
   
STAFF REPORT 

 
 
DATE: January 7, 2020 

FILE:   0540-04 EASC 

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

AFFORDABLE HOUSING  

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

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

APPLICANT : Cortes Island Seniors Society 

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

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

OCP BYLAW : 

DESIGNATION: 

PROPOSED OCP: 

ZONING BYLAW : 

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

Residential 

Community Services 

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

EXISTING ZONE: 

PROPOSED ZONE: 

Residential One (R-1) 

Community Services Two (CS-2) 

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

POLICY ANALYSIS 
Part 14 “Planning and Land Use Management” of the Local Government Act (LGA) addresses 
local governments’ roles regarding official community plans and zoning bylaws, namely Section 
474 (Official Community Plans), s.479 (Zoning Bylaws) and ss.464 - 465 (Public Hearings on 
Bylaws). 
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EXECUTIVE SUMMARY 
The Cortes Island Seniors Housing society proposes to help meet a critical community need by 
developing a mix of seniors’ and affordable housing on a 2.45-hectare portion of a 20.75-hectare 
parcel situated at 965 Beasley Road, Mansons Landing. The proposal to develop up to 22 mixed 
rental housing units requires an Official Community Plan text amendment to the Community 
Services (CS) designation and a zoning bylaw to rezone from Residential One (R-1) to a new 
Community Services Two (CS-2) zone. The amendment to the CS designation would permit 
approximately ten residential units per hectare and the proposed CS-2 zone will allow 12 
residential units per hectare to a maximum of 25 residential units per lot. Apart from a small 
density increase and the additional provision of affordable housing to the list of Principal Uses, all 
other bylaw requirements as they apply to the Community Services One (CS-1) zone will remain 
in force. 

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

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

2. THAT the Committee recommend that Bylaw Nos. 379 and 380 be forwarded to the Board 
for first and second reading; 

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

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

Respectfully: 
 
 
 
 
Dave Leitch 
Chief Administrative Officer 

 

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

The proposed development will consist of eight 1-bedroom units, eight 2-bedroom units and four 
three-bedroom units, clustered in 8 different buildings between one and two storeys in height. Half 
of the units will be adaptable for wheelchair use and two of the larger units will offer the potential 
for a ‘lock-off’ studio apartment for further flexibility. All units will meet today’s energy efficiency 
benchmarks as well as offering a rent structure that accords with Community Housing Fund 
requirements. 
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AGENCY REFERRALS 
The application was referred to several agencies for their consideration. Comments received to 
date are summarized in the following table: 

Agency  Comments  

Advisory Planning Commission Recommended support of the proposal. 

BC Assessment Authority:  No response. 

Fire Department – Cortes Island: No response. 

Ministry of Municipal Affairs  

and Housing: 

No response. 

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

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

MoTI: No response. 

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

First Nation  Comments  

Homalco First Nation: No response. 

Klahoose First Nation: No response. 

Tla’amin Nation: No response. 

 

PLANNING ANALYSIS 

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

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

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

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

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

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

Prepared by :  J. Neill, Planner  

Attachment: Bylaw Nos. 379 and 380 
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Location Map  

Mansons Landing  

Subject Property  

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

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

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

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

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

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

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

 
OCP Objectives and Policies – Part 400 

(Proposed amendment in bold)  
 

Amendment  
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Proposed Community Services Two (CS -2) Zone 
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