
Gabriola Island Local Trust Committee
Regular Meeting Agenda

 

 

Date: September 10, 2015
Time: 10:15 am
Location: Gabriola Island Agricultural Hall

465 South Road, Gabriola Island, BC

Pages

1. CALL TO ORDER 10:15 AM - 10:20 AM

2. APPROVAL OF AGENDA

3. TOWN HALL AND QUESTIONS 10:20 AM - 10:30 AM

4. COMMUNITY INFORMATION MEETING - none

5. PUBLIC HEARING - none

6. MINUTES 10:30 AM - 10:35 AM

6.1 Local Trust Committee Minutes dated July 23, 2015 – for adoption 4 - 13

6.2 Section 26 Resolutions-without-meeting - none

6.3 Advisory Planning Commission Minutes - none

6.4 Mudge Island Advisory Planning Commission Minutes - none

6.5 Agricultural Advisory Commission Minutes - none

6.6 Transportation Advisory Planning Commission Minutes - none

7. BUSINESS ARISING FROM MINUTES 10:35 AM - 11:00 AM

7.1 Follow-up Action List dated September 1, 2015 14 - 16

7.2 Pacific Pilotage Authority Anchorage Proposal - update from Trustee Nicholas

8. DELEGATIONS 11:00 AM - 11:30 AM

8.1 Village Vision regarding Affordable Housing Review
8.1.1 Submission - Village Vision 17 - 19

8.2 Group of Gabriola Residents regarding Affordable Housing
8.2.1 Submission - Group of Gabriola Residents 20 - 22
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9. CORRESPONDENCE - none

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

10. APPLICATIONS AND REFERRALS - none

11. BREAK 11:30 AM - 12:00 PM

12. LOCAL TRUST COMMITTEE PROJECTS 12:00 PM - 1:45 PM

12.1 Medical Marihuana Production Facility Bylaw Amendments
12.1.1 Staff Report and Draft Bylaw dated August 31, 2015 23 - 34

12.2 Affordable Housing Strategies for Gabriola Island
12.2.1 Memorandum dated July 14, 2015 35 - 132

12.3 Roadside Signage on Gabriola Island
12.3.1 Staff Report dated August 31, 2015 133 - 153

12.4 Dog Sitting Regulations
12.4.1 Memorandum dated September 1, 2015 154 - 155

13. REPORTS 1:45 PM - 2:00 PM

13.1 Work Program Reports
13.1.1 Top Priorities Report dated September 1, 2015 156 - 156
13.1.2 Projects List Report dated September 1, 2015 157 - 158

13.2 Applications Report dated September 1, 2015 159 - 161

13.3 Trustee and Local Expense Report dated August, 2015 162 - 162

13.4 Adopted Policies and Standing Resolutions 163 - 163

13.5 Local Trust Committee Webpage

13.6 Chair's Report

13.7 Trustee Reports

13.8 Electoral Area Director's Report

13.9 Trust Fund Board Report - August 2015 164 - 164

14. NEW BUSINESS

15. UPCOMING MEETINGS

15.1 Next Regular Meeting Scheduled for Thursday, October 22, 2015 at 10:15 am
at The Women's Institute Hall, 476 South Road, Gabriola Island, BC

16. TOWN HALL 2:00 PM - 2:15 PM
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17. CLOSED MEETING - none

18. ADJOURNMENT 2:15 PM - 2:15 PM

Community Stewardship Award Presentation and Celebration to begin at 2:30 pm.
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Gabriola Island DRAFT 1 
Local Trust Committee Minutes 
July 23, 2015 

 

Gabriola Island Local Trust Committee 

Minutes of Regular Meeting 
 

Date: 

Location: 

July 23, 2015 

Sea Fern Lane Community Park 

1103 Sea Fern Lane 

Mudge Island 

 

 

Members Present Laura Busheikin, Chair 

Melanie Mamoser, Local Trustee 

Heather Nicholas, Local Trustee 

 

Staff Present Aleksandra Brzozowski, Acting Regional Planning Manager 

Teresa Rittemann, Planner 1 

Julianne Kucheran, Student Planner 

Jessie Sherk, Recorder 

 
1. CALL TO ORDER 

Chair Busheikin called the meeting to order at 10:15 am.  She acknowledged that the 
meeting was being held in the traditional territory of the Coast Salish First Nations.  Staff 
and Trustees were introduced.  Trustee Mamoser thanked the Mudge Islanders for 
coming to the meeting and noted that it is her hope that this becomes an annual meeting 
on Mudge.  

 
2. APPROVAL OF AGENDA 

The following additions to the agenda were presented for consideration: 
12.1 Email from Linnet Kartar dated July 22, 2015  
14.6 Email from Jim Ramsay dated July 22, 2015  
15.2 Discussion – Suggestions for Future Mudge Island Meetings  
 
By general consent the agenda was approved as amended. 

 
3. TOWN HALL AND QUESTIONS 

Jess Anderson spoke to the Local Trust Committee (LTC) about siting and setbacks. 
He stated that in previous years the Regional District of Nanaimo (RDN) had 
implemented an incentive program for rainwater cisterns. It was suggested by trustees 
that cisterns not roofed over would be exempt from the setbacks; however, that is not 
addressed anywhere in the bylaw. Mr. Anderson asked for some clarification, as he 
would like to install a cistern and is currently unable to do that according to the bylaw. 
Acting Planning Manager (ARPM) Brzozowski noted that this is likely on the 
housekeeping list of things to look into and that it would be flagged for the next time they 
look at the Mudge Island Bylaw.  
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Joaquim Da Fonseca spoke to the committee regarding erosion. He stated that he 
believes it is a very big problem and that something needs to be done. He also noted 
that Islands Trust had criticized him in the past because he put in a small wall on his 
property. He then discussed the travelling of log booms noting that this is also a 
problem. Chair Busheikin agreed that erosion is an issue that is discussed on all the 
islands. ARPM Brzozowski noted that Mr. Da Fonseca has made a variance application 
and that it is in process right now. 

 
Art Blundell stated that in the past there was a warden doing patrols of Mudge and 
other islands in the area during the fire season; however, that person was not hired this 
year even though they serve a very important role in the prevention of fires. He asked 
the committee if Islands Trust could play a role in advocating for that role. 

 
By general consent, New Business item 14.7 Forest Service Advocacy was added to 
the agenda. 

 
4. COMMUNITY INFORMATION MEETING 

None. 
 
5. PUBLIC HEARING  

None. 

 
6. MINUTES 

6.1. Local Trust Committee Minutes Dated June 11, 2015 – for adoption 
 

By general consent the minutes were adopted as presented. 
 

6.2. Section 26 Resolutions-without-meeting 

None. 
 

6.3. Advisory Planning Commission Minutes  

None. 
 

6.4 Mudge Island Advisory Planning Commission Minutes 

None. 
 
 6.5 Agricultural Advisory Commission Minutes 

None. 
 

6.6 Transportation Advisory Planning Commission Minutes 

None. 
 
7. BUSINESS ARISING FROM MINUTES 

7.1. Follow-up Action List Dated July 15, 2015 

Staff and trustees discussed the Follow-up Action List. 
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GB-2015-078 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee add discussion of the allowable 
uses of the Descanso Bay dock to the agenda for the upcoming Regional District 
of Nanaimo meeting. 
 

CARRIED 
 

ARPM Brzozowski noted that they have hired a new Regional Planning Manager 
for the Northern Office. Ann Kjerulf will be starting in September. Discussion 
ensued. 

 
7.2. Phase 2 Local Trust Committee Input into Development of the Islands Trust 

Strategic Plan for 2014-2018 
 

7.2.1 Memorandum dated July 3, 2015 
 

Staff and trustees discussed the memorandum at length. Chair Busheikin 
shared her experiences from other Local Trust Committees. 

 
GB-2015-079 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee confirm our previous 
submission to the Draft Strategic Plan. 

CARRIED 
GB-2015-080 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee request that staff respond 
to our previous submission by stating where on the Draft Strategic Plan 
those items have been included. 

CARRIED 
GB-2015-081 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee request Acting Regional 
Planning Manager, Brzozowski to complete Attachment 3, based on the 
Local Trust Committee’s work program and forward it to the Chief 
Administrative Officer by August 7. 

CARRIED 
 

7.3 Agricultural Land Reserve Regulatory Amendments regarding Production 
of Medical Marihuana 

 
7.3.1 Staff Report dated July 8, 2015 

 
ARPM Brzozowski summarized the staff report. The LTC has been given 
until July 28, 2015 to indicate to the Ministry of Agriculture an intended 
completion date. The staff report and project charter was reviewed and 
discussed. 

 

6



DRAFT 

Gabriola Island DRAFT 4 
Local Trust Committee Minutes 
July 23, 2015 

GB-2015-082 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee endorse the project 
charter. 

CARRIED 
 

GB-2015-083 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee request staff to prepare a 
draft amendment bylaw concerning bylaw provisions in current Bylaw No. 
177 regarding Medical Marihuana Production Facilities in the Agricultural 
Land Reserve. 
 

CARRIED 
 

7.4 Crown Referral on Lease Amendment for Stony Ridge Aggregate 
 

7.4.1 Memorandum dated July 14, 2015 
 

ARPM Brzozowski summarized the memorandum. Discussion ensued 
amongst staff and trustees. 

 
GB-2015-084 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee request staff to draft a 
letter to the Ministry of Energy and Mines commending them for 
committing to public consultation on the Stony Ridge application asking 
for clarification of the impact of said consultation on the application and 
expressing appreciation to the Ministry on being willing to work with the 
community on the hours of operation.  

CARRIED 
 

GB-2015-085 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee request staff to clarify 
whether the Freedom Of Information package can be shared with the 
public and, if so, write a summary memo of the pertinent information 
found in the records stemming from the Freedom Of Information Act 
request for the Stony Ridge Aggregate project.  

CARRIED 
 

8. DELEGATIONS 

None. 
 
9. CORRESPONDENCE 

(Correspondence received concerning current applications or projects is posted to the 
LTC webpage) 
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9.1 Email dated June 26, 2015 from Donna Kydd regarding Flight Paths 

Trustee Nicholas stated that she found the website www.floatplaneoperators.org 
which is an industry group that represents all of the float plane operators and 
organizations in BC and presents themselves as committing to defining best 
practices and cultivating a good safety record. She noted that they seem like the 
appropriate body to raise these concerns with. Discussion ensued. Trustee 
Mamoser will follow up with other LTCs about this issue and connect the email 
author with the appropriate people. 

 
9.2 Email dated July 6, 2015 from Neil and Lillian Varcoe 

It was noted that there was not a clear request in the email and that it is an 
expression of frustration. It was also noted that the Valdez Island Quarry falls 
within the Thetis Island Local Trust Area and that they are working on the issue. 
Discussion ensued. 

 
10. APPLICATIONS AND REFERRALS 

None. 
 
11. BREAK 
 

Chair Busheikin recessed the meeting at 11:40 am for a break, and reconvened at 12:07 
pm. 

 
GB-2015-086 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee request staff to relay community concern 
regarding the Valdez Island Stone Quarry to the Thetis Island Local Trust Committee 
and request the Thetis Island Local Trust Committee to relay back to Gabriola Island 
planning staff any updates on the progress of this application. 

CARRIED 
 
12. LOCAL TRUST COMMITTEE PROJECTS 
 

12.1 Promoting Affordable Housing on Gabriola Island 
 

12.1.1 Memorandum dated July 14, 2015 
 

The correspondence from Linnet Kartar and the memorandum were 
briefly discussed.  Trustee Nicholas stated that she supports the request 
in the email to defer the discussion of promoting affordable housing on 
Gabriola until the LTC next meets on Gabriola Island.  

 
GB-2015-087 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee postpone this topic until 
the next regular meeting on September 10, 2015 on Gabriola Island. 
 

CARRIED 
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Student Planner Kucheran was commended for her work on the staff 
report. Some suggestions for changes to the formatting were discussed. 
Planner Kucheran committed to summarizing the strategies in a table to 
add as an addendum to the memorandum.  

 
13. REPORTS 
 

13.1 Work Program Reports 
 

13.1.1 Top Priorities Report dated July 15, 2015 
 

ARPM Brzozowski summarized the Top Priorities report. She noted that 
one of the three items on the list would need to be removed for a short 
period of time to add the Medical Marihuana project discussed earlier. 
Discussion ensued.  

 
GB-2015-088 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee request staff to add 
Medical Marihuana Bylaw Compliance as a fourth project in the top 
priorities list and reassign the responsibility for the Review of Affordable 
Housing Strategies to Trustee Mamoser and Trustee Nicholas. 
 

CARRIED 
 

13.1.2 Projects List Report July 15, 2015 
 

There were no questions or comments regarding the Projects List. 
 

13.2 Applications Report July 15, 2015 
 

There were no questions or comments regarding the Applications Report. 
 

13.3 Trustee and Local Expense Report dated June, 2015 
 

Reviewed for information. 
 

13.4 Adopted Policies and Standing Resolutions 
 

Reviewed for information. 
 

13.5 Local Trust Committee Webpage 
 

ARPM Brzozowski was thanked for getting the Trustee Report up on the website. 
 

13.6 Chair's Report 
 

Chair Busheikin reported on the Executive Committee meeting last week noting 
that they have been busy planning for next Trust Council on Bowen Island in 
September. She encouraged the trustees to promote the public consultation 
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regarding the Trust Council Draft Strategic Plan. August 10, 2015 is the deadline 
for public submissions.  
 

13.7 Trustee Reports 
 

Trustee Nicholas reported on the following: 

 Trust Council meeting on Galiano Island in June 2015;  

 The Gabriola winners and nominees for the Community Stewardship 
Awards; 

 Pacific Pilotage Anchorage proposal; and, 

 Emergency preparedness. 
 

Trustee Mamoser reported on the following: 

 Islands Trust Community Stewardship Awards; 

 June Trust Council meeting; and, 

 Her experience organizing the meeting on Mudge Island. She thanked all 
the Mudge Islanders who helped make it happen. 

 
A full trustee report for both trustees has been posted on the Islands Trust 
Website. 

 
Chair Busheikin thanked Trustee Mamoser for organizing the meeting on Mudge 
and also thanked Trustee Nicholas for her work on the anchorage issue.  

 
13.8 Electoral Area Director's Report 

None. 
 

13.9 Trust Fund Board Report 

None. 
 
14. NEW BUSINESS 
 

14.1 LTC Budget Request for 2016-2017 
 

14.1.1 Memorandum dated June 30, 2015 
 

ARPM Brzozowski summarized the memorandum. Discussion ensued. 
 

GB-2015-089 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee approve and forward the 
Draft 2016-2017 LTC Project Budget Submission to the Financial 
Planning Committee as presented. 

CARRIED 
 

14.2 Proposed Anchorages off Gabriola Island 
 

14.2.1 Memorandum dated July 8, 2015 
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Staff and trustees reviewed the memorandum and discussed the Pacific 
Pilotage Authority (PPA) anchorage proposal. It was noted that the 
Islands Trust has no zoning authority in this situation; however, Trustee 
Nicholas is committed to staying involved with this as an individual and as 
a trustee. The importance of advocacy was discussed 
 
GB-2015-090 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee receive Trustee Nicholas’ 
summary document containing a compilation of community concerns 
regarding the Pacific Pilotage Authority anchorage proposal. 

CARRIED 
 

14.3 Recognition of Stewardship Award Winners - for discussion 
 

Discussion ensued. 
 

GB-2015-091 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee authorize a budget for cake and 
refreshments of up to $200 for the Community Stewardship Awards presentation 
and invite the recipients to a celebration to be held at the end of the September 
10, 2015 Local Trust Committee meeting.  

CARRIED 
 

It was noted that the trustees would organize the celebration. 
 

14.4 First Nations Relations - Invitation to Chief John Wesley (Snuneymuxw) - 
for discussion 

 
Discussion ensued. 

 
GB-2015-092 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee send an invitation to Chief 
Wesley to attend the Stewardship Award celebration at the September Local 
Trust Committee meeting. 

CARRIED 
 

14.5 Update on Bridge Feasibility Study 
 

14.5.1 Memorandum dated July 14, 2015 
 

ARPM Brzozowski summarized the memorandum. She stated that she 
has spoken to the Ministry of Transportation and Infrastructure (MoTI) 
and they informed her that the study is not yet complete. She also noted 
that MoTI staff wanted to convey that the results of this study are only 
taking into account technical feasibility. 

 
14.6 Email from Jim Ramsay dated July 22, 2015 
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Staff and trustees discussed the email that outlined the Ferry Advisory 
Committee’s (FAC) concerns regarding traffic and parking issues at the Gabriola 
ferry terminal.  

 
GB-2015-093 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee issue a letter of support for the 
Ferry Advisory Committee’s request for a detailed study by the Ministry of 
Transportation and Infrastructure on specific traffic and safety issues at the ferry 
location. 
 

CARRIED 
 

14.7 Forest Service Advocacy 
 

Discussion ensued.  
 

GB-2015-094 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee request the chair to send a letter 
to the forest service advocating for the reinstatement of a fire warden position for 
the mid-island and south island.  

CARRIED 
 

GB-2015-095 
It was MOVED and SECONDED, 
that the Gabriola Island Local Trust Committee request the Executive Committee 
to add to their upcoming agenda discussion of the implications of the cut backs in 
fire protection in the Gabriola Island Local Trust Area, Thetis Island Local Trust 
Area and surrounding areas, and consider possible advocacy.  

CARRIED 
 
15. UPCOMING MEETINGS 
 

15.1 Next Regular Meeting Scheduled for Thursday, September 10, 2015 at The 
Woman's Institute, 476 South Road, Gabriola Island, BC 

 
15.2 Suggestions for Future Mudge Island meetings 

 
Staff, trustees and Mudge Islanders discussed the following: 

 That unofficial parks have better access, should explore getting permits for 
parks that are in MoTI rights-of-way; 

 Explore ways to make the meeting more accessible for Gabriolans; and 

 Budget and transportation costs. 
 
16. TOWN HALL 
 

Jess Anderson noted that there is a public access area in another location that could 
be an option for future meetings. He and his neighbour could make that possible.  There 
would also be washroom facilities available nearby for that option. 
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A member of the public commented on the bridge feasibility study. She stated that it is 
important for MoTI to understand that their lack of communication leads to distrust and 
speculation and it would be helpful if Islands Trust could communicate that back to the 
Ministry. 

 
17. CLOSED MEETING 
 
 None. 
 
18. ADJOURNMENT 
 

The meeting was adjourned at 2:05 pm 
 
 
 
________________________ 
Laura Busheikin, Chair 
 
Certified Correct: 
 
 
_________________________ 
Jessie Sherk, Recorder 
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 Print Date: Sep-01-2015

Follow Up Action Report w/ Target Date

Gabriola Island
Feb-26-2015

No. Activity Responsibility Target Date Status
1 LTC requests staff to advertise for membership in a

Board of Variance appointed jointly with other LTC's
in the Northern Region.

Lisa Webster-Gibson Jun-30-2015 On Going 

May-07-2015

No. Activity Responsibility Target Date Status
1 Housekeeping amendments project:

Bylaw 278 given third reading, forward to EC and
Minister for approval

Bylaw 279 given third reading as revised , forward to
EC for approval 

Becky McErlean 
Lisa Webster-Gibson 

Jun-11-2015 On Going 

1 Staff to further discussion regarding zoning of Coats
Marsh Regional Park with The Nature Trust of BC and
the Regional District of Nanaimo, encouraging them
to request approval from the Ecological Gifts
Program for the change in zoning from Resource to
Parks 1, that was removed from bylaws 271 and 272
prior to their adoption.

Aleksandra Brzozowski Jun-11-2015 On Going 

1 Staff to schedule a meeting with Snuneymuxw First
Nation as per our protocol agreement.

Update: staffing changes at SFN as of early July. 

Aleksandra Brzozowski Jun-11-2015 On Going 

Jun-11-2015

No. Activity Responsibility Target Date Status

Page 1 of 314



1 Refer to the Transportation Advisory Commission,
seeking advice on whether the LTC should support
the proposed widening of Eastholm Road above the
ferry terminal. 

Update: Staff requires information in writing for
referral. 

Aleksandra Brzozowski 
Penny Hawley 

Jun-25-2015 On Going 

1 Prepare issue summary and survey about dog sitting
(to be reviewed for feedback by the LTC) to distribute
to the public via online methods and hard copy at the
Northern Office. 

Prepare <400 word article for the Sounder on the
topic to advertise the survey. 

Aleksandra Brzozowski Jul-23-2015 Done 

1 Respond to the media's request to attend the RDN -
Islands Trust annual meeting in the fall. 

Aleksandra Brzozowski Jul-24-2015 On Going 

Jul-23-2015

No. Activity Responsibility Target Date Status
1 Staff to relay community concerns re: Valdes island

stone quarry, and request the Thetis LTC to keep GB
planning staff apprised of any updates on the
progress of this application. 

Aleksandra Brzozowski 
Marnie Eggen 

Aug-04-2015 Done 

1 Write letter (for Chair's signature) to Ministry of
Energy and Mines confirming commitment to public
consultation on the Stoney Ridge application. Also,
to inquire on the impact of public consultation in
mining applications. 

Aleksandra Brzozowski Aug-05-2015 Done 

1 Reply to Linda Adams confirming strategic plan
input, and request staff to report back on where
points have been included. 

Aleksandra Brzozowski Aug-07-2015 Done 

1 Write letter for Chair's signature regarding Mid- and
Southern Islands without fire protection not having a
Fire Warden this summer. Consider sending onwards
to the EC for Aug 5 agenda. 
Update: A memorandum was sent to Executive
Committee on August 5. EC committed to provide
Trust Area Services staff time to follow up for all
LTAs in lieu of LTC-specific letters. 

Aleksandra Brzozowski Aug-14-2015 Done 

1 Relay to THLTC community concerns about the
Valdes Island quarry operation, and request that
THLTC apprise GBLTC of any updates regarding the
progress of this application. 

Aleksandra Brzozowski Aug-14-2015 Done 
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1 Write letter for Chair's signature in support of the
FAC's request to MOTI to conduct traffic safety
review of pedestrian issues at the Descanso Ferry
Terminal. 

Aleksandra Brzozowski 
Heather Nicholas 

Sep-10-2015 Done 

1 Trustees to coordinate 2015 Stewardship Awards
presentation at Sept 10 LTC meeting. 

Melanie Mamoser 
Heather Nicholas 

Sep-10-2015 Done 

1 Staff to clarify whether FOI information requested by
local government can be shared with public upon
request. 

Staff to write summary of FOI request. 

Update: FOI information cannot be shared with the
public. 

Aleksandra Brzozowski Sep-10-2015 Done 

1 Draft bylaw amendment to Bylaw No. 177 to become
consistent with the new bylaw standards for MMPFs
in the ALR. 

Aleksandra Brzozowski Sep-10-2015 Done 

1 LTC to review on Sept 10 topic list for RDN-IT
annual meeting. 

Aleksandra Brzozowski Sep-10-2015 On Going 
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Village Vision response to the Gabriola LTC review of Affordable Housing Strategies 

Village Vision is a community-led initiative dedicated to exploring the evolution of the “Village” area of 

Gabriola by engaging with the public in a series of community meetings.   Community Village Vision 

workshops were held in September 2014 and February and May 2015, and a fourth workshop is 

scheduled for early October 2015.  Other community meetings have also been held, and the results of all 

of the consultations are summarized at www.villagevision.ca.  (The Village Vision collective has yet to 

define the limits of the Village, but for the purposes of this document we have outlined it on the basis of 

an 800 m walking distance (10 to 15 minutes) from the Lockinvar/North intersection, as illustrated 

below.) 

 

The issue of housing within the village was the main topic of the 3rd Village Vision workshop (May 2015) 

and was a significant theme of the 2nd workshop (February 2015, Land Use and Zoning).  Housing will 

almost certainly be discussed at the 4th workshop (October 2015), which will have a focus on water 

supply and the disposition of waste water. 

The objective of this paper is to summarize the community feedback that Village Vision has received in 

the context of the main issues raised in the July 14th memorandum to the Gabriola LTC entitled Gabriola 

Affordable Housing Strategies Review1.  Although the theme of the memorandum is affordable 

                                                           
1
 Memo to the LTC from Julianne Kucheran, July 14, 2015 
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housing2 on Gabriola in general, much of the document is focussed on housing in the village area, and 

thus the outcomes of the Village Vision process are highly relevant to this discussion.  The LTC 

memorandum includes 12 main strategies regarding affordable housing.  All of those that are relevant to 

Village Vision are reviewed here. 

Communication 

Strategy 1 refers to increasing public awareness of the potential for secondary suites within AG zoning, 

and while this has only limited application in the Village area, we are strongly supportive of any effort to 

increase public awareness of options around provision of housing that is affordable.  The majority of our 

workshop attendees have also expressed willingness to allow secondary suites and cottages on lots 

within the defined village core area, but are also concerned that any increases are consistent with a 

sustainable ecological footprint. 

Strategy 2 is about emphasizing the community benefits of affordable housing, and this is clearly 

supported by the majority of Gabriolans who have attended the Village Vision workshops.  We have 

been reminded of the acute housing shortage for those engaged in relatively low-income employment 

on Gabriola and of the economic implications of this shortage.  We have also been made aware of the 

extremely tight rental housing market on Gabriola and of the community benefits of combining a mix of 

generations and both rental and ownership options. 

Support for community initiatives 

Strategies 3 and 4 promote the benefits of supporting existing community initiatives such as the 

Gabriola Affordable Housing Society and Village Vision.  We agree, of course, that these types of 

volunteer initiatives, which are the lifeblood of rural communities everywhere, need to be encouraged.  

We also hope that genuine efforts will be made, by all levels of government to facilitate and implement 

proposals that are based on a broad community consensus. 

Reduce application and permit fees 

In strategy 7 it is suggested that the LTC should consider reducing application and permit fees for 

affordable housing initiatives.  This is strongly supported by Gabriolans who have attended our 

workshops, as there have been numerous discussions around the significant costs of creating new 

housing options.  There have been suggestions that a non-profit development corporation may be the 

best way to create more housing in the Village, and any such entity would benefit from reduced fees. 

Amendments to the OCP and the LUB 

The remaining strategies (8 to 12) relate to potential changes to the OCP and the LUB that would enable 

more affordable housing to be created on Gabriola, including (8) densification, (9) housing agreements 

and amenity zoning, (10) housing diversification, (11) secondary suites, and (12) decreasing minimum lot 

                                                           
2
In this document, the term “affordable housing” is used in the broad sense of housing that is accessible to anyone 

with limited means, as opposed to the strict sense, which is defined by household income and involves subsidy. 
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size for cottages and secondary suites.  Although we are aware that there are voices within the Gabriola 

community that would oppose some of these types of changes, the strong consensus at our community 

workshops has been to favour liberalization of the LUB to allow the Village area to become a true 

village:  a place for people to live, work, shop, relax and access both private and public services.  Some of 

the points that have been made can be summarized as follows:  

 allow one-time creation of more residential densities for village core area, 

 encourage developments that include a mix of generations and both rental and ownership 

options, 

 focus efforts on the Lochinvar Triangle, Emcon lots, Folklife Village empty land, and parts of the 

Commons, in addition to current commercial space, 

 showcase sustainable practices (e.g., rainwater harvesting, solar energy, waste water handling) 

with a more integrated approach rather than each development on its own, 

 ensure that any increased density is constrained by ecological footprint, 

 allow additional mixed use (e.g., residential over retail), 

 encourage multi-family housing and massed housing broken up by courtyards, 

 consider co-housing and co-op ownership models, and 

 allow secondary suites and cottages on lots within the village core area.  

 

In all cases the carrying capacity of the land in question must be an important consideration. 

Summary 

In summary, Gabriolans who have attended the various Village Vision workshops and meetings have 

expressed strong support for most of the strategies outlined in the LTC memorandum on affordable 

housing.  Based on this feedback the Village Vision Planning Committee has no hesitation in supporting 

the LTC’s adoption of this document as a framework for moving forward towards a more vibrant and 

livable Village on Gabriola, a village that will be both environmentally and economically sustainable.  

Given the dual messages we have heard of increasing the supply of affordable housing in the village core 

and living within our ecological footprint we would strongly endorse any actions the Local Trust 

Committee could undertake, alone or in partnership with other government agencies, to develop tools 

to determine carrying capacity and strategies for encouraging sustainable development.   

 

The Village Vision Planning Committee 
August 21st, 2015 
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TO:  GABRIOLA ISLAND LOCAL TRUST COMMITTEE (LTC) 
 
FROM: GROUP OF GABRIOLA RESIDENTS  (Contact:  brenda@phcgabriola.org) 
  Brenda Fowler (Executive Director, People for a Healthy Community (PHC)) 
  Carol Hemrich (Volunteer, PHC) 
  Bill McCaugherty, Cindy McCaugherty (Directors, Gabriola Housing Society) 
  Linnet Kartar, Nancy Hetherington Peirce (Members, former Housing Task Force) 
    
DATE:  SEPTEMBER 1, 2015 
 
RE: GABRIOLA AFFORDABLE HOUSING STRATEGIES REVIEW  

(Julianne Kucheran, student planner, July 14, 2015; file GB-6500-20 Affordable Housing) 
 
 
1.  RECOMMENDATIONS 
 
RECOMMENDED TOP PRIORITY STRATEGIES     (Review, p.2-8) 
 
#1. Communicate Affordable Housing Provisions via Secondary Suites Bylaw in Agriculture Zones 

 
#11. Permit Secondary Suites in Residential Zones 

 
#12. Review the Required Minimum Lot Area for Accessory Cottages and/or Secondary Suites in 
Residential Areas 

 
#8. Explore Multi-Dwelling Housing Options and Densification in Specified Areas 

 
#9. Support Housing Diversity Through Housing Agreements and Amenity Zoning Provisions 

 
#5. Strong Relations with the Regional District of Nanaimo 
 
 
RECOMMENDED ACTION    (Review p.9) 
 
That the LTC “… move forward on certain strategies based on past support from the community …”  
 
2.  BACKGROUND 
At the request of some community members who have been involved with affordable housing on Gabriola 
Island for the past few years, the July 23, 2015 LTC Meeting postponed the agenda item #12.1 “Promoting 
Affordable Housing on Gabriola Island” until the September 10, 2015 LTC Meeting.  These community 
members wanted to offer a response to the LTC regarding the “Gabriola Affordable Housing Strategies 
Review”, and agreed to provide their response to the September 10, 2015 LTC meeting.   
 
3.  INFORMATION 
3.a.  Correction to the Gabriola Affordable Housing Review document 
Based on Housing Task Force records, in Strategy #3 the first and second paragraphs should read: 

“Based on the Gabriola Affordable Housing Strategy completed by PHC in September 2012, a plan 
was set up to create the Gabriola Housing Society (GHS), to apply for charitable status, and to 
establish a Board and Executive Director. Alongside these first steps, the society initiated a  
proposed vision, mission, a priority list, and an action plan complete with operating costs, and short 
and long term plans.  
 
While GHS was created in January 2013, there was a lack of funding and community support in 
subsequent years. Over 2013 to 2015, GHS lost traction, and was left to approach their initiatives 
with limited support. Although Brenda Fowler, the Executive Director of PHC indicated GHS is still up 
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 2 
and running, partnerships, support, and capacity would allow the society to flourish and be a 
driving force for affordable housing initiatives on the island. Since most of the leg-work for affordable 
housing is set up and mapped through GHS, it is pragmatic for the LTC to support GHS when 
possible.” 

 
3.b.  Gabriola Housing Society (GHS) 

 Current Board members are:  Pat Maloney (President), Kathryn Molloy (Vice-President), Cindy 
McCaugherty & Bill McCaugherty (co-Secretary/Treasurer) 

 Current membership:  10 

 Last Annual General Meeting:  November, 2014 

 Purposes of the GHS 
 “To operate a charitable Housing Society that will provide housing for a class of poor, needy, 

under privileged or low-income people, primarily residing on Gabriola Island. 
 To operate a charitable institution for the purpose of buying, constructing, providing, maintaining, 

managing, leasing, and owning one or more housing projects for:  
 Rental [of] shared housing projects for special needs people and senior citizens, and 

other elderly persons, 
 Affordable rental housing projects for individuals and families who have incomes 

below the defined poverty level, 
 Affordable controlled ownership opportunities, and 
 Opportunity for respite or hospice accommodation. 

 To receive, acquire and hold gifts, donations grants and bequests, in the form of cash, lands, 
properties or otherwise to be used solely in the furtherance of the objectives of the Society as 
stated above. 

 To work with other charitable organizations to coordinate, promote, plan and develop a 
comprehensive network of community services. 

 To receive grants from the Government of Canada, Province of British Columbia or any other 
agency or organization, and/or private or public donors and to apply and administer such grants 
for such purpose and, in such a manner as is consistent with the objectives of the Society. 

 To apply for all available low interest mortgages and loans required to fund specific projects. 
 To ensure that up to 20% of the accommodation is available for non-Gabriolan residents, should 

it be required. 
 To do all things as are incidental or conducive to the attainment of the above purposes on 

Gabriola Island. 
 

3.c.  Origin of the definition of Affordable Housing in the current Official Community Plan (OCP) 
Definition: 

“Multi-dwelling Affordable Housing shall only be permitted for: Special Needs residents living with 
physical and/or mental disabilities; Seniors 60 years of age or older; and Low-income families.  
 

Affordable housing means housing that costs no more than 30% of a household’s gross income 
applied to those households with incomes at or below 60% of the median household income for 
Gabriola Island (using Canada Census information).”      (OCP, Section 2.4)  

  
The Housing Task Force Submission of February 11, 2011 to the Local Trust Committee requested this new 
definition for Affordable Housing; there was no definition in the OCP at the time.  The reason for the 
requested definition was included in the Submission, as follows: 
 
 

o “A widely-used definition of affordable housing is that of the Canadian Mortgage and Housing 
Corporation:  “does not exceed 30% of a household’s gross income”.  The [Affordable Housing] 
definition of the Capital Regional District (CRD:  Victoria, BC and surrounding areas) adds a 
stipulation that “this measure applies to households of low to moderate income, usually those with 
incomes at 80% or below the median household incomes for the region”.  (Tool Kit, Appendix B, p.1) 
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 3 
o To apply the 30% amount to households of low to moderate income on Gabriola 

[specifically, low income], the appropriate percentage is 60% of the median household gross income 
(not the 80% of the CRD definition).”  

 
4.  CURRENT CONTEXT FOR THE RECOMMENDATIONS 
(Based on 2011 & 2006 census information)   

 The total population has not changed significantly in the past several years (though median age is 
older), nor has the number of permanent dwellings changed. 

 Compared to several years ago, however, there are now significantly less rental dwellings on the island, 
and there are significantly more households with only one adult. 

 See end of this document for details. 
 

5.  CRITERIA FOR THE RECOMMENDATIONS 

 Assume that “affordable housing” as used in the Strategies Review means “attainable housing” on 
Gabriola, rather than the specific OCP definition of “Affordable Housing”.  

 Focus on:  
o “Attainable housing” for Gabriolans with low to medium household incomes  

(less than the 2011 Census median of $48,000) 
  and, within attainable housing, on:  

o “Affordable Housing” (as defined in the OCP) for Gabriolans with low to moderate 
household incomes (less than $29,000, based on the 2011 Census). 

 

 Focus first on rental housing, then on purchased housing.   
  

 Focus on strategies that can be implemented without further amendments to the OCP and the Land 
Use Bylaw (LUB), and also on strategies that would need amendments to the OCP and LUB.  
 
 

______________________________________________________________________________________________ 
 
Details for #4 above 

 
TOPIC 

 
2011 CENSUS 

 
2006 CENSUS 

 

 Population of Gabriola Island (adults & children) 

 Median age  

 Permanent dwellings (households) 

- Own 

- Rent 

 Households with one adult 

 Households with two or more adults    

 
4,045 
57  
2,075 
   1,870 
      205 
1,165 
   910 

 
4,050 
52  
1,995 
    1,700 
      295 
   675 
1,320 

 

 Median annual income (before-tax) for all households 

-  Median for households with one adult 

- Median for households with two or more adults 

 Maximum “Affordable Housing” rent for Gabriola (using OCP definition) 

 
$48,100 
    $25,100 
    $67,300 

$720 / month 

 
$36,700 
     $16,200 
     $56,000 

$550 / month 

 
References:   
2011 Census:  Home (www12.statcan.gc.ca)> National Household Survey>Data Products, 2011>NHS Profile>Search 
results for “Nanaimo B” 
2006 Census: Home (www12.statcan.gc.ca)>Census>2006 Community Profiles>Search Results for “Nanaimo B” 
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Date: August 31, 2015 File No.: 6500-20 Medical 
Marihuana 
Production Facility 
Bylaw Standards 

To: Gabriola Island Local Trust Committee 
 For the meeting of September 10, 2015 
  

From: Aleksandra Brzozowski, Island Planner 
  

Re: Agricultural Land Reserve regulatory amendments regarding production of 
medical marihuana 

  
 
Supplemental Report 
 
The purpose of this supplemental report is to present a Draft Bylaw amending Gabriola Island 
Land Use Bylaw (Bylaw No. 177), with the aim to make the bylaw consistent with the BC 
Minister’s new Bylaw Standard for medical marihuana production facilities.  

 
Project Objectives 

 
The overall objective of this project is ensure all land use bylaws in the Local Trust Area are 
consistent with the BC Ministry of Agriculture Bylaw Standard for medical marihuana production 
facilities (MMPFs).  
 

Project Background 

 
In May 2015, the Islands Trust received a letter from the Ministry of Agriculture’s Deputy 
Minister advising local governments that their bylaws are required to be consistent with the new 
Bylaw Standard for MMPFs. The Deputy Minister of Agriculture has requested that local 
governments amend their bylaws by the early fall of 2015.  
 
A memorandum was presented to the LTC at its June 11, 2015 meeting advising the LTC of this 
issue. Staff subsequently reviewed the new Bylaw Standard, identified inconsistent regulations 
in the Gabriola LUB, and presented this information at the July 23, 2015 LTC meeting (Table 1).  
 
The Bylaw Standard offers possible bylaw standards for provisions regarding setbacks from 
schools, parks, and non-ALR residential uses. The LUB is currently silent on these types of 
setbacks. The LTC indicated at the July 23, 2015 LTC meeting that it did not wish to add such 
provisions to the LUB at this time. Please refer to the July 23, 2015 staff report to LTC for further 
information.  
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Table 1: Current Provisions for MMPFs on ALR land 

Subject  Provision in Bylaw Standard Provision in Gabriola Bylaw No. 177 Consistent / 
Inconsistent 

Minimum Lot 
Size 

No minimum lot size 4 hectare minimum lot size  
D.2.1.1.a) vi. 

Inconsistent 

Lot Coverage  35% lot coverage maximum 35% lot coverage maximum for buildings 
and structures in ALR 
D 2.1.3 b)  

Consistent 

Height 
Limitations  

15 metre maximum building 
height 

12 metre maximum building height for 
buildings used exclusively for agriculture.  
B 2.3.2  

The height restrictions may be exceeded 
for radio and television antennas, 
electrical service masts, chimneys, flag 
poles, lighting poles, lightning rods, boat 
launching cranes, farm silos, water towers, 
church spires and steeples, fire hall hose 
towers and electrical transmission towers. 
B.2.3.1  

Inconsistent – 
must be made 
consistent 
through one of 
the two current 
provisions.  

Building 
Setbacks  

15 to 30 metre maximum 
building setbacks from property 
lot lines for MMPFs 

30 metres (98.4 feet) from any lot line 
D.2.1.3 a. iii 

Consistent 

Setbacks 
from 
Watercourses  

30 metre maximum setback 
from any watercourse 

15 metre setback from any watercourse 
B 2.1.1 
 

Consistent 

Setbacks 
from Parks 
and Schools  

150 metre maximum setback 
from MMPFs to Parks and 
Schools 

None Consistent,  
the LTC may 
wish to add 
new setback 

Setbacks 
from non-ALR 
Residential 
Uses 

30 metre maximum setback 
from MMPFs to non-ALR 
Residential Uses with a buffer, 
or 60 metre maximum setback if 
a buffer is not employed. 

None Consistent,  
the LTC may 
wish to consider 
adding new 
setback 

 

 
Staff Comments  

 
The attached Draft Bylaw No. 280 (Attachment 1) addresses the two provisions that are 
inconsistent with the new Bylaw Standard. In addition to the Draft Bylaw, the Policy Directives 
Checklist has been reviewed by Staff to ensure compliance with the Islands Trust Policy 
Statement (Attachment 2). This standard checklist is presented to the LTC for confirmation at 
the time of First Reading.  
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Project Scope and Timeline  

The scope of the project and anticipated timeline are defined in the Project Charter endorsed at 
the July 23, 2015 LTC meeting. The project remains on schedule.   

The anticipated process for this matter follows the standard bylaw amendment process.  
 

 
Once the Draft Bylaw is given First Reading, it becomes a Proposed Bylaw and is to be referred 
out to relevant provincial and regional agencies, First Nations, and public comment.  

 
Resources and Roles 

The Project Charter lists human resources and roles for this project, and sets the budget for the 
project. Financial and staff resources currently allocated for this project are adequate at this 
time. 
 

Communications 

 
Because the Ministry of Agriculture is presenting a prescribed set of provisions with which the 
Gabriola LUB must comply, the depth and breadth of community input falls at “Inform” on the 
spectrum of public participation.  
 
Staff recommends that communications comprise a public notification and information provided 
on the Islands Trust website and one Community Information Meeting held immediately prior to 
Public Hearing.  
 

Project Charter 

The Project Charter does not require amendment or revision at this time. 
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Next Steps 

Next steps after First Reading are referral to the Regional District of Nanaimo Building 
Department, Agricultural Land Commission, Islands Trust Bylaw Enforcement Department and 
First Nations. 

 
Summary of Planning Recommendations 

 
This report outlines the required bylaw amendment changes required to provide consistency 
with the new Bylaw Standard for ALR land, as well as the required process to bring Bylaw No. 
177 into compliance with the new BC Minister Bylaw Standard.  

RECOMMENDATIONS: 

That the Gabriola Island Local Trust Committee: 

1. Give First Reading to Bylaw No. 280 cited as Gabriola Island Land Use Bylaw 177, 1999, 
Amendment No. 1, 2015. 

2. Refer proposed Bylaw No. 280 to the Agricultural Land Commission, Regional District of 
Nanaimo Building Department, Islands Trust Bylaw Enforcement Department, and the 
following First Nations: Snuneymuxw First Nation, Cowichan Tribes, Halalt First Nation, 
Hul’qumi’num Treaty Group, Lake Cowichan First Nation, Lyackson First Nation, 
Penelakut Tribe, Snaw’naw’as First Nation, Semiahmoo First Nation, Stz’uminus First 
Nation, and Te’Mexw Treaty Association. 

 
Prepared and Submitted by:  

 
 

Aleksandra Brzozowski 
  

August 31, 2015 
 
 Aleksandra Brzozowski 

Island Planner 
 Date 

Concurred in by: 

Ann Kjerulf 
 

September 1, 2015 
Ann Kjerulf, RPP, MCIP 

Regional Planning Manager 
 Date 

 
Attachments:  

1. Gabriola Draft Bylaw No. 280 
2. Policy Directives Checklist   
3. Project Charter, endorsed July 23, 2015  
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

BYLAW NO. 280 

 
 

A BYLAW TO AMEND GABRIOLA ISLAND LAND USE BYLAW, 1999

 
 
The Gabriola Island Local Trust Committee, being the Trust Committee having jurisdiction 
in respect of the Gabriola Island Local Trust Area under the Islands Trust Act, enacts as 
follows: 
 
1. Citation 

 
This bylaw may be cited for all purposes as “Gabriola Island Land Use Bylaw, 1999, 
Amendment No. 1, 2015”.  

 
2. Gabriola Island Local Trust Committee Bylaw No. 177, cited as “Gabriola Island Land 

Use Bylaw, 1999,” is amended as follows: 
 

2.1 Subsection B.2.3 – Height, Article B.2.3.2 is amended by adding a new clause as 
follows: 

 e) 15.0 metres (49 feet) for buildings in the Agricultural Land Reserve used 
exclusively for a Medical Marihuana Production Facility licenced under the 
Marihuana for Medical Purposes Regulation.  

 
2.2 Subsection D.2.1 – Agriculture (AG), Article D.2.1.1 – Permitted Uses, Clause a) 

– Permitted Principal Uses, Item vi, is amended by deleting the words “that are 
4.0 hectares (9.88 acres) or larger”. 

 
 

READ A FIRST TIME THIS ______ DAY OF _________ 20  
 
PUBLIC HEARING HELD THIS ______ DAY OF _________ 20  
 
READ A SECOND TIME THIS ______ DAY OF _________ 20  
 
READ A THIRD TIME THIS  ______ DAY OF _________ 20  
 
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS 
 
 ______ DAY OF _________ 20  
 
ADOPTED THIS ______ DAY OF _________  20  
 
 
 

            

Chair       Secretary 

 
 
 
 

 

DD RR AA FF TT   
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1 

  POLICY STATEMENT DIRECTIVES ONLY CHECK LIST  
 

Bylaw and File No: 280 (6500-20 Medical 

Marihuana Production Facility Bylaw Standards) 

PURPOSE  
To provide staff with the Directives Only Checklist to highlight issues addressed in staff reports and as a means to ensure Local Trust Committee 
address certain matters in their official community plans and regulatory bylaws and Island Municipalities address certain matters in their official 
community plans and to reference any relevant sections of the Policy Statement.  

 

POLICY STATEMENT  
The Policy Statement is comprised of several parts. Parts I and II outline the purpose, the Islands Trust object, and Council’s guiding 
principles. Parts III, IV and V contain the goals and policies relevant to ecosystem preservation and protection, stewardship of resources 
and sustainable communities.  
 
There are three different kinds of policies within the Policy Statement as follows:  

 Commitments of Trust Council which are statements about Council’s position or philosophy on various matters;  

 Recommendations of Council to other government agencies, non-government organizations, property owners, residents and 
visitors; and  

 Directive Policies which direct Local Trust Committees and Island Municipalities to address certain matters. 

 

DIRECTIVES ONLY CHECK LIST  
The Policy Statement Directives Only Checklist is based on the directive policies from the Policy Statement (Consolidated April 2003) 
which require Local Trust Committees to address certain matters in their official community plans and regulatory bylaws and Island 
Municipalities to address certain a matters in their official community plans in a way that implements the policy of Trust Council.  
 
Staff will use the Policy Statement Checklist (Directives Only) to review Local Trust Committee and Island Municipality bylaw amendment 
applications and proposals to ensure consistency with the Policy Statement. Staff will add the appropriate symbol to the table as follows: 

 if the bylaw is consistent with the policy from the Policy Statement, or  

 if the bylaw is inconsistent (contrary or at variance) with a policy from the Policy Statement, or  

 N/A if the policy is not applicable.   
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Part III   Policies for Ecosystem Preservation and Protection 

 
CONSISTENT NO. DIRECTIVE POLICY 

 3.1 Ecosystems  

N/A 3.1.3 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
identification and protection of the environmentally sensitive areas and significant natural sites, features and landforms in 
their planning area.  

N/A 3.1.4 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
planning, establishment, and maintenance of a network of protected areas that preserve the representative ecosystems of 
their planning area and maintain their ecological integrity. 

N/A 3.1.5 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
regulation of land use and development to restrict emissions to land, air and water to levels not harmful to humans or other 
species. 

 3.2 Forest Ecosystems 

N/A 3.2.2 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the protection of unfragmented forest ecosystems within their local planning areas from potentially adverse impacts of 
growth, development, and land-use. 

 3.3 Freshwater and Wetland Ecosystems and Riparian Zones 

N/A 3.3.2 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
means to prevent further loss or degradation of freshwater bodies or watercourses, wetlands and riparian zones and to 
protect aquatic wildlife. 

 3.4 Coastal and Marine Ecosystems 

N/A 3.4.4 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
protection of sensitive coastal areas. 

N/A 3.4.5 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
planning for and regulation of development in coastal regions to protect natural coastal processes. 

 

PART IV:  Policies for the Stewardship of Resources 
 

CONSISTENT        NO.  DIRECTIVE POLICY 

 4.1 Agricultural Land 

 4.1.4 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
identification and preservation of agricultural land for current and future use. 

 4.1.5 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
preservation, protection, and encouragement of farming, the sustainability of farming, and the relationship of farming to 
other land uses. 

 4.1.6 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
use of adjacent properties to minimize any adverse affects on agricultural land. 
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CONSISTENT        NO.  DIRECTIVE POLICY 

N/A 4.1.7 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
design of road systems and servicing corridors to avoid agricultural lands unless the need for roads outweighs agricultural 
considerations, in which case appropriate mitigation measures shall be required to derive a net benefit to agriculture 

 

N/A 
4.1.8 

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
land uses and activities that support the economic viability of farms without compromising the agriculture capability of 
agricultural land. 

N/A 4.1.9 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
use of Crown lands for agricultural leases. 

 4.2 Forests 

N/A 4.2.6  
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
need to protect the ecological integrity on a scale of forest stands and landscapes. 

N/A 4.2.7 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
retention of large land holdings and parcel sizes for sustainable forestry use, and the location and construction of roads, 
and utility and communication corridors to minimize the fragmentation of forests. 

N/A 4.2.8 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
designation of forest ecosystem reserves where no extraction will take place to ensure the preservation of native biological 
diversity. 

 4.3 Wildlife and Vegetation 

 4.4 Freshwater Resources 

N/A 4.4.2 

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
measures that ensure neither the density nor intensity of land use is increased in areas which are known to have a problem 
with the quality or quantity of the supply of freshwater, water quality is maintained, and existing, anticipated and seasonal 
demands for water are considered and allowed for. 

N/A 4.4.3 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
measures that ensure water use is not to the detriment of in-stream uses 

 4.5 Coastal Areas and Marine Shorelands 

N/A 4.5.8 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
needs and locations for marine dependent land uses. 

N/A 4.5.9 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
compatibility of the location, size and nature of marinas with the ecosystems and character of their local planning areas. 

N/A 4.5.10 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
location of buildings and structures so as to protect public access to, from and along the marine shoreline and minimize 
impacts on sensitive coastal environments. 

N/A 4.5.11 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
opportunities for the sharing of facilities such as docks, wharves, floats, jetties, boat houses, board walks and causeways. 

 4.6 Soils and Other Resources 

N/A 4.6.3 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the 
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protection of productive soils. 

 

PART V:  Policies for Sustainable Communities 

 
CONSISTENT  NO.  DIRECTIVE POLICY 

 5.1 Aesthetic Qualities 

N/A 5.1 3 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the protection of views, scenic areas and distinctive features contributing to the overall visual quality and scenic value of 
the Trust Area.  

 5.2 Growth and Development 

N/A 5.2.3 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
policies related to the aesthetic, environmental and social impacts of development. 

N/A 5.2.4 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
any potential growth rate and strategies for growth management that ensure that land use is compatible with preservation 
and protection of the environment, natural amenities, resources and community character. 

N/A 5.2.5 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
means for achieving efficient use of the land base without exceeding any density limits defined in their official community 
plans. 

N/A 5.2.6 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the identification of areas hazardous to development, including areas subject to flooding, erosion or slope instability, and 
strategies to direct development away from such hazards. 

 5.3 Transportation and Utilities 

N/A 5.3.4 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the development of a classification system of rural roadways, including scenic or heritage road designations, in 
recognition of the object of the Islands Trust. 

N/A 5.3.5 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the impacts of road location, design, construction and systems. 

N/A 5.3.6 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the designation of areas for the landing of emergency helicopters. 

N/A 5.3.7 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the development of land use patterns that encourage establishment of bicycle paths and other local and inter-community 
transportation systems that reduce dependency on private automobile use. 

 5.4 Disposal of Waste 

N/A 5.4.4 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the identification of acceptable locations for the disposal of solid waste. 
 

 
CONSISTENT  NO.  DIRECTIVE POLICY 
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 5.5 Recreation 

N/A 5.5.3 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the prohibition of destination gaming facilities such as casinos and commercial bingo halls. 

N/A 5.5.4 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the location and type of recreational facilities so as not to degrade environmentally sensitive areas, and the designation 
of locations for marinas, boat launches, docks and anchorages so as not to degrade sensitive marine or coastal areas. 

N/A 5.5.5 

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the identification of sites providing safe public access to beaches, the identification and designation of areas of 
recreational significance, and the designation of locations for community and public boat launches, docks and 
anchorages. 

N/A 5.5.6 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the identification and designation of areas for low impact recreational activities and discourage facilities and opportunities 
for high impact recreational activities. 

N/A 5.5.7 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the planning for bicycle, pedestrian and equestrian trail systems. 

 5.6 Cultural and Natural Heritage 

N/A 5.6.2 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the identification, protection, preservation and enhancement of local heritage. 

N/A 5.6.3 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
the preservation and protection of the heritage value and character of historic coastal settlement patterns and remains. 

 5.7 Economic Opportunities 

N/A 5.7.2 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
economic opportunities that are compatible with conservation of resources and protection of community character. 

 5.8 Health and Well-being 

 5.8.6 
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address 
their community’s current and projected housing requirements and the long-term needs for educational, institutional, 
community and health-related facilities and services, as well as the cultural and recreational facilities and services. 

 
POLICY STATEMENT COMPLIANCE 

 COMPLIANCE WITH TRUST POLICY 

 

NOT IN COMPLIANCE WITH TRUST POLICY for the following reasons: 

 

 
 

 
G:\LPS\Policy Statement\Policy Statement Directives Only Checklist Form.doc 
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Amendments re MMPFs in the ALR -  Project Charter  
Gabriola Local Trust Committee         Date: July 9, 2015 

Purpose The purpose of this project is to address a small number of inconsistencies between the 

Gabriola Island Land Use Bylaw (LUB) and the Ministry of Agriculture’s new Bylaw Standards regarding 

Medical Marihuana Production Facilities (MMPFs) in the Agricultural Land Reserve (ALR).  

Background In April 2014, changes to federal legislation regarding medical marihuana production 

facilities (MMPFs) triggered a response from a number of local governments. In the case of the Gabriola 

Island Local Trust Committee (LTC), the LTC adopted policies regarding MMPFs in Amendment Bylaw 275 

that reflected changes to agricultural policies. In May 2015, the Islands Trust received a letter from the 

Ministry of Agriculture’s Deputy Minister which advises local governments that their bylaws are required to 

be consistent with new just-released BC Minister’s Bylaw Standard for MMPFs.  

Objectives 
 To identify where the bylaw is 

inconsistent.  

 To adjust the bylaw provisions 

to become consistent.  

 To complete the bylaw 

amendment process as quickly 

as possible. 

In Scope 
 Minor amendments required by 

the Ministry of Agriculture 

 Minor amendments not 

expected to be controversial 

 Consultation with First Nations 

 Limited consultation with 

landowners 

Workplan Overview 

Deliverable/Milestone Date 

LTC confirms list of bylaw amendments to be drafted July 23, 2015 

Draft bylaw, consideration of first reading September 10, 2015 

Referral to First Nations, RDN, ALC, VIHA, and IT Bylaw Enforcement September—October, 2015 

Review of referral responses, consideration of scheduling public hearing October 22, 2015 

Public hearing, consideration of second and third readings November 26, 2015 

Submission to the Executive Committee for approval  December 2015  

Adoption of bylaw  January 2016 

Budget 

Budget Source: Special Projects (or option to 

use OCP/LUB review budget) 

Fiscal Item Cost 

2015/16 Public Hearing $1,500 

   

   

   

 Total $2,000 

Project Team  

Aleksandra Brzozowski, Island Planner Project Manager 

Ann Kjerulf, Regional Planning Manager Team member 

Barb Dashwood, GIS technician Mapping support 

Becky McErlean, A/ Legislative Clerk Clerk support 

  

A/ RPM Approval:  

Aleksandra Brzozowski 

Date: July 10, 2015 

LTC Endorsement:  

Resolution #: GB-2015-080 

Date: July 23, 2015 

Out of Scope 
 Public consultation 

 Amendments that require early 

public consultation 

 Amendments that require 

significant staff research 

34



 

Memorandum 
 

 
 

Memorandum Islands Trust Page 1 of 9 

 

Date: July 14, 2015 File Number: GB-6500-20 (Affordable 
Housing) 

To: Gabriola Island Local Trust Committee 
For the meeting of July 23 , 2015 
 

From: Julianne Kucheran, Student Planner 
 

CC: Aleksandra Brzozowski, Island Planner & Acting Regional Planning Manager 
 

Re:  Gabriola Affordable Housing Strategies Review 

 
OBJECTIVE 
 
The objective of this memo will be to explore ways in which the Gabriola Local Trust Committee (LTC) and the 
local community, including non-profit and community groups such as People for a Healthy Community (PHC) 
and Village Vision, can work together to move some of the proposed initiatives from the 2009, 2010 and 2012 
Affordable Housing reports forward. 
 
BACKGROUND 
 
Affordable housing has been researched, discussed and prioritized by Islands Trust (IT) and various local trust 
committees for over six years (Attachment 1). For Gabriola Island in particular, there has been an Affordable 
Housing Needs Assessment prepared (2009), an Affordable Housing Strategy written and adopted (2012), and 
Homelessness surveys completed (2014). Alongside these documents and initiatives, there is an Islands Trust-
wide Community Housing Tool Kit (2010) to draw from, an Islands Trust Affordable and Special Needs 
Housing Guide (2011) and various reports written for other islands (Housing Needs on Denman and Hornby, 
North Pender Island Affordable Housing Task Force Report, etc.).  
 
While affordable housing is seen as valuable by the LTC, the Islands Trust, and the Gabriola community, there 
has been a lull in activity around affordable housing over the past two years (2013-2015, see Attachment 1). 
Thus, it is timely to revisit tangible, realistic and attainable affordable housing strategies for Gabriola Island. 
The LTC has recently placed a review of affordable housing regulations in its top priorities list, and there has 
been considerable movement by community organizations and committees to hold visioning sessions to 
explore affordable housing initiatives. One recent workshop was hosted by the grassroots community group, 
Village Vision at the Haven on May 23, 2015 (http://www.villagevision.ca/meetings) and featured several 
presentations by local affordable housing advocates and experts, including Trustee Melanie Mamoser, John 
Peirce of Gabriola Island Chamber of Commerce, and Matt Thomson of M.Thomson Consulting.  
 
 
SCOPE OF STAFF ANALYSIS 
 
In all Affordable Housing reports consulted, there are suggested initiatives and strategies that are led by 
stakeholders and partners at the regional level and provincial level. While these strategies may offer a 
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multitude of options for affordable housing options on Gabriola, this report will focus on the strategies that may 
be implemented directly by the LTC. 
 
As JG Consulting Services state in their 2010 Islands Trust Community Housing Tool Kit, “Zoning bylaws are 
the most effective regulatory tools that Local Trust Committees can use to help create affordable housing” 
(p.22). Thus, several of the recommended strategies will involve examining Gabriola’s current Land Use Bylaw 
(LUB) and exploring what amendments may be possible to encourage affordable housing. Alongside the LUB 
amendments, Official Community Plan (OCP) changes, effective communications strategies, the creation of 
supportive partnerships, and relaxed fee structures will be considered. 
 
Once there is consensus on which affordable housing strategies the LTC would like to explore further and 
potentially pursue, staff will require direction from the LTC with regards to the prioritization and desired scope 
of the strategies. Following these steps, staff may begin to compose a draft project charter and write a more 
focused staff report for a future LTC meeting. 
 
 
AFFORDABLE HOUSING STRATEGIES FOR THE CONSIDERATION OF THE GABRIOLA LTC 
 
Please note that all strategies are summarized as Attachment 2 – Gabriola Affordable Housing Action Chart.  
 
Strategic Communication and Education Initiatives 

 
1. Communicate Affordable Housing Provisions via Secondary Suites bylaw in Agriculture Zones 
 
Earlier this year, the LTC adopted OCP and LUB amendments consistent with provincial regulations for 
Agricultural land, that enable single family dwellings on Agriculture (AG) zoned land to have a secondary suite. 
As noted in the BC Climate Action Toolkit (www.toolkit.bc.ca), secondary suites can be a valuable 
intensification solution in lower density neighbourhoods without negative impact on character. They also offer 
small, lower-priced housing options. Thus, the affordable housing benefits coming out of this bylaw 
amendment could be communicated in an impactful way, as many residents may not be aware of this new 
provision via the AG zone amendments. 
 
Planning staff is currently preparing communication materials on the recent Agricultural Policy changes to the 
OCP and LUB. As part of these general communciations materials, the LTC could direct staff to include on eof 
the following options: 

 Produce communication materials directed at single family dwelling owners in the AG zoned land 
about the recent changes, explaining how the rental of a secondary suite can contribute to the 
Affordable Housing Strategy.  

 Produce general communications (via Islands Trust website, Gabriola Sounder newspaper, 
Gabriola community/trustee social media, etc.) about how the community can reap benefits of 
Affordable Housing options through the newly passed Agricultural Policies. 

 
2. Reframe the Affordable Housing Message As a Collective Benefit 

 
PHC staff have suggested that a greater effort in communication and advocacy around affordable housing and 
the benefits for all could lead to a happier and healthier community on a collective scale. The support of the 
community at-large is needed to make many of the affordable housing initiatives a reality. 
 
Although the affordable housing definition in the Gabriola OCP is quite detailed about the parameters around 
who qualifies for affordable housing (i.e. “Affordable housing means housing that costs no more than 30% of a 
household’s gross income applied to those households with incomes at or below 60% of the median household 
income for Gabriola Island-using Canada Census information”), and is precise on the demographics who may 
benefit (i.e. “Multi-dwelling Affordable Housing shall only be permitted for: special Needs residents living with 
physical and / or mental disabilities; Seniors 60 years of age or older; and low income families”), it may be 
beneficial for the LTC to communicate how initiatives related to this strategy will indirectly make housing more 
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affordable for the community as a whole. This could lead to an increased collective morale around affordable 
housing initiatives. 
 
Examples of this communication strategy could be: 
• Showing how opportunities for affordable housing for all allows the community to be more diverse, 
 healthy, and allows more people the ability to thrive and be successful in their lives. 
• Providing examples within other Local Trust Areas or communities external to Islands Trust showing 

the collective benefits resulting from affordable housing. 
 
Obstacles and Considerations re: Strategic Communication and Education Initiatives 
 
There will always be those in the community who will oppose affordable housing actions or initiatives. They 
may stigmatize the type of people they think may live in affordable housing dwellings/developments, they may 
believe it will make the island too populated for its carrying capacity, or they may just not want to change the 
status quo.  
 
Brainstorming creative ways to communicate with all members of the community, putting forth the ideas of 
compassion and inclusivity when speaking of housing may make residents realize that a big part of the 
affordable housing strategy is advocating for marginalized citizens that may not have the voice or capacity to 
do so themselves. 
 
 
Support for Community-Led Initiatives 
 
3. Capacity Building for the Gabriola Affordable Housing Society  
 
Along with the Gabriola Affordable Housing Strategy completed by PHC in 2012, a Housing Task Force was 
created to advocate for and implement many of the affordable housing initiatives discussed in the report.  
Through its work program, the Housing Task Force was set up to create the Gabriola Affordable Housing 
Society (GAHS), to apply for charitable status, and to establish a Board and Executive Director. Alongside 
these first steps, the society initiated a proposed vision, mission, a priority list, and an action plan complete 
with operating costs, and short and long term plans. 
 
While GAHS was created in 2012, there was a lack of funding and community support in subsequent years. 
Over 2013 and 2014, GAHS lost traction, and were left to approach their initiatives with limited support. 
Although Brenda Fowler, the Executive Director of PHC indicated GAHS is still up and running, partnerships, 
support, and capacity would allow the society to flourish and be a driving force for affordable housing initiatives 
on the island. Since most of the leg work for affordable housing is set up and mapped through GAHS, it is 
pragmatic for the LTC to support GAHS when possible.  
 
4. Continue to Support Village Vision 
 
As noted previously, Village Vision is a grassroots committee of volunteers that is interested in facilitating 
community-led plans and initiatives that will positively affect the future of Gabriola's Village core. The vision of 
this group is to work in collaboration with community volunteers and the Local Trust, to implement a 
comprehensive, community-wide planning process, aimed at creating a sustainable village core plan.  
 
Village Vision’s intention is to hold public meetings, workshops, and brainstorming sessions that are 
complementary to the initiatives pursued by Islands Trust, the Regional District of Nanaimo (RDN), Ministry of 
Transportation and Infrastructure (MOTI), elected officials and staff of all levels of government. Hence, it could 
be beneficial for the LTC to carry on close communication with Village Vision’s members and provide support 
to the committee (as Trustee Mamoser has in a past meeting), as the initiatives they are pursuing could 
dovetail with LTC initiatives. 
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Obstacles and Considerations re: Support for Community-Led Initiatives 
 
Recognizing that the LTC does not have the ability to offer financial support or physical land donations, the 
LTC may have to be creative and flexible in how it offers its support. Providing “in kind” support in the form of 
planner hours and resources dedicated to a specific project or cause is one viable option. This could include 
assistance with finding feasible grant opportunities, or assistance with writing the grant applications. Staff and 
members of the LTC could also provide letters of support for community groups and non-profit associations 
that are applying to the RDN community grants-in-aid applications (http://www.rdn.bc.ca/cms.asp?wpID=989). 
 
Lastly, in recognizing that the LTC listed “Collaborate on/support community-led projects” as one of its draft 
long range goals for 2014-2018 (http://www.islandstrust.bc.ca/media/308531/GB-goals-session-notes-Jan-22-
2015.pdf), focusing on these initiatives will help achieve that goal. 
 
 
Strategic Relationships 
 
5. Strong Relations with the Regional District of Nanaimo 
 
One of the key lessons learned by Justine Starke, Island Planner with Local Planning Services, who spent 
numerous years on affordable housing initiatives including establishing a Memorandum of Understanding 
(MOU) with the Capital Regional District (CRD), was that a strong relationship with an island’s associated 
regional district for the purposes of affordable housing is a very strategic endeavour. The Gabriola LTC has 
had a Letter of Understanding with the Regional District of Nanaimo (RDN) since 2013, so it would be ideal to 
explore the stipulations and parameters of this agreement in terms of fostering more affordable housing on 
Gabriola. 
 
Since the LTC has limited power and resources when it comes to external partnerships, strengthening ties with 
the RDN could provide several benefits. In the MOU between Salt Spring Island and the CRD, the CRD has a 
mandate to support affordable housing and has established a housing authority/secretariat and a housing 
corporation allowing the region to own and build affordable housing units. It would be ideal for the Gabriola 
LTC to explore what the RDN has in place in regards to affordable housing mandates, authorities, and 
corporations, and how the LTC can work strategically to liaise with the RDN on commonly held affordable 
housing goals for both Gabriola and the RDN. 
 
Another way a regional district can be an ideal partner for the LTC is when it comes to housing agreements. 
Since housing agreements are registered on title, and can be complex, cumbersome and multi-jurisdictional, 
having the regional district as a third party officiant for a housing agreement is an ideal arrangement.  
 
 
6. Liaise Regularly with the Local Planning Committee 

 
Similarly to Gabriola LTC, the Islands Trust’s trust-wide Local Planning Committee (LPC) recently placed 
affordable housing on its top priority list. Trust Council and its respective committees may have more latitude 
and authority to support affordable housing initiatives than an LTC does, including the ability to own land. It 
would be worthwhile to explore ways in which the LTC can work with the LPC to achieve specific affordable 
housing initiatives that would benefit multiple local trust areas.  
 
This approach has already been supported by the LTC, as it also listed “Leverage resources for cross-island 
issues” as one of its draft long range goals for 2014-2018 (http://www.islandstrust.bc.ca/media/308531/GB-
goals-session-notes-Jan-22-2015.pdf).  
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Obstacles and Considerations re: Strategic Relationships 
 
When working across governments, as well as with various internal levels of an organization, there may be 
limits to productivity; working with multiple agendas, timelines and procedural styles may serve to be more 
divisive than unifying. It may be beneficial to assess the cost-benefit analysis in working with another level of 
government or organization to confirm that the benefits outweigh the costs in achieving the LTC’s affordable 
housing goals.  
 
 
Exempt/Supported Fee Provisions  
 
7. Make Affordable Housing plans more accessible for non-profit agencies 
 
To encourage initiatives such as development permits and applications for OCP or LUB amendments for multi-
unit and mixed use developments, these actions should be as accessible as possible to those who are 
interested in pursuing the development of affordable housing.  
 
Often those interested in pursuing affordable housing for a diverse population of residents in need (e.g. elderly, 
low income, people with disabilities, etc.) will be non-profit or government agencies. PHC’s Affordable Housing 
Strategy for Gabriola reports that the budget for various fees associated with the development of affordable 
housing (e.g. $5000 for land use and OCP approval, $500.00 + costs of inspection for a development permit, 
etc.) presents an immediate barrier to making the affordable housing development an affordable venture. 
 
The LTC could consider reducing or supporting fees associated with affordable housing initatitives if the 
applicant in question is a non-profit or development company that will be providing affordable housing and 
multi-unit housing for residents in need. For example, the Islands Trust Policy Manual regarding Application 
Processing (http://www.islandstrust.bc.ca/media/58336/5.6.i%20applicationprocessing.pdf) indicates “A local 
trust committee may enact variances to Trust Council’s Model Fee Schedule of up to 20% when adopting a 
local trust committee fees bylaw”. Other LTCs, such as Denman Island LTC, have pursued similar options to 
support affordable housing projects. 
 
Obstacles and Considerations re: fee reductions 
 
While it appears favourable to reduce fees for non-profit-initiated affordable housing projects, the LTC must 
ensure they are adhering to the Trust Council’s policies around fees and fee reduction. There may also be 
complications around which groups or redevelopments qualify for such fee reductions. There must be a 
prescriptive policy in place prior to enacting such a change. 
 
Amenity zoning is a regulatory tool within which LTCs can relax fees for certain groups for affordable housing. 
However, Section 2.4 of the Gabriola OCP does outline as a condition for amenity zoning, “The amenity zoning 
provisions of Section 904 of the Local Government Act (LGA) shall only be permitted to be used on Gabriola to 
facilitate the provision of Multi-dwelling affordable housing for seniors and Special Needs residents”. This 
narrows the possible affordable housing groups that can currently benefit from a reduction in fees.  
 
OCP and LUB Provisions/Amendments 
 
As mentioned previously in this memo, bylaws and policies are the most effective regulatory tools that LTCs 
can use to assist in the creation of affordable housing. Thus, several specific methods of achieving affordable 
housing are explored through the use of these regulatory tools. 
 
8. Explore Multi-Dwelling Housing Options and Densification in Specified Areas 
 
‘Smart Growth’ is a concept created in BC and is encouraged by local government, non-profit groups and 
advocates for compact communities, mixed use buildings, and diverse housing options 
(www.smartgrowth.bc.ca).  
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Since Gabriola is a rural community, and has always had bylaws around minimum acreage for each property, 
and has strict zoning in place to adhere to the overarching Islands Trust mandate of “preserve and protect”, 
there has been limited opportunity to explore what mixed-use and compact development could look like on the 
island. For communities on Gabriola to be more affordable, and environmentally and socially sustainable,  the 
LTC could consider encouraging, through its bylaw provisions, the redevelopment of neighbourhood hubs (e.g. 
the Village, Twin Beaches, Silva Bay) using mixed-use development patterns (i.e. commercial business in the 
bottom, residential housing in the top). 
 
In the Gabriola Island Affordable Housing Needs Assessment, Weller Consulting (2009) suggested density 
transfer as a feasible mechanism to achieve similar goals, and called on the LTC to enable such concepts. 
 
Obstacles and Considerations re: multi-dwelling housing and densification in specified areas 
 
Researchers of Smart Growth, Dr. Mary Edwards of the University of Illinois at Urbana-Champaign and Dr. 
Anna Haines of the University of Wisconsin-Stevens Point, recognize that a specific set of Smart Growth 
policies may be needed to achieve a type of ideal densification that is more in line with rural values. Thus, the 
Smart Growth concept for Gabriola may need to be critically investigated further before implementation is 
considered. 
 

 
9. Support Housing Diversity through Housing Agreements and Amenity Zoning Provisions 

 
From community input at a recent Village Visioning session, it is apparent that Gabriola residents believe a 
diversity in housing type and price point, as well as a mix of rental and ownership options, are pertinent to 
encourage affordability and viability on the island (See www.villagevision.ca/meetings). They also feel it is 
important for the LTC to consider multi-dwelling options such as co-housing, housing cooperatives and housing 
agreements as strategies to encourage affordable housing on the island.  Ideally, there would be co-housing 
made available with some affordable housing dedicated/subsidized suites, as well as some market rate rental 
suites that a mid-income individual or family may be able to afford. 
 
Planning staff note that housing agreements are the only statutory tool available to control the cost of housing 
through monitoring the resale value of properties, managing rental rates, and controlling occupancy for specific 
buildings. Additionally, an amenity zoning bylaw can be paired with a housing agreement to aid in maintaining 
minimal fees for certain group, but enhancing density to achieve affordable housing goals. Therefore, housing 
agreements may be a viable tool in achieving affordable housing on Gabriola. 
 
Weller Consulting (2009) identifies that changes to the Gabriola OCP and LUB could be made to support co-
housing and land sharing, and that the proposed Ecological Footprint Analysis is a useful guideline when 
formulating plans for multi-resident housing options (p. 30). This analysis would ensure that the increased 
demand on septic and water would be recognized and managed accordingly.  JG Consulting Services (2010) 
suggests the application of a “multi-family zoning” to encourage denser development in appropriate areas, and 
advocates for enhanced affordability by allowing diverse development options like co-operative housing (p.32).  
 
It is identified that as part of the OCP Review and updates in 2010 and 2011, permitting multi-unit housing 
within two kilometres of the village core was an updated provision, so it is worthwhile for the LTC to examine 
whether changes need to be made to encourage these multi-unit housing options to come to fruition. Since it is 
outlined in Section 2.4 of the Gabriola OCP that “densities for the creation of Multi-dwelling Affordable Housing 
for low-income families shall come only from banked densities as noted in Appendix 2 (Density Bank) of the 
Plan”, the LTC may wish to explore how challenging this provision may be to meet. The density bank for 
Gabriola currently sits empty.  
 
While Section 2.4 of the Gabriola OCP does outline amenity zoning as a provision for multi-jurisdictional 
support for Multi-dwelling Affordable Housing, the provision states, “The amenity zoning provisions of Section 
904 of the Local Government Act (LGA) shall only be permitted to be used on Gabriola to facilitate the 
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provision of Multi-dwelling affordable housing for seniors and Special Needs residents”. Section 904 of the 
LGA establishes that conditions may be included about the provision of affordable and special needs housing 
as such housing is defined in the bylaw. Hence, the current bylaw provision is perhaps more exclusive than 
required regarding the types of dwellings that can benefit from this supportive provision. 
 
Obstacles and Considerations re: amenity zoning provisions and housing agreements 
 
With housing agreements in particular, the process is quite controlled and prescriptive, and tends to require a 
substantial amount of administrative capacity to administer. It will be up to the LTC to discuss how much 
control it would like to exercise over the housing market on Gabriola Island and if it feels that the cumbersome 
aspects of the process are worth the affordable housing benefits the agreements present. 

 
 
10. Support Social Cohesion by diversifying single-target Multi-dwelling Development Permits 
 
In the reports studied (Weller Consulting 2009, PHC 2012), the restrictive nature of the definition of affordable 
housing in the OCP is discussed, as well as the specification of user groups permitted in DP-8 (Multi-dwelling 
Affordable Housing Development Permit Areas) and the prescriptive parameters for rezoning for Multi-dwelling 
Affordable Housing (e.g. the maximum density shall not exceed 12 units per hectare; the maximum number of 
dwelling units per development shall not exceed 24; the average size of a dwelling unit shall be not greater 
than 83 square metres (900 sq.ft), etc.). 
 
Based on these outlined parameters, PHC has identified that the focus on shared housing with a particular 
population in mind (e.g. seniors, those with physical and/or mental disabilities, low income, etc.) may not be the 
most ideal arrangement to make affordable housing a mainstream concept for Gabriola. The mixing of younger 
tenants with senior aged tenants could provide a more enriching environment for both, and would allow the 
more-abled to assist the disabled with mobility and their ability to live a full life.  
 
The LTC may also wish to re-evaluate the size and density parameters outlined above for rezoning for Multi-
dwelling Affordable Housing to determine whether these parameters allow for the diversity of affordable 
housing building designs it wishes to pursue in its provisions. 
 
Obstacles and Considerations re: diversifying Multi-dwelling Development Permits 
 
As mentioned above, the narrowed implementation of affordable housing initiatives seems to occur in this case 
in part due to the narrow definition of affordable housing in the OCP, and in part due to the decision to 
characterize  users of the multi-dwelling DPA and the Seniors and Special Needs zone in the OCP and LUB 
provisions.The LTC may want to re-visit these definitions and policies to ensure that all individuals that are in 
need of affordable housing will be eligible for consideration for such provisions.  

 
 

11. Permit Secondary Suites in Residential Zones 
 

Currently, the Gabriola OCP (Section 2.6) suggests that the allowance of an accessory cottage on parcels 2.0 
hectares or larger is an appropriate and sufficient means of addressing the island’s need for single-dwelling 
affordable housing. While this is a positive provision, many islanders and community groups feel more options 
need to be made available. Thus, a step the LTC could consider taking is to allow secondary suites in 
residentially-zoned areas on the island (i.e. Single Rural Residential-SRR, and Large Rural Residential-LRR). 
In one of the Affordable Housing reports,  JG Consulting Services (2010) notes “the legalization of secondary 
accommodation is the single most often cited tool throughout all studies reviewed, identified as one of the most 
readily available and inexpensive sources of affordable rental housing” (p.23).  
 
Several reports and censuses (e.g. PHC Affordable Housing Report 2012, National Housing Survey 2011) 
claim that even without secondary suite allowance in the LUB, secondary rental suites that are often illegal and 
substandard continue to exist on Gabriola. Data from the 2011 National Housing Survey suggests that over 
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150 cottages and suites on Gabriola are illegal and/or are not built to code. (John Pierce presentation, Village 
Vision session, May 2015). This substandard quality of living directly affects the health and well-being of 
residents on Gabriola. 
 
It has also been identified that the island population is becoming less diverse due to increasing costs of real 
estate and associated living costs in British Columbia, including Gabriola. Therefore, a diversity of housing 
stock will allow a diversity of residents to live on Gabriola. Secondary suites could be a key contribution to this 
diversity. Young people just starting off in their careers could benefit from the opportunity to rent in a secondary 
suite more suited to their budget. Seniors could take advantage of the ability to age in place while downsizing 
to a smaller more affordable living space. Furthermore, the allowance of secondary suites in all residential 
zones would relax financial tensions of Gabriola home owners, allowing them to seek financial help to pay 
mortgages, bills and subsidize the cost of living through having a tenant in a secondary suite in their home. 
 
If the LTC wanted to extend the existing bylaw provision around secondary suites in the AG zones, i.e. “one 
secondary suite per lot, not exceeding 90 square metres (968.7 square feet), or 40% of the habitable floor 
space of the dwelling, whichever is less and with the approval of the local Health Authority with respect to the 
provision of sewage disposal” to be implemented in SRR and LRR zones, the provision would be limited to 
parcels 2.0 hectares or larger. On Gabriola, there are currently 48 properties in the SRR zones that are larger 
than 2.0 hectares, and 385 parcels in LRR that are larger than 2.0 hectares. Hence, whether or not the LTC 
wanted to modify the wording in the secondary suite bylaw provision for parcels outside of AG parcels, it would 
still be impactful as it reads, as it could allow over 400 properties in SRR and LRR zoned areas to have 
secondary suite status. Modifying minimum required lot size could allow a larger number of parcels, espeically 
in the SRR zone, to be eligible for this provision, and maximize affordable housing opportunities. 
 
If this is a strategy the LTC would like to seriously consider, there is a guide created by the provincial 
government that provides local governments with insight into the processes around implementing secondary 
suites: http://www2.gov.bc.ca/assets/gov/residents/housing/tools-for-local 
governments/uploads/secondary_suites.pdf. Additionally, there are three islands in the Islands Trust that have 
already implemented a secondary suite provision in their LUB: Denman Island, Mayne Island and Salt Spring 
Island. While each bylaw provision differs slightly from one another, many of the main regulations involved with 
the policy are similar (e.g. written plans for water supply, maximum floor area allowance, the number of suites 
permitted per lot, etc.).  
 
Obstacles and Considerations re: secondary suites in residential zones 
 
There is concern that the provision of secondary suites could increase the overall density and footprint of the 
island in a negative way. There are also valid concerns that the carrying capacity of the land and resources on 
island would be compromised if a larger number of people were residing in the same amount of physical 
space. These concerns would have to be weighed against the potential benefits of affordable housing, and the 
LTC alongside the community would have to assess what an ideal strategy may be to meet the housing needs 
of residents, while maintaining the integrity of land resources. 
 
12. Review the required minimum lot area for accessory cottages and/or secondary suites in residential 

areas 
 

As noted earlier, Section 2.6 in the Gabriola OCP suggests that the allowance of an accessory cottage 
(maximum 700 square feet) on parcels 2.0 hectares or larger is an appropriate and sufficient means of 
addressing the island’s need for single-dwelling affordable housing. It has also been identified that there is a 
substantial occurrence of illegal suites and cottages on Gabriola, as many landowners that wish to have 
secondary suites may have land parcels less than the required 2.0 hectares. 
 
Therefore, as a strategy to contribute to affordable housing options on the island, the LTC could re-examine 
Section 2.6 in the OCP and analyze whether changing the minimum lot size required for cottages in residential 
areas could positively impact the availability of affordable housing on Gabriola. If the LTC would like to explore 
the possibility of more legal cottages in residential zones, it could also consider what the policy may look like if 
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it decided to lower the minimum parcel size required for the cottage residential provision. A similar approach 
could be taken for the secondary suite provision. 
 
 
Obstacles and Considerations re: reviewing the minimum lot size for cottages and secondary suites 
 
Choosing to modify the required minimum parcel size for accessory cottages and/or secondary suites in 
residential zones becomes complex because the LTC would have to discuss and consider appropriate 
alternative parcel size requirements, with a justification of why the alternative size was selected. 
 
As noted earlier, there will likely be community members and groups concerned with the intensification of land 
use, including use of water and septic, and may oppose a relaxed provision on size requirements of parcels for 
these affordable housing provisions. Thus, it will be crucial that the LTC and staff seek community input as well 
as technical input to craft a well-reasoned rationale for any changes to minimum required parcel sizes for 
accessory cottages and secondary suites on Gabriola.  
 
 
NEXT STEPS 
 
Once the LTC has discussed the above strategies and have decided which initiatives to focus on, it will be 
important to consider the approach taken, and allocation of staff time and resources on these initiatives. Staff 
will need direction from the LTC with the scope of affordable housing they wish to pursue, and their main 
objectives from the strategies, so staff may begin to compose a draft project charter and write a more focused 
staff report for a future LTC meeting. 
 
As with all proposed bylaw and policy changes, there must be public input and consultation. In considering that 
the public has been involved in the brainstorming and drafting of the various affordable housing reports and 
recommendations over the past six years, the LTC can consider if it would like to move forward on certain 
strategies based on past support from the community, or if it feels it would like to pursue an up-to-date 
consultation process.  
 
Lastly, as always, it will be important that any objectives and initiatives pursued within this affordable housing 
strategy, while encouraged to be innovative, must also remain consistent with the overall Islands Trust 
mandate and policy statement. 
 
Attachments:  1. Affordable Housing Timeline for Gabriola 
  2. Gabriola Affordable Housing Action Chart Summary (based on this memorandum)  

3. An Affordable Housing Strategy for Gabriola Island, prepared by People for a Healthy  
    Community, October 2012 
4. Gabriola Island Affordable Housing Needs Assessment, prepared by Weller Consulting,     
    November 2009.   
 
The Trust-wide Community Housing Tool Kit (JG Consulting, 2010) can be found at 
http://www.islandstrust.bc.ca/media/225028/sscommhoustoolkit.pdf  
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2009 2010 2011 2012 2013 2014 2015 

May-Nov/09: Gabriola Island 

Affordable Housing Needs 

Assessment researched, 

written and released (in 

November) 

Oct/09: Gabriola Housing Task 

Force convened as an informal 

community group in response 

to the recommendations of 

the Affordable Housing Needs 

Assessment 

Jan/10: Islands Trust 

Community Housing “Tool Kit” 

published and released 

July & Aug/10: People for a 

Healthy Community 

Homelessness Research Study. 

Gabriola Guardian Project 

initiated. 

Dec/11-Apr/12: “An Affordable Housing 

Strategy for Gabriola Island”, prepared by 

People for a Healthy Community 

Sept/12: “An Affordable Housing Strategy for 

Gabriola Island” is adopted. 

Dec/10-Jan/11: Gabriola OCP Updates 

-New definition of “Affordable Housing”  

-Allowance of Multi-Unit Housing within 2km 

of the Village Core 

-Development of a Density Bank to receive 
unused densities and transfer for affordable 
housing use 

 

Nov/10: At LTC meeting, The 

Housing Task Force requests an 

increase in the variety of 

allowable housing types that 

promote affordable housing 

Sept/12: People for a Healthy 

Community implements a 

Landlord-Tenant Matching 

program 

May/09: First Meeting of 

Sustainable Gabriola. Housing 

and seniors were identified as 

two key priority areas for 

Gabriolans to address 

May/14-May/15: Changes to Gabriola Land 

Use Bylaw to allow Secondary Suites for lots 

2.0ha or larger on Agricultural Land Reserve  

May/15: Village Visioning Session on 

Affordable Housing. Community 

brainstorming session on possibilities 

for affordable housing on the island. 

Presentations by Trustee Moser and 

John Peirce 

Nov/14: Sustainable Gabriola host 

Homelessness/Affordable Housing 

Community Conversation 

June/14: People for a Healthy 

Community receive a grant from 

RDN to complete a Homelessness 

Study 

2012: Gabriola Housing Task 

Force is created alongside the 

Affordable Housing Strategy 

implemented by PHC 

Nov 14/: PHC conducts a Homelessness 

and Housing Survey and Study 

 

Figure 1: Gabriola Affordable Housing Timeline, 2009-2015. 
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Attachment 2 to GB Memorandum dated July 14, 2015  

Gabriola Affordable Housing (AH) Action Chart 

 
 

 
1.) 
 
 
 
2.) 
 
 
 
 
3.) 
 
 
4.) 
 
 
 
 
5.) 
 
 
 
 
 
6.) 
 
 
 
 

ACTIVITY OBJECTIVE RESPONSIBILITY REGULATORY 
CHANGE (Y/N) 

Communicate AH 
Provisions via 
Secondary Suites bylaw 
in Agricultural (AG) 
zones 

Give homeowners in AG 
zones opportunity to 
realize benefits of 
secondary suites in 
their homes. 

Planning Staff (via 
website, mailouts, 
handouts in office, 
newspaper etc)  
and Trustees (via social 
media communications) 

N 

Reframe the AH 
message as a collective 
benefit 
 

Have community realize 
collective benefits of 
AH. Work together to 
advocate for AH so 
there is increased 
morale around AH 
implementation 

Planning Staff, in 
conjunction with 
community groups and 
organizations (e.g. 
Village Vision, PHC) 

N 

Capacity Building for 
the Gabriola Affordable 
Housing Society (GAHS) 
 

Support the initiatives 
and efforts of GAHS, 
assist with partnerships 
if possible 

Gabriola LTC/ A Housing 
Committee 

N 

Continue to support 
Village Vision 
 

Work closely with 
Village Vision to help 
realize the goal of a 
community-led 
sustainable village core 
plan  

Gabriola LTC, Planning 
staff (if LTC would like 
to provide “in-kind” 
support which could be 
in the form of Planner 
working hours) 

N 

Strong Relations with 
the RDN 
 

Strengthen ties with 
RDN, explore RDN’s AH 
mandates, authorities 
and corporations, 
housing agreements, 
and how Gabriola LTC 
can work strategically 
with RDN on AH 
initiatives 

Planning Staff, direction 
from Gabriola LTC 

N 

Liaise regularly with 
Local Planning 
Committee (LPC) 
 

Explore ways the 
Gabriola LTC can work 
with the LPC to achieve 
specific AH initiatives 
that would benefit 
multiple LTAs 

Gabriola LTC, Planning 
Staff 

N 
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7.) 
 
 
 
 
 
 
8.) 
 
 
 
 
 
9.) 
 
 
 
 
 
 
 
10.) 
 
 
 
 
 
 
 
 
11.) 

Gabriola Affordable Housing (AH) Action Chart 

ACTIVITY OBJECTIVE RESPONSIBILITY REGULATORY 
CHANGE (Y/N) 

Make AH plans more 
accessible for non-
profit agencies 
 

Reduce or consider 
supporting fees 
associated with AH 
initiatives if applicant is 
a non-profit agency 
providing AH for 
residents in 
need/vulnerable 
populations 

Gabriola LTC Y; LTCs may enact 
variances to Trust 
Council’s Model Feel 
Schedule  of up to 20% 
when adopting a LTC 
fees bylaw 

Explore Multi-Dwelling 
Housing Options and 
Densification in 
Specified Areas 
 
 

Achieve communities 
which are more 
affordable, and 
environmentally and 
socially sustainable by 
considering mixed use 
developments and 
neighbourhood hubs 

Gabriola LTC, Planning 
Staff 

Y; LTCs may modify the 
LUB to allow for mixed 
use development in 
neighbourhood hubs 
(e.g. the Village, Twin 
Beaches, Silva Bay), 
and/or enact a density 
transfer mechanism 

Support Housing 
Diversity through 
Housing Agreements 
and Amenity Zoning 
Provisions 
 

Consider a variety of 
multi-dwelling housing 
options on Gabriola 
including co-housing, 
housing co-ops, housing 
agreements, a mixture 
of market rate and 
subsidized housing. 
Explore options outside 
of density bank for 
additional densities. 

Gabriola LTC, Planning 
Staff 

Y; A variety of 
regulatory mechanisms 
are available for this 
purpose including 
Housing Agreements, 
changes to OCP and 
LUB via Ecological 
Footprint Analysis 
guidelines, and 
Amenity Zoning 

Support Social 
Cohesion by 
diversifying single-
target Multi-dwelling 
Development Permits 
 
 

Provide an environment 
where mixing of 
residents is encouraged 
(e.g. young tenants 
with seniors, people 
with mobility issues 
with well-abled 
people), and relax the 
restrictions and 
parameters for Multi-
Dwelling AH 

Gabriola LTC, Planning 
staff 

Y; Re-evaluate the 
definition of AH and 
the specificity of user 
groups permitted in 
DPA-8 (Multi-Dwelling 
Affordable Housing 
Development Permit 
Area). Also re-evaluate 
prescriptive 
parameters for 
rezoning for multi-
dwelling AH 

Permit Secondary 
Suites in Residential 

Allow secondary suites 
on properties in 

Gabriola LTC, Planning 
Staff 

Y; Extend the existing 
bylaw provision in AG 
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Zones 
 
 

residential zones 
(similar to AG zones) to 
increase diversity of 
residences living on 
island and allow more 
viable AH options 

zone for secondary 
suites to all residential 
suites 

12.) Review the required 
minimum lot area for 
accessory cottages 
and/or secondary suites 
in residential areas 

Provide greater 
opportunities for AH 
options via allowance  
of accessory cottages 
and secondary suites on 
smaller lots (i.e. lots 
<2.0 acres) 

Gabriola LTC, Planning 
Staff 

Y; Re-examine section 
2.6 in Gabriola OCP to 
see if changing 
minimum parcel size 
for allowance of 
accessory cottages 
and/or secondary 
suites could have a 
substantial positive 
impact on AH efforts 
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Executive Summary 
 
Many Gabriolans are finding it difficult to obtain stable, safe, healthy and affordable year-round housing.  
Gabriolans who work in the service industry, seniors on fixed incomes and other disadvantaged 
residents cannot afford the existing housing options on Gabriola. Therefore, young families are leaving 
the island, businesses are having difficulties recruiting employees, and school enrolment is unstable. A 
vibrant community exists when all its members can live safely and with dignity, as part of a socially and 
economically diverse population. The development of affordable housing is an important step toward 
such a community. 
 
The Gabriola Island Official Community Plan provides the following definition of Affordable Housing:  
“Housing that costs no more than 30% of a household’s gross income in rental and/or maintenance fees, 
applied to those households with incomes at or below 60% of the median household income for 
Gabriola Island (using Canada Census information).”  1 
 
This Affordable Housing Strategy has been developed through a process initiated by People for a Healthy 
Community (PHC) working in partnership with the Gabriola Island Housing Task Force (HTF) using 
information collected by Sustainable Gabriola and through research commissioned by the Islands Trust, 
holding community workshops and surveying hundreds of people on Gabriola.  Gabriola’s Housing Task 
Force, an informal volunteer community group, began in 2009 in response to the recommendations of 
the Gabriola Affordable Housing Needs Assessment and strong community interest in affordable 
housing. 
 
This Strategy must consider the diversity of the community, be flexible enough to take advantage of 
opportunities as they arise, and change as circumstances and housing needs change. The key principles 
utilized for this Strategy are: 
 

 Partnership based  
 Community supported 
 Environmentally sensitive 
 Inclusive and people based 
 Fiscally responsible 

 
The Strategy focuses solely on affordable rental housing. The Goal for the Strategy is: 
 

to increase and maintain social and economic diversity in the Gabriola community  
by the provision of affordable housing 

 
The Strategy identifies five specific objectives: 
 
Objective 1: Establish a Gabriola Affordable Housing Society and apply for charitable status. 
Objective 2: Develop a realistic Work Program for the short, medium and long term goals. 
Objective 3: Liaise with other organizations to combine programs with the affordable housing. 
Objective 4: Ensure that affordable housing is financially, socially and environmentally sustainable. 

                                                 
1 Gabriola Official Community Plan,  Section 2.4, p.19 
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5 
Objective 5: Extend and deepen community support/involvement in the development and 
implementation of Affordable Housing on Gabriola. 
 
This Affordable Housing Strategy was adopted by the PHC Board on September 12, 2012.  People for a 
Healthy community will be the initiator of the Affordable Housing Society.  This document has been 
prepared for the Society as a guide to developing Affordable Housing on Gabriola.  This document will 
be a public document and will be open to public review.  This Gabriola Affordable Housing Strategy 
creates a “road map” for the development of a sustainable affordable housing that will improve housing 
opportunities for low income or disadvantaged residents of Gabriola Island. 

52



An Affordable Housing Strategy for Gabriola Island 

September 2012  

 

Prepared by People for a Healthy Community   

6 
1. Introduction 
 
 

1.1. Overview 
 

Affordable housing is an issue throughout Canada.  The working poor, disenfranchised, 
disabled, and elderly, have difficulty acquiring and keeping affordable housing in this market.  
Gabriola is no exception.  Whether it is people working for minimum wage in retail and service 
jobs on the island, or people who have lived and worked here for decades and are now living on 
a fixed income, or people who find their sanctuary on Gabriola, many have difficulty finding 
appropriate affordable housing.  And while some may say that housing prices on Gabriola have 
dropped, at the same time, the mortgage and downpayment requirements have increased 
making home ownership an unachievable dream for many people.  Rentals on Gabriola are 
often illegal and substandard, due to local bylaws not allowing secondary suite rentals.  And 
often rentals are only for the September to May period so that the owners can allow family to 
use their Gabriola homes in the summer holiday months.  

 
1.2.  The Role of PHC 
 

PHC should not be the affordable housing society based on our current charitable purposes . 
PHC is a charitable organization that develops and delivers social programs on Gabriola Island.  
PHC currently provides the following services: 

 
a) Food Bank 
b) Social Soup Lunches 
c) Circle of Care Program including a Seniors and Family Community Resource Centre 
d) Seniors support programs  including monthly lunches, transportation assistance, 

outreach and support 
e) Counselling services 
f) Parent education 
g) Community Gardens (including a Kids Garden, Seniors “Dragon Garden” and 

therapeutic garden) 
h) Landlord/Tenant Matching Service 
i) Rainbows for Kids Grief Support Program 
j) Citizens Advocate Consultations 
k) Home and Garden Tour 
l) Youth at Risk Programming 
m) Social enterprise development 
n) Christmas Bureau and Holiday Feast 

 
PHC is limited in what it can undertake by the purposes of its Charitable Constitution. The 
purposes of the Society are: 

 
1. To deliver community services and programs that address poverty, isolation, early 

Intervention and prevention of health and social problems, and support for those in 
crisis. 
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2. To provide food to people in crisis due to physical or mental illness, depression, 

grief, unemployment or other hardships. 
3. To invite people who may be feeling isolated or hungry to participate in food share 

programs: to educate people about nutrition and food preparation. 
4. To provide free and low cost parenting resources and programs; to provide 

opportunities for parents and children at risk to network and support  one another; 
to educate people about the parenting resources available in the Resource Central 
Library. 

5. To provide regular opportunities for young people to interact and problem solve. 
6. To ensure that youth have a strong voice and positive presence on Gabriola Island. 
7. To provide programs and services to promote literacy in our community. 
8. To provide affordable counseling services in our community. 

 
These purposes do not include the management of affordable housing.  Therefore, PHC will 
take the lead role in establishing the Society, initiate affordable housing programs and will then 
return to the clear purpose of developing and delivering programs to assist people in need.  
Appropriate, affordable, safe housing is an over-riding requirement for all people to have 
stability in their lives.  Shelter, along with clean drinking water, is considered critical for people 
to live and function.  PHC’s role will be to assist with fund raising and to combine social  
programs with the housing projects.  For example, one of the goals is to obtain a house where 
single mothers and their children can share living space.  PHC can provide the programs such as 
parenting support, life skills development , mediating disputes, food bank services, education 
on gardening, youth programs and other counseling services.  The Gabriola Affordable Hoursing 
Society will provide the structure for affordable housing projects and PHC will provide the 
related support programs. 

 
1.3. Management Structure 

 

This Strategy has recommended that PHC write the Society application, create the bylaws, 
develop the strategy, recruit the future Gabriola Affordable Housing Society (GAHS) Board 
members and assist with writing the job description for the Executive Director.  In addition, PHC 
will assist with connections and linking the new Society to potential funders, assisting with 
grant application writing and developing tailored programs for the various housing projects.   

 
GAHS will establish themselves as a hands-on Board, develop a fundraising action plan, hire an 
Executive Director, apply for charitable status, and work towards achieving the goals outlined in 
this Strategy.  The Board may, at any time, through appropriate voting procedures, change the 
goals and direction of the strategy.  The GAHS Executive Director will work as contracted to 
complete all of the tasks identified in the Strategy.  Office space and support may be provided, 
at a cost, through PHC. 
 
Cross over membership of the PHC board and the GAHS board will be encouraged and it is 
feasible the executive director position could also be shared; although it is imperative that each 
organization remain autonomous in terms of society bylaws, charitable purposes and financial 
management.   
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2.0 Background 
 

This section provides information on the economic environment and the regulatory/legislated 
environment that the Society will function within to develop affordable housing.  

 
2.1 Economics 

 
Although there has been a decline in property values, there has also been a decline in full time 
employment with the trend to part time employment, paying no benefits.  Therefore, it is safe 
to say that property on Gabriola Island has become increasingly valuable creating home prices 
that limit  the availability of affordable accommodation. Many Gabriolans find it difficult to 
obtain stable year-round housing; thus residents are leaving the island, businesses are having 
difficulties recruiting employees, and school enrolment is unstable. 

 
Theoretically, housing supply responds to the change in housing demands/needs in a 
community. Housing needs, however, are not completely met in the private market. This is 
especially the case for households with lower incomes or those who require unique supports 
along with housing.  
 
The income level of Gabriola residents does not parallel the housing price increase. The 
following graph highlights what the average individual or family could afford to pay for a 
mortgage versus the actual price of housing. As can be seen, what an average Gabriola family 
could afford to pay was far closer to average housing price in 2001 than in 2006. The average 
mortgage in this chart does not include a down payment.  

0

50000

100000

150000

200000

250000

300000

350000

400000

2001 2006

Mortgage average

individual income

can afford

Mortgage average

family income can

afford

Average Housing

Price

 
Data from the 2001, 2006 census profile of BC: Gabriola Island Trust Area, and from 

information provided by the Gabriola branch of Coastal Community Credit Union. 

 

These figures need to be updated.  At time of preparing this Strategic Plan, the detailed income 
figures for Gabriola Island had not been released by Statistics Canada.  It is our assumption that 
since 2006, both housing prices and income levels have dropped.  These new figures will be 
utilized by the Society when available. 
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Many communities use a visual tool called a housing continuum to illustrate a range of housing 
needs. The continuum extends from temporary emergency shelters for the homeless to market 
home ownership: 

 

 

Emergency 
Shelters 

 

Transitional/ 
Supportive 
Housing 

 

 

Affordable 
Rental 
Housing 

 

 

Market 
Rental 
Housing 

 

Affordable 
Home 
Ownership 

 

Market 
Home 
Ownership 

 
This Strategy is concerned only with the affordable rental housing segments of the continuum 
(shown in green).   
 
2.2 Demographics 

 
The 2011 Federal Census numbers have provided some disturbing facts.  The total 
population of the island virtually did not change in the 5 year span between the 2006 and 
2011 census, the population of Gabriola is 4,045 people.  In 2006, the median age was 52 
and in 2011 the median age was 57.  However, this does not just reflect that the existing 
population aged 5 years. The following provides a comparison of the 2006 and 2011 age 
breakdown, demonstrating a shift in the population cohorts. 
 

Age Category 2006 2011 

Population Percentage Population Percentage 

0 – 19 years old 650 15 650 15 

20 – 49 years old 1,150 30 900 20 

50+ years old 2,200 55 2,500 65 

 
These numbers indicate that the island has lost 250, or 22% of the adult population while 
the over 50 population has grown by almost 14%. This has changed the diversity of the 
population and will put an added strain on social and medical services while identifying a 
decrease in the active employment pool making it harder for local businesses to hire staff 
to service the older population. 

  
2.3 Official Community Plan 
 

Any development on Gabriola Island must conform to the Official Community Plan (OCP) 
and Land Use Bylaws (LUB).  The OCP has been prepared with community consultation, 
adopted by the Local Trust Committee and ratified by the Provincial Minister.   Therefore, 
all actions towards Affordable Housing will be guided by the definition of affordable 
housing in the OCP, which is: 

 
“Housing that costs no more than 30% of a household’s gross income in rental and/or 
maintenance fees, applied to those households with incomes at or below 60% of the 
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median household income for Gabriola Island (using Canada Census information).” 2 
 
In addition to the definition, the OCP includes objectives and policies regarding the 
provision of affordable housing.  Amendments to the OCP in September 2011 expanded the 
opportunities for affordable housing (see Appendix B).  Previously multi-family housing was 
only permitted for seniors and special needs markets.  With the September 2011 
Amendments, multi-family housing may now be provided for affordable housing.  However, 
in conflict with that policy is the prohibition of any increase in density.  Providing multi-
family housing for affordable housing without a means of obtaining the density required, 
without any provisions or successful examples of density banking or transfer, makes 
affordable housing develop very difficult if not impossible. 

 
The OCP does: 

i. Support a mix of housing types, which includes affordable and market housing 
in appropriate locations (which are interpreted to be located within 0.5 km of 
the Village Core, or within 2km walking distance of the village core along public 
access routes 

ii. Allow Multi-dwelling residential use for Seniors 60 years of age or older, special 
needs people with disabilities and low income families 

iii. Use of banked densities and amenity zoning provisions 
 

The OCP does not: 
i. Allow increasing residential density through redesignation/rezoning for 

Affordable Housing except for Seniors and Special Needs 
ii. Allow any development that will cause environmental issues 

iii. Allow a density greater than 12 units per hectare 
iv. Allow more than 24 total units 

 
The critical section of the OCP that provides PHC the jurisdiction to develop an affordable 
housing strategy for the community states that; 

 
The Local Trust Committee encourages other levels of government and non-profit groups 
to work towards the establishment of a Housing Agency on Gabriola Island; support 
collaborative community efforts to develop an Affordable Housing Strategy; and support 
the inclusion of Gabriola in Regional Housing Trust Funds.   
Local service clubs, non-profit organizations and others that may provide affordable 
housing are encouraged to develop projects in keeping with the policies of this Plan.   
The Local Trust Committee encourages the establishment and work of non-profit 
community land trusts for the acquisition of land for, and construction and management 
of, Multi-dwelling Affordable Housing units. (Multi-dwelling Affordable Housing 
Advocacy Policies, Sec 2.4) 

 
The Official Community Plan establishes the opportunity for a density bank wherein unused 
residential densities are “held” by the Local Trust Committee.  However, this has not been 
tested as yet.  The Density Bank Objectives outlined in the OCP are: 

                                                 
2
 Gabriola Official Community Plan Sec. 2.4, p.19. 
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i. To identify and deposit unused residential densities into the Density Bank based 
upon the following eligibility criteria:   

1. from the lands that are rezoned as parks; and  
2. from the voluntary donation of residential densities.   

ii. To consider applications for the withdrawal of banked densities in accordance 
with the rezoning requirements in Section 2.4 provided that a Housing 
Agreement is in place to ensure affordability is maintained over time.   

 
Unfortunately the OCP is fairly restrictive in how residential density are identified, there is 
no clear process for banking the densities and there is no criteria for which applications 
may be allocated to these residential densities.  One of the first challenges for an 
Affordable Housing Strategy for Gabriola is to work within the limited statutory 
requirements.  The second challenge is to work with the Community and the Local Trust 
Committee to clarify and expand the opportunities for Affordable Housing in a multi unit 
format. 
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3 Key Principles 
 

This strategy was developed through a process initiated by People for a Healthy Community 
(PHC) working in partnership with the Gabriola Island Housing Task Force (HTF). People for a 
Healthy Community has evolved and grown with the needs and requirements of the community 
since its establishment. Their main focus has been building local capacity and connections in 
order to strengthen the social networks that make Gabriola a safe and healthy place to live.  PHC 
has taken the lead on the development of the Strategy and creating the society as they have 
staff, are a charitable organization, will be appointing the first Board and will assist with 
complementary programming.  

 
Gabriola’s Housing Task Force, an informal volunteer community group, began in 2009 in 
response to the recommendations of the Gabriola Affordable Housing Needs Assessment and 
strong community interest in affordable housing.  As an ad hoc volunteer group, they were not 
ready to take on the roles and responsibilities of creating or operating a society – however, 
several of their members will be invited to become part of the Board of the new society. 

 
3.1 Principles 

 
A vibrant community exists when all its members can live safely and with dignity, as part of 
a socially and economically diverse population. The development of affordable housing is 
an important step toward such a community. This Strategy must consider the diversity of 
the Gabriola community, be flexible enough to take advantage of opportunities as they 
arise, and change as circumstances and housing needs vary.  

 
Several principles underlie the development of this Strategy:  

 
Partnership Based: Affordable housing development requires strong partnerships among 
all levels of government, non-profit and co-operative housing providers, and community 
volunteers, as well as among the people who require housing support.  
Community Supported: Development of affordable housing must be locally relevant and 
community based. It is important that the work provides positive results for individuals, 
families, and the community. 
Environmentally Sustainable: Development of affordable housing on Gabriola must be 
consistent with the Islands Trust “preserve and protect” mandate.  Environmental concerns 
must be considered throughout every step of the development and life of the housing 
project. 
Inclusive and People Based:  All persons have the right to protection from discriminatory 
practices that limit their housing opportunities and all people are entitled to their views 
and opinions. 
Fiscally Responsible: This Strategy reflects projects and budgets that are financially 
sustainable and responsible, creating affordable housing for the tenants and not imposing 
any financial costs to the community.  
Open and Transparent: As a society, the GAHS will provide information to anyone 
interested including the Strategy, minutes of meetings, resolutions of the Board and will 
engage the community in dialogue for all important projects. 
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3.2 Best Practices 

 

The process of developing this Affordable Housing Strategy involved extensive research and 
consultation. This Strategy draws on the knowledge and experience of other BC 
communities in creating affordable housing.  Policies, bylaws, zoning practices, and 
examples of successful affordable housing initiatives in other regions have provided the 
following best practices for the development of local affordable housing:  

 
a) Prioritization of need 
b) Feasibility of implementation 
c) Maintenance of affordability over the long term  
d) Use of initiatives already established and innovation 
e) Practicality of regulatory and financial constraints 

 
In addition, we will look to other locations and jurisdictions for best models and 
opportunities of replication where appropriate.  There are several examples of innovative 
regulations on other Gulf Islands that the Gabriola Local Trust Committee has not 
embraced to date.   For example, Salt Spring Island has initiated a secondary suite bylaw.  
However, a Gabriola Local Trustee has indicated that she believes the density on Gabriola is 
already too high and would not support such a bylaw on Gabriola.3  It is the view of the PHC 
Board that a density increase for a specific affordable housing project is appropriate if the 
water and sewer issues and other environmental impacts are considered and proven 
appropriate. 

 

                                                 
3
 Gabriola Sounder, July 16, 2012, SSI Secondary Suite Bylaw Passes First Reading. 
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4. Community Accomplishments 
 

This Strategy builds on work that has been accomplished by the Community since 2007.  That 
work is summarized here. 

 
4.1 Process to Date 

 
The following chart outlines all of the work and meetings that have been conducted regarding 
the potential for affordable housing on Gabriola Island. 

 
 

Jun 2007 In response to a growing community concern, several Gabriolans 

attended an Affordable Housing Conference on Hornby Island in April 

of 2007 and the information from that conference was presented at the 

Gabriola Housing Solutions Forum in June of 2007 

May 2009 The inaugural meeting of Gabriola Sustainability held at the Haven, 

identified key issue or topic areas for Gabriolans to address; housing 

and seniors were two of the issues.  A follow up meeting in October 

2009 created more detailed discussion on the issue areas. 

November 

2009 

The Gabriola Island Affordable Housing Needs Assessment was 

developed (commissioned by the Local Trust Council) and from that 

document some priorities were identified. A community meeting was 

held to discuss potential solutions and to form a Housing Task Force. 

Jan 2010 Islands Trust Community Housing Tool Kit was published, 

summarizing regulatory tools available to Local Trust Areas that can 

encourage the creation of more affordable housing. 

Summer 2010 PHC Homelessness Research Study: Some of the findings include:  

66% of respondents were paying more than 30% of their income to 

shelter costs alone, 19% did not have access to an indoor bathroom, and 

16% did not have access to a kitchen. 

Dec 2010 to 

Jan 2011 

Official Community Plan Update: 

Phase One—New definition for “affordable housing”; multi-unit 

housing allowed for affordable housing projects within 2 km radius of 

the village core; and development of a density bank to receive unused 

densities (potential principal dwellings) and then to transfer these 

densities to affordable housing projects. 

January 2010 

to Current 

PHC has surveyed their clients, provided on line opportunity for 

feedback on the housing issue, held meetings with seniors and 

residents to discuss housing needs and generally carried out an 

ongoing consultation program. 

Dec 2011 to  

Apr 2012 

This draft Affordable Housing Strategy with goals and objectives was 

developed. 
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4.2 Affordable Housing Needs Assessment 

 
The Gabriola Affordable Housing Needs Assessment of November 2009 consisted of a 
review of the current housing situation, census data, interviews with community members, 
and ideas for future focus. It provided background information, analysis, and 
recommendations regarding the affordable housing situation on Gabriola.  This study was 
funded and adopted by the Local Trust Committee.  Key findings from the Needs 
Assessment were: 

 
a) There is a lack of secure year-round rental housing.  
b) There are a number of vacation homes that sit empty during the winter months.  
c) There is an increasing gap between income and cost of housing for Gabriola 

residents.  
d) Need to minimize the environmental impact of additional housing on Gabriola. 
e) Increasing numbers of vulnerable embers of our community such as seniors, 

people with special needs and those with insecure housing. 
f) There are substandard housing issues. 
g) No public transportation makes the location for affordable housing critical 
h) There is a need for a housing organization 

 
Key recommendations of the 2009 Needs Assessment document were: 
 

a) Creation of a housing organization 
b) Seniors aging in place facility 
c) Seniors’ assisted-living facility 
d) Supported-living facility for people with special needs 
e) Addressing homelessness 
f) Shared land/housing 
g) Ecological footprint analysis particularly as it applies to water and sanitary sewer 
h) Density transfers 
i) Alternative building code primarily for secondary suites and “cottages” 
j) Encouraging mixed commercial and residential 
k) Zoning for two residential units 

 
4.3 Community Survey   
 

The 2011-2012 Affordable Housing Survey and Community Consultation indicated that 
there is little support for increasing the total number of permitted principal dwellings 
(local term is “densities”) on Gabriola Island.  This reflects the large number of lots that 
are subdivided or zoned for subdivision, but not built on at this time.  The concern is 
that if each of these legal lots were to apply for development for the permitted housing, 
we could potentially double the population of Gabriola without creating any additional 
lots, densities or affordable housing. 

 
In the most recent (2012) PHC survey, a large majority of those surveyed prefer to live in 
a private dwelling rather than shared housing. 
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4.4 Housing Task Force 

 
People for a Healthy Community in partnership with the Housing Task Force has 
functioned as an informal housing organization for the since 2009.  Prior to that, several 
Task Force members have been working towards the development of affordable 
housing on Gabriola Island as a result of the formation of Sustainable Gabriola in 2007. 
In that time PHC has gathered housing needs information from families, seniors, youth, 
and the homeless. PHC and the Housing Task Force have discussed land options with 
those potentially interested in donating land for affordable housing on Gabriola. We 
have attended affordable housing conferences and workshops, connected with other 
affordable housing providers and funders, and have contributed to the development of 
the affordable housing sections of Gabriola’s Official Community Plan.  

 
4.5 Seniors Aging in Place 

 
Currently on Gabriola there are two seniors housing complexes, one is affordable rental 
and/or ownership and one is market value condominium style.   Neither of these offer  
aging in place support options; they do not have nurses on staff, they do not have an 
affiliation with an extended care facility and they do not provide programs or services 
for the seniors.   

 
According to the most recent survey conducted by PHC, 80% of seniors surveyed 
currently live in a house, 69% of those seniors own their own home, and 50% of seniors 
have suitable accommodation (2012 Affordable Housing Survey). This indicates that 
seniors are reasonably happy with their living situations; however, what they need are 
increased support systems to help them age in place.  

 
While PHC has started the “Circle of Care” program reaching out to seniors, it does not 
create a proper aging in place option. The Circle of Care program includes a monthly 
gathering for seniors with a lunch provided, time to socialize, and often provides guest 
speakers. This program has a network of volunteers who arrange rides to and from the 
luncheon as well as an informal network of support to isolated seniors.  More recently, 
PHC has opened the PHC Community Resource Centre at #8, 590 North Rd. offer 
increased support services to seniors and families.  
 

4.6 Homelessness 
 

In response to the high cost and low availability of appropriate and affordable rental 
housing, PHC began the “Gabriola Guardian Project: Everyone Deserves a Home” in 
2011. This program has three components and is becoming a significant service of PHC: 

 
i. A comprehensive and confidential database linking landlords and 

potential tenants. 
ii. A community survey to determine the specific housing needs of people 

living on low incomes. The survey attempted to accurately count people 
who are homeless, who are at risk of homelessness, and who live in sub-
standard housing.  
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iii. An emergency fund to help finance utility bills, firewood, potable water 

and occasionally damage deposits. 
iv.  

Future component (funding dependent) is developing a Ready to Rent certificate 
program that will assist people in understanding responsibilities of tenancy and will 
include ongoing life skills support.  

 
4.7 Zoning and Density Issues 

 
The HousingTask Force presented several documents to the Local Trust Committee in 
2010 and 2011 during Phase I of the OCP Review, requesting changes in the OCP.  The 
OCP was amended to redefine affordable housing, but no additional considerations 
were given to zoning, locating or developing affordable housing unless it was for seniors 
and disabled persons.  There are still many amendments that should be made to the 
OCP to allow for a fully functioning community.  It will be the Society, in partnership 
with PHC and other groups, who will continue to request amendments to the OCP and 
the Land Use Bylaw to allow appropriate affordable housing. 
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5 Strategic Plan For Affordable Housing on Gabriola 

 
This section of the Strategic Plan lays out the direction, projects and timing for the Gabriola 
Affordable Housing Society. 
 

5.1 Regulatory and Statutory Direction 
 

This Strategy uses the Gabriola OCP vision for the island and the definition for affordable 
housing.    

 

“Gabriola is a peaceful, diverse, safe, rural community in harmony with a protected, natural 
environment.”  

(Gabriola OCP Sec. 1.4) 
 

“Housing that costs no more than 30% of a household’s gross income in rental and/or 
maintenance fees, applied to those households with incomes at or below 60% of the median 

household income for Gabriola Island (using Canada Census information).”   
(Gabriola OCP Sec. 2.4, p.19) 

 
5.2 Vision, Mission and Goals for GAHS 

 
The vision for the Gabriola Affordable Housing Society is: 
 

Gabriola Island has a wide variety of affordable rental housing options for residents. 
 
The Mission to be achieved by the Gabriola Affordable Housing Society is:  
 

To increase and maintain social and economic diversity in the Gabriola community by the 
provision of affordable housing. 

 
 

This strategy identifies five specific objectives.  The objectives each have actions related to 
them and have been assigned a short, medium or long term time frame for completion.  In 
addition, Figure 1 provides preliminary capital costs associated with each action.  PHC has 
kept in mind that we want the actions and objectives to be “SMART” objectives, in that they 
are Specific, Measurable, Attainable, Relevant, and Timely.  The purpose of a Strategic Plan 
is to determine the direction for the organization and then a logical way to accomplish the 
goals and objectives through the actions.   
 
The following Objectives will guide the Work Program for the GAHS. 
 

Objective 1: Establish a Gabriola Affordable Housing Society and apply for charitable 
status. This organization will be applied for by PHC and a Board selected.   
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Objective 2: Develop a realistic Work Program for the short, medium and long term.  
This allows for appropriate allocation of resources, applications for grants with very 
clear outcomes and timing for the Board and other parties to follow. 
 
Objective 3: Liaise with other organizations to combine programs that support 
affordable housing programs.  We have seen that PHC will be a valuable partner, but so 
will the Gabriola Health Care Auxillary (their goals include re start meals on wheels and 
public transportation specifically for seniors). 
 
Objective 4: Ensure that affordable housing is financially, socially and environmentally 
sustainable.  Any project that is undertaken by GAHS must be financially viable in the 
long term.  In addition, the future tenants of the projects will be selected based on 
criteria and compatibility with other tenants.  Finally, any project will be 
environmentally sustainable for water, sewer, on site parking, innovative heating 
systems, gardens and food production, and use of recycled building materials when 
possible. 
 
Objective 5: Extend and deepen community support/involvement in the development 
and implementation of Affordable Housing on Gabriola.  We believe that many residents 
of Gabriola do not understand the housing issues of Gabriola and we hope to education 
and inform the community.  As well, any housing project taken on by GAHS will be 
properly managed to ensure no negative impact on the community as a whole. 

 
5.3 Priorities 

 
Once the Gabriola Affordable Housing Society is formed and staffed, the work will 
proceed.  Based on research completed including surveys by PHC , communication with 
seniors and the Rollo Centre, health care professionals, etc., the following projects will 
meet the needs of the target tenant groups.  This list prioritizes the clients/tenants who 
the Gabriola Affordable Housing Society will try and house.  It should be noted that the 
top three priorities score equally as important on Gabriola.  However, it was determined 
to beset budget for the projects and recognize the limited resources, a linear priority list 
would be developed starting with the largest group, the seniors. 

 
a) Seniors - over 55 years of age – the average age on Gabriola is 59.  This is a location 

where people choose to retire.  Many of the residents over the age of 55 continue 
to work, either part time or full time.  Not all “seniors” will qualify for affordable 
housing.  This project will source and develop a shared seniors accommodation 
based on the Abbeyfield model, offering assisted living housing for 5 to 8 seniors. 

b) Single parents - includes mothers and fathers with sole or shared custody of the 
children who may be working or on maternity/paternity leave and are unable to 
afford housing on Gabriola.  The project will be to source and develop housing for 4 
single parent families. 

c) Singles - who may be physically or mentally disadvantaged, on a disability pension 
and/or make less than $18,000 per year. The project is to source and develop 
housing for 6 to 10 singles. 
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d) Source and develop a Multi unit development for seniors, families and persons with 

special needs.   
 

5.4 Projects for the GAHS 
 

To meet the needs to the priority and target tenant groups, four projects have been 
identified, in order of their priority.  These projects will form the direction for the 
Gabriola Affordable Housing Society: 
 
a) House for shared seniors accommodation based on the Abbeyfield model4. 
b) House for shared single parent families allowing the residents to share day care and 

babysitting, driving children to sports and events, and to take advantage of bulk 
purchases. 

c) House for shared singles based on a boarding house concept with a resident 
manager and single kitchen facility. 

d) Multi unit development for seniors, families and special needs. 
 

 

              
 

              Photo of the Banff and Vancouver Abbeyfield Shared House for Seniors 

                                                 
4
 The Abbeyfield model is a non-profit housing option for seniors.  Abbeyfield offers seniors the opportunity to 

have the privacy of their own living area and the support of a house coordinator who manages the building and 
cooks meals. Abbeyfield offers a warm, family-style House and a balance between privacy and companionship, 
security and independence, combined with the special caring element provided by dedicated volunteers and the 
consistency of a single House manager.   Age and loneliness are the prime considerations for residency, together 
with level of health and compatibility with other residents.  Each House creates a sense of "belonging" that is truly 
preventative medicine. With a history of nearly five decades, our statistics show that most Abbeyfield residents 
take on a new lease on life. They are more fit and more inclined to enjoy active lives without needing extended 
care. 
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6. Action Plan 

 
This summary of recommendations provides the objectives and the actions required to 
complete the objective along with a time schedule for the completion of each component of the 
action and an estimated capital cost.  It has been assumed that once PHC sets up the Society 
and the GAHS Board has been selected, all tasks and actions will be completed by the GAHS 
Board and their Executive Director.   

 
Short term actions are to be completed within two years of the adoption of the Strategic Plan.  
Medium term actions have a 3 to 4 year time frame and the Long Term actions will be 
completed in 5 to 8 years.  The Board of the GAHS will review the strategic plan annually and 
adjust the actions, timing and capital cost estimates as required. 
 
6.1 Operating Costs 

 

The Operating costs have not been provided here and it is assumed that the operating 
costs for the society will be approximately $4,600 per month ($55,200 per year) based 
on the following estimates: 

 
Figure 1 

Proposed Operating Costs for the Gabriola Affordable Housing Society 
 

Item Cost Discussion 

Rent $500 Based on renting a small office space from 
PHC or other local space available 

Utilities $400 Based on our share of phone, internet, 
power, water and sewer 

Salary $3,000 Executive Director Salary including Mercs 

Other $700 This can include supplies, travel expenses, 
newspaper advertising, accounting services 

Total $4,600 Per month 

 
 

6.2   Capital Costs 
 

The following Figure provides a list of all of the main activities required to accomplish 
the goals and the timing is based on the priorities for each project.  It is understood that 
some changes and amendments will be required to occur to the OCP before the final 
housing project can be undertaken.  However, the GAHS will move forward to that 
direction in the hope that the regulatory and legislative environment will be available 
when land and funds are provided for a multi unit affordable housing project.   It has 
also been assumed that many of the actions required will be undertaken by the 
Executive Director and/or the Board Members and do not have a capital cost associated 
with the action. 
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Figure 2 

Action Plan for the Gabriola Affordable Housing Society 
 

Short Term Actions   0 to 2 years 
2012 - 2014 

Estimated Capital 
Cost 

1 Establish the Gabriola Affordable Housing Society and apply for Charitable 
status, including legal fees. 

$2,500 

2 Prepare a budget and job description for an Executive Director and hire 
staff person for GAHS 

- 

3 Secure funding for operations for 8 years ($55,200 per year)  $441,600 

4 Develop and implement a “linking landlords and tenants” program $20,000 

5 Update the income figures from the 2011 census when available - 

6 Implement the ready to rent life skills program on how to be a good tenant $5,000 

7 Build relationships with bed and breakfasts and hotels for emergency 
housing 

- 

8 Build relations with potential funders and donors - 

9 Develop a communications strategy for the GAHS - 

10 Identify a house and property for shared seniors accommodation - Priority 
1 

- 

11 Develop tenancy agreements, communal living agreements and tenant 
selection criteria including the possible need for VIHA assistance with 
nursing, meals and other social assistance 

- 

11 Secure funding to purchase an “Abbeyfield” type residence $400,000 

12 Secure funding to modify and develop the house appropriately for Seniors, 
develop tenancy agreements and tenant selection criteria 

$100,000 

13 Work to facilitate amendments to the planning documents - 

14 Develop a financial model for the short medium and long term capital 
projects for funders 

- 

 Subtotal $969,100 

Medium Term Actions 3 to 4 years  

15 Identify a house and property for single parents to share - Priority 2  
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16 Acquire a house and property for single parents to share 400,000 

17 Develop tenancy agreements, communal living agreements and tenant 
selection criteria 

 

18 Modify and renovate the house for tenants 150,000 

19 Acquire a parcel of land for a multi unit affordable housing project 400,000 

20 Identify a house for shared singles  

21 Acquire a house for singles 400,000 

22 Develop tenancy agreements, communal living agreements and tenant 
selection criteria  

 

23 Modify and renovate the house for tenants 150,000 

24 Successfully amend the Land Use Bylaw and the OCP to allow density for 
multi unit affordable housing 

 

 Subtotal $1,500,000 

Long Term Actions   5 to 8 years  

25 Determine the form and size of a multi dwelling affordable housing project - 

26 Apply for land use and OCP approval $5000 

27 Secure funding for housing project
5
 $2,160,000 

28 Design and construct housing project $360,000 

29 Apply for development permit $3,600 

30 Draft and finalize the housing agreement with Islands Trust $5000 

31 Determine the criteria for residency and tenancy agreements - 

32 Construct housing project - 

33 Final approval of construction - 

34 Official opening and move in of tenants $5,000 

 Subtotal $2,538,600 

 

                                                 
5
 The capital costs for the multi unit affordable housing project is based on 12 total units with an average square 

footage of 900 sq.ft. and a construction cost of $200 per sq.ft. 
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6.3 Summary of Recommendations 

 
The following lays out all of the actions recommended to be undertaken by the Gabriola 
Affordable Housing Society and/or their agents or employees: 
 
a) Make application for society status for the Gabriola Affordable Housing Society 

(GAHS) 
b) Make application for GAHS Charitable Status 
c) Get the new income figures from the 2011 Census and determine what the 

appropriate rent levels are for 2012. 
d) Prepare an operating budget for the GAHS 
e) Secure funding for one year of operation 
f) Create a job description for the Executive Director 
g) Hire the Executive Director 
h) Secure funding for 7 more years of operation 
i) Develop and implement a “linking landlords and tenants” program based on the 

PHC Guardian Project 
j) Implement the “Ready to Rent” life skills program on how to be a good tenant 
k) Build relationships with Bed and Breakfast operations on the island to use for 

emergency housing 
l) Build relations with funders and donors, specifically including BC Housing, banks 

and mortgage companies and generous residents on Gabriola who have offered 
land and/or structures 

m) Develop a communications strategy with the goal of informing and educating 
Gabriola residents of the need for affordable housing.  This may include newspaper 
articles, advertising, mail outs to residents, community meetings, etc. 

n) Identify a house for shared seniors accommodation that could be utilized as an 
Abbeyfield seniors home (Priority #1). 

o) Develop tenancy agreements, communal living agreements, tenant selection 
criteria and determine  the health and needs level of each tenant (medical needs 
and other social programsrequired. 

p) Secure the funding to purchase and renovate the house. 
q) Modify the house to accommodate seniors including safety bars, wheel chair 

ramps, and any other modifications required. 
r) Continue to work on the amendments required to the planning documents – this 

will include actions such as regular attendance at the Local Trust meetings, 
documentation supporting secondary suites and increased density, presentations 
regarding shared accommodations and the Abbeyfield model, and updated 
information on income and rent statistics along with housing needs. 

s) Develop a detailed and realistic financial model for the short, medium and long 
term capital projects for funders to demonstrate our strategic approach, successes 
and other elements that demonstrate need. 

t) Develop an environmental footprint model for consideration by the Local Trust for 
the approval of a secondary suite bylaw. 

u) Identify a house for single parents to share (Priority #2) 
v) Acquire a house for single parents to share with their children that provides a 

communal living area and private quarters. 
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w) Develop tenancy agreements, shared living agreements and tenant selection 

criteria. 
x) Conduct any modifications to the house required to accommodate the families 

including bathroom and kitchen renovations along with outdoor play areas and 
communal gardens. 

y) Identify and acquire a parcel of land for a multi unit affordable housing project 
(Priority #4).  While this is priority #4, it is recommended that a location be 
identified soon so  that when the Society is talking to the Local Trustees regarding 
the development, there is a specific and tangible site that is being assessed  

z) Identify and acquire a house for shared singles (Priority #3).  This house may 
accommodate both seniors and disadvantaged singles.  This house would be 
operated with a live-in manager with a single kitchen. 

aa) Develop tenancy agreements, shared living agreements and tenant selection 
criteria. 

bb) Conduct any modifications to the house to accommodate the tenants. 
cc) Strive to successfully meet or amend the OCP and the Land Use Bylaw to achieve 

the multi unit housing project on the selected parcel of land.   
dd) Determine the form and size of the housing project.  This will include community 

consultation along with involvement from PHC and the PHC clients to ensure that 
the development will meet the needs of the lower income people who may live in 
this development. 

ee) Apply for the land use and OCP approval. This will require fees and a minimum of 1 
year to get the approvals in place. 

ff) Secure funding for the housing project.  Based on the estimated costs, donations 
and grants will be applied for. 

gg) Design and construct the housing project. Once all funding is in place, the 
construction will begin.  It is hoped that this project will receive support from the 
community like the Health Clinic did and that there will be donations of time and 
skills to construct the development. 

hh) Draft and finalize the housing agreement with the Islands Trust. 
ii) Determine the rules for residency and the criteria for selection of residents.  Create 

an Operations Committee of the GAHS. 
jj) Construct the Housing project. 
kk) Final approval of the construction and occupancy permits issued. 
ll) Official opening and move in date. 
mm) Continuation of all management function and review of housing needs on the 

island  
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7. Summary 
 

There is a large group on Gabriola that recognize the need for safe, secure and healthy 
affordable housing on this island.  While many people come to Gabriola to retire, others are 
working in local stores, restaurants and offices who provide the services to our seniors and 
families who want to continue to live here, but may not find it affordable.  Gabriola has many 
services available, that are not available on other Gulf Islands (e.g a health clinic, food bank, 
social services,etc.).  We understand there are other Gabriolans who may not believe there is a 
need for affordable housing.  This dichotomy of thinking will require continuous, open and 
honest dialogue in order for healthy solutions and community resilience. 
 
People for a Healthy Community and the Gabriola Housing Task Force have completed exensive 
research, talked a diverse and wide variety of tenant groups, consulted with other jurisdictions 
on how they deal with affordable housing and feel confident that moving forward on the 
development of affordable housing is the most postivie and productive next step to ensuring a 
diverse and inclusive community for Gabriola. 
 
The Regional District of Nanaimo has a program to support affordable housing, even though 
they will not manage housing agreements.  But the RDN says, “Its very difficult to get affordable 
housing due to long waiting lists for the existing 326 units in the region and the low vacancy 
rates for market rentals.  The 2008 vacancy rate for a two-bedroom apartment was 1.5% in 
Nanaimo and 0.3% in Parksville.”6  
 
Salt Spring Island is working on a bylaw that would approve secondary suites “along transit 
routes that are not water sensitive”.  While Gabriola does not have public transit, the Local Trust 
Committee has identified an area where multi unit development is appropriate, so possible  
establishment of environmental restrictions as to the locations for secondary suites may be 
possible  creating an alternative form of housing and that would not put additional stress on the 
environment.  An  environmental footprint concept was recommended by the Volunteer Review 
Committee for the partial OCP review that took place in 2011.   
 
People for a Healthy Community will move forward to create the Gabriola Affordable Housing 
Society and will assist the new Society in whatever forms are allowed under the definition of 
PHC’s purposes of incorporation.   

                                                 
6
 Backgrounder 5, Affordable Housing.  Regional District of Nanaimo.  www.shapingourfuture.ca 
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Appendix A - Gabriola Official Community Plan Excerpts 
 

OCP Section 2.1 General residential objectives and policies: 
“To support a mix of housing types which includes affordable and market housing in appropriate 
locations.” 
(General Residential Objectives #5, Sec. 2.1) 
“Increasing residential density through redesignation/rezoning shall not be permitted with the 
exception of Special Needs and Seniors’ affordable housing”.  
(General Residential Policies #a, Sec. 2.1) 
“With the exception of affordable housing, no provision shall be made for multi-dwelling 
residential use in the Planning Area.”  
(General Residential Policies #b, Sec. 2.1) 
 

OCP Section 2.4 Multi-dwelling affordable housing: 
“Background:  In recognition of the desirability of encouraging Gabriola Residents to continue 
living in the Planning Area, provision is made for Multi-dwelling Affordable Housing 
opportunities to meet the needs of a diverse, full-time population. For the purposes of this Plan, 
Multi-dwelling Affordable Housing shall only be permitted for:  Special Needs residents living 
with physical and / or mental disabilities; Seniors 60 years of age or older; and Low-income 
families.”  
(Section 2.4 Multi-dwelling Affordable Housing) 
Affordable housing means housing that costs no more than 30% of a household’s gross income 
applied to those households with incomes at or below 60% of the median household income for 
Gabriola Island (using Canada Census information).  
(Section 2.4 Multi-dwelling Affordable Housing) 
To ensure that provision is made for Multi-dwelling Affordable Housing in a manner which 
responds adequately to the needs of Special Needs residents, Seniors and Low-income families; 
and  
2. To provide for affordable housing in a location which is accessible to appropriate services and 
acceptable to the overall community without compromising protection of the natural 
environment and while minimizing greenhouse gas emissions. 
(Multi-dwelling Affordable Housing Objectives, Sec 2.4) 
Multi-dwelling Affordable Housing Policies  

a) Any lands designated for Multi-dwelling Affordable Housing in this Plan shall also be 
designated as part of DP-8 on Schedule C and the development permit guidelines as 
outlined in Section 9.3 shall apply.  
b) Any land currently designated Seniors and Special Needs (SSN) in Schedule B of this 
Plan shall remain under this designation until future application to designate a site for 
multi-dwelling affordable housing amends this Plan.  
c) The amenity zoning provisions of Section 904 of the Local Government Act shall only 
be permitted to be used on Gabriola to facilitate the provision of Multi-dwelling 
affordable housing for seniors and Special Needs residents.   
d) Densities for the creation of Multi-dwelling Affordable Housing for low-income 
families shall come only from banked densities as noted in Appendix 2 (Density Bank) of 
this Plan.  
e) Multi-dwelling Affordable Housing developments with mixes of Special Needs 
residents, seniors and low-income families are encouraged.    
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f) An application to re-zone a parcel for Multi-dwelling Affordable Housing shall be 
permitted only if the application complies with the following:  

i. the maximum density shall not exceed 12 units per hectare;  
ii. the maximum number of dwelling units per development shall not exceed 24;   
iii. the average size of a dwelling unit shall be not greater than 83 square metres 
(900 sq.ft);   
iv. the site shall be within 0.5 kilometres of the Village Core bounded by North, 
South, and Lockinvar Roads or a 2 kilometre walking distance from the Village 
Core along public access routes only, and shall provide access to any existing 
adjacent pedestrian and cycling pathways to the village and ferry services;   
v. where practical, in the opinion of the Gabriola Island Local Trust Committee, 
the site’s main access shall be off a main road and not through an existing 
residential neighbourhood;  
vi. common area amenities, such as kitchen and recreation facilities, shall be 
provided for prior to occupancy;   
vii where practical, in the opinion of the Gabriola Island Local Trust Committee, 
no parcel re- designated for Multi-dwelling Affordable Housing shall be 
contiguous to another parcel so designated;   
viii. the provisions of the Gabriola Island zoning bylaw may contain other 
general regulations pertaining to siting, height, lot coverage, servicing and other 
requirements which would also be applicable to a parcel in this land use 
designation;    
ix. the proposal shall include an adequate fire suppression water supply which 
shall be maintained and be available for use on site; and   
x. the minimum lot size shall be 1 ha (2.4 acres).  

g) In considering applications for the rezoning of lands to permit Multi-dwelling 
Affordable Housing, the applicant shall be required to:  

i identify the anticipated costs of the proposed land and housing to purchasers 
or occupants which are not meant to be marketed off-island;  
ii. establish the basis of the housing need of existing residents;   
iii. specify affordability in keeping with the provisions of this Plan; and   
iv. specify Special Needs housing requirements.  

h) As a condition of rezoning for Multi-dwelling Affordable Housing, a housing 
agreement pursuant to s. 905 of the Local Government Act shall be required and shall 
include provisions that:  

i. ensure the maintenance and stability of affordability in perpetuity;  
ii. specify how the housing project will be managed and administered including, 
if deemed applicable, that it be operated on a not-for-profit basis;  
iii. specify the manner in which the housing units will be made available to the 
identified class of persons at the time the housing units are first occupied and 
with respect to subsequent occupancy; and  
iv. specify the mix of rental and ownership housing units permitted.  

i) In addition to 2.4 g), a housing agreement for Multi-dwelling Affordable Housing for 
seniors only shall also:   

i. specify that at least one individual who has attained 60 years of age shall 
reside in each dwelling unit; and  
ii. specify that not more than three individuals may reside in each dwelling unit.  
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j) Multi-dwelling Affordable Housing applications must demonstrate the lowest possible 
net water, waste, green house gas emissions and energy use.  
k) The Density Bank in this Plan shall be amended from time to time such that any 
unused residential densities that result from rezoning for parks are added to the Density 
Bank for use as Multi-dwelling Affordable Housing for low-income families.  
 

OCP Section 2.4 Developing an affordable housing strategy for the community: 
a) The Local Trust Committee encourages other level of government and non-profit groups to 
work towards the establishment of a Housing Agency on Gabriola Island; support collaborative 
community efforts to develop an Affordable Housing Strategy; and support the inclusion of 
Gabriola in Regional Housing Trust Funds.   
b) Local service clubs, non-profit organizations and others that may provide affordable housing 
are encouraged to develop projects in keeping with the policies of this Plan.   
c) The Local Trust Committee encourages the establishment and work of non-profit community 
land trusts for the acquisition of land for, and construction and management of, Multi-dwelling 
Affordable Housing units. (Multi-dwelling Affordable Housing Advocacy Policies, Sec 2.4) 
 

OCP Section 2.5 Gabriola Island density bank: 
Background: In this Plan, density banking refers to a process wherein unused residential densities 
are held by the Local Trust Committee for an unlimited time and for the purpose of enabling 
affordable multi- dwelling housing for low-income families and without any net increase to the 
allowed density on Gabriola Island. The deposit of one or more densities to the density bank takes 
place through bylaw amendments resulting from the rezoning of the property from which the 
density was removed for deposit into the density bank. Withdrawal of one or more densities from 
the density bank requires a similar amending bylaw and rezoning process. These transactions are 
recorded in Appendix 2.   
 
Gabriola Island Density Bank Objectives 

1. To identify and deposit unused residential densities into the Density Bank based upon the 
following eligibility criteria:   

i. from the lands that are rezoned as parks; and  
ii. from the voluntary donation of residential densities.   

2. To consider applications for the withdrawal of banked densities in accordance with the 
rezoning requirements in Section 2.4 provided that a Housing Agreement is in place to ensure 
affordability is maintained over time.   
 

Gabriola Island Density Bank Policies  
a) Residential densities resulting from a rezoning pursuant to Objective 1 will be deposited to 
the Density Bank as an amendment to the Official Community Plan.   
b) Residential densities from the Residential Density Bank in Appendix 2 that are withdrawn 
pursuant to Objective 2 will be deleted from the Residential Density Bank in Appendix 2 by an 
amendment to the Official Community Plan.   
c) Residential densities listed in the Residential Density Bank in Appendix 2 are principal dwelling 
units and do not include accessory cottages until related policies are developed by the Local 
Trust Committee.   
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d) All land that receives density from the density bank shall be rezoned to permit the added 
density and that density shall not exceed the density of the parent parcel plus the density 
granted from the density bank.    
e) Parcels that have density allocated to or from the density bank shall be noted in both text and 
maps.    
  

OCP Section 2.6 Single family affordable housing: 
Background:  A community plan is intended to contain a statement concerning the provision of 
affordable housing in the community.  On Gabriola, where there is no provision for multi-family 
housing, allowance for an accessory cottage, on parcels 2.0 hectares or larger, is looked upon as an 
appropriate means of addressing the island’s need for single-dwelling affordable housing.  
Single-dwelling affordable housing means accessory cottage housing that does not exceed 65 square 
metres (700 square feet) in area and which costs no more than 30% of a household’s gross income 
applied to those households with incomes at or below 60% of the median household income for 
Gabriola Island (using Census Canada information) 
 
Single-dwelling Affordable Housing Objectives  

1. To ensure a supply of affordable housing is provided for on Gabriola in a manner which does 
not detract from Gabriola’s rural island character.  

 
Single-dwelling Affordable Housing Policies  

a. Provision for an accessory cottage on a parcel of 2.0 hectares or larger (as per policy 2.1g), 
shall be recognized as the Gabriola means of providing for single-dwelling affordable 
housing in a rural low-density context.  

 
 
 

Appendix B  - Glossary of Terms 
 

Emergency shelter—“Short-stay housing of 30 days or less. Emergency shelters provide single or 
shared bedrooms or dorm-type sleeping arrangements, with varying levels of support to 
individuals.”  
Supportive Housing—“Provides ongoing supports and services to residents who cannot live 
independently and who are not expected to become fully self-sufficient. This form of housing 
may be located in a purpose-designed building or scattered site apartments.”  
Transitional Housing—“Housing from 30 days to two or three years that includes the provision 
of support services, on- or off-site, to help people move towards independence and self-
sufficiency” 
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Executive Summary 
 
The following report outlines the results of a feasibility study aimed at identifying the 
current status of accessible housing on Gabriola Island, the challenges, and some 
recommended actions.  The current status as identified through statistical analysis 
includes dramatic increases in housing prices, increasing rent while income levels 
remain the same, reduced diversity of age within the population, and a lack of 
affordable housing options.  The challenges expressed by residents interviewed can be 
seen in the statistics.  The challenges include housing security, affordability, 
environmental impact, diversity, supported living needs, substandard housing, 
homelessness and lack of organizational structure.   
 
The recommended actions were identified through research into other comparable 
communities and public input.  They fall into two main categories.  The first group of 
actions relates specifically to the need for some form of housing organization on 
Gabriola Island and the actions that can be undertaken by that organization or 
consortium of organizations.  Recommended actions include accessing funding both for 
housing itself as well as for supports, researching the various forms of affordable 
housing, providing information about rights and grants as well as matching tenants and 
landlords.  An additional structure, a seniors’ council, comprised of the various 
organizations on the islands linked to services for seniors, is also recommended.   
 
The second group of actions are the responsibility of the local government bodies.  The 
majority of these are the responsibility of the Gabriola Local Trust Committee, Islands 
Trust.  Some potential changes to the Official Community Plan (OCP) were identified 
through this research including an ecological footprint analysis as the basis for approval 
of affordable housing applications, special or alternative zoning, additional residential 
units on properties if compliant with an ecological footprint analysis, density transfer or 
down‐zoning.  It is recommended that a deeper analysis and information gathering be 
carried out regarding these potential changes and that the results of that analysis 
inform the upcoming OCP review for Gabriola.  There are also recommended actions for 
both the Regional District of Nanaimo (reduced water use incentives for some of the 
potential OCP changes) and the Vancouver Island Health Authority (mental health and 
other services available on Gabriola). 
 
We also strongly recommend a Phase II study, to carry out a deeper analysis and 
collaboration as required, for those actions identified as the responsibility of the local 
governments (both Islands Trust and Regional District of Nanaimo).   
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Introduction 
 
Like many small rural communities in British Columbia, Gabriola Island has undergone 
many changes.  Population increased by 15% to 4050 (2006) during the last census 
period and the there has been a steep climb in housing prices since 2001.  Based on 
indications that affordable housing and accessible housing are of concern for Gabriola 
residents, the Local Trust Committee (Islands Trust) requested that a housing needs 
assessment be carried out. 
 
The following Report addresses three objectives: 
 

a) Accurate information with respect to housing on Gabriola including 
income and affordability, tenure, size and suitability according to family 
size and composition, service and special needs. 

b) Analysis of the needs of the Gabriola community relative to housing 
availability, options, environmental impact and affordability. 

c) Identification of alternative approaches to addressing the housing 
affordability needs on Gabriola Island. 
 

Information was gathered through relevant statistical information as well as through key 
informants, a literature review and a meeting to gather public input.  The data was 
analysed with the preceding objectives in mind.   
 
Information gathered on the current status of housing on Gabriola indicates a 
substantial increase in housing prices and rental costs while incomes remain stable, a 
lack of available affordable rental accommodation, decreasing age diversity and a high 
number of renters paying more than 30% of their income for housing.   
 
The key challenges and opportunities identified through the analysis are:  housing 
security, affordability, water and sewage considerations, supported living, substandard 
housing, homelessness, location/transportation, need for diversity, lack of housing 
organization and the underground network. 
 
Solutions responding to the preceding challenges include increased supported living 
strategies, opportunities for sharing land and housing, an ecological footprint analysis 
tied to affordable housing strategies, voluntary density transfer and several changes to 
the OCP including down‐zoning, special zones, additional accommodation in current 
buildings and the need for an organization to implement housing initiatives on Gabriola. 
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Methodology 
Our approach has been a Stage‐by–Stage process that is “iterative” in form, where we 
have moved through a series of data collection activities, gathering community input, 
and analyzing the data.  This report is based on both quantitative as well as qualitative 
data. 
 

Stage One – Analysis of Statistical data 
 

The sources of quantitative data include Census data (in the report “Gabriola Island” 
refers to the Gabriola Islands Trust Area when Census data is the source), statistics 
gathered from Gabriola organizations, Islands Trust data, and local organizations.  The 
data was analyzed to determine changes over time as well as comparisons with other 
relevant geographical areas.  While the census data provides accurate data the last 
census was in 2006 and therefore some of the information is out of date relative to the 
issues facing those purchasing or renting homes on Gabriola Island. 
 
   

Stage Two ‐ Interviews & Questionnaires 
 

Interviews and questionnaires were carried out with the following people and 
organizations:  

A.  Residents experiencing difficulties with housing, 
B.  Employers, 
C.  Agencies involved in providing relevant services, and 
D.  Representatives of key organizations involved in supporting this research.    

 
This data is to assist in understanding the reality for those experiencing difficulty in 
accessing affordable and appropriate housing on Gabriola.   The interviews and 
questionnaires were targeted to specific populations to gain more in depth 
understanding; the responses are qualitative in nature and analysed as such.  The data 
was reviewed in the following ways: 
 

A. To gather qualitative information from people who were or had experienced 
difficulty in accessing affordable housing we inserted the following request into 
both of the local newspapers:   

 
We need your input for the Gabriola Housing Study.  If you have had difficulty 
finding affordable or appropriate housing in the last three years and are 
interested in providing comments related to one of the following areas: 

a)       Renting on Gabriola  
b)      A person with special needs or disabilities  
c)      A household with children 
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d)     A senior 
e)      Youth 
f)   Those trying to get into the housing market for the first time 

 Please contact us by June 30th at gabriolahousingstudy@gmail.com.  For 
those without computer access please sign up at the Library June 8th to 30th. 

 
In addition one of the consultants was available at the local market and the local 
food emergency depot for anyone who was interested in providing input but 
hadn’t contacted the consultants via email or the library.   
 
A total of 16 people were interviewed in response to this request; many with 
overlapping areas of input.   

 
B. To gather input from employers on Gabriola Island a range of businesses with 

service positions were contacted.  This was not an exhaustive list of employers 
but rather a sampling of relevant businesses.  A questionnaire was sent to each 
of these businesses asking information about their understanding of housing 
challenges facing their employees.  Some employers chose to be interviewed by 
phone. 
 
A total of 5 employers were sent the questionnaire and interviewed by phone 
(appendix A). 
 

C. Local agencies providing relevant services to people on Gabriola Island were 
contacted in order to gather their input.  They received the opportunity to fill out 
a questionnaire and/or have a telephone interview.   
 
A total of 5 agencies provided responses to the questionnaire and/or telephone 
interview (appendix A). 
 
 

D. To gather input from those funding this project, we interviewed the planner with 
Islands Trust (Chris Jackson) and we contacted each of the Local Trust Committee 
and interviewed them separately.  We also interviewed both the Regional 
District of Nanaimo (RDN) staff person responsible for the affordable housing 
strategy (Chris Midgely) and the elected Director for Area B.   

 
Stage 3 – Analysis of Qualitative Data  

 
A thematic analysis was used to identify key themes arising from the interviews and 
questionnaires.  The statistical analysis and themes were linked in order to delve 
deeper into the underlying challenges and opportunities related to housing on 
Gabriola Island.     
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Stage 4 ‐ Literature Review 

 
Research into available literature on affordable and accessible housing on the Gulf 
Islands and other similar communities was undertaken.  The purpose of this research 
was to identify actions that responded to the challenges and potential solutions 
identified in Stages One through Three.    
 

Stage 5 ‐ Public Consultation 
 
On Saturday September 26th, 2009 a community meeting was held on Gabriola Island.  
The general public was invited to this meeting through advertisements and articles in 
both of the Gabriola newspapers (the Gabriola Sounder and the Flying Shingle) and 
through an article in a Nanaimo Daily Newspaper.  Notices were posted on mailboxes 
throughout the community.  Thirty‐three people attended this meeting. 
 

The Agenda for the meeting was as follows: 
 

A.  Presentation of Challenges 
B. Presentation of potential solutions (accompanied by “Solutions Backgrounder” 

handed out to all participants – See Appendix A). 
C. Small facilitated groups discussed each of the 12 ideas in the solutions 

backgrounder, responding to the following: 
a. Benefits, 
b. Challenges, 
c. What else do we need to know?, and 
d. Next Steps.   

 
Stage 6 – Analysis and Final Report 
 

The information gathered through the literature review and through the public meeting 
was analyzed to determine the relevance of the potential actions to the challenges 
presented, the benefits and challenges of each of the actions, the recommended next 
steps and who is responsible for taking those steps.   
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Housing & Population Profile 

Introduction 
 
The following information and analysis outlines the current status of housing on 
Gabriola as well as the changes in population, households, dwellings and affordability.  
This information is drawn from a range of data, primarily Census data but also data from 
community organizations that have surveyed Gabriola residents as outlined in the 
Methodology section.   

Population 
In 2006 Gabriola Island had a permanent resident population of 4,050.  The population 
increased by 15% between the 2001 and 2006 census.  Fifty‐one percent of the 
population is female and 49% male.  The following chart depicts the change in age 
demographics since the 2001 census as well as how Gabriola Island age demographics 
compare with the Regional District of Nanaimo (RDN): 
 
Figure 1: Population Age group, percentage distribution 

 
Source:  Stats Canada 2006 Census 

 
Change in age demographics from 2001 Census 
 

⇓ 9% decrease in number of children 0‐9 years 
⇓ 21.9% decrease in number of youth 10‐19 years 
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⇑ 18.2% increase in those 20 to 44 
⇑ 22.2% increase in those 45‐54 
⇑ 33% increase in those 55 to 64  
⇑ 19.8% increase in those 65 to 74  

 
⇓ 16.7 % decrease in those 75 and older  

 
Comparison with RDN:  Gabriola has a different age spread when compared to the 
Nanaimo Regional District.  There is smaller proportion of children and youth, higher 
proportion of 45 to 74 year olds, in particular 55‐64 year olds.  There are less in the 75 
and older category.   When compared to BC, Gabriola has an older population. The 
median age of the population on Gabriola is 52.9 years compared to 40.8 years in BC. 
 
A statistic that is not captured in the current available statistical sources is the increase 
in population that occurs on Gabriola during the summer months.   

Households 
 
The total number of occupied private households on Gabriola Island in 2006 was 1,998 
and the average number of people considered permanent residents living in each 
household was 2.  The following chart provides a Gabriola 2006 household occupancy 
comparison to RDN in 2006 as well as Gabriola in 2001.  These figures do not capture 
summer or weekend residents or those who are homeless.  
 
Figure 2: Percentage of persons per household  

 
Source:  Stats Canada 2006 Census 

 
 
Children living at home:  There has been a slight increase in the number of 2 household 
families and a slight reduction in households with 3 or more persons.  This is consistent 
with the reduced number of children and youth on Gabriola Island.  What the following 
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chart indicates is that corresponding to decreased number of children in the household 
(especially in the 15 to 17 age bracket), there is an increased number of older children 
living with their parents (from 30 in 2001 to 75 in 2006).   
 
Figure 3:  Number and age of children living at home 

 
Source:  Stats Canada 2006 Census 

 
Family Composition:  In 2006 there were 155 lone parent families living on Gabriola in 
2006, 825 couple families without children and 305 households with children. In 
addition there were 30 people who lived with relatives, 120 with non‐relatives and 675 
lived alone.  The changes in household composition from 2001 to 2006 include the 
decrease in percentage of children living at home and the increase in the number of 
people living with non‐relatives. 
 
Figure 4:  Gabriola households: Percentage of family type  

 
Source:  Stats Canada 2006 Census 
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Dwellings    
  
Population Density: There are 4050 people living on 57.6 km² resulting in a population 
density of 70.3 persons/km².  This compares to RDN at 68.1 persons/km², Salt Spring 
Island at 52.9 persons/km² and Bowen Island at 67.3 persons/km².   
 
The majority of the population is at the North end of the Island around the Village core.  
The following map provides an estimate of percentage of population for each of the 
various areas of Gabriola Island.  There are 1,998 occupied dwellings on Gabriola. 
 
Figure 5:  Percentage distribution of Gabriola population 

 
Gabriola Public Transit Committee 2008 

 

21% 

9%

4% 

20% 

23% 

23%

Dwelling type:  Over 92% of the dwellings on Gabriola Island are single detached 
dwellings.  While this differs from RDN and BC it is similar to other islands in the Islands 
Trust area: 
 
Table 1:  Percentage of Dwelling Type 

  Gabriola RDN Bowen  BC 
single detached house  92.5 68 90.3  49 
semi‐detached  1.8 3.8 0.4  3.1 
duplex  1.3 5.4 3  10.2 
apartment under 5 stories  1 13.3 4.1  20.9 
other single attached house  0.8 0.3 0.4  0.2 
movable dwelling  3.3 3.5 0.7  2.6 
Other  0 6.7 1.5  14 

Source:  Stats Canada 2006 Census 

 
 
Construction starts:  Gabriola’s dwellings are relatively new in comparison to both RDN 
and the rest of BC.  The highest percentage of dwelling starts on Gabriola was during the 
period from 1991 to 2000.  While there were fewer dwellings built relative to the 
provincial average from the early 1900’s to 1960,  Gabriola’s housing starts were 
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comparable in the period from 1960 to 1990 and higher than the regional district and 
provincial averages from 1990 to 2006.   
 
Figure 6: Percentage of dwelling starts 

 
Source:  Stats Canada 2006 Census 

 
House Size:  Gabriola’s dwellings are smaller than both RDN and BC in terms of number 
of rooms as well as number of bedrooms.  From 2001 to 2006 there was a slight 
increase in the average number of rooms in a house on Gabriola (from 5.6 to 5.8) and a 
slight reduction (2.3 to 2.2) in the average number of bedrooms.   
 
Figure 7: Number of rooms, bedrooms & average occupants 

 
Source:  Stats Canada 2006 Census 
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In Need of Repair:  Although dwellings on Gabriola are new relative to those in BC and 
RDN, the census indicates that the need for repairs is slightly higher on Gabriola: 
 
Table 2:  Percentage of dwellings requiring repairs 
    Gabriola RDN BC 
Require  regular maintenance  61.4 69 67.7 
Require minor repairs  29.1 24.2 24.9 
Require major repairs  9.3 6.8 7.4 

Source:  Stats Canada 2006 Census 

 
Resident versus visitor occupied:  Like many gulf islands Gabriola has a higher 
proportion of dwellings occupied by visitors versus residents when compared to both 
the Regional District of Nanaimo and to British Columbia.  In census data visitors are 
categorized as non‐usual residents.  Usual residents are defined as those that normally 
live in the household they reside in. Non‐usual residents or persons living temporarily in 
a household (a group made up of vacation home owners and their families, college and 
university students who occupy units but usually live elsewhere in Canada or in other 
countries and people who are working temporarily on Gabriola). The proportion of 
dwellings that are resident to visitor occupied is comparable to other gulf islands with a 
direct link to Vancouver Island or Vancouver’s Lower Mainland, as indicated by the 
similarity to the Denman Island figures in the chart below.   
 
Table 3:  Number & Percentage of dwellings occupied by usual vs. non‐usual residents 

Dwellings 2006  Gabriola  Denman  RDN BC
  # % # %  % %

Occupied by usual residents  1998 73% 527 75%  94% 92%
occupied by non‐usual 
residents  746 27% 176 25%  6% 8%
Total Dwellings  2744 100% 703 100%  100% 100%

Source:  Stats Canada 2006 Census 

Affordability 
 
Prices: The following Gabriola real estate prices indicate the steep increase in housing 
prices since 2001.  These prices are average prices of family homes and lots sold over 
the 12 month period.  The prices for Single Family Homes do not include single family 
waterfront, acreage with house, duplex/triplex, mobile homes or single family strata.  
The prices for lots do not include acreage or waterfront. 
 
Table 4:  Real estate prices 2001 to 2008 
 2001 2002 2003 2004 2005 2006 2007 2008 
Lots  $30,092  $35,575  $41,794  $62,321  $88,102  $127,115  $139,179  $133,560 

Single 
family  

$126,583  $140,881  $162,480  $197,783  $259,614  $299,434  $327,276  $333,611 
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Source:  Vancouver Island Real Estate Board, MLS statistics 
According to the preceding numbers, prices for lots have seen a 444% increase from 
2001 to 2008 and prices for single family dwellings have seen a 264% increase during 
that same period.  The following graph depicts the sharp increase.  
 
Figure 8:  Real estate prices 2001 to 2008 

 
Source:  Vancouver Island Real Estate Board, MLS statistics 
 
 
Income:  The income level of Gabriola residents is lower than the provincial and RDN 
average according to the 2006 Census figures.    
 
Figure 9:  After Tax Incomes – Percentage of Population 

 
Source:  Stats Canada 2006 Census 
 

 
Labour Force and Income Source:  Just over 50% of Gabriola residents over the age of 
15 are in the labour force.  Twenty‐two percent are self‐employed on Gabriola 
compared to 10% in the RDN.  The majority of those not in the labour force receive their 
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income from pensions and investments.  The unemployment rate on Gabriola Island was 
6.3% compared to 6% in BC at the time of the census.   
 
Figure 10:  Labour Force and Income Source 

 
Source:  Stats Canada 2006 Census 

 
Employment Income:  In 2006 there were 2,260 out of 3,595 Gabriola residents who 
were over 15 and received employment income.  Of the 2,260 there were 37.6% who 
worked full time, full year and 50.4% who worked part year or part time.   The following 
chart provides the median incomes for residents with employment income.  Since 2006 
the unemployment figures have gone up.  In 2006 the unemployment figure was 7% and 
in 2009 it is 8.1% for this region 
 
Figure 11: Employment Income 

 
Source:  Stats Canada 2001 and 2006 Census 
 
Occupations & Affordability:  The relative affordability of the housing stock is 
determined by the purchasing power of local households.  On Gabriola, the two largest 
occupations for those in the labour force in 2006 were retail trade and construction.  
Households with one person earning a construction labourer’s average annual income 
of $20,390 can afford to pay approximately $500 per month for rent.   Those working 
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full time in minimum wage positions in the retail trade and accommodation and food 
services have an average annual income of $14,560 before taxes.  Thirty percent of their 
income for rent payments is $364.   On Gabriola many of these positions are seasonal, 
full time in the summer months and part time in the winter as reflected in the income 
source statistics. 
 

Figure 12:  Occupations 

 
Source:  Stats Canada 2006 Census 

 
Low Income populations:  The following chart compares the prevalence of low income 
on Gabriola with the RDN and with Denman Island.  Both in absolute terms as well as in 
comparison with the other two geographical areas there are two population groups that 
are over represented in the lower income category.  The first is female lone parent 
families and the second is single adults who have no family members living with them.   
 
Figure 13:  Percentage of low‐income after tax 

 
Source:  Stats Canada 2006 Census 
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Income Assistance rates:  People who don’t have employment, who don’t qualify for 
Employment Insurance and are under 65 receive the following monthly payments: 
 
Table 5:  Income Assistance rates 
  Support*  Rent  
Single  235  Up to 375 
Couple  307  Up to 570 
Single parent with one child  307  Up to 570 
Couple with one child  401  Up to 660 
Single parent with two children  401  Up to 660 
Couple with two children  401  Up to 700 
Source:  Government of British Columbia 
*Support is provided for food, transportation, clothes, etc. 
Income assistance rates in British Columbia are one of the lowest in Canada.   
 
Increased economic hardship in 2008/09:   “People for a Healthy Community” provide an 
emergency Food Depot.  The following quote indicates the dramatic increase in those 
required to use the Depot within the last year and the relationship to affordable 
housing: 

“On Gabriola the average number of people using PHC’s Emergency Food Depot 
has increased by 41% in the past year. We are experiencing increase in food 
depot use every week as more new people arrive. Job loss, waiting for EI, being 
cut off from income support, low employment income and lack of affordable 
housing are all contributing factors.”  Barbara Saunders, ED, PHC, 2009 

 
Tenant Households:  In 2006 only 15% of the 1,998 dwellings on Gabriola Island were 
tenant occupied for a total of 295 tenant households.  The average rent in 2006 was 
$711 and at that time 66 % of the tenants were paying 30% or more on their rent.   
Almost 7% of private households are rented by families and their average rent was $800 
in 2006 according to census data. 
 
Table 6:  Percentage, number of tenant households, average rent, core need 
TENANT HOUSEHOLDS  2001  2006 
% of tenant households  15%  15% 
# of tenant households  260  295 
Average rent  $580  $711 
% of tenants paying 30% or more on gross rent  59.6%  66% 
FAMILY TENANT HOUSEHOLDS     
% of family tenant households    6.8% 
# of family tenant households    135 
Average rent    $800 
% of family household tenants paying 30% or more on gross 
rent 

  67% 

Source:  Stats Canada 2006 Census 
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The majority of those that were interviewed were paying more than 30% of their 
income for rent and many were paying more than 50%.  The following chart provides 
the average rent asked (first week of the month ads) for different types of 
accommodation.  Seasonal accommodation was not included in the following chart. 
 
Figure 14:  Advertised long term rental accommodation June 2005 to July 2009 

 
Source:  Gabriola Sounder Rental advertisements 
 
There were some noticeable changes in the type of accommodations advertized over 
the four year time period.  One change, as noted above is the addition of 
advertisements for one and two bedroom suites in homes starting towards the end of 
2007.  In 2007 to 2009 there was an increase in advertisements for executive style 
waterfront homes (in the $950‐$1600 range) and a decrease in winter rental cabins.  
Balancing out the high end rentals was an increase in shared accommodation/rooms for 
rent. 
 
Figure 15: Number of advertisements/year for types of accomodation 

 
 
 
Owned Accommodation:  Eighty‐five percent of resident occupied dwellings are owner 
occupied.  The steep increase in housing prices has resulted in no first‐time home‐
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buyers on Gabriola (2007) and higher mortgages.  However, the average monthly 
mortgage payment is still lower than both RDN and BC.   
 
The lower mortgage payments for Gabriola versus RDN and BC indicate that those 
purchasing homes on Gabriola Island may have higher down payments or longer term 
mortgages.   
 
Eighteen percent of those residents owning their home pay over 30% of their household 
income on their housing payment. 
 
Figure 16: Average housing/mortgage payment 

 
Source:  Stats Canada 2006 Census 

Summary 
 
The relationship between housing and population on Gabriola is going through some 
key changes.  There is a trend towards less diversity in age, in particular youth and 
young families as housing costs increase.  The high cost of purchasing land on Gabriola 
has reduced the potential for first time home buyers being able to own a place of their 
own on Gabriola.  The increase in the ratio between housing costs (for both renters and 
owners) and income indicates increased difficulties for those who do not currently own 
homes to enter into the housing market or to find suitable accommodation at 30% or 
less of the family income.  According to the census statistics low‐income singles and 
lone parents are most at risk of not having affordable, safe housing.   
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Key Challenges & Opportunities 
Interviews were held with people who had or were having challenges with housing on 
Gabriola, representatives from agencies providing support in the community, employers 
of service workers, and representatives from the local government bodies.  The 
following challenges are derived from comments made by those interviewed 
supplemented by statistical data.  All quotes in text boxes are from direct quotes from 
those interviewed. 

Housing Security 
 
The lack of security in housing was mentioned by many of the interview respondents.  
The underlying issues include lack of legal rental housing on Gabriola and temporary 
(winter) rentals. 
 

“Lots of rentals are 
technically illegal – there’s 
the risk of eviction, no 
security” 

Legal rental housing:  There are three types of rental housing (with kitchen facilities) 
legally available on Gabriola Island.  One is the rental of a full house (this can be rented 
by a group of non‐related individuals), the second is rental accommodation above 
commercial space in the village and the third is a 
separate cottage on a five acre property.  Secondary 
suites are not allowed, nor are separate rental 
housing units on any residential property under 5 
acres.    
 
The result is a lack of smaller legal rental housing 
available on Gabriola Island and the corresponding activities that have arisen out of that 
situation.   Accommodation that is not consistent with the Island Trust by‐laws – 
secondary suites and separate cottages on less than five acres are evident throughout 
the island.    There have been limited complaints regarding these units. 
 

We see who is renting in 
the winter at a decent rate 
and find places but then 
when summer comes 
renters are given notice 
and the rent for one 
month becomes the rent 
for one week. Employer 

Non‐resident homes provide temporary rental:  The homes that are not owned by 
permanent Gabriola residents are either left empty 
during the winter months or rented on a temporary 
basis to Gabriola residents with the request that they 
vacate during the weeks that the owner is using the 
property.  Many of those interviewed mentioned that 
they have been asked to leave their rental 
accommodation during the summer period (May 
through end of August) in order to accommodate 
either the owner or vacation rentals.  While this is 
usually agreed to by the renter at the beginning of the 
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rental period it still creates many difficulties for those renting, in particular if there are 
children or if the renter is self‐employed.   
 
While security is an issue for tenants these homes do offer rental accommodation 
during the winter months in homes that would otherwise sit empty.  As one interviewee 
stated: 
 

“It’s frustrating to see so many places sit empty while their off‐island owners 
neglect the upkeep of their homes, and visit only briefly in the summer.  Maybe 
there’s a way to connect landlords and tenants who could pay a small rent and 
help to maintain the place, whilst the owner would be helping out someone who 
serves in the community.” 
 

Information about Residential Tenancy Act:  Many of the tenants were unaware of their 
rights regarding home security.  One of the issues a tenant raised was a house being on 
the market and the tenants having realtors drop by during times that weren’t 
convenient or pre‐arranged.  This and other issues such as responsibilities regarding 
repair of the building are addressed to some degree under the Residential Tenancy Act. 

Housing Affordability 
 

“I cannot afford the current 
rents being offered on 
Gabriola.” 

The increasing negative ratio between income and cost of housing for Gabriola residents 
is evident in both the statistical analysis as well as 
the comments from those interviewed.  The type of 
work available on Gabriola and the income level for 
those occupations has remained relatively stable 
whereas the cost of housing has increased.   
 

Those living on a fixed income such as a disability 
pension do not have enough for both rent and food.  “I live on disability of $700 

per month.  Rent is $600 a 
month.”  

Youth and single parent respondents were typically 
paying over 50% of their after tax income on rent, 

leaving little for food and other necessities.   
 

“My monthly rent and 
utilities are more than half 
my before tax household 
income”

The ratio of income to rent makes it difficult for youth 
to stay on Gabriola.  One youth discussed the difficulty 
in raising money for university given how high the rent 
was in relationship to what she could earn on 
Gabriola.   
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Several of the agencies indicated that they were aware of a number of seniors that were 
unable to find affordable stable housing and a number of families and seniors that had 
left Gabriola over the last five years due to the lack of affordable housing. 
 
The second issue is for those wishing to enter the real estate market.  While the prices 
have stabilized and dropped slightly from the high peak they are still too high for first 
time home buyers.  As noted in the statistics there were no first time home buyers in 
2007.   

Environmental Considerations 
 
Some of those interviewed mentioned the importance of considering the impact of 
water and sewage when evaluating the various options for increasing affordable 
housing on Gabriola Island. 
 
Water:  On Gabriola Island all homes have either a well, cistern(s) or a combination of 
the two (the water source for delivery is on island water). There is no water 
infrastructure system in place.   
 
Table 7:  Water Source for Gabriola Homes 
 Frequency Percentage   
Well (1) 199 72  
Cistern by delivery (2) 0 0  
Cistern by collection (3) 40 15  
Well and collection (1, 3) 29 11  
Well and delivery (1,2) 2 1  
All the above 2 1  
Collection and Delivery (2,3) 2 1  
n/a 2 1  
Total 276 102   

Source:  Gabriola Groundwater Management Society 2007 

 
An analysis of groundwater           Figure 17:  Water level trends – Gabriola Observation Wells 
levels is carried out in the 
Islands Trust area through 
observation wells on each of 
the islands.  In 2001 all four 
observation wells on Gabriola 
indicated no trend.  In 2006 
the results indicate a 
reduction in water levels at 
one of the observation wells, 
two indicated no trend and 
one provided insufficient data.   
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The following statements from the Islands Trust’ “Measuring Our Progress Report 2006” 
indicates the importance of groundwater levels in the Islands Trust area: 
 

“Sufficient levels of groundwater are critical to maintaining ecosystem health and 
meeting the water needs of island communities. Groundwater feeds streams and 
wetlands, and supports normal ecosystem functioning and healthy wildlife populations. 
On some islands, groundwater is the only viable source of fresh water available to 

residents.” 
 “I need to purchase 

water…as there are rain 
water cisterns with no 
filters…I would like to 
garden but can’tr” 

Some of those interviewed described lack of water as 
an issue in the place that they were renting.  A number 
of tenants purchased their water.   
 
 

 
Sewage:  There is no sewage infrastructure on Gabriola Island.  The majority of Gabriola 
homes have a septic system and some, if they are unable to put a septic system onto 
their property, use a pump and haul system (sewage is regularly pumped out of a 
holding tank and trucked off the island).   An improperly maintained, installed or 
inadequate (too many people in relation to the capacity) septic system can result in 
contaminated runoff entering nearby watersheds, which could eventually pollute 
adjacent wells and streams.   

Supported Living 
 
Throughout British Columbia and Canada there are specific population groups that often 
require supports incorporated into their living situation.  Seniors, people with 
disabilities, both mental and physical, as well as people with diseases, including mental 
disease require some form of support worker in their home.  There are different levels 
of support required.  Some people can manage with assistance from their family and 
with Home Support worker assistance.  Others require some form of live‐in support.    
 
For adults with special needs ready to leave home the parents need to find one to two 
other families in the same situation and organize the sharing of a house with others and 
with a support worker who would be paid by government subsidy to support the 2 to 3 
special needs adults. There is no support group or network currently operating on 
Gabriola to initiate this type of living arrangement on Gabriola. 
 

“people don’t self‐label, and 
miss out on potential support 
towards independence.”   

One issue raised by those interviewed was the 
resistance to self‐label as having special needs 
and therefore miss out on the supports provided 
through government subsidies.  Another issue 
was the need to coordinate between the parents 
and youth living on Gabriola in order to determine if there was a possibility of supported 
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housing on Gabriola. 
 

“Aging is a huge surrender and 
cause of major elder depression 
due to loss.”   

Seniors requiring extra supports:  The issue facing many seniors was the reduced ability 
to manage on their own in their own home.  One interviewee described the losses that 
occur as one ages – loss of family, spouse, friends, pets, physical and mental abilities, 
home, surroundings and possessions.  The question was raised “How many people come 

here to retire in fair health but soon cannot 
maintain property?”  In light of the 
demographics described earlier in this report 
this question requires addressing.      
 

The current support system in place for seniors requiring extra supports on Gabriola 
includes Home Support services and seniors’ housing. The Home Support Services 
provided are described as follows: 

Depending on a client's income level and the home support services they require, the 
cost of some services may be subsidized. Home Support services are intended to 
supplement rather than replace clients' efforts to care for themselves, with the 
assistance of family, friends and community. Community health workers provide 
personal assistance with things like medications, bathing, dressing and caregiver 
support. 

 
According to some of the interviewees the support provided from Home Support has 
been substantially reduced due to budget cuts.     

Substandard housing 
 

“Landlords get away with 
renting sub‐standard places to 
tenants who are desperate for a 
home.”   

Many of those interviewed mentioned the need for repairs in the houses that they were 
renting including mould and unsafe structure, Many 
renters were unaware that they had a right to have 
the maintenance and repair done by the landlord 
and others were not willing to challenge the 
landlord for fear that they would lose their 
accommodation.  As mentioned under the Housing 
Security section more information about rights under the Residential Tenancy Act would 
assist many of the tenants. 

Homelessness 
 
As in many places throughout BC the homeless population on Gabriola is hidden.  
Several people interviewed did not describe themselves as homeless but rather as 
someone who did not currently have their own accommodation.  Several of the agency 
responses indicated that they are aware of a number of both singles and families that 
are “couch‐surfing”, some living in tents on friend’s properties and others are camped 
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““got nowhere to go” so I’m 
living on friend’s lawn in tent”   

out in various wooded areas around the island.  
There is no homeless count on Gabriola Island so 
it is very difficult to estimate the number of 

homeless.  Studies have indicated that many people who are homeless have a mental 
health disorder and/or addiction to substances and the importance of related supports 
in the community (currently limited or absent on Gabriola).   

Location/transportation 
 
An issue related to both affordability and environment is the transportation from 
housing to grocery shopping, school, medical appointments and work.  Those 
interviewed indicated that from their perspective affordable housing strategies should 
focus on walking distance accessibility to the Village core and public transit.  The North 
End or Village centre was mentioned as the best place and, for some, the only place that 
was viable unless public transit was available on Gabriola as the grocery shopping, etc at 
the North End is a 20 minute drive from the South end of the island.   
 
Currently the primary form of transportation on Gabriola is by vehicle.  Walking is very 
common for shorter distances, as is cycling.  There is no public transit currently 
operating on Gabriola Island.    The following chart describes the percentage of Gabriola 
resident’s transportation modes according to the Transportation study carried out in the 
fall of 2008. 
 
Figure 18: Percentage: Gabriola resident’s transportation modes 

 
Source:  Gabriola Transportation Survey 2008, Gabriola Public Transit Committee 

Diversity 
 
Several of those interviewed expressed concern over the changing demographics on 
Gabriola Island.  There was a general feeling that Gabriola was becoming less diverse as 
the affordable opportunities for either first time home buyers or renters were 
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They all seem to be able to 
find contacts or deals often 
unadvertised so there is 
some credit to be given to 
the underground network 
of communications. Employer

decreasing.  The trends mentioned in the population profile (p. 4), such as fewer 
children and youth, fewer families, fewer low and middle income people were raised by 
many of those interviewed.     

Housing Organization 
 
Several of those interviewed mentioned the need to have some form of housing 
organization that could initiate affordable or accessible housing strategies and be the 
body to have government funds flow through in order to finance those strategies.  
These needs for a housing organization and for a Housing Needs Assessment were 
identified as next steps by the Housing Solutions Forum, held on Gabriola in 2007.  
Hornby Island has led conferences and workshops on community housing topics since 
2006, where participants from Gabriola have heard about success stories on other 
islands facing similar challenges.  In all cases the establishment of a housing agency has 
been an essential step towards actively addressing community housing needs.    
Some examples include: Islanders Secure Land Association (ISLA ‐ Hornby/Denman 
Islands), BCHA – Bowen Community Housing Association (BCHA), Salt Spring Island 
Community Foundation (Affordable Housing is one of the priorities). 

Underground Network 
 
One of the opportunities in the affordable and 
accessible housing specific to Gabriola Island is the 
underground network of information. People hear 
about rental accommodation through friends, 
employers, email lists and family.  One of the 
employers indicated that most of her employees 
eventually found a place that was in their price range 
although for some it took much longer than they would 
have liked.  One of the tenants described the renter situation as “Renting on Gabriola is 
like musical chairs.”  Another commented on the number of times she had moved while 
searching for a year round stable, safe and affordable place.   
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Actions & Responsibilities 
The following potential actions or solutions were identified in response to the 
challenges discussed in the preceding section.   Based on those challenges and ideas for 
solutions from the interviews a literature review was undertaken.  The following 
solutions, identified from interviews and literature review, were presented at a 
community meeting and input was gathered from those present.  The relevant Islands 
Trust policies are included in Appendix B. The following “benefits” and “Issues to 
Address” for each area come directly from the community meeting (see appendix C for 
all comments from meeting).  The potential actions have been divided into the following 
categories: 
 

A. Housing Organization 
B. Seniors Aging in Place 
C. Seniors Assisted Living facility 
D. Supported living for Special 

Needs 
E. Addressing Homelessness  
F. Shared Land/Housing 

G. Ecological Footprint Analysis 
H. Density Transfer 
I. Alternative Building Code 
J. Encouraging mixed commercial 

& Residential 
K. Zoning for two residential units 

 
Each of the following actions includes the proposed body that would be responsible for 
implementing the action.   

A. Housing Organization 
 
A not for profit housing organization was seen as a crucial first step towards developing 
a strategy to address Gabriola’s housing needs by those attending the public meeting.  
All those communities that are successfully addressing affordable housing have some 
type of organization that is spearheading the effort.  
 
Action:  At the public meeting a number of people indicated their interest in initiating an 
organization that would respond to the housing needs on Gabriola.  The first step would 
be a meeting of that group to talk about what is required to move this forward.  Actions 
for the resulting structure are outlined in the various sections below. 
Responsibility:  Individuals who signed up for initial discussion at the Consultation 
session.  
 
Action:  Ensure that those who have experienced difficulties in accessing affordable 
housing are included in the planning 
Responsibility:  Group that signed up for initial discussion and any subsequent group 
that is formed or takes responsibility for planning. 
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Benefits 
• Creates the ability to move forward in implementing affordable housing 

options 
• Get charitable status – able to own land for affordable housing 
• A body to organize, receive funding, grants 
• Advocacy and Education 
• Includes voices of those who are affected 

 
Issues to Address 

• Why don’t we have an organization already?  What stops Gabriola? 
• Nanaimo is so close – is that why we don’t have one? 

 
Addresses Challenges from preceding section:  Housing organization, and through its 
actions – Security, Affordability, Supported Living, Diversity, Environmental Impact, and 
Homelessness.   

B. Seniors Aging in Place 
 
Many seniors express their wish to age‐in‐place as long as they have affordable rental or 
own their own home. As they age their ability to manage on their own & maintain their 
property necessitates support.   Additional points identified by participants at public 
meeting include: 

- Seniors need much more volunteer help than they are getting 
- Home support is too limited – cooking, gardening, shopping, maintenance, filling 

in the gaps that home support doesn’t do 
- If someone does have a caregiver there is no one to give respite 
- Can provide housing in exchange for services 

 
Action:  System established to carry out matching between seniors wishing to age in 
their own home and those willing to exchange maintenance and/or personal care for 
reduced rent.     
Responsibility:  Housing organization/Seniors Council 
 
Action:  Information available to access subsidies such as GIS, SAFER, BC Housing and 
CMHC forgivable loans (RRAP) that could act as incentive for younger homeowners to 
offer secondary suites to seniors 
Responsibility:  Housing organization 
 
Action: Register of bonded people who need work and matched with seniors who can 
pay – needs assessment 
Responsibility:  Housing organization/Seniors Council 
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Action:  Establish Coordinated Seniors Council to address needs of seniors wishing to 
remain on Gabriola Island.   
Responsibility:  Rollo Centre, Lions, PHC, Ambulance Society, Gabriola Health Care 
Society, Home Care, Churches.   
 

Benefits: 
• Seniors can stay on island and in their own home 
• Supports collaboration between different ages and strengths 
• If we keep seniors on island it supports diversity 
• Maintains community and the mental health of seniors 
• Provides affordable housing opportunities without creating new buildings 

 
Issues to be addressed: 
• Seniors need to be living in accessible locations to medical, shopping, grocery, 

etc. and have access to transportation 
• Difficulties facing seniors wanting to remain on Gabriola:  No wheelchair lift, 

boardwalk in Folklife village difficult to walk on, difficult for seniors to walk on 
ferry – potential solution ‐ golf cart shuttle onto ferry. 

• We don’t have continuum of care – including palliative care 
• Home Support is limited 
• Need options for single seniors as well as couple seniors       

 
Addresses Challenges from previous section:  Security, Affordability, Supported Living, 
Substandard Housing, Diversity, Structure 

                                                                                     
                                        

C. Seniors in Assisted Living Housing Units with Live­in Support 
 
At present seniors, particularly low income seniors, have few options, since there is no 
assisted living facility on island. Frequently people delay their move to a facility in 
Nanaimo, by which time their care needs have escalated to a level of extended and long 
term care.   
 
Action:  Access funding to carry out housing needs assessment for low income seniors 
that includes feasibility of subsidized care facility on Gabriola.  Implement results arising 
from needs assessment.   
Responsibility: Housing organization/Seniors Council 
 
Action:   Determine regulations regarding private assisted  living  facilities and how they 
can be supported on Gabriola. 
Responsibility:  Housing organization/Seniors Council 
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Benefits: 

• An assisted living facility would provide employment  
• An assisted living facility could happen on existing property 
• Would provide a way for Gabriolan seniors to continue living in their 

community as they age 
 

Issues to be addressed: 
• Funding partnerships 
• Timeline ‐ Interim solutions 
• Health care availability 
• Transportation requirements 
• Mix of people and income levels within facility 

 
Addresses Challenges from previous section:  Security, Affordability, Supported Living, 
Diversity, Structure 
 

D. Supported Living for Special Needs 
 
Special needs adults and youth of all ages who require a supportive environment to 
enable them to live independently. Includes:  
• people with disabilities: physical and/or mental/developmental 
• people with chronic disease.  

        
Action:  Special needs info, coordination and funding ‐ Public information/education on 
special needs and available support; Coordination amongst Gabriola young and old 
special needs to provide support network 
Responsibility:  Housing organization/People for a Healthy Community 
 
Action:  Vancouver Island Health Authority (VIHA) services for mental health needs and 
addictions come to Gabriola 
Responsibility:  VIHA 
 
Action:  Access housing funding and subsidies through federal, provincial, regional 
district, and provincial and local organizations.  
Responsibility:  Housing organization 
 

Benefits: 
• Safe environment for individuals, families and all people with special needs 
• The Gabriola community needs to be able to support all islanders wanting to 

live in their community of choice 
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Issues to be addressed:   
• Need champion and/or organization to initiate 
• Community participation  
• Change in attitude towards special needs required 
• May not be possible to find peers for youth on Gabriola 
• May need to move to Nanaimo for greater social context, employment and 

training 
 

Addresses Challenges:  Security, Affordability, Supported Living, Substandard Housing, 
Diversity 

E. Support for Homeless, and at Risk of Homelessness 
 
People describe themselves as having a home‐ the island ‐ but no house ‘right now’.  All 
people need secure housing before other issues of health and well‐being can be 
addressed. 
 
Action:  Needs assessment to determine extent of problem and identify both immediate 
and long term solutions.   
Responsibility:  Housing organization/PHC 
 
Action:  Research long term solutions – lots being done in Canada and elsewhere. 
Responsibility:  Housing organization 
 
Action:  Establish a roster of available, affordable housing 
Responsibility:  Housing organization 
 
Action:  Review potential for Hot line for housing crisis.   
Responsibility:  PHC/Housing organization 
 
Action:  Ensure coins can be used in public phones, not just telephone cards. 
Responsibility:  Advocacy by Housing Organization 
 
Action:  Make sure that people who are in need of housing are involved in planning and 
they are telling their story for that planning 
Responsibility:  Housing Organization 
 
Action:  Determine the feasibility of an innovative zone1 for Gabriola and if feasible 
include in OCP review for pieces of land that could provide accommodation for people 

                                                 
1 Similar to the proposal in North Pender Affordable Housing Report Oct 30/08, By-law free zone page 42 
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who don’t have their own accommodation that meets safety & environmental standards 
without needing to comply with other requirements.   
Responsibility:  Gabriola Local Trust Committee 
 

Benefits: 
• Housing found for those without a home 
• Contributes to community resiliency 
• Greater security for those with minimal income 
• Creates opportunity for improved living conditions 
• Potential properties that would lend themselves to special zoning in 

village core area 
 

Issues to be addressed: 
• How do you define homelessness? 
• Not knowing how many people who have experienced homelessness 
• Community awareness. 
• Homelessness is complex – range of issues and requires a whole 

spectrum of support to address 
• Increased public understanding of the complexities that underlie why 

people are homeless  
• How do we understand the complexity and how do we gather that 

information? 
• Denial from government, community members that homeless occurs on 

Gabriola 
• Lack of phones is an issue – phones at the malls only accept phone cards 
• More information required on where alternative zones have been 

established.   
 

Addresses Challenges:  Security, Affordability, Homelessness, Diversity 
 

F. Shared Land/Housing 
 
Shared ownership of land is one way for first time buyers to own property. Shared rent 
on land owned by a Community Land Trust is an option for affordable housing.  Both 
could include common amenities: communal kitchen, laundry facilities etc that reduces 
the set up costs. If the design and water management is innovative, there could be 
somewhat increased density while keeping a small environmental footprint. 
 
Shared Housing ‐ an existing dwelling which is large enough for several people to share 
rent and facilities and be affordable for youth, families, and seniors.  
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Action: Establish a Community Land Trust to accept donations – land donated or 
purchased with donations or government funding, can then be used for shared 
affordable housing – either clusters of housing with shared amenities or shared house.   
Responsibility:  Housing organization 
 
Action:  Change the Official Community Plan to support co‐housing and land sharing 
within the guidelines of the proposed ecological footprint analysis (see below).   
Responsibility:  Gabriola Local Trust Committee 
 
Action:  Obtain relevant information including map of properties on Gabriola that would 
be potential options for shared land/housing, including current zoning, relevant 
regulations from RDN, Islands Trust, VIHA and Agricultural Land Commission. 
Responsibility:  Housing organization and relevant government bodies 
 
Action:  Research shared land and shared housing initiatives in other communities, 
identifying the challenges they faced and their solutions.  Include co‐housing and 
housing cooperatives, and housing agreements. 
Responsibility:  Housing organization  
 
Action:  Incentives for landowners with 5 acres to build affordable housing that is 
consistent with ecological footprint analysis. 
Responsibility:  Regional District of Nanaimo, Islands Trust, other relevant organizations 
 

Benefits 
• Changing from tenant/landlord relationship to joint sharing of land through 

leasing land 
• Land trusts – take the land out of the equation, lower the price and make it 

possible for reasonable rents 
• People can build their own home 
• People could farm the land if they were in a co‐rental/co‐ownership position 
• Opportunities for owning land for first‐time home‐buyers 

 
Issues to Address 

• Environmental impact issue – what happens if a larger family moves in and 
the septic and water are not sufficient 

• Land in the Agricultural land reserve has restrictions that make it difficult to 
share land with others 

• How many home‐based businesses are allowed if sharing land. 
• Jurisdictions and regulations with each – RDN, Islands Trust, VIHA, Farm 

Status requirements. 
• Commitment of individuals to project 
• Funding and the need for donations – the need to encourage that 
• Challenges around decisions about how land would be shared. 
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• Wanting to be part of something like this but not having any money to invest 
• Focus needs to be on village to deal with transportation problems 

 
Addresses Challenges:  Security, Affordability, Diversity, Environmental Impact,  
 

G. Foot Print Analysis 
 
Concerns have been raised that adding accommodation also increases the impact on our 
environment as additional people mean additional use of water, septic systems and 
cars.  Minimal footprint requirements would be designed to address those 
environmental impacts while providing more accommodations. Accessibility to work 
and shopping is also an important factor in location of additional accommodation. 
 
Action:  Develop an ecological footprint formula to use in assessing whether additional 
accommodation should be permitted, based on: 

o Capacity of water for # of people and measures to reduce impact to zero 
(cisterns, greywater use, composting toilets) 

o Capacity of septic system for # of people and measures to reduce impact 
to zero (greywater use, composting toilets) 

O Location/Transportation:  housing within walking  distance  (1  –  2km)  of 
ferry, village core or on transit route, car share 

o Reduced environmental impact in renovations, building design  
Ecological  Footprint  formula  as  component  of  by‐law  changes  related  to  secondary 
suites, additional accommodation on properties and special zoning areas for affordable 
housing.    Regional District  of Nanaimo  is  considering  a  similar  approach  for  all  their 
development.  Analysis  required  to  identify  ways  to  implement  without  increased 
monitoring. 
Responsibility:  Gabriola Local Trust Committee 

Benefits:   
• Self‐sustainability ‐ Demonstrate our self‐sustainability as an island 
• Show that we have the ability to increase affordable housing options without 

impacting environment 
• Be a model community 
• To provide more employment 
• To attract diversity 
• Protects the environment 
 
Issues to Address 
• Water 
• Sewage 
• Travelling distance/ Transportation issue – high density nodes 
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• Zoning by‐laws 
• Building code is too restrictive 
• No ability to attract a diverse population 

 
Addresses Challenges:  Environmental impact and supports security, affordability 

H. Density Transfer 
 
Gabriola Island already has one of the highest densities in the Gulf Islands.  Land use 
planning that encourages higher densities around a village core and decreased densities 
in the outlying area has been demonstrated to have the least impact on the 
environment.   This can be accomplished through both voluntary density transfer and 
down‐zoning. 
 
An example of a voluntary density transfer would be someone who owns two lots and 
has one residential unit and is not planning on more residential units or on subdividing.  
The density of the second lot could be transferred to a Land Trust as a charitable 
donation and used to implement affordable housing on suitable land.      
 
Action:  Determine the value of densities being transferred and identify ways to 
compensate someone transferring a density (i.e. reduced property taxes). 
Responsibility:  Gabriola Local Trust Committee 
 
Action:   Collaboration between LTC and RDN on compensation tools from RDN such as 
grants to support rain collection or grey water, etc. for density transfers. 
Responsibility:  Gabriola Local Trust Committee and Regional District of Nanaimo 
 
Action: Research the potential of a housing organization being able to transfer the 
densities into a land/housing trust and provide charitable tax receipts for that donation.  
Responsibility:  Housing organization 
 
Action:  Determine the process for using the ecological footprint analysis to determine 
land that would be appropriate for receiving density transfers. 
Responsibility:  Gabriola Local Trust Committee 
 
Action:  Carry out analysis to determine feasibility of including density transfer as part of 
the OCP review.  Consider model used in last OCP review where forest zoned land was 
down‐zoned and density transfer was used to compensate landowners.  Same model 
could be evaluated re: use for affordable housing. 
Responsibility:  Gabriola Local Trust Committee 
 

Benefits: 

• Increased density around village core, reduced density in outlying areas 
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• Clustered housing without any overall increase in # houses 
• Easier to convince people if they saw the larger benefit to society 
• Helps meet Bill 27 – GHG reduction – deadline is May 2010  
• Compact communities 

 
Issues to Address:   
• Monetary value to having an existing density 
• Resistance to down‐zoning 
• Lack of an obvious body that would receive and guarantee that it would be 

affordable housing 
• Need for good public outreach and education with clear messages of benefits of 

clustering 
• Need to understand the actual density when including visitors (i.e. long 

weekends may have 10 K people) and our carrying capacity. 
 

Addresses Challenges:  Environmental Impact, security, affordability 
 

I. Alternative Building Code 
 
Opportunities to be innovative ‐ alternative building(s), alternative building code, 
purpose‐built or renovated affordable housing are difficult due to the current building 
by‐law restrictions.   
 
Action:  Determine both barriers and potential for approving alternative building codes 
for Gabriola Island that would encourage buildings based on ecological footprint 
analysis principles and would also be more affordable.   
Responsibility:  Regional District of Nanaimo 
 
Benefits:   

• Potential to reduce cost of building 
• Addresses both environmental and affordability objectives 
• Potential reduction in GHG emissions  
 
Issues to Address 
• How would individual compliance with low impact criteria be achieved? 
• What alternative building codes are already out there?  Can they be applied here 

on Gabriola? 
• Why has there not been a huge take‐up on alternative building code in Capital 

Regional District? 
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Addresses Challenges:  Environmental Impact, Security, Affordability, Homeless, 
Diversity 
 
 

J. Encouraging more mixed use – residential and commercial 
 

While there is currently a provision in the by‐laws that supports the establishment of a 
residential unit for each commercial unit, there are very few commercial enterprises 
that have a residential suite. 

 
 Action:  Determine barriers and disincentives for businesses to build residential units 
with their commercial ventures.     
Responsibility:  Gabriola Local Trust Committee 
 
Benefits:   

• Potential to reduce cost of building 
• Addresses both environmental and affordability objectives 
• Potential reduction in GHG emissions  
• Increases security for commercial area 
 
Issues to Address 
• Village core – what can we do to encourage more residential attached to 

commercial? 
• Can we request that a new business has to establish housing for their 

employees? 
• Village plan needed, connectivity, maximum use of areas 

 
Addresses Challenges:  Environmental Impact, Security, Affordability 

 

K. Zoning for two residential units on properties 
 
Currently a combination of Islands Trust Zoning land use by‐laws and RDN regulations 
determine the number of residential units allowed on a lot.  Residential zoning in the 
Land Use Bylaw is zoning for one residential unit; the exception being accessory 
buildings on land larger than 5 acres.  RDN Building Code then determines if more than 
one residential unit is on a property with the following definition: A living unit contained 
on a property with separate entrance, self contained kitchen and bathroom, with the 
intent that the unit is occupied by people that are not part of the same family group as 
those occupying the main residential unit.  As in communities throughout British 
Columbia additional units already exist as part of the available, often affordable, rental 
inventory on Gabriola.  However, there are also additional residential units that would 
not be categorized as affordable. 
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Action:  Review the option of including policies in the OCP that allow for more than one 
residential unit per property (could be within current house or in accessory building) if 
compliant with ecological footprint guidelines (as part of OCP review) 
Responsibility: Gabriola Local Trust Committee, Islands Trust 
 
Action:  Review the option of the preceding zoning change together with additional 
requirements (owner occupied, agreement regarding “affordability” of rent) tied to 
receipt of grants for cisterns, grey water systems.   
Responsibility:  Gabriola Local Trust Committee and Regional District of Nanaimo 
 
Action:  Review the potential of using other governments’ processes to determine 
affordability – for example CMHC, provincial government ministries, etc. 
Responsibility:  Islands Trust 
 
Action:  Include policies for zoning in radius around village core for secondary residential 
units as part of the OCP Review.   
Responsibility:  Gabriola Local Trust Committee 
 
Action:  Analyze the potential to ensure affordability of additional rental units through 
enforcement of only those over a specified rent amount per size or number of 
bedrooms.  This would be considered together with the option of allowing for more 
than one residential unit per property in certain situations/zones.  The fees collected 
could be applied to other actions identified in this report. 
Responsibility:  Gabriola Local Trust Committee 
 

Benefits:  
• No involvement or necessity for community housing organization 
• No community funding required 
• CMHC  funding, &  BC Province rebate for renovations to create secondary 

suites for seniors and people of all ages with disabilities 
• Provides affordable housing both for first time homebuyers and for renters 
• Provides increased confidence in owner/renter trust for house being looked 

after 
• Increased personal safety and security of legal accommodation 
• To see seniors aging in place – if seniors could rent suite and trade for some 

homecare 
• If in village core – pilot – then we could evaluate that 
• Diversify revenue encouraging first time buyers 
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Issues to Address 
• Need to determine community support for changes to OCP ‐ If the suites are 

intended only for seniors and people with disabilities, the changes to the OCP 
are not as extensive.  

• Cost to landlord of compliance with footprint regulations may be prohibitive 
• How to ensure security long term for those in need of affordable housing 
• People don’t know their rights – in particular tenants 
• How do we protect the cost of rent in secondary suite – do we need to? 
• How do we qualify renters – do we need to? 
• What standards need to be in place? 
• What regulations could be cost‐prohibitive to ensure legal/safe 

accommodation 
• What are the impacts on septic systems and VIHA regulations around that 
• Current regulations ‐ Issues of isolation, restricted minimal square foot and  

additional buildings are only restricted to 5 acres 
 

Addresses Challenges:  Security, Affordability, Environmental Impact, Supported Living, 
Diversity 
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REFERENCES/ Links 

Subsidies for renters over 60:   http://www.bchousing.org/programs/SAFER 

 

Secondary Suites: RRAP funds (Forgivable loans) from CMHC (Canada Mortgage and Housing 
Corporation) for Secondary Suites for Seniors and Special Needs: www.cmhc.ca  and more 
www.bchousing.gov.bc.ca/housing 

North Pender Affordable Housing Report: see p.45, Attachment 6: 

Benefits of Legalization of Secondary Suites 

www.islandstrust.bc.ca/ltc/np/pdf/nprptaffordablehousing2008.pdf 

 

Funding Sources: Joint Funding for supportive housing on Salt Spring (all ages) 
http://www.bchousing.org/news_releases/2007/06/01/1638_0706011049-   778?pageNumber=6 

CMHC assisted funding for Quayside co-housing project with greywater system and recycled 
materials.   Budget for project also included: 

 http://www.cmhc-schl.gc.ca/en/inpr/afhce/tore/afhoid/cohode/cost/cost_005.cfm#description 

 

Sharing facilities: 

http://www.cmhc-schl.gc.ca/en/inpr/afhoce/tore/afhoid/cocode/shfa/index.cfm 

 

Community Land Trusts: 

Hornby & Denman: http://islacommunitylandtrust.org 

Salt Spring Island Land Bank: http://ssilandbank.ca/ 

Lopez Community Land Trust (  San Juan Islands):  www.lopezclt.org 

 

Regional Housing Trust Fund (RHTF): 

http://www.crd.bc.ca/housingsecretariat/trustfund.htm 

 

Housing Organizations: 

Hornby Outer Island Housing Society:  For further information, please contact HOIHS president 
Muggs Sigurgeirson at 250-335-1956 

 

Gabriola Island Official Community Plan 

http://www.islandstrust.bc.ca/ltc/gb/pdf/gbbylbaseocp01666.pdf 
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Appendix A: Input from Organizations and Businesses 
 

 

Input from the following agencies: 

Gathering Place 

Hope Centre 

People for a Healthy Community:  Barbara Saunders’ report on National Hunger Awareness Day 
2/06/09 

Gabriola United Church  

Home Support 

 

Input from following businesses: 

Haven 

Village Foods 

Raspberries 

Suzy’s 

Silva Bay  
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Appendix B: Relevant Islands Trust policies 

 

 
 
2.5 Single‐family affordable housing policies BL 179 

a) Provision for an accessory cottage on a parcel of 2.0 hectares or larger shall be 
recognized as the Gabriola Island means of providing for affordable housing in a rural low‐
density context. 

 
General Residential Policies: 
2.1g Residential Land Use 
 On parcels greater than 2.0hectares (4.94 acres) or larger: 
 ONE cottage not exceeding 65 square metres  (700 sq.ft) shall be permitted  accessory to a 
single family residential dwelling unit. 
 
2.4, Special Needs and Seniors’ multi‐family affordable housing 
Future application to designate a site for Special Needs or Senior affordable multi‐family housing 
shall be evaluated in terms of their compliance with the following objectives and policies:  
 
Special Needs and Seniors’ Multi‐family Affordable Housing Objectives 
BL 170 ( OCP pp 13) 

1. To ensure that provision is made for special needs and Seniors’ affordable multi‐family 
housing in a manner which responds adequately to the needs of these groups; and 

2. To provide such housing in a location which is accessible to appropriate services and 
acceptable to the overall community. 

 
Special Needs and Seniors’ Multi‐family Affordable Housing Policies 
(see OCP p14 whole page)   
 
a – f includes need for housing agreement as per Municipal Act. 
 
General Land Use Policy 2.0 B) “a community care facility licensed group home, (as regulated 
through the Community Care Facility Act) is permitted in any land use designation without 
requiring an amendment. 
 
General Land Use Policies 2.0 k) “In any land use designation except for Seniors and Special 
Needs (SNN), the Plan does not support the concept of comprehensive development whereby 
additional residential density is realized without subdivision.” 
 
General Residential Objectives 2.1,  General Residential Objectives 2  “To require new 
development to be supported by adequate sewage disposal systems.” 
 
General Residential Objectives 2.1, General Residential Policies a) “Increasing residential 
density through re‐designation/rezoning shall not be permitted with the exception of Special 
Needs and Seniors’ affordable housing for residents who are physically or mentally challenged.” 
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General Residential Policy 2.1.a) Increasing residential density through re‐designation/rezoning 
shall not be permitted with the exception of Special Needs and Seniors’ affordable housing for 
residents who are physically or mentally challenged.” 
 
General Residential Objectives 2.1, General Residential Policies b) “With the exception of 
Special Needs and Seniors’ multi‐family affordable housing, no provision shall be made for 
multi‐family residential use in the planning area.” 
 
General Residential Objectives 2.1, General Residential Policies I) “In order to make provision 
for a range of affordable special needs and seniors housing on Gabriola Island, the Local Trust 
Committee may consider applications to rezone property, in any land use designation in which 
residential is a permitted principle use, to permit boarding homes for seniors subject to the 
following conditions: 

i) The parcel on which the proposed development is to be located shall be 
designated as part of the DP‐8 Special Needs and Seniors Multi‐family Housing 
Development Permit Area on Schedule C; and 

ii) The number of sleeping units shall not exceed 10 
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Appendix C: Comments from public meeting 
 
 

On Saturday September 26th, 2009 a community meeting was held on Gabriola 
Island.  All residents were invited to this meeting through advertisements and 
articles in both of the Gabriola newspapers and through an article in a Nanaimo 
newspaper.  Notices were posted on mailboxes throughout the community.  Thirty‐
three people attended this meeting.  Participants had the option of three different 
“solution topics” in which to participate. The following notes were taken by 
facilitators for each of those “solution topic” areas. 

 
Seniors aging in their own home 
 
Benefits 

- Seniors can stay on island 
- Supports collaboration between different ages and strengths 
- If we keep seniors on island it supports diversity 
- Maintains community and the mental health of seniors 

 
Challenges 

- Seniors need to be living in accessible locations to medical, shopping, grocery, 
etc. 

- No wheelchair lift, boardwalk, people getting on ferry – golf course shuttle onto 
ferry,  

- We don’t have continuum of care – including palliative care 
What do we need to know? 

- Knowledge broker – CMHC funding, advocacy, financial advice, volunteer list – 
matching with people in need 

- Home support is very limited 
 
Next steps 

- Coordinated seniors council ** – with all of the different organizations – list on 
Linnet’s paper – have a senior’s housing advocacy group 

 
Seniors Assisted living facility 
 
Challenges 

- Seniors need much more volunteer help than they are getting 
- Home support too limited – cooking, gardening, shopping, maintenance, filling in 

the gaps that h s doesn’t do 
- If someone does have a caregiver there is no one to give respite 

Benefits 
- There is some assisted living being done privately on the island 
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- If we did have an assisted living facility it would provide employment and could 
happen on existing property 

What do we need to know? 
- How we can set up a small scale assisted living facility in a private house – that 

does become a home based business? 
- What are the regulations for Assisted living  

 
Next steps 

- Multi-level care facility eventually and soon *** 
- Register of bonded people who need work and matched with seniors who can pay 

– needs assessment 
- Housing needs assessment for low-income seniors 
- Blended – mixed facility 

 
Special Needs 
 
Benefits 

- Gabriola is a safe caring community which needs to be able to support all 
islanders live in their community of choice 

 
Challenges 

- VIHA services for mental health and mental health needs come to Gabriola – they 
did come for a while and then they stopped. 

Need to know? 
- Gabriola profile and info sharing on provincial, regional district, Community 

Living BC and Community Living Nanaimo to get info on access to funding for 
people with special needs 

- Advocacy 
- Safe environment for individuals, families and all people with special needs 
- Reciprocal maintenance and volunteer coordination group 

Next steps 
- Coordination Gabriola young and old special needs to provide support network 
- Access to public info special needs support (includes mental health and addiction 

support) 
 
 
Addressing Homelessness 
 
Benefits 

- Land may be available for social housing in the village core Across from Folklife 
village 

- Have more tree houses 
- Special zone – people took issue with the word special – paternalistic – creates an 

“other” 
- Liked the idea of being innovative 
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Challenges 
 

- Not knowing how many people we are talking about 
- Community awareness – lots of people on island don’t know that there is a 

problem so they are not jumping in to deal with it. 
- How do you define homelessness – concern that denial is widespread 
- Lots of blaming  
- Denial from those that are homelessness – government, etc.  
- Homelessness is complex – range of issues and requires a whole spectrum of 

support to address 
- How do we understand the complexity and how do we gather that information 
- Pull up by the bootstraps? (i.e. people are on the street because they are lazy) 
- Make sure that people who are in need of housing are involved in planning and 

they are telling their story for that planning 
 

Need to know? 
- Does PHC have a roster of available, affordable housing? 
- Assessment of homelessness, assessment of different categories 
- Resource hub – gov’t funding, etc. 
- What are the by-laws for multi-family zoning on Gabriola? 

 
 

Next Steps 
- Doing the assessment, a hot line, info box at PHC, lots done in Canada and 

elsewhere and to find out how others have done it. 
- Lack of phones is an issue – phones on the island only accept phone cards 
- Suggestion that someone be employed full time in the community to research 

these ideas and coordinate the issues involved in homelessness 
 
 
Ecological Footprint 
 
Benefits 

- Improve safety – a sense of community 
- Self-sustainability 
- Demonstrate our self-sustainability as an island 
- Show that we have the ability to impact housing without impacting environment 
- Be a model community 
- To provide more employment 
- To attract diversity 
- Diversify revenue encouraging first time buyers 

 
Challenges 

- Water 
- Sewage 
- Travelling distance 
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- Zoning by-laws 
- Access to money for renovations of secondary suites 
- Building code is too restrictive 
- By-law officer is a personal challenge 
- No ability to attract a diverse population 

 
What do we need to know? 

- How can commercial help us to access more housing (i.e. Madrona) 
- What organizations exist currently to be housing advocate 
- What grants are available for alternative housing resource s-solar panels, 

desalination 
Next Steps 

- Accessing our own water  Reservoir on 707 
- Get leadership to think more broadly 
- Housing organization 
- Determine methods for measuring ecological footprint – Islands Trust should be 

doing this 
- Change provincial regulations for grey water 
- Identify grants for homeowners, advocacy org, etc. 

 
Special Zoning 
 
Benefits 

- Lockinvar – opportunity for rezoning for high density housing 
- Re-zone for mixed use 
- Changing the building code for alternative options 
 

Challenges 
- Issues of isolation 
- Discussion focused on building on Lockinvar property 

o Restricted minimal square foot 
- Permanent zoning – can the special zoning be permanent – does it go on the title 

or is it only with the owner? 
- 5 acres is a challenge – that it is only restricted to 5 acres 
- No mix use district – Madrona missed out 
- Currently entire zone around village is zoned commercial so issue of residential in 

that 
- Do we need to change the limit re: density?  Long weekends having 10 K people 

here. 
- Carrying capacity is artificial re: 10 K 
- Transportation issue – high density nodes, Twin Beaches, Silva Bay 
- Cycling and hitchhiking are technically illegal on our main roads because they are 

“highway”. 
What do we need to know? 

- More information on where special zones have been established.  (Fernie, 
Whistler, Banff, Canmore). 
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- Any new business has to establish housing for their employees 
- What is the carrying capacity of the island – water, sewage – the need for the 

ecological footprint? 
Next Steps 

- Village plan needed, connectivity, maximum use of areas, poor planning – 
Ganges, 2.5 where it’s at 

- Look at opportunity for secondary suite and affordable housing  
- Change highway designation so bike paths could be built. 

 
 
Shared land/housing 
 
Benefits 

- Changing from tenant landlord to leased land 
- Land trusts – take the land out of the equation, lower the price and make it 

possible for reasonable rents 
- People could build their own 

 
Challenges 

- Density issue – what happens if a larger family moves in 
- Agricultural land reserve 
- # of businesses 
- Regulation barriers 
- Farm status 
- Jurisdictions – RDN, Islands Trust, VIHA,  
- Commitment of individuals to project 
- Funding 
- The need for donations – the need to encourage that 
- Challenges around decisions about how land would be shared. 
- Wanting to be part of something like this but not having any money to invest 
- Incentives for landowners with 5 acres to build affordable housing – map of 5 

acre pieces would help? 
- Focus needs to be on village to deal with transportation problems 
-  

 
What do we need to know? 

- What is it and what is happening in other jurisdictions and how does it work 
- Clear understanding of all the regulations affecting co-ownership 
- Look at other islands – Lopez, salt-spring, co-housing in Nanaimo is just opening,  
- Inventory of potential land 
- Density map 
- More interest from those affected by affordable housing 
- Different plots (i.e. Emcon) 

 
Next Steps 
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- Create special zone                                 
- Establish an organization, some kind of foundation  
- Down-zoning 
- Increased density around village core 
- Flag density transfers for affordable housing 

 
 
 
 
 
Secondary Suites 
 
Benefits 

- Provides affordable housing 
- Both for first time homebuyers and for renters 
- Provides increased confidence in owner/renter trust for house being looked after 
- Increased personal safety 
- To see senior’s aging in place – if seniors could rent suite and trade for some 

homecare 
- If in village core – pilot – then we could evaluate that 

 
Challenges 

- Getting the OCP changed with community support 
- Challenges to measure need of secondary suite 
- How to ensure security long term for those in need of affordable housing 
- People don’t know their rights – in particular tenants 

 
Need to know? 

- How do we protect the cost of rent in secondary suites 
- How do we qualify renters 
- What standards need to be in place 
- What regulations could be cost-prohibitive to ensure legal/safe accommodation 
- What are the impacts on septic systems and VIHA regulations around that 

 
Next Steps 

- Tie rent cost to footprint analysis    
- Find out granting opportunities for homeowners 
- What has happened on Bowen Island 
- ID/create housing coordinating advocacy organization 

 
Separate Buildings on properties smaller than 5 acres 
 
Challenges 

- Those affected don’t speak up 
- Impact on septic and water 
- Our OCP 
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- Co-ownership is out of the box for lenders and lawyers 
- Challenge to ensure ecological integrity is maintained or improved 
- Isolationist society and people are generally less generous these days 
- Challenge to keep housing affordable to low income 

Benefits 
- More privacy for renters and homeowners in separate building 
- Encourage first time home buyers 
- Provides more affordable housing stock 
- Potential for co-ownership 
- Increases diversity  
- Improves local economy 
- Elders are better cared for 

What do we need to know? 
- We need to hear from those affected 
- What is the potential ecological impact 
- Is 750 square foot the footprint or whole? 
- What funding is available 
- Is 750 square feet enough?  Especially for single parent? 

 
Next steps 

- Look at limit of building 
- Find a housing org (advocacy/info/resources) 
- Work to change OCP and building by-laws I 
- Ensure regulations are fair but not prohibitive 

 
 
Density Transfer (landowner is allowed versus down zoning which is imposed) 
 
Benefits 
 

- Example of 707 acre park – was a density transfer and down zoning incentive for 
landowner (scummy) 

- Clustered housing without any overall increase in # houses 
- Easier to convince people to do it if pitch was society good 
- Helps meet Bill 27 – GHG reduction – deadline is May 2010  
- One solution is for compact communities 

 
Challenges 

- Monetary value to having an existing density 
- Resistance to down zoning 
- Lack of an obvious body that would receive and guarantee that it would be 

affordable housing 
- Need for good public outreach and education with clear messages of benefits of 

clustering 
Need to know? 

- Where are existing densities to transfer? 
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- What would make it worthwhile 
- Could there be a charitable org that gives tax receipt 
- Need to know whether down zoning versus density transfer is possible 

Next steps 
- Garner community support for down zoning for this OCP review 
- Housing Trust to be holder of the densities. 

 
 
Housing Organization 
 
Benefits 

- Move ahead 
- Create a focus 
- Get charitable status 
- A body to organize, receive funding, grants 
- Advocacy 
- Education 
- Needs to include voices of those who are affected 

Challenges 
- Why don’t we have an organization already?  What stops Gabriola? 
- Nanaimo is so close – is that why we don’t have one? 

 
What else do we need to know? 

- Relevant government legislation 
- Research existing organization 
- Experts 
- Is PHC interested – would they do it or participate 
- Is the commons interested or available? 

 
Next Steps 

- Set up a meeting of interested people to form some kind of interested groups  
- Find a champion 
- Extend hand to other related organizations 
- Ask RDN to consider establishing a housing org like Capital Regional district 

model in Victoria – look at that relationship 
- Look at BC Housing 
- Ask RDN – what are they doing?  And how can we fit in with that? 
- Would they consider establishing a housing corporation 
- Have RDN rep on this come to Gabriola and come and present on Gabriola. 
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6500-20 – Roadside Signage – Gabriola Island 

Islands Trust Staff Report Page 1 of 20 
 

Date: August 31, 2015 File No.: 6500-20 LTC Project: 
Roadside Signage Gabriola 
(see file 6930-20 – 
Roadside Signage for 
background information)  

To: Gabriola Island Local Trust Committee 
 For the meeting of September 10, 2015 
  

From: Teresa Rittemann, Planner 1 
  

CC: Aleksandra Brzozowski, Acting Regional Planning Manager 
  

Re: Top Priorities List – Review of Roadside Signage Regulations 

  
 
Preliminary Report 
 
On May 7, 2015, the Gabriola Island Local Trust Committee (LTC) passed resolution GB-2015-
058: 
 
“It was MOVED and SECONDED, that the Gabriola Island Local Trust Committee place a 
review of roadside signage regulations on the Top Priorities List. 

CARRIED” 
 
This Preliminary Report provides background information about the roadside signage 
discussions that have occurred over the past few years on Gabriola Island, outlines the relevant 
policy and land use considerations, and offers recommendations in the form of potential options 
for the LTC to consider in their review of the roadside signage regulations moving forward. 
 
This report also presents a draft Project Charter for the LTC’s review, which can be found as 
Attachment 1.  
 

Project Objectives 

 
The overall objective of this project is to review Gabriola Island’s Land Use Bylaw No. 177 (and, 
where appropriate, Gabriola Island’s Official Community Plan No. 166) with respect to the issue 
of roadside signage regulations on Gabriola Island. 
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6500-20 – Roadside Signage – Gabriola Island 

Islands Trust Staff Report Page 2 of 20 

 

Project Background 

 
In May 2010, Islands Trust Planning Staff had an inquiry about the legality of the sandwich 
board sign advertising on Ferry Hill. Staff noted that the signs were either located in the road 
right-of-way (Ministry of Transportation and Infrastructure (MOTI) jurisdiction) or on private 
property (sign owners would require consent by property owners to have third party signs there). 
Staff spoke with MOTI regarding signs in the right-of-way and MOTI said they would likely not 
remove signs unless it was a concern for the community or was a safety issue. MOTI said they 
issue Temporary Use Permits for community events, not commercial business advertising, and 
the permits would address where and when the special event signs can safely be put up in the 
right-of-way. 
 
Gabriola Island Local Trust Committee meeting minutes were reviewed with respect to any 
additional roadside signage discussions, and a summary of the key points in the timeline are as 
follows: 

 In March 2011, the Gabriola Island Chamber of Commerce (GICC) commissioned a 
Tourism Signage Audit for Gabriola. 

 Public discussion of this issue began at the July 28, 2011 LTC meeting, with Gabriola 
resident April Steele speaking to her letter to the LTC regarding roadside signage on 
Gabriola. Email letter from Gabriola resident Ken Capon was also discussed by the LTC.  

 Staff received no follow-up comments from MOTI regarding the initiation of enforcement 
of signage in the road right-of-way. 

 On November 16, 2012, GICC President, Ken Wur wrote a letter to the LTC, providing 
the GICC’s roadside signage recommendations with respect to two different types of 
signage: Special Events Promotion, and Directional signs. Their Tourism Signage Audit 
was attached to this letter for reference. 

 During the February 21, 2013 LTC meeting, GICC’s letter of roadside signage 
recommendations was discussed. Trustees Rudischer and Malcolmson concluded that 
many of the recommendations could not be implemented by the LTC, but rather there 
are already tools and policies in place by BC Hydro and the Ministry of Transportation 
and Infrastructure with respect to signage in the road right-of-way. 

 Discussion around roadside signage became dormant for most of the duration of 2013 
and 2014, but picked up again in March 2015 with Islands Trust Bylaw Enforcement 
receiving written complaints and following up with letters to businesses that have 
unlawful signs on North Road and Taylor Bay road. 

 During the April 2, 2015 LTC meeting, the LTC discussed emails received from both 
Rachel Davie, Executive Director of the Haven, as well as from Gloria Hatfield on behalf 
of the GICC. 

 During the May 7, 2015 LTC meeting, Bylaw Enforcement provided a verbal update 
regarding enforcement of sign related bylaws and said that no enforcement action would 
be taken at this time. On Regional Planning Manager Simpson’s recommendation, the 
LTC placed a review of the roadside signage regulations on the Top Priorities List. 

 
Relevant Policy and Land Use Considerations 

 
Trust Council Strategic Plan 

At the time of writing this report, the new 2015-2018 Strategic Plan has not yet been approved. 

Trust Council is in the process of receiving further public input; however, it is not anticipated that 

this topic will be included in the upcoming Strategic Plan. 
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6500-20 – Roadside Signage – Gabriola Island 

Islands Trust Staff Report Page 3 of 20 

 

Islands Trust Policy Statement 

The review of roadside signage regulations should consider the goals and objectives of the 
Islands Trust Policy Statement to ensure that any proposed changes still align with the Policy 
Statement’s three main goals: 

 Foster the preservation and protection of the Trust Area's ecosystems; 

 Ensure that human activity and the scale, rate and type of development in the Trust Area 
are compatible with maintenance of the integrity of Trust Area ecosystems; and 

 Sustain island character and healthy communities. 

 
Official Community Plan 
 
Excerpts from the Gabriola Island Official Community Plan No. 166, 1997 (emphasis added): 
 

General Commercial Objectives 
5. To regulate the appearance of commercial development, including signs, 
through the use of development permits and other regulations such as sign 
bylaws. 
 
7.1 Land Transportation 
…The Ministry of Transportation and Infrastructure is responsible for the provision and 
maintenance of roads on Gabriola.  
 

Land Transportation and Fire Protection Advocacy Policies  
r) The Ministry of Transportation and Infrastructure (MOTI) shall be 
requested to:  
iii. enforce its sign regulations so as to ensure a minimal number of 
commercial signs are placed along the island’s road rights-of-way, in 
keeping with Gabriola’s rural atmosphere (Bylaw Amendment 262 – 
Adopted September 22, 2011) 

 
9.3 Development Permits to Establish Objectives and Guidelines for the Form and 
Character of Commercial, Industrial and Multi-dwelling Residential Development 
 

DP-7 The Village Centre 
Development Guidelines 
5. Signs made from natural materials or incorporating materials produced 
by local artisans and crafts people are encouraged. 
 
DP-8 Multi-dwelling Affordable Housing Development Permit Areas 
Development Guidelines 
6. Signs made from natural materials or incorporating materials produced 
by local artisans and crafts people are encouraged. 

 
Land Use Bylaw  
 
Excerpts from the Gabriola Island Land Use Bylaw No. 177, 1999 (emphasis added): 
 

A.3.1.2. No person may construct, reconstruct, place, alter, extend, locate, relocate or 
maintain any building, structure or sign except as expressly permitted by this Bylaw. 

135



6500-20 – Roadside Signage – Gabriola Island 

Islands Trust Staff Report Page 4 of 20 

 

 

B.1.1.2 Buildings and Structures 

a. The following buildings and structures are permitted in any zone in Part D of 
this Bylaw: 
i. signs subject to Section B.4. 

B.4.1.3 Illuminated signs are not permitted. 

B.4.1.4 Home occupations are permitted one sign per lot up to a maximum sign 
area of 0.3 square metres (3.2 square feet)… 

B.4.2 Exempted Signs 

B.4.2.1 Signs exempted from the provisions of Subsection B.4.1 are 
directional, traffic, and marine navigational signs sited and maintained by 
government agencies. 

B.4.3 Prohibited Signs 

B.4.3.1 Third party signs exceeding 0.3 square metres (3.2 square feet) in 
area are prohibited. 

G.1 Definitions 

lot means any parcel, block or other area in which land is held or into which it is 
subdivided, whether under the “Land Title Act” or the “Bare Land Strata Regulations” 
under the “Strata Property Act”; 

structure means anything constructed or erected that is fixed to, supported by or sunk 
into land or water, whether underwater or otherwise, excluding vehicles, floating vessels, 
paving for vehicle parking, sidewalks, sewage absorption fields, and detached ground 
level decks; for clarity, swimming pools, dugouts, cisterns and above ground septic tanks 
are considered structures; 

third party sign means a sign conveying information not pertaining to the lot on which it is 
located; 

 

Islands Trust Fund 

The roadside signage discussion on Gabriola Island does not affect the Islands Trust Fund 
board policies and/or protocols, including the Regional Conservation Plan. 

 

Bylaw Enforcement 

Bylaw Enforcement Staff identified that there are currently two open Bylaw Enforcement files 
that are directly-related to roadside signage on North Road: GB-BE-2012.8 and GB-BE-2013.2. 

Bylaw Enforcement Staff note that complaints regarding roadside signage on Gabriola have 
largely been about: the “unsightly nature” of some signs, the safety concerns that arise when 
signs exist in road right-of-ways that pedestrians and cyclists use, as well as the fact that some 
signs have become obsolete when the business or event they are advertising has ceased.  
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Climate Change Mitigation and Adaptation 

The issue of roadside signage on Gabriola likely does not affect climate change mitigation and 
adaptation strategies. However, one benefit of clear, concise roadside signage would be to help 
vehicle drivers get to their destination more quickly and easily instead of getting lost and 
unwillingly contributing to GHG emissions. 

 

Sensitive Ecosystems, Shorelines, Hazard Land, or Archaeological Resources 

The roadside signage issue does not directly impact any sensitive ecosystems or shorelines. 
Some of the locations where roadside signage exists on Gabriola are low- to moderate-risk 
areas of steep slope/hazard concern. Islands Trust internal mapping software TAPIS indicates 
that some of the current roadside signage locations may impact potential archaeological sites. 
Any proposed development or land disturbance near these potential sites would require 
discussion with the Archaeological Branch. 

 

Other 

The Ministry of Transportation and Infrastructure along with Tourism British Columbia, have 
developed the “Service & Attraction Sign Manual: A Directional Signing Program for 
Tourist Services, Facilities and Attractions” (January 1995). The document notes that “signs 
assist motorists, unfamiliar with an area, to locate turnoffs leading to tourist facilities. The signs 
provide directional and sometimes distance information. They are not intended to promote any 
one service, attraction or facility over another.” A summary of the most pertinent points to this 
discussion are as follows (emphasis added): 
 
SECTION 1 – INTRODUCTION 

 

On rural Provincial highways, eligible tourist facilities are signed in advance of turnoff points. 
The signs identify the types of facilities available, sometimes display business name 
panels, and provide directional and possibly distance information. Confirmatory signs are 
provided as required on freeway exit ramps and at decision points on local roads and municipal 
streets. Also, for signs on rural Provincial highways, businesses having a well recognized logo 
(registered trademark) may opt to use that logo on business name panels in place of worded 
names. If this option is taken, the use of logos must follow through on any required confirmatory 
signing. 
 

…To be eligible for signing, tourist facilities must meet specified minimum standards and must 
be located within specified maximum distances from Provincial highway turnoffs. 
 
…In line with the Government’s firm commitment to discourage drinking and driving, the Ministry 
will not provide or permit any signs on its highway rights-of-way that refer to the sale of alcoholic 
beverages. Thus, although alcoholic beverages may be available for purchase and consumption 
at some approved accommodation or food facilities, no mention or intimation of this will appear 
on highway signs. In effect, no signs will display such words as “pub”, “bar”, “tavern”, “licensed”, 
“lounge”, “cold beer and wine store” and the like. 
 
…In late 1992, with most of the white and blue S & A signs in place, MoT embarked on the less 
popular final phase of the Program initiating removal of unauthorized and non-conforming 
private business signs from main highway rights-of-way. Permits for other non-commercial 
private signs on highway rights-of-way (e.g., Service Clubs, Churches, Area Promotion, 
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“Welcome to…”, Community Entrance Signs etc.), continue in place under specific permit 
conditions. Currently under the S&A signing Program, there are no charges to facility operators 
for signs provided by MoT. 
 
SECTION 3 – GUIDELINES, CONDITIONS, AND GENERAL REQUIREMENTS 
 
3.1 Provision of Signs All signs required by this Program for Provincial highways and local 
roads are provided, erected and maintained by MoT. Except for the circumstances detailed in 
Subsection 3.2 and the footnote on Appendix “L”, private signs for tourist services or attraction 
businesses will not be permitted on Provincial highway or local road rights-of-way. 
 
3.10 Additional Signs for Some Tourist Attractions With agreement between MoT and TBC, 
on a case-by-case basis, additional and/or more remote signing may be provided for some 
heritage and tourist attractions. That is, the Program rules governing quantities of signs, 
distance limitations on and from eligible Provincial highway categories may be waived. 

 
Analysis 

 
The first challenge when considering roadside signage is to denote whether the sign is on a lot 
(private property), or if it is in the road right-of-way. In some cases, this distinction is more 
obvious (e.g. in Image 2 below, where roadside signage exists on the ferry hill, the road right-of-
way is rather wide and extends into a treed area). In other cases, determining if a sign is in the 
road right-of-way may not be obvious at first glance and may require clarification from MOTI.  

As mentioned briefly above, if a sign is located in the road right-of-way, it is under the 
jurisdiction of MOTI. However, if a sign is located on a lot, it is either a third party sign (conveys 
information not pertaining to the lot on which it is located) and requires consent by the property 
owners to display the sign there, or it is a sign that does convey information that pertains to the 
lot on which it is located (e.g. advertising a home occupation).  

Note: regardless of whether or not it is a third party sign or it is a sign for a home occupation, 
the size limit is 0.3 square metres (3.2 square feet) in area (see B.4.1.4 and B.4.3.1 of the 
Gabriola Island Land Use Bylaw). Image 1 below is a table showing the breakdown of the 
maximum number of signs permitted and maximum total sign area permitted, depending on 
which zone the sign is displayed in. 
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Image 1: Excerpt from Section B.4 of the Land Use Bylaw 
 

 
 

A number of “hot spot” areas currently exist on Gabriola for roadside signage (see Images 2 – 6 
below). These areas include: 

 

 The ferry hill up to and including before the Agricultural Hall; 

 The Twin Beaches area, near the Haven, and near Armson Rd @ Taylor Bay 
Rd; 

 The south end near Silva Bay; 

 The triangular intersection at Horseshoe Rd @ North Rd, and the intersection at 
Barrett Rd @ North Rd; and 

 The northeast end near the Surf Pub and Lodge 
 
Image 7 below offers some examples of other roadside signage that are not within a “hot spot” 
location. Please note that this image is a simple photo summary and makes no distinction 
between permitted and not-permitted signs, or between signs that are in the road right-of-way or 
those that are on private lots. 
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Image 2 
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Image 3  
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Image 4  
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Image 5  
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Image 6  
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Image 7 
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The main issues currently are: 
 

1. Signage that exists in road right-of-ways, but has not been permitted by the Ministry of 
Transportation and Infrastructure; 

2. Third party signage that exceeds the maximum size of 0.3 square meters in area and/or 
has not been approved by a property owner; and  

3. Signage that has become obsolete but continues to exist either in a road right-of-way or 
on a lot. 

 
Because the Gabriola Island Local Trust Committee has made the review of roadside signage 
one of three Top Priorities, and because this issue has been ongoing for a number of years 
(including with the Bylaw Enforcement department), it seems that continuing with the status quo 
is no longer an acceptable option at this time.   
 
The options outlined below aim to work towards resolving each of the ongoing issues above. 
 
Option 1: Local Trust Committee write an advocacy letter to MOTI 
 
The Gabriola Island Official Community Plan was amended in September 2011 to establish a 
Land Transportation Advocacy Policy which requests that “the Ministry of Transportation and 
Infrastructure (MOTI) enforce its sign regulations so as to ensure a minimal number of 
commercial signs are placed along the island’s road rights-of-way, in keeping with Gabriola’s 
rural atmosphere” (Gabriola OCP, No. 166 - Policy 7.1(r)).  
 
And so it is within the Gabriola Island Local Trust Committee’s means to advocate for the above 
policy. Trustees could write a letter to MOTI, citing 7.1(r) of the Gabriola Island Official 
Community Plan No. 166 and make the above request. 
 
Signage that exists in the road right-of-way (and therefore not on a lot) is, by definition, not 
classified as a third party sign (“a sign conveying information not pertaining to the lot on which it 
is located”), and thus it is within the jurisdiction of MOTI to remove. This has been a 
responsibility which MOTI has been reluctant to deal with in the past, as MOTI’s informal policy 
has been if the community is not concerned about the signs and the signs do not pose a safety 
concern, then they will not remove the signs, or will move them further away from the road right-
of-way.  
 
A Letter of Agreement between MOTI and the Islands Trust was signed in November 1992 and 
amended in July 1996. The amendment supports the rationale for this option, as it added the 
following: 
 
“The parties agree to maintain an Interagency Task Force for the purposes of: 

 dealing with arising issues; 

 establishing an annual work program to: ensure staff liaison; develop further the road 
standards agreement; and review agency initiatives – legislation, bylaws, and programs 
of mutual interest; and 

 meet at least twice annually for the above purposes 
 
Staff was not able to ascertain whether or not the parties have met as an interagency task force 
in the past.  
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Option 2: Gabriola Island Local Trust Committee work with MOTI directly 
 
The Gabriola Island LTC could designate Staff and/or Trustee time to work directly with MOTI 
over the coming months to resolve these issues, but for the reasons given in Option 3 below, 
this is not a preferred option. The Gabriola Island Chamber of Commerce would be better suited 
to working with MOTI directly, moving forward. 
 
Option 3: Regarding roadside signage, Gabriola Island Chamber of Commerce act on 
behalf of Gabriola businesses and in consultation with MOTI, Islands Trust, and any 
other necessary stakeholders. 
 
Given the amount of time and effort that the Gabriola Island Chamber of Commerce (GICC) has 
already put into trying to find a resolution for roadside signage (they commissioned a Tourism 
Signage Audit in 2011), and due to their ongoing vested interest in the issue (signage for 
businesses and economic development on the island), Planning Staff would suggest that GICC 
assume a primary role in resolving this issue moving forward. 
 
In those instances where signs exist in the road right-of-way, GICC can work with MOTI to 
develop and permit signage that is safe and effective. MOTI already has a permitting process 
for signage for special events, and GICC can contact MOTI for more info. GICC can also 
contact MOTI on behalf of Gabriola’s businesses to reach a conclusion that works for everyone.  
(e.g. having one large sign to advertise many businesses at once?) 
 
Where signs exist along the roadside but are not within the road right-of-way (i.e. they exist on a 
lot), they will likely be third party signs, and GICC would need to ensure that the signs are within 
the size limit of 0.3 square metres (3.2 square feet) for third party signs. If GICC finds this size 
limit is not sufficient for the needs of local businesses, Option 4 may need to be pursued (see 
below). Islands Trust Planning Staff can advise GICC on this matter. 
 
Option 4: Changes to Gabriola Bylaws (e.g. Official Community Plan or Land Use Bylaw) 
 
Staff has identified the following bylaw provisions that the LTC may wish to consider revising in 
Land Use Bylaw No. 177: 
 

1. The definition of “sign”;  
2. The definition of “third party sign”; 
3. The current size restriction for third party signs; and/or 
4. The absence of a regulation to remove obsolete signage 

 
With respect to points 1 and 2 above, the LTC may wish to explore definitions held in other 
bylaws. Definitions of “signs” and “third party signs” in other Islands’ Land Use Bylaws can be 
found in the table below. 
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Table 1: Definitions from Other Islands’ Land Use Bylaws 

 

Island Sign Definition “Third Party Sign” Definition 

Denman None. means signs advertising business, 
products, goods or services not provided 
on the lot on which the sign is located 
 

Gabriola None. means a sign conveying information not 
pertaining to the lot on which it is located 
 

Galiano means any device or medium including its 
supporting structure visible from any 
highway or lot other than the one on which 
it is located and which is used primarily to 
attract attention for advertising, information 
or identification purposes. 
 

None. 

Gambier means any device or medium including its 
supporting structure visible from any 
highway or lot other than the one on which 
it is located and used to attract attention for 
advertising, information or identification 
purposes. 
 

means a sign located on a parcel whose 
owner or tenant is not the supplier of the 
goods or services advertised. 

Gambier 
Associated 

Islands 

means any device or medium, including its 
supporting structure, visible from the sea, 
any highway or lot other than the one on 
which it is located and which is used to 
attract attention for advertising, information 
or identification purposes. 
 

means a sign that advertises or directs 
attention to a product, location, or other 
matter at a location other than that at 
which the sign is erected or displayed. 

Hornby means any identification, description, 
illustration or device which is visible from 
any public place or is located on private 
property and exposed to the public and 
which directs attention to a product, service, 
place, activity, person, institution, business 
or solicitation 
 

None. 

Keats None. means a sign conveying information not 
pertaining to the lot on which it is located 
 

Mayne means any device or medium visible from 
any highway or lot other than the one on 
which it is located and which is used 
primarily to attract attention for advertising, 
information or identification purposes, and 
"Animated sign" means a sign that contains 
moving parts 
"Flashing sign" means a sign that is 
illuminated and equipped with a device that 
causes the illumination to be interrupted so 
as to attract attention to the sign. 
 

means a sign that attracts attention to a 
use or occupancy of land other than the 
land on which the sign is located. 
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N. Pender means any device or medium, including its 
supporting structure visible from any 
highway or lot other than the one on which 
it is located and which is used to attract 
attention for advertising, information or 
identification purposes. 
 

None. 

S. Pender means any device or medium, including its 
supporting structure visible from any 
highway or lot other than the one on which 
it is located and which is used to attract 
attention for advertising, information or 
identification purposes. 
 

means a sign conveying information not 
pertaining to the lot on which it is located. 

Salt Spring means any device or medium including its 
supporting structure visible from any lot 
other than the one on which it is located, or 
from a highway or the sea and which is 
used to attract attention for advertising, 
information or identification purposes. 
 

None. 

Thetis means any device or medium including its 
supporting structure visible from any 
highway or lot other than the one on which 
it is located and which is used to attract 
attention for advertising, information or 
identification purposes. 

third party directional sign means a sign 
giving directions to a use on a lot other 
than the lot on which the sign is located. 

 

Regarding point number 3 above, it is noted that even a small sandwich board (0.6m x 0.9m) 
has an area of 0.55 sq. m, which exceeds the third party sign size regulation of 0.3 sq. m. The 
LTC may wish to review this requirement if the size limit is no longer meeting the needs of the 
community. This could also be an opportunity to explore whether the bylaw restrictions should 
distinguish between directional and advertising signs (e.g. a directional sign could have different 
size restrictions than a sign advertising something), as Staff believes that much of the GICC’s 
concerns are around the necessity of directional signs to businesses in particular. 
 
Further to point number 4 above, many other Islands Trust islands’ Land Use Bylaws (e.g. 
Galiano, Gambier, Gambier Associated Islands, Keats, Mayne, North Pender, South Pender 
etc.) have a subsection in their Sign Regulations to remove obsolete signs. The wording varies 
slightly between the Bylaws, but is to the effect of:  

 Any sign which has become obsolete because of discontinuance of a business, service, 
or activity which it advertises must be removed within thirty (30) days after the sign has 
become obsolete. 

 

To summarize Option 4, Staff would suggest considering bylaw amendments for each of the 
four points above, in consultation with the community. 
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Project Scope and Timeline  

 
A draft Project Charter is attached to this report (Attachment 1), outlining the anticipated scope 
and milestones for this project. Staff seeks feedback and possible amendments to the Project 
Charter prior to LTC endorsement. 
 
Resources and Roles 

 
This project can be completed in-house, using planning staff resources and trustee time. 
Regarding roles, community engagement at the information and consultation level will be the 
joint role of Planning Staff and the LTC.  
 
Should the LTC choose to pursue Option 1 and write an advocacy letter, Staff recommends that 
trustees prepare the advocacy letter to MOTI, and that the Islands Trust staff meet with MOTI 
staff as per the Letter of Agreement. The role of Islands Trust would be to write an advocacy 
letter to MOTI to request that they enforce their signage policies for signs in road right-of-ways, 
as well as to meet with MOTI at least twice annually as an Interagency Task Force to discuss 
issues as they arise.  
 
With respect to Options 2 and 3, The Islands Trust could sit in on meetings between GICC and 
MOTI as a third party for interest purposes, but the ultimate responsibilities and decisions would 
be made between GICC and MOTI. If the GICC found that businesses would like to revisit the 
third party sign size limits in the Land Use Bylaw, for instance, Islands Trust could facilitate 
community meetings and discussions regarding such issues. 

Should the LTC wish to pursue Option 4, Staff will prepare the necessary technical reports and 
communication materials for communication consultation regarding roadside signage.  

There is approximately $2,250 left in the Special Projects budget for the 2015-2016 fiscal year. 
Staff recommends that $150 be used for various communications, $500 for a Community 
Information Meeting, and $1,000 should a public hearing be required. Note that the public 
hearing expenditure may occur in the 2016-2017 fiscal. 
 

 
Communications 

 
The stakeholders of this project are the Gabriola business owners who wish to have signage to 
advertise their business, either as third party signs or in the road right-of-way.  
 
Following direction from the LTC and endorsement of the Project Charter, staff will prepare a 
draft Communications Plan for the project, to be presented to the LTC for review.   
 
 

Project Charter 

 
Attached is a draft Project Charter. The charter outlines the objectives, milestones, and budget 
for the review of the roadside signage project. Staff seeks the LTC’s comments on the draft 
Project Charter in particular regarding the proposed Objectives and Scope.   
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Next Steps 

 
Should the LTC endorse the Project Charter as presented, the next steps for the LTC would be 
to write an advocacy letter to MOTI to request that they enforce their roadside signage policies, 
and secondly, to encourage the GICC to pursue a solution for Gabriola business signage 
through discussion with MOTI. Planning Staff will need to set up two regular meetings within a 
year between Islands Trust staff and MOTI staff. Bylaw Enforcement can continue to enforce 
the Land Use Bylaw if/when third party signs exceed the allowable size limit. Should the LTC 
feel that the size limit is no longer adequate, the LTC and staff can play a role in public 
consultation and engagement with respect to amending the Land Use Bylaw accordingly. 
 

 
Summary of Planning Recommendations 

 
This report outlines four possible options for addressing the roadside signage issues on 
Gabriola Island: 
 

1. Local Trust Committee write an advocacy letter to MOTI 
2. LTC work with MOTI to resolve roadside signage issues 
3. GICC work with MOTI to resolve roadside signage issues 
4. Make changes to Gabriola Island bylaws (LUB and/or OCP) 

 
Based on the above discussions regarding the above four options, Staff recommends that 
Options 1, 3, and 4 be pursued. Staff has drafted a Project Charter which reflects these three 
Options in combination. 

 

RECOMMENDATIONS: 

 
That the Gabriola Island Local Trust Committee: 
 
1. Write an advocacy letter to the Ministry of Transportation and Infrastructure requesting that 

it enforce its sign regulations so as to ensure a minimal number of commercial signs are 
placed along the island’s road rights-of-way, in keeping with Gabriola’s rural atmosphere;  
 

2. Encourage the Ministry of Transportation and Infrastructure to solve the roadside signage 
issues with the Gabriola Island Chamber of Commerce, where sign locations exist in the 
road right-of-way; 
 

3. Pursue a revision of Gabriola Island Land Use Bylaw No. 177 regarding the definitions of 
“sign” and “third party sign”; the current size restriction for third party signs; and/or the 
absence of a regulation to remove obsolete signage on the island; and 
 

4. Make any necessary revisions to the draft Project Charter for the Roadside Signage 
Project and endorse the document as amended.  
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Prepared and Submitted by:  

 
 

 

  
 

August 25, 2015 
 

Teresa Rittemann 
Planner 1 

 Date 

 
Concurred in by: 

 

Aleksandra Brzozowski 
 

August 27, 2015 
 
 

Aleksandra Brzozowski 
Acting Regional Planning Manger 

 Date 

 

 

Attachments: 

1. Roadside Signage – Draft Project Charter 
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Roadside Signage — Draft Project Charter 

Gabriola Island Local Trust Committee          Date: September 10, 2015 

Purpose To review Gabriola Island’s Land Use Bylaw No. 177 (and, where appropriate, Gabriola Island’s 

Official Community Plan No. 166) with respect to the issue of roadside signage regulations. 

Background The issue of roadside signage on Gabriola has been discussed since at least 2010. Staff had 

initial discussions with the Ministry of Transportation and Infrastructure (MOTI) in 2010; the Local Trust Committee 

revised the Official Community Plan in 2011; the Gabriola Island Chamber of Commerce (GICC) completed a Tourism 

Signage Audit report in 2011; Bylaw Enforcement followed up with various public complaints (2012-2015); and in 

May 2015, the Local Trust Committee resolved to address the roadside signage issue by adding it to the Top 

Priorities list (resolution GB-2015-058). 

Objectives 

 To write an advocacy letter to 

MOTI to encourage them to en-

force and/or revise their policies 

for signs in the road right-of-way 

 To have public consultation and 

review the bylaws to hear if the 

existing third party signage reg-

ulations are adequate 

In Scope 

 Write advocacy letter to, and 

communicate (meetings, contact 

etc.) with MOTI 

 Public consultation to inform and 

engage the public on issues 

around roadside signage 

 To review and amend the bylaws 

(if necessary) 

Workplan Overview 

Deliverable/Milestone Date 

LTC writes advocacy letter to MOTI September 2015 

Islands Trust Staff meets with MOTI Staff as Interagency Task Force By end of 2015 

GICC works with MOTI for sign solution in road right-of-ways End of 2015 or early 2016 

LTC and Planning Staff conduct community consultation January or February 2016 

Legislative process for regulatory amendments (draft bylaw, Public Hearing etc.) 2016 

Budget 

Budget Source:  Special Projects 

Fiscal Item Cost 

2015/16 Communications $150 

2015/16 Community Information 

Meeting 

$500 

2016/17 Public Hearing $1,000 

 Total $1,650 

Project Team  

Teresa Rittemann, Planner 1 Project Manager 

Ann Kjerulf, Regional Planning Manager Project Supervisor 

Penny Hawley, Planning Team Assistant Mailouts / Support 

Warren Dingman, Bylaw Enforcement Officer Bylaw Support 

RPM Approval:  

 

Date: ____, 2015 

LTC Endorsement:  

Resolution #:  

Date: ____, 2015 

Out of Scope 

 Meeting with MOTI on behalf of 

GICC 

 IT acting as a liaison for the 

GICC to solve signage concerns 

for businesses 
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Memorandum 
700 North Road Gabriola Island, BC BC  V0R 1X3 

Telephone  (250) 247-2063 FAX:  (250) 247-7514 

Toll Free via Enquiry BC in Vancouver 660-2421.  Elsewhere in BC 1.800.663.7867 

northinfo@islandstrust.bc.ca     www.islandstrust.bc.ca 
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Date September 1, 2015 File Number 6500-20 (Dog Sitting 
Regulations) 

To Gabriola Island Local Trust Committee 
 

From Aleksandra Brzozowski 
Island Planner, Northern Office 

  

Re Early input regarding possible dog sitting regulations 

 

 
On June 11, 2015, the Gabriola LTC requested early input from the community on the possibility of bylaw 
provisions that would allow dog sitting on Gabriola. An online survey and hard copy comment form were 
circulated August 7 – 28, 2015.  
 
Seventy-eight (78) comments were received. While the sample collected is not statistically valid in relation to 
the community as a whole, staff has analyzed the opinions and comments to identify trends and themes.  
 
Support for Dog Sitting and Support for Regulation 

24 respondents supported the idea, and requested little or no regulation 
18 respondents supported the idea and supported the idea of regulations to mitigate impacts.  
12 respondents supported the idea conditionally (allowed only if certain regulations were put in place)  
24 respondents were fundamentally unsupportive of the idea  
 
Respondent Concerns 

a. Noise 
Noise concern was the top concern noted across all responses. However, there was little consensus on 
whether this should be regulated, nor how it should be regulated. Many of the respondents emphasized 
that neighbours were a crucial consideration and that neighbours should not be bothered by any dog sitting 
operations. Many respondents commented that noise regulations for dog sitters should be the same as 
those for dog owners; some believed that dog sitters should not be held to a standard higher than owners, 
while others made the comment that regulations should be put in place for dog owners as well as dog 
sitters.  

 
b. Number of Dogs 

The overwhelming majority of respondents, including those requesting little regulation, believed that the 
LTC should regulate the number of dogs allowed on a property. However, suggestions as to the 
appropriate number of dogs on the property ran across a wide spectrum, from three dogs at one time to up 
to eight dogs at one time for 0.5 acre properties. Some commenters suggested calculations for number of 
dogs allowed based on variables including the lot’s size, the types and sizes of dogs cared for, and the 
number of adult employees who would care for the dogs.  
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c. Fencing/Screening 
Most respondents replied that the regulations should require fencing/privacy for safety and aesthetic 
reasons.  Few respondents believed that the nature of operations inside or outside should be regulated 
beyond a requirement for fencing and privacy.  
 

d. Lot Size 
Respondents were split on whether minimum lot size was important to regulate. In general, those who 
replied that, yes, minimum lot sizes were required did so to propose a mitigation to noise impact; those that 
did reply that minimum lot size was important generally noted a minimum lot size of 2 acres or larger.  

 
e. Hours of Operation 

Hours of operation were not noted as a great concern. Respondents that did comment on hours noted that 
pick up and drop off times (when clients come onto the property) will be the most disturbing times to 
neighbours.  

 
f. Waste Removal 

Other concerns raised were related to the removal of pet waste. It was noted that the Regional District of 
Nanaimo’s composting and garbage removal programs have restrictions regarding pet waste. Some 
comments suggested that pet waste could and should be composted on-site using approved composting 
products (similar to composting toilets).  

 
g. General permission vs. case-by-case approval 

A number of respondents noted that dog sitting operations should be permitted on a case-by-case basis. 
The rationale being that operators should demonstrate that their neighbours are amenable to the business, 
and that a standard level of pet care will be provided in the operation of the business. Some respondents 
specifically mentioned the Temporary Use Permit option as their preferred regulatory option.  
 
The suggestion to limit the number of dogs based on particular variables (details noted above) points 
towards a preference for detailed Home Occupation regulations or Temporary Use Permit regulations.  

 
Regional District of Nanaimo Bylaw Enforcement Early Referral Comments 

During the input period, Staff also heard from Bylaw Enforcement at the Regional District of Nanaimo (RDN).  
The officer wished to convey the position that the current Noise Control Bylaw for Electoral Area B will rarely 
meet the needs of those wishing to complain about a dog sitting operation, due to the fact that the Noise 
Control Bylaw only prohibits “persistent” barking or yelping. Persistent is defined in the Noise Control Bylaw for 
Area B as follows: “Persistent” means enduring or constantly repeated.”  
 
The Bylaw Enforcement Officer stressed that the nature of dog noise from dog sitting and kennel businesses is 
typically bursts of sound that are cumulative but intermittent and unpredictable, thus not meeting the definition 
of “persistent”. He also noted that regarding the Animal Control Bylaw for Areas A, B and Lantzville, that a 
decision was made by the RDN to only enforce on the issue of dangerous dogs. Finally, the officer advised that 
should commercial dog sitting and kennel operations be permitted in the Gabriola OCP and LUB, that our 
bylaws feature additional regulations to address this gap.  
 
These comments are significant considering the fact that one-third of positive respondents indicated their belief 
that enforcement of existing noise and animal control bylaw regulations would address noise concerns in 
relation to dog sitting businesses.  
 
Next Steps 

Staff seeks direction from the LTC regarding next steps on this issue. Should the LTC wish to continue to 
pursue this matter, it should request Staff to prepare draft language for Home Occupation regulations, 
Temporary Use Permit regulations, or both. If the LTC wishes to not actively pursue the issue at this time, the 
LTC should take the item off the Priority Work Program list.  
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 Print Date: Sep-01-2015

Top Priorities 
 

Gabriola Island

No. Description Activity Received/Initiated Responsibility Target Date Status
1 Compliance

with new Ministry of Agriculture bylaw
standards regarding Medical
Marihuana Production Facilities in
the Agricultural Land Reserve

Jul-23-2015 Aleksandra
Brzozowski 

Dec-31-2015 On Going

2 Review of roadside signage
regulations

Consider options for
businesses to have
directional and other
signage in the Ministry of
Transportation
right-of-way.

May-07-2015 Aleksandra
Brzozowski 
Teresa
Rittemann 

On Going

3 In house dog boarding definition
(Gabriola)

Consider
allowing in-house
dog boarding in the small
rural residential zone.

Jan-22-2015 Aleksandra
Brzozowski 

On Going

4 Review of affordable housing
strategies

To be further scoped by
LTC

May-07-2015 Melanie Mamoser 
Heather Nicholas 

On Going
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 Print Date: Sep-01-2015

Projects 
 

Gabriola Island

No. Description Activity Received/Initiated Status
1 DeCourcy Island Official Community Plan Review

and Advisory Planning Commission Appointments.
Topics include:

park areas without park zoning
DAI Bylaw

Apr-21-2011 On Going

1 Hazardous areas and steep slopes development
permit area

also consider how to address areas of
potentially problematic soils, shoreline
erosion, and localized areas of steep terrain

Feb-21-2013 On Going

1 Forage Fish Mapping Workshop March, 2013 resolution Sep-05-2013 On Going

1 Land Based Aquaculture Review most recent provincial direction on land
based aquaculture and develop appropriate
policies and regulations.

Jan-16-2014 On Going

1 Review OCP and LUB to include protective
measures for biodiversity.

Species and Ecosystems at Risk (SEAR) Local
Government Working Group my have resources for
this project.

Jan-19-2012 On Going

1 Review OCP and LUB to improve protection of
coastal areas.

Jan-19-2012 On Going

1 Review OCP and LUB to protect water quality and
quantity.

Jan-19-2012 On Going

1 First Nations cultural references in land use
planning

Work with Snuneymuxw First Nation (SFN) to seek
funding for archaeological mapping and host and
invite SFN Councillor Geraldine Manson to make a
storytelling presentation on Gabriola.

Jan-27-2011 On Going
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1 Bylaw enforcement staff requested to provide a
report on methods of proactive enforcement on
advertised unlawful dwellings, as that is the point
they are most likely to be unoccupied.

 Nov-01-2012 On Going

1 Bylaw enforcement staff requested to provide an
update on proactive enforcement of unlawful
foreshore structures.

Nov-01-2012 On Going

1 Consider implementing Eelgrass protection
regulations  (see February 19, 2014
memorandum). 

May-14-2014 On Going

1 Mudge Island MMPR bylaw amendments See Mudge APC minutes of June 8, 2014 Jun-26-2014 On Going

1 DeCourcy Island MMPR bylaw amendments Amendment to the DeCourcey Island Bylaw No.
44 regarding the production of medical marihuana
under the Marihuana for Medical Purposes
Regulation

See staff report dated April 28, 2014

Oct-02-2014 On Going

1 Snuneymuxw First Nation Protocol Agreement
Implementation

Jan-22-2015 On Going

1 Consideration of affordable housing strategies Apr-02-2015 On Going

1 Village Core Review Apr-02-2015 On Going

1 Strengthen relationship with First Nations Apr-02-2015 On Going

1 Review of food truck regulations  Apr-02-2015 On Going

1 Including eagle nest mapping in Gabriola OCP Apr-02-2015 On Going

1 Initiatives to encourage green and renewable
energy

Apr-02-2015 On Going

1 Housekeeping Bylaw Amendments May 7, 2015 Bylaws 278 and 279 given third
reading and forwarded to EC and Minister.

May-07-2015 On Going

1 Review bylaws around temporary use permits for
short term vacation rentals

May-07-2015 On Going
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 Print Date: Sep-01-2015

Applications w/ Status - Gabriola Island Status:
Open 

 

Applications

Development Variance Permit

File Number Applicant Name Date Received Purpose
GB-DVP-2015.1 JOAQUIM DA

FONSECA 
May-26-2015 PID 004-097-637 874 Driftwood Road, Mudge Island. Variance of the

setback to the sea. 
 Planner: Teresa Rittemann 

Planning Status
 

Subdivision

File Number Applicant Name Date Received Purpose
GB-SUB-2008.3 C.O. Smythies &

Associates Ltd.
Oct-06-2008 To create 6 parcels btwn McCollum & Tait Roads. (PARCEL C (DD 51803I)

OF THE NORTH 1/2 OF THE NORTH EAST 1/4 OF SECTION 9,
GABRIOLA ISLAND, NANAIMO DISTRICT) 

 Planner: Marnie Eggen 

Planning Status
 Status Date:  Apr-14-2014 

parent lot is in transition of sale

Status Date:  Oct-25-2013 

PLA exension

Status Date:  Aug-22-2012 

PLA extension

File Number Applicant Name Date Received Purpose
GB-SUB-2011.1 Williamson &

Associates
Professional
Surveyors

Dec-23-2010 To create 2 parcels on Daniel Way (THE NORTHWEST 1/4 OF THE
SOUTHEAST 1/4 OF SECTION 22, GABRIOLA ISLAND, NANAIMO
DISTRICT, EXCEPT PARTS IN PLANS 22029, 30038, 32376 AND
VIP54644) 
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 Planner: Marnie Eggen 

Planning Status
 Status Date:  Jan-13-2015 

Working to satisfy conditions

Status Date:  Mar-14-2014 

PLA received

Status Date:  Feb-19-2014 

Request for extension

File Number Applicant Name Date Received Purpose
GB-SUB-2012.2 Don Powell Oct-24-2012 725 Church Street - subdivision to create one new lot and a remainder lot 

 Planner: Teresa Rittemann 

Planning Status
 Status Date:  Aug-26-2015 

No change in status.

Status Date:  Sep-03-2014 

Status has not changed. Still awaiting MOTI direction that reasons for non-approval have been overcome

Status Date:  Mar-18-2014 

MOTI sent notification that the subdivision is NOT being approved. If the reasons for non-approval are not
overcome in 1 year, the file will be closed. Note that Islands Trust staff re-sent our subdivision referral response as
the notice of non-approval indicated that MOTI had not received it.

File Number Applicant Name Date Received Purpose
GB-SUB-2013.2 Centre Stage

Holdings Ltd.
Aug-09-2013 Subdivision to 6 lots 

 Planner: Teresa Rittemann 

Planning Status
 Status Date:  Aug-26-2015 

No change in status.

Status Date:  Oct-09-2014 

Waiting further direction from applicant and confirmation that our conditions in original referral report have been met.
Need final plan of subdivision before we can issue final approval.

Status Date:  Oct-06-2014 

MOTI sent PLA. Apparantly was issued in Nov 2013 but a copy was not on file.
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File Number Applicant Name Date Received Purpose
GB-SUB-2013.3 Smythies &

Associates
Oct-28-2013 411 Daniel Way subdivision to create 2 parcels 

 Planner: Teresa Rittemann 

Planning Status
 Status Date:  Aug-26-2015 

No change in status.

Status Date:  Mar-19-2015 

No change in status. Contacted MOTI to see if they closed the file, but have not yet heard back.

Status Date:  Feb-16-2015 

No change in status. File will be closed by MOTI after March 10, 2015.

File Number Applicant Name Date Received Purpose
GB-SUB-2013.4 Godfrey, Taggart,

Shamai
Nov-13-2013 Driftwood Drive, Mudge Island Boundary Adjustment 

 Planner: Marnie Eggen 

Planning Status
 Status Date:  Nov-04-2014 

no change

Status Date:  Apr-23-2014 

PLA issued

Status Date:  Feb-13-2014 

Referral Report complete, forwarded to MOTI

 
 File Number Applicant Name Date Received Purpose 

GB-OTH-2014.1 GABRIOLA RADIO  Aug-07-2014 Antenna Siting Proposal 
 SOCIETY 
 Planner:  Aleksandra Brzozowski 

 Planning Status 
 Status Date:  Apr-16-2015 

 Industry Canada informed staff that the Gabriola Radio Society has claimed impasse.  15-Mar-2015  
 Received letter from Industry Canada requesting information for impasse claim. 17-Mar-2015 
 Response letter and information package sent to Industry Canada regarding impasse.  16-Apr-2015 
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Gabriola Island Local Trust Committee 

 
POLICIES AND STANDING RESOLUTIONS 

Updated:  January 12, 2015 
 

No Meeting 
Date  

Resolution 
No. 

Issue Policy and Description 

1.  January 
29, 2010 

GB-025-2010 Communication 
Towers and Antennae 

It was MOVED and SECONDED that the Gabriola Island Local Trust Committee adopt the 
following standing resolution:  

 Proposals for any new or expanded communication towers and antennae require an 
application to the Gabriola Islands Local Trust Committee.  

 The application process shall comprise a public consultation component, which includes at 
least one notification to neighbours, one public meeting and one advertisement in both 
local newspapers.  

 The public consultation process shall be determined by the Local Trust Committee after 
initial review of the proposal; however, as a minimum,  the proponent shall give written 
notice to Islands Trust Northern Office  staff and the Snunéymuxw First Nation, all owners 
and residents of properties within a 2 kilometre radius of the subject property where the  
facility is proposed. The required notice shall include the following information:  
o the proposed location of the tower on the subject site  
o a description of the predicted power density level of the  antenna/tower  
o methods to mitigate any aesthetic or visual impact  
o description of the natural environment, any sensitive ecosystems or other important 

habitat areas within 120 metres of the subject property and mitigation of impacts to 
such areas  

o physical details and example illustrations of the tower including its height, colour, type 
and design  

o the time and location of a public meeting and advertising  
o the name and contact information of the contact person employed by the proponent  
o the name and all contact information of the Islands Trust planning staff available for 

public comments and questions regarding the proposal; and  
o the proponent may be required to enter into a cost recovery agreement with the 

Islands Trust, in order to offset application  
processing costs incurred.  
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Trust Fund Board Report to Local Trust Committees and Bowen Island Municipality 
August 2015 

 
Wallace Point Covenant signed – North Pender Island 
A covenant has been signed to protect over 50% of a property at Wallace Point, the southernmost point 
of North Pender Island at the mouth of Bedwell Harbour. The 1.63 hectare covenanted area 
encompasses several distinct ecosystems and includes two wildlife trees, one of which has an active 
Bald Eagle nest.   Dense bull kelp beds grow near the shoreline and there is a Rockfish Conservation Area 
offshore north and east of this property.  
 
Meeting with Qualicum First Nation - Lasqueti Crown Land acquisition  
Trust Fund Board representatives enjoyed a cordial lunch with the chief and councillors of the Qualicum 
First Nation followed by initial discussions about the possible acquisition of Crown land on Lasqueti for 
protection. The Trust Fund Board plans to host Qualicum representatives in the fall for a visit to Lasqueti 
to look at the land and other areas of significance to the Qualicum people. 
 
Fairyslipper Forest Nature Reserve – Thetis Island land acquisition project 
Islands Trust Fund is continuing to support its partners, Thetis Island Nature Conservancy and Cowichan 
Community Land Trust, as the project to protect Fairyslipper Forest moves into a new phase. So far, 
$180K has been raised – over one third of the $560k required to acquire a property on Lower Burchell 
Hill as Thetis Island’s first nature reserve. Visit the Islands Trust Fund website to watch the video that 
has been created to encourage donations.  www.IslandsTrustFund.bc.ca/Fairyslipper 
 
Realtor Outreach – Pender Islands 
Islands Trust Fund staff, in collaboration with the Pender Islands Conservancy Association (PICA), 
organized a land conservation outreach event for real estate and other professionals involved with 
selling properties on North and South Pender Islands. The event was well received by participants who 
commented that they felt much more knowledgeable about conservation covenants. Similar events will 
be considered for other islands. Local trustees will be contacted early in the planning process. 
 
Grace Islet – Salt Spring Island 
Islands Trust Fund is in touch with the Nature Conservancy of Canada with respect to a possible role in 
the ongoing protection and stewardship of Grace Islet. 
 
Trespass at Mount Trematon Nature Reserve– Lasqueti Island 
Islands Trust Fund has acted quickly to address a trespass at Mount Trematon Nature Reserve on 
Lasqueti Island. We are fortunate that such incidents are a rare occurrence but we are prepared to take 
appropriate action when they do happen.  
 
Coastal Douglas-fir Conservation Strategy – Islands Trust Fund as an example 
The Islands Trust Fund is providing a local government scenario for pursuing the Conservation Strategy 
of the Coastal Douglas-fir and Associated Ecosystems Conservation Partnership (CDFCP). Islands Trust 
Fund is an active member of this partnership which includes provincial agencies, NGOs, academics, and 
local governments. More information about the CDFCP Conservation Strategy will be included in 
September’s Trust Council package.  
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