Lot 11, Section | capable of storing 1155 litres of potable water and supplying
9, Hornby Island, | it to the residential dwelling unit is maintained on the same
Nanaimo District, | lot, the floor area of the residential dwelling unit must not
Plan 25736; PID- | exceed 200 m?.
002-659-026
R1(b) Shingle Spit 1. Despite swbseetion-Subsection 8.1.2 of this Bylaw:
Residences a) a maximum of one residential dwelling unit is permitted
for each 0.24 hectares of lot area;
b) a maximum of 12 residential dwelling units are permitted
per lot;
¢) amaximum of one accessory building is permitted per lot
not exceeding 8 m? in floor area.
2. Despite subsection-Subsection 8.1(4) (c) of this Bylaw, the
minimum setback for any building or structure, except for a
fence or pump/utility house shall be 3.0 metres from an
interior side lot line.
3. Despite subsection-Subsection 8.1(5) of this Bylaw, the
floor area of a residential dwelling unit must not exceed 186
m2
4. Despite subsection-Subsection 8.1(7) of this Bylaw, land in
the R1(b) zone may not be subdivided.
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8.2 Residential 2 — Large Lot (R2) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a)
(b)
(c)
(d)
(e)
(ef)

(f2)

(gh)

residential use of a dwelling;

residential use of a recreational vehicle;

secondary suite in a dwelling on lots 2.0 hectares or larger;

horticulture accessory to a principal residential use;

agriculture accessory to a principal residential use on lots 2.0 hectares or larger;
silviculture accessory to a principal residential use on lots 2.0 hectares or larger;

accessory uses, buildings and structures, including but not limited to home occupations;
and

vacation home rental use.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a)

a maximum of one residential dwelling unit per lot having an area less than 4.0
hectares;

(b) a maximum of two dwelling units per lot having an area of 4.0 hectares or larger; and
(c) accessory buildings and structures.
(3) Lot coverage must not exceed 10% of any lot having an area of 1.0 hectare or more, nor 15% of

any lot having an area of less than 1.0 hectare.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:

(a)

8.0 metres from a front lot line;

(b) 8.0 metres from a rear lot line;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(5) The floor area of a residential dwelling unit must not exceed 300 m2.
(6) The total combined floor area of all accessory buildings on a lot must not exceed 200 m2.

Subdivision Lot Area Requirements
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(7) No lot may be created by subdivision that has a lot area less than 1.0 hectares.

(8) No subdivision plan may be approved unless the lots created by the subdivision have an average
area of at least 2.0 hectares.

Other Regulations

(9) Despite Subsection 8.2(8), for lots where two legal dwellings are permitted, the minimum [Commented [ID30]: Added for consistency.

average lot area must be greater than 4.0 hectares.
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8.3

Residential 3 - Community Housing (R3) Zone (Elder Housing)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) community housing;
(b) residential use of a dwelling; and
(c) accessory uses, buildings and structures.

Permitted Buildings, Structures and Density

()

(3)

The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of one residential dwelling unit per lot;

(b) a maximum of six community housing dwelling units per 1.0 hectare of lot area to a
maximum of 20 community housing dwelling units per lot;

(c) accessory buildings and structures;
(d) a maximum of one accessory community facility; and
(e) a maximum of one accessory building per residential dwelling unit and one accessory

building per dwelling unit in a community housing development.

Lot coverage must not exceed 10-% of any lot having an area of 1.0 hectare or more, nor 15% of
any lot having an area less than 1.0 hectare.

Siting and Size

(4)

(5)
(6)
(7)
(8)
9)

The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:

(a) 8.0 metres from a front lot line;

(b) 8.0 metres from a rear lot line;

(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

The floor area of a residential dwelling unit must not exceed 150 m2.

The floor area of a dwelling unit in a community housing development must not exceed 150 m?2.
The floor area of an accessory community facility must not exceed 200 m2,

The floor area of an accessory building must not exceed 8.0 m2.

The total combined floor area of all accessory buildings on a lot, excluding the 200 m? permitted
for the accessory community facility, must not exceed 150 m2,

Subdivision Lot Area Requirements
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(10) Land in the R3 zone may not be subdivided.

8.3A Residential 3A — Community Housing (R3A) Zone (ISLA)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a)
(b)
(c)
(d)
(e)

residential use of a dwelling;
community housing;
attached housing;

live/work studios; and

accessory uses including but not limited to home occupations.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a)

a maximum of five community housing dwelling units per 1.0 hectare of lot area to a
maximum of 30 community housing dwelling units per lot;

(b) a maximum of four live/work studios per lot;
(c) accessory buildings and structures;
(d) a maximum of one accessory community facility; and
(e) a maximum of one accessory building per community dwelling unit .
(3) Lot coverage must not exceed 10-% of any lot having an area of 1.0 hectare or more than_15% of

any lot having an area less than 1.0 hectare.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:

(a)

8.0 metres from a front lot line;

(b) 8.0 metres from a rear lot line;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(5) The floor area of a dwelling unit, including a live/work studio, in a community housing

development must not exceed 150 m?.

(6) The floor area of an accessory community facility must not exceed 200 m2,
(7) The floor area of an accessory building must not exceed 10.0 m2.
Hornby Island Land Use Bylaw No. 150, 2014 — Schedule A Page 41

329



(8) The total combined floor area of all accessory buildings on a lot, including the 200 m? permitted
for the accessory community facility, must not exceed 500 m2,
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8.4 Residential 4 — Forest (R4) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a)
(b)
(c)
(d)
(e)
(f)

(8)

residential use of a dwelling;

secondary suite in a dwelling on lots 2.0 hectares or larger;

horticulture accessory to a principal residential use;

agriculture accessory to a principal residential use on lots 2.0 hectares or larger;
silviculture accessory to a principal residential use on lots 2.0 hectares or larger;

accessory uses, buildings and structures including but not limited to home occupations;
and

vacation home rental use.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a)

a maximum of one residential dwelling unit per lot having an area less than 4.0
hectares;

(b) a maximum of two residential dwelling units per lot having an area of 4.0 hectares or
greater; and
(c) accessory buildings and structures.
(3) Lot coverage must not exceed 5%.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:

(a)

8.0 metres from a front lot line;

(b) 8.0 metres from a rear lot line;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(5) The floor area of a residential dwelling unit must not exceed 300 m2.
(6) The total floor area of all accessory buildings on a lot must not exceed 100 m? per residential

dwelling unit.

Subdivision Lot Area Requirements

(7) No lot may be created by subdivision that has a lot area of less than 4.0 hectares.
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(8) No subdivision plan may be approved unless the lots created by the subdivision have an average
area of 16.0 hectares or greater.

8.5 Agriculture 1 (A1) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:
(a) residential use of a dwelling;
(b) agriculture;
(c) silviculture;
(d) secondary suite in a dwelling on lots 2.0 hectares or larger;
(e) accessory uses, including but not limited to home occupations; and
(f) vacation home rental use.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of one dwelling unit per lot having an area less than 4.0 hectares;
(b) a maximum of two dwelling units per lot having an area of 4.0 hectares or greater; and

(c) accessory buildings and structures.

INFORMATION NOTE: /t is necessary to comply with Agriculture Land Commission Regulations regarding
second dwellings, for those properties within the Agricultural Land Reserve. ALC approvals may be
required for second dwellings and secondary suites in addition to compliance with Section 3.8 of this
bylaw.

(3) Lot coverage must not exceed 10-% of any lot having an area of 1.0 hectare or more, nor 15% of
any lot having an area less than 1.0 hectare.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:
(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot line;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
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(5) The total combined floor area of all accessory buildings on a lot, excluding buildings exclusively
devoted to agricultural use, must not exceed 200 m2.

Subdivision Lot Area Requirements

(6) No lot may be created by subdivision that has a lot area less than 16.0 hectares.

Agricultural Land Reserve Farm Use Regulations
(7) Where land is in the Provincial Agricultural Land Reserve, farm use is a permitted use, and

(a) the maximum floor area for retail sales ancillary to a British Columbia licensed winery or
cidery use is 20.0 square metres.

(b) the maximum floor area for a food and beverage service lounge ancillary to a British
Columbia licensed winery or cidery use is 20.0 square metres.

(c) an indoor or outdoor food and beverage lounge ancillary to a British Columbia licensed
winery or cidery is limited to the hours of operation of 10:00 a.m. to 8:00 p.m.

(8) Where land is in the Provincial Agricultural Land Reserve, non-farm uses permitted by this Bylaw
within a zone are permitted only:

(a) if also approved by the Provincial Agricultural Land Commission by written order and
only to the extent provided by the written order;-; or

(b) if also permitted by the %gricultural Land Reserve Use,—Subdivision—and—Procedure
Regulation[and only to the extent permitted by this Bylaw.

(9) Land uses which are permitted in the Agricultural Land Reserve unless otherwise prohibited by a
local government bylaw are permitted to the extent permitted in the lAgricuIturaI Land Reserve
USEMM‘,—SMA&@OH—GH@—P-FO&QMEHR@&HJ&“OH, except as follows:

(a) operation of a temporary saw mill is limited to the milling of timber harvested from the
lot on the lot by a portable sawmill.
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8.6 Agriculture 2 — Agricultural/Residential (A2) Zone (Shire Property)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) residential use of a dwelling;

(b) secondary suite;

(c) agriculture; and

(d) accessory uses, buildings and structures including but not limited to home occupations.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:
(a) a maximum of 12 residential dwelling units per lot;
(b) a maximum of one accessory building per residential dwelling unit.

(3) Lot coverage must not exceed 5-% of any lot having an area of 1.0 hectare or more, nor 15% of

any lot having an area less than 1.0 hectare.

Siting and Size

(@6) The minimum setback for any building or structure, except for a fence or pump/utility house [Commented [ID33]: Correction to numbering.

shall be:

(a) 8.0 metres from a front lot line;

(b) 8.0 metres from a rear lot line;

(c) 8.0 metres from any interior side lot line; and

(d) 8.0 metres from any exterior side lot line.

(E]J) The floor area of a residential dwelling unit must not exceed 300 m2. [Commented [ID34]: Correction to numbering.

(@) The floor area of an accessory building must not exceed 100 m2. [Commented [ID35]: Correction to numbering.

Subdivision Lot Area Requirements

(|7P) Land in the A2 zone may not be subdivided. [Commented [ID36]: Correction to numbering.
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8.7 Agriculture 3 - Agriculture/Residential (A3) Zone (Syzygy)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) residential use of a dwelling;

(b) agriculture;

(c) silviculture;

(d) secondary suite; and

(e) accessory uses, buildings and structures including but not limited to home occupations.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of 11 residential dwelling units; and
(b) accessory buildings and structures.

(3) Lot coverage must not exceed 10%.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:

(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot line;
(c) 6.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(5) The floor area of a residential dwelling unit must not exceed 300 m2.

(6) The floor area of an accessory building must not exceed 200 m2.

Subdivision Lot Area Requirements

(7) Land in the A3 zone may not be subdivided.

(8) The following table denotes locations where, despite or in addition to the regulations in this
Section, specific regulations apply. In the first column, the zone abbreviation and the lower-case
letter refer to the notation on the zoning map. The second column describes the location where
the specific regulations cited in column three apply:
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Site- General Location Description Site Specific Regulations

Specific
Zone

A3-(a) THE SOUTH 1/2 OF THE SOUTH EAST Despite |Subsection }8.7(2)(3) of this [Commented [ID37]: Added for consistency.
1/4 OF SECTION 15, HORNBY ISLAND, Bylaw, a maximum of three residential
NANAIMO DISTRICT; dwelling units are permitted in the
PID 009-649-417 A3(a) zone.
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8.8

Agriculture 4 — Agricultural/Residential (A4) Zone (Downes Point Land Holdings Ltd.)

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) residential use of a dwelling;
(b) secondary suite; and
(c) agriculture; and

(d) accessory uses, buildings and structures including but not limited to home occupations.

Permitted Buildings, Structures and Density

()

(3)

The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of nine residential dwelling units per lot;
(b) a maximum of one accessory building per residential dwelling unit.

Lot coverage must not exceed 5-% of any lot having an area of 1.0 hectare or more, nor 15% of
any lot having an area less than 1.0 hectare.

Siting and Size

(4)

(5)
(6)

The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:

(a) 8.0 metres from a front lot line;

(b) 8.0 metres from a rear lot line;

(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

The floor area of a residential dwelling unit must not exceed 300 m2.

The floor area of an accessory building must not exceed 50 m2.

Subdivision Lot Area Requirements

7
(8)

Land in the A4 zone may not be subdivided.

The following table denotes locations where, despite or in addition to the regulations in this
Section, specific regulations apply. -In the first column, the zone abbreviation and the lower-case
letter refer to the notation on the zoning map. -The second column describes the location where
the specific regulations cited in column three apply:
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Site- General Location Description Site Specific Regulations

Specific
Zone

THE SOUTH 1/2 OF SECTION 1, HORNBY | Despite Subsection }8.8(2)(3) of this [Commented [ID38]: Added for consistency.

ISLAND, NANAIMO DISTRICT, EXCEPT Bylaw, a maximum of one residential
PARCEL A (DD 1117791) AND EXCEPT dwelling unit is permitted in the A4(a)
THOSE PARTS IN PLANS 13495 AND zone.

19601;

PID 009-655-123
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8.9 Commercial 1 — Retail (C1) Zone (Co-op and Service Station)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:
(a) retail;
(b) restaurant;
(c) service station;
(d) personal service; and
(e) office.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:
(a) accessory buildings and structures; and
(b) a maximum of one service station per lot.

(3) Lot coverage must not exceed 40%.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:
(a) 6.0 metres from a front lot line;
(b) 6.0 metres from a rear lot line;
(c) 3.0 metres from any interior side lot line; and
(d) 6.0 metres from any exterior side lot line.

Subdivision Lot Area Requirements

(5) No lot may be created by subdivision that has a lot area of less than 1.0 hectares.
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8.10 Commercial 2 — Limited Commercial (C2) Zone (Syzygy-Cardboard House Bakery)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) restaurant;
(b) bakery; and

(c) sale of crafts accessory to a restaurant or bakery use.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures.

Siting and Size

(3) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:
(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot line;
(c) 6.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(4) The floor area of a restaurant must not exceed 46 m2.
(5) The total seating capacity of a restaurant, including both indoor and outdoor seating must not
exceed 20 seats.
(6) The total floor area of a bakery must not exceed 46 m?.
(7) The total floor area for accessory buildings located on a C2 zoned area must not exceed 41 m?2,
(8) Despite Section 3.4 of this Bylaw, accessory buildings or structures located on a C2 zoned area

must not exceed a height of 5.0 metres or one storey.

Subdivision Lot Area Requirements

(9) Land in the C2 zone may not be subdivided.
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8.11 Commercial 3 — Comprehensive Commercial (C3) Zone
(Hornby Island Resort —Thatch)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) retail;

(b) pub;

(c) restaurant;

(d) office;

(e) accessory uses including visitor accommodation units{aeeesser—y—te—a—us&;

(f) residential use of visitor accommodation units, provided the visitor accommodation unit

constitutes only one dwelling unit; and

(g) residential use.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) a maximum of 15 visitor accommodation units;

(b) a maximum of one accessory residential dwelling unit attached to a building used for a
pub or restaurant.

(3) Lot coverage must not exceed 40-%.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:
(a) 6.0 metres from a front lot line;
(b) 6.0 metres from a rear lot line;
(c) 3.0 metres from any interior side lot line; and
(d) 6.0 metres from any exterior side lot line.

(5) Despite Subsection| 3.3(2), the setback for a restaurant/pub shall be 0.0 metres from the natural
boundary of the sea.

(6) The maximum floor area of each visitor accommodation unit and any accessory dwelling unit
shall be 93 m2,

(7) The minimum seating capacity of a pub shall be fifty (50) indoor seats.
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(8) The maximum floor area of all buildings including the area of any accessory dwelling unit and
excluding the floor area of visitor accommodation units shall not exceed 465 m?.

Subdivision Lot Area Requirements

(9) Land in the C3 zone may not be subdivided.

Site—Specific Regulations

(10) The following table denotes locations where, despite or in addition to the regulations in this
Section, specific regulations apply. In the first column, the zone abbreviation and the lower-case
letter refer to the notation on the zoning map.- The second column describes the location where
the specific regulations cited in column three apply:

Site-Specific Location Description
Zone

C3(a)

Portion of LOT 1 SECTION 4 A
TOWNSHIP HORNBY NANAIMO
DISTRICT PLAN EPP20609

1.

2.

Site Specific Regulations

Despite |Subsection|8.11(1), the

only permitted use is parking.

Despite |Subsection|8.11(2), no

buildings or structures are
permitted.

[Commented [ID41]: Added for consistency.

[ Commented [JD42]: Added for consistency.
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8.12 Commercial 4 — Resort (C4) Zone (Sea Breeze)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:
(a) visitor accommodation;
(b) restaurant;
(c) retail and personal service; and
(d) residential use accessory to visitor accommodation:; and
(e) campground.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:
(a) accessory buildings and structures;
(b) a maximum of five visitor accommodation units are permitted for each 1.0 hectare of lot
area, to a maximum of twenty visitor accommodation units per lot;
(c) a maximum of ten camp spaces; and -
(d) a maximum of one residential dwelling unit is permitted per lot;-and.

(3) Lot coverage must not exceed 10-% of any lot having an area of 1.0 hectare or more, nor 15% of
any lot having an area less than 1.0 hectare.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:

(a) 8.0 metres from a front lot line;

(b) 6.0 metres from a rear lot line;

(c) 3.0 metres from any interior side lot line; and

(d) 8.0 metres from any exterior side lot line.
(5) The floor area of a visitor accommodation unit must not exceed 80 m?.
(6) The floor area of a restaurant must not exceed 150 m?,

(7) The total floor area for accessory buildings must not exceed 100 m? per lot.

Conditions of Use

(8) Camping spaces must not be improved with concrete pads or dividers or water, sewage or
electricity connections and campgrounds must not be illuminated with electric lights.

(9) Each camping space must accommodate not more than one vehicle.
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(10) Camping spaces may not be used by the same occupants for a period of more than four
consecutive weeks.

Subdivision Lot Area Requirements

(11) The minimum lot area is 4.0 hectares.
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8.13 Commercial 5 — Comprehensive Commercial -(C5) Zone (Ford Cove:)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) visitor accommodation;

(b) restaurant;

(c) -retail;

(d) liquid fuel sales for boats; and
(e) accessory residential.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures;
(b) a maximum of one accessory residential dwelling unit is permitted per lot; and
(c) a maximum of six visitor accommodation units are permitted per lot.;and

(3) Lot coverage must not exceed 40%.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:
(a) 6.0 metres from a front lot line;
(b) 6.0 metres from a rear lot line;
(c) 3.0 metres from any interior side lot line; and
(d) 6.0 metres from any exterior side lot line.
(5) The floor area of a residential dwelling unit must not exceed 150 m2.
(6) The floor area of a visitor accommodation unit must not exceed 80 m2.
(7) The floor area of a restaurant must not exceed 46 m? per lot.
(8) The floor area of a retail stores must not exceed 46 m? per lot.
(9) The total floor area for accessory buildings must not exceed 100 m? per lot.

Subdivision Lot Area Requirements

(14@]) The minimum lot area is 1.0 hectare.
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8.14 Commercial 6 — Resort -(C6) Zone (Dive Lodge)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) visitor accommodation; and
(b) residential use accessory to visitor accommodation.
Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures;

(b) a maximum of one visitor accommodation lodge per lot not exceeding 12 visitor
accommodation units; and

(c) a maximum of one accessory residential dwelling unit per lot.

(3) Lot coverage must not exceed 40-%.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:

(a) 6.0 metres from a front lot line;

(b) 6.0 metres from a rear lot line;

(c) 3.0 metres from any interior side lot line; and

(d) 6.0 metres from any exterior side lot line.
(5) The total floor area of a visitor accommodation lodge must not exceed 325 m?,
(6) The total floor area for accessory buildings must not exceed 100 m? per lot.

(7) The floor area of a residential dwelling unit must not exceed 150 m2,

Subdivision Lot Area Requirements

(8) The minimum lot area is 1.0 hectare.
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8.15 Commercial 7 — Campground (C7) Zone (Tribune Bay)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) campground;
(b) accessory retail sales of camping supplies; and

(c) residential use accessory to campground use.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures;
(b) a maximum of 120 camping spaces in the C7 zone; and
(c) a maximum of one accessory residential dwelling unit in the C7 zone.
(3) Lot coverage must not exceed 10-% of any lot having an area of 1.0 hectare or more, nor 15% of

any lot having an area less than 1.0 hectare.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:

(a) 8.0 metres from a front lot line;
(b) 6.0 metres from a rear lot line;
(c) 3.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(5) Camping spaces must be setback 15.0 metres from all lot lines.
(6) The total floor area for accessory buildings must not exceed 100 m? per lot.

(7) The total floor area of the accessory residential dwelling unit must not exceed 150 m?.

Conditions of Use

(8) Camping spaces must not be improved with concrete pads or dividers or water, sewage or
electricity connections and campgrounds must not be illuminated with electric lights.

(9) Each camping space must accommodate not more than one vehicle.

(10) Camping spaces may not be used by the same occupants for a period of more than four
consecutive weeks.

Subdivision Lot Area Requirements

Hornby Island Land Use Bylaw No. 150, 2014 — Schedule A Page 59

347



(11)  The minimum lot area is 4.0 hectares.
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8.16 Commercial 8 — Campground (C8) Zone (Ford Cove)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) campground.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures; and
(b) eight camping spaces per lot.

(3) Lot coverage must not exceed 10-% of any lot having an area of 1.0 hectare or more, nor 15% of
any lot having an area less than 1.0 hectare.

Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:

(a) 8.0 metres from a front lot line;
(b) 6.0 metres from a rear lot line;
(c) 3.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(5) Camping spaces must be setback a minimum of 15.0 metres from all lot lines.

(6) The total floor area for accessory buildings must not exceed 50 m? per lot.

Conditions of Use

(7) Camping spaces must not be improved with concrete pads or dividers or water, sewage or
electricity connections and campgrounds must not be illuminated with electric lights.

(8) Each camping space must accommodate not more than one vehicle.

(9) Camping spaces may not be used by the same occupants for a period of more than four

consecutive weeks.

Subdivision Lot Area Requirements

(10) Land in the C8 zone may not be subdivided.
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8.17 Ecosystem Protection/Groundwater Recharge (EP1) Zone (Mount Geoffrey)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) low impact recreation; and

(b) sustainable ecosystem management.

Permitted Buildings, Structures and Density

(2) No buildings or structures may be constructed or erected.

Subdivision Lot Area Requirements

(3) Land in the EP1 zone may not be subdivided.
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8.18 Water Supply Protection Area (WS) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) water collection, storage and distribution.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) accessory buildings and structures.

Siting and Size
(3) Buildings and structures must be set back 6.0 metres from all lot lines.

(4) The total floor area of accessory buildings on a lot must not exceed 30 m?.

Subdivision Lot Area Requirements

(5) The minimum lot area is 1.0 hectares.

Site—Specific Regulations

(6) The following table denotes locations where, despite or in addition to the regulations in this
Section, specific regulations apply. In the first column, the zone abbreviation and the lower-case
letter refer to the notation on the zoning map. The second column describes the location where
the specific regulations cited in column three apply:

Site-Specific Site Specific Regulations
Zone

WS(a) Portion of Let-LOT 11, Sectien Despite |Subsection |8.18(2) above, no [Commented [ID44]: Added for consistency.
SECTION 9, Hernby-HORNBY buildings or structure are permitted on
1slandISLAND, Nanaime this portion of the lot.

NANAIMO BistrietDISTRICT, Plan
PLAN 25736; PID 002-659-026

8.19  Public Park 1 (P1) Zone (Tribune Bay) [Formatted: Font: (Default) Calibri

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:
(a) low impact public recreation and education.
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Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:
(a) one public education building; and
(b) other buildings and structures necessary for park and outdoor education use.
Siting and Size
(3) The minimum setback for any building or structure shall be:
(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot line;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(4) The floor area for a public education building must not exceed 186m?2.

Subdivision Lot Area Requirements

(5) Land in the P1 zone may not be subdivided.
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8.20 Public Park 2 — Undeveloped (P2) Park Zone (Mount Geoffrey Regional Nature,
Helliwell, Mount Geoffrey Escarpment and Toby, Norris Islets)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) low impact public recreation and education; and

(b) accessory uses.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) pit toilets; and
(b) benches.

Siting and Size

(3) The minimum setback for any building or structure shall be:
(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot line;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.

Subdivision Lot Area Requirements

(4) Land in the P2 zone may not be subdivided.
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8.21 Public Use (PU) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this Section and Part 3,
and all other uses are prohibited:

(a) fire hall;

(b) office of a non-profit society;
(c) community facility;

(d) public use facility;

(e) community trades and services;
(f) art galleries;

(g) theatre;

(h) police station;

(i) health clinic;

(i4) museum;

(k) school;

(1 public recreation facility;
(m) library;

(n) farmer’s market;

(o) recycling depot;

(p) accessory uses including accessory residential;
(a) radio station;

(r) community housing;

(s) hostel; and

(t) cemetery.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) buildings and structure for the principal permitted uses;

(b) a maximum of one accessory residential dwelling unit is permitted per lot and a
maximum of two accessory residential dwelling units are permitted on a lot on which
there is a police station; and

(c) accessory buildings and structures.

(3) Lot coverage must not exceed 10% of any lot having an area of 1.0 hectare or more, nor 15% of
any lot having an area of less than 1.0 hectare.
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Siting and Size

(4) The minimum setback for any building or structure, except for a fence or pump/utility house
shall be:
(a) 8.0 metres from a front lot line;
(b) 8.0 metres from a rear lot line;
(c) 8.0 metres from any interior side lot line; and
(d) 8.0 metres from any exterior side lot line.
(5) The floor area of an accessory residential dwelling unit must not exceed 150 m2,
(6) The total combined floor area of all accessory buildings on a lot must not exceed 100 m?.

Conditions of Use

(7) In this zone the sale of alcoholic beverages in a public recreation facility building shall be limited
to “Special Occasion” liquor licences only.

Subdivision Lot Area Requirements

(8) The minimum lot area is 1.0 hectare.

Site—Specific Regulations

(9) The following table denotes locations where, despite or in addition to the regulations in this
Section, specific regulations apply. In the first column, the zone abbreviation and the lower-case
letter refer to the notation on the zoning map. The second column describes the specific
regulations that apply:

Site-Specific Site Specific Regulations
Zone

PU(a) Despite Subsection|8.21(1), the only permitted uses are:
(a) Cemetery;
(b) Public utility storage yard;
(c) Highways maintenance yard; and
(d) Recycling depot.
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8.22 Marine Conservation (M1) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this section and the
general regulations, and all other uses are prohibited:

(a) private boat anchorage and moorage.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:
(a) mooring buoys, chains and anchors.

Hornby Island Land Use Bylaw No. 150, 2014 — Schedule A Page 68

356



8.23 Marine Park (M2) Zone

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this section and the
general regulations, and all other uses are prohibited:

(a) boat anchorage and moorage associated with park use.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) mooring buoys, chains and anchors.
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8.24 Mariculture (M3) Zone

BL155
02/2018

Permitted Uses

(1)

The following uses are permitted, subject to the regulations set out in this section and the
general regulations, and all other uses are prohibited:

(a) mariculture; and

(b) private boat anchorage and moorage.

Permitted Buildings, Structures and Density

()

The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) mooring buoys, chains and anchors;
(b) markers and signs identifying mariculture lease areas; and
(c) sacks holding molluscs.

Conditions of Use

(3)

Except as permitted in subseetion-Subsection 8.26-(2) of this Bylaw no building or structure of
any kind, including docks, floats, piers, wharves, breakwaters, fences or any other devices on or
embedded into the beach, nor any structure that would impede the free and ready access by
pedestrians across the beach are permitted.
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8.25 Marine Access (M4) Zone (Ferry landing, boat ramp and parking area)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this section and the
general regulations, and all other uses are prohibited:

(a) marine ferry terminal;
(b) boat launching anchorage and moorage; and

(c) mobile food or take out.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:
(a) mooring buoys, chains and anchors;
(b) Bbuildings and structures necessary for the loading and unloading of motor vehicles and
passengers from a marine ferry;
(c) boat ramps; and
(d) accessory buildings and structures.

Siting and Size

(3) The total combined floor area of all accessory buildings on a lot must not exceed 50 m2.
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8.26 Marine Service (M5) Zone (Ford Cove Dock-, Hornby Island Resort and Shingle Spit)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this section and the
general regulations, and all other uses are prohibited:
(a) marina;
(b) seaplane moorage and anchorage;
(c) government wharves and breakwaters;
(d) boat rentals and sales;
(e) fish buying, packing and sales, excluding Hornby Island Resort;
(f) marine fuel sales, excluding Hornby Island Resort; and
(g) residential use of moored vessels excepting Shingle Spit.

Permitted Buildings, Structures and Density

(2) The following buildings and structures are permitted, subject to the regulations set out in this
Section and Part 3, and all other buildings and structures are prohibited:

(a) floats, docks and wharves;
(b) breakwaters; and

(c) accessory buildings and structures.
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8.27 Marine Private Moorage (M6) Zone (High Salal)

Permitted Uses

(1) The following uses are permitted, subject to the regulations set out in this section and the
general regulations, and all other uses are prohibited:

(a) marine navigational aids; and

(b) private boat anchorage and moorage.

Permitted Buildings, Structures and Density

(2) A maximum of one float is permitted in the M6 zone and all other buildings and structures are
prohibited.
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PART 9 DEVELOPMENT PERMIT GUIDELINES

9.1 Develepment—PeFmit—Guideunes—fer—t-he—‘Commercial Centres (Retail and Visitor
Accommodations) Development Permit Area — Guidelines

Prior to undertaking any development, subdivision or land alteration, an owner of property within the
Commercial Centres (Retail and Visitor Accommodations) Development Permit area-Area shall apply to
the Hornby Island Local Trust Committee for a development permit. Development Permits issued in this
area should be in accordance with the following guidelines:

(1) The character of each development (including campgrounds) should be in keeping with the rural
environment and blend in with the aesthetic qualities of the natural surroundings.

(2) The form of the development should incorporate low, small-scale building designs with such
amenities as public walkways and outdoor open spaces for use by the public, and include
sufficient services.

(3) Natural vegetation and trees should be maintained for screening of parking and storage areas
and to enhance the privacy and rural flavour of public open spaces.

(4) In order to minimize light pollution to neighbouring properties, lighting should be softer and
lower than supplied by mercury vapour lighting towers, and alternatives that do not light up
adjacent private properties shall be required.

(5) Off-street automobile parking should be provided as required by Bbylaw and the Permit should
ensure that it is adequately screened and unobtrusive and, if possible, is located to the rear of
the parcel and away from public open spaces and eating places.

(6) Adequate convenient toilet and washroom facilities should be provided for the number of
customers anticipated.

(7) Clustering of businesses in order to share in the provision of parking, services, and public
facilities and open space should be encouraged.

(8) A landscape plan incorporating natural landscaping should be required.
(9) Neon or internally lit signs should not be permitted.
(10)  All buildings should be finished in natural products such as wood or brick.

(11)  On any lot where residential use is permitted the sequence of construction should be that
buildings to be used only for commercial purposes should be constructed prior to any
construction of any building that may accommodate residential use, with the exception that one
building to be used for commercial purposes that includes one dwelling unit may be
constructed, if authorized by zoning regulation, in any sequence of construction on the lot.

(12) Universal access design principles should be incorporated into the built environment to support
the provision of equitable access for all abilities.

9.2 \Development Permit Area No. 1 (DPA 1): Guidelines—for—the—Water Supply Protection_—
Guidelines i

Prior to undertaking any development, subdivision or land alteration, an owner of property within the
water-Water supply-Supply pretection-Protection development-Development permit-Permit area-Area
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shall apply to the Hornby Island Local Trust Committee for a development permit. Development Permits
issued in this area should be in accordance with the following guidelines:

(1)

()

3)

(4)

(5)

9.3

Before any residential development is permitted on a new lot created by subdivision there
should be a “filing” of an on-site waste disposal plan, in compliance with the Sewerage System
Regulation and provisions for water catchment and storage in the development plans.

All development that takes place within this Development Permit Area should be done in a way
that minimizes the degradation of water quality in surrounding wells.

If the applicant proposes to or does remove vegetatienvegetation, then a plan proposed by a
professional engineer or biologist with expertise in the area of ground water conservation
should be provided setting out any potential impact of the proposed development, together
with any protection measures that could be included, including vegetation or trees to be
planted, to control storm water drainage, and works should be constructed or natural features
should be enhanced or restored to protect stormwater quality.

If a proposed land subdivision is to create additional new lots within this Development Permit
Area, then any new lots, roads, building sites, septic fields and driveways should be located and
constructed in a way that protects the quality of drinking water supplied from surrounding wells.

If any development or alteration of land is proposed for Lot 11, Plan 25736, protection measures
and drainage works should be specified and implemented, to ensure that surface water is
directed away from the wells on Lot A, Plan 19879 and Lot 19, Plan 23650. This would require a
ditch of sufficient capacity to carry the runoff and that it not pass within 30 metres of the
community well seepage trench as defined in the study prepared by Piteau— Associates
Engineering Ltd. dated October 25, 2002. This system should also ensure that the area around
the well on Lot 19, Plan 23650 is not flooded by any such development.

Z-ﬂDeveIopment Permit Area No. 2 (DPA 2): Community Service Use - Guidelines|

Prior to undertaking any development, subdivision or land alteration, an owner of property within the
eommunity-Community serviee-Service use-Use development-Development permit-Permit area-Area
shall apply to the Hornby Island Local Trust Committee for a development permit. Development Permits
issued in this area should be in accordance with the following guidelines:

(1)

()

(3)

Before any new development is permitted, there should be approval of a permitted sewage and
used water system.

A significant portion of the water required by a new development should be provided by a
rainwater catchment and storage system.

Any development involving activities that may utilize potential contaminants (such as, for
example, an automotive service operation) should

(a) include a containment system to ensure that no contaminant enters the ground, and

(b) comply with any applicable Provincial environmental standards and guidelines.

(4) A hydrology study may be required to identify any adverse impacts of a proposed development
upon the groundwater recharge function of the land or upon the quantity or quality of the
water resource of existing users.— Where such impacts are identified, measures should be
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required to mitigate the impacts before development is permitted.- A hydrology study will be
required where a proposed development involves significant removal of vegetation, significant
alteration of the ground, significant alteration of surface drainage, or significant use of

groundwater.
Exemptions:
(5) A Development Permit will not be required for additions to existing buildings or for accessory

buildings or other structures where the addition:
(a) Does not involve alteration of the ground;
(b) Does not involve any removal of vegetation; and

(c) Does not result in any additional activities or uses of the building or structure, or
increased levels of water or sewage use in the building or structure.

9.4 evelopmen erm GHHE R 6 Aate esou ote R etop erm
(DPA—B)lDevelopment Permit Area No. 3 (DPA 3): Water Resource Protection — Guidelines\

[ Commented [ID49]: Formatting for consistency.

Prior to undertaking any development, subdivision or land alteration, an owner of property within the
waterWater resouree-Resource pretection-Protection develeprmentDevelopment permit-Permit area
Area shall apply to the Hornby Island Local Trust Committee for a development permit. Development
Permits issued in this area should be in accordance with the following guidelines:

(1) If any vegetation is to be removed then protection measures should be provided including
vegetation or trees to be planted, to control storm water drainage and works should be
constructed or natural features should be enhanced or restored to protect surface water and
groundwater quality.

(2) Any new roads, building sites, driveways and septic fields should be located and constructed in a
way that will minimize interference with the hydrological regime (including the natural flow of
water on or below the surface of the land) and will not cause the deterioration of surface water
or groundwater quality on the subject land or adjacent lands.

Exemptions:

(3) A development permit will not be required for: accessory buildings or subdivisions where all of
the lots being created are greater than 4 hectares in area.

9.5

4-)JDeveIopment Permit Area No. 4 (DPA 4): Mt. Geoffrey Escarpment — Guidelines|

[Commented [ID50]: Formatting for consistency.

Prior to undertaking any development, subdivision or land alteration, an owner of property within the
Mt. Geoffrey Eescarpment Ddevelopment permit-Permit area-Area shall apply to the Hornby Island Local
Trust Committee for a development permit. Development Permits issued in these areas should be in
accordance with the following guidelines:

(1) No permanent buildings or structures should be permitted in the area subject to flooding or
sloughing.
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(3)

No septic tank or deposit field should be constructed in the portion of the site that drains into
the wetlands.

Alteration of the natural drainage of areas within the permit areas should be minimized and
scrutinized for impact and prohibited if such alteration would have a negative impact on the
area being protected.

(4) Where the Ministry of Environment_& Climate Change Strategy jhas requested it, vegetation
should be retained or planted to control erosion or protect banks.

(5) Areas of 30% slope or greater should remain free of development except in accordance with any
conditions contained in the Permit.

9.6 Development Permit Area No. b (DPA 6) | Riparian Areas — Guidelines

Prior to undertaking any development, subdivision or land alteration, an owner of property within the
Riparian Areas development-Development permit-Permit area-Area shall apply to the Hornby Island
Local Trust Committee for a development permit, unless the proposed activity is otherwise exempted by
Subsection 9.6.2.

9.6.1 Applicability

The following activities shall require a development permit whenever they occur within the
Development Permit Area, unless specifically exempted below:

a) Subdivision of land;

b) Construction of, addition to or alteration of a building or other structure;

c) Alteration of land;

d) Development as that term is defined in the Riparian Areas Regulation, BC Fish Protection
Act; and

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

INFORMATION NOTE-: The installation of a culvert and construction of a driveway access
from a Hhighway is exempt from the requirement to obtain a development permit.

A separate development permit, or additional development permit conditions in a single permit,
may be required or imposed if the development is occurring in another develepment
Development permit-Permit area-Area designated in this plan.

9.6.2 Exemptions

The following activities are exempt from any requirement for a development permit:

a) works undertaken by a local government or a body established by a local government;

b) for certainty, all uses that are not residential, commercial or industrial or accessory to
such a use;

c) interior or exterior alterations, renovations, maintenance, reconstruction or repair to a
pre-existing permanent building or structure to an extent that does not alter, extend or
otherwise increase the footprint;

d) repair or replacement of a septic field on the same spot;

Hornby Island Land Use Bylaw No. 150, 2014 — Schedule A Page 77

( commented [3D51]: Updated.

[Commented [ID52]: Added for consistency.

365



e)

f)

8)

h)

the removal of trees that have been examined by an arborist and certified to pose an
immediate threat to life or property;

Wuwith the exception of nesting trees protected under Section 34 of the Wildlife Act,
cutting of vegetation and trees more than 15.0 metersmetres from the stream’s high
water mark or the top of the ravine bank, provided the cutting is not a precursor to
development, the roots/stumps are left in the ground, and the cutting does not result in
land alteration;

gardening and yard maintenance activities, not involving the application of artificial
fertilizer, pesticides or herbicides, within a pre-existing landscaped area, including
mowing, pruning, planting, and minor soil disturbance that does not alter the general
contours of the land;

manual removal of invasive species and manual planting of native vegetation conducted
in accordance with best management practices;

pruning of not more than two trees in one growing season and that is conducted in
accordance with the standards and recommendations of the International Society of
Arboriculture, and that does not involve: the lift pruning of lower limbs to the extent
that the live crown ratio is less than 50%, the removal of more than 25% of the crown in
one growing season, topping, or the pruning or removal of a structural root within the
critical root zone;

ecological restoration or enhancement projects undertaken or authorized by a public
body;

changes in or about a stream authorized under Section 9 of the lWater Sustainability Act1;

work that is authorized by Fisheries and Oceans Canada by permit under Section 35 of
the Fisheries Act;

emergency procedures to prevent, control or reduce immediate threats to life or
property including:

i. emergency actions for flood-protection and erosion protection,

ii. clearing of an obstruction from a bridge or culvert or an obstruction to drainage
flow, and

iii. repairs to bridges and safety fences carried out in accordance with the |Water
Sustainability Ac¢

n) farm operations as defined in the Farm Practices Protection (Right to Farm) Act and farm
uses as defined in Seeheﬂ—z-(—z-)lm of the Agricoltoraltand ReservetseSubdivision,
emd—l#eeedu-ﬁe—ReguJeHeﬂ%gncultural Land Reserve Use Regulation| and horticulture as
defined in the Hornby Island Land Use Bylaw -1—7—7-‘@,

0) The construction of a fence if no native trees are removed and the disturbance of native
vegetation is restricted to 0.5 meters-metres on either side of the fence, or 1.5 meters
metres on either side of the fence in agricultural areas;

p) The construction of a private trail if all of the following apply;

i. The trail is 1.0 setermetre wide or less;,
ii. No native trees are removed;,
iii. The surface of the trail is pervious (for example, soil, gravel or wood chips),
iv. The trail is designed to prevent soil erosion where slopes occur;, and
v. Where the trail parallels the stream, the trail is more than 5.0 meters-metres
away from the high water mark of a stream;
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q) Disturbance of soils more than 15.0 meters-metres from the stream’s high water mark
or the top of the ravine bank if the total area of soil disturbance is less than 5.0 meters
metres squared; and

r) The constructing of a small accessory building such as a pump house, gazebo, garden
shed or playhouse more than 15.0 meters-metres from the stream’s high watermark or
the top of the ravine bank if the building is located within an existing landscaped area
and the total area of small accessory building is less than 10.0 seters-metres squared;

s) Any development more than 8.0 metres-metres from a stream that is a roadside ditch
which does not contain instream habitat for fish according to the Stream identification
Identification Reports prepared for Hornby Island by Madrone Environmental Services
(January 2014) and Mimulus Biological Consultants (March 2012).

Information-NoteINFORMATION NOTE: For best management practices on manual removal of
invasive species and planting of native vegetation, property owners should contact organizations
such as the Invasive Species Council of British Columbia and the Coastal Invasive Species
Committee.

Information-NeteINFORMATION NOTE: Some activities not listed here that are regulated under
other provincial or federal legislation may not require a development permit.

9.6.3 Guidelines

Prior to undertaking any development activities within the Riparian Areas DPA an owner of
property shall apply to the Local Trust Committee for a development permit, and the following
guidelines apply:

a) In general, all development in this DPA should be undertaken in a manner that
minimizes impact on and that restores or maintains the proper functioning condition of
the riparian area, water bodies and ecosystems. -Where a Qualified Environmental
Professional (QEP) or other professional has made recommendations for mitigation
measures, enhancement or restoration in order to lessen impacts on the riparian area
and ecosystems, the Local Trust Committee 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 and ecosystems is consistent with the measures and
recommendations described in the report.

b) The development permit should not allow any development activities, including the
storage or application of pesticides and other chemicals for non-essential cosmetic
purposes, to take place within any Streamside Protection and Enhancement Area (SPEA)
identified by the QEP or riparian buffer recommended by another professional adjacent
to a non-RAR applicable watercourse, lake or wetland, and the owner should be
required to implement a plan for protecting the SPEA or riparian buffer over the long
term through measures that may be implemented as conditions of the development
permit.

¢) Where the QEP or other professional’s report describes an area as suitable for
development with special mitigating measures, the development permit should only
allow the development to occur in compliance with the measures described in the report.
Monitoring and regular reporting by a QEP or other professional at the applicant’s
expense may be required during construction and development phases, as specified in a
development permit.
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e[g]) If the nature of the proposed project within the DPA changes after the professional
report has been prepared such that it is reasonable to assume that the professional’s
assessment of the impact of the development may be affected, the Local Trust
Committee may require the applicant to have the professional update the assessment at
the applicant’s expense and BP—development permit conditions may be amended
accordingly.

ﬂg}) The Local Trust Committee may consider variances to subdivision or siting or size
regulations where the variance may result in enhanced protection of a SPEA, riparian
buffer or riparian ecosystem in compliance with recommendations of a professional’s
report.”

PART 10 TEMPORARY USE PERMIT AREAS

10.1 Temporary Use Permits

Section Qy@of the Local Government Act provides that temporary uses may be permitted in areas
designated in a zoning bylaw. Upon application by a property owner the Local Trust Committee can
issue a Temporary Use Permit through resolution. The permit can allow a use not permitted by the land
use bylaw, the conditions of use and the time period. Temporary Use Permits can be issued for a term
up to three years and may be renewed one time only.

10.2  Objectives

The objectives of this subsection are:
(1) to consider allowing a temporary event as per petiey-OCP Policy 6.5.1.10;

(2) to allow for a period of evaluation of new commercial ventures that do not involve significant
new development prior to an application for rezoning as per OCP peliey-Policy 6.5.1.10;

(3) to allow particular uses for a period of time to enable impacts to be assessed before any further
permitting of the use as per OCP peliey-Policy 6.5.1.10;

(4) to consider allowing transport of ground water off a lot where the water is extracted as per OCP
pohey-Policy 5.1.4;

(5) to consider allowing temporary seasonal or emergency accommodations as per OCP policies

6.3.5.18 and 6.3.5.19;

(6) to consider allowing detached housing for a relative or caregiver of occupants of the residence
as per OCP peliey-Policy 6.3.5.14 in association with a housing agreement or by such other
means as are available to encourage occupancy by a relative or caregiver;

(7) to consider allowing temporary non-agricultural uses on land within the Agricultural Land
Reserve or on land used for agriculture where there is minimal negative impact upon the
agricultural land values and where applicable approval has been received from the Agricultural
Land Commission as per OCP petiey-Policy 6.4.2.5;
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(3)

(4)

(5)

(6)

(8)

(9)

to allow light industrial home occupations that require a more rigorous permitting process than
provided for under land use regulations for extended home occupations as per OCP petiey-Policy
6.5.5.9; and

to allow vacation home rental use that does not comply with limitations imposed by land use
regulation.

10.3  Guidelines

(1)

Upon application, Temporary Use Permits may be considered for all parcels of land within the
Hornby Island Local Trust Area, with the following exclusions:

a) properties less than one quarter of a hectare except when the -application is for vacation
home rental use;;

b) land zoned as public park, ecosystem management area or water supply protection, as
shown on Schedule B;; and

c) a parcel identified as an environmentally sensitive area, as shown on Schedule D1 or D2
of the Hornby Island Official Community Plan Bylaw No. 149, unless information is
provided to illustrate that the proposed land use does not negatively impact the
environmentally sensitive features.

Applications for Temporary Use Permits may be referred to the Advisory Planning Commission
which may be requested to provide an opportunity for public input to be received and considered in
preparing its recommendations.

Temporary Use Permits for parcels within the Agricultural Land Reserve should only be issued for
uses that do not conflict with Agricultural Land Commission policies and regulations.

A professional assessment of hydrological impacts may be required when the proposed use is within
an identified groundwater recharge area or an aquifer classified as h&ghl—y-‘wdeveloped.

Where approvals are required from other agencies, these should be obtained prior to the issuing
issuance| of a Temporary Use Permit.

The general conditions for issuing a Temporary Use Permit are as follows:
a) adequate off-road parking should be provided;

b)  confirmation that site conditions allow for adequate provisions for approved waste
disposal;

c¢) commercial uses (other than very short term uses or vacation home rentals) should be
screened from adjacent residential uses;

d) industrial uses should be screened from adjacent properties and roads;

e) there should be adequate setbacks of the use to minimize impacts upon adjacent
properties;

f) noise generation should be addressed to prevent disturbance of the neighbourhood and to
ensure compliance with regional district regulations;

g) the use should be conducted so as to not risk contamination of the land, surface water or
groundwater, including by making adequate provision for the safe storage of toxic
materials;
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h)  water supply should be addressed so as to not create negative impacts upon existing
common water sources;

i) other potential impacts upon the neighbourhood should be mitigated, including by
limitations upon the hours of operation where appropriate;

j) the owner of the property may be required to provide a security to guarantee the
performance of the terms of the permit and should be required to provide an undertaking
to demolish or remove any building or structure and to restore the land to a condition
specified in the permit, especially in circumstances where temporary housing is provided
and such housing is no longer used for such temporary purposes; and

k)  lands with good agricultural potential should not be compromised by any use permitted by
a Temporary Use Permit.

(7) Applicants for Temporary Use Permits should address the issues identified in these policies in
their applications and are strongly encouraged to consult with neighbours about the proposed
use prior to making application.

(8) Light trdustriakindustrial activities which require specific consideration of impacts with respect
to environmental protection, water use, waste generation, noise, odour, parking, or
neighbourhood character, may be allowed upon application for a Temporary Use Permit that
will contain specific conditions to address these impacts.

(9) The Local Trust Committee should consider the climate change impacts of any significant change
in reviewing temporary use permit applications.

(10) In consideration of applications for vacation home rentals the Local Trust Committee may
consider the following:

a) the cumulative effects, both positive and negative, on the neighbourhood and island of all
temporary use permits issued for vacation home rentals;

b) limitations on any signage that may be placed on the property;

c) a requirement for information to be posted that will inform guests regarding the location
of property lines by way of a map, any applicable noise bylaws, measures to address water
conservation, fire safety, storage and management of garbage, septic system care and
control of pets (if pets are permitted) in accordance with standards applicable by regional
district bylaw, as stated in the permit or as determined by the owner or manager to
effectively manage the site;

d)  the proposed maximum number of occupants;

e)  the proposed time periods that_the dwelling will be available for rental or months of the
year when the rental will occur; and

(f)  other considerations the LTC considers appropriate.
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SCHEDULE B: BYLAW AREA MAP

Schedule B is a 1:10,000 map showing the zoning classifications for all lots and water surfaces in the
Hornby Island Local Trust Committee area. Schedule B is part of the Land Use Bylaw, but is published
separately.
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Islands Trust ISLANDS TRUST POLICY STATEMENT
DIRECTIVES ONLY CHECKLIST

File No.: 6500-20
File Name: Hornby Island OCP/LUB
Amendments.

PURPOSE

To provide staff with the Directives Only Checklist to highlight issues addressed in staff reports and as a means to
ensure Local Trust Committees address certain matters in their official community plans and regulatory bylaws,
Island Municipalities address certain matters in their official community plans, and to reference any relevant
sections of the Policy Statement.

PoLicy STATEMENT

The Policy Statement is comprised of several parts. Parts | and Il outline the purpose, the Islands Trust object, and
Council’s guiding principles. Parts Ill, IV and V contain the goals and policies relevant to ecosystem preservation
and protection, stewardship of resources and sustainable communities.

There are three different kinds of policies within the Policy Statement as follows:

e Commitments of Trust Council which are statements about Council’s position or philosophy on various
matters;

e Recommendations of Council to other government agencies, non-government organizations, property
owners, residents and visitors; and

e Directive Policies which direct Local Trust Committees and Island Municipalities to address certain
matters.

DIRECTIVES ONLY CHECKLIST

The Policy Statement Directives Only Checklist is based on the directive policies from the Policy Statement
(Consolidated April 2003) which require Local Trust Committees to address certain matters in their official
community plans and regulatory bylaws and Island Municipalities to address certain matters in their official
community plans in a way that implements the policy of Trust Council.

Staff will use the Policy Statement Checklist (Directives Only) to review Local Trust Committee and Island
Municipality bylaw amendment applications and proposals to ensure consistency with the Policy Statement. Staff
will add the appropriate symbol to the table as follows:

4 if the bylaw is consistent with the policy from the Policy Statement, or
x if the bylaw is inconsistent (contrary or at variance) with a policy from the Policy Statement, or
N/A if the policy is not applicable.
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PART Illl: POLICIES FOR ECOSYSTEM PRESERVATION AND PROTECTION

CONSISTENT \\[o DIRECTIVE PoLIcY
OCP | LUB 3.1 Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 3.1.3 bylaws, address the identification and protection of the environmentally sensitive areas and significant
natural sites, features and landforms in their planning area.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 3.14 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.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 3.15 bylaws, address the regulation of land use and development to restrict emissions to land, air and water
to levels not harmful to humans or other species.
OCP | LUB 3.2 Forest Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 3.2.2 bylaws, address the protection of unfragmented forest ecosystems within their local planning areas
from potentially adverse impacts of growth, development, and land-use.
OCP | LUB 3.3 Freshwater and Wetland Ecosystems and Riparian Zones
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 3.3.2 bylaws, address means to prevent further loss or degradation of freshwater bodies or watercourses,
wetlands and riparian zones and to protect aquatic wildlife.
OCP | LUB 3.4 Coastal and Marine Ecosystems
v v 3.4.4 Local Trust Committees and.lsland Mupicipalities shall, in their official community plans and regulatory
o bylaws, address the protection of sensitive coastal areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 3.4.5 bylaws, address the planning for and regulation of development in coastal regions to protect natural
coastal processes.

PART IV: POLICIES FOR THE STEWARDSHIP OF RESOURCES

CONSISTENT \\[o DIRECTIVE PoLicy
OCP | LUB 4.1 Agricultural Land
v v Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
4.14 byl ddress the identification and preservation of agricultural land for current and future use.
ylaws, a p g
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 4.1.5 bylaws, address the preservation, protection, and encouragement of farming, the sustainability of
farming, and the relationship of farming to other land uses.
v v Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
4.1.6 byl ddress the use of adjacent properties to minimize any adverse affects on agricultural land.
ylaws, a ] prop y g
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 417 bylaws, address the dgsign of.road system; and s.ervici.ng co.rridors to avoid e.lgriculfcgral .Iands unless the
need for roads outweighs agricultural considerations, in which case appropriate mitigation measures
shall be required to derive a net benefit to agriculture.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 4.1.8 bylaws, address land uses and activities that support the economic viability of farms without
compromising the agriculture capability of agricultural land.
v Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
N/A | 419 | b laws, address th f Crown lands for agricultural |
ylaws, address the use of Crown lands for agricultural leases.
OCP | LUB 4.2 Forests
v v 4.2.6 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the need to protect the ecological integrity on a scale of forest stands and landscapes.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 4.2.7 bylaws, address the retention of large land holdings and parcel sizes for sustainable forestry use, and
the location and construction of roads, and utility and communication corridors to minimize the
fragmentation of forests.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 4.2.8 bylaws, address the designation of forest ecosystem reserves where no extraction will take place to
ensure the preservation of native biological diversity.
CONSISTENT No.  DIRECTIVE PoLicy
OCP | LUB 4.3 Wildlife and Vegetation
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OCP

LUB

4.4

Freshwater Resources

4.4.2

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address measures that ensure neither the density nor intensity of land use is increased in areas
which are known to have a problem with the quality or quantity of the supply of freshwater, water
quality is maintained, and existing, anticipated and seasonal demands for water are considered and
allowed for.

4.4.3

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address measures that ensure water use is not to the detriment of in-stream uses.

OCP

LUB

4.5

Coastal Areas and Marine Shorelands

4.5.8

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the needs and locations for marine dependent land uses.

4.5.9

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the compatibility of the location, size and nature of marinas with the ecosystems and
character of their local planning areas.

4.5.10

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the location of buildings and structures so as to protect public access to, from and
along the marine shoreline and minimize impacts on sensitive coastal environments.

4.5.11

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address opportunities for the sharing of facilities such as docks, wharves, floats, jetties, boat
houses, board walks and causeways.

OCP

LUB

4.6

Soils and Other Resources

v

v

4.6.3

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of productive soils.

PART V: POLICIES FOR SUSTAINABLE COMMUNITIES

CONSISTENT No.  DIRECTIVE PoLicy
ocCP LUB 5.1 Aesthetic Qualities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 5.13 bylaws, address the protection of views, scenic areas and distinctive features contributing to the
overall visual quality and scenic value of the Trust Area.
OCP | LUB 5.2 Growth and Development
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 5.2.3 . . ) L
bylaws, address policies related to the aesthetic, environmental and social impacts of development.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 5.2.4 bylaws, address any potential growth rate and strategies for growth management that ensure that land
o use is compatible with preservation and protection of the environment, natural amenities, resources
and community character.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 5.2.5 bylaws, address means for achieving efficient use of the land base without exceeding any density limits
defined in their official community plans.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 5.2.6 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.
OCP | LUB 5.3 Transportation and Utilities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 534 bylaws, address the development of a classification system of rural roadways, including scenic or
heritage road designations, in recognition of the object of the Islands Trust.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v 4 5.3.5 . , . .
bylaws, address the impacts of road location, design, construction and systems.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 5.3.6 A : :
bylaws, address the designation of areas for the landing of emergency helicopters.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the development of land use patterns that encourage establishment of bicycle paths
v 4 5.3.7 , ) : :
and other local and inter-community transportation systems that reduce dependency on private
automobile use.
OCP | LUB 5.4 Disposal of Waste
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 5.4.4 . e . . .
bylaws, address the identification of acceptable locations for the disposal of solid waste.

CONSISTENT

OCP

LUB

No.
5.5

DIRECTIVE PoLicy
Recreation
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Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory

v v 5.5.3 bylaws, address the prohibition of destination gaming facilities such as casinos and commercial bingo
halls.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 5.5.4 bylaws, address the location and type of recreational facilities so as not to degrade environmentally

sensitive areas, and the designation of locations for marinas, boat launches, docks and anchorages so
as not to degrade sensitive marine or coastal areas.

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 555 bylaws, address the identification of sites providing safe public access to beaches, the identification and
e designation of areas of recreational significance, and the designation of locations for community and
public boat launches, docks and anchorages.

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory

v v 5.5.6 bylaws, address the identification and designation of areas for low impact recreational activities and
discourage facilities and opportunities for high impact recreational activities.
v v 5.5.7 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory

bylaws, address the planning for bicycle, pedestrian and equestrian trail systems.
OCP | LUB 5.6 Cultural and Natural Heritage
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory

4 v 562 | S : . .

ylaws, address the identification, protection, preservation and enhancement of local heritage.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v N/A 5.6.3 bylaws, address the preservation and protection of the heritage value and character of historic coastal
settlement patterns and remains.
OCP | LUB 5.7 Economic Opportunities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
v v 5.7.2 bylaws, address economic opportunities that are compatible with conservation of resources and
protection of community character.
OCP | LUB 5.8 Health and Well-being
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

v v 5.8.6 . e X S .
needs for educational, institutional, community and health-related facilities and services, as well as the
cultural and recreational facilities and services.

POLICY STATEMENT COMPLIANCE

OCP | LUB

v v | In compliance with Trust Policy

Not in compliance with Trust Policy for the following reasons:
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OCP/LUB Amendments Project— Project Charter - v 2.2

Hornby Island Local Trust Committee Date: September 13, 2019

Pu FPOSE To resolve technical issues with the Hornby Island Official Community Plan (OCP) No. 149 and the Horn-
by Island Land Use Bylaw (LUB) No. 150, and to update relevant sections of the OCP and LUB related to cannabis pro-

duction and sales and in accordance with recent amendments to Agricultural Land Reserve (ALR) policies and regula-
tions.

Background Since adoption of the OCP and LUB in 2016, a number of technical issues have been discovered in
the bylaws, ranging from minor typographical errors to more significant issues that may, in some cases, have
unintended consequences such as reduced development potential. As well, the Province has recently adopted
amendments to the Agricultural Land Commission Act and ALR Use Regulation in relation to cannabis production,
secondary residences, total floor area of principal residences, “agri-tourism” and “tourist” accommodation, and soil or
fill regulations.

Phase 1 Objectives Phase 1 In Scope

e To identify and resolve typographical errors within the LUB o Staff technical review of bylaws

and OCP e “Housekeeping” amendments to OCP and LUB
e To identify and resolve outdated legislation titles and o Adoption of “new” base bylaws

citations, and outdated language within the OCP and LUB

Phase 2 Objectives

e To identify and resolve technical issues that may or may
not require OCP amendments

e To identify and resolve major issues that may affect
development potential and likely require OCP
amendments

e Update the OCP and LUB to be consistent with provincial
government legislation

Phase 2 In Scope

e Research into bylaw development history
e LUB technical amendments may include, but are
not limited to:
* Beulah Creek housing site map review
* Min. average lot area for the R2 zone
* Map amendments
e Regulations for Cannabis Production and Sales
e Update relevant ALR regulations
e OCP amendments
e Community consultation and APC referrals

Out Of Scope e Legislative review, referrals, and bylaw adoption

e Bylaw amendments not related to identified technical issues
or to recently adopted provincial government legislation

Workplan Overview

Deliverable/Milestone Date
LTC endorsement of revised project charter v. 2 April 5, 2019 (complete)
Planner presentation on technical review and issues analysis of OCP and LUB; July 5, 2019 (complete)

LTC consideration of technical review and issues analysis and “phased” project

Phase 1: Development of draft “housekeeping” bylaws Summer 2019

Phase 1: Draft bylaws presented to LTC for review Fall 2019

Phase 1: Legislative process for proposed bylaws Winter 2019/2020

Phase 1: Adoption of proposed bylaws Winter/Spring 2020

Phase 2: LTC endorsement of revised project charter for Phase 2 Winter/Spring 2020

Phase 2: Development of draft bylaws, referrals and community engagement Spring/Summer 2020

Phase 2: Legislative process of bylaws; Adoption of proposed bylaws Fall/Winter 2020

Project Team Budget

Planner 2 Project Manager Budget Source: Hornby Island LTC Bylaw Amendments
Regional Planning Manager / Project Support

Island Planner Fiscal Item Cost
RPM Approval: Ann Kjerulf  LTC Endorsements: 2019-2020 Legal review of draft bylaw(s) $3,000
Date: July 20, 2018; March 28,  Resolution #: HO-2018-040; 2019-2020 CIM / Public Hearing $2,000
2019; June 24, 2019 HO-2019-027; HO-2019-059

Total $5,000
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Istands Trust
Hornby Island
Delegation re Riparian & Development Permit Areas Hornby Island

November 8, 2019

My name is Donna Tuele, | am a resident of Hornby Island and landowner. On behalf of other residents
and myself, | respectfully request that a review of designated Riparian areas be done and areas requiring
development permits.

Hornby has had two reports prepared with respect to the designation of Riparian areas and the reports
are varied. we believe the designation of development permit areas was based on incomplete data. In
addition, we believe that the designation of development permit areas was an unfair process and should
have been completed with consultation of affected landowners.

We also believe that non fish bearing creeks, wetlands, drainage ditches and seeps that are dry for more
than half the year were not given adequate consideration. Did the Trust Council really intend to create
such hardships for landowners? With the March, 2019 amended bylaw compliance and enforcement
Palicy 5.5.1 that states that investigations may be commenced, and a file opened in the case of the
following

3.1.2 bylaw contraventions appear to occur in setbacks from water bodies or in development permit
areas

There are many Hornby residents that fall into the development permit areas without even knowing
that they have been included in it. How about some consultation and follow up education.
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT AbOPT THE PROPOSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
PRESERVES AND PROTECTS

We, the undersigned, residents of Canada, draw the attention of the Islands Trust and our Local
Trust Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from
macro tower installations and towards installing many small cell or microcell antennas in our
public rights-of-way, and,;

WHEREAS the federal government gives the public no input on the placement of small cell
antennas on existing structures like utility poles on our streets, and;

WHEREAS the proposed Trust-wide Mode! Strategy for Antenna Systems now being voted on
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE, we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans.

Such a policy would state that:

» Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cm2,
consistent with the Salt Spring Antenna protocol of 2011; and,

» Antennas not be placed near sensitive areas including schools, playgrounds, and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that
hospitals, long-term care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.

PRINTED NAME SIGNATURE ADDRESS
Lnr;do\ _\—d\<£—- a

ISLAD

Please Sign and Give This Page to Your Local Trustee
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT ADOPT THE PROPOSED- “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
PRESERVES AND PROTECTS

We, the undersigned, residents of Canada, draw the attention of the Islands Trust and our Local
Trust Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from -
macro tower installations and towards installing many small cell or microcell antennas in our
‘public rights-of-way, and;

WHEREAS the federal government gives the public no input on the placement of small cell
antennas on existing structures like utility poles on our streets, and:

WHEREAS the proposed Trust-wide Model Strategy for Antenna Systems now being voted on
for adoption is much less protective than current individual focal Trust polices now in place,

THEREFORE, we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans.

Such a policy would state that:

* Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cm2,
consistent with the Salt Spring Antenna protocol of 2011; and, ‘

* Antennas not be placed near sensitive areas including schools, playgrounds, and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that
hospitals, long-tefm care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT ADOPT THE PROPOSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
.. PRESERVES AND PROTECTS

Westhe undersigned, residents of Canada, draw the attention of the Islands Trust and our Local
Trust ‘Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, ifioving away from .
macro tower installations and towards installing many srmall cell or microcell antennas in our
public rights-of-way, and; .

WHEREAS the federal gé‘vernment gives the public ho input on the placement of small cell
antennas on existing structures like utility poles on our streets, and;

WHEREAS the proposed Trust-wide Mode/ Strategy for Antenna Systems now being voted on
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE, we the uridersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST: eyerall to create a Trust-wide Antenna Siting
Protocol that is as protective as possrble thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans.

Such a policy would state that:

» Radiofrequency radiation-emitting antennas be located ho cioser to areas of continubus
human activity than 500 metres, with the cumulative sum total of incidet -radiofrequency
-power density levels-at regularly occupied buildings not to exceed 2-microwatts/cm2, - .
consistent with the Salt Spring Antenna protocol of 2011; and, :

« Antennas not be placed near sensitive areas including schools, playgrounds and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that
hospitals, long-term care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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Please Sign and Give This Page to Your Local Trustee
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT ADOPT THE PROPOSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
... PRESERVES AND PROTECTS

P ~
We, the undersigned, residents of Canada, draw the attention of the Islands Trust and our Local .,

Trust Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from
macro tower installations and towards installing many small cell or microcell antennas in our
public rights-of-way, and,

WHEREAS the federal government gives the public no input on the placemsnt of small cell
antennas on existing structures like utility poles on our streets, and;

WHEREAS the proposed Trust-wide Model Strategy for Antenna Systems now being voted on
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE, we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans. ' .

Such a.policy would state that:

 Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cm2,
consistent with the Salt Spring Antenna protocol of 2011; and,

« Antennas not be placed near sensitive areas including schools, playgrounds, and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that .
hospitals, long-term care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT ADOPT THE PROPOSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
PRESERVES AND PROTECTS

We, the undersigned, residents of Canada, draw the attention of the Islands Trust and our Local
Trust Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from
macro tower installations and towards installing many small cell or microcell anterinas in our
public rights-of-way, and;

WHEREAS the federal government gives the public no input on the placement of small cell
antennas on existing structures like utility poles on our streets, and;

WHEREAS the proposed Trust-wide Mode! Strategy for Antenna Systems now being voted ori
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE, we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans.

Such a policy would state that:

» Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cm2,
consistent with the Salt Spring Antenna protocol of 2011; and,

» Antennas not be placed near sensitive areas including schooals, playgrounds and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that
hospitals, long-term care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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~ PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

- DO NOT ADOPT THE PROPOSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”' CREATE AN ANTENNA SITING POLICY THAT
- PRESERVES AND PROTECTS '

We, the undersigned, residents of Canada, draw the attention of the Islands Trust aind our Local
Trust Committees to the foliowing:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from
macro tower installations and towards installing many smalt cell or microcell antennas in our_
public rights-of-way, and;

WHEREAS the federgl government gives the public no input on the placement of smafi cell
‘antennas on existing structures like utility poles on our streets, and;

WHEREAS the proposed Trust-wide Mode/ Strategy Tor Antenna Systems now. being voted on
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE; we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principie as
outlined in several Trust regions’ official community plans.

S Such a pelicy would state that:

» Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cm2,
consistent with the Salt Spring Antenna protocol of 2011; and,

= Antennas not be placed near sensitive aréas including schools, playgrounds, and day
care facilities, consistent with the current 2018 Galiano island siting protocol, and that
hospitals, long-term care facilities and areas where people frequently congregate,

_including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT ADOPT THE PROPOSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
PRESERVES AND PROTECTS

We, the undersigned, residents of Canada, draw the attention of the Islands Trust and our Local
Trust Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from
macro tower installations and towards installing many small cell or microcell antennas in our
public rights-of-way, and,;

WHEREAS the federal government gives the public no input on the placement of small cell
‘antennas on existing structures like utility poles on our streets, and,;

WHEREAS the proposed Trust-wide Mode/ Strategy for Antenna Systems now being voted on
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE, we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans.

Such a policy would state that:

» Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cmz2,
consistent with the Salt Spring Antenna protocol of 2011; and,

* Antennas not be placed near sensitive areas including schools, playgrounds, and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that
hospitals, long-term care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.

PRINTED NAME ] ADDRESS

Crera JAdver
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT ADOPT THE PROP_OSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
PRESERVES AND PROTECTS

We, the undersigned, residents of Canada, draw the attention of the Islands Trust and our Local
Trust Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from
macro tower installations and towards installing many small cell or microcell antennas in our

public rights-of-way, and;

WHEREAS the federal government gives the public no input on the placement of small cell
antennas on existing structures like utility poles on our streets, and;

WHEREAS the proposed Trust-wide Model Strategy for Antenna Systems now being voted on
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE, we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans.

Such a policy would state that:

« Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cm2,
consistent with the Salt Spring Antenna protocol of 2011; and,

» Antennas not be placed near sensitive areas including schools, playgrounds, and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that
hospitals, long-term care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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From: I
Sent: Thursday, October 17, 2019 2:07 PM

To: northinfo <northinfo@islandstrust.bc.ca>
Cc: Alex Allen <aallen@islandstrust.bc.ca>; Grant Scott <gscott@islandstrust.bc.ca>
Subject: formal request to HILTC

Hi,

this is a formal request to the HILTC to provide information about the exact extend of DPA 6 as
indicated in Schedule E.

In order to prepare a plan to accompany a Siting and Use Permit and to determine whether the
planned development also requires a DP or preferably to avoid the need for a DP application, |
need accurate information about the extend of the DPA as far as 5220 and 5300 Central Road
are concerned. DPAs are usually defined by property lines. The extend of DPA 6 seems to be
free-handed in Schedule E, so a plan with exact distances of the DPA border to the property
borderline should do.

Thank you,

Bernhard Weiss

Bernhard Weiss
[ ]

Hornby Island, BC, VOR 1Z0
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From: Grant Scott <gscott@islandstrust.bc.ca>

Subject: Re: housing

Date: October 29, 2019 at 2:12:13 PM PDT

To: "bernhard.weiss.ca@gmail.com" <bernhard.weiss.ca@gmail.com>

Cc: Alex Allen <aa||enﬁislandstrust.bc.ca>, Sue Ellen Fast <sfast@islandstrust.bc.ca>,

Hi Bernhard

I don’t think we can say whether we would support a

Subdivision until we see an application. Nor can we respond at this stage to an increase in
density.

I have copied HIHS as this would involve them.

Grant

On Oct 29, 2019, at 12:12 PM, "bernhard.weiss.ca@gmail.com"
<bernhard.weiss.ca@agmail.com> wrote:

Hi again,
about the housing.

Attached is a proposal submitted by HIHS’ law firm with the goal to solve the impasse around
the 5040 Central housing development.

In the present form the proposal without binding agreement is not acceptable. However, in
order to move forward, it would be helpful to know whether the HILTC would support a
subdivision, which will need a variance with regard to road frontage.

Another issue is density. While the present zoning is for 30 units, it is our understanding that a
subdivision could increase the total number of allowed units to 37 ( 5 units per ha, total area
7.4ha ). However, if HIHS insists on 26 rental units, that would only leave 11 ownership units, a
far cry from a 50/50 split as originally agreed to. We are not sure at this moment whether we or
the other neighbours would agree to an even further increase in density, but the foremost
question is, would and could you go beyond the 5 units/ ha density? The Elder Housing zoning
allows 6 units/ ha, but in order to satisfy a 50/50 split with 26 rentals, the density would need
to be increased to 7 units/ ha, which would definitely be out of character and neighbourhood
ambience for Hornby. From this, we have to conclude, that a reduction in the number of rental
units will be necessary.

Some guidance by the HILTC would make it much easier for us to decide how to respond to the
proposal.
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Thank You,

Bernhard & Christa Weiss

From: bernhard.weiss.ca@gmail.com
Sent: Saturday, October 19, 2019 12:03 PM
To: IT: Allen Alex ; IT: Scott Grant
Subject: Schedule E

Hi Alex, Grant,

| noticed that Schedule E, as linked on the IT website, does not show the actual location of the
watercourses within the ALR, there are only wetlands and the crude extend of the DPA. | have a
version on file without the ALR, which shows ALL stream locations, in the ALR as well. | got that
from Rob Milne in 2014. | hope this might be helpful to you, so it is attached for your
information.

Bernhard

PS: as a complete different issue, HIHS has, through their lawyers indicated a willingness to
negotiate a solution to the housing impasse. | don’t know more, since nobody talks to me, but
there was a big meeting yesterday. | have heard rumours that they are considering a
subdivision again to accommodate the ownership housing we want. If you have any
information, | would not mind to learn a bit more..... otherwise the court hearing will be in the
week from November 18th.

Bernhard Weiss

Hornby Island, BC, VOR 1Z0

<HIHS proposal Oct 2019.pdf>
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT AbOPT THE PROPOSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
PRESERVES AND PROTECTS

We, the undersigned, residents of Canada, draw the attention of the Islands Trust and our Local
Trust Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from
macro tower installations and towards installing many small cell or microcell antennas in our
public rights-of-way, and,;

WHEREAS the federal government gives the public no input on the placement of small cell
antennas on existing structures like utility poles on our streets, and;

WHEREAS the proposed Trust-wide Mode! Strategy for Antenna Systems now being voted on
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE, we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans.

Such a policy would state that:

» Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cm2,
consistent with the Salt Spring Antenna protocol of 2011; and,

» Antennas not be placed near sensitive areas including schools, playgrounds, and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that
hospitals, long-term care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT ADOPT THE PROPOSED- “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
PRESERVES AND PROTECTS

We, the undersigned, residents of Canada, draw the attention of the Islands Trust and our Local
Trust Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from -
macro tower installations and towards installing many small cell or microcell antennas in our
‘public rights-of-way, and;

WHEREAS the federal government gives the public no input on the placement of small cell
antennas on existing structures like utility poles on our streets, and:

WHEREAS the proposed Trust-wide Model Strategy for Antenna Systems now being voted on
for adoption is much less protective than current individual focal Trust polices now in place,

THEREFORE, we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans.

Such a policy would state that:

* Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cm2,
consistent with the Salt Spring Antenna protocol of 2011; and, ‘

* Antennas not be placed near sensitive areas including schools, playgrounds, and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that
hospitals, long-tefm care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT ADOPT THE PROPOSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
.. PRESERVES AND PROTECTS

Westhe undersigned, residents of Canada, draw the attention of the Islands Trust and our Local
Trust ‘Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, ifioving away from .
macro tower installations and towards installing many srmall cell or microcell antennas in our
public rights-of-way, and; .

WHEREAS the federal gé‘vernment gives the public ho input on the placement of small cell
antennas on existing structures like utility poles on our streets, and;

WHEREAS the proposed Trust-wide Mode/ Strategy for Antenna Systems now being voted on
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE, we the uridersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST: eyerall to create a Trust-wide Antenna Siting
Protocol that is as protective as possrble thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans.

Such a policy would state that:

» Radiofrequency radiation-emitting antennas be located ho cioser to areas of continubus
human activity than 500 metres, with the cumulative sum total of incidet -radiofrequency
-power density levels-at regularly occupied buildings not to exceed 2-microwatts/cm2, - .
consistent with the Salt Spring Antenna protocol of 2011; and, :

« Antennas not be placed near sensitive areas including schools, playgrounds and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that
hospitals, long-term care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT ADOPT THE PROPOSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
... PRESERVES AND PROTECTS

P ~
We, the undersigned, residents of Canada, draw the attention of the Islands Trust and our Local .,

Trust Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from
macro tower installations and towards installing many small cell or microcell antennas in our
public rights-of-way, and,

WHEREAS the federal government gives the public no input on the placemsnt of small cell
antennas on existing structures like utility poles on our streets, and;

WHEREAS the proposed Trust-wide Model Strategy for Antenna Systems now being voted on
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE, we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans. ' .

Such a.policy would state that:

 Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cm2,
consistent with the Salt Spring Antenna protocol of 2011; and,

« Antennas not be placed near sensitive areas including schools, playgrounds, and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that .
hospitals, long-term care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT ADOPT THE PROPOSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
PRESERVES AND PROTECTS

We, the undersigned, residents of Canada, draw the attention of the Islands Trust and our Local
Trust Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from
macro tower installations and towards installing many small cell or microcell anterinas in our
public rights-of-way, and;

WHEREAS the federal government gives the public no input on the placement of small cell
antennas on existing structures like utility poles on our streets, and;

WHEREAS the proposed Trust-wide Mode! Strategy for Antenna Systems now being voted ori
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE, we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans.

Such a policy would state that:

» Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cm2,
consistent with the Salt Spring Antenna protocol of 2011; and,

» Antennas not be placed near sensitive areas including schooals, playgrounds and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that
hospitals, long-term care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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~ PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

- DO NOT ADOPT THE PROPOSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”' CREATE AN ANTENNA SITING POLICY THAT
- PRESERVES AND PROTECTS '

We, the undersigned, residents of Canada, draw the attention of the Islands Trust aind our Local
Trust Committees to the foliowing:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from
macro tower installations and towards installing many smalt cell or microcell antennas in our_
public rights-of-way, and;

WHEREAS the federgl government gives the public no input on the placement of smafi cell
‘antennas on existing structures like utility poles on our streets, and;

WHEREAS the proposed Trust-wide Mode/ Strategy Tor Antenna Systems now. being voted on
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE; we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principie as
outlined in several Trust regions’ official community plans.

S Such a pelicy would state that:

» Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cm2,
consistent with the Salt Spring Antenna protocol of 2011; and,

= Antennas not be placed near sensitive aréas including schools, playgrounds, and day
care facilities, consistent with the current 2018 Galiano island siting protocol, and that
hospitals, long-term care facilities and areas where people frequently congregate,

_including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT ADOPT THE PROPOSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
PRESERVES AND PROTECTS

We, the undersigned, residents of Canada, draw the attention of the Islands Trust and our Local
Trust Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from
macro tower installations and towards installing many small cell or microcell antennas in our
public rights-of-way, and,;

WHEREAS the federal government gives the public no input on the placement of small cell
‘antennas on existing structures like utility poles on our streets, and,;

WHEREAS the proposed Trust-wide Mode/ Strategy for Antenna Systems now being voted on
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE, we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans.

Such a policy would state that:

» Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cmz2,
consistent with the Salt Spring Antenna protocol of 2011; and,

* Antennas not be placed near sensitive areas including schools, playgrounds, and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that
hospitals, long-term care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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PETITION TO THE ISLANDS TRUST AND ALL LOCAL TRUST COMMITTEES

DO NOT ADOPT THE PROP_OSED “MODEL STRATEGY FOR
ANTENNA SYSTEMS”: CREATE AN ANTENNA SITING POLICY THAT
PRESERVES AND PROTECTS

We, the undersigned, residents of Canada, draw the attention of the Islands Trust and our Local
Trust Committees to the following:

THAT WHEREAS the telecommunications industry is preparing for 5G, moving away from
macro tower installations and towards installing many small cell or microcell antennas in our

public rights-of-way, and;

WHEREAS the federal government gives the public no input on the placement of small cell
antennas on existing structures like utility poles on our streets, and;

WHEREAS the proposed Trust-wide Model Strategy for Antenna Systems now being voted on
for adoption is much less protective than current individual local Trust polices now in place,

THEREFORE, we the undersigned RESIDENTS OF CANADA call upon LOCAL TRUST
COMMITTEES, and the ISLANDS TRUST overall, to create a Trust-wide Antenna Siting
Protocol that is as protective as possible, thus adhering to the Precautionary Principle as
outlined in several Trust regions’ official community plans.

Such a policy would state that:

« Radiofrequency radiation-emitting antennas be located no closer to areas of continuous
human activity than 500 metres, with the cumulative sum total of incident radiofrequency
power density levels at regularly occupied buildings not to exceed 2 microwatts/cm2,
consistent with the Salt Spring Antenna protocol of 2011; and,

» Antennas not be placed near sensitive areas including schools, playgrounds, and day
care facilities, consistent with the current 2018 Galiano Island siting protocol, and that
hospitals, long-term care facilities and areas where people frequently congregate,
including parks, beaches and lakes, be 1000 metres away from telecom facilities.
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Islands Trust REQUEST FOR DECISION

To: Local Trust Committees For the Meeting of: November 8, 2019

From: David Marlor, Director, Local Date Prepared: October 23, 2019
Planning Services

SUBJECT: Live Streaming of Local Trust Committee Meetings

RECOMMENDATION:
That the Local Trust Committee communicate to Trust Council its interest (or lack thereof) in filming
and streaming its public meetings.

CHIEF ADMINISTRATIVE OFFICER COMMENTS:

Meeting streaming provides a new way for island constituents to engage in Islands Trust work.
Challenges and opportunities related to this topic will be explored in a report to Trust Council in coming
months.

1 PURPOSE:
To determine the level of interest in streaming local trust committee meetings.

2 BACKGROUND:

At its June 19, 2019 meeting Trust Council made the following resolutions:

“That Trust Council request that each local trust committee and Trust Council committees indicate
whether it has an interest in filming and streaming its public meetings.”

And,

“That Trust Council request staff to prepare a report about the costs and feasibility of filming and
streaming videos of public meetings through the new Islands Trust website and social media.”

The report requested in the latter resolution is currently being prepared by staff.

Forming part of this discussion will be the level of interest of Council committees in pursuing this
initiative for their own public meetings. As such, a committee decision is required for
communication to Trust Council to inform dialogue and appropriate resource allocation.

3 IMPLICATIONS OF RECOMMENDATION

ORGANIZATIONAL: A change in procedures for how local trust committee meetings are
organized and conducted.

FINANCIAL: Additional costs for equipment, processing and storage of recordings and staff
resources to operate the equipment.

POLICY: None.

Islands Trust Request For Decision Page 1
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IMPLEMENTATION/COMMUNICATIONS: The interest or lack thereof of the Local Trust
Committee will be communicated to Trust Council as requested.

FIRST NATIONS: None.
OTHER: None.

4 RELEVANT POLICY(S):
None.

5 ATTACHMENT(S):
None.

RESPONSE OPTIONS

That the Local Trust Committee communicate to Trust Council its interest in filming and streaming its
public meetings.

OR

That the Local Trust Committee communicate to Trust Council that it is not interested in filming and
streaming its public meetings.

Prepared By: David Marlor, Director, Local Planning Services

Reviewed By: Clare Frater, Director, Trust Area Services
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Islands Trust MEMORANDUM

File No.: 3026-10 (LTC General —
Meeting Logistics)

DATE OF MEETING: November 8, 2019
TO: Hornby Island Local Trust Committee
FROM: Heather Kauer, Regional Planning Manager

Northern Team

SUBJECT: 2020 Local Trust Committee Meeting Schedule

RECOMMENDATION

1. That the Hornby Island Local Trust Committee schedule its regular business meetings on the following
dates in 2020: January 24, March 6, May 1, June 26, August 28, and November 6.

DISCUSSION

Each Local Trust Committee (LTC) is asked to endorse, by resolution, its regular business meeting schedule for
2020. Tentative dates have been identified in relation to anticipated project commitments, application volumes,
trustee availability, ferry schedules, statutory holidays, conferences, Trust Council, Trust Council Committees, Trust
Fund Board, and available staff and financial resources. Tentative meeting dates are identified in Attachment 1.
Please note that this is a reduction in the overall meetings from seven to six for the year.

If alternative dates are proposed, LTCs should avoid scheduling meetings on dates which may conflict with other
planned meetings or events. Key dates are noted for reference in Attachment 1. Note, LTCs do not need to identify
the planned start times or locations for meetings. Meeting details will be advertised in accordance with legislated
notification requirements.

Submitted By: Heather Kauer, AICP September 23, 2019
Regional Planning Manager

ATTACHMENT

1. Tentative 2020 Northern Local Trust Committee Meeting Schedule

Z:\08 Governance\3032 HO LTC\20 Meetings - Open (P)\06 Agenda Items\2019\2019-11-08\HO-LTC_2019-11-
08_2020_LTCMeetingSchedule_Memo.docx
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ATTACHMENT 1 — TENTATIVE 2020 NORTHERN LOCAL TRUST COMMITTEE MEETING SCHEDULE

Ballenas-
LTC Denman Gabriola Gambier Hornby Lasqueti Thetis .
Winchelsea

January 21 January 16 January 30 January 24 - - -

- February 27 - - February 24 February 11 -
March 17 - March 26 March 6 - - March 4

- April 2 - - April 27 April 14 -

May 19 May 14 May 28 May 1 - -

- June 25 - June 26 June 22 June 2 -

July 7 July 30 July 23 - - July 21 -

- - - August 28 August 10 - -

September 8 September 10 - - - September 1 -
- October 22 October 1 - October 5 October 27 October 7

November 3 November 26 November 19 November 6 - - -

Total 6 9 6 6 5 6 2

Day Tuesday Thursday Thursday Friday Monday Tuesday Wednesday

Time 12:30 pm 10:15am 10:30 am 11:30 am 11:00 am 9:30 am 10:00 am

. Denman Gabriola Arts & . . Judith Fisher Thetls' .

Location . . Various New Horizons Community Various
Activity Centre Heritage Centre Centre
Centre
Key Dates

Stat Holidays

Jan. 1; Feb.12; Apr 10, 13; May 18; July 1; Aug.3; Sept.1; Oct.12; Nov.11; Dec.25, 26

Trust Council

Mar. 10-12, June 16-18, Sept 15-17, Dec. 1-3 — locations tbhd

Executive Committee TBD
Financial Planning Committee TBD
Islands Trust Conservancy Board TBD

Trust Programs Committee TBD

Local Planning Committee TBD

SD 79 (Cowichan) Spring Break Mar 9-20
SD 46 (Sunshine Coast) Spring Break Mar 16-27
SD 68 (Nanaimo) Spring Break Mar 16-27
SD 71(Comox) Spring Break Mar 16-27
Salish Sea Ecosystem Conference April 20-22
AVICC Conference April 17-19
LGMA Conference June 9-11
PIBC/CIP Conference July 7-10
UBCM Conference Sept. 21-25

Islands Trust

Memorandum
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ATTACHMENT 2
Hornby Island Local Trust Committee
BYLAW NO. 152

3k 3k 3k 3k 3k 3k 3k 3k 3k 3k 3k sk sk 3k 3k 3k 3k %k 3k 3k 3k 5k 3k sk sk 3k 5k sk 3k sk sk sk 5k 5k 5k sk sk 3k 5k sk sk sk sk 3k sk 5k sk sk 3k 3k 3k 5k sk sk 3k 3k 3k 5k sk sk 3k 3k 3k 3k sk 3k 5k 5k 5k %k sk sk >k 5k 5k %k %k %k >k %k %k kk %k k

A BYLAW TO AMEND THE HORNBY ISLAND LAND USE BYLAW, NO. 150
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The Hornby Island Local Trust Committee, being the Trust Committee having jurisdiction in respect of
the Hornby Island Local Trust Area under the Islands Trust Act, enacts as follows:

1. Bylaw No. 150, cited as “Hornby Island Land Use Bylaw No. 150, 2014” is amended as shown on
Schedule 1, attached to and forming part of this bylaw.
2. This bylaw may be cited as “Hornby Island Land Use Bylaw 150, 2014, Amendment No. 1, 2015”
READ A FIRST TIME THIS 5TH DAY OF MAY , 2015
READ A SECOND TIME THIS 17TH DAY OF JULY , 2015
PUBLIC HEARING HELD THIS 14TH DAY OF AUGUST , 2015
READ A THIRD TIME THIS 14TH DAY OF AUGUST , 2015
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS

6TH DAY OF OCTOBER , 2015
ADOPTED THIS 10TH DAY OF JUNE , 2016
SECRETARY CHAIRPERSON
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Hornby Island Local Trust Committee
Bylaw No. 152

Schedule 1

Schedule “A” of Hornby Island Land Use Bylaw No. 150 cited as “Hornby Island Land Use Bylaw No. 150,
2014” is amended by:

1. A new Section 9.6 which reads as follows:
“9.6  Development Permit Area No. 6: Riparian Areas - Guidelines

Prior to undertaking any development, subdivision or land alteration, an owner of property within the
Riparian Areas development permit area shall apply to the Hornby Island Local Trust Committee for a
development permit, unless the proposed activity is otherwise exempted by Section 9.6.2.

9.6.1 Applicability

The following activities shall require a development permit whenever they occur within the DPA, unless
specifically exempted below:

a) Subdivision of land;

b) Construction of, addition to or alteration of a building or other structure;

c) Alteration of land;

d) Development as that term is defined in the Riparian Areas Regulation, BC Fish Protection Act;
and

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

INFORMATION NOTE- The installation of a culvert and construction of a driveway access from a Highway
is exempt from the requirement to obtain a development permit.

A separate development permit, or additional development permit conditions in a single permit, may be
required or imposed if the development is occurring in another development permit area designated in
this plan.

9.6.2 Exemptions

The following activities are exempt from any requirement for a development permit:

a) works undertaken by a local government or a body established by a local government;

b) for certainty, all uses that are not residential, commercial or industrial or accessory to such a
use;

c) interior or exterior alterations, renovations, maintenance, reconstruction or repair to a pre-

existing permanent building or structure to an extent that does not alter, extend or otherwise
increase the footprint;
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d)

e)

f)

g)

h)

o)

p)

repair or replacement of a septic field on the same spot;

the removal of trees that have been examined by an arborist and certified to pose an immediate
threat to life or property;

with the exception of nesting trees protected under Section 34 of the Wildlife Act, cutting of
vegetation and trees more than 15 meters from the stream’s high water mark or the top of the
ravine bank, provided the cutting is not a precursor to development, the roots/stumps are left in
the ground, and the cutting does not result in land alteration;

gardening and yard maintenance activities, not involving the application of artificial fertilizer,
pesticides or herbicides, within a pre-existing landscaped area, including mowing, pruning,
planting, and minor soil disturbance that does not alter the general contours of the land;

manual removal of invasive species and manual planting of native vegetation conducted in
accordance with best management practices;

pruning of not more than two trees in one growing season and that is conducted in accordance
with the standards and recommendations of the International Society of Arboriculture, and that
does not involve: the lift pruning of lower limbs to the extent that the live crown ratio is less
than 50%, the removal of more than 25% of the crown in one growing season, topping, or the
pruning or removal of a structural root within the critical root zone;

ecological restoration or enhancement projects undertaken or authorized by a public body;
changes in or about a stream authorized under Section 9 of the Water Act;

work that is authorized by Fisheries and Oceans Canada by permit under Section 35 of the
Fisheries Act;

emergency procedures to prevent, control or reduce immediate threats to life or property
including:

i emergency actions for flood-protection and erosion protection,

ii. clearing of an obstruction from a bridge or culvert or an obstruction to drainage flow,
and

iii. repairs to bridges and safety fences carried out in accordance with the Water Act;

farm operations as defined in the Farm Practices Protection (Right to Farm) Act and farm uses as
defined in Section 2(2) of the Agricultural Land Reserve Use, Subdivision, and Procedure
Regulation and horticulture as defined in the Hornby Island Land Use Bylaw 177;

The construction of a fence if no native trees are removed and the disturbance of native
vegetation is restricted to 0.5 meters on either side of the fence, or 1.5 meters on either side of
the fence in agricultural areas;

The construction of a private trail if all of the following apply;

i The trail is 1.0 meter wide or less;
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ii. No native trees are removed;
iii. The surface of the trail is pervious (for example, soil, gravel or wood chips)
iv. The trail is designed to prevent soil erosion where slopes occur; and

V. Where the trail parallels the stream, the trail is more than 5 meters away from the high
water mark of a stream;

q) Disturbance of soils more than 15 meters from the stream’s high water mark or the top of the
ravine bank if the total area of soil disturbance is less than 5 meters squared; and

r) The constructing of a small accessory building such as a pump house, gazebo, garden shed or
playhouse more than 15 meters from the stream’s high watermark or the top of the ravine bank
if the building is located within an existing landscaped area and the total area of small accessory
building is less than 10 meters squared

s) Any development more than 8.0 metres from a stream that is a roadside ditch which does not
contain instream habitat for fish according to the Stream identification Reports prepared for
Hornby Island by Madrone Environmental Services (January 2014) and Mimulus Biological
Consultants (March 2012).

Information Note: For best management practices on manual removal of invasive species and planting
of native vegetation, property owners should contact organizations such as the Invasive Species Council
of British Columbia and the Coastal Invasive Species Committee.

Information Note: Some activities not listed here that are regulated under other provincial or federal
legislation may not require a development permit.

9.6.3 Guidelines

Prior to undertaking any development activities within the Riparian Areas DPA an owner of property
shall apply to the Local Trust Committee for a development permit, and the following guidelines apply:

a) In general, all development in this DPA should be undertaken in a manner that minimizes impact
on and that restores or maintains the proper functioning condition of the riparian area, water
bodies and ecosystems. Where a Qualified Environmental Professional (QEP) or other
professional has made recommendations for mitigation measures, enhancement or restoration
in order to lessen impacts on the riparian area and ecosystems, the Local Trust Committee 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 and ecosystems is consistent with the
measures and recommendations described in the report.

b) The development permit should not allow any development activities, including the storage or
application of pesticides and other chemicals for non-essential cosmetic purposes, to take place
within any Streamside Protection and Enhancement Area (SPEA) identified by the QEP or
riparian buffer recommended by another professional adjacent to a non-RAR applicable
watercourse, lake or wetland, and the owner should be required to implement a plan for
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e)

f)

protecting the SPEA or riparian buffer over the long term through measures that may be
implemented as conditions of the development permit.

Where the QEP or other professional’s report describes an area as suitable for development
with special mitigating measures, the development permit should only allow the development
to occur in compliance with the measures described in the report. Monitoring and regular
reporting by a QEP or other professional at the applicant’s expense may be required during
construction and development phases, as specified in a development permit.

If the nature of the proposed project within the DPA changes after the professional report has
been prepared such that it is reasonable to assume that the professional’s assessment of the
impact of the development may be affected, the Local Trust Committee may require the
applicant to have the professional update the assessment at the applicant’s expense and DP
conditions may be amended accordingly.

The Local Trust Committee may consider variances to subdivision or siting or size regulations
where the variance may result in enhanced protection of a SPEA, riparian buffer or riparian
ecosystem in compliance with recommendations of a professional’s report.”
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STAFF REPORT

Islands Trust
To: Hornby Island Local Trust Committee Date of Meeting: November 8, 2019
From: Carmen Thiel, Legislative Services Manager Date: October 31, 2019
SUBJECT: COMPLAINTS ABOUT DESIGNATION OF DEVELOPMENT PERMIT AREAS IN HORNBY
ISLAND LOCAL TRUST COMMITTEE BYLAW NO. 152 — BERNHARD WEISS, HORNBY
ISLAND
RECOMMENDATION:

1. That the Hornby Island Local Trust Committee consider a response to the complaints received from
Bernhard Weiss regarding the designation of development permit areas in Hornby Island Local
Trust Committee Bylaw No. 152.

REPORT SUMMARY

On October 2, 2019 Mr. Weiss submitted an administrative fairness complaint regarding the
implementation of a development permit area which affected his property through the adoption of
Bylaw No. 152, “Hornby Island Land Use Bylaw No. 150, Amendment No. 1, 2015”.

Islands Trust staff have reviewed the complaints and concluded that they focus more on the substance of
Bylaw No. 152, “Hornby Island Land Use Bylaw No. 150, 2014, Amendment No. 1, 2015” rather than the
administrative procedures which were followed in developing and adopting the bylaw.

Therefore Mr. Weiss’ complaints are being forwarded to the Hornby Island Local Trust Committee (LTC)
for consideration of a response, as opposed to being handled as an administrative fairness complaint.

BACKGROUND
Mr. Weiss requests a response from the Hornby Island Local Trust Committee to the following two issues:

“(1) In 2016 the Hornby Island Local Trust Committee and Planner Milne based the
implementation of BL 152 and the designation of the associated Development Permit
Areas, as indicated in Schedule E, on a faulty, unsatisfactory report (Mimulus Report) by
a company which was replaced for a follow-up contract (Madrone Report).

(2) The LTC and Planner Milne refused to take detailed QEP assessments, produced at
considerable expense to us by a qualified professional and accepted by Ministry of

Environment, into consideration despite several requests.

Why were our 2 detailed assessments not incorporated when the DPA map was
created?”

Mr. Weiss’ has provided background rationale for his complaints (see Attachment 1).

Islands Trust Staff Report Page lof 2
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ANALYSIS

Trust Council Policy 7.1.2 provides for members of the public to make formal administrative fairness
complaints (AFCs) regarding the administrative practices, processes and procedures of Islands Trust
bodies. The process for AFCs can address situations where erroneous or unfair procedures were followed
during a decision-making process; however it is not a mechanism for overturning or appealing decisions
that were fairly made after due process.

Staff maintain that due process was followed in the development and adoption of Hornby Island LTC
Bylaw No. 152 in keeping with the rules stated in Trust Council policy 5.4.2 Procedural Fairness in
Rezonings.

Hornby Island Local Trust Committee Bylaw No. 152 amends the Hornby Island Land Use Bylaw by adding
a new section “9.6 Development Permit Area No. 6: Riparian Areas — Guidelines” and addresses activities
which require a development permit when they occur within the Development Permit Area.

Mr. Weiss believes that the Hornby Island Local Trust Committee should have used a different Qualified
Environmental Professional report when developing the Development Permit Area.

RELEVANT POLICY:

5.4.2 Procedural Fairness in Rezonings
http://www.islandstrust.bc.ca/media/348369/tc 1993-09-25 542 procedural-fairness-in-
rezonings pol final.pdf

7.1.2 — Handling of Administrative Fairness Complaints
http://www.islandstrust.bc.ca/media/58408/7.1.ii%20handlingadminfairnesscomplaints.pdf

ALTERNATIVES
1. Request further information from Mr. Weiss
Recommended wording for the resolution is as follows:

That the Hornby Island Local Trust Committee request that Mr. Weiss provide further information
about his concerns.

2. Add review of the riparian areas Development Permit Area to the LTC project list.
Recommended wording for the resolution is as follows:
That the Hornby Island Local Trust Committee add review of the riparian areas Development Permit
Area No. 6 to the Work Projects list to determine if natural boundary delineation and required setbacks

meet current Provincial guidelines.

Submitted By: Carmen Thiel, Legislative Services Manager
October 31, 2019

Concurrence: Heather Kauer, Regional Planning Manager
October 31, 2019

ATTACHMENTS
1. Background to Mr. Weiss’ complaint
2. Hornby Island Local Trust Committee Bylaw No. 152

Islands Trust Staff Report Page 20f 2
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ATTACHMENT 1

Complaints & Background submitted by Bernhard Weiss re: Designation of Development Permit Areas

in Hornby Island LTC Bylaw No. 152

Complainants’ Concerns & Background Reference
1. In 2016 the Hornby Island Local Trust Committee and Planner Milne based the implementation of Bylaw 152 (see attach. 1)

BL 152 and the designation of the associated Development Permit Areas, as indicated in Schedule
E, on a faulty, unsatisfactory report (Mimulus Report) by a company which was replaced for a Schedule E —to Hornby Island OCP Bylaw 149 -
follow-up contract (Madrone Report). Development Permit Areas
http://www.islandstrust.bc.ca/media/340645/ho-ocp-

2. The LTC and Planner Milne refused to take detailed QEP assessments, produced at considerable sche-rar-alr-2016.pdf

expense to us by a qualified professional and accepted by Ministry of Environment, into
consideration despite several requests.

Why were our 2 detailed assessments not incorporated when the DPA map was created?*

BWN e

5.

Background information provided by complainant :

The Madrone RAR Report, which expands on the Mimulus Report, is much more sensible in terms of ignoring minor seeps, ephemeral wetlands, roadside
ditches, man-made ditches void of fish habitat and streams not accessible to fish by natural barriers, like steep ravine banks not negotiable even by Coho.
Where the Madrone Report expands on not accessible streams already identified by Mimulus in the Beulah watershed, Madrone makes it clear that “it is
very unlikely that fish are present, due to a lack of habitat attributes”. How uncritical the LTC and staff were of both reports, is documented in the fact that
Schedule E affords a 30m DPA even to an “unconnected watercourse” found by Madrone on crown land.

The Mimulus Report goes way overboard and beyond it’s mandate to:

Determine which streams within the identified watersheds are fish bearing or potential fish bearing.

Identify the location of fish bearing and potential fish bearing streams with the defined watersheds with a mapping accuracy between 1-5 metres.

Identify any natural or human made permanent barriers to fish passage.

The 2 seeps, identified by Mrs. Jones on lots 4 and 5 have not been confirmed by QEP Kayt Chambers in the 2 detailed and filed assessments from 2012. She
did identify a small ephemeral wetland on lot 4 which was not found by Mrs. Jones.

| had informed the LTC and Rob Milne about this and asked to align the DPA accordingly, but my request was ignored. As explained in my mail, planner Milne

told me that the mapping is what it is, there is no money or willingness to review the Mimulus Report on the part of the IT.

There are tiny drainages/ seeps which are not accessible to fish identified as potentially fish bearing streams. All this does is unnecessarily extends the DPA

1
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and forces a property owner to hire a QEP only to find out that the Mimulus Report was a very sloppy piece of work. Both local trustees were aware of that.

| had site meetings with both local trustees and they agreed that many of the identified features, like a manmade agricultural drainage ditch in our garden
without fish habitat, should not be included.

The Madrone Report did not include one single manmade ditch without habitat. It identifies the ditch along Savoie Road as providing fish habitat, explains
that fact, and subsequently includes that ditch. An understandable argument was made.

None of the seeps included by Mimulus provide fish habitat.

The profound unfairness of being subjected to the Mimulus assessment as compared to the Madrone Report is not only very frustrating, but also very costly
for affected property owners.
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Islands Trust

Agricultural Land Reserve

File Number ____lApplicant Name

HO-ALR-2018.2 Hoerburger Land
Surveyors

Date Received
12-Apr-2018

Planner: Bronwyn Sawyer

Planning Status

Print Date: October 30, 2019

Applications

PIDs: 009-651-268, 009-651-110, 027-126-323 Creating two lots out of three

for agricultural purposes. Civic addresses: 1605 Ostby Road, 4555 Fowler
Road, 4755 Fowler Road, Hornby Island, BC

Status Date: 07-Mar-2019
ALC decision received - Refused

Status Date: 12-Sep-2018
Application transferred to Planner Dubyna.

Status Date: 03-Aug-2018
LTC consideration of application

File Number ____lApplicant Name Date Received

HO-ALR-2019.1 Comox Valley Regional 31-Jul-2019

District (MoTI)

Planner: Bronwyn Sawyer

Planning Status

No PID - Crown Land - Unopened road dedication - no civic address. Proposal
type: transport, utility & recreation. Proposal to upgrade an existing

neighbourhood trail along Gull Road between Fowler and McLean Roads on
Hornby Island.

Status Date:
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Islands Trust

Print Date: October 30, 2019

Applications

Development Permit

m Applicant Name Date Received

HO-DP-2017.2

m Applicant Name Date Received

HO-DP-2018.1

Crown leased property; Building new Arts Centre on Sollans Road, Hornby Island.

Matthew, Jim 17-Aug-2017
Planner: Jaime Dubyna

Planning Status

Status Date: 21-Oct-2019
No change in status.

Status Date: 15-May-2019

Applicant informed that the proposed development is within the 8 metre lot line setback, and the proposed height exceeds the

maximum 8 metre height permitted in the Land Use Bylaw. Requires a DVP application, or plan revision. Planner awaiting
DVP application or plan revisions.

Status Date: 01-Apr-2019
Revised Draft Plans submitted. Proposed location changed to neighbouring lot.

PID: 005-574-285. Owner plans to lower floor for handicap access and change

roof line to accommodate solar panels. Civic address: 10835 Central Road,
Hornby Island.

MATTHEW R 21-Mar-2018
FREDBECK

Planner: Bronwyn Sawyer

Planning Status

Status Date: 22-Oct-2019
permit issued, filed at LTSA

Status Date: 13-Sep-2019
Planner to make amendments and issue permit

Status Date: 25-Jan-2019

Site visit.
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w Print Date: October 30, 2019
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Islands Trust Applications
Development Permit
File Number _____Applicant Name Date Received

HO-DP-2019.4 Tuele, Ron 19-Jun-2019 PID: 029-365-937 Building SFD & whorkshop. Civic address: 3975 Slade

Road, Hornby Island, BC
Planner: Bronwyn Sawyer

Planning Status

Status Date:

Development Variance Permit

File Number ____[Applicant Name Date Received
HO-DVP-2017.3  Hoerburger Land 09-Jun-2017  PID: 027-126-323, 009-651-268, 009-651-110

Surveying Civic address: 4555 and 4755 Fowler Road, Hornby Island

Consolidation of 3 lots into 2 larger lots to support agricultural operation.
Planner: Bronwyn Sawyer

Planning Status

Status Date: 01-Nov-2018

Application transferred to Planner Sawyer.
Status Date: 12-Sep-2018

Application transferred to Planner Dubyna.
Status Date: 15-Aug-2018

On hold pending result of HO-ALR-2018.2
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Islands Trust Applications
Rezoning
File Number _ |Applicant Name Date Received

HO-RZ-2018.1 DAVID P WISEMAN 10-Jan-2018 PID:028-737-245 Rezoning to allow for subdivision Civic address: 5020 Fowler

Road, Hornby Island, BC
Planner: Jaime Dubyna

Planning Status

Status Date: 24-Oct-2019

Fee paid ($550) and file transferred to Planner Dubyna.
Status Date: 13-Sep-2019

LTC requested staff to remove hold and process application in consideration of timeline of OCP/LUB targeted review project.
Status Date: 13-Sep-2018
No change in status.

Siting and use Permit

File Number ____lApplicant Name Date Received
HO-SUP-2018.7  BULMER, Grant 04-May-2018 PID: 003-125-777 Building single family dwelling Civic address: 6570

Anderson Road, Hornby Island, BC
Planner: Jaime Dubyna

Planning Status

Status Date: 11-Oct-2019

Revised site plan received to satisfy Section 8.1.8 of the LUB.
Status Date: 25-Jun-2019

No change in status.

Status Date: 13-Feb-2019

Planner reviewed revised plans. Planner noted to applicant that the total floor area of proposed residential building exceeds
150 m2 permitted in the R1(a) zone. Applicant advised planner that they intend to include a rain water catchment and storage
system. Section 8.1.8 of the LUB permits a floor area of 200 m2 in the R1(a) zone, "...if a rain water catchment and storage

system capable of storing 1155 litres of potable water and supplying it to the residential dwelling unit is maintained on the
same lot...'
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Print Date: October 30, 2019

Islands Trust

Applications
Siting and use Permit

File Number ___lApplicant Name Date Received
HO-SUP-2019.1 Board of School 04-Feb-2019

PID: 000-457-752 Rebuilding school. Civic address: 2100 Sollans Road,

Trustees of School Hornby Island, BC

District No. 71 (Comox
Valley)

Planner: Bronwyn Sawyer

Planning Status

Status Date: 01-May-2019
Under review

Status Date: 01-May-2019
Further information requested

File Number  |Applicant Name Date Received
HO-SUP-2019.7 Tuele, Ron 19-Jun-2019

PID: 029-365-937 Building SFD and workshop. Civic address: 3975 Slade

Road, Hornby Island, BC.
Planner: Bronwyn Sawyer

Planning Status

Status Date: 01-Oct-2019
Planner review
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Print Date: October 30, 2019

Islands Trust Applications
Subdivision
File Number ___[Applicant Name Date Received
HO-SUB-2017.1 Hoerburger Land 16-Nov-2016 PIDs: 027-126-323; 009-651-110; 009-651-268. Road closure application.
Surveying Subdivision to adjust lot lines to follow, via MoT]I referral. Civic: 4555 and 4755
Fowler Road, Hornby Island, BC.
Planner: Bronwyn Sawyer
Planning Status
Status Date: 01-Nov-2018
Application transferred to Planner Sawyer.
Status Date: 12-Sep-2018
Application transferred to Planner Dubyna.
Status Date: 15-Aug-2018
On hold pending outcome of HO-ALR-2018.2 and HO-DVP-2017.3
File Number ___Applicant Name Date Received
HO-SUB-2017.2 BENJAMIN T LONES  28-Apr-2017 PID: 002-747-774 2 lot subdivision. Civic address: 4685 Central Road, Hornby
Island.

Planner: Bronwyn Sawyer

Planning Status
Status Date: 24-Oct-2018

Update email sent to MOTI and copied to applicant to notify that Planner TR is leaving IT and to correspond through general
email until another Planner is assigned.

Status Date: 12-Sep-2018
File transferred to Planner TR
Status Date: 08-Jun-2017
Referral response sent to MOTI
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Print Date: October 30, 2019
k
Islands Trust

Applications
Subdivision

File Number ___[Applicant Name
HO-SUB-2018.1 McElhanney

Associates Land
Surveying
Planner: Bronwyn Sawyer

Date Received
13-Dec-2018

PID: 026-100-932 Two lot subdivision Civic address: 3750 Euston Road,
Hornby Island, BC

Planning Status

Status Date: 28-Jan-2019

Planner completed review and sent referral report to MOTI with conditions of PLA including requirement to rezone or otherwise
bring property into conformity with LUB.

Temporary and Industrial Use Permit

File Number ____lApplicant Name

Date Received
HO-TUP-2019.1 Payne, Jeremy

16-Sep-2019

PID: 003-869-008 Roadside temporary food vendor. Civic address: Lot A, St.
John Point Road, Hornby Island, BC

Planner: Jaime Dubyna

Planning Status

Status Date: 15-Oct-2019
Pending application fee.
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Islands Trust

LTC EXP SUMMARY REPORT F2020
Invoices posted to Month ending September 2019

635 Hornby Invaices posled to Month ending September 2019 Budget Spent Balance
65000-635 LTC "Trustee Expenses” 541.00 1,113.34 -572.34
LTC Local
65200-635 LTC - Local Exp - LTC Meeting Expenses 2,651.00 2,212.40 438.60
65210-635 LTC - Local Exp - APC Meeting Expenses 411.00 0.00 411.00
65220-635 LTC - Local Exp - Communications 250.00 55.00 195.00
65230-635 LTC - Local Exp - Special Projects 294.00 0.00 294.00
TOTAL LTC Local Expense 3,606.00 2,267.40 1,338.60
Projects
73001-635-2004 Hornby OCP/LUB 5,500.00 0.00 5,500.00
73001-635-4083 Hornby Short Term Vacation Rental (STRV) Review 700.00 0.00 700.00
TOTAL Project Expenses 6,200.00 0.00 6,200.00
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Updated: May 24, 2019

Hornby Island Local Trust Committee Policies & Standing Resolutions

No.

Meeting Date

Resolution No.

Issue

Policy

January 27, 2017
September 28, 2018

HO-2017-011

Enforcement actions
against three specific
properties for
unlawful dwellings

It was MOVED and SECONDED

that the Hornby Island Local Trust Committee adopt the following Standing
Resolution:

1. That whereas the Hornby Island Local Trust Committee intends to facilitate

a community process to review residential density to address community
housing needs, which may result in amendments to the Official Community
Plan and Land Use Bylaw, it is resolved that related enforcement actions
against properties identified as:

a) Lot B, Section 15, Hornby Island, Plan 24652 (1655 Central Road);
b) Lot B, Section 6, Hornby Island, Plan 30442 (7205 Central Road); and

c) Lot6, Section 10, Hornby Island, Plan 26332 (2475 St. Johns Point Road)
shall be held in abeyance;

That nothing in this enforcement policy should be interpreted as giving
permission to any party to violate Hornby Island Land Use Bylaw No. 150
and the Hornby Island Local Trust Committee may change this policy at any
time and may give direction to commence enforcement activities with
respect to the identified properties at any time without notice; and

That unless the Hornby Island Local Trust Committee extends the effective
period, this enforcement policy expires on October 31, 2020 or when the
housing needs project is complete, whichever is the sooner.

August 3, 2018

HO-2018-044

Processing non-
medical cannabis
retail license
applications

It was MOVED and SECONDED,

that the Hornby Island Local Trust Committee adopt the following Standing

Resolution with respect to the processing of non-medical cannabis retail

license applications:

e Proposed or amended licenses for non-medical cannabis retail
establishments require an application to the Local Trust Committee.

e The application process shall comprise a public consultation component,
which includes at least one notification to neighbours, one public
meeting, posting of public notices and one advertisement in a local
periodical.
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e The public consultation process shall be determined by the Local Trust
Committee after initial review of the proposal.

e However, as a minimum, the Local Trust Committee will mail or
otherwise deliver a notice to all owners and residents of properties
within a 500 metre radius of the subject property where the
establishment is proposed at least 10 days before adoption of a
resolution providing comment on the application. The required notice
shall include the following information:

o Name of the applicant and a description of the proposal in general
terms

o The location of the proposed establishment and the subject site

o The place where, and date and time when, both a public meeting
will be held and a resolution of the Local Trust Committee
considered.

o The name and contact information of the Islands Trust planning staff
member who can provide copies of the proposed or amended
license application

o How public comments may be submitted to the Local Trust
Committee.

January 25, 2019

HO-2019-007

Notices of intention
to apply for a federal
cannabis license

It was MOVED and SECONDED,

that the Hornby Island Local Trust Committee adopt the following standing

resolution:
“That the Hornby Island Local Trust Committee request that Notices of
Intention to Apply for a Federal Cannabis License be forwarded to the Local
Trust Committee upon receipt by the Islands Trust.”
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May 24, 2019

HO-2019-038

First Nations
Relationship Building

It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee adopt the following standing
resolution with respect to First Nations in the Local Trust Area:

Whereas the Local Trust Committee seeks to engage in Reconciliation with local
First Nations, governments and the island community by honouring the Truth
and Reconciliation Commission Calls to Action, United Nations Declaration on
the Rights of Indigenous Peoples, Draft Principles that Guide the Province of
British Columbia’s Relationship with Indigenous Peoples, and Islands Trust First
Nations Engagement Principles, the Local Trust Committee endeavours to:

a) Annually, write a letter to First Nations, (re)introducing Trustees and
staff and provide a schedule of known Local Trust Committee
meetings for the upcoming year, as well as, provide an update of
current projects and advocacy activities;

b) For various Local Trust Committee meetings, invite elders from local
First Nations to attend and provide a traditional welcome to the
territory;

c¢) Work with First Nation governments on cooperative initiatives,
including and not limited to, language, place names, territorial
acknowledgements, and community education on Coast Salish and
local First Nations’ cultural heritage and history;

d) Work with First Nation governments on engagement principles for
inclusive land use, marine use, and climate change planning;
advocacy, protection and stewardship; and knowledge and
information sharing protocols;

e) Establish and maintain government-to-government dialogue with
First Nations, now and into the future, based on respect and
recognition of Aboriginal rights and title, treaty rights, and First
Nations’ traditional territories within the Islands Trust Area.

May 24, 2019

HO-2019-044

Bylaw Enforcement
to undertake
proactive
enforcement of non-
compliant STVRs

It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee adopt the following standing
resolution:

That the Hornby Island Local Trust Committee authorize proactive enforcement
of the Hornby Island Land Use Bylaw No. 150 regulations for Vacation Home
Rentals.
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Print Date: October 30, 2019

e

Islands Trust Top Priorities Report
Hornby Island
1. Official Community Plan and Land Use Bylaw Amendments Responsible m
Bylaw amendments to address issues with respect to the Public Use Area and MALA in Jaime Dubyna Rec'd: 27-Apr-2018

the large lot residential zone, R3A zoning of ISLA site, regulations for cannabis

production and sales, and other housekeeping amendments

2. Watershed Protection and Groundwater Preservation Responsible m

Project charter, work plan and budget; consolidation of existing information; required William Shulba Rec'd: 08-Jun-2018

research to address key knowledge gaps; workshop to explain the model; suggestions
for next steps including finding potential funding, advocacy/education/coordination with
other agencies etc. Review approaches to ground water protection and water
conservation on Hornby Island including consideration of the Gulf Islands Ground

Water Protection Regulatory Tool Kit and the possible use of Development Permit areas

for water conservation

3. Vacation Home Rental Community Education and Bylaw Compliance Campaign Responsible m

Implement the Project Charter for the education and compliance campaign. Jaime Dubyna Rec'd: 27-Apr-2018
Warren Dingman Target: 01-Jan-2019
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Print Date: October 30, 2019

Islands Trust Projects Report

Hornby Island

1. Ford Cove Consultation Responsible

Conduct a consultative process for the Ford Cove area

2. Public Use area planning Responsible

Support collaborative planning process for Public Use areas 27-Mar-2015
Ongoing participation in public education, advocacy and regional processes with respect 28-Sep-2018

to the marine environment and shoreline protection

4. Improving Bylaw Compliance Responsible Date Received

Explore with the community and staff, approaches to improving Bylaw compliance 28-Sep-2018

5. Ecosystem Protection Responsible Date Received

Consider potential utilization of the Regional Conservation Plan. 28-5ep-2018

6. Addressing Climate Change Responsible

Review measures to address climate change including through implementation of OCP 28-Sep-2018

policies
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Print Date: October 30, 2019

e

Islands Trust Projects Report
Hornby Island

7. Addressing housing needs

A project to identify, assess and implement housing opportunities including reviewing 25-Jan-2019

residential density on rural lots and considering staff accommodation on commercial lots.

8. Implementation of Coastal Douglas-fir Toolkit

25-Jan-2019
9. Model Cell Tower Consultation Process Responsible Date Received
13-Sep-2019
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