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476 South Road, Gabriola Island, BC
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1. CALL TO ORDER 10:30 AM - 10:30 AM

“Please note, the order of agenda items may be modified during the meeting. Times are
provided for convenience only and are subject to change.”

2. APPROVAL OF AGENDA

3. MINUTES 10:30 AM - 10:40 AM

3.1 Local Trust Committee Minutes dated January 24, 2019 – for adoption 4 - 13

3.2 Section 26 Resolutions-Without-Meeting - none

3.3 Advisory Planning Commission Minutes - none

4. BUSINESS ARISING FROM MINUTES

4.1 Follow-up Action List dated February 21, 2019 14 - 17

5. COMMUNITY INFORMATION MEETING 10:40 AM - 10:45 AM

Gabriola Cycle Route Plan - Bylaw No. 301

6. PUBLIC HEARING - Bylaw No. 301 10:45 AM - 10:45 AM

6.1 Recess for Public Hearing

6.2 Recall to Order

7. REPORTS

7.1 Trustee Reports

7.2 Chair's Report

7.3 Electoral Area Director's Report 18 - 18



8. TOWN HALL

9. APPLICATIONS AND REFERRALS

9.1 GB-DVP-2018.1 (Upward - 1850 Maple Lane) - Staff Report 19 - 47

9.2 GB-DVP-2018.4 (Bowles - 601 Wildwood Crescent) - Staff Report 48 - 64

9.3 GB-DP-2018.3 (Bowles - 601 Wildwood Crescent) - Staff Report 65 - 102

9.4 GB-DVP-2017.1 (Weston - Acorn Island) - Memorandum 103 - 104

9.5 GB-DVP-2019.1 (Regional District of Nanaimo - RDN) (Huxley Park Skate and Bike Park
Facility - Staff Report

105 - 114

10. LOCAL TRUST COMMITTEE WORK PROGRAM

10.1 First Nations - Community Reconciliation - Staff Report 115 - 122

10.2 Bylaw No. 301 - consideration of 2nd and 3rd readings

11. DELEGATIONS - none

12. CORRESPONDENCE - none

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

13. NEW BUSINESS

13.1 Section 219 Covenant - (Moeller - 649 Taylor Bay Road) - Memorandum 123 - 128

14. WORK PROGRAM

14.1 Top Priorities Report dated February 21, 2019 129 - 129

14.2 Projects List Report dated February 21, 2019 130 - 132

15. REPORTS

15.1 Trust Conservancy Report - none

15.2 Applications Report dated February 21, 2019 133 - 141

15.3 Trustee and Local Expense Report dated December, 2019 142 - 142

15.4 Adopted Policies and Standing Resolutions 143 - 145

15.5 Local Trust Committee Webpage
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16. UPCOMING MEETINGS

16.1 Next Regular Meeting Scheduled for Thursday, April 11, 2019 at The Commons, 675
North Road, Large Meeting Room, Upstairs in Farm House, Gabriola Island, BC

17. ADJOURNMENT
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January 24, 2019 

 

Gabriola Island Local Trust Committee 
Minutes of Regular Meeting 

 
Date: 
Location: 

January 24, 2019 
Gabriola Arts & Heritage Centre 
476 South Road, Gabriola Island, BC 

 
Members Present: Dan Rogers, Chair 

Kees Langereis, Local Trustee 
Scott Colbourne, Local Trustee 

 
Staff Present: 

 
Ann Kjerulf, Regional Planning Manager 
David Marlor, Director, Local Planning Services 
Sonja Zupanec, Island Planner 

 Ian Cox, Planner 1 
 Jaime Dubyna, Planner 1 
 Nadine Mourao, Recorder 
 
Others Present: 

 
There were approximately (14) members of the public and one (1) member 
of the media in attendance 

1. CALL TO ORDER 

“Please note, the order of agenda items may be modified during the meeting. Times are 
provided for convenience only and are subject to change.” 

Chair Rogers called the meeting to order at 10:30 am.  He acknowledged that the meeting was 
being held in territory of the Coast Salish First Nations, welcomed the public and introduced 
Trustees, Staff and Recorder. 

Trustee Colbourne acknowledged the passing, one year ago today, of Gabriola resident and 
volunteer firefighter, Jay Dearman. 

2. APPROVAL OF AGENDA 

The following amendments to the agenda were presented for consideration: 

 Move 11.4 Electoral Area Regional Director’s report to before 5. Town Hall; and 
 There are no 8. Delegations. 

By general consent the agenda was approved as amended. 

3. MINUTES 

3.1 Local Trust Committee Special Meeting Minutes dated November 2, 2018 - for 
adoption 

By general consent the Local Trust Committee Special Meeting Minutes of November 2, 
2018 were adopted. 

3.2 Local Trust Committee Minutes dated November 22, 2018 – for adoption 
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The following amendments to the minutes were presented for consideration: 

 Page 3, 8.1 GB-DVP-2018.5 (Goszczynski), add a second bullet under “The applicant 
noted the following points” stating “The applicant also provided additional email 
letters indicating no additional opposition”; 

 Page 3, 8.2 GB-DVP-2018.6 (Durrance), add a second bullet under “Discussion 
ensued and the following point was noted by Trustees”, add “The enforcement 
action that occurred in 2012 was not related to the riparian area.”; and 

 Page 1, Item 2, change “additions to agenda” to read “amendments to agenda”. 

By general consent the minutes of November 22, 2018 were adopted as amended. 

3.3 Section 26 Resolutions-Without-Meeting Report dated January 15, 2019 

  Received for information. 

3.4 Advisory Planning Commission Minutes - none 

4. BUSINESS ARISING FROM MINUTES 

4.1 Follow-up Action List dated January 15, 2019 

Planner Zupanec noted for the Activity dated 22-Nov-2018 GB-DVP-2018.6 (Durrance), 
an extension to the January 31, 2019 deadline for receipt of the British Columbia Land 
Surveyors signed plan is requested; Staff intend to report on this item at the next 
regular meeting. 

Trustees noted the following regarding the Activity dated 22-Nov-2018 first steps for 
Standing Resolution with respect to First Nations Relationship Building: 

Through discussion with Lisa Wilcox, Senior Intergovernmental Policy Advisor, there is an opportunity 
consider adjustments to the Standing Resolution on First Nations Relationship Building. 
 
  GB-2019-001 

It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee request Staff to report back to Gabriola 
Island Local Trust Committee follow up actions in regards to First Nations Relationship 
Building. 

CARRIED 

4.2 Development of Community Heritage Register - Staff Report 

Planner Cox provided an overview of the report which asked the Local Trust Committee 
(LTC) to consider establishing a Community Heritage Register (CHR) and to include the 
Gabriola Island Community Hall as a heritage resource. 

Discussion ensued and the following key points were noted by Trustees: 

 Requested Staff to amend document updating “Gabriola Community Hall” to read 
“Gabriola Island Community Hall”; 

 Questioned the accuracy of the Statement of Significance with regard to First 
Nations historical significance; and 

 Would like consultation with local First Nations and community before moving 
forward with establishing a CHR. 
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  GB-2019-002 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee receive File 6800 (20) Community 
Heritage Register report for information at this time. 

CARRIED 

5. TOWN HALL 

Members of the public expressed the following: 

Support the idea of a Housing Advisory Planning Committee (HAPC), but expressed concerns 
that members may not have the skills to provide leadership. 

Questioned if an application for an affordable housing development be processed by Islands 
Trust (IT) at the same time that the proposed HAPC is working on the Gabriola Housing Options 
and Impacts Review Project?  

Requested consideration that under the Task A of the Purpose section of the Project, Staff 
prepare draft engagement and communications strategy and the proposed HAPC prioritize 
consultation methodology and topics. 

 Staff noted that any application may be processed in parallel with any projects the Local 
Trust is working on. 

6. APPLICATIONS AND REFERRALS 

6.1 GB-DVP-2018.3 (645 Gallagher Way- Bye) - Staff Report 

Planner Dubyna summarized the report which asked the LTC to consider Development 
Variance Permit (DVP) application GB-DVP-2018.3, requesting two variances to Gabriola 
Island Land Use Bylaw No. 177 (LUB). 

  Trustees noted the following points: 

 No written correspondence in support or opposition to the requested variances had 
been received; 

 The proposed variances seemed minor in nature and would not likely result in 
adverse impacts to neighbouring properties or the environment; and 

 Asked Staff if there was any requirement to forward application to the Agricultural 
Land Commission (ALC). 
o Staff noted there was no requirement to forward the application to the ALC. 

GB-2019-003 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee approve issuance of Development 
Variance Permit GB- DVP-2018.3 (Bye) with the following variances to Gabriola Island 
Land Use Bylaw No. 177, 1999:  

a) To reduce the setback from a watercourse from 15 metres (49.2 feet) to a 
minimum of 10.47 metres (34.35 feet) for the existing pump/utility house; and 

b) To increase the floor area of a pump/utility house from 10.0 square metres 
(107.6 square feet) to a maximum of 10.26 square metres (110.44 square feet) 
for the existing pump/utility house.  

CARRIED 

6.2 GB-DP-2018.2 (645 Gallagher Way- Bye) - Staff Report 
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Planner Dubyna summarized the report which asked the LTC to consider a DVP 
application for the construction of a proposed single-family dwelling on the subject 
property located within DVP Area No. 3 (DP-3) – Riparian Areas.  Discussions ensued and 
the following was noted by Trustees: 

 “McCray Creek” should be “McClay Creek”; and 

 The site location on the property was well placed within a previously cleared area. 

GB-2019-004 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee approve issuance of Development Permit 
GB-DP- 2018.2 (Bye).   

CARRIED 

By general consent the meeting was recessed at 11:50 am and reconvened at 11:57 am. 

6.3 GB-TUP-2018.1 (671 Balsam, Gabriola - Garner) - Staff Report 

Planner Dubyna summarized the report which asked the LTC to consider a Temporary 
Use Permit (TUP) for the temporary operation of a commercial vacation rental within 
the single-family dwelling on the subject property.  Trustees noted the following key 
points: 

 Requested that the owner or operations manager is a resident of Gabriola Island 
and available 24 hours a day to address any neighbours’ concerns and provide this 
contact information to neighbours; 

 No clearing be done for parking spaces; 

 No further correspondence has been received by Staff; and 

 Would like possible wording updates to the First Nations area letter. 

GB-2019-005 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee amend the Temporary Use Permit GB-
TUP-2018.1 in Item 4, 4.4 neighbours within 100 metres within the vacation rental be 
provided with at least one Gabriola Island resident contact number. 

CARRIED 
GB-2019-006 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee approve as amended, issuance of 
Temporary Use Permit GB-TUP-2018.1 for a commercial vacation rental for a period of 
three (3) years from date of issuance. 

CARRIED 
GB-2019-007 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee include as a requirement of the 
Temporary Use Permit GB- TUP-2018.1 that it is the responsibility of the landowner to 
obtain any required authorization under the Water Sustainability Act or any other 
relevant legislation pertaining to groundwater.  

CARRIED 

7. LOCAL TRUST COMMITTEE PROJECTS 

7.1 Gabriola Island Cycle Route Plan – Staff Report 

7



DRAFT 

Gabriola Island DRAFT 5 
Local Trust Committee Minutes 
January 24, 2019 

Planner Zupanec reviewed the report which introduced Draft Bylaw No. 301 for LTC 
consideration of first reading and advancement to public hearing.  The bylaw would 
amend the Gabriola Official Community Plan (OCP) by updating the Gabriola Island Cycle 
Route Plan to include the anticipated Church Street and Spruce Road connection and 
correct numbering references to the cycle route plan in the OCP. 

GB-2019-008 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee has reviewed the Islands Trust Policy 
Statement Directives Only Checklist and determined that Bylaw No. 301, cited as 
“Gabriola Official Community Plan (Gabriola) Bylaw No. 166, 1997, Amendment No. 1, 
2019”, is not contrary to or at variance with the Islands Trust Policy Statement.  

CARRIED 
GB-2019-009 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee Bylaw No. 301, cited as “Gabriola Official 
Community Plan (Gabriola) Bylaw No. 166, 1997, Amendment No. 1, 2019”, be read a 
first time.  

CARRIED 
GB-2019-010 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee has considered consultation 
requirements of section 475 of the Local Government Act and determined that 
consultation is not required with School District 68, First Nations, the Regional District of 
Nanaimo, or adjacent local trust committees for Bylaw No. 301, cited as “Gabriola 
Official Community Plan (Gabriola) Bylaw No. 166, 1997, Amendment No. 1, 2019”. 

CARRIED 
GB-2019-011 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee schedule a public hearing for Bylaw No. 
301, cited as “Gabriola Official Community Plan (Gabriola) Bylaw No. 166, 1997, 
Amendment No. 1, 2019”.  

CARRIED 

7.2 Gabriola Housing Options and Impacts Review Project - Staff Report 

Planner Zupanec provided an overview of the report which presented an updated 
project charter and recommended that the LTC consider establishing a special housing 
advisory planning commission to advance the work on the housing project over the next 
two years. 

  Discussion ensued and the following points were noted by Trustees: 

 Enquired about procedures for additional project funding; 

 Interested in extending an invitation to Snuneymuxw First Nation to sit on the 
Gabriola Island Advisory Planning Commission (APC); 

 Interested in a special Housing Advisory Planning Commission (HAPC) and 
requested an environmental representative such as Sustainable Gabriola to be 
added to the list of agencies to receive expressions of interest; 

 Requested that the HAPC DRAFT Terms of Reference, Second Paragraph, 1. 
Purpose, c) read “Inform the development of” for clarity; 
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 Update the Housing Options and Impacts Review Project – Charter v2.0, In Scope 
section by taking out the Build-out Map out of the Secondary Suites section and 
give it its own header, as the Build-out Map is not tied to secondary suites; and 

 Requested that under the Task A of the Purpose section of the Project, Staff 
prepare draft engagement and communications strategy and the proposed HAPC 
prioritize consultation methodology and topics.  

Staff provided information about alternatives to LTC project funding including 
requests for additional funding from Trust Council to hire a consultant or introduction 
of a special tax levy. 

By general consent the meeting was recessed at 1:15 pm and reconvened at 1:51 pm. 

GB-2019-012 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee request Staff take next steps in providing 
the seat on the Gabriola Island Advisory Planning Commission to the Snuneymuxw First 
Nations. 

CARRIED 
GB-2019-013 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee request Staff amend the Gabriola Island 
Housing Options and Impacts Review Project Charter v 2.0 to remove the “Build-out 
Map” out of Secondary Suites heading in the In Scope section and place it under a new 
heading in the In Scope section called “Build Out Map” with a bullet with the words 
“review and update the Gabriola Build Out Map”. 

CARRIED 
GB-2019-014 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee request Staff to advertise for expressions 
of interest for volunteer(s) to be appointed to a 2-year term on a newly formed 
‘Gabriola Island Housing Advisory Planning Commission’ and include the following 
agencies, community groups, and community members: 

a) Snuneymuxw Housing Committee; 
b) Gabriola Advisory Planning Commission; 
c) Gabriola Housing Society; 
d) People for a Healthy Community on Gabriola Island Society; 
e) Gabriola Chamber of Commerce; 
f) Gabriola Auxiliary for Island Health Care Society; 
g) Gabriola Village Vision; 
h) Sustainable Gabriola; and 
i) One member at large in response to Islands Trust advertising. 

CARRIED 
GB-2019-015 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee refer the ‘Housing Options and Impacts 
Review’ Project Charter to the Advisory Planning Commission and request the Advisory 
Planning Committee to assist in the preparation of a draft engagement and 
communication strategy by June 30, 2019 through the following activities: 

1. Reviewing sample engagement and communication strategies; and 
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2. Identify key stakeholders, engagement phases and key messages, required 
background information, engagement methods and preferred implementation 
options for the strategy during the project. 

 CARRIED 
GB-2019-016 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee amend the draft ‘Terms of Reference’ for 
the Gabriola Housing Advisory Planning Commission with the following: 

1. Deleting 1a) and replacing with “assisting the LTC with the implementation of 
the Engagement and Communications Strategy and informing the topic priorities 
and schedule of consultation; and 

2. Deleting items b) through d) in Section 2 Work Plan Overview and replacing with 
b) Subsequent Commission Meetings – to be determined (minimum 4 per year) 
as referred by the Gabriola Island Local Trust Committee. 

CARRIED 
GB-2019-017 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee endorse the ‘Terms of Reference’ for the 
Gabriola Housing Advisory Planning Commission as amended. 

CARRIED 

7.3 Development of an Ecological Protection Zone - Staff Report 

Planner Cox provided the LTC with information concerning the creation of an Ecological 
Protection Zone for inclusion in Gabriola Island Land Use Bylaw No. 177.  The LTC was 
asked to consider approval of the draft project Charter “Ecological Protection Zone” in 
order to allow Staff to draft bylaw amendments necessary to update the zoning of Coats 
Marsh Regional Park and Burren’s Acres Nature Reserve, in accordance with the LTC Top 
Priorities List item 3. 

  Trustees noted the following: 

 Requested that First Nations within the Local Trust Area be advised of the LTC Top 
Priorities; and 

 Supported the focus on non-human use of the Ecological Protection zone. 

GB-2019-018 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee request Staff to draft an introductory 
letter from the Gabriola Island Local Trust Committee to First Nations within the Trust 
area advising of the Gabriola Island Local Trust Committee Top Priorities Projects. 

CARRIED 
GB-2019-019 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee approve the “Ecological Protection Zone” 
Project Charter v 1.0 dated January 24, 2019.  

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 Letter dated December 1, 2018 from H Reid regarding Anchorages 

Trustee Colbourne is attending the Anchorages Round Table meeting and will take the 
letter with him for presentation. 

10. NEW BUSINESS 

10.1 Coastal Douglas-fir & Associated Ecosystems Toolkit - Staff Report 

http://www.islandstrust.bc.ca/media/346674/cdf-toolkit-final-web.pdf 

The LTC was asked to consider implementation of the report Protection of the Coastal 
Douglas-fir and Associated Ecosystems: An Islands Trust Tool Kit (2018) as a top priority 
work program item. 

Trustees responded with the following points noted: 

 Requested that the toolkit be implemented as part of work flows on projects to 
ensure consistency; and 

 Would like the tool kit used in the existing top priority projects. 
 

GB-2019-020 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee add implementation of the report, 
Protection of the Coastal Douglas-fir and Associated Ecosystems: An Islands Trust Tool 
Kit (2018), to the Gabriola Island Local Trust Committee Project List.  

CARRIED 
GB-2019-021 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee add implementation of the report, 
Protection of the Coastal Douglas-fir and Associated Ecosystems: An Islands Trust Tool 
Kit (2018), as an objective to the project charters of the two top priority projects. 

CARRIED 

10.2 Updated Islands Trust Climate Change Webpages – Briefing 

Trust Council have updated the website to identify the Climate Change project and the 
Director of Finance has broken out items directly related to climate change on the 
financial reports. 

10.3 Mudge Island Special Local Trust Committee Meeting - for discussion 

Trustees would like to consider the possibility for a Mudge Island meeting during their 
term. 

11. REPORTS  

11.1 Trustee Reports 

  Trustee Colbourne reported the following: 

 Attended Trust Programs Committee (TPC) and was elected as Vice Chair, topics 
included policy and engagement of First Nations, talked with fresh water specialist 
and upcoming March 1st deadline for commercial groundwater registration; he will 
reach out regarding grants opportunities; 

 Data collection ongoing with community groups;  
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 Received budget consultation survey and other tools; and 

 Holding drop-in office hours at Islands Trust Northern Planning office from 3:00 pm 
– 5:00 pm on Tuesdays, alternating with Trustee Langereis. 

 Trustee Langereis reported the following: 

 Attended the Trust Council orientation in Nanaimo and received a First Nations 
briefing binder; 

 Attended the Truth and Reconciliation committee meetings; 

 Noted the website www.policynote.ca on First Nations consultation and 
reconciliation; 

 Attended a FLNRORD webinar; 

 Attending the Gabriola Health & Wellness Collaborative Annual General Meeting; 
and 

 Meeting with Housing Co-op group for information next week. 

11.2 Chair's Report 

  Chair Rogers reported the following: 

 Attended FLNRORD webinar; 

 In the Southern Gulf Islands the Regional Director has had meetings regarding 
emergency preparedness; 

 Attending an EC meeting in Victoria; asked trustees for any matters to bring 
forward;  

 The Financial Planning Committee (FPC) has approved the 2019/20 budget outreach 
document and Trustees are asked to send survey to constituents for feedback; and 

 Suggested possibly moving Trustee and Chair’s report up earlier in the agenda if 
Trustees are interested. 

11.3 Trust Conservancy Report dated November, 2018 

  Received for information. 

11.4 Electoral Area Director's Report 

  Vanessa Craig, Regional District of Nanaimo (RDN), Area B reported on the following: 

 The RDN has applied for grant funding for Phase 2 of Huxley Park; 

 The Village Way Trail is being considered as a pilot project for a new agreement 
that would develop a standardized mechanism to provide for construction within a 
road allowance with the Ministry of Transportation and Infrastructure (MoTI); 

 The RDN have a new protocol agreement in place to work with Islands Trust Staff to 
set two dates per year for protocol meetings between Islands Trust Staff, RDN Staff 
and elected officials; 

 The Area B Parks and Open Spaces Advisory Committee (POSAC) recommended, 
after review of the costs and difficulties associated with replacing the stairs at Joyce 
Lockwood Community Park, that the beach access stairs be removed and that RDN 
Staff pursue a land use agreement for the existing beach access trail on the 
adjacent Federal lands; 

 The RDN Board has passed resolutions to submit to the Association of Vancouver 
Island Coastal Communities requesting traffic calming in Electoral Areas and 
Regional District authority to enforce vehicle parking on public roads; 
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 Attending meetings with the RDN and community partners regarding emergency 
preparedness; 

 Arranging Electoral Area Directors’ tour of Gabriola; hopes Trustees are available to 
join; 

 Attending first POSAC meeting February 4, 2019 at 10:30 am at the Gabriola Arts 
Council Building; and 

 Holding drop-in office hours at the library 5:00 – 7:00 pm January 30 and February 
27, 2019 and at the Islands Trust Northern Office on February 21, 2019 from 3:00 – 
5:00. 

11.5 Applications Report dated January 15, 2019 

  Received for information. 

11.6 Trustee and Local Expense Report dated November, 2018 

  Received for information. 

11.7 Adopted Policies and Standing Resolutions 

  Received for information. 

11.8 Local Trust Committee Webpage 

  Staff request biographies from the Trustees. 

12. Work Program Reports 

12.1 Top Priorities Report dated January 15, 2019 

  Received for information. 

12.2 Projects List Report dated January 15, 2019 

Trustees would like to check the oldest item on the list regarding DeCourcy Island OCP 
and Bylaw Review. 

13. UPCOMING MEETINGS 

13.1 Next Regular Meeting Scheduled for Thursday, February 28, 2019 at The Gabriola Arts 
and Heritage Centre, 476 South Road, Gabriola Island, BC 

14. ADJOURNMENT 

By general consent the meeting was adjourned at 2:57 pm. 

 
_________________________ 
Dan Rogers, Chair 
 
Certified Correct: 
 
_________________________ 
Nadine Mourao, Recorder 

 

13



Print Date: February 21, 2019

Follow Up Action Report

Gabriola Island

Target DateActivity StatusResponsibility

08-Sep-2016

RDN annual protocol meeting topics:

1. Enforcement of RDN Noise Bylaw;

2. Mudge Island Public Dock;

3. Regulations for temporary dwellings being connected to a sewage disposal system

4. Village North Road street improvements (2a+2b of Village Vision submission to the 

LTC Jan. 3, 2018);      

RDN and Islands Trust staff will coordinate on the scheduling of a protocol meeting 

following the 2018 BC Local Government Election. 

On Going

Target DateActivity StatusResponsibility

03-May-2018

Add consideration of definition of limited public market to the Projects List and request 

staff to bring back information on creating a standing resolution regarding enforcement 

before the next Gabriola Island Local Trust Committee meeting.

On Going11-Oct-2018Miles Drew

Sonja Zupanec

Penny Hawley

Target DateActivity StatusResponsibility

14-Jun-2018

Staff to provide LTC with standard resolution language around enforcement of "limited 

public market" provisions in the LUB.

On GoingMiles Drew

Sonja Zupanec
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Print Date: February 21, 2019

Follow Up Action Report

Target DateActivity StatusResponsibility

16-Aug-2018

Staff to clarify the mechanism for implementing transfer of densities to the Gabriola Island 

Density Bank.

On Going27-Sep-2018Sonja Zupanec

Staff to advise LTC on how to integrate conservation data and mapping resources 

when considering projects and applications.

On Going27-Sep-2018Sonja Zupanec

Target DateActivity StatusResponsibility

22-Nov-2018

Trustee Colbourne to initiate first steps for Standing Resolution GB-2018-100 with 

respect to First Nations Relationship Building, and share an initial draft of a letter with 

staff and trustees.

On Going

LTC adopts a new standing resolution regarding cannabis (as per staff report) and 

request staff to draft a bylaw to amend the LUB re: cannabis production.

On GoingPenny Hawley

Ann Kjerulf

GB-DVP-2018.6 (Durrance) - LTC resolution to defer consideration until receipt of a 

BCLS signed plan showing all setbacks to structures within 15 and 30 m of the natural 

boundary of Goodhue Creek; professional report addressing siting and operation of 

sewage disposal system as per staff recommendations. To be returned for LTC 

consideration.

On GoingSonja Zupanec

Target DateActivity StatusResponsibility

24-Jan-2019
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Print Date: February 21, 2019

Follow Up Action Report

Request that staff report to the Local Trust Committee regarding the standing resolution 

on First Nations Engagement and Relationship Building. Discussion to include 

recognition of First Nations heritage, cultural sites, and inclusion of language included 

with Commercial Vacation Rental information provided to visitors.

On Going28-Feb-2019Ann Kjerulf

GB-DVP-2018.3 (Bye) approved for issuance. DoneBecky McErlean

Jaime Dubyna

GB-DP-2018.2 (Bye) approved for issuance. DoneBecky McErlean

Jaime Dubyna

GB-TUP-2018.1 (Garner) approved for issuance. Condition 4.4d amended to require 

that neighbours within 100 metres be provided at least one resident contact number.

Include requirement that it is the responsibility of the landowner to obtain required 

authorization re: groundwater

DoneBecky McErlean

Jaime Dubyna

BL 301 (OCP Amendment - Cycle Route Plan); Bylaw given first reading. LTC 

resolution confirming no referrals or consultation required. Proceed to public 

hearing/CIM during the Feb 28 regular business meeting. 

On GoingBecky McErlean

Sonja Zupanec

Staff to invite Snunemuxw Nation representative to sit on the Gabriola Advisory 

Planning Commission and newly formed Housing APC.

Staff to advertise for expressions of interest for HAPC and contact the following 

agencies and community groups to solicit expressions of interest: Gabriola APC; 

Gabriola Housing Society; PHC; Chamber of Commerce; Island Health Care Society; 

Village Vision; Sustainable Gabriola

On GoingSonja Zupanec

Penny Hawley
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Print Date: February 21, 2019

Follow Up Action Report

Housing Options and Impacts Review Project: 

1. LTC resolution to amend the Project Charter to separate out the Build Out Map as 

in-scope item and add implementation of the Protection of the Coastal Douglas-fir 

ecosystem as an objective.

2. Terms of Reference for the HAPC endorsed as amended. Post to web and solicit 

expressions of interest.

3. Refer the revised project charter to the current APC as per LTC resolution to assist in 

the development of the engagement and communication strategy.

 

On GoingSonja Zupanec

Penny Hawley

LTC endorsed the Ecological Protection Zone Project Charter v1 - with the amendment 

to the fourth bullet under 'Objectives' to read: "Ensure proposed policy/regulatory 

changes are consistent with the Object of the....Policy Statement, the protection of the 

coastal Douglas-fir and Associated Ecosystems Toolkit and with focus on...."

On GoingIan Cox

Staff to prepare a draft letter under the signature of the LTC chair to advise the First 

Nations with an interest in the Gabriola LTA of the LTC's Top 3 Priority Projects 

currently underway.

On GoingSonja Zupanec
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Date: January 24 2019 

To: Gabriola Island Trust Committee 

From: Vanessa Craig, RDN Director Area B 

Subject: Electoral Area Director’s Report 

 Village Way Trail update: The Village Way Trail project is continuing and is entering a new phase. 

This is a very exciting opportunity for Gabriola to finally have a safe and accessible pathway in 

the village core. The planned pathway currently extends from Tin Can Alley all the way to the 

corner of North and South roads. It includes an asphalt pathway separated from the roadway by 

a small curb. The asphalt path and presence of the small curb helps to ensure the safety of 

people using the path, and also prevents vehicles from using the new area for parking. In 

addition, it addresses MOTI engineering requirements for road safety, maintenance, and water 

flow. As I indicated earlier, the RDN, with other regional districts across the province, has been 

in conversation with MOTI about developing a standardized mechanism that would provide for 

construction within a road allowance. The Village Way Trail is being promoted as a pilot project 

for a new agreement, once/if it is reached.  

 Thank you to Island Trustee Kees Langereis for providing an update from the Islands Trust to the 

Area B Parks and Open Spaces Advisory Committee (POSAC), and to Scott Colbourne for 

attending as well. I would be pleased to receive IT updates at each POSAC meeting. The next 

POSAC meeting is on June 17 2019 starting at 6 pm at the GAC Hall. 

 The POSAC received a delegation about replacing the Spring Beach beach access stairs. The 

stairs were damaged in our recent winter storm and due to safety considerations, the stairs are 

currently closed and will be removed and an assessment of the potential costs associated with 

replacement. The budget and priorities for parks for 2019 have been set, but priorities for 

actions for 2020 will be discussed at the next POSAC meeting. 

 MOTI personnel have accepted my invitation to come to Gabriola for an on-site meeting. We are 

currently discussing a date. 

 Planning continues on an emergency planning event in associated with a Gabriola Fire 

Department open house scheduled for April.  

 Upcoming: 

o I will be holding drop-in office hours. Upcoming dates include Feb. 21st 3-5 pm at the IT 

building and Feb. 27th 5-7 pm @ the library. Thank you for allowing me to use the IT 

space. 

18



  STAFF REPORT 

GB-DVP-2018.1 Upward (Hansen) 

Islands Trust Staff Report 1 of 6 

File No.: GB-DVP-2018.1 Upward 
 (Hansen) 

DATE OF MEETING: February 28, 2019 

TO: Gabriola Island Local Trust Committee 

FROM: Ian Cox, Planner 1 
Local Planning Services 

SUBJECT: Development Variance Permit application GM-DVP-2018.1 

 Owners: 
Applicant: 

Michael Upward & Tammy  Upward 
Winston Hansen 

 Location: Legal Description: LOT 9, SECTION 1, GABRIOLA ISLAND, 
NANAIMO DISTRICT, PLAN 13249  PID # 004-739-345 

Civic address: 1850 Maple Lane, Gabriola Island 

RECOMMENDATION 

1. That the Gabriola Island Local Trust Committee approve issuance of Development Variance Permit 
GM-DVP-2018.1 (Upward). 

REPORT SUMMARY 

The Gabriola Island Local Trust Committee (LTC) is asked to consider Development Variance Permit (DVP) 
application GB-DVP-2018.1 (Upward). The applicant seeks to vary to the Gabriola Island Land Use Bylaw (LUB) 
setback regulations: to reduce the setback from the natural boundary of the sea from 30 metres to 22 metres; to 
reduce the setback from the interior lot line from 3 meters to 0.45 meters; and to reduce the setback from the 
exterior side lot line from 4.5 meters to 1.79 meters in order to permit the siting of a new Type 2 sewerage 
system.  

The variances would facilitate compliance with the BC Sewerage System Regulation, which requires a 30 metre 
separation between sewerage systems and drinking water sources. Considering the system design and 
specifications as developed by the Registered Onsite Wastewater Professional (ROWP) (see Attachment 2 – 
Septic Filing and System Design), both the existing drinking water well on the subject property and the well on 
the neighbouring property at 1855 Maple Lane, would be within 30.0 metres of the sewerage system if strict 
compliance with the LUB was required, particularly given the design footprint of the proposed single family 
dwelling (see Attachment 3 - Site Plan Survey). Staff is recommending issuance of the proposed DVP. 

BACKGROUND 

The applicant proposes to construct a Type 2 sewerage system designed by a ROWP within 22 metres of the 
natural boundary of the sea to facilitate the construction of a proposed single family dwelling. The setback to the 
natural boundary is of concern given proximity to the marine environment; the interior and exterior side lot line 
variances are less concerning since the structures are buried underground and should not directly interfere with 
the ability for enjoyment of neighbouring property owners. The applicant has provided the following description 
of the reasons for the proposed variances and why the current LUB requirements cannot be met in this case: 
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“There is currently a small cottage and work shed on the land. The current cottage and work 
shed is planned to be demolished with a new cottage being constructed. Regulation B.2.1.1 of 
Gabriola Land Use Bylaw states that Septic Disposal Field must be 30m from the natural 
boundary of the ocean. We would like a variance to allow the septic field to be placed 24m [now 
22m] from the ocean. If we move the planned location of the septic field, we would encroach on 
the setback required for the neighbour’s well, which they use for drinking water. If the field were 
placed at the back of the lot, it would encroach on 1850’s well, also used for drinking water.  

We believe that this variance will minimize any risks from the use and construction of the septic 
field. This variance will mitigate any risks to the drinking water wells on the property and 
adjacent lots. 

We have consulted a registered onsite wastewater designer and installer and believe that since 
we are utilizing a Type 2 system with a de-nitrification and subsurface drip that we will pose a 
minimal risk to health, safety and environment. ” 

 

 

 

 

 

 

 

 

 

ANALYSIS 

Policy/Regulatory 

Attachment 1 addresses the subject site context and Islands Trust policies in greater detail. The following is a 
summary: 

Official Community Plan  

The proposed residential development on the subject property is consistent with the land use designation in the 
Gabriola Island Official Community Plan Bylaw No. 166 (OCP) (Attachment 1 – Site Context and Policies). Further, 
the subject property is not within any currently enacted Development Permit Areas for Gabriola Island.

 

Figure 1: Subject Property Figure 2: Area Water Wells (iMap BC) 
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Land Use Bylaw (LUB) 

The property is currently zoned Small Rural Residential (SRR) under the Gabriola Island Land use Bylaw No.177 
(LUB). The LUB requires that a sewage disposal system field must be sited a minimum of 30 metres from the 
natural boundary of the sea, lake, stream, or wetland. 

BC Sewerage System Regulation 

Provincial regulation requires sewerage systems to be located a minimum of 30 metres from domestic wells. For 
mapping of adjacent property wells, see Figure 2 – Area Water Wells, on page 2 of this report. 

“Setback from wells 
3.1   (1) In this section: 
"professional" means a professional competent in the area of hydrogeology; 
"well" means a well used to supply a domestic water system. 
(2) Subject to subsections (3) and (4) (b), a person must not construct 

(a) a holding tank less than 15 metres from a well, or 
(b) a sewerage system less than 30 metres from a well.” 

 

The applicant has engaged the services of a ROWP who has prepared and submitted the “Record of Sewerage 
System” with Island Health. A letter of approval from Island Health is no longer sent as confirmation of the filing 
of the plan as was the case in the past. The “Record of Sewerage System” now stands as confirmation of receipt 
of the filing. 

Archaeological Concern 

The variances requested are near an identified archaeological site by the natural boundary, as indicated by the 
provincial RAAD. No development is proposed to take place in this area as part of the septic system construction. 
Notwithstanding the forgoing, the owners and applicant should be aware that there is still probability that the lot 
may contain previously unrecorded archaeological material protected under the Heritage Conservation Act.  If 
such material is encountered during development, all work should cease and the provincial Archaeology Branch 
should be contacted immediately, as a Heritage Conservation Act permit may be needed before further 
development is undertaken. 

Issues and Opportunities 

The requested variances are intended to address the need for adequate and required separation from 
neighbouring drinking water wells. Due to site constraints, the footprint of the proposed dwelling, and the 
location of existing wells (see Figure 2 on page 2 of this report), it appears that the optimal location of the 
system may be in the proposed location (within 22 metres of the natural boundary of the sea - See Attachment 2 
– Septic Filing and System Design). The ROWP plan shows a 24m setback from the natural boundary, while the 
requested variance is a minimum 22m from the natural boundary in light of a more recent survey conducted at 
the request of Staff for greater accuracy.  

As mentioned, the proposed sewerage system has been designed by a ROWP and has been filed with Island 
Health. Islands Trust is in possession of both the filing and design documents that are conditions of the permit 
(see Attachment 5 – Draft Development Variance Permit). 

Since professional responsibility lies with the ROWP for design performance and safety of the system, Staff defer 
to the ROWP to ensure that the system is adequate for the intended use.  
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Despite OCP policies designed for the protection of the marine environment (see Attachment 1 – Site Context 
and Policies), the ROWP has ascertained that the proposed location is acceptable and would pose the least risk 
to drinking water sources and the marine environment due to the more advanced technology of a Type 2 
compared with a Type 1 system.   

The proposed development would involve relatively minimal removal of existing vegetation since the lot is 
largely cleared and current mapping indicates that there are no currently mapped sensitive ecosystems or 
Species at Risk (SAR) concerns on the property. 

Provided that the proposed Type 2 system is constructed in accordance with the ROWP design, there should not 
be an issue with “daylighting” of effluent on the south-east facing slope adjacent to the natural boundary, as 
described in the ROWP design. 

In the opinion of Staff, an alteration to the siting or a reduction to the footprint of the proposed single family 

dwelling could lessen the need for the requested variances. This would entail an amount of re-design work 

involving both the architect and the ROWP. Further to this, the roof overhang/eaves on the eastern face of the 

proposed SFD as shown on the site plan, appear to encroach into setback to the interior side lot line. The 

requested variances seek only to lawfully site the proposed septic system. However, should the applicant wish 

to proceed with the siting of the proposed SFD in the location shown on the current plan, a further variance 

would be needed to permit encroachment of the eaves. Staff are working with the project architect and the 

Regional District of Nanaimo Building Inspection Department to ensure satisfactory resolution to this matter.  

Consultation 

No consultation is required or recommended for this application beyond statutory Public Notice as required 
under the Local Government Act. Notice has been distributed to neighbouring property owners (see Attachment 
4 - Statutory Notice of Development Variance Permit) on February 15, 2019 in accordance with Local 
Government Act requirements and in order for neighbouring property owners to make additional comments for 
consideration by the LTC. 

No formal correspondence had been received at the time of preparing this report, but may be received before or 
during the LTC meeting on February 28th, 2019. All correspondence received on or before the LTC meeting will 
form part of the public record and will be considered by the LTC. Correspondence may be sent to 
GabriolaIslandLocalTrustCommittee@islandstrust.bc.ca. 

Rationale for Recommendation 

The proposed development is in accordance with Residential policies in the OCP, while the design of the septic 
system addresses policies related to Marine Resources and Liquid Waste Management protection objectives. As 
noted in the Recommendation section on page 1 of this report, Staff recommends that the DVP be issued, based 
on the rationale that the DVP would allow the proposed sewage disposal system to comply with the provincial 
Sewerage System Regulation and be lawfully sited in accordance with LUB regulations. 

ALTERNATIVES  

1. Request for further information 
The LTC may request further information prior to making a decision. If selecting this alternative, the 
LTC should describe the specific information needed and the rationale for this request. 

Resolution: “That the Gabriola Island Local Trust Committee request further information prior to 
making a decision on application GB-DVP-2018.1 including [specify information required].” 

Steep Slope area 

Proposed location of septic field (not to scale) 

Septic field and 

structures  
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2. Amend the permit 
The LTC may amend the proposed permit prior to rendering a decision regarding issuance. If this 
option is chosen, the LTC should first pass a resolution to amend the permit and subsequently render 
a decision to issue or not a permit (with or without conditions). Note, consideration of further 
variances would require additional public notification prior to decision. 

3. Deny the application 
If the LTC chooses to deny the application (or any requested variances), it should state reasons. 

Resolution: “That the Gabriola Island Local Trust Committee deny application GB-DVP-2018.1 for the 
following reasons [note specific reasons]. 

 

 

ATTACHMENTS: 

1. Site Context and Policies 
2. Septic Filing and System Design 
3. Site Plan Survey 
4. Statutory Notice of Development Variance Permit 
5. Draft Development Variance Permit 

Submitted By: Ian Cox 
Planner 1, Local Planning Services 

February 18, 2019 

Concurrence: Ann Kjerulf, MCIP, RPP 
Regional Planning Manager, Northern Team 

February 20, 2019 
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ATTACHMENT 1 – SITE CONTEXT AND POLICIES 

LOCATION 

Legal Description LOT 9, SECTION 1, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 13249 

PID 004-739-345 

Civic Address 1850 Maple Lane, Gabriola Island 

Lot Size 0.253997 hectares, 0.62764 acres 

LAND USE 

Current Land Use Residential 

Surrounding Land Use Residential to the north, east, and west; marine (Degnen Bay) to the south 

HISTORICAL ACTIVITY 

File No. None on record 

POLICY/REGULATORY  

Islands Trust Policy 
Statement 

The proposal is not contrary to or at variance with the ITPS provided that the proposed 
sewerage system is installed and maintained according to the ROWP design and specifications, 
including maintenance plan. 

Gabriola Island 
Official Community Plan 
No. 166, 1997  

Land Use Designation: Small Rural Residential (SRR) 
 
The subject property is neither within a Development Permit Area, Environmentally Sensitive 
Area, nor within DPA 6 – Escarpment Areas, but a small portion of the southern parcel where 
the boundary abuts the sea is mapped as a moderate to high risk steep slope area. See 
Figure 2 in Staff Report, page 5.  
 
Subject property not within any Development Permit Areas, however, the following objectives 
and policies from the OCP highlight the need for consideration of the marine environment: 
 
Section 6 - As the degree of human activity intensifies so does the threat to permanently alter 
or destroy valuable environmental features and resource areas. In accommodating future 
development on Gabriola, care must be taken so as not to irreversibly alter the island’s healthy, 
liveable and aesthetically pleasing upland and marine-based natural areas. 
 
Marine Resources Objectives 
1. To manage coastal marine resources in keeping with the Islands Trust preserve and protect 
mandate; 
2. To preserve and protect unique, rare, or representative marine plant and animal 
communities in 
their natural habitats; 
 
6.2 Marine Resources 
Background: Marine shorelands and foreshore are highly vulnerable to the effects of 
development. Gabriola Passage, located off the southern tip of Gabriola, is one marine 
location in the planning area which is deemed to be of exceptional importance and sensitivity. 
Consequently, it has been proposed for designation as a federal or provincial protection area. 
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7.5 Liquid Waste Management 
Since groundwater from wells is the principle source of drinking water the safe disposal of all 
effluent is essential. Equally important is the need to prevent sewage seepage into the Island’s 
marine or surface waters. 
 
 
Liquid Waste Management Objectives 

1. To ensure that the disposal of sewage does not lead to health hazards through 
pollution of the groundwater or the marine waters within the Gabriola Planning Area. 
 

 
Liquid Waste Management Policies 
b) Sewage outfalls into the marine waters of the planning area shall not be permitted unless it 
may be demonstrated that the resulting effluent has received a tertiary level of treatment to 
ensure it will not harm the marine environment and the system is adequately maintained in 
proper working order. 
 
In particular, this policy and section 6.2 above regarding Gabriola Passage is relevant to this 
proposal. 
 
For information: 
 
Types of Sewage Systems   
The Sewerage System Regulation lists three types of sewage systems approved for the 
disposal of wastewater (domestic waste): 
 
Type 1: Treatment by a septic tank and dispersal field only. 
Type 2: Treatment that produces an effluent consistently containing less than 45 mg/L of total 

suspended solids and having a five-day biochemical oxygen demand of less than 45 
mg/L. 

Type 3: Treatment that produces an effluent consistently containing less than 10 mg/L of total 
suspended solids and having a five-day biochemical oxygen demand of less than 10 
mg/L. A median fecal coliform density of less than 400 Colony Forming Units per 100 
mL. 

  
Source: Province of BC - https://www2.gov.bc.ca/gov/content/environment/waste-
management/sewage/onsite-sewage-systems/onsite-sewage-system-management 
 
Liquid Waste Management Advocacy Policies 
c) The Ministry of Health and Ministry of the Environment shall be encouraged to consider 
alternative methods of sewage disposal and the beneficial reuse of treated domestic waste 
water 
e) All existing septic disposal systems in the planning area should be maintained in proper 
working order so as to prevent pollution of the fresh, marine and ground waters.  
 

Gabriola Island  
Land Use Bylaw 
No. 177, 1999 

Current zoning is Small Rural Residential (SRR). Relevant regulations: 
 
B.2.1 Special Setbacks and Elevations 
 b.            A septic sewage disposal field must be sited a minimum of 30 metres (98.4 feet) from 
the natural boundary of the sea, lake, stream or wetland. 
 
D.1.1.1.a. Permitted Principal Uses  

i. single family residential  
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D.1.1.2 Buildings and Structures  
a. Permitted Buildings and Structures  

i. Maximum of:  

 one single family dwelling per lot;  
D.1.1.3 Regulations  

a. Buildings and Structures Siting Requirements  
 

i On lots less than 1.0 hectares (2.47 acres), except for a sign, fence, or 
pump/utility house, the minimum setback of buildings or structures is: 
 6.0 metres (19.7 feet) from the front lot line; 

 4.5 metres (14.8) from any exterior side lot line; and 

 1.5 metres (4.9 feet) from any interior lot line.  
 

BC Sewerage System 
Regulation, 2010 
 

Setback from wells 
[This section of the Regulation deals with separation of drinking water wells and septic 
systems.] 

3.1   (1) In this section: 

"professional" means a professional competent in the area of 

hydrogeology; 

"well" means a well used to supply a domestic water system. 

(2) Subject to subsections (3) and (4) (b), a person must not construct 

(a) a holding tank less than 15 metres from a well, or 
(b) a sewerage system less than 30 metres from a well. 
 
Offences 
[This section of the Regulation deals with offences and recourse should a person not comply 
with operation and maintenance in accordance with the ROWP system design.] 
 
 
12  A person commits an offence if the person does any of the following: 
 

(a) knowingly makes a false or misleading statement 
 

(i) in the information submitted or filed under section 4 [permit for holding tank] or 8 [filing], 
(ii) in providing the information required under section 9 [letter of certification], or 
(iii) during an inspection for the purposes of this regulation; 
 
(b) constructs or maintains a sewerage system without proper qualifications, as set out in 
section 6 [restriction on construction and maintenance], 
 
(c) constructs a holding tank or sewerage system, or fails to repair or maintain a holding tank 
or sewerage system, in a manner that causes a health hazard; 
 
(d) fails to comply with 
 
(i) a requirement to file any of the matters described in section 8, 
(ii) a requirement to provide information or a letter of certification under section 9, or 
(iii) an order under section 11 of this regulation or section 31 (1) (b) of the Act, made in 
relation to a holding tank or sewerage system; 
 
(e) operates 
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(i) a holding tank for which no permit has been issued under section 4, or 
(ii) a sewerage system for which no letter of certification has been filed under section 9; 
 
(f) contravenes either of sections 3 (1) [discharge of domestic sewage] or 10 (1) [maintenance 
of sewerage system]. 

 
 

Covenants Currently none recorded 

Bylaw Enforcement Currently none recorded 

SITE INFLUENCES 

Islands Trust Fund No referral to the Islands Trust Fund is required. 

Islands Trust  
Regional Conservation Plan 
(2018-2027) 

The proposal is not contrary to or at variance with the ITF RCP.  
Conservation of the Gabriola LTA is a high priority within the context of the RCP.  

Species at Risk None currently mapped on the subject parcel.  

Sensitive Ecosystems Portion of the property is within a sensitive ecosystem (wetland). More info regarding 
conservation of sensitive wetland ecosystems can be found on the Islands Trust Fund 
website here:  

http://www.islandstrustfund.bc.ca/initiatives/mapping-our-ecosystems/types-of-
sensitive-ecosystems 

 
 

Hazard Areas None mapped on the subject property.  

Archaeological Sites Known archaeological site mapped on this property (Archaeological Site ID: DgRw-3) 
however, the area pertaining to this variance appears to be outside the mapped 
location.  
Notwithstanding the foregoing, and by copy of this report, the owners and 
applicant should be aware that if archaeological material is encountered during any 
future development, all work should cease and Archaeology Branch should be 
contacted immediately, as a Heritage Conservation Act permit may be needed 
before further development is undertaken. This may involve the need to hire a 
qualified archaeologist to monitor the work. 

Climate Change Adaptation and 
Mitigation 

No potential impacts anticipated. 

Shoreline Classification Boulder/Cobble Beach 

Shoreline Data in TAPIS Marine and foreshore of Degnen Bay is an environmentally sensitive and important 
area: GABRIOLA PASSAGE - Rock Fish Conservation Area. 
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NOTICE 
GB-DVP-2018.1 Upward (Hansen) 

GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

 
NOTICE is hereby given that the Gabriola Island Local Trust Committee will be considering a resolution allowing 
for the issuance of a Development Variance Permit, pursuant to Section 498 of the Local Government Act, 
varying subsections of the Gabriola Island Land Use Bylaw No. 177, 1999, as follows: 
 

 A variance to Section B.2.1.1 (b) to reduce the minimum setback from the natural boundary of the 
sea from 30 meters to 22 meters to permit the siting of an approved Type 2 sewerage system at a 
minimum of 22 meters from the natural boundary of the sea. 

 A variance to Section D.1.1.3.a.i to reduce the setback from the interior lot line for buildings and 
structures from 1.5 meters to 0.45 meters from the eastern lot line and 1.75 meters from the 
western lot line to permit the siting of an approved Type 2 sewerage system. 

 
The subject property is legally described as: 
PID: 004-739-345 
LOT 9, SECTION 1, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 13249 
 
The general location of the subject area is shown in the following sketch: 
 

 
 

A copy of the proposed Permit may be inspected at the Islands Trust Northern Office, 700 North Road, Gabriola 
Island, BC, V0R 1X3, between the hours of 8:30 am and 4:00 pm, Monday to Friday inclusive, excluding Statutory 
Holidays, commencing February 15, 2019 and continuing up to and including February 27, 2019. Also, attached 
for your convenience, is a copy of the proposed Permit. 
 
If you have any questions or comments regarding the proposed Permit, please contact Ian Cox, Planner 1, at 
250-247-2204; for Toll Free Access request a transfer via Enquiry BC, in Vancouver 604-660-2421 and elsewhere 
in BC at 1-800-663-7867.  Written submissions should be sent to:  Mail:  Islands Trust, 700 North Road, Gabriola, 
BC  V0R 1X3; Fax:  250-247-7514 or Email:  icox@islandstrust.bc.ca 
 
Following the end of the notice period, the Gabriola Island Local Trust Committee may consider issuance of the 
proposed Permit at its Regular Business Meeting to be held at 10:30 am, Thursday, February 28, 2019, at the 
Gabriola Arts & Heritage Centre, 476 South Road, Gabriola Island, BC. 
 
All applications are available for review by the public. Written comments made in response to this notice will 
also be available for public review. 

Becky McErlean 
Deputy Secretary 
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PROPOS ED  

 
TO: 

 

Tammy Upward and Michael Upward 
 

1. This Development Variance Permit applies to the land described below:   
 

PID:  004-739-345                      LOT 9, SECTION 1, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 13249 
 

2. Pursuant to Section 498 of the Local Government Act, the Gabriola Island Land Use Bylaw No. 177, 1999 is 
varied as follows:  
 

 a) Part B – GENERAL REGULATIONS, Section B.2 – GENERAL SITING AND HEIGHT PROVISIONS, 
Subsection B.2.1 – Special Setbacks and Elevations, Article B.2.1.1 – Setbacks and Elevations from 
Watercourses and the Sea, Clause b. – A septic sewage disposal field must be sited a minimum of 30 
metres (98.4 feet) from the natural boundary of the sea, lake, stream or wetland, is varied:  
 

 To permit the siting of an approved Type 2 sewerage system at a minimum of 22 meters 
from the natural boundary of the sea. 
 

b) Part D – ZONES, SECTTION D.1 RESIDENTIAL ZONES, SubSection D.1.1. – Small Rural Residential (SRR), 
Article D.1.13 Regulations, Clause a. - Buildings and Structures Siting Requirements, Item i – On lots 
less than 1.0 hectares (2.47 acres), except for a sign, fence, or pump/utility house, the minimum 
setback of buildings or structures is 6.0 metres (19.7 feet) from the front lot line; 4.5 metres (14.8) 
from any exterior side lot line; and 1.5 metres (4.9 feet) from any interior lot line, is varied 
 

 To permit the siting of an approved Type 2 sewerage system at a minimum of 0.45 meters 
from the eastern interior lot line and a minimum of 1.79 meters from the exterior side lot 
line. 

 

Subject to the following conditions: 
 

 The applicant shall provide a copy of the sewerage system design by a Registered Onsite 
Wastewater Practitioner and the subsequent Record of Sewerage System filing with Island Health 
for the described system.  
 

 The proposed development shall be consistent with Schedule “A”, which is attached to and forms part of 
this permit. This permit is not a Building Permit or a Siting and Use Permit, and does not remove any 
obligation on the part of the permittee to comply with all other requirements of the Gabriola Island Land 
Use Bylaw No. 177, 1999 including use and density, and to obtain other appropriate approvals necessary 
for completion of the proposed development. 

 

AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS ______ DAY OF 
________________, 2019. 
 

_____________________________________ 
Deputy Secretary, Islands Trust 

___________________________________________ 
Date of Issuance 

 
IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY  
THE _____________ DAY OF _________________, 2021, THIS PERMIT AUTOMATICALLY LAPSES. 

 

GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

DEVELOPMENT VARIANCE PERMIT NO. GB-DVP-2018.1 
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Schedule “A” 

Site Plan 

N  
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File No.: GB-DVP-2018.4 (Bowles) 
X-REF GB-DP-2018.3  

DATE OF MEETING: February 28, 2019 

TO: Gabriola Island Local Trust Committee 

FROM: Sonja Zupanec, Island Planner 
Northern Team 

SUBJECT: Development Variance Permit Application  

 Applicant: Anthony Bowles 

 Location: PID 003-432-394 (601 Wildwood Crescent, Gabriola) 

RECOMMENDATION 

1. That the Gabriola Island Local Trust Committee approve issuance of Development Variance Permit GB-
DVP-2018.4 (Bowles). 

REPORT SUMMARY 

The Gabriola Island Local Trust Committee (LTC) is asked to consider development variance permit (DVP) 
application GB-DVP-2018.4 (Bowles) to authorize the siting of a proposed sewage disposal system, which would 
not comply with Gabriola Island Land Use Bylaw No. 177, 1999 (LUB) setback regulations.  Staff recommend 
issuance of the permit as the applicant has provided professional verification that the proposed siting of the 
sewage disposal system would not adversely affect Castell Brook, which is designated as a Riparian Areas 
Regulation (RAR) stream. The proposed development is also within Development Permit Area No. 3 – Riparian 
Areas and the applicant is applying for a development permit (DP) concurrently, addressed in a separate report. 

BACKGROUND 

The applicant wishes to develop the vacant subject property with a single family residence, utility building and 
sewage disposal system (Attachment 2). Over half of the property is within Development Permit Area (DPA) No. 
3 – Riparian Areas (DP-3)(see report GB-DP-2018.3 (Bowles)). A Type 2 sewage disposal system has been 
recommended by a qualified professional (Attachment 3). Due to site constraints on the property, a DVP is 
required to authorize construction of the system within the required 30 metre and 15 metre setbacks from the 
high water mark of an adjacent ditch and pond, which are tributaries of Castell Brook. A qualified environmental 
professional (QEP) has prepared a RAR Assessment report and verified that all proposed buildings and structures 
will be sited outside of the streamside protection and enhancement area (SPEA).  The owner applied for a DVP in 
July 2018. 

ANALYSIS 

Policy/Regulatory: 

The residential development on the subject property is consistent with the land use designation in Gabriola 
Island Official Community Plan Bylaw No. 166 (OCP) (Attachment 1 – Site Context).
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The siting of the proposed sewage disposal system (tanks and dispersal field) contravene setback and elevation 
provisions in sections B.2.1.1.a. and B.2.1.1.b. of the Gabriola Island Land Use Bylaw No. 177 (LUB) (Attachment 1 
– Site Context). As shown on the site plan (Figure 1) the proposed sewage disposal field and tanks are sited in 
proximity to the high water mark of the drainage ditch which is a tributary of Castell Brook, and a pond/wetland 
on the adjacent Lot 36. 

Figure 1 Proposed Site Plan 

A QEP completed a RAR Assessment Report in June 2018 (see GB-DP-2018.3 (Bowles)) and delineated a 5 metre 
SPEA along the ditch and 10 metre SPEA around the pond on Lot 36. All proposed buildings and structures are to 
be located outside the SPEA. The QEP has not recommended restoration of the lawn within the SPEA, but has 
recommended silt fencing of the construction site at pre-, mid-term and post-construction site visits, and 
submission of a final report. Details of the RAR assessment and recommendations are in the staff report for 
application GB-DP-2018.3 (Bowles). Planning staff have prepared a draft DVP with no specific conditions 
pertaining to the SPEA as these are addressed in the concurrent DP application. 

Issues and Opportunities: 

Setbacks to  Watercourses: 

The applicant requires a variance to site the sewage disposal field within the 30 metre setback to the ditch and 
pond on Lot 36. The applicant also requires a variance to site the septic tanks below the 1.5 m elevation of the 
high water mark and within the 15 m setback to the ditch and pond. The draft DVP addresses both setbacks to 
the ditch and pond and elevation of the tanks (Attachment 2). The proposed siting of the sewage disposal system 
is greater than 30 metres from adjacent wells. An Authorized Person (qualified professional) under the Sewerage 
System Regulation has recommended the proposed dwelling be serviced with a Type 2 sewage disposal system 
(Attachment 3) in the location as presented. A Type 2 system is an advanced waste water treatment system 
suitable for environmentally sensitive areas and includes primary aerobic treatment and effluent being dispersed 
over bio-filters prior to release through the soil profile.  
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Consultation:  
Notification of this DVP application (Attachment 2) was distributed to neighbouring property owners and tenants 
within 100 metres in accordance with statutory requirements. At the time of report writing there no submissions 
had been received; however any submissions received following report preparation will be presented at the LTC 
meeting on February 28, 2019. The owner indicated in his application that he had contacted adjacent property 
owners to advise them of his DVP and DP applications and development plans. 

Rationale for Recommendation 
An Authorized Person has confirmed that the placement of the septic disposal field and tanks in the proposed 
location complies with the Sewerage System Regulation and current Standards of Practice. A QEP has confirmed 
that all proposed buildings and structures will be sited outside of the SPEA.  The subject property has limited 
development area as half of the property is situated within DP-3 and any proposed sewage system must be sited 
30 metres from any well. Staff support the issuance of the DVP as presented in the staff recommendation on 
page 1 of the report. 

ALTERNATIVES  

1. Request for further information 
The LTC may request further information prior to making a decision. If selecting this alternative, the 
LTC should describe the specific information needed and the rationale for this request. 

Resolution: “That the Gabriola Island Local Trust Committee request further information prior to 
making a decision on application GB-DVP-2018.4 including [specify information required].” 

2. Amend the permit 
The LTC may amend the proposed permit prior to rendering a decision regarding issuance. If this 
option is chosen, the LTC should first pass a resolution to amend the permit and subsequently render 
a decision to issue or not a permit (with or without conditions). Note, consideration of further 
variances would require additional public notification prior to decision. 

3. Deny the application 
If the LTC chooses to deny the application (or any requested variances), it should state reasons. 

Resolution: “That the Gabriola Island Local Trust Committee deny application GB-DVP-2018.4 for the 
following reasons [note specific reasons]. 

NEXT STEPS 
If the LTC concurs with the staff recommendations, the owner/applicant will be advised that, subject to the 
concurrent issuance of a Development Permit, development of the subject property must be in substantial 
compliance with the permit. 

Submitted By: 
Sonja Zupanec, MCIP, RPP 
Island Planner 

February 16, 2019 

Concurrence: 
Ann Kjerulf, MCIP, RPP 
Regional Planning Manager 

February 20, 2019 

ATTACHMENTS 
1. Site Context 
2. Draft Development Variance Permit and Notice 
3. Sewerage Filing and Proposed System Specifications 
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ATTACHMENT 1 – SITE CONTEXT GB-DVP-2018.4 (BOWLES) 

LOCATION 

Legal Description LOT 37, SECTION 12 AND 13, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 
VIP21531 

PID 003-432-394- 

Civic Address 601 Wildwood Crescent, Gabriola Island 

Lot Size 0.17 hectares (0.42 acres) 

LAND USE 

Current Land Use Vacant Parcel 

Surrounding Land Use Residential 

HISTORICAL ACTIVITY 

File No. Purpose 

GB-BE-2015.13(closed) Investigation into building/clearing adjacent to a stream. 

POLICY/REGULATORY  

Official Community Plan 
Designations  

Land Use Designation: SRR – Small Rural Residential 
 
Development Permit Area 3 – DP-3 – Riparian Areas 

Land Use Bylaw Zone:  Small Rural Residential (SRR)   
 

B.2.1.1.a Despite all other siting references in this Bylaw excepting B.2.1.4c, 
third party signs, fences, pump/utility houses, retaining walls, ground level 
decks, structures and buildings, excepting boathouses, must be sited a 
minimum of 7.5 metres (24.6 feet) from and 1.5 metres (4.9 feet) above the 
natural boundary of the sea and a minimum of 15 metres (49.2 feet) from 
and 1.5 metres (4.9 feet) above the natural boundary of any lake, stream 
or wetland. Where the frontage on the sea is not adequately protected 
from erosion by natural bedrock or works as certified by a professional 
engineer, buildings and structures must be sited a minimum of 15 metres 
(49.2 feet) from and 1.5 metres (4.9 feet) above the natural boundary of the 
sea.   
 
B.2.1.1.b A septic sewage disposal field must be sited a minimum of 30 
metres (98.4 feet) from the natural boundary of the sea, lake, stream or 
wetland. 

Other Regulations Public Health Act – Sewage System Regulation  

Covenants Restrictive Covenant 3951745 (1970) with Wildwood Estates restricting use 
of land to single family residential/home occupations 

Bylaw Enforcement N/A 
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SITE INFLUENCES 

Islands Trust Conservancy The proposal does not directly affect an Islands Trust Conservancy Board 
(ITC) -owned property or conservation covenant, nor directly affects a 
property adjacent to an ITC-owned property or conservation covenant. 
Referral to ITC for comment is not required.  

Regional Conservation Plan Map 6 of the Regional Conservation Plan 2018-2027 estimated importance 
of habitat composition is LOW/MEDIUM.  

Species at Risk None mapped. 

Sensitive Ecosystems Riparian Area – Castel Brook Tributary 

 

Hazard Areas None mapped. 

Archaeological Sites Remote Access to Archaeological Data (RAAD) mapping does not indicate an 
archaeological site on the subject property, nor archaeological potential on 
the subject property. Notwithstanding the foregoing, and by copy of this 
report, the owners and applicant should be aware that there is still a chance 
that the lot may contain previously unrecorded archaeological material that 
is protected under the Heritage Conservation Act.  If such material is 
encountered during development, all work should cease and Archaeology 
Branch should be contacted immediately as a Heritage Conservation Act 
permit may be needed before further development is undertaken. This may 
involve the need to hire a qualified archaeologist to monitor the work. 

Climate Change Adaptation 
and Mitigation 

Tree and vegetation planting and restoration is anticipated to mitigate 
greenhouse gas emissions associated with the residential development.  

Groundwater Vulnerability Islands Trust mapping indicates the subject property to be within a 
moderately low vulnerability area.  

Shoreline Classification n/a 

Shoreline Data in TAPIS n/a 
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NOTICE 

GB-DVP-2018.4 (Bowles) 
GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

 
 
 

NOTICE is hereby given that the Gabriola Island Local Trust Committee will be considering a resolution allowing for the 
issuance of a Development Variance Permit, pursuant to Section 498 of the Local Government Act, varying subsections 
of the Gabriola Island Land Use Bylaw No. 177, 1999, as follows: 
 

 Part B – GENERAL REGULATIONS, Section B.2 – GENERAL SITING AND HEIGHT PROVISIONS, Subsection B.2.1 – 
Special Setbacks and Elevations, Article B.2.1.1 – Setbacks and Elevations from Watercourses and the Sea, Clause 
B.2.1.1.a. – “Despite all other siting references in this Bylaw excepting B.2.1.4c, third party signs, fences, 
pump/utility houses, retaining walls, ground level decks, structures and buildings, excepting boathouses, must be 
sited a minimum of 7.5 metres (24.6 feet) from and 1.5 metres (4.9 feet) above the natural boundary of the sea 
and a minimum of 15 metres (49.2 feet) from and 1.5 metres (4.9 feet) above the natural boundary of any lake, 
stream, or wetland. Where the frontage on the sea is not adequately protected from erosion by natural bedrock 
or works as certified by a professional engineer, buildings and structures must be sited a minimum of 15 metres 
(49.2 feet) from and 1.5 metres (4.9 feet) above the natural boundary of the sea.” 
 

 Is varied in order to reduce the setback of the proposed septic tanks from the natural boundary of 
the stream, and wetland/pond from 15 metres to a minimum of 5.4 metres from the northern top 
of bank of the stream and 13.1 metres from the wetland/pond on Lot 36; and 

 

 Is varied in order to waive the required 1.5 metre elevation of the proposed septic tanks above the 
natural boundary of the stream and wetland/pond. 

 

 Part B – GENERAL REGULATIONS, Section B.2 – GENERAL SITING AND HEIGHT PROVISIONS, Subsection B.2.1 – 
Special Setbacks and Elevations, Article B.2.1.1 – Setbacks and Elevations from Watercourses and the Sea, Clause 
B.2.1.1.b. – “A septic sewage disposal field must be sited a minimum of 30 metres (98.4 feet) from the natural 
boundary of the sea, lake, stream or wetland." 
 

 Is varied in order to reduce the setback of the proposed sewage disposal field from the natural 
boundary of the:  
o stream, from 30 metres to a minimum of 7.0 metres from the western top of bank; and 
o stream, from 30 metres to a minimum of 8.3 metres from the northern top of bank; and 
o wetland/pond on Lot 36, from 30 metres to a minimum of 17.9 metres from the top of bank. 

 
The subject property is legally described as:   
 
PID: 003-432-394  
LOT 37, SECTIONS 12 and 13, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 21531 
 
The general location of the subject area is shown in the following sketch: 
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A copy of the proposed Permit may be inspected at the Islands Trust Northern Office, 700 North Road, Gabriola Island, 
BC, V0R 1X3, between the hours of 8:30 am and 4:00 pm, Monday to Friday inclusive, excluding Statutory Holidays, 
commencing February 15, 2019 and continuing up to and including February 27, 2019. Also, attached for your 
convenience, is a copy of the proposed Permit. 
 
If you have any questions or comments regarding the proposed Permit, please contact Sonja Zupanec, Island Planner, 
at 250-247-2211; for Toll Free Access request a transfer via Enquiry BC, in Vancouver 604-660-2421 and elsewhere in 
BC at 1-800-663-7867.  Written submissions should be sent to:  Mail:  Islands Trust, 700 North Road, Gabriola, BC  V0R 
1X3; Fax:  250-247-7514 or Email:  szupanec@islandstrust.bc.ca 
 
Following the end of the notice period, the Gabriola Island Local Trust Committee may consider issuance of the 
proposed Permit at its Regular Business Meeting to be held at 10:30 am, February 28, 2019, at the Gabriola Arts & 
Heritage Centre, 476 South Road, Gabriola Island, BC. 
 
All applications are available for review by the public. Written comments made in response to this notice will also be 
available for public review. 

Becky McErlean 
Deputy Secretary 

54



Page 1 of 2 

P R O P O S E D  

 

TO: 
 

Anthony J. Bowles  
 

1. This Development Variance Permit (the “Permit”) applies to the land described below: 
 

 PID 003-432-394                Lot 37, Sections 12 and 13, Gabriola Island, Nanaimo District, Plan 21531 
 

2. Pursuant to Section 498 of the Local Government Act, the Gabriola Island Land Use Bylaw No. 177, 1999 is varied as 
follows:  
 

  Part B – GENERAL REGULATIONS, Section B.2 – GENERAL SITING AND HEIGHT PROVISIONS, Subsection B.2.1 – 
Special Setbacks and Elevations, Article B.2.1.1 – Setbacks and Elevations from Watercourses and the Sea, 
Clause B.2.1.1.a. – “Despite all other siting references in this Bylaw excepting B.2.1.4c, third party signs, fences, 
pump/utility houses, retaining walls, ground level decks, structures and buildings, excepting boathouses, must 
be sited a minimum of 7.5 metres (24.6 feet) from and 1.5 metres (4.9 feet) above the natural boundary of the 
sea and a minimum of 15 metres (49.2 feet) from and 1.5 metres (4.9 feet) above the natural boundary of any 
lake, stream, or wetland. Where the frontage on the sea is not adequately protected from erosion by natural 
bedrock or works as certified by a professional engineer, buildings and structures must be sited a minimum of 
15 metres (49.2 feet) from and 1.5 metres (4.9 feet) above the natural boundary of the sea.” 
 

 Is varied in order to reduce the setback of the proposed septic tanks from the natural boundary of the 
stream and wetland/pond from 15 metres to a minimum of 5.4 metres from the northern top of bank of 
the stream and 13.1 metres from the wetland/pond on Lot 36; and 
 

 Is varied in order to waive the required 1.5 metre elevation of the proposed septic tanks above the natural 
boundary of the stream and wetland/pond. 

 

 Part B – GENERAL REGULATIONS, Section B.2 – GENERAL SITING AND HEIGHT PROVISIONS, Subsection B.2.1 – 
Special Setbacks and Elevations, Article B.2.1.1 – Setbacks and Elevations from Watercourses and the Sea, 
Clause B.2.1.1.b. – “A septic sewage disposal field must be sited a minimum of 30 metres (98.4 feet) from the 
natural boundary of the sea, lake, stream or wetland." 
 

 Is varied in order to reduce the setback of the proposed sewage disposal field from the natural boundary of 
the:  
o stream, from 30 metres to a minimum of 7.0 metres from the western top of bank; and 
o stream, from 30 metres to a minimum of 8.3 metres from the northern top of bank; and 
o wetland/pond on Lot 36, from 30 metres to a minimum of 17.9 metres from the top of bank. 
 

as shown in the attached site plan (Schedule “A”), which is attached to and forms part of this Permit. 
 

3. All buildings and structures shall be consistent with Schedule “A” which is attached to and forms part of this Permit. 
This Permit is not a Building Permit, and does not remove any obligation on the part of the permittee to comply with 
all other requirements of the Gabriola Island Land Use Bylaw No. 177, 1999 including use and density, and to obtain 
other appropriate approvals necessary for completion of the development. 

AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS ___ DAY OF 
_________________, 2019 

___________________________________ 
Deputy Secretary, Islands Trust 

___________________________________ 
Date if Issuance 

IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE ____ DAY OF _________, 2021, THIS PERMIT 
AUTOMATICALLY LAPSES. 

 

 

GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

DEVELOPMENT VARIANCE PERMIT - GB-DVP-2018.4 (BOWLES) 
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
GB-DVP-2018.4 (Bowles) 

 
Schedule “A” - Site Plan 
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File No.: GB-DP-2018.3 (Bowles) 
X-REF GB-DVP-2018.4 

DATE OF MEETING: February 15, 2019 

TO: Gabriola Island Local Trust Committee 

FROM: Sonja Zupanec, Island Planner 
Northern Team 

SUBJECT: Development Permit Application GB-DP-2018.3 – DP-3 Riparian Areas 

 Applicant: Anthony Bowles 

 Location: 601 Wildwood Crescent, Gabriola Island (PID 003-432-394) 

RECOMMENDATION 

1. That the Gabriola Island Local Trust Committee approve issuance of Development Permit GB-DP-
2018.3 (Bowles).  

REPORT SUMMARY 

The Gabriola Island Local Trust Committee (LTC) is asked to consider a Development Permit (DP) application for 
the construction of a proposed single family dwelling, accessory building and sewage disposal system on the 
subject property located within Development Permit Area No. 3 (DP-3) – Riparian Areas. Pursuant to Section 
F.3.2 of the Gabriola Island Land Use Bylaw No. 177 (LUB), a DP is required to be issued by the LTC prior to 
development occurring within DP-3.   

The applicant has submitted a Riparian Areas Regulation (RAR) assessment report prepared by QEP 
Environmental Ltd., dated June 11, 2018, which forms part of the draft permit (see Attachment 3). The RAR 
report has been assessed and approved for methodological compliance by Ministry of Forests, Lands, Natural 
Resource Operations and Rural Development (FLNRORD) staff. The RAR report contains recommendations 
intended to meet the DP-3 guidelines for development, and these recommendations have been included as 
conditions in the draft Development Permit. 

BACKGROUND 

This application precedes a building permit application to the Regional District of Nanaimo (RDN) for the 
proposed single family dwelling. A Development Variance Permit (DVP) application (GB-DVP-2018.4) will also be 
considered for the subject property to reduce the required setbacks for a sewage disposal field and septic tanks.   

The 0.17 hectares (0.42 acres) subject property is located on Wildwood Crescent, as shown on Figure 1. A 
tributary of Castell Brook includes a ditch on the subject property, underground pipe and a pond on adjacent Lot 
36 (Attachment 3). The applicant proposes to construct a proposed single family dwelling, attached carport, 
utility shed and sewage disposal system. The siting of the proposed sewage disposal system and cisterns are 
within the 30-metre Riparian Assessment Area (RAA), therefore a development permit is required to be issued by 
the LTC prior to development occurring. The RAR report has established a 5 metre Streamside Protection and 
Enhancement Area (SPEA) from the high water mark of the ditch and 10 metre SPEA to the pond on Lot 36. No 
buildings or structures are proposed within the SPEAs.  
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Information about the subject property is contained with Attachment 1. Applicable DP guidelines are included in 
Attachment 2. The proposed development is shown on the site plan attached to the draft Development Permit in 
Attachment 3. 

 
Figure 1. Subject property map 

 
ANALYSIS 

Policy/Regulatory 

Islands Trust Policy Statement: 

The following Islands Trust Policy Statement (ITPS) directive policies are relevant to this application and are 
addressed through DPA No. 3 – Riparian Areas:  

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.  

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 to protect aquatic wildlife.  

This application is not contrary to the ITPS. 

Official Community Plan: 

The subject property is currently designated as Small Rural Residential (SRR) in the Gabriola Island Official 
Community Plan (OCP) Bylaw No. 166, and located within DP-3 – Riparian Areas. The OCP specifies a 
development permit area of 30 metres on both sides of a stream, measured from the high water mark.  

The objectives of DP-3 are:  

1. To protect the biological diversity and habitat values of riparian and aquatic ecosystems 
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2. To protect the natural environment necessary to conserve productive fish habitat, including both 
streams and the adjacent land and vegetation 

3. To minimize adverse impacts of land use practices on fish habitat, which includes plant habitats in 
riparian areas. 

The proposed development complies with the objectives and policies of the Official Community Plan. 

Land Use Bylaw: 

The subject property is zoned Small Rural Residential (SRR) under the LUB. The guidelines for DP-3 are contained 
within Section F.3.4 of the LUB. 

The proposed development complies with applicable development permit guidelines (see Attachment 2). The 
proposed siting of the sewage disposal field and septic tanks would require variances to the setback and 
elevation provisions of the LUB. A separate report outlining the DVP application will also being considered by the 
LTC.   

Issues and Opportunities 

Protection Measures and Environmental Monitoring 

Pursuant to Guideline F.3.4.1 of the LUB, the LTC may impose permit conditions where a Qualified Environmental 
Professional (QEP) or other professional has made recommendations for mitigation measures, enhancement or 
restoration in order to lessen impacts on the riparian area and ecosystems.  

Staff have reviewed the RAR report by QEP Environmental Ltd., and recommend that silt fencing and pre-, mid-
term, and post-construction site visits and a final report be conducted by a QEP, at the expense of the applicant, 
following the completion of the proposed development activities.  

Consultation 

A community information meeting and/or public consultation and notification are not required for DP 
applications. 

Rationale for Recommendation 

Staff advises that the guidelines for DP-3 appear to be satisfied through the recommendations of the RAR report 
completed by QEP Environmental Ltd., and these recommendations have been included in the draft DP.  

In order to ensure protection of the biological diversity and habitat values of the riparian ecosystem, within 60 
days of completion of the proposed development, the applicant has a responsibility to have a QEP complete and 
file a post-development report to ensure that the construction is in keeping with the RAR report.  

Staff recommends issuance of the Development Permit as noted in the recommendation listed on page 1 of the 
staff report. 
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ALTERNATIVES  

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

1. Deny the application  

The LTC may deny the application. If the decision is to deny the development permit application, the 
decision must be accompanied by reasons provided by the LTC. Recommended wording for the 
resolution is as follows: 

That the Gabriola Island Local Trust Committee deny application GB-DP-2018.3 for the following reasons: 
[reasons provided by LTC]. 

2. Request further information 

The LTC may request further information prior to making a decision. Recommended wording for the 
resolution is as follows: 

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

NEXT STEPS 

If the LTC resolves to issue the Development Permit and concurrent DVP, the applicant may commence with the 
building permit application process. 

Submitted By: Sonja Zupanec, MCIP, RPP Island Planner February 16, 2019 

Concurrence: Ann Kjerulf, MCIP, RPP, Regional Planning Manager February 20, 2019 

ATTACHMENTS 

1. Attachment 1 – Site Context 
2. Attachment 2 – Development Permit Area Guidelines Checklist 
3. Attachment 3 – Draft Development Permit  

 

68



C:\Program Files\eSCRIBE\TEMP\10292440134\10292440134,,,GB-LTC_2019-02-28_GB-DP-2018.3_ATT01-Site Context.docx  

Islands Trust Staff Report 1 

ATTACHMENT 1 – SITE CONTEXT GB-DP-2018.3 (BOWLES) 

LOCATION 

Legal Description LOT 37, SECTION 12 AND 13, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 
VIP21531 

PID 003-432-394- 

Civic Address 601 Wildwood Crescent, Gabriola Island 

Lot Size 0.17 hectares (0.42 acres) 

LAND USE 

Current Land Use Vacant Parcel 

Surrounding Land Use Residential 

HISTORICAL ACTIVITY 

File No. Purpose 

GB-BE-2015.13(closed) Investigation into building/clearing adjacent to a stream. 

POLICY/REGULATORY  

Official Community Plan 
Designations  

Land Use Designation: SRR – Small Rural Residential 
 
Development Permit Area 3 – DP-3 – Riparian Areas 

Land Use Bylaw Zone:  Small Rural Residential (SRR)   
 

B.2.1.1.a Despite all other siting references in this Bylaw excepting B.2.1.4c, 
third party signs, fences, pump/utility houses, retaining walls, ground level 
decks, structures and buildings, excepting boathouses, must be sited a 
minimum of 7.5 metres (24.6 feet) from and 1.5 metres (4.9 feet) above the 
natural boundary of the sea and a minimum of 15 metres (49.2 feet) from 
and 1.5 metres (4.9 feet) above the natural boundary of any lake, stream 
or wetland. Where the frontage on the sea is not adequately protected 
from erosion by natural bedrock or works as certified by a professional 
engineer, buildings and structures must be sited a minimum of 15 metres 
(49.2 feet) from and 1.5 metres (4.9 feet) above the natural boundary of the 
sea.   
 
B.2.1.1.b A septic sewage disposal field must be sited a minimum of 30 
metres (98.4 feet) from the natural boundary of the sea, lake, stream or 
wetland. 

Other Regulations Public Health Act – Sewage System Regulation  

Covenants Restrictive Covenant 3951745 (1970) with Wildwood Estates restricting use 
of land to single family residential/home occupations 

Bylaw Enforcement N/A 
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SITE INFLUENCES 

Islands Trust Conservancy The proposal does not directly affect an Islands Trust Conservancy Board 
(ITC) -owned property or conservation covenant, nor directly affects a 
property adjacent to an ITC-owned property or conservation covenant. 
Referral to ITC for comment is not required.  

Regional Conservation Plan Map 6 of the Regional Conservation Plan 2018-2027 estimated importance 
of habitat composition is LOW/MEDIUM.  

Species at Risk None mapped. 

Sensitive Ecosystems Riparian Area – Castel Brook Tributary 

 

Hazard Areas None mapped. 

Archaeological Sites Remote Access to Archaeological Data (RAAD) mapping does not indicate an 
archaeological site on the subject property, nor archaeological potential on 
the subject property. Notwithstanding the foregoing, and by copy of this 
report, the owners and applicant should be aware that there is still a chance 
that the lot may contain previously unrecorded archaeological material that 
is protected under the Heritage Conservation Act.  If such material is 
encountered during development, all work should cease and Archaeology 
Branch should be contacted immediately as a Heritage Conservation Act 
permit may be needed before further development is undertaken. This may 
involve the need to hire a qualified archaeologist to monitor the work. 

Climate Change Adaptation 
and Mitigation 

Tree and vegetation planting and restoration is anticipated to mitigate 
greenhouse gas emissions associated with the residential development.  

Groundwater Vulnerability Islands Trust mapping indicates the subject property to be within a 
moderately low vulnerability area.  

Shoreline Classification n/a 

Shoreline Data in TAPIS n/a 
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ATTACHMENT 2 – DEVELOPMENT PERMIT AREA GUIDELINES - GB-DP-2018.3 (BOWLES) 

 

GABRIOLA ISLAND DPA NO. 3 RIPARIAN AREAS  

Guideline Complies Planner Comments 

F.3.4.1 In general, all development in this 
DPA should be undertaken in a manner 
that restores or maintains the proper 
function and condition of the riparian 
area, water bodies and ecosystems. 
Where a Qualified Environmental 
Professional (QEP) or other professional 
has made recommendations for 
mitigation measures, enhancement or 
restoration in order to lessen impacts on 
the riparian area and ecosystems, the 
Local Trust Committee may impose permit 
conditions, including a requirement for 
security in the form of an irrevocable 
letter of credit, to ensure the restoration 
and/or protection of riparian areas and 
ecosystems is consistent with the 
measures and recommendations 
described in the report.  

yes The RAR Assessment Report provided by the QEP has 
indicated measures and recommendations to protect 
and maintain the riparian area and stream. 

Staff have included the measures and 
recommendations identified by the QEP in the RAR 
Assessment Report as conditions of the draft 
Development Permit.   

Staff have included as a condition in the permit that 
the property owner be required to hire a QEP at the 
property owner’s expense to confirm that the 
protection requirements identified in the RAR 
Assessment Report dated June 11, 2018 have been 
properly implemented with a proposed 
environmental monitoring plan of 3 site visits (start 
up, middle-term and post construction) and final 
report submission.  

F.3.4.2 The development permit should 
not allow any development activities to 
take place within any Streamside 
Protection and Enhancement Area (SPEA) 
identified by the QEP and the owner 
should be required to follow any 
measures identified by the QEP for 
protecting the SPEA over the long term 
and these measures should be included as 
conditions of the development permit. 
The width of the SPEA may be less than 
the width of the DPA.  

yes The RAR Assessment Report provided by the QEP has 
identified the SPEA to be a maximum of 5 metres 
from the high water mark of the ditch and 10 metres 
from the high water mark of the pond on Lot 36. The 
site plan indicates that the proposed single family 
dwelling and attached carport, cisterns and septic 
field are located outside of the SPEA.  

Staff have included a condition in the permit that no 
residential, commercial or industrial development, 
including no vegetation or tree removal, shall take 
place within the SPEA identified by the QEP.  

The RAR Assessment Report provided by the QEP 
identifies the that a silt fence must installed prior to 
the commencement of construction and maintained 
during construction activities.   

F.3.4.3 Where a QEP or other 
professional’s report describes an area 
within the DPA as suitable for 
development, that is, where the SPEA is 
less than the width of the DPA, the 
development permit should only allow the 

yes The RAR Assessment Report outlines measures that 
must be taken to protect the riparian stream, 
including:   

 Clearing of vegetation and trees is prohibited  
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development to occur in compliance with 
the measures described in the report. 
Monitoring and regular reporting by a QEP 
or other professional at the applicant’s 
expense may be required during 
construction and development phases, as 
specified in a development permit.  

 No residential, commercial or industrial 
development shall take place within the 
SPEA. 

 Sediment and erosion control measures will 
be required, including the installation of a 
silt fence along the construction area to 
prevent any silted water from entering the 
SPEA. 

Staff have included a condition in the permit that the 
property owner be required to hire a QEP at the 
property owner’s expense for 3 monitoring site visits 
(pre, middle-term and post construction) and 
forward confirmation of site visits to the Islands 
Trust. 

F.3.4.4 If the nature of the proposed 
project within the DPA changes after the 
professional report has been prepared 
such that it is reasonable to assume that 
the professional’s assessment of the 
impact of the development may be 
affected, the Local Trust Committee may 
require the applicant to have the 
professional update the assessment at the 
applicant’s expense and development 
permit conditions may be amended 
accordingly.  

yes The RAR Assessment Report provided by the QEP 
indicates that a pre, middle-term and post-
construction site visit and final assessment report by 
a QEP should be conducted to certify that the 
conditions set out in the assessment report have 
been properly implemented.   
 
Staff have included a condition in the permit that 
requires the submission of confirmation of the three 
site visits and final report by a QEP to the Islands 
Trust.  

F.3.4.5 The Local Trust Committee may 
consider variances to the subdivision, 
siting or size regulations of this Bylaw 
where the variance may result in 
enhanced protection of a SPEA, riparian 
buffer or riparian ecosystem in 
compliance with recommendations of a 
professional’s report.  

yes The applicant has submitted a development variance 
permit application (GB-DVP-2018.4), in conjunction 
with the development permit application. The 
development variance permit application proposes 
to vary the 15 metre and 30 metre setback from a 
watercourse required by the Land Use Bylaw and the 
1.5 metre elevation above the high water mark for 
the siting of proposed sewage disposal system on 
the subject property.  

 

72



 
 

GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
 

DEVELOPMENT PERMIT GB-DP-2018.3 (Bowles) 
 

 

To: Anthony John Bowles 
 

1. This permit applies to: 

PID 003-432-394 

LOT 27, SECTION 12 and 13, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN VIP21531  

 
2. Whereas the subject property as described above lies within “Development Permit Area No. 3 

– Riparian Areas” designated under the Gabriola Island Official Community Plan Bylaw No. 
166, this development permit is issued under the Gabriola Island Land Use Bylaw No. 177 and 
authorizes the construction of one single family dwelling, attached carport, sewage disposal 
system, electrical shed and the placement of cisterns in accordance with Schedules “A”, “B”, 
“C” and “D” attached to and forming part of this permit. 

3. The Permit is subject to the following conditions: 

3.1 No residential, commercial or industrial development, including vegetation or tree 
removal, shall take place within the Streamside Protection and Enhancement Area 
(SPEA) identified in the Riparian Areas Regulation (RAR) Assessment Report by QEP 
Environmental Ltd., dated June 11, 2018, and attached as Schedule “D”. 

3.2 The property owner is required to install and maintain a silt fence around the 
construction site prior to commencement of any construction, to prevent any silted 
water from entering the SPEA; 

3.3 The property owner is required to retain a Qualified Environmental Professional (QEP), 
at the property owner’s expense, to monitor site conditions during three site visits 
(pre, middle-term and post construction) and provide confirmation to the Islands Trust 
via email northinfo@islandstrust.bc.ca  within 10 business days of each site visit. 

3.4 The property owner is required to submit to the Islands Trust via email 
northinfo@islandstrust.bc.ca a post-development assessment report by a QEP that 
confirms the protection and environmental monitoring requirements identified in the 
RAR Assessment Report, dated June 11, 2018, and attached as Schedule “D”, have 
been properly implemented.   

 
This permit does not relieve the applicant from complying with the provisions of the Gabriola Island 
Official Community Plan Bylaw No. 166, 1997 and the Gabriola Island Land Use Bylaw No. 177, 1999, 
nor does it provide permission to construct any works without other lawfully required approvals and 
permits. 
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AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS__ th 
DAY OF ________, 2019. 
 

__________________________    ________________________ 

Deputy Secretary, Islands Trust    Date Issued 

 

IF THE DEVELOPMENT HEREIN IS NOT COMMENCED BY THE __th DAY OF_____ , 2021 THIS PERMIT 
AUTOMATICALLY LAPSES. 
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

DEVELOPMENT PERMIT GB-DP-2018.3 (Bowles) 
 

Schedule “A” – Streamside Protection and Enhancement Area Site Plan 
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

DEVELOPMENT PERMIT GB-DP-2018.3 (Bowles) 
 

Schedule “B” – Building Plan 
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

DEVELOPMENT PERMIT GB-DP-2018.3 (Bowles) 
 

 
Schedule “C” – Elevation Plan 
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
DEVELOPMENT PERMIT GB-DP-2018.3 (Bowles) 

 
 

Schedule “D” – Riparian Areas Regulation Assessment Report 
dated June 11, 2018 
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Islands Trust Memorandum 1 

File No.: GB-DVP-2017.1 
 (X-REF GB-DP-2017.2) 

DATE OF MEETING: February 28, 2019 

TO: Gabriola Island Local Trust Committee 

FROM: Ian Cox, Planner 1 
Northern Team 

SUBJECT: Application status update for GB-DVP-2017.1 and GB-DP-2017.2 (Acorn Island) 

PURPOSE 

This purpose of this memorandum is to provide the Gabriola Island Local Trust Committee (LTC) with information 
on the status of concurrent applications GB-DVP-2017.1 and GB-DP-2017.2, for Acorn Island.  

The LTC passed the following resolution at its regular business meeting on September 27, 2018:  

GB-2018-078 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee request Staff to add GB-DVP-2017.1 to the next Gabriola 
Island Local Trust Committee agenda for consideration. CARRIED 

  

The delay in bringing forward both GB-DVP-2017.1 (DVP) and GB-DP-2017.2 (DP) for LTC consideration is due to 
a change in the owner’s applicant, who has requested further time to review the components of the permits, as 
well as the covenant(s) to be registered on title as per the LTC resolution passed on September 7, 2017: 

GB-2017-121 
It was MOVED and SECONDED 
that, prior to issuance of Development Variance Permit GB-DVP-2017.1, a restrictive covenant be registered on 
title, in favour of the Gabriola Island Local Trust Committee in priority to all financial charges and that is delivered 
in a form satisfactory to the Gabriola Island Local Trust Committee, and that stipulates the following: 

a) Remediation of riparian vegetation and habitat along the marine shoreline; 
b) Protection of the marine shoreline from erosion, which includes a soft-engineered approach.  A 

baseline erosion and sediment control study will be established in the present and monitored in 
the future to determine if the riprap wall is having long-term cumulative negative impacts on the 
surrounding shoreline.  If it is found that there is a net-negative impact, then the owner must 
hire a bioengineering specialist with experience in shoreline stabilization for specific design and 
installation requirements for this site;  

c) Protection of the following sensitive habitats to restrict future development and motorized 
vehicle access, and to provide maximum protection for any sensitive Species at Risk that possibly 
reside in these areas: a 15 metre riparian buffer setback to the two seasonal wetlands; a 15 
metre riparian buffer setback to the year-round freshwater pond, a 15 metre riparian setback to 
all marine shorelines, a 100 metre buffer around each identified eagle nest tree, and the 
protection of identified Garry Oak trees and their habitats; and 

d) Protection of known or potential archaeological sites; this shall include the requirement to 
complete Archaeological Impact Assessments, as required under a Heritage Conservation Act 
Permit. CARRIED 
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Two separate covenants were subsequently developed to effectively address the respective objectives of the 
Biophysical Inventory and Archaeological overview Assessment (AOA) reports that were conducted for the 
subject property. However, the specifics of the draft archaeological covenant have been of some concern to the 
owner’s current consultant/legal counsel. Since review and consideration of the document may take further 
time, staff has suggested that registration of the environmental protection covenant should proceed prior to 
registration of the archaeological covenant in the interest of advancing both the DVP and DP applications.   

NEXT STEPS 

Should the applicant wish to proceed with the environmental covenant, staff will provide the covenant to the 
LTC for consideration and signatory authorization prior to registration. Staff will continue to work with the 
consultant to complete an archaeological covenant acceptable to both the applicant and staff so that the DVP 
and DP applications can be further considered by the LTC at the earliest possible opportunity. 

Submitted By: 
Ian Cox, Planner 1 
Northern Team 

February 17, 2019 

Concurrence: 
Ann Kjerulf, MCIP, RPP 
Regional Planning Manager 

February 21, 2019 

 

104



  STAFF REPORT 

C:\Program Files\eSCRIBE\TEMP\10381053083\10381053083,,,Draft staff report 02-28-2019 LTC DVP Huxley Park.docx  

Islands Trust Staff Report 1 

File No.: GB-DVP-2019.1 (RDN) 
  

DATE OF MEETING: February 28, 2019 

TO: Gabriola Island Local Trust Committee 

FROM: Bronwyn Sawyer, Planner 2 
Northern Team 

COPY: Ann Kjerulf, Regional Planning Manager 

SUBJECT: GB-DVP-2019.1 (Huxley Park Skate and Bike Park Facility) 

 Applicant: Regional District of Nanaimo 

 Location: 585 North Road, Gabriola Island 

RECOMMENDATION 

1. That the Gabriola Island Local Trust Committee refer proposed Development Variance Permit 
application GB-DVP-2019.1 (RDN) to the Advisory Planning Commission for comment. 

REPORT SUMMARY 

The Gabriola Island Trust Committee (LTC) is asked to consider Development Variance Permit (DVP) application 
GB-DVP-2019.1, which requests a relaxation of the required setback to the exterior side lot line and the 
maximum combined lot coverage for a community park in the Active Recreation Community Park (P3) zone.  The 
application is under review by planning staff and it is recommended that concurrent to this review and prior to a 
decision on the DVP, the LTC refer the proposal to the APC for comment.   

BACKGROUND 

The Regional District of Nanaimo (RDN) has made the application in support of constructing a skate and bike park 
facility in Huxley Park.  The RDN parks planner has stated that other sites were investigated for the skate and 
bike park; however, according to the subject application, this site was supported through the preparation of the 
Park Master Plan.  The RDN has finalized the park plan and has applied for a DVP to vary setback and maximum 
combined lot coverage regulations in order to proceed with the skate and bike park facility. 

No previous applications have been made to the LTC for this property.  No previous LTC resolutions appear to 
have been made relating to the skate and bike park structure.   

ANALYSIS 

Policy/Regulatory 

The subject property is zoned Active Recreation Community Park (P3) and the proposed skate and bike park is 
permitted in this zone.  In the P3 zone, the required minimum setback for a structure is 6.0 metres from any lot 
line; as proposed, the skate and bike park structure will be 3 metres from the east lot line and requires a DVP 
prior to construction.  In the P3 zone, the maximum combined lot coverage by buildings and structures is 20 
percent of the lot area.  Currently, the lot coverage of existing buildings and structure, as calculated by the 
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applicant, is 24 percent and is over the 20 percent permitted in the P3 zone.  The requested maximum combined 
lot coverage to allow the construction of the skate park and associated structures is 34 percent. 

Issues and Opportunities 

Consultation 

Under Section 461 of the Local Government Act, an advisory planning commission (APC) can be asked by the LTC 
to advise on matters respecting land use, the preparation and adoption of an official community plan or a 
proposed bylaw or permit.  It is considered that the level of community interest in the skate and bike park and 
the limited opportunities for staff and the LTC to receive feedback from the community as part of the DVP 
application process would merit review of this application by the APC.  Planning analysis and a comprehensive 
staff report would be presented to the LTC following the APC meeting.  

Notification of the proposed DVP will be sent to neighbouring land owners and tenants in accordance with 
statutory notification requirements. 

ALTERNATIVES  

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

1. Receive for information 

The LTC may receive the report for information.  If this alternative is chosen, staff will proceed with 
processing application GB-DVP-2019.1 and prepare notification and a draft permit for LTC consideration 
and the next regular business meeting.  Notification will be sent to adjacent properties within 100 
meters of the subject property (Huxley Park). 

Submitted By: 
Bronwyn Sawyer, MCIP, RPP 
Planner 2 

February 19, 2019 

Concurrence: 
Ann Kjerulf, MCIP, RPP 
Regional Planning Manager 

February 20, 2019 

ATTACHMENTS 

 Proposed Plans for Huxley Park 
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File No.: 6500-20 (First Nations) 
DATE OF MEETING: February 28, 2019 

TO: Gabriola Island Local Trust Committee 

FROM: Ann Kjerulf, MCIP, RPP, Regional Planning Manager 
Local Planning Services 

COPY: Lisa Wilcox, Kwakwemtenaat, Senior Intergovernmental Policy Advisor 

SUBJECT: Community Reconciliation 

RECOMMENDATION 

1. That the Gabriola Island Local Trust Committee rescind standing resolution GB-2018-100. 

2. That the Gabriola Island Local Trust Committee adopt the following standing resolution: 

Whereas the Local Trust Committee seeks to engage in Reconciliation with local First Nations, 
governments and the island community by honouring the Truth and Reconciliation Commission (TRC) 
Calls to Action, United Nations Declaration on the Rights of Indigenous Peoples (UNDRIP), Draft 
Principles that Guide the Province of British Columbia’s Relationship with Indigenous Peoples, and 
Islands Trust First Nations Engagement Principles, the Local Trust Committee endeavours to: 

a) Annually, write a letter to First Nations, (re)introducing trustees and staff and provide a schedule 
of known Local Trust Committee meetings for the upcoming year, as well as, provide an update of 
current projects and advocacy activities;  

b) For various Local Trust Committee meetings, invite elders from local First Nations to attend and 
provide a traditional welcome to the territory;  

c) Work with First Nation governments on cooperative initiatives, including and not limited to, 
language, place names, territorial acknowledgements, and community education on Coast Salish 
and local First Nations’ cultural heritage and history; 

d) Work with First Nation governments on engagement principles for inclusive land use, marine use, 
and climate change planning; advocacy, protection and stewardship; and knowledge and 
information sharing protocols; 

e) Establish and maintain government to government dialogue with First Nations, now and into the 
future, based on respect and recognition of Aboriginal rights and title, treaty rights, and First 
Nations’ traditional territories within the Islands Trust Area.   

REPORT SUMMARY 

The Gabriola Island Local Trust Committee (LTC) is asked to consider rescinding its current standing resolution 
and to adopt a new standing resolution to guide community reconciliation with First Nations of the Local Trust 
Area.  The draft resolution, as stated in the recommendation above, is intended to establish a framework for the 
development of successful relationships among trustees, staff and local First Nations, and set realistic 
expectations for all parties. 
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BACKGROUND 

The previous LTC adopted standing resolution GB-2018-100 in September 2018 as a measure to guide 
reconciliation and relationship with local First Nations, and as a continuation of the efforts over past LTCs (see 
Appendix A).  Since the introduction of a new LTC and further discussion about First Nations’ interests in the 
Local Trust Area, and about reconciliation more generally, trustees have expressed an interest in revisiting its 
approach to First Nations engagement.  

The following resolution was passed at the November 22, 2018 LTC Meeting: 

GB-2018-118 
It was MOVED and SECONDED  
that Trustee Colbourne will initiate the first steps of the Standing Resolution GB 2018-100 on First Nations 
Relationship Building and share a draft for review with Staff and the Gabriola Island Local Trust 
Committee. 
CARRIED 

The following resolutions were passed at the January 24, 2019 LTC Meeting: 

GB-2019-001 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee request Staff to report back to Gabriola Island Local Trust 
Committee follow up actions in regards to First Nations Relationship Building. 
CARRIED 

GB-2019-018 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee request Staff to draft an introductory letter from the 
Gabriola Island Local Trust Committee to First Nations within the Trust area advising of the Gabriola 
Island Local Trust Committee Top Priorities Projects. 
CARRIED 

ANALYSIS 

Issues and Opportunities 

Approach to Reconciliation 

The intent of a standing resolution is to provide a framework to guide reconciliation and relationship building 
with First Nations and our community in the local Trust Area. Key documents to guide the LTC’s journey of 
reconciliation with local First Nations include: 

 Truth and Reconciliation Commission (TRC) Calls to Action 
https://nctr.ca/assets/reports/Calls_to_Action_English2.pdf  

 United Nations Declaration on the Rights of Indigenous Peoples (UNDRIP); 
https://www.un.org/esa/socdev/unpfii/documents/DRIPS_en.pdf  

 Draft Principles that Guide the Province of BC’s Relationship with Indigenous Peoples; 
https://www2.gov.bc.ca/assets/gov/careers/about-the-bc-public-service/diversity-inclusion-
respect/draft_principles.pdf  

 Islands Trust First Nations Engagement Principles. 
http://www.islandstrust.bc.ca/media/342128/firstnationsengagementprinciples.pdf  
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Staff have postponed initiating any actions under the current standing resolution pending the outcome of 
resolution GB-2018-118.  Reconsideration of the standing resolution can clarity the respective roles and 
responsibilities of staff and trustees and create a common path forward to developing positive and productive 
relationships with local First Nations. 

Proposed Standing Resolution 

Following discussion with Lisa Wilcox, Kwakwemtenaat, Islands Trust Senior Intergovernmental Policy Advisor, 
staff are recommending that the LTC rescind the existing standing resolution and consider adopting a new 
standing resolution. The draft resolution is worded as follows: 

Whereas the Local Trust Committee seeks to engage in Reconciliation with local First Nations, 
governments and the island community by honouring the Truth and Reconciliation Commission (TRC) 
Calls to Action, United Nations Declaration on the Rights of Indigenous Peoples (UNDRIP), Draft 
Principles that Guide the Province of British Columbia’s Relationship with Indigenous Peoples, and 
Islands Trust First Nations Engagement Principles, the Local Trust Committee endeavours to: 

f) Annually, write a letter to First Nations, (re)introducing trustees and staff and provide a schedule 
of known Local Trust Committee meetings for the upcoming year, as well as, provide an update of 
current projects and advocacy activities;  

g) For various Local Trust Committee meetings, invite elders from local First Nations to attend and 
provide a traditional welcome to the territory;  

h) Work with First Nation governments on cooperative initiatives, including and not limited to, 
language, place names, territorial acknowledgements, and community education on Coast Salish 
and local First Nations’ cultural heritage and history; 

i) Work with First Nation governments on engagement principles for inclusive land use, marine use, 
and climate change planning; advocacy, protection and stewardship; and knowledge and 
information sharing protocols; 

j) Establish and maintain government to government dialogue with First Nations, now and into the 
future, based on respect and recognition of Aboriginal rights and title, treaty rights, and First 
Nations’ traditional territories within the Islands Trust Area.   

This draft resolution provides a non-linear timeline that respects an Indigenous worldview, by removing the 
timing and sequencing requirements which exist in the current resolution and providing a flexible timeline and 
variety of options to approach reconciliation and relationship building. This approach recognizes that local First 
Nations may have different interests or core concerns and that fulfilling the current standing resolution 
requirement for all eight local First Nations to participate in land use discussions with the LTC could be very 
challenging.   

The draft standing resolution also aligns more carefully with key documents such as the TRC Calls to Action, 
UNDRIP, BC Draft Principles and Islands Trust Engagement Principles. It intends to lessen the demand on First 
Nations to act, provide resources, or to engage particularly in cases where First Nations have multiple competing 
priorities, demands of their time, and limited resources, and provide First Nations with the space and time to 
choose whether or not and how they wish to participate in LTC activities.  The resolution also recognizes the 
educational and learning components of the TRC and UNDRIP principles and allows trustees, staff and the 
community time to learn about reconciliation as part of the process of cultural competency.   
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Additionally, the draft standing resolution provides a consistent approach that is achievable throughout the 

Islands Trust Area by all LTCs. It seeks to address that First Nations may have differing interests or core concerns 

within each LTC; however, they share similar protocols within the Coast Salish territory of the Islands Trust Area.   

Rationale for Recommendation 

The draft standing resolution provides a framework for the Gabriola LTC to engage with First Nations with 
interests in the Local Trust Area. It is intended to set the LTC for success in its efforts toward reconciliation and 
emphasises the work that the LTC will do in reconciliation with local First Nations.   

Alternatives  

1. Request further information 

2. Amend the draft Standing Resolution 

3. Recommend to the Islands Trust Local Planning Committee and/or Executive Committee that the 
standing resolution be adopted as a model approach to reconciliation for all Local Trust Committees. 

NEXT STEPS 

Should the LTC adopt the recommended standing resolution, staff will draft letters of introduction to all First 
Nations within interests in the Local Trust Area, as noted in item (a) of the resolution and welcome input, 
dialogue and opportunities to address items (b) through (e) of the resolution. 

Submitted By: 
Ann Kjerulf, MCIP, RPP 
Regional Planning Manager 

February 12, 2019 

ATTACHMENTS 

1. Appendix A: Gabriola Island Local Trust Committee Resolutions Respecting First Nations (2008 – 2018) 
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APPENDIX A  
GABRIOLA ISLAND LOCAL TRUST COMMITTEE RESOLUTIONS RESPECTING FIRST NATIONS (2008 – 2018) 

 
Oct. 23, 2008 
That the Gabriola Island Local Trust Committee approves the Snuneymuxw First Nation draft Protocol 
Agreement as dated October 23, 2008.  
 
Mar. 19, 2009 
That the Gabriola Island Local Trust Committee request that staff bring to the next Local Trust Committee 
meeting recommendations on Snuneymuxw First Nation Protocol implementation, and consider interim referral 
operating procedures, and consider setting the first working group date for June. 
 
Oct 22, 2009 
That the Gabriola Island Local Trust Committee appoint Trustee Malcolmson as delegate to the Snuneymuxw 
First Nations Working Group meetings. 
 
That the Gabriola Island Local Trust Committee request that staff report back to the Local Trust Committee 
mechanisms to engage with the Snuneymuxw First Nations on the Official Community Plan review. 
  
That the Gabriola Island Local Trust Committee request staff to add to the Islands Trust website, a website link 
to the Snuneymuxw First Nations website and a link to the Snuneymuxw First Nations Protocol Agreement. 
 
June 24, 2010 
That the Gabriola Island Local Trust Committee invite the Snuneymuxw First Nations Representative to attend 
the next Volunteer Review Committee meeting and request that staff propose an amendment to the Volunteer 
Review Committee Terms of Reference to enable a Snuneymuxw First Nations member as a sixteenth member 
of the Volunteer Review Committee. 
 
Jan 27, 2011 
 That the Gabriola Island Local Trust Committee host and invite Snuneymuxw First Nation’s Councilor Geraldine 
Manson to make a storytelling presentation on Gabriola Island. 
 
Sept. 22, 2011 
That the Gabriola Island Local Trust Committee forward the following recommendations to the 2011-2014 
Gabriola Local Trust Committee for its consideration in Phase II of an Official Community Plan / Land Use Bylaw 
Review: 

 Adopt a Terms of Reference and Project Scope again, with a public consultation plan included with it; 

 Expand the use of alternate consultation methods, and better resource consultation with Snuneymuxw 
First Nations;  

 
April 19, 2012 
 That the Gabriola Island Local Trust Committee delegate Trustee Malcolmson to write to the Snuneymuxw First 
Nation chief to discuss the funding ideas listed in the April 3, 2012 memorandum from staff. 
 
Oct. 4, 2012 
 That the Gabriola Island Local Trust Committee revise and approve funding requests for Projects Proposed for 
Next Fiscal, 2013/2014 and forwarded to the Financial Planning Committee as revised as follows:  

 Change proposed project name to "Snuneymuxw First Nation Protocol Implementation". 
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Feb. 21, 2013 
 That the Gabriola Island Local Trust Committee request staff support to develop a cover letter introducing First 
Nations newly on the Gabriola Island Local Trust Committee referral list to the Islands Trust and the Gabriola 
Island Local Trust Committee, to help follow the Strategic Plan item 5.1. 
 
Jan. 22, 2015 
That the Gabriola Island Local Trust Committee move the Snuneymuxw First Nation Protocol Agreement 
Implementation Project from the Top Priorities List to the Project List.  
 
[Speaking to the motion, Trustee Mamoser stated that First Nation engagement is very important and wanted to 
be clear that the LTC is looking forward to having stronger relationships despite it being removed from the Top 
Priorities list and that this change is not indicative of our level of commitment.] 
 
Apr. 2, 2015 
That the Gabriola Island Local Trust Committee rename the item formerly known as "Implement First Nations 
and Archaeological Protection policies, including improved engagement on land use referrals" that is on the 
project list to read "Strengthen relationships with first nations". 
 
May 7, 2015 
 That the Gabriola Island Local Trust Committee request that staff schedule a meeting with the Snuneymuxw 
First Nation as per our protocol agreement. 
 
 
 
That the Gabriola Island Local Trust Committee recommend to Trust Council that item 5.1 in the Discussion Draft 
of the Strategic Plan for 2014-2018 be amended to include Activity 5.1.3 Seeking out common ground with local 
first nations and building on it by identifying areas of shared advocacy and proactively proposing shared 
partnerships. 
 
July 23, 2015 
 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. 
 
April 25, 2016 (via RWM) 
That the Gabriola Island Local Trust Committee seek funding from the Union of BC Municipalities to hold a 
Community to Community forum with the Snuneymuxw First Nation. 
 
Nov. 24, 2016 (via RWM) 
That the Gabriola Island Local Trust Committee request that the attached letter be sent to the Snuneymuxw First 
Nation, to be signed by the Chair of the Local Trust Committee, to congratulate the Snuneymuxw First Nation on 
the ratification of the Thlap’qwam Specific Claim Settlement. 
 
Jan. 12, 2017 
 That the Gabriola Local Trust Committee support and participate in the One Book One Community Truth and 
Reconciliation initiative and that Trustee O’Sullivan represent the Local Trust Committee in the planning process. 
 
Feb. 9, 2017 
 That the Gabriola Island Local Trust Committee request staff to post the First Nations reading list prepared by 
Trustee O’Sullivan on the Gabriola Island Local Trust Committee webpage. 
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April 27, 2017 (via RWM) 
That the Gabriola Local Trust Committee authorize the expenditure of $317.90 from the Local Expense Budget 
for the purpose of supporting the Gabriola First Nations Relationship Building project. 
 
June 8, 2017 
 That the Gabriola Island Local Trust Committee add First Nations relationship building to the top priorities list. 

 
 That the Gabriola Island Local Trust Committee request staff to work with the Gabriola Land and Trails Trust to 
organize a gathering with the Snuneymuxw First Nation. 
 
That the Gabriola Island Local Trust Committee request staff brings back a report on next steps on First Nations 
relationship building. 
 
July 13, 2017 
 That the Gabriola Island Local Trust Committee endorse the First Nations Relationship Building Project Charter 
v1., that the Gabriola Island Local Trust Committee commit to hosting one or two public events on Gabriola 
Island and/or Mudge Island to help raise awareness of local First Nation’s history, land and treaties amongst 
non-indigenous residents and visitors. 
 
 That the Gabriola Local Trust Committee ask staff to draft an amendment to the introduction of the Official 
Community Plans in coordination with First Nations with asserted interests in the Gabriola Island Local Trust 
Area, that includes an explicit acknowledgement of local First Nation history, land-use and treaties in the 
Gabriola Island Trust Area, and if possible, prepare mapping for inclusion in the Official Community Plans to 
identify places of significant historical value to local First Nations. 
 
Dec. 14, 2017 
 That the Gabriola Island Local Trust Committee request a report on the first nation relationship building project 
for the next Local Trust Committee meeting. 
 
 That the Gabriola Island Local Trust Committee request staff to assist in the preparation of a letter of 
congratulations to incoming Chief and Council when they take office early next year. 
 
June 14, 2018 

 That the Gabriola Island Local Trust Committee request Staff to draft a standing resolution with respect to First 
Nation Relationship Building. 
 
September 27, 2018 
That the Gabriola Island Local Trust Committee adopt the following standing resolution with respect to First 
Nations Relationship Building: In order to learn about and better understand the eight local First Nations with 
asserted Aboriginal title, Aboriginal rights and treaty rights in the Gabriola Local Trust Area, the Gabriola Island 
Local Trust Committee resolves to: 

 Annually, write a letter to each First Nation, (re)introducing Trustees and Staff and provide a schedule of 
known Local Trust Committee meetings for the upcoming year. This annual letter may include requests 
to meet or participate with the First Nation leadership or community members in their meetings or 
events in order for the Local Trust Committee to learn about and better understand the First Nation 
community’s issues and history; 

 One month in advance of each scheduled Local Trust Committee meeting, ask an elder from a local First 
Nation to provide a traditional welcome to the territory and stay for the meeting if interested. 
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Invitations may be sent in rotation to each of the eight local First Nations; 

 Once the Gabriola Island Local Trust Committee has established the above administrative processes for 
at least one year, the Local Trust Committee will, annually, invite all eight local First Nations to a day of 
land use discussions, with a request for those First Nations to help plan the meeting so as to provide a 
culturally appropriate and safe place to talk freely about historical, current and upcoming land use 
issues in the Gabriola Land Trust Area; the invitation will include a map of the Local Trust Area 
jurisdictional boundaries); and 

 Once the Gabriola Island Local Trust Committee has held annual meetings with local First Nations for 
two consecutive years, the Local Trust Committee will establish new or refreshed agreements with each 
of the eight local First Nations based on mutually agreed-upon processes of meaningful engagement in 
land use issues in the Gabriola Local Trust Area.  
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  MEMORANDUM 

Z:\09 Current Planning\03 GB\3110 Current Planning - General\01 General\Secondary Suite Covenants\Moeller 649 Taylor Bay Road\GB-
LTC_2019-02-28_MEMO-SScov(PID 027-939-774).docx  

Islands Trust Memorandum 1 

File No.: 3110 (General) 
DATE: February 28, 2019 

TO: Gabriola Island Local Trust Committee 

FROM: Jaime Dubyna, Planner 2 
Northern Team 

COPY: Becky McErlean, Legislative Clerk 

SUBJECT: Restrictive Covenant for a Secondary Suite 

RECOMMENDATION 

1. “That the Gabriola Island Local Trust Committee accept a covenant under Section 219 of the Land Title 
Act from the registered owners of Lot 4, Section 20, Gabriola Island, Nanaimo District, Plan VIP86942, 
PID: 027-939-774, and authorize the chair and one other member of the Local Trust Committee to sign 
the covenant.” 

PURPOSE 

This memorandum notifies the Gabriola Island Local Trust Committee (LTC) of the requirement for a restrictive 
covenant on LOT 4, SECTION 20, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN VIP86742 (PID: 027-939-774) and 
requests that the LTC accept and authorize signatories of the covenant. 

DISCUSSION 

Where a secondary suite is permitted in Part D of the Gabriola Island Land Use Bylaw No. 177 (LUB), the 
secondary suite is subject to Subsection B.6.3 and the Secondary Suite Regulations found in Subsection B.6.6. In 
the matter of the restrictive covenant, Article B.6.6.8 applies:  

B.6.6.8 For lands outside of the ALR, a secondary suite shall not be permitted on a lot unless the owner of the lot 
has registered a restrictive covenant under Section 219 of the Land Title Act in favour of the Gabriola 
Island Local Trust Committee prohibiting the registration of a strata plan under the Strata Property Act or 
Land Title Act which would result in the secondary suite being a separate lot. 

There is an existing dwelling on the subject property that, once a new principal dwelling has been constructed, 
will be converted to a secondary suite. The property owners have requested that the covenant be signed by the 
LTC at its earliest convenience in order to proceed with construction of a new principal dwelling.  

Submitted By: 
Jaime Dubyna, MSc.Pl. 
Planner 2 

February 26, 2019 

Concurrence: 
Ann Kjerulf, MCIP, RPP 
Regional Planning Manager 

February 26, 2019 

ATTACHMENTS 

1. Covenant 
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Gabriola Island

Print Date: February 21, 2019

No. Description Activity R/Initiated Target DateResponsibility

Top Priorities

 1 Housing Options and 

Impacts Review 

Project

Develop an Engagement and Communication Strategy;

Strengthen relationships with Snuneymuxw First Nation and 

incorporate First Nation perspectives into policy/regulatory 

options;

Explore opportunities to foster affordable, rental, special needs 

and seniors housing and associated services;

Develop a strategy to address all housing continuum gaps;

Ensure policy/regulatory changes are consistent with the Object 

of the Islands Trust, the ITPS, with focus on water 

protection/conservation and ecological footprints.

22-Nov-2018

 2 Cannabis Production 

and Retail Sales

22-Nov-2018

 3 Develop an Ecological 

Protection Zone

Research and develop a new ecological protection zone as 

part of the Parks (P) OCP designation. Update zoning of Coats 

Marsh and Burren's Acres Nature Reserve properties.

22-Nov-2018
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Print Date: February 21, 2019

Projects

Description Activity R/Initiated

DeCourcy Island OCP and Bylaw Review Review DeCourcy Island Official Community Plan and 

Regulatory bylaws; establish an Advisory Planning 

Commission.  Topics include: park areas without park zoning, 

DAI Bylaw, subdivision polices and regulations (added March 

2017).

21-Apr-2011

Hazardous areas/Steep Slopes DPA Consider hazardous areas and steep slopes development 

permit area designation; consider how to address areas of 

potentially problematic soils, shoreline erosion, and localized 

areas of steep terrain

21-Feb-2013

Forage Fish Mapping Workshop March, 2013 resolution 05-Sep-2013

Land Based Aquaculture Review most recent provincial direction on land based 

aquaculture and develop appropriate policies and regulations.

16-Jan-2014

Biodiversity Protection Identify measures to protect biodiversity 19-Jan-2012

Coastal areas protection Review OCP and LUB to improve protection of coastal areas; 

development of a comprehensive DPA for shorelines in the 

Gabriola Island Local Trust Area

19-Jan-2012

Water Protection Review OCP and LUB to protect water quality and quantity. 19-Jan-2012

First Nations cultural references Consider 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.

27-Jan-2011

Eelgrass protection Consider implementing Eelgrass protection regulations  (see 

February 19, 2014 memorandum).

14-May-2014
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Projects

Description Activity R/Initiated

Snuneymuxw Protocol Agreement Implementation of Snuneymuxw First Nation Protocol 

Agreement

22-Jan-2015

Gabriola Village Plan Undertake a comprehensive review of policies and 

regulations with respect to the Gabriola Village Core

02-Apr-2015

Snuneymuxw Relationship Building Strengthen relationship with Snuneymuxw First Nation 02-Apr-2015

Food Trucks Review land use bylaw regulations with respect to food trucks 02-Apr-2015

Eagle Nest Mapping Incorporate eagle nest mapping into the OCP 02-Apr-2015

Green Energy Consider policy and regulatory mechanisms to encourage 

green and renewable energy

02-Apr-2015

Commercial Vacation Rental Review Review bylaws with respect to temporary use permits for 

commercial vacation rentals

07-May-2015

CDF Conservation Consider policies and other recommendations regarding land 

use planning tools that will effectively conserve Coastal 

Douglas-fir forest ecosystems.

14-Jan-2016
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Projects

Description Activity R/Initiated

LUB Amendments - Review of temporary sawmill regulations

- Definition of personal use of animals for SRR zoned lots

- Review of how cisterns and solar panels are regulated as 

structures subject to lot coverage calculations

-Review of section B.2.1.1 for variances within DP3

-Review minimum average parcel size calculations in LUB 

and OCP to ensure consistent and supportive of more than 

5% dedication of parkland

-IN1 zoning to ensure consistent with existing Arts Council use.

-definition of limited public market and INI zone uses 

pertaining to market sales

-correction to WC3 mapped location to coincide with Green 

Wharf

08-Sep-2016

Water Resource Planning Review of water requirements at the time of subdivision 14-Jun-2018

Water Taxi Feasibility Follow up items emerging out of water taxi feasibility 

(completed fall 2018)

22-Nov-2018

Protection of the Coastal Douglas-fir and Associated 

Ecosystems: An Islands Trust Tool Kit (2018)

Implementation of the report recommendations into OCP 

policy and LUB regulations.

24-Jan-2019
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Applications

Development Permit

GB-DP-2017.2 PID: 009-796-045 To bring property into bylaw compliance 

Civic: Acorn Island

03-Aug-2017Fenton, Rob

Applicant Name Date Received PurposeFile Number

Planner: Ian Cox

Planning Status

21-Feb-2019

Staff Memo to Feb 28th LTC meeting - status update.

Status Date:

14-Jan-2019

New applicant legal counsel. Time needed for review and consideration of documents. Planner to work with Lawyer on 

providing needed documents to complete records before making a decision as to covenant, HCA notice on title, etc.

Status Date:

03-Jan-2019

File from planner Zupanec to planner Cox. Review for possibility to take to January LTC.

Status Date:

GB-DP-2018.1 PID:  003-435-857  Placing new manufactured home on property  Civic 

address:9 Wildwood Crescent, Gabriola Island, BC

26-Apr-2018Jeff Wagner/Gordon 

Homes Sales Ltd.

Applicant Name Date Received PurposeFile Number

Planner: Jaime Dubyna

Planning Status

19-Dec-2018

Applicant on behalf of property owners requested application be withdrawn.

Status Date:

11-Dec-2018

Planner requested Detailed Assessment by a QEP be submitted, as noted in Preliminary RAR Assessment dated Dec. 22, 

2017.

Status Date:

27-Sep-2018

Site visit.

Status Date:

GB-DP-2018.3 PID:003-432-394  Building new 2 bedroom home.  Civic address: 601 Wildwood 

Crescent, Gabriola Island, BC

17-Jul-2018Bowles, ANTHONY

Applicant Name Date Received PurposeFile Number
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Applications

Planner: Sonja Zupanec

Planning Status

23-Nov-2018

Applicant preparing revised plan for inclusion in permit.

Status Date:

15-Aug-2018

Planner reviewing file

Status Date:

Development Variance Permit

GB-DVP-2016.3 PID: 003-422-852  539 Wildwood Crescent, Gabriola Island.  DVP to bring 

property into compliance.

24-Aug-2016Van Herwaarden, Lynn

Applicant Name Date Received PurposeFile Number

Planner: Marnie Eggen

Planning Status

15-Aug-2018

Awaiting further information/ exploring options

Status Date:

18-Aug-2017

Sent letter to the property owner and requested her (or her surveyor) to forward the completed survey / site plan to planning 

staff.

Status Date:

17-Aug-2017

Planning staff met with the owner on site, reiterated the need for a survey / site plan. The owner committed to providing a 

survey / site plan as per the Land Use Bylaw.

Status Date:

GB-DVP-2017.1 PID: 009-796-045 To bring property into bylaw compliance.  Civic address: Acorn 

Island

03-Aug-2017Fenton, Rob

Applicant Name Date Received PurposeFile Number

Planner: Ian Cox

Planning Status

21-Feb-2019

Staff Memo to Feb 28th LTC meeting - status update.

Status Date:
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Applications

14-Jan-2019

New applicant legal counsel. Time needed for review and consideration of documents. Planner to work with Lawyer on 

providing needed documents to complete records before making a decision as to covenant, HCA notice on title, etc.

Status Date:

03-Jan-2019

File from planner Zupanec to planner Cox. Review for possibility to take to January LTC

Status Date:

GB-DVP-2018.1 PID: 004-739-345  Demolish cottage & work shed & rebuild.  Need variance to 

allow septic field to be placed within setback from ocean.  Civic address: 1850 

Maple Lane, Gabriola Island, BC.

11-Apr-2018Upward Construction

Applicant Name Date Received PurposeFile Number

Planner: Ian Cox

Planning Status

21-Feb-2019

Staff report approved for Feb 28th LTC meeting consideration.

Status Date:

25-Jan-2019

Planner Cox to prepare report and permit for Feb. 28th LTC

Status Date:

31-Jul-2018

File from planner Zupanec to planner  Cox - waiting on current parcel survey showing natural boundary.

Status Date:

GB-DVP-2018.4 PID: 003-432-394  Building new 2 bedroom home  Civic address: 601 Wildwood, 

Gabriola Island, BC

17-Jul-2018Bowles, ANTHONY

Applicant Name Date Received PurposeFile Number

Planner: Sonja Zupanec

Planning Status

23-Nov-2018

Applicant preparing revised plans for inclusion in draft permit.

Status Date:

15-Aug-2018

Planner reviewing

Status Date:

GB-DVP-2018.6 PID: 003-431-657 Civic address: 538 Wildwood Cr, Gabriola Island

Septic inside RAR setback X-file GB-BE-2015.8

21-Sep-2018MAUREEN / IAN 

DURRANCE

Applicant Name Date Received PurposeFile Number
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Planner: Sonja Zupanec

Planning Status

22-Nov-2018

LTC resolution to defer consideration of the application until sewage assessment report and BCLS signed plan are received.

Status Date:

GB-DVP-2019.1 PID: 016-001-826  Setback variance.  Civic address: 585 North Road, Gabriola 

Island, BC.

22-Jan-2019Regional District of 

Nanaimo (Huxley 

Community Park)

Applicant Name Date Received PurposeFile Number

Planner: Bronwyn Sawyer

Planning Status

14-Feb-2019

File under review by planner.

Status Date:

Rezoning

GB-RZ-2018.1 Foreshore lease #112998 Continuing annual moorage at Degnan Bay, Gabriola 

Island, BC

06-Apr-2018THOMAS W 

MELVILLE

Applicant Name Date Received PurposeFile Number

Planner: Sonja Zupanec

Planning Status

01-Nov-2018

Staff met with applicant to discuss next steps in compliance with existing zoning and FLNRORD requirements. Applicant is 

deciding on how to proceed and whether to close rezoning file. Staff to follow up February 2019.

Status Date:

13-Sep-2018

No change in status.

Status Date:

01-Aug-2018

Application out for referrals to Arch Branch, local First Nations, and the Gabriola Island APC.

Status Date:

Subdivision

Applicant Name Date Received PurposeFile Number
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Applications

GB-SUB-2008.3 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)

06-Oct-2008C.O. Smythies & 

Associates Ltd.

Planner: 

Planning Status

24-Oct-2018

Update email sent to MOTI to notify that Planner TR is leaving IT and to correspond through general email until another Planner 

is assigned.

Status Date:

05-Jul-2018

Received confirmation from MOTI that PLA has been extended to June 28 2019

Status Date:

18-Jan-2018

Planner re-sent the revised referral report to MOTI. Will await a response from MOTI.

Status Date:

GB-SUB-2010.2 1520 McCollum Road

Create 7 parcels

13-Aug-2010McCollum and Krul, 

Gary and Jane

Applicant Name Date Received PurposeFile Number

Planner: 

Planning Status

24-Oct-2018

Update email sent to MOTI and copied to applicant to notify that Planner TR is leaving IT and to correspond through general 

email until another Planner is assigned.

Status Date:

03-Aug-2018

MOTI extended PLA until 2-Aug-2019

Status Date:

26-Jun-2018

Planner responded to MOTI request for extension to PLA. No concerns with extension.

Status Date:

GB-SUB-2011.1 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)

23-Dec-2010Williamson & 

Associates 

Professional Surveyors

Applicant Name Date Received PurposeFile Number

Planner: Marnie Eggen
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Applications

Planning Status

03-Nov-2017

No change

Status Date:

08-Jan-2016

No change

Status Date:

13-Jan-2015

Applicant working to satisfy conditions

Status Date:

GB-SUB-2012.2 725 Church Street - subdivision to create one new lot and a remainder lot24-Oct-2012Powell, Don

Applicant Name Date Received PurposeFile Number

Planner: 

Planning Status

24-Oct-2018

Update email sent to MOTI to notify that Planner TR is leaving IT and to correspond through general email until another Planner 

is assigned.

Status Date:

01-Apr-2015

Applicants are waiting for the right time to continue with their application with MOTI and to remove the conditions in the PLNA 

to change it to a PLA. MOTI confirmed this is the case.

Status Date:

03-Sep-2014

Status has not changed. Still awaiting MOTI direction that reasons for non-approval have been overcome

Status Date:

GB-SUB-2013.3 411 Daniel Way

subdivision to create 2 parcels

28-Oct-2013Smythies & Associates

Applicant Name Date Received PurposeFile Number

Planner: 

Planning Status

24-Oct-2018

Update email sent to MOTI to notify that Planner TR is leaving IT and to correspond through general email until another Planner 

is assigned.

Status Date:

01-Apr-2015Status Date:
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Applications

MOTI response that there has been no recent action on this file but it will remain open, and the applicant is working with the 

ALC at this time

19-Mar-2015

No change in status. Contacted MOTI to see if they closed the file, but have not yet heard back.

Status Date:

GB-SUB-2016.2 PIDs: 004-857-119 and 004-614-771  Lot Boundary Adjustment23-Feb-2016MACKAY, IKE

Applicant Name Date Received PurposeFile Number

Planner: 

Planning Status

24-Oct-2018

Update email sent to MOTI to notify that Planner TR is leaving IT and to correspond through general email until another Planner 

is assigned.

Status Date:

05-May-2016

Awaiting response from MOTI to issue PLA or PLNA.

Status Date:

17-Mar-2016

File TR completed review and sent referral report to MOTI and copied to Gabriola LTC and applicant.

Status Date:

GB-SUB-2016.4 PIDs:  001-271-806 and 009-735-755  Boundary adjustment.  Civic 

address:1610 Hess Road, Gabriola Island.

20-May-2016C.O. Smythies & 

Associates

Applicant Name Date Received PurposeFile Number

Planner: Sonja Zupanec

Planning Status

08-Jun-2016

Referral response sent to MOTI and copied to applicant and LTC.

Status Date:

GB-SUB-2016.6 PID: 000-305-120  215 Easthom Road, Gabriola Island.  3 lot subdivision.08-Sep-2016C.O. Smythies & 

Associates

Applicant Name Date Received PurposeFile Number

Planner: Ian Cox

Planning Status

10-Jan-2019

Re-review by Planner Cox - 'No change to referral response' emailed to MOTI district development tech. Awaiting PLR

Status Date:

Page 7 of 9139



Print Date: February 21, 2019

Applications

19-Dec-2018

File to Planner Cox. Contacted MOTI regarding change to PLA and need for re-referral.

Status Date:

24-Oct-2018

Update email sent to MOTI and copied to applicant to notify that Planner TR is leaving IT and to correspond through general 

email until another Planner is assigned.

Status Date:

GB-SUB-2017.1 PIDS: 000-427-110,025-720-821 & 025-720-830 Civic addresses: 1885 Martin 

Road, 1860 Martin Road & 1875 Stalker Road, Gabriola Island.  Boundary 

adjustments.

26-Jan-2017Williamson & 

Associates 

Professional Surveyors

Applicant Name Date Received PurposeFile Number

Planner: Jaime Dubyna

Planning Status

14-Jan-2019

Planner reviewing revised plan.

Status Date:

10-Jan-2019

Revised proposed plan submitted for review.

Status Date:

10-Jan-2019

Planner JD assigned file.

Status Date:

GB-SUB-2017.2 PIDs: 009-739-602 and 000-105-287.  Lot line adjustment.  Civic 831 Chelwood 

Road, Gabriola Island, BC

19-Jan-2017Williamson & 

Associates

Applicant Name Date Received PurposeFile Number

Planner: Marnie Eggen

Planning Status

23-Jul-2018

PLA issued

Status Date:

01-Jun-2017

Referral response sent

Status Date:

Applicant Name Date Received PurposeFile Number
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Applications

GB-SUB-2018.1 PIDs:027-939-791, 027-939-804, 003-010-431, 006-635-121  27 lot subdivision 

Civic address: Taylor Bay Road/Church Street

26-Jun-2018Williamson & 

Associates/Potlatch 

Properties Ltd.

Planner: Sonja Zupanec

Planning Status

12-Jul-2018

Referral response sent to MOTI, applicant and LTC.

Status Date:
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Updated: September 27, 2018 

Gabriola Island Local Trust Committee Policies & Standing Resolutions 

No Meeting Date  Resolution No. Issue Policy and Description 
1.  January 29, 2010 GB-025-2010 Communication Towers 

and Antennae 
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.  
 

2.  June 14, 2018 GB-2018-040 Processing non-medical It was MOVED and SECONDED 
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cannabis retail license 
applications 

That the Gabriola Island Local Trust Committee adopt the following standing 
resolution with respect to the processing of non-medical cannabis retail license 
applications:  

 Proposed or amended licenses for non-medical cannabis retail 
establishments require an application to the Local Trust Committee; 

 The application process shall comprise a public consultation component, 
which includes at least one notification to neighbours, one public meeting, 
posting of public notices and one advertisement in a local periodical; 

 The public consultation process shall be determined by the Local Trust 
Committee after initial review of the proposal; and 

 However, as a minimum, the Local Trust Committee will mail or otherwise 
deliver a notice to all owners and residents of properties within a 500 metre 
radius of the subject property where the establishment is proposed at least 
10 days before adoption of a resolution providing comment on the 
application. The required notice shall include the following information:  
o Name of the applicant and a description of the proposal in general terms; 
o The location of the proposed establishment and the subject site; 
o The place where, and date and time when, both a public meeting will be 

held and a resolution of the local trust committee considered; 
o The name and contact information of the Islands Trust planning staff 

member who can provide copies of the proposed or amended license 
application; and 

o How public comments may be submitted to the Local Trust Committee.  
3.  September 27, 2018 GB-2018-100 First Nation 

Relationship Building 
That the Gabriola Island Local Trust Committee adopt the following standing 
resolution with respect to Frist Nations Relationship Building: 
 
In order to learn about and better understand the eight local First Nations with 
asserted Aboriginal title, Aboriginal rights and treaty rights in the Gabriola Local 
Trust Area, the Gabriola Island Local Trust Committee resolves to:  
 Annually, write a letter to each First Nation, (re)introducing Trustees and 

Staff and provide a schedule of known Local Trust Committee meetings for 
the upcoming year. This annual letter may include requests to meet or 
participate with the First Nation leadership or community members in their 
meetings or events in order for the Local Trust Committee to learn about 
and better understand the First Nation community’s issues and history;  

 One month in advance of each scheduled Local Trust Committee meeting, 
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ask an elder from a local First Nation to provide a traditional welcome to 
the territory and stay for the meeting if interested. Invitations may be sent 
in rotation to each of the eight local First Nations;  

 Once the Gabriola Island Local Trust Committee has established the above 
administrative processes for at least one year, the Local Trust Committee 
will, annually, invite all eight local First Nations to a day of land use 
discussions, with a request for those First Nations to help plan the meeting 
so as to provide a culturally appropriate and safe place to talk freely about 
historical, current and upcoming land use issues in the Gabriola Land Trust 
Area; the invitation will include a map of the Local Trust Area jurisdictional 
boundaries); and  

 Once the Gabriola Island Local Trust Committee has held annual meetings 
with local First Nations for two consecutive years, the Local Trust 
Committee will establish new or refreshed agreements with each of the 
eight local First Nations based on mutually agreed-upon processes of 
meaningful engagement in land use issues in the Gabriola Local Trust Area.  

 
 

4.  November 22, 2018 GB-2018-122 Applications for Federal 
Cannabis License 

That the Gabriola Island Local Trust Committee requests that Notices of Intention 
to Apply for a Federal Cannabis License be forwarded to the Local Trust 
Committee upon receipt by the Islands Trust. 
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