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1. CALL TO ORDER 10:00 AM - 10:25 AM

2. TERRITORIAL ACKNOWLEDGEMENT

3. APPROVAL OF AGENDA

4. TRUSTEE REPORT

5. CHAIR'S REPORT

6. ELECTORAL AREA DIRECTOR'S REPORT

7. TOWN HALL AND QUESTIONS 10:25 AM - 10:40 AM

8. COMMUNITY INFORMATION MEETING - None

9. PUBLIC HEARING - None

10. MINUTES 10:40 AM - 10:50 AM

10.1 Local Trust Committee Minutes Dated January 31, 2025 (for Adoption) 4 - 11

10.2 Section 26 Resolutions-without-meeting Report - None

10.3 Advisory Planning Commission Minutes Dated March 4, 2025 (for Receipt) 12 - 15

11. BUSINESS ARISING FROM THE MINUTES

11.1 Follow-up Action List Dated Mar 2025 16 - 17

12. DELEGATIONS

13. CORRESPONDENCE

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



14. APPLICATIONS AND REFERRALS 10:50 AM - 11:40 AM

14.1 PL-DVP-2024-0330 (Keay) - Staff Report (attached) 18 - 43

14.2 PL-DVP-2024-0350 (Smith) - Staff Report (attached) 44 - 63

14.3 PL-DP-2025-0033 (Lansdowne) - Staff Report (attached) 64 - 143

15. LOCAL TRUST COMMITTEE PROJECTS 11:40 AM - 12:30 PM

15.1 Housing Access and Affordability Project - Staff Report (attached) 144 - 154

15.2 Raptor Nest Development Permit Area (DPA) Review Project Update - Staff Memo
(attached)

155 - 156

16. REPORTS 12:30 PM - 12:40 PM

16.1 Work Program Report (attached)

16.1.1 Active Projects Report Dated Mar 2025 157 - 157

16.1.2 Future Projects Report Dated Mar 2025 158 - 159

16.2 Applications Report Dated Mar 2025 (attached) 160 - 163

16.3 Trustee and Local Expense Report Dated Jan 2025 (attached) 164 - 164

16.4 Adopted Policies and Standing Resolutions (attached) 165 - 168

16.5 Local Trust Committee Webpage

16.6 Islands Trust Conservancy Report Dated Feb 2025 169 - 170

17. NEW BUSINESS 12:40 PM - 12:45 PM

17.1 6601 Razor Point Road Covenant Update

18. UPCOMING MEETINGS

18.1 Special Community Information Meeting Scheduled for April 12, 2025 at the Pender
Island Community Hall

18.2 Next Regular Meeting Scheduled for May 30, 2025 at the St Peter's Anglican Church
Hall, Pender Island

19. TOWN HALL 12:45 PM - 1:00 PM

20. CLOSED MEETING (Distributed Under Separate Cover)
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20.1 Motion to Close Meeting

That the meeting be closed to the public in accordance with the Community Charter,
Part 4, Division 3, s. 90(1)(a):

(a) personal information about an identifiable individual who holds or is being
considered for a position as an officer, employee or agent of the municipality or
another position appointed by the municipality;

AND that the recorder and staff attend the meeting.

20.2 Recall to Order

20.3 Rise and Report

21. ADJOURNMENT 1:00 PM - 1:00 PM
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North Pender Island Local Trust Committee 

Minutes of Regular Meeting 
 
Date:  
Location:  

January 31, 2025 
Anglican Parish Hall 
4703 Canal Road, RR#1, North Pender Island, BC 

 
Members Present: David Maude, Chair 
 Aaron Campbell, Local Trustee (electronic) 
 Deb Morrison, Local Trustee  
  
Staff Present: Robert Kojima, Regional Planning Manager (electronic) 
 Brad Smith, Island Planner 
 Warren Dingman, Bylaw Compliance & Enforcement Manager 

(electronic) 
 Lisa Millard, Meeting Administrator/Recorder (electronic) 
  
Others Present: There were 7 members of the public present. 
 

1. CALL TO ORDER 

Chair Maude called the meeting to order at 10:00 a.m.  

2. TERRITORIAL ACKNOWLEDGEMENT 

Chair Maude acknowledged that the meeting was being held in territory of the Coast Salish 
First Nations. 

3. APPROVAL OF AGENDA 

The following addition to the agenda was presented for consideration: 

17.2  Helicopters - Discussion 

By general consent, the agenda was adopted as amended. 

4. TRUSTEE REPORT 

Trustee Campbell reported the following: 
• Attended Trust Council in December 
• Attending Tiny Homes on Wheels Steering Committee meetings to gather professionals 

to advocate for regulatory changes 
 

Trustee Morrison reported the following: 
• Attended Committee of the Whole meetings to continue work on draft Trust Policy 
• Attended discussion about Building Climate Resilient Communities 
• Attended Trust Council in December and voted against proposed 2025/26 budget 

 

Local Trust Committee Minutes 
Subject to Approval 

by the Local Trust Committee 
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5. CHAIR'S REPORT 

Chair Maude reported the following: 
• Attending Committee of the Whole meetings in preparation of moving draft Trust Policy 

Statement towards First Reading 
• Attended Trust Council in December 
• BC Ferries requested a consultation session during the upcoming Trust Council 

meetings being held in March in Nanaimo 

6. ELECTORAL AREA DIRECTOR'S REPORT - none  

7. TOWN HALL AND QUESTIONS 

A member of the public spoke to both the impacts of increased truck traffic resulting from 
the potential industrial zoning on Port Washington Road. The speaker expressed their 
intention to submit a Freedom of Information request to determine if Trustee Campbell has 
received any gifts from an applicant due to Trustee Campbell’s statement that he has 
watched hockey with the applicant. 

 
A member of the public asked if the owner of a hotel being built on Harbour Hill Drive has 
put forward an application for a short-term vacation rental for property purchased on 
Captains Crescent that is seemingly being renovated for worker accommodations. 

The Planner stated no applications have been received , and the Chair noted property 
being used to house workers is not a short-term vacation rental and the only way to 
determine unpermitted use is through a bylaw contravention complaint. 

 
A member of the public asked if a residence on Pender Island can be rented as a short-term 
vacation rental if the owner does not reside in the home. 

The following replies were provided: 
• A short-term vacation rental is permitted through home-based business regulations 

which specify the requirement that someone live on the property 
• An individual could apply for a Temporary Use Permit to operate a short-term 

vacation rental and these permits are issued at the discretion of the Local Trust 
Committee 

• Bylaw Compliance and Enforcement staff pro-actively review vacation rental 
advertisements and, based on Trust Council Policy that an individual is advertising 
non-permitted use, new files are opened as necessary 

• North Pender is not excluded from provincial regulations that require short-term 
vacation operators to be registered 

• If North Pender opted into provincial short-term vacation regulations, enforcement 
would be conducted by a provincial enforcement team and any Temporary Use 
Permits in place might no longer be considered lawful due to conflicts with 
provincial regulations 

• Rental periods longer than thirty days are not considered short-term vacation 
rentals and fall under the BC Residential Tenancy Act 

8. COMMUNITY INFORMATION MEETING - None 

9. PUBLIC HEARING - None 
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10. MINUTES 

10.1 Local Trust Committee Minutes Dated November 29, 2024 (for Adoption) 

NP-2025-001 
It was MOVED AND SECONDED, 
that North Pender Island Local Trust Committee amend the minutes of the 
November 29, 2024 meeting to move item 17.3 to follow item No. 14.3.  

CARRIED 

By general consent the North Pender Island Local Trust Committee minutes of 
November 29, 2024 were adopted as amended. 

10.2 Section 26 Resolutions-without-meeting Report Dated January 2025 
Received for information. 

10.3 Advisory Planning Commission Minutes Dated December 13, 2024 and January 
17, 2025 (for Receipt) 
Received for information. 

11. BUSINESS ARISING FROM THE MINUTES 

11.1 Follow-up Action List Dated January 2025 
Received for information. 

12. DELEGATIONS 

12.1 Capital Regional District – Pender Parks and Recreation Commission re: 
Schooner Way Trail Updates 

Justine Starke, Capital Regional District (CRD) Manager, Service Delivery, Southern 
Gulf Islands provided the following information: 
• Work on the Schooner Way Trail is commencing 
• Hazardous, dead, and dying trees, as identified by a qualified arborist, will be 

removed 
• Tree removal will occur over the next month to respect nesting windows 

 
Pender Island Parks and Recreation Commission Project Coordinator Rob Fawcett 
made the following comments: 
• A three-metre-wide active style trail with an engineered pathway designed to 

accommodate walkers and cyclists will run from Danny Martin Baseball Park to 
the school 

• Complimentary trail system from the ferry to the school will be built by CRD 
Regional Parks in the future 

• Have received License of Occupation from Ministry of Transportation and 
Transit 

• Ministry of Transportation and Transit provided 850 cubic metres of material 
from the “Dip” project 
 

Discussion ensued and the following comments and clarifications were noted: 
• Statutory right of ways have been obtained 
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• Width of trail is within the design of BC Active Transportation style which allows 
for walkers and cyclists going both ways 

• Engineer has looked at sight lines around bends and corners, proximity to road, 
safe distances from the edge of the asphalt, and drainage factors in trail design 

• Radius of polygon of raptors nest mapping extends to the edge of Schooner Way 
on one property, and there are dead or dying trees within that polygon that will 
be removed 

 
A Trustee noted trees within the proposed Raptors Nest Development Permit Area 
are being removed and Manager Starke noted that had the Development Permit Area 
been impacted the work would be eligible for exemptions under the guidelines. 
 
A Trustee requested the parties pro-actively consult with Pender Islands 
Conservancy on all future trail work and Manager Starke indicated the Conservancy 
had been informed of the trail concept and invited to comment during the previous 
two years. 

13. CORRESPONDENCE 

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

13.1 Pender Islands Conservancy re Environmental Assessment 

Discussion ensued and the following comments were recorded: 
• The Local Trust Committee can review the Environmental Assessment report 

when it is received and determine if it addresses concerns raised by Pender 
Islands Conservancy 

• Island Planner Smith noted that terms of reference for the assessment were 
outlined in the report 

• A public consultation process would be undertaken should the Local Trust 
Committee give direction to draft bylaws 

• The Local Trust Committee can direct the applicant to provide any additional 
information required to better inform the decision-making process 

14. APPLICATIONS AND REFERRALS 

14.1 PLDVP20240301 (Stacyszyn) - Staff Report 

Island Planner Smith indicated the Development Variance Permit application is to 
allow a secondary suite to be 1.5% larger than the maximum 40% floor area 
coverage of the principal dwelling unit. 

 
The applicant was in attendance and spoke to the application.  
 
The Local Trust Committee had no questions for the applicant or the planner.  

 
  

7



 

North Pender Island Local Trust Committee 
Regular Meeting 
January 31, 2025 DRAFT Page 5 of 8 

NP-2025-002 
It was MOVED and SECONDED, 
that North Pender Island Local Trust Committee approve issuance of PL-
DVP-2024-0301 (Stacyszyn). 

CARRIED 

The meeting was recessed for a break at 11:18 a.m. and reconvened at 11:30 a.m. 

14.2 Salt Spring Island Local Trust Committee Referral for Proposed Bylaw No. 541 
(for Response) 

NP-2025-003 
It was MOVED and SECONDED, 
that North Pender Island Local Trust Committee interests are unaffected by 
the Salt Spring Island Local Trust Committee Draft Bylaw No. 541. 
 

CARRIED 

15. LOCAL TRUST COMMITTEE PROJECTS 

15.1 Housing Access and Affordability Project – Staff Memorandum 

Island Planner Smith summarized the memorandum and advised the Local Trust 
Committee to consider extending the term of the Housing Advisory Commission to 
facilitate the continuation of their work. 

Discussion ensued and potential topics for referral to the Advisory Planning 
Commission were identified and included use of alternative water sources and 
multi family residential opportunities. 

 
NP-2025-004 
It was MOVED and SECONDED, 
that North Pender Island Local Trust Committee requests that the Special 
Advisory Planning Commission on Housing be extended to a second one-
year term starting on March 1, 2025. 

CARRIED  

15.2  Raptor Nest Development Permit Area Project – Staff Memorandum 

Island Planner Smith summarized the memorandum and noted the following: 
• Referral responses are being received 
• Islands Trust Conservancy has provided additional information for 

consideration to be outlined in a report provided at an upcoming meeting 
• Options for a mail out to community members were summarized 
• Details about extending the QEP contractor’s scope of work were outlined 

 
Trustees highlighted the importance of sending information to all property owners 
where the DPA is located on their land to provide further clarity and information 
about the Development Permit Area. 
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NP-2025-005 
It was MOVED and SECONDED, 
that North Pender Island Local Trust Committee directs staff to send a mail 
out to all property owners with parcels that contain at least a portion of the 
parcel proposed to be located within newly updated Development Permit 
Area 7 including those parcels only affected by seasonal buffering areas. 
 

CARRIED 
 
NP-2025-006 
It was MOVED and SECONDED, 
that North Pender Island Local Trust Committee requests staff to investigate 
the feasibility of awarding a service contract to Caurinus Environmental 
Consulting to provide additional support to staff for property-owner 
enquiries regarding specific nesting tree locations and features in respect of 
the Raptor Nest Development Permit Area Review Project. 

CARRIED 
 

NP-2025-007 
It was MOVED and SECONDED, 
that North Pender Island Local Trust Committee requests that staff amend 
the Raptor Nest Development Permit Area Review Project charter to add a 
budget line item for the 2025-26 fiscal year in the amount of $5,000 for 
additional consultation, holding of a public hearing and contingency. 
 

CARRIED  

16. REPORTS 

16.1 Work Program Report 

16.1.1 Active Projects Report Dated January 2025 
   Received for information. 

16.1.2 Future Projects Report Dated January 2025 

Island Planner Smith noted Raptor Nest Item No. 2 and 3 have been moved 
up and Item No. 4 is being looked at part of the housing project. 

NP-2025-008 
It was MOVED AND SECONDED, 
that North Pender Island Local Trust Committee request staff to remove 
Item No. 4 Accessory Dwellings from the Future Projects Report as it is 
already been considered as part of the housing project. 

CARRIED 

16.2 Applications Report Dated January 2025 

Island Planner Smith will forward Trustees information on file for Application 
NP_SUB_2023.1 (Mayenburg), commonly known as Edgewood Estates. 
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16.3 Trustee and Local Expense Report Dated November 2024 
  Received for information. 

16.4 Adopted Policies and Standing Resolutions 
  Received for information. 

16.5 Local Trust Committee Webpage 
  No updates required at this time. 

16.6 Islands Trust Conservancy Report Dated November 2024 
  Received for information. 

17. NEW BUSINESS 

17.1 Options for potential downzoning of 6601 Razor Point Road - Staff Memorandum 

Regional Planning Manager Kojima summarized the memorandum and highlighted 
the following: 
• Report provides background on relevant legislation 
• It is possible for local governments to change zoning on a property that results 

in reduced development 
• There are risks and legal challenges associated with downzoning 
• A landowner would have the entire period that the bylaw is being considered, 

plus an additional twelve months after it is adopted, to get subdivision approval 
• Downzoning can not remove all potential economic uses from the property 
• There are options available that would affect the potential to subdivide but the 

current dwelling would not be affected 
• Should the Local Trust Committee wish to pursue the matter the work would 

need to be undertaken as a minor project 
 

Discussion ensued and the following comments and clarifications were noted: 
• Timelines for completion of the current minor project were outlined 
• Trustees could consider engaging the property owner in discussion and 

encourage them to pursue a covenant 
• There is a lot of communication that needs to occur before a downzoning 

decision is considered 

17.2 Helicopters – Discussion 

Discussion about jurisdiction to regulate use of helicopters occurred and the 
following comments were noted: 
• Bylaw Compliance and Enforcement staff investigated a complaint previously 

and received a legal opinion specifying helicopters are federally regulated 
• There is a prohibition put into the Land Use Bylaw on heliports and helipads with 

the rationale being the possibility the court could issue a different decision, or 
federal legislation could change, providing local governments jurisdictional 
authority 

• Affected neighbours could submit bylaw enforcement complaints that would 
allow bylaw enforcement staff to investigate issues unrelated to the actual 
landing of the helicopter 
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• Staff will recirculate the legal opinion that provides the definition of an 
aerodrome 

• The Bylaw Compliance and Enforcement Manager indicated the matter has 
been unsuccessfully challenged in multiple jurisdictions across Canada 

18. UPCOMING MEETINGS 

18.1 Next Regular Meeting Scheduled for April 4, 2024 at the St. Peter's Anglican 
Church Hall, Pender Island 

19. TOWN HALL  
 There were no comments from the public. 

20. CLOSED MEETING  

20.1 Motion to Close Meeting 

NP-2025-009 
It was MOVED and SECONDED, 
that the meeting be closed to the public in accordance with the Community 
Charter, Part 4, Division 3, s. 90(1)(a): 

(a) personal information about an identifiable individual who holds or is 
being considered for a position as an officer, employee or agent of the 
municipality or another position appointed by the municipality; 

AND that the recorder and staff attend the meeting. 
CARRIED 

The regular meeting was closed to the public at 12:19 p.m. 

20.2 Recall to Order 

  The meeting was recalled to order at 12:26 p.m. 

20.3 Rise and Report 

Chair Maude rose and reported that the in-camera minutes of June 14, 2024 were 
adopted and Peter Parè, Michael Dine, Lisa Baile, Joyce Thayer, Jay Gilbert, and 
Theresa Barker were appointed to the Advisory Planning Commission   

21. ADJOURNMENT 

By general consent the meeting was adjourned at 12:27 p.m. 

 
_________________________ 

David Maude, Chair 

 

Certified Correct: 
 

_________________________ 

Lisa Millard, Recorder 
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Minutes of the North Pender Island  
Advisory Planning Commission 

 
Date: 
Location: 

March 4, 2025 
Fireside Room, St. Peter’s Church 

 
Members Present: Lisa Baile  
 Theresa Barker  
 Mike Dine 
 Jay Gilbert 
 Peter Pare  
 Joyce Thayer 
  
Staff Present: Brad Smith, Island Planner  
 Carly Bilney, APC Secretary (electronic) 
  
Members of the 
Public: 

There were no members of the public present. 

 
1. Call to Order 
 

Chair Pare called the meeting to order at 9:08 a.m. He welcomed new members and invited 
them to introduce themselves. 

 
2. Orientation for New Members  

 
Chair Pare provided an outline of the work the Advisory Planning Commission has so far 
completed. He made the following comments: 
• The Commission compiled a list of recommendations for the Local Trust Committee, 

and added an addendum after receiving feedback from the housing survey results 
• The recommendations have been included in the North Pender Island Draft Housing 

Action Plan 
• Next steps will include prioritizing the recommendations for the Local Trust Committee  
• Two documents that have yet to be received are the Suitable Land Analysis and an 

island-wide build-out plan 
 
3.  Approval of Agenda 
 

By general consent, the agenda was approved as presented. 
 
4. North Pender January 17, 2025 APC Minutes (for Adoption) 
 

By general consent, the North Pender Advisory Planning Commission minutes of 
January 17, 2025 were adopted. 

 

DRAFT 
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5.  Discussion of draft Housing Action Plan 
 

Planner Smith arrived at 9:20 a.m., introduced himself, and provided an orientation for new 
members of the Advisory Planning Commission. He outlined the work of the present 
Commission and made the following comments: 
• The aim is to present a draft plan and seek input from the Local Trust Committee at the 

April 4 meeting and at a Community Information Meeting on April 12, and to adopt the 
plan by the May Local Trust Committee meeting 

• Considering land for a potential housing project could be explored with the Suitable 
Land Analysis 

• A build-out analysis measures the maximum amount of dwellings that could exist on 
the island as it is currently zoned, and considers subdivision potential 

• The Suitable Land Analysis should be presented to the Local Trust Committee in the 
next few months and a build-out analysis would be ready in the following term. A build-
out analysis would be done by a third party and a call for proposals could be put out in 
May following adoption of the plan 

• Next steps can be focused on zoning changes (e.g. Mayne Island has made progress 
with Flexible Housing zoning) 

 
Discussion ensued and the following comments were made: 

 
• The need for public safety in all housing initiatives was emphasized 
• There needs to be a mechanism to ensure the places in which people are sleeping are 

safe 
• The Housing Plan includes specific reference to fire safety 
• A draft bylaw that references septic and potable water, with regards to safety, could 

also include safety inspections, sufficient water for fire suppression, and access for 
emergency vehicles 

• Feedback can be provided about including data related to fire suppression in the 
Suitable Land Analysis when the project is presented 

• The bylaw change should include an allowance for worker accommodation at the fire 
hall 

• The Secondary Suite Incentive Program (BC Housing) and the Rural Housing Program 
(Capital Regional District) together offer up to $80,000 in forgivable loans to build a 
suite to rent at under-market value for five years  

• Five years is a reasonable amount of time for property owners to rent out a dwelling in 
exchange for increased density 

• The Housing Action Plan is an overarching document and the goal is to have everything 
within it considered by the Local Trust Committee over the next 16 months 

• There were only ten properties where the owners operated a short-term vacation rental 
and did not live on the land, and they held temporary use permits (TUP); the 
Commission recommended the Local Trust Committee not opt into Bill 35 in 2025, and 
not renew the TUPs 

• The Housing Action Plan recommends a review of short-term vacation rental guidelines 
(and possibly removing reference to TUPs) and developing educational materials 

• There are many more properties that are illegally operating short-term vacation rentals, 
but both the Islands Trust and the province have limited enforcement resources  
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• The impact that increased housing initiatives has had on the business community is 
difficult to measure 

• Most businesses would express a need for safe worker housing 
 

Planner Smith reviewed the list of goals included in the draft Housing Action Plan. The 
following comments were made: 

 
• Goal 1 

o Work is underway 
o Presenting the results would include analysis of the information and identifying 

potential sites for higher density 
o An APC member stressed that Goals 2-4 in the plan are heavily dependent on 

having the Suitable Land Analysis and Build-Out Analysis completed 
• Goal 2 

o This process would include a broad sweep of changes in zoning, and would include 
analysis of draft bylaw language that includes input from agencies, stakeholders, 
First Nations and community members 

o Discussion ensued about why school properties and parks are included in Action 9 
that refers to rezoning for non-market housing in public land use designations; 
opposition was expressed to the inclusion of parks 

o Planner Smith agreed to remove parks from the planning document 
o Discussion ensued about the differences between tiny homes on wheels, 

recreational vehicles and manufactured homes. Planner Smith is attending a 
workshop related to this topic in Nanaimo and will report back to the Commission 

• Goal 3 
o Involves trying to engage with community members to participate in housing 

initiatives 
o Planner Chadwick has done work on Mayne Island related to trading increased 

density for community amenities 
o We would need to consider the impact that an additional number of people would 

have on an existing amenity base, as well as the development cost charge 
o Elected officials have broad discretion to seek amenities (e.g. park land, affordable 

housing units, cash, a rec centre, etc.) 
• Goal 4 

o We could do a blanket mailout so people will be cognizant of the work being done, 
and perhaps participate 

• Goal 5 
o Input is being sought from Islands Trust's Senior Indigenous Relations Advisor Joe 

Elliott to seek better understanding about the housing needs of First Nations 
o All Islands Trust bylaws are referred to First Nations and a higher standard of 

engagement with First Nations is sought in all work 

 
Planner Smith invited Commission members to provide feedback and noted he would 
update the draft Housing Action Plan based on today’s discussion. 
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6.  Communication Method 
 

Members expressed a preference for using a link to access shared Google Docs.  
 
7.  Next Meeting 
 

Planner Smith commented that it would be helpful to have some Advisory Planning 
Commission members present at the April 4 Local Trust Committee meeting and the April 
12 Community Information Meeting. 

 
The next meeting will be Tuesday, April 15 at 9:30am at St. Peter’s Church. 

 
8.  Adjournment 
  

By general consent the meeting was adjourned at 10:48 a.m. 
 
_________________________ 

Peter Pare, Chair 

 

Certified Correct: 

_________________________ 

Carly Bilney, Recorder 
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Print Date: March 27, 2025

Follow Up Action Report

North Pender Island

Responsibility Dates  Activity

31-Jan-2025

StatusProgress

CompletedEmily Bryant 1 10.1  November 29, 2024 LTC meeting minutes adopted as amended - 

amended to change order of 17.3 to before 14.4 as requested by LTC at 

start of meeting

Target: 14-Feb-2025 100%

CompletedEmily Bryant

Jas Chonk

 2 14. 1   PLDVP20240301 (Stacyszyn) - Permit approved as presented - 

staff to issue permit and close file

Target: 14-Feb-2025 0%

CompletedJas Chonk 3 14.2 SSI Bylaw No 541 - LTC responds that interests are unaffected Target: 14-Feb-2025 0%

In ProgressBrad Smith

Emily Bryant

 4 15.2  Raptor Nest DPA project

             1) Staff to send letter to all property owners within buffer areas 

including both core and seasonal buffers  (~361  properties)

             2) Staff to investigate the feasibility of retaining Caurinus 

Environmental on contract to support raptor project to provide 

information support for staff consultation with property owners

             3) Staff to request $5,000 for 2025/26 fiscal for Raptor Project - 

DONE

Target: 18-Apr-2025 0%

CompletedEmily Bryant

Jas Chonk

 5 15.1  Housing Access and Affordability Project - LTC extended special 

APC to a new term ending March 1, 2025

Target: 14-Feb-2025 100%

CompletedBrad Smith 6 Future Project List - Staff to remove item 4. ADUs from future projects 

list as it is being considered in housing project

Target: 31-Jan-2025 0%
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Print Date: March 27, 2025

Follow Up Action Report

North Pender Island

Responsibility Dates  Activity

31-Jan-2025

StatusProgress

CompletedEmily Bryant

Jas Chonk

 7 In Camera Rise and Report

1)  June 14 meeting minutes adopted as presented

2) 6 members appointed to APC as presented in staff report - staff to 

initiate letters and send orientation packages to new members - 

extend invite to new members for March 4 meeting

Target: 14-Feb-2025 100%

Page 2 of 2 17



  STAFF REPORT 

Islands Trust Staff Report 1 

File No.: NPPLDVP20240330 (Keay) 
  

DATE OF MEETING: April 4, 2024 

TO: North Pender Island Local Trust Committee 

FROM: Brad Smith 
Southern Team 

COPY: Robert Kojima, Regional Planning Manager 

SUBJECT: Development Variance Permit – Dock and Associated Walkway 

 Applicant: Charles Keay 

 Location: 2603 Galleon Way 

RECOMMENDATION 

1. That the North Pender Island Local Trust Committee approve issuance of Development Variance 
Permit application NP-PL-DVP-2024-0330 (Keay). 

REPORT SUMMARY 

The purpose of the report is to consider a Development Variance Permit (DVP) application to permit the siting of 

an existing residential dock structure and associated upland walkway located at 2603 Galleon Way. 

RATIONALE FOR VARIANCE 

The above recommendation is supported as: 

• The dock has been in place since the 1980’s and no new construction or land disturbance is required; 

• Authorization is in place for the dock structure to be located in the National Park Reserve Marine Area;  

• The variances are relatively minor and are not-impactful to neighbours or the natural environment; 

• The proposed variances do not challenge the intent of the regulation; and, 

• There were no concerns raised during the notification period. 

BACKGROUND 

The subject property is located at 2603 Galleon Way (Figure 1). The lot is built out with a residential dwelling 

and associated structures.  

 

The dock structure was built in the early 1980’s. At that time, lot setback bylaw provisions, including the 3 m 
seaward projection, were in place, so the dock structure is not legal non-conforming in respect of siting. As such, 
the property owner is now seeking to bring the dock structure and an associated upland concrete walkway into 
compliance with the North Pender Island Land Use Bylaw No. 224 (LUB).  
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Islands Trust Staff Report 2 

Figure One - Subject Property and Dock Structure 

 

The specific LUB variances being sought are: 

a) Article 3.3 (2)(a), which states that the following structures are exempt from Subsection 3.3 (1)(a): 
Walkways, stairs or a ramp accessory to a permitted private dock in the Water 1 or Water 6 Zones 
and stairs to access the foreshore with a width less than 1.2 metres and a length less than 3 metres, is 

varied to permit a walkway accessory to a permitted private dock structure with a width up to 1.92 
metres to be exempt from subsection 3.3 (1).  

b) Article 5.1 (5)(a), which states that the minimum setback for any building or structure shall be 7.6 
metres from any front or rear lot line, is varied to permit a walkway accessory to a permitted private 
dock to be located within 0 metres of a rear lot line.  

c) Article 5.1 (5)(b), which states that the minimum setback for any building or structure shall be 3 
metres from any interior side lot line, is varied to permit a walkway accessory to a permitted private 
dock to be located within 1.9 m of an interior side lot line.  

d) Subsection 5.20 (3), which states that no structure may be located within 3 metres of the seaward 
projection of any side lot line of the abutting upland lot, is varied to permit the siting of permitted 
private dock structure and accessory walkway located within 3 metres of the seaward projection of 
a side lot line. 

e) Subsection 5.20 (5) which states that the width of any ramp or walkway, including handrails, used to 
access any dock, float or wharf permitted in Subsection 5.20 (1) shall not exceed 1.5 metres, is 
varied to permit a walkway used to access an existing private dock with a width up to 1.92 m.   

 

To help the LTC understand the seaward projection provision, the image below shows the approximate 

extension of the 3 m projection from the upland lot line, with the dock extending across that projection. 
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The variances are further shown on the following site plan drawing that is included in the draft permit: 

 

Staff walked the foreshore area abutting the subject property in December 2024 including the location of the 

dock. No concerns were noted. Additional site context is included in Attachment 1 and maps and photos are 
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included in Attachment 2. A copy of the proposed permit and statutory notice is included as Attachments 3 and 

4. A rationale letter from the applicant is included as Attachment 5.  

ANALYSIS 

Policy/Regulatory 

Official Community Plan 

The subject parcel is designated as Rural Residential in the North Pender Island Land Use Official Community Plan 
(OCP) No. 171, 2007. The uses on the lot are consistent with the residential policies of the OCP.  

There is Development Permit Area 6 - Intertidal (DPA 6) located within the foreshore where the dock is located. 

However, as the dock has been in place prior to the establishment of DPA 6, and no new unpermitted 

construction or development has occurred, it is exempt from the requirement for a development permit. 

  

Land Use Bylaw 

The upland subject parcel is zoned Rural Residential 1 (RR1) in the LUB. The current upland residential uses 

comply with LUB use and density provisions. 

The dock structure requiring variance extends from the subject parcel into the Water 1 and the Water 5 zones. 

The Water 1 zone permits one private dock per abutting upland residential lot. The Water 1 zone includes a 

provision that no structure may be located within 3 metres of the seaward projection of any side lot line of the 

abutting upland lot. The dock structure also encroaches into rear and side lot setbacks, and the associated 

upland concrete walkway is wider than permitted.  

 

The dock extends into the Water 5 (W5) zone. The W5 zone, which is located in the National Park Marine Area, 

does not permit docks. However, this more restrictive zoning was established after dock construction when the 

upland portion also became National Park, so the dock is legally non-conforming in respect of zoning and the 

dock use is permitted. 
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Federal Authorization 

An existing federal Licence of Occupation is in place for the dock to be sited within the National Park Marine 
Area, as shown below:  

 

Issues and Opportunities 

Impact on Neighbouring Properties and Natural Environment 

The impacts on the neighbouring properties are minimal as the dock has been in place for several years, there 

are no immediate dwellings with site lines affected, and the lot most potentially affected to the immediate north 

of the subject parcel is National Park Reserve land with no active foreshore use or structures. Environmental 

impact is also minimal as no new construction or development is required, and the dock is permitted to be 

located in the National Park Reserve marine area by the federal government. At the time of writing this report, 

there have been no concerns raised by neighbours in response to the DVP notification.  

The Intent of the Regulation being Varied 

The overall purpose of the zoning requirements with respect to lot setback and seaward projection and 

maximum upland walkway width are to: 

• Limit the impact of shoreline and marine development on adjacent properties and the environment. 

• Establish a consistent development pattern for docks within the Trust Area.  
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• Protection of views, scenic areas and distinctive features contributing to the overall visual quality and 
scenic value of the Trust Area. 

• Maintain a rural character. 

• Establish certainty with respect to residential development by maintaining consistent 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.  

In this case, staff are of the view that the variances are reasonable as the dock and associated walkway have 

been in place for several decades with no issues or complaints, there is minimal impact on adjacent properties 

or the environment, no new construction or habitat disturbance is required, and the variances are relatively 

minor. 

Seawall Revetment  

Recent work has been completed to construct a foreshore revetment structure on the subject property. This 

work was authorized by the North Pender Island Board of Variance (NP-BOV-2021.2). Staff have reviewed the 

BOV conditions for construction and consider the work to be complete and in compliance including revegetation 

and other restoration requirements.  

 

Consultation 

DVP Notices were circulated to surrounding property owners and residents as per statutory requirements. The 

notification period ended at 4:30 pm, March 26, 2025. Staff have received no responses from neighbouring 

residents at time of report writing. Responses received after the publishing of this staff report will be provided to 

the LTC prior to the April 4 meeting, and spoken to by staff at that meeting. 

First Nations 
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The Islands Trust reviews all applications to ensure the preservation and protection of cultural heritage, 

archaeological sites, and ancestral places. There are archaeological sites identified on the provincial RAAD site in 

the immediate area, but there is archaeological potential identified in the area.  

By copy of this report, the owners and applicant should be aware that there is a chance that the upland lot may 

contain previously unrecorded archaeological material that is protected under the Heritage Conservation Act. 

Recommendation 

The recommendation on page 1 is supported as: 

• The dock has been in place since the 1980’s and no new construction or land disturbance is proposed; 

• Provincial and Federal authorizations are in place for the dock structure;  

• The variances are relatively minor and are not-impactful to neighbours or the natural environment; 

• The proposed variances do not challenge the intent of the regulation; and, 

• There were no concerns raised during the notification period. 

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

2. Deny the application 

The LTC may deny the application(s).  

Recommended wording for the resolution is as follows: 

That the North Pender Island Local Trust Committee deny Development Variance Permit application NP-
PL-DVP-2024-0330 (Keay). 

Submitted By: Brad Smith, Island Planner March 11, 2025 

Concurrence: Robert Kojima, Regional Planning Manager March 11, 2025 

ATTACHMENTS 

1. Site Context 
2. Maps, Plans, Photographs  
3. Draft Permit 
4. Notice 
5. Rationale Letter from Applicant 
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ATTACHMENT 2 – SITE CONTEXT – 2603 GALLEON WAY 

LOCATION 

Legal Description LOT A (SEE EX81156) SECTION 9 PENDER ISLAND COWICHAN DISTRICT PLAN 
23487 

PID 026-329-514 

Civic Address 2603 Galleon Way, North Pender Island 

Lot Size 0.31 ha (0.76 ha) 

LAND USE 

Current Land Use Residential 

Surrounding Land Use Residential, Water 1, Water 6, National Park, Community Park 

HISTORICAL ACTIVITY 

File No. Purpose 

NP-BOV-2021.2  Variance for construction of foreshore revetment structure 

NP-BP-2021.14 Renovation and addition to existing single family dwelling and garage 

POLICY/REGULATORY  

Official Community Plan 
Designations  

North Pender Island OCP No. 171, 2007 Designation: Rural Residential (RR) 
 
Intertidal DPA 

Land Use Bylaw North Pender Island LUB No. 224 Zoning: Rural Residential 1 (RR1) 

Other Regulations None 

Covenants None 

Bylaw Enforcement NP-BE-2022.19 – concerns raised around seawall revetment construction – 
work authorized, file closed 

SITE INFLUENCES 

Islands Trust Conservancy N/A 

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

Species at Risk Ecosystems at Risk - CDC:Pseudotsuga menziesii / Mahonia nervosa 
Marine Critical Habitat - Marbled Murrelet, Southern Resident Killer Whale 

Sensitive Ecosystems Littoral ecosystem near foreshore – Young forest in adjacent National Park 

Hazard Areas None 

Archaeological Sites 
 

 

 

There are no registered archaeological sites identified on the provincial 
RAAD site in the immediate area, however there is archaeological potential 
identified in the area. By copy of this report, the owners and applicant 
should be aware that there is still a chance that the lot may contain 
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previously unrecorded archaeological material that is protected under the 
Heritage Conservation Act. 

Climate Change Adaptation 
and Mitigation 

N/A 
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ATTACHMENT 2 – MAPS, PLANS, DRAWINGS, PHOTOGRAPHS 

2.1 ORTHOPHOTO AND ZONING 

 

2.2  DPAS  
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2.3  SENSITIVE ECOSYSTEM MAPPING 

 

2.4  SHORELINE UNITS 
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2.5 MARINE ECOSYSTEMS 

 

2.6 LICENCE OF OCCUPATION AREA 
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2.7 SITE PLAN 
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2.8 PHOTOGRAPHS 
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NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
DEVELOPMENT VARIANCE PERMIT 

PLDVP20240330 
 

To: Charles and Jane Keay 
 
1. This Development Variance Permit applies to the land described below: 
 

LOT A (SEE EX81156) SECTION 9 PENDER ISLAND COWICHAN DISTRICT PLAN 23487 
PID: 026-329-514 
 

2. North Pender Island Land Use Bylaw No. 224, 2022 is varied as follows:   
 

a) Article 3.3 (2)(a), which states that the following structures are exempt from Subsection 3.3 (1)(a): 

Walkways, stairs or a ramp accessory to a permitted private dock in the Water 1 or Water 6 Zones and 
stairs to access the foreshore with a width less than 1.2 metres and a length less than 3 metres, is varied 

to permit a walkway accessory to a permitted private dock structure with a width up to 1.92 metres to 
be exempt from subsection 3.3 (1).  
 

b) Article 5.1 (5)(a), which states that the minimum setback for any building or structure shall be 7.6 
metres from any front or rear lot line, is varied to permit a walkway accessory to a permitted private 
dock to be located within 0 metres of a rear lot line.  
 

c) Article 5.1 (5)(b), which states that the minimum setback for any building or structure shall be 3 metres 
from any interior side lot line, is varied to permit a walkway accessory to a permitted private dock to be 
located within 1.9 m of an interior side lot line.  

 
d) Subsection 5.20 (3), which states that no structure may be located within 3 metres of the seaward 

projection of any side lot line of the abutting upland lot, is varied to permit the siting of permitted 
private dock structure and accessory walkway located within 3 metres of the seaward projection of a 
side lot line. 
 

e) Subsection 5.20 (5) which states that the width of any ramp or walkway, including handrails, used to 
access any dock, float or wharf permitted in Subsection 5.20 (1) shall not exceed 1.5 metres, is varied to 
permit a walkway used to access an existing private dock with a width up to 1.92 m.   

 
The development shall be consistent with Schedule ‘A’ and ‘B’ attached to and forming part of this permit.  
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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 “North Pender Island Land Use Bylaw No. 224, 2022” 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 NORTH PENDER ISLAND LOCAL TRUST COMMITTEE THIS XX DAY OF 
XX, 2025. 
 

    
 Deputy Secretary, Islands Trust 
 
    
 Date of Issuance 

 
 
IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE ##TH DAY OF MONTH, 2027 THIS PERMIT 
AUTOMATICALLY LAPSES. 
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NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
PLDVP20240330 

 
SCHEDULE ‘A’ – LICENCE OF OCCUPATION AREA 

  

Subsection 5.20 (3) is varied to permit an 
existing dock structure and accessory 
walkway to be located within 3 metres of the 
seaward projection of a side lot line. 
 
  
 

~3 m projection 
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PLDVP20240330 

 
SCHEDULE ‘B’ 

 

 

 

 
 
 

Walkway accessory to an existing dock 
with a width up to 1.92 m: 

 Article 3.3 (2)(a) is varied to 
permit a walkway accessory to a 
permitted private dock with a 
width up to 1.92 m to be exempt 
from subsection 3.3(1). 

 Subsection 5.20 (5) is varied to 
permit a walkway used to access 
an existing private dock with a 
width up to 1.92 m. 

  
 

Subsection 5.20 (3) is varied to permit an 
existing dock structure and accessory 
walkway to be located within 3 metres of 
the seaward projection of a side lot line. 
 
  
 

 Article 5.1 (5)(a) is varied for walkway 
accessory to dock to be located 
within 0 metres of rear lot line. 

 Article 5.1 (5)(b) is varied for walkway 
accessory to dock to be located 
within 1.9 m of an interior side lot. 
line.  
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                                                  NOTICE 
                                         PLDVP20240330  
            NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
 

 
 
NOTICE is hereby given pursuant to Section 499 of the Local Government Act that the North Pender Island Local Trust 
Committee will be considering a resolution allowing for the issuance of a Development Variance Permit, the proposed 
permit would vary the North Pender Island Land Use Bylaw No. 224, 2022 by: 
 

 Permitting the siting of an existing private dock structure and walkway to be located within 3 metres of the 
seaward projection of a side lot line and within rear lot and interior side lot setbacks;  

 Permitting an existing walkway accessory to the dock to have a width greater than the maximum allowed. 
 
The property is located at 2603 Galleon Way and is legally described as: 
 

LOT A (SEE EX81156) SECTION 9 PENDER ISLAND COWICHAN DISTRICT PLAN 23487 
PID: 026-329-514 

 

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 March 14, 2025 and continuing up to and including March 26, 2025.  
 
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 North Pender Island.   
 
Enquiries or comments should be directed to Brad Smith at (250) 405-5194, for Toll Free Access, request a transfer 
via Enquiry BC:  In Vancouver 660-2421 and elsewhere in BC 1-800-663-7867; or by fax (250) 405-5155; or by email 
to:  southinfo@islandstrust.bc.ca before 4:30 pm, March 26, 2025. 
 
The North Pender Island Local Trust Committee may consider a resolution allowing for the issuance of the permit 
during the regular meeting starting at 10:00 a.m. on April 4, 2025, to be held at the St. Peter’s Anglican Church 
Hall, 4703 Canal Rd, North Pender Island. 
 
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 
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Brad Smith 

Southern Team 

 

Islands Trust  

200-1627 Fort Street 

Victoria BC, V8R 1H8 

250-405-5170 

bsmith@islandstrust.bc.ca 

 

December 4, 2024 

 

Re: 2603 Galleon Way: Development Variance Permit Application  

 

Dear Mr. Smith, 

 

I am writing to formally request approval of a development variance permit for the size of an existing 

walkway structure and siting of an existing dock and walkway structure located at 2603 Galleon Way, 

North Pender Island. Along with my mother, Jane Keay, we are the owners of 2603 Galleon Way.  

 

Variance Details: 

 

Variance #1: 

 

Bylaw: 

North Pender Land Use Bylaw No. 224, Section 3.3 (2)(a): Siting and Setback Regulations  

 

Walkways, stairs or a ramp accessory to a permitted private dock in the Water 1 or Water 6 Zones and 

stairs to access the foreshore with a width less than 1.2 metres and a length less than 3 metres  

 

Summary: 

Per the legal survey attached in this application, the concrete walkway and stair structure adjacent to the 

wood dock structure measure 1.92 m in width at its widest point. The length of the concrete walkway is 

2.74 m at its longest point. The stairs adjacent to the wood dock structure are 0.59 m in width and 2.58 

m in length.  

 

The concrete walkway structure is assumed to have been built concurrent to the wood dock structure, as 

a concrete structure supports the wood dock structure and is integrated with the concrete walkway. The 

earliest aerial photography from the Government of British Columbia, dating back to 1985, shows the 

dock structure in its current location. It is unclear if the concrete walkway is present. We became owners 

of the property in 2020 and have made no improvements or modifications to these structures.  

 

Below is the historical aerial photograph and current photos of the walkway structure.  
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https://openmaps.gov.bc.ca/thumbs/1985/bc85013/bc85013_174_12n_thumb.jpg 
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Request for Variance: 

To permit the existing concrete walkway structure to remain in place, unchanged.  

 

Rationale for Variance: 

When the dock structure was completed in 1985 or earlier, the land use bylaw in effect was North 

Pender Island Zoning Bylaw No. 5. There were no limitations within Bylaw No. 5 limiting the size of dock 

(private float) walkways at the time of construction. Our interpretation is that the concrete walkway 

structure was built at the same time as the wood dock structure and that this is a legal non-conforming 

use, however, as the aerial photograph resolution is not clear enough to determine if the concrete 

walkway is present, we are requesting a variance.  

 

The variance required for the existing walkway size relative to the current sizing requirements is minor. 

The width is 0.7 m more than the permitted size. The function of the walkway is integral to the dock 

structure, as it is supporting the wood dock structure as it meets the land. Removing this structure or 

reducing its size would be challenging and require disturbing the natural environment.  

 

Our immediate neighbour to the north of this structure is Gulf Islands National Park, with whom we have 

a licence to occupy their lands with this dock structure. Our neighbour immediately to the south, 2605 

Galleon Way, has previously supported in writing our foreshore revetment structure application that was 

approved in 2022. This relatively small concrete pad is not visible and has no impact on the use and 

enjoyment of their property.  
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Variance #2 & 3: 

 

Variance #2 Bylaw: 

North Pender Land Use Bylaw No. 224, Section 5.1 (5)(b): Rural Residential 1 (RR1) Zone, Siting and Size 

 

The minimum setback for any building or structure shall be: 3 metres from any interior side lot line 

 

Variance #3 Bylaw: 

North Pender Land Use Bylaw No. 224, Section 5.20 (3): Water 1 (W1) Zone | Siting and Size 

 

No structure may be located within 3 metres of the seaward projection of any side lot line of the 

abutting upland lot. 

 

Summary: 

Both variances concern the 3-meter interior side lot line setback and the 3-meter seaward projected side 

lot line setback. As such, we will address them together in this summary and rationale. 

 

The earliest aerial photography from the Government of British Columbia, dating back to 1985, shows 

the dock structure in its current location. Since purchasing this property in 2020, we have made no 

changes or modifications to the dock structure. 

 

During our due diligence before purchasing the property on November 20, 2020, we were provided with 

an existing Licence of Occupation. This licence, issued by Her Majesty the Queen, in right of Canada, 

represented herein by the Minister of the Environment for the purposes of the Parks Canada Agency, 

granted the previous owner permission to use and occupy a specific parcel of land located in Gulf Islands 

National Park Reserve, including portions of Shingle Bay, North Pender Island, as outlined in Schedule 

“A,” which is included below. 

 

41



 

 

 
 

On November 20, 2020, the licence was renewed for a 5 year period with Parks Canada.  

 

Per the included legal site survey, the following encroachments are noted: 

1. RR1 Zone: The walkway and a small portion of the dock encroach on the 3-meter interior side lot 

line setback. This lot line is shared with Gulf Islands National Park. 

2. Water 1 Zone: The dock structure lies within 3 meters of the seaward projection of the interior 

side lot line. 

3. Water 5 Zone: The dock structure crosses over the seaward projection of the interior side lot 

line. The land use bylaw notes that “the Federal Crown is not subject to local government 

regulations, including zoning. Uses consistent with the Canada National Parks Act and other 

approved Gulf Islands National Park Reserve management plans are generally permitted on 

lands, including submerged lands, in the National Park Reserve.” 

 

Request for Variance: 

To permit the existing siting of the dock structure to remain in place, unchanged.  
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Rationale for Variance: 

While the dock and walkway encroach on the 3-meter setback, we hold a valid Licence of Occupation 

with Parks Canada permitting the occupation of these areas. 

 

Relocating the dock is not feasible and would cause significant environmental disruption. Furthermore, 

such relocation is unnecessary, as Parks Canada has explicitly authorized the siting of our dock in this 

location. The dock has been in existence for at least 39 years, in plain sight within Shingle Bay, and to our 

knowledge there have been no complaints or concerns filed with Islands Trust over its siting in relation 

to Gulf Islands National Park.  

 

Since acquiring the property, we have committed substantial time and resources to its maintenance and 

improvement. For example, in our previously approved Board of Variance application for a foreshore 

revetment structure, we addressed the degradation of the foreshore. We replaced a decaying wood pile 

seawall installed by previous owners, with a structure designed in alignment with the Islands Trust’s 

preferred Green Shores approach. This project has now undergone two years of vegetation 

establishment and recently achieved Green Shores Silver certification. 

 

We deeply respect our property and take great effort to care for it, we ask the Land Trust Committee to 

approve the requested variances.  

 

Sincerely, 

 

Charles Keay 
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Islands Trust Staff Report 1 

File No.: PL-DVP-2024-0350 
DATE OF MEETING: April 4, 2025 

TO: North Pender Island Local Trust Committee 

FROM: Bruce Belcher, Planner 2 
Southern Team 

COPY: Robert Kojima, Regional Planning Manager 

SUBJECT: PL-DVP-2024-0350  

 Applicant: Doug Smith 

 Location: 5410 Hooson Road, North Pender Island 

RECOMMENDATION 

1. That the North Pender Island Local Trust Committee approve issuance of PL-DVP-2025-0350. 

REPORT SUMMARY 

The purpose of this report is to consider a Development Variance Permit (DVP) to vary the maximum height and 
number of storeys for an accessory building from 4.6 metres and one storey, to 8.61 metres and two storeys for 
an existing agricultural building to be converted to an accessory building. 

RATIONALE FOR VARIANCE 

The applicant’s rationale for the variance is to save and repurpose the existing barn and use the building as a 
shop, office, and storage space. The barn is a long-standing structure with no additions proposed that would 
create any new impacts on neighbours, and predates the current owners purchase of the property. 

BACKGROUND 

The variance application is following an Islands Trust Preliminary Plan Review for proposed alterations and a 
change of use for the existing barn on the property. Staff identified that since the building was changing its use 
from an agriculture building to an accessory building its current height and storeys would be non-conforming 
with the North Pender Land Use Bylaw No. 224, 2022 (LUB). 

The specific variance to the LUB is as follows: 

a) Subsection 3.4 (3) which states that an accessory building or structure may not exceed 4.6 metres in 
height and one storey is varied to permit the conversion of an existing barn to an accessory building 
(workshop, office, and storage) with a maximum height of 8.61 metres and two storeys. 

The subject lot is located at 5410 Hooson Road on North Pender Island. The parcel is zoned as Rural (R) and is 
4.19 ha (10.348 ac) in area. The existing barn is sited lawfully on the property 7.73 metres from the interior side 
lot line which has a minimum required setback of 6.10 metres.  

 

44



Islands Trust Staff Report 2 

Additional to the existing barn, the property has a principal dwelling currently under construction, and an 
accessory carport  under construction, as well as an existing greenhouse. The converted building would have a 
floor area of 183.54 m2, bringing the estimated total floor area of all buildings on the lot to 325m2 and well 
under the maximum permitted floor area of 3000m2 for a parcel of this size. The existing lot coverage is also well 
below the maximum permitted coverage of 25% which would equal 10,475m2.  

A copy of the notice and proposed permit PL-DVP-2024-0350 are included with this report as Attachment 4 and 
5. The applicant has provided a letter explaining their rationale for the variance application included as 
Attachment 3. Staff completed a site visit on the property on March 24th, photos of the site are included as 
Attachment 2. 

If the application is denied, the owners could apply to the Board of Variance or alter the plans to conform with 
the LUB. 

 

Figure 1 - Subject Property Location 

ANALYSIS 

Intent of Regulations being varied 

The overall purpose of the maximum height and storey regulations are to minimize impacts on adjacent properties 
related to: 

• Limiting the visual impact of development on adjacent properties; 

• Establishing consistent development patterns within a local area; 

• Protecting view, scenic areas, and distinctive features contributing to the overall visual quality and scenic 
value of the Trust Area; 

• Maintaining rural character; 

• Establishing certainty with respect to development by maintaining consistent height regulations. 
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Land Use Bylaw 
 
The parcel is zoned Rural in the LUB. Among other permitted uses this zoning permits agriculture uses and 
accessory uses, buildings and structures.  
- Agriculture is defined as the use of land, buildings or structures for a farm operation.  
- Accessory is defined as, in relation to a use, building or structure means incidental, secondary and 

exclusively devoted to a principal use, building or structure expressly permitted by this Bylaw on the same 
lot or. 

 
Granting a variance does not exempt an owner from complying with the permitted uses within the property’s 
zone. 

 

 
Figure 2 - Site Plan 

Potential impacts of granting to 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 evaluate on its own merits. 

If the variance is approved the anticipated impacts on neighbouring properties are minimal since it is a long-
standing building with no proposed additions or expansion to the building. The existing building is not sited near 
any buildings on neighbouring properties and is shielded from the road and neighbouring properties by trees. 
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Circulation 

The draft permit was circulated to surrounding property owners and residents on March 14, 2025. The 
notification period will end on March 26, 2025. 

At the time of writing, staff have received one letter of objection to the application. Any comments received 
subsequently will be forwarded to the Local Trust Committee and reported at the meeting. 

First Nations 

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 unknown 
archaeological areas, staff forwarded the Islands Trust Chance Find Protocol and the provincial Archaeological 
Branch guidelines on Heritage Act directly to the applicants with the initial application. 

Rationale for Recommendation 

Staff is recommending that the resolution on page 1 be supported for the following reasons: 

• Repurposing an existing building rather than building a new accessory building is considered a 
reasonable rationale for a variance; 

• The proposed variance would not challenge the intent of the regulations due to no new impacts created 
on neighbouring property’s views nor any additional land alteration;  

• The building is consistent with the lot coverage, siting, and total floor area regulations; 

• Granting the variance would not exempt the building from complying with the permitted uses 
associated with the property’s zoning, specifically the building could not be used for human habitation. 

ALTERNATIVES  

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

1. Request further information 

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

That the North Pender 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 North Pender Island Local Trust Committee refuse application PL-DVP-2024-0350.  

Submitted By: Bruce Belcher, Planner 2 March 26, 2025 
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Concurrence: Robert Kojima, Regional Planning Manager March 26, 2025 

ATTACHMENTS 

1. Site Context 
2. Plans, Photographs  
3. Applicant Letter 
4. Notice 
5. Draft Development Variance Permit 
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Islands Trust Staff Report 1 

ATTACHMENT 1 – SITE CONTEXT 

LOCATION 

Legal Description PARCEL "G" (DD 98036-I) OF THE SOUTH EAST 1/4 OF SECTION 19, PENDER 
ISLAND, COWICHAN DISTRICT, EXCEPT THOSE PARTS IN PLANS 12147, 20226, 
21077, 23416, 43782, VIP53926 AND EPP50274 

PID 004-097-858 

Civic Address 5410 Hooson Road, North Pender Island  

Property Size 4.18 ha 

LAND USE 

Current Land Use Residential 

Surrounding Land Use Residential, National Park 

HISTORICAL ACTIVITY 

File No. Purpose 

NP-DVP-2014.2 Variance for split zoning subdivision 

NP-SUB-2014.3 Boundary line adjustment subdivision 

PLBP20240131 New single-family dwelling, carport 

POLICY/REGULATORY  

Official Community Plan 
Designations  

Rural Land Use 

Land Use Bylaw Rural 

Covenants N/A 

Bylaw Enforcement N/A 

SITE INFLUENCES 

Species at Risk Douglas-fir / dull Oregon-grape ecological community 

Sensitive Ecosystems The subject property is identified within Sensitive Ecosystem Inventory 
mapping as Mature Forest Ecosystems. For additional details regarding the 
Mature Ecosystems, please refer to page 16 of the Islands Trust Sensitive 
Ecosystem Guide. 

Hazard Areas Moderate, Low-risk steep slopes 
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Archaeological Sites 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 

No anticipated impacts associated with proposed variance. 
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ATTACHMENT 2 – PLANS AND PHOTOS 

2.1 SURVEY PLAN 
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2.2 PHOTOS 

 

EXISTING BARN, LOOKING NORTH-WEST 

 

EXISTING BARN, LOOKING SOUTH-EAST 
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2.2 PHOTOS, CONTINUED 

 

PROPERTY LINE MARKER ADJACENT TO EXISTING BARN, LOOKING EAST 

 

PROPERTY LINE MARKERS, LOOKING EAST 
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2.2 PHOTOS, CONTINUED 

 

PROPERTY LINE MARKER ADJACENT TO EXISTING BARN, LOOKING NORTH-EAST 

 

EXISTING BARN, LOOKING WEST 
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2.2 PHOTOS, CONTINUED 

 

EXISTING BARN, VIEW FROM DRIVEWAY LOOKING NORTH-WEST 

 

EXISTING BARN, VIEW FROM DRIVEWAY AND PROPERTY LINE LOOKING WEST 
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           THIRD AXIS DESIGN 
           250 588 7029 
  www.thirdaxis.ca 

2024-12-09 

 

Re: 5410 Hooson Rd, Pender Island BC 

 

 

Attention Island Trust Planning Department: 

 

The home owners at 5410 Hooson Road are hoping to save and repropose the barn on their property into a 

shop with some storage & office space. This would include repairing the building and updating the exterior; 

however, this will also require changing the use from a farm building to an accessory building, and the existing 

structure is over the maximum height allowance for accessory buildings per the zoning bylaw. Due to this, we are 

seeking a variance for an accessory building height of 8.61m to save and reuse the existing building. As the barn is a 

long-standing structure there will be no changes to the visual or other (if any) impacts on the neighbors.   

If you have any questions about any of this, please don’t hesitate to reach out. 

 

Sincerely, 

 

 

 

 

 

Doug Smith 
Third Axis Design Ltd. 
dsmith@thirdaxis.ca 

Attachment 3
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                                                  NOTICE 
                                         PLDVP20240350  
            NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
 

NOTICE is hereby given pursuant to Section 499 of the Local Government Act that the North Pender Island Local Trust 
Committee will be considering a resolution allowing for the issuance of a Development Variance Permit, the proposed 
permit would vary the North Pender Island Land Use Bylaw No. 224, 2022 by: 
 

• Increasing the maximum height regulations from 4.6 to 8.61 metres and from one to two storeys for the 
conversion of an existing barn to an accessory building (workshop, office, and storage). 

The property is located at 5410 Hooson Road and is legally described as PARCEL "G" (DD 98036-I) OF THE SOUTH EAST 
1/4 OF SECTION 19, PENDER ISLAND, COWICHAN DISTRICT, EXCEPT THOSE PARTS IN PLANS 12147, 20226, 21077, 
23416, 43782, VIP53926 AND EPP50274 (PID: 004-097-858). 
 

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 March 14, 2025 and continuing up to and including March 26, 2025.  
 

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 North Pender Island.   
 

Enquiries or comments should be directed to Bruce Belcher at (250) 405-5179, for Toll Free Access, request a transfer 
via Enquiry BC:  In Vancouver 660-2421 and elsewhere in BC 1-800-663-7867; or by fax (250) 405-5155; or by email to:  
southinfo@islandstrust.bc.ca before 4:30 pm, March 26, 2025. 
 

The North Pender Island Local Trust Committee may consider a resolution allowing for the issuance of the permit 

during the regular meeting starting at 10:00 a.m. on April 4, 2025, to be held at the St. Peter’s Anglican Church 
Hall, 4703 Canal Rd, North Pender Island. 
 
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 4
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NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 

DEVELOPMENT VARIANCE PERMIT 
PLDVP20240350 

 
To: Kevin Phillips and Tanya Prestay 
 c/o Doug Smith, Third Axis Design 
  
1. This Development Variance Permit applies to the land described below: 
 

PARCEL "G" (DD 98036-I) OF THE SOUTH EAST 1/4 OF SECTION 19, PENDER ISLAND, COWICHAN DISTRICT, 
EXCEPT THOSE PARTS IN PLANS 12147, 20226, 21077, 23416, 43782, VIP53926 AND EPP50274   
(PID: 004-097-858) 
 

2. North Pender Island Land Use Bylaw No. 224, 2022 is varied as follows:   
 

a) Subsection 3.4 (3) which states that an accessory building or structure may not exceed 4.6 metres in 
height and one storey is varied to permit the conversion of an existing barn to an accessory building 
(workshop, office, and storage) with a maximum height of 8.61 metres and two storeys. 

 
The development shall be consistent with Schedule ‘A’, ‘B’ and ‘C’ 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 “North Pender Island Land Use Bylaw No. 224, 2022” 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 NORTH PENDER ISLAND LOCAL TRUST COMMITTEE THIS TH DAY OF , 
2025. 
 

    
 Deputy Secretary, Islands Trust 
 
    
 Date of Issuance 

 
 
IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE ##TH DAY OF MONTH, 2027 THIS PERMIT 
AUTOMATICALLY LAPSES. 

Attachment 5
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NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
PLDVP20240350 

 
SCHEDULE ‘A’ (1 of 2) 
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NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
PLDVP20240350 

 
SCHEDULE ‘A’ (2 of 2) 
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NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
PLDVP20240350 

 
SCHEDULE ‘B’ (1 of 2) 
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NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
PLDVP20240350 

 
SCHEDULE ‘B’ (2 of 2) 
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NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
PLDVP20240350 

 
SCHEDULE ‘C’ 

 

 

 

The maximum height and number of 
storeys for an accessory building 
(workshop, office and storage) is varied 
from 4.6 m to 8.61 m and from one storey 
to two storeys. 
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STAFF REPORT

Islands Trust Staff Report 1

File No.: NP-PLDP20250033 
(Lansdowne)

DATE OF MEETING: April 4, 2025

TO: North Pender Island Local Trust Committee

FROM: Brad Smith, Island Planner
Southern Team

COPY: Robert Kojima, Regional Planning Manager

SUBJECT: Development Permit Amendment Application 
Applicant: Jim Kings 
Location: 6915 Pirates Road

RECOMMENDATION

1. That the North Pender Island Local Trust Committee approve issuance of Development Permit NP-
PLDP20250033 (Lansdowne).

REPORT SUMMARY

This report is to consider a Development Permit (DP) application for the subject property located at 6915 Pirates 
Road.

The purpose of the proposed DP is to authorize the construction of a new dwelling and retroactive land 
restoration and mitigation resulting from land clearing for a utilities corridor and access stairway construction 
within Development Permit Area 2 (DPA 2 2) - Herbaceous Ecosystems.

The recommendation above is supported as: 

 The objectives and guidelines of the DPA have been met;
 The conditions within the draft DP are based on an assessment report completed by a professional 

biologist and are supported by staff;
 In the absence of a DP issued prior to utilities corridor land clearing and access stairway construction, a

retroactive DP will impose conditions for site restoration and future protection;
 Implementation, restoration and monitoring conditions in the DP will ensure the protection of the 

sensitive herbaceous ecosystem and woodland ecosystem downslope of the development.

BACKGROUND

The applicant has submitted a development permit for the construction of a new dwelling on the subject parcel 
located at 6915 Pirates Road. The dwelling is proposed to be sited on a flat bedrock bench within DPA 2 as 
shown in Figure 1. 
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Figure 1 – Subject Property and Building Site 

SITE PLAN

The parcel is currently undeveloped except for the driveway, a temporary staircase to access the building site, 
and land cleared for a utility corridor. Portions of that stairway and land clearing were completed in DPA 2 
without authorization, including the removal of a large Douglas-fir tree (Figure 2). As such, the draft DP also 
includes conditions for retroactive site restoration and future protection in these areas.
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Figure 2.  Unauthorized Tree Removal, Stair Construction and Land Clearing in DPA 2

Site context and mapping are included as Attachment 1 and 2. Draft permit NP-DP-2022.2 is included as
Attachment 3. Professional reports from the RP. Bio are included as Attachments 4 and 5.  A rationale letter 
from the applicant is included as Attachment 6. The DPA checklist is included as Attachment 7. Staff conducted a 
site visit on March 4, 2025.

ANALYSIS

Policy/Regulatory

Official Community Plan

The property is designated Rural in the North Pender Island Official Community Plan No. 171, 2007.

The parcel contains Woodland Ecosystems (DPA 1), Herbaceous Ecosystems (DPA 2), and Cliff (DPA 5) as shown 
in Figure 2. The proposed development is located within the upper section of DPA 2. 
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Herbaceous Ecosystems are very rare, comprising the island’s open wildflower meadows and grassy hilltops, and 
are usually interspersed with moss-covered rock outcrops. They typically occur as small openings in forested 
areas with gentle to moderate slopes not exceeding 30% grades. They are located from the salt spray zone near 
shorelines to the summits of local hills. Herbaceous ecosystems are characterized by thin soils which are easily 
disturbed and prone to development and recreational uses. 

The objective of DPA 2 is to preserve and protect remaining sensitive herbaceous ecosystems. DPA 2 specific 
guidelines include: 

Land Use Bylaw

The property is zoned Rural in the North Pender Island Land Use Bylaw No. 224, 2022. The proposed uses and 
density meet the requirements of the LUB.   

Issues and Opportunities

QEP Assessment Reports

The applicant has submitted two professional reports from Caurinus Environmental, dated January 15, 2025 and 
March 11, 2025 (Attachments 3 and 4.)

In summary, the assessment reports:

 Provide background information and an assessment of the ecological impacts resulting from proposed 
dwelling construction and related activity within the DPA;

 Provide a corresponding prescription for ecological restoration including retroactively for utility corridor 
land clearing and stairway construction; and,

 Makes recommendations to help minimize future potential impacts to the health and viability of DPA 2 
on the property.
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 Conclude that the proposed conditions and recommendations outlined in the reports will ensure that 
detrimental impacts to the highly sensitive and threatened ecosystems on the subject property can be 
avoided as much as possible.

Draft Development Permit

In accordance with the recommendations of the QEP, the draft DP (Attachment 6) includes site specific 
conditions with respect to the following for dwelling construction and retroactive site restoration:

 Construction Management
 Sensitive Species Protection
 Invasive Plant Management
 Erosion Control
 Hydrology
 Tree Removal (4 trees in total) and Protection of Existing Trees
 Tree Planting   
 Utilities Access Corridor Vegetation Protection and Remediation 
 General Site Restoration and Replanting
 Monitoring.

The schedules attached to the DP provide further detail and guidance. The DPA 2 guideline checklist is included 
Attachment 7. It concludes that all of the applicable guidelines have been met. There are also several photos in 
the assessment report for additional reference.

Staff are of the view that with the proposed conditions impacts of the proposed development within DPA 2 can 
be minimized as much as possible.

Access Stairway Replacement

The QEP has concluded that “The newly constructed stairway leading to the Herbaceous Ecosystem DPA has had 
little impact on the overall health and ecological integrity of this sensitive ecosystem, with the landing and 
associated supports installed with minimal disturbance to the underlying moss and vegetation layer...". As such 
the draft DP gives no consideration to restoration of this area.

However, although built to code, the applicant indicates that the access stairway may be only temporary, and 
that the preferred route to the dwelling would potentially be through the utilities corridor. Staff have advised 
the applicant that this DP would not authorize that work, and a new permit, or permit amendment would be 
required, including a QEP assessment of an alternate route and stair deconstruction.

Consultation

There is no public or agency consultation regularly associated with a DP application or amendment, nor any 
requirement for statutory notification. 

Archaeological Potential 

There is archaeological potential identified on the subject property. The applicant should be aware 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 
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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.

Rationale for Recommendation

The recommendation on page 1 is supported as:

 The objectives and guidelines of the DPA have been met;
 The conditions within the draft DP are based on an assessment report completed by a professional 

biologist and are supported by staff;
 In the absence of a DP issued prior to utilities corridor land clearing and access stairway construction, a

retroactive DP will impose conditions for site restoration and future protection;
 Implementation, restoration and monitoring conditions in the DP will ensure the protection of the 

sensitive herbaceous ecosystem and woodland ecosystem downslope of the development.

Alternatives 

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

1. Request further information

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

That the North Pender Island Local Trust Committee request that the applicant submit to the Islands Trust 
_____________________.

2. Determine that the DPA guidelines are not being met

The LTC may determine that the application as presented does not meet one or more guidelines of DPA 
2. If this is the case, the LTC may request that the applicant amend the proposal to more closely align 
with DPA guidelines. The LTC should indicate which guidelines are not being met and the reasons for 
this. Recommended wording for the resolution is as follows:

That the North Pender Island Local Trust Committee has determined that application NP-PLDP20250033
as presented on April 4, 2025 does not meet guideline(s) ________ for the following reasons: 
_________________________. 

Submitted By: Brad Smith, Island Planner March 13, 2025

Concurrence: Robert Kojima, Regional Planning Manager March 13, 2025

ATTACHMENTS

1. Site Context
2. Maps and Site Plans
3. Draft Permit NP-PLDP20250033 
4. Biologist’s report dated January 15, 2025
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5. Biologist’s report addendum dated March 11, 2025
6. Rationale Letter from applicant
7. DP Checklist
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  STAFF REPORT 

  

Islands Trust Staff Report 1 

File No.: NP-6500-20-2023: Housing 
Access and Affordability 
Project 

  

DATE OF MEETING: April 4, 2025 

TO: North Pender Island Local Trust Committee 

FROM: Brad Smith, Island Planner 
Southern Team 

COPY: Robert Kojima, Regional Planning Manager 

SUBJECT: Housing Access and Affordability Project – Draft Housing Action Plan 

RECOMMENDATION 

1. That the North Pender Island Local Trust Committee endorses the proposed Goals, Objectives and 
Actions of the attached draft Housing Action Plan dated March 11, 2025, and directs staff to proceed 
with further community consultation prior to final endorsement of the Plan. 

REPORT SUMMARY 

This report is to seek direction from the North Pender Island Local Trust Committee (LTC) on the attached draft 
Housing Action Plan which is a key deliverable of the LTC’s Housing Access and Affordability Project. 

The recommendation above is supported as: 

 Significant work has been done to collect and analyse information related to housing needs, barriers and 
potential opportunities; 

 The proposed actions in the Housing Action Plan are largely based on community input and the 
recommendations of the special Advisory Planning Commission on Housing (APC); and 

 Having a draft Housing Action Plan endorsed will allow for more community dialogue and input prior to 
final endorsement by the LTC prior to moving into an implementation phase. 

BACKGROUND 
 
The LTC has initiated a Housing Access and Affordability Project. As part of the project, at the November 29, 2024 
meeting the LTC passed the following resolutions: 
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Subsequently, at the January 31, 2025 meeting, the LTC received a second APC report with recommendations on 
short and long-term actions to increase affordable housing on North Pender Island, and an associated list of 
proposed goals and actions from staff for potential inclusion in a draft Plan. Staff have now drafted the Plan 
based on this list of proposed actions for LTC consideration. 
 
Additional project information, including previous staff reports, is available here: 
https://islandstrust.bc.ca/island-planning/north-pender/projects/ 

ISSUES AND OPPORTUNITIES 

Draft Housing Action Plan 

The North Pender Island draft Housing Action Plan (Attachment 1) is based on the Islands Trust Housing Toolkit 
Action Plan template.  

The draft Housing Action Plan identifies a number of policy, regulatory, advocacy and other actions associated 
with five key goals intended to improve housing access and affordability on North Pender Island. For each goal 
identified, there is an associated objective statement and actions. The five goals are: 

 
Goal 1: Updating and Using Available Data to Inform Housing Projects 
Goal 2: Diversifying Housing Options through Zoning 
Goal 3: Increasing Opportunities for Non-Profit Housing  
Goal 4: Increasing Community Education and Outreach 
Goal 5: Incorporate First Nations Interests in Land Use Decision Making 

 

The draft Housing Action Plan is informed by the work of the APC, which has done an extensive review of 
available information resulting in two recommendation reports, submitted to the LTC in November 2024 and 
January 2025. The Plan is also informed by community consultation conducted by staff and the LTC as part of the 
Housing project, including three Community Information Meetings and the completion of a Pender Islands 
Housing Needs Survey that received over 480 responses.  
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Although specific to North Pender Island, and the scope of planning authority of the Local Trust Committee, the 
Action Plan is intended to align with the Capital Regional District’s (CRD’s) Southern Gulf Islands Housing Strategy, 
which outlines seven objectives and twenty-two actions to address the need for affordable housing in the 
Southern Gulf Islands. 
 
The LTC could request inclusion of additional items in the draft Housing Action Plan or exclusion of 
recommended actions from the draft at this point. 
 
April 12 Community Information Meeting 
 
Staff have initiated an advertisement in the Pender Post for the Saturday April 12 CIM. At that meeting, staff will 
present the draft Housing Action Plan in detail and the community and LTC will have the further opportunity to 
comment and ask questions. Following the CIM, staff will make necessary adjustments to the Plan, and bring it 
back to the LTC at the May 30 meeting for consideration of final endorsement.  

 
Project Timelines 
 
The project is on track with the project workplan as shown below. As the project moves into next fiscal, work will 
focus on finalizing the Housing Action Plan, legislative amendments and Housing Action Plan implementation and 
communications. The LTC has requested a budget of $8,000 for the project next fiscal year. 

 

Rationale for Recommendation 

The recommendations on page 1 are supported as: 

 Significant work has been done to collect and analyse information related to housing needs, barriers and 
potential opportunities; 

 The proposed actions in the Housing Action Plan are largely based on community input and the 
recommendations of the APC; and 

 Having a draft Housing Action Plan endorsed will allow for more community and LTC dialogue and input 
prior to final endorsement by the LTC prior to moving into an implementation phase. 

We are here 
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ALTERNATIVES  

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

1. Request further information 

The LTC may request further information prior to making a decision. Staff advise that the implications of 
this alternative are that commencing work on the project would be delayed. Recommended wording for 
the resolution is as follows: 

That the North Pender Island Local Trust Committee request that...  

2. Request changes to the draft Housing Action 

The LTC could request changes to the draft Housing Action Plan. Recommended wording for the 
resolution is as follows: 

That the North Pender Island Local Trust Committee directs that________ be added (or deleted) from the 
draft Housing Action Plan. 

3. Receive for information 

The LTC may receive the report for information. 

NEXT STEPS 

With direction from the LTC, staff will prepare materials for the April 12 CIM and bring the draft Action Plan back 
the LTC at the May 30 meeting for final review and endorsement.  

Submitted By: Brad Smith, Island Planner March 11, 2025 

Concurrence: Robert Kojima, Regional Planning Manager March 12, 2025 

 
1. Draft Housing Action Plan dated March 11, 2025 
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North Pender Island Housing Action Plan – March 11, 2025_Draft 

Why Develop a Housing Action Plan For North Pender Island? 

The traditional approach to land use planning on the islands in the Islands Trust Area has resulted 

in zoning that has almost exclusively supported the development of single-family dwellings, 

limiting housing options for those not able to own a property.  Lack of housing inventory, 

increasing property values and rental prices in recent years have made purchasing and renting 

existing housing stock even less accessible for those currently living on North Pender Island. 

 
The limitation of housing options has been a key concern on North Pender Island for over a decade.  
Previous North Pender Island Local Trust Committees (LTCs) have taken actions such as permitting 
secondary suites and limiting and regulating short-term vacation rentals as discrete initiatives.  While 
these efforts have resulted in some increased land use policy and regulatory support for a mix of housing 
options, housing issues are a growing concern on the island, as they are in many other communities. 
 
In response to these growing concerns, the LTC has initiated a Housing Access and Affordability Project.  
The purpose of this project is to review housing options, to undertake housing related bylaw 
amendments and to develop a housing action plan.  The project has been underway since the summer of 
2024, with initial efforts focussing on community consultation and the work of a special Advisory 
Planning Commission (APC) on Housing.  
 
Housing is also a priority of Trust Council.  In 2023, Trust Council endorsed a Housing Strategic Action 
Plan to guide Trust-wide housing policy development and advocacy that supports Trust Council’s goal to 
sustain island character and healthy communities.  The Plan provides a framework to guide decision-
making and allocate resources to help resolve the housing equity and workforce shortage crisis in the 
Islands Trust Area.  A Housing Options Toolkit is available to support housing initiatives. 

 

Housing for Who? 
 

The housing most needed for North Pender Island falls within the shaded area on the spectrum of 

housing needs in the table below.  A diversity of housing options are needed for seniors, families and 

workers who do not currently own properties as well as long-time residents who own properties on the 

island but are looking to downsize.  

Table 1: Spectrum of Housing Need 
 

Short-Term 
Accommodation 

Affordable Housing Market Housing 

Emergency 

Shelter and 

Transitional 

Affordable 

and Below 

market rental 

Affordable and 

Below Market 

Ownership 

Market Rental 

Housing 

Single Detached 

Market Housing 

 

Information provided by: The 2018 Housing Needs Assessment for the Southern Gulf Islands, 2021 
Statistics Canada Census Data and the Capital Regional District’s 2022 SGI Housing Market Analysis 
Report identify that the primary housing need on North Pender Island is for rental and market housing 
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that is affordable and attainable by low to middle income households.  As defined by BC Housing “housing 
is considered affordable when 30 per cent or less of your household’s income goes toward paying for 
your housing costs”. 

 

The Action Plan is informed by the work of the APC, which has done an extensive review of available 
information resulting in two recommendation reports, submitted to the LTC in November 2024 and 
January 2025.  The Plan is also informed by community consultation conducted by staff and the LTC as 
part of the Housing project, including three Community Information Meetings and the completion of a 
Pender Islands Housing Needs Survey that received over 480 responses.  Survey results were largely 
consistent with the findings of the other reports described above in respect of housing needs. 

 
Although specific to North Pender Island, and the scope of planning authority of the Local Trust 
Committee, the Action Plan is intended to align with the Capital Regional District’s (CRD’s) Southern Gulf 
Islands Housing Strategy, which outlines seven objectives and twenty-two actions to address the need 
for affordable housing in the Southern Gulf Islands. 
 

Action Plan Goals, Objectives and Actions 
 
This Action Plan identifies a number of policy, regulatory, advocacy and other actions associated with 
five key goals intended to improve housing access and affordability on North Pender Island.  For each 
goal identified, there is an associated objective statement and actions. Sucessfully enacting goals 2-4 are 
dependent on the completion of the data gathering described in Goal 1. 
 
The Housing Action Plan focusses on the delivery of five key goals: 

Goal 1: Updating and Using Available Data to Inform Housing Projects 
Goal 2: Diversifying Housing Options through Zoning 
Goal 3: Increasing Opportunities for Non-Profit Housing  
Goal 4: Increasing Community Education and Outreach 
Goal 5: Incorporate First Nations Interests in Land Use Decision Making 

Goal 1: Updating and Using Available Data to Inform Housing Projects 

Objective: The objective of this goal is to help inform where additional density and intensity of land use 

will likely have the least negative impact on the land base, and where development opportunity may 

exist.  Understanding existing conditions and potential impacts will help determine where rezoning for 

more intense use may be supportable.  

Actions: 

1. Finalize and Review Suitable Land Analysis and make results publicly accessible 
2. Complete island-wide build-out analysis 
3. Present results of Action 1 and 2 to public at a Community Information Meeting (CIM) 

Goal 2: Diversifying Housing Options through Zoning 

Objective: The objective of this goal is to provide a broader diversity of housing options on North 

Pender Island through amendments to land use zoning and associated OCP policies 
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Actions: 

4. Expand opportunities to create secondary suites and permit Accessory Dwelling Units (ADU). 
5. Explore opportunities for zoning changes to permit higher density Multi-Unit Development in 

areas with a concentration of community amenities. 
6. Explore legalizing the use of RVs in appropriate areas considering set-backs, parking, access, 

septic, available water, visual aesthetics, and fire safety. 
7. Explore opportunities to permit worker accommodation (e.g at community firehalls, Driftwood 

Center etc.). 
8. Explore permitting the use of Tiny Homes as ADUs or establishing higher density tiny home 

zones (e.g. modular home villages) in appropriate areas considering, set-backs, parking, access, 
septic, available water, visual aesthetics and fire safety. 

9. Explore permitting non-market housing in all residential land use zones and in some public land 
use zones, where appropriate (e.g. school properties, community service). 

Goal 3: Increasing Opportunities for Non-Profit Housing  

Objective: The objective of this goal is to increase opportunities for land to be made available for 

affordable housing by a not-for-profit organization, and to generate greater community interest and 

capacity to support this development. 

 

Actions: 

10. Identify areas that may be appropriate for higher density community housing and explore 
rezoning. 

11. Explore rezoning of a portion of Anglican Church lands to permit affordable housing. 
12. Explore options at time of subdivision to increase opportunities for affordable housing (e.g. land 

donation in exchange for rezoning to permit subdivision, allowing smaller lot sizes for affordable 
housing). 

13. Engage in advocacy and collaboration with other levels of government on island-based 
affordable housing initiatives including potential expansion of Plum Tree Court. 

14. Engage with community members to increase participation in community housing initiatives and 
non-profit community housing organizations. 

Goal 4: Increasing Community Education and Outreach 

Objective: The objective of this goal is to increase community education and outreach in respect of 

housing initiatives, improve the information available to the public, and make it more accessible to a 

broader audience. 

Associated Actions: 

15. Increase awareness of secondary suite incentives and other housing programs Including 
templates of house plans pre-approved by the province. 

16. Initiate an island-wide mail out describing project goals and objectives and opportunities to 
become involved in housing initiatives. 

17. Develop educational materials to inform the public of changes to zoning and results of project 
deliverables. 
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18. Review guidelines for Short Term Vacation Rentals (could include consideration of removal or 
amendment of Temporary Use Guidelines from OCP) and develop educational materials. 

19. Collaborate with the Capital Regional District (CRD) and other levels of government on 
harmonization of compatible housing projects and programs. 

Goal 5: Incorporating First Nations Interests in Land Use Decision Making 

Objective: The objective of this goal is to continue to foster collaborative working relationships 

with local First Nations who have an interest in housing initiatives on North Pender Island and to 

address housing needs of First Nations on the island. 

Associated Actions: 

20. Send follow-up letter to initiate further collaborative engagement with local First Nations on 
housing needs and opportunities. 

21. Initiate direct collaborative engagement with Tsawout First Nation Housing Department. 
22. Ensure that known registered archeological sites and potential archeological sites are 

considered when developing amendments to housing-related bylaws.
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Table: Housing Action Plan Implementation  
 

# Action Timeline Status/Comments 

Goal 1: Updating and Using Available Data to Inform Housing Projects 

1 Finalize Suitable Land Analysis and make results publicly accessible Completion – Summer 2025 
Roll-out – Fall2025 

 Project is underway at Regional Planning 
level 

 Will require time for staff and Trustee 
review of results and revisions as needed 

2 Complete island-wide build-out analysis 
 

Procurement – Spring 2025 
Completion – Summer/Fall 2025 

 Requires internal GIS resources or funding 
for contractor to complete work 

3 Present results of 1 and 2 at a Community Information Meeting 
(CIM) 

Fall/Winter 2025  

Goal 2: Diversifying Housing Options through Zoning 
4 Expand opportunities to create secondary suites and permit 

Accessory Dwelling Units (ADU) 
Community engagement – 
Remainder of 2025  
Legislative process – Winter-
Summer 2026 
Implementation – Fall 2026 
 

 These actions will all be moved forward at 
the same time through community 
engagement, drafting of bylaw 
amendments, legislative process and 
implementation 

5 Explore opportunities for zoning changes to permit higher density 
Multi- Unit Development in areas with a concentration of 
community amenities  

6 Explore legalizing the use of RVs in appropriate areas considering 
set-backs, parking, access, septic, available water, visual 
aesthetics, and fire safety. 

7 Explore opportunities to permit worker accommodation (e.g at 
community firehalls, Driftwood Center etc.) 

8 Explore permitting the use of Tiny Homes as ADUs or establishing 
higher density tiny home zones (e.g. modular home villages) in 
appropriate areas considering set-backs, parking, access, septic, 
available water, visual aesthetics, fire safety 

9 Explore permitting rezoning for non-market housing in all 
residential land use designations and also in some public land use 
designations (e.g. school properties, community service) 

Goal 3: Increasing Opportunities for Non-Profit Housing  

10 Identify areas that may be appropriate for higher density 
community housing and explore rezoning 

Fall/Winter 2025  Dependent on completion of Suitable Land 
Analysis 

 Any bylaw amendments would follow 
same timelines as Goal 2. 
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11 Explore rezoning of a portion of Anglican Church lands to permit 
affordable housing. 

Fall/Winter 2025  Preliminary engagement has already 
occurred with Anglican diocese 

 Any bylaw amendments would follow 
same timelines as Goal 2. 

12 Explore options at time of subdivision to increase opportunities 
for affordable housing (e.g. land donation in exchange rezoning to 
permit subdivision, allowing smaller lot sizes for affordable 
housing) 

Community engagement – 
Remainder of 2025  
Legislative process – Winter -
Summer 2026 
Implementation – Fall 2026 

 Any bylaw amendments would follow 
same timelines as Goal 2. 

13 Engage in advocacy and collaboration with other levels of 
government on island-based affordable housing initiatives 
including potential expansion of Plum Tree Court. 

Winter 2025   

14 Engage with community members to increase participation in 
community housing initiatives and non-profit community housing 
organizations. 

Ongoing  Interest level and engagement has 
increased since the start of the project. 

 APC is an effective avenue for getting 
citizens involved. 

Goal 4: Increasing Community Education and Outreach 
15 Increase awareness of secondary suite incentives and housing 

programs  Including templates of house plans pre-approved by 
the province. 

Winter 2025  Mailout could be considered 

 Will collaborate with CRD 

 Province has developed standardized 
housing designs catalogue 

16 Initiate island wide mail out describing project goals and 
objectives and opportunities to become involved in housing 
initiatives 

Spring/Summer 2025  

17 Develop educational materials to inform the public of changes to 
zoning and results of project deliverables 

Development – Summer 2026 
Roll-out - Fall 2026  

 Dependent on completion of bylaw 
amendments 

18 Review Short Term Vacation Rental guidelines (could include 
consideration of removal or amendment of Temporary Use 
Guidelines from OCP) and develop educational materials. 

Roll-out of Educational 
Materials – Fall 2026 

 Any bylaw amendments would follow 
same timelines as Goal 2. 

19 Collaborate with the Capital Regional District (CRD) and other 
levels of government on harmonization of compatible housing 
projects and programs. 

Ongoing  

Goal 5: Incorporating First Nations Interests in Land Use Decision Making 
20 Send follow-up letter to initiate further collaborative engagement 

with local First Nations on housing needs and opportunities. 
Spring 2025  An early engagement letter was sent in 

late summer 2024. No responses received. 
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21 Initiate direct collaborative engagement with Tsawout First 
Nation Housing Department 

Schedule Meeting – 
Spring/Summer 2025 

 Other First Nations may be identified  

22 Ensure that known registered archeological site and archeological 
potential information is considered when developing housing 
related bylaw amendments 

Winter 2025 – Spring 2026  
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  MEMORANDUM 

  

Islands Trust Memorandum 1 

File No.: 6500-20-Raptor Nest DPA 
Project 

DATE OF MEETING: April 4, 2025 

TO: North Pender Island Local Trust Committee 

FROM: Brad Smith, Island Planner 
Southern Team 

COPY: Robert Kojima, Regional Planning Manager 

SUBJECT: Raptor Nest Development Permit Area (DPA) Review Project Update 

PURPOSE 

The purpose of this staff memo is to provide the North Pender Local Trust Committee (LTC) with an update on 

the Raptor Nest Development Permit Area (DPA) Review Project. 

PROJECT UPDATES 

At the January 31, 2025 meeting, the LTC received a staff memo with an update on the project and passed the 

following resolutions: 

NP-2025-005 

It was MOVED and SECONDED, 

that North Pender Island Local Trust Committee directs staff to send a mail out to all property owners 

with parcels that contain at least a portion of the parcel proposed to be located within newly updated 

Development Permit Area 7 including those parcels only affected by seasonal buffering areas. 

 

CARRIED 

NP-2025-006 

It was MOVED and SECONDED, 

that North Pender Island Local Trust Committee requests staff to investigate the feasibility of awarding a 

service contract to Caurinus Environmental Consulting to provide additional support to staff for 

property-owner enquiries regarding specific nesting tree locations and features in respect of the Raptor 

Nest Development Permit Area Review Project. 

CARRIED 

NP-2025-007 

It was MOVED and SECONDED, 

that North Pender Island Local Trust Committee requests that staff amend the Raptor Nest 

Development Permit Area Review Project charter to add a budget line item for the 2025-26 fiscal year in 

the amount of $5,000 for additional consultation, holding of a public hearing and contingency. 

 

CARRIED  
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Islands Trust Staff Report 2 

Since that meeting, the following has occurred:  

 Bylaw referrals - The referral period for bylaw. No.235 has closed. Staff will bring a complete record of 
referrals to the LTC at the May 30 meeting. No significant concerns have been raised during the referral 
process. 

 Site visits - Staff continue to engage with potentially affected property owners. Since the last meeting, 
three additional site visits were completed by staff to assess nest trees.  

 Data inventory - The RP. Bio and field naturalist working on data collection for mapping updates have 
informed staff that further field assessment is required, in particular in light of winter wind storms 
potentially impacting nest trees. This work is currently underway. 

 Letter to property owners – This work is delayed until updated mapping is received from the RP. Bio. A 
second letter will be sent when map updates are ready. 

 RP. Bio services – The RP. Bio has been contacted regarding a potential second contract. These services 
would be provided on an as needed basis, and billed accordingly. As next steps in contacting property 
owners are delayed, this work will not commence until next fiscal. The LTC can use a portion of the 
$5,000 for these services which is now added to the 2025-2026 fiscal budget.   

 April 12 Community Information Meeting – staff have initiated an advertisement in the Pender Post for 
the April 12 CIM. At that meeting, staff are hoping to present updated mapping information if it is 
available from the RP Bio, if not staff will present current mapping with a caveat that updates are 
underway and will also present the draft bylaw again to the community. 

PROJECT TIMELINES 

The project remains on schedule in accordance with the approved workplan although significant delays in 

obtaining updated site specific mapping data could impact project timelines. 

 

NEXT STEPS 

Staff will bring referral responses for draft Bylaw No. 235 back to the LTC at the May 30 meeting and will initiate 

a second mail-out to property owners when updated mapping is ready.  

Submitted By: 
Brad Smith, PAg 
Island Planner 

March 11, 2025 

Concurrence: 
Robert Kojima 
Regional Planning Manager 

March 11, 2025 
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Print Date: March 27, 2025

Follow Up Action List

Active Projects Report

North Pender Island

Major project - Housing Access and Affordability Project

Brad Smith

0.

Rec'd: 26-May-2023

Target: 31-Dec-2025

Responsible Dates

Activity:

Pre-project phase: establish project scope and submit business case for Trust Council 

approval

Consultation - special APC to review issues and provide recommendations

Minor project - Update of Raptors Nest DPAs

Brad Smith

0.

Rec'd: 26-May-2023

Target: 31-Oct-2025

Responsible Dates

Activity:

To review and update DPA mapping, DPA provisions, undertake consultation and 

legislative process to adopt OCP amendment 
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Print Date: March 27, 2025

Follow Up Action List

Future Projects Report

North Pender Island

Coastal Douglas Fir Ecosystem1.

Consider implementation of toolkit and mapping

- LPC to develop model bylaw in 2021-22

01-Feb-2019

Responsible Date Received

Accessory Dwelling Units2.

Review options for accessory dwelling units on North Pender. 26-May-2022

Responsible Date Received

Review DPAs3.

To review the Development Permit Areas in the NP Official Community Plan to update 

guidelines, requirements, and outline options for new DPAs including forest cover, tree 

cutting and removal.

11-Aug-2022

Responsible Date Received

Browning to Driftwood Corridor Plan4.

Coordination on a transportation plan for the Driftwood to Port Browning corridor. 11-Aug-2022

Responsible Date Received

Soil Bylaw Project5.

Work on Soil bylaw was undertaken in 2021 and 2022.  Project deferred prior to bylaw 

readings

29-Apr-2021

Responsible Date Received
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Print Date: March 27, 2025

Follow Up Action List

Future Projects Report

North Pender Island

Public engagement on groundwater data6.

Project to present information on groundwater project to public and educate landowners 26-May-2023

Responsible Date Received

Fire Inspection requirements for STVRs7.

05-Apr-2024

Responsible Date Received
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North Pender Local Trust Committee

Open Applications

Report

Print Date: March 27, 2025

Development Permit

Application Number Applicant Name Date Received Purpose

1/20/2025 Application for a (delegated) DP for development of a single 

family dwelling in a sensitive ecosystem DPA.

 Heath CW LansdowPLDP20250033

Address

 6915 PIRATES RD, PENDER ISLAN

Planner

Brad Smith Assign to LTC Meeting

Most Recent Completed Activity

Local Trust Committee

Status

Application Number Applicant Name Date Received Purpose

2/16/2024 GAMEL - 385 EVERGREEN LANE: Application for a DP for 

development in the Sidney Island Geotechnical Area B 

DPA.

 Robert Gamel
NP-DP-2024.3

Address

 385 EVERGREEN LANE

Planner

Bruce Belcher Planning Review

Most Recent Completed Activity

Local Trust Committee

Status
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North Pender

Development Variance Permit

Application Number Applicant Name Date Received Purpose

3/17/2025 Application for a variance for siting of boulders and riprap to 

remediate a landslip within the setback from the sea

 Rolf Hurbin
PLDVP20250124

Address

 2319 MACKINNON RD, PENDER IS

Planner

Bruce Belcher Generate Complete Application Letter

Most Recent Completed Activity

Under Review

Status

Application Number Applicant Name Date Received Purpose

12/13/2024 The owners are applying for a height variance to repurpose 

the barn to an accessory building, seeking a building height 

of 8.61m to save and reuse the existing barn.

 Doug Smith
PLDVP20240350

Address

 5410 HOOSON RD, PENDER ISLAN

Planner

Bruce Belcher Generate LTC Public Notice

Most Recent Completed Activity

Local Trust Committee

Status

Application Number Applicant Name Date Received Purpose

12/4/2024 Variance for siting of existing dock Charles Keay
PLDVP20240330

Address

 2603 GALLEON WAY, PENDER ISL

Planner

Brad Smith Generate LTC Public Notice

Most Recent Completed Activity

Local Trust Committee

Status
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North Pender

Rezoning

Application Number Applicant Name Date Received Purpose

1/8/2024 Application for rezoning to amend the land use bylaw and 

OCP to permit Gulf Excavating to continue operations as 

established under the temporary use permit. Bylaws 236 

and 237.

 Aaron Grimmer
NP-RZ-2024.1

Address

 4415 BEDWELL HARBOUR RD, PE

Planner

Brad Smith Record LTC Decision/Update FUAL

Most Recent Completed Activity

Local Trust Committee

Status

Application Number Applicant Name Date Received Purpose

6/27/2024 Amend zoning to bring BDE into zoning compliance Braedon Bigham
PLRZ20240110

Address

 3334 PORT WASHINGTON RD, PEN

Planner

Brad Smith Email Applicant of LTC Meeting

Most Recent Completed Activity

Local Trust Committee

Status
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North Pender

Subdivision

Application Number Applicant Name Date Received Purpose

9/22/2023 2218 Clam Bay Road - Edgewood Estates - Re-activated 

subdivision for 12 lot bare land strata

 Brent Mayenburg
NP-SUB-2023.1

Address

Planner

Bruce Belcher Determine Next Steps - PL

Most Recent Completed Activity

Waiting for Conditions

Status

Application Number Applicant Name Date Received Purpose

10/18/2023 Lots 1-5, James Island: Referral of a subdivision application 

for 79 new lots

 Greg Atkins
NP-SUB-2023.2

Address

 0 JAMES ISLAND

Planner

Brad Smith Record and File PLR

Most Recent Completed Activity

Administrative Approval

Status

Application Number Applicant Name Date Received Purpose

3/5/2020  A subdivision referral for a boundary adjustment 

subdivision.

 Bradford Gilbert
NP-SUB-2020.1

Address

 1610 SCHOONER WAY, PENDER I

Planner

Bruce Belcher Record and File PLR

Most Recent Completed Activity

Administrative Approval

Status
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Print Date: March 27, 2025

Standing Resolutions Log

North Pender Island

DateAction Resolution Number

 2023-040 (Standing) Carried 11-Mar-2023

That the North Pender Island Local Trust Committee move to suspend bylaw enforcement on the Industrial zoned portion of 4606 Razor Point 

Road until the completion of Bylaw 224 and 229.

Proposed Bylaws 224 & 229 - 4606 Razor Point Rd

 2022-002 (Standing) Carried 27-Jan-2022

that the North Pender Island Local Trust Committee direct bylaw staff to defer enforcement on unlawful dwellings, except in the following 

circumstances:

a. There are concerns regarding health and safety;

b. There are concerns that sewage is not being disposed of in an approved septic or sewage disposal system; or that septic or sewage 

disposal systems are beings used in excess of capacity or ability as a result of unlawful dwellings;

c. There are concerns of possible contamination of wells or other drinking water sources;

d. Unlawful dwellings are in environmentally sensitive areas;

e. There are non-permitted campgrounds; and

f. That the North Pender Island Local Trust Committee may give direction to resume enforcement on activities on any property that poses risk 

to the health and safety of the neighbouring residents or the residents on the property subject to enforcement.

Travel Trailer Enforcement
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Print Date: March 27, 2025

Standing Resolutions Log

North Pender Island

DateAction Resolution Number

 2020-010 (Standing) Carried 30-Jan-2020

that the North Pender Island Local Trust Committee adopt the following policy on unlawful land uses and planning applications:

a. Where an application is received and a use is continuing in contravention of a land use bylaw, staff are directed to request that the 

applicant cease the use prior to processing the application, and staff are directed to continue with enforcement until the use is ceased.

b. The applicant may request that the Local Trust Committee proceed with consideration of the application while the use is continuing; and, 

where the Local Trust Committee considers there is a community need to process the application while the prohibited use is continuing, the 

Local Trust Committee may direct that bylaw  enforcement actions, including the issuing of notices, cease.

c. Where the Local Trust Committee does not consider that there is a community need, or the applicant has not made such a request of the 

Local Trust Committee, bylaw enforcement actions, including the issuing of notices will continue

d. In deciding whether to grant land use approval for a use that was commenced in contravention of a land use bylaw, the Local Trust 

Committee may consider whether the applicant has suspended the prohibited land use pending a decision on the application.

15.1 Policy options for Bylaw Enforcement Compliance on unlawful uses

 2019-074 (Standing) Carried 04-Jul-2019

that the North Pender Island Local Trust Committee adopt the model cell tower strategy for future review and consideration of proposals.

13.3 Model Cell Tower Strategy - Staff Briefing

Page 2 of 4166



Print Date: March 27, 2025

Standing Resolutions Log

North Pender Island

DateAction Resolution Number

 2019-072 (Standing) Carried 04-Jul-2019

that the North Pender 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.

13.2 Standing Resolution - Reconciliation Report

 2019-061 (Standing) Carried 30-May-2019

that the North Pender Local Trust Community refer Short Term Vacation Rental Temporary Use Permits in the Magic Lake sewer catchment to 

the Magic Lake Sewer and Water Committee to confirm infrastructure capacity.

16.2. Rise and Report

 2019-030 (Standing) Carried 28-Feb-2019

that the North Pender 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 reappointed and also advertise for expressions of interest for new 

commissioners.

13.2 Advisory Planning Commission - Staff Memo
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Print Date: March 27, 2025

Standing Resolutions Log

North Pender Island

DateAction Resolution Number

 2019-016 (Standing) Carried 31-Jan-2019

that the North Pender Island Local Trust Committee directs bylaw enforcement officers to commence bylaw investigations and enforcement 

without written complaint if bylaw violations related to disposal or storage of waste or recyclable materials or storage of vehicles or vehicle 

parts are observed by the bylaw enforcement officer while doing inspections for other issues or if it is reliably reported to the officer that 

such activity may be taking place.

12.4 Adopted Policies and Standing Resolutions

 2018-070 (Standing) Carried 06-Sep-2018

that the North Pender Island Local Trust Committee adopt the following standing resolution with respect to the processing of non-medical 

cannabis retail license applications: - Proposed or amended licenses for non-medical cannabis retail establishments require an application to 

the Local Trust Committee. - The application process shall comprise a public consultation component, which includes at least one notification 

to neighbours, one public meeting, posting of public notices and one advertisement in a local periodical. - The public consultation process 

shall be determined by the local trust committee after initial review of the proposal. - 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, date and time when, both a build meeting will be held and a resolution of the Local Trust 

Committee is 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.

12.2 Retail Cannabis Licensing - Staff Report

 2006-080 (Standing) Carried 25-May-2006

Policy Number NP-LTC-01-06 (Communications Policy) establishes guidance for the preparation and dissemination of routine non-statutory 

notices, extraordinary notices and trustee newsletters.  

Communications Policy
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HIGHLIGHTS OF ISLANDS TRUST CONSERVANCY JANUARY 21st, 2025 BOARD MEETING 
 

NOTE: For more detail on Islands Trust Conservancy meetings, including meeting minutes, please visit 
https://islandstrust.bc.ca/whats-happening/meetings-and-events/  

1.  ORGANIZATION UPDATES/TEAM 

• An election for Chair and Vice Chair was held. Trustee Gauvreau was elected Chair of the ITC 

Board. Trustee Timothy was elected Vice Chair.  

2.  STRATEGIC PLANNING/ADMINISTRATION   

• Acting Manager Stewart provided an overview of the 2025-26 Annual ITC Work Plan items for 

the ITC team.  

• The ITC Board approved the letter of support for Raincoast Conservation Foundation’s 

application to Intact Insurance’s Climate Resilience Grant and directed staff to provide it on 

behalf of the ITC Board.  

• The ITC Board passed a resolution to provide an updated 2025/26 budget request to the 

Financial Planning Committee and Trust Council that addresses the changes and comments 

made by the Board.  

• Trustee Elliott provided the Executive Committee update to the ITC Board by email. There was 

no Governance Committee update provided as the Governance Committee has not met since 

the last ITC Board meeting.  

3.  COVENANT AND PROPERTY ACQUISITIONS 

• The ITC Board approved spending up to $2,000 from existing budgets towards the cost of an 

Ecological Gifts Program appraisal for a Natural Area Protection Tax Exemption Program 

(NAPTEP) covenant on Gabriola Island. 

4. COVENANT AND PROPERTY MANAGEMENT   

• The ITC Board approved Part II of the Sallas’ invasive plant management plan for Burnt Snag 

(ES65741), Dragonfly Pond (ES065747), Kingfisher Pond (ES065749), and Woodpecker Pond 

(ES65743) covenant areas, and issued a temporary waiver of covenant terms 3.2(d) and 3.2(k) 

subject to terms and conditions, consistent with the approved Forest Restoration Strategy of the 

Sidney Island Ecosystem Restoration Plan. 

• The ITC Board discussed updating the Ruby Alton process in the ITC Annual Work Plan by hiring 

a demolition company that completes all work on the house as one package, including an 

estimate, hazmat analysis, permits, demolition, and removal of the house and all structures.  
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• The ITC Board accepted the third-party 2024 monitoring report for Owl’s Call NAPTEP Covenant, 

Salt Spring Island, and directed staff to add a summary of this report to the 2024 ITC NAPTEP 

Covenant Monitoring Report as an addendum. 

• The ITC Board approved the request by the Galiano Conservancy Association to include Vanilla 

Leaf Land Nature Reserve, Galiano Island, in Galiano Conservancy Association’s application for a 

Section 11 Change Approval under the Water Sustainability Act. Any work to be done in Vanilla 

Leaf Land Nature Reserve will be subject to further information and approval by the ITC Board if 

and when the application is approved. 

• The ITC Board directed staff to draft a letter to the Bowen Municipality regarding Referral BO-

DP-2024-0196 including their comments to ensure the project will not negatively impact the 

David Otter Nature Reserve. 

• The ITC Board directed staff to respond to the Bowen Island Municipal Council referral regarding 
bylaw 671 and 672 with their comments.  

 
5. COMMUNICATIONS AND OUTREACH 

• Staff are considering the creation of a Priority Acquisitions Fund that would act as a source of 

funds for ITC to use if a priority acquisition arises that ITC may wish to acquire. 

• Staff are in communication with the McRae NAPTEP Covenant (Gabriola Island) Holder regarding 

off-leash dogs, and are pursuing an article for the local newspaper. 

Learn more about Islands Trust Conservancy: https://islandstrust.bc.ca/conservancy/  

Subscribe for Islands Trust Conservancy updates: https://islandstrust.bc.ca/subscribe/ 
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