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AGENDA

Business Meeting
Wednesday, March 23, 2011 at 12:15 pm
In the New Horizons
1765 Sollans Road, Hornby Island, BC

CALL TO ORDER
APPROVAL OF AGENDA

MINUTES

Local Trust Committee Meeting Minutes dated February 18, 2011 for
adoption

Section 26 Resolutions Without Meeting Log dated March 15, 2011 — for
information - attached

Advisory Planning Commission Minutes - none

BUSINESS ARISING FROM MINUTES
Follow-up Action List dated March 15, 2011 — attached

CORRESPONDENCE

“Correspondence specific to an active development application and/or
project will be received by the Hornby Island Local Trust Committee
when that application or project is on the Agenda for Consideration”

Letter dated February 21, 2011 to School District No 71 Board from
Louise Bell, Local Trustee regarding Bussing School Children from
Denman Island - attached

Email dated February 24, 2011 from Michael Berman regarding Short
Term Vacation Rentals - attached

Letter dated February 28, 2011 from Doug Christie regarding Short Term
Vacation Rentals

Email dated March 2, 2011 from Walter and Jan Kamlade regarding Short
Term Vacation Rentals - attached

Email dated March 3, 2011 from Bob Henderson regarding Short Term
Vacation Rentals - attached

Email dated March 4, 2011 from Wayne Wiens, Andrea Lebowitz,
Charles Western and Phyllis Western regarding Short Term Vacation
Rentals - attached
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Email dated March 12, 2011 from Wendy Edwards regarding Short Term
Vacation Rentals
Various Emails regarding Short Term Vacation Rentals - attached

TRUSTEES’ REPORT
CHAIR’S REPORT
DELEGATIONS

TOWN HALL SESSION

APPLICATIONS AND PERMITS

HO-RZ-2009.2 Hornby Island Resort Ltd. — discussion

Proposed Bylaw No. 140 cited as “Hornby Island Official Community
Plan Bylaw No. 104, 2002, Amendment No. 2, 2010.” - attached for
information

Proposed Bylaw No. 141 cited as “Hornby Island Land Use Bylaw No.
86, 1993, Amendment No. 1, 2010.” — attached for information

LOCAL TRUST COMMITTEE PROJECTS

HO-OCP-2009.2 Enforcement Policy — Communications Plan
HO-OCP-2009.2 Short Term Vacation Rental Official Community
Plan/Land Use Bylaw Draft Bylaw Proposals — attached
HO-OCP-2009.1 — Draft Official Community Plan Reflecting Recent
Amendments — discussion - attached

Community Information Meetings of April 2, April 4 and April 6, 2011 —
discussion of process

REPORTS

Strategic Plan for Local Trust Committees - attached

Work Program Reports

Top Priorities Report and Projects List Report dated March 15, 2011 -
attached

Applications Log

Report dated March 15, 2011 - attached

Trustee and Local Expenses

Expenses posted to February 23, 2011 - attached

NEW BUSINESS

Exploring Food Security in the Islands Trust Area

Report dated November 16, 2010 - attached

Letter dated March 3, 2011 to Hornby Local Trust Committee from Sheila
Malcolmson, Chair of Islands Trust Council regarding Food Security in
the Islands Trust Area - attached

Annual Meeting with Ministry of Transportation and Infrastructure and
Emcon Services

Climate Change Communications
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14, BYLAWS

15. ISLANDS TRUST WEBSITE
15.1 Hornby Page - attached 147-148

16. NEXT BUSINESS MEETING DATE
Wednesday, April 27, 2011 at 12:15 pm in the Hornby Island Community
Hall, Central Road, Hornby Island, BC

17. ADJOURNMENT 3:30 pm

*Approximate time is provided for the convenience of the public only and is subject to change without notice.
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MINUTES OF THE HORNBY ISLAND LOCAL TRUST COMMITTEE
BUSINESS MEETING
FRIDAY, FEBRUARY 18, 2011 AT 1:30 PM
AT NEW HORIZONS
1765 SOLLANS ROAD, HORNBY ISLAND BC

PRESENT: Louise Bell Chair
Fred Hunt Local Trustee
Tony Law Local Trustee
Miles Drew Bylaw Enforcement Coordinator
Brodie Porter Island Planner

Vicky Bockman Minute Taker

There were twenty-nine (29) members of the public in attendance.

1. CALL TO ORDER

Chair Bell called the meeting to order at 1:30 pm. She welcomed the public and
noted that the meeting was taking place in the traditional territory of the Coast
Salish First Nation and recognized their history on the land. Chair Bell
introduced the Local Trustees, Islands Trust Planner, Bylaw Enforcement
Coordinator and Minute Taker.

2. APPROVAL OF AGENDA

The agenda was approved by consensus with the following additional items:

. Add 13.3 Bylaw Referral Form: Denman Island Local Trust
Committee Proposed Bylaw No.: 199

o Add 13.4 Bylaw Referral Form: Denman Island Local Trust
Committee Proposed Bylaw No.: 200

) Add 5.4 Email Received as Late Correspondence

3. MINUTES

3.1 Hornby Island Local Trust Committee Meeting Minutes dated December
15, 2010

The minutes were adopted by consensus with the following amendments:

) Page 4, first paragraph, first sentence: change text from “Trustee

HO LTC Minutes DRAFT 1
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Law reported meeting with the Royal Canadian Mounted Police
(RCMP) Regional Director to discuss police services on Hornby
Island in the coming year.” to “Trustee Law reported on a meeting
with the Royal Canadian Mounted Police (RCMP), Regional
Director and HIRRA Executive to discuss police services on
Hornby Island in the coming year.”

o Page 4, first paragraph, third sentence: change text from “law
enforcement” to “community policing”.

. Page 4, third paragraph, first sentence: change text from “will
require” to “will involve”.

o Page 4, fourth paragraph, first sentence: change text from
“Agriculture Ministry” to “Agricultural Land Commission”.

o Page 4, fourth paragraph, second sentence: change text from
“resistance at the Ministry” to “resistance at the Commission”.

o Page 6, fourth paragraph, first sentence: change text from “has
taken time” to “will require time”.

o Page 7, Item 9.3, second paragraph, second sentence: change
text from “will take time” to “may take time”.

Section 26 Resolutions Without Meeting Log dated February 8, 2010
Received.

Trustee Law stated that the Salt Spring Island Local Trust Committee has
indicated that they would like to thank the Hornby Island Local Trust
Committee for making funds available to them to conduct
communications on Riparian Area Regulations. They are in the process
of creating a package that the Hornby Island Local Trust Committee may
find useful as well.

Trustee Bell reported that Michelle Jones, a Qualified Environmental
Professional, is coming to Denman Island to talk about the provincial
Riparian Area Regulation and that Hornby Islanders are invited to attend
that meeting. More information will be forthcoming.

Advisory Planning Commission Minutes

None.
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4., BUSINESS ARISING FROM MINUTES

4.1  Follow-up Action List dated February 8, 2011

Planner Porter presented the Follow-up Action List.

5. CORRESPONDENCE

5.1 Email dated January 19, 2011 from Kati Marshall regarding Bylaw
Enforcement Policy for Short Term Vacation Rentals

Received.

5.2  Email dated January 28, 2011 from Amy Robertson regarding Short Term
Vacation Rentals

Received.

5.3 Letter dated February 7, 2011 from the Hornby Island Water Stewardship
Project regarding Comments on Draft Staff Report on Short Term
Vacation Rentals

Received.

5.4  Email dated February 10, 2011 from Nicki Johansen regarding Short
Term Vacation Rentals.

Received.

6. TRUSTEES' REPORT

Trustee Hunt reported that he attended a meeting as an observer along with
Trustee Law, Planner Porter, Bylaw Enforcement Coordinator Drew and
community members interested in short term vacation rental issues, and was
impressed with the information that was exchanged. He thanked staff for
attending and Helen Grond for arranging the meeting.

Trustee Hunt gave an update on an Islands Trust video project to record Hornby
Island’s history which will include where it is at the moment and where it is
going. Margaret Sinclair is willing to take part as requested and Andrea
Lebowitz will provide Hillary Brown’s papers to filmmakers.

HO LTC Minutes DRAFT 3
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Trustee Hunt said that he had heard from Sherry Stevens of the
Hornby/Denman Island Grapevine newsletter. She indicated that she has space
available and would welcome articles from Hornby Islanders on any topic.

Trustee Hunt reported that Stewardship Awards have been announced for 2011,
stating that nominations are welcome. The deadline is April 29, 2011 and forms
are available on the Islands Trust website or by contacting Trustees Law or
Hunt.

Trustee Law expressed his appreciation for the short term vacation rental
meeting last night.

Trustee Law gave an update of Ferry Advisory Committee business, stating the
proposed cable ferry is proceeding with regulatory requirements and if those are
met there will be community meetings. Shingle Spit and Gravelly Bay docks
will be down for two weeks in October after Thanksgiving. He outlined
preliminary plans for ferry traffic during the outage, stating there will be a
consultation which will include community feedback.

Regarding possible ferry fare increases, he stated that the province must decide
between March and June on the level of provincial support for the ferry system
for the 2012-2016 period. BC Ferries is anticipating increases of up to 50% if
the province does not provide additional subsidies. This issue is getting
significant coverage in the media and the Union of British Columbia
Municipalities may be lobbying for the cause. Trustee Law stated it is important
to give views on this issue.

Trustee Law reported on Comox Valley Housing and Homelessness Committee
matters, stating that as the province is most likely to fund projects which have
identified a strategic approach, they are working on creating such a strategy.
Additionally, they are addressing transition housing with BC Housing and are
hoping to coordinate an approach with all major funding agencies.

7. CHAIR'S REPORT

Chair Bell reported that the Islands Trust Executive Committee has met three
times since the last regular business meeting of the Hornby Island Local Trust
Committee. She detailed some of the many business items handled by the
Executive Committee. Public consultation materials for the proposed budget for
the Islands Trust for 2011-2012 were posted on the Islands Trust website in late
January. Comments must be received before March 4, 2011 to be considered at
the March Trust Council meeting. The Committee passed a resolution to alter
the budget recommendation that it will make to the Trust Council at its March
meeting, so that the tax increase is reduced to 2.2%. This figure represents an
increase of about $6 for an average Islands Trust property assessed at
$450,000.

HO LTC Minutes DRAFT 4
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8. DELEGATIONS

None.

9. TOWN HALL SESSION

Janet LeBlancq stated that she is working with Islanders’ Secure Land
Association on affordable housing issues. She indicated that doing the
necessary rezoning will cost $5,000 and inquired if Islands Trust may be able to
help by waiving some portion of the cost of the rezoning.

Chair Bell replied that it is possible for Islands Trust to assist if the request
meets certain criteria.

Trustee Law stated that rather than come out of Local Trust Committee’s
resources, funds may come from Islands Trust Executive Committee.

Tony Quin wished to speak regarding the Hornby Island Resort Ltd. rezoning
application.

Chair Bell reminded Mr. Quin that as this topic is now post Public Hearing, the
Local Trust Committee can hear new facts, however, cannot hear opinions.

Tony Quin stated that he had previously expressed his approval of the
proposal, however as the consideration of the use of the existing parking lot is
no longer a requirement, he is withdrawing his approval.

Carol Quin spoke regarding the procedures involved in processing applications
for rezoning or proposals, specifically regarding changes that are made after
public hearing. She suggested the Local Trust Committee explain how good
planning decisions can be made when things are changing in the process of that
application, hoping that all are aware of any new information before decisions
are made.

Trustee Law advised that a second public meeting can be held if there is more
information for consideration after the initial public hearing.

Donna Tuele thanked the Hornby Island Local Trust Committee for all the
opportunities that have been presented to discuss short term vacation rentals.
She encouraged Trust officials to consider an option requiring bylaw
amendment even though it may not be approved by the Executive Committee.

Cathie Howard stated that Hornby Water Stewardship Project feels that some - -{ comment: Committee?

HO LTC Minutes DRAFT 5
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older residences should not be allowed to be rented without adequate septic
systems and proposed a fund be created to help people without acceptable
septic treatment. She suggested that an infrastructure grant or possibly a partial
loan would be useful and cautioned that litigation over possible health issues
may be an outcome if this issue is not addressed. She requested the Hornby
Island Local Trust Committee look into the assistance possibility.

Chair Bell responded that Islands Trust does apply for grants and has applied
for an infrastructure planning grant. Comox Valley Regional District can assist
with infrastructure grants and she is aware that Denman Island did receive one.
She recommended the Hornby Water Stewardship group initiate discussion with
the Regional District in this regard.

Trustee Law stated that it is his understanding that grants are awarded for
infrastructure owned by local governments and that it is difficult to find funding
for individual properties. He agreed with Chair Bell that it is a Regional District
issue.

Helen Grond stated that a small working group of people interested in short
term vacation rentals has met and feels that the current situation works well and
thinks the status quo should be kept. It is her opinion that the intention of the
Hornby Island Official Community Plan was to have this as a permitted use on
Hornby Island and as an accessory use. The situation on Hornby is unusual
and the importance of tourism and visitors is recognized. Short term vacation
rentals have been such an economic benefit to so many and the proposals
being considered could make it very difficult for some to do it. The proposed
changes are restrictive and may require a bylaw change. She feels there needs
to be community support for this.

Ruth Goldsmith said she appreciates all work that has been done on the short
term vacation rental issue, however would like to clarify the permitting process,
for example, is it necessary to reapply every three years for a Temporary Use
Permit, what procedural requirements would there be, and where will the money
raised from these permits go? Further, she acknowledged the different
designations of short term vacation rentals including residential, home
occupation, and commercial, noting that when a rental is advertised it becomes
a commercial vacation rental. In her opinion, no one can rent without some kind
of advertisement which would make all rentals commercial by definition.

Chair Bell responded that Trustee Law’s suggestions have been considered by
staff and will be considered in our upcoming discussion. A Temporary Use
Permit allows commercial use on a temporary basis for three years and can be
renewed for an additional three year period for a smaller fee. Subsequent to the
renewal, a reapplication is required. The purpose of having a time limit is that it
allows the Local Trust Committee to hear from people that may have been
concerned during the prior three-year period regarding issues of health, noise or

HO LTC Minutes DRAFT 6
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other issues. The fees collected for the permits go to Islands Trust by a
designated process.

Judy Cross requested clarification of the term “site specific zoning” which is
found on page 143 of the agenda package within item 6.5.2.7 of the Draft
Hornby Island Official Community Plan.

Planner Porter responded that this is a reference to an individual property and a
zone specific to that property as opposed to subdivided lots and that a new
category is possible for short term vacation rental properties.

10. APPLICATIONS AND PERMITS

10.1 HO-RZ-2009.2 (Hornby Island Resort Ltd.)

HO LTC Minutes
February 18, 2011

Planner Porter provided a status update on the proposed application. He
stated a draft covenant has been completed which will come to the
Hornby Island Local Trust Committee for consideration.

In response to discussion, Planner Porter reminded those present that
the public should not rely on a plan as a confirmation that the property
would develop in that manner. The actual development design would be
addressed in a Development Permit which has not yet been started.
Discussion ensued regarding the parking and Planner Porter stated that
the Development Permit application would require an outline of parking
design characteristics and that it would have to comply with zoning bylaw
requirements. If the Development Permit was issued, the applicant
would also be required to apply for a Siting and Use Permit, which also
addresses parking. Further, the bylaw that was tabled at the Public
Hearing outlined public uses for property but did not establish inter-
relationship with the list of uses and the applicant could choose any of
those uses for establishment on the property. There is no obligation in
terms of development and no obligation to fulfill what was presented at
the public hearing.

Planner Porter stated that if the Local Trust Committee wants further
exploration based on facts being presented today, another Public Hearing
could be held and discussions to change the bylaw might be necessary.
He estimated this could take an additional time of approximately two to
three months. The Trustees felt it would be beneficial to have discussion
with the applicant in order to determine if additional information is
desired.

The Hornby Island Local Trust Committee asked staff to advise the
applicant of the discussion and invite him to attend the next Local Trust
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Committee business meeting on March 23, 2011.

11. LOCAL TRUST COMMITTEE PROJECTS

11.1 HO-OCP-2009.2 (Short Term Vacation Rental Implementation Policy)
Staff Report dated February 9, 2011

Planner Porter presented the Short Term Vacation Rental Implementation
Policy Staff Report dated February 9, 2011, outlining the five categories
of options available to the Local Trust Committee. Some options could
conflict with the Trust Policy Statement; others would require bylaw
amendments, or create a new community vision requiring community
input and changes to the Official Community Plan (OCP). He
commented that this work is central to the work on the OCP and
suggested that the Local Trust Committee consider moving this issue up
to the first priority with further work on OCP and land use bylaws being
second.

A discussion followed considering the various options, the principles and
community objectives involved, and the enforcement policy options.

Trustee Hunt reported that he has heard questions in community
meetings regarding why it is necessary to address this now.

Planner Porter responded that from a planning perspective, it must be
considered that current bylaws do not allow for vacation rentals. They
are occurring with no enforcement. Community and business operators
are wondering what the limits are and need to have that definition. This
issue needs to be addressed in order to ensure compliance and respect
for bylaws. Additionally, this policy is fundamental to the community, and
as such should be addressed and managed in order to effectively plan.

Bylaw Enforcement Coordinator Drew emphasized that the current status

violates the Land Use Bylaw. This fundamental issue needs to be
resolved before other important matters can be resolved.

The Local Trust Committee decided to revise the agenda and address item
11.1.2 before item 11.1.1

11.1.2 Short Term Vacation Rental Enforcement Policy Staff Report dated
February 18, 2011

Bylaw Enforcement Coordinator Drew presented the Short Term

HO LTC Minutes DRAFT 8
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Vacation Rental Enforcement Policy Staff Report dated February
18, 2011.

11.1.1 Short Term Vacation Rentals Submission dated January 19, 2011

from Trustee Law

Trustee Law gave an overview of his memorandum on Short Term
Vacation Rentals (STVR), prefacing the proposal details by stating
that with support and involvement from the community, it is his
desire to resolve this issue. He outlined the various difficulties
including community concern with Temporary Use Permits,
enforcement concerns, Trust Policy Statement compliance, water
resources and possible ways to mitigate the concerns. He noted
that STVRs can result in changes to communities; however, he
recognized that Hornby Island has a long history of being a
summer resort and small lots were created as recreation
properties as opposed to residential. He suggested that
occupancy levels be set according to lot size, as is the case with
Bed & Breakfasts (B&Bs) at present.

Bylaw Enforcement Coordinator Drew stated that from a bylaw
enforcement perspective enforceability must be clear and made on
the basis of evidence. The Coordinator would have difficulty
ascertaining evidence of the occupancy levels and with this
proposal lots less than 0.25 hectares would still need a Temporary
Use Permit.

Planner Porter presented a map which showed relevant size
properties that would require Temporary Use Permits under this
proposal. He discussed the timing, processing and costs of
obtaining the permits, suggesting that fees could be reduced and
the process streamlined.

There was a short break from 4:05 pm to 4:15 pm.

HO LTC Minutes
February 18, 2011

Trustee Hunt recognized the importance of short term vacation
rentals to the community, both from a historical perspective and
from an economic standpoint. He expressed his viewpoint that
allowing social networking advertising or owner-managed rentals
are concepts that he could support, with Temporary Use Permits
being applied for in cases that exceed those parameters. It is his
belief that the application process could be made more cost
effective and streamlined. He expressed his opinion that
enforcement based on B&B occupancy levels would be
problematic.

DRAFT 9
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Chair Bell thanked Trustee Law and staff for work done on this
complicated matter and stated that the community now has all the
information necessary to make a decision which will resolve the
issue and allow completion of the Official Community Plan work.
She explained that the Executive Committee’s role is determined
by the Islands Trust Act and described the process that would be
required should an option be adopted that is contrary to Islands
Trust Policy Statement. She acknowledged that it is hard to reach
a consenus with issues that involve so many people. However, it is
her strong belief that decisions that stand the test of time and take
the long view will serve the community well.

It was MOVED and SECONDED that the Hornby Island Local Trust Committee
request that staff prepare draft bylaws to implement option six (6) of the staff
report dated February 9, 2011 with the addition of allowing vacation rentals as a
home occupation on lots where this is possible and with reference to the
document prepared by Trustee Law dated February 8, 2011.

DEFEATED
Chair Bell and Trustee Hunt opposed

It was MOVED and SECONDED that the Hornby Island Local Trust Committee
request that staff prepare draft bylaws and/or policy that a) interprets that
residential land use includes a level of Short Term Vacation Rental use that is
limited by word of mouth and use of social networking sites such as Facebook,
is primarily limited to friends and relatives and generally occurs during the
summer months and b) that allows vacation home rentals through a Temporary
Use Permit or a rezoning process for those who wish to have Short Term
Vacation Rentals that exceed those otherwise permitted.

DEFEATED
Chair Bell and Trustee Law opposed

It was MOVED and SECONDED by the Hornby Island Local Trust Committee
that the motion be amended by adding “That staff be requested to provide
suggestions of how the Temporary Use Permit can be streamlined and less
expensive.”

CARRIED

HO LTC Minutes DRAFT 10
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It was MOVED and SECONDED by the Hornby Island Local Trust Committee
that the motion be amended by adding “and bylaw enforcement policy is used to
enforce the parameters” after summer months in the original motion.

CARRIED
The final wording of the amended Motion is as follows:

It was MOVED and SECONDED that the Hornby Island Local Trust Committee
request that staff prepare draft bylaws and/or policy that a) interprets that
residential land use includes a level of Short Term Vacation Rental use that is
limited by word of mouth and use of social networking sites such as Facebook,
is primarily limited to friends and relatives and generally occurs during the
summer months, and bylaw enforcement policy is used to enforce the
parameters and b) that allows vacation home rentals through a Temporary Use
Permit or a rezoning process for those who wish to have Short Term Vacation
Rentals that exceed those otherwise permitted, and that staff be requested to
provide suggestions of how the Temporary Use Permit can be streamlined and
less expensive.

CARRIED
Trustee Law opposed

11.2 HO-OCP-2009.1 Official Community Plan/Land Use Bylaw Staff Report
dated February 9, 2011

Planner Porter presented HO-OCP-2009.1 Official Community Plan/Land
Use Bylaw Staff report dated February 9, 2011

The Local Trust Committee had the following comments:

. Page 50, Item 3.4 - requested staff clarify the section that
begins with “a beaver dam”

o Item 6.5.4 - requested staff please reconsider use of the
word “residential” as it is confusing

) Page 51 Item 6.1.5 - requested amenity rezoning be kept in
and density transfer removed. Item b)i needs rewriting.

. The Local Trust Committee requested Items 6.1.6, 6.1.7,
6.1.8 and the information note that follows be deleted.

HO LTC Minutes DRAFT 11
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HO-006-2011 It was MOVED and SECONDED that the Hornby Island Local Trust Committee
request staff to complete all of the amendments to the Draft Official Community
Plan as recommended in the Staff Report dated February 9, 2011 and that
further work on the Official Community Plan and Land Use Bylaw be deferred
pending resolution of the Top Work Program Priorities.

CARRIED

HO-007-2011 It was MOVED and SECONDED by the Hornby Island Local Trust Committee:

1.

HO LTC Minutes
February 18, 2011

That given finite resources available for enforcement activities and in
order to ensure the most effective results for enforcement activities Short
Term Vacation Rentals that have one or more of the following
characteristics will be subject to enforcement:

1. They are advertised on the internet (except social networking sites
such as Facebook), newspapers or other media;

2. They are not managed by the property owner or long term renter;

3. More than one dwelling on a lot is simultaneously made available
for Short Term Vacation Rental by the same owner or resident;

4, While the property is rented persons are permitted to stay in tents,
trailers, recreation vehicles, or accessory buildings;

5. There are issues related to health and safety;

6. There is a written complaint by an owner or resident of nearby
properties about bona fide, serious nuisance issues such as noise
or parking congestion related to the Short Term Vacation Rental;

7. The operator of the Short Term Vacation Rental uses more than
one property on Hornby Island as a Short Term Vacation Rental

That nothing in this enforcement policy should be interpreted as giving
permission to violate the Land Use Bylaw and the Hornby Island Local
Trust Committee may change this policy at any time and may give
direction to expand enforcement activities at any time.

This enforcement policy will come into affect on February 15, 2012 and
until that time no enforcement against Short Term Vacation Rentals will
take place except for reasons listed in Sections 1.5 and 1.6.

CARRIED
Trustee Law opposed

DRAFT 12
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HO-008-2011 It was MOVED and SECONDED by the Hornby Island Local Trust Committee
that staff be requested to schedule a Community Information Meeting to present
draft bylaws for community comment and discussion.

CARRIED
Trustee Law left the meeting.
12. REPORTS
12.1 Strategic Plan for Local Trust Committees
No comments.
12.2  Work Program Reports: Top Priorities Report and Projects List Report
dated February 8, 2011
There was discussion regarding changing the order of items in the Top
Priorities Report to reflect the need to complete work on the Short Term
Vacation Rentals Regulations Review prior to the Official Community
Plan.

HO-009-2011 It was MOVED and SECONDED by the Hornby Island Local Trust Committee
that the Work Program Top Priorities be amended to move the Short Term
Vacation Rentals - Regulations Review to position No. 1 and Official Community
Plan and Land Use Bylaw Review to position No. 2.

CARRIED
12.3 Applications Log - Report dated February 8, 2011
Planner Porter presented the Applications Log.
12.4 Trustee and Local Expenses
12.41  Expenses posted to December 22, 2010
No comments.
12.4.2  Expenses posted to January 19, 2011
No comments.
HO LTC Minutes DRAFT 13
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13.  NEW BUSINESS

13.1 Preparations for Meeting with K'omoks First Nation

1311

13.1.2

Memorandum dated February 9, 2011
Memorandum dated February 2, 2011

The Local Trust Committee discussed the timelines and
meeting plans which have been recommended by the Denman
Island and Hornby Island Planners. It is suggested that the
meeting be held on Denman Island for logistical reasons, that
the expenses be shared by the Denman Island and Hornby
Island Local Trust Committees and that it include lunch and
small gifts as is customary. Agenda items from all three parties
will be solicited.

The Hornby Island Local Trust Committee considered the
arrangements agreed upon by the Denman Local Trust
Committee and concurred with those arrangements. Further, it
was noted that the public should be allowed to attend and
observe.

13.2 Climate Change Pamphlet Proposal

13.3

Trustee Hunt reported that he and Trustee Law had met to discuss the

proposed pamphlet draft and make suggestions. The timing of the
design, printing and distribution of the pamphlet was discussed.

Bylaw Referral Form: Denman Island Local Trust Committee Proposed
Bylaw No.: 199

HO-010-2011 It was MOVED and SECONDED that the Hornby Island Local Trust Committee
return the Bylaw Referral Form regarding Denman Island Local Trust Committee
Proposed Bylaw N0.199 with a notation that the interests of the Hornby Island
Local Trust Committee are unaffected by the bylaw.

HO LTC Minutes
February 18, 2011
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14.

15.

HO-012-2011

16.

17.

HO-013-2011

DRAFT

13.4 Bylaw Referral Form: Denman Island Local Trust Committee Proposed
Bylaw No.: 200

It was MOVED and SECONDED that the Hornby Island Local Trust Committee
return the Bylaw Referral Form regarding Denman Island Local Trust Committee
Proposed Bylaw No. 200 with a notation that the interests of the Hornby Island
Local Trust Committee are unaffected by the bylaw.

CARRIED
BYLAWS
None.

ISLANDS TRUST WEBSITE

15.1 Hornby Page

Methods of communicating the enforcement policy that was adopted
today were discussed.

It was MOVED and SECONDED that the Hornby Island Local Trust Committee
direct staff to develop a communications plan regarding the decision made at
the February 18, 2011 Local Trust Committee meeting and as outlined in this
report for the approval of the Local Trust Committee.

CARRIED

The Local Trust Committee requested that the two Staff Reports of the

February 18, 2011 meeting regarding Short Term Vacation Rentals and
Official Community Plan Report be posted on the website.

NEXT BUSINESS MEETING DATE

The next Local Trust Committee regular meeting will take place on Wednesday,
March 23, 2011 at 12:15 pm at New Horizons, 1765 Sollans Road, Hornby
Island, British Columbia

CLOSED MEETING

It was MOVED and SECONDED that the Hornby Island Local Trust Committee
close this meeting to the public subject to section 90(1)(g) of the Community
charter, and further that Brodie Porter, Island Planner, Miles Drew, Bylaw
Enforcement Coordinator, and Vicky Bockman, Minute Taker be invited to attend
this meeting.

CARRIED

HO LTC Minutes DRAFT 15
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DRAFT

The meeting was closed to the public at 6:48pm.

18. RECALL TO ORDER

Rise and report from Closed Meeting

The Hornby Island Local Trust Committee reopened this meeting to the public at
7:02 pm

19. ADJOURNMENT

Chair Bell adjourned the meeting at 7:03 pm.

Minute Taker Chair

HO LTC Minutes DRAFT 16
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5.1

Louise Bell

W Denman Island Local Trustee
7 PO Box 70
M Denman Island BC VOR 1T0O

Tel: 250-335-2113

lSlaHdSTFUSt Email: Ibell@islandstrust.bc.ca

February 21, 2011

School District No. 71 Board transmitted by email
School Board Office

607 Cumberland Road

Courtenay, BC V9N 7G5

Dear School Trustees:

Re: Bussing school children from Denman Island

As one of the two elected representatives for the Islands Trust for Denman Island, |
have been informed by Denman parents that the School District No. 71 Board will be
discussing bussing policies and procedures at its upcoming meeting tomorrow evening.
The purpose of my letter is to ask Board members to remember the unique needs of
Denman islanders and to ensure that any changes resulting from the discussion do not
impact these families in an unfair manner.

As in Official Community Plans elsewhere in the province, Denman’s Plan articulates
guiding objectives for the community and policies to help achieve these objectives, The
Guiding Objective for Part C—The Social Fabric in our Plan is as follows:
To identify and protect the elements integral to the social fabric of Denman
Island, to foster the continuing development of a safe, self-sufficient, vibrant,
diverse and harmonious human community and to maintain the rural character of
the Island.
Achieving and maintaining social diversity for Denman Island requires that we attract
young families. As a community we try to help these families overcome the challenges
of living on a small island, as we know that without young families our community would
become stagnant. One of their challenges is the travel required for post-elementary
schooling and for the extracurricular programs that complement their formal education.

In my view school bussing procedures should avoid excessive travel time for all of the
children using bus transportation. The more time students spends commuting, the less
time there is for extra-curricular activities, homework, and quality time with their families.
If travel times get too long, attending post-secondary school from this island is no longer
a healthy and sustainable option.

Also, bussing needs to be consistent and reliable. If bussing doesn’'t work relatively
smoothly and the children have no other options to get home, Denman families are left
in a situation where it can take a parent several hours of travel to pick them up and
bring them home. It is simply not workable for Denman students to rely on the public
transportation system.
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School District No. 71 Board
February 21, 2011

p. 2

Last, bussing policies need to be fair to all students and families in the region. For
instance, the policy to not provide transportation for students attending ‘by-choice’
programs affects Denman students very differently than it affects others, making these
programs far less accessible to the Denman students. As a result, Denman families
wanting to access these programs are less likely to move to Denman in the first place
or, if they do, they are more likely to move to Vancouver Island or elsewhere, once their
children are old enough for these programs.

I've been told that the policy and procedure changes being considered by the Board
could mean that Denman students traveling by school bus would return to Denman
Island, not on the 4 p.m. as at present, but on the 5 p.m. ferry. This change would
impact the lives of Denman children tremendously. And the impact would be even
greater for students traveling from Hornby Island, who of course travel across Denman
to reach their island.

Thank you for your consideration of these views. | would be grateful if you could inform
me if changes are made to the bussing policies and procedures.

Yours truly,
Q{M}o L%L/U J @

Louise Bell

p.c. Denman Island Local Trust Committee
Hornby Island Local Trust Committee
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5.2

————— Original Message -----

From: Michael Berman

To: Tony Law' ; 'Undisclosed-Recipient:;'

Sent: Thursday, February 24, 2011 11:07 AM

Subject: RE: Hornby Local Tust Committee - Vacation rentals

The concept of being able to monitor commercial vs. informal advertising is impossible. It will
never be a clear distinction and therefore will not be enforceable.
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RECEIVEYL
3750 Slade Road

MAR 0 4 2011 Homby Island, BC
ISLANDS TRUST VOR 120

. _NORTHERN OFY¥ ICE 28 February 201

Hornby Island Local Trust Committee
c/o Islands Trust

700 North Road

Gabriola Island, BC

VOR 1X3

Dear Trustees,

| challenge your authority to make a declaration that short term rentals (STR’s) are
iflegal on Homby Island. Sorry to be so blunt, but | wish to make sure the intent of this
letter is clear.

The whole current discussion on how and what to enforce is based on this premise,
which | submit is a house of cards. You have produced no consistent documentation
from the Hornby Island OCP and bylaws that explicitly supports that. What you have
produced is a specious argument that since it is not listed as permitted on residential
lots it must be prohibited. You have also claimed two court judgments, Whistler v. Miller
(2001) and Nerth Pender LTC v. Conconi (2009), as precedent. There is also
contention that STR is a commercial use of land.

It has been your claim that the Whistler case is a precedent that justifies saying that
short term rentals are prohibited on residential lots on Homby Island. This is said to be
based on the opinion of “our lawyer”. The context of this argument has never been
disclosed to us. Trustee Law has given me an e-mait address to lead me to it, but it
does not work and | cannot find any reference in the Islands Trust website.

On the other hand, an opinion by a practicing lawyer who was (is?) also a property
owner on Hornby Island was presented at a meeting here in 2005. She concludes that
it is unlikely that a court would uphold your contention. She also cautions that if you
start a document with the “STR’s are illegal” statement, then you have to be wary of the
responses. | do not know whether this document was logged in as received by the
meeting, but it should have been. A copy is appended for your information.

Of course this document is only an opinion. It has no more relevance than your un-

named lawyer’s opinion, but it also has no less. Only a court can make a judgment.

Lawyers can offer opinions, but they do not constitute law. What we have here is an
immense grey area, and it is folly to rely on one boundary of that area.

To return to the specifics of the Homby Isiand situation, the OCP specifically states that
rental of a dwelling unit to provide temporary accommodation for paying guests is
deemed a home occupation. You are claiming that the Land Use Bylaw overrides that.
That alone should invalidate your argument. We were told recently by a former trustee
who was involved in writing the original OCP that this matter was thoroughly discussed
and the intent of the original OCP was that short term rentals were a necessary part of
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the island culture. This statement was made at an informal meeting which was attended
by our two elected trustees and two staff members.

It is not clear what precedent the North Pender case has been deemed to have set. The
case was ostensibly about (1) the use of a 34 acre property as a commercial resort or,
failing that, (2) the use of a so-called storage shed for commercial assembly purposes.
This is said in an IT press release to be the result of many complaints over the years
relating to the use of a shed being used as a residence, particularly concerns about
untreated sewage bring disposed of directly ot the ocean. Banquet hall or residence?
Take your pick. The judgment was (1) the defendant is indeed using the property as a
commercial resort and (2) granting an injunction prohibiting use of the property as a
commercial resort and wedding facility, and in particular enjoining providing the
dwellings, wedding and recreational facilities to paying guests, using the dock for
commercial purposes and marketing the property for these purposes. The Judge
cautioned that this wording probably also prohibits long term rentals, whether this was
intended or not.

What reievance that has to Joe and Jane Taxpayer on a half acre lot on Homby
escapes me. There was no question that The Timbers was commercial and the
defendant did not contest that. The former advertising for The Timbers is still on the
web, with just a note that it is no longer available for weekly accommodation. There was
also apparently radio and magazine advertising.

You are claiming that anyone who advertises the use of their property for short term
rentals, or uses a third party agent for the rental is using their property for commercial
purposes. There is again a massive grey area between a $60 ad on a local website and
the North Pender case.

What guidelines are there? The income tax regulations specify the expectation of profit
when one claims business iosses. There is no expectation of profit in buying a property
for $300,000, using it for two weeks in summer and renting it out for 6 weeks at $1250
per week. (Anyone with money to invest in real estate can do much better with REIT’s.)
The provincial tax regulations specify a minimum of four units for rent. We could define
commercial use with confidence in those terms. The present suggestions will result in a
lot of friendly fire.

Sadly your propaganda is working. Local people are now speaking as if the matter was
settled and they must either not advertise or take out a Temporary Use Permit on an
oxymoronic permanent basis. | submit that driving the advertising and the agents
underground does nothing for the supposed problem.

| again call your attention to the caution expressed by the author of the enclosed
opinion that if you preface a document with the statement that STR’s are illegal, the
validity of the responses are suspect - a social manifestation of the Heisenberg
Uncertainty Principal.

it is unclear to me how the North Pender case, which related to one specific and unique

property, supports the issuance of cease and desist orders to 27 others. This should be
allowed to play out before you issue orders here on six week notice and the threat of
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$5000 per day fine. We are told that this action on North Pender has been taken in
response to many complaints, which is not the situation here.

When asked why the Trust is eager to proceed with enforcement now Mr. Porter said in
the recent LTC meeting that the bylaws do not allow rentals, operators are uncertain of
the rules and are unable to make business plans and that the matter is fundamental to
the community. Mr. Drew said that it is the law and there are wholesale violations, it is
an unresolved issue, it discredits everything the LTC does and there is anxiety in the
community over this. | will agree that what you are doing discredits the LTC. We all
remember the near-revolt in 2005 which caused one trustee to lose the subsequent
election and which derailed the discussion on new bylaws. As for anxiety in the
community, you are the ones who are causing it. Rather than fixing a problem you are
trying to create one. How many complaints have you received which would be cured by
issuing a string of TUP's?

In short, stop and think. We have proposals on the table for self-regulation. We have
found over the years that most of the problems with overcrowding and noise emanate
from houses being occupied by relatives of the owners, not by renters. There are a few
bad apples, such as the campground at the foot of my road, which can be weeded out,
and viola, no problem.

I expect that you will ignore this, and that big bully Big Brother will threaten citizens who
do not feel they are doing anything wrong with a $5000 fine per day unless they confess
to being criminals. No one has the resource to confront Big Bully, except at the ballot
box. If peopie had the resources they would not need to rent their houses. And you will
claim that compliance confirms guilt. | suggest that down the road the courts may be
interested in a situation where you demand compliance immediately for a issue which
may not be resoived for many years.

All 1 can do is put this on the record!

Yours sin jﬁ
L

Doug™ hristie
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One Lawyer’s Opinion of the Current Legal Status of
Short Term Tourist Accommodation Rentals, (“STR”) on Hornby Island

The Hornby Island Official Community Plan, Bylaw No. 104, 2002, (the “OCP”)
expressly recognizes short-term rentals and contemplates their continued availability.

“ss. 6.3.1 Residential-General

..the majority of properties are owned by non-residents and most of these are occupied
and/or rented seasonally...”

ss. 6.3.3 Small Lot Residential/Water Protection Area (Whaling Station Bay/Anderson
Drive Area)

ss. 6.3.3.8 Bed and Breakfasts and short-term rents are permitted as a home occupation
(subject to 6.3.1.7) providing the number of guests does not exceed the design capacity of
the approved water treatment system.

ss. 6.3.3.10 ... The use of water catchment and storage systems for household and garden
use, and in particular for Bed And Breakfasts and short term rental home occupations,
shall be strongly encouraged.”

58, 6.5.2 Visitor Accommodations and Tourism

...Short-term rental of residential units has been a long-standing means of providing
visitor accommodation, but there is also concern about impacts, both in neighbourhoods
and cumulatively.

ss. 6.5.2.11 The rental of an individual dwelling unit in order to provide temporary
accommodation for paying guests shall be permitted as a home occupation.

ss. 6.5.3.1 Home Occupation means an occupation or profession conducted for gain by a
full-time or part-time resident of the lot on which the dwelling is located.

55.6.5.3.7 The rental of an individual dwelling unit in order to provide temporary
accommodation for paying guests shall be permitted as a home occupation.

The Local Government Act, (binding on Islands Trust), states that an OCP does not
commit or authorize a municipality, regional district or improvement district to proceed
with any project that is specified in the plan. It is intended to be a general statement of
policy. However, as also pointed out in the Local Government Act, all subsequent by-
laws enacted “must be consistent” with the OCP. The OCP itself acknowledges this
restriction:

« . Section 884(2) of the Local Government Act requires that all bylaws enacted, permits
issued, and works undertaken by the Hornby Island Local Trust Committee be consistent
with the Official Community Plan”.

In the BC Supreme Court case, Nanaimo (Regional District) v. BC (Information and
Privacy Commissioner) {1991} BCJ No. 1283, (BCSC), the Judge states:
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«“...the OCP does have a legal effect on the government bodies referred to, in that
it controls or restricts all future development. It also does have some legal effect
regarding private landowners as well, because zoning by-laws, which effect them,
must be consistent with the OCP”; and

“I am also of the view that the OCP is a by-law or legal instrument “by which the
local public body acts”. When a regional district adopts an OCP by by-law it
triggers, or brings into play, S. 884(2) of the [then] Municipal Act, which is a
statutory obligation, and thereby requires all subsequent by-laws enacted and
works undertaken to be consistent with the OCP”.

It is suggested that, as the OCP is currently worded, Islands Trust lacks the statutory
power to pass a bylaw that prohibits STR, as that would be in direct conflict with the
OCP.

Assuming the OCP could be read in such a manner as permitting the exclusion of STR,
the question then would be, “Does By-law 86 operate in such a manner so as to effect that
prohibition?”

Bylaw 86 (1993) permits Home Occupations in Small Lot Residentially Zoned Areas.
“Home Occupation” is defined as a “commercial activity conducted for gain within a
dwelling unit or permitted accessory building by a resident of the lot on which the
building is located” There is an enumerated list of activities “included” in the definition
of “Home Occupation”. STR is not on that list. However, courts have consistently
interpreted such lists as illustrative only, and not exclusionary.

It has been suggested that an off-Island owner is not a “resident”, and therefore, cannot
undertake a “Home Occupation”. As was pointed out by the Ont. Court of Appeal in
Toronto General Hospital v. Renfrew (Town) (1925), 29 OWN 151, 58 OLR 71, at 73,
when quoting from the Chief Justice’s decision in Mellish v. VanNorman (1856), 13
U.C.R. 451, at p. 455:

“The term “resident”...is differently construed...according to the purposes for
which inquiry is made into the meaning of the term. The sense in which it should
be used is controlled by the reference to the object.”

It is of assistance to note that in the Ont. H.C. case Peterbaugh v. Marsbergen [1984] O.J.
No. 392, the court was asked to define “residence”, and made the following observation:

“It is quite clear that a person may have more than one residence. For example a
person may have a residence at his summer cottage and another residence in
town. Having a residence at a summer cottage is not broken by a temporary
absence from the cottage during the winter months..."”

The Court continued on to state that:
“The word “reside” is very flexible and has more than once been said to be
incapable of exact definition. The duty of the Court in interpreting any statute

where the word is found is to attribute to it such meaning as will best give effect
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3
to the legislative will.... The true light must be found within the statute. All else
only increases the darkness.”

It should also be remembered that section 6.5.3.1 of the OCP speaks of a home
occupation as being conducted by a full-time or part-time resident of the lot on which
the dwelling is located. [Emphasis added]

{See also: Terminal City Club Tower v. BC (Assessor of Area No. 9-Vancouver) [2003]
B.C.J. No. 1070, which held that individually owned strata-titled units remained
residential units for the purpose of assessment, notwithstanding their acknowledged use
as overnight, commercial accommodations, because ‘residential use’ did not have to
include an element of extended duration. Although the case was overturned on Appeal
on different, unrelated grounds, on the issue of the residential classification, the BCCA
was satisfied that the view of the Chambers Judge regarding the residential status issue
was correct. }

Furthermore, as the Judge in the Nanaimo Regional District case emphasized:

“The Courts are very protective of the rights of individual landowners, to do what
they want with their lands. Hence, any statutory derogation from those rights
must be clearly spelled out.”

It is suggested that nothing in Bylaw 86 meets this test.

As the above discussion indicates, it appears STR are not “illegal” as a result of the OCP.
Nor are they “illegal” as a result of By-law 86. It appears that, in presuming that short-
term rentals are currently “illegal”, Island Trust representatives have put much weight on
the decision of the BCSC, (upheld without discussion by the BCCA), in Whistler (Resort
Municipality) v. Miller [2001] BCJ No. 69. In the Whistler v. Miller case, the challenged
bylaw included the following definitions:

““home occupation™ means a craft or occupation conducted as an accessory use
subordinate to the principal use of a residential dwelling;

“principal” means the primary purpose for which the land, buildings or
structures are ordinarily used;

“residential” means a fixed place of living, excluding any temporary
accommodation, to which a person intends to return when absent;

“temporary” means a total of less than four consecutive weeks in a calendar
year; and

“tourist accommodation” means a building containing one or more habitable
rooms or dwelling units that are used primarily for temporary lodging by
visitors.””

In light of the relevant definitions contained in the Whistler by-law, the Court concluded
that renting the dwelling in question out for short-term rentals was not “ancillary” or
“subordinate” to its “principal, residential use” and therefore, it was not a permitted use.
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The Court found support for its conclusion from the fact that, (contrary to Hornby’s
current bylaw), the Whistler bylaw expressly disallowed “temporary accommodation”
from the definition of “residential” use.

The Court in the Whister decision also found that by-law prohibiting STR was valid and
not beyond the powers of the Municipality to pass, because STR are not a “normal and
customary’ residential use. Therefore, in addition to upholding the validity of the
specific bylaw in question, the Whistler decisions, (both Whistler v. Miller and Whistler
v. Wright) would support the assertion that governmental bodies have the legal capacity
to draft a bylaw that expressly prohibits temporary accommodation within certain zoned
areas. However, these cases do not stand for the proposition that, in the absence of
expressly permissive language within the relevant OCP and bylaw, short-term rentals are
deemed “illegal”. Furthermore, the decisions most certainly cannot be said to override
the expressly permissive language contained in Hornby’s OCP.

In the absence of statutory or case law authorities indicating otherwise, I am of the
opinion that the courts would not find that “off-Islanders’® who currently personally reside
in their Homby dwellings only part-time, and otherwise rent those dwellings out for
seasonal STR, are acting “illegally™.

In light of the fact that the Islands Trust Questionnaire currently being circulated contains
an Islands Trust distributed Information Sheet that commences with the statement that
“Commercial short-term rentals are currently illegal on Hornby™, one is left to question
the validity of the responses received.

Prepared by Katherine Owen
Barrister & Solicitor

Please note that, in addition to being a practicing BC lawyer, (called in 1989), I am also a
50% owner of a residential lot on Homby. My brother and 1 use our property part-time,
and rent the dwelling as a STR for several weeks each summer. The comments herein
reflect my opinion only and are intended to provide general information. Readers should
not act on the basis of this information without first consulting their own lawyer who will
provide analysis and advice based on their specific matter and facts.
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From: sapperl [mailto:sapperl@telus.net]
Sent: March-02-11 8:51 AM

To: northinfo

Subject: Hornby ... Short term rentals

Hi

We have been property owners on hornby since 1974 and have been renting our properties for
about 8 years

| do believe some regulation for rentals is in order on hornby but some of the proposals are
ridiculous

hornbys economy is based on tourists and has limited accomadations already . imposing more
costs on people who wish to rent thier homes is insane. And outlawing them would destroy
hornbys economy

Where would people stay for the festival?? and the other assorted functions we have

I know we all hate the "Summer people” but reality check .....they support hornby

The $600.00 fee would be used for what?? if you want to have permits make it reasonable. what
purpose would the permits fufill 2do you really think that this could be inforced? i think having a
property manager looking after rentals is much better than having the owners looking after thier
rentals as most owners are not on the island when the propertys are being rented...at least the
property managers are. As far as limiting the amout of people on the propertys..well its been my
expierience that the owners usually have more people than the renters.. And i do believe the
owners are quite capable of regulating themselfs... after all we do own the properties and we do
want them kept in good shape and have water and septic for our personal use not just the
renters

All being said i realize that bureaucracy must continue on.. but lets not loose sight of what hornby
is

Walter and Jane kamlade
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From: locumbob@hotmail.com [mailto:locumbob@hotmail.com]
Sent: March-03-11 6:25 PM

To: holtcwebmail

Cc: locumbob@hotmail.com

Subject: Hornby Island Local Trust Committee

Islands Trust

Preserving island communities, culture and environment.

March 03, 2011

From: Bob Henderson

Email: locumbob@hotmail.com

Subject: Hornby Island Local Trust Committee

I am writing against the curtailment of STR on Hornby Island. Such changes in approach,
I think have to have a goal that is for the better good of the community. If the LTC feels
that it is essential that STR be banned on smaller lots ,then so be it, get on with it and
witness the profound effect on the island economy. If the LTC wants to gain money for
the IT through TUPs then get on with it and set reasonable costs. It makes no sense to me
to play with the 'rules' and ban advertising which certainly causes no harm. 'Renting' to
friends and relatives makes no sense as they tend to stay free. | plan to free myself of the
hassle and sell, breaking bonds that I treasure.

www.islandstrust.bc.ca
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5.6

From: Wayne Wiens [mailto:waynewiens@hotmail.com]
Sent: March-04-11 9:46 AM

To: northinfo

Subject: Temporary Use Permits on Hornby Island

Dear Trustees,

Please find attached a letter outlining our concerns re: Short Term Vacatiion Rentals on Hornby
Island.

We wish to place this on public record and encourage you to refer to it in your discussions and
deliberations.

Yours truly,

Wayne Wiens

Andrea Lebowitz

Charles Western

Phyllis Western

Anderson Drive
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To: Hornby Island Local Trust Committee March 4, 2011
Re: proposed approach to Short Term Vacation Rentals

We wish to express our full support for the approach proposed by trustee Hunt.

In recent summers we have seen a growing number of renters in our neighbourhood. Their attitude and behaviours
have led us to believe that short-term rentals need to be regulated.

Many vacationers without connections to the community on Hornby Island come with a general attitude that the
normal rules don’t apply. They are on holiday and it’s time to party! We see this writ large on Tribune Beach each
year. But it is also an attitude carried over to vacation homes.

Our neighbours and we are frequently seen as quaint local colour, or as wallpaper. At first, this bemused us, but we
are more and more frustrated and annoyed by their growing numbers and lack of general civility. They do not seem
to understand that they are visiting a neighbourhood.

We do not claim ownership of the beaches and roads in our neighbourhoods, but we do see ourselves as stewards of
the natural beauty and way of life that are being interfered with in several ways. As examples, we have been moved
to engage in the following recent incidents:

A group of 8 people on the beach tossing seastars in a grisly game of baseball.
The same group partying loudly until after 3 AM.
All of them were staying in a local STVR.

Another group throwing stones into tidepools, using anemones as targets.
All of them were staying in a local STVR.

Two men in large pickup trucks racing down Anderson Drive because they
thought it was a remote rural road. They seemed unaware that children, deer
and older folk were regular users of this “backwater” road.

They too were staying in a local STVR.

A group of vacationers building a campfire on the sandstone beach, unaware of
the dangers in doing so and also unaware or unconcerned that there was a
campfire ban in effect. They too were staying in a local STVR.

There is also the issue of excessive water consumption during the summer months. As you know, there is a limited
amount in the aquifers, and supply is especially a problem in the warmer months.

We believe that regulations are needed, and timely. The problem with STVR’s is not static; it is growing. The
incidents we cite above would not have occured 10 years ago. If we must police our own neighbourhoods, we would
like the support provided by regulations.

We are friends with some of the “third parties” involved in this issue and have no wish to see them lose income. We
believe that regulating STVR’s is not equivalent to ending them.

As a suggestion, permits issued for STVR’s could include:
A description of the importance of respecting the natural environment
A description of the behaviours expected when visiting a neighbourhood

A description of intelligent water use

We further suggest that the Hornby Island Local Trust Committee consider creating a noise and/or nuisance bylaw.
We look forward to further reports on affordable, streamlined, and enforceable Permit proposals.

Yours truly,
Wayne Wiens; Andrea Lebowitz; Charles Western; Phyllis Western
Anderson Drive
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————— Original Message -----

From: Wendy Edwards

To: Tony Law'

Sent: Saturday, March 12, 2011 8:20 AM

Subject: RE: Hornby Local Tust Committee - Vacation rentals

| am Wendy Edwards owner/operator of Hornby Holiday Homes

You both know me & have picked my brain regarding vacation rentals over the years

How nice of you to decide to destroy my business, operating since 1989

It started with a couple of neighbours & friends asking me to clean, mow, pick-up garbage &
liaison with their guests

Soon | had 6 houses & started hiring help for the maintenance services

My job starts in November when people start booking and goes steady through to October.
There are usually 8 weeks in the summer 5 of which will be booked.

However many of the homes | manage only have 2 weeks open for guests

No one including myself makes a ‘fortune’

My income from property management is well below the poverty level & | am required to pay
HST on my income.

As with most folks on Hornby one has to wear more than 1 hat to survive financially

| have fewer houses now by choice as the problem homes were always the ones without
plumbing.

| won’t rent a home without septic, just too much of a head ache

So call me illegal and 6 islanders will lose their jobs & 15 homes will not be available

| would have liked to have passed on my business to someone else

| believe what | do is a valuable service to off island home owners and the community
Wendy Edwards

35


mailto:wendy@magicislandrealty.com
mailto:tlaw1@telus.net
bmcerlean
Typewritten Text
5.7


5.8

From: Helen-Middle Mountain Mead [mailto:helenarond@yahoo.com]

Sent: March-16-11 3:28 PM
To: northinfo; Fred-& Christine Hunt; Tony Law
Subject: Reasons for wanting to see STVR legalized

Tothe LTC

In my last letter I explained that I did not want to see TUP's instituted on Homby Island. 1would like to follow
that up with reasons why legalization of STVR's will have many positive consequences on the Island.

1. Will provide stability to the entire tourist industry on the island. Since STVRs are the largest source of
tourist accormmodation end a significant source of customers for local businesses, I believe it needs protection.

2. Tt will allow for an opportunity to oversee and regulate the industry on the island. This is a much better
option than the “free for all” which will take place if TUPs become law. Widespread attitudes on the island
right now are that people will not be applying for TUPs but will continue to do STVRs in any way they can.
Driving this industry underground will result in the loss of being able to carry out a "best possible practice”.

3. Tbelieve that legalized STVRs will provide an opportunity for home buyers to purchase properties they
might otherwise not afford. The income will be legal and can be used to qualify for mortgages. It has always
been very difficult for people to qualify for mortgages on the island and has been a major barier for home
purchase.

4. Orgenizers of the Hornby Festival have expressed great concem over the future of the festival should the
STVRs be compromised. The majority of ticket holders come from this particular group of visitors.

5. Last but not least, it would be a great disservice to the Island to explicitly move in a direct which is going
against the needs and desites of Homby Islanders as stated over the last few decades,

Yours Truly
Helen Grond
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-—--—-- Forwarded message ----—- -
From: Russel Roy elro ail.com>
Date: Wed, Mar 16, 2011 at 10:09 PM
Subject: STVR's

To: fhunt@islandstrust be.ca
Hi Fred,

My name is Russel and my wife Cori and I run an STWRheze on Homby,

Right now I am unemployed after working 20 yearswriththe government as the Occupational Health m d Sty
Officer/Manager at Nanaimo and Saanich School Distorict.

1 am currently working on projects on our five acre pacel off Gunpowder and studying on lige through Ropl
Roads University to get my Masters in Emergency ancl Disa_ster Management.

I would love to start an organic farm here an the propestty.

" I have contributed quite a bit to the island over the yeaxs,] was a firefighter here for 5 years. I love this
' community end want (o help build community resilien ce snd sustainability here.

For years my wife and ] have been spending our summenhere and improving our property. | have cous iderd
myself a "weekend warrior" for a long time that is, corning vep on the weekends to maintain our property” and
enjoy it.

We have had it for sale several times but we have never reeived an offer anywhere near what we conscler e
property is worth (at least to us) and in all likelihood wre WilL never sell it..

We have been so lucky to have been able 10 supplemenit air income with STVRs.

In fact, the income is really critical for us right now giventhat I am a student for a while, There jsn't Lrmuch
else that I can do here on the island other than plyingmy kills as a carpenter working in construction o can &
living and pay the bills.

Travel costs make it expensive to live here, the STVR beps so much.

[ am getting more and more safety and emergency / disastr <onsulting work though and I expect thatwill
increase. :

We would very much like it if the STVR concept stays alive here on Hornby. I know that it has been euxtajld
on other islands but I am sure hoping thai we can be different here on Hornby and keep STVRS going I dont
see why we can't be different. We are much more isolatedthan the other islands and the summer vacalio x dmy-
is one of the few economic activities that benefits usall. '

I am not sure why this is a big issue right now atall.Is thae a big problem with STVR's? What are the
problems? Recent cornplaints? I know that our friends at Ssabreeze tell us that they don't have a problerra wit
STVRs. Are concerns being raised by other commercial operations?

We have never had any problems with our STVR renters md I am sure that the "extra wallets” that we brringio
the island helps the local businesses and artists.



I don't understand why you are against STVR's, are you? If so, I ask you to reconsider your position ard wot

with us as owners as we move towards the establishmenl of a iati i
\ ‘ grass roots STVR association to ove
Important income generator for istanders. racetia

I think an owners association would be able to address any concerns. Please give us a chance to survive here.

Folks love our island and all the people that we have provided lodging for have been respectful and carefil with
our }}ome. and t:he island in general. Ofien it is families who stay with young children and grandparents. They
consider it a slice of heaven here. I know that many visitors would be so disappointed if STVRS are shut down.

We don't need TUPS with all the red tape and bureaucratic hassle. ] am sure the Islands Trust is already very
busy and TUPS would only increase the demand on your already limited time.

* Please give us a chance 1o run an association. We can make this work. Don't eliminate this vital
economic benefit for us and the island.

It really is a bread and butter issue for us as I expect it is with other owners as well.

We need to develop economic resilience bere and not destroy one of the limited economic opportunities for
average people.

Sincerely

Russel Roy

Cell (250) 661-9063
Homby (250) 335-1907

SGH Vecation Rentals
Our Website: http://gotohomby.com

Earthquake Search and Rescue Training
eqgsar.com
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From: Stephen McGrath [mallto:smegrath03
Sent: March-17-11 12:29 PM

To: northinfo

Cc: Louise Bell; Fred Hunt; Tony Law
Subject: stvr/hornby

To whom it may concern:

I'd like to express my disappointment in the direction taken by the Islands Trust to regulate stvr's on Hornby. For the past
40 years stvr's have

be essential in contributing to the island's economy. It has allowed tens of thousands of visitors to enjoy Hornby's 2
Provincial Parks, attend the

Festival, and contribute to the financial stability of the Island. Your attempt to regulate by insisting on TUPs will resultin
forcing the community to react in ways that will only create division and -animosity. Have you really thought through your
approach? Your references to Tofino and Whistler are a bit of a strench.

How is Hornby similar? The geography alone limits income streams. If you're an artist in Vancouver with a piece in the
window of a gallery, how many people see your work daily. Compare that to the exposure one receives on Hornby? Your
attempt to impose rental restrictions will absolutely decrease island traffic.

Where are all the visitors going to stay-on Denman. You know the answer to that question. Would it be a better solution to
change the zoning and allow larger resorts/hotels/motels to cpen on the istand to handle the visitors. How does that follow
the mandate to protect and serve. The Festival attendance has been declining. Most locals attend by volunteering(the
ticket prices are out of reach for many) The primary source of income comes from the visitors who rent houses on the
island during the two weeks of the event, Most people who rent their homes need the income to pay taxes, insurance,
make repairs. Stvr's employ islanders as no other on island enterprise does. Consider the impact by removing
approximately 1 million from the yearly Island economy. If there are 120 rentals at an average of 1 thousand a week x's 8
weeks="s an impact that affects everyone living on Hornby. | could continue to list reasons, but perhaps it's time 1o
conclude. A proposal will be made to allow owners of stvrs to self regulate. A similiar proposal was made in 05, but was

benched by the trust. Each home would insist on having a clear contract addressing water use, sewage, trash, noise,
density. People in violation would be excluded from advertising on the Homby website and pressured to comply. Give
owners an opportunity to take care of these issues, instead of insisting ctherwise. We get things done. The new clinic is a
perfect example of the energy this community can muster. Thank You.

Respectfully Submitted,
Stephen McGrath
Resident
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From: PATRICK LAVIN [malkto:patricklavin@rogers.com]

Sent: March-18-11 9:49 AM
To: northinfo

Cc: lbelle@islapdstrust.bc,ca; Fred Hunt; Tony Law

Subject:
Hornby Island Local Trust Committee.

Dear Madame/SIr;

As a part time resident on Homby Island and someons who participates in summer rentals, It is unciear to me what is
driving the move to eliminate summer rentals on Hornby Island.

Before becoming a home owner on the island, my family rented for many summers. This afforded us the opportunity to
come fo Hornby in the summer, contribute to island life, and develop ties which eventually lead us to become island tax
payers. If we thought summer rentals impacted on the rural atmosphere or sense of community we would have nol
chosen to buy a home here.

Has the Islands Trust actually quantified the negative impact of summer rentals? if so, what terms of reference are being
applied? Is the eliminallon of summer rentals baing applied across all istands in the Trust without local input?

Certalnly summer rentals bring considerable economic benefit to the community. | would imagine that this is a vital source
if income for many Homby residents, who depend on this Income for the rest of the year. Whal is to be gained from
removing that revenue source from residents? Surely some of the established community would have to leave the island.
Would these people be replaced by those with the same sense of Island community?

In the years | have rented my home, I have had no complaints from neighbors. Indeed, most find renters to be & welcome

distraction and new group of friends. All renters have been highly respectful of the environment and fellow residents. Like
my famlly, these people are here to preserve the Island atmosphere, not abuse it.

As a Hornby Island home owner, | would happily have summer rentals regulated, but these regulations should be
determined by the community, not imposed from oulside. The local community shouid have the right to review summer
rantal impact (and it loss) and derive iocaly applled bylaws basad on those reviews.

Respectfully, :

Patrick A. Lavin, MD, FRCPC
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From: sapperl [malito:sapper] @telus,net)
Sent: March-18-11 8:47 AM

To; northinfo

Subject: short term rentals

Hi

it has come to our attention that short term rentals are now llligal?777

what is thr purpose of getting a permit that may and may not be issued??

every 3 years???

why?

This diclslon was made by who??7

This affects all residents of Homby and should be voted on by the laxpayers who fund Island trust

Its become apparant to us that the Islands trusts has lost site of its mandate

" to preserve and protect the trust area and Its unique amenities and environment for the BENIFIT of the RESIDENTS of
the trust area and of british columbia generally”

we would like to know the benifit of making short lerm rentals illigal for the property owners and residents of hornby

all we can see by this actlon is negative impact socially and economic

If any bylaw musl be past short term rentals should be allowed as they have been for the last 30 years

hornby island is uniqua and part of that is short term rentals.. Housing the summer visters is an Important part of homby
this is wrong

walt jane gord jake krissy Kamlade
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From: Elspeth Amstrong [mazilto:elchris@telus.net]

Sent: March-17-11 6:03 PM

To! northinfo

Cc: Ibell@islandstrust.be.ca; Fred Hunt; Tony Law

Subject: short term rentals bylaw hornby island -march 23rd, 2011 meeting

| am unable to attend the March 23rd, 2011 meeting due to being out of town. | would like the following
submission to go on record regarding the Issue of “short term rentals” on Hornby Island.

| am writing, first as an artist whose studio is open to the public during the summer and fall months, as a
fortunate permanent resident/homeowner, and as a former local trustee, Gambier Island, regarding the
“Short Term Rental” [STR] issue.

In all the years [over 20], that my husband and | have been visiting Hornby, plus the last 4 years as a resident, |
have not heard of any serlous complaints about short term rentals —and, it is very difficult on a small island,
not to hear what’s golng on. '

This wlil be my 4th summer that my art studio will have been open to the public. Over the past 3 summers,
and into fall, | have had many, many visitors of whom from chatting, leamed that 90% are summer vacationers
- staying anywhere from 3-5 days to a week, and all LOVE HORNBY. It’s their absolute favourite vacation
placel Many keep coming back year after year; for first time visitors —“we will be back”. Business has been
very good for me — 90% of my sales are to vacationers.

When | was a trustee for Gambier, an Island of which 60% is crown [and, the focus of islanders was to protect
that crown land as a park for visltors and islanders alike. Not an easy task due primarily to bureaucracy.
When developing the first community plan and bylaws, as a trustee, we went to the community, residents and
property owners, via a questionnaire, to ask how they wanted their community to develop - we received a
67% response, and from that arose the community plan and bylaws. 25 years later, it was time to review the
community plan and | chaired the committee who developed a more detailed questionnaire which was malled
to every property owner and resident on the island. Agsin, the trustees at that time, pald close attention to
those results in updating the community plan and bylaws.

S0, what Is happening here on Hornby? Are property owners and residents not being listened to? It would
appear that there is a groundswell of approval of the status quo regarding STRs, yet 2 of the 3 trustees, who
will make the final decision on this proposed bylaw, prefer to listen to Islands Trust staff and not the people
they represent. The question then arises, why do we bother electing trustees, if all they do, in retrospect, is
follow staff's instructions? It's quite obvious, they are not listening to, or heeding, the majority of the public's
wishes.
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S0, who wins if this draconian bylaw is enacted? Well, | guess the bylaw enforcer could be busy, thus earning
a few sheckles; the Islands Trust staff will be happy now that they have coerced and subdued a renegade
island into conforming to a good military plan — every island must have the same rules and regulations. Who
else? — possibly, but highly unlikely, bed and breakfast operations, lodge(s), and camp grounds. The more
important question is, WHO LOSES? — VACATIONERS, for one. We are so fortunate to live here — aren't
islands for sharing? ISLAND ENTREPRENEURS - those who depend on the farmer’s market, the hugely
successful hornby festival, arbutus arts, fibres, bookstore, local restaurants who operate primarily during the
summer and fall months, potters, weavers, artists and our local co-op [who [ believe have stated on more than
one occasion, how very important SUMMER VISITORS are to the economic health and survival of the co-op).
80% of my sales are through my studio during the summer and fall. Is this what the Trustees want for Hornby
Island? Are these the people we all should blame when businesses fail or people leave because there is not
enough work/Income to survive due to this bylaw? Let's get with the program — HORNBY is a TOURIST
DESTINATION! Do the trustees not visit other places for a vacation? Why is it so difficult for the trustees to
work with the community, rather than relying on staff, to find a solution that works For not Against, Hornby
residents and property owner?,

The repercussions of this proposed bylaw will have long term implications and | urge our trustees to re-think,
do your own research and heed what is being said. This island has a lot of very intelligent, smart business
people, retired and active, who have offered much sage advice.

Thank you for your time,
Elspeth Armstrong

5455 Porpoise Crescent
250-335-0744
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From: Frances Millan [ma[lto:wind2 @unlserve.com)
Sent: March-17-11 3:16 PM

Cc: northinfo; Lovise Bell; Fred Hunt; Tony Law
Subject: Islands Trust & STR's

March 17, 2011
Local Island Trustees and staff:

I am extremely dlsappointed in our Islands Trust. In splte of years of meetings regarding short
term vacation rentals where the community has shown strong support for this vital economic
activity; the very people who were voted Into represent the Isiand have turned against the very
people who voted for them.

Louise Bell has no love of STRs and has worked to ban them for years, but then again she does
not represent Hornby Island, so should she really have a vote in this important issue. No.

Tony Law has taken the time to listen to all sides and really wants to come up with a workable
plan, though the powers that be seem to be against working out a viable solution.

Fred Hunt does not seem to understand that the Homby Island community needs tourism to
survive,

The Islands Trust Is trying to force all the islands to fit into the same mold. Surely that Is one of
the wonderful things about these Isiands, they all different and the communities are as diverse
as the geology of the islands. That Is why the Trust is mandate is to preserve and protect,

50 why now is the trust trying to destroy our unique and thriving community?

Vacations rentals have been operating successfully on the Island for at least the last 40 years,
At the time that the original community plan was being written, community members recognized
the critical importance of this activity to our economy. In their wisdom, they understood that
housing visitors in private homes would satisfy the following goals:

-Keep the rural atmosphere of the island intact (prevent hotels and resorts from
proliferating)

-Maintain close community connections between families renting out their homes and
the visitors coming (usuaily for many years).

-Spread the economic benefits to as many residents as possible rather than
concentrating that benefit in the hands of a few.

-Give people an opportunity to raise funds to pay mortgages, put on a new roof, pay
taxes, and in many cases simply survive in a community where economic
opportunities are very scarce.

- Bring money to the 1sland businesses and.

There have been virtually no complaints against this activity in recent years - a testament to
how well this practice is carried out within our community. Nevertheless, we recognize

that SOME CONTROL is important for the community as a whole. We favour a locally
adminlstered home owner’s association and have a proposal as to how such an organization
could regulate this activity In a much more effective way than the current bureaucratic
"enforcement” policies favoured by the trust.
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Vacation rentals pravide a very significant; probably the single most important; source of
customers and income for all of our local businesses and importantly on an Island where it is
not feasible to go off-island to work, vacation rentals create jobs for locals.

I manage about 35 homes for STRs. I have being doing so for 20 years and very successfully, I
have very stringent regulations as the number of people, cars, pets, water and garbage.
Complaints can be directed to me and I wili deal with them immediately. A number of times in
the past I have told people to leave who have exceeded the number of people. I am angry that
3" party management business like myself are now targeted, as are those that use the Internet
to advertise. I do not advertize by any other means and do not have glossy flyers or brochures
with misleading information. -

The bylaw enforcement officer Miles Drew, at a meeting February 17™, 2011; admitted that his
family has a vacation rental home on Hornby Island. He suggested that owners go underground
to rent their homes and not advertize.

Mr. Brodie the ‘plannlng officer, understood and agreed STRs are Important economically to
Hornby Isiand. He said there are ways to make them legal, one by changing the by-laws.

1 demand that the option put forward by one of our long-standing trustees to consider
acation als as a regulated legal use, and be allowed to go through a prop

v ion_rental le and be allowed t roper
mmunity wide review that e some se|f-determination on this extremel

critical Issue.

If the policy suggested by Fred Hunt be enforced, it will not Just be detrimental to the Hornby
Island community; it most likely will destroy it.

Sincerely,

Frances Millan, menager
Wind & Waves Vacaiion Homes
Office: (250) 335-D968

. e B N, N ey N T o
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From: Barbara Balrd [maiito:barbara®island.net)
Sent: March-17-11 3:11 PM

To: northinfo

Cc: Tony Law; Fred Hunt

Subject: STVR's on Hornby Island

March 16, 2011
Hornby Istand Local Trust Committee
Dear Local Trust Committee,

I am writing regarding the option currently being explored by the Local Trust Committee with regard to Short
Term Vacation Rentals. | understand and appreciate the amount of hard work put in by both the Local Trust
Committee and the Islands Trust staff to come up with an appropriate approach to Short Term Vacation
Rentals on Hornby Island. | have spoken with both of our island Trustees and they assure me that they
understand the social and economic Importance of Short Term Vacation Rentals to both Hornby residents and
off-Island guest families. So | would hope that any approach undertaken by our Local Trust Committee wouldr
be extremely well thought out and supported by both island Trustees and a substantial majority of island
residents. [ would also like to introduce the Hornby Island Rental Home Association being formed to provide
Best Practices for both short and long term rentals an Hornby Istand.

I would like to make the following observations regarding the currently proposed combination approach of a
Bylaw Enforcement approach with a system of Temporary Use Permits (TUP's):

1. lamtold by Island Trust staff that there is no example in the islands Trust area where a community
has successfully used TUP’s to regulate more than one or two Short Term Vacation Rentals. Thus there
is no evidence for Hornby Islanders to rely on to say that TUP's might work for us when they have
tlearly not worked in other communities.

2. Isfands Trust staff is not able to tell us if STVR's on other islands are continuing ‘under the radar or if
home owners have given up renting thelr homes in the summer. A complete lack of information
indicates the worst kind of management tool. This.approach does not solve any of the underlying
issues that staff has mentioned regarding STVR’s, i.e. density, water use, character of neighbourhoods,
or illegal use of a residential property. The most that can be said for it is that overt ‘commercial
behaviour’, i.e. advertising and third party management, has ceased.

3. Water use and conservation is a very important issue for Hornby Island. However, it Is not particular to
homes rented by the week. Guests to Hornby need to understand the importance of conserving water
as do all other residents. The new Hornby island Rental Home Association would stress education and
installation of water meters, water storage capacity, and water saving appliances for all residents,
encouraging a spirit of cooperation across neighbourhoeds rather than a system of TUP’s which could
inflame a sense of competition over water resources.

4. Owners of homes who might rent out long term rather than shert term should be encouraged and
supported. The new Hornby Island Rental Home Association would maintain lists of people who would
like to rent and who have good references, and provide other support to both home owners and long
term renters to facllitate this important activity on Hornby. We feel that this positive approach will be
more successful than the negative approach of suppressing some short term rentals to produce more
long term rentals.

5. By creating a set of Best Practices for STVR's on Hornby Island, many problems can be resolved before
they occur. Problems that do occur could be addressed by the Assoclation In a low key manner,
without recourse to bylaw enforcement. This would be more in the spirit of Hornby Island, fostering a
spirit of cooperation and mutuat respect.
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6. Homby island is two ferries away from any other source of employment and has experienced a major
increase in the cost of living {particularly property taxes and ferry costs) over the past 15 years. Itis no
colncidence that STVR's have grown In number over this same perlod of time as many residents
struggle to hang onto their Hornby dream, including many not directly involved in rentals. This
economic actlvity supports everything from the Farmer’s Market to the Hornby Festival to local artists,
craftspeople, restaurants and stores, There Is no other potential economic activity on the horlzon that
could replace STVR's and give the same economic boost to the entire community. Those who came to
Hornby because of its vibrant and diverse communlty may see a marked graying and silencing of the
island, if care is not taken by the Local Trust Committee.

Thanks for your time.
Regards,
Barbara Baird

Owner of a ‘Home QOccupation’ type STVR on Homby Istand
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From: Karen Ross i

Sent: March-17-11 2:43 pM

Ta: northinfo; Fred Hunt; Tony Law
Subject: Homby Island vac. rentals

March 17, 2011 :
(please also consider my letters to you, from 2009 and 2010, as still being pertinent.
I have tried to address some new ideas in today’s letter)

Letter to the local Homby Trustees,
Re: Short Term Vacation Rentals, the latest Islands Trust proposal

Despite many, many years of properties being rented for seasonal use on Hornby Island,
the Trust is suggesting that these tentals are illegal (on residential properties under ten
acres) and need to be addressed. Currently the Trust is moving forward on
recommending Temporary Use Permits for short term vacation rentals. I would like to go
on record as opposing the singular, blanketing use of T.U.P.’s, and would ask the
Trustees to have a more measured look at the situation, and try 10 accommodate this
matter in a different manner.

Why do I believe Islands Trust proposed T,U.P. would be ineffective? '

1. Cost, to the applicant. But, more importantly, cost to the Community, as the Trusi
would have to dedicate mariy more man hours of Trust time to deal with the
application process and the resulting enforcement. The Trust is funded through
our tax dollars.

2. Volume of properties affected, how could the Trust effectively deal with a
hundred+ applications? And that’s just on Hornby, The same staff are also
dealing with similar regulations on other Gulf Islands.

3. Ineffective use of Trust manpower. Would everything else on the work agenda be
shoved to the beck burner? If a thriving “home” occupation is the biggest
problem the Trust faces, why do we even need them?

4. If there are legitimate issues to be dealt with — water/sewer, etc. why only target
the 10 - 20% of vacation rental properties? Why not put policies in place that
would deal with these issues for every property in the same area? i.e. if I share
my property, I would be subject to regulation. My next door neighbour, who
doesn’t rent, would not be regulated, Does this make sense?

5. It risks pushing the activity underground. The cost of enforcement, law suits, etc.
then becomes even more astronomical. And the cost in human suffering, why
force law abiding home owners to start feeling like criminals?

Because I don’t think that TUP’s will be supported, but see that the confusion created by
their implementation could mean fewer visitors to the island, T ask: Is this what we want?
Do vacation rentals contribute to the betterment of the whole community?

- Clearly, individuals who rent out benefit financially, but what about the ripple effect?
Rentals provide much needed places for visitors to be accommodated. There are
probably 5 or 6 times as many vacation rental properties as there units, in the 3
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commercially zoned accommodation businesses on the island. Without vacation rental
properties where would these visitors stay? Many years ago, our community went
through the process of reviewing how we wanted commercial properties to develop. At
that time it was decided it was better to have limited, small pockets of commercially
zoned parcels. Then have low impact uses, such as home occupations and
accommodation, spread throughout the island....... better physically for the “preserve and
protect” mandate arid better financially to have income in the hands of many more

people.

- People staying in vacation rental properties are generally here for one week to explore
and discover Horby. To the local economy this means that every day they are out
spending money in the community. Could the Farmer's Market folks, the restaurants,
the artists/crafispeople, the Coop/Gas Bar/Ringside, the spirit venues, the Cove and Spit
businesses, and ANY other small business stay alive without the influx of money the
visitors bring?

- When a “year round resident” receives rents seasonally, that rental income trickles from
their pockets into the local economy throughout the whole year. When “summer people”
rent out their “summer homes” does any of this money stay on Horuby? Yes, not only
the direct money their rentees spend during their vacation, but also the home owners
employ local people. It is local people who cut their trees, maintain their yards, build
their additions, clean the houses, etc. Their property taxes help support our school,
recycling depot, firehall, parks, etc. Additionally, summer residents have historically
been exceedingly generous in supporting fund raising activities benefitting many island
causes and groups. Where would our beloved Festival be without them?

In summary, I have looked at altemnatives presented, and know that there are many
opinions in the Community. But I believe that we must consider the social, and
economic, impact of attacking this industry. It’s sustainable, it’s clean, and it’s
traditionally very well run, If the Trust believes the industry needs guidance, and is
having a problem coming up with a non-bureaucratic method doing this, let’s consider a
locally mandated, home grown, association whose mission it is to encourage that the
visitors to the island are respected, and be respectful.

Let’s not throw out the baby with the bath water.

Regards,
Karen Ross
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Brodie Porter

From: Tony Law [tlaw1@ielus net]

Sent: Tuesday, March 22, 2011 9:28 AM

To: northinfo; Brodle Porter

Ce: Louise Bell; Fred Hunt

Suhject: Fw: Please Accept My Comments on the proposed by-law for Short-Termn Rentals (STR).

]

Please receive email below. Tony

— Original Message —

Frajn: Randy Wunderlich

To: Randy Wundenlich ; Tony Law

Cc: Jeanne Wunderlick ; wind2@uniserve.com

Sent: Tuesday, March 22, 2011 8:31 AM

Subfect: RE: Please Accepl My Comments on the proposed by-law for Short-Term Rentals (STR).

Tony,

I understand the Island’s Trust is now trying another tactic to eliminate short term rentals, so now we have evolved
from an exercise in social engineering to obtain affordable housing, to an attempt to use environmental impacts as the
justification to just plain bullying.

| strongly object to what the Trust Is trying to do. The value of the whole Islands Trust concept should be reviewed, not
just the impact of this prohibition in my opinion.

For the 50 odd years we have been going to Hornby Island short term visitors were welcomed to the Island. Hornby
was a sustainable community based on the income provided by those visitors and diversity was celebrated. That is what
created the Hornby we know and love today.

Also, | understand the legality of the “prohibition on short term rentals” is under significant scrutiny. The quotation
“could drive a bus load of lawyers through the gaps In that bylaw” is a quote [ recently saw coupled with the statement
that it “ was like saying because there are stop signs, it is illegal to stop anywhere else”. This really concerns me as |
would like to trust our political leaders like yourself to be responsible and avoid this kind of tactic.

Also, as a Trustee you should recognize that a sustainable community requires income, environmental protection and
social services. Losing one of those aspects collapses the entire community,

In the end, | feel | have been ‘disenfranchised’ by the requirement to return to Hornby to vote on issues critical to my
property ownership that let things like this get out of control.

| view the resulting decisions as being taken by an elitist clique of Island residents with their own agenda and not for
the good of the environment, the community or ourselves!

Randy Wunderlich, P.Eng

Manager, Strategio Services | Fransen Engineering

180 McCarter Strest/ P.O, Box 888

Parksville, BC

Tel: (250) 566 0B8S L 204 | Cel {250) 755 9725 | Fax: (250) 586 0889
wunderich@fransenenaineeting.com

www fransenengineenny.cotn

FRANSEN |ttt

unpwnasring.
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From: Randy Wunderlich

Sent: Thursday, May 20, 2010 12:05 PM
To: Tony Law'

Cc: Jeanne Wunderlick'

Subject: RE: Please Accept My Comments on the proposed by-law for Short-Term Rentals (STR).

Thanks for your thoughtful answers to my questions.

Perhaps the difficulty comes from the prohibition on vacatian rentals itself...

My main issue isn’t with the Intent to protect the environment, but the targeting of the vacation rentals rather than
dealing with all the users of resources. ( If the environment including water supply and waste treatment are worth

protecting then we should all be doing it.)

PS5 At one point we considered having our cabin available for longer term rental but had a bad experience with the one
renter we allowed.

Next we heard that regulations/bylaws were being developed that would have prevented us from maving back In during
the summer period when our children were out of school. Hence we wouldn’t consider putting it on the open market

far winter rent,

Perhaps others found the same thing. lis that why the prohibition on vacation rental in the winter was put in the bylaw,
ie to encourage long term winter rentals?

Randy

From: Tony Law [malito:tlawl@telus.net]
Sent: Thursday, May 20, 2010 11:28 AM
To: Randy Wunderlich

Cc: jeanwun@telus.net; rwunderlich@telus.net

Subject: Re: Please Accept My Comments on the proposed by-law for Short-Term Rentals (STR).

Hi Randy:

Thanks so much for taking the time to submit your comments regarding the draft bylaws regulations to permit vacation
rentals. These will be carefully consldered by the Local Trust Committee along with all other publlc input.

If you do not like what is contained in the drafts, it would be very helpful if you could suggest an alternative approach.

] am sorry that you are growing weary of our attempts to consult with the community on how best to permit this
commercial actvity on residential lots.

Below are some comments on your main points....

Over the years, It seems main themes we hear about are ;

Rules like this to apply enough punitive measures to the short term rental market to force the owners and service
providers out of business. If there was indeed a motivation to be punitive and to force owners "out of
business”, the Isands Trust would be retaining the existing regulations that do not permit vacation rentals and

2

'



enforcing them| We are not dolng this. Instead we are trying to find the appropriate way to permit this business.
As you state, this is a "business" and | think you will find in most places, businesses are regulated to some extent
to address impacts when they are conducted without appropriate responsibility.

an attempt to provide social housing to the local residents at homeowners expense rather than social services
expense where it truly belongs The current process to find a way to permit the commercial rental of residential
housing is not an attempt to "provide social housing", There are other initiatives happening to do this. For
example, the public use area of Hornby has been zoned for "community housing" among other uses, there are
attempts to secure a Crown land parcel within this zone for housing and a new non-profit organization has been
formed ta work on this. These efforts have been necessitated by the fact that over the last census period, the
number of dwellings available for residentlal rental decreased by 40% to the point where only 18% of dwellings
are available for rent, compared with 30% in the Province as a whole, Our efforts to create "socal housing” as
you call it are essential to retain a workforce - Including to service the vacation rentals. Right now, there are 8
members of the work force camped in the gravel pit beacuse they have no accommodation.

a notion of protecting the environment by regulating access to potable water by banning sale of water to homes
who wish to limlt their local impact. The commercial withdrawal and re-sale of water from residential lots is nat
currently a permitted use. The Islands Trust has just received a letter from a lawyer representing residents who
are concerned about the impacts of such withdrawals demanding that we enforce this. What has been proposed
is that the commercial withdrawal and sale of water be permitted through site-specific zoning or Temporary
Commercia and Industrial Use Permits.

I note that you give a number of examples of how you are conducting your use in a respansible way and so [ can
understand why you would think that regulations are redundant. But without regulations, how do we address those
situations that are not conducted responsibly and are causing real impacts on the environment or on nelghbours? And
we do hear about these on a regular basls - and are expected to do something about them|

Again, if you do not like what is in the drafts, please provide suggestions of altenatives that you think would be
appropriate.

Thanks againl
Take care,

Tony Law

-—- Original Message ~~-

From: Randy Wunderlich
To: northinfo@islandstrust be.ca ; aw1@telus.net ; fhunt@islandstrust.net

Cc: jeanwun@telus net ; wunderlich@telus.net
Sent: Wednesday, May 19, 2010 10:56 AM

Subject: Please Accept My Comments on the proposed by-law for Short-Term Rentals (STR).

We grow weary of hearing proposed regulations/bylaws which seem to target this particular aspect of Hornby Island
Iife, ie the access of the visiting public to short term rentals and the utilization of private homes for part time rental
ihcome.

Over the years, It seems main themes we hear about are ;
Rules like this to apply enough punitive measures to the short term rental market to force the owners and service
providers out of business.



an attempt to provide social housing to the local residents at hqmeowners expense rather than social services
expense where it truly belongs

a notion of protecting the environment by regulating access to potable water by banning sale of water to homes
who wish to limit their local impact.

[

If the real goal is to pratect the water resources and environment, then let’s make these rules apply to ALL homes in
the sensitive areas or to NONE of them.

Of note: Our cabin (7340 Anderson Drive} is probably more environmentally friendly than many an the Islang

We provide rainwater for use within the cabin for ourselves and our renters

We purchase truck loads of water to fill our underground cistern if they need more

We do not water flowers, trees or the lawns under any condition § can think of

We do not provide laundry facilities in the cabin, this must be done elsewhere

We have maintained a single dwelling on the site, and built our home to canform to the code requirements,
Our septic field was pumped out after a number of years of rental use and na issues were ever found.

We typically have the cabin occupled for less than 100 days in any given year.

Can all the privately occupied homes claim the same? Should they?

Over the years, we have worked hard t¢ build and own our property on Anderson Drive. We raised our children on the
island tn the summers, and are looking forward to bringing up our grandchildran the same way. [n the Interim, we
have to work off island until we can afford to retire. During that time, we support our property maintenance and taxes
with short term rentais.

50 why should we be penalized by regulations which target just this activity and not others that have the same impact
such as group campsites, multi dwelling homes and those with large familles, wells, laundry facilities and illegal rental
units and in different locations on the island.

At times, we will and do have more than six people at our place. Much of the time, those are family members as | am
sure many other homes have,

What makes one case worse than the others?

Why should anly rental units inspect thelr septic fie{ds not all units?

What makes winter rentals mare environmentally or sacially unacceptable? IE Why would rentals be Himited to
summer months only? '

We pay a relatively huge tax rate for living on an island with;
Little or no road malntenance
No water system
A solid waste handling system that is more llke a social experiment than a practical solution to our solid waste
disposal issues
Little or ability to vote or comment on bylaws as we are off Island most of the year working.

In order to pay these taxes, we need to have some form of income and presumably the income from our rentals atlows

all the other service providers to pay their own taxes.

We believe the temporary use permit system and the assoclated regulations are poorly conceived and should not be
passed.



Randy Wunderlich, P.Eng

Manager, Strategic Services | Fransen Engineering
180 McCarter Street/ P.O. Box 886

Parksville, BC

Tel: (250) 586 0888 L 204
Lk ' o | & . ,!- .
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----- Original Message-----

From: Judi Stransman [mail;o:stransagﬁmelus.netl
Sent: March-22-11 2:86 AM

To: Fred Hunt

Cc: louise Bell; Tony Law; northinfo

Subject: STVR's

Dear Local Trust Committee member,
I fully support Short Term Vacation Rentals on Hornby Island.

I have lived on Hornby Island since 1983, and have been a small-business owner,
currently manage a small business, have worked for 3 other small businesses,

and have sold items at the Farmers' Market, For the past 3 summers I have looked
after

my neighbours’ house while he works elsewhere.

All Hornby Island merchants rely heavily on the much-needed tourist dollars,

In fact, it is the weekly turn-over in guests to this island that is the main reason
that a small business

can possibly hope to succeed in such a short tourist season.

The increased ferry costs( x 2 ), have virtually eliminated the 1 day visitors to Hornby
» who used to make up
a considerable portion of our visitors ; not an longer|

Disallowing STVR's will cause real hardship on this island, and it will also eliminate
the ability of many young <families

to experience a beautiful place with a unigque outlook and lifestyle . Stopping STVR'S

will hasten Hornby's evolution toward ) )
becoming a Gated Retirement Community, with the ferries being the " gates and the

current  homeowners and their friends _
being the only visitors. Such an Exclusive policy will discourage the very people we

are hoping to attract on a year- round basis!

Permits and inspections are needlessly cumbersome and expensive for ? 6- 8 week season.
I can't understand the nature of the problem that you continue to insist requires

fixing.
Why do you refuse to listen to your community on this issue?

Judi Stransman
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—— Original Message ~—
Frgim: TinaWayne Wal
To: imhunt@mars.ark.com

Ce: tlaw @taius.net
Sent: Monday, March 21, 2011 5:58 PM

Subject: Island Trust issue

To Trustees, Fred Hunt, Tony Low and Louise Bell

Re: Hornby Tsland vocation rentals

We are writing as resldents of Hornby for the past 34 years who have o vested interest in vacation rentols, We do not see the need for the Islonds
Trust to make any regulations in regard to summer rentals ot this time. The nzed to preserve and proteet 1he environment taken to the extreme would
see Hornby become a noture reserve devoid of humon Interference. Balonce Is required, This cammunity Is also a par) of the emvironment which needs to
be preservad and protected,

Vecation rentals are necessary ta the economic and cultural life of the island. We need the visitors: we need employment for young people in particular,
Mary people our oge rely on providing tourist accommodation as a vital part of their Incame, We do not ogree with the proposed restrictions on
advertising and cleaning or with fee<, Cleaning Is often a major source of incame for young wameh on the Island, Advertising clso creates employment
Income ond s a public service,

Our concerns are water and nelse. Aren't regulations already In place to deal adequately with these issues?

Is the enforcement officer, an Island Trust employes, In a conflict of Interest when discussing regulations, which would generate the need for further
enforcement? Should he be participating in this declslon?

Is the Trust working In concert with the wishes of the mojority of Tsland residents and landowners in making this decision or is the Trust attempting to
standerdize regulations among oll the Islands?

Respectfully yours,

Tina and Wayne Wal

No virus found in this message.
Checked by AVG - www.ave.com
Version: 10.0.1204 / Virus Database: 1498/3520 - Release Date: 03/21/11
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et —

From: Robert Gee [mallto:isibob@telus.net] -
Sent: March-21-11 3:39 PM

To: Louise Bell; Louise Bell; Fred Hunt; Fred Hunt; Islands Trust Northern Office
Subject; Letter re STVRS and \march 23 Trust Meeting

Best Regards Bob Gee
islbobea\te{ng, nef

Valley 2-7 Horohy Yslend BC VOR 120
250-335-2482 or Toll Free 1-877-80B-2482 (North Amarica)

Pdl Attacbmenis read with Acrobat Reader 6.0 at itip:iwww.adpbe.com/nroduets/perobs iread ptepd, b tml
Contaci Bob Gee at: jslbob/@eluz et for another file format if PDF or MS WORD Is nol ruitable
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By way of letter to the Homby Island Committee for March 23 2011 meeting. The motivation
on STVRS is nothing but a reaction to Affordable Housing and security of year round tenure

The following is the beginning of a compendium of the irrationality and potentially agenda
driven developments behind the Homby Island Trusts onward going activities on Hornby Island
as requested by the Ombudsman’s office of the Province of BC. Material of previous and
ongoing correspondence will be included in the forgoing report, The report will focus on
density issues, lack of enforcement, the abuse of power and nepotism by the Trustees, as well as
specific attention to the Trusts lack of adherence to its mandate and consultation with the
community

The writer of this material is a 31-year Resident of Homnby Island with extensive prior
experience in Corporate Governance both in Canada and Internationally. This prior experience
initiated out of Degrees in Geology and Social Geography. While resident on Homby academic
accreditation in Statistics, Financia! Planning, Accounting and Business Law provided
background training for a 28 year career of real estate and property management exclusively on
Homby and Denman Islands — along with 15 concurrent years of Tourist related private
business. Communily involvement included positions on the executive committee of the
Homby Island Ratepayers (HIRRA) and a period as the Homby Island Trustee (HIT) in the
19080s, with several sessions with the Advisory Planning Committee (APC) for the Hornby
islands Trust

A current Trust development Inclusion in a Proposed OCP with following
Bylaws

All properties on Hornby, which are over 3.5 hectares, are proposed to have
a secondary suite.

It is wholesale scale invitation for density increase inside the existing "footprint", as if doubling
the numbers does not increase demand on the carrying capacity of the land.

STVRS really a problem- Why? Trustee Law Email correspondence with a
concerned citizen 110321

TL

Yes, a number of local governments have legalized secondary suites
because of the role they play in meeting community needs for affordable
housing. Such suites fall within the objectives for residential zoning which is
to provide for the homelike of people. TL—

This is taken completely out of context by the Trustee in the issue of STVRS and
reflects the Trusts ulterior motive on STVR-, which has been given to the community as
neighborhood problems of noise and land use density. While saying STVRS are to be illegal
because of the density issue the Trust is expanding the density on larger acreages. For
“Affordable Housing”



One has to ask a number of questions herein
a) “Affordable Housing™ needs after the Trust has traded ALR lands with a land holder- to
allow for a series of private 2.5 acre lots in a high profile area- intensifying density- in
order to allow for a large piece to be held by a Land Trust- that is currently building a
case to have the land stratified for private strata ownership- and increase the density of
this latter development to that equivalent of most subdivisions in the Comox Valley
b) Affordable hosing of which, will be used by the 3.5 acre allowance-— for the owners
use as a rental potentially a stvr
c} Or a unit built in such a way as to be placed on such property to allow future subdivision
and sale
d) The Trust- having previously modified the zoning regulation large sections of crown
land to allow for Co-Ops and Affordable Housing (Note Homby a community of 1000 —critical
mass elements of policy implementation)

The question then to be asked is Why is the Trust rezoning virtually everything for “Affordable
Housing”- permanently increasing density and land use and impact while restricting STVRS
because of land use and impact. It's clear the two are not connected in the same way. STVRS
are being eliminated for some other reason — or the Trust contradicts itself, lacking reason and
planning

TL :
In recent years on Homby, the use of dwellings to provide for vacation
rentals has increased to the point where 12% of Hornby's housing stock is
advertised for this purpose TL

- Trustee Law has no concept, authority nor proof to suggest that a 12% allocation of
stock is STVR or has a significant impact on housing in this market. Indeed much of the
STVR stock is - rented at off peak periods at significantly lower rates- then are in effect
in other communities { Comox Courtneay Detached Home $900 to $1200/mo, Hornby
quality homes @ $650/Month) .The Trust there in is attempting nothing but
disseminated false information

TL

Landlords can make more money using a dwelling to provide commercial
tourist accommodation for 6 weeks in the summer than they can from
providing year-round residential accommodation to island residents

This stalement is false. In fact in most scenarios — it is about equal amounts of money
notwithstanding what the individual property's attributes are. Guidelines used in the industry on
Homnby are that off peak rates are equivalent, all things equal - to weekly summer rates —
assuming a 12 week rental period in summer) .Effectual periods for rental on Homby are 6
weeks full occupancy - the Trust has no legal right or business making this judgment as its
beyond the jurisdiction of their powers and obviously their information

TL
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In the last census period we lost 40% of the Island's rental stock. TL

One has to question what the Trustee is actually saying here and what his understanding
of the details of statistics may be. Firstly, this writer has not checked the statistical
information again but as professional and actual experience will show

Is this number really from the census information? As Trustee Law has been known to
eliminate caveats to information for his own points- this particular one implying that
owners have switched to STVRs and eliminated availabilities

a) It doesn’t correspond or match the statistic used that 12% of Housing stock is used
for STVRs
b) There have been more houses occupied full time by their respective owners
c) There is no caveat that local owners or absentee owners have had significant
problems with care and maintenance of their asset by local year round renters in the past 10 to
15 years and thus have withdrawn their property completely from any rental market let alone
the STVR market

TL
Only 18% of Hornby dwellings are available for residential tenancy
compared with 30% in the province as a whole TL

This is a Trustee that has never understood that Homnby is not like any other
statistically average place in British Columbia, Vancouver, Richmond, Prince George
etc are Commercial Towns and Cities; Hornby is a rural residentia) area with resort
overtones. The Trustees reasoning and applicability of facts is flawed

TL
Our school population has declined from 148 in the early 1990s to under 40
today. While aging demographics is a provincial trend, it is far more
pronounced on Hornby where we have a huge whole in the age group we
hope will do the heavy lifting - 25-45 year olds make up only 17% of the
population here compared with 27% province TL

This is a Trustee that has never understood that Homby is not like any other
statistically average place in British Columbia. This response indicates the Trust is
empowered to make Hornby and it’s community the same as Vancouver, Richmond,
Prince George etc are Commercial Towns and Cities; Homby is a rural residential area
with resort overtones and likely always will be. Implementing policy and regulation to
fit “human activities elsewhere” will adversely affect the Trusts “principal” intent and
purpose- that being the protection of the environment. . The Trustees reasoning and
applicability of facts is flawed

-To be inserted - Study on Housing Afforability commission by the Islands
Trust authored by T Law



Note credible and references of authority (o material facts and conclusions at back of
study --- (6 or 5 ? references —5 or 4 Authored by T Law)

TD

If we allow vacation rentals as a permitted use in all residential zone then
what we are saying is that each and every lot on Hornby can be used as a
virtual motel with no ability to manage the proportion of our residential
housing pool is used for visitor accommodation rather than for its primary
residential purpose. TD

This Trustee is using hyperbole, flawed slippery slope, fear mongering statements, as well as
patronizes any person or group by refusaf to respect and utilize true facts and the experience,
professionalism and knowledge of others.
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—— Original Message —

Fraim: sfanii vesetinpvic

Te: Teny Law

Sent: Monday, March 21, 2011 2:46 PM

Subject: Re: Local Trust Committee meetings

Oh goodness.| didnt realize that short term rentals were such an issue.How silly.It seems obvious that
we need them to survive here.Hopefully this will be straightened out quickly. The stvr 's in my area are
great.my only complaint is with the yahoo cottage owners who party loudly like fools for 10 days ata
time! ..lol .Calling rentals a problem is funny in a way..It allows bad behavior from owners only..Sort of
a caste system of sorts.At any rate,| really dont get too uptight even with the owner-partyers.They are
gone soon enough.Lets be more welcoming .We love to brag about our tolerance and diversity..lets
do it.Or is this about exclusion..ie..who specifically is allowed to make a living.Ugh.Hope not. That
would be mobbish and tedious.

Gina -Rae

From: Tony Law <tlawl@telus pet>

To: Undisclosed-Recipient@yahoo.com
Sent: Sat, March 19, 2011 10:44:14 AM
Subject: Local Trust Committee meetings

Hi Homby Islanders:

This is to let you know about an upcoming meeting:
Hornby Island Local Trust Committee

Business Meeting

Wednesday 23rd March

New Horizons

12:15

Please note that there will be a Town Hall session at approximately 1pm at which members of the
public can speak to issues on the agenda. :

The agenda package is available at
http:/iwww.islandstrust.be.ca/ttc/ho/pdf/hoagendamar232011pkq.pdf

Please also note that the Local Trust Committee is planning Community Information Meetings on
Short Term Vacation Rentals and the Official Community Plan as follows:

Saturday April 2nd (daytime) - New Horizons, Hornby Island

Monday April 4th (evening) - Seniors Activity Centre, West Vancouver

Wedenesday April 6th (evening) - Windsor Pavilion, Oak Bay

- details to follow.

Tony Law
Homby Island Local Trustee
250-335-1155

No virus found in this message.
Checked by AVG - www.avg.com
Version: 10.0.1204 / Virus Database: 1498/3520 - Release Date: 03/21/11
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----- Original Messape-----

From: Nola ] Jackson [mailto:nolajf@telus.net]
Sent: March-2€-11 18:32 PM

To: northinfo

Cc: Louise Bell; Fred Hunt; Tony Law

Subject: Short Term Vacation Rentals

Dear Trustees,

We have rented in the past and have now owned property on Hornby Island for about 18
years. On occasion we have rented our property. We have rented privately to friends and
for a couple of years through Wind and Waves. In recent years it has been our choice not to
rent. When we did rent with the assistance of a property management company, our experience
was positive. We felt assured that our property was tended to if problems arose and most
importantly that if the tenants created any problems for our neighbours that Wind and Waves
would act accordingly.

Our point is that we had a CHOICE. We strongly feel that the current proposals will
limit our choices in the future.

We think that it would be detrimental to the economy of Hornby Island to severely
limit the rental accommodation available on the island. Our experience of predominately
family orientated renters add to the economy. These visitors to the island typically are
sure to visit their favourite artists, discover new ones, spend at the Co-op, support the
Hornby Island Festival, eat out and visit the Farmers Market,

The proposed permit is simply too heavy and strong. We are in favour of considering
other proposals that would help the whole community.

Yours truly,

Nola & Andrew Jackson
737@ Anderson Drive
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From: christian weixelbaumer [mallto:welx60@hotmail.com]

Sent: March-20-11 4:55 PM
To: northinfo
Subject: summer rentals on homby

It is my understanding that we elect our trustees to focus on land use and not to regulate people. Why would you pick
on short term renters? How about the homes enjoyed by extended family members and friends . Are they the next to
be regulated ? There are no complaints | so lets enjoy Homby Island the way we love it .  Very sincerely Karin Ristau
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Brodie Porter

From: christian weixelbaumer [weix60@hotmail.com}
Sent: Sunday, March 20, 2011 4:34 PM

To: northinfo

Subject: short term rental on homby

I much prefer short term rentals over hotels or motels, self regulation Is a much better way organise this activity then
government

regulation . we need less and not more government, sincerely chris weixelbaumer,
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From: Dlanne Cox [mailto:dianne.cox@gmail.com]
Sent: March-19-11 4:53 PM

To: Tony Law; northinfo; fmhunt@mars.ark.com
Subject: re: March 23rd agenda

March 19th, 2011
Dear Trustees,

I'am writing from afar 1o, ] hope, add some perspective re: the broader issue of sustainable and resilient
systems-based decision making in relation to the STVR agenda item for March 23 meeting,

It is with this in mind that 1 ask if the following questions were considered before Mr. Hunt and Ms Bell's
motion was proposed;

Is the STVR issue a provocative one?

Whose interest does it serve?

Is it grounded in examples that can be embraced and are comparable?

Is it what the community wants?

Will people defend it or get passionate about it?

Is the past acknowledged and represented?

Is it supported by facts that illustrate it as the brightest and best direction for a sustainable future on
Homby?

8. Does it address what is best about Hornby and build on that answer?

51 G Gl 65 T () o

9. Was appreciative inquiry used on a broad scale in the community to result in this motion?

10. Does it address summer issues we do have with a segment of summer visitors who sleep in their vehicles
and violate island ethics by using Homby as a bathroom and a trash can?

11. Does it focus and thus reflect on all of the right things re: STR's?

12. Does it provide for an economically, biologically, psychologically, socially viable fiture for a healthy,
diverse Hornby populace?

If you have engaged in this form of inquiry to come to this motion, then, you have the right motion. If not, see
below,

Respectively submitted,

Dianne Cox

[ suggest that the above type of questioning is appropriate and useful, in fact, vital, for all of us to engage in,
(for some again and for others, newly). That March 23rd might provide an opportunity to work together, as one,
to advise going back to the drawing board and have a community chet, as I see is proposed, so that all of this,
viewed through the lens of sustainability and resiliency, is included to result in sound, fully researched,
leadership-quality decisions.

As every action is related 1o the whole and deserves our full aftention and intention to arrive at the best, fluid,
workable, inclusive, intelligent solution.
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Let us lighten up, pull up our shirtsleeves and operate in the unique historical spirit that represents Homby. We
are not putting a man on the moon here. We can do this and an association of responsible STVR community
members committed to having this work for all, reflects a collaboration of a different kind, as our Depot is a
Depot of a different kind. Community engagement is what we do best when we are called {0 it. Can we not take
the very best of Homby as displayed in our brilliant Spaceship to the Moon performance this year, and launch
us mnto a future of sustainable growth and well being that we can share with others and make a difference, be an
example, on the world stage, where so many are suffering, while get to live here in a harmony we are
responsible for preserving?

If we are not employing 7" generation thinking in our decision mﬁking, we are missing the point,
Respectively submitted,
Dianne Cox

P.S.
My intention is 1o ground some of the ideas, reactions, misinterpretation, and genuine concemns that have
emerged since Mr. Hunt's motion went on the table, February 18", 2011.

It is clear that some people do not feel heard at some level and have used the too] of reacting strongly to get
attention, with all the good intentions of doing what they see from their vantage point, as the right thing for the
right reasons.

History has proven that an us/them mentality creates wars at its worst and unnecessary misunderstandings at its
least. We have such a privileged opportunity here on Homby to work in unison, while accommodating all sorts
of different points of view in the process. It is our gift. We live in a country that allows for process. It is a
privilege never to be abused, and, yet, in all the complexities of what it means to be human and live in

community, it, quite inadvertently, can and does happen OR might be perceived as happening. Nothing is linear
when it comes to the different lenses we see through, on any issue.

Communication is a powerful tool, fraught with the potential to confuse, deftect, mislead, create negativity,
while it can also be the light that guides us to be the best we can be. And then, of course, there is calling a spade
a spade, which has its distinct and important, place. Emailing, though convenient and broad reaching, contains
the aforementioned flaws, Respect might appear to fall through the cracks. And that is the most unfortunate
interpretation as it has no place in the arena of resolution and solution.

Dianne M. Cox
Spray Point
250 335 0231
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----- Original Message-----

From: Dale [mailto:dale@hornbyisland.com]
Sent: March-20-11 12:50 PM

To: Louise Bell

Subject: STVR's

To : Island Trustees 20 March, 2611
From: Dale Chase
Re; STVR

I truly feel the trust committee has made a mistake in their approach to STVR’s.

I can’t fathom how you will do a hundred or more in a timely fasnion. I hear another island
tried this and did 4 the first year. It strikes me that this is a bad faith decision

and will be an attempt to eliminate them, and further impoverish a lot of residents. Is the
“streamlined” TUP a real possibility?

How many actual complaints have their been in the last few years?

This is one of those situations where many are punished for the sins of the few. I’ve never
liked that system. You need to find a better way.

The archetypal STVR horror story is to many, too loud, people in a subdivision STVR. Limiting
number of people per rental would solve far and away most of the alleged
problems, in a much simpler, faire way.

TUP’s will be an ongoing pain in the arse, even more for the trustees who will have to sit
through many, many. This is a heavy burden to inflict on your successors, and your
constituents.

Despite the fact that our Community plan supports STVR’s, you have arbitrarily pronounced it
illegal. Does that alone make it so?

To say that STVR’s are not a home occupation seems a stretch beyond my reckoning. What could
be a more home occupation than STVR’s. Most “home occupations” happen
in an adjoining workhop or studio

Finally who’s this Louise Bell? Comes on our Island, with her preconceived notions about
this. I didn’t vote for her. She’s not been on any ballot I’ve seen.

Dale Chase
1bell
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JOHN AND DOREEN COOPER
PO BOX 2-8 SHINGLE SPIT
HORNBY ISLAND, B.C.

YOR 120

March 20, 2011

To The H Is! ommitt

We agree wholeheartedly with the following sentiments:

“Vacations rentals have been operating successfully on the Island for at least the last 40
years. It is understood that housing visitors in private homes would satisfy the following
goals:

Keep the rural atmosphere of the island intact (prevent motels and hotels from
proliferating)

Maintain close community connections between families renting out their homes
and the visitors coming (usually for many years).

Spread the economic benefits to as many residents as possible rather than
concentrating that benefit in the hands of a few.

Give people an opportunity to raise funds to pay mortgages, put on a new roof, pay
taxes, and in many cases simply survive in a community where economic opporiunities
are very scarce,

With increasing texes, ferry rates and overall costs of living, people an Homby have very
few options to survive. Vacation rentals are part of the very much needed annual income
for many residents. They also provide a very significant (probably the single most
important) source of customers for all o Four local businesses.

We agree that the option put forward by one of our long-standing trustees to “consider
vacation rentals as a regulated legal accessory use” be altowed to go through a proper
commuhity wide review so that we can have some self-determination on this extremely
criticel issue,”

We cannot believe that the Islands Trust is seriously considering enforcing & policy with
respect to vacation rentals. In the same way that we cannot believe that a development
on the Thatch property, involving a absurdly high density, multi-residential, time-share,
condo development, would not have been rejected when it was first proposed.

Yours truly,

John and Doreen Cooper
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Brodie Porter

From: Louise Bell [ibell@islandstrust.be.ca)
Sent: Saturday, March 18, 2011 1:48 PM
To: Brodie Porter

Subject: FW: Motion H0-007-2011

Fyl

Louise

Louise Bell

Lacal Trustee for Denman Istand
Vice-Chair of the Islands Trust Council

www islandstrusi.be.ca

Freserving islond communitfes, culture and environment

From: Margaret Sindair

Sent: March-19-11 1:18 PM

To: Fred Hunt

Cc: Loulse Bell; Tony Law
Subject: Re: Motlon HO-007-2011

Thanks to both Fred and Tony who have answered my question very satisfactorily.
Margaret Sinclair

On 2011-03-19, at 12:27 PM, Fred Hunt wrote:

Hi Margaret,

Thanks for writing to ask for clarification. In answer to "accepted policy or drafts that will be reviewed...", they are
drafts to be reviewed.

Re HO -07 - 2011, the draft minutes need to be clarified. The intent was not to put policy in place but to give Miles Drew
permission to draft an information sheet that would lay out the details of a policy re a bylaw enforcement approach. The
information sheet would be part of the upcoming Community Information Meetings, proposed for Hornby on April 2;
Vancouver April 4 and Victoria April 6. I'll ask for clarification of the minutes at the next LTC meeting, March 23,

As per HO-05, the proposed vacation rental policy Is a draft for community review and discussion, Clearly hear there is
not consensus on the proposal. Looking for lots of Input at the CIMs.

Regards,
Fred

From: Margaret Sinclair [ms7@telus.net)
Senl: Saturday, March 19, 2011 7:43 AM
To: northinfo

Cc: Tony Law; Fred Hunt; Louise Bell
Subject: Motion H0-007-2011

March 19, 2011
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Dear Local Trust Committee,

| would appreciate clarification regarding Motion HO-007-2011 - which was made at the
Trust Committee meeting of February 18, 2011. While at the meeting it was my
understanding that this motion regarding STR's was made and carried with a vote in
favour by Fred Hunt and Louise Bell and voted against by Tony Law. Draft bylaws were to
be made and returned to the Local Trust for review.

The motion requests that:

“siaff prepare draft bylaws and/or policy that a) interprets that residential land use includes a level of Short Term
Vacation Rental use that is limited by word of mouth and use of social networking sites such ass Facebook,is primarily
limited to friends and relatives and generally occurs during the summer months, and bylaw enforcement policy is used to
enforce the parameters and b) that allows vacation home rentals through a Temporary Use Permit or a rezoning process
for those wha wish to have Short Term Vacation Rentals that exceed those otherwise permitted, and that staff be

requested to provide suggestions of how the Tempotary Use Permit can be streamlined and less expensive”. The
prepared DRAFT bylaws and policy would then be returned to the Local Trust Committee
for review.

This does not suggest that such a policy has been voted on, accepted and will be put into
practice.

Upon reading the minutes from the meeting, it is stated that enforcement will commence
February 15, 2012. This is completely contrary to the aforementioned "review”. | am
confused about what actually happened here.

Could you please clarify: Accepted policy or drafts that will be reviewed by the Local Trust
and the community?

Further | would like to suggest that this motion does not reflect the wishes or needs of the
community as | understand them . Please bear in mind that it was voted against by one of
our Trustees and does not indicate consensus on the issue. It also does not present a
workable solution and will be impossible to enforce. | urge you to spend more time with
the issue and allow a solution to come forward that is appropriate for this community.

| believe that the formation of a Rental Home Association that would establish and
promote "Best Practices" is part of a proactive and workable solution that is right for
Hornby Island. After all - we are not simply looking for more bylaws but rather an
approach that actually addresses the issues that have arisen vis a vis short term rentals.

Sincerely,
Margaret Sinclair
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From: Elena Feder [mailto:elenafeder@gmail.com]

Sent: March-19-11 2:249 PM

To: Louise Belt

Subject: Short term rentals bylaw Hornby Island. March 23rd, 2011 meeting

I will be unable to attend the March 23rd, 2011 meeting. I ask that the following
submission go on record regarding the issue of STRs on Hornby Island.

I had been coming with my family as tourists to Hornby since 1981 before making the
decision to buy in 2001. It was not an easy decision. The time was not quite right and the
circumstances complicated. My children insisted. In the end, our love of the island was
stronger and trumped all other considerations. The option of renting our home for a
couple of months in the summer made it a reaj possibility. [ would not have been able to
do it any other way.

For years I had envisioned the option of moving to Hornby permanentty. I cannot think of
a better place to live and retire to. loved the diversity of the land and the uniqueness of
cach and everyone of the residents. Those I had the privilege to get to know more closely
over the years have made the option of spending ever longer stretches of time on the
island even more attractive. Over the years, off-island a growing number of friends and
family have come, and returned, as my guests. Next month, our newest family member,
my granddaughter, will be introduced to its riches. None of this would have happened if
this bylaw had been in place,

Renting for a short part of the year has given me the option of enjoying the beauty and
tranquility of Homby throughout the whole year. In all of the 10 years I have rented my
house, either as a B&B for the first two or as guest house since, I have not had a single
complaint. In fact, other than the occasional unavoidable incident that proves the rule,
neither have the majority of owners.

I have yet to meet one resident or see a business that does not benefit from the short
tourist season on Hornby, let alone that supports the draconian law on the table at the
upcoming meeting. STRs benefit not only the vast majority of residents, but also the
artists, artisans and the growing number local producers, all of whom keep the local
cconomy vibrant and depend on STRs for their livelihood for the rest of the year. My
visiting guests, family and renters are only a few of the eager consumers of everything
Hornby has to offer. Tourists make this all possible.

The repercussions of this proposed bylaw can only be negative. It will have huge long
term implications and will benefit no one but a handful of business people and
developers, whose commitment to the community is all but non-existent.

Our elected trustees are supposed to represent the voice of the majority. After all these
years and endless attempts to stop the Trust from curtailing and/or outright eliminating
the option of STRs on private property—a move that would virtually kill the economy of
the island, cut the lifeblood of the community and seriously impact the Jives of the
majority—I can't help but wonder what it will take for them to listen.

Thank you for your attention,

Llena Feder
3493 Harwood Rd  778-322-2416


bmcerlean
Typewritten Text
5.29


5.30

From: Michelle Easterly [mailto:mishae@uniserve.com]
Sent: March-19-11 7:15 PM

To: Louise Bell

Cc: Fred Hunt; Tony Law

Subject: STVR and Self- Regulation on Hornby Island

Dear Island Trust Representatives..

I appreciate your position to Preserve and Protect our Islands. Thank you. In doing so,
not only ihe natural habitat and the waters are an essential part of this, but as you know
the people who live here who steward this beautiful gem . We are also a part of being
preserved and protected, so we can stay here and do our job. To do this we need the
tourism industry in this way. The ferries have made it impossible to work off island so
entrepreneurship is essential. Vacation rentals, farmers markets and artists survival..as
well as many other home based businesses depend on it..as well as many organizations
that these people help during the summer by supporting raffles and auctions etc..

Please note that I am in favor of the self-regulation of these rentals by a home based
organization that is now forming on Homby..and do not support the use of Temporary
use Permits. I appreciate the nced to have a watch on water and septic and density. Most
of us do a very good job of this as we are protecting our homes, our land and the Island
for future generations. We know only too well what we could lose if run over by to many
people in rentals, cars, garbage etc..

So please give us a chance to do this ourselves. My feeling is governance by the people
for the people needs to be reinvented again.. NOW.!

As for an approved use, I know we can find a way to get the OCP and the Land Use
Bylaw to be in unity.. semantics should not kill something that is not broken..!!

Thank you for this consideration at the upcoming meeting this Wed.

Kind Regards, Michelle Easterly

Handmade Harmony Homnby Island
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Brodie Porter
—
From: William Thomas [rwt@telus net]
Sent; Saturday, March 19, 2011 7:30 PM
To: Loulse Bell; Fred Hunt, Tony Law; northinfo; Misha; Karen Ross
Subject: STVR By-Law
Attachments: willthomas@willthomasoniine.net vef
Importance: High

Dear Local Trust Commitiee and others concerned,
March 19, 2011

As a Hornby artist, I have been an active member of this community for more than 10 years. Like so many
others, my ability to remain here is contingent on a vibrant summer market. That market — like so much else on
Homby — is entirely dependent on STVRs to attract and serve our island’s visitors.

I am dismayed to see the Islands Trust working so disingenuously to disenfranchise long-term Homby residents
and landowners, artists and artisans and all others dependent on tourism.

Despite our protests, the corporate machination of BC Ferries already threatens the long-term sustainability of
Gulf Island communities.

Again, despite this community’s widespread opposition, it appears that the Islands Trust is detecmined to
impose even more Draconian economic discriminalion and dislocation on.a place where, for more than 40
years, Short Term Vacation Rentals have successfully underpinned the economic viability of an island
communily having the lowest per capita income in BC.

Among &l the visitors and residents of Homby Island, the only inhabitants not directly dependent on STVRs are
the deer. And even they would find foraging difficult in the gated, elite enclaves provincial government policies
— and now the Islands Trust — seem so intent on creating.

Why is the Trust complicit in this “Victoria knows best” policy when Victoria has repeatedly demonstrated that
it has neither a clue nor an interest in maintaining an island way of life championed by so many premiers?

Why is our original Community Plan, which supported STVR as a legal use under “home occupation” suddenly
invalid?

Why was Motion HO-007-2011 made and carried to put a disastrous Bylaw Enforcement Policy into effect here
(with the same §$5,000-a-day penalties already being enforced on Pender Island) - without a formal public
referendum or other means of voting?

If the Trust’s mandate is truly to “preserve and protect” the Gulf Islands, surely this includes the Gulf Islands
way of life. Otherwise, what is the point?

I oppose the imposition of Temporary Land Use permits on long-established rental operators who have for
decades demonstrated their willingness and ability to conduct business vital to our island’s interests without
infringing on their neighbours,

I know many of thern. They are responsible people. And they form the heart and backbone of the Hornby
community. Driving them out of business and off the island would be a direct betrayal by the Trust and the

1
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death-knell of an istand already beset by the intersecting challenges of skyrocketing ferry fares, Peak Qil prices,
and the increasingly violent and erratic farming weather linked to Climate Shift.

When it comes to applying community standards, the community knows best. | support a local homeowners
association (o monitor and enforce standards that serve this community, not some distant blind bureaucracy.

Thank you for your time and attention,

Respectfully,

William Thomas
250-33-2353
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10.1.1

PROPOSED

HORNBY ISLAND LOCAL TRUST COMMITTEE

BYLAW NO. 140
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A BYLAW TO AMEND THE HORNBY ISLAND OFFICIAL
COMMUNITY PLAN BYLAW NO. 104, 2002

kkkkkkkkkkkkkkkhkkkkkkkkkkkkkkhkkkkkkkkkhhkkhkkkkkkhkkkkkkkkkkkhkkkkkkhkkkkkkhkkkhkkkhkkkkkkkkkkhhkkkkkkkkkhkkkhhkkkkkkkkkhkhkkkkk

WHEREAS the Hornby Island Local Trust Committee is the Local Trust Committee having jurisdiction on

and in respect of the Hornby Island Local Trust Area, pursuant to the Islands Trust Act;

AND WHEREAS Section 29 of the Islands Trust Act gives the Hornby Island Local Trust Committee the
same power and authority of a Regional District under Part 26, except sections 932 to 937 and 939, of the

Local Government Act;

AND WHEREAS the Hornby Island Local Trust Committee wishes to amend the Hornby Island Official

Community Plan Bylaw No. 104, 2002;

AND WHEREAS the Hornby Island Local Trust Committee has held a Public Hearing;

NOW THEREFORE the Hornby Island Local Trust Committee enacts in open meeting assembled as

follows:
1. CITATION

This Bylaw may be cited for all purposes as “Hornby Island Official Community Plan Bylaw No.
2002, Amendment No. 2, 2010.”

2. SCHEDULES

104,

Hornby Island Official Community Plan Bylaw No. 104, 2002 is amended as shown on Schedule A,

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 7th day of July , 2010.
PUBLIC HEARING HELD this 24th day of August , 2010.
READ A SECOND TIME this 25th day of August , 2010.
READ A THIRD TIME this 25th day of August , 2010.
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST this

19th day of October , 2010.
APPROVED BY THE MINISTER OF COMMUNITY, SPORT AND CULTURAL DEVELOPMENT
this 17th day of January , 2011.
ADOPTED this day of , 2011.

SECRETARY CHAIR

36
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HORNBY ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 140

SCHEDULE A

1. *“Hornby Island Official Community Plan Bylaw No. 104, 2002” is amended by modifying SECTION VI-
OBJECTIVES AND POLICIES FOR SUSTAINABLE DEVELOPMENT as follows:

a. replacing 6.5.1 Retail and Personal Service Background with the following text:

“The three existing retail commercial designations on the Island (Co-op Corner,
Shingle Spit and Ford Cove, as well as one limited commercial designation {Syzygy})
are shown on the land use map, Schedule B. The Co-operative store, which has a
large community membership, is located centrally on the island near Tribune Bay.
This is the busiest commercial area on the island and its services include groceries
and hardware departments, post office, liquor outlet, gas bar and independent local
merchants operating small-scale food and retail businesses. On-site parking is
unable to meet the demand at busy times. Ford Cove dock provides the only
sheltered moorage on Hornby Island and historically this area has developed to
provide marine-related services. It is accessed from land by a steep and narrow
heritage road and the location imposes constraints, including for parking. Ford Cove
store provides grocery and other retail services 364 days a year. The Shingle Spit
commercial area is located at the ferry terminal and provides a restaurant, pub, liquor
store and visitor accommodation units.. A co-operative bakery operates at Syzygy on
Central Road, with a number of associated small businesses including a popular
pizza outlet.”

b. Replacing the word “shall” with “may” in Policy 6.5.1.8 so that it reads:

“Residential units may be permitted as a use secondary to a commercial use.”

c. deleting the words “Condominiums” and “attached or joined dwelling units” from policy 6.5.2.1
so that it reads:

“Accommodation for visitors shall be environmentally sensitive, small-scale and low
density and may be dispersed around the Island. Convention centers or multi-room
hotels shall not be permitted.”

d. deleting policy 6.5.2.8 and renumber all subsequent sections accordingly.
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10.1.2
PROPOSED

HORNBY ISLAND LOCAL TRUST COMMITTEE

BYLAW NO. 141

kkkkkkkkkkkkkkkkkkkkkkkkkkkhkkkkkkkkkkkkkkkhkkkhhkhkkkhkkkkkkkkkhkhhhhkhkkkhkkkkkkkkkkkkkkkhkhkkkhkkkkkkkkkkkkhkhkhkhkhhkkhkkkkkkkkkkkk

A BYLAW TO AMEND THE HORNBY ISLAND LAND USE
BYLAW NO. 86, 1993

kkkkkkkkkkkkkkkhkkkkkkkkkkkkkkhkkkkkkkkkhhkkhkkkkkkhkkkkkkkkkkkhkkkkkkhkkkkkkhkkkhkkkhkkkkkkkkkkhhkkkkkkkkkhkkkhhkkkkkkkkkhkhkkkkk

WHEREAS the Hornby Island Local Trust Committee is the Local Trust Committee having jurisdiction on
and in respect of the Hornby Island Local Trust Area, pursuant to the Islands Trust Act;

AND WHEREAS Section 29 of the Islands Trust Act gives the Hornby Island Local Trust Committee the
same power and authority of a Regional District under Part 26, except sections 932 to 937 and 939, of the
Local Government Act;

AND WHEREAS the Hornby Island Local Trust Committee wishes to amend the Hornby Island Land Use
Bylaw No. 86, 1993;

AND WHEREAS the Hornby Island Local Trust Committee has held a Public Hearing;

NOW THEREFORE the Hornby Island Local Trust Committee enacts in open meeting assembled as
follows:

1. CITATION

This Bylaw may be cited for all purposes as “Hornby Island Land Use Bylaw No. 86, 1993, Amendment
No. 1, 2010.”

2. SCHEDULES

Hornby Island Land Use Bylaw No. 86, 1993 is amended as shown on Schedule A, 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 7th day of July , 2010.
PUBLIC HEARING HELD this 24th day of August , 2010.
READ A SECOND TIME this 25th day of August , 2010.
READ A THIRD TIME this 15th day of December , 2010.
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST this

day of , 201X.
ADOPTED this day of , 201X.

SECRETARY CHAIR
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HORNBY ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 141

SCHEDULE A

1. Section 2 DEFINITIONS of the Hornby Island Land Use Bylaw No. 86, 1993 is amended by replacing
the definition for “visitor accommodation unit” which currently reads:

“visitor accommodation unit means a lodge, resort, hotel, or motel room or any other room or
set of rooms used to provide for a rental charge temporary overnight accommodation of not more
than 4 consecutive weeks to transient guests;”

with the following text:

“visitor accommodation unit means commercial accommodation sited on a property zoned for
commercial use that consists of the temporary rental of a room or set of rooms for not more than
four (4) consecutive weeks to traveling public whose permanent domicile or home life is
elsewhere;”

2. Section 9.16 COMPREHENSIVE COMMERCIAL (C3) ZONE (Hornby Island Resort) of the Hornby
Island Land Use Bylaw No. 86, 1993 is amended by replacing with the following text:

a. “9.16 COMPREHENSIVE COMMERCIAL (C3) ZONE (Hornby Island Resort)

PERMITTED USES

9.16.1 The following uses are permitted, subject to the regulations set out in this Section and
Part 3.0, and all other uses are prohibited:

9.16.1.1 Retail, including liquor sales;

9.16.1.2 Pub;

9.16.1.3 Restaurant;

9.16.1.4  Office;

9.16.1.5 Visitor Accommodation Units;

9.16.1.6 Residential use of a visitor accommodation unit, provided the visitor
accommodation unit contains only one kitchen and is capable of being used for
human habitation by one or more individuals living in common occupancy as a
single domestic unit; and

9.16.1.7 Accessory Uses.

PERMITTED BUILDINGS, STRUCTURES AND DENSITY

9.16.2 A maximum of fifteen visitor accommodation units are permitted on property described as
Lot B, Section 4-A, Hornby Island, Nanaimo District, Plan 24913

9.16.3 Accessory buildings and structures including a maximum of one accessory dwelling unit
attached to the building used for a pub or restaurant on property described as Lot B,
Section 4-A, Hornby Island, Nanaimo District, Plan 24913.

9.16.4 Lot coverage must not exceed 40% of any lot.

SITING AND SIZE

9.16.5 The minimum setback for any building or structure, except for a fence or pump/utitlity
house shall be:
9.16.5.1 6.0 metres from a front lot line;
9.16.5.2 6.0 metres from a rear lot line;
9.16.5.3 15.0 metres from and 1.5 m above the natural boundary of the sea;
9.16.5.4 3.0 metres from an interior side lot line; and
9.16.5.5 6.0 metres from an exterior side lot line.
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9.16.6 Despite 9.16.5.3 the setback for a restaurant/pub shall be 0.0 metres from the natural
boundary of the sea.

9.16.7 Where fill is used to achieve the elevation required in Section 9.16.5.3, no portion of the
fill slope may be less than 15 m from the natural boundary of the sea.

9.16.8 The maximum floor area of each visitor accommodation unit and any accessory dwelling
unit shall be 93 square metres (1000 square feet).

9.16.9 The maximum floor area of all buildings, other than those used for visitor accommodation
units or accessory use, shall not exceed 279 square metres (3000 square feet).

MINIMUM LOT SIZE
9.16.10 No lot having an area less than 1 hectare may be created by subdivision.
PARKING AND SCREENING REGULATIONS

9.16.11 Motor vehicle parking spaces must be provided for all permitted uses in accordance with
Part 5.0 of this bylaw.

9.16.12 Outdoor storage and parking areas must be screened in accordance with Part 6.0 of this
bylaw.”
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11.2

Islands Trust S TAFF R EPORT

March 21, 2011 File No.: HO-OCP-2009.2

To: Hornby Island Local Trust Committee
For meeting of March 23, 2011

From: Brodie Porter
Island Planner
Northern Team

CC: Chris Jackson, Regional Planning Manager, Northern Team
Sonja Zupanec, Island Planner

Re: Short Term Vacation Rentals

THE PROPOSAL:

The Hornby Island Local Trust Committee at their February 18, 2011 resolved that staff
prepare draft bylaws and/or policy that a) interprets that residential land use includes a
level of Short Term Vacation Rental use that is limited by word of mouth and use of
social networking sites such as Facebook, is primarily limited to friends and relatives
and generally occurs during the summer months, and bylaw enforcement policy is used
to enforce the parameters and b) that allows vacation home rentals through a
Temporary Use Permit or a rezoning process for those who wish to have Short Term
Vacation Rentals that exceed those otherwise permitted, and that staff be requested to
provide suggestions of how the Temporary Use Permit can be streamlined and less
expensive.

The Local Trust Committee also requested that staff schedule a Community Information
Meeting to present draft bylaws for community comment and discussion.

This report addresses those requests.

STAFF COMMENTS:
The Issue

Vacation home rentals or short term vacation rentals (STVRS) have been a feature of
privately owned recreationall housing and residential housing for a long time on Hornby
Island. Owners would often rent their dwellings for short periods of time as a means of
covering costs of owning a second recreational home or as a means of supplementing
income. In the past, prior to availability of the internet, rental would generally be by word

1 Recreation housing refers to a dwelling that is not the principal residence of the owner and is generally
used seasonally.
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of mouth or by small scale advertising such as classified ads in a newspaper. More
recently owners have had available to them through the internet a broader and more
informative means of conveying the availability of their homes for STVR use. As a
consequence there is now a broader spectrum of STVR activities occurring including
the following:

a. Traditional word of mouth arrangements to friends and relatives

b. Owner advertising in internet venues that may be considered equivalent to the
classified ad.

C. Owner advertising of a more proactive nature — a separate webpage or use of

third party web based advertising

d. Contracted arrangements with third parties regarding all arrangements in renting
the STVR
e. STVR use as a business where there is no residential occupancy by the owner.

This may be a corporate or personal ownership of a property and marketing is
either handled by the owner or a third party.

Generally the owner continues to use the dwelling for personal use for some part of the
year in options “a” thru “d” and option “e” represents a fulltime commercial utilization of
the residence.

The issue is that without some level of management or regulation of STVR activity there
is no ability to plan for community needs for residential, commercial, community service
and other requirements. The purpose of this report is to advance proposals for
community discussion that might allow for some management of the various land uses
and insure that the principles and broad community objectives of the Hornby Island
Community as expressed in the Hornby Island Official Community Plan are upheld while
giving recognition to STVR use.

Legislation and Trust Policy

Local governments in British Columbia and local trust committees within the Islands
Trust are responsible for development of planning policies through the adoption of
official community plans and for the development of land use regulations through the
adoption of zoning or land use regulations. These obligations are outlined in the Local
Government Act.

Specifically an official community plan (OCP) must, amongst other requirements,
address the approximate location, amount, type and density of residential development
required to meet anticipated housing needs over a period of at least 5 years; and the
approximate location, amount and type of present and proposed commercial land uses.

Local trust committees, must by implication of such legislation, manage such residential
and commercial land use and be able to determine how much residential or commercial
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land use is available. The challenge with the STVR issue without local trust committee
management is that there is uncertainty as to how much land will be used for STVR
use, or the extent of STVR use on any one property versus how much land is available
for residential purposes.

In addition as reported in a previous staff report dated February 9, 2011, a local trust
committee must pursuant to s. 15(4) of the Islands Trust Act, insure that any bylaw that
is advanced is not contrary or at variance with the trust policy statement. Four key
policies were identified in that report which are restated here for reference:

4.4.2 Local trust committees and island municipalities shall, in their official community
plans and regulatory bylaws, address measures that ensure:
e neither the density nor intensity of land use is increased in areas which are
known to have a problem with the quality or quantity of the supply of freshwater,
e water quality is maintained, and
e existing, anticipated and seasonal demands for water are considered and
allowed for

5.2.3 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.

5.2.4 Local trust committees and island municipalities shall, in their official community
plans and regulatory bylaws, address 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.

5.7.2 Local trust committees and island municipalities shall, in their official community
plans and regulatory bylaws, address economic opportunities that are compatible
with conservation of resources and protection of community character.

5.8.6 Local trust committees and island municipalities shall, in their official community
plans and regulatory bylaws, address 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.

While the Trust Policy Statement is a statement of policy to carry out the object of the
Islands Trust it does, in combination with Local Government Act requirements, provide
the basis upon which residential, commercial and other land uses must be managed.
This provincial legislation provides the basis upon which the Hornby Island Local trust
Committee must address planning for residential and commercial land use
requirements.
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Short Term Vacation Rental Use as part of a Residential Land Use

A residence is a place where one actually lives or has one’s home. This can be
accomplished by ownership or rental for a sufficient period so as to establish the life or
homeplace. In contrast a vacation rental is by nature a temporary occupancy of a
shorter term where life or homeplace are not established in any permanent manner. A
vacation rental use is therefore not a residential land use. When a dwelling is occupied
for purposes of temporary vacation rental, the residential land use is discontinued on
the property so as to allow the vacation rental. Provincial legislation requires that the
Local Trust Committee develop some management of such land use allocation so as to
insure that residential and commercial land use are managed and planned for within the
community.

In order to address these provincially legislated obligations the Hornby Island Local
Trust Committee has approached the concept of an STVR as part of a residential land
use through the development of enforcement policy. The implication of such
enforcement policy is not to authorize a vacation rental as part of a residential land use
(as such authorization cannot be granted by such enforcement policy) but rather by the
management of finite enforcement resources in a transparent manner that gives
recognition as to when enforcement actions may be initiated regarding the use of a
residence as a vacation rental.

The Local Trust Committee at the February 18, 2011 LTC meeting adopted the
following enforcement policy as it relates to short term vacation rentals:

1. That given finite resources available for enforcement activities and in order
to ensure the most effective results for enforcement activities Short Term
Vacation Rentals that have one or more of the following characteristics will
be subject to enforcement:

1. They are advertised on the internet (except social networking sites
such as Facebook), newspapers or other media;

2. They are not managed by the property owner or long term renter;

3. More than one dwelling on a lot is simultaneously made available for
Short Term Vacation Rental by the same owner or resident;

4. While the property is rented persons are permitted to stay in tents,
trailers, recreation vehicles, or accessory buildings;

5. There are issues related to health and safety;

6. There is a written complaint by an owner or resident of nearby
properties about bona fide, serious nuisance issues such as noise or
parking congestion related to the Short Term Vacation Rental;
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7. The operator of the Short Term Vacation Rental uses more than one
property on Hornby Island as a Short Term Vacation Rental

2. That nothing in this enforcement policy should be interpreted as giving
permission to violate the Land Use Bylaw and the Hornby Island Local
Trust Committee may change this policy at any time and may give
direction to expand enforcement activities at any time.

3. This enforcement policy will come into affect on February 15, 2012 and
until that time no enforcement against Short Term Vacation Rentals will
take place except for reasons listed in Sections 1.5 and 1.6.

This enforcement policy provides a basis to distinguish between forms of land use that
is in many locations characteristic of use associated with residential activity in
comparison to a use that may be considered of a more commercial characteristic. The
enforcement policy establishes some definition of boundaries of activities that some
may perceive as reminiscent of historical traditions of short term rental to friends and
relatives through word of mouth communications rather than a more overt
advertisement and management that is more comparable to established commercial
accommodations such as resorts and hotels. The enforcement policy does not authorize
or sanction vacation rental use of a residential property, but the existence of the policy
helps inform interested persons as to what might be considered as activity that would
not be enforced upon. In order to consider short term vacation use that exhibits more
commercial characteristics, land use policy must be used to define means that might
enable such uses and provide the necessary protection to allow such use.

Short Term Vacation Rental (STVR) Use as a Permitted Land Use

Based upon representation from some property owners on Hornby Island, there is
recognition that there is an established use of land for short term vacation rental use.
While such use has never been authorized by zoning regulation, there is a stated desire
that there be some means to allow such STVR use on the island. Key issues that have
arisen in these representations and in recognition of the responsibilities of the Local
Trust Committee as expressed by provincial legislation are:

1. STVR use is established in many locations and has a long tradition on Hornby
Island.

2. STVR use contributes to the Island economy and society.

3. STVR use enables some residents to produce an income that enables them to
live on Hornby Island.

4. STVR use enables visitors to experience the unique amenities and environment
of the Islands Trust area in reflection of the object of the Islands Trust which
states:

“The object of the Trust is to preserve and protect the Trust Area and its unique amenities
and environment for the benefit of the residents of the Trust Area and of British Columbia

generally, in cooperation with municipalities, regional districts, improvement districts,
other persons and organizations and the government of British Columbia.”
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5. STVR use may exhibit similar characteristics to residential use, but the difference
is that the occupiers of the STVR, because of their shorter term occupancy, offer
a different social and cultural impact upon the island. Public services are used in
a different manner (e.g. school services are not required) and there is limited
ability of the occupiers to become involved in volunteer community activities.

6. The Local Trust Committee must regulate the allocation of residential and
commercial land use in response to provincial requirements and on the basis of
good planning principles. Uncertainty as to land use management can lead to
scenarios that are not envisioned by the community. There is a potential in any
community, through lack of regulation, that the values that attract visitors to an
island start to diminish as the number of visitors start to increase. Examples of
such overuse are found in many resort communities and other agencies (e.g. BC
Parks, Parks Canada) are starting to manage park entry as a means to preserve
the values that attract visitors in the first place.

7. A value of regulation is that it allows an STVR operator some certainty as to how
they can operate their business so that business plans can be developed and
investment in the enterprise can be initiated with some degree of certainty.

8. Neighbours have an opportunity to comment on an STVR proposal and have
some influence on issues that may not be otherwise recognized in the
establishment of an STVR.

9. STVR proponents would like a timely, responsive and inexpensive regulatory
system, if one is to be established, to address consideration of approval of
STVRs.

Given recognition that some regulatory certainty regarding STVRs must be established,
there are two options available under legislation to allow their use — Temporary Use
Permits and rezoning. The bulk of the remainder of this report focuses on a process to
address STVRs through the use of Temporary Use Permits while the rezoning process
is addressed in the discussion regarding proposed amendments to the Official
Community Plan.

Temporary Use Permits (TUP)

A TUP is issued by resolution of a local trust committee to allow for a use not permitted
by the zoning bylaw. TUP areas must be designated in the Official Community Plan
(OCP) or the Land Use Bylaw (LUB) and the bylaw may specify general conditions
regarding the issue of the TUP. Such conditions are optional and the conditions
imposed upon the issue of the TUP need not be in accordance with those stated in the
OCP or LUB. A notification process to neighbours is required in consideration of a TUP
and the TUP can authorize the use permitted to the earlier of the time period specified
in the TUP and three years from the date of issuance. A notice is registered on title to
the land stating that the land is subject to a TUP.

A TUP may be renewed once upon application by the owner, and such application must
be considered before the expiration of the original TUP. The TUP can be renewed for
an additional three years and upon such renewal the Local Trust Committee can impose
additional conditions.
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A new TUP for the same use (or a different use) can be applied for after the original
TUP and any renewal has expired and such TUP can be repeatedly reconsidered.

i Application Fees

The LTC requested that this staff report address how a TUP application process
can be less expensive. The current Fees Bylaw 132 specifies an application fee
of $1100 for a TUP, a reduced application fee of $440 for a TUP for a non-profit
and a home based business< 3 months per annum, and a TUP renewal fee of
$165. The term “home based business” is not defined in the Fees Bylaw or in the
OCP or LUB and can be interpreted in a broad sense to include such proposals
as an STVR use on a property zoned for residential use. There is consequently a
reduced application fee in place. Some clarity of wording in the fees bylaw may
be appropriate to consider though.

Provincial legislation requires that application fees be set in response to the
average cost of processing such an application.

It is anticipated that a new TUP application for an STVR use on a property where
such an application has not been previously submitted may involve some higher
costs due to the initial community consultation process and administrative costs
of preparing a new permit. It is suggested that subsequent application costs will
be lower as the neighbourhood and community issues are addressed or resolved
in the TUP. In order to provide improved clarity of interpretation of such a
provision the Local Trust Committee could consider an amendment to Fees
Bylaw 132 that provides an application fee of $440 for a non-profit and for Short
term Vacation Rental Use< 3 months per annum or for Short Term Vacation
Rental Use> 3 months if applications are submitted in October of each year for
consideration by the Local Trust Committee. There are expected economies of
scale associated with addressing a group of similar applications at the same time
that are expected to equate to the average cost specified in the current fees
bylaw for STVRs that are operating for less than 3 months per year. The lower
fee would also represent an average cost if subsequent applications were
submitted for the same property. A draft Fees bylaw amendment is attached to
illustrate the proposed amendments.

If an applicant proposed an STVR for use for more than 3 months per year and
did not apply in October of any year, then the full application fee of $1100 would
be charged as there are no economies of scale associated with processing the
application.

ii. Application Process

The process for consideration of a TUP application includes receipt of an
application from the owner of a property; the preparation of a draft TUP and staff
report by planning staff; and the notification of owners and tenants of that part of
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the area of the land that is subject of the application and to any owners and
tenants within 100 metes of that part of the land that is subject to the application.
by mail or otherwise delivered at least 10 days before adoption of a resolution to
issue the TUP. The LTC will then meet and resolve whether to issue the TUP.
The LTC can consider representations that it chooses to receive in relation to the
application, whether in writing or by verbal presentation at an LTC meeting.

There are three proposed options available for application for a TUP:

1.

2.

Application for a TUP for an STVR where the STVR use will be for a
period of less than three months per annum. This application may be
submitted at any time and will be processed as resources allow in a

manner similar to existing TUP applications.

Application for a TUP for an STVR without restriction on time frame of use
per year, unless the applicant chooses to propose a restricted timeline,
provided the application is submitted during the month of October of any
year. In this situation the LTC would be asked to focus sufficient staff
resources to process such TUP applications in a timely manner so as to
insure that a decision regarding the TUP is available to the applicant by
January 31 of the following year. The LTC may wish to consider
incorporating added LTC meetings, if necessary, to accommodate
consideration of such applications.

It is important to note that an LTC cannot fetter a future LTC to
accommodate the allocation of such staff or meeting resources. Note that
the adopted enforcement policy allows until February 15 2012 for these
procedures to be refined. Secondly Islands Trust Enforcement Policy
generally does not allocate enforcement resources if an applicant is
actively involved in an application process to resolve a situation. Receipt
of a TUP application may defer enforcement activity even if the LTC does
not resolve consideration of the application by January 31 of any year
following receipt of a TUP application.

Application for a TUP for an STVR for more than three months that is not
submitted in October of any year. This application would be subject to
payment of a full fee of $1100 as there are no economies of scale
achieved in the consideration of such applications. The application would
be considered as available resources allow.

Documentation to Facilitate Application Process

Some added steps to facilitate timely consideration of a Temporary Use Permit
for STVR use can include the following:

1. Definition of information requirements in TUP Application specific to a TUP

proposal.
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There is an established TUP application form and guide that is found on
the Islands Trust website that asks an applicant to provide a variety of
information in support of their application. Depending upon the type of
guidelines that the LTC finally adopts, an additional application schedule
could be developed that outlines specific information that would be useful
to the consideration of STVRs. Examples of additional information that
could be requested includes:

- Requests for a water supply plan and water conservation measures
that would be proposed together with well assessments that
illustrate that ongoing water supply can be achieved,;

- Request a professional assessment of the septic tank to show that
it is working properly and is capable of supporting the proposed
occupancy.

- Request a professional assessment that the building and plumbing
fixtures comply with BC Building Code requirements

- A copy of all information that will be provided to guests regarding
the location of property lines by way of a map, any applicable noise
bylaws, measures to address water conservation, fire safety,
storage and management of garbage, septic system care and
control of pets (if pets are permitted) in accordance with standards
applicable by bylaw, as stated in the permit or as determined by the
owner or manager to effectively manage the site;

- Scaled plans of the property showing a) location of the dwelling unit
and accessory buildings and structures with setback distances from
property lines; and b) the location of parking spaces provided for
the vacation rental use;

- Name and address and telephone/email information of contact
persons who will be available 24 hours per day to respond to any
concerns;

- Proposed maximum number of occupants;

- Proposed time periods that dwelling will be available for rental or
months of the year when the rental will occur.

2. Atemplate TUP that may be used for purposes of allowing an STVR.

3. Notice templates for use in notification of neighbouring property owners
and tenants.

OCP Amendments

The proposal is to introduce additional amendments to the draft Official Community Plan
to enable consideration of rezoning and temporary use permits for short term vacation
rentals. The following is an inventory of the proposed changes to the earlier draft OCP:
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Changes are noted in a track changes format that is identified in red on electronic
versions of this report and is underlined and marked with a vertical line on the left
margin on printed copies.

1. Addition of Background in s. 1.6 as follows:

1.6  Socio-economics of Hornby Island

A permanent population of 1075 persons in 2006 represents an 11.2% population
increase or double the provincial increase since 2001. The population is generally aging
with increases in numbers of persons age 45 and older and a drop in persons aged 44
and younger. Seventy-eight per cent (78%) of the family units are persons without
children at home representing the higher concentration of older couples who choose to
retire on Hornby Island. The population is characterized by lower than average incomes
and higher than average education. If trends continue, the challenges of ensuring
housing affordability and safety, mobility and security will increase and efforts to provide
for supportive services will be of concern.

The economy follows a seasonal cycle and is highly dependent on a population of
visitors that is estimated to quadruple the island population in summer months. There
are an estimated 100 businesses on Hornby Island, of which about 80% operate as
home based businesses. Tourism is the major economic driver manifested in the range
of accommodations, services, arts and crafts, performing arts and alternative health
experiences that are available. There has also been a history of homeowners renting
their homes to others for short periods of time (referred to as short term vacation rentals
or STVRS) as a means of creating an income or to offset some home ownership costs.
In recent times with the internet and other broad based communications, there has been
a potential for increased numbers of STVRs. The construction industry, some public
service positions and an increasing number of caregivers rounds out an integrated
economy.

A recently published (March, 2010) Hornby Island Community Profile provides more
detailed information.

2. Policy 6.5.2.7 under “Visitor Accommodations and Tourism

6.5.2.7 Visitor accommodation may be considered in the following situations if enabled
by other policies of this Plan:

a) Small resorts, hostels, lodges, cabins and camping facilities, guest houses or
short term (less than one month) vacation rentals on non-Agricultural Land
Reserve land where allowed by using site specific zoning or through temporary
use permit.

b) Agri-tourism accommodation on Agricultural Land Reserve Land in
accordance with Agricultural Land Reserve policy and regulations if zoning
allows such a use; and

c¢) Visitor accommodation authorized by a temporary use permits, in accordance
with guidelines of the permit, to allow for a period of assessment of a new use
involving minimal new infrastructure (such as a small-scale campground).
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3. Section 6.5.3 “Vacation Home Rental” is amended as noted below:

6.5.3 Vacation Home Rental

Background
Given the island's increasing popularity as a summer destination, there has been

increasing demand for visitor accommodation. Aside from the commercial visitor
accommodation facilities and bed and breakfast home occupations, there has been a
tradition of some home owners renting their cottages or homes for short periods of time
predominantly during the summer.

Property owners benefit from the opportunity to raise funds whether to assist with
property costs while retaining their residence for its primary residential use for most of
the year or as means to provide an income. Visitors benefit from a range of
accommodation options to experience the Island's environment and amenities. The
community benefits from the economic inputs from these visitors.

At first, homes were generally rented to friends, acquaintances and relatives through
“word of mouth” contact. This direct contact established a relationship between owner
and visitor that provided connectivity to, and respect for, the property, the
neighbourhood, the community and the environment.

The availability of Internet advertising and the establishment of property management
companies corresponded with an increase in the number of homes available for
vacation rental and a transformation of many rental situations into a more commercial
practice that does not always involve such a direct relationship between the property
owner and those renting the property or with the neighbourhood or community.

This change over time in the number and type of vacation rentals has lead to concerns
regarding the individual and cumulative impacts of an unregulated commercial land use
happening in areas zoned for residential use. Some dwellings are advertised for year-
round availability as visitor accommodation - some by the night. Some involve levels of
potential occupancy much higher than normal household size. This can erode the
residential character of neighbourhoods and put pressure on water resources in areas
with documented problems.

The previous Plan attempted to address this issue by including a policy suggesting that
a vacation rental could be permitted and regulated as a home occupation. However, a
home occupation implies that an owner or resident is living in a home on the property
while conducting the occupation. Therefore such a policy can only be applied to the
limited number of properties that contain two permitted dwellings with the owner
occupying one as their home while operating the other as a rental.
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For several years prior to the adoption of this Plan, the Local Trust Committee
considered potential options for addressing vacation home rentals. The option of
permitting vacation rentals on all lots through zoning regulations precludes the ability to
address potential impacts of concern and it removes future choices by the community to
limit the number of residential properties used for commercial visitor accommodation.
The option of addressing all existing and future vacation rentals through issuing
Temporary Use Permits or rezoning properties was initially viewed as bureaucratic and
not appropriate especially for those vacation rentals carried out on a modest scale.

The challenge is that provincial legislation and good planning practice requires that an
official community plan address residential development requirements, as well as
commercial requirements to meet future needs. Consequently a bylaw cannot allow use
of residential lands for non residential purposes, such as vacation rental use unless
there is sufficient residential land exclusively devoted for residential use to meet
community needs. Furthermore the Trust Policy Statement, supported again by good
planning practice, requires that Local Trust Committees address a variety of factors that
relate to social impact, community character and needs for community services.
Development of land use policy and regulation that can address the values that vacation
home rentals can offer Hornby Island while addressing other community values and
Trust Policy requirements then becomes significant in the future planning of Hornby
Island.

In an effort to address vacation rentals recent efforts have included the adoption of an
enforcement policy, not to authorize a vacation rental as part of a residential land use
(as such authorization cannot be granted by the definition of such uses) but rather by
the management of finite enforcement resources in a transparent manner that gives
recognition as to when enforcement actions may be initiated regarding the use of a
residence as a vacation rental. This enforcement policy would not prevent a vacation
rental from occurring on a property provided the use did not exceed thresholds defined
in the policy. If such thresholds were exceeded an applicant would have to cease the
use or seek approval by approval of a temporary use permit or by rezoning.

Area:
The areas identified on Schedule B (Map Designations) are subject to the following
objectives and policies.

Objectives:
The objectives of this subsection are:

1) to recognize that there has been a long history of short term vacation home
rental on Hornby Island without authorization by land use bylaw;

2) to ensure that the residential use of property and its residential character is
retained where it is the permitted and established use;

3) to enable some traditional practice of vacation home rentals;

4) to address potential impacts of vacation home rentals if such uses are
authorized; and
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5) to support future evaluation of vacation home rental policies, recognizing that
such uses are a significant and challenging issue for the Hornby Island
community.

Policies:

6.5.3.1 Provision of paid accommodation for visitors to Hornby Island through the short
term rental of residences is supported provided that some management of the
community and neighbourhood residential needs and other land use needs of
Hornby Island can be addressed. Issues to consider in permitting vacation
rentals includes minimizing nuisance impacts such as noise and parking
congestion on the local neighbourhood; the retention of the residential
character of that neighbourhood; health and safety issues and the application of
a principle of welcome without commercial promotion..

6.5.3.2 Provision of a residence for short term vacation rental beyond thresholds of
residential land use, such as when commercial approaches are used in the
promotion and management of such use, may be permitted through a
temporary use permit or rezoning. Examples of additional issues to consider in
such processes are water supply and sewage treatment capability; traffic
management and environmental management as well as the benefits that such
accommodation may provide to the community at large

6.5.3.3 The rental of a residence for a term of one month or more should be considered
a residential use of land while a rental of less than one month is a short term
vacation home rental or vacation rental.

6.5.3.4 The use of a residence for a vacation home rental may be considered a
residential use of a property where there is a second dwelling on the property
occupied by the resident of the lot, in which case such a rental may be
permitted as a home occupation.

4, Policy 6.5.4.2 pertaining to the Ford’s Cove area is amended to read as
follows:

” An increased density of residential development or rezoning or temporary use permit
to allow for a guest house or short term vacation rental may be considered if other
commercial land uses currently permitted by zoning are removed from the list of
permitted uses in the zone applicable to this area or from a particular property that is
subject to the rezoning application.”

5. Section 6.10 Temporary Use Permits is amended to read as follows:

6.10 Temporary Use Permits
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Background:
Section 921 of the Local Government Act provides that temporary uses may be

permitted in areas designated in Official Community Plan. Upon application by a
property owner the Local Trust Committee can issue a Temporary Use Permit through
resolution. The permit can allow a use not permitted by the land use bylaw, the
conditions of use and the time period. Temporary Use Permits can be issued for a term
up to three years and may be renewed one time only.

Objectives:
The objectives of this subsection are:

(1) to consider allowing a temporary event as per policy 6.5.1.11;

(2)  to allow for a period of evaluation of new commercial ventures that do not involve
significant new development prior to an application for rezoning as per policy
6.5.1.11;

(3) to allow particular uses for a period of time to enable impacts to be assessed
before any further permitting of the use as per policy 6.5.1.11;

(4)  to consider allowing transport of ground water off a lot where the water is
extracted as per policy 5.1.4;

(5) to consider allowing temporary seasonal or emergency accommodations as per
policies 6.3.5.17 and 6.3.5.18;

(6)  to consider allowing a temporary secondary suite or detached housing for a
relative or caregiver of occupants of the residence as per policy 6.3.5.13 in
association with a housing agreement or by such other means as are available to
encourage occupancy by a relative or caregiver;

(7)  to consider allowing temporary non agricultural uses on land within the
Agricultural Land Reserve or on land used for agriculture where there is minimal
negative impact upon the agricultural land values and where applicable approval
has been received from the Agricultural Land Commission as per policy 6.4.2.5;
and

(8)  to allow light industrial home occupations that require a more rigorous permitting
process than provided for under land use regulations for extended home
occupations as per policy 6.5.5.9.

(9) to consider allowing short term vacation rental uses on properties zoned for
residential use as per policy 6.5.3.2.

Guidelines:

6.10.1 Upon application, Temporary Use Permits may be considered for all parcels

of land within the Hornby Island Local Trust Area, as shown on Schedule B,
with the following exclusions:

a) properties less than one quarter of a hectare (0.63 acre) other than
for applications for short term vacation rentals;

b) land designated as PR1 and PR2 (park) and LR/WSPA (Large Lot
Residential/ Water Supply Protection Area), as shown on Schedule
B; and
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6.10.2

6.10.3

6.10.4

6.10.5

C) land identified as an ecologically sensitive area, as shown on
Sensitive Ecosystem Mapping or Schedule D2.

Temporary Use Permits for parcels within the Agricultural Land Reserve may
only be issued for uses that do not conflict with Agricultural Land
Commission policies and regulations.

A professional assessment of hydrological impacts may be required when the
proposed use is within an identified groundwater recharge area or an aquifer
classified as highly developed and if the proposed use involves more than
minimal potential impacts upon the groundwater resource.

Where approvals are required from other agencies, these should be obtained
prior to the issuing of a Temporary Use Permit.

The general conditions for issuing a Temporary Use Permit are as follows:

a) adequate off-road parking should be provided;

b) there should be adequate provision for approved waste disposal before
consideration is given by the Local Trust Committee;

c) commercial uses (other than very short term or short term vacation
rentals) should be screened from adjacent residential uses;

d) industrial uses should be screened from adjacent properties and roads;

e) there should be adequate setbacks of the use to minimize impacts upon
adjacent properties;

f) noise generation should be addressed to prevent disturbance of the
neighbourhood and to ensure compliance with regional district regulations;

g) the use should be conducted so as to not risk contamination of the land,
surface water or groundwater, including by making adequate provision for
the safe storage of toxic materials;

h) water supply should be addressed so as to not create negative impacts
upon existing common water sources;

i) other potential impacts upon the neighbourhood should be mitigated,
including by limitations upon the hours of operation where appropriate;

j) the owner of the property may be required to provide a security to
guarantee the performance of the terms of the permit and should be
required to provide an undertaking to demolish or remove any building or
structure and to restore the land to a condition specified in the permit,
especially in circumstances where temporary housing is provided and
such housing is no longer used for such temporary purposes; and

k) lands with good agricultural potential should not be compromised by any
use permitted by a Temporary Use Permit.
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6.10.6

6.10.7

6.10.8

6.10.9

Applicants for Temporary Use Permits should address the issues identified in
these policies in their applications and are strongly encouraged to consult
with neighbours about the proposed use prior to making application.

Light Industrial activities which require specific consideration of impacts with
respect to environmental protection, water use, waste generation, noise,
odour, parking, or neighbourhood character, may be allowed upon
application for a Temporary Use Permit that will contain specific conditions to
address these impacts.

The Local Trust Committee should consider the climate change impacts of
any significant change in reviewing temporary use permit applications.

In consideration of applications for short term vacation rentals the following

should also be considered:

a) the cumulative effects, both positive and negative, on the neighbourhood
and island of all temporary use permits issued for short term vacation
rentals;

b) mitigating measures such as screening or fencing to address potential
impacts or to address neighbour privacy issues;

c) requirements for the owner to provide neighbours within a distance
specified in the permit with the manager’s or owners contact information
and a copy of the temporary use permit;

d) the permit should require that the owner or manager be accessible 24
hours/day, 7 days per week by telephone;

e) the permit should require that the owner or manager posts for guests
information about the location of property lines by way of a map, any
applicable noise bylaws and measures to address water conservation, fire
safety, storage and management of garbage, septic system care and
control of pets (if pets are permitted) in accordance with standards
applicable by bylaw, as stated in the permit or as determined by the owner
or manager to effectively manage the site;

f) restrictions on the number or people that can stay to a maximum of two
guests per bedroom;

g) limitations on any signage that may be placed on the property;

h) prohibition of any use of recreational vehicles or camping on the property
or any use of accessory buildings for vacation rental occupancy;

i) requirements that confirmation be provided from a qualified person that
the building meets BC Building Code requirements;

j) the permit may request that the owner or manager post information for
guests about awareness and sensitivity of the history of the K’omoks First
Nation on Hornby Island; and

j) other requirements that the Local Trust Committee may consider
appropriate.
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RECOMMENDATIONS:

That the Hornby Island Local Trust Committee advances the information outlined in the
staff report dated March 21, 2011 related to the fees bylaw amendment and processes
and proposed amendments to the draft Hornby Island Official Community Plan labeled
“Draft for Comment April 2011” as it relates to policies and temporary use permit
guidelines to community information meetings for the public review and discussion

Prepared and Submitted by:

Brodie Porter March 21, 2011

Brodie Porter Date

Attachments: Draft Fees Bylaw Amendment
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DRAFT

Hornby Island Local Trust Committee

BYLAW NO. XXX

kkkkkkkkkkkkkkkkkkkkkkkkhhkhhhhkkkkkkhkkkkhhhhhhhhhkrkkkkkhkkkhhkhhhhhhhhrhkkkrkhkhkhkhkhhhhhhhhrrhkrkkkrhkkhkhhhhhhrrhrrixx

A BYLAW TO AMEND THE HORNBY ISLAND LOCAL TRUST COMMITTEE FEES BYLAW

kkkkkkkkkkkkkkkkkkkhkkkkkkhkkkhkkkkkkkkkkhkkkhkkkkkkkkkkkkkhkkkkkkhkkkhkkkkkkhkkkhkkkhkkhkkkkkkhkkkkkkkkkkhkkkhkkkkkkx

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

1. Bylaw No 132, cited as “Hornby Island Local Trust Committee Fees Bylaw, 2007” is amended as
shown on Schedule 1.

2. This bylaw may be cited as “Hornby Island Local Trust Committee Fees Bylaw, 2007, Amendment
No. 1, 2011”

READ A FIRST TIME THIS DAY OF 20 xx
READ A SECOND TIME THIS DAY OF 20 xx
READ A THIRD TIME THIS DAY OF 20 xx
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS
DAY OF 20 xx
ADOPTED THIS DAY OF 20 XX
SECRETARY CHAIRPERSON
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Hornby Island Local Trust Committee
Bylaw No. XXX
Schedule 1

1. The Hornby Island Fees Bylaw No. 132 cited as the "Hornby Island Local Trust
Committee Fees Bylaw, 2007 " is amended by:

a. Amending TABLE 2, Column 1, Number 9 by deleting “Temporary Use
Permit, non-profit & home based business<3 months per annum” and
replacing it with “Temporary Use Permit for a non-profit, for a short term
vacation rental use of less than 3 months per annum and for a short term
vacation rental use of more than 3 months per annum when the
application is submitted in October of any year.”
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11.3

Islands Trust S TAFF R EPORT

March 21, 2011 File No.: HO-OCP-2009.1

To: Hornby Island Local Trust Committee
For meeting of March 23, 2011

From: Brodie Porter
Island Planner
Northern Team

CC: Chris Jackson, Regional Planning Manager
Sonja Zupanec, Island Planner

Re: Hornby Island OCP Review

THE PROPOSAL:

The Hornby Island OCP Review was last considered by the Local Trust Committee at its
meeting of February 18, 2011. At that meeting the Local Trust Committee provided a
few comments which are addressed in this report and requested that the staff
recommendations raised in the staff report dated February 9, 2011 be incorporated into
the draft OCP. The Local Trust Committee then resolved that further work on the OCP
and Land Use Bylaw be deferred pending resolution of the Short Term Vacation Rental
(STVR) issue. This report is tabled following discussion of the STVR issue so that the
STVR issue can be addressed as part of the development of the update to the OCP,
rather than as an amendment to the existing OCP.

STAFF COMMENTS:

Attached is a draft of the Hornby Island OCP dated April, 2011 for discussion. The
attached draft includes all of the recommendations tabled at the February 18, 2011 LTC
meeting and also includes the following changes in reflection of LTC discussions at the
Feb 18, 2011 meeting:

1. Section 3.4 — Groundwater Protection —Sustainable Ecosystem Management
Area (Mount Geoffrey Area) - 7" paragraph of “Background” text amended to denote a
beaver dam was created in the Strachan Valley without specifying on which property the
dam was located.

2. Section 6.1 — Objectives and Policies for Development — All references to density
transfer were removed as density transfer was not seen as a practical option on Hornby
Island.
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3. All amendments as recommended in the staff report dated March 21, 2011 that
relate to the separate discussion regarding Short Term Vacation Rentals. Any direction
that is provided arising from the discussion of Short Term Vacation Rentals will be
incorporated into the draft OCP.

The LTC had asked staff to consider removing the reference to “residential” in section
6.5.4 titled “Commercial/Residential General”. This section applies to the Fords Cove
area which is an area zoned commercial and where objectives are supporting a
transition of zoning to residential or residential and commercial in consultation with the
area property owners. Staff suggests the reference to “residential” be retained pending
further discussion on this section of the OCP.

RECOMMENDATIONS:

THAT the Hornby Island Local Trust Committee advances the draft Hornby Island
Official Community Plan labeled “Draft for Comment April 2011” to community
information meetings for the public review and discussion.

Prepared and Submitted by:

Brodie Porter March 21, 2011

Brodie Porter Date
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12.1

Islands Trust Council - Strategic Plan 2008-2011

Adopted: September, 2009 — Updated: Sept. 21, 2010

The Trust Area

The Trust Area covers the islands and waters between the British Columbia mainland

and southern Vancouver Island, including Howe Sound and as far north as Comox. This

is a unique and special place composed of 13 major islands and more than 450 smaller
islands covering approximately 5200 square kilometres.

'S , a n d S Tr“ St The beauty, tranquility, and unique natural environment of the islands in the Strait of
Georgia and Howe Sound have given the area national recognition.

Preserving Island The islands support strong communities characterized by a mix of lifestyles, livelihoods
and individuals. Island residents bring unique skills, viewpoints and sense of place
together to sustain a tradition of community involvement.

communities, culture
and environment

Our Council
Our Provincial The Islands Trust Council is made up of the 26 locally-elected officials of the Trust Area
who are responsible for land use decisions in their island communities. Our Council has
Mandate a unique mandate from the province to protect the unique environment and amenities of

the islands. It meets quarterly to make decisions about overall policy, staff resources and
w d h budget. Our current Council was elected for a 3-year term during BC Local General
to preserve and protect the Elections in November 2008. The current term will end in December 2011.

trust area and its unique

amenities and environment A Strategic Plan for our 2008-2011 term

Since December 2008, we have worked hard to identify the most important goals for the
current term. By identifying these goals and developing a strategic plan to achieve them,
residents of the trust area we can focus finite resources and measure progress. Through adoption of a Strategic
Plan, we have confirmed the following focus areas for our 2008-2011 term:

for the benefit of the

and of British Columbia

generally, in cooperation with  Goal 1 Ecosystem Preservation and Protection

We can create a legacy for the future by preserving and protecting the most significant

parts of our natural environment:

districts, improvement o We will identify and protect our most significant riparian areas.

¢ We will improve the identification and protection of island biodiversity, as well as our
most sensitive environments, and significant natural areas.

municipalities, regional

districts, other persons and

organizations and the e We will work to reduce greenhouse gas emissions, both by managing our internal
government of British operations and by fostering energy-efficient communities in our land use decisions.
Columbia” Goal 2 Stewardship of Island Resources

We will work to steward island resources, and to ensure that the scale, rate and type of
development is compatible with the maintenance of island ecosystems.
— Islands Trust Act 0 We will use land use planning tools to address the sustainability and quality of
freshwater resources.
o  We will support initiatives to achieve reliable, adequate and sustainable funding for
the Trust Fund Board, our conservation land trust.
o We will take steps to advance good management of coastal areas, by encouraging
landowner stewardship and by considering new planning tools.

Goal 3: Sustain Island Character and Healthy Communities

We recognize that the health of our communities is improved if our islands are safe and

secure, if there is strong public involvement in decision-making, and if we accommodate

people of differing age groups and income levels.

o  We will work to support and restore socio-economic diversity with strategies for
affordable, accessible and appropriate community housing.

o0 We will work to understand and minimize the negative effects that climate change
could have on island communities.

0 We will cultivate community engagement and participation in land use planning.

Goal 4 Organizational Effectiveness

Our island communities need effective and efficient government services:

o We will continue our work to provide services on an increasingly cost-effective basis.

o We will encourage recognition and support of the Islands Trust object by our
communities and by other agencies and levels of government.

(Italics indicate significant changes since last Trust Council meeting; shaded text

represents actions in past and future years )

* See last page for key to abbreviations used in this document
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From: Nancy Roggers

Sent: February-24-11 11:12 AM
To: Brodie Porter; Fred Hunt; Louise Bell; Tony Law; Becky McErlean

Cc: Craig Elder

Subject: Hornby expense report - Feb/11

12.4

Budget Spent Balance
Invoices posted to Feb 23, 2011
635 Hornby 65000 Trustee Expense 1,300.00 1,125.66 174.34
635 Hornby 65200 LTC Meetings 4,550.00 2,629.02 1,920.98
65210 APC Meetings 600.00 937.16 (337.16)
65220 Communications 500.00 496.11 3.89
65230 Special Projects 500.00 935.00 (435.00)
65240 Miscellaneous - -
TOTAL LTC Local Expense 6,150.00 4,997.29 1,152.71
635 Hornby 72300 OCP/LUB Expense 8,250.00 2,423.90 5,826.10
Thanks!

Nancy Roggers
Finance Officer

Islands Trust

#200 1627 Fort Street
Victoria, B.C. VB8R 1H8
Phone: (250) 405-5154
Fax: (250) 405-5155
www.islandstrust.bc.ca

Preserving island communities, culture and environment

Please consider the environment before printing this email.
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Exploring Food Security in the Islands Trust Area: A Preliminary Report

Exploring Food Security in the Islands Trust Area

Preamble

The scope of this report is both broad and detailed. Its intent is to provide enough information about food security
and food systems to bring all Trustees to a general level of understanding, while providing enough Trust-specific
detail so that Trust-specific policies and actions can begin to be discussed and explored. The primary goal of this
report is to inform Islands Trust Council of the general concepts involved in food security, draw connections
between the various facets of the topic and give a general overview of the food system and our interactions within
it. The secondary goal of the report is to start a Trust-wide conversation with regards to how the concepts, themes
and actions surrounding food security can be incorporated into Trust policies, regulations and advocacy. This
report is a first step and should be considered as the medium from which on-the-ground actions and ideas will
spring. The conversations which stem from this report have the potential to result in highly innovative and ground-
breaking policies and actions, which will serve as excellent examples for local governments, both at home and
abroad.

Executive Summary

This report explores the concept of food security and local food systems in both broad and Trust-specific terms. It
begins by comparing and contrasting the notions of food security (sustainable supply of nutritious, acceptable and
available foods) and food sovereignty (local control of nutritious, acceptable and available foods), explaining that
these concepts are mutually supportive and communities can refine their own definitions of food security to fit their
visions and goals.

A brief overview of the Global, National, and Provincial food systems and statistics is contrasted with the various
socio-economic and environmental benefits of more localized food systems and why there has been a resurgence
in local, sustainable food systems. An overview of agriculture in the Trust Area gives further understanding to who
is farming in our communities as well as the strong community support for local food.

Ten policy themes for the strengthening of Trust-wide food security are identified: land, housing, water, wild
foods/lands, processing, distribution, access, education, community agriculture and waste management.
These are reflective of major policy themes at national and international levels.

An exploration of ways in which LTCs and the Trust currently support food security via policy and land use is
presented, and a variety of additional planning and advocacy tools are explored in order to present potential
options for building upon current Trust food policy foundations.

Part 6 of the report presents a “tasting menu” of policy options, based upon the 10 identified policy themes and
feedback from the Trust Council Food Security Workshop in September 2010. It is meant to serve only as a
starting point and the beginning of a conversation about policy change; much work is to be done.

At the September 2010 Trust Council Food Security Workshop, Trustees had the opportunity to view a draft
version of this report, discuss how food security can be further supported in the Trust Area, and identify priorities in
this realm. The identified top priority actions were:
1. Protect agricultural lands through Land Trust and park mechanisms (e.g. support a regional farming/
farmland trust fund, acquire crown lands for farming)
2. Develop on-island food processing and storage facilities for local products (e.g. community kitchens,
community mobile abattoirs, cold storage)
3. Reward agricultural land stewardship (e.g. creation of an award)
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4. Encourage on-island composting (e.g. support communal composting facilities, educate and encourage
communal composting)

5. Support small-scale farmers in proving need for worker housing

6. Study and map our agricultural lands (e.g. quantify agricultural lands in and out of the ALR, study and
map farmland and potential for supporting ourselves via local food)

7. Serve as a facilitator linking consumers, producers and social organizations

The recommendations and information stemming from this workshop are presented in this final version of the
report. Part 6 of this report makes the following recommendations to Trust Council:
e THAT Trust Council should consider the modifications of the Islands Trust Policy Statement to include
additional provisions for food security and reflect the inter-disciplinary nature of food in our communities.

e  THAT Trust Council should consider development of model bylaws to address food security issues such
as the Council identified top 7 priorities, and direct staff to return with model bylaws at a later Trust
Council.

e  THAT Trust Council should continue to include food security in the strategic plan.
e THAT Trust Council considers the need for additional agriculture protocols.

e THAT the Islands Trust Fund Board should consider conducting an analysis of what resources would be
required to manage agricultural properties as a farmland trust.

e  THAT Trust Council should consider continuing to support food security discussions in the Trust Area by
providing funding and resources for further work in gathering more background and context information.

e  THAT Trust Council and Local Trust Committees should work with First Nations in ensuring that
development does not further infringe on traditional food gathering lands

Introduction

Everybody eats; a simple statement that holds the key as to why putting food at the centre of land use and policy
ensures sustainable, well-informed and holistic long-term planning. Most of us in the West take food for granted,
not only in terms of its availability, but in terms of its multi-faceted role in our daily lives and the way it connects us.
Food is about personal and community health. It provides a rich source of culture and a venue for social
interaction. Food is also about economic vitality, job creation and entrepreneurial spirit. Food influences how our
towns and villages grow, where we chose to live and why. Food exerts a huge influence on our ecological systems,
our transportation corridors and the overall livability of a neighbourhood. Due to its inherent ability to connect and
engage a range of disciplines, food was often regarded as a conundrum for local governments. It never seemed to
“fit” into a specific jurisdiction and was often considered the responsibility of public health. This attitude is changing
as local governments are increasingly realizing that the “conundrum” of food, is indeed a strength which can be
harnessed for progressive multi-disciplinary planning.

Local government has a significant role to play in ensuring that local food systems strengthen all aspects of food in
our daily lives and contribute to individual and community food security. At the local level, changes can be made to
support farmers, processors, distributors and consumers through land use and advocacy as well as by partnering
with community groups and other government bodies. Planning for food involves collaboration and drawing upon a
variety of sources of knowledge in order to get a sense of the whole picture and what is needed to move forward.
Putting food at the centre of planning table will ensure that we all grow together.
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The Islands Trust is well positioned to take the lead in demonstrating that by planning for food security, a local
government plans for all. With a rich history of agriculture and wild food, a highly engaged population and a
progressive mandate, increasing Trust support for strengthened local food systems seems like a natural move.
This report aims to start this very real and increasingly important conversation. It looks at how the Trust is already
including food security provisions in its planning and policy work, and how food has been an important part of the
Islands Trust since the first Trust Council meetings. The report serves to look within, but also look outwards and
considers examples of how we can fill the gaps in our local food systems and use progressive tools to ensure food
security for our communities. In this way, this report is both a mirror and a window; reflecting what has been done,
and pointing to where the Trust can go. Presenting a broad and Trust-specific discussion; this report strives to
inspire and build upon the food security foundations inherent to planning in the Trust Area.

Part 1: General Concepts in Food Security

Common Vision, Many Definitions

The term “Food Security” evokes many different ideas and feelings, and with good reason; currently there are over
200 definitions and 450 indicators of food security used around the world?. The term itself, originated in
international development literature in the 1960s and 1970s, and while originally associated with issues such as
famine, poverty and food aid, food security has evolved and expanded to capture a wide-range of food-related
issues including the ecological, social, cultural, and political significance food holds in society. Working towards
food security means taking an active role in strengthening and supporting all aspects of the food system, from field
to plate and back again, to ensure they are resilient and sustainable during times of crisis and for future
generations.

As mentioned, there are many definitions of food security; however, themes of access, food quality and healthy
living seem to be the common threads uniting these. Before delving into food security, we must first understand
what it means to be “food insecure”. Food insecurity has been defined as:

“Limited or uncertain availability of nutritionally adequate and safe foods or limited
or uncertain ability to acquire acceptable foods in socially acceptable ways."™

This definition speaks not only to the need for affordable foods, but the need to obtain these foods in a manner that
supports personal and ecological values. Several examples of food security definitions are included below, each
with a similar take on how to address the issue of food insecurity:

The Centre for Studies in Food Security at Ryerson University3

The Five As of Food Security

1) Availability- sufficient food for all people at all times
2) Accessibility- physical and economic access to food for all at all times
3) Adequacy- access to food that is nutritious and safe, and produced in environmentally sustainable ways

1 Toronto Public Health. Background Paper Food Security: Implications for the Early Years- Chapter One: Definitions of Food Security.
Accessed Jul 12-10. www.toronto.ca/health/children/pdf/fsbp_ch_1.pdf - 2006-03-27

2De la Salle, J & Holland, M. 2010. Agricultural Urbanism: handbook for building sustainable food & agriculture systems in 215t century
cities.Green Frigate Books.

3 Ryerson University Centre for Studies in Food Security- Food Security Defined. Accessed Jul 12-10. http://www.ryerson.ca/foodsecurity/

3
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4)  Acceptability- access to culturally acceptable food, which is produced and obtained in ways that do not
compromise people’s dignity, self-respect or human rights
5) Agency- the policies and processes that enable the achievement of food security

The Food and Agriculture Organization of the United Nations (UN FAQ)*

“a condition in which all people, at all times, have physical and economic access to sufficient, safe and nutritious
food to meet their dietary needs and food preferences for an active and healthy life.”

The BC Food Systems Network®

“A community enjoys food security when all people, at all times, have access to nutritious, safe, personally
acceptable and culturally appropriate foods, produced in ways that are environmentally sound and socially just.”

We define food security as a situation in which:
1. everyone has assured access to adequate, appropriate and personally acceptable food in a way that does
not damage self respect;
2. people are able to earn a living wage by growing, producing, processing, handling, retailing and serving
food;
3. the quality of land, air and water are maintained and enhanced for future generations; and
4. food is celebrated as central to community and cultural integrity

The beauty of food security as a movement and a concept is its holistic and pragmatic nature; it takes a whole
systems approach to ensuring that the food we eat not only respects our cultural, social, environmental and
economic well-being, but that it is grown and obtained in a manner that is sustainable for growers and consumers
alike. It challenges decision-makers to take a look at how their communities eat and prioritize food as a way of
increasing livability and resilience. Many communities have chosen to accept a definition of food security that
reflects community values and priorities, and the Gulf Islands are no exception. Below is a draft definition of food
security developed by the Salt Spring Island Food Security Project Steering Committee:

“Food security exists when all individuals have access to adequate, nutritious food regardless of their income and
their abilities. In a food secure community, most of the food is grown, processed and distributed on a local and
regional basis. Food production and distribution is conducted in a manner that is environmentally and economically
sustainable and local access and production are an integral part of governance decisions affecting the
communitys.”

This statement recognizes that food is a player in the political realm, and that the local government has a central
role in ensuring that decisions take this into account. This last definition brings up a new facet of the food security
movement, which some consider just as, if not more important than food security itself. That new facet is Food
Sovereignty.

Food Sovereignty- A Vision for Local Control
The term “Food Sovereignty” was first coined in 1996 by Via Campesina (“Peasant Way"); a self-described

“...international movement of peasants, small and medium-sized producers, landless, rural women, indigenous
people, rural youth and agricultural workers” which advocates for family-farm-based sustainable agriculture

4 United Nations Food and Agriculture Organization: Food Policy Brief: Food Security. June 2006, Issue 2. Accessed Jul 8-10.
ftp://ftp.fao.org/es/ESA/policybriefs/pb_02.pdf

5BC Food Systems Network. Food Security. Accessed Jul 8-10. http://fooddemocracy.org/security.php.

6 SSI Community Food Security Project Steering Committee. 2006. Salt Spring Island Food Security: A Discussion Planning Paper.
Accessed Jul 8-10. http://www.communitycouncil.ca/crfair_nl/PDFs/crfair_nl_Salt_Spring_Island_Food_Security_Report.pdf
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throughout the world”. According to Via Campesina, food sovereignty is the basic human right of people to define
their own food systems, rather than those systems being defined by international market forces. It emphasizes the
roles of women and indigenous communities in traditional food growing and gathering, and focuses on sustaining
the ecosystems that support resilient locally-based food supplies, as well as ensuring that there is equitable
distribution and control over resources such as farmland, water and seeds.

First Nations Food Sovereignty

In Canada, the movement towards First Nations food sovereignty focuses on the importance of traditional
knowledge and food gathering and preparation techniques. Traditional foods are often high in micronutrients and
low in saturated fat, and thus decrease the high rates of diabetes, obesity and iron-deficiency so prevalent in First
Nations populations®. Salmon and shellfish have been important sources of protein for Coast Salish people for
generations, and it is believed that marine sources represented 90% of pre-contact protein consumption®. Land
use barriers to First Nations food sovereignty include the privatization of wild lands, foreshore development, wild
land conversion/ development, soil and water contamination and government restrictions on locations for traditional
food gathering?0. Local governments’ ability to recognize and plan for First Nations food sovereignty not only has
positive effects on health and culture, but important ecological implications when wild lands are maintained in order
to support the gathering of traditional wild foods.

Security vs. Sovereignty

Food sovereignty is similar to food security in its holistic approach to the creation and maintenance of sustainable
food systems; however it puts a strong emphasis on achieving this through local control, local knowledge and the
local environment. Some feel that the only way to achieve food security (supply) is through food sovereignty
(control). According to the Declaration of the Forum of Food Sovereignty, Food Sovereignty “...puts the aspirations
and needs of those who produce, distribute and consume food at the heart of food systems and policies rather
than the demands of markets and corporations.”! In addition, Via Campesina defines food sovereignty as:

"Food sovereignty is the right of peoples to define their own food and agriculture; to protect and regulate domestic
agricultural production and trade in order to achieve sustainable development objectives; to determine the extent to
which they want to be self reliant; to restrict the dumping of products in their markets; and to provide local fisheries-
based communities the priority in managing the use of and the rights to aquatic resources. Food sovereignty does

not negate trade, but rather, it promotes the formulation of trade policies and practices that serve the rights of
peoples to safe, healthy and ecologically sustainable production.2"

Like food security, there are several definitions of food sovereignty, each with common goals and visions. Food
sovereignty is still a relatively new concept and thus the policy frameworks it entails are still being formed. Food
Secure Canada defines the Six Pillars of Food Sovereignty below23:

1. Focuses on Food for People: Insists on the right to food for everyone and that food is more than a
commodity
2. Values Food Providers: Supports the right to produce food, and supports sustainable livelihoods.

7 La Via Campesina. 2007. What is La Via Campesina. Accessed Jul 12-10.
http://viacampesina.org/en/index.php?option=com_content&view=category&layout=blog&id=27&Itemid=44

8 Thom, B and Fediuk, K. 2008. Indigenous Food (In)Security in the Coast Salish World. University of Victoria. Paper presented at the 107t
annual meeting of the American Anthropological Association San Francisco, 19 November, 2008

9, Ibid.

10 |bid.

11 Nyeleni, 2007. Declaration of the Forum for Food Sovereignty. Accessed Jul 12-10.
http://www.foodsovereignty.org/public/new_attached/49_Declaration_of_Nyeleni.pdf

2 avia Campesina. Statement from the People’s Movement Assembly on Food Sovereignty. Accessed Jul 12-10. http://viacampesina.org
13 Food Secure Canada. Six Pillars of Food Sovereignty. Accessed Jul 12-10. foodsecurecanada.org
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3. Localizes Food Systems: Rejects dumping and inappropriate food aid; resists dependency on remote and
unaccountable corporations.

4. Puts control Locally: places control in the hands of local food providers, recognizes the need to inhabit
and share territories, rejects the privatization of ‘natural resources’.

5. Builds knowledge and Skills: Builds on traditional knowledge, uses research to support and pass this
knowledge to future generations, rejects technologies that undermine or contaminate the local food
systems.

6. Works with Nature: Uses the contributions of nature in sustainable food systems, maximizes resilience,
rejects energy intensive, monocultural, industrialized, destructive production methods.

The challenge that both food security and food sovereignty pose is in actually achieving the goals they set forth.
The inherent flexibility within the common vision for food security/ sovereignty allows local governments to
overcome these challenges by creating their own food priorities, goals and policies in order to support the needs
and build upon the strengths of local communities. Following such lofty goals requires knowledge of where food
comes from, and how it interacts with its community. The following section will give a general overview of the food
system in order to provide further clarity to reasons for the recent movements towards local food security and
sovereignty. For the purposes of this report, the term “food security” will be used to capture the vision and goals for
local, sustainable food systems, recognizing that food sovereignty is a key piece of food security.

Part 2: Global to Local: The Context and Scale of the Food System and its Role in Daily Life

Food is a nexus of industry, rural/ urban relations, global trade relations, domestic and social life, biological health,
social belonging, celebration of community, paid and unpaid work, expressions of care, abuse of power, hunger
strikes, fasts, and prayer. Food is part of daily life at least as much as we are consumers and possibly more as we
labour for either love or money. Food and food production are inextricably tied to our ecological systems and
survival in the future.

- Welsh and MacRae (1998, 242)14

Not your Grandma’s Food System: The State of Food Today

Food plays a role in every aspect of daily life. From what we cook and how we shop, to how our cities and town are
built and our waste managed; food and agriculture have been central in the growth and development of our
species. The ability to cultivate food in one location year after year, allowed humans to develop complex societies
and civilizations; and the inability to sustainably manage the agricultural resource base has often been cited as a
key reason for their demise.1>

14 Campbell, M.C. 2004. Building a Common Table: The Role for Planning in Community Food Systems. Journal of Planning Education and
Research. 23:341-355.
15 Tainter, J.A. 1988. The Collapse of Complex Societies. University Press, Cambridge. Pg 44.
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Figure 1: The Complexities of the Modern Food Supply Chain16
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The modern food system is almost unrecognizable from the food system of a few generations ago, namely due to
the fact that so much of it occurs behind closed doors outside of the public sphere. The “conventional” or
“industrialized” food system is one which regards food as a commodity and focuses on large-scale production,
homogenous products, corporate control of agricultural inputs (seeds, fertilizers, pesticides) and outputs
(processing, packaging, distribution, marketing), energy and chemical intensive production methods and profit
maximizationl’. Essentially, it is a system increasingly controlled by very few, in order to produce as much cheap
food as possible.

In 1961, Canadians spent 28% of their personal expenditures on food; by 2007, this amount had decreased to
17%?18. This “cheap” food comes at a high price, as the system externalizes the costs of environmental
degradation, the collapse of local rural economies and the loss of crop diversity associated with the erosion of the
family farm and farming traditions. An example of this is the billion dollar global seed industry. Currently, ten
companies own 67% of the world’s proprietary seed market, with the world's largest seed company (Monsanto)
accounting for 23% of this market'®. The effects of this are staggering, and include farmer dependency on a few
transnational companies, extreme loss of genetic diversity and crop resilience, and the patenting of plant life.

16 321 Energy. Why Our Food is So Dependent on Oil. Accessed Aug 4-10. http://www.321energy.com/editorials/church/church040205.html
o Campbell, M.C. 2004. Building a Common Table: The Role for Planning in Community Food Systems. Journal of Planning Education and
Research. 23:341-355.

18 Statistics Canada. 2010. Human Activity and the Environment: Annual Statistics.

19 GM Watch.World's top ten seed companies. Accessed July 24-10. www.gmwatch.org.
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The ecological, environmental and ethical questions that the conventional food system poses for local
governments are overwhelming, and well beyond the scope of this report. However, this context is important to
include in the discussion as it can serve as a sounding board from which to test local policies and actions in
reversing, or at least steering away from a status quo; an arguably out-of-control global food system.

The National and Provincial Context

A very important thing happened in 2007; more of the world’s population was living in urban, rather than rural
areas. The consequences of this are far reaching, and not fully understood. This shift in living patterns poses an
interesting question in terms of where our food will come from, how it will be produced and distributed, and how we
will value the land and people who carry out the vital task of feeding us all. This shift in population could mean a
variety of things for the Trust Area and will certainly include greater development pressures. It could also lead to a
greater demand for on-island food sources and the special “island” brand of local foods.

O Canada

Currently in Canada, 3% of the population resides on farms, and roughly half of these people (1.4%) are engaged
in farming20. In 1921, agriculture was the single most common occupation, employing 1, 041,618 Canadians and
accounting for 33% of all jobs?t. By 2006, 346,400 Canadians were primarily employed in agriculture, accounting
for 2% of total employment?, In addition, it was calculated that in 2004, 860,000 people were employed in
Canada’s food system, and that the food system contributed $52 billion to the $1.2 trillion gross domestic product
(GDP)Z,

The Canadian food system includes all the products, processes and activities that put food on tables and prepare it
for export. It also includes the activities associated with imported foods once they have entered the country. The
Canadian food system comprises of three sectors:

e  Primary Sector: agriculture and fisheries

e Secondary Sector: food-related manufacturing (e.g. food, beverage, fertilizer, pesticide and farm
machinery manufacturing)

o Tertiary sector: food-related services (e.g. transportation, food services, food retail, wholesale trade,
marketing)

20 Condon et.al. 2009. Agriculture on the Edge: Strategies to abate urban encroachment onto agricultural lands by promoting viable human-
scale agriculture as an integral element of urbanization. International Journal of Agricultural Sustainability. University of Essex (UK).

21 Statistics Canada. 2010. Human Activity and the Environment: Annual Statistics. Catalogue no. 16-201-X

2 |bid.

2 |bid.
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Chart 1: Sector contributions to food-related employment in Canada?*
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Canadian Food Facts

7% of Canada’s land mass is used for agriculture, 70% of this is suitable for growing crops. Canada ranks
7t in the world for total amount of arable land?

In 2006, 327,070 farmers operated 229,373 farms, covering an area of 67.6 million hectares. Interestingly,
since 1921, the number of farms has decreased, while the total area of croplands has increased.

Average age of farmers rose to 52 in 2006 and the number of farmers under the age of 35 declined to
9.1%72.

55.8% of farms are making enough gross income to cover their costs of production?’.

Since 2001, the Farm Input Price Index (the cost of all the products farmers require to farm) rose 8.6%,
with fuel and fertilizer costs rising by 35%, and pesticides by 19%. In contrast, the Farm Produce Price
Index (the price farmers get for their goods) rose only 1.7% during that time2,

As a result of the above, 48.4% of Canadian farmers now need to find off-farm jobs that help pay the
farm’s bills®.

Primary sector food-related GDP contribution in 1964 was 28%, forty years later that number has dropped
to 13%.

In 1990, 70,300 people were employed by the fishing industry (including processing/ packing); by 2006
this figure had declined to 52,100.

24 Statistics Canada. Industry Accounts Division. 2008. Special Tabulation.
% Statistics Canada. 2010. Human Activity and the Environment: Annual Statistics. Catalogue no. 16-201-X

% |bid.
27 |bid
28 |bid.
2 |bid
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e In 2007 over 1 million tones of fish and shellfish were harvested, valued at almost $2 billion (shrimp,
herring, hake, scallop, mackerel and lobster made up the bulk of commercial landings).

e Aquaculture production has grown from 73,187 tonnes in 1996, to 172,374 tonnes in 2006; an increase of
136%.

e In 2005, 68% of Inuit adults in the Canadian arctic harvested traditional foods, and in two-thirds of
households obtained at least half of their fish and meat through traditional sources.

e In 2007 it was estimated that a week’s worth of food for a family of four cost between $350 and $450 for
those living in northern isolated communities, while that same cost was between $195 and $225 in
southern Canadian cities.

e In 2007, about $24 billion worth of food was imported into Canada from 198 different countries. Imports
account for 40% of all fish, fruits and vegetables consumed?°.

e Canada imported over 60% of its domestic seafood product needs in 2001. At the same time Canadian
seafood processors exported 74% of Canadian productions?,

e Margin (difference between the price paid by the consumer and the price received by the producer- added
by retailers, taxes and transport companies) accounted for 29% of food costs in 1964; by 2004 they were
responsible for 43%.

¢ Almost 800,000 Canadians access food banks every month. In 2008, 37.2% of Canadian food bank
clients were under 18 years old, and families with children make up more than 50% of food bank
recipientss2,

e About half the food banks participating in the 2008 HungerCount are located in rural communities
(populations of fewer than 10,000 people)3.

e In 2007, it was estimated that solid food waste occurring between retailer and plate amounted to the
equivalent of 183 kg per person. Another 2.8 billion litres of liquids (milk products, coffee, tea, juice and
pop) were also wasted. These numbers do not account for waste at other levels of production®

These numbers paint a complex picture of the conventional food system in Canada and raise important questions
about land use, economics and the fair access to food for all Canadians. In addition, these statistics give a strong
impression of where within the food system our priorities lie.

BC in Brief: Farming and Food in the Province

BC contains 3.5% of Canada’s farmland and of this only 1% is high quality soil*>. Due to the Province’s varied
geography and climate, BC farmers produce over 250 different agricultural products including a wide variety of
grain crops, tree fruits, berries, vegetables, grapes and meat36. One unigque aspect of the BC food system is the
Agriculture Land Reserve (ALR). Established in 1972, the Provincial government created the ALR in an effort to
protect farmland from conversion to other uses. However, the slow erosion of the ALR continues, and while it
remains a viable tool for the preservation of some of BC's farmland, it presents a range of complex challenges and

30 Statistics Canada. Canadian exports and imports. Accessed July 24-10. http://www.statcan.gc.ca/pub/15-515-x/2004001/4064688-
eng.htm

31 Ibid,

32 Food Banks Canada. Learn more about the problem of hunger in Canada. Accessed July 24-10. http:/iwww.cafb-
acha.ca/main2.cfm?id=10718629-B6A7-8AA0-6D9BICE378DEO6DA

33 Ibid.

34 Statistics Canada. 2010. Human Activity and the Environment: Annual Statistics. Catalogue no. 16-201-X

35 The Land Conservancy of BC. 2009. BC's Farming and Food Future: Local Government Toolkit for Sustainable Food Production
36 |bid.
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issues. Some brief facts about food and farming in BC are included below in order to provide a context for local
food security action and policy. Much like the National statistics, similar trends can be observed at a Provincial
level.

BC's best farmland lies between the lower mainland and southeast Vancouver Island3”

e Between 2001 and 2005, the Agricultural Land Commission (ALC) removed 71.4% of the 7,493 ha of ALR
land under consideration for removal. Land removal was highest in the Vancouver Island region.
Inclusions into the ALR are often in the north on marginal lands. One critique of the ALR is that it
preserves land, not farmers.

e Cost of farmland in BC increased 14.5% in 2007 and is selling for approximately $74K- $247K per
hectare38. As development pressures in the ALR drive up land values, younger farmers find themselves
unable to afford land.

e Between 2001 and 2006 BC's agriculture triangle saw: 88.5% increase in BC's population, 67% of the
increase in B.C gross farm receipts®.

o 79% of BC residents live next to land responsible for 78% of BC's farm revenues.

37 Geggie, L. & Platt, K. 2009. Our farmlands, Our foodlands, Our future: a findings report on tools and strategies for ensuring productive and
accessible farmlands in the CRD. Victoria, B.C. Canada

3 The Land Conservancy of BC. 2009. BC's Farming and Food Future: Local Government Toolkit for Sustainable Food Production.

39 Geggie, L. & Platt, K. 2009. Our farmlands, Our foodlands, Our future: a findings report on tools and strategies for ensuring productive and
accessible farmlands in the CRD. Victoria, B.C. Canada
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In 2006, there were 19,844 BC farms (a 2.2% decrease from 2001), and 29,870 farm operators (a 1.5%
decline from 2001)40

BC'’s agricultural sector supplies less than 50% of the province’s food requirements

10% of the food Vancouver residents consume is grown on Vancouver Island

In BC, local agriculture generates more than $22 billion in sales from only 3% of the Province’s land
base*!

There are over 500 community kitchens in BC, which help low-income residents with hunger alleviation,
but also build social capital through interaction and team-work*2,

Table 1. BC Consumption of BC Production*
Product % of total product grown in BC

Dairy, poultry, and egg products 90%
Vegetables 55%
Fruits 41%
Beef 50%

Table 2: Where BC’s Produce Goes*

Product Wholesale  Processing Farm and roadside
Field vegetables 63% 18% 18%
S 100% - -
Mushrooms 100% - -

Tree fruits 74% 21% 5%

Berry and nuts 19% 78% 3%

Key Legislation

In Canada, the federal and provincial governments share jurisdiction over agriculture as expressed in the Canadian
Constitution. In 2005, the Supreme Court reaffirmed the Agricultural Products and Marketing Act, which states that
while production of agricultural products is exclusively provincial jurisdiction, all trade (inter-provincially or
internationally) is federal*. As a result, marketing is shared. A list of key pieces of agricultural legislation is
included below.

40 The Land Conservancy of BC. 2009. BC's Farming and Food Future: Local Government Toolkit for Sustainable Food Production.

41 Provincial Health services Authority. A Seat at the Table: Resource guide for local governments to promote food secure communities.
June 2008. www.phsa.ca/HealthPro/PopPubHelath/default.htm

42 The Land Conservancy of BC. 2009. BC's Farming and Food Future: Local Government Toolkit for Sustainable Food Production.

43 Zbeetnoff, D. 2009. Overview of BC's Food Economy. Zbeetnoff Agro-Environmental Consulting. 2009 BC Land Summit. Whistler, BC.
44 |bid.

45 Environmental Law Centre Society. 2007. Legal barriers to Increased Local Food Production and Distribution. File No. 2007-01-04.
University of Victoria.
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Provincial Powers

Agricultural Land Commission Act

The ALC Act is the primary tool for farmland protection in BC, and applies to lands within the Agriculture Land
Reserve (ALR). At the inception of the ALR, regional districts were required to adopt Land Reserve Plans via
bylaws and file them with the ALC. OCPs and bylaws may not contradict the ALC Act; however, any ALR land use
application must be first filed with the local government. If an application is for the exclusion of land from the ALR,
for non-farm use or to subdivide land within the ALR where a bylaw permits farming, the local government can
reject the application, approve the application and forward it to the ALC for consideration, or forward the application
to the ALC without comment?é.

Farm Practices Protection Act (Right to Farm)

The Right to Farm Act protects farmers carrying out “normal farm practices” in the ALR, on lands zoned for
agriculture and for licensed aquaculture operations from claims of nuisance (dust, noise, odour). The Farm
Practices Board, established through the Act is a tribunal that considers and encourages the settlement of
complaints from persons aggrieved by disturbances associated with farm operations?’.

Water Act

The Water Act enables provincial control over all surface and ground water in BC; however, there are currently
very few regulations in place for groundwater protection. A license for agricultural related water use is required
unless water is collected on the land or drawn from a well. Works around streams may require permits under the
Water Act, the provincial Fish Protection Act and the federal Fisheries Act. Agriculture is exempt from Provincial
Riparian Area Regulations?®.

Environmental Management Act
The Environmental Management Act regulates certain agricultural practices such as open burning and handling of
waste from pesticide use and waste compost production?®.

Assessment Act
Property assessment is a provincial responsibility, in which buildings are classified and their value assessed each
yearso,

Health Act & Food Safety Act

Both Acts are administered by the BC Ministry of Health, and establish standards and procedures aimed at
protecting public health including food safety, and food-related health inspection. The Food Safety Act covers
topics such as inspections for the meat and milk industries, and the Food Premises Regulation; regulations which
have been considered detrimental to small-scale farmers due to their focus on large-scale industrial operations and
resource-intensive production frameworks>t.

Local Power

Land Title Act

46 CRD Roundtable on the Environment: Food and Agriculture Subcommittee. What can and Should Local Governments do to Protect and
Enhance Local Agriculture? June 11, 2009.

47 Ministry of Agriculture and Lands, Strengthening Farming Branch. Key Legislation. Accessed July 20-10.
http://www.agf.gov.bc.calresmgmt/sf/keylegisl.htm#FPPA Act.

48 CRD Roundtable on the Environment: Food and Agriculture Subcommittee. What can and Should Local Governments do to Protect and
Enhance Local Agriculture? June 11, 2009.

49 |bid.

%0 |bid.

51 Masselink Environmental Design. 2008. Salt Spring Island Area Farm Plan.
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Section 86(1) of the Land Title Act gives approving officers the power to assess the impacts of subdivision on
farmland in terms of buffering from adjoining uses such as roads and developments that could interfere with
farming operations®2.

Local Government Act

The LGA provides the legislative framework for local governments. Agriculture provisions such as community
planning, zoning, nuisance regulations and removal and deposit of soil, weed and pest control and water usage are
included under the Act. Sections which address planning for agriculture include:

e Policy statements in OCPs to designate farmland as well as the maintenance and enhancement
agricultural lands.

¢ Adoption procedures require OCPs to refer any ALR applications to the ALC for comment prior to
adoption.

o Development permit areas for farming protection and buffering from adjoining uses.

o Use of land for agricultural operations in areas designated as farming areas by the Ministry of Agriculture
and Lands is the responsibility of that Ministry with regards to approval for zoning bylaws restricting farm
use in agricultural areas; establishing agricultural standards for bylaw preparation; permitting the creation
of “farm bylaws”; and reviewing bylaws to ensure they meet ministerial standards for agricultures3, This
does not apply to the Trust Area as it has not been designated a farming area by the Ministry (See
sections 903(5), 917 and 918 of the Local Government Act). There are pros and cons to such
designations that Trustees may wish to explore further.

Resurgence of Local: Emergence of a Home-Grown Food Culture

The numbers, regulations and complexities discussed earlier in the section only give a glimpse of how the modern
food system functions. Many of the conventional processes that move food from field to fork and back again are
difficult to visualize, because they are just that; invisible to the general public. This lack of transparency requires
consumers to place large amounts of trust in an often hidden system. The local food movement strives to bring
food production into the public realm, shine a light on production methods, celebrate local flavours, and put a face
to food, allowing consumers to understand exactly what they are eating and where it is coming from. In short, it
allows for an exchange of money and information at the till; it is a return to informed consumer choice. Table 3
provides a brief overview of some of the fundamental differences between the conventional and the alternative
food systems in terms of their goals, foci and general values®.

The local food movement has been gaining strength for several decades, and appears to only be getting stronger.
Concerns about the ecological integrity of conventional farming practices, public health concerns regarding
chemical pesticides, irradiation of foods, genetically modified organisms, and food handling, the loss of agricultural
land, climate change, and the lack of healthy foods for low-income residents have all been major sources of
motivation behind this movement; again speaking to how local food can serve as a means of uniting many different
concerns under a common bannerss, As a result of these various concerns, the movement towards organic farming
(farming in harmony with nature. See Appendix A for a full definition) and related means of accessing these
products has taken off. It must be noted that while many farms may practice organic farming methods (sometimes
called “ecological”, “pesticide-free”, or “natural” farming), they may not be “certified organic” (a formal and
expensive process carried out by any of Canada’s 30 certifying bodies), but operate under the same tenets. Again,
knowing and trusting your producer often negates the need for official certification. It should also be noted that not

52 CRD Roundtable on the Environment: Food and Agriculture Subcommittee. What can and Should Local Governments do to Protect and
Enhance Local Agriculture? June 11, 2009

53 |bid.

>* Campbell, M.C. 2004. Building a Common Table: The Role for Planning in Community Food Systems. Journal of Planning Education and
Research. 23:341-355.

55 Wunsch, P. 2002. Statistics Canada. “There’s more to organic farming than being pesticide-free”. Canadian Agriculture at a Glance.
Statistics Canada, Catalogue no. 96-325-XPB.
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all certified organic food comes from small farms. In fact, the rise in large-scale “corporate organic” farms has
sparked debate regarding whether or not they can adhere to the organic farming tenets due to their size and large-
scale production methods.

The number of certified organic farms in Canada grew by nearly 60% between 2001 and 2006 from 2,230 to 3,555,
and now account for 1.5% of all farms in the country®s, In addition, in the 2006 census, 12,000 producers consider
themselves “organic but not certified”. These types of producers often sell their products through alternative
means such as farmers markets and food box programs. An increase in sustainable producers can often lead to an
increase in the alternative means by which their products are sold and have positive effects in terms of community
vitality and job creation. Currently, there are over 125 farmers markets operating in BC®, and it was reported in
2008 that the impact of farmers’ markets on the Canadian economy was roughly $3.09 billion®®.

GHG Emissions and Our Food: Uncertainties and Expectations

The issue of greenhouse gas (GHG) emissions and food systems has received significant attention in recent years
in the general media and through the popularity of books such as “The 100-Mile Diet". There has been a tendency
to focus on the large distances involved in transporting food from farm to plate in a globalized food system (“food
miles”). This has led to a general belief that local food systems produce fewer GHG emissions than the global food
system. While this may be true in certain circumstances, there are more considerations and processes that must
be taken into account, many of which have yet to be fully explored.

Emissions associated with food are not only attributable to transportation. In fact, in the US, emissions from
transportation represent only 11% of all GHG emissions from the food sectoré?, Therefore, the true comparative
impact of food on GHG emissions is best measured through a lifecycle assessment that considers the whole
spectrum of emissions associated with production and processing as well as transportation. There have been a
number of studies to date which have attempted a comparison of local and global food in a number of individual
commodities16263 but are rare for food systems as a whole® ¢, The studies that are available often contradict
each other as they make different assumptions and use different starting points, however; some general
conclusions can be drawn.

The advantages that the global food system presents and the reasons for its rise can be found in the economic
principles of economies of scale and comparative advantage. Large scale producers and processors are able to
realize efficiencies in energy and resource use that small-scale operations cannot, simply by the sheer quantities
that can be produced at a single location. In addition, the global system is able to take advantage of production

5 Kendrick, J. 2009. Statistics Canada, “Organic: from niche to mainstream”. Canadian Agriculture at a Glance. Statistics Canada,
Catalogue no. 96-325-X.

57 Ibid.

58 BC Association of Farmers Markets. 2010. Accessed Aug 3-10. http:/www.bcfarmersmarket.org/

59 Farmers’ Markets Canada. 2009. Economic Impact of Farmers’ Markets $3.09 Billion, Accessed Aug 2-10.
http:/mww.bcfarmersmarket.org/pdf/fme_brochure09.pdf

60 Weber, C.L. and H.S. Matthews, 2008. Food-Miles and the Relative Climate Impacts of Food Choices in the United States. Environmental
Science & Technology. 42(10): 3508-3513.

61Schlich, E. and U. Fleissner. 2005. The Ecology of Scale: Assessment of Regional Energy Turnover and Comparison with Global Food.
The International Journal of Life Cycle Assessment. 10(3): 219-223

62 Jones, A. 2002. An Environmental Assessment of Food Supply Chains: A Case Study on Dessert Apples. Environmental Management.
30(4): 560-576.

83 Blanke, M. and B. Burdick. 2005. Food (miles) for Thought - Energy Balance for Locally-grown versus Imported Apple Fruit. Environmental
Science and Pollution Research. 12(3): 125-127.

64 [bid.

8 Edwards-Jones, G., et al. 2008. Testing the assertion that “local food is best': the challenges of an evidence-based approach. Trends in
Food Science & Technology. 19(5): 265-274.
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efficiencies resulting from regional differences in climate6. The provision of fresh foods on a year-round basis
through the global food system has also created an expectation among consumers of assured availability of food
out of season. Recreating local food systems to satisfy this would therefore require a shift towards a much more
seasonal diet and a change in consumer expectation, or would result in a shift in production to more energy and
resource intensive greenhouse production. In many cases, producing food in heated, hydroponic greenhouses is
much more resource intensive than importing field grown crops grown in a warmer climate, and transporting them
to colder climates produces fewer GHG emissions®’. Although increasing local greenhouse production may be
desirable from a food availability perspective of food security, from a GHG emission perspective, it is
counterproductive if it is done in a resource intensive manner.

The advantages of local food systems lie in the opportunity to rebuild local food systems that are based on
sustainable agriculture, seasonality, and efficient storage, processing and distribution. This involves agricultural
practices which sequester carbon in soil, reduce methane and nitrous oxide emissions, use storage and
processing facilities reliant on renewable or low energy sources, and recapture knowledge about how to grow and
store food in an energy efficient manner. Local apples, for instance, used to be available without the energy-
intensive storage and transportation required today because growers planted many varieties which had different
maturation rates and storage qualities. This enabled low energy storage for only short periods of the year in order
to have a constant supply of apples throughout the year®. A return to this type of system seems especially
possible in the Trust Area where a number of growers are actively growing and preserving older and hardier
varieties of crops.

People who make the switch to local food generally consume less processed food which results in savings of
emissions from industrial processing. This is also a healthier way for people to eat, but requires knowledge and
cooking skills in order to accomplish. The problem currently is that local food systems have been fragmented, and
if people wish to consume local products, they are often required to drive extra miles to find them.

As previously mentioned, while it is difficult to capture the issue of GHG emissions associated with food due to a
vast number of variables and trade-offs, the Trust Area is well positioned to take advantage of the relocalization
movement and make the efficiencies happen through rebuilding local food systems that have sustainability and
efficiency at their heart. This is demonstrated through the farming practices currently taking place, the seasonality
of the products available, the traditional crops grown, and the initiatives to educate, farm, process and distribute
local food together. The means by which the Trust can further support and enable this relocalization are discussed
further in this report.

8 Blanke, M. and B. Burdick, 2005. Food (miles) for Thought - Energy Balance for Locally-grown versus Imported Apple Fruit. Environmental
Science and Pollution Research. 12(3): 125-127.

67 Wackernagel, M. and W. Rees. 1996. Our Ecological Footprint: Reducing Human Impact on the Earth. Gabriola Island: New Society
Publishers. p. 108-109.

8 Jones, A. 2002. An Environmental Assessment of Food Supply Chains: A Case Study on Dessert Apples. Environmental Management.
30(4): 560-576.
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Exploring Food Security in the Islands Trust Area: A Preliminary Report

Characteristics of Local Food Systems

Recent books such as The Omnivore’s Dilemma, Trauma Farm and Animal, Vegetable, Miracle have re-
popularized the idea of taking control of one’s food system by purchasing directly from the farmer, growing one’s
own food, and rediscovering the (recently) lost arts of home cooking, food preservation, gardening and
composting. Again, it comes down to gaining a sense of trust and knowledge by being an active rather than
passive participant in the food system.

Supporting a resilient local food system leads to a diverse array of positive benefits.

e Strengthened local economies: Buying local, or supporting businesses that purchase local food ensures
that money stays within the local economy to support other local businesses and community services. In
turn, rural economies remain vibrant and viable, and a positive feedback loop is established.

¢ Resilient Farmers: Purchasing directly from a producer not only allows producers to receive a greater
share of the profit, but allows them to become deeply in tune with the local market by growing food
according to certain practices and according to local tastes. Consistent local markets (e.g. farmers
markets, coops, direct sales to restaurants, Community Supported Agriculture (CSA) programs, food
boxes, etc) give local producers the ability to plan for the long term, expand/ develop their operations and
thus become more financially secure. Proving that farming can be a financially viable way of life will
ensure its sustained presence in our communities.

e Ecological Sustainability: While it is difficult to generalize, smaller-scale farms (the majority of those in
the Trust Area) tend to employ ecological farming practices that work in tune with local climate, soil, flora
and fauna to minimize the need for external energy intensive inputs and contribute to the ecological health
of the supporting environment. Smaller-scale farms tend to plant a greater diversity of crops to ensure
crop resilience in the face of adverse weather or pests; a practice often resulting in the use of heartier
heritage varieties and the maintenance of seed diversity. In addition, smaller-scale farms will often
practice soil and water conservation techniques (e.g. low or no-till and drip irrigation), create their own on-
farm inputs (e.g. compost), and when purchasing external inputs, will tend to spend their money within the
community.

While small-scale locally focused farms may not all be certified organic, they tend to practice organic
farming methods. These types of farms also tend to be more in tune with what the community desires and
how the local environment functions; again, the issue of putting a face to food and the trust that comes
from that knowledge can help inform both consumer and producer. An informed community will know
what it is looking for in terms of how its local food is produced, and a local farmer can use that knowledge
to ensure that the community doesn't have to look too far afield for what it wants.

e  Community resilience: A common statistic used to describe the food vulnerability of Canadian
communities in the face of crisis or natural disaster is the three-day rule. Should supply lines be severed,
most of our communities have enough food to last for three days. Relying on ferry service for 95% of our
food supply makes the communities in the Trust Area even more vulnerable. Increasing not only the
amount of food grown in our communities, but the types of foods, and the ways in which these can be
locally processed and accessed, will only increase community food security. In addition, accessing the
knowledge of growing, cooking and preservation supports community resilience not only in terms of local
food supply, but in nutritional health and self-sufficiency.

e Celebration and social capital: The ways in which local foods are often sold contain an inherent sense
of social connectedness and celebration. Local food distribution and retail venues such as farmers
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markets, country grocers, farm stands, and Community Support Agriculture (pre-paid farm direct food
pick-up and U-pick programs) tend to be more in tune with community character, often foster more
conversations and result in more social interactions. Again, these venues foster trust between consumer
and producer as they allow for a direct exchange of information and the experience of eating food in a
seasonal and regional context

Part 3: Island Context

Brief history of farming in the Gulf Islands

Each island in the Trust Area possesses its own unigque food history. Middens and summer encampments point to
a rich history of First Nations fishing and foraging, while hundred and fifty year old homesteads and farms indicate
that food production was, and continues to be, an important way of life and source of local culture. In the early to
mid twentieth century, parts of the Trust Area served as net exporters of produce to Vancouver Island and the
lower mainland, and while volumes have deceased, the Trust Area is increasingly becoming known for high-quality
sustainably produced food and its strong local food systems. Many Islands have farmer’s institutes, agricultural
halls, farmers markets and harvest festivals. With the resurgence of local food, these are once again leading the
way as sources of important local knowledge, information sharing, celebration, and as venues to tackle larger
issues such as climate change adaptation, livability and resilience.

Snapshot: Food in the Trust Area

There is no doubt that food plays a major role in life in the Trust Area. A range of farms, farming practices and
community-lead food initiatives indicates that the enthusiasm and passion surrounding local food and its role within
Island communities are here to stay. The following section gives a better idea of the state of agriculture in the Trust
Area via the analysis of agricultural Census data. It must be noted that where Census data is comparable year-to-
year, comparisons have been provided, and where applicable, as many Local Trust Areas as possible have been
included. Due to the low populations of some Local Trust Areas, there are many occasions, especially in the

1996 Census of Agriculture, where the local data has been suppressed by Statistics Canada to protect the
confidentiality of the farmer/farm operation. The gaps within the available data demonstrate a strong case for the
collection of this valuable Local Trust Area-specific information. The need for additional agricultural information is
identified in the final section of this report. Supporting these types of studies/ information gathering initiatives is
something Trust Council may wish to consider in order to ensure that future policies are as relevant as possible.

Statistics

In 2006 there were 400 farms in the Trust Area, with 245 of these operating under sole proprietorship and the
majority of the rest operating under partnership (118) or Family Corporation (29)%. Fifty-seven percent of farm
operators are aged 55 years or more, 39% are between the ages of 35-54 and only 4% are under 357, The
average age of farmers in the Trust Area is 56.3, above the national average of 52. Forty-one percent of farmers in
the Trust Area are female; this is much higher than the national percentage of 27.8%2.

69 Statistics Canada. Census of Agriculture. 2006. Special Tabulation.
7 |hid.
™ bid
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Land

It has been estimated that 0.524 ha is needed to produce food for one person for one year (given the technology

available today)™. In Trust Area this amounts to roughly 13, 100 ha; however, it should be noted that this figure is

estimated maximum based upon a diet that includes land-based meat consumption. Currently 10,700 ha (13.5%)

of the Trust Area is in the ALR with 860 ha of this zoned Agricultural (A or Ag). The rest of this ALR land falls under

other zoning designations such as Park or another agriculture-type zoning designation (e.g. “Land Based").

Chart 2 below, gives an idea of how many farms are in the Trust Area, and how this number has changed between

1996 and 2006.
Chart 2: Number of Islands Trust Area Farms
Reporting in the Census of Agriculture, 1996, 2001, 2006.
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Tenure

There are several forms of agricultural land tenure in the Trust Area. Charts 3 and 4 below, give a sense of how

much farmland is owned and how much farmland is operated in the Trust Area. Chart 5 demonstrates that in 2006,

the vast majority of farmland in the Trust Area (89%) is owned. It is also interesting to note that Bowen Island

Municipality is the only jurisdiction in the Trust Area where all farmers own all their land.

72 The Land Conservancy of BC. 2009. BC's Farming and Food Future: Local Government Toolkit for Sustainable Food Production.
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Chart 3: Total Land Area Owned, Islands Trust Area, 2001, 2006.
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Chart 4: Total Area of Land Operated, Islands Trust Area, 2006.
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Chart 5: Farmland Tenure in the Islands Trust Area, 2006.
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Types of Farms and Farming Practices

Trust Area farms produce a wide variety of products under a range of farming practices. Almost half of the 400
farms that completed the 2006 Census of Agriculture reported producing organic products regardless of
certification. Nineteen farms (5%) reported producing certified organic products, while five farms (1%) reported
producing transitional organic products. One hundred and seventy farms (43%) reported producing non-organic
products.

Chart 6 shows the wide variety of agricultural products produced in the Trust Area. Certain categories were not
reported on by Trust Area farm operators; these included some of the traditional “cash crops” such as corn, soy
and wheat. While, there was some reporting of varieties of poultry and eggs production, there was no reporting of
poultry hatcheries, nor production of furbearing animals or rabbits (fur farms are prohibited in many Land Use
Bylaws in the Trust). In addition, potato, tobacco, oilseed and dry pea and bean farming were not reported in the
Trust Area. Chart 7 speaks to a variety of soil conservation practices being implemented on Trust Area farms and
demonstrates how the working landscape is can also work in-tune with nature.

Chart 6: Islands Trust Area Farms by Industry, 2006.
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Chart 7: Number of Farms in Islands Trust Area
Reporting Soil Conservation Practices by Type, 2006.
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Economics

Charts 8 through 10 paint the economic picture of farms in the Trust Area. Chart 8, below shows an interesting
trend in the increase in the market value of Trust Area farms. Between 2001-2006 the Denman Island, Mayne
Island, and Hornby Island Local Trust Areas saw total farm capital more than double. It almost doubled in the
Gabriola Island and Saltspring Island Local Trust Areas and in Bowen Island Municipality. The increases are
primarily due to increases in the value of land and buildings. Total farm capital decreased slightly in the Galiano
Island Local Trust Area. The other local trust areas do not have sufficient information available for reporting due to
aforementioned confidentiality procedures of Statistics Canada.

Farm capital figures are valuable for food security discussions because they reflect the cost to enter and maybe to
continue farming. If the land is too expensive, people might not be able to start farming, while existing farmers may

decide to stop farming and sell off their land for other uses. It should also be noted that the values below do not
account for inflation.
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Chart 8: Farm Capital (Market Value $) in Islands Trust Area, 1996, 2001, 2006.
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Source: Adapted from Statistics Canada Census of Agriculture, 2001 and 2006 Statistics Canada, Census of Agriculture, 2006. Special Tabulation.
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Chart 9: Total Gross Farm Receipts in Islands Trust Area, 1995, 2000, 2005.
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There were four farms reporting the highest gross farm receipts ($250,000 to $499,999): three were in the Salt
Spring Island LTA and one was in the Gabriola LTA. Chart 11 below also illustrates the large number of “hobby”
farms within the Trust Area.

Chart 10: Total Gross Farm Receipts, Islands Trust Area, 2005.

300 -
68% of farms
reporting
> (270 farms)
250 -
200 -
2]
g
& 150 -
S 16% of farms
* reporting
(63 farms)
100
9% of farms 2% of farms
reporting 5% ofAfarms reporting 1% of
(35 farms) reporting (19 farms) farms
(9 farms) reporting
I 1 .
50 2 l l l
0 ‘ || ‘

Under $10,000 $10,000 to $24,999 $25,000 to $49,999  $50,000 to $99,999 $100,000 to $250,000 to
$249,999 $499,999

Total Amount Reported
Note: Expenses are provided for the calendar year before the census year.

Source: Adapted from Statistics Canada, Census of Agriculture, 2006. Special Tabulation. * excludes forest products sold

Work
Chart 11 below paints an interesting picture with regard to the number of Trust Area farm operators who spend

time working at off-farm employment. While the Census data does not provide reasons for these figures, several
factors could be at play including the size of the operation, the economics associated with the operation, the type
of operation (e.g. “hobby” farm) and whether or not the farm operator is a retiree.

In addition to Chart 11, the time Trust Area farmers spent on agricultural operation activities was also reported. In
2006, 45% of farm operators spent less than 20 hours/ week on farm activities, 33% of farm operators spent 20-40

hours/ week on farm activities and, 24% of farm operators spent over 40 hours/ week on farm activities. In addition,
95 (24%) of the 400 farms in the Trust Area provided seasonal or temporary paid employment in 2006.
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Chart 11: Average Hours per Week Islands Trust Area
Farm Operators Spent on Paid Work
Not Related to the Agricultural Operation, 2006.
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Source: Adapted from Statistics Canada, Census of Agriculture, 2006. Special Tabulation.

Leading the Way: Community Food Initiatives

The statistics provided above only represent one portion of the food security picture in the Trust Area. There are a
number of community initiatives, some new, and others as old as farming in the Gulf, that are playing the integral
role of connecting producers and consumers via education, partnerships, land acquisition, advocacy and
celebration. Many of these groups are also key in gathering vital local information regarding how much food is
being produced, how it is being processed and accessed and by whom. This information fills in many of the gaps in
the Census information and can play important roles in community visioning, long term planning and the
achievement of desired food security goals. Table 4 below gives an overview of the community food initiatives
currently operation within the Trust Area. These groups are important sources of local knowledge and Trustees
may wish to explore partnerships with these organizations in order to plan for food security.

It must also be noted that emergency food access depots such as food banks exist on several islands, as do free
meal events for all members of the community. The information collected by the groups in Table 4 will also help

identify a community need for such services and ensure that good food can be accessed by all residents of the
Trust Area. This is where food security through hunger alleviation comes in to play.
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Exploring Food Security in the Islands Trust Area: A Preliminary Report

Areas to Grow: Policy Themes

As Part 2 of this report outlined, when exploring the issue of local food systems and food security, many common
policy themes tend to recur at the global, national and local levels. The themes identified in the Trust Area are not
different from those identified provincially or even globally; however, it is the means and tools used to address
these that will be unique to the Trust and to each Local Trust Area (LTA). The Trust finds itself in a fortunate
position in addressing these main areas due to its rich agricultural history, its mandate and the passionate and
involved residents who have been working to address these themes for years.

Policy Themes:

e Agricultural land: maintaining agricultural land tenure, ensuring affordable land for farmers, increasing
farmland acquisition and additions to the ALR, mitigating tension between ecological and farmscape
services (e.g. maintaining trees cover)

e Housing: affordable and adequate housing for multiple farming families and farm workers

o Water: sustainable use of limited water resources, mitigation of conflict

e Wild Foods/ Lands: First Nations food sovereignty, supporting/ protecting ecosystems that support wild
foods (including fish and shellfish), mitigating any conflict between “wild” and “working” landscapes

e Food Processing: local community processing facilities for value-added products (including meat)

¢ Distribution and Direct Marketing: support for alternative distribution models and food access
structures (farmers markets, food box pick-up/ delivery, local country grocers, more locally produced food
in larger on-island grocery stores, farm-to-restaurant/ farm-to-school connections)

e Access: hunger alleviation services, community food depots, community kitchens, skills training and job
creation.

e  Education: agri-tourism, farm tours, farm apprenticeships, farm-to-school education, food events and
information sharing.

e  Community Farming: community gardens, school and seniors-friendly gardens, community farms,
rooftop gardens and gardens for multi-family and affordable housing.

e Waste Management: nutrient cycling, composing, gleaning, reducing food waste and GHG emissions
associated with food.

Tools to address these policy themes will be further explored in Parts 4-5 of this report. Part 6 will present these
themes in a format that will open up the conversation about Trust-wide and Island-specific actions that can begin to
develop.

Part 4: Local Trust Committee Support for Local Food Security

4.1 Current Policies and Actions

Given the rich and diverse history of food production and the ever growing popularity of the gulf islands special
“brand” of local food, it is no surprise that provisions for food security and food sovereignty have been built into
many of the documents and that guide our community visions, our land use planning and our advocacy and
outreach. The Trust Area provides a unique setting for progressive food policy enactment due to the fact that it is
both near and far from the pressures of urban development and expansion. The rural character of the islands has
ensured that whether or not it is under the banners of food security, food sovereignty or sustainability, agriculture
and support for local foods is inherent to how we plan the future of our Islands.

The following sections will give brief overviews of the various documents and regulations already employed by the

Islands Trust to guide food production and access in the Trust Area. These inclusions are meant to demonstrate
how food and agriculture are currently represented in broad island-wide statements and more specific regulations
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alike. In addition, this section will also begin to identify how food can be further incorporated into Trust actions and
policies; where there are gaps and where opportunity may lie.

Islands Trust Policy Statement

Several sections within the Policy Statement outline Trust commitment and policy towards food security, especially
local food production, wild harvesting and connections between agriculture and ecosystems. A full excerpt of the
relevant Policy Statement references to food security is provided in Appendix B.

Some food security highlights of the Policy Statement include the encouragement of:
e small-scale sustainable farming
o protection of shellfish harvesting grounds,
o efficient use of freshwater and freshwater conservation
o the protection of ecosystems and their inherent natural processes

The Policy Statement begins to connect the dots between a healthy ecosystem, a healthy local food system and
healthy communities. It is the hope that this new conversation about Trust Area food policy will further contribute to
breadth and depth of how the Policy Statement regards food.

Trust Council Strategic Plan

The 2008/11 Trust Council strategic plan includes strategies, actions and indicators relating to food security within
Goal #3 of the Plan: “Sustain Island Character and Healthy Communities”. Food security strategies are housed
within the Objective: “To support socio-economic diversity of island communities”. The inclusion of food and food
security in Trust Council's strategic plan demonstrates a serious commitment to this topic and its location within
Goal #3 further exemplifies an understanding of the multi-disciplinary nature of food and a vision for local food
security that strives to include all sectors of the food system.

Table 5: Excerpt from Trust Council 2008/11 Strategic Goals

Completed for SSI&GB

Measure and report on island Tas LPS TBD TED May be included in
housing affordability indicators program

FY 2009/2010
Support public education by
creating IT resource webpage (e.g. TAS LPS

Webpage now live.

By whether IT resource webpage UBCM funding approved

Funded by base with food security links have

with SSI area farm plan) and budget been created for seniors” community

encouraging community gardens garden project

FY 2009 /2010 One toolkit circulated

Provide trustees with current BC = od by base By whether relevant document Further documents
Support local documents about local TAS mcl;l-dgét 458 |;E1LE:|IET Jfo“'i“f‘laic fﬂoﬁﬁz_‘éa: being collated in
food security government’s role in food security o o =N provided to trustee preparation for

September workshop

FY 2010/2011 Funded by 10/11 | By whether a second area farm

gﬁjep;p?;rﬁogpapr:e(tggn?;aantsiecond L1c programs budget plan is started Started

'IErLlsZtocloc:.lnzcﬁivlorkshop about lacal TPC LPC Funded by base By whether a workshop has Scheduled for Sept
. . 2

government role in food security budget been held 2010

Include new FY 2009/10 & 2010/11

policies and Reviews underway on selected
regulations islands y Food security toolkit in
about food Funded by 09/10 By the number of LTCs/IMs with preparation

security in OCPs e programs budget

and LUBs as they
are reviewed

new policies and regulations

related to food security OCP/LUB reviews

started
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Official Community Plans

Each Official Community Plan (OCP) in the Trust Area includes provisions for food security, often expressed as
policies that support and protect the Right to Farm by encouraging local food production, that consider zoning
changes that will enhance farm operations (e.g. agri-tourism) and mitigate negative effects on farmland and, that
encourage partnerships with the farming community, senior government, NGOs and private enterprise to promote
development of the agricultural sector. OCPs also tend to include policy pertaining to the protection of shellfish
areas and may also speak to the preservation of wild lands in conjunction with farmlands in order to create
supportive ecological networks.

While a complete review of all Trust Area OCPs is beyond the scope of this report, many Islands within the Trust
possess strong examples of the types of concepts and wording that are supportive of food security and strong local
food systems. Appendix C contains excerpts from the North Pender OCP that Trustees may find informative and
helpful.

Land Use Bylaws

A brief scan of the various Land Use Bylaws (LUBs) in the Trust Area revealed a number of themes, commonalities
and differences from one LTA to the next with respect to zoning regulations that support local food systems and
food security. Agriculture zones in each LUB were scanned for any land use regulations pertaining to the following
themes:
e Additional housing permitted (despite minimum lot size)
Larger agricultural accessory buildings permitted
Community farming/ gardening activities specifically permitted
Agri-tourism/ accommodation (specifically named) permitted
Farmers markets/ off-site sales (specifically named)
Agricultural activities (including shellfish harvesting) specifically permitted in other zones
Food processing (other than a permitted home occupation) explicitly permitted

Table 6 gives an indication of whether or not these themes are addressed in Trust LUBs. In addition, there were
several common regulations found in almost every LUB scanned. These included increased setbacks for
agricultural activities, minimum areas for raising domestic farm animals, and strict regulation and/ or prohibition of
keeping pigs and/or manure-based mushroom growing.

Table 6 is meant to serve as a loose indicator of where LUB language may or may not explicitly support food

security actions. It is by no means complete, and it is understood that simply because an action may not be
explicitly permitted in an LUB (e.g. community gardens), does not preclude it from occurring on an island.
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Proposed GHG emissions reductions strategies

Recent OCP amendments pertaining to greenhouse gas (GHG) emissions reduction legislation (Bill 27) have
included language that acknowledges local food as a means of reducing a community’s carbon emissions.
Suggested policies for LTCs to consider have included:

o Identifying suitable sites for local food processing.

e Reviewing/ amending existing policies and zoning regulations to ensure that they do not discourage local

food production, processing, and distribution.
e Supporting and encouraging creation of community gardens, backyard gardens, and farmers markets.
e Supporting recycling and composting.

These speak to the idea that locally and sustainably produced, processed and distributed foods require less fuel in
their growth (fewer inputs) and their transportation. See Part 2 of this report for a further exploration of GHG
emissions and our food.

Sensitive and Important Ecosystems

The Sensitive Ecosystems Mapping (SEM) project identified special places of ecological significance in the Trust
Area. This information can be used to ensure that the wild lands integral to supporting sustainable farming systems
are properly protected and their many benefits understood. This work is also significant in identifying and protecting
areas where wild foods might be abundant for traditional harvesting. Identifying where agriculture and ecosystems
intersect can also help residents understand the complex interplay between natural and farmed landscapes and
the valuable habitat that these types of “edge” communities provide of a variety of wildlife. Excellent examples of
this are areas where wetland and farmland overlap, or where farmland becomes flooded during a portion of the
year. These grounds provide vital habitat for migrating birds, but also breeding grounds for insects and animals
beneficial to ecological farm systems.

Area Farm Plans

In 2008, after two years of extensive consultation and research, Salt Spring Island became the first island in the
Trust Area to complete an Area Farm Plan. The planning process included the gathering of important local
information; the identification of challenges to and opportunities for local agriculture; the establishment of a guiding
vision for agriculture on the Island and; the development of action oriented strategies and recommendations. One
of the purposes of the Plan was to inform the agricultural considerations of the OCP review process.

In all, the plan identified 7 key issues pertaining to agriculture on Salt Spring Island and made 25 recommendations
(3 of which were key recommendations), each containing specific actions and desired outcomes. This type of plan
not only provides a clear vision for how a community desires to achieve its own food security, but it serves as a
venue for multi-disciplinary information sharing and collaboration; again, speaking to the ability of food to unite
many perspectives under a common banner.

In early 2010, Denman Island embarked on its Area Farm Plan, another indication of the growing support and
interest of the Trust community for food and food security issues.

4.2 Challenges for Local Government — Using Advocacy and Information

The multi-faceted nature of food provides local governments with many opportunities to facilitate on-the-ground

change, yet it also presents many complex challenges. Food issues span a variety of realms; realms over which a
local government may have no jurisdiction, or realms that may be in conflict with each other (e.g. the
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“agriculturalists” vs. the “environmentalists™). There are many Provincial and Federal regulations, taxes, and trade
agreements governing every aspect of the food system at a high level. Local residents may feel frustrated by such
barriers and expect an LTC to initiate change in a realm out of Islands Trust jurisdiction. This is where advocacy
and information can have important roles.

Information

Once one begins to delve into the world of food, it quickly becomes apparent that the wealth of information and
resources is overwhelming. Below are a few tips that Trustees can use to find the most appropriate types of
information.

e Keep informed about what is happening in the Regional District. Regional Growth Strategies are
increasingly incorporating food as part of sustainability plans. Staying informed via listserve and websites
might help gain a broader perspective of the more pressing issues in region and provide some clarity on
how solutions can be created at the local level. Regional districts and associated bodies also have many
excellent local, provincial and Federal resources available to the public and may have a variety of local
best practices to draw from and share.

e Look to the Local. The Trust Area is filled with community groups devoted to local food and food security
issues. Establishing contact with a local food group will not only ensure that the most pressing local
issues are understood, but that these are addressed with local and innovative solutions truly reflective of
unique island communities.

¢ Regional Agrologist, Strengthening Farming Branch and the ALC toolkit. Get to know your Regional
Agrologist and keep an eye on the Ministry of Agriculture and Lands Strengthening Farming Branch
website (http://www.agf.gov.bc.ca/resmgmt/sf/ ) for updated policy and regulations as well as information
about how to plan for agriculture. The Agricultural Land Commission (ALC) toolkit also provides some key
information and resources for local government with regards to planning in the ALR. It can be accessed at
www.alc.gov.bc.ca/publications/Community Planning_Guidelinescolour.pdf.

e Islands Trust Food Security Webpage. Launched in March of 2010, the Islands Trust food security
webpage serves as an information hub linking local, regional and provincial food programs and providing
relevant information. It also focuses heavily on Trust Area food initiatives and projects, providing updates,
links and contacts for initiatives in each LTA.

Advocacy

The Islands Trust Council has a long history of advocating for resilient local food systems. A scan of Trust Council
minutes from 1976 to the present revealed that Council has been involved with food issues almost since its
inception.

Over the past ten years, Trust Council has had at least twenty delegations/town hall presentations related to food
production. Of these, twelve were focused on aquaculture. Other topics presented by delegates included: farmland
acquisition efforts; general support for agriculture; the need to promote stewardship in farming; the need to sustain
farmland; risks posed to sensitive island environments by escaped game farm animals; and risks of genetically
engineered crops.

Since 1985, Trust Council has had many discussions and presentations concerning aquaculture in general and
specific aquaculture projects. A summary timeline of Trust Council discussion, resolutions and activities related to
food and agriculture is included in Appendix D. In addition to this, and for brevity’s sake, only a few of Trust
Council's many, many aquaculture discussions and decisions are noted below. Most of the aquaculture
discussions and decisions focus on the impact of intensive aquaculture on the environment rather than the food
potential; however these are very much interrelated. Key past Trust Council resolutions on the topic of aquaculture
include: FC 288/91, FC 238/94, FC 46/95, TC 180/02, TC 148/03, TC 147/03 TC 146/03, TC 146/06 and TC
158/06. Prior to 1991 the Islands Trust had produced an Islands Trust Aquaculture Position Paper (no. 4).
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Currently, Trust Council has the following agreements in place related to food security:

1. Letter of Understanding on Agricultural Land Reserve in the Trust Area between Provincial Agricultural
Land Commission and the Islands Trust, February, 1996,

2. Protocol Agreement on Aquaculture Uses in the Islands Trust Area between the Provincial Ministry of
Agriculture, Fisheries and Food and the Islands Trust, March, 1997.

3. Protocol Agreement on Agricultural Land Reserve in the Trust Area between Provincial Agricultural Land
Commission and the Islands Trust, June 11, 2004.

Advocacy can take many forms, from writing letters to ministerial representatives and meeting with other levels of
government to facilitating community visioning (see Part 5.1 “Visioning and Information gathering”) via events,
education and outreach. Harnessing the wealth of local knowledge and action to create a local food vision that a
whole community can get behind not only creates a sense of belonging and cohesion, but also serves as a beacon
for others. Partnering with the many food organizations in the Trust Area can only enrich Trust actions and keep
them rooted firmly in community.

Part 5: Creative Food Planning- Supportive Tools for Local Government

“family” means:

(a) two or more persons related by blood marriage adoption or foster parenthood sharing one
dwelling; or

(b) not more than five unrelated persons sharing one dwelling;

-Gabriola Island Official Community Plan

It's not everyday that one finds inspiration in the definition section of a zoning bylaw. However, the secondary
definition of “family” provides just that when applied to a current food security context. It speaks to how local
governments must be ready to re-vision and re-define traditional notions about how food is grown, who gets to
grow food, where and why.

In the past, several generations of family members farmed the same piece of land, often at the same time while
living under a common roof. That type of lifestyle is all but gone in modern North America; however, the need for
many people to work a piece of land is still very real, especially on smaller-scale farms. While land use regulations
might support the construction of additional housing or the subdivision of agricultural land for a family member, the
notion of farming families; people related only by a desire to live on and farm a common piece of land, is all but
ignored as a valid reason to allow for additional housing on farmland. What the alternative definition of “family”
recognizes is the fact that people who want to farm together may not be related, but are indeed living a traditional
farming lifestyle and thus should be considered for the same benefits as a traditional farm family.

This may seem like a small change, but it is one that could have numerous beneficial impacts on a small-scale
farm in the Trust Area, and it is just one example of how local governments can include food-focused language in
their OCPs and regulations. As discussed in Part 2, the local food system is one that employs many alternatives.

73 Gabriola Island Official Community Plan, Bylaw No. 166, 1997. Consolidated January 2009.
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Local government can foster these alternate food systems by using new and traditional policy and planning tools to
scope a vision for a community’s food future and then support it.

The following section presents several different policy and planning tools that local governments can use or modify
to not only strengthen their current support for local food systems, but as different means of formulating and then
communicating that vision. The examples given here are merely a brief overview of some key tools that can be
used. Certain tools are sure to be better suited for certain Islands. The idea is to build upon existing foundations
and use the ideas presented below in conjunction with each other. The information presented below was gleaned
mostly from two key documents. Both these resources provide excellent information that Trustees may wish to
explore further:

e Protecting the Working Landscape of Agriculture: Smart Growth Direction for Municipalities in British
Columbia. West Coast Environmental Law. www.wcel.org

e BC's Farming and Food Future: Local Government Toolkit for Sustainable Food Production. The Land
Conservancy of BC. http://www.communityfarms.ca/resources/toolKit.shtml.

5.1 Visioning & Information Gathering
Food Charters

Food charters present an overall vision of how a community wishes to prioritize their local food system taking a
holistic, system-wide approach. Food charters often comprise of an overarching vision statement, several key
principles and objectives, as well as a list of actions to enable the achievement of objectives and goals set forth in
the community food vision. Food charters can take on many different forms, levels of details and can represent a
single village, region or province. While a food charter is a non-binding document, it is achieved through a highly
collaborative multi-stakeholder process that requires a high degree of ownership and the ability to see many
perspectives of community health. The value of the process of food charter creation should not be underestimated,
and is as important as the final document itself.

Several communities in BC have created and endorsed their own food charters, and a proposed food charter for
Gabriola Island has been developed. Examples of food charters are included in Appendix E. Below, an excerpt
from the Kaslo food charter is provided to give an example of the wording and language employed in this type of
document:

The Village of Kaslo supports our national commitment to food security, and the following values:

» Every Kaslo resident should have access to an adequate supply of nutritious, affordable and culturally-
appropriate food.

* Food security contributes to the health and well-being of residents while reducing their need for medical care.

+ Food is central to Kaslo's economy, and the commitment to food security can strengthen the food sector's growth
and development.

* Food brings people together in celebrations of community and diversity and is an important part of the village’s
culture.

* A healthy foodshed in Kaslo relies on an amalgamated North Kootenay Lake food system?,

In the Trust Area, Islands may wish to develop their own food charters, and LTCs can certainly play an important
role in this. A food specific section in the Trust Policy Statement may also be an appropriate venue for housing a

" Provincial Health services Authority. A Seat at the Table: Resource guide for local governments to promote food secure communities.
June 2008. www.phsa.ca/HealthPro/PopPubHelath/default.htm
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Trust-wide vision for food and could be independent or work in conjunction with Island-specific food charters as
they develop.

Food charters can play an important role in establishing an action framework for sustainable food production
systems and can recommend the formation of, or work in conjunction with: Food Systems Assessments, Food
Policy Councils, Agricultural Advisory Committees and Area Farm Plan; all which will be briefly discussed below.

Food System Assessments

A Food System Assessment paints a picture of the current state of food within a given community. Its general
purpose is to compile baseline information related to local food production, distribution, access and consumption?.
Like a food charter, the scope of this assessment is often shaped by the community and local decision makers
based on community need, priorities, challenges and opportunities. A food system assessment can provide:

¢ Anin-depth understanding of how the different components of the community’s food system interact to
contribute to health and well-being.
Data and statistics to help set local food priorities, goals and inform policies.
Monitoring frameworks and indicators for long-term sustainability.
The means of connecting various partner groups and fostering community awareness.
Information for funders who are increasingly requiring evidence-based research to substantiate proposal
requests.

To date, there is no record of any food system assessment in the Trust Area. Livestock and produce studies have
recently been conducted on Salt Spring Island; however, there has yet to be the completion of a full system review
linking producers with access, distribution and health. The Trust may wish to pursue the study and gathering of this
type of information given the vital role that local agriculture plays in Island economics, ecology and health.

Agricultural Advisory Committees

Agricultural advisory committees maintain communication between the agriculture/ food community and local
government to ensure that food and farming issues are considered in local decision-making. These committees are
appointed by local government and often comprise of representatives from various sectors of the food system and
may include local experts, concerned residents, government representatives and members of non-profit
organizations.

Several agriculture advisory committees exist in the Trust Area, some as standing committees and others
assembled for larger planning projects such as OCP/ LUB reviews. LTCs may wish to adopt a standing agricultural
advisory committee, or the Trust may wish to form a Trust-wide committee to ensure that the voice of local food is
always at the table.

Food Policy Councils

A food policy council (FPC) consists of a group of representatives from the main sectors of the food system as well
as members of anti-hunger groups, residents, chefs, grocers and farmers. An FPC'’s central aims are to identify
and propose innovative solutions to improve local or regional food systems, conduct food systems research, and
serve as a link between government agencies and the public in ensuring that food issues are considered in
decision-making processes. FPCs create a venue for public discussion and events, and can serve to inform
strategic plans and long-term goal setting. Because they are often initiated by government actors through
executive orders, FPCs enjoy a formal relationship with local, regional or provincial officials.

7 bid.
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Food Policy Councils generally have four functions?;

To serve as forums for discussing food issues,

To foster coordination between sectors in the food system,

To evaluate and influence policy, and

To launch support programs and services that address local needs.

Vancouver, Kamloops, Calgary and Toronto are among just a few Canadian cities with FPCs. Other regions (such
as the Capital Regional District) may not have a formal food policy council, but may have a standing advisory
committee which carries out similar functions and works toward similar goals.

5.2 Policy & Planning:

Official Community Plans

As OCPs form the basis for all land use decisions within a given community, they play a vital role in ensuring that
food and agriculture are included as key considerations in determining how a community will evolve and develop. If
food is a major consideration for a community, the degree of its prominence in an OCP should reflect and guide
that. Examples of OCP policies that reflect the importance of the community food system include:

e encouraging partnerships with the agricultural community, senior governments and private enterprise to
promote the development of the agricultural sector.

e recognizing and protecting the needs and activities of farm operations when considering adjacent and
nearby land uses.

e restricting additional installment of sewer, water, road, and other facilities in agricultural areas to avoid
encouraging non-farm development.

¢ purchasing policies that support sustainable and local food and other agriculture products

e providing for a full range of agricultural and complementary uses in the ALR and encouraging value-
added activities that can improve farm viability .

e supporting the maintenance of ecosystems which provide for wild and/or traditional food gathering
grounds.

Food related OCP policies can also be manifested via Development Permit Areas focused on protecting food and
farmlands within a community. Development Permit Areas are discussed below. For further excerpts and examples
of food related OCP policies, refer to Appendix F.

As mentioned in Part 4 of this report, agricultural considerations are included in each OCP within the Trust Area,
some with stronger and/or more diverse guidelines than others. It must be recognized that each OCP within the
Trust Area already provides an excellent basis from which to grow additional food related OCP policies. The tools
mentioned in this section can help strengthen the agricultural components of an OCP while engaging the public
with regards to their own vision for food in their communities. The excerpts included in Appendix F are for
consideration in intent, language and appropriateness for each LTC.

Development Permit Areas

Development permit areas (DPAs) are used throughout the Trust Area to manage development in many different
locations including sensitive ecosystems, in hazard areas and in commercial zones. DPAs for protection of food
production could include additional buffering or separation requirements as well as guide the development of trails,

76 Harper et al. 2009. Food Policy Councils: Lessons Learned. Food First: Institute for Food and Development Policy. Washington D.C.
7 Curran, D. 2005. Protecting the Working Landscape of Agriculture: Smart Growth Direction for Municipalities in British Columbia. West
Coast Environmental Law. www.wcel.org.
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walkways and traffic near agricultural land and the amount of impervious surface near agriculture land which could
lead to chemical run-off or flooding. The City of Richmond has designated all properties within 30m of ALR land as
DPAs for farmland protection and sets out guidelines for buffers on adjacent non-ALR lands and safe separation of
uses’s. This could also include important wild food and shellfish harvesting areas. Trustees may wish to explore
the idea of expanding DPA requirements to better protect the working landscape.

Amenity Density Bonus

Section 904 of the Local Government Act permits the use of zoning for amenities and affordable housing; allowing
governments to rezone land for higher than specified levels of density provided that certain amenity contributions
are provided by the landowner™. A set base density is defined for a given zone (e.g. 1 dwelling/ 10 hectares), and
then provisions can be made for that base density to increase (e.g. 2 dwellings/ hectare) based on an amenity
contribution. The general idea is to generate agricultural benefit from non-agricultural developments®. Such
amenity contributions can help achieve community food goals by contributing to community garden space,
community food infrastructure (small-scale processing facilities, training facilities), farmers market infrastructure,
farmland for keeping in trust or for community farming activities.

Generally set out in the OCP, amenities for bonus density can be crafted by a local government to best serve the
community’s food priorities and long term plans. The Salt Spring Island OCP includes a provision for food-specific
amenity contributions in Appendix 3 item H.3.2.1(e)s:

The Local Trust Committee could consider Amenity Zoning applications that would provide the following eligible
community amenities:

(e) land for community-owned farmland or land for community agricultural processing or storage facilities provided
to the Salt Spring Farmers’ Institute or a community farmland trust organization.

In addition, the Langford OCP also includes policies to include food growing opportunities as density amenities via
Objective 11.1 of the OCP “Promote and support community agriculture activities 8

Policy 11.1.1 Amend bylaws to allow density bonusing for inclusion of community gardens in new
residential development.

Policy 11.1.10  Allow density bonusing in exchange for green roofs on multi-family, commercial and/or
institutional buildings that can facilitate food growing or gardening.

Amenity density bonus is not regularly used on most Islands in the Trust Area; however the concept may prove
useful in effectively extracting the agricultural value from land that otherwise could never produce food.

Edge Planning Areas

Edge planning areas may be used to protect agricultural land from adjacent non-farm uses as well as mitigate any
potential conflict between land uses. This type of planning requires partnerships between different levels of
government and the agricultural community. Edge planning areas are increasingly being referred to as a 600m
strip on either side of the agricultural/ non-agricultural boundary. This area can be regulated through zoning,
development permits, subdivision and covenants. Edge planning areas can be tailored to the special requirements

8 |hid.

™ |bid.

80 |bid.

81 Salt Spring Island Official Community Plan, Bylaw No. 434, 2008. Vol 2. www.islandstrust.bc.ca/ltc/ss
82 City of Langford Official Community Plan, Bylaw No. 1200, 2008. www.cityoflangford.ca.
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of each site and can also be used to mitigate specific community concerns or expand specific community
opportunities.

Most land use bylaws in the Trust Area include provisions for larger setback for agricultural uses, especially for the
keeping of livestock. LTCs may wish to consider adding further refinement to the notion of an agricultural setback
by expanding the definition to include specific types of vegetation that may serve as sources of wild foods, or as
important habitat. The notion of an edge area that is part of both properties (rather than the setback simply being
the responsibility of the producer) could contribute to a deeper understanding and collaboration in the community
with respect to foodlands and how our actions, both on and off agricultural property, have significant effects.

Agricultural Area Plans

Agricultural area plans (AAPs- the same mechanism as previously mentioned Area Farm Plans) establish a vision,
policies and actions for supporting and promoting local agriculture and vibrant local food systems. They can apply
to a municipality or regional district, serve to guide decision-making and can be used for supplemental information
during OCP or bylaw processes.

The creation of an AAP is a highly collaborative and education process, often involving a wide range of
stakeholders and many broad and diverse consultative methods and venues for public feedback. A local
government may wish to assign staff to an AAP for implementation and maintenance®. Several local governments
have AAPs, and as previously discussed, the development of Salt Spring Island’s Area Farm Plan in 2008, has
paved the way for the use of this planning tool in other LTAs; Denman Island has embarked on its own plan and
other islands may become inspired to do the same.

Zoning

In terms of on-the-ground land use actions and their ability to enhance local food systems, zoning is where many
progressive regulatory changes can be made. Local governments can use zoning to help ensure that even if land
is removed from the ALR, non-farm uses can still be restricted®. In addition, zoning can restrict foreshore activities
that may be harmful to local fish and shellfish stocks, as well as make provisions for the siting and use of
communal food processing facilities, food depots, farmers markets, community gardens and farms, alternative farm
models, education facilities, water conservation and community composting facilities, to name a few. Several
examples of the creative use of zoning with respects to strengthening local food systems are included in Appendix
F.

Every land use bylaw in the Trust Area contains some provisions for food-related zoning (See Part 4); however,
there is much room for growth in this area. It should be noted that staff on Salt Spring Island have recently
completed an initial report on regulations surrounding farm worker housing, an indication that the conversation
around this barrier to local food production is gaining momentum. In addition, a proposed bylaw pertaining to site-
specific zoning for the Gabriola Commons, speaks to the inclusion of community kitchen facilities and food related
institutional uses as a permitted use. It is this type of progressive land use planning that allows for community food
visions to become reality.

While the Trust Area LUB scan provided in Part 4 was a simple check list of where zoning is enabling local food
systems, LTCs may wish to use the tools and examples included in this report to re-imagine their land use bylaws
and zoning regulations through the lens of local food.

83 The Land Conservancy of BC. 2009. BC's Farming and Food Future: Local Government Toolkit for Sustainable Food Production
84 |bid.
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Subdivision Requlations & Leasehold Subdivision

Subdivision of ALR and agriculturally zoned lands is strongly regulated and in many cases prohibited. In the Trust
Area, ALR and agricultural land subdivision is regulated through minimum lot sizes in order to preserve the
agricultural land base and ensure that fragmentation of land and subsequent non-agricultural development does
not occur. While this system is favourable for protecting large pieces of agricultural land, it does not ensure land
for new farmers who may want to start farming on a smaller piece of land; nor does it consider retiring farmers who
may wish to see their land kept in farming by a younger farmer.

Due to the high cost of farmland, leasing land is an increasingly important option for farmers who cannot afford to
buy. If a farmer wishes to lease part of a parcel for longer than three years, or with the option that the lease will
extend beyond three years, the land must be subdividedss. This system again, causes fragmentation within the
agricultural land base and a greater chance that more dwellings and roads will be constructed on important
agricultural land.

A leasehold subdivision can be used when a farmer wishes to lease part of their land for more than three years
without subdividing it. Approval of a leasehold subdivision is only for the term of the lease and acts as a limited
term subdivision; when the lease expires, the subdivision expires®. In addition, the parcel cannot be transferred
separately from the rest of the parcel. The process of approval follows a similar process as a fee-simple
subdivision; however, a local government can amend its subdivision bylaw, or give direction to the approving
officer not to require the same servicing requirements as a fee-simple subdivision®’. ALC approval must also be
obtained.

Trustees may wish to further investigate this as an opportunity for local farmers and gauge whether there is an
appetite for this type of land arrangement. There are some mixed legal opinions with regards to how this type of
subdivision would function under section 73 of the Land Title Act.®

Covenants

Covenants are flexible planning tools that can be used to support local food systems in a variety of manners.
Covenants can be used to®:
e secure buffer areas between farm and non-farm uses,
e  protect any significant ecosystems on or adjacent to farmland property that might be beneficial to the
ecology of a sustainable farming system.
e provide guidelines on sale, transfer or subdivision of farmlands or adjacent lands.
e secure desired uses on farmland related to agriculture and food production- this includes housing for farm
workers and farming families and could include processing activities.

In a recent memorandum to the Salt Spring Island LTC regarding housing for farm workers, staff included an
example of a seasonal covenant used by the City of Abbotsford. It is included in Appendix H. This type of covenant
ensures that any additional dwellings are for seasonal farm workers only and to be used on a seasonal basis. A
covenant is one tool that LTCs may wish to consider in tackling a key issue for achieving local food security. There
has been past discussion around the Islands Trust Fund taking on the role of a farmland Trust and managing

8 The Land Conservancy of BC. 2009. BC's Farming and Food Future: Local Government Toolkit for Sustainable Food Production

86 |bid.

87 Curran, D. 2005. Protecting the Working Landscape of Agriculture: Smart Growth Direction for Municipalities in British Columbia. West
Coast Environmental Law. www.wcel.org

88 The Land Conservancy of BC. 2009. BC's Farming and Food Future: Local Government Toolkit for Sustainable Food Production

89 Curran, D. 2005. Protecting the Working Landscape of Agriculture: Smart Growth Direction for Municipalities in British Columbia. West
Coast Environmental Law. www.wcel.org
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covenants on the working landscape; however, the implications of this have never been formally studied. Part 7 of
this report revisits this issue.

Part 6: Formulating Potential Policies- A Tasting Menu

Table 7 below, is where all the materials presented in this document come together to begin a conversation about
food security action in the Trust Area. It is meant to serve as a framework for organizing and formulating a diverse
set of solutions based upon the policy themes introduced at the end of Part 3. Table 7 is the beginning of a
conversation. It is also informed by the outcomes and feedback from the September 2010 Trust Council Food
Security workshop, at which a draft version of this document was presented and guest speakers further informed
Trustees about food security, the strong need for Islands Trust action, and associated planning tools. Notes and
outcomes from the “Dot’mocracy process by which Trustees identified priority actions for Trust Area food security
are included as Appendix “I". From the workshop, several areas and themes of priority action were identified. Some
actions were duplicated within different policy themes. These were further grouped after the workshop (see
Appendix I). The top listed actions are prioritized below:

1. Protect agricultural lands through Land Trust and park mechanisms (e.g. support a regional farming/
farmland trust fund, acquire crown lands for farming- See Appendix “I" for an explanation of the concept of
“Agricultural Parks”)

2. Develop on-island food processing and storage facilities for local products (e.g. community kitchens,

community mobile abattoirs, cold storage)

Reward agricultural land stewardship (e.g. creation of an award)

4. Encourage on-island composting (e.g. support communal composting facilities, educate and encourage

communal composting)

Support small-scale farmers in proving need for worker housing

6. Study and map our agricultural lands (e.g. quantify agricultural lands in and out of the ALR, study and
map farmland and potential for supporting ourselves via local food)

7. Serve as a facilitator linking consumers, producers and social organizations

w

o

These priorities as well as a host of additional policy themes and actions are included in Table 7. This framework is
meant to be broad and encourage decision makers and staff to think outside of the box. This will ensure that future
actions will be progressive and holistic, yet highly practical at the Island level. Feedback from the Trust Council
Food Security Workshop was also incorporated into Table 7 in order to ensure that priorities and discussed actions
remain at the forefront of any future policy development.
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Table 7: A Tasting Menu of Potential Policies for Trust Area Agriculture

Policy Theme

Current Mechanisms

Current Guidelines

Potential Future
Mechanisms

Future Guidelines

Agricultural land
base: Tenure,
Acquisition, Additions

OCP language
supports contiguous
agriculture land

Zoning and
subdivision- minimum
lot sizes for agriculture.

Policy Statement
LUB
OCP

No Subdivision in ALR
and/ or the agriculturally
zoned properties.

Subdivision only
permitted once a portion
of property has been
leased to a farm status
farm for 5 consecutive
years.

Leasehold subdivision
(exploration required)

Support a regional
Farmland Trust

Explore the notion of
“Agricultural Parks” (see
Appendix “I")

Map all farmland and
potential farmland in
Trust

Create an agriculture
stewardship award

Policy Statement
TAS- Education and
outreach

ITF

OoCP

LUB

Partnerships- MOUs
and letters of
understanding

Farming families and
worker housing

Limited zoning- based
upon lot size rather
than agricultural
requirements. Some
LUBs permit
secondary sulites for
farm workers or
multiple farming
families.

OCP- limited
LUB

Specific definitions for
farm workers, farm
families, farm schools,
etc.

Develop criteria for
additional housing
“necessary for farm use”
appropriate for farming
in Trust Area- support
island farmers in proving
need for housing

Support a regional
Farmland Trust

Include farm worker
housing in affordable
housing strategies (e.g.
density banks, density
transfer).

Policy Statement
TAS- Education and
outreach

ITF

OoCP

LUB

Partnerships- MOUs
and letters of
understanding
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Policy Theme Current Mechanisms | Current Guidelines Potential Future Future Guidelines
Mechanisms
Agricultural water use | Some zoning LUB Encouragement of TAS- Education and

encourages cistern
use by exempting area
covered by cisterns

“water coops” for
agricultural use

Agriculture water
collection infrastructure-
density benefits

Continuing advocacy for
Provincial Groundwater
regulations

outreach
OCP
LUB

First Nations food
sovereignty and wild

Zoning and policy
language around

Policy statement
OCP

Wording that supports
wild food gathering and

Policy Statement
ITF

food ecosystem shellfish habitat LUB (limited) supporting habitats. Partnerships (especially
protection with local 1t Nations
SEM has identified Regulation of private and ILMB)
some areas of wild docks in shellfish areas | OCP
food (e.g. Salal)
Policy Theme Current Mechanisms | Current Guidelines Potential Future Future Guidelines

Mechanisms

Local processing: Limited zoning- new LUB Include as a use in TAS- Education and
Commercial kitchens | zoning under multi-family housing, as | outreach
and meat processing | consideration part of community LUB
service zoning. OCP
Partnerships
Zoning for abattoir or
mobile abattoir uses.
Zoning for community
kitchens, communal
storage, processing
facilities
Local distribution and | Some zoning for LUB Include farmers TAS- Education and
direct marketing farmers markets. OCP markets, pocket markets | outreach
Encouragement of as permitted uses in a Partnerships
farm-direct sales variety of zones. OCP
(OCP) LUB
Islands Trust local food
procurement policy for
all meetings and events
Encourage farm-to-
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Policy Theme

Current Mechanisms

Current Guidelines

Potential Future
Mechanisms

Future Guidelines

school/ seniors centre
food schemes

Islands Trust to adopt a
Local Food
Procurement Policy

Access: Hunger
alleviation and
emergency food
sources

Limited- new “food
depot” zoning under
consideration

LUB

Include as a use under
“community services”
type zoning

Include in OCP as a
community use

Include “food skills
training centre” as a
permitted use.

Support gleaning and
food recovery initiatives

TAS- Education and
outreach
Partnerships

Policy Theme

Current Mechanism

Current Guideline

Possible Future
Mechanism

Future Guideline

Agri-tourism/ Agri-
education

Permitted use in most
OCPs and LUBS;
wording indicates it is
an on-farm B&B

OCP
LUB

Further refine definition
to decipher between
Agri-tourism (active,
educational) and B&B
(passive)

Agri-education as a
permitted use in more
zones and/ or a
permitted “home
occupation”

OCP

LUB

TAS- Education and
outreach

Community farming:

Yards, schools
community facilities

Zoning-limited

LUB

Community garden as
permitted uses in
commercial/ community
service zones.

Creation of
“agricultural” parks

Gardening space
included as a DP
criteria for commercial
development,

OoCP

LUB

TAS- Education and
outreach

ITF

Partnerships
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affordable housing,
multi-family housing,
seniors/ special needs
housing

Edible landscaping as a
DP requirement for
vegetation screening

Policy Theme Current Mechanism | Current Guideline Possible Future Future Guideline
Mechanism
Waste management Community composting | OCP
and Nutrient Cycling: facility as a permitted LUB
Composting and use. Partnerships
gleaning
Encouragement of

gleaning and supportive
infrastructure for
immediate processing
(see Local Processing
above)

Glossary of terms:

Partnerships- may include with other government bodies, with local community groups and non-profits
ITF- Islands Trust Fund

LUB- Land Use Bylaw

MOU- Memorandum of Understanding

OCP- Official Community Plan

SEM- Sensitive Ecosystems Mapping

TAS- Trust Area Service

Part 7: Next Steps + Recommendations

Food is and has been an economic, cultural and ecological force within the Trust Area for a long time. Its
importance in our daily lives goes well beyond sustenance, and is reflected in Islands Trust policy, advocacy and
through the many community initiatives shaping and strengthening our local food systems. Creating policies that
promote food security is a progressive way to ensure sustainable long-term plans, as food is a highly engaging and
multi-faceted topic. Planning for food captures the desires, goals and perspectives brought to the table by a wide
range of people, and inherently connects all the pieces of a community due to the simple fact that everyone eats.
Strengthening Trust food security policies appears to be a natural next step given Trust Council's commitments to
food security, in light of greenhouse gas emissions reduction policy and given the long history of local food
advocacy in the Trust Area. Building on this strong base will require the review and revisioning of the land use
policies and tools currently employed by the Islands Trust.

This report represents a first step towards planning for food in the Trust Area and is simply the beginning of what
could be a new way of thinking about community and working together to achieve a variety of goals under the
common banner of food security. Based upon the outcomes of the September 2010 Trust Council Food Security
Workshop, this report makes the following recommendations:

e  THAT Trust Council should consider the modifications of the Islands Trust Policy Statement to include
additional provisions for food security and reflect the inter-disciplinary nature of food in our communities.
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e  THAT Trust Council should consider development of model bylaws to address food security issues such
as the Council identified top 7 priorities, and direct staff to return with model bylaws at a later Trust
Council.

e THAT Trust Council should continue to include food security in the strategic plan.
e THAT Trust Council considers the need for more agriculture protocols.

e THAT the Islands Trust Fund Board should consider conducting an analysis of what resources would be
required to manage agricultural properties as a farmland trust.

e THAT Trust Council should consider continuing to support food security discussions in the Trust Area by
providing funding and resources for further work in gathering more background and context information.

e  THAT Trust Council and Local Trust Committees should work with First Nations in ensuring that
development does not further infringe on traditional food gathering lands

The above recommendations are meant to fuel the forward momentum that has been developing in the Trust Area
over the past years. It is the hope that follow-up from these recommendations will result in some truly relevant and
progressive actions. This is an exciting time for local government in the realm of food policy development, and the
Islands Trust is well positioned to serve as a leader in how food, with all its facets and considerations, can move
communities forward together with a common vision for the future.
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Appendix A
Canadian General Standards Board: voluntary national guidelines for organic agriculture

e Protect the environment, minimize soil degradation and erosion, decrease pollution, optimize
biological productivity and promote a sound state of human, animal and environmental health.

o Replenish and maintain the long-term soil fertility by optimizing conditions for biological activity
within the soil.

¢ Maintain diversity on and around the farm, while protecting and enhancing the biological diversity
of plants and wildlife native to the area.

e Recycle materials and resources when possible.

e Provide appropriate care to livestock by promoting their health and meeting their behavioural
needs, and

¢ Maintain the integrity of organic foods and processed products from initial handling to the point of
sale.

Source: Wunsch, P. 2002. Statistics Canada. “There’s more to organic farming than being pesticide-free”.
Canadian Agriculture at a Glance. Statistics Canada, Catalogue no. 96-325-XPB.
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Appendix B
Islands Trust Policy Statement
References relevant to food security

Agricultural Land

Commitments of Trust Council

Trust Council recognizes that agriculture is a traditional and valuable activity in
the Trust Area.

Trust Council shall consult with the Ministry of Agriculture, Fisheries and Food
and the British Columbia Land Reserve Commission to request that agriculture
policies applied to the Trust Area are appropriate to the nature of agriculture
within the Trust Area, including, but not limited to, the smaller island scale of
agricultural activities.

It is Trust Council’s policy to encourage agricultural management practices that
are compatible with sustaining wildlife habitat.

Directive Policies

4.1
Amend
Nov 4/96
BL 42
41.1
41.2
4.1.3
414
415
41.6
4.1.7
Amend
Mar 6/98
BL 48
4.1.8
4.1.9

Local trust committees and island municipalities shall, in their official
community plans and regulatory bylaws, address the 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 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.

Local trust committees and island municipalities shall, in their official
community plans and regulatory bylaws, address the 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 land uses and activities
that support the economic viability of farms without compromising the
agriculture capability of agricultural land.

Local trust committees and island municipalities shall, in their official
community plans and regulatory bylaws, address the use of Crown lands
for agricultural leases.

Recommendations
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4.1.10

41.11

41.12

4.3

Trust Council encourages the Ministry of Transportation to ensure that, where a
road must sever agricultural land to provide access to lands beyond, the road is
built to the minimum standard necessary to service that land.

Trust Council encourages the British Columbia Land Reserve Commission to
approve applications from property owners for inclusion of their land with
potential for agriculture in the Provincial Agricultural Land Reserve.

Trust Council encourages the Provincial government and the British Columbia
Assessment Authority to:

retain a separate farm class to provide significant property tax incentives;

. ensure that the threshold for farm income necessary for farm class status
is appropriate to agriculture within the Trust Area; and
° acknowledge that the total land area subject to the farm class may

include land left uncultivated.

Wildlife and Vegetation

Recommendations

43.1

43.2

4.4

Trust Council encourages Provincial and Federal government agencies to:

. regulate and monitor the harvesting of the fish, wildlife and vegetation of
the Trust Area so as to protect populations and habitats, and
o consult with local trust committees, island municipalities, the

communities of the Trust Area and First Nations prior to decisions
regarding regulation of hunting or harvesting of Area wildlife or
vegetation.

Trust Council encourages Provincial and Federal government agencies to protect,
for public use, areas supporting naturally occurring shellfish populations and
other marine life and to establish public shellfish reserves in the Trust Area.

Freshwater Resources

Commitment of Trust Council

441

It is Trust Council’s policy that islands in the Trust Area should be self-sufficient
in regard to their supply of freshwater.

Directive Policies

4472

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 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.
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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™.

Recommendations

444

445

4.4.6

447

4.5

Trust Council encourages island property owners, residents and visitors to adopt
conservation practices in their use of freshwater.

Trust Council encourages the Provincial government to implement property tax
incentives for the retention of groundwater and watershed recharge areas and
freshwater wetlands.

Trust Council encourages the Provincial government to adopt legislation that
protects the sustainability and quality of the groundwater of the Trust Area.

Trust Council encourages government agencies, corporations, property owners
and residents to use innovative technologies that promote efficient use of
freshwater resources, including cisterns, alternative sewage disposal systems,
reuse of water, the treatment and use of grey water, and the use of water saving
devices.

Coastal Areas and Marine Shorelands?*®

Commitments of Trust Council

451

45.2

455

4.5.6

It is Trust Council’s policy that aquaculture® is a valuable activity in the Trust
Area if compatible with maintenance of ecosystems and community character.

Trust Council holds that finfish farms should not be located in the marine waters
of the Trust Area.

It is Trust Council’s policy that development should be directed to sites away
from:

) areas of environmental sensitivity, and
. areas of naturally occurring stocks of clams or oysters.

It is Trust Council’s policy that aquaculture should be directed to sites away
from:

. areas of recreational significance,

. areas where an aquaculture operation would conflict with established or
designated upland land uses, and

o areas where an aquaculture operation would conflict with established or

designated anchorage or moorage.

18 Instream Uses - include water uses such as fish and habitat uses, aesthetic uses, recreational opportunities
and the maintenance of water quality in lakes and streams and wetlands.

19 Marine Shorelands - lands immediately adjacent to the marine shorelands.

2 Aquaculture - the growing and cultivation of aquatic plants or shellfish, for commercial purposes on or
under the foreshore or in the sea.
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457 It is the position of Trust Council that aquaculture related development, activity,
buildings or structures should not result in site alteration®’.

4.6  Soils?? and Other Resources

Directive Policy

4.6.3 Local trust committees and island municipalities shall, in local bylaws relating to
soil removal and deposit, address the protection of productive soils.

PART V: SUSTAINABLE COMMUNITIES?

GOAL: TO SUSTAIN ISLAND CHARACTER AND HEALTHY COMMUNITIES

....... The health of a community is influenced by numerous factors such as economic security,
education, social support systems, the cleanliness and safety of the environment, and the
availability of such necessities as educational and social services, transportation, affordable food
and housing.

DEFINITIONS

Aquaculture - the growing and cultivation of aquatic plants or shellfish, for commercial purposes
on or under the foreshore or in sea.

From the 2006 Islands Trust Response regarding Sustainable Aquaculture to the Special
Committee on Sustainable Aquaculture:

Relevant Aguaculture Policy Statement Policies

The following policies from the Islands Trust Policy Statement are directly related to aquaculture:
3.4.2 ltis Trust Council’s policy that marine areas be protected and coastal zone
management principles be defined in consultation with agents of the
government of British Columbia, the government of Canada, Crown
corporations, municipalities, regional districts, non-government

organizations, property owners and occupiers.

3.4.4 Local trust committees and island municipalities shall, in their official
community plans and regulatory bylaws, address the protection of sensitive
coastal areas.

3.4.5 Local trust committees and island municipalities shall, in their official
community plans and regulatory bylaws, address the planning for and

2! Site Alteration - includes, but is not limited to substrate modification or the use of metal plates or pipes.
22 Soils - the entire layer of unconsolidated material above bedrock other than minerals as defined in the
Mineral Tenure Act or the Mining Placer Act.

2 Sustainable Communities - human communities that have achieved a balance between environmental,
economic and social systems and which respect the carrying capacity of the supporting environment.
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3.4.7

3.4.8

regulation of development in coastal regions to protect natural coastal
processes.

Trust Council encourages the Provincial and Federal governments to
research the impacts of the introduction of new marine species into the marine
water of the Trust Area before such species are introduced.

Trust Council encourages the Federal and Provincial governments to develop
and adopt legislation that regulates sewage discharge from shores and boats
and addresses its detrimental impact on marine or coastal ecosystems.

There are polices that directly relate to aquaculture under Section 4.3. Wildlife and Vegetation as

follows:
431

4.3.2

Trust Council encourages Provincial and Federal government agencies to:

¢ regulate and monitor the harvesting of the fish, wildlife and vegetation of the
Trust Area so as to protect populations and habitats, and

e consult with local trust committees, island municipalities, the communities of the
Trust Area and First Nations prior to decisions regarding regulation of hunting
or harvesting of Area wildlife or vegetation.

Trust Council encourages Provincial and Federal government agencies to protect,

for public use, areas supporting naturally occurring shellfish populations and other

marine life and to establish public shellfish reserves in the Trust Area.

There are polices that directly relate to aquaculture under Section 4.5. Coastal Areas and Marine

Shorelands

45.1

45.2

453

454

45.5

4.5.6

45.7

It is Trust Council’s policy that aquaculture® is a valuable activity in the
Trust Area if compatible with maintenance of ecosystems and community
character.

Trust Council holds that finfish farms should not be located in the marine
waters of the Trust Area.

It is the position of Trust Council that development, activity, buildings or
structures should not result in a loss of significant marine or coastal habitat,
or interfere with natural coastal processes.

It is the position of Trust Council that development, activity, buildings or
structures should not restrict public access to, from or along the marine
shoreline.

It is Trust Council’s policy that development should be directed to sites away
from: areas of environmental sensitivity, and areas of naturally occurring
stocks of clams or oysters.

It is Trust Council’s policy that aquaculture should be directed to sites away
from: areas of recreational significance, areas where an aquaculture
operation would conflict with established or designated upland land uses, and
areas where an aquaculture operation would conflict with established or
designated anchorage or moorage.

It is the position of Trust Council that aquaculture related development,
activity, buildings or structures should not result in site alteration®.

2 Aquaculture - the growing and cultivation of aquatic plants or shellfish, for commercial purposes on or
under the foreshore or in the sea.
?1 Site Alteration - includes, but is not limited to substrate modification or the use of metal plates or pipes.
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There are also polices that indirectly related to aquaculture under Section 3.1 Ecosystems and
Section 5.7 Economic Opportunities including the following:

3.11

3.1.2

3.1.3

3.14

3.1.5

3.16

3.1.7

3.18

3.19

5.7.1

Trust Council holds that:

e proactive land use planning is essential for the protection of Trust Area
ecosystems,

e protection must be given to the natural processes, habitats and species of
the Trust Area, including those of the old forests, Coastal Douglas-fir
forests, Coastal Western Hemlock, Garry Oak/Arbutus forests, wetlands ,
open coastal grasslands, the vegetation of dry rocky areas, lakes, streams,
estuaries, tidal flats, salt water marshes, drift sectors, lagoons, and kelp
and eel grass beds, and

e planning must account for the cumulative effects of existing and proposed
development to avoid detrimental effects on watersheds, groundwater
supplies and Trust Area species and habitats.

It is Trust Council’s policy to work towards the establishment of a network of

protected areas that preserves representative ecosystems in their natural

state and in sufficient size and distribution to sustain their ecological integrity.

Local trust committees and island municipalities shall, in their official

community plans and regulatory bylaws, address the identification and

protection of the environmentally sensitive areas and significant natural sites,
features and landforms in their planning area.

Local trust committees and island municipalities shall, in their official

community plans and regulatory bylaws, address the 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 regulation of land use

and development to restrict emissions to land, air and water to levels not
harmful to humans or other species.

Trust Council encourages all government agencies and non-government

organizations to consider both monetary and non-monetary costs when

making resource management and land use decisions.

Trust Council encourages the Provincial government and the government of

Washington State to proceed with their proposal for a joint environmental

monitoring system for the Georgia Basin Region.

Trust Council encourages the Provincial government to establish property tax

incentives for conservation or habitat protection.

Trust Council encourages actions and programs of other government

agencies which:

e place priority on the side of protection for Trust Area ecosystems when
judgment must be exercised,

e protect the diversity of native species and habitats in the Trust Area, and

e prevent pollution of the air, land and fresh and marine waters of the Trust
Area.

Trust Council holds that economic opportunities should be compatible with

the conservation of resources and protection of community character.
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5.7.2 Local trust committees and island municipalities shall, in their official
community plans and regulatory bylaws, address economic opportunities that
are compatible with conservation of resources and protection of community
character
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Appendix C

Agricultural Policy Excerpts from the North Pender Island OCP

Agriculture Policies

2.2.1 The "right to farm" shall be respected by not permitting land use on adjacent, ot nearby
properties that could adversely affect farming activities and by requiring
buffers and/or setbacks on the adjacent properties.

2.2.2 The average parcel size on land within the Agricultural designation shall be 16
hectares (40 acres) and density shall be limited to one dwelling and one cottage per parcel.
Applications to the ALC for subdivision that are consistent with average parcel size may be
supported.

2.2.3 Removal of soil suitable for agricultural purposes from a parcel may be prohibited.

2.2.4 Roadside stands, small scale marketing and processing, and agricultural education
and research shall be permitted uses.

2.2.5 The Local Trust Committee may consider zoning regulations permitting additional
accommodation for farm help, provided the accommodation is necessary for farm purposes,
provides cooking and washing facilities, and is temporary in nature, limited in size, and consistent
with the recommendations of the Regional Agrologist.

2.2.6 Pursuant to the Agricultural Land Reserve Use, Subdivision and Procedure Regulation,
aggregate extraction of a volume less than 500 m3 per parcel should be permitted.

2.2.7 Subject to local government jurisdiction, commercial use of airstrips and helipads should be
prohibited.

2.2.8 The Local Trust Committee may consider regulating greenhouses, land-based aquaculture
facilities, and pet boarding and breeding facilities in order to limit and mitigate the impacts of these
uses on groundwater, the environment and surrounding properties, provided the regulations are
consistent with provincial legislation and regulations.

2.2.9 Subdivision regulations should prohibit severance of agricultural land by linear developments,
such as roads and utility corridors.

2.2.10 Applications to include land in the ALR should be supported.

2.2.11 No consideration may be given to applications to rezone land within the Agricultural
designation that would result in the transfer of density.

2.2.12 Except where specifically authorized elsewhere in this plan, consideration may not be given to
applications to rezone land within the Agricultural designation that would result in an increase in
density.

2.2.13 The Local Trust Committee should not support applications to the ALC for non-farm use,
except where it can be demonstrated that the proposed non-farm use would allow an active farm to
diversify and broaden its income, but not decrease the farming capability of the land, and the
proposed non-farm use is consistent with zoning or a policy in this plan.

113



2.2.14 The Local Trust Committee supports the preservation and maintenance of the
island’s agricultural land base and applications for exclusion of land from the ALR will not be
considered.

2.2.15 When it considers rezoning applications that are not related to farming, the Local Trust
Committee will ensure that the proposed new use will not reduce the quality and quantity of water
for farming and the proposed new use should not result in either a decrease or an increase in water
flows onto to, or from, adjacent agricultural land. Rezoning applications which might affect farmland
will be referred to the Regional Agrologist for comment.

2.2.16 When it considers rezoning applications for land that borders agricultural land, the Local Trust
Committee will ensure that zoning changes are not made in a way that would have a negative effect
on farming and the applicant may be required to provide qualified professional advice on the
potential impacts on farming.

2.2.17 Zoning changes should not be considered that would allow multi-family, industrial,
institutional or commercial developments in the Agriculture designation except for agri tourist
accommodation which is accessory to a working farm operation.

2.2.18 The Local Trust Committee may consider the regulation of the placement and removal of fill
to protect the natural environment, including significant waterfowl habitat, and where possible, to
preserve, maintain, and enhance soil for agricultural purposes.

2.2.19 The Local Trust Committee may consider regulating agri-tourism activities.

2.2.20 Agri-tourist accommodation may be permitted as the equivalent of bed and breakfast
accommodation. The Local Trust Committee may consider applications for rezoning or temporary
use permit that would permit agti-tourist accommodation providing for more than 3 units, provided
that:

a) the use is accessory to working farm operations;

b) the use is on agriculturally designated land that is in the ALR; the application is consistent with
ALC policies;

¢) the working farm will continue in operation and will not be adversely affected;

d) potable water of sufficient quantity for both farming and non-farming use is available;

¢) sewage disposal facilities are suitable;

f) on-site parking is adequate;

@) the impact of increased traffic on adjacent roadways is considered;

h) the environmental impact of the proposal is considered;

i) and the impact on adjacent properties is addressed.

2.2.21 The Local Trust Committee may consider temporary commercial use permit or
rezoning applications to permit accessory campgrounds as agti-toutist accommodation. In addition
to the criteria established in policies 2.2.20 and

2.1.2.7 (Rural Land Use), applications for accessory campgrounds in this designation shall not exceed
10 campsites, campsites and indoor units shall be considered equivalent for purposes of density and
applications should comply with relevant Agricultural Land Commission policies.

2.2.22 The Local Trust Committee may consider an amendment to this plan to designate land as a

development permit area for the protection of farming with the intent of ensuring effective buffering
and other measures between farming and other uses.
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2.2.23 The Local Trust Committee shall consider the appointment of an additional Advisory
Planning Commission to advise the Local Trust Committee on specific issues and initiatives relating
to agriculture. This APC should be asked to examine the role of agriculture and food supply in
creating sustainable communities and to make recommendations to the LTC on any changes to its
policies or regulations.

2.2.24 The Local Trust Committee may undertake or suppott an initiative to identify propetties not
currently in the ALR and Agricultural designation but which have agricultural potential and are
primarily used for farming, so that these properties may be protected for future agriculture.

2.2.25 Where there is a potential for conflict related to the regulation of agriculture and
environmental protection, the Agricultural Land Commission and the Ministry of Agticulture and
Lands and the Ministry of Environment shall be consulted.

Advocacy Policies
2.2.26 The Local Trust Committee will work with the local farming community, the Ministry of
Agriculture and Lands and the Agricultural Land Commission to develop common policies to the

benefit of farming on North Pender Island.

2.2.27 The Local Trust Committee will encourage partnerships with the farming community, senior
governments and private enterprise to promote development of the agricultural sector.

2.2.28 The Local Trust Committee will support application of the Canada-BC Environmental Farm
Plan Program.

2.2.29 The Local Trust Committee will support creation of a land-for-lease program for landowners
to identify themselves to farmers wishing to lease farmland.

2.2.30 Landowners are encouraged to avoid the use of pesticides, herbicides and fungicides. If used,
pesticides, herbicides and fungicides should be applied in a manner that avoids damage to adjoining

lands and drainage areas.

2.2.31 Production methods should be selected to maintain soil quality and to ensure surface and
groundwater recharge areas are not contaminated by agricultural activities.

2.2.32 Pre-purchase of crops, co-ops and local farmers matkets are encouraged as a means to support
the island farm economy.

2.2.33 Physical barriers, including fencing and appropriate indigenous vegetation are encouraged to
restrict access by farm animals to water courses.

2.2.34 Amalgamation of lots and limiting the subdivision of agricultural land is encouraged.

2.2.35 Collection of rainwater for irrigation purposes is encouraged.

2.2.36 Sound environmental practices shall be encouraged in accordance with current best practices.
Landowners and farmers are encouraged to preserve and protect seasonally flooded agricultural

fields, which are considered an important ecosystem providing resting and feeding opportunities for
migratory bird species.
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2.2.37 The Local Trust Committee may request that the Subdivision Approving Officer consider the
effect of any proposed subdivision on farming, and if the proposed subdivision is within or adjacent
to agricultural land, and require the applicant to provide an examination and report on the proposed
subdivision to address any potential conflict with farming.

2.2.38 The Local Trust Committee will work with the local farming community and relevant agencies
to support and develop an appropriate signage program for agri-tourism on North Pender Island.
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Appendix D
A History of Trust Council’s Food-Security Related Work

Trust Council’s history of food security related discussions, decisions and advocacy
begins in 1985.....

1985: Trust Council has guest speakers to speak on aquaculture.

1987: Trustees were concerned about the potential impact on farmers of a provincial

proposal to increase the amount of farm gate sales required to qualify for farm status.
They decided to consult with local farmers and send their feedback to the Minister of

Finance.

1988: Trust Council decided to oppose a proposed Capital Regional District Meat
Inspection Bylaw.

1990: Trust Council passed resolutions FC104/90 and FC106/90 in response to the
Province’s proposal to remove property taxes on farmland in the province. Trust Council
reiterated its support for the Agricultural Land Commission (ALC) and encouraged the
Province to consider including those farms with additional planned woodlot income in
any legislation that would exempt farmland from property taxes.

1991: Trust staff were arranging a protocol meeting with Fisheries and Oceans Canada.
Trust Council passed resolution FC252/91 to encourage the Province to undertake a
study to quantify the impact of commercial clam harvesting on the flora and fauna of
Trust Area beaches. Trust Council also resolved (FC253/91) that any protocol with
Fisheries and Oceans Canada should institute a referral process before wild oyster
harvesting permits are issued. Trustees also discussed establishing protected shellfish
reserves through Official Community Plan and Section 12 of the Land Act.

1993: Trust Council passed a resolution (FC89/93) requesting a presentation for Trust
Council on BC Assessment changes that could make it more difficult for farms to
maintain their farm status.

1995: Trust Council endorsed the draft Agriculture Land Commission (ALR) Protocol and
Letter of Understanding. Challenges noted during council discussions included that
elderly people who were no longer able to farm and who wished to build dwellings for
farmhands had been rejected by the ALR, and that decisions about farmland should
protect the capability of the land as well as the activity.

Trust Council endorsed the agriculture policy review framework and action plan. The
three priorities of the plan were coordination of tax policy, protection of wetland
conflicting with agriculture and coordination of policies on water management; and home
occupation and farm vacations.

1996: Trust Council held an agriculture orientation session and held a workshop on
March 7, 1996 to develop agriculture policies for the Policy Statement.
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1997: Trust Council signed the Protocol Agreement on Aquaculture Uses in the Islands
Trust Area between the Provincial Ministry of Agriculture, Fisheries and Food and the
Islands Trust.

1998: Trust Council passed a resolution (TC/209/98) encouraging the federal
government to take actions to protect forage fish, specifically herring.

1999: David Essig, Chair, wrote to The Honourable Corky Evans, Minister of Agriculture
and Food to request that he consider no increase in the minimum income eligibility
requirement for tax relief for farmers in the Trust Area.

2000: David Essig, Chair, reported to Trustees that he and Executive Director Gordon
Mclntosh had met with the Honourable Corky Evans, Minister of Agriculture, Food and
Fisheries. He reported that the Minister indicated he wanted to approve 16 shellfish
tenures within the Denman Island Local Trust Area using the 'Right to Farm' legislation
to do so if necessary. After the meeting, the Minister directed that there be a
subsequent meeting between BCALC and the Denman Island Local Trust Committee,
where it was agreed that these leases would be processed through a rezoning before
the Minister considered the applications again.

2001: Trust Council was interested in learning more about the delegation of Land
Reserve Commission decision-making responsibilities to Local Trust Commitees (LTCs)
and passed resolution TC/227/01 to initiate discussions with the Land Reserve
Commission.

David Essig, Chair, wrote to Honourable Ed Conroy, Minister of Agriculture, Food and
Fisheries regarding the enforcement of land reserve density regulations. He wrote to
highlight that the Land Reserve Commission did not have sufficient staff resources to
enforce its regulations, including regulations that permit one residence per parcel in the
Agricultural Land Reserve. He stated that “this lack of enforcement seriously erodes the
integrity of both the Islands Trust Policy Statement and Island official community plans
and regulatory bylaws”, and requested that he consider a means for providing sufficient
resources to the Land Commission for it to carry out its enforcement responsibilities.

Trust Council passed resolution TC 184/01 to encourage the Land Reserve Commission

to consider adopting the following policy for inactive or hayed ALR parcels greater than

20 acre (8 ha) within interested LTC areas:

¢ Landholders of inactive or hayed ALR parcels may lease 10 acre (4 ha) to an
individual farming interest,

e Upon the lessee achieving 5 consecutive years of the economic thresholds required
for farm status, the lesser would be permitted to subdivide and sell the 10 acre farm
to the lessee.

Trust Council passed a resolution (TC 210/01) instructing staff to pursue agreements
with the Ministry of Agriculture that would allow LTC’s to comments on game farm
permits. Trust Council also requested that the Trust Program Committee develop a
proactive policy to retain, encourage and protect agricultural activity lands in the Trust
Area (resolution TC 111/01).

The Chair wrote to Alan Chambers, Chair of the Land Reserve Commission, to initiate
discussion between the two agencies regarding inactive farmland within the Trust Area.
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He noted that Trustees on some islands were concerned that ALR parcels in their
communities were not being farmed, although there were individuals interested in
farming them. He stated that “the difficulty apparently lies in the inability of small-scale
farmers to lease or otherwise register a formal interest in a portion of ALR land. He
conveyed Trust Council resolution TC 184/01 He further noted that the Land Reserve
Commission was focusing considerable effort on a range of policy changes to enhance
the active use of ALR land and that the Islands Trust would appreciate his consideration
of policy changes that would address this issue for small farms within the Trust Area

2003: Trust Council passed a resolution (TC 172/03) requesting staff to seek
agreements with the Ministry of Agriculture, Fisheries and Food and the Agricultural
Land Commission regarding guidelines for the development of farm regulations to
address the scale and intensity of agriculture (including on-land aquaculture), in a
manner consistent with the provincial object of the Islands Trust and with the scale and
character of small islands. There was also a staff report in 2003 that no LTC’s were
interested in pursuing delegation of authority from the Agricultural Land Commission
(formerly LRC).

David Essig, Chair, wrote to the Honourable John van Dongen, Minister of Agriculture,
Food and Fisheries to express Islands Trust’s concern regarding legislative amendments
proposed by Bill 48 which could lead to the designation of marine waters as farming
areas, subject to the provisions of the Farm Practices Protection (Right to Farm) Act,
resulting in restrictions on local zoning in marine areas. He urged the Minister to
reconsider Bill 48 and not to amend provincial legislation to diminish local influence over
land use in the coastal waters of British Columbia.

2004: Trust Council adopted Bylaw 100 concerning a protocol agreement on Agricultural
Land Reserve in the Trust Area between the Agricultural Land Commission and the
Islands Trust.

David Essig, Chair, wrote to Honourable Colin Hansen, Minister of Health Services to
express concerns regarding the Meat Inspection Regulation proposed by the ministry.
He stated that should the Regulation be implemented as proposed, it could lead to a
significant decrease in local food production in Trust communities, as well as result in
the loss of important local products and cultural events. The letter contained local
farming information, encouraged a flexible approach to meat inspection rather than a
‘one size fits all' approach and provided suggested improvements/alternatives to the
Regulation.

The Chair wrote to the Honourable John Van Dongen, Minister of Agriculture, Fisheries
and Food to thank him for meeting with the Executive Committee of the Islands Trust
Council at the 2005 UBCM Convention, and to outline follow-up actions/discussions.

2006: Trust Council submitted the “Islands Trust - Response to the Special Committee
on Sustainable Aquaculture, September 15, 2006” report to the Special Committee on
Sustainable Aquaculture and requested staff to assess the feasibility and work program
implications of requesting staff in the Ministry of Agriculture and Lands to work with
Islands Trust to update and review the protocol agreements and letters of understanding
between the agencies (resolution TC 158/06). The response included information about
the Islands Trust jurisdiction and Policy Statement and identified concerns regarding
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aguaculture in the Trust Area. The response also included recommendations regarding
sustainable aquaculture options for the Special Committee’s consideration.

Kim Benson, Chair wrote to the Honourable George Abbott, Ministry of Health and the
Honourable Pat Bell, Ministry of Agriculture and Lands to advise them that in 2004 Chair
David Essig had written to then Minister Colin Hanson of Health Services to express the
concerns regarding the Meat Inspection Regulation and to advise that while the
ministries have worked with stakeholders since the Regulations came in to effect in
2004, constituents continued to express concerns. She requested that the ministries
advise of progress in implementing innovative solutions that would address these
concerns before the end of the transition period.

The Chair also wrote again to the Honourable Pat Bell, Minister of Agriculture and Lands
to express appreciation of the provincial government’s decision to provide a one-year
extension to September 30, 2007 for compliance with the Meat Inspection Regulation.
She also noted that Trust Council continued to be concerned about the potential impact
of the Regulation on small island meat producers and that the Trust will continue to
monitor the situation’s impact on constituents.

Islands Trust planning staff met with new the provincial liaison for aguaculture issues,
Clint Collins of the Ministry of Agriculture and Lands, in order to better explain island
perspectives on aquaculture.

2007: Trust Council requested the Chair write to the BC Minister of Agriculture
expressing the Trust’'s concern that inadequate slaughter facilities exist to service
farmers within the Islands Trust Area, and that the Trust encourages the Ministry to
maintain its support of community initiatives to establish appropriate local facilities to
service the Trust Area. (Resolution TC 163/07).

The Chair responded to resident Harlene Holm who had written with concerns about the
Ministry of Agriculture and Lands Right to Farm legislation and requesting that the
Islands Trust take action. In that letter the Chair explained that “Bill 48, 2003 made
amendments to the Farm Practices Protection (Right to Farm) Act and the Local
Government Act which allows Cabinet to designate crown land (including foreshore) as a
“farming area” to which the Farm Practices Protection (Right to Farm) Act would apply.
The province has not yet enacted the parts of the Bill that would limit local government’s
ability to control aquaculture through zoning.” The Chair further advised that the Islands
Trust had recently taken steps to advise the province regarding specific aquaculture
concerns on Denman Island.

The Chair wrote to Honourable Pat Bell, Minister of Agriculture and Lands to
express Council’s continued concern about the inadequate abattoir facilities
available to farmers within the Islands Trust Area. In the letter she noted that the
combined lack of abattoirs and increasing transportation costs threatened the
financial viability and long-term sustainability of the islands’ agricultural sector,
and that support for the local agriculture sector is consistent with the provincial
government’s interest in addressing climate change by encouraging local food
production and distribution.

2008: Trustees were provided with a copy of the booklet entitled “Plan to Farm — an
area farm plan for Salt Spring Island” for their information. This document, funded
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by federal, provincial and regional governments, spoke to three key
recommendations to revitalize agriculture in the Salt Spring community: to establish
a Salt Spring Island Agricultural Alliance; a community farmland trust; and key
community facilities that support the expansion of agricultural activities.

Trust Council passed a resolution (TC 127/08) to request the Chair to write to the BC
Minister of Agriculture and Lands and the Farm Industry Review Board requesting that
they consider organic farming to be a normal farm practice in the Islands Trust Area. The
letter sent from the Chair emphasized that organic farming should be recognized as ‘a
normal farm practice’ in the Trust Area to ensure such farming is not discriminated
against by provincial regulatory bodies.

Trust Council passed a resolution (TC 128/08) to request the Chair to write to the Minister of
Small Business and Revenue, Rick Thorpe and to the Farm Tax Review Panel, apprising
them of the relevant Islands Trust policy and Trust Council’s support for a fair, enlightened
and sustainable approach to farm tax assessment in the Trust Area.

The letter from the Chair (TC 128/08) stated “[w]e are pleased that the provincial
government has initiated a comprehensive review of farm status assessment and
that there will be province-wide public consultations this summer”. The letter also
noted that the BC Assessment Authority’s recent move to split assessments and
reclassify some land as residential could be a serious threat to small farms in the
Trust Area, and that enlightened taxation would reward farmers who voluntarily
set aside parts of their land for fallow, woodlots and other natural buffers.

Trust Council removed the following agriculture-related agreement projects from the
Trust Programs Committee work program:

. Create Protocol Agreement regarding aquaculture

o Complete Memorandum of Understanding with Agricultural Land Commission.

2009: Trust Council hosted a presentation on the role of the BC Farm Industry Review
Board, an administrative tribunal operating in the agriculture and aquaculture sectors.
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Appendix E

Food Charter Examples

The Northern Regional Districts Regional Food Charter

(8]

h

Promote and support the right of all residents
to healthy food.

Advocate for income. employment. housing,
and transportation policies that support access
to food.

Promote eating locally grown food as a way to
increase consunption of fresh foods. reduce
“food miles” and increase local economic
stability.

Protect productive farmland in our region and
support strategies to make it accessible for
farming.

Protect our fresh water and marine eco-
systems and promote sustainable harvesting
practices.

Ensure appropriate quality and supply of water
for agricultural and home gardening use.

Promote convenient access to healthy and
affordable foods at the neighborhood level.

Work with consumers. municipalities, and
mstitutions to promote healthy food purchasing
practices that support local farm and food
businesses.

Promote partnership. programs and policies
that support rural-urban food links through
farmers’ markets. and other rural-urban
initiatives.

—

0

11.

16.

. Support incentives to enhance envirommental
values, and recognize the multi-fimctionality
of farms.

Support and encourage urban agriculture by
supporting community gardens, backyard and
rooftop gardens, city fruit trees and other
imitiatives.

. Support strategies for regional waste disposal
and composting systems that recycle nutrients
for regional food production.

. Support training and income-generating
programs that promote farming and food
security within a community economic
development model.

. Support health and nutrition promotion
strategies that encourage and increase the
health status and self-reliance of all members
of the population.

. Work proactively to achieve these goals
through the Regional Food and Health Action
Plan as well as support a regular community
food security assessment on the Region’s
progress towards food security.

Work proactively to achieve and support a
Regional Food Council to support planning,
policy and ongoing decision making in support
of this Regional Food Charter

Everyone in the Region has a role in creating a healthy local food systemn.

These actions will be achieved by the choices of individuals and the actions both alone and through working together
with local, regional, provincial. federal and First Nations governments. community-based organizations, community

associations. farm organizations. food processing and food service businesses and organizations. Aboriginal peoples.
immigrants and residents, business organizations. trade unions. educational and health institutions.

The Vision of this Charter will live and breathe through individual and collaborative support and action.

support the vision of the

On behalf of . Trwe,
Regional Food Charter.
Signed this day. month year.

Number of Members

Regional Food Charter, CRFAIR version April 22, 2008
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The Gabriola Island Proposed Food Charter

Gabriola Food Charter

Wholesome food needs to be a basic human right. To help ensure that it remains available
to people here, Gabriolans have prepared this Charter of principles as a guide for us as
consumers, for those who produce our food or help to bring it to our tables and for those

with authority to make regulations that affect our food.
Principles

1. Environment/Ecology

¢ We will act to protect, maintain and nourish the integrity of Gabriola’s
natural environment. We support responsible growing practices that
protect the earth, water and air.

¢ We believe in fostering local, safe and nutritionally superior food systems
to reduce negative impacts on our environment, decrease consumption of
fossil fuels and lessen packaging waste.

2. Education

o We understand the importance of educating ourselves and our children
about the food we eat. We promote learning about nutrition, growing
practices, preparation, storage, seed saving, industry additives, genetic
engineering, and the use of local wild foods.

3. Access

¢ We envision using and preserving the resources in our community: the
land, the sea around us, our fresh water, and distribution systems to
ensure that Gabriolans have access to safe, locally produced ,
affordable, fresh and nutritious food.

4. Celebration/Culture

o We value the importance of food and celebration in our island culture,
and the integral role that it plays.

¢ We recognize that food brings people together in celebration of
community, reflecting our traditional right to share food prepared in
our kitchens and using food grown in our own gardens.
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Appendix F
Local and Regional OCP Excerpts

Richmond designates land adjacent to the ALR in a development permit area, using clear maps, to require
buffering, and includes policies for securing an adequate supply of irrigation water for agriculture.

Spallumcheen’s OCP states “[i]t is the primary goal of the Township of Spallumcheen to preserve the
Township’s agricultural land base, the community’s rural character and environmental attributes while
allowing changes in land use which will not compromise this primary goal.” The first objective of the
Township is to maintain Spallumcheen as a predominantly agricultural and rural community; subdivision is
discouraged, and non-ALR rural lands are regulated to ensure their use is compatible with farming activities.

Source: Curran, D. 2005. Protecting the Working Landscape of Agriculture: Smart Growth Direction for
Municipalities in British Columbia. West Coast Environmental Law. www.wcel.org.

Corporation of the District of Central Saanich Official Community Plan (2008), selected agricultural
objectives and policies:

3.2.1. Preserving Agricultural Land
Objective: To preserve lands with potential for agricultural production and to protect these areas from
incompatible land uses

Policy 1: Areas designated as Agriculture on Schedule A, Land Use Plan will be retained for agricultural
uses over the long-term regardless of any changes that may be made by the Provincial Government with
respect to the Agricultural Land Reserve (ALR).

Policy 7: Land abutting ALR land is to include a buffer strip. Any new development on lands adjacent to ALR
lands may be required to provide berms, landscaped buffer areas, and/ or fencing next to the property line
between the farm and the non-agricultural use. The Land Use Bylaw specifies setback requirements for
residential development adjacent to lands in the ALR.

Policy 8: New institutional buildings and uses such as schools, hospitals, residential care facilities, cultural
facilities, fire or police services shall not be located within the Agricultural area.

Policy 9: New roads, utility corridors, or other public uses shall not be located on agricultural lands unless no
suitable alternative exists. In those cases where no suitable alternative exists, land excluded from the ALR
must be replaced with land of equal or greater agricultural value within the District of Central Saanich.

Policy 10: The presence of institutional or recreational uses within the agricultural area shall not be
considered as the basis for restriction or limitation of any farming activity.

Policy 11: Amend the Land Use Bylaw to incorporate provincial standards that guide maximum lot coverage
for non-agricultural buildings and structures associated with land uses in agricultural zones.

Policy 12: Amend the Land Use Bylaw to limit the maximum size of residences in agricultural areas.
3.2.2. Support for Agriculture

Objective: To ensure the sustainability and economic viability of the District of Central Saanich’s farm
community as an integral part of agriculture on the Saanich Peninsula
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Policy 3: Support and encourage agricultural activities by developing an Agricultural Area Plan for Central
Saanich. This plan may, among other things, define legitimate farming, address factors that are increasing
the cost of farmland, determine how to encourage farming and value-added food production, and address
the environmental management of farms.

Policy 5: Support in principle the diversification of the agricultural economy in Central Saanich, through such
activities as farm-gate marketing and other agri-tourism opportunities that are ancillary to primary farming
activities and do not impact the agricultural capability of farmland.

Policy 10: Develop an agricultural-industrial zoning designation to protect and encourage agriculture-related
industries in the Keating Industrial area and at other appropriate locations throughout the District (cross-
reference Section 5: Economic Development).

Policy 11: Allow and support the development of regular farmers’ markets including small pocket markets in
existing parking lots and public spaces.

Policy 12: In discussion with the appropriate Provincial authorities, develop criteria to guide the
establishment and location of supportive, seasonal (temporary) farm worker housing. Also explore the need
and opportunity for establishing long-term, on-farm housing.

Policy 14: Explore and encourage alternative models of agricultural land ownership that support farming,
such as community farmland trusts.

Policy 15: Support efforts to acquire and protect agricultural land within the community in order to increase
local sustainable food production and create opportunities for new farmers.

3.2.3. Environmental Stewardship
Objective: To encourage and support the implementation of environmentally considerate farm practices

Policy 2: Support the Canada — British Columbia Environmental Farm Plan program as it relates to
agricultural and farming practices.

Policy 3: Encourage the implementation of environmental and sustainable farm practices that provide local
producers with an economic advantage while improving the health of the local community.

Policy 5: Work with the agricultural community to support water conservation measures on farms.

Policy 6: Support the beneficial application of recycled organic matter and compost on farm lands to reduce
the District’s contribution to the waste stream and improve the health and fertility of local soils.

Source: The Land Conservancy of BC. 2009. BC's Farming and Food Future: Local Government Toolkit for
Sustainable Food Production.

District of Metchosin OCP (Bylaw No. 258, 1995)- Farm worker Housing Excerpt
3.3.11 The maximum density shall not exceed one dwelling unit per lot except:
(1) Where a lot is classified as a farm pursuant to the Assessment Act and the sole purpose of the additional

dwelling unit is to provide housing for employees working on that farm, and the lot is 4 hectares (9.9 acres)
or more, one additional dwelling unit in the form of a manufactured home may be permitted; or
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(2) where permitted in the Land Use Bylaw.
3.3.12 Only one secondary suite shall be permitted per parcel subject to the Land Use Bylaw.

Source: District of Metchosin. Official Community Plan. Bylaw 258, 1995 (consolidated January 2010).
Accessed July 26-10. http://metchosin.civicweb.net/Documents/DocumentList.aspx?1D=421
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Appendix F

Creative Zoning for Strengthened Food Systems- Excerpts

Saanich
‘ SCHEDULE 103 RURAL ZONE (DEMONSTRATION FARM) = A-1DF
103.1 Uses Permitted (i) 3.0 m (9.8 fi) from an interior side lot
line.
Uses Permitted: (iii) 3.5 m(11.5 ft) from an exterior side
(a) Agriculture lot line.
(b) Demonstration Farm
(c) Single Family Dwelling (b) (i)  Shall not exceed a height oft 7.5 m
(d) Boarding (24.6 ft). as measured from Grade; for
(¢) Home Occupation @9 those buildings and structures having or
() Accessory Produce Sales incorporating flat roofs or roofs witha
(g) Accessory Buildings & Structures pitch less than 3:12, the maximum height
of these roofs shall not exceed 6.5m (21.3
103.2 Boarding ft) as measured from grade:
(ii)  In no case shall portions of a building
Boarding: or structure located within a 5.0 m (16.4

ft) distance from any point along a
continuous vertical plane described by
and including the outermost wall having
the lowest building elevation exceed
103.3 Lot Coverage a height of 7.5 m (24.6 ft) measured
from the average natural grade of the
two outside corners of the outermost
wall, except as specified in subsection
(i) above. The outermost wall does not
it include exterior projections including
and structures shall be 40% of'the lot area. balconies, canopies, sundecks, or other
similar features.

There shall not be more than two boarders in a
dwelling unit.

Lot Coverage:
For alot having an area less than 2000 m?
(.49 ac). the maximum Lot Coverage of all buildings

103.4 Buildings and Structures for
Agriculture {(c) Shall not exceed a Floor Space Ratio (R) of
0.45.
Buildings and Structures for Agriculture:
(a) Shall be sited not less than: 103.6 Buildings and Structures for

Accessory Produce Sales
(i) 7.5 m (24.6 fi) from a front, rear and

_ exterior bld? hfl line. o Buildings and Structures for Accessory Produce
(1) 3.0m (9.8 ft) from an interior side Sales:
lot line. (a) Shall besited not less than:
(iii) 3.0 m (9.8 ft) from all buildings used
for residential purposes. (i) 7.5 m (24.6 1) from a front, a rear.
and an exterior lot line.
(b) That involve the keeping of farm animals (i) 3.0 m (9.8 fi) from an interior side
shall be sited in accordance with the provisions lot line.

of the Animal Bylaw.
(b) Shall not exceed a total floor area of 12.00 m?
103.5 Buildings and Structures for Single (129 fi2).
Family Dwelling
{(c) Shall be limited to one per lot.
Buildings and Structures for Single Family Dwelling:
(a) Shall be sited not less than:

(i) 7.5 m (24.6 fi) from a front and rear
lot line.

Saanich Zoning Bylaw 8200 (Adopted Septamber 14, 2004 « Bylaw #8504) 103-1
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SCHEDULE 103

RURAL ZONE (DEMONSTRATION FARM) « A-1DF

103.7 Accessory Buildings and
Structures for Use other than
Agriculture

Accessory Buildings and Structures for Use other
than Agriculture:
(a) Shall be sited not less than:

(1) 7.5 m (24.6 ft) from a front, rear and
exterior side lot line.

(1) 3.0m (9.8 ft) from an interior side
lot line.

(b) Shall not exceed a height of 3.75 m (12.3 ft).
103.8 Minimum Lot Size

Minimum Lot Size:
No land shall be subdivided into lots having a width

or arca less than:

(a) Standard Lot
. width 60 m (196.9 ft)
. area 2 ha (4.9 ac)

(b) Panhandle Lot
*  not permitted

(c) Home-site Severance Subdivision approved
by the Agricultural Land Commission
. area 2500 m? (26.910.7 ft*).

103.9 General
General:

The relevant provisons of Secitons 5, 6 and 7 of the
bylaw shall apply.

\ 103-2

Saanich Zoning Bylaw 8200

Source: Saanich Zoning Bylaw No. 8200. Rural Zone Schedules.
http://www.saanich.ca/living/pdf/zone8200.pdf#page=53
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City of Abbotsford
221 _AGRICULTURAL DISTRICT (AG1)

The intent of this zoning district is to ensure that rural lands will
be preserved for farming and farm-related purposes.

2211 PERMITTED USES

RESIDENTIAL, limited to One-Family Dwelling;
BOARDING & LODGING, limited to two persons per dwelling unit;
HOME OCCUPATION;
AGRICULTURE;
KEEPING & RAISING OF ANIMALS FOR COMMERCIAL PURPOSES;
HORTICULTURE;
PEAT EXTRACTION & PROCESSING;
HORSE RIDING ACADEMY;
ROADSIDE STAND (Classes A and B), provided that the operation is clearly
Jp— ancillary to a permitted agricultural use;
ounen; —» FARM-BASED WINERY, provided that the operation is ancillary to a permitted
agricultural use;
ANIMAL HOSPITAL or CLINIC;
RADIC & TELEVISION TRANSMISSION FACILITIES;
Bylaw 8200 PUBLIC SEWAGE COLLECTION, TREATMENT AND DISPOSAL FACILITIES;
sooroerie —— ™ ACCESSORY USES, including one Secondary Suite subject to Section 201.09.

Byiaw 7488 A  PERMITTED USES - SITE SPECIFIC
2003/03/17

The following additional uses are permitted in the Agricultural District (AG1) on a
site specific basis only:

CHILD CARE program as a HOME OCCUPATION, limited to a maximum of 30
children in the case of:

P.1.D. 003-916-332

Parcel “2" (J21626E) Lot “B” Section 17 Block 4 North Range 5 West New
Westminster District Plan 11667

¥ 7471 No. 6 Road

2008007117 that it is necessary and accessory to Agriculture and subject to the special

Bylaw 8039 Seasonal Farm Labour Accommodation within the specified dates, provided
I provisions contained in Section 221.7, in the case of:

69808 / 8060-30-5300 221-1
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221.2 PERMITTED DENSITY

.01

.02

Maximum Number of Dwellings: One, EXCEPT THAT

(a)

(b)

()

(e)

A lot used as the site of a licenced Boarding or Breeding
Kennel designed to accommodate 20 or more dogs may have
one additional dwelling intended for occupation by a full-time
employee of the Boarding or Breeding Kennel, employed on the
lot in question.

A lot used as the site of a licenced Animal Petting Farm may
have one additional dwelling intended for occupation by a full-time
employee of the Animal Petting Farm, employed on the lot in
question.

A lot containing a minimum area of 8 ha (19.769 ac.) may have
one additional dwelling intended for occupation by a full-time
agricultural worker employed on the lot in question.

A lot containing a minimum area of 25 ha (61.774 ac.) may have
up to two additional dwellings intended for occupation by full-time
agricultural workers employed on the lot in question.

A lot containing a minimum area of 30 ha (74.134 ac.) may have
up to three additional dwellings intended for occupation by full-
time agricultural workers employed on the lot in question.

Maximum Floor Area Ratio: 0.60

2213 MINIMUM & MAXIMUM SETBACKS FROM PROPERTY LINES

.01

For Dwellings and Residential Accessory Buildings:

(@)
(b)

()

Front Yard: 6 m (19.685 ft.).

Side Yards: 1.2 m (3.937 fi.) on one side; together with 3 m
(9.843 ft.) on the other side for lots of an area of less than
0.8094 ha (2 ac.), or 6 m (19.685 ft.) on the other side for lots of
an area of 0.8094 ha (2 ac.) or more;

PROVIDED THAT on a corner lot a side yard which
abuts a public road shall be a minimum of 3 m (9.843 ft.).

Rear Yard
for Dwellings: 6 m (19.685 ft.).

for Residential Accessory Buildings: 1.2 m (3.937 ft.).

69808 / 8060-30-5300
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Bylaw 8039 A 02
2006/07/17

.03

The following provisions must be met in order to permit Seasonal Farm
Labour Accommodation:

(@)
(b)

()

(d)

(€)

(f)
(9)

Minimum Farm Operation size of 20 acres (8.09 ha);

The Seasonal Farm Labour Accommodation must be located
on the same lot as an existing One-Family Dwelling;

Only one Seasonal Farm Labour Accommodation is permitted
per Farm Operation;

A building used for Seasonal Farm Labour Accommodation
shall not exceed 300 m? (3,229 ft%);

A maximum of 30 Seasonal Farm Labour occupants per
Seasonal Farm Labour Accommodation is permitted;

Minimum floor area per occupant is to be 10 m? (108 ft*); and
A building used for Seasonal Farm Labour Accommodation

shall be considered a dwelling with all regulations relating to
density, minimum and maximum setbacks and height to apply.

Limitations

(@)

(b)

(c)

(€)

A building used for Seasonal Farm Labour Accommodation
must adhere to all relevant components of the British Columbia
Building Code and the City of Richmond’s Building Regulation
(Bylaw 7230);

A lot that contains a building used for Seasonal Farm Labour

Accommodation is subject to inspections by the City during any
12 month period to ensure that occupation is in compliance with

the regulations contained in this zoning district;

A building used for Seasonal Farm Labour Accommodation
does not need to be removed when not occupied by Seasonal
Farm Labour if the use is required on an ongoing, annual basis
for the agricultural purpose of the Farm Operation;

If Seasonal Farm Labour Accommodation is no longer required
for the Farm Operation, all buildings used for Seasonal Farm
Labour Accommodation must be removed and the land restored
to its original state; and

Costs of removal of the Seasonal Farm Labour Accommodation
building and restoration of land to its original state are to be the
responsibility of the property owner.

69808 / 8060-30-5300
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(d) Maximum Setback
for Dwellings: 50 m (164.042 ft.).
(See Interpretation Section 201.04 for explanation.)
.02 For Buildings and Structures for Other Uses:
(a) Front Yard: 6 m (19.685 ft.).
(b) Side Yards: 4.5m (14.764 ft.).

(€) Rear Yard: 4.5 m (14.764 ft.).

221.4 MAXIMUM HEIGHT OF DWELLINGS:

2% storeys, but in no case exceeding 10.5 m (34.449 ft.).

221.5 MINIMUM LOT SIZE

.01 A dwelling shall not be constructed on a lot of less than 828 m?
(8,912.81 ft?) in area.

.02 An Animal Petting Farm may not be located on a lot of less than 2 ha
(4.942 ac.) in area.

.03 Regulations which determine the minimum dimensions and area of a lot
which may be created by subdivision will be found in Division 600 of this
bylaw.

2216 MINIMUM BUILDING SEPARATION SPACE
01 12m(3.937ft).

5’5{5’2}587933 221.7 SEASONAL FARM LABOUR ACCOMMODATION — SPECIAL PROVISIONS

.01 Seasonal Farm Labour Accommodation shall only be permitted on:

(a) A lot located in the Agricultural Land Reserve in the City of
Richmond;

(b) A lot designated for ‘Agriculture’ in the General Land Use Map
contained in the City of Richmond'’s Official Community Plan
(Bylaw 7100); and

(c) A lot classified as ‘Farm’ under the British Columbia Assessment
Act.

69808 / 8060-30-5300 221-3
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Bylaw 8039 A .04 Provisions for lots containing two or more existing dwellings

2006/07/17

(a) A lot that contains two or more existing dwellings may be
permitted to use only one dwelling for the purpose of Seasonal
Farm Labour Accommodation;

(b) Rezoning approval on a site specific basis to permit an existing
dwelling to be used for Seasonal Farm Labour Accommodation
is required; and

(c) An existing dwelling used for Seasonal Farm Labour
Accommodation must adhere to all relevant provisions and
v regulations contained in Section 221 Agricultural District (AG1).

Source: Abbotsford Zoning Bylaw, 1996. Agricultural One zone (Al).
http://www.abbotsford.ca/planning_services/building_permits/building_bylaws/abbotsford zoning bylaw/sec
tions_and zones.htm
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Appendix H
City of Abbotsford Seasonal Workers Housing Covenant

City of Abbotsford
Development Services
Seasonal Covenant
with Sec 219 Covenant

LAND TITLE ACT

FORM C

(Section 219.81) [now s. 233]
Province of British Columbia

DOC ID: PL-831 2009-12-07

GENERAL INSTRUMENT — Part 1 (This area for Land Title Office Use) Page 17 of <> pages
1. APPLICATION: (Name, address, phone number and signature of applicant, applicant's solicitor or agent)
City of Abbotsford
32315 South Fraser Way Signature of applicant, applicant’s solicitor or agent
Abbotsford, B.C. V2T 1W7 Tel: (604) 853-2281 Municipal File No. 3070-20/T<>
2. PARCEL IDENTIFIER(S) AND LEGAL DESCRIPTION(S) OF LAND:*

(PID) (LEGAL DESCRIPTION)

SEE SCHEDULE
3. NATURE OF INTEREST:*

DESCRIPTION DOCUMENT REFERENCE PERSON ENTITLED TO INTEREST

(page and paragraph)

SEE SCHEDULE
4. TERMS: Parn 2 of this instrument consists of (select one only)

(a) Filed Standard Charge Terms D.F. No.

(b) Express Charge Terms X Annexed as Part 2

(c) Release There is no Part 2 of this instrument

A selection of (a) includes any additional or modified terms referred to in Item 7 or in a schedule annexed to this
instrument.

If (c) is selected, the charge described in Item 3 is released or discharged as a charge on the land described in ltem
2.

5. TRANSFEROR(S):*
SEE SCHEDULE

6. TRANSFEREE(S): [including postal address(es) and postal code(s)]
CITY OF ABBOTSFORD, 32315 SOUTH FRASER WAY, ABBOTSFORD, B.C., V2T 1W7
7. ADDITIONAL OR MODIFIED TERMS:*
N/A

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

Officer Signature(s) Execution Date Transferor(s) Signature(s)

Y M D <>[insert company name in
uppercase if applies, otherwise
delete wording], as to authorized
Solicitor/Notary Public/Commissioner signatory(ies)

As to both signatures
Print Name and Address:

<>(Print name in uppercase)

<>(Print name in uppercase)
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LAND TITLE ACT

FORM D
EXECUTIONS CONTINUED Page 19 of<> pages
Officer Signature(s) Execution Date Transferor/Transferee/Borrower/
Party Signature(s)
Y M D

CITY OF ABBOTSFORD, by its

authorized signatory(ies)
as to the signature of William Flitton GEQORGE W. PEARY, MAYOR
only

WILLIAM FLITTON, CITY CLERK

[complete if priority agreement
required, if not then delete this
section]

<>Charge/Mortgage Holder, by its
authorized signatory(ies)

Print Name:

Print Name:

Solicitor/Notary
Public/Commissioner

As to both signatures
Print Name and Address:

OFFICER CERTIFICATION:

Your signature constitutes a representation that you are a solicitor, notary public, or other person authorized by the Evidence Act,
R.S.B.C. 1996, c. 124, 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.

LAND TITLE ACT
FORM E
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SCHEDULE Page 3 of <> pages

ENTER THE REQUIRED INFORMATION IN THE SAME ORDER AS THE INFORMATION MUST
APPEAR ON THE FREEHOLD TRANSFER FORM, MORTGAGE FORM OR GENERAL DOCUMENT
FORM

2. PARCEL IDENTIFIER(S) AND LEGAL DESCRIPTION(S) OF LAND:
(PID) (Legal Description)

<> <>

3. NATURE OF INTEREST:

Description Document Reference Person Entitled to Interest
(page and paragraph)

Section 219 Covenant Pages <> to <> Transferee
Priority Agreement granting  Page <>
Section 219 Covenant No. Transferee

Priority over Mortgage No. <>
and Assignment of Rents No. <>[insert number or delete this portion if not required]

5. TRANSFEROR(S):

<>[underline & uppercase except “and” when used],
<> and
<>[insert Charge/Mortgage Holder (in uppercase) if applicable], as to priority agreement
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TERMS OF INSTRUMENT - PART 2

COVENANT

(Section 219 Land Title Act)

THIS AGREEMENT made the day of , 20<>;
BETWEEN:

<>

<>

<>

<>

AND:

(the “Grantor”)

CITY OF ABBOTSFORD
32315 South Fraser Way
Abbotsford, British Columbia

V2T 1W7
(the “City”)

WHEREAS:

A. The Grantor is the owner in fee simple of that certain parcel or tract of land and premises, situate, lying
and being in the City of Abbotsford, in the Province of British Columbia, and more particularly known
and described as:

Parcel Identifier: <>
<>
(the “Lands”)

B. The Grantor proposes to establish an Accessory Seasonal Employee Residential Use, pursuant to
Abbotsford Zoning Bylaw, 1996.

C. Section 219 of the Land Title Act R.S.B.C. 1996, c. 250 permits the registration of a covenant of a
positive or negative nature in favour of the City of Abbotsford in respect to the use of land or the use of
a building on or to be erected on the land.

D. One of the conditions of obtaining the consent of the City for the <> of the Accessory Seasonal

Employee Residential Building (the "Building") pursuant to Abbotsford Zoning Bylaw, 1996, is the
execution of this Agreement by the Grantor.

137



NOW THEREFORE THIS AGREEMENT WITNESSETH that pursuant to Section 219 of the Land Title Act, and
in consideration of the premises and the mutual covenants and agreements contained herein and the sum of
Ten ($10.00) Dollars now paid to the Grantor by the City (the receipt and sufficiency whereof is hereby
acknowledged), the parties hereto covenant and agree each with the other as follows:

1. THE GRANTOR COVENANTS AND AGREES with the City:
(a) that the Lands and any buildings on or to be constructed on the Lands shall only be used in accordance with this covenant;

(b) that the Building on the Lands shall only be used for the accommodation of a person or persons
employed by the Grantor on a full-time seasonal basis on the farm operation of which the Lands
form a part and shall be and remain unoccupied from <>

Choose appropriate (c) and delete other:

(c) that if for any reason the farm operation carried out on the Lands either ceases to include an
additional <> hectares of land which the Grantor owns or leases or ceases to meet the other
requirements for an Accessory Seasonal Employee Residential Use contained in Abbotsford
Zoning Bylaw, 1996, the Grantor shall forthwith remove or demolish the Building from the
Lands;

OR

(c) that if for any reason the farm operation carried out on the Lands ceases to meet the
requirements for an Accessory Seasonal Employee Residential Use contained in Abbotsford
Zoning Bylaw, 1996, the Grantor shall forthwith remove or demolish the Building from the
Lands;

(d) that if the Building is not removed or demolished from the Lands in accordance with this
Agreement, within 30 days from receiving notice in writing from the City to do so, the City may
demolish the Building from the Lands at the cost of the Grantor. It is understood that the City
may demolish the Building either by itself or by contractors employed by the City;

(e) to save harmless and indemnify the City, its officers, invitees, licencees, employees, servants
and agents harmless from and against all actions, causes of action, losses, damages, costs,
claims, debts, injurious affection, and demands whatsoever and by any person, whether known
or unknown, which has arisen or may arise out of or in any way due directly or indirectly to the
granting or existence of this Agreement including:

(i) any breach of any covenant or agreement on the part of the Grantor contained in this
Agreement or any steps taken by the City to enforce this Agreement upon a breach by
the Grantor or to obtain redress in respect of any such breach; and

(ii) any injury to persons, including bodily injury and death or damage to or a loss of
property on or about the Lands; and

(f) to do or cause to be done, at the expense of the Grantor, all acts reasonably necessary to grant priority to this Agreement over all
charges and encumbrances which may have been registered against the title to the Lands in the New Westminster Land Title Office,
save and except those specifically approved in writing by the City or in favour of the City.

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

(a) the City has made no representations, covenants, warranties, guarantees, promises or agreements (oral or otherwise) with the
Grantor other than those contained in this Agreement;
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(b) nothing contained or implied herein shall prejudice or affect the rights and powers of the City in
the exercise of its functions under any public and private statutes, bylaws, orders and
regulations, all of which, may be fully and effectively exercised in relation to the Lands as if this
Agreement had not been executed and delivered by the Grantor;

(c) in addition to this agreement being contractual in nature, the covenants set forth herein shall
charge the Lands pursuant to Section 219 of the Land Title Act and shall be covenants the
burden of which shall run with the Lands. It is further expressly agreed that the benefit of all
covenants made by the Grantor herein shall accrue solely to the City and that this Agreement
may be modified by agreement of the City with the Grantor, or discharged by the City, pursuant
to the provisions of Section 219 of the Land Title Act,

(d) 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;

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

(f) 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;

(g) this Agreement shall be governed and construed in accordance with the laws of the Province of
British Columbia; and

(h) if any section, subsection, sentence, clause or phrase in this Agreement is for any reason held
to be invalid by decision of a court of competent jurisdiction, the invalid portion shall be severed
and the decision that it is invalid shall not affect the validity of the remainder of this Agreement.

The Parties acknowledge that this Agreement has been duly executed and delivered by executing
the Form C and D attached hereto.

<> include "END OF DOCUMENT”" if this is the last page, otherwise delete

Source: Starke, J. March 29, 2010. Memorandum to Salt Spring Island LTC: Housing for Farm Workers on
Salt Spring Island.
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Appendix |
Facilitator Notes and “Dot”mocracy Outcomes
September 15, 2010 Trust Council Food Security Workshop

Facilitator notes

Theme: Wild Food/ Wild Lands

Challenges:
Too many people to feed (scale) locally
e  Exp: gone to industrial agriculture
e Local government action:
- balance between harvesting and protection
- encourage wild harvest (selfish)
Pollution
e Exp: deteriorating environments
e Local government action:
work with Health Authorities
encourage land-based mariculture
Education
o If aware of mushrooms, would eat more mushrooms (& berries & greens)

Theme: Water

Challenges:
Seasonal water shortages
e Exp: storage, appropriate crops/ intensity, profitability
e Local government action:
- DPAs
- Groundwater regulation
Leaching of soils
e Soil amendments
e Retain run-off

Right to farm allows chemical use, which threatens water quality
Rewarding good land management in riparian areas

Theme: Education and Community Farming (actions)

1. Local Island Education: link to schools and bring in elders and farmers to educate our youth.
2. Link our youth + agricultural community to the larger community through workshops.

3. Develop a food registry of wants to farm and who wants to provide land for farming.

4. Lobby province to address obstructive regulations to local agriculture

Community Gardening Actions:

Promote local trade in agricultural products at farmers’ markets, co-ops, etc.

Allow community kitchens

Allow + promote (community amenity) community garden allotments

Protect nature’s food sources (berries, mushrooms) through natural area protection initiatives
Allow for food co-ops, community kitchens in zoning

arwdE
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Themes: Local Distribution/ Direct Marketing and Access

Local OP/ Models

Galiano Farmers Market

Local group takes on marketing, local initiative

IT could support formally, funding

Cut back ferry, forced to shop at home

Market food is sold out- so is being bought

Internet marketing

Unique solutions on each island- some islands surplus food goes to waste

More Infrastructure

o Need an export market? But export = import

o Local stores selling local produce- some islands do not have a store

e Extra from market could go to local store

o Develop infrastructure to encourage sell locally- G.C mobile abattoir, cold storage, support by

zoning, advocacy, funding.

e  Supply of raw material for farming e.g. hay

e  Why growing food on marginal land + livestock that require importing food- lack of infrastructure

e  Box program, CSAs- support + develop

¢ ALR limitation on sale of non-farm products, should allow more related sales
Policy

e  Community composting- infrastructure- community driven composting- sell or give back to farmers
Infrastructure

e Composting- waste management planning, RD responsibility

o  Compost- required volume to make it work

o  Deer eat local grown foods

e Co-op food growing- on donated lands

e Take land cost out of equation, makes food more accessible

e Food banks- not on all islands, not good at handling fresh food, mainly canned

o  Collect surplus food from community gardens for distribution

e Emergency food- X-mas box programs on some islands- volunteer driven

Community Driven Initiatives

Seniors gardens + other groups developing community gardens
Zoning for farmers markets becoming bigger and zoning becoming an issue (can be a barrier to
markets being successful): use school grounds, parking lots

Cost off vs. on (island)

Need to pay more for food so farmers can be viable

Issue- leaving island to shop at big box stores instead of shopping on island: people tend to shop
once a week, daily shopping usually conducive to shop locally

Choice: support locally or big box

Local shopping generally costs more than off island

Limited land on island suitable for local retail

Zoning on Gabriola “limited markets”- why?
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o Food delivered from off-island to local business “camps”- why? Cheaper to bring food from off-
island.
o Cost of preparing local food vs. pre-packaged from off-island

Themes: Housing and Land

Housing on marginal land- tailored to each parcel (includes whole housing footprint)
Less focus on temporary housing
Agri-tourism standards for farm worker housing
Regional farming Trust Fund:
Support land acquisition
Training
Economic incentives
e More messaging and vision for local food on each island- tailored to each island’s need and
strengths
Covenants/ agreements that bind type of housing on farms/ ALR
ALC to also focus on small-scale
Same legal instruments for affordable housing used to support farm worker housing
Mobile homes are permitted (under ALC), if successful, move to a more permanent structure
Difficult for small-scale intensive farming to prove need
Housing agreements- affordable housing for farm workers- create a model agreement. But what
about monitoring?
o Mobile unit does not convey a sense of long-term investment in the land (lobby ALC to agree to
larger mobile units)

o See food producing lands as part of a resource (like “natural” lands), same mechanism to protect
parks- systems of parks, systems of farms to be leased to young farmers.

e Tennant farmers, living on the land, leasing the land.

Gain a sense of what it takes to support a population on an island- put that land aside and protect

it.

Getting the word out about local food- collaboration and knowledge sharing

People willing to put more into backyard gardening than buying local- transition strategy

Don't prohibit backyard “victory” gardens and associated activities.

Linking producers, consumers and social agencies; local government to facilitate this

Need to support a local market to changes people’s choices: education, capture the knowledge

before it disappears.

Trust to be a champion , facilitate, funding, and agriculture stewardship award.

e Develop brochures: agriculture in the Gulf Islands, facts

e Bringing people from the outside to speak and inspire

Themes: Local Processing and Waste Management

e Gabriola- model language (OCP/ LUB)
- community kitchens
- local processing
related to local agriculture, in ALR (non-farm uses)
e Barriers to composting? Communal composting- keeping waste on-island, bear protection
e Camps- gardening, waste capture
e Education/ awareness/ encouragement
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Gleaning/ Sharing

Community Kitchen- commercial zone

Amenity zoning- land / infrastructure, who manages?

Crown land acquisition- farmland TFB

Community farms- growing food together

Lasqueti- Abattoir permission- remote location

Mobile abattoir

Storage: co-0ps- zoning? Sponsor re-zoning, accommodate in LUBs.
Arable land not used: get used (mapping), putting land in ALR, change zoning (based on
agricultural capability outside ALR.

o Agro NAPTEP

Dot-mocracy Exercise

Develop DPAs that protect riparian areas for water use as well as riparian protection

Advance groundwater regulation with the Province

Find ways to reward good land management and associated water use (8 votes)

Develop regulations with a balance between harvesting and protection (1 vote)

Work with Health Authorities to reduce pollution of water and lands (e.g. waste disposal) (1 vote)
Encourage land based mariculture (1 vote)

Educate residents about safe wild foods (eat mushrooms and berries)

Encourage ALC to pursue housing on marginal land on a case by case basis

Employ agri-tourism standards (cottages vs. mobile homes) for housing

Support a regional farming trust fund (13 votes)

Employ covenants and housing agreements on ALR land (pursue same legal instruments as
affordable housing); create a model agreement

Support small-scale farmers in proving need for worker housing (5 votes)

Encourage larger mobile units for housing

Protect farmland like we protect parks; a system of farmlands protected (2 votes)

Encourage + support backyard gardening (1 vote)

Study and map farmland and potential for supporting ourselves via local food (1 vote)

Produce more information materials about local food

Serve as a facilitator linking consumers, producers and social organizations (4 votes)

Create an agricultural stewardship award (1 vote)

Support local farmers markets with funding

Encourage & support internet marketing of local food products

Policy, zoning, advocacy to support or encourage local food outlets and stores (1 vote)

Policy + advocacy to develop infrastructure for on-island food processing and storage (8 votes)
Policy, advocacy and funding for community supported agriculture (CSA)

Advocacy to remove or reduce ALC limitation on related sales on farms as a means to support on-
island farming (1 vote)

Policy + advocacy to develop on-island community driven composting

Policy to encourage co-op food growing

Develop specific zoning for farmers markets

Advocacy or policy to encourage on-island shopping and discourage off-island shopping (1 vote)
Develop model language for promoting communal kitchens and local processing facilities for OCPs
and LUBs (1 vote)

143



Encourage communal composting facilities (5 votes)

Provide education and encouragement for composting (2 votes)

Permit community kitchens in commercial zones

Advocate for community mobile abattoirs (2 votes)

Map productive + arable agricultural lands including those not in the ALR (3 votes)

Sponsor rezonings for agricultural infrastructure (storage, processing facilities)

Promote community farms (1 vote)

Develop agricultural NAPTEP

Acquire crown lands for farming (2 votes)

Promote gleaning and food sharing

Focus on golf courses and landscape design (shift) in schools - food basics - on islands we can
reach people - workshops.

Educate - place money where your mouth is - invest in local rather than costco

Reach into public schools to educate - mentor with elders

Link educators with community

Conversation with adults re true costs of food - provides reasoning for adults to invest in food
Identify geographic origins of food

Fundraising for farmers.

Galiano - food registry - who can farm - make community gardens available who wants to farm -
workshops.

Food gleaning - pick surplus food

Meat - provincial obstacles to slaughtering etc - meat sustainability.

Paid coordinator to facilitate community gardening

What is local? Should there be interisland?

Look at sharing of islands residents of 1960s and 1970s

Fund and allow community kitchens.

Garden allotments

Food from nature - berries, mushrooms

Food donations - hope kitchen/food banks

Cooperative - joint production.

Grouping according to action duplication across themes

Following the workshop, staff analyzed the data above and discovered that several similar actions had been
identified across several different policy themes, and iterations of the same action had been voted on more
than once. Staff decided to group similar actions and associated votes in order to reflect commonalities
between policy themes. Below are the top 7 priorities according to votes:

Group theme: Protect agricultural lands through land trust and park mechanisms (17 votes)
Support a regional farming trust fund (13 votes)

Protect farmland like we protect parks; a system of farmlands protected (2 votes)

Acquire crown lands for farming (2 votes)

Group theme: Develop food processing and storage (11 votes)

Policy + advocacy to develop infrastructure for on-island food processing and storage (8 votes)
Develop model language for promoting communal kitchens and local processing facilities for OCPs and
LUBs (1 vote)

Advocate for community mobile abattoirs (2 votes)
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Group theme: Reward agricultural land stewardship (9 votes)
Find ways to reward good land management and associated water use (8 votes)
Create an agricultural stewardship award (1 vote)

Group theme: On-island composting (7 votes)
Encourage communal composting facilities (5 votes)
Provide education and encouragement for composting (2 votes)

Support small-scale farmers in proving their need for worker housing (5 votes)

Group theme: Study and map agricultural lands (4 votes)
Study and map farmland and potential for supporting ourselves via local food (1 vote)
Map productive + arable agricultural lands including those not in the ALR (3 votes

Serve as a facilitator linking consumers, producers and social organizations (4 votes)

Explanation of the concept of “Agricultural Parks”

The concept of Agricultural Parks (AgParks) has become more prevalent in the U.S in the past several
years. In general, AgParks are areas where small farms, public areas, and natural habitat are intentionally
integrated in an effort to conserve the natural and working landscape, support small-scale farmers and
foster public education and passive recreation. AgParks can be located on public or private land; a key
factor in determining how the space is managed and funded. The management and operation of public
AgParks requires collaborative partnerships between public agencies, educational facilities, local non-profits
and community groups. AgParks can also include historical buildings, research sites, allotment or
demonstration gardens, and interpretive areas.

While there are no official AgParks in Canada, there are many small-scale farms that operate within a
mandate of sustainable agriculture, ecological conservation and public education. Exploring the concept of
AgParks in the Trust Area could provide some answers to identified challenges to local food security such
as a lack of affordable land for new farmers and the real and perceived competition between agriculture and
park land uses.

For more information please visit SAGE (Sustainable Agriculture Education) at www.sagecentre.org and
download the Urban Edge Agricultural Parks Toolkit www.sagecenter.org/resources/publications/

Source: Sustainable Agriculture Education (SAGE). 2005. Urban Edge Agricultural Parks Toolkit. Berkeley,
California. www.sagecentre.org.
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13.2

200-1627 Fort Street, Victoria BC VB8R 1H8
Telephone (250) 405-5151 Fax (250) 405-5155

Toll Free via Enquiry BC in Vancouver 604.660-2421. Elsewhere in BC 1.800.663.7867

Email information@islandstrust.bc.ca

|S I a n dS Tr“ St Web www.islandstrust.bc.ca

March 3, 2011

Hornby Island Local Trust Committee
Dear Trustees:
Re: Exploring Food Security in the Islands Trust Area

Attached is a copy of an Islands Trust report “Exploring Food Security in the Islands Trust Area” dated November 16, 2010.
The report provides information about food security and food systems and serves as a foundation for further work on local
policies and actions to support food security. It contains an overview of global, national and provincial food systems and
statistics. It focuses on local issues and opportunities through ten food security related policy themes: land, housing, water,
wild foods/lands, processing, distribution, access, education, community agriculture and water management.

Food security is currently part of the Islands Trust Council’s Strategic Plan. Following receipt of the food security report in
December 2010, Trust Council resolved to continue to include and strengthen food security in the Strategic Plan by measuring
success as how many protocols are revised or developed to include food security and how many Local Trust Committee
Official Community Plans and Land Use Bylaws are amended to address food security. Recognizing that the report will be of
interest to other agencies and communities, Islands Trust Council asked staff to provide copies of the report to the Islands
Trust Fund Board, local trust committees and Bowen Island Municipality for consideration of the recommendations and to
provincial agencies, regional districts, First Nations, interest groups and the general public for their information.

To implement policies and regulations to address food security, Local Trust Committees will need to amend their work
programs to include Official Community Plans and Land Use Bylaws amendments for food security. This could be a stand-
alone program focused on food security or part of an existing or upcoming Official Community Plan and Land Use Bylaw
review.

Over the following months, Trust Council will continue to undertake further work on food security and explore ways to
implement some of the recommendations contained in the report. For example, Trust Council has suggested that the Islands
Trust Fund Board explore the feasibility of establishing a farm land trust, and has asked Islands Trust staff to undertake further
research and report back with recommendations for additional work. Trust Council also resolved to develop internal
organizational policies and procedures regarding procurement that support local food security, to include food security in the
topic review inventory for the Islands Trust Policy Statement and to include food security in any reviews of existing protocols
and explore opportunities to develop new protocols around food security.

The Islands Trust Council is a federation of independent local governments that represents some 25,000 people living within
the Islands Trust Area. The Islands Trust is responsible for preserving and protecting the unique environment of the Islands
Trust Area through planning and regulating land use, development management, education, cooperation with other agencies,
and land conservation. The area covers the islands and waters between the British Columbia mainland and southern
Vancouver Island. Itincludes 13 major and more than 450 smaller islands covering 5200 square kilometres.

For printed copies of the report “Exploring Food Security in the Islands Trust Area” please contact Stephanie Somers at
250-405-5175 or by email ssomers@islandstrust.bc.ca. Additional information is also available on our website at
www.islandstrust.bc.ca under the “Food Security” link.

Sincerely,

Ay —

Sheila Malcolmson
Chair, Islands Trust Council

Encl: Exploring Food Security in the Islands Trust Area — report

Preserving Island communities, culture and environment
Bowen Denman Hornby Gabriola Galiano Gambier Lasqueti Mayne North Pender Salt Spring Saturna South Pender Thetis
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