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C I M AG E N DA lslsTrust

* Rezoning Process Overview and Summary of Draft Bylaws 256 & 257 - Staff

" Proposal Summary and Current Status — Crystal Mountain Society

= Questions and Answers




SITE CONTEXT

* 2 lots: District Lot (DL) Lot 90 Lot 9 and DL 88 & 89 Lot A

* Lot Azoned Forest1(F1) — only uses permitted in the F1
zone are timber harvesting/accessory forestry uses
* Lot 9 zoned Rural 2 (R2) would allow up for two dwellings

SUBJECT PROPERTIES

with accessory cottages

* Both lots are owned by the Crystal Mountain Society
* DLA-20.5haDL9 -4.05ha - Total 24.55 ha

+

+

- Development Permit Areas

Denman Island DPA
Executive Islands DPA
Gabriola Island DPA
Galiano Island DPA

[ DPA 4 - Elevated Groundwater

Catchment Areas

I DPA1-Riparian Areas

[l DPA S5 - Sensitive Ecosystems
. DPA 7 - Steep Slope High Hazard

[l DPAT - Steep Slope Moderate
Hazard

[[] DPa6- Commercial & Industrial
Jl Dr2 2 - shoreline & Marine

Gambier Island DPA




APPLICATION HISTORY ls%st

= Current rezoning application ongoing since 2014
" Ist considered by this LTC in October 2020
= Considered again by LTC in April 2021

* Draft amending bylaws 256 and 257 first received by LTC in 2015

= 2077 - LTC of the day resolved to accept 75% land transfer to Islands Trust
Conservancy vs 100% covenant approach

= This followed extensive negotiation and community engagement by applicant

* Focus of today's CIM is to present information and answer questions




REZONING OVERVIEW islands Trust

* Provincial legislation authorizes local governments to:
= Adopt and amend Official Community Plans
= Establish zoning through land use bylaws

" Rezoning processes are typically application driven
» Final decision made by Local Trust Committee
= |n this case, OCP amendments are needed, so provincial approval would also be required

= A Public Hearing would be required prior to 3 reading of the bylaws

= Currently the amending bylaws are only in draft form

= NO decisions have been made re: 15t and 2" readin 0




Updated application

REZONING STATUS e ramare 2t O slands Trust
5,2020 and Apr 12,
2021 meetings

Amending of

bylaws Application submitted in 2014
Requested by - APC, Agency and First
Early referral to First .
LTC Oct 5, Staff review; D o Nations , Advisory Nations referrals underway
2020 D f Application received e additional information Eaged Y -4 Planning Commission
, ora t may be reeuested report prepared report at LTC meeting and other agencies
Bylaws 256 (60 days)
and 257
received by LTC requests draft LTA S. 219 Covenant
taff Report to LT may request [ . .
LTC Apr 12 e I st/ bylaws and legal — SICCORSIGE requirements may include
P : ﬂ:'_lnmlu-fmﬁ:t? - . czrnsr:llgarlm}ann‘ instruments (e.g. . 1st Reading 2nd Reading q Y
2021 covenants) site plan layout, water

storage, upper lot proof of

2"d CIM added water condition etc.
to process CIM and PUBLIC Eli:ﬁ“rt:‘ ﬂ;‘;‘: LTC considers Legal instruments Pézfarr:‘a::tt;};:;zﬁ:.:;
. HEARING p vhl'qh : 3rd Reading finalized g
prior to LTC second public hearing compliance)

LTC has directed applicant to
develop water management
plan, update ecological
impact assessment, provide

revised site plan

consideration
of 15t reading
of bylaws

Minister may reguest
further information |/ e
consultation

Referral of OCP bylaw LTC considers

to Minister

Legal instruments
registered on title

Bylaw Adoption
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DECISIONS BY LTC — POST-2017 slands Trust

At the October 5, 2020 LTC meeting, LTC passed resolutions to:

Direct staff to prepare amended draft bylaws 256 and 257 based on current CMS proposal;

Direct staff to include language prohibiting cooking facilities in huts;

Direct the applicant to develop a Water Management Plan including water catchment; and,

Direct the applicant to update the environmental assessment report for the proposed development.

At the April 12, 2021 LTC meeting, LTC passed resolutions to:

= Receive amended draft Bylaws No. 256 and No. 257 for information and for use in public engagement;
= Amend draft bylaw to include maximum hut size, tent platform size and lot coverage;

= Amend Draft Bylaw No. 256 ss. 1to replace the word “encourage” with the word “allow for";

= Require that the applicant include the biologists’ recommendations in a Land Title Act s. 219 covenant
= Refer draft Bylaws No. 256 and 257 to the Galiano Island APC for comment; and,

* Schedule a Community Information Meeting.




OCP AMENDMENT - BYLAW 256 slandsTrust

= |[f adopted as written, draft Bylaw No. 256 would result in:

" The creation of a new health and wellness section of the OCP with policies specific to
spiritual education

= A 6.14 hectare portion of the two subject properties that are currently designated Rural

(Lot 9) and Forestry (Lot A) in the OCP to be re-designated as Spiritual Education

Islands Trust

* The remainder of the two subject parcels to be designated as Nature Protection (18.4 |
hectares).




LUB AMENDMENT - BYLAW 257

* If adopted as written, Bylaw No. 257 would result in:

= A 6.14 hectare portion of the two subject properties currently zoned Rural 2 (R2 - Lot 9) and
Forest 1(F1- Lot A) to be re-zoned to - Crystal Mountain Spiritual Education Retreat (SE1)

* The remainder of the two subject parcels to be rezoned to Nature Protection (NP)

" The only uses currently permitted in the F1zone are timber production and accessory

forestry uses and residential in the Rural 2 zone. Rezoning to SE1would allow for the
spiritual education retreat on the 6.14 hectare portion retained by CMS

= Cooking facilities would not be permitted in sleeping huts, just in the two communal kitchens
= Definitions of spiritual education retreat, sleeping hut and tent platform are included
* The # of caretaker dwellings, sleeping huts and all other structures would be restricted

* Max height: 9 metres for accessory dwelling and 5 metres for all other structures
= Standard setbacks of 7.5 m (front/rear) and 6.0 m (interior/exterior side lc
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Islands Trust

Islands Trust

GALIANO ISLAND LOCAL TRUST COMMI
LAND USE B’

AS AMENDED BY GALIANO ISLAND LOCAL TRUST COMMITTEE

BYLAWS: 120, 132 136, 136,143, 147, 149, 190, 187, 170 172, 178, 182, 184

'YLAW 127,

, 1999

ITTEE
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ITC RESO LUTIONS Islands Trust

= On May 25, 2021, the Islands Trust Conservancy Board passed the following resolutions:

That the Islands Trust Conservancy Board accept the updated approximate lot configuration proposed by the Crystal Mountain Society, subject to staff assessment that adjusted lot
boundaries meet ITC conservation goals and policies, based upon a site visit and review of any necessary additional ecological information from the applicant.

That the Islands Trust Conservancy Board accept the Crystal Mountain Society proposal to register a Statutory Right of Way across Lot A on the upper ridge, in favour of Islands Trust
Conservancy, to provide legal access to the eastern part of Lot A via the legal easement across neighbouring Lots B and C.

That the Islands Trust Conservancy Board express support for the Crystal Mountain Society proposal to alter the lot boundaries of Lot 9 and Lot 10, prior to land transfer to Islands Trust
Conservancy, to remove the pagoda from the proposed nature reserve, subject to staff assessment that adjusted lot boundaries meet ITC conservation goals and policies, based upon a
site visit and review of any necessary additional ecological information from the applicant.

That the Islands Trust Conservancy Board request that the Crystal Mountain Society update the Ecological Inventory report and other relevant documents to reflect the proposed
boundary changes, prior to transfer of the land.

That the Islands Trust Conservancy Board accept the Crystal Mountain Society proposal to register a Statutory Right of Way for emergency access on Lot A in favour of the Capital
Regional District prior to subdivision, subject to Crystal Mountain Society’s working with ITC staff to develop an appropriate agreement.

That the Islands Trust Conservancy Board Chair write a letter to Crystal Mountain Society, indicating that any decisions about trail location and use would be determined through a
management planning process.




OTHER LEGAL INSTRUMENTS islands Trust

Land Title Act Section 219 Covenant — charge secured against title

= Can be broadly applied to regulate the use of land or the construction of structures

= E.g.LTC could mandate that water storage infrastructure be installed prior to completion of
dwellings and that development follow proposed site plan layout requirements

» LTC has already resolved that environmental assessment recommendations be included in covenant

Development Permit Areas

» The OCP requires that a Development Permit be issued for all subdivision of land where DPA1 -
Riparian and DPA 5 — Sensitive Habitat polygons are present

= Both of these DPA types exist on the CMS parcels
= Any future development within DPA areas may also require additional permits




OTHER APPROVALS AND AUTHORIZATIONS

» Other approvals required for the project to proceed include:

* |ssuance of a water license from the Ministry of Forests, Lands, Natural Resource
Operations and Rural Development

= Subdivision approval from province

= All building permit and wastewater treatment system approvals from the Capital
Regional District, Island Health and other applicable authorizing agencies

" LTC could choose to make rezoning subject to subdivision

&=

Islands Trust




Islands Trust

NEXT STEPS IN REZONING

* Today's CIM will help inform LTC and community and generate additional questions

= Staff will summarize CIM and results of referrals in an upcoming staff report

= Staff will also update Bylaws 256 and 257 to reflect amended proposal from CMS

= Applicant is still required to submit Water Management Plan for staff and LTC to review

= LTC may then be in a position to consider 15t/2" reading of draft bylaws and scheduling of a
Public Hearing




CRYSTAL
MOUNTAIN

REZONING
PROPOSAL

Libby McClelland
Leslie Cain

Janice Oakley
Keith Erickson
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AGENDA

1. Supporting Policy

2. Crystal Mountain History and Context
3. What we do

4. Ecological Considerations

5. Rezoning Vision and Components

6. Closing Remarks

CMS Rezoning Proposal
e N




OFFICIAL COMMUNITY PLAN
SUPPORTING POLICY

The plan supports:

Passive contemplation, spiritual connection, and low-impact recreational
and educational access to the forest. (Principle 2.m)

Preservation and protection of Galiano’s ecosystems. (Principle 2.b)
Maintaining and restoring Galiano's forest ecosystem. (Principle 2.c)

Social and economic diversity and creativity of the island community...
fundamental to our identity. (Principle 2.e)

A viable local economy... small enterprises supporting a diversity of
livelihoods. (Principle 2.f)

Preserving a forest land base, its biodiversity, integrity and ecological services

Maintaining or enhancing carbon storage and sequestration.




NORTH END CENTRAL SOUTH END

HISTORY AND
CONTEXT

1970’s — CM retreat on Salt Spring

1980 — purchased Residential Lot 9

1982 — World Peace Pagoda est.

1999 — purchased Forest Lot A

oo

O PAS

2004 — rezoning application submitted

2014 - 274 rezoning application

.
(Ll

submitted




WHAT WE DO

We teach, learn, and
practice meditation, we
study the nature of mind

and the interconnectedness
of all life.

Current facilities to support this:
» Teaching tent / platform

* Open kitchen

» Tent sites

* 3 movable sleeping huts
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Upper ridge offers deep isolation and long view,
critical elements for long-term retreatants.




ECOLOGICAL
DESCRIPTION

Ecological
Community Type

Clearing

Immature Forest

Mature Forest

Wetland

Total

Total Area

(ha)

0.84

11.93

10.84

0.92

24.52

Ecological Communities

Crystal Mountain Properties
December 2020 Update

Scale: 1: 3,500

Projection: UTM Zone 10 NADS83

Map Rotation: 46 degrees West of North
Map Date - May 6, 2021

Produced by: Keith Erickson

0 40 80 160 Meters
N

Creek
B Mature Forest - Moist Soil
Bl Mature Forest
Bl Mature Forest - Steep SW Slop
8 Mature Forest - Ridge
3 Immature Forest - Moist Soil
7 Immature Forest
7 Immature Forest - Steep SW S
1 Immature Forest - Ridge N

1 Wetland
[ Clearing W
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KEY ECOLOGICAL VALUES

Protect sensitive and rare ecosystems:

Stream and riparian forest
Wetlands
Mature forest

Areas characterized by moist soils and high
forest productivity

Areas characterized by shallow soils
Rare ecosystems (e.g.)

* Douglas-fir / Arbutus

*  Douglas-fir — dull Oregon-grape

* Red alder — skunk cabbage

Y
1

4
o
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Sensitive Ecosystem Distibution

Crystal Mountain Society Proposed " 2
Subdivision Lot Configuration, May 2021

Creek Scale: 1: 4,000
77 Creek Riparian Buffer (30m) UTM Zone 10 NAD83
Map Date - May 6, 2021

/. Sensitive Ecosystem
Produced by: Keith Erickson

I3 Geotechnical Boundary
B islands Trust Conservancy Parcel 0 40 80 Meters

[ crystal Mountain Parcel

Sensitive ecosystems in CM portion:  0.89 hectares (6%)
Sensitive ecosystems in ITC portion:  13.83 hectares (94%)

it ——————



FRAGMENTATION

CONSIDERATIONS |

* Protect stream, wetland, and
riparian forest corridor

* Protect contiguous mature
forest ridge and steep slope.

* Protect areas adjacent to DL87

* Focus development in areas that
are already fragmented and
impacted from logging and road
building.

* Keep development compact and
minimize footprint of structures

\ 3

Forest Contiguity and Fragmentation
Crystal Mountain Neighbourhood

[Z] Residential Footprint (Lot B)
Anthropogenic
Lot Lines
ITC Forest Contiguity Mapping
Regenerating forest, moderate disturbance
I Regenerating forest minor disturbance
Young to old forest, moderate disturbance
Bl Young to old forest, minor disturbance
[J Not forested - wetland, open herbacious etc.
Roads

. A 0 40 80 160 Meters
-t O —
— private
Crésk Scale: 1:7,500

Projection: UTM Zone 10 NADS83
Map Date - June 9, 2021

\
w5



xisting access Easement acro!

Proposed Lot Boundaries Buildings

[ Crystal Mountain [0 Bath / Laundry

Property Line Setbacks

Water System
Y Il Office

Bl Tent Pad
Access Routes

Crystal Mountain Society (CMS) Site Plan Proposal -- 75% Land Transfer

[ islands Trust Conservancy M Caretaker Building

I Kitchen / Dining
[ Meditation Hall

B Parking Spaces/Aisle

June 2021

Infrastructure Areas N

S

. Parking Area
Meditation Hut Area

" Camping Area

I8 Kitchen / Washroom Area
Meditation Hall Area

@ Observation Well

- I Kitchen / Bath / Laundry " Service Building Area
® Primary Well - i~ i
= ] [0 Service Building Caretaker Building Area
@ Proposed Ridge Well g
= ] Med Hut Septic Field Area
© Potable Storage Tank B Lone-t e it

ong-term Med Hu :

B Septic Tank g Sensitive Ecosystems

Old Forest, Moist Forest, Wetlands, Ridges, Cliffs

== Primary Access Road B Septic Field 7] 30m Stream Buffer
== Access Road B World Peace Pagoda Stream
=+« Trail
Map Date: June 9, 2021
DL87 == Easement To Lands Beyond 0 25 50 100 Meters Scale: 1:4.200
:_ Emergency Access SRoW | = - Projection: UTM Zone 10 NAD83

CMS Area 'B'
4

CMS Portion (25%)
Includes 2 sub-parcels
'Area A'and 'Area B' in
a hooked lot configuration

LOTB

CMS Area 'A’

Final layout of Lot Lines is subject
to BC Land Surveyor Plan
Portion of Emergency Access

_— SRoW over Lot B not part of
Crystal Mountain Proposal

o o o g,

e

Upper ridge access to public
road (Cook Rd) via existing
registered Easement across
neighbouring Lots Band C

\

Lot Calculations

Existing Lot 9, DL90, Plan 31200 4.033 ha
Existing Lot A, DL88/89, Plan VIP68079 20.491 ha
Total Area Lot A+ Lot 9 24.524 ha

Proposed CMS Parcel (portion of Lot A)
Proposed Islands Trust Conservancy
Transfer (Lot 9 + Portion of Lot A)

6.131ha (25%)

18.393 ha (75%)

74

LOT DESIGN

Crystal Mountain goals:

« Limited use of upper ridge area
for long-term retreatants

* Foot access to viewpoints

* Adhere to geotechnical
constraints for building

* Ensure privacy and degree of
1solation for retreatants

« Maintain access to Pagoda



PROTECTION OF ECOLOGICAL VALUES

100%

100%

94%

97%

92%

A A A

of Lot 9’s intact mature forest and wetland ecosystems protected

of wetland, stream and riparian ecosystems protected

of mature and old forest ecosystems protected

of high productivity forest with by moist, rich soils protected

of ridge and steep slope ecological communities protected

11



PAGODA MANAGEMENT

Area of Lot 9 (orange hash) containing the
Pagoda becomes part of neighbouring,
privately owned, Lot 10.

e Crystal Mountain will continue to
care for and have access to Pagoda.

Area of Lot 10 (red hash) containing

wetlands and mature forest becomes part
of ITC owned Lot 9.

| Crystal Mountain ¢

[OT 11 World Peace Pago
Boundary Adjustm

/// June 2021

Proposed Lot Boundari
[ Islands Trust Conse
Lot 10 (Private Ow

\{?,

Proposed Boundary Ad

LOT 10 i &7 B3 Portion Lot 10 add
DL90, Plan 31200 \ \ [ Portion Lot 9 adde

o

\\

Portion of Lot 10 \
to become part of
Lot9

=== Easement To Lands
3 World Peace Pagoc

Ecological Community
B Mature Forest - Ric

B Mature Forest
Wetland

Portion of Lot 9
to become part of

\\ 2 "7/////, §7 Lot 10

Proposed Boundary A

/\ Portion of Lot 9 that ir
/0 Peace Pagoda transfer

/./ Existing access Easement across
/ Lot 9 in favour of neighbouring Portion of Lot 10 that

tots 204024 wetland area transferi

ooV

Final layout of Lot Lines |

to final approval from Isl
Conservancy and the cor
BC Land Surveyor Plan

0 25 50
| .

Map Date: June 9, 2021
Scale: 1:2,200
Projection: UTM Zone 10 N




EMERGENCY ACCESS

Emergency access route connecting the end
of Devina Drive with Porlier Pass Road.

* Secured through Statutory right of way
registered with CRD.

xisting access Easement acro

DL 87

Crystal Mountain Society (CMS) Site Plan

Bl World Peace Pagoda

Property Line Setbacks

Stream

Access Routes

== Primary Access Road

== Access Road

=== Easement To Lands Beyond
::: Emergency Access SRoW

Trail

Water System

"o ® e e

Observation Well
Primary Well
Proposed Ridge Well

Potable Storage Tank

Septic Tank

Buildings

B Caretaker Buildin
[0 Bath / Laundry
Bl Kitchen / Dining
[ Meditation Hall
Bl Office

Bl Kitchen / Bath /L
[0 Service Building
[CJ Med Hut

[ Long-term Med t
B Tent Pad

B Parking Spaces/A
B& Septic Field

0 25 50

CMS Area'A’

CMS Area 'B'

CMS Portion (25%)
Includes 2 sub-parcels
'Area A' and 'Area B' in
a hooked lot configuration

LoTB

Final layout of Lot Lines is subject
to BC Land Surveyor Plan

[ Portion of Emergency Access
__—— SRoW over Lot B not part of
Crystal Mountain Proposal




g LOT 9 DL87
3.\ DL90, Plan 31200

WATER

s 5 Upper Ridge Area:
\‘~ AN G UL — No development until such a time
N \ .—'~. AREA' B that a new well is drilled (and reglste;ewj)/
CORETR TR, VR 7P S T T N SR R WO AR '\‘ Central Well does not service this are
« E:A{ / p
// Wastewater — Designed and permitted

LOTA \¢

pas/e \g» v4 by Island Health. Installation 1s highest
wenienee  PriOTity after rezoning complete.

road (Cook Rd) o\
Easement across
Lots Band C

Central Kitchen

Supply— Existing central well adequate.
Crystal Mountain Society Water System Site P! NO dCVClOpment on upper ridge untll

! Proposed Lot Boundaries Proposed Buildings . .
Obseﬁ?ﬁ:; o ]. | Islands Trust Conservancy I Caretaker Building adequate Well ].S drllled.
[J Crystal Mountain [ Bath / Laundry
Water System M Outdoor Kitchen / C .
— potsble Teated Water 1 Meditaton Hal Storage — 54,600L storage, integrated
Il Office

= Septic Grey and Black Water

rwunesedwater 8 Kchen/8an /10 rainwater harvesting will reduce pressure

®  Existing Observation Well S:ervnce Bullding i
- - =) ing Hut
@® Existing Central Well Seening 1k noipl

9 Future Proposed Well [ Large Sleeping Hut | On groundwater.

I Tent Pad
® Existing Storage Tank et

I Parking Spaces/Aislt

¥ PR WAREDRRETENK pooye o i Conservation — Rainwater collection,

B Proposed Septic Tank
Contour 2m

Contour 10m low flow fixtures, no plumbing in huts,

Stream

Access Routes

=== Primary Access Road

T ek ond o« » o__ow 1O Irrigation gardens or lawns.

&= Easement To Lands Beyond Map Date: May 6, 2021

. Emergency Access SRoW Scale: 1:3,300
Projection: UTM Zone 10




Meditation hall (125m?)

Kitchen / Dining Hall (125m?)
Bath/Laundry (70m?)

Storage/ Workshop (80m?)

Office (70m?)

2 x long-term med hut (21m?/226ft?)

12 x med hut (15m?/161£t?)

Caretaker Bldg (80m?)

5 x seasonal tent platforms (14m?2/150ft?)
Total Area A

Kitchen/Bath/Laundry (36m?)
Storage Bldg. (10m?)

3 x long-term med hut (21m?)
Total Area B

TOTAL STRUCTURES ENTIRE PARCEL

125
125
70
30
70
42
180
30
84
856

36
10
63
109

965

1345
1345
753
861
753
452
1932
861
900
9202

388
108
678
1174

10,376

BUILDINGS

Net Zero Electricity Use
Grid-tied Solar pV System
Energy efficient design

Super insulated

No concrete foundation for huts
Firesmart materials and design

Ecological criteria for final siting:
* Qutside of sensitive areas
* No large trees cut

» Accessed by existing logging roads
15



ECO POD DESIGN

« Innovative plug and play battery to provide
modest electricity

* Modest personal storage

* Firesmart design

* Energy efficient design

* Small marine propane heater (for winter months)
* No concrete foundation

* No kitchen or cooking facilities

* No plumbing




RESTRICTIVE
COVENANT

* No development in upper ridge site
(Area B) until requirements for potable
water supply are met.

* Water storage requirements
» No structures in sensitive ecosystems

» Access via existing logging roads

» Protect old / large trees, wildlife trees




SCALE OF PROPOSAL

* Revising application to reduce maximum
overnight accommodation from 30 (original
application) to 22 - over 25% reduction

Up to 17 overnight participants in the winter.

Up to 22 overnight participants in the summer.

17 sleeping huts
* 14 lower Area A
* 3 upper ridge Area B

5 seasonal tent sites (lower Area A)

18



THANK YOU

Libby McClelland | Janice Oakley | Leslie Cain
Crystal Mountain Society Rezoning Committee

info@crystalmountain.ca | crystalmountain.org




Precedent-setting should be the overriding line of questioning on the rezoning proposal. In our opinion, the

rezoning proposal is incompatible with the Official Community Plan and (dangerous) precedent-setting in nine key
areas. This leaves the LTC/Trust open to multiple legal challenges in the future.

Potential questions are bolded; explanatory notes are provided; text from Islands Trust documents is in italics

1. Community Facility
There is no existing category in the OCP that can accommodate this proposed retreat: assigning it to
"Community Facility" is inappropriate as it does not fit the criteria for this zone.
1.1 Why is putting this zoning under the title of community facilities being proposed when it does not
fit with the definition of community facilities in our OCP? The LUB states: “In the Community Facility
zone, the following uses are permitted...: public and non-profit schools not including overnight
accommodation or dormitories; community halls, libraries, museums, churches, cemeteries, recycling
facilities; parks, playgrounds and sports fields; affordable and special needs housing; community gardens;
farmers’ markets; community orchards; community nurseries.” None of these are even remotely related
to a private spiritual retreatcentre.
This matter was addressed in a staff report (2May16). “Generally, community facilities are to provide a

benefit and service to the entire community. Providing a very specific service (spiritual retreat) would only
service the interest of a limited portion of the community therefore this designation is not recommended
to be amended for the CMS proposal”.

While under the Community Facilities and Utilities Zones Header in the LUB, the zoning being proposed
is not under 8.2 community facility but rather would be a unique 8.7 Spiritual Education Retreat Zone. As
such this statement does not apply to the discussion as this is not the zoning being proposed: “

In the Community Facility zone, the following uses are permitted...: public and non-profit schools not
including overnight accommodation or dormitories; community halls, libraries, museums, churches,
cemeteries, recycling facilities; parks, playgrounds and sports fields; affordable and special needs
housing; community gardens; farmers’ markets; community orchards; community nurseries.”

Note that community facilities shall not be considered in advance of demonstrated need.

Same as above — the proposed land use designation would be a unique 4.4 under the Community Facilities
and Utilities Header in the OCP and as such policies under 4.1 would not apply. The LTC could consider
making amendments to proposed 4.4 policies to add additional policy considerations

1.2 Where is the demonstrated community need for this facility? This policy does not apply as per
above

1.3 The proposed zoning refers to people’s ‘spiritual education’, but we are not zoning people. What
is the actual land use and its impact? Doesn’t the land use proposed fit best into the OCP
definition of commercial visitor accommodation? Staff have reviewed and the Community
Facility designation would be appropriate — LTC could direct otherwise

1.4 It should be commercial visitor accommodation as it fits that definition in the OCP. This is not
allowed on forest lands. What was the thought process to develop new definitions and zoning
that are outside the provisions of the OCP? Current direction to amend OCP and LUB to
create new zone and designation is based on it being a unique application and land use similar
to other lands which are designated under community facilities and utilities section

1.5 What'’s the process planners use to craft an application that’s outside the provisions of the

OCP? This is an application proceeding based on the applicant’s proposal and direction
Potential questions for Community Information Meeting , re : Crystal Mountain rezoning 1



from LTC
1.6 A previous CMS application contravened OCP transportation objective 4) and policy f). Was the
reason the draft bylaws propose this zone as a Community Facility? No.
(OCP Transportation objective 4) strives to see land use managed to limit traffic generation through
quiet safe neighbourhoods. Policy f) land that is rezoned to any Economic Activity zone should have
direct frontage and suitable access on a highway classified as main rural or minor rural).

2 Density

Deciding on a density based on single occupancy when there is no legislative tool to enforce occupancy
limits seems strange. In 2018 the trust was advised:

‘The option to cap occupancy rates through a legal mechanisms such as a restrictive covenant is not
recommended because Islands Trust does not have a legislative tool to enforce occupancy. That is,
occupancy cannot be enforced through the land use bylaw’. (report to Islands Trust Executive

Committee from Susan Palmer MCIP, RPP, SLP Consulting, Salt Spring Island Team, Jan. 11, 2018
https://bowenisland.civicweb.net/document/156403/1slands%20Trust%20Executive%20Committee%20re%20A
pproval%20proc.pdf?handle=81F1 AB1A42FA4807BDD4665FEA473CDE

2.1 Can the planner comment on if or how the single occupancy of the small dwellings can be enforced?
The statement above from 2018 is in reference to a different circumstance.

2.2 Is there any precedent on the island for a non-commercial zoning of this density?
Yes

8.5 Environmental Education and Nature Protection Zone — EE/NP

= 8.5.2.1 In association with research and education facilities:

o [4] sleeping quarters for staff and program participants, not to exceed 76 persons, which may include up to
12 structures and up to 18 tent platforms with floor areas not to exceed 10m?2

What are the safeguards against large day-use retreats at this site, with the associated impact (sewage
and waste) on community resources (water)? The applicant is not contemplating large day use. Septic and
water license approval will be required to operate — along with all necessary building permits. Any unlawful
uses would be enforced upon complaint

- The proponent’s representative stated at the APC meeting that there would be no limits on day-use.
Could this be confirmed? This would depend on the permitted uses

- We note that caps on day-use as discussed by CM with neighbours have been dropped from this draft
LUB. Why? overnight accommodation would be limited as would be the permitted uses on the
property — enforcement would be on contravention of the uses

- Are the proponents required to take all of their waste off island? Same rules would apply as for any
property owner with respect to waste management.
2.3 If the maximum at a retreat has never exceeded 16, why do the applicants need accommodation

numbers that exceed that allowed for commercial establishments?

CMS data shows up to 29 people in attendance in past — original density request 30 now down to 22 —

accommodation proposed by CMS far more rudimentary (ie. no hydro/water/kitchens/bathrooms in cabins) than
traditional commercial facility and less resource intensive

Potential questions for Community Information Meeting , re : Crystal Mountain rezoning 2
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3.1 Looking at retreats that are similar on Saltspring Island they almost always have double
occupancy in each unit and often triple occupancy. What are the safeguards to prevent double
occupancy or triple occupancy in these facilities and hence double the density? The definition
of sleeping huts and tent platforms would require them to be single occupancy overnight
guests would be capped at 22 retreat users

Zoning definitions on visitor accommodation

4 Isit not precedent setting by creating a new type of what is essentially visitor accommodation? How is this

not visitor accommodation — allowing this level of density when it vastly exceeds visitor accommodation

density for any commercial visitor accommodation on the island.

4.1 How does the proposed retreat differ from a commercial spiritual retreat? Proposed activities are not

for profit . The permitted accommodation would be rudimentary and bylaw/covenants will restrict
development to what is agreed at time of rezoning — LTC could decide otherwise

4.2 The Galiano OCP Section Il Land Use policy a) states: “ Land use decisions for all zones shall be

directed by the following criteria where relevant:” and lists 24 criteria. How has this proposal been
assessed against each of these criteria and what are the outcomes? Staff deem the proposal
consistent with the OCP as proposed to be amended

4.3 For visitor accommodation some rules are outlined in Galiano’s OCP.

For example, where there is a significant number of units proposed development should incorporate
a variety of building types, including multi-unit buildings, in order to minimize the development
footprint on the site and minimize impacts on adjacent properties. Visitor accommodation policies
currently do not apply in this case

Considering the activity planned for the site, why isn't this being zoned as visitor accommodation? As
above, the proposed use would not be commercial visitor accommodation — see Sep 7 staff report for
rationale -LTC could decide otherwise

Since it provides stays for up to six months, why isn't this being zoned as residential? It is not a
residential land use being proposed and retreat users would not be residents but rather program
participants

Why do these draft bylaws not face up to what this land use actually IS? Bylaws and associated
covenants will provide strict limits on development to what is being proposed at time of rezoning

4.4 Why does this draft bylaw allow a greater density than is allowed for any commercial visitor
accommodation on Galiano, as defined in the OCP? Up to LTC to decide

4.5 Remember we are zoning land, not people. In the OCP commercial zoning is required for: resorts
with 8 to 12 rooms or cabins, a central building and a restaurant — all of which are in this
proposal. How is this not a commercial operation? Question answered above and in Sep 7 staff
report Note: There is no restaurant proposed.

A comprehensive resort is limited to up to 10 visitor accommodation units, 10 visitor accommodation

sleeping rooms, a central building for accessory uses, a dwelling for the owner or operator, a

restaurant and comprehensive resort accessory use.

4.6 Why should this development be larger than is allowed for a commercial visitor
accommodation? That would limit number the of cabins/sleeping rooms, no tent pads, a food
building, an accessory building and an operator building. Note that commercial campgrounds are
not permitted outside provincial parks. Each application is assessed on its own merits. It is up to
LTC to decide if the proposed density is appropriate or not.

4.7 The current owner is registered under the CRA as having the purpose of “promotion of religion”.
Since the CRA does not have a category of ‘spiritual education does this not mean that the
designation in the bylaw is not compatible with their CRA purpose? There is no direct link

Potential questions for Community Information Meeting , re : Crystal Mountain rezoning 3



between the bylaws and the applicants CRA stated purpose.

4.8 The length of stay of these ‘retreat users’ (referred to in the previous draft bylaws as ‘visiting
residents’) would fit into definitions of residents — not visitors — as they are staying for more than
30 days. How do the bylaws resolve this incompatibility? Bylaw and OCP does not define
resident in terms of # of days —in this case the participants would be part of a program similar to
galiano conservancy — bylaw wording amended to change ‘residents’ to retreat users — bylaw
does limit program stays to maximum of 6 months

4.9 During the communnity’s OCP review in 2008-2011, forest retreats were not included in the OCP and

this use was not recommended by the Forest Policy Advisory committee. Since the basic application

(apart from ever increasing density) the CMS application has not changed in principle since, why did

the trust proceed with processing something that runs counter to the OCP? There is no direct

collision with the OCP and the rezoning proposal based on it being a “forest retreat’— as such it is at

the discretion of LTC to consider proceeding with application or not

5 Transfer of title/fragmentation

5.1 Is it not precedent setting to accept or allow a transfer of title with the degree of fragmentation
that fails to follow ecological principles and is seen by the CM project manager as ‘not ideal’, but
designed to accommodate the needs of the applicant? Each application is assessed on its own
merits —trade off for 75% transfer is to allow development to occur in 25% portion

5.2 Owners come and go, but the land remains. Where is the need of the ecosystem reflected in this
rezoning? The applicants have been diligent in seeking a land transfer that considers protecting
ecosystem values and sensitive habitats

5.3 The Galiano OCP Section Il Land Use policy a) states: “ Land use decisions for all zones shall be

directed by the following criteria where relevant” and lists 24 criteria. Number xii) refers to the

importance of forest cover and the retention of unfragmented forest ecosystems. In other places OCP

says that the lot size for subdivision of Forest land shall be at least 20 ha (49.4 acres) and that it shall

protect biodiversity, riparian zones and other sensitive ecosystems

How does this proposal meet ecological principles or OCP provisions for retention of unfragmented

ecosystems?

5.4 How can the proposed fragmented protected areas be justified? It will be the LTC's decision, however,
while there is some degree of habitat fragmentation based on the application proposal the large
majority of most sensitive habitats would be transferred to ITC in the 75% split and protected in
perpetuity and the 75% transferred lot is now contiguous (ie. not a hooked lot parcel as it was in
previous proposal).

5.5 The Sensitive Ecosystem Development Permit Guidelines state:

e no development can happen in a sensitive ecosystem or a Development Permit Area (DPA) and that a
professional has to certify the absence of a sensitive ecosystems or DPA — yet the CM ecosystem map
clearly identifies that the upper development infringes on a sensitive ecosystem and steep slope DPA.
Why is this development on the upper ridge considered at all? At time of upper ridge development a
development permit may be required.

e Retain large, connected undisturbed areas, with connections and corridors providing continuity
between sensitive ecosystem and important habitat - Where are the connections and corridors
between the sections of this subdivision and particularly the middle fragment and the land to be
given to the ITC? 75% parcel is contiguous — connectivity remains in upper and lower portions Avoid
removal of mature and old trees — How is the proponent building three cabins, a wash house,
showers, toilets a septic tank, sump and a septic field without removing trees on the upper ridge?
At time of upper ridge development a development permit may be required.
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e How will the proponent drill wells, clear land for parking and emergency vehicle turn around, install
a septic tank and septic field in the upper ridge development without impacting on sensitive
ecosystems or habitats? A DP may be required if development proceeds in upper ridge

5.6 Restoration — the ridge trail on Lot A is currently badly damaged. What is the restoration plan

and when will this restoration happen? What are the built-in safeguards that the restoration actually

happens? Trail development/maintenance on 75% transferred portion will be responsibility of ITC—LTC
could require trail restoration activities on CMS property as part of covenant conditions if deemed
appropriate

5.7 DPA steep slopes — Where is a statement from a registered professional engineer or geoscientist

that there is less than 10% chance of a geological hazard or slope instability? Geo tech report has been

completed — lower development captured within developable boundaries established by engineer —
geotech also considered at building permit stage

The OCP contains statements about clustering of developments and ecological footprint.

5.8 Why is there no reference to the recommended clustering of development and minimizing

ecological footprint, since the proposed development seems to have maximized distribution of small

dwellings and maximized ecological footprint of human impact? Final site plan, layout and density up
to LTC to decide — common buildings are centralized on already disturbed sites

5.9 How is this bylaw not precedent setting for other potential developments that are commercial in

nature, allow fragmentation, defy the recommended clustering of dwellings, ignore Climate Change,
and exceed the density of all other commercial visitor accommodation on Galiano? For LTC to decide

6 Carrying Capacity

Carrying Capacity is used by provincial and federal governments for environmental assessments and has been

introduced to the Islands Trust to assist with evidence-based decision-making. It is based on the awareness of

ecological limits, especially applicable to water, aquifers, forest stands and biological diversity.

6.1 Was carrying capacity assessed and considered in the application? professional reports have been
required

6.2 Isn’t it essential to do comprehensive studies before allowing this type of unprecedented density or
distributed/fragmentary land use? professional reports have been completed — LTC could ask for
additional information

6.3 It doesn’t matter whether the cabins have showers or not, with showers available, they will be used and
consume water. When will a realistic water supply for that many people be assessed by an independent
expert? This work has been completed by Hy Geo consultants

6.4 An aquifer is not restricted to a specific lot, but is a common resource. When installing any commercial or
heavy use property into a residential zone it is essential to assess the potential impact on surrounding
properties. When will an independent analysis be done to assess the effects of massively increased
usage (CM has mentioned occasionally 60+ people during day use, and 30+ people during months-long
use) of water? This work has been completed by Hy Geo consultants

6.5 Small water districts or commercial users have their water and wells routinely inspected by the CRD. Why
is this requirement not included in the bylaw? Applicant will be required to meet all Island Health
requirements including annual use monitoring and reporting, well head protection etc

6.6 What were the results of an independent assessment of sewage treatment capacity, sewage volume
and impacts on adjacent properties and Spotlight Creek? Island Health has issued septic approval for
both upper and lower sites

7 Water. Here are some of the recommendations following the Trust’s own water study (May 2012) by Waterline
Resources:

Potential questions for Community Information Meeting , re : Crystal Mountain rezoning 5



“Hydrogeology assessmentsrelatedto proposedsubdivisions and developments requiring additional
groundwaterextraction should be clearly outlined in bylaws to include field verification of existing nearby wells,
anassessmentofthe transmissivity and storage coefficient for the aquifer being proposed for development, and
some prediction of the cumulative drawdown impact that could occur to the aquifer and existing users over a
reasonable timeframe (20-30years) ... and the hydrogeologist’s report shall investigate the site specific
hydrogeological conditions for the proposed subdivision or development.

7.1 Was the water study done for the proposed development done in compliance with the

recommendations resulting from the Island Trust’s water study? If not, why not?
Professional consultant has assessed water supply and deems there is little risk to
adjacent users

7.2 The Trust’s water study specifically mentions the aquifer and existing users. Did the water study assess
the aquifer parameters and effects of large drawdowns by the proponent on existingusers? Yes it
considers drawdown based on calculated potential demand

7.3 The water study assumed much lower water use compared to other developments. Has this assumption
been adjusted and parsed against potential water availability now that the development will be using
flush toilets? Yes centralized washrooms were always part of water use calculations

7.4 Climate change exerts potential effects on precipitation, water movements and soil moisture retention.
For such large development, was there any modelling done to estimate the overall impacts of climate
change on future water flows in Spotlight Creek, water table and well drawdowns? Professional
consultant deems there is little risk to adjacent users and spotlight creek from proposed water use at
CMS

100

Climate change
8.1 The LTC is required to assess the potential GHG emissions and climate change impacts anticipated to

result from the development. How was this done and where are the results? LTC has considered in
earlier staff report
8.2 The use of gas or diesel-fired cooking and heating facilities is not compatible with BC’s climate plan. Just
last week, Vancouver City Council confirmed the phasing-out of fracked gas for heating and hot water in
new buildings in Vancouver by 1 Jan. 2022. Diesel/Propane/Butane are worse than methane (fracked
gas). How is this proposed development compatible with BC’s climate plan and the Trust’s stance on
emissions? LTC is aware of City of Vancouver decision
The surface area of 22 individual small dwellings would be at least 5 times larger than a single building. How can
this five-times higher energy use be justified at the time when decarbonization and energy conservation are
essential? Final site plan, layout and density up to LTC to decide — difficult to quantify energy use differences from
smaller structures vs one larger building
8.3 How was the Climate Change impact of international travel to this destination considered?
Unquantifiable
8.4 What are the initiatives to meet net-zero carbon requirements for the facilities? LTC could direct
applicant to consider net-zero goals/strategies

9 Process
9.1 This bylaw contains many exceptions designed to accommodate an applicant who has been 17 years in
non-compliance and presents an application that inconsistent with the OCP framework. How is this not
precedent setting? Each application is assessed on its own merits
9.2 What are the specific criteria planners used to craft an application that’s outside the provisions of the
OCP? This is an application proceeding based on the applicant’s proposal and direction from LTC
9.3 Should this rezoning go forward what are the guarantees it will not be used as a template or precedent

for other retreat-type developments on F1 land? This is up LTC to decide
Potential questions for Community Information Meeting , re : Crystal Mountain rezoning 6



9.4 ‘Huts’ are not defined in the OCP. Dwelling units have well defined rules. How do these ‘huts’ fit into the
definition of dwelling units as defined in the OCP? The amendment would include definitions for the huts
and tent platforms

10 Land use

Bylaws regulate USE rather than USER in land use planning — the legal opinion:

A legal opinion was received on the legalities of restricting the use of land to non-profit societies (310ct16).
Portions of this legal opinion that are publicly available state: “Land use bylaws must regulate the use rather
than the user. The difference between use and user, and furthermore the distinction between non-profit and for-
profit societies is not evidently clear”.

10.1 How is a distinction made, how can it be made, and how can it ever stand up to legal scrutiny that a
society which receives donations to support their operations and teachers is non-profit rather thanfor-profit?
CMS is a provincially registered non-profit society and charitable organization

10. Other: Land transfer

10.1 Has the Islands Trust Conservancy (ITC) agreed to the land transfer? Yes with conditions that still must
be met

10.2 Have the proponents met the nine conditions that must be met before the transfer? On track to meet
them

10.3 Is it a strict condition of this proposal that the land transfer occur? Yes

10.4 If the land transfer conditions are not met what will be the status of the application? presumably the
LTC would not approve rezoning

10.5 Does the applicant then revert to an offer of a covenant? Would need to be determined at that time

10.6 Is there any tangible community benefit? At bare minimum community receives 75% land transfer to ITC

Potential questions for Community Information Meeting , re : Crystal Mountain rezoning 7
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C I M AG E N DA lslsTrust

" Process Overview and Summary of Proposed Bylaws 256 & 257 - Staff

" Proposal Summary and Current Status — Crystal Mountain Society

= Questions and Answers




SITE CONTEXT

* 2 lots: District Lot (DL) Lot 90 Lot 9 and DL 88 & 89 Lot A

* Lot Azoned Forest1(F1) — only uses permitted in the F1
zone are timber harvesting/accessory forestry uses
* Lot 9 zoned Rural 2 (R2) would allow for one dwelling

SUBJECT PROPERTIES

with an accessory cottage

* Both lots are owned by the Crystal Mountain Society
* DLA-20.5haDL9 -4.05ha - Total 24.55 ha

+

+

- Development Permit Areas

Denman Island DPA
Executive Islands DPA
Gabriola Island DPA
Galiano Island DPA

[ DPA 4 - Elevated Groundwater

Catchment Areas

I DPA1-Riparian Areas

[l DPA S5 - Sensitive Ecosystems
. DPA 7 - Steep Slope High Hazard

[l DPAT - Steep Slope Moderate
Hazard

[[] DPa6- Commercial & Industrial
Jl Dr2 2 - shoreline & Marine

Gambier Island DPA




APPLICATION HISTORY islandsTrust

= Current rezoning application ongoing since 2014
* Ist considered by this LTC in October 2020

* Draft amending bylaws 256 and 257 first received by LTC in 2015

= st reading by the LTC in September 2021, amended Bylaw 257 given 15t reading again in July 2022
= |slands Trust Policy Statement reviewed in July 2022 - LTC resolved bylaws are not contrary

= 2077 - LTC of the day resolved to accept 75% land transfer to Islands Trust
Conservancy vs 100% covenant approach

= This followed significant negotiation and community engagement by applicant

* Focus of today's CIM is to present information and answer guestitil

——



REZONING OVERVIEW slandsTrust

* Provincial legislation authorizes local governments to:
= Adopt and amend Official Community Plans
= Establish zoning through land use bylaws

" Rezoning processes are typically application driven
» Final decision made by Local Trust Committee
= |n this case, OCP amendments are needed, so provincial approval would also be required

= A Public Hearing would be required prior to 3 reading of the bylaws

" Currently the amending bylaws are at 15! reading

= No decisions have been made regarding a Public Hearing.




OCP AMENDMENT - BYLAW 256 islands Trust

= |[f adopted as written, draft Bylaw No. 256 would result in:

" The creation of a new section of the OCP with policies specific to spiritual education

= A 6.14 hectare portion of the two subject properties that are currently designated Rural
(Lot 9) and Forestry (Lot A) in the OCP to be re-designated as Spiritual Education

* The remainder of the two subject parcels to be designated as Nature Protection (18.4 IslandsTrust
hectares) with land transferred to the Islands Trust Conservancy. |




LUB AMENDMENT - BYLAW 257

* If adopted as written, Bylaw No. 257 would result in:

= A 6.14 hectare portion of the two subject properties currently zoned Rural 2 (R2 - Lot 9) and
Forest 1(F1- Lot A) to be re-zoned to - Crystal Mountain Spiritual Education Retreat (SE1)

* The remainder of the two subject parcels to be rezoned to Nature Protection (NP)

" The only uses currently permitted in the F1zone are timber production and accessory
forestry uses and residential in the Rural 2 zone. Rezoning to SE1would allow for the
spiritual education retreat on the 6.14 hectare portion retained by CMS

= Cooking facilities would not be permitted in sleeping huts, just in the two communal kitchens
= Definitions of spiritual education retreat, sleeping hut and tent platform are included

" The # of caretaker dwellings, sleeping huts and all other structures would be restricted

= Limits placed on permitted density including maximum day use

" Max height: 9 metres for accessory dwelling and 5 metres for all other structures
= Standard setbacks of 7.5 m (front/rear) and 6.0 m (interior/exterior side lot

Islands Trust

Islands Trust

GALIANO ISLAND LOCAL TRUST COMMITTEE

LAND USE BYLAW 127, 1999

AS AMENDED BY GALIANO ISLAND LOCAL TRUST COMMITTEE

BYLAWS: 120, 132 136, 136,143, 147, 149, 190, 187, 170 172, 178, 182, 184
185,160, 152,205




ITC RESO LUTIONS Islands Trust

= On May 25, 2021, the Islands Trust Conservancy Board passed the following resolutions:

That the Islands Trust Conservancy Board accept the updated approximate lot configuration proposed by the Crystal Mountain Society, subject to staff assessment that adjusted lot
boundaries meet ITC conservation goals and policies, based upon a site visit and review of any necessary additional ecological information from the applicant.

That the Islands Trust Conservancy Board accept the Crystal Mountain Society proposal to register a Statutory Right of Way across Lot A on the upper ridge, in favour of Islands Trust
Conservancy, to provide legal access to the eastern part of Lot A via the legal easement across neighbouring Lots B and C.

That the Islands Trust Conservancy Board express support for the Crystal Mountain Society proposal to alter the lot boundaries of Lot 9 and Lot 10, prior to land transfer to Islands Trust
Conservancy, to remove the pagoda from the proposed nature reserve, subject to staff assessment that adjusted lot boundaries meet ITC conservation goals and policies, based upon a
site visit and review of any necessary additional ecological information from the applicant.

That the Islands Trust Conservancy Board request that the Crystal Mountain Society update the Ecological Inventory report and other relevant documents to reflect the proposed
boundary changes, prior to transfer of the land.

That the Islands Trust Conservancy Board accept the Crystal Mountain Society proposal to register a Statutory Right of Way for emergency access on Lot A in favour of the Capital
Regional District prior to subdivision, subject to Crystal Mountain Society’s working with ITC staff to develop an appropriate agreement.

That the Islands Trust Conservancy Board Chair write a letter to Crystal Mountain Society, indicating that any decisions about trail location and use would be determined through a
management planning process.




OTHER LEGAL INSTRUMENTS islands Trust

Land Title Act Section 219 Covenant — charge secured against title

= Can be broadly applied to regulate the use of land or the construction of structures

= Draft covenant currently considers permitted structures and siting, ecological protection measures,

maintenance of forest cover, groundwater use restrictions and monitoring, water storage and
management

Development Permit Areas

= The OCP requires that a Development Permit be issued for all subdivision of land where DPA1 -
Riparian and DPA 5 — Sensitive Habitat polygons are present

= Both of these DPA types exist on the CMS parcels
= Any future development within DPA areas may also require additional permits - S
Y,

with respect to siting, mitigation of construction impacts etc.
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OTHER APPROVALS AND AUTHORIZATIONS  siandsmrust

» Other approvals required for development to proceed would include:

* |ssuance of a water license from the Ministry of Forests, Lands, Natural Resource
Operations and Rural Development

= Subdivision approval from province

= All building permit and wastewater treatment system approvals from the Capital
Regional District, Island Health and other applicable authorizing agencies

" L TC could choose to make rezoning subject to subdivision and/or water license
approval




NEXT STEPS IN REZONING

Islands Trust

" Today's CIM will further inform LTC and community
= LTC could direct staff to schedule a Public Hearing or seek more information

= |f application proceeds to a public hearing, LTC could then consider 3 reading

" |slands Trust Executive Committee approval and Ministry of Municipal Affairs approval
(OCP amendments only) would be required before consideration of adoption
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AGENDA

—

Crystal Mountain History

2. What we do

3. Rezoning vision and components

4. Ecological Assessment — Keith Erickson
5. Groundwater Assessment — Alan Kohut
6. Water Management Plan — Gord Baird
7. Supporting Policy

8. Community Benefits

9. Closing Remarks

CMS Rezoning Proposal
e N




NORTH END CENTRAL SOUTH END

HISTORY AND
CONTEXT

1970’s — CM retreat on Salt Spring

1980 — purchased Residential Lot 9

1982 — World Peace Pagoda est.

1999 — purchased Forest Lot A

oo

O PAS

2004 — rezoning application submitted

2014 — 274 rezoning application

.
(Ll

submitted




WHAT WE DO

We teach, learn, and
practice meditation, we
study the nature of mind

and the interconnectedness
of all life.

Current facilities to support this:
» Teaching tent / platform

* Open kitchen

» Tent sites

* 3 movable sleeping huts



REZONING PROPOSAL

Rezone two properties:
Lot 9: 10 acres, zoned Rural Residential

Lot A: 50 acres, zoned Forest 1
15 acres (25%): CMS forest retreat centre

45 acres (75%): Transferred to Islands
Trust Conservancy for environmental
protection.

LOT 9
DL90,

'\ Plan 31200

Proposed Lot Boundaries

Crystal Mountain Society (25%)
Islands Trust Conservancy (75%)

DL 87

CMS Area 'B'

LOTA

CMS Area 'A’ DL88/89
Plan VIP68079

LOT B \

CMS Portion (25%)
Includes 2 sub-parcels
'Area A' and 'Area B' in

a hooked lot configuration



NUMBER OF PEOPLE

Maximum of 30 people on the Land
* 20 Overnight in Summer / 17 in Winter
« 8 Day users including staff

o 2 Caretakers

Maximum 4 x per year - up to 30
additional day users for special events like
a community workshop




INFRASTRUCTURE IN
SUPPORT OF
e SPIRITUAL EDUCATION

e
&

Capltal Raglonzl

17 sleeping huts, 3 tent sites
Central kitchen and washroom
Teaching hall

Small office

Storage buildings

Caretaker cottage

Septic System (permit in place)

Electrical System — grid-tied solar
Water storage

Onsite parking




SLEEPING HUT DESIGN

» Single Occupancy

* No kitchen or cooking facilities
* No plumbing

* Serviced by solar power

 No concrete foundation
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ECOLOGICAL ASSESSMENT REPORT

Keith Erickson
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ECOLOGICAL ASSESSMENT

1. Conduct a site visit to confirm if site conditions remain the same or have
changed (since 2009 baseline documentation).

2. Compare proposed location of CMS structures on site plan with ecological
data to identify any areas of significant concern or potential impact.

3. Compare habitat features/types on the 25% portion retained by CMS versus
the 75% proposed for transfer to ITC.

PRESENTATION TITLE 2/11/20XX

11



ECOLOGICAL
DESCRIPTION

Ecological
Community Type

Clearing

Immature Forest

Mature Forest

Wetland

Total

Total Area

(ha)

0.84

11.93

10.84

0.92

24.52

Ecological Communities

Crystal Mountain Properties
December 2020 Update

Scale: 1: 3,500

Projection: UTM Zone 10 NADS83

Map Rotation: 46 degrees West of North
Map Date - May 6, 2021

Produced by: Keith Erickson

0 40 80 160 Meters
N

Creek
B Mature Forest - Moist Soil
Bl Mature Forest
Bl Mature Forest - Steep SW Slop
8 Mature Forest - Ridge
3 Immature Forest - Moist Soil
7 Immature Forest
7 Immature Forest - Steep SW S
1 Immature Forest - Ridge N

1 Wetland
[ Clearing W

S




KEY ECOLOGICAL VALUES

Sensitive and rare ecosystems account for roughly 60%
of the land.

Stream and riparian forest
Wetlands
Mature forest

Areas characterized by moist and rich soils
with high forest productivity

Areas characterized by shallow soils
Rare ecosystems (e.g.)

* Douglas-fir / Arbutus

*  Douglas-fir — dull Oregon-grape

* Red alder — skunk cabbage

Y
1

4
o
-

Sensitive Ecosystem Distibution

Crystal Mountain Society Proposed " 2
Subdivision Lot Configuration, May 2021

Creek Scale: 1: 4,000
77 Creek Riparian Buffer (30m) UTM Zone 10 NAD83
Map Date - May 6, 2021

/. Sensitive Ecosystem
Produced by: Keith Erickson

I3 Geotechnical Boundary
B islands Trust Conservancy Parcel 0 40 80 Meters

[ crystal Mountain Parcel

Sensitive ecosystems in CM portion:  0.89 hectares (6%)
Sensitive ecosystems in ITC portion:  13.83 hectares (94%)

it ——————



SUMMARY OF ECOSYSTEM DISTRIBUTION

100%

92%

94%

97%

89%

A A A

of wetland, stream and riparian ecosystems protected by ITC

of ridge and steep slope ecological communities protected by ITC

of mature and old forest ecosystems protected by ITC

of high productivity forest with moist, rich soils protected by ITC

of CMS parcel is comprised of immature regenerating forest
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SITE PLAN
RECOMMENDATIONS

* No structures in sensitive ecosystems or DPA’s
» Use existing roads.

* Locate utilities along existing roads whenever
possible.

* Protect individual, remnant mature trees,

dominant young trees and large diameter snags.

* Cluster development as much as possible.

» Use existing compacted soil areas for siting of
structures whenever possible.

Crystal Mountain Society (CMS) Site Plan Proposal -- 75% Lan

Proposed Lot Boundaries Potential Infrastructure Locat

Proposed Ridge Well Parking Spaces/Aisle
Overflow Parking

Septic Field

Sensitive Ecosystems

Old Forest, Moist Forest, Wetlands, Ridges, Cliffs

Crystal Mountain Society B Caretaker Building
[ Islands Trust Conservancy [0 Bath / Laundry
Boundary Adjustment Area B Kitchen / Dining
] Meditation Hall
ES] 0.15 ha. removed from Lot 9, added to Lot 10 B Office
0.15 ha. removed from Lot 10, added to lot 9 )
Bl Kitchen / Bath / Laundry
[ Property Line Setbacks 0 Service Building
Water System ] Med Hut
® Observation Well [ Long-term Med Hut
® Primary Well Bl Tent Pad
]
||
Ba
b

Utility Route
DL 87 72 30m Stream Buffer
Bl World Peace Pagoda

it DSBS/
21/ Plan'VIP68079
oot /S S S S S S

i / /

W 7 ‘
\ \R 4 CMS Area '2'
LOTB
CMS Portion (25%)

Upper ridge access to public
road (Cook Rd) via existing
registered Easement across
neighbouring Lots Band C

\
\\
Includes 2 sub-parcels
'Area 1' and 'Area 2' in Lot Calculations
a hooked lot configuration Existing Lot 9, DL9O, Plar
Existing Lot A, DL88/89,
CMS Area "1’ Total Area Lot A + Lot 9

Final layout of Lot Lines is subject

to BC Land Surveyor Plan Proposed CMS Parcel (pc

Portion of Emergency Access Proposed Islands Trust C

| ——— SRoW over Lot B not part of Transfer (Lot 9 + Portion
Crystal Mountain Proposal




GROUNDWATER REPORT

HyGeo Consulting
Al Kohut
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Figure 1. Reported well and spring locations.

Porlier Pass Road




SUMMARY INFORMATION ON PROJECT WELL
WID 23227

Well Depth: 125 feet (38.10 m)
Geology: shaley and grey sandstone Gabriola Formation
Date of Construction: August 19, 1994
Initial Water Level when constructed: 60 feet (18.29 m) below ground
Pump Testing: October 6, 2015
Duration and Rate: 12 hours
Constant rate 2.14 USgpm (8.07 L/min)

Water level at start of test: 43.6 feet (13.29 m) below ground



Drawdown at end of test:  67.26 feet (20.50 m) utilizing 86.7% of the
available drawdown in well

Observation Wells: Well Site 5 (WID 23228) and Well Site 17 (WID 23229)
No discernable effects during the pumping test.
Estimated Long Term Well Yield: 0.75 USgpm (2.826 L/min) or 4069 L/day.

Would use <70 % of the available drawdown in the well and provide <30% safety
factor.

Housing Project Estimated Demand (2015): 0.52 USgpm (1.97 L/min) or
2839 L/day.
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Figure 2. Latest record of water level trend in Observation Well on property.




Source Data: SGWL.Working@OW258
Location: OBS WELL 258 - GALIANO ISLAND (SHOPLAND RD.), Latitude: 48.873862, Longitude: -123.3256046, Elevation: : 0 m
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Figure 3. Historic water level trends in Provincial Observation Well 258
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Figure 4. Latest record of water fluctuations in Central Well.
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Figure 5. Water pumped from Central Well in August 2022.
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Figure 6. Number of water users on site in August 2022.



Water Management Plan

EcoSense
Gord Baird



My Role

* Consult on sustainable water delivery for CMSEC

* Chosen due to my works on rainwater, compost toilet, greywater and
the Living Building Challenge, and my water modelling background

* Assess water use across non-potable and potable needs

* Model and create a water balance for each usage to determine the
sustainable usage patterns to fit within

* The well sustainable yield
* The precipitation and rainfall collection upon the roof systems

* Design the rainwater and groundwater supply and treatment systems



Methodology of water balance modelling

Table 3 Daily usage profile per user

1' 3 types Of users — eaCh has a different Usage prOﬁIe Fixture Caretaker Usage Overnight Guest Day Visitor Usage
Pattern Usage Pattern Pattern
2. Different usage patterns over the year (seasonal) (L/day) (Lrday) (Lrday)
Toilet’ 30.0 30.0 12.0
3. Volume consumed by the fixtures usage (i.e. flow rate or litres per Laundry® 0 20 125

Ioa d) 320 64.0 0
25.0 25.0 10.0

40.0 40.0 20.0

2.8 2.8 28

4.0 4.0 4.0

4. The fixture usage per user or portion of usage (sink, toilet,
shower, laundry, etc)

lees U5: 103.8 135.8 36.8
Non-Potable 55.0 55,0 24.5

1. A Maximum Daily Demand (MDD) for potable and non-potable TOTAL COMBINED | 188 1908 i
BC SSR Table 11111 170.07 225,00 60°

usage

Comparison of DDF

2.  Monthly demand is a % of MDD based on the seasonal usage . , _ _
Table 5 Monthly usage profile - weighted daily demand for user groups for potable and non-potable usage (litres)

profile
. . ’ . Caretaker  Overnight  Day Visitor Caretaker [Overnight |Day Visitor |Caretaker |Ovemnight |Day Visitor
3. We plot the daily potable demand against the well’s daily January 100% 70% 70%|  January 2076] _ 16160]  206.08 110 654.5 1372
i i February 100% 70% 70%|  February 2076] _ 16160]  206.08 110 654.5 1372
sustainable yield March 100% 25% 10% March 2076 5772 29.44 110 2338 196
April 100% 5% 10% April 2076 5772 29.44 110 23338 196
4. We plot the daily non-potable demand against the rainfall/storage May (B i ] May| 2076 16160/ 20608 110] 6545 137.2
. _ June 100% 70% 70% June 2076] _ 16160] _ 206.08 110 654.5 1372
collection yield July 100% 100% 100% luly 076 23086 294.4 110 935.0 19
August 100% 100% 100% August 2076] 23086 294.4 110 935.0 19
September 100% 70% 70%| September 2076] _ 16160]  206.08 110 654.5 1372
5. Any shortfalls for non-potable water that have to be made-up by October| ___100% 70% 70%|  October|  207.6]  16160]  206.08 110 654.5 1372
. November| 100% 25% 10%| November 2076 577.2 29.44 110 233.8 19.6
the well are added to well yield. December 100% 25% 10%| December 207.6 577.2 29.44 110 233.8 196
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TOTAL COMBINED NPW USE
GUEST + VISITOR (1)

Blue area is within
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Question:
Is the top-up from the well to cover the
modelled shortfall of rainwater included

in the water demand from the well?

Yes



DL 87 Crystal Mountain Society Wellhead Protection January 2022
Water System Site Plan

s
o o ""”' LOT A DL88/89 * Wells Proposed Lot Boundaries Proposed Buildings
1 VIP6S079
= ®  Well 17 (Observation) Islands Trust Conservancy Wl Caretaker Bullding
—~ & 7 ® well 18 (Central) [ Crystal Mountain Bath / Laundry
o\
*  Well (not yet constructed) Access Routes W Outdoor Kitchen / Dining
* Water Storage Tank (not yet constructed) ~— Primary Access Road Meditation Hall
:t“‘q'.“ A Septic Tank (not yet constructed) Access Road i Service Building
- K p h
/ Crystal Mountain Wellhead Buffer (30m radius) Trail W Kitchen / Bath / Laundry
—_— > > L] Sleeping Hut (no plumbing)
AREA '2' [ Area of Interest - Easement To Lands Beyond ping Hut (no plu g
=:. Emergency Access SRoW B Tent Pad
i 7S =
M f fl I d fI . Crystal Mountain 0 5 10 20 Meters Stream X Septic Field
Ost S u r a Ce OWS a re a rea y OW' ng AREA '1" - * Surface Flow Direction === Diversion Drainage

away from wellhead — naturally mitigated

N

" )
\n 7__74_.—4’ | i ‘%’ —— Septic Field \\ =)
Meditation Hall — B “, g

30 meter setbacks for wastewater system ,
(designed by Fred Stevens and approved by Island Health) i \

— tanks

water storage \\ ]

Septic Tank

Vegetated buffer to north to mitigate any s
heavy rainfall surface flows from Central ‘ i s |
Kitchen area

k ___ Central Washroom

Central Kitchen
(Perimeter drain routed
outside of wellhead buffer zone)

Diversion swales along road within the 30 : ’ ~
meter radius to divert road flows south

—= \Vegetated Buffer

Continual groundwater monitoring as N\ i
required for all water system under the A e =
DWPR

Weil 18 o
. . . [_] entral S—
The application of wellhead protection, { ) ‘Wip 23227 i V\\ ~~—
risks and mitigation are a condition of \ g Roadside Drainage Swale \
Operating Permit for all water systems in il \\ S i \
Observation Well \ 2 f‘ ! \
BC Map Date: February 11, 2021 g ‘\\ *77\7"1'9"( Site \‘j‘\\.\ — I \‘
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SUPPORTING POLICY

The rezoning proposal has been designed to:

1. Meet Islands Trust Directives and Policies

2. Further the objectives of Galiano’s OCP

Preservation and protection of Galiano’s ecosystems. (Principle 2.b)
Maintaining and restoring Galiano's forest ecosystem. (Principle 2.c)
Social and economic diversity and creativity of the island community.... (Principle 2.e)

A viable local economy... small enterprises supporting a diversity of livelihoods.
(Principle 2.f)

Preserving a forest land base, its biodiversity, integrity and ecological services
Maintaining or enhancing carbon storage and sequestration.

Passive contemplation, spiritual connection, and low-impact recreational and
educational access to the forest. (Principle 2.m)
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ENVIRONMENTAL PROTECTION

Rezoning will legally protect 90% of the forest and carbon sink.

1.5% Emergency
access route/driveway

8% Potential clearing 6.3% Residential

eg FireSmart™, solar, view 37% Subject to limited infrastrucre / landscaping
ecological protection (driveways, gardens, power, etc.)
0.5% Building footprint through development permit

15% Protected —
Crystal Mountain

4.2% Building footprint

75% Protected —
Islands Trust '
Conservancy 52.5% Subject
to logging
Proportionate Land Use and Preservation With Rezoning Proportionate Land Use and Preservation Without Rezoning
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g access Easement acro!
1 favour of neighbouring
0 14.

Crystal Mountain Society (CMS)
Covenant Schedule 2 -- Protected Trees

LOT 10 Protected Trees Proposed Lot Bot

O Protected Live Tree 1 Crystal Mour
@ Protected Dead Standing Tree (dbh > 50cm) Bl slands Trust

C O V E N A N T E D Protected Trees - Critical Rooting Zone 0 Property Line
Sensitive Ecosystems Infrastructure Ar

Old Forest, Moist Forest, Wetlands, Ridges, Cliffs Meditation F

[7J 30m Stream Buffer EZ] Parking Area

ENVIRONMENTAL

B Camping Are

Stream Bl Kitchen / Wa
Access Routes Meditation F
P R 0 T E C T I 0 N == Primary Access Road B Service Build
== Access Road B Caretaker Bu
—-+ Trail 7] Septic Field
DL 87 : Easement To Lands Beyond % G I
—.. Emergency Access SRoOW

* 60% of natural forest cover retained.

» All older dominant trees remaining
on the site after the last clearcut

Upper ridge access to public
road (Cook Rd) via existing
registered Easement across
neighbouring Lots B and C

protected.

g Protected Trees

Protected Trees were establishe
logging event and are significar
generally comprising the main 1

 No structures in sensitive

CMS Area '2'

eCO SYStemS . 1are are dominant structures in the
Tree Locations
- Existing logging roads for access. g i G 75 Th
CMS Area '1' are generally within 5m.

Final layout of Lot Lines is subject Critical Rooting Zones

to BC Land Surveyor Plan
Critical Rooting Zones are buffe

Portion of Emergency Access with a radius equal to 12 x the |

I SRoWoverlot .B not part of Dbh was measured using stand
Crystal Mountain Proposal




COVENANTED WATER
PROTECTION

* Recommendations from Water
Management Plan are enshrined in the
covenant ensuring adequate protection
to the groundwater.

* Water storage requirements.

* Development in upper site (Area B) will
require that the supply for potable water
be met before any work 1s done.

g Lor9 S
8\ DL90, Plan 31200
%

\ \

Caretaker YOVR
R . Cottage

LOTA
DL88/89
Plan VIP68079

Central Kitchen

.~—~. AREA'B'

Upper Ridge Area:

= - N\ No development until such a time

that a new well is drilled (and regist
Central Well does not service this a

//
€ <
\ /
f” /

Uppe

road

Easer

/ Lots |

W

il
Central Well '\‘%\‘D

23227 4|\
\% WA=
FIN

Observation Well ]0
118139

W ~—L
\ " \%‘,‘;\ 4
‘\.b\ f\ e \'\, /

Crystal Mountain Society Water Syste

Proposed Lot Boundaries

1 Islands Trust Conservancy
[ Crystal Mountain
Water System

=== Potable Treated Water
= Septic Grey and Black Water
Raw Untreated Water
® Existing Observation Well
® Existing Central Well
*  Future Proposed Well
@® Existing Storage Tank
2 Proposed Water Storage Tank
B Proposed Septic Tank

Access Routes

=== Primary Access Road

=== Access Road

=+ Trail

&= Easement To Lands Beyond

:__ Emergency Access SROW

Proposed Bui

B Caretake
[ Bath/La
Il Outdoor
[ Meditati
Bl Office
I Kitchen /
[T Service E
[ sleeping
[ Large Sle
Bl Tent Pad
I Parking S
BZ3 Septic Fi
Contour
Contour
Stream

0 20 40
..

Map Date: M.
Scale: 1:3,3C
Projection: U’



ADDITIONAL
COMMUNITY BENEFIT

» Dedicated emergency route for
North-enders.

* Designated Observation Well —
provides better information about
our groundwater supply.

LOT 9
DL90,
Plan 31200

LOT A
DL88/89
Plan VIP68079

», \~.\
"~




ADDITIONAL
COMMUNITY BENEFIT

Access to local spiritual
teaching and guided
meditation.
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THANK YOU

Libby McClelland | Janice Oakley | Leslie Cain
Crystal Mountain Society Rezoning Committee

info@crystalmountain.ca | crystalmountain.org
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PAGODA MANAGEMENT

Area of Lot 9 (orange hash) containing the
Pagoda becomes part of neighbouring,

I
%
LOT 10
DL90, Plan 31200 \ \ DL 87
Portion of Lot 10 \
to become part of
Lot 9

Portion of Lot 9

| Crystal Mountain ¢

LOT 11

World Peace Pago
Boundary Adjustm

June 2021

Proposed Lot Boundari
[ Islands Trust Conse
Lot 10 (Private Ow

Proposed Boundary Ad

B3 Portion Lot 10 add
[ Portion Lot 9 adde

=== Easement To Lands
3 World Peace Pagoc

Ecological Community

B Mature Forest - Ric
B Mature Forest

to become part of Wetland

privately owned, Lot 10. \\ i R et tot 0
* Crystal Mountain will continue to -

Proposed Boundary A

Portion of Lot 9 that ir
Peace Pagoda transfer
Existing access Easement across
Lot 9 in favour of neighbouring Portion of Lot 10 that
tots 204024 wetland area transfer:

care for and have access to Pagoda. %

ooV

Final layout of Lot Lines |
to final approval from Isl
Conservancy and the cor

Area of Lot 10 (red hash) containing

wetlands and mature forest becomes part SRS
of ITC owned Lot 9. o m  m

Map Date: June 9, 2021
Scale: 1:2,200
Projection: UTM Zone 10 N




Meditation hall (125m?)

Kitchen / Dining Hall (125m?)
Bath/Laundry (70m?)

Storage/ Workshop (80m?)

Office (70m?)

2 x long-term med hut (21m?/226ft?)

12 x med hut (15m?/161£t?)

Caretaker Bldg (80m?)

5 x seasonal tent platforms (14m?2/150ft?)
Total Area A

Kitchen/Bath/Laundry (36m?)
Storage Bldg. (10m?)

3 x long-term med hut (21m?)
Total Area B

TOTAL STRUCTURES ENTIRE PARCEL

125
125
70
30
70
42
180
30
84
856

36
10
63
109

965

1345
1345
753
861
753
452
1932
861
900
9202

388
108
678
1174

10,376

BUILDINGS

Net Zero Electricity Use
Grid-tied Solar pV System
Energy efficient design

Super insulated

No concrete foundation for huts
Firesmart materials and design

Ecological criteria for final siting:
* Qutside of sensitive areas
* No large trees cut

» Accessed by existing logging roads
40
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