=
Islands Trust

Gabriola Island Local Trust Committee

Regular Meeting Revised Agenda

Date: May 14, 2020
Time: 10:30 am
Location: Electronic Meeting

200-1627 Fort Street

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.”

APPROVAL OF AGENDA

REPORTS 10:30 AM - 10:50 AM
3.1 Trustee Reports

3.2 Chair's Report

3.3 Electoral Area Director's Report

3.4 First Nation Reports

TOWN HALL 10:50 AM - 11:00 AM
MINUTES 11:00 AM - 11:05 AM
5.1 Local Trust Committee Minutes — none

5.2 Section 26 Resolutions-Without-Meeting Report dated May 6, 2020

5.3 Advisory Planning Commission Minutes dated February 20, 2020 - for receipt
BUSINESS ARISING FROM MINUTES 11:05 AM - 11:20 AM
6.1 Follow-up Action List dated May 6, 2020

APPLICATIONS AND REFERRALS 11:20 AM - 12:00 PM

7.1 GB-TUP-2019.2 (Kraus & Cripps - 1410 Fisher Road) - Staff Report

7.2 GB-RZ-2019.1 (BC Ferries) - verbal update
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14-35



10.

11.

12.

13.

14,

7.3 GB-RZ-2020.1 (Gabriola Housing Society - GHS) - verbal update

LOCAL TRUST COMMITTEE PROJECTS

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

8.2 Housing Options and Impacts Review Project - Staff Report

DELEGATIONS

CORRESPONDENCE

12:00 PM - 12:45 PM

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

NEW BUSINESS

REPORTS

12.1 Climate Change Action Update

12.2 First Nations Relationship Building

12.3 Trust Conservancy Report dated February, 2020
124 Applications Report dated May 6, 2020

125 Trustee and Local Expense Report dated February, 2020
12.6 Adopted Policies and Standing Resolutions

12.7 Local Trust Committee Webpage

WORK PROGRAM

13.1 Top Priorities Report dated May 6, 2020

13.2 Projects List Report dated May 6, 2020

UPCOMING MEETINGS

14.1

1:00 PM - 1:20 PM

1:20 PM - 1:50 PM

Next Regular Buisness Meeting scheduled for Thursday, June 25, 2020 at 10:30 a.m. -

location to be determined

36-51

52-75

76-77

78 - 87

88-88

89-91

92-92

93-96



15.

16.

CLOSED MEETING 1:50 PM - 2:05 PM

15.1 Motion to Close the Meeting

That the meeting be closed to the public in accordance with the Community Charter,
Part 4, Division 3, 5.90(1) (d) and (i) for the purpose of considering adoption of In-
Camera Meeting Minutes dated February 3, 2020 and receipt of Legal Advice

and that the recorder and staff attend the meeting.

15.2 Recall to Order

15.3 Rise and Report

ADJOURNMENT 2:05 PM - 2:05 PM



Date: May 14 2020

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

Parks

e As|reported earlier, the RDN implemented a new parks bylaw for RDN parks 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. When the criteria for
homeless camping (it must not occur within 30 m of any park infrastructure including trails,
benches, parking areas, washrooms etc) was mapped on the parks, it precluded homeless camping
from all but 4 parks on Gabriola, including the 707 Community Park. At the most recent RDN Board
meeting, the Board supported a temporary prohibition on homeless camping in the 707 until the
park has been assessed as to park condition and fire risk, and if necessary, a mitigation plan is
developed and implemented.

e The seasonal metal access ramp has been installed at Spring Beach.

e Plans are being developed to replace the RDN’s wooden walking platform in Joyce Lockwood
community park (not the bridge/wooden walkway which was constructed by GaLTT outside the
park).

o The Village Way Path project is still being planned to begin in 2020.

e As of writing, RDN parks staff were reviewing current park closures (e.g., tennis courts etc.) to
determine next steps as the province moves towards re-opening some aspects.

Emergency management

e The Board supported RDN emergency staff applying for a grant to conduct evacuation route
planning for Area B.

e I'm very excited about the formation of the Emergency Response and Recovery Committee for
Gabriola, Mudge, and DeCourcy Islands. | think it’s a great asset to our islands in emergency
planning. Thanks to you Chair Rogers and Trustees Colbourne and Langereis for your participation
and leadership on this committee! At the last RDN Board meeting | was pleased that the Board
supported my Motion for RDN emergency management staff participation on the committee. In
recognition of the unprecedented circumstances of the COVID pandemic and the effect on RDN
emergency staff, they will participate when their schedule permits.

Upcoming:

e The May Electoral Area Service Committee and Committee of the Whole meetings were held this
week on May 12,

e The next Board meetings occur on May 26™, June 23", and July 28™. Electoral Area Service
Committee and the Committee of the Whole meetings are upcoming on June 9™ and July 14™. At
this time all meetings are held via Zoom meetings and are available for online viewing.

e The next Parks and Open Spaces Advisory Committee is in the planning phase — the tentative plan is
it will be held on June 22" via Zoom meeting with a 10 am start. The date/time will be confirmed
shortly. As always, Trustees are welcome to submit a report re. any kind of parks issues that are
being discussed.

Respectfully submitted,

Vanessa Craig



Print Date: May 6, 2020

Islands Trust Resolutions Without Meetings Log

Gabriola Island

2020-012 In Favour

"That the Gabriola Island Local Trust Committee rescind resolution RWM-2020.11 and that a letter of support signed by the Chair be prepared
in support of an application by Dr. Virginia Hayes, School of Nursing, , University of Victoria, for a research grant from the Michael Smith
Foundation to research the impacts, implications and response of a pandemic on a small rural island community, namely Gabriola Island. "

2020-011 Rescinded

"The Gabriola Local Trust Committee authorizes that a letter of support signed by the Chair be prepared in support of an application by Dr.
Vicky Scott, Faculty of Medicine, University of British Columbia, for a research grant from the Michael Smith Foundation to research the
impacts, implications and response of a pandemic on a small rural island community, namely Gabriola Island. "

2020-010 In Favour

"That the Gabriola Island Local Trust Committee change the physical location of the May 14, 2020 meeting to the Islands Trust Victoria
Office, 200-1627 Fort Street."

2020-009 In Favour

"That the Gabriola Island Local Trust Committee waive the restrictions in section 18 and 19 of the Gabriola Island Meeting Procedure Bylaw
No. 225, as shown below, for the regular meeting of May 14, 2020:

18. At a regular Local Trust Committee meeting, not more than one Local Trust Committee member may participate by means of electronic
communication facilities.

19. An individual member of the Local Trust Committee may not participate by means of electronic communication facilities in two
consecutive regular meetings of the Local Trust Committee nor more than three regular meetings in any calendar year.

20. The Local Trust Committee may waive the restrictions in sections 18 and 19 by unanimous resolution, provided the waiver does not
conflict with provincial legislation and regulation that enables electronic meetings."

27-Apr-2020

20-Apr-2020

20-Apr-2020

20-Apr-2020
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Islands Trust Resolutions Without Meetings Log

Gabriola Island

2020-008 In Favour 18-Apr-2020

"That the Gabriola Island Local Trust Committee request staff to notify Snuneymuxw First Nation and the Regional District of Nanaimo that an
application has been received to amend the Official Community Plan and Land Use Bylaw for a 24-unit multi-dwelling affordable housing
development, and request feedback on the application and their involvement in the bylaw amendment process."

2020-007 In Favour 18-Apr-2020

"That the Gabriola Island Local Trust Committee request staff to prepare draft amendments to the Gabriola Island Land Use Bylaw that will:
a) Rezone LOT 1 SECTION 19 GABRIOLA ISLAND NANAIMO DISTRICT PLAN EPP11544 (PID 028-580-095) to a site specific zone which
regulates permitted uses, buildings and structures; height; siting requirements including setbacks and lot coverage; parking; and subdivision.
b) Rezone LOT 2 SECTION 19 GABRIOLA ISLAND NANAIMO DISTRICT PLAN EPP11544 (PID 028-580-109) to a site specific zone which
regulates permitted uses, buildings and structures; height; siting requirements including setbacks and lot coverage; parking; and subdivision.
c) Establish new development permit area guidelines to guide potential development on the subject properties."

2020-006 In Favour 17-Apr-2020

"That the Gabriola Island Local Trust Committee request staff to prepare draft amendments to the Gabriola Island Official Community Plan
that will:

a) Designate the subject parcels 'Multi-dwelling Affordable Housing';

b) Designate the subject parcels within DP-8 - Multi-dwelling Affordable Housing Development Permit Area;

c) Establish a new development permit area for the purpose of the protection of the natural environment, its ecosystems and biological
diversity on LOT 1 SECTION 19 GABRIOLA ISLAND NANAIMO DISTRICT PLAN EPP11544 (PID 028-580-095) and LOT 2 SECTION 19 GABRIOLA
ISLAND NANAIMO DISTRICT PLAN EPP11544 (PID 028-580-109)."

Page 2 of3



Print Date: May 6, 2020

Islands Trust Resolutions Without Meetings Log

Gabriola Island

2020-005 In Favour

"That the Gabriola Island Local Trust Committee requests the applicant for GB-RZ-2020.1 (Gabriola Housing Society) provide planning staff
with:
a) A copy of the approved provincial water license to service the proposed 24-unit multi-dwelling affordable housing project."

2020-004 In Favour

"That the Gabriola Island local Trust Committee adopt the Local Trust Committee minutes dated February 27, 2020."

2020-003 In Favour

'That given concerns about the COVID 19 virus, the Gabriola Island Local Trust Committee regular meeting scheduled for Thursday, April 2,
2020, be cancelled.'

16-Apr-2020

16-Apr-2020

19-Mar-2020

Page 3 of 8
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Islands Trust

Date of Meeting:

Location:

APC Members Present:

Regrets:

Staff Present:

Others Present:

DRAFT

Minutes of the Gabriola Island
Advisory Planning Commission

Thursday February 20, 2020

Gabriola Commons
675 North Road, Gabriola, BC

Jeff Malmgren, Chair
Jennefer Laidley, Vice-Chair
Robert Plowright, Secretary
Angela Pounds

Susan Yates

Deb Ferens

Peter Maidstone

Lisa Webster-Gibson

Don Elkington

Sonja Zupanec, Island Planner
Nadine Mourao, Recorder

There were zero (0) members of the public and one (1)
member of the media in attendance.

1. CALL TO ORDER AND WELCOME

Planner Zupanec called the meeting to order at 7:01 pm. She acknowledged that the
meeting was being held in territory of the Coast Salish First Nations and introduced
Commission Members, Staff and Recorder.

2. APPROVAL OF AGENDA

By general consent, the agenda was approved.

3. MINUTES

3.1 Gabriola Island Advisory Planning Commission Draft Minutes dated
June 5, 2019 - for Adoption

By general consent, the Advisory Planning Commission meeting minutes of June
5, 2019 were adopted.

Members Webster-Gibson and Laidley joined the meeting at 7:05 pm.

4. BUSINESS ITEMS

4.1 Election of Chair, Vice-Chair and Secretary

Gabriola Island

Advisory Planning Commission Minutes

February 20, 2020

DRAFT 1



DRAFT

Robert Plowright was elected Secretary, Jennefer Laidley was elected Vice-Chair
and Jeff Malmgren was elected Chair.

Planner Zupanec passed the meeting to Chair Malmgren at 7:11 pm.

5. REFERRAL FROM GABRIOLA ISLAND LOCAL TRUST COMMITTEE — Review Bylaw
Amendment Application GB-RZ-2019. (BC Ferries Corporation) Proposed Bylaw Nos.
304 and 305 - attached
Planner Zupanec provided an overview of the referral and noted the following points:

e  Circulated an aerial photo of development site for reference.

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

e Interested in further direction from Trustees of where they are looking for Member
input;

e Including a copy of the BC Ferries Terminal Development Plan in the agenda
package would have been helpful for reference;

e Requested clarification on Bylaw 304, subsection 7.2 removal of “Vancouver Island”
from wording, does this result in Gabriola ferry terminal being a major ferry
terminal?

o Staff noted removal of the reference due to redundancy, a major ferry terminal
is defined as going to the Lower Mainland;

e  Concerned about impact of removal of the advocacy policies in Bylaw 304,
subsection 7.2 water transportation policies, proposed removal of g) h) and i) in the
Gabriola Island Official Community Plan (OCP) without consideration of community
interests, where will this advocacy piece be held within the community?

e Inadequate number of public parking stalls, would like to maximize public and
accessible parking, look at creative opportunities to rectify this;

e Requested additional accessible parking stalls;

e Interested in free potable water at the terminal;

e Not in support of external illuminated video display signage;

e Not in support of commercial retail space;

e Interested in strong community voice in terminal accessibility process; and

e  Supported the Development Permit Area’s strengthening of the marine foreshore
protection and the environment.

Brian Green, Terminal Development Manager BC Ferries noted:

e The BC Ferries Gabriola Island Terminal Development Plan intends to capture
community input through consultation process, not through OCP process; and

e  BC Ferries’ Collective Union Agreement stipulates employees must have safe and
secure parking close to the terminal.

GB-APC-2020-001

It was MOVED and SECONDED

that the Gabriola Island Advisory Planning Commission had concerns regarding the

impact of proposed removal of the advocacy policies in Bylaw 304, subsection 7.2 Water

Transportation Policies, proposed removal of g) h) and i) in the Gabriola Island Official

Community Plan, without consideration of community interests.

Gabriola Island DRAFT 2

Advisory Planning Commission Minutes
February 20, 2020



DRAFT

CARRIED
GB-APC-2020-002
It was MOVED and SECONDED
that the Gabriola Island Advisory Planning Commission supports potable water be
provided without reservation, in proposed draft Development Permit Area F.10.311 of
Draft Bylaw 305.

CARRIED
GB-APC-2020-003
It was MOVED and SECONDED
that the Gabriola Island Advisory Planning Commission recommend that in Bylaw 305,
Schedule “A”, Schedule 1.1 that any signage has to adhere to the current bylaw, which is
clearly reflected in Development Permit Area guideline F.10.3.3.

CARRIED
GB-APC-2020-004
It was MOVED and SECONDED
that the Gabriola Island Advisory Planning Commission generally supports the
Development Permit Area Appendix 2 of Draft Bylaw 305.

CARRIED

GB-APC-2020-005
It was MOVED and SECONDED
that the Gabriola Island Advisory Planning Commission do not support retail sales in the
zone.

CARRIED
GB-APC-2020-006
It was MOVED and SECONDED
that the Gabriola Island Advisory Planning Commission believes parking is inadequate in
terms of amounts and accessibility. Given our population, we believe that accessible
parking is a priority.

CARRIED

6. FUTURE MEETING DATES

Will set future meeting dates when a referral is received from the Local Trust
Committee.

7. ADJOURNMENT

By general consent, the meeting was adjourned at 9:06 pm.

Jeff Malmgren, Chair

Certified Correct:

Nadine Mourao, Recorder

Gabriola Island DRAFT 3
Advisory Planning Commission Minutes
February 20, 2020



Print Date: May 6, 2020
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Islands Trust Follow Up Action Report

Gabriola Island

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 |
1 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)

2 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

Page 1 of 3 11



Print Date: May 6, 2020

e

Islands Trust

Follow Up Action Report

Gabriola Island

28-Nov-2019
Activity Responsibility | Dates | status |
3 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 |
1 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 Jaime Dubyna
(done) and First Nations (done) for comment. Schedule a community Sonja Zupanec
information meeting. SPLTC scheduled for April 20 cancelled due to Wil Cottingham
Covid-19 issues and venue availability. Reschedule at a later date.
2 GB-RZ-2020.1 (GHS) Manager and planner to report to the LTC when the Heather Kauer Completed
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.

Page 2 of 3 12



Print Date: May 6, 2020

e

Islands Trust Follow Up Action Report

Gabriola Island

27-Feb-2020
Activity Responsibility | Dates | status |

1 Circulate to the Trustees the Chair's letter to First Nations and post to Wil Cottingham Completed
web.

2 Refer the Feb 27 report from Trustee Langereis to the APC for comment Becky McErlean In Progress
on the process of public consultation. Add review of the model strategy Penny Hawley
for antenna to the project list Sonja Zupanec

3 Non medical cannabis retail store application response to LCRB be lan Cox Completed

prepared as per the Feb 27 minutes.

Complete. LTC copied on response per Feb 27, 2020 request.

4 DP-2019.4 (Ritchie) - issue the permit as amended with new Schedule A Becky McErlean Completed
site plan. Jaime Dubyna

5 Housing Options and Impacts Review Project: Feb 2020 Engagement Heather Kauer In Progress
Strategy endorsed; post to web with minor corrections; post v4 project Sonja Zupanec

charter to web; develop workplan for new budget request and submit for

approval.

6 GALTT letter of support under the chairs signature to be completed. Completed

Page 3 of 3 13
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Islands Trust STAFF REPORT

File No.: GB-TUP-2019.2
(Kraus & Cripps)

DATE OF MEETING: May 14, 2020
TO: Gabriola Island Local Trust Committee

FROM: lan Cox, Planner 1
Northern Team

SUBJECT: Temporary Use Permit for a Commercial Vacation Rental within the SRR Zone
Applicant: Edith Kraus and Ken Cripps
Location: 1410 Fisher Road, Gabriola PID: 001-272-055

RECOMMENDATION

1. That the Gabriola Island Local Trust Committee approve issuance of Temporary Use Permit GB-TUP-
2019.2 for a period of three (3) years, subject to the conditions imposed by the permit.

REPORT SUMMARY

The Gabriola Island Local Trust Committee (LTC) is asked to consider a Temporary Use Permit (TUP) for the
operation of a commercial vacation rental within an existing single family dwelling on the subject property.
Pursuant to Section 3.8 (a) of the Gabriola Island Official Community Plan (OCP), a temporary use permit may be
issued for commercial vacation rentals within land designated Small Rural Residential (SRR). Staff are
recommending approval of the permit subject to the conditions as outlined in the draft permit. See Attachment
1 - Draft Temporary Use Permit.

BACKGROUND

The subject property is located at 1410 Fisher Road on Gabriola Island, as shown in figure 1 below. The property
is approximately 2.02 ha (4.99 acres) in area and is surrounded to the north, east, and south sides by other
residential properties in the SRR and LRR zones, and on the west side is adjacent to the 707 Community Park. See
Attachment 2 - Site Context.

A bylaw complaint was received on April 17, 2019 regarding the unpermitted use of the subject property. Islands
Trust bylaw enforcement staff observed that the single family dwelling on the subject property had been rented
as a commercial vacation rental contrary to the zoning provisions in the Gabriola Island Land Use Bylaw (LUB).
Subsequently, enforcement file GB-BE-2019.20 was opened. The file is being held in abeyance while this TUP
application proceeds.

The Gabriola Island Local Trust Committee (LTC) may issue a permit that allows commercial activities to take place
under the conditions specified in a TUP, including the posting of security to ensure compliance with the terms of
the permit. Notice of the intent to consider the issuance of a TUP must be given to neighbouring property owners
within a 100 metres radius of the subject property. Under a TUP, the uses specified in the permit may be carried
out for a period of up to three years, with the possibility of renewal for a further three years should the LTC find

C:\Program Files\eSCRIBE\TEMP\19253863085\19253863085,,,GB-LTC-2020-05-14_GB-TUP-2019.2_RPT_APPROVED.docx

Islands Trust GB-TUP-2019.2 - Staff Report 1 14



the use to have been carried out in compliance with the granted permit and no major issues have arisen, such as
nuisance to neighbours.

ANALYSIS

Policy/Regulatory
Islands Trust Policy Statement:

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

Official Community Plan:

The subject property is designated as Large Rural Residential (LRR) in the Official Community Plan (OCP), and is not
within any Development Permit Areas.

Subject to Section 3.8 (a), Temporary Use Permits may be issued for:

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

Section 3.8 (h) provides guidelines when considering issuance of a temporary use permit. Based on the information
provided by the applicant and subject to the conditions of the permit as drafted, staff consider the application to
be consistent with the TUP Guidelines. See Attachment 3 for an assessment of the Temporary Use Permit
Guidelines in Section 3.8 (h).

Land Use Bylaw:

The subject property is zoned Large Rural Residential (LRR) in the Land Use Bylaw (LUB). The applicant’s proposal
for use of the existing single family dwelling on the property as a commercial vacation rental does not comply
with the Home Occupation regulations in Section B.3 of the LUB; thus the applicant is applying for a TUP to
permit a commercial vacation rental as required in Section B.6.3.1 of the LUB:

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

Issues and Opportunities
Bylaw Enforcement

As mentioned, this TUP application is a result of Bylaw Enforcement file GB-BE-2019.20, for the operation of an
unlawful commercial vacation rental (short term vacation rental) use on the property. The bylaw enforcement file
is being held in abeyance while this TUP application proceeds.

Water

The applicant has provided documentation of a recent 90 minute well test which appears to meet the OCP TUP
Guideline f) v) — See Attachment 4 (Well Test Results) and Attachment 3 (TUP Guidelines).

Islands Trust GB-TUP-2019.2 - Staff Report 2 15



Staff note that the Water Sustainability Act (WSA) which came into effect in 2016, introduced new licensing
requirements for groundwater use for non-domestic purposes. It is staff’s understanding that these requirements
do apply to this proposal and the applicant has been made aware of the requirement for a provincial water license.

Staff recommend that the LTC specify on the permit the requirement to obtain any necessary approvals for
groundwater use under the WSA or any subsequent legislation. It is not recommended that the permit be withheld
until the applicant has secured the license, however, as it is staff's understanding that groundwater licensing
processing times may be greater than a year at present. If, as recommended, a TUP is issued without delay for a
three year period, the LTC could consider water licensing documentation upon an application for renewal of the
TUP.

Waste Water

Gabriola Septic Services Ltd. assessed the septic system on February 16, 2020 and determined that the existing
system is sufficient to accommodate the vacation rental use, subject to certain conditions (see Attachment 5).
These conditions include a maximum daily wastewater flow not exceeding 1300 litres per day commensurate with
a three bedroom home up to 3,014 square feet in size, and that any future landscaping or construction should not
encroach into the required setback to the onsite wastewater system.

As a condition of the draft permit, the vacation rental use shall be in accordance with the recommendations of the
Registered Onsite Wastewater Practitioner, and that prior to issuance of any permit renewal, the landowner shall
supply the Islands Trust with a professional report certifying that onsite wastewater management continues to be
sufficient for the commercial vacation rental use.

The addition of these conditions is consistent with TUP guideline 3.8(h)(xvii), which states [TUPs can address]:

“such other considerations as are deemed applicable with respect to a specific commercial
vacation rental application”.

Occupancy Permit, Fire Inspection and Guest Information

As required by the TUP Guidelines, the applicant has supplied an occupancy permit issued by the Regional
District of Nanaimo for the subject single family dwelling, a fire inspector’s report from the Gabriola
Volunteer Fire Department dated March 23, 2020, and a Guest Information Sheet for distribution at the
time of rental. See Attachments 6, 7, and 8.

Consultation

No community consultation has been undertaken beyond the statutory public notification requirement that
included neighbourhood notification and a newspaper advertisement as referenced below. A Community
Information Meeting is not required for this application.

Statutory Requirements

In accordance with Section 494 of the Local Government Act, neighbours must be notified of a TUP application.
Notice of the proposed TUP was delivered on May 4, 2020 to all property owners and residents within 100
metres of the subject property (See Attachment 9). A notice of the proposed TUP was published in the Gabriola
Sounder newspaper on May 6, 2020.

No correspondence has been received at the time of the writing of this report, but may be received before or
during the LTC meeting. Correspondence should be sent to northinfo@islandstrust.bc.ca.

Islands Trust GB-TUP-2019.2 - Staff Report 3 16
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First Nations

This application does not trigger the requirement for agency or First Nations referrals; however the LTC may
choose to direct staff to initiate such referrals if it determines that any agencies or First Nations may have an
interest in, or would be impacted by the application. At this time, TUP applications to permit commercial activity

do not raise staff concern related to LTC Standing Resolutions on reconciliation.

Rationale for Recommendation

Staff consider the proposal to meet the commercial vacation rental TUP guidelines outlined in Section 3.8 of the
OCP. Therefore, it is recommended that a TUP be issued for a period of three years, subject to the conditions
imposed by the permit in accordance with the TUP guidelines.

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...
[insert requested information here].

2. Impose additional permit conditions

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

That the following be made a condition of Temporary Use Permit application GB-TUP-2019.2: [insert

condition(s)].

3. Deny the application

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

That the Gabriola Island Local Trust Committee deny application GB-TUP-2019.2 for the following
reasons... [Insert reasons here].

NEXT STEPS

Should the LTC agree with the staff recommendation found on page one of this report, the TUP as presented in
Attachment 1 would be issued.

Submitted By:

lan Cox, Planner 1 — Northern Team

April 27, 2020

Concurrence:

Heather Kauer, RPP, MCIP, AICP
Regional Planning Manager

May 1, 2020

Islands Trust

GB-TUP-2019.2 - Staff Report
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ATTACHMENTS
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Draft Temporary Use Permit

Site Context

Temporary Use Permit Guidelines
Well Test Results

Septic System Compliance Report
RDN Occupancy Permit

Fire Department Inspection Report
Guest Information

Public Notice

LWoNOUAWN
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() GABRIOLA ISLAND LOCAL TRUST COMMITTEE
b

“ TEMPORARY USE PERMIT
GB-TUP-2019.2
Islands Trust

To:

4.1

4.2

4.3

4.4

4.5

4.6

4.7

4.8
4.9

4.10
4.11
4.12

Edith Kraus and Kenneth Cripps

This Permit applies to the land described below:

PID 001-272-055
LOT 12, SECTION 9, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 30347

This Permit is valid for a period of three years from the date of issuance.
This Permit is issued for the purpose of permitting a commercial vacation rental within the single family dwelling.
The use may be carried out subject to the following conditions:

the single family dwelling and subject property must maintain a residential appearance, and any existing vegetative
screening or fencing must not be removed;

parking for a minimum of two vehicles for the commercial vacation rental use must be provided on the property;

the owner or an operations manager must reside on Gabriola Island and be available by telephone 24 hours per day,
seven days per week. Any changes to contact information must be provided to the Islands Trust within seven (7)
working days;

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

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

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

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

the maximum number of bedrooms in the single family dwelling for the commercial vacation rental is 3;

the maximum number of signs advertising the commercial vacation rental is restricted to one, with a maximum area
of 0.3 square metres and not illuminated;

the rental or provision of motorized personal watercraft to guests is prohibited;

the use of recreational vehicles and camping for the overnight accommodation of guests is prohibited;

the holder of the Permit will be responsible for any violation of the conditions of this Permit. For the purpose of
investigating a complaint, the Islands Trust Bylaw Investigations Officer may enter the property between the hours of
9:00 am and 5:00 pm on any day without prior consultation.

It is the responsibility of the landowner to obtain any required authorization under the Water Sustainability Act or any
other relevant legislation pertaining to groundwater.

All in accordance with Schedules “A”, “B” and “C” attached to and forming part of this permit, as signed and dated by the
Deputy Secretary of Islands Trust.

This is not a Building Permit, nor does it relieve the Permittee from the need to secure all other approvals necessary for
the proposed development.

AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS __ DAY OF , 20__

Deputy Secretary, Islands Trust Date Issued
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
TEMPORARY USE PERMIT
GB-TUP-2019.2
SCHEDULE “A” Subject Property
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
TEMPORARY USE PERMIT

GB-TUP-2019.2

SCHEDULE “B” Site Plan
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
TEMPORARY USE PERMIT
GB-TUP-2019.2
SCHEDULE “C” Sewerage System Compliance

Assurance of Compliance Date: 16/02/2020
by a Owr File: 1410 Fisherfd.

Registered Onsite Wastewater Practitioner

To: Edith and Ken Crippps ¢ Lk
1410 Fisher Rd. ) 1WB¥E

Gabnola Island B.C.
LOT 12, SECTION 9, GABRIOLA ISLAND,
NANAIMO DISTRICT, FLAN 30347

Re:  Vacation Rental Application to the Gabriola Island Local Trust Committee for
Temporary Commercial and Industral Use Supplemental Application at the residence at the
above noted address.

To whom it may concern:
I hereby give assurance that:

I have conducted an evaluaton according to ASTTBCs Guidelines for Onsite
Wastewater Systems, and that the inspection was of sufficient thoroughness to determine the
condition and location of the onsite system serving this property.

-The Omsite Wastewater Systems at the above address 15 adequate for a 3-bedroom home up to
3014 sg. Ftor (280 sq.m). Not exceeding daily wastewater flow of 1300 hter/day or 286 gal/day

- The Onsite Wastewater Systems at the above address will support the proposed Vacation
Rental occupancy load.

The proposed Vacation Rental occupancy load will mot have a megzative impact on the
function of the existing onsite wastewater system or create any environmental or health
hazards.

This assurance 1s subject to:

- The proposed Vacation Rental occupancy load. Not exceeding daly wastewater flow of 1300
liter/day or 286 gal/day

-- Any future construction or landscaping does not encroach on the required setback to the onsite
wastewater system.

Robert W_Bye Phone # 250-247-8166
Gabriola sepbic services lid. E-mail; bobwbye@hotmal.com
645 Gallagher Way ROWTE & OW 0109

Gabriola Island B.C.
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ATTACHMENT 2 — SITE CONTEXT

LOCATION

Legal Description

Lot 18, Section 4, Gabriola Island, Nanaimo District, Plan 23803

PID 001-272-055

Civic Address 1410 Fisher Road, Gabriola
Lot Area 2.02 ha (4.99 acres)

LAND USE

Current Land Use

Residential
Proposed: Residential and Commercial Vacation Rental of single family
dwelling

Surrounding Land Use

Residential (SRR and LRR), Community Park (707)

HISTORICAL ACTIVITY

File No.

Purpose

GB-BE-2019.20

See Bylaw Enforcement section below - Unlawful CVR use

PoLicY/REGULATORY

Official Community Plan
No. 166, 1997

The subject property is within the Large Rural Residential (LRR) land use
designation.
Not within any currently enacted Development Permit Areas.

Land Use Bylaw No. 177, 1999

The subject property is within the Large Rural Residential (LRR) zone.

Permitted Principal uses in the LRR zone include Single family residential and
Agriculture.

Permitted Accessory uses in the LRR zone include Home occupations
(including Bed and Breakfasts), subject to regulations in B.3.

B.3.1.1 Home occupation uses must be carried out by at least one permanent
resident of the premises in which the home occupation is located;

B.3.6.1 The following additional regulations apply to bed and breakfast home
occupations:
a. On lots:
iii 2.0 hectares (4.94 acres) or greater, a maximum number of four
bedrooms may be used for bed and breakfast accommodation;
d. Breakfast is to be the only meal served;
e. No additional set of cooking facilities may be provided for the bed and
breakfast use.

B.6.3.1 All dwelling units, including secondary suites, are for residential use
and any use for overnight accommodation on less than a monthly basis for

Attachment 2 — Site Context

Islands Trust

Staff Report — GB-TUP-2019.1 (Kraus and Cripps)
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monetary gain is prohibited except where a temporary use permit has been
issued by the Local Trust Committee.

Other Regulations

Not within the Agricultural Land Reserve.
No mapped Crown Leases, LTC Covenants, Parks/Protected Areas, Steep
Slopes, or Watercourses.

Covenants

None

Bylaw Enforcement

GB-BE-2019.20
Short-term vacation rental in a non-permitted suite.

SITE INFLUENCES

Islands Trust Conservancy

Application does not directly affect an Islands Trust Conservancy Board-
owned property or conservation covenant.

Regional Conservation Strategy

Map 6 of the Islands Trust Conservancy Regional Conservation Plan 2018-
2027 estimated importance of habitat composition is medium to high.

Species at Risk

Masked/Secured occurrence (not public)

Sensitive Ecosystems

Young Forest, not SEI. Adjacent to Coastal Douglas-fir Dry Maritime, Salal

Archaeological Sites

Remote Access to Archaeological Data (RAAD) mapping does not indicate an
archaeological site on or within 50 metres of the subject property. However,
the 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 any
subsequent site development, all work should cease and the Archaeology
Branch should be contacted immediately as a Heritage Conservation Act
permit may be needed before further development is undertaken. This may
involve the need to hire a qualified archaeologist to monitor the work.

Climate Change Adaptation and
Mitigation

This TUP application seeks to lawfully permit the use of an LRR zoned lot for
Commercial Vacation Rental use. GHG emissions can be expected to be
commensurate with levels associated with Single Family Residential
development patterns and use, and a potential increase due to the use of
personal vehicles by CVR guests for transport on and off island.

Groundwater Vulnerability

Islands Trust mapping indicates the property is in a moderate to high intrinsic
aquifer vulnerability area and is subject to low salt water intrusion levels.

Islands Trust

Staff Report — GB-TUP-2019.2 (Kraus and Cripps)
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http://www.islandstrustconservancy.ca/media/84821/itc_2018-11_rcp-2018-2027-web_final.pdf

ATTACHMENT 3 — TUP GUIDELINES

OCP Subsection 3.8(h)

The following is a breakdown of the application’s level of compliance with each TUP guideline, and a summary of

how the draft permit addresses those guidelines.

Guideline

Planner Comments

i. the Local Trust Committee should
consider the cumulative effects on the
neighborhood and Island of all the
temporary use permits issued for
commercial vacation rentals

TBD by LTC

There are currently no other active TUPs for commercial vacation
rentals in this neighbourhood.

ii. the Local Trust Committee may consider
issuance of a temporary use permit for
commercial vacation rental if the proposal
does not alter the residential appearance of
neighbourhood.

Included as a condition of the permit

Condition 4.1 of Draft TUP

iii. the Local Trust Committee may require
mitigating measures to address neighbour
concerns, such as screening and fencing;
the Local Trust Committee may consider
issuance of a temporary use permit for
commercial vacation rentals in situations
where the proximity of dwelling under
consideration for a commercial vacation
rental to a neighbouring dwelling is such
that screening or fencing is practical or able
to mitigate potential impacts or address
neighbour privacy issues

Included as a condition of the permit

Subject property and subject Single Family Dwelling well screened
from road and neighbouring properties.

iv. a temporary use permit respecting a
parcel in the Agricultural Land Reserve shall
require the approval of the Agriculture Land
Commission prior to the permit being
issued

N/A - Not in the ALR.

v. the landowner should be required to
provide a written plan for the supply of
water for the duration of the permit in the
amount of 227 litres (50 imperial gallons)
per paying guest.

Included as a condition of the permit

See staff report and attached well test information.

Attachment 3 — TUP Guidelines

Islands Trust

Staff Report — GB-TUP-2019.2 (Kraus & Cripps)
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vi. the landowner should be required to
provide proof that the property is able to
accommodate a minimum of two vehicles.

Included as a condition of the permit.

The site plan included as Schedule B on the draft permit indicates
adequate parking areas on the subject property. Condition 4.2 of
Draft TUP.

vii. the landowner should be required to
provide documentation from a qualified
professional septic tank has been inspected
to show it is working properly and capable
of supporting the proposed occupancy load

Related conditions included in permit

Gabriola Septic Services Ltd. inspected the sewage disposal
system on February 16 2020 and determined that the existing
system is sufficient for the vacation rental use, subject to
conditions which have been added to the draft TUP (see Staff
Report and Draft TUP Section 6).

viii. the landowner should be required to
provide proof of an occupancy permit and
written proof from a qualified professional
that the dwelling meets the fire code.

Guideline satisfied/ Permit condition not needed

The applicant has submitted a copy of the Regional District of
Nanaimo Building Inspection Service Occupancy Permit. See Staff
Report and attachment.

The applicant has submitted an inspection report by the Gabriola
Volunteer Fire Department, indicating that the residence meets
the requirements of the B.C. Fire Code. See Staff Report
attachment.

ix. the owner or an operations manager
should be required to reside on Gabriola
and a condition of the permit should
require that the owner or operations
manager be available by telephone 24
hours/day, seven days per week.

Included as a condition of the permit.

The applicant has provided the name and contact information for
the person who will assume this role. See Staff Report
attachment.

X. a condition of the permit should require
that the owners or operations manager
must provide neighbours within a 100
metres radius of the vacation rental with
the manager’s phone number, and a copy
of the temporary use permit.

Included as a condition of the permit.

See Condition 4.4 of Draft TUP.

xi. a condition of the permit should require
that the landowner posts for guests
information on noise bylaws, water
conservation, fire safety, storage of
garbage, septic care and control of pets (if
pets are permitted)

Included as a condition of the permit.

See Guest Information Sheet staff report attachment which
provides required information to guests.

Islands Trust

Staff Report — GB-TUP-2019.2 (Kraus & Cripps)
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xii. a condition of the permit should restrict
the maximum number of people that can
stay to a maximum of two guests per
bedroom.

Included as a condition of the permit.

Conditions 4.7 and 4.8 of Draft TUP.

xiii. a condition of the permit should restrict
the maximum number of signs advertising
the commercial vacation rental to one sign,
with a maximum area of 0.3 square metres,
be made of wood and not illuminated.

Included as a condition of the permit.

Condition 4.9 of Draft TUP.

Xiv. a condition of the permit should
prohibit the rental or provision of
motorized personal watercraft to rental
clients.

Included as a condition of the permit.

Condition 4.10 of Draft TUP.

xv. a condition of the permit should limit
the number of bedrooms to:
e amaximum of 3 on lots smaller
than 2.0 hectares; and
e amaximum of 4 on lots of 2.0
hectares or larger

Included as a condition of the permit.

Subject property 2.02 hectares. Applicant requests 3 bedrooms
maximum and Condition 4.8 of Draft TUP restricts to 3, less than
the maximum 4 per lot area.

xvi. a condition of the permit should
prohibit recreational vehicles or camping.

Included as a condition of the permit.

Draft TUP Condition 4.11

xvii. such other considerations as are
deemed applicable with respect to a
specific commercial vacation rental
application.

TBD by LTC/ Additional condition added to draft permit

Draft TUP subject to septic Schedule “C” and related conditions.

xviii. the Local Trust Committee may TBD by LTC
require water metering
xix. the Local Trust Committee may Not applicable

consider a professionally registered house
inspector report if an occupancy permit is
not available, indicating that the house is
safe and appropriate for the proposed
commercial vacation rental use and
activities.

Copy of occupancy permit submitted. See staff report
attachment.

xx. the Local Trust Committee may require
the landowner to post information for
guests about awareness and sensitivity to
First Nation sites and artifacts

Included as a condition of the permit

The applicant has included this in the Guest Information Sheet to
be provided to guests. See staff report attachment.

Islands Trust

Staff Report — GB-TUP-2019.2 (Kraus & Cripps)




|Attachment 4 - Well Test Results |

To Ken Cripps February 19, 2020
1410 Fisher Road

Gabriola BC

| performed a flow test at the above mentioned property on February 18, 2020 for Ken Cripps. The flow
test was a requirement from Islands Trust for a Temporary Use Permit (TUP).

The well was pumped for 90 minutes at a rate of 4 gallons per minute , the flow rate was checked every 5
minutes.

The flow was a consistent 4 imperial gallons per minute throughout the test for a total amount of water of
360 imperial gallons.

Islands Trust requires 50 gallons per person per day to meet their requirements, Ken Cripps is requesting
6 people per day for a total of 300 imperial gallons per day. The flow test meets and exceeds this
requirement in 90 minutes of pumping.

Considering the above numbers | feel that there would not be a problem meeting the 50 imperial gallons
per person per day on a year round basis

Brian Strachan
Hydrogeological Consultant

BC Pump Installer WPI 06041201
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[Attachment 5 - Septic System Compliance Report |

Assurance of Compliance Date: 16/02/2020
by a Our File: 1410 FisherRd.,
) n"'\N ASTE W:
Registered Onsite Wastewater Practitioner o'::}“%"'" .E"s"\
. . a'z.c' //' ’ // >
To: Edith and Ken Crippps :o:/ ¢
1410 Fisher Rd. t 0 § ROBER1
Gabriola Island B.C. 1‘%\ PL IN MP 3
LOT 12, SECTION 9, GABRIOLA ISLAND, “9;:,‘.0‘0\'010'9‘,6
ANAIMO DISTRICT, PLAN 3034 * —ess® 4
NANAIMO DISTRICT, 30347 O3y s

Re:  Vacation Rental Application to the Gabriola Island Local Trust Committee for
Temporary Commercial and Industrial Use Supplemental Application at the residence at the
above noted address.

To whom it may concern:
I hereby give assurance that:

I have conducted an evaluation according to ASTTBC’s Guidelines for Onsite
Wastewater Systems, and that the inspection was of sufficient thoroughness to determine the
condition and location of the onsite system serving this property.

-The Onsite Wastewater Systems at the above address is adequate for a 3-bedroom home up to
3014 sq. Ft or (280 sq.m). Not exceeding daily wastewater flow of 1300 liter/day or 286 gal/day

- The Onsite Wastewater Systems at the above address will support the proposed Vacation
Rental occupancy load.

The proposed Vacation Rental occupancy load will not have a negative impact on the
function of the existing onsite wastewater system or create any environmental or health
hazards.

This assurance is subject to:

- The proposed Vacation Rental occupancy load. Not exceeding daily wastewater flow of 1300
liter/day or 286 gal/day

-- Any future construction or landscaping does not encroach on the required setback to the onsite
wastewater system.

Robert W. Bye Phone # 250-247-8166
Gabriola septic services Itd. E-mail; bobwbye@hotmail.com
645 Gallagher Way ROWP # OW 0109

Gabriola Island B.C.
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JAttachment 6 - RDN Occupancy Permit |

- REGIONAL

] DISTRICT
BUILDING INSPECTION SERVICES
#e OF NANAIMO

OCCUPANCY PERMIT

Pursuant to the requirements of the building bylaws of the Regional District of Nanaimo permission
is hereby granted to occupy the described building subject to the following limitations.

Street Address: 1410 FISHER RD (Gablsl)

Legal Description: LOT 12, SECTION 9, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN
30347

Class of Occupancy: C Residential occupancies

Building Permit Number: PR20100000586

Date Issued: Friday, March 30, 2012 - Al Paget

IMPORTANT NOTICE

The occupancy approved under this permit refers only to structural and plumbing components of the
above building permits(s) and such occupancy is permitted as of the date shown. This permit is not a
warranty that the subject building or any part of the building complies with all regional and
provincial regulation covering zoning and building construction or that the building or any part of
the building is without defect. Conformity to the regulations is the responsibility of the owner.
Owners are reminded that a new OCCUPANCY PERMIT is required prior to change in CLASS
OF OCCUPANCY.

This CERTIFICATE must be affixed to a conspicuous and permanent place in the said building and
shall not be removed.
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IAttachment 7 - GVFD Inspection Report |
GVEFD Fire Inspection Report

Date: 23 March 2020

Business Name:
Address: 1410 Fisher Road

Owner/Manager Present: Ken Cripps, Edith Kraus

Sat |UnSat| N/A Sat N/A

Fire Safety Plan Fire Extinguishers

Exit Doors Self-Extinguishing Systems

Egress Routes Electrical Room

Stairwells Fire Department Connection
Exit Signage Fire Department Access
Emergency Lighting Street Address

Fire Alarm System Storage

Sprinkler System Housekeeping

0)0)0)0,®,0,0/00,
0)0,0/0/0 e e ee
O@®©®©®0000
O@©E@®®O00®O®
000000V
O 0O0LO0®W®O®O

Smoke Alarms Other

Deficiencies listed as unsatisfactory above:

Although not a requirement, emergency lighting could be installed to provide lighting in

case of power outages.

Inspected by: D. Tzotzos Re-Inspection Date (if Required):

=
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|Attachment 8 - Guest Information Sheet|

Ravens Hollow Guest House

1410 Fisher Road
Gabriola Island, BC

Please read the following to make you stay both safe and enjoyable.

Noise bylaw: Please remember you are in a residential area. Gabriola island falls under the regional
district of Nanaimo bylaw No. 1082 to regulate noise which states:

"No person, being the owner, tenant or occupier of real property, shall allow or permit the real property
to be used so that noise which occurs on or is emitted from that real property disturbs or tends to
disturb the quiet, peace, rest, enjoyment, comfort or convenience of any person or persons in the
neighborhood or vicinity.”

This bylaw applies to all persons (owners and renters) and is subject to fines ranging from $100 to
$2,000. The bylaw clarifies that persistent yelling and shouting, and electronic devices that can be heard
beyond the property line are prohibited. Please be respectful of our neighbor’s peace and quiet.

Water: Water is supplied by well on the property. Please be aware that Gabriola is a groundwater
sensitive area and use is a real concern on Gabriola so please practice water conservation such as
avoiding long showers or letting faucets and taps run unnecessarily.

Some Helpful ideas to reduce y our water use:

Do not run hot water in the shower to warm the bathroom. Shut off water while shaving an brushing
teeth. Keep a pitcher of drinking water in the refrigerator instead of running the tap every time to get
cool water. Only use the dishwasher and laundry machine only when you have a full load. Minimize the
pre-rinsing of dishes when filling the dishwasher.

Fire Safety: No open fires are permitted. Dial 911 for fire, police and ambulance service. There
are fire extinguishers under the sink in the kitchen, in the laundry room, in the bathroom closet, and in
each of the. There are two types of smoke detector on each level of the home. Beach fires are not
permitted without permits. No burning of woodstove permitted during the spring and summer months.
Please chick with the Gabriola Fire Department between 9am and noon at 250 247-9677.

Garbage/Recycling: The Garbage bin next to the wood stove is divided into a blue bin or recycling
and a garbage bag or garbage. Once full, there are larger garbage and recycling bins behind the house
under the awning. More garbage bags can be located under the kitchen sink. Please put all compostin
the container under the sink. | composte bin is full there is also a large green compost bin located
under the awning.

32



Sepfic SysTem: As a precaution against blockages and septic system damage, it is important that
only human w2ast e and toilet paper (no non-organic material) is flushed down the toilet. All non-
organic materials can be deposited in the bin provided next to the toilet or use the main garbage. Do
not flush facial tissues, paper towels or personal hygiene products down the toilet. Do not flush
cigarette butts or unwanted prescription or overt the counter medications down the toilet. Do not flush
harsh cleaners as all these items can damage the septic system.

Please also ensure that to grease products from the kitchen or kitchen waste is introduced into the
septic system such as bacon grease. The septic field is located beyond the fence next to the power line.

Control of Pets: We do allow pets on this property. However, Gabriola is within the Regional
District of Nanaimo (RDN) and therefore, regulated by the RDN electoral 15 Animal Control bylaw no.
106.6. According to this bylaw, dogs on Gabriola are not regulated on breed nor do they require a dog
license. With a few exceptions, dogs on Gabriola are generally permitted off leash (including rural roads,
trails, community and regional parks), but they must be "under the immediate charge and control of a
responsible person." The exceptions where dogs must be leashed include: Descanso B ay Regional
Park/Campground, the Elder Cedar Nature Reserve and the three Provincial Parks (Gabriola Sands
Provincial Park, Sandwell Provincial Park, and Drumbeg Provincial Park).

Gabriola's Heritage and Archaeological Resources: Coast Salish First Nations people
lived on Gabriola prior to European settlement. Sites of First Nations' cultural activity have been
documented by the BC Archaeology Branch and include shell middens, burial caves, petroglyphs, and
other site types. Areas where archaeologic al features have been found include the north end of
Gabriola, the Southwest area of the Island (across the channel from Mudge Island) and at the south end
of the Island. “The government to government relationship between the Snuneymuxw First Nation and
the Islands Trust provides guidance for the establishment of specific measures for protecting
Snuneymuxw First Nation heritage sites."

Please be aware and sensitive to the fact there are first Nations artifacts on this island.

"European settlement of Gabriola occurred in the mid - 1800s. Some remaining heritage features from
earlier times include houses, churches, schools, millstone and brick factory sites, and teh Pioner
cemetery. The province protec ts archaeological sites, whether known or unrecorded, through the
Heritage Conservation Act. This protection applies to both private and Crown land and means that
landowners must have a provincial heritage permit to alter or develop within an archaeological site."
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Some important phone numbers include:

In Case of Emergency 911

Police (non-emergency) 250-247-8355
Medical Clinic 250-247-9922
Island Taxi 250-247-0049
Gabriola Fire Dept. 250-247-9677

You are at 1410 Fisher Rd.
Rachael

I can be reached at (250) 247-9302
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M NOTICE
&. GABRIOLA ISLAND LOCAL TRUST COMMITTEE

TEMPORARY USE PERMIT
,S,a nds TrMSt GB-TUP-2019.2 (Kraus & Cripps)

NOTICE is hereby given that the Gabriola Island Local Trust Committee will be considering a resolution to issue a Temporary Use
Permit, pursuant to Section 493 of the Local Government Act.

The purpose of this Permit is to allow the operation of a commercial vacation rental on the property legally described as: Lot
12, Section 9, Gabriola Island, Nanaimo District, Plan 30347 (PID: 001-272-055, 1410 Fisher Road, Gabriola)

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

SUBJEC'I" PROPERTYI

A copy of the Permit may be inspected at the Islands Trust Northern Office Bulletin Board, 700 North Road, Gabriola Island, BC,
May 1, 2020 and continuing up to and including May 13, 2020. Also, attached for your convenience, is a copy of the Permit.

Enquiries or comments should be directed to lan Cox, Planner 1 at (250) 247-2204, for Toll Free Access, request a transfer via
Enquiry BC: In Vancouver 604-660-2421 and elsewhere in BC 1-800-663-7867, before 4:00 p.m., May 13, 2020.

Weritten submissions should be sent to:

Mail: Islands Trust, 700 North Road
Gabriola, BC VOR 1X3

Fax: 250-247-7514

Email: icox@islandstrust.bc.ca

Following the end of the notice period, the Gabriola Island Local Trust Committee may consider issuance of the proposed Permit
at its Electronic Business Meeting to be held at 10:30 am, Thursday, May 14, 2020.

To listen or listen and view the Gabriola Island Trust Committee meeting, on May 14, 2020 starting at 10:30 a.m., the public
may join the meeting by:

e (Calling: 855.703.8985 (Toll Free)
e Logginginto: https://islandstrust.zoom.us/s/62278378779

The Webinar ID number is: 622 7837 8779

Please refer to the posted agenda on the Islands Trust website (www.islandstrust.bc.ca) at the beginning of that week for an
indication of where this application is placed on the agenda.

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

for public review.
Becky McErlean

Deputy Secretary
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IslandsTrust STAFF REPORT

File No.: 6500-20
(GB Cannabis Regulations)

DATE OF MEETING:  April 7, 2020
TO: Gabriola Island Local Trust Committee

FROM: Heather Kauer, Regional Planning Manager
Local Planning Services

SUBJECT: Cannabis Regulations Project — Proposed Bylaw No. 303

RECOMMENDATION
1. That 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:

7. 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:

. the minimum setback for buildings, structures and fencing used for cannabis
production is 60 metres (197 feet) from any lot line and 150 metres (492.13
feet) from any school property line, park zone, or institutional zone.”

b. Item 8. Is deleted in its entirety.

REPORT SUMMARY

The purpose of this report is to provide information on the Ministry of Agriculture review of the Salt Spring draft
cannabis production bylaw and recommend minor amendments to the Gabriola Island Proposed Bylaw No. 303.

BACKGROUND

The LTC gave first reading to Bylaw No. 303 on July 11, 2019 to amend the Gabriola Island Land Use Bylaw, 1999
(LUB), by adding definitions and regulations related to cannabis and cannabis production. At the LTCs January 23,
2020 meeting, staff indicated that the Ministry of Agriculture was reviewing the Salt Spring Island proposed
cannabis production bylaw to determine if the draft regulations effectively prohibited cannabis production within
the Agricultural Land Reserve (ALR). Staff would come back to the LTC to inform them of the Ministry’s response
to the Salt Spring Island draft bylaw.

ANALYSIS

Setbacks and Buffers

\\islandstrust.local\DFSMain\EDM\12 Long Range Planning\03 GB\6500 LTC Work Program\20 Projects (P)\2019 - Cannabis
Regulations\Staff Reports\2020-04-14\GB-LTC_2020-04-02_Cannabis_RPT.docx
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In response to a referral of the Salt Spring Island cannabis production bylaw, the Ministry of Agriculture performed
a GIS analysis of the proposed setbacks and buffers. In order to perform their analysis, the Ministry mapped the
proposed 60 m setbacks and 1,000 m buffers over a base map of ALR on Salt Spring Island. In a letter to the Salt
Spring Island Planner (Attachment 3), the Ministry sums up their analysis this way:

“...the Ministry’s GIS analysis of the Bylaw revealed that the 60m lot line setback combined with the
1,000m setback from any school, park, public institution or community facility zone results in cannabis
production within a building, structure or greenhouse not being allowed on 94.8% of the ALR land base
on Salt Spring Island. Ministry staff consider this to be excessively restrictive. The proposed 1,000 m
setback from any school or park is approximately 6.5 times the amount recommended in the Minister’s
Bylaw Standard (150m).Y”

The Ministry went on to recommend that the buffer be reduced to 150 m but did not make a recommendation to
reduce the 60 m setback to 30 m, which is the listed maximum in the Ministry of Agriculture’s Guide for Bylaw
Development in Farming Areas.

In order to determine the impact of Gabriola’s draft cannabis production bylaw, staff conducted a map analysis
for Gabriola Island like that conducted by the Ministry for Salt Spring Island. That map is Attachment 4 of this
report. As staff began to conduct that analysis, they realized that the current language in the draft bylaw regarding
buffers is ambiguous. The language currently proposed is:

“the minimum setback for buildings, structures and fencing 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.”

In order to measure a buffer, staff needed to determine if the buffer should be from a school building or the lot
lines of the school property. A similar question arose around the use of the term “park.” If this ambiguity made it
difficult to map setbacks and buffers, it might also be difficult for staff in the future to interpret an adopted bylaw.
It was this ambiguity that led to the recommendation in this staff report that the language in this clause specify
school “property line” and park “zone” to distinguish from buildings or built infrastructure.

The primary question staff was trying to answer with the development of the Gabriola Island cannabis production
map was whether the currently proposed setbacks and / or buffers effectively prohibited cannabis production on
any Gabriola Island properties. The analysis shows that under the current draft bylaw language, approximately
37% of properties within the ALR and AG zones on Gabriola Island would be limited in one way or another by the
proposed 60 m setback and 150 m buffer. These setbacks and buffers would effectively prohibit cannabis
production within buildings entirely on approximately 3 of those properties, however, most of the properties
would be left with some portion of land that would allow for cannabis production within a building. All properties
within the ALR will continue to be able to grow plants outdoors.

The primary difference between the draft Salt Spring Island cannabis production bylaw and the one being
considered by the Gabriola Island LTC is the buffers. Salt Spring Island was proposing 1,000 m buffers where the
Gabriola Island bylaw is in line with the Minister’s recommendation of 150 m. Based on the Ministry’s letter to Salt
Spring Island, staff believes that a bylaw that allows for most properties in the ALR to conduct cannabis production
is one that they could support. It appears that they would allow for a circumstance in which adopted setbacks or
buffers are effectively prohibitive for a small portion of properties in the ALR. It is for these reasons that staff are
not recommending any changes to the numbers related to the buffers or setbacks.

1 https://www?2.gov.bc.ca/assets/gov/farming-natural-resources-and-industry/agriculture-and-seafood/agricultural-land-and-
environment/strengthening-farming/local-government-bylaw-standards/840000-
1 guide for bylaw development in farming areas.pdf
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Having looked at the map, however, the LTC may wish to consider some options regarding the uses being buffered.
As the bylaw is currently drafted, buffers would be required for any property with P1, P2, or P3 zoning. That
includes all active and passive parks and some trails. If the purpose of the buffer is primarily to protect parks with
playgrounds, then the buffers could be limited to P3 zones. Some of the options the LTC may want to consider are
included in the following table:

Current Draft bylaw language

Optional Language

Comment

the minimum setback for
buildings, structures and fencing
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.

the minimum setback for
buildings, structures and fencing
used for cannabis production is 60
metres (197 feet) from any lot line
and 150 metres (492.13 feet) from

any school property line, park
zone, or institutional zone.

- clarifies that the buffer is from
the school property lines and not
just the building itself;

- ensures there is a buffer from
school property regardless of how
it is zoned;

- clarifies that the buffer is from
the boundaries of any park zone
(P1, P2, or P3), not any undefined
“park.”

the minimum setback for
buildings, structures and fencing
used for cannabis production is 60
metres (197 feet) from any lot line
and 150 metres (492.13 feet) from

any school property line; park P3
zone, or institutional zone.

- clarifies that the buffer is from
the school property lines and not
the building itself;

- ensures that there is a buffer
from developed, active parks with
infrastructure (Huxley, Rollo) but
does not require a buffer from
provincial or regional “passive”
parks or trails.

the minimum setback for
buildings, structures and fencing
used for cannabis production is 60
metres (197 feet) from any lot line
and 150 metres (492.13 feet) from

any school property line or park P3
zone. erinstitutional zone:

- clarifies that the buffer is from
the school property lines and not
the building itself;

- ensures that there is a buffer
from developed, active parks with
infrastructure (Huxley, Rollo) but
does not require a buffer from
provincial or regional “passive”
parks or trails.

- prioritizes buffers from schools
and active parks
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Licencing considerations

In addition to the map analysis, staff also conducted research on the latest federal licencing requirements which
have been adopted since the initial drafting of the Gabriola Island proposed bylaw to ensure that it is consistent
with these regulations.

Staff found that there are six sub-classes of cannabis licence that can be issued at the Federal level. All these types
of licences could be accommodated by the Gabriola Island cannabis production bylaw as drafted if we consider
the fact that the bylaw would allow for both the indoor and outdoor growing of plants. The 200 m2 maximum for
buildings used for cannabis production currently contemplated by the Gabriola Island bylaw is more consistent
with the licence sub-category of “micro-cultivation” as this is the maximum plant surface area for a micro-
cultivation operation. A “standard cultivation” licence would allow for a building that is larger than 200 m2. 2

The 200 m maximum also appears to be more restrictive than the Ministry of Agriculture’s Guide for Bylaw
Development would allow. The existing language in the Gabriola Island Land Use Bylaw regarding lot coverage in
Agricultural zones meets the Ministry’s recommendations for lot coverage. This language is as follows:

b. Lot Coverage Limitations
i On land outside the Agricultural Land Reserve:

e the maximum combined lot coverage of buildings and structures, is 35 percent of the lot
area

ii On land in the Agricultural Land Reserve:

e the maximum combined lot coverage of buildings and structures, excluding
greenhouses, is 35 percent of the lot area in the Agricultural Land Reserve; and

e the maximum combined lot coverage of buildings and structures, including
greenhouses, is 75 percent of the lot area

Buildings used for cannabis production would be subject to these provisions without any further limitation. Staff
are recommending eliminating the 200 m2? maximum for cannabis production buildings as this would make the
bylaw more consistent with the Ministry of Agriculture’s Guide for Bylaw Development in Farming Areas and
allow for standard cultivation operations anticipated by Health Canada.

Rationale for Recommendation

The setbacks and buffers contemplated by the subject bylaw appear to be satisfactory to the Ministry of
Agriculture. The 200 m? maximum building size is problematic as it limits standard cultivation operations and
does not meet the Ministry of Agriculture’s recommendations regarding lot coverage. Staff recommend minor
amendments to the bylaw in order to clarify ambiguous language and eliminate the 200 m? maximum. The staff
recommendation is included on Page 1 of the report.

2 https://www.canada.ca/content/dam/hc-sc/documents/services/drugs-medication/cannabis/industry-
licensees-applicants/licensing-summary/guide/clag-eng.pdf
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ALTERNATIVES

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

1. Retain the 200 m? maximum for cannabis production buildings (see Attachment 5 for resolution)
2. Amend the bylaw to change the uses or zones being buffered (see Attachment 5 for resolution)

3.

Receive for information.

NEXT STEPS

Subject to concurrence with the staff recommendations, the bylaw will be amended and the Gabriola Island LTC
website will be updated accordingly. The new draft would be included in the referral package to the Advisory
Planning Commission. After the APC referral, 2"* Reading would come before the LTC for consideration. A CIM and
public hearing will then be advertised and scheduled during a regularly scheduled LTC meeting.

Submitted By:

Heather Kauer, RPP, MCIP, AICP
Regional Planning Manager

April 7, 2020

ATTACHMENTS

1.

ik wnN

Proposed Bylaw No. 303

Track Changes version of proposed LUB amendments
Ministry of Agriculture letter dated January 30, 2020
Gabriola Cannabis production analysis map

List of optional resolutions
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Proposed: Amendments

GABRIOLA ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 303

A BYLAW TO AMEND GABRIOLA ISLAND LAND USE BYLAW, 1999
The Gabriola Island Local Trust Committee, being the Trust Committee having jurisdiction in
respect of the Gabriola Island Local Trust Area under the Islands Trust Act, enacts as follows:

1. Citation:

This bylaw may be cited for all purposes as “Gabriola Island Land Use Bylaw No. 177, 1999,
Amendment No. 1, 2019”.

2. Gabriola Island Local Trust Committee Bylaw No. 177, cited as “Gabriola Island Land Use Bylaw,
1999, ” is amended as shown on Schedule 1, attached to and forming part of this bylaw:

READ A FIRST TIME THIS 11th DAY OF July ,2019
PUBLIC HEARING HELD THIS _ DAY OF _ , 20XX
READ A SECOND TIME THIS _ DAY OF _ , 20XX
READ A THIRD TIME THIS _ DAY OF _ , 20XX

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS

DAY OF , 20XX

ADOPTED THIS DAY OF , 20XX

Chair Secretary

April 14, 2020 Staff recommended amendments



GB-BL-303

Gabriola Island Local Trust Committee
Bylaw No. 303
Schedule 1

Schedule “A” of Gabriola Island Land Use Bylaw No. 177 cited as “Gabriola Island Land Use Bylaw,
1999 is amended as follows:

1. Part G — DEFINITIONS, G.1 Definitions is amended by adding the following text to the definition
of “agriculture” after the word “farm”:

“, but excludes cannabis production;”

2. Part G— DEFINITIONS, G.1 DEFINITIONS is amended by deleting the definition of “horticulture”
in its entirety and adding the following definition:

“horticulture the cultivation of fruits, vegetables, or ornamental plants for
economic gain, but exclude cannabis production;”

3. Part G — DEFINITIONS, G.1 Definitions is amended by adding the following definitions:

“cannabis” any plant of the genus Cannabis;

“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, or

c. altering its chemical or physical properties by any means;

d. growing it or any living thing from which it may be extracted or

otherwise obtained

“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;

4. Part B — GENERAL REGULATIONS, Section B.1 USES, BUILDINGS AND STRUCTURES, Subsection
B.1.2 Prohibited Uses and Buildings, Article B.1.2.1 Prohibited Uses is amended by adding:

j.  cannabis production except as permitted on land within the Agricultural Land Reserve.

20f3
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GB-BL-303
Part B — GENERAL REGULATIONS, Section B.1 USES, BUILDINGS AND STRUCTURES, Subsection
B.2.3 Height, Article B.2.3.2, Clause e. is deleted in its entirety and replaced with:

e. 15.0 metres (49 feet) for buildings used exclusively for cannabis production.

Part D - ZONES, Section D.2 RESOURCE ZONES, Subsection D.2.1 Agriculture (AG), Article
D.2.1.1 Permitted Uses, Clause a. Permitted Principal Uses, Item v is deleted and replaced with:

«“,

v Cannabis production;”

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:

“«

° the minimum setback for buildings, structures and fencing used for cannabis
production is 60 metres (98.4 feet) from any lot line and 150 metres (492.13 feet)
from any school property line, park zone or institutional zone.”

30of3
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Track Changes Bylaw 303

Recommended 2"Y Reading Changes

Part G Definitions:
agriculture

growing, rearing producing or harvesting agricultural crops, livestock and other animals for economic
gain and includes the processing on a lot of primary agricultural products harvested, reared or produced
on that lot, plus the storage of machinery, implements and agricultural supplies for the farm, but
excludes cannabis production;

cannabis production

means to develop a cannabis product by any method or process, including by

a. manufacturing it,

b. synthesizing it, or

c. altering its chemical or physical properties by any means.

d. growing it or any living thing from which it may be extracted or otherwise obtained

cannabis product

any article or substance that is manufactured or refined that includes cannabis or cannabis derivatives
intended for personal use;

Part B General Regulations

B.1.2 Prohibited Uses and Buildings

B.1.2.1 Prohibited Uses

The following uses are prohibited in any zone in Part D of this Bylaw:

a. use of a secondary building or structure, other than an secondary suite or accessory single
family dwelling, for human habitation, including cooking and/or overnight accommodation,
except as permitted in Article B.6.4.1;

b. rental of personal water craft;
c. disposal of sewage and waste originating outside of the area of application for this Bylaw;

d. use of a building or structure sited within a water area or a vessel anchored, moored, or
docked within a water area as a residence, except as permitted in the Water Commercial 1
(WC1) Zone;
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e. use of land, buildings and structures for casinos, off-track betting or other gaming activities
except for social occasion casinos or free-standing bingos as permitted in the relevant zone;

f. use of land for the wrecking or storage of derelict vehicles or the operation of a junkyard or
garbage dump;

g. use of land, buildings or structures for the purpose of providing direct service to customers in
their vehicles in a drive-through arrangement; and

h. use of land, buildings or structures for game farming where animals are hunted in confined
areas for sport.

i use of land, buildings or structures to manufacture or research genetically engineered seeds,
plants or animals.

j. cannabis production except as permitted on land within the Agricultural Land Reserve.

B.2.3 Height
B.2.3.2 Unless specified in this Bylaw elsewhere, the maximum height of buildings and structures are:
a. 9.0 metres (29.5 feet) for dwellings;

b. 7.0 metres (23.0 feet) on lots 0.4 hectares (1 acre) or less for buildings and structures
accessory to dwelling units;

c. 9.0 metres (29.5 feet) on lots greater than 0.4 hectares (1 acre) for buildings and structures
accessory to dwelling units; and,

d. 12.0 metres (39.4 feet) for buildings used exclusively for forestry and agriculture.

e. 15.0 metres (49 feet) for buildings used exclusively for cannabis production.

D.2.1 Agriculture (AG)
D.2.1.1 Permitted Uses

The uses permitted in Article B.1.1.1, plus the following uses and no others are permitted in the
Agriculture (AG) zone:

a. Permitted Principal Uses
i agriculture, including the sale of agricultural products grown or raised on the lot
ii single family residential
iii golf course, on lands as shown on Schedule C, Map 3
iv intensive agriculture

v Cannabis production.
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D.2.1.3 Regulations

a. Buildings and Structures Siting Requirements

...iii Despite

items D.2.1.3a.i and D.2.1.3a.ii:

the minimum setback of boarding and breeding kennels is 30.0 metres (98.0 feet)
from any lot line or well head;

the minimum setback for greenhouses on land in the AG zone is 7.5 metres from
any lot line;

the minimum setback for intensive agriculture is 30.0 metres (98.4 feet) from any
lot line; and

the minimum setback for agricultural waste storage is 30.0 metres (98.4 feet) from
any lot line or well head; and

the minimum setback for an agricultural produce stand in the Agriculture (AG) zone
is 4.5 metres (14.7 feet) from the front lot line.

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
property line, park zone or institutional zone.”

b. Lot Coverage Limitations

..ii On land in the Agricultural Land Reserve:

e the maximum combined lot coverage of buildings and structures, excluding
greenhouses, is 35 percent of the lot area in the Agricultural Land Reserve; and

e the maximum combined lot coverage of buildings and structures, including
greenhouses, is 75 percent of the lot area.

e the maximum combined lot coverage of agri-tourism and/or agri-tourism
accommodation including buildings, access and parking is one (1) percent of the lot
area; and
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BRITISH
COLUMBIA

January 30, 2020

Claire Negrin
Island Planner — Islands Trust

Sent by email
Dear Claire Negrin:
Re: Salt Spring Island Local Trust Committee Bylaw No. 518

Thank you for the opportunity to review Salt Spring Island’s proposed bylaw for regulating cannabis production (the
‘Bylaw’). Ministry of Agriculture staff have reviewed the proposed setbacks and conducted a GIS analysis of the level of
restriction over properties in the Agricultural Land Reserve (ALR) on Salt Spring Island that this would enact if developed
into a bylaw.

As you know, in 2015 the Ministry published the ‘Regulating Medical Marijuana Production Facilities (MMPFs) in the
ALR’ Discussion Paper and associated Minister’s Bylaw Standards (MBS), which provided recommended bylaw criteria
for local governments to adopt when developing their bylaws regarding medical cannabis production. Although the
legal, recreational cannabis industry is quite new, and the Minister’s Bylaw Standards do not fully capture all the
nuisance concerns and potential of cannabis production in the ALR, we believe that there is still significant value to refer
to the Discussion Paper for guidance on regulating cannabis production facilities within your jurisdiction. The existing
standards, and any future standards that the Ministry may develop, seek to balance opportunities for industry while
limiting and mitigating the potential for nuisances associated with cannabis production.

As per Section 8 of the ALR Use Regulation, local governments cannot prohibit cannabis production in the ALR if grown
lawfully:
e Qutdoors in a field;
e In astructure that has a base consisting entirely of soil;
e In a structure that was either fully constructed or under construction, with required permits in place, prior to
July 13, 2018; or
e In a structure existing as of July 13, 2018, that was constructed for the purpose of growing crops inside it.

While the Bylaw does not impact growing cannabis outdoors in a field, the Ministry’s GIS analysis of the Bylaw revealed
that the 60m lot line setback combined with the 1,000m setback from any school, park, public institution or community
facility zone results in cannabis production within a building, structure or greenhouse not being allowed on 94.8% of the
ALR land base on Salt Spring Island. Ministry staff consider this to be excessively restrictive. The proposed 1,000m
setback from any school or park is approximately 6.5 times the amount recommended in the Minister’s Bylaw Standard
(150m).

The Ministry encourages Islands Trust to significantly reduce the 1,000m setback from any school, park, public
institution or community facility zone. As per the Minister’s Bylaw Standard, the Ministry recommends a 150m setback
from schools and parks but also notes that several other local governments in BC have adopted a slightly larger 200m
setback from schools and parks. Generally, Ministry staff do not believe that the extra 50m will have much of an impact
in further mitigating nuisances from cannabis production facilities in the absence of other mitigating measures, but the
impact to the ALR on Salt Spring Island will mostly likely be minimal.
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With respect to lot coverage, the Bylaw proposes a 200m maximum combined lot coverage of all buildings and
structures used for the purpose of cannabis production while the Minister’s Bylaw Standard recommends a 35% lot
coverage maximum for MMPFs. Rather than a ‘one size fits all’ approach to regulating cannabis production in buildings
and structures, the Ministry encourages Islands Trust to adopt a percentage of lot coverage that takes lot size into
account.

It should be kept in mind that the cannabis industry has the potential to be more litigious than other agricultural
industries and | therefore encourage Islands Trust to consult legal counsel on whether or not any proposed bylaw going
forward is consistent with the Agricultural Land Commission Act (ALCA) and Regulations and that the bylaw would not
be considered to prohibit cannabis in the ALR in order to avoid potential future litigation by industry.

Please contact me if you have any questions regarding the above comments.
Thank you for the opportunity to provide comments from an agricultural perspective with respect to this bylaw.

Sincerely,

Lol Baud

Reed Bailey, Land Use Planner
B.C. Ministry of Agriculture
Phone: (778) 698-3455

Email: reed.bailey@gov.bc.ca

Cc: Doug Pepper, Regional Agrologist, Ministry of Agriculture
Gord Bednard, Regional Planner, Agricultural Land Commission


mailto:reed.bailey@gov.bc.ca
mailto:reed.bailey@gov.bc.ca

Map 1: ALR and AG zones that would be limited in
growing and producing cannabis products in
structures due to 60 m setbacks and 150 m buffer
from properties zoned IN1, IN2, IN3, P1, P2, and P3.

56 Properties out of 152 (37%)

E 150m Buffer around Zoning
[ ] Properties Zoned IN1, IN2, IN3, P1, P2, and P3
60m Setback Properties
Properties that intersect the 150m buffer (56 Properties)

ALR and AG zones (152 Properties) 49




Attachment 5

List of Optional Resolutions

Option Motion

Option 1: Retain the 200 m? maximum for - No motion on item b. of staff recommendation
cannabis production buildings

Option 2: Amend the bylaw to change the uses or zones being buffered

2a. That Gabriola Island Local Trust Committee Bylaw No. 303, cited as "Gabriola Island
Land Use Bylaw, 1999, Amendment No. 1, 2019", be amended as follows:

- Buffer from school property lines
a. Item 7. is deleted in its entirety and replaced with:

- Establishes a buffer from developed, active

parks with infrastructure (Huxley, Rollo) but does 7. Part D - ZONES, Section D.2 RESOURCE ZONES, Subsection D.2.1
not require a buffer from provincial or regional Agriculture (AG), Article D.2.1.3 Regulations, Clause a. Buildings and
“passive” parks or trails. Structures Siting Requirements, Itemiiii last bullet is deleted in its entirety

and replaced with:

- retains buffer from institutional zones
“

° the minimum setback for buildings, structures and fencing used for
cannabis production is 60 metres (197 feet) from any lot line and 150
metres (492.13 feet) from any school property line; P3 zone, or
institutional zone.”

That Gabriola Island Local Trust Committee Bylaw No. 303, cited as "Gabriola Island
2b. Land Use Bylaw, 1999, Amendment No. 1, 2019", be amended as follows:

- prioritizes buffers from schools and parks
P P a. Item 7. is deleted in its entirety and replaced with:

- eliminates buffers from institutional zones 7. 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, Itemiiii last bullet is deleted in its entirety
and replaced with:




"

. the minimum setback for buildings, structures and fencing used for
cannabis production is 60 metres (197 feet) from any lot line and 150
metres (492.13 feet) from any school property line or park zone.

2c.

- ensures that there is a buffer from developed,
active parks with infrastructure (Huxley, Rollo)
but does not require a buffer from provincial or
regional “passive” parks or trails.

- eliminates buffers from institutional zones

That 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:

7. 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:

“ . the minimum setback for buildings, structures and fencing used for

cannabis production is 60 metres (197 feet) from any lot line and 150

metres (492.13 feet) from any school property line or P3 zone.
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Islands Trust STAFF REPORT

File No.: 6500-20
Housing Options Impacts

Review
DATE OF MEETING: May 14, 2020
TO: Gabriola Island Local Trust Committee
FROM: Heather Kauer, Regional Planning Manager
Northern Team
SUBJECT: Report subject: Housing Options and Impacts Review Project Budget and Scope

RECOMMENDATION

1. That the Gabriola Island Local Trust Committee remove items related to the study of groundwater from
the “in-scope” section of the Housing Options and Impacts Review project charter;

2. That the Gabriola Island Local Trust Committee remove items related to multi-family, affordable and
social needs housing from the “in-scope” section of the Housing Options Impacts Review project charter
and add them as distinct, individual projects to the project list; and

3. That the Gabriola Island Local Trust Committee request staff provide a discussion paper on options for
narrowing the scope of the Gabriola Housing Options and Impacts Review Project that focuses on the
density bank and secondary suites on lots under 2 hectares in size.

REPORT SUMMARY

The purpose of this report is to provide an analysis of the scope of the Gabriola Housing Options and Impacts
Review Project and make recommendations on narrowing the scope.

REVIEW OF CURRENT SCOPE OF WORK

At their February 27, 2020 regular meeting, the Gabriola LTC endorsed the most current version of the Project
Charter for the Housing Options and Impacts Review Project (HOIRP) and the Gabriola Housing Advisory
Planning Commission’s draft Engagement Strategy related to the project. The budget anticipated by the
endorsed Project Charter included a budget of $24,000 for fiscal year 2020/21.

On April 15, 2020, staff presented a report to the Trust Council Executive Committee consistent with Trust
Council policy 6.5.2 Budget Control and Adjustment Authority which states:

When an actual or anticipated over-expenditure...exceeds $20,000 for a project or general ledger
budget line within an Operational Unit, management must inform the Executive Committee....Upon
being informed of over-expenditure, the Executive Committee will decide what initial corrective action
will be taken, if any.

C:\Program Files\eSCRIBE\TEMP\1120295505\1120295505,,,GB_LTC_2020-05-14_HOIRP_RPT.docx
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The report that was presented to the EC is attachment 1 of this report. As the LTC will note, staff recommended
a smaller budget be approved for the project for the following reasons:

1. Asthe following table from Trust Council’s Draft Budget documents shows, the overall LTC project
budget approved by the Trust Council in March for the entire Islands Trust area for fiscal year 2020-2021
is $71,500. $15,500 of that overall budget is allocated to projects that are on-going from last year, which
leaves $48,000 to be spread three ways between the three Islands Trust regions. This means that the
LTC project budget allocated to the northern region is approximately $16,000, to be shared by the
Denman, Hornby, Lasqueti, Gabriola, Gambier, and Thetis Local Trust Areas.

The $24,000 requested by the Gabriola Island LTC would be 150% of the entire budget assumed for the
northern region of Islands Trust, and if approved, would put the availability of other LTC project funds
into question.

ISLANDS TRUST
2020/21 Budget Draft 2, Version 2
Appendix B: List of LTC Projects Funded by the LTC-Project Specific Reserve Fund

Project carry overs currently anticipated: Amount
Galiano - STVR Review continued S 5,000
Mayne Housing Project continued S 2,000
Salt Spring Affordable Housing continued S 500
Lasqueti OCP/LUB Review continued S 3,000
Hornby OCP/LUB Review continued S 5,000

Total ongoing projects S 15,500

Allowance for upcoming LTC projects S 48,000
(based on 54,000 per LTC excluding BW)

First Nations Capacity Funding allowance S 8,000

Total LTC Project Budget for FY2020/21 S 71,500

2. At their March, 2020 quarterly meeting, Trust Council approved $50,000 in the Islands Trust budget for a
northern region groundwater mapping project to be reviewed by the Trust Council Local Planning
Committee (LPC) and agreed to fund a full time freshwater specialist. The freshwater work that has been
included in the HOIRP is part of the scope of the northern groundwater project. In order to more closely
align the budget of the HOIRP project with budget allocations for Islands Trust projects, staff
recommends that the freshwater work be removed from the HOIRP project scope.

3. The budget recommended by the Gabriola Housing APC for fiscal year 2020-2021 for public engagement
activities is $9,500. While this amount of project dollars might be accommodated by Islands Trust
project or surplus funds, the amount of work involved in staffing all of the proposed public engagement
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activities at HAPC recommended levels is not feasible given current and planned staffing levels and work
load.

Staff recommended to the LTC that a budget of $4,000 for the project for fiscal year 2020-2021 was more in line
with the overall Islands Trust project budget, per LTC allocation assumptions, and staffing resources. The
Executive Committee recommended that staff return to the LTC to discuss this new recommendation.

The $4,000 recommendation to the Executive Committee was based primarily on an estimate of how many
Planner hours could support the various public engagement activities proposed by the HAPC. After hearing from
the Executive Committee, staff looked at the scope of the HOIRP project and the assumed deliverables of the
HAPC to determine if these assumptions might also be brought more in alignment with budget allocations.

Scope of the HOIR Project

The scope of the HOIRP project charter endorsed by the LTC includes 18 different topic areas:

Topic Area
1 Review definitions of “affordable” and “attainable” housing.
2 Review OCP policies respecting affordable housing
3 Review OCP policies respecting rental housing
4 Review OCP policies respecting seniors housing
5 Review OCP policies respecting special needs housing
6 Review OCP policies respecting social needs
7 Review OCP policies respecting social well-being
8 Review OCP policies respecting social development
9 Develop a “housing first” policy
10 Review amenity zoning
11 Review housing agreements
12 Review density bank policies
13 Explore opportunities for rental zoning
14 Consider secondary suites on lots smaller than 2 hectares
15 Consider OCP designations for multi-dwelling housing and mixed use housing
16 Consider density provisions for multi-dwelling and mixed-use housing
17 Consider Development permit guidelines for multi-dwelling and mixed-use housing
18 Review and update the Gabriola Island Build-Out Map

The staff work load associated with each of these topic areas could vary. “Review OCP Policies regarding
affordable housing” for instance, could just be a report to the LTC on policies that currently exist in the Gabriola
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OCP, which would be the least time consuming of work load options associated with this line item. However, if
the LTC finds that existing policies are inadequate, developing new policies for affordable housing could be a
large-scale, months or years long project all by itself. This is true of most of the topic areas listed in the project
charter considered to be “In-Scope.” Even if staff do a minimal amount of research and work on each topic area
in the project scope, the project is quite large in scale in terms of workload.

As the LTC is aware, in the near future the Local Planning Services division of Islands Trust will be reorganizing to
include a Policy Planning team. This Policy Planning Team will shift the duties of one Island Planner from each
region to work exclusively on large scale OCP and LUB projects across Islands Trust. If the Gabriola LTC decided
to keep the scope of the HOIRP at its current levels, staff would assume that the project would be assigned to
this group as northern region staffing resources would not be adequate to staff it. Staff estimates that this could
delay the project indefinitely as the initial mandate of the Policy Planning team would be to prioritize and
choose the sequence of working on large scale OCP projects that have been pending with other LTCs.

However, northern region staff resources could be allocated to the project and work could continue in the short
term if the scale and scope were more narrowly focused. Staff’s recommendation reflects a scaled-down
project.

From the topic areas listed in the scope of the project, assuming the freshwater work is shifted to a separate LPC
project, staff have identified four different topic categories that could be broken down into manageable phases
of the overall project or be separated out as individual projects:

Review / Consideration of the Gabriola Density Bank

Review / Consideration of Secondary Suites on lots smaller than 2 ha in size
Review / Consideration of land use designations and DPAs for multi-family housing
Review / Consideration of affordable housing and social needs OCP policies

el

If the LTC wishes to have the most impact in the near term on affordable housing on Gabriola, staff recommend
that the LTC consider prioritizing a review of the Gabriola density bank or secondary dwellings on lots smaller
than 2 hectares. Staff further recommends that multi-family housing, affordable and social needs housing be
added as distinct projects to the projects list. This option is reflected in the recommendation on page one of this
report.

However the LTC wishes to proceed, staff recommend that a housing topic area be prioritized and scope of the
newly defined priority project be identified before any public engagement activities occur.

At their February 20, 2020 regular meeting, the LTC endorsed the HAPC draft engagement strategy which is
included in attachment 1. The deliverables identified by that engagement strategy reflect an assumption that
the HOIRP will be a large-scale project addressing multiple aspects of housing on Gabriola as the project scope
has reflected to this point. The engagement strategy also proposes the use of multiple engagement
methodologies with varying costs. If the LTC narrows the scope of the overall project, the assumed deliverables
of the engagement strategy would need to be amended. The method or methods of public engagement should
also be chosen based on the priority topic to be addressed and associated budget.

Also to consider with public engagement are the current limitations on public gathering. The ability to
implement various types of engagement methodologies in the current fiscal year will be impacted by social
distancing recommendations.
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Rationale for recommendation

A review of budget and staffing constraints as well as the ability of the organization to initiate public
engagement strategies that include public gathering in this fiscal year lead staff to recommend narrowing the
scope of the HOIRP by:

1) removing the groundwater aspects of the HOIRP from the scope of the project as the work and budget
will be covered by the LPC’s Northern Region Groundwater mapping project;

2) prioritizing a review of the Gabriola density bank or secondary suites as an initial housing project; and

3) moving other housing topics currently identified in the scope of the project to the Gabriola LTC projects
list as their own distinct projects.

Once a priority topic area is chosen, staff further recommends that the HAPC engagement strategy be amended
to reflect the more narrow scope of work.

To provide information on which housing topic to prioritize first, staff recommend that we be requested to
provide a discussion paper analyzing the Gabriola density bank and regulations for secondary suites on lots
under 2 hectares.

ALTERNATIVES

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

1. Retain the current scope of work and shift responsibility to the Policy Planning team

The LTC may wish to retain the current scope of the project and forward the Project Charter to the Policy
Planning Team once it is formed. In this case the recommended resolution could be:

That the Gabriola Island Local Trust Committee request staff forward the Housing Options Impacts Review
Project Charter v. 4, dated February 27, 2020, to the Director of Local Planning Services for assignment to
the Policy Planning Team.

2. Choose a priority topic area other than the density bank or secondary suites

The LTC may decide to narrow the scope of the Gabriola Housing Options Impacts Review project by
prioritizing a housing topic area that is not the density bank or secondary suites. The motion for this option
would be:

That the Gabriola Island Local Trust Committee amend the scope of the Housing Impacts Options Review

3. Ask staff for more information

Alternatively the LTC could ask staff to report back with more detailed information on one or more of the
above options prior to finalizing the project scope. The motion would be:

That the Gabriola Island Local Trust Committee ask staff to provide more information about....
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NEXT STEPS

If the LTC accepts the recommendation, staff will remove groundwater review from the project charter, move the
recommended topics from the scope of the project to the projects list, and bring a discussion paper back to the

LTC for analysis of the density bank and secondary suites for prioritization.

Submitted By:

Heather Kauer, RPP, MCIP, AICP
Regional Planning Manager

May 5, 2020

ATTACHMENTS

1. Request for Decision report to the Islands Trust Executive Committee with attachments, dated April 15,

2020.
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Islands Trust REQUEST FOR DECISION

To: Executive Committee For the Meeting of: April 15,2020
From: Heather Kauer, Regional Date Prepared: April 2, 2020
Planning Manager, Northern
Region

SUBJECT: Request for Decision Gabriola Housing Options and Impacts Project Budget

RECOMMENDATION:
THAT the Executive Committee approve allocating up to $4,000 for fiscal year
2020-2021 from the Local trust Committees Project budget for the Gabriola
Housing Options and Impacts Review Project for public consultation and
legislative review to advance bylaws amending the Gabriola Official
Community Plan and Land Use Bylaw related to Housing.

CHIEF ADMINISTRATIVE OFFICER COMMENTS:
This request from the Gabriola Island Local Trust Committee predated Trust Council’s decision to add
$50,000 in funding for the northern groundwater strategy.

1 PURPOSE:
The purpose of this Request for Decision to the Executive Committee is advance a request from
the Gabriola Island local Trust Committee for $24,000 for FY2020/21 for Gabriola Housing Options
and Impacts Review, which include a groundwater mapping component. Given that subsequent to
this request, Trust Council approved funding of $50,000 for the Local Planning Committee to
undertaken groundwater mapping strategy for the northern islands.

The purpose of the project is to increase housing options on Gabriola Island through amendments
to the Official Community Plan (OCP) and Land Use Bylaw (LUB) regulations and to develop a
regional or island-wide water conservation plan with water conservation development permit
areas.

2 BACKGROUND:
In 2018 Trust Council amended the way funds were allocated for local trust committee projects.
Rather than each local trust committee identifying work they would like to undertake in the
following fiscal year, a pool of funds was made available in the budget to support local trust
committee work program items. To control the allocation of funding, for amounts under $20,000
the Director of Local Planning Services signs off the approval based on approved Project Charters
and budget estimates from the local trust committees. For amounts over $20,000 the Executive
Committee is required to approve the funding.

The LTC endorsed Project Charter for this project estimates a budget of $24,000 during fiscal year
2020-2021 and $12,000 for fiscal year 2021-2022. This would be additional funding beyond the
$5,000 already spent on phase two of this project in 2019-2020.

Islands Trust Request For Decision Page 1

33



Approval of the current scope of this project would result in a potential over-expenditure of the
Local Trust Committee projects budget assuming that local trust committees continue to spend
the budget for their planning projects as expected during the budgeting process. More details on
this is provided under Financial Implications Section below.

Local Trust Committee Request:
On February 27, 2020, the following resolutions was passed by the Gabriola local
trust committee endorsing the most current version of the project charter as follows:

that the Gabriola Island Local Trust Committee endorse the amended 'Housing
Options and Impacts Review Project Charter - Version 4' dated February 2020.

About the Project

This project is considered phase two of a two-part project related to housing on Gabriola that
began in 2016. The project charter for phase two of the Gabriola Housing Options and Impacts
Review Project was initially endorsed by the Gabriola Local Trust Committee in July, 2018 and
the most current version was endorsed in a 2-to-1 vote by the LTC in February, 2020 and is
attached to this report as attachment 1.

The scope of the project in 2018 not only anticipated amendments to the Gabriola Official
Community Plan and Land Use Bylaw related to housing but also anticipated work related to
developing a regional water conservation plan and related development permit areas. The
anticipated budget for the project at that time was $12,000 to be spent over four years.

In July, 2019 the LTC added to the scope of the project the following items:

Water Sustainability Strategy:

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

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

Due to the expanded scope of the project, the estimated budget was also increased to an overall
cost of $23,000 to be spent over a three-year period.

The first year (2019) of phase two included the formation of a Housing Advisory Planning
Commission (HAPC) which was tasked with developing a public engagement strategy for the
overall project. A consultant was hired to help the HAPC develop their engagement strategy
which is attached to this report as attachment 2.

The proposed engagement strategy includes public engagement activities that would all occur
prior to the drafting of bylaws. Public engagement is only required by statute and Islands Trust
protocol agreements to occur after bylaws are drafted, so preliminary public engagement and
the resources dedicated to it are discretionary.

The February, 2020 Project Charter for this project was endorsed by the LTC prior to Trust
Council adopting their budget for 2020-2021. In that budget, Trust Council approved funding for
a permanent Freshwater Specialist position, $4,000 for a Regional Freshwater Strategy, and
$50,000 to map and develop a water budget. Staff believes that the water conservation work
and budget anticipated by the Gabriola Housing Options project could be absorbed by these
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new budget line items.

Project Budget

As anticipated by the Gabriola HAPC in their draft engagement strategy, full implementation of
the proposed engagement strategy would cost approximately $9,500 for fiscal year 2020-2021.
After development of the proposed engagement strategy, the project charter and budget
associated with the project were revised again in February, 2020. The budget endorsed by the
Gabriola LTC at their February 27, 2020 meeting is as follows:

Fiscal Item Cost Breakdown of
Cost

2019- | Engagement Strategy development; HAPC $5,000 HAPC / Consultant

2020  facilitation/engagement activity (COMPLETED)  pevelopment of
Proposed Engagement
Strategy

2020- | Topic Consultation/Professional Facilitation/Legal | $24,000 (pending [Engagement: $9,500

2021 | Review of draft; groundwater sustainability plan budget approval) Legal Review: $2,000

phases 1-3 GW Plan: $12,500
2021- | Legislative Process (community information $12,000 (pending |Legislative: $3,000

2022 | meetings; public hearing; advertising); final phase | Pudgeet approval) GW Plan: $9,000
of groundwater plan

Total $41,000

The overall anticipated budget for all LTC projects within Islands Trust for fiscal year 2020-2021
is $71,500 as depicted in attachment 3. This is a document that was included in a staff report to
Trust Council for their March 10, 2020 meeting regarding a discussion of the Islands Trust
budget. As the document shows, the overall LTC project budget is based on an assumption that
each LTC will spend up to $4,000 per year on all of their priority projects.

Assuming that the anticipated groundwater work and budget are to be absorbed by other
dedicated funds, staff could recommend eliminating this work and budget from the scope of the
project. This would reduce the overall budget for this project by $21,500. By reducing the scope
of the preliminary public engagement strategy, the budget could also be reduced to reflect a
scope of work more manageable under anticipated staffing levels as well as being more in line
with Trust Council approved LTC project budgets. With this in mind, staff is recommending a
two-year budget going forward of $7,500 ($4,000 in FY2020/21 and $3,500 in FY2021/22).

3 IMPLICATIONS OF RECOMMENDATION

ORGANIZATIONAL:

Work would be undertaken as a single project representing the priorities of the Gabriola local
trust committee. As such, this project would use planner time within the existing and planned
allocation of planners for the local trust committees. Staff anticipate that all the engagement
strategies proposed by the HAPC would require planner time to facilitate. If this project were the
only job duty assigned to a planner, they would likely be able to facilitate the project within a 35
hour work week over the course of the year slated for the engagement. However, as Islands Trust
planners are typically tasked with other duties, it is unlikely a single planner could facilitate the
proposed engagement activities of this project within a year and also accommodate other duties.
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Also to consider is that the scope and budget of the proposed public engagement for this project
would be a deviation from past practice within Islands Trust for projects anticipated to result in
OCP and LUB amendments. While preliminary public engagement does occur within Islands Trust,
the scope and budget associated with that engagement is typically much smaller than this project
proposes.

FINANCIAL:

The estimated cost of the project scope as endorsed is $41,000 over fiscal years 2020-2021 and
2021-2022. While this project was considered during budgeting for the 2020/2021 Fiscal Year,
staff assumed a maximum of $5,000 for the project in the coming year. If funded as requested, it
could potentially put LTC projects over budget by $19,000.

POLICY:
As the amount of requested expenditure is more than $20,000, notification to the Executive
Committee is required.

Other policies to consider are Trust Council’s Priority Setting/ Review Guidelines and Operational
Policy 6.7.1 Work Program, Follow-Up Action List and Priorities Matrix Section B.2.7:

“Implementation of activities for top priorities is subject to available staff
resources and assigned fiscal resources through the annual budget.”

IMPLEMENTATION/COMMUNICATIONS:
Implementation and communication will be as per the Project Charter.

FIRST NATIONS:
First Nations would be engaged according to current Islands Trust policies and standard practice.

OTHER:
No other implications.

4 RELEVANT POLICY(S):
1. Trust Council’s Budget Control and Adjustment Authority Policy
2. Trust Council’s Priority Setting/Review Guidelines
3. Operational Policy 6.7.1 Work Program, Follow-Up Action List and Priorities Matrix

5  ATTACHMENT(S):
1. Gabriola Housing Options and Impacts Review Project Charter
2. Gabriola Housing Options and Impacts Review Draft Engagement Strategy and Budget
3. Appendix B: List of LTC Projects Funded by the LTC-Project Specific Reserve Fund

RESPONSE OPTIONS

Recommendation:

THAT the Executive Committee approve allocating up to $4,000 for fiscal year 2020-2021 from the Local
trust Committees Project budget for the Gabriola Housing Options and Impacts Review Project for public
consultation and legislative review to advance bylaws amending the Gabriola Official Community Plan
and Land Use Bylaw related to Housing.
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Alternatives:

1. THAT the Executive Committee approve allocating up to $24,000 for fiscal year 2020-2021 from the
Local trust Committees Project budget for the Gabriola Housing Options and Impacts Review Project
for public consultation, legislative review, and groundwater studies to advance bylaws amending the
Gabriola Official Community Plan and Land Use Bylaw related to Housing and a groundwater plan;

and

THAT pursuant to Trust Council Policy 6.5.11 Budget Control and Authority Policy, that the Executive
Committee accept this report of notification that the Local Trust Committee Projects Budget could
exceed budgeted amount of $71,500 by an additional $19,000.

or

2. THAT the Executive Committee approve allocating up to $11,500 for fiscal year 2020-2021 from the
Local trust Committees Project budget for the Gabriola Housing Options and Impacts Review Project
for public consultation consistent with the Gabriola Housing Advisory Planning Commission’s
proposed draft Engagement Strategy and legislative review to advance bylaws amending the
Gabriola Official Community Plan and Land Use Bylaw related to Housing.

Prepared By: Heather Kauer, Regional Planning Manager/ March 30, 2020

Reviewed By/Date: David Marlor, Director, Local Planning Services/April 9, 2020
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Housing Options and Impacts Review Project - Charter v 4

Gabriola Island Local Trust Committee

Date: 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

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

e Strengthen relations with Snun-
eymuxw First Nation and incor-
porate First Nation perspectives
into policy/regulatory options.

e 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.

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

e 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.

e 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 Plan:

e Develop an island wide water sustainability plan that builds on
the RDN water budget data, rainwater catchment and re-
quirements 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.

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)

Initiate broad community consultation and engagement on review topics. Develop TOR for groundwater plan. | 2020

Present initial draft of groundwater plan. Draft bylaw(s) developed; early referrals and consultation.

2021

Legislative process for proposed bylaw(s); adoption, endorsement of water plan and communication materials. | 2021-2022

Project Team
Island Planner
Regional Planning Manager

Freshwater Specialist

Budget:

Project Manager/Planner

Project Sponsor Fiscal Item

Gabriola Housing Options and Impacts Review Project

Cost

Groundwater Specialist 2019- | Engagement Strategy development; $5,000
2020 | HAPC facilitation/engagement activity | (COMPLETED)

Legislative Clerk Legislative Process/Bylaw Review
2020- | Topic Consultation/Professional Facili- | $24,000
Communications /Planner 2 Communications / Planning Support .
/ / § >upp 2021 | tation/Legal Review of draft; ground- (a‘l’;':::;ﬁ)b“dg“
Housing APC Community/First Nations Reps water sustainability plan phases 1-3
RPM Approval: LTC Endorsement: 2021- | Legislative Process (community infor- | $12,000
Resolution # GB-2018-115; 2022 | mation meetings; public hearing; adver- | (Pending budget

Date: July 12, 2018; Nov 22,

approval)

tising); final phase of groundwater plan

2018; Jan 31, 2019; Jul GB-2019-013; GB-2019-74; GB-

11,2019; Feb 27, 2020 2020-0xx

Total

sa1,000 B3



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.
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Snapshot

Gabriola Housing Options and Impacts Review
Project Timeline: 2019-2022
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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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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:
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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.
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HOUSING OPTIONS AND IMPACTS REVIEW PROJECT — ENGAGEMENT PLAN 2020-2021

Project
Phase

1
Laying the
Groundwork
2020

2
Exploring our
Options
2020

2
Exploring our
Options
2020-21

2
Exploring our
Options
2020-21

Purpose of Engagement

INFORM
Here’s what is happening...

INVOLVE
Here’s a problem, what ideas do you have?

CONSULT
Here are some options, what do you think?

Technique

Project
Website

Social Media

Newspaper Articles/Inserts

Open Houses/pop-up booth

Small Group Circle Dialogue

Kitchen Table Talks/Plan in a Box

Online Polling

Surveys

Focus Groups

Description

General updates, photos, videos,
resources and relevant project
contacts

Time sensitive updates, event
promotion, polls

Advertising, press releases,
submissions

Organize a booth or table in a busy
public location. Provide simple and fun
ways for people to learn about the
project and solicit input about their
concerns. Share how they can follow
up, participate or provide feedback.

Meet participants where they are at
and generate ideas to strengthen the

OCP and LUB in the three theme areas.

Conduct 4-8 sessions with a diverse
range of participants.

Small (5-8 people) informal meeting in
someone’s home or café. Participants
work through a series of prepared
guestions to generate ideas. Voucher
for ~$50 towards food to incentivize
groups’ participation and submission
of ideas.

Online polling allows visitors to vote
on choices and track responses.

Structured form or questionnaire
distributed to residents/property
owners. Gain feedback and opinions
on options. Web based, paper or in-
person interviews.

Facilitated small group (6-10 people)
discussions on options and concerns.

Resources
Required

-planner staff time to manage
-communications specialist content
edits

-planner staff time to manage
-communications specialist review

-planner staff time
-communications specialist review

-planner staff time
-HAPC participation

-professional facilitation
-planner staff time

-HAPC participation
-stakeholder participation

-planner staff time

-HAPC participation

-8-10 community volunteers to host
-APC participation

-planner staff time
-HAPC participation

-professional survey development
-planner staff time
-communication specialist review
-HAPC participation

-professional facilitation
-planner staff time
-HAPC/APC participation

Estimated
Budget

ON HOLD- LAUNCH JUNE 2020
No cost to LTC

ON HOLD — may require consultant
time

$1000

$500

$500 EACH x 4? = $2,000

$2,500

$500

$1000

S500 each x 4 =52,000
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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.
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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
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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.
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ISLANDS TRUST
2020/21 Budget Draft 2, Version 2
Appendix B: List of LTC Projects Funded by the LTC-Project Specific Reserve Fund

Project carry overs currently anticipated: Amount
Galiano - STVR Review continued S 5,000
Mayne Housing Project continued S 2,000
Salt Spring Affordable Housing continued S 500
Lasqueti OCP/LUB Review continued S 3,000
Hornby OCP/LUB Review continued S 5,000

Total ongoing projects S 15,500

Allowance for upcoming LTC projects S 48,000
(based on 54,000 per LTC excluding BW)

First Nations Capacity Funding allowance S 8,000

Total LTC Project Budget for FY2020/21 S 71,500
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Islands Trust Conservancy Report
to Local Trust Committees
f/ and Bowen Island Municipality
ISLANDS TRUST CONSERVANCY
Protecting Canada’s Islands in the Salish Sea Fe bru a ry 2020

Islands Trust Conservancy Board News

Please join us in welcoming Trustee Donald Clarke who has been appointed to the Conservancy
Board for a two-year term. Trustee Clarke brings a wealth of professional knowledge and
experience from his 25 years working in over 50 First Nations communities in political advising,
negotiations administration, education, capacity building, strategic planning, Treaty rights, and
in strengthening of local, social, economic and cultural development.

Islands Trust Conservancy Elections

Islands Trust Conservancy Board elected by acclamation the following:

Board Chair: Kate-Louise Stamford

Vice Chair: Sue Ellen Fast

ITC Representative to the Financial Planning Committee: Kate-Louise Stamford

Regional Conservation Plan Updates

The science-based and community-informed Regional Conservation Plan guides the work the
Islands Trust Conservancy (ITC). The ITC continues to work towards four long-term goals and 25
objectives that further conservation in the entire Trust Area. For more information, visit
www.islandstrustconservancy.ca/media/84821/itc 2018-11 rcp-2018-2027-web final.pdf.

Goal 1 - Science-based Conservation Planning
Salish Sea Ecosystem Conference: Chair Stamford, Trustee Fenton and Trustee Hannon, as well
as some staff, will be attending the Salish Sea Ecosystem Conference in Vancouver.

Mapping and Studies: The ITC is assisting Local Planning Services with mapping contiguous
forests in the Islands Trust Area. The mapping will cover the whole of the region. The ITC has
also contracted research to assist with property management issues arising from climate
change.

Goal 2 - Strong relationships with First Nations
Islands Trust Conservancy Board directed staff to bring the Board recommendations regarding
revision of the Vision Statement to be inclusive of Indigenous Peoples.

Goal 3 — Protection of core conservation areas

Property Management
Salish View Nature Reserve Management Plan: Islands Trust Conservancy Board approved the
first Salish View Nature Reserve Management Plan dated January 17, 2020.
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Land Acquisition and Covenants
The ITC continues to work on seven conservation covenants and two land acquisitions. Notable
updates are found below in “activities by local trust area /island municipality.”

Goal 4 — A strong voice for nature conservation

Outreach: The ITC has reached out to landowners who have contacted us in the past about land
conservation via twenty-eight letters, sent to nine local trust areas. The ITC is working with
Trust Area Services and Local Planning Services to conduct outreach regarding mature and old
forests and their importance and expects to send outreach letters to focus landowners in
March 2020.

Fund Development Plan: The ITC Board approved a fund development plan for work that is not
routinely funded by Trust Council.

Activities by Local Trust Area/Island Municipality

Denman - The ITC completed three community engagement processes for nature reserves on
Denman. The ITC Board consented to change the location of the proposed wildlife viewing
platform at the Settlement Lands Covenant, Denman Island, from the area proposed in the
Covenant Agreement to the pollinator demonstration garden.

Gambier — The ITC is reviewing a transfer agreement with the Convention of Baptist Churches
for the transfer of Sandy Beach on Keats. There are several charges on the land title that need
to be resolved before the transfer.

Lasqueti — The ITC approved the first Salish View Nature Reserve Management Plan dated
January 17, 2020. The Management Plan will be posted on the website at
http://www.islandstrustconservancy.ca/protected-places/places-protected-in-the-
islands/all/lasqueti-island/salish-view-nature-reserve/

Thetis — The ITC, in collaboration with the Thetis Island Nature Conservancy, completed trail
building on Fairyslipper Forest Nature Reserve. The ITC is now working to provide a safe public
access to the nature reserve.

Salt Spring — The ITC approved an Opportunity Fund Grant of $3,500 to be awarded to the Salt
Spring Island Conservancy. The ITC is continuing to negotiate a covenant for 200 Collins Road.

Please feel free to contact the Islands Trust Conservancy for more details.
Kate-Louise Stamford, Chair kstamford@islandstrust.bc.ca
Islands Trust Conservancy itcmail@islandstrust.bc.ca

77


mailto:kstamford@islandstrust.bc.ca
mailto:itcmail@islandstrust.bc.ca
http://www.islandstrustconservancy.ca/protected-places/places-protected-in-the-islands/all/lasqueti-island/salish-view-nature-reserve/
http://www.islandstrustconservancy.ca/protected-places/places-protected-in-the-islands/all/lasqueti-island/salish-view-nature-reserve/

.. W% Print Date: May 6, 2020

Islands Trust Applications

Development Permit

File Number | Applicant Name Date Received
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: 04-May-2020
Waiting on applicant and agency information. Heritage Branch notice on title.
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.
File Number | Applicant Name Date Received
GB-DP-2020.1 Williamson & 21-Apr-2020 PID: 000-988-081 DP required for moved on mobile home. Civic address:

Associates

Horseshoe Road, Gabriola Island, BC.
Planner: Jaime Dubyna

Planning Status

Status Date: 29-Apr-2020
Waiting on copy of RAPR Assessment Report.
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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: 04-May-2020

Requires site visit by Planner. Unable to conduct during Covid-19 pandemic.

Status Date: 26-Feb-2020

Met with applicant to discuss next steps, possible LTC meeting date. \nStaff to speak with RPM about proposed plan of

action: DP/DVP combo, etc.\nProvided email update to Bylaw Enforcement Manager on file status.\n
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.

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: 04-May-2020

Waiting for information from applicant and agency. Heritage Branch notice on title must be registered before DVP issuance.
Status Date: 17-Mar-2020

Environmental covenant as part of DP registered to property title. Applicant awaiting direction from Arch Branch for HCA
Notice as condition of DVP.

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.
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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
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: 29-Apr-2020
Waiting on applicant for building measurements

Status Date: 24-Feb-2020
Under review by planner
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Islands Trust Applications
Development Variance Permit

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: 04-May-2020
Under review by planner

Status Date: 10-Feb-2020
Under review by planner
File Number _ | Applicant Name ____[Date Received [Purpose . |
GB-DVP-2020.3 McCaw, James & 04-May-2020
Elaine
Planner: lan Cox

PID: 003-969-380 DVP required for type 2 septic system as installed. Civic
address: Lot 21, The Strand, Gabriola Island, BC.

Planning Status

Status Date: 05-May-2020

File opened May 5/20; advised applicant of EFT instructions and will wait for payment
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Islands Trust Applications
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: 16-Apr-2020
Staff memo to LTC.

Status Date: 23-Jan-2020

Draft amendment bylaws 304 &amp; 305 given 1st reading, referrals sent out. Staff to schedule a CIM following referral period.
Status Date: 12-Dec-2019
File transferred to Planner Zupanec.

File Number | Applicant Name Date Received
GB-RZ-2020.1 Gabriola Housing 15-Jan-2020 PIDs: 028-580-095 and 028-580-109 Affordable housing project. Civic

Society (Nancy address: Lots 1 & 2 Paisley Place, Gabriola Island, BC.
Hetherington Peirce)

Planner: Jaime Dubyna

Planning Status

Status Date: 17-Apr-2020

LTC consideration of preliminary staff report by RWM. LTC endorsed staff recommendations from staff report dated April 16,
2020.

Status Date: 13-Apr-2020
Applicant submitted letter to LTC dated Apr. 13, 2020.

Status Date: 19-Mar-2020
Applicant submitted revised application cover letter.
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Islands Trust Applications
Subdivision
File Number | Applicant Name Date Received
GB-SUB-2008.3 C.0. 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: 04-May-2020
Awaiting MOTI/PAO PLA extension.

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.
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
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Islands Trust Applications
Subdivision
File Number | Applicant Name _ [Date Received |Purpose ...

GB-SUB-2012.2

File Number ] Applicant Name Date Received

GB-SUB-2013.3

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: 04-May-2020
Inactive MOTI file.

Status Date: 18-Feb-2020
Inactive MOTI file.

Status Date: 05-Sep-2019
No change in status (lan Cox)

Smythies & Associates 28-Oct-2013 411 Daniel Way

subdivision to create 2 parcels
Planner: lan Cox

Planning Status

Status Date: 04-May-2020
Inactive MOTI file - applicant believed to be working with ALC.
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.
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Islands Trust Applications
Subdivision

File Number | Applicant Name Date Received

GB-SUB-2016.2 MACKAY, IKE 23-Feb-2016 PIDs: 004-857-119 and 004-614-771 Lot Boundary Adjustment
Planner: lan Cox

Planning Status

Status Date: 04-May-2020
Awaiting fulfillment of conditions by applicant. Inactive MOTI file.

Status Date: 15-Jan-2020
Inactive MOTI file.

Status Date: 05-Sep-2019
Awaiting fulfilment of conditions by applicant.
File Number | Applicant Name [ Date Received [Purpose . |
GB-SUB-2016.4 C.O. Smythies & 20-May-2016
Associates
Planner: Sonja Zupanec

PIDs: 001-271-806 and 009-735-755 Boundary adjustment. Civic
address:1610 Hess Road, Gabriola Island.

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
Associates

Planner: Marnie Eggen

PIDs: 009-739-602 and 000-105-287. Lot line adjustment. Civic 831 Chelwood
Road, Gabriola Island, BC

Planning Status

Status Date: 23-Jul-2018
PLA issued

Status Date: 01-Jun-2017
Referral response sent
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Islands Trust

Applications
Subdivision

File Number | Applicant Name Date Received

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.

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: 04-May-2020

MOTI PLA received. Applicant working to meet Ministry and Islands Trust conditions.
Status Date: 21-Jan-2020

MOTI PLA received. Applicant working to meet Ministry and Islands Trust conditions.
Status Date: 18-Oct-2019

Revised referral response sent to MOTI based on updated proposed plan received October 16, 2019.
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W Print Date: May 6, 2020
>
‘L

Islands Trust Applications
Subdivision
File Number | Applicant Name  [Date Received |Purpose ...

GB-SUB-2020.1 By-Pass Holdings Ltd.  24-Jan-2020
(C.O. Smythies &
Assoc)
Planner: Jaime Dubyna

PIDS: 006-986-251, 006-986-455, 006-986-528. Lot line adjustment - 3 lots into
2. Civic address: Surf Lodge, Berry Point Road, Gabriola Island, BC.

Planning Status

Status Date: 01-May-2020

Planner completed review and sent referral report to MOTI and applicant. Conditions listed for PLA which must be met prior to
final subdivision approval.

Status Date: 21-Apr-2020
Planner reviewing file.

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: 04-May-2020
May 14, 2020 GB LTC electronic meeting agenda item.
Status Date: 01-Apr-2020

Received requested information. Possibility of consideration by RWM at scheduled May 14th LTC date.
Status Date: 17-Mar-2020

Staff awaiting additional requested information before completing analysis and scheduling LTC meeting date/agenda item.
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620 Gabriola

65000-620

LTC Local
65200-620

65210-620
65220-620
65230-620

Islands Trust

LTC EXP SUMMARY REPORT F2020
Invoices posted to Month ending February 2020

Invoices posted to Month ending February 2020

LTC "Trustee Expenses”

LTC - Local Exp - LTC Meeting Expenses
LTC - Local Exp - APC Meeting Expenses
LTC - Local Exp - Communications

LTC - Local Exp - Special Projects

TOTAL LTC Local Expense

Projects

73001-620-4097
73001-620-4104
73001-620-4105

Gabriola Housing Options & Impacts
Gabriola Cannabis Regulations

Gabriola Ecological Protection Zone

TOTAL Project Expenses

Budget Spent Balance
1,355.00 0.00 1,355.00
4,578.00 3,657.01 920.99

493.00 1,296.47 -803.47
1,000.00 530.00 470.00

588.00 0.00 588.00
6,659.00 5,483.48 1,175.52
7,000.00 6,320.83 679.17
2,600.00 0.00 2,600.00
7,000.00 0.00 7,000.00

16,600.00 6,320.83 10,279.17
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Updated: January 23, 2020

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 Calls to Action, United Nations Declaration on the
Rights of Indigenous Peoples, Draft Principles that Guide the Province of British
Columbia’s Relationship with Indigenous Peoples, and Islands Trust First Nations
Engagement Principles, the Local Trust Committee endeavours to:

a)

b)

c)

d)

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)

b)

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.

April 11, 2019

GB-2019-040

S$219 Covenant

It was MOVED and SECONDED
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Signatories

that the Gabriola Island Local Trust Committee adopt the following standing
resolution:

that the Gabriola Island Local Trust Committee is authorized to enter into section
219 covenants, in the form of the ‘Model Covenant for Secondary Suites’
attached and in satisfaction of subsection B.6.6.8 of the Gabriola Island Land Use
Bylaw No. 177, provided that such covenants must be executed on behalf of the
Local Trust Committee by two members of the Local Trust Committee.
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Print Date: May 6, 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 “

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

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).

2. Hazardous areas/Steep Slopes DPA

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

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

Consider First Nations cultural references in land use planning; Work with Snuneymuxw 27-Jan-2011

First Nation (SFN) to seek funding for archaeological mapping.

5. Eelgrass protection Responsible

Consider implementing Eelgrass protection regulations (see February 19, 2014 14-May-2014

memorandum).
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e

Islands Trust Projects Report

Gabriola Island

6. Snuneymuxw Protocol Agreement Responsible

Implementation of Snuneymuxw First Nation Protocol Agreement 22-Jan-2015
7. Gabriola Village Plan Responsible
Undertake a comprehensive review of policies and regulations with respect to the 02-Apr-2015

Gabriola Village Core

Strengthen relationship with Snuneymuxw First Nation 02-Apr-2015
Consider policy and regulatory mechanisms to encourage green and renewable energy 02-Apr-2015

10. Commercial Vacation Rental Review Responsible
Review bylaws with respect to temporary use permits for commercial vacation rentals 07-May-2015

11. LlUB 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

Review of water requirements at the time of subdivision 14-Jun-2018
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
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e

Islands Trust Projects Report

Gabriola Island

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
24-Oct-2019
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