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Islands Trust

Date:
Time:

Location:

Gabriola Island Local Trust Committee

Regular Meeting Revised Agenda

February 27, 2020

10:30 am

Gabriola Arts & Heritage Centre
476 South Road, Gabriola Island, BC

1 CALL TO ORDER

10:30 AM - 10:30 AM

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

2. APPROVAL OF AGENDA

3. COMMUNITY INFORMATION AND INPUT SESSION - GB-LCB- 10:30 AM - 11:30 AM
2019.2 (Gabriola Cannabis Ltd.)

3.1 Planner Presentation
3.2 Questions - Answers and Public Input
4. REPORTS 11:30 AM - 11:50 AM

4.1 Trustee Reports

4.2 Chair's Report

4.3 Electoral Area Director's Report

4.4 First Nation Reports

5. TOWN HALL

6. MINUTES

11:50 AM - 12:00 PM

12:00 PM - 12:05 PM

6.1 Local Trust Committee Minutes dated January 23, 2020 — for adoption

6.2 Section 26 Resolutions-Without-Meeting Report dated February 19, 2020

6.3 Housing Advisory Planning Commission Minutes dated February 5, 2020 - for receipt
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BUSINESS ARISING FROM MINUTES 12:05 PM - 12:20 PM

7.1 Follow-up Action List dated February 18, 2020 21-24

7.2 Motion to Adopt Gabriola Island Protocal for Antenna Systems - Trustee Langereis - 25-58
Report

APPLICATIONS AND REFERRALS 12:20 PM - 12:45 PM

8.1 GB-LCB-2019.2 (Gabriola Cannabis Ltd.) - for decision

8.2 GB-DP-2019.4 (Richie) - Staff Report 59 -89

LOCAL TRUST COMMITTEE PROJECTS 1:15 PM - 2:00 PM
9.1 Housing Options and Impacts Review Project - Staff Report 90-105
DELEGATIONS

CORRESPONDENCE

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

NEW BUSINESS 2:00 PM - 2:15 AM

12.1 Guidelines for Public Participation During Local Trust Committee Meetings - (see copy 106 - 106
of Gambier Island Local Trust Committee Guidelines) - for discussion

12.2 Gabriola Land and Trails Trust (GaLTT) Request for Letter of Support - for decision 107 - 109
12.3 Cannabis Production Regulation Project Bylaw - for discussion

12.4 "Dust and Bones" Film Screening - for discussion

REPORTS 2:15 PM - 2:35 AM

13.1 Climate Change Action Update

13.2 First Nations Relationship Building

13.3 Trust Conservancy Report - none

13.4 Applications Report dated February 18, 2020 110-118
13.5 Trustee and Local Expense Report dated December, 2020 119-119
13.6 Adopted Policies and Standing Resolutions 120-122
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14.

15.

16.

17.

13.7 Local Trust Committee Webpage
WORK PROGRAM 2:35 PM - 3:10 PM

14.1 Top Priorities Report dated February 18, 2020

14.2 Projects List Report dated February 18, 2020
CLOSED MEETING - none
UPCOMING MEETINGS

16.1 Next Regular Meeting Scheduled for Thursday, April 2, 2020 at 10:30 am at The
Haven, Swallow Room, 240 Davis Road, Gabriola Island, BC

ADJOURNMENT 3:10 PM - 3:10 PM

123-123

124 -127



Date: February 18 2020

To: Gabriola Island Trust Committee
From: Vanessa Craig, RDN Director Area B
Subject: Electoral Area Director’s Report

e The following activities happened at the Committee of the Whole (CoW) or Electoral Area Services
Committee (EASC) on February 11th. They will need to be approved at the upcoming Board meeting
prior to becoming Board actions:

o The CoW supported applying to the UBCM Poverty Reduction Planning and Action grant
program for a social needs assessment, and to partner with the Gabriola Local Trust Council
and the District of Lantzville, and potentially others, to conduct the work. Thanks to Scott
Colbourne for encouraging this project from your end!

o The CoW received a report on the potential to implement Development Cost Charges to fund
acquisition and improvement to regional and community parks in the RDN. The proposal is
undergoing additional discussion. If approved by the Board it will move to the next phase
which will be consultation with stakeholders (primarily the building industry in the area), and
the public. The report is available on the RDN website on the Feb. 11" agenda.

o The CoW also endorsed the final version of the Drinking Water and Watershed Protection
Action Plan.

o The EASC received a high-level report on a hazard, risk and vulnerability analysis and flood
risk assessment report. This report identified the general types of hazards in the region but
did not identify how these risks varied across the region. The next step will be for staff to
review the hazard scores and assign priority scores for different areas within the RDN and
identify current and new risk reduction strategies.

e At the Regional Parks and Trails Select Committee held February 4", the committee recommended
adoption of the updated park use regulation bylaw, which regulates smoking/vaping, homeless
camping and other activities in RDN regional and community parks and establishes updated fees for
camping at Descanso Bay Regional Park.

e The City of Nanaimo supports the long-term continuation of the transit exchange in its current
downtown location. Therefore, the RDN will work with the City to develop a long-term agreement
for the downtown Nanaimo Exchange.

o RDN staff have developed retractable stairs for the Spring Beach access. The attributes of the site
prohibit placement of another permanent set of stairs, but these metal stairs will be in place when
the weather allows — probably about 6 months of the year.

e We still have not heard about the Huxley Park Phase 2 grant, but RDN staff are finalizing plans and
ensuring that we can meet the Islands Trust’s conditions for the development variance permit.
Thank you to IT staff for their assistance on this project.

e The Village Way Path agreement is also in progress — a site visit with MOTI personnel and RDN staff
has occurred. The final documents are waiting for approval from MOTI. We're still planning for a
2020 start to this project.

Upcoming:

e The next Board meetings occur on February 25™ and March 24™. Electoral Area Service Committee
and the Committee of the Whole meetings are upcoming on March 10™ and April 14,

Respectfully submitted,

Vanessa Craig
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IslandsTrust  Gabriola Island Local Trust Committee

Date:

Minutes of Regular Meeting

January 23, 2020

Location: Gabriola Arts & Heritage Centre

476 South Road, Gabriola Island, BC

Members Present: Dan Rogers, Chair

Kees Langereis, Local Trustee
Scott Colbourne, Local Trustee

Staff Present: Heather Kauer, Regional Planning Manager

Sonja Zupanec, Island Planner
lan Cox, Planner 1
Nadine Mourao, Recorder

Others Present: There were approximately seven (7) members of the public and one (1)

member of the media in attendance
CALL TO ORDER

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

Chair Rogers called the meeting to order at 10:31 am. He acknowledged that the meeting was
being held in territory of the Coast Salish First Nations, welcomed the public and introduced
Trustees, Staff and Recorder.

APPROVAL OF AGENDA
The following additions/amendments to the agenda were presented for consideration:

. Add to 4.4 First Nations Report, update on Community Stewardship Awards presentation
for Snuneymuxw Elder Geraldine Manson (C'tasi:a);

° Add 11.2 Regional District of Nanaimo (RDN) letter from Courtenay Simpson regarding
Union of British Columbia Municipalities (UBCM) Poverty Reduction Grant; and

. Add 11.3 Email request regarding Gabriola Automotive.

By general consent the agenda was approved as amended.
TOWN HALL

A member of the public expressed support of Staff recommendations regarding GB-RZ-2019.1
BC Ferries Staff report and requested Trustees consider additional referrals to various
environmental and wildlife groups on Gabriola.

Two (2) further members of the public supported Staff recommendations regarding GB-RZ-
2019.1 BC Ferries Staff report.

Gabriola Island DRAFT 1
Local Trust Committee Minutes
January 23, 2020
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A member of the public asked about procedure for requesting a future Local Trust Committee
(LTC) meeting delegation.

O

Staff asked member of the public to contact them and they would put on future agenda.

4, REPORTS

4.1

4.2

4.3

Gabriola Island

Trustee Reports

Trustee Colbourne reported his attendance at the following meetings and events:

e  Trust Council (TC);

e  Trust Programs Committee (TPC);

e  Working on Poverty Reduction Strategy;

e  Community learning regarding airplane crash December 10, 2019;

e  Gabriola Island Emergency Preparedness Open House January 25, 2020;

e  Camp Miriam Vigil;

e  Festival of Jewish and Gabriolish Art, Words and Music on February 7-9, 2020;

e  Gabriola’s Environmentally Responsible Trans-Island Express’s (GERTIE) 100,000
passenger celebration on January 24, 2020;

e  March 8, 2020 Gabriola Talks workshop on three topics of food, transportation, and

waste and consumption;
e  February 5, 2020 Food Forum, would like Vision 2050 booth; and
e  Ocean Protection Plan meeting next week, discuss freighter anchorages.

Trustee Langereis reported his attendance at the following meetings and events:

o TG

e  Met with residents regarding water and the flow of water;

e  Extinction Rebellion rally in Nanaimo;

e  Climate strike march;

e  Camp Miriam Vigil; and

e  Met with resident regarding Easthom Road slope instability and embankment.

Chair's Report

Chair Rogers reported the following:

e Attended TC;

e Island’s Trust (IT) online budget survey open until February 9, 2020;

e Budget adoption on agenda at TC meeting March 10-12, 2020 on Salt Spring;

e Attended Executive Committee (EC) meeting;

e  Participating in consultation meetings with Provincial government around short-
term rentals; and

e |Tin discussion with Coast Guard regarding developing comprehensive oil spill
response plan for Vancouver harbour, Juan de Fuca and Georgia Strait areas.

Electoral Area Director's Report

Received.

DRAFT
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First Nation Reports

Trustee Colborne requested letter drafted by Lisa Wilcox, Senior Intergovernmental
Policy Advisor regarding First Nations Relationship Building Standing Resolution and
Snuneymuxw letter to be sent out by Staff at the same time.

Discussion ensued regarding the Community Stewardship Awards presentation for
Snuneymuxw Elder Geraldine Manson (C’tasi:a) and the following was noted by
Trustees:

e  Three attempts have been made to have awards celebration but have been unable
to schedule;

e  Trustees suggested they may go to Snuneymuxw to give award and have a
community event on Gabriola at a future date;

e Trustee Colbourne to meet with Snuneymuxw Elder Geraldine Manson (C’tasi:a)
next week to discuss date for celebration; and

e  Chair Rogers requested to be kept informed.

5. MINUTES

5.1

5.2
5.3
5.4

Local Trust Committee Minutes dated November 28, 2019 - for adoption

The following amendments to the minutes of November 28, 2019 were presented for
consideration:

e Page 1, 3.1, Trustee Colborne reported section, third bullet, replace “children” with
“individuals with diverse abilities”;

e  Page 3, 5.1, third bullet, replace “are to be included” with “are permitted under”
the Cannabis Act;

e  Page 3, 5.1, third bullet, replace “does this height imply” with “does this height
apply”;

e Page4, 7.2, second bullet, add “such as 5G” to end of sentence about expanded
communication towers;

e Page 4, 7.2, fifth bullet, replace “location identified at Firehall” to “location
identified near to the Firehall”;

By general consent the minutes were adopted as amended.
Section 26 Resolutions-Without-Meeting - none
Advisory Planning Commission Minutes - none

Housing Advisory Planning Commission Minutes dated November 20, 2019 - for
receipt

Received.

6. BUSINESS ARISING FROM MINUTES

6.1

Gabriola Island

Follow-up Action List dated January 8, 2020

Received.
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6.2

Gabriola Island

DRAFT

Consultation for Communication Towers - Staff Report

Planner Zupanec summarized the report which requested the LTC to re-consider
rescinding the 2010 LTC standing resolution on communication towers, and adopt the
model consultation process, outlined in the 2018 “Model Strategy for Antenna Systems”
for the assessment of, and outlining the public consultation requirements for, any
potential tower proposal in the Gabriola Trust Area.

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

Concerned about co-location or future changes in technology, such as 5G, on
communication towers without public consultation process;

Confident in the 2018 Model Strategy, as current standing resolution is not as
strong of a building block for consultation;

Trustee Langereis preferred to take into consideration the issue of co-location of
technology and did not support rescinding the current standing resolution and
adopting the 2018 Model Strategy; and

Trustee Langereis will provide Staff with proposed amendments to the Model
Strategy so that it is consistent with Section 6 of the Innovation, Science and
Economic Development Canada: Internet and Electronic Network Usage Policy, as
well as, the Climate Prediction Centre Circular.

GB-2020-001
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee rescind standing resolution GB-025-2010:

GB-025-2010

It was MOVED and SECONDED

that the Gabriola Island Local Trust Committee adopt the following standing

resolution:

e Proposals for any new or expanded communication towers and antennae require
an application to the Gabriola Islands Local Trust Committee.

e The application process shall comprise a public consultation component, which
includes at least one notification to neighbours, one public meeting and one
advertisement in the local newspaper.

e The public consultation process shall be determined by the Local Trust Committee
after initial review of the proposal; however, as a minimum, the proponent shall
give written notice to Islands Trust Northern Office staff and the Snunéymuxw
First Nation, all owners and residents of properties within a 2 kilometre radius of
the subject property where the facility is proposed. The required notice shall
include the following information:

o the proposed location of the tower on the subject site

o adescription of the predicted power density level of the antenna/tower

o methods to mitigate any aesthetic or visual impact

o description of the natural environment, any sensitive ecosystems or other
important habitat areas within 120 metres of the subject property and
mitigation of impacts to such areas

o physical details and example illustrations of the tower including its height,
colour, type and design

DRAFT 4
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o the time and location of a public meeting and advertising

o the name and contact information of the contact person employed by the
proponent

o the name and all contact information of the Islands Trust planning staff
available for public comments and questions regarding the proposal; and

o the proponent may be required to enter into a cost recovery agreement with
the Islands Trust, in order to offset application processing costs incurred.

CARRIED
Trustee Langereis Opposed

GB-2020-002
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.
CARRIED
Trustee Langereis Opposed

Processing Referrals - verbal update

Planner Cox provided a verbal update regarding GB-2019-124 indicating when referrals
such as subdivisions are provided to Trustees and when they can be made public and
the following was noted:

e  Third party information is not shareable with the public;
e  Staff provide the LTC with Staff Referral report about subdivision applications; and
e The Provincial Approving Officer is responsible for subdivision referrals.

Trustees noted:

e Interested in a community involvement process in subdivisions; and
e Interested in a Gabriola Island Official Community Plan (OCP) review.

7. APPLICATIONS AND REFERRALS

7.1

Gabriola Island

GB-0OTH-2019.1 (Gabriola Cannabis LTD.) - Staff Report

Planner Cox provided an overview of the report which asked the LTC to consider a
referral from the Provincial Liquor and Cannabis Regulation Branch (LCRB) for an
application by Gabriola Cannabis Limited for a Cannabis Retail Store (CRS) licence to
operate a non-medical cannabis retail store in Unit 11 at the ‘Gabriola Professional
Centre’ located at 590 North Road, Gabriola and noted:

e LCRB wait for local government decision before making their own decision;
Discussion ensued and the following points were noted by Trustees:

e  Requested Staff to clarify the LCRB letter on page 33 regarding withholding
recommendation until the LCRB have made a final decision regarding the
applicant’s suitability;

DRAFT 5

Local Trust Committee Minutes

January 23, 2020



7.2

Gabriola Island
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e Interested in Community Information and Input Session (CIIS) rather than technical
Community Information Meeting (CIM) as part of the process; and

e In favour of this application be added to the next LTC meeting and deferring the
discussion regarding cannabis production to later meeting.

The applicant noted the following:

e Legal name is Gabriola Cannabis Limited, rather than Ltd. as stated in the report;
and
e Requested the LTC expedite application if possible.

GB-2020-003
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee direct Staff to hold a Community
Information and Input Session to gather input on the Cannabis Retail Store licence
application for Gabriola Cannabis Limited during the February 27, 2020 Regular Business
Meeting of the Local Trust Committee.

CARRIED
GB-2020-004
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee direct Staff to provide public notice to
property owners and residents within 500 metres of the proposed location for the
Cannabis Retail Store licence application as described in the Gabriola Local Trust
Committee Standing Resolution GB-2018-040.

CARRIED
GB-2020-005
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee direct Staff to add notice of the
Community Information and Input Session to the notice of the Local Trust Committee
meeting on February 27, 2020 in the Gabriola Sounder and online.

CARRIED

GB-RZ-2019.1 BC Ferries - Staff Report

Planner Zupanec summarized the report which introduced two draft bylaws, one to
amend the Gabriola Island OCP Bylaw No. 166 and one to amend the Gabriola Island
Land Use Bylaw No. 177 (LUB), consistent with draft bylaw language endorsed by the
LTC in October 2019 for the redevelopment of the Descanso Bay ferry terminal under
application GB-RZ-2019.1 (BC Ferries).

Trustees noted the following key points:

e  Requested Staff to clarify retaining wall will exceed the 9’ limit;

e Interested in accessory dwelling unit be included to assist with need for employee
housing;

e In addition to a CIM, interested in an informational presentation, question and
answer to understand the technical elements of the application, a mechanism for
community members to provide input to any changes to the bylaw such as email,
phone, online survey and/or office hours;

e  Encouraged all groups with an interest in application to provide input; and

DRAFT 6
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Gabriola Island
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e  Will send technical amendments to Staff.
Brian Green, Terminal Development Manager, BC Ferries noted:

e Indicated that the electronic signage is to inform customers about service
cancellations and vessel location in real time, particularly at non-staffed terminals;

e Advised that Descanso Bay ferry terminal is a constrained site and due to
prioritization of safe passenger pickup, GERTIE parking in parking area, and
additional crew parking stalls for two Island Class vessels, the planned public
parking stalls were reduced;

e Small vendor pad is common in many other small terminals; and

e No plan at this time to include employee housing as part of the application.

GB-2020-006
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee Bylaw No. 304 cited as “Gabriola Island
Official Community Plan (Gabriola) Bylaw, 1997, Amendment No. 2, 2019” be read a first
time.
CARRIED
GB-2020-007
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee Bylaw No. 305 cited as “Gabriola Island
Land Use Bylaw, 1999, Amendment No. 1, 2019” be read a first time.
CARRIED
GB-2020-008
It was MOVED and SECONDED
that Proposed Bylaw Nos. 304 and 305 be referred to the following First Nations, Local
Governments and agencies for comment:
a) First Nations:
Cowichan Tribes, Halalt First Nation, Lake Cowichan First Nation, Lyackson First
Nation, Penelakut Tribe, Sechelt First Nation, Semiahmoo First Nation,
Snaw’Naw’As Nation, Snuneymuxw First Nation, Stz’'uminus First Nation,
Te’Mexw Treaty Association.
b) Local Governments and Agencies:
Gabriola Advisory Planning Commission, Gabriola Ferry Advisory Committee,
City of Nanaimo, Regional District of Nanaimo, Ministry of Transportation and
Infrastructure, School District 68, Islands Trust Freshwater Specialist.
CARRIED
GB-2020-009
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee has reviewed the Islands Trust Policy
Statement Directives Only Checklist and determined that Bylaw No. 304 cited as
“Gabriola Island Official Community Plan (Gabriola) Bylaw, 1997, Amendment No. 2,
2019” is not contrary to or at variance with the Islands Trust Policy Statement.
CARRIED
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GB-2020-010

It was MOVED and SECONDED

that the Gabriola Island Local Trust Committee request Staff to schedule a special

meeting for a Community Information Meeting on application GB-RZ-2018.1 (BC Ferries)

and Proposed Bylaw Nos. 304 and 305 following the close of the bylaw referral period.
CARRIED

By general consent the meeting was recessed at 1:09 pm and reconvened at 1:16 pm.

8. LOCAL TRUST COMMITTEE PROJECTS

8.1

8.2

8.3

Gabriola Island

Gabriola Housing Options and Impacts Review Project - verbal update
Planner Zupanec updated the LTC and noted the following key points:

e  The Gabriola Housing Advisory Commission (HAPC) met on January 11, 2020 for an
all-day working session to work through the engagement strategy and to define the
HAPC role in the strategy;

e Aiming to provide revised engagement strategy and budget request for the next
fiscal at the next LTC meeting; and

e Instead of commissioning a new website for engagement strategy as previously
planned, interested in using the new IT website features when website is
revamped.

Ecological Protection Zone - verbal update
Planner Cox updated the LTC and noted:

e  Continue to work with the Trust Conservancy on draft bylaw language; and
e  Have not heard back from the RDN to discuss Coats Marsh.

Trustees acknowledged that a protocol meeting with RDN may be opportunity to raise
Coats Marsh Ecological Protection Zone ideas.

Cannabis Regulation Project (Bylaw No. 303) - Staff Report

Regional Planning Manager Kauer summarized the report which recommended minor
amendments to the Proposed Bylaw No. 303 at second reading and recommended the
bylaw be advanced to a CIM and public hearing and noted the following:

e  Cannabis production may not be prohibited outright in the Agriculture Land
Reserve (ALR) however, we may limit through setbacks.

Discussion ensued and the following was noted by Trustees:

e Questioned whether the number of ALR zoned properties that allow cannabis
production due to setbacks compared to total ALR zoned properties is effectively
prohibiting use? Interested in referring this issue to the Ministry of Agriculture; and

e Add new definition of the word “Cannabis” to include “any plant of the genus
Cannabis”.

DRAFT 8
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GB-2020-011
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee Bylaw No. 303, cited as "Gabriola Island
Land Use Bylaw, 1999, Amendment No. 1, 2019", be amended as follows:
a. Item 7.is deleted in its entirety and replaced with:
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 iii last bullet is deleted in its entirety and replaced with to correct:
e The minimum setback for buildings, structures used for cannabis production is
60 metres (197 feet) from any lot line and 150 metres (492.13 feet) from any
school, park or institutional zone.”
CARRIED
GB-2020-012
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee Bylaw No. 303, cited as "Gabriola Island
Land Use Bylaw, 1999, Amendment No. 1, 2019", be amended as follows:
a. Item 3. Part G-Definitions, G.1 Definitions is amended by adding the following
definition:

“cannabis” any plant of the genus Cannabis

b. Item 3. Part G-Definitions, G.1 Definitions is amended by deleting the definition
“cannabis production” and replacing it with the following definition:

“cannabis production” to develop, as permitted by the Cannabis Act (Canada)
and regulations under that Act, a cannabis product by
any method or process, including by:

a) manufacturing it,

b) synthesizing it,

c) altering its chemical or physical properties by any
means, or

d) growing it or any living thing from which it may be
extracted or otherwise obtained;”

c. Item 3. Part G-Definitions, G.1 Definitions is amended by deleting the definition
“cannabis product” and replacing it with the following:

“cannabis product” the plant material from cannabis and any article or
substance that is manufactured or refined that includes
cannabis or cannabis derivatives, intended for personal
use.

CARRIED

9. DELEGATIONS

Gabriola Island
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Gabriola Housing Society

Trustee Langereis declared that he had a conflict of interest with the upcoming item, due to the
fact that he was previously a member of the Gabriola Housing Society (GHS).

Trustee Langereis left the meeting at 1:17 pm.

Nancy Hetherington-Peirce, President and Sibyl Frei, Vice President of GHS provided an
overview of their letter to the LTC dated January 7, 2020 and noted:

e An application for rental housing was submitted to IT on January 15, 2020; and
e Requested that its application be processed in a timely manner to allow GHS
enough time to pursue funding to proceed with the project.

GB-2020-013

It was MOVED and SECONDED

that the Gabriola Island Local Trust Committee request Staff to report to the Local Trust
Committee when the Gabriola Housing Society Paisley Place Affordable Housing Project
initial Staff Report is prepared, and potentially schedule a Special Meeting relating to
that application, if that date is prior to the April 2, 2020 Local Trust Committee regular

business meeting.
CARRIED

Trustee Langereis returned to the meeting at 1:35 pm.

By general consent the meeting was recessed at 1:35 pm and reconvened at 2:02 pm.

10. CORRESPONDENCE - none

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

11. NEW BUSINESS

111

11.2

Gabriola Island

Housing Advisory Planning Committee - none

Regional District of Nanaimo (RDN) letter from Courtenay Simpson regarding Union of
British Columbia Municipalities (UBCM) Poverty Reduction Grant

The letter from RDN requested LTC support to ensuring that Gabriola, DeCourcy, and
Mudge Island electoral area is included in this study and involved in the planning for
deliverables, the following was noted:

e  Staff will look at process, limited staff time commitment.

GB-2020-014
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee supports the Regional District of
Nanaimo as primary applicant to the Union of British Columbia Municipalities Poverty
Reduction Planning and Action Grant program for a social needs assessment and
strategy, and supports the Regional District of Nanaimo to receive and manage the grant
funding on its behalf.
CARRIED
DRAFT 10
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Email request regarding Gabriola Automotive

Trustee Colbourne provided an update regarding Gabriola Automotive and noted the
following key points:

e Requested that Temporary Use Permit (TUP) be added to the Projects List as the
language is restrictive and interested in additional flexibility;

e  Staff noted that Gabriola Automotive would have to apply for rezoning to
accommodate an automotive repair shop if the business were to move to a location
that did not have the correct zoning; and

e ATUP project will not be completed in time to affect this email request.

GB-2020-015
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee request Staff to add to the Projects List
“Temporary Use Permit Project.”
CARRIED

12. REPORTS

12.1

12.2

12.3

12.4

12,5

12.6

12.7

Climate Change Action Update - none

First Nations Relationship Building - none

Trust Conservancy Report dated December 2019
Received.

Applications Report dated January 8, 2020
Received.

Trustee and Local Expense Report dated November, 2019
Received.

Adopted Policies and Standing Resolutions
Received.

Local Trust Committee Webpage

No updates requested.

13. WORK PROGRAM

13.1

13.2

Top Priorities Report dated January 8, 2020

Received. When next vacancy Trustee Langereis proposes moving the Coastal Douglas
Fir Toolkit to Top Priority.

Projects List Report dated January 8, 2020

Received.

14. CLOSED MEETING - none

Gabriola Island
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15. UPCOMING MEETINGS

16.1 Next Regular Meeting Scheduled for Thursday, February 27, 2020 at The Gabriola Arts
and Heritage Centre, 476 South Road, Gabriola Island, BC

17. ADJOURNMENT

By general consent the meeting was adjourned at 3:38 pm.

Dan Rogers, Chair

Certified Correct:

Nadine Mourao, Recorder

Gabriola Island DRAFT 12
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Print Date: February 19, 2020

Islands Trust Resolutions Without Meetings Log

Gabriola Island

2020-002 In Favour 16-Jan-2020
"That the Gabriola Island Local Trust Committee reschedule the Local Trust Committee meeting cancelled on January 16, 2020 to January 23,,
2020."

2020-001 In Favour 15-Jan-2020

"That the Gabriola Island Local Trust Committee cancel the regularly scheduled meeting for January 16, 2020, due to weather conditions and
request staff to make efforts to reschedule the meeting as soon as possible."
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Islands Trust Minutes of the Gabriola Island
Housing Advisory Planning Commission
Date of Meeting: Wednesday, February 5, 2020
Location: Islands Trust Office
700 North Road, Gabriola, BC
HAPC Members Present: Steven Earle, Chair
Tobi Elliot, Secretary
Dyan Dunsmoor-Farley
Angela Pounds
Dave Neads
Kenda Chang-Swanson
Heather Cameron
Regrets: John Woods
Staff Present: Sonja Zupanec, Island Planner
Nadine Mourao, Recorder
Others Present: There were five (5) members of the public in attendance
1. CALL TO ORDER AND WELCOME

Chair Earle called the meeting to order at 2:02 pm. He acknowledged that the meeting was
being held in territory of the Coast Salish First Nations, welcomed the public and introduced
Commission Members, Staff and Recorder.

2. APPROVAL OF AGENDA

By general consent the agenda was approved.

3. MINUTES - Gabriola Island Housing Advisory Planning Commission Draft Minutes
dated November 20, 2019 — for Adoption

By general consent, the Housing Advisory Planning Commission meeting minutes of November
20, 2019 were adopted.

4. REVIEW JAN 11™ SUMMARY REPORT

4.1 Discuss report compiled from HAPC members’ input at Jan 11" workshop. Note:
Summary Report already distributed by email.

Staff provided an overview of the summary report and noted that the document was
provided for information purposes to assist the Housing Advisory Planning Commission
(HAPC) in their engagement strategy.

Gabriola Island DRAFT 1
Housing Advisory Planning Commission Minutes
February 5, 2020
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5. REVIEW & FINALIZE PROPOSED PUBLIC ENGAGEMENT STRATEGY

5.1 Discuss and finalize HAPC Public Engagement Strategy, to be presented to Trustees for
approval at the Feb 27" LTC meeting.

Staff summarized the report and process for the engagement strategy.
Discussion ensued and the following key points were noted by members:

e Add sentence to introductory paragraph that includes the date that the HAPC first
began and what their purpose is;

e Amend engagement question to read “How might we amend Gabriola’s Official
Community Plan (OCP) and/or Land Use Bylaw (LUB) regulations to fulfil our
obligations to our community and the unique natural ecology in which we all live,
by allowing a range of affordable, accessible housing options in accordance with
water and climate change imperatives set by Islands Trust.”;

e  Page 1, change “address First Nations core concerns and implementation” to
“address First Nations core concerns and in accordance with”;

e  Page 1, change “Gabriola Family Action Plan Wellness Collaborative” to the
“Gabriola Health and Wellness Collaborative Family Action Plan”;

° Page 2, remove focus groups;

e Noted the Groundwater Sustainability Study and associated budget is linked to this
project as a critical data piece;

e Page 3, add landscaping requirements and referral to the Gabriola Fire Department;

e  Page 3 and all of document, replace word “fulsome” with “robust” or
“comprehensive”;

e Tobito email Staff with rewording of sentence regarding background reports on
technical analysis and the results of community engagement activities;

e  Page 3, 4" bullet under Tangible Deliverables, add “develop housing options on the
island and increase awareness and clarity on how the private, not-for-profit, or
government sectors may deliver housing support services.”;

e Page 4, update wording from “help contribute their perspective” to “so they can
better express their diverse interests, needs, and perspectives”;

e  Page 4, Innovation, replace “fulsome” with “a range of new ways”,

e  Page 5, clarify new construction working with the Regional District of Nanaimo
(RDN) to ensure new housing permits are to the highest construction standards;

e Page 5, United Nations in caps and brackets;

e  Page 5, first paragraph, strengthen wording, homeless counts and look at trends
“is” instead of “appears to be” and provide citations;

e  Page 6, rearrange and put people first and follow with unique ecology;

e  Page 7/8, add “consider building evaluation process into implementation plan”;

e  Page 9, remove mail out and Pecha Kucha event; and

e Page9, add print media directing persons to project website.

Heather Cameron left the meeting at 3:36pm.

5.2 Discuss use of social media tools and website as engagement portal for the public.

Gabriola Island DRAFT 2
Housing Advisory Planning Commission Minutes
February 5, 2020
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Staff will inform members of social media descriptors and how they may get involved.
5.3 Discuss potential budget requirements.

Staff will provide the Local Trust Committee (LTC) with budget requirements for this
project for their information and approval.

6. CHAIR ROTATION SELECTION
Angela Pounds to be the next rotating meeting Chair.
7. ADJOURNMENT

By general consent, the meeting was adjourned at 4:01 pm.

Steven Earle, Chair

Certified Correct:

Nadine Mourao, Recorder

Gabriola Island DRAFT 3
Housing Advisory Planning Commission Minutes
February 5, 2020
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Print Date: February 19, 2020

e

Islands Trust Follow Up Action Report

Gabriola Island

24-Jan-2019
Activity Responsibility | pates | status
1 Staff to prepare a draft letter under the signature of the LTC chair to Lisa Wilcox Completed
advise the First Nations with an interest in the Gabriola LTA of the LTC's Sonja Zupanec

Top 3 Priority Projects currently underway.

16-May-2019
Activity Responsibility | Dates | status |
1 GB-DVP-2019.1 (Huxley Park) - LTC waived requirement for BCLS survey; Becky McErlean In Progress
issued DVP subject to receipt of a planting plan to mitigate tree Bronwyn Sawyer

loss/reduction in area for tree removal and reduction in parking area
(see resolution from minutes). Staff to follow up with RDN on submission

requirements and issuance of DVP.

11-Jul-2019
Responsibility | Dates | status |
1 Staff to prepare draft bylaws for the ecological protection zone with site lan Cox In Progress

specific provisions for Coats Marsh and B. Acres. (In progress -

coordination with Trust Conservancy staff)

28-Nov-2019

Responsibility ] Dates | status |
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Print Date: February 19, 2020

e

Islands Trust Follow Up Action Report

Gabriola Island

28-Nov-2019
Activity Responsibility | Dates | status |
1 LTC directed staff to finalize a letter to Snuneymuxw First Nation, using Lisa Wilcox Completed
the draft template letter provided by the SIPA, in accordance with item 'a’ Sonja Zupanec

in the Standing Resolution GB-2019-031.

2 LTC approved issuance of GB-DVP-2017.1 conditional upon registration Becky McErlean In Progress
of a restrictive covenant and registration of a S. 32 HCA notice on title. lan Cox

(Awaiting registration of covenant and HCA notice)

3 LTC approved issuance of GB-DP-2017.2 following issuance of Becky McErlean In Progress
GB-DVP-2017.1 (Awaiting registration of covenant and HCA notice) lan Cox

4 For the Ecological Protection Zone Top Priority Project, the LTC direct lan Cox In Progress
staff to:

-amend the Project Charter to include rezoning of Elder Cedar Nature
Reserve; (DONE)

-prepare draft amendments to the Gabriola Island OCP; (In progress -
coordination with Trust Conservancy staff)

-prepare draft amendments to the Gabriola Island LUB; (In progress -
coordination with Trust Conservancy staff)

-consider options for Coats Marsh Regional Park, consult with RDN and
TNT, and report back. (DONE)

23-Jan-2020

Responsibility ] Dates | _status |
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Islands Trust

Gabriola Island

Print Date: February 19, 2020

Follow Up Action Report

23-Jan-2020
Activity Responsibility | Dates | status |

1 GB-LCB-2019.2 (Gabriola Cannabis Limited): staff to coordinate a lan Cox Completed
community information and input meeting during the Feb 27 LTC meeting Wil Cottingham
for this proposal. Provide public notice to property owners within 500 m
as well as add notice of the input meeting to the notice of the LTC meeting
for Feb 27 in the Sounder and online.

2 GB-RZ-2019.1 (BC Ferries): Proposed Bylaw Nos. 304 (OCP) and Becky McErlean In Progress
305(LUB) given first reading as presented. Refer to APC (done), agencies Sonja Zupanec
(done) and First Nations (done) for comment. Schedule a community Wil Cottingham
information meeting for early March.

3 GB-RZ-2020.1 (GHS) Manager and planner to report to the LTC when the Heather Kauer In Progress
preliminary staff report for this application may be ready and if possible Jaime Dubyna
schedule a special meeting prior to the Apr 2 LTC meeting.

4 Staff to amend Proposed Bylaw No. 303 (Cannabis) as per Trustee Heather Kauer Completed
Langereis recommendations and staff recommendations 1 a) in the staff
report.

5 Rescind GBLTC Standing Resolution GB-025-2010 "Communication Becky McErlean Completed
Towers and Antennae". Penny Hawley

Sonja Zupanec

6 LTC adopted "Model Strategy for Antenna Systems" to assess any future Sonja Zupanec Completed

potential tower proposals in the Gabriola Local Trust Area. Post to web.
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e

Islands Trust Follow Up Action Report

Gabriola Island

23-Jan-2020
Activity Responsibility | Dates | status |
7 Staff to advise the Regional District of Nanaimo that the Gabriola LTC Sonja Zupanec Completed

supports the RDN's application to the UBCM Poverty Reduction Grant to

develop a Social Needs Assessment Strategy.

8 Add to the LTC Project List "Temporary Use Permit Review". Sonja Zupanec Completed
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TO: Gabriola Island Local Trust Committee = DATE OF MEETING: February 27, 2020
FROM: Kees Langereis, Trustee

SUBJECT: Protocol for antenna systems

RECOMMENDATION
That Gabriola Island Local Trust Committee:

1. Rescind the Model Strategy for Antenna systems adopted by the Gabriola Island
Local Trust Committee at the January 23, 2020 Local Trust Committee meeting.

That Gabriola Island Local Trust Committee:

2. Adopt the “Gabriola Island Protocol for Antenna systems” (Protocol) as set out in
appendix #3 attached to this report.

PURPOSE

The purpose of this report is to replace the Gabriola Island Local Trust Committee (LTC)
Model Strategy for antenna systems with a Gabriola Island Protocol for Antenna
Systems that reflects local considerations.

BACKGROUND
Federal Jurisdiction:

Pursuant to the federal Radiocommunications Act, the Department of Innovation
Science and Economic Development (ISED) has sole authority to approve the
placement of and modifications to antenna systems. ISED has a default consultation
protocol (Radiocommunication and Broadcasting Antenna systems Client Protocol
Circular CPC 2-0-03 (‘CPC’)) that addresses when an antenna system proponent must
consult with a local land use authority and the local community.

However, if a local land use authority (e.g. LTC) has established a protocol for the siting
of and modifications to antenna systems, a proponent must follow the local protocol
rather than the CPC.

The CPC excludes the following proposals from land-use authority and public
consultation requirements:

* New Antenna Systems: where the height is less than 15 metres above ground
level. This exclusion does not apply to antenna systems proposed by
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telecommunications carriers, broadcasting undertakings or third-party tower
owners;

* Existing Antenna Systems: where modifications are made, antennas added or
the tower replaced including to facilitate sharing, provided that the total
cumulative height increase is no greater than 25% of the height of the initial
antenna system installation. This exclusion does not apply to antenna systems
using purpose-built antenna supporting structures with a height of less than 15
metres above ground level operated by telecommunications carriers,
broadcasting undertakings or third-party tower owners;

* Non-Tower Structure: antennas on buildings, water towers, lamp posts, etc.
may be excluded from consultation provided that the height above ground of the
non-tower structure, exclusive of appurtenances, is not increased by more than
25%;

» Temporary Antenna Systems: used for special events or emergency operations
and must be removed within three months after the start of the emergency or
special event.

Proponents who are not certain if their proposals are excluded, or whether consultation
may still be prudent, are advised to contact the LTC or ISED for guidance.

2010 Standing Resolution

In 2010, the Gabriola Island Trust Committee adopted Standing Resolution GB-025-
2010 Communication Towers and Antennae (2010 Resolution?) in response to an
application to site a radio communication tower on Gabriola. My understanding is that
the 2010 Resolution reflected the views of the majority of residents.

The 2010 Resolution established three steps for any antenna system proposal:

Step 1: A proponent was required to submit an application to the LTC for the siting of
any new antenna system or for modifications that expanded an existing antenna
system.

Step 2: The LTC reviewed the proposal and determined the community consultation
process. The 2010 Resolution also established some minimum consultation criteria
and information that was required.

Step 3: The LTC reviewed the results of the consultation and any environmental
impacts of the proposal for the purpose of issuing a statement of concurrence or
non-concurrence with the proposal.

The 2010 Resolution gave the LTC flexibility in determining the extent of consultation
required based on the proposal.

1 See Appendix 1
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With respect to modifications to an antenna system, the 2010 Resolution required
consultation for “expanded communication towers/antennae proposals”. The word
“‘expanded” was not defined, but the Merriam-Webster dictionary defines “expand” as
“to increase the extent, number, volume, or scope of: enlarge”. Consequently, an
‘expanded antenna system” would seemingly include modifications such as:

o co-location by another service provider on a communication tower,

o an increase in the transmission catchment area (eg by tower
height changes or equipment upgrades),

o an increase in the rate of transmission,

o changes to equipment to enable newer technology (eg moving from
AG/LTE to 5G) and changes in the spectrum used for transmission.

o the addition of new antennas on a tower or secondary antennas placed on

structures such as buildings, hydro poles that are linked to a primary
tower/antenna system located elsewhere.

The replacement of equipment with comparable equipment or routine maintenance
would not trigger a new application or need for any community consultation.

Model Strategy for Antenna systems?

To assist local trust committees to manage proposals related to antenna systems in the
trust area and to provide a trust wide consistent approach, the Islands Trust’s Local
Planning Committee (a committee of trustees established by Trust Council) developed a
Model Strategy for Antenna Systems (Model Strategy) that is largely based on the
federal CPC and includes the exemptions set out in the CPC. The Model Strategy may
be adopted by a local trust committee as is or modified to suit local considerations.

This Model Strategy was recently adopted by the Gabriola LTC. The Model Strategy
establishes a four-step consultation process for antenna system proposals and exempts
certain antenna system proposals from this process.

The four-step process established is:

Step 1: pre-consultation with the LTC involving preliminary discussion with staff and the
LTC,

Step 2: an official application to the LTC setting out the proposal,
Step 3: undertaking a community consultation process for non-exempt proposals, and

Step 4: requesting a statement of concurrence or non-concurrence from the LTC.

2 See Appendix 2
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The Model Strategy does not require a proponent to consult the LTC and community for
any of the following proposals:

a business, the general public or government siting a new antenna system
that is less than 15 metres in height. NOTE: This exemption does not apply to
telecommunication carriers, broadcasting undertakings or third-party tower
owners,

the “co-location” of another provider on an existing tower,

increasing the height of a tower or antenna if the overall height of the antenna
system as originally placed is not increased by more than 25%,

placing additional antennas on a tower if the overall height of the antenna
system as originally placed is not increased by more than 25%and

placing antennas on a non-tower structure such as buildings, lamp posts or
hydro poles if the total overall height of the structure and antenna is not
increased by more than 25%.

The Model Strategy sets out some parameters for the above exempted proposals.

The first is entitled “Voluntary Public Consultation” in which proponents are encouraged
to consult the LTC when prudent to do so with respect to location, size or design. This is
voluntary and there is no indication as to what could ensue if there are unresolved
issues. Presumably, the LTC could advise ISED of this outcome.

The second is entitled “Notification and LTC Review of Exempt Antenna System” in
which proponents of a proposal related to:

e an antenna system located on a structure other than a tower (eg buildings, power
poles), must provide the LTC staff with information related to related to location,
design and height. LTC staff will review and address any issues with the
proponent, or

e an antenna system located on a tower, must provide the LTC with documentation
on how the proposal meets the height exemption criteria set out in the Model
Strategy. LTC staff will review the documentation and if issues arise work with
the proponent to arrive at a mutually agreeable solution which may include the
proponent undertaking the complete consultation process established for non-
exempted antenna systems.

In either case, if there is no agreement on unresolved issues, the LTC has the option to
notify ISED of that outcome.
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Gabriola Protocol for antenna systems?

The proposed “Gabriola Protocol for antenna systems” (Protocol) is based on the
adopted Model Strategy but modified to re-establish the scope of consultation
previously required by the 2010 Resolution.

The Protocol clarifies when “equipment upgrades” necessitate an application to the LTC
and community consultation. The Protocol addresses staff workload concerns related
to the 2010 Standing Resolution by establishing a pre-determined consultation process
and clarifying that the proponent carries out the community consultation.

The Protocol includes the Model Strategy exemption whereby proponents need not
undertake community consultation in the case of a temporary antenna system siting and
co-location by a local emergency service provider.

ANALYSIS
Regulatory:
Islands Trust Policy Statement:

The Islands Trust Policy Statement has the following policy relating to radio
communications proposals that support community consultations: (underlining added)

5.3.1 Trust Council holds that local trust committees and island municipalities should be
consulted and involved in the decision-making process regarding provision of utilities,
transportation services or facilities that might affect land use in their local planning
areas.”

Official Community Plan (OCP)

The OCP permits antenna systems on any land use designated land. (underlining
added)

Section 2. General Land Use Policies
(b) A public park, a public utility use and a community care facility licensed group
home (as regulated through the Community Care Assisted Living Act) are
permitted in any land use designation without requiring an amendment to
this plan, subject to environmentally sensitive areas being protected.

Gabriola Land Use Bylaw:

The Gabriola Land Use Bylaw permits antenna systems to be located on any land-
based zone.

B.1.1.2 Buildings and Structures

3 See Appendix 3
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b. The following buildings and structures are permitted in any zone in Part D
of this Bylaw, except in Section D.5 WATER ZONES:
v buildings and structures to accommodate public utilities serving
the Gabriola Island Trust Committee Area except in public parks and
ecological reserves; and

G.1 Definitions

public utilities “means” a use providing for facilities for water, sewer, electricity,
telephone, and broadcast transmission provided such a
use or facility does not have or require on site staff to
operate the utility, and is established by one of the levels of
government, a corporation or company regulated by a
government commission, but excludes radio or television
broadcast towers and energy generation or production
for sale off the lot on which it is produced,;

DISCUSSION

The Model Strategy recently adopted by the Gabriola LTC reduces staff time needed to
manage antenna system proposals by:

e clarifying that proponents carry out any community consultation,

e eliminating the need to establish a specific community consultation process for
each antenna system proposal submitted, and

e reducing the number of antenna system proposals (including modifications)
requiring public consultation.

The Model Strategy includes the CPC policies that recommend proponents consult with
the LTC in certain circumstances and require proponents to provide information to the
LTC as to how the proposal is exempt. But the first is voluntary and the second is
focused primarily on location, height and design issues.

Gabriola has not had many cell tower proposals come forward in the past number of
years. It is not known whether this was due to a lack of need by proponents or a
reluctance to do so in light of the 2010 Resolution.

LTCs have no authority to approve or deny proposals to site or modify antenna
systems. Its role is limited to providing feedback to proponents and ISED and issuing a
statement of concurrence or non-concurrence. ISED will consider the LTC’s statement
but is not bound by it. The only authority the LTC has with respect to antenna system
proposals is that proponents must follow any locally established protocol.

ISED uses Health Canada's Radiofrequency Exposure Guidelines (Code 6) as their
guide for safe radio frequency usage and requires telecommunication providers to

adhere to the measures set out in Code 6, a code that was last updated in 2014/15.
ISED does not consider public input on health issues related to cellular towers when
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deciding on antenna system proposals on the premise that adherence to Code 6
addresses health issues.

There is no legal bar to LTCs enabling community concerns related to health issues to
be expressed by ensuring proponents provide as much information as possible through
the Protocol. ISED may elect to ignore those concerns but the community will have
been able to express their views on all aspects of the proposal to proponents.

For 10 years, the LTC has operated under the 2010 Resolution which presumably
reflected community views on the degree of consultation considered appropriate. The
replacement of the 2010 Resolution with the Model Strategy reduced the degree of
community consultation.

The Islands Trust Policy Statement holds that consultation should occur with LTCs on
public utilities and by extension, LTCs should consult their local community.

The Protocol reflects to a large degree the consultation parameters of the 2010
Resolution and until such time as the community expresses a different view, the prior
level of consultation should continue. This is the principal reason for this
recommendation.

The LTC’s role is to consider environmental impacts of the proposal, a proponent’s
compliance with the Protocol and community feedback when issuing a statement of
concurrence or non-concurrence.

Appendix 4 to this report contains a chart setting out a comparison of some key
provisions in the 2010 Standing Resolution, the Model Strategy and the Protocol.

Alternatives:
Option 1:
That Gabriola Island Local Trust Committee:

(a) Rescind the Model Strategy for Antenna systems adopted by the Gabriola Island
Local Trust Committee,

(b) Adopt the amended Model Strategy for Antenna systems as set out in
attachment #3 to this report, and

(c) Establish a LTC project to consult with the community on whether any changes
should be made to the amended Model Strategy.

Option 2:

Receive this report for information only.

Submitted by: Kees Langereis, Gabriola Island Local Trustee.
Date: February 18, 2020

Attachments: Appendices 1 to 4
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RESOLUTION GB-025-2010
REGARDING COMMUNICATION TOWERS

,S,ands Trust AND ANTENNAE

L
~ ll GABRIOLA ISLAND LOCAL TRUST COMMITTEE

GB-025-2010 It was MOVED and SECONDED that the Gabriola Island Local Trust
Committee adopt the following standing resolution:

o Proposals for any new or expanded communication towers and
antennae require an application to the Gabriola Islands Local Trust
Committee.

o The application process shall comprise a public consultation
component, which includes at least one notification to neighbours, one
public meeting and one advertisement in both local newspapers.

o The public consultation process shall be determined by the Local Trust
Committee after initial review of the proposal; however, as a minimum,
the proponent shall give written notice to Islands Trust Northern Office
staff and the Snunéymuxw First Nation, all owners and residents of
properties within a 2 kilometre radius of the subject property where the
facility is proposed. The required notice shall include the following
information:

e the proposed location of the tower on the subject site

e a description of the predicted power density level
of the antenna/tower
methods to mitigate any aesthetic or visual impact
description of the natural environment, any sensitive
ecosystems or other important habitat areas within 120
metres of the subject property and mitigation of impacts to
such areas

e physical details and example illustrations of the tower
including its height, colour, type and design
the time and location of a public meeting and advertising
the name and contact information of the contact person
employed by the proponent

e the name and all contact information of the Islands Trust
planning staff available for public comments and questions
regarding the proposal; and

e the proponent may be required to enter into a cost
recovery agreement with the Islands Trust, in order to
offset application processing costs incurred.

CARRIED
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APPENDIX 2
3.2 Model Public Consultation Protocol for Local Trust Areas

A. Introduction

Telecommunications systems that provide full coverage and service are essential to for a healthy and
well-connected community. This protocol serves as a foundation to ensure that communities benefit
from high quality, dependable telecommunication services that effectively support daily life

activities, emergency services, citizen engagement, tourism, and local business all of which are
important to the Islands Trust.

B. Objectives
The objectives of this protocol are:

1. to acknowledge that ISED has exclusive jurisdiction over the approval of the siting and
installation of telecommunication infrastructure in Canada;

2. to establish a siting and consultation process for use by all Local Trust Areas (LTA)s that is
harmonized with ISED’s Radiocommunication and Broadcasting Antenna Systems Client
Procedures Circular (CPC-2-0-03) and Guide to Assist Land-use Authorities in Developing
Antenna Siting Protocols for reviewing land use issues associated with antenna system siting
proposals;

3. tosetoutan objective process, criteria and guidelines that are transparent, consistent and
predictable for the evaluation of antenna system siting proposals that:

minimize the number of new antenna sites by encouraging co-location;
encourage designs that integrate with the surrounding land use and public realm;
establish when local public consultation is required; and

allow ISED and proponents to identify and resolve any potential land use, siting or design
concerns with the LTA at an early stage in the process.

4. to provide an expeditious review process for antenna system siting proposals;

5. to establish alocal land use consultation framework that ensures the LTA and members of
the public contribute local knowledge that facilitates and influences the siting--location,
development and design (including aesthetics) —-of Antenna system within LTA boundaries;

6. to contribute to the orderly development and efficient operation of a reliable, strong
radiocommunication network within all LTAs;

7. to provide LTAs with the information required to satisfy the requirements of ISED regarding
local land use consultation, resulting in an informed statement of concurrence, concurrence

with conditions, or non-concurrence from the LTA at the end of the process; and
Model Strategy for Antenna Systems—Local Planning Committee
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8. to establish administrative fees to be paid by telecommunication proponents
with consideration given to the costs to Islands Trust to evaluate and process
proposals.

C. Jurisdiction

1. Role of Innovation, Science and Economic Development Canada

Under the Radiocommunication Act, the Minister of ISED has sole jurisdiction over inter-
provincial and international communication facilities. The final decision to approve and license
the location of telecommunication antenna system is made only by ISED. All technical aspects
and siting of telecommunication and broadcasting services are regulated by the Federal
government under the Radiocommunication Act. ISED has an established procedure, the CPC),
which prescribes the process and review of proposed telecommunication structures. As part of
the process, proponents are required to notify the local land-use authority and nearby residents.
Moreover, the proponent is required to address the public’s questions, concerns and comments
through ISED's prescribed public consultation process.

2. Other Federal Legislation
Public Health

With regard to public health, ISED refers to the standards set by Health Canada for determining
acceptable levels of radiofrequency electromagnetic energy produced by telecommunication
infrastructure. All telecommunication proponents are required to follow the guidelines outlined
in Health Canada’s Safety Limits of Human Exposure to Radiofrequency Electromagnetic Fields in
the Frequency Range from 3 kHz to 300 GHz — Safety Code 6 (2009).* This code is accompanied by
the Technical Guide for Interpretation and Compliance Assessment of Health Canada's
Radiofrequency Exposure Guidelines, to assist users in understanding and assessing the safety of
electromagnetic exposures in working and living environments. This code is also accompanied
by a fact sheet, What is Safety Code 67 (available online at https://www.canada.ca/en/health-
canada/services/environmental-workplace-health/reports-publications/radiation/fact-sheet-
what-safety-code-6.html ). The document is self described as ‘busting myths’ with a summary of
facts. The introduction to this document, cited in the following paragraphs, provides a clear
summary.

The Government of Canada is committed to protecting the health and safety of Canadians
from environmental risks, including those posed by exposure to radiofrequency (RF)

4 LTAs do not assess any submission for an Antenna System with respect to health and radiofrequency exposure issues or any other non-
placement or non-design related issues. Any questions or comments the public may wish to make regarding health issues related to cell
phones, cell towers and radiofrequency exposure guidelines (Safety Code 6) should be directed to Health Canada on-line at
healthcanada.gc.ca and to the proponent’s representative. The document is available online at https://www.canada.ca/en/health-
canada/services/environmental-workplace-health/consultations/limits-human-exposure-radiofrequency-electromagnetic-energy-
frequency-range-3-300.html (accessed October 27, 2017).

Model Strategy for Antenna Systems—Local Planning Committee
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electromagnetic energy - the kind of energy given off by various electronic devices such as cell
phones and Wi-Fi, as well as broadcasting and cell phone towers.

Health Canada has a guideline, known as Safety Code 6, which recommends limits for safe
human exposure to RF electromagnetic energy. The limits established in Safety Code 6
incorporate large safety margins to provide a significant level of protection for all Canadians,
including those working near RF sources.

Health Canada scientists monitor the scientific literature on this issue on an ongoing basis.
Safety Code 6 is reviewed on a reqular basis to verify that the guideline provides protection
against all known potentially harmful health effects.

While Health Canada recommends limits for safe human exposure, Health Canada does not
regulate the general public's exposure to electromagnetic RF energy. However, many provinces
and territories apply the exposure limits in Safety Code 6 for general public exposure. Wireless
devices and their associated infrastructure (such as cell towers) are requlated by Industry
Canada, and are required to comply with Safety Code 6.

Canada's limits are consistent with the science-based standards used in other parts of the world
(e.g., the United States, the European Union, Japan, Australia and New Zealand) and provide
protection against all known adverse health effects from RF energy.

Environmental and Aeronautical Legislation

In addition to Health Canada’s requirements, proponents must comply with the Canadian
Environmental Assessment Act and any painting and lighting requirements for aeronautical
safety prescribed by NAV Canada and Transport Canada.

3. Role of Local Government

Local governments are referred applications for proposed towers and are given the opportunity
to comment on the proposal. Ultimately, the role of the Local Trust Committee (LTC) is to issue
a statement of concurrence or non-concurrence to the proponent and ISED.> The statement
considers the land-use compatibility of the antenna structure, the responses of the impacted
residents and the proponent’s adherence to this protocol. In addition, local government can
communicate and provide guidance to the proponent on the particular sensitivities, planning
priorities, and characteristics of an area, and establish siting guidelines. Local government may
adopt the default public consultation process as defined in ISED’s CPC or augment the process
with its own consultation process, subject to the time limitations established in the CPC.

D. Antenna Structures for which Public Consultation is Required

5 . T
Regardless of whether the LTA issues a statement of concurrence or non- concurrence, ISED has exclusive jurisdiction over the approval
of the siting and installation of telecommunication infrastructure in Canada.
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New antenna systems: where the height is greater than 15 metres

New antenna systems: where the height is less than 15 metres proposed by
telecommunication carriers, broadcasting undertakings or third-party owners

Existing antenna systems: where modifications exceed a cumulative height increase of
greater than 25%

Non-Tower Structures: where the height above ground of the non-tower structure,
exclusive of appurtenances, is increased by more than 25%

E. Excluded Antenna Structures & Information Requirements

This section outlines the criteria for identifying Antenna system excluded from the consultation
process by ISED, the need to consider local circumstances for all exempt structures, and the
process for proponents to notify and discuss proposed exempt structures with the LTA.

1. Exemptions from Antenna System Siting Proposal Review and Public Consultation

For the following types of installations, proponents are generally excluded by ISED from the
requirement to consult with the LTA and the public, but must still fulfill the General
Requirements outlined in Section 7 of the CPC.

New antenna system: where the height is less than 15 metres above ground level proposed
by business, government, Crown agencies, general public; this exclusion does not apply to
antenna system proposed by telecommunications carriers, broadcasting undertakings or
third-party tower owners;

Existing antenna system: where modifications are made, antennas added or the tower
replaced®, including to facilitate sharing, provided that the total cumulative height increase
is no greater than 25% of the height of the initial antenna system installation’. No increase
in height may occur within one year of completion of the initial construction. This exclusion
does not apply to antenna system using purpose built antenna supporting structures with a
height of less than 15 metres above ground level operated by telecommunications carriers,
broadcasting undertakings or third-party tower owners;

Non-tower structure: antennas on buildings, water towers, lamp posts, and similar
structures, are excluded from consultation provided that the height above ground of the
non-tower structure, exclusive of appurtenances, is not increased by more than 25% and
have been reviewed by Islands Trust staff who will provide comment in accordance with LTA
design guidelines; and

Temporary antenna systems: used for special events or emergency operations and must be
removed within three months after the start of the emergency or special event.

No consultation is required prior to performing maintenance on an existing antenna system

® The exclusion for the replacement of existing antenna systems applies to replacements that are similar to the
original design and location.
7 Initial antenna system installation refers to the system as it was first consulted on, or installed.
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2. Design Guidelines for Antenna Systems

The appendix in Chapter 8 of this protocol document is a matrix of telecommunication
design illustrating typical tower designs, rooftop antennas, utility poles and light standards.
An LTA may choose to further exempt from public consultation any of the specific antenna
systems illustrated in the matrix. Note that antennas affixed to buildings, utility poles and
light standard are already exempt from public consultation, unless they exceed a 25%
increase in height.

3. Voluntary Public Consultation
The CPCstates that:

Individual circumstances vary with each antenna system installation and modification, and the
exclusion criteria above should be applied in consideration of local circumstances.
Consequently, it may be prudent for the proponents to consult the LTA and the public even
though the proposal meets an exclusion noted above.

Therefore, when applying the criteria for exclusion, proponents are encouraged to consult the
LTA when it is prudent to do so in consideration of any of the following:

The antenna system’s physical dimensions, including the antenna, mast, and tower, is
significant compared to the local surroundings,
The relative location of the proposed antenna system on the property and its proximity to
neighbouring residents;

The likelihood of an area being in a community-sensitive location; and

The nature of Transport Canada’s marking and lighting requirements for the proposed
structure.

F. Notification and LTA Review of Exempt Antenna system

Notwithstanding ISED’s exemption criteria for certain Antenna system, LTAs should be informed
of all new antenna system installations within their boundaries so they can:

* be prepared to respond to public inquiries once construction/installation has begun;
* be aware of site co-location within the LTA;
* maintain records to refer to in the event of future modifications and additions; and

* engage in meaningful dialogue with the proponent with respect to the appearance of the
antenna system and structure prior to the proponent confirming a final design.

Therefore, proponents are required to undertake the following steps for all exempt antenna
system installations before commencing construction.
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1. Building/Structure-Mounted Antenna System:

The proponent will in all cases provide the following information for all new antenna system or
modifications® to existing antenna system that are mounted to an existing structure, including
(but not limited to) a building/rooftop, water tower, utility pole or light standard, and which are
exempted from public consultation in sub-section3.2D. 1.:

a) the location of the antenna system (address, name of building, rooftop or wall mounted);

b) description of proposed design with respect to the measures used by existing systems on
that site;

c) the height of the antenna system;
d) theheight of any modifications to existing systems.

The Islands Trust staff may notify the proponent of any inconsistency with the preferences and
sensitivities expressed in the siting criteria and /or design preferences and the parties
(proponent and Islands Trust staff) will work towards a solution that minimizes visibility.

2. Additions that Increase the Height of Freestanding Antenna system:

The proponent will confirm to the LTA that an addition that extends the height of an existing
freestanding antenna system meets the exclusion criteria in subsections 3.2 D. 1 by providing the
following:

a) thelocation, including its address and location on the lot or structure;

b) ashort summary of the proposed addition including a preliminary set of drawings or visual
rendering of the proposed system; and

c) adescription of how the proposal meets one or more of the Article 3.2 D. 1 exclusion criteria.

The Islands Trust staff will review the documentation and will contact the proponent where there
is a site-specific basis for modifying the exemption criteria based on the siting criteria
preferences and discouragements expressed of the protocol. In such cases, the Islands Trust staff
and the proponent will work toward a mutually agreeable solution, which may include the Islands
Trust staff requesting the proposal be subject to all or part of the pre-consultation, proposal
submission and public consultation process defined in Subsections F. 2. a) b) and F. 2. of this
protocol, as applicable, concluding with a letter of concurrence or non-concurrence.

3. Additional Exemptions

Local Trust Areas may exclude from all or part of the consultation process any antenna system
installation in addition to ISED’s basic exemptions listed in articles 3.2 B. 1. & 3.

® Providing information is required for modifications that materially or noticeably change the appearance of the
system. Maintenance works that do not result in such changes are excluded from the information requirement.
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a) Anew antenna system proposed to be located outside the LTA’s preferred distance from the
nearest lot line;

b) Notwithstanding Subsection E. 1. Building/ Structure Mounted Antenna System, the Islands
Trust staff may additionally, on a case-by-case basis, exempt a proponent from all or part of
the consultation requirements under Section F of this protocol.® For example, exemptions
may be granted where the proposed location is separated from a residential area or heritage
area or structure by an arterial roadway, and/or is buffered by substantial tree cover,
topography, or buildings.

c) Antenna system greater than 15 metres in height proposed by government agencies such as
police, fire protection, ambulance, other emergency services, BC ferries, and BC Hydro who
maintain their own two-way telecommunication networks, except, however, such systems
are not exempt if they are proposed in partnership with a commercial telecommunication
service provider.

G. Consultation Process

1. Consultation Objectives
The protocol for public consultation is designed to:
inform;
incorporate local knowledge;
harmonize with ISED regulations and guidelines;
be transparent;
be consistent;
be predictable; and

be expeditious.
2. Process Steps, Requirements and Time lines

a) Pre-Consultation with the LTA
Commentary

For free-standing towers, pre-consultation is one of the most important elements in the antenna
siting process as it generally occurs at a point before the proponent is committed to a site or design.

° For example, a LTA may decide to exclude certain proposals from the requirement to hold a public meeting,
but not from issuing a public notification to affected property owners/tenants within the Prescribed
Notification Distance.
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As a result, it represents the best opportunity to influence the siting decision since the proponent
will more likely become committed to a site once the detailed engineering has been completed.
While a discussion of submission requirements is appropriate, the proposal will benefit most from
early direction on matters of siting and design. Proponents are strongly encouraged to initiate pre-
consultation as early as possible in the antenna siting process for exempt and non-exempt
structures. The process of building a good working relationship with telecommunication providers
may begin even before a proposal is considered: Local Trust Areas are encouraged to invite potential
proponents for a conversation about telecommunication at any time, the earlier the better.

Prior to submitting an antenna system proposal that does not meet any of the exemptions listed
in Subsection D. 1. 3. the proponent will undertake the following preliminary consultations with
the LTA:

Step 1: Pre-Consultation

i.  Pre-Consultation

The purpose of the pre-consultation phase is for the proponent to share with the LTA
representative the network objectives, provide possible site options and receive preliminary
feedback. The pre-consultation steps include:

the proponent notifies the LTA representative that locations in the community are being
assessed for potential antenna system siting;

the proponent provides the LTA representative potential locations and invites feedback
on preferred locations and/or designs; and

the proponent may offer to host a community workshop to provide options and invite
feedback on possible solutions, although not necessary.

ii.  Site Investigation Meeting

Based on comments from the pre-consultation step, the proponent will provide a summary
of a site-specific location, including:

Site Location: location, type and height of the proposed telecommunication antenna
system;

Alternative Locations: summary of what other alternative locations were
considered, including options to co-locate on existing structures;

Site Design: preliminary drawings and/or visual renderings of the proposed
telecommunication antenna system;

Co-location: summary of efforts proponent has made to allow other companies to
co-locate on the tower, as well as indication from other companies regarding
interest in co-locating on new telecommunications structure.
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The purpose of the site investigation meeting is to:
identify preliminary issues of concern;
give opportunity for the proponent to outline the proposal to the LTA;
give opportunity for the LTA to provide initial feedback to the proponent;
identify any potential sensitive community locations as defined by this policy;

identify any potential neighbouring land-use jurisdictions, school districts, emergency
service providers and community associations that may be required to provide
comment on the proposal as outlined in this policy;

guide the proponent on creating localized content for public notification and
distribution; and

Inform the proponent of the LTA’s preference of taller towers over shorter towers
and supporting future Co-location opportunities.

iii. ~ LTA Preferences and Requirements

Following the Site Investigation Meeting, planning staff will provide the proponent with
an information package within a timeframe determined by the Islands Trust that
includes:

Public consultation: confirmation if, (a) public consultation is required, and if so,
the process the proponent needs to follow, including a list of any other agencies,
jurisdictions, and First Nations to be consulted, and if a Public Information
Meeting is required or, (b) public consultation is not required;

Site design: comments on proposed location and design; and

Studies and permits: a list of plans, studies and/or permits that may be required

(i.e. environmental impact statements) as well as any fees that need to be paid
to the LTA for processing application.

Step 2: Application

b) Application Submission to the LTA: Initial Application Proposal

Except for specific waivers granted for amateur operators (see Subsection 3) the proponent
must include the following information when submitting a telecommunication antenna

system siting proposal to the LTA that does not meet the exemption criteria for the proposal
review and public consultation requirement:

i.  Site Rationale: a letter or report from the proponent indicating the need for the
proposed site, the rationale for site selection, and a summary of opportunities for co-
location potentials on existing or proposed antenna system within the LTA;
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i.  Co-location: (a) a summary of effort proponent has made to encourage others to
co-locate on the proposed new infrastructure, as well as a list of parties who have
expressed an interest in co-locating, and (b) a written and signed attestation that
there are no co-location opportunities within the LTA;

iii.  Site Design: Preliminary engineering plans of the proposed structure which includes
information outlining the number of antennas proposed on the structure, and the
structure’s ability to accommodate future antennas (including co-location).
Proponents are encouraged to provide site design options;

iv.  Visual Renderings: visual rendering(s) of the proposed antenna system with best
effort to superimpose to scale;

v.  Site Plan: a site plan showing the proposed development situated on the site;

vi.  Site Distance to Surrounding Areas: a map showing the horizontal distance
between the proposed antenna system and the nearest residential, commercial and
institutional uses;

vii.  Letter of Authorization: confirmation of legal ownership of the lands subject to the
proposal, or a signed letter of authorization from the registered property owner of
the land, their agent or other person(s) having legal or equitable interest in the land;

viii.  Title Search: a copy of a title search (dated within the past 30 days of proposal
submission) and any restrictions, restrictive covenants, easements or rights-of-way
registered against the lands the telecommunication antenna system is proposed on;

ix.  Safety Code 6: a written and signed attestation that the telecommunication antenna
system will respect Health Canada’s Safety Code 6 which sets safe radiofrequency
emission levels for these devices including the cumulative effects of multiple
telecommunication antenna system at the location and in the immediate area;

Xx.  Supplemental Documentation: any other documentation as reasonably identified
by the LTC following the site investigation meeting; and

xi.  Fee:the application fee as required by Local Trust Area Bylaw No. :

xii.  Draft Notification: Based on required consultation process as directed by LTA, the
proponent is to provide, (a) a draft of all public notices to be delivered by mail to the
public, School Districts, community associations and neighbouring land-use
Jjurisdictions, which is to be approved by LTA staff prior to mail out; (b) an address list
and map indicating all properties and residents which are to be notified by mail of
the proposal, (c) a draft of newspaper advertisements indicating the time and date
of any public information meeting, which is to be reviewed by LTA staff prior to
publication (if a public information meeting is required); and

xii. ~ Comments from Emergency Services: a copy of written correspondence indicating
that the proponent has referred the proposal to local fire, police and ambulance
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services, and if given, any comments received emergency services should be
submitted to LTA staff prior to mail out.

3. Waivers to Application Submissions

& The LTA may waive any of the Initial Application or Public Notification requirements for
amateur radio operators on a case by case basis.

Step 3: Public Consultation

In addition to ISED’s public consultation requirements as prescribed in Radiocommunication and
Broadcasting Antenna Systems Client Procedures Circular (CPC-2-0-03), the LTA has incorporated
into the requirements a number of augmentations to the public consultation process.
ltemization of the augmented elements may be found in Table A: “*Consultation and Information
—Process Steps and Requirements: ISECD & Augmentation.”

a) Notification Requirements for Non-exempt Antenna Systems

i.  The proponent will provide written notice, sent by regular mail or hand delivered, to all
property owners and residents with a notification distance of 10 metres for every one
metre in height from the base of the structure for a freestanding antenna system

ii.  The proponent will provide written notice, sent by regular mail or hand delivered, to all
neighbouring land-use jurisdictions, emergency service providers and school districts with a
notification distance of 1000 metres from the base of the structure.

iii.  The proponent will provide notice to ISED’s regional office.

iv.  The proponent will provide written notification to Community Associations identified at
the site investigation meeting.

v.  The proponent will place notice of the telecommunication antenna system proposal in at
least two editions of a local newspaper.

vi.  Where a publicinformation meeting is to be held for a proposed telecommunication
antenna system, a notice of the meeting shall be placed in at least two editions of a local
newspaper and the proponent will provide written notice of the meeting sent by regular
mail or hand delivered, to all property owners, land-use jurisdictions, emergency service
providers and school districts with a notification distance of 10 metres for every one metre
in height for a freestanding antenna system and for a building/structure-mounted antenna
system.

b) Notice Content Requirements™

1 These requirements are those of Appendix 1 of the CPC as well as additional requirements suitable for the
Islands Trust.
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The proponent shall include at a minimum the following information in any mailed or otherwise
delivered public notice:

i.  The proposed antenna system'’s purpose, the reasons why existing antenna systems or
otherinfrastructure cannot be used, a list of other structures that were considered
unsuitable and future sharing possibilities for the proposal;

ii.  Information on the location within the community, the geographic coordinates and the
specific property or rooftop, height, type, design and colour of the proposed
telecommunication antenna system, including a copy of the site plan submitted with the
application;

iii.  Description of the antenna that may be mounted on the supporting structure and
simulated images of the proposal;

iv.  Identification of areas accessible to the general public and the access/demarcation
measures to control public access;

v.  An attestation that the general public will be protected in compliance with Health
Canada’s Safety Code 6 including combined effects within the local radio environment
at all times;

vi.  An attestation that the installation will respect good engineering practices including
structural adequacy;

vii.  Transport Canada’s aeronautical obstruction marking requirements (whether painting,
lighting or both) if available; if not available, the proponent’s expectation of Transport
Canada’s requirements together with an undertaking to provide Transport Canada’s
requirements once they become available;

vii.  Information on the environmental status of the project, including any requirements
under the Canadian Environmental Assessment Act, 2012;

ix.  Clearinformation on the role of ISED as the sole approving authority for the siting of
telecommunication Antenna system and that the LTA only provides a statement of
siting concurrence/non-concurrence at the request of the proponent;

X.  Notice that general information relating to antenna systems is available on ISED
Canada’s Spectrum Management and Telecommunications website
(http://www.ic.gc.ca/towers);

xi.  Reference to any applicable local land-use requirements such as local processes,
protocols, etc.;

xii.  Information that comments and responses should be directed to the proponent and that
all submissions received by the proponent will be forwarded to the LTA for their records;

xiii.  Information that citizens may request their name and contact information be kept
confidential within the published records;
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Xiv.

XV.

XVi.

XVil.

XViii.

XiX.

XX.

The name and contact information of a contact person for the proponent;
The name and contact information of ISED;
The name and contact information of the LTAs planner;

An attestation that the telecommunication antenna system will respect Health Canada’s
Safety Code 6 which sets safe radiofrequency emission levels for these devices; and

The date, time and location of the public information meeting where required.

closing date for submission of written public comments (not less than 30 days from
receipt of notification).

The notification shall be sentin an envelope addressed to the "Occupant” and/or

“Tenants” and shall clearly show in bold type on the face of the envelope the statement:

"NOTICE FOR RESIDENTS: NEW PROPOSED CELL TOWER - INFORMATION IS
ENCLOSED.”

5. Public Information Session

The LTA requests the proponent chair a public information meeting for all proposed

telecommunication Antenna system exceeding 15 metres in height or where there is significant
public interest in the new free standing proposed telecommunication antenna system. The
type of public meeting to be conducted is up to the discretion of the proponent, however:

an appropriate date, time and location for the public information meeting will be
determined in consultation with the LTA’s Island Planner;

the proponent will make available at the public information meeting an appropriate visual
display of the proposal, including a copy of the site plan submitted with the application and
an aerial photograph of the proposed site;

allinformation and materials presented should consist of localized content;

the proponent shall not schedule a public information meeting less than seven day prior to
the close of the public consultation period; and

the proponent may request LTA staff attendance and participation in the meeting.

6. Online Community Engagement

A proponent may augment the public information session with an online forum to allow
information sharing and feedback from people who may not be able to attend a public
forum
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Table A: Consultation and Information —Process Steps and Requirements: ISED & Augmentation

Step Default ISED LTA Augmentation
Requirement

Pre-consultation

Informal meetings None Yes

Information about exempt None Yes

antenna systems

Notification None Yes

Site investigation meeting None In some cases

Confirmation of LTA None Yes

preferences and requirements

Application

Initial application proposal None Yes

Submission Prior to None o Draftof all public notices

Notification —for staff review
and approval

o Address list and map of all property
owners and residents to be notified

o Draft of newspaper ads

o Copy of written notice referencing
emergency services providers referral
comments

Public Consultation

Written notice

Property owners within 3
X tower height
prescribed distance

o Include property owners and all
residents, including seasonal residents

Neighbouring land use
jurisdictions, emergency
service providers, and
school districts within 3 X
tower or building/
structure height

o Community associations

Newspaper notice

Notice regarding
proposal in one edition of
a local newspaper

Proposal and information meeting
Optional community workshop
Two editions of local newspaper
Website and/or social media
notification

Optional online forum

O O O O

O

Notice content

12 points of the CPC
Appendix 1 'Public
Notification Package”

o Siteplan
o Statement on respective roles of ISED
and LTA

Public information session

None

o Forall proposals exceeding 15 min
height or where there is significant
pubicinterest
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7. Step 4: Request for Concurrence

a) Submission to the LTA: Request for Concurrence

Prior to submitting a formal request for siting concurrence, the proponent must include
the following information to the LTA:

i.  Asummary of and a copy of all public submissions and responses, as well as the
proponent’s response to public submissions as outlined in ISED’s
Radiocommunication and Broadcasting Antenna Systems Client Procedures
Circular (CPC-2-0-03);

ii.  Aletteroutlining any NAV Canada and Transport Canada requirements for
lighting and painting on the proposed telecommunication antenna system;

iii.  Acopy of all plans and studies (i.e. Environmental Review} required for the
construction of the proposed telecommunication antenna system;

iv. A package summarizing the results of the public information meeting containing
at a minimum, the following:

The time, date, location and number of people in attendance of any public
information meeting held;

A List of attendees, including names, addresses and phone numbers (where
provided voluntarily);

Copies of all letters and other written communications received; and

A letter outlining how all the concerns and issues raised by the public were
addressed.

b) Statement of Concurrence or Non-concurrence
Commentary

The purpose of this protocol is to provide the LTC with consistent procedures and
information with which to evaluate the siting of a telecommunication antenna system.
Following the commencement of the consultation period, the proponent may request a
statement of concurrence from the LTC. Once a request is received, Islands Trust staff will
prepare a report with a recommendation to the LTC. The staff report will include
information on the proposed telecommunication antenna system, a site plan, the location
of the proposal, an overview of the application and all public consultation materials
submitted by the proponent for the Committee’s review. It is the discretion of the LTC to
provide a statement of siting concurrence or non-concurrence or. The proponent can ask for
a decision from the LTC. If nothing is forthcoming, after a certain amount of time, they can
ask ISED what to do next. Should a proposal ever go to impasse (rare), ISED will look at the
default process as a minimum and also consider the LTC's protocol. In reaching a decision
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the ISED will consider such questions as 'Did the proponent address all requirements?”, 'Did
the proponent adequately address all reasonable and relevant concerns? and ‘Can the
proponent argue that the LTC's process was overly onerous and unrealistic?’

The statement of concurrence or non-concurrence shall occur within 120 days of
acceptance of a complete application, unless otherwise agreed to by the proponent and
ISED.

¢) Duration of Concurrence

i.  Concurrence remains in effect for a maximum period of 3 years from the date it was
issued by the LTC. If construction has not commenced within this time period, the
concurrence expires and a new submission and review process, including public
consultation as applicable, is necessary prior to any construction activity.

ii.  Request notification of intent to construct 6o days prior commencement of
construction activity (OR, building permit).

iii.  Once concurrence has been issued, it may be transferred from the original
proponent to another proponent without the need for further consultation provided
that:

Allinformation gathered by the original proponent is transferred to the
new proponent;

The structure and antenna system for which the concurrence was issued
to the original proponent is what the new proponent builds, and

Construction of the structure is begun within the duration of the
concurrence period.

d) Letter of Undertaking

The Proponent may be required by the LTC to provide a Letter of Undertaking which
may include the following requirements:

i. posting of a security for the construction of any proposed fencing, screening or
landscaping or

ii. building permit requirements determined by the regulations of the
Regional District.

H. Terms of Use of This Policy

The LTA is not in any way bound by this policy and is free to apply, or not apply, any evaluation
criterion it deems appropriate in its consideration of applications.
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ATTACHMENT 3

GABRIOLA ISLAND LOCAL TRUST COMMITTEE: ANTENNA SYSTEM PROTOCOL.

PART A. OBJECTIVES

The objectives of this protocol are to:

1.

Establish a local consultation process for reviewing proposals for the siting of, and modifications
to, an antenna system.

Set out an objective process, criteria and guidelines that are transparent, consistent and
predictable for the evaluation of proposals to site a new antenna system or modify an existing
antenna system and that:

(a) encourage designs that integrate with the surrounding land use,

(b) establish when local public consultation is required, and

(c) allow ISED and proponents to identify and resolve any potential land use, siting or design
concerns with the Gabriola Local Trust Committee (LTC) at an early stage in the process.

Establish a local land use consultation framework that ensures the LTC and members of the
public contribute their views on the siting, location, modification, development and design
(including aesthetics) of an antenna system within the LTC area of jurisdiction.

Provide the LTC with the information to enable an informed statement of concurrence or non-
concurrence from the LTC at the end of the process.

PART B. JURISDICTION

5. Role of Innovation, Science and Economic Development Canada (ISED)

Under the Radiocommunication Act, the Minister of ISED has sole jurisdiction over inter-
provincial and international communication facilities. The final decision to approve and license
the location of a telecommunication antenna system is made only by ISED.

ISED has an established default procedure, the CPC-2-0-03 — Radiocommunication and
Broadcasting Antenna systems (CPC), which prescribes the process and review of proposed
telecommunication structures.

However, the CPC states that if a local land use authority has established their own process for
proposals to site or modify an antenna system, the proponent must follow that local protocol.

6. Other Federal Legislation

(a) Public Health

With regard to public health, ISED refers to the standards set by Health Canada for determining
acceptable levels of radiofrequency electromagnetic energy produced by telecommunication
infrastructure. All telecommunication proponents are required to follow the guidelines outlined
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in Health Canada’s Safety Limits of Human Exposure to Radiofrequency Electromagnetic Fields in
the Frequency Range from 3 kHz to 300 GHz — Safety Code 6 (2009).

(b) Environmental and Aeronautical Legislation

In addition to Health Canada’s requirements, proponents must comply with the Canadian
Environmental Assessment Act and any painting and lighting requirements for aeronautical
safety prescribed by NAV Canada and Transport Canada.

7. Role of Local Government

The role of the LTC is to assess a proposal to site a new antenna system or modify an existing
antenna system for the purpose of enabling the LTC to issue a statement of concurrence or non-
concurrence to the proponent and ISED.

The statement considers the land-use compatibility and environmental impacts of the antenna
system, the responses of residents and the proponent’s adherence to this protocol. In addition, the
LTC can communicate and provide guidance to the proponent on the particular sensitivities,
planning priorities, and characteristics of an area (sensitive ecosystems) and establish siting
guidelines.

PART C. PROTOCOL FOR ANTENNA SYSTEMS

8. Antenna systems should be designed in terms of minimizing impacts on the natural environment,
appearance and aesthetics, to respect their immediate surroundings including being unobtrusive
and inconspicuous, minimizing visual impact and avoiding disturbance to natural features.

Unless exempted under section 10 of the protocol, the following list sets out when community
consultation set out in section 9 of the protocol must be carried out by a proponent.

e New antenna systems: siting of a new antenna system,

e Existing antenna systems: modifications to an existing antenna system, including
equipment upgrades, that
o replace the transmission technology originally installed with newer technology (eg
from 4G/LTE to 5G or newer technology) or enable the use of newer technology:
o add secondary antennae or small cell transmitters on buildings, hydro poles or other
structures linked to an existing antenna system.
e Co-location: other than by an emergency service provider, and
e Other: Any other siting or antenna system modification not otherwise exempted under
section g of the protocol.

9. Consultation Process

The protocol establishes a four-step consultation process designed to inform, incorporate local
resident views and be transparent, consistent and predictable. The four steps are: pre-consultation,
proposal submission, consultation and statement of concurrence or non-concurrence.
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(@) Step 1: Pre-Consultation with the LTC:

The purpose of the pre-consultation phase is for the proponent to share with Islands Trust staff
the network objectives and information,

with respect to a new antenna system, the proposed site, design, height, and
transmission technology, and

with respect to modifications, the details of the modification.

The information is intended to enable preliminary feedback for the proponent and the LTC.
Prior to submitting an antenna system proposal, the proponent is to undertake the following
preliminary consultations with the LTC:

the proponent notifies the LTC of a potential submission of a proposal for a new
antenna system or modifications to an antenna system by providing to Islands
Trust Staff information related to the proposal sufficient to
e enable staff to determine which community service agencies are to be
sent notifications of the proposal,
e determine if any issues such as land use arise from the information
provided,
e Determine if further information is necessary.

Islands Trust staff will work with the proponent to address any issues followed
by a summary report for the LTC, including any further information considered
relevant to the proposal that should be provided.

Note: Information provided to the LTC at the Pre-Consultation stage may change upon
receipt of final proposal submission by the proponent. The LTC is not required to comment
on the antenna system proposal until an official proposal is submitted.

(b) Step 2: Official Proposal Submission to the LTC
The proponent must include the following information, as applicable, when submitting a

proposal to

V.

Vi.

Vii.

viii.

site a new telecommunication antenna system or to modify an antenna system:

rationale: a letter or report from the proponent indicating the need for the
antenna system or modification and rationale for site selection;

site design: Preliminary engineering plans of the proposed structure which
includes information outlining the number of antennas proposed on the
structure or elsewhere;

description of the natural environment, any sensitive ecosystems or other
important habitat areas within 120 metres of the subject property and
mitigation of impacts to such areas

visual renderings: visual rendering(s) of the proposed antenna system with best
effort to superimpose to scale;

Graphic portrayals including plan and elevation drawings showing tower, guy
wires, buildings, fencing, etc. as applicable, and location of the development on
the property,

site plan showing the proposed new antenna system and small cell transmitters;

3
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Xi.

Xii.

xiii.

Xiv.

XV.

XVi.

XVii.

XViii

XiX.

XX.
XXi.

XXii.

plan setting out what modifications to an antenna system are intended and/or
new antennae or small cell transmitters placed other than on the primary
antenna system;
Information on, or changes to, the power density levels in microwatts per
square cm, frequencies used, waveform shape and whether EMF will be
continuous or pulsed;
site distance to surrounding areas: a map showing the horizontal distance
between the proposed antenna system and the residential, commercial and
institutional uses within 2 km of the proposed antenna system;
Letter of Authorization: confirmation of legal ownership of the lands subject to
the proposal, or a signed letter of authorization from the registered property
owner of the land, their agent or other person(s) having legal or equitable
interest in the land;
Title Search: a copy of a title search (dated within the past 30 days of proposal
submission) and any restrictions, restrictive covenants, easements or rights-of-
way registered against the lands the telecommunication antenna system is
proposed on;
Safety Code 6: a written and signed attestation that the telecommunication
antenna system will respect Health Canada’s Safety Code 6;
Supplemental Documentation: any other documentation as reasonably
identified by the LTC;
. a copy of the public notice to be delivered by mail to the public, First
Nations, School Districts, community associations and neighbouring land-use
jurisdictions;
an address list and map indicating all property owners and/or residents within a
2 km distance who are to be notified by mail of the proposal,;
a copy of the proposed newspaper advertisement;
a copy of written correspondence indicating that the proponent has referred
the proposal to local fire, police and ambulance services, and if given, any
comments received from emergency services should be submitted to LTA staff
prior to mail out; and
The following information:
a. description (or map) of the area of coverage or point or points to which
transmissions will be directed,
b. whether the antenna system equipment incorporates 3G, 4G, LTE, 5G or
newer technology,
c. any linked small cell transmitters or additional antennas and their
proposed locations,
d. description of the backup power system including energy source,
duration of operation and level of automation,
e. Transport Canada marking requirements including painting and lighting
details, if available at this time,
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f. details of access for construction and ongoing operation, and the
location of utility corridors, and assessment of environmental impacts
and planned mitigation measures, and

g. details of planned security including fencing, gates and alarms.

(c) Step 3: Consultation process.
The proponent must mail out of a notice of the proposal and hold a community information

meeting.

i. Notice by mail
The proponent must send the notice by regular mail or hand delivery to

all property owners and residents located within 2 km from the base of the
structure,

all neighbouring land-use jurisdictions, emergency service providers and
school districts within 2 km metres from the base of the structure.

First Nations.

ISED’s regional office.

Community Associations, as identified by the LTC.

ii. Content of Notice
The proponent must, as a minimum, include the following information in the notice

mailed out:

the proposed antenna system’s purpose;

the location within the community, the geographic coordinates and the
specific property or rooftop, height, type, design and colour of the proposed
telecommunication antenna system, including a copy of the site plan
submitted with the proposal,

Description of the antenna that may be mounted on the supporting
structure and simulated images of the proposal,

Identification of areas accessible to the general public and the
access/demarcation measures to control public access;

An attestation that the antenna system will be in compliance with Health
Canada’s Safety Code 6 including combined effects within the local radio
environment at all times;

An attestation that the installation will respect good engineering practices
including structural adequacy;

Transport Canada’s aeronautical obstruction marking requirements
(whether painting, lighting or both) if available; if not available, the
proponent’s expectation of Transport Canada’s requirements together with
an undertaking to provide Transport Canada’s requirements once they
become available;

Information on the environmental impact of the project, including
mitigations and any requirements under the Canadian Environmental
Assessment Act, 2012 or provincial environmental legislation;
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e Clarify that ISED has the sole approval authority for the siting of
telecommunication Antenna system or modifications and that the LTC only
provides a statement of siting concurrence/non-concurrence at the request
of the proponent;

e Reference to any applicable local land-use requirements;

e Information that comments and responses should be directed to the
proponent and that all submissions received by the proponent will be
forwarded to the Islands Trust for their records;

e The name and contact information of a contact person for the proponent,
ISED and Islands Trust staff;

e The date, time and location of the public information meeting;

e The closing date for submission of written public comments (not less than
30 days from receipt of notification); and

The notification must be sent in an envelope addressed to the “Occupant” and/or
“Tenants” and shall clearly show in bold type on the face of the envelope the
statement, as applicable: “NOTICE FOR RESIDENTS: NEW PROPOSED CELL TOWER -
INFORMATION IS ENCLOSED.” or “NOTICE FOR RESIDENTS: MODIFICATIONS TO
ANTENNA SYSTEM - INFORMATION IS ENCLOSED”

iii. Public Information Meeting

e A notice of the meeting the public information meeting shall be placed in at
least two editions of a local newspaper

e The public information meeting must be held within 60 days of the Islands
Trust receiving a complete proposal by the proponent.

e All costs associated with notification and holding a public information
meeting will be the responsibility of the proponent.

e the proponent will make available at the public information meeting an
appropriate visual display of the proposal, including a copy of the site plan
submitted with the proposal and an aerial photograph of the proposed site;

e all information and materials presented should consist of localized content;

e the proponent must not schedule a public information meeting less than
seven day prior to the close of the public consultation period; and

e the proponent may request Islands Trust staff attendance and participation
in the meeting.

iv. Online Community Engagement

A proponent may augment the public information session with an online forum to allow
information sharing and feedback from people who may not be able to attend a public
forum.

(d) Step 4: Request for Concurrence
Prior to submitting a formal request for a statement of concurrence or non-concurrence, the
proponent must provide the following information to the LTC:
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i. Asummary of and a copy of all public submissions and responses, as well as the
proponent’s response to public submissions from other than the public information
meeting;

ii. A package summarizing the results of the public information meeting containing at a
minimum, the following:

¢ The time, date, location and number of people in attendance of the public
information meeting held;

e A List of attendees, including names and addresses (where provided
voluntarily);

e Copies of all letters and other written communications received;

iii. A letter outlining how all the concerns and issues raised by the public were
addressed.

iv. A letter outlining any NAV Canada and Transport Canada requirements for lighting
and painting on the proposed telecommunication antenna system;

v. A copy of all plans and studies (eg. Environmental Review) required for the
construction of the proposed telecommunication antenna system;

The statement of concurrence or non-concurrence must occur within 120 days of
acceptance of a complete proposal, unless otherwise agreed to by the proponent and ISED.

Duration of Concurrence

i. astatement of Concurrence, if issued, remains in effect for a maximum period of 3
years from the date it was issued by the LTC. If construction has not commenced
within this time period, the concurrence expires and a new submission and review
process, including public consultation, is necessary prior to any construction activity.

ii. the proponent is to notify the LTC of the intent to begin construction at least 60 days
prior to commencement of construction activity.

PART D EXEMPTIONS

10. Proponents putting forward the following antenna system proposals are exempt from undertaking
the consultation process set out in section 9 of the protocol but proponents must fulfill the General
Requirements outlined in Section 7 of the CPC.

(a) Siting of a temporary antenna systems used for special events or emergency, subject to the
antenna system being removed within three months after the start of the special event,

(b) Local emergency service provider siting an antenna on an existing communications tower if the
antenna uses the same or comparable transmission technology as that of the existing antenna
system;

(c) The replacement of an antenna system with one that is similar to the original design, uses the
same technology and is in the same location;

(d) Maintenance of an existing antenna system.
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PARTE.

TERMS OF USE OF THIS POLICY

11. The LTCis not in any way bound by this policy and is free to apply, or not apply, any evaluation
criterion it deems appropriate in its consideration of the proposal.

PART F.

DEFINITIONS

12. The terms in Column A of Table 1 are defined in the corresponding Column B:

Table 1: Definitions

Column A: Term

Column B: Definition

Antenna system

means an exterior transmitting device — or group of devices — used to
receive and/or transmit radio-frequency (RF) signals, microwave signals, or
other federally-licensed communications energy transmitted from, or to be
received by, other antennas. Antenna system includes the antenna, and a
supporting tower, mast or other supporting structure, and an equipment
shelter.

Co-location

means the placement of antennas and equipment operated by one or
more proponents on an antenna system owned by a different party,
thereby creating a shared facility;

Community association

means an active area or neighbourhood specific group or association
located within the LTC area of jurisdiction;

CPC

means the CPC-2-0-03 — Radiocommunication and Broadcasting Antenna
systems

Emergency service providers

means any police, fire, ambulance or search and rescue organization
operating in the LTC’s area of jurisdiction;

height

Means the height measured from the ground up to the highest point of the
antenna system

Localized content

means any public consultation materials, supporting documentation
and/or other relevant promotional material provided by a proponent for a
proposed telecommunication antenna system which has been tailored
specifically to the context of the LTC;

LTC Means the Gabriola Island Local Trust Committee;

Proponent means a person, company, government or organization intending to site a
new antenna system or make modification to an antenna system, including
contractors or agents of the person, company, government or
organization;

Protocol means the Gabriola Island Local Trust Committee Antenna System

Protocol,
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APPENDIX 4: COMPARISON OF WHEN CONSULTATION REQUIRED

“Yes” indicates consultation required. “No” indicates no consultation required. “N/A” means not addressed.

PROPOSAL 2010 Islands Trust | Revised
Standing Model Model
Resolution Strategy Strategy
Siting of a new < 15 m height by business, government, Crown Corps, general public Yes No Yes
tower antenna - — - - - -
system < 15 m height by telecommunication carrier, broadcasting undertakings and third-party Yes Yes Yes
tower owners
> 15 m height by business, government, Crown Corps, general public Yes Yes Yes
> 15 m height by telecommunication carrier, broadcasting undertakings and third-party Yes Yes Yes
tower owners
Siting of Height of building or structure is increased by more than 25% Yes Yes Yes
antennas on
buildings, lamp
posts, hydro Height of building or structure is increased by 25% or less Yes No Yes
poles etc
Temporary For special events or emergency operations on condition that the antenna system is Yes No No
antenna system | removed after 3 months
Modifications to | Antennas added where the overall height increase of the antenna system is 25% or less — Yes No Yes
existing tower business, government, Crown Corps, general public
anterma system Antennas added where the overall height increase of the antenna system is 25% or less — Yes Yes Yes
th;’_‘t is<15min telecommunication carrier, broadcasting undertakings and third-party tower owners
height Antennas added where the overall height increase of the antenna system is > 25% Yes Yes Yes
— business, government, Crown Corps, general public
Antennas added where the overall height increase of the antenna system is > 25% Yes Yes Yes

—telecommunication carrier, broadcasting undertakings and third-party tower owners
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PROPOSAL 2010 Islands Trust | Revised
Standing Model Model
Resolution Strategy Strategy
Modifications to | Antennas added where the overall height increase of the antenna system is 25% or less — Yes No Yes
existing tower business, government, Crown Corps, general public
antenna system | Antennas added where the overall height increase of the antenna system is 25% or less — Yes Yes Yes
thatis>15min | telecommunication carrier, broadcasting undertakings and third-party tower owners
height Antennas added where the overall height increase of the antenna system is > 25% Yes Yes Yes
— business, government, Crown Corps, general public
Antennas added where the overall height increase of the antenna system is > 25% Yes Yes Yes
—telecommunication carrier, broadcasting undertakings and third-party tower owners
Co-location Antennas added for another service provider other than emergency service providers Yes No Yes
Antennas added for emergency service providers Yes No No
Modifications changes to equipment to enable newer technology (e.g. moving from 4G/LTE to 5G) or changes to Yes No Yes
related to power density, wave form, frequency used etc
equipment addition of new antennas on a tower or secondary antennas placed on structures such as buildings, Yes No Yes
upgrades hydro poles that are linked to a primary antenna system located elsewhere
increase in the transmission catchment area (eg by tower height changes or ancillary Yes No Yes
connected antennas located elsewhere)
Proponent consults land LTC on exempted proposals if proponent considers it prudent to do so N/A Yes N/A
Exempted non- | Proponent must provide to the LTC information related to location, design and height and N/A Yes N/A
tower antenna attempt to resolve any issues.
system
Exempted tower | Proponent provides to the LTC information on how height threshold is not exceeded and N/A Yes N/A

antenna system

attempts to resolve any issues. This may result in proponent undertaking the consultation
process for non-exempted proposals if agreed to by the proponent and the LTC.
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Islands Trust STAFF REPORT

File No.: GB-DP-2019.4 (Ritchie)

DATE OF MEETING:  February 27, 2020
TO: Gabriola Island Local Trust Committee

FROM: Jaime Dubyna, Planner 2
Northern Team

SUBJECT: Development Permit Application GB-DP-2019.4 — DP-3 Riparian Areas
Applicant: Dominique Ritchie
Location: LOT 12, SECTION 18, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 22207
PID 003-347-516

RECOMMENDATION

1. That the Gabriola Island Local Trust Committee approve issuance of Development Permit GB-DP-
2019.4 (Ritchie) for LOT 12, SECTION 18, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 22207 (PID 003-
347-516).

REPORT SUMMARY

The Gabriola Island Local Trust Committee (LTC) is asked to consider a Development Permit application for the
completed vegetation clearing, construction of an access driveway and installation of a culvert located within
Development Permit Area No. 3 (DP-3) — Riparian Areas.

The applicant has submitted an Environmental Impact Assessment (EIA) report by Aquaparian Environmental
Consultants, dated July 15, 2019, which provides an assessment of the development and recommends
remediation measures to reduce any impacts on McClay Creek and the development permit area.

BACKGROUND

This application follows development activities completed on the subject property and within the adjacent road
right-of-way (identified as “Ditch 2”), including vegetation clearing, construction of an access driveway and
installation of a culvert. The works were undertaken prior to issuance of a development permit.

The applicant retained a qualified environmental professional (QEP) to prepare an EIA report, dated July 15,
2019, to determine if the constructed driveway, installed culvert and associated clearing of vegetation and
disturbance of soils had impacted McClay Creek, an identified provincial Riparian Areas Regulation® (RAR)-
applicable watercourse. In the EIA report, the QEP has determined that no impact to McClay Creek has resulted
from the vegetation clearing and construction of a driveway and culvert to access the subject property.

! Effective November 1, 2019, the Riparian Areas Regulation (RAR) has been amended to the Riparian Areas Protection
Regulation (RAPR). Provincial Ministry staff are currently updating processes for QEPs, local government staff and other
stakeholders. More information can be found at: https://www2.gov.bc.ca/gov/content/environment/plants-animals-
ecosystems/fish/riparian-areas-regulation/amendments-to-the-riparian-areas-regulation
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The 0.18 hectare (0.44 acre) subject property is located on Roxanne Boulevard, as shown on Figure 1. McClay
Creek flows northeast of the property in a northwest direction (see Figure 2).
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Figure 1. Subject property map
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Figure 2. Subject Property and McClay Creek Figure 3. Subject Property and DP-3

ANALYSIS
Policy/Regulatory
Islands Trust Policy Statement:

The following Islands Trust Policy Statement (ITPS) directive policies are relevant to this application and are
addressed through DP-3 — Riparian Areas:
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3.1.3 Local trust committees and island municipalities shall, in their official community plans and regulatory
bylaws, address the identification and protection of the environmentally sensitive areas and significant
natural sites, features and landforms in their planning area.

3.3.2 Local trust committees and island municipalities shall, in their official community plans and
regulatory bylaws, address means to prevent further loss or degradation of freshwater bodies or
watercourses, wetlands, and riparian zones to protect aquatic wildlife.

This application is not contrary to the ITPS.
Official Community Plan:

The subject property is currently designated as Small Rural Residential (SRR) in the Gabriola Island Official
Community Plan (OCP) Bylaw No. 166.

According to Schedule D of the OCP, the subject property lies just outside of DP-3; however, the adjacent road
right-of-way that includes the identified Ditch 2, is within DP-3. The OCP identifies the development permit area
to be measured 30 metres on both sides of the stream, measured from the high water mark.

The objectives of DP-3 are:

1. To protect the biological diversity and habitat values of riparian and aquatic ecosystems

2. To protect the natural environment necessary to conserve productive fish habitat, including both
streams and the adjacent land and vegetation

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

Land Use Bylaw:

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

The proposed development complies with applicable development permit area guidelines (see Attachment 2).
The proposed development appears to meet all other LUB requirements.

Issues and Opportunities
Development Permit Area 3 Post Development Application

This application is preceded by the clearing of vegetation, construction of an access driveway and installation of
a culvert in the adjacent road right-of-way of the subject property, within the DP-3.

Pursuant to Section F.3.2 of the LUB, a development permit is required to be issued by the LTC prior to
development occurring within DP-3 on Gabriola Island. Where an applicant proposes development activities
within DP-3, the applicant is required to submit a RAR Assessment Report by a QEP that meets the requirements
of the Riparian Areas Protection Regulation (RAPR), including approval by the Province. It is not possible to
conduct a RAR Assessment Report under the RAPR for completed development; a RAR Assessment Report is
intended to assess proposed development and potential hazards and impacts in a Riparian Assessment Area
(RAA). A RAR Assessment Report may also recommend protection and remediation measures before, during and
following development, so as to reduce any further impact on the RAA.
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Where development has already occurred and is determined to be within the DP-3, an environmental impact
assessment report determines post-development impacts and remediation measures. Staff note that an
environmental impact assessment report does not replace a RAR Assessment Report for any future proposed
development activities.

Conclusions of Environmental Impact Assessment

The applicant has provided an EIA report by Aquaparian Environmental Consultants, dated July 15, 2019, which
provides an assessment of the development and recommends remediation measures to reduce any impacts on
McClay Creek and the development permit area.

The EIA report, dated July 15, 2019, estimates that the subject property is measured approx. 39.6 metres from
McClay Creek, which flows through a culvert under a section of Roxanne Boulevard. According to Schedule D of
the OCP, and Islands Trust mapping (Figure 3), the subject property is not within DP-3. However, the EIA report
indicates that the start of the constructed driveway is measured approx. 18.7 metres, and the installed driveway
culvert is measured approx. 25 metres, from McClay Creek. Staff have confirmed that this area is within DP-3,
and that a development permit is required for the completed vegetation clearing, driveway construction and
culvert installation.

In the EIA report, the QEP states, “Aquaparian has determined that McClay Creek does not fall under the
Riparian Area Regulation (RAR) because it is a seasonal watercourse that remains dry for more than 8 months of
the year and was observed to have no fish habitat value.”

Staff note that in the “Gabriola Island Riparian Area Regulation Stream Identification” report by Madrone
Environmental Services, dated February 24, 2012, on which the Gabriola Island DP-3 is based, McClay Creek has
been identified as a RAR-applicable stream, and is a tributary of Castell Brook. The accompanying report and
maps by Madrone Environmental Services, dated December 3, 2013, determine the DPA from McClay Creek to
be 30 metres on both sides in the area adjacent to the subject property, as shown in Figure 4.

The EIA report indicates that the Streamside Protection and Enhancement Area (SPEA) within this reach of
McClay Creek would be 10 metres from the high-water mark of the open channel, and that the SPEA is not
applied to sections within culverts.

The EIA report notes that, “Ditch 2 potentially runs into McClay Creek during excessive overflow during storm
events, predominantly by overland flow infiltrating the groundwater via a slight poorly defined swale preceding
the creek.” In the EIA report, the QEP indicates that the driveway construction and culvert installation have
resulted in no impact to McClay Creek, and the culvert prevents sedimentation and erosion that would regularly
occur from driveway use.

To reduce any potential impact to McClay Creek, the QEP recommends the property owner plant grass seed to
stabilize substrate and prevent erosion and sedimentation. Staff have included as a condition in the permit that
the property owner be required to revegetate within and surrounding Ditch 2 as recommended in the QEP
report, within 1 year of issuance of the permit.

Staff consider applicable DP-3 Guidelines to be met, and therefore recommend issuance of the development
permit for the completed driveway and culvert.
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Figure 4. Map from Riparian Areas Regulation (Simple Assessment Methodology) Determination of Riparian Development
Permit Area — McClay Creek, Madrone Environmental Services, dated December 3, 2013.

Proposed Widening of Driveway

It is noted that property owners are permitted to construct one residential driveway access off of a provincially
maintained road, without the requirement for a Ministry of Transportation and Infrastructure (MoTIl) permit. The
MoTI provides guidelines for construction standards of a residential driveway, including safety considerations
and culvert specifications.

The applicant has requested that the completion of the driveway to provincial standards be included in this
application. This would include widening the driveway to 6 metres (20 feet) in width and installing a culvert with
a minimum diameter of 16 inches (400 mm) and length of 9 metres (30 feet). In the EIA report, the QEP states,
“It is Aquaparian’s professional opinion that the proposed widening of the driveway and extension of the
associated culvert will have no impact on McClay Creek.”

Staff note that any future development activities within DP-3, including the proposed driveway widening and
larger culvert, would require an application for a development permit, and would trigger the requirement for a
RAR Assessment Report.
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Ditch 1

Included in the EIA report is an evaluation of a stormwater drainage ditch (“Ditch 1”) that directs stormwater
across neighbouring properties onto the subject property.

Appendix B of the EIA report includes a copy of a provincial Natural Resource Officer (NRO) Inspection Report in
respect of Ditch 1. Responding to concerns that infilling of a watercourse had occurred on the subject property,
the NRO has determined that Ditch 1 does not meet the definition of “stream” as defined in the Water
Sustainability Act, as it is “primarily human constructed”. In addition, the NRO has determined, “there was no
evidence of this drainage water entering into any nearby streams to allow free passage further downslope and
into the sea.”

Legend:

Property Boundaries:
McClay Creek: - -
Driveway:

Culverts: —
Ditch: =

Figure 5. Site Plan from EIA report

Staff note that Ditch 1 and the ongoing drainage concerns are not subject to the development permit application
GB-DP-2019.4. It is recommended that all property owners work with the Ministry of Transportation and
Infrastructure (MoTI), the provincial ministry holding jurisdiction over storm and surface water management on
Gabriola Island, to resolve the drainage issues within the area.

Site Plan

Pursuant to Subsection A.3.5 of the LUB, staff have requested a copy of a site plan that identifies the location of
the driveway and culvert in relation to the lot boundaries and any watercourses, including measurements of the
driveway and culvert, and measurements from McClay Creek. To date, staff have not received such a plan,
however the applicant has requested that the application proceed to the LTC for consideration with the plans
that have been provided.

Staff have included as attachments to the draft development permit a copy of a posting plan by Turner &
Associates Land Surveying, dated March 5, 2019 (Schedule “A” of the draft permit), and a copy of a site location
plan completed by Aquaparian Environmental Consulting (Schedule “B” of the draft permit). Staff note that the
EIA report does provide measurements from McClay Creek within the text of the report.
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Consultation

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

Rationale for Recommendation

Concerning the completed vegetation clearing, construction of an access driveway and installation of a culvert
within the area adjacent to the subject property described in the EIA report, dated July 15, 2019, staff advises
that the guidelines for DP-3 — Riparian Areas appear to be satisfied through the recommendations of the EIA
report completed by Aquaparian Environmental Consulting Ltd.

In order to ensure stabilization of the ditch bank and to reduce potential erosion and sedimentation into the
watercourse, within 1 year of issuance of a Development Permit, the applicant has a responsibility to revegetate
within and surrounding the identified “Ditch 2”.

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

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

1. Request further information

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

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

2. Deny the application

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

That the Gabriola Island Local Trust Committee deny application GB-DP-2019.4 for the following reasons:
[indicate how the proposal does not comply with the applicable guidelines].

NEXT STEPS

If the LTC resolves to issue the Development Permit, the permit will be issued.

Jaime Dubyna, MSc.PI.

Submitted By: Planner 2

February 13, 2020

Marnie Eggen, RPP, MCIP

C :
oncurrence A/Regional Planning Manager

February 18, 2020

ATTACHMENTS

1. Attachment 1 - Site Context
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2. Attachment 2 — Development Permit Area Guidelines Checklist
3. Attachment 3 — Draft Development Permit (including Schedules “A” — Survey Plan, Schedule “B” — Site
Plan, and Schedule “C” — RAR Assessment Report, QEP, dated July 15, 2019)
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ATTACHMENT 1 — SITE CONTEXT

LOCATION

Legal Description LOT 12, SECTION 18, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 22207
PID 003-347-516

Civic Address 788 Roxanne Blvd.

Lot Size 0.18 ha (0.44 acres)

LAND USE

Current Land Use Bare land; Residential

Surrounding Land Use Residential

"

Figure 1. Orthophoto of subject property (shown in yellow)

HISTORICAL ACTIVITY

File No. Purpose

None

POLICY/REGULATORY

Official Community Plan Land Use Designation: SRR — Small Rural Residential

Designations
Development Permit Area 3 — DP-3 — Riparian Areas

Land Use Bylaw Zone: Small Rural Residential (SRR)

C:\Program Files\eSCRIBE\TEMP\183967884\183967884,,,GB-LTC_2020-02-27_GB-DP-2019.4_ATT01-Site Context.docx
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D.1.1.1.a Permitted Principal Uses
i.  single family residential
ii. horticulture, including sale of horticultural products grown on the lot

D.1.1.2.a Buildings and Structures
i Maximum of:
e one single family dwelling per lot;
e three buildings per lot excluding a secondary suite, pump/utility
house and woodshed and that are accessory to all dwellings;

DP-3 — Riparian Areas

F.3.2 Applicability

F.3.2.1 The following activities shall require a development permit whenever
they occur within the DPA, unless specifically exempted under Policy F.3.3.1:

c. removal, alteration or destruction of vegetation
d. disturbance of soils
g. any other development, as that term is defined under the

provincial Riparian Areas Regulation

See Attachment 2 of this report for DPA Guidelines.

Other Regulations The provincial Riparian Areas Protection Regulation (RAPR) requires local
governments to protect riparian areas during residential, commercial and
industrial development by ensuring that a Qualified Environmental
Professional (QEP) conducts a science-based assessment of proposed
activities. Under Section 12 of the RAPR,

(12) An assessment of a proposed development for the purposes of this
regulation must be carried out
(a) by one or more qualified environmental professionals, and
(b) in accordance with
(i) section 13, and
(i) the technical manuals.

The applicant has provided a copy of an Environmental Impact Assessment
(EIA) report by a Qualified Environmental Professional (QEP), rather than an
assessment report regulated under the RAPR. The purpose of the EIA report is
to assess the impact of the completed development on the riparian area and
recommend any remediation measures.

Covenants None

Bylaw Enforcement GB-BE-2019.6 (open) — Unlawful dwelling

SITE INFLUENCES

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

Regional Conservation Plan Map 6 of the Regional Conservation Plan 2018-2027 estimated importance of
habitat composition in the area of the subject property is LOW/MEDIUM,;
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however, Gabriola Island as a whole has been identified as a HIGH priority.

Species at Risk None mapped.

Sensitive Ecosystems Riparian Area — McClay Creek

Hazard Areas None mapped.

Archaeological Sites Remote Access to Archaeological Data (RAAD) mapping does not indicate an

archaeological site on or near to the subject property. Notwithstanding the
foregoing, and by copy of this report, the owners and applicant should be
aware that there is still a chance that the lot may contain previously
unrecorded archaeological material that is protected under the Heritage
Conservation Act. If such material is encountered during development, all
work should cease and Archaeology Branch should be contacted immediately
as a Heritage Conservation Act permit may be needed before further
development is undertaken. This may involve the need to hire a qualified
archaeologist to monitor the work.

Climate Change Adaptation and | n/a
Mitigation

Groundwater Vulnerability Islands Trust mapping indicates the subject property to be within a
moderate/moderate high vulnerability area.

PID 003-347-516
DPA y
777 3-Riparian

Figure 2. Subject property and DP-3 — Riparian Areas
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ATTACHMENT 2 — DEVELOPMENT PERMIT AREA GUIDELINES

GABRIOLA ISLAND DPA NO. 3 RIPARIAN AREAS

Guideline Complies Planner Comments
F.3.4.1 In general, all development in this yes The Environmental Impact Assessment (EIA) Report
DPA should be undertaken in a manner that by Agquaparian Environmental Consulting, dated July
restores or maintains the proper function 15, 2019, has indicated stabilization measures and
and condition of the riparian area, water recommendations to decrease potential erosion or
bodies and ecosystems. Where a Qualified sedimentation flows into the Ditch 2.
EnV|ron.mentaI Plreifesi @i {CEP) o gther Staff are of the opinion that requiring a security for
professional has made recommendations for .
o replanting of grass seed, as recommended by the EIA
mitigation measures, enhancement or
T . report, would be unnecessary.
restoration in order to lessen impacts on the
riparian area and ecosystems, the Local Staff have included the measures and
Trust Committee may impose permit recommendations identified by the QEP as
conditions, including a requirement for conditions of the draft Development Permit.
security in the form of an irrevocable letter
of credit, to ensure the restoration and/or
protection of riparian areas and ecosystems
is consistent with the measures and
recommendations described in the report.
F.3.4.2 The development permit should not yes The EIA Report, dated July 15, 2019, recommends a
allow any development activities to take minimum setback of 10 metres from open channels
place within any Streamside Protection and of McClay Creek. In the EIA Report, the Qualified
Enhancement Area (SPEA) identified by the Environmental Professional (QEP) indicates that the
QEP and the owner should be required to area within the SPEA at this location is comprised of
follow any measures identified by the QEP road surface (Roxanne Blvd.)
el riiiting Uie SRR Y0 th.e Vol aeiri In the EIA Report, the QEP concludes that all
and these measures should be included as -
" . development activities that have occurred to date
conditions of the development permit. The
. are approx. 18.7 metres from McClay Creek, and the
width of the SPEA may be less than the . .
. subject property is measured approx. 39.6 metres
width of the DPA.
from McClay Creek.
Staff have included a condition in the permit that no
development, including removal of vegetation, shall
take place within the 10-metre SPEA identified by the
QEP.
F.3.4.3 Where a QEP or other professional’s yes In the EIA Report, dated July 15, 2019, the QEP

report describes an area within the DPA as
suitable for development, that is, where the
SPEA is less than the width of the DPA, the
development permit should only allow the
development to occur in compliance with
the measures described in the report.

recommends a minimum setback of 10 metres from
McClay Creek. The QEP indicates that the area within
the SPEA at this location is comprised of road surface
(Roxanne Blvd.).

In the EIA Report, the QEP concludes that all

C:\Program Files\eSCRIBE\TEMP\1831278182\1831278182,,,GB-LTC_2020-02-27_GB-DP-2019.4_ATT02-DPA Guidelines.docx
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Monitoring and regular reporting by a QEP
or other professional at the applicant’s
expense may be required during
construction and development phases, as
specified in a development permit.

development activities that have occurred are
approx. 18.7 metres from McClay Creek.

In the EIA Report, the QEP notes that the property
owner intends to extend the width of the driveway
and increase the length of the associated culvert in
the future. The applicant has stated they intend to
widen the driveway and culvert to meet provincial
driveway standards. The QEP has determined that
these proposed activities will not impact the
watercourse.

Staff have included a condition in the permit that no
residential, commercial or industrial development
shall take place within the 10-metre SPEA identified
by the QEP.

F.3.4.4 If the nature of the proposed project yes The EIA Report, dated July 15, 2019, indicates that no
within the DPA changes after the impact has resulted from vegetation clearing,
professional report has been prepared such driveway construction or placement of a culvert on
that it is reasonable to assume that the the subject property.
professional’s assessment of the impact of
the development may be affected, the Local In the EIA Report, the QEP notes that the property
Trust Committee may require the applicant owner intends to extend the width of the driveway
to have the professional update the and increase the length of the associated culvert. In
assessment at the applicant’s expense and the EIA Report, the QEP states, “It is Aquaparian’s
development permit conditions may be professional opinion that the proposed widening of
amended accordingly. the driveway and extension of the associated culvert
will have no impact on McClay Creek.”
Prior to undertaking any additional applicable
development activities within DP-3, a development
permit may be required, and would trigger the
requirement for a RAR Assessment Report.
F.3.4.5 The Local Trust Committee may n/a

consider variances to the subdivision, siting
or size regulations of this Bylaw where the
variance may result in enhanced protection
of a SPEA, riparian buffer or riparian
ecosystem in compliance with

recommendations of a professional’s report.
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Attachment 3

L ~
; GABRIOLA ISLAND LOCAL TRUST COMMITTEE
N DEVELOPMENT PERMIT GB-DP-2019.4

Islands Trust

To: Dominique Ritchie

1. This permit applies to:
PID: 003-347-516
LOT 12, SECTION 18, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 22207

2. Whereas the constructed driveway and culvert providing access to the subject property as described
above lies within “Development Permit Area No. 3 — Riparian Areas” designated under Gabriola Island
Official Community Plan Bylaw No. 166, and this development permit is issued under Gabriola Island
Land Use Bylaw No. 177 that authorizes the already constructed access driveway and embedded
culvert in accordance with Schedules ‘A’, ‘B’ and ‘C’ attached to and forming part of this permit.

3. The Permit is subject to the following conditions:

3.1 No residential, commercial or industrial development shall take place within the Streamside
Protection and Enhancement Area (SPEA) identified in the Environmental Impact Assessment
Report by Aquaparian Environmental Consulting Ltd., dated July 15, 2019, and attached as
Schedule “C”.

3.2 The property owner is required to revegetate within and surrounding ‘Ditch 2’, identified in

Schedule “B”, within one year of issuance of development permit GB-DP-2019.4.

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.

AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS ™ DAY OF

,20_
Deputy Secretary, Islands Trust Date Issued
IF THE DEVELOPMENT HEREIN IS NOT COMMENCED BY THE ™ DAY OF , 20 THIS PERMIT

AUTOMATICALLY LAPSES.
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GB-DP-2019.4

Islands Trust
Schedule “A” — Survey Plan
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GB-DP-2019.4

Schedule “B” — Site Plan,
by Aquaparian Environmental Consulting, dated July 15, 2019
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Legend:

Property Boundaries:
McClay Creek: —_—-—
Driveway:

Culverts: —
Ditch: e/ e=Fr—1
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DEVELOPMENT PERMIT GB-DP-2019.4
Islands Trust

Schedule “C” — Environmental Impact Assessment Report,
by Aquaparian Environmental Consulting, dated July 15, 2019
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SR — | Environmental Consulting L

July 15, 2019

Dominique Ritchie

788 Roxanne Boulevard
Gabriola Island, BC
VOR 1X3

Via E-mail: wewanderearth@amail.com

RE: ENVIRONMENTAL IMPACT ASSESMENT
788 ROXANNE BOULEVARD, GABRIOLA ISLAND, BC

1.0 INTRODUCTION

Aquaparian Environmental Consulting Ltd. (Aquaparian) was retained to complete a site
assessment of a property located at 788 Roxanne Boulevard, Gabriola Island, BC. As
understood, the subject property lies in proximity of McClay Creek and a newly constructed
driveway and culvert are within the Development Permit Area (DPA) that extends 30m from the
bank of McClay Creek. Therefore, an impact assessment and remediation report is required by
the Islands Trust. The legal description of the lot is LOT 12, SECTION 18, GABRIOLA
ISLAND, NANAIMO DISTRICT, PLAN 22207. Site photos (Appendix A) and site plan maps
(Figures 1 & 2) are included at the end of the report.

Aquaparian was also asked to evaluate a stormwater drainage ditch (Ditch 1) that directs storm
water through the adjacent properties (east) onto the southeast portion of the subject parcel. As
understood, Ditch 1 was blocked off with fill to prevent flooding of the subject property in
preparation of the current development.

2.0 SITE DESCRIPTION

The subject property is wedge shaped and approximately 0.45 acres in size and positioned at
the end of a cul-de-sac. The parcel is aligned southwest from the street access. The property
has been partially cleared of vegetation and replanted with native plants throughout. The lot
includes a small shed, a partial fence along the eastern property line and a gravel driveway that
connects to the cul-de-sac. The cul-de-sac is encircled with a poorly defined ditch (Ditch 2) with
small diameter culverts where the driveways cross. Ditch 2 directs flows toward McClay Creek
that crosses Roxanne Boulevard approximately 25m from the subject driveway culvert during
the rainy season. The driveway culvert is located approximately 14m from the property
boundary.

SuITE 203 - 321 WALLACE STREET, NANAIMO, BC VIR 5B6; 250-591-2258
CeLL SARAH BONAR 250-714-8446 CHRIS ZAMORA 250-714-8864
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ENVIRONMENTAL IMPACT ASSESSMENT
788 RoxaANNE BOULEVARD, GABRIOLA ISLAND, BC 2

Aguaparian completed a site visit of the property on July 9, 2019 to assess McClay Creek and
determine if the constructed driveway, installed culvert and associated clearing of vegetation
and disturbance of soil were within the DPA and to determine if this development resulted in a
negative impact on the watercourze.

The site visit confirmed that McClay Creek is a small ephemeral watercourse that runs under
Roxanne Boulevard through a round metal culvert (0.7 m in diameter by 10.1m long) located
approximately 18.7 m from the start of the driveway fill and 39.6m from the property line of the
subject parcel, Observations of the property owners and their neighbours reported that the
channel is dry for most of the year and as indicated by the drought tolerant vegetation within it.
The observable section of the channel has a width of 2.1 meters and a bankfull depth of 0.6m.
This section of watercourse was dry at the time of inspection and was dominated by oxeye
daisies, dandelions, Himalayan blackberry, small Nootka rose, reed canary grass and other
terrestrial grasses. According to a map from the Gabriola Island Official Community Plan
{Schedule D-1, Development Permit Area 3), McClay Creek does not connect to the ocean or a
lake and consists of two adjoined tributaries. The subject tributary crosses Roxanne Boulevard
and flows northwest (when water bearing), originating from a small headwater east of Barrett
Road. Aquaparian investigated the headwater and determined it was completely dry with a
bankfull depth of 1.0m and width of 3.8m. A review of HabitatWizard does not identify any
watercourses in the subject area nor does it indicate the presence of any fish species. Itis likely
that the main function of this watercourse is to recharge groundwater rather than serve as fish
habitat.

Aguaparian conducted an additional assessment of Ditch 1 directed from the adjacent property
(782 Roxanne Blvd) towards the southeast boundary of the subject parcel. Ditch 1 was
excavated in an “L" shape direcling stormwater discharge northeast to 776 Roxanne Blvd and
northwest through 782 Roxanne Blvd and into the subject lot. Aquaparian understands that
Ditch 1 was historically intended by the previous owners on Barrett Road to help recharge the
wells of the neighbouring lots. As understood, this ditch discharge was blocked with a soil berm
to prevent flooding of the subject parcel in order to undertake development.

Responding to a complaint from a neighbor, a Ministry of Forests Lands and Natural Resource
Operations {MFLNRQ) Officer (NRO) inspected Ditch 1 and concluded that the ditch is
constructed and not associated with any stream (Appendix B). It was determined that this
stormwater divergence is not a true watercourse and not subject to the Water Sustainability Act.
The municipality that has jurisdiction over stormwater management on Gabriola Island is the
Ministry of Transportation and Infrastructure (MoTl). Aquaparian communicated with the MoTI
to confirm their jurisdiction. Therefore this ditch has resulted in a stormwater management
problem that should be resolved through discussions between the owners of the adjacent
property and the MoTI,

uaparlan SuITe 203-321 WALLACE STREET, NANAIMO, BC VIR 5B6
prle =S SARAH BONAR 250-714-8446 CHRIS ZAMORA 250-714-8864
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ENVIRONMENTAL IMPACT ASSESSMENT
788 ROXANNE BOULEVARD, GABRIOLA ISLAND, BC 3

3.0 IMPACT ASSESMENT
31 McClay Creek

Aquaparian has determined that McClay Creek does not fall under the Riparian Area Regulation
(RAR) because it is a seasonal watercourse that remains dry for more than 8 months of the year
and was observed to have no fish habitat value. The section of the creek perpendicular from
the property line is confined within a culvert under Roxanne Blvd. There is no streamside
vegetation between the watercourse and the property; it is comprised of only the road surface.
The driveway and culvert require no remediation as they are nearly 19 m from McClay Creek,
have no impact on the watercourse and because the vegetation that was cleared for the
development provided no benefit to the watercourse. As this stream is non-fish bearing, a
minimum setback of 10m is recommended from the open channel sections. There is no setback
from a culvert.

3.2 Ditch 2 & Culvert

As understood, the MoTI permits one residential driveway access with associated culvert per lot
to be constructed in the Right-of-Way without an MoT!| permit. The removal of vegetation and
disturbance of soil was necessary to construct the driveway and associated culvert. Itis in
Aquaparian’s professional opinion that the vegetation that was cleared provided no value to the
watercourse because it was perpendicular from the culvert crossing and separated by the road
surface. Aquaparian also identified that the construction of the driveway and installation of the
culvert does not impact the watercourse.

Ditch 2 potentially runs into McClay Creek during excessive overflow during storm events,
predominantly by overland flow infiltrating the groundwater via a slight poorly defined swale
preceding the creek. The culvert prevents sedimentation and erosion that would otherwise
potentially occur from regular driveway use during rain events. To further decrease potential
erosion, Aquaparian suggests that the owners of the subject parcel plant grass seed within and
surrounding Ditch 2. Grass will stabilize the substrate and prevent erosion and subsequent
sedimentation.

As understood, the property owners intend to extend the width of the driveway and increase the
length of the associated culvert. Aquaparian has determined that this modification will not
impact the watercourse for the reasons stated above. The vegetation is already cleared in the
location where they plan to extend the width of the driveway.

SuUITE 203-321 WALLACE STREET, NANAIMO, BC VIR 5B6
SARAH BONAR 250-714-8446 CHRIS ZAMORA 250-714-8864
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EMVIRONMENTAL IMPACT ASSESSMENT
788 ROXANNE BOULEVARD, GABRIOLA ISLAND, BC 4

3.3 Ditch 1 Stormwater

As understood, the province determined that Ditch 1 is not a true watercourse, but rather a
stormwater management problem originating from the adjacent lot. Aquaparian confirmed that
that the owners of 782 Roxanne Blvd will need to discuss stormwater management with the
MoTI to resolve the problem as stormwater is within their authority. Aquaparian understands
the owners of the subject lot have blocked Ditch 1 to prevent unauthorized discharge of
stormwater onto their property.

4.0 CONCLUSION

It is Aquaparian's professional opinion that no impact to McClay Creek has resulted from the
vegetation clearing and construction of a driveway and culvert to access the subject parcel. The
vegetation provided no value to the watercourse and sedimentation is not expected from this
project. The McClay Creek riparian DPA perpendicular from the subject parcel consists of the
Roxanne Boulevard cul-de-sac. McClay Creek is not subject to the RAR because it is a small,
non-fish bearing ephemeral watercourse that has no fish habitat and does not connect to the
ocean or a lake. However, after speaking with Islands Trust, Aquaparian is aware that the
development was within the DPA and therefore requires a Development Permit (DP). According
to Islands Trust, a DP for this case will cost approximately $240.

It is Aquaparian's professional opinion that the proposed widening of the driveway and
extension of the associated culvert will have no impact on McClay Creek.

Agquaparian also concurs that Ditch 1 that is directed onto the subject lot from the adjacent
property is not a true watercourse, but rather a constructed stormwater management ditch. This
stormwater management issue should be resolved between the owner of 782 Roxanne Blvd
and MaTI.

This report has been completed in accordance with generally accepted biological practices. Mo
other warranty is made, either expressed or implied. Aquaparian trusts that the information
provided in this report meets your requirements.

SUITE 203-321 WALLACE STREET, NANAIMO, BC VAR 5BB
SARAH BONAR 250-714-8446 CHRIS ZAMORA 250-714-8864
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ENVIRONMENTAL IMPACT ASSESSMENT

788 ROXANNE BOULEVARD, GABRIOLA ISLAND, BC 5

Any questions regarding information provided in this document, please contact the undersigned
at (250) 591-2258.

Respectfully submitted,
AQUAPARIAN ENVIRONMENTAL CONSULTING LTD.

Prepared by:

Jeni Rowell, B.Sc., Sarah Bonar, B.Sc., R.P.Bio.,
Technologist Senior Biologist / Principal
YAProjects\Projects\NS28 Roxanne Dri788 Roxanne Bivd. docx

Attached:

Figure 1. Site location Plan

Appendix A: Site Images
Appendix B: NRO Inspection Report

SUITE 203-321 WALLACE STREET, Nanaimo, BC VAR 5B6

~ Aquaparian_
2 SARAH BOMAR 250-714-8448 CHR1S ZAMORA 250-714-8864
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ENVIRONMENTAL IMPACT ASSESSMENT
T88 RoXANNE BOULEVARD, GABRIOLA ISLAND, BC

FIGURES 1&2
SITE LOCATION PLAN

Sume 203-321 WaLLACE STREET, NaMamo, BC VOR 5B6
SARAH BONAR 250-714-8446 CHRIS ZAMORA 250-714-8864
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Figure 1: Site map of 788 Roxanne Blvd

Figure 2: Subject lot with creek,
culverts, ditches and driveway
indicated

Legend:

Property Boundaries:

McClay Creek:
Driveway:
Culverts:
Ditch:

-—>

o Y — Y s—

82



ENVIRONMENTAL IMPACT ASSESSMENT
788 ROXANNE BOULEVARD, GABRIOLA ISLAND, BC

APPENDIX A
SITE PHOTOGRAPHS

SUITE 203-321 WALLACE STREET, Nanamo, BC VOR 586
SARAH BONAR 250-714-8448 CHRIS ZAMORA 250-714-8864
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Photo Sheet:

Phaoto 2: Driveway caonstructed from
gravel fill
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Phato 1: View down driveway looking
towards property from Roxanne Blvd

Phaoto 3: Culvert installed through
driveway |leading to Ditch 2

Photo 4: View down driveway looking

towards Roxanne Blvd and showing

driveway culvert. End of driveway fill
visible
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Photo 5: Culvert of McClay naorthwest
Creek

Phaoto &: Barrett Rd arigin of
McClay Creek

Photo 7: Sautheast facing
culvert of McClay Creek
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Photo 10: Area on subject ot

Phioto9:vhews inrougjn fence of where Ditch 2 was blocked with fill

adjacent property (782 Roxanne
Blvd) with Ditch 1 directed to subject
lot

Photo 11: Subject |ot with small shed. Low
elevation of terrain subject to flooding from
stormwater drainage
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ENVIRONMENTAL IMPACT ASSESSMENT
788 RoxANNE BOULEVARD, GABRIOLA ISLAND, BC

APPENDIX B
NRO INSPECTION REPORT

SUITE 203-321 WALLACE STREET, NANAIMO, BC VIR 5B6

A 3
wrrohiSMIE Lo n SARAH BONAR 250-714-8446 CHRIS ZAMORA 250-714-8864
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RECCGRD ID: 122356
INSPECTION REPORT S| IDIRVLUCLARKE

0348 Apr 15, 20M9

Matural Resource Cfficer: Region: West Coast Date of Inspection:

Luke Clarke Field Unit: Nanaime Fabruary 26, 2019
Client: In Attendance: Compliance Status:
DOMINIQUE ALEXAMDRA Compliant
RITCHIE
Client Contact Information: Latitude:
738 ROMAMME BLVD.
GABRIOLA, BC 49.175235
WOR 1X3

Longitude:

Location Description: 123813217
785 Roxanne Blvd (lot 12), Gabricla, BC YOR 1X3
PARCEL IDENTIFIER (PID}: 003-347-516
LOT 12, SECTION 15, GABRIOLA ISLAMD, MANAIMC DISTRICT, PLAN 22207

Primary TenurefAuthorization:
NOTEMURE REQUIRED/INRIS

Secondary TenurefAuthorization:

Alleged Non-Compliance Summary:

aN C# Eitiltr;:affgate Parent Act  |Act/Regulation Section Description Action Taken
(Warning Ticket #: ERA Case #:

Description and Comments:

Date: April 3, 2019
File:  76970M21-50 NRIS: 122956

Re:  Water Sustainability Act, Drainage Complaint/Inspecticn, at or near 755 Roxanne Blvd., Gabricla Island

COn April 3, 20119, Luke Clarke (Matural Resource Officer) and Brain Epps (Senior Water Rescurce Specialist) attended 755
Roxanne Blvd on Gabriela [zland, PID: 003-347-516 LOT 12, SECTION 18, GABRIOLA ISLAND, NANAIMC DISTRICT,
PLAN 22207, in respence to Matural Resource Viclation Reporting Line Complaint #118704.

Water Rescurce Specialist Brian Epps provided the following information and determinations based on applicability to the
Water Sustainability Act (WSAX

1. The sutject property where the alfeged infilling of & watercowrse was withessed s located at or near the propery
boundary of 788 Hoxanne Bivd., or Gabricla fsland. In order to better understand the origin of the water and the direction of
water conveyance, properties located both upsiope and downslope from the sulfect propedy were also inspected on Aprl 3,
2014,

88



2. Brian Epps, Water Resource Specialist, FLNRORD, in attendance with Luke Clarke, Natural Resource Officer,
observed at or immediately acjacent to the sut ject property a ditch drainage network crossing several atjacent properties
with only one ditch discharging directly into MoClay Creek located approximately 50 — 60 metres to the rorth. The drainage
citch network was ikely constructed over a signfffcant time perfod i order to manege local area drameage fn an area where
the native soifs are poorly dramed and where the fand 15 fow n gradient.

3. The drainage ditch that is the sutfect of this inspection appears to convey water dowr gradient of the complainarits
[property {782 Rozanne Biva} into a lower elevation property (788 Roxanne Bivd } that is now under developmend. Although it
5 dificult to assess the termination pormt of this dramage, the water appears to end at property descibed as 788 Roxanne
Eived, (Lot 12} on Gabriola fsland. There was no evidence of this drainage water entering into any tiearby streams to allow
free passage further downsiope and into the sea.

4. The local area drainage ditch network is primardy human constructed and therefore does not meet the definition of a
“stream” as defined by the Water Sustamability Act. Based on the above determination the Ministry of Forests, Lands and
Watura! Hesource Operations and Rural Development (FLMRORD) does not maimtain authonty to regulate or order works to
frelp resofve this drainage [ssue.

Matural Rescurce Officer Luke Clarke determined, as a result of NRIS inspection #122958, that no contravention of
the Water Sustainability Act has cocurred as a result of works conducted at 785 Roxanne Blvd.

INatural Rescurce Officer: [Luke Clarka] Sent to:

A n  an DOMIMIQUE RITCHIE
Signature: 2 EL 788 ROXANNE BLVD.
GABRICOLA, BC

| certify that this inspection confoerms to Ministry compliance  [WVOR 1X%3

IAttachments and Comments: Delivered via:

Ermail: El Fax: |:|
M ail: |:| Reqistered Mail: D
Hand Delivery: |:|
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Islands Trust STAFF REPORT

File No.: 6500-20
Gabriola Housing Options and
Impacts Review Project

DATE OF MEETING:  February 27, 2020
TO: Gabriola Island Local Trust Committee

FROM: Sonja Zupanec, RPP, MCIP
Local Planning Services

SUBJECT: Draft Engagement Strategy and Budget Request

RECOMMENDATION

1. That the Gabriola Island Local Trust Committee:
a. Endorse the “February 2020 Engagement Strategy” text as presented;
b. Request staff to post the Engagement Strategy to the project website; and

c. Request staff to organize and populate the development of the new project website with
content from the Engagement Strategy.

2. That the Gabriola Island Local Trust Committee endorse the amended “Housing Options and Impacts
Review Project Charter - Version 4” dated February 2020.

3. That the Gabriola Island Local Trust Committee request staff to prepare a revised work plan and updated
budget for the Housing Options and Impacts Review Project, and request funding confirmation for
$24,000 from the Director of Administrative Services for the 2020-2021 fiscal year and a projected
$12,000 for the 2021-2022 fiscal year to complete the project deliverables as presented in the project
charter.

REPORT SUMMARY

The purpose of the report is to present recommended edits to the draft engagement strategy (Attachment 1); the
project charter (Attachment 2); and detail projected budget expenditures for Local Trust Committee (LTC)
endorsement in order to advance the housing project.

BACKGROUND

The LTC passed the following resolutions at the September 12, 2019 regular business meeting:

GB-2019-096 It was MOVED and SECONDED

that the Gabriola Island Local Trust Committee request the Housing Advisory Planning Commission to continue to
refine the engagement strategy draft deliverables, milestones and work plan and report back to the Local Trust
Committee on subsequent recommended edits by October 24, 2019.

CARRIED

C:\Program Files\eSCRIBE\TEMP\17423731284\17423731284,,,GB_LTC_2020-02-27_HOIRP-RPT_FINAL.docx
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The Housing Advisory Planning Commission (HAPC) endorsed the draft February 2020 draft Engagement Strategy
(Attachment 1) for LTC consideration, including budget projections to inform a revised Project Charter and Work
Plan budget request for the 2020-2021 fiscal. An analysis of the strategy and projected budget revisions are
detailed later in this staff report.

GB-2019-097 It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee approve a $500.00 (five hundred dollars) expenditure from the

Housing Options and Impacts Review Project budget for a Vancouver Island University student intern honorarium.
CARRIED

The approved funds were utilized to finance the Vancouver Island University intern position. The Masters in
Community Planning student intern assisted planning staff and the HAPC with the November 2019 public
engagement event “Stories from Home” held at the Haven. A summary document prepared by the intern for credit
towards her degree has been posted to the Housing Project website.

GB-2019-098 It was MOVED and SECONDED

that the Gabriola Island Local Trust Committee approve up to a $1,500.00 (one thousand five hundred dollars)
expenditure from the Housing Options and Impacts Review Project budget for the purposes of a charrette style
planning session for the Housing Advisory Planning Commission and a community engagement activity in the Fall
of 2019.

CARRIED

The approved funds were utilized to finance the HAPC members’ participation in a day long engagement design
workshop on January 11, 2020, facilitated by Hum Consulting. A summary of the consultant’s work and
recommendations to the HAPC has been posted to the Housing Project website.

GB-2019-099 It was MOVED and SECONDED

that the Gabriola Island Local Trust Committee approve up to a $3,000.00 (three thousand dollars) expenditure
from the Housing Options and Impacts Review Project budget for the development of a website for the housing
project and engagement strategy.

CARRIED

The approved funds were not utilized for project website design/development. Trust Area Services announced
shortly after the LTC resolution was passed, that they were launching a Trust Federation wide re-design of the
website, including LTC project pages. Staff were advised by TAS that the new website would be available by March
2020. Staff did not proceed with web page re-design and instead re-directed a portion of the approved funds to
supplement the cost of professional facilitation and coordination of the January 11, 2020 engagement design
workshop for the HAPC. TAS has recently announced that the new website launch has been postponed until May
2020.

ANALYSIS

Issues and Opportunities

The following issues and opportunities have been identified by staff for LTC consideration:
1. Endorsement of the updated draft February 2020 Engagement Strategy

2. Necessary amendments to the Project Charter to support the Engagement Strategy
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Each of these issues is presented below with staff analysis to support the staff recommendations found on page 1
of this report.

1. Endorsement of the updated draft February 2020 Engagement Strategy

Since September 2019, HAPC members have assisted planning staff in coordinating a public engagement event,
solicited preliminary public input on engagement preferences and provided valuable input on amendments to the
draft engagement strategy. HAPC minutes are included as part of the February 27, 2020, LTC agenda package
where changes to the Engagement Strategy were discussed by the HAPC. The most significant revisions to the
engagement strategy include an outline of the range of preferred engagement methodologies proposed to be used
by planning staff and the HAPC, during this next phase in the project. The HAPC supports the need for engagement
sessions designed to create authentic opportunities for people to contribute where, when and how they feel most
heard. This is reflected in the strategy’s attempt at scaling down the size of engagement events so that the
emphasis is on small group work, professional facilitation where appropriate and effective use of social media and
the re-designed project website.

Staff recommend endorsement of the draft strategy as presented in Attachment 1.

2. Necessary amendments to the Project Charter to support the Engagement Strategy

Should the LTC concur with the staff recommendation to endorse the Engagement Strategy as presented, a
number of budget changes to the Project Charter version 3 need to be considered by the LTC. Staff have prepared
a revised Project Charter (Attachment 2) to reflect the need for a significant request for adequate financial
resources to be allocated by the Islands Trust Financial Planning Committee, to support this important land use
planning project. Budget estimates for the 2020-2021 fiscal would allow for robust public engagement activities
as outlined in the Engagement Strategy and the true cost financing to develop a comprehensive groundwater
sustainability plan to inform the project’s final policy and regulatory options. The groundwater sustainability work
proposed to be completed under the supervision of the Islands Trust freshwater specialist includes four phases of
work. A detailed project plan would be prepared for LTC review once budget approval was confirmed. The first
three phases could be completed in fiscal 2020-2021 and the final phase in fiscal 2021-2022:

e Phase 1: Definitions, Delineations, and Data Management

e Phase 2: Groundwater Recharge Potential Mapping

e Phase 3: Regional Groundwater Assessments and Climate Change Analysis
e Phase 4: Groundwater Policy and Sustainability Planning

The housing project’s scope and objectives are strongly aligned with each of the Islands Trust Council Strategic
Plan (2018-2022) objectives, which are:

o Improve community engagement and participation in Islands Trust work

e Improve and modernize the ability of the Islands Trust to regulate land use activity and work
with others

e Strengthen housing affordability throughout the Islands Trust Area

e Mitigate and adapt to climate change impacts

e Protect quality and quantity of fresh water resources of the Trust Area

e Preserve, protect and advocate for forest and terrestrial ecosystems
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The housing project appears to be unique across the federation, as it is the only current LTC top priority project
intentionally designed to review and evaluate policy and regulatory options across multiple competing community
priorities in the housing and environmental sectors. The project may result in progressive updates to the Gabriola
Official Community Plan and Land Use Bylaw to support housing diversity, demonstrate social innovation in
engagement techniques and effect positive change in how land use planning is conducted on Gabriola Island. Other
LTC projects could benefit greatly by the templates being created with this project’s charter, engagement strategy,
establishment of an HAPC and development of policies and regulations.

Rationale for Recommendation

Staff recommends the LTC endorse the revised draft engagement strategy as presented and the revised budget
expenditures to advance the comprehensive scope of the housing project as outlined in the recommendations on
page 1 of the report.

ALTERNATIVES

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

1. Amend the draft engagement strategy text and endorse.

The LTC may wish to further amend the draft engagement strategy text. In this case the recommended
resolution on Page 1 of the report should include the words “as amended” and the meeting minutes can
reflect the desired changes endorsed by the LTC.

2. Amend the budget request and project scope/deliverables.

The LTC may wish to amend the proposed budget and defined scope of the project. In this case the
recommended resolution could be “That the Gabriola Island Local Trust Committee amend the Project
Charter to (specify changes to scope/objectives/budget) and endorse the Charter as Version 4.”

NEXT STEPS

Should the LTC concur with the staff recommendations, an updated work plan will be prepared by planning staff
and submitted to the Director of Administrative Services for budget approval. Once budget approval is confirmed,
planning staff and the HAPC can initiate work on launching public engagement and the Islands Trust freshwater
specialist can commence the first three phases of work on the groundwater sustainability plan.

Sonja Zupanec, RPP, MCIP - Island Planner

Submitted By: February 18, 2020

David Marlor, MCIP, RPP
Concurrence: ?Vld arlor, MCIP, . . February 19, 2020
Director of Local Planning Services

ATTACHMENTS

1. Housing Options and Impacts Review Project Engagement Strategy — draft February 2020
2. DRAFT PROPOSED REVISIONS to Project Charter — February 27, 2020
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Gabriola Housing Options and
» Impacts Review Project

Engagement Strategy — DRAFT February 2020

The purpose of this engagement strategy is to answer the question “What do we need to do to make this
project successful?”. This document is intended to assist the Gabriola Island Local Trust Committee (LTC),
planning staff at the Islands Trust and the Gabriola Housing Advisory Planning Commission (HAPC) with
identifying engagement approaches, topics for discussion and measures to evaluate the success of the
Housing Options and Impacts Review Project.

INTRODUCTION

Project Description

In early 2019 the Gabriola Island Local Trust Committee (LTC) committed to a multi-year land use
planning review project on Gabriola Island called the ‘Housing Options and Impacts Review Project’. The
goal of this project is to develop new policies and regulations that will promote an increase in housing
options on Gabriola Island, coupled with a high level of protection of the island’s groundwater supply,
remaining biodiversity and sensitive ecosystems. Ideally, affordable, appropriate, and adequate housing
should be available for Gabriola residents of all abilities, incomes, lifestyles and household sizes. The
parameters for this housing initiative include the Islands Trust commitment to preserve and protect the
unique and fragile environment of the island communities; address the climate emergency (passed
March 2019); address First Nations core concerns and accordance with the Reconciliation Declaration
(passed March 2019) and the Reconciliation Action Plan 2019-2022 (passed June 2019).

This project builds on work by community groups and local governments over the last two decades,
attempting to promote a greater diversity of housing options to meet the needs of residents, while
protecting the island’s natural environment and cultural heritage. An extensive compendium of housing
related documents and knowledge will continue to be reviewed as part of this project, including the
Gabriola Wellness Collaborative Family Action Plan, Gabriola Island Chamber of Commerce Strategic
Plan and Village Vision Project Final Summary Report.

ROLE OF THE HAPC

The Housing Advisory Planning Commission (HAPC) is a commission of 8 community volunteers,
appointed by the LTC to assist with this project. The HAPC will have a hands-on role in creating and
implementing engagement activities in the community under the direction of the LTC and coordinated
by Islands Trust staff. This will include facilitating discussions and hosting community events. The HAPC
will review summary documents from the engagement sessions prepared by Islands Trust staff, and
provide the LTC with recommendations on options and potential next steps. The HAPC may request that
the LTC consider access to Advisory Planning Commission (APC) membership for focus groups and test
engagement sessions.

1|Page
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O Gabriola Housing Options and
w Impacts Review Project

Key Activities

The project would be implemented in four key phases over the next four years. The first phase, “Laying
the Groundwork”, will establish a foundation of critical technical information on four main themes and
ensure ample community dialogue and discussion. The second phase, “Exploring our Options” is
intended to support a series of comprehensive community and stakeholder engagement opportunities
over the course of a year, evaluating specific options to address housing affordability, protection of the
natural environment, cultural heritage, and an increase in housing diversity. The third phase, “Exploring
our Future”, will translate the identified options from Phase two, into concrete policy or regulatory tools
that could be included in the Gabriola Island_Official Community Plan and_Land Use Bylaw. The final
phase, “Walk the Talk” includes the formal bylaw amendment and review process, which would result in
the adoption of new policies and regulations in support of the four project themes.

The tangible deliverables of this project will be:

e updated or new Official Community Plan policies addressing diversity of housing options, off-
reserve indigenous housing needs, protection of the natural environmental and groundwater
resources;

e updated or new Land Use Bylaw regulations that regulate land use, subdivision, density, siting,
setbacks, landscaping and height on Gabriola Island;

e Background reports that supply technical information and analysis, in response to issues and
concerns brought forward from the community during the public engagement activities;

e Increased awareness and clarity on how the private, not-for-profit or government sectors can
develop housing options and/or deliver housing support services or on the Island;

e A groundwater sustainability strategy that helps identify recharge areas that should be
protected from development, aquifer vulnerability, relevant climate change scenarios and low
risk development areas on the island.

VALUES AND PRINCIPLES FOR ENGAGEMENT

Values and principles are fundamental norms or rules that guide the perspective of an organized group
of people, as well as their actions. The Engagement Strategy is built upon the following Guiding
Principles of the Islands Trust:

e The primary responsibility of the Islands Trust Council is to provide leadership for the
preservation, protection and stewardship of the amenities, environment and resources of the
Trust Area.

¢ When making decisions and exercising judgment, Trust Council will place priority on preserving
and protecting the integrity of the environment and amenities in the Trust Area.

e Trust Council will seek information from a broad range of sources in its decision-making
processes, recognizing the importance of local and traditional knowledge in this regard.

e Trust Council believes that to achieve the Islands Trust object, the rate and scale of growth and
development in the Trust Area must be carefully managed and may require limitation.

e Trust Council believes that open, consultative public participation is vital to effective decision
making for the Trust Area.
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O_ Gabriola Housing Options and
Impacts Review Project

The Engagement Strategy places a high value on:

Inclusion

The strategy seeks to ensure that every voice can be heard in an authentic way, and to create
opportunities for people to contribute when, where and how they feel most heard. As a key element of
this, the strategy acknowledges the priority interest of First Nations in this and all processes. The First
Nations Engagement Principles of the Islands Trust shall apply.

Respect

The strategy seeks to ensure that every voice is treated equitably, and the feelings, rights and traditions
of others are honoured through the engagement process. Input from the engagement will be wholly and
broadly considered.

Community Voice

The Strategy will result in an engagement process that shares relevant and accurate information in order
to increase the self determination of the community so they can better express their diverse interests,
needs and perspectives in the housing project.

Innovation

The options and mechanisms for engagement will provide a range of ways for citizens and stakeholders
to effectively participate in this project. Likewise, the strategy encourages innovation from participants
as it seeks input around the identified issues, and encourages new approaches in how housing issues
may be considered on Gabriola.

Wholly and Equitably Informed

The strategy seeks to ensure that anyone and everyone has access to relevant information on the issues
related to this project and around the engagement process itself. Importantly, the strategy will ensure
relevant information is available in a variety of ways and through multiple sources.

Engagement as an Ongoing Process

This strategy, developed to meet the specific needs of the Housing Options and Impact Review
process, will also provide a foundation for ongoing and future engagement on Gabriola on issues that
the Local Trust Committee considers.

PRIORITY ENGAGEMENT THEMES

The priority of the Housing Options and Impacts Review Project is to address the housing crisis on
Gabriola Island through the development of policies and regulations that will promote an increase in
housing options. These policies and regulations must also be developed within the context of the Trust’s
‘preserve and protect’ mandate, the need for careful stewardship of water resources, and the climate
emergency as outlined in the following Priority Engagement Themes:

4|Page
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1. Housing Diversity and Affordability

The population of Gabriola has increased and diversified over time, in almost every demographic
indicator — age, gender identity, community of origin, and economic stability. At the same time, various
factors have combined to limit or reduce the inventory of housing options that are suitable to meet
current needs. Future forecasts suggest that the current condition will only be exacerbated unless
changes are made to increase the diversity of options and, in some cases, amount of housing available.
Increasing the diversity of housing options, especially secure and affordable rental housing, is a central
theme to this project.

2. People at Risk

The most vulnerable people in our community are often the most impacted by the lack of appropriate
housing options. We know that the number of under-housed and homeless is significant, and that those
people are most at risk because of lack of appropriate housing. Many are already dealing with physical
and mental health and substance use issues that may preclude them from securing safe and appropriate
housing. These are the people in our community who may benefit most from secure housing, but are
least able to find and retain it. The number of people in our community at risk is growing, and the
impact to Gabriola is borne by all residents. Ensuring the entire spectrum of housing (from emergency
housing to market ownership) is represented on Gabriola Island is a central theme to this project.

3. Environment and Cultural Heritage

The project will evaluate potential impacts of increased housing options to Gabriola’s natural

environment as well as cultural sites and archaeological resources. Land use decisions will be

informed by First Nations core concerns and knowledge and be reflective of preserving and

protecting Indigenous cultural heritage and sacred sites.

A. Climate Emergency
The Islands Trust Council has joined thousands of governments around the world declaring a
climate emergency with a goal to “pursue an absolute reduction in greenhouse gas emissions in
this very special area”. Accordingly, every Islands Trust project must be carried out with a view
to minimizing the project’s impacts on the climate. In the context of housing, this may require
that any new construction demonstrate the highest standards of energy efficiency and water
conservation.

B. Protecting Aquifers
For all the islands in the Salish Sea, including Gabriola Island, the impacts of a changing climate
mean serious threats to our already limited aquifers. Recent groundwater studies for Gabriola
Island suggest that some areas of the island have already exceeded the capacity of the aquifers
and critical recharge areas are being developed instead of being left in a natural state.
Rainwater harvesting and grey water re-use should be used to the full extent possible under
regulations existing at the time of construction.

c. Protecting Biodiversity
The United Nations Convention of Biological Diversity (AICHI) set targets of 17% of terrestrial
areas to be protected by 2020. This figure has not been achieved by the Gabriola Island Local
Trust Area, as less than 13% of terrestrial areas have been protected to date. Protection of
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biodiversity in the Gabriola Trust Area will require much higher levels of land conservation and
more robust land use planning tools to minimize loss of species and to be able to allow for
resilience of ecosystems to threats like climate change.

PURPOSE OF ENGAGEMENT

The primary reason for public engagement is to inform the LTC’s decisions to amend the Gabriola
Official Community Plan and/or Land Use Bylaw. In order to make an informed decision, the LTC is
committed to consulting with the community to build relationships in the community and involving the
stakeholders in order to building the capacity of our community to understand the decision(s).

THE ENGAGEMENT QUESTION

The engagement question is important for motivating widespread participation in the engagement
process. The following question includes specific language of at-risk communities and aligns it with the
priority engagement themes:

“How might we amend Gabriola’s OCP policies and/or LUB regulations
to fulfil our obligations to our community and the unique natural
ecology in which we all live, by allowing a range of affordable,
accessible housing options in accordance with water and climate
change imperatives set by Islands Trust?”

THE ENGAGEMENT PROCESS

See Attachment 1. Table which outlines:

1. Which phases of the project will rely on INFORM, CONSULT or INVOLVE engagement styles;

2. What activities and methods will be used to engage the community; and

3. What information and resources are required to support understanding and authentic
participation in the engagement.

EVALUATION OF THE ENGAGEMENT

The strategy proposes an evaluation framework (DRAFT TO BE DEVELOPED) that considers the breadth
and depth of engagement from both objective and subjective perspectives. At a high level, the
evaluation process should include:

6|Page
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1. Evaluation sessions to examine, diagnose, discuss, and dialogue the cause-and-effect links and
assumptions regarding the engagement process, outcomes, and intended and unintended
consequences and impacts;

2. Aplanto organize and allocate resources for total evidence-based evaluation of the
engagement process (who was engaged, how many, number of responses, depth and quality of
responses);

3. Incorporation of lessons learned to be included in future engagements;
4. Development of an ongoing engagement strategy to support current and future LTC processes

and projects.

Ensuring the validity of the engagement process will be critical in supporting the decision making
process. Likewise, understanding how effective the engagement strategy has been, including the
approach and tools used, will provide vital information to support ongoing engagement on Gabriola
around housing and other issues.

7|Page
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HOUSING OPTIONS AND IMPACTS REVIEW PROJECT — ENGAGEMENT PLAN 2020-2021

Project Purpose of Engagement Technique Description Resources Estimated
Phase Required Budget
1 INFORM Project General updates, photos, videos, -planner staff time to manage ON HOLD- LAUNCH JUNE 2020
Laying the Here’s what is happening... Website resources and relevant project -communications specialist content No cost to LTC
Groundwork contacts edits
2020
Social Media Time sensitive updates, event -planner staff time to manage ON HOLD — may require consultant
promotion, polls -communications specialist review time
Newspaper Articles/Inserts Advertising, press releases, -planner staff time $1000
submissions -communications specialist review
Open Houses/pop-up booth Organize a booth or table in a busy -planner staff time $500
public location. Provide simple and fun  -HAPC participation
ways for people to learn about the
project and solicit input about their
concerns. Share how they can follow
up, participate or provide feedback.
2 INVOLVE Small Group Circle Dialogue Meet participants where they are at -professional facilitation $500 EACH x 4? = $2,000
Exploring our Here’s a problem, what ideas do you have? and generate ideas to strengthen the -planner staff time
Options OCP and LUB in the three theme areas. -HAPC participation
2020 Conduct 4-8 sessions with a diverse -stakeholder participation
range of participants.
Kitchen Table Talks/Plan in a Box Small (5-8 people) informal meeting in  -planner staff time $2,500
someone’s home or café. Participants ~ -HAPC participation
work through a series of prepared -8-10 community volunteers to host
questions to generate ideas. Voucher -APC participation
for ~$50 towards food to incentivize
groups’ participation and submission
of ideas.
2 CONSULT Online Polling Online polling allows visitors to vote -planner staff time $500
Exploring our Here are some options, what do you think? on choices and track responses. -HAPC participation
Options
2020-21
Surveys Structured form or questionnaire -professional survey development $1000
distributed to residents/property -planner staff time
owners. Gain feedback and opinions -communication specialist review
on options. Web based, paper or in- -HAPC participation
person interviews.
2 Focus Groups Facilitated small group (6-10 people) -professional facilitation $500 each x 4 =$2,000
Exploring our discussions on options and concerns. -planner staff time
Options -HAPC/APC participation
2020-21
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ADDENDUM
CORNERSTONE COMMUNICATION

The purpose of this addendum is to summarize critical information that is pertinent to the examination
of housing options and impacts on Gabriola Island.

Why a Housing Review? Why Now?

The discussion around current and future housing issues on Gabriola has been ongoing for decades on
the Island, and the Local Trust Committee has worked hard to balance the values of the Islands Trust
and the changing interests and needs of island residents, all within the framework of the Official
Community Plan and Land Use Bylaws. Previous consultations have resulted in recommendations and
subsequent bylaw changes to address specific issues around housing, but the broader issue hasn’t been
addressed in a cohesive way.

The population of the island has continually changed, as has its economic profile. Reasonable forecasts
suggest that greater change and potential growth is forthcoming, and our current state is being
described as critical from more than one perspective. The environmental impact of humans in the world
around us as well as here on Gabriola is becoming more clearly understood. The need to understand and
address First Nations’ interests and priorities has become part of planning processes to ensure that
reconciliation is being addressed. There are seniors who are no longer able to stay in the houses they
retired to who don’t want to leave the island and community. There are families who can’t find or afford
a place to safely live and raise their children. Businesses who see the opportunity to grow and prosper,
to create a sustainable Gabriola-based economy, are hindered or even halted by the inability to find
employees because there is no affordable housing. Finally, our most vulnerable are at increased risk
because the housing they find is unsafe and inadequate, if they can find housing at all.

These concerns lead to a clearly understood need for change, and a commitment from the Local Trust
Committee to make changes that begin to address those issues — but only once they hear and
understand how the community thinks and feels about them. The Local Trust Committee and the HAPC
are working to provide you with many opportunities, and asking you for your time and thought to
support them as they make the decisions that will shape how we live on Gabriola, now and in the
foreseeable future.

8|Page
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Gabriola Housing Options and
.| Impacts Review Project

History of Housing Work Done to Date

A Brief History of Affordable Housing on Gabriola

1980s 1990s 2000s 2018-

Seniors Village Gabriola Gardens Planning Next Steps

al was
1ared

ect’ to update
* and LUB.

Critical Issues to Consider

How humans are housed, on Gabriola as elsewhere, has tremendous impact on the local environment,
the community and, often, the world beyond. To better understand this, the current state is being
considered from the perspective of the following key themes.

a. Housing Diversity and Affordability
b. People at Risk
C. Environment and Cultural Heritage (Climate Emergency, Protecting Aquifers and Protecting

Biodiversity)

Why Should You Engage in this Project?

The Housing Impact and Options Review Process will culminate in a set of recommendations for the
Local Trust Committee to consider. These recommendations may include proposed policy and regulatory
changes that impact the way current properties can be utilized and developed in the future. They may
include changes to construction standards, and land use regulations on the Island. The intended impact

9|Page
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O_ _ Gabriola Housing Options and
' Impacts Review Project

will be defined in part by the engagement process, as will the recommendations. As a resident, property
and or/business owner on Gabriola, you will likely feel the impact of these proposed changes.

The issues around housing on Gabriola are deep and complex. The LTC is committed to making changes
to policy and regulations that strive to address those issues, in alignment with its broad principles and
values and with the understanding, input and support of the community. Everyone who has a stake in
this conversation has the right and opportunity to be involved. If you participate, your voice will be
recognized and taken into account.

10| Page
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Housing Options and Impacts Review Project - Charterv 3 4

Gabriola Island Local Trust Committee

Date: July-2019-February 2020

Purpose To increase housing options on Gabriola Island through Official Community Plan (OCP) policies and Land Use Bylaw
(LUB) regulations, in a manner which supports the Object of the Islands Trust, strengthens relations with Snuneymuxw First Nation
and builds on the findings of the 2018 Northern Region Housing Needs Assessment.

Ba Ckgrou nd This project builds on the Housing Options Review Project PHASE 1 completed in June 2018, which focused on secondary
suites on lots 2 hectares or larger. The second phase of the project will consider a broader range of housing issues, and the potential for increased
density on the island to accommodate increased housing options. Support for the Islands Trust’s “preserve and protect” mandate, including a
focus on indigenous housing needs and protecting the island’s groundwater supply/water conservation, is an overarching consideration.

Objectives

Develop an Engagement Strategy
to prioritize consultation meth-
odology and topics.

Strengthen relations with Snun-
eymuxw First Nation and incor-
porate First Nation perspectives
into policy/regulatory options.
Explore opportunities to foster
affordable, rental, special needs
and seniors housing and associat-
ed services on Gabriola Island in
collaboration with Snuneymuxw
First Nation, the RDN, health and
housing service providers and
community groups.

Develop a strategy to address all
housing continuum gaps identi-
fied in the 2018 Northern Region
Housing Needs Assessment Re-
port.

Ensure proposed policy/
regulatory changes are consistent
with the Object of the Islands
Trust and Islands Trust Policy
Statement; Coastal Douglas fir
and associated ecosystems pro-
tection toolkit and with focus on
water protection/conservation
and ecological footprint analysis.
Develop a water sustainability
strategy for the island.

Workplan Overview

Deliverable/Milestone

In Scope

First Nations Relations and Perspectives

e Establish opportunities to incorporate First Nations perspec-
tives on indigenous housing needs and inter-governmental
collaboration for effective decision making.

Regional Conservation Plan and Development Permit Areas:

e Consider new Development Permit areas for water conserva-
tion; form and character; and protection of biodiversity.

e Consider and incorporate RCP goals as part of the housing
project.

Water Sustainability Strategy Plan:

e Develop an island wide water sustainability strategy plan that
builds on the RDN water budget data, rainwater catchment
and requirements of the Water Sustainability Act.

Affordable/Attainable/Seniors/Special Needs Housing:

e Review definitions of “affordable” and “attainable” housing.

e Review OCP policies respecting affordable, rental, seniors,
special needs housing, social needs, social well-being and so-
cial development; develop a new ‘housing first’ policy.

e Review amenity zoning and housing agreements; density bank
policies; opportunities for rental zoning.

Secondary Suites:
e Consider secondary suites on lots smaller than 2 hectares.

Multi-dwelling and Mixed Use:

e Consider OCP designations, density provisions, LUB regula-
tions, and Development Permit guidelines for multi-dwelling
housing and mixed use buildings.

Build Out Map:
e Review and update the Gabriola Island Build Out Map.

LTC endorses project charter and Terms of Reference for a Housing APC.

HAPC and Planning staff finalize engagement strategy and HAPC workplan for LTC endorsement.

Initiate broad community consultation and engagement on review topics. Develop TOR for groundwater plan.
Present initial draft of groundwater plan. Draft bylaw(s) developed; early referrals and consultation.

Legislative process for proposed bylaw(s); adoption, endorsement of water plan and communication materials.

Project Team

Island Planner

Regional Planning Manager

Freshwater Specialist

Legislative Clerk

Communications /Planner 2

Housing APC

RPM Approval:

Date: July 12, 2018; Nov 22,
2018; Jan 31, 2019; Jul 11,2019

Budget:

Project Manager/Planner

Out of Scope

Review of minimum lot
sizes for subdivisions.
Secondary suite provisions
for lots 2 hectares or larger
(completed during Phase 1
Project).

Review of home occupation
regulations.

Review of marina/live-
aboard regulations.
Review of DP Areas 1
(Tunnel), 2 (Lock Bay Ar-
ea), 3 (Riparian Areas), 5
(Gabriola Pass Area), 6
(Escarpment Areas), 9
(Light Industrial Use).

Date

Spring 2019
(COMPLETED)

Winter 2019-20
(COMPLETED)

2020
2021

2021-2022

Gabriola Housing Options and Impacts Review Project

Project Sponsor Fiscal Item Cost
Groundwater Specialist 2019- | Engagement Strategy development; $5,000
T ] 2020 | HAPC facilitation/engagement activity | (COMPLETED)
Legislative Process/Bylaw Review
Communications / Planning Support 2020- | Topic Consultation/Professional Facili- | $24,000
g >upp 2021 | tation/Legal Review of draft; ground- (a‘l’;'::i;ﬁ)b“dg“
Community/First Nations Reps water sustainability plan phases 1-3
LTC Endorsement: 2021- | Legislative Process (community infor- | $12,000
Resolution # GB-2018-115; 2022 | mation meetings; public hearing; adver- | (Pending budget

approval)

tising); final phase of groundwater plan

GB-2019-013; GB-2019-74

Total

$41,000105



GUIDELINES FOR PUBLIC PARTICIPATION DURING LOCAL TRUST COMMITTEE MEETINGS
How to Share Your Ideas with the Gambier Island Local Trust Committee
Town Hall

This is an opportunity for public comments typically offered during each LTC meeting. The Town Hall is a chance for members
of the public to inform trustees about topics relevant to the local trust area. While no advance notice is required to speak at
a town hall session, the time available will vary, depending on the number of citizens who wish to speak during the 10 minute
session. The LTC will make every effort to hear all members of the public during the Town Hall but reserves the right to limit
Town Hall submissions.

Organizations and individuals who have submitted an application to the Islands Trust should not speak during Town Hall. They
are welcome to speak when their applications are presented to the LTC for a decision; see below.

Delegations

At least two (2) weeks prior to the local trust committee (LTC) meeting, send a request to northinfo@islandstrust.bc.ca
including the name and address of the presenter(s), the subject of the delegation and any materials or documents to be
presented. It is important to note that the purpose of a delegation is to present new ideas or information that is not otherwise
being considered by the LTC (in a project or application). The LTC does not typically make decisions on delegation requests at
the same meeting, although they may choose to request staff to report back with further information.

Delegations have up to 10 minutes to speak to the LTC unless additional time is permitted by LTC resolution. To ensure
necessary business is completed, the LTC reserves the right to limit the number of delegations it receives at any one meeting.

Organizations and individuals who have submitted an application to the Islands Trust do not appear as a delegation. They are
welcome to speak when their applications are presented to the LTC for a decision; see below.

Correspondence

Correspondence may be submitted to the LTC at any time by email to northinfo@islandstrust.bc.ca.

If a member of the public or an organization wishes to have their correspondence included in an LTC agenda package, this
request must be received at least two (2) weeks prior to the LTC meeting (either in person, by mail or by email to
northinfo@islandstrust.bc.ca).

Correspondence included in an LTC agenda package should pertain to issues which are not otherwise being considered in LTC
projects or applications. Organizations and individuals who have submitted an application to the Islands Trust should direct
correspondence to the staff assigned to their application.

Correspondence regarding LTC projects or complex applications is typically posted to the LTC website.
Anonymous correspondence will not be accepted.
Applicants

Applicants should communicate with Islands Trust staff regarding application requirements and the application process.
Contact staff via northinfo@islandstrust.bc.ca or visit http://www.islandstrust.bc.ca/islands/land-use-planning/application-
guides-forms/ for further information.

When an application comes before the LTC for a decision, staff will present a report and recommendations to the LTC. The
applicant may then speak, for up to 5 minutes, in order to indicate their concurrence with the report and recommendations
or to advise the LTC of any errors or omissions. After the LTC makes a decision, the applicant may ask questions for clarification
of the LTC’s decision or direction to staff.

Applicants are permitted to participate electronically in meetings.

Applicants should communicate with Islands Trust staff in advance of the LTC meeting if they are concerned with staff
recommendations or if they are aware of any errors or omissions in the staff report.

Please note, the LTC is under no obligation to accept delegations, town hall comments, correspondence, or other
submissions that are deemed defamatory or offensive in nature.
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From: "Ken, Crowd of 100 Productions" <crowdof100@gmail.com>

Subject: GaLTT asking for letter of support for Nature Stewards grant applications
Date: February 18, 2020 at 8:48:10 PM PST

To: "klangereis@islandstrust.bc.ca <klangereis@islandstrust.bc.ca>"
<klangereis@islandstrust.bc.ca>, "scolbourne@islandstrust.bc.ca
<scolbourne@islandstrust.bc.ca>" <scolbourne@islandstrust.bc.ca>

Dear Scott & Kees

| am a volunteering with the Gabriola Land and Trails Trust to help prepare and submit grant
applications for a major new program initiative GaLTT is planning to launch later in 2020 re: private
land and watershed stewardship called, "Gabriola Nature Stewards".

It is closely modelled after other successful land stewardship programs in BC by organizations such as
Habitat Acquisition Trust and the Okanagan Similkameen Stewardship Society. (I've pasted at the
bottom of this email a little bit more about our plans.)

We have two looming deadlines for the Real Estate Foundation of BC, and RDN Community Grants
(as other regional districts in BC have funded like-programs).

Even at this point, a non-committal letter that expresses how it will integrate with the stated
environmental priorities of the Islands Trust. | think it would be fair to say the IT would provide
avenues for in-kind support through helping to promote our program through all public education
channels, help with maps and tech support (i.e. non-time intensive of course!). Further, if you have any
insight about whether this could fit with a contribution from the ITC Opportunity Fund at this time,
that would be helpful.

We know the template for success of a program like this will depend on local government being part
of the team. | hope you will help us!

Could you please support our application? To make our final preparation timeline we would need
a letter by end of day Friday, February 28. Please send to my email address as a PDF.

If any questions at all, just drop me a message or please phone.

Thanks very much for your consideration.

Sincerely, Ken
Ken P Gurr
1775 Oyster Way, Gabriola

Vvor 1x6

T 250.247.7510
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BRIEF: GaLTT’s - Gabriola Nature Stewards

Submitted by Ken Gurr, GaLTT member

1) Overview
Using landowner data and island ecosystem maps overlaid with currently protected lands and waters, Gabriola
Nature Stewards will be an ecosystems-based landowner education and habitat enhancement program.

Working with a part-time co-ordinator leading a trained volunteer outreach team, the focus is primarily on
reaching out to landowners located in “ecosystem/habitat hot spots”, i.e.) parcels of land adjacent to protected
areas and shorelines to improve and connect fragmented landscapes. Then, using well established “social
marketing” outreach/extension techniques, work to gain participation and also long-term agreements to conserve
and improve natural habitat features on private lands.

Not limiting the program to just targeted landowners, the broader aim here is expanding and nurturing a
community-wide ethic and practice of nature stewardship — all landowners, businesses, land developers and
builders, realtors, local governments, tourists.

So many small but important changes to land-use can yield excellent benefits for flora and fauna on Gabriola,
Mudge and Decourcy Islands.

The goal of GaLTT’s Gabriola Nature Stewards (or GNS) is by 2030 to achieve 50% of Gabriola’s land base as
wildlife habitat in some form of conserved or protected status, and to maintain community education and
participation in the years ahead. This is in keeping with the Nature Needs Half initiative

Nature Needs Half is an international coalition of scientists (e.g. IUCN), conservationists, nonprofits, and public
officials defending nature at the scale she needs to continue to function for the benefit of all life, and support
human well-being.

2) Main Features of Gabriola Nature Stewards Program (GNS)

There is no need to invent new resources and practices, GNS would closely model Habitat Acquisition Trust’s long-
running and highly successful social marketing program: “Habitat Stewards — Good Neighbours”. Please

see: https://hat.bc.ca/our-blog/habitat-stewardship-program/good-neighbours

>>>There is 2-3 year launch and implementation budget made up of financial and in-kind donations from GalLTT
and partnerships with our regional governments and supporting grantors.

>>> A sustaining operations plan will take us into the years following. Volunteers will play an important role. The
program will be the ongoing trail maintenance of hearts and minds to continue to improve the conservation of
nature!

>>> Using tried-and-true techniques of agricultural extension officers from the Prairies, landowner education is
social marketing. That means using meetings, workshops, site visits, social-norming, profiles of good
examples/testimonials, building trusting interpersonal relationships, and employing a suite of education,
recognition and incentive tools to motivate change and give positive reinforcement.
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>>> Use of easy-to-implement habitat enhancement techniques & set-aside practices. E.g.) improving forest edge
expanding isolated habitat patches; best practices for riparian areas -- from ditches to ponds; manure
management; leaving snags, adding bird-boxes; insect and bee gardening; native plantings; green-fencing; call-
before-you-clear flora recovery, etc.

>>> Land stewardship education and participation is well-proven territory for leading to covenants and gifts of
land in the future. It's the “gateway” for GaLTT’s acquisition mandate.

>>>To help sustain the program in future years, there is potential for partial cost-recovery fee-for-service,
contracted arrangements with vetted landscaper-partners, and donations from program participants.

’
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Print Date: February 19, 2020

Islands Trust Applications
Development Permit
File Number | Applicant Name | Date Received |Purpose . .. |

GB-DP-2017.2 Fenton, Rob 03-Aug-2017 PID: 009-796-045 To bring property into bylaw compliance

Civic: Acorn Island
Planner: lan Cox

Planning Status

Status Date: 07-Feb-2020
Environmental covenant registered. Applicant awaiting direction from Arch Branch for HCA Notice.
Status Date: 28-Nov-2019

LTC approve DP and DVP subject to HCA Section 32 notice on title and restrictive covenant to be registered prior to
issuance.

Status Date: 20-Nov-2019
DP and DVP on November 28 LTC meeting agenda for consideration.
File Number | Applicant Name Date Received

GB-DP-2019.4 Ritchie, Dominique 16-Aug-2019 PID: 003-347-516 DP required for driveway and culvert. Civic address: 788
Roxanne Blvd, Gabriola Island, BC.

Planner: Jaime Dubyna

Planning Status

Status Date: 12-Feb-2020

Applicant requested application proceed to LTC with original application submission incl. site plans and EIA report.
Status Date: 09-Dec-2019
Request for revised site plan.

Status Date: 14-Nov-2019
Amended Impact Assessment report received.

Page 140



W Print Date: February 19, 2020
>
‘L

Islands Trust Applications

Development Variance Permit

File Number | Applicant Name Date Received
GB-DVP-2016.3 Van Herwaarden, Lynn 24-Aug-2016 PID: 003-422-852 539 Wildwood Crescent, Gabriola Island. DVP to bring
property into compliance.

Planner: lan Cox

Planning Status

Status Date: 13-Feb-2020

Planner Cox telephone call with second owner, left message for primary owner to return call. Follow-up email to primary - no
reply to either as yet.

Status Date: 20-Nov-2019

Staff continue attempt to contact applicant.
Status Date: 15-Aug-2018

Awaiting further information/ exploring options

File Number | Applicant Name Date Received
GB-DVP-2017.1 Fenton, Rob 03-Aug-2017 PID: 009-796-045 To bring property into bylaw compliance. Civic address: Acorn
Island

Planner: lan Cox

Planning Status

Status Date: 28-Nov-2019

LTC approve DP and DVP subject to HCA Section 32 notice on title and restrictive covenant to be registered prior to
issuance.

Status Date: 20-Nov-2019
DVP and DP on November 28 LTC agenda for consideration.
Status Date: 17-Sep-2019

September 12 LTC meeting resolution to direct to staff to amend covenant as per LTC minutes; accept covenant as amended
and staff to consult with Lisa Wilcox and\nFirst Nations before consideration of DP and DVP applications.
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&
Islands Trust

Applications
Development Variance Permit

File Number | Applicant Name Date Received

GB-DVP-2019.1 Regional District of 22-Jan-2019 PID: 016-001-826 Setback variance. Civic address: 585 North Road, Gabriola
Nanaimo (Huxley Island, BC.

Community Park)
Planner: Bronwyn Sawyer

Planning Status

Status Date: 16-Oct-2019

Spoke with applicant - no change in application status

Status Date: 16-May-2019

Report to LTC

Status Date: 16-May-2019

GB-DVP-2019.1 to be issued subject to conditions - in progress

File Number | Applicant Name | Date Received {Pupose ...
GB-DVP-2020.1 Maloney & Doherty, 17-Jan-2020
Pat & Chris
Planner: Bronwyn Sawyer

PID: 000-557-013 Siting of outbuildings. Civic address: 1636 Que Queg
Turnabout, Gabriola Island, BC.

Planning Status

Status Date:

File Number | Applicant Name Date Received
GB-DVP-2020.2 Swift, Susan 06-Feb-2020

PID: 003-135-136 Retaining wall in setback. Civic address: 1059 Pat Burns

Avenue, Gabriola Island, BC.
Planner: Bronwyn Sawyer

Planning Status

Status Date:
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Islands Trust Applications

Liquor Control Branch

File Number ] Applicant Name Date Received
GB-LCB-2019.2 Gabriola Cannabis 28-Nov-2019 PID: 003-160-645 Non medical cannabis retail Civic address: 590 North Road,
Gabiriola Island, BC.

Planner: lan Cox
Planning Status
Status Date: 18-Feb-2020

Community Information and Input Session scheduled for February 27th LTC meeting. Decision/resolution to LCRB to follow.
Status Date: 16-Dec-2019

Preliminary staff report to LTC Jan 16, 2020 seeking direction to hold Community Information Meeting and distribute Public
Notice. LTC recommendation to LCRB in resolution form to be decided at later meeting date.
Status Date: 06-Dec-2019

Provincial referral application under review. Staff to bring forward report to LTC at January 16, 2020 regular meeting.

Rezoning
File Number | Applicant Name Date Received
GB-RZ-2019.1 BC Transportation 05-Apr-2019 PIDs: 025-798-090 and 025-798-103 Rezoning for improved ferry terminal -
Financing Authority/BC future marine and upland improvements.
Ferry Services Inc. Civic address: Descanso Bay, Gabriola

Planner: Sonja Zupanec

Planning Status

Status Date: 12-Dec-2019
File transferred to Planner Zupanec.

Status Date: 23-Oct-2019

LTC directed staff to prepare draft bylaws to amend the OCP and LUB consistent with the draft bylaw language presented to
the LTC at the Oct. 23, 2019 regular business meeting.

Status Date: 11-Jul-2019
Preliminary staff report considered by LTC.\n
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Islands Trust Applications
Rezoning
File Number | Applicant Name  [Date Received |Purpose ...
GB-RZ-2020.1

Subdivision

File Number | Applicant Name Date Received
GB-SUB-2008.3

Gabriola Housing 15-Jan-2020
Society (Nancy
Hetherington Peirce)

Planner: Jaime Dubyna

PIDs: 028-580-095 and 028-580-109 Affordable housing project. Civic
address: Lots 1 & 2 Paisley Place, Gabriola Island, BC.

Planning Status

Status Date: 06-Feb-2020
Planner reviewing file.

C.0O. Smythies & 06-Oct-2008

To create 6 parcels btwn McCollum & Tait Roads. (PARCEL C (DD 51803I) OF
Associates Ltd.

THE NORTH 1/2 OF THE NORTH EAST 1/4 OF SECTION 9, GABRIOLA

ISLAND, NANAIMO DISTRICT)
Planner: lan Cox

Planning Status

Status Date: 03-Oct-2019
Awaiting MOTI/PAO PLA extension.

Status Date: 24-Oct-2018

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

Status Date: 05-Jul-2018

Received confirmation from MOTI that PLA has been extended to June 28 2019
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Islands Trust Applications
Subdivision
File Number | Applicant Name Date Received
GB-SUB-2011.1 Williamson & 23-Dec-2010 To create 2 parcels on Daniel Way (THE NORTHWEST 1/4 OF THE
Associates SOUTHEAST 1/4 OF SECTION 22, GABRIOLA ISLAND, NANAIMO DISTRICT,
Professional Surveyors EXCEPT PARTS IN PLANS 22029, 30038, 32376 AND VIP54644)

Planner: Marnie Eggen

Planning Status

Status Date: 03-Nov-2017
No change

Status Date: 08-Jan-2016
No change

Status Date: 13-Jan-2015
Applicant working to satisfy conditions

File Number | Applicant Name Date Received

GB-SUB-2012.2 Powell, Don 24-Oct-2012 725 Church Street - subdivision to create one new lot and a remainder lot
Planner: lan Cox

Planning Status

Status Date: 18-Feb-2020
Inactive MOTI file.

Status Date: 05-Sep-2019
No change in status (lan Cox)

Status Date: 24-Oct-2018

Update email sent to MOTI to notify that Planner TR is leaving IT and to correspond through general email until another Planner
is assigned.
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Islands Trust Applications
Subdivision
File Number | Applicant Name  [Date Received |Purpose ...

GB-SUB-2013.3

File Number | Applicant Name Date Received

GB-SUB-2016.2

Smythies & Associates 28-Oct-2013 411 Daniel Way

subdivision to create 2 parcels
Planner: lan Cox

Planning Status

Status Date: 18-Feb-2020

Inactive MOTI file - applicant believed to be working with ALC.
Status Date: 24-Oct-2018

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

Status Date: 01-Apr-2015

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

MACKAY, IKE 23-Feb-2016 PIDs: 004-857-119 and 004-614-771 Lot Boundary Adjustment
Planner: lan Cox

Planning Status

Status Date: 15-Jan-2020
Inactive MOTI file.

Status Date: 05-Sep-2019
Awaiting fulfilment of conditions by applicant.

Status Date: 24-Oct-2018

Update email sent to MOTI to notify that Planner TR is leaving IT and to correspond through general email until another Planner
is assigned.
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Islands Trust Applications
Subdivision

File Number | Applicant Name ___[Date Received [Purpose . |
GB-SUB-2016.4 C.0. Smythies & 20-May-2016 PIDs: 001-271-806 and 009-735-755 Boundary adjustment. Civic
Associates address:1610 Hess Road, Gabriola Island.
Planner: Sonja Zupanec

Planning Status

Status Date: 08-Jun-2016

Referral response sent to MOTI and copied to applicant and LTC.
File Number | Applicant Name Date Received
GB-SUB-2017.2 Williamson & 19-Jan-2017

PIDs: 009-739-602 and 000-105-287. Lot line adjustment. Civic 831 Chelwood
Associates Road, Gabriola Island, BC
Planner: Marnie Eggen

Planning Status

Status Date: 23-Jul-2018
PLA issued

Status Date: 01-Jun-2017
Referral response sent
File Number | Applicant Name | Date Received {Purpose . .
GB-SUB-2018.1 Williamson & 26-Jun-2018

PIDs:027-939-791, 027-939-804, 003-010-431, 006-635-121 27 lot subdivision
Associates/Potlatch Civic address: Taylor Bay Road/Church Street
Properties Ltd.

Planner: Sonja Zupanec

Planning Status

Status Date: 12-Jul-2018
Referral response sent to MOTI, applicant and LTC.
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Islands Trust Applications
Subdivision

File Number | Applicant Name Date Received

GB-SUB-2019.1 Williamson & 11-Jun-2019 PID: 004-549-023 Subdivision at 369 Berry Point Road, Gabriola Island, BC
Associates (B&K

Shopping Centre)
Planner: lan Cox

Planning Status

Status Date: 21-Jan-2020
MOTI PLA received. Applicant to meet conditions before final letter issued.
Status Date: 18-Oct-2019
Revised referral response sent to MOTI based on updated proposed plan received October 16, 2019.
Status Date: 20-Aug-2019
Referral response sent to the MOTI - see file email. Awaiting MOTI decision.
Temporary and Industrial Use Permit

File Number _ | Applicant Name Date Received

GB-TUP-2019.2 Kraus & Cripps, Edith ~ 20-Nov-2019 PID: 001-272-055 STVR Civic address: 1410 Fisher Road, Gabriola Island,
& Ken BC

Planner: lan Cox

Planning Status

Status Date: 18-Feb-2020
Applicant gathering staff-requested information.
Status Date: 06-Dec-2019

Under review. Staff report likely to February 28, 2020 LTC regular meeting per agreement with applicant.
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Islands Trust

LTC EXP SUMMARY REPORT F2020
Invoices posted to Month ending December 2019

620 Gabriola Invoices posted to Month ending December 2019 Budget Spent Balance
65000-620 LTC "Trustee Expenses" 1,355.00 0.00 1,355.00
LTC Local
65200-620 LTC - Local Exp - LTC Meeting Expenses 4,578.00 2,656.01 1,921.99
65210-620 LTC - Local Exp - APC Meeting Expenses 493.00 1,176 .47 -683.47
65220-620 LTC - Local Exp - Communications 1,000.00 530.00 470.00
65230-620 LTC - Local Exp - Special Projects 588.00 0.00 588.00
TOTAL LTC Local Expense 6,659.00 436248 2,296.52
Projects
73001-620-4097 Gabriola Housing Options & Impacts 7,000.00 2,847.58 4,152.42
73001-620-4104 Gabriola Cannabis Regulations 2,600.00 0.00 2,600.00
73001-620-4105 Gabriola Ecological Protection Zone 7,000.00 0.00 7,000.00
TOTAL Project Expenses 16,600.00 2,847.58 13,752.42
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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 | It was MOVED and SECONDED
cannabis retail license | that the Gabriola Island Local Trust Committee adopt the following standing
applications resolution with respect to the processing of non-medical cannabis retail license
applications:

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

e  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;

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

e 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:

e Name of the applicant and a description of the proposal in general terms;

e The location of the proposed establishment and the subject site;

e The place where, and date and time when, both a public meeting will be
held and a resolution of the local trust committee considered;

e The name and contact information of the Islands Trust planning staff
member who can provide copies of the proposed or amended license
application; and

e How public comments may be submitted to the Local Trust Committee.

2. November 22, 2018 GB-2018-122 Applications for Federal | It was MOVED and SECONDED
Cannabis License that the Gabriola Island Local Trust Committee requests that Notices of Intention
to Apply for a Federal Cannabis License be forwarded to the Local Trust

Committee upon receipt by the Islands Trust.

3. February 28, 2019 GB-2019-031 First Nations - It was MOVED and SECONDED

Community
Reconciliation

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 (TRC) Calls to Action, United Nations Declaration on
the Rights of Indigenous Peoples (UNDRIP), Draft Principles that Guide the
Province of British Columbia’s Relationship with Indigenous Peoples, and Islands
Trust First Nations Engagement Principles, the Local Trust Committee endeavours
to:

a)

b)

d)

e)

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;

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

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;

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
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.

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;

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.
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April 11, 2019

GB-2019-040

$219 Covenant
Signatories

It was MOVED and SECONDED
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.
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Print Date: February 19, 2020

e

Islands Trust Top Priorities Report

Gabriola Island

1. Housing Options and Impacts Review Project Responsible m

Develop an Engagement and Communication Strategy; Sonja Zupanec Rec'd: 22-Nov-2018
Strengthen relationships with Snuneymuxw First Nation and incorporate First Nation

perspectives into policy/regulatory options;

Explore opportunities to foster affordable, rental, special needs and seniors housing and

associated services;

Develop a strategy to address all housing continuum gaps;

Ensure policy/regulatory changes are consistent with the Object of the Islands Trust, the

ITPS, with focus on water protection/conservation and ecological footprints.

2. Cannabis Production and Retail Sales Responsible m

Proposed Bylaw 303 introduced to amend the Gabriola Land Use Bylaw provisions Heather Kauer Rec'd: 22-Nov-2018

pertaining to cannabis regulations, definitions, lot setbacks and building size.

3. Develop an Ecological Protection Zone Responsible m

Research and develop a new ecological protection zone as part of the Parks (P) OCP lan Cox Rec'd: 22-Nov-2018

designation. Update zoning of Coats Marsh and Burren's Acres Nature Reserve

properties.
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e

Islands Trust Projects Report

Gabriola Island

1. DeCourcy Island OCP and Bylaw Review Responsible

Review DeCourcy Island Official Community Plan and Regulatory bylaws; establish an 21-Apr-2011
Advisory Planning Commission. Topics include: park areas without park zoning, DAI
Bylaw, subdivision polices and regulations (added March 2017).

Consider hazardous areas and steep slopes development permit area designation; 21-Feb-2013

consider how to address areas of potentially problematic soils, shoreline erosion, and

localized areas of steep terrain

3. Coastal areas protection Responsible Date Received

Review OCP and LUB to improve protection of coastal areas; development of a 19-Jan-2012

comprehensive DPA for shorelines in the Gabriola Island Local Trust Area

4. First Nations cultural references Responsible

Consider First Nations cultural references in land use planning; Work with Snuneymuxw 27-)an-2011

First Nation (SFN) to seek funding for archaeological mapping.

5. Eelgrass protection Responsible Date Received

Consider implementing Eelgrass protection regulations (see February 19, 2014 14-May-2014
memorandum).

6. Snuneymuxw Protocol Agreement Responsible Date Received
Implementation of Snuneymuxw First Nation Protocol Agreement 22-Jan-2015
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e

Islands Trust Projects Report

Gabriola Island

7. Gabriola Village Plan Responsible

Undertake a comprehensive review of policies and regulations with respect to the 02-Apr-2015

Gabriola Village Core

8. Snuneymuxw Relationship Building

Strengthen relationship with Snuneymuxw First Nation 02-Apr-2015
9. Green Energy Responsible Date Received

Consider policy and regulatory mechanisms to encourage green and renewable energy 02-Apr-2015
10. Commercial Vacation Rental Review Responsible Date Received

Review bylaws with respect to temporary use permits for commercial vacation rentals 07-May-2015

11. LUB Amendments Responsible
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Islands Trust Projects Report

Gabriola Island

- Review of temporary sawmill regulations 08-Sep-2016
- 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

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

-definition and regulations for limited public market, and INI zone uses pertaining to
market sales

-correction to WC3 mapped location to coincide with Green Wharf

12. Water Resource Planning Responsible Date Received

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

13. Water Taxi Feasibility Responsible

Follow up items emerging out of water taxi feasibility (completed fall 2018) 22-Nov-2018

14. Protection of the Coastal Douglas-fir and Associated Ecosystems: An Islands Trust Tool Kit (2018) Responsible Date Received

Implementation of the report recommendations into OCP policy and LUB regulations. 24-Jan-2019

Page 3 of 4 126



Print Date: February 19, 2020

e

Islands Trust Projects Report

Gabriola Island

15. GB LUB Accessory Buildings Responsible

Review of regulations pertaining to the order of construction of accessory buildings on 12-Sep-2019
lots.
16. Draft an application for a UBCM grant to develop a poverty reduction strategy Responsible Date Received
24-Oct-2019
17. Temporary Use Permit Review Project Responsible Date Received
23-Jan-2020
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