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I.    Background 
 
This report has been prepared as central to the consultant's process of fact-finding. 
 
 
The intent of this submission is to relay what we have learned during visits and meetings, and to 
comment on evolving opportunities.  This report will not address issues presented in the documents 
we have reviewed, as these are understood to be already in the public record, and available to the 
Steering Committee. 
 
 
 
The following is an outline report of findings, and should not be considered to be minutes of the 
various meetings. It instead reflects what was presented and discussed at the various meetings, and 
in conversations with community members. 
 
The work that led to this report conforms with that outlined in the executed contract with the 
communities, and consisted of: 
 
1)  Visiting the community, touring the island, and meeting with the project Steering Committee 
 on January 25th , 2017 to learn more about the Tides of Change Cormorant Island Economic 
 Development Strategy and the communities of Cormorant Island; 
2)  Reading documents provided by the communities of Cormorant Island; and 
3)  Completing a 2-1/2 day visit on January 9, 10 and 11, 2018:  meetings with the Steering 
 Committee and with various Stakeholder groups as arranged by the communities; and 
 touring the Cormorant Island by foot and by vehicle. 
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We participated in the following meetings and site reviews: 
 

• January 25th, 2017 - Meeting with Steering Committee. 

• January 25th, 2017 - Community tour with Doug Aberley 

• January   9, 2018 - Steering Committee Meeting (2 hours) 

• January   9, 2018 - Meeting with the Natural Resources Office (1 hour) 

• January   9, 2018 - Meeting with representatives of the fishing community (2 hours) 

• January 10, 2018 - Meeting with the combined Councils of Cormorant Island 

• January 10, 2018 - Meeting with Juanita of U'mista (1-1/2 hours) 

• January 10, 2018 - Walking Tour of the waterfront with community Economic Development 
Officer (Karla Duarte) and with a Member of Council 

• January10, 2018 - Meeting with representatives of the business community (2 hours) 

• January 11, 2018 - Walking and driving tour of entire community 

• January 11, 2018 - Short meeting with Mayor Michael Berry and the Economic Development 
Officer (Karla Duarte). 

 
In addition to the on-site portions of our work, we read the following documents in preparation for 
our visit: 
 

• Establishment of Incident Wave Conditions as a Function of Storm Severity, South Shoreline 
of Cormorant Island, BC – Tetra Tech 

• Cormorant Island Waterfront Planning Update 

• Cormorant Island Economic Development Steering Committee 

• Enironmental and Regularoty Reviews, Discussion Paper – Government of Canada 

• Namgis First Nation, Comprehensive Community Plan 

• Village of Alert Bay, Official Community Plan, Bylaw No. 759 

• Tides of Change, Cormorant Island Economic Development Strategy 

• Namgis Breakwater Expansion Project, Alert Bay – RPBio, BCL Biotechnologies Ltd. 

• Namgis First Nation, Inspection of Alert Bay Wharf and Net Loft – Westmar 

• Ecotrust, Namgis Alert Bay Whart Facility Inspection – Westmar 

• Cormorant Island Ice Plant Business Case Analysis Study 
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II.  General Process, Intent and Outline Findings  
         of Steering Committee, Joint Council and Stakeholder Meetings  
 
Each of the more formal meetings followed the same general outline: 
 
1)  Introduction and Clarification of Process 
2)  Review of the recently complete studies regarding Fuel Distribution, Ice Making and Wind 
  and Wave Study. 
3)  More detailed discussion of these studies. 
4)  Investigation of concerns particular to each of the stakeholder groups and governing bodies. 
 
Due to the importance and community impact of the fuel, ice and wind/wave reports, significant 
time was spent at each of the meetings to review findings and to discuss impact and direction for 
each of these issues. 
 
For each of these meetings we were careful to address and to learn more about social dynamics, 
business frameworks, operational issues, and evolving demographic tendencies. 
 
General Consensus and Direction: 
 
Marine Fuel: 
 

• The conclusions of the report are that potential marine fuel sales will be significant, and   

• warrant development of a marine fuel sale and distribution facility. 

• There is strong support in the community to pursue this opportunity. 

• Though there may be relatively restricted profits from such a business, it should be self-   

• sustaining, and the overall economic, social and business development "spin-off" benefits 
will outweigh limited financial returns. 

 
Discussion points: 
 

• Tax-protected status of fuel sales will be important; more detailed review of the regulatory   

• framework for First Nation tax status should be carried out. 

• There are several fuel delivery and dispensing strategies, and more research will be required 
to determine the best delivery technology.  Alternatives include:  

            a) truck delivery and dispensing directly from truck from drive-on floating docks; 
            b) multi-hulled barge delivery and dispensing on water; 
           c) land-based storage and pipe-delivery to water-based distribution. 

• Research will be required to evaluate these alternatives, and the selected fuel delivery system 
will likely have an impact on final harbour design and planning. 

• There is significant demand for fuel from fishers and from private recreational craft. 
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• Accommodation of recreational craft with protected docking and fuelling facilities may be 
difficult, but will be an important ingredient to assure increased fuel sales and to assure spin-
off benefits to the overall economic strength of the community. 

• Harbour design will have a significant impact on effective fuel delivery. 
 
Ice Manufacturing: 
 
The study was completed to evaluate the feasibility of introducing a large-scale commercial ice-
making facility to serve the North-Island fish industry. 
 
Due to a number of factors it was determined that this service is already provided by other groups, 
and there is not a strong enough market to move forward with this enterprise.   
 
However, further discussions, especially with the Natural Resources Office, made it clear that a 
smaller-scale facility that could satisfy the needs of the local food-fishery, sport fishers, and smaller-
scale local commercial fishers would be of significant value to the community, and to potential 
tourism.  There was general consensus that this scale of ice-making service and capacity would be 
worthwhile and feasible. 
 
Wind and Wave Analysis and Harbour design: 
 
The general conclusions of the Wind and Wave analysis set out the following: 
 

• The bay is well protected from wave action from the main recorded winds. 

• The Namkis ('Namgis) winds were not recorded through standard measurement protocols; 
however they were taken into account for both reported wind speed and reported duration 
to determine wave action impact on the harbour area.  The wave impact of these winds can 
be dealt with effectively using standard breakwater technologies. 

• Adequate wave protection for harbour development can be provided by rock-filled rip-rap 
breakwater construction, concrete floating breakwater installation, or "A-frame" structure 
with wave protection surfaces facing incoming wave action.  

 
Harbour design and location will be determined through a process of community review and 
technical review of watercraft movement, delivery vehicle movement and material transfer.  
Appropriate breakwater design can be achieved to accommodate the elected harbour design and 
planning. 
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Harbour Function and Planning: 
 
There was significant discussion regarding harbour design.  Key issues which were raised were: 
 

• Tax protection for First Nation-based exchange (fuel, fish and additional material movement) 
is a critical issue, and on-loading and off-loading logistics should be developed to optimize 
the tax regimen for the community. 

• There is strong commitment to maintain a working harbour at the north end ('Namgis 
Harbour) of the bay. 

• The Government Dock is sound and works well for larger-scale craft, but the site is 
vulnerable to stronger south-easterly wind and wave events. 

• The most calm area of the bay is the area between the net-loft and the Alert Bay Small Boat 
Harbour. 

• The Alert Bay Small Boat Harbour (adjacent to the BC Ferries docking facility) are relatively 
shallow and dimensio ns between docks and breakwater is limited.  Overcrowding was 
reported during a number of discussions.  

• Several community members supported re-alignment and extension of the rip-rap 
breakwater of the Alert Bay Small Boat Harbour alongside the ferry landing. 

• The northernmost areas of the bay are very shallow - resulting in limited value for watercraft 
movement, and vulnerability to wave action; dredging is not seen as a viable alternative 
because of costs, ongoing maintenance requirements, and DFO permitting requirements. 

• It appears that the preferred arc of protective new breakwater construction will create a 
protected zone in the same general area as the existing docks and deteriorated "A-frame" 
breakwater alongside the 'Namgis lands (The 'Namgis Harbour);  HOWEVER, because of 
limited water depth closer to shore, such a protected docking area would be located further 
off-shore, and encompass a larger area than the current docking areas. 

• There was some discussion of possible harbour protection along the calmer areas in the 
vicinity of the net loft.  This has some advantages because of calm water and road access; 
issues of free-hold land adjacent to this area may be cause for concern. 

• The existing permanent Water Lot between the Alert Bay Small Boat Harbour and the Net 
Loft belongs to the 'Namgis First Nation, and there was discussion regarding this lot as a 
preferred location for material loading and off-loading.  There was also discussion regarding 
the lack of adequate maneuvering space between the Water Lot and the Alert Bay Small Boat 
Harbour - and resultant risks for water craft safety in the area. 
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• There were several discussions in different meetings regarding the advantages of a large-
scale floating dock(s) which would be stable enough to receive larger truck movement and 
provide for servicing and fuel sales. 

• There was also discussion regarding the importance of marine servicing, light industrial 
activities, and the more "heavy" aspects of a real working harbour. 

• There was strong support for continued use and upgrading of the processing plant, 
especially if a tax-free status can be coordinated for First Nation production. 

• There is some ongoing need for a net-loft in the community; the extent of the requirement 
will be affected by long-term growth patterns of the local fishery. 

• There was significant discussion regarding possible locations of breakwaters, floating docks, 
wharf-head, and fuel distribution.  For each of these issues a number of possible solutions 
were proposed, and there was general discussion regarding specific goals and complexities.  
There was no consensus conclusion regarding locations, nor regarding functional mapping, 
or physical planning, of the harbour. 

 
 
III. Points of Discussion  
 
The following is a list of points of discussion and what we heard.  We were not in a position to 
confirm any of these received observations: 
 
Wharf-head area and access to the 'Namgis Harbour 
 
The wharf-head wood deck platform can be replaced and continue to be used on the existing 
foundation.  This area provides easy access to a new docking facility to the west, and vehicular 
movement for loading and off-loading would be feasible on the existing roadways and lands.   
Access to large-scale floating docks would be difficult because of the shallow waters; however, this 
limitation applies to all of the northern areas of the bay along the shoreline.  This issue could be 
addressed by extending fixed and floating access out to deeper areas in the harbour.   
 
We received reports that development of the lands east of Front Street at the intersection with Park 
Street was already seen to be a good site for commercial and harbour-related use; we also received 
reports that this area should not become a harbour-service zone. 
 
We received reports that U'mista would be interested in such commercial development as long as it 
did not impose on the U'mista Cultural Centre.    
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'Namgis Harbour Docks 
 
The 'Namgis docks have deteriorated over the past two decades, as has the "A-frame" breakwater.  
Since the decline (we heard from several community members of the government-imposed "closing" 
of the commercial fishery), many boats have been effectively abandoned, and are being removed 
from the harbour as they become damaged or sink. 
 
We received a report that some representative(s) of U'mista prefer that the docks in this area be 
developed for tourism, and not for harbour/fishery services.  We also received a number of 
comments confirming hopes that this harbour be re-born as a harbour-service and docking centre - 
serving fishers, recreational boaters, tourists, light industry and fueling and on-loading, off-loading 
functions. 
 
Current Public Works lands north of U'mista 
 
The existing Public Works operations immediately north of U'mista were seen by many as an 
inappropriate use of these waterfront lands.  We understood that the communities are reviewing 
possible re-location of these functions to other public works venues on the island.  There were 
several community members who suggested that this would be an ideal site for a cultural zone 
along the shoreline, and as a home for a carvers' shelter. 
 
The Net Loft 
 
The foundation of the Net Loft is not reliable, and must be replaced if the building is to continue to 
stand.  The building frame is in decent condition, and repair of frame and exterior envelope would 
be feasible.  Foundation repair would be feasible using driven steel piles.  Current standards for 
earthquake resistance would be imposed for any repair project. 
 
We received opinions that the Net Loft should be kept as an important community icon, and, 
conversely, that the building has outlived its service life.  We received opinions that the building 
should be kept as a net loft (though only a portion of the building is necessary to fulfill current needs 
for net drying and repair).  We received opinions that the building should be refurbished as a 
cultural museum, and that it should be refurbished as a private-sector commercial complex of small-
business incubator space.  And we received an opinion that the building should be demolished and 
the site should be re-purposed as the wharf-head for the 'Namgis harbour. 
 
Planning on the 'Namgis Reserve Lands 
 
The Natural Resources Office outlined ongoing efforts to establish a approved planning and 
development framework for the community.  This process is difficult to realize, as a result of INAC 
requirements, and the community's land-use document will stand until the approved planning and 
development framework is successfully developed and approved.  We were unable to review a copy 
of the community planning documentation, and we were told that it was not available in the 
community, and that it would be available through the offices of Kerr Wood Leital, lawyers in 
Vancouver.  
 
We were told that, with the current situation, development planning approval would be contingent 
on planning submission and approval by the community.  For larger-scale development this would 
require INAC approvals; however for smaller-scale development these planning initiatives can 
continue to be resolved within the community. 
 
We did not receive direction regarding detailed 'Namgis community planning goals nor framework. 
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Tax-Free sales and movement of goods 
 
As noted above the Reserve tax-free status is very important to the financial health of the 
community and that transfer of goods to and from the Band lands would have to conform to tax-free 
requirements in order to retain this advantage.  The details of these requirements were not clear to 
the community representatives with whom we spoke, and there was a general understanding that 
this issue should be pursued immediately in order to help guide the planning process. 
 
Ownership of Front Street alongside 'Namgis Reserve Lands 
 
We were told by a community member that the right of way of Front Street is currently a provincial 
highway, and maintenance is the responsibility of the province; if the required repairs to the 
roadway are completed, the Band intends to acquire the lands as integral Reserve lands.  This may 
prove important regarding movement of goods between open seas and Reserve Lands in relation to 
tax-free interpretation. 
 
Fishery - History over the past two decades 
 
The commercial fishery was severely restricted by the Federal Government two decades ago; fishers' 
licenses were purchased by the government; and fishers received assistance in job-training outside 
the commercial fishery.  Though this may be common knowledge within the community, we were 
able to learn more about this through a personal conversation with one of the displaced fishers in 
the community who is now re-starting his career as a commercial fisherman. 
 
We were told that the natural fishery has grown over the past two decades, and that there is once 
again optimism about the strength of the natural fishery and about the possible re-emergence of a 
viable commercial fishery in the area. 
 
This is important for understanding that the now nearly vacant 'Namgis Harbour may begin to see a 
new life as a viable multi-faceted harbour.  And this knowledge and optimism is an important 
ingredient for supporting and fostering investment and construction. 
 
Fee- simple Title alongside 'Namgis lands 
 
There are several properties along the east side of Front Street in the vicinity of the Net Loft which 
are not First Nation Lands - and which are owned Fee-simple title. Some of these lands are leased 
public lands, and several are strictly privately held.  This issue may prove to be important in relation 
to the tax-free status for goods moved between First Nation lands and the public domain. 
 
Upland / Land-side Business Development 
 
There has been an upswing of economic activity in the Village of Alert Bay over the past few years, 
and local entrepreneurs would like to participate in the regeneration of Cormorant Island as an 
active and vibrant community.  Local business people are investing in purchases and improvements 
to under-used assets, and several of them expressed interest in participating in community-wide 
efforts to encourage this growing momentum. 
 
Further, members of the 'Namgis Band expressed hope that initiatives be facilitated through small-
scale business development assistance, and possible development of small rental and business 
support services. 
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A Working Harbour 
 
Though most of the discussions regarding harbour planning design and improvements concentrated 
on the fishery, on tax status, and on fuel and ice for tourists and fishers, we received a number of 
comments in support of a "true working harbour" - a place where materials are exchanged and held, 
a place where machines are repaired, and a place where the fishery is an active and bustling 
enterprise. 
 
Such a working harbour includes some elements that are not "pretty", and the rough-and-tumble of 
a working environment must sit within a community in ways that are acceptable to everyone.  When 
this was discussed, there was clear support put forth for this kind of vitality and activity, and 
acceptance of this working character for the island. 
 
Carvers' Shed 
 
Carving is an important tradition of the 'Namgis community, and there are a number of active and 
accomplished carvers in the community.  They are currently working out of a shelter north of 
U'mista Cultural Centre in less-than-ideal circumstances.  We heard a number of comments, from 
both communities, confirming that a better place to work for these carvers would benefit everyone.  
The area west of U'mista was mentioned several times as an ideal location for such a development. 
 
Cultural Continuity 
 
The Chief of the 'Namgis made a powerful plea to remember the importance of cultural memory as 
integral to any planning to be carried out.  Planning should make use of the teachings and 
traditional skills wherever possible. This would lead to social and individual benefits for all, as the 
community builds its future through dialogue, commemoration, discovery and consensus. 
 
IV. Moving Forward 
 
Extensive reporting and consultation work completed over the past few years has helped to clarify 
possible development directions for the community.  Further, the detailed discussion and learning 
accomplished during our visits provides broader insight and knowledge.  At the same time, there 
remain many different and sometimes contradictory views regarding what should happen, and 
regarding where physical intervention should be completed. 
 
Moving from local knowledge to consensus-based planning solutions requires the kind of 
information we have been able to gain from reports, policies and discussions with community 
members.   It is important to understand that this information does not provide answers, rather, it 
provides the basis for active discovery, conceptualization, proposition, testing and refinement.  


