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Hornby Island Residents’ and Ratepayers’ Association (HIRRA) 
4305 Central Road, Hornby Island, BC, V0R 1Z0 

Ph: (250) 335-1842  E-mail: office@hirra.ca 

November 23, 2021 
 
Hornby Island Local Trust Committee 
Islands Trust, North Office 
700 North Road, Gabriola BC V0R 1X3 
E-mail to: northinfo@islandstrust.bc.ca 
 
Attention: Hornby Island Local Trust Committee 
 
Subject:  Support to establish Hornby Island Community Heritage Register (CHR) 
 
At the Regular Meeting on November 10, 2021, the Hornby Island Residents’ and 
Ratepayers’ Association (HIRRA) endorsed support to set up a Hornby Island Community 
Heritage Register. Understanding that this work will require your support and a time 
commitment of Islands Trust staff, I am writing on behalf of the HIRRA to seek your 
consideration to advance this request at your next Local Trust Committee meeting.  
 
This initiative was brought to the HIRRA Executive on October 27, 2021, by the 
Community Hall Committee following several weeks’ exploration to consider 
establishing a register, similar to the register completed for Denman Island. The main 
aim of this initiative is to formalize an official list of historic places which have heritage 
value or heritage character. Additionally, places listed on a community heritage register 
would be better positioned to access heritage conservation tools and incentives and be 
eligible for various funding sources such as the Heritage Legacy Fund of BC.  
 
The Hornby Island Archives Committee of New Horizons has also confirmed the 
importance of this initiative. Their letter of support is attached. 
 
We are urging the LTC to consider this request to set up a Hornby Island Community 
Heritage Register at the next scheduled meeting on December 10, 2021. A member of 
the Community Hall Committee will be in attendance to provide additional background 
information.  
 
Following a discussion, we hope the LTC will support a resolution requesting staff bring 
back a report to the LTC to establish a CHR, including options with respect to community 
engagement and consultation.  
 
Sincerely, 
 
 
Daniel Siegel, HIRRA President  
 
cc. HIRRA Community Hall Committee 
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To Whom lt May Concern:

The Hornby Island Community Archives (HICA) is a sub-committee of
the Charitably Registered Homby Island New Horizons Societ-v. We
fully support the Hornby Island Residents and Ratepayers Association
(HIRRA) in its application for the creation of a Hornby Island Heritage
Register.

Such a register would be of inestimable advantage to our own services in
helping to identify important sources from which to seek documents for
inslusion in our controlled archival storage space.

Yours truly,

G.1.

YL-*-*-\.
Anita LewisOakley Rankin

Chairperson
Hornby Island Community Archives
1765 Sollans Road
Hornby Island, BC

President
New Horizons Societv
1765 Sollans Road
Hornby Island, BC

November 20.2021
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Hornby Island Local Trust Committee 
Minutes of Regular Meeting 

 
Date: 
Location: 

October 8, 2021 
Room to Grow 
2100 Sollans Road, Hornby Island, BC 

 
Members Present: Sue Ellen Fast, Chair 
 Alex Allen, Local Trustee 
 Grant Scott, Local Trustee 
  
Staff Present: Heather Kauer, Regional Planning Manager 
 Jaime Dubyna, Island Planner (by Speakerphone) 
 Ian Cox, Planner 2 (by Speakerphone) 

Teresa Mahikwa, Island Planner (by Speakerphone) 
 Katherine Vogt, Recorder (by Speakerphone) 

Lisa Wilcox, Senior Intergovernmental Policy Advisor (by Speakerphone) 

  
Others Present: Daniel Arbor, Electoral Area Director 

Approximately seven (7) members of the public 
 Approximately eight (8) members of the Hornby Housing Coalition 

1. CALL TO ORDER 

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

Chair Fast called the meeting to order at 10:32am. She acknowledged that the meeting was 
being held in person in territory of the Coast Salish First Nations. She welcomed members of the 
public and introduced Trustees, staff, and recorder. She welcomed Electoral Area Director, 
Daniel Arbor. She noted that the meeting was being video recorded. 

2. APPROVAL OF AGENDA 

The following additions to the agenda were presented for consideration: 

 Move item 18.1 to after item 4. Town Hall to prioritise discussion of electronic meeting 
option for the next Local Trust Committee (LTC) meeting. 

 Move item 12.1 Minimum Average Lot Areas Amendment Project (MALA) to after item 10.2. 

By general consent the agenda was adopted as amended. 

3. REPORTS 

3.1 Trustee Reports 

  Trustee Scott provided a summary of activities and meetings attended: 
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 An October Hornby Island school event that showcased the beautiful condition of 
the new school, the community effort that has gone into it, and that there could be 
up to 53 students this year. 

 The Thatch situation seems stalled. Meetings between the Minister and Chief 
Rempel have taken place, but Trustees have not been invited. 

 Year-round permanent housing needs. 

  Trustee Allen provided a summary of activities and meetings attended: 

 Attended the September Trust Council meeting at which issues regarding tree 
cutting on private properties was discussed. 

 Conversations regarding San Juan Islands experiencing similar problems to the Gulf 
Islands with secondary homes and increasing numbers of visitors. 

 Recent Comox Valley Regional District meeting. 

 Discussions with members of the Fire Department on fire protection issues. 

3.2 Chair's Report 

  Chair Fast reported on the following meetings attended: 

 A recent Islands Trust Conservancy Board meeting. 

 A recent Executive Committee meeting. 

3.3 Electoral Area Director's Report 

  Director Daniel Arbor reported on the following: 

 An upcoming elected official forum with K’ómoks First Nation regarding water, 
including community and private well issues, and climate change impacts on water. 

 Hornby and Denman Highspeed Internet Referendum Virtual Open House Sessions 
sponsored by the Comox Valley Regional District on October 6 and 7, 2021, in 
preparation for the upcoming November referendum. 

 Property tax impacts for Hornby Island when property assessments increase. 

 A recent meeting with various Hornby Island participants regarding local housing 
needs. 

4. TOWN HALL  

 Members of the public commented and the following was noted: 

 Chair of the Hornby Island Advisory Planning Commission (APC) Wendy Burton, provided an 
update on the APC referral progress, noting that final APC recommendations for First 
Nations references inclusion in the Hornby Island Official Community Plan (OCP) are nearly 
complete; and that the APC will soon move into discussion of housing issues, including 
short-term vacation rentals. These meetings are open to the public. Many members of other 
Hornby associations have been invited to participate at upcoming APC meetings on housing 
as resource persons. Chair Burton emphasised that housing needs on Hornby are not only 
for short term seasonal workers, but also for full-time year-round workers, people housed in 
insecure homes, and committed residents who are excluded from the high-priced property 
market. 
o Trustee Scott thanked Chair Burton for her report and for the recent work of all APC 

members. 
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 It is asserted in the Bradsdadsland application that they are providing housing in the winter 
for essential workers only; however, at least one, and perhaps more, non-essential workers 
were living there this winter. 

 There should be a moratorium on further subdivision to prevent overpopulation. 

 A caravan/trailer park is an affordable, realistic solution for immediate housing needs. 

 Participants with commercial housing interests outnumber participants with housing needs, 
within the Hornby Housing Coalition. The community really needs to hear from those with 
housing needs. 

 The community and the Hornby Housing Coalition needs to better acknowledge that Short-
term Vacation Rentals (STVRs) have been impacting housing stock for many decades. 

 Affordable housing could be provided by allowing small, ecological, sustainable dwelling 
units for use by year-round residents on existing properties, especially those that are vacant 
in the winter. Rather than develop undeveloped land; already developed land could be 
better utilised. 
o Trustee Scott noted that this idea had come up at recent meetings and would be further 

discussed. 
o Trustee Allan appreciated the many creative ideas around housing that are circulating in 

the community. 

 The Islands Trust did a good job in 2018 in providing for all islands to create a housing needs 
assessment. Twenty affordable housing units were identified as needed on Hornby Island. A 
multi-pronged approach is needed to solve housing issues. 
o Trustee Scott noted that underlying all approaches were the critical factors of water 

availability and safe sewage disposal. 

 Illegal housing under moratorium could be transitioned through the Temporary Use Permit 
(TUP) system to become legal. 

 The community needs to be wary that they do not inadvertently create the opportunity for 
more STVRs, thus continuing to fail to provide affordable housing for long-term residents. 

18.1 Next Regular Meeting Scheduled for Friday, December 10, 2021 at 10:30 am at Room to Grow, 
2100 Sollans Road, Hornby Island, BC 

 Chair fast noted that the provincial government was shifting to in person meetings, but that the 
upcoming December 10, 2021 meeting could be done entirely electronically if it were declared a 
special meeting. 

 Trustees noted that some advantages to electronic meetings include less staff travel, reduced 
fuel usage, mitigating global warming, staff efficiencies, and not having to wear a mask. 
Disadvantages were poor internet service for many residents on Hornby Island, and not being 
able to see people all together. It would be beneficial to have a zoom component for in person 
meetings for those unable to attend. 

 Regional Planning Manager Kauer noted the following: 

 During the Covid emergency, staff were allowed by the provincial government to conduct 
electronic meetings by the emergency overriding of local meeting procedures bylaws; but 
now, local trust committees would need to update their local meeting procedures bylaws to 
allow as many electronic meetings as wanted. 

 The current meeting procedures bylaw allows only special meetings to be electronic. Special 
meetings would likely not have a Town Hall portion.  
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 The technical aspects of conducting electronic meetings involve extensive time involvement 
by administrative staff who must attend the entire meeting. This is unsustainable long-term.  

 The most difficult part for administrators of zoom meetings is managing the coming in and 
out of remote attendees, so the Town Hall portion of zoom meetings is the most difficult 
part to manage. 

 Video recording and streaming of a meeting is easier to staff and technically support. 

 For in person meetings, a staff member would need to be present. 

 Room to Grow and the Hornby Community Hall may not have reliable Wi-Fi to support a 
zoom component. 
o Trustee Allan noted that the Hornby Island Ratepayers Association (HIRA) zoom 

meetings had had as many as 60 participants, and that a local person could manage 
electronic Islands Trust meetings.  

o APC Chair Burton noted that at one HIRA meeting she was unable to vote due to a lost 
internet connection. 

Members of the public noted the following: 

 Zoom allows more members of the public to participate and saves time for participants. 

 Zoom disenfranchises those who do not have electronic devices or who have poor internet 
connections. 

 Mask rules can be determined by whoever calls a meeting rather than whoever owns and 
operates a venue. 
o Chair Fast noted that it was the British Columbia Centre for Disease Control (BCCDC) 

that was determining mask protocols for provincial government meetings. 

 Body language and facial expressions are important aspects of a meeting. Zoom and masks 
contribute to the invisibility of participants; especially if there is no participant list. Zoom 
meetings should allow all participants to see all other participants. 

 Hybrid Zoom/in-person meetings would allow busy people to participate more. 

 Future fibre optic capacity on Hornby will contribute to allowing more people to participate 
in electronic meetings. 

The next meeting will be in-person, Friday, December 10, 2021 at 10:30 am at Room to Grow, 
2100 Sollans Road, Hornby Island, BC. 

Director Daniel Arbor left the meeting at 11:18 am. 

5. DELEGATIONS 

5.1 Hornby Housing Coalition 

Barbara Baird of the Hornby Island Housing Society spoke on behalf of the Hornby 
Housing Coalition (HHC) regarding the letter of September 27, 2021 by the HHC to the 
LTC which urgently requests the LTC to extend the current moratorium on bylaw 
enforcement on illegal dwellings, and which requests further longer term support from 
the Comox Valley Regional District and Islands Trust planning staff for affordable 
housing solutions.   

She read out the HHC Statement of Purpose and explained that the HHC was a separate 
coalition from all other associations on Hornby. Though many participants came from 
these other associations, they were encouraged to speak from their own individual 
experience, rather than as spokespersons for these other associations. The HHC, 
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utilizing consensus decision making, was hoping to generate new solutions to the 
affordable housing crisis on Hornby Island.  

A member of the HHC read out the 2-page September 27, 2021 letter from the HHC to 
the LTC, as contained on pages 4 and 5 of the October 8, 2021 LTC Agenda Package.  

The HHC had identified the need for a new housing zone to be created on Hornby Island 
and were requesting help from planning staff. 

Trustees noted the following:  

 They were not able to attend local meetings together because this would constitute 
a quorum of a committee and there were provincial rules against this.  

 The new zone concept could be forwarded to the APC for their upcoming housing 
referral. 

 Planning staff time is limited and in demand. 

 The possibility of a request to the Executive Committee for a budgetary allowance to 
hire a private, perhaps local, planning consultant to support the APC housing 
referral. 
o Chair Fast noted that formal budget requests are being assessed right now for 

the upcoming year. 
o Chair Fast referred to Item “17.1 Islands Trust awarded a $367,795 grant from 

the Province of BC for a Development Application Service Delivery and 
Technology Improvement Program” as one solution by which affordable housing 
might be fast-tracked. 

By general consent the meeting recessed at 11:55 am and reconvened at 12:30 pm. 

Planner Dubyna joined the meeting at 12:30 pm. 

6. MINUTES 

6.1 Local Trust Committee Minutes dated July 16, 2021 - for adoption 

By general consent the Local Trust committee meeting minutes of July 16, 2021 were 
adopted. 

6.2 Section 26 Resolutions-without-meeting – none 

6.3 Advisory Planning Commission Minutes dated July 23, 2021 - for receipt 

  Received 

7. BUSINESS ARISING FROM MINUTES 

7.1 Follow-up Action List Report dated September 29, 2021 

Regional Planning Manager Kauer offered to request that Freshwater Specialist Shulba 
provide an update on progress made with the Watershed Protection and Groundwater 
Preservation Project Charter and to follow up on progress made regarding the 
advertising of TUPs for seasonal worker accommodation. 

7.2 Laskin - Second Liquor Sales Temporary Use Permit Resolution - Staff Report 
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Regional Planning Manager Kauer presented the Memorandum for File No.: HO-TUP-
2021.1 (Laskin) dated October 8, 2021, which explains that the applicant cannot reapply 
for a similar TUP within one year of the original application under existing procedures 
bylaws unless the LTC passes a new resolution. 

Trustees discussed that the applicant can apply for a Special Events License through the 
Liquor Branch for Friday night liquor sales and that public and neighborhood reactions 
could be assessed. 

Planner Cox joined the meeting at 1:14 pm. 

Planner Cox answered Trustee questions regarding the applicant’s request for an LTC 
resolution to allow reapplication. 

Planner Cox left the meeting at 1:19 pm. 

8. REPORTS 

 8.1 Trust Conservancy Report dated July 13, 2021 

8.1.1 The Heron – Summer 2021 

Chair Fast reported on the following: 

 At a recent Islands Trust Conservancy Board meeting, members had been 
very happy to welcome a highly experienced and distinguished new 
appointee:  Dr. Risa Smith of Galiano Island.  

 A new area of protected land on Lasqueti Island by an outside group. 

 The advancement of new covenants and nature reserves by the Islands Trust 
Conservancy. 
o A Trustee expressed that it would be helpful for the Conservancy 

meetings to focus more on questions and answers, rather than the 
reading out of already published material. 

 
8.2 Applications Report dated September 29, 2021 

Received. 

8.3 Trustee and Local Expense Report dated July, 2021 

Received. 

8.4 Adopted Policies and Standing Resolutions 

Regional planning Manager Kauer presented the October 8, 2021 Staff Report which asks 
the LTC to consider extending the expiration date of Standing Resolution No. HO-2017-011 
which defers bylaw enforcement for three specific properties.  It was also realized that 
Trustees could address the expiration of resolution HO-2020-074 which pertained to 
general deferment of pro-active enforcement of year-round unlawful housing. 

HO-2021-053 
It was MOVED and SECONDED, 
that Hornby Island Local Trust Committee amend the expiration date of Standing 
Resolution No. HO-2017-011 to December 31, 2023. 
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CARRIED 
HO-2021-054 
It was MOVED and SECONDED, 
that Hornby Island Local Trust Committee adopt the following Standing Resolution:  
 

That enforcement on unlawful permanent dwellings be deferred until such time that the 
Local Trust Committee can review the critical housing supply issue on Hornby Island or 
until December 31, 2023. 

CARRIED 
8.5 Local Trust Committee Webpage 

Nothing to report. 

9. COMMUNITY INFORMATION MEETING - Minimum Average Lot Area Amendments Project 
(MALA) - Proposed Bylaw No. 166  

Planner Mahikwa opened the Community Information Meeting for Proposed Bylaw No. 166, 
allowing for a question and answer period between members of the public, Trustees and Staff.  

Planner Mahikwa explained that, if adopted, Bylaw No. 166 would amend the Hornby Island 
Official Community plan (OCP) by proposing changes to make OCP policies more consistent with 
existing Land Use Bylaws (LUB) regulations regarding minimum average lot sizes and minimum 
average lot area. Proposed Bylaw No. 166 eliminates references in the OCP to specific lot 
measurements but does not change any of the subdivision regulations contained in the LUB. 
Smaller than minimum lot sizes will only be considered if the subdivision is for the purpose of 
community benefit. 

Members of the public asked the following: questions: 

 What specifically does this bylaw change? 
o Planner Mahikwa explained that the present OCP has many inconsistent lot size 

references that do not correlate with lot size references in the LUB. Since only the LUB is 
subject to bylaw enforcement, it is superfluous to maintain lot size references in the 
OCP. While the OCP guides overall policy, it is the LUB that provides specific subdivision 
regulations. Bylaw No.166 is essentially a housekeeping bylaw that eliminates confusion 
for applicants. 

o Planner Mahikwa clarified that the MALA project involves two separate bylaws: Bylaw 
No. 166 to amend the OCP, and Bylaw No. 167 to amend the LUB. The Public Hearing for 
the LUB Bylaw No. 167 was waived.  

 Do Agricultural Land Commission (ALC) bylaws overrule LTC bylaws for agricultural land on 
Hornby Island if they are inconsistent? 
o Planner Mahikwa responded that provincial legislation does overrule local bylaws. 

 Whichever agency has the strictest laws seems to prevail, is that your understanding? 
o Planner Mahikwa responded that ALR property bylaws would overrule Islands Trust 

bylaws, even if the ALR rules are more lenient. 
 

10. PUBLIC HEARING - PROPOSED BYLAW NO. 166 to begin at 12:35 PM 

10.1 Recess for Public Hearing 

  By general consent the meeting was recessed for a Public Hearing at 12:46 pm. 

59



DRAFT 

Hornby Island DRAFT 8 
Local Trust Committee Minutes 
October 8, 2021 

10.2 Recall to Order 

  Chair Fast recalled the meeting to order at 12:57 pm. 

12. LOCAL TRUST COMMITTEE PROJECTS 

12.1 Minimum Average Lot Area Amendments Project (MALA) - Staff Report - consideration 
of further readings 

Planner Mahikwa presented the staff report which requests LTC approval for OCP Bylaw 
No. 166, for which the Public Hearing had just taken place; and for LUB Bylaw No. 167, 
for which the Public Hearing process had been previously waived.  

 
Bylaw No. 167 amends Schedule “A” of Hornby Island Land Use Bylaw, 2014 as follows: 

 
1.1 Part 8 – ZONE REGULATIONS, Section 8.2 Residential 2 – Large Lot (R2) Zone, is 

amended by deleting Subsection 8.2(9) – Other Regulations “Despite 8.2(8) for lots 
where two legal dwellings are permitted, the minimum average lot area must be 
greater than 4.0 hectares” in its entirety. 

 
HO-2021-055 
It was MOVED and SECONDED, 
that Hornby Island Local Trust Committee Bylaw No. 167 cited as “Hornby Island Land 
Use Bylaw, 2014, Amendment No. 1, 2021”, be read a third time. 

CARRIED 
HO-2021-056 
It was MOVED and SECONDED, 
that Hornby Island Local Trust Committee Bylaw No. 167 cited as “Hornby Island Land 
Use Bylaw, 2014, Amendment No. 1, 2021”, be forwarded to the Secretary of the Islands 
Trust for approval by the Executive Committee. 

CARRIED 
HO-2021-057 
It was MOVED and SECONDED, 
that Hornby Island Local Trust Committee Bylaw No. 166 cited as “Hornby Island Official 
Community Plan, 2014, Amendment No. 1, 2021”, be read a third time. 

CARRIED 
HO-2021-058 
It was MOVED and SECONDED, 
that Hornby Island Local Trust Committee Bylaw No. 166 cited as “Hornby Island Official 
Community Plan, 2014, Amendment No. 1, 2021”, be forwarded to the Secretary of the 
Islands Trust for approval by the Islands Trust Executive Committee.   

CARRIED 
HO-2021-059 
It was MOVED and SECONDED, 
that, following Islands Trust Executive Committee, staff forward Hornby Island Local 
Trust Committee Bylaw No. 166 cited as “Hornby Island Official Community Plan, 2014, 
Amendment No. 1, 2021”, to the Ministry of Municipal Affairs and Housing for approval.   

CARRIED 
Trustees thanked Planner Mahikwa for her work on the MALA project. 
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Planner Mahikwa left the meeting at 1:06 pm. 

11. APPLICATIONS AND REFERRALS 

11.1 Islands Trust Area Bylaw No. TC183 - Referral Request for Response 

Bylaw No. TC183 substantially updates the Islands Trust Policy Statement. 
 
HO-2021-060 
It was MOVED and SECONDED, 
that Hornby Island Local Trust Committee defer decision on Bylaw TC183 until after 
further public consultation. 

CARRIED 

Planner Dubyna joined the meeting at 1:36 pm. 

11.2 HO-RZ-2020.1 (Kramer - 2105 Shingle Spit Road) - Staff Report 

Planner Dubyna presented the Staff Report on the application File No.: HO-RZ-2020.1 
(Kramer) dated October 8, 2021 which updates the LTC on information staff received 
since March, 2021. 
 
Regional Planning Manager Kauer explained that the property was illegally non-
conforming, not legally non-conforming. The property would have to be rezoned as a 
special zone with specific LTC approved stipulations to achieve legality. 
 
HO-2021-061 
It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee proceed no further with application HO-
RZ-2020.1 for the following reason: because of the history of non-compliant activities on 
the property. 

CARRIED 

HO-2021-062 
It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee return File No. HO-RZ-2020.1 to Islands 
Trust Bylaw Enforcement and Compliance to continue enforcement of File No. HO BE 
2019.6. 

CARRIED 

Planner Dubyna left the meeting at 2:03 pm. 

By general consent the meeting recessed at 2:04 pm and reconvened at 2:08 pm. 

13. CORRESPONDENCE 

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

13.1 Email dated September 27, 2021 from J. Ovitsland, M. Mackenzie, S. Horner and L. 
Nunley regarding Extension of Hornby Island Special Resolution HO-2020-074 

  Received. 
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14. NEW BUSINESS 

14.1 Siting and Use Permit - Bylaw No. 168 - Staff Report 

Regional Planning Manager Kauer presented the Staff Report dated October 8, 2021, 
regarding repeal and replacement of the Hornby Island Siting and Use Permit Bylaw, 
noting that the original 1990 Siting and Use Bylaw needed modernizing and that 
professionally drafted site plans, which Hornby Island presently does not require, would 
be beneficial for some applications to reduce applicant error. 
 
The Staff Report recommends that in cases where a building or structure is proposed to 
be sited within one metre of the required setback, site plans submitted with the 
application should be drafted by a surveyor. 
 
HO-2021-063 
It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee request staff to collect information on the 
language used by the Capital Regional District for Southern Gulf Islands regarding 
accessory buildings and setbacks in relation to site plans. 

CARRIED 

14.2 New Fees Bylaw - Request for Decision 

Trustees discussed the new model fees bylaw: Trust Council Policy “5.6.1 Application 
Processing Services,” a 7-page document that could be adopted as is or modified 
specifically for Hornby Island. 

HO-2021-064 
It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee refer the staff report on the new fees 
bylaw to the Hornby Island Advisory Planning Commission for consideration. 

CARRIED 

14.3 Standing Resolution HO-2020-074 expiry on December 31, 2021 - Staff Report 

  This item was addressed in item 8.4. 

15. WORK PROGRAM 

15.1 Top Priorities Report dated September 29, 2021 

Received. 

15.2 Projects List Report September 29, 2021 

HO-2021-065 
It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee request staff to prepare a draft business 
case to assist the Hornby Island Advisory Planning Commission in its review of the 
Hornby Island Land Use Bylaw and Official Community Plan, that this business case 
include the use of a consultant for all or part of the work, and that staff forward the 
Business Case to the Islands Trust Financial Planning Committee for consideration of 
inclusion in the 2022/2023 Islands Trust budget. 
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CARRIED 

By general consent the regular meeting was recessed at 2:27 pm. 

16. CLOSED MEETING 

16.1 Motion to Close the Meeting 

HO-2021-066 
It was MOVED and SECONDED, 
that the meeting be closed to the public in accordance with the Community Charter, 
Part 4, Division 3, s.90(1) (d) and (m) for the purpose of considering:(d) adoption of In-
Camera Meeting minutes dated July 16, 2021 and (m) a matter that, under another 
enactment, is such that the public may be excluded from the meeting and that the 
recorder and staff attend the meeting. 

CARRIED 

16.2 Recall to Order 

  Chair Fast recalled the meeting to order at 2:33 pm. 

16.3 Rise and Report 

  There was nothing to report. 

17. INFORMATION ITEMS 

17.1 Islands Trust was awarded a $367,795 grant from the Province of BC for a 
Development Application Service Delivery and Technology Improvement Program 

  Received. 

18. UPCOMING MEETINGS 

18.1 Next Regular Meeting Scheduled for Friday, December 10, 2021 at 10:30 am at Room 
to Grow, 2100 Sollans Road, Hornby Island, BC 

19. ADJOURNMENT 

By general consent the meeting was adjourned at 2:35 pm. 

 
 
_________________________ 
Sue Ellen Fast, Chair 
 
Certified Correct: 
 
 
_________________________ 
Katherine Vogt, Recorder 
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Hornby Island Local Trust Committee 
Public Hearing Record 

__________________________________________________________________________________________ 

REGARDING PROPOSED BYLAW NO. 166  

Date: 
Time: 
Location: 

October 8, 2021 
12:47 PM 
Room to Grow, 2100 Sollans Road, Hornby Island, BC 

 
Members Present: Sue Ellen Fast, Chair 
 Alex Allen, Local Trustee 
 Grant Scott, Local Trustee 
  
Staff Present: Heather Kauer, Regional Planning Manager 

Teresa Mahikwa, Island Planner 
 Katherine Vogt, Recorder 
  
Others Present: 
 

Approximately eighteen (18) members of the public 
 

1. CALL TO ORDER 

Chair Fast called the Public Hearing to order at 12:47 pm. She welcomed the public, introduced 
Trustees, staff and recorder and acknowledged that this Public Hearing was being held in 
traditional territory of Coast Salish First Nations.  
 
She read the Chairperson’s Opening Statement and explained that this Public Hearing is being 
conducted to hear views regarding proposed Bylaw No. 166 cited as “Hornby Island Official 
Community Plan, 2014, Amendment No. 1, 2021”.  

2. PROPOSED BYLAW NO. 166 

Regional Planning Manager Kauer reported that a copy of the Public Hearing Notice was 
advertised in two consecutive editions of the Tribune and noted that all notification 
requirements have been completed.  She advised that the Public Hearing binder is available for 
review during this Hearing and is also posted on the Islands Trust website. 

She explained that the purpose of proposed Bylaw No. 166, if adopted, is to amend the current 
Hornby  Island Official Community Plan (OCP) Bylaw 149 by proposing multiple changes to the 
current Hornby OCP to ensure consistency between OCP policies and Land use Bylaw (LUB) 
regulations regarding minimum lot size and minimum average lot area for land use designations 
in the OCP. Bylaw No. 166 was referred to various outside agencies and 13 First nations. 
Responses received included no comment or interests unaffected. No public submissions on the 
bylaw amendment have been received. 
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3. PUBLIC COMMENTS 

Chair Fast explained that this is the opportunity for the public to comment on the proposed 
bylaws. The following comments were noted: 

 Donna Tuele spoke in favour of the bylaw amendment. 

 A member of the public spoke in favour of the bylaw amendment. 

 Jan Bevan spoke in favor of the bylaw amendment, noting that new Agricultural Land 
Commission rules coming at the end of the year may affect the amendment. 

4. ADJOURNMENT 

Chair Fast thanked the public for their submissions. She asked three times for comments from 
the public and hearing none the Public Hearing was closed at 12:57 pm. 

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

_____________________ 
Katherine Vogt, Recorder 
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Print Date: November 25, 2021

Resolutions Without Meetings Log

Hornby Island

DateAction Resolution Number

 2021-003 Carried 15-Nov-2021

"That the Hornby Island Local Trust Committee request staff to schedule a Special Meeting on November 26, 2021 to hold an In Camera 

meeting to receive confidential information regarding First Nations".

 2021-002 Carried 08-Nov-2021

"That Hornby Island Local Trust Committee Bylaw No. 167, cited as "Hornby Island Land Use Bylaw, 2014, Amendment No. 1, 2021", be 

adopted".
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Minutes of the Hornby Island 
Advisory Planning Commission 

 
Date of Meeting: Friday, September 24, 2021  
 
Location: 
 

Hornby Island Community Hall  
4305 Central Road, Hornby Island, BC 

 
APC Members Present: 
 

Vicki Bale, Deputy Chair 
Joanne Ovitsland, Secretary 
Rob McCreary, Member 

 
Staff Present: 
 

Katherine Vogt, Recorder (by telephone)  

Regrets: 
 

Wendy Burton, Chair 
Christine Amabilino Hunt, Member 
Kim Fagerlund, Member 

 
1. CALL TO ORDER 
 

Deputy Chair Bale called the meeting to order at 1:00 pm. She acknowledged being on 
the traditional territory of the Pentlatch and K’ómoks people. She welcomed members 
and recorder. 

 
2. APPROVAL OF AGENDA 
 

By general consent, the agenda was approved as presented.  
 
3. MINUTES 
 

3.1 Hornby Island Advisory Planning Commission Draft Minutes dated July 23, 
2021 for adoption 

 
By general consent, the minutes were adopted as presented. 

 
4. BUSINESS ARISING 
  
 There was no new business to report. 
 
5.  Discussion of OCP, with reference to Indigenous inclusion 
 

a. Review of contributions from APC members 
 
Members discussed the Hornby Island Official Community Plan (OCP) to make 
recommendations for the inclusion of First Nations acknowledgement. Each 
member spoke on the section of the OCP that they had been previously assigned to 
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study as homework. Members who were absent from the meeting had previously 
submitted their opinions to the group by email.   

 
b. Next Steps 

 
Deputy Chair Bale offered to meet with Tony Law for clarity on 3.7 Heritage 
Features and to report findings to APC members by email prior to the next meeting. 
 
Secretary Ovitsland and Deputy Chair Bale offered to prepare a report for final 
review at the next meeting. 

 
6. Next meeting time and Adjournment 
 

The next meeting will be on Friday, October 29, 2021 at the Hornby Island Community 
hall from 1:00 pm to 3:00 pm. 
 
By general consent, the meeting was adjourned at 3:10 pm. 
 

 
 
 
_________________________ 
Vicki Bale, Deputy Chair 
 
Certified Correct: 
 
 
_________________________ 
Katherine Vogt, Recorder 
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Minutes of the Hornby Island 
Advisory Planning Commission 

 
Date of Meeting: October 29, 2021  
 
Location: 
 

Hornby Island Community Hall 
4305 Central Road, Hornby Island, BC 

 
APC Members Present: 
 
 
 
 
Regrets: 

Wendy Burton, Chair 
Vicki Bale, Deputy Chair 
Joanne Ovitsland, Secretary 
Rob McCreary, Member 
 
Kim Fagerlund, Member 
Christine Amabilino Hunt, Member 

 
Staff Present: 
 

Katherine Vogt, Recorder by Speakerphone  

Others Present: 
 

April Lewis, member of the Hornby Island Housing Society 
One (1) member of the public 

 
1. CALL TO ORDER 
 

Chair Burton called the meeting to order at 1:05 pm. She gratefully acknowledged that 
the meeting was being held on the traditional territory of the Kòmoks First Nation and 
Pentlatch People. She introduced herself and the recorder and allowed other Advisory 
Planning Commission (APC) members to introduce themselves. Chair Burton noted that 
members Kim Fagerlund and Christine Amabilino Hunt would continue to be actively 
working on the APC referral from a distance. 

 
2. APPROVAL OF AGENDA 
 
 The following amendment to the agenda was presented for consideration: 

 Change item 4 to the heading ‘Hornby Island Housing Network’ and renumber all 
following agenda items. 

 
By general consent, the agenda was approved as amended. 

 
3. MINUTES 
 

3.1 Hornby Island Advisory Planning Commission Draft Minutes dated September 
24, 2021. 

  
 The following amendment to the minutes was presented for consideration: 

 On page 2, third paragraph, line 1, change ‘Deputy Chair Bale’ to ‘Chair 
Burton.’ 
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By general consent, the minutes were adopted as amended. 

 
4. Hornby Island Housing Network 
 

Chair Burton explained that the Hornby Island Housing Network, previously called the 
Hornby Island Housing Coalition, a recently formed group, had invited APC members to 
attend a recent meeting and that two members had attended; but that APC members 
are not permitted to act as members of the APC at outside meetings without previous 
permission from the APC group. Yet, there is a letter circulating from the Hornby Island 
Housing Network that states that members representing the APC were present. 
According to Local Government Act rules, the APC must be cautious to not act as a 
quorum, which is formed by three or more APC members; and, to not act without 
permission from the local Trustees as members of the APC. APC members can 
participate at outside meetings as individuals. 

 
5. Review of recommended wording changes to OCP, with regards to references to First 

Nations 
 

APC members reviewed the 91-page Hornby Island Official Community Plan Bylaw No. 
149, 2014 document, which had been converted for working purposes to a track 
changes document, allowing recommended editorial wording changes to be set in the 
margins for itemised discussion. The document is attached to these minutes. 

 
HO-APC-2021-002 
It was MOVED and SECONDED, 
that the Hornby Island Advisory Planning Commission recommends the amendments to 
the Hornby Island Official Community Plan Bylaw No. 149, 2014 with respect to First 
Nations language.  

CARRIED 
 
6. Discussion: LUB on housing and short-term rentals 
 

APC members discussed the scope and complexities of their housing referral. 
 

Chair Burton noted that all documents formally submitted to the Chair for the upcoming 
housing portion of the APC referral would be given a document number, the name of 
the sender, the date, and a brief subject line. They would be forwarded to APC members 
as they were received and would become a part of the public record to be viewed on 
the Islands Trust website. 

 
Chair Burton noted that members of the public were welcome to present at upcoming 
APC meetings if they gave 10 days formal notice of presentation to the Chair by email, 
so that the public could be formally notified. Members of the public should be made 
aware that their personal submissions to the APC will become public. 

 
Chair Burton welcomed April Lewis of the Hornby Island Housing Society as a resource 
person with a voice but no vote at 2:00 pm. 
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7. Next Steps and Timeline 
 

APC members created working groups to review information between formal meetings: 

 Member Ovitsland working with Member McCreary 

 Member Burton working with Member Bale 

 Member Fagerlund  

 Member Amabilino Hunt 
 

APC members planned to review documents through the month of November, to meet 
once in their working groups between meetings, and to attend later meetings monthly 
or bi-monthly with a goal to have the referral completed by the end of March. It was 
considered for all APC members to review the Islands Trust Draft Policy Statement, 
housing portions of the OCP, Land Use Bylaws, and all submitted documents; and, for 
members to submit any questions to the Chair by email a week before the next meeting 
for clarification from planners. 

  
8. Next meeting 
  

The next APC meeting will be held at the Hornby Island Community Hall on Friday, 
November 26, 2021 between 1:00 and 3:00 pm. 

 
9. ADJOURNMENT 

 
By general consent, the meeting was adjourned at 2:46 pm. 
 

 
 
 
_________________________ 
Wendy Burton, Chair 
 
Certified Correct: 
 
 
_________________________ 
Katherine Vogt, Recorder 
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Print Date: December  1, 2021

Follow Up Action Report

Hornby Island

Responsibility Dates  Activity

05-Apr-2019

Status

In ProgressWilliam Shulba 1 LTC endorsed the revised Watershed Protection and Groundwater 

Preservation Project Charter; staff to coordinate a follow-up workshop in 

spring 2019 and prepare communications materials for dissemination to 

the Hornby Island community.

Responsibility Dates  Activity

24-May-2019

Status

In ProgressLisa Wilcox 1 First Nations Relationship Building:

   ·Dec. 2016: LTC requested that staff develop an Event Plan with Hornby 

and Denman LTCs working together for an initial Komoks community and 

First Nation long-term, sustainable relationship building event;

   ·Dec. 2016: LTC requested that staff discuss environmental mapping 

(ecosystems, eel grass, forage fish) KFN staff as a step in 

relationship-building. 

   ·Dec. 2017: LTC requested that staff organize two or more community 

dialogue sessions focused on First Nations and related topics of interest, 

to be facilitated by Hornby island community members, and to invite First 

Nations who have asserted rights and title on Hornby Island to 

participate.

   ·May 2019: LTC requested that staff design and develop a First Nations 

reconcilation workshop with the community.
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Follow Up Action Report

Hornby Island

Responsibility Dates  Activity

24-Jan-2020

Status

In ProgressWil Cottingham 1 Staff to schedule and advertise planner hour availability prior to 

scheduled LTC meetings on Hornby Island.  Update: On Island Planner 

hours delayed per Provincial travel guidelines regarding COVID-19.

In ProgressSonja Zupanec

Wil Cottingham

 2 Add to the Hornby webpage under 'Resources' - Planner hours, 

Conservancy Profile, APC Resolution.

Planner hours advertising on hold until Covid restrictions for travel 

removed.

LTA Conservancy Profile at bottom of every LTA home page on new 

website.

Responsibility Dates  Activity

16-Jul-2021

Status

In ProgressHeather Kauer

Wil Cottingham

 1 Staff to work with Trustee Scott to advertise the possibility of TUPs for 

seasonal worker accommodation.

CompletedHeather Kauer 2 The Hornby Island Local Trust Committee add "amendment of the 

Hornby Island Fees Bylaw" to the projects list.

Responsibility Dates  Activity

08-Oct-2021

Status
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Follow Up Action Report

Hornby Island

Responsibility Dates  Activity

08-Oct-2021

Status

CompletedBecky McErlean

Teresa Mahikwa

 1 The LTC gave third reading to bylaws 166 and 167 and requested staff to 

forward to the Executive Committee and Ministry of Municipal Affairs. 

CompletedBecky McErlean

Heather Kauer

 2 Defer response on the Islands Trust Policy Statement until further public 

engagement efforts are completed on the document. 

In ProgressBecky McErlean

Jaime Dubyna

Penny Hawley

 3 The LTC resolved to proceed no further with application HO-RZ-2020.1. 

Staff to close the file, provide the applicant with a refund consistent with 

the Hornby Island Fees bylaw, and refer HO-BE-2019.6 back to Bylaw 

Enforcement. 

In ProgressHeather Kauer 4 Staff look into CRD language regarding accessory buildings as possible 

option for the Hornby Island Siting and Use Permit bylaw. 

CompletedHeather Kauer

Penny Hawley

 5 The expiration dates of standing resolutions 8 and 9 will be extended to 

December 31, 2023.  

CompletedHeather Kauer

Penny Hawley

 6 The model fees bylaw to be referred to the Hornby Island Advisory 

Planning Commission for comment. 
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Islands Trust HO-SUB-2020.2 – Staff Report 1 

File No.: HO-SUB-2020.2 (Gutstein & Burrows) 

DATE OF MEETING: December 10, 2021 

TO: Hornby Island Local Trust Committee 

FROM: Teresa Mahikwa, Island Planner 

Northern Team 

COPY: Heather Kauer, Regional Planning Manager 

Northern Team 

SUBJECT: 10% Lot Frontage Waiver Request for Application HO-SUB-2020.2 (Gutstein & Burrows) 

RECOMMENDATIONS 

1. That, as per Local Government Act Section 512(2), the Hornby Island Local Trust Committee exempt the 
“Proposed Lot 2” in the subdivision layout plan for HO-SUB-2020.2 from meeting Hornby Island Land 
Use Bylaw regulation 6.6(1), the minimum 10% lot frontage on a highway requirement. 

REPORT SUMMARY 

The purpose of this staff report is for the Hornby Island Local Trust Committee (LTC) to consider exempting one 
of two lots in a proposed subdivision layout plan for application HO-SUB-2020.2, from Hornby Island Land Use 
Bylaw (LUB) regulation 6.6(1), in order to permit the lot to have less than a 10% frontage on a highway. 

BACKGROUND 

The applicant first applied to the Ministry of Transportation and Infrastructure (MOTI) in January 2020, and then 
the application was forwarded to Islands Trust for review in February 2020, under application number HO-SUB-
2020.2. Planning staff reviewed the application and noted in the “Subdivision Referral Report” to MOTI (dated 
May 5, 2020), that the proposed subdivision would not comply with the LUB Subdivision Regulations, in particular 
regulation 8.2(9) “…for lots where two legal dwellings are permitted, the minimum average lot area must be 
greater than 4.0 hectares.” 

This application has been “on hold” since spring 2020. By way of adoption of Bylaw No. 167, regulation 8.2(9) was 
removed from the LUB and therefore, this Subdivision application HO-SUB-2021.1 was again considered “active” 
for further review and consideration. 

Upon further review, Planning staff identified an additional issue that needed to be addressed for the proposed 
subdivision layout plan (as shown in Attachment 1, and Figure 2 of this report); i.e. the minimum 10% lot frontage 
on a highway requirement. 
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Figure 1: Subject Property 

 

ANALYSIS 

Policy/Regulatory 

A comprehensive site context analysis is provided in Attachment 2. The policies and regulations that pertain to 
this application are summarized below.  

Land Use Bylaw (LUB) 

Subdivision on Hornby Island is subject to the provisions of the Hornby Island Land Use Bylaw No. 150, 2014. In 
particular, this Large Lot Residential (R2) property is subject to the Subdivision Regulations, particularly 6.6(1): 

PART 6 – SUBDIVISION REGULATIONS 
6.6 – Lot Frontage and Lot Shape 
(1) The frontage on a highway of any lot in a proposed subdivision and having highway frontage 
shall be at least 10% of its perimeter, unless exempted by the Local Trust Committee pursuant 
to the Local Government Act. 

Where the relevant section of the Local Government Act is 512(2) – minimum parcel frontage on a highway; and 
“highway” is defined in the LUB as: “a public road, lane, bridge and any other way open to public use, but does not 
include a private right-of-way on private property.” 

Figure 2 below shows an excerpt of the proposed subdivision layout plan for the 2 proposed lots: “Proposed Lot 
1” (1.78 hectares), and “Proposed Lot 2” (2.59 hectares). 

 “Proposed Lot 1” perimeter = 570.3m. 10% = 57.03m. Existing frontage is along Carmichael Road and is 

97.68m. Thus, no lot frontage exemption would be required for this proposed lot. 

 “Proposed Lot 2” perimeter = 1,014.5m. 10% = 101.45m. This proposed lot is a “panhandle lot”, with an 

proposed access strip that is 20.11m wide. Therefore, this proposed lot requires an LTC exemption from 

regulation 6.6(1).  
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Figure 2: Excerpt from Proposed Subdivision Layout Plan 

 

 

Issues and Opportunities 

Panhandle Lots 

Creating a “panhandle lot” during subdivision is not an uncommon way to provide lot access, and as such, there 

are specific subdivision regulations in the Hornby LUB for their creation. As “Proposed Lot 2” is only 2.59 ha in 

size, it would not be large enough to be further subdivided under the Bylaw (which requires a minimum of 4.0ha 

in the R2 zone), and therefore LUB regulation 6.6(3) applies: 

“If a proposed panhandle lot is not capable of being further subdivided under this Bylaw, the 

minimum width of the access strip at any point is 10.0 metres.” 

 

So, the greater than 20m width proposed access strip is more than the width required by the LUB. 

 

Rationale for Recommendation 

Given that “Proposed Lot 2” is a panhandle lot, and very few panhandle lots would be able to meet the required 

minimum 10% lot frontage on a highway, staff feel that exempting “Proposed Lot 2” from meeting the regulation 

6.6(1) is reasonable and without anticipated negative impacts. Thus, staff recommend, as on page 1 of this report, 

that the new “Proposed Lot 2” be exempted from meeting the minimum 10% lot frontage. 

 

  

77



   

Islands Trust HO-SUB-2020.2 – Staff Report 4 

Alternatives  

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

1. Request further information 

The LTC may request further information prior to making a decision. If selecting this alternative, the LTC 
should describe the specific information needed and the rationale for this request. Recommended wording 
for the resolution is as follows: 

That the Hornby Island Local Trust Committee request the following information [list] for HO-SUB-2020.2.  

2. Deny the exemption request 

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

That the Hornby Island Local Trust Committee deny the request to exempt the “Proposed Lot 2” in the 
subdivision layout plan for HO-SUB-2020.2 from meeting Hornby Island Land Use Bylaw regulation 6.6(1), 
the minimum 10% lot frontage on a highway requirement. 

NEXT STEPS 

Subject to concurrence with the staff recommendation on page 1 of this report, staff will proceed with reviewing 
the subdivision proposal and respond to MOTI with an updated “Subdivision Referral Report” for this proposed 
subdivision. 

Prepared and Submitted By: 
Teresa Mahikwa, RPP, MCIP 

Island Planner 
November 24, 2021 

Concurred in By: 
Heather Kauer, MPA, RPP, MCIP, AICP 

Regional Planning Manager 
November 25, 2021 

ATTACHMENTS 

1. Proposed Subdivision Plan 
2. Site Context 
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ATTACHMENT 2 – SITE CONTEXT HO-SUB-2020.2 (GUTSTEIN & BURROWS) 

LOCATION 

Legal Description LOT J, SECTION 16, HORNBY ISLAND, NANAIMO DISTRICT, PLAN 30237 

PID 000-095-869 

Civic Address 1410 Carmichael Road, Hornby Island 

Lot Size 4.37 hectares (10.79 acres) 

LAND USE 

Current Land Use Residential  

Surrounding Land Use Residential to the north and east; Public Use to south; Agricultural to west 

HISTORICAL ACTIVITY 

File No. Purpose 

HO-SUB-2012.3 File closed (applicant did not proceed with subdivision) 

POLICY/REGULATORY  

Hornby Island  

Official Community Plan 

(OCP)  

No. 149, 2014 

Land Use Designation: RR – Rural Residential 

OCP Schedule D1 (Environmentally Sensitive Areas): The northeastern portion 

of the property is mapped as “Secondary Class – Mature Forest” 

OCP Schedule D2: The property is within the Recharge Zone of Aquifer IIA 

“Lightly developed, high vulnerability”; though IT Aquifer Intrinsic Vulnerability 

Mapping classifies this property as a range between “Moderate” and “High” 

OCP Schedule E – Development Permit Areas: The property is not currently 

within any DPAs 

Hornby Island  

Land Use Bylaw (LUB)  

No. 150, 2014 

Zone: Residential 2 – Large Lot Residential (R2) 

 

The current proposed subdivision layout plan is such that one of the two 

proposed lots (“Proposed Lot 2”) requires an exemption from the LTC under LUB 

regulation 6.6(1). 

PART 6 – SUBDIVISION REGULATIONS 

6.6 – Lot Frontage and Lot Shape 

(1) The frontage on a highway of any lot in a proposed subdivision and having 

highway frontage shall be at least 10% of its perimeter, unless exempted by 

the Local Trust Committee pursuant to the Local Government Act.  

(2) No lot in a proposed subdivision may have a depth greater than three times 

its width, excluding the width of any panhandle access strip. 
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(3) If a proposed panhandle lot is not capable of being further subdivided 

under this Bylaw, the minimum width of the access strip at any point is 10.0 

metres. 

(4) If a proposed panhandle lot is capable of being further subdivided under this 

Bylaw, the minimum width of the access strip at any point is 20.0 metres 

Other Regulations N/A 

Covenants N/A - Statutory Building Scheme F31999 (1977). Unrelated to Islands Trust. 

Bylaw Enforcement None on file.  

SITE INFLUENCES 

Islands Trust 

Conservancy 

(ITC) 

n/a – This application does not directly affect an ITC-owned property or 
conservation covenant; nor does it directly affect a property adjacent to an 
ITC-owned property or conservation covenant. It also does not pertain to 
terrestrial or intertidal Crown Land located within 100m of an ITC-owned 
property or conservation covenant. Therefore referral to ITC for comment is not required.  

ITC Regional 

Conservation 

Plan (2018-2027) 

The Regional Conservation Plan 2018-2027 estimated importance of habitat composition 

in the area of the subject property is MEDIUM. This application does not appear to be 

inconsistent or contrary to the goals and objectives set out in the ITC Regional Conservation 

Plan. 

Species at Risk Public SAR occurrence mapped for the Ecological Community of Douglas Fir/dull Oregon-
grape, covering the entire property, as shown below: 

 
Sensitive 

Ecosystems 

The northeastern portion of the property is mapped as “Secondary Class – Mature 

Forest”: 

 
Hazard Areas None mapped. 
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Archaeological 

Sites 

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

archaeological site on or near to the subject property.  

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

 

82



  STAFF REPORT 

C:\Program Files\eSCRIBE\TEMP\14404640690\14404640690,,,HO-LTC_2021-12-10_HO-SUB-2021.1_RPT_DRAFT.docx   

Islands Trust HO-SUB-2021.1 – Staff Report 1 

File No.: HO-SUB-2021.1 (Paterson for Wetzel) 

DATE OF MEETING: December 10, 2021 

TO: Hornby Island Local Trust Committee 

FROM: Teresa Mahikwa, Island Planner 

Northern Team 

COPY: Heather Kauer, Regional Planning Manager 

Northern Team 

SUBJECT: 10% Lot Frontage Waiver Request for Application HO-SUB-2021.1 (Paterson/Wetzel) 

RECOMMENDATIONS 

1. That, per Local Government Act Section 512(2), the Hornby Island Local Trust Committee exempt the 
“Proposed Western Lot” in the subdivision layout plan for HO-SUB-2021.1 from meeting Hornby Island 
Land Use Bylaw regulation 6.6(1), the minimum 10% lot frontage on a highway requirement. 

REPORT SUMMARY 

The purpose of this staff report is for the Hornby Island Local Trust Committee (LTC) to consider exempting one 
of two lots in a proposed subdivision layout plan for application HO-SUB-2021.1, from Hornby Island Land Use 
Bylaw (LUB) regulation 6.6(1), in order to permit the lot to have less than a 10% frontage on a highway. 

BACKGROUND 

The applicant first applied to the Ministry of Transportation and Infrastructure (MOTI) in February 2021, and then 
the application was forwarded to Islands Trust for review in March 2021, under application number HO-SUB-
2021.1. Planning staff began their review of the application and quickly noted that the proposed subdivision would 
not comply with the LUB Subdivision Regulations, in particular regulation 8.2(9) “…for lots where two legal 
dwellings are permitted, the minimum average lot area must be greater than 4.0 hectares.” 

Planning staff advised the applicant that the Hornby LTC simultaneously had the “MALA project” on their Top 
Priority List, and that proposed Bylaw No. 167 was considering removal of regulation 8.2(9) from the LUB. The 
applicant decided to put Subdivision file HO-SUB-2021.1 “on hold” until Bylaw No. 167 was resolved. 

The LTC passed the following resolution by resolution-without-meeting (RWM) on November 8, 2021: 

“That Hornby Island Local Trust Committee Bylaw No. 167, cited as “Hornby Island 
Land Use Bylaw, 2014, Amendment No. 1, 2021”, be adopted.” 
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By way of adoption of Bylaw No. 167, regulation 8.2(9) was removed from the LUB and therefore, this Subdivision 
application HO-SUB-2021.1 was again considered “active” for further review and consideration. 

Upon further review, Planning staff identified an additional issue that needed to be addressed for the proposed 
subdivision layout plan (as shown in Attachment 1); i.e. the minimum 10% lot frontage on a highway requirement. 

ANALYSIS 

Policy/Regulatory 

A comprehensive site context analysis is provided in Attachment 2. The policies and regulations that pertain to 
this application are summarized below.  

Land Use Bylaw (LUB) 

Subdivision on Hornby Island is subject to the provisions of the Hornby Island Land Use Bylaw No. 150, 2014. In 
particular, this Large Lot Residential (R2) property is subject to the Subdivision Regulations, particularly 6.6(1): 

PART 6 – SUBDIVISION REGULATIONS 
6.6 – Lot Frontage and Lot Shape 
(1) The frontage on a highway of any lot in a proposed subdivision and having highway frontage 
shall be at least 10% of its perimeter, unless exempted by the Local Trust Committee pursuant 
to the Local Government Act. 

Where the relevant section of the Local Government Act is 512(2) – minimum parcel frontage on a highway; and 
“highway” is defined in the LUB as: “a public road, lane, bridge and any other way open to public use, but does 
not include a private right-of-way on private property.” 

Figure 1 below shows an excerpt of the proposed subdivision layout plan for the 2 proposed lots: “Proposed 
Western Lot” (5.61 acres) (2.27 hectares), and “Proposed Eastern Lot” (7.08 acres) (2.87 hectares). 

 “Proposed Eastern Lot” perimeter = 687.1 m. 10% = 68.71m. Existing frontage is along Belcarra Road and 

is 131.6m. Thus, no lot frontage exemption would be required for this lot. 

 “Proposed Western Lot” perimeter = 627.4m. 10% = 62.74m. In order to provide the necessary road 

access to this lot, a 64.7m road extension is being proposed to the existing, developed road allowance 

along Seadollar Road. However, the Proposed Entrance for this lot is much less than the required 10% of 

the perimeter, and therefore this proposed lot requires an LTC exemption from regulation 6.6(1). 
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Figure 1: Excerpt from Proposed Subdivision Layout Plan 

 

 

Figure 2: Mapped SAR occurrence overlaid on the subject property 
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Issues and Opportunities 

Species at Risk 

As noted in Attachment 2, and shown in Figure 2 above, the subject property is within a known area (public, 
mapped occurrence) for a Species at Risk (SAR) occurrence: the ecological community of Douglas Fir / dull Oregon-
grape. Since subdivision of the current lot is permitted, and therefore future development of a new residential lot 
would mean vegetation removal within the SAR area, it is preferable to conserve SAR habitat whenever possible.  

Rationale for Recommendation 

Staff recommend, as on page 1 of this report, that the new “Proposed Western Lot” be exempted from meeting 
the minimum 10% lot frontage, to minimize the amount of SAR-vegetation removal to provide road access. 

Alternatives  

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

1. Request further information 

The LTC may request further information prior to making a decision. If selecting this alternative, the LTC 
should describe the specific information needed and the rationale for this request. Recommended wording 
for the resolution is as follows: 

That the Hornby Island Local Trust Committee request the following information [list] for HO-SUB-2021.1.  

2. Deny the exemption request 

The LTC may deny the exemption request. Staff advise that the implications of this alternative would be 
that the applicant would be required to propose to MOTI that Seadollar Road be further extended to allow 
for a minimum 62.74m of frontage adjacent to the “Proposed Western Lot”. Such a road extension would 
likely require the removal of additional vegetation in an area that is mapped for a Species at Risk (the 
ecological community of Douglas Fir / dull Oregon grape). 

That the Hornby Island Local Trust Committee deny the request to exempt the “Proposed Western Lot” in 
the subdivision layout plan for HO-SUB-2021.1 from meeting Hornby Island Land Use Bylaw regulation 
6.6(1), the minimum 10% lot frontage on a highway requirement. 

NEXT STEPS 

Subject to concurrence with the staff recommendation on page 1 of this report, staff will proceed with reviewing 
the subdivision proposal and respond to MOTI with a “Subdivision Referral Report” for this proposed subdivision. 

Prepared and Submitted By: 
Teresa Mahikwa, RPP, MCIP 

Island Planner 
November 23, 2021 

Concurred in By: 
Heather Kauer, MPA, RPP, MCIP, AICP 

Regional Planning Manager 
November 23, 2021 

ATTACHMENTS 

1. Proposed Subdivision Plan (dated February 15, 2021) 
2. Site Context 
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ATTACHMENT 2 – SITE CONTEXT HO-SUB-2021.1 (PATERSON FOR WETZEL) 

LOCATION 

Legal Description LOT 1, SECTION 9, HORNBY ISLAND, NANAIMO DISTRICT, PLAN 25736 

PID 002-657-881 

Civic Address 2025 Belcarra Road, Hornby Island 

Lot Size 5.12 hectares (12.65 acres) 

LAND USE 

Current Land Use Residential  

Surrounding Land Use Residential to the north, east, and south; Agricultural to the west 

HISTORICAL ACTIVITY 

File No. Purpose 

HO-SUP-2000.19 To construct a caravan, shed, and carport; initially for summer use 

HO-SUP-2002.20 To add a house to the existing development 

HO-SUP-2004.12 To add a study and woodshed 

POLICY/REGULATORY  

Hornby Island  

Official Community Plan 

(OCP)  

No. 149, 2014 

Land Use Designation: RR – Rural Residential 

OCP Schedule D2: The property is within Aquifer IA “Heavily developed, high 

vulnerability”; though IT Aquifer Intrinsic Vulnerability Mapping classifies this 

property as “Moderately High” 

OCP Schedule E – Development Permit Areas: The property is not currently 

within any DPAs 

Hornby Island  

Land Use Bylaw (LUB)  

No. 150, 2014 

Zone: Residential 2 – Large Lot Residential (R2) 

 

The current proposed subdivision layout plan is such that one of the two 

proposed lots (currently referred to as the “Western Lot”) requires a waiver 

from the LTC under LUB regulation 6.6(1). 

PART 6 – SUBDIVISION REGULATIONS 

6.6 – Lot Frontage and Lot Shape 

(1) The frontage on a highway of any lot in a proposed subdivision and having 

highway frontage shall be at least 10% of its perimeter, unless exempted by 

the Local Trust Committee pursuant to the Local Government Act.  

Other Regulations N/A 

Covenants None. 

Bylaw Enforcement There was an active file in 2019, but the file was resolved/closed 
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SITE INFLUENCES 

Islands Trust 

Conservancy 

(ITC) 

n/a – This application does not directly affect an ITC-owned property or 
conservation covenant; nor does it directly affect a property adjacent to an 
ITC-owned property or conservation covenant. It also does not pertain to 
terrestrial or intertidal Crown Land located within 100m of an ITC-owned 
property or conservation covenant. Therefore referral to ITC for comment is not required.  

ITC Regional 

Conservation 

Plan (2018-2027) 

The Regional Conservation Plan 2018-2027 estimated importance of habitat composition 

in the area of the subject property is MEDIUM. This application does not appear to be 

inconsistent or contrary to the goals and objectives set out in the ITC Regional Conservation 

Plan. 

Species at Risk Public SAR occurrence mapped for the Ecological Community of Douglas Fir/dull 
Oregon-grape, as shown below: 

 
Sensitive 

Ecosystems 

None mapped. 

Hazard Areas None mapped. 

Archaeological 

Sites 

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

archaeological site on or near to the subject property.  

Notwithstanding the foregoing, and by copy of this report, the owners and applicant 
should be aware that there is still a chance that the lot may contain previously 
unrecorded archaeological material that is protected under the Heritage Conservation 
Act. If such material is encountered during development, all work should cease and the 
BC Archaeology Branch should be contacted immediately as a Heritage Conservation Act 
permit may be needed before further development is undertaken. This may involve the 
need to hire a qualified archaeologist to monitor the work. 
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File No.: HO-DVP-2021.3  
(Wall & Bixby) 

DATE OF MEETING: December 10, 2021 

TO: Hornby Island Local Trust Committee 

FROM: Jaime Dubyna, Island Planner 
Northern Team 

COPY: Heather Kauer, Regional Planning Manager 

SUBJECT: Development Variance Permit Application 

 Applicant: Michael McNamara (Blue Sky Design Ltd.)  

 Location: 4050 Euston Rd (previously 9300 Central Rd) 
LOT E, SECTION 2, HORNBY ISLAND, NANAIMO DISTRICT, PLAN 31622 
PID 001-149-971 

RECOMMENDATION 

1. That the Hornby Island Local Trust Committee deny application HO-DVP-2021.3. 

REPORT SUMMARY 

The purpose of the report is for the Hornby Island Local Trust Committee (LTC) to consider a Development 
Variance Permit for the siting of two accessory structures (swimming pool and pool shed) within the interior side 
lot line setback. The variances would reduce the interior side lot line setback from the required 8.0 metres to 3.0 
metres for the proposed swimming pool and 5.0 metres for the proposed pool shed.  

BACKGROUND 

The 2.46 ha (6.08 acre) subject property is located in the southern portion of Hornby Island, on Central Road 
with access from Euston Road via easement. The application proposes to construct two accessory structures - a 
40.5 m2 (436 sq.ft.) in-ground swimming pool with a 2.5 to 7 foot depth and 12 m2 (129 sq.ft.) pool shed – within 
the 8 metre interior side lot line setback area. 

The applicant has advised staff that rainwater will be collected for pool use and they will use a non-toxic (non-
chlorine) water purification system that will utilize salt water solution. The proposed development includes 
natural landscaping to surround the pool and patio stones installed at grade level. The landowner is coordinating 
with the Hornby Island Fire Chief to ensure the pool water is accessible during fire emergencies.  

Currently, construction is underway on the lot for a residential dwelling unit, carport, studio and sauna, all of 
which are subject of Siting and Use Permit HO-SUP-2021.13 (issued June 3, 2021). 

Staff visited the subject property on September 9, 2021. Maps, plans and site photos are provided in 
Attachment 2.  

A copy of the Notice and draft permit HO-DVP-2021.3 are found in Attachments 3 and 4.  

A copy of the applicant’s rationale for the application is found in Attachment 5. 
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The subject property shares a lot line to the north with 4150 Euston Rd. (PID 001-383-698); which is protected 
under an Islands Trust Conservancy (ITC) and Conservancy Hornby Island held covenant (“Fischer Covenant”). In 
accordance with ITC Board Policy 3.1, the DVP application was referred to the ITC Board for comment at the 
November 23, 2021 ITC Board meeting. The ITC referral response is found in Attachment 6.  

There are two covenants registered on title of the subject property that protect a prairie (Garry) oak meadow to 
the east of the proposed siting of the pool and shed. The covenants are held by the Comox Valley Regional 
District and the Islands Trust, and by the neighbouring lot owner. Staff have found that the proposed 
development does not appear to violate the covenants registered on title.  

 
Figure 1. Subject Property Map 

 

 
Figure 2. Proposed Location of Swimming Pool and Pool Shed 

ANALYSIS 
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Policy/Regulatory 

Official Community Plan: 

The subject property is designated Rural Residential (R) in the Hornby Island Official Community Plan (OCP) 
Bylaw No. 149, 2014. Relevant OCP policies include:  

 Objectives and Policies for All Land Use 
Policy 2.2.1 In order to preserve the natural ecosystems and biodiversity of the Island, the following should 
be addressed: a) wherever possible through zoning and land use regulations and where appropriate through 
Development Permit Areas; b) when considering applications for permits, rezoning and subdivision; and c) 
through information and advocacy directed to residents, property owners and agencies with jurisdiction on 
Hornby Island: 

i) protecting identified sensitive ecosystems and important habitat from the adverse effects of 
development;  
ii) conserving relatively undisturbed natural areas;  
iii) retaining areas of native vegetation on each property wherever possible, especially along lot lines;  
iv) managing undeveloped public land so as to maintain or restore natural biodiversity and ecological 
integrity;  
v) securing connectivity between natural areas whenever the opportunity arises; vi) sustaining the 
forested areas of the island through timber harvesting practices that retain tree cover and forest 
ecosystems; and  
vii) preventing the spread of invasive species. 

 

 Environmentally Sensitive Areas Policy 3.2.5 Any development in areas with sensitive ecosystems or 
important habitat may be regulated by Development Permit to protect the identified features, including 
establishing buffer areas in accordance with Sensitive Ecosystem Inventory recommendations or 
Environmental Guidelines for Development. 
 

 Water Policy 4.5.7 Alternative water source methods such as rain water catchment, lined dugouts and well 
reservoirs should be used for large scale uses such as for filling swimming pools. 
 

The subject property is not within a Development Permit Area.  

Land Use Bylaw: 

The subject property is zoned Residential 2 – Large Lot (R2) in the Hornby Island Land Use Bylaw No. 150, 2014 
(LUB). The residential use of the property complies with the LUB. Permitted buildings and structures in the RR 
zone include accessory buildings and structures. 

Section 8.2(4) of the LUB provides the following setback requirements in the RR zone:  

(4) The minimum setback for any building or structure, except for a fence or pump/utility house shall be:  

(a) 8.0 metres from a front lot line;  
(b) 8.0 metres from a rear lot line;  
(c) 8.0 metres from any interior side lot line; and  
(d) 8.0 metres from any exterior side lot line. 
 

The application proposes to vary Section 8.2(4)(c) to reduce the setback to 3.0 metres for the proposed 

swimming pool and 5.0 metres for the proposed pool shed.  

Issues and Opportunities 
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Impact on Neighbouring Properties 

The proposed siting of the pool and shed would reduce the interior side lot line setback to 3 metres and 5 
metres from the neighbouring property to the north, 4150 Euston Rd. (PID 001-383-698), which is protected 
under an Islands Trust Conservancy (ITC) and Conservancy Hornby Island held covenant (“Fischer Covenant”). 
The Fischer Covenant is considered significant for the rare prairie (Garry) oak ecosystems and species at risk it 
protects, and covers approx. 6.12 ha of the neighbouring lot.  

 

Figure 3. Orthophoto of Subject Property (yellow); 
approx. location of proposed variance (black arrow); 
Fischer Covenant Area on neighbouring lot (green).  

 

 

 

 

 

 

 

  

The applicant has stated the proposed location of the pool and shed is free of oak trees on the lot, is in a relatively 
level area on an overall sloping topography, and is uphill from the septic field. While the proposed location of the 
pool and shed is intended to limit impacts to the protected oak trees throughout the site, the variance would site 
the swimming pool 3 metres from the protected Fischer Covenant area.In relation to the proximity of the proposed 
swimming pool and pool shed to the Fischer Covenant area, ITC staff have identified the following concerns in the 
Request for Decision (page 70) to the ITC Board at the November 23, 2021 meeting:   

1) Changes to surface and subsurface hydrology, affecting health of flora and of ecosystem processes;  

2) Potential direct impacts to trees and shrubs in the covenant area, by damaging root systems;  

3) Potential impact of splash, spillover, or seep from treated water onto the surrounding soil and vegetation, 
which could favour invasive species or otherwise alter diversity and ecosystem processes;  

4) Impacts of noise and light disturbance on protected wildlife habitat;  

5) Potential death and injury to wildlife from falling into the pool (e.g. insect species that forage in prairie oak 
meadows);  

6) Potential creep from use of surrounding areas (i.e. risk of trespass with associated impacts of soil 
compaction, trampling of vegetation, and introduction of invasive species, and potential for more severe 
impacts); and,  

7) Potential introduction of invasive species into the covenant area from equipment used to construct the 
pool, patio, and shed, and from ongoing use so close to the boundary. 

Sensitive Ecosystems and Species at Risk 

Islands Trust mapping identifies the following sensitive ecosystems on the lot: Herbaceous, Woodland and Cliff 
ecosystems. According to the ITC Sensitive Ecosystems Guide, these ecosystems are considered fragile and 
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provide important habitat to a wide variety of species. Recommendations to reduce impacts include limiting 
access and/or avoiding development to prevent soil and vegetation damage, creating vegetation buffers and 
controlling invasive species. Where sensitive ecosystems are identified on lots, private landowners are 
encouraged to consult best management practices to protect natural features, sensitive ecosystems and 
habitats during development. 

Prairie oak and associated ecosystems are high in biodiversity and considered to be one of the most rare and 
fragile habitats, and are easily disturbed by human impacts. Prairie oak ecosystems are associated with several 
species at risk (SAR), some of which have been identified on the subject property (see Attachment 1). According 
to the Best-Management-Practices-for Garry Oak & Associated Ecosystems (GOERT, 2013), setbacks are one way 
a local government can protect natural features.   

The Hornby LUB does not currently require a setback or buffer from sensitive ecosystems or certain habitats, 
aside from setbacks from the natural boundary of waterbodies (lakes, watercourses, the sea).  

Carport Siting - Correction 

There exists a discrepancy on the survey plan by Peter Mason (BCLS), dated October 27, 2021, and the site plan by 
Blue Sky Design, dated July 5, 2021, for the siting of the existing carport. On the survey plan, the carport is 
measured 7.2 metres from the interior side lot line, while the site plan measures the carport 8.6 metres from the 
interior side lot line. According to the applicant and the surveyor, at the time the survey was conducted, there 
were partial footings in place and the building had not yet been constructed. Now constructed, the applicant has 
conducted an on-site measurement and found that the carport is measured “just under” 8.5 metres from the 
interior side lot line and is outside of the 8 metre setback area.  

Should the LTC issue the variance, staff recommend amending the draft permit by attaching a copy of the site plan 
by Blue Sky Design to the permit (see Attachment 2), and including a note on the attached survey plan stating the 
correct measurement. 

Intent of the Regulation Being Varied 

The overall purpose of siting regulations are to minimize impacts on adjacent properties related to: 

 Protection of views, scenic areas and distinctive features contributing to the overall visual quality and 

scenic value of the Trust Area; 

 Limiting the impact of development on adjacent properties; 

 Establishing a consistent development pattern within a local area; 

 Maintaining a rural character; 

 Establishing certainty with respect to residential development by maintaining consistent siting 

regulations.  

Lot line setbacks provide an open area between buildings and structures and lot boundaries. Required setback 
minimums can be used to maintain space between buildings and structures to allow access for sunlight, to 
provide separation for fire safety or to mitigate nuisances (i.e. noise). Alternately, required setback minimums 
can be used to encourage construction away from steep or hazardous slopes or to provide a buffer between 
buildings and structures and natural features or important habitats.  

As noted, setback regulations in the Hornby LUB do not consider setbacks from sensitive ecosystems or habitats 
aside from watercourses and the natural boundary of the sea. 

Potential Impacts of Granting a Variance 

Potential impacts resulting from issuance of a variance include the following impacts to the Fisher Covenant area 
on the neighbouring lot: changes to surface and subsurface hydrology; damage to root systems; potential impacts 
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of splash, spillover, or seep from treated water onto the surrounding soil and vegetation; noise and light 
disturbance on protected wildlife habitat; potential death and injury to wildlife from falling into the pool; risk of 
trespass and associated impacts of soil compaction, trampling of vegetation, and introduction of invasive species; 
potential introduction of invasive species into the covenant area from equipment used to construct the pool, patio, 
and shed, and from ongoing use so close to the lot boundary. 

Granting a variance can potentially increase an expectation in the community with regard to future applications. 
As variances consider the unique circumstances pertaining to a particular situation that may warrant the 
relaxation of a specific zoning regulation, each application should be evaluated on its own merits.  

Consultation 

Islands Trust Conservancy 

In accordance with ITC Board Policy 3.1, which requires that DVP applications that directly affects a property 
adjacent to an ITC-owned property or ITC conservation covenant shall be referred to the ITC Board for 
comment. The application was forwarded to the ITC Board at the November 23, 2021 ITC Board meeting. The 
ITC Board passed the following resolutions in response to the referral: 

ITC-2021-052 
It was MOVED and SECONDED, 
that the Islands Trust Conservancy Board direct staff to draft a letter to the Hornby Island Local Trust Committee 
regarding HO-DVP-2021.3: 

a. indicating that the Board recommends that the Development Variance Permit be declined 
because the distance of the proposed development from the Fischer Covenant is an insufficient 
setback from the protected prairie oak (Garry oak) habitat; and, 
b. recommending that the Hornby Island Local Trust Committee encourage the landowner to cancel 
their plans for construction of a pool in prairie oak habitat.  
 

ITC-2021-053 
It was MOVED and SECONDED,  
that the Islands Trust Conservancy Board direct staff to request that, should the Hornby Island Local 
Trust Committee proceed with approving Development Permit Application HO-DVP-2021.3, the applicant be 
required to: 

a. install a barrier within their property line that does not significantly shade the covenant area, is 
not a collision risk for birds, and prevents trespass into, and impacts to, the covenant area;  
b. install temporary fencing during construction to prevent trespass into the covenant area; and, 
c. dispose of the fill from any excavation away from the property to avoid covering sensitive habitats and 
to prevent establishment of invasive plants. 
 

ITC-2021-054 
It was MOVED and SECONDED, that the Islands Trust Conservancy Board direct staff to request that, should the 
Hornby Island Local Trust Committee proceed with approving Development Permit Application HO-DVP-2021.3, the 
applicant be required to dispose of concrete washout (cleaning of equipment, tools, and chutes) off site to the 
place of origin.  
 
See Attachment 6 for a copy of the ITC referral response. First Nations 

A notification letter informing K’ómoks First Nation of the DVP application was sent via email on August 25, 

2021. At the time of this report, no response has been received.  
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The Islands Trust reviews all applications to ensure the preservation and protection of cultural heritage, 
archaeological sites and ancestral places. As reviewed, the DVP application is consistent with respect to LTC 
Standing Resolutions on reconciliation. Notwithstanding, to provide the applicants and/or property owners with 
awareness regarding unknown archaeological areas, staff forwarded the Islands Trust Chance Find Protocol and 
the provincial Archaeological Branch guidelines on the Heritage Conservation Act directly to the property owner. 

Public Notification 

DVP notices were circulated to surrounding property owners and residents on November 22, 2021. The 
notification period ends at 4:00 p.m. on December 9, 2021.  

At the time of this report, no public submission has been received. Any comments received subsequently will be 
forwarded to the LTC.  

Rationale for Recommendation 

The recommendation on page 1 is supported by the following reasons: 

 OCP Policy 2.2.1 requires that the following be addressed when considering permit applications: 

protecting identified sensitive ecosystems and important habitats from adverse effects of development 

and that native vegetation be retained, especially along lot lines.  

 OCP Policy 3.2.5 encourages protecting sensitive ecosystems and important habitat by Development 

Permit Area and including buffer areas. While there are no DPAs on the subject property and no LUB 

regulation requiring a buffer, reducing the 8.0 metre lot line setback appears to be contrary to the intent 

of this policy.   

 In the absence of no regulations that require a buffer and no DPAs on the subject property, the 8 metre 

lot line setback provides the only protection between development on the subject property and the 

protected covenant area on the neighbouring lot. Best-Management-Practices for Garry Oak & 

Associated Ecosystems (GOERT, 2013) identify setbacks as one way a local government can protect 

natural features.   

 The distance of the proposed development from the neighbouring lot, and the area protected by the 

Fischer Covenant, is considered to be insufficient and may result in unintended negative impacts to the 

sensitive prairie oak habitat the conservation covenant protects.  

 The applicants may consider other potential locations on the subject property that would increase the 

distance between the proposed development and the Fischer Covenant and the protected prairie oak 

ecosystem and species at risk it protects.   

ALTERNATIVES  

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

1. Approve the application 

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

That the Hornby Island Local Trust Committee approve issuance of Development Variance Permit 
application HO-DVP-2021.3 (Wall & Bixby).  

2. LTC consider amendments to the application, ITC recommendations 
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The LTC may consider recommendations made by the ITC to reduce impacts to the covenant area, prior to 
approving the application. If selecting this alternative, the LTC may encourage the landowner to consult 
the ITC Board resolutions ITC-2021-053 and ITC-2021-054. Recommended wording for the resolution is as 
follows: 

That the Hornby Island Local Trust Committee request the applicant amend the application HO-DVP-2021.3 
to incorporate recommendations in the Islands Trust Conservancy Board resolutions ITC-2021-053 and ITC-
2021-054, and present those amendments at a subsequent Local Trust Committee for consideration.  

3. Request further information 

The LTC may request further information prior to making a decision. If selecting this alternative, the LTC 
should describe the specific information needed and the rationale for this request. Recommended wording 
for the resolution is as follows: 

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

NEXT STEPS 

A Siting and Use Permit (SUP) is required for the proposed swimming pool, as it meets the definition of “structure” 
provided in the LUB. A review of the proposed siting of the swimming pool will be conducted upon submission of 
a SUP application.  

Submitted By: 
Jaime Dubyna 
Island Planner 

November 26, 2021 

Concurrence: 
Heather Kauer, MPA, RPP, MCIP, AICP 
Regional Planning Manager 

November 29, 2021 

ATTACHMENTS 

1. Site Context 
2. Maps, Plans, Photographs  
3. Notice  
4. Draft Development Variance Permit 
5. Applicant Letter, dated July 2, 2021 
6. Islands Trust Conservancy Board Letter, dated November 25, 2021 
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ATTACHMENT 1 – SITE CONTEXT 

LOCATION 

Legal Description LOT E, SECTION 2, HORNBY ISLAND, NANAIMO DISTRICT, PLAN 31622 

PID 001-149-971 

Civic Address 4050 Euston Rd. (previously 9300 Central Rd.)  

Lot Size 2.46 ha (6.08 ha) 

LAND USE 

Current Land Use Residential  

Surrounding Land Use Residential, Agricultural  

HISTORICAL ACTIVITY 

File No. Purpose 

HO-SUP-2021.13 Construction of a single family dwelling, 3 accessory buildings and 
associated septic system. 

POLICY/REGULATORY  

Official Community Plan 
Designations  

The subject property is designated Rural Residential – RR in the Hornby 
Island Official Community Plan Bylaw No. 149, 2014. 
 
Development Permit Area: None 

Land Use Bylaw The subject property is zoned Large Lot Residential – R2 in the Hornby 
Island Land Use Bylaw No. 150, 2014. 
 
8.2(4) The minimum setback for any building or structure, except for a fence 
or pump/utility house shall be: 

(c) 8.0 metres from any interior side lot line; 
 
structure means any object or construction fixed to, supported by or 
embedded in land including retaining walls and stairs and excludes loose 
stones and concrete, other paved surfaces, storage of building materials, 
septic fields, tanks, absorption fields and related appurtenances 

Other Regulations None 

Covenants  Restrictive Covenant G36354 (Province – MOTI) – not remove, trim or 
prune any (Garry) oak trees without prior written consent of the RD of 
Comox-Strathcona and of the Islands Trust. 

 Restrictive Covenant J118502 (with owner of Lot 5, Plan 29474) – not 
build, construct or place any building, improvement or other structure 
on the covenant area, as so described. 

 Easement CA3601594 – (ingress & egress on Lot 5, Plan 29474; PID 001-
383-698) – driveway easement. 

Bylaw Enforcement None 
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SITE INFLUENCES 

Islands Trust Conservancy Property sharing a lot line to the north (PID 001-383-698) protected under 
ITC and Conservancy Hornby covenant (Fischer covenant). Table 1 in ITC 
Board Policy 3.1 notes that Development Variance Permit (DVP) 
applications that directly affects a property adjacent to an ITC owned 
property or conservation covenant shall be referred to the ITC Board for 
comment.  
Staff have referred the application to the ITC Board. Comments received are 
provided in the staff report dated December 10, 2021.  

Regional Conservation Strategy Appendix II of the Regional Conservation Plan 2018-2027 estimated 
importance of habitat composition is HIGH on the subject property.  

Species at Risk Islands Trust mapping indicates the following SAR:  

 Taylor’s checkerspot (Euphydryas editha taylori) species occurrence; 

 Propertius Duskywing (Erynnis propertius) species occurrence; 

 Little Brown Myotis (Myotis lucifugus) critical habitat; 

 Northern Myotis (Myotis septentrionalis) critical habitat. 
 

The proposed SARA Recovery Strategy for Multi-Species at Risk in Maritime 
Meadows associated with Garry Oak Ecosystems in Canada, which includes 
Taylor’s checkerspot, identifies the following ecosystem threats: 

 habitat destruction, such as livestock grazing, pesticide and herbicide 
use, mowing and other maintenance activities;  

 changes to hydrology; 

 invasive species. 
It is noted that habitat fragmentation limits the availability of foodplants for 
butterflies.  
 
The SARA Recovery Strategy for Little Brown Myotis, Northern Myotis and 
Tri-colored Bay in Canada includes habitat loss and degradation, 
disturbance or harm, pollution and climate change as threats to both Little 
Brown Myotis and Northern Myotis.  
 
Islands Trust mapping indicates a Douglas-fir/Dull Oregon grape 
(Pseudotsuga menziesii/Mahonia nervosa) ecological community on a 
portion of the subject property.  

Sensitive Ecosystems Islands Trust mapping indicates areas of the subject property within the 
following sensitive ecosystems:  

 Herbaceous 

 Woodland 

 Cliff 
 
The Islands Trust Conservancy “Sensitive Ecosystem Guide” provides the 
following: 

 Herbaceous ecosystems are small, fragile ecosystems that provide 
“specialized micro-habitats for many species of rare butterflies, 
wildflowers and lichens.” Recommended protection measures include 
limiting access and avoiding development to prevent soil and vegetation 
damage, creating vegetation buffers using native species, preventing 
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disturbance of nesting or breeding areas and allowing natural seasonal 
moisture variations to continue by restricting human inputs (such as 
septic discharge and garden watering).  

 Woodland ecosystems are among the most sensitive and biologically 
diverse ecosystems in the Islands Trust Area, providing habitat to a wide 
variety of plants, insects, reptiles and birds. Specifically, Garry Oak 
woodlands support the highest plant species diversity of any terrestrial 
ecosystem in British Columbia. To reduce impacts, recommended 
protection measures include limiting access and avoiding development 
to prevent vegetation damage, actively controlling invasive species, and 
preventing (livestock grazing) to avoid soil compaction and erosion.  

 Cliff ecosystems are rare and provide important habitat for many 
species. Inland cliffs occur where mass erosion has occurred. 
Recommended protection measures include preventing disturbance of 
nesting or breeding areas, control of invasive species and creating 
vegetative buffering to limit access.  

Hazard Areas Schedule F of Hornby Island OCP indicates Hazardous Slope Areas on the lot 
(>30% slope).  
Proposal would avoid the identified hazardous area on the subject property.  

Archaeological Sites Remote Access to Archaeological Data (RAAD) information does not indicate 
registered archaeological sites within the property or within 100 metres. 
Notwithstanding,  by copy of this report, the owners and applicant should 
be aware that there is a chance that the lot may contain previously 
unrecorded archaeological material that is protected under the Heritage 
Conservation Act.  If such material is encountered during development, all 
work should cease and the BC Archaeology Branch should be contacted 
immediately as a Heritage Conservation Act permit may be needed before 
further development is undertaken. This may involve the need to hire a 
qualified archaeologist to monitor the work. Staff have provided directly to 
the applicant the Islands Trust Chance Find Protocol, BC Archaeology Branch 
Guidance document and a link on obtaining archaeological information. 

Climate Change Adaptation 
and Mitigation 

Potential GHG emissions may result from shipping materials and during 
construction of the proposed pool and shed.  
No tree removal is proposed. 
Owner coordinating with Hornby Island Fire Rescue to provide access to the 
pool water for fire suppression.  

Groundwater Vulnerability Low  

Shoreline Classification Not Applicable 

Shoreline Data in TAPIS Not Applicable 
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ATTACHMENT 2 – MAPS, PLANS, DRAWINGS, PHOTOGRAPHS 

2.1 ORTHOPHOTO 

 

 

2.2 HAZARD MAPPING  

 
Excerpt from Schedule F of OCP 
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2.3 SENSITIVE ECOSYSTEM MAPPING 

 
Herbaceous (solid purple), Woodland (solid dark green), Cliff (red hash mark)  
 

2.4 SPECIES AT RISK MAPPING 

 
Douglas-fir/Dull Oregon grape ecological community (in green) 

 

 

 

 

103



Islands Trust Staff Report 3 

2.5 SURVEY PLAN 
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2.6 SITE PLAN 
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2.7 SITE PLAN DETAIL 
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2.8 SITE PHOTOS 
 

 
FIGURE 1. APPROX. LOCATION OF LOT LINE (LEFT); FISCHER COVENANT AREA TO LEFT AND BACKGROUND 

 

 
FIGURE 2. PROPOSED LOCATION OF POOL AND SHED 
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FIGURE 3. APPROX. LOCATION OF SEPTIC FIELD (RESTRICTIVE COVENANT J118502 AREA IN BACKGROUND) 
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                                               NOTICE 
                                         HO-DVP-2021.3    
            HORNBY ISLAND LOCAL TRUST COMMITTEE 
 

NOTICE is hereby given pursuant to Section 499 of the Local Government Act that the Hornby Island Local Trust 
Committee will be considering a resolution allowing for the issuance of a Development Variance Permit, the proposed 
permit would vary the Hornby Island Land Use Bylaw No. 150, 2014 by: 
 

 The minimum interior side lot line setback would be varied to permit the siting of an accessory structure 
(swimming pool) from the required 8 metres to 3 metres from the interior side lot line; and 
 

 The minimum interior side lot line setback would be varied to permit the siting of an accessory building (pool 
shed) from the required 8 metres to 5 metres from the interior side lot line. 
 

The property is located at 9300 Central Road and is legally described as LOT E, SECTION 2, HORNBY ISLAND, NANAIMO 
DISTRICT, PLAN 31622 (PID: 001-149-971). 
 
The general location of the subject property is shown on the following sketch: 
 

 
 

A copy of the proposed permit may be inspected at the Islands Trust Office, 700 North Road, Gabriola Island, B.C. V0R 
1X3 between the hours of 8:30 a.m. to 4:00 p.m. Tuesday to Thursday inclusive, excluding statutory holidays, and on 
the Islands Trust website: https://islandstrust.bc.ca/island-planning/hornby/current-applications/, commencing 
November 26, 2021 and continuing up to and including December 9, 2021.  
 
Enquiries or comments should be directed to Jaime Dubyna, Island Planner, at (250) 247-2212, for Toll Free Access, 
request a transfer via Enquiry BC:  In Vancouver (604) 660-2421 and elsewhere in BC at 1-800-663-7867; or by fax (250) 
247-7514; or by email to: northinfo@islandstrust.bc.ca before 4:00 pm, December 9, 2021. 
 
The Hornby Island Local Trust Committee may consider a resolution allowing for the issuance of the permit during the 
business meeting to be held at 10:30 am, at Room to Grow, 2100 Sollans Road, on Friday, December 10, 2021.  
 
All applications are available for review by the public with prior appointment. Written comments made in response to 
this notice will also be available for public review. 
 

Becky McErlean, Deputy Secretary 
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HORNBY LOCAL TRUST COMMITTEE 
DEVELOPMENT VARIANCE PERMIT  

HO-DVP-2021.3 
 

To: Shannon Wall and Johnathan Bixby 
c/o Michael McNamara (Blue Sky Design Ltd.) 

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

PID: 001-149-971 
Lot E, Section 2, Hornby Island, Nanaimo District, Plan 31622 
 

2. Hornby Island Land Use Bylaw No. 150, 2014 is varied as follows:   
 

a) PART 8 ZONE REGULATIONS, Section 8.2 Residential 2 – Large Lot (R2) Zone, Subsection ‘Siting and Size’, 
Article (4)(c), which states that “The minimum setback for any building or structure, except for a fence 
or pump/utility house shall be: (c) 8.0 metres from any interior side lot line” is varied to permit the 
construction of: 
 

 an accessory structure (swimming pool) within 3.0 metres of the interior side lot line, and  

 an accessory building (pool shed) within 5.0 metres of the interior side lot line.  
 

The development shall be consistent with Schedules ‘A’ and ‘B’ which are attached to and form part of this 
permit.  

 
3. This permit is not a building permit or a Siting and Use Permit and does not remove any obligation on the part 

of the permittee to comply with all other requirements of Hornby Island Land Use Bylaw No. 150, 2014 and 
to obtain other approvals necessary for completion of the proposed development, including approval of the 
Comox Valley Regional District and Ministry of Transportation and Infrastructure. 

 

AUTHORIZING RESOLUTION PASSED BY THE HORNBY ISLAND LOCAL TRUST COMMITTEE THIS ____th DAY OF 
_________, 2021. 
 

    
 Deputy Secretary, Islands Trust 
 
    
 Date of Issuance 

 
 
IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE _____th DAY OF ________, 2023 THIS 
PERMIT AUTOMATICALLY LAPSES. 
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HORNBY ISLAND LOCAL TRUST COMMITTEE 
HO-DVP-2021.3 

 
SCHEDULE ‘A’ 
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HO-DVP-2021.3 

 
SCHEDULE ‘B’ 
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Friday, July 2, 2021

Islands Trust

Northern Office

700 North Road

Gabriola Island, BC V0R 1X3

(250) 247-2063

Applicant: Jonathan & Shannon Bixby

Address: 9300 Central Road, Hornby Island

Zoning: Residential - R2

Section of Zoning Bylaw: Part 8.2 Zone Regulations, Residential 2 - Large Lot, Section 4.A (Siting and Size)

1. Statement of Ownership and Interest

a. The Applicant is the owner of the property situated at 9300 Central Road

b. The legal description of the property is as follows: Lot E, Section 2, Hornby Island, Nanaimo

District, Plan 31622

2. Request

a. Description and purpose of use restriction(s) sought to be varied: A relaxation in the setback

requirements from 8 meters to 3 meters on the Northside of the lot for the pool itself, and 5

meters for a pool equipment shed.

c. Statement of variance sought: Part 8.2 Zone Regulations, Residential 2 - Large Lot, Section 4.A

(Siting and Size)

3. Background Information

The applicants are proposing to construct a 4.5m by 9m in-ground swimming pool that would be

approximately 3 meters from the property line on the Northern boundary of the lot, along with a 3m by

4m pool equipment shed 5m from the Northern boundary of the lot. The proposed pool sits on a

property that is 2.468 ha in size, but due to the location of the dwelling, septic tanks and field,

proliferation of oak trees, and topography of the lot, the proposed pool location would be 3 meters from

the property line instead of the required 8 meters. The pool equipment shed would be located 5m from

the north property line.

The principal reason for locating the pool in this area is the proliferation of protected Oak trees

throughout the site, as well as the overall sloping topography. This pool location is in a relatively level

zone, a grassy meadow free of Oak trees. Also, this location is uphill from the septic field which allows it

to be well integrated and visually unobtrusive.

1
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As a tool for fire suppression in an area vulnerable to wildfires, the proposed in-ground pool will

hold in excess of 14,000 gallons of water. In coordination with the local Fire Chief, Doug Chinnery, the

pool will be easily accessible for a portable pump and would be a valuable fire fighting resource that

would be a benefit to the area. In addition, the applicants are undergoing the process of changing the

address to 4050 Euston Road, as directed by Doug Chinnery, to ensure the property will be accessible to

emergency services through the primary access road to the property.

The pool would feature natural landscaping, and be treated as an integral part of the landscape

using patio stones at grade level rather than a raised wooden deck for the pool surround. The applicants

are committed to using a non-toxic water purification system to ensure we are not introducing

chlorinated water into a highly sensitive environment and to collect rainwater for use in the pool.

4. Natural Features

● Flood Plain: The proposed structures are not within an identified flood plain

● Cliff/Steep Slopes: The proposed structure would be within all required setbacks of the steep

slopes and cliff on the property

● Drainage: Pool drainage would be dispersed into the surrounding treed landscape.

2
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November 25, 2021 
 
Attention:  Jaime Dubyna, Island Planner, via email - jdubyna@islandstrust.bc.ca   
Regarding:  Referral of Development Variance Permit, HO-DVP-2021.3 
 
Dear Planner Dubyna, 
 
The Islands Trust Conservancy Board met on November 23, 2021 and considered the referral of the 
Development Variance Permit application for 9300 Central Road (Lot E, Section 2, Hornby Island, Nanaimo 
District, Plan 31622, PID 001-149-971) (application number HO-DVP-2021.3). The application is adjacent to an 
Islands Trust Conservancy conservation covenant, which is co-held by the Conservancy Hornby Island. The 
purpose of the conservation covenant is to protect the natural features of the area, including its prairie oak 
(Garry oak) ecosystems.  
 
Hornby Island represents some of the northernmost range of the prairie oak ecosystem and these areas are very 
sensitive to disturbance. For this reason, the ITC Board was concerned about the proximity of the proposed 
development to its conservation covenant area and passed the following resolutions in response to the referral:   

 
ITC-2021-052 
It was MOVED and SECONDED, 
That the Islands Trust Conservancy Board direct staff to draft a letter to the Hornby Island Local Trust 
Committee regarding HO-DVP-2021.3: 

a. indicating that the Board recommends that the Development Variance Permit be declined 
because the distance of the proposed development from the Fischer Covenant is an insufficient 
setback from the protected prairie oak (Garry oak) habitat; and, 

b. recommending that the Hornby Island Local Trust Committee encourage the landowner to cancel 
their plans for construction of a pool in prairie oak habitat. 

 
ITC-2021-053 
It was MOVED and SECONDED, 
that the Islands Trust Conservancy Board direct staff to request that, should the Hornby Island Local 
Trust Committee proceed with approving Development Permit Application HO-DVP-2021.3, the applicant 
be required to: 

a. install a barrier within their property line that does not significantly shade the covenant area, is 
not a collision risk for birds, and prevents trespass into, and impacts to, the covenant area;  

b. install temporary fencing during construction to prevent trespass into the covenant area; and, 
c. dispose of the fill from any excavation away from the property to avoid covering sensitive 

habitats and to prevent establishment of invasive plants. 
 
ITC-2021-054 
It was MOVED and SECONDED, 
that the Islands Trust Conservancy Board direct staff to request that, should the Hornby Island Local 
Trust Committee proceed with approving Development Permit Application HO-DVP-2021.3, the applicant 
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be required to dispose of concrete washout (cleaning of equipment, tools, and chutes) off site to the 
place of origin. 

 
The information provided to the ITC Board is available online in the November 23, 2021 meeting package at 
https://islandstrust.bc.ca/event/islands-trust-conservancy-board-meeting-5/. You may also find the Best 
Management Practices for Garry Oak and Associated Ecosystems, produced by the Garry Oak Ecosystem 
Recovery Team a useful reference document. It can be found at https://goert.ca/wp/wp-
content/uploads/GOERT-Best-Management-Practices-2013.pdf.  
 
Should you need any further detail or have any questions, please do not hesitate to contact me. 
 
Sincerely, 
 
 
 
Kate Emmings 
Manager, Islands Trust Conservancy 
250-405-5191, kemmings@islandstrust.bc.ca  
 
ec. Conservancy Hornby Island, chihornby@gmail.com   
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File No.: HO-DVP-2021.2 (Wiig) 

(x ref HO-SUP-2021.7) 
DATE OF MEETING: December 10, 2021 

TO: Hornby Island Local Trust Committee 

FROM: Teresa Mahikwa, Island Planner 
Northern Team 

SUBJECT: Request for waiver of Survey requirement for  
Development Variance Permit application HO-DVP-2021.2 (Wiig) 

 Applicant: Sigurd Wiig  

 Location: 3930 Brigantine Crescent, Hornby Island (PID 000-941-263) 

 Legal 
Description: 

STRATA LOT 3, SECTION 16, HORNBY ISLAND, NANAIMO DISTRICT, STRATA 
PLAN 1235, TOGETHER WITH AN INTEREST IN THE COMMON PROPERTY IN 
PROPORTION TO THE UNIT ENTITLEMENT OF THE STRATA LOT AS SHOWN 
ON FORM 1 

RECOMMENDATIONS 

1. That the Hornby Island Local Trust Committee has determined that it is reasonably necessary that the 
applicant of HO-DVP-2021.2 (Wiig) provide, as required by Section 2.7(1) of the Hornby Island Land Use 
Bylaw No. 150, a plan, sometimes referred to as a “survey certificate”, signed by a B.C. Land Surveyor, 
showing the location on the lot of all existing and proposed buildings, structures and sewage absorption 
fields, in relation to lot and zone boundaries, watercourses, wells and the sea, and in relation to other 
buildings on the lot. 

2. That the Hornby Island Local Trust Committee request staff to advise the applicant of HO-DVP.2021.2 
(Wiig) that the DVP application will be held in abeyance until a current survey plan/certificate signed by 
a B.C. Land Surveyor has been received, which satisfies the requirement of Section 2.7(1) of the Hornby 
Island Land Use Bylaw No. 150, 2014. 

REPORT SUMMARY 

The purpose of this staff report is for the Hornby Island Local Trust Committee (LTC) to consider the applicant’s 
request to waive the requirement for a current plan signed by a B.C. Land Surveyor (BCLS) as required in Section 
2.7(1) “Siting Compliance” of the Hornby Island Land Use Bylaw No. 150, 2014 for a Development Variance Permit 
(DVP). To date, no site survey has been submitted with this DVP application, and so the application remains 
incomplete. Thus, the LTC is not asked to consider issuance of HO-DVP-2021.2 (Wiig) at this time. 

The applicant is requesting that the LTC waive the requirement for a current plan signed by a BCLS. Staff feel that 
receipt of a current plan signed by a B.C. Land Surveyor is reasonably necessary in order to confirm full site 
compliance with the Land Use Bylaw regulations and provide recommendations to the LTC regarding HO-DVP-
2021.2, and therefore are recommending the LTC does not waive the requirements of LUB Section 2.7(1). 
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Figure 1:  Subject Property Map 

 

BACKGROUND 

A storm in January 2020 caused a tree to fall and cause extensive damage to an accessory building on the subject 
property. The applicant then constructed a new accessory building to replace it – they chose a new location on the 
site in order to prevent similar damage by falling trees/limbs in the future. The applicant was not aware of the 
need to apply for a SUP to site the new accessory building that was constructed, and so they applied retroactively 
for HO-SUP-2021.7 in February 2021. Planning staff reviewed the SUP application and determined that the 
constructed building was over the maximum allowable height (6.0 metres) for an accessory building, as it was 
constructed to 6.46 metres in height. Therefore, the accessory building was 0.46m too tall, and Planning staff 
advised the applicant that they needed to apply for a Development Variance Permit (DVP) and that their SUP 
application would be held in abeyance until the DVP was resolved. 

The applicant then submitted their DVP application, which was opened in July 2021. In accordance with Section 
2.7(1) of the LUB, staff requested that the applicant submit a current plan signed by a BCLS that shows the location 
on the lot of all existing and proposed buildings, structures and sewage absorption fields in relation to lot and zone 
boundaries, watercourses, and wells, and in relation to other buildings on the lot. Planning staff also advised that 
until a site survey plan was submitted, the DVP application would be considered incomplete, and staff could not 
proceed with processing or reviewing the DVP application until it was deemed complete. Thus, the applicant has 
provided the following DVP request rationale for the LTC to consider waiving the site survey plan requirement: 

“Our cabin and studio was built in 1986, and at that time the Hornby Island Trust Committee bylaw 
No9, Section 4.4 stated that (2) The height of buildings shall not exceed 22.5’ 

Our studio was destroyed by a tree falling from the neighbour's property and had to be rebuilt in 
its entirety. 
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Because of further trees posing a danger from the neighbour's property, we decided to rebuild the 
studio at a safer location on the property. 

Since this was a rebuild of an existing structure, we did not realize that a sitting permit was 
required before starting construction. 

Upon realizing our mistake, we sent all relevant information required for a siting permit to Islands 
Trust, attention Stephen Baugh. He determined that the building constructed is 40 cm too high 
and that therefore a Variance Application and permit is required. All relevant information has been 
forwarded to the Variance Board, except for a surveyed drawing showing the exact location of the 
structure on the property. Mr Baugh deemed that such a surveyed drawing was not required for 
his approval, however, we understand that this information is required as part of the Variance 
Permit Application. We also understand it is up to the Hornby Island Local Trust Committee to 
determine and decide that such a survey is not required.” 

ANALYSIS 

Land Use Bylaw: 

Section 2.7 of the LUB: 

(1) Every applicant for a rezoning, a development permit, a temporary use permit or a development variance 
permit must provide a plan, sometimes referred to as a “survey certificate”, signed by a B.C. Land Surveyor 
showing the location on the lot of all existing and proposed buildings, structures and sewage absorption 
fields in relation to lot and zone boundaries, watercourses, wells and the sea, and in relation to other 
buildings on the lot, unless the Local Trust Committee determines that the provision of such a plan is not 
reasonably necessary to establish whether the proposed buildings, structures comply with the siting 
requirements of this or any other Bylaw. 

This is a requirement that is found in many land use bylaws throughout the Islands Trust. DVPs are documents that 
are registered on title, so site plan accuracy is important for determining compliance with the Bylaws. If there is 
anything that is identified on the survey as non-conforming to the Bylaw regulations (in addition to the known 
variance), it will either need to be addressed by the DVP application as well or else clearly labelled so that there is 
no confusion that the Permit covers a variance for it to remain as non-conforming. 

Issues and Opportunities 

For Development Variance Permits, staff rely on the accuracy of a B.C. Land Surveyors’ measurements to 
determine the boundaries of the land and the location of all existing and proposed buildings and structures.  
Because these measurements are used to produce DVPs which are then registered on title, accuracy is more 
important, say, than for a Siting and Use Permit (SUP) which is not registered on title. In addition, Building Permits 
are not issued on Hornby Island and so a DVP application is the opportunity for staff, the applicant, the LTC and 
the community to receive confirmation that the development will be/has been constructed as shown on a survey 
certificate and that siting and Bylaw compliance is expected. 

Rationale for Recommendation 

Staff feel that, a plan/survey certificate prepared by a BCLS is not only reasonably necessary, but would be required 
in order to inform staff’s overall recommendations to the LTC regarding consideration of application HO-DVP-
2021.2 at a later date. This survey certificate would help staff determine that there are no other siting 
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requirements that may not be complied with (e.g. setback from the natural boundary of the sea, setbacks from lot 
lines etc.), and therefore to determine whether there are any additional variances to be addressed. Staff 
recommendations can be found on page 1 of this report. 

ALTERNATIVES  

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

1. Waive the requirement for a current plan signed by a B.C. Land Surveyor 

The LTC may deem it unnecessary for the applicant to submit a plan signed by a B.C. Land Surveyor, 
pursuant to Section 2.7 of the LUB. Staff advise that if this alternative is selected, staff will not have 
adequate information to determine full siting compliance regarding any other potential variances on site 
that may need to be addressed. 

Recommended wording for the resolution is as follows: 

That the Hornby Island Local Trust Committee waive the requirement for a survey plan signed by a B.C. 
Land Surveyor and direct staff to proceed with Development Variance Permit application HO-DVP-2021.2 
(Wiig). 

NEXT STEPS 

Subject to the LTC’s concurrence with staff’s recommendations on page 1 of this report, staff will advise the 
applicant that their application will remain incomplete and “in abeyance” until a site survey signed by a B.C. Land 
Surveyor is received. Upon receipt of the site survey, staff will review and process the DVP request and return to 
the LTC for consideration at an LTC meeting. Should a site survey not be submitted in a timely manner, a Bylaw 
Enforcement file would likely be opened to address the non-compliance. 

Submitted By: 
Teresa Mahikwa, RPP, MCIP 
Island Planner 

November 23, 2021 

Concurrence: 
Heather Kauer, MPA, RPP, MCIP, AICP 
Regional Planning Manager 

November 26, 2021 

ATTACHMENTS 

1. Site Context 
2. Site Photos 
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ATTACHMENT 1 – SITE CONTEXT HO-DVP-2021.2 (WIIG) 

LOCATION 

Legal Description STRATA LOT 3, SECTION 16, HORNBY ISLAND, NANAIMO DISTRICT, STRATA 

PLAN 1235 TOGETHER WITH AN INTEREST IN THE COMMON PROPERTY IN 

PROPORTION TO THE UNIT ENTITLEMENT OF THE STRATA LOT AS SHOWN ON 

FORM 1 

PID 000-941-263 

Civic Address 3930 Brigantine Crescent, Hornby Island 

Lot Size 1.00 hectares (2.471 acres) 

LAND USE 

Current Land Use Residential (zoned agriculture and within the ALR as noted below). 

Surrounding Land Use Natural boundary of the Sea to the north, residential (zoned agriculture) to 

the east and south, vacant residential (zoned agriculture) to the west. 

HISTORICAL ACTIVITY 

File No. Purpose 

HO-SUP-2021.7 To move an accessory building that had been damaged by a storm. Planning 

staff advised the applicant that the building is too tall and a variance would 

be required.  

File is currently “In Abeyance” HO-DVP-2021.2 is resolved  

POLICY/REGULATORY  

Hornby Island  

Official Community Plan (OCP)  

No. 149, 2014 

Land Use Designation: Agriculture (AG) 

OCP Schedule D2: The property is within Aquifer IIA “Lightly developed, high 

vulnerability”; though IT Aquifer Intrinsic Vulnerability Mapping classifies 

this property as “High” 

OCP Schedule E – Development Permit Areas: The property is not currently 

within any DPAs 

Hornby Island  

Land Use Bylaw (LUB)  

No. 150, 2014 

Zone: Agriculture 1 (A1) 

 

Applicable LUB regulations: 

 

2.7 Siting Compliance: 

(1) “Every applicant for a rezoning, a development permit, a temporary use 

permit or a development variance permit must provide a plan, sometimes 

referred to as a “survey certificate”, signed by a B.C. Land Surveyor showing 
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the location on the lot of all existing and proposed buildings, structures and 

sewage absorption fields in relation to lot and zone boundaries, 

watercourses, wells and the sea, and in relation to other buildings on the lot, 

unless the Local Trust Committee determines that the provision of such a 

plan is not reasonably necessary to establish whether the proposed 

buildings, structures comply with the siting requirements of this or any 

other Bylaw.” 

 

3.3 Siting and Setback Regulations 

(2) No building or structure may be located within 15.0 metres of, nor less 

than 1.5 metres above, the natural boundary of any lake, watercourse, or the 

sea. 

 

3.4 Height Regulations: 

 

(1) Buildings and structures other than agricultural buildings and 

structures must not exceed a height of 8.0 metres 

(2) Buildings and structures, other than agricultural buildings and 

structures, located within 100.0 metres of the natural boundary of 

the sea must not exceed a height of 7.0 metres. 

(3) Accessory buildings and structures must not exceed a height of 6.0 

metres. 

 

8.5 Agriculture 1 (A1) Zone, applicable regulations: 

(2) (a) a maximum of one dwelling unit per lot having an area less than 4 

hectares 

 

(3) Lot coverage must not exceed 10% of any lot having an area of 1 hectare 

or more 

 

(4)The minimum setback for any building or structure, except for a fence or 

pump/utility house shall be: 

(a) 8.0 metres from a front lot line; 

(b) 8.0 metres from a rear lot line; 

(c) 8.0 metres from an interior side lot line; and 

(d) 8.0 metres from an exterior side lot line. 

 

(5) The total combined floor area of all accessory buildings on a lot, excluding 

buildings exclusively devoted to agricultural use, must not exceed 200 m2. 

 

(8) Where land is in the Provincial Agricultural Land Reserve, non-farm uses 

permitted by this Bylaw within a zone are permitted only: 
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(a) if also approved by the Provincial Agricultural Land Commission by written 

order and only to the extent provided by the written order, or 

(b) if also permitted by the Agricultural Land Reserve Use, Subdivision and 

Procedure Regulation and only to the extent permitted by this Bylaw. 

Other Regulations This property is within the Agricultural Land Reserve and is therefore also 

subject to the Agricultural Land Commission Act and the Agricultural Land 

Reserve Regulations. 

Hornby Island Development 

Procedure Bylaw No. 74, 1992  

This concurrent administrative Bylaw applies to all Development Variance 

Permit (DVP) applications.  

Section 3(3) requires that the DVP application shall “contain all the 

information required by the applicable form.” 

 

Current Islands Trust form “Schedule C: Development Variance Permits” 

requires “a Site Survey completed by a registered BC Land Surveyor (BCLS), 

unless the Islands Trust confirms a survey is not needed” 

Covenants L68397 – Restrictive Covenant. 1982. Held by the Provincial Ministry of 

Transportation and Infrastructure (MOTI). Some excerpts: 

 No building shall be constructed within 7.5m of the natural 

boundary of the sea. 

 Built (habitable) building elevations are to be a minimum of 1.5m 

above the NB of the sea. 

Bylaw Enforcement None on file. 

If HO-DVP-2021.2 is considered and ultimately not issued, then a BE file 

would need to be opened. 

SITE INFLUENCES 

Islands Trust 

Conservancy 

(ITC) 

n/a – This application does not directly affect an ITC-owned property or 
conservation covenant; nor does it directly affect a property adjacent to an 
ITC-owned property or conservation covenant. It also does not pertain to 
terrestrial or intertidal Crown Land located within 100m of an ITC-owned 
property or conservation covenant. Therefore referral to ITC for comment is not required.  

ITC Regional 

Conservation 

Plan (2018-2027) 

The Regional Conservation Plan 2018-2027 estimated importance of habitat composition 

in the area of the subject property is MEDIUM. This application does not appear to be 

inconsistent or contrary to the goals and objectives set out in the ITC Regional Conservation 

Plan. 

Species at Risk Public SAR occurrence mapped for the Ecological Community of Douglas Fir & dull 
Oregon-grape, as shown below: 
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Sensitive 

Ecosystems 

None mapped. 

Islands Trust Ecosystem Mapping (ITEM) maps the subject property as a mix of rural 

development and young forest ecosystem. 

Hazard Areas None mapped. 

Archaeological 

Sites 

Although specific information regarding archaeology sites cannot be publically disclosed, 

Remote Access to Archaeological Data (RAAD) mapping indicates that the subject 

property does contain or is within 100m of known sites of archaeological and cultural 

heritage.  

 

Notwithstanding the foregoing, and by copy of this report, the owners and applicant should 

be aware that there is a chance that the lot may contain previously unrecorded 

archaeological material that is protected under the Heritage Conservation Act. If such 

material is encountered during development, all work should cease and the BC Archaeology 

Branch should be contacted immediately as a Heritage Conservation Act permit may be 

needed before further development is undertaken. This may involve the need to hire a 

qualified archaeologist to monitor the work. 

Climate Change 

Adaptation and 

Mitigation 

No anticipated impacts. 

Shoreline 

Classification 

Rock Shoreline - Low Rock/Boulder 

Shoreline Data in 

TAPIS 

n/a 
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ATTACHMENT 2 – SITE PHOTOS 

2.1 – PREVIOUS ACCESSORY BUILDING DESTROYED BY TREE IN STORM (JANUARY 2020) 
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2.2 NEW ACCESSORY BUILDING CONSTRUCTION (IN NEW LOCATION) 
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Islands Trust Memorandum 1 

DATE OF MEETING: December 10, 2021 

TO: Hornby Island Local Trust Committee 

FROM: Heather Kauer, Regional Planning Manager 
Northern Team 

SUBJECT: Business Case for Hornby Island OCP Project  

PURPOSE 

The purpose of this memorandum is to provide a draft business case for LTC consideration for the proposed OCP 
/ LUB project and report back on the November 10, 2021 Financial Planning Committee meeting.   

At their November 6, 2021 regular business meeting, the Hornby Islands Local Trust Committee passed the 

following resolution: 

 

HO-2021-065 

It was MOVED and SECONDED, 

that the Hornby Island Local Trust Committee request staff to prepare a draft business case to assist the 

Hornby Island Advisory Planning Commission in its review of the Hornby Island Land Use Bylaw and 

Official Community Plan, that this business case include the use of a consultant for all or part of the 

work, and that staff forward the Business Case to the Islands Trust Financial Planning Committee for 

consideration of inclusion in the 2022/2023 Islands Trust budget. 

CARRIED 

 

Staff have included the draft business case for the LTCs review as Attachment 1 of this memorandum.  

Due to the timing of the Financial Planning Committee’s review of next year’s budget to make recommendations 
to Trust Council for their December meeting, this draft business case was included in the FPCs agenda package for 
their November 10, 2021 meeting. The FPC discussed whether or not to include the Hornby project in their 
recommendations to Trust Council to consider at their December, 2021 meeting. The FPC passed the following 
resolution: 

FPC-2021-055 
It was MOVED and SECONDED, 
that Financial Planning Committee recommend the Hornby OCP review be removed from the 
budget. 

CARRIED 

 

If Trust Council accepts the FPC recommendation, staff would assume that an LTC project budget for an OCP 
update in next fiscal year would need to cost $5,000 or less. This budget amount would not be enough to hire a 
consultant to work on the OCP.  
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However, staff believes that updates to the OCP and LUB could be initiated in fiscal year 2022-23 if public 
engagement activities were kept to a minimum and the project was initiated at a time when staff time is freed up 
by completion of other projects. Based on staffing and project completion estimates for the northern region, staff 
estimate that the project could be initiated in the second quarter of 2022.   

NEXT STEPS 

Staff recommend that the LTC continue to work with the Regional Planning Manager in determining a feasible start 
date and at such time as indicated that staff are available for the work, that the LTC request staff develop a project 
charter.   

Submitted By: 
Heather Kauer, MPA, RPP, MCIP, AICP 
Regional Planning Manager 

November 26, 2021 

ATTACHMENTS 

1. Draft Business Case 
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Budget Funding Request 
Short-Form Business Case 

 

Completion of this form initiates a request to the management team for allocation of budget funds. The form is 
to be completed and submitted at the start of the decision making process. The business case forms part of the 
Annual Budget Process (refer to Islands Trust Council Budget Process Policy 6.3.i). 

 
 

TO BE COMPLETED BY INITIATOR 

 

Initiated by: 

Heather Kauer 
On behalf of the HO LTC 

 

Budget Source (select all that apply): 
 

Specific Project Funding 
Third Party Contractors 
Staff Travel Expense 
Staff Overtime Expense 
New Staff Member 
Computer Hardware/Software 

 

Business Area: 
Hornby Island Local Trust Committee – LTC 
projects 

 Furniture & Equipment 

 Computer Hardware/Software 
Name of Request:  

 

HO LTC – Hornby OCP amendment Review 
New Staff Resources (see Staff Costing Tool) 

Permanent 
Temporary 

Temp Duration:    

2022/23 - $15,000 
 

 

Other – please describe: 
A contracted Planner who would draft and process OCP 
bylaw amendments based on recommendations from 
the Hornby Island Advisory Planning Commission and 
take them through the legislated process.  

 

Date initiated: December, 2021 
 

Date required: April, 2022 -March 31, 2023 

BACKGROUND: 
On November 20, 2020, the Hornby Island Local Trust Committee passed the following resolution: 
 

        that the Hornby Island Local Trust Committee add the item “Official Community Plan Review” to the Top       
        Priorities Report as priority No. 1. 

 
The discussion around this project included an explanation from staff that a project of this nature would be 
considered Major or Extraordinary in scope and would therefore not be resourced by Planning staff from the 
Northern office but would need to be assigned to the Regional Planning Team (RPT). Staff further explained 
that the process for assigning projects to the RPT and the criteria for the RPT to decide which projects to work 
on first had not been decided as of yet and likely would not be until the next Islands Trust term of office.  
The Hornby LTC expressed a desire to have the amendments to the OCP and LUB be completed as soon as 130



possible and on March 26, 2021, the Hornby Island Local Trust Committee passed the following resolution: 
 

             that the Hornby Island Local Trust Committee request that the Advisory Planning Commission provide               
             recommendations for Official Community Plan and Land Use Bylaw amendments with topic areas of focus:    
             First Nations, Short Term Vacation Rentals, Housing, and the Riparian Areas Development Permit Area. 
 
 The LTC is anticipating that the Hornby APC will be sending a recommendation for amendments to the LTC in 
early 2022. With the understanding that Islands Trust Planning staff may not be available to take up these 
recommendations to process as bylaw amendments in 2022, the LTC passed the following resolution on October 
8, 2021: 
 
              HO-2021-065 
 It was MOVED and SECONDED, 
               that the Hornby Island local Trust Committee request staff to prepare a draft business case to assist the  
               Hornby Island Advisory Planning Commission in its review of the Hornby Island Land Use Bylaw and  
               Official Community Plan, that this business case include the use of a consultant for all or part of the work,  
               and that staff forward the Business Case to the Islands Trust Financial Planning Committee for  
               consideration of inclusion in the 2022/2023 Islands Trust budget. 

 
                                                                                                         CARRIED 

 
 

PROBLEM STATEMENT/OBJECTIVES: 
Regulations regarding short term vacation rentals on Hornby continue to be confusing to residents. The cost and 
availability of Housing on Hornby becomes more problematic over time, and the regulations adopted regarding 
Riparian Areas Development Permit Area are problematic because of conflicting technical information that was 
used to develop them. In addition, the LTC believes acknowledgement of First Nations within the OCP is not as 
robust as it should be. The LTC consider addressing all of these topics in the OCP and LUB an urgent matter. 
Given competing demands on staff time to do this work, the LTC believes that a consultant should be hired to 
complete this work in the short term.   

PROJECTED RESULTS/DELIVERABLES: 

 Funding request (FY22/23) Target Duration Cost 

 Consultant Contract – Bylaw drafting and processing through 
legislated process including required public engagement. 

Over the course of 2022 $12,000 

 Technology (mapping, data analysis, etc.) 
and administrative support for public engagement  

Over the course 
of 2022 

$ 1,000 

 Development of communication and educational info / 
Community Information Meeting(s) Public Hearing 

Over the course of 2022 $ 2,000 

 

  

 

ALTERNATIVES CONSIDERED: 
 

Option 1: 
    Ask the Regional Planning Team to add this project to their work plan with the understanding that it likely   
    would not be complete in the short term.  
 

Option 2: 
The Local Planning Team could work on minor amendments regarding each topic area one at a time.  

131



Qualitative Analysis: 
If no action taken, housing crisis will elevate to a critical level. Without updating the OCP to strengthen the 
various policies and objectives that impact the conditions of housing (and its associated environmental, 
social, economic and cultural conditions), Hornby Island will no longer be able to provide healthy social, 
economic, environmental and cultural conditions for its residents. Furthermore, the island will no longer be 
able to maintain its character. Most importantly, if no action is taken, we will fail to implement the Trust 
Council’s mandate of preserving and protecting Hornby Island. 

RECOMMENDED DECISION: 
That Trust Council approve $15,000 in fiscal 2022/23 to hire a consultant to process OCP and LUB bylaws as 
recommended by the Hornby Island Advisory Planning Commission. 

PURCHASING PROCEDURE: 

  

Hornby Island Local Trust Committee 

Initiator: 

   

 
 

 

Date 

 Director/CAO   Date 

 REVIEWED BY MANAGEMENT TEAM: 

Date received: Approved: X YES NO 

 

Next steps: 

 Hornby Island LTC to review the business case at their December 10, 2021 meeting 
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Hornby Island Residents’ and Ratepayers’ Association 
(HIRRA) 

4305 Central Road, Hornby Island, BC, V0R 1Z0 
Ph: (250) 335-1842  E-mail: office@hirra.ca 

November 23, 2021 
 
Re: “Limited visitor accommodation” signage at Buckley Bay 
 
To: Hornby Island and Denman Island Local Trust Committees 
  
It has been identified at several times over the past few years that the previous 
large Islands Trust sign at Buckley Bay ferry landing has been removed 
(probably during the construction of the new BC Ferries parking area). This sign 
was an important tool for advising visitors of the need for reservations on Hornby 
during the busy summer season.  
 
We believe it is urgent that this sign be replaced with clear eye-catching wording 
to help reduce the increasing incidents of roadside camping, garbage and 
defecation on Hornby. 
 
It is important that the sign be located in a high visibility area before the ticket 
booths to provide advance warning to visitors of the very real accommodation 
capacity limits of our little island. 
 
Denman may be experiencing similar issues and ideally would participate in cost-
sharing for replacing the public notice sign regarding limited visitor 
accommodation outside the Buckley Bay ticket booths. We would appreciate 
having input into the final wording of the sign (e.g. Limited summer 
accommodation on Hornby and Denman books up early. Help us protect our 
precious islands by confirming you have a place to stay before visiting.).  
 
Please add this topic to your upcoming LTC meeting agendas and let us know 
what actions you will take to assist in notifying visitors about the limited tourist 
accommodation before they arrive on our islands. 
  
Sincerely, 
 
Reina LeBaron, HIRRA Executive Administrator  
on behalf of the HIRRA Executive 
 
Cc:  
CVRD Area A Director,  
Hornby Is. Community Economic Enhancement Corp.,  
Hornby/Denman Ferry Advisory Committee 
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Islands Trust Memorandum 1 

File No.: 3026-10 (LTC General – 
Meeting Logistics) 

DATE OF MEETING: December 10, 2021 

TO: Hornby Island Local Trust Committee 

FROM: Heather Kauer, Regional Planning Manager 
Northern Team 

SUBJECT: 2022 Local Trust Committee Meeting Schedule  

RECOMMENDATION 

1. That the Hornby Island Local Trust Committee schedule its regular business meetings on the following 
dates in 2022: February 18, April 29, June 10, September 9, and November 25. 

DISCUSSION 

Each Local Trust Committee (LTC) is asked to endorse, by resolution, its regular business meeting schedule for 
2022. Tentative dates have been identified in relation to anticipated project commitments, application volumes, 
trustee availability, ferry schedules, statutory holidays, conferences, Trust Council, Trust Council Committees, 
Islands Trust Conservancy, and available staff and financial resources. Tentative meeting dates are identified in 
Attachment 1.  

If alternative dates are proposed, LTCs should avoid scheduling meetings on dates which may conflict with other 
planned meetings or events. Key dates are noted for reference in Attachment 1. Note, LTCs do not need to identify 
the planned start times or locations for in-person meetings.  Meeting details will be advertised in accordance with 
legislated notification requirements. 

If the LTC is anticipating amending their meeting procedures bylaw to allow for regular meetings to be electronic-
only, the LTC has the option of designating which of the dates listed above are anticipated to be electronic vs. in-
person. This would allow staff to plan further in advance for accommodating the logistics of each meeting. The 
alternative is that the format of each meeting is chosen at the end of each previous meeting. If the LTC chooses 
the latter, staff will book venues for the year and anticipate cancelling the bookings if the meetings get changed 
to electronic-only.  

 

 

Submitted By: Heather Kauer, MPA, RPP, MCIP, AICP 
Regional Planning Manager 

October 19, 2021 

ATTACHMENT 

1. Tentative 2022 Northern Local Trust Committee Meeting Schedule 
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ATTACHMENT 1 – TENTATIVE 2021 NORTHERN LOCAL TRUST COMMITTEE MEETING SCHEDULE 

LTC Denman Gabriola Gambier Hornby Lasqueti Thetis 
Ballenas-

Winchelsea 

 

January 18 January 27 -  - - - 

- - February 3 February 18 February 7 February 22 - 

March 22 March 3 March 31 - - - March 16 

- April 7 - April 29 April 11 - - 

May 31 May 12 May 26 - - May 3 - 

- June 16 - June 10 June 6 - June 29 

July 19 July 28 July 14 - - July 5 - 

- - - - August 29 August 30 - 

September 27 September 29 September 1 September 9 - - - 

- October 27 - - - - - 

November 8 - November 17 November 25 November 28 November 29 - 

- December 1 -    - 

 

Total 6 9 6 5 5 5 2 

Start Time 
-In Person 

 

 
10:30 am 

 

 
10:30 am 

 

 
10:30 am 

 

 
10:30 am 

 

 
11:00 am 

 

 
9:30 am 

 

 
10:00 am 

 

Location if in 
person 

Denman 
Activity 
Centre 

Gabriola Arts & 
Heritage 
Centre 

TBD 
Room to 

Grow 
Judith Fisher 

Centre 

Thetis 
Community 

Centre  
TBD 

 

 

Key Dates 

Stat Holidays Jan. 1; Feb. 21; Apr. 15, Apr. 18; May 23; Jul. 1; Aug. 1; Sep. 5; Oct. 10; Nov. 11;  
Dec. 26,27 

  

Trust Council March 8-10, June 21-23, Sept 20-22 Nov 1-3 (all tentative) 

Executive Committee Jan 12, Feb 2, Feb 23, Mar 23, Apr 13, May 4, May 25, Jul 13, Aug 3, Aug 24, Oct 19, Nov 9, 
Nov 23, Dec 21 

Financial Planning Committee Jan 19, Feb 16, Jun 1, Aug 31, Oct 12, Nov 30  
Islands Trust Conservancy  Jan 25, Mar 15, May 17, Jul 12, Oct 4, Nov 22 

Trust Programs Committee Feb 11, Apr 8, May 13, Aug 26, Nov 25 

Regional Planning Committee (RPC/LPC) Feb 9, May 18, Aug 24, Nov 23 

  

SD 79 (Cowichan) Spring Break Mar 14-25 

SD 46 (Sunshine Coast) Spring Break Mar 14-25 

SD 68 (Nanaimo) Spring Break Mar 14-25 

SD 71 (Comox) Spring Break Mar 21-Apr 1 

AVICC Conference April 1-3 

Salish Sea Conference April 25-29 

LGLF Conference Feb 9-11 

LGMA Conference June 21-23 

UBCM Conference Sept. 12-16 
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  STAFF REPORT 

 

Islands Trust Staff Report 1 

File No.: 3050-20 (APC) 
DATE OF MEETING: December 10, 2021 

TO: Hornby Island Local Trust Committee 

FROM: Heather Kauer, Regional Planning Manager 
Northern Team 

SUBJECT: Advisory Planning Commission Appointments 

RECOMMENDATION 

1. That the Hornby Island Local Trust Committee request staff to: 

a. Send letters to members of the Advisory Planning Commission whose terms will expire on 
March 31, 2022, thanking them for their participation and inviting their expressions of interest 
for reappointment for another two year term; and 

b. Advertise for public expressions of interest for new members. 

REPORT SUMMARY 

The Hornby Island Local Trust Committee (LTC) is asked to consider reappointments for its Hornby Island 
Advisory Planning Commission because the terms will expire on March 31, 2022.  

As of the date of this staff report, the Advisory Planning Commission (APC) currently has five members.  The 
maximum number of APC members is seven.   

ANALYSIS 

Islands Trust Policy Statement: 

A guiding principle of the Islands Trust Policy Statement is that “open, consultative public participation is vital to 
effective decision making for the Trust Area.”  Moreover, Commitments of Trust Council include: 

 5.8.1 Trust Council holds that public participation should be part of the decision-making processes of all 
levels of government. 

 5.8.2 It is the position of Trust Council that local trust committees and island municipalities should, in 
establishing their official community plans and regulatory bylaws, provide opportunities for public input. 

 5.8.3 Trust Council holds that island communities within the Trust Area are themselves best able to 
determine the most effective local government structure to support their local autonomy and specific 
community needs within the object of the Islands Trust. 

LTCs have a responsibility to ensure that members of the public can participate in planning processes, yet they 
have the freedom to determine the framework best suited to a particular Local Trust Area.  

136



 

Islands Trust Staff Report 2 

LTC Bylaw No. 158  

The authority to establish advisory planning commissions is granted to LTCs through the Islands Trust Act and 
section 461(2) of the Local Government Act. 

Advisory planning commission 

461  (2) A board may, by bylaw, establish an advisory planning commission for one or more electoral areas or 
portions of an electoral area to advise the board, or a regional district director representing the electoral 
area, on all matters referred to the commission by the board or by that director respecting land use, the 
preparation and adoption of an official community plan or a proposed bylaw or permit that may be 
enacted or issued under this Part. 

 

Notably, such advisory planning commissions are intended to advise LTCs specifically on land use matters 
including Official Community Plans, and proposed bylaws or permits that may be issued under Part 14 (e.g. 
zoning bylaw or development permit). Formal citizen representation on advisory planning commissions adds 
value and transparency to planning processes. It is important that the APC remains in place should a referral be 
recommended in the future.  

Pursuant to section 461, the LTC has adopted Bylaw No. 158 cited as “Hornby Island Local Trust Committee 
Advisory Planning Commission Bylaw, 2019”, which identifies the planning commission, member composition, 
terms and roles, and rules for arranging, advertising and conducting commission meetings (Attachment 1).  

NEXT STEPS 

Should the LTC pass the recommended resolutions (page 1), staff will proceed with sending letters to members 
of the APC inviting their expressions of interest for reappointment; proceed with advertising; and bring forward 
expressions of interest to the February 18, 2022 (tentative date) LTC business meeting. 

Submitted By: Heather Kauer, MPA, RPP, MCIP, AICP 
Regional Planning Manager 

November 16, 2021 

ATTACHMENTS 

1. Bylaw No. 158 
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HORNBY ISLAND LOCAL TRUST COMMITTEE 

BYLAW NO. 158 

 

A BYLAW TO ESTABLISH ADVISORY PLANNING COMMISSIONS FOR THE HORNBY ISLAND LOCAL TRUST AREA 
PURSUANT TO THE LOCAL GOVERNMENT ACT AND THE ISLANDS TRUST ACT 

 

 
The Hornby Island Trust Committee, being the Local Trust Committee having jurisdiction on and in respect of the 
Hornby Island Local Trust Area in the Province of British Columbia, pursuant to the Islands Trust Act, enacts as 
follows: 
 

1. Establishment 

a) The Hornby Island Local Trust Committee may appoint one or more Advisory Planning Commissions to 
advise the Local Trust Committee on all matters referred by the Local Trust Committee respecting 
land use, the preparation and adoption of an Official Community Plan or a proposed bylaw or permit 
that may be enacted or issued under Part 14 of the Local Government Act. 

 
2. Appointment of Members 

a) The Local Trust Committee may, by resolution, appoint up to seven members to an Advisory Planning 
Commission (APC) to serve a two-year term, and may reappoint those members for a subsequent 
two-year term. 
 

b) At least two thirds of APC members must be residents of the Local Trust Area. 
 

c) The Local Trust Committee may, by resolution, remove a member of an APC at any time. 
 

d) If a member is removed or resigns from an APC, the Local Trust Committee may, by resolution, 
appoint a new member to serve the balance of the term of the appointment. 
 

3. Roles 

a) The APC members must, from among the members, elect a Chairperson, a Deputy Chairperson and a 
Secretary, during the first meeting after their appointment. 

b) The Chairperson will: 

i) Receive referrals from the Local Trust Committee and, in response, determine when and where 
meetings will be held; 

ii) Ensure that meetings are conducted in accordance with the requirements of this Bylaw and the 
Local Government Act; 

iii) Sign meeting minutes to certify that they are true and correct following approval by the APC. 

iv) Record a member’s declaration of conflict of interest or potential conflict of interest, once a 
member has declared it; 

v) In the absence of the Secretary, act in the role of Secretary or appoint another member of the 
APC to act in the role of Secretary. 

c) The Deputy Chairperson will: 
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i) Undertake the duties listed in 3b) above, in the Chairperson’s absence. 

d) The Secretary will: 

i) Assist the Chairperson, as needed, to arrange meetings; 

ii) Ensure that public notice is posted or public advertisements are placed in advance of APC 
meetings; 

iii) Except where the Islands Trust has retained a professional minute taker to support the APC, 
record and maintain legible minutes of all APC meetings; forward copies of draft minutes to the 
Islands Trust office; ensure minutes are approved by the APC at a subsequent meeting; and 
provide copies of adopted minutes to the public upon request; 

iv) Inform the Local Trust Committee of the resignation of any APC member, within thirty (30) days 
of the resignation. 
 

4. Referrals  

a) An APC will receive referrals on matters respecting land use, community planning or proposed bylaws 
and permits under Part 14 of the Local Government Act, which are referred directly to the 
Commission by the Local Trust Committee. 

b) A meeting on any particular referral must be held not more than (40) days after the date of receipt of 
that referral unless the Local Trust Committee has, by resolution, requested a response by an earlier 
specified date or authorized the referral to be considered at a later date. 
 

c) Although the recommendations must be received by the Local Trust Committee, the Local Trust 
Committee is not bound by the recommendations. 

 
5. Notice of Meeting 

a) The Islands Trust must provide documentation associated with any referral from the Local Trust 
Committee to all members of the APC. 

b) If the APC has been referred an application, the Islands Trust must ensure that the applicant is 
notified of the date, time and place of the meeting at which their application will be discussed, at 
least five (5) calendar days prior to the meeting. 

c) The Secretary must send a notice of meeting including a description of all referrals to be discussed to 
each member at least five (5) calendar days prior to the meeting. 

d) The Secretary must post the notice of meeting indicating the date, time, and place of any APC 
meeting at least five (5) calendar days prior to the meeting on a bulletin board that is accessible to 
the public; such bulletin board to be the same as is used by the Local Trust Committee for the posting 
of any scheduled Local Trust Committee meeting. 
 

6. Conduct of Meeting 

a) All deliberations of the APC must take place in a meeting, and all meetings must be held in a public 
facility and must be open to the public. 

b) A quorum is the lessor of three members or 50% of those appointed. 

c) The Chairperson is to convene the meeting and may adjourn the meeting from time to time. 

d) If the APC is considering an amendment to an Official Community Plan or a bylaw, or the issue of a 
permit, the applicant for the amendment or permit is entitled to attend the meeting and to be heard. 
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e) At the request of any APC member, the Chairperson must invite an elected official, Islands Trust staff, 
or member of the public present at the meeting to comment on the matters before the Commission. 

f) The APC must not receive development proposals or other applications directly from applicants.  

g) The APC must not consult directly with other government agencies or organizations.  

h) If the Chairperson considers that another person at the meeting is acting improperly and in a manner 
that is disrupting the deliberations of the APC, the Chairperson may order that person expelled from 
the meeting. 
 

7. Notice of Recommendation 

a) All APC recommendations shall be recorded as part of the meeting minutes, and may be recorded as 
resolutions, provided that, where requested by any member, all dissenting opinions are also 
recorded. 

b) Draft minutes will be forwarded directly to the Islands Trust Office within (7) days of an APC meeting. 

c) Upon receipt of draft minutes, Islands Trust staff will conduct a review and revise the minutes insofar 
as to ensure that the draft minutes can be published in accordance with the Islands Trust policies and 
provincial legislation. 

d) If the Local Trustees did not attend an APC meeting, they may request a verbal report from the 
Chairperson at a subsequent meeting of the Local Trust Committee. 
 

8. Transition 

a) Hornby Island Local Trust Committee Bylaw No. 89 cited as "Hornby Island Trust Committee Advisory 
Planning Commission Bylaw, 1987", is repealed. 

9. Citation 

a) This Bylaw may be cited as "Hornby Island Local Trust Committee Advisory Planning Commission  
Bylaw, 2019”. 
 

READ A FIRST TIME THIS  5TH DAY OF   APRIL   , 2019 

READ A SECOND TIME THIS  5TH DAY OF   APRIL   , 2019 

READ A THIRD TIME THIS  5TH DAY OF   APRIL   , 2019 

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS  

17TH DAY OF   APRIL   , 2019 

ADOPTED THIS   24TH DAY OF   MAY   , 2019 

 

__________________________________   ___________________________________ 

 SECRETARY      CHAIRPERSON 
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ISLANDS TRUST CONSERVANCY   
REPORT TO TRUST COUNCIL 
3rd Quarter 2021-2022 

  

As of December 2021 the Islands Trust Conservancy protects 111 conservation properties, 
32 nature reserves and 79 covenants (of which 27 have NAPTEP certificates) 

 

 

COMPLETED SINCE LAST REPORT  PLANNED FOR NEXT QUARTER  

1. STRATEGIC PLANNING/ADMINISTRATION 
 

Provided orientation to Species at Risk Program 
Coordinator, ITC Communications Specialist and 
new ITC Board member 
 

Submitted 2022/23 Budget request to FPC  
 

Completed updates to internal Protected Areas 
mapping (in TAPIS Map) to improve usability  
 

Approved meeting procedures bylaw revisions 
 

Updated  Species at Risk Program Project Charter 
and developed 2021-2022 Work Plan 

Contributed to Salt Spring Island Coastal Douglas-fir 
Protection Project  
 

Revised climate change impacts project charter  
 

Participated in Wetlands Institute workshop held 
by the BC Wildlife Federation 

 

Draft ITC Reconciliation Action Plan 
 

Determine tool for data management for 
applications and property management 
 

Evaluate progress of Regional Conservation Plan 
2018-2020 workplan  

 

Collate updated  Provincial and Federal mapping of 
at-risk species habitat and occurrence  
 

Complete Kelp Mapping for Islands Trust area and 
assist with developing research plan for UVic bull 
kelp mapping project (if funded) 
 

Assist with mapping project for cultural heritage 
places and species of significance on Islands Trust 
Conservancy managed lands. 
 

2. COVENANT AND PROPERTY ACQUISITIONS 

 

Responded to conservation enquiries (Lasqueti, Salt 
Spring, North Pender, Thetis) 
 

Registered three conservation covenants on 49.6 
ha (North Pender and Salt Spring); registered lease 
for Saturnina Island (4.1 ha, Gabriola Island Local 
Trust Area) 
 

 

Continue negotiations on 108 ha of land (five 
covenants and three land acquisitions) and 
complete three Ecological Gifts applications 
 

Continue participation on the Coastal Douglas-fir & 
Associated Ecosystems Conservation Partnership 
Steering and Securement Committees 
 

3. COVENANT AND PROPERTY MANAGEMENT 

 

Completed annual monitoring of 75 conservation 
covenants and 31 nature reserves 

Completed restoration work, including planting and 
fencing, on three nature reserves (Lasqueti) 

Continued large-scale Garry oak ecosystem 
restoration on one covenant (Salt Spring) and  
planning for Garry Oak ecosystem restoration on 
one covenant (Sidney) 

Ruby Alton house maintenance (Salt Spring) 

 

Issue contract for invasive species management on 
one covenant (Bowen)  
 

Continue planning for Garry oak ecosystem 
restoration on one covenant (Sidney)  

Install new entrance sign at S’ul-hween X’pey (Elder 
Cedar) Nature Reserve on Gabriola Island 
 

Continue participation in the Sidney Island 
Ecological Restoration Project and the Capital 
Region Invasive Species Partnership 
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ISLANDS TRUST CONSERVANCY   
REPORT TO TRUST COUNCIL 
3rd Quarter 2021-2022 

  

As of December 2021 the Islands Trust Conservancy protects 111 conservation properties, 
32 nature reserves and 79 covenants (of which 27 have NAPTEP certificates) 

 

 

 

3. COVENANT AND PROPERTY MANAGEMENT (CONT.) 

Approved two nature reserve management plans 
(Gabriola) 

Consulted with Indigenous Knowledge Holder on 
plants of cultural significance for one covenant’s 
riparian ecosystem restoration (Salt Spring) 

Evaluated experimental treatment for the aquatic 
invasive plant, Parrot’s Feather, and trialled 
controls for the aquatic invasive animal, American 
Bullfrog, in a covenanted pond (Sidney) 

Continued invasive species management on two 
covenants and seven nature reserves (Denman, 
Gabriola, North Pender, Salt Spring) and initiated it 
on one covenant (Galiano) 

Trial use of iNaturalist for collection of biodiversity 
information for ITC conservation lands 
 

Issue contract for English holly management on 
one covenant (Bowen) 
 

Work with partners to finalize two management 
plans, Thetis (1) and Salt Spring (1)  

Management planning in progress for 2 nature 
reserves Keats (1) and North Pender (1) 

 

4. COMMUNICATIONS AND OUTREACH 

 

Issued  Autumn 2021 Heron Newsletter, 
distribution 265 (hard copy by mail), 839 (eNews) 

Finalized and posted Annual Report  

Issued 2021/22 Covenant Landholder Newsletter 

Continued landholder contact program with 
Gabriola Lands and Trails Trust (Gabriola) 

Regular delivery of Facebook messaging 
 
 

 

Issue the Spring 2022 Heron (February) 

Draft and publish media announcements for newly 
protected lands and for Board recruitment 

In partnership with  Gabriola Lands and Trails 
Trust, continue outreach to landholders on 
Gabriola Island to encourage voluntary 
conservation actions 
 

Host Species at Risk Workshop (Feb 2022) 

5.   FUNDRAISING AND CONSERVANCY SUPPORT 
 

Presentation  to Advocis (Association of Wealth 
Managers; 50 -100 advisors) on strategic ways to 
transfer conservation land  
 

Promoted legacy giving to a national audience 
through Willpower  
 

Published advert in the Green Giving Guide 2022 
 

Promoted Opportunity Fund via Facebook 
 

Completed trustee interview (Deb Morrison) and 
donor interviews (Basil Franey; family of the late 
Louise Bell) for story telling purposes 
 

 

Continue trustee and donor interviews to build out 
fund development storytelling (Heron Newsletter, 
website, social media) 
 

Complete and roll out ITC Annual Impact Donor 
Report  
 

Continue meetings and presentations with 
Planned Giving advisors 
 

Refine internal processes for fund development 
 

Roll out and complete Chair Holiday Appeal  
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Conservation Superhero Focus: Basil Franey
As we sit on a bench on Isabella Point, Fulford Harbour, Basil Franey 
remarks “I’ll bet 30 ferries go past here every day, and the people on it 
aren’t aware of the reason they are looking at a natural space rather than 
buildings and a driveway”. Basil and his late wife Margaret bought land on 
Salt Spring Island in 1980 to build and retire to from Vancouver. When, 
five years later, there was a plan for a “gigantic fish farm” on Isabella Point 
they decided to purchase more land in order to ensure that never hap-
pened. Basil placed a conservation covenant on five acres of the land, on a 
high point. “There is a fantastic view all around, and it’s just beautiful.” 

At 97, Basil says, “I feel good about it. I have never had any regrets. It gives 
me peace of mind to think of it being always unspoiled.”

We all have much to thank those that place conservation covenants on 
their land, whether we are aware of it or not. As Basil well knows, there is 
so much beauty in what we’re not seeing. feather-alt

Are you interested in placing conservation covenants on your land?   
Call Kathryn Martell, Ecosystem Protection Specialist 250-405-5176 kmartell@islandstrust.bc.ca

Acknowledgement
Islands Trust Conservancy acknowledges that we work within the treaty lands and territories of the BOḰEĆEN, 
K’ómoks, Lək ̫̓ əŋən, Lyackson, MÁLEXEL̄, Qualicum, Quw’utsun Tribes, scəwáθən məsteyəxʷ, Scia’new, 
səli̓lwətaʔɬ, SEMYOME, shíshálh, Swwú7mesh, Snaw-naw-as, Snuneymuxw, Spune’luxutth, ST/ÁUTW̲, 
Stz’uminus, ɬəʔamɛn, toq qaymɩxʷ, Ts’uubaa-asatx, Wei Wai Kum, We Wai Kai, W̲JOL̄EL̄P, W̲SIK̲EM, 
Xeláltxw, Xwémalhkwu/ʔop qaymɩxʷ, and xʷməθkʷəyə̓m. 

Drum detail. photo: lisa wilcox

Basil Franey has never regretted placing a conservation  
covenant on land on Isabella Point, Salt Spring Island.  

cover and above photos: Carla Funk

Finding fossorial snakes on Salt Spring Island
The Sharp-tailed Snake is secretive and semi-fossorial (burrowing) which makes 
it hard to find and study. Species-at-risk funding has enabled the Islands Trust 
Conservancy to use breakthrough methods more typically used for crime scenes:  
the use of mapping environmental DNA, to survey these elusive snakes. feather-alt

Read the scientific article, co-authored by Salt Spring and Pender Island  scientists 
Carrina Maslovat, Laura Matthias and Jared Hobbs.  
www.sciencedirect.com/science/article/pii/S1470160X21008529

Reconciliation progress at Islands Trust Conservancy
Since adopting a Reconciliation Declaration in July, 2019, Islands Trust Conservancy 
Board and staff have received training on identity, place, acknowledgement, history 
of oppressive legislation, and the role that we all have in reconciliation work. In 2021, 
Islands Trust Conservancy began conversations with First Nations through property 
management planning processes. We plan to work with First Nations in a meaningful 
way to protect significant sites, sacred sites, and culturally significant species and to 
explore co-management and co-decision making.  

Learning, reflecting, and understanding is a focus of the Islands Trust Conservancy  
in the coming year. To read more about our Reconciliation Declaration visit  
www.islandstrust.bc.ca/about-us/reconciliation/ feather-alt

Secrets of the Sharp-tailed Snake are  
coming to light using eDNA methods.  
Photo: Christian Engelstoft 

On-site staff cultural training  
with Harold Joe photo: Carla Funk

cover image: Elliot White-Hill graphic design
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Actions speak volumes
Louise Bell:

Late spring I called Louise Bell to request an interview 
for the Heron Newsletter. She paused, thoughtful. She’d 
learned about the passing of her valued friend, Sara Steil 
from Pender Island, in a previous edition of the newsletter 
(www.islandstrust.bc.ca/document/the-heron-newsletter-
spring-2021). She spoke with sadness about friends and 
kindred spirits that were dying with an alarming frequency, 
and she felt there was a “changing of the guard”.

Louise put my interview off until fall. She was working on 
a book about her thoughts on logging and didn’t want to be 
distracted from that task. I was tempted to push a little; to ask 
her for an early phone interview which wouldn’t take up too 
much of her time. Yet I didn’t want to distract her, so I didn’t 
push. I regret that now. 

Sadly she passed away suddenly, June 17, 2021.

She is described by friends as a 
Powerhouse. A Go-Getter. A Dynamo.

In today’s tumultuous world we could all use a positive role 
model – someone that persists, and pushes past the paralysis 
created when the world seems chaotic. Louise inspired so 
many, giving generously of her time, talent, and treasure.

She served as an Islands Trust Conservancy board member 
for 10 years, helping to shape the future of land conservation 
on the islands. When she retired from her role as a Denman 
Island trustee, trustees throughout the Islands Trust Area hon-
oured her 15-year career as a local politician with donations 
to a cause close to her heart—the Islands Trust Conservancy’s 
Opportunity Fund which helps to kick-start land acquisition 
campaigns throughout the Islands Trust Area. 

Louise played a pivotal role in creating Canada’s first “green 
burial only” cemetery on Denman Island in 2015. She 
envisioned the natural regeneration of the forest through this 
cemetery, a forest in 100 years, and was committed to helping 
create a model for others to follow.

We are honoured that Louise personally made annual 
donations to Islands Trust Conservancy from 1999 until her 
passing in 2021. She chose to give where she lived because 
she knew and trusted Islands Trust Conservancy, and saw the 
impact every donation made on her beloved islands of the 
Salish Sea.

She almost finished her book on logging on Denman Island. 
Her daughter Barb Legg tells me that, unlike her mother, she 
is no writer, but that she intends to complete the task. Louise 
had drafted 3 titles – the one Barb loves is “Buy it. Log it. 
Flog it.”  

Louise Bell was the kind of person for whom ‘business as 
usual’ did not wash: she made clear statements through 
her actions, and inspired others to do the same. She was an 
“intentional citizen” of the very best kind.

The guard is indeed changing. Who will fill these forward-
thinking shoes? feather-alt

Carla Funk, Strategic Fund Development. 
cfunk@islandstrust.bc.ca

The words “intentional citizen” leap into mind  
when contemplating the life of Louise Bell.

above: Louise, McFarlane Beach, Denman Island. Photo: Kate kroeger 
cover: Denman Island Memorial Society Board members, from left to right, 
Jane Lighthall, Louise Bell and Angela Robinson, stand before The Ancestors, 
wooden sculptures at the Denman Island Natural Burial Cemetery.
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Your donations of $20 or more will receive an official donation 
receipt for income tax purposes.*

mouse-pointer To donate online visit:  
islandstrust.bc.ca/donate-to-conservancy

Or mail to: 200 – 1627 Fort Street, Victoria, BC V8R 1H8

 mm/yy (back of card)

Name

Address

City

Prov/State		              Postal/Zip code

Phone

Email

square Yes, I am okay with public recognition of my donation. 

My donation amount:   square $50 square $100 square $200 square $______

I wish to donate by:

square Cheque (made payable to the Islands Trust Conservancy)

square Visa square MasterCard

Card Number

Expiry Date			   Security Code

Signature

Questions? Contact us!
 phone  250-405-5186

envelope  itcmail@islandstrust.bc.ca  

Like us on Facebook   facebook.com/IslTrustConservancy/

Online  islandstrust.bc.ca/conservancy 

 Newsletter Production  Juniper English | rippledesign.info

Printed on 100% post consumer recycled paper. Please recycle.

Share your vision with future generations — please consider  
remembering Islands Trust Conservancy in your will.

*Islands Trust Conservancy is a qualified donee as a Crown agent under B.C.’s 
Islands Trust Act. Islands Trust business # 122013576 RT0001

YES! I want to preserve and protect the islands!
100% of your donation goes directly to protecting endangered habitat on the islands you love.

Coop Student Devin Hentschel
A 4th-year UVic student majoring in 
Biology, I was hired as a summer co-op 
Conservation Technician. I monitored 
the nature reserves and conservation 
covenants around the Trust Area. In only 
a few months I visited 47 properties on  
14 islands – a dream job! 

It wasn’t all fun and games. Imagine the ferry lineups! 
Monitoring involves walking around the boundaries of each 
property and along any potential trails using GPS.  
An avid hiker, this was an enjoyable experience. I took photos 
of corner pins, points of interest, and invasive species found, 
and stayed on the lookout for trespasses or infractions to 
make sure each property maintained its pristine habitat. 

Some of my most rewarding days and my fondest memories 
from the summer were spent pulling invasive species on the 
properties. You name the invasive, I likely pulled it!

Welcome to the Board!
Galiano Islander and founding board 
member of the Galiano Conservancy 
Association, Dr. Risa Smith, Ecologist, 
brings 25 years of experience developing 
biodiversity policy, and expertise in 
Nature-based Climate Solutions. She is a 
leader of the Climate Change Specialist 

Group/World Commission on Protected Areas, and advisor to 
both the Canadian Government and IUCN. feather-alt

It’s the giving season! Please consider making a holiday gift to someone you love,  
and help kick-start conservation. We’ll send a card to let them know of your gift. 

Gifts of securities are the most tax savvy way to donate. Call Carla Funk,  
Strategic Fund Development, for a confidential conversation on giving. 250-405-5171. feather-alt

above: Dr. Risa Smith, left: Devin Hentschel, BELOW: Kate-Louise Stamford, 
Islands Trust Conservancy Board Chair. photos: Carla Funk
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Print Date: December  1, 2021

Applications

Development Permit

HO-DP-2021.2 PID: 000-457-752  To bring remaining temporary buildings into compliance to 

become permanent.  Civic address: 2200 Sollans Road, Hornby Island, BC.

09-Jul-2021The Board of School 

Trustees of School 

District No. 71 (Comox 

Valley) (MacDonald 

Hagarty Architects Ltd.)

 File Number  Purpose Date Received Applicant Name

Planner: Jaime Dubyna

Planning Status

02-Nov-2021

Revised site plan received.

Status Date:

04-Oct-2021

File reassigned.

Status Date:

17-Sep-2021

Preliminary review complete.  Information requested of applicant

Status Date:

Development Variance Permit

HO-DVP-2021.2 PID:  000-941-263  Height variance required.  Civic: 3930 Brigantine Crescent, 

Hornby Island, BC.

22-Jun-2021Sigurd Wiig

 File Number  Purpose Date Received Applicant Name

Planner: Teresa Mahikwa

Planning Status

06-Oct-2021

File reassigned to Planner Mahikwa - currently reviewing status.

Status Date:

13-Sep-2021

Applicant request to waive survey requirement

Status Date:

30-Jul-2021

Further information needed from applicant - email sent

Status Date:
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Development Variance Permit

HO-DVP-2021.3 PID:  001-149-971  To vary the setback for a pool.  Civic address:  9300 Central 

Road, Hornby Island, BC.

07-Jul-2021Blue Sky Design

 File Number  Purpose Date Received Applicant Name

Planner: Jaime Dubyna

Planning Status

25-Nov-2021

ITC Board referral comments received.

Status Date:

23-Nov-2021

Referral (RFD) to ITC Board.

Status Date:

27-Oct-2021

Survey plan received.

Status Date:

Rezoning

HO-RZ-2020.1 PID: 001-034-367  Rezoning.  Civic address:  2105 Shingle Spit Road, Hornby 

Island, BC.

13-Oct-2020Dixon Lake Properties 

Ltd. (Daysgoneby.Org 

Land Stewards Ltd.)

 File Number  Purpose Date Received Applicant Name

Planner: Jaime Dubyna

Planning Status

08-Oct-2021

LTC resolution HO-2021-061 to proceed no further. File to be closed and refund to be issued.

Status Date:

07-Jul-2021

Site visit.

Status Date:

17-Jun-2021

Applicant submitted copy of sewage disposal system records, as requested by LTC.

Status Date:
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Applications

Siting and use Permit

HO-SUP-2021.1 PID: 002-755-181  Siting second residence to property in the ALR.  Civic 

address: 6555 Central Road, Hornby Island, BC.

05-Jan-2021Stead, Sharon & 

Richard

 File Number  Purpose Date Received Applicant Name

Planner: Stephen Baugh

Planning Status

25-Oct-2021

File transferred from Planner Cox to Stephen Baugh.

Status Date:

12-Oct-2021

No change in status.

Status Date:

06-Jul-2021

NARU application approved by ALC. Awaiting updated site plan from applicant to issue SUP.

Status Date:

HO-SUP-2021.18 PID: 000-457-752  To bring remaining temporary buildings into compliance to 

become permanent.  Civic address:  2200 Sollans Road, Hornby Island, BC.

09-Jul-2021The Board of School 

Trustees of School 

District No. 71 (Comox 

Valley) (MacDonald 

Hagarty Architects Ltd.)

 File Number  Purpose Date Received Applicant Name

Planner: Jaime Dubyna

Planning Status

04-Oct-2021

File reassigned.

Status Date:

13-Sep-2021

See HO-DP-2021.2

Status Date:

11-Aug-2021

File opened &amp; assigned. Combo fee with DP.  Waiting for etransfer.

Status Date:
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Applications

Siting and use Permit

HO-SUP-2021.19 PID: 000-941-310  New SFD and accessory building.  Civic: 4200 Brigantine 

Crescent, Hornby Island, BC.

29-Jul-2021Michael Lecki Studios

 File Number  Purpose Date Received Applicant Name

Planner: Stephen Baugh

Planning Status

25-Aug-2021

KFN request CHIP application. Applicant informed.

Status Date:

12-Aug-2021

File opened &amp; Assigned.  Waiting for Etransfer.

Status Date:

HO-SUP-2021.20 PID: 023-812-753  Building pump shed and garage/workshop  Civic address:  

3740 High Salal Drive, Hornby Island, BC.

10-Aug-2021Deerleap Farms Ltd. 

(Woodland)

 File Number  Purpose Date Received Applicant Name

Planner: Stephen Baugh

Planning Status

13-Aug-2021

File opened &amp; assigned.

Status Date:

HO-SUP-2021.21 PID: 003-009-416  Connect outbuilding to house and add suite.  Civic address:  

4925 Arthurs Road, Hornby Island, BC.

26-Oct-2021Harrison & Boyko, 

Sean & Roxanne

 File Number  Purpose Date Received Applicant Name

Planner: Stephen Baugh

Planning Status

08-Nov-2021

File opened &amp; assigned.  Waiting for etransfer.

Status Date:
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Applications

Siting and use Permit

HO-SUP-2021.22 PID: 000-941-255  Build studio/storage building.  Civic address:  3870 Brigantine 

Crescent, Hornby Island, BC.

03-Nov-2021Stephen Twible

 File Number  Purpose Date Received Applicant Name

Planner: Stephen Baugh

Planning Status

19-Nov-2021

File opened &amp;  assigned

Status Date:

HO-SUP-2021.23 PID: 002-941-830  Building cabin.  Civic address:  5805 Seawright Road, Hornby 

Island, BC.

04-Nov-2021Prescott, Stuart & Ian

 File Number  Purpose Date Received Applicant Name

Planner: Stephen Baugh

Planning Status

19-Nov-2021

File opened &amp; assigned.

Status Date:
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Subdivision

HO-SUB-2020.2 PID: 000-095-869  Civic address:  1410 Carmichael Road, Hornby Island 

Purpose:  Subdivide property into two lots (1.78 ha and 2.59 ha). Smaller lot will 

have existing dwelling, new septic and well/pump house.  Larger lot will connect to 

Carmichael Road via panhandle.

27-Mar-2020Donald Gutstein and 

Mae Burrows

 File Number  Purpose Date Received Applicant Name

Planner: Teresa Mahikwa

Planning Status

26-Oct-2021

File reopened and assigned to Planner Mahikwa.

Status Date:

09-Nov-2020

Email from planner to applicant again providing option for refund or abeyance. No response as of November 9. File to PTA for 

closure.

Status Date:

05-May-2020

Referral response sent to MOTI, applicant and LTC.

Status Date:

HO-SUB-2021.1 PID: 002-657-881  Two lot subdivision.  Civic address:  2025 Belcarra Road, 

Hornby Island, BC.

17-Mar-2021Marcus Paterson

 File Number  Purpose Date Received Applicant Name

Planner: Teresa Mahikwa

Planning Status

06-Oct-2021

File reassigned to Planner Mahikwa - currently reviewing status.

Status Date:

28-Sep-2021

No change in status

Status Date:

10-Aug-2021

No change in status

Status Date:
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Temporary and Industrial Use Permit

HO-TUP-2020.3 PID:  026-371-791  Water extraction & sales  Civic address:  5875 Central Road, 

Hornby Island, BC.

28-Oct-2020Hornby Island 

Co-Operative 

Association Inc.

 File Number  Purpose Date Received Applicant Name

Planner: Heather Kauer

Planning Status

25-Oct-2021

File transferred from Planner Cox to RPM Kauer.

Status Date:

12-Oct-2021

No change in status.

Status Date:

10-May-2021

Awaiting FLNRORD license.

Status Date:
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Updated: October 8, 2021 

Hornby Island Local Trust Committee Policies & Standing Resolutions 

No. Meeting Date Resolution No. Issue Policy 
1. January 27, 2017 

 
UPDATES-below: 
September 28, 2018 
November 6, 2020 
October 8, 2021 

HO-2017-011 
 
UPDATES-below: 
HO-2018-070 
HO-2020-081 
HO-2021-053 

Enforcement actions 
against three specific 
properties for 
unlawful dwellings  

It was MOVED and SECONDED 
that the Hornby Island Local Trust Committee adopt the following Standing 
Resolution: 
1. That whereas the Hornby Island Local Trust Committee intends to facilitate 

a community process to review residential density to address community 
housing needs, which may result in amendments to the Official Community 
Plan and Land Use Bylaw, it is resolved that related enforcement actions 
against properties identified as: 

a) Lot B, Section 15, Hornby Island, Plan 24652 (1655 Central Road); 

b) Lot B, Section 6, Hornby Island, Plan 30442 (7205 Central Road); and 

c) Lot 6, Section 10, Hornby Island, Plan 26332 (2475 St. Johns Point Road) 
shall be held in abeyance; 

2. That nothing in this enforcement policy should be interpreted as giving 
permission to any party to violate Hornby Island Land Use Bylaw No. 150 
and the Hornby Island Local Trust Committee may change this policy at any 
time and may give direction to commence enforcement activities with 
respect to the identified properties at any time without notice; and 

3. That unless the Hornby Island Local Trust Committee extends the effective 
period, this enforcement policy expires on October 31, 2018 or when the 
housing needs project is complete, whichever is the sooner. 

2. August 3, 2018 HO-2018-044 Processing non-
medical cannabis 
retail license 
applications 

It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee adopt the following Standing 
Resolution with respect to the processing of non-medical cannabis retail license 
applications: 

 Proposed or amended licenses for non-medical cannabis retail 
establishments require an application to the Local Trust Committee. 

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

 The public consultation process shall be determined by the Local Trust 
Committee after initial review of the proposal. 
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No. Meeting Date Resolution No. Issue Policy 
 However, as a minimum, the Local Trust Committee will mail or otherwise 

deliver a notice to all owners and residents of properties within a 500 metre 
radius of the subject property where the establishment is proposed at least 
10 days before adoption of a resolution providing comment on the 
application. The required notice shall include the following information: 
o Name of the applicant and a description of the proposal in general 

terms 
o The location of the proposed establishment and the subject site 
o The place where, and date and time when, both a public meeting will 

be held and a resolution of the Local Trust Committee considered. 
o The name and contact information of the Islands Trust planning staff 

member who can provide copies of the proposed or amended license 
application 

o How public comments may be submitted to the Local Trust Committee. 

3. September 28, 2018 HO-2018-070 
See HO-2017-011 
above 

Enforcement actions 
against three specific 
properties for 
unlawful dwellings 

It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee extend the effective period of 
Standing Resolution HO-2017-011 to expire on October 31, 2020 or when the 
Housing Review Project is complete, whichever is the sooner. 

4. January 25, 2019 HO-2019-007 Notices of intention 
to apply for a federal 
cannabis license 

It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee adopt the following standing 
resolution: 

“That the Hornby Island Local Trust Committee request that Notices of 
Intention to Apply for a Federal Cannabis License be forwarded to the Local 
Trust Committee upon receipt by the Islands Trust.” 
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No. Meeting Date Resolution No. Issue Policy 
5. May 24, 2019 HO-2019-038 First Nations 

Relationship Building 
It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee adopt the following standing 
resolution with respect to First Nations in the Local Trust Area: 
Whereas the Local Trust Committee seeks to engage in Reconciliation with local 
First Nations, governments and the island community by honouring the Truth 
and Reconciliation Commission Calls to Action, United Nations Declaration on 
the Rights of Indigenous Peoples, Draft Principles that Guide the Province of 
British Columbia’s Relationship with Indigenous Peoples, and Islands Trust First 
Nations Engagement Principles, the Local Trust Committee endeavours to: 
a) Annually, write a letter to First Nations, (re)introducing Trustees and staff 

and provide a schedule of known Local Trust Committee meetings for the 
upcoming year, as well as, provide an update of current projects and 
advocacy activities; 

b) For various Local Trust Committee meetings, invite elders from local First 
Nations to attend and provide a traditional welcome to the territory; 

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

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

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

6. January 24, 2020 HO-2020-013 Bylaw Enforcement 
to undertake 
proactive 
enforcement of non-
compliant STVRs 

It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee adopt the following Standing 
Resolution: 
authorize proactive enforcement of the Hornby Island Land Use Bylaw No. 150 
regulations for Vacation Home Rentals. Short Term Vacation Rentals that have 
one or more of the following characteristics, will be subject to proactive 
enforcement: 

 Non-compliant Short Term Vacation Rentals are advertised on the internet, 
newspapers or other media. 

 More than one dwelling on the lot is made available simultaneously for a 
Short Term Vacation Rental. 
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No. Meeting Date Resolution No. Issue Policy 
 While the property is rented, additional persons are staying in tents, trailers 

or recreational vehicles. 

 There are issues related to health and safety in accordance with the Land 
Use Bylaw. 

 There is more than one complaint from the immediate neighborhood 
(defined as being within 200 meters of the subject property) regarding 
issues related to the Short Term Vacation Rental, such as noise, parking 
congestion, more than one guest/party in a week, or too many people. 

 The residential dwelling being used as a Short Term Vacation Rental does 
not meet the following criteria for Short Term Vacation Rentals from the 
Hornby Island Official Community Plan Bylaw No. 149: 
o that the owner or tenant of the parcel is ordinarily resident on the 

property and the vacation home rental use is occurring during the 
temporary absence of the owner or tenant; or  

o where the owner or residential tenant of the parcel resides seasonally 
in the dwelling and the vacation home rental use is occurring during the 
absence of the owner or tenant; or  

o where the owner or residential tenant is residing in another lawful 
dwelling on the property while the vacation home rental is occurring. 

 The Short Term Vacation Rental is not managed locally, or was purpose 
built to be a Short Term Vacation Rental. 

 A complaint is made by an official of a government regulatory body or the 
bylaw enforcement officer and it concerns overuse of water, inadequate 
septic capacity, or too many buildings on the property. 

7. June 26, 2020 HO-2020-055 Standing Resolution 
regarding Restaurant 
Expansion during 
COVID Emergency 
Response - Staff 
Report  

It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee adopt the following standing 
resolution: 

That the Hornby Island Local Trust Committee has no objection to Liquor 
and Cannabis Regulation Branch issuance of Temporary Expanded Service 
Area Authorizations for liquor primary and manufacturer licensees in the 
Hornby Island Local Trust Area. 

8. November 6, 2020 HO-2020-074 Proactive 
Enforcement of Year-
Around Unlawful 
Housing  

It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee adopt the following Standing 
Resolution: 

That enforcement on unlawful permanent dwellings be deferred until such 
time that the Local Trust Committee can review the critical housing supply 
issue on Hornby Island or until December 31, 2021. 
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9. November 6, 2020 HO-2020-081 

See HO-2017-011 
HO-2018-070 above 

Enforcement actions 
against three specific 
properties for 
unlawful dwellings 

It was MOVED and SECONDED, 
that the Hornby Island Local Trust Committee amend the expiration date of 
Standing Resolution No. HO-2017-011 to December 31, 2021. 

10. October 8, 2021 HO-2021-053 
See HO-2017-011 
HO-2018-070 and 
HO-2020-081 above 

Enforcement actions 
against three specific 
properties for 
unlawful dwellings 

It was MOVED and SECONDED, 
that Hornby Island Local Trust Committee amend the expiration date of 
Standing Resolution No. HO-2017-011 to December 31, 2023. 

11. October 8, 2021 HO-2021-054 Enforcement actions 
on unlawful 
permanent dwellings 
– deferral 

It was MOVED and SECONDED, 
that Hornby Island Local Trust Committee adopt the following Standing 
Resolution:  
 

That enforcement on unlawful permanent dwellings be deferred until such 
time that the Local Trust Committee can review the critical housing supply 
issue on Hornby Island or until December 31, 2023. 
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Top Priorities Report

Hornby Island

Comprehensive OCP Review

David Marlor

1.

The Hornby Island Local Trust Committee would like a Comprehensive Official 

Community Plan amendment to be prioritized by the Regional Planning team. Topic 

areas of focus: First Nations, Short Term Vacation Rentals, Housing, and the Riparian 

Areas DPA and that the project include APC recommendations regarding the LUB 

referenced in the March 26, 2021 LTC meeting agenda package. 

Rec'd: 06-Nov-2020

Responsible Dates

Watershed Protection and Groundwater Preservation

William Shulba

2.

Project charter, work plan and budget; consolidation of existing information; required 

research to address key knowledge gaps; workshop to explain the model; suggestions 

for next steps including finding potential funding, advocacy/education/coordination with 

other agencies etc. Review approaches to ground water protection and water 

conservation on Hornby Island including consideration of the Gulf Islands Ground 

Water Protection Regulatory Tool Kit and the possible use of Development Permit areas 

for water conservation

Rec'd: 08-Jun-2018

Responsible Dates

Amend the OCP and LUB with regards to the Rural Residential land use designation and R2 zoning 

regarding Minimum Average Lot Area.

Heather Kauer

3.

Make the OCP and LUB consistent with regards to Minimum average lot area and clarify 

language to make it clearer for the reader. 

Rec'd: 06-Nov-2020

Responsible Dates
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Projects Report

Hornby Island

Ford Cove Consultation1.

Conduct a consultative process for the Ford Cove area

Responsible Date Received

Public Use area planning2.

Support collaborative planning process for Public Use areas 27-Mar-2015

Responsible Date Received

Marine Protection3.

Ongoing participation in public education, advocacy and regional processes with respect 

to the marine environment and shoreline protection

28-Sep-2018

Responsible Date Received

Improving Bylaw Compliance4.

Explore with the community and staff, approaches to improving Bylaw compliance 28-Sep-2018

Responsible Date Received

Ecosystem Protection5.

Consider potential utilization of the Regional Conservation Plan. 28-Sep-2018

Responsible Date Received
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Projects Report

Hornby Island

Addressing Climate Change6.

Review measures to address climate change including through implementation of OCP 

policies

28-Sep-2018

Responsible Date Received

Addressing housing needs7.

A project to identify, assess and implement housing opportunities including reviewing 

residential density on rural lots and considering staff accommodation on commercial lots.

25-Jan-2019

Responsible Date Received

Implementation of Coastal Douglas-fir Toolkit8.

25-Jan-2019

Responsible Date Received

Model Cell Tower Consultation Process9.

13-Sep-2019

Responsible Date Received

Develop a process for batching TUPs related to seasonal worker accommodation.10.

Develop a process for batching TUPs related to seasonal worker accommodation as 

recommended in the July 16, 2021 staff report analyzing the Ucluelet model. 

16-Jul-2021

Responsible Date Received
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Projects Report

Hornby Island

Fees Bylaw Update11.

Amendment of the Hornby Island Fees Bylaw to consider the 2021 model fees bylaw and 

the TUP fee structure contemplated by the July 16, 2021 staff report regarding TUPs for 

seasonal worker accommodation. 

16-Jul-2021

Responsible Date Received
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