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HORNBY ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 148

A BYLAW TO ADOPT THE OFFICIAL COMMUNITY PLAN FOR THE HORNBY ISLAND LOCAL
TRUST AREA

The Homby Island Local Trust Commitiss, being the Loeal Trust Committes having jurisdiction on and in
raspect of the Homby Island Local Trust Area pursuant to the Islands Trust Acl,

AND WHEREAS the Homby lsland Local Trust Commities wiahes to adopt an Official Communlty Plan,
The Homby Island Local Trust Commities enacts as follows:
1. ITE
This Bylaw may be clied as the "Hornby Island Officlal Community Plan Bylaw No. 149, 2014",
2. APPLICATION

This Bylaw applies to:

Homby lsland,

Toby Island,

Flora Intet,

Norris Rocks,

and unnamad islets and the surface of water within 1000 metres of the natural boundary of the s8a on
Hemby and Toby Isiands and Flora |slet, except whare the boundary overlape with that of Denman
lsland In which case, the jurisdiction of the Hornby Island Local Trust Commities extands to a line
mid-channel between the two Islands as shown on Schedule B.

3. ORGANIZATION

The following schedules attached to and forming part of this Bylaw, are adopted as “Homby lsland
Officlal Community Plan Bylaw 148, 2014":

Schedule A: Bylaw Text

Schadule B:  Land Use Designatons Map

Schedule C:  Land Status and Road Designations Map

Schedule D1;  Environmentally Sansiive Areas (Sensitive Ecosystem Inventory) Map
Schedule D2;  Environmentally Sensiive Areas Map

Schedule E: Development Permit Areas Map

Schedule F. Hazardous Arsas Map

8chedule G:  List of Community References

4. REPEAL
*Homby Istand Official Community Pian Bylaw No. 104, 2002" is repealed upon adaption of this Bylaw,

READ A FIRST TIME THIS 25™ DAY OF APRIL , 2014



PUBLIC HEARING HELD THIS 11™ DAY OF JULY , 2014

SECOND PUBLIC HEARING HELD THIS o™ DAY OF SEPTEMBER , 2014
SECOND READING THIS 17™ DAY OF JULY , 2015
READ A THIRD TIME THIS 14 DAY OF AUGUST , 2016
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS

g™ DAY OF OCTOBER , 2016
APPROVED BY THE MINISTRY OF COMMUNITY, SPORT AND CULTURAL DEVELOPMENT THIS

14™ DAY OF JANUARY , 2018

H

ADOPTED THIS ar DAY OF JANUARY , 2018

SECRETARY CHAIRPERSON



SCHEDULE A
HORNBY ISLAND OFFICIAL COMMUNITY PLAN

SECTION I — BACKGROUND
11 Context and Interpiretation

1.1 ACKNOWLEDGMENT {new) lslands Trust Councll acknowledges that the tslands Trust Area Is located within the
treaty and territorial lands and waters of tha BOKECEN, K'dmoks, Lok enen, Lyackaon, MALEXEL, Qualicum, Quw'utsun
Tribes, scewabon mesteyox~, Scie'new, salllv eta™, SEMYOME, shishélh, Skwowi7mesh, Snaw_ -naw-as,
Snuneymuwiw, Spune’luxutth, STAUTW, Stz'uminus, ta?emen, tog gaymxw, Ts'uubaa-asatx, Wel Wal Kum, We Wal Kal,
WIJOLELP, WSIKEM, Xeldlbow, Xwémalhkwi/?0p gqaymixv, and xvmetkwayd m (collactively referrad to herelnafter as
‘First Nations’). lslands Trust Councll acknowledges that the lands and waters encompassing the Trust Area are subject
{0 the treaty and terrtorial rights of First Nations. The Trust Araa has been home 1o Indigencus Pecples since tima
Immemorial and their relationship to thesa landa and waters continues io this day. Islands Trust Gouncil honours the rich
history and cuttural heritage within the reglon and has stated its commitment to reconciilation and meaningful engagement
wth First Nations in the Trust Area.

Homby
island

This plan Is an update to the Homby Island Cfficial 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 referencas and dlarification of the text whene previous use of objectives or policles
have identified lack of clarity. A review was undertaken of Section Vi — Objectives and Policies for
Sustalnable Land 1Jse” with a focus on housing and tha economy and amandments are incorporated Into
this plan. Other areas of review Included new objectives and policy on wind energy and amandments to
land use designations on some properties.

The Plan update distinguishes between “Policias’ and "Advocacy Policies”. “Policles” are those that are
within the authority of thae Homby lsland Local Trust Commities to implement. Community goals and
objectives included In this Bylaw that address matters that are outsida the jurladiction of tha Homby Island
Local Tnust Committes are consldered “advocacy policlas”. Thase advocacy policies sncourage others to
take actions that the Local Trust Committes believes would contribute to the goals and objectives of the
plan. This Bylaw cannot and doas not represent @ commitment from other agencles or persone 1o act
acconrding to community goais, objectives or policles.

Properties are noled with a land use designation on Schedule B attached to this Plan. Each designation |s
referenced In the text of this Plan with stated objectives and policies. In addition there are sactions of the
text of this Plan that apply to all properties on Homby lsland. If a property has mora than one land use
deaignation as defined on Schedule B to this Plen, then the objectives and policies applicabls to each
designation shall apply to that property.

‘The term “Information Note® I8 used periodically within the Plan. An information note is not part of the officlal
community plan bylaw. An Information note |8 added to the publishad bylaw document efter adoption of tha
bylaw io assiat In the understanding and Interpretation of the Plan.

1.2 Purpose

The puwposa of this officlal community plan bylaw I8 to further the object of the Isiands Trust Act through
long-range lend use policies for the Hornby Local Trust Area. This bylaw provides a statement of local
government goals, objectives and policies. It I8 Intended to provide policy guidance for the Homby Island
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Local Trust Committes and the public regarding the existing and proposed land use and development in
the Local Trust Ares.

1.3 Islands Trust Authority

The /slands Trust Act gives the lalands Trust, via its Local Trust Committess, essentially the same land uss
planning authority as a regional district board under the Local Government Act. Bylaws must be submitted
to the Islands Trust Exacutive Committes for approval and must not be approved If they are contrary to or
at varlance with the Trust Policy Statement. In the casa of Ofclal Community Plans, approval by the
Minister of Community, Sport and Cuttural Development Is alao required bafore adoption by the Local Trust
Committes.

The Homby Island Local Trust Commiites Is the Local Trust Committes with responsibliity for land use
planning and regulations within the Homby lslend Local Trust Area. This committes has thres members;
two locally elected rustees and a member of the Executive Committae appointsd by the chairpereon of the
lslands Trust Councll.

The purpcse of the Trust Councll, Executive Committee, and Local Trust Commitiees, Is to carry out the
object of tha lslands Trust which Js:

To preserve and protect the trust area and iis unique amenities and environment for the
benefit of the residents of the trust area and of the Province generslly, In cooperetion with
relavant indigenous communities, municipaiities, regional districts, Improvement districts,
other persone and organizations and the government of the province.

The legisiated object defines tha purpose of providing authority to the lalande Trust for land use regulaton.
The Trust Policy Statament |s & genaral statement of policles to carry out the object of the Trust. Local Trust
Committesa ampioy tha avallable planning powers of tha Local Government Act to preserve, protect, and
effactively maintain the rural nature, health, natural environment and vitality of the Trust Area.

1.4 Historical Perspectives

Somaeone has said "a psople without a history can have no vislon". The paople of Homby Island are standing
on history. It |8 o be found in the remnants of snake fences, and In the derelict orchards, in the blackened
shell-flecked sail around the shores, and in the indigenous traas and shrubs from which the first people took
their sustenance

Perhaps the phrase "a paople without & history can have no vislon for the fulure,” was an attitude of Europaean settisrs
In the 18008 on Homby lsland and elsewhere around the Salish Sea. That recent history on Hornby 18 In the remnants of
snaka fances and derelict orcharda of settiers. However, the prasant population Is standing on a much longer history
found in the blackenad shall=flecked soil In shorsline middens, In uplands pits for preparation of foed or shelter, further
Incland In trees modified for cedar bark for clothing, baskets and nets, and In the oral history of plants and shrubs from
which the first paople take their sustenance. That long oral history covers thousands of years of the use and occupation
of Hornby Island before contact

Homby
Island

The rocks of Homby lsland are part of the sland arc Wrangellia, which started Its life as molten lava, three
hundred and fifty million years ago, south of the equator. The are, the result of che ocean plate meeting
anothar and subducting, Joumeyed north on the back of the Pacific Plate, ercding gathering imestonsa. On
reaching the |atitude of prasent-day Mexico, about one hundred and saventy million yeara ago, another set
of volcanic eruptions added more voleanic rock to the terrain.

From these two major geological evente came the laland's basement rock, and later, 85 to 70 million years
ago, most of the ingredients for the island’s sadimentary rock, the pabbles In the conglomeraie and the
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Homby
island

aroded rock from the tumbling hillsides, came from the recycled substance of Wrangelila's earlier geclogical
history. Also in the sediment are found fosalls of sea creatures, and pleces of petrified wood dating from
treas that grew at that time.

Continuing tectoric piaie pressure first folded and then fauited the layers of sedimeniary rock. The
movement of glaclers and the rising and falling of seas in the interglacial pericds, scoured the rock and then
padded the dips and valleya with clay, sand, and glacial tlll. Some of the boulders and cobbles wers brought
from as far away as the Coast Range Mountains.

Ten thousand ysars ago, three thousand years aftar the last glacler retreated, the receding sess etarted
slowly to reveal Hornby Island with much the same shape that it is today. Vegstation started to grow and
by fiver thousand years ago people from Deep Bay were visiting the lsland gathering the lsland's bounty
and fishing from lts shoras.

During the 1860's Homby Island was virtually emply of paople, as a result of the devestating smalt pox
eplidemic of 1862 |t was the sight of the Island on fire at the end of the decade that declded Gaorge Ford,
one of the earllest recorded settiers, to move from the setlement In Comex to Homby Island. Flres made
clearing land easler. Other setiers followed. In 1870 a whaling company moved Its basa of oparations to
Homby Isiand, but In less than two years It went into liquidation and one hundred acres at Whaling Station
Bay with whaif, sheds and other bulldings were auctioned off.

Tha early settlers wers able to chocse land which was shelierad, amply provided with water, and having
desp fertile soll. By the turn of the cantury Homby had become a falrdy prosperous farming community,
aithough many who came to farm found the sale of logs from the clearing of land more profitable than the
farming (teal.

Homby leland, like all lelands, promised a dream. The leland challenged, dared, and offered an ascape.
Not everyone who came succeaded and even those who did succeed, often found their chlidren seeking
dreams elsewhare. By 1880 most land had changed hande aeveral timas. Famllles had come and gone.
Some orchards were derelict and many flelds were overgrown. The 150 people on the lsland wers made
up of fishermen, subslstence farmers, resort owners, thelr children and one or two retired Intellectuals.
Towards the end of the sixdies developers discoverad the |sland and three farms were tumed Into amall lot
residential subdivisions.

To avoid more indiscriminate carving up of the laland, a policy restricting subdivision to a ten-acre minimum
lot alze was Introduced, In 1889 through a provincial cabinet Order-In-Councll known as the "Ten-Acre
Freeze", applying It to all of the Guif Islands. The decres permitted no further subdivision creating lots under
10-acres In slze, with a maximum of two dwellinga par parcal, and was to continue to apply untll Zoning and
subdivision bylaws could be enacted by the local governments for each lsland. As well, In about 1872,
using existing scll analysis mapping, the Province eatablished the BC Agricultural Land Reserve (ALR), and
Its Commiesion known as the ALC, covering all the known ussable farm and grazing land In BC to prevent
further subdivielon or davelopment of the Province's remaining farmland, except through applicetion to the
ALC (thls was estimated to Include no more than 3% of the province's land mass). Ln 1873, the Comox-
Strathcona Regional District responded to the call for land use regulaiion by aselsting the Homby
community to develop and pass Its firat set of iocal land use and subdivision bylews (Bylaws Nos. 137 and
136). This coincided with the arrival of the counter-culture people, and the |sland flowered with artiate,
craftamen and academics seaking a more meaningful life. In 1674 the lalands Trust was formed to preserve
and protect the Gulf Islands, which Include Homby laland, against Inappropriate use and develcpment. In
Aprll 1877, tha new Homby Island Local Trust Commities, following lengthy discussion with Homnby
residents, approved the firet Official Community Plan for the Island.

Legisiation dosa not ensure the spirit of a place. Homby laland Iteelf with its beauty, with ita hlstory deep
into the past, its tranquility, s changing light and seasons, must be allowed to capture the hearis of thoee
who dwell here. Homnby will endure although It has not always been an lsland and ona day may not be
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again. it has traveled a long way and gone through many changes. it will be here long after the human
populetion has gone. Every person who owns land holds it as a temporary tenant, In trust for future
generations.

1.8 Soclo-economice of Hornby lsland

A permanent populstion of 958 persona In 2011 represents a population decrease of 10.8% since 2001.
The population is generally aging with a madian age of 68 years. The population Is characterized by lower
than avarage incomes and higher than average education. If trends continue, the challenges of ensuring
housing affordability and safety, mobility and securlty wili Increase and efforts to provide for supportive
services will be of concern.

The economy follows & seasonal cycle and is highly depandent on a population of viatiors that Is estimated
to quadruple the Island population In summer months. There are an estimeted 100 businesses on Homby
leland, of which about 80% operate as home based businesses. Tourlsm is the major economic driver
manifested In tha ranga of accommodations, services, arta and crafts, parforming arts and alternative health
expariences that are available. There has been a long history of homeowners renting thelr homes to others
for short periods of time (vacation home rentale) as & maans of creating an Income or to offest some home
ownership costs. This activity has made a significant coniribution to the Island's economy. The construction
industry, some public servica positons and an increasing number of caregivers rounds out an integrated
economy.

The Hornby Island Community Profile {(March 2010) provides more detalled Information.

1.7 Principles

The principles behind tha developmant of this Plan are based on the mandate of the lslands Trust Act, "io
preserve and protect, the trust area and its unique amenities and anvironment for the baneflt of the residents
of the frust area and of the Province generally, In cooperation with relevant Indigencus communifies,
municipaliies, reglonal districts, improverent districts, other persons and organizations and the
govemnment of British Columbla.*

Based on that mandate, the objectives of the Homnby Island Community Plan are somewhat complex and
focus on two main prioritiss. A first prionity Is to provide a balance between preservation of the natural
snvircnmant and development assoclated with human setiement and economic activity. A second priority
Is to preserve the unique parsonallty of the community while providing for its neads and those of its visitors
in a manner and at scale that does not cverburden the limitad resources of the Istend or Its residents.

This Plan helps ensure that declelons related to the use of land on Homby lsland will not be made on the
basls of expadiency but rather will be based on tha features of the natural environment and their inherent
capacity to support a particular use or development. in addition, thia Plan heips ensure that any proposed
change in land use will be evaluated In tarms of its Impact on the social environment of the whole lsland
and on the associated neads of future generations.

Homby Island offers unusual scenke beauty, sandy beaches, interesting geologic formations, clean alr, &
gentle climate and a community that has a rural lifestyle. The refative lsolation of the Island has contributed
to the self-sufficlent character of the community. However, the increasing urban density of the lower
mainland and sastern Vancouver |sland makss the Island atiractiva to thousands of visitors whose demand
for use of the [aland thraatens the vary qualltiea that make the Island spacial.
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It le recognized that human settiement on Hornby lalend Is constrained by the Island's size and is limited
supply of fresh water. The fragliity of its natural environment constitutes another less obvious arx less
widely understood constraint to development and use by visltors. Homnby leland offers many outstanding
natural and historic features valued today by residents and visitors alike. if these features are to ba enjoyad
tomorow, they must be protected today. It Is only through community concem and understanding along
with a sense of stewardship and responsibliity that the lsland will be effectively protected and preserved.
This Plan presants a well-definad community conssnsue about what |e valued and should be protecied and
It is hoped that the Plan will Influence goveming agencias io respact the policies of the Plan.

These genaral objectives express the basic values haid by tha pecple of Harnby lsland:
1. Toensure that all human activities on the Island respact the natural environment and preserve the
fraglle ecosystams.
2. Toensure the quallty and quantity of the groundwater Is not compromised through human activities.
3. To maintain a rural community that Is safe, creative, seif-rellant and diverse.

4. To davelop and support the Official Communiy Plan to guide the actions and declslons of residents,
visltors and all levels of govemment with respect io Homby island.

From these general values, the Officlal Community Plan gives dstalled objectives and policies to ensure
that changes are sultabls In tha long term and have broad community support.

Since the originat preparation of this Plan the Hornby community has also developed a collective vislon
titled the “/dea! Homby Island in the year 2020" that |e contained In the Hornby Island Communily Profiie.
(listad In Schedula G). This statemant of vision transcends land use planning and encompassas the broader
vislon of a community that is invaluable as a reference as declslons are made. The community vision
statements can provide a useful reference In amplifying the meaning behind the principles, objectives and
policies of this plan.

Officlal Community Plan, 2014 5
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T — PRIMARY ECTIVES AND POLICIES

21 Broad Community Objectives

Tha following stetement of general objectives express the values that are significant to the peopls of Homby
Island and togather with the apecific objectives listed In each topic area ssts the direction to be followed
when interpreting and Implementing the policy statements.

To promaote the conservation, preservation or restoration of.

a) areas of natural, ecenlc, historical, archaeclogical {including areas of First Nations significance) or
sclentific value,

b) watershed and groundwater recharge areas,

(] public land and parks,

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

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

To ensurs all human activities are carried out in a manner that ia sanasltive to the protaction of fresh water
rescurces and to the fraglliity and interaction of natural ecosystems, are compatible with activities of
surrounding nelghbours, and are in keaping with the rural scale of land usa on the Island.

To minimize poliution of air and water.

To limit or reduce present and future stresses upon natural and community resources, particutarly thoss
generated by increasing ssasonal uses.

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

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

To maintaln the community's sense of unity and to promote a residential development patterm conalstant
with the rural character of the Island.

To encourage residants and visitors to take an active role in the preservation of natural and soclal values
on the lsfand.

To encourage consultation with and participation of the public, and when applicable, of K'omoks First
Netionin local government decisions and In the management of Provinclal resources by appropriate
agencies, Including relevant Indigenous communitles.

Te protect through sound long-range planning policies and strategles, the agriculiural potantial of lands,
foreshore and Interiidal areas, forested ansas and groundwater racharge areas.

To support community awareness and participation In achleving lifestyies and bulldngs which ensurns
energy efficiency.

Tosnaeure a relationship with First Nations with interests in Hornby and the surrounding waters.

To preserve the rural characler of the Island.

Official Community Plan, 2014 8
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2.2 Objectives and Policles for All Land Use

Background:
The Imporiance 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 Community Plan.

Sensitive Ecosystems and Blodlvaraity

Hornby leland Is located within the Coastal Douglas-fir biogeociimatic zone, which Is a relathvely rare zone
within British Columbla, occupying only 0.25% of the province. Sensltive acosystems are considared
sensitive becausa of thelr rarity and their fragliity 1o disturbance. The protaction of sansitive ecosystems Is
Important to maintain biodiversity. Homby Istand has 573.7 hectares of sensltive ecosystems covering
18.2% of the Island. However, the Island has the sacond highest percentage of land in the Trust Area (28%)
convertad to human use. Garry oak woodlanda, herbaceous areas, mature forest stands, cliffs and wetlands
provide habitat for a varlety of plants and animals, Including about a dozen species at risk.

The Islands Truat has usad various typss of ecosysiem mapping for planning and conservation purposes
sincs its inception. Early sources of Information were complled from various studies while more recent
efforis focused on development of ecosystern mapping products. The most recent mapging Included:

ITEM - Islands Trust Ecosystem Mapping — This mapping was captured from 2000 and 2002 digital
orthophotos. Thare was no groundtruthing and ecosystem features were rapresantative of a bird's eye view
of the |landscape.

SE| ~ Sensitive Ecosystem Inventory — This was a joint Inative between the Federal and Provinclal
Governmenta to map rare and fraglle ecoasystiems. information was derived from aerial photos producad In
the early 18808, supported by salective fleld checking. An audit, done in 2004 using 2002 orthophotos,
outiined the loss of sensitive ecosysiams that had occurred In the 10 year time span.

SEM- Hornby lsland Sensltive Ecosystem Mapping, 2010 - This is the latest initiative and is basad upon
2001 aserial photography and recent selsctive groundiruthing. It I8 slmliar to SEI mapping and Is based upon
Teirestrial Ecosystem Mapping {TEM). It Identifles areas which are fraglle and/or rare because of diversity
of species they support. They are deemed sensiive as they are easily impacted by human aciivities. The
Inventory includes old forest, woodland, herbaceous, wetland, cliff, freshwater as sensitive ecosystems;
mature forest as a rare ecosystem and young forest, seasonally flooded agricutural fislds and non-senaltive
areas as other mappad ecosystams. Mapping of mature forest acosyetema, freshwater and wet forast
ecosystems and dry eoll ecosysiems hae also bean developed based upon the sansitive acosyatem
mapping to faclitate analyals.

Other ecosysiem resources are listed In Schedule G — List of Community Refarancas.

About 26% of Homby Isiand is preserved by provinclal and regional parke and another 6% ls Crown land
managed to prolect groundwater recharge. The remaining 88% of the island is divided betwean Agricultural
Land Reserve {28%), large iot residential (30%) and small lot residential, commerclal activity and
community service use (8%).

Achleving sustainable blodiversity throughout the [sland will require stewardship on the part of landowners
basad upen having knowledge of the ecosystems and understanding of thelr iImportance. Land Lse
raguistions and the establishment of Davelopment Permit Areae can play a role In protecting key features.

Groundwater

Grourdwater is the primary source of potable water supply on Homby Istand. Studles have Identified the
importance of protecting the groundwater supply, ensuring that catchment areas are protected to provide
for effective groundwatar recharge, that groundwater Is not cortaminated from deveiopment and that the
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rate and usa of groundwater does nct exceed the rate of replanishment both In kocalized araas of the island
and for the island In general. Effective planning and land use managemsnt are idantified as some of the
most effactive means to address groundwater management.

Over-riding Land Uga Objeclives:

The objactives that apply to all sectiona of this Plan are:

{1 to preserve the natural ecosyeiems and blodiversity of the Island, and
{2) to protect the groundwater resource.

Over-fiding Land Use Pojicies:
Policlea 2.2.1 and 2.2.2 apply to &ll sections of this Plan.

2.2.1 In order to preserve the natural ecosysiems and blodiversity of the laland the following should be
sckiressed: a) wherever possible through zoning and land use regulations and where appropriate
through Developmant Permit Areas; b} when considering applications for permits, rezoning and
subdivision; and c) through information and advocacy directed 1o residents, proparty owners and
agencies with jurisdiction on Homby Island:

]

Iy
illy

)
v

protacting identified sensltive ecosystems and imporiant habitat from the adverse effects
of devalopment;

conaerving relativaly undlsturbed natural areas;

refaining areas of native vagetation on each property wherever poselble, especially along

- fet lines;

managing undevaloped public land 8o as to maintain or restore natural blodiversity and
ecologleal integrity; '

securing connectivity between nafural areas whenever the opportunily arises; i)
sustaining the foresiad areas of the Island through timbar harvesting practices that retain
tree cover and forest ecosystems; and

preventing the spread of Invasive apecies, and

Homby
Island

viii Protacting culturally relevant Indigenous artifacts

2.2.2 In order to protect the groundwater resource of the lsland, the following should be addressed: a)
wherever posasible through zoning and land use regulations and where appropriate through
Development Permit Areas; b) when considering applications for psrmits, re-zoning and
subdivislon; and c) through Information and advocacy directed o residents, property owners and
agencles with Jurlediction on Hornby Island:

)

I

()

maintalning the recharge of the groundwater resource in Identflad recharge areas by
restricting extensive logging, modification of netural drainage features, residential,
commerclal and industrial developments, extensive road dewvelopment, excavailon,
quarrying and scil ramoval, ditching and drainage works;

malntalning the quality of the groundwater resource by preventing contamination from:
sewage and grey water, concantrated animal fesding operations, intenslve fartilizer or
pasticide application, Improper uee or storage of toxic chemicals, Improper waste disposal,
such as buming and open dumps, inadequate protection of wells, inadequate ssaling of
abandonad wells, over-pumping of grounciwater In areas where salt-water Intrusion Is likely
to oceur;

maintaining the quantity of the groundwater resource by: imiting new develcpment and
land uses that will put an addifional demand upon the groundwater resource in areas where
avallabllity is already a problem, using rainwater catchment and etorage aystams wherever
possibis In new and existing developments, establishing water conservation measures and
practices; and

OfMcial Community Plan, 2014 8
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Iv) supporting the implamentation of a groundwater protection plan, Including Innovative and
remedial programs.

SECTION IlI—-OBJECTIVES AND POLICIES FOR PROTECTION OF THE
ENVIRONMENT

3.1 Environmental Stewardship

Backaround:

The Hornby Island Trust Committee recognizes the need fo protect the environment and finile 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 visltors in the
summer months.

Homnby Island residents are generally aware of the need for parsonal diligence In minimizing the impact of
human actlvittes on envircnmentai systeme. The community |s always seeking ways to encourage visttors
{o the Island and senlor levels government with jurisdiction over rescurcas on the leland to adopt the sama
commitment. There are currently no active mineral claims on the laland and any future development of
metal or coal mines on the Island |a Inappropriate. The community encourages water conservatlon through
water storage, catchment and water recycling.

Area
All areas within the Hornby Island Local Trust Area eve subject to the following objectives and policles.

Oblectives:
The objectives of this subsaction are:
(1) to encourage senior governmants to preserve and protect the anvironment,

(2) to inform residents and visitors of actions necessary 1o protect the |sland's ecosystems, freshwater
resources, and preserve native blological diversity; and

(3) to ensure that pammitted land uses do not threaten the sensitive environment of the Island and ia

native blologlcal diverslty and

(4} to preserva signs of Indigancus occupation, such as middens, culturally modified frees, clam beds
and gardens and fish traps.

Advocacy Pollcles:

3.1.4 A moratorium on oll and gae exploration in the Trust area is supported.

3.1.2 The Ministry of Energy, Mines and Petroleum Resources Is requested to establish a reserve on the
entire lsland against exploration for mineral or patroleum rescurces.

8.1.3 The Local Trust Commiitea should encourage meseures to reduce the risk of pollution from
transporting dangerous materiale by air, sea or land on or near the lsland.

3.1.4 The Minisiry of Transportation and Infrastructure and utlilty corporations are requested to replace
the application of pasticides and herbicldes on road allowances or other transmission routes with
non-poliuting practices such as manual timming.

3.1.5 The hydro-glectric utliity company Is requestad to consult with the Local Trust Commitiea on any
fiald opsrations Involving the application of chemicals (such as remedial woodpole treatment

programs).
Homby ———;
igland — —
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3.1.8 The Comox Valley Reglonal District is requestad to conaider affordable and effacilve measurea that
will address the problem of uncontrolled dogs on Homby Island.

8.1.7 The Comex Valley Regional District is requested {o continue to maintain and enforcs the following;
a) an effective noiss bylaw to address nolse disturbance originating from sound systems,
musical inetruments, barking dogs and other sources,
b} an effective unaightly premise bylaw; and

c) the “dark skies® In rural areas lighting standards.

3.1.8 All government and nor-government agencles and private businesses Involved In previdng services
for the residant and vislting publlc are requested to provide adequate toilet facliitiss and waste
recycling containers for thelr cllents and to make information avallable on water conaervation.

3.1.8 Touriasm-related businessss, rasl estata agents and other organizations that provide information to
visitors or potantial owners of island proparly are requestad to Include Information on the leglelated
"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 supplyfo preserve natlve
blological dveralty, and to acknowledge we are Iiving and working on tradiional Indigenous lands.

3.1.10 All owners and land users are encouraged to comply with the "Davelop with Care: Environmental
Guidelines for Urban and Rural Land Devalopment In British Columbia® of tha Ministry of
Environment and with the regulations of the Vancouver |sland Health Authority, and the orders and
discretion of the Fire Marshall,

3.1.11 Efforis to control the spread of Invasive axotic plant spacles (such as Scotch broom, hally, Ivy,
daphne and Himalayan blackberry) and to eradicats them from environmentally sensitive areas to
enable thair replacament with native apacies are encouraged and aupported.

3.1.12 Programs fo control the population of cpossums are supported,

3.1.13 The use of toxic herbicides and pesticides and heavy applications of fertiiizers on lawns and gardens
le strongly discouraged.

3.1.14 The dissemination of information about the risks of Introducing Invasive non-native species and
pathogenic organlams hamful to Indigenous spacies resulting from bringing blological material
{Inciuding soll, bark muich and firewood) onto the island Is supported and efforts to Increase
susiainable Island aeif-aufficlency with respect to the provision of firewood and other biological
material are encouraged.

3.2 Environmentally Sensltlve Areas

Backqround.

Hornby Island has a diverse and fraglle ecology with many significant natural features. The climate and scil
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 habitst for birds, wildfilowers
and rare plant specles.

The Sansitive Ecosystem Mapping (SEM) completed by the Islands Trust in 2010 provides the most
complete and up to date Inventory of Information on terrestrial based scosystams. This mapping together
with an updated Islands Trust Reglonal Conservation Plan will assist the Local Truet Commitiee in its
declelon making and in the development of land use, subdivision and developmant permit regulations as
such programe devalop.
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Copies of the Sensitive Ecosystem Mapping (S8EM) and the Regional Consarvation Plan are avallable on
the lalands Trust webelte (www.|slandstrust.bc.ca) and the SEM map will be readlly avallable slectronically
and In hard copy for refarsnce. .

The Islands Trust Reglonal Conservation Plan Identified the following Sensitive Ecosystems and their
dstribution on Homby lsland:

Seneitive Ecosysizms i August, 2010)

| Sensitive Ecosystem Arga (ha) | Portion of Local Trust Area (%)
Ciff - 268 0.0
Freshwater | 12 X =
| Herbaceous A7.6 1.6
Mature Forest 178.8 8.0
| Old Forest 0 0
Riarian 0 o
Woodland 628 . 2.1 _ |
| Wetland 258.1 8.6 |
| TOTAL | §73.7 | 19.2

Protected areas ldentified in the Regional Consarvation Plan were listed as foliows:

Protected Areas Digtribution (November. 2010):

Type of Protected Arsa Area (hectares) | Ares as ¥ of Local Trust
Area |
Conservation Covenant |Conservancy held) 3.8 0.1
Ecolzglcal Reserve 0 0 |
| Nature Ressrve ] B 0 .
| Park — Munlclel 0 e [
| Park — Communlty a7 0.2
| Park — Provincial 333.9 11.2 |
| Park = Reclonal 336.6 11.2
| TOTAL €80.1 27

Other noted features Identified in the Regional Conservation Plan include:

At Risk Specles {Ssptember, 2010): )

The B.C. Conservation Data Centre has recorded sightings of Coastal wood femn (blue listed), Westarn
Screech-Owl, kennicoitii subspacles (blus listad), Coast microserls (red listed), Propertius Duskywing
{blue listed), White-top aster (blue llsiad), Macoun's meadow-foam (red listed), Nuitall's qulllwert {bue
listed), Fragrant popcomnfiowar (red llsted), Peregrine Falcon, snafum subspecies (red liated), White-top
aster (red listed) and Great Blua Heron, fannin/ subspecies (blue listad) In the Homby Island Local Trust
Area. There may be additional specles at risk In the Homnby Island Locai Trust Area that are not recorded
with the B.C. Conservation Data Centre or whose locations are conslderad confidential Information.

Forested Ecosystema (August, 2010):

The Hornby Island Local Trust Area Is located in the Coastal Douglas-fir Zone. No Old Forest acosystems
wares found In the 2008 Terrestrial Ecoaystem Mapping (TEM) of the local trust area used for thia report,
however, 2001 TEM of Helliweall Provindlal Park does Indicaie some small old growih patches. The mapping
for Helliwell Park Is currently being reviewed and will be updated accordingly. The breakdown of forests by
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age clasa |a as follows (note: this includes woodland sensitiva ecosystems, ao percentages will vary from
the sensitive ecosystems section above):

Forsst Typs | AREA (ha) | AREA (%) ‘
Pole/Sepling Forest (<40yrs.) | 38885 | 7.3% |
Young Forest(40-80 yra.) 1608.72 29.8%

Mature Forest (80-250 yrs.) 28682 | E1% ‘

N.B. Sea nofe above regerding Oid Forest (>250 yrs).

Marine Ecosystams (Sepitember, 2010):
Homby lsland Local Trust Area has two submerged provinclal marine parks and two Rock Flsh
Consarvation Areas In Its local trust area waters.

" Type of Marine Protection Name of Ares Area (hectares) '
Provinclal Park [ Hellwell 27308 ‘
— | Tribune fiay 1 270
Rock Fish Conservation Area ~ Savole Rocke — Maude Reef | 174.4 |
AiadAchllies Bank [ 1,822.6
TOTAL | 4,360.4

Modified Ecosystems {August, 2010):

| Type of Modification Area (ha) Portion of Local Trust Area (%) |
| Cuitivated Fleid 287.8 (X !
| Rural 417 14.1 ]
| Urban | 61.0 1.7 i
| Road 108.8 . 3.0 |

TOTAL | 887.1 29.0 |
Threats to Ecosystems:

The threats to biodiversity found In the lalands Trust Area are described in the Islands Trust Fund Reglonal
Conservation Plan. Theae threats are pertinent to the Hornby Island Local Trust Area. In particular, the
Hornby lsland 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 thelr land use on the
surounding landscape. Education about acologically friendly agricultursl practices and residential land
uses and Indigsnous artitacts, patroglyphs, middens, and culturally modified treas may be beneflclal within
this local trust area. Biologlcal threats to the Garry oak ecosystem also Include conifer encreachment.
Local organizations should be consulted prior o Initiating education programs to avold duplication of
efforts.”

A Nature Conservancy of Canada Study of the Islands Trust area, completed in 1966, classified about three
quarters of the shoreline and associated beaches as containing moderate to high natural feature value for
wiidiife, marine and aesthetic faatures.

Cther Inventories, fieldwork carried out by biologlsts and local knowledge have identified the following
habitat areas and features:

Officlal Community Plan, 2014 12
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a) Important Terrestrial Habitat:

)]
)

)

v)

vi)

ix)
)

cormorant nasting araa on the bluffs of Helllwell Park,
haron rookery at Tralee Point and other cumant or potential heron nesting areas,
)] eagle, cspray and peregrine falcon nesting locations,

large older firs providing eagle habitat, particularly along the coastiine and the
Inland blutfs, -

old growth trees and large snaga (providing habitst for a variety of species)
throughout the island,

wetlands and ponds throughout the Island providing important habitat, wil)
Beulah Creek (salmon habitat), s riparan comider and feeder creeks, vill)
Ford Creek (fish bearing ), Its riparian comidor 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

bulldinge providing established habitet for Townsends big-eared bat;

b) Important Marine Habitat:

n

shoreline near Saint John's Point/Whaling Station Bay and other areas where
Harlequin ducks gather during thelr flightiass phase, 11} saitwater marsh

north of Texada Road providing valuable waterfowl habltat, HI) Norris Rocks
and rocks near Flora Islet where sea lions haul out, iv) Islets and rocks around
the Island where sea birds nest or gather,

v
V)

vil)

Area

Whaling Station Bay and other bays around the |sland providing watarfowl habitat,
the area of the underwater wall by Flora Islet providing habitat for many marine
species and frequented by six-gitied sharks,

the area surroundng Norris Rocks and Heron Rocke providing habitat for juverile
rock fish and other spacies, and will) areas of marine vegetation important
for herring spawning.

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

Objectives.

The abjectives of this subsection are:
{1 to ensure maximum protection of areas with ecological, natural, sesthetic or heritage velue;
{2) to ansure protection of sources of fresh water and grouncwater recharge aress;

{3) to allow for public access to such arsas only when there s no danger of damage to sensitive
featuree or ecosyatems; and
{4) to maintain native blodiveralty and connactivity of the natural habitat areas.

Bolicies:

3.2.1 Notwithstanding policies contained slsewhere In this Plan where they &pply to land identified here,
this section takes precedence.

3.2.2 Where areas are designated as environmentally senstive on Sensitive Ecosystem Mape or on
Schedule D1, the sensitive area may be protacted by covenants at time of razoning, subdivision or
other change in land stedus in favour of an appropriate third party such as the Islands Trust Fund,
or other organizations with the capacity to hold and moniter effective conservation covenants.

Homby ~
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3.2.3 In areas of water collection and aquifer recharge, natural drainags patiems should be retained, and
any removal of forest cover or other physlcal changee should be conducted so as to preserve the
ability of tha ground to retain water to recharge the aquifers, and may ba regulated by Development
Permit.

3.2.4 Development should be prohibited or restricted in areas identified by a hydrogeologlcal study &s being
vulnerable with respact to water catchment, recharge or storage functicns.

3.2.56 Any development in areas with sensitive ecosystems or important habltat may be regulated by
Development Permit to protect the Identiflad features, includng establishing buffer areas In
accordance with Sensitive Ecosystem Inventory recommendations or Environmental Guidelines for
Davelopment.

3.2.8 Development along ccastal areas adjacent {o foreshore with gignificart marine values (such as
shellfish resources or migratory bird habitat) may be regulated by Development Permit.

3.2.7 Flsh-bearing sireams, their riparian aress, tributary creeks and wetlande feeding them will be
protected and enhanced In accordance with the Provincial Fish Protection Act through reguiations
and through supporting enhancement programe.

3.2.8 Connectivity of relatively undisturbed natural areas should be meintained wherever possible Including
betwsan the shore and the interior forested uplands.

Advocacy Policies

3.2.9 Whera significant acologlcal, natural or historical areas reflacting Indigenous or Sattler occupatlon or
significant habltat areas are located on Crown land, the Ministry of Sustainable Resource
Management and the Minlstry of Environment are requested to sacurs thess areas In protective
reservas, Parks or through transfer to tha lsfands Trust Fund, and to keap them In the public domain
with accass appropriate io the level of sensltivity.

3.2.10 Voluntary covenanis or aassments to protect natural features and the donation or sale of sensitive
araas 1o a consarvation land trust such as the Islands Trust Fund are ancouraged.

3.2.11 Voluntary stewardship programs that provide information, support and recognition to lJandowners
with respect to protecting natural srese and areas where Indigenous land uee I8 evident or
suspectad on private land ars ancouraged.

3.2.12 Educational efferts to profect coastal rock formations and other natural features from dlsturbance
are supported.

Policles relating to protection of the mardne environment are Included In subsection 3.6 Marine
Conservation.
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3.3 Parks and Protected Areas

Background:

Tha natural features of the Isiand 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 tralls through private land
have provided access io forest areas and ecenic viewpoints. In addition, the public has access to three
Provincial Parks and twe Regional Nature Parka There are alao four smail community parks; four water
accesses managed by the Comox Valley Regional District as neighbourhood perks and & number of other
waler accesses and unused road dedlcations under the jurisdiction of the Minlsiry of Transportation and
Infrastructure that provide public open space and/or contribute to the trall system. The K'omoks Agreement
In Principle, signed by tha governments of Canada, British Columbia and K'omoks First Natlon in March
2012, statss that & new protected area (the pressnt vacant Crown land on Mount Geoffray} will be
established on Hornby lsland and named by Komoks,

Hornby leland's Provinclal and Reglonal Nature Parks provide recrestional opportunities in the context of
preserving ecological values. Thess parke are all loceted where there are high natural values and together
contain a represeniative cross-sacion of the Island's ecological systems thereby offering valuable
educational potential. Apart from Tribune Bay Outdoor Education Centre, nene of the parks are developed
for artificial use, reflecting a long-standing community interest In seelng minimal disturbance In these areas.

Hornby Isiand's Provincial Parks are Halllwell, established In 1888, Tribune Bay, astablished In 1678 and
Mount Geoffrey Eacarpment, established in 2004, There Is evidence of tradtional uge of the Helliwell Park
area by Indigenous peopoles, Including cultivated camas beds, middens, prescribed bums and culturally
modified trees. All of the parks are designatad "Class A' Parks under the Park Act. Helllwell Park contalns
@ 89 hactare {173 acre) terrestrial component on the peninsula culminating In St. John's Point and a 2803
hactare {7008 acre) marine component. Most of the termesirial area ls heavily forested; grassiands extend
inland from the shore-ine, which mostly consists of rocky biuffs.

Tha "Sansitiva Ecoaysiem Inventory: East Vancouver Island and Guif [slands, 1603 - 1867" records the
following sensitive scosyslems within Helllwell Park: Tesrestrial herbaceous, Woodland, Wetland, Older
Forest, as well as areas of S8econd Growth Forest with genaral blo-diversity values. Flora Islet is almost
entirely covered with a sensitive terreatrial herbaceous ecosysatem. Threatened vascular plants {red and
blue lisied by the BC Conservation Data Centrs) have been recorded within the Park. The cliffs provide
important nesting habltst for cormorante. Norrls Rocks and the rocks adjacent to Flora lelet are Important
haul-outs for large numbers of Stellar and Callfornia ssa llons resldent during the winter. A significant
population of Harlequin ducks is present In the Inshore areas.

The underwater component of Helllwell Park provides habitat for a rich variety of marine spacles. The main
featiure ls the rock wall adjacent to Flora Islet near where six gliled sharks are regularly cbserved at
unusually shallow depths. The primary attractions of the temrestrial component of Helilwell Park are the
speciacular biuffs topped by open meadow areas, the older forest (including particularly large examples of
Douglas-Fir and arbutus) and the opportunities to observe wildife and flowers In bloom. The primary
attractions of tha marina component are recreational diving to view the rich underwater ecosysiem,
kayeking and sports fiahing areas. There are commercial fisheries In and/or Inmadiately adjacent to the
Park area.

The fragilty of the Park's ecosystems together with its popularity for recreation poses challenging
conservation and managemsnt problems. In 1990 a Conservation Stewardship Agresment was established
batween BC Parks and Conservancy Homby Istand to enable local involvemnent In practical and educational
conservation measures. In 2000, BC Parks initiated the Helllweli Ecosystem-based Planning Project.

Tribune Bay Park covers 98 hectares (240 acres), of which 23 hectares (58 acres) are foreahore of Blg
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Tribune Bay. The Park's vegetation conslsts of about 70% second-growth forest and about 30% grassland
resulting from former cultivation. The broad white sand beach, backed by the opsn meadow area, is the
primary atiraction of the Park. The Tribune Bay Outdoor Education Centre operates under & Park Use
Permit In the north-east comer of the Park and provides educational programs to youth, mostly school
groups. Infrastructure Includes the old lodge, other bulldings, a climbing wall and a high ropes course. A
tennis court is also located in this area. A pilct constructed watiand providing altemative wasta treatment
has been establishad &t the Cantra.

The Mount Geoffrey Escarpment Park covers 187 hactares (462 acres) and offers both histosic values
associaied with the Leaf House and the Ford Famlly farmstead and together with the Mount Geoffrey
Reglonal Nature Park, covers approximately 26% of the lsland contalning coastal bluffs, forested benches,
wetiland, and rugged shoreline.

The Mount Geoffrey Regional Nature Park which |a now 333 hectaras (826 acres) In area was eatablished
by the Comox Vallay Reglonal District on 305 hectares (756 acres) of what was formary vacant Crown
land. it Includes the upper and western part of tha Mount Geoffrey sacarpment as wail as lower iand below
and to the west of the escarpment. Within the Park are sensitive ecosystems - Older Foreat (below the
escarpment) and Sparsely Vegetated long the adge of the escarpment) - which have been Identified in the
"Sensitive Ecosyatem inventory: East Vancouver [sland and Guif Islands, 1683 - 1887, Most of the park's
vegeiation is sacond growth foreat The escarpment of Mount Geoffray Ia an Imporiant part of the Island's
groundwater recharge area.

The main atiractions of the Park are the spectacular viewing opportunities from the edge of the Mount
Geoffray escarpmant, the well-develcped trall systems for hiking and mountain-biking and the clder (and
moister) forest acosystem below the escarpment. The Comox Valley Reglonal District has adopted a
Management Plan, davelopad with much community Involvement, management is carred out through a
contract with the Homby Island Residents’ and Ratepayers' Association.

Small Reglonal Packs exist near Tralea Point, near the top of Mount Read, at the end of Arthurs Road and
adjacent to Helliwell Park. There are about 30 water access parcels under the Minlstry of Transporiation
and Infrastructure Jurladiciion and alx or more other unused road dedications that are or could be utlllzed
as tralls or retained as undeveloped green space.

Area
All areas within the Homby Isiand Local Trust Area are subject to the following objectives and policles.

Obiectives;

The objectives of this subsaction are:

N to ensure that parke remain In an essertially natural state and that the blo-diversity, sensltive
ecoaystems and wild life habitat are preserved;

{2) to allow for recreational and educational oppertunities, Including interpretive signage regarding
Indigenous presence, for visltors and reslidants that are managed and menitored to ensure minimat
environmental degradation and to fully protect fragile areas;

{3) to encourage a system of walking, bicycling and horseback tralls, with minimal development,
through forested areas, to and from parke and acroses and around the lsland; and

{4 to encourage communiy and nelghbourhood Involvemant In the planning and stewardship of parks.

Policies:

3.3.1 At the time of subdivision and If park dedication is required under the Locel Government Act,
preference le generally for park dedication, not cash-in-lieu. This could take the form of tralls, or

parkland.
Homby
island e
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3.3.2 The following areas are sultable for acquisition, dadication, and preesrvation and are Identified as

3.3.3

3.34

3.356

336

8.3.7

338

candidates for parks or protacted areas:

a) land that la shown on Schedule B aa park, groundwater or ecological reserve (GW/EPA &
GW/GP) for endsting areas;

b) land that contributes to a community trall network that connects residential areas,
commarcial areas, the community hall and achool area, parks, heaches and ferry terminals;

c) land thet Is designated as Environmentally Sensitive Areas, as shown on Schadule D1 or
Is snvironmentally sensifve as determined by more recent mapping of sensitive
B8cosystems;

d land that provides access to the ocean;

o) land that provides low impact recreational opperiunities for the community and vigitors;

f areas of undevsioped lands;

)] lardd contiguous with existing parks and protected or undeveloped areas, particularty where
It may provide a buffer for an acologically sensitive site;

h) deslgnated water accesess as parkland; and

)} land that provides habitat connectivity

The Local Trust Commitiee, when considering applicationa for zoning amandment or subdivislon,
should pursue any opportunities to securs protected areas, parkiand or tralls through dadication,
easement, covenant or donation.

The subdivision, donation or sale of a parcel of land (or Interest in land) for park, trail or consarvation
purposes may be conasldered a community amenity. Amenity Zoning and Density Transfer
provisions may be ssiablished by the Local Trust Committee on a eite specific basls and upon
application.

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

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

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

The Local Trust Commiitse may conslder amenity zoning of properties adjacent to exlsting parks
to allow subdivision Iif the applicant Is proposing an addition of part of the lot to the adjacent park.

Advocacy Folicias

339

Owners of properties on which thers are astablished public frails and appropriate organizations are
sncouraged to work together to achleve the long term protection of the trails through covenants or
other means.

3.3.10 The Ministry of Environment is requested to:

Homby ——
island

a) maintain the natural values and not parmit development, other than thosa required for
public health and sducation In Helliwall and Tribune Bay Provinclal Parks;

[4)] continue to regulary consult with the community's parks commiitea and/or the Local Trust
Commiitee on matiers relating to the management and Infrastructure of the parks on
Homby In pariicular to address community, conservation, Indigenous historical impacts,
aesthetics and safety concerns,

¢} involve the community In stewardship programe with respect to the parks;
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d} prohiblt camping uses In the Parks axcept those associated with the Outdoor Education
Centre at Tribune Bay Park; and

e Implemant ecosystem-basad management plans for Helliwell, Tribune Bay and Mount
Geoffrey Escarpment Provinclal Parks.

3.3.11 The Comox Valley Regional District Is requested to:

a) continue to manage Mount Geoffrey Reglonal Nature Park as an undeveloped Park, for
[ow-Impact, nature-oriented uses, with only those minimal facliities nacessary for public
heslth and safsty. The Master Plan for this Nature Park should continue to emphasize
protection of ecosysiems, retention of vegetation, and pretection of fragile areas and
axlsting water sources;

b) continue active community involvament In the planning, etewardship 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 adjolning vacant Crown land
Indluding management of this parcel as an additlon to either the existing provincial or
reglonal park.

3.3.12 The Ministry of Transpariation and Infrastructure is requested to:

3313

3.3.14

3.3.15

3.3.16

3.3.17

a.3.18

2.3.19

a) work with the Local Trust Committee to devslop & plan for all water accesses, unopaned road
allowances and other such properties under the Ministry's Jurisdiction on Homby lsland;

b} support tenure by Comox Valley Reglonal Disirict of thosa parcels that the community and the
Comox Valley Regional District consider appropriste for managemant as parks;

¢} establish a stewardship arrangement with an appropriate community organization, or
organizations, to act as stewards for the remalning properiias once a plan has been developed
for them; and

d) maintain the unopsned road allowances In their natural state, prevent unpermiited alisnation
by adjacent land owners and discourage overnight camping by meana of signage.

Motorized vehicles should not be allowed outslde designated parking areas in any park, or on
unopaned road allowances, axcept for park service vahicles and emargency vehicles.

The Ministry of Environment is requested to work with the federal government and the Canadlan
Coastguard to develop measures to ensura that motorized vessels are excluded from that part of
Tribung Bay that Is within tha Provincia! Park.

The Minlstry of Environment and the Dapartiment of Fisharles and Oceans Canada are requested
1o Introduce regulations and other measurea to fully protect marine species and habitat In the
marine component of Helllwell Park.

Agencles with Jurladiction over parks are supported in restricting or controlling access to areas In
parks where this Is required for the protection or restoration of sansitive acosystems, habitats and
culturally modified trees.

Community organizations and land owners are encouraged to work together using available tools
such as covenants and easements 10 secure and extand the existing network of tralls according to
the Parks and Tralls plan.

Ownere of land located acjacent to established parks are encouraged to dedicate land or to provide
{rall easements to add o the park amenity.

Where a park containg a public well, parks authorities are requested to grant an easement to the
private wall usara(s) for their continved use and maintenance of the well.

Official Community Plan, 2014 18
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34 ‘Groundwater Protection-Sustainable Ecosystem Management Area (Mount
Geofirey Area)

Background:

This forested upland area at the cenire of the leland has been identifled by BC Environment as an important
natural groundwater storage and catchment area providing groundwatsr recharge to wells In highly settied
fowland areas. "A Preliminary Groundwater Assessment of a Crown Land Parcel on Homby laland" (1084)
carried out by BC Environment recommends that this land should be protected as a community waisrshad
area to ensure presarvation of tha quantity and quallty of groundwater on Homby |aland. In 1884, the Water
Management Division eatablished a Notatlon of Imerast over this parcel fo record Its interest In the area
due to lts importance for protection of the groundwater resource,

The Final Report of the Hornby Island Groundwater Pilot Project (1884) recorded Inter-agency agreement
that "the Crown land parcel be considefed a watershed reserve” and stated that "once mere detall and
definition of the groundwater catchment area becomes avallable, and a sultable legisiative vehicle Is found
which can provide for protaction of the land to ensure unchanged water quality and quantity, then another
tenure can be considered by the community and agancles involved.”

As immaciate protection, Tha Watar Management Division astablished a Notation of Interest (1684) over
this parcel. A recommendation of “Water Stewardship and Wastewater Management on Hornby Island
{2000)", a report prepared by Roysl Roads University, includes the recommendation to "pursue lagal
protection of the crown lands as a groundwater racharge area”.

The forest cover has besn subject to severa unnatural disturbance through Jogging and fire from the latter
part of the 16th cantury until the mid-20th century. The forest (claselfled as Coastal Douglas-Fir Molst
Maritima) |2 now In varlous stages of recovery but contains scattersd vateran Douglas-Fire and cedars. The
"Homby Island Sensitive Ecosystem Mapping (2010)° records areas of "old forest” - forest ecosystems with
an average age of 250 years or greater and "mature foresat” - - forest ecosystems with an average age of
80 yoars or greater within this parcel, (Older Coastal Dougiae-fir forests in the reglon now account for only
4% of the area they occupled 150 years ago).

A report by Triton Environmental Goneudtants entlted “Ecologics! Inventory of Proposed Woodlot #0032°
{1998) commissioned by the Ministry of Environment states that "old growth attributes (stand, structure,
spacles composltion, soll characteristics) should bs enhanced or maintained as they have the petential to
sustain repressntative features as stands develop”. The raport contains recommendations fo protect or
enhance wikilife and bio-diversity and to manage recreational impacts vaiues. This preliminary survey
Indicates tha need for & mona thorough ecologlcal inventory. Detailed accurate mapping by the Hornby
|sland Rasidents and Ratepaysrs Association and a preliminary ecological survey by Cascadla Resource
Consuitants (2000) conetitutes a beginning of this work.

In coordination with Comox Valley Regional Disirict and the Minisiry of Forests and Range, the local
community has instituted forest fighting and prevention programs. The large number of smell, degd trees in
some areas {fuel over-loading) has been Identifled as a significant fire risk.

Tha Island's two main water courses - Beulah Cresk and Ford Creek, both fleh-bearing streams - pass
through this area. At one ime, 8 beaver dam esteblished a large wetland or lake In Strachan Valley;
however the dam |s now abandonsad, The Strachan Vallay araa contalns a number of small wetlands and
seasonal and sphameral atreams.

The area has long bean valued for its.recreational atirlbutes and was previously designated by map reserve
for the Use, Recreation and Enjoymant of the Public. Former logging roads have been malntained as tralls
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by residents and are well used by walkers, ¢ycllats and equesirians - including for cross-isiand travel and
access fo the adjacent Mount Geoffrey Regional Nature Park.

A report prepared by an ad-hoc Committee of the Homnby Island Resldents and Ratepayers Assoclation
*The Hear! of Homby Island—A Forest, a Watershed {2000}" reports on tha mapping project and explores
in detall the tenurs options avallable to tha community. A repert prepared by the Advisory Crown Lands
Commitiea for the Local Trust Commiitee “Tha 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. The K'omoks Firet Nation must be recognized as being the original
Inhabitarts of Homby Island.

Aren
All areas identifled as Groundwater Recharge/Environmental Protaction Area (GW/EPA) on Scheduls B
(Map Designations) are subjact to the following objectives and policles.

Oblectivas:

Tha objectives of this subsection are:

(1) to protect and enhance the groundwater recharge function of the ares;

2 to enable the continuing recovery, restoration and protection of the forest so that the natural
struchra, composttion and blo-diversity characteristic of a Coastal Douglas-fir forest ecosystam are
re-astablished;

(3) to protect the forest from major disturbance by fire;

(4) to maintain the aesthetics/visual quallities of the forest;

(5) to encourage tenure arrangements that enable community control and stewardship of this ares;

®) to provide for low-Impact recreation acthvitles that are compatible with tha first three objectives; and

(64 to ensure that any slivicultural activities or extraction of forest products are compatible with and
subordinate to the first four objactives.

Policies:
3.4.1 This area should be conserved as a foreated area and all planning ehould ba undertaken with the
perspective of a forest-basad rather than a human-baeed time ecale.

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

3.4.3 No parmanant bulldings should be pammitted on the land; other structures should be limited by
regulation to thoae required In pursult of the objectives of this sub-ssction

3.4.4 Sensitive acosystems within this area shoutd be fully protected. Transfer of this area to conservation
or park Is supported In order to protect the wetiands.

Advocgey Policies

3.4.6 The use of fertilizers and pesticides and the storage and disposal of waate material, hazardous
chemicals and other potantial pollutants should be prohibited to protect the groundwatar resource
and naturat ecology.

3.4.8 Excavation, quarrying, soll removal, road development, ditching and drainage works should be
regulated ko protect against alteration of natural surface dralnage or groundwater catchment and
storage functions and against Impacts upon Identifled ecologlcal values.

Officlal Community Plan, 2014 20

27



Homby ~

'sland

3.4.7 Studies that provide addltional data on the groundwater catchment and flow aystem should be
supported.

3.4.8 The Ministry of Environment Ia requested to consider acquisition of the Mount Geoffrey area Identifled
by the GW/EPA deslignation on Schedule B for a provincial park or other type of protacted area.

3.4.9 As a preferrad alternative tenure opfion, the Minister of Environment is requested to propose
leglalation that would enable the designation of this area as a communlity groundwater recharge
area for the protection of the community's groundweter resource, to be managed through
community stewardship with objectives and policles compatible with this Officlal Community Plan.

3.4.10 As an altemgate tenure option, the Comox Valley Reglonal Dietrict Is requestad o investigate in
consuliation with the Local Trust Committes, the community and relevant First Natione, the
appropriate options for cbtalning tenure that would be compatible with the objectives and policies
of this Official Community Plan.

3.4.11 Minlstry of Forests, Lands and Natural Resource Operations Is requested to only consider
dispositions of this land or interests In this land that Is compatible with the objectives and policies
of this Officlal Community Plan.

3.4.12 The Ministry of Forests and Range Is requested to only esisblish tenures that enable the
implementation of the objectives and policies of this community plan.
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3.7 Heritage Features

In 2014, four paragraphs were deleted on “historical persepctives which the K'omoks First Nation had
soncemns about, with the expectation that the LTC would work with K’omoks to establish revised wording
which could subsequently be added to the OCP (Tony Law, First Nations Heritage Site Protection, Homby
igland, 24 March 2021: correspondence to Homby Island Local Trust Commities

3.7.2 Development shall be located away from areas of archasological sites uniess authorized by a psrmit
issued under the Herltage Gonservation Act. Deleted: ©

NOTE: Responsibiiity for the regulation and licensing of aguaculture in British Columbla is shared by a number

of Provincial and Federal Agencies. The Local Trust Committee is committed to working cooperatively with — = e

other agencles to address situstions where First Nations' interests in aquacuiture may be aifected | Cammented [WB1]: This was the language Inthe
2014 OCP, which was omitted from the published
version of the OCP

3.8 Hazard Arsas
ECTIO AND POLICI RDSHIP

OF RESOURCES

41 Farming

Backaround;

The first Eurcpaan sstilers of Homby lsland included agriculture se & primary occupation, supplying
agricuitural produce fo Vancouver lsland (1880-1820). At present, small scale farming operations serve
primarily local needs with some spediaity production. Seasonal water supply can be a challenge and the
nead to protect water resources Is a concamn.

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

Oblective;
The cbjective of this subsection is to encourage farming and local food production In ways that are
compatible with the lsland's environment.

Peliclos;
4.1.1 Co-operative farming and community gardena should ba encouraged.

Advocacy Policles:
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 Minlstry of Agriculture Ia encouraged to maintain and promete suetalnable agricultural and organic
farming techniques and to discourage the use cf toxic pesticides or other toxic chemicals and the
Inappropriate application of fertilizers.

4,15 The use of genetically engineered sesds or plants Is strongly discouraged in order to protect the
genetic Integrity of food and crops and other plants growing on the Island.

Homby
Island
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4.1.6 Tha use of chemicals or farming methods that can result In the contamination of the soll, other
organisms, groundwater or surface water is strongly discouraged.

4.1.7 Agriculture that utilizes rainwater for Irmigation, practices watar conservation and protects water quallty

is encouraged.
4.2 Forestry
Background:

Hornby Island was logged extensively up until the middie of the last century and most foreated areas now
consist of recovering sacond and third growth with some atands of old growth and scattered veteran treea.
Moet privately-owned forest |e In relatively small holdings. The cost of transporting loge over two feres fo
an off-island market (and conversely bringing wood products to the Island) can make the provision of wood
products for on-teland use a natural focus for foresiry aclivity. Sustainable forest management has been
describad as "forest managemert regimes that maintain the productive and renewal capacities, as well as
the genetic, specles and ecological diversity of forest acoaystams.” In addition, It Is important to protect
Indigenous culturally modified trees,

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

Objective;
The objective of this subsaction is to ansure all forestry Is carmied out In a way that protects ecological values
and sustaina the resource.

Policles:

4.2 1 Logging on steep slopas such as those Ideniifled on Schedule F {Hazardous Areas Map) on private
lands (not subject to the Privata Managed Forest Land Act) should be strongly discouraged and
regulated by the appropriate authority.

4,2.2 Cutting of forast larxi that leaves large openings Is considerad Inappropriate except when agricultural
land la baing cleared in accordance with a plan for farming the land.

4.2.3 Industrial scale logging s consldered Inappropriate for Hormby laland.

4,2.4 Maintaining buffers on all foreated lots Is ancouraged to minimize the Impacts of blow down, dralnage
alteration and other negative Impacts on adjacent lots and to mainiain connectivity of forest
acosyetems.

4.2.6 The Local Trust Committes should asslat landowners In achleving the objectives of this saction by
making information avallable on forest stewardship and sustainable managemant.

Advocacy Policles
4,28 The nead for local firewood supplies I8 acknowledged and the careful management of firewood
harveating In order to improve the forest resource should be ancouraged.

4.2.7 Low-impact sustainable forestry that maintains the easantial forest cover and bic-diversity values s
supported,

4,2.8 Owners of forested land are encouraged to ensure that forestry activities do not significantly alter
natural drainage patitems.
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4.2.9 The Ministry of Forests and Range Is encouraged to consider the objectives and policies of this Official
Communiy Plan and the policies of the Isiands Trust Policy Statement In recognition of Homby
Island’s location within the island Trust Area and should be requeated to:

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

b) encourage management plans that invoive the maintanance of continuous tree cover and
that use native specles in planting programs.

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

4.3 Mariculture

Backaround:

The relatively unpoliuied water surounding Homby make it an attractive area for aguaculiure. The
allsnation of areas for commerclal operations can conflict with the Interests of residents, the visiting public
and boaters requidng anchorage. There is also concern about impacts upon the natural acclogy of
largescale or Imensive oparations or of a large propertion of the foreshore used for maricutiure. In 2008 the
aaseasment rolls listed six aquaculture cperations on the laland.

NOTE: Rasponsibliity for the regulation and licansing of aquaculture in British Columbia Is
gharaed by a number of Provincial and Federal Agencies. The Local Trust
Committes is committed to working cooperatively with other agencies to address
slttustions where First Natlons' Intereats In aquaculture may be affected.

Area
All areas below tha natural boundary of Homby laland within the Homby Island Local Trust Area are subject
1o the following objective and policies.

Oblectives:

The objactivas of this subsection are:

{0 to ensure the negative impact of commerclal mariculiure uses on the upland owners Is minimized;

{2) to ensure maximum protection of the foreshore and of the native life forms Inhabiing I;

{3) to support low Impact mariculture operations; end

{4 to ensure commercial uss of marine rescurces doss not pollute the foreshore and surmourxiing
waters, nor preciude the use or snjoyment of the shoreline by the public or upland property owners.

1G] To respect Indigenous mariculiure licenses and options for licanses with the DFQ, within the context
of tha first four objectives.

Policlea: .
4.3.1 Flsh farms such as finflsh net pen aquaculture opsarations should not be permitted.

4.3.2 Intensive mariculture, nori farms and long-line oyster culture requiring flosts, buildings and structures
should not be pemmitted In front of residential neighbourhoods of Sandpiper, Whallng Station Bay
and Galleon Basach.

433

4.3.4 All new mericulture sites, including bottom culture, should be subject to redealgnation, razoning and
subsaquent regulations.

4.3.5 The areas from Collishaw Point Ford Cove has potentlally eultable blophysical conditions and
proposals for Maricuiure use may be consldered by the Local Trust Commitiee upon application

for razoning
Homby —
lsland == —
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4.3.5 Rezoning for mariculture should only be consldered after there has baen a review of the coastal area
to dantify significant and representative ecosystems, spscies, habitat and features, and the
measures required to pretect them such as processes required under the Canadian Environmental
Assassmont Act (CEAA).

4,38 Marlculture opsrations should be regulatad to ensure that a 2 matre (7 f.) leave space ia retalned
for public enjeyment of the beaches.

Advocacy Policies
4.3.7 The Minletry of Forests, Lands and Natural Resource Operations Is requestad to prohibit:
a) mariculture in areae fronting provinclal parks, reglonal parke or nature reserves: and

b) tenure In arsas which have been used traditionally as moorage for local vessels or for
landing of sea planes.

4.3.8 The Ministry of Forests, Lands and Natural Resource Operations Is requested to:

8) ensure that mariculture cperations are restricted to below the 2 matre (7 feet.) ideline and
that adequate apace |s retained beiwsen lease areas to ensure public access to the
shoreling;

b) conslder the policies contained In this subsaction relating to the location of new leass areas
whenever It Is considering the renewal of exising lease areas, and

c) monitor the Impact of mariculture on cther marine resources.

4.3.9 The Minlstry of Forests, Lands and Natural Resource Operations, the Ministry of Agriculturs and the
foderal Department of Figsheries and Oceans are requested to ensure that areas of natural
occurrence of oysters and clame sre avallable for public use and remain free of private or
commercial lsases.

4.3.10 The Miniatry of Foreats, Lands and Natural Resource Operations is requested to provide an
asgessment of potential environmental impacts, such as processes required under the Canadian
Environmental Assessment Act (CEEA), prior 1o any proposal for additional mariculture tenures
belng considered by the Local Trust Committee.

4.3.11 The Ministry of Agriculture |s requested to encourage development of new technology in shallfish
production techniques that minimize use of structures.
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CT — ECTIVES AND POLICIES FOR A AINABLE
INFRASTRUCTURE

This section reflects the concemn that environmental considerations be applled to ali settement activities on
the Island. Ths concept of sustalnabllity s fundaments! to declsions on the level and characteristics of
servicas. The rasponsibliity for regulating and monitoring tha effect of providing services is commonly
shared between govemment agencies and the Local Truat Committes. lssues addressed Include
tmnsportation, water supply, waste diaposal and energy.

8.2 Water Supply Protection Areas

Backaround

The Whaling Statlon Bay Improvement District owns and operates a water collection system thad provides
water to abouit 35 proparty ownars In the Whaling Station Bay area. Thers are public wella (some of them
now disusad) located on public land at Graasy Point, Sollans Road, Anderson Drive (two) and Jerow Road.

There Is also & public well within Tribune Bay Provincial Park that is now capped. The Sollans Road
public well is held and maintained as a crown land lease area by HIRRA. The lease was granted
after consultation with K'omoks First Nation.

Ama
All areas [dentified a8 a Water Supply Protection Area (WSPA) on Schedule B (Map Deslgnations) are
subjact to the following objectives and policies.

Oblective;
The objective of this subsaction is to protect the Whallng Station Bay water collaction system and other
existing public wells as present or future sources of community water supply.

Policies:

5.2.1 Lot A Plan 16879 Section 9, owned by Whaling Station Bay improvement District Is designated as a
Water Supply Protection Area to anaure Its protection as a slte specific weter supply zone and land
uses on this lot should be restrictad by regulation.

§.2.2 Land uses on properties within the catchmant area of this water supply system may be restricted by
regulation or covenant to protect the water resource on the basls of a professional hydrokigical

study.
5.2.3 Land uses on or near parcals containing public wells should ba ragulated to snsure protection of the
water soLrce.

5.2.4 Where Indicated by a professlonal hydrologlcal study, land uses on adjacent properties may be
restricted by regulations or covenant 1o protect the water source,

5.2.5 The eatabllehment of additional publlc wells In appropriate Inland locations should be consldered;
parcels contalning new public wells should be added to this designation.

Advocacy Policy
5.2.8 Public wells are subject to requirements of the Water Act and other provincial legisiation such as the
BC Drinking Waler Protecfion Act and regulations. Deelgnated purveyore or other agencles
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responsible for auch wella must comply with provinclal regulations and should protect the well head,
ensura regular maintenance and testing of the well, pest the teat results and monitor draw down
and water avallabilily, or anter Into an agreement with a community organization to camry out this

work.

5.2.7 Agencies with Juriadiction over |land parceia containing welis sre encouraged io seal wells that are no
Ionger being used or maintained.

Homby
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6.2 Communlty Service Use

Backaround: ]

An Island communily lsctaled by two famries from any major centre requires a dagree of salf-sufficiency In
the provislon of publlc services.

The community is fortunate to have a large area of Crown land In the central part of tha Island and most
communlity services ane located In this vieinity. School District #71 owns the land on which the Community
School, "Room to Grow" and the Preachcol are located. The Hornby Island Realdents’ and Ratepayers’
Association owns the land on which the Community Hall, Unlon Bay Credit unlon-Homby Branch, Art
Centra, 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 Horlzone Centra (Including the Public Library), The Community
Heatth Care Cantre, including the new medical clinic and tha Athletic Assoclation facilities are all on leased
Crown land.

The areas praviously dasignated "light industrial” land are now Included In the "community service use”
areas which could provide for future public Institutions and community tradea and sarvicas. The community
will continue to work with the Ministry of Forests, Lands and Natural Resource Operations to identify the
best uses of this ares. The land in this designation is in a groundwater recharge area upsiope from a
residentlal 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 claime negotiation with the K'omoks Firet Nation.

Area
The arsas Identifled on S8chedule B (Map Designations) as COM (Community Service Use) and other areas
where noted In policy are subject to the following objectivea and policles.

Objactives;

The oblectives of thia subsection are:

()] to ensure that the central community servica lands are managed as an integrated unit for the banefit
of the communly ag a whole;

@ to protect the groundwater resource from degradation for purpose of water supply;

(3) to design development to accommodate anticipatad traffic and parking needs,

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

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

& to encourage the continued use of buliding etyles, materials, landscaping and the retention of treed
areas which are In keeping with the rural landscape,

{7 to ansura that thara Is ample sewage treatment and water supply for the anticipated uses;

(8) to use community resources efficlently and to allow for developmant of community facllities as
needed;

()] to ensure that the exdsting community use and eervice areas are maintalned;

{(10)  to recognize the Importance of keeping long-term realdents of the leland within the community by
enabling community housing; and

{11) 1o support community acquisition or lease of parcels of Crown lands in this area that may be
required to provide publlc services.
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8.21 A Community Trades and Services Area, Intended as an area where multiple businesses or other
facliitles for the creatlon of arllsan products and the provision of servicas such as personal,
business, food praparation, repalr and professional services has bsan designated as Community
Senvice Use Development Permit Area No. 2 as shown on Schadule E and will ba regulated by
devalopment permit and land usa byiaw regulations.

6.2.2 All land within the community service use designation and public utiliies and servicas designation
directly north of the GW/EPA designation on Schedule B |s designated as part of Water Resource
Protection Development Permit Area No.5 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, alterafion of the land or vegetation, or use
of potential contaminants, Including residential, commercial, industrial or trades and service
developments, new recreational or sarvice facliities such as a swimming pool or fire hall and road
bullding.

8.2.3 Community facliities, such as schools and recreational facllities should continue to ba clustered In the
central area near the Community Hall.

8.24 Fire protection, clinic, ambulance and other public services should contlnbe {o ba located centrally.

6.2.5 Tha Royal Canadlan Mountad Pollce should continue to be located in a central location, and should
ba requestad to provide a structure In character with other public bulldings on the Island.

8.2.6 The developmaent of affordable rental housing or spedial neads housing for island residents, including
facilities for seniors, displaced yearround reeldents and summer workers, operated non-
commerclally, should be permitied on land designated community service use and be ragulated
land use bylew regulations. Other residences should only be permitted for the purpose of
accommodating a caretaker or operator.

6.2.7 Limitad commercial activities such as a farmers’ market for locally-produced foods and goods;
community arts faclilty or a credit union, preferably oparated under the jurisdiction of a community
non-profit soclety, should be parmited on community service use lands subject to adequate
offstrest parking being provided and should be addressad through land use bylaw regulations.

8.2.8 Mamber use sarvices provided non-commerclally, such as community kitchens, gardens, public
showers and laundry facllites should be permitied.

6.2.10 Signage and lighting ahould be regulated by bylaw to ensure maintenance of the rural landscape.

6.2.11 All bulldings shoutd be finished In natural products such as wood, stucco, stona or brick or other
materials that would it In with the ambience of the community and nelghbourhood; reofing matsrials
that are appropriate for water catchment may be utlilzed.

8.2.12 Off-road signage and lighting should ba regulated to provide a safe anvironment In keeping with the
rural landscape.

8.2.13 Tha Crown land parcel contalning the gravel pit on Central Road should be consaldered 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 agreemant.

8.2.14 As much as posasible, natural forest vegetation should be retained or re-establlshed throughout thie

area.
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Advocacy Policles

8.2.15 Organizations involved in administering and using property in the arsa designated for "community
service use" are sncouraged to work together to devalop a master plan for future facilities and uses
In this area,

6.2.16 Ministry of Forasts, Lands and Natural Resource Oparations Is requested to:
a) only consider diepositions of land designated for community service use that are
compatible with the objectives and pollcies of this OfMcial Communily Plan;
b) cansult with the Local Trust Commitiee to ansure 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 acceas to the Crown land Is malnainad.

8.2.17 The Ministry of Transporiation and Infrastruciure and Minlstry of Forests, Lands and Natural
Resource Operations are requested to make avallable for public use any unusad portion of the
gravel pit parcel on Central Road (and the whole of the remalning parcel when this is no longer
required for gravel extraction).

6.2.18 The provision: of facilities for junior and sanlor high school students s supparted.

6.2.10 School District #71 Is encouraged to make all educationa! faciliies available for use by the whole
community.

8.2.20 Avallability of facilities such as the school and hall for a varlety of functions Is encouraged.

8.2.21 The acquisition of land In this area by a community land trust, in the context of an overall master plan
Is supported.

8.2.22 Studles that provide additional data on the groundwater and caichment flow aystem In this area ls
supported

6.3.3 Rural Residential

Background:

The Rural Resklantial designations are intended fo promaote the retention of large parcels of land, while stlll
providing an opportunity for cooperative land sharing. Thase rural resldentlal areas are intended to maintain
rural aesthetic appeal while parmiting home occupation and minimizing the impacts on surrounding land
parcels.

In the previoua Plan the Rural Resldential designation was further divided into a Large Lot Residentlal
designation that was used to identify properties that could be subdivided If there were two long-standing
homes bullt and the owners were owners in common prior to 1881, and a Large Lot ResldentalMWster
Resource Protection Area on a 6.5 acre parcel where one additional lot could ba created and It was so
designatad to recognize e role In community water supply. The K'omeks First Nation has panding
ownership of 10.8 hectares of land batween Soilans Road and Carmichael Road (excluding the public wall
leased owned by HIRRA.

The retantion of large parcels s now considered a primary objective. Property owners had the opportunity
to resolve joirt ownership Iseuea In the past and It Is now conelderad appropriate that the primary objective
be to retaln the large lots. Soma options may still ba available to allow subdivision In those situstions of lots
owned as tenants in common.
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Area
The areas Identified on Schedule B (Map Dasignafions) as RR {Rural Resldential) are subject o the
following objectives and policles.

Objectives:

The cbjectives of this subsection are:

(1)) to promote retention of large parcels of land and exdsting denshies;

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

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

4 to allow for a wide diversity of home occupations aubject to regulations which ensure maintsnance
of tha rural resldential character of the areas designated rural residentlal and to ensure minimal
negative Impact on nalghbouring properties.

Policles:

6.3.3.1 For subdivision of properties In the Rural Residential designation where two dwellings are parmitted,
& minfmum iot size of one hectare (2.6 acras) should ba maintalned with no more than one dwelling
per lot. A lot size less than one hectare may be conaldered If the subdivision Ia for the purpose of
craating park, scological neserve, community land frust or other community service use.

8.3.3.2 Exceptlons to polley 6.3.3.1 may apply on property deacribed as Lot 10, Plan 48077 designated
large Lot Residential / Water Supply Protectlon Arsa In the previous plan, a minimum lot size of
0.4047 hectare (1 acre) with an average |ot size of one hectare {2.47 acres) may be considered for
subdhvislon.

€.3.3.3The principal usa In this category should be residential with any accessory usas consistent with the
residential characier.

8.3.3.4 Only one dwelling unit should be permiited on parcels smaller than 3.5 hectares (8.75 acras) and &
maximum of two dwellings should be parmittad on lots 3.5 hectares (8.75 acres) or greater.

8,3.3.5 Home occupations may be permitted but should be limited 1o those having little Impact on tha rural
residential character of the area and its environmental quallties.

8.3.3.6 Bed and Breakfasts and vacation home rantals should only be permitted If the number of guests
doas not exceed the design capaclty of the sewage treatment system.

8.3.3.7 Public access to the existing trall system should be secured wherever possible through dedication,
covenant or easement.

6.3.3.8 Now road development in association with subdivislon in this designation ls discouraged and the
use of road allowances developed as public tralls to provide vehicle access to lots created by
subdivision In this designation Is not supported.

6.3.3.8 The use of water catchment and storage systems should be particularly sncouraged whers Bed and
Breakfast home occupations and vacation heme rentals are taking place.

6.3.4 Forest
Backaround:
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Land In this category has high acenic, aesthetic and ecological valiue and includies some of Homby's highly
vislble elevated land. it la made up of Important forested welar catchment areas and areas of very stesp
slope (which are identified on schedule F).

Thera are many long eatablishad and well-used fralls anabling public enjoymant of the forest landscape
and the scenic viewpoints on the escarpments. Potentiaf for land slippage exists in tha steaply sloping
arsas, evidenced by the clesure 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 uniquaness of these arsas
Is Intended to be preserved while allowing resldentlal use. Because these aress ara vital for water
catchment, ground disturbance should be minimized and forest cover retained in order fo protect the
groundwater rechargs function. The whole of the wast side of Mt. Geoffrey, known as The Bench, Is a slump
araa particularly vulnerable to earthquake activity.

Area
The areas [dentified on Schedule B {(Map Designations) aa F {Forest) are subject to the following objectives
and policies.

Obiectives;
The objectives of this subsaction are to:

{1) presarve scenlc, aesthetlc, ecological vallues, including evidence of Indigenous occupation, such
as culturally modified reesvalues;

{2) minimize ground disturbance and retain forest cover In order to protect water catchment areas;

{3) preserve traditional public trall access through forestad areas aspecially to sacarpment view points;

{4) promote retention of large parcels of land;

(5) provide soma Imited opportunity for land sharing without encouraging subdivision,

&) maintaln the visual quality of the residential neighbourhoods; and

(] allow for a wide diversity of home occupations subject to regulations which snsure maintenance of
the rural residential character of the areas designated Rural Residential and to ensure mintmal
negative Impact on nalghbouring properties.

Policles:

Policles In subsections 8.1 and 8.3.1 apply to this subsection.

8.3.4.1 For any subdivision of propsrties In the Farest designation, an averags lot size of 18 hectares (40
acres) should be maintained, with & minimum ot size of four hectares (10 acres) when subdivision

averaging takes place uniess the subdivision |s for the purpose of creating a park, ecological
reagrve, other commurity service use or a community land trust.

8.3.4.2 Residential use of land should ba permittad in the Forast designation.

8.3.4.3 Only one dwelling unit should be parmitted per parcel and two dwellings if the parcel Is over four
hectares {10 acres).

8.3.4.4 Setbacks of bulidings and uses from cliff adges and retention of vegetation should be required fo
protect the slopes from erosion.

8.3.4.56 Home occupations may ba permitted subject to land use bylaw regulations and sheuld be limited to
thosa types having a low impact on the natural forested character of the area or other snvironmental

quallties.
Homby
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6.3.4.8 Public access to the axisting trail system should ba sscured wherever poasible through dedication,

covenant or essemant.
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6.4 Agriculture

8.4.1 Agrlculture

Background:

The eary Eurcpean sattiers of Homby [sland Inciuded agriculture as a primary occupation. Indigenous
peoples cultivated camas beds and cleared land to grow food through prescribad bums However by 2000
the Asseassment Authority-listed 160 parcels with an agricultural asssssment. Many of tha largest holdinge
with good soll have now been subdivided or are vacant. Resldential uses of agricultural land has Increased
presaure for subdivision. 8mall-scale farming operations serving primarily local needs are prevalent.

Policies In this saction refer to the use of any land for agriculture and do not necessarily deal with issues of
preserving land In the Agricultural Land Reserve. Section 8.4.2 of this Plan contalns policies on the
presarvation of the Agricultural Land Resarve which Ia considered a natural resource-of the Island. Land
Use Bylaws in Agricultural areas have a fraditionally established a minimum subdvision potential of 16
hectares (39.5 acres) or greater uniess otharwise noted.

Agricutture on Homnby has been declining and many prime agricultural regions have previously besn
subdivided or are not baing actively farmad.

Area
The areas Identifled on Schedule B (Map Dealgnationa) as AG (Agriculiure) are subject to the following
cbjectives and pollcies.

Oblectives;

The obisctives of this subsaction are: R

{1} to suppert continuing agricultural use of land and associated activities;

2 to ensure that the use of land In the Agricultural designation does not compromiae the capabillty 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 groundwatar resource.

Bolicles:
Policles in subsection 8.1 apply to this subsaction.

8.4.1.1 For any subdivision of propertias designated Agriculture a minimum parcel size of 18 hectares (38.5
acrea) should be.

8.4.1.2 The principal uses In this designation should be agriculture and residentlal.

6.4,1.3 Ona dwelling (which may contain a secondary sulte) may be permitted on lots smaller than 3.5
hectares (8.6 acras).

8.4.1.4 On parcels 3.5 hactares (8.6 acres) or greater the following should be permitted:
a) one dwelling with a aecondary suite within the dwelling; or
b) two dwallings, with the sacond dwslling limited In slze, and If the land Is in the Agricultural
Land Raserve the second dwelling should only be pemmitted If the sacond dwelling le
necessary for farm use as determined by the Local Trust Commitiee In consultation with a
Provincial Regional Agrologist and is otherwisa consistent with the Agricultural Land
Reserve related enactments; or if authorized as a non-farm use by the Agricultural Land

Commisston
Homby
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8.4.1.5 Home occupations which do not Impinge upon the principal farm use and which will not cause any
degradation of the land nor reduce Its capabllity for agricultural production shoukd be permitted,
subject to bylaw regulations and should comply with Agricultural Land Commission regulations
wharae applicable,

8.4.1.8 All agricultural activities should be conducted In accordance with the Agriculture Waste Control
Regulation, Waste Management Acl, the Farm Pracfices Profection (Right fo Farm)} Act and the
Haeaith 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 ba considerad, a slte apecific analysis of the potential Impacts of water consumption, waste
disposal, dralnage or potential spills on the surrounding land and upon surface water and
groundwater may be required.{See Section 7.3)

Agvocacy Policy
8.4.1.8 The spreading of agricultural waste should be regulaied such that water courses or groundwater
resoirces ara not contaminated.

8.4.2 Additional Pollcles for Land In the Agricultural Land Reserve

Background:

Agriculture Is the customary Settler land-based economic activity of Homnby Istand. Thers are about §24
hactares (2080 acres), 27% of the land base, in the Agricultural Land Reserve, and subject to the
Agricuttural Land Commission Act, which was Intended {0 presarve land with agricuitural potentlal to provide
a sacurs source of food for the future res!dents of the Province. Farming is encouraged in parcals within
tha Resarve and non-farming usa is regulated by the Commisaion.

Thera are 102 parcala on Homby located within the Land Reserve. The average area of these parcels le
7.2 hectares (18 acres). This land Is of high to medium capability for agriculture and le reserved for present
or future production. Schedule C, the land atatus map, Kentifies land in the Agriculturat Land Resarve and
Schedule B, the land use designation map, shows land used primarlly for agriculture, mest Agricultural Land
Reserve land falls In that category.

Area
The areaa ldentified on Scheduls B (Map Designations) as AG (Agriculture) and lande within the Agricultural
Land Reserve are subject to the following objectives and policies.

Oblecllves:

The objectives of this subsection ars:

{1) to retain land with potentlal for agriculture;

) to ensure that agricultural land in the land reserve |8 not degraded; and

{3) to snable accassory uses that are compatlble with farming and the praservation of agricultural land.

Policles:

6.4.21 The ratention of the Agricultural Land Reserve and the Agrcultural Land Commission to protect
against the Ioss of the potential for self-aufficlancy in agricultural production in the Province of British
Columbia Is supported.

Officlal CommunHy Plan, 2014 3%
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8.4.2.2 Land dasignated 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 Commiitea may be
conslderad for rezoning and for removal from the Reserve, the latter belng prefarred if other land
of comparable or better agricultural potential baing added to the Reserve,

6.4.2.3 The minimum parcel size within the Agricultural Land Reserve deaignation should be 16 hectaras
{30.5 acres) but smaller fola may be created whera a portion of & parcel has baen lsased to another
farm operation for at lsast the five previous consecuilve years and such subdivision is approved by
the Agricultural Land Commisalen.

8.4.2.4 To support existing agricultural operations, accessory usss should be parmitted where such uses
do not Impinge on the principal farm use and Wil not degrade the land nor reduce Its capability for
agricutural production, provided such uses are authorized by the Agrioultural Land Commission
Act.

8.4.2.5 Temporary non-agricultural uses of exdating buildings on agricultural land involving no impact upon
the iand Itself or the principal farm use, may be considersd upon apphication for a Temporary Use
Permit which may include specific conditions to address Impacts such as nolse, parking, water,
supply angd wasta disposal.

8.4.2.8 Uses shouid ba regulated In buffer areas on properties adjacent to land in the Agricultural Land
Reserve to minimize any adversa Impacts.

6.4.2.7 Soll removal except for purposes of improving the agricuttural scll rescurce on Agricultural Land
Raserve lands subject to provisions of the Agricuttural Lend Commission Act should net ba
parmitted.

8.4.2.8 The processing and sale of farm products together with the retalling of some off-farm products as
authorized by the Agricultural Land Commission should be permitted.

8.4.2.0 Farm Use as defined by the Agricultural Land Reserve Use, Subdivision and Precedure Regulation
Is psrmitted within the Agricultural Land Reserve and may be regulated by land use bylaw.

6.4.2.10 Education and research facililes except schools under the School Act, should be permitied,
provided that the bulldings and structures necessary for education and ressarch do not exceed
100 m? on any parcal.

Advocacy Policles
8.4.2.11 The Ministry of Energy, Mines and Petroleum Resources is requesied io ensure there Ia no
extraction of gravel in areas designated agricuitural.

8.5.2 Visitor Accommodations and Tourlem

Backaround:

Hornby Island has become widely known for Its acenery, recreational opportunities, ambiencs, and locally
created crafta and art. The Island's Increasing popularity as a summer dastination has made tourism both
& key component of the local economy and a cause for concarn becauss of its impacts. Island services,
such as ferrles, roads and the recycling depot, become heavily loaded In the summaer. Fraglls ecosystems
are susceptible to degradation. The greatest demand for water le generated &t the time of declining
groundwater avaliabllity while the adequacy of existing systems to handle the volume of sewage and gray
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water la questionable. Tha large influx of psople can be etreasful to a small community and can pressnt
safety and law enforcement problemsa.

This creates the challenge of providing visitor accommodation In 8 manner and at a level that caters to
visltors and provides much-nesded employment while pretecting the Island's environment, sustalining its
resources and amenities and preserving the amblence and character of the community.

Unsupervised and unserviced camping Is not considered desirable because of the Impact on quiet
residentlal or rural nelghbourhoods, the risk of fire, and becalse public services are not readlly avallable,
The provision of such facillities as public washrooms and waste disposal slies could place a burden on the
avallable water supply and thereby thresten the avallabllity of those resowrces for use by the local
community population. Currently, the lsland is supplled with visltor accommodations In the form of five
campgrounds, three regorts with rental cabins and a restaurant, and several Bed and Breakfasts. Shortterm
rental of residentiat units has besn a long-standing means of providing vistor accommeodatlon, but there Is
also concem about Impacts, both In neighbourhoods and cumulatively. One existing property, Lot A Plan
3846€3 Sacilon 13, known as "Bradedadslands®, Is designated rural residentlal but has a historical legal non-
conforming use =8 & campground. The use would cease to be lawfully non-conforming If it Is discontinued
for more than 8 months during Its regular seasonal use. As with any other property, legal and conforming
campground use for this property could only ba consldered upon application for redesignation and rezoning.

The Whaling Stafion Bay/Andarson Drive area and other amall ot areas have been Identifled as having
ground water supply problems due to density of development and vulnerabllity of the aquifer. Limiting
accupancy for any visitor accommodations (e.g. Bed and Breakfasts) to levels of an average housshold
size (four persons according to Statistice Cenada) may help address such water aupply lssues.

Area
The areas Idontified on Schedule B (Map Designations) as VA (Visitor Accommodation) are subject io the
following objactives and policles.

Oblectives:

The objectives of this subsaction are:

(1) fo provide an appropriate range of accommodation for visitors without Incurring undue coet ie the local
taxpayers In providing baslc facillies for visitors.

Policies:

6.5.2.1 Accommodation for visitors should be snvironmentally sensiive, small-scale and low denslty
respaciful of indigencus historical occupation and may be dispersed around the Island. Convention
ceniers or multi-room hotels should not be parmitted.

6.5.2.2 "Dastination resort” type development, designed fo draw large numbers of tourists at one time, Is
considered Inappropriate on Homby Island and should not be permitted.

6.5.2.3 Applicants for visitor accommodation zoning should provide an impact asssssment report, as
defined In 7.3.1(f), to demonstrate that there |s sufficlant available water supply (including utilizing
rainwater catchment and storage systams), effective and approved sewage and grey water
treatment, wasta diaposal capabliity and adequate provision for parking to serve the business and
clientele both at the time of application and at ulimate projectad growth levels. A hydrological study
may be required In situations where there is reason to be concemed about impacis upon the
groundwater resource.

6.5.2.4 Campgrounds and other tourist facillties should be pamlited only by rezoning. Only campgrounds
without individual hook-up of power and water sarvices are conslidared appropriate.
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8.5.2.5 Visltor accommodation may be considered In the following situations if enabled by other policiea of
thia Plan:

a) 8mall resorts, hostele, lodges, cabins and camping facllities, guest houses or vacation home
renala on non-Agricultural Land Reserve land;-and

b) vacation homa rentals and agri-tourism accommodation on Agricultural Land Reserve Land In
accordance with Agricultural Land Reserve policy and regulations if zoning allowa such a use.

8.5.2.8 Small-aczle Bed and Breakfasts should be permitied as a home occupation and should be regulated
1o ensure that the resldentlat character of the site is mainteined and that there is sufficlent provision
for parking, water supply and approved waste disposal and minimat Impact on ad|acent properties.

8.5.2.7 Due to the limited availabllity of restaurante at certaln imes 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 dispesal.

Advocacy Policies
8.5.28 Rainwater catchment and atorage systams and water conservation are encouraged for all types
of vistior accommodadtion.

8.5.2.9 New developments and promotad events are encouraged to focus upon year-round and off- ssason
activity rather then upon attracting more visitors during the summer peak ssason.

6.5.2.10 A position of “welcome with information” to tourism use of the Island |s encouraged a8 a means
fo Inform wvisiting tourists about best practices whan visiting the lsland.

6.5.2.11 Information provided to visitors should emphasize the fraglity of the environment, the limited
resources (pariicularly the nead to conserve water) and tha appropriatenass to the Island of iow
Impact recreational activities.

8.5.2.12 Tollet facilities at bsaches and the provision of safe fresh water from community wells |s supported
for the uss of visltors to the Island.

6.5.2.13 The RCMP is requested to provide adequate policing on the lsland particularly In the summer
months to addreas Issues of safety and public disturbance.

6.5.3 Vacation Home Rental

Backaround

Given the island's increasing popularity as a summer deetination, there has been Increasing demand for
visitor accommodation and & tradition has bean established of some home owners renting thelr cottages or
homes for short perlods of ime predominantly during the summer months.

Property ownars benefit from the opportunity to ralse funds whether to assist with property cosls or as a
means to augment Income while retaining thelr residence for its primary resldential use for most of the year.

Visitors benefit from & ranga of accommodation options to experiesnce the lsland's environmant and

amentties. The community benefis from the economic Inputs from these viatiors.

Area
The Hornby Island Local Trust Area Is subject to the following objectives and policias.
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Oblectives;
The objectives of this subsection are:

1} to aliow vacation home rental use while ansuring that the residential use of property-and its
residentlal character are retained; and

2) toaddress potential Impacia of vacation home rentals.
Policies:
6.6.3.1 Where a dwaelling is parmitted on a parcsl by the land use regulations, the rental of that dwelling as
a vacation home rental should ba permitied In the zoning regulations:

a) provided that the owner or tenant of the parcel Is ordnarlly resldent on the property and the
vacation home rental use is occurring during the temporary absence of the owner or tenant; or

b) whare tha owner or a resldential tenant of the parcal reskies seascnally In the dwelling and the
vacation home rental use I8 ecourring during the absenca of the owner or tenant; or

¢) where the owner or residential tenant ls reekiing In another lawful dwelling on the property while
the vacation home rental ls oceurring
6.5.3.2 Vacaticn home rental use should bs subject to regulations which:

a) naqjuire a level of continuous occupancy that allows visitors to experience and develop an
awareness of the local community and Homby lsland In general through & vacation

experience;

b) limlt tha portion of year that a vacation home rental use may be in operation so as to
ensure that the residential use of the property |a retsined;

c) limit the total number of badrooms and beds which may be accommodated based on the

area of tha lot on which the dwalling Is located so as to enaure that the scale of vacation
home rental occupancy does not exceed what might otherwise be accommodated by
normal reeldentlsl use;

d) require adequats off-strest parking spaces to limit vehicle crowcing on public readways;
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 ba within the parmitted dwelling and prohibit camping or use
of tents or recreational vehicles for vacation home rental use.

6.5.3.3 Owners of vacation homa rentals, especlally 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) utflizing & ralnwater catchment and atorage system;
b) Ingtaliing water-saving fixtures; and
c) providing information about water conservation practices to all gueets.

8.5.3.4 Vacation home rentals that do not comply with limitations Imposad by land use ragulations may be
considered upon appllcation for Temporary Use Permit.

8.5.3.5 Ownars of vacation homa rentals are sncouraged {o form an essociation to establish bylaws or best
practices that would be required of all members in good standing end 1o consider Informing
owners, visitors and cther Interested persons of Loca! Truet Commiitea regulations. Any such
association is encouraged to augment such regulations with other reguiremsnts that would asalst
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in resolution of any potential lssues that may arlse such as requiring on-island contact Information
of association members or managers who could respond In a timely manner to neighbourhood
issues.

6.5.3.8 Owners of vacation home rentals are encouraged, in the absance of any asscclation membership,
1o provide contact information to visltora and neighbours and to provide timely responsa to lasues
that may ba presented to them In relation to the vacation heme rental use.

6.5.3.7 The Local Trust Commitiaa should monltor the rate of use of vacation home rental development and
be satisfled that such use is not increasing the commercial use of the housing etock 80 as to
effectively displace the abliity to provide realdantlal housing.

6.5.3.9 The Local Trust Committea should conslder reviewing with the community the reguiations for
vacation home rentals In 2017.

6.5.4 Commercial/Residential General

Backaround

The Fords Cove srea contalns three properties that have in recent history baen zoned for broad range of
commercial uses, ranging from retall to resort use. The properiles are not generally used for these
commercial purposes at the present ime and the zoning reflacts a historical circumstance. The curent
owners have secured the properties with the commerclal zoning, generslly use their properties for
resicdential purposes and may be reluctant to relinquish the commerclal zoning uniess it is done In a fair
manner and is equitably applied to all affected landowners. The Local Trust Committee also faces the
challenge of sseking to balance the needs of the larger community regarding commercial land use and that
of the Individua! property owners and to also think of the needs of future genarations.

Area
The areas Idantified on Schedule B (Map Deslgnations) as CRG (Commerclal/Residential General} are
subject to tha following objactives and policies.

Qbjeclives
The objectives of this subsaction are:
{1} to recognize the historical commercial zoning of this area; and

(2) to encourage residential land use for thia area with limited or no commercial use in consultation
with all of the affected land owners.

Eolicles
8.5.4.1 Zoning regulations should allow for resicential use and limitad retsll and personal service or visttor
accommaodation

8.5.4.2 An Increased density of residential development may be considerad If other commerciaf land usas
currently parmitted by zoning are removed from the liat of parmittad uses In the zone applicable to
this area or from a particular proparty that Is subject to the rezoning application.

6.6 Recreational

8.8.1 Outdoor Recreation

Background:
Mest of the outdoor recreation opporiunity Ia provided by the natural features of Homby: the coastal waters,
shoreline areas and the forested Intarlor accessed through a long-established system of tralls. The Ialand
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ls endowed with a rich variety of recreation options—from kayaking, salling or scuba diving off shore, hiking,
biking or riding on Mount Geoffrey, strolling along the trails of Hslllwell, to relaxing on Tribune Bay's
beaches. In addition fo the Provinclal and Regional Parks and properties under Minlatry of Transporiation
and Infrastructure jurisdction noted in subsection 3.3.12, the Community School playing field and the Joe
King Park (Hornby lsland Athletic Association) also provide opportunities for outdoor recraation.

In 2010 the Ministry of Transportation and Infrastructure divested baach acceses parks at Sandpiper, Hidden
Beach, Grassy Point and Clamshell Place o the Comox Valley Regional District. The Homby Island
Reaidsnts and Ratepayer's Assoclation is under contract with the reglonal district to manage these beach
8ccess parks.

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

Objectives:

The objectives of this subsection are:

(1) to retain the establlshed sccesses 1o shoreline, beach areas, crown land, tralls, parks, and
viewpoints; and

(2) to ensure that outdoor aclivities are compatible with the natural environment and with tha rural
amblance of a small lsland.

Bolicies:

8.6.1.1 Presant public acceases to the waterfront and Crown land, as shown on the Schedule C, should be
continued and mainiained in a safe condition and additicnal accessss should be obtained, where
possible, as park at time of subdivision, or rezoning.

0.6.1.2 No activities that would restrict public accass to or across the bsachea should ba parmitted.

8.6.1.3 Overnight parking or camping on public land or beaches should be discouraged for health and fire
protection reagons.

8.8.1.4 Viewpointa and access to them should be protected in any way posslble.

8.6.1.5 Outdoor recreation activities that pose a threat to the snvironmaent or to public enjoyment of public
amenities should not be permitted.

Advocacy Policies
8.8.1.8 The Minlstry of Traneportation and Infrastructure Is requested to:
a) maintain and sign public accesses;
h) ansure that they are not usad for campling, overnight parking or obstructed by adjacent land
owners;
¢) where required and formally requested by the community, construct and maintain safe stepa
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 accass);
@) support local stewardship arrangements jor the water accasses and allowances not In uee for
roads.

6.6.1.7 Motorizad outdoor recraation activiies on the land, on the water adjacent to the shoreline and in the
air above or adjacent to the Island are not conaidered appropeate and should be discouraged or
rasiricted by byiaw where such restrictions can be enacted.

Homby
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6.6.1.8 Organizers of outdoor recraation activities or events should anaure that thess do not unduly Interfere
with the public accese and enjoyment of the land and should provide adequata toilet facllities that
comply with Provincial regulations.

8.6.1.9 Activitles that have litte or ho impact upon the environment are considered preferable forme of

outdoor recraation.
8.6.1.10 Initiatives to educats the public to pravent damage of natural features should be developed and
supportad.
8.6.1.11 The landing of seaplanea and hellcopters In parke or publle swimming areas should ba
discouraged.
Hombpy
Island
Official Community Plan, 2014 43

50



Hornby Island Residents’ and Ratepayers’ Association (HIRRA)
4305 Central Road, Hornby Island, BC, VOR 1Z0
Ph: (250) 335-1842 E-mail: office@hirra.ca

November 23, 2021

Hornby Island Local Trust Committee
Islands Trust, North Office

700 North Road, Gabriola BC VOR 1X3
E-mail to: northinfo@islandstrust.bc.ca

Attention: Hornby Island Local Trust Committee
Subject: Support to establish Hornby Island Community Heritage Register (CHR)

At the Regular Meeting on November 10, 2021, the Hornby Island Residents’ and
Ratepayers’ Association (HIRRA) endorsed support to set up a Hornby Island Community
Heritage Register. Understanding that this work will require your support and a time
commitment of Islands Trust staff, | am writing on behalf of the HIRRA to seek your
consideration to advance this request at your next Local Trust Committee meeting.

This initiative was brought to the HIRRA Executive on October 27, 2021, by the
Community Hall Committee following several weeks’ exploration to consider
establishing a register, similar to the register completed for Denman Island. The main
aim of this initiative is to formalize an official list of historic places which have heritage
value or heritage character. Additionally, places listed on a community heritage register
would be better positioned to access heritage conservation tools and incentives and be
eligible for various funding sources such as the Heritage Legacy Fund of BC.

The Hornby Island Archives Committee of New Horizons has also confirmed the
importance of this initiative. Their letter of support is attached.

We are urging the LTC to consider this request to set up a Hornby Island Community
Heritage Register at the next scheduled meeting on December 10, 2021. A member of
the Community Hall Committee will be in attendance to provide additional background
information.

Following a discussion, we hope the LTC will support a resolution requesting staff bring
back a report to the LTC to establish a CHR, including options with respect to community

engagement and consultation.

Sincerely,

Daniel Siegel, HIRRA President

cc. HIRRA Community Hall Committee
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To Whom It May Concern:

The Hornby Island Community Archives (HICA) is a sub-committee of
the Charitably Registered Hornby Island New Horizons Society. We
fully support the Hornby Island Residents and Ratepayers Association
(HIRRA) in its application for the creation of a Hornby Island Heritage
Register.

Such a register would be of inestimable advantage to our own services in
helping to identify important sources from which to seek documents for
inclusion in our controlled archival storage space.

Yours truly,
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Oakley Rankin Anita Lewis
Chairperson President
Hornby Island Community Archives New Horizons Society
1765 Sollans Road 1765 Sollans Road
Hornby Island, BC Hornby Island, BC

,/_\‘:g"_\
New Horigony Society

November 20. 2021 lofl
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Islands Trust
Date:
Location:

Members Present:

Staff Present:

Others Present:

1. CALL TO ORDER

DRAFT

Hornby Island Local Trust Committee

Minutes of Regular Meeting

October 8, 2021
Room to Grow
2100 Sollans Road, Hornby Island, BC

Sue Ellen Fast, Chair
Alex Allen, Local Trustee
Grant Scott, Local Trustee

Heather Kauer, Regional Planning Manager

Jaime Dubyna, Island Planner (by Speakerphone)

lan Cox, Planner 2 (by Speakerphone)

Teresa Mahikwa, Island Planner (by Speakerphone)

Katherine Vogt, Recorder (by Speakerphone)

Lisa Wilcox, Senior Intergovernmental Policy Advisor (by Speakerphone)

Daniel Arbor, Electoral Area Director
Approximately seven (7) members of the public
Approximately eight (8) members of the Hornby Housing Coalition

“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 Fast called the meeting to order at 10:32am. She acknowledged that the meeting was
being held in person in territory of the Coast Salish First Nations. She welcomed members of the
public and introduced Trustees, staff, and recorder. She welcomed Electoral Area Director,
Daniel Arbor. She noted that the meeting was being video recorded.

2. APPROVAL OF AGENDA

The following additions to the agenda were presented for consideration:

e Move item 18.1 to after item 4. Town Hall to prioritise discussion of electronic meeting
option for the next Local Trust Committee (LTC) meeting.
e Move item 12.1 Minimum Average Lot Areas Amendment Project (MALA) to after item 10.2.

By general consent the agenda was adopted as amended.

3. REPORTS

3.1 Trustee Reports

Trustee Scott provided a summary of activities and meetings attended:

Hornby Island
Local Trust Committee Minutes
October 8, 2021
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3.2

33

DRAFT

An October Hornby Island school event that showcased the beautiful condition of
the new school, the community effort that has gone into it, and that there could be
up to 53 students this year.

The Thatch situation seems stalled. Meetings between the Minister and Chief
Rempel have taken place, but Trustees have not been invited.

Year-round permanent housing needs.

Trustee Allen provided a summary of activities and meetings attended:

Attended the September Trust Council meeting at which issues regarding tree
cutting on private properties was discussed.

Conversations regarding San Juan Islands experiencing similar problems to the Gulf
Islands with secondary homes and increasing numbers of visitors.

Recent Comox Valley Regional District meeting.

Discussions with members of the Fire Department on fire protection issues.

Chair's Report

Chair Fast reported on the following meetings attended:

A recent Islands Trust Conservancy Board meeting.
A recent Executive Committee meeting.

Electoral Area Director's Report

Director Daniel Arbor reported on the following:

An upcoming elected official forum with K’émoks First Nation regarding water,
including community and private well issues, and climate change impacts on water.
Hornby and Denman Highspeed Internet Referendum Virtual Open House Sessions
sponsored by the Comox Valley Regional District on October 6 and 7, 2021, in
preparation for the upcoming November referendum.

Property tax impacts for Hornby Island when property assessments increase.

A recent meeting with various Hornby Island participants regarding local housing
needs.

4. TOWN HALL

Members of the public commented and the following was noted:

e  Chair of the Hornby Island Advisory Planning Commission (APC) Wendy Burton, provided an
update on the APC referral progress, noting that final APC recommendations for First
Nations references inclusion in the Hornby Island Official Community Plan (OCP) are nearly
complete; and that the APC will soon move into discussion of housing issues, including
short-term vacation rentals. These meetings are open to the public. Many members of other
Hornby associations have been invited to participate at upcoming APC meetings on housing
as resource persons. Chair Burton emphasised that housing needs on Hornby are not only
for short term seasonal workers, but also for full-time year-round workers, people housed in
insecure homes, and committed residents who are excluded from the high-priced property

market.
o Trustee Scott thanked Chair Burton for her report and for the recent work of all APC
members.

Hornby Island
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18.1

DRAFT

e |tis asserted in the Bradsdadsland application that they are providing housing in the winter
for essential workers only; however, at least one, and perhaps more, non-essential workers
were living there this winter.

e There should be a moratorium on further subdivision to prevent overpopulation.

e A caravan/trailer park is an affordable, realistic solution for immediate housing needs.

e Participants with commercial housing interests outnumber participants with housing needs,
within the Hornby Housing Coalition. The community really needs to hear from those with
housing needs.

e The community and the Hornby Housing Coalition needs to better acknowledge that Short-
term Vacation Rentals (STVRs) have been impacting housing stock for many decades.

e Affordable housing could be provided by allowing small, ecological, sustainable dwelling
units for use by year-round residents on existing properties, especially those that are vacant
in the winter. Rather than develop undeveloped land; already developed land could be
better utilised.

o Trustee Scott noted that this idea had come up at recent meetings and would be further
discussed.

o Trustee Allan appreciated the many creative ideas around housing that are circulating in
the community.

e The Islands Trust did a good job in 2018 in providing for all islands to create a housing needs
assessment. Twenty affordable housing units were identified as needed on Hornby Island. A
multi-pronged approach is needed to solve housing issues.

o Trustee Scott noted that underlying all approaches were the critical factors of water
availability and safe sewage disposal.

e |llegal housing under moratorium could be transitioned through the Temporary Use Permit
(TUP) system to become legal.

e The community needs to be wary that they do not inadvertently create the opportunity for
more STVRs, thus continuing to fail to provide affordable housing for long-term residents.

Next Regular Meeting Scheduled for Friday, December 10, 2021 at 10:30 am at Room to Grow,
2100 Sollans Road, Hornby Island, BC

Chair fast noted that the provincial government was shifting to in person meetings, but that the
upcoming December 10, 2021 meeting could be done entirely electronically if it were declared a
special meeting.

Trustees noted that some advantages to electronic meetings include less staff travel, reduced
fuel usage, mitigating global warming, staff efficiencies, and not having to wear a mask.
Disadvantages were poor internet service for many residents on Hornby Island, and not being
able to see people all together. It would be beneficial to have a zoom component for in person
meetings for those unable to attend.

Regional Planning Manager Kauer noted the following:

e During the Covid emergency, staff were allowed by the provincial government to conduct
electronic meetings by the emergency overriding of local meeting procedures bylaws; but
now, local trust committees would need to update their local meeting procedures bylaws to
allow as many electronic meetings as wanted.

e The current meeting procedures bylaw allows only special meetings to be electronic. Special
meetings would likely not have a Town Hall portion.

Hornby Island DRAFT 3
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The technical aspects of conducting electronic meetings involve extensive time involvement
by administrative staff who must attend the entire meeting. This is unsustainable long-term.
The most difficult part for administrators of zoom meetings is managing the coming in and
out of remote attendees, so the Town Hall portion of zoom meetings is the most difficult
part to manage.

Video recording and streaming of a meeting is easier to staff and technically support.

For in person meetings, a staff member would need to be present.

Room to Grow and the Hornby Community Hall may not have reliable Wi-Fi to support a

zoom component.

o Trustee Allan noted that the Hornby Island Ratepayers Association (HIRA) zoom
meetings had had as many as 60 participants, and that a local person could manage
electronic Islands Trust meetings.

o APC Chair Burton noted that at one HIRA meeting she was unable to vote due to a lost
internet connection.

Members of the public noted the following:

Zoom allows more members of the public to participate and saves time for participants.

Zoom disenfranchises those who do not have electronic devices or who have poor internet

connections.

Mask rules can be determined by whoever calls a meeting rather than whoever owns and

operates a venue.

o Chair Fast noted that it was the British Columbia Centre for Disease Control (BCCDC)
that was determining mask protocols for provincial government meetings.

Body language and facial expressions are important aspects of a meeting. Zoom and masks

contribute to the invisibility of participants; especially if there is no participant list. Zoom

meetings should allow all participants to see all other participants.

Hybrid Zoom/in-person meetings would allow busy people to participate more.

Future fibre optic capacity on Hornby will contribute to allowing more people to participate

in electronic meetings.

The next meeting will be in-person, Friday, December 10, 2021 at 10:30 am at Room to Grow,
2100 Sollans Road, Hornby Island, BC.

Director Daniel Arbor left the meeting at 11:18 am.

5. DELEGATIONS

5.1

Hornby Island

Hornby Housing Coalition

Barbara Baird of the Hornby Island Housing Society spoke on behalf of the Hornby
Housing Coalition (HHC) regarding the letter of September 27, 2021 by the HHC to the
LTC which urgently requests the LTC to extend the current moratorium on bylaw
enforcement on illegal dwellings, and which requests further longer term support from
the Comox Valley Regional District and Islands Trust planning staff for affordable
housing solutions.

She read out the HHC Statement of Purpose and explained that the HHC was a separate
coalition from all other associations on Hornby. Though many participants came from
these other associations, they were encouraged to speak from their own individual
experience, rather than as spokespersons for these other associations. The HHC,
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utilizing consensus decision making, was hoping to generate new solutions to the
affordable housing crisis on Hornby Island.

A member of the HHC read out the 2-page September 27, 2021 letter from the HHC to
the LTC, as contained on pages 4 and 5 of the October 8, 2021 LTC Agenda Package.

The HHC had identified the need for a new housing zone to be created on Hornby Island
and were requesting help from planning staff.

Trustees noted the following:

e They were not able to attend local meetings together because this would constitute
a quorum of a committee and there were provincial rules against this.

e The new zone concept could be forwarded to the APC for their upcoming housing
referral.

e Planning staff time is limited and in demand.

e The possibility of a request to the Executive Committee for a budgetary allowance to
hire a private, perhaps local, planning consultant to support the APC housing
referral.

o Chair Fast noted that formal budget requests are being assessed right now for
the upcoming year.

o Chair Fast referred to Item “17.1 Islands Trust awarded a $367,795 grant from
the Province of BC for a Development Application Service Delivery and
Technology Improvement Program” as one solution by which affordable housing
might be fast-tracked.

By general consent the meeting recessed at 11:55 am and reconvened at 12:30 pm.

Planner Dubyna joined the meeting at 12:30 pm.

6. MINUTES

6.1

Local Trust Committee Minutes dated July 16, 2021 - for adoption

By general consent the Local Trust committee meeting minutes of July 16, 2021 were
adopted.

6.2 Section 26 Resolutions-without-meeting — none

6.3 Advisory Planning Commission Minutes dated July 23, 2021 - for receipt
Received

7. BUSINESS ARISING FROM MINUTES

7.1 Follow-up Action List Report dated September 29, 2021
Regional Planning Manager Kauer offered to request that Freshwater Specialist Shulba
provide an update on progress made with the Watershed Protection and Groundwater
Preservation Project Charter and to follow up on progress made regarding the
advertising of TUPs for seasonal worker accommodation.

7.2 Laskin - Second Liquor Sales Temporary Use Permit Resolution - Staff Report

Hornby Island
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Regional Planning Manager Kauer presented the Memorandum for File No.: HO-TUP-
2021.1 (Laskin) dated October 8, 2021, which explains that the applicant cannot reapply
for a similar TUP within one year of the original application under existing procedures
bylaws unless the LTC passes a new resolution.

Trustees discussed that the applicant can apply for a Special Events License through the
Liquor Branch for Friday night liquor sales and that public and neighborhood reactions
could be assessed.

Planner Cox joined the meeting at 1:14 pm.

Planner Cox answered Trustee questions regarding the applicant’s request for an LTC
resolution to allow reapplication.

Planner Cox left the meeting at 1:19 pm.

8. REPORTS

8.1

8.2

8.3

8.4

Hornby Island

Trust Conservancy Report dated July 13, 2021
8.1.1 The Heron —Summer 2021

Chair Fast reported on the following:

e At arecent Islands Trust Conservancy Board meeting, members had been
very happy to welcome a highly experienced and distinguished new
appointee: Dr. Risa Smith of Galiano Island.

e A new area of protected land on Lasqueti Island by an outside group.

e The advancement of new covenants and nature reserves by the Islands Trust
Conservancy.

o ATrustee expressed that it would be helpful for the Conservancy
meetings to focus more on questions and answers, rather than the
reading out of already published material.

Applications Report dated September 29, 2021

Received.

Trustee and Local Expense Report dated July, 2021

Received.
Adopted Policies and Standing Resolutions

Regional planning Manager Kauer presented the October 8, 2021 Staff Report which asks
the LTC to consider extending the expiration date of Standing Resolution No. HO-2017-011
which defers bylaw enforcement for three specific properties. It was also realized that
Trustees could address the expiration of resolution HO-2020-074 which pertained to
general deferment of pro-active enforcement of year-round unlawful housing.

HO-2021-053

It was MOVED and SECONDED,

that Hornby Island Local Trust Committee amend the expiration date of Standing
Resolution No. HO-2017-011 to December 31, 2023.
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CARRIED
HO-2021-054
It was MOVED and SECONDED,
that Hornby Island Local Trust Committee adopt the following Standing Resolution:

That enforcement on unlawful permanent dwellings be deferred until such time that the
Local Trust Committee can review the critical housing supply issue on Hornby Island or
until December 31, 2023.
CARRIED
8.5 Local Trust Committee Webpage

Nothing to report.

COMMUNITY INFORMATION MEETING - Minimum Average Lot Area Amendments Project
(MALA) - Proposed Bylaw No. 166

Planner Mahikwa opened the Community Information Meeting for Proposed Bylaw No. 166,
allowing for a question and answer period between members of the public, Trustees and Staff.

Planner Mahikwa explained that, if adopted, Bylaw No. 166 would amend the Hornby Island
Official Community plan (OCP) by proposing changes to make OCP policies more consistent with
existing Land Use Bylaws (LUB) regulations regarding minimum average lot sizes and minimum
average lot area. Proposed Bylaw No. 166 eliminates references in the OCP to specific lot
measurements but does not change any of the subdivision regulations contained in the LUB.
Smaller than minimum lot sizes will only be considered if the subdivision is for the purpose of
community benefit.

Members of the public asked the following: questions:
e What specifically does this bylaw change?

o Planner Mahikwa explained that the present OCP has many inconsistent lot size
references that do not correlate with lot size references in the LUB. Since only the LUB is
subject to bylaw enforcement, it is superfluous to maintain lot size references in the
OCP. While the OCP guides overall policy, it is the LUB that provides specific subdivision
regulations. Bylaw No.166 is essentially a housekeeping bylaw that eliminates confusion
for applicants.

o Planner Mahikwa clarified that the MALA project involves two separate bylaws: Bylaw
No. 166 to amend the OCP, and Bylaw No. 167 to amend the LUB. The Public Hearing for
the LUB Bylaw No. 167 was waived.

e Do Agricultural Land Commission (ALC) bylaws overrule LTC bylaws for agricultural land on

Hornby Island if they are inconsistent?

o Planner Mahikwa responded that provincial legislation does overrule local bylaws.

e Whichever agency has the strictest laws seems to prevail, is that your understanding?

o Planner Mahikwa responded that ALR property bylaws would overrule Islands Trust

bylaws, even if the ALR rules are more lenient.

PUBLIC HEARING - PROPOSED BYLAW NO. 166 to begin at 12:35 PM
10.1 Recess for Public Hearing

By general consent the meeting was recessed for a Public Hearing at 12:46 pm.
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Local Trust Committee Minutes
October 8, 2021

59



10.2

DRAFT

Recall to Order

Chair Fast recalled the meeting to order at 12:57 pm.

12. LOCAL TRUST COMMITTEE PROJECTS

12.1

Hornby Island

Minimum Average Lot Area Amendments Project (MALA) - Staff Report - consideration
of further readings

Planner Mahikwa presented the staff report which requests LTC approval for OCP Bylaw
No. 166, for which the Public Hearing had just taken place; and for LUB Bylaw No. 167,
for which the Public Hearing process had been previously waived.

Bylaw No. 167 amends Schedule “A” of Hornby Island Land Use Bylaw, 2014 as follows:

1.1 Part 8 — ZONE REGULATIONS, Section 8.2 Residential 2 — Large Lot (R2) Zone, is
amended by deleting Subsection 8.2(9) — Other Regulations “Despite 8.2(8) for lots
where two legal dwellings are permitted, the minimum average lot area must be
greater than 4.0 hectares” in its entirety.

HO-2021-055
It was MOVED and SECONDED,
that Hornby Island Local Trust Committee Bylaw No. 167 cited as “Hornby Island Land
Use Bylaw, 2014, Amendment No. 1, 2021”, be read a third time.

CARRIED
HO-2021-056
It was MOVED and SECONDED,
that Hornby Island Local Trust Committee Bylaw No. 167 cited as “Hornby Island Land
Use Bylaw, 2014, Amendment No. 1, 2021”, be forwarded to the Secretary of the Islands
Trust for approval by the Executive Committee.

CARRIED
HO-2021-057
It was MOVED and SECONDED,
that Hornby Island Local Trust Committee Bylaw No. 166 cited as “Hornby Island Official
Community Plan, 2014, Amendment No. 1, 2021”, be read a third time.

CARRIED
HO-2021-058
It was MOVED and SECONDED,
that Hornby Island Local Trust Committee Bylaw No. 166 cited as “Hornby Island Official
Community Plan, 2014, Amendment No. 1, 2021”, be forwarded to the Secretary of the
Islands Trust for approval by the Islands Trust Executive Committee.

CARRIED
HO-2021-059
It was MOVED and SECONDED,
that, following Islands Trust Executive Committee, staff forward Hornby Island Local
Trust Committee Bylaw No. 166 cited as “Hornby Island Official Community Plan, 2014,
Amendment No. 1, 2021”, to the Ministry of Municipal Affairs and Housing for approval.

CARRIED
Trustees thanked Planner Mahikwa for her work on the MALA project.
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Planner Mahikwa left the meeting at 1:06 pm.

11. APPLICATIONS AND REFERRALS

111

Islands Trust Area Bylaw No. TC183 - Referral Request for Response

Bylaw No. TC183 substantially updates the Islands Trust Policy Statement.

HO-2021-060
It was MOVED and SECONDED,
that Hornby Island Local Trust Committee defer decision on Bylaw TC183 until after
further public consultation.
CARRIED

Planner Dubyna joined the meeting at 1:36 pm.

11.2

HO-RZ-2020.1 (Kramer - 2105 Shingle Spit Road) - Staff Report

Planner Dubyna presented the Staff Report on the application File No.: HO-RZ-2020.1
(Kramer) dated October 8, 2021 which updates the LTC on information staff received
since March, 2021.

Regional Planning Manager Kauer explained that the property was illegally non-
conforming, not legally non-conforming. The property would have to be rezoned as a
special zone with specific LTC approved stipulations to achieve legality.

HO-2021-061
It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee proceed no further with application HO-
RZ-2020.1 for the following reason: because of the history of non-compliant activities on
the property.

CARRIED

HO-2021-062
It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee return File No. HO-RZ-2020.1 to Islands
Trust Bylaw Enforcement and Compliance to continue enforcement of File No. HO BE
2019.6.

CARRIED

Planner Dubyna left the meeting at 2:03 pm.

By general consent the meeting recessed at 2:04 pm and reconvened at 2:08 pm.

13. CORRESPONDENCE

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

13.1

Hornby Island

Email dated September 27, 2021 from J. Ovitsland, M. Mackenzie, S. Horner and L.
Nunley regarding Extension of Hornby Island Special Resolution HO-2020-074

Received.
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14. NEW BUSINESS

14.1

14.2

14.3

Siting and Use Permit - Bylaw No. 168 - Staff Report

Regional Planning Manager Kauer presented the Staff Report dated October 8, 2021,
regarding repeal and replacement of the Hornby Island Siting and Use Permit Bylaw,
noting that the original 1990 Siting and Use Bylaw needed modernizing and that
professionally drafted site plans, which Hornby Island presently does not require, would
be beneficial for some applications to reduce applicant error.

The Staff Report recommends that in cases where a building or structure is proposed to
be sited within one metre of the required setback, site plans submitted with the
application should be drafted by a surveyor.

HO-2021-063
It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee request staff to collect information on the
language used by the Capital Regional District for Southern Gulf Islands regarding
accessory buildings and setbacks in relation to site plans.

CARRIED

New Fees Bylaw - Request for Decision

Trustees discussed the new model fees bylaw: Trust Council Policy “5.6.1 Application
Processing Services,” a 7-page document that could be adopted as is or modified
specifically for Hornby Island.

HO-2021-064
It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee refer the staff report on the new fees
bylaw to the Hornby Island Advisory Planning Commission for consideration.
CARRIED

Standing Resolution HO-2020-074 expiry on December 31, 2021 - Staff Report

This item was addressed in item 8.4.

15. WORK PROGRAM

15.1

15.2

Hornby Island

Top Priorities Report dated September 29, 2021
Received.
Projects List Report September 29, 2021

HO-2021-065

It was MOVED and SECONDED,

that the Hornby Island Local Trust Committee request staff to prepare a draft business
case to assist the Hornby Island Advisory Planning Commission in its review of the
Hornby Island Land Use Bylaw and Official Community Plan, that this business case
include the use of a consultant for all or part of the work, and that staff forward the
Business Case to the Islands Trust Financial Planning Committee for consideration of
inclusion in the 2022/2023 Islands Trust budget.
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CARRIED

By general consent the regular meeting was recessed at 2:27 pm.

16.

17.

18.

19.

CLOSED MEETING
16.1 Motion to Close the Meeting

HO-2021-066
It was MOVED and SECONDED,
that the meeting be closed to the public in accordance with the Community Charter,
Part 4, Division 3, s.90(1) (d) and (m) for the purpose of considering:(d) adoption of In-
Camera Meeting minutes dated July 16, 2021 and (m) a matter that, under another
enactment, is such that the public may be excluded from the meeting and that the
recorder and staff attend the meeting.

CARRIED

16.2  Recall to Order

Chair Fast recalled the meeting to order at 2:33 pm.
16.3 Rise and Report

There was nothing to report.
INFORMATION ITEMS

17.1 Islands Trust was awarded a $367,795 grant from the Province of BC for a
Development Application Service Delivery and Technology Improvement Program

Received.
UPCOMING MEETINGS

18.1 Next Regular Meeting Scheduled for Friday, December 10, 2021 at 10:30 am at Room
to Grow, 2100 Sollans Road, Hornby Island, BC

ADJOURNMENT

By general consent the meeting was adjourned at 2:35 pm.

Sue Ellen Fast, Chair

Certified Correct:

Katherine Vogt, Recorder

Hornby Island DRAFT 11
Local Trust Committee Minutes
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Public Hearing Record
Received for Information
By Local Trust Committee

&‘ Hornby Island Local Trust Committee

Islands Trust Public Hearing Record

REGARDING PROPOSED BYLAW NO. 166

Date: October 8, 2021

Time: 12:47 PM

Location: Room to Grow, 2100 Sollans Road, Hornby Island, BC
Members Present: Sue Ellen Fast, Chair

Alex Allen, Local Trustee
Grant Scott, Local Trustee

Staff Present: Heather Kauer, Regional Planning Manager
Teresa Mahikwa, Island Planner
Katherine Vogt, Recorder

Others Present: Approximately eighteen (18) members of the public

1. CALL TO ORDER

Chair Fast called the Public Hearing to order at 12:47 pm. She welcomed the public, introduced
Trustees, staff and recorder and acknowledged that this Public Hearing was being held in
traditional territory of Coast Salish First Nations.

She read the Chairperson’s Opening Statement and explained that this Public Hearing is being
conducted to hear views regarding proposed Bylaw No. 166 cited as “Hornby Island Official
Community Plan, 2014, Amendment No. 1, 2021".

2. PROPOSED BYLAW NO. 166

Regional Planning Manager Kauer reported that a copy of the Public Hearing Notice was
advertised in two consecutive editions of the Tribune and noted that all notification
requirements have been completed. She advised that the Public Hearing binder is available for
review during this Hearing and is also posted on the Islands Trust website.

She explained that the purpose of proposed Bylaw No. 166, if adopted, is to amend the current
Hornby Island Official Community Plan (OCP) Bylaw 149 by proposing multiple changes to the
current Hornby OCP to ensure consistency between OCP policies and Land use Bylaw (LUB)
regulations regarding minimum lot size and minimum average lot area for land use designations
in the OCP. Bylaw No. 166 was referred to various outside agencies and 13 First nations.
Responses received included no comment or interests unaffected. No public submissions on the
bylaw amendment have been received.

Hornby Island Local Trust Committee 1

Public Hearing Record
October 8, 2021



3. PUBLIC COMMENTS

Chair Fast explained that this is the opportunity for the public to comment on the proposed
bylaws. The following comments were noted:

e Donna Tuele spoke in favour of the bylaw amendment.

o A member of the public spoke in favour of the bylaw amendment.

e Jan Bevan spoke in favor of the bylaw amendment, noting that new Agricultural Land
Commission rules coming at the end of the year may affect the amendment.

4, ADJOURNMENT

Chair Fast thanked the public for their submissions. She asked three times for comments from
the public and hearing none the Public Hearing was closed at 12:57 pm.

| CERTIFY THAT THIS IS A FAIR AND ACCURATE SUMMARY OF THE NATURE OF REPRESENTATIONS
RESPECTING THE MEETING HELD:

Katherine Vogt, Recorder

Hornby Island Local Trust Committee
Public Hearing Record
October 8, 2021
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Print Date: November 25, 2021

Islands Trust Resolutions Without Meetings Log
Hornby Island
resionnomoer e | ome
2021-003 Carried 15-Nov-2021

"That the Hornby Island Local Trust Committee request staff to schedule a Special Meeting on November 26, 2021 to hold an In Camera
meeting to receive confidential information regarding First Nations".

2021-002 Carried 08-Nov-2021

"That Hornby Island Local Trust Committee Bylaw No. 167, cited as "Hornby Island Land Use Bylaw, 2014, Amendment No. 1, 2021", be
adopted".

Page 1 [5is]
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DRAFT

Islands Trust Minutes of the Hornby Island
Advisory Planning Commission

Date of Meeting:

Location:

APC Members Present:

Staff Present:

Regrets:

1. CALL TO ORDER

Friday, September 24, 2021

Hornby Island Community Hall
4305 Central Road, Hornby Island, BC

Vicki Bale, Deputy Chair
Joanne Ovitsland, Secretary
Rob McCreary, Member

Katherine Vogt; Recorder (by telephone)
Wendy Burton, Chair

Christine Amabilino Hunt, Member
Kim Fagerlund, Member

Deputy Chair Bale called the meeting to order at 1:00 pm. She acknowledged being on
the traditional territory of the Pentlatch and K’émoks people. She welcomed members

and recorder.

2. APPROVAL OF AGENDA

By general consent, the agenda was approved as presented.

3. MINUTES

3.1 Hornby Island Advisory Planning Commission Draft Minutes dated July 23,

2021 for adoption

By general consent, the minutes were adopted as presented.

4. BUSINESS ARISING

There was no new business to report.

5. Discussion of OCP, with reference to Indigenous inclusion

a. Review of contributions from APC members

Members discussed the Hornby Island Official Community Plan (OCP) to make
recommendations for the inclusion of First Nations acknowledgement. Each
member spoke on the section of the OCP that they had been previously assigned to

Hornby Island
Advisory Planning Commission Minutes
September 24, 2021

DRAFT 1



DRAFT

study as homework. Members who were absent from the meeting had previously
submitted their opinions to the group by email.

b. Next Steps

Deputy Chair Bale offered to meet with Tony Law for clarity on 3.7 Heritage
Features and to report findings to APC members by email prior to the next meeting.

Secretary Ovitsland and Deputy Chair Bale offered to prepare a report for final
review at the next meeting.

6. Next meeting time and Adjournment

The next meeting will be on Friday, October 29, 2021 at the Hornby Island Community
hall from 1:00 pm to 3:00 pm.

By general consent, the meeting was adjourned at 3:10 pm.

Vicki Bale, Deputy Chair

Certified Correct:

Katherine Vogt, Recorder

Hornby Island DRAFT 2
Advisory Planning Commission Minutes
September 24, 2021
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Islands Trust Minutes of the Hornby Island
Advisory Planning Commission

Date of Meeting:

Location:

APC Members Present:

Regrets:

Staff Present:

Others Present:

1. CALL TO ORDER

October 29, 2021

Hornby Island Community Hall
4305 Central Road, Hornby Island, BC

Wendy Burton, Chair

Vicki Bale, Deputy Chair
Joanne Ovitsland, Secretary
Rob McCreary, Member

Kim Fagerlund, Member
Christine Amabilino Hunt, Member

Katherine Vogt, Recorder by Speakerphone

April Lewis, member of the Hornby Island Housing Society
One (1) member of the public

Chair Burton called the meeting to order at 1:05 pm. She gratefully acknowledged that
the meeting was being held on the traditional territory of the Kbmoks First Nation and
Pentlatch People. She introduced herself and the recorder and allowed other Advisory
Planning Commission (APC) members to introduce themselves. Chair Burton noted that
members Kim Fagerlund and Christine Amabilino Hunt would continue to be actively
working on the APC referral from a distance.

APPROVAL OF AGENDA

The following amendment to the agenda was presented for consideration:
e Change item 4 to the heading ‘Hornby Island Housing Network’ and renumber all
following agenda items.

By general consent, the agenda was approved as amended.
MINUTES

3.1 Hornby Island Advisory Planning Commission Draft Minutes dated September
24, 2021.

The following amendment to the minutes was presented for consideration:
e On page 2, third paragraph, line 1, change ‘Deputy Chair Bale’ to ‘Chair
Burton.’

Hornby Island
Advisory Planning Commission Minutes
October 29, 2021

DRAFT 1
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By general consent, the minutes were adopted as amended.
4. Hornby Island Housing Network

Chair Burton explained that the Hornby Island Housing Network, previously called the
Hornby Island Housing Coalition, a recently formed group, had invited APC members to
attend a recent meeting and that two members had attended; but that APC members
are not permitted to act as members of the APC at outside meetings without previous
permission from the APC group. Yet, there is a letter circulating from the Hornby Island
Housing Network that states that members representing the APC were present.
According to Local Government Act rules, the APC must be cautious to not act as a
quorum, which is formed by three or more APC members; and, to not act without
permission from the local Trustees as members of the APC. APC members can
participate at outside meetings as individuals.

5. Review of recommended wording changes to OCP, with regards to references to First
Nations

APC members reviewed the 91-page Hornby Island Official Community Plan Bylaw No.
149, 2014 document, which had been converted for working purposes to a track
changes document, allowing recommended editorial wording changes to be set in the
margins for itemised discussion. The document is attached to these minutes.

HO-APC-2021-002
It was MOVED and SECONDED,
that the Hornby Island Advisory Planning Commission recommends the amendments to
the Hornby Island Official Community Plan Bylaw No. 149, 2014 with respect to First
Nations language.

CARRIED

6. Discussion: LUB on housing and short-term rentals
APC members discussed the scope and complexities of their housing referral.

Chair Burton noted that all documents formally submitted to the Chair for the upcoming
housing portion of the APC referral would be given a document number, the name of
the sender, the date, and a brief subject line. They would be forwarded to APC members
as they were received and would become a part of the public record to be viewed on
the Islands Trust website.

Chair Burton noted that members of the public were welcome to present at upcoming
APC meetings if they gave 10 days formal notice of presentation to the Chair by email,
so that the public could be formally notified. Members of the public should be made
aware that their personal submissions to the APC will become pubilic.

Chair Burton welcomed April Lewis of the Hornby Island Housing Society as a resource
person with a voice but no vote at 2:00 pm.

Hornby Island DRAFT 2
Advisory Planning Commission Minutes
October 29, 2021
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7. Next Steps and Timeline

APC members created working groups to review information between formal meetings:
e Member Ovitsland working with Member McCreary

e  Member Burton working with Member Bale

e Member Fagerlund

e Member Amabilino Hunt

APC members planned to review documents through the month of November, to meet
once in their working groups between meetings, and to attend later meetings monthly
or bi-monthly with a goal to have the referral completed by the end of March. It was
considered for all APC members to review the Islands Trust Draft Policy Statement,
housing portions of the OCP, Land Use Bylaws, and all submitted documents; and, for
members to submit any questions to the Chair by email a week before the next meeting
for clarification from planners.

8. Next meeting

The next APC meeting will be held at the Hornby Island Community Hall on Friday,
November 26, 2021 between 1:00 and 3:00 pm.

9. ADJOURNMENT

By general consent, the meeting was adjourned at 2:46 pm.

Wendy Burton, Chair

Certified Correct:

Katherine Vogt, Recorder

Hornby Island DRAFT 3
Advisory Planning Commission Minutes
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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.
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Islands Trust Follow Up Action Report
Hornby Island
24-Jan-2020
Activity | Dates | status |
1 Staff to schedule and advertise planner hour availability prior to Wil Cottingham In Progress

scheduled LTC meetings on Hornby Island. Update: On Island Planner
hours delayed per Provincial travel guidelines regarding COVID-19.

2 Add to the Hornby webpage under 'Resources' - Planner hours, Sonja Zupanec In Progress
Conservancy Profile, APC Resolution. Wil Cottingham
Planner hours advertising on hold until Covid restrictions for travel
removed.

LTA Conservancy Profile at bottom of every LTA home page on new

website.
16-Jul-2021
| Dates | status
1 Staff to work with Trustee Scott to advertise the possibility of TUPs for Heather Kauer In Progress
seasonal worker accommodation. Wil Cottingham
2 The Hornby Island Local Trust Committee add "amendment of the Heather Kauer Completed

Hornby Island Fees Bylaw" to the projects list.

08-Oct-2021

Responsibility ] Dates | status |
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Islands Trust Follow Up Action Report
Hornby Island
08-Oct-2021
Activity Responsibility | Dates | status |
1 The LTC gave third reading to bylaws 166 and 167 and requested staff to Becky McErlean Completed
forward to the Executive Committee and Ministry of Municipal Affairs. Teresa Mahikwa
2 Defer response on the Islands Trust Policy Statement until further public Becky McErlean Completed
engagement efforts are completed on the document. Heather Kauer
3 The LTC resolved to proceed no further with application HO-RZ-2020.1. Becky McErlean In Progress
Staff to close the file, provide the applicant with a refund consistent with Jaime Dubyna
the Hornby Island Fees bylaw, and refer HO-BE-2019.6 back to Bylaw Penny Hawley
Enforcement.
4 Staff look into CRD language regarding accessory buildings as possible Heather Kauer In Progress

option for the Hornby Island Siting and Use Permit bylaw.

5 The expiration dates of standing resolutions 8 and 9 will be extended to Heather Kauer Completed
December 31, 2023. Penny Hawley

6 The model fees bylaw to be referred to the Hornby Island Advisory Heather Kauer Completed
Planning Commission for comment. Penny Hawley
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Islands Trust STAFF REPORT

File No.: HO-SUB-2020.2 (Gutstein & Burrows)
DATE OF MEETING: December 10, 2021

TO: Hornby Island Local Trust Committee

FROM: Teresa Mahikwa, Island Planner
Northern Team

COPY: Heather Kauer, Regional Planning Manager
Northern Team

SUBJECT: 10% Lot Frontage Waiver Request for Application HO-SUB-2020.2 (Gutstein & Burrows)

RECOMMENDATIONS

1. That, as per Local Government Act Section 512(2), the Hornby Island Local Trust Committee exempt the
“Proposed Lot 2” in the subdivision layout plan for HO-SUB-2020.2 from meeting Hornby Island Land
Use Bylaw regulation 6.6(1), the minimum 10% lot frontage on a highway requirement.

REPORT SUMMARY

The purpose of this staff report is for the Hornby Island Local Trust Committee (LTC) to consider exempting one
of two lots in a proposed subdivision layout plan for application HO-SUB-2020.2, from Hornby Island Land Use
Bylaw (LUB) regulation 6.6(1), in order to permit the lot to have less than a 10% frontage on a highway.

BACKGROUND

The applicant first applied to the Ministry of Transportation and Infrastructure (MOTI) in January 2020, and then
the application was forwarded to Islands Trust for review in February 2020, under application number HO-SUB-
2020.2. Planning staff reviewed the application and noted in the “Subdivision Referral Report” to MOTI (dated
May 5, 2020), that the proposed subdivision would not comply with the LUB Subdivision Regulations, in particular
regulation 8.2(9) “...for lots where two legal dwellings are permitted, the minimum average lot area must be
greater than 4.0 hectares.”

This application has been “on hold” since spring 2020. By way of adoption of Bylaw No. 167, regulation 8.2(9) was
removed from the LUB and therefore, this Subdivision application HO-SUB-2021.1 was again considered “active”
for further review and consideration.

Upon further review, Planning staff identified an additional issue that needed to be addressed for the proposed
subdivision layout plan (as shown in Attachment 1, and Figure 2 of this report); i.e. the minimum 10% lot frontage
on a highway requirement.

C:\Program Files\eSCRIBE\TEMP\1439475601\1439475601,,,HO-LTC_2021-12-10_HO-SUB-2020.2_RPT_DRAFT.docx
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Figure 1: Subject Property
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ANALYSIS

Policy/Regulatory

A comprehensive site context analysis is provided in Attachment 2. The policies and regulations that pertain to
this application are summarized below.

Land Use Bylaw (LUB)

Subdivision on Hornby Island is subject to the provisions of the Hornby Island Land Use Bylaw No. 150, 2014. In
particular, this Large Lot Residential (R2) property is subject to the Subdivision Regulations, particularly 6.6(1):

PART 6 — SUBDIVISION REGULATIONS

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.
Where the relevant section of the Local Government Act is 512(2) — minimum parcel frontage on a highway; and
“highway” is defined in the LUB as: “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.”
Figure 2 below shows an excerpt of the proposed subdivision layout plan for the 2 proposed lots: “Proposed Lot
1” (1.78 hectares), and “Proposed Lot 2” (2.59 hectares).

e  “Proposed Lot 1” perimeter = 570.3m. 10% = 57.03m. Existing frontage is along Carmichael Road and is
97.68m. Thus, no lot frontage exemption would be required for this proposed lot.

e  “Proposed Lot 2” perimeter = 1,014.5m. 10% = 101.45m. This proposed lot is a “panhandle lot”, with an
proposed access strip that is 20.11m wide. Therefore, this proposed lot requires an LTC exemption from

regulation 6.6(1).

276
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Figure 2: Excerpt from Proposed Subdivision Layout Plan
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Issues and Opportunities

Panhandle Lots

Creating a “panhandle lot” during subdivision is not an uncommon way to provide lot access, and as such, there
are specific subdivision regulations in the Hornby LUB for their creation. As “Proposed Lot 2” is only 2.59 ha in
size, it would not be large enough to be further subdivided under the Bylaw (which requires a minimum of 4.0ha

in the R2 zone), and therefore LUB regulation 6.6(3) applies:
“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.”

So, the greater than 20m width proposed access strip is more than the width required by the LUB.

Rationale for Recommendation

Given that “Proposed Lot 2” is a panhandle lot, and very few panhandle lots would be able to meet the required
minimum 10% lot frontage on a highway, staff feel that exempting “Proposed Lot 2” from meeting the regulation
6.6(1) is reasonable and without anticipated negative impacts. Thus, staff recommend, as on page 1 of this report,
that the new “Proposed Lot 2” be exempted from meeting the minimum 10% lot frontage.

Islands Trust HO-SUB-2020.2 — Staff Report 3 77



Alternatives

The LTC may consider the following alternatives to the staff recommendations:

1. Request further information

The LTC may request further information prior to making a decision. If selecting this alternative, the LTC
should describe the specific information needed and the rationale for this request. Recommended wording
for the resolution is as follows:

That the Hornby Island Local Trust Committee request the following information [list] for HO-SUB-2020.2.

2. Deny the exemption request

The LTC may deny the exemption request. Recommended wording for the resolution is as follows:

That the Hornby Island Local Trust Committee deny the request to exempt the “Proposed Lot 2” in the
subdivision layout plan for HO-SUB-2020.2 from meeting Hornby Island Land Use Bylaw regulation 6.6(1),
the minimum 10% lot frontage on a highway requirement.

NEXT STEPS

Subject to concurrence with the staff recommendation on page 1 of this report, staff will proceed with reviewing
the subdivision proposal and respond to MOTI with an updated “Subdivision Referral Report” for this proposed

subdivision.

Prepared and Submitted By:

Teresa Mahikwa, RPP, MCIP
Island Planner

November 24, 2021

Concurred in By:

Heather Kauer, MPA, RPP, MCIP, AICP
Regional Planning Manager

November 25, 2021

ATTACHMENTS

1. Proposed Subdivision Plan

2. Site Context

Islands Trust

HO-SUB-2020.2 — Staff Report
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PROPOSED SUBDIVISION PLAN OF LOT J, SECTION 186,
HORNBY ISLAND, NANAIMO DISTRICT, PLAN 30237.

Parcel Identifier: 000-095-869
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ATTACHMENT 2 — SITE CONTEXT

HO-SUB-2020.2 (GUTSTEIN & BURROWS)

LOCATION
Legal Description LOT J, SECTION 16, HORNBY ISLAND, NANAIMO DISTRICT, PLAN 30237
PID 000-095-869
Civic Address 1410 Carmichael Road, Hornby Island
Lot Size 4.37 hectares (10.79 acres)
LAND USE

Current Land Use

Residential

Surrounding Land Use

Residential to the north and east; Public Use to south; Agricultural to west

HISTORICAL ACTIVITY

File No.

Purpose

HO-SUB-2012.3

File closed (applicant did not proceed with subdivision)

PoLicY/REGULATORY

Hornby Island

Official Community Plan
(ocP)

No. 149, 2014

Land Use Designation: RR — Rural Residential

OCP Schedule D1 (Environmentally Sensitive Areas): The northeastern portion
of the property is mapped as “Secondary Class — Mature Forest”

OCP Schedule D2: The property is within the Recharge Zone of Aquifer IIA
“Lightly developed, high vulnerability”; though IT Aquifer Intrinsic Vulnerability
Mapping classifies this property as a range between “Moderate” and “High”
OCP Schedule E — Development Permit Areas: The property is not currently
within any DPAs

Hornby Island
Land Use Bylaw (LUB)
No. 150, 2014

Zone: Residential 2 — Large Lot Residential (R2)

The current proposed subdivision layout plan is such that one of the two
proposed lots (“Proposed Lot 2”) requires an exemption from the LTC under LUB
regulation 6.6(1).

PART 6 — SUBDIVISION REGULATIONS

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.

\\islandstrust.local\DFSMain\EDM\09 Current Planning\06 HO\3435 SUB\20 Referrals (P)\2020\HO-SUB-2020.2 Gutstein & Burrows\06
Staff Reports\2021-12-10\HO-LTC_2021-12-10_HO-SUB-2020.2_RPT_ATTO02-SiteContext.docx

Islands Trust
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(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
Other Regulations N/A

Covenants N/A - Statutory Building Scheme F31999 (1977). Unrelated to Islands Trust.
Bylaw Enforcement None on file.

SITE INFLUENCES

Islands Trust n/a — This application does not directly affect an ITC-owned property or
Conservancy conservation covenant; nor does it directly affect a property adjacent to an
(ITC) ITC-owned property or conservation covenant. It also does not pertain to

terrestrial or intertidal Crown Land located within 100m of an ITC-owned
property or conservation covenant. Therefore referral to ITC for comment is not required.

ITC Regional The Regional Conservation Plan 2018-2027 estimated importance of habitat composition

Conservation in the area of the subject property is MEDIUM. This application does not appear to be

Plan (2018-2027) | inconsistent or contrary to the goals and objectives set out in the ITC Regional Conservation
Plan.

Species at Risk Public SAR occurrence mapped for the Ecological Community of Douglas Fir/dull Oregon-

grape, covering the entire property, as shown below:

Sensitive The northeastern portion of the property is mapped as “Secondary Class — Mature
Ecosystems Forest”:

Hazard Areas None mapped.

Islands Trust Staff Report — HO-SUB-2020.2 2 8 1
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Archaeological Remote Access to Archaeological Data (RAAD) mapping does not indicate an

Sites archaeological site on or near to the subject property.

Notwithstanding the foregoing, and by copy of this report, the owners and applicant should
be aware that there is still a chance that the lot may contain previously unrecorded
archaeological material that is protected under the Heritage Conservation Act. If such
material is encountered during development, all work should cease and the BC Archaeology
Branch should be contacted immediately as a Heritage Conservation Act permit may be
needed before further development is undertaken. This may involve the need to hire a
qualified archaeologist to monitor the work.

Islands Trust Staff Report — HO-SUB-2020.2 3 82
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Islands Trust STAFF REPORT

File No.: HO-SUB-2021.1 (Paterson for Wetzel)
DATE OF MEETING: December 10, 2021

TO: Hornby Island Local Trust Committee

FROM: Teresa Mahikwa, Island Planner
Northern Team

COPY: Heather Kauer, Regional Planning Manager
Northern Team

SUBJECT: 10% Lot Frontage Waiver Request for Application HO-SUB-2021.1 (Paterson/Wetzel)

RECOMMENDATIONS

1. That, per Local Government Act Section 512(2), the Hornby Island Local Trust Committee exempt the
“Proposed Western Lot” in the subdivision layout plan for HO-SUB-2021.1 from meeting Hornby Island
Land Use Bylaw regulation 6.6(1), the minimum 10% lot frontage on a highway requirement.

REPORT SUMMARY

The purpose of this staff report is for the Hornby Island Local Trust Committee (LTC) to consider exempting one
of two lots in a proposed subdivision layout plan for application HO-SUB-2021.1, from Hornby Island Land Use
Bylaw (LUB) regulation 6.6(1), in order to permit the lot to have less than a 10% frontage on a highway.

BACKGROUND

The applicant first applied to the Ministry of Transportation and Infrastructure (MOTI) in February 2021, and then
the application was forwarded to Islands Trust for review in March 2021, under application number HO-SUB-
2021.1. Planning staff began their review of the application and quickly noted that the proposed subdivision would
not comply with the LUB Subdivision Regulations, in particular regulation 8.2(9) “...for lots where two legal
dwellings are permitted, the minimum average lot area must be greater than 4.0 hectares.”

Planning staff advised the applicant that the Hornby LTC simultaneously had the “MALA project” on their Top
Priority List, and that proposed Bylaw No. 167 was considering removal of regulation 8.2(9) from the LUB. The
applicant decided to put Subdivision file HO-SUB-2021.1 “on hold” until Bylaw No. 167 was resolved.

The LTC passed the following resolution by resolution-without-meeting (RWM) on November 8, 2021

“That Hornby Island Local Trust Committee Bylaw No. 167, cited as “Hornby Island
Land Use Bylaw, 2014, Amendment No. 1, 2021”, be adopted.”

C:\Program Files\eSCRIBE\TEMP\14404640690\14404640690,,,HO-LTC_2021-12-10_HO-SUB-2021.1_RPT_DRAFT.docx
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By way of adoption of Bylaw No. 167, regulation 8.2(9) was removed from the LUB and therefore, this Subdivision
application HO-SUB-2021.1 was again considered “active” for further review and consideration.

Upon further review, Planning staff identified an additional issue that needed to be addressed for the proposed
subdivision layout plan (as shown in Attachment 1); i.e. the minimum 10% lot frontage on a highway requirement.

ANALYSIS
Policy/Regulatory

A comprehensive site context analysis is provided in Attachment 2. The policies and regulations that pertain to
this application are summarized below.

Land Use Bylaw (LUB)

Subdivision on Hornby Island is subject to the provisions of the Hornby Island Land Use Bylaw No. 150, 2014. In
particular, this Large Lot Residential (R2) property is subject to the Subdivision Regulations, particularly 6.6(1):

PART 6 — SUBDIVISION REGULATIONS

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.

Where the relevant section of the Local Government Act is 512(2) — minimum parcel frontage on a highway; and
“highway” is defined in the LUB as: “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.”

Figure 1 below shows an excerpt of the proposed subdivision layout plan for the 2 proposed lots: “Proposed
Western Lot” (5.61 acres) (2.27 hectares), and “Proposed Eastern Lot” (7.08 acres) (2.87 hectares).

e  “Proposed Eastern Lot” perimeter = 687.1 m. 10% = 68.71m. Existing frontage is along Belcarra Road and
is 131.6m. Thus, no lot frontage exemption would be required for this lot.

e  “Proposed Western Lot” perimeter = 627.4m. 10% = 62.74m. In order to provide the necessary road
access to this lot, a 64.7m road extension is being proposed to the existing, developed road allowance
along Seadollar Road. However, the Proposed Entrance for this lot is much less than the required 10% of
the perimeter, and therefore this proposed lot requires an LTC exemption from regulation 6.6(1).
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Issues and Opportunities
Species at Risk

As noted in Attachment 2, and shown in Figure 2 above, the subject property is within a known area (public,
mapped occurrence) for a Species at Risk (SAR) occurrence: the ecological community of Douglas Fir / dull Oregon-
grape. Since subdivision of the current lot is permitted, and therefore future development of a new residential lot
would mean vegetation removal within the SAR area, it is preferable to conserve SAR habitat whenever possible.

Rationale for Recommendation

Staff recommend, as on page 1 of this report, that the new “Proposed Western Lot” be exempted from meeting
the minimum 10% lot frontage, to minimize the amount of SAR-vegetation removal to provide road access.

Alternatives
The LTC may consider the following alternatives to the staff recommendations:

1. Request further information

The LTC may request further information prior to making a decision. If selecting this alternative, the LTC
should describe the specific information needed and the rationale for this request. Recommended wording
for the resolution is as follows:

That the Hornby Island Local Trust Committee request the following information [list] for HO-SUB-2021.1.

2. Deny the exemption request

The LTC may deny the exemption request. Staff advise that the implications of this alternative would be
that the applicant would be required to propose to MOTI that Seadollar Road be further extended to allow
for a minimum 62.74m of frontage adjacent to the “Proposed Western Lot”. Such a road extension would
likely require the removal of additional vegetation in an area that is mapped for a Species at Risk (the
ecological community of Douglas Fir / dull Oregon grape).

That the Hornby Island Local Trust Committee deny the request to exempt the “Proposed Western Lot” in
the subdivision layout plan for HO-SUB-2021.1 from meeting Hornby Island Land Use Bylaw regulation
6.6(1), the minimum 10% lot frontage on a highway requirement.

NEXT STEPS

Subject to concurrence with the staff recommendation on page 1 of this report, staff will proceed with reviewing
the subdivision proposal and respond to MOTI with a “Subdivision Referral Report” for this proposed subdivision.

) Teresa Mahikwa, RPP, MCIP
Prepared and Submitted By: November 23, 2021
Island Planner

. Heather Kauer, MPA, RPP, MCIP, AICP
Concurred in By: . ] November 23, 2021
Regional Planning Manager

ATTACHMENTS

1. Proposed Subdivision Plan (dated February 15, 2021)
2. Site Context
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ATTACHMENT 2 — SITE CONTEXT

HO-SUB-2021.1 (PATERSON FOR WETZEL)

LOCATION
Legal Description LOT 1, SECTION 9, HORNBY ISLAND, NANAIMO DISTRICT, PLAN 25736
PID 002-657-881
Civic Address 2025 Belcarra Road, Hornby Island
Lot Size 5.12 hectares (12.65 acres)
LAND USE

Current Land Use

Residential

Surrounding Land Use

Residential to the north, east, and south; Agricultural to the west

HISTORICAL ACTIVITY

File No.

Purpose

HO-SUP-2000.19

To construct a caravan, shed, and carport; initially for summer use

HO-SUP-2002.20

To add a house to the existing development

HO-SUP-2004.12

To add a study and woodshed

PoLicY/REGULATORY

Hornby Island

Official Community Plan
(ocP)

No. 149, 2014

Land Use Designation: RR — Rural Residential

OCP Schedule D2: The property is within Aquifer IA “Heavily developed, high
vulnerability”; though IT Aquifer Intrinsic Vulnerability Mapping classifies this
property as “Moderately High”

OCP Schedule E — Development Permit Areas: The property is not currently
within any DPAs

Hornby Island
Land Use Bylaw (LUB)
No. 150, 2014

Zone: Residential 2 — Large Lot Residential (R2)

The current proposed subdivision layout plan is such that one of the two
proposed lots (currently referred to as the “Western Lot”) requires a waiver
from the LTC under LUB regulation 6.6(1).

PART 6 — SUBDIVISION REGULATIONS

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.

Other Regulations

N/A

Covenants

None.

Bylaw Enforcement

There was an active file in 2019, but the file was resolved/closed

\\islandstrust.local\DFSMain\EDM\09 Current Planning\06 HO\3435 SUB\20 Referrals (P)\2021\HO-SUB-2021.1 Wetzel (Paterson)\06
Staff Reports\2021-12-10\HO-LTC_2021-12-10_HO-SUB-2021.1_RPT_ATTO02-SiteContext.docx
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SITE INFLUENCES

Islands Trust
Conservancy
(ITC)

n/a — This application does not directly affect an ITC-owned property or
conservation covenant; nor does it directly affect a property adjacent to an
ITC-owned property or conservation covenant. It also does not pertain to
terrestrial or intertidal Crown Land located within 100m of an ITC-owned
property or conservation covenant. Therefore referral to ITC for comment is not required.

ITC Regional
Conservation
Plan (2018-2027)

The Regional Conservation Plan 2018-2027 estimated importance of habitat composition
in the area of the subject property is MEDIUM. This application does not appear to be
inconsistent or contrary to the goals and objectives set out in the ITC Regional Conservation

Plan.

Species at Risk

Public SAR occurrence mapped for the Ecological Community of Douglas Fir/dull
Oregon-grape, as shown below:

Sensitive
Ecosystems

None mapped.

Hazard Areas

None mapped.

Archaeological
Sites

Remote Access to Archaeological Data (RAAD) mapping does not indicate an
archaeological site on or near to the subject property.

Notwithstanding the foregoing, and by copy of this report, the owners and applicant
should be aware that there is still a chance that the lot may contain previously
unrecorded archaeological material that is protected under the Heritage Conservation
Act. If such material is encountered during development, all work should cease and the
BC Archaeology Branch should be contacted immediately as a Heritage Conservation Act
permit may be needed before further development is undertaken. This may involve the
need to hire a qualified archaeologist to monitor the work.
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IslandsTrust STAFF REPORT

File No.: HO-DVP-2021.3

(Wall & Bixby)
DATE OF MEETING: December 10, 2021
TO: Hornby Island Local Trust Committee
FROM: Jaime Dubyna, Island Planner
Northern Team
COPY: Heather Kauer, Regional Planning Manager
SUBJECT: Development Variance Permit Application

Applicant: Michael McNamara (Blue Sky Design Ltd.)

Location: 4050 Euston Rd (previously 9300 Central Rd)
LOT E, SECTION 2, HORNBY ISLAND, NANAIMO DISTRICT, PLAN 31622
PID 001-149-971

RECOMMENDATION
1. That the Hornby Island Local Trust Committee deny application HO-DVP-2021.3.

REPORT SUMMARY

The purpose of the report is for the Hornby Island Local Trust Committee (LTC) to consider a Development
Variance Permit for the siting of two accessory structures (swimming pool and pool shed) within the interior side
lot line setback. The variances would reduce the interior side lot line setback from the required 8.0 metres to 3.0
metres for the proposed swimming pool and 5.0 metres for the proposed pool shed.

BACKGROUND

The 2.46 ha (6.08 acre) subject property is located in the southern portion of Hornby Island, on Central Road
with access from Euston Road via easement. The application proposes to construct two accessory structures - a
40.5 m? (436 sq.ft.) in-ground swimming pool with a 2.5 to 7 foot depth and 12 m? (129 sq.ft.) pool shed — within
the 8 metre interior side lot line setback area.

The applicant has advised staff that rainwater will be collected for pool use and they will use a non-toxic (non-
chlorine) water purification system that will utilize salt water solution. The proposed development includes
natural landscaping to surround the pool and patio stones installed at grade level. The landowner is coordinating
with the Hornby Island Fire Chief to ensure the pool water is accessible during fire emergencies.

Currently, construction is underway on the lot for a residential dwelling unit, carport, studio and sauna, all of
which are subject of Siting and Use Permit HO-SUP-2021.13 (issued June 3, 2021).

Staff visited the subject property on September 9, 2021. Maps, plans and site photos are provided in
Attachment 2.

A copy of the Notice and draft permit HO-DVP-2021.3 are found in Attachments 3 and 4.

A copy of the applicant’s rationale for the application is found in Attachment 5.

Z:\09 Current Planning\06 HO\3190 DVP\25 Applications (P)\2021\HO-DVP-2021.3 Wall & Bixby (Blue Sky)\06 Staff Reports\HO-
LTC_2021-12-10_HO-DVP-2021.3_RPT.docx
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The subject property shares a lot line to the north with 4150 Euston Rd. (PID 001-383-698); which is protected

under an Islands Trust Conservancy (ITC) and Conservancy Hornby Island held covenant (“Fischer Covenant”). In

accordance with ITC Board Policy 3.1, the DVP application was referred to the ITC Board for comment at the

November 23, 2021 ITC Board meeting. The ITC referral response is found in Attachment 6.

There are two covenants registered on title of the subject property that protect a prairie (Garry) oak meadow to

the east of the proposed siting of the pool and shed. The covenants are held by the Comox Valley Regional
District and the Islands Trust, and by the neighbouring lot owner. Staff have found that the proposed

development does not appear to violate the covenants registered on title.
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Policy/Regulatory
Official Community Plan:

The subject property is designated Rural Residential (R) in the Hornby Island Official Community Plan (OCP)
Bylaw No. 149, 2014. Relevant OCP policies include:

e Objectives and Policies for All Land Use
Policy 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.

e Environmentally Sensitive Areas Policy 3.2.5 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.

o  Water Policy 4.5.7 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.

The subject property is not within a Development Permit Area.
Land Use Bylaw:

The subject property is zoned Residential 2 — Large Lot (R2) in the Hornby Island Land Use Bylaw No. 150, 2014
(LUB). The residential use of the property complies with the LUB. Permitted buildings and structures in the RR
zone include accessory buildings and structures.

Section 8.2(4) of the LUB provides the following setback requirements in the RR zone:

(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.

The application proposes to vary Section 8.2(4)(c) to reduce the setback to 3.0 metres for the proposed
swimming pool and 5.0 metres for the proposed pool shed.

Issues and Opportunities
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Impact on Neighbouring Properties

The proposed siting of the pool and shed would reduce the interior side lot line setback to 3 metres and 5
metres from the neighbouring property to the north, 4150 Euston Rd. (PID 001-383-698), which is protected
under an Islands Trust Conservancy (ITC) and Conservancy Hornby Island held covenant (“Fischer Covenant”).
The Fischer Covenant is considered significant for the rare prairie (Garry) oak ecosystems and species at risk it
protects, and covers approx. 6.12 ha of the neighbouring lot.

Figure 3. Orthophoto of Subject Property (yellow);
approx. location of proposed variance (black arrow);
Fischer Covenant Area on neighbouring lot (green).

The applicant has stated the proposed location of the pool and shed is free of oak trees on the lot, is in a relatively
level area on an overall sloping topography, and is uphill from the septic field. While the proposed location of the
pool and shed is intended to limit impacts to the protected oak trees throughout the site, the variance would site
the swimming pool 3 metres from the protected Fischer Covenant area.In relation to the proximity of the proposed
swimming pool and pool shed to the Fischer Covenant area, ITC staff have identified the following concerns in the
Request for Decision (page 70) to the ITC Board at the November 23, 2021 meeting:

1) Changes to surface and subsurface hydrology, affecting health of flora and of ecosystem processes;
2) Potential direct impacts to trees and shrubs in the covenant area, by damaging root systems;

3) Potential impact of splash, spillover, or seep from treated water onto the surrounding soil and vegetation,
which could favour invasive species or otherwise alter diversity and ecosystem processes;

4) Impacts of noise and light disturbance on protected wildlife habitat;

5) Potential death and injury to wildlife from falling into the pool (e.g. insect species that forage in prairie oak
meadows);

6) Potential creep from use of surrounding areas (i.e. risk of trespass with associated impacts of soil
compaction, trampling of vegetation, and introduction of invasive species, and potential for more severe
impacts); and,

7) Potential introduction of invasive species into the covenant area from equipment used to construct the
pool, patio, and shed, and from ongoing use so close to the boundary.

Sensitive Ecosystems and Species at Risk

Islands Trust mapping identifies the following sensitive ecosystems on the lot: Herbaceous, Woodland and Cliff
ecosystems. According to the ITC Sensitive Ecosystems Guide, these ecosystems are considered fragile and
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provide important habitat to a wide variety of species. Recommendations to reduce impacts include limiting
access and/or avoiding development to prevent soil and vegetation damage, creating vegetation buffers and
controlling invasive species. Where sensitive ecosystems are identified on lots, private landowners are
encouraged to consult best management practices to protect natural features, sensitive ecosystems and
habitats during development.

Prairie oak and associated ecosystems are high in biodiversity and considered to be one of the most rare and
fragile habitats, and are easily disturbed by human impacts. Prairie oak ecosystems are associated with several
species at risk (SAR), some of which have been identified on the subject property (see Attachment 1). According
to the Best-Management-Practices-for Garry Oak & Associated Ecosystems (GOERT, 2013), setbacks are one way
a local government can protect natural features.

The Hornby LUB does not currently require a setback or buffer from sensitive ecosystems or certain habitats,
aside from setbacks from the natural boundary of waterbodies (lakes, watercourses, the sea).

Carport Siting - Correction

There exists a discrepancy on the survey plan by Peter Mason (BCLS), dated October 27, 2021, and the site plan by
Blue Sky Design, dated July 5, 2021, for the siting of the existing carport. On the survey plan, the carport is
measured 7.2 metres from the interior side lot line, while the site plan measures the carport 8.6 metres from the
interior side lot line. According to the applicant and the surveyor, at the time the survey was conducted, there
were partial footings in place and the building had not yet been constructed. Now constructed, the applicant has
conducted an on-site measurement and found that the carport is measured “just under” 8.5 metres from the
interior side lot line and is outside of the 8 metre setback area.

Should the LTC issue the variance, staff recommend amending the draft permit by attaching a copy of the site plan
by Blue Sky Design to the permit (see Attachment 2), and including a note on the attached survey plan stating the
correct measurement.

Intent of the Regulation Being Varied

The overall purpose of siting regulations are to minimize impacts on adjacent properties related to:

e Protection of views, scenic areas and distinctive features contributing to the overall visual quality and
scenic value of the Trust Area;

e Limiting the impact of development on adjacent properties;

e Establishing a consistent development pattern within a local area;

e Maintaining a rural character;

e Establishing certainty with respect to residential development by maintaining consistent siting
regulations.

Lot line setbacks provide an open area between buildings and structures and lot boundaries. Required setback
minimums can be used to maintain space between buildings and structures to allow access for sunlight, to
provide separation for fire safety or to mitigate nuisances (i.e. noise). Alternately, required setback minimums
can be used to encourage construction away from steep or hazardous slopes or to provide a buffer between
buildings and structures and natural features or important habitats.

As noted, setback regulations in the Hornby LUB do not consider setbacks from sensitive ecosystems or habitats
aside from watercourses and the natural boundary of the sea.

Potential Impacts of Granting a Variance

Potential impacts resulting from issuance of a variance include the following impacts to the Fisher Covenant area
on the neighbouring lot: changes to surface and subsurface hydrology; damage to root systems; potential impacts
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of splash, spillover, or seep from treated water onto the surrounding soil and vegetation; noise and light
disturbance on protected wildlife habitat; potential death and injury to wildlife from falling into the pool; risk of
trespass and associated impacts of soil compaction, trampling of vegetation, and introduction of invasive species;
potential introduction of invasive species into the covenant area from equipment used to construct the pool, patio,
and shed, and from ongoing use so close to the lot boundary.

Granting a variance can potentially increase an expectation in the community with regard to future applications.
As variances consider the unique circumstances pertaining to a particular situation that may warrant the
relaxation of a specific zoning regulation, each application should be evaluated on its own merits.

Consultation
Islands Trust Conservancy

In accordance with ITC Board Policy 3.1, which requires that DVP applications that directly affects a property
adjacent to an ITC-owned property or ITC conservation covenant shall be referred to the ITC Board for
comment. The application was forwarded to the ITC Board at the November 23, 2021 ITC Board meeting. The
ITC Board passed the following resolutions in response to the referral:

ITC-2021-052

It was MOVED and SECONDED,

that the Islands Trust Conservancy Board direct staff to draft a letter to the Hornby Island Local Trust Committee

regarding HO-DVP-2021.3:
a. indicating that the Board recommends that the Development Variance Permit be declined
because the distance of the proposed development from the Fischer Covenant is an insufficient
setback from the protected prairie oak (Garry oak) habitat; and,
b. recommending that the Hornby Island Local Trust Committee encourage the landowner to cancel
their plans for construction of a pool in prairie oak habitat.

ITC-2021-053
It was MOVED and SECONDED,
that the Islands Trust Conservancy Board direct staff to request that, should the Hornby Island Local
Trust Committee proceed with approving Development Permit Application HO-DVP-2021.3, the applicant be
required to:
a. install a barrier within their property line that does not significantly shade the covenant area, is
not a collision risk for birds, and prevents trespass into, and impacts to, the covenant area;
b. install temporary fencing during construction to prevent trespass into the covenant area; and,
c. dispose of the fill from any excavation away from the property to avoid covering sensitive habitats and
to prevent establishment of invasive plants.

ITC-2021-054

It was MOVED and SECONDED, that the Islands Trust Conservancy Board direct staff to request that, should the
Hornby Island Local Trust Committee proceed with approving Development Permit Application HO-DVP-2021.3, the
applicant be required to dispose of concrete washout (cleaning of equipment, tools, and chutes) off site to the
place of origin.

See Attachment 6 for a copy of the ITC referral response. First Nations

A notification letter informing K’dmoks First Nation of the DVP application was sent via email on August 25,
2021. At the time of this report, no response has been received.
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The Islands Trust reviews all applications to ensure the preservation and protection of cultural heritage,
archaeological sites and ancestral places. As reviewed, the DVP application is consistent with respect to LTC
Standing Resolutions on reconciliation. Notwithstanding, to provide the applicants and/or property owners with
awareness regarding unknown archaeological areas, staff forwarded the Islands Trust Chance Find Protocol and
the provincial Archaeological Branch guidelines on the Heritage Conservation Act directly to the property owner.

Public Notification

DVP notices were circulated to surrounding property owners and residents on November 22, 2021. The
notification period ends at 4:00 p.m. on December 9, 2021.

At the time of this report, no public submission has been received. Any comments received subsequently will be
forwarded to the LTC.

Rationale for Recommendation

The recommendation on page 1 is supported by the following reasons:

e OCP Policy 2.2.1 requires that the following be addressed when considering permit applications:
protecting identified sensitive ecosystems and important habitats from adverse effects of development
and that native vegetation be retained, especially along lot lines.

e OCP Policy 3.2.5 encourages protecting sensitive ecosystems and important habitat by Development
Permit Area and including buffer areas. While there are no DPAs on the subject property and no LUB
regulation requiring a buffer, reducing the 8.0 metre lot line setback appears to be contrary to the intent
of this policy.

e Inthe absence of no regulations that require a buffer and no DPAs on the subject property, the 8 metre
lot line setback provides the only protection between development on the subject property and the
protected covenant area on the neighbouring lot. Best-Management-Practices for Garry Oak &

Associated Ecosystems (GOERT, 2013) identify setbacks as one way a local government can protect

natural features.

e The distance of the proposed development from the neighbouring lot, and the area protected by the
Fischer Covenant, is considered to be insufficient and may result in unintended negative impacts to the
sensitive prairie oak habitat the conservation covenant protects.

e The applicants may consider other potential locations on the subject property that would increase the
distance between the proposed development and the Fischer Covenant and the protected prairie oak
ecosystem and species at risk it protects.

ALTERNATIVES

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

1. Approve the application

The LTC may approve the application. Recommended wording for the resolution is as follows:

That the Hornby Island Local Trust Committee approve issuance of Development Variance Permit
application HO-DVP-2021.3 (Wall & Bixby).

2. LTC consider amendments to the application, ITC recommendations
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The LTC may consider recommendations made by the ITC to reduce impacts to the covenant area, prior to
approving the application. If selecting this alternative, the LTC may encourage the landowner to consult
the ITC Board resolutions ITC-2021-053 and ITC-2021-054. Recommended wording for the resolution is as
follows:

That the Hornby Island Local Trust Committee request the applicant amend the application HO-DVP-2021.3
to incorporate recommendations in the Islands Trust Conservancy Board resolutions ITC-2021-053 and ITC-
2021-054, and present those amendments at a subsequent Local Trust Committee for consideration.

Request further information

The LTC may request further information prior to making a decision. If selecting this alternative, the LTC
should describe the specific information needed and the rationale for this request. Recommended wording
for the resolution is as follows:

That the Hornby Island Local Trust Committee request that the applicant submit to the Islands Trust
[information requested to be provided by LTC].

NEXT STEPS

A Siting and Use Permit (SUP) is required for the proposed swimming pool, as it meets the definition of “structure”
provided in the LUB. A review of the proposed siting of the swimming pool will be conducted upon submission of
a SUP application.

Submitted By:

Jaime Dubyna

Island Planner November 26, 2021

Concurrence:

Heather Kauer, MPA, RPP, MCIP, AICP

Regional Planning Manager November 29, 2021

ATTACHMENTS

ounkwnN

Site Context

Maps, Plans, Photographs

Notice

Draft Development Variance Permit

Applicant Letter, dated July 2, 2021

Islands Trust Conservancy Board Letter, dated November 25, 2021
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ATTACHMENT 1 — SITE CONTEXT

LOCATION

Legal Description

LOT E, SECTION 2, HORNBY ISLAND, NANAIMO DISTRICT, PLAN 31622

PID 001-149-971
Civic Address 4050 Euston Rd. (previously 9300 Central Rd.)
Lot Size 2.46 ha (6.08 ha)

LAND USE

Current Land Use

Residential

Surrounding Land Use

Residential, Agricultural

HISTORICAL ACTIVITY

File No.

Purpose

HO-SUP-2021.13

Construction of a single family dwelling, 3 accessory buildings and
associated septic system.

PoLicY/REGULATORY

Official Community Plan
Designations

The subject property is designated Rural Residential — RR in the Hornby
Island Official Community Plan Bylaw No. 149, 2014.

Development Permit Area: None

Land Use Bylaw

The subject property is zoned Large Lot Residential — R2 in the Hornby
Island Land Use Bylaw No. 150, 2014.

8.2(4) The minimum setback for any building or structure, except for a fence
or pump/utility house shall be:
(c) 8.0 metres from any interior side lot line;

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

Other Regulations

None

Covenants

e Restrictive Covenant G36354 (Province — MOTI) — not remove, trim or
prune any (Garry) oak trees without prior written consent of the RD of
Comox-Strathcona and of the Islands Trust.

e Restrictive Covenant J118502 (with owner of Lot 5, Plan 29474) — not
build, construct or place any building, improvement or other structure
on the covenant area, as so described.

e Easement CA3601594 — (ingress & egress on Lot 5, Plan 29474; PID 001-
383-698) — driveway easement.

Bylaw Enforcement

None

C:\Program Files\eSCRIBE\TEMP\14375896519\14375896519,,,HO-LTC_2021-12-10_HO-DVP-2021.3_ATT01-Site-Context.docx
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SITE INFLUENCES

Islands Trust Conservancy

Property sharing a lot line to the north (PID 001-383-698) protected under
ITC and Conservancy Hornby covenant (Fischer covenant). Table 1 in ITC
Board Policy 3.1 notes that Development Variance Permit (DVP)
applications that directly affects a property adjacent to an ITC owned
property or conservation covenant shall be referred to the ITC Board for
comment.

Staff have referred the application to the ITC Board. Comments received are
provided in the staff report dated December 10, 2021.

Regional Conservation Strategy

Appendix Il of the Regional Conservation Plan 2018-2027 estimated
importance of habitat composition is HIGH on the subject property.

Species at Risk

Islands Trust mapping indicates the following SAR:

e Taylor’s checkerspot (Euphydryas editha taylori) species occurrence;
e Propertius Duskywing (Erynnis propertius) species occurrence;

e Little Brown Myotis (Myotis lucifugus) critical habitat;

e Northern Myotis (Myotis septentrionalis) critical habitat.

The proposed SARA Recovery Strategy for Multi-Species at Risk in Maritime

Meadows associated with Garry Oak Ecosystems in Canada, which includes

Taylor’s checkerspot, identifies the following ecosystem threats:

e habitat destruction, such as livestock grazing, pesticide and herbicide
use, mowing and other maintenance activities;

e changes to hydrology;

e invasive species.

It is noted that habitat fragmentation limits the availability of foodplants for

butterflies.

The SARA Recovery Strategy for Little Brown Myotis, Northern Myotis and
Tri-colored Bay in Canada includes habitat loss and degradation,
disturbance or harm, pollution and climate change as threats to both Little
Brown Myotis and Northern Myotis.

Islands Trust mapping indicates a Douglas-fir/Dull Oregon grape
(Pseudotsuga menziesii/Mahonia nervosa) ecological community on a
portion of the subject property.

Sensitive Ecosystems

Islands Trust mapping indicates areas of the subject property within the
following sensitive ecosystems:

e Herbaceous

e Woodland

o Cliff

The Islands Trust Conservancy “Sensitive Ecosystem Guide” provides the

following:

e Herbaceous ecosystems are small, fragile ecosystems that provide
“specialized micro-habitats for many species of rare butterflies,
wildflowers and lichens.” Recommended protection measures include
limiting access and avoiding development to prevent soil and vegetation
damage, creating vegetation buffers using native species, preventing

Islands Trust
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https://islandstrust.bc.ca/wp-content/uploads/2020/05/itc_2018-11_rcp-2018-2027-web_fina.pdf
https://www.sararegistry.gc.ca/virtual_sara/files/plans/rs_maritime_meadow_0206_e.pdf
https://www.sararegistry.gc.ca/virtual_sara/files/plans/rs_maritime_meadow_0206_e.pdf
https://www.registrelep-sararegistry.gc.ca/virtual_sara/files/plans/rs_LittleBrownMyotisNorthernMyotisTricoloredBat_e_proposed.pdf
https://www.registrelep-sararegistry.gc.ca/virtual_sara/files/plans/rs_LittleBrownMyotisNorthernMyotisTricoloredBat_e_proposed.pdf
https://islandstrust.bc.ca/document/sensitive-ecosystem-guide-for-trust-area-property-owners/

disturbance of nesting or breeding areas and allowing natural seasonal
moisture variations to continue by restricting human inputs (such as
septic discharge and garden watering).

e Woodland ecosystems are among the most sensitive and biologically
diverse ecosystems in the Islands Trust Area, providing habitat to a wide
variety of plants, insects, reptiles and birds. Specifically, Garry Oak
woodlands support the highest plant species diversity of any terrestrial
ecosystem in British Columbia. To reduce impacts, recommended
protection measures include limiting access and avoiding development
to prevent vegetation damage, actively controlling invasive species, and
preventing (livestock grazing) to avoid soil compaction and erosion.

e Cliff ecosystems are rare and provide important habitat for many
species. Inland cliffs occur where mass erosion has occurred.
Recommended protection measures include preventing disturbance of
nesting or breeding areas, control of invasive species and creating
vegetative buffering to limit access.

Hazard Areas

Schedule F of Hornby Island OCP indicates Hazardous Slope Areas on the lot
(>30% slope).
Proposal would avoid the identified hazardous area on the subject property.

Archaeological Sites

Remote Access to Archaeological Data (RAAD) information does not indicate
registered archaeological sites within the property or within 100 metres.
Notwithstanding, by copy of this report, the owners and applicant should
be aware that there is a chance that the lot may contain previously
unrecorded archaeological material that is protected under the Heritage
Conservation Act. If such material is encountered during development, all
work should cease and the BC Archaeology Branch should be contacted
immediately as a Heritage Conservation Act permit may be needed before
further development is undertaken. This may involve the need to hire a
gualified archaeologist to monitor the work. Staff have provided directly to
the applicant the Islands Trust Chance Find Protocol, BC Archaeology Branch
Guidance document and a link on obtaining archaeological information.

Climate Change Adaptation
and Mitigation

Potential GHG emissions may result from shipping materials and during
construction of the proposed pool and shed.

No tree removal is proposed.

Owner coordinating with Hornby Island Fire Rescue to provide access to the
pool water for fire suppression.

Groundwater Vulnerability

Low

Shoreline Classification

Not Applicable

Shoreline Data in TAPIS

Not Applicable
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ATTACHMENT 2 — MAPS, PLANS, DRAWINGS, PHOTOGRAPHS

2.1 ORTHOPHOTO

Central Road '_‘,‘.»—-, 9

2.2 HAZARD MAPPING

I Slope > 30%

~esnnn Mt Geoffrey Slump Area*

——— Contour (20 metre interval)

*Geological Survey of Canada

Excerpt from Schedule F of OCP

C:\Program Files\eSCRIBE\TEMP\14375988077\14375988077,,,HO-LTC_2021-12-10_HO-DVP-2021.3_ATT02-Plans-Photos.docx

Islands Trust Staff Report 102



2.3 SENSITIVE ECOSYSTEM MAPPING

Herbaceous (solid purple), Woodland (solid dark green), Cliff (red hash mark)

2.4 Species AT Risk MAPPING

Subject property

Douglas-fir/Dull Oregon grape ecological community (in green)
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2.5 SURVEY PLAN
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2.6 SITE PLAN

I &_—driveway easement

Proposed location
of swimming pool

_ OakGrove
_—Area of protective covenant.
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2.7 SITE PLAN DETAIL
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2.8 SITE PHOTOS

FIGURE 2. PROPOSED LOCATION OF POOL AND SHED
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@d NOTICE Attachment 3

B = HO-DVP-2021.3
Islands Trust HORNBY ISLAND LOCAL TRUST COMMITTEE

NOTICE is hereby given pursuant to Section 499 of the Local Government Act that the Hornby Island Local Trust
Committee will be considering a resolution allowing for the issuance of a Development Variance Permit, the proposed

permit would vary the Hornby Island Land Use Bylaw No. 150, 2014 by:

The minimum interior side lot line setback would be varied to permit the siting of an accessory structure
(swimming pool) from the required 8 metres to 3 metres from the interior side lot line; and

The minimum interior side lot line setback would be varied to permit the siting of an accessory building (pool
shed) from the required 8 metres to 5 metres from the interior side lot line.

The property is located at 9300 Central Road and is legally described as LOT E, SECTION 2, HORNBY ISLAND, NANAIMO
DISTRICT, PLAN 31622 (PID: 001-149-971).

The general location of the subject property is shown on the following sketch:
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A copy of the proposed permit may be inspected at the Islands Trust Office, 700 North Road, Gabriola Island, B.C. VOR
1X3 between the hours of 8:30 a.m. to 4:00 p.m. Tuesday to Thursday inclusive, excluding statutory holidays, and on
the Islands Trust website: https://islandstrust.bc.ca/island-planning/hornby/current-applications/, commencing
November 26, 2021 and continuing up to and including December 9, 2021.

Enquiries or comments should be directed to Jaime Dubyna, Island Planner, at (250) 247-2212, for Toll Free Access,
request a transfer via Enquiry BC: In Vancouver (604) 660-2421 and elsewhere in BC at 1-800-663-7867; or by fax (250)

247-7514; or by email to: northinfo@islandstrust.bc.ca before 4:00 pm, December 9, 2021.

The Hornby Island Local Trust Committee may consider a resolution allowing for the issuance of the permit during the
business meeting to be held at 10:30 am, at Room to Grow, 2100 Sollans Road, on Friday, December 10, 2021.

All applications are available for review by the public with prior appointment. Written comments made in response to

this notice will also be available for public review.

Becky McErlean, Deputy Secretary
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Attachment 4

Islands Trust

HORNBY LOCAL TRUST COMMITTEE
DEVELOPMENT VARIANCE PERMIT
HO-DVP-2021.3

To: Shannon Wall and Johnathan Bixby
c/o Michael McNamara (Blue Sky Design Ltd.)

1. This Development Variance Permit applies to the land described below:

PID: 001-149-971
Lot E, Section 2, Hornby Island, Nanaimo District, Plan 31622

2. Hornby Island Land Use Bylaw No. 150, 2014 is varied as follows:

a) PART 8 ZONE REGULATIONS, Section 8.2 Residential 2 — Large Lot (R2) Zone, Subsection ‘Siting and Size’,
Article (4)(c), which states that “The minimum setback for any building or structure, except for a fence
or pump/utility house shall be: (c) 8.0 metres from any interior side lot line” is varied to permit the
construction of:

e an accessory structure (swimming pool) within 3.0 metres of the interior side lot line, and
e an accessory building (pool shed) within 5.0 metres of the interior side lot line.

The development shall be consistent with Schedules ‘A’ and ‘B’ which are attached to and form part of this
permit.

3. This permit is not a building permit or a Siting and Use Permit and does not remove any obligation on the part
of the permittee to comply with all other requirements of Hornby Island Land Use Bylaw No. 150, 2014 and
to obtain other approvals necessary for completion of the proposed development, including approval of the
Comox Valley Regional District and Ministry of Transportation and Infrastructure.

AUTHORIZING RESOLUTION PASSED BY THE HORNBY ISLAND LOCAL TRUST COMMITTEE THIS th DAY OF

,2021.
Deputy Secretary, Islands Trust
Date of Issuance
IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE ______th DAY OF , 2023 THIS

PERMIT AUTOMATICALLY LAPSES.
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HORNBY ISLAND LOCAL TRUST COMMITTEE

HO-DVP-2021.3

SCHEDULE ‘A’
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HORNBY ISLAND LOCAL TRUST COMMITTEE
HO-DVP-2021.3

SCHEDULE ‘B’
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Attachment 5

Friday, July 2, 2021

Islands Trust

Northern Office

700 North Road

Gabriola Island, BC VOR 1X3
(250) 247-2063

Applicant: Jonathan & Shannon Bixby

Address: 9300 Central Road, Hornby Island

Zoning: Residential - R2

Section of Zoning Bylaw: Part 8.2 Zone Regulations, Residential 2 - Large Lot, Section 4.A (Siting and Size)

1. Statement of Ownership and Interest
a. The Applicant is the owner of the property situated at 9300 Central Road
b. The legal description of the property is as follows: Lot E, Section 2, Hornby Island, Nanaimo
District, Plan 31622

2. Request
a. Description and purpose of use restriction(s) sought to be varied: A relaxation in the setback
requirements from 8 meters to 3 meters on the Northside of the lot for the pool itself, and 5
meters for a pool equipment shed.
c. Statement of variance sought: Part 8.2 Zone Regulations, Residential 2 - Large Lot, Section 4.A
(Siting and Size)

3. Background Information

The applicants are proposing to construct a 4.5m by 9m in-ground swimming pool that would be
approximately 3 meters from the property line on the Northern boundary of the lot, along with a 3m by
4m pool equipment shed 5m from the Northern boundary of the lot. The proposed pool sits on a
property that is 2.468 ha in size, but due to the location of the dwelling, septic tanks and field,
proliferation of oak trees, and topography of the lot, the proposed pool location would be 3 meters from
the property line instead of the required 8 meters. The pool equipment shed would be located 5m from
the north property line.

The principal reason for locating the pool in this area is the proliferation of protected Oak trees
throughout the site, as well as the overall sloping topography. This pool location is in a relatively level
zone, a grassy meadow free of Oak trees. Also, this location is uphill from the septic field which allows it
to be well integrated and visually unobtrusive.
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As a tool for fire suppression in an area vulnerable to wildfires, the proposed in-ground pool will
hold in excess of 14,000 gallons of water. In coordination with the local Fire Chief, Doug Chinnery, the
pool will be easily accessible for a portable pump and would be a valuable fire fighting resource that
would be a benefit to the area. In addition, the applicants are undergoing the process of changing the
address to 4050 Euston Road, as directed by Doug Chinnery, to ensure the property will be accessible to
emergency services through the primary access road to the property.

The pool would feature natural landscaping, and be treated as an integral part of the landscape
using patio stones at grade level rather than a raised wooden deck for the pool surround. The applicants
are committed to using a non-toxic water purification system to ensure we are not introducing
chlorinated water into a highly sensitive environment and to collect rainwater for use in the pool.

4. Natural Features
e Flood Plain: The proposed structures are not within an identified flood plain
e Cliff/Steep Slopes: The proposed structure would be within all required setbacks of the steep
slopes and cliff on the property
e Drainage: Pool drainage would be dispersed into the surrounding treed landscape.
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Attachment 6

4
ISLANDS TRUST CONSERVANCY

Protecting Islands in the Salish Sea

November 25, 2021

Attention: Jaime Dubyna, Island Planner, via email - jdubyna@islandstrust.bc.ca
Regarding: Referral of Development Variance Permit, HO-DVP-2021.3

Dear Planner Dubyna,

The Islands Trust Conservancy Board met on November 23, 2021 and considered the referral of the
Development Variance Permit application for 9300 Central Road (Lot E, Section 2, Hornby Island, Nanaimo
District, Plan 31622, PID 001-149-971) (application number HO-DVP-2021.3). The application is adjacent to an
Islands Trust Conservancy conservation covenant, which is co-held by the Conservancy Hornby Island. The
purpose of the conservation covenant is to protect the natural features of the area, including its prairie oak
(Garry oak) ecosystems.

Hornby Island represents some of the northernmost range of the prairie oak ecosystem and these areas are very
sensitive to disturbance. For this reason, the ITC Board was concerned about the proximity of the proposed
development to its conservation covenant area and passed the following resolutions in response to the referral:

ITC-2021-052

It was MOVED and SECONDED,

That the Islands Trust Conservancy Board direct staff to draft a letter to the Hornby Island Local Trust
Committee regarding HO-DVP-2021.3:

a. indicating that the Board recommends that the Development Variance Permit be declined
because the distance of the proposed development from the Fischer Covenant is an insufficient
setback from the protected prairie oak (Garry oak) habitat; and,

b. recommending that the Hornby Island Local Trust Committee encourage the landowner to cancel
their plans for construction of a pool in prairie oak habitat.

ITC-2021-053

It was MOVED and SECONDED,

that the Islands Trust Conservancy Board direct staff to request that, should the Hornby Island Local
Trust Committee proceed with approving Development Permit Application HO-DVP-2021.3, the applicant
be required to:

a. install a barrier within their property line that does not significantly shade the covenant area, is
not a collision risk for birds, and prevents trespass into, and impacts to, the covenant area;
install temporary fencing during construction to prevent trespass into the covenant area; and,

c. dispose of the fill from any excavation away from the property to avoid covering sensitive
habitats and to prevent establishment of invasive plants.

ITC-2021-054

It was MOVED-and SECONDED,

that the Islands Trust Conservancy Board direct staff to request that, should the Hornby Island Local
Trust Committee proceed with approving Development Permit Application HO-DVP-2021.3, the applicant

PHONE: (250) 405-5151 * FAX: (250) 405-5155 - 200-1627 FORT ST, VICTORIA, BC, V8R 1H8
ITCMAIL@ISLANDSTRUST.BC.CA * WWW.ISLANDSTRUST.BC.CA/CONSERVANCY




be required to dispose of concrete washout (cleaning of equipment, tools, and chutes) off site to the
place of origin.

The information provided to the ITC Board is available online in the November 23, 2021 meeting package at
https://islandstrust.bc.ca/event/islands-trust-conservancy-board-meeting-5/. You may also find the Best
Management Practices for Garry Oak and Associated Ecosystems, produced by the Garry Oak Ecosystem
Recovery Team a useful reference document. It can be found at https://goert.ca/wp/wp-
content/uploads/GOERT-Best-Management-Practices-2013.pdf.

Should you need any further detail or have any questions, please do not hesitate to contact me.

Sincerely,

a Eonias

Kate Emmings
Manager, Islands Trust Conservancy
250-405-5191, kemmings@islandstrust.bc.ca

ec. Conservancy Hornby Island, chihornby@gmail.com

PHONE: (250) 405-5151 » FAX: (250) 405-5155 - 200-1627 FORT ST, VICTORIA, BC, V8R 1H8
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Islands Trust STAFF REPORT

File No.: HO-DVP-2021.2 (Wiig)
(x ref HO-SUP-2021.7)

DATE OF MEETING: December 10, 2021
TO: Hornby Island Local Trust Committee

FROM: Teresa Mahikwa, Island Planner
Northern Team

SUBJECT: Request for waiver of Survey requirement for
Development Variance Permit application HO-DVP-2021.2 (Wiig)
Applicant: Sigurd Wiig
Location: 3930 Brigantine Crescent, Hornby Island (PID 000-941-263)

Legal STRATA LOT 3, SECTION 16, HORNBY ISLAND, NANAIMO DISTRICT, STRATA

Description: PLAN 1235, TOGETHER WITH AN INTEREST IN THE COMMON PROPERTY IN
PROPORTION TO THE UNIT ENTITLEMENT OF THE STRATA LOT AS SHOWN
ON FORM 1

RECOMMENDATIONS

1. That the Hornby Island Local Trust Committee has determined that it is reasonably necessary that the
applicant of HO-DVP-2021.2 (Wiig) provide, as required by Section 2.7(1) of the Hornby Island Land Use
Bylaw No. 150, 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.

2. That the Hornby Island Local Trust Committee request staff to advise the applicant of HO-DVP.2021.2
(Wiig) that the DVP application will be held in abeyance until a current survey plan/certificate signed by
a B.C. Land Surveyor has been received, which satisfies the requirement of Section 2.7(1) of the Hornby
Island Land Use Bylaw No. 150, 2014.

REPORT SUMMARY

The purpose of this staff report is for the Hornby Island Local Trust Committee (LTC) to consider the applicant’s
request to waive the requirement for a current plan signed by a B.C. Land Surveyor (BCLS) as required in Section
2.7(1) “Siting Compliance” of the Hornby Island Land Use Bylaw No. 150, 2014 for a Development Variance Permit
(DVP). To date, no site survey has been submitted with this DVP application, and so the application remains
incomplete. Thus, the LTC is not asked to consider issuance of HO-DVP-2021.2 (Wiig) at this time.

The applicant is requesting that the LTC waive the requirement for a current plan signed by a BCLS. Staff feel that
receipt of a current plan signed by a B.C. Land Surveyor is reasonably necessary in order to confirm full site
compliance with the Land Use Bylaw regulations and provide recommendations to the LTC regarding HO-DVP-
2021.2, and therefore are recommending the LTC does not waive the requirements of LUB Section 2.7(1).

C:\Program Files\eSCRIBE\TEMP\14361276166\14361276166,,,HO-LTC_2021-12-10_HO-DVP-2021.2_RPT-DRAFT.docx B
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Figure 1: Subject Property Map

SUBJECT PROPERTY

BACKGROUND

A storm in January 2020 caused a tree to fall and cause extensive damage to an accessory building on the subject
property. The applicant then constructed a new accessory building to replace it —they chose a new location on the
site in order to prevent similar damage by falling trees/limbs in the future. The applicant was not aware of the
need to apply for a SUP to site the new accessory building that was constructed, and so they applied retroactively
for HO-SUP-2021.7 in February 2021. Planning staff reviewed the SUP application and determined that the
constructed building was over the maximum allowable height (6.0 metres) for an accessory building, as it was
constructed to 6.46 metres in height. Therefore, the accessory building was 0.46m too tall, and Planning staff
advised the applicant that they needed to apply for a Development Variance Permit (DVP) and that their SUP
application would be held in abeyance until the DVP was resolved.

The applicant then submitted their DVP application, which was opened in July 2021. In accordance with Section
2.7(1) of the LUB, staff requested that the applicant submit a current plan signed by a BCLS that shows the location
on the lot of all existing and proposed buildings, structures and sewage absorption fields in relation to lot and zone
boundaries, watercourses, and wells, and in relation to other buildings on the lot. Planning staff also advised that
until a site survey plan was submitted, the DVP application would be considered incomplete, and staff could not
proceed with processing or reviewing the DVP application until it was deemed complete. Thus, the applicant has
provided the following DVP request rationale for the LTC to consider waiving the site survey plan requirement:

“Our cabin and studio was built in 1986, and at that time the Hornby Island Trust Committee bylaw
No9, Section 4.4 stated that (2) The height of buildings shall not exceed 22.5’

Our studio was destroyed by a tree falling from the neighbour's property and had to be rebuilt in
its entirety.
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Because of further trees posing a danger from the neighbour's property, we decided to rebuild the
studio at a safer location on the property.

Since this was a rebuild of an existing structure, we did not realize that a sitting permit was
required before starting construction.

Upon realizing our mistake, we sent all relevant information required for a siting permit to Islands
Trust, attention Stephen Baugh. He determined that the building constructed is 40 cm too high
and that therefore a Variance Application and permit is required. All relevant information has been
forwarded to the Variance Board, except for a surveyed drawing showing the exact location of the
structure on the property. Mr Baugh deemed that such a surveyed drawing was not required for
his approval, however, we understand that this information is required as part of the Variance
Permit Application. We also understand it is up to the Hornby Island Local Trust Committee to
determine and decide that such a survey is not required.”

ANALYSIS
Land Use Bylaw:
Section 2.7 of the LUB:

(1) 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.

This is a requirement that is found in many land use bylaws throughout the Islands Trust. DVPs are documents that
are registered on title, so site plan accuracy is important for determining compliance with the Bylaws. If there is
anything that is identified on the survey as non-conforming to the Bylaw regulations (in addition to the known
variance), it will either need to be addressed by the DVP application as well or else clearly labelled so that there is
no confusion that the Permit covers a variance for it to remain as non-conforming.

Issues and Opportunities

For Development Variance Permits, staff rely on the accuracy of a B.C. Land Surveyors’ measurements to
determine the boundaries of the land and the location of all existing and proposed buildings and structures.
Because these measurements are used to produce DVPs which are then registered on title, accuracy is more
important, say, than for a Siting and Use Permit (SUP) which is not registered on title. In addition, Building Permits
are not issued on Hornby Island and so a DVP application is the opportunity for staff, the applicant, the LTC and
the community to receive confirmation that the development will be/has been constructed as shown on a survey
certificate and that siting and Bylaw compliance is expected.

Rationale for Recommendation

Staff feel that, a plan/survey certificate prepared by a BCLS is not only reasonably necessary, but would be required
in order to inform staff’s overall recommendations to the LTC regarding consideration of application HO-DVP-
2021.2 at a later date. This survey certificate would help staff determine that there are no other siting
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requirements that may not be complied with (e.g. setback from the natural boundary of the sea, setbacks from lot
lines etc.), and therefore to determine whether there are any additional variances to be addressed. Staff
recommendations can be found on page 1 of this report.

ALTERNATIVES

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

1. Waive the requirement for a current plan signed by a B.C. Land Surveyor

The LTC may deem it unnecessary for the applicant to submit a plan signed by a B.C. Land Surveyor,
pursuant to Section 2.7 of the LUB. Staff advise that if this alternative is selected, staff will not have
adequate information to determine full siting compliance regarding any other potential variances on site
that may need to be addressed.

Recommended wording for the resolution is as follows:

That the Hornby Island Local Trust Committee waive the requirement for a survey plan signed by a B.C.
Land Surveyor and direct staff to proceed with Development Variance Permit application HO-DVP-2021.2

(Wiig).

NEXT STEPS

Subject to the LTC’s concurrence with staff’s recommendations on page 1 of this report, staff will advise the
applicant that their application will remain incomplete and “in abeyance” until a site survey signed by a B.C. Land
Surveyor is received. Upon receipt of the site survey, staff will review and process the DVP request and return to
the LTC for consideration at an LTC meeting. Should a site survey not be submitted in a timely manner, a Bylaw

Enforcement file would likely be opened to address the non-compliance.

Submitted By:

Teresa Mahikwa, RPP, MCIP

Island Planner

November 23, 2021

Concurrence:

Heather Kauer, MPA, RPP, MCIP, AICP

Regional Planning Manager

November 26, 2021

ATTACHMENTS

1. Site Context
2. Site Photos
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ATTACHMENT 1 — SITE CONTEXT

HO-DVP-2021.2 (WIIG)

LOCATION

Legal Description

STRATA LOT 3, SECTION 16, HORNBY ISLAND, NANAIMO DISTRICT, STRATA
PLAN 1235 TOGETHER WITH AN INTEREST IN THE COMMON PROPERTY IN
PROPORTION TO THE UNIT ENTITLEMENT OF THE STRATA LOT AS SHOWN ON
FORM 1

PID 000-941-263
Civic Address 3930 Brigantine Crescent, Hornby Island
Lot Size 1.00 hectares (2.471 acres)

LAND UsE

Current Land Use

Residential (zoned agriculture and within the ALR as noted below).

Surrounding Land Use

Natural boundary of the Sea to the north, residential (zoned agriculture) to
the east and south, vacant residential (zoned agriculture) to the west.

HISTORICAL ACTIVITY

File No.

Purpose

HO-SUP-2021.7

To move an accessory building that had been damaged by a storm. Planning
staff advised the applicant that the building is too tall and a variance would
be required.

File is currently “In Abeyance” HO-DVP-2021.2 is resolved

PoLicY/REGULATORY

Hornby Island
Official Community Plan (OCP)
No. 149, 2014

Land Use Designation: Agriculture (AG)

OCP Schedule D2: The property is within Aquifer IIA “Lightly developed, high
vulnerability”; though IT Aquifer Intrinsic Vulnerability Mapping classifies
this property as “High”

OCP Schedule E — Development Permit Areas: The property is not currently
within any DPAs

Hornby Island
Land Use Bylaw (LUB)
No. 150, 2014

Zone: Agriculture 1 (A1)

Applicable LUB regulations:

2.7 Siting Compliance:

(1) “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

\\islandstrust.local\DFSMain\EDM\09 Current Planning\06 HO\3190 DVP\25 Applications (P)\2021\HO-DVP-2021.2 Wiig\06 Staff
Reports\2021-12-10\HO-LTC_2021-12-10_HO-DVP-2021.2_RPT-ATTO1-SiteContext.docx
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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.”

3.3 Siting and Setback Regulations

(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.

3.4 Height Regulations:

(1) Buildings and structures other than agricultural buildings and
structures must not exceed a height of 8.0 metres

(2) 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.

(3) Accessory buildings and structures must not exceed a height of 6.0
metres.

8.5 Agriculture 1 (A1) Zone, applicable regulations:
(2) (a) a maximum of one dwelling unit per lot having an area less than 4
hectares

(3) Lot coverage must not exceed 10% of any lot having an area of 1 hectare
or more

(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 an interior side lot line; and

(d) 8.0 metres from an 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.

(8) Where land is in the Provincial Agricultural Land Reserve, non-farm uses
permitted by this Bylaw within a zone are permitted only:

Islands Trust
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(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, Subdivision and
Procedure Regulation and only to the extent permitted by this Bylaw.

Other Regulations

This property is within the Agricultural Land Reserve and is therefore also
subject to the Agricultural Land Commission Act and the Agricultural Land
Reserve Regulations.

Hornby Island Development This concurrent administrative Bylaw applies to all Development Variance
Procedure Bylaw No. 74, 1992 | Permit (DVP) applications.

Section 3(3) requires that the DVP application shall “contain all the
information required by the applicable form.”

Current Islands Trust form “Schedule C: Development Variance Permits”
requires “a Site Survey completed by a registered BC Land Surveyor (BCLS),
unless the Islands Trust confirms a survey is not needed”

Covenants

L68397 — Restrictive Covenant. 1982. Held by the Provincial Ministry of
Transportation and Infrastructure (MOTI). Some excerpts:
e No building shall be constructed within 7.5m of the natural
boundary of the sea.
e Built (habitable) building elevations are to be a minimum of 1.5m
above the NB of the sea.

Bylaw Enforcement

None on file.
If HO-DVP-2021.2 is considered and ultimately not issued, then a BE file
would need to be opened.

SITE INFLUENCES

Islands Trust
Conservancy
(ITC)

n/a — This application does not directly affect an ITC-owned property or
conservation covenant; nor does it directly affect a property adjacent to an
ITC-owned property or conservation covenant. It also does not pertain to
terrestrial or intertidal Crown Land located within 100m of an ITC-owned
property or conservation covenant. Therefore referral to ITC for comment is not required.

ITC Regional
Conservation
Plan (2018-2027)

The Regional Conservation Plan 2018-2027 estimated importance of habitat composition
in the area of the subject property is MEDIUM. This application does not appear to be
inconsistent or contrary to the goals and objectives set out in the ITC Regional Conservation

Plan.

Species at Risk

Public SAR occurrence mapped for the Ecological Community of Douglas Fir & dull
Oregon-grape, as shown below:

Islands Trust

Staff Report — HO-DVP-2021.2 (Wiig)

123


https://islandstrust.bc.ca/document/itc-regional-conservation-plan-2018-2027-2/

Sensitive
Ecosystems

None mapped.
Islands Trust Ecosystem Mapping (ITEM) maps the subject property as a mix of rural
development and young forest ecosystem.

Hazard Areas

None mapped.

Archaeological
Sites

Although specific information regarding archaeology sites cannot be publically disclosed,
Remote Access to Archaeological Data (RAAD) mapping indicates that the subject
property does contain or is within 100m of known sites of archaeological and cultural
heritage.

Notwithstanding the foregoing, and by copy of this report, the owners and applicant should
be aware that there is a chance that the lot may contain previously unrecorded
archaeological material that is protected under the Heritage Conservation Act. If such
material is encountered during development, all work should cease and the BC Archaeology
Branch should be contacted immediately as a Heritage Conservation Act permit may be
needed before further development is undertaken. This may involve the need to hire a
qualified archaeologist to monitor the work.

Climate Change
Adaptation and
Mitigation

No anticipated impacts.

Shoreline
Classification

Rock Shoreline - Low Rock/Boulder

Shoreline Data in
TAPIS

n/a

Islands Trust
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ATTACHMENT 2 —SITE PHOTOS

2.1 — PREVIOUS ACCESSORY BUILDING DESTROYED BY TREE IN STORM (JANUARY 2020)

%
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2.2 NEw ACCESSORY BUILDING CONSTRUCTION (IN NEW LOCATION)
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Islands Trust MEMORANDUM

\

DATE OF MEETING: December 10, 2021
TO: Hornby Island Local Trust Committee
FROM: Heather Kauer, Regional Planning Manager
Northern Team
SUBJECT: Business Case for Hornby Island OCP Project
PURPOSE

The purpose of this memorandum is to provide a draft business case for LTC consideration for the proposed OCP
/ LUB project and report back on the November 10, 2021 Financial Planning Committee meeting.

At their November 6, 2021 regular business meeting, the Hornby Islands Local Trust Committee passed the
following resolution:

HO-2021-065
It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee request staff to prepare a draft business case to assist the
Hornby Island Advisory Planning Commission in its review of the Hornby Island Land Use Bylaw and
Official Community Plan, that this business case include the use of a consultant for all or part of the
work, and that staff forward the Business Case to the Islands Trust Financial Planning Committee for
consideration of inclusion in the 2022/2023 Islands Trust budget.

CARRIED

Staff have included the draft business case for the LTCs review as Attachment 1 of this memorandum.

Due to the timing of the Financial Planning Committee’s review of next year’s budget to make recommendations
to Trust Council for their December meeting, this draft business case was included in the FPCs agenda package for
their November 10, 2021 meeting. The FPC discussed whether or not to include the Hornby project in their
recommendations to Trust Council to consider at their December, 2021 meeting. The FPC passed the following
resolution:

FPC-2021-055
It was MOVED and SECONDED,
that Financial Planning Committee recommend the Hornby OCP review be removed from the
budget.
CARRIED

If Trust Council accepts the FPC recommendation, staff would assume that an LTC project budget for an OCP
update in next fiscal year would need to cost $5,000 or less. This budget amount would not be enough to hire a
consultant to work on the OCP.

C:\Program Files\eSCRIBE\TEMP\14412455265\14412455265,,,HO-LTC_2021-12-10_OCP_RPT.docx
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However, staff believes that updates to the OCP and LUB could be initiated in fiscal year 2022-23 if public
engagement activities were kept to a minimum and the project was initiated at a time when staff time is freed up
by completion of other projects. Based on staffing and project completion estimates for the northern region, staff
estimate that the project could be initiated in the second quarter of 2022.

NEXT STEPS

Staff recommend that the LTC continue to work with the Regional Planning Manager in determining a feasible start
date and at such time as indicated that staff are available for the work, that the LTC request staff develop a project
charter.

Heather Kauer, MPA, RPP, MCIP, AICP

Regional Planning Manager November 26, 2021

Submitted By:

ATTACHMENTS

1. Draft Business Case
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Budget Funding Request
Short-Form Business Case

Completion of this form initiates a request to the management team for allocation of budget funds. The form is
to be completed and submitted at the start of the decision making process. The business case forms part of the
Annual Budget Process (refer to Islands Trust Council Budget Process Policy 6.3.i).

TO BE COMPLETED BY INITIATOR

Initiated by:
Heather Kauer
On behalf of the HO LTC

Business Area:
Hornby Island Local Trust Committee — LTC
projects

Name of Request:

HO LTC — Hornby OCP amendment Review

2022/23 - $15,000

Budget Source (select all that apply):

Il Specific Project Funding
Il Third Party Contractors
] Staff Travel Expense
[] Staff Overtime Expense
] New Staff Member
[] Computer Hardware/Software

[ ] Furniture & Equipment

[ ] Computer Hardware/Software

[ ] New Staff Resources (see Staff Costing Tool)
[] Permanent

[] Temporary
Temp Duration:

[l Other — please describe:

A contracted Planner who would draft and process OCP
bylaw amendments based on recommendations from
the Hornby Island Advisory Planning Commission and
take them through the legislated process.

Date initiated: December, 2021

Date required: April, 2022 -March 31, 2023

BACKGROUND:

On November 20, 2020, the Hornby Island Local Trust Committee passed the following resolution:

that the Hornby Island Local Trust Committee add the item “Official Community Plan Review” to the Top

Priorities Report as priority No. 1.

The discussion around this project included an explanation from staff that a project of this nature would be
considered Major or Extraordinary in scope and would therefore not be resourced by Planning staff from the
Northern office but would need to be assigned to the Regional Planning Team (RPT). Staff further explained
that the process for assigning projects to the RPT and the criteria for the RPT to decide which projects to work
on first had not been decided as of yet and likely would not be until the next Islands Trust term of office.

The Hornby LTC expressed a desire to have the amendments to the OCP and LUB be completed as soon as1 30




possible and on March 26, 2021, the Hornby Island Local Trust Committee passed the following resolution:

that the Hornby Island Local Trust Committee request that the Advisory Planning Commission provide
recommendations for Official Community Plan and Land Use Bylaw amendments with topic areas of focus:
First Nations, Short Term Vacation Rentals, Housing, and the Riparian Areas Development Permit Area.

The LTC is anticipating that the Hornby APC will be sending a recommendation for amendments to the LTC in
early 2022. With the understanding that Islands Trust Planning staff may not be available to take up these

recommendations to process as bylaw amendments in 2022, the LTC passed the following resolution on October
8,2021:

HO-2021-065

It was MOVED and SECONDED,

that the Hornby Island local Trust Committee request staff to prepare a draft business case to assist the
Hornby Island Advisory Planning Commission in its review of the Hornby Island Land Use Bylaw and
Official Community Plan, that this business case include the use of a consultant for all or part of the work,
and that staff forward the Business Case to the Islands Trust Financial Planning Committee for
consideration of inclusion in the 2022/2023 Islands Trust budget.

CARRIED

PROBLEM STATEMENT/OBJECTIVES:

Regulations regarding short term vacation rentals on Hornby continue to be confusing to residents. The cost and
availability of Housing on Hornby becomes more problematic over time, and the regulations adopted regarding
Riparian Areas Development Permit Area are problematic because of conflicting technical information that was
used to develop them. In addition, the LTC believes acknowledgement of First Nations within the OCP is not as
robust as it should be. The LTC consider addressing all of these topics in the OCP and LUB an urgent matter.
Given competing demands on staff time to do this work, the LTC believes that a consultant should be hired to
complete this work in the short term.

PROJECTED RESULTS/DELIVERABLES:

Funding request (FY22/23) Target Duration Cost

Consultant Contract — Bylaw drafting and processing through | Over the course of 2022 $12,000
legislated process including required public engagement.

Technology (mapping, data analysis, etc.) Over the course $ 1,000
and administrative support for public engagement of 2022
Development of communication and educational info / Over the course of 2022 $ 2,000

Community Information Meeting(s) Public Hearing

ALTERNATIVES CONSIDERED:

Option 1:
Ask the Regional Planning Team to add this project to their work plan with the understanding that it likely
would not be complete in the short term.

Option 2: 131
The Local Planning Team could work on minor amendments regarding each topic area one at a time.




Qualitative Analysis:

If no action taken, housing crisis will elevate to a critical level. Without updating the OCP to strengthen the
various policies and objectives that impact the conditions of housing (and its associated environmental,
social, economic and cultural conditions), Hornby Island will no longer be able to provide healthy social,
economic, environmental and cultural conditions for its residents. Furthermore, the island will no longer be
able to maintain its character. Most importantly, if no action is taken, we will fail to implement the Trust
Council’s mandate of preserving and protecting Hornby Island.

RECOMMENDED DECISION:
That Trust Council approve $15,000 in fiscal 2022/23 to hire a consultant to process OCP and LUB bylaws as
recommended by the Hornby Island Advisory Planning Commission.

PURCHASING PROCEDURE:

Hornby Island Local Trust Committee

Date
Initiator:
Director/CAO Date
REVIEWED BY MANAGEMENT TEAM:
Date received: Approved: x[1 ves [1 no

Next steps:
e Hornby Island LTC to review the business case at their December 10, 2021 meeting
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(HIRRA)
4305 Central Road, Hornby Island, BC, VOR 120
Ph: (250) 335-1842  E-mail: office@hirra.ca

Hornby Island Residents’ and Ratepayers’ Association

November 23, 2021
Re: “Limited visitor accommodation” signage at Buckley Bay
To: Hornby Island and Denman Island Local Trust Committees

It has been identified at several times over the past few years that the previous
large Islands Trust sign at Buckley Bay ferry landing has been removed
(probably during the construction of the new BC Ferries parking area). This sign
was an important tool for advising visitors of the need for reservations on Hornby
during the busy summer season.

We believe it is urgent that this sign be replaced with clear eye-catching wording
to help reduce the increasing incidents of roadside camping, garbage and
defecation on Hornby.

It is important that the sign be located in a high visibility area before the ticket
booths to provide advance warning to visitors of the very real accommodation
capacity limits of our little island.

Denman may be experiencing similar issues and ideally would participate in cost-
sharing for replacing the public notice sign regarding limited visitor
accommodation outside the Buckley Bay ticket booths. We would appreciate
having input into the final wording of the sign (e.g. Limited summer
accommodation on Hornby and Denman books up early. Help us protect our
precious islands by confirming you have a place to stay before visiting.).

Please add this topic to your upcoming LTC meeting agendas and let us know
what actions you will take to assist in notifying visitors about the limited tourist
accommodation before they arrive on our islands.

Sincerely,

Reina LeBaron, HIRRA Executive Administrator
on behalf of the HIRRA Executive

Cc:

CVRD Area A Director,

Hornby Is. Community Economic Enhancement Corp.,
Hornby/Denman Ferry Advisory Committee
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Islands Trust STAFF REPORT

File No.: 3026-10 (LTC General —
Meeting Logistics)

DATE OF MEETING: December 10, 2021
TO: Hornby Island Local Trust Committee
FROM: Heather Kauer, Regional Planning Manager

Northern Team

SUBJECT: 2022 Local Trust Committee Meeting Schedule

RECOMMENDATION

1. That the Hornby Island Local Trust Committee schedule its regular business meetings on the following
dates in 2022: February 18, April 29, June 10, September 9, and November 25.

DISCUSSION

Each Local Trust Committee (LTC) is asked to endorse, by resolution, its regular business meeting schedule for
2022. 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,
Islands Trust Conservancy, and available staff and financial resources. Tentative meeting dates are identified in
Attachment 1.

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 in-person meetings. Meeting details will be advertised in accordance with
legislated notification requirements.

If the LTC is anticipating amending their meeting procedures bylaw to allow for regular meetings to be electronic-
only, the LTC has the option of designating which of the dates listed above are anticipated to be electronic vs. in-
person. This would allow staff to plan further in advance for accommodating the logistics of each meeting. The
alternative is that the format of each meeting is chosen at the end of each previous meeting. If the LTC chooses
the latter, staff will book venues for the year and anticipate cancelling the bookings if the meetings get changed
to electronic-only.

Submitted By: Heather Kauer, MPA, RPP, MCIP, AICP October 19, 2021
Regional Planning Manager

ATTACHMENT

1. Tentative 2022 Northern Local Trust Committee Meeting Schedule

Z:\08 Governance\3026 LTC - General\10 Meeting Logistics\40 NO\! LTC Meeting Schedule\2022\2022 Meeting Schedule Staff
Reports\HO-LTC_2021-12-10_2022_LTCMeetingSchedule_RPT.docx
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ATTACHMENT 1 — TENTATIVE 2021 NORTHERN LOCAL TRUST COMMITTEE MEETING SCHEDULE

LTC Denman Gabriola Gambier Hornby Lasqueti Thetis B_allenas-
Winchelsea
January 18 January 27 - - - -
- - February 3 February 18 February 7 February 22 -
March 22 March 3 March 31 - - - March 16
- April 7 - April 29 April 11 - -
May 31 May 12 May 26 - - May 3 -
- June 16 - June 10 June 6 - June 29
July 19 July 28 July 14 - - July 5 -
- - - - August 29 August 30 -
September 27 | September 29 September 1 September 9 - - -
- October 27 - - - - -
November 8 - November 17 November 25 | November 28 | November 29 -
- December 1 - R
Total 6 9 6 5 5 5 2
Start Time
-In Person 10:30 am 10:30 am 10:30 am 10:30 am 11:00 am 9:30 am 10:00 am
Location if in Den'm.an Gabrlol'a Arts & Room to Judith Fisher Thetls'
erson Activity Heritage TBD Grow Centre Community TBD
P Centre Centre Centre
Key Dates

Stat Holidays Jan. 1; Feb. 21; Apr. 15, Apr. 18; May 23; Jul. 1; Aug. 1; Sep. 5; Oct. 10; Nov. 11;

Dec. 26,27

Trust Council March 8-10, June 21-23, Sept 20-22 Nov 1-3 (all tentative)

Executive Committee Jan 12, Feb 2, Feb 23, Mar 23, Apr 13, May 4, May 25, Jul 13, Aug 3, Aug 24, Oct 19, Nov 9,

Nov 23, Dec 21

Financial Planning Committee Jan 19, Feb 16, Jun 1, Aug 31, Oct 12, Nov 30

Islands Trust Conservancy Jan 25, Mar 15, May 17, Jul 12, Oct 4, Nov 22

Trust Programs Committee Feb 11, Apr 8, May 13, Aug 26, Nov 25

Regional Planning Committee (RPC/LPC) Feb 9, May 18, Aug 24, Nov 23

SD 79 (Cowichan) Spring Break Mar 14-25
SD 46 (Sunshine Coast) Spring Break Mar 14-25
SD 68 (Nanaimo) Spring Break Mar 14-25
SD 71 (Comox) Spring Break Mar 21-Apr 1
AVICC Conference April 1-3
Salish Sea Conference April 25-29
LGLF Conference Feb 9-11
LGMA Conference June 21-23
UBCM Conference Sept. 12-16
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Islands Trust STAFF REPORT

File No.:  3050-20 (APC)
DATE OF MEETING:  December 10, 2021

TO: Hornby Island Local Trust Committee

FROM: Heather Kauer, Regional Planning Manager
Northern Team

SUBJECT: Advisory Planning Commission Appointments

RECOMMENDATION

1. That the Hornby Island Local Trust Committee request staff to:

a. Send letters to members of the Advisory Planning Commission whose terms will expire on
March 31, 2022, thanking them for their participation and inviting their expressions of interest
for reappointment for another two year term; and

b. Advertise for public expressions of interest for new members.

REPORT SUMMARY

The Hornby Island Local Trust Committee (LTC) is asked to consider reappointments for its Hornby Island
Advisory Planning Commission because the terms will expire on March 31, 2022.

As of the date of this staff report, the Advisory Planning Commission (APC) currently has five members. The
maximum number of APC members is seven.

ANALYSIS

Islands Trust Policy Statement:

A guiding principle of the Islands Trust Policy Statement is that “open, consultative public participation is vital to
effective decision making for the Trust Area.” Moreover, Commitments of Trust Council include:

e 5.8.1 Trust Council holds that public participation should be part of the decision-making processes of all
levels of government.

e 5.82Itis the position of Trust Council that local trust committees and island municipalities should, in
establishing their official community plans and regulatory bylaws, provide opportunities for public input.

o 5.8.3 Trust Council holds that island communities within the Trust Area are themselves best able to
determine the most effective local government structure to support their local autonomy and specific
community needs within the object of the Islands Trust.

LTCs have a responsibility to ensure that members of the public can participate in planning processes, yet they
have the freedom to determine the framework best suited to a particular Local Trust Area.

Islands Trust Staff Report i
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LTC Bylaw No. 158

The authority to establish advisory planning commissions is granted to LTCs through the Islands Trust Act and
section 461(2) of the Local Government Act.

Advisory planning commission

461 (2) A board may, by bylaw, establish an advisory planning commission for one or more electoral areas or
portions of an electoral area to advise the board, or a regional district director representing the electoral
area, on all matters referred to the commission by the board or by that director respecting land use, the
preparation and adoption of an official community plan or a proposed bylaw or permit that may be
enacted or issued under this Part.

Notably, such advisory planning commissions are intended to advise LTCs specifically on land use matters
including Official Community Plans, and proposed bylaws or permits that may be issued under Part 14 (e.g.
zoning bylaw or development permit). Formal citizen representation on advisory planning commissions adds
value and transparency to planning processes. It is important that the APC remains in place should a referral be
recommended in the future.

Pursuant to section 461, the LTC has adopted Bylaw No. 158 cited as “Hornby Island Local Trust Committee
Advisory Planning Commission Bylaw, 2019”, which identifies the planning commission, member composition,
terms and roles, and rules for arranging, advertising and conducting commission meetings (Attachment 1).

NEXT STEPS

Should the LTC pass the recommended resolutions (page 1), staff will proceed with sending letters to members
of the APC inviting their expressions of interest for reappointment; proceed with advertising; and bring forward
expressions of interest to the February 18, 2022 (tentative date) LTC business meeting.

Submitted By: Heather Kauer, MPA, RPP, MCIP, AICP November 16, 2021
Regional Planning Manager

ATTACHMENTS
1. Bylaw No. 158
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HORNBY ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 158

A BYLAW TO ESTABLISH ADVISORY PLANNING COMMISSIONS FOR THE HORNBY ISLAND LOCAL TRUST AREA
PURSUANT TO THE LOCAL GOVERNMENT ACT AND THE ISLANDS TRUST ACT

The Hornby Island Trust Committee, being the Local Trust Committee having jurisdiction on and in respect of the
Hornby Island Local Trust Area in the Province of British Columbia, pursuant to the Islands Trust Act, enacts as
follows:

1. Establishment

a) The Hornby Island Local Trust Committee may appoint one or more Advisory Planning Commissions to
advise the Local Trust Committee on all matters referred by the Local Trust Committee respecting
land use, the preparation and adoption of an Official Community Plan or a proposed bylaw or permit
that may be enacted or issued under Part 14 of the Local Government Act.

2. Appointment of Members

a) The Local Trust Committee may, by resolution, appoint up to seven members to an Advisory Planning
Commission (APC) to serve a two-year term, and may reappoint those members for a subsequent
two-year term.

b) At least two thirds of APC members must be residents of the Local Trust Area.
c) The Local Trust Committee may, by resolution, remove a member of an APC at any time.

d) If a member is removed or resigns from an APC, the Local Trust Committee may, by resolution,
appoint a new member to serve the balance of the term of the appointment.

3. Roles

a) The APC members must, from among the members, elect a Chairperson, a Deputy Chairperson and a
Secretary, during the first meeting after their appointment.
b) The Chairperson will:

i) Receive referrals from the Local Trust Committee and, in response, determine when and where
meetings will be held;

ii) Ensure that meetings are conducted in accordance with the requirements of this Bylaw and the
Local Government Act;

iii) Sign meeting minutes to certify that they are true and correct following approval by the APC.

iv) Record a member’s declaration of conflict of interest or potential conflict of interest, once a
member has declared it;

v) In the absence of the Secretary, act in the role of Secretary or appoint another member of the
APC to act in the role of Secretary.

c) The Deputy Chairperson will:
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i) Undertake the duties listed in 3b) above, in the Chairperson’s absence.

d) The Secretary will:
i) Assist the Chairperson, as needed, to arrange meetings;

ii) Ensure that public notice is posted or public advertisements are placed in advance of APC
meetings;

iii) Except where the Islands Trust has retained a professional minute taker to support the APC,
record and maintain legible minutes of all APC meetings; forward copies of draft minutes to the
Islands Trust office; ensure minutes are approved by the APC at a subsequent meeting; and
provide copies of adopted minutes to the public upon request;

iv) Inform the Local Trust Committee of the resignation of any APC member, within thirty (30) days
of the resignation.

Referrals

a) An APC will receive referrals on matters respecting land use, community planning or proposed bylaws
and permits under Part 14 of the Local Government Act, which are referred directly to the
Commission by the Local Trust Committee.

b) A meeting on any particular referral must be held not more than (40) days after the date of receipt of
that referral unless the Local Trust Committee has, by resolution, requested a response by an earlier
specified date or authorized the referral to be considered at a later date.

c) Although the recommendations must be received by the Local Trust Committee, the Local Trust
Committee is not bound by the recommendations.

Notice of Meeting

a) The Islands Trust must provide documentation associated with any referral from the Local Trust
Committee to all members of the APC.

b) If the APC has been referred an application, the Islands Trust must ensure that the applicant is
notified of the date, time and place of the meeting at which their application will be discussed, at
least five (5) calendar days prior to the meeting.

c) The Secretary must send a notice of meeting including a description of all referrals to be discussed to
each member at least five (5) calendar days prior to the meeting.

d) The Secretary must post the notice of meeting indicating the date, time, and place of any APC
meeting at least five (5) calendar days prior to the meeting on a bulletin board that is accessible to
the public; such bulletin board to be the same as is used by the Local Trust Committee for the posting
of any scheduled Local Trust Committee meeting.

Conduct of Meeting

a) All deliberations of the APC must take place in a meeting, and all meetings must be held in a public
facility and must be open to the public.

b) A quorum is the lessor of three members or 50% of those appointed.
c) The Chairperson is to convene the meeting and may adjourn the meeting from time to time.

d) If the APC is considering an amendment to an Official Community Plan or a bylaw, or the issue of a
permit, the applicant for the amendment or permit is entitled to attend the meeting and to be heard.
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e)

f)

g)
h)

At the request of any APC member, the Chairperson must invite an elected official, Islands Trust staff,
or member of the public present at the meeting to comment on the matters before the Commission.

The APC must not receive development proposals or other applications directly from applicants.
The APC must not consult directly with other government agencies or organizations.

If the Chairperson considers that another person at the meeting is acting improperly and in a manner
that is disrupting the deliberations of the APC, the Chairperson may order that person expelled from
the meeting.

Notice of Recommendation

a) All APC recommendations shall be recorded as part of the meeting minutes, and may be recorded as
resolutions, provided that, where requested by any member, all dissenting opinions are also
recorded.

b) Draft minutes will be forwarded directly to the Islands Trust Office within (7) days of an APC meeting.

c) Upon receipt of draft minutes, Islands Trust staff will conduct a review and revise the minutes insofar
as to ensure that the draft minutes can be published in accordance with the Islands Trust policies and
provincial legislation.

d) If the Local Trustees did not attend an APC meeting, they may request a verbal report from the
Chairperson at a subsequent meeting of the Local Trust Committee.

Transition

a) Hornby Island Local Trust Committee Bylaw No. 89 cited as "Hornby Island Trust Committee Advisory
Planning Commission Bylaw, 1987", is repealed.

Citation

a) This Bylaw may be cited as "Hornby Island Local Trust Committee Advisory Planning Commission
Bylaw, 2019”.

READ A FIRST TIME THIS 5T DAY OF APRIL , 2019
READ A SECOND TIME THIS 5TH DAY OF APRIL , 2019
READ A THIRD TIME THIS 5T DAY OF APRIL , 2019

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS

17™ DAY OF APRIL , 2019
ADOPTED THIS 24™ DAY OF MAY , 2019
SECRETARY CHAIRPERSON
3
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ISLANDS TRUST CONSERVANCY

ISLANDS TRUST CONSERVANCY
REPORT TO TRUST COUNCIL
3" Quarter 2021-2022

COMPLETED SINCE LAST REPORT

PLANNED FOR NEXT QUARTER

1. STRATEGIC PLANNING/ADMINISTRATION

Provided orientation to Species at Risk Program
Coordinator, ITC Communications Specialist and
new ITC Board member

Submitted 2022/23 Budget request to FPC

Completed updates to internal Protected Areas
mapping (in TAPIS Map) to improve usability

Approved meeting procedures bylaw revisions

Updated Species at Risk Program Project Charter
and developed 2021-2022 Work Plan

Contributed to Salt Spring Island Coastal Douglas-fir
Protection Project

Revised climate change impacts project charter

Participated in Wetlands Institute workshop held
by the BC Wildlife Federation

Draft ITC Reconciliation Action Plan

Determine tool for data management for
applications and property management

Evaluate progress of Regional Conservation Plan
2018-2020 workplan

Collate updated Provincial and Federal mapping of
at-risk species habitat and occurrence

Complete Kelp Mapping for Islands Trust area and
assist with developing research plan for UVic bull
kelp mapping project (if funded)

Assist with mapping project for cultural heritage
places and species of significance on Islands Trust
Conservancy managed lands.

2. COVENANT AND PROPERTY ACQUISITIONS

Responded to conservation enquiries (Lasqueti, Salt
Spring, North Pender, Thetis)

Registered three conservation covenants on 49.6
ha (North Pender and Salt Spring); registered lease
for Saturnina Island (4.1 ha, Gabriola Island Local
Trust Area)

Continue negotiations on 108 ha of land (five
covenants and three land acquisitions) and
complete three Ecological Gifts applications

Continue participation on the Coastal Douglas-fir &
Associated Ecosystems Conservation Partnership
Steering and Securement Committees

3. COVENANT AND PROPERTY MANAGEMENT

Completed annual monitoring of 75 conservation
covenants and 31 nature reserves

Completed restoration work, including planting and
fencing, on three nature reserves (Lasqueti)

Continued large-scale Garry oak ecosystem
restoration on one covenant (Salt Spring) and
planning for Garry Oak ecosystem restoration on
one covenant (Sidney)

Ruby Alton house maintenance (Salt Spring)

Issue contract for invasive species management on
one covenant (Bowen)

Continue planning for Garry oak ecosystem
restoration on one covenant (Sidney)

Install new entrance sign at S'ul-hween X’pey (Elder
Cedar) Nature Reserve on Gabriola Island

Continue participation in the Sidney Island
Ecological Restoration Project and the Capital
Region Invasive Species Partnership

As of December 2021 the Islands Trust Conservancy protects 111 conservation properties,
32 nature reserves and 79 covenants (of which 27 have NAPTEP certificates)
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ISLANDS TRUST CONSERVANCY

ISLANDS TRUST CONSERVANCY
REPORT TO TRUST COUNCIL
3" Quarter 2021-2022

3. COVENANT AND PROPERTY MANAGEMENT (CONT.)

Approved two nature reserve management plans
(Gabriola)

Consulted with Indigenous Knowledge Holder on
plants of cultural significance for one covenant’s
riparian ecosystem restoration (Salt Spring)

Evaluated experimental treatment for the aquatic
invasive plant, Parrot’s Feather, and trialled
controls for the aquatic invasive animal, American
Bullfrog, in a covenanted pond (Sidney)

Continued invasive species management on two
covenants and seven nature reserves (Denman,
Gabriola, North Pender, Salt Spring) and initiated it
on one covenant (Galiano)

Trial use of iNaturalist for collection of biodiversity
information for ITC conservation lands

Issue contract for English holly management on
one covenant (Bowen)

Work with partners to finalize two management
plans, Thetis (1) and Salt Spring (1)

Management planning in progress for 2 nature
reserves Keats (1) and North Pender (1)

4. COMMUNICATIONS AND OUTREACH

Issued Autumn 2021 Heron Newsletter,
distribution 265 (hard copy by mail), 839 (eNews)

Finalized and posted Annual Report
Issued 2021/22 Covenant Landholder Newsletter

Continued landholder contact program with
Gabriola Lands and Trails Trust (Gabriola)

Regular delivery of Facebook messaging

Issue the Spring 2022 Heron (February)

Draft and publish media announcements for newly
protected lands and for Board recruitment

In partnership with Gabriola Lands and Trails
Trust, continue outreach to landholders on
Gabriola Island to encourage voluntary
conservation actions

Host Species at Risk Workshop (Feb 2022)

5. FUNDRAISING AND CONSERVANCY SUPPORT

Presentation to Advocis (Association of Wealth
Managers; 50 -100 advisors) on strategic ways to
transfer conservation land

Promoted legacy giving to a national audience
through Willpower

Published advert in the Green Giving Guide 2022
Promoted Opportunity Fund via Facebook

Completed trustee interview (Deb Morrison) and
donor interviews (Basil Franey; family of the late
Louise Bell) for story telling purposes

Continue trustee and donor interviews to build out
fund development storytelling (Heron Newsletter,
website, social media)

Complete and roll out ITC Annual Impact Donor
Report

Continue meetings and presentations with
Planned Giving advisors

Refine internal processes for fund development

Roll out and complete Chair Holiday Appeal

As of December 2021 the Islands Trust Conservancy protects 111 conservation properties,
32 nature reserves and 79 covenants (of which 27 have NAPTEP certificates)
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Conservation Superhero Focus: Basil Franey

As we sit on a bench on Isabella Point, Fulford Harbour, Basil Franey
remarks “I'll bet 30 ferries go past here every day, and the people on it
aren’t aware of the reason they are looking at a natural space rather than
buildings and a driveway”. Basil and his late wife Margaret bought land on
Salt Spring Island in 1980 to build and retire to from Vancouver. When,
five years later, there was a plan for a “gigantic fish farm” on Isabella Point
they decided to purchase more land in order to ensure that never hap-
pened. Basil placed a conservation covenant on five acres of the land, on a
high point. “There is a fantastic view all around, and it’s just beautiful.”

At 97, Basil says, “I feel good about it. I have never had any regrets. It gives
me peace of mind to think of it being always unspoiled.”

We all have much to thank those that place conservation covenants on
their land, whether we are aware of it or not. As Basil well knows, there is

hb . h , . ; B8 Basil Franey has never regretted placing a conservation
so much beauty in what were not seeing. covenant on land on Isabella Point, Salt Spring Island.

, , , , COVER AND ABOVE PHOTOS: CARLA FUNK
Are you interested in placing conservation covenants on your land?

Call Kathryn Martell, Ecosystem Protection Specialist 250-405-5176 kmartell@islandstrust.hc.ca

Finding fossorial snakes on Salt Spring Island

The Sharp-tailed Snake is secretive and semi-fossorial (burrowing) which makes
it hard to find and study. Species-at-risk funding has enabled the Islands Trust
Conservancy to use breakthrough methods more typically used for crime scenes:
the use of mapping environmental DNA, to survey these elusive snakes. 2

Read the scientific article, co-authored by Salt Spring and Pender Island scientists
Carrina Maslovat, Laura Matthias and Jared Hobbs.
www.sciencedirect.com/sciencelarticle/pii/S1470160X 21008529

Secrets of the Sharp-tailed Snake are

co ning to IIght using eDNA methods. This project was undertaken with the financial support of:
1 ' fi i :

PHOTO: CHRISTIAN ENGELSTOFT Ge projet a été réalisé avec 'appui financier de

I & I Environment and Environnement et
0 Climate Change Canada  Changement climatique Canada

Reconciliation progress at Islands Trust Conservancy

Since adopting a Reconciliation Declaration in July, 2019, Islands Trust Conservancy
Board and staff have received training on identity, place, acknowledgement, history
of oppressive legislation, and the role that we all have in reconciliation work. In 2021,
Islands Trust Conservancy began conversations with First Nations through property
management planning processes. We plan to work with First Nations in a meaningtul
way to protect significant sites, sacred sites, and culturally significant species and to
explore co-management and co-decision making.

Learning, reflecting, and understanding is a focus of the Islands Trust Conservancy

in the coming year. To read more about our Reconciliation Declaration visit ’ On-site staff cultural training
www.islandstrust.bc.ca/about-us/reconciliation/ 2 with Harold Joe PHOTO: CARLA FUNK

COVER IMAGE: Elliot White-Hill graphic design

Acknowledgement

Islands Trust Conservancy acknowledges that we work within the treaty lands and territories of the BOKECEN,
K’6moks, LoK“onon, Lyackson, MALEXEL, Qualicum, Quw’utsun Tribes, scowaBon masteyax®, Scianew,
ssiilwsta?‘i, SEMYOME, shishalh, Skwxwt7mesh, Snaw-naw-as, Snuneymuxw, Spune’luxutth, STAUTW,
Stz'uminus, to?amen, toq gaymuwx¥, Ts'uubaa-asatx, Wei Wai Kum, We Wai Kai, WJOLELP, WSIKEM,
Xelaltxw, Xwémalhkwu/?op qaymix”, and x*mo6k“oyom. 144
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Actions speak volumes

The words “intentional citizen” leap into mind
when contemplating the life of Louise Bell.

Late spring I called Louise Bell to request an interview
for the Heron Newsletter. She paused, thoughtful. She’d
learned about the passing of her valued friend, Sara Steil
from Pender Island, in a previous edition of the newsletter
(www.islandstrust.bc.ca/document/the-heron-newsletter-

spring-2021). She spoke with sadness about friends and
kindred spirits that were dying with an alarming frequency,
and she felt there was a “changing of the guard”.

Louise put my interview off until fall. She was working on

a book about her thoughts on logging and didn’t want to be
distracted from that task. [ was tempted to push a little; to ask
her for an early phone interview which wouldn’t take up too
much of her time. Yet I didn’t want to distract her, so I didn’t
push. I regret that now.

Sadly she passed away suddenly, June 17, 2021.

She is described by friends as a
Powerhouse. A Go-Getter. A Dynamo.

In today’s tumultuous world we could all use a positive role
model — someone that persists, and pushes past the paralysis
created when the world seems chaotic. Louise inspired so
many, giving generously of her time, talent, and treasure.

She served as an Islands Trust Conservancy board member
for 10 years, helping to shape the future of land conservation
on the islands. When she retired from her role as a Denman
Island trustee, trustees throughout the Islands Trust Area hon-
oured her 15-year career as a local politician with donations

to a cause close to her heart—the Islands Trust Conservancy’s

Opportunity Fund which helps to kick-start land acquisition

campaigns throughout the Islands Trust Area.

Louise played a pivotal role in creating Canada’s first “green

burial only” cemetery on Denman Island in 2015. She

envisioned the natural regeneration of the forest through this
cemetery, a forest in 100 years, and was committed to helping
create a model for others to follow.

We are honoured that Louise personally made annual
donations to Islands Trust Conservancy from 1999 until her
passing in 2021. She chose to give where she lived because
she knew and trusted Islands Trust Conservancy, and saw the
impact every donation made on her beloved islands of the

Salish Sea.

She almost finished her book on logging on Denman Island.
Her daughter Barb Legg tells me that, unlike her mother, she
is no writer, but that she intends to complete the task. Louise
had drafted 3 titles — the one Barb loves is “Buy it. Log it.
Flog it.”

Louise Bell was the kind of person for whom ‘business as
usual’ did not wash: she made clear statements through

her actions, and inspired others to do the same. She was an
“intentional citizen” of the very best kind.

The guard is indeed changing. Who will fill these forward-
thinking shoes? 27

Carla Funk, Strategic Fund Development.
cfunk@islandstrust.bc.ca

ABOVE: Louise, McFarlane Beach, Denman Island. PHOTO: KATE KROEGER

coVER: Denman Island Memorial Society Board members, from left to right,
Jane Lighthall, Louise Bell and Angela Robinson, stand before The Ancestors,
wooden sculptures at the Denman Island Natural Burial Cemetery. 145
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Coop Student Devin Hentschel

A 4th-year UVic student majoring in
Biology, I was hired as a summer co-op
Conservation Technician. I monitored
the nature reserves and conservation
covenants around the Trust Area. In only

a few months I visited 47 properties on
& 14 islands — a dream job!

It wasn’t all fun and games. Imagine the ferry lineups!
Monitoring involves walking around the boundaries of each
property and along any potential trails using GPS.

An avid hiker, this was an enjoyable experience. I took photos
of corner pins, points of interest, and invasive species found,
and stayed on the lookout for trespasses or infractions to
make sure each property maintained its pristine habitat.

It’s the giving season! Please consider making a holiday gift to someone you love,
and help kick-start conservation. We’'ll send a card to let them know of your gift.

Gifts of securities are the most tax savvy way to donate. Call Carla Funk,
Strategic Fund Development, for a confidential conversation on giving. 250-405-5171. 2%

Like us on Facebook facebook.com/IslTrustConservancy/

Online islandstrust.bc.ca/conservancy

Some of my most rewarding days and my fondest memories
from the summer were spent pulling invasive species on the
properties. You name the invasive, I likely pulled it!

Welcome to the Board!

Galiano Islander and founding board
member of the Galiano Conservancy
Association, Dr. Risa Smith, Ecologist,
brings 25 years of experience developing
biodiversity policy, and expertise in
| Nature-based Climate Solutions. She is a
. =8l leader of the Climate Change Specialist
Group/World Commission on Protected Areas, and advisor to

both the Canadian Government and IUCN. 27

ABOVE: Dr. Risa Smith, LEFT: Devin Hentschel, BELow: Kate-Louise Stamford,
Islands Trust Conservancy Board Chair. PHOTOS: CARLA FUNK

Newsletter Production Juniper English | rippledesign.info

# Printed on 100% post consumer recycled paper. Please recycle.

YES! | want to preserve and protect the islands!

100% of your donation goes directly to protecting endangered habitat on the islands you love.

Your donations of $20 or more will receive an official donation Questions? Contact us!

receipt for income tax purposes.” oJ 250-405-5186

|} To donate online visit: ¥ itcmail@islandstrust.bc.ca

islandstrust.bc.ca/donate-to-conservancy

Or mail to: 200-1627 Fort Street, Victoria, BC VS8R 1H8 [ Yes, | am okay with public recognition of my donation.

Name My donation amount: [(Jss0 [(Js100 [Js200 s
1 wish to donate by:
Address
[J Cheque (made payable to the Islands Trust Conservancy)
City (Jvisa [J MasterCard
Prov/State Postal/Zip code Card Number
Phone Expiry Date Security Code
mm/yy (back of card)
Email Signature

Share your vision with future generations — please consider

*Islands Trust Conservancy is a qualified donee as a Crown agent undelﬂ(Bs
remembering Islands Trust Conservancy in your will.

Islands Trust Act. Islands Trust business # 122013576 RTooo1
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Islands Trust Applications

Development Permit

File Number | Applicant Name Date Received
HO-DP-2021.2 The Board of School 09-Jul-2021 PID: 000-457-752 To bring remaining temporary buildings into compliance to

Trustees of School become permanent. Civic address: 2200 Sollans Road, Hornby Island, BC.
District No. 71 (Comox

Valley) (MacDonald
Hagarty Architects Ltd.)
Planner: Jaime Dubyna

Planning Status

Status Date: 02-Nov-2021
Revised site plan received.

Status Date: 04-Oct-2021

File reassigned.

Status Date: 17-Sep-2021

Preliminary review complete. Information requested of applicant
Development Variance Permit

File Number | Applicant Name Date Received

HO-DVP-2021.2 Sigurd Wiig 22-Jun-2021 PID: 000-941-263 Height variance required. Civic: 3930 Brigantine Crescent,
Hornby Island, BC.

Planner: Teresa Mahikwa

Planning Status

Status Date: 06-Oct-2021

File reassigned to Planner Mahikwa - currently reviewing status.
Status Date: 13-Sep-2021

Applicant request to waive survey requirement

Status Date: 30-Jul-2021

Further information needed from applicant - email sent
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Islands Trust Applications
Development Variance Permit
File Number | Applicant Name | Date Received |Purpose |

HO-DVP-2021.3

Rezoning
File Number | Applicant Name Date Received
HO-RZ-2020.1 Dixon Lake Properties  13-Oct-2020

Blue Sky Design 07-Jul-2021 PID: 001-149-971 To vary the setback for a pool. Civic address: 9300 Central

Road, Hornby Island, BC.
Planner: Jaime Dubyna

Planning Status

Status Date: 25-Nov-2021
ITC Board referral comments received.

Status Date: 23-Nov-2021
Referral (RFD) to ITC Board.

Status Date: 27-Oct-2021
Survey plan received.

PID: 001-034-367 Rezoning. Civic address: 2105 Shingle Spit Road, Hornby
Ltd. (Daysgoneby.Org Island, BC.

Land Stewards Ltd.)
Planner: Jaime Dubyna

Planning Status

Status Date: 08-Oct-2021
LTC resolution HO-2021-061 to proceed no further. File to be closed and refund to be issued.

Status Date: 07-Jul-2021
Site visit.

Status Date: 17-Jun-2021

Applicant submitted copy of sewage disposal system records, as requested by LTC.
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Islands Trust Applications

Siting and use Permit

File Number | Applicant Name Date Received
HO-SUP-2021.1 Stead, Sharon & 05-Jan-2021 PID: 002-755-181 Siting second residence to property in the ALR. Civic

Richard address: 6555 Central Road, Hornby Island, BC.
Planner: Stephen Baugh

Planning Status

Status Date: 25-Oct-2021
File transferred from Planner Cox to Stephen Baugh.

Status Date: 12-Oct-2021
No change in status.

Status Date: 06-Jul-2021

NARU application approved by ALC. Awaiting updated site plan from applicant to issue SUP.

File Number | Applicant Name Date Received
HO-SUP-2021.18 The Board of School 09-Jul-2021 PID: 000-457-752 To bring remaining temporary buildings into compliance to

Trustees of School become permanent. Civic address: 2200 Sollans Road, Hornby Island, BC.
District No. 71 (Comox

Valley) (MacDonald
Hagarty Architects Ltd.)
Planner: Jaime Dubyna

Planning Status

Status Date: 04-Oct-2021
File reassigned.

Status Date: 13-Sep-2021
See HO-DP-2021.2

Status Date: 11-Aug-2021
File opened &amp; assigned. Combo fee with DP. Waiting for etransfer.
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Islands Trust Applications
Siting and use Permit

File Number ] Applicant Name Date Received
HO-SUP-2021.19 Michael Lecki Studios  29-Jul-2021

PID: 000-941-310 New SFD and accessory building. Civic: 4200 Brigantine

Crescent, Hornby Island, BC.
Planner: Stephen Baugh

Planning Status

Status Date: 25-Aug-2021

KFN request CHIP application. Applicant informed.
Status Date: 12-Aug-2021

File opened &amp; Assigned. Waiting for Etransfer.

File Number | Applicant Name Date Received
HO-SUP-2021.20 Deerleap Farms Ltd. 10-Aug-2021
(Woodland)

Planner: Stephen Baugh

PID: 023-812-753 Building pump shed and garage/workshop Civic address:
3740 High Salal Drive, Hornby Island, BC.

Planning Status

Status Date: 13-Aug-2021
File opened &amp; assigned.
File Number | Applicant Name | Date Received fPupose ...
HO-SUP-2021.21 Harrison & Boyko, 26-Oct-2021
Sean & Roxanne
Planner: Stephen Baugh

PID: 003-009-416 Connect outbuilding to house and add suite. Civic address:
4925 Arthurs Road, Hornby Island, BC.

Planning Status

Status Date: 08-Nov-2021
File opened &amp; assigned. Waiting for etransfer.
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Islands Trust

Applications
Siting and use Permit

File Number | Applicant Name Date Received
HO-SUP-2021.22 Stephen Twible 03-Nov-2021

PID: 000-941-255 Build studio/storage building. Civic address: 3870 Brigantine

Crescent, Hornby Island, BC.
Planner: Stephen Baugh

Planning Status

Status Date: 19-Nov-2021
File opened &amp; assigned

File Number | Applicant Name Date Received
HO-SUP-2021.23 Prescott, Stuart & lan 04-Nov-2021

PID: 002-941-830 Building cabin. Civic address: 5805 Seawright Road, Hornby
Island, BC.
Planner: Stephen Baugh

Planning Status

Status Date: 19-Nov-2021
File opened &amp; assigned.
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Islands Trust Applications
Subdivision
File Number | Applicant Name  [Date Received |Purpose ...

HO-SUB-2020.2

File Number | Applicant Name Date Received

HO-SUB-2021.1

Donald Gutstein and 27-Mar-2020

PID: 000-095-869 Civic address: 1410 Carmichael Road, Hornby Island
Mae Burrows

Purpose: Subdivide property into two lots (1.78 ha and 2.59 ha). Smaller lot will

have existing dwelling, new septic and well/pump house. Larger lot will connect to

Carmichael Road via panhandle.
Planner: Teresa Mahikwa

Planning Status

Status Date: 26-Oct-2021

File reopened and assigned to Planner Mahikwa.
Status Date: 09-Nov-2020

Email from planner to applicant again providing option for refund or abeyance. No response as of November 9. File to PTA for
closure.

Status Date: 05-May-2020
Referral response sent to MOTI, applicant and LTC.

Marcus Paterson 17-Mar-2021 PID: 002-657-881 Two lot subdivision. Civic address: 2025 Belcarra Road,

Hornby Island, BC.
Planner: Teresa Mahikwa

Planning Status

Status Date: 06-Oct-2021
File reassigned to Planner Mahikwa - currently reviewing status.

Status Date: 28-Sep-2021
No change in status

Status Date: 10-Aug-2021

No change in status
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Islands Trust Applications

Temporary and Industrial Use Permit

File Number ___] Applicant Name Date Received
HO-TUP-2020.3 Hornby Island 28-Oct-2020 PID: 026-371-791 Water extraction & sales Civic address: 5875 Central Road,

Co-Operative Hornby Island, BC.
Association Inc.

Planner: Heather Kauer

Planning Status
Status Date: 25-Oct-2021
File transferred from Planner Cox to RPM Kauer.

Status Date: 12-Oct-2021
No change in status.

Status Date: 10-May-2021
Awaiting FLNRORD license.
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635 Hornby

65000-635

LTC Local
65200-635
65210-635
65220-635
65230-635

Islands Trust

LTC EXP SUMMARY REPORT F2022
Invoices posted to Month ending October 2021

Invoices posted to Month ending October 2021

LTC "Trustee Expenses"

LTC - Local Exp - LTC Meeting Expenses
LTC - Local Exp - APC Meeting Expenses
LTC - Local Exp - Communications

LTC - Local Exp - Special Projects

TOTAL LTC Local Expense

Projects

73001-635-2004
73001-635-4120

Hornby OCP/LUB
Hornby Healthy Watersheds Initiative

TOTAL Project Expenses

Budget Spent Balance
269.00 0.00 269.00
2,386.00 892.00 1,494.00
370.00 835.20 -465.20
250.00 240.00 10.00
294.00 0.00 284.00
3,300.00 1,967.20 1,332.80
1,600.00 180.00 1,420.00
20,000.00 16,500.00 3,500.00
21,600.00 16,680.00 4,920.00
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Updated: October 8, 2021

Hornby Island Local Trust Committee Policies & Standing Resolutions

No.

Meeting Date

Resolution No.

Issue

Policy

January 27, 2017

UPDATES-below:

HO-2017-011

UPDATES-below:

September 28, 2018
November 6, 2020
October 8, 2021

HO-2018-070
HO-2020-081
HO-2021-053

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;

2. 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

3. That unless the Hornby Island Local Trust Committee extends the effective
period, this enforcement policy expires on October 31, 2018 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.

e The public consultation process shall be determined by the Local Trust
Committee after initial review of the proposal.
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No.

Meeting Date

Resolution No.

Issue

Policy

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.

September 28, 2018

HO-2018-070
See HO-2017-011
above

Enforcement actions
against three specific
properties for
unlawful dwellings

It was MOVED and SECONDED,

that the Hornby Island Local Trust Committee extend the effective period of
Standing Resolution HO-2017-011 to expire on October 31, 2020 or when the
Housing Review Project is complete, whichever is the sooner.

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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No.

Meeting Date

Resolution No.

Issue

Policy

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.

January 24, 2020

HO-2020-013

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:

authorize proactive enforcement of the Hornby Island Land Use Bylaw No. 150

regulations for Vacation Home Rentals. Short Term Vacation Rentals that have

one or more of the following characteristics, will be subject to proactive

enforcement:

e Non-compliant Short Term Vacation Rentals are advertised on the internet,
newspapers or other media.

e More than one dwelling on the lot is made available simultaneously for a
Short Term Vacation Rental.
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No.

Meeting Date

Resolution No.

Issue

Policy

e While the property is rented, additional persons are staying in tents, trailers
or recreational vehicles.

e There are issues related to health and safety in accordance with the Land
Use Bylaw.

e There is more than one complaint from the immediate neighborhood
(defined as being within 200 meters of the subject property) regarding
issues related to the Short Term Vacation Rental, such as noise, parking
congestion, more than one guest/party in a week, or too many people.

e The residential dwelling being used as a Short Term Vacation Rental does
not meet the following criteria for Short Term Vacation Rentals from the
Hornby Island Official Community Plan Bylaw No. 149:

o 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

o where the owner or 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

o where the owner or residential tenant is residing in another lawful
dwelling on the property while the vacation home rental is occurring.

e The Short Term Vacation Rental is not managed locally, or was purpose
built to be a Short Term Vacation Rental.

e A complaint is made by an official of a government regulatory body or the
bylaw enforcement officer and it concerns overuse of water, inadequate
septic capacity, or too many buildings on the property.

June 26, 2020

HO-2020-055

Standing Resolution
regarding Restaurant
Expansion during
COVID Emergency
Response - Staff
Report

It was MOVED and SECONDED,

that the Hornby Island Local Trust Committee adopt the following standing

resolution:
That the Hornby Island Local Trust Committee has no objection to Liquor
and Cannabis Regulation Branch issuance of Temporary Expanded Service
Area Authorizations for liquor primary and manufacturer licensees in the
Hornby Island Local Trust Area.

November 6, 2020

HO-2020-074

Proactive
Enforcement of Year-
Around Unlawful
Housing

It was MOVED and SECONDED,

that the Hornby Island Local Trust Committee adopt the following Standing

Resolution:
That enforcement on unlawful permanent dwellings be deferred until such
time that the Local Trust Committee can review the critical housing supply
issue on Hornby Island or until December 31, 2021.
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No.

Meeting Date

Resolution No.

Issue

Policy

November 6, 2020

HO-2020-081
See HO-2017-011
HO-2018-070 above

Enforcement actions
against three specific
properties for
unlawful dwellings

It was MOVED and SECONDED,
that the Hornby Island Local Trust Committee amend the expiration date of
Standing Resolution No. HO-2017-011 to December 31, 2021.

10.

October 8, 2021

HO-2021-053

See HO-2017-011
HO-2018-070 and
HO-2020-081 above

Enforcement actions
against three specific
properties for
unlawful dwellings

It was MOVED and SECONDED,
that Hornby Island Local Trust Committee amend the expiration date of
Standing Resolution No. HO-2017-011 to December 31, 2023.

11.

October 8, 2021

HO-2021-054

Enforcement actions
on unlawful
permanent dwellings
— deferral

It was MOVED and SECONDED,
that Hornby Island Local Trust Committee adopt the following Standing
Resolution:

That enforcement on unlawful permanent dwellings be deferred until such
time that the Local Trust Committee can review the critical housing supply
issue on Hornby Island or until December 31, 2023.
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Print Date: December 1, 2021

e

Islands Trust Top Priorities Report
Hornby Island
1. Comprehensive OCP Review Responsible m
The Hornby Island Local Trust Committee would like a Comprehensive Official David Marlor Rec'd: 06-Nov-2020

Community Plan amendment to be prioritized by the Regional Planning team. Topic
areas of focus: First Nations, Short Term Vacation Rentals, Housing, and the Riparian
Areas DPA and that the project include APC recommendations regarding the LUB
referenced in the March 26, 2021 LTC meeting agenda package.

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

Amend the OCP and LUB with regards to the Rural Residential land use designation and R2 zonin, .
3. J J g Responsible
regarding Minimum Average Lot Area.

Make the OCP and LUB consistent with regards to Minimum average lot area and clarify Heather Kauer Rec'd: 06-Nov-2020

language to make it clearer for the reader.
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e

Islands Trust Top Priorities Report
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e

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
Marine Protection
Ongoing participation in public education, advocacy and regional processes with respect 28-5ep-2018

to the marine environment and shoreline protection

Improving Bylaw Compliance .
4. "mP i P Responsible Date Received

Explore with the community and staff, approaches to improving Bylaw compliance 28-5ep-2018
Consider potential utilization of the Regional Conservation Plan. 28-Sep-2018
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e

Islands Trust Projects Report
Hornby Island
Review measures to address climate change including through implementation of OCP 28-5ep-2018
policies
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
13-Sep-2019

10. Develop a process for batching TUPs related to seasonal worker accommodation.
Develop a process for batching TUPs related to seasonal worker accommodation as 16-Jul-2021

recommended in the July 16, 2021 staff report analyzing the Ucluelet model.
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e

Islands Trust Projects Report
Hornby Island

Amendment of the Hornby Island Fees Bylaw to consider the 2021 model fees bylaw and 16-Jul-2021
the TUP fee structure contemplated by the July 16, 2021 staff report regarding TUPs for
seasonal worker accommodation.
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