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Islands Trust

Date:
Time:

Location:

Galiano Island Local Trust Committee
Regular Meeting Agenda

February 3, 2020

12:30 pm

Galiano South Community Hall

141 Sturdies Bay Road, Galiano Island, BC

1 CALL TO ORDER

12:30 PM - 12:50 PM

2. APPROVAL OF AGENDA

3. TRUSTEE REPORT

4. CHAIR'S REPORT

5. TOWN HALL AND QUESTIONS 12:50 PM - 1:20 PM

6. COMMUNITY INFORMATION MEETING

None

7. PUBLIC HEARING

None
8. MINUTES 1:20 PM - 1:30 PM
8.1 Local Trust Committee Minutes
November 23, 2019 Special Meeting Minutes (for adoption)
December 9, 2019 Regular Minutes (for Adoption)
December 9, 2019 Public Hearing Record (for Receipt)
8.2 Section 26 Resolutions Without Meeting Report - None
8.3 Advisory Planning Commission Minutes Dated December 11, 2019 (for Receipt)
9. BUSINESS ARISING FROM MINUTES 1:30 PM - 1:40 PM
9.1 Follow-up Action List Dated January 2020

Pages

4-8
9-15
16 - 20

21-23

24 - 25



10.

11.

12,

13.

14.

15.

DELEGATIONS

None

CORRESPONDENCE

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

APPLICATIONS AND REFERRALS 1:40 PM - 2:20 PM

121 GL-RZ-2019.2 (Gavreau) - Staff Report (attached)
12.2 Covenant FB 81092 Lot 3 Discharge Request (Simone) - Staff Report (attached)
12.3 Salt Spring Island Local Trust Committee Bylaw No. 471 Referral (attached)

12.4 Salt Spring Island Local Trust Committee Bylaw 518 Referral (attached)
LOCAL TRUST COMMITTEE PROJECTS 2:20 PM - 2:45 PM
13.1 Results of STVR Public Engagement - Staff Memo (attached)

REPORTS 2:45 PM - 3:05 PM

14.1 Work Program Reports (attached)

14.1.1 Top Priorities Report Dated January 2020

14.1.2 Projects List Report Dated January 2020

14.1.2.1 Updates to LTC Projects List (this was deferred from December) -
Staff Report (attached)

14.2 Applications Report Dated January 2020 (attached)

14.3 Trustee and Local Expense Report Dated November 2019 (attached)
14.4 Adopted Policies and Standing Resolutions (attached)

145 Local Trust Committee Webpage

14.6 Islands Trust Conservancy Report Dated November 2019
NEW BUSINESS 3:05 PM - 3:15 PM

15.1 Advisory Planning Commission - Staff Memo (attached)

15.2 Trustee Wolverton's work with Penelakut Tribe and UBCM Grant - Update and
Discussion

26-40

41-75

76-78

79-81

82-88

89 -89
90-92
93-94

95-99

100 - 100

101-104

105 - 106

107 - 107



16.

17.

18.

19.

UPCOMING MEETINGS 3:15PM - 3:25 PM

16.1 Next Regular Meeting Scheduled for March 2, 2020 at the South Community Hall,
Galiano Island

16.2 March 7, 2020 Community Information Meeting re Affordable Housing

Resolution to direct staff to schedule a special meeting for March 7th for the purpose
of holding a community information for rezoning application GL-RZ-2019.1

(GIGHARS)
TOWN HALL 3:25 PM - 4:00 PM
CLOSED MEETING
None
ADJOURNMENT 4:00 PM - 4:00 PM
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Islands Trust Galiano Island Local Trust Committee

Minutes of Special Meeting

Date: November 23, 2019
Location: Lions Park Society
992 Burrill Road, Galiano Island, BC

Members Present: Dan Rogers, Chair, Island Trustee
Tahirih Rockafella, Island Trustee
Jane Wolverton, Island Trustee

Staff Present: Brad Smith, Island Planner
Robert Kojima, Island Planner
Carly Bilney, Recorder

Public: There were approximately 50 members of the public.

1. CALL TO ORDER

Chair Rogers called the meeting to order at 12:07 p.m. He acknowledged that the meeting was
being held in traditional territory of the Coast Salish First Nations, particularly the Penelakut.
Chair Rogers made introductions and outlined the parameters and agenda of the meeting.

2. APPROVAL OF AGENDA
By general consent, the agenda was approved as presented.
3. COMMUNITY INFORMATION MEETING
3.1 Bylaws No. 265 & 266 re: GL-RZ-2017.1 (Stevens)

Regional Planning Manager (RPM) Kojima provided background on Bylaws No. 265 and
266 re GL-RZ-2017.1 and associated documents and described the proposed changes.
He noted there will be opportunity for community members to voice their views at a
public hearing scheduled for December 9, 2019.

The public was then given approximately 20 minutes to view the maps provided. Chair
Rogers invited brief questions from members of the public.

(Note: "Q" is questions/comments from members of the public. "A" means
answers/comments from staff or the LTC.)

Q: What is causing the delay in the current application?
A: The current Local Trust Committee (LTC) has made changes to the bylaws that are
now going through the public hearing process.

Galiano Local Trust Committee
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Q: What would be the implications of what is currently registered compared to what is
proposed?

A: If the application went ahead the future highway would connect at the east side
road. The connection would be on the property instead of beyond the property.

Q: Why is the Ministry of Transportation and Infrastructure (MOTI) changing its
approach when it originally approved the Road Network Plan (RNP) that has been
accepted by the community? Why is this the decision of MOTI and not of the LTC, as
part of the RNP? Will the applicant build the new road that has been proposed for
emergency access?

A: Two statutory right of ways are currently open. The emergency road that is there is
currently being used and another road is not needed at this time.

Q: Why is the east side road not the emergency access route if it is a good enough road
to be used currently by the applicant?

A: The road crosses an active gravel pit and the LTC decided it would be more
reasonable to construct a road along a small portion of the property line rather than
through the middle of a work yard. Comments were made in support of the amended
route and having gravel sourced on Galiano.

Q: How can the LTC proceed with an amendment to create an additional highway route
without amending the RNP and without thorough investigation and disclosure to the
community? How can a bylaw be invoked when it is in conflict with the OCP?

A: The OCP is meant to be a guiding document. Decision makers look to the OCP for
guidance and policies are meant to guide decisions rather than prescribe regulation.

Q: Why was it noted by MOTI in a 2018 staff report that a segment of the property
would be dedicated and open to the public when the more important route comes from
the east side road?

A: MOTI is not in the business of opening and maintaining highways it does not need,
but will only take what is required.

Q: Why did the LTC not commit to the east side road as an emergency route in keeping
with the RNP? Why was there not a community information meeting regarding the
change?

A: The road is overgrown. The CRD right-of-way is very well done with a culvert in place.
There was lots of discussion on the issue. The RNP provides guidance for future land-
use decisions.

Q: Is there a forest plan with this application?

A: No, there is no forest plan with the application. This is a rezoning of a forest property
to allow for a house. The application would result in a portion of the lot being rezoned
to Forest Industrial, which is a unique zone created for the applicant.

Q: What is meant by a community amenity and what is its value? What are the
guidelines in place to define a community amenity?

A: The Galiano OCP does not have specific policies or guidance for defining a community
amenity.
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Q: Comments were made concerning the lack of emergency access to the south end of
the island for residents living north of Gustin Road. Will these easements be put into
place immediately?

A: There is a statutory right of way currently in place for emergency access on all three
pathways (dotted lines on the maps provided). The current emergency access route is
represented as a black dotted line on the map that runs from the east side road, which
crosses the creek through the quarry.

Q: Will an emergency road be available and immediately accessible to the community?
A: It will be available to the public under the guidance of emergency service providers,
such as the fire department. Two routes have been registered with the CRD for
emergency access. The CRD will hold liability for the road that is opened on the two
emergency accesses on the application. The LTC hopes to have fire and emergency
officials identify routes that are currently passable, though there is an issue of liability
for private property owners.

Q: Given the definition of subdivision as provided in the Galiano OCP, how would the
split zoning proposed in the application not change the number, shape, size or
arrangement of the lot? Do not the provisions of the application require subdivision and
not split zoning?

A: The covenant that is currently registered has a clause that does not allow for
subdivisions.

Q: Is there data related to the amount of commercial truck traffic that will be generated
in the future from the new zoning and how much is generated now? Has the LTC
considered how trucks access the property? Comments were made regarding the
greenhouse gas emissions that will increase with additional traffic and a need to
determine a baseline of information.

A: The previous and current LTC discussed the impact of truck traffic and considered
zoning bylaws and covenants that include hours of operation. Zoning was crafted in a
way that permits only the uses that are currently occurring. The LTC noted the concern
and will take it into consideration.

Q: What right do neighbouring property owners have to use the right of way for access?
A: Neighbouring properties would have to go through the rezoning process and show
that they have access for easement. The statutory right of way would be registered in
perpetuity whereas the covenant is registered for 50 years.

Q: Who will pay for the maintenance of the industrial roads?
A: The owner has agreed that the roads will be kept in a working condition. They will be
inspected annually by the fire department.

A break was held between 2:10 p.m. and 2:36 p.m.
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4, SHORT TERM VACATION RENTALS - OPEN HOUSE

Chair Rogers welcomed the audience back and introduced Island Planner Brad Smith.
Approximately 40 people were in attendance.

4.1 Short-Term Vacation Rentals

4.1.1 Presentation

Planner Smith presented a report on Short-Term Vacation Rentals (STVR) and
explained what has been done on Galiano to date. He noted this meeting is the
first step to gauging community sentiment on the issue.

4.1.2 Town Hall

The Chair invited questions and comments from the community. Members of
the public made the following points:

The income generated by short-term rentals is important income that is
often the only way to pay mortgages;

Galiano is a tourist-driven economy;

STVRs bring visitors who spend money locally;

The ferries could cut back sailings if there are not enough visitors to the
island;

STVRs create employment for locals who help run them;

Support for regulations that limit water use;

The community can feel outnumbered by guests;

Concern regarding the impact of tourism on the environment;

There is a lack of housing available on Galiano;

People have left the island because they were unable to find long-term
housing;

The housing shortage on Galiano is not related to the number of STVRs;
Some STVR operators noted they would not rent their housing long
term if they were not allowed to rent on a short-term basis;

The TUP process is an imperfect tool that takes up a great deal of LTC
time;

Some rules regarding STVRs are acceptable, but they should be simple
and inexpensive to administer; and

Some dwellings used for STVRs are not suitable for year-round use.

Members of the public proposed the following suggestions for the LTC:

Galiano Local Trust Committee
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Collect water use data and encourage rain water catchment and
storage;

Pursue business licensing for STVRs, in coordination with the CRD, as an
alternative to the TUP process;

Deal with problematic rentals on a case-by-case basis;

Use incentives to encourage homeowners to rent a portion of their
home for long-term use;

Create safety standards that must be met by STVR operators;
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Address the housing shortage by allowing tiny homes or multiple
smaller dwellings rather than restricting STVRs; and

Consider the evolving demographics of the island and how housing
needs may change in the future.

4.1.3 QOpen House

During discussion the additional points were made by the LTC:

5. ADJOURNMENT

Proactive enforcement of STVR rules has resulted in a few more files
being opened on Galiano by the three bylaw enforcement officers who
operate in the Trust area;

There is a moratorium on new TUPs until the project is complete, but
TUP renewals are permitted;

The STVR review process is in the early stages and the LTC has not
decided whether there should be more or less regulation;

The Trust recognizes there are water issues and has hired a freshwater
specialist on staff who should provide data the LTC can draw upon;
The TUP approach seems to be creating more controversy than the
home owner occupation rules; and

The LTC often receives comments suggesting the number of STVRs on
Galiano has contributed to the island’s housing shortage.

By general consent the meeting was adjourned at 4:16 p.m.

Dan Rogers, Chair

Certified Correct:

Carly Bilney, Recorder
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Islands Trust Galiano Island Local Trust Committee

Date:
Location:

Members Present:

Staff Present:

Public:

1. CALL TO ORDER

Minutes of Regular Meeting

December 9, 2019
Galiano South Community Hall
141 Sturdies Bay Road, Galiano Island, BC

Dan Rogers, Chair
Jane Wolverton, Local Trustee
Tahirih Rockafella, Local Trustee

Robert Kojima, Regional Planning Manager
Brad Smith, Island Planner

Yasemin Schnorr Von Carolsfeld, Recorder

There were approximately (75) members of the public.

Chair Rogers called the meeting to order at 12:31 p.m. He acknowledged that the meeting was
being held in traditional territory of the Coast Salish First Nations, particularly the Penelakut

nation.
2. APPROVAL OF AGENDA
By general consent the agenda was approved as presented.
3. PUBLIC HEARING

3.1 Recess for Public Hearing

3.1.1 Galiano Island Local Trust Committee Bylaws No. 265 & 266

Chair Rogers recessed the Regular Meeting at 12:50 p.m. to hold the Public
Hearing. He read a prepared statement outlining the content, purpose, and
process of the Public Hearing.

3.2 Recall to Order

Chair Rogers recalled the regular meeting to order at 2:40 p.m.

4. TRUSTEES REPORT

Trustee Rockafella reported on the Trust Council meeting she attended in Victoria where there
were budgetary discussions, with some projects having been cut.

Trustee Wolverton summarized her experience with Trust Council:

Galiano Local Trust Committee

Regular Meeting Minutes
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Residential schools were discussed at length;

The film Dust and Bones will be shown in the next month or so;

This spring, there will be a forestry panel discussing the latest science; and
Raincoast is doing work on climate change.

5. CHAIR'S REPORT

Chair Rogers reported on the December Trust Council meeting:

A suggestion to reduce Trust Council meetings from four to three was not passed;
The Strategic Plan was passed with the focus on climate change, First Nations
engagement and communications with residents of our local trust areas;

A draft budget will be available as of the end of January;

For the first time in years staff went out to talk to communities on the policy
statement; and

A finalized report of the “State of the Islands” is available.

6. TOWN HALL AND QUESTIONS

Trustee Wolverton recused herself at 2:55 p.m. due to possible conflict of interest.

Members of the Public made the following points on the Gulf Islands Galisle Affordable
Rental Housing Society (GIGHARS) application and other matters:

Support for affordable housing;

Trustees were encouraged to minimize delays;

Concerns with the water;

Galiano Green applied to BC Housing for funding, but they were denied;

Support for affordable housing on Georgia View, based on information provided in the
hydrologist’s report;

A Sticks Allison Road resident pointed out that while affordable housing is needed, this
site does not meet the criteria, as it is not near services;

It is important to have a good information meeting early, so that everyone can get the
facts;

A resident of Sticks Allison Road pointed out that the hydrologist’s report must be flawed
since there is no mention of climate change, even though we are in a climate change
emergency;

There are 34 houses on the well system on Sticks Allison. The water is at the lowest level
it has ever been. Support for affordable housing, but have to be careful with water, as it is
a fragile resource;

There are too many people living in sub-standard housing on Galiano. If this project does
not go through, it will be a long time before something happens;

To have affordable housing, we have to get past the fear that we are going to run out of
water;

Support the rezoning project and any affordable housing. The initial water reports are
needed to get this happening;

People are coming to the island, whether we like it or not, and have been living in
precarious situations. We have to think seriously and come up with a plan about how to

Galiano Local Trust Committee
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solve the housing needs, as there are demographic increases without proper
infrastructure;

Galiano Green has been rezoned for an affordable housing project. Would like to see the
proposal on Georgia View go ahead. On the last Official Community Plan (OCP) review,
one of the most significant changes was that a land owner could receive increased
density for developing seniors housing on the site;

Support for the affordable housing proposal and the need for a targeted community
information meeting was emphasized;

Permits for Short Term Vacation Rentals (STVRs) are counter to affordable housing;

We are not against the project, but there currently is not sufficient information;

It is a good thing that we are not trying to put Page Drive through today, as there would
be so many tests. We are white; we are privileged. | know three people who are currently
homeless;

The advantage of the Capital Regional District (CRD) water system is that we can monitor
how much water we consume;

The housing society should move on Galiano Green;

the heritage forest needs to be protected;

With respect to concern about adequate water, moved to Sticks Allison about 30 years
ago and drilled a well, since people were so concerned about us potentially using the
community well;

If my STVR is taken away, lam going to charge twice what is currently charged. That
doesn’t address affordable housing; and

In the forest zone, itis all about the process and planning. Trustee Wolverton returned to the meeting at
3:55 p.m.

7.

COMMUNITY INFORMATION MEETING

None
MINUTES
8.1 Local Trust Committee Minutes Dated November 4, 2019 (for Adoption)
By general consent the Local Trust Committee meeting minutes of Nov.4™", were
adopted.
8.2 Section 26 Resolutions Without Meeting Report
None
8.3 Advisory Planning Commission - Adopted October 15 & Draft November 22, 2019

Minutes (for Receipt)

Received for information.

BUSINESS ARISING FROM MINUTES

9.1

Follow-up Action List Dated - December 2019

Galiano Local Trust Committee
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Planner Smith stated that all actions from last month were completed.
10. DELEGATIONS
None
11. CORRESPONDENCE

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

12. APPLICATIONS AND REFERRALS
Staff and Trustees held a discussion regarding the application.

Trustee Wolverton commented that the LTC has been through this several times now and that
thereis overwhelming community support to resolve this application.

12.1 GL-RZ-2017.1 (Stevens) - Staff Report

GL-2019-088
It was Moved and Seconded,
that the Galiano Island Local Trust Committee Bylaw No. 265, cited as “Galiano
Island Official Community Plan Bylaw No. 108, 1995, Amendment No. 2, 2017”,
be read a third time.

CARRIED

Chair Rogers spoke to some of the details of the application.

GL-2019-089

It was Moved and Seconded,

that the Galiano Island Local Trust Committee Bylaw No. 266, cited as “Galiano
Island Land Use Bylaw, 1999, Amendment No. 2, 2017”, be read a third time.

CARRIED

GL-2019-090
It was Moved and Seconded,
that Galiano Island Local Trust Committee proposed Bylaws No. 265 and 266 be
forwarded to the Secretary of the Islands Trust for Executive Committee
Approval.

CARRIED

GL-2019-091

It was Moved and Seconded,

that Galiano Island Local Trust Committee proposed Bylaw No. 265 be forwarded
to the Minister of Municipal Affairs and Housing for approval.

CARRIED
Galiano Local Trust Committee
Regular Meeting Minutes
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GL-2019-092
It was Moved and Seconded,
that the Galiano Island Local Trust Committee designate the Chair of the Local
Trust Committee to sign the modification of s. 219 covenant CA7154985
endorsed by resolution GL-2019-077 and that the modifications be registered
prior to consideration of final adoption of Bylaws 265 and 266.

CARRIED

12.2 GL-RZ-2019.1 (GIGHARS - Dewinetz) - Staff Report
Planner Smith summarized the report.

There was discussion amongst the Chair, Applicant and input from a member of the
public before proceeding.

GL-2019-093
It was Moved and Seconded,
that the Galiano Island Local Trust Committee direct staff to proceed with
application GL-RZ-2019.1 (GIGARHS) and to prepare draft bylaws and a housing
agreement.
CARRIED
GL-2019-094
It was Moved and Seconded,
that the Galiano Island Local Trust Committee refer application GL-RZ-2019.1
(GIGARHS) to the Galiano Island Advisory Planning Commission for comment.
CARRIED
GL-2019-095
It was Moved and Seconded,
that the Galiano Island Local Trust Committee hold a Community Information
Meeting on application GL-RZ-2019.1 in late winter/early spring 2020.
CARRIED

12.3 GL-DP-2019.4 (Chunn & Reaney) - Staff Report

Planner Smith summarized the application. The Trustees and Applicant discussed some
of the details.

GL-2019-096

It was Moved and Seconded,

that the Galiano Island Local Trust Committee approve issuance of Development
Permit GL-DP-2019.4 (Chunn).

CARRIED
12.4  Salt Spring Island Local Trust Committee Bylaws 519 & 520 Referral
Galiano Local Trust Committee
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13.

14.

15.

16.

17.

18.

19.

GL-2019-97

It was Moved and Seconded,

That the Galiano Island Local Trust Committee considers its interests are
unaffected by Salt Spring Bylaws 519 and 520.

CARRIED

LOCAL TRUST COMMITTEE PROJECTS
None

REPORTS
14.1 Work Program Reports

14.1.1 Top Priorities Report Dated - December 2019

14.1.2 Projects List Report Dated - December 2019

14.1.3 Staff Memo - Updates to LTC Projects List

Deferred to February Agenda
14.2  Applications Report Dated - December 2019
14.3 Trustee and Local Expense Report - October 2019
14.4  Adopted Policies and Standing Resolutions
14.5 Local Trust Committee Webpage
14.6 Islands Trust Conservancy Report Update - October 2019
NEW BUSINESS
None
UPCOMING MEETINGS

16.1 Next Regular Meeting Scheduled for February 3, 2020 at the South Community Hall,
Galiano Island

TOWN HALL
CLOSED MEETING
None
ADJOURNMENT

By general consent the meeting was adjourned at 4:58 p.m.

Galiano Local Trust Committee
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Dan Rogers, Chair

Certified Correct:

Yasemin Schnorr Von Carolsfeld, Recorder
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IslandsTrust Galiano Island Local Trust Committee
Record of Public Hearing
Date: December 9, 2019

Location: South Community Hall
141 Sturdies Bay Road, Galiano Island, BC

Members Present: Dan Rogers Chair
Tahirih Rockafella, Local Trustee
Jane Wolverton, Local Trustee

Staff Present: Robert Kojima, Regional Planning Manager
Brad Smith, Island Planner

Yasemin Schnorr Von Carolsfeld, Recorder

Others Present: There were approximately 72 members of the public.

3.1.1 Galiano Island Local Trust Committee Bylaws No. 265 & 266

Chair Rogers called the Public Hearing to order at 12:50He read a statement outlining the content,
purpose, and process of the Public Hearing.

Regional Planning Manager (RPM) Kojima provided a summary of the bylaw, the Public Hearing notice,
agency responses and submissions received.

Chair Rogers invited submissions from the public:

Andrew Turner commented that he’s supporting the application and that he’d like the Trustees to
proceed.

Roger Pettit stated that the emergency access is truly needed.

Stephen Rybak asked the Local Trust Committee (LTC) to adopt third reading as quickly as possible,
saying that emergency access is critical to the future well-being of Galiano. He asked the LTC to be
cautious before prescribing business practices for industrial traffic without first having a proper
assessment of the impacts.

Jennelle Cooper spoke to her work as emergency coordinator with first responders. She observed that
there are limited road networks on Galiano Island and that emergency access is paramount. She asked

decision makers to ensure that a second east access route is created.

Allan Doty spoke in favour of the bylaws. He congratulated the LTC for getting it this far.

Galiano Island Local Trust Committee
Public Hearing Record
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Art Moses expressed support of a rezoning to legalize the residential and industrial uses. He did not
support Bylaws 265 and 266 and the covenant, as he believes they are a significant departure from the
Road Network Plan (RNP) and as such should not be approved.

Paul Leblond expressed satisfaction that the application is back on track and hopes for a successful
conclusion.

Annette Shaw was pleased with the progress made and urged the LTC to conclude in a timely way.

Louise Decario commented that District Lot (DL) 37 is currently zoned as F1 and as such has no right to a
dwelling. Yet, a dwelling was built there anyway. She does not agree with creating any more split zoned
lots on Galiano, and suggested that the whole property should be rezoned or subdivided. She stated
that there needs to be clear public connections to the east side road. She suggested that it is the LTC's
role to make sure the Official Community Plan (OCP) is followed and that the community benefits are
not forgotten.

Kiyo Okuda suggested that the Stevens application is about development in the forest zone and does
not comply with the RNP. He stated that the proposal does not fit with the OCP, there is no forestry
covenant, the road is not specified as to quality, the application was invented for the applicant, and the
road can be moved by the applicant. He suggested that the LTC proceed no further with this application.

Colleen Doty submitted a petition signed by more than 400 Galiano Island residents and owners in
support of the bylaws. She stated that the emergency access is required by the community to bring the
excavation business into compliance.

Sheila Anderson indicated that she has provided two written submissions. She spoke to the covenants
and split zoning as being against the OCP, Islands Trust Policy Statement and the RNP. She stated that as
a resident in the neighbourhood she spoke to traffic and environmental impacts. She asked the LTC to
not proceed until a proper assessment has been completed.

Heather Martin commented that she is grateful that the current Trustees have found ways for this to
move forward. She asserted that now is the time to close this. If we want the other east side road
owners to come into compliance, we need to show them that this process works.

Sandy Pottle expressed her opinion that the property should not be split zoned, that it is a subdivision,
that the LTC needs more information from the public, and agencies should be contacted on this matter.
The east side road needs to be respected but she was glad to see emergency access.

A Member of the Public supported the bylaws going forward. He suggested that it is a fallacy that split
zoning is an issue on large lots like this, as it has happened in other instances on island.

Ben Miltner supported the proposal as it is. He felt it was overdue for the LTC to support the
community. In the interest of compromise, let’s do what we can to let these people get on with their

lives.

Bill Russell suggested that the access road is essential. There is a solution, it just needs to proceed.

Galiano Island Local Trust Committee
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Doug Latta agreed with the previous two speakers. He stated that he’s in favour of the rezoning and to
move forward with it.

Steve Nemton stated the eastside road was well built and connections are important. He emphasized
the importance of the OCP document, which needs to be followed before any decisions are made.

Connie Nordin encouraged the Trust to move ahead with the rezoning. She also relayed a message from
Sidney Massey who is also in support of the rezoning.

Mary Elliot commented that she is in favour of the bylaws, as a house can be built on land without
destroying the environment. She expressed favour for the proposed bylaw.

Elizabeth McLelland stated she has submitted written comments, and supported the rezoning.
Second time speakers:

Art Moses suggested that the RNP is not a guideline; it’s part of the OCP. It was accepted by Ministry of
Transportation and Infrastructure (MOTI). The east side road, once regularly used by the public, should
be a public road in the future. A well established road bed will be lost by accepting these bylaws. He
asked the LTC to require the applicant to replace the roadbed.

Don Robsonstated that he fully supports the road and the Stevens application.

Kiyo Okuda stated that the application is diverging from the plan, the OCP is aimed at protection, there
is no security for owners beyond, future road should be there now, it is piecemeal planning, and that he
is against the application, not the applicants.

Steve Nemton stated the plan is long term and if the applicant followed the plan we wouldn’t be here.
Annie Nicols supported the application.

Sheila Anderson explained that where she lives on Gustin Road, there are shallow aquifers and the wells
are shallow. The more traffic, the more impact there is. When ownership of industrial land changes,
they’re required to get a permit from MoTI. The property must have access on Georgia View. The cost of
upgrading Betty Ann and Gustin would be more than Georgia View. The LTC does not have any data on
the numbers of trucks.

Steven Rybak commented that he’d like to remind the LTC that in the RNP, the location of roads are
approximate only. Emergency access locations are dependent on further investigation. RNP is not
prescriptive.

Roger Petit supported the previous speaker’s comments.
Sheila Anderson stated that the language included in the policies was written that way since the lines in

the RNP were not surveyed. It identifies which routes are emergency and which are future public roads,
as they have different standards. She suggested giving MpTI the option to re-route.

Galiano Island Local Trust Committee
Public Hearing Record
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Sandy Pottle suggested that all of our problems started with the split zoning. The land use regulations
are said not to apply. She thinks it is a subdivision and the regulations need to apply. We would have
had a sensible road.

Third time Speakers:

Art Moses suggested that the covenant be amended to delete the north to south section, but that the
public road should be left at Georgia View. He commended the new Trustees for what they have done to
get it right, to cross the creek at more level ground,but that the LTC inherited a badly conceived
application. There are too many divergences from the OCP to make this application something that he
could support.

Diana Buchsdruecker stated that she borders the applicant’s lot and spoke to the potential for future
industrial practices and the impact.

Matt Buchsdruecker stated that they want to make sure that things go ahead in a responsible way.
There is a lot of different options that could alleviate some of their concerns to relieve the traffic from
where the route is currently. There have been no investigations to see how traffic affects their
neighbourhood.

Trustee Wolverton asked Andrew Turner if Dave Gerlach had used Galiano Way
Andrew Turner replied that he had reluctantly, but that he wasn’t fond of it. It gets nasty in the winter.

Dianne Laronde commented that from her experience, engineers will come in when the road needs to
be put in.

Sheila Anderson pointed out that Galiano Way and Georgia View Road were built to higher standards
with wider, bigger shoulders. In mid-90’s the east side road subdivision applications were accepted by
MoTlI, they existed in Preliminary Layout Approvals (PLA), where the east side road factored in all of
them.

Chair Rogers asked for any more speakers.

Art Moses commented that he has little confidence in the statutory right of way, if the applicant can
change it. He referred to Pg. 70 “Nothing prevents an owner from extracting gravel...” That is defective
logic in the covenant and should be corrected. In conclusion, the Trustees could act to remove the left
diagonal section from the covenant (on map).

Kiyo Okuda suggested that the plan is to encourage forestry; not subdivision. A rezoning may require no
subdivision. If the only road is at the expense of some future owner, it is a shortcoming. Rezoning to
Rural Residential or F3 is encouraged. The plan for the road was a cooperative arrangement.

Etzelspoke in favour of the proposal.

Kiyo Okuda stated that we are on the territory of the original inhabitants. Regardless of owner and
applicant, we are required to follow the community plan.

Galiano Island Local Trust Committee
Public Hearing Record
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Sheila Anderson commented that what we have seen is completely ignoring concerns and the OCP.
Whatever road these trucks are using will require attention. The overall impact should be looked at and
fairness considered.

Chair Rogers called three times for further speakers.

Chair Rogers stated that if there are any written submissions, this is the last opportunity to submit them
to the LTC.

There being no further submissions, Chair Rogers closed the Public Hearing at 2:39 p.m.

| CERTIFY THAT THIS IS A FAIR AND ACCURATE SUMMARY OF THE NATURE OF REPRESENTATIONS
RESPECTING THE MEETING HELD.

Dan Rogers, Chair

Certified Correct:

Yasemin Schnorr Von Carolsfeld, Recorder
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Islands Trust Galiano Island

Advisory Planning Commission

Record of Meeting
Date: November 22, 2019 @ 2:00 PM
Location: Trustee Office
23 Madrona Drive, Galiano Island, BC

Members Present: Sheila Anderson (Chair)

Jenna Falk

Bowie Keefer

Dave Koster

Barry New

Judy Parrack
Regrets: Akasha Forest
Staff Present: Carly Bilney, Recorder
1. CALLTO ORDER

The meeting was called to order at 2:04 p.m.
2. APPROVAL OF THE AGENDA
It was Moved and Seconded,
that the Agenda be approved as presented.
CARRIED
3. MINUTES OF OCTOBER 15, 2019 FOR ADOPTION

It was Moved and Seconded,
that the Galiano Island Advisory Planning Commission minutes of October 15, 2019 be

adopted.
CARRIED
4, PRESENTATION BY RISA SMITH
Galiano Island
Advisory Planning Commission
November 22, 2019 Page 1 of 3
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ADOPTED

The Chair introduced Risa Smith who researches nature-based solutions to climate change on an
international scale. Risa discussed the need to assess the vulnerabilities of our island as a whole
and to determine what can be done to make Galiano more resilient in the face of climate
change. She noted that among the Gulf Islands, Galiano is the most vulnerable to sea level rise
and annual storm surges because of its low-bank waterfront — particularly in the south end and
at Sturdies Bay.

PRESENTATION BY ANDREW SIMON

The Chair welcomed Andrew Simon, an ecologist who leads the Biodiversity Galiano project—a
community-based initiative which has engaged roughly 200 people to date in documenting the
flora and fauna of Galiano Island. He described ongoing efforts to gather data that allows for
comparisons to be made with past and future data. He noted that any effort to limit
disturbances to pollinator communities will make a difference in mitigating climate change.

COMMENTS FROM MEMBERS OF THE COMMUNITY
There were no members of the community present.
CONSIDERATION OF APC REFERRAL RESPONSE REPORT FORM AND CONTENT

7.1 LTC Resolution GL-2019-067 to refer the climate adaption and mitigation
strategy report to the Galiano APC to make specific recommendations on
strategies

The Chair summarized discussion from earlier APC meetings and reiterated the
committee’s plan to frame its report around specific tools the Local Trust Commitiee
can use to mitigate climate change.

Discussion ensued in which the importance of educating the public was highlighted.
The use of Development Permits that increase setback from the shoreline was
discussed as a tool to both mitigate climate change and educate landowners.
Committee members discussed the benefits of using a mapped development permit
area as opposed to a blanket regulation and how such a tool could both benefit
landowners and protect the shoreline.

In discussing how the LTC can respond to climate change on Galiano, committee
members highlighted a need to:

e Protect groundwater supply

e Reduce the risk of forest fire

e Educate community members, especially soon after an extreme weather event
or forest fire and people may be more motivated to act

e Strengthen existing regulatory language to empbhasize climate change
mitigation

Galiano Island
Advisory Planning Commission

November 22, 2019 Page 2 of 3
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ADOPTED

There was also discussion about creating a funding pool for the LTC to reduce the costs of
creating covenants, thus making the process less burdensome on those who are willing to make
a commitment to protect the environment.

Committee members agreed to begin forming the ideas discussed into a report organized
around what the LTC can do and how it can advocate for climate change mitigation and
adaption on Galiano. Chair Anderson indicated she would aim to have a report draft circulated
to members by the end of the following week.

8. NEXT MEETING DATE AND TIME

THE NEXT MEETING on this referral will take place, tentatively, on Wednesday, Dec 11 at
2:00pm.

9. ADJOURNMENT

By general consent the meeting was adjourned at 4:02p.m.

= / =
52{%%//% e Y,L007 -

CHAIR DATE

CERTIFIED CORRECT:

( /ﬁ/[: Wil

Carly Bilney, @ording Secretary

Galiano Island
Advisory Planning Commission
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Print Date: January 23, 2020

e

Islands Trust Follow Up Action Report

Galiano Island

09-Dec-2019
Activity Responsibility | Dates | status |

1 8.1 Minutes of November 4, 2019 LTC business meeting adopted as Maple Hung Target: 10-Jan-2020 Completed
presented

2 12.2 - GL-RZ-2019.1 (GIGARHS) - Proceed with application and prepare Brad Smith Target: 21-Feb-2020 In Progress
draft bylaws and a draft housing agreement bylaw (SLD done) Jas Chonk

3 12.2 - GL-RZ-2019.1 (GIGARHS) - Refer application to the Galiano Brad Smith Target: 24-Jan-2019 Completed
Advisory Commission (APC) for comment Maple Hung

4 12.2 - GL-RZ-2019.1 (GIGARHS) -Schedule and make arrangements for a Brad Smith Target: 17-Jan-2020 Completed
Community Information Meeting (CIM) in late winter/early spring 2020 Jas Chonk

Maple Hung

5 12.3 GL-DP-2019.4 (Chunn) - application approved - issue permit ‘haron Lloyd-deRosaric  Target: 20-Dec-2019 Completed

6 12.4-SSI bylaws 519/520 - send referral response forms to SSI Trust haron Lloyd-deRosaric  Target: 20-Dec-2019 Completed
office confirming that LTC has determined 'Interests unaffected by
bylaws'

7 12.1 GL-RZ-2017.1 (Stevens) - LTC have approved third reading of bylaws Jas Chonk Target: 17-Jan-2020 Completed
265 and 266 - Forward bylaws to the Secretary of the Islands Trust for tharon Lloyd-deRosarit

Executive Committee approval (DONE) and then forward Bylaw 265 to
Municipal Affairs Minister for approval (DONE)
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Print Date: January 23, 2020

e

Islands Trust Follow Up Action Report

Galiano Island

09-Dec-2019
Activity Responsibility | Dates | status |
8 12.1 GL-RZ-2017.1 (Stevens) - finalize covenant modifications and LTC Robert Kojima Target: 21-Feb-2020 In Progress
Chair sign-off, and ensure modifications are registered prior to
consideration of final adoption of bylaws 265/266.
9 14.1.3 LTC projects memo deferred to Feb agenda Brad Smith Target: 24-Jan-2020 Completed
Jas Chonk
Maple Hung
25
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Islands Trust STAFF REPORT

File No.: GL-RZ-2019.2 (Gavreau)

DATE OF MEETING:  February 3, 2020

TO: Galiano Island Local Trust Committee
FROM: Brad Smith, Island Planner
Southern Team
COPY: Robert Kojima, Regional Planning Manager
SUBJECT: Rezoning Application — Consideration of Draft Bylaw No. 271

Applicant:  Lisa Gauvreau

Location: 60 Madrona Road, Galiano Island

RECOMMENDATION

1. That the Galiano Island Local Trust Committee Bylaw No. 271, cited as “Galiano Island Land Use Bylaw
No. 127, 1999, Amendment No. 1, 2019”, be read a first time.

2. That the Galiano Island Local Trust Committee Bylaw No. 271, cited as “Galiano Island Land Use Bylaw
No. 127, 1999, Amendment No. 1, 2019”, be read a second time.

3. That the Galiano Island Local Trust Committee has reviewed the Islands Trust Policy Statement
Directive Policies Checklist and determined that proposed Bylaw No. 271 is not contrary to or at
variance with the Islands Trust Policy Statement.

4. That the Galiano Island Local Trust Committee direct staff to schedule a Public Hearing for Bylaw No.
271.

5. That the Galiano Island Local Trust Committee direct staff to schedule a Community Information
Meeting in conjunction with the Public Hearing for Bylaw No 271.

REPORT SUMMARY

The purpose of this report is for the Galiano Island Local Trust Committee (LTC) to provide further direction to
staff for rezoning application GL-RZ-2019.2 (Gavreau). The purpose of the rezoning request is to accommodate
the operation of a commercial restaurant on the subject property.

In summary, staff is recommending:

Consideration of First Reading and Second Reading of Draft Bylaw No. 271 (Attachment 1);

That the LTC endorses the Islands Trust Policy Statement Directive Policies Checklist for Draft Bylaw No.
271 (Attachment 2);

Direction for staff to schedule a Community Information Meeting in conjunction with a Public Hearing;

Islands Trust Staff Report
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The above recommendations are supported as:

e The land use designation for the subject property in the OCP is Community Facility/Commercial and is
supported by a number of commercial policies;

e The land owner has received significant community support for the proposed rezoning and no dissenting
views have been heard to date;

e Referral agencies have indicated no issues or concerns with the proposed rezoning;

e Proceeding with a CIM and Public Hearing will help to identify any outstanding issues or concerns with
the proposed rezoning and the use of the property as a restaurant.

Figure 1 — Subject Property

SUBJECT PROPERTY%

BACKGROUND

A rezoning application for the subject property was received by the Islands Trust on October 1, 2019. The intent
of the rezoning application is to enable the property-owner to operate a 24-seat commercial restaurant in a
portion of the existing dwelling, while utilizing the remainder of the dwelling as a private residence.

If approved by the LTC, the application would amend the Galiano Island Land Use Bylaw No. 127, 1999 (LUB) by
rezoning the subject property from Village Residential 1 (VR1) to Retail Commercial 1 (C1). The 0.06 hectare
(0.15 ac.) subject property is currently used as a single family residence that is occupied by the applicant. The
operation of a restaurant is not a permitted use in the VR1 zone, but is a permitted use in the C1 zone.

The LTC passed the following resolution at the November 4%, 2019 LTC meeting:

GL-2019-081

It was Moved and Seconded,

that the Galiano Island Local Trust Committee direct staff to proceed with application GL-RZ-
2019.2 (Gauvreau) and to prepare a draft bylaw

Carried
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Based on this direction, staff have undertaken the following tasks since the November 4" LTC meeting:

e Drafted Bylaw No. 271 for LTC consideration;
e Sent the rezoning application and draft bylaw to referral agencies for review and comment;
e Conducted a site visit on December 18, 2019 (site photos included as attachment 3).

Background to this application, including a preliminary staff report, is available on the Islands Trust website:

http://www.islandstrust.bc.ca/islands/local-trust-areas/galiano/current-applications/current-application-

documents/

ANALYSIS

Policy/Regulatory
Islands Trust Policy Statement:

Islands Trust Policy Statement Directive Policies Checklist for proposed Draft Bylaw No 271 has been completed
(Attachment 2). The proposed rezoning amendment is compliant and, as such, staff is recommending the above
resolution to endorse the checklist.

Official Community Plan:

The property is designated Community Facility/Commercial (CF/C) in the OCP. As such, the proposed rezoning is
consistent with the OCP’s future intent for the area as a centre of commercial businesses and community
services for Galiano Island and no OCP amendments are required.

Land Use Bylaw:

The subject property is currently zoned VR1. The applicant is seeking rezoning of the subject property to C1. The
operation of a restaurant is a permitted use within the C1 zone in accordance with section 9.1.1.5 of the LUB.

Development Permit Area:

All adjacent C1 and Light Industrial (L1) zoned properties are located within Development Permit Area 6 (DPA 6)
— Commercial and Industrial Form and Character. The applicant has been made aware that if rezoning of the
subject property to C1 is approved, DPA 6 requirements would then apply in accordance with section 6.1 of the
OCP that states all land zoned C1 is designated as DPA 6.

Issues and Opportunities

Well Easement

The subject property is located within a water management area and it is expected that there will be an increase
in water demand to satisfy the operating needs of a restaurant if rezoning is approved. The property-owner has
been proactive in seeking to mitigate this concern by entering into an easement agreement with an adjacent
property-owner for access to a water well with adequate proof of water.

While the applicant is currently accessing water from the new well, the applicant has indicated the legal details
of the easement agreement with the neighbouring property-owner are not yet finalized. The applicant is aware
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that this easement agreement must be in place prior to any final decision on rezoning by the LTC. The applicant
will also need to obtain a license for commercial water use.

Consultation
Statutory Requirements

In accordance with regular statutory requirements, a public hearing is required and it is normal practice to hold
Community Information Meeting (CIM) prior to that. In this circumstance, given the consistency of the rezoning
request for the subject property with its associated land use designation in the OCP, and the demonstrated
community support, staff are recommending scheduling a CIM in conjunction with the public hearing.

The public hearing notice would be posted as per statutory and bylaw requirements in advance of the public
hearing.

Agencies

The rezoning application has been referred to the following agencies:

e Ministry of Transportation and Infrastructure

e [sland Health

e CRD, Building Inspection Services

e Galiano Island Fire Rescue — South Department
e Mayne Island Local Trust Committee

e Thetis Island Local Trust Committee

e Salt Spring Island Local Trust Committee

e South Pender Island Local Trust Committee

There were no issues or concerns regarding the application brought forward by these agencies during the
referral period. Island Health has contacted the applicant directly to clarify the regulatory health and safety
requirements for the legal operation of a commercial restaurant at the subject property.

First Nations

At the time of application, staff conducted a desktop review of registered and potential archaeological sites to
address concerns regarding impacts to cultural heritage. Staff identified no concerns in regard to this
application, particularly due to the fact that the proposed future use will be confined to the existing structural
footprint. Staff also provided information to the homeowner regarding policies and processes related to
registered or potential archaeological sites.

Rationale for Recommendation
Based on the foregoing, the recommendations on page 1 are supported as:

e The land use designation for the subject property in the OCP is Community Facility/Commercial and is
supported by a number of commercial policies;

a

e The land owner has received significant community support for the proposed rezoning and no dissenting

views have been heard to date;
e Referral agencies have indicated no issues or concerns with the proposed rezoning;

Islands Trust Staff Report
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e Proceeding with a CIM and Public Hearing will help to identify any outstanding issues or concerns with
the proposed rezoning and the use of the property as a restaurant.

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. If selecting this alternative, the LTC
should describe the specific information needed and the rationale for this request.

Resolution:

That the Galiano Island Local Trust Committee request that the applicant submit to the Islands Trust

2. Refer Application to Advisory Planning Commission

The LTC may opt to refer the application to the Advisory Planning Commission.

Resolution:

That the Galiano Island Local Trust Committee request staff to refer Bylaw No. 271 to the Galiano Island

Advisory Planning Commission for comment.

3. Proceed No Further

The LTC may opt to proceed no further with the application.

Resolution:

That the Galiano Island Local Trust Committee proceed no further with proposed Bylaw No. 271 cited as

“Galiano Island Land Use Bylaw 117, 1999, Amendment No. 1, 2019,”

NEXT STEPS
With direction from the LTC, Staff will:

e Schedule a CIM in conjunction with a Public Hearing.

Submitted By: Brad Smith, Island Planner January 22, 2020
Concurrence: Robert Kojima, Regional Planning Manager January 22, 2020
ATTACHMENTS

1. Draft Bylaw No. 271
2. Islands Trust Policy Statement Directive Policies Checklist
3. Site Photos, December 18, 2019
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GALIANO ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 271

A BYLAW TO AMEND GALIANO ISLAND LAND USE BYLAW NO. 127, 1999

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

1. Citation

This bylaw may be cited for all purposes as “Galiano Island Land Use Bylaw No. 127,
1999, Amendment No. 1, 2019”".

2. Galiano Island Local Trust Committee Bylaw No. 127, cited as “Galiano Island Land
Use Bylaw No. 127, 1999,” is amended as follows:

Schedule “B” — Zoning Map, is amended by changing the zoning classification of Lot 4,
Section 5, Galiano Island, Cowichan District, Plan 13671 from Village Residential 1
(VR1) to Retail Commercial 1 (C1), as shown on Plan No. 1 attached to and forming
part of this bylaw.

3. SEVERABILITY

If any provision of this Bylaw is for any reason held to be invalid by a decision of any
Court of competent jurisdiction, the invalid provision must be severed from the Bylaw
and the decision that such provision is invalid must not affect the validity of the
remaining provisions of the Bylaw.

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

DAY OF 20
ADOPTED THIS DAY OF 20
Chair Secretary
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GL-BL-271

GALIANO ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 271

Plan No. 1
SUBJECT AREA \4
FROM: VILLAGE RESIDENTIAL 1 - (VR1)
TO: RETAIL COMMERCIAL 1 - (C1)
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Islands Trust Policy Statement Directives Only Checklist — May 17, 2005 1

IslandsTrust  poyicy STATEMENT DIRECTIVES ONLY CHECK LIST

Bylaw and File No: BL 271 & GL-RZ-2019.2
LTC Endorsement:
PURPOSE
To provide staff with the Directives Only Checklist to highlight issues addressed in staff reports and as a means to ensure Local Trust Committee
address certain matters in their official community plans and regulatory bylaws and Island Municipalities address certain matters in their official
community plans and to reference any relevant sections of the Policy Statement.

POLICY STATEMENT

The Policy Statement is comprised of several parts. Parts | and Il outline the purpose, the Islands Trust object, and Council’s guiding
principles. Parts I, IV and V contain the goals and policies relevant to ecosystem preservation and protection, stewardship of resources
and sustainable communities.

There are three different kinds of policies within the Policy Statement as follows:

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

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

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

DIRECTIVES ONLY CHECK LIST

The Policy Statement Directives Only Checklist is based on the directive policies from the Policy Statement (Consolidated April 2003)
which require Local Trust Committees to address certain matters in their official community plans and regulatory bylaws and Island
Municipalities to address certain a matters in their official community plans in a way that implements the policy of Trust Council.

Staff will use the Policy Statement Checklist (Directives Only) to review Local Trust Committee and Island Municipality bylaw amendment
applications and proposals to ensure consistency with the Policy Statement. Staff will add the appropriate symbol to the table as follows:

v if the bylaw is consistent with the policy from the Policy Statement, or
x if the bylaw is inconsistent (contrary or at variance) with a policy from the Policy Statement, or
N/A if the policy is not applicable.
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Islands Trust Policy Statement Directives Only Checklist April 26, 2005

Part 11l Policies for Ecosystem Preservation and Protection
CONSISTENT \ NO. DIRECTIVE POLICY
3.1 Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 3.1.3 identification and protection of the environmentally sensitive areas and significant natural sites, features and landforms in

their planning area.

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 3.14 planning, establishment, and maintenance of a network of protected areas that preserve the representative ecosystems of
their planning area and maintain their ecological integrity.

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the

N/A 3.1.5 regulation of land use and development to restrict emissions to land, air and water to levels not harmful to humans or other
species.
3.2 Forest Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 3.2.2 the protection of unfragmented forest ecosystems within their local planning areas from potentially adverse impacts of
growth, development, and land-use.
3.3 Freshwater and Wetland Ecosystems and Riparian Zones
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 3.3.2 means to prevent further loss or degradation of freshwater bodies or watercourses, wetlands and riparian zones and to
protect aquatic wildlife.
3.4 Coastal and Marine Ecosystems
N/A 3.4.4 Local T_rust Commi_ttees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
protection of sensitive coastal areas.
N/A 345 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the

planning for and regulation of development in coastal regions to protect natural coastal processes.

PART IV: Policies for the Stewardship of Resources

CONSISTENT ‘ NO. DIRECTIVE POLICY

4.1 Agricultural Land

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the

N/A 4.14 identification and preservation of agricultural land for current and future use.

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 415 preservation, protection, and encouragement of farming, the sustainability of farming, and the relationship of farming to
other land uses.

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
use of adjacent properties to minimize any adverse affects on agricultural land.

N/A 4.1.6




Islands Trust Policy Statement Directives Only Checklist — May 17, 2005 3

CONSISTENT = NO. DIRECTIVE POLICY

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

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

N/A 4.1.8 land uses and activities that support the economic viability of farms without compromising the agriculture capability of
agricultural land.
N/A 4.1.9 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
use of Crown lands for agricultural leases.
4.2 Forests
N/A 496 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the

need to protect the ecological integrity on a scale of forest stands and landscapes.

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

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the

N/A 4.2.8 designation of forest ecosystem reserves where no extraction will take place to ensure the preservation of native biological
diversity.
4.3 Wildlife and Vegetation
4.4 Freshwater Resources

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
measures that ensure neither the density nor intensity of land use is increased in areas which are known to have a problem

N/A 442 with the quality or quantity of the supply of freshwater, water quality is maintained, and existing, anticipated and seasonal
demands for water are considered and allowed for.
N/A 443 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

measures that ensure water use is not to the detriment of in-stream uses

4.5 Coastal Areas and Marine Shorelands

N/A 458 Local Trust Committees and_ Island Municipalities shall, in their official community plans and regulatory bylaws, address the
needs and locations for marine dependent land uses.

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
compatibility of the location, size and nature of marinas with the ecosystems and character of their local planning areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 4.5.10 | location of buildings and structures so as to protect public access to, from and along the marine shoreline and minimize
impacts on sensitive coastal environments.

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

4.6 Soils and Other Resources
N/A 4.6.3 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the

N/A 4.5.9

N/A 4511




Islands Trust Policy Statement Directives Only Checklist April 26, 2005

| | protection of productive soils.

PART V: Policies for Sustainable Communities

CONSISTENT NO. DIRECTIVE POLICY

5.1 Aesthetic Qualities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

N/A 513 the protection of views, scenic areas and distinctive features contributing to the overall visual quality and scenic value of
the Trust Area.
5.2 Growth and Development
v 593 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

policies related to the aesthetic, environmental and social impacts of development.

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

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

v 5.2.5 means for achieving efficient use of the land base without exceeding any density limits defined in their official community
lans.

Eocal Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.2.6 the identification of areas hazardous to development, including areas subject to flooding, erosion or slope instability, and

strategies to direct development away from such hazards.

5.3 Transportation and Utilities

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

N/A 534 the development of a classification system of rural roadways, including scenic or heritage road designations, in

recognition of the object of the Islands Trust.

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

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

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

5.4 Disposal of Waste

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

N/A 53.5

N/A 5.3.6

CONSISTENT | NO. DIRECTIVE POLICY
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5.5 Recreation

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 55.3 o o . . o

the prohibition of destination gaming facilities such as casinos and commercial bingo halls.

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

N/A 55.5 recreational significance, and the designation of locations for community and public boat launches, docks and
anchorages.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

N/A 5.5.6 the identification and designation of areas for low impact recreational activities and discourage facilities and opportunities
for high impact recreational activities.

N/A 557 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

the planning for bicycle, pedestrian and equestrian trail systems.

5.6 Cultural and Natural Heritage

N/A 56.2 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

T the identification, protection, preservation and enhancement of local heritage.
N/A 563 Local Trust C_ommittees and_ Island Munic_ipalities shall, in their official c_ommunity plans and regulatory bylaws, addr_ess
the preservation and protection of the heritage value and character of historic coastal settlement patterns and remains.

5.7 Economic Opportunities

v 5792 Local Tryst Commi'gtges and Island Mun.icipali.ties shall, in Fheir official community pIan; and regulatory bylaws, address
U economic opportunities that are compatible with conservation of resources and protection of community character.

5.8 Health and Well-being

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

N/A 5.8.6 their community’s current and projected housing requirements and the long-term needs for educational, institutional,

community and health-related facilities and services, as well as the cultural and recreational facilities and services.

POLICY STATEMENT COMPLIANCE

4 COMPLIANCE WITH TRUST POLICY
NOT IN COMPLIANCE WITH TRUST POLICY for the following reasons:

G:\LPS\Policy Statement\Policy Statement Directives Only Checklist Form.doc



ATTACHMENT 3 — SITE PHOTOGRAPHS

3.1. SITE PHOTOGRAPHS — DECEMBER 18, 2019 SITE VISIT

PHOTO 2. REAR OF PROPERTY SHOWING LOCATION OF PROPOSED 8 STALL PARKING AREA
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PHOTO 4. PUMPHOUSE AT REAR OF PROPERTY— SITED IN REAR LOT SETBACK BUT DEEMED LEGALLY NON-CONFORMING
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PHOTO 6. NEWLY INSTALLED WATER TREATMENT SYSTEM ON SUBJECT PROPERTY
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IslandsTrust STAFF REPORT

File No.: 2450-06-GL
(x-ref GL-SUB-2006.2)

DATE OF MEETING: February 3, 2020
TO: Galiano Island Local Trust Committee

FROM: Brad Smith
Southern Team

SUBJECT: Request for Discharge of Section 219 Covenant
Applicant: Dave Simone
Location: Lot 3, 861 Bluff Road, Galiano Island

RECOMMENDATION

1. That the Galiano Island Local Trust Committee accepts the discharge of Section 219 covenant FB81092
registered on Lot 3 Section 2 Galiano Island Cowichan District Plan VIP83509 (Lot 3, 861 Bluff Road) and
designates the Chair of the Local Trust Committee to sign the discharge of the covenant.

PURPOSE

The purpose of this report is to consider a request from the property-owner to discharge Section 219 Covenant
FB81092 (Attachment 1) which is registered on the subject property located at 861 Bluff Road, Galiano Island.

The above recommendation is supported as a water report has been provided by a professional hydrogeologist
that concludes through testing that both water quantity and water quality on the subject property is satisfactory
to meet the requirements for potable water under section 13.23 of the Galiano Island Land Use Bylaw No. 127,
1999 (LUB).

BACKGROUND

The owner of 861 Bluff Road has made a written request (Attachment 2) to discharge Covenant FB81092 on the
property which requires that:

“No buildings or structures of any kind shall be occupied on a lot until a water well has been drilled on the
lot and a duly qualified professional engineer has designed water treatment facilities or equipment suitable
to provide potable water pursuant to the Galiano Island Land Use Bylaw a No. 127, 1999, and has advised
the Covenantee in writing of such determination.”

Covenant FB81092 was registered on the subject property (Figure 1) as a condition of subdivision approval in
2006. The covenant grantor is the Capital Regional District (CRD) who owned the parcel at the time, and the
grantee is the Galiano Island Local Trust Committee (LTC). The covenant was required to satisfy 13.23 of the LUB
which requires subdivided lots to have an available amount of potable water which meet or exceed the

\\islandstrust.local\DFSMain\EDM\06 Legal Matters\2450 Restrictive Covenants\20 Individual (P)\GL\LTC Covenants\FB80192 - Lot 3
Covenant Discharge\Feb 3 LTC Agenda Materials\GL_2019-12-12_ 861 Bluff Rd Lot 3 FB81092 Covenant Discharge.docx
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Guidelines for Canadian Drinking Water Quality. In the case of residential use, this standard is 2275 litres per
day/lot (1.590 L/min or 0.35 Igpm).

Figure 1 - Subject Property
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ANALYSIS
Results of Water Report

The existing bedrock well (WID 16482) on the subject property was pump tested for a period of 12 hours on
October 9, 2019. The test followed a relatively dry summer period and during a period when groundwater levels
were seasonally low. This test, and the associated report of findings (Attachment 3), was completed by a

professional hydrogeologist.

Results of the pump test indicates that the well can be safely utilized at the rate at which it was pumped 3.03
L/min (0.67 Igpm), while still providing for an adequate safety factor. This rate exceeds the LUB minimum
standard of 1.590 L/min (0.35 Igpm) by a factor close to 2 times for potable water supply. Based on the
monitoring results for a nearby well during the pump testing, the hydrogeologist concludes that the use of Well
WID 16482 for domestic purposes should have no measureable adverse effects on neighbouring water sources.

Laboratory results of the October 9, 2019 sampling indicates the water quality of Well WID 16482 met or
exceeded Guidelines for Canadian Drinking Water Quality for all parameters analysed except for elevated levels
of turbidity, fluoride and total iron. Although not bylaw requirements, the report includes these
recommendations for the owner with respect to water quality:
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e As a precautionary measure against any future potential sources of coliform bacteria, water should be
treated with an appropriately designed and maintained ultraviolet irradiation (UV) treatment system;

e Elevated turbidity is only a potential issue in cases of a surface water source or groundwater source
under the direct influence of surface water;

e Elevated levels of iron is an aesthetic issue and not of a health concern. Indications are that this
parameter is present in particulate form and can be reduced by filtering; and,

o Slightly elevated levels of fluoride are of a health concern and can be treated with an appropriately
designed and maintained point-of-entry (POE) water treatment system.

Rationale for Recommendation

The recommendation on page 1 is supported as a water report has been provided by a professional hydrogeologist

that concludes through testing that both water quantity and water quality on the subject property is satisfactory

to meet the requirements for potable water under section 13.23 of the LUB.

NEXT STEPS

e The owner‘s will have their legal counsel provide the legal documents to the Islands Trust for the Chair to

sign, and then register the discharge with the Land Titles Office, all at their expense.

Submitted By: Brad Smith, Island Planner January 17, 2020
Concurrence: Robert Kojima, Regional Planning Manager January 17, 2020
ATTACHMENTS

1. Covenant FB80192
2. Letter from Owner
3. Hydrogeologist’s Report

Islands Trust Staff Report
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REGISTERED VIFB81092 RCVD:2007-08-01 RQST:2011-01-27-10.05.34.085

"

oﬁ'a_"’:\p Cl

- re ] -

N TLEAcT T AUS20T 10 38 F3081092
FORMC

(Section 233)

Province of

British Columbia

GENERAL INSTRUMENT - PART 1 (This area for Land Title Office use) Page 1 of 5 pages

1. APPLIGATION: {Name, address, phone number and signature of applicant, applicant’s solicitor or agent)
Christine Condron
Capital Regional District,
P O Box 1000, 625 Fisgard Street,

Victoria, BC V8W 238 )
Tel: 250 360 3176

Agent -
File RP30-27 CX018,1009.12
2. PARCEL IDENTIFIER(S) AND LEGAL DESCRIPTION(S) OF LAND: *
(PID} (LEGAL DESCRIPTION}
27/s5/ [0 Lot1, Section 2, Galiano Island, Cowichan District, Plan VIP\
28/ 1ot 2 Section 2, Galiane lgland, Cowichan District, Plan VIP 8 350 9

B39 Lot 3, Saction 2, Galianc lsland, Cowichan District, Plan VIP
AR 47 Lot4, Section 2, Galiano Island, Cowichan District, Plan VIP

3. NATURE OF INTEREST: *

DESCRIPTION DOCUMENT REFERENCE PERSON ENTITLED TO INTEREST
(page and paragraph}
§.219 Covenant Entire Document Grantee
4. TERMS: Part 2 of this instrument consists of (select cne only) gL 07708701 10%40:23 01 91 Teeda0
CHERGE $45.65
(a) File Standard Charge Terms [1 D.F. No.
(b) Express Charge Terms ] Annexed as Part 2
(c) Releass [] There is no Part 2 of this instrument

A seleclion of (a} includes any additional or modified terms referred to in ltem 7 or in a schedule annexed to this
instrument. If {c) is selected, the charge described in ltem 3 is released or discharged as a charge on the land
described in [tem 2.

5. TRANSFEROR(S) GRANTOR(S) :
CAPITAL REGIONAL DISTRICT,

P. O. Box, 1000, 625 Fisgard Street, Victoria, BC ~ V8W 256

6. TRANFEREE(S) GRANTEE(S) :
GALIANO ISLAND LOCAL TRUST COMMITTEE, a corporation under the Islands Trust Act of

British Columbia having an office at 200-1627 Fort Street, Victoria, BC ~ V8R 1H8
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REGISTERED VIFB81092 RCYD:2007-08-01 RQST:2011-01-27-10.05.34.085

Page 2 of 5 pages

7. ADDITIONAL OR MODIFIED TERMS: * N/A

8. EXECUTION(S): This instrument creates, assigns, modifies, enlarges, discharges or governs the
priority of the interest(s) described in Item 3 and the Transferor(s) and every other signatory agree to be
bound by this instrument, and acknowledge(s) receipt of a true copy of the filed standard charge terms, if
any.

Execution Date

(Y/M/D}
Officer Signature(s) Party(ies) Signature(s)

For the Transferor/Grantor

For the Transferee/Grantee

GALIANO ISLAND LOCAL TRUST

COMMITTEE
me“ - OFPFOL éﬁﬁf /, ‘ é?ﬂ' :ﬁEZQZZ!)

LINDA JOAN ADAMS
Commissioner for Taking Affidavits
for British Columbla
200 - 1627 Fort Street
Victoria, BC VB8R 1H8
Ph (250} 405-5151 I

OFFICER CERTIFICATION:

Your signature constitutes a representation that you are a solicitor, notary public or other person authorized by the Evidence Acs,
R.5.B.C. 1979, c. 116, to take affidavits for use in British Columbia and certifies the matters set out in Part 5 of the Land Title
Act as they pertain to the execution of this instrument.

* If space insufficient, enter "SEE SCHEDULE" and attach schedule in Form E.
¥ [ space sufficient, continue executions on additional page(s) in Form D.
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REGISTERED VIFB81092 RCVD;2007-08-01 RQOST:2011-01-27-10.05.34.085

Page 3 of 5 pages

TERMS OF INSTRUMENT - PART Il
RESTRICTIVE COVENANT

THIS AGREEMENT dated for reference this 26" day of June, 2007
BETWEEN:

CAPITAL REGIONAL DISTRICT
625 Fisgard Street

Victoria, BC

V8W 256

(Covenantor)

AND:

GALIANO ISLAND LOCAL TRUST COMMITTEE, a corporation
under the Islands Trust Act of British Columbia, having an office at 2™

Floor, 1627 Fort Street, Victoria, R.C., VE8R IH8
{"Covenantee"}

WHEREAS:

A. The Covenantor is the owner in fee simple of lands on Galiano Island 33 3—0?
described as Lots 1, 2, 3 and 4, Galiano Island, Cowichan District Plan VIP
(collectively referred to as the "Lots" and singularly as the "Lot");

B. The Galiano Island Local Trust Committee requires registration of this
Covenant,

C. The Land Title Act, s. 219 provides inter alia, that a covenant including
provision in respect to the use of land and buildings on land may be registered
as a charge against title to the Lots in favour of the Covenantor,

D. There are wells drilled (the "Well") to service the Lots, but no proven supply
of potable water approved by the Medical Health Officer has been proven
from the wells servicing the lots.

NOW THEREFORE in consideration of the approval of subdivision by the
Ministry of Transportation and Highways, the Covenantor pursuant to s, 219 of
the Land Title Act grants the following covenant to the Covenantee on the terms
and conditions herein:

I. No buildings or structures of any kind shall be occupied on a lot until a water
well has been drilled on the lot and a dyly qualified professional engineer has
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Page 4 of 5 pages

designed water treatment facilities or equipment suitable to provide potable water
pursuant to the Galiano Island Land Use Bylaw No. 127, 1999 and has advised
the Covenantee in writing of such determination.

2. IT IS MUTUALLY UNDERSTOOD, agreed and declared by and between the
parties hereto that:

a. nothing contained or implied herein shall prejudice or affect the rights and
powers of the Covenantee in the exercise of its functions under any public and
private statues, by-laws, orders and regulations, all of which may be fully and
effectively exercised in relation to the said Lots as if this Agreement had not been
fully executed and delivered by the Covenantor;

b. the covenants set forth herein shall charge the said Lots pursuant to Section
219 of the Land Title Act and shall be covenants, the burden of which shall run
wiih the said Lots. it is fuither expressly agreed that the benefit of all covenants
made by the Covenantor herein shall accrue solely to the Covenantee and that
this Agreement may be medified by agreement of the Covenantee with the
Covenantor, or discharged by the Covenantee alone;

¢. wherever the singular or masculine is used herein, the same shall be
construed as meaning the plural, feminine or the body corporate or politic where
the context or the parties so require and, where the Covenantor consists of more
that one person, the term "Covenantor” shall mean ali such persons jointly and
severally;

d. this Agreement shall enure to the benefit of and be binding upon the parties
hereto and their respective heirs, executors, administrators, successors and
assigns; and

e. the parties hereto shall do and cause to be done all things and execute and
cause to be executed all documents which may be necessary to give proper
effect to the intention of this Agreement.

This is the instrument creating the condition or covenant entered into under
Section 219 of the Land Title Act by the registered owner(s) referred to herein
and shown on the print of plan annexed hereto and initialed by me.

Approving [Rfficer
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To: Galiano Island Local Trust Committee. c/o Brad Smith, Islands Trust
From: Dave Simone on behalf of Diana Fraser

Re: Well water covenant

Date: December 30, 2019

Dear Trustees,
| am writing with regards to the well water covenant on title relating to the property at:

2-861 Bluff Road East, Galiano Island.
Lot 3 Plan VIP83509 Section 2 Land District 16
PID: 027-151-239

This covenant between the CRD and the Islands Trust was put in place at the time of
the subdivision as a water supply that met the requirements for subdivision could not be
met. The covenant advises that:

No buildings or structures of any kind shall be occupied on a lot until a water well has been
drilled on the lot and a duly qualified professional engineer has designed water treatment
facilities or equipment suitable to provide potable water pursuant to the Galiano Island
Land Use Bylaw No. 127, 1999 and has advised the Covenantee in writing of such
determination.

This past October we undertook an investigation to determine if there exists
sufficient water quantity to meet the requirements outlined in the Sec 219
covenant dated June 26, 2007. Al Kohut at Hy-Geo Engineering produced a
comprehensive hydrology report. It is our understanding that the report states
that the well does meet the requirements and we would like to respectfully
request that the covenant be discharged. Please don’t hesitate to contact me if
you have any further questions.

Regards,

Dave Simone
(250) 539-8733
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ly-Geo Consulting

www.hy-geo.com

Tel: (250) 744-7859 Victoria, British Columbia Canada V8Z 2M9

File: 1907031

November 8, 2019

Dave Simone
Galiano Island BC

Attention: Dave Simone

Re: Groundwater Supply for Lot 3, PID 027151239, Section 2, 861 Bluff Road,
Galiano Island

As requested, Hy-Geo Consulting has completed a review of a recent fall pumping test
conducted on the existing 500 foot (152.400 m) bedrock well (WID 16482) on the above
property. The well was originally drilled in 2006 and reported by the driller to yield
approximately 1.0 US gallons per minute (3.785 L/min). The well had been previously
tested on December 11, 2006 for 12 hours at a average rate of 0.82 USgpm (3.104 L/min)
and assessed by Hodge Hydrogeology Consulting (2006) to be capable of sustaining a
pumping rate of 0.35 Igpm (1.590 L/min), thereby meeting the minimum standards for
potable water supply under Galiano Island Land Use Bylaw No. 127, 1999, (Galiano Island
Local Trust Committee, 2019), and as set out under a covenant agreement between the
Capital Regional District and the Galiano Island Local Trust Committee (2007).

Site Location

The property is situated at the southeastern end of Galiano Island approximately 1.5
kilometres south of Sturdies Bay (Figure 1). It encompasses PID 027151239 and
occupies approximately 20070 m? in area. Reported well locations mapped under the
British Columbia Water Resources Atlas (Ministry of Environment, 2019a), are also shown
in Figure 1. The existing wells on neighbouring Lots 1,2,3 as well as Lot 4 do not currently
appear in the Ministry of Environment WELLS database. These latter wells were therefore,
field located as shown in Figure 1 for purposes of this report. Well WID 16482 is situated
at an elevation of approximately 70 m above sea level along a northeastly draining slope
(Figure 2). The well is completed below sea level within the South Galiano Groundwater
Region delineated by Kohut and Johanson (1998).
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Figure 1. Location of subject property and neighbouring wells. Basemap
from Ministry of Environment (2019a).

Climate

With the absence of a current climate station on Galiano Island, the Saturna Campon
climate station (ID 1017098) may be considered representative of the general longer-term
(monthly) precipitation patterns on Galiano (Figure 3). Table 1 indicates that the
cumulative precipitation for the Saturna Campon climate station was 100.0 percent of
normal from January to end of September 2019. It should be noted that the climate station
is now (ID 1017099). While the overall annual precipitation was normal there were several

months including January, March, May, June and August when the monthly precipitation
was below normal.

Hydrogeologic Setting

The general groundwater conditions of Galiano Island have been reported by several
authors including Harrison (1994), Kohut and Johanson (1998) and Waterline Resources
Inc. (2011). Galiano is comprised of sedimentary clastic rocks belonging to the Nanaimo
Group of Late Cretaceous age (Muller and Jeletzky, 1970). These consist of alternating
interbeds of sandstone, mudstone, siltstone, shale and some conglomerate. Groundwater
on the island is found primarily in open fractures in the bedrock formations as they are
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encountered during drilling of water wells. These fractures constitute the major zones for

groundwater storage and movement.
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Figure 2. Topographic site conditions. Contour interval is 20 m.

Basemap from Ministry of Environment (2019a).

Temperature (°C)

Temperature and Precipitation Chart for 1981 to 2010 Canadian Climate Normals
SATURNA CAPMON

[~ \ \\
/ N
e : N
1
8 o] // \\\\
et N
Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

Month

150

136

123

109

Precipitation (mm)

Daily
Maximum
Temperature
(°C)

Daily
Average
Temperature
(°C)

Daily
Minimum
Temperature
(°C)

Precipitation
(mm)

Figure 3. Graph of monthly normal precipitation for Saturna Campon station
(Climate ID. 1017098). Graph from Government of Canada (2019a).
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Table 1. Monthy precipitation data for Saturna Campon CS climate station
(Climate ID. 1017099) in 2019 compared to 1981-2010 normals.

Month Precipitation in Monthly Percent of | Cumulative
2019 (mm) Precipitation Normal Percent of
Normal (mm) Normal

January 100.1* 129.0 77.6 77.6
February 88.2 64.6 136.5 97.3
March 26.1 65.0 40.2 82.9
April 80.9 52.7 153.5 94.9
May 34.9 43.4 80.4 93.1
June 28.2 37.3 75.6 914
July 30.1 21.3 141.3 94.0
August 14.0 32.9 42.6 90.2
September 73" 29.6 246.6 100.0
To Oct 7 18.6 90.2 20.6

*
Incomplete data.
Data from Gover

nment of Canada (2019b).

From historic observation well data in the Gulf Islands, groundwater levels in bedrock wells

generally rise and
highest during the

fall with the seasons, in response to available precipitation, becoming
late fall and winter months. Water levels then normally decline during

the dry summer months reaching seasonal lows in the late fall months (Kohut et al.,1984).
Figure 4 shows the reported groundwater level trend in early October 2019 being slightly
above the historic median trend for Provincial Observation Well 258, situated near Sturdies
Bay. Figure 5 compares 2018 and 2019 water level trends for Observation Well 258.

PROVI

Water Level Below Ground Surface {m)

—— Approved

NCIAL OBSERVATION WELL 258, GALIANO ISLAND

HISTORIC MAXIMUM LEVELS

A IAVWAY M N ‘
/\\ “ﬂ'h \/ PN . A, ‘Aw\\
‘ VRN

/ HISTORIC MEDIAN LEVELS

Dec Jan Feb Apr May Jun

Water Year 2019-2020
Data —— Raw Data

Historical Daily Median Range of Min & Max (Oct 01, 2009 - Sep 30, 2019)

Figure 4. Groundwater level trend in 2019 compared to historic maximum

minimum and median data for Observation Well 258. Adapted
from Ministry of Environment (2019b).

53



2018 DATA \

2019 DATA

\

10

12

14

WATER LEVEL IN METRES BELOW SURFACE

s

16

JAN MAR MAY JUL SEP NOV JAN

Figure 5. Groundwater level graphs for Observation Well 258 during 2018
and 2019. Adapted from Ministry of Environment (2019b).

Water level patterns for both 2018 and 2019 follow similar trends from January to
September with October 2019 data slightly above October 2018 levels.

Well WID 16482

Information on Well WID 16482 was reported previously by Hodge Hydrogeology
Consulting in 2006. The well was drilled on November 22, 2006 by D.A. Smithson and
Sons to a depth of 500 feet (152.400 m) and completed in medium-hard grey sandstone
with a water-bearing fracture at 460 feet (140.208 m) having an approximate yield of 1.0
USgpm (3.785 L/min). While the final well depth was completed below sea level, the non-
pumping (static) water level on December 11, 2006 was reported at 82.32 feet (25.089 m)
or approximately 45 m above sea level. Well WID 16482 is likely completed within
interbedded sandstone layers of the Geoffrey Formation (Muller and Jeletzky, 1970).

Testing Conducted

A pumping test of 12 hours duration is generally considered sufficient for determining the
sustainable yield of a domestic residential well where the minimum requirements are 2275
L/day for a single residence, as set out under Galiano Island Land Use Bylaw No. 127,
1999, (Galiano Island Local Trust Committee, 2019). This quantity is equivalent to a
pumping rate of 0.35 Igpm (1.590 L/min). Based on a 12 hour winter pumping test in
December 2006, Hodge Hydrogeology Consulting rated the long term capacity of Well
WID 16482 at 3.4 L/min subject to verification with a late summer test.
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A 12 hour constant rate pumping test was subsequently carried out on the Lot 3 Well WID
16482 on October 9, 2019 at rate of 0.67 Igpm (3.03 L/min) slightly less than the previous
2006 test rate of 3.104 L/min. The test was undertaken by Red Williams Well Drilling Ltd.,
utilizing an existing submersible pump set in the well at a depth of 470 feet (143.256 m).
Pumped water was discharged down slope away from the wellhead towards the east.
Manual water level readings were taken during the test at prescribed intervals (Ministry of
Environment, 2010). A water level datalogger was set in the pumped well casing to record
water levels at one minute intervals. A Diver™ datalogger was installed in the Lot 2 Well
WID 16478 situated approximately 91.9 feet (28 m) northwest of the pumped well and a
third datalogger was installed in the Lot 4 Well WID 16462. Pumping was followed by
manually measuring the recovery water levels at prescribed intervals for 2 hours. A
Diver™ barologger was also employed at the site to record changes in barometric
pressure and adjust the water level data obtained from the wells.

During the day of the test, 6.1 mm of precipitation was recorded at the Saturna Campon
climate station (Climate ID. 1017099) and 18.6 mm of precipitation was recorded during
the 5 days prior to the start of the test. It is unlikely these amounts of precipitation would
have significantly affected water levels in the well.

Water samples were taken from the Lot 3 Well WID 16482 after 11 hours of pumping and
delivered within 24 hours of sampling with ice packs to the MB Labs Ltd., laboratory in
Saanich for analysis of chemical and bacteriological parameters. One of the samples was
also field filtered at the well site by A. Kohut for determination of dissolved metals. All
samples were unadulterated and taken from Well WID 16482 and delivered to the
laboratory by A. Kohut.

Results

Well test data, drawdown and recovery plots for Well WID 16482 are provided in Appendix
A. Appendix B contains copies of the analytical laboratory reports from MB Labs Ltd., and
the previous 2006 quality results. Figure 6 illustrates the water level fluctuations in the
observation well (WID 16478) on Lot 2, prior to, during and after pump testing at the rate of
0.67 Igpm (3.03 L/min). No discernable water level interference effects due to the Lot 3
Well WID 16482 pumping were observed on the Lot 2 Well WID 16478. During the test
water levels were rising in the observation well. After pumping, water levels declined 5 cm
over two days before rising again indicating a possible delayed draining effect. Water level
fluctuations recorded in Well WID 16478 showed no apparent tidal influences.

Figure 7 shows the drawdown in Well WID 16482 during pumping. At the end of the test,
drawdown reached 23.537 m (77.22 feet) below the pre-pumping level of 31.124 m
(102.11 feet) below the top of casing or 30.744 m (100.96 feet) below ground. Water level
recovery was 99% within 24 hours of the pump shutting down.

Extrapolation of the drawdown curve to 100 days without recharge indicates the drawdown
would reach 58 m (190.29 feet), utilizing 53.0 % of the available drawdown (118.388 m) in
the well to the top of the water-bearing fracture at a depth of 140.208 m (460 feet).
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Based on the specific capacity of the well after 100 days of pumping (0.0522 L/min per
metre) and utilizing 70 percent of the available drawdown would suggest a potential long-
term capacity of 3.999 L/min. It would be prudent, however to not rate the capacity of the
well greater than the rate at which it was pumped (0.67 Igpm or 3.03 L/min). These
results indicate, therefore, that the well is capable of meeting the minimum
standards of 0.35 Igpm (1.590 L/min) for potable water supply under Galiano Island
Land Use Bylaw No. 127, 1999, (Galiano Island Local Trust Committee, 2019).

OBSERVATION WELL LOT 2 WID 16478

800
END TEST OCT. 9

5:15PM
795 START TEST OCT. 9 /

5:15 AM i

790 5 cm

785

775
DATA LOGGER DOWNLOADED

770
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N
00
o

765
760

755

750 | | 1 1 1 | 1 1 1 | | ] | |

OCTOBER 2019

Figure 6. Water levels in Observation Well WID 16478 prior to, during and after pumping
of Well 16482.

Results of the recent water quality analyses are provided in Table 2 in comparison to the
previous results of 2006. Based on the laboratory results of the October 9, 2019 sampling,
the water quality of Well WID 16482 met or exceeded the Guidelines for Canadian
Drinking Water-Summary Table (Health Canada, 2017) for all parameters analyzed except
for elevated levels of turbidity at 3.01 NTU, fluoride at 1.77 mg/L, and total iron at 383
Mg/L. The 2019 water quality results are similar to the results obtained in 2006.

Elevated turbidity is only a potential issue in cases of a surface water source or
groundwater source under the direct influence of surface water. It is not uncommon for
groundwater to contain elevated levels of turbidity from suspended particulate matter such
as clays and silts.
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The sample that was field filtered for dissolved metals showed significantly reduced levels
of iron, well below the drinking water guideline indicating total levels of this constituent
were due to particulates (fine sediment). These particulates may decrease with time as a
well is pumped and can be readily removed with conventional filtering systems. Elevated
levels of iron are an aesthetic issue and are not of a health concern. Elevated levels of
fluoride are of a health concern and can be treated with an appropriately designed and
maintained point-of-entry (POE) water treatment system.

Drawdown Data for Well (WID 16482)
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Figure 7. Semi-log drawdown plot for Well WID 16482 pumping at 3.03 L/min.



Table 2. Summary of water quality analyses.

Parameters/Site and Sampling WELL WELL WELL Canadian Units

Date WID 16482 | WID 16482 WID 16482 | DWGuideline
2017
Dec 13/06 Oct 9/19 Oct 9/19
PHYSICAL TESTS
True Colour 4.49 <or=15 TCU
Conductivity 574 566 uS/cm
Total Hardness (CaCO3) 9 171 Dissolved 16.1 mg/L
Hardness

pH 9.0 8.56 7.0-10.5 pH units
Total Dissolved solids (TDS) 313 328 < or = 500 mg/L
Turbidity 9.07 3.01 <1.0 NTU
DISSOLVED ANIONS
Alkalinity (Total as CaCO3) 91 120 mg/L
Alkalinity (PP as CaCO3) mg/L
Bicarbonate mg/L
Carbonate mg/L
Hydroxide mg/L
Chloride 784 83.9 < or = 250 mg/L
Fluoride 1.70 1.77 1.5 mg/L
Nitrate (N) 0.07 ND 10 mg/L
Nitrite (N) <0.002 0.0009 1 mg/L
Total Organic Nitrogen (N) mg/L
Total Ammonia (N) mg/L
Nitrate plus Nitrite (N) mg/L
Total Nitrogen (N) mg/L
Total Organic Carbon ( C) 0.800 mg/L
Total Phosphorus (P) mg/L
Sulphate 34.0 31.0 < or =500 mg/L
TOTAL METALS DISSOLVED METALS
Aluminum 260 468 330 pg/L
Antimony <1 0.580 <0.500 6 pa/L
Arsenic 1 1.12 1.10 10 ug/L
Barium 1 <9 <9 1000 ua/L
Beryllium <3 <3 pa/L
Boron 3200 3150 3130 5000 ug/L
Cadmium <0.2 <0.010 <0.010 5 ug/L
Chromium 1 <10 <10 50 ug/L
Cobalt <20 <20 pg/L
Copper <0.001 <8 <8 <or=1000 pg/L
Iron 240 383 26 < or =300 ug/L
Lanthanum <20 <20 ug/L
Lead 7 0.842 0672 | 10 pg/L
Lithium 28 ug/L
Manganese 7 7 <4 <or=50 pg/L
Mercury <0.02 <0.010 <0.010 1 pg/L
Molybdenum 29 47 <20 ug/L
Nickel <50 <50 pg/L
Selenium <1 <0.005 <0.005 50 pg/L
Silicon 4900 2730 2520 ug/L
Silver <0.25 <10 <10 pg/L
Strontium 38 40 40 pg/L
Tin <20 <20 ug/L
Titanium 10 <10 <10 ug/L
Tungsten <50 <50 <50 pg/L
Uranium <0.5 20 pg/L
Vanadium <10 <10 ug/L
Zinc 780 17 3 < or = 5000 pg/L
Calcium 3.48 6.52 6.23 mg/L
Magnesium 0.14 0.190 0.120 mg/L
Potassium 0.1 0.660 0.620 mg/L
Sodium 109 139 138 < or =200 mg/L
MICROBIOLOGICAL
Total coliforms 2 ND ND CFU/100mL
Escherichia coli (E. coli) <1 ND ND CFU/100mL

* Turbidity guideline applies to a surface water source or a groundwater source under the direct influence of surface water.

ND means none detectable. :Dissolved levels less than total levels.
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Conclusions

The existing bedrock well (WID 16482) on Lot 3, PID 027151239 was recently pump
tested for a period of 12 hours on October 9, 2019 following a relatively dry summer period
and during a period when groundwater levels were seasonally low. Results of the testing
indicates that the well can be safely rated at the rate at which it was pumped (0.67 Igpm or
3.03 L/min) providing a significant safety factor in the well. This rating exceeds the
minimum standard of 0.35 Igpm (1.590 L/min) by a factor close to 2 times for potable water
supply under Galiano Island Land Use Bylaw No. 127, 1999, (Galiano Island Local Trust
Committee, 2019). Based on the monitoring results for a nearby well during the pump
testing, use of Well WID 16482 for domestic purposes should have no measureable
adverse effects on neighbouring water sources.

Laboratory results of the October 9, 2019 sampling, indicates the water quality of Well WID
16482 met or exceeded the Guidelines for Canadian Drinking Water-Summary Table
(Health Canada, 2017) for all parameters analyzed except for elevated levels of turbidity at
3.01 NTU, fluoride at 1.77 mg/L, and total iron at 383 pg/L. Elevated turbidity is only a
potential issue in cases of a surface water source or groundwater source under the direct
influence of surface water. Elevated levels of iron is an aesthetic issue and not of a health
concern. Indications are that this parameter is present in particulate form and can be
reduced by filtering. Slightly elevated levels of fluoride are of a health concern and can be
treated with an appropriately designed and maintained point-of-entry (POE) water
treatment system.

Recommendations

1. As a precautionary measure against any future potential sources of coliform
bacteria, water from the well should be treated with an appropriately
designed and maintained ultraviolet irradiation (UV) treatment system.

2. Generally for low yielding water wells, apart from utilizing a pressure tank for the
distribution system, consideration should be given to installing a storage tank e.g.
1000 USgals, on the property to reduce frequent cycling of the well pump during
high water use periods.

3. The current setting of the pump at a depth of 470 feet (143.256 m) is more than
adequate and could be safely raised a few metres above the major water-producing
fracture at 460 feet (140.208 m). This would facilitate more efficient cooling of the
submersible pump motor.

4. Consideration should be given to equipping the discharge line from the well with a
totalizing water flow meter to monitor and record the well use with time and having a
water level sounding tube installed for taking periodic water level measurements in
the well.

10
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Closure

This report was prepared in accordance with generally accepted engineering,
hydrogeological and consulting practices. It is intended for the prime use of D. Simone in
connection with its purpose as outlined under the scope of work for this project. This
report is based on data and information available to the author from various sources at the
time of its preparation and the findings of this report may therefore be subject to revision.
Data and information supplied by others has not been independently confirmed or verified
to be correct or accurate in all cases. Any errors, omissions or issues requiring
clarification should be brought to the attention of the author. The author and Hy-Geo
Consulting accepts no responsibility for damages suffered by any third party as a result of
any unauthorized use of this report.

Respectfully submitted,

Alan P. Kohut PEng
Principal and Senior Hydrogeologist

HY-GEO CONSULTING
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Appendix A

Pumping Test Data for Well (WID 16482)

Project: Lot 3, PID 027151239 Reference: all readings from top of sounding tube
Client: D. Simone
Location: Galiano Island Stick up:  0.38 m above ground
Date of Test: 09-Oct-19 Observation Wells: Lot4 Well WID 16462
Test Conducted by:  Red Williams Well Drilling Ltd. Lot 2 Well WID 16478
Pumped Well: WID 16482 Pump Start Time: 5:15 AM Oct. 9/19
Pumping Rate: 3.03 L/min Pump End Time: 5:15 PM Oct. 9/19
Static Water Level: 31.124 m Analysis by: A. Kohut, P.Eng.
Drawdown Data: Recovery Data:
Time |Water Level| Drawdown| Time't Timet' | Water Level t/t' |Residual
Drawdown
(minutes) (m) (m) (minutes) | (minutes) (m) (m)
0.5 32.372 1.248
1 32.500 1.376 721 1 54.555 721.0 23.43
1.5 32.577 1.453 721.5 1.5 54.475 481.0 23.35
2 32.648 1.524 722 2 54.400 361.0 23.28
25 32.730 1.606 722.5 25 54.324 289.0 23.20
3 32.810 1.686 723 3 54.249 241.0 23.13
3.5 32.887 1.763 723.5 3.5 54.175 206.7 23.05
4 32.966 1.842 724 4 54.100 181.0 22.98
4.5 33.044 1.920 724.5 4.5 54.028 161.0 22.90
5 33.119 1.995 725 5 53.952 145.0 22.83
6 33.267 2.143 726 6 53.805 121.0 22.68
7 33.415 2.291 727 7 53.660 103.9 22.54
8 33.560 2.436 728 8 53.512 91.0 22.39
9 33.705 2.581 729 9 53.365 81.0 22.24
10 33.851 2.727 730 10 53.224 73.0 22.10
11 33.985 2.861 731 1 53.082 66.5 21.96
12 34.123 2.999 732 12 52.940 61.0 21.82
14 34.394 3.270 733 13 52.798 56.4 21.67
15 34.526 3.402 734 14 52.658 52.4 21.53
20 35.160 4.036 735 15 52.520 49.0 21.40
25 35.740 4.616 740 20 51.855 37.0 20.73
30 36.297 5.173 745 25 51.210 29.8 20.09
35 36.789 5.665 750 30 50.588 25.0 19.46
40 37.282 6.158 755 35 50.015 21.6 18.89
45 37.748 6.624 760 40 49.457 19.0 18.33
50 38.205 7.081 765 45 48.919 17.0 17.80
55 38.643 7.519 770 50 48.400 15.4 17.28
60 39.060 7.936 775 55 47.897 14.1 16.77
75 40.238 9.114 780 60 47.423 13.0 16.30
90 41.320 10.196 795 75 46.075 10.6 14.95
105 42.306 11.182 810 90 44.894 9.0 13.77
120 43.215 12.091 825 105 43.850 7.9 12.73
150 44.790 13.666 840 120 42.886 7.0 11.76
180 46.115 14.991 900 180 38.867 5.0 7.74
210 47.250 16.126 961 241 36.941 4.0 5.82
240 48.237 17.113 1021 301 35.769 34 4.65
270 49.110 17.986 1082 362 35.099 3.0 3.98
300 49.840 18.716 1145 425 34.521 2.7 3.40
330 50.491 19.367 1204 484 34.100 2.5 2.98
360 51.080 19.956 1264 544 33.749 2.3 2.63




Time [Water Level| Drawdown| Timet Time t' | Water Level tit' |Residual
Drawdown
(minutes) (m) (m) (minutes) | (minutes) (m) (m)
390 51.540 20.416 1320 600 33.469 2.2 2.35
420 52.320 21.196 1385 665 33.179 2.1 2.06
450 52.437 21.313 1500 780 32.782 1.92 1.66
480 52.802 21.678 1626 906 32.460 1.79 1.34
510 53.160 22.036 1745 1025 32.235 1.70 1.1
540 53.435 22.311 1867 1147 32.023 1.63 0.90
570 53.690 22.566 1986 1266 31.822 1.57 0.70
600 53.908 22.784 2100 1380 31.647 1.52 0.52
630 54.011 22.887 2227 1507 31.480 1.48 0.36
660 54.296 23.172 2350 1630 31.372 1.44 0.25
690 54.477 23.353 2460 1740 31.284 1.41 0.16
720 54.661 23.537 2581 1861 31.208 1.39 0.08

IData from transducer
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Drawdown Data for Well (WID 16482)
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Appendix A. Figure 1. Semi-log drawdown plot for Well WID 16482 pumping
at 3.03 L/min.

Recovery Data for Well (WID 16482)
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Appendix A. Figure 2. Semi-log recovery plot for Well WID 16482.




Appendix B

Water Quality Sampling Results

October 9, 2019 and December 13, 2006
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Client/Code APPENDIX B

Hy - Geo Consulting Date  100ct19 1:51p No. W150340
Alan Kohut Source Well
4470 Arsen’s Pl Type of Sample water
Victoria, BC No. of Samples 2
V8N 3T8
TEL: 250-744-7859 Comments Arrival temp.: 10.0C
apkohut@telus.net Pd Visa Batch 933B

Sample: Bluff Rd, Galiano

CFU/100 ml CFU/100 ml CFU/100 nL
Site Code Date  Time Ic T-NC FC F-NC E.coli
Well Lot 3, Dschrg 090ctl9 l6:15p 0 0 0 0 0
WATER DISTRICT SCREEN
Lactose Coliforms Total Sulfur Reducing/
Sample Date Tine Fermentors Total Fecal E.coli Aeromonas  Iron Bacteria  Yeast/Fungi TPC*
Well Lot 3, Dschrg 090ctl19 16:15p D D D ND ND ND O/ ND ND /[ ND 0.22

¥ all counts are colony forming units per milli-litre

TC - total coliform bacteria FC = fecal coliform bacteria (aka Thermotolerant Coliforms)
NC = non-coliform bacteria ND = none detected

TPC = total plate count- spread plate method - 35C/48hr TGEA FDA/BAM Bth ed, 1995 + Revision A, 1998, May 2009
CFU = colony forming units

Results may be adversely affected if samples are submitted to the laboratory more
than 24 to 30 hours after collection.

E. coli - Escherichia coli, FDA/BAM 8th ed, 1995 + Revision A, 1998
Bergy's Manual of Systematic Bacteriology vel I, AOAC 1984; J.Clin.Micro.,
J.Intern.Systm.Bact.

Comments:
For Interpretation of Results:
Total, Fecal Coliforms or E.coli present greater than 0 CFU/L00mL (0 CFU/mL):
IF Coliform numbers exceed safe limits for drinking water- water is not suitable for drinking without treatment.

Total Non-coliform bacteria (zLactose Fermentors) equal to or greater than 200 CFU/100mL (2.0 CFU/mL):
IF the number organisms present exceed recommended guidelines for drinking water; treatment is strongly recommended.

If Total Plate Count bacteria are -
f) greater than 100 CFU/mL:
high numbers of microbial organisms indicate that this water supply should be monitored on a seasonal basis.
B) greater than 500 CFU/mL:
the number of organisms present exceed recommended guidelines for king water; treatment is strongly recommended.

- see following page for chemistry results -

K. Paneque-Martinez W. Riggs
Microbiologist Sr. Micrpiiologist
MB LABS LTD. 17

AL & TESTING SERVICES P.O. BOX 2103, SIDNEY, B.C. V8L 356 TEL: (250) 656-1334 EMAIL: info@mbl?o@.com



Client/Code

Hy - Geo Consulting Date  100ct19 1:51p No. W150340 pg?
Alan Kohut Source Well
4470 Arsen’s Pl Type of Sample water
Victoria, BC No. of Samples 2
V8N 378
TEL: 250-744-7859 Comments Arrival temp.: 10.0C
apkohut@telus.net Pd Visa Batch 933B

Sample: Bluff Rd, Galiano - Well Lot 3 Disch 090ctl9 16:15p

1) Total 2) Field Filtered Dissolved

1 2 Maximum Limits Permissible
ELEMENTS SAMPLE  SAMPLE UNITS In Drinking Water*

1) Aluminium Al 0.468  0.330  mg/L no limit listed
2) antimony Sb 0.580 <0.500 wug/lL.  6.00 ug/L

3) Arsenic As 1.12 1.10 ug/L 10.0 ug/L

4) Barium Ba <0.009 <0.009 mg/L  1.00 mg/L

5) Beryllium Be <0.003 <0.003 mg/L no limit listed
6) Boron B 3,15 3413 mg/L  5.00 mg/L

7) Cadmium Cd <0.010 <0.010  ug/L  5.00 ug/L

8) Calcium Ca 6.52 6.23 ma/ L 200 mg/L

9) Chromium Cr <0.010 <0.010 mg/L  0.050 mg/L
10) Cobalt Co <0.020 <0.020 mg/L no limit listed
11) Copper Cu <0.008 <0.008 mg/L  1.00 mg/L
12) Gold Au <0.040 <0.040 mg/L  no limit listed
13) Iron Fe 0.383  0.026 mg/L  0.300 mg/L
14) Lanthanum La <0.020 <0.020 mg/L no limit listed
15) Lead Pb 0.842 0.672 ug/L  5.00 ug/L
16) Magnesium Mg 0.190 0.120 mg/L  50.0 mg/L
17) Manganese Mn 0.007 <0.004 mg/L  0.120 MAC 0.020 A0
18) Mercury Hg €0.010 <0.010 ug/L  1.00 ug/L
19) Molybdenum Mo 0.047 <0.020 mg/L no limit listed
20) Nickel Ni <0.050 <0.050  mg/L no limit listed
21) Phosphorus p 0.014 0.041 mg/L.  no limit listed
22) Potassium K 0.660 0.620 mg/L  no limit listed
23) Scandium Sc <0,050 <0.050 mg/L no limit listed
24) Selenium Se <0.500 <0.500 ug/L 5.0 ug/L
25) Silicon 5i 2.73 2.52 mg/L no limit listed
26) Silver Ag <0.010 <0.010 mg/L no limit listed
27) Sodium Na 139 138 mg/L 200 mg/L
28) Strontium sr 0.040  0.040  mg/L no limit listed
29) Tin Sn <0.020 <0.020 mg/L no limit listed
30) Titanium Ti <0.010 <0.010 mg/L.  no limit listed
31) Tungsten W <0.050 <0.050  mg/L no limit listed
32) Vanadium y <0.010 <0.010  mg/L  no limit listed
33) Zinc n 0.017  0.003  mg/L  5.00 mg/L
Hardness (mg/L CaC0z) 17.1 16.1 mg/L  0-75 mg/L = soft
pH 8.56 8.56 units 7.0 to 10.5

* As per Canadian or B.C. Health Act Safe Drinking Water Regulation BC Reg 230/92,
& 390 Sch 120, 2001. Task Force of Canadian Council of Resource & Envir. Ministers

Guidelines for Canadian Drinking Water Quality, 2019. u};;:;»

R. Bilodeau H. Hartmann
fnalytical Chemist Sr.Analytical Chemist

MB LABS LTD. 18 7
ANALYTICAL & TESTING SERVICES P.O. BOX 2103, SIDNEY, B.C. V8L 356 TEL: (250) 656-1334 EMAIL: info@mbl?os.com



Client/Code

My - Geo Consulting Date  100ct19 1:51p No. W150340 pg3
Alan Kohut Source Well
4470 Arsen’s Pl Type of Sample  yater
Victoria, BC No. of Samples 2
VBN 3T8
TEL: 250-744-7859 Comments arrival temp.: 10.0C
apkohut@telus.net Pd Visa Batch 933B

Sample: Bluff Rd, Galiano - Well Lot 3 Disch 090ctl9 16:15p

Comments:

1) Total 2) Field Filtered Dissolved

Iron: high amounts of Iron can cause staining of laundry, porcelain and plumbing

pH:

fixtures; can produce an undesirable taste. Essential for health.

extremes in pH can lead to corrosion (too low <6.5) or incrustation (too high »8.5)
of pipes & plumbing fixtures. Water with low pH allows metals to dissolve into water;
water with high pH reduces disinfection efficacy, increases THM & scale formations.

=

artmann

R. Bilodeau H
r.Analytical Chemist

H
Analytical Chemist 3

MB LABS LTD. 19

ANALYTICAL & TESTING SERVICES P.O.BOX 2103, SIDNEY, B.C. V8L 356 TEL: (250) 656-1334 EMAIL: info@mblé:g.com



Client/Code

1

—

1
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Hy - Geo Consulting Date  jo0ct19 1:51p NO. 150340 pad
Alan Kohut Source Well

4470 Arsen’s Pl Type of Sample  yater

Victoria, BC No. of Samples 2

VBN 3T8
TEL: 250-744-7859
apkohut@telus.net

Sample: Bluff Rd, Galiano

Comments arrival temp.:
Pd visa Batch 933B

10.0C

Alkalinity NH3-N cl-
SAMPLE DATE  TIME (mg/L) (ug/L) (ng/L)
Well Lot 3, Dschrg 090ctl9 16:15p 120 ND 83.9
Lab Blank ND ND ND
So 0.100 0.254 0.015
REF. VALUE 200 1.00 100
STD t+ 25D 199 + 11.7 1.00 + 0.062 109 + 9.92
CORROSIVITY F- §2-
SANPLE DATE  TIME (Is e20c) (ma/L) (ug/L)
Well Lot 3, Dschrg 090ctl9 16:15p 0.066 1.7 ND
Lab Blank ND ND
So 0.007 ug/L 0.007
REF. VALUE 1.00 50.0
STD + 28D 1.08 + 0.088 47.9 + 4,99
NO2-N 5042~ T:0:C.
SAMPLE DATE  TIME (ug/L) (ng/L) (ng/L)
Well Lot 3, Dschrg 090ctl9 16:15p 0.900 31.0 0.800
Lab Blank ND ND ND
Se 0.300 0.075 0.300
REF. VALUE 10.0 100 10.0
STD + 28D 9.94 + 0.679 99.2 + 10.1 9.99 + 0.713
Turbidity uvT
SAMPLE DATE  TIME (NTU) (%)
Well Lot 3, Dschrg 090ctl9 l6:15p 3.01 95.3
Lab Blank ND ND
So 0.015 0.003
REF. VALUE 0.500 90.0
STD + 28D 0.505 + 0,043 90.1 ¢ 0,02
SD = standard deviation
STD = secondary standard calibrated to primary standard reference material
So = standard deviation at zero analyte concentration; method detection limit
is generally considered to be 3x So value
ND = none detected n/a = not applicable

R. Bilodeau

LABS L-rﬂalytical Chemist

ANALYTICAL & TESTING SERVICES P.O. BOX 2103, SIDNEY, B.C. V8L 356

i~

H. Hartmann

Sr.Analytical Chemist

TEL: (250) 656-1334
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Islands Trust

Island: Salt Spring Island Trust Area

BYLAW REFERRAL
FO R M ssiinfo@islandstrust.bc.ca

1-500 Lower Ganges Road
Salt Spring Island, BC V8K 2N8
Ph: (250) 537-9144

www.islandstrust.bc.ca

Bylaw No.: 471 Date: December 5, 2019

You are requested to comment on the attached Bylaw for potential effect on your agency's interests. We would appreciate your response within 45 days. If no
response is received within that time, it will be assumed that your agency's interests are unaffected. For your information a Public Hearing to consider the Bylaw will

be held at a later date.

APPLICANTS NAME / ADDRESS:

Salt Spring Island Local Trust Committee

PURPOSE OF BYLAW:

commercial or industrial uses.

and recreational vehicles.

issue a TUP for residential use.

Proposed Bylaw No. 471 will amend the Salt Spring Island Official Community Plan (OCP) to authorize the Salt Spring Island Local Trust
Committee (LTC) to issue Temporary Use Permits (TUPs) for residential uses. Currently, the OCP only allows TUPs to be issued for

As drafted, Proposed Bylaw No. 471 could allow TUPs to be issued for residential use of secondary suites, cottages, tiny homes on wheels

Through Proposed Bylaw No. 471, a number of new guidelines would be introduced in the OCP to guide LTC decisions about whether to

GENERAL LOCATION:

| Island wide

LEGAL DESCRIPTION:

| N/A

SIZE OF PROPERTY AFFECTED:

ALR STATUS:

OFFICIAL COMMUNITY PLAN DESIGNATION:

Island wide

| | Island wide

OTHER INFORMATION:

A copy of Bylaw No. 471 is available here. A staff report and other information on this bylaw can be found here.

Please fill out the Response Summary on the back of this form. If your agency's interests are "Unaffected", no further information is necessary. In all other cases, we
would appreciate receiving additional information to substantiate your position and, if necessary, outline any conditions related to your position. Please note any
legislation or official government policy which would affect our consideration of this Bylaw.

(Signature)

This referral has been sent to the following agencies:

First Nations

Cowichan Tribes

Halalt First Nation

Lake Cowichan First Nation
Lyackson First Nation
Penelakut Tribe
Stz’uminus First Nation
Malahat First Nation
Pauquachin First Nation
Tsartlip First Nation
Tsawout First Nation
Tseycum First Nation
Semiahmoo First Nation
Tsawwassen First Nation

Hul'qumi'num Treaty Group (for information only)
Te’Mexw Treaty Association (for information only

Name: Jason Youmans

Title: Island Planner

Regional Agencies
CRD — All Referrals & K. Campbell (SSI Senior Manager)

CRD - SSI Building Inspection

CRD — Water — Highland

CRD — Water — Cedars of Tuam

CRD — Water — Beddis

CRD — Water - Fulford

CRD — Water — Cedar Lane

CRD — Water - Fernwood

Vancouver Island Health Authority

Islands Trust Bylaw Compliance and Enforcement
SSI Advisory Planning Commission
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http://webfiles.islandstrust.bc.ca/islands/local-trust-areas/salt-spring/projects-initiatives/temporary-use-permits-for-residential-uses/2.%20Bylaws/SS-BL-471_2nd%20Reading_Amended.pdf
http://webfiles.islandstrust.bc.ca/islands/local-trust-areas/salt-spring/projects-initiatives/temporary-use-permits-for-residential-uses/1.%20Staff%20Reports/2019-11-26%20-%20TUPs%20for%20Residential%20Uses%20-%20Staff%20Report.pdf

Provincial Agencies
BC Assessment Authority
Front Counter BC

Non-Agency Referrals

BC Ambulance Service

North Salt Spring Waterworks District
SSI Chamber of Commerce

SSI Fire-Rescue

Salt Spring Solutions

Salt Spring Island Housing Council

Adjacent Local Trust Committees and Municipalities
Galiano Island Local Trust Committee

Mayne Island Local Trust Committee

North Pender Island Local Trust Committee

Thetis Island Local Trust Committee

Cowichan Valley Regional District
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BYLAW REFERRAL FORM
RESPONSE SUMMARY

Approval Recommended for Reasons Outlined Below

Approval Recommended Subject to Conditions Outlined Below

Interests Unaffected by Bylaw

Approval Not Recommended Due to Reason Outlined Below

Salt Spring Island Trust Area 471

(Island)

(Bylaw Number)

(Signature)

(Title)

(Date)

(Agency)
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Islands Trust

Island: Salt Spring Island Trust Area

1-500 L G Road
BY LAW R E F E R RAL Salt Spring I:I‘;v:;, ;:g\lessK :;8

Ph: (250) 537-9144

FO R M ssiinfo@islandstrust.bc.ca

www.islandstrust.bc.ca

Bylaw No.: 518 Date: December 4, 2019

You are requested to comment on the attached Bylaw for potential effect on your agency's interests. We would appreciate your response within 45 days. If no
response is received within that time, it will be assumed that your agency's interests are unaffected. For your information a Public Hearing to consider the Bylaw will

be held at a later date.

APPLICANTS NAME / ADDRESS:

Salt Spring Island Local Trust Committee
1-500 Lower Ganges Road, Salt Spring Island, BC V8K 2N8

PURPOSE OF BYLAW:

Bylaw No. 518 will amend the Salt Spring Island Land Use Bylaw to regulate cannabis production. In general, it will:

e Make cannabis production a distinct use, rather than a general agricultural activity

e Prohibit cannabis production on land that is outside of the ALR

e  Establish a 200 m?2 lot coverage maximum for indoor cannabis production facilities in the ALR
e  Establish setbacks for indoor cannabis production

GENERAL LOCATION:

| Bylaw No. 518 will limit cannabis production to land that is within the Agricultural Land Reserve.

LEGAL DESCRIPTION:

| N/A

SIZE OF PROPERTY AFFECTED:

ALR STATUS:

OFFICIAL COMMUNITY PLAN DESIGNATION:

N/A

| [

OTHER INFORMATION:

| Click here to read the latest staff report on this project for further details and background information.

Please fill out the Response Summary on the back of this form. If your agency's interests are "Unaffected"”, no further information is necessary. In all other cases, we
would appreciate receiving additional information to substantiate your position and, if necessary, outline any conditions related to your position. Please note any
legislation or official government policy which would affect our consideration of this Bylaw.

4

VMSignatu re)

This referral has been sent to the following agencies:

First Nations

Cowichan Tribes

Halalt First Nation

Lake Cowichan First Nation
Lyackson First Nation
Penelakut Tribe
Stz’uminus First Nation
Malahat First Nation
Pauquachin First Nation
Tsartlip First Nation
Tsawout First Nation
Tseycum First Nation
Semiahmoo First Nation
Tsawwassen First Nation

Hul'qumi'num Treaty Group (for information only)
Te’Mexw Treaty Association (for information only

Name: Claire Negrin

Title: Island Planner

Regional Agencies

CRD — All Referrals & K. Campbell (SSI Senior Manager)
CRD —SSI Economic Development Commission

CRD - SSI Building Inspection

SSI — Advisory Planning Commission

SSI — Agricultural Advisory Planning Commission

Non-Agency Referrals

RCMP

Salt Spring Island Agricultural Alliance
Salt Spring Island Farmer’s Institute
School District No. 64

SSI Chamber of Commerce
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Provincial Agencies
Agricultural Land Commission
Ministry of Agriculture

BC Assessment Authority
Front Counter BC

Adjacent Local Trust Committees and Municipalities
Galiano Island Local Trust Committee

Mayne Island Local Trust Committee

North Pender Island Local Trust Committee

Thetis Island Local Trust Committee

Cowichan Valley Regional District
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BYLAW REFERRAL FORM
RESPONSE SUMMARY

Approval Recommended for Reasons Outlined Below

Approval Recommended Subject to Conditions Outlined Below

Interests Unaffected by Bylaw

Approval Not Recommended Due to Reason Outlined Below

Salt Spring Island Trust Area 518

(Island)

(Bylaw Number)

(Signature)

(Title)

(Date)

(Agency)
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Islands Trust

MEMORANDUM

DATE OF MEETING:

File No.: GL-6500-20 Affordable
Housing - STVR Review

February 3, 2020

TO: Galiano Island Local Trust Committee
FROM: Brad Smith, Island Planner
Southern Team
COPY: Robert Kojima, Regional Planning Manager
SUBJECT: Galiano Island Housing Regulations and Policy Review Project
PURPOSE

The purpose of this memo is to update the Galiano Island Local Trust Committee (LTC) on progress to date with
the Galiano Island Short Term Vacation Rental (STVR) Review Project, to introduce preliminary results of the
public and stakeholder consultation phase, and to outline planned next steps.

BACKGROUND

At the June 3", 2019 regular meeting staff presented the amended project charter for LTC endorsement. The
Galiano Island LTC passed the following resolution:

GL-2019-051

It was Moved and Seconded,

that the Galiano Local Trust Committee:

a) endorse the attached Galiano Island Short Term Vacation Rental (STVR) Review Project
Charter as amended and associated scope of work, timelines and budget;

b) Direct staff to begin working on Galiano Island STVR Review Project deliverables.

Carried

The endorsed project charter includes the following key tasks:

e Complete review of STVRs currently operating on Galiano Island and research of STVR

regulations/policies in other jurisdictions

e Develop discussion paper summarizing findings of review

e Complete public/stakeholder outreach (including public meetings)

e Finalize recommendations and confirm scope of proposed bylaw amendments with LTC

e Complete bylaw amendment process (if changes are sought by LTC)
Islands Trust Memorandum 1 82



The research phase was completed in the summer of 2019 with results presented to the LTC at the September
9t 2019 LTC meeting. A discussion paper was published summarizing findings of the review along with a

preliminary list of options for potential changes to STVR regulations on Galiano Island.

Additional project information, including previous staff reports, are located here:
http://www.islandstrust.bc.ca/islands/local-trust-areas/galiano/projects-initiatives/2019-stvr-review/

PROJECT UPDATE

Since completion of the research phase, staff have been busy undertaking public and stakeholder outreach, both
to disseminate the results of the discussion paper, and to better understand community perspectives with
respect to STVRs on Galiano Island. The following provides a preliminary summary of data collected during the
consultative process, which included a public open house and an online survey. Additional in-depth data
analysis, including the development of recommendations for LTC consideration, is planned as the next step.

Open House

An Open House was held on November 23, 2019 at the Lions Hall on Galiano Island. Approximately 50 members
of the public were in attendance. The first portion of the open house provided an opportunity for attendees to
review various poster boards with relevant STVR information including a summary of current regulations and
STVR data collected during the research phase. The second portion of the open house was a town hall session
where participants were able to answer questions and share their views with respect to STVRs on Galiano Island.

General conclusions from the town hall session include:

e There is general agreement in the community that STVRs are important to the local economy;

e There is a range of opinion in the community with respect to existing STVR regulations, some feel there
is not enough regulation, others feel there is to much;

e Operating an STVR as a home occupation with an owner/operator onsite is generally viewed as an
appropriate land use;

e There is a broader division of opinion regarding the operation of STVRs via a temporary use permit
(TUP);

e Itis difficult to correlate impacts on long-term rental housing with STVR operations given the number of
other variables involved regarding the current challenges of housing affordability.

Draft meeting minutes from the town hall portion of the open house are on the February 3™ LTC meeting
agenda for consideration by the LTC. Once adopted by the LTC, they will be made available online on the STVR
project website listed above.

“Dotmocracy” Poster Board Results

At the open house, five questions related to the STVR review were posed on poster boards for consideration
with a range of answers also provided. Participants were asked to place coloured dots on the answer that most
closely represented their viewpoint. Results of the dotmocracy exercise are included in Table 1.

Islands Trust Staff Report 2 83


http://www.islandstrust.bc.ca/media/348199/stvr-review-discussion-paper.pdf
http://www.islandstrust.bc.ca/islands/local-trust-areas/galiano/projects-initiatives/2019-stvr-review/

Table 1. Results of Dotmocracy Poster Boards, November 23" STVR Open House

Question Response # Dots
Do STVRs play an important role in Very negative 1
the Galiano Island economy? -
Somewhat negative 3
Not important 0
Somewhat positive 15
Very positive 17
How should STVRs be regulated on Allowed anywhere 15
Galiano Island?
Specific zones 2
TUP only 3
Current regs are good 3
Home business only 15
No STVRs allowed 0
Do STVRs compete with existing Supplement 26
commercial accommodation
. Do not compete 1
businesses?
Some competition but not significant 3
Significant competition 11
Do STVRs leave fewer options for No influence 11
long term rentals?
Some impact but not significant 19
Significant impact 15
STVRs have impact on: Positive Negative No Impact
Immediate Neighbourhood 5 5 2
Sense of community 3 7 0
Socio-economic Diversity 22 6 1
Natural environment 0 4 2
Traffic flow and safety 0 5 2
Water supply 0 9 2
Long-term rentals 0 14 5

Online Survey

An online survey was conducted from November 23, 2019 — January 20, 2020 using the web-based Survey
Monkey platform. The survey was launched at the November 23" STVR open house, and was further advertised
on community posters, Trustee webpages including Facebook, the Island’s Trust website, an email sent via the
Galiano Island Island’s Trust email subscribers list and via an ad in the January edition of the Active Page.

Islands Trust Staff Report 3 84



The 13 question anonymous survey included 12 specific questions along with a more general open ended

guestion to collect additional thoughts. Each of the 12 specific questions offered a range of fixed answers to

choose from, 11 of the questions included an ‘other’ option with an open ended comment box.

A total of 234 surveys were completed. With limited time available between the survey closing date and the
February 3™ agenda deadline staff have not yet had the opportunity to vet each survey to remove duplicates,

screen for private information, inflammatory remarks etc. so the entire package of results is not yet available.

However, preliminary findings of the survey are summarized in Table 2.

Table 2. Preliminary Galiano Island STVR Review Online Survey Results

Question Answer % of Responses
1. lam: A permanent resident property-owner on Galiano Island. 52.36
A property-owner on Galiano Island but not a permanent resident. 17.6
A resident of Galiano Island that lives in a long-term rental property 6.87
or other accommodation.
| do not live on Galiano Island or own property there. 17.6
Other (please specify) 5.58
2. lam: A current or previous STVR operator on Galiano Island. 16.74
Someone who has considered operating an STVR on Galiano Island. 13.3
Someone who periodically rents or is interested in renting STVR 19.31
properties on Galiano Island.
A local business operator other than an STVR. 8.58
A member of the general public. 39.06
Other (please specify) 3.0
3. Are you familiar with I am well informed. 53.85
the existing Islands
Trust bylaws and | am aware that there are STVR bylaws and policies but | am not 41.45
policies that administer | familiar with them.
STVR uses on Galiano — —
Island? | do not know that there are bylaws and policies administering 3.85
STVRs.
Other (please specify) 0.85
4. Are STVRs important to | Yes, very important. 53.85
the local Galiano Island
economy? Somewhat important. 25.64
Not important. 8.97
Undecided 5.56
Other (please specify) 5.98

Islands Trust

Staff Report
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5. Do STVRs leave fewer STVRs have a significant impact on the availability of long term 35.47
options for those rental housing.
looking for long term
rental housing? While there is some impact, | don’t think it is a significant issue. 29.06
STVRs have no influence on the availability of long term rental 23.93
housing.
Undecided 6.84
Other (please specify) 4.7
6. Do STVRs compete with | STVRs compete significantly with existing commercial 17.17
existing commercial accommodation businesses.
accommodation
businesses? While there is some competition, | don’t think it is a significant issue. 36.48
STVRs do not compete with existing commercial accommodation 11.59
businesses.
STVRs supplement existing commercial accommodation businesses. 24.46
Undecided. 7.3
Other (please specify) 3.0

7. STVRs have impact on: % Positive % Negative % No Impact % Undecided
The Island’s water supply 1.76 42.36 36.68 19.21
Traffic flow and road safety 2.17 33.48 46.52 17.83
The natural environment 7.52 27.43 46.9 18.14
The local economy 82.17 6.09 3.91 7.83
The socio-economic diversity 57.02 19.3 10.96 12.72
The sense of community | 30.53 26.11 30.09 13.27
feel
My immediate 20.44 21.33 40.44 17.78
neighbourhood
8. Should people be STVRs should be allowed anywhere. 29.44

allowed to rent their

houses or cottages as STVRs should be allowed as a home business or with a Temporary 29.87

STVRs on Galiano Island | Use Permit (TUP).

properties with -

residential zoning? STVRs should be allowed as a home business only. 16.88
STVRs should be allowed with a Temporary Use Permit (TUP) only. 6.93
STVRs should be allowed in specific zones only. 2.6
STVRs should not be allowed at all. 7.36
Other (please specify) 6.93

Islands Trust

Staff Report
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9. Are home occupation Yes 48.71
regulations, which
require that the owner | NO 26.29
th ¢
orthe owne.r S . STVRs should not be allowed at all. 6.03
representative live on
the STVR property at Undecided 9.48
the same time, a good
way to manage STVRs? | Other (please specify) 9.48
10. Are TUPs which allow Yes 33.19
an STVR to operate for
a temporary period No 32.33
where it would not
. STVRs should not be allowed at all. 6.47
otherwise be allowed
(i.e. home occupation Undecided 18.53
regulation
requirements are not Other (please specify) 9.48
met), a good way to
manage STVRs?
11. Should only one STVR Yes 51.29
be allowed per
property? No 19.4
STVRs should not be allowed at all 8.19
Undecided 13.36
Other (please specify) 7.76
12. Where STVRs are Yes 54.35
allowed, should the
number of bedrooms or | NO 27.83
uests should be
g. . STVRs should not be allowed at all 7.39
limited?
Undecided 4.78
Other (please specify) 5.65
13. Is there anything else not covered in this questionnaire you would like to share about STVRs on Galiano Island?
110 responses — not yet reviewed or summarized by staff

NEXT STEPS

Planned next steps include:

Staff to further analyze consultation data and provide options and recommendations to the LTC based
on findings (March LTC meeting)

Confirm scope of potential bylaw amendments or other changes to the STVR regulatory framework
Draft potential bylaw amendments for consideration by the LTC

Conduct additional public and stakeholder consultation on potential bylaw changes

Schedule a public hearing if the LTC decides to proceed with bylaw amendments

Islands Trust Staff Report 6 87



Submitted By:

Brad Smith
Island Planner

January 23, 2020

Concurrence:

Robert Kojima
Regional Planning Manager

January 23, 2020
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Print Date: January 23, 2020

e

Islands Trust Top Priorities Report

Galiano Island

1. Affordable Housing Strategy - STVR Review Responsible m

Phase 1: STVR review Brad Smith Rec'd: 04-Mar-2019
Target: 31-Mar-2020

2. Groundwater Sustainability Responsible m

Phase 1: mapping and data analysis William Shulba Rec'd: 02-Apr-2019
Target: 01-Apr-2020

Page 1of 1 89



Print Date: January 23, 2020

e

Islands Trust Projects Report

Galiano Island

1. Soil Removal and Deposit Bylaw Responsible

Review need and options for implementation of soil removal and deposit bylaw 12-Sep-2011
2. Amendments to Forest designation and F1 zone - Responsible
Consider options for amendments to Forest Land Designation and policies and F1 zoning Robert Kojima 16-Apr-2012

for lands without Managed Forest Status. Draft bylaws have been prepared, project

deferred at meeting of April/12

3. Parking Issues Responsible Date Received

Issue for discussion with MoTl and public parking issues generated from associated 23-Jul-2012

islands.
(see correspondence from P. Midgely on agenda of Apr/12)

4. Bike Trails and Camping Responsible

Letter dated July 8, 2013 received from Galiano Parks and Recreation Commission 15-Jul-2013

regarding bike safety on Galiano roads (See Transportation policy U of Section 1.1) and

for the allowance of non-commercial camping on private lots.

5. Ocean Based Geo-Exchange Systems Responsible

Review of regulations for geo-thermal exchange use. 18-Nov-2013
6. Information Note Addition Responsible
Add in Information Note on Archeological Sites under General Regulations 18-Nov-2013
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7. Light Industrial Zoning Responsible

A review and inventory assessment of existing and potential light industrial zones. 18-Nov-2013
8. Land Use Bylaw Amendments Responsible
To review LUB for: any technical/administrative bylaw amendments (e.g. definition 07-Jul-2014

references and numbering), shoreline zoning wording, crown lot rezonings, and review

park zoning (specifically to allow stairs in setbacks).

9. Community Benefit Review for Forest Lands Responsible Date Received

Staff to prepare preliminary report for new LTC 08-Sep-2014

10. Consider amendments to re-designate and rezone crown owned Forest lots.- Bylaws 231, 232 at First Responsible Date Received

re-refer to FLNRO for comment

11. Review of split zonings. Responsible Date Received

05-Mar-2018
12. Coastal Douglas-Fir Protection Responsible Date Received
Review 'Protection of the Coastal Douglas-fir and Associated Ecosystems: An Islands 04-Feb-2019

Trust Tool Kit (2018)' and provide recommendations from toolkit.

13. Cannabis Retail and production Responsible
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Consider review of policies and regulations to address cannabis retail sales and 05-Mar-2019

production

14. Dock review Responsible Date Received

To review policies and regulations relating to private moorage, including suitable 02-Apr-2019

locations, siting and size, and incorporating First Nations sites

15. Emergency Access Planning Responsible

Follow-up from CRD emergency planning process 02-Apr-2019
16. Review of maximum house sizes Responsible Date Received
To review policies and regulations to potentially establish maximum floor area(s) for 06-May-2019

dwellings

Responsible | _ Date Received

s | fesosble | DatcReceived

19. Driveway guidelines for emergency access Responsible Date Received

To consider inclusion of driveway guidelines in land use bylaw regulations 07-Oct-2019
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Islands Trust

MEMORANDUM

DATE OF MEETING:

December 9, 2019

File No.: GL-LTC-Projects List Memo

TO: Galiano Island Local Trust Committee
FROM: Brad Smith, Island Planner
Southern Team
COPY: Robert Kojima, Regional Planning Manager
SUBJECT: Updates to Local Trust Committee Projects List
PURPOSE

The purpose of this memo is to provide recommendations to the Galiano Island Local Trust Committee (LTC)
regarding projects on the current LTC projects lists and specifically whether they should be kept on the list,
removed from the list, or consolidated with other projects on the list.

BACKGROUND

At the November 4™, 2019 Galiano Island LTC meeting, the LTC passed the following resolution:

GL-2019-084

It was Moved and Seconded,

that the Galiano Island Local Island Local Trust Committee have staff prepare a report to provide

recommendations for consolidation or removal of projects.

RECOMMENDATIONS

CARRIED

Staff recommend the following changes to the Galiano Island LTC projects list:

# Project Title Recommendation Rationale
1 | Soil Removal and Deposit Bylaw | Remove Project dated September 2011 — issue and need not
defined
2 | Amendments to Forest Consolidate #s 2, | All relate to F1 Forest Lot Issues
designation and F1 zone - 9,10and 11 #10 could be a simple amendment — possible
separate initiative
3 Parking Issues Keep Parking issues remain — still relevant to pursue — LTC
should re-clarify project scope if kept on list
4 | Bike Trails and Camping Remove Project dated July 2013 — project purpose and need
not clear
GL-LTC_2019-11-23_Projects_List_Memo
Islands Trust Memorandum
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5 Ocean Based Geo-Exchange Remove Project dated Nov 2013 —interest in ocean based
Systems geo-exchange has decreased since then
6 Information Note Addition Remove New procedures being developed for assessing First
Nation rights and interests including presence of
archaeological materials
7 | Light Industrial Zoning Keep Still relevant to pursue
8 Land Use Bylaw Amendments Keep Still relevant to pursue
9 Community Benefit Review for Consolidate #s 2, | All relate to F1 Forest Lot Issues/rezoning
Forest Lands 910and11 #10 could be a simple amendment — possible
separate initiative
10 | Consider amendments to re- Consolidate #s 2, | All relate to F1 Forest Lot Issues/rezoning
designate and rezone crown 9,10and 11 #10 could be a simple amendment — possible
owned Forest lots.- Bylaws 231, separate initiative
232 at First P
Bylaws already have readings — finalize preliminary
to broader forest review?
11 | Review of split zonings Consolidate #s 2, | All relate to F1 Forest Lot Issues/rezoning — or if this
9,10and 11 project relates more broadly to all split zones —
project purpose should be clarified in project list
12 | Coastal Douglas-Fir Protection Keep Still relevant to pursue
13 | Cannabis Retail and production Keep Still relevant to pursue
14 | Dock review Keep Still relevant to pursue
15 | Emergency Access Planning Consolidate #s 15 | Both relate to issues of emergency access
and 17
16 | Review of maximum house sizes | Keep Still relevant to pursue
17 | Driveway guidelines for Consolidate #s 15 | Both relate to issues of emergency access
emergency access and 17
NEXT STEPS

Proposed next steps include:

e LTC to review staff recommendations and provide feedback on proposed changes to the projects list.

e Once changes are decided upon by the LTC, staff will update the projects list on the Islands Trust

website.

Submitted By:

Brad Smith
Island Planner

November 25, 2019

Concurrence:

Robert Kojima
Regional Planning Manager

November 26, 2019

Islands Trust

Staff Report
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Islands Trust Applications
Development Permit
File Number | Applicant Name Date Received
GL-DP-2019.1 Simons, Linda 17-Sep-2019 development permit and development variance permit for rock seawall
construction

Planner: Brad Smith

Planning Status

Status Date: 23-Jan-2020
Site plan submitted - shows structures within setbacks not related to geotech project- applicant has been informed they will
need to seek separate variance - still waiting for submission of geotech proposal
Status Date: 26-Nov-2019
Contacted applicant - still awaiting submission of site plan and geotech proposal
Status Date: 25-Oct-2019
Contacted applicant early October to inform them of potential issues with some structures in setbacks - requested proper site
survey and plan to be submitted - awaiting response
Development Variance Permit

File Number | Applicant Name Date Received

GL-DVP-2019.5 Ozimek, Edward & 02-Dec-2019 Relief from clause 13.22 of bylaw 127 to permit a 600 Imp. Gallon (2,275) Litre
Neumann, Oliver cistern

Planner: Brad Smith

Planning Status

Status Date: 21-Jan-2020

Planner conducted site visit and met with applicant - next step is to further explore potential options/feasibility for siting of
cistern

Status Date: 02-Dec-2019
Fees Paid, PTA opened file, LTC notified, given to Planner
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Islands Trust Applications
Rezoning
File Number | Applicant Name Date Received
GL-RZ-2005.2 Romagnoli 21-Mar-2005 To rezone from F1 to F3

File Number ] Applicant Name Date Received
GL-RZ-2014.1 Crystal Mountain 28-Oct-2014 20300 PORLIER PASS RD

Planner: Brad Smith

Planning Status

Status Date: 23-Jan-2020

Applicant has contacted planner indicating interest in finalizing covenant - planner will explore next steps and timelines with
applicant for closing out process

Status Date: 02-Dec-2019
Planner has contacted applicant via letter to confirm status of rezoning application
Status Date: 05-Feb-2019

Applicant to work on new sustainable forestry covenant draft and Baseline Report. Applicant to also secure third party for

covenant. Staff is in the process of discussing granting emergency access by SROW with CRD. No new public hearing
required.

Society

To allow for year round use of the Forest Retreat Centre
Planner: Brad Smith

Planning Status

Status Date: 23-Jan-2020
Still waiting for applicant to resolve legal questions and finalize subdivision layout plan
Status Date: 26-Nov-2019

Legal questions re: subdivision layout still with CMS lawyer, Planner advised CMS to re-engage with local neighborhood group
and provide update on revised proposal

Status Date: 20-Nov-2019
Planner met with local neighbourhood group to discuss concerns with CMS proposal
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Rezoning

File Number | Applicant Name Date Received
GL-RZ-2017 .1

File Number | Applicant Name Date Received

GL-RZ-2019.1

Print Date: January 23, 2020

Applications

DL37 Holdings, F. 02-Aug-2017
Stevens & |. Stevens
Planner: Robert Kojima

Rezone DL37 from F1 to allow residential and industrial use

Planning Status

Status Date: 14-Jan-2020
Executed copy of MoTI modification received

Status Date: 18-Dec-2019
Bylaws approved by EC

Status Date: 09-Dec-2019

Public hearing, third reading, bylaws referred to EC, 265 to Minister, chair appointed to sign covenant modification

Dewinetz - GIGARHS  11-Sep-2019

rezoning application for affordable housing development - Georgia View Rd
Planner: Brad Smith

Planning Status

Status Date: 23-Jan-2020

Staff proposal to schedule CIM on March 7, 2020 included on feb 3 LTC agenda for LTC consideration
Status Date: 21-Jan-2020

Planner met with applicants to clarify process timelines, issues and next steps

Status Date: 26-Nov-2019

Preliminary report on December 9th LTC agenda
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Islands Trust Applications
Rezoning
File Number | Applicant Name Date Received
GL-RZ-2019.2 Gauvreau, Lisa 01-Oct-2019 Application to rezone to commercial

Planner: Brad Smith

Planning Status

Status Date: 23-Jan-2020

Staff report on Feb 3 LTC agenda

Status Date: 18-Dec-2019

Planner conducted site visit and met with applicant
Status Date: 02-Dec-2019

Drafting of bylaw and referrals in progress

Temporary and Industrial Use Permit

File Number ___] Applicant Name Date Received

GL-TUP-2019.5

Follett & Denholm 10-Apr-2019 A temporary use short term vacation rental
Planner: Brad Smith

Planning Status

Status Date: 23-Jan-2020

Applicant has received encroachment permit from MOTI - in process of submitting application for variance permit for structures
encroaching in standard setbacks

Status Date: 26-Nov-2019

Planner has advised applicant that decision on application will be deferred until STVR study is completed
Status Date: 25-Oct-2019

Applicant still working on obtaining encroachment permit from MOTI for structures in RoW
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Islands Trust Applications

Temporary and Industrial Use Permit

File Number | Applicant Name Date Received

GL-TUP-2020.1 Jamernik, Marilyn 07-Jan-2020 renewal for a TUP and Marilyn is the new owner. She wishes to continue to have
short term rentals.

Planner: Phil Testemale

Planning Status

Status Date: 23-Jan-2020
Staff report on Feb 3 LTC agenda

Status Date: 14-Jan-2020
Fees received, PTA notified LTC and planner to be assigned.

Status Date: 08-Jan-2020
PTA created file, waiting on fees.
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625 Galiano

65000-625

LTC Local
65200-625

65210-625
65220-625
65230-625

TOTAL LTC Local Expense

Projects

73001-625-4051
TOTAL Project Expenses

Islands Trust

LTC EXP SUMMARY REPORT F2020
Invoices posted to Month ending November 2019

Invoices posted to Month ending November 2019

LTC "Trustee Expenses”

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

LTC - Local Exp - Special Projects

Galiano Affordable Housing

Budget Spent Balance
666.00 351.62 314 .38
5,301.00 2,616.36 2,684.64
411.00 557.00 -146.00
250.00 1,739.25 -1,489.25
294.00 4,000.00 -3,706.00
6,256.00 8.912.61 -2,656.61
3,000.00 683.40 2,316.60
3,000.00 683.40 2,316.60
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Islands Trust Standing Resolutions Log

Galiano Island

2019-057 In Favour 08-Jul-2019

that the Galiano Island Local Trust Committee initiate a moratorium on new TUP applications until the STVR project is completed and that
bylaw enforcement is directed to require that unlawful STVRs comply with the land use bylaw.

2019-053 In Favour 03-Jun-2019

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

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

b) For various Local Trust Committee meetings, invite First Nations to attend meetings; as well as, provide a traditional welcome to their
territory if they would like;

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

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

e) Establish and maintain government-to-government dialogue with First Nations, now and into the future, based on respect and recognition
of Aboriginal rights and title, treaty rights, and First Nations' traditional territories within the Islands Trust Area.
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2019-014 In Favour 04-Mar-2019

that the Galiano Local Trust Committee adopt the following standing resolution with respect to the processing of non-medicinal cannabis
retail license applications:

- Proposed or amended licenses for non-medicinal cannabis retail establishments require an application to the local trust committee.

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

- The public consultation process shall be determined by the local trust committee after initial review of the proposal.

- However, as a minimum, the local trust committee will mail or otherwise deliver a notice to all owners and residents of properties within a
500 metre radius of the subject property where the establishment is proposed at least 10 days before adoption of a resolution providing
comment on the application. The required notice shall include the following information:

o Name of the applicant and a description of the proposal in general terms

o The location of the proposed establishment and the subject site

o The place where, and date and time when, both a public meeting will be held and a resolution of the local trust committee considered.

o The name and contact information of the Islands Trust planning staff member who can provide copies of the proposed or amended license
application

o How public comments may be submitted to the local trust committee.

2018-064 In Favour 04-Jun-2018

that the Galiano Island Local Trust Committee endorses the Telecommunication strategy Project Charter dated June 22, 2016
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Islands Trust Standing Resolutions Log

Galiano Island

2016-000 In Favour 05-Dec-2016

Without fettering its discretion, the LTC provided the following guidance with respect to its consideration of TUP applications for
Commercial Vacation Rentals:

1. A Commercial Vacation Rental use should only be considered in one dwelling per lot

2. Permits being considered in Water Management Areas should include conditions requiring cisterns with a minimum capacity of
16,000 litres and a water meter.

3. In order to assist in assessing cumulative impacts, staff are requested to continue to provide an updated map showing the location,
status, and maximum number of guests of all Commercial Vacation Rental TUP applications.

2014-029 In Favour 07-Apr-2014

That the Galiano Island Local Trust Committee will consider as a community benefit for all rezoning applications where there is an increase in
density, the establishment of an instrumented observation well.

2014-000 In Favour 03-Feb-2014

On properties where there is an open bylaw enforcement file, planning staff should refer planning applications to the Bylaw
Enforcement Manager for comment where one or more of the following circumstances exist:

1. There have been significant delays or longer than typical timelines in the enforcement process

2. The LTC is considering on-going, relevant policy or regulatory changes that could impact enforcement

3. Litigation has been recommended

4. Legal counsel has been involved (beyond providing a basic interpretation)

5. There has been enforcement action beyond seeking voluntary compliance (e.g. a BEN warning or ticket, adjudication, a compliance
agreement negotiated, etc.)

6. There has been, or is an expectation of, joint enforcement with other jurisdictions

7. There is potential for impact on other related enforcement files.
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2011-205

In Favour 17-Oct-2011
That where a Liquor Control and Licensing Branch Special Occasion License referral relates to a property on which Galiano Island Land Use

Bylaw No. 127, 1999 permits public assembly uses, such as restaurants or community halls, and where there have been no issues related to
parking or past complaints for the preceding three years , staff may approve the Special Occasion License without referral to the Local Trust
Committee. All other Special Occasion License referrals are to be referred to the Local Trust Committee for consideration.

2010-115

In Favour 18-Oct-2010
That the Galiano Island Local Trust Committee will advertise Public Hearing Notices in the Active Page Magazine in addition to the legally
required advertising in the Driftwood Newspaper.
2009-085

In Favour 11-May-2009

That staff refer all applications adjacent to a park or ocean access to the Galiano Island Parks and Recreation Commission for comment
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Islands Trust Conservancy Report
to Local Trust Committees
f/ and Bowen Island Municipality
ISLANDS TRUST CONSERVANCY
Protecing Conss s the Sk sea November 2019

Islands Trust Conservancy New Board Member

Trustee Dr. Susan Hannon joined the Board November 2019. Susan Hannon is a retired Ecology
Professor from University of Alberta, currently living on Salt Spring Island. Dr. Hannon’s
research expertise is in forest ecology, impacts of habitat fragmentation, forest birds and
conservation. Active in her community, Dr. Hannon is a Commission Member for The Advisory
Planning Commission for Islands Trust. She has also served on the boards of The Salt Spring
Island Conservancy, The Nature Trust of BC, Bird Studies Canada, and the Garry Oak Ecosystem
Recovery Team Society. Dr. Hannon has worked in land stewardship with private landowners,
runs the nest box program on Salt Spring, worked in Garry oak ecosystem restoration and
removal of invasive plants. She holds a Doctor of Philosophy in Ecology from the University of
British Columbia.

Islands Trust Conservancy Staff Changes

Islands Trust Conservancy is pleased to welcome Kathryn Martell as the acting Ecosystem
Protection Specialist, replacing Wayne Bourque.

Carla Funk is acting ITC Communications and Fundraising Specialist while Crystal Oberg is on
education leave until August, 2020.

Goal 1 - Science-based Conservation Planning

Goal 2 - Strong relationships with First Nations
The Islands Trust Conservancy Board received a letter from Lyackson First Nation in regards to
the Salish View Nature Reserve for information.

Goal 3 — Protection of core conservation areas

Property Management

Mt. Artaban Nature Reserve Management Plan

Islands Trust Conservancy Board approved the 2019 update of the Mount Artaban Nature
Reserve Management Plan. The plan will be made available online once it is approved by the
covenant holders.

Land Acquisition and Covenants

Covenant Modification Agreement — Woodwinds NAPTEP Covenant

The Islands Trust Conservancy Board agreed to modify the Woodwinds NAPTEP covenant on
North Pender Island to address an existing septic field.

Goal 4 — A strong voice for nature conservation
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1. Islands Trust Conservancy Board directed staff to consider including a Note Disclosure
highlighting the importance of natural assets to the mandate of Islands Trust and the
services they provide for island communities, starting with the current fiscal year’s
annual financial reporting.

2. Islands Trust Conservancy Co-Chair, Sue-Ellen Fast and three staff attended the biennial
Land Trust Alliance of BC Seminar Series. The ITC Manager co-presented with the
Coastal Douglas-fir and Associated Ecosystems Conservation Partnership (CDFCP)
regarding the CDFCP conservation planning tool.

3. Staff provided an update to the ITC Board regarding the status of the website renewal
project and the integration of the ITC website into the Islands Trust site.

Activities by Local Trust Area/Island Municipality

Gambier
The Islands Trust Conservancy Board approved the Mount Artaban Nature Reserve
Management Plan.

The Islands Trust Conservancy Board reviewed the Public Acquisitions Report for information.
Discussion ensued on the Sandy Beach acquisition history and current project details.

North Pender
Islands Trust Conservancy Board directed staff to write a letter to the North Pender Island Local

Trust Committee describing concerns regarding potential long-term impacts of contaminated
runoff, and alternative designs such as containment of any point source runoff or spills related
to a Temporary Use Permit extension application adjacent to the Medicine Beach Nature
Sanctuary.

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
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L~ Memorandum
b

Date January 17, 2020 File Number GL-APC 3024-02

To Galiano Island Local Trust Committee
For February 3, 2020 LTC meeting

From Jas Chonk

Legislative Clerk
Local Planning Services

Re Advisory Planning Commission Memberships

Three Galiano Island Advisory Planning Commission (APC) members have resigned in the last several
months, and the appointments for the remaining members expire on February 1, 2020.

Current practice has been that staff would wait for Galiano Island Local Trust Committee (LTC) to direct staff to
advertise and seek expressions of interest.

To facilitate the APC appointment process, staff are recommending that the LTC consider a standing resolution
directing staff to both ask existing members if they are interested in being re-appointed and to simultaneously
advertise for expressions of interest for new candidates as a matter of course. The proposed resolution
wording would be:

THAT the Galiano Island Local Trust Committee request that prior to expiration of Advisory Planning
Commission members terms of office, staff write to commissioners asking if they wish to be re-
appointed and also advertise for expressions of interest for new commissioners.

Once the interest of existing members and any new expressions of interest are received, staff will report back
to the LTC seeking a resolution making appointments.

pc Robert Kojima, Regional Planning Manager

\\islandstrust.loca\DFSMain\EDM\08 Governance\3024 Advisory Commissions - General\02 Membership (P)\SO\GL\2020\GL-LTC_2020-02-03_APC-Appt-memo.doc 107
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