
Mayne Island Local Trust Committee
Regular Meeting Agenda

 
Date: May 30, 2022

Time: 1:00 pm

Location: Mayne Island Agricultural Hall

430 Fernhill Road, Mayne Island, BC

Pages

1. CALL TO ORDER 1:00 PM - 1:00 PM

2. APPROVAL OF AGENDA 1:00 PM - 1:05 PM

3. TOWN HALL AND QUESTIONS 1:05 PM - 1:20 PM

4. COMMUNITY INFORMATION MEETING

None

5. PUBLIC HEARING

None

6. MINUTES 1:20 PM - 1:30 PM

6.1. Local Trust Committee Minutes Dated March 28, 2022 (for Adoption) 4 - 11

6.2. Section 26 Resolutions-without-meeting Report - None

6.3. Advisory Planning Commission Minutes Dated April 11, 2022 (for Receipt) 12 - 14

7. BUSINESS ARISING FROM THE MINUTES

7.1. Follow-up Action List Dated May 2022 15 - 16

8. DELEGATIONS

9. CORRESPONDENCE 1:30 PM - 1:50 PM

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

9.1. Western Canada Marine Response re New Sidney Spill Response Base 17 - 18

9.2. Minister Lisa Beare re Connectivity Infrastructure 19 - 23

9.3. Islands Trust Conservancy re fallow deer 24 - 24



9.4. Emma and Felix Jack Park re rezoning 25 - 25

10. APPLICATIONS AND REFERRALS 1:50 PM - 2:50 PM

10.1. MA-DVP-2022.1 (Percival) - Staff Report (attached) 26 - 40

10.2. MA-RZ-2020.1 (MIHS) - Staff Report (attached) 41 - 126

10.3. MA-TUP-2022.1 (Iredale Grey) - Staff Report (attached) 127 - 136

10.4. Salt Spring Island Local Trust Committee Referral for Proposed Bylaw 530 (for
response) (attached)

137 - 145

11. LOCAL TRUST COMMITTEE PROJECTS 2:50 PM - 3:50 PM

11.1. OCP/LUB Minor Amendments (Discussion)

11.2. Flexible Housing (Discussion)

12. REPORTS 3:50 PM - 4:00 PM

12.1. Work Program Reports (attached)

12.1.1. Top Priorities Report Dated May 2022 146 - 147

12.1.2. Projects List Report Dated May 2022 148 - 149

12.2. Applications Report Dated May 2022 (attached) 150 - 152

12.3. Trustee and Local Expense Report Dated March 2022 (attached) 153 - 153

12.4. Adopted Policies and Standing Resolutions (attached) 154 - 156

12.5. Local Trust Committee Webpage

12.6. Chair's Report

12.7. Trustee Report

12.8. Islands Trust Conservancy Report Dated March 2022 157 - 158

13. NEW BUSINESS 4:00 PM - 4:10 PM

13.1. Draft Annual Report Wording - for approval (attached) 159 - 159

That the Mayne Island Local Trust Committee approves the format and outline of
contents for the 2021/22 Annual Report.

13.2. Rainwater Harvesting

https://www.ssiwpa.org/wp-content/uploads/Public-Library/SSIWPA-Projects-
Reports-and-Presentations/Communications-
Materials/SSIWPA_rainwaterHarvesting_FinalSeptember2020_Web.pdf 
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14. UPCOMING MEETINGS

14.1. Next Regular Meeting Scheduled for June 27, 2022 at the Agricultural Hall, Mayne
Island

15. TOWN HALL 4:10 PM - 4:25 PM

16. CLOSED MEETING

None

17. ADJOURNMENT 4:25 PM - 4:25 PM
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Mayne Island Local Trust Committee 

Minutes of Regular Meeting 

 
Date: 
Location: 

March 28, 2022 
Mayne Island Agricultural Hall 
430 Fernhill Road, Mayne Island, BC 

 
Members Present: Dan Rogers, Chair 
 Jeanine Dodds, Trustee 
 David Maude, Trustee 
  
Staff Present:  
 Narissa Chadwick, Island Planner 
 Pat Todd, Recorder 
  

Public:          There were approximately eleven (11) members of the public 

1. CALL TO ORDER 

Chair Rogers called the meeting to order at 1:05 pm.  Chair Rogers acknowledged that the 
meeting was being held in traditional territory of the Coast Salish First Nations. 

2. APPROVAL OF AGENDA 

 The agenda was adopted as presented. 

3. TOWN HALL AND QUESTIONS 

Brian Crumblehulme spoke in support of rezoning for Emma and Felix Jack Park.  Related history 
of island settlements and development of Parks and Recreation Commission.  Important for 
community to recognize and honour work of John Aitken and First Nations.   

Michael Kilpatrick (Parks and Recreation Commission) raised concerns as to lack of consultation 
with Commission. He stated the importance that reconciliation is recognized by the Commission 
and questioned if rezoning might be restrictive of future efforts. 

Ingrid Marsh (Garden Club) related the efforts of the Garden Club to develop and raise funds for 
the park.  Stewardship was awarded to John Aiken.  Felt there should be more consultation with 
public and Parks Commission.  Questioned “why change” – Parks Commission should manage 
parks. 

Nikko Preston raised concerns regarding proposed housing project, which abuts his property, 
and would like more information regarding project. 

Chair Rogers stated that information is on the website and contact could be made with the 
Directors of the Mayne Island Housing Society. 

DRAFT Local Trust Committee 

Minutes Subject to Approval By 

 the Local Trust Committee 
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Talbot Iredale (Campbell Bay) questioned the down zoning of property. The site is a large family 
holding and current zoning permits 7 houses and 7 cottages.  Proposed changes to Land Use 
Bylaw (LUB) would only allow 7 houses.   

4. COMMUNITY INFORMATION MEETING 

4.1 Flexible Housing 

Planner Chadwick reviewed processes and actions taken to date.  Summary of proposed 
Bylaw amendments was distributed.  Highlights: 

1. Tiny homes on wheels defined as RVs not dwellings; 
2. Increase size of secondary suites; 
3.  Removal of lower cottage size on smaller lots; 
4. Identification of  # of dwellings and maximum combined square footage; and 
5. Water catchment requirements for additional dwellings. 

Staff reviewed the map of the proposed pilot area. 

  Discussion: 

 Clarification of pilot are on map; 

 For minimal lot size – change to read less than 0.6; 

 Cottage or dwelling – distinction is size; 

 Why only 1 secondary suite in light of housing/rental needs; 

 Question as to density transfers – maybe in the future; 

 More dwellings with less land impact; 

 Future discussions with Water Districts; 

 Clustering:  covenants on land – would be worth considering along with housing 
agreements; 

 Looking for interest/uptake; and 

 Larger lots can still be considered. 

Chair Rogers closed the Community Information Meeting at 1:52 thanking everyone for their 
input and participation.  

5. PUBLIC HEARING - None 

6. MINUTES 

6.1 Local Trust Committee Minutes Dated February 28, 2022  

By general consent the Local Trust Committee meeting minutes of February 28, 2022 
were adopted. 

6.2 Section 26 Resolutions-without-meeting Report - None 

6.3 Advisory Planning Commission Minutes – None 

7. BUSINESS ARISING FROM THE MINUTES 

7.1 Follow-up Action List Dated March 2022 
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Planner Chadwick stated there will be a Public Engagement regarding the Islands Trust 
draft Policy Statement on Mayne Island April 11, 2022.  Staff will be in attendance.  

Letter regarding fallow deer issues has been sent.  

8. DELEGATIONS 

8.1 Mayne Island Housing Society  

Eleni Gibson, Wiser Projects, has been consulting with the Mayne Island Housing Society 
(MIHS) regarding the proposed development on 375 Village Bay Road.  Work is currently 
focused on: 

 Driveway layout; 

 Ground water report has been completed;  

 Water management plan is underway;  

 Funding and financing options are being explored – criteria may change over time; 

 Costs are rising as construction costs increase; 

 Reviewed Affordable Housing Continuum – MIHS looking at middle-below market 
and subsidized; 

 Reviewed CMHC program, Federation of Canadian Municipalities – Green Municipal 
Fund; 

 Unlikely to get funding approval before rezoning; and 

 Importance of Housing Agreement meeting criteria and being flexible to access 
funding sources. 

9. CORRESPONDENCE 

9.1 BC Electoral Boundaries Commission - March 3, 2022  

  Received for information. 

9.2 Brad Hoem re Schedule D Update – Secondary suites 

Correspondence focuses on secondary suites and Water Districts.  Request is to include 
Campbell Bay/Bennett Bay Water District in Draft Bylaw to allow pilot project. 

Opportunity to reopen conversation with Water Districts regarding allowing secondary 
suites.  

 

10. APPLICATIONS AND REFERRALS 

10.1 Salt Spring Island Local Trust Committee Referral for Proposed Bylaw No. 526  

   MA-2022-024 
   It was Moved and Seconded, 

that the Mayne Island Local Trust Committee interests are not affected by Salt 
Spring Island Local Trust Committee proposed Bylaw No. 526. 

CARRIED 
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11. LOCAL TRUST COMMITTEE PROJECTS 

11.1 Flexible Housing  

  Planner Chadwick spoke to opportunity to proceed with amendments to First Reading. 

   MA-2022-025 
   It was Moved and Seconded, 

that the Mayne Island Local Trust Committee request staff amend draft Bylaw 
No. 184 Subsection 3.13 (3) to read “”“constructed” in both instances” after 
“following”. 

CARRIED 
 

   MA-2022-026 
   It was Moved and Seconded, 

that the Mayne Island Local Trust Committee Bylaw 189 cited as “Mayne Island 
Official Community Plan Bylaw No. 144, 2007, Amendment No. 1, 2022” be read 
for the first time. 

        CARRIED 

MA-2022-027 
   It was Moved and Seconded, 

that the Mayne Island Local Trust Committee Bylaw 184,cited as “Mayne Island 
Land Use Bylaw No. 146, 2008, Amendment No. 2, 2021” be read for the first 
time as amended. 

        CARRIED 

MA-2022-028 
   It was Moved and Seconded, 

that the Mayne Island Local Trust Committee has reviewed the Islands Trust 
Policy Statement Directives Only Checklist and determined that Bylaw No. 184 
and 189, cited as “Mayne Island Land Use Bylaw No. 146, 2008, Amendment No. 
2, 2021” and “Mayne Island Official Community Plan Bylaw No. 144, 2007, 
Amendment No. 1, 2022” are not contrary to or at variance with the Islands 
Trust Policy Statement. 
        CARRIED 

 

 

MA-2022-029 
   It was Moved and Seconded, 

that the Mayne Island Local Trust Committee request staff schedule a public 
hearing for Bylaws No. 184 and 189. 

        CARRIED 
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11.2 OCP and LUB Minor Amendments Project  

 

   MA-2022-030 
   It was Moved and Seconded, 

that the Mayne Island Local Trust Committee ask staff to make the following 
amendments to 2.8 of the proposed Bylaw No. 187:  Land Description to read 
Emma and Felix Jack Park; Site Specific Regulations to  replace  “welcoming 
statue” with ”honouring figure” and to include “vegetation protection fencing”. 

CARRIED 
 

MA-2022-031 
   It was Moved and Seconded, 

that the Mayne Island Local Trust Committee request staff to draft a statement 
of acknowledgement of First Nations and send it to relevant First Nations for 
review and input. 

        CARRIED 

MA-2022-032 
   It was Moved and Seconded, 

that the Mayne Island Local Trust Committee Bylaw No. 186 cited as “Mayne 
Island Official Community Plan Bylaw No. 144, 2007, Amendment No. 2, 2021” 
be read for the first time. 

        CARRIED 

MA-2022-033 
   It was Moved and Seconded, 

that the Mayne Island Local Trust Committee Bylaw No. 187, as amended, cited 
as “Mayne Island Land Use Bylaw No. 146, 2008, Amendment No. 3, 2021” be 
read for the first time. 

           CARRIED 

MA-2022-034 
   It was Moved and Seconded, 

that the Mayne Island Local Trust Committee request staff schedule a public 
hearing and community information meeting for Bylaws No. 186 and 187. 

        CARRIED 

MA-2022-035 
   It was Moved and Seconded, 

that the Mayne Island Local Trust Committee has reviewed the Islands Trust 
Policy Statement Directives Only Checklist and determined that Bylaw Nos. 186 
and 187, cited as “Mayne Island Official Community Plan Bylaw No. 144, 2007, 
Amendment No. 2, 2021” and “Mayne Island Land Use Bylaw No. 146, 2008, 
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Amendment No. 3 2021” are not contrary to or at variance with the Islands 
Trust Policy Statement. 

        CARRIED 

MA-2022-036 
It was Moved and Seconded, 
that the Mayne Island Local Trust Committee request staff to refer Bylaws to 
the Capital Regional District and Salt Spring Island Local Trust Committee in 
addition to those agencies cited. 

CARRIED 

 

12. REPORTS 

12.1 Work Program Reports (attached) 

12.1.1 Top Priorities Report Dated March 2022 

   Received for information. 

12.1.2 Projects List Report Dated March 2022 

    MA-2022-037 
    It was Moved and Seconded,  

that Mayne Island Local Trust Committee ask staff to add consulting 
with Water Districts regarding expanding areas available for secondary 
suites to the Projects List. 

CARRIED 

    

    MA-2022-038 
    It was Moved and Seconded, 

That Mayne Island Local Trust Committee request staff add “rezoning of 
Campbell Bay property” to Projects List and to the July 2022 agenda. 

CARRIED 

 

12.2 Applications Report Dated March 2022 

  Received for information 

12.3 Trustee and Local Expense Report Dated January 2022 

  Received for information 

12.4 Adopted Policies and Standing Resolutions 

  Received for information 
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12.5 Local Trust Committee Webpage 

  Webpage will be updated upon conclusion of meeting. 

12.6 Chair's Report 

Chair Rogers spoke to recent Trust Council held in Nanaimo.  Budget was passed.  Trust 
Policy Statement is at Community Consultation phase – session planned for April 11, 
2022 on Mayne Island.  Governance Report was discussed and there will be a 
Referendum without Meeting coming to Trustees.  Approval was granted for the 
sponsorship of the variance for Thrift Store. 

12.7 Trustee Report 

Trustee Maude reported on volume of items to cover at Council.  A letter supporting 
Conservancy regarding fallow deer and black tail deer population issues forthcoming. 

Trustee Dodds stated that while discussions were exhausting by working together a 
consensus was reached to pass budget.  Trustees are focused on each community’s best 
interests despite increasing and changing demands. e.g., climate change, reconciliation. 

12.8 Islands Trust Conservancy Report Date January 2022 

Chair Rogers informed Committee of publication “Heron” which details projects.  He 
added that there is a series on Face Book regarding travelling to various protected island 
areas.  A large donation was received by the Conservancy from Susan Blume of Salt 
Spring Island and Conservancy is developing a Legacy Fund. 

13. NEW BUSINESS – none 

14. UPCOMING MEETINGS 

14.1 Next Regular Meeting Scheduled for May 30, 2022 at the Agricultural Hall, Mayne 
Island 

15. TOWN HALL  

Nikko (Village Bay Road) – family is new to island and a number of things are happening that 
impact their property:  bike trail and housing project for example.  There are a number of 
encroachments related to the housing project that need to be addressed prior to subdivision.  
Concerned with housing project on slope – flooding, water concerns, impact on wells.  A future 
project might be to identify Development Permit Area for corridor to preserve unique value of 
existent properties. 

David Brown (MIHS) – Society is very aware and sensitive to water concerns.  Wet Land 
Remediation is included in MIHS plan. 

16. CLOSED MEETING  

 Chair Rogers called for motion to close meeting at 3:48 p.m. 

16.1 Motion to Close Meeting 
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That the meeting be closed to the public in accordance with the Community Charter, Part 
4, Division 3 s. 90(1) (a)(d) for the purpose of considering: 

 Adoption of In-Camera Meeting Minutes Dated February 28, 2022 

 Appointment of Board of Variance Members 

AND that the recorder and staff attend the meeting. 

16.2 Recall to Order 

  Chair Rogers recalled the meeting at 3:57 pm. 

16.3 Rise and Report 

  Chair Rogers to report Board of Variance appointments at May LTC. 

17. ADJOURNMENT 

By general consent the meeting was adjourned at 4:00 pm. 

 
 
_________________________ 

Dan Rogers, Chair 

 

 

__________________________ 

Certified Correct: 

Pat Todd, Recorder 
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MAYNE ISLAND ADVISORY PLANNING COMMISSION 
MEETING MINUTES 

 
Date: Monday, April 11, 2022 
Location: Mayne Island Community Centre 
 
Members Present: Ian Birtwell, Vice Chair 
 Deb Foote 
 Liam Bender 
 Chris Roehrig 
 Aaron Reith 
 Gordon Miller 
 
Islands Trust Members: David Maude 
 
Staff Present: Lauren Edwards, Recorder  
 
Regrets/Absent: Stephen Cropper, Chair 
 Christie Meers 
 Jeanine Dodds, Trustee 
 
Members of the Public: None  
 
1. CALL TO ORDER  

The meeting was called to order at 7:02 p.m. 
 
2. Approval of the Agenda 

 
It was moved and seconded, 
that the agenda be adopted as presented. 

 CARRIED 
 

3. Approval of Minutes of Advisory Planning Committee Meeting of October 13, 2021 
 
It was moved and seconded, 
that the Mayne Island Advisory Planning Committee minutes of October 13, 2021 be 
adopted as presented. 

CARRIED 
 

4. Business Arising from the Minutes – None 
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5. Referrals: 
 

Proposed Mayne Island Local Trust Committee Fees By-Law # 185  
 
A referral package was received and distributed with the agenda. 
 
Chair Birtwell reported that: 

 The referral was received for comments and input as to whether fee increases are 
reasonable. 

 There has not been a fee increase for 15 years.   

 The Islands Trust Policy Report considered the application of fees, cost recovery and a 
bylaw model for local trust committees to consider adopting.   

 The target is 80 to 100 percent recovery of costs through the application of fees.   

 The actual fee is set at 100 percent, but local trust committees have authority to vary 
that amount down to 80 percent.   

 The new fees bylaw addresses newer situations and the ambiguity around old fees.   

 An error had been noted and reported to the Islands Trust planner regarding the 
wording in item 6.6 of the Policy 5.6.1 Application Processing Services. 

 
Trustee Maude reported that: 

 The reason for the referral to the Advisory Planning Committee (APC) is that fee raises 
are a controversial topic for taxpayers and that trustees need to hear from the 
community. 

 There had been 18 percent cost recovery across planning and with higher cost recovery, 
there has been no definitive answer whether this will decrease taxes.   

 
Discussion occurred, including: 

 In the Staff Report - Rationale for Recommendation, the second paragraph reads:  The 
OCP does not include policies for community benefit.  Applicants can continue to seek 
sponsorship of the Executive Community.  This should read Executive Committee.   

 The reason to exclude the community benefit policy within the OCP is considered a 
bureaucratic shortcut. 

 The fee adjustment process would indicate that if nothing is done or a recommendation 
is not approved then the existing bylaw remains.   

 It was noted that, while none of the fees are punitive, there is a 20 percent increase for 
applications made after development started without approval.  Comments made were:  
removing a structure would be punitive; a penalty on top of a bylaw infraction would 
amount to double fees; and, if the fee was discretionary, guidance would be required to 
waive it. 

 Concern was expressed for government management and spending. 

 It was reported that Island Trust planners provide broader services than planners in 
larger communities.  These services include attending public meetings, doing committee 
work and providing support services such as the Trust Policy Statement. 
 

13



 

Mayne Island  
Advisory Planning Commission 
Minutes for April 11, 2022 Draft Page 3 of 3 

The following is for response by Islands Trust staff: 
 
1. Have staff looked into cost savings through more efficient processes to see if the 

increases can be reduced; and, that overlaps in service be identified between Islands 
Trust and CRD? 

2. If there is no increase approval, will that affect staffing levels for our island? 
3. If cost recovery (80% or 100%) occurs, will there be a trickle-down effect in tax 

reductions? 
4. A comparison of existing and proposed fees is requested which clearly delineate the 

new fees.   
5. Why is it necessary to apply a 20% higher fee for applications where development began 

without a permit; and, how many applications in the last two years would have been 
subject to the 20% penalty?   

 
It was stated that the annual two percent increase makes sense if cost recovery is the goal.   
 
Aaron Reath left the meeting at 8:20 p.m. 

 
6. Trustees Report 
 

Trustee Maude reported on the activities over the last few months which included the Trust 
Policy Statement, an overall governance study, and a budget process in Nanaimo which was 
contentious and resulted in a new budget reached through compromise.  A different budget 
process is being discussed for future.   
 
He also reported that there are challenges to attaining a housing agreement between the 
LTC and the Housing Society.  This will be discussed in May.   
 
The LTC is meeting in person again and the next meeting is scheduled for the end of May.   

 
7. New Business - None 
 
8. Next meeting 
 

The next meeting will occur after responses are received from Islands Trust.   
 
ADJOURNMENT 
 
By unanimous consent the meeting adjourned at 8:30 p.m. 
 
_________________________  

Ian Birtwell, Vice Chair Date 
  
Certified Correct:  
________________________  
Lauren Edwards, Recorder 
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Print Date: May 24, 2022

Follow Up Action Report

Mayne Island

Responsibility Dates  Activity

28-Feb-2022

Status

CompletedNarrisa Chadwick

Robin Ellchuk

 1 10.2 MA-RZ-2020.1 (MIHS) - Application to be taken out of abeyance to 

continue processing, identify options for wastewater, MIHS to provide 

study related to stormwater

Target: 04-Mar-2022

Responsibility Dates  Activity

28-Mar-2022

Status

CompletedRobin Ellchuk 1 6.1 Minutes approved as drafted Target: 07-Apr-2022

In ProgressJas Chonk

Narrisa Chadwick

 2 11.1 Flexible Housing - 1) Bylaw 189  read for the first time 2) Bylaw 184 

read for the first time as amended ( 2.4 "in both instances" ) 2) Staff to 

schedule PH

Target: 21-Apr-2022

CompletedJas Chonk

Narrisa Chadwick

 3 11.2 OCP and LUB Minor Amendments - 1) Staff to draft broad statement 

of FN acknowledgement and send out for review 2)Bylaw 186 read for 

the first time 2) Bylaw 187 read for the first time as amended (removal of 

section 2.6, updates to 2.8) 3) staff to organize CIM and PH 3) staff to 

add Salt Spring Island and the CRD to referral list 4) staff to connect with 

Beechwood property owners

Target: 22-Apr-2022

Page 1 of 2 15



Print Date: May 24, 2022

Follow Up Action Report

Mayne Island

Responsibility Dates  Activity

28-Mar-2022

Status

In ProgressJas Chonk

Narrisa Chadwick

 4 11.3 Add to projects list: 1) Connecting with Water Service providers 

regarding secondary suites and flexible housing 2) Rezoning of Campbell 

Bay property 3) Add rezoning of Campbell Bay property to the July 

agenda for discussion 

Target: 28-Mar-2022

Page 2 of 2 16
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Ministry of  

Citizens’ Services  

 

Office of the Minister 
 
Mailing Address: 

PO Box 9068 Stn Prov Govt 

Victoria BC  V8W 9E2 
Phone: 250 387-9699 

Fax: 250 387-9722 

 
Location: 

Room 151 

Parliament Buildings 
Victoria BC  V8V 1X4 

www.gov.bc.ca/citz  

 

 

 

 

 

 

 

April 22, 2022                 Ref: 117000  
 

Dan Rogers 

Chair, Mayne Island Local Trust Committee 

Islands Trust 

200-1627 Fort Street 

Victoria BC  V8R 1H8  

Via email to Robin Ellchuk: rellchuk@islandstrust.bc.ca 
 

Dear Dan Rogers: 
 

Thank you for your letter dated March 9, 2022, regarding a motion passed to support an application 

for infrastructure funding to provide in-ground ‘last mile’ fibre optic cable from the Connected Coast 

landing site to homes on Mayne Island. As the Minister of Citizens’ Services, one of my main 

priorities is to help expand connectivity infrastructure in rural, remote and Indigenous communities in 

British Columbia, so I am pleased to respond to your letter. 
 

We agree that high-speed internet is critical to supporting the delivery of services that people in 

B.C. count on and to allow us to grow the economy. Fast, affordable connectivity provides people 

with equitable access to education and healthcare, as well as other services to work, conduct 

business and stay connected with those who matter to them most.  
 

As you noted, on March 8 a funding partnership of up to $830 million between the Province and the 

Government of Canada was announced to support the expansion of high-speed internet services to 

rural communities, like Mayne, who are underserved. Our goal is that this funding will support 

connecting all remaining underserved communities in B.C. to high-speed internet services by 2027. 
 

Regarding Mayne Island specifically and your questions around a landing site and the CityWest 

proposal for last mile, I am attaching a copy of a letter recently sent to MLA Adam Olsen. The letter 

outlines some of the technical aspects of how Mayne Island’s existing connectivity infrastructure 

will be able to deliver high-speed internet when the Connected Coast network landing site is 

established on North Pender Island.  
 

Existing Shaw-owned fibre links South Pender, North Pender, Mayne and Galiano Islands and the 

coax last-mile network on each of these islands has the capacity to deliver speeds that surpass 50/10 

Mbps. This means that residents of Mayne will receive high-speed internet services when connected 

to the Connected Coast landing site at Port Washington on North Pender. 

.../2 

19

mailto:rellchuk@islandstrust.bc.ca
https://www.canada.ca/en/innovation-science-economic-development/news/2022/03/british-columbians-to-benefit-from-a-historic-plan-with-up-to-830-million-toward-connecting-all-remaining-rural-households-in-the-province-to-high-.html
https://www.canada.ca/en/innovation-science-economic-development/news/2022/03/british-columbians-to-benefit-from-a-historic-plan-with-up-to-830-million-toward-connecting-all-remaining-rural-households-in-the-province-to-high-.html


Dan Rogers, Chair, Mayne Island Local Trust Committee 

Page 2 

 
 
There is also information in the letter on CityWest’s last mile application. The Province supports 

the project which has been approved by Northern Development Initiative Trust and is currently 

waiting for federal approval as part of the Universal Broadband Fund.  

 

When these projects are complete, high-speed internet services will be available to households on 

Mayne Island. This information has been communicated to the Mayne Island Internet Group. 

 

I appreciate your advocacy for the benefit of residents of Mayne and I look forward to when high-

speed internet services will be available for them. Please do not hesitate to reach out to myself or 

other members of my Ministry team in the Connectivity Division should you need anything further. 

My door is always open for questions. 

 

Sincerely, 

 

 

 

 

Lisa Beare 

Minister 

 

Attachment: MLA Olsen Letter from Minister Lisa Beare – 25 Feb, 2022 

 

pc: The Honourable Pablo Rodriguez 

pablo.rodriguez@parl.gc.ca 

 

The Honourable Francois-Philippe Champagne 

francois-philippe.champagne@parl.gc.ca 

 

Universal Broadband Fund  

get-connected@canada.ca 

 

Elizabeth May, MP 

elizabeth.may@parl.gc.ca 

 

David Howe, Vice-Chair, CRD 

directorsgi@crd.bc.ca 

 

Paul Brent, Local Trustee, Islands Trust  

pbrent@islandstrust.bc.ca 

 

Network BC 

NetworkBC@gov.bc.ca 

 

Connected Communities  

ConnectedCommunities@gov.bc.ca  
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Ministry of  

Citizens’ Services  

 

Office of the Minister 
 
Mailing Address: 

PO Box 9068 Stn Prov Govt 

Victoria BC  V8W 9E2 
Phone: 250 387-9699 

Fax: 250 387-9722 

 
Location: 

Room 151 

Parliament Buildings 
Victoria BC  V8V 1X4 

www.gov.bc.ca/citz  

 

 

 

February 25, 2022         Ref: 116684 

 

Adam Olsen, MLA 

Room 101, Parliament Bldg 

Victoria, BC V8V 1X4 

 

Via email: A.Olsen@leg.bc.ca 

 

Dear Adam Olsen: 

 

Thank you for your letter dated February 1, 2022 regarding high-speed internet services for Mayne 

and the other Southern Gulf Islands. Thank you also for your recognition that our Government is 

making progress to ensuring British Columbians have access to the high-speed internet they need.  

 

Our Government has taken unprecedented steps to reduce the digital divide in British Columbia and 

connect more households than ever before. Since 2017, we have invested $190 million into 

expanding connectivity with almost $90 million committed to new projects throughout B.C. since 

October 2020 as part of the Connecting British Columbia program under StrongerBC. And Budget 

2022 is investing an additional $289 million to connect 280 First Nations and rural and remote 

communities, to bring our Government’s total investment to nearly half a billion dollars. 

 

We are proud of the progress we have made. In 2017, we estimated that 25 per cent of rural and 

Indigenous communities had access to the CRTC Universal Service Standard of 50 Megabits per 

second (Mbps). Now, thanks to projects supported by the Connecting British Columbia program, as 

well as other infrastructure projects undertaken by service providers, this total is over 40 per cent. 

When all projects inflight are complete, we estimate we will be at 60 per cent. We take the 

importance of internet connectivity very seriously and are working to close the gaps efficiently and 

equitably. 

 

I appreciate you expressing your expectations for high-speed internet services on Mayne Island. We 

have valued the collaboration to solve the connectivity gaps on the island, including working together 

on the CRD Reports to connect the Southern Gulf Islands. It takes all levels of government to solve 

the remaining connectivity gaps in the province and I look forward to continuing this work with you. 

 

…/2 
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We know that much of the Southern Gulf Islands are currently underserved today. My Ministry is 

taking steps to address this through projects supported by the Connecting British Columbia program. 

 

As you know, the Connected Coast project will provide transport fibre to new and existing last-mile 

infrastructure to deliver high-speed internet to residents along the coast and the Southern Gulf 

Islands. This project is one of the biggest of its kind and will connect many communities along the 

coast who are currently underserved. The project is designed to be as cost-effective and efficient as 

possible in delivering the high-speed services residents want, while leveraging existing infrastructure 

that has already been built. It is a transport project that is to provide open access to community-based 

and other last mile service providers to ensure everyone is able to benefit from the publicly funded 

project. 

 

As Shaw shared with TANEx during their study, there is a fibre network cable (which is owned by 

Shaw) that exists currently that links South Pender, North Pender, Mayne, and Galiano Islands. The 

coax last-mile network on each of these islands has the capability to deliver speeds that surpass 50/10 

Mbps when connected to the Connected Coast landing site at Port Washington on North Pender. The 

existing infrastructure funded by the private sector on Mayne Island, and the fibre links between the 

islands means that additional landing sites for the Connected Coast network are not required to bring 

reliable high-speed internet services to the residents of Mayne, Galiano and Pender using existing 

infrastructure. Ensuring program funds connect as many British Columbians as possible, it’s critical 

that public funds are not directed to over building or duplicating connectivity infrastructure that’s 

already in place. My staff has shared this information with CityWest so that they may work with 

Shaw directly to connect their networks. 

 

In addition, there are also applications received by the Connecting British Columbia program from 

CityWest, that are awaiting federal funding approval for last-mile fibre to the home on some of the 

islands. Pending their approval, and when all these projects are complete, Galiano, Mayne and Pender 

Islands will all have access to full service. 

 

Because infrastructure projects can take some years to be built, action has been taken in the interim to 

support residents of the Southern Gulf Islands with improved speeds of 25/5 Mbps. This project was 

approved as an interim solution until higher speeds delivered through the Connected Coast project are 

available. This project was not intended as a replacement for higher speeds.  

 

I hope this helps reassure you that residents of the islands, including Mayne Island will benefit from 

the proposed Connected Coast landing site on North Pender using existing infrastructure that is there. 

As you know, you are always welcome to reach out to my office when you are seeking information 

about services in your communities. Please let me know if you require any further details on the 

upcoming projects and how they will benefit your constituents, we would be more than happy to 

assist you. We have reached out to CityWest and Shaw and have relayed the information in this letter 

to them as well. 

 

 

 

 

…/3 
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Thank you for sharing your passion to expand connectivity to the Southern Gulf Islands, your 

constituent letter, the Capital Regional District resolution and your concerns regarding high-speed 

internet on Mayne and the islands. We look forward to continuing to work collaboratively with you 

and your teams for the benefit of the residents in your constituency. 

 

Sincerely, 

 

 

 

 

Lisa Beare 

Minister 

 

pc:  Elizabeth May, MP 

Saanich-Gulf Islands 

 

David Howe, Capital Regional Direct Director 

Southern Gulf Islands 

 

ConnectedCommunitiesBC@gov.bc.ca 
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Jeanine Dodds 

Islands Trust Trustee 

Mayne Island Local trust Committee 

April 17, 2022 

 

Dear Kate, 

I am writing to request that the Islands Trust Conservancy help us in our quest for a Fallow Deer Plan. 

The CRD did take on this request and there is a draft of the plan available.  The plan is based on Oak 

Bay’s Deer Management plan but shaped to suit our needs on Mayne and other Islands affected by the 

Fallow.  Galiano Island definitely has a population of Fallow now, Saturna Island perhaps. 

The ad hoc Fallow Deer committee has been asking for a plan for many years. 

I will be asking our Local Trust Committee to send a formal request at our next meeting which is not 

until May, 30 2022. 

As you have a meeting prior to ours it would be helpful if the topic could be raised to see if there is 

support from the Islands Trust Conservancy. 

Regards, 

Jeanine Dodds 
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From: trisha glatthaar  
Sent: Tuesday, May 3, 2022 12:22 PM 
To: Jeanine Dodds 
Subject: Re-zoning Emma and Felix Jack Park 
 
To the Trustees - Islands Trust - Mayne Island 
 
I unconditionally support the proposal to have the Emma and Felix Jack Park re-zoned to Passive Park 
status. 
This very small and unique piece of land has become a sanctuary of peace and contemplation for all in 
search of a meaningful understanding and profound respect for the Land and the History of this Island as 
it exists in the broader context of the Salish Sea. 
It is the only park on Mayne Island that is dedicated to the memory and presence of First Nations People 
on the Island. 
It has evolved over the years as the place where Islanders come together to commemorate Indigenous 
celebrations, or to silently acknowledge the weight of unspoken loss. 
 
The evocative installation of the Red Dresses in the cold evening mist. 
 
The smoke from the tiny smouldering flame below the exquisitely carved lantern commemorating the 
souls of the lost children from the Residential Schools. 
 
This resembles no other park. 
The triangular piece of land is wedged in on three sides by busy roads. There is no parking. There is no 
infrastructure, nor should there ever be any. The plan is to restore the land to its Natural state. It is not a 
recreational site. 
 
Trisha Glatthaar 
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File No.: MA-DVP-2022.1 (Percival) 
MA-BP-2021.26 

 
  

DATE OF MEETING: May 30, 2022 

TO: Mayne Island Local Trust Committee 

FROM: Phil Testemale, Planner 2 
Southern Team 

COPY: Narissa Chadwick, Island Planner 

SUBJECT: Development Variance Permit Application 
 Applicant: Adrian Percival  
 Location: 183 Georgina Point Road 

RECOMMENDATION 

1. That the Mayne Island Local Trust Committee approve issuance of Development Variance Permit 
application MA-DVP-2022.1 (Percival).  

REPORT SUMMARY 

The purpose of the report is to consider a Development Variance Permit.  The siting variances are for a proposed 
addition to an existing dwelling and an existing accessory building (garage). 

RATIONALE FOR VARIANCE 

Granting the variance will: 

• Permit an addition to the existing dwelling within the required setback. 
• Legalize the siting of an existing accessory building built within the required setback. 

BACKGROUND 

The application is the result of a Preliminary Plan Review submitted to the Islands Trust for the house addition. 
The application is to comply with the Land Use Bylaw (LUB) and permit an addition to a dwelling on the subject 
property as shown on Figures 2 and 3. The siting of the accessory building is included in the application as it is 
illegal non-conforming for siting.  

Specifically, the application is to vary the rear side lot setback provisions of the Settlement Residential Zone in 
the Mayne Land Use Bylaw No. 119, 2018 (LUB) as shown in Figure 2 and as follows: 

 
a) Article 5.1 (8) (a) which states that minimum setback for any building or structure is 8 metres (26 

feet) from any rear lot line is varied to permit: a proposed addition to the dwelling within 4.28 
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metres of the rear property line; and, the siting of an existing accessory building (garage) within 0.02 
metres of the rear property line. 

 
The extent of new development with the current application is limited to a 27 m² (294 ft²) single story addition 
to the dwelling.  

The subject property is on a corner of Georgina Point Road which bounds the property to the east and north.   The 
property is relatively level and well treed which partially screens the subject buildings from dwellings on 
neighbouring properties (Attachment 1 –‘Photographs’).   It currently contains the dwelling of an unknown age, 
the subject accessory garage built without a Building Permit in the 1980’s (approximately), a shed (sited legally), 
and a recently constructed water storage tank and a woodshed.   

As the LTC Meeting in April was cancelled, and in order to expedite the application, notification to neighbours 
was initially sent out in early April to allow the option for the LTC to consider approval of the permit using a 
Resolution Without Meeting (RWM).   Subsequently, analysis revealed that the applicant had not based the 
submitted site plan on a legal survey they had from 2018 and it contained substantive errors.  An updated 
survey plan was requested and received, and a second notice with the revised DVP was sent in early May 
(Attachments 3 and 4).    

Upon staff conducting a site visit on May 11th, the siting of a recently constructed woodshed and water storage 
structure within the interior side and rear yard setbacks in the southwest corner of the property was revealed 
(Figure 2 and Attachment 1 –“Photos’). The applicant advised that the woodshed was sited illegally and it would 
either have to be removed or moved, or a variance obtained. The water tank structure is not required to meet 
setback regulations.  In order to avoid further delays with the current application, the applicant provided an 
undertaking to either move the woodshed or apply for a new variance within 6 months (Attachment 2).   

If the application is denied, the owners could apply to the Board of Variance or move the building to conform to 
the setback. 

Figure 1 – Subject Property 
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Figure 2 – Site Plan 

 

ANALYSIS 

Policy/Regulatory 

Official Community Plan: 

The property is designated as Settlement Residential (SR) in the Mayne Land Use Official Community Plan (OCP) 
No. 144. There are no Development Permit Areas designated on the property.  
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Land Use Bylaw: 

The property is zoned Settlement Residential (SR) in the Mayne Land Use Bylaw No. 146. 

With the exception of the siting for the accessary garage and the new wood shed, the existing use, density and 
siting of the dwelling and other buildings and structures comply with the zone on the property.    

Issues and Opportunities 

Impact on Neighbouring Properties 

The most impacted neighbour by the proposed variance would be the adjacent properties to the south and west. 
Potential impacts with the granting of the variances would be relatively minor as the garage has been in place for 
a long time period, and the proposed additions are modest in scale.   

The applicant stated that he has discussed the application with the neighbours to the south and west and that 
they have no objections.      

The Intent of the Regulation being Varied 

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

• Limiting the visual impact of development on adjacent properties. 

• Establishing a consistent development pattern within a local area.  

• Protection of views, scenic areas and distinctive features contributing to the overall visual quality and 
scenic value of the Trust Area. 

• Maintaining a rural character. 

• Establishing certainty with respect to residential development by maintaining consistent height and 
siting regulations. 

Potential Impacts of Granting the Variance 

Granting a variance can potentially create 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 

DVP Notices were circulated to surrounding property owners and residents.  The notification period ended at 4:30 
p.m. on May 24, 2022.  

At the time of writing, staff have received no submissions in response to notification.   Any submissions received 
prior to the LTC meeting will be forwarded to Trustees and reported at the meeting. 

First Nations 

With respect to the potential for archaeological material to be found on the property during the proposed 
development, the Islands Trust reviews all applications to ensure the preservation and protection of cultural 
heritage, archaeological sites, and ancestral places. As reviewed, the application is consistent with respect to LTC 
Standing Resolutions on reconciliation.  Notwithstanding, to provide applicants with awareness regarding 
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unknown archaeological areas, staff will forward the Islands Trust Chance Find Protocol and the provincial 
Archaeological Branch guidelines on Heritage Act directly to the applicants. 

Rationale for Recommendation 

Staff is recommending that the application be supported for the following reasons:   

• The rationale for the variance is reasonable. 

• Impacts to neighbouring properties with the granting of the variances would be minor. 

• The proposed variance does not challenge the intent of the regulation. 

• Notification to date has generated no response. 

ALTERNATIVES  

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 Mayne Island Local Trust Committee request that the applicant submit to the Islands 
Trust________.  

2. Deny the application 

The LTC may deny the application.   

Recommended wording for the resolution is as follows: 

That the Mayne Island Local Trust Committee deny application MA-DVP-2022.1 (Percival) 

 

Submitted By: Phil Testemale, Planner 2  May 19, 2022 

Concurrence: Robert Kojima, Regional Planning Manager May 19, 2022 

ATTACHMENTS 

1. Site Context 
2. Applicant’s  Letter of Undertaking 
3. Notice 
4. Draft Development  Variance Permit MA-DVP-2022.1 
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ATTACHMENT 1 – SITE CONTEXT  

LOCATION 

Legal Description LOT 6, SECTION 14, MAYNE ISLAND, COWICHAN DISTRICT, PLAN 16303, 
EXCEPT PARCEL A (DD 48215W) THEREOF 

PID 004-090-756 
Civic Address 183 Georgina Point Road 

LAND USE 

Current Land Use Settlement Residential : 

 
Orthophoto  

Surrounding Land Use Settlement Residential  

HISTORICAL ACTIVITY 

File No. Purpose 

MA-BP-2021.26  Subject addition to dwelling 
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POLICY/REGULATORY  

Official Community Plan 
Designations  

The property is designated Settlement Residential (SR) in the Mayne Island 
Official Community Plan No. 144, 2007 (OCP) 
There are no designated Development Permit Areas (DPAs) on the subject 
property.  

Land Use Bylaw The property is zoned as Settlement Residential (SR) in the Mayne Island 
Land Use Bylaw No. 146, 2008 (LUB).   

 
Zoning Map 

Other Regulations N/A  
Covenants N/A 
Bylaw Enforcement None 

SITE INFLUENCES 

Islands Trust Conservancy There are no Conservancy covenants or properties in the direct area; 
therefore no referral has been made to the Board. 

Regional Conservation 
Strategy 

The proposal does not impact the objectives and priorities of the Islands 
Trust Conservancy Regional Conservation Strategy. 

Species at Risk  
Sensitive Ecosystems Primary and Secondary Mature Forest: 
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Sensitive Ecosystem Mapping (LPS)  

Hazard Areas N/A 
 

Archaeological Sites Remote Access to Archaeological Data (RAAD) information indicates there are no 
archaeological sites, on the property or within 100 metres. However, there are areas 
of high archaeological potential on the property. 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 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 

Impacts from the proposed development will have minor impacts on GHG given teh 
project scale.   
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PHOTOS 
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PHOTOS (CONT’D) 
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NOTICE 
MAYNE ISLAND LOCAL TRUST COMMITTEE 

MA-DVP-2022.1 

NOTE:  This Notice replaces one previously sent that contained mapping errors 

NOTICE is hereby given pursuant to Section 499 of the Local Government Act that the Mayne Island Local Trust 
Committee will be considering a resolution allowing for the issuance of a Development Variance Permit. The 
attached, proposed permit would vary the Mayne Island Land Use Bylaw No. 146 as follows: 

• A variance to reduce the rear lot line setback for a proposed addition to the rear of an existing dwelling
and for the siting of an existing accessory building (garage) as shown on the proposed permit.

The property is located at 183 Georgina Point Road and is legally described as Lot 6, Section 14, Mayne Island, 
Cowichan District, Plan 16303, Except Parcel A (DD 48215W) Thereof. (PID: 004-090-756). 

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, 200 - 1627 Fort Street, Victoria, B.C. 
V8R 1H8 between the hours of 8:30 a.m. to 4:30 p.m. Monday to Friday inclusive, excluding statutory holidays, 
commencing May 11, 2022 and continuing up to and including May 24, 2022.  

For the convenience of the public only, and not to satisfy Section 499 (2) (c) of the Local Government Act, 
additional copies of the Proposed Permit may be inspected at various Notice Boards on Mayne Island.   

Enquiries or comments should be directed to Phil Testemale, Planner 2 at (250) 405-5170. For Toll Free Access, 
request a transfer via Enquiry BC:  In Vancouver 660-2421 and elsewhere in BC: 1-800-663-7867; by fax at (250) 
405-5155; or by email to southinfo@islandstrust.bc.ca before 4:30 p.m. May 24, 2022.

The Mayne Island Local Trust Committee may consider a resolution allowing for the issuance of the permit during 
the regular business meeting starting at 1:00 p.m., May 30, 2022.  

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. 

Jas Chonk, Deputy Secretary 

Attachment 3
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MAYNE ISLAND LOCAL TRUST COMMITTEE 
DEVELOPMENT VARIANCE PERMIT 

MA-DVP-2022.1 

To: Adrian and Karen Percival 

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

Lot 6, Section 14, Mayne Island, Cowichan District, Plan 16303, Except Parcel A (DD 48215W) Thereof.
(PID: 004-090-756)

2. Mayne Island Land Use Bylaw 146, 2008 is varied as follows:

a) Article 5.1 (8) (a) which states that minimum setback for any building or structure is 8 metres (26 feet)
from any rear lot line is varied to permit: a proposed addition to the dwelling within 4.28 metres of the
rear property line; and, the siting of an existing accessory building (garage) within 0.02 metres of the
rear property line.

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

3. This permit is not a building permit and does not remove any obligation on the part of the permittee to
comply with all other requirements of "Mayne Island Land Use Bylaw No. 146, 2008" and to obtain other
approvals necessary for completion of the proposed development, including approval of the Capital
Regional District and Ministry of Transportation and Infrastructure.

AUTHORIZING RESOLUTION PASSED BY THE MAYNE ISLAND LOCAL TRUST COMMITTEE THIS ##TH DAY OF MONTH, 
2022. 

Deputy Secretary, Islands Trust 

Date of Issuance 

IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE ##ST DAY OF MONTH, 2024, THIS PERMIT 
AUTOMATICALLY LAPSES. 

Attachment 4
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MAYNE ISLAND LOCAL TRUST COMMITTEE 
MA-DVP-2022.1 

SCHEDULE ‘A’ 

Site Plan 
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SCHEDULE ‘B’ 

Dwelling Addition Elevations 
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File No.: MA-RZ-2020.1 (MIHS) 
  

DATE OF MEETING: May 30, 2022 

TO: Mayne Island Local Trust Committee 

FROM: Narissa Chadwick, Island Planner 
Southern Team 

COPY: Robert Kojima, Regional Planning Manager 

SUBJECT: Affordable Housing Rezoning 

   

   

RECOMMENDATION 

1. That the Mayne Island Local Trust Committee request that a covenant under section 219 of the Land 
Title Act be granted by the registered  owners of Lot B, Section 7, Mayne Island, Cowichan District, 
Plan 27091 to address water treatment and monitoring, location of development on Lot 2 and 3, 
wetland protection, areas to be preserved, site remediation and development restrictions on Lot 2 
prior to the adoption of the rezoning bylaws. 

2. That the Mayne Island Local Trust Committee request that the covenant under section 219 of the Land 
Title Act be granted by the registered  the owners of Lot B, Section 7, Mayne Island, Cowichan District, 
Plan 27091 include the revised site plan identified as the “New Site Plan” in the May 20,2022 staff 
report. 

3. That the Mayne Island Local Trust Committee endorse draft Housing Agreement changes to the structure 
of rental rates as proposed by the Mayne Island Housing Society. 

REPORT SUMMARY 

This report provides background on this project to date, introduces materials recently received from the MIHS 
including a new site plan and water management plan and provides summary and analysis of changes to the draft 
Section 219 Covenant and the draft Housing Agreement proposed by the MIHS.  

BACKGROUND AND ANALYSIS 

This project, to rezone the subject property form the Rural zone to a new zone that would permit multi-family 
residential and the subdivision of land for the creation of the new parcel for the multi-family residential housing 
targeted to be “affordable”  was initiated by the Mayne Island Housing Society (MIHS) in 2020.  Since then the 
MIHS has undertaken studies and provided information requested by the LTC.  This includes: 

- Assessment of Septic Feasibility 
- Hydrogeologist Report 
- Arborist Report 
- Biologist Report 
- Information Required for Housing Agreement 
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- Hydrologist Report/Wetland Restoration Report 
- Revised legal survey to include revised proposed lot boundaries 
- Site plan drawn to scale identifying location of proposed buildings, structures, clearings 
- Site development Plan incorporating ecologist, arborist and hydrologist’s recommendations 
- Cost recovery agreement for Covenant and Housing Agreement 

 
As a result of the family members of the current owner of the land, who hold power of attorney, requesting a 
pause to the process the Mayne LTC passed the following resolution a their November 2022 LTC meeting:  
 
“that the Mayne Island Local Trust Committee direct that application MA-RZ-2020.1(MIHS) be placed in abeyance 
until such time as the family of the property owner, who currently hold Power of Attorney over the property, 
indicate that they would like the application to proceed or that the Local Trust Committee otherwise directs, and 
that staff follow up with the family members holding Power of Attorney within three months and report back to 
the Local Trust Committee”. 

Upon receiving a message from the family of the property owner’s lawyer identifying their support for the 
continuation of the project the following resolution was passed at the February 28, 2022 LTC meeting: 

“that the Mayne Island Local Trust Committee take application MA-RZ-2020.1 (MIHS) out of abeyance”.  

At the February 28, 2022 meeting a summary of comments from the APC following their meetings September 22, 
October 6 and October 13 was also provided. The LTC had requested APC review at their June 2021 regular 
meeting.  

Staff note that the October 25, 2021 Staff report (Attachment 1)  which contained the draft Housing Agreement, 
Draft Covenant and Draft Bylaws 181 and 183 had been shared publically  as part of the October 25, 2021 agenda 
package but not discussed with the LTC as the October 25, 2021 meeting had been cancelled due to weather.  The 
report had been scheduled to be discussed at the November 2021 meeting. However, the request for a pause in 
the processing of the application resulted in it not being brought back to the LTC at that time.   

Since November 2021, the MIHS has been working to address some of the issues with the draft Housing Agreement 
and the draft covenant.  They have also done additional work related to water management planning and water 
level monitoring and provided a revised site plan.  Recent documents provided by the MIHS include: 

New Site Plan 
Driveway Profile 
Water Management Plan 

Water Monitoring Report 
Proposed revisions to the Housing Agreement 
Proposed revisions to the Section 219 Covenant 

 

New Site Plan (Attachment 2) 

Responding to neighbour concerns regarding the proximity of the previously proposed circular driveway to the 
property line.  The new site plan removes the circular driveway and proposes a different approach to the lot from 
the road. For comparison the new site plan and the previous site plan have been included below (Figure 1 and 
Figure 2).  The new site plan is included in Attachment 2 and a driveway profile is included in Attachment 3.   

Staff are supportive of the new site plan as it addresses the concerns regarding the driveway’s proximity to the 
property line.  Staff recommend the new site plan be included in the Covenant.  

Figure 1:  New Site Plan 
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Figure 2: Previously Proposed Site Plan 

 

LTC Question: Do you support the proposed new site plan? 
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Water Management Plan and Water Level Monitoring Report  

To address concerns raised related to water demand requirements and storm water management, the MIHS hired 
MSR Solutions Inc to investigate water yield, explore storm water runoff and provide direction to MIHS with 
respect to mitigation measures.  
 
The Water Level Monitoring Report addresses water availability. The datalogger was set up to detect any potential 
water level variation form neighbouring pumping wells and tidal effects. As identified in the Water Level 
Monitoring Report a large dataset of over 20,160 water level readings was generated for the period between 
September 30th and February 17th.  
 
The Water Management Plan and Water Level Monitoring Report have both been shared with the LTC. It has been 
forwarded to the Freshwater Specialist for review. Once it has been reviewed, these reports as well as analysis and 
staff recommendations will be shared in a future staff report 
 
 
 
Housing Agreement (Attachment  5) 
 
At their November 30th, 2020 meeting the LTC passed a resolution requiring “that a housing agreement related 
to the use of Lot B, Section 7, Mayne Island, Cowichan District, Plan 27091 be adopted prior to the adoption of 
the rezoning bylaws”. At the June 21, 2021 meeting staff identified that a draft housing agreement had been sent 
for legal review, initial comments were received and discussed with staff and further revisions were made. The 
revised housing agreement was then provided to the MIHS for their review and included in the October 25, 2021 
staff report.  
 
As identified in the October 25, 2021 staff report MIHS had identified two major issues with the housing 
agreement: 1) Sean McHugh’s name on the agreement 2) The need for more flexibility in defining rental unit rates. 
The MIHS’s proposed revision to the draft housing agreement addresses these two concerns and includes a few 
other proposed changes as identified below. 
 
Removal of Sean McHugh/McHugh family name as party to agreement: 
A housing agreement must be between the owner of the property and the LTC.  Removing Sean McHugh/the 
McHugh family name from the housing agreement would require deferring the adoption of the agreement until 
after the transfer of ownership. The October 25, 2022 staff report identified that the mechanism for deferring 
adoption of the housing agreement would be to grant a covenant to the LTC, prior to adoption of rezoning, 
restricting any development or registration of a subdivision until the housing agreement is adopted and notice 
registered on title. The housing agreement would be attached to the covenant.  The MIHS’s proposed revisions to 
the Housing Agreement and Section 219 covenant reflects this approach (See Attachment 5 and 6). 
 
Staff had previously recommended the existing process, to have the housing agreement adopted prior to the 
adoption of the rezoning bylaw and continue to support this position based on the following: 

 The LTC has passed a resolution requiring the Housing Agreement be adopted prior to adoption 
of the rezoning bylaws. 

 Adopting the Housing Agreement after the subdivision will require a bylaw adoption process 
adding additional process, time and potential cost. 

 The adoption of the Housing Agreement later in the process creates uncertainty for the LTC as well 
as the Housing Society as the LTC members may have changed, community support may shift, as 
well as MIHS membership.  
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 Having the name of the current property owner on the Housing Agreement does not place a 
burden on the current property owners as it does not require them to provide the housing. 

 
 
Flexibility in Defining Rental Rates:  
The draft housing agreement shared in the October 2022 staff report identifies the rental unit types as they relate 
to BC Housing’s required mix of rental rates as follows: 
 
20% of units will be Deep Subsidy Units for Deep Subsidy Income 
50% of units will be Rent Geared to Income Units for Low Income households 
30% of units will be Market Units for Moderate Income households 
 
The MIHS is requesting a more flexible approach to defining rental rates. As identified in a letter to the LTC from 
the MIHS’s consultant  Eleni Gibson on May 6 (Attachment 4) the MIHS wants a Housing Agreement “that provides 
the society with enough flexibility to remain eligible for a variety of funding options, while still ensuring that a 
minimum level of affordability is secured”.  
 
The rental structure in the proposed revision to the Housing Agreement would be as follows: 
 

a) Rent for 1-bedroom Rental Housing Units in a calendar year will on average be at or below 30% of the 
average of: 
 
a. Income of One-Person Households; and 
b. Income of Couples without Children. 

 
b) Rent for 2 and 3-bedroom Rental Housing Units in a calendar year will on average be at or below 30% 

of the average of: 
 
a. Income of Couples with Children; and 
b. Income of Lone-Parent Families. 

 
As Gibson’s report identifies this approach to rental rates has recently been approved for two affordable housing 
projects on Galiano Island.  
 
Staff are supportive of this approach.  It is important that the Housing Agreement provide flexibility as funding 
programs evolve to address housing affordability needs. Staff are also supportive of related changes to the Housing 
Agreement which connect income groups to Stats Canada Census categories. This is an effective and reliable way 
to determine shifts in income levels that may influence rental rates in the future.  
 
Staff note that there were some other changes requested to the Housing Agreement related to details such as 
number of units, sharing rental agreement with LTC, monitoring and reporting to the LTC, indemnity, release and 
dispute resolution. Staff suggest these changes remain in the draft Housing Agreement that is sent for legal review. 
Staff will provide further comments following legal review. 
 
All proposed changes are highlighted in the revised Housing Agreement provide by the MIHS and contained in 
Attachment 5.  The Housing Agreement, containing all the elements the LTC would like to retain will be sent for 
legal review before being brought back to the LTC  
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The Section 219 Covenant (Attachment 7) 
 
The draft Covenant provided in the October 25, 2021 staff report focussed on the following key areas: 
 

 Water quality – concerns identified in the hydrogeologist’s report requiring the installation of a water 
management system are addressed. 
 

 Lot 2 building location, site remediation and ecosystem protection  – identified on Schedule A containing 
subdivision plan . 
 

 Lot 2 building restriction – covenant restricts building on lot 2 until  “the Owner of Lot 3 has completed 
the construction of, and received any occupancy permit required by the Capital Regional District for, at 
least XXX units of affordable housing on lot 3” 
 

 Building Footprint on Lot 3 – identified in Subdivision Plan in Schedule A. 
 

 Lot 3 Ecological Protection and Restoration – draft covenant requires that MIHS adhere to all 
recommendations made in the ““Ecological Assessment Report” prepared by Keith Erikson and dated 
September 21st, 2020 and the “Wetland Restoration Design Report”, prepared by Robin Annschild and 
dated March 8, 2021”. 

 
The MIHS’s proposed revision of the Covenant focusses on the following: 
 
Adding Housing Agreement to the Covenant 
As identified above, the MIHS would like to attach the Housing Agreement to the covenant and make it a condition 
of building and registration of subdivision to avoid requiring Sean McHugh or the McHugh family having to be party 
to the Agreement. The clause that has been proposed by the applicant is as follows: 

5. If the Land is subdivided in accordance with the Subdivision Plan, the Owner of Lot 3 shall not 
start building, land alteration, construction, or development on Lot 3 unless and until the Owner 
of Lot 3 executes the Housing Agreement with the Local Trust Committee. 

 
As indicated earlier in this report, this approach will increase process, time and create uncertainty for the LTC and 
the MIHS.  
 
Limiting the time that Lot 2 cannot be built on  
As identified above, the original covenant restricts building on Lot 2 until construction of a certain amount of units 
on Lot 3 have been provided with occupancy permits.  MIHS proposes changing this restriction to 5 years.  
 
 “The Owner of Lot 2 shall not start the construction of any building or structure on Lot 2 until the Owner of Lot 3 
has completed the construction of, and received any occupancy permit required by the Capital Regional District for, 
at least XXX units of affordable housing, on Lot 3. This restriction shall expire five (5) years after the date when the 
Land is subdivided in accordance with the Subdivision Plan”. 
 
Staff does not support this approach as it does not address the LTC’s interests in ensuring that the affordable 
housing is provided before Lot 2 can be build on.  
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Removal of Lot 1 from the Covenant 
As the property is yet to be subdivided the originally proposed Covenant would be registered on the lot as it is 
currently, however the restrictions would only apply to proposed Lots 2 and 3.  The revision proposed by MIHS 
includes the following:  
 
“This Agreement burdens and charges all of the Land and the parcels for Lots 2 and 3 into which it is subdivided by 
any means and any parcel into which the Land is consolidated”. 
 
Staff have no immediate concerns with this approach but will need legal advice before supporting. 
 
 In addition to the changes identified above there is proposed restructuring of content (addition of definitions 
section) and other changes related to LTC oversight.  Staff suggest these changes remain in the draft Covenant 
that is sent for legal review. Staff will provide further comments following legal review. 
 
Staff All of the proposed changes have been highlighted in the MIHS’s proposed Covenant contained in Attachment 
7.  The revised draft covenant containing the elements of the proposed revision that the LTC supports will be sent 
for legal review.  

ALTERNATIVES  

1. Read Bylaws for the First time 

The OCP and LUB Bylaw amendments supporting the rezoning were presented in the October 25, 2022 
staff report (see Attachment 1). Should the LTC choose to read these for the first time the resolution 
wording supporting next steps in the process, as provided in the October 25, 2022 staff report, is as 
follows: 

That the Mayne Island Local Trust Committee Bylaw No. 181, cited as “Mayne Island Official Community 
Plan Bylaw No. 144, 2007, Amendment No. 1, 2021” be read for a first time. 

That the Mayne Island Local Trust Committee  Bylaw No. 183, cited as as “Mayne Island Land Use Bylaw 
No. 146, 2008, Amendment No. 1, 2021” be read for a first time. 

That the Mayne Island Local Trust Committee request staff to schedule a Community Information 
Meeting concurrently with  the Public Hearing for Bylaw No. 181, cited as “Mayne Island Official 
Community Plan Bylaw No. 144, 2007, Amendment No. 1, 2021” and Bylaw No. 183, cited as as “Mayne 
Island Land Use Bylaw No. 146, 2008, Amendment No. 1, 2021”. 

That the Mayne Island Local Trust Committee request staff to schedule a Public Hearing for Bylaw No. 
181, cited as “Mayne Island Official Community Plan Bylaw No. 144, 2007, Amendment No. 1, 2021” and 
Bylaw No. 183, cited as as “Mayne Island Land Use Bylaw No. 146, 2008, Amendment No. 1, 2021”. 

2. Request Further Information 

The LTC may request further information from the applicant. The type of information should be clearly 
identified in the resolution.  

That the Mayne Island Local Trust Committee request that the Mayne Island Housing Committee provide 
information regarding….. 
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NEXT STEPS 

 Water Management Plan and Water Level Monitoring Report will be reviewed by the Senior Freshwater 
Specialist and analysis provided to the LTC in future staff report. 

 Draft Housing Agreement and Covenant will be sent for legal review. 

 Amendments to the Housing Agreement and Covenant will be made as required. 

 If the LTC does not read the bylaws for the first time these will be brought back to the June LTC meeting. 
 

 

Submitted By: 
Narissa Chadwick, Island Planner 
 

May 19, 2022 

Concurrence: 
Robert Kojima, Regional Planning Manager 
 

May 19, 2022 

 

  
  
  
  
  
  
  

ATTACHMENTS

1. October  25, 2022  Staff Report
2. New Site Plan
3. Driveway Profile
4. Letter from Eleni Gibson re: Housing Agreement
5. Draft Housing Agreement (MIHS  proposed revisions)
6. Letter from Deborah Goldman re: application
7. Draft Covenant (MIHS proposed revision)
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Islands Trust Staff Report 1 

File No.: MA-RZ-202.1 (MIHS) 
  

DATE OF MEETING: October 25, 2021 

TO: Mayne Island Local Trust Committee 

FROM: Narissa Chadwick, Island Planner 
Local Planning Services 

COPY: Robert Kojima, Regional Planning Manager 

SUBJECT: Report subject: MA-RZ-2020.1 (MIHS) 

   

   

RECOMMENDATION 

1. That the Mayne Island Local Trust Committee require that a housing agreement related to the use of Lot 
B, Section 7, Mayne Island, Cowichan District, Plan 27091 with a focussed approach to identifying rental 
unit types be adopted prior to adoption of rezoning bylaws. 

2. That the Mayne Island Local Trust Committee request that the Section 219 covenant be granted by the 
owners of Lot B, Section 7, Mayne Island, Cowichan District, Plan 27091 address water treatment and 
monitoring, location of development on Lot 2 and 3, wetland  protection, areas to be preserved, site 
remediation and development restrictions on Lot 2 prior to the adoption of the rezoning bylaws.  

3. That the Mayne Island Local Trust Committee Bylaw No. 181, cited as “Mayne Island Official Community 
Plan Bylaw No. 144, 2007, Amendment No. 1, 2021” be read for a first time. 

4. That the Mayne Island Local Trust Committee  Bylaw No. 183, cited as as “Mayne Island Land Use Bylaw 
No. 146, 2008, Amendment No. 1, 2021” be read for a first time. 

5. That the Mayne Island Local Trust Committee request staff to schedule a Community Information 
Meeting concurrently with  the Public Hearing for Bylaw No. 181, cited as “Mayne Island Official 
Community Plan Bylaw No. 144, 2007, Amendment No. 1, 2021” and Bylaw No. 183, cited as as “Mayne 
Island Land Use Bylaw No. 146, 2008, Amendment No. 1, 2021”. 

6. That the Mayne Island Local Trust Committee request staff to schedule a Public Hearing for Bylaw No. 
181, cited as “Mayne Island Official Community Plan Bylaw No. 144, 2007, Amendment No. 1, 2021” and 
Bylaw No. 183, cited as as “Mayne Island Land Use Bylaw No. 146, 2008, Amendment No. 1, 2021”. 

REPORT SUMMARY 

This staff report presents the draft Housing Agreement and Section 219 Covenant to the LTC.  It identifies two key 
issues raised by the Mayne Island Housing Society related to the housing agreement and provides options related 
to addressing these concerns.  It identifies items included in the Section 219 Covenant and provides the LTC the 
opportunity to suggest changes or additions to the covenant.   

ATTACHMENT 1
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The report also brings back the draft bylaws for consideration of first reading and provides the opportunity for the 
LTC to address the MIHS’s interest in having an additional Community Information prior to public hearing.  

BACKGROUND AND ANALYSIS 

Housing Agreement (Attachment 1) 

At their November 30th, 2020 meeting the LTC passed a resolution requiring “that a housing agreement related 
to the use of Lot B, Section 7, Mayne Island, Cowichan District, Plan 27091 be adopted prior to the adoption of 
the rezoning bylaws”.  At the June 21, 2021 meeting staff identified that a draft housing agreement had been sent 
for legal review, initial comments were received and discussed with staff and further revisions were made. The 
revised housing agreement was then provided to the MIHS for their review. 

In their review of the Draft Housing Agreement the MIHS identified a number of issues of concern. Some of the 
smaller issues have been addressed in the draft housing agreement attached. Two major issues, requiring decision 
by the LTC, are as follows: 

Housing Agreement Issue 1: Removing Sean McHugh’s name as party to the agreement.  

The MIHS has identified that they do not want Sean McHugh, the current property owner, to be named as party 
to the agreement.  Given that the relevant party to the housing agreement, other than the LTC, needs to be the 
property owner, not having Sean McHugh’s name on the agreement would require the transfer of land. The 
transfer of land can only happen after subdivision and rezoning.   

The MIHS has proposed that they enter into an “Agreement-in-Principle” related to the registration of the housing 
agreement. In the “Agreement-in-Principle”, the parties would agree to register the housing agreement on title 
upon the completion of the rezoning and subdivision. 

With the “Agreement-in-Principle” approach there is no guarantee that the lands will be subdivided to create Lot 
3 unless a covenant is required prior to or immediately after zoning adoption. There is also no clear mechanism 
for the LTC to use to ensure the transfer of land to the MIHS or prevent the selling of Lot 3. 

Options for the LTC are as follows: 

Support the existing process.  A housing agreement must be with the current property owner, Sean McHugh; 
consequently, the LTC would only be able to require that the housing agreement bylaw be adopted, and notice of 
the agreement be registered on title, prior to the adoption of the rezoning bylaw (as previously supported through 
resolution) by entering into the agreement with the current property owner.  It is important to point out that while 
the housing agreement places restrictions on the type of housing that can be provided it does not impose any 
obligation on the part of the landowner to provide that housing.  

Defer adoption of the housing agreement. The mechanism would be for the owner to grant a covenant to the 
LTC, prior to adoption of rezoning, restricting any development or registration of a subdivision until the housing 
agreement is adopted and notice registered on title.  The housing agreement would be attached to the covenant.  
Another option would be to integrate a density bonus approach into the new zoning so that the density in the 
form of the additional two lots and the addition residential density is contingent on the housing agreement being 
adopted and notice registered against lot 3 in addition to the Lot 3 housing being constructed. Neither of these 
options guarantee that the subdivided land will be sold to the MIHS. 
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Recommended option:  

Support existing process. Entertaining options to remove Sean McHugh’s, the property owner, name as party to 
the housing agreement will result in additional process. The LTC would not be able to adopt the housing agreement 
concurrently with the rezoning bylaws leaving the process open to change prior to the transfer of ownership and 
potentially leaving the approval of the housing agreement to the next elected Local Trust Committee. 

Housing Agreement Issue 2: Flexibility in Defining the Rental Unit Rates 

The draft housing agreement currently identifies the rental unit types as per the information  provided by the MIHS 
to staff, the LTC and the community. The MIHS has identified that funding is anticipated to be received from BC 
Housing. As such, rental unit types would reflect BC Housing’s required mix of rental rates as follows:  

20% of units will be Deep Subsidy Units for Deep Subsidy Income 
50% of units will be Rent Geared to Income Units for Low Income households 
30% of units will be Market Units for Moderate Income households 
 

Given the possibility that BC Housing may change their requirements and/or the project may be funded by other 
means, the MIHS has identified that they would like a more flexible approach to defining the rental rates and type 
of rental units.  

In a meeting held with Islands Trust staff and BC Housing staff, BC Housing staff identified that BC Housing would 
prefer flexibility in housing agreements between local governments and affordable housing providers to allow for 
a range of funding programs and affordable rent structures to be utilized. However, BC Housing also recognizes 
that local governments have an obligation to ensure that housing agreements reflect the conditions being 
proposed at the time of rezoning and consistency with OCP policies. B.C. Housing staff stressed that the key 
elements of a success proposal are land (secure tenure to a site), zoning and water in unserviced areas. Islands 
Trust staff will continue to work with BC Housing staff to ensure that they are supportive of the Islands Trust 
approach to the development of the  housing agreement. 

Options for the LTC are as follow: 

1. Focussed approach supporting the draft housing agreement as written. The mix of rental unit types is 
defined in the housing agreement.  The mix of rental unit types is based on the current BC Housing 
funding formula and corresponds with information originally provided by the MIHS. If this option is chosen 
and the BC Housing rates change in future or a different funding option emerges the housing agreement 
can be amended.   

2. Flexible approach supporting the MIHS proposal. With this approach, instead of defining the type of 
rental units, the LTC would default to supporting a more broad definition of “affordable rental housing”. 
The definition proposed by the MIHS is “a Dwelling Unit on the Lands which is available as a permanent, 
principal and sole residence for rent to a Qualified Renter below median  market rents as determined by 
CMHC”. By adopting this approach the LTC is demonstrating an openness to supporting a housing mix and 
rental rate ratios that can change over time based on BC Housing standards for affordability. The LTC  
would need to consider if this approach is consistent with OCP policies related to rural land use and 
amenity zoning guidelines. 

  
3.  Alternative approach. The LTC could choose to have the definition of rental units clearly defined but based 
 on a different approach identified by the MIHS. As opposed to the flexible approach where the housing 
 agreement does not include a clear indication of the type of rental units to be provided, the LTC could 
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 request that the MIHS come back with other options that provide details related to the type of rental units 
 to be provided.  
 
 
Covenant (Attachment 2) 
 
The Mayne Island LTC has adopted two resolutions related to items to be contained in a Section 219 Covenant.  
These are as follow: 
 
November 30,2020 - “that the Mayne Island Local Trust Committee request that a Section 219 covenant be 
granted by the owners of Lot B, Section 7, Mayne Island, Cowichan District, Plan 27091 that would identify the 
location of development, require water treatment and monitoring and areas to be preserved, as condition of 
adoption of the bylaws”. Related staff report: https://webfiles.islandstrust.bc.ca/islands/local-trust-
areas/mayne/current-applications/MA-RZ-
2020.1%20(Mayne%20Island%20Housing%20Society)/1.%20Staff%20Reports/2020-11-30_Staff%20Report.pdf 
 
June 21, 2021 – “that the Mayne Island Local Trust Committee request that the owner of Lot B, Plan 27091 grant 
to the Local Trust Committee a suitably worded Section 219 covenant which would restrict development of 
proposed lot 2 until the construction of rental housing on proposed Lot 3 is completed and that the S.219 
covenant be registered on title as a condition of rezoning and that building site for Lot 2 should be that identified 
as ' A' on map dated July 15, 2020 and wetlands area is to be preserved as shown on same map”. 
Related Staff Report: https://webfiles.islandstrust.bc.ca/islands/local-trust-areas/mayne/current-
applications/MA-RZ-2020.1%20(Mayne%20Island%20Housing%20Society)/1.%20Staff%20Reports/2021-06-
21_Staff%20Report.pdf 
 
The draft covenant addresses the following: 
 
Water quality – To address concerns identified in the hydrogeologist’s report the draft covenant requires the 
design and installation of a water management system prior to occupancy or any building or structure on Lot 3. 
 
Lot 2 building  location, site remediation and ecosystem protection – To address the LTC’s interest in limiting 
the building footprint on Lot 2 and requiring wetland/ forest protection and remediation the draft covenant 
requires that “No building or structure shall be constructed, placed or Located on Lot 2 except within the area of 
Lot 2 shown as “Building Zone” on the Subdivision Plan” and that the  recommendations of the Wetland 
Restoration Design Report by Robyn Annschild, be implemented on Lot 2 in the area identified as “Remediation 
Zone” and “Forest Protection Zone” on the Subdivision Plan (see covenant schedule  A1).  
 
Lot 2 building restriction – To address the LTC’s interests in restricting development on Lot 2 until the rental 
housing has been constructed, the draft covenant states that “The Owner of Lot 2 shall not start the construction 
of any building or structure on Lot 2 until the Owner of Lot 3 has completed the construction of, and received any 
occupancy permit required by the Capital Regional District for, at least XX units of affordable housing, on Lot 3”. 
 

                                                           

 

1 Note that there are currently two maps in covenant schedule A. Staff are still working with legal advisor to identify how 
maps should be presented in the covenant. It has been identified to staff that the Land Title Office may require a reference 
or explanatory plan prepared by a surveyor where a covenant charges to only part of a parcel. The applicants will be 
advised if this is identified to be necessary.  
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Building Footprint on Lot 3 – To ensure that the building footprint is minimized the draft covenant requires that 
all buildings be constructed within the location shown on the Subdivision Plan (see covenant schedule A). The 
covenant allows for minor alternations subject to LTC authorization . 
 

Ecological Protection and Restoration on Lot 3 – To support LTC interests in maintaining as much of the 

ecological integrity of the site as possible, the draft covenant requires that the MIHS adhere to all of the 

recommendations made in the “Ecological Assessment Report” prepared by Keith Erikson and dated September 

21st, 2020 and the “Wetland Restoration Design Report”, prepared by Robin Annschild and dated March 8, 

2021;.  

 

 

Questions for the LTC regarding the draft covenant:  

How many units of affordable housing need to be required before building on Lot 2 can commence?  

Is there anything the LTC would like to add to, change or take away from the requirements identified in the draft 

covenant? 

 

Draft Bylaws 181 and 183  (Attachment 4 &3) and Process 

At the November 2020 LTC meeting, the LTC requested staff prepare draft bylaws to amend Land Use Bylaw and 
Official Community Plan. 

The draft bylaws include: 

1. An amendment to the Land Use Bylaw which would: 
o Create a new zone (Comprehensive Development Three (CD3) Zone) to support multi-family 

rental housing. 
o Introduce additional definitions 
o Create a split zoned lot 
o Rezone the portion of the property being contemplated for multi-family rental from Rural (R) to 

Comprehensive Development Three (CD3)  
o Rezone the parent portion of the property to R(f) to enable the subdivision of the lot into two (in 

concurrence with amenity zoning provisions in the OCP) 
o Remove the new CD3 zone from the area permitted to have secondary suites 

 
2. An amendment to the Official Community Plan which: 

o Designates the proposed multi-family rental housing portion of the parent property from Rural 
designation to Rural – Multi-family residential (R-MR) designation. 

 

At the January 25th LTC meeting the LTC passed a resolution that the Mayne Island Local Trust Committee ask 
staff to amend the draft bylaws to account for a buffer zone. Staff revised the bylaw to include an 8 metre setback 
from interior side lot lines.  Bylaws 181 and 183, with this amendment, were last presented to the LTC at the June 
21, 2021 LTC meeting, 

A Community Information Meeting (CIM) was held on April 26th 2021. A  second CIM can be held concurrently with 
the Public Hearing.   
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ALTERNATIVES  
 
RE: Approval of Housing Agreement 

 

1. The LTC may defer the adoption of the housing agreement until after rezoning and subdivision.  In this case 
Sean McHugh would not have to be party to the agreement.  The housing agreement would be adopted once 
ownership is transferred. The LTC could agree to sign an “agreement-in–principal” with the MIHS to provide 
some certainty that the MIHS will adopt the housing agreement as drafted. This option does not guarantee that 
the housing agreement won’t be changed prior to transfer of ownership or that ownership will be tranfered to 
the MIHS. 
  
That the Mayne Island Local Trust Committee defer the adoption of the  housing agreement related to the use of 
Lot B, Section 7, Mayne Island, Cowichan District, Plan 27091 to after subdivision and transfer of land. 
 

RE: Definition of Unit Types 
 
1. The LTC may choose to support a more flexible approach to defining the type of rental units. This approach 
would support what has been proposed by the MIHS and will require amendments to the housing agreement as 
well as legal review . 
 
That the Mayne Island Local Trust Committee require that a housing agreement related to the use of Lot B, 
Section 7, Mayne Island, Cowichan District, Plan 27091 support the a flexible approach to identifying rental unit 
types as identified in the October 25, 2021 staff report be adopted ….. 
 
2. The LTC may choose to explore an alternative approach to defining type of rental. This will require the MIHS 
returning with another proposal related to how rental units are defined. Amendments to the housing agreement 
will be made and legal review will be required.  
 
That the Mayne Island Local Trust Committee request staff work with the MIHS to identify an alternative 
approach to defining rental units. 
 
RE: Covenant 

 

1. The LTC could direct staff to add additional elements to the covenant. 
 
That the Mayne Island Local Trust Committee request staff to add the following additional elements to the 
covenant: ………….. 
 
RE: First Reading of Bylaws 

 

1. The LTC receive the proposed bylaws for information. The LTC may choose to receive the draft bylaws and wait 
until the process has moved further along before suggesting changes to the bylaws.  

That the Mayne Island Local Trust Committee receive for information Bylaw No. 181, cited as “Mayne Island Official 
Community Plan Bylaw No. 144, 2007, Amendment No. 1, 2021”.  

That the Mayne Island Local Trust Committee receive for information Bylaw No. 183, cited as “Mayne Island Land 
Use Bylaw No. 146, 2008, Amendment No. 1, 2021”. 

2. The LTC wait until the housing agreement has been finalized before moving to first reading.  
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That the Mayne Island Local Trust Committee Bylaw 181, cited as ““Mayne Island Official Community Plan Bylaw 
No. 144, 2007, Amendment No. 1, 2021” and Mayne Island Local Trust Committee Bylaw No. 183, cited as “Mayne 
Island Land Use Bylaw No. 146, 2008, Amendment No. 1, 2021”, be brought back for first reading once the housing 
agreement has been finalized.  

 

3. The LTC may decide to send the housing agreement and the covenant to the APC.  Due to timing of meetings 
the draft housing agreement and covenant have not yet been shared with the APC . The APC was provided with 
an overview of what the covenant contained or their October 13th meeting.  

That the Mayne Island Local Trust Committee request staff to send the Section 219 covenant and the housing 
agreement associated with MA-RZ-2020.1 (MIHS) to the Advisory Planning Commission for review.   

NEXT STEPS 

 Amendments will be made to the housing agreement as required.  

 Amendments will be made to the covenant as required. 

 The housing agreement and covenant will be reviewed by legal counsel before adoption. 

 If bylaws are read for the first time staff will schedule public hearing.  
 

Submitted By: 
Narissa Chadwick RPP, Island Planner 
 

October 15, 2021 

Concurrence: Robert Kojima, Regional Planning Manager October 15, 2021 

ATTACHMENTS 

 

1.   Housing Agreement  

2.   Draft Covenant 

3.   Draft Bylaw 181 

4.   Draft Bylaw 183 

 

55



LAND TITLE ACT 
TERMS OF INSTRUMENT – PART 2 

 

 

 

Housing Agreement and Section 219 Covenant 
 

THIS AGREEMENT DATED FOR REFERENCE THE  DAY OF  , 20___, IS 
BETWEEN: 

 
SEAN MCHUGH 

375 Village Bay Road, Mayne Island, V0N 2J2 

 
(the “Owner”); 

 
AND 

 
MAYNE ISLAND LOCAL TRUST COMMITTEE, a corporation under the Islands Trust Act, 
having an office at 2nd floor, 1627 Fort Street, Victoria, BC, V8R 1H8 

 

(the “Local Trust Committee”) 

WHEREAS; 

A. The Owner is the registered owner of the lands situated on Mayne Island, British Columbia, 
and legally described as: 
 
PID: 002-552-256 
 
Lot B Plan VIP 27091 Section 7, Land District 16, Portion Mayne Island 
 
(the “Lands”); 

  
B. The Lands will be rezoned by the Local Trust Committee, with permission of the Owner, 

by means of Mayne Island Land Use Bylaw No. 146, 2008 Amendment No. 1, 2021, to 
permit the development of affordable multi-family rental housing (the “Rezoning”); 

  
C. The Mayne Island Housing Society (MIHS) intends to rent units on the Lands, by way of rental 

agreement, to Qualified Renters at affordable market and subsidized rates; 
  
D. The Local Trust Committee may pursuant to Section 29 of the Islands Trust Act and Section 

483 of the Local Government Act, enter into a housing agreement with an owner of land 
that includes terms and conditions regarding the occupancy, tenure and availability to 
specified classes of persons of dwelling units located on the land; 

  
E. Section 219 of the Land Title Act permits the registration of a covenant of a negative or 

positive nature in favour of the Local Trust Committee in respect of the use of land or 
construction on land; 

  
F. The Owner and Local Trust Committee wish to enter into this Agreement to provide rental 
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housing on the Lands on the terms and conditions of this Agreement to have effect as both a 
covenant under Section 219 of the Land Title Act and as housing agreement under Section 483 
of the Local Government Act; and  

 
G. The Local Trust Committee has, by bylaw, authorized the execution of this Agreement and 

the Owner has duly authorized the execution of this Agreement. 

 
 

THIS AGREEMENT is evidence that in consideration of $1.00 paid by the Local Trust Committee to the 
Owner (the receipt of which is acknowledged by the Owner), and in consideration of the promises 
exchanged below, the Local Trust Committee and the owner, agree as covenants granted by the Owner 
to the Local Trust Committee under Section 219 of the Land Title Act, and as a housing agreement 
between the Owner and the Local Trust Committee under Section 483 of the Local Government Act, as 
follows: 

 
Article 1: Definitions and Interpretation 

 

1.1 Definitions 
 
in this Agreement: 
 

“Annual Household 
Income” 

means the combined gross income of all adult members of a Household, as 
shown on line 150 of the preceding year’s T1 General Income Tax and Benefit 
return.  
 

“BC Housing”  
 
 
 
 
 
 

means the British Columbia Housing Management Commission or BC 
Housings’ successor in function. For clarity, a “successor in function” of BC 
Housing will be a Crown Corporation, governmental department or other 
entity with a mandate from the provincial government to provide British 
Columbians with access to affordable, safe and appropriate housing that is 
accountable to the provinces’ Minister responsible for Housing or their 
successor. 

“Building” or 
“Buildings” 

means any building located or constructed on the Lands containing a 
Rental Unit.  
 

“Business Days” means Monday to Friday inclusive except for those excluded days declared 
by lawful authority as holidays. 
 

“CPI” means the All-items Consumer Price Index for British Columbia as 
calculated by Statistics Canada, or its successor in function. 
 

"Deep Subsidy 
Income Limit"  

means the Deep Subsidy Income Limits most recently published by BC 
Housing, provided that: 

a) The Deep Subsidy Income Limit amounts shall be adjusted annually to 
reflect the applicable Deep Subsidy Income Limits published by BCH 
Housing. 
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b) In the event that BC Housing ceases to publish the Deep Subsidy 
Income Limits but replaces the Deep Subsidy Income Limits with 
similar income limits or standards that are acceptable to the Local 
Trust Committee for the purposes of this Agreement, such 
replacement limits or standards shall replace the Deep Subsidy 
Income Limits for the purposes of this Agreement.   

c) In the event that BC Housing ceases to determine the Deep Subsidy 
Income Limits and the Deep Subsidy Income Limits are not replaced 
by similar income limits or standards published by BC Housing that are 
acceptable to the Local Trust Committee, then the Maximum Income 
for Eligible Tenants of Deep Subsidy Units shall be determined by 
reference to the final the Deep Subsidy Income Limits published by BC 
Housing and thereafter increased annually by an amount below or 
equal to the increase, if any, in the CPI for the period of January 1 to 
December 31 of the previous calendar year 

“Deep Subsidy 
Unit” 

means a Rental Housing Unit occupied and operated as a Deep Subsidy 
Unit in accordance with this Agreement.  
 

“Dwelling Unit” means a dwelling unit as defined in the Mayne Island Land Use Bylaw 146, 
2008.  
 

“Eligible Tenant” means for a Deep Subsidy Unit,  Market Unit, and RGI Unit, a Household with 
an Annual Household Income equal to or less than the Permitted Rent 
applicable to such unit as set out in this Agreement.  

“Household” means one or more individuals occupying the same Dwelling Unit. 
 

“HILs” Means the Housing Income Limits for Victoria  published annually by BC 
Housing, provided that: 
 

a) The HILs shall be adjusted annually on January 1 of each calendar 
year to reflect the applicable Housing Income Limits for Mayne 
Island published by BC Housing. 

 
b) If BC Housing ceases to publish HILs but replaces HILs with a similar 

income limits or standards that are acceptable to the Local Trust 
Committee for the purposes of this Agreement, such replacement 
limit or standards shall replace HILs for the purposes of this 
Agreement. 

 
c) If BC Housing ceases to determine HILs and the HILs are not replaced 

by similar income limits or standards published by BC Housing that 
are acceptable to the Local Trust Committee, then the Maximum 
Income of Eligible Tenants of RGI Units shall be determined by 
reference to the final HILs published by BC Housing and thereafter 
increased annually by an amount equal to the increase, if any, in the 
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CPI for the period of January 1 to December 31 of the previous 
calendar year. 

 
“Income 
Assistance” 
 

Social assistance, social security or another form of payment that the 
provincial or federal government provides to people in need who don’t have 
any other resource. 
 

“Lands” has the meaning ascribed in Recital A.  
 

“Lot 3 Equivalent” has the meaning ascribed to it in section 3.3 b).  
 

“Market Rent” means a rent that is generally similar to the rent of other comparable 
Dwelling Units in the private (non-subsidized) housing market of Victoria or 
the Southern Gulf Islands.  
 

“Market Rental 
Unit” 

means a Rental Housing Unit occupied and operated as a Market Rental 
Unit in accordance with this Agreement.  
 

“Maximum 
Income”  

means: 
 

a) for a Dwelling Unit occupied and operated as a Deep Subsidy Unit, an 
Annual Household Income lower than the Deep Subsidy Income Limit 
applicable to the relevant unit;  

b) for a Dwelling Unit occupied and operated as a Market Unit, an Annual 
Household Income lower than the Middle Income Limits applicable to 
the relevant unit; and  

c) for a Dwelling Unit occupied and operated as a RGI Unit, an Annual 
Household Income lower than the HILs applicable to the relevant unit. 

“Middle Income 
Limits” 
 

means the applicable Middle Income Limits published annually by BC 
Housing, provided that: 
 

a) The Middle Income Limits shall be adjusted annually on January 1 of 
each calendar year to reflect the applicable Middle Income Limits 
published by BC Housing. 

 
b) If BC Housing ceases to publish Middle Income Limits but replaces 

Middle Income Limits with a similar income limits or standards that 
are acceptable to the Local Trust Committee for the purposes of this 
Agreement, such replacement limit or standards shall replace 
Middle Income Limits for the purposes of this Agreement. 

 
c) If BC Housing ceases to determine Middle Income Limits and the 

Middle Income Limits are not replaced by similar income limits or 
standards published by BC Housing that are acceptable to the Local 
Trust Committee, then the Maximum Income of Eligible Tenants of 
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RGI Units shall be determined by reference to the final Middle 
Income Limits published by BC Housing and thereafter increased 
annually by an amount leas than or equal to the increase, if any, in 
the CPI for the period of January 1 to December 31 of the previous 
calendar year. 

 
“Permitted 
Housing Operator” 

means Mayne Island Housing Society, BC Housing, a housing society, a non-
profit housing corporation, or other entity approved by the Local Trust 
Committee in writing. 
 

“Permitted Rent”  means: 
 

a) for a Dwelling Unit occupied and operated as a Deep Subsidy Unit, 
a monthly rent equal to or less than: 
 

i. the monthly “Shelter Allowance” dictated by Employment 
and Assistance Regulation, BC Reg 263/2002, or equivalent 
housing allowance provided to families by the provincial 
government that receive Income Assistance, if the Eligible 
Tenant, collectively, is eligible to receive such Shelter 
Allowance, or 
 

ii. 1/12 of 30% of the Eligible Tenant’s Annual Household 
Income; 

 
b) for a Dwelling Unit occupied and operated as a Market Unit, a 

monthly rent equal to or less than the applicable Market Rent; and  
 

c) for a Dwelling Unit occupied and operated as a RGI Unit, a monthly 
rent equal to or less than 1/12  of 30% of the Eligible Tenant’s 
Annual Household Income. 

 
“Qualified Renter” means a Household:   

 
a) which meets the eligibility criteria for a Tenant of a Rental Housing 

Unit set out in Schedule A of this Agreement, and  
 

b) that has an Annual Household Income equal to or less than the 
Maximum Income applicable to such Rental Housing Unit as 
outlined in this Agreement. For clarity, the Maximum Income of a 
Rental Housing Unit is determined based on whether the unit is 
Deep Subsidy Unit, a Market Rental Unit, or a RGI Unit. 

 
“Release” has the meaning ascribed in section 3.3 b).  

 
“Rental Housing 
Unit” 

means a Dwelling Unit on the Lands in respect of which the construction, 
tenure, rent and occupancy are restricted in accordance with of this 
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Agreement. 
 

"Rent-Geared-to-
Income Unit" or 
“RGI Unit”  

means Rental Housing Unit occupied and operated as a  Rental Unit  where 
rent is related to income earned. 
 
 

“Residential 
Tenancy Act” 

means the Residential Tenancy Act of British Columbia. 
 
 

“Rezoning”  has the meaning ascribed in Recital B. 
 

“Subdivide” means to divide, apportion, consolidate or subdivide the Lands or any building 
on the Lands, or the ownership or right to possession or occupation of the 
Lands or any building on the Lands, into two or more lots, strata lots, parcels, 
parts, portions or shares, whether by plan, descriptive words or otherwise, 
under the Land Title Act, the Strata Property Act (British Columbia), or 
otherwise, and includes the creation, conversion, organization or 
development of “cooperative interests” or a “shared interest in land” as 
defined in the Real Estate Development Marketing Act (British Columbia); 
 

“Tenancy 
Agreement”  

means a tenancy agreement as defined in, and subject to, the Residential 
Tenancy Act.  
 

“Tenant Default” has the meaning ascribed section 2.3(g).  
 

1.2 Interpretation 
 
Reference in this Agreement to: 

 
a) A “party” is a reference to a party to this Agreement; 

 
b) A particular numbered “article” or “section” or to a particular lettered “schedule” is 

a referent to the corresponding numbered or lettered article, section, or schedule of 
this Agreement; 

 

c) An “enactment” is a reference to an enactment as defined in the Interpretation Act and is 
a reference to any revision, amendment or re-enactment of, or replacement for, that 
enactment; 

 
d) Wherever the singular or the masculine is used in this Agreement, it shall be deemed to 

include the plural or the feminine, or the body politic or corporate, where the context or 
the parties so require; and 

 
e) The Local Trust Committee includes a reference to its successors in function, including 

a municipality. 
 

1.3 Headings  
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The division of this Agreement into articles, sections and schedules is for convenience of 
reference only and does not affect its interpretation. The article and section headings used in 
this Agreement are for convenience of reference only and do not affect the interpretation of this 
Agreement. 
 

1.4 Entire Agreement 
 
This is the entire Agreement among the parties concerning its subject and may be amended 
only by a document executed by all parties. 

 
Article 2 – Rental Housing 

 
2.1 Agreement over the Lands  

 
Pursuant to Section 219 of the Land Title Act and Section 483 of the Local Government Act, the 
Owner covenants and agrees that: 

 
a) The Lands will not be developed, and no building or structure will be constructed on 

the Lands unless as part of and concurrently with the development and construction on 
the Lands, the Owner also constructs and completes 10 Rental Housing Units on the 
Lands. 

 
b) No building on the portion of the Lands zoned as Comprehensive Development Three 

(CD3) may be occupied or used for any purpose until and unless the Rental Housing 
Units are constructed in accordance with subsection 2.1 a) above.  

   

c) Neither the Lands nor any building thereon may be Subdivided without prior approval 
of the Local Trust Committee. 

 
d) It will maintain the Rental Housing Units in a satisfactory state of repair and fit for 

habitation and will comply with all laws, including health and safety standards, applicable 
to the Lands. 
 

e) If a Building is demolished or is otherwise replaced, this Agreement shall continue to apply 
to the Lands and the construction on the Lands shall be subject to the requirements of this 
Agreement. 

 

2.2 Minimum Construction Requirements  
 
The Rental Housing Units will be designed and constructed in accordance with the following 
requirements: 
 

a) all of the Rental Housing Units will be designed and constructed to the same standard, in 
terms of layout, workmanship, and materials; 
 
 
 

b) Rental Housing Units will consist of a mix of one bedroom units, two bedroom units and 
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at least one three bedroom unit 
 

2.3 Occupancy and Management of Rental Housing Units 
 
The Owner covenants and agrees not to rent or lease any Rental Housing Units except to a 
Qualified Renter and in accordance with the following additional requirements: 

 
a) The Rental Housing Units will be occupied as follows: 

 
i. two of the Rental Housing Units will be occupied as Deep Subsidy Units, with each 

unit having not less than one bedroom;  
 

ii. five of the Rental Housing Units will be occupied as Rent Geared to Income Units,  
 

iii. three of the Rental Housing Units will be occupied as Market Rental Units.  
 

b) The monthly rent charged for a Rental Housing Unit will not exceed the Permitted Rent 
applicable to the Rental Housing Unit, and the Permitted Rent applicable to a unit is 
determined by the class of Eligible Tenant that occupies such unit. The Owner may 
increase the monthly rent under an existing Tenancy Agreement 12 months after the 
existing rent was initially established for the existing Tenants or 12 months after the date 
of the last rent increase allowed under this Agreement and by the maximum rent increase 
amount dictated by the Residential Tenancy Act. 
 

c) The Rental Housing Unit will be used or occupied only pursuant to a Tenancy Agreement. 
 

d) The Rental Housing Unit will be rented on a month-to-month basis or for a fixed term of 
one year or less. 
 

e) The Rental Housing Unit will only be occupied and rented to a Qualified Tenant, who 
will occupy the Rental Housing Unit as their permanent, principal and sole residence. 

 
f) The Owner will not require any Tenant under a Tenancy Agreement to pay any extra 

charges or fees for use of any common area or amenity, or for sanitary sewer, storm 
sewer, water utilities, property taxes and similar services. For clarity, this limitation does 
not apply to cablevision, telecommunications, laundry, or gas or electricity utility fees or 
charges. 
 

g) The Tenancy Agreement shall include a clause entitling the Owner to terminate the Tenancy 
Agreement if any of the following occur (each of which constitutes a “Tenancy Default”): 
 

i. the Tenant subleases the Rental Housing Unit or assigns the Tenancy Agreement 
in whole or in part, without the Owner’s consent; and  
 

ii. the Tenant makes the Rental Housing Unit available, use, or allows it to be used 
as a short-term or vacation rental.  

 

h) In the event of a Tenancy Default, the Owner will end the Tenancy Agreement by 
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providing notice to the Tenant that ends the tenancy on the earliest date possible 
permitted under the Residential Tenancy Act  and will cause the Tenant to vacate by 
that date. 

 

i) The Owner will not consent to the assignment of a Tenancy Agreement or the subletting 
of a Rental Housing Unit.  

 
j) The Owner will deliver to the Local Trust Committee a true copy of every Tenancy 

Agreement entered into in respect of any Rental Housing Unit within 10 business days 
of any request to do so.  

  
2.4 Policies/Rules and Regulations/Administration by Owner  

 
The Owner is authorized to make and administer rules, regulations and policies necessary to 
fully implement and achieve the policy goals set out in this Agreement.  Such rules, regulations 
and policies may include, but are not limited to, the following: 

 

a) Establishing and maintaining a wait list of potential Qualified Renters; and, 
 

b) Establishing, administering and enforcing a rental policy applicable to the terms of 
this Agreement and in accordance with the Residential Tenancy Act. 

 
2.5 Monitoring and Reporting to the Local Trust Committee 

 
The Owner must deliver to the Local Trust Committee upon request , a completed statutory 
declaration, substantially in the form attached as Schedule “A”, sworn by the Owner.  The 
Local Trust Committee may request this statutory declaration up to four times in any calendar 
year, and the Owner must complete and supply the completed statutory declaration within 30 
business days of receiving a request from the Local Trust Committee. The Owner irrevocably 
authorizes the Local Trust Committee to make reasonable inquiries it considers necessary in 
order to confirm compliance with this Agreement. 
 

2.6 Owner May Request Revision of Terms  
 
The Owner may request that the Local Trust Committee modify the terms of this Agreement, 
aside from section 2.1 and 2.2, in order to meet requirements imposed by an entity that has 
conditionally agreed to provide the funding to the Owner to construct the Rental Housing Units 
or operate the Rental Housing Units, or to do both, so that the terms of this Agreement do not 
conflict with such requirements.  
 

 
 
 
 
 

Article 3 – General Terms 
 

3.1 Demolition 
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 The Owner will not demolish a Building or a Rental Housing Unit unless: 
 

(a) the Owner has obtained the written opinion of a professional engineer or architect who 
is at arm’s length to the Owner that it is no longer reasonable or practical to repair or 
replace any structural component of the Building or such Rental Housing Unit without 
demolishing same, and the Owner has delivered to the Local Trust Committee a copy of 
the engineer’s or architect’s report; or 

(b) the Building or such Rental Housing Unit is damaged or destroyed, to the extent of 40% 
or more of its value above its foundations, as determined by the Local Trust Committee, 
in its sole discretion, 

and, in each case, a demolition permit for the Building or such Rental Housing Unit has been issued 
by the Capital Regional District. Upon the issuance of such demolition permit, the Owner will 
completely demolish the Building or such Rental Housing Unit, as the case may be, under that 
permit. 

3.2 Management  
 
The Owner covenants and agrees that: 
 

a) it will furnish, or cause a Permitted Housing Operator to furnish, good and efficient 
management of the Rental Housing Units and will permit the Local Trust Committee to 
inspect the Rental Housing Units at any reasonable time, subject to the notice provisions 
in the Residential Tenancy Act; and  

b) if the Owner is not a Permitted Housing Operator, the Owner will at all times cause a 
Permitted Housing Operator to administer, manage and operate the Rental Housing 
Units and will cause that Permitted Housing Operator to administer, manage and 
operate the Rental Housing Units in accordance with all of the restrictions and 
requirements of this Agreement and the Owner’s obligations under this Agreement.  For 
clarity, the Owner’s engagement of a Permitted Housing Operator pursuant to this 
Agreement will not relieve the Owner from any of the Owner’s obligations under this 
Agreement or any of the restrictions or requirements of this Agreement.  

3.3 Discharge  
 

a) After the Rezoning, the Owner intends to subdivide the Lands as shown on the 
proposed subdivision plan attached hereto as Schedule “C” to create parcels 
equivalent in size and configuration to those labelled Lot 1, Lot 2, and Lot 3.  
 

b) Upon subdivision of the Lands and creation of a legal parcel equivalent in size, location 
and configuration of the parcel shown as Lot 3 on the proposed subdivision plan 
attached hereto (the “Lot 3 Equivalent”), the Owner may, at its sole cost, direct its 
solicitor to prepare a release of this Agreement from any parcel that is not the Lot 3 
Equivalent (the “Release”), and deliver it to the Local Trust Committee. 
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c) Upon review of the Release, if the Local Trust Committee is satisfied that the Lot 3 
Equivalent is equivalent to the Lot 3 shown on the proposed subdivision plan and that, 
after the Release is filed, this Agreement will remain on title and continue to bind the 
owner of the Lot 3 Equivalent, the Local Trust Committee will execute the Release and 
return it to the Owner within a reasonable time.  
 

d) Upon receipt of the executed Release from the Local Trust Committee, the Owner may 
file the Release in the LTO.  

 
3.4 Order to Comply 

 
If the Owner is in default of the performance or observance of this Agreement, the Local Trust 
Committee may give the Owner a notice of default requiring the Owner to comply with this 
Agreement within the time stated in the notice. The Owner agrees that any breach or default 
in the performance of this Agreement on its part must be corrected, to the satisfaction of the 
Local Trust Committee, within the time stated on the notice of default provided to the Owner 
by the Local Trust Committee. 

 

3.5 Society Standing  
 
If the Owner is a society, the Owner must maintain its standing as a society under the Society 
Act (British Columbia) and must not amend its Constitution in any manner that would prevent, 
or adversely affect, the ability of the Society to perform its obligations under this Agreement.  
 

 

3.6 Specific Performance of Agreement  

 

The Owner agrees that the Local Trust Committee is entitled to obtain an order for specific 
performance of this Agreement and a prohibitory or mandatory injunction in respect of any 
breach by the Owner of this Agreement, in view of the public interest in restricting the 
occupancy of the Rental Housing Units. The Owner further acknowledges that a breach of this 
Agreement may constitute a breach of the Local Trust Committee’s Land Use Bylaw, as 
amended from time to time. 

 

3.7 Assignment  
 
The Owner acknowledges that the Local Trust Committee may delegate or assign the 
administration and management of this Agreement to a third party, and in that event, any 
reference in this Agreement to the Local Trust Committee shall be interpreted as a reference 
to that party provided that the Local Trust Committee has also advised the Owner. 

 
3.8 Indemnity  

 
The Owner shall indemnify and save harmless the Local Trust Committee and each of its 
elected officials, officers, directors, employees and agents from and against all claims, 
demands, actions, loss, damage, costs and liabilities for which any of them may be liable by 
reason of any act or omission of the Owner or its officers, directors, employees, agents or 
contractors or any other person for whom the Owner is by law responsible, including breaches 
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of this Agreement. This clause will survive the termination clause of this Agreement. 
 

3.9 Release  
 
The Owner releases and forever discharges the Local Trust Committee and each of its elected 
officials, officers, directors, employees and agents and each of their heirs, executors, 
administrators, personal representatives, successors and assigns from all claims, demands, 
damages, actions or causes of action arising out of advice or direction respecting the 
ownership, lease, operation or management of the Land or the  Housing Units which has been 
or at any time after the commencement of this Agreement may be given to the Owner by all 
or any of them. This clause will survive the termination clause of this Agreement. 

 

3.10 Local Trust Committee Powers Unaffected  
 
This Agreement does not limit the discretion, rights, duties or powers of the Local Trust 
Committee under any enactment or the common law, impose on the Local Trust Committee 
any duty or obligation, affect or limit any enactment relating to the use of the Lands, or relieve 
the Owner from complying with any enactment. 

 
3.11 No Public Law Duty  

 
Wherever in this Agreement an act, determination, consent, approval or agreement of the 
Local Trust Committee is provided for, such act, determination, consent, approval or 
agreement may be done or made in accordance with the terms of this Agreement and no public 
law duty, whether arising from the principles of procedural fairness or the rules of natural 
justice shall have any application. 

 

3.12 No Waiver  
 
No condoning, excusing or overlooking by the Local Trust Committee of any default under this 
Agreement, nor any consent, approval or agreement whether written or otherwise shall be 
taken to operate as a waiver by the Local Trust Committee of any subsequent default or of the 
necessity for further consent, approval or agreement in respect of a subsequent matter 
requiring it under this Agreement, or in any way to defeat or affect the rights or remedies of 
the Local Trust Committee. 

 

3.13 Notice on Title 
 
The Owner acknowledges and agrees that this Agreement constitutes both a covenant under 
Section 219 of the Land Title Act and a housing agreement under Section 483 of the Local 
Government Act, the Trust Committee is required to file a notice of housing agreement in the 
Land Title Office against title to the Lands, and once such a notice is filed, this Agreement 
binds all persons who acquire an interest in the Lands as a housing agreement under Section 
483 of the Local Government Act. 
 

3.14 Covenant Runs with the Land  
 
Every obligation and covenant of the Owner in this Agreement constitutes both a contractual 
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obligation and a covenant granted by the Owner to the Local Trust Committee in accordance 
with Section 219 of the Land Title Act in respect of the Lands and this Agreement burdens the 
Lands and runs with it and binds the Owner’s successors in title and binds every parcel into 
which it is consolidated or subdivided by any means, including, by subdivision or by strata 
plan. 

 

3.15 Limitation of the Owners’ Obligations  
 
The Owner is only liable for breaches of this Agreement that occur while the Owner is the 
registered owner of the Lands. 

 
3.16 Amendment and Termination  

 
This Agreement may not be modified or amended except by bylaw of the Local Trust 
Committee, upon an agreement in writing between the Local Trust Committee and the 
Owner. 

 

3.17 Notices  
 

Any notice required to be given pursuant to this Agreement shall be in writing and shall be 
given to the Owner or the Local Trust Committee, as the case may be, at the address first 
above written, or to any other address of which either the Owner or the Local Trust 
Committee may advise the others in writing in accordance with this paragraph. Notice to 
the Local Trust Committee must be addressed to the Secretary of the Islands Trust. If given 
in person or by facsimile transmission, such notice will be deemed to have been received 
when delivered and, if mailed, such notice will be deemed to be received only when actually 
received by the party to whom it is addressed. 

 

3.18 Enurement  
 
This Agreement is binding upon and enures to the benefit of the parties and their respective 
successors and permitted assigns. 

 
3.19 Remedies Cumulative  

 
The remedies of the Local Trust Committee specified in this Agreement are cumulative and 
are in addition to any remedies the Local Trust Committee at law or in equity. No remedy shall 
be deemed to be exclusive, and the Local Trust Committee may from time to time have 
recourse to one or more or all of the available remedies specified herein or at law or in equity. 

 

3.20 Severability  
 
If any term or provision of this Agreement, or its application to any person or circumstance 
shall to any extent be found to be invalid and unenforceable, the remainder of this Agreement, 
or the application of such term or provision to persons or circumstances other than those as 
to which is it invalid or unenforceable, shall not be affected, and each term and provision of 
this Agreement shall be valid and shall be enforced to the extent permitted by law. 
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3.21 Joint and Several  
 
In the case of more than one Owner, the grants, covenants, conditions, provisions, 
agreements, rights, power, privileges and liabilities of the Owner shall be construed and held 
to be several as well as joint. 

 

3.22 Further Acts  
 
The Owner will do everything reasonably necessary to give effect to the intent of this 
Agreement, including execution of further instruments. 
 

 

3.23 Governing Law  

 

This Agreement shall be governed by and construed in accordance with the laws of the 
province of British Columbia. 

 
3.24 Joint Venture  

 
Nothing in this Agreement shall constitute the Owner as an agent, joint venture or partner of 
the Local Trust Committee or give the Owner any authority or power to bind the Local Trust 
Committee in any way. 

 

3.25 Time of Essence 
 
Time is of the essence in this Agreement. 

 
3.25 Further Assurances  

 
The parties shall execute and do all such further deeds, acts, things and assurances as they 
reasonably require to carry out the intent of this Agreement. 

 
3.26 Priority  

 

The Owner agrees to do everything necessary at the Owner’s expense to ensure that this 
Agreement is registered against title to the Lands with priority over all financial charges, liens 
and encumbrances, and any leases and options to purchase, registered or pending at the time 
of application for registration of this Agreement.  
 

3.26 Deed and Contract  
 
By executing and delivering this Agreement, each of the parties intends to create both a 
contract and a deed executed and delivered under seal. 

 
As evidence of their agreement to be bound by the above terms, the parties each have executed 
and delivered this Agreement under seal by executing Part 1 of the Land Title Act Form C to which 
this Agreement is attached and which forms part of this Agreement. 
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LAND TITLE ACT 
TERMS OF INSTRUMENT – PART 2 

 

CONSENT AND PRIORITY AGREEMENT 

WHEREAS COMPUTERSHARE TRUST COMPANY OF CANADA, Inc. No. A052313 (the “Chargeholder”) is the 
holder of a Mortgage (the “Charge”) encumbering the lands (the “Lands”) described in item 2 of the Land 
Title Act Form C attached hereto, which was registered in the Victoria Land Title Office under number 
CA2493482. 

THEREFORE THIS CONSENT AND PRIORITY AGREEMENT IS EVIDENCE THAT IN CONSIDERATION OF $1.00 
AND OTHER GOOD AND VALUABLE CONSIDERATION PAID BY THE TRANSFEREE TO THE CHARGEHOLDER: 

1. The Chargeholder hereby consents to the granting and registration of the Section 219 Covenant 
attached hereto (the “Covenant”) and the Chargeholder hereby agrees that the Covenant shall be 
binding upon its interest in and to the Lands. 

2. The Chargeholder hereby grants to the transferee described in item 6 of the Land Title Act Form C 
attached hereto priority for the Covenant over the Chargeholder’s right, title and interest in and to 
the Lands, and the Chargeholder does hereby postpone the Charge and all of its right, title and 
interest thereunder to the Covenant as if the Covenant had been executed, delivered and registered 
prior to the execution, delivery and registration of the Charge. 

IN WITNESS WHEREOF, the Chargeholder has executed and delivered this Consent and Priority 
Agreement by executing the Land Title Act Form C above which is attached hereto and forms part of this 
Agreement. 
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CONSENT AND PRIORITY AGREEMENT 

WHEREAS THE TORONTO-DOMINION BANK (the “Chargeholder”) is the holder of a Mortgage (the 
“Charge”) encumbering the lands (the “Lands”) described in item 2 of the Land Title Act Form C attached 
hereto, which was registered in the Victoria Land Title Office under number CA7179193. 

THEREFORE THIS CONSENT AND PRIORITY AGREEMENT IS EVIDENCE THAT IN CONSIDERATION OF $1.00 
AND OTHER GOOD AND VALUABLE CONSIDERATION PAID BY THE TRANSFEREE TO THE CHARGEHOLDER: 

1. The Chargeholder hereby consents to the granting and registration of the Section 219 Covenant 
attached hereto (the “Covenant”) and the Chargeholder hereby agrees that the Covenant shall be 
binding upon its interest in and to the Lands. 

2. The Chargeholder hereby grants to the transferee described in item 6 of the Land Title Act Form C 
attached hereto priority for the Covenant over the Chargeholder’s right, title and interest in and to 
the Lands, and the Chargeholder does hereby postpone the Charge and all of its right, title and 
interest thereunder to the Covenant as if the Covenant had been executed, delivered and registered 
prior to the execution, delivery and registration of the Charge. 

IN WITNESS WHEREOF, the Chargeholder has executed and delivered this Consent and Priority 
Agreement by executing the Land Title Act Form C above which is attached hereto and forms part of this 
Agreement.

71



LAND TITLE ACT 
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SCHEDULE “A” 
 

OWNER STATUTORY DECLARATION 
 

CANADA IN THE MATTER OF A HOUSING AGREEMENT 
 

PROVINCE OF BRITISH COLUMBIA WITH THE MAYNE ISLAND LOCAL TRUST 
COMMITTEE (“Housing Agreement”) 

 
I,  declare that: 

 
 

1. I am the  [director, officer, employee] of the [Owner’s], the 

owner of the land, known as _______[address], Mayne Island, legally described as 

Parcel Identifier: _______________ 
Legal Description: _________________________________________________ 

 

(“the Lands”). 

2. I make this declaration to the best of my personal knowledge. 

3. This declaration is made pursuant to the Housing Agreement registered against the Lands. 

4. For the period from ________ to _______, the Rental Housing Units were only used 

by Qualified Renters (as defined in the Housing Agreement). 

5. At no time during the last year were any of the Rental Housing Units used as a short-term 

vacation rental.  

6. The rental payments charged for the Rental Housing Units were in compliance with the 

Housing Agreement and are listed in the attached list. 

7. No subletting of the Lands has been permitted. 

8. I acknowledge and agree to comply with all of the Owners’ obligations under the Housing 

Agreement, and other charges registered against the Lands and confirm that the Owner has 

complied with all of its obligations under these Agreements. 

9. I make this solemn declaration conscientiously believing it to be true and knowing that it is 

of the same force and effect as if made under oath pursuant to the Canada Evidence Act. 

DECLARED BEFORE ME at  , British Columbia, this _______ day of  

___________________________, 20______. 
 
 
 

   

A Commissioner for taking Affidavits in 
British Columbia 

 Signature of person making declaration 
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SCHEDULE “B” 
 

Definition of a Qualified Renter 

 

A Qualified Renter means a person aged 19 years or older who fits into at least one of the following 
categories, which are not listed in any particular priority order: 

 

1) Has been living on Mayne Island for a minimum of one year; or 

2)  Is registered or is eligible to be a registered member of a First Nation with rights and 
responsibilities in and around what is known as Mayne Island, or, is considered by members of 
these First Nation communities to be part of the First Nation communityregardless of current 
location of residence or work. 

 

Except that where there are no persons meeting the categories specified in clause 1), 2),  who make an 
application to rent an available unit and the lack of applications would result in the unit being vacant for 
more than one month, then a Qualified Renter may be a person aged 19 years or older who fits into at 
least one of the following categories, which are not listed in any particular priority order: 

 

a. Previous resident of Mayne Island who has lived away from the island for a maximum of three 
consecutive years; or 

b. Non-resident of Mayne Island who is hired to begin at least half-time work (20 hours per week) 
on Mayne Island; or  

c. A person who has been living on Mayne Island for less than a year but more than 6 months;  

d. A person with immediate family already living on Mayne Island. Immediate family means an 
individual to whom the person is related by blood, or by marriage, or common-law 
relationship, or by adoption. 

 
Except that where there are no persons meeting the categories specified in clause 1), 2), or 3), nor a., b., c., 
d., e., or f. who make an application to rent an available unit and the lack of applications would result in a 
unit being vacant for more than one month, then a Qualified Occupant may be any person permitted by the 
funding organization 
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TERMS OF INSTRUMENT – PART 2 

 

 
SCHEDULE “C” 

 
Proposed Subdivision Plan  

 
[Attach Proposed Full Size version of Subdivision Plan] Commented [NC1]: This may be included with the 

covenant instead. Still to be determined.  
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PART 2 - TERMS OF INSTRUMENT 

SECTION 219 COVENANT (Water Supply) 

This Agreement dated for reference March 9, 2021 is between: 

(the “Owner”) 

AND: 

MAYNE ISLAND LOCAL TRUST COMMITTEE, a corporation under the 
Island Trust Act, R.S.B.C. 1996, c. 239, having an office at Suite 200, 1627 
Fort Street, Victoria, British Columbia, V8R 1H8 

(the “Local Trust Committee”) 

GIVEN THAT: 

A. The Owner is the registered owner of land on Mayne Island more particularly described as: 

(the “Land”). 

B. The Owner proposes to subdivide and develop the Land for residential use. 

C. The Owner wishes to grant the Local Trust Committee and the Capital Regional District a 
covenant under s. 219 of the Land Title Act (British Columbia) to regulate the use of the Land. 

NOW THEREFORE, in consideration of the payment of $2.00 by the Local Trust Committee to the Owner 
(the receipt and sufficiency of which is acknowledged by the Owner), and in consideration of the 
promises exchanged below, the Owner covenants and agrees with the Local Trust Committee in 
accordance with s. 219 of the Land Title Act (British Columbia) as follows: 

Approvals 

1. Where this Agreement requires the approval of the Local Trust Committee, approval may be 
given by the Islands Trust’s Regional Planning Manager, Southern Team and must, if given, be in writing. 

Restriction on Use and Subdivision 

2. The Owner shall not use or occupy the Land or any area into which the Land may be subdivided, 
for any residential or domestic purpose, unless the Owner is in full compliance with the terms of this 
Agreement. 

3. The Land shall not be subdivided except to create lots having boundaries generally in accordance 
with the subdivision plan attached to this Agreement as Schedule A (the “Subdivision Plan”). 

4. In this Agreement a refrence to a numbered “Lot” is a reference to that Lot or area of the Land 
as shown on the Subdivision Plan, whether or not the Land has been subdivided. 

Lot 3 Water Supply 
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5. The Owner of Lot 3 shall not start the construction or placement of any new residential building 
or structure on Lot 3 until the Owner has submitted to the Local Trust Committee and received the Local 
Trust Committee’s approval of, a design for a water treatment system (the “Water Treatment System”) 
for Lot 3 which is effective to make the water from any well that is proposed to supply domestic water in 
respect of any use of Lot 3 potable. Reference to the term “potable” in this Agreement shall mean that 
the water is safe to drink and suitable for domestic purposes and, without limiting the foregoing, meets 
a standard for potability no less than that specified in both the Land Use Bylaw and the Guidelines for 
Canadian Drinking Water Quality, as those standards may be revised from time to time.  The design for 
the Water Treatment System shall be prepared by a certified water treatment specialist having 
professional qualifications acceptable to the Local Trust Committee  acting reasonably (a “Specialist”), 
and shall include recommendations for ongoing maintenance to ensure the Water Treatment System 
continues to function as designed (the “Maintenance Recommendations”). 

6. No part of Lot 3, or any building or structure on Lot 3, shall be used or occupied for residential 
purposes, nor shall the Owner of Lot 3 request an occupancy permit for any building or structure on Lot 
3, until the Owner of Lot 3 has installed the Water Treatment System and provided to the Local Trust 
Committee written confirmation from a Specialist that the Water Treatement System is operating as 
designed, and in particular, is capable of delivering sufficient potable water for residential uses on Lot 3. 

7. The Owner of Lot 3 shall maintain the Water Treatment System in accordance with the 
Maintenance Recommendations and any manufacturer’s instructions, and shall within 30 days of 
receiving a written request from the Local Trust Committee, provide written confirmation from a 
Specialist that the Water Treatment System has been properly maintained and is functioning as designed 
and intended. 

Remediation and preservation of Land 

8. No building, land alteration, construction or development is permitted on Lot 2 or Lot 3 except 
in accordance with all of the recommendations contained in the each of the following two reports 
(together, the “Environmental Reports”), excerpts of which are attached to this Covenant as Schedule B, 
and copies of which are held on file at the offices of the Local Trust Committee: 

(a)  “Ecological Assessment Report for Proposed Affordable Housing Property”, prepared by 
Keith Erickson and dated September 21st, 2020; 

(b) “Wetland Restoration Design Report”, prepared by Robin Annschild and dates March 8, 
2021; 

except that in respect of Lot 2, the requirement to follow the recommendations of the Wetland 
Restoration Design Report for wetland remediation only applies to the area labelled “Wetland 
Remediation Zone Lot 2” on the Subdivision Plan. 

9. Neither of Lot 2 or Lot 3 may be used or occupied for residential purposes until: 

(a) the Local Trust Committee has received written confirmation from a suitably qualified 
professional that the recommendations in the Environmental Reports have been 
adhered to and implemented where applicable; and 

(b) if required by the Local Trust Committee in its sole discretion, the title of Lot 2 or Lot 3 is 
charged with a futher covenant to ensure ongoing preservation of any areas of land, 
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trees, or other vegetation on Lot 2 or 3 that are identified for preservation in the 
Environmental Reports. 

Lot 3 Construction 

10. No buildings shall be constructed or developed on Lot 3, except in the areas of Lot 3 where 
buildings are shown on on the Subdivision Plan, and subject to such further minor alterations as may be 
authorized by the Local Trust Committee. 

Lot 2 Construction 

11. No building or structure shall be constructed, placed or Located on Lot 2 except within the area 
of Lot 2 shown as “Building Zone” on the Subdivision Plan. 

12. The Owner of Lot 2 shall not start the construction of any building or structure on Lot 2 until the 
Owner of Lot 3 has completed the construction of, and received any occupancy permit required by the 
Capital Regional District for, at least XXX units of affordable housing, on Lot 3. 

No Effect on Laws or Powers 

13. This Agreement does not 

(a) affect or limit the discretion, rights, duties or powers of the Local Trust Committee 
under any enactment or at common law, including in relation to the use or subdivision 
of the Land except as expressly set out herein; 

(b) impose on the Local Trust Committee any legal duty or obligation, including any duty of 
care or contractual or other legal duty or obligation, to enforce this Agreement except as 
expressly set out herein; 

(c) affect or limit any enactment relating to the use or subdivision of the Land; 

(d) relieve the Owner from complying with any enactment, including in relation to the use 
or subdivision of the Land. 

Limitation on Obligations 

14. The Owner is only liable for breaches of this Agreement caused or contributed to by the Owner 
or which the Owner permits or allows. The Owner is not liable for the consequences of the requirements 
of any enactments or law or any order, directive, ruling or government action thereunder. The Owner is 
liable only for breaches of this Agreement which occur while the Owner is the registered owner of any 
interest in the Land and then only to the extent of that interest. 

No Liability in Tort 

15. The parties agree that this Agreement creates only contractual obligations. The parties agree 
that no tort obligations or liabilities of any kind exist between the parties in connection with the 
performance of or any default under or in respect of, this Agreement. The intent of this section is to 
exclude tort liability of any kind and to limit the parties to their rights and remedies under the law of 
contract. 
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Covenant Runs With the Land 

16. Unless it is otherwise expressly provided in this Agreement, every obligation and covenant of the 
Owner in this Agreement constitutes a personal covenant and also a covenant granted under s. 219 of 
the Land Title Act (British Columbia) in respect of the Land. This Agreement burdens the Land and runs 
with it and binds the successors in title to the Land. This Agreement burdens and charges all of the Land 
and any parcel info which it is subdivided by any means and any parcel into which the Land is 
consolidated. 

Registration 

17. The Owner agrees to do everything necessary at the Owner’s expense to ensure that this 
Agreement is registered against title to the Land with priority over all financial charges, liens and 
encumbrances registered or pending registration in the Land Title Office at the time of application for 
registration of this Agreement. 

Waiver 

18. An alleged waiver of any breach of this Agreement is effective only if it is an express waiver in 
writing of the breach. A waiver of a breach if this Agreement does not operate as a waiver of any other 
breach of this Agreement. 

Severance 

19. If any part of this Agreement is held to invalid, illegal or unenforceable by a court having the 
jurisdiction to do so, that part is to be considered to have been severed from the rest of this Agreement 
and the rest of this Agreement remains in force unaffected by that holding or by the severance of that 
part. 

No Other Agreements 

20. This Agreement is the entire agreement between the parties regarding its subject and it 
terminates and supersedes all other agreements and arrangements regarding its subject. 

Binding of Successors 

21. This Agreement binds the parties to it and their respective successors, heirs, executors and 
administrators. 

Execution Using Form C 

22. As evidence of their agreement to be bound by the above terms, the parties each have executed 
and delivered this Agreement by executing Part 1 of the Land Title Act Form C to which this Agreement is 
attached and which forms part of this Agreement. 
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SCHEDULE A – THE SUBDIVISION PLAN 
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Schedule B – Environmental Report Excerpts 

 

To be completed 
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MAYNE ISLAND LOCAL TRUST COMMITTEE 

BYLAW NO. 181 

 
 

A BYLAW TO AMEND MAYNE ISLAND OFFICIAL COMMUNITY PLAN  
         BYLAW NO. 144, 2007 

 
 
The Mayne Island Local Trust Committee enacts in open meeting assembled as follows: 
 

1. CITATION 

 This Bylaw may be cited for all purposes as “Mayne Island Official Community Plan Bylaw No. 144, 2007, 
Amendment No. 1, 2021”. 

 
2.  SCHEDULES  
 

Mayne Island Official Community Plan No. 144, 2007 is amended as shown on Schedule 1, attached to 
and forming part of this bylaw. 

 
3. SEVERABILITY 
 
 If any provision of this Bylaw is for any reason held to be invalid by a decision of any Court of competent 

jurisdiction, the invalid provision must be severed from the Bylaw and the decision that such provision 
is invalid must not affect the validity of the remaining provisions of the Bylaw. 

 
 
 

READ A FIRST TIME THIS  DAY OF   2021. 
 
READ A SECOND TIME THIS    DAY OF   2021. 
 
READ A THIRD TIME THIS     DAY OF   2021. 
 
PUBLIC HEARING HELD THIS   DAY OF    2021. 
 
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS 
  ______  DAY OF  _________  20__ 
 
APPROVED BY THE MINISTER MUNICPAL AFFAIRS AND HOUSING 
THIS   DAY OF    20__ 
 
ADOPTED THIS ______  DAY OF    20__ 
 
 
 
 
            
Chair       Secretary 

 

DD RR AA FF TT   
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MAYNE ISLAND LOCAL TRUST COMMITTEE 
BYLAW NO. 181 

 
SCHEDULE 1 

 

The Mayne Island Official Community Plan No. 144, 2007, is amended as follows: 

 

1. By amending Schedule B by changing the land use designation on a portion of  Lot B, Section 7, 
Mayne Island, Cowichan District Plan 27091 from Rural (R) to  Rural – Multi-Family Residential (R-
MR) as shown on Plan No. 1, which is attached to and forms part of this bylaw. 
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MAYNE ISLAND LOCAL TRUST COMMITTEE 
BYLAW NO. 181 

 
Plan No.1 
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MAYNE ISLAND LOCAL TRUST COMMITTEE 

BYLAW NO. 183 

 
 

A BYLAW TO AMEND MAYNE ISLAND LAND USE BYLAW NO. 146, 2008 

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

 
This bylaw may be cited for all purposes as “Mayne Island Land Use Bylaw No. 146, 2008, Amendment 
No. 1, 2021”.  

 
2. Mayne Island Local Trust Committee Bylaw No. 146, cited as “Mayne Island Land Use Bylaw No. 146, 

2008,” is amended as follows: 
 

2.1 By adding to Definitions ‘“Multi-family rental housing” means residential use of attached dwelling 
units that are limited to residential rental tenure.’ 

 
2.2 By adding to the definition of Dwelling unit “multi-family housing” after “secondary suite”  
 
2.3 By adding to Definitions ‘“Residential rental tenure” means the granting of a right to occupy a 

dwelling unit as living accommodation where the minimum occupancy period is thirty consecutive 
days, and where the dwelling unit is not owned by a dwelling unit occupant, but where regular 
payments are made to the owner for the use of the dwelling unit.’ 

 
2.4 By inserting a new row in the table in subsection to 5.5 (14) in the Rural (R) zone as follows: 
 

Column 1 Column 2 Column 3 

Site-Specific Zone Location Description Site Specific Regulations 

R (f) A portion of Lot B, Section 
7, Mayne Island, Cowichan 
District Plan 27091  

(1) Despite 5.5(13) above the 
average lot area must not be less 
than 1.3 hectares (3.3 acres). 

 
 
2.5  By adding “5.28 Comprehensive Development Three (CD3) Zone” as a new zone following 

subsection 5.27: 
 
 “The purpose of the Comprehensive Development Three Zone is to provide for and regulate the 

development of multi-family rental housing. 
 
  
 
Permitted Uses 

 
(1)  The following uses are permitted, subject to the regulations set out in this Section and the general 

regulations, and all other uses are prohibited: 
 

DD RR AA FF TT   
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(a) Multi-family rental housing 
(b) Accessory uses, buildings and structures  

  
Density 

 
(2) The maximum number of dwelling units in the CD3 zone is 10 
(3) The maximum lot coverage is 20%. 
 
Size and Siting  
 
(4) The minimum setback for any building or structure is: 

  (a) 8 metres (26 feet) from any front, rear or exterior side lot line;  
(b) 83 metres (2610 feet) from any interior side lot line;  
 

(5) The maximum height for any dwelling unit is 9 metres (29.5 feet). 
 
(6) The maximum height for any accessory building or structure is 5 metres (16.5 feet). 
 
 
 

Subdivision Lot Area Requirements 

 

(7)  The minimum lot area is 1.3 hectares (3.3 acres). 

 

Form of Tenure 

 
(8) All dwelling units in the Comprehensive Development Three (CD3) Zone shall be limited to residential 
rental tenure.” 
 
2.6  By adding “Comprehensive Development Three  CD3” to 4.1(1) (Division into Zones) following 

“Comprehensive Development Two CD2” 
 
2.7 Schedule “B” – Zoning Map, is amended by changing the zoning classification of a portion of Lot B, 
 Section 7, Mayne Island, Cowichan District Plan 27091, from Rural (R) to Comprehensive 
 Development Three (CD3) as shown on Plan No.1, which is attached to and forms part of this 
 bylaw, and by making such alterations to Schedule “B” to Bylaw No. 146 as required to effect this 
 change. 
 
2.8 Schedule “B” – Zoning Map, is amended by changing the zoning classification of a portion of Lot  B, 
 Section 7, Mayne Island, Cowichan District Plan 27091, from Rural (R) to (R(f) as shown on Plan 
 No.1, which is attached to and forms part of this bylaw, and by making such alterations to 
 Schedule “B” to Bylaw No. 146 as required to effect this change. 
 
2.9  Schedule “D” – Zoning Map, is amended by removing  a portion of Lot B, Section 7, Mayne Island, 
 Cowichan District Plan 27091 from “ areas where secondary suites are permitted” as shown on 
 Plan No.2, which is attached to and forms part of this bylaw, and the making of such alterations to 
 Schedule “D” to Bylaw No.146 as required to effect this change.  
 

85



  MA-BL-183 

Bylaw 183            3 of 5 

  

 
3. SEVERABILITY 
 
 If any provision of this Bylaw is for any reason held to be invalid by a decision of any Court of competent 

jurisdiction, the invalid provision must be severed from the Bylaw and the decision that such provision 
is invalid must not affect the validity of the remaining provisions of the Bylaw. 

 

 
READ A FIRST TIME THIS  DAY OF   2021. 
 
READ A SECOND TIME THIS    DAY OF   2021. 
 
READ A THIRD TIME THIS    DAY OF   2021. 
 
PUBLIC HEARING HELD THIS    DAY OF   2021. 
 
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS 
  ______  DAY OF  _________  20__ 
 
ADOPTED THIS ______  DAY OF    20__ 
 
 
 
             
Chair        Secretary 
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MAYNE ISLAND LOCAL TRUST COMMITTEE 
BYLAW NO. 183 

 

Plan No. 1 
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MAYNE ISLAND LOCAL TRUST COMMITTEE 

BYLAW NO. 183 
 

Plan No. 2 
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Local Trust Committee 
Islands Trust – Mayne Island Trust Area 
Sent via email 
 
May 6, 2022 
 
RE: Affordability and Rental Structure – Mayne Island Housing Society (MA-RZ-2020.1) 
 
Dear Trustees, 
 
I am writing on behalf of the Mayne Island Housing Society (MIHS) regarding their project 
and associated rezoning application for 375 Village Bay Road. This letter is to provide an 
update on the proposed rental/affordability structure; how it relatesto the Housing 
Agreement for their project; and seek direction on next steps for the rezoning application. 
 
MIHS has been seeking a Housing Agreement that provides the society with enough 
flexibility to remain eligible for a variety of funding options, while still ensuring that a 
minimum level of affordability is secured. Previous Housing Agreement drafts have been too 
restrictive and would have been seen as a risk by funders. As a result, MIHS is proposing the 
following proposal for affordability: 
 

• Units will, on average, be rented at or below 30% of the before-tax income of median-
income earners in the SGI electoral area, as reported by Statistics Canada for 
representative household types. 

o Because median incomes are typically reported on a 5-year cycle through the 
Census, MIHS proposes an allowance for an annual adjustment to median 
incomes by the Consumer Price Index (CPI) for any years between Census 
years. This will ensure that MIHS can maintain a sustainable operation and 
respond to increases in operational costs as needed. 

• Eligibility for affordable units will be tied to Low and Median Income Limits, as 
determined by BC Housing from time to time. The current Low and Median Income 
Limits are outlined below: 

o For residential units with less than two (2) bedrooms, a gross household 
income that does not exceed the median income for couples without children 
in BC, as determined by BC Housing from time to time. For 2022, this figure is 
$77,430 (compared to $75,730 last year). 

o For residential units with two (2) or more bedrooms, a gross household income 
that does not exceed the median income for families with children in BC, as 
determined by BC Housing from time to time. For 2022, this figure is $120,990 
(compared to $117,080 last year) 

 
MIHS believes that this metric of affordability will: 

• Meet or exceed the funding requirements of a range of provincial and federal funders 
• Provide MIHS with the flexibility to rent individual units at prices that balance tenants’ 

needs with the financial requirements of the project, while meeting affordability 
targets 
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• Provide a level of affordability and stability to tenants that is needed on Mayne Island 
• Align with recommendations in the 2018 SGI Housing Needs Report  
• Provide below-market rents 

 
This metric of affordability has also recently been approved for two affordable housing 
projects on Galiano Island. MIHS has attached a draft housing agreement to this letter, based 
on a housing agreement for Galiano, now being reviewed by IT staff and legal counsel. The 
Galiano housing agreement has been adapted to the Mayne Island context. We hope that the 
information provided today will allow the LTC to provide direction to staff review the 
proposed housing agreement and schedule first reading of the bylaws for this rezoning as 
soon as possible. 
 
MIHS believes that this project provides an exciting opportunity to meet several community 
objectives. It will provide safe, reliable, and affordable rental units to Mayne Island residents 
who need it and will be developed in an inclusive and sustainable way. A resilient and 
complete community provides for all its members, and housing is a fundamental component 
of that. The current housing conditions on Mayne Island make it difficult for many low- and 
median-income households to thrive, whether it is seniors on a fixed income or young 
families and the workforce of the island.  
 
The MIHS team hopes that this provides enough information to staff and to the LTC to move 
forward with a housing agreement that reflects this affordability metric.  
 
Please do not hesitate to reach out if you have any questions. 
 
Thank you, 

 
Eleni Gibson 
Project Planner  
Wiser Projects 
 
Cc: MIHS Board 
 Narissa Chadwick, Planner, Islands Trust 
 
Attach: 
 Draft Housing Agreement 
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MAYNE ISLAND LOCAL TRUST COMMITTEE 
 

BYLAW NO. XXX 
 

**************************************************************************************************** 
A Bylaw to Authorize a Housing Agreement 

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

 
AND WHEREAS Section 483 of the Local Government Act and Section 29 of the Islands Trust 
Act permit the Local Trust Committee to enter into a housing agreement; 

 
AND WHEREAS the Mayne Island Local Trust Committee wishes to enter into a Housing 
Agreement; 

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

 
1. This Bylaw may be cited for all purposes as “Mayne Island Housing Agreement 

Bylaw No. XXX, year”. 

 
2. Any one Trustee of the Mayne Island Local Trust Committee are authorized to 

execute an agreement in the form attached to this Bylaw with [owner] 
 

READ A FIRST TIME this X 

READ A SECOND TIME this X 

READ A THIRD TIME this X 

day of month, year 
 

day of month, year 
 
day of month, year 

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST this 
 

X  

 

ADOPTED this  X  

day of month, year 

 
day of month, year 

 
 
 
 
 
 
 
 
 

SECRETARY  CHAIRPERSON 
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LAND TITLE ACT 
TERMS OF INSTRUMENT – PART 2 

 

 
 

Housing Agreement and Section 219 Covenant 
 

THIS AGREEMENT DATED FOR REFERENCE THE  DAY OF, 20___, IS BETWEEN: 

MAYNE ISLAND HOUSING SOCIETY, a society incorporated under the laws of the province of 
British Columbia under S0069211 and having its office at 518 Dalton Drive, Mayne Island BC, V0N 
2J2 

 

(the “Owner”); 
 

AND: 
 

MAYNE ISLAND LOCAL TRUST COMMITTEE, a corporation under the Islands Trust Act, 
having an office at 2nd Floor, 1627 Fort Street, Victoria, B.C., V8R 1H8 

 

 

(the “Local Trust Committee”)  

WHEREAS: 

A. The registered owner of the Property situated on Mayne Island, British Columbia, and legally 
described as: 
 

PID: 002-552-256 
 
Lot B Plan VIP 27091 Section 7, Land District 16, Portion Mayne Island 
 
(the “Property”) 

 
agreed to rezone and subdivide the Property to permit the transfer of a portion of the Property to 
the Owner following rezoning and subdivision for the development and construction of affordable 
multi-family rental housing; 

 
B. The Property has been rezoned by the Local Trust Committee, with permission of the registered 

owner by means of Mayne Island Land Use Bylaw No. 146, 2008 Amendment No. 1, 2021, to permit 
the development of affordable multi-family rental housing (the “Rezoning”); 
 

C. The Property has been subdivided, with permission of the registered owner, to permit the creation 
and transfer of the Lands to the Owner for the development and construction of affordable multi-
family rental housing (the “Subdivision”); 

 
D. The Lands have been transferred to the Owner for the development and construction of affordable 

multi-family rental housing;   
 

Commented [NC1]: Proposed change 

Commented [NC2]: Reference to the “Property” as opposed to 
the “Lands” 

Commented [NC3]: A-D added 
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E. The Owner is the registered owner of the Lands situated on Mayne Island, British Columbia, and 
legally described as:  
 

PID: [NTD – insert legal description of Lot 3 following subdivision] 
 
Mayne Island 
 
(the “Lands”); 

 
F. The Owner intends to rent units on the Lands, by way of rental agreement, to Qualified Renters at 

affordable rates; 

 
G. The Local Trust Committee may pursuant to Section 29 of the Islands Trust Act and Section 483 of the 

Local Government Act, enter into an agreement with an owner of land that includes terms and 
conditions regarding the occupancy, tenure and availability to Qualified Renters of dwelling units 
located on those lands; 

 
H. Section 219 of the Land Title Act permits the registration of a covenant of a negative or positive 

nature in favour of the Local Trust Committee in respect of the use of land or construction on land; 
 

I. The Owner and the Local Trust Committee wish to enter into this Agreement to provide rental 
housing on the Lands on the terms and conditions of this Agreement to have effect as both a 
covenant under section 219 of the Land Title Act and a housing agreement under section 483 of the 
Local Government Act; and 

 
J. The Local Trust Committee has, by bylaw, authorized the execution of this Agreement and the Owner 

has duly authorized the execution of this Agreement. 
 

THIS AGREEMENT is evidence that in consideration of $1.00 paid by the Local Trust Committee to the Owner 
(the receipt of which is acknowledged by the Owner), and in consideration of the promises exchanged 
below, the Local Trust Committee and the Owner agree, as covenants granted by the Owner to the Local 
Trust Committee under Section 219 of the Land Title Act, and as a housing agreement between the Owner 
and the Local Trust Committee under Section 483 of the Local Government Act, as follows: 

 

Article 1: Definitions and Interpretation 
1.1 Definitions – In this Agreement: 

 
“Affordable 
Housing Funder” 

means an entity with a mandate to create and promote affordable housing, 
such as BC Housing or CMHC, that provides a grant or preferential rate loan to 
support the development of Rental Housing Units on the Lands. 

“Annual Household 
Income” 

means the combined gross income of all adult members of a Household, as 
shown on line 150 of the preceding year’s T1 General Income Tax and Benefit 
return. 

“BC Housing” means the British Columbia Housing Management Commission or BC 
Housings’ successor in function.  
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“Business Days” means Monday to Friday inclusive except for those excluded days declared by 
lawful authority as holidays. 

“Building” or 
“Buildings” 

Means any building located or constructed on the Lands containing a Rental 
Unit   

"Census Profile” means the most recently available census profile published by Statistics 
Canada for the Southern Gulf Islands, regional district electoral area census 
subdivision or, in the event that Southern Gulf Islands, regional district 
electoral area census subdivision is amended, eliminated or replaced, a 
successor census subdivision which includes Mayne Island; 

“CMHC” means Canada Mortgage and Housing Corporation or its successors in 
function. 

“CPI” means the All-items Consumer Price Index for British Columbia as calculated 
by Statistics Canada, or its successor in function. 

“Dwelling Unit” means a dwelling unit as defined in the Mayne Island Land Use Bylaw 146, 
2008.  

“Household” means one or more individuals occupying the same Dwelling Unit. 

“Income of Couples 
with Children” 

means the median total income of couple economic families with children as 
determined by Statistics Canada in the Census Profile, provided that this 
median total income is increased by the CPI for every calendar year since the 
Census Profile has been updated by Statistics Canada. 

“Income of Couples 
without Children” 

means the median total income of couple economic families without children 
or other relatives as determined by Statistics Canada in the Census Profile, 
provided that this median total income is increased by the CPI for every 
calendar year since the Census Profile has been updated by Statistics Canada. 

“Income of Lone-
Parent Families” 

means the median total income of lone-parent economic families as 
determined by Statistics Canada in the Census Profile, provided that this 
median total income is increased by the CPI for every calendar year since the 
Census Profile has been updated by Statistics Canada. 

“Income of One-
Person 
Households” 

means the median total income of one-person households as determined by 
Statistics Canada in the Census Profile, provided that this median total income 
is increased by the CPI for every calendar year since the Census Profile has 
been updated by Statistics Canada.  

“Lands” has the meaning ascribed in Recital E. 

“Low and 
Moderate Income 
Limits” 

means, as determined by BC Housing from time to time, 

a) for residential units with less than two (2) bedrooms, an Annual 
Household Income that does not exceed the median income for 
couples without children in British Columbia, as an example, for 
2022 this figure is $77,430; and 

Commented [NC4]: Removal of definition of “Deep Subsidy 
Unit” and “Eligible Tenant” 

Commented [NC5]: These references replacing the use of 
Housing Income Limits for Victoria.  

Commented [NC6]: Replacing reference to “Market rental 
unit” “maximum income”, “middle income limits” 

96



 

b) for residential units with two (2) or more bedrooms, an Annual 
Household Income that does not exceed the median income for 
families with children in British Columbia, and as an example, for 
2022 this figure is $120,990. 

“Operating 
Agreement” 

means an agreement that sets out the amount, duration, and conditions of 
the subsidy provided by the provincial and/or federal governments, or an 
Affordable Housing Funder for the construction and/or operation of Rental 
Housing Units. 

“Owner” means the registered owner of the Lands. 
 

“Permitted 
Housing Operator” 

means the Mayne Island Housing Society, BC Housing, CMHC, a housing 
society, a non-profit housing corporation, or other entity approved by the 
Local Trust Committee in writing. 

“Property” has the meaning ascribed in Recital A. 

“Qualified Renter” means a person who meets the eligibility criteria for tenancy as set out in 
Schedule B and who meets the occupancy criteria set out in Section 2.3 of this 
Agreement and the Operating Agreement, if any. 

“Rental Housing 
Unit” 

means a Dwelling Unit on the Lands in respect of which the construction, 
tenure, rent, and occupancy are restricted in accordance with this Agreement. 

“Residential 
Tenancy Act” 

means the Residential Tenancy Act (British Columbia). 

 

“Rezoning” has the meaning ascribed in Recital B. 

“Statistics Canada” means the national statistics office or Statistics Canada’s successor in 
function. 

“Subdivide” means to divide, apportion, consolidate or subdivide the Lands or any 
Building on the Lands, or the ownership or right to possession or occupation 
of the Lands or any Building on the Lands, into two or more lots, strata lots, 
parcels, parts, portions or shares, whether by plan, descriptive words or 
otherwise, under the Land Title Act, the Strata Property Act (British 
Columbia), or otherwise, and includes the creation, conversion, organization 
or development of “cooperative interests” or a “shared interest in land” as 
defined in the Real Estate Development Marketing Act (British Columbia). 

“Tenancy 
Agreement” 

means a written tenancy agreement as defined in, and subject to, the 
Residential Tenancy Act. 

“Tenant Default” has the meaning ascribed in section 2.3(d)(v). 

 
1.2 Interpretation –  

 

Reference in this Agreement to: 

Commented [NC7]: Definition added 

Commented [NC8]: Definition added 

Commented [NC9]: Addeed 

Commented [NC10]: Definition added 
 
Definition for “Permitted Rent” removed 
 
Definition “Rent-Geared-to-Income” removed 

Commented [NC11]: Definition added 
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a) A “party” is a reference to a party in this Agreement; 

 

b) A particular numbered “article” or “section” or to a particular lettered “schedule” is a reference 
to the corresponding numbered or lettered article, section, or schedule of this Agreement; 

 

c) An “enactment” is a reference to an enactment as defined in the Interpretation Act and is a 
reference to any revision, amendment or re-enactment of, or replacement for, that enactment;  

 

d) Wherever the singular or gendered language is used in this Agreement, it shall be deemed to 
include the plural or all genders, or the body politic or corporate, where the context or the 
parties so require; and 

 

e) The Local Trust Committee includes a reference to its successors in function, including a 
municipality. 

 

1.3 Headings 

 

The division of this Agreement into articles, sections and schedules is for convenience of reference 
only and does not affect its interpretation. The article and section headings used in this Agreement are 
for convenience of reference only and do not affect the interpretation of this Agreement. 

 

1.4 Entire Agreement 

 

This is the entire agreement among the parties concerning its subject and may be amended only in 
accordance with section 3.15. 

 

Article 2 – Rental Housing 

 
2.1 Agreement over the Lands 

 Pursuant to section 219 of the Land Title Act and section 483 of the Local Government Act, 
the Owner covenants and agrees that: 

a) The Lands will not be developed, and no new Building or structure will be constructed on the 
Lands unless the Owner constructs Rental Housing Units in accordance with this Agreement, 
any development permit or rezoning issued by the Local Trust Committee, and any Building 
permit issued by the Capital Regional District.  

b) Neither the Lands nor any Building thereon may be Subdivided without prior approval of the 
Local Trust Committee. 

c) It will maintain the Rental Housing Units in a satisfactory state of repair and fit for habitation 
and will comply with this Agreement and all laws, including health and safety standards 
applicable to the Lands. 

d) If a Building is demolished or is otherwise replaced, this Agreement shall continue to apply to 
the Lands and the construction on the Lands shall be subject to the requirements of this 
Agreement. 

Commented [NC12]: Additional detail added 

Commented [NC13]: # of rental units removed 

Commented [NC14]: Highlighted part added 
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2.2 Minimum Construction Requirements 

 
a) All the Rental Housing Units will be designed and constructed to the same standard in terms of 

layout, skill, and materials. 

b) Rental Housing Units will consist of a mix of one-bedroom, two-bedroom and at least one 
three-bedroom units.  

2.3 Occupancy of Rental Housing Units  
 
The Owner covenants and agrees that Rental Housing Units will only be occupied when all of the 
following criteria are met: 

 
a) the Household’s Annual Household Income does not exceed the Low and Moderate Income 

Limits for the specified unit type at the time of application and initial occupancy;  

b) the Household is composed of at least one Qualified Renter; 
 
c) the Qualified Renter will occupy the Rental Housing Unit as its permanent, principal, and sole 

residence; 
 
d) the Qualified Renter has signed a Tenancy Agreement with the Owner, and the Tenancy 

Agreement includes; 

i. a clause prohibiting subletting for short-term vacation rentals and in all other 
circumstances prohibiting subletting without obtaining prior Owner consent in 
accordance with section 2.6; 

ii. notice of the existence of this Agreement and the occupancy restrictions 
applicable to the Rental Housing Unit, and notice that the Owner will provide to 
each Qualified Renter upon their request, a copy of this Agreement; 

iii. a clause requiring the Qualified Renter to comply with the use and occupancy 
restrictions contained in this Agreement; 

iv. a clause confirming that a breach by the Qualified Renter of any of the provisions 
set out in 2.3(f)(i) or 2.3(f)(iii) (each of which constitutes a “Tenancy Default”) will 
entitle the Owner to end the tenancy for cause, in accordance with the Residential 
Tenancy Act, as a failure to comply with a material term. 

 
2.4 Management of Rental Housing Units 

 
The Owner covenants and agrees that: 
 
a) Rent for 1-bedroom Rental Housing Units in a calendar year will on average be at or below 30% 

of the average of: 
 
a. Income of One-Person Households; and 
b. Income of Couples without Children. 

 
b) Rent for 2 and 3-bedroom Rental Housing Units in a calendar year will on average be at or below 

30% of the average of: 

Commented [NC15]: Section changed to reflect revised 
references to eligible tenants 
 
Clause referring to sharing of Tenancy Agreements with LTC upon 
request has been removed 

Commented [NC16]: New section to identify rental structure  
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a. Income of Couples with Children; and 
b. Income of Lone-Parent Families. 

 
c) It will not require any Qualified Renter under a Tenancy Agreement to pay any extra charges or 

fees for use of any common area or amenity, or for sanitary sewer, storm sewer, water utilities, 
property taxes and similar services. For clarity, this limitation does not apply to parking, 
cablevision, telecommunications, laundry, cleaning fee for private events, or gas or electricity 
utility fees or charges. 

 
 

2.5 Policies/Rules and Regulations/Administration by Owner 
 
The Owner is authorized to make and administer rules, regulations and policies necessary to fully 
implement and achieve the policy goals set out in this Agreement. Such rules, regulations and policies 
may include, but are not limited to, the following: 
 
a) Establishing and maintaining a waiting list of potential Qualified Renters; and 

 
b) Establishing, administering and enforcing a rental policy applicable to the terms of this 

Agreement and in accordance with the Residential Tenancy Act. 

 
2.6 No Sublease of Rental Housing Unit Unless Requirements Met  

The Owner will not consent to the sublease of a Tenancy Agreement, except in accordance with this 
Agreement, the Residential Tenancy Act, and the Owner’s rules, regulations and policies. For greater 
clarity, the Owner will not consent to a sublease for the purposes of a short-term vacation rental, and 
the Owner will not otherwise consent to a sublease unless the sublessee meets the requirements set 
out in section 2.3. 

2.7 Monitoring and Reporting to the Local Trust Committee 

 
The Owner must deliver to the Local Trust Committee once each year on or before July 1, a completed 
statutory declaration, substantially in the form attached as Schedule “A”, sworn by the Owner. 
Additionally, the Local Trust Committee may request this statutory declaration up to one additional 
time in any calendar year, and the Owner must complete and supply the completed statutory 
declaration within 10 Business Days of receiving a request from the Local Trust Committee. The Owner 
irrevocably authorizes the Local Trust Committee to make reasonable inquiries it considers necessary 
in order to confirm compliance with this Agreement. 
 

2.8 Owner May Request Revision of Terms  

 
The Owner may request that the Local Trust Committee modify the terms of this Agreement, aside 
from section 2.1 and 2.2, in order to meet requirements imposed by an entity that has conditionally 
agreed to provide the funding to the Owner to construct the Rental Housing Units or operate the 
Rental Housing Units, or to do both, so that the terms of this Agreement do not conflict with such 
requirements.  
 
 

Commented [NC17]: New section added 

Commented [NC18]: Original draft identifies that “The Owner 
must deliver to the LTC upon request”.  This is more specific. 

Commented [NC19]: Original draft says “up to four times in a 
calendar year” 

Commented [NC20]: Original says “within 30 business days” 
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2.9 Operating Agreement Prevails 
 

Notwithstanding section 2.8, the provisions in section 2.3 and 2.4 apply except if the Rental Housing 
Units are subject to an Operating Agreement which conflicts with all or any of them, in which case the 
Operating Agreement prevails to the extent of the conflict only. 
 
Prior to execution of an Operating Agreement that the Owner expects to conflict with the provisions 
in section 2.3 and 2.4 of this Agreement, the Owner shall provide the draft Operating Agreement to 
the Local Trust Committee. The Local Trust Committee may request that Affordable Housing Funder 
modify the terms of the Operating Agreement so that its terms do not conflict with section 2.3 and 2.4 
of this Agreement.  
 

 
 

Article 3 – General Terms 
 
3.1 Management  

 
The Owner covenants and agrees that: 

 
a) it will furnish, or cause a Permitted Housing Operator to furnish, good and efficient management 

of the Lands and the Rental Housing Units on the Lands; 
 
b) if and when the Local Trust Committee has reasonable grounds to believe that a continuing 

breach of this Agreement exists, it will permit the Local Trust Committee to inspect the Lands 
and any Buildings at any reasonable time with reasonable notice, subject to the notice provisions 
of the Residential Tenancy Act; and 

 
c) the Owner will, or if the Owner is not the Permitted Housing Operator, the Owner will cause the 

Permitted Housing Operator to, administer, manage and operate the Rental Housing Units in 
accordance with all of the restrictions and requirements of this Agreement, and the Owner’s 
obligations under this Agreement. For clarity, the Owner’s engagement of a Permitted Housing 
Operator pursuant to this Agreement will not relieve the Owner from any of the Owner’s 
obligations under this Agreement or any of the restrictions or requirements of this Agreement. 

 
3.2 Order to Comply 

 
If the Owner is in default of the performance or observance of this Agreement, the Local Trust 
Committee may give the Owner a notice of default requiring the Owner to comply with this Agreement 
within the reasonable time stated in the notice. The Owner agrees that any breach or default in the 
performance of this Agreement on its part must be corrected, to the satisfaction of the Local Trust 
Committee, within the time stated on the notice of default provided to the Owner by the Local Trust 
Committee. 
 

3.3 Society Standing 
 
If the Owner is a society, the Owner must maintain its standing as a society under the Society Act and 
must not amend its Constitution in any manner that would prevent, or adversely affect, the ability of 
the Society to perform its obligations under this Agreement. 

Commented [NC21]: Provisions related to demolition have 
been removed 

Commented [NC22]: Section 3.3 Discharge has been removed 
in light of proposal to connect Housing Agreement to covenant. 
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3.4 Specific Performance of Agreement 

 
The Owner agrees that the Local Trust Committee is entitled to obtain an order for specific performance 
of this Agreement and a prohibitory or mandatory injunction in respect of any breach by the Owner of 
this Agreement, in view of the public interest in restricting the occupancy of the Rental Housing Units. 
The Owner further acknowledges that a breach of this Agreement may constitute a breach of the Local 
Trust Committee’s Land Use Bylaw. 

 
3.5 Assignment 

 
The Owner acknowledges that the Local Trust Committee may delegate or assign the administration 
and management of this Agreement to a third party, and, in that event, any reference in this Agreement 
to the Local Trust Committee shall be interpreted as a reference to that party provided that the Local 
Trust Committee has so advised the Owner. 

 
3.6 Indemnity 

 
The Owner shall indemnify and save harmless the Local Trust Committee and each of its elected 
officials, officers, directors, employees, and agents from and against all claims, demands, actions, loss, 
damage, costs, and liabilities for which any of them may be liable by reason of any act or omission of 
the Owner or its officers, directors, employees, agents or contractors or any other person for whom 
the Owner is by law responsible in relation to this Agreement, unless resulting from the respective gross 
negligence or unlawful acts of the Local Trust Committee or its elected officials, officers, directors, 
employees, and agents.  
 
The Local Trust Committee shall indemnity and save harmless the Owner and each of its officers, 
directors, employees, agents or contractors or any other person for whom the Owner is by law 
responsible in relation to this Agreement, from and against all claims, demands, actions, loss, damage, 
costs and liabilities for which any of them may be liable by reason of any act or omission of the Local 
Trust Committee or its elected officials, officers, directors, employees, or agents, unless resulting from 
the respective gross negligence or unlawful acts of the Owner or its officers, directors, employees, 
agents or contractors or any other person for whom the Owner is by law responsible in relation to this 
Agreement.  
 
This clause will survive the termination of this Agreement. 

 
3.7 Release 

 
The Owner releases and forever discharges the Local Trust Committee and each of its elected officials, 
officers, directors, employees, and agents and each of their heirs, executors, administrators, personal 
representatives, successors and assigns from all claims, demands, damages, actions, or causes of action 
arising out of advice or direction respecting the ownership, lease, operation or management of the 
Lands or the Rental Housing Units which has been or at any time after the commencement of this 
Agreement may be given to the Owner by all or any of them, unless resulting from the respective gross 
negligence or unlawful acts of the Local Trust Committee or its elected officials, officers, directors, 
employees, and agents and each of their heirs, executors, administrators, personal representatives, 
successors and assigns.   
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The Local Trust Committee releases and forever discharges the Owner and each of its officers, directors, 
employees, agents and contractors, and any other person for whom the Owner is by law responsible in 
relation to this Agreement and each of their heirs, executors, administrators, personal representatives, 
successors and assigns from all claims, demands, damages, actions, or causes of action arising out of 
advice or direction respecting the ownership, lease, operation or management of the Lands or the 
Rental Housing Units which has been or at any time after the commencement of this Agreement may 
be given to the Local Trust Committee by all or any of them, unless resulting from the respective gross 
negligence or unlawful acts of the Owner or its officers, directors, employees, agents and contractors, 
and any other person for whom the Owner is by law responsible in relation to this Agreement and each 
of their heirs, executors, administrators, personal representatives, successors and assigns.   
 
This clause will survive the termination of this Agreement. 

 

3.8 Local Trust Committee Powers Unaffected  
 
This Agreement does not limit the discretion, rights, duties or powers of the Local Trust Committee 
under any enactment or the common law, impose on the Local Trust Committee any duty or obligation, 
affect or limit any enactment relating to the use of the Lands, or relieve the Owner from complying 
with any enactment. 

 
3.9 No Public Law Duty 

 
Wherever in this Agreement an act, determination, consent, approval or agreement of the Local Trust 
Committee is provided for, such act, determination, consent, approval or agreement may be done or 
made in accordance with the terms of this Agreement and no public law duty, whether arising from the 
principles of procedural fairness or the rules of natural justice shall have any application. 

 

3.10 No Waiver 
 
No condoning, excusing or overlooking by a party of any default under this Agreement of the other 
party, nor any consent, approval, or agreement whether written or otherwise shall be taken to operate 
as a waiver by the non-defaulting party of any subsequent default or of the necessity for further 
consent, approval or agreement in respect of a subsequent matter requiring it under this Agreement, 
or in any way to defeat or affect the rights or remedies of the non-defaulting party. 

 
3.11 Dispute Resolution 

 
Any matter in dispute between the parties under this Agreement, including any disputes as to whether 
a particular individual is eligible to occupy a Rental Housing Unit, must be referred to a single arbitrator 
if the parties can agree on one, and otherwise to three arbitrators, one to be appointed by each of the 
parties and the third by those two so appointed, and the matter must be resolved in accordance with 
the provisions of the Arbitration Act (British Columbia). 

 
3.12 Notice on Title 

 
The Owner acknowledges and agrees that this Agreement constitutes both a covenant under Section 
219 of the Land Title Act and a housing agreement under Section 483 of the Local Government Act, the 
Local Trust Committee is required to file a notice of housing agreement in the Land Title Office against 
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title to the Lands, and once such a notice is filed, this Agreement binds all persons who acquire an 
interest in the Lands as a housing agreement under Section 483 of the Local Government Act. 

 
3.13 Covenant Runs with the Land 

 
Every obligation and covenant of the Owner in this Agreement constitutes both a contractual obligation 
and a covenant granted by the Owner to the Local Trust Committee in accordance with section 219 of 
the Land Title Act in respect of the Lands and this Agreement burdens the Lands and runs with it and 
binds the Owner’s successors in title and binds every parcel into which it is consolidated or subdivided 
by any means, including, by subdivision or by strata plan. 

 
3.14 Limitation on Owner’s Obligations 

 
The Owner is only liable for breaches of this Agreement that occur while the Owner is the registered 
owner of the Lands. 
   

3.15 Amendment and Termination 
 
This Agreement may not be modified or amended except by bylaw of the Local Trust Committee, upon 
an agreement in writing between the Local Trust Committee and the Owner. 

 

3.16 Notices 

 

Any notice required to be given pursuant to this Agreement shall be in writing and shall be given to the 
Owner or the Local Trust Committee, as the case may be, at the address first above written, or to any 
other address of which either the Owner or the Local Trust Committee may advise the others in writing 
in accordance with this paragraph. Notice to the Local Trust Committee must be addressed to the 
Secretary of the Islands Trust. If given in person or by facsimile transmission, such notice will be deemed 
to be received when delivered and, if mailed, such notice will be deemed to be received only when 
actually received by the party to whom it is addressed. 

 
3.17 Enurement 

 
This Agreement is binding upon and enures to the benefit of the parties and their respective successors 
and permitted assigns. 

 
3.18 Remedies Cumulative 

 
The remedies specified in this Agreement are cumulative and are in addition to any remedies of the 
parties at law or in equity. No remedy shall be deemed to be exclusive, and a party may from time to 
time have recourse to one or more or all of the available remedies specified herein or at law or in equity. 

 

3.19 Severability 
 
If any term or provision of this Agreement, or its application to any person or circumstance shall to any 
extent be found to be invalid and unenforceable, the remainder of this Agreement, or the application 
of such term or provision to persons or circumstances other than those as to which it is invalid or 
unenforceable, shall not be affected, and each term and provision of this Agreement shall be valid and 
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shall be enforced to the extent permitted by law. 
 

3.20 Joint and Several 
 
In the case of more than one Owner, the grants, covenants, conditions, provisions, agreements, rights, 
powers, privileges and liabilities of the Owner shall be construed and held to be several as well as joint. 

 
3.21 Further Acts 

 
The parties will do everything reasonably necessary to give effect to the intent of this Agreement, 
including execution of further instruments. 

 
3.22 Governing Law 

 
This Agreement shall be governed by and construed in accordance with the laws of the province of 
British Columbia. 

 

3.23 Joint Venture 
 
Nothing in this Agreement shall constitute the Owner as an agent, joint venture or partner of the Local 
Trust Committee or give the Owner any authority or power to bind the Local Trust Committee in any 
way. 

 
3.24 Time of Essence 

 
Time is of the essence in this Agreement. 

 
3.25 Further Assurances 

 
The parties shall execute and do all such further deeds, acts, things and assurances as they reasonably 
require to carry out the intent of this Agreement. 

 

3.26 Priority 
 
The Owner agrees to do everything necessary at the Owner’s expense to ensure that this Agreement is 
registered against title to the Lands with priority over all financial charges, liens and encumbrances 
registered or pending at the time of application for registration of this Agreement. 

 

3.27 Deed and Contract 

 

By executing and delivering this Agreement each of the parties intends to create both a contract and a 
deed executed and delivered under seal. 

 
 

As evidence of their agreement to be bound by the above terms, the parties each have executed and 
delivered this Agreement under seal by executing Part 1 of the Land Title Act Form C to which this 
Agreement is attached and which forms part of this Agreement. 
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I, ___________________________, of __________ 

 
 
 
 
 

 
______________________________, do solemnly 

SCHEDULE “A” 
 

OWNER STATUTORY 
DECLARATION 

 

CANADA 
 

PROVINCE OF BRITISH COLUMBIA 

IN THE MATTER OF A HOUSING AGREEMENT 

WITH THE Mayne Island ISLAND LOCAL 

TRUST COMMITTEE (“Housing Agreement”) 

 
 
 
 

declare that: 
 

1. I am the  [director, officer, employee] of the Owner of the land known as 
 _______________________, Mayne Island, legally described as 
Parcel Identifier: ____ 
Legal Description: ______________________________________________________________ 
(the “Lands”) 

 
2. I make this declaration to the best of my personal knowledge. 

 
3. This declaration is made pursuant to the Housing Agreement registered against the Lands. 

 
4. For the period from to  , the Rental Housing Units 

were used only by Qualified Renters (as defined in the Housing Agreement). 
 

5. At no time during the last year were any of the Rental Housing Units used as a short-term 
vacation rental. 

 
6. The rental payments charged for the Rental Housing Units were in compliance with the 

Housing Agreement. 
 

7. No subletting of the Lands has been permitted. 
 

8. I acknowledge and agree to comply with all of the Owner’s obligations under the Housing 
Agreement, and other charges registered against the Lands and confirm that the Owner has 
complied with all of its obligations under these Agreements. 

 
9. I make this solemn declaration conscientiously believing it to be true and knowing that it is of 

the same force and effect as if made under oath and pursuant to the Canada Evidence Act. 
 

DECLARED BEFORE ME at  , British Columbia, this day of  . 
 
 

 

A Commissioner for taking Affidavits Signature of person making declaration 
in British Columbia 
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SCHEDULE “B” 
 

 

Eligibility Criteria for Tenancy 

 

A Qualified Renter means a person aged 19 years or older who meets the financial and other requirements 
of the Housing Agreement (the “Agreement”) and fits into at least one of the following categories, subject 
to the Operating Agreement, and which are not listed in any particular priority order: 

 

1) Residents of Mayne Island; 

2) Indigenous peoples with rights and responsibilities in and around what is known as Mayne 
Island, or, is considered by members of these First Nation communities to be part of the First 
Nation community. 

 

Except that where there are no persons meeting the categories specified in clause 1 or 2 above, who make 
an application to rent an available unit and the lack of applications from the categories specified above 
would result in a unit being vacant for more than one month, then a Qualified Renter may be a person 
aged 19 years or older who meets the financial and other requirements of the Agreement and fits into at 
least one of the following categories, which are not listed in any particular priority order: 

 

a. Previous resident of Mayne Island who has lived away from the island for a maximum of three 
consecutive years; or 

b. Non-resident who is hired to begin at least half-time work (20 hours per week) on Mayne 
Island; or  

c. Person with immediate family already living on Mayne Island. For greater clarity, immediate 
family means an individual to whom the person is related by blood, or by marriage, or 
common-law relationship, or by adoption. 

 

Except that where there are no persons meeting the categories specified in clause 1 or 2, nor a, b, or c 
above, who make an application to rent an available unit and the lack of applications from the categories 
specified above would result in a unit being vacant for more than one month, then a Qualified Renter may 
be any person permitted by the Operating Agreement who meets the financial and other requirements of 
the Agreement.  
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  Mayne Island Housing Society 
274 Mariners Way 

Mayne Island, BC 
V0N 2J2 

  mihousingsociety@gmail.com 
 

 
May 6, 2022 
 
To:  Chair Dan Rogers, Trustees Jeanine Dodds and David Maude 
Cc:  Planner Narissa Chadwick 
 
Dear Trustees Rogers, Dodds and Maude,  
 
The Mayne Island Housing Society (MIHS) is writing to you today about our proposed affordable housing 
project on Mayne Island (the Project). Our Project has been championed by local resident Dr. Sean 
McHugh, who has agreed to donate a portion of his land to see this Project come to fruition. The Project 
is based upon a rezoning and subdivision that would split Dr. McHugh’s property into three lots, with Lot 
1 and 2 to be retained by Dr. McHugh, and Lot 3 to be transferred to the MIHS for affordable housing. 
 
As you are all aware, in the Fall of 2021, there was a change of circumstances that led to appointment of 
attorneys to act on behalf of Dr. McHugh. This difficult and sad situation led to an abeyance of the 
application before the Local Trust Committee (LTC) during the Winter months. During that abeyance, the 
MIHS was fortunate to work with the attorneys to provide a history of the Project, the status of the 
application before the LTC, and to confirm their intention to have the MIHS continue to represent Dr. 
McHugh in the proceedings and to carry out Dr. McHugh’s wishes to donate land for the Project. 
 
The attorneys have advised the MIHS that they are comfortable with how the Project and application 
have developed, including with respect to the proposed Lot 2 building zone restrictions, the inclusion of 
the ecological protection zones, and the restricted access to proposed Lot 2 by way of the existing 
driveway on Lot 1. The attorneys have made one request and asked that the MIHS bring their request to 
you for consideration. In particular, the attorneys seek a reasonable time limit on the building restriction 
on Lot 2. The building restriction currently states that the owner of Lot 2 may not start construction of any 
building or structure on Lot 2, until the owner of Lot 3 has completed the construction of, and received an 
occupancy permit, for the affordable housing on Lot 3 (the “Lot 2 Building Restriction”).  
 
Upon a successful rezoning and subdivision, it will certainly be MIHS’ priority to move this Project to 
occupancy as soon as practicable, but MIHS, and indeed no society, can guarantee a timeline for 
development and construction of the Project, which means that Lot 2 is left in limbo. The attorneys 
propose that this Lot 2 Building Restriction should expire 5 years after the date of subdivision. The MIHS is 
bringing their request to you as a reasonable compromise in considering the burden of care and 
uncertainty facing Dr. McHugh and his family. 
 
Dr. McHugh’s generous donation of land for the Project represents a significant contribution to the 
Mayne Island community. Without a secured parcel of land with appropriate zoning, it is impossible to 
proceed with an affordable housing Project. And we must stress that the need for affordable housing on 
Mayne Island is both urgent and critical, as underlined by the Islands Trust Council’s declaration of a 
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Housing Crisis (Motion: TC-2021-127, December 2, 2021.)  This donation will facilitate the creation of a 
community amenity to provide affordable housing, and this community amenity will be guaranteed in 
perpetuity by the rezoning, regardless of when construction occurs. 
 
The MIHS respects the position taken by the Trustees to prioritize construction and development on Lot 3. 
Your position that the land donor should not receive a benefit on Lot 2, before the community reaps the 
benefit of the affordable housing on Lot 3, is understandable. However, it also creates significant 
uncertainty for the owner of Lot 2.  The creation of Lot 2 is certainly a benefit to Dr. McHugh, but it is a 
benefit anticipated and permitted by the Mayne Island OCP when a property owner offers to provide a 
voluntary community amenity. An indefinite hold on the development of Lot 2 turns a benefit to the land 
donor into a complicated restriction on title for Lot 2 – in other words, a liability. 
 
We request that the Trustees consider the attorneys’ request for a reasonable time-limit on the Lot 2 
Building Restriction. MIHS believes that denial of this request would be a disservice to this family and 
their generosity to the Mayne Island community, and may risk the entire application and Project. 
 
The MIHS has made significant efforts to move this Project forward, with the support of pre-development 
funding from a variety of government and corporate sources, including:  the Capital Regional District 
(CRD), Canada Mortgage and Housing Corporation (CMHC);  the Federation of Canadian Municipalities 
(FCM), and Vancity Credit Union.  Further, as a member of the SGI Housing Coalition, we have been 
funded to develop a solution to mitigate the barriers to developing affordable housing on the Southern 
Gulf Islands. To continue to move the Project forward, MIHS will apply for capital funding from CMHC and 
FCM once the zoning and subdivision approvals are in place.  Other funding sources, such as the BC 
Housing Community Housing Fund, become available on an intermittent basis and while MIHS has not yet 
applied for BC Housing funding, we intend to do so.  
 
Although the MIHS has been successful in obtaining funds during the pre-development stage, the 
unpredictable timing of funding opportunities, and the pending rezoning and subsequent subdivision 
approval processes create uncertainly for the Project. The best prospect for MIHS to improve access to 
funding for the Project is to obtain the rezoning, subdivision and transfer of the property to MIHS, thus 
achieving Dr. McHugh’s vision of donating Lot 3 to the MIHS for affordable housing. An indefinite Lot 2 
Building Restriction turns a benefit to Dr. McHugh into a liability, and imperils the donation and his vision. 
We hope that you will carefully consider the proposal put forward by the attorneys to mitigate this 
liability in a way that still prioritizes the community amenity on Lot 3. The attorneys’ have offered to assist 
with the application before the LTC, and may be available for discussion with the Trustees if that will be 
helpful to this process.  
 
Thank you for your consideration of this request.  
 
Yours truly, 
 
Deborah Goldman, Pres.  
Submitted On behalf Mayne Island Housing Society 
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MAYNE ISLAND LOCAL TRUST COMMITTEE 
 

BYLAW NO. XXX 
 

**************************************************************************************************** 
A Bylaw to Authorize a Housing Agreement 

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

 
AND WHEREAS Section 483 of the Local Government Act and Section 29 of the Islands Trust 
Act permit the Local Trust Committee to enter into a housing agreement; 

 
AND WHEREAS the Mayne Island Local Trust Committee wishes to enter into a Housing 
Agreement; 

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

 
1. This Bylaw may be cited for all purposes as “Mayne Island Housing Agreement 

Bylaw No. XXX, year”. 

 
2. Any one Trustee of the Mayne Island Local Trust Committee are authorized to 

execute an agreement in the form attached to this Bylaw with [owner] 
 

READ A FIRST TIME this X 

READ A SECOND TIME this X 

READ A THIRD TIME this X 

day of month, year 
 

day of month, year 
 
day of month, year 

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST this 
 

X  

 

ADOPTED this  X  

day of month, year 

 
day of month, year 

 
 
 
 
 
 
 
 
 

SECRETARY  CHAIRPERSON 

ATTACHMENT 7 
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LAND TITLE ACT 
TERMS OF INSTRUMENT – PART 2 

 

 
 

Housing Agreement and Section 219 Covenant 
 

THIS AGREEMENT DATED FOR REFERENCE THE  DAY OF, 20___, IS BETWEEN: 

MAYNE ISLAND HOUSING SOCIETY, a society incorporated under the laws of the province of 
British Columbia under S0069211 and having its office at 518 Dalton Drive, Mayne Island BC, V0N 
2J2 

 

(the “Owner”); 
 

AND: 
 

MAYNE ISLAND LOCAL TRUST COMMITTEE, a corporation under the Islands Trust Act, 
having an office at 2nd Floor, 1627 Fort Street, Victoria, B.C., V8R 1H8 

 

 

(the “Local Trust Committee”)  

WHEREAS: 

A. The registered owner of the Property situated on Mayne Island, British Columbia, and legally 
described as: 
 

PID: 002-552-256 
 
Lot B Plan VIP 27091 Section 7, Land District 16, Portion Mayne Island 
 
(the “Property”) 

 
agreed to rezone and subdivide the Property to permit the transfer of a portion of the Property to 
the Owner following rezoning and subdivision for the development and construction of affordable 
multi-family rental housing; 

 
B. The Property has been rezoned by the Local Trust Committee, with permission of the registered 

owner by means of Mayne Island Land Use Bylaw No. 146, 2008 Amendment No. 1, 2021, to permit 
the development of affordable multi-family rental housing (the “Rezoning”); 
 

C. The Property has been subdivided, with permission of the registered owner, to permit the creation 
and transfer of the Lands to the Owner for the development and construction of affordable multi-
family rental housing (the “Subdivision”); 

 
D. The Lands have been transferred to the Owner for the development and construction of affordable 

multi-family rental housing;   
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E. The Owner is the registered owner of the Lands situated on Mayne Island, British Columbia, and 
legally described as:  
 

PID: [NTD – insert legal description of Lot 3 following subdivision] 
 
Mayne Island 
 
(the “Lands”); 

 
F. The Owner intends to rent units on the Lands, by way of rental agreement, to Qualified Renters at 

affordable rates; 

 
G. The Local Trust Committee may pursuant to Section 29 of the Islands Trust Act and Section 483 of the 

Local Government Act, enter into an agreement with an owner of land that includes terms and 
conditions regarding the occupancy, tenure and availability to Qualified Renters of dwelling units 
located on those lands; 

 
H. Section 219 of the Land Title Act permits the registration of a covenant of a negative or positive 

nature in favour of the Local Trust Committee in respect of the use of land or construction on land; 
 

I. The Owner and the Local Trust Committee wish to enter into this Agreement to provide rental 
housing on the Lands on the terms and conditions of this Agreement to have effect as both a 
covenant under section 219 of the Land Title Act and a housing agreement under section 483 of the 
Local Government Act; and 

 
J. The Local Trust Committee has, by bylaw, authorized the execution of this Agreement and the Owner 

has duly authorized the execution of this Agreement. 
 

THIS AGREEMENT is evidence that in consideration of $1.00 paid by the Local Trust Committee to the Owner 
(the receipt of which is acknowledged by the Owner), and in consideration of the promises exchanged 
below, the Local Trust Committee and the Owner agree, as covenants granted by the Owner to the Local 
Trust Committee under Section 219 of the Land Title Act, and as a housing agreement between the Owner 
and the Local Trust Committee under Section 483 of the Local Government Act, as follows: 

 

Article 1: Definitions and Interpretation 
1.1 Definitions – In this Agreement: 

 
“Affordable 
Housing Funder” 

means an entity with a mandate to create and promote affordable housing, 
such as BC Housing or CMHC, that provides a grant or preferential rate loan to 
support the development of Rental Housing Units on the Lands. 

“Annual Household 
Income” 

means the combined gross income of all adult members of a Household, as 
shown on line 150 of the preceding year’s T1 General Income Tax and Benefit 
return. 

“BC Housing” means the British Columbia Housing Management Commission or BC 
Housings’ successor in function.  
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“Business Days” means Monday to Friday inclusive except for those excluded days declared by 
lawful authority as holidays. 

“Building” or 
“Buildings” 

Means any building located or constructed on the Lands containing a Rental 
Unit   

"Census Profile” means the most recently available census profile published by Statistics 
Canada for the Southern Gulf Islands, regional district electoral area census 
subdivision or, in the event that Southern Gulf Islands, regional district 
electoral area census subdivision is amended, eliminated or replaced, a 
successor census subdivision which includes Mayne Island; 

“CMHC” means Canada Mortgage and Housing Corporation or its successors in 
function. 

“CPI” means the All-items Consumer Price Index for British Columbia as calculated 
by Statistics Canada, or its successor in function. 

“Dwelling Unit” means a dwelling unit as defined in the Mayne Island Land Use Bylaw 146, 
2008.  

“Household” means one or more individuals occupying the same Dwelling Unit. 

“Income of Couples 
with Children” 

means the median total income of couple economic families with children as 
determined by Statistics Canada in the Census Profile, provided that this 
median total income is increased by the CPI for every calendar year since the 
Census Profile has been updated by Statistics Canada. 

“Income of Couples 
without Children” 

means the median total income of couple economic families without children 
or other relatives as determined by Statistics Canada in the Census Profile, 
provided that this median total income is increased by the CPI for every 
calendar year since the Census Profile has been updated by Statistics Canada. 

“Income of Lone-
Parent Families” 

means the median total income of lone-parent economic families as 
determined by Statistics Canada in the Census Profile, provided that this 
median total income is increased by the CPI for every calendar year since the 
Census Profile has been updated by Statistics Canada. 

“Income of One-
Person 
Households” 

means the median total income of one-person households as determined by 
Statistics Canada in the Census Profile, provided that this median total income 
is increased by the CPI for every calendar year since the Census Profile has 
been updated by Statistics Canada.  

“Lands” has the meaning ascribed in Recital E. 

“Low and 
Moderate Income 
Limits” 

means, as determined by BC Housing from time to time, 

a) for residential units with less than two (2) bedrooms, an Annual 
Household Income that does not exceed the median income for 
couples without children in British Columbia, as an example, for 
2022 this figure is $77,430; and 
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b) for residential units with two (2) or more bedrooms, an Annual 
Household Income that does not exceed the median income for 
families with children in British Columbia, and as an example, for 
2022 this figure is $120,990. 

“Operating 
Agreement” 

means an agreement that sets out the amount, duration, and conditions of 
the subsidy provided by the provincial and/or federal governments, or an 
Affordable Housing Funder for the construction and/or operation of Rental 
Housing Units. 

“Owner” means the registered owner of the Lands. 
 

“Permitted 
Housing Operator” 

means the Mayne Island Housing Society, BC Housing, CMHC, a housing 
society, a non-profit housing corporation, or other entity approved by the 
Local Trust Committee in writing. 

“Property” has the meaning ascribed in Recital A. 

“Qualified Renter” means a person who meets the eligibility criteria for tenancy as set out in 
Schedule B and who meets the occupancy criteria set out in Section 2.3 of this 
Agreement and the Operating Agreement, if any. 

“Rental Housing 
Unit” 

means a Dwelling Unit on the Lands in respect of which the construction, 
tenure, rent, and occupancy are restricted in accordance with this Agreement. 

“Residential 
Tenancy Act” 

means the Residential Tenancy Act (British Columbia). 

 

“Rezoning” has the meaning ascribed in Recital B. 

“Statistics Canada” means the national statistics office or Statistics Canada’s successor in 
function. 

“Subdivide” means to divide, apportion, consolidate or subdivide the Lands or any 
Building on the Lands, or the ownership or right to possession or occupation 
of the Lands or any Building on the Lands, into two or more lots, strata lots, 
parcels, parts, portions or shares, whether by plan, descriptive words or 
otherwise, under the Land Title Act, the Strata Property Act (British 
Columbia), or otherwise, and includes the creation, conversion, organization 
or development of “cooperative interests” or a “shared interest in land” as 
defined in the Real Estate Development Marketing Act (British Columbia). 

“Tenancy 
Agreement” 

means a written tenancy agreement as defined in, and subject to, the 
Residential Tenancy Act. 

“Tenant Default” has the meaning ascribed in section 2.3(d)(v). 

 
1.2 Interpretation –  

 

Reference in this Agreement to: 
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a) A “party” is a reference to a party in this Agreement; 

 

b) A particular numbered “article” or “section” or to a particular lettered “schedule” is a reference 
to the corresponding numbered or lettered article, section, or schedule of this Agreement; 

 

c) An “enactment” is a reference to an enactment as defined in the Interpretation Act and is a 
reference to any revision, amendment or re-enactment of, or replacement for, that enactment;  

 

d) Wherever the singular or gendered language is used in this Agreement, it shall be deemed to 
include the plural or all genders, or the body politic or corporate, where the context or the 
parties so require; and 

 

e) The Local Trust Committee includes a reference to its successors in function, including a 
municipality. 

 

1.3 Headings 

 

The division of this Agreement into articles, sections and schedules is for convenience of reference 
only and does not affect its interpretation. The article and section headings used in this Agreement are 
for convenience of reference only and do not affect the interpretation of this Agreement. 

 

1.4 Entire Agreement 

 

This is the entire agreement among the parties concerning its subject and may be amended only in 
accordance with section 3.15. 

 

Article 2 – Rental Housing 

 
2.1 Agreement over the Lands 

 Pursuant to section 219 of the Land Title Act and section 483 of the Local Government Act, 
the Owner covenants and agrees that: 

a) The Lands will not be developed, and no new Building or structure will be constructed on the 
Lands unless the Owner constructs Rental Housing Units in accordance with this Agreement, 
any development permit or rezoning issued by the Local Trust Committee, and any Building 
permit issued by the Capital Regional District.  

b) Neither the Lands nor any Building thereon may be Subdivided without prior approval of the 
Local Trust Committee. 

c) It will maintain the Rental Housing Units in a satisfactory state of repair and fit for habitation 
and will comply with this Agreement and all laws, including health and safety standards 
applicable to the Lands. 

d) If a Building is demolished or is otherwise replaced, this Agreement shall continue to apply to 
the Lands and the construction on the Lands shall be subject to the requirements of this 
Agreement. 

Commented [NC12]: Additional detail added 

Commented [NC13]: # of rental units removed 

Commented [NC14]: Highlighted part added 

116



 

2.2 Minimum Construction Requirements 

 
a) All the Rental Housing Units will be designed and constructed to the same standard in terms of 

layout, skill, and materials. 

b) Rental Housing Units will consist of a mix of one-bedroom, two-bedroom and at least one 
three-bedroom units.  

2.3 Occupancy of Rental Housing Units  
 
The Owner covenants and agrees that Rental Housing Units will only be occupied when all of the 
following criteria are met: 

 
a) the Household’s Annual Household Income does not exceed the Low and Moderate Income 

Limits for the specified unit type at the time of application and initial occupancy;  

b) the Household is composed of at least one Qualified Renter; 
 
c) the Qualified Renter will occupy the Rental Housing Unit as its permanent, principal, and sole 

residence; 
 
d) the Qualified Renter has signed a Tenancy Agreement with the Owner, and the Tenancy 

Agreement includes; 

i. a clause prohibiting subletting for short-term vacation rentals and in all other 
circumstances prohibiting subletting without obtaining prior Owner consent in 
accordance with section 2.6; 

ii. notice of the existence of this Agreement and the occupancy restrictions 
applicable to the Rental Housing Unit, and notice that the Owner will provide to 
each Qualified Renter upon their request, a copy of this Agreement; 

iii. a clause requiring the Qualified Renter to comply with the use and occupancy 
restrictions contained in this Agreement; 

iv. a clause confirming that a breach by the Qualified Renter of any of the provisions 
set out in 2.3(f)(i) or 2.3(f)(iii) (each of which constitutes a “Tenancy Default”) will 
entitle the Owner to end the tenancy for cause, in accordance with the Residential 
Tenancy Act, as a failure to comply with a material term. 

 
2.4 Management of Rental Housing Units 

 
The Owner covenants and agrees that: 
 
a) Rent for 1-bedroom Rental Housing Units in a calendar year will on average be at or below 30% 

of the average of: 
 
a. Income of One-Person Households; and 
b. Income of Couples without Children. 

 
b) Rent for 2 and 3-bedroom Rental Housing Units in a calendar year will on average be at or below 

30% of the average of: 

Commented [NC15]: Section changed to reflect revised 
references to eligible tenants 
 
Clause referring to sharing of Tenancy Agreements with LTC upon 
request has been removed 

Commented [NC16]: New section to identify rental structure  

117



 

 
a. Income of Couples with Children; and 
b. Income of Lone-Parent Families. 

 
c) It will not require any Qualified Renter under a Tenancy Agreement to pay any extra charges or 

fees for use of any common area or amenity, or for sanitary sewer, storm sewer, water utilities, 
property taxes and similar services. For clarity, this limitation does not apply to parking, 
cablevision, telecommunications, laundry, cleaning fee for private events, or gas or electricity 
utility fees or charges. 

 
 

2.5 Policies/Rules and Regulations/Administration by Owner 
 
The Owner is authorized to make and administer rules, regulations and policies necessary to fully 
implement and achieve the policy goals set out in this Agreement. Such rules, regulations and policies 
may include, but are not limited to, the following: 
 
a) Establishing and maintaining a waiting list of potential Qualified Renters; and 

 
b) Establishing, administering and enforcing a rental policy applicable to the terms of this 

Agreement and in accordance with the Residential Tenancy Act. 

 
2.6 No Sublease of Rental Housing Unit Unless Requirements Met  

The Owner will not consent to the sublease of a Tenancy Agreement, except in accordance with this 
Agreement, the Residential Tenancy Act, and the Owner’s rules, regulations and policies. For greater 
clarity, the Owner will not consent to a sublease for the purposes of a short-term vacation rental, and 
the Owner will not otherwise consent to a sublease unless the sublessee meets the requirements set 
out in section 2.3. 

2.7 Monitoring and Reporting to the Local Trust Committee 

 
The Owner must deliver to the Local Trust Committee once each year on or before July 1, a completed 
statutory declaration, substantially in the form attached as Schedule “A”, sworn by the Owner. 
Additionally, the Local Trust Committee may request this statutory declaration up to one additional 
time in any calendar year, and the Owner must complete and supply the completed statutory 
declaration within 10 Business Days of receiving a request from the Local Trust Committee. The Owner 
irrevocably authorizes the Local Trust Committee to make reasonable inquiries it considers necessary 
in order to confirm compliance with this Agreement. 
 

2.8 Owner May Request Revision of Terms  

 
The Owner may request that the Local Trust Committee modify the terms of this Agreement, aside 
from section 2.1 and 2.2, in order to meet requirements imposed by an entity that has conditionally 
agreed to provide the funding to the Owner to construct the Rental Housing Units or operate the 
Rental Housing Units, or to do both, so that the terms of this Agreement do not conflict with such 
requirements.  
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2.9 Operating Agreement Prevails 
 

Notwithstanding section 2.8, the provisions in section 2.3 and 2.4 apply except if the Rental Housing 
Units are subject to an Operating Agreement which conflicts with all or any of them, in which case the 
Operating Agreement prevails to the extent of the conflict only. 
 
Prior to execution of an Operating Agreement that the Owner expects to conflict with the provisions 
in section 2.3 and 2.4 of this Agreement, the Owner shall provide the draft Operating Agreement to 
the Local Trust Committee. The Local Trust Committee may request that Affordable Housing Funder 
modify the terms of the Operating Agreement so that its terms do not conflict with section 2.3 and 2.4 
of this Agreement.  
 

 
 

Article 3 – General Terms 
 
3.1 Management  

 
The Owner covenants and agrees that: 

 
a) it will furnish, or cause a Permitted Housing Operator to furnish, good and efficient management 

of the Lands and the Rental Housing Units on the Lands; 
 
b) if and when the Local Trust Committee has reasonable grounds to believe that a continuing 

breach of this Agreement exists, it will permit the Local Trust Committee to inspect the Lands 
and any Buildings at any reasonable time with reasonable notice, subject to the notice provisions 
of the Residential Tenancy Act; and 

 
c) the Owner will, or if the Owner is not the Permitted Housing Operator, the Owner will cause the 

Permitted Housing Operator to, administer, manage and operate the Rental Housing Units in 
accordance with all of the restrictions and requirements of this Agreement, and the Owner’s 
obligations under this Agreement. For clarity, the Owner’s engagement of a Permitted Housing 
Operator pursuant to this Agreement will not relieve the Owner from any of the Owner’s 
obligations under this Agreement or any of the restrictions or requirements of this Agreement. 

 
3.2 Order to Comply 

 
If the Owner is in default of the performance or observance of this Agreement, the Local Trust 
Committee may give the Owner a notice of default requiring the Owner to comply with this Agreement 
within the reasonable time stated in the notice. The Owner agrees that any breach or default in the 
performance of this Agreement on its part must be corrected, to the satisfaction of the Local Trust 
Committee, within the time stated on the notice of default provided to the Owner by the Local Trust 
Committee. 
 

3.3 Society Standing 
 
If the Owner is a society, the Owner must maintain its standing as a society under the Society Act and 
must not amend its Constitution in any manner that would prevent, or adversely affect, the ability of 
the Society to perform its obligations under this Agreement. 

Commented [NC21]: Provisions related to demolition have 
been removed 

Commented [NC22]: Section 3.3 Discharge has been removed 
in light of proposal to connect Housing Agreement to covenant. 

119



 

 
3.4 Specific Performance of Agreement 

 
The Owner agrees that the Local Trust Committee is entitled to obtain an order for specific performance 
of this Agreement and a prohibitory or mandatory injunction in respect of any breach by the Owner of 
this Agreement, in view of the public interest in restricting the occupancy of the Rental Housing Units. 
The Owner further acknowledges that a breach of this Agreement may constitute a breach of the Local 
Trust Committee’s Land Use Bylaw. 

 
3.5 Assignment 

 
The Owner acknowledges that the Local Trust Committee may delegate or assign the administration 
and management of this Agreement to a third party, and, in that event, any reference in this Agreement 
to the Local Trust Committee shall be interpreted as a reference to that party provided that the Local 
Trust Committee has so advised the Owner. 

 
3.6 Indemnity 

 
The Owner shall indemnify and save harmless the Local Trust Committee and each of its elected 
officials, officers, directors, employees, and agents from and against all claims, demands, actions, loss, 
damage, costs, and liabilities for which any of them may be liable by reason of any act or omission of 
the Owner or its officers, directors, employees, agents or contractors or any other person for whom 
the Owner is by law responsible in relation to this Agreement, unless resulting from the respective gross 
negligence or unlawful acts of the Local Trust Committee or its elected officials, officers, directors, 
employees, and agents.  
 
The Local Trust Committee shall indemnity and save harmless the Owner and each of its officers, 
directors, employees, agents or contractors or any other person for whom the Owner is by law 
responsible in relation to this Agreement, from and against all claims, demands, actions, loss, damage, 
costs and liabilities for which any of them may be liable by reason of any act or omission of the Local 
Trust Committee or its elected officials, officers, directors, employees, or agents, unless resulting from 
the respective gross negligence or unlawful acts of the Owner or its officers, directors, employees, 
agents or contractors or any other person for whom the Owner is by law responsible in relation to this 
Agreement.  
 
This clause will survive the termination of this Agreement. 

 
3.7 Release 

 
The Owner releases and forever discharges the Local Trust Committee and each of its elected officials, 
officers, directors, employees, and agents and each of their heirs, executors, administrators, personal 
representatives, successors and assigns from all claims, demands, damages, actions, or causes of action 
arising out of advice or direction respecting the ownership, lease, operation or management of the 
Lands or the Rental Housing Units which has been or at any time after the commencement of this 
Agreement may be given to the Owner by all or any of them, unless resulting from the respective gross 
negligence or unlawful acts of the Local Trust Committee or its elected officials, officers, directors, 
employees, and agents and each of their heirs, executors, administrators, personal representatives, 
successors and assigns.   
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The Local Trust Committee releases and forever discharges the Owner and each of its officers, directors, 
employees, agents and contractors, and any other person for whom the Owner is by law responsible in 
relation to this Agreement and each of their heirs, executors, administrators, personal representatives, 
successors and assigns from all claims, demands, damages, actions, or causes of action arising out of 
advice or direction respecting the ownership, lease, operation or management of the Lands or the 
Rental Housing Units which has been or at any time after the commencement of this Agreement may 
be given to the Local Trust Committee by all or any of them, unless resulting from the respective gross 
negligence or unlawful acts of the Owner or its officers, directors, employees, agents and contractors, 
and any other person for whom the Owner is by law responsible in relation to this Agreement and each 
of their heirs, executors, administrators, personal representatives, successors and assigns.   
 
This clause will survive the termination of this Agreement. 

 

3.8 Local Trust Committee Powers Unaffected  
 
This Agreement does not limit the discretion, rights, duties or powers of the Local Trust Committee 
under any enactment or the common law, impose on the Local Trust Committee any duty or obligation, 
affect or limit any enactment relating to the use of the Lands, or relieve the Owner from complying 
with any enactment. 

 
3.9 No Public Law Duty 

 
Wherever in this Agreement an act, determination, consent, approval or agreement of the Local Trust 
Committee is provided for, such act, determination, consent, approval or agreement may be done or 
made in accordance with the terms of this Agreement and no public law duty, whether arising from the 
principles of procedural fairness or the rules of natural justice shall have any application. 

 

3.10 No Waiver 
 
No condoning, excusing or overlooking by a party of any default under this Agreement of the other 
party, nor any consent, approval, or agreement whether written or otherwise shall be taken to operate 
as a waiver by the non-defaulting party of any subsequent default or of the necessity for further 
consent, approval or agreement in respect of a subsequent matter requiring it under this Agreement, 
or in any way to defeat or affect the rights or remedies of the non-defaulting party. 

 
3.11 Dispute Resolution 

 
Any matter in dispute between the parties under this Agreement, including any disputes as to whether 
a particular individual is eligible to occupy a Rental Housing Unit, must be referred to a single arbitrator 
if the parties can agree on one, and otherwise to three arbitrators, one to be appointed by each of the 
parties and the third by those two so appointed, and the matter must be resolved in accordance with 
the provisions of the Arbitration Act (British Columbia). 

 
3.12 Notice on Title 

 
The Owner acknowledges and agrees that this Agreement constitutes both a covenant under Section 
219 of the Land Title Act and a housing agreement under Section 483 of the Local Government Act, the 
Local Trust Committee is required to file a notice of housing agreement in the Land Title Office against 
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title to the Lands, and once such a notice is filed, this Agreement binds all persons who acquire an 
interest in the Lands as a housing agreement under Section 483 of the Local Government Act. 

 
3.13 Covenant Runs with the Land 

 
Every obligation and covenant of the Owner in this Agreement constitutes both a contractual obligation 
and a covenant granted by the Owner to the Local Trust Committee in accordance with section 219 of 
the Land Title Act in respect of the Lands and this Agreement burdens the Lands and runs with it and 
binds the Owner’s successors in title and binds every parcel into which it is consolidated or subdivided 
by any means, including, by subdivision or by strata plan. 

 
3.14 Limitation on Owner’s Obligations 

 
The Owner is only liable for breaches of this Agreement that occur while the Owner is the registered 
owner of the Lands. 
   

3.15 Amendment and Termination 
 
This Agreement may not be modified or amended except by bylaw of the Local Trust Committee, upon 
an agreement in writing between the Local Trust Committee and the Owner. 

 

3.16 Notices 

 

Any notice required to be given pursuant to this Agreement shall be in writing and shall be given to the 
Owner or the Local Trust Committee, as the case may be, at the address first above written, or to any 
other address of which either the Owner or the Local Trust Committee may advise the others in writing 
in accordance with this paragraph. Notice to the Local Trust Committee must be addressed to the 
Secretary of the Islands Trust. If given in person or by facsimile transmission, such notice will be deemed 
to be received when delivered and, if mailed, such notice will be deemed to be received only when 
actually received by the party to whom it is addressed. 

 
3.17 Enurement 

 
This Agreement is binding upon and enures to the benefit of the parties and their respective successors 
and permitted assigns. 

 
3.18 Remedies Cumulative 

 
The remedies specified in this Agreement are cumulative and are in addition to any remedies of the 
parties at law or in equity. No remedy shall be deemed to be exclusive, and a party may from time to 
time have recourse to one or more or all of the available remedies specified herein or at law or in equity. 

 

3.19 Severability 
 
If any term or provision of this Agreement, or its application to any person or circumstance shall to any 
extent be found to be invalid and unenforceable, the remainder of this Agreement, or the application 
of such term or provision to persons or circumstances other than those as to which it is invalid or 
unenforceable, shall not be affected, and each term and provision of this Agreement shall be valid and 
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shall be enforced to the extent permitted by law. 
 

3.20 Joint and Several 
 
In the case of more than one Owner, the grants, covenants, conditions, provisions, agreements, rights, 
powers, privileges and liabilities of the Owner shall be construed and held to be several as well as joint. 

 
3.21 Further Acts 

 
The parties will do everything reasonably necessary to give effect to the intent of this Agreement, 
including execution of further instruments. 

 
3.22 Governing Law 

 
This Agreement shall be governed by and construed in accordance with the laws of the province of 
British Columbia. 

 

3.23 Joint Venture 
 
Nothing in this Agreement shall constitute the Owner as an agent, joint venture or partner of the Local 
Trust Committee or give the Owner any authority or power to bind the Local Trust Committee in any 
way. 

 
3.24 Time of Essence 

 
Time is of the essence in this Agreement. 

 
3.25 Further Assurances 

 
The parties shall execute and do all such further deeds, acts, things and assurances as they reasonably 
require to carry out the intent of this Agreement. 

 

3.26 Priority 
 
The Owner agrees to do everything necessary at the Owner’s expense to ensure that this Agreement is 
registered against title to the Lands with priority over all financial charges, liens and encumbrances 
registered or pending at the time of application for registration of this Agreement. 

 

3.27 Deed and Contract 

 

By executing and delivering this Agreement each of the parties intends to create both a contract and a 
deed executed and delivered under seal. 

 
 

As evidence of their agreement to be bound by the above terms, the parties each have executed and 
delivered this Agreement under seal by executing Part 1 of the Land Title Act Form C to which this 
Agreement is attached and which forms part of this Agreement. 
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I, ___________________________, of __________ 

 
 
 
 
 

 
______________________________, do solemnly 

SCHEDULE “A” 
 

OWNER STATUTORY 
DECLARATION 

 

CANADA 
 

PROVINCE OF BRITISH COLUMBIA 

IN THE MATTER OF A HOUSING AGREEMENT 

WITH THE Mayne Island ISLAND LOCAL 

TRUST COMMITTEE (“Housing Agreement”) 

 
 
 
 

declare that: 
 

1. I am the  [director, officer, employee] of the Owner of the land known as 
 _______________________, Mayne Island, legally described as 
Parcel Identifier: ____ 
Legal Description: ______________________________________________________________ 
(the “Lands”) 

 
2. I make this declaration to the best of my personal knowledge. 

 
3. This declaration is made pursuant to the Housing Agreement registered against the Lands. 

 
4. For the period from to  , the Rental Housing Units 

were used only by Qualified Renters (as defined in the Housing Agreement). 
 

5. At no time during the last year were any of the Rental Housing Units used as a short-term 
vacation rental. 

 
6. The rental payments charged for the Rental Housing Units were in compliance with the 

Housing Agreement. 
 

7. No subletting of the Lands has been permitted. 
 

8. I acknowledge and agree to comply with all of the Owner’s obligations under the Housing 
Agreement, and other charges registered against the Lands and confirm that the Owner has 
complied with all of its obligations under these Agreements. 

 
9. I make this solemn declaration conscientiously believing it to be true and knowing that it is of 

the same force and effect as if made under oath and pursuant to the Canada Evidence Act. 
 

DECLARED BEFORE ME at  , British Columbia, this day of  . 
 
 

 

A Commissioner for taking Affidavits Signature of person making declaration 
in British Columbia 
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SCHEDULE “B” 
 

 

Eligibility Criteria for Tenancy 

 

A Qualified Renter means a person aged 19 years or older who meets the financial and other requirements 
of the Housing Agreement (the “Agreement”) and fits into at least one of the following categories, subject 
to the Operating Agreement, and which are not listed in any particular priority order: 

 

1) Residents of Mayne Island; 

2) Indigenous peoples with rights and responsibilities in and around what is known as Mayne 
Island, or, is considered by members of these First Nation communities to be part of the First 
Nation community. 

 

Except that where there are no persons meeting the categories specified in clause 1 or 2 above, who make 
an application to rent an available unit and the lack of applications from the categories specified above 
would result in a unit being vacant for more than one month, then a Qualified Renter may be a person 
aged 19 years or older who meets the financial and other requirements of the Agreement and fits into at 
least one of the following categories, which are not listed in any particular priority order: 

 

a. Previous resident of Mayne Island who has lived away from the island for a maximum of three 
consecutive years; or 

b. Non-resident who is hired to begin at least half-time work (20 hours per week) on Mayne 
Island; or  

c. Person with immediate family already living on Mayne Island. For greater clarity, immediate 
family means an individual to whom the person is related by blood, or by marriage, or 
common-law relationship, or by adoption. 

 

Except that where there are no persons meeting the categories specified in clause 1 or 2, nor a, b, or c 
above, who make an application to rent an available unit and the lack of applications from the categories 
specified above would result in a unit being vacant for more than one month, then a Qualified Renter may 
be any person permitted by the Operating Agreement who meets the financial and other requirements of 
the Agreement.  
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Islands Trust Staff Report 1 

File No.: MA-TUP-2022.1 (IredaleGrey) 
 (MA-TUP-2017.1) 

DATE OF MEETING: June 27, 2022 

TO: Mayne Island Local Trust Committee 

FROM: Narissa Chadwick, Island Planner 
Southern Team 

COPY: Robert Kojima, Regional Planning Manager 

SUBJECT: Renewal of Temporary Use Permit for Campbell Bay Musicfest 

 Applicant: Margaret Iredale-Grey 

 Location: 327 Campbell Bay Road, Mayne Island 

RECOMMENDATION 

1. That the Mayne Island Local Trust Committee approve the issuance of renewal of Temporary Use Permit  
MA-TUP-2022.1 (Iredale-Grey) for a period of (3) years. 

REPORT SUMMARY 

The purpose of this report is to consider a renewal Temporary Use Permit (TUP) for the annual Campbell Bay Music 
Festival event. 

BACKGROUND 

The TUP for 327 Campbell Bay Road (see Figure 1 for location) permitted an annual three day (maximum four day) 
music festival the ‘Campbell Bay Music Fest’ on a portion of the subject property (See Figure 2 –Site Plan). The 
original TUP permitted the Festival in 2018 and 2019.  The Music Festival had been held for nine years prior to 
2018.  The expansion in size, resulting in neighbour concerns lead to the requirement for a TUP.  The festival was 
cancelled in 2020 and 2021 due to Covid concerns and restrictions .  

The specifics of the original application as submitted were as follows: 

 A 4 day volunteer-run event to be held around the last weekend in June annually. 

 Limited to a maximum of one thousand (1000) people which includes attendees, musicians and volunteers. 

 Camping is permitted in designated areas.   

 Off-street parking for (approximate) 180 vehicles is to be provided. 

 Provision of food and alcohol services. 

 Provision of outhouse and washing facilities. 

 Site preparation and clean-up one week prior and one week after event.  

The festival takes place on a portion of the property and has two stages (a main stage and a ‘forest’ stage), food 
and alcohol service areas, parking, camping as well as washroom (pit privy outhouses) and washing facilities.  

Existing (permanent) buildings on the property are residential dwellings and farm use (barns and other accessory) 
buildings (see Attachment 1 – Site Context). There is no permanent construction, alteration of existing buildings 
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or land alteration associated with this application. All structures specific to the event are temporary and removed 
after each annual event.  

Figure 1 – Subject Property 

 

Figure 2 – Site Plan 
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The original TUP was for three (3) years.  It can be renewed for an additional three (3) years. As a renewal no 
changes can be made to the permit other than the length of time the permit may be renewed for. A copy of the 
TUP  is attached (Attachment 2). 

ANALYSIS 

Islands Trust Policy Statement: 

5.2.3  Local Trust Committees and Island Municipalities shall, in their official community plans and 
regulatory bylaws, address policies related to the aesthetic, environmental and social impacts of 
development. 

5.7.2 Local Trust Committees and Island Municipalities shall, in their official community plans and 
regulatory bylaws, address economic opportunities that are compatible with conservation of 
resources and protection of community character. 

 

Official Community Plan: 

The property is designated as R – Rural in the Mayne Island Official Community Plan Bylaw No. 144, 2007 (OCP). 

There are no Development Permit Areas designated on the subject property. 

 

Issues and Opportunities 

 
Compliance with original TUP 
There had been no issues raised related to compliance with the original TUP issued in 2018 or 2019.  As 
indicated above, the Music Fest had been cancelled in 2020 and 2021 due to Covid concerns and restrictions. 
 

Sanitation 
The original draft TUP had been sent to the Island Health (VIHA) Environmental Health Officer for consideration. 
There had been no issues identified at that time or when the event was held in 2018 and 2019.  
Previous festivals have used pit toilets outhouse/washrooms that are dug prior to and filled after each annual 
festival.   The specific number of these outhouses was not provided, although the site map indicates four (4) 
locations.  It is noted that the temporary outhouses are all located over 30 metres from wells and surface water 
sources (see Figure 2).  The applicant has been in in contact with VIHA regarding sanitation.  

Parking 
The TUP guidelines indicate that the permit should ensure provision of off-street parking spaces consistent with 
regulatory bylaws.  The permit, based on a staff recommendation that the condition be set at a minimum of 1 
space per 7.5 people,  would require 200 spaces.    

Noise 
The CRD has a noise Bylaw (3378) that applies to Mayne Island, that states: “No person shall play amplified music 
outdoors between the hours of 11 pm and 7 am (8 am on Saturdays, Sundays and Holidays), that disturbs or tends 
to disturb other people…”  
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The  permit includes a condition for the permit holder or a designate to be on-site for the duration of the festival 
and be accountable for any violations and responsible for ensuring the conditions are met.  In addition, there is a 
provision for the bylaw investigations officer to enter the site at any time during the festival without prior 
consultation to investigate any formal complaint.   

Economic benefit to community  
The Campbell Bay Music Festival is acknowledged as an event that has positive cultural and economic benefits 
to the island community and attracts people to the island with benefits to local businesses and the potential to 
generate future tourism from returning guests.    
 
Other Issues 
The applicant has contacted the Mayne Island Fire Department, the Liquor Distribution Board and VIHA about the 
TUP renewal and has previously demonstrated compliance with all related requirements.  

Consultation 

Statutory Requirements 
There is no statutory notification required for a TUP renewal application, as the permit conditions are 

unchanged from the original. Any change in conditions would require that the applicant re-apply in order for 

notification to neighbouring property owners.  

First Nations 
The renewal is for an application that involves the erection of temporary structures that will not cause  

disturbance or impact to the lands or waters.  

Rationale for Recommendation 

 The Campbell Bay Music Fest is a long-standing event in the community 

 No major issues were raised with the previous TUP 

 All agencies that have regulations pertaining to noise, fire restrictions and liquor control either have or 
will be contacted about the renewal TUP to ensure that the regulations of these agencies can be 
implemented.  

ALTERNATIVES  

1. Renew for a different time period 

The LTC may opt to approve the renewal for a shorter period. Recommended wording for the resolution 
is as follows: 
 
That the Mayne Island Local Trust Committee approve renewal application MA-TUP-2022.1 for a 
period of _____year(s). 
 

2. Request further information 

The LTC may request further information prior to making a decision. If selecting this alternative, the LTC 
should describe the specific application, the information needed and the rationale for this request. 
Recommended wording for the resolution is as follows: 
 
That the Mayne Island Local Trust Committee request that the applicant for renewal application MA-TUP-
2022.1 submit to the Islands Trust the following ________________. 
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3. Deny the application  

The LTC may deny the application. Recommended wording for the resolution is as follows: 
 
That the Mayne Island Local Trust Committee deny renewal application MA-TUP-2022.1..  

 

Submitted By: Narissa Chadwick, Islands Planner May 10, 2022 

Concurrence: Robert Kojima, Regional Planning Manager May 10, 2022 

ATTACHMENTS 

1. Site Context 
2. Proposed Renewal MA-TUP-2022.1 
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Islands Trust Staff Report 1 

ATTACHMENT 1 – SITE CONTEXT 

LOCATION 

Legal Description LOT 1, SECTION 11, MAYNE ISLAND, COWICHAN DISTRICT, PLAN 39587 

PID 000-985-341 

Civic Address 327 Campbell Bay Road 

LAND USE 

Current Land Use Residential and Farming 

Surrounding Land Use Residential 

HISTORICAL ACTIVITY 

File No. Purpose 

MA-BP-2012.4 and 2017.8 
SUB-1990.7 

Historical and current subdivision and building permits, none of which are 
relevant to the current application. 

  

POLICY/REGULATORY  

Official Community Plan 
Designations  

R – Rural in the Mayne Island Official Community Plan Bylaw No. 144, 2007 
(OCP). 
There are no DPAs designated on the property. 

Land Use Bylaw Rural (R) in the Mayne Island Land Use Bylaw No. 146, 2008. 

Other Regulations N/A 

Covenants M58080 applies to limits on further subdivision. 

Bylaw Enforcement Bylaw enforcement has been aware of issues related to the music festival 
from previous years.  However, there has been no formal complaint or 
enforcement action taken to date.  
There was a previous enforcement file in 2013 with regard to the height of a 
fence.  That file is closed.  

SITE INFLUENCES 

Islands Trust Conservancy This application has no considerations for the Islands Trust Fund.  

Regional Conservation Strategy This application has no considerations for the Regional Conservation Plan. 

Species at Risk None 

Sensitive Ecosystems The Islands Trust Ecosystem Mapping indicates cliff and agricultural 
ecosystems.   
Sensitive ecosystems identified are associated with shoreline and marine 
(forage fish and eelgrass (below) 

Hazard Areas There are areas of Low, Medium and High Risk Slope Stability areas 
identified on the property (Attachment 2.3) However, there are only very 
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limited areas of Low and Medium in the TUP area and there is no new 
development proposed.  

Archaeological Sites There are no know archaeological sites identified with the provincial RAAD 
system on the property or in proximity to the proposed development.. 
Regardless of the information from RAAD, check the relevant protocols and 
indicate any referral/process requirements. If there are no resources on 
RAAD, include this statement in the report: 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 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 

 There is no new development that is proposed as part of the TUP.  Overall, 
the scale and limited nature would have a limited impact on greenhouse gas 
emissions.  

Shoreline Classification Rock Shoreline - Low Rock/Boulder 
& Sediment Shoreline – Pebble/Sand 

Shoreline Data in TAPIS There are eelgrass beds contiguous with the subject property shoreline and 
the most western beach of Campbell Bay has forage fish habitat identified 
(see Attachment 2.4) 
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MAYNE ISLAND LOCAL TRUST COMMITTEE 

TEMPORARY USE PERMIT 
MA-TUP-2022.1 (Iredale-Gray) 

Renewal of MA-TUP-2017.1 (Iredale) 
 

327 Campbell Bay Road 
 
 
To: Margaret Iredale-Gray 
 
1. This Permit applies to the land described below: 
 

Lot 1, Section 11, Mayne Island, Cowichan District, Plan 39587  
(PID: 000-985-341)  
 

2. This Permit is issued for the purpose of permitting the owner to conduct the following use on 
their property:  

 
a) A four (4) day annual outdoor music festival (‘festival’) 
 
Within the area indicated as ‘TUP Area’ on Schedule ‘A’ attached to and forming part of this 
permit. 
 

3. The uses permitted in paragraph 2. may be carried out in the ‘Temporary Use Permit Area’ subject 
to the following conditions: 

 

a)     the permit holder or designated contact person must be available on Mayne Island by 
telephone 24 hours a day during the dates of the festival, and that person’s name and contact 
number(s)  must be clearly posted outside the entrance gate as shown on Schedule ‘A’ during 
each annual recurrence of the festival; 

b) the permit holder must provide neighbours within a 100 metre radius of the property with 
the contact person’s phone number, and a copy of the temporary use permit for each annual 
recurrence of the festival; 

c) the permit holder must post emergency services contact information in visible locations 
throughout the festival area;  

d) the maximum number of attendees is limited to one thousand (1000) persons including 
volunteers and staff;  

e) camping and occupancy of recreational vehicles is restricted to the area designated as 
‘Camping Area’ on Schedule ‘A’; 

f) the owner must provide on-site parking for two hundred (200) vehicles on the property in the 
areas designated as ‘Day Parking’ and ‘Overnight Parking’  on Schedule ‘A’ ; 

g) the holder of this Permit, will be held accountable for any violation of the conditions of this 
Permit. The Islands Trust Bylaw Investigations Officer may enter the property at any time 
during the festival without prior consultation with the holder of the Permit for the purpose of 
investigating a complaint. 
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4. This permit is valid for a maximum of four (4) days per year within the month of June for a duration 
of three (3) years from date of issuance of the permit and upon expiry of the permit the owner of 
the site shall discontinue the temporary use to the satisfaction of the Islands Trust. 

 
5. This permit is not a building permit and does not remove any obligation on the part of the 

permittee to comply with all other requirements of "Mayne Island Land Use Bylaw No. 146, 2008" 
and to obtain other approvals necessary for completion of the proposed development, including 
approvals from the Capital Regional District, Liquor Control and Licensing Branch, Island Health 
and Ministry of Transportation and Infrastructure. 
 

AUTHORIZING RESOLUTION PASSED BY THE MAYNE ISLAND LOCAL TRUST COMMITTEE THIS __DAY OF 
___. 

 
_________________________ 
Deputy Secretary, Islands Trust 

 
 

    
Date Issued 
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MAYNE ISLAND LOCAL TRUST COMMITTEE 

TEMPORARY USE PERMIT 
MA-TUP-2022.1 

Schedule ‘A’ 
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From: Daniela Murphy 
Sent: Friday, May 13, 2022 2:14 PM 
To: Karla Campbell; achan@crd.bc.ca; gateway_office@islandhealth.ca; Bylaw 

Enforcement; Kate Emmings; Geordie Gordon; 'McIntyre, Cathie BCA:EX'; 
amanda.vanderkloof@bcas.ca; info@nsswaterworks.ca; saltspring@rcmp-
grc.gc.ca; dlundy@saltspringfire.com; Becky McErlean; Jas Chonk; 
mtippett@cvrd.bc.ca 

Cc: jarnet@crd.bc.ca; Corlynn Strachan; Rob Pingle 
Subject: Referral of Salt Spring Island Local Trust Committee Proposed Bylaw No. 

530 - Accessory Dwelling Units 
Attachments: SS-BL-530_Referral Form.pdf; SS-BL-530_1st Reading.pdf 
 
Dear Referral Coordinator, 
 
Please find attached to this email referral information concerning Proposed Land Use Bylaw Amendment 
No. 530 regarding Accessory Dwelling Units for the Salt Spring Island Local Trust Committee’s (SS LTC) 
“Housing Action Program” project. The Housing Action Program project was established in response to 
the current housing crisis. 
 
Proposed Bylaw No. 530 seeks to amend the Salt Spring Island Land Use Bylaw No. 355 by allowing all 

types of Accessory Dwelling Units (ADUs) to be established on Salt Spring Island in order to address the 

housing crisis. The Salt Spring Island Local Trust Committee has requested staff continue to analyse the 

impacts on water, infrastructure servicing and the environment.  Additionally, staff are to consider the 

use of covenants to ensure long-term rental housing, as well as the impact a covenant could have in 

helping control the number of units to be established.  

 

The staff report and other information regarding the project and Proposed Bylaw No. 530 can be found 
at: https://islandstrust.bc.ca/island-planning/salt-spring/projects/ >> Housing Action Program >> 
Accessory Dwelling Units (ADUs). 
 
We understand that there are numerous demands on your time, however, we genuinely welcome any 
comments you may have, whether they are site-specific or more strategic and high level. 
A reply is respectfully requested by Tuesday, June 28, 2022. 

Should you have any questions, don’t hesitate to contact Acting Regional Planning Manager Louisa 
Garbo at ssiinfo@islandstrust.bc.ca or 250-537-9144. 
Referral responses should be addressed to ssiinfo@islandstrust.bc.ca or by mail to: 

Islands Trust 
1 – 500 Lower Ganges Road 
SSI, BC V8K 2N8 

Thank you for your time and attention to this referral. 

Yours truly, 
Daniela Murphy  
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Daniela Murphy 
Legislative Clerk/Deputy Secretary 
Islands Trust 
1-500 Lower Ganges Road | Salt Spring Island BC V8K 2N8 
T 250-538-5606 | islandstrust.bc.ca  
You can also reach us toll-free via Service BC 1-800-663-7867 | 604-660-2421 

 
Preserving and protecting over 450 islands and surrounding waters in the Salish Sea 
I am humbly thankful to live and work in the treaty lands and territories of the BOḰEĆEN, K’ómoks, Lək ̓  ʷəŋən, 
Lyackson, MÁLEXEȽ, Qualicum, Quw’utsun Tribes, scəẃaθən məsteyəxʷ, Scia’new, səli̓lwətaʔɬ, SEMYOME, shíshálh, 
Sḵwx̱wú7mesh, Snaw-naw-as, Snuneymuxw, Spune’luxutth, SȾÁUTW̱, Stz’uminus, ɬaʔəmen, toq qaymɩxʷ, Ts'uubaa-
asatx, Wei Wai Kum, We Wai Kai, W̱JOȽEȽP, W̱SIḴEM, Xeláltxw, Xwémalhkwu/ʔop qaymɩxʷ, and xʷməθkʷəyə̓m. 
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BYLAW REFERRAL 
FORM 

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

Ph:  (250) 537-9144 
ssiinfo@islandstrust.bc.ca 

www.islandstrust.bc.ca 

 

Island: Salt Spring Island Trust Area Bylaw No.: 530 Date: May 13, 2022 

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

APPLICANTS NAME / ADDRESS: 

 Salt Spring Island Local Trust Committee 

PURPOSE OF BYLAW: 

 Proposed Bylaw No. 530 seeks to amend the Land Use Bylaw by allowing all types of Accessory Dwelling Units (ADUs) to be 

established on Salt Spring Island in order to address the housing crisis. The Salt Spring Island Local Trust Committee has 

requested staff continue to analyse the impacts on water, infrastructure servicing and the environment.  Additionally, staff 

are to consider the use of covenants to ensure long-term rental housing, as well as the impact a covenant could have in 

helping control the number of units to be established.  
GENERAL LOCATION: 

 Various 

LEGAL DESCRIPTION: 

 Various 
 
SIZE OF PROPERTY AFFECTED:  ALR STATUS:  OFFICIAL COMMUNITY PLAN DESIGNATION: 

Various   No 
 

 Various  

 
OTHER INFORMATION: 

 Please find additional project information here: https://islandstrust.bc.ca/island-planning/salt-spring/projects/ Housing 
Action Program – Accessory Dwelling Units 

 

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

 Louisa Garbo Name: Louisa Garbo  

 (Signature)    
  Title: Acting Regional Planning Manager  
 
This referral has been sent to the following agencies:  

First Nations 
Cowichan Tribes 
Halalt First Nation 
Lyackson First Nation 
Penelakut Tribe 
Stz’uminus First Nation 
Malahat First Nation 
Pauquachin First Nation 
Semiahmoo First Nation 
Tsartlip First Nation 
Tsawout First Nation 
Tsawwassen First Nation 
Tseycum First Nation 
Ts’uubaa-Asatx (Lake Cowichan) First Nation 
Hul'qumi'num Treaty Group (for information only) 
Te’Mexw Treaty Association (for information only) 

Regional Agencies 
CRD – All Referrals & K. Campbell (SSI Senior Manager) 
CRD – SSI Economic Sustainability Commission 
CRD – SSI Building Inspection 
CRD – SSI Director 
CRD – SSI Transportation Commission 
CRD – Housing Secretariat  
Vancouver Island Health Authority 
Islands Trust Bylaw Enforcement and Compliance 
Islands Trust – Islands Trust Conservancy 
SSI Advisory Planning Commission 
SSI Agricultural Advisory Planning Commission 
Housing Action Program Task Force 
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Provincial Agencies 
BC Assessment Authority 
 

Non-Agency Referrals 
BC Ambulance Service 
North Salt Spring Waterworks District 
RCMP 
SSI Fire-Rescue 
 

Adjacent Local Trust Committees and Municipalities 
Galiano Island Local Trust Committee 
Mayne Island Local Trust Committee 
North Pender Island Local Trust Committee 
Thetis Island Local Trust Committee 
Cowichan Valley Regional District 
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BYLAW REFERRAL FORM 
RESPONSE SUMMARY 

 

  Approval Recommended for Reasons Outlined Below 

 

  Approval Recommended Subject to Conditions Outlined Below 

 

  Interests Unaffected by Bylaw 

 

  Approval Not Recommended Due to Reason Outlined Below 

 

Salt Spring Island Trust Area  530 

(Island)  (Bylaw Number) 

   

(Signature)  (Title) 

   

(Date)  (Agency) 
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PROPOSED 

 

 
SALT SPRING ISLAND LOCAL TRUST COMMITTEE 

BYLAW NO. 530 

 
 

A BYLAW TO AMEND SALT SPRING ISLAND LAND USE BYLAW NO. 355, 1999

 
 

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

 

This bylaw may be cited for all purposes as “Salt Spring Island Local Trust Committee, Bylaw No. 355. 
Land Use Bylaw, 1999, Amendment No. 1, 2022”.  

 
2. Salt Spring Island Local Trust Committee Bylaw No. 355, cited as “Salt Spring Island Land Use Bylaw, 

1999,” is amended as follows: 
 

2.1  By adding the following to Section 1.1 Definitions: 

“Accessory Dwelling Unit” means a dwelling unit accessory to a single-family dwelling unit 
intended as an independent and separate unit which contains its sleeping, living, cooking and 
sanitary facilities, and its own independent entrance. Accessory dwelling units may be contained 
within the principal single-family dwelling unit or located as a detached accessory structure. For 
the purpose of this bylaw, accessory dwelling units include secondary suites, tiny homes, garden 
suites, seasonal cottages or full-time rental cottages that can be placed in or adjacent to an 
existing or new dwelling unit on the same lot. Accessory dwelling unit does not include 
recreational vehicles, or detached accessory dwelling units on wheels. 

2.2 By deleting Schedule “I” Secondary Suites Map 

2.3 By replacing Section 3.14 “Seasonal Cottages” and Section 3.15 “Full-Time Rentals Cottages” with 
the following: 

3.14 DETACHED ACCESSORY DWELLING UNITS  

3.14.1  A detached accessory dwelling unit is permitted provided that: 

(1) no detached accessory dwelling units may be constructed or occupied on a lot 
less than 1.2 hectares in area; 

(2) no detached accessory dwelling units may be constructed on a lot with a duplex 
or multi-family dwelling unit; 

(3)  the maximum floor area of a detached accessory dwelling unit is 90 square 
metres; 

(4) a detached accessory dwelling unit is not located within a portion of a lot that is 

identified as a Community Well Capture Zone on Map 22 of the Salt Spring 

Island Official Community Plan; 
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2 of 4 

  

(5)  a detached accessory dwelling unit is not located within an existing community 

water system, except, where alternative potable water supply, in compliance 

with this bylaw, is provided; or, written confirmation from the operator of the 

community water system that the site has sufficient capacity to supply the 

secondary suite; 

(6)  a detached accessory dwelling unit must not be operated as a Bed and Breakfast 
home-based business, nor rented on a temporary basis.  

3.14.2 There is a maximum of one detached accessory dwelling unit permitted per lot.  

3.14.3  A detached accessory dwelling unit must not have a basement. 

3.14.4 A detached accessory dwelling unit, including any stairs, decks or porches or other 
structures that are attached to the unit or that function as part of the unit, is not to be 
located within 6 metres of any other building on a lot.  

 3.14.5 A detached accessory dwelling unit may be a mobile home or a manufactured home. 

2.4  By replacing Section 3.16 “Secondary Suites” with the following: 

  

3.15 SECONDARY SUITES 

3.15.1 Secondary Suites are permitted only within, or attached to a permitted principal single-
family dwelling unit provided that:  

(1) the principal single-family dwelling unit or the secondary suite is occupied by the 
owner of the property or a person other than the owner who has responsibility for 
managing the property, including dealing with complaints of neighbours arising 
from the occupancy of the property; and 

(3) the secondary suite is not located within a portion of a lot that is identified as a 

Community Well Capture Zone on Map 22 of the Salt Spring Island Official 

Community Plan; 

(4) the secondary suite is not located within an existing community water system, 

except, where alternative potable water supply, in compliance with this bylaw, is 

provided; or, written confirmation from the operator of the community water 

system that the site has sufficient capacity to supply the secondary suite; and  

(5) a secondary suite is not operated as a Bed and Breakfast home-based business, nor 
rented on a temporary basis.  

3.15.2 The entrance to a secondary suite from the exterior of the building must be separate 
from the entrance to the principal dwelling unit. 

3.15.3 The maximum floor area of a secondary suite is forty per cent (40%) of the floor area of 
the principal dwelling unit and up to a maximum of ninety square metres of floor area. 

3.15.4 A secondary suite must not be subdivided from the principal dwelling unit under the 
Land Title Act or the Strata Property Act. 
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2.5 By adding to the table under Subsection 9.9.1 “Permitted Uses of Land, Buildings, and Structures” 
with the following: 

 

 R1 R2 R3 R4 R5 R6 R7 R8 R9 R10 R11 R12 

Principal Uses, Buildings and 
Structures 

            

Accessory Uses             

Detached Accessory Dwelling Units, 
subject to Section 3.14 

            

Secondary Suites, subject to Section 
3.15 

            

Home-based businesses, subject to 
Section 3.13 

            

 

2.6 By adding to the table under Subsection 9.10.1 “Permitted Uses of Land, Buildings and Structures” 
with the following: 

 
 R RU1 RU2 RU3 RW1 RW2 Ri 

Principal Uses, Buildings and Structures        

Accessory Uses        

Detached Accessory Dwelling Units, subject to 
Section 3.14 

       

Secondary Suites, subject to Section 3.15        

Home-based business use, subject to Section 3.13        
 

 
2.7 By deleting Section 9.9.4 Exceptions in Particular Locations “Zone Variation R7(a)”  
 
2.8 By deleting Section 9.10.4 Exceptions in Particular Locations “Zone Variation R(f)”  
 
2.9 By deleting Section 9.10.4 Exceptions in Particular Locations “Zone Variation RU1(f)” 
 
3.0  This bylaw should replace all mentions of full-time rental cottages, and seasonal cottages with 

accessory dwelling units. 
 
3.1 This bylaw should be in harmony with the proposed bylaw No. 526 which deletes any mention of 

seasonal cottages from the Agriculture zones.  
 
And by making consequential numbering alterations to effect this change. 
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READ A FIRST TIME THIS 19TH DAY OF  APRIL,  2022 
 
READ A SECOND TIME THIS ______ DAY OF _________ 20  
 
PUBLIC HEARING HELD THIS ______ DAY OF _________ 20  
 
READ A THIRD TIME THIS ______ DAY OF _________ 20  
 
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS 
 
  ______ DAY OF  _________ 20  
 
 
ADOPTED THIS ______ DAY OF _________ 20   
 
 
 
            
Chair       Secretary 
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Print Date: May 24, 2022

Top Priorities Report

Mayne Island

Flexible Housing Regulations and Policy Review

Narrisa Chadwick

1.

Initial staff report prepared for Oct 28, 2019 LTC meeting 

Further staff report prepared for January 27, 2020 LTC Meeting

Report brought back to July 27, 2020 LTC meeting

Report prepared for September 28, 2020 LTC meeting

Report prepared for October 26, 2020 LTC meeting

Special meeting to be scheduled for January. 

Special meeting held January 18, 2021.

Additional special meetings to be scheduled for March and April 2021.

Three special meetings have been completed.

Staff to provide report to June 21, 2021 meeting. 

Addition proposed at Sept 27, 2021 meeting. 

Draft bylaws presented at November 22, 2021 LTC meeting.  Extension of pilot area 

discussed.

CIM held March 28, 2022

Bylaws Presented for First Reading March 28, 2022

Rec'd: 26-Nov-2018

Responsible Dates

OCP and LUB Minor Amendments

Narrisa Chadwick

2.

To include: Felix Jack Park, removal of Parks Plan, rezoning for Agricultural Association 

new building purchase, addressing maximum density on lots that have covenants 

Rec'd: 29-Mar-2021

Target: 30-Sep-2022

Responsible Dates
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Print Date: May 24, 2022

Top Priorities Report

Mayne Island

restricting further subdivision, First Nations acknowledgement.

Staff report including list of proposed amendments presented to May 10, 2021 LTC 

Meeting. 

Patios and Signs added to list of amendments.  Project Charter developed. 

Mayne Island Brewery added to list of amendments.

Bylaws presented for First Reading March 28, 2022.

Groundwater Sustainability Project

Narrisa Chadwick

William Shulba

3.

LTC to wait to see what comes out of Galiano and North Pender Projects.

Senior Freshwater Specialist to present Groundwater work at Mayne Conservancy event 

in December 2021.

Rec'd: 27-May-2019

Target: 31-Mar-2021

Responsible Dates
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Print Date: May 24, 2022

Projects Report

Mayne Island

Climate Change Adaptation1.

Consider regulatory changes and implementation of new DPA authority 02-Mar-2009

Responsible Date Received

Waste Management2.

31-Oct-2017

Responsible Date Received

Fallow Deer3.

26-Mar-2018

Responsible Date Received

Cannabis Production - Regulating structures4.

24-Sep-2018

Responsible Date Received

Review of Contractors Yards5.

27-May-2019

Responsible Date Received

Paved surfaces and patios.6.

28-Sep-2020

Responsible Date Received
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Print Date: May 24, 2022

Projects Report

Mayne Island

Groundwater Implementation7.

Will wait until Galiano has gone through their process. 30-Nov-2020

Responsible Date Received

Housing Review Item8.

Connecting with water service providers regarding flexible housing and secondary suites 05-May-2022

Responsible Date Received

LTC Rezoning Project9.

327 Campbell Bay rezoning 05-May-2022

Responsible Date Received
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Print Date: May 24, 2022

Applications

Development Variance Permit

MA-DVP-2022.1 Application for variance to rear yard set-back31-Jan-2022Percival, Adrian

 File Number  Purpose Date Received Applicant Name

Planner: Phil Testemale

Planning Status

19-May-2022

Notice sent - LTC consideration - May 30, 2022 agenda

Status Date:

17-Feb-2022

Sent Package to Mayne Island LTC, copied Phil, Jas and Robin.

Status Date:

17-Feb-2022

Robert K. assigned file to Phil.

Status Date:

Rezoning

MA-RZ-2020.1 375 Village Bay Road - Mayne Island Housing Society applying for a rezoning to 

allow for subdivision into two residential parcels and one multi-family 

development

17-Jun-2020Mayne Island Housing 

Society

 File Number  Purpose Date Received Applicant Name

Planner: Narrisa Chadwick

Planning Status

07-Mar-2022

LTC resolution to re-activate application.

Status Date:

29-Nov-2021

LTC resolution putting application on hold, to be re-visited in February 2022

Status Date:

19-Oct-2021

Letter received from McHugh Family, holding power of attorney, requesting application be paused.

Status Date:
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Print Date: May 24, 2022

Applications

Subdivision

MA-SUB-2018.1 Referral of a subdivision for 3 lots09-Apr-2018Brent Mayenburg 

(Maude)

 File Number  Purpose Date Received Applicant Name

Planner: Narrisa Chadwick

Planning Status

22-Apr-2020

Extension of the PLA has been requested

Status Date:

18-Sep-2019

Waiting for applicant to work through PLA conditions.

Status Date:

16-May-2019

PLA received from MoTI  April 25, 2019.

Status Date:

MA-SUB-2020.1 797 Beechwood Drive - Subdivision referral application review for two lots.04-Jun-2020Arbutus Bay Estates 

Ltd.

 File Number  Purpose Date Received Applicant Name

Planner: Phil Testemale

Planning Status

19-May-2022

Letter to MoTI intention to close file in 30 days (New owners  -not intending to pursue)

Status Date:

18-Sep-2020

Letter (August 31, 2020) to LTC req. waiving of req. for survey for DP on September 28, 2020 agenda.

Status Date:

13-Aug-2020

PLRS was received from MoTI Officer, Owen Page. Completion of PR pending receipt of info from applicant.

Status Date:
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Print Date: May 24, 2022

Applications

Temporary and Industrial Use Permit

MA-TUP-2022.1 To renew previous TUP granted to KARA Resources for the purpose of 

continuing to host the Campbell Bay Music Festival.

01-Mar-2022KARA Resources

 File Number  Purpose Date Received Applicant Name

Planner: Narrisa Chadwick

Planning Status

24-May-2022

Staff report with TUP completed for LTC review

Status Date:

01-Apr-2022

Received confirmation of payment of renewal TUP fee in the amount of $165.00

Status Date:

01-Apr-2022

Sent link to Robert K for his review and to assign a Planner.

Status Date:
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Print Date: May 18, 2022

Standing Resolutions Log

Mayne Island

DateAction Resolution Number

 2021-011 (Standing) Carried 25-Jan-2021

that the Mayne Island Local Trust Committee request that prior to expiration of Advisory Planning Commission members terms of office, staff write 

to commissioners asking if they wish to be re-appointed and also advertise for expressions of interest for new commissioners

 2020-022 (Standing) Carried 24-Feb-2020

that the Mayne 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 (TRC) Calls to Action, United Nations Declaration on the Rights of Indigenous Peoples 

(UNDRIP), Draft Principles that Guide the Province of British Columbia's Relationship with Indigenous Peoples, and

Islands Trust First Nations Engagement Principles, the Local Trust Committee endeavours to:

a) Annually, write a letter to First Nations, (re)introducing trustees and staff and provide a schedule of known Local Trust Committee 

meetings for the upcoming year, as well as, provide an update of

current projects and advocacy activities;

b) For various Local Trust Committee meetings, invite 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.
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 2018-049 (Standing) Carried 24-Sep-2018

- 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.

- 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

Page 2 of 3155



Print Date: May 18, 2022

Standing Resolutions Log

Mayne Island
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 2017-028 (Standing) Carried 26-Jun-2017

That the Mayne Island Local Trust Committee adopts the following resolution in regards to Bylaw Enforcement of Unlawful Short Term 

Vacation Rentals (USTVR):

a) Given finite resources available for enforcement activities and in order to ensure the most effective results for enforcement activities, 

Unlawful Short Term Vacation Rentals that have one or more of the following characteristics will be subject to proactive enforcement:

i) they are advertised on the internet, newspapers or other media;

ii) they are not managed by an owner of the USTVR property who lives on Mayne Island;

iii) more than one dwelling on the lot is simultaneously made available for USTVR;

iv) while the property is used as a USTVR, persons are permitted to stay in tents or trailers;

v) there are issues related to health and safety on the property;

vi) there is a written complaint by owners or residents of two properties about bona fide serious

nuisance issues such as noise or parking congestion related to the USTVR;

vii) the owner of the property uses more than one property on Mayne Island as a USTVR.

b) Nothing in this enforcement policy should be interpreted as giving permission to violate the Land Use Bylaw and the Mayne Island Trust 

Committee may change this policy at any time and may give direction to expand enforcement activities at any time.

 2017-027 (Standing) Carried 26-Jun-2017

That the Mayne Island Local Trust Committee directs staff to take enforcement action against unlawful dwellings only if one of the following 

conditions exists:

 1.1. There is a complaint from an immediate neighbor; or,

 1.2. There is a referral from an agency responsible for health and safety issues that is doing concurrent enforcement.

2. Nothing in this enforcement policy should be interpreted as giving permission to violate the Land Use Bylaw and the Mayne Island Local 

Trust Committee may change this policy at any time and may give direction to expand enforcement activities at any time.
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HIGHLIGHTS OF ISLANDS TRUST CONSERVANCY MARCH 15TH, 2022 BOARD SPECIAL MEETING  

(OPEN PORTION) 

NOTE: For more detail on Conservancy meetings, including meeting minutes, please visit 

https://islandstrust.bc.ca/whats-happening/meetings-and-events/  

1. ORGANIZATION UPDATES/TEAM 

 The Islands Trust Conservancy (ITC) continues to have a vacancy for one Ministerial appointment 

to the ITC Board. There has been no news from the Crown Agencies and Board Resourcing Office 

regarding posting of the position. 

 ITC Board is preparing to add a 0.6 FTE Fund Development Specialist and a summer Co-op 

Student to the team in the Spring/Summer, as per the approved 2022/23 Islands Trust Budget. 

 ITC Board received verbal updates from the ITC Chair and Vice Chair about the Islands Trust 

Governance Review the final 2022/23 Islands Trust Budget and the Policy Statement Review 

Process. 

2. STRATEGIC PLANNING/ADMINISTRATION 

 The ITC Five-Year Plan concludes at the end of 2022 and ITC Board considered steps for 

developing the next Plan. A Project Charter was approved that included allocation of staff time 

and funding for First Nations engagement. The ITC Five-Year Plan is a requirement under the 

Islands Trust Act and is reviewed and approved by the Minister of Municipal Affairs. 

 ITC Board requested that Executive Committee forward the correspondence received at Trust 

Council (item 17.2) about Coastal Douglas-fir to the delegate David Dunnison regarding his 

presentation to Trust Council dated March 8, 2022 entitled, “Islands Trust Biodiversity”. 

 Chair Stamford updated the Board regarding a presentation that she and Trustee Smith 

provided at the pan-Canadian Parks and Protected Areas Research e-Summit in February 2022. 

 ITC Board directed staff to review Policy 1.7 Donations and Fundraising Policy to clarify the 

process of allocation of large undesignated donations  

3. COVENANT AND PROPERTY ACQUISITIONS 

 ITC Board authorized the Chair to sign a covenant over the whole of Brooks Point Regional Park 

(South Pender Island) in favour of Islands Trust Conservancy and Habitat Acquisition Trust.  

 The Public Acquisitions and Covenants reports were accepted by the ITC Board. 
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4. COVENANT AND PROPERTY MANAGEMENT 

 ITC Board approved a Climate Change Research proposal from UBC Conservation Decisions Lab 

for up to ten years in the McFadden Creek Nature Sanctuary (Salt Spring Island) and S’ul-hween 

X’pey (Elder Cedar) Nature Reserve (Gabriola Island)  

 ITC Board accepted an addendum to the ITC NAPTEP Covenant Monitoring Report 2021 to 

reflect the monitoring of Owl’s Call NAPTEP Covenant (Salt Spring Island).  

 ITC Board endorsed moving forward with the Operational Planning Phase of the Sidney Island 

Ecological Restoration Project, followed by the implementation of the Forest Restoration 

Strategy and the Fallow Deer Removal. 

 ITC Board received an update regarding research and restoration work occurring in partnership 

with Capilano University in ITC Nature Reserves on Gambier Island.  

5. COMMUNICATIONS AND OUTREACH 

 ITC Board receive information on the March 16, 2022 Species at Risk workshop; highlighting 

registration is currently at 93 attendees, including a great diversity of participants.  

 ITC Board was informed that the ITC Rack card has been update and is available for 

communications purposes. Trustees who wish to receive copies are requested to get in touch 

with the ITC Administrative Assistant. 

 

6. FUNDRAISING AND CONSERVANCY SUPPORT 

 ITC Board received a donation of $100,000 from the “Bloom Canadian Alter Ego Trust 2020” and 

allocated the donation to the Opportunity Fund, earmarking up to $50,000 for projects on Salt 

Spring Island to reflect the conservation interests of the donor. 

 ITC Board discussed a letter from island conservancies regarding the Islands Trust Policy 

Statement that was submitted to Trust Council. The ITC Manager advised this document was 

provided to Trust Council as part of their Policy Statement review process.  

To find out more about Islands Trust Conservancy and our current goals, to donate to our Opportunity 

Fund, or to subscribe to email updates, visit our website: https://islandstrust.bc.ca/conservancy/ 

Shortcuts of interest: 

 Goals: https://islandstrust.bc.ca/conservancy/conservation-planning/  

 Opportunity Fund: (context) https://islandstrust.bc.ca/conservancy/supporting-local-

conservancies/opportunity-fund-grants/ ; (to donate online) https://islandstrust.bc.ca/donate-

to-conservancy/  

 Request key updates via email: https://islandstrust.bc.ca/subscribe/  (NB: by scrolling down, 

you may also add your home address for a free hardcopy of the Heron newsletter, published 

three times per year) 
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Mayne Island Local Trust Committee 

The Mayne Island Local Trust Committee (MAILTC) held seven regular business meetings in 

the 2021/22 fiscal year, as well as one Community Information Meeting, and one special 

meeting.  

Work for this period focused on MAILTC priorities for minor amendments to the Official 

Community Plan and Land Use Bylaw, and adopting a new procedures bylaw to permit 

electronic meetings.  The MAILTC also advanced its priorities of implementing amendments for 

flexible housing, and consideration of a new fees bylaw. 

From April 1, 2021 to March 31, 2022, the MAILTC received and considered applications for 

nine development variance permits, two temporary use permits, and considered two rezoning 

applications. 

During the same time period staff also reviewed 28 building permit referrals, two Crown 

referrals, two subdivision referrals and five crown lease referrals.   
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