
Gabriola Island Local Trust Committee
Regular Meeting Agenda

 
Date: April 18, 2024

Time: 10:30 am

Location: Gabriola Arts & Heritage Centre

476 South Road, Gabriola Island, BC

Pages

1. CALL TO ORDER 10:30 AM - 10:35 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. REPORTS 10:35 AM - 10:50 AM

3.1 Trustee Reports

3.2 Chair's Report

3.3 Electoral Area Director's Report

3.4 First Nations Reports

4. PUBLIC COMMENTS 10:50 AM - 11:05 AM

5. DELEGATIONS - none

6. MINUTES 11:05 AM - 11:10 AM

6.1 Local Trust Committee Minutes dated March 21, 2024 – for adoption 4 - 12

6.2 Section 26 Resolutions-Without-Meeting Report - none

6.3 Advisory Planning Commission Minutes - none

7. BUSINESS ARISING FROM MINUTES 11:10 AM - 11:25 AM

7.1 Follow-up Action List dated April 11, 2024 13 - 20

8. APPLICATIONS AND REFERRALS 11:25 AM - 12:30 PM

8.1 GB-DVP-2023.5 (Shaw) - Staff Report 21 - 34

8.2 GB-DP-2024.1 (Silva Bay) - Staff Report 35 - 106



8.3 GB-TUP-2024.1 (Furlong) - Staff Report 107 - 131

8.4 GB-TUP-2024.3 (Griesdale) - Staff Report 132 - 183

8.5 GB-DVP-2023.3 (Miller) - Staff Report 184 - 198

 

~ BREAK 12:30 PM - 1:00 PM ~

9. LOCAL TRUST COMMITTEE PROJECTS 1:00 PM - 1:20 PM

9.1 Major Project: Gabriola Island Comprehensive Official Community Plan and Land Use
Bylaw Review - Staff Report

199 - 203

10. CORRESPONDENCE 1:20 PM - 1:30 PM

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

10.1 Email dated March 29, 2024 from B. Moisuik regarding Gabriola Lions Concert on the
Green Event Permit

204 - 204

10.2 Email dated March 26, 2024 from D. Bradley regarding Land Use and Private
Campgrounds on Gabriola

205 - 205

10.3 Letter from Ministry of Housing regarding Opting In to Bill 35 Principal Residence
Requirement

206 - 206

11. NEW BUSINESS 1:30 PM - 1:40 PM

11.1 Annual Reporting Excerpt for Gabriola LTA - Memorandum 207 - 209

12. STAFF REPORTS 1:40 PM - 2:00 PM

12.1 Trust Conservancy Report - none

12.2 Applications Report dated April 11, 2024 210 - 215

12.3 Trustee and Local Expense Report dated February, 2024 216 - 216

12.4 Adopted Policies and Standing Resolutions 217 - 220

12.5 First Nations Relationship Building Verbal Update

12.6 Climate Change Action Update

12.7 Local Trust Committee Webpage

13. WORK PROGRAM 2:00 PM - 2:15 PM

13.1 Active Projects Report dated April 11, 2024 221 - 223
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13.2 Future Projects Report dated April 11, 2024 224 - 225

14. UPCOMING MEETINGS

14.1 Next Regular Meeting Scheduled for Thursday, May 23, 2024 at 10:30 am at the
Gabriola Arts and Heritage Centre

15. CLOSED MEETING 2:15 PM - 2:45 PM

15.1 Motion to Close the Meeting

That the meeting be closed to the public in accordance with the Community Charter,
Part 4, Division 3, s.90(1)(f) for the purpose of considering:

(f) law enforcement, if the council considers that disclosure could
reasonably be expected to harm the conduct of an investigation under or
enforcement of an enactment;

•

and that the Recorder and Staff attend the meeting.

15.2 Recall to Order

16. ADJOURNMENT 2:45 PM - 2:45 PM
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Gabriola Island Local Trust Committee 

Minutes of Regular Meeting 

 
Date:  
Location:  

March 21, 2024 
Gabriola Arts & Heritage Centre 
476 South Road, Gabriola Island, BC 

 
Members Present: Peter Luckham, Chair 
 Susan Yates, Trustee 

 
Regrets: Tobi Elliott, Trustee 
  
Staff Present: Stephen Baugh, Island Planner 
 Narissa Chadwick, Island Planner, via Zoom 
 Warren Dingman, Bylaw Compliance & Enforcement Manager 

William Shulba, Freshwater Specialist, via Zoom 
 Lisa Millard, Recorder 
  
Others Present: There were approximately 11 members of the public 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 Luckham called the meeting to order at 10:30 am. He acknowledged that the meeting was 
held on the territory of the Coast Salish First Nations.  

2. APPROVAL OF AGENDA 

By general consent the agenda was approved as presented. 

3. REPORTS 

3.1 Trustee Reports 

Trustee Yates reported the following: 

 She attended the Gabriola Arts Council 2050 Visioning meeting; 

 She attended a special Local Trust Committee meeting with Snuneymuxw First 
Nation representatives Elder Geraldine Manson, Executive Advisor to the Chief 
Erralyn Joseph, and Lands Clerk Hannah Paulson; 

 She attended a Regional District of Nanaimo meeting focussed on the draft master 
advisory plan for parks and recreation; 
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 She attended an Islands Trust Conservancy board meeting in which input was 
received from Ken Thomas of the Penelakut Tribe in preparation for updating the 
Conservancy’s five-year plan to ensure adequate engagement with First Nations; 
and 

 She noted that the Islands Trust budget passed at Trust Council and she was pleased 
that funds have been provided for a water balance study. 
 

Trustee Elliott provided a written report as follows: 

 She is absent from the meeting today while she attends a conference hosted by 
Ahousaht First Nation focused on developing strategies for food security and 
sovereignty for all Nations across Vancouver Island;  

 She will continue holding office hours; 

 She noted Wil Cottingham’s upcoming retirement from her administration position 
in the Northern Office and thanked Wil for her contributions; 

 She will attend the September Trust Council meeting being held on Gabriola; 

 She did an interview with CHLY radio about Trust Council, Gabriola's Official 
Community Plan review, and why water balance is critical to land suitability analysis 
for planning; 

 She will be attending an upcoming Association of Vancouver Island Coastal 
Communities convention during which she will advocate for the Islands Trust’s 
resolution to request that the province revise the guidelines and update the manual 
on composting toilets and grey water; 

 She attended a spring gathering with the Culturally Committed group during which 
Beau Wagner, who carved the traditional canoe with the Gabriola school children in 
2021-22, shared the importance of x’pey (cedar) while they made cedar bracelets; 
and 

 She will be attending the upcoming Official Community Plan community meeting. 
 

3.2 Chair's Report 

Chair Luckham stated he participated in the recent Trust Council session which included 
budget deliberations and approval, attendance at a workshop on the goals and priorities 
of Islands Trust, and attendance at a session focused on communications surrounding 
the launching of the Islands Trust policy statement.  

3.3 Electoral Area Director's Report 

Electoral Area Director Vanessa Craig was in attendance and stated that she had 
submitted a report electronically. She also noted the Ministry of Transportation and 
Infrastructure indicated that they had posted information about the roadside verge 
brushing on Gabriola, and that brushing, versus mowing, occurs every three years. 
Further follow-up is forthcoming as there was limited awareness of this notice being 
given. 

3.4 First Nations Reports - none 
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4. PUBLIC COMMENTS 

A member of the public stated the following: 

 They live near the property that has a Temporary Use Permit application being heard today; 

 The roadway map erroneously shows a connection all the way to Norwich Road; however, 
the road stops at the applicant’s property and turns into a very narrow roadway that is 
maintained by local property owners; 

 There have been occasions when the driveway access has been blocked; and 

 There is very little parking available on the applicant’s property. 
 
The same member of the public asked if a permit allows for a commercial rental or if it is 
restricted to a vacation rental. 

o The Chair replied that a Temporary Use Permit allows for non-permitted use, and a 
commercial rental could be a possibility under the permitting guidelines. 

5. DELEGATIONS 

5.1 Rob Griesdale & Erica Nassichuk regarding Provincial Short-Term Vacation Rentals 
Legislation 

Erica Nassichuk was not in attendance.  
Rob Griesdale made the following points: 

 They have a Temporary Use Permit for a short-term vacation rental and the permit 
is up for renewal; 

 They use the property as a residence; 

 They believe short-term vacation rentals offer a lot of benefit to the community; 

 Banning short-term rentals will not necessarily turn those rentals into long-term 
housing stock; 

 Their guests spend approximately $500 (five hundred dollars) in the community 
during their stay; 

 They employ a local cleaner; 

 They rent to a variety of individuals including tourists, whale researchers, guests of 
local families, trades people, and BC Hydro employees; 

 Gabriola hotels do not provide enough rooms to meet the demand; 

 The Temporary Use Permit process allows the Local Trust Committee to oversee 
short-term rentals to ensure they are operating for the benefit of the community; 
and 

 They believe that short-term vacation rental owners that are operating without a 
permit will not be deterred by a ban on vacation rentals. 
 
Trustee Yates responded with the following observations: 
o She understands that curtailing short-term rentals might not lead to more 

long-term rentals; 
o There is concern that there is a trend of individuals purchasing housing stock 

specifically to be used as vacation rentals, which has caused a false rise in real 
estate prices.  
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o Gabriola can only support a limited number of short-term rentals, particularly 
in areas with water problems; and 

o While some employment can be gained due to short-term rental operations, 
there is a lack of housing for the individuals performing the work. 

6. MINUTES 

6.1 Local Trust Committee Special Meeting Minutes dated April 28, 2023 - for adoption 

By general consent the Local Trust Committee Special meeting minutes of April 28, 2023 
were adopted. 

6.2 Local Trust Committee Minutes dated February 22, 2024 – for adoption 

By general consent the Local Trust Committee meeting minutes of February 22, 2024 
were adopted. 

6.3 Section 26 Resolutions-Without-Meeting Report - none 

6.4 Housing Advisory Planning Commission Minutes dated February 22, 2024 - for receipt 

  Received for information. 

7. BUSINESS ARISING FROM MINUTES 

7.1 Follow-up Action List dated March 13, 2024 

  Received for information 

8. APPLICATIONS AND REFERRALS 

8.1 GB-TUP-2023.5 (Godfrey and Georgiev) - Staff Report 

  The Planner summarized the staff report and highlighted the following: 

 The application is for a commercial vacation rental within a single-family dwelling; 

 The applicants plan to use the property as their principal residence, and leave the 
property when it is being used by guests; 

 The property previously operated as a bed and breakfast; 

 A commercial vacation rental allows guests to use the kitchen and up to three 
bedrooms versus two bedrooms that are allowed in a bed and breakfast; 

 The applicant has submitted a referral to Snuneymuxw First Nation and a response 
has not been received yet; and 

 Staff are requesting direction from the Local Trust Committee regarding water and 
privacy screening. 
 

The applicants are in attendance and made the following comments: 

 To conserve water they did a water flow test for a ten second interval only; 

 The well supplies three households and the gallons per minute rating is substantial 
enough to support the use; 

 They have a large cistern on a well water trickle system; 
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 One of the applicants has lived on the property full-time for two years and often has 
up to ten guests throughout the summer, there is a large bathtub that is filled twice 
per day, a garden that is watered daily, plus a hot tub and there has been ample 
water to supply this use; 

 Short-term vacation rental use will result in less water used in the summer than 
what is used currently; 

 They received a response from the Snuneymuxw First Nation indicating they would 
receive a referral response this week; 

 In response to letters received from neighbours, they note that there was a parking 
issue that they have attempted to correct, they understand the challenges 
associated with the proximity of another neighbour’s driveway, they are happy to 
work with neighbours regarding water rights and use, and there is limited traffic on 
the road; 

 The house has also been used by individuals needing longer term accommodation 
while searching for property to buy; 

 Short-term accommodations could support the tourism economy; 

 They have received a quote on grading the road and hope that neighbours will be 
interested in having the work done and sharing the cost; 

 They are willing to investigate privacy screening; 

 They have tried to be proactive regarding parking and the Surf Lodge has agreed to 
let them use some parking, if needed; and 

 They are happy to address any concerns. 
 

Islands Trust Fresh Water Specialist William Shulba commented as follows: 
o He worked with the Planner on crafting the recommendation that the applicant 

obtain a proof of water report from a professional hydrology specialist; 
o If the Local Trust Committee requires proof of water for any application it 

should be done by a professional; and 
o Proof of water should not be a subjective process. 

 
The applicant enquired if the Local Trust Committee recommends who performs the 
water test. 

Chair Luckham replied that: 
o The applicant is responsible for selecting a professional to perform the testing, 

and that professional would specify how proof of water is determined, as well 
as ensuring the test is conducted to their professional standard; 

o If the well is shared, he assumes that there is a water board responsible for 
management of the water supply; and  

o The Local Trust Committee takes the needs of all users of the well into 
consideration. 

 
Trustee Yates commented as follows: 
o There are water concerns because three households use the well; 
o The cisterns are not rainwater catchment cisterns but fed from the well; 
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o Neighbours have indicated concern about parking, noise, and privacy issues; 
o The home is in a small neighbourhood; 
o Privacy screening might be made a requirement of the Temporary Use 

Guidelines for the property; and 
o She would like to see the referral response from the Snuneymuxw First Nation. 

 
GB-2024-018 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee request the applicant provide a 
proof of water report from a professional engineer or geoscientist with competency 
in hydrogeology in consideration of the Temporary Use Permit Guidelines from the 
Gabriola Island Official Community Plan.  

 CARRIED 
 

9. LOCAL TRUST COMMITTEE PROJECTS 

9.1 Major Project: Gabriola Island Comprehensive Official Community Plan and Land Use 
Bylaw Review: Housing Advisory Planning Commission Housing Policy Review 
Recommendations Report Presentation 

Steve Earle, Chair of the Housing Advisory Planning Commission, stated that any 
proposed recommendations that result in an increase in density need to be based on 
site-specific parameters, including water availability, septic capacity, and ecosystem 
preservation, and any limitations to the number of residents on an existing property and 
on a new development should be considered based on these factors rather than on 
familial relationships. 
 
Mr. Earle summarized the recommendations report, which asks that the Local Trust 
Committee: 

 Request that Trust Council lobby the provincial government to extend the 
Speculation and Vacancy Tax to the Gabriola Island Trust Area,  

 Make changes to allow increased density in the Village Core area by increasing the 
permitted number of dwelling units on all parcels over 1 hectare; 

 To increase the number of allowed residential units within commercial 
developments, and that the number of units should be proportional to the 
commercial floor area; 

 Proactively up-zone suitable properties in the Village Core area to allow for market 
rate multi-family residential development with stipulation that a proportion of 
dwellings must be rented below market value; 

 Increase options for additional residences in all parts of the island by expanding the 
types of properties where secondary suites and accessory dwelling units are 
permitted; 

 Do what is needed to make alternative dwelling units, that meet provincial and 
federal construction standards, possible either on their own or in addition to a 
primary residence;  
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 Create zoning for clusters of manufactured, tiny, and mobile homes that meet 
provincial and federal construction standards; and 

 Create a way to allow bare-land stratification of a property that already has a 
dwelling. 

 
Discussion ensued and it was noted that the Regional District of Nanaimo would have 
jurisdictional authority to collect the vacancy tax; however, the tax would not 
necessarily be directed to Islands Trust housing programs. This topic will be discussed at 
the upcoming Association of Vancouver Island and Coastal Communities conference.  

9.2 Major Project: Gabriola Island Comprehensive Official Community Plan and Land Use 
Bylaw Review: Gabriola 2050 Engagement - verbal update 

Planner Chadwick provided a verbal update and highlighted the following: 

 They have been working through phase one of the Official Community Plan project 
which has included the  Gabriola Visioning 2050 community-led engagement events 
with over 700 (seven hundred) individuals participating in the process; and 

 A community meeting will be held on Saturday, March 23 which will focus on 
sharing the key values and goals that have emerged from the data received to date, 
and the meeting will provide the opportunity for community members to discuss 
processes that can support some of the visions and goals.  
 

The meeting recessed for a break at 12:15 p.m. and reconvened at 12:45 p.m. 

10. CORRESPONDENCE 

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

10.1 Email dated February 27, 2024 from P. Brent regarding Secondary Suites 

Received for information. 

11. NEW BUSINESS 

11.1 Gabriola Commons Covenant - verbal discussion 

The Planner stated that the Local Trust Committee had previously requested that staff 
obtain a legal review of the covenant; however, a budget for the review was not 
established. Staff have received an estimate of costs which will require approval from 
the Executive Committee. 
 
GB-2024-019 
It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee request that the Executive Committee 
approve up to $4,500 (four thousand five hundred dollars) for the legal review of a 
covenant, to be charged to the Gabriola Island Local Trust Committee budget.   

    CARRIED 
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11.2 Advertising Trustee Hours in the Gabriola Sounder Newspaper - verbal discussion 

The Planner advised that more information is required to review the request. 
 

  GB-2024-020 
  It was MOVED and SECONDED 

that the Gabriola Local Trust Committee request staff to bring back to the next Local 
Trust Committee meeting advice about the communications budget for advertising in 
the Gabriola Sounder newspaper. 

CARRIED 

  
12. STAFF REPORTS 

12.1 Trust Conservancy Report - none 

12.2 Applications Report dated March 13, 2024 

  Received for information. 

12.3 Trustee and Local Expense Report dated January, 2024 

  Received for information. 

12.4 Adopted Policies and Standing Resolutions 

  Received for information. 

12.5 First Nations Relationship Building Update 

The Local Trust Committee is planning a second meeting with Snuneymuxw First Nation 
leadership members. 

12.6 Climate Change Action Update - none 

12.7 Local Trust Committee Webpage - none 

13. WORK PROGRAM 

13.1 Active Projects Report dated March 13, 2024 

  Received for information. 

13.2 Future Projects Report dated March 13, 2024 

  Received for information. 

14. UPCOMING MEETINGS 

14.1 Next Regular Meeting Scheduled for Thursday, April 18, 2024 at 10:30 am at the 
Gabriola Arts and Heritage Centre 
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15. CLOSED MEETING 

15.1 Motion to Close the Meeting 

GB-2024-021 
It was MOVED and SECONDED  
that the meeting be closed to the public in accordance with the Community Charter, 
Part 4, Division 3, s.90(1) (f)&(i) for the purpose of considering: 

 (f) law enforcement, if the council considers that disclosure could reasonably be 
expected to harm the conduct of an investigation under or enforcement of an 
enactment;  

 (i) the receipt of advice that is subject to solicitor-client privilege, including 
communications necessary for that purpose; 

and that the Recorder and Staff attend the meeting.             
CARRIED 

 
The recorder declared a potential conflict of interest and left the meeting at 12:55 p.m. 

The regular meeting was closed to the public at 12:55 p.m. and reconvened at 1:12 p.m.  

15.2 Recall to Order 

 The recorder returned at 1:13 p.m. 

Chair Luckham reported that In-Camera meeting minutes were adopted and that they received 
a legal opinion. 

16. ADJOURNMENT 

By general consent the meeting was adjourned at 1:13 p.m. 

 
 
_________________________ 

Peter Luckham, Chair 

 

Certified Correct: 

 

 

_________________________ 

Lisa Millard, Recorder 
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Print Date: April 11, 2024

Follow Up Action Report

Gabriola Island

Responsibility Dates  Activity

29-Sep-2022

Status

In ProgressStephen Baugh 1 GB-RZ-2022.1 (Alley Enterprises) - Staff to prepare draft bylaws to 

amend the OCP and LUB; notify Snuneymuxw and advise applicant of 

requirements for water and sewage reports prior to LTC consideration of 

first reading. Update application website with preliminary staff report 

package from Sept 2022 LTC meeting.  Staff report uploaded to website.

Responsibility Dates  Activity

20-Jul-2023

Status
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Print Date: April 11, 2024

Follow Up Action Report

Gabriola Island

Responsibility Dates  Activity

20-Jul-2023

Status

CompletedChloe Straw

Narissa Chadwick

Wil Cottingham

 1 Actions for the Major Project - OCP Review - Major Project Business Case 

and Project Charter:

1. Staff to post Project Charter to project website, re: Official Community 

Plan and Land Use Bylaw Review Project (Phase 1) - complete

2. Staff note business case endorsed for the OCP and LUB Review Project 

(Phase 2). - complete

3. Staff to prepare actions for Engagement Option 2. 

4. Staff to prepare options for First Nations engagement Phases 1 & 2. 

5. Staff to refer July 20th staff report to the APC for feedback due by 

September 1, 2023, on: - complete

- the engagement options.

- identification of groups and the broader community, including under 

represented members.

- Feedback on engagement and communications (Phase 1).

6. Staff to refer materials related to the Housing Options and Impact 

Review Process to the HAPC for review and feedback by January 2024. - 

complete

7. Post materials for the Official Community Plan and Land Use Bylaw 

Review Project to the project website. complete

8. Staff to schedule an orientation meeting for the APC to review the 

terms of reference for their participation in the OCP and LUB review 

project, and collect feedback on the Phase 1 engagement strategy and 
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Print Date: April 11, 2024

Follow Up Action Report

Gabriola Island

Responsibility Dates  Activity

20-Jul-2023

Status

communications. 

9. Staff to schedule an orientation meeting for the HAPC to review the 

terms of reference for their participation in the OCP and LUB review 

project (Phase 1). - complete

10. Staff to develop messaging and communications materials for the 

September 2023 soft launch of the in the OCP and LUB review project. - 

complete

In ProgressStephen Baugh 2 Regarding LTC Consideration of becoming Covenant Holder, Gabriola 

Commons - 675 North Road, Gabriola Island:

Staff to seek a legal review of draft covenant prepared by the registered 

owners of the Gabriola Commons - 675 North Road, Gabriola Island [Lot 

1, Plan VIP27281, Section 19, Land District 32, Gabriola Island (PID 

002-600-992)].

Update April 8, 2024: Staff have prepared RFD for EC to request funding 

for legal review of covenant.

Target: 26-Oct-2023

Responsibility Dates  Activity

14-Sep-2023

Status

CompletedNarissa Chadwick 1 Staff to prepare a communications plan with respect to the Official 

Community Plan Land Use Review Project.

Target: 16-Oct-2023
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Print Date: April 11, 2024

Follow Up Action Report

Gabriola Island

Responsibility Dates  Activity

26-Oct-2023

Status

In ProgressClare Frater 1 Staff to prepare a request to EC on behalf of LTC to approve funds for 

screening Dust and Bones movie and public discussion on Gabriola in 

2023/2024. -  March 8: DIr. TAS has noted the request for EC and 

confirmed funds for screening. TAS Director awaiting more information 

about the event.
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Print Date: April 11, 2024

Follow Up Action Report

Gabriola Island

Responsibility Dates  Activity

26-Oct-2023

Status

In ProgressRenee Jamurat 2 Two Letters from LTC:

1. Gabriola Local Trust Committee draft a letter to formally request the 

Provincial and Federal governments' support and direction to aid the 

Gabriola Local Trust Committee in preserving and protecting Indigenous 

cultural heritage sites that may be at risk due to impacts of development. 

In the absence of clear legislation and guidelines to support local 

governments' obligations to international, national and provincial 

frameworks, interim guidance and direction from the Province would be 

welcome, to ensure the Islands Trust can fulfill its obligations and duties 

to the preservation and protection of sacred cultural heritage sites. 

2. That the Chair of the Gabriola Island Local Trust Committee work with 

staff write to seek support from Snuneymuxw First Nation and to 

understand if there would be interest in working on a joint call to the 

Provincial and Federal government to request support and direction to 

aid the Gabriola Local Trust Committee in preserving and protecting 

Indigenous cultural heritage sites that may be at risk due to impacts of 

development.  

Responsibility Dates  Activity

30-Nov-2023

Status
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Print Date: April 11, 2024

Follow Up Action Report

Gabriola Island

Responsibility Dates  Activity

30-Nov-2023

Status

In ProgressStephen Baugh 1 Extension granted for GB-RZ-2022.1, staff to continue processing 

application and bring back report to LTC. 

Responsibility Dates  Activity

18-Jan-2024

Status

In ProgressNarissa Chadwick 1 Actions for the Major Project - OCP Review:

- Set up meeting between SFN Staff and leadership, and GB LTC and IT 

Staff to discuss SFN interests related to Gabriola and interest in 

engagement with the FB OCP review process. 

- Communicate the feedback related to the Official Community Plan 

engagement received from community engagement groups to the Local 

Trust Committee in writing.

- Add the letter from Drs. J & C Johnstone and the Foreshore Structures 

Report from Warren to the OCP review project file.

Responsibility Dates  Activity

22-Feb-2024

Status

CompletedNarissa Chadwick 1 Prepare a capacity work agreement between the Local Trust Committee 

and Snuneymuxw First Nation, for the purpose of engagement with the 

Nation on the Gabriola OCP Review Project.
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Print Date: April 11, 2024

Follow Up Action Report

Gabriola Island

Responsibility Dates  Activity

22-Feb-2024

Status

In ProgressStephen Baugh

Wil Cottingham

 2 Schedule a special meeting on Mudge Island in Spring/Summer 2024 to 

hear from the community about bylaw enforcement and safe water 

access.

In ProgressStephen Baugh 3 Request a meeting between the LTC and MOTI regarding 

mowing/maintenance of the road allowance.

In ProgressWarren Dingman 4 Prepare a webinar regarding bylaw enforcement on Mudge Island.

In ProgressWarren Dingman 5 Provide a staff report regarding bylaw enforcement files in the Gabriola 

Local Trust Area to the LTC.

CompletedDavid Marlor

Renee Jamurat

 6 Send a response to Center Stage Holdings in response to the complaint 

based upon the draft of the letter dated January 22, 2024.

CompletedNarissa Chadwick 7 Staff to provide info to be included in the Trust Council agenda regarding 

the rationale for funding water balance assessments on Gabriola.

CompletedRob Kroeker

Stefan Cermak

 8 Send following resolution to the Minister of Housing and include 

appropriate background information describing the area and jurisdiction:

"That the Gabriola Island Local Trust Committee request that the Minister 

of Housing, on behalf of the Lieutenant Governor in Council, apply the 

principal residence requirement to the Gabriola Island Local Trust Area 

and that the Gabriola Island Local Trust Area be removed from the 

exempt land as per S. 15 of the Short-Term Rental Accommodation Act."

Target: 31-Mar-2024
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Print Date: April 11, 2024

Follow Up Action Report

Gabriola Island

Responsibility Dates  Activity

21-Mar-2024

Status

CompletedStephen Baugh 1 Staff prepare RFD for EC to request approval of up to $4,500, for the 

legal review of a covenant, to be charged to the Gabriola Island Local 

Trust Committee budget.

CompletedStephen Baugh 2 GB-TUP-2023.5 - Staff to advise applicants of proof of water report 

requirement prior to LTC consideration of the TUP.

In ProgressRenee Jamurat

Stephen Baugh

 3 Staff to bring back advice about Gabriola communications budget to the 

next LTC meeting to inform decision on advertising Trustee office hours in 

the Gabriola Sounder newspaper.

Target: 18-Apr-2024
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  STAFF REPORT 

C:\Program Files\eSCRIBE\TEMP\1443916854\1443916854,,,GB-LTC_2024-04-18_GB-DVP-2023.5_Staff RPT-DFT.docx  

Islands Trust Staff Report 1 

File No.: GB-DVP-2023.5 
DATE OF MEETING: April 18, 2024 

TO: Gabriola Island Local Trust Committee 

FROM: Stephen Baugh, Island Planner 
Northern Team 

SUBJECT: Development Variance Permit – GB-DVP-2023.5 

 Applicant: Douglas and Elizabeth Shaw 

 Location: 733 Berry Point Rd, Gabriola Island 

RECOMMENDATION 

1. That the Gabriola Island Local Trust Committee approve issuance of Development Variance Permit GB-
DVP-2023.5. 

REPORT SUMMARY 

The purpose of this report is to introduce a Development Variance Permit (DVP) application for consideration by 
the Gabriola Local Trust Committee. 

The DVP proposes to increase the maximum lot coverage from 20% to 24.9% on a residential property in order to 
permit the existing buildings and structures on the lot. Staff recommend the permit be issued because it is a minor 
variance and there is not expected to be negative impacts to granting the variance. 

RATIONALE FOR VARIANCE 

The applicant has provided a document to explain the application which is included as Attachment 2. They make 
the following points in support of their application: 

- They were unaware that the lot coverage was not compliant when they purchased the property, 
- They have removed two sheds to reduce the lot coverage,  
- Removing additional structures to reduce the lot coverage further may make the buildings unsightly, 

and 
- Some of the structures are needed to shelter their cisterns since they do not have a well and rely on 

rainwater collection. 

BACKGROUND 

This application is proceeding as a result of a Bylaw Enforcement file which found that the lot coverage of the 
existing structures on the lot exceeded the maximum permitted in the Gabriola Land Use Bylaw. In response, the 
owner removed two sheds from the property which reduced the lot coverage but a survey provided by the 
applicant confirms the lot coverage still exceeds the 20% maximum from the bylaw. As a result the owner is seeking 
a variance to the bylaw regulation. 

Staff did enquire with the applicant regarding the part of the building labelled “Carriage House” on the survey. A 
secondary suite is not permitted on the subject property and the applicant stated the area is not used as a 
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secondary suite. The applicant also provided a photo showing that there are no cooking facilities in the “Carriage 
House” and states the dwelling only has one set of cooking facilities. This is consistent with the definition of 
“dwelling – single family” in the Gabriola Land Use Bylaw. 

 

Figure 1 Site plan showing areas contributing  
to the total lot coverage highlighted in blue. 

ANALYSIS 

Intent of Regulations being varied 

Lot coverage regulations limit the area permitted for the development of buildings and structures on a lot to a 
specified percentage of the total lot area. This limits the area of a lot that is developed which reduces the impact 
to vegetation, ensures a level of development that is suitable for a rural area is achieved, and results in permeable 
area remaining available for groundwater infiltration. Lot coverage is calculated as a percentage of the area of a 
lot which means that smaller lots are more constrained in the developable area than larger lots. 
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Potential impacts of granting to variance 

Staff consider the variance to be of a minor nature and the impacts of granting the variance are not considered 
significant for the following reasons: 

- The lot is smaller than many other lots in its vicinity, resulting in 173m2 (1862ft2) of area allowed for all 
buildings and structures on the lot; 

- There are no sensitive ecosystems or species-at-risk mapped on the lot; 
- The roof of the dwelling is used for rainwater collection which reduces water runoff from the buildings; 
- Part of the reason the lot coverage exceeds the maximum is that cisterns are required to collect rainwater; 

and 
- The buildings and structures meet other bylaw regulations regarding siting and height. 

Should the variance not be granted, structures would need to be removed from the property in order for the lot 
to confirm the maximum lot coverage regulation in the LUB. 

Circulation 

DVP Notices were circulated to surrounding property owners and residents within 100 metres (Attachment 3).  
The notification period ends at 4:30 p.m. on April 17, 2024.  

To date, no correspondence had been received and any submissions received following the preparation of this 
staff report will be forwarded to the LTC and reported at the meeting. 

First Nations 

The Islands Trust reviews all applications to ensure the preservation and protection of cultural heritage, 
archaeological sites, and ancestral places. The applicant has submitted a referral form to Snuneymuxw First Nation 
in order to request their review and comment of this application. Snuneymuxw First Nation sent a response dated 
March 28, 2024 (Attachment 3), expressing that structures should not be removed from the property due to their 
proximity to archaeological sites and requesting that they be notified when the LTC has made a decision on this 
permit application. It is also highlighted that if structures are removed from the property the proponent must seek 
a Heritage Conservation Act permit. 

The applicant has been provided the Islands Trust Chance Find Protocol and the provincial Archaeological Branch 
guidelines on HCA compliance. During the course of any development or land alteration applicants must ensure 
that in the event of archaeological material, or values being found all work on the property is stopped to preserve 
and protect cultural heritage. 

Rationale for Recommendation 

Staff recommend the permit be approved for issuance because the proposed variance is minor in nature, and 
the increased lot coverage permitted by the variance will not have a significant impact to the environment or 
neighbouring properties. Approval of the permit will also avoid the need for structures to be removed from the 
property which could disturb archaeological material. 

ALTERNATIVES  

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

1. Request further information 
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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. Recommended wording 
for the resolution is as follows: 

That the Gabriola Island Local Trust Committee request that the applicant submit to the Islands Trust [insert 
information].  

2. Deny the application 

The LTC may deny the application. Recommended wording for the resolution is as follows: 

That the Gabriola Island Local Trust Committee deny application GB-DVP-2023.5.  

Submitted By: Stephen Baugh, Island Planner April 2, 2024 

Concurrence: Renee Jamurat, RPP MICP, Regional Planning Manager April 8, 2024 

 

ATTACHMENTS 

1. Site Context 
2. Applicant Supplemental Description 
3. Snuneymuxw First Nation Referral Response 
4. Notice 
5. Draft Development Variance Permit 
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Islands Trust Staff Report 1 

ATTACHMENT 1 – SITE CONTEXT 

LOCATION 

Legal Description LOT 11, BLOCK 4, SECTION 22, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 
1673 

PID 006-981-615 

Civic Address 733 Berry Point Rd, Gabriola Island 

LAND USE 

Current Land Use Residential 

Surrounding Land Use Residential 

HISTORICAL ACTIVITY 

File No. Purpose 

None N/A 

POLICY/REGULATORY  

Official Community Plan 
Designations  

Small Rural Residential (SRR) 

Land Use Bylaw Small Rural Residential (SRR) 
D.1.1.3(b)(i) The maximum combined lot coverage by buildings and 
structures is 20 percent of the lot area. 
Lot Area: 865.7m2 
Coverage Area: 215.2m2 
Lot Coverage: 24.9% 

Other Regulations N/A 

Covenants None 

Bylaw Enforcement GB-BE-2023.7 

SITE INFLUENCES 

Islands Trust Conservancy Referral to Islands Trust Conservancy is not required for this application. 

Species at Risk None mapped 

Sensitive Ecosystems None mapped 

Hazard Areas None mapped 

Archaeological Sites Archaeological sites are mapped within 100m of the subject property and 
areas of high archaeological potential exist 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 
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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 impacts anticipated. 

Shoreline Classification N/A 

 

26



Douglas and Elizabeth Shaw Variance Application (Addendum)

Purpose of Application:

When we purchased this property two years ago the lot coverage issue was not disclosed in the
property disclosure statement, and we were unaware that our home was out of compliance in
this regard.

After the Bylaw Officer made us aware that we were out of compliance we proactively removed
two accessory sheds valued at approximately $5,000.

A new site survey was then done to determine existing lot coverage. Cost for the survey was
over $2000.

Based on the new site survey there is still an overage of lot coverage beyond 20% allowable by
the current land use bylaw. Our calculations suggest the total coverage currently stands at
approximately 24.3%.

Existing structures on the property:

The main structure building, (house) and the garage are 183.5 m2 = 21.2% lot coverage. Two
separate building permits were issued allowing for their construction on this site, (see attached).

Required utility boxes: propane tank enclosure, insulated cistern water line box and septic box
are 7 m2 = 0.81% lot coverage.

Accessory shelter/cistern enclosement is 20 m2 = 2.3% lot coverage.

Behind the garage there is a single exposed 2000 gallon cistern that was added a few years
ago and is hidden by the trees and adjacent there are two additional 2000 gallon cisterns, as
shown in the original building permit for the garage, (attached). This section of the garage gets
intense southerly sun exposure. These two cisterns are protected by the accessory shelter
attached to the garage, and are surrounded by decorative lattice and vines to reduce bacterial
growth in the water and UV breakdown of the cisterns by the direct southerly sun exposure.
This is our essential and only water supply, as we do not have a well and rely solely on roof-top
water catchment. This shelter not only helps protect these cisterns and the safety of our family's
drinking water supply, but also eliminates their unsightly appearance which serves to benefit our
neighbors to the east and those using the community trail access to the west. It also serves our
great need for the storage of lawn and garden equipment now that the other sheds have been
removed. Removing this shelter will also be very intrusive and leave scars on the main building,
further adding to the unsightly appearance.

***Please approve this lot variance application to allow our family to best maintain the safety,
accessory use and appearance of our home. Thank you.***
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                                               NOTICE 
                                         GB-DVP-2023.5  
            GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
 

NOTICE is hereby given pursuant to Section 499 of the Local Government Act that the Gabriola Island Local Trust 
Committee will be considering a resolution allowing for the issuance of a Development Variance Permit, the proposed 
permit would vary the Gabriola Island Land Use Bylaw No. 177 by: 
 

 Increasing the permitted lot coverage from 20% to 24.9% on the subject property. 
 

The property is located at 733 Berry Point Rd, Gabriola Island and is legally described as LOT 11, BLOCK 4, SECTION 
22, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 1673 (PID: 006-981-615). 
 

The general location of the subject property is shown on the following sketch: 
 

 
 

A copy of the proposed permit may be inspected at the Islands Trust Office, 700 North Rd, Gabriola Island, BC, V0R 1X3 
between the hours of 8:30 a.m. to 4:30 p.m. Monday to Friday inclusive, excluding statutory holidays, commencing 
April 4, 2024 and continuing up to and including April 17, 2024.  
 

For the convenience of the public only, and not to satisfy Section 499 (2) (c) of the Local Government Act, additional 
copies of the Proposed Permit may be inspected at various Notice Boards on Gabriola Island.   
 

Enquiries or comments should be directed to Stephen Baugh, Island Planner at (250) 247-2201, for Toll Free Access, 
request a transfer via Enquiry BC:  In Vancouver 660-2421 and elsewhere in BC 1-800-663-7867; or by fax (250) 405-
5155; or by email to:  information@islandstrust.bc.ca before 4:30 pm, April 17, 2024. 
 

The Gabriola Island Local Trust Committee may consider a resolution allowing for the issuance of the permit during the 
business meeting starting at 10:30 AM, April 18, 2024 at Gabriola Arts & Heritage Centre, 476 South Road, Gabriola, 
BC. 
 

All applications are available for review by the public with prior appointment. Written comments made in response to 
this notice will also be available for public review. 
 

Nadine Mourao, Deputy Secretary 
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

DEVELOPMENT VARIANCE PERMIT NO. GB-DVP-2023.5 

 

 

TO: 
 

Douglas and Elizabeth Shaw,   

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

 PID:  006-981-615 
LOT 11, BLOCK 4, SECTION 22, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 1673 

2. Pursuant to Section 498 of the Local Government Act, the Gabriola Island Land Use Bylaw, 1999 is varied 
as follows:  

 a) Part D – Zones, Section D.1 Residential Zones, Subsection D.1.1 Small Rural Residential (SRR), 
Article D.1.1.3 Regulations, Clause b Lot Coverage Limitations, Item i The maximum combined 
lot coverage by buildings and structures is 20 percent of the lot area, is varied: 

 
• To allow a maximum combined lot coverage by buildings and structures of 24.9%. 

3.   

 
 

 
 

AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS __TH DAY OF 
____, 2024. 
 
 
 
___________________________________ 

Deputy Secretary, Islands Trust 

 
_______________________________ 

Date of Issuance 
 
 
 

IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE XXTH DAY OF _____, 2026, THIS PERMIT 
AUTOMATICALLY LAPSES. 
  

 
  

The development shall be consistent with Schedule ‘A’, which is attached to and form 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 Gabriola  Island Land Use Bylaw, 1999  and to obtain other 
approvals necessary for completion of the proposed development.
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

DEVELOPMENT VARIANCE PERMIT  
GB-DVP-2023.5 

Schedule “A” - Site Plan 
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STAFF REPORT 
  

File No: GB-DP-2024.1 
   (Silva Bay Resort Ltd.) 

DATE OF MEETING: April 18, 2024   

TO: Gabriola Island Local Trust Committee  

FROM: Ian Cox, Planner 2 
Northern Team 

 

SUBJECT: Works within Development Permit Area No. 4 – Flat Top Islands Area 
 Applicant: 

Agent: 
1167433 BC Ltd., Inc. No. BC1167433 
Jari Eikenaar, Legacy Environmental 

 

 Location: 3383 South Road, Gabriola Island  

 

RECOMMENDATION 

1. That the Gabriola Island Local Trust Committee approve issuance of Development Permit GB-DP-2024.1 
subject to the conditions imposed therein. 

 
REPORT SUMMARY 
 
The Gabriola Island Local Trust Committee (LTC) is asked to consider a Development Permit (DP) application within 
Development Permit Area 4 (DPA 4) - Flat Top Islands Area, to allow work to be undertaken within the marine and 
immediate foreshore areas below the natural boundary of the subject property, shown in Figures 1 and 2 below 
and in Attachment 1.  

 

Figure 1 - Subject Property (outlined) Figure 2 - DPA 4 - Flat Top Islands Area (solid blue) 
 

Pursuant to F.4.1.1 of the Gabriola Island Land Use Bylaw No. 177 (LUB), an approved DP is required prior to 
issuance of any building permits by the Regional District of Nanaimo (RDN) for the proposed demolition and 
construction work facilitating installation of a boat launch ramp that will replace the existing shipway. As 
required by the DP Guidelines section F.4.2.5, the applicant has submitted a Marine Environmental Assessment 
(MEA) report dated March 27, 2024 prepared by Legacy Environmental that forms part of the draft development 
permit as presented in Attachment 2. In addition, as small building will be removed on the upland area adjacent 
to the ramp location but is not considered as part of the DP, since the DPA does not extend to the upland portion 
of the property. Subject property information is contained in the Site Context as Attachment 3. 
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Analysis of how the application meets the Gabriola Official Community Plan (OCP) Objectives and LUB Guidelines 
for DPA 4 is presented in Attachment 4; staff recommends issuing the permit as the analysis has determined that 
the application meets the DPA Guidelines, primarily through conditioning the permit on the mitigation measures 
contained in the MEA. 

 
BACKGROUND 
 

The subject property is located at Silva Bay and includes a marina and buildings which are left following demolition 
work carried out under previous permits GB-DP-2020.2 and GP-DP.2021.2. The scope of work for the current GB-
DP-2024.1 includes the replacement of the existing shipway structure with new installations for the proposed boat 
launch ramp anticipated to occur during the spring low tides in June 2024, per Fisheries and Oceans Canada (DFO) 
requirements (Request for Review submitted, Attachment 5). The following is a summary of the Applicant Project 
Description found in Attachment 6: 

 

 Dismantling the existing lock block wall, place geotextile material at the base and rebuild the lock block wall 
in the same footprint. 

 If and where required, place free drainage fill behind the lock block wall on the upland (car park) side. 

 Place granular fill on top of existing shipway ramp and place pre-cast concrete panels 

 Place geotextile material either side of the concrete ramp at ramp shoulder for rip rap underlay. 

 Rip rap placement: 

o ~242 m3 (over ~345.6 m2) to create ramp shoulders. 

o ~12.3 m3 (over ~24.6 m2) at toe of the offshore end of the boat launch. No excavation will occur. 

o Remove ~115 m3 existing rip rap at the base of the retaining wall (from an area ~46 m2) and replace 
when repairs are completed augmenting with an additional 12.5 m3 rip rap over an area ~18 m2. 

There is a provincial Crown Lease over the water area below the natural boundary where the works will take 
place; is the responsibility of the applicant to comply with the terms of that lease. 

 

 
 

Figure 1 - Subject Property Air Photo showing existing 
shipway/proposed ramp location 
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Snuneymuxw First Nation 

As was noted in the staff report dated June 17, 2021 for the previously-issued DPs (application GB-DP-2020.2 and 
amendment GB-DP-2021.2), specific information regarding archaeology sites cannot be publically disclosed, 
however the property contains areas of significant archaeological and cultural heritage and the potential for 
others. This is understood both through provincial mapping and identification by Snuneymuxw First Nation (SFN) 
that the area is highly culturally significant and of central importance to the Nation. The applicant is engaged in 
ongoing discussion with SFN through the Nation’s Lands Referral/Application process for the proposed works, as 
was the case for the 2020/2021 DP. SFN has provided the applicant with an initial letter of receipt and indication 
that further instruction will be provided through a follow-up letter identifying any requirements and conditions 
during the works (Attachment 7); for the 2 previously issued DPs which facilitated the shipyard demolition work, 
this included a letter of support with conditions, an on-site monitor, etc.   

Staff is satisfied that the applicant is again working in good faith with SFN and that they understand the 
importance of the archaeological aspect of the project. This is evidenced by the SFN Lands Application and 
through the engagement of a professional archaeologist for the project, Greg Morrissey of Campfire Archaeology 
and Heritage Ltd., overseeing the SFN and BC Archeology Branch processes. 
 
ANALYSIS 
 
Policy/Regulatory 

Islands Trust Policy Statement: 

The proposal is not contrary to or at variance with the ITPS provided that the works are carried out according to 
the conditions of the DP, provincial and federal authorizations, SFN concurrence and requirements, and the MEA 
prepared by Legacy Environmental that forms part of the permit. 

 

Official Community Plan: 

The subject foreshore is currently designated as Marine (M) in the Gabriola Island Official Community Plan No. 
166, 1997 (OCP) and is located within DPA 4 - Flat Top Islands Area. 

 

Justification for DP-4 is as follows: 
 

The Flat Top Islands and Breakwater Island have been identified as having high marine, vegetation 
and wildlife natural areas value. The designation of this area as a development permit area for 
the purposes of protecting the natural environment, its ecosystems and biological diversity will 
help ensure that the environmental values of this area are protected from the potential impacts 
of land development. 

 

The following excerpts from the OCP are also relevant to the application and highlight the need for 
consideration of the marine environment: 

 

Section 6 - Environmental, Marine and Heritage Resources 
 

Background …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. 

 

Equally important is the need to identify and preserve those precious features which recall the 
past. As a result, heritage sites which provide a valuable record of past human activity and 
settlement significant to the preservation of the area’s local history need to be protected. 
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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; 

 

These policies are addressed by the Marine Environmental Assessment (MEA) report by Legacy Environmental 
dated March 27, 2024, including mitigation measures for spill/contamination, damage to fish and fish habitat, 
and so on. Further, the project is subject to authorization and requirements from Fisheries and Oceans Canada 
(DFO), the BC Archaeology Branch, and by any conditions as requested by SFN as part of the Lands Application the 
applicant has submitted. See also analysis of DPA 4 Guidelines in Attachment 4. 

 

   Land Use Bylaw: 

The works that are the subject of this DP application are within the LUB Water Commercial 1 – Marina (WC1) 
Zone, permitting the following: 
 

D.5.2.1 Permitted Principal Uses 
 
a. Permitted Principal Uses 

i marinas 
ii marine fuel sales 
iii boat sales and rental 
iv public wharves 
v moorage and dockage for water taxis and fishing boats 
vi moorage and dockage for seaplanes on lands legally described as Crown Water Lot 
L. 294 and on lands as shown on Schedule C, Map 9 
vii marine navigation aids 

 
Permitted buildings and structures include:  
 

D.5.2.2 Buildings and Structures 
 
a. Permitted Buildings and Structures 

i Mooring buoys, floats, wharves, docks and other structures for the permitted uses 
set out in this zone. 

 

Islands Trust Conservancy: 
 

The subject property and area of application is not on or adjacent to any current ITC Nature Reserve or covenant 
areas. Potential issues arising from the proposal regarding environmental impacts to sensitive ecosystems, Species 
at Risk, eelgrass, etc., are addressed through the measures identified in the MEA (itself a condition of the draft 
DP) as well as through any DFO authorization that may be required to complete the works. 

 

Issues and Opportunities 

Timing of the DP has become critical for the applicant, who has identified that DFO has a strict Fisheries window in 
June, 2024 for the aquatic works to occur in order to minimize disturbance to fish and habitat. The applicant has 
therefore requested that the permit be considered by the LTC prior to receiving all complete agency and SFN 
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referral responses and/or authorizations. The applicant has demonstrated that these processes are in stream with 
the information as submitted. As presented, staff finds the application meets the DPA Guidelines.  

Consultation 

Per the Local Government Act, Development Permit applications do not require statutory public notice. 
 

Rationale for Recommendation 

Staff finds that the application meets the OCP Objectives and LUB Guidelines for DPA 4 as presented in 
Attachment 4 and therefore recommends issuing the permit as indicated on page 1 of this report.  

 

ALTERNATIVES 

1. Request further information 

The LTC may request further information prior to making a decision. Staff advise that the implications of 
this alternative could be a delay in completing the works within the required DFO fisheries window. If 
selecting this alternative, the LTC should describe the specific information needed and the rationale for 
this request. Recommended wording for the resolution is as follows: 

 

That the Gabriola Island Local Trust Committee request that the applicant submit to the Islands Trust 
[describe information request here] in the form of [describe professional report or other here] prior to 
making a decision on issuance of GB-DP-2024.1 

 

2. Deny the application 

The LTC may deny the application. If this alternative is selected, the decision must be accompanied by 
reasons as the LTC may only exercise its discretionary powers in accordance with the designated DPA 
Guidelines per Local Government Act section 490 - Development permits: general authority. Recommended 
wording for the resolution is as follows: 

 

That the Gabriola Island Local Trust Committee deny application GB-DP-2024.1 for the follows reasons 
[insert reasons]. 

 

 
 

Submitted By: Ian Cox, Planner 2 

 

April 9, 2024 

 

Concurrence: Renee Jamurat, RPP MCIP, Regional Planning Manager 
 

April 9, 2024 

 
ATTACHMENTS 

1. Project Mapping and Plans 
2. Draft DP 
3. Site Context 
4. DPA Guidelines  
5. DFO  Request For Review  
6. Applicant Project Description 
7. SFN Lands Application Response Letter 
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GENERAL NOTES

1.0 GENERAL

1.1 SOUNDINGS AND CONTOURS ARE IN METRES WITH RESPECT TO
GEODETIC DATUM AND HAVE BEEN REPRODUCED FROM A BASE
DRAWING PROVIDED BY TURNER AND ASSOCIATES LAND
SURVEYING. DESCRIBING A SURVEY CONDUCTED IN MARCH
2023.

1.2 LOCATIONS AND ELEVATIONS OF EXISTING ELEMENTS AS
SHOWN ON THE DRAWINGS ARE SUBJECT TO CONSTRUCTION
VARIATIONS. THE CONTRACTOR SHALL VISIT THE SITE AND
TAKE HIS OWN MEASUREMENTS OF ALL EXISTING STRUCTURES,
GROUND AND OTHER WORK. ALL DIMENSIONS AND DETAILS
SHALL BE VERIFIED BY THE CONTRACTOR PRIOR TO
FABRICATION AND CONSTRUCTION. DISCREPANCIES SHALL
PROMPTLY BE BROUGHT TO THE ATTENTION OF THE ENGINEER.

2.0 CONCRETE REINFORCING

REINFORCING STEEL SHALL BE BILLET STEEL DEFORMED BARS TO
CAN/CSA -30.18, GRADE 400 UNLESS NOTED OTHERWISE.

3.0 PRECAST CONCRETE

3.1 PRECAST CONCRETE MATERIALS AND CONSTRUCTION SHALL
CONFORM TO CSA A23.4.

3.2 CONCRETE MIX DESIGNS SHALL CONFORM TO THE
REQUIREMENTS OF THE SPECIFICATIONS AND SHALL BE
SUBMITTED TO THE ENGINEER FOR REVIEW.

3.3 MINIMUM CONCRETE COVER TO REINFORCING SHALL BE 75mm
UNLESS NOTED OTHERWISE ON THE DRAWINGS.

3.4 INDICATE LOCATION OF LIFTING DEVICES AND TEMPORARY
SUPPORT POINTS ON THE SHOP DRAWINGS. CONTRACTOR IS
RESPONSIBLE FOR DESIGN OF LIFTING DEVICES AND TEMPORARY
SUPPORTS.

3.5 CONCRETE MIXES

3.5.1 PROPORTION NORMAL DENSITY CONCRETE IN ACCORDANCE
WITH CAN/CSA-A.23.1-M, ALTERNATIVE 1, FOR THE SPECIFIED
EXPOSURE CLASS, TO GIVE THE PROPERTIES STIPULATED IN
TABLE 1 FOR EACH CONCRETE TYPE.

3.5.2 SLUMP AND AIR CONTENT SHALL BE MEASURED AT TIME AND
POINT OF DISCHARGE. SLUMP INDICATED IS WITHOUT
SUPERPLASTICIZER. CONCRETE SHALL BE PLACED AT THE
LOWEST POSSIBLE SLUMP COMPATIBLE WITH CONDITIONS OF
PLACEMENT. SLUMP MAY BE INCREASED ABOVE THE INDICATED
MAXIMUM BY THE ADDITION OF AN APPROVED
SUPERPLASTICIZER.

 TABLE 1 - CONCRETE PROPERTIES

3.5.3 CONCRETE MIX TYPE A SHALL BE USED FOR THE RAMP GRID
UNITS.

3.5.4 CONCRETE TYPE A MAY CONTAIN UP TO 30% FLY ASH
PROVIDED THAT EARLY STRENGTH OF CONCRETE IS FOR EARLY
FORMWORK RELEASE.

3.5.5 CONCRETE SPECIFIED FOR EXPOSURE CLASS C-1 SHALL MEET
CHLORIDE ION PERMEABILITY REQUIREMENTS OF
CAN/CSA-A23.1-04, TABLE 2.

3.5.6 AIR ENTRAINING ADMIXTURES TO CONFORM TO REQUIREMENTS
OF ASTM C260.

4.0  GEOTEXTILES

4.1 SUBMITTALS

      SUBMIT TO THE ENGINEER TWO (2) COPIES OF MILL TEST
      DATA AND CERTIFICATE AT LEAST 2 WEEKS PRIOR TO START
      OF WORK.

4.2 MATERIALS

4.2.1GEOTEXTILES SHALL BE MIRAFI HP 270 FOR WOVEN, AND MIRAFI
160N FOR NON-WOVEN, OR APPROVED EQUAL, UNLESS INDICATED
OTHERWISE ON THE DRAWINGS.

4.2.2 SECURING PINS AND WASHERS: TO
CAN/CSA�G40.21, GRADE 300W, HOT�DIP GALVANIZED WITH MINIMUM
ZINC COATING OF 600 G/M2 TO CAN/CSA G164.

4.3 EXECUTION

4.3.1 GEOTEXTILES SHALL BE PLACED IN ACCORDANCE WITH THE
MANUFACTURER’S INSTALLATION PROCEDURES AND AS INDICATED
ON THE DRAWINGS.

4.3.2 GEOTEXTILE MATERIAL MAY BE RETAINED IN PLACE WITH
SECURING PINS OR BY APPROPRIATE WEIGHTS PLACED ONTO THE
GEOTEXTILE MATERIAL.

4.3.3 PLACE GEOTEXTILE MATERIAL BY UNROLLING ONTO GRADED
SURFACE IN ORIENTATION, MANNER AND LOCATIONS DETERMINED
IN CONJUNCTION WITH THE ENGINEER.

4.3.4 PLACE GEOTEXTILE MATERIAL WITH FULL CONTACT ON BASE
MATERIAL, SMOOTH AND FREE OF TENSION STRESS, FOLDS,
WRINKLES AND CREASES.

4.3.5 PLACE GEOTEXTILE MATERIAL ON SLOPING SURFACES IN ONE
CONTINUOUS LENGTH FROM TOE OF SLOPE TO UPPER EXTENT OF
GEOTEXTILE.

4.3.6 OVERLAP EACH SUCCESSIVE STRIP OF GEOTEXTILE A MINIMUM OF
750 MM OVER PREVIOUSLY LAID STRIP.

4.3.7 PIN SUCCESSIVE STRIPS OF GEOTEXTILE WITH SECURING PINS TO
PREVENT FOLDS, WRINKLES AND CREASES.

4.3.8 PROTECT INSTALLED GEOTEXTILE MATERIAL FROM
      DISPLACEMENT, DAMAGE OR DETERIORATION BEFORE, DURING

      AND AFTER PLACEMENT OF MATERIAL LAYERS.

4.3.9 REPLACE DAMAGED, TORN, OR DETERIORATED GEOTEXTILE TO
APPROVAL OF ENGINEER.

4.3.10 VEHICULAR TRAFFIC IS NOT PERMITTED DIRECTLY ON 
GEOTEXTILE.

5.0  GRANULAR FILL, GRANULAR BASE, SUB-BASE AND HFSA

5.1  MATERIALS

5.1.1 GENERAL FILL SHALL CONSIST OF DURABLE, NATURAL GRANULAR
MATERIAL, FREE OF ORGANICS, WITH NO MORE THAN 8% BY
WEIGHT PASSING THE 0.075mm SIEVE. RECYCLED MATERIALS FROM
OFF SITE SOURCES, INCLUDING BUT NOT LIMITED TO CONCRETE,
ASPHALT PAVEMENT, AND GLASS, SHALL NOT BE USED AS FILL.
THE MAXIMUM PARTICLE SIZE SHALL NOT EXCEED 150 MM.

5.1.2 GRANULAR BASE AND SUB-BASE: HARD, DURABLE, CRUSHED SAND
AND GRAVEL, FREE OF ORGANIC AND ANY DELETERIOUS MATTER.
COARSE AGGREGATE TO HAVE A MINIMUM OF 50% FRACTURED
FACES WHEN TESTED IN ACCORDANCE WITH ASTM D5821.
CAPABLE OF FORMING A SMOOTH, COMPETENT SURFACE FOR
PLACEMENT OF PRECAST CONCRETE UNITS. MATERIAL SHALL
COMPLY WITH GRADATION LIMITS GIVEN IN TABLE 2 WHEN TESTED
IN ACCORDANCE WITH ASTM C136.

 1.3 REQUIREMENTS OF REGULATORY AGENCIES

1.3.1 THE CONTRACTOR'S WORK SHALL BE CARRIED OUT IN STRICT
ACCORDANCE WITH THE AUTHORIZATION PERMIT AND OTHER
APPLICABLE APPROVALS OBTAINED BY THE OWNER. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR ALL OBLIGATIONS OF
THE OWNER AS SET OUT IN THE AUTHORIZATION PERMITS.  THE
CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING AND
ADHERING TO ALL OTHER PERMITS, AUTHORIZATIONS AND
LICENSES NECESSARY FOR UNDERTAKING THE WORK.

1.3.2 THE CONTRACTOR SHALL COMPLY WITH MUNICIPAL, PROVINCIAL
AND NATIONAL CODES AND REGULATIONS RELATING TO THE WORK,
INCLUDING WORK SAFE BC OCCUPATIONAL HEALTH AND SAFETY
(OHS) AND REGULATIONS GOVERNING TRAFFIC OR USE OF ANY
ROAD UPON OR OVER WHICH IT IS NECESSARY TO DO WORK OR
TRANSPORT MATERIALS. THE CONTRACTOR SHALL OBTAIN AND
ADHERE TO ALL NECESSARY PERMITS FOR TRANSPORT OF
MATERIALS.

1.4 OPERATING ENVIRONMENT

1.4.1 MANAGEMENT OF ENVIRONMENTAL EFFECTS (SUCH AS WIND,
GROUNDWATER AND LAKE WATER LEVEL) ON EXCAVATED SLOPES
AND GRADES SHALL BE THE SOLE RESPONSIBILITY OF THE
CONTRACTOR.

1.4.2 THE WATER LEVEL RANGE AT THE BOAT RAMP IS INDICATED IN
DESIGN CRITERIA, ON SHEET 03.

1.4.3 THE CONTRACTOR SHALL TAKE NECESSARY STEPS TO BECOME
FULLY FAMILIAR WITH SITE CONDITIONS. THE ENGINEER WILL NOT
ENTERTAIN ANY CLAIM BASED ON THE WEATHER OR LAKE
CONDITIONS.

1.5 SCHEDULING

1.5.1 THE SCHEDULING OF THE WORK SHALL BE CARRIED OUT IN STRICT
ACCORDANCE WITH ALL APPLICABLE ACTS, REGULATIONS AND
PERMIT OR AUTHORIZATION REQUIREMENTS. THE CONTRACTOR
SHALL HOLD HARMLESS AND PROTECT THE OWNER FROM ALL
CLAIMS, COSTS AND DELAYS WHICH COULD OR DO ARISE FROM THE
CONTRACTOR'S NON-COMPLIANCE WITH ANY ACT, REGULATION,
PERMIT OR AUTHORIZATION REQUIREMENT.

1.6 EXECUTION

1.6.1 THE CONTRACTOR SHALL PROVIDE ADEQUATE FLAG-PERSONS
AND/OR TRAFFIC SIGNAL DEVICES TO PREVENT INTERFERENCE
WITH PARK USERS.

1.6.2 AT THE END OF EACH WORKING DAY, SWEEP ROADWAY AND CLEAN
UP ALL FALLEN ROCK, DUST AND DEBRIS ARISING FROM ALL WORK,
TO THE ENGINEER'S SATISFACTION.

1.6.3 THE CONTRACTOR SHALL ENSURE THE NECESSARY
ENVIRONMENTAL, TRAFFIC AND SAFETY CONTROLS ARE IN PLACE IN
ACCORDANCE WITH THE CONTRACTOR'S ENVIRONMENTAL, TRAFFIC
AND SAFETY PLAN.

1.7 PROTECTION OF EXISTING AND PARTIALLY COMPLETED  FEATURES

1.7.1 PROTECT EXISTING STRUCTURES, FENCES, BENCH MARKS AND
MONUMENTS FROM DAMAGE WHILE WORK IS IN PROGRESS AND
REPAIR DAMAGE RESULTING FROM WORK.

1.7.2 THE CONTRACTOR SHALL NOT CAUSE ANY DAMAGE, 
SETTLEMENT OR SETTLEMENT-INDUCED DAMAGE TO THE 
EXISTING PARKING AREAS BY HIS DISPOSAL OR STORAGE METHODS,
INCLUDING ALL CONSTRUCTION EQUIPMENT AND DISPOSAL TRUCKS
TRAVELING THROUGH THE PROPERTY. IN THE EVENT THAT THE
CONTRACTOR CAUSES SUCH DAMAGE, THEN HE SHALL BE
RESPONSIBLE FOR ALL NECESSARY REPAIRS AT NO COST TO THE
OWNER.

1.7.3 THE CONTRACTOR SHALL REPAIR ANY DAMAGE MADE TO THE
EXISTING PARKING AREA, AND OTHER FACILITIES. FAILURE TO DO
SO WILL BE CONSIDERED NON-COMPLIANCE BY THE CONTRACTOR
AS DEFINED BY THE CONTRACT.

1.7.4 THE CONTRACTOR SHALL PROTECT PARTIALLY COMPLETED
WORK/FEATURES AGAINST ENVIRONMENTAL DAMAGE, SUCH AS
WATER LEVEL FLUCTUATIONS AND WAVE EROSION.

TYPE EXPOSURE
CLASS

COMPRESSIVE
STRENGTH AT
28 DAYS (MPa)

AGGREGAT
E SIZE, MAX.

(mm)

SLUMP,
MAX.
(mm)

AIR
CONTENT

(%)

WATER/
CEMENT
RATIO,

MAX. (BY
WEIGHT)

A C-1 35 20 75 ± 20 6 ± 1 0.40

5.2   EXECUTION

5.2.1 GENERAL

      CONDUCT ALL WORK IN ACCORDANCE WITH THE
      CONTRACTOR'S EARTHWORKS METHOD STATEMENT.

5.2.2 PLACING

      PLACING OF MATERIAL SHALL COMMENCE ONLY AFTER APPROVAL OF THE
EXCAVATED SLOPE AND GEOTEXTILE BY THE ENGINEER.

5.2.3 SURFACES SHALL AT ALL TIMES BE KEPT FREE OF SNOW, ICE OR ANY
OTHER DELETERIOUS MATERIAL.

5.2.4 PLACEMENT METHODS SHALL AVOID SEGREGATION OR
      DEGRADATION OF THE MATERIAL. ANY AREAS WHERE
      SEGREGATION OCCURS SHALL BE OVER-EXCAVATED,
      REWORKED, AND REPLACED TO THE SATISFACTION OF THE  ENGINEER.

5.2.5 MATERIAL LIFT THICKNESS SHALL NOT EXCEED 200 MM
      AFTER COMPACTION UNLESS OTHERWISE APPROVED BY THE ENGINEER.

5.2.6 PLACING OF SUBSEQUENT LIFTS SHALL PROCEED ONLY
      AFTER ACCEPTANCE BY THE ENGINEER OF THE COMPACTED SURFACE TO

BE COVERED.

5.2.7 DURING PLACEMENT, THE ENGINEER MAY, AT HIS DISCRETION, INSPECT
THE MATERIAL FOR CONFORMANCE TO THE SPECIFICATION. THIS QUALITY
ASSURANCE INSPECTION MAY INCLUDE SAMPLING AND TESTING AT NO
COST TO THE CONTRACTOR.

5.3 TOLERANCES

5.3.1 THE MAXIMUM PERMISSIBLE VARIATIONS IN ELEVATION FROM THE
SPECIFIED GRADE FOR PLACEMENT OF GRANULAR BASE AND GENERAL
FILL, MEASURED VERTICALLY, SHALL BE +0.0m AND -0.03m.

5.3.2 COMPACTING

      GRANULAR BASE AND GENERAL FILL SHALL BE COMPACTED TO A MINIMUM
OF 95% MODIFIED PROCTOR MAXIMUM DRY DENSITY (ASTM D1557)
CORRECTED FOR OVERSIZE MATERIALS IN ACCORDANCE WITH ASTM
D4718.

5.3.3 THE CONTRACTOR SHALL MODIFY THE MOISTURE CONTENT OF THE
MATERIAL AS NECESSARY OR AS DIRECTED BY THE ENGINEER TO OBTAIN
THE SPECIFIED DENSITY. IF THE MATERIAL BECOMES EXCESSIVELY MOIST
AND CANNOT BE PROPERLY COMPACTED, IT SHALL BE REMOVED AND
REPLACED WITH A SUITABLE MATERIAL.

5.3.4 IN AREAS NOT ACCESSIBLE TO LARGE COMPACTION EQUIPMENT,
SMALLER APPROVED HAND OPERATED EQUIPMENT SHALL BE USED.

5.3.5 THE CONTRACTOR SHALL NOTIFY THE ENGINEER 24 HOURS IN ADVANCE
AND MAKE AVAILABLE COMPACTED AREAS FOR NUCLEAR DENSOMETER
TESTING FOR QUALITY ASSURANCE PURPOSES, AS REQUIRED BY THE
ENGINEER.

5.4  PROOF ROLLING (IN DRY AREAS)

5.4.1 UPON COMPLETION OF EXCAVATING AND FINE GRADING FOR THE
CONCRETE RAMP, PROOF ROLL THE TOP OF THE SUB-GRADE (EXISTING
GROUND) OR GENERAL FILL.

5.4.2 MAKE SUFFICIENT PASSES WITH PROOF ROLLER TO SUBJECT EVERY
POINT ON SURFACE TO TWO SEPARATE PASSES UNDER THE MAXIMUM
LOAD.

5.4.3 WHERE PROOF ROLLING REVEALS AREAS OF INADEQUATE COMPACTION
OR SOFT AREAS:

5.4.4 REMOVE EXISTING SUB-GRADE MATERIALS TO DEPTH AND EXTENT
DIRECTED BY THE ENGINEER.

5.4.5 BACKFILL EXCAVATED AREA WITH APPROVED GRANULAR-BASE OR
GENERAL FILL AND COMPACT IN ACCORDANCE WITH THIS SECTION.

5.5  MAINTENANCE

5.5.1 MAINTAIN FINISHED GRANULAR BASE IN SAME CONDITION AS THAT UPON
ACCEPTANCE UNTIL PRE-CAST CONCRETE IS PLACED.

       TABLE 2 - BASE AND SUB-BASE MATERIALS

SIEVE
SIZE (mm)

PERCENT PASSING (%) SIEVE SIZE

BASE SUB-BASE/FREE
DRAINAGE BACKFILL

WGB 50mm SGSB
75 - 100
50 100 -

37.50 80-100 -
25 - -
19 50-100 15-100

12.50 - -
9.5 35-75 0-100
6.3 - -
4.75 25-55 -
2.36 20-40 -
1.18 15-30 -
0.600 - 0-100
0.300 5-15 0-15
0.075 0-5 0-5

42



D
w

n 
by

:

D
es

ig
ne

d 
by

:

R
ev

ie
w

ed
 b

y:

D
at

e:
R

ev
.

C
kd

 b
y:

Su
bm

itt
ed

 b
y:

D
ra

w
in

g 
Sc

al
e:

Pl
ot

 s
ca

le
:  

   
   

   
 

M
O

FF
AT

T 
& 

N
IC

H
O

L

M
&N

 P
ro

je
ct

 N
o.

   

D
ra

w
in

g 
co

de
:  

   

D
es

cr
ip

tio
n

D
at

e
Ap

pr
.

M
ar

k

--
-

S
IL

V
A

 B
A

Y
 B

O
A

T 
R

A
M

P
 R

E
P

LA
C

E
M

E
N

T 
P

R
O

JE
C

T
S

IL
V

A
 B

A
Y

 R
E

S
O

R
T 

A
N

D
 M

A
R

IN
A

--
-

Sheet
Reference No.

1:
1 

(M
et

ric
 D

)

DRAWING SCALES SHOWN BASED ON 22"x34" DRAWING

SEAL

SU
IT

E 
30

1 
– 

77
7 

W
 B

R
O

AD
W

AY
VA

N
C

O
U

VE
R

, B
C

 C
AN

AD
A 

V5
Z 

4J
7

A

1

Fi
le

: 
Q

:\V
AN

\2
31

40
5\

20
 C

AD
D\

_A
ct

ive
\_

Si
lva

 B
ay

 R
es

or
t\2

31
40

5G
-0

03
; P

lo
tte

d:
 2

/2
2/

20
24

 9
:1

4 
AM

 b
y 

AR
ZA

, J
O

HN
NY

; S
av

ed
: 

2/
9/

20
24

 4
:3

2 
PM

 b
y 

JA
RZ

A

NOT TO BE USED FOR CONSTRUCTION
ISSUED: 2024-02-22

CLIENT REVIEW 

2 3 4 5 6

B

C

D

E

A

B

C

D

E

1 2 3 4 5 6

AS
 N

O
TE

D
FU

LL
 F

IR
ST

 &
 L

AS
T 

N
AM

E

23
14

05

ISSUED FOR PERMIT

INDEX: OF

G-003

G
E

N
E

R
A

L 
N

O
TE

S
 (

2 
O

F 
2)

3

20
24

-0
1-

18
D

AN
 L

IN

M
M

M
Y

PH

2

0
IS

SU
ED

 F
OR

 P
ER

MI
T 

AP
PL

IC
AT

IO
N 

20
23

-0
6-

30
20

23
-0

6-
30

PH

1
IS

SU
ED

 F
OR

 R
EV

IE
W

20
23

-1
2-

07
PH

2
IS

SU
ED

 F
OR

 P
ER

MI
T 

AP
PL

IC
AT

IO
N

20
24

-0
1-

18
PH

8

6.0   RIPRAP

6.1   GENERAL

6.1.1 MANAGEMENT OF ENVIRONMENTAL EFFECTS (SUCH AS
WIND, AND WATER LEVELS) ON CONSTRUCTION OF SLOPE
PROTECTION, SHALL BE THE SOLE RESPONSIBILITY OF THE
CONTRACTOR.

6.1.2 THE NORMAL WATER LEVELS AT THE BOAT RAMP ARE GIVEN
IN DESIGN CRITERIA.

6.2  PRODUCTS

6.2.1 STONE SHALL BE QUARRIED ROCK, HARD, SOUND, AND
SHALL NOT DISINTEGRATE FROM ACTION OF ATMOSPHERE,
WATER, HANDLING OR PLACING. IT SHALL BE FREE FROM
CRACKS, BLAST FRACTURES, BEDDING, SEAMS AND OTHER
DEFECTS THAT WOULD TEND TO INCREASE ITS
DETERIORATION FROM NATURAL CAUSES. INSPECTIONS FOR
CRACKS, FRACTURES, SEAMS AND DEFECTS SHALL BE MADE
BY VISUAL EXAMINATION. IF, BY VISUAL EXAMINATION, IT IS
DETERMINED THAT 10% OR MORE OF THE STONE PRODUCED
CONTAINS HAIRLINE CRACKS, THEN ALL STONE PRODUCED
BY THE MEANS AND MEASURES WHICH CAUSED THE
FRACTURES SHALL BE REJECTED. A HAIRLINE CRACK THAT IS
DEFINED AS BEING DETRIMENTAL SHALL HAVE A MINIMUM
WIDTH OF 4 MM AND SHALL BE CONTINUOUS FOR ONE-THIRD
THE DIMENSION OF AT LEAST TWO SIDES OF THE STONE.

6.2.2 ALL STONE SHALL BE DURABLE MATERIAL AS APPROVED BY
THE ENGINEER. STONE SHALL BE OF A SUITABLE QUALITY TO
ENSURE PERMANENCE IN THE STRUCTURE AND IN THE
CLIMATE IN WHICH IT IS TO BE USED.

6.2.3 THE STONE SHALL BE CLEAN AND ADEQUATELY FREE FROM
ALL FOREIGN MATTER. ANY FOREIGN MATERIAL ADHERING
TO OR COMBINED WITH THE STONE AS A RESULT OF
STOCKPILING SHALL BE REMOVED PRIOR TO PLACEMENT, TO
THE SATISFACTION OF THE ENGINEER. ROCK SHOULD BE
WASHED AND FREE OF FINES BEFORE BEING BROUGHT TO
SITE.

6.2.4 THE MAXIMUM DIMENSIONS OF ANY PIECE OF RIP RAP ROCK
IN SLOPE PROTECTION SHALL NOT BE MORE THAN 2 ½ TIMES
ITS LEAST DIMENSION.

6.2.5 ANY RANDOMLY SELECTED SAMPLE OF SLOPE PROTECTION
ROCK SHALL MEET ALL OF THE REQUIREMENTS STIPULATED
IN TABLE 3 WHEN TESTED IN ACCORDANCE WITH THE
SPECIFIED STANDARD PROCEDURES:

6.3  MATERIALS

6.3.1 RIP RAP SHALL CONSIST OF IMPORTED QUARRIED ROCK,
AND SHALL COMPLY WITH GRADATION LIMITS GIVEN IN
TABLES.

6.3.2 AT LEAST FOURTEEN (14) DAYS PRIOR TO COMMENCING
PLACEMENT OF SLOPE PROTECTION, THE CONTRACTOR
SHALL AT HIS COST IDENTIFY THE PROPOSED SOURCE(S)
AND SUBMIT TO THE ENGINEER FOR REVIEW:

6.3.2.1 QUALIFICATION TEST DATA CONFIRMING THAT THE
PROPOSED MATERIAL(S) MEET OR EXCEED THE

        REQUIREMENTS OF THIS SPECIFICATION. THE
        CONTRACTOR SHALL ALSO PROVIDE ACCESS FOR
        QUALIFICATION SAMPLING BY THE ENGINEER; THE
        ENGINEER MAY, AT HIS DISCRETION, COLLECT
        QUALIFICATION SAMPLES FROM THE PROPOSED
       SOURCE(S) AND CARRY OUT INDEPENDENT TESTS, ALL
       AT NO COST TO THE CONTRACTOR;

6.3.2.2 EVIDENCE THAT QUALITY AND ADEQUATE 
MATERIAL QUANTITIES ARE AVAILABLE FROM THE 
PROPOSED SOURCE(S);

6.3.2.3 EVIDENCE THAT ADEQUATE RATES OF PRODUCTION AND
DELIVERY CAN BE CONSISTENTLY MAINTAINED.

          TABLE 3 -SLOPE PROTECTION ROCK PROPERTIES

                        TEST               REQUIREMENTS     TEST STANDARD

PARTICLE SHAPE         L/D < 2.5           ASTM D-3398

SPECIFIC GRAVITY                 > 2.65        ASTM C-127

WATER ABSORPTION                   < 2 %            ASTM C-127

COMPRESSIVE STRENGTH           > 100 MPA                  ASTM D-2938

L.A. ABRASION RESISTANCE  

(500 CYCLES)

SULPHATE SOUNDNESS          < 5 %                  ASTM C-88

   < 30 %  ASTM C-535

6.3.3 THE ENGINEER WILL, WITHIN SEVEN (7) DAYS OF RECEIVING THE ABOVE
SUBMISSION, ADVISE THE CONTRACTOR OF THE ACCEPTABILITY OF THE
PROPOSED MATERIALS AND PROCEDURES.

6.3.4 DURING PLACEMENT, THE ENGINEER MAY AT HIS DISCRETION INSPECT
THE SLOPE PROTECTION FOR CONFORMANCE TO THE SPECIFICATION.
THIS QUALITY ASSURANCE INSPECTION MAY INCLUDE SAMPLING AND
TESTING AT NO COST TO THE CONTRACTOR, UNLESS MATERIAL DOES
NOT CONFORM, WHEREON THE TESTING SHALL BE AT THE
CONTRACTOR’S EXPENSE.

6.3.5 FAILURE OF A SAMPLE TO MEET ANY ONE OF THE SPECIFIED GRADATION
AND PHYSICAL PROPERTIES CONSTITUTES AN UNACCEPTABLE MATERIAL
AND SUCH MATERIAL MAY BE SUBJECT TO REJECTION BY THE ENGINEER.

6.3.6 DURING THE COURSE OF THE WORK, SHOULD THE CONTRACTOR
PROPOSE TO OBTAIN SLOPE PROTECTION FROM AN ADDITIONAL
SOURCE, OR SHOULD THE ROCK FROM AN APPROVED QUARRY APPEAR
DIFFERENT IN ANY WAY FROM THE QUARRY SAMPLES TESTED, THE
CONTRACTOR SHALL HAVE A SAMPLE FROM EACH ADDITIONAL SOURCE
TESTED, OR EXISTING SOURCES RETESTED, AS DESCRIBED ABOVE AT
THE CONTRACTOR’S EXPENSE.

6.4  EXECUTION

6.4.1  GENERAL

AT THE END OF EACH WORKING DAY, CLEAN UP ALL FALLEN ROCK,
DUST AND DEBRIS ARISING FROM ROCK DELIVERIES, TO THE
ENGINEER’S SATISFACTION.

6.4.2 STOCKPILING

  THE CONTRACTOR SHALL NOT STOCKPILE IMPORTED RIPRAP ON THE
EXISTING PARKING AREAS, EMBANKMENT SLOPES OR FORESHORE
THAT CAUSES TRAFFIC DISRUPTIONS, SETTLEMENT TO EXISTING
PARKING AREA, DAMAGE TO STRUCTURES WITHIN THE PROPERTY AND
THAT IS HARMFUL TO THE ENVIRONMENT. IN THE EVENT THAT THE
CONTRACTOR CAUSES SUCH DAMAGE, THEN HE SHALL BE
RESPONSIBLE FOR ALL NECESSARY REPAIRS AT NO COST TO THE
OWNER.

6.4.3  PLACING

6.4.3.1    THE UNDERLYING SURFACE SHALL BE TRIMMED AND COVERED WITH
GEOTEXTILE PRIOR TO PLACING THE SLOPE PROTECTION. ANY LOSS
OF MATERIAL OR FLATTENING OF THE SLOPES DURING THE WORK
DUE TO WAVE ACTION OR OTHER CAUSE SHALL BE CORRECTED
PROMPTLY. EXISTING PROFILE SHALL BE APPROVED BY THE
ENGINEER PRIOR TO PLACING SLOPE PROTECTION.

6.4.3.2 PLACE SLOPE PROTECTION IN THE LOCATIONS AND TO THE
ELEVATIONS, THICKNESS AND DETAILS INDICATED ON THE DRAWINGS
OR AS DIRECTED BY THE ENGINEER. USE METHODS TO ENSURE THAT
THE FINER ONE THIRD OF THE GRADATION IS EVENLY DISTRIBUTED
THROUGHOUT THE LAYER AND OVER THE SURFACE BEING COVERED.

6.4.3.3 BEGIN PLACEMENT OF SLOPE PROTECTION AT THE TOE OF THE
SLOPE AND CONTINUE WORKING UP THE SLOPE. PLACE THE ROCK IN
TWO LAYERS IN SUCH A MANNER AS TO CREATE FIRM BEDDING AND
INTERLOCKING OF INDIVIDUAL PIECES TO OBTAIN A TIGHTLY PACKED
STRUCTURE. THE FINISHED SURFACE SHALL BE DENSELY PACKED BY
PLACING SUITABLY SIZED ROCKS WITHIN VOIDS SO THAT RIPRAP IS
WELL KEYED AND UNIFORM. FILL VOIDS, RE-WORK ROCKS NOT
PROPERLY EMBEDDED, AND REMOVE PROTUBERANCES TO THE
SATISFACTION OF THE ENGINEER. REMOVE AND REPLACE THAT
PORTION OF ANY LAYER IN WHICH MATERIAL BECOMES SEGREGATED
DURING SPREADING.

6.4.3.4 ENSURE THAT SLOPE PROTECTION DOES NOT EXTEND BEYOND THE
NEAT LINE LIMITS AS SHOWN ON THE  DRAWINGS.

6.4.3.5 PLACE SLOPE PROTECTION ON THE SLOPES EXPEDITIOUSLY AFTER
COMPLETION OF EXCAVATION AND FILL PLACEMENT TO AVOID
LOSSES DUE TO ENVIRONMENTAL AND/OR WAVE CONDITIONS.

       TABLE 4 - CLASS FOR RIPRAP

6.5 TOLERANCES

6.5.1 ALL ROCK MATERIALS SHALL BE PLACED TO THE LINES, GRADES
AND ELEVATIONS INDICATED ON THE DRAWINGS. THE MAXIMUM
PERMISSIBLE VARIATION IN ELEVATION FROM THE PRESCRIBED
LINE, MEASURED VERTICALLY AT COMPLETION OF PLACEMENT,
SHALL BE +0.0 M AND -0.10 M.

6.5.2 THE MAXIMUM PERMISSIBLE VARIATION IN THE FINISHED
THICKNESS OF SLOPE PROTECTION LAYERS, WHEN MEASURED AS
THE PERPENDICULAR DIMENSION BETWEEN THE TOP AND BOTTOM
SURFACE PLANES SHALL BE +/- 15 % OF THE LAYER THICKNESS AS
INDICATED ON THE DRAWINGS.

6.5.3 THE FINAL SURFACE SHALL BE SURVEYED AND THE CONTRACTOR
SHALL CORRECT ANY DEFICIENCIES TO THE SPECIFIED LIMITS AND
SATISFACTION OF THE ENGINEER.

DESIGN CRITERIA

1.0 CODES AND STANDARDS

     THE STRUCTURES ARE DESIGNED TO CONFORM TO THE MOST CURRENT
VERSION OF THE FOLLOWING CODES AND STANDARDS:
· CALIFORNIA DEPARTMENT OF BOATING AND WATERWAYS. “LAYOUT, DESIGN

AND CONSTRUCTION HANDBOOK FOR SMALL CRAFT BOAT LAUNCHING
FACILITIES”;

· PROVINCE OF BRITISH COLUMBIA, MINISTRY OF ENVIRONMENT LANDS
AND PARKS, “PARK DESIGN GUIDELINES AND DATA”

· CSA A23.3 - “DESIGN OF CONCRETE STRUCTURES”
· OREGON STATE MARINE BOARD. "LAYOUT AND DESIGN GUIDELINES FOR

RECREATIONAL BOATING FACILITIES"

2.0 MATERIALS AND TESTING

     MATERIALS AND TESTING IS SPECIFIED TO CONFORM TO THE MOST CURRENT
EDITION OF THE RELEVANT STANDARDS, WHERE APPLICABLE, AS PUBLISHED BY
THE FOLLOWING ORGANIZATIONS:
· CANADIAN STANDARDS ASSOCIATION (CSA)
· AMERICAN SOCIETY OF TESTING AND MATERIALS (ASTM)

3.0 UNITS OF MEASUREMENT

CONSTRUCTION DRAWINGS AND SPECIFICATIONS ARE IN ACCORDANCE WITH
THE INTERNATIONAL SYSTEM OF UNITS (SI) METRIC UNITS.  ALL DIMENSIONS ARE
IN METRES UNLESS NOTED OTHERWISE.

4.0 PROJECT DATUM AND ELEVATIONS

COORDINATES ARE IN METRES TO UTM NAD83 ZONE 10 COORDINATE SYSTEM.
ALL ELEVATIONS ARE REFERENCED TO GEODETIC DATAUM BASED ON DATA
PROVIDED BY TURNER AND ASSOCIATES LAND SURVEYING FROM A SURVEY
CONDUCTED IN MARCH 2023. TO COMPUTE CHART DATUM ELEVATIONS, ADD
3.08M TO FIELD ELEVATIONS (BASED ON FISHERIES & OCEANS CANADA
BENCHMARK M12C9003).

5.0 DESIGN LIFE

THE NEW COMPONENTS OF THE PROPOSED FACILITY ARE DESIGNED FOR A
SERVICE LIFE OF 30 YEARS.

6.0 MARINE CRITERIA

6.1 WATER LEVELS
ELEVATIONS ARE REFERENCED TO GEODETIC SURVEY OF CANADA DATUM.

 
    

THE RAMP DESIGN TOE ELEVATION IS BASED ON EXISTING LOCATION OF
SHIPWAY RAIL.

7.0 STRUCTURAL LOADS

THE RAMPS ARE DESIGNED TO CARRY THE WEIGHT OF A VEHICLE WITH A
LOADED BOAT TRAILER. THE DESIGN WEIGHT OF THE VEHICLE  IS 6050kg AND
THE DESIGN WEIGHT OF A LANDED BOAT TRAILER IS 4400kg.

8.0 GEOTECHNICAL INFORMATION

   GEOTECHNICAL INFORMATION IS TO BE COMPLETE BY GEOTHECNICAL
ENGINEERS.

9. DESIGN WAVE HEIGHT

WATER LEVELS ELEVATION
(m)

MAXIMUM WATER ELEVATION

MINIMUM WATER ELEVATION

WIND DIRECTION
DEGREES AZIMUTH

WIND SPEED
   (m/s)

SIGNIFICANT
WAVE HEIGHT
     (m)

LOCATION

SILVA BAY

SILVA BAY

2.03

-2.91

80° 35.1 0.5

CLASS OF
RIPRAP

(KG)

APPROXIMATE AVERAGE DIMENSION (mm)

15% 50% 85% <100%

10 90 195 280 330

25 120 260 380 450
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PROPERTY LIMITS

EXISTING DOCK

EXISTING BUILDINGS

PLAN OF EXISTING SITE
SCALE: 1:400

8 0m 8 16

SCALE: 1 : 400

EXISTING SHIPWAY

EXISTING RETAINING WALL

NOTES:

1. ALL DIMENSIONS ARE IN METRES UNLESS
NOTED OTHERWISE.
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PLAN VIEW
SCALE: 1:200

NOTES:

1. ALL DIMENSIONS ARE IN METERS
UNLESS OTHERWISE NOTED.

2. PLACE GRANULAR FILL AND GRADE RAMP
12%.

3. PLACE GEOTEXTILE IN RAMP SHOULDERS
FOR RIPRAP UNDERLAY. EXTEND
GEOTEXTILE INTO RAMP AREA BY 1.0M.

4. PLACE NEW CONCRETE UNITS ON
GRADED GRANULAR FILL.

5. FILL GAPS BETWEEN PANELS WITH 75mm
CLEAR CRUSH.

6. PLACE RIPRAP BY 1:1.5 SLOPE TO
INTERSECTION WITH EXISTING LAKE BED.

7. PLACE RIPRAP AT TOE. PLACE LARGER
KEY STONES FIRST. FOLLOWED BY
SMALLER PIECES TO FIRMLY
INTERLOCKING STRUCTURE WITH NO
GAPS. PLACE RIPRAP MINIMUM 3xD50
WIDTH (1.1m).

PROPERTY LIMITS

EXISTING DOCK

TURNING RADIUS, R = 7m

EXISTING BUILDINGS
RIPRAP

EXISTING CIP WALL

REBUILT LOCK BLOCK WALL
CATWALK

RAMP

APPROX EXISTING
RIPRAP

A4
-

PROFILE
SCALE: 1 : 125

2.5 0m 2.5 5

SCALE: 1 : 125

A4
C-101

RIPRAP TOE

PROJECT LIMITS
AREA: 831.02m2
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0.75 m X 0.75 m x 1.5 m LOCK BLOCKS

11.25

A2
-

2.25

A3
-

ESTIMATED EXTENDS OF EXCAVATION

APPROX EXISTING RIPRAP7.5

GATE

EXISTING CIP WALL

SITTING ON SEABED

WALL INTERFACE (SEE PLAN)
EXISTING BUTTRESS

WOVEN GEOTEXTILE MIRAFI
HP 270 OR EQUIVALENT

BASE 150mm THICK
SUB-BASE 150mm THICK

150 MINUS ROCK FILL 150mm THICK
BASE 150mm THICK

SUB-BASE 150mm THICK

25mm GAP BETWEEN CIP AND LOCK
BLOCK WALL FOR CONNECTION JOINT,

SEE DETAIL 1 EL 3.0 mEL 2.7 m

HHWLT 2.03m

LLWLT -2.91m

EXISTING RIPRAP

A2
C-301

HANDRAIL (TYP)

FACE OF WALL

BACK  OF WALL

FACE OF WALL

BACK  OF WALL

FACE OF WALL

BACK  OF WALL

FACE OF WALL

BACK  OF WALL

EL
EV
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IO

N

EL
EV

AT
IO

N

STATION

AL - CHANGE IN WALL

-5

0

5

-5

0

5

0+000 0+010 0+015

EL 3.00

REPLACE EXISTING RIPRAP
AFTER WALL INSTALLED

1
1

FREE DRAINAGE BACKFILL
BEHIND WALL
FOR PARKING AREA SEE
NOTES

WOVEN GEOTEXTILE
MIRAFI HP 270 OR

EQUIVALENTEXISTING GROUND

NON-WOVEN
GEOTEXTILE MIRAFI
160N OR EQUIVALENT

EL
EV

AT
IO

N
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EV
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N

STATION

AL - VIEW AT GANGWAY

-5

0
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-5

0

5
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EL 3.00

REPLACE EXISTING
RIPRAP ON EACH
SIDE

RE-INSTALL EXISTING
GANGWAY

WOVEN GEOTEXTILE MIRAFI
HP 270 OR EQUIVALENT

EXCAVATE TOE IN ON
EXISTING RIPRAP

EXISTING GROUND
REPOSITIONED
CONC BLOCKS

BUTTRESS

EXISTING CIP WALL

GEOTEXTILE

EXPANSION JOINT
BETWEEN LOCK BLOCKS

AND EXISTING WALL

6mm THICK PERFORATED STEEL
PLATE, EMBED 10mm INTO EACH WALL

UHMW PAD ON EACH SIDE OF PLATE

15mm SAW CUT
EACH WALL

SAWCUT FLAT
SURFACE ALONG

EXISTING WALL
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TOP LAYER
SCALE: 1:100

2ND LAYER
SCALE: 1:100

3RD LAYER
SCALE: 1:100

BOTTOM LAYER
SCALE: 1:100

A3
-

VIEW AT GANGWAY
SCALE: 1:75

A2
-

VIEW AT CHANGE IN WALL
SCALE: 1:75

A1
-

VIEW
SCALE: 1:100

A1
-

DETAIL 1 - INTERFACE BETWEEN WALLS
SCALE: 1:30

0.6 0m 0.6 1.2

SCALE: 1 : 30

2 0m 2 4

SCALE: 1 : 100

1.5 0m 1.5 3

SCALE: 1 : 75

D3
C-101

PLAN VIEW - NEW RETAINING WALL
SCALE: 1:100

NOTES:

1. USE 75MM SGSB FOR BACKFILL BEHIND
WALL.

2. COMPACTION TESTING FOR BACKFILL
TO BE CARRIED OUT BY VISUAL
INSPECTION.

3. A CHANGE IN SIZE OF BACKFILL
MATERIAL WILL BE CONSIDERED BY
OWNER IF MATERIAL CAN BE SOURCED
LOCALLY ON GABRIOLA ISLAND.
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2. COMPACTION TESTING FOR BACKFILL
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DRAFT 

 

 GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
DEVELOPMENT PERMIT GB-DP-2024.1 

 
 
To: Silva Bay Resort & Marina – 1167433 BC Ltd. 

 
1. This permit applies to the property described below: 

 
PID: 030-792-606 
Legal Description: Lot 1, Section 5 Gabriola Island Nanaimo District Plan EPP90534 

 
2. Whereas the subject property as described above lies within “Development Permit Area No. 4 – Flat 

Tops Islands Area” designated under Gabriola Island Official Community Plan Bylaw No. 166, this 
Development Permit is issued under Gabriola Island Land Use Bylaw No. 177, that authorizes the: 

a. Demolition and reconstruction of the “Stores Deck”; 
 
in accordance with the following Schedules: 
 

 “A” - Project Location Map and Plans; 

 “B” - Marine Environmental Assessment report (MEA) by Legacy Environmental dated March 
27, 2024. 
 

all attached to and forming part of this permit. 
 

3. This Permit is subject to the following conditions: 

3.1 Marine Environmental Assessment (MEA) Report by Legacy Environmental dated March 27, 
2024 with specific relevant sections: 

 

 Section 7.0 - MITIGATION MEASURES TO AVOID HADD TO FISH 
AND FISH HABITAT 

 Section 7.1 – ENVIRONMENTAL MONITORING 

 Section 7.7 – EROSION AND SEDIMENT CONTROL MEASURES 

 Section 7.9 – DEBRIS MANAGEMNT  

 Section 7.12 - ENVIRONMENTAL EMERGENCY AND SPILL 
PREVENTION AND RESPONSE PLAN 

 Section 7.14 - WASTE MANAGEMENT 

 Section 7.14.1 – NON-HAZARDOUS SOLID WASTE MANAGEMENT 

 

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 from any 
other local, provincial, First Nation or federal authority. 
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AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE  
THIS XXTH DAY OF XX, 2024. 
 

__________________________       _________ 

Deputy Secretary, Islands Trust       Date Issued 

 

IF THE DEVELOPMENT HEREIN IS NOT COMMENCED BY THE XXTH DAY OF XX, 2026,  

THIS PERMIT AUTOMATICALLY LAPSES. 
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 GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
DEVELOPMENT PERMIT GB-DP-2024.1 

 
 
 

 

 
 
 
 
 
 
 
 

Schedule “A” – Project Location Map and Plans 
 

(PDF document begins on next page) 
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Project Location

52

icox
Oval



SILVA BAY RESORT AND MARINA
SILVA BAY BOAT RAMP REPLACEMENT PROJECT

 VICINITY MAP 
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GENERAL NOTES

1.0 GENERAL

1.1 SOUNDINGS AND CONTOURS ARE IN METRES WITH RESPECT TO
GEODETIC DATUM AND HAVE BEEN REPRODUCED FROM A BASE
DRAWING PROVIDED BY TURNER AND ASSOCIATES LAND
SURVEYING. DESCRIBING A SURVEY CONDUCTED IN MARCH
2023.

1.2 LOCATIONS AND ELEVATIONS OF EXISTING ELEMENTS AS
SHOWN ON THE DRAWINGS ARE SUBJECT TO CONSTRUCTION
VARIATIONS. THE CONTRACTOR SHALL VISIT THE SITE AND
TAKE HIS OWN MEASUREMENTS OF ALL EXISTING STRUCTURES,
GROUND AND OTHER WORK. ALL DIMENSIONS AND DETAILS
SHALL BE VERIFIED BY THE CONTRACTOR PRIOR TO
FABRICATION AND CONSTRUCTION. DISCREPANCIES SHALL
PROMPTLY BE BROUGHT TO THE ATTENTION OF THE ENGINEER.

2.0 CONCRETE REINFORCING

REINFORCING STEEL SHALL BE BILLET STEEL DEFORMED BARS TO
CAN/CSA -30.18, GRADE 400 UNLESS NOTED OTHERWISE.

3.0 PRECAST CONCRETE

3.1 PRECAST CONCRETE MATERIALS AND CONSTRUCTION SHALL
CONFORM TO CSA A23.4.

3.2 CONCRETE MIX DESIGNS SHALL CONFORM TO THE
REQUIREMENTS OF THE SPECIFICATIONS AND SHALL BE
SUBMITTED TO THE ENGINEER FOR REVIEW.

3.3 MINIMUM CONCRETE COVER TO REINFORCING SHALL BE 75mm
UNLESS NOTED OTHERWISE ON THE DRAWINGS.

3.4 INDICATE LOCATION OF LIFTING DEVICES AND TEMPORARY
SUPPORT POINTS ON THE SHOP DRAWINGS. CONTRACTOR IS
RESPONSIBLE FOR DESIGN OF LIFTING DEVICES AND TEMPORARY
SUPPORTS.

3.5 CONCRETE MIXES

3.5.1 PROPORTION NORMAL DENSITY CONCRETE IN ACCORDANCE
WITH CAN/CSA-A.23.1-M, ALTERNATIVE 1, FOR THE SPECIFIED
EXPOSURE CLASS, TO GIVE THE PROPERTIES STIPULATED IN
TABLE 1 FOR EACH CONCRETE TYPE.

3.5.2 SLUMP AND AIR CONTENT SHALL BE MEASURED AT TIME AND
POINT OF DISCHARGE. SLUMP INDICATED IS WITHOUT
SUPERPLASTICIZER. CONCRETE SHALL BE PLACED AT THE
LOWEST POSSIBLE SLUMP COMPATIBLE WITH CONDITIONS OF
PLACEMENT. SLUMP MAY BE INCREASED ABOVE THE INDICATED
MAXIMUM BY THE ADDITION OF AN APPROVED
SUPERPLASTICIZER.

 TABLE 1 - CONCRETE PROPERTIES

3.5.3 CONCRETE MIX TYPE A SHALL BE USED FOR THE RAMP GRID
UNITS.

3.5.4 CONCRETE TYPE A MAY CONTAIN UP TO 30% FLY ASH
PROVIDED THAT EARLY STRENGTH OF CONCRETE IS FOR EARLY
FORMWORK RELEASE.

3.5.5 CONCRETE SPECIFIED FOR EXPOSURE CLASS C-1 SHALL MEET
CHLORIDE ION PERMEABILITY REQUIREMENTS OF
CAN/CSA-A23.1-04, TABLE 2.

3.5.6 AIR ENTRAINING ADMIXTURES TO CONFORM TO REQUIREMENTS
OF ASTM C260.

4.0  GEOTEXTILES

4.1 SUBMITTALS

      SUBMIT TO THE ENGINEER TWO (2) COPIES OF MILL TEST
      DATA AND CERTIFICATE AT LEAST 2 WEEKS PRIOR TO START
      OF WORK.

4.2 MATERIALS

4.2.1GEOTEXTILES SHALL BE MIRAFI HP 270 FOR WOVEN, AND MIRAFI
160N FOR NON-WOVEN, OR APPROVED EQUAL, UNLESS INDICATED
OTHERWISE ON THE DRAWINGS.

4.2.2 SECURING PINS AND WASHERS: TO
CAN/CSA�G40.21, GRADE 300W, HOT�DIP GALVANIZED WITH MINIMUM
ZINC COATING OF 600 G/M2 TO CAN/CSA G164.

4.3 EXECUTION

4.3.1 GEOTEXTILES SHALL BE PLACED IN ACCORDANCE WITH THE
MANUFACTURER’S INSTALLATION PROCEDURES AND AS INDICATED
ON THE DRAWINGS.

4.3.2 GEOTEXTILE MATERIAL MAY BE RETAINED IN PLACE WITH
SECURING PINS OR BY APPROPRIATE WEIGHTS PLACED ONTO THE
GEOTEXTILE MATERIAL.

4.3.3 PLACE GEOTEXTILE MATERIAL BY UNROLLING ONTO GRADED
SURFACE IN ORIENTATION, MANNER AND LOCATIONS DETERMINED
IN CONJUNCTION WITH THE ENGINEER.

4.3.4 PLACE GEOTEXTILE MATERIAL WITH FULL CONTACT ON BASE
MATERIAL, SMOOTH AND FREE OF TENSION STRESS, FOLDS,
WRINKLES AND CREASES.

4.3.5 PLACE GEOTEXTILE MATERIAL ON SLOPING SURFACES IN ONE
CONTINUOUS LENGTH FROM TOE OF SLOPE TO UPPER EXTENT OF
GEOTEXTILE.

4.3.6 OVERLAP EACH SUCCESSIVE STRIP OF GEOTEXTILE A MINIMUM OF
750 MM OVER PREVIOUSLY LAID STRIP.

4.3.7 PIN SUCCESSIVE STRIPS OF GEOTEXTILE WITH SECURING PINS TO
PREVENT FOLDS, WRINKLES AND CREASES.

4.3.8 PROTECT INSTALLED GEOTEXTILE MATERIAL FROM
      DISPLACEMENT, DAMAGE OR DETERIORATION BEFORE, DURING

      AND AFTER PLACEMENT OF MATERIAL LAYERS.

4.3.9 REPLACE DAMAGED, TORN, OR DETERIORATED GEOTEXTILE TO
APPROVAL OF ENGINEER.

4.3.10 VEHICULAR TRAFFIC IS NOT PERMITTED DIRECTLY ON 
GEOTEXTILE.

5.0  GRANULAR FILL, GRANULAR BASE, SUB-BASE AND HFSA

5.1  MATERIALS

5.1.1 GENERAL FILL SHALL CONSIST OF DURABLE, NATURAL GRANULAR
MATERIAL, FREE OF ORGANICS, WITH NO MORE THAN 8% BY
WEIGHT PASSING THE 0.075mm SIEVE. RECYCLED MATERIALS FROM
OFF SITE SOURCES, INCLUDING BUT NOT LIMITED TO CONCRETE,
ASPHALT PAVEMENT, AND GLASS, SHALL NOT BE USED AS FILL.
THE MAXIMUM PARTICLE SIZE SHALL NOT EXCEED 150 MM.

5.1.2 GRANULAR BASE AND SUB-BASE: HARD, DURABLE, CRUSHED SAND
AND GRAVEL, FREE OF ORGANIC AND ANY DELETERIOUS MATTER.
COARSE AGGREGATE TO HAVE A MINIMUM OF 50% FRACTURED
FACES WHEN TESTED IN ACCORDANCE WITH ASTM D5821.
CAPABLE OF FORMING A SMOOTH, COMPETENT SURFACE FOR
PLACEMENT OF PRECAST CONCRETE UNITS. MATERIAL SHALL
COMPLY WITH GRADATION LIMITS GIVEN IN TABLE 2 WHEN TESTED
IN ACCORDANCE WITH ASTM C136.

 1.3 REQUIREMENTS OF REGULATORY AGENCIES

1.3.1 THE CONTRACTOR'S WORK SHALL BE CARRIED OUT IN STRICT
ACCORDANCE WITH THE AUTHORIZATION PERMIT AND OTHER
APPLICABLE APPROVALS OBTAINED BY THE OWNER. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR ALL OBLIGATIONS OF
THE OWNER AS SET OUT IN THE AUTHORIZATION PERMITS.  THE
CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING AND
ADHERING TO ALL OTHER PERMITS, AUTHORIZATIONS AND
LICENSES NECESSARY FOR UNDERTAKING THE WORK.

1.3.2 THE CONTRACTOR SHALL COMPLY WITH MUNICIPAL, PROVINCIAL
AND NATIONAL CODES AND REGULATIONS RELATING TO THE WORK,
INCLUDING WORK SAFE BC OCCUPATIONAL HEALTH AND SAFETY
(OHS) AND REGULATIONS GOVERNING TRAFFIC OR USE OF ANY
ROAD UPON OR OVER WHICH IT IS NECESSARY TO DO WORK OR
TRANSPORT MATERIALS. THE CONTRACTOR SHALL OBTAIN AND
ADHERE TO ALL NECESSARY PERMITS FOR TRANSPORT OF
MATERIALS.

1.4 OPERATING ENVIRONMENT

1.4.1 MANAGEMENT OF ENVIRONMENTAL EFFECTS (SUCH AS WIND,
GROUNDWATER AND LAKE WATER LEVEL) ON EXCAVATED SLOPES
AND GRADES SHALL BE THE SOLE RESPONSIBILITY OF THE
CONTRACTOR.

1.4.2 THE WATER LEVEL RANGE AT THE BOAT RAMP IS INDICATED IN
DESIGN CRITERIA, ON SHEET 03.

1.4.3 THE CONTRACTOR SHALL TAKE NECESSARY STEPS TO BECOME
FULLY FAMILIAR WITH SITE CONDITIONS. THE ENGINEER WILL NOT
ENTERTAIN ANY CLAIM BASED ON THE WEATHER OR LAKE
CONDITIONS.

1.5 SCHEDULING

1.5.1 THE SCHEDULING OF THE WORK SHALL BE CARRIED OUT IN STRICT
ACCORDANCE WITH ALL APPLICABLE ACTS, REGULATIONS AND
PERMIT OR AUTHORIZATION REQUIREMENTS. THE CONTRACTOR
SHALL HOLD HARMLESS AND PROTECT THE OWNER FROM ALL
CLAIMS, COSTS AND DELAYS WHICH COULD OR DO ARISE FROM THE
CONTRACTOR'S NON-COMPLIANCE WITH ANY ACT, REGULATION,
PERMIT OR AUTHORIZATION REQUIREMENT.

1.6 EXECUTION

1.6.1 THE CONTRACTOR SHALL PROVIDE ADEQUATE FLAG-PERSONS
AND/OR TRAFFIC SIGNAL DEVICES TO PREVENT INTERFERENCE
WITH PARK USERS.

1.6.2 AT THE END OF EACH WORKING DAY, SWEEP ROADWAY AND CLEAN
UP ALL FALLEN ROCK, DUST AND DEBRIS ARISING FROM ALL WORK,
TO THE ENGINEER'S SATISFACTION.

1.6.3 THE CONTRACTOR SHALL ENSURE THE NECESSARY
ENVIRONMENTAL, TRAFFIC AND SAFETY CONTROLS ARE IN PLACE IN
ACCORDANCE WITH THE CONTRACTOR'S ENVIRONMENTAL, TRAFFIC
AND SAFETY PLAN.

1.7 PROTECTION OF EXISTING AND PARTIALLY COMPLETED  FEATURES

1.7.1 PROTECT EXISTING STRUCTURES, FENCES, BENCH MARKS AND
MONUMENTS FROM DAMAGE WHILE WORK IS IN PROGRESS AND
REPAIR DAMAGE RESULTING FROM WORK.

1.7.2 THE CONTRACTOR SHALL NOT CAUSE ANY DAMAGE, 
SETTLEMENT OR SETTLEMENT-INDUCED DAMAGE TO THE 
EXISTING PARKING AREAS BY HIS DISPOSAL OR STORAGE METHODS,
INCLUDING ALL CONSTRUCTION EQUIPMENT AND DISPOSAL TRUCKS
TRAVELING THROUGH THE PROPERTY. IN THE EVENT THAT THE
CONTRACTOR CAUSES SUCH DAMAGE, THEN HE SHALL BE
RESPONSIBLE FOR ALL NECESSARY REPAIRS AT NO COST TO THE
OWNER.

1.7.3 THE CONTRACTOR SHALL REPAIR ANY DAMAGE MADE TO THE
EXISTING PARKING AREA, AND OTHER FACILITIES. FAILURE TO DO
SO WILL BE CONSIDERED NON-COMPLIANCE BY THE CONTRACTOR
AS DEFINED BY THE CONTRACT.

1.7.4 THE CONTRACTOR SHALL PROTECT PARTIALLY COMPLETED
WORK/FEATURES AGAINST ENVIRONMENTAL DAMAGE, SUCH AS
WATER LEVEL FLUCTUATIONS AND WAVE EROSION.

TYPE EXPOSURE
CLASS

COMPRESSIVE
STRENGTH AT
28 DAYS (MPa)

AGGREGAT
E SIZE, MAX.

(mm)

SLUMP,
MAX.
(mm)

AIR
CONTENT

(%)

WATER/
CEMENT
RATIO,

MAX. (BY
WEIGHT)

A C-1 35 20 75 ± 20 6 ± 1 0.40

5.2   EXECUTION

5.2.1 GENERAL

      CONDUCT ALL WORK IN ACCORDANCE WITH THE
      CONTRACTOR'S EARTHWORKS METHOD STATEMENT.

5.2.2 PLACING

      PLACING OF MATERIAL SHALL COMMENCE ONLY AFTER APPROVAL OF THE
EXCAVATED SLOPE AND GEOTEXTILE BY THE ENGINEER.

5.2.3 SURFACES SHALL AT ALL TIMES BE KEPT FREE OF SNOW, ICE OR ANY
OTHER DELETERIOUS MATERIAL.

5.2.4 PLACEMENT METHODS SHALL AVOID SEGREGATION OR
      DEGRADATION OF THE MATERIAL. ANY AREAS WHERE
      SEGREGATION OCCURS SHALL BE OVER-EXCAVATED,
      REWORKED, AND REPLACED TO THE SATISFACTION OF THE  ENGINEER.

5.2.5 MATERIAL LIFT THICKNESS SHALL NOT EXCEED 200 MM
      AFTER COMPACTION UNLESS OTHERWISE APPROVED BY THE ENGINEER.

5.2.6 PLACING OF SUBSEQUENT LIFTS SHALL PROCEED ONLY
      AFTER ACCEPTANCE BY THE ENGINEER OF THE COMPACTED SURFACE TO

BE COVERED.

5.2.7 DURING PLACEMENT, THE ENGINEER MAY, AT HIS DISCRETION, INSPECT
THE MATERIAL FOR CONFORMANCE TO THE SPECIFICATION. THIS QUALITY
ASSURANCE INSPECTION MAY INCLUDE SAMPLING AND TESTING AT NO
COST TO THE CONTRACTOR.

5.3 TOLERANCES

5.3.1 THE MAXIMUM PERMISSIBLE VARIATIONS IN ELEVATION FROM THE
SPECIFIED GRADE FOR PLACEMENT OF GRANULAR BASE AND GENERAL
FILL, MEASURED VERTICALLY, SHALL BE +0.0m AND -0.03m.

5.3.2 COMPACTING

      GRANULAR BASE AND GENERAL FILL SHALL BE COMPACTED TO A MINIMUM
OF 95% MODIFIED PROCTOR MAXIMUM DRY DENSITY (ASTM D1557)
CORRECTED FOR OVERSIZE MATERIALS IN ACCORDANCE WITH ASTM
D4718.

5.3.3 THE CONTRACTOR SHALL MODIFY THE MOISTURE CONTENT OF THE
MATERIAL AS NECESSARY OR AS DIRECTED BY THE ENGINEER TO OBTAIN
THE SPECIFIED DENSITY. IF THE MATERIAL BECOMES EXCESSIVELY MOIST
AND CANNOT BE PROPERLY COMPACTED, IT SHALL BE REMOVED AND
REPLACED WITH A SUITABLE MATERIAL.

5.3.4 IN AREAS NOT ACCESSIBLE TO LARGE COMPACTION EQUIPMENT,
SMALLER APPROVED HAND OPERATED EQUIPMENT SHALL BE USED.

5.3.5 THE CONTRACTOR SHALL NOTIFY THE ENGINEER 24 HOURS IN ADVANCE
AND MAKE AVAILABLE COMPACTED AREAS FOR NUCLEAR DENSOMETER
TESTING FOR QUALITY ASSURANCE PURPOSES, AS REQUIRED BY THE
ENGINEER.

5.4  PROOF ROLLING (IN DRY AREAS)

5.4.1 UPON COMPLETION OF EXCAVATING AND FINE GRADING FOR THE
CONCRETE RAMP, PROOF ROLL THE TOP OF THE SUB-GRADE (EXISTING
GROUND) OR GENERAL FILL.

5.4.2 MAKE SUFFICIENT PASSES WITH PROOF ROLLER TO SUBJECT EVERY
POINT ON SURFACE TO TWO SEPARATE PASSES UNDER THE MAXIMUM
LOAD.

5.4.3 WHERE PROOF ROLLING REVEALS AREAS OF INADEQUATE COMPACTION
OR SOFT AREAS:

5.4.4 REMOVE EXISTING SUB-GRADE MATERIALS TO DEPTH AND EXTENT
DIRECTED BY THE ENGINEER.

5.4.5 BACKFILL EXCAVATED AREA WITH APPROVED GRANULAR-BASE OR
GENERAL FILL AND COMPACT IN ACCORDANCE WITH THIS SECTION.

5.5  MAINTENANCE

5.5.1 MAINTAIN FINISHED GRANULAR BASE IN SAME CONDITION AS THAT UPON
ACCEPTANCE UNTIL PRE-CAST CONCRETE IS PLACED.

       TABLE 2 - BASE AND SUB-BASE MATERIALS

SIEVE
SIZE (mm)

PERCENT PASSING (%) SIEVE SIZE

BASE SUB-BASE/FREE
DRAINAGE BACKFILL

WGB 50mm SGSB
75 - 100
50 100 -

37.50 80-100 -
25 - -
19 50-100 15-100

12.50 - -
9.5 35-75 0-100
6.3 - -
4.75 25-55 -
2.36 20-40 -
1.18 15-30 -
0.600 - 0-100
0.300 5-15 0-15
0.075 0-5 0-5
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6.0   RIPRAP

6.1   GENERAL

6.1.1 MANAGEMENT OF ENVIRONMENTAL EFFECTS (SUCH AS
WIND, AND WATER LEVELS) ON CONSTRUCTION OF SLOPE
PROTECTION, SHALL BE THE SOLE RESPONSIBILITY OF THE
CONTRACTOR.

6.1.2 THE NORMAL WATER LEVELS AT THE BOAT RAMP ARE GIVEN
IN DESIGN CRITERIA.

6.2  PRODUCTS

6.2.1 STONE SHALL BE QUARRIED ROCK, HARD, SOUND, AND
SHALL NOT DISINTEGRATE FROM ACTION OF ATMOSPHERE,
WATER, HANDLING OR PLACING. IT SHALL BE FREE FROM
CRACKS, BLAST FRACTURES, BEDDING, SEAMS AND OTHER
DEFECTS THAT WOULD TEND TO INCREASE ITS
DETERIORATION FROM NATURAL CAUSES. INSPECTIONS FOR
CRACKS, FRACTURES, SEAMS AND DEFECTS SHALL BE MADE
BY VISUAL EXAMINATION. IF, BY VISUAL EXAMINATION, IT IS
DETERMINED THAT 10% OR MORE OF THE STONE PRODUCED
CONTAINS HAIRLINE CRACKS, THEN ALL STONE PRODUCED
BY THE MEANS AND MEASURES WHICH CAUSED THE
FRACTURES SHALL BE REJECTED. A HAIRLINE CRACK THAT IS
DEFINED AS BEING DETRIMENTAL SHALL HAVE A MINIMUM
WIDTH OF 4 MM AND SHALL BE CONTINUOUS FOR ONE-THIRD
THE DIMENSION OF AT LEAST TWO SIDES OF THE STONE.

6.2.2 ALL STONE SHALL BE DURABLE MATERIAL AS APPROVED BY
THE ENGINEER. STONE SHALL BE OF A SUITABLE QUALITY TO
ENSURE PERMANENCE IN THE STRUCTURE AND IN THE
CLIMATE IN WHICH IT IS TO BE USED.

6.2.3 THE STONE SHALL BE CLEAN AND ADEQUATELY FREE FROM
ALL FOREIGN MATTER. ANY FOREIGN MATERIAL ADHERING
TO OR COMBINED WITH THE STONE AS A RESULT OF
STOCKPILING SHALL BE REMOVED PRIOR TO PLACEMENT, TO
THE SATISFACTION OF THE ENGINEER. ROCK SHOULD BE
WASHED AND FREE OF FINES BEFORE BEING BROUGHT TO
SITE.

6.2.4 THE MAXIMUM DIMENSIONS OF ANY PIECE OF RIP RAP ROCK
IN SLOPE PROTECTION SHALL NOT BE MORE THAN 2 ½ TIMES
ITS LEAST DIMENSION.

6.2.5 ANY RANDOMLY SELECTED SAMPLE OF SLOPE PROTECTION
ROCK SHALL MEET ALL OF THE REQUIREMENTS STIPULATED
IN TABLE 3 WHEN TESTED IN ACCORDANCE WITH THE
SPECIFIED STANDARD PROCEDURES:

6.3  MATERIALS

6.3.1 RIP RAP SHALL CONSIST OF IMPORTED QUARRIED ROCK,
AND SHALL COMPLY WITH GRADATION LIMITS GIVEN IN
TABLES.

6.3.2 AT LEAST FOURTEEN (14) DAYS PRIOR TO COMMENCING
PLACEMENT OF SLOPE PROTECTION, THE CONTRACTOR
SHALL AT HIS COST IDENTIFY THE PROPOSED SOURCE(S)
AND SUBMIT TO THE ENGINEER FOR REVIEW:

6.3.2.1 QUALIFICATION TEST DATA CONFIRMING THAT THE
PROPOSED MATERIAL(S) MEET OR EXCEED THE

        REQUIREMENTS OF THIS SPECIFICATION. THE
        CONTRACTOR SHALL ALSO PROVIDE ACCESS FOR
        QUALIFICATION SAMPLING BY THE ENGINEER; THE
        ENGINEER MAY, AT HIS DISCRETION, COLLECT
        QUALIFICATION SAMPLES FROM THE PROPOSED
       SOURCE(S) AND CARRY OUT INDEPENDENT TESTS, ALL
       AT NO COST TO THE CONTRACTOR;

6.3.2.2 EVIDENCE THAT QUALITY AND ADEQUATE 
MATERIAL QUANTITIES ARE AVAILABLE FROM THE 
PROPOSED SOURCE(S);

6.3.2.3 EVIDENCE THAT ADEQUATE RATES OF PRODUCTION AND
DELIVERY CAN BE CONSISTENTLY MAINTAINED.

          TABLE 3 -SLOPE PROTECTION ROCK PROPERTIES

                        TEST               REQUIREMENTS     TEST STANDARD

PARTICLE SHAPE         L/D < 2.5           ASTM D-3398

SPECIFIC GRAVITY                 > 2.65        ASTM C-127

WATER ABSORPTION                   < 2 %            ASTM C-127

COMPRESSIVE STRENGTH           > 100 MPA                  ASTM D-2938

L.A. ABRASION RESISTANCE  

(500 CYCLES)

SULPHATE SOUNDNESS          < 5 %                  ASTM C-88

   < 30 %  ASTM C-535

6.3.3 THE ENGINEER WILL, WITHIN SEVEN (7) DAYS OF RECEIVING THE ABOVE
SUBMISSION, ADVISE THE CONTRACTOR OF THE ACCEPTABILITY OF THE
PROPOSED MATERIALS AND PROCEDURES.

6.3.4 DURING PLACEMENT, THE ENGINEER MAY AT HIS DISCRETION INSPECT
THE SLOPE PROTECTION FOR CONFORMANCE TO THE SPECIFICATION.
THIS QUALITY ASSURANCE INSPECTION MAY INCLUDE SAMPLING AND
TESTING AT NO COST TO THE CONTRACTOR, UNLESS MATERIAL DOES
NOT CONFORM, WHEREON THE TESTING SHALL BE AT THE
CONTRACTOR’S EXPENSE.

6.3.5 FAILURE OF A SAMPLE TO MEET ANY ONE OF THE SPECIFIED GRADATION
AND PHYSICAL PROPERTIES CONSTITUTES AN UNACCEPTABLE MATERIAL
AND SUCH MATERIAL MAY BE SUBJECT TO REJECTION BY THE ENGINEER.

6.3.6 DURING THE COURSE OF THE WORK, SHOULD THE CONTRACTOR
PROPOSE TO OBTAIN SLOPE PROTECTION FROM AN ADDITIONAL
SOURCE, OR SHOULD THE ROCK FROM AN APPROVED QUARRY APPEAR
DIFFERENT IN ANY WAY FROM THE QUARRY SAMPLES TESTED, THE
CONTRACTOR SHALL HAVE A SAMPLE FROM EACH ADDITIONAL SOURCE
TESTED, OR EXISTING SOURCES RETESTED, AS DESCRIBED ABOVE AT
THE CONTRACTOR’S EXPENSE.

6.4  EXECUTION

6.4.1  GENERAL

AT THE END OF EACH WORKING DAY, CLEAN UP ALL FALLEN ROCK,
DUST AND DEBRIS ARISING FROM ROCK DELIVERIES, TO THE
ENGINEER’S SATISFACTION.

6.4.2 STOCKPILING

  THE CONTRACTOR SHALL NOT STOCKPILE IMPORTED RIPRAP ON THE
EXISTING PARKING AREAS, EMBANKMENT SLOPES OR FORESHORE
THAT CAUSES TRAFFIC DISRUPTIONS, SETTLEMENT TO EXISTING
PARKING AREA, DAMAGE TO STRUCTURES WITHIN THE PROPERTY AND
THAT IS HARMFUL TO THE ENVIRONMENT. IN THE EVENT THAT THE
CONTRACTOR CAUSES SUCH DAMAGE, THEN HE SHALL BE
RESPONSIBLE FOR ALL NECESSARY REPAIRS AT NO COST TO THE
OWNER.

6.4.3  PLACING

6.4.3.1    THE UNDERLYING SURFACE SHALL BE TRIMMED AND COVERED WITH
GEOTEXTILE PRIOR TO PLACING THE SLOPE PROTECTION. ANY LOSS
OF MATERIAL OR FLATTENING OF THE SLOPES DURING THE WORK
DUE TO WAVE ACTION OR OTHER CAUSE SHALL BE CORRECTED
PROMPTLY. EXISTING PROFILE SHALL BE APPROVED BY THE
ENGINEER PRIOR TO PLACING SLOPE PROTECTION.

6.4.3.2 PLACE SLOPE PROTECTION IN THE LOCATIONS AND TO THE
ELEVATIONS, THICKNESS AND DETAILS INDICATED ON THE DRAWINGS
OR AS DIRECTED BY THE ENGINEER. USE METHODS TO ENSURE THAT
THE FINER ONE THIRD OF THE GRADATION IS EVENLY DISTRIBUTED
THROUGHOUT THE LAYER AND OVER THE SURFACE BEING COVERED.

6.4.3.3 BEGIN PLACEMENT OF SLOPE PROTECTION AT THE TOE OF THE
SLOPE AND CONTINUE WORKING UP THE SLOPE. PLACE THE ROCK IN
TWO LAYERS IN SUCH A MANNER AS TO CREATE FIRM BEDDING AND
INTERLOCKING OF INDIVIDUAL PIECES TO OBTAIN A TIGHTLY PACKED
STRUCTURE. THE FINISHED SURFACE SHALL BE DENSELY PACKED BY
PLACING SUITABLY SIZED ROCKS WITHIN VOIDS SO THAT RIPRAP IS
WELL KEYED AND UNIFORM. FILL VOIDS, RE-WORK ROCKS NOT
PROPERLY EMBEDDED, AND REMOVE PROTUBERANCES TO THE
SATISFACTION OF THE ENGINEER. REMOVE AND REPLACE THAT
PORTION OF ANY LAYER IN WHICH MATERIAL BECOMES SEGREGATED
DURING SPREADING.

6.4.3.4 ENSURE THAT SLOPE PROTECTION DOES NOT EXTEND BEYOND THE
NEAT LINE LIMITS AS SHOWN ON THE  DRAWINGS.

6.4.3.5 PLACE SLOPE PROTECTION ON THE SLOPES EXPEDITIOUSLY AFTER
COMPLETION OF EXCAVATION AND FILL PLACEMENT TO AVOID
LOSSES DUE TO ENVIRONMENTAL AND/OR WAVE CONDITIONS.

       TABLE 4 - CLASS FOR RIPRAP

6.5 TOLERANCES

6.5.1 ALL ROCK MATERIALS SHALL BE PLACED TO THE LINES, GRADES
AND ELEVATIONS INDICATED ON THE DRAWINGS. THE MAXIMUM
PERMISSIBLE VARIATION IN ELEVATION FROM THE PRESCRIBED
LINE, MEASURED VERTICALLY AT COMPLETION OF PLACEMENT,
SHALL BE +0.0 M AND -0.10 M.

6.5.2 THE MAXIMUM PERMISSIBLE VARIATION IN THE FINISHED
THICKNESS OF SLOPE PROTECTION LAYERS, WHEN MEASURED AS
THE PERPENDICULAR DIMENSION BETWEEN THE TOP AND BOTTOM
SURFACE PLANES SHALL BE +/- 15 % OF THE LAYER THICKNESS AS
INDICATED ON THE DRAWINGS.

6.5.3 THE FINAL SURFACE SHALL BE SURVEYED AND THE CONTRACTOR
SHALL CORRECT ANY DEFICIENCIES TO THE SPECIFIED LIMITS AND
SATISFACTION OF THE ENGINEER.

DESIGN CRITERIA

1.0 CODES AND STANDARDS

     THE STRUCTURES ARE DESIGNED TO CONFORM TO THE MOST CURRENT
VERSION OF THE FOLLOWING CODES AND STANDARDS:
· CALIFORNIA DEPARTMENT OF BOATING AND WATERWAYS. “LAYOUT, DESIGN

AND CONSTRUCTION HANDBOOK FOR SMALL CRAFT BOAT LAUNCHING
FACILITIES”;

· PROVINCE OF BRITISH COLUMBIA, MINISTRY OF ENVIRONMENT LANDS
AND PARKS, “PARK DESIGN GUIDELINES AND DATA”

· CSA A23.3 - “DESIGN OF CONCRETE STRUCTURES”
· OREGON STATE MARINE BOARD. "LAYOUT AND DESIGN GUIDELINES FOR

RECREATIONAL BOATING FACILITIES"

2.0 MATERIALS AND TESTING

     MATERIALS AND TESTING IS SPECIFIED TO CONFORM TO THE MOST CURRENT
EDITION OF THE RELEVANT STANDARDS, WHERE APPLICABLE, AS PUBLISHED BY
THE FOLLOWING ORGANIZATIONS:
· CANADIAN STANDARDS ASSOCIATION (CSA)
· AMERICAN SOCIETY OF TESTING AND MATERIALS (ASTM)

3.0 UNITS OF MEASUREMENT

CONSTRUCTION DRAWINGS AND SPECIFICATIONS ARE IN ACCORDANCE WITH
THE INTERNATIONAL SYSTEM OF UNITS (SI) METRIC UNITS.  ALL DIMENSIONS ARE
IN METRES UNLESS NOTED OTHERWISE.

4.0 PROJECT DATUM AND ELEVATIONS

COORDINATES ARE IN METRES TO UTM NAD83 ZONE 10 COORDINATE SYSTEM.
ALL ELEVATIONS ARE REFERENCED TO GEODETIC DATAUM BASED ON DATA
PROVIDED BY TURNER AND ASSOCIATES LAND SURVEYING FROM A SURVEY
CONDUCTED IN MARCH 2023. TO COMPUTE CHART DATUM ELEVATIONS, ADD
3.08M TO FIELD ELEVATIONS (BASED ON FISHERIES & OCEANS CANADA
BENCHMARK M12C9003).

5.0 DESIGN LIFE

THE NEW COMPONENTS OF THE PROPOSED FACILITY ARE DESIGNED FOR A
SERVICE LIFE OF 30 YEARS.

6.0 MARINE CRITERIA

6.1 WATER LEVELS
ELEVATIONS ARE REFERENCED TO GEODETIC SURVEY OF CANADA DATUM.

 
    

THE RAMP DESIGN TOE ELEVATION IS BASED ON EXISTING LOCATION OF
SHIPWAY RAIL.

7.0 STRUCTURAL LOADS

THE RAMPS ARE DESIGNED TO CARRY THE WEIGHT OF A VEHICLE WITH A
LOADED BOAT TRAILER. THE DESIGN WEIGHT OF THE VEHICLE  IS 6050kg AND
THE DESIGN WEIGHT OF A LANDED BOAT TRAILER IS 4400kg.

8.0 GEOTECHNICAL INFORMATION

   GEOTECHNICAL INFORMATION IS TO BE COMPLETE BY GEOTHECNICAL
ENGINEERS.

9. DESIGN WAVE HEIGHT

WATER LEVELS ELEVATION
(m)

MAXIMUM WATER ELEVATION

MINIMUM WATER ELEVATION

WIND DIRECTION
DEGREES AZIMUTH

WIND SPEED
   (m/s)

SIGNIFICANT
WAVE HEIGHT
     (m)

LOCATION

SILVA BAY

SILVA BAY

2.03

-2.91

80° 35.1 0.5

CLASS OF
RIPRAP

(KG)

APPROXIMATE AVERAGE DIMENSION (mm)

15% 50% 85% <100%

10 90 195 280 330

25 120 260 380 450
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EXISTING DOCK

EXISTING BUILDINGS

PLAN OF EXISTING SITE
SCALE: 1:400

8 0m 8 16

SCALE: 1 : 400

EXISTING SHIPWAY

EXISTING RETAINING WALL

NOTES:

1. ALL DIMENSIONS ARE IN METRES UNLESS
NOTED OTHERWISE.
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PLAN VIEW
SCALE: 1:200

NOTES:

1. ALL DIMENSIONS ARE IN METERS
UNLESS OTHERWISE NOTED.

2. PLACE GRANULAR FILL AND GRADE RAMP
12%.

3. PLACE GEOTEXTILE IN RAMP SHOULDERS
FOR RIPRAP UNDERLAY. EXTEND
GEOTEXTILE INTO RAMP AREA BY 1.0M.

4. PLACE NEW CONCRETE UNITS ON
GRADED GRANULAR FILL.

5. FILL GAPS BETWEEN PANELS WITH 75mm
CLEAR CRUSH.

6. PLACE RIPRAP BY 1:1.5 SLOPE TO
INTERSECTION WITH EXISTING LAKE BED.

7. PLACE RIPRAP AT TOE. PLACE LARGER
KEY STONES FIRST. FOLLOWED BY
SMALLER PIECES TO FIRMLY
INTERLOCKING STRUCTURE WITH NO
GAPS. PLACE RIPRAP MINIMUM 3xD50
WIDTH (1.1m).

PROPERTY LIMITS

EXISTING DOCK

TURNING RADIUS, R = 7m

EXISTING BUILDINGS
RIPRAP

EXISTING CIP WALL

REBUILT LOCK BLOCK WALL
CATWALK

RAMP

APPROX EXISTING
RIPRAP

A4
-

PROFILE
SCALE: 1 : 125

2.5 0m 2.5 5

SCALE: 1 : 125

A4
C-101

RIPRAP TOE

PROJECT LIMITS
AREA: 831.02m2
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0.75 m X 0.75 m x 1.5 m LOCK BLOCKS

11.25

A2
-

2.25

A3
-

ESTIMATED EXTENDS OF EXCAVATION

APPROX EXISTING RIPRAP7.5

GATE

EXISTING CIP WALL

SITTING ON SEABED

WALL INTERFACE (SEE PLAN)
EXISTING BUTTRESS

WOVEN GEOTEXTILE MIRAFI
HP 270 OR EQUIVALENT

BASE 150mm THICK
SUB-BASE 150mm THICK

150 MINUS ROCK FILL 150mm THICK
BASE 150mm THICK

SUB-BASE 150mm THICK

25mm GAP BETWEEN CIP AND LOCK
BLOCK WALL FOR CONNECTION JOINT,

SEE DETAIL 1 EL 3.0 mEL 2.7 m

HHWLT 2.03m

LLWLT -2.91m

EXISTING RIPRAP

A2
C-301

HANDRAIL (TYP)

FACE OF WALL

BACK  OF WALL

FACE OF WALL

BACK  OF WALL

FACE OF WALL

BACK  OF WALL

FACE OF WALL

BACK  OF WALL

EL
EV

AT
IO

N

EL
EV

AT
IO

N

STATION

AL - CHANGE IN WALL

-5

0

5

-5

0

5

0+000 0+010 0+015

EL 3.00

REPLACE EXISTING RIPRAP
AFTER WALL INSTALLED

1
1

FREE DRAINAGE BACKFILL
BEHIND WALL
FOR PARKING AREA SEE
NOTES

WOVEN GEOTEXTILE
MIRAFI HP 270 OR

EQUIVALENTEXISTING GROUND

NON-WOVEN
GEOTEXTILE MIRAFI
160N OR EQUIVALENT

EL
EV

AT
IO

N

EL
EV

AT
IO

N

STATION

AL - VIEW AT GANGWAY

-5

0

5

-5

0

5

0+000 0+010 0+012

EL 3.00

REPLACE EXISTING
RIPRAP ON EACH
SIDE

RE-INSTALL EXISTING
GANGWAY

WOVEN GEOTEXTILE MIRAFI
HP 270 OR EQUIVALENT

EXCAVATE TOE IN ON
EXISTING RIPRAP

EXISTING GROUND
REPOSITIONED
CONC BLOCKS

BUTTRESS

EXISTING CIP WALL

GEOTEXTILE

EXPANSION JOINT
BETWEEN LOCK BLOCKS

AND EXISTING WALL

6mm THICK PERFORATED STEEL
PLATE, EMBED 10mm INTO EACH WALL

UHMW PAD ON EACH SIDE OF PLATE

15mm SAW CUT
EACH WALL

SAWCUT FLAT
SURFACE ALONG

EXISTING WALL
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TOP LAYER
SCALE: 1:100

2ND LAYER
SCALE: 1:100

3RD LAYER
SCALE: 1:100

BOTTOM LAYER
SCALE: 1:100

A3
-

VIEW AT GANGWAY
SCALE: 1:75

A2
-

VIEW AT CHANGE IN WALL
SCALE: 1:75

A1
-

VIEW
SCALE: 1:100

A1
-

DETAIL 1 - INTERFACE BETWEEN WALLS
SCALE: 1:30

0.6 0m 0.6 1.2

SCALE: 1 : 30

2 0m 2 4

SCALE: 1 : 100

1.5 0m 1.5 3

SCALE: 1 : 75

D3
C-101

PLAN VIEW - NEW RETAINING WALL
SCALE: 1:100

NOTES:

1. USE 75MM SGSB FOR BACKFILL BEHIND
WALL.

2. COMPACTION TESTING FOR BACKFILL
TO BE CARRIED OUT BY VISUAL
INSPECTION.

3. A CHANGE IN SIZE OF BACKFILL
MATERIAL WILL BE CONSIDERED BY
OWNER IF MATERIAL CAN BE SOURCED
LOCALLY ON GABRIOLA ISLAND.
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LOCK BLOCKS

EXISTING RIPRAP

WOVEN GEOTEXTILE
MIRAFI HP 270 OR

EQUIVALENT

BASE 150mm THICK
SUB-BASE 150mm THICK

REPLACE EXISTING RIPRAP
AFTER WALL INSTALLATION

150 MINUS ROCK FILL
150mm THICK

NON-WOVEN
GEOTEXTILE MIRAFI

160N OR EQUIVALENT
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5m
m

38x89mm TIMBER
(TYP)

305x305mm TIMBER BULLRAIL
(TYP)

CONCRETE LOCK BLOCK
(TYP)
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Legacy Environmental Ltd. 

 

 

 
  
 
 
 
March 27, 2024         File # 0110.01.04 
 
Silva Bay Resort and Marina 
3383 South Road 
Gabriola Island, BC 
V0R 1X7 
 
Attention: Dean Chen, Operations Manager and Jenni Chan, Project Assistant 

RE: Letter Report - Marine Environmental Assessment,  Silva Bay Marine Resort (SBMR), Gabriola 
Island. 

1.0 INTRODUCTION 
Legacy Environmental Ltd. (“LEGACY”) is pleased to provide this Letter Report for a Marine 
Environmental Assessment (MEA) for the property located at Silva Bay Marine Resort (SBMR) on the 
southeastern shore of Gabriola Island, BC (the “Site”).     

This MEA Letter Report serves as an update to the Aquatic Effects Assessment (AEA) previously 
completed for the Project Site (Hemmera 2020). The purpose of this assessment is to confirm if the 
biophysical conditions at the Project Site remain consistent with the 2020 survey, evaluate potential effects 
of the proposed changes to the existing shipway on the environment and prescribe measures to mitigate 
potential project impacts at SBMR. 

2.0 BACKGROUND 
The shipway at SBMR is an important access point for recreational boaters in the region (Photo 1). 
Surrounding land and water uses include residential properties and recreational boating and fishing. The 
shipway comprises three steel rails and a steel ship cradle that raises/lowers boats via an electric cable 
winch (Photo 1 and 2). A cast-in-place concrete retaining wall transitions from the upper intertidal down 
to the lower intertidal where it transitions to a concrete lock block retaining wall (Photo 3). 

SBMR is proposing the removal of the existing rails and cradle to create a boat launch. In 2023, a condition 
assessment of the boat launch was completed by Emerald Sea Surveying Ltd. at the Site that highlighted 
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that repairs were required to maintain the functionality of the existing infrastructure (Emerald Sea 
Surveying, 2023).  

 

Figure 1. The Project Site showing the shipway delineated in yellow. 

 

Photo 1. The shipway from the upper intertidal, looking east. 
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Photo 2. An overview of the shipway area as viewed from the upland, looking east towards the 
intertidal and subtidal areas. 

 

Photo 3. Existing cast-in-place and lock block concrete retaining wall on the north side of the shipway. 

3.0 PROJECT DESCRIPTION 
The proposed repair work will replace the existing shipway structure with new installations for the boat 
launch. Project activities will include:  

• Dismantling the existing lock block wall, placing geotextile material at the base, and rebuilding the 
lock block wall in the same footprint. 

• If and where required, placing free drainage fill behind the lock block wall on the upland (car park) 
side. 

• Placing granular fill on top of existing shipway ramp and place boat ramp pre-cast concrete panels. 
• Placing geotextile material either side of the concrete ramp at ramp shoulder for rip rap underlay.  
• Rip rap placement. 
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Work is anticipated to occur during the spring low tides in June 2024. 

3.1 Regulatory Context 
The following environmental legislation are expected to apply to this project.  

3.2 Fisheries Act  
The Fisheries Act governs fisheries in Canada and provides a framework for:  

a) The management and control of fisheries; and, 
b) The conservation and protection of fish and fish habitat, including by preventing pollution. 

The fish and fish habitat protection provisions apply to all fish and fish habitat throughout Canada. 

Fish habitat is defined under subsection 2(1) as “water frequented by fish and any other areas on which fish 
depend directly or indirectly to carry out their life processes, including spawning grounds and nursery, 
rearing, food supply and migration areas”. 

The Fish and Fish Habitat Protection and Pollution Prevention provisions of the Act include the following: 

 A prohibition against causing the death of fish, by means other than fishing (section 34.4). 
 A prohibition against causing the Harmful Alteration, Disruption or Destruction (HADD) of fish 

habitat (section 35). 
 A framework of considerations to guide the Minister’s decision-making functions (section 34.1). 
 Ministerial powers to ensure the free passage of fish or the protection of fish or fish habitat with 

respect to existing obstructions (section 34.3). 

Subsection 34.4(2)(b) and 35(2)(b) qualifies these prohibitions and allows for the authorization of harmful 
impacts to fish and fish habitat by the Minister of Fisheries and Oceans Canada (DFO). 

DFO applies a risk-based approach when evaluating the impacts of works, undertakings, or activities on 
fish habitat. HADD is defined as any temporary or permanent change to fish habitat that directly or 
indirectly impairs the habitat’s capacity to support one or more life processes of fish. 

DFO’s Fisheries Protection Policy Statement1 provides direction regarding the Fisheries Act. The goal of 
the Fish and Fish Habitat Protection Policy Statement is to provide a framework for the conservation and 
protection of fish and fish habitat.  

Proponents of works, undertakings, or activities taking place in or near water may harmfully impact fish or 
fish habitat are expected to:  

 Understand the types of harmful impacts their works, undertakings, or activities are likely to cause. 
 

1 Fish and Fish Habitat Protection Policy Statement, August 2019: http://www.dfo-mpo.gc.ca/pnw-ppe/policy-politique-
eng.html 
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 Take measures to avoid harmful impacts, including following relevant standards, codes of practice, 
or regulations. 

 Request an exception (Authorization Concerning Fish and Fish Habitat Protection Regulations) to 
the section 34.4 and 35 prohibitions when it is not possible to avoid harmful impacts to fish and 
fish habitat. 

DFO has provided codes of practice on their website for low-risk activities in and around water. A project 
review by DFO is not required when the conditions and measures set out in this code of practice and all 
applicable measures to protect fish and fish habitat are applied. In this case, there is no code of practice 
applicable to pile removal, so a Request for Project Review will be submitted to DFO for review to 
determine whether the project is expected to result in a HADD of fish habitat. 

3.3 Species at Risk Act 
Federally, the Species at Risk Act (SARA) prohibits the killing, harm, harassment, and capture of a species 
listed on Schedule 1 of SARA as Extirpated, Endangered, or Threatened as per Sections 32 of SARA. 
Additional provisions are contained in SARA that prohibit the damage or destruction of the residence of 
one or more individuals listed on Schedule 1 of SARA (Section 33). Furthermore, the destruction of critical 
habitat of listed species as identified in the recovery strategy or action plan for that species is prohibited 
under Section 58(1) of SARA. 

4.0 METHODS 
Observational surveys of biophysical features in intertidal and surrounding backshore areas, and a subtidal 
surface supply dive survey, were conducted on March 7th, 2023, to classify the biophysical characteristics 
at the Project Site. Intertidal areas were surveyed during a low tide. For the subtidal portion of the survey, 
divers completed three transects of the Project Area, beginning in the northwesternmost subtidal portion, 
traveling eastward for transect 1 to -4.5 m depth, then back west for transect 2, and east before finishing 
transect 3 in the southeast corner of the project area (Figure 2). 

Marine organisms present were identified to species level, where possible. Substrates were characterized 
based on a visual assessment of size classes presented in DFO (2002): 

 Boulder (> 256 mm) 
 Cobble (64 mm to 256 mm) 
 Gravel (2 mm to 64 mm) 
 Sand (0.0625 mm to 2 mm) 
 Silt/Mud/Clay (< 0.0625 mm) 
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Figure 2. Subtidal transect locations in the subtidal portion of the shipway. 

 

5.0 EXISTING CONDITIONS 
5.1 Habitat Description and Fish Species Present 
5.1.1 Regional Context 
Gabriola Island lies in Fisheries Management Area 17, subarea 10. Bivalve shellfish harvesting in Silva 
Bay is permanently closed to all species due to the risk of sanitary and biotoxin contamination (DFO 2018). 
Recreational fishing for Dungeness crab (Metacarcinus magister) and red rock crab (Cancer productus) 
occurs in the subtidal zone of Silva Bay (Hemmera, 2020). 

There are no freshwater streams discharging within 1.2 km of the Project Area. The nearest salmon bearing 
stream to the Project Area are the Nanaimo River and Holden Creek, approximately 14 km northwest and 
11 km southwest, respectively (Hemmera, 2020). 

5.1.2 Biophysical Features of the Project Site 

5.1.2.1  Backshore and Inter t idal  Area 
The narrow intertidal and upland area of the Project Site is highly disturbed. The upland area is highly 
developed, comprising consolidated, unsealed fill with concrete and timber retaining areas housing marina 
infrastructure (Photo 4A).  
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The intertidal area comprises coarse soft substrates with some existing rip rap armoring (Photo 4B) and 
some mixed pebble, cobble, and boulder (Photo 5). Macroalgal cover was low (less than 5% of the 
substrate) and limited to rockweed (Fucus gardnerii) and sea hair (Ulva intestinalis). Invertebrate 
abundance was similarly very low and limited to acorn barnacles (Balanus glandula) observed on the rock 
and cobble substrates and concrete retaining structures (Photo 6). Occasional shell hash from blue mussels 
(Mytilus sp.), non-native Pacific oysters (Crassostrea gigas) and clams (various species) littered the project 
area. 

  

Photo 5. Low intertidal area and macroalgal cover on the shipway. Photos are facing southeast. 

Photo 4. (A) Backshore area with shipway 
infrastructure. Photo is facing west onshore from 
the upper intertidal area. 

(B) Existing rip rap in front of the lock 
block wall. Photo is facing north from the 
intertidal area. 
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Photo 3. Existing boulder and cobble substrate on the south side of the shipway. Photo is facing west 
up the shipway. Possibly existing rip rap. 

5.1.2.2  Subtidal Zone 

Macroalgal and invertebrate abundance at the shipway was very low. The subtidal portion of the shipway 
rails hosted various fouling communities, including small individuals of non-native wireweed (Sargassum 
muticum), sea lettuce (Ulva sp.), rockweed, and acorn barnacles (Photo 7A). As the rails extended into 
subtidal area, heavy diatomaceous cover was observed (Photo 7B). 

Subtidal substrates offshore of the shipway are relatively homogenous, comprising diatom covered soft 
substrates with occasional empty bivalve shells dispersed throughout. A single leather star (Dermasterias 
imbricata) was observed on bottom substrates (Photo 7C). One small kelp individual was observed attached 
to a small boulder (Photo 7D).  

The lack of hard substrate in the subtidal zones suggests that productivity will not increase significantly 
during the late spring or summer. Although no crabs were observed during the assessment, the 
unconsolidated substrates are preferred habitat for crab species and invertebrate burrows were evident 
through the Site. No fish were observed during the assessment. 
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Photo 7. Subtidal biophysical conditions at the Project Site. 

The previous biophysical survey at the Site (Hemmera 2020) recorded two small patches of native eelgrass 
(Zostera marina) at distinct locations within the tenure area. The nearest eelgrass patch is on the boundary 
of the tenure area, approximately 50 m southeast of the shipway project area. No eelgrass was observed 
during the 2023 survey of the shipway area.  

6.0 POTENTIAL EFFECTS TO FISH AND FISH HABITAT 
The existing Shipway comprises an area of ~660 m2. All proposed activities will occur within the footprint 
of the existing Shipway. Table 1 shows the footprints of the proposed project activities at the Site. 

Table 1. Change in Area of Impact from Project Activities 

Location Existing Area (m2) 
Area of Impact from 

Project Activities (m2) 
Existing Shipway  660 -- 
Gravel approach to boat ramp -- 98 
Pre-cast concrete panels -- 257 
Rip rap shoulder south side of 
boat ramp 

Unknown if rip rap (see 
Photo 6) 

200 

A B 

C D 
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Location Existing Area (m2) 
Area of Impact from 

Project Activities (m2) 
Rip rap in front of rebuilt lock 
block wall (north side) 

115 120 

Rip rap at toe of ramp  -- 22 
Subtotal area 775  697 

 

The proposed project has the potential to cause HADD to fish and fish habitat through: 

• Placement of rip rap over 22 m2 at the toe of the boat launch. The area currently contains the existing 
the Shipway rails over soft substrates. 

• Placement of rip rap over 200 m2 on the south side of the Shipway on existing rock (unknown if 
rock was placed as rip rap or naturally occurring – see Photo 6). 

• Placement of an additional 5 m2 of riprap on top of existing, in front of the rebuilt lock block wall. 
• Temporary disturbance to fish by project activities. 
• Turbidity impacts from Shipway rail removal and placement of pre-cast concrete panels. 

Pre-cast concrete panels have been selected over cats-in-place concrete to mitigate impacts to water quality. 
Panels will be placed in the dry, during low tide. 

Mobile species such as crabs and fish are expected to move away from the area of activity due to 
disturbance. Disturbance is expected to be temporary and restricted to the duration of the project activities. 

Project activities will be conducted during the summer least risk timing window for Area 17-10 to take 
advantage of the low tides: 

• Summer window: June 1 – September 1. 

When considering whether a project is likely to cause HADD of fish habitat or death of fish, the following 
components are assessed against project-related effects: 

 Impacts to habitat components and significance: The Project Site does not comprise productive 
fish habitat, nor key rearing habitat for juvenile salmonids. No species at risk were identified at 
the Project Site. Use by key marine species would be infrequent given habitat conditions and the 
active nature and frequent disturbance of the site. Mobile organisms are expected to leave the area 
during Project activities. The overall magnitude of the effect is anticipated to be low and not result 
in a localized effect at the population level for any given finfish species. Similar habitats (e.g., 
marina infrastructure, subtidal soft sediments) are abundant both within and outside of the Project 
Site in the general Project area. Access to these habitats and their availability to fish will not be 
affected by the Project. 

 Spatial extent of the affected habitat component: The geographic scale of the effects of the 
project is small and the replacement is limited to the existing Shipway area. Project effects will be 
confined to the Project Site.  
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 Affected habitat sensitivity: The habitats being impacted by rip rap placement are previously 
disturbed soft mud substrate within the intertidal and subtidal environment that are low in species 
diversity and abundance. The site does not comprise fish dependent habitat or aggregation areas. 

 Effects persistence: No localized effect on fish populations are expected from the proposed 
project activities. Direct injury to, or mortality of, fish will be avoided through construction 
mitigation (Section 7.0). There is not expected to be a measurable effect to fish populations as a 
result of the physical activities. Post project habitat productivity is expected to be similar (low) to 
pre-project conditions and recolonization of replacement structures within the intertidal and 
subtidal environmental is expected to be relatively rapid (i.e., within 6 months).  

7.0 MITIGATION MEASURES TO AVOID HADD TO FISH AND 
FISH HABITAT 

7.1 Environmental Monitoring  
An experienced EM will be present during required works, undertakings, or activities with written authority 
to modify or stop any construction activity for the protection of fish and fish habitat.  

Onsite monitoring will consist of a site inspection to verify the presence and appropriateness of applicable 
environmental protection equipment, including but not limited to: 

 Copies of environmental permits and plans; 

 Any required ESC materials; 

 Spill response and mitigation equipment; 

 Hazardous and deleterious materials storage; 

 Water quality mitigation measures (e.g., silt curtain); and, 

 Storage and disposal equipment and locations for hazardous and non-hazardous waste. 

While onsite, the EM will monitor activities to verify compliance with applicable permits and plans. The 
EM will conduct fish and marine mammal observational (MMO) monitoring (described in Section 7.3 and 
7.5 respectively), water quality monitoring (described in Section 7.6), erosion and sediment control 
monitoring (if applicable, Section 7.7) and surface water control (Section 7.8), spill response mitigation 
measures (Section 7.12), and monitor mitigation measures in place to protect the surrounding environment.  

7.2 Wildlife Management  
The Project has the potential to result in temporary and permanent disturbance to wildlife and wildlife 
habitat. Mitigation measures for working around wildlife and wildlife habitat include, but are not limited 
to, the following: 

 If any environmentally sensitive areas or habitat features (e.g., eelgrass beds) are observed prior 
to construction, the extents will be delineated (flagged or stake buffers) so as to not disturb the 
area(s) during construction.   
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 If construction occurs during the breeding bird nesting period (late March to mid-August), a nest 
survey by a qualified environmental professional may be required to ensure breeding birds are not 
disturbed by Project Activities. The bird nest survey will be valid for 72-hours, so should occur 
immediately prior to repairs commencing. 

 Deliberate interaction with wildlife is not permitted (e.g., feeding, harassing, etc.). All wildlife 
sightings will be reported to the EM. 

 Food scraps and other organic waste will be managed to avoid attracting wildlife to the Project 
Site. Nuisance wildlife and wildlife-vehicle collisions will be reported to the Conservation Officer 
Service at 1-800-663-9453.  

7.3 Fish and Fish Habitat 
The following measures should be followed to mitigate impacts of in-water works on fish and fish habitat: 

 In-water activities should be conducted in accordance with the mitigation measures outlined in the 
DFO Letter of Advice (LOA) (pending). 

 An exclusion device such as silt curtains should be onsite and, if required, suspended in the water 
column around the work area to prevent access to fish and other marine fauna and to contain 
turbidity resulting from suspension of fine substrates. Silt curtains must be of suitable size for the 
planned works. 

 If the Site is isolated, visually inspect isolated work areas for fish presence prior to and during in-
water activities. Manually remove fish within isolation, including macroinvertebrates colonizing 
timber piles being removed. Relocate any captured fish to an appropriate location, at the same 
water depth, away from potential harm. If required, appropriate fish salvage permits will be 
obtained prior to works commencing.  

 All activities should be conducted during daylight hours and in favourable weather. 

 If Project Activities occur during the spring herring spawning season, the onsite EM will actively 
monitor the Site for signs of herring spawn. If spawning herring are observed at the Site, stop work 
immediately and implement the appropriate mitigation measures to avoid harming herring, 
including spawn and larvae. If herring enter the Site and spawn successfully, do not disturb the 
spawn sites until the eggs hatch. This includes any marine vegetation, materials (e.g., silt curtains) 
and equipment on which herring have deposited eggs. 

 Avoid all disturbance to fish and fish habitat outside the footprint of the Project. 

If the HADD of fish or fish habitat is observed, the Contractor is required to report to DFO immediately 
through the DFO-Pacific Observe, Record and Report phone line (toll free) at 1-800-465-4336. 

7.4 Eelgrass 

 Monitor activities during construction to ensure no Project related effects to the eelgrass beds, 
including water quality (see Section 4.2.6). 

 In situ turbidity will be monitored between the approach ramp and the eelgrass beds. If turbidity 
exceedances are observed, additional mitigation devices (e.g., silt curtains) will be deployed. 
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7.5 Marine Mammals 
In-water works have the potential to disturb marine mammals in the Sturdies Bay area. The following 
measures should be followed to prevent danger or disturbance to marine mammals: 

 A 30-minute visual assessment will be conducted by the EM prior to initiation of in-water works 
to verify that no marine mammals are observed within their marine mammal exclusion zones 
(MMEZ), as follows: 

o Pinnipeds: 50 m 

o Cetaceans: 1000 m 

 If a marine mammal enters the exclusion zone or if there is a risk of harm to any marine mammal 
from direct contact, the EM will temporarily suspend in-water works until there is no longer a risk 
of harm to the marine mammal(s). In-water activities will only resume once the mammal has been 
observed leaving the exclusion zone or has not been resighted for 30 minutes. 

7.6 Water Quality 

 Direct or indirect releases of water containing elevated suspended solids or elevated turbidity will 
be minimized. 

 The EM will monitor in-situ turbidity (measured in nephelometric turbidity units [NTUs]) prior to 
and during in-water work, when required or possible, to confirm turbidity levels in the water 
column outside of the immediate vicinity of the Site. This information will be used to establish a 
site-specific baseline to which activity-based deviations in turbidity levels can be compared. 
Monitoring within the water column will occur at the following depths, where practicable: 

o One meter below the surface. 

 Readings will be compared against the Canadian Council of Ministers of the Environment (CCME) 
Canadian Water Quality Guidelines for the Protection of Aquatic Life (CCME 2002). 

o For periods of clear flow: maximum increase of 8 NTUs from background levels for a 
short-term exposure (e.g., 24-hr period), or a maximum average increase of 2 NTUs from 
background levels for a longer-term exposure (e.g., 30-day period). 

 The guidelines provided above are based on daily averages. During in-water works, turbidity will 
be monitored every 30 minutes or more frequently if higher instantaneous readings are observed. 
These measurements will be recorded daily in the monitoring reports. Acceptable NTUs will be 
referenced to background pre-work conditions and averaged over 24 hours. Work will be stopped, 
and mitigation actions will be identified if these guidelines are exceeded. 

 The EM will notify the Contractor if an instantaneous reading between 50 and 100 NTU occurs. 
The EM will request that the works pause to allow sediments to settle. The EM may stop work if 
an instantaneous reading is 100 NTU or greater or if a sediment plume persists for more than a few 
minutes. In the event of a work stoppage, works will not resume until additional mitigation 
measures are implemented (e.g., deployment of silt curtains) or turbidity readings drop below 100 
NTU. 

 If turbidity levels rise to threshold values exceeding the above guidelines, the EM will advise the 
Contractor on measures that could be taken to move forward and mitigate turbidity exceedances. 
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Mitigation methods may include pausing work to allow sediment to dissipate, implementing a silt 
curtain or containment boom, or adjusting the speed at which work is performed. 

Water quality will be monitored from a reasonable distance from in-water activities to monitor effects on 
turbidity while maintaining crew and EM safety. Sampling locations are generally located 10 m from the 
work area and take into consideration the tides and prevailing currents. 

No cast in place concrete or grout use is anticipated for the project. 

7.7 Erosion and Sediment Control Measures 
For Project Activities above the highwater mark, including laydown areas, there is the potential to introduce 
sediment to nearby waterbodies and the generation of dust. The Contractor must employ ESC measures to 
prevent construction-related impacts in any generated surface runoff.  

The EM will advise upon appropriate ESC measures for the conditions and activities onsite. If applicable 
to the activity, in general the Contractor will: 

 Install filter bags in all catch basins within the Site that are down gradient from active work areas 
prior to commencing any work activities onsite. 

 Implement ESC measures prior to commencing any onsite activities and maintain and repair the 
measures in a timely manner for the duration of the Project. 

 Control erosion and sediment transport close to the source and contain all ESC measures within 
construction areas.  

7.8 Surface Water Control 
Surface runoff on the Site is expected to be minimal if work is conducted in June. As upland access will be 
used for debris removal and equipment laydown, surface water control of all Project areas must be 
considered to prevent Project-related impacts to neighbouring properties or receiving waters from impacted 
surface water. BMPs regarding control of runoff in and around the construction site are expected to be 
implemented as applicable for the activities and conditions and are as follows: 

 Where possible, divert clean water away from work areas so that only water within the construction 
area needs to be managed.  

 Minimize vegetation clearing to prevent unnecessary soil exposure.  

 No discharges of deleterious substances to aquatic habitat (including sediment-laden water) may 
occur. Sediment-laden water may be discharged to natural vegetation or natural depressions to 
allow for filtration and/or infiltration prior to entering aquatic habitat. 

 Ensure that discharge points are armoured with gravel or geotextile material to prevent scouring 
and erosion. 

 Silt fence will be installed around stockpiles, sloped areas, site perimeters, and environmentally 
sensitive areas, where ground conditions allow. If installation of silt fencing is not feasible due to 
ground conditions, perimeter isolation of stockpiles or other erodible features can be conducted 
using piled sandbags and tarps or other techniques as approved by the EM. 
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7.9 Debris Management 
During Project Activities, there is the potential for mobile debris and disturbed sediment to leave the Project 
Area if not properly contained. Minimizing Project effects on nearby properties, communities, and habitats 
is to be considered a high priority throughout all Project activities. The following measures are therefore 
recommended to be implemented throughout all onsite activities: 

 The EM will conduct visual monitoring of the Site during debris removal to identify mobile debris 
at risk of escaping the Site and will alert the Contractor to any debris which needs to be retrieved 
for proper disposal. 

 An exclusion device (e.g., silt curtain) should be onsite and, if required, suspended in the water 
column around the work area to prevent access to fish and other marine fauna, to contain woody 
debris at the Site and to contain turbidity resulting from suspension of fine substrates. Silt curtains 
must be of suitable size for the planned works. 

 Where possible, debris removal should be conducted at low tides to minimize suspension of 
sediment. 

 If required to manage floating debris, a containment boom should be affixed downstream of the 
Project area to prevent debris from escaping the Site. 

 All project-related waste should be collected and placed in appropriate receptacles for offsite 
disposal at an appropriate facility. 

7.10 Noise and Vibration 
Given the location of the Site, risk of noise pollution and vibration disturbances to surrounding aquatic 
ecosystems and nearby residential neighbourhoods should be considered in planning and execution of the 
Project. The following BMPs for mitigation and management of noise and vibrations should be followed 
by the Contractor: 

 Construction activities will be conducted between 08:00 and 20:00 on any day. If exceptions to 
these hours are required, they must be approved by Islands Trust and the Regional District of 
Nanaimo as required. 

 Equipment will be maintained in good working order and fitted with functioning exhaust and 
muffler systems. 

 Machinery covers and equipment panels will be well fitted to muffle excess noise, as appropriate. 

 Engines will be turned off when not in use or reduced to idle or a setting appropriate for reducing 
air emissions. 

7.11 Air Quality 
Air quality and dust management issues may occur during site preparation, repair or replacement existing 
structures, vehicle and equipment operations, transport of materials, and any other project construction 
activities producing deleterious air emissions and/or fugitive dust. Emissions from vehicle/equipment 
operation such as exhaust, dust, vapours, and greenhouse gases should be minimized to avoid adverse 
environmental effects along with adverse effects to health, safety, and nuisance both on and off Site. 
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To minimize potential impacts to the project area and surrounding environment, the Contractor should 
utilize the following BMPs for air and dust quality control: 

 Equipment will be in good working order and maintained and repaired as required to minimize 
emissions. 

 If possible, plan site layout so dust causing activities are located away from waterbodies or 
sensitive areas. 

 Consider suspending operations under severe weather (e.g., high winds).  

 The burning of oils, rubber, tires, or any other material will not occur on site. 

 Equipment not in use will be turned off. Idling will be kept to a minimum wherever practicable. 

7.12 Environmental Emergency and Spill Prevention and Response Plan 
Accidental spills of deleterious materials resulting in impacts to the environment may occur during project 
construction, despite all reasonable efforts to prevent such an event. The following measures will be 
implemented by the Contractor to reduce the risk of, and/or control an accidental discharge. 

The Contractor will conduct a daily visual inspection of all prospective sources of hazardous materials for 
signs of leakage and/or other conditions that may contribute to a spill; daily visual inspections will ensure 
that all personal protective equipment and other emergency response equipment is in place and readily 
accessible. The Contractor will post the list of key emergency contacts (Table 1) at conspicuous locations 
throughout the Site and within any on-site offices. 

Table 1. Emergency Contact Information 

Name Phone Number 

Emergency Services (Fire, Ambulance, Police) 911 

WorkSafe BC 604 276 3100 or 1 888 621 7233 

Provincial Environmental Emergency Program 1 800 663 3456 

Department of Fisheries and Ocean (aquatic 
habitat/fisheries) 1 800 456 4336 

Canadian Coast Guard Spill Response Reporting Line 1 800 889 8852 

Ministry of Forest, Lands, Natural Resource Operations 
and Rural Development (for reporting of chance finds) 250 953 3334 

Provincial Emergency Program/Emergency Management 
British Columbia 1 800 663 3456 

 
7.12.1 Spill Prevention 
The first line of defense against environmental emergencies is prevention. The Contractor will adhere to 
the following BMPs to prevent spills from occurring on site for the duration of Project construction: 
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 All sources of fuel, hazardous products, and hazardous substances, along with their storage and 
containment measures will be identified. Safety Data Sheets (SDS) for these products will be 
stored on site and made available to all construction team members. 

 Pre-construction and daily tailgate meetings will be held to identify all materials of a deleterious 
nature that could be spilled. 

 Spill kits will be available and labelled at designated locations in quantities sufficient for the 
activities occurring. 

 All equipment and machinery arriving and operating on site will be maintained in a good state of 
repair, not have any leaks and/or excess grease, checked regularly for mechanical deficiencies, and 
equipped with a properly stocked spill kit. 

 Washing, servicing, and refueling of equipment on site will occur only in designated areas or at 
designated facilities. 

 Use secondary containment for all machinery containing fuel and fuel containers (e.g., jerry cans) 
and install drip trays containing sorbent pads under stationary equipment. Inspect, clean out, and 
replace sorbent pads regularly.  

 Any water in drip trays will be inspected for a sheen prior to disposal and will be considered 
contaminated if a sheen is observed. Non-contaminated water from drip trays discharged to the 
ground will be discharged >30 m from watercourses or environmentally sensitive areas in a manner 
that does not cause erosion and, where practicable, to an unpaved area to decrease surface runoff. 

 Oils, lubricants, and other hazardous products must not be stored within 30 m of any drainage. 

 To prevent vandalism during periods of inactivity (if applicable), all fuels, lubricants, and toxic 
substances will be stored in locked structures.  

 All workers on-site must be knowledgeable and trained on hazardous material storage and 
handling.  

 All field staff must know the location of the spill kit and how to use the products within.  

 All waste fuel or products such as filters will be secured in spill-proof containers and discarded at 
an approved facility. 

7.12.1.1  Fueling 
Specific spill prevention BMPs are included for fueling of equipment. If fueling is not expected to occur 
on site, these BMPs should still be followed wherever fueling will occur to prevent spills of deleterious 
materials. The following steps should be taken by the Contractor, and apply to refueling of both large 
machinery and stationary equipment (i.e., using a jerry can): 

 Conduct refueling with absorbent pads present, on stable ground, and in such a way that 
contaminants do not enter any drainage, groundwater, or waterbodies.  

 Where practicable, a drip tray will be used to catch any drips during fueling in accordance with 
the best practices from the BC Ministry of Water, Land and Air Protection Field Guide to Fuel 
Handling, Transportation and Storage (2002). 
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 When possible and as applicable, all vehicles and machinery are to be refueled at least 30 m away, 
taking topography and slope into account, from all aquatic environments, storm drain access 
locations, or sediment control facilities.  

 A solid cover will be placed over the top of the fuel cache to prevent accumulation of precipitation 
in the containment area. 

 Fuel tanks and trucks will be inspected regularly for leaks and residual hydrocarbons. Any leaks 
will be addressed and repaired immediately. 

If fueling is to occur on site, the Contractor will maintain a Fuel Spill Emergency Response Kit at the 
project sites. The kit will include, but is not limited to: 

 Propylene ‘white’ oil and lubricant absorbent pads. 

 Absorbent litter. 

 ‘Restricted Access’ barrier tape. 

 Black contractors’ garbage bags (6 mm). 

 Personal protective equipment (20 nitrile gloves [both hands], 2 splash goggles, 2 poly coated 
Tyvek suits and boots, 2 P100 dual cartridge respirators). 

 SDS for any hazardous substances used on site. 

 Key emergency contacts with telephone numbers. 

 Written procedures for emergency response and spill reporting. 

 

7.12.2 Spill Kits 
Spill kit materials will be regularly inventoried and must be sufficient for the activities occurring onsite. 
Specialized spill kits may be required for specialized tasks, including working near water or fueling. All 
onsite staff should be familiar with the contents and utilization of a spill kit in case of a spill occurring. 

Appropriate spill kits will accompany each piece of equipment onsite. Spill kits will be regularly inspected 
by construction staff or the EM to ensure maintenance of adequate supplies. Any missing, used, or soiled 
supplies will be replaced as soon as possible by the Contractor. 

7.12.3 Spill Response Plan 
The Contractor will provide the necessary labour, equipment, materials, and absorbents to contain and 
remove any spill, clean up the affected area, dispose of waste materials at an approved disposal site, and 
restore the area. Any individual who notices a potential spill, spill, or equipment malfunction will stop work 
immediately and shut down equipment. The spill must be immediately reported to the Site Supervisor and 
the EM. Once spill response has commenced, the Contractor’s Site Supervisor will facilitate additional spill 
response measures as required. Initial response to spills is as follows: 

1. Assess safety risks in the spill area:  

o Evaluate the risk to personal/public, electrical, and environmental safety. 
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o Wear appropriate Personal Protective Equipment (PPE). 

o Never rush in; always determine the product that spilled before taking action. 

o Warn people in the immediate vicinity. 

o Verify that no ignition sources are present if the spill is a flammable material. 

2. Stop the discharge of any deleterious substance when safe to do so: 

o Act quickly to reduce the risk of environmental impacts. 

o Close valves, shut off pumps, or plug holes/leaks. 

o Stop the flow or the spill at its source. 

3. Secure and isolate the spill area: 

o Limit access to the spill area. 

o Prevent unauthorized entry onto the site. 

4. Contain the spill as best as possible: 

o Block off and protect drains and culverts. 

o Prevent spilled material from entering drainage conveyance structures (ditches, culverts, 
drains). 

o Use spill containment and sorbent material to contain the spill appropriate to the site 
location and spilled materials. 

5. Notify project team members: 

o Contact the Site Supervisor or the EM and notify them of the spill. 

o The EM will support the on-site crews in containing the spill and cleaning up the spill. 

6. Commence recovery of the deleterious substance with on-site emergency spill equipment and 
material if safe to do so: 

o Mobilize recovery equipment and cleanup crew and conduct cleanup activities. 

o Dispose of all equipment and/or material used in clean up (e.g., used sorbent, oil 
containment materials) in accordance with MFLNRO requirements. Disposal of special 
wastes (e.g., material with >3% oil by mass) and contaminated soil must comply with the 
EMA. 

o Replenish spill response kits and equipment. 

o Soil that is contaminated by a spill should be excavated and transported off-site to an 
approved disposal facility. 

o Water contaminated by spills should be transported off-site to an approved facility. 

o Used spill response materials should be transported out of the work area to the designated 
waste disposal site immediately after use. 
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7. Investigate and conduct an initial assessment of the situation (identify product, equipment involved, 
affected area, spill status, time at which spill commenced, cleanup activities, potential 
environmental effects): 

o The EM will conduct a site assessment to document details of the spill and support 
complete containment, cleanup, and remediation of the spill as deemed necessary. 

8. Complete the spill notification and reporting procedure as described in Section 7.12.4. 

o The EM will notify the applicable regulatory bodies of the spill. 

o Spill response reports will be submitted as soon as reasonably practical, with consideration 
given to the severity of the incident. 

Following spill response and clean-up, the Contractor will conduct a Spill Event Debriefing with the EM 
and on-site personnel. The debriefing will review the spill event timeline and actions leading up to, during 
and after the event, the response and its effectiveness, adverse environmental effects, further remedial action 
requirements, and lessons learned. 

7.12.4 Spill Event Reporting  
Reportable substances and quantities are listed in Table 2. Any spills, regardless of volume, which enter 
aquatic habitats the EM will stop work, and will immediately notify the Project Manager who is responsible 
for reporting to the Provincial Emergency Program (PEP) (contact details provided in Table 1). When 
verbally reporting a spill, the caller will provide the following information: 

 Name and contact number of the person and affiliation (i.e., company and position) initiating the 
call. 

 Name and contact number of the person and affiliation that caused the spill. 

 Location and time of spill. 

 Type and quantity of the spill. 

 Cause and effects of spill. 

 Details of remedial actions taken and/or proposed. 

 Description of spill location and surrounding areas. 

 Name of authorities and/or agencies responding to the spill location. 

 Name of other persons and/or authorities and/or agencies notified or to be notified of the spill. 

If there are any impacts to fish habitat or death of fish is observed, DFO must be advised immediately 
through the DFO-Pacific Observe, Record and Report phone line (toll free) at 1-800-465-4336. The 
Province of BC must be notified as well through the Natural Resource Online website: 
https://portal.nrs.gov.bc.ca. Significant emergencies should be reported to Emergency Management BC 
(EMBC). 
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Table 2. Substances and Reportable Quantities According to the Transportation of Dangerous Goods 
Act and Hazardous Waste Regulations 

Class Substance Quantity 

1 Explosives 50 kg, or any quantity that could 
pose a danger to public safety 

2.1 Flammable Gases 10 kg 

2.2 Non-flammable and Non-toxic 
Gases 10 kg 

2.3 Toxic Gases 5 kg 

3 Flammable Liquids 100 litres (L) 

4 Flammable Solids  25 kg 

5.1 Oxidizing Substances  50 kg or 50 L 

5.2 Organic Peroxides 1 kg or 1 L 

6.1 Toxic Substances 5 kg or 5 L 

6.2 Infectious Substances 
1 kg or 1 L, or less if the waste 
poses a danger to public safety or 
the environment 

7 Radioactive Materials  Any quantity that could pose a 
danger to public safety 

8 Corrosives  5 kg or 5 L 

9 
Miscellaneous Products, Substances 
or Organisms as defined in section 
2.43 of the Federal Regulations 

25 kg or 25  

- Waste containing dioxin  
1 kg or 1 L, or less if the waste 
poses a danger to public safety or 
the environment 

- Leachable toxic waste  25 kg or 25 L 

- Waste containing polycyclic 
aromatic hydrocarbon 5 kg or 5 L 

- Waste asbestos  50 kg 

- Waste oil 100 L 

- Waste that contains a pest control 
product  5 kg or 5 L 

- PCB wastes 25 kg or 25 L 

- Waste containing 
tetrachloroethylene 50 kg or 50 L 

- Biomedical waste  
1 kg or 1 L, or less if the waste 
poses a danger to public safety or 
the environment 

- Hazardous waste as defined in 
section 1 of the Hazardous Waste 

25 kg or 25 L 
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Regulation and not covered under 
items 1 to 22 

- 
Any substance, not covered by the 
above items, that can cause 
pollution 

200 kg or 200 L 

- Natural gas 10 kg 

7.13 Construction Equipment and Operations 
A number of BMPs are applicable to this project regarding operation of construction equipment: 

 Vehicles and equipment, including their hydraulic fittings, will be inspected daily to verify they 
are in good condition and free of leaks, and excess oil or grease. 

 Heavy equipment working in and near sensitive environments should be clean, in good working 
order and, if practicable, use biodegradable lubrication and hydraulic fluids. 

 Construction materials should meet or exceed currently accepted environmental standards. 

 The work site and equipment must have emergency spill kits available (pads, sorbent booms, etc.). 
The kits shall be suitable for the quantities and types of material stored at the site and shall contain 
sufficient materials to contain any leaks from cables that are accidentally damaged or cut. Site 
personnel will be trained in the proper use of the kits in case of a spill.  

 Maintain all equipment in clean working order to reduce risk of spills and leaks. 

 Where practicable, equipment will be parked on level ground and secured with wheel chocks and 
parking brakes at the end of shift. 

 Light pollution will be reduced by pointing lights down and placing light sources as close to the 
work area as possible.  

7.14 Waste Management 
All debris and deleterious substances associated with the project activities shall be appropriately contained 
in the immediate work area, collected, and disposed of in accordance with all applicable legislations, 
guidelines and BMPs. The following sections describe management BMPs for non-hazardous and 
hazardous waste, respectively. 

7.14.1 Non-Hazardous Solid Waste Management 
Non-hazardous solid wastes shall be sorted into separate, clearly labelled bins and recycled if appropriate. 
Recyclable wastes include cardboard, wood, metal, and approved plastics. Non-hazardous, non-recyclable 
wastes shall be included as general refuse and disposed of at the local landfill. 

Waste material generated during construction will be handled using industry-accepted BMPs such as: 

 Waste disposal containers are to remain within the designated contractor laydown areas. 

 Where practical, the segregation of recyclable materials before transport to the appropriate facility. 

 Waste materials must be secured to prevent the development of leachate from material contact 
with rain and surface water (e.g., lids on waste disposal containers, poly sheeting lining of storage 
sites). 
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 Municipal waste, including any food waste, should be stored in containers with a secured lid to 
avoid attracting wildlife. 

 Removal of waste materials should be done on a regular basis to prevent buildup on waste and to 
prevent potential wildlife encounters. 

7.14.2 Hazardous Waste Management 
Hazardous Substances and Hazardous Products used on site will be transported, stored, removed, and 
disposed of in accordance with Hazardous Waste Legislation Guide (BC MOE, 2005) and according to any 
and all other relevant legislation. 

Hazardous materials may include any controlled or hazardous substances used on the Site including, but 
not limited to, asbestos, fuels, used fuels, oils, oil filters, greases, bitumen’s, lubricants, solvents, cement, 
paints, solvents, batteries, cleaners, dust suppressants, PCBs, and used spill cleanup materials. 

Hazardous waste that is spilled could affect surface water quality, air quality, fish habitat, or wildlife habitat. 
Prevention of such occurrences is best undertaken by conformance with BMPs and spill prevention 
measures (e.g., secondary containment, spill kits). All hydrocarbon products and other hazardous wastes 
potentially present during project activities will be identified and the associated Workplace Hazardous 
Materials Information System (WHMIS) and SDS made available to all construction team members. 
WHMIS labels must be on all controlled materials and the materials must be stored in appropriate 
containment. 

Hazardous waste generated by contractors must be stored and handled according to the BC Hazardous 
Waste Regulation. For temporary storage on site, this will include: 

 Covered containment using approved containers. 

 Isolation from flammable and combustible materials (> 10 m). 

 Proper labelling, inventory, and documentation. 

 Storage at least 30 m away from storm drains or waterbodies. 

Bringing hazardous waste onto the Site is strictly forbidden (e.g., waste lead-acid batteries, motor oil) and 
the Contractor is not permitted to perform equipment maintenance onsite which can generate hazardous 
waste (e.g., waste oil, hydraulic fluid, lead-acid battery replacement). Contractors are expected to use 
licensed waste carriers and authorized disposal facilities only. 

All hazardous wastes shall be transported off-site with appropriate manifesting and record keeping for 
transport and disposal of Hazardous Wastes in accordance with provincial regulations, if applicable. Any 
manifests should be kept onsite and provided to the project owner and made available to the EM upon 
request.  
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8.0 CLOSURE 
We appreciate your business! Should you have any questions or concerns please do not hesitate to contact 
the undersigned.   

Prepared by LEGACY:    Reviewed by LEGACY: 

         
Jen Gendall, R.B.Tech.     Laura White, R.P.Bio., Ph.D. 
Environmental Scientist     Marine Biologist  
250.415.3473      604.379.2251    
jgendall@legacyenv.ca     lwhite@legacyenv.ca  
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10.0  STATEMENT OF LIMITATIONS  
LEGACY completed this Report for Silva Bya Marine Resort (Client) in a manner consistent with the level 
of care and skill normally exercised by environmental science professionals practicing under similar 
conditions in BC at the time the Report was completed. No warranty, expressed or implied, is given 
concerning the presence, absence, type or level of contamination at the Site. The evaluation and 
interpretation of the information contained in this Report is based on the actual data obtained at the time 
under the conditions encountered during the performance of the work and may vary, despite the use of due 
professional care. Any conclusions and recommendations provided are based upon applicable legislation 
existing at the time the Report was completed. Any changes in the legislation may alter the conclusions 
and/or recommendations made by LEGACY. 

This Report shall not create any rights or benefits to parties other than Client and LEGACY. No third party 
shall have the right to rely on LEGACY opinions rendered in connection with this Report without 
LEGACY’s written consent.  Any use that a third party makes of these opinions, or any reliance on or 
decision made based on this Report, will be at such third party’s sole risk without liability to LEGACY. 
LEGACY accepts no responsibility for damages, if any, suffered by any third party as a result of decisions 
made or actions taken based on this report or opinions. 
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Site Context 

   LOCATION 

 
Legal Description LOT 1 SECTION 5 GABRIOLA ISLAND NANAIMO DISTRICT PLAN EPP90534 

PID 030-792-606 

Civic Address 3383 South Road, Gabriola 

 
LAND USE 

 
Current Land Use Marina and moorage, sea plane dock including gasoline, shipyard. 

Surrounding Land Use Residential, institutional (church), Tourist Commercial (Page’s Resort) 

 
HISTORICAL ACTIVITY 

 
File No. Purpose 

  GB-BP-2021.16 
GB-BP-2021.24 
GB-BP-2021.33 
GB-BP-2021.35 
GB-BP-2021.63 
GB-BP-2022.18 
GB-DP-2021.2 
GB-DP-2020.2 
GB-BP-2018.1 
GB-BP-2021.16 
GB-BP-2021.24 
GB-BP-2021.33 
GB-DP-2020.2 
GB-RZ-2003.1 
UN-RZ-1985.1 

Closed - various 
Closed - various 
Closed - various 
Closed - various 
Closed - various 
Closed - various 
Closed - Amendment to previous DP 
Closed –Shipyard building demo and stores deck reconstruction, dock piles 
Closed – not constructed 
Closed – demolition of stores deck and shipyard building (DP application) 
Closed – upland resort development 
Closed - upland resort development 
Closed - demolition of stores deck and shipyard building 
Closed 
Closed 

 
POLICY/REGULATORY 

 

Official Community Plan 
Designations 

Commercial (Tourist) 

Land Use Bylaw Tourist Commercial 1 (TC1) 
Other Regulations DPA 4 – Flat Top Islands Area 

Covenants 391165G 
391166G 
90132G 
DF43106 
FB403173 

Bylaw Enforcement GB-BE-2018.2 (land use) 

 
SITE INFLUENCES 

 
Islands Trust Conservancy No referral to the Islands Trust Conservancy is required for the DP. 
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Regional Conservation Strategy The proposal is not contrary to or at variance with the ITC RCP. 
Conservation of the Gabriola LTA is a high priority within the context of the 
RCP. 

Species at Risk Masked/secure occurrence  

Sensitive Ecosystems Young Forest primarily, with occurrences of Douglas-fir - Shore Pine – 
Arbutus. No SEI occurrence within DP works area. 

Hazard Areas Moderate/High risk steep slope along foreshore bank at natural boundary. 

Archaeological Sites See staff report 

 

Climate Change Adaptation 
and Mitigation 

Potential includes sea level rise impacts to all marine and nearshore 
Structures, emissions from vehicle/boat launch traffic. 

Shoreline Classification Sediment Shoreline - Boulder/Cobble 

Shoreline Data in TAPIS “Altered” 
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   DPA 4 - FLAT TOPS ISLANDS AREA GUIDELINES 
 

Guideline 
 

Complies 
 

Planner Comments 

F.4.2.1 There shall be no disturbance of the 
vegetation or use of chemicals within 30 metres 
of the natural boundary of the sea except in 
accordance with any conditions 
specified in the permit. 

yes Works subject to DFO measures and authorization. See MEA 

report Spill Prevention section 7.12 and Sediment/Erosion 

Control measures section 7.7. Foreshore and immediately 

adjacent upland consists primarily of altered/filled areas and 

marine foreshore habitat. 

F.4.2.2 Garry oak meadows and similar 
indigenous species shall be identified and 
their habitats protected from disturbance. 

yes No Garry oak meadows or similar within project area as proposed 
works are within previously developed foreshore and below 
natural boundary. 

F.4.2.3 There shall be no alteration or 
disturbance which would cause a negative 
impact to the foreshore habitat. 

yes See MEA Report section 7 - Mitigation Measures (Fish and Fish 
Habitat). Also subject to DFO requirements. 
 

F.4.2.4 Buildings shall be integrated with the 
surrounding landscape and sited to minimize 
removal of vegetation. 

yes No new buildings proposed. One removed from upland area 
outside DPA. 

F.4.2.5 Other than within existing marine lease 
areas, applicant shall provide an assessment of 
environmental impacts and mitigation 
measures, prepared by a qualified professional, 
prior to any expansions or new 
developments. 

yes MEA report by Legacy Environmental has been provided. 

F.4.2.6 Existing trees and vegetation shall be 
retained along the upland area and adjacent to 
the foreshore in order to maintain the 
habitat and prevent erosion. 

yes No native vegetation removal is proposed. Foreshore and 
immediately adjacent upland consists primarily of altered/filled 
areas and marine foreshore habitat. 

F.4.2.7 Septic systems shall not be constructed 
within 30 metres of the natural boundary of 
any watercourse (including a 
body of water or the sea). 

yes No septic system as part of project works/within DPA. 

F.4.2.8 Areas subject to flooding shall be subject 
to a 15 metre setback unless waived 
by the Ministry of Environment. 

n/a Project works below natural boundary, no buildings proposed as 
part of ramp structures.  
 

F.4.2.9 Where this area includes trees that 
bear the nests of eagles or other species of 
birds, a buffer area around each nest tree 
should be left undisturbed. The size of the 
buffer should be determined prior to 
development by a qualified professional, with 
advice from the Ministry of Environment or the 
Canadian Wildlife 
Service. 

n/a No currently mapped raptor nests on foreshore. Provincial 
regulations and Species at Risk Act apply for any unmapped 
nests. 
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The shipway at Silva Bay Marine Resort (SBMR) is an important access point for recreational boaters in 
the region (Photo 1). Surrounding land and water uses include residential properties and recreational 
boating and fishing. The shipway comprises three steel rails and a steel ship cradle that raises/lowers boats 
via an electric cable winch (Photo 1 and 2). A cast-in-place concrete retaining wall transitions from the 
upper intertidal down to the lower intertidal where it transitions to a concrete lock block retaining wall 
(Photo 3). 

SBMR is proposing removal of the existing rails and cradle to create a boat launch. In 2023, a condition 
assessment of the boat launch was completed by Emerald Sea Surveying Ltd. at the site that highlighted 
that repairs were required to maintain the functionality of the existing infrastructure (Emerald Sea 
Surveying, 2023).  

 

Figure 1. The Project Site showing the shipway delineated in yellow. 
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Photo 1. The shipway from the upper intertidal, looking east. 

 

Photo 2. An overview of the shipway area as viewed from the upland, looking east towards the 
intertidal and subtidal areas. 
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Photo 3. Existing cast-in-place and lock block concrete retaining wall on the north side of the shipway. 

Project Description 
The proposed repair work will replace the existing shipway structure with new installations for the boat 
launch. Project activities will include:  

• Dismantling the existing lock block wall, place geotextile material at the base and rebuild the lock 
block wall in the same footprint. 

• If and where required, place free drainage fill behind the lock block wall on the upland (car park) 
side. 

• Place granular fill on top of existing shipway ramp and place pre-cast concrete panels  
• Place geotextile material either side of the concrete ramp at ramp shoulder for rip rap underlay.  
• Rip rap placement: 

o ~242 m3 (over ~345.6 m2) to create ramp shoulders.  
o ~12.3 m3 (over ~24.6 m2) at toe of the offshore end of the boat launch. No excavation will 

occur. 
o Remove ~115 m3 existing rip rap at the base of the retaining wall (from an area ~46 m2) 

and replace when repairs are completed augmenting with an additional 12.5 m3 rip rap over 
an area ~18 m2. 

Work is anticipated to occur during the spring low tides in June 2024. 
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  Snuneymuxw  
   www.snuneymuxw.ca      

 

 
 

  Snuneymuxw First Nation, 668 Centre St., Nanaimo, B.C. V9R 4Z4 

Tel: 250-740-2300 / 1-888-636-8789    Fax: 250-753-3492    info@snuneymuxw.ca     
 

 First Nation  

January 15th, 2024 
 
To whom it may concern, 
 
RE: Silva Bay Resort and Marina AIA (0164-01) 
 
This Letter of Receipt is to notify your organization that Snuneymuxw First Nation 
(Snuneymuxw) has received the above captioned referral. In order to review referrals, 
including determining completeness of the referral package, we require a minimum 90-
day review period (Review Period) from the date of this Letter of Receipt. Our Nation 
receives a high volume of referrals on a daily basis, and we appreciate your patience.  
 
On December 23, 1854 at Xwsolexwel (Nanaimo harbour), the Snuneymuxw People and 
the Crown entered into the Snuneymuxw Sarlequun Treaty of 1854, a trade and 
commerce treaty that, among other things, preserves and protects Snuneymuxw lands, 
waters, and resources, villages and fields, harvesting and gathering, and the right to hunt 
and carry-on fisheries as formerly. The Council of Snuneymuxw has the authority to 
preserve and protect the Aboriginal and Treaty rights and title of Snuneymuxw, which are 
recognized and affirmed by Section 35 of the Constitution Act, 1982. Any potential impact 
to Snuneymuxw’s Aboriginal and Treaty rights and title requires our Nation’s free, prior, 
and informed consent. 
 
During the Review Period, Snuneymuxw will review the referral package. We may require 
further information from yourself, the government, the proponent and/or a related party.  
If you do not hear from Snuneymuxw within the Review Period, this does not constitute 
or imply Snuneymuxw support for this referral.  Depending on the referral package and 
the potential impact to Snuneymuxw’s Aboriginal and Treaty rights and title, we may 
require more time to review and respond appropriately. In some cases, there may be 
mitigating or accommodation measures that Snuneymuxw can consider or accept, but 
such arrangements must be the product of direct discussion and our free, prior, and 
informed consent. 
 
For any additional inquiries, feel free to reach out to our Referrals Clerk, Hannah Paulson, 
by email at landsclerk@snuneymuxw.ca. 
 
Sincerely, 
Referrals Clerk 
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File No.: GB-TUP-2024.1 
DATE OF MEETING: April 18, 2024 

TO: Gabriola Island Local Trust Committee 

FROM: Ian Cox, Planner 2 
Northern Team 

SUBJECT: Temporary Use Permit – Commercial Vacation Rental 

 Applicant: Allan Furlong 

 Location: 1760 Seymour Road, Gabriola Island 

RECOMMENDATION 

1. That the Gabriola Island Local Trust Committee approve issuance of Temporary Use Permit GB-TUP-
2024.1 for 30 months from the date of issuance.   

REPORT SUMMARY 

The Gabriola LTC is asked to consider application GB-TUP-2024.1 (Attachment 1), a Temporary Use Permit (TUP) 
to allow a commercial vacation rental (CVR) within a single family dwelling at 1760 Seymour Road. Staff analysis 
of the application suggests that it meets the guidelines for CVR TUP applications in the Gabriola Island Official 
Community Plan (OCP) and is recommending approval of the permit for a period of 30 months from the date of 
issuance. The applicant understands that in order to continue operating past November 1, 2024, they will need to 
comply with the provincial principal residence requirement under section 15 of the Short-Term Rental 
Accommodation Act per Gabriola LTC Resolution 2024-013. The application is coming forward as a result of bylaw 
enforcement action for operating without an approved TUP.  

BACKGROUND 

The applicant has submitted several professional letters and reports in support of the application per the OCP TUP 
guidelines as follows: 

 Well Test (Attachment 2) 

 Registered Onsite Wastewater Practitioner (ROWP) Letter of Assurance (Attachment 3) 

 Fire Department Home Inspection (Attachment 4) 

 Water Supply and Conservation Plan (Attachment 5) 

 Occupancy Permit (Attachment 6) 

 Guest Information (Attachment 7) 
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Figure 1. Subject Property Map 

 

ANALYSIS 

Islands Trust Policy Statement 

This application is not contrary to the Islands Trust Policy Statement. 

Official Community Plan: 

Temporary Use Permit Designations and Guidelines 
Designations 
a) Subject to the guidelines, Temporary Use Permits may be issued for: 

vii. commercial vacation rentals within areas designated on Schedule B as ‘Small Rural Residential’, 
‘Large Rural Residential’, ‘Forestry’, ‘Agriculture’ or ‘Resource’. 

An analysis of the OCP Guidelines for commercial vacation rental of single family dwellings is included as 
Attachment 8 of this report.  

Land Use Bylaw: 

B.6.3 Commercial Vacation Rentals 

B.6.3.1 All dwelling units, including secondary suites, are for residential use and any use for overnight 
accommodation on less than a monthly basis for monetary gain is prohibited except where a temporary 
use permit has been issued by the Local Trust Committee. 

The subject property is located within the Large Rural Residential (LRR) zone which does not permit commercial 
vacation rentals, thus a temporary use permit is being sought to allow the use. 

 

Issues and Opportunities 

Alignment with TUP Guidelines 
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The applicant has provided information to satisfy the TUP guidelines from the Gabriola Island OCP. This includes 
providing supporting information to show: 

 the existing well provides a sufficient volume of water for the proposed number of guests; 

 there is an adequate sewerage system; 

 there is off street parking for two vehicles; 

 the dwelling meets the fire code; 

 there is an on-island operations manager available 24 hours per day, 7 days per week. 

 

Principal Residence Requirement 

On November 1, 2024, all CVR operations on Gabriola must be conducted at the principal residence of the owner, 
per LTC Resolution 2024–013 opting in to the provincial principal residence requirement under section 15 of the 
Short-Term Rental Accommodation Act. The applicant has indicated that they intend to register 1760 Seymour 
Road as their primary residence, which would be confirmed after Islands Trust receives updated property 
information from BC Assessment. Any non-principal residence operation of CVRs after November 1 will become 
unlawful and any TUPs issued considered to expire, regardless of the validity period.  

First Nations 

The Islands Trust reviews all applications to ensure the preservation and protection of cultural heritage and 
archaeological sites. At this time, SFN does not require property owners to complete a referral process with their 
Lands Department for applications that do not involve ground disturbance or physical impact to known cultural 
heritage sites and values as part of CVR TUP applications. The applicant has provided prominent acknowledgment 
of Snuneymuxw First Nation at the beginning of the guest information sheet, though not as extensive as what has 
been requested by the LTC for some past applications.  

Notification 

In accordance with Section 494 of the Local Government Act and the Gabriola Island Development Procedure 
Bylaw No. 114, neighbours within 100m of the subject property must be notified of a TUP application and a notice 
must be published in the local newspaper. Notice of the proposed TUP was sent out to all property owners and 
occupants of properties within 100 metres of the subject property. A notice of the proposed TUP was published 
in the Gabriola Sounder newspaper. 
 
No correspondence has been received at the time or writing this report. Subsequent public comments received 
will be shared with the LTC and reported out at the LTC meeting on April 18th, 2024. 
 

Rationale for Recommendation 

Staff considers the information provided by the applicants to meet the TUP Guidelines outlined in Section 3.8 of 

the OCP and further, no public concerns have been raised regarding the proposed CVR use at the time of writing 

this report.  

ALTERNATIVES 

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

1. Request further information 
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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 further information prior to making a decision on 
Temporary Use Permit application GB-TUP-2024.1 [specify required information]. 

 

2. Impose additional permit conditions 

The LTC may choose to impose additional permit conditions in accordance with OCP guideline 3.8(h) 
(xvii) which states, “such other considerations as are deemed applicable with respect to a specific 
commercial vacation rental application.” Recommended wording for the resolution is as follows: 

That the following be made a condition of Temporary Use Permit application GB-TUP-2024.1 [insert 
condition(s)]. 

3. Deny issuance of the permit 

The LTC may deny the application. If this alternative is selected, the LTC should state the reasons for 
denial. Recommended wording for the resolution is as follows: 

That the Gabriola Island Local Trust Committee deny Temporary Use Permit application GB-TUP-2024.1 
for the following reasons [specify reasons]. 

NEXT STEPS 

Subject to concurrence with the staff recommendation on page 1 of this report, the TUP will be issued as presented 
in Attachment 1. After November 1, 2024, the applicant will need to comply with the Short-Term Rental 
Accommodation Act principal residence requirement per LTC Resolution 2024-13.  

Submitted By: Ian Cox, Planner 2 April 8, 2024 

Concurrence: Reneé Jamurat, RPP MCIP, Regional Planning Manager April 8, 2024 

ATTACHMENTS 

1. GB-TUP-2024.1 DRAFT 
2. Well Test 
3. ROWP Septic Assurance 
4. Fir Department Home Inspection 
5. Water Supply and Conservation Plan 
6. Original RDN Occupancy Permit 
7. Guest Information  
8. TUP Guidelines  
9. Public Notice 
10. Site Context 
11. Applicant Proposal Description  
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PROPOSED 

 

 

 

To: Dr. Allan Furlong Inc. 
  

1. This Permit applies to the land described below: 
 
PID 002-071-096 
LOT 10, SECTION 9, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 28494 
 

2. This Permit is valid for a period of 30 months from the date of issuance. 
 

3. Pursuant to Section 493 of the Local Government Act, this Permit is issued for the purpose of 
permitting the use of a commercial vacation rental within a dwelling on the subject property. 

 
4. The use may be carried out subject to the following conditions: 

 
4.1 the single family dwelling and subject property must maintain a residential appearance, 

and any existing vegetative screening or fencing must not be removed; 
4.2 parking for a minimum of two vehicles for the commercial vacation rental use must be 

provided on the property; 
4.3 the owner or an operations manager must reside on Gabriola Island and be available by 

telephone 24 hours per day, seven days per week. Any changes to contact information 
must be provided to the Islands Trust within seven (7) working days; 

4.4 neighbours within a 100 metre radius of the commercial vacation rental must be 
provided with at least one resident contact phone number, and a copy of the temporary 
use permit; 

4.5 information must be posted for guests pertaining to: noise bylaws, water conservation, 
fire safety, storage of garbage, septic care, First Nations historical use of the area, control 
of pets (if pets are permitted) and information to remind guests that they are in a 
residential area; 

4.6 a supply of water in the amount of 227 litres (50 imperial gallons) per paying guest must 
be provided for the duration of the permit; 

4.7 the maximum number of bedrooms in the dwelling unit for the commercial vacation 
rental is 3; 

4.8 the maximum number of guests that may stay in the commercial vacation rental is 2 per 
bedroom, for a maximum of 6 guests at any given time; 

4.9 the owner submit a copy of the property insurance for the subject property; 
4.10 the maximum number of signs advertising the commercial vacation rental is restricted 

to one, with a maximum area of 0.3 square metres, and is to be made of wood and not 
illuminated; 

4.11 the rental or provision of motorized personal watercraft to guests is prohibited; 
4.12 the use of recreational vehicles and camping for the overnight accommodation of guests 

is prohibited;  
4.13 the holder of the Permit will be responsible for any violation of the conditions of this 

Permit. For the purpose of investigating a complaint, the Islands Trust Bylaw 

 

 

GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
TEMPORARY USE PERMIT 

GB-TUP-2024.1 
1760 Seymour Road, Gabriola Island 
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PROPOSED 

 

 

Investigations Officer may enter the property between the hours of 9:00 am and 5:00 
pm on any day without prior consultation. 

4.14 The room labelled “family room” on the floor plan may not be used as a bedroom. 
 

5. 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. 
 

6. All in accordance with Schedule “A” – Subject Property and Schedule “B” - Site Plan attached 
to and forming part of this permit, as signed and dated by the Deputy Secretary of Islands 
Trust. 

 
7. This is not a Building Permit, nor does it relieve the Permittee from the need to secure all 

other approvals necessary for the proposed development. 
 

 
AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS __ 
DAY OF ______, 2024. 
 
 

_________________________ __________________________  
Deputy Secretary, Islands Trust   Date Issued 
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

GB-TUP-2024.1 
 

SCHEDULE “A” – Subject Property 
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
GB-TUP-2024.1 

 
SCHEDULE “B” – Site Plan 
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ATTACHMENT 8 – TUP GUIDELINES 

OCP Subsection 3.8(h) 

For commercial rental of single-dwelling residential units, when considering the issuance of a temporary use 

permit for a Commercial Vacation Rental, the following guidelines apply: 

Guideline Submitted Compliant? Planner Comments 

i. i. the Local Trust Committee should 
consider the cumulative effects on the 
neighborhood and Island of all the 
temporary use permits issued for 
commercial vacation rentals 

 

n/a 

TBD by LTC 

There are currently 6 active TUPs for CVRs. 

i. ii. the Local Trust Committee may consider 
issuance of a temporary use permit for 
commercial vacation rental if the proposal 
does not alter the residential appearance 
of neighbourhood 

 

Assessed 

from 

mapping. 

 

Included as a condition of the Permit. 

Condition 4.1 of Draft TUP 

ii. iii. the Local Trust Committee may require 
mitigating  measures to address 
neighbour concerns, such as screening 
and fencing; the Local Trust Committee 
may consider issuance of a temporary use 
permit for commercial vacation rentals in 
situations where the proximity of dwelling 
under consideration for a commercial 
vacation rental to a neighbouring dwelling 
is such that screening or fencing is 
practical or able to mitigate potential 
impacts or address neighbour privacy 
issues 

 

 

 

 

n/a 

Included as a condition of the Permit. 

Condition 4.1 of Draft TUP 

 

Subject residence set back from road and vegetative screening 

present. 

iii. iv. a temporary use permit respecting a 
parcel in the Agricultural Land Reserve 
shall require the approval of the 
Agriculture Land Commission prior to the 
permit being issued 

 

n/a 

 

n/a 

 

Not in the ALR. 

iv. v. the landowner should be required to 
provide a written plan for the supply of 
water for the duration of the permit in the 
amount of 227 litres (50 imperial gallons) 
per paying guest. 

 

 

 

 

 

Yes 

 

Yes 

 

Included as a condition of the Permit. 

Condition 4.6 of Draft TUP 

 

See staff report and attached Water Plan and 

Well Test report. 
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v. vi. the landowner should be required to 
provide proof that the property is able to 
accommodate a minimum of two vehicles  

Yes 

 

Yes Included as a condition of the Permit. 

Condition 4.2 of Draft TUP. 

 

Staff are satisfied from aerial imagery and site 

plan that there is adequate parking space for 

at least two vehicles on the subject property. 

vi. vii. the landowner should be required to 
provide documentation from a qualified 
professional that the septic tank has been 
inspected to show it is working properly 
and capable of supporting the proposed 
occupancy load  

Yes 

 

Yes See Staff Report and attached ROWP report in 

attachment 3. 

vii. viii. the landowner should be required to 
provide proof of an occupancy permit and 
written proof from a qualified 
professional that the dwelling meets the 
fire code. 

Yes 

 

 

Yes See Staff Report and attached RDN occupancy 

permit (attachment 6) and Fire Department 

Home Inspection (attachment 4). 

viii. ix. the owner or an operations manager 
should be required to reside on Gabriola 
and a condition of the permit should 
require that the owner or operations 
manager be available by telephone 24 
hours/day, seven days per week  

 

Yes 

 

Yes 

Included as a condition of the Permit. 

Condition 4.3 of Draft TUP.  

 

ix. x. a condition of the permit should require 
that the owners or operations manager 
must provide neighbours within a 100 
metres radius of the vacation rental with 
the manager’s phone number, and a copy 
of the temporary use permit 

 

 

n/a 

 

Included as a condition of the Permit. 

Condition 4.4 of Draft TUP. 

x. xi. a condition of the permit should 
require that the landowner posts for 
guests information on noise bylaws, water 
conservation, fire safety, storage of 
garbage, septic care and control of pets (if 
pets are permitted)  

Yes 

 

Included as a condition of the Permit. 

Condition 4.5 of Draft TUP and included in attachment 7. 

 

. 

xi. xii. a condition of the permit should 
restrict the maximum number of people 
that can stay to a maximum of two guests 
per bedroom 

 

n/a 

Included as a condition of the Permit. 

Condition 4.8 of Draft TUP. 
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This TUP request is for a 4-bedroom dwelling, so a maximum 

of 8 guests permitted at any given time. 

xii. xiii. a condition of the permit should 
restrict the maximum number of signs 
advertising the commercial vacation 
rental to one sign, with a maximum area 
of 0.3 square metres, be made of wood 
and not illuminated 

 

n/a 

Included as a condition of the Permit. 

Condition 4.10 of Draft TUP. 

xiii. xiv. a condition of the permit should 
prohibit the rental or provision of 
motorized personal watercraft to rental 
clients 

 

n/a 

Included as a condition of the Permit. 

Condition 4.11 of Draft TUP. 

xiv. xv. a condition of the permit should limit 
the number of bedrooms to: 

 a maximum of 4 on lots 2.0 
hectares or larger. 

 

 

Yes 

Included as a condition of the Permit. 

Condition 4.7 of Draft TUP. 

 

Subject property is 2.03 hectares. Applicant requesting rental 

of 4-bedroom house, therefore Draft TUP restricts number of 

bedrooms to 4. 

xv. xvi. a condition of the permit should 
prohibit recreational vehicles or camping  

 

n/a 

Included as a condition of the Permit. 

Condition 4.12 of Draft TUP. 

xvi. xvii. such other considerations as are 
deemed applicable with respect to a 
specific commercial vacation rental 
application. 

 

n/a 

 

TBD by LTC. 

xvii. xviii. the Local Trust Committee may 
require water metering. 

 

n/a 

 

TBD by LTC. 

xviii. xix. the Local Trust Committee may 
consider a professionally registered house 
inspector report if an occupancy permit is 
not available, indicating that the house is 
safe and appropriate for the proposed 
commercial vacation rental use and 
activities. 

 

 

n/a 

 

 

 

 

 

Occupancy permit provided by applicant in attachment 6. 

xix. xx. the Local Trust Committee may require 
the landowner to post information for 
guests about awareness and sensitivity to 
First Nation sites and artifacts. 

Minimal but 

present. 

TBD by LTC Included as a condition of the Permit. 

Condition 4.5 of Draft TUP. 

See attachment 7. 
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  NOTICE 
 GB-TUP-2024.1  
 GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
 

NOTICE is hereby given pursuant to Section 494 of the Local Government Act that the Gabriola Island Local Trust 
Committee (LTC) will be considering a resolution allowing for the issuance of a Temporary Use Permit. The 
proposed permit would apply to PID: 002-071-096, LOT 10, SECTION 9, GABRIOLA ISLAND, NANAIMO DISTRICT, 
PLAN 28494. This property is located at 1760 SEYMOUR RD, Gabriola Island, BC. 

The purpose of the proposed permit is to permit the operation of a commercial vacation rental within the principal 
single family dwelling on the subject property. The establishment of this use would be subject to the conditions 
specified in the attached proposed permit.  

The general location of the subject property is shown on the following map: 

 
 
A copy of the proposed permit may be inspected at the Islands Trust Office, 700 North Road, Gabriola Island, BC 
V0R 1X3 between the hours of 8:30 a.m. to 4:00 p.m. Monday to Friday inclusive, excluding statutory holidays, 
and on the Islands Trust website https://islandstrust.bc.ca/island-planning/gabriola/current-applications/ 
commencing April 4, 2024 and continuing up to and including April 17, 2024. 

Enquiries or comments should be directed to Ian Cox, Planner 2 at (250) 247-2207, for Toll Free Access, request a 
transfer via Enquiry BC:  In Vancouver 660-2421 and elsewhere in BC 1-800-663-7867; or by fax (250) 405-5155; 
or by email to:  northinfo@islandstrust.bc.ca before 4:00 p.m., April 17, 2024. 

The Gabriola Island Local Trust Committee may consider a resolution allowing for the issuance of the permit 
during the business meeting to be held at 10:30 am, April 18, 2024, at the Gabriola Arts and Heritage Centre. 
476 South Rd, Gabriola, BC.  

Written comments made in response to this notice will also be available for public review. 
 

Nadine Mourao, Deputy Secretary 
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PROPOSED 

 

 

 

To: Dr. Allan Furlong Inc. 
  

1. This Permit applies to the land described below: 
 
PID 002-071-096 
LOT 10, SECTION 9, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 28494 
 

2. This Permit is valid for a period of 30 months from the date of issuance. 
 

3. Pursuant to Section 493 of the Local Government Act, this Permit is issued for the purpose of 
permitting the use of a commercial vacation rental within a dwelling on the subject property. 

 
4. The use may be carried out subject to the following conditions: 

 
4.1 the single family dwelling and subject property must maintain a residential appearance, 

and any existing vegetative screening or fencing must not be removed; 
4.2 parking for a minimum of two vehicles for the commercial vacation rental use must be 

provided on the property; 
4.3 the owner or an operations manager must reside on Gabriola Island and be available by 

telephone 24 hours per day, seven days per week. Any changes to contact information 
must be provided to the Islands Trust within seven (7) working days; 

4.4 neighbours within a 100 metre radius of the commercial vacation rental must be 
provided with at least one resident contact phone number, and a copy of the temporary 
use permit; 

4.5 information must be posted for guests pertaining to: noise bylaws, water conservation, 
fire safety, storage of garbage, septic care, First Nations historical use of the area, control 
of pets (if pets are permitted) and information to remind guests that they are in a 
residential area; 

4.6 a supply of water in the amount of 227 litres (50 imperial gallons) per paying guest must 
be provided for the duration of the permit; 

4.7 the maximum number of bedrooms in the dwelling unit for the commercial vacation 
rental is 3; 

4.8 the maximum number of guests that may stay in the commercial vacation rental is 2 per 
bedroom, for a maximum of 6 guests at any given time; 

4.9 the owner submit a copy of the property insurance for the subject property; 
4.10 the maximum number of signs advertising the commercial vacation rental is restricted 

to one, with a maximum area of 0.3 square metres, and is to be made of wood and not 
illuminated; 

4.11 the rental or provision of motorized personal watercraft to guests is prohibited; 
4.12 the use of recreational vehicles and camping for the overnight accommodation of guests 

is prohibited;  
4.13 the holder of the Permit will be responsible for any violation of the conditions of this 

Permit. For the purpose of investigating a complaint, the Islands Trust Bylaw 

 

 

GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
TEMPORARY USE PERMIT 

GB-TUP-2024.1 
1760 Seymour Road, Gabriola Island 
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PROPOSED 

 

 

Investigations Officer may enter the property between the hours of 9:00 am and 5:00 
pm on any day without prior consultation. 

4.14 The room labelled “family room” on the floor plan may not be used as a bedroom. 
 

5. 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. 
 

6. All in accordance with Schedule “A” – Subject Property and Schedule “B” - Site Plan attached 
to and forming part of this permit, as signed and dated by the Deputy Secretary of Islands 
Trust. 

 
7. This is not a Building Permit, nor does it relieve the Permittee from the need to secure all 

other approvals necessary for the proposed development. 
 

 
AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS __ 
DAY OF ______, 2024. 
 
 

_________________________ __________________________  
Deputy Secretary, Islands Trust   Date Issued 
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PROPOSED 

 

GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

GB-TUP-2024.1 
 

SCHEDULE “A” – Subject Property 
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PROPOSED 

 

 

GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
GB-TUP-2024.1 

 
SCHEDULE “B” – Site Plan 
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Attachment 10 – Site 
Context 

Islands Trust 
Staff Report – GB-TUP-2024.1 1 

 

ATTACHMENT 10 – SITE CONTEXT 
 

LOCATION 
 

Legal Description LOT 10, SECTION 9, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 28494 

PID 002-071-096 

Civic Address 1760 Seymour Road 

Lot Size 5.02 acres (2.03 hectares) 

 
LAND USE 

 

Current Land Use 

 
Surrounding Land Use Residential/Resource Residential  

HISTORICAL FILE ACTIVITY 

None  No applications, see bylaw enforcement section below. 

   POLICY/REGULATORY 
 

Gabriola Island 

Official Community Plan 

No. 166, 1997 

The subject property is within the Large Rural Residential (RR) land use 

designation. See staff report and attachments for TUP Guideline info. 

Not within Development Permit Areas. 

Gabriola Island Land Use 

Bylaw No. 177, 1999 

 
 

The subject property is within the Large Rural Residential (LRR) zone. 

In the LRR zone, permitted principal uses include single family residential, and 

permitted accessory uses include a secondary suite on lots 2.0 ha or larger. 

Other Regulations Not within the Agricultural Land Reserve. 

No mapped Crown Leases, LTC Covenants; or Parks/Protected Areas 

Covenants None on Title. 

Bylaw Enforcement  GB-BE-2023.24 -  unlawful CVR use 

 

SITE INFLUENCES 
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Attachment 10 – Site 
Context 

Islands Trust 
Staff Report – GB-TUP-2024.1 2 

 

Islands Trust Conservancy (ITC) n/a 

ITC Regional Conservation Plan 

(2018-2027) 

The Regional Conservation Plan 2018-2027 estimated importance of habitat 

composition in the area of the subject property is MEDIUM. This application 

does not appear to be inconsistent or contrary to the goals and objectives set 

out in the ITC Regional Conservation Plan. 

Species at Risk None mapped. 

Sensitive Ecosystems Islands Trust Ecosystem Mapping (ITEM) and Sensitive Ecosystem Mapping 

(SEM) classifies the subject property as a Young Forest/Rural ecosystem. 

Hazard Areas Small area of Low Risk slope.  

Archaeological Sites Remote Access to Archaeological Data (RAAD) indicates that the subject 

property is not within 100 metres of a known archaeological site. 

Notwithstanding the foregoing, and by copy of this report, the owners and 

applicant should be aware that there is 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 

 Vehicle emissions, water, electricity commensurate with recreational travel 
use. 

Groundwater Vulnerability Islands Trust mapping indicates the subject property is in an area of 

moderately low aquifer intrinsic vulnerability and saltwater intrusion 

sensitivity. Subject property has no mapped TRIM or RAR-applicable 

watercourses or waterbodies. 
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  STAFF REPORT 

 

Islands Trust GB-TUP-2024.3 - Staff Report 1 

File No.: GB-TUP-2024.3 
 (Nassichuk & Griesdale) 

DATE OF MEETING: April 18, 2024 

TO: Gabriola Island Local Trust Committee 

FROM: Ian Cox, Planner 2 
Northern Team 

SUBJECT: Temporary Use Permit Renewal 

 Applicant: Erika Nassichuk & Robert Griesdale 

 Location: 1510 Barrett Road, Gabriola 

RECOMMENDATION 

1. That the Gabriola Island Local Trust Committee approve issuance of GB-TUP-2024.3, a renewal of GB-
TUP-2020.3, for a period of three years.  

At its regular business meeting on April 15, 2021, the Gabriola Island Local Trust Committee (LTC) approved GB-

TUP-2020.3 (Attachment 1) for the operation of a commercial vacation rental (CVR) within an existing single family 

dwelling on the subject property. GB-TUP-2024.3 (Attachment 2) requests that the LTC consider renewing the 

permit for a further three years per the Gabriola Land Use Bylaw TUP Guidelines. Staff is recommending issuance 

considering the letters of support from neighbouring property owners and that no formal concerns have been 

raised during the operation to date. See the applicants’ stated purpose for the renewal request in Attachment 3.  

 

Figure 1 - Subject Property Location 

ANALYSIS 

Islands Trust Policy Statement 

This application is not contrary to the Islands Trust Policy Statement. 
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Islands Trust GB-TUP-2024.3 - Staff Report 2 

Official Community Plan: 

 

Temporary Use Permit Designations and Guidelines 
Designations 
a) Subject to the guidelines, Temporary Use Permits may be issued for: 

vii. commercial vacation rentals within areas designated on Schedule B as ‘Small Rural Residential’, 
‘Large Rural Residential’, ‘Forestry’, ‘Agriculture’ or ‘Resource’. 

An analysis of the OCP Guidelines for commercial vacation rentals is included in Attachment 4. 

Land Use Bylaw: 

B.6.3 Commercial Vacation Rentals 

B.6.3.1 All dwelling units, including secondary suites, are for residential use and any use for overnight 
accommodation on less than a monthly basis for monetary gain is prohibited except where a temporary 
use permit has been issued by the Local Trust Committee. 

Issues and Opportunities 

The applicants provided documentation for the original application to satisfy the OCP TUP guidelines, including 
the following supporting information: 
 

- there is an adequate sewerage system installed; 
- there is off street parking for two vehicles; 
- the dwelling meets fire code; 
- the dwelling is safe to occupy; and 
- there will be an on-island operations manager available 24 hours per day, 7 days per week. 

 
Water supply 

In 2020, the applicant engaged Brian Strachan of Gabriola Waterworks to perform a well test to meet the TUP 
Guidelines for the original application. At that time, the well flow rate exceeded the requirement of the Guidelines 
for the proposed CVR use. The applicant has provided an email response to a request for an updated test to support 
the renewal permit, which states that the professional is of the opinion that the flow is unlikely to have changed 
since the original test. Staff suggested an update be performed to ensure this is the case, but ultimately the 
Guidelines could be considered to be satisfied, particularly as there has been no reported issue with the supply to 
date as part of the operation of the CVR. The applicants post water conservation signage in the rental residence 
for guests as well as in the Guest Information Package (Attachment 5).  

Principal residence requirement  

On November 1, 2024, all CVR operations on Gabriola must be conducted at the principal residence of the owner, 
per LTC Resolution 2024–013 opting in to the provincial principal residence requirement under section 15 of the 
Short-Term Rental Accommodation Act. The applicants have indicated that they recently registered 1510 Barrett 
Road as their primary residence, which would be confirmed after Islands Trust receives updated property 
information from BC Assessment. Any non-principal residence operation of CVRs after November 1 will become 
unlawful and any TUPs issued considered to expire, regardless of the validity period.  
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Islands Trust GB-TUP-2024.3 - Staff Report 3 

Notification 

In accordance with Section 494 of the Local Government Act and the Gabriola Island Development Procedure 
Bylaw No. 114, Notice of the proposed TUP was sent out to all property owners and occupants of properties within 
100 metres of the subject property and a notice of the proposed permit was published in the Gabriola Sounder 
(Attachment 6).  
 
No public correspondence was received at the time of this report as a result of the notification. Five (5) letters of 
support letter were provided by the applicants as part of the application materials (Attachment 7). 
 
Any additional comments received from the public following completion of this report will be shared with the LTC 
and reported at the LTC business meeting. 
 

First Nations 

The Islands Trust reviews all applications to ensure the preservation and protection of cultural heritage and 
archaeological sites.  

The applicant has provided clear and prominent information in their guest package about Snuneymuxw First 
Nation (SFN) (Attachment 5).  

At this time, SFN does not request property owners to complete a referral process with their Lands Department 
for applications that do not involve ground disturbance or physical impact to known cultural heritage sites and 
values as part of CVR TUP applications.  

Rationale for Recommendation 

Staff considers the information provided in the original and current renewal applications to meet the TUP 

Guidelines outlined in Section 3.8 of the OCP and further, the applicant has provided additional letters of support 

specific to the renewal request with no public concerns raised at the time of writing this report.  

ALTERNATIVES  

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

1. Request additional information  

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

That the Gabriola Island Local Trust Committee request [insert information] regarding GB-TUP-2024.3 prior 
to making a decision on issuance. 

2. Impose additional conditions 

The LTC may choose to impose additional permit conditions in accordance with OCP guideline 3.8 (h) 
(xvii). Suggested wording for the resolution is as follows: 

That the Gabriola Island Local Trust Committee approve issuance of GB-TUP-2024.3 for a period of 
three years subject to the following additional conditions: [insert condition(s)]. 

3. Deny issuance of the permit 

The LTC may deny the application. Recommended wording for the resolution is as follows: 
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Islands Trust GB-TUP-2024.3 - Staff Report 4 

That the Gabriola Island Local Trust Committee deny GB-TUP-2024.3 for the following 
reasons… [Insert reasons here].  

NEXT STEPS 

If the LTC resolves to issue the permit based on the staff recommendation found on page 1 of this report, the TUP 

will be issued for the period specified.  

Submitted By: Ian Cox, Planner 2 – Northern Team April 8, 2024 

Concurrence: Renee Jamurat, RPP MCIP, Regional Planning Manager April 8, 2024 

 

ATTACHMENTS 

1. GB-TUP-2020.3 
2. GB-TUP-2024.3 
3. Applicants’ Statement 
4. TUP Guidelines  
5. Water Signage & Guest Information Package 
6. Public Notice 
7. Letters of Support 
8. Site Context  
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PROPOSED 

 

 

 

To: Erika Nassichuk & Robert Griesdale 
 

1. This Permit applies to the land described below: 
 
PID 004-320-841 
LOT 14, SECTION 31, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 14914 
 

2. This Permit is valid for a period of three years from the date of issuance. 
 

3. This Permit is issued for the purpose of permitting a commercial vacation rental within the single 
family dwelling. 

 
4. The use may be carried out subject to the following conditions: 

 
4.1 the single family dwelling and subject property must maintain a residential appearance, 

and any existing vegetative screening or fencing must not be removed; 
4.2 parking for a minimum of two vehicles for the commercial vacation rental use must be 

provided on the property; 
4.3 the owner or an operations manager must reside on Gabriola Island and be available by 

telephone 24 hours per day, seven days per week. Any changes to contact information 
must be provided to the Islands Trust within seven (7) working days; 

4.4 neighbours within a 100 metre radius of the commercial vacation rental must be provided 
with at least one resident contact phone number, and a copy of the temporary use permit; 

4.5 information must be posted for guests pertaining to: noise bylaws, water conservation, 
fire safety, storage of garbage, septic care, First Nations historical use of area, control of 
pets (if pets are permitted) and information to remind guests that they are in a residential 
area; 

4.6 a supply of water in the amount of 227 litres (50 imperial gallons) per paying guest must 
be provided for the duration of the permit; 

4.7 the maximum number of guests that may stay in the commercial vacation rental is 2 per 
bedroom, for a maximum of 6 guests at any given time; 

4.8 the maximum number of bedrooms in the single family dwelling for the commercial 
vacation rental is 3; 

4.9 the owner submit a copy of the property insurance for the subject property; 
4.10 the maximum number of signs advertising the commercial vacation rental is restricted to 

one, with a maximum area of 0.3 square metres and not illuminated; 
4.11 the rental or provision of motorized personal watercraft to guests is prohibited; 
4.12 the use of recreational vehicles and camping for the overnight accommodation of  guests 

is prohibited;  
  

 

 
GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

TEMPORARY USE PERMIT 
GB-TUP-2024.3 
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PROPOSED 

 

 

 
4.13 the holder of the Permit will be responsible for any violation of the conditions of this 

Permit. For the purpose of investigating a complaint, the Islands Trust Bylaw Investigations 
Officer may enter the property between the hours of 9:00 am and 5:00 pm on any day 
without prior consultation. 

4.14 The holder of this permit must comply with all current orders of the BC Provincial Health 
Officer regarding the COVID-19 pandemic. Failure to do so may result in Islands Trust Bylaw 
Enforcement action. 
 

5. 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.  
 

6. All in accordance with Schedule “A” – Site Plan and Schedule “B” Record of Sewerage System, 
attached to and forming part of this permit, as signed and dated by the Deputy Secretary of 
Islands Trust. 

 
7. This is not a Building Permit, nor does it relieve the Permittee from the need to secure all other 

approvals necessary for the proposed development.  
 

AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS ____ 
DAY OF ____, 2024. 

 
 
_________________________   
Deputy Secretary, Islands Trust     Date Issued 
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

TEMPORARY USE PERMIT 
GB-TUP-2024.3 

SCHEDULE “A” Site Plan 
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
TEMPORARY USE PERMIT 

GB-TUP-2024.3 
SCHEDULE “B” Record of Sewerage System 
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           Feb 8, 2024 

Written description and proposed uses for GB-TUP-2020.3: TUP renewal application 

To whom it may concern: 

 

The purpose of this TUP renewal application is to allow us to continue to offer our 

recreational property as a short-term rental while we are not using the property 

ourselves.  

 

Throughout our time renting out our cabin as a short-term rental, we are proud to report a clean 

record with no bylaw violations or complaints. Our commitment to maintaining the property to 

high standards and fostering positive relationships within the community remains unwavering.  

 

On average, we rent out our property for 25 weeks annually, contributing to the local economy 

through guest expenditures. Utilizing an anonymous polling system over the course of one year, 

we found that our guests spend an average of $500 per week at local restaurants and shops, 

bolstering the economic vitality of the area and brining in an average of $12,500 a year to the 

local economy. We have an ongoing donation bin set up and we donate food items regularly to 

the food bank on Gabriola. Our family visits Gabriola for all holidays and as many long 

weekends as we can fit in; we value our time on the island and also spend our resources on 

Gabriola at shops and businesses we now love.  

 

Furthermore, we prioritize the engagement of local residents in the upkeep of the property. A 

dedicated team of Gabriola Island residents is employed to ensure the cleanliness and 

maintenance of the cabin between guests, reinforcing our support for the local workforce. 

In addition to this, we collaborate with a reputable island-based company for expert advice on 

tree management, including the removal of dead and diseased trees. Our adherence to Fire 

Smart principles underscores our commitment to property safety and environmental 

stewardship. 

 

Our guests have included local whale researchers dedicated to the conservation of the southern 

resident orca population, local Gabriola Island residents hosting wedding guests, diligent 

contractors engaged in on-island projects, and numerous other commendable individuals. 

We take pride in our ability to facilitate such varied and meaningful interactions within our 

community. Our commitment to maintaining our property as a short-term rental not only benefits 

our guests but also allows us to provide employment opportunities to local residents. 

Additionally, it affords us the privilege to enjoy our time on Gabriola whenever our schedules 

permit. 

 

Our rental listing adheres meticulously to all requirements stipulated for the granting of a 

Temporary Use Permit renewal. We have taken great care to ensure compliance with all 

relevant regulations and standards. 

 

Thank you for your attention to this matter. 

 

Sincerely, 

Erika Nassichuk and Rob Griesdale 
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OCP Subsection 3.8(h) 

The following is a breakdown of the application’s level of compliance with each TUP guideline, and a summary of 

how the draft permit addresses those guidelines.  

Guideline Planner Comments 

i. i. the Local Trust Committee should 
consider the cumulative effects on the 
neighborhood and Island of all the 
temporary use permits issued for 
commercial vacation rentals  

TBD by LTC 

There are currently no other active TUPs for commercial vacation 
rentals in this neighbourhood. 

i. ii. the Local Trust Committee may consider 
issuance of a temporary use permit for 
commercial vacation rental if the proposal 
does not alter the residential appearance of 
neighbourhood. 

Included as a condition of the permit 

Condition 4.1 of Draft TUP 

ii. iii. the Local Trust Committee may require 
mitigating  measures to address neighbour 
concerns, such as screening and fencing; 
the Local Trust Committee may consider 
issuance of a temporary use permit for 
commercial vacation rentals in situations 
where the proximity of dwelling under 
consideration for a commercial vacation 
rental to a neighbouring dwelling is such 
that screening or fencing is practical or able 
to mitigate potential impacts or address 
neighbour privacy issues  

Included as a condition of the permit 
 

Subject property and subject Single Family Dwelling well screened 
from road and neighbouring properties.  
 
 

iii. iv. a temporary use permit respecting a 
parcel in the Agricultural Land Reserve shall 
require the approval of the Agriculture Land 
Commission prior to the permit being 
issued  

 
 

N/A - Not in the ALR. 

iv. v. the landowner should be required to 
provide a written plan for the supply of 
water for the duration of the permit in the 
amount of 227 litres (50 imperial gallons) 
per paying guest. 

Included as a condition of the permit  
 

See staff report and attached well test information. 

TUP GUIDELINES

 Islands Trust

Staff Report – GB-TUP-2020.3 (Nassichuk&Griesdale)

Attachment 4
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Islands Trust     2 

v. vi. the landowner should be required to 
provide proof that the property is able to 
accommodate a minimum of two vehicles.  

 
 

 
 

 

vi. vii. the landowner should be required to 
provide documentation from a qualified 
professional septic tank has been inspected 
to show it is working properly and capable 
of supporting the proposed occupancy load  

  
 

  

 
 

vii. viii. the landowner should be required to 
provide proof of an occupancy permit and 
written proof from a qualified professional 
that the dwelling meets the fire code.  

 
 

 
 

 

 

viii. ix. the owner or an operations manager 
should be required to reside on Gabriola 
and a condition of the permit should 
require that the owner or operations 
manager be available by telephone 24 
hours/day, seven days per week.  

 
 

 
 

ix. x. a condition of the permit should require 
that the owners or operations manager 
must provide neighbours within a 100 
metres radius of the vacation rental with 
the manager’s phone number, and a copy 
of the temporary use permit.  

Included as a condition of the permit. 
 
See Condition 4.4 of Draft TUP. 

x. xi. a condition of the permit should require 
that the landowner posts for guests 
information on noise bylaws, water 
conservation, fire safety, storage of 
garbage, septic care and control of pets (if 
pets are permitted)  

 
 

 
  

 

Staff Report – GB-TUP-2020.3 (Nassichuk&Griesdale)

provides required information to guests.
See Guest Information attachment to staff report which 

Included as a condition of the permit.

Septic Filing to the draft TUP (see Staff Report).
system in July, 2019. Recommended add as Schedule "B" - 

  Drain Doctors performed repair and maintenance on the 

add
Related conditions included in permit and recommended 

property. Condition 4.2 ofDraft TUP.
permit indicates adequate parking areas on the subject 
The site plan included as Schedule "A" on the draft 

Included as a condition of the permit.

Condition 4.9 of the Draft TUP requires proof of insurance.

and attachment.
meets the requirements of the B.C. Fire Code. See Staff Report 
Volunteer Fire Department Chief, indicating that the residence 
applicant has submitted an inspection report by the Gabriola 
RDN has no records of occupancy permits prior to 1972. The 

inspection
No Occupancy Permit on RDN file/LTC could request building 

on-island contact.
Owner has provided 24 hour 
See condition 4.3 of Draft TUP. 

Included as a condition of the permit.
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xi. xii. a condition of the permit should restrict 
the maximum number of people that can 
stay to a maximum of two guests per 
bedroom.  

Included as a condition of the permit. 
 

Conditions 4.7 and 4.8 of Draft TUP. 

xii. xiii. a condition of the permit should restrict 
the maximum number of signs advertising 
the commercial vacation rental to one sign, 
with a maximum area of 0.3 square metres, 
be made of wood and not illuminated. 

 
 

  

xiii. xiv. a condition of the permit should 
prohibit the rental or provision of 
motorized personal watercraft to rental 
clients. 

 
 

 

xiv. xv. a condition of the permit should limit 
the number of bedrooms to: 

 a maximum of 3 on lots smaller 
than 2.0 hectares; and 

 a maximum of 4 on lots of 2.0 
hectares or larger 

 
 

 
 

 

xv. xvi. a condition of the permit should 
prohibit recreational vehicles or camping.  

 
 

 

xvi. xvii. such other considerations as are 
deemed applicable with respect to a 
specific commercial vacation rental 
application.  

 
 

 

xvii. xviii. the Local Trust Committee may 
require water metering  

TBD by LTC 

xviii. xix. the Local Trust Committee may 
consider a professionally registered house 
inspector report if an occupancy permit is 
not available, indicating that the house is 
safe and appropriate for the proposed 
commercial vacation rental use and 
activities. 

 
 

 
 

xix. xx. the Local Trust Committee may require 
the landowner to post information for 
guests about awareness and sensitivity to 
First Nation sites and artifacts  

 
 

  
 

 

Staff Report – GB-TUP-2020.3 (Nassichuk&Griesdale)

bedrooms   and Condition 4.8 of Draft TUP restricts to 3.
Subject property is less than 2 hectares. Applicant requests 3 

Included as a condition of the permit.

  

Included in permit condition 4.5
Currently not included in guest info package. 

Condition 4.10 of Draft TUP.

Included as a condition of the permit.

Condition 4.11 of Draft TUP.

Included as a condition of the permit.

Draft TUP Condition 4.12

Included as a condition of the permit.

permit as septic Schedule “B” and related conditions.
Additional condition recommended to be added to draft 

TBD by LTC

insurance proof. LTC could require building inspection.
Condition 4.9 of the Draft TUP requires property 
Staff consider the fire department inspection to satisfy. 

TBD by LTC
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RELM Cottage – Gabriola 
Island 

GUEST INFORMATION 
BOOK 
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Address: 1510 Barrett Road 
 
Parking: There is room in the driveway for 3-4 vehicles. There is a front gate that 
will be closed when you arrive. Feel free to leave it open for the duration of your 
stay.  

 
Door Code: You will be given a door code prior to your arrival. Please do not give 
this door code out to anyone other than guests in your party.  

 

WIFI: Network ID: GRIESDALE 
Password: 6046494667 

 

NO SMOKING AT ANY TIME. DOGS ARE PERMITTED IF PRE-APPROVED IN THE 
RENTAL AGREEMENT. 

 
Noise: Quiet time is between 10pm to 8am. This is a quiet neighborhood. 

Please respect the neighbors. At no time will loud parties, yelling, dogs 

barking or loud amplified music be tolerated. Noise like this is in 

contravention of the RDN Noise By-law. The bylaw is the last page of this 

document for your reference.  

 

Fire Safety: The cabin is equipped with a fire extinguisher in the kitchen and 

smoke detectors in the main common areas. Please keep the areas in front of 

all the bedroom windows clear for egress in case of emergency. No beach 

fires permitted at any time. 

 

Check-in Time:   4 PM (to ensure the cabin is clean for your arrival, no early 

check in.) 

Check-out Time: 11 AM (please see ‘Check-Out’ page for more details) 
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CONTACT INFORMATION 
 
Owners (Rob and Erika)……….…………………………………604.649.4667 or 604.764.0199 
(For questions about the Unit) 
 
24 hour Emergency – On Island Contact – Julia Sangsara                 250.618.6241 
 
Medical Services 
Gabriola Medical clinic ……………………………………………………..     250.247.9922 
Open Monday to Friday 9am – 4pm 
 
Police Services (non-emergency) 
RCMP (Police) ......................................................................      250.247.8333 
 
Transport 
Gabriola Taxi……………………………………………………………………...      250.247.0049 
 
Restaurants  
Woodfire……………………………………………………………………………              250.247.0095 
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WATER CONSERVATION 
 
Water conservation is very important worldwide, but particularly important on 
Gabriola Island. Water at the cabin is supplied by a private well on the property. 
Water is a finite resource and we must be careful to always conserve this 
important resource. We have made many changes to the cabin in order to 
conserve water including: installing low flow toilets and a low flow shower head, 
removing ornamental plants and allowing native vegetation to grow. We planted 
native seed mixes in the open areas and we do not water any of the vegetation on 
the property. The open spaces are left to go dormant in the hot summer months. 
The entire island is supplied by wells that are connected to an underground 
aquifer. While the aquifer recharges over the rainy months, we need to be careful 
to conserve water at all times to ensure it recharges and to reduce the risk of 
neighboring wells running dry. This shared resource must be protected. 
Conserving water helps the environment and everyone who lives and recreated 
on Gabriola Island.  
 

We are asking that you do your part to conserve water. 
 
Please do not take long showers and only run the dishwasher and washing 
machines when the loads are full. We have provided a large drying rack to dry any 
wet beach towels so that they can be reused. Please only clean towels and sheets 
when it is absolutely necessary to do so. Please do not water any of the 
vegetation on the property. 
 
The water for the cottage is safe for drinking and is tested annually. All filters are 
changed on an annual basis. 
 
Thank you in advance for doing your part to conserve water on the island. If we 

all do our part, this resource will be available to all who live on and visit this 
lovely island. 
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This sign is up at each faucet in the cabin and in the laundry room: 
 

Please conserve water at all times. 

 

Do not run the taps unnecessarily. 

Do not do laundry or run the dishwasher if the loads are not full. 

Do not take long showers. 

Do not water any vegetation. 

Do not clean sheets or towels unless necessary. 

Please use the drying rack for wet towels that do not need washing. 

 

Water on Gabriola Island is fed from wells. This resource is finite and must be 
conserved. Please be aware of water usage at all times to protect this important 

resource for people and the environment. 

 

Thank you for doing your part! 

158



 

FIRST NATIONS 
 

Welcome to our home which is located in the unceded territory of the Coast 
Salish people. Gabriola Island is part of the Snuneymuxw First Nation and their 
main places of residence are on Vancouver Island near the city of Nanaimo. 
However, their traditional territory included Gabriola Island as well as other sites 
on the east coast of Vancouver Island, the Gulf Islands and into the Fraser River 
near Vancouver, BC. Their language is the Hul’qumi’num language and their 
presence on these lands has been more than 5000 years. There is one unoccupied 
reserve on Gabriola and many sites of cultural importance. 
 
The Snuneymuxw First Nation is one of the largest Nations in B.C. with a 
population of over 1,700 people. They are one of the few Nations that have a pre-
Confederation treaty with the Crown, the Treaty of 1854. Unfortunately, it has 
been systematically undermined and as a result they currently live on the smallest 
reserve land base per capita of any First Nation in British Columbia. 
 
In this context, the Snuneymuxw First Nation is striving to create opportunities to 
fulfill their potential as a Nation. Please be respectful of the historical presence of 
the Snuneymuxm people as you enjoy your visit to our home and Gabriola Island.  
 
For additional information, please follow this QR code to a link to the 
Snuneymuxw First Nation website: 
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PROPERTY INFORMATION 
 

BBQ and Firetables 
Propane for the bbq and square fire table is included in the rental. The BBQ and 
the square fire table are run off the large tanks and the long fire table is run off of 
the small white bottle in the yard. The small white bottle may be empty, but can 
be filled at the co-op gas station. There is a shut off for the large tanks mounted 
to the deck below the bbq from the yard side. If the propane is not flowing, check 
that the shut offs are turned on. 
 
For the long fire table, remove the plywood cover for the duration of your stay. It 
is there to keep debris out of burner. The firepit has and on/off key at the end of 
it to control the flow of propane. Once the propane tank is turned on, turn the 
on/off key to the left and hold the bbq lighter above the middle of the glass 
trench until it lights. Us the key to adjust the flame height. The propane tank is 
located at the bottom of the deck stairs to the yard. Please keep the flame to 
about 6”-8” max for safety.  
The fire table under the covered area has a built in igniter. See photo below for 
lighting instructions: 
 

 
 
Washer and Dryer 
The washer and dryer are located in the shed by the driveway. The code to the 
laundry room is 0101. Laundry soap is located on the shelf about the units. Please 
do not to laundry until you have a full load to wash to help us conserve water. 
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Coffee Maker 
Feel free to use any coffee pods that have been left. Please remove the pods after 
each use to keep the coffee maker clean for the next use. There is also a drip 
coffee maker, filters and coffee on the top shelf in the cabinet to the right of the 
fridge.  
 
TV’s 
Use the black remote that is marked ‘Shaw’ at the bottom. Power button is at the 
top right to turn the cable box on. 
If no picture comes up, use the input button on the LG (main) Sharp (bedroom) 
remote to select the source: 
 
•HDMI 1 is for the Cable box 
•HDMI 2 is for the Apple TV (main TV only) 
 
For TV channels hit the ‘Guide’ button to see what channels are available. Use the 
arrows to scroll up and down in the channels and the “OK” button to select the 
channel. 
 
Apple TV (on main tv only) and Netflix 
You will need you own ID accounts to access the features of the Apple TV and 
Netflix. If you use the Apple TV or Netflix during your stay **MAKE SURE TO LOG 
OFF OF YOUR ACCOUNT BEFORE YOU LEAVE** otherwise the next guests may get 
access to your account to use while at the house. 
 
For Netflix, on the TV input setting (HDMI 1), hit the “Netflix” button on the LG 
remote. To get back to TV, hit the guide button on the Shaw remote. 
 
Front Door Keypad 
A code will be emailed to you prior to your arrival. Please do not give out the code 
to people outside of your group. To unlock the door, push the “Yale” button to 
illuminate the keys and punch in the 4 digit code and the check mark and the door 
will unlock. To lock the door, hit the “Yale” symbol to lock the door.  
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Security Cameras 
We have 3 security cameras set up around the cabin. One on the front porch and 
two on the back deck. For your own privacy, unplug the cameras to turn them off 
but please plug them back on at checkout. They are plugged into outlets by the 
front door and at the top of the three stairs to the yard.  
 
Sound System (Sonos) 
The music is controlled by the iPad in the living room. Use the Sonos app to pick 
your music and select the location to listen to it. Feel free to create your own 
playlists if you want, but please do not delete any existing ones.  
 
Fireplace 
The easiest way to heat the cabin is with the propane fireplace. There is a remote 
control. The top button will turn it on, and use the round arrow button to adjust 
the flame. There are also instructions on the back of the remote. 
 
***Please turn off the fireplace when you check out*** 
 
Deck Heater 
There is an infrared heater on the deck. The switch on the pole behind the couch, 
top right switch. Press the button once to turn it on and once again to turn it on. 
It takes a few minutes to heat up, but if you turn it off once hot, let the element 
cool down fully before turning it back on. Please remember to turn it off after use, 
but it will automatically turn off at midnight. 
 
Outdoor sofa 
The larger outdoor sofa has a cover to protect it from the rain. You do not need to 
use the cover, but we recommend putting it back on in case of rain to keep it dry 
for the next time you want to use it. The green cushions and cushions for the 
Adirondack chairs are stored inside when not in use. 
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Heating and Cooling 
The easiest way to heat the cabin is with the propane fireplace. There is a remote 
control. The top button will turn it on, and use the round arrow button to adjust 
the flame. There are also instructions on the back of the remote. 
There cottage also has a heatpump for heating and cooling. Use the mode button 
to scroll between “heat” and “cool” then use the up and down arrows to select 
the temperature up or down. There are also baseboard heaters in the bathrooms 
and bedrooms with thermostat knobs on the baseboards. The living room also has 
a wall-controlled heater in the floor by the front window. It can be turned up and 
down with the thermostat by the main bathroom.  Please turn down all the 
heaters at checkout.   
The queen bedroom has a thermostat for the baseboard heater and the king and 
kid rooms have free standing oil heaters available in each room.  
 
Beach Chairs and toys 
The laundry shed has beach chairs and a bin of beach toys for you to use. Please 
return them after use.  There are also 2 kids Kayaks in the large shed in the side 
yard along with kids’ life jackets. Do not use them without life jackets. If you take 
them down to the beach, please bring them back up.  
 
Towels and Bedding 
There is spare bedding located in the bins and or bottom dresser drawers in each 
room should you need more. There are towels in the cupboard in the bathroom. 
There are separate towels for the bathroom, the beach and dogs and are labelled 
accordingly in the cupboard.  
 
Pets 
We do allow dogs as long as you have been preapproved to bring them along. 
Please make sure you clean up after your dog in the yard. There are dog towels in 
the bathroom to dry them off before you bring them inside. Please do not allow 
your pets on the furniture or leave your dog unattended inside cottage or in the 
yard if you are not on the property.  
 
Septic System 
The septic system was recently installed in the side yard of the cabin and there 
shouldn’t be any issues. Please do not flush anything other than toilet paper down 
the toilets. Throw any other items into the garbage. 
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Garbage and Recycling 
The two grey garbage bins are located in the carport which is connected to the 
cabin. The large blue recycling bin and the green food waste bin are located 
outside of the front door. Please put recycling that cannot be returned for refunds 
into the blue bin. No glass is permitted in this bin but there is a box in the carport 
for glass containers that cannot be returned for refunds. If you are here for a 
longer stay, please put these bins (garbage, recycling and food waste) out on 
garbage pick-up days – there is a schedule posted on the fridge. 
In the carport you will find bins marked for: cans, wine bottles and plastic 
beverage containers. We refund these items and donate the proceeds to 
PetFriends Gabriola. There is signage about where to put what in the carport. 
For shorter stays, feel free to put all of the recycling into the three small bins right 
on the front porch and we will sort them for you after your stay. 
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CHECK OUT INFORMATION 
 
Before 11 am on the day of departure 
please take care of the following items: 
 
 
• Please leave the cottage neat and tidy and 
turn all lights off upon departure 
 
• Make sure you have not left any personal 
possessions behind & check that all clothes 
have been removed from washer/ dryer, lock 

the laundry room and put the key back. 
 
• Please ensure the thermostats throughout the unit are turned down to 10c (can 
be lower or off in the summer months)  
 
• Load and start the dishwasher with any kitchen items that have been used and 
put it on. 
 
• Remove all garbage and recycling and put in designated garbage area. Do not 
under any circumstances leave garbage outside as it will attract wildlife. 
 
• Place used towels in the bathtub / shower and don’t make the beds on the last 
day. 
 
• Please check that the patio doors are locked, all windows are closed & the front 
door is locked behind you. 
 
• If you used Netflix on the Apple TV, please log off of your account. 
 
• Please make sure the outdoor cushions in the yard have been removed. In the 
Fall/Winter, replace the outdoor sofa covers.  
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RESTAURANTS 
There are many restaurants available for your dining pleasure.  

Here is a list of the Top 6 restaurants as rated on Trip Advisor – Jan 2020  
 

1. Woodfire Restaurant and Catering  

2. Mad Ronas Coffee Cafe 

3. The Sunset Lounge Dining Bar 

4. Silva Bay Restaurant and Pub - **Closed – Reopening in 2023** 

5. Wishbone 

6. Skol Pub 
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RDN NOISE BYLAW 
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Water Conservation 

Signage: 

 

Please conserve water at all times. 

Do not run the taps unnecessarily.  

Do not do laundry or run the 

dishwasher if the loads are not full. 

Do not take long showers. 

Do not water any vegetation. 

Do not clean sheets or towels unless 

necessary.  

Please use the drying rack for wet 

towels that do not need washing.  

Water on Gabriola Island is fed from 

wells. This resource is finite and must 

be conserved. Please be aware of 

water usage at all times to protect 

this important resource for people 

and the environment.  

Thank you for doing your part! 
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  NOTICE 
 GB-TUP-2024.3 
 GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
 

NOTICE is hereby given pursuant to Section 494 of the Local Government Act that the Gabriola Island Local Trust 
Committee (LTC) will be considering a resolution allowing for the issuance of a Temporary Use Permit. The 
proposed permit would apply to PID: 004-320-841, LOT 14, SECTION 31, GABRIOLA ISLAND, NANAIMO DISTRICT, 
PLAN 14914. This property is located at 1510 Barrett Rd, Gabriola Island, BC. 

The purpose of the proposed permit is to permit the operation of a commercial vacation rental within the principal 
single family dwelling on the subject property. The establishment of this use would be subject to the conditions 
specified in the attached proposed permit.  

The general location of the subject property is shown on the following map: 

 
 
A copy of the proposed permit may be inspected at the Islands Trust Office, 700 North Road, Gabriola Island, BC 
V0R 1X3 between the hours of 8:30 a.m. to 4:00 p.m. Monday to Friday inclusive, excluding statutory holidays, 
and on the Islands Trust website https://islandstrust.bc.ca/island-planning/gabriola/current-applications/ 
commencing April 4, 2024 and continuing up to and including April 17, 2024. 

Enquiries or comments should be directed to Ian Cox, Planner 2 at (250) 247-2207, for Toll Free Access, request a 
transfer via Enquiry BC:  In Vancouver 660-2421 and elsewhere in BC 1-800-663-7867; or by fax (250) 405-5155; 
or by email to:  northinfo@islandstrust.bc.ca before 4:00 p.m., April 17, 2024. 

The Gabriola Island Local Trust Committee may consider a resolution allowing for the issuance of the permit 
during the business meeting to be held at 10:30 am, April 18, 2024, at the Gabriola Arts and Heritage Centre. 
476 South Rd, Gabriola, BC.  

Written comments made in response to this notice will also be available for public review. 
 

Nadine Mourao, Deputy Secretary 
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PROPOSED 

 

 

 

To: Erika Nassichuk & Robert Griesdale 
 

1. This Permit applies to the land described below: 
 
PID 004-320-841 
LOT 14, SECTION 31, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 14914 
 

2. This Permit is valid for a period of three years from the date of issuance. 
 

3. This Permit is issued for the purpose of permitting a commercial vacation rental within the single 
family dwelling. 

 
4. The use may be carried out subject to the following conditions: 

 
4.1 the single family dwelling and subject property must maintain a residential appearance, 

and any existing vegetative screening or fencing must not be removed; 
4.2 parking for a minimum of two vehicles for the commercial vacation rental use must be 

provided on the property; 
4.3 the owner or an operations manager must reside on Gabriola Island and be available by 

telephone 24 hours per day, seven days per week. Any changes to contact information 
must be provided to the Islands Trust within seven (7) working days; 

4.4 neighbours within a 100 metre radius of the commercial vacation rental must be provided 
with at least one resident contact phone number, and a copy of the temporary use permit; 

4.5 information must be posted for guests pertaining to: noise bylaws, water conservation, 
fire safety, storage of garbage, septic care, First Nations historical use of area, control of 
pets (if pets are permitted) and information to remind guests that they are in a residential 
area; 

4.6 a supply of water in the amount of 227 litres (50 imperial gallons) per paying guest must 
be provided for the duration of the permit; 

4.7 the maximum number of guests that may stay in the commercial vacation rental is 2 per 
bedroom, for a maximum of 6 guests at any given time; 

4.8 the maximum number of bedrooms in the single family dwelling for the commercial 
vacation rental is 3; 

4.9 the owner submit a copy of the property insurance for the subject property; 
4.10 the maximum number of signs advertising the commercial vacation rental is restricted to 

one, with a maximum area of 0.3 square metres and not illuminated; 
4.11 the rental or provision of motorized personal watercraft to guests is prohibited; 
4.12 the use of recreational vehicles and camping for the overnight accommodation of  guests 

is prohibited;  
  

 

 
GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

TEMPORARY USE PERMIT 
GB-TUP-2024.3 
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PROPOSED 

 

 

 
4.13 the holder of the Permit will be responsible for any violation of the conditions of this 

Permit. For the purpose of investigating a complaint, the Islands Trust Bylaw Investigations 
Officer may enter the property between the hours of 9:00 am and 5:00 pm on any day 
without prior consultation. 

4.14 The holder of this permit must comply with all current orders of the BC Provincial Health 
Officer regarding the COVID-19 pandemic. Failure to do so may result in Islands Trust Bylaw 
Enforcement action. 
 

5. 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.  
 

6. All in accordance with Schedule “A” – Site Plan and Schedule “B” Record of Sewerage System, 
attached to and forming part of this permit, as signed and dated by the Deputy Secretary of 
Islands Trust. 

 
7. This is not a Building Permit, nor does it relieve the Permittee from the need to secure all other 

approvals necessary for the proposed development.  
 

AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS ____ 
DAY OF ____, 2024. 

 
 
_________________________   
Deputy Secretary, Islands Trust     Date Issued 
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PROPOSED 

 

 

 
GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

TEMPORARY USE PERMIT 
GB-TUP-2024.3 

SCHEDULE “A” Site Plan 
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PROPOSED 

 

 

GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
TEMPORARY USE PERMIT 

GB-TUP-2024.3 
SCHEDULE “B” Record of Sewerage System 
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PROPOSED 
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PROPOSED 
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PROPOSED 

 

 

 

 

8 176



           Feb 12, 2024 

To whom it may concern, 

We own the property at 1500 Barrett Road, Gabriola Island. We have enjoyed our 

neighbourhood for numerous years.  

We enjoyed the folks who rented our direct neighbors’ home at 1510 Barrett Road, Gabriola 

Island. We have no concerns regarding this property being used for short-term stays as it is very 

well managed. I feel that it is also safer to have people come and stay as opposed to leaving it 

empty when the property owners are not able to be there themselves.  

Regards, 

Carol-Ann Staples 

250.216.9030 
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1 | P a g e  
The Adair Family | Ferne & Willow Farm 
1500 Ferne Road, Gabriola BC V0R1X6 

250-325-4004 | family@theadairs.ca 

 

 

February 12, 2024 

 

To our Islands Trust Representatives,  

 

We wholeheartedly support the presence and operation of short-term rentals such as Relm Cottage 
on our island. As a resident deeply invested in the prosperity and development of our community, I 
firmly believe that embracing varied rental options contributes significantly to our economic 
growth, cultural enrichment, and overall well-being.  

Short-term rentals offer unique opportunities for hosts and guests, fostering a sense of connection 
and belonging that traditional accommodations often lack. Our residents can supplement their 
incomes and support themselves and their families by opening their homes to travellers. They are 
also opening a market of homes that would never enter the long-term rental market as their owners 
regularly use them.  

Moreover, short-term rentals promote sustainable and responsible tourism. Unlike larger hotels, 
accommodations are often located in residential neighbourhoods, dispersing the economic 
benefits more evenly throughout our community. This decentralized approach helps alleviate the 
strain on popular tourist areas while encouraging exploration of lesser-known locales, thus 
reducing overtourism and its associated negative impacts on our environment and infrastructure. 

We understand there may be concerns regarding regulating and managing short-term rentals. Still, 
we firmly believe that with proper oversight and collaboration between local authorities and the 
community, we can address any issues effectively while harnessing these rentals' immense 
benefits to our island. 

In conclusion, we urge you to support Rob and Erika’s application and the continued presence of 
short-term rentals on our island. Embracing innovation and entrepreneurship is essential for our 
community's growth and prosperity; these rentals embody those values. Let us seize this 
opportunity to harness the positive impact while safeguarding our residents' interests and 
preserving our island's unique character. 

Thank you for considering my perspective on this matter.  

Sincerely, 

 

David and Dawn Adair 
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           Feb 13, 2024 

 

To whom it may concern: 

I am a long-term Gabriola resident. I am fine with a short-term rental on Gabriola; it brings 

money into the community. The owners are a very caring and community minded family who 

use and enjoy the home regularly. 

Sincerely, 

Jose Bennett  
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LOCATION 

Legal Description  

PID  

Civic Address  

Lot Area   

LAND USE 

Current Land Use Residential 
Proposed: Residential and Commercial Vacation Rental of single family 
dwelling 

Surrounding Land Use   

HISTORICAL ACTIVITY 

File No. Purpose 

   

POLICY/REGULATORY  

Official Community Plan  
No. 166, 1997 

  
 

   

Land Use Bylaw No. 177, 1999 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

  
 

 
 

 
 

 
 

 
 

 
 

 

 
 

 
 

  
 

SITE CONTEXT

1510 Barrett Road, Gabriola

Residential (SRR)

Not within any currently enacted Development Permit Areas.
use designation.
The subject property is within the Small Rural Residential (SRR) land 

issued by the Local Trust Committee.
monetary gain is prohibited except where a temporary use permit has been 
and any use for overnight accommodation on less than a monthly basis for 
B.6.3.1 All dwelling units, including secondary suites, are for residential use 

(including Bed and Breakfasts), subject to regulations in B.3.
Permitted Accessory uses in the SRR zone include Home occupations
Horticulture.
Permitted Principal uses in the SRR zone include Single family residential and 

The subject property is within the Small Rural Residential (SRR) zone.

Staff Report – GB-TUP-2020.3 (Nassichuk&Griesdale) Islands Trust

004-320-841

LOT 14, SECTION 31, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 14914

0.16 ha (0.39 acres)

GB-BE-2020.38 Unlawful CVR use

Attachment 2
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Islands Trust     2 

  

Other Regulations Not within the Agricultural Land Reserve. 
No mapped Crown Leases, LTC Covenants, Parks/Protected Areas, Steep 
Slopes, or Watercourses. 

Covenants  

Bylaw Enforcement  
 

SITE INFLUENCES 

Islands Trust Conservancy Application does not directly affect an Islands Trust Conservancy Board-
owned property or conservation covenant. 

Regional Conservation Strategy     
   

Species at Risk Masked/Secured occurrence (not public) 

Sensitive Ecosystems   

Archaeological Sites 
 

 

 

Climate Change Adaptation and 
Mitigation 

 

   

Groundwater Vulnerability  
  

 

Staff Report – GB-TUP-2020.3 (Nassichuk&Griesdale)

personal vehicles by CVR guests for transport on and off island.
development patterns and use, and a potential increase due to the use of 
commensurate with levels associated with Single Family Residential 
for  Commercial Vacation Rental use. GHG emissions can be expected to be 
This TUP application seeks to lawfully permit the use of an SRR zoned lot 

intrinsic aquifer vulnerability/salt water intrusion area.
Islands Trust mapping indicates the property within a moderate to high 

involve the need to hire a qualified archaeologist to monitor the work.
permit may be needed before further development is undertaken. This may 
Branch should be contacted immediately as a Heritage Conservation Act 
subsequent site development, all work should cease and the Archaeology 
the Heritage Conservation Act.  If such material is encountered during any 
contain previously unrecorded archaeological material that is protected under 
the applicant should be aware that there is still a chance that the lot may 
archaeological site on or within 100 metres of the subject property. However, 
Remote Access to Archaeological Data (RAAD) mapping does not indicate an 
Not SEI. Adjacent to Coastal Douglas-fir Dry Maritime, Salal

2027 estimated importance of habitat composition is low to medium.
Map 6 of the Islands Trust Conservancy Regional Conservation Plan 2018- 

GB-BE-2020.38  Commercial Vacation Rental without TUP

Covenant EP63285  Regional District Of Nanaimo
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  STAFF REPORT 

C:\Program Files\eSCRIBE\TEMP\13253194056\13253194056,,,GB-LTC_2024-04-18_DVP-2023.3_RPT_FNL.docx  

Islands Trust Staff Report 1 

File No.: GB-DVP-2023.3 (Miller) 
 (GB-BE-2023.15) 

DATE OF MEETING: April 18, 2024 

TO: Gabriola Island Local Trust Committee 

FROM: Margot Thomaidis, Planner 2 
Northern Team 

COPY: Warren Dingman, Bylaw Compliance and Enforcement Officer 

SUBJECT: Development Variance Permit Application 

 Applicant: Sandra Miller 

 Location: 880 Horseshoe Road, Gabriola Island 

RECOMMENDATION 

1. That the Gabriola Island Local Trust Committee hold the application GB-DVP-2023.3 in abeyance until 
the LTC receives comment from Snuneymuxw First Nation, and request that the applicant submit a 
referral application to the Snuneymuxw First Nation.  

REPORT SUMMARY 

The purpose of this application is for the Gabriola Island Local Trust Committee (LTC) to consider development 
variance permit application GB-DVP-2023.3 which seeks to vary the 10 metre setback minimum to permit works 
completed (a 30m2 wood shed) within 0.0 metres of the interior lot line. The existing shed was originally built in 
the early 1990s and has since been maintained for the storage of tools and wood.  

The application is supported as the variance sought is minor; there is no land/ground disturbance proposed; and 
it does not obstruct or impact neighbouring views and property.  

However, the Snuneymuxw First Nation (SFN) has identified the application for review and comment, and 
requested submission of a referral application to their Lands Clerk. Therefore, staff are recommending that the 
LTC request that the applicant submit a referral application before proceeding, to allow the SFN the opportunity 
to comment on the application before the LTC considers issuance.  

BACKGROUND 

The subject property is zoned Agriculture (AG) and is 2.05 ha (5.07 ac) in area. The wood shed under consideration, 
originally built in the early 1990s, is within 0.84 metre (2.75 feet) of the northern property line shared with 860 
Horseshoe Rd. (Figures 1 and 2). Additional property information can be found as Attachments 2 and 3. The 
application is proceeding following bylaw compliance and enforcement file GB-BE-2023.15 for works completed 
within a 10 metre setback area. Following staff recommendations to either remove the shed or seek a variance, 
the applicant submitted a development variance permit application.  
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Figure 1. Subject Property Map - 880 Horseshoe Rd. 

 

Figure 2. Site Plan Excerpt of Wood Shed – Prepared by Applicant 

 

According to Article A.3.5.1 of the Gabriola Island Land Use Bylaw No. 177, 2014 (LUB), every applicant for a 
development variance permit must provide a plan signed by a B.C. Land Surveyor, unless the LTC determines that 
the provision of such a plan is not reasonably necessary to establish whether the proposed works comply with the 
siting requirements of the bylaws. Upon the applicant’s request, the LTC granted a waiver of the requirement for 
a plan signed by a B.C. Land Surveyor at the LTC meeting on November 30, 2023, as follows: 

GB-2023-088 

Moved and Seconded 

that the Gabriola Island Local Trust Committee waive the requirement for a survey plan signed by a B.C. 

Land Surveyor and direct staff to proceed with Development Variance Permit application GB-DVP-

2023.3 (Miller).  

CARRIED 
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The applicant has provided rationale letters in support of their application and their survey waiver request from 
July and November 2023 (Attachment 1). Copies of two hand-drawn site plans prepared by the applicant are 
provided in Attachment 2. Attachment 3 contains a Site Context, Attachment 4 contains the Notice that was sent 
to property owners in advance of this report, and Attachment 5 contains the proposed Permit.  

Figure 3. Site Visit Photographs – March 26, 2024 
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ANALYSIS 

Policy/Regulatory 

Section 498 of the Local Government Act enables the LTC to issue (approve) a development variance permit (DVP) 
in order to vary siting, size, and dimensions of buildings and structures. A DVP may not be used to vary density or 
land use. In this case, a variance to a siting regulation is being sought. 

Official Community Plan: 

The property is designated Agriculture (AG) in the Gabriola Island Official Community Plan No 166, 2014 (OCP). 
The property is also part of the Agricultural Land Reserve and is subject to the Agricultural Land Commission Act 
and Agricultural Land Reserve regulations.  

Development Permit Area 3 – Riparian Areas (DP-3) is on part of the property including the location of the shed. A 
30-metre buffer area on either side of McClay Creek is identified as DP-3 – Riparian Areas in the OCP and subject 
to Section F.3 of the LUB. A development permit application is not required at this time, since no disturbance of 
soils is proposed and the owners originally built the shed prior to the adoption of RAPR.  

There are no specific OCP policies in conflict with this variance request. 

Land Use Bylaw: 

The property is zoned Agriculture (AG) on the Gabriola Island Land Use Bylaw No. 177, 2014 (LUB). The existing 
shed structure does not conform to the LUB siting regulations, hence a variance application is being sought. Item 
D.2.1.3.a.ii of the LUB states that the minimum setback for a single family dwelling, a manufactured home for 
immediate family or farm worker housing, a secondary suite and buildings and structures accessory to them is 10.0 
metres (32.8 feet) from any lot line. 

Intent of regulations being varied 

Property line setbacks are established for various reasons such as ensuring access for emergency and utilities 
services and to contribute towards consistent neighbourhood form and character. 

Potential impacts of granting to variance 

Granting a variance can potentially create an expectation in the community with regard to future applications. 
As variances consider the unique circumstances pertaining to a particular situation that may warrant the relaxation 
of a specific zoning regulation, each application should be evaluated on its own merits. In this case, the variance 
as requested is considered minor and to have minimal impact on surrounding properties. 

Issues and Opportunities  

The complaint to bylaw compliance and enforcement staff regarding the non-compliant shed appears to be 
vexatious or retaliatory in nature. A vexatious complaint is a complaint that is made for retaliatory or bad faith 
purposes, or otherwise forms part of a pattern of conduct by a complainant that amounts to an abuse of the 
process. The Gabriola Island Trust Committee Bylaw Infractions Investigations Bylaw No. 77, 1990 does not address 
these types of complaints, therefore bylaw staff proceeded to open a file, which triggered the application for a 
variance. 

Consultation 

DVP notices were circulated to surrounding property owners and residents on April 3, 2024. The notification period 
ends on April 17, 2024. At the time of writing the report, no submissions have been received from neighbours 
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regarding the application. Any submissions received after the agenda is published will be sent to the LTC prior to 
the April 18th meeting and will be raised by the planner at that meeting. The notice and draft permit can be found 
as Attachments 4 and 5, respectively. 

First Nations 

Remote Access to Archaeological Data (RAAD) mapping shows no registered archaeological sites on or within 100 
metres of the shed. As this application is for an as-built structure (works completed), staff provided the applicant 
with the Islands Trust Chance Find Protocol and the provincial Archaeological Branch guidelines on the Heritage 
Act for future reference. 

The Islands Trust reviews all applications to ensure the preservation and protection of cultural heritage, 
archaeological sites, and ancestral places. As reviewed, the application is consistent with respect to LTC Standing 
Resolutions on reconciliation.   

However, the Snuneymuxw First Nation (SFN) identified this application for further review and comment in 
December 2023, and requested submission of a referral application form and fee to allow the SFN the opportunity 
to comment on the application before the LTC considers issuance. Consideration of issuance can include comments 
from other appropriate ministries, agencies, and First Nations, in addition to public comment. 

Since the decision of whether to issue or deny a variance permit is at the LTC’s discretion, the LTC may consider 
holding the application in abeyance until comments are received from SFN.   

Staff note that the variance application is otherwise considered complete and issuance of the permit is 
recommended since the variance sought is minor; there is no land/ground disturbance proposed; and it does not 
obstruct or impact neighbouring views and property.  

Rationale for Recommendation 

The recommendation on page one (1) is supported as:  

 The Snuneymuxw First Nation has identified that they would like to receive a referral application for 
review and comment about the DVP application prior to the LTC’s consideration of issuance.  

 A DVP may be issued by the LTC through the Local Government Act and consideration of issuance can 
include comments from other appropriate ministries, agencies, and First Nations, in addition to public 
comment. 

ALTERNATIVES  

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

1. Approve the application 

The LTC may approve issuance of the application at this time, since the variance sought is minor; there is 
no land/ground disturbance proposed; and it does not obstruct or impact neighbouring views and 
property. Staff advise that the implications of this alternative are that the Snuneymuxw First Nation would 
not be given the opportunity to comment prior to issuance. Approval would resolve the bylaw 
enforcement action. Recommended wording for the resolution is as follows:  

That the Gabriola Island Local Trust Committee approve issuance of Development Variance Permit GB-DVP-
2023.3.  
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2. Request further information 

The LTC may request further information prior to making a decision. Staff advise that the implication of 
this alternative is additional staff time. If selecting this alternative, the LTC should describe the specific 
information needed and the rationale for this request. Recommended wording for the resolution is as 
follows: 

That the Gabriola Island Local Trust Committee request that the applicant submit to the Islands Trust [insert 
required information]… 

3. Deny the application 

The LTC may deny the application. Staff advise that the implications of this alternative are that bylaw 
compliance and enforcement action for the shed will continue and the applicant will be asked to move the 
structure outside of the lot line setback area, causing ground disturbance in a riparian area on the 
property. The applicant will not receive a refund of the DVP application fee, since a staff report has already 
been brought forward. A Development Permit application will be required before relocating the shed, 
including hiring a Qualified Environmental Professional to prepare a Riparian Area Protection Regulation 
report. If this alternative is selected, the LTC should state the reasons for denial. Recommended wording 
for the resolution is as follows: 

That the Gabriola Island Local Trust Committee deny application GB-DVP-2023.3 for the following reasons 
[insert reasons]… 

4. Receive for information 

The LTC may receive the report for information. 

NEXT STEPS 

If the LTC follows the staff recommendation, the applicant will be requested to submit an application to SFN. 
Issuance of the variance permit will then be considered at a future LTC meeting once comments have been 
received from the Nation.   

Submitted By: Margot Thomaidis, Planner 2 April 5, 2024 

Concurrence: Renee Jamurat, RPP MCIP, Regional Planning Manager April 10, 2024 

ATTACHMENTS 

1. Applicant Letters, dated July 4th and November 29th, 2023 
2. Site Plans 
3. Site Context 
4. Notice 
5. Draft Permit 
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   GB-DVP-2023.3 (MILLER) 

 

Legal Description LOT 9, SECTION 19, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 26155 
PID 002-347-733 
Civic Address 880 Horseshoe Rd, Gabriola Island 
Lot size 2.05 hectares/5.07 acres 

LAND USE 

Current Land Use Residential 
Surrounding Land Use Residential to North, South, East and West,  

Subject property and immediate surrounding properties in ALR  

HISTORICAL ACTIVITY 

File No. Purpose 
None N/a 

POLICY/REGULATORY  

Official Community Plan 
Designations  

Land Use Designation: Agriculture (AG)  
ALR? Yes, property is located in the Agricultural Land Reserve 
DPA? Yes, Riparian Development Permit Area (DPA 3) on property – McClay 
Creek:  

 
 
Existing wood shed and workshop appear to be located in the Riparian DPA, 
but were constructed prior to DPA regulation adoption and therefore do not 
require an approved DP. Any disturbance of soils, removal, alteration, or 
destruction of vegetation, construction of, addition to, or alteration of a 
building or other structure in the future will require an approved Development 
Permit.  

Land Use Bylaw Zoning: Agriculture (AG) 

ATTACHMENT  3  –  SITE  CONTEXT

LOCATION

ATTACHMENT 3
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 Part D - ZONES 
D.2 RESOURCE ZONES 
D.2.1 Agriculture (AG) 
D.2.1.3 Regulations 
a. Buildings and Structures Siting Requirements 
ii On lots 1.0 hectare (2.47 acres) or larger, except for a sign, fence, or 
pump/utility house: 
 the minimum setback for a single family dwelling, a manufactured home 

for immediate family or farm worker housing, a secondary suite and 
buildings and structures accessory to them is 10.0 metres (32.8 feet) 
from any lot line. 

Covenants No Covenants on Title 
Bylaw Enforcement GB-BE-2023.15 - large shed along the lot line that contains an area for wood 

storage and a workshop. Constructed in the 1990's and at that time was 
required to be 10 metres from any lot line.  
DVP seeks varying the lot line setback for works completed. 

SITE INFLUENCES 

Islands Trust Conservancy n/a – This application does not directly affect an ITC-owned property or 
conservation covenant; nor does it directly affect a property adjacent to an 
ITC-owned property or conservation covenant. It also does not pertain to 
terrestrial or intertidal Crown Land located within 100m of an ITC-owned 
property or conservation covenant. Therefore referral to ITC for comment is 
not required.  

Regional Conservation Strategy The Regional Conservation Plan 2018-2027 estimated importance of habitat 
composition in the area of the subject property is MEDIUM-LOW. This 
application does not appear to be inconsistent or contrary to the goals and 
objectives set out in the ITC Regional Conservation Plan. 

Species at Risk None Mapped 
Sensitive Ecosystems None Mapped  
Archaeological Sites None Mapped  

Notwithstanding the foregoing, and by copy of this report, the owners and 
applicant should be aware that there is 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 

This DVP application seeks to lawfully site an existing accessory structure on 
the property and as such does not propose any additional intensity of use or 
development beyond what is currently permitted by zoning. GHG emissions 
can be expected to be commensurate with normal levels associated with 
Single Family Residential development patterns and use, including the use of 
personal vehicles for transport on and off island.  
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                                               NOTICE 
                                         GB-DVP-2023.3  
            GABRIOLA ISLAND LOCAL TRUST COMMITTEE 
 

NOTICE is hereby given pursuant to Section 499 of the Local Government Act that the Gabriola Island Local Trust 
Committee will be considering a resolution allowing for the issuance of a Development Variance Permit, the proposed 
permit would vary the Gabriola Island Land Use Bylaw No. 177 by: 
 

 Decreasing the minimum permitted lot line setback from 10.0 metres to 0.0 metres, to permit an existing 
shed.   
 

The property is located at 880 Horseshoe Rd, Gabriola Island and is legally described as LOT 9, SECTION 19, 
GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 26155 (PID: 002-347-733). 
 
The general location of the subject property is shown on the following sketch: 
 

 
 

 
A copy of the proposed permit may be inspected at the Islands Trust Office, 700 North Road, Gabriola Island, BC 
V0R 1X3 between the hours of 8:30 a.m. to 4:00 p.m. Monday to Friday inclusive, excluding statutory holidays, 
and on the Islands Trust website https://islandstrust.bc.ca/island-planning/gabriola/current-applications/ 
commencing April 4, 2024 and continuing up to and including April 17, 2024. 
 
Enquiries or comments should be directed to Margot Thomaidis, Planner 2 at (250) 247-2204, for Toll Free Access, 
request a transfer via Enquiry BC:  In Vancouver 660-2421 and elsewhere in BC 1-800-663-7867; or by fax (250) 405-
5155; or by email to:  northinfo@islandstrust.bc.ca before 4:00 pm, April 17, 2024. 
 
The Gabriola Island Local Trust Committee may consider a resolution allowing for the issuance of the permit during the 
business meeting starting at 10:30 AM, April 18, 2024 at the Gabriola Arts & Heritage Centre, 476 South Road, 
Gabriola, BC. 
 
All applications are available for review by the public with prior appointment. Written comments made in response to 
this notice will also be available for public review. 
 

Nadine Mourao, Deputy Secretary 1 

ATTACHMENT 4
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

DEVELOPMENT VARIANCE PERMIT NO. GB-DVP-2023.3 
 

 
TO: 

 
Sandra Miller,   

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

 PID:  002-347-733 
LOT 9, SECTION 19, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 26155 

2. Pursuant to Section 498 of the Local Government Act, the Gabriola Island Land Use Bylaw, 1999 is varied 
as follows:  

 a) Part D – Zones, Section D.2 Resource Zones, Subsection D.2.1 Agriculture (AG), Article D.2.1.3 
Regulations, Clause a. Buildings and Structures Siting Requirements, Item ii. the minimum 
setback for a single family dwelling, a manufactured home for immediate family or farm worker 
housing, a secondary suite and buildings and structures accessory to them is 10.0 metres (32.8 
feet) from any lot line, is varied: 

 
• To allow a minimum interior lot line setback of 0.0 metres.  

3.  The development shall be consistent with Schedule ‘A’, which is attached to and form 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 Gabriola Island Land Use Bylaw, 1999 and to obtain other approvals 
necessary for completion of the proposed development. 
 
 

AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS __TH DAY OF 
____, 2024. 
 
 

___________________________________ 
Deputy Secretary, Islands Trust 

 
_______________________________ 

Date of Issuance 
 
 
 
IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE XXTH DAY OF _____, 2026, THIS PERMIT 
AUTOMATICALLY LAPSES. 
  

 
  

2 

ATTACHMENT 5
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE 

DEVELOPMENT VARIANCE PERMIT  
GB-DVP-2023.3 

Schedule “A” - Site Plan 
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Islands Trust Staff Report 1 

File No.: 2023 OCP Review 
DATE OF MEETING: April 18, 2024 

TO: Gabriola Island Local Trust Committee 

FROM: Narissa Chadwick, Island Planner 
Local Planning Services 

COPY: Renee Jamurat, Regional Planning Manager 

Stephen Baugh, Island Planner 

SUBJECT: Gabriola Island Official Community Plan Review: Phase 1 Review and Next Steps 

RECOMMENDATION 

1. That the Gabriola Island Local Trust Committee request staff to develop a Project Charter, Workplan and 
revised Engagement Plan for Phase 2 of the Gabriola Island Official Community Plan (OCP) and Land Use 
Bylaw (LUB) Review Project 

2. That the Gabriola Island Local Trust Committee request the Advisory Planning Commission revise the 
Official Community Plan Vision Statement based on feedback gathered from the Gabriola Visioning 2050 
process, by June 15, 2024. 

REPORT SUMMARY 

The purpose of this report is to provide an overview of what has been achieved in Phase 1 of the Gabriola Island 
Official Community Plan (OCP) and Land Use Bylaw (LUB) Review Project and identify next steps which involve: 

 Completing Phase One 

 Initiating Phase Two 

BACKGROUND 

In July of 2023, Phase 1 of the Gabriola Island Official Community Plan (OCP) and Land Use Bylaw (LUB) Review 
Project was launched.  As identified in the Project Charter (see Appendix 1), the Purpose of Phase 1 was: 

To identify and prioritize the community values and vision that will inform the review of Gabriola Island’s Official 
Community Plan and Land Use Bylaw through engaging First Nations, the Gabriola community, community 
organizations and other relevant groups.  

The identification of community values and vision was achieved through the Gabriola Visioning 2050 Process. 
Through this process, the Gabriola community was provided the opportunity, through a survey, community led 
engagement process and community meeting, to identify what they valued about Gabriola Island, their hopes and 
dreams, and what they see needs to be changed. 

Engagement with the Snuneymuxw First Nation has been addressed independent of the Gabriola Visioning 2050 
process. Staff and Trustees are engaging with SFN on a regular basis, as capacity allows, around critical issues, and 
working toward establishing a framework to discuss some common goals.  At their February 22, 2024 regular LTC 
meeting the Gabriola LTC supported the staff recommendation to prepare a capacity work agreement with the 
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Snuneymuxw and provide capacity funding of up to $5,000 for the purposes of engaging the Nation on the Gabriola 
Island OCP Review Project. The agreement has been drafted by staff and sent to the Nation for feedback. The 
capacity funding amount will need to be re-evaluated now that a new fiscal year has begun. 

As priority areas of focus for the OCP are more clearly defined, staff will be reaching out to the Nanaimo Regional 
District and other relevant agencies to identify interests and opportunities for synergy between related land use 
planning activities.  

The Gabriola Visioning 2050 Process  

The Gabriola Visioning 2050 process began in October 2023 and included the following: 
Information sharing 

 A webpage was created to share information about the project 

 Staff launched the process and collected initial feedback at the Fall Fair 

 Social media posts were sent updating the community on the process 

 Newspaper advertising, newspaper inserts, posters and postcards distributed around the island 
 

Community Lead Engagement 

 Funding of up to $500 was made available to support individuals and groups to facilitate their own 
engagement sessions 

 Funding was proved to, and feedback was received from,  12 community groups  

 Through this process it is estimated that about 200+ community members were engaged  

 Feedback from the Housing Advisory Planning Commission (HAPC) was also included  
 

Online Survey 

 An online survey was available to the community from October 2023 - March 2024 

 Close to 400 community members participated in the survey. Over half of the respondents were 25-64 
with the majority of the remainder over 65 (58% of Gabriola’s population is 60+) 
 

Community Meeting 

 A community meeting was held at the end of March 2024. About 40 community members attended.  

 At the meeting staff provided a synthesis of the values and related goals emerging form the community 
led engagement and the survey. 

 Attendees were asked to identify gaps related to the values and goals presented. 

 The majority of attendees were 55+ 

 A graphic facilitator was in attendance to capture the conversation. This illustration will be shared with 
the community once it has been completed and reviewed. 

ANALYSIS 

Analysis of the input provided through the survey and the community led engagement identified a number of 
key values. These values were organized by staff into three categories (see table below). 
 

Natural Environment Built Environment Community 

Environmental Stewardship Inclusive Public Space Community Engagement and Inclusivity 

Environmental Sustainability Diversity of Housing Options Social Equity and Well-being 

 Improved Infrastructure Education and Awareness 

  Collaboration, Collective Action and 
Advocacy 
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Much of the feedback received identified interests in considering Indigenous perspectives and engaging and 
building closer relationships with the Snuneymuxw First Nation. Climate change was also a key consideration.  As 
identified by staff at the community meeting, as First 
Nations Reconciliation and addressing climate change are 
key priorities of the Islands Trust these are lenses through 
which all OCP policies need to be considered.  

The diagram to the right summarizes the values and related 
goals into three potential priorities areas, identifying the 
influence of the lenses of climate change and First Nations 
Reconciliation and Indigenous peoples perspectives.  
 
While finalizing how priority areas will ultimately be defined 
and how the climate and First Nation’s lens relate, are a 
work in progress, this diagram is presented to illustrate 
where the community vision fits in. The priority areas which 
influence and are influenced by the vision will inform OCP 
Policies (that address land use), Intergovernmental 
collaboration (including identifying the support needed from 
senior government and related advocacy) and community 
action (needed to advance community needs and interest 
that may not be the focus of government activities). 
 
Defining the Vision for the Future of Gabriola 
The Gabriola Visioning 2050 process was successful in identifying community values. However, articulating the 
vision emerging from these values in words is yet to be done.  
 
Survey respondents and participants in community led engagement sessions were invited to comment on the 
vision statement that is in Gabriola’s current OCP which is as follows: 
 
Gabriola is a peaceful, diverse, safe, rural community in harmony with a protected, natural environment. The 
local economy is resilient, we walk and cycle the island, and the land and sea provide bountiful harvests for all 
inhabitants. Island and marine wildlife, here long before human populations, continue to flourish. 
 
Aspects of the vision statement that were appreciated included: its hopeful tone, emphasis on nature, 
appreciation of the rural character of the island and focus on harmony between the community and the 
environment. Suggestions for improvement included: addressing affordable housing, promoting sustainable and 
equitable service provision, fostering a sense of community care, promoting arts and culture and collaborating 
with government agencies, residents and Indigenous communities to work towards a sustainable future.  
 
Staff recommends that the Gabriola LTC task the Advisory Planning Commission with crafting a new vision 
statement that considers the input gathered through the Gabriola Vision 2050 process by June 15, 2024.  
 
What’s Next? 
The next steps include: Completing the Gabriola Visioning 2050 work, beginning to define goals and objectives 
within the priority areas and gathering and reviewing data to inform OCP objectives and policies. The activities 
that are anticipated to be worked on through the coming months are identified below. The timing of these and 
who will be involved in the delivery will be more clearly articulated in the Phase 2 workplan yet to be developed.  
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Defining Gabriola Islands Vision Statement – Staff have recommended that this be done by the Advisory 
Planning Commission. Staff will provide the APC with all content that is needed to support this process. 
 
Creation of the Gabriola Visioning 2050 Document – This document will provide a summary of the engagement 
process and the values that emerged.  
 
Initiation of Phase 2 of the Gabriola Island Official Community Plan (OCP) Review Project – $77,000 has been 
allocated to this phase. This phase will be initiated following the approval of a project charter to be 
accompanied by a workplan and revised engagement plan. 
 
Creation of a baseline report – The gathering of baseline and technical information to inform the OCP review is 
in process. Staff anticipate a draft report to be available by September 2024.  
 
Suitable Land and Build Out Analysis – Due to staff changes this work could not be completed during Phase 1. 
Resources are being allocated to this work and outputs are anticipated by Fall of 2024.  
 
Water Balance Assessment - $50,000 of the total project budget has been allocated to the initiation and 
completion of a water balance assessment. The process to hire a consultant has been initiated.  
 
Review of OCP Priorities – This will involve community engagement to help validate and identify gaps in 
proposed options for OCP goals and objectives. It will also help to determine where additional research may be 
needed to inform policy tools such as development permit area boundaries. 

ALTERNATIVES  

1. The LTC could choose not to request that the APC create the updated vision statement for the OCP.  If the LTC 
chooses this option they will need to provide direction to staff on the vision statement drafting process they would 
like to support. 

2. The LTC could request that staff provide information in addition to the project charter, workplan and 
engagement plan. If the LTC chooses this option they will need to specify to staff the information they require.  

NEXT STEPS 
If the staff recommendations are supported, staff will: 

 Continue work related to completing Phase 1 (Visioning document)  

 Continue work as indicated above under “What’s Next” 

 Draft a project charter, work plan and engagement plan 

 Provide the APC with data received through the community engagement process in order for them to work 
on articulating the community vision statement to be included in the OCP.  
 

Submitted By: Narissa Chadwick RPP MCIP, Island Planner April 8, 2024 

Concurrence: Renee Jamurat RPP MCIP, Regional Planning Manager April 8, 2024 

 
ATTACHMENTS 

1. Gabriola Island Official Community Plan(OCP) and Land Use Bylaw (LUB) Review Project (Phase 1) 
Project Charter 
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Gabriola Island Official Community Plan(OCP) and Land Use Bylaw (LUB)  Review Project (Phase 1)- Charter  

Gabriola  Island Local Trust Committee (LTC) Date: July 20, 2023 

Purpose:  To identify and prioritize the community values and vision that will inform the review of Gabriola Island’s 
Official Community Plan and Land Use Bylaw through engaging Frist Nations, the Gabriola community, community 
organizations and other relevant groups. . 

Background:  An OCP describes the long-term vision for a community, through policy statement that guide decisions on planning 

and land use. An LUB contains regulations to implement the OCP policies. The Gabriola OCP have not been updated since 1997 and 
the LUB since 1999. The 2024/25 Gabriola Island OCP and LUB Comprehensive Review will address a number of issues of importance 
to the Gabriola Community.  In Phase 1 (2023/24), effective community engagement will help to identify the vision and values of the 
community to guide the 2024-25 OCP and LUB review process. Housing was identified by the LTC as a priority of focus. $18,000 has 
been allocated to this project from the 2023/24 Trust Council Budget.  

 

Objectives 
To develop and prioritize community values 
and vision to inform the Phase 3 (2024/25) 
of Gabriola’s OCP and LUB review, through 
engagement of engagement of First 
Nations, the Gabriola community, 
community organizations, and other 
relevant groups.  
 
 

In Scope 
 First Nations Engagement. 

 Public education and engagement activities. 

 Creation of a Gabriola values and vision document. 

 Identification of options for housing related bylaw 
amendments 

 

Out of Scope 
 Bylaw drafting 

 

Workplan Overview 

Deliverable/Milestone Date 

Project initiation  July 2023 

 Initial First Nations consultation  July – Dec. 2023 

Suitable Land And Build Out Analysis July – Sept. 2023 

Initiation  of APC and HAPC work July/August 2023 

APC/HAPC/Community organization engagement Sept – Jan. 2023 

Public Education (What is the project about? How to get involved) Sept. – Oct. 2023 

Public engagement  Oct. – Jan. 2023 

Suitable Land and Build Out Analysis June – August 2023 

Compiling baseline/technical  information for OCP/ LUB review August – Dec. 2023 

Compiling Vision and Values Document March - May 2024 

Phase 2 of Project Initiated  May/June 2024 

 

Project Team 

 

Budget 

Regional Planning Manager Renée Jamurat  Budget Sources: 

Regional Planning Team Member Narissa Chadwick  2023/24 Public Engagement  $6,000 

Planning Team Assistant  Chloë Straw   FN Engagement $4,000 

GIS Tech Jackie O’Neil   Communications $8,000 

Housing Advisory Planning Commission As Appointed   TOTAL $18,000 

Advisory Planning Commission  As Appointed     
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From: Dona Bradley  

Subject: Land use question 

Date: March 26, 2024 at 3:08:04 PM PDT 

To: syates@islandstrust.bc.ca 
 

Hi Susan, 

 

I wonder if you could give Eric and I some advice.  

 

We live on Molly’s Way, at the very end of the cul-de-sac bordering the Borsack property. Many 

local folks used the end of the road for walking on trails up to the top of the cliff and to view the 

petroglyphs until a few years ago when the forest at the end of the road was cut down and trails 

diverted, no-trespassing signs erected.  

 

We have owned our 1.5 acres at Molly’s Way since 2004. We were given a map - perhaps 

from Glenna and Don, of the proposed development from Bonnie View Road to Lois lane with 

divisions of acreages. I took the map (plan VIS6238) into the trust office last year, with a 

question about the cul-de-sac and trails off Lois Lane. Apparently this map has never been 

adopted legally!  

 

From there, I went to visit the property off Lois Lane and talked to He was very nice 

and told me they were using the property as agricultural land and had a few folks living in 

trailers etc. on the land. He was hoping never to adopt the plan and was hoping to keep it all 

agricultural, apparently.  

 

A friend has just informed me that is advertising “camping spots” on the property on a 

Camping Facebook page. He has built several tent platforms and wants to rent them out. Yikes! 

We were not prepared to live next to a campground! We have noticed unknown males walking 

down the road and going into “the bush” , presumably to access the campground.  

 

Is there anything we can do about this, Susan? Any advice would be welcome. 

 

Sincerely, 

Dona Bradley  

Eric Veale 
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HOUS Housing Policy Branch HOUS:EX <Housing.Policy@gov.bc.ca> 
RE: Gabriola Island Local Trust Committee Opting In to Bill 35 Principal Residence Requirement 
 
 
Peter Luckham 
Chair of Islands Trust Council 
200 – 1627 Fort Street 
Victoria, BC  V8R 1H8 
information@islandstrust.bc.ca  
 
Dear Peter Luckham: 
 
Thank you for your email of March 26, 2024, addressed to the Honourable Ravi Kahlon, Minister of 
Housing, regarding the decision for the Gabriola Island Local Trust Committee to opt-in to the provisions 
of the Short-Term Rental Accommodations Act (STRAA). As the Director, Housing Policy Branch, I am 
able to respond. 
 
I acknowledge receipt of the request and resolution. As you are within a trust area, as defined in section 1 
of the Islands Trust Act, you are eligible to opt-in to the principal residence requirement.  
 
Formal acceptance of your request requires Cabinet approval and an amendment to the Regulation. You 
can subscribe for emailed updates to B.C.'s Short-Term Rental Accommodations Act, regulations, and 
related information by entering your email address in the Subscribe text box at: 
https://www2.gov.bc.ca/gov/content/housing-tenancy/short-term-rentals/subscribing-straa-updates 
 
Note that if the Province grants a change to exempt land status, that change remains in effect indefinitely 
unless a subsequent request to reverse the exemption is made by March 31 of a future year.  
 
The request to opt-in to the principal residence requirement will take effect November 1, 2024, to give 
hosts notice to comply.  
 
Thank you for submitting the request and for your support of the Short-Term Rental Accommodations Act 
and its objectives. I look forward to our continued partnership in tackling housing challenges in BC 
communities. 
 
 
Sincerely, 
 
 
Doug Page 
Director 
Housing Policy Branch 
Ministry of Housing 
 
 
CLIFF: 66481 
 

206

mailto:information@islandstrust.bc.ca
https://www2.gov.bc.ca/gov/content/housing-tenancy/short-term-rentals/subscribing-straa-updates


Islands Trust  Request For Decision Page 1 

 

 
 
 

REQUEST FOR DECISION 
 

 
To: Gabriola Island LTCs  For the Meeting of: April 18, 2024 
     
From: Trust Area Services  Date Prepared: April 8, 2024 
     
SUBJECT:
  

2023/24 ANNUAL REPORT – APPROVAL OF GABRIOLA ISLANDS LTC SECTION 

 

 
RECOMMENDATION: That the Gabriola Island LTC approves the attached text for inclusion in the 
2023/24 Annual Report for approval by Trust Council and submission to the Minister of Municipal 
Affairs. 
  

 
1 PURPOSE: Committees are provided with their draft sections of the annual report for review and 

approval so that Trust Council is able to easily approve its annual report in June 2024 without 
further editing from staff or trustees at the Trust Council meeting. 

 
BACKGROUND: Preparation of the Islands Trust Annual Report is undertaken by Trust Area 
Services Communications staff, reporting to the Executive Committee and consistent with Trust 
Council’s Annual Report Policy 6.10.1.  The Executive Committee approved the format and outline 
of the 2023/24 Annual Report at its meeting on February 23, 2024. The Gabriola Island Local Trust 
Committee annual report section also includes an introduction on the local trust area with 
information gathered from the Islands Trust website and Statistics Canada. The addition of this 
introduction is in line with the Islands Trust 50th anniversary activities as approved by Executive 
Committee on November 21, 2023. 

 
2 IMPLICATIONS OF RECOMMENDATION 
 

ORGANIZATIONAL: Under Trust Council’s Policy, all LTCs and Council committees are expected to 
review and approve their sections at regular meetings in order to have the report approved by 
Trust Council at its June 2024 meeting.  
 
FINANCIAL: None. 
 
POLICY: No implications for existing policy 
 
IMPLEMENTATION/COMMUNICATIONS: The process for development of the Annual Report is 
outlined in Trust Council’s Annual Report policy 6.10.i. Once each committee has approved its 
section, staff will create a draft Annual Report for review by the Executive Committee and then 
Trust Council consideration of approval in June. Upon approval by Trust Council, staff will send the 
Annual Report to the Minister of Municipal Affairs and circulate it as indicated in Trust Council’s 
policy.  
 
FIRST NATIONS: Information about First Nations relations may be included within committee 
reports. 
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OTHER: None. 
 

3 RELEVANT POLICY(S): Trust Council’s Annual Report policy 6.10.i; Islands Trust Act 
 

4 ATTACHMENT(S):  Gabriola Island LTC input to Annual Report (draft) 
 

 
RESPONSE OPTIONS 
 
Recommendation: That the Gabriola Island LTC approves the attached text for inclusion in the 
2023/24 Annual Report for approval by Trust Council and submission to the Minister of Municipal 
Affairs. 
 
Alternative: That the Gabriola Island LTC approves the attached text for inclusion in the 2023/24 
Annual Report for approval (as amended) by Trust Council and submission to the Minister of 
Municipal Affairs. 
 
Prepared By:  Morgana van Niekerk, A/Communications Specialist   
 
Reviewed By/Date: Renee Jamurat, Regional Planning Manager – Northern Office 

208



Gabriola Island Local Trust Committee 

The Gabriola Island Local Trust Area comprises 20 islands including DeCourcy, Mudge and Link Islands.  

Gabriola Island Local Trust Area is located within the treaty and traditional territories of First Nations 

whose people have cared for these lands and waters since time immemorial.  

Gabriola Island features critical habitat for the Marbled Murrelet seabird and is frequented by Double-

crested Cormorants. Vital to salmon, 21% of the Gabriola Island Local Trust Area foreshore has eelgrass 

beds and many beaches are suitable spawning habitat for forage fish, the principal diet of Chinook 

salmon. 

(Statistics from the 2021 census, graphics that show change over time: total population (1971-2021) and 

percentage of private dwellings occupied by usual resident (1991 and 2021): 

https://islandstrust.bc.ca/document/gabriola-island-lta-2021-census-profile/ ) 

The Gabriola Island Local Trust Committee (GB LTC) held nine regular business meetings in the 2023/24 

fiscal year, and two special meetings.  

Work for this period focused on advancing the GB LTC priorities to address housing, and ecological 

protection. The GB LTC also initiated Gabriola Visioning 2050, the first phase of a key project to review 

the Gabriola Official Community Plan. It also continued work on a project to develop a new ecological 

protection zone, which includes rezoning for the Elder Cedar (S’ul-hween X’pey) Nature Reserve. 

During the same period, staff also reviewed 63 building permit referrals, and two Crown lease referrals.   

Another initiative of the GB LTC for this period was relationship building with the Snuneymuxw First 

Nation. As part of this process, the GB LTC met with Snuneymuxw First Nation leadership. 

From April 1, 2023 to March 31, 2024, the GB LTC received and considered applications for five 

development variance permits, one liquor and cannabis board referral, one bylaw amendment 

applications, and six temporary use permits. 
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Print Date: April 11, 2024

Applications

Development Permit

GB-DP-2024.1 DP for boat launch at Silva Bay Marina on Gabriola Island.03-Apr-20241167433 BC Ltd. Silva 

Bay Resort & Marina

 File Number  Purpose Date Received Applicant Name

Planner: Ian Cox

Planning Status

09-Apr-2024

April 18, 2024 RBM agenda.

Status Date:

Development Variance Permit

GB-DVP-2022.3 PID: 008-828-067  Shoreline protection variance.  Civic address: 1160 The 

Strand, Gabriola Island, BC.

23-Jun-2022Pink, Thomas

 File Number  Purpose Date Received Applicant Name

Planner: Margot Thomaidis

Planning Status

10-Jan-2024

SFN Referral initiated.

Status Date:

23-Nov-2023

Environmental Impact Assessment Report provided by applicants (D.R. Clough Consulting).

Status Date:

17-Oct-2023

Applicants for 1160 and 1170 preparing a QEP report to assess shoreline habitat impacts.

Status Date:
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Applications

Development Variance Permit

GB-DVP-2022.4 PID: 008-828-059  Foreshore protection variance.  Civic address: 1170 The 

Strand, Gabriola Island, BC.

30-Jun-2022Woodside, Mark & Gail

 File Number  Purpose Date Received Applicant Name

Planner: Margot Thomaidis

Planning Status

10-Jan-2024

SFN referral initiated.

Status Date:

23-Nov-2023

Environmental Impact Assessment Report provided by applicants (D.R. Clough Consulting).

Status Date:

15-May-2023

Coastal Geotechnical Report received.  Planner reviewing.

Status Date:

GB-DVP-2023.3 PID: 002-347-733 request for DVP for woodshed built too close to property line in 

1991 at 880 Horseshoe Rd on Gabriola Island.

23-Jun-2023Miller, Sandra

 File Number  Purpose Date Received Applicant Name

Planner: Margot Thomaidis

Planning Status

04-Apr-2024

Application to be considered at April 18 LTC regular business meeting.

Status Date:

03-Apr-2024

Notice sent out.

Status Date:

26-Mar-2024

Site visit.

Status Date:
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Applications

Development Variance Permit

GB-DVP-2023.5 PID: 006-981-615 variance for lot coverage at 733 Berry Point Rd. on Gabriola 

Island.

14-Nov-2023Shaw, Douglas

 File Number  Purpose Date Received Applicant Name

Planner: Stephen Baugh

Planning Status

06-Feb-2024

Applicant has sent a referral form to SFN.

Status Date:

07-Dec-2023

Staff waiting for additional information from applicant.

Status Date:

Rezoning

GB-RZ-2022.1 PID: 023-005-629  Change zoning to accommodate multiple changes in use.  

Civic address: 750 Tin Can Alley, Gabriola Island, BC.

07-Jun-2022Wild Rose Garden 

Centre

 File Number  Purpose Date Received Applicant Name

Planner: Stephen Baugh

Planning Status

15-Mar-2024

Notification sent to SFN.

Status Date:

03-Jan-2024

Application re-assigned to different planner.

Status Date:

11-May-2023

application extended to November 30, 2023 to allow time for applicant to provide reports.

Status Date:
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Applications

Rezoning

GB-RZ-2023.1 PID: 025-798-090 and 025-798-103 renovation and expansion of ferry terminal at 

Descanso Bay Ferry Terminal on Gabriola Island.

13-Jun-2023on behalf of BC Ferry 

Services Inc.

 File Number  Purpose Date Received Applicant Name

Planner: Stephen Baugh

Planning Status

22-Sep-2023

Referrals sent to agencies, organizations and first nations.

Status Date:

14-Sep-2023

First reading.

Status Date:

13-Sep-2023

Bylaws drafted and application to be presented to LTC at September 14 LTC mtg.

Status Date:

GB-RZ-2024.1 PID: 004-633-989 seeking a rezoning from industrial to commercial in order to 

build a year-round community food hub at 465 South Rd. on Gabriola.

10-Jan-2024Gabriola Agricultural 

Co-op Association

 File Number  Purpose Date Received Applicant Name

Planner: Stephen Baugh

Planning Status

Status Date:

Subdivision

GB-SUB-2024.1 PID: 027-086-500 subdivision to create 11 lots at Lot 20, Section 8 on Gabriola 

Island.

13-Mar-2024JE Anderson & 

Associates

 File Number  Purpose Date Received Applicant Name

Planner: Sonja Zupanec

Planning Status

Status Date:
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Applications

Temporary and Industrial Use Permit

GB-TUP-2023.4 PID: 004-801-270 to offer short-term rentals on the property when the owners are 

not there at 376 Tinson Rd on Gabriola Island.

16-Oct-2023Plotnikoff & Penner, 

Nadine & Siegfried

 File Number  Purpose Date Received Applicant Name

Planner: Stephen Baugh

Planning Status

14-Mar-2024

Application withdrawn by applicant. File to PTA to close.

Status Date:

19-Jan-2024

Applicant has submitted a referral form to SFN.

Status Date:

20-Dec-2023

Applicant informed SFN has requested a referral.

Status Date:

GB-TUP-2023.5 PID: 006-985-742 temporary use permit for short-term rental at 868 Chichester 

Rd W on Gabriola Island.

16-Oct-2023Georgiev & Godfrey, 

Geneen & Alex

 File Number  Purpose Date Received Applicant Name

Planner: Stephen Baugh

Planning Status

05-Feb-2024

Applicant has submitted a referral form to SFN.

Status Date:

20-Dec-2023

Applicant informed SFN has requested a referral.

Status Date:

06-Dec-2023

Staff requested additional information from applicant.

Status Date:
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Applications

Temporary and Industrial Use Permit

GB-TUP-2024.1 PID: 002-071-096 seeking Temporary Use Permit for short-term rental at 1760 

Seymour Rd on Gabriola.

04-Jan-2024Furlong, Allan

 File Number  Purpose Date Received Applicant Name

Planner: Ian Cox

Planning Status

09-Apr-2024

April 18, 2024 RBM agenda.

Status Date:

GB-TUP-2024.2 PID: 018-331-840 short-term vacation rental at 565 South Rd on Gabriola Island.30-Jan-2024Dewarle, Aaron & 

Jessica

 File Number  Purpose Date Received Applicant Name

Planner: Margot Thomaidis

Planning Status

20-Feb-2024

Planner reviewing file.

Status Date:

GB-TUP-2024.3 Seeking renewal of Temporary Use Permit for a short-term vacation rental at 

1510 Barret Rd on Gabriola.

26-Feb-2024Griesdale & 

Nassichuk, Robert & 

Erika

 File Number  Purpose Date Received Applicant Name

Planner: Ian Cox

Planning Status

09-Apr-2024

April 18, 2024 RBM agenda.

Status Date:
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Updated: November 16, 2022 

Gabriola Island Local Trust Committee Policies & Standing Resolutions 

No Meeting Date  Resolution No. Issue Policy and Description 
1.  June 14, 2018 GB-2018-040 Processing non-medical 

cannabis retail license 
applications 

It was MOVED and SECONDED 
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:  
 Name of the applicant and a description of the proposal in general terms; 

 The location of the proposed establishment and the subject site; 
 The place where, and date and time when, both a public meeting will be 

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

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

 How public comments may be submitted to the Local Trust Committee.  
2.  November 22, 2018 GB-2018-122 Applications for Federal 

Cannabis License 
It was MOVED and SECONDED 
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. 

3.  February 28, 2019 GB-2019-031 First Nations - 
Community 
Reconciliation 

It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee adopt the following standing 
resolution:  
 
Whereas the Local Trust Committee seeks to engage in Reconciliation with local 
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First Nations, governments and the island community by honouring the Truth and 
Reconciliation Commission Calls to Action, United Nations Declaration on the 
Rights of Indigenous Peoples, 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; and 

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. 

4.  April 11, 2019 GB-2019-038 Limited Public 
Markets 
Enforcement 

It was MOVED and SECONDED  
that the Gabriola Island Local Trust Committee adopt the following standing 
resolution with respect to limited public markets:  
 
a) Islands Trust Bylaw Enforcement Staff are directed to not enforce Section 

B.6.2 of Gabriola Island Land Use Bylaw No. 177, 1999 when limited public 
markets are operated indoors, but rather to inform the operators of the 
applicable land use regulations;  

b) This enforcement policy does not permit violation of the Land Use Bylaw and 
the Gabriola Island Local Trust Committee may at any time, by resolution, 
modify or rescind this policy or give direction to expand enforcement 
activities. 

5.  April 11, 2019 GB-2019-040 S219 Covenant It was MOVED and SECONDED 
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Signatories that the Gabriola Island Local Trust Committee adopt the following standing 
resolution: 

that the Gabriola Island Local Trust Committee is authorized to enter into section 
219 covenants, in the form of the ‘Model Covenant for Secondary Suites’ 
attached and in satisfaction of subsection B.6.6.8 of the Gabriola Island Land Use 
Bylaw No. 177, provided that such covenants must be executed on behalf of the 
Local Trust Committee by two members of the Local Trust Committee. 

6.  January 23, 2020 GB-2020-002 Consultation for 
Communication 
Towers 

It was MOVED and SECONDED 
that the Gabriola Island Local Trust Committee adopt the “Model Strategy for 
Antenna Systems” prepared by the Local Planning Committee of the Islands Trust, 
as the Gabriola Local Trust Committee strategy to assess any future potential 
tower proposals in the Gabriola Local Trust Area.  

7.  July 30, 2020 GB-2020-053 Proactive unlawful 
STVR enforcement 

It was MOVED and SECONDED  
that the Gabriola Island Local Trust Committee adopt as a standing resolution to 
authorize proactive enforcement of unlawful Short Term Vacation Rentals. 

8.  October 27, 2022 GB-2022-089 Defer enforcement 
on all existing non-
compliant dwellings 
being used for 
residential purposes 
except….. 

It was MOVED and SECONDED 
a) that the Gabriola Island Local Trust Committee note that given the lack of 

housing options on Gabriola, Bylaw Staff will defer enforcement on all 
existing non-compliant dwellings being used for residential purposes except 
in the following circumstances:  

i. It is determined that there are risks to health and safety; 
ii. It is determined that sewage is not being disposed of in an approved 

septic or sewage disposal system; or that septic or sewage disposal 
systems are beings used in excess of capacity or ability as a result of 
non-compliant dwellings; 

iii. It is determined that there is contamination of wells or other drinking 
water sources;  

iv. Non-permitted residential uses are in water zones or environmentally 
sensitive areas;  

v. That the Gabriola Island Local Trust Committee may give direction to 
resume enforcement on activities on any property that poses risk to 
the health and safety of residents or to the environment. 

b) Nothing in this enforcement policy should be interpreted as giving permission 
to violate the Land Use Bylaw and the Gabriola Island Trust Committee may 
change this policy at any time and may give direction to expand enforcement 
activities at any time. 
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c) The Gabriola Local Trust Committee will review this standing resolution at a 
minimum of once per year with updates from the Bylaw Compliance and 
Enforcement Manager to measure results and impacts, as amended. 

d) That the Gabriola Local Trust Committee recommend to the incoming 
Gabriola Local Trust Committee that it conduct a community consultation 
regarding the Standing Resolution.  
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Print Date: April 11, 2024

Follow Up Action List

Active Projects Report

Gabriola Island

Minor Project - Develop Ecological Protection Zone

Stephen Baugh

1.

To develop a new ecological protection zone for the Gabriola Island Land Use Bylaw No. 

177, which includes the rezoning of Elder Cedar Nature Reserve to a park or 

conservation/protection type zone. 

Responsible Dates

Major Project - Gabriola Island Comprehensive OCP and LUB 

Review
Narissa Chadwick

2.

- Establish opportunities to incorporate First Nations perspectives on indigenous 

housing needs and intergovernmental collaboration for effective decision making.

- Consider new Development Permit areas for water conservation; form and character; 

and protection of biodiversity.

- Consider and incorporate RCP goals as part of the housing project.

- Develop an island wide water sustainability plan that builds on the RDN water budget 

data, rainwater catchment and requirements of the Water Sustainability Act.

- Review definitions of 'affordable' and 'attainable'housing.

- Review OCP policies respecting affordable, rental, seniors, special needs housing, 

social needs, social well-being and social development; develop a new 'housing first' 

policy.

- Review amenity zoning and housing agreements; density bank policies; opportunities 

for rental zoning.

- Consider secondary suites on lots smaller than 2hectares.

- Consider OCP designations, density provisions, LUB regulations, and Development 

Permit guidelines for multi-dwelling housing and mixed use buildings.

Responsible Dates
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Follow Up Action List

Active Projects Report

Gabriola Island

- Review OCP and LUB to improve protection of coastal areas; development of a 

comprehensive DPA for shorelines in the Gabriola Island Local Trust Area

- 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

- Consider implementing Eelgrass protection regulations

- Gabriola Village Plan: Undertake a comprehensive review of policies and regulations 

with respect to the Gabriola Village Core

- Green Energy: Consider policy and regulatory mechanisms to encourage green and 

renewable

energy

- Review bylaws with respect to temporary use permits for commercial vacation rentals

- Review of temporary sawmill regulations

- Definition of personal use of animals for SRR zoned lots

- Review of how cisterns, solar panels and parking 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

- Review definition and regulations for limited public market, and INI zone uses 

pertaining to market sales
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Follow Up Action List

Active Projects Report

Gabriola Island

- correction to WC3 mapped location to coincide with Green Wharf

- Water Resource Planning: Review of water requirements at the time of subdivision

- 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.

- Accessory Buildings: Review of regulations pertaining to the order of construction of 

accessory buildings on lots.

- Review options to allow cannabis production in zones other than 'agriculture' and 

possible ways to regulate odour, noise, water use and light pollution related 

to agricultural activities when permitted in a zone.

- Recognize areas of cultural significance - consider designation of a Heritage 

Conservation Areas or adopt Heritage Bylaws to protect heritage cultural 

resources similar the projects completed on South Pender and Saturnina.

- Review regulations to ensure flexibility for housing options in ALR are consistent with 

recent ALC changes.

- Consider establishment of a 'Community Service' land use designation in the OCP.
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Follow Up Action List

Future Projects Report

Gabriola Island

DeCourcy Island OCP and LUB Review1.

Review OCP and regulatory bylaws; establish an Advisory Planning Commission. Topics 

include:  park areas without park zoning; zoning; DAI Bylaw; subdivision policies and 

regulations, review and update of short term vacation regulations,.

Responsible Date Received

Snuneymuxw Relationship Building2.

Strengthen relationship with Snuneymuxw First Nation.

Responsible Date Received

Development Permit Area Review Topics3.

GB-2023-O576

It was MOVED and SECONDED

that the Gabriola Island Local Trust Committee request staff to add "Review and Update 

of Development Permit Area 6 - Steep Slopes" to the future project list.

20-Jul-2023

Responsible Date Received

Minor - Review and update Development Approval Information (DAI) bylaw4.

*Nov. 30, 2023: As a bylaw re-write, to be initiated after OCP, LUB reviews. Update 

Gabriola Island Bylaw No. 150, DAI Bylaw.

LTC resolution passed June 16, 2022 - Trustee Langereis noted that DAI bylaw not up to 

date with current DPAs, particularly after adoption of DPA 8 - Mutli-Dewlling Affordable 

Housing and DPA 9- Light Industrial Use.

30-Nov-2023

Responsible Date Received
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Advisory Planning Commission bylaw5.

Amendments to Bylaw No. 296 to require that APCs set a regular monthly meeting date 

and time. 

30-Nov-2023

Responsible Date Received

Heritage Register6.

Planning staff to prepare a summary report for a future LTC meeting on past LTC 

discussions re: heritage register for Gabriola island; potential funding opportunities and 

alignment with other LTC projects; what's entailed with a MOU with commission under 

heritage act; analysis of designation of a commission vs a bylaw to establish the heritage 

register. Incorporate any comments from senior policy advisor staff on this approach. 

See minutes from December 1, 2022 for further details on this discussion.

Responsible Date Received

Page 2 of 2 225


	Agenda
	6.1. GB-LTC_2024-03-21_RM_MIN.Draft.pdf
	7.1. GB-LTC_2024-04-18_RM_FUAL.pdf
	8.1. GB-LTC_2024-04-18_GB-DVP-2023.5_Staff RPT-DFT.pdf
	8.1. GB-LTC_2024-04-18_GB-DVP-2023.5_Staff RPT-ATT01-STECNTXT.pdf
	8.1. GB-LTC_2024-04-18_GB-DVP-2023.5_Staff RPT-ATT02-SUPPINFO.pdf
	8.1. GB-LTC_2024-04-18_GB-DVP-2023.5_Staff RPT-ATT03-SFN Response.pdf
	8.1. GB-LTC_2024-04-18_GB-DVP-2023.5_Staff RPT-ATT04 ATT05-PMT NOTICE.pdf
	8.2. GB-LTC_2024-04-18_GB-DP-2024.1_RPT.pdf
	8.2. GB-DP-2024.1_RPT_ATT01_PLNS.pdf
	8.2. GB-DP-2024.1_RPT_ATT02_PMT-DRAFT.pdf
	8.2. GB-DP-2024.1_RPT_ATT03_SiteContext.pdf
	8.2. GB-DP-2024.1_RPT_ATT04_DPGuidelines.pdf
	8.2. GB-DP-2024.1_RPT_ATT05_DFO.pdf
	8.2. GB-DP-2024.1_RPT_ATT06_ProposalDescription.pdf
	8.2. GB-DP-2024.1_RPT_ATT07_SFN-Letter.pdf
	8.3. GB-LTC_2024-04-18_GB-TUP-2024.1_RPT_DRAFT.pdf
	8.3. GB-TUP-2024.1_RPT_ATT01_DraftTUP.pdf
	8.3. GB-TUP-2024.1_RPT_ATT02_WELL-TEST.pdf
	8.3. GB-TUP-2024.1_RPT_ATT03_ROWP.pdf
	8.3. GB-TUP-2024.1_RPT_ATT04_FIRE-INSPT.pdf
	8.3. GB-TUP-2024.1_RPT_ATT05_WTR-PLN.pdf
	8.3. GB-TUP-2024.1_RPT_ATT06_OCC_PMT.pdf
	8.3. GB-TUP-2024.1_RPT_ATT07_GUEST-INFO.pdf
	8.3. GB-TUP-2024.1_RPT_ATT08_Guidelines.pdf
	8.3. GB-TUP-2024.1_RPT_ATT09_Notice.pdf
	8.3. GB-TUP-2024.1_RPT_ATT10_Site Context.pdf
	8.3. GB-TUP-2024.1_RPT_ATT11_Proposal.pdf
	8.4. GB-LTC-2024-04-18_GB-TUP-2024.3_RPT_DRAFT.pdf
	8.4. GB-TUP-2024.3_RPT_ATT01_OriginalPermit.pdf
	8.4. GB-TUP-2024.3_RPT_ATT02_ProposedPermit.pdf
	8.4. GB-TUP-2024.3_RPT_ATT03_ApplicantsStatement.pdf
	8.4. GB-TUP-2024.3_RPT_ATT04_OCPGuidelines.pdf
	8.4. GB-TUP-2024.3_RPT_ATT05_Water-GuestInformation.pdf
	8.4. GB-TUP-2024.3_RPT_ATT06_Notice.pdf
	8.4. GB-TUP-2024.3_RPT_ATT07_Letters of Support.pdf
	8.4. GB-TUP-2024.3_RPT_ATT08_SiteContext.pdf
	8.5. GB-LTC_2024-04-18_DVP-2023.3_RPT_FNL.pdf
	8.5. ALL-ATTs_GB-DVP-2023.3_2024-04-18_RPT.pdf
	9.1. Gab_LTC_2024_04_18_OCP Review staff report with attachment.pdf
	10.1. GB-LTC_2024-03-29_RM_Corr_BMoisuik_Redacted.pdf
	10.2. GB-LTC_2024-03-26_RM_Corr_DBradley_Redacted.pdf
	10.3. LPS_2024-04-11_Chair-MinHous-Bill35LTCOptIns-Response_LTR(1).pdf
	11.1. Gabriola_Annual Report_RFD.pdf
	11.1. 2024-03-21_2023-24_GB LTC for Annual Report_DRAFT.pdf
	12.2. GB-LTC_2024-04-18_RM_App.pdf
	12.3. GB-LTC_2024-02_Exp.pdf
	12.4. GB-LTC-2022-11-16_Policies_Standing_Res_update.pdf
	13.1. GB-LTC_2024-04-18_RM_ActProj.pdf
	13.2. GB-LTC_2024-04-18_RM_FutProj.pdf

