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4. ADJOURNMENT 2:00 PM - 2:00 PM
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Date: February 5, 2016 File No.: GM-DVP-2016.1 

To: Gambier Island Local Trust Committee 
For meeting February 19, 2016 

  
From: Sonja Zupanec, Island Planner  

  
Copy: Ann Kjerulf, Regional Planning Manager 

Aleksandra Brzozowski, Island Planner 
  

Re: Development Variance Permit 
DL 696 Keats Island 
PID 014-385-694 

  
Owner: The Convention of Baptist Churches of British Columbia 

Applicant: Kasian Architecture 
Location: 900 Keats Road – Keats Island 

 

THE PROPOSAL 
The applicant is seeking relief from the provisions of Section 4.10.7 of the Keats Island Zoning 
Bylaw (LUB) which states, in part: 

4.10.7 The maximum height of structures is 4.6 metres (15.0 feet) 

The purpose of the application (Attachment 1) is to seek an increase to the maximum permitted 
height for a structure on the subject property to allow for a new garage/workshop with a height 
of 5.8 metres (19.0 feet). 

A copy of the proposed development variance permit is attached (Attachment 2) to this report. 

BACKGROUND 
The Convention of Baptist Churches of British Columbia (owner) leases a 12,000 square foot 
portion of DL 696 to BC Hydro for vehicle, equipment and materials storage. This portion of land 
is within the CS2 zone and subject to a Land Use Contract between the owner and the Gambier 
Island Local Trust Committee (LTC). BC Hydro had constructed (circa 1981) an 800 square foot 
wood frame building and subleased a portion of the building to Telus for the purposes of vehicle 
and materials storage. The building is proposed to be demolished and replaced with a new 2400 
square foot garage/workshop to accommodate storage needs for both BC Hydro and Telus. 

SITE CONTEXT 
District Lot 696 is located at Keats Island (Figure 1) and the owners have been working on a 
complex subdivision and rezoning application for the subject property with the Islands Trust for 
over 15 years. BC Hydro leases a small 12,000 square feet site within a forested section of the 
subject property (Figure 2).  The existing BC Hydro building (Figure 3) can no longer serve the 
purposes of vehicle and materials storage and will be demolished and replaced with a new 
building with a taller, gabled roof to accommodate the newer service vehicles used by BC Hydro 
(Figure 4). 
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Figure 1: Subject Property 

 

 
  

 

  
Figure 2: Aerial photo of BC Hydro leased site and surrounding area. 

 
Figure 3: Existing building to be demolished 

BC Hydro leased area of DL696 
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Figure 4: Proposed new building 

CURRENT PLANNING STATUS OF SUBJECT LANDS 

Islands Trust Policy Statement: 

The proposed development variance permit is not contrary to or at variance with the Islands 
Trust Policy Statement. 
 
Official Community Plan 
 
Keats Island Official Community Plan No. 77 

The subject property is located in the “Community Service” OCP designation. The proposal is 
not at variance with the following relevant OCP policies: 
 
Community Facilities 

P 5.37 The community well sites in Eastbourne and the existing Hydro shed and parking area 
near Keats Landing are the only community facilities designated as Community Service on 
Schedule B. Consideration for other community use facilities, such as a community hall, a 
tennis court and/or outdoor playing field can be addressed by the Local Trust Committee in 
response to an application for rezoning amendment. 

P 5.38 In evaluating applications to establish new community facility uses on Keats Island, the 
Local Trust Committee should consider: location, proposed use and scale, level of community 
support, environmental impacts, impacts on the immediate surroundings, the availability of 
services and resources necessary to operate the facility, potential public costs, and the 
potential impacts on existing Keats Island facilities and services. 

P 5.39 Multi-purpose use of community facilities is encouraged by the Local Trust Committee. 
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Land Use Bylaw 
The proposed site is a leased portion of the subject property and is zoned Community Service 2 
(CS2) as per the Keats Island Land Use Bylaw, No. 77. This zone permits community service 
use; electrical and telecommunication utilities and buildings and structures accessory to a 
permitted use. A Land Use Contract (LUC) is in effect for DL 696 between the owner and the 
LTC. The LUC stipulates in Part 1 that “the use and development of the Land shall be in 
accordance with this Contract.” And in Part 2 that “the use of the Land and any buildings 
or structures on the Land shall be used only for the purposes specified in Schedule ‘B’ 
attached hereto.” 
 
Schedule B of the LUC expressly permits “Public service use”; therefore the proposed DVP is 
consistent with the LUC. 
 
The current subdivision and rezoning applications with the owners of the DL696 have no 
bearing or effect on the proposed DVP and the LTC may consider issuance of the DVP despite 
the complex proceedings of the other development applications. 

Islands Trust Fund 
As per the Islands Trust Fund and Local Planning Services Coordination Policy Manual, this 
application does not directly affect Islands Trust Fund Board (TFB) interests as it does not 
directly affect a TFB owned property or conservation covenant or a property adjacent to a TFB 
owned property or conservation covenant. 

Regional Conservation Plan 
Map 6 of the Islands Trust Fund Regional Conservation Plan indicates that the estimated 
importance of habitat composition is between low and medium for this property. 

Sensitive Ecosystems and Hazard Areas 
Islands Trust Sensitive Ecosystem Mapping does not show any sensitive ecosystems or hazard 
areas being mapped for this property.  
 
The applicant has submitted a ‘Site Profile’ under section 40 of the Environmental Management 
Act. As the leased site has been used for industrial activities in Schedule 2 of the Contaminated 
Sites Regulation, the applicant must provide a ‘Site Profile’ to the local government for 
registration with the provincial site registry (Attachment 3).  
 
Archaeological Sites 
There are recorded archaeological sites located within 50.0 m of the building site. The applicant 
has been advised to contact the Archeology branch of the Ministry of Forests, Lands and 
Natural Resources in order to ensure the proposed demolition and new construction does not 
adversely impact existing archaeological resources. 

Covenants 
Registered interests do not affect this Development Variance Permit application.  

Bylaw Enforcement 
There are no bylaw enforcement issues relevant to the consideration of this application. 

Climate Change Mitigation and Adaptation 
There are no anticipated impacts on greenhouse gas emissions that would result from 
increasing the permitted height as proposed. 
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COMMUNITY INFORMATION MEETING(S) 
No Community Information Meeting is recommended for this application. 

RESULTS OF CIRCULATION 
Notification of this variance application was distributed to neighbouring property owners in 
accordance with statutory requirements. At the time of writing this report, staff had received no 
submissions from neighbouring property owners or tenants regarding the application. 

STAFF COMMENTS 
The variance is required in order to meet the needs of BC Hydro’s vehicle and equipment 
storage to support electrical and telecommunication services to Keats islanders. The proposed 
increase in height from 4.6 metres to 5.8 metres for the new garage/workshop is a minor 
variance to the Land Use Bylaw that is not contrary to the provisions of the LUC. The proposal, 
if approved, would not adversely impact adjacent uses/lands or the current subdivision and 
rezoning applications for DL696.  

Should the LTC approve the requested DVP, the applicant will be required to obtain a building 
permit from the Sunshine Coast Regional District (SCRD) to ensure that the new building meets 
BC Building Code requirements.   

Staff supports approval of this variance application. 

RECOMMENDATION 
THAT the Gambier Island Local Trust Committee approve issuance of Development Variance 
Permit GM-DVP-2016.1. 
 
 

Prepared and Submitted by: 
 
 

Sonja Zupanec 

  
 

February 5, 2016 

Sonja Zupanec, MCIP, RPP 
Island Planner  

 Date 

 
 
Concurred in by: 

Ann Kjerulf  February 8, 2016 

Ann Kjerulf, MCIP, RPP 
Regional Planning Manager 

 Date 

 
Attachments:  

1. Application 
2. Proposed Development Variance Permit 
3. Site Profile 
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PROPOSED 

 
TO: 

 
CONVENTION OF BAPTIST CHURCHES 
 

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

 PID 014-385-694 
District Lot 696, Group 1, New Westminster District 
 

2. Pursuant to Section 498 of the Local Government Act, Section 4.10, Subsection 7 Height  
of Keats Island Land Use Bylaw No. 77 is varied as follows:  
 

 “The maximum  height of structures is 4.6 metres (15.0 feet)” 

is varied to: 

“The maximum height of structures is 5.8 metres (19.0 feet)” 

 
In accordance with Schedules “A1” through “A4” to allow the construction of a new accessory 
2,480 square foot building for the purposes of vehicle and electrical/telecommunications 
material storage. 
 

3. All buildings and structures shall be consistent with Schedule “A1” through Schedule “A2” 
which are attached to and form part of this permit: 
Schedule “A1” – Site plan depicting location of accessory building within lease lot lines  
Schedule “A2” – Elevation plan front depicting the height of the accessory building 
Schedule “A3” – Elevation plan side 
Schedule “A4” – Elevation plan rear 
 

4. This permit is not a building permit and does not remove any obligation on the part of the 
permittee to comply with all other requirements of Keats Island Land Use Bylaw No. 77, 2002 
and to obtain other appropriate approvals necessary for completion of the proposed 
development. 

 
AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS ___ 
DAY OF ___, 2016. 
 

  

 Deputy Secretary, Islands Trust 

  

 
 
 

Date of Issuance 

IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE ____ DAY OF 2018, THIS 
PERMIT AUTOMATICALLY LAPSES. 

 

GAMBIER ISLAND LOCAL TRUST COMMITTEE 

DEVELOPMENT VARIANCE PERMIT 

GM-DVP-2016.1  

PROPOSED 
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GAMBIER ISLAND LOCAL TRUST COMMITTEE 
GM-DVP-2016.1 (Convention of Baptist Churches of BC) 

 
Schedule “A1” – Site Plan 
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GAMBIER ISLAND LOCAL TRUST COMMITTEE 
GM-DVP-2016.1 (Convention of Baptist Churches of BC) 

 
Schedule “A2” – Front Elevation 
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GAMBIER ISLAND LOCAL TRUST COMMITTEE 
GM-DVP-2016.1 (Convention of Baptist Churches of BC) 

 
Schedule “A3” – Elevation Plan side 
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GAMBIER ISLAND LOCAL TRUST COMMITTEE 
GM-DVP-2016.1 (Convention of Baptist Churches of BC) 

 
Schedule “A4” – Elevation Plan rear 
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Memorandum 
700 North Road Gabriola BC  V0R 1X3 

Telephone  (250) 247-2204 FAX:  (250) 247-7514 

Toll Free via Enquiry BC in Vancouver 660-2421.  Elsewhere in BC 1.800.663.7867 

northinfo@islandstrust.bc.ca     www.islandstrust.bc.ca 
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Date January 22, 2016 File Number 306001 (BOV) 

To Gambier Island Local Trust Committee 
 

From Lisa Webster-Gibson 
A/ Planner 1 
Northern Office 

  

Re Update -  Board of Variance 

 

This intent is to request a resolution from the Gambier Island LTC to direct staff to advertise for membership in 
a join Board of Variance (BOV) with Northern LTCs.  

On October 1, 2105, the Gambier Island LTC instructed staff to approach Bowen Island Municipality with 
respect to a shared Board of Variance.  On December 3, 2015, Bowen Island Municipality (CAO decision) 
notified staff that they were not interested in sharing a Board of Variance with the Gambier Island LTC. 
 
All current Gambier Island BOV members have been sent letters thanking them for their past service and 
inviting their re-application.  However, to date, no BOV members have expressed interest in re-appointment. 
Given the challenge with maintaining BOV members, Gambier Island LTC may now wish to participate in a 
joint Board of Variance with other Northern LTCs.  The Denman, Gabriola, Hornby, Lasqueti, and Thetis LTCs 
have previously agreed by resolution to establish a joint Board of Variance. 
 
The Board of Variance consists of three members appointed for three-year terms. There are two current BOV 
members serving Northern LTCs who have indicated their interest and are eligible for re-appointment.  
Subject to LTC approval, staff may proceed with advertising for new BOV members (see Attachment 1). Ads 
would be placed in local papers, on island notice boards and on the Islands Trust website.  A mail drop would 
be conducted for Lasqueti Island in lieu of news advertising. Note, should the Gambier Island LTC wish to 
participate in the joint Board of Variance, posted notices will be revised to include the Gambier Island LTC. 
 
The deadline for applications is tentatively Friday, February 29, 2016.  Staff will review the applications and 
subsequently forward their recommendations to the Trustees for discussion during Trust Council in March. 
 
Formal BOV appointments will be required by resolution of each LTC (by RWM or at the next LTC meeting 
following Trust Council).  
 
RECOMMENDATION: 

That the Gambier Island Local Trust Committee direct staff to advertise for membership in a joint Board of 
Variance with other local trust committees in the Northern Region, and release up to $500 from the 
Communications Budget. 
 

Attachment 1 – Draft Advertisement  
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ISLANDS TRUST – NORTHERN OFFICE 

 Board of Variance Appointments 
 

The Islands Trust – Northern Office is inviting applications for three (3) positions on a new combined Board of 
Variance for the Gabriola, Hornby, Denman, Lasqueti, and Thetis Local Trust Areas. 
 
Any local government that has adopted a zoning bylaw must establish a Board of Variance as per Section 899 
of the British Columbia Local Government Act.  The Board of Variance is an independent board consisting of 
three volunteer members of the public who have been appointed by the Local Trust Committee. These 
members may not belong to the advisory planning commission and may not be an officer or employee of the 
local government. 
 
The Board of Variance has the authority to permit minor variances from, or exceptions to, land use bylaw 
regulations in instances where it deems compliance with the bylaw would entail undue hardship, and also to 
permit alterations or additions to non-conforming uses. 
 
If you are interested in serving on the Board of Variance, please submit a written expression of interest, 
specifying your background in any or all of the following areas: 
 

 Previous experience as a member of a Board of Variance 
 Experience on a local government council, board,  trust committee, commission or other body 
 Experience with other volunteer boards, commissions or committees 
 Experience and credentials in a planning, design or related profession 
 Experience and credentials in a building or design trade 
 Length of residency in the local trust area or where you currently reside 
 Availability, and willingness to travel between local trust areas 
 Any other related experience, education or comments 

 
The positions are not paid, but all legitimate expenses relating to Board work will be reimbursed.  Over the 
past several years, there has not been a demand for Board appeals in Local Trust Areas and there is less 
than an average of one application a year. 
 
Enquiries regarding the proposed Board of Variance may be directed to Lisa Webster-Gibson, A / Planner 1 
by email at lwebstergibson@islandstrust.bc.ca, or by phone at 250-247-2204. For toll-free access, request a 
transfer via Enquiry BC: in Vancouver at 604-660-2421 and elsewhere in BC at 1-800-663-7867. 
 
Written submissions may be delivered to: 

Mail:  Islands Trust, 700 North Road, Gabriola Island, BC, V0R 1X3 
Fax:   250-247-7514 
Email:   lwebstergibson@islandstrust.bc.ca  
 
Application must be submitted by 4:00 pm March 11, 2016. 
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GAMBIER ISLAND LOCAL TRUST COMMITTEE 

BYLAW NO. 128 

 
A BYLAW TO AMEND GAMBIER ISLAND LAND USE BYLAW, 2004

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

 
This bylaw may be cited for all purposes as “Gambier Island Land Use Bylaw, 2004, Amendment 
No. 1, 2015”.  

 
2. Gambier Island Local Trust Committee Bylaw No. 86, cited as “Gambier Island Land Use Bylaw, 

2004,” is amended as follows: 
 

2.1 Part 5 - Zone Regulations, Section 5.16 – Marine General (W1) Zone is amended by adding a 
new article as follows: 

 

“Site-Specific Regulations 

 
(16) The following table denotes locations where, despite or in addition to the regulations in this 

Section, specific regulations apply.  In the first column, the zone abbreviation and the lower-
case letter reference the notation on the zoning map.  The second column describes the 
location where the specific regulations cited in column three apply: 

 
 
 
 
 
 
 
 

2.2 Schedule B – Zoning Map is amended by changing the zoning of the areas indicated on Plan 
No. 1, attached to and forming part of this Bylaw, from Marine General (W1) zone to Marine 
General (W1(b)) zone. 

 
READ A FIRST TIME THIS 1

st
 DAY OF OCTOBER  2015 

 
PUBLIC HEARING HELD THIS 21

st
  DAY OF JANUARY  2016 

 
READ A SECOND TIME THIS  21st  DAY OF JANUARY  2016 
 
READ A THIRD TIME THIS  21

ST
  DAY OF JANUARY  2016 

 
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS 
 
 10

TH
  DAY OF FEBRUARY  2016 

 
ADOPTED THIS ______  DAY OF _________   20  
 

 

              

Chair         Secretary 

 Table 5.16  

Site-Specific 

Zone 

General Location Site Specific Regulations 

W1(b)  Waterfront adjacent to  
Cotton Bay –  
DL477,Group1,NWD  
Plan BCP 41717 

Despite 5.16(8), the permitted 
structures also include 4 
square metres of existing 
rock wall.  

PROPOSED 
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  GM-BL-128 

       2 of 2 

  

 

 

GAMBIER ISLAND LOCAL TRUST COMMITTEE 
 

BYLAW No.128  

 

PLAN NO. 1 
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