DENMAN ISLAND
ADVISORY PLANNING COMMISSION

AGENDA
Tuesday, February 25, 2020 at 1:00 pm
Denman Activity Centre Lounge
1111 Northwest Road, Denman Island, BC

Approx.
Time*
1:00 pm

1.

CALL TO ORDER AND WELCOME

2.

APPROVAL OF AGENDA

3.
3.1

MINUTES
Denman Island Advisory Planning Commission Draft Minutes dated April 16,
2019 – attached for adoption

4.

BUSINESS ITEMS
Election of Chair, Vice-Chair and Secretary
Members who wish to be considered should so indicate and a vote will be
held

5.

REFERRAL FROM DENMAN ISLAND LOCAL TRUST COMMITTEE
Review of Bylaw Amendment Application DE-RZ-2018.1 (Denman
Housing Association) Proposed Bylaw Nos. 235 (OCP), 236 (LUB), 237
(OCP) and 238 (LUB) – attached
Planner Zupanec – presentation

6.

ADJOURNMENT

3:00 pm

*Approximate Time is provided for the convenience of the public only and is subject to change without notice

DRAFT

Minutes of the Denman Island
Advisory Planning Commission
Date of Meeting:

Tuesday, April 16, 2019

Location:

Denman Activity Centre Lounge
1111, Denman Island, BC

APC Members Present:

Steve Carballeira, Chair
Jack Forsyth, Deputy Chair
Edi Johnston
Jack Forsyth
Tom Zawila
Howard Stewart

Staff Present

Sonia Zupanec, Island Planner (by Speakerphone)
Katherine Vogt, Recorder

Others Present:

David Critchley, Local Trustee
Simon Palmer, Denman Housing Association

1.

CALL TO ORDER
Chair Carballeira called the meeting to order at 3:04 pm.

2.

APPROVAL OF AGENDA
By general consent, the agenda was approved.

3.

MINUTES
3.1

Denman Island Advisory Planning Commission Draft Minutes dated June 13,
2018.
By general consent the minutes were adopted.

3.2

Denman Island Advisory Planning Commission Draft Minutes dated
June 26, 2018.
By general consent the minutes were adopted.

3.3

Denman Island Advisory Planning Commission Draft Minutes dated April 2,
2019.
By general consent the minutes were adopted.
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4.

Review of Staff Report DE-RZ-2018 (Denman Housing Association/Snyder and Terry)
Chair Carballeira excused himself from the meeting room at 3:10 pm due to conflict of
interest concerns. Before leaving, he noted that he would be back after discussions were
finished to close the meeting, that Jack Forsyth would be appointed as Deputy Chair for
the discussion portion of the meeting, that Advisory Planning Commission (APC)
member Alan Stoddart had resigned, and that members Rosa Telagus and David Graham
were absent.
Planner Zupanec confirmed that a quorum was 3 members or 50% of members,
whichever was less. Four APC members continued their review of the potable water
supply and protection of the coastal Douglas-fir ecosystem issues pertaining to the DHA
application.
As summarized at the last meeting, the property in question (located off of Denman
Road) included a 29 Ha (72 acre) donor or “remainder” parcel with split Agricultural
Land Reserve (ALR) and Residential zoning; and, an 8 Ha (19 acre) receiving or “subject”
parcel zoned Forestry 1. In exchange for subdividing off the 8 Ha subject parcel for
affordable housing, the remainder parcel would be permitted an increase to 5
residential lots from the present 1 allowed.
4.1

Potable Water Supply
Trustee Critchley explained that local Trustees were waiting to know if the
Executive Committee of the Islands Trust as well as the Ministry of
Transportation and Highways (MOTI) would have objections in principal to sole
rainwater collection systems, given that it conflicted with historical subdivision
standards around proof of groundwater, such standards acting as a natural limit
to development. Though the Denman Housing Association (DHA) proposal was a
stand-alone project, it engaged this larger precedent-setting water issue at
many levels of government.
Simon Palmer noted that DHA was proposing to collect and store water on a per
unit basis, while maintaining a 25% common reserve through the solar array, as
well as a 5 month backup supply with trucked water obtained through the
Comox Valley Regional District’s (CVRD) Graham Lake water license. This
additional backup water was an Island Health (IH) requirement. Presently there
are two water licences on Graham Lake: one for the Graham Lake Improvement
District, the other being managed by the CVRD. There are ongoing liability issues
around Graham Lake water.
Simon Palmer gave the following specifications for the DHA project:
 Total roof area for collection was 16,000 square feet or 0.4 of an acre or
2% of the entire DHA acreage.
 Water Tanks would be sized for maximum collection in any one period.
 There would be a caretaker for the project who would be managing the
water system among other responsibilities.
 Residents will be given a daily ration water budget through metering.

Denman Island
Advisory Planning Commission Minutes
April 16, 2019

DRAFT

2

DRAFT







The company “Rainwater Connection” advises that excluding laundry
and toilet flushing, 64 litres per person per day is a reasonable
consumption, while the DHA system proposes 144 litres per person per
day, more than twice the amount considered reasonable; while
traditional recommendations have been for 1200 litres per household
per day, or 1000 litres per household per day where a cistern is present.
12 prospective renters surveyed by DHA at a recent meeting all thought
that 144 litres of water per person per day was adequate and that
composting toilets were acceptable.
Typical water usage breakdown according to the “Rainwater
Connection” report attached to the DHA application on the Islands Trust
website is 28% Toilets/25% Laundry/21% Bath and Shower/22% Kitchen
Cleaning and Drinking/4% Leaks.
The DHA proposed water system uses a per person rather than per
household standard.

Various APC members noted that:
 greywater was a valuable resource that could not be stored; but should
be utilized on gardens or forests with some precautions.
 There is no water storage capacity for gardens in the DHA proposal.
 Denman Island has good ground and above ground water capacity
compared to some other Gulf Islands.
 Extensive rainwater collection could possibly interfere with aquifer
recharge, depending on the scale of the operation.
 Terry is refusing DHA access to the groundwater in the ALR portion of
the property to save it for his own subdivision potential.
 It is unreasonable to not be able to look at the entire property for a
source of water.
 Trucking water could be expensive.
 Rainwater collection is forward thinking.
 Water requirements per person per day are difficult to quantify.
Simon Palmer expressed that it would not be constructive to tie Terry’s
subdivision potential to the provision of water to the DHA property. DHA could
source water below the bluff where numerous other wells had been successfully
installed.
Simon Palmer stated that while, for the purposes of the Islands Trust
application, the DHA would be proposing a per unit water system which wasn’t
considered under the jurisdiction of IH, the DHA was concurrently working on a
centralized “small water system” that would be under the IH jurisdiction.
Trustee Critchley noted that the traditional 1000 to 1200 litres per household
per day water requirements reflected an urban standard.
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DE-APC-2019-01
It was MOVED and SECONDED
That the Advisory Planning Commission approves the sole rainwater collection
system as proposed by the Denman Housing Association.
CARRIED
DE-APC-2019-02
It was MOVED and SECONDED
That the Local Trust Committee consider as a recommendation that when the
rezoning of the larger remainder parcel is considered, that it includes a
condition to supply backup groundwater to the subject Denman Housing
Association parcel, if that groundwater is adequate and available.
CARRIED
4.2

Protection of Douglas-fir Ecosystems
The following planning tools for protection were discussed by the APC:
 Use of new development permit areas in the Official Community Plan
(OCP) with guidelines for protection.
 Dedications for public parkland.
 Private conservation.
 Limiting or clustering structures.
 Restrictive covenants that include landscaping restrictions with possible
exemptions.
DE-APC-2019-03
It was MOVED and SECONDED
That the Local Trust Committee consider that a development permit be required
on both the subject and remainder properties to protect the Coastal Douglas-fir
Ecosystem, that a small development footprint be promoted, that a no-build
covenant on the remaining undeveloped areas to protect them from future
development be placed, that a restrictive covenant on tree cutting with
exceptions be placed and that veteran trees on the property be protected.
CARRIED
DE-APC-2019-04
It was MOVED and SECONDED
That the Local Trust Committee refer the future relevant drafted bylaws back to
the Advisory Planning Commission for comment.
CARRIED

Chair Carballeira returned to the meeting at 4:40 pm.
5.

NEXT MEETING
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There was no next meeting required.
6.

ADJOURNMENT
By general consent, the meeting was adjourned at 4:43 pm.

_________________________
Steve Carballeira, Chair
Certified Correct:
_________________________
Katherine Vogt, Recorder
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Memorandum
700 North Road Gabriola Island, BC V0R 1X3
Telephone 250. 247-2063 FAX: 250. 247-7514
Toll Free via Enquiry BC in Vancouver 660-2421. Elsewhere in BC 1.800.663.7867
northinfo@islandstrust.bc.ca

www.islandstrust.bc.ca

Date

January 29, 2020

File Number DE-RZ-2018.1 (DHA)

To

Denman Island Advisory Planning Commission (APC)

From

Sonja Zupanec
Island Planner

Re

Local Trust Committee Referral – Rezoning Application DE-RZ-2018.1 (Denman Housing Association) – Denman
Green – FIRST READING OF PROPOSED BYLAW NOS. 235 (OCP); 236 (LUB); 237 (OCP) and 238 (LUB)

At its November 7, 2019 regular business meeting, the Denman Island Local Trust Committee (LTC) gave first reading to
Proposed Bylaw Nos. 235(OCP) and 236(LUB) and in January 2020 gave first reading to Proposed Bylaw Nos. 237 (OCP)
and 238 (LUB) pertaining to rezoning application DE-RZ-2018.1 (Denman Housing Association). The bylaws are now
being referred to several First Nations, agencies and local governments for comment.
The LTC is requesting that the APC review the attached referral package and provide comments and/or
recommendations to the Local Trust Committee on the proposed policy amendments, zoning amendments and potable
water supply for 20 rental affordable housing units.
Planning staff will be available to phone into the APC meeting in a resource capacity. For background information
pertaining to this file please refer to the applications section of the website: http://www.islandstrust.bc.ca/islands/localtrust-areas/denman/current-applications/current-application-documents/
As the APC has not yet elected a chair or secretary, Islands Trust staff will be responsible for coordinating a meeting to
consider this referral and for ensuring the Islands Trust minute taker and applicant (Simon Palmer on behalf of DHA) is
available to attend.
Please contact staff directly at 250.247.2063 or email szupanec@islandstrust.bc.ca if you have any technical questions in
advance about the referral, require a printed copy of this referral package to be mailed to you, or have any procedural
questions about the Advisory Planning Commission.
Thank you in advance for your participation in this review process.
Sonja Zupanec, RPP, MCIP
Island Planner
Enclosures:
1. Bylaw Referral Package for 4 Bylaws
2. Staff Report packages dated November 7, 2019 and January 2020 DE-RZ-2018.1 (DHA).
Memorandum
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BYLAW REFERRAL
FORM

Island:

Denman Island Local Trust Area

Bylaw Nos.:

235 and 236

Date:

February 4, 2020

You are requested to comment on the attached Bylaws for potential effect on your agency’s/organization’s interests. We would appreciate
your response by March 16, 2020. If no response is received by that date, it will be assumed that your agency's/organization’s interests
are unaffected.
APPLICANTS NAME / ADDRESS:
Simon Palmer on behalf of the Denman Housing Association (DHA)
PID 009-704-523 and PID 006-657-290 Denman Island
PURPOSE OF BYLAWS:
The intent of Bylaw No. 235, if adopted, would include new policies in the OCP to: enable the transfer of density from one
parcel to another for the purposes of multi-family affordable housing; require Energy Step Code compliance for new dwellings
as a result of rezoning or density transfer; re-designate the receiver parcel (PID 006-657-290) from ‘Sustainable Resource’ to
‘Rural’ in order to contemplate eventual subdivision into 4 parcels; and require consideration of residential rental tenure
zoning for multi-family dwellings to ensure affordability is maintained in perpetuity.
The intent of Bylaw No. 236, if adopted, would amend the LUB by: rezoning the donor parcel to a new site specific ‘R7’ zone
to reduce the maximum permitted density/lots from seven dwellings/lots to three; rezoning the receiver parcel to two new
site specific ‘R8’ and ‘R4(1)’ zones to permit an increase in density; permit multi-family affordable housing by way of a
residential rental tenure zone; and regulate siting, size, lot coverage, parking, signage and several other land use parameters
for the new site specific zones.
GENERAL LOCATION:
Denman Island, BC
OTHER INFORMATION:
The applicant is proposing a 20 unit multi-family affordable housing development in partnership with BC Housing on an 8 hectare
portion of PID 006-657-290. The applicant is proposing to utilize rainwater collection as the PRIMARY source of potable water for the 20
units and to support their application to subdivide the 8 hectare portion from parent parcel. No groundwater supply or surface water
supply is anticipated to be secured to support this development. A back up water supply of trucked bulk water from Vancouver Island is
proposed. The Denman Island Local Trust Committee will need to consider waiving the proof of potable water requirements from the
Denman Island Land Use Bylaw (which currently require 1200 litres of groundwater or surface water per dwelling per day for subdivision
approval) if these bylaws are to proceed.
Please direct any communications regarding this referral to Becky McErlean, Legislative Clerk, at (250) 247-2206 or by email to
bmcerlean@islandstrust.bc.ca.

Please fill out the Response Summary attached to this form. If your agency's interests are "Unaffected", no further
information is necessary. In all other cases, we would appreciate receiving additional information to substantiate your
position and, if necessary, outline any conditions related to your position. Please note any legislation or official government
policy which would affect our consideration of this Bylaw.
Sonja Zupanec
(Signature)

Sonja Zupanec
Name:
Title

Island Planner

PLEASE TURN OVER 
z:\10 leg & reg\3900 bylaws\04 ltc ocp & lub - proposed (p)\de\de bl 235 ocp amd de-rz-2018.1 dha\de bl 235 and 236 (dha) referrals\de-ltc_referral form_ bl235_236 - to apc.docx

This referral has been sent to the following First Nations and agencies:

First Nations
K’ómoks First Nation
Cowichan Tribes
Lake Cowichan First Nation
Lyackson First Nation
Penelakut Tribe
Halalt First Nation
Stz’uminus First Nation
Qualicum First Nation
Snaw’naw’as First Nation
Nanwakolas Council
We Wai Kai Nation
Wei Wai Kum First Nation
Homalco First Nation
Tlaˊamin Nation

Regional Agencies
Comox Valley Regional District
School District #71 (Comox Valley)

Adjacent Local Trust Committees
and Municipalities
Hornby Local Trust Committee
Non-Agency Referrals
Denman Advisory Planning
Commission
Island Health
Islands Trust Freshwater Specialist

Provincial Agencies
Ministry of Agriculture
Ministry of Transportation and Infrastructure

z:\10 leg & reg\3900 bylaws\04 ltc ocp & lub - proposed (p)\de\de bl 235 ocp amd de-rz-2018.1 dha\de bl 235 and 236 (dha) referrals\de-ltc_referral form_ bl235_236 - to apc.docx

BYLAW REFERRAL FORM
RESPONSE SUMMARY
Approval Recommended for Reasons Outlined Below

Approval Recommended Subject to Conditions Outlined Below

Interests Unaffected by Bylaw

Approval Not Recommended Due to Reason Outlined Below

Denman Island Local Trust Area – Denman
Island
(Island)

Bylaw No. 235 (OCP Amendment)

(Signature)

(Title)

(Date)

(Agency)

(Bylaw Number)

z:\10 leg & reg\3900 bylaws\04 ltc ocp & lub - proposed (p)\de\de bl 235 ocp amd de-rz-2018.1 dha\de bl 235 and 236 (dha) referrals\de-ltc_referral form_ bl235_236 - to apc.docx

BYLAW REFERRAL FORM
RESPONSE SUMMARY
Approval Recommended for Reasons Outlined Below

Approval Recommended Subject to Conditions Outlined Below

Interests Unaffected by Bylaw

Approval Not Recommended Due to Reason Outlined Below

Denman Island Local Trust Area – Denman
Island
(Island)

Bylaw No. 236 (LUB Amendment)

(Signature)

(Title)

(Date)

(Agency)

(Bylaw Number)

z:\10 leg & reg\3900 bylaws\04 ltc ocp & lub - proposed (p)\de\de bl 235 ocp amd de-rz-2018.1 dha\de bl 235 and 236 (dha) referrals\de-ltc_referral form_ bl235_236 - to apc.docx

BYLAW REFERRAL
FORM

Island:

Denman Island Local Trust Area

Bylaw Nos.:

237 and 238

Date:

February 4, 2020

You are requested to comment on the attached Bylaws for potential effect on your agency’s/organization’s interests.
We would appreciate your response by March 16, 2020. If no response is received by that date, it will be assumed
that your agency's/organization’s interests are unaffected.
APPLICANTS NAME / ADDRESS:

Simon Palmer on behalf of the Denman Housing Association (DHA)
PID 006-657-290 Denman Island
PURPOSE OF BYLAWS:

The intent of Bylaw No. 237, if adopted, would amend the Denman Island Official Community Plan (OCP)
to include a new site specific Development Permit Area for the parcel intended to be subdivided and
developed for up to 25 residential dwellings. The area, justification and objectives of new Development
Permit Area (DPA) “DPA 8 – Residential Density Increase”, including a map amendment in Schedule E,
form the basis of the draft bylaw. Guidelines for the DPA are included in the Denman Land Use Bylaw
(LUB).
The intent of Bylaw No. 238, if adopted, would amend the LUB by introducing specific DPA guidelines
that would be applied at the time of subdivision, land alteration or construction on the subject property.
The intent of the bylaws is to protect the natural environment and biodiversity, protect adjacent
Agricultural Land Reserve (ALR) farmland and promote energy and water conservation and greenhouse
gas emission reduction.

GENERAL LOCATION:

Denman Island, BC
OTHER INFORMATION:

The Denman Island Local Trust Committee gave First Reading to the proposed bylaws in January 2020. The proposed
bylaws would enable the designation of a new Development Permit Area (DPA) for the non ALR portion of the subject
property proposed to be developed with 20 multi-family rental housing units “Denman Green” and up to five market
housing single family residences, as presented in application DE-RZ-2018.1 (DHA). All background information including
staff reports, professional reports and public correspondence pertaining to this application can be found on our
applications website.
Please direct any communications regarding this referral to Becky McErlean, Legislative Clerk, at (250) 247-2206 or
by email to bmcerlean@islandstrust.bc.ca.
Please fill out the Response Summary attached to this form. If your agency's interests are "Unaffected", no further
information is necessary. In all other cases, we would appreciate receiving additional information to substantiate
your position and, if necessary, outline any conditions related to your position. Please note any legislation or official
government policy which would affect our consideration of this Bylaw.

PLEASE TURN OVER 

Sonja Zupanec
(Signature)

Name:
Title

Island Planner

This referral has been sent to the following First Nations
and agencies:

First Nations
K’omoks First Nation,
Qualicum First Nation,
Tla’amin Nation,
Snaw’Naw’As Nation,
Te’Mexw Treaty Association,
We Wai Kai Nation,
Stz’uminus First Nation,
Lake Cowichan First Nation,
Halalt First Nation,
Lyackson First Nation,
Penelakut Tribe,
Cowichan Tribes,
Nanwakolas Council,
We Wai Kum Nation,
Xwemanlhkwu (Homalco) First Nation

Regional Agencies
Comox Valley Regional District
School District #71 (Comox Valley)

Adjacent Local Trust Committees and
Municipalities
Hornby Local Trust Committee
Non-Agency Referrals
Denman Advisory Planning Commission
Denman Volunteer Fire Department
Islands Trust Freshwater Specialist

BYLAW REFERRAL FORM
RESPONSE SUMMARY
Approval Recommended for Reasons Outlined Below

Approval Recommended Subject to Conditions Outlined Below

Interests Unaffected by Bylaw

Approval Not Recommended Due to Reason Outlined Below

Denman Island Local Trust Area – Denman
Island
(Island)

Bylaw No. 237 (OCP Amendment)

(Signature)

(Title)

(Date)

(Agency)

(Bylaw Number)

BYLAW REFERRAL FORM
RESPONSE SUMMARY
Approval Recommended for Reasons Outlined Below

Approval Recommended Subject to Conditions Outlined Below

Interests Unaffected by Bylaw

Approval Not Recommended Due to Reason Outlined Below

Denman Island Local Trust Area – Denman
Island
(Island)

Bylaw No. 238 (LUB Amendment)

(Signature)

(Title)

(Date)

(Agency)

(Bylaw Number)

STAFF REPORT

islandsTrust

File No.: DE-RZ-2018.1 (Denman Housing
Association/Snyder & Terry)
DATE OF MEETING:

November 7, 2019

TO:

Denman Island Local Trust Committee

FROM:

Sonja Zupanec RPP, MCIP
Local Planning Services

SUBJECT:

OCP and LUB Amendments for 20 units of Rental Housing – “Denman Green”
Applicant:
Simon Palmer on behalf of the Denman Housing Association
Location:
PID 009-704-523 and PID 006-657-290 Denman Island

RECOMMENDATIONS
1. That Denman Island Local Trust Committee Bylaw No. 235 cited as “Denman Island Official Community
Plan, 2008, Amendment No.2, 2019” be read a first time.
2. That Denman Island Local Trust Committee Bylaw No. 236 cited as “Denman Island Land Use Bylaw,
2008, Amendment No.2, 2019” be read a first time.
3. That Proposed Bylaw Nos. 235 and 236 be referred to the following First Nations, Local Governments
and agencies for comment:
a. First Nations:
K’omoks First Nation, Qualicum First Nation, Tla’amin Nation, Snaw’Naw’As Nation, Te’Mexw
Treaty Association, We Wai Kai Nation, Stz’uminus First Nation, Lake Cowichan First Nation,
Halalt First Nation, Lyackson First Nation, Penelakut Tribe, Cowichan Tribes, Laich-kwil-tach
Treaty Society, Nanwakolas Council, We Wai Kum Nation, Xwemanlhkwu (Homalco) First
Nation.
b. Local Governments and Agencies:
Hornby Island Local Trust Committee, Island Health, Denman Advisory Planning Commission,
Agricultural Land Commission, Comox Valley Regional District, School District 71, Ministry of
Agriculture, Islands Trust Freshwater Specialist.
4. That the Denman Island Local Trust Committee has reviewed the Islands Trust Policy Statement
Directives Only Checklist and determined that Bylaw No. 235 cited as “Denman Island Official
Community Plan, 2008, Amendment No.2, 2019” is not contrary to or at variance with the Islands Trust
Policy Statement.
5. That the Denman Island Local Trust Committee request staff to schedule a special meeting for a
community information meeting on application DE-RZ-2018.1 (DHA) and Proposed Bylaw Nos. 235 and
236 following the close of the bylaw referral period and upon receipt of confirmation of an on-island
back-up water supply for the proposed 20 units of rental housing.
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REPORT SUMMARY
This report introduces draft bylaws to amend the Denman Island Official Community Plan (OCP) and Denman Island
Land Use Bylaw (LUB) to enable the proposed multi-family rental housing development “Denman Green” as
presented in application DE-RZ-2018.1 (DHA). Staff is recommending that the draft bylaws in Attachment 1 and 2
of this report be given first reading as presented. All relevant background information is posted to the current
application website.
BACKGROUND
The Denman Island Local Trust Committee (LTC) passed the following resolutions at the July 4, 2019 regular
business meeting:
DE-2019-067 It was MOVED and SECONDED,
that the Denman Island Local Trust Committee request staff to prepare a draft bylaw to amend the Denman Island
Official Community Plan, 2008, consistent with draft bylaw language presented in Attachment 1, Table 1 of the
Staff Report dated July 4, 2019 for DE-RZ-2018.1 (Denman Housing Association).
CARRIED
DE-2019-068 It was MOVED and SECONDED,
that the Denman Island Local Trust Committee request staff to prepare a draft bylaw to amend the Denman Island
Denman Island Land Use Bylaw, 2008, consistent with draft bylaw language presented in Attachment 1, Table 2 of
the Staff Report dated July 4, 2019 for DE-RZ-2018.1 (Denman Housing Association).
CARRIED

Staff have prepared amending bylaws for LTC consideration of first reading (Attachments 1 and 2).
ANALYSIS
Issues and Opportunities
Staff have identified the following issues for LTC consideration:


Summary of Draft Bylaw No. 235 (OCP)



Summary of Draft Bylaw No. 236 (LUB)



Bylaws consistent with Islands Trust Policy Statement



Pending amendments to enable new Development Permit Areas



Restrictive covenants and housing agreements

Summary of Draft Bylaw No. 235 (OCP)
Draft Bylaw No. 235 (Attachment 1), if adopted, would introduce new policies in the OCP to: enable the transfer
of density from one parcel to another for the purposes of multi-family affordable housing; require Energy Step
Code compliance for new dwellings as a result of rezoning or density transfer; re-designate the receiver parcel (PID
006-657-290) from ‘Sustainable Resource’ to ‘Rural’ in order to contemplate eventual subdivision into 4 parcels;
and require consideration of residential rental tenure zoning for multi-family dwellings to ensure affordability is
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maintained in perpetuity. Extracted pages of a mock consolidated OCP with the proposed changes has been
included in the November 7, 2019 LTC agenda package for convenience.
Summary of Draft Bylaw No. 236 (LUB)
Draft Bylaw No. 236 (Attachment 2), if adopted, would amend the LUB by: rezoning the donor parcel to a new site
specific ‘R7’ zone to reduce the maximum permitted density/lots from seven dwellings/lots to three; rezoning the
receiver parcel to two new site specific ‘R8’ and ‘R4(1)’ zones to permit an increase in density; permit multi-family
affordable housing by way of a residential rental tenure zone; and regulate siting, size, lot coverage, parking,
signage and several other land use parameters for the new site specific zones. Extracted pages of a mock
consolidated LUB with the proposed changes has been included in the November 7, 2019 LTC agenda package for
convenience.
Residential Rental Tenure Zoning in Draft Bylaw No. 236 (LUB)
In 2018, the Union of British Columbia Municipalities’ Special Committee on Housing (A Home for Everyone: A
Housing Strategy for British Columbians) recommended the Province provide a rental zoning authority to local
governments and the province responded by creating this residential rental tenure zoning. On May 31, 2018 the
Provincial government amended the Local Government Act, granting local governments with the authority to zone
land for rental tenure (residential rental tenure zoning). The intent of this new legislation is to give local
governments greater ability to preserve existing rental housing and/or increase the supply of new rental housing
in their communities. The authority applies to any location where multi-family residential use is permitted and can
apply to an entire parcel of land; require a certain number or percentage of units; or require a portion of a building
be rental tenure. The use of housing agreements with residential rental tenure zoning further assists to secure
affordability over time through conditions.
The residential tenure may not be varied by a Development Variance permit, Development Permit, Heritage
Alteration Permit or Board of Variance. Several local governments have prepared and/or implemented new rental
zones (Ladysmith, Richmond, Burnaby, Port Moody). Draft Bylaw No. 236 introduces a new residential rental
tenure zone in the LUB called ‘Multi-Family Dwelling (R4)’ to be applied to the Denman Green portion of the
receiver parcel. This new zone regulates the use, density, siting, setbacks, lot coverage and parking requirements
for new development to enable the proposal as presented in application DE-RZ-2018.1 (DHA).
Islands Trust Policy Statement
Planning staff have reviewed the draft bylaws against the Islands Trust Policy Statement Directives Only Checklist
(ITPS Attachment 3) and concluded that the Draft Bylaw No. 235 (OCP) as written is not contrary to or at variance
with the ITPS.
Attachment 4 illustrates that Draft Bylaw No. 236 (LUB) is currently contrary to the ITPS until such a time as the
provision of potable water for the proposed 20 units of multi-family affordable housing is confirmed by the
applicant. The LTC will be considering supplemental information from the applicant regarding the provision of
potable water after the Comox Valley Regional District (CVRD) Board considers a report on bulk water services
from Graham Lake on Denman Island. Staff recommend that the LTC proceed with first reading of the bylaws and
referrals in advance of the water system details being confirmed by the applicant. Further information may be
required of the applicant to substantiate capacity of the Graham Lake water supply to provide adequate volume
and quality of water to the proposed Denman Green development. Staff can report back on ITPS compliance prior
to LTC consideration of second reading.
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Pending amendments to enable new Development Permit Areas (DPAs)
The LTC directed staff in July to develop bylaw amendments that would also introduce new DPAs to be applied to
the receiver parcel to protect the natural environment, farming and promote energy, water conservation and
reduction of greenhouse gas emissions.
In order to implement these changes, staff is recommending a separate set of draft bylaws to amend the OCP and
LUB. The drafts are currently being reviewed by staff/legal counsel and are anticipated to be ready for LTC review
at a future LTC meeting date for consideration of first reading. The LTC can advance consideration of Draft Bylaw
Nos. 235 (OCP) and 236 (LUB) in the interim, and all four bylaws can be presented at a public hearing together
without delaying the legislative review process.
Restrictive covenants and housing agreements
In addition to draft DPA bylaws, staff will be providing the LTC with an analysis of the land use planning tools that
will be required to ensure BC Energy Step Code compliance at the time of construction for all new dwellings on
the receiver parcel and that any new multi-family dwelling is subject to a housing agreement to ensure rental
affordability in perpetuity. Such draft legal instruments should be considered by the LTC in advance of second
reading and be available to the public for review as part of a public hearing package.
Consultation
As this application proposes an amendment to the official community plan, the LTC is required to conduct a
consultation process involving a set of referrals that are independent of any public hearing process. The LTC is
required by the Local Government Act to consider opportunities for consultation with persons, organizations and
authorities it considers will be affected. The LTC should consider if it wishes to undertake additional consultation
than identified below, and direct staff accordingly. Following first reading of the bylaws staff recommend referrals
to First Nations, provincial agencies, adjacent local governments and select referral agencies as detailed below and
in the recommendations on page 1 of this report. Staff also recommend a community information meeting as part
of the review process, subsequent to the receipt of referral responses and in advance of a public hearing being
scheduled. Significant changes to the bylaw (either as a requirement of the LTC, or by the applicant) that
necessitate further referrals or community meetings or application complexities may require more involved
consultation.
Agencies
Should the LTC concur with the staff recommendation to give first reading to both bylaws, referrals will be sent to
the following agencies and adjacent local governments for comment:

Islands Trust



Denman Island Advisory Planning Commission



Island Trust Freshwater Specialist



Comox Valley Regional District



Island Health



Agricultural Land Commission/Ministry of Agriculture



School District 71



Hornby Island Local Trust Committee

Staff Report
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First Nations
The following First Nations include Denman Island as part of their marine, land territory or Treaty area and bylaw
referrals should be sent to the following First Nations for comment:


K’omoks First Nation



Lyackson First Nation



Qualicum First Nation



Laich-kwil-tach Treaty Society



Te’Mexw Treaty Association



Tla’amin Nation



Lake Cowichan First Nation



We Wai Kai Nation



Penelakut Tribe



Halalt First Nation



Nanwakolas Council



Lyackson First Nation



Snaw’Naw’As Nation



Laich-kwil-tach Treaty Society



Stz’uminus First Nation



Cowichan Tribes



We Wai Kum Nation

Protocols
The LTC has a protocol agreement with the Comox Valley Regional District (CVRD, 2011) and staff of the Islands
Trust have a letter of understanding with staff of the CVRD (2018) to ensure interagency collaboration on land use,
park planning, bylaw enforcement and servicing. Proposed bylaws would be referred to CVRD for comment.
Correspondence from Applicant
The applicant has submitted correspondence to the LTC (Attachment 5) requesting the LTC and planning staff
adhere to an expedited legislative review to coincide with a spring 2020 funding call from BC Housing for affordable
housing.
Public Correspondence
All public correspondence received to date is being redacted by staff and posted to the applications website.
Rationale for Recommendations
Draft bylaws have been prepared to amend the OCP and LUB and contemplate density transfer, multi-family
affordable housing and subdivision as presented in application DE-RZ-2018.1 (DHA). Staff recommend first reading
of both bylaws in order to advance referral responses from First Nations, agencies and The staff recommendations
are found on page 1 of this report.
ALTERNATIVES:
1. Request additional information/defer consideration of first reading.
The LTC can request specific additional information from staff and/or the applicant prior to consideration
of first reading. If this alternative is selected then the following resolution is recommended:

Islands Trust
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“That the Denman Island Local Trust Committee request staff/applicant to provide the following (specify
information request) prior to further consideration of Draft Bylaw Nos. 235 and 236.”
2. Proceed no further.
The LTC can choose this alternative at any stage in a bylaw amendment application. If this alternative is
selected the following resolution is recommended:
“That the Denman Island Local Trust Committee proceed no further with application DE-RZ-2018.1 (DHA).”
Next Steps
Should the LTC concur with the staff recommendations, referrals will be sent out requesting a response within 60
days of the date on the referral; a community information meeting will be tentatively scheduled and draft bylaws
for the DPAs will be finalized for LTC consideration.
Submitted By:

Sonja Zupanec, RPP, MCIP
Island Planner

October 21, 2019

Concurrence:

Heather Kauer, ACIP
Regional Planning Manager, Northern Office

October 21, 2019

ATTACHMENTS
1.
2.
3.
4.
5.

Islands Trust

Draft Bylaw No. 235 (OCP)
Draft Bylaw No. 236 (LUB)
Islands Trust Policy Statement Directives Only Checklist for Bylaw 235 (OCP)
Islands Trust Policy Statement Comparison Table Bylaw 236 (LUB)
Correspondence from Applicant, September 2019
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DRAFT
DENMAN ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 235
A BYLAW TO AMEND DENMAN ISLAND OFFICIAL COMMUNITY PLAN, 2008
The Denman Island Local Trust Committee, being the Trust Committee having jurisdiction in respect of the
Denman Island Local Trust Area under the Islands Trust Act, enacts as follows:
1. That the Denman Island Local Trust Committee Bylaw No. 185 cited as “Denman Island Official Community
Plan, 2008” is amended as shown on Schedules “1” and ”2” attached to and forming part of this bylaw.
2. This bylaw may be cited for all purposes as "Denman Island Official Community Plan, 2008, Amendment No.
2, 2019”.
READ A FIRST TIME THIS

xx

DAY OF

, 20xx

READ A SECOND TIME THIS

xx

DAY OF

, 20xx

READ A THIRD TIME THIS

xx

DAY OF

, 20xx

PUBLIC HEARING HELD THIS

xx

DAY OF

, 20xx

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS
xx
DAY OF

, 20xx

APPROVED BY THE MINISTER OF MUNICIPAL AFFAIRS AND HOUSING THIS
DAY OF
ADOPTED THIS
DAY OF

, 20XX
, 20XX

Chair

Secretary
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Draft Bylaw No. 235 (OCP)
DENMAN ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 235
Schedule “1”
1. Schedule “A” – Official Community Plan Policy Document of the Denman Island Local Trust Committee
Bylaw No. 185, cited as “Denman Island Official Community Plan, 2008” is amended as follows:

1.1 PART E FAMILIES AND INDIVIDUALS, E1 – HOUSING, Housing Objectives is amended by adding the
following new objective following the text of Objective 4:
“Objective 5 To protect and enhance the supply and quality of rental housing for low income
households.”
1.2 PART E FAMILIES AND INDIVIDUALS, E1 – HOUSING, Housing Policies, Policy 9 is replaced in its entirety
with the following:
“In the Residential and Rural designation, the principal use should be single family residential with the
exception of the following:
 The existing cabins on the R1(2) zoned parcel and the rental accommodation on the two
R1(1) zoned parcels as permitted by the Denman Island Land Use Bylaw; and
 Multi-family affordable housing through the completion of a successful rezoning application.
1.3 PART E FAMILIES AND INDIVIDUALS – E.1 HOUSING, Housing Policies, Policy 10 is amended by adding
the following sentence to the end of Policy 10: “Multi-family affordable housing may be considered by
an application for rezoning in the Rural designation.”
1.4 PART E FAMILIES AND INDIVIDUALS – E.1 HOUSING, Housing Policies, Zoning Amendments, Policy 27 is
deleted in its entirety and replaced with:
“Applicants applying for a zoning amendment prior to 2032 for new single family or multi-family
dwellings should be required to meet or exceed BC Energy Step Code Level 2 standards for new
construction, either by way of a site specific amenity zone or by way of a restrictive covenant
registered on title.”
1.5 PART E FAMILIES AND INDIVIDUALS – E.1 HOUSING, Housing Policies, Zoning Amendments, Policy 29 is
amended by adding an additional bullet to the end of the list that reads: “that residential rental tenure
zoning is considered to ensure affordability is maintained in perpetuity.”
1.6 PART E FAMILIES AND INDIVIDUALS – E.1 HOUSING, Housing Policies, Zoning Amendments is
amending by adding the following new policy after Policy 30 and renumbering subsequent policies
chronologically:
“Policy 31 The provision for density transfer in Appendix C of this Plan may apply to the donation or
sale of land for the development of multi-family affordable housing projects that include protection of
the natural environment.”
1.7 APPENDIX C DENSITY TRANSFER – is amended by inserting the following text in the introductory
paragraph after the words “density transfer to permit”:
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“multi-family affordable housing with formal protection of the natural environment; permit”;
and the following text after the words “simply replaces that of the lot”:
“protected by covenant or Development Permit Area,”.
1.8 APPENDIX C DENSITY TRANSFER – Policies, Policy 1 is replaced in its entirety with the following:
“The Local Trust Committee may consider applications for density transfer for multi-family affordable
housing, conservation and park purposes only. Eligible situations are limited to the following:

donation or sale of land for a multi-family affordable housing development that results in
protection of the natural environment on the same parcel through a restrictive covenant or
Development Permit Area; or

dedication of land for a park; or

donation or sale of land for conservation purposes.”
1.9 APPENDIX C DENSITY TRANSFER – Policies, Policy 1, Guidelines for Density Transfer is amended by
adding the following new guideline after Guideline 3 and renumbering subsequent guidelines
chronologically:
“Guideline 4 The original parcel of land which is subject to a reduction in development potential in
order to transfer the density to another parcel(s) for the purposes of multi-family affordable housing is
referred to as the donor parcel.”
1.10 APPENDIX C DENSITY TRANSFER – Policies, Policy 1, Guidelines for Density Transfer is amended by
adding the following new guideline after Guideline 5 and renumbering subsequent guidelines
chronologically:
“Guideline 6 Where the receiver parcel is intended for multi-family affordable housing, the following
are required:



a housing agreement to the satisfaction of the Local Trust Committee to protect the receiver
parcel in perpetuity for the purposes of providing multi-family affordable housing; and
protection of the natural environment on the receiver parcel by way of a restrictive or
conservation covenant or Development Permit Area.”
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DENMAN ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 235
Schedule “2”
1. Schedule “C” – Land Use Designations of the Denman Island Local Trust Committee Bylaw No. 185,
cited as “Denman Island Official Community Plan, 2008” is amended by changing the designation of
THE SOUTH WEST 1/4 OF SECTION 17, DENMAN ISLAND, NANAIMO DISTRICT EXCEPT THAT PART IN
PLAN 14174, VIP77481 AND VIP87456 (PID 006-657-290) as shown on Plan No. 1 attached to and
forming part of this bylaw, and by making such alterations to Schedule “C” of Bylaw No. 185 as are
required to effect this change.

Plan No. 1
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DRAFT
DENMAN ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 236

A BYLAW TO AMEND DENMAN ISLAND LAND USE BYLAW, 2008

The Denman Island Local Trust Committee, being the Trust Committee having jurisdiction in respect
of the Denman Island Local Trust Area under the Islands Trust Act, enacts as follows:
1. Citation
This bylaw may be cited for all purposes as “Denman Island Land Use Bylaw, 2008, Amendment
No. 2, 2019”.
2. Denman Island Local Trust Committee Bylaw No. 186, cited as “Denman Island Land Use Bylaw,
2008,” is amended as per Schedules “1” and “2” attached to and forming part of this bylaw.
READ A FIRST TIME THIS

______

DAY OF

_________

20

PUBLIC HEARING HELD THIS

______

DAY OF

_________

20

READ A SECOND TIME THIS

______

DAY OF

_________

20

READ A THIRD TIME THIS

______

DAY OF

_________

20

_________

20

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS

ADOPTED THIS

Chair

______

DAY OF

______

DAY OF

20

Secretary
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DENMAN ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 236
1. Schedule “A” of Denman Island Land Use Bylaw, 2008 is amended as follows:

1.1 PART 1 ADMINISTRATION, Section 1.1 Definitions is amended by replacing the
definition of “lot coverage” with the following:
“lot coverage means the percentage of the total area of the lot covered by buildings
and structures including roof overhangs but excluding cisterns connected to a
building for the purposes of rainwater harvesting and collection.”
1.2 PART 1 ADMINISTRATION, Section 1.1 Definitions is amended by adding the following
definitions in alphabetical order:
“dwelling, multi-family means a building containing two or more dwelling units, each
having their own entrance, which may include an entrance from a common interior
corridor or an exterior entrance;
dwelling unit, single family means a building containing one dwelling unit;
residential rental tenure means the granting of a right to occupy a dwelling unit as
living accommodation where the minimum occupancy period is thirty consecutive
days, and where the dwelling unit is not owned by a dwelling unit occupant, but
where regular payments are made to the owner for the use of the dwelling unit;”
1.3 PART 2 ADMINISTRATION, Section 2.1 Accessory Buildings and Structures, 10 is
amended by adding the words “and the use is not permitted on a parcel in the ‘MultiFamily (R4) Zone’.” after the word “Bylaw”.
1.4 PART 2 GENERAL REGULATIONS, Section 2.1 Travel Trailers, 11 is amended by adding
the words “except on a parcel zoned ‘Multi-Family (R4).’” after the word
“accommodation”.
1.5 PART 2 GENERAL REGULATIONS, Section 2.5 Parking Regulations, Number of Parking
Spaces Required, 16, residential is amended by removing:
 “one per one single family residential use”
And replacing it with:
 “one per one single family residential dwelling unit”
1.6 PART 2 GENERAL REGULATIONS, Section 2.5 Parking Regulations, Number of Parking
Spaces Required, 16, residential is amended by adding another bullet:
 “two per dwelling unit in a multi-family dwelling”
1.7 PART 2 GENERAL REGULATIONS, Section 2.5, Parking Regulations, Number of Parking
Spaces Required, 17, Minimum number of bicycle parking spaces is amended by
adding another bullet:
 “one per dwelling unit in a multi-family dwelling”
2 of 10

37

DE-BL-236
1.8 PART 2 GENERAL REGULATIONS, Section 2.6 Signs Regulations, Permitted signs, 1 is
amended by adding “Multi-Family (R4)” after “(R3)”.
1.9 PART 2 GENERAL REGULATIONS, Section 2.7 Screening Regulations, Landscape
Screens, 8 is amended by removing “R3 zone” and replacing with “R3 and R4 zones”.
1.10 PART 3 ZONE REGULATIONS, Section 3.1 Creation of Zones, 1, Zone Classification,
Zoning Code, Residential Zones is amended by adding “Multi-Family R4”.
1.11 PART 3 ZONE REGULATIONS, Section 3.3 “Residential Zoning Tables”, Table 1 –
Permitted Uses is deleted in its entirety and replaced with:
Table 1 - Permitted Uses

R1

R2

R3







R4

Principal Uses
1

Residential

2

Residential Rental Tenure subject to registration of
housing agreement

3

Parks









4

Utilities











Accessory Uses
4

Home occupation uses listed in Section 2.4 accessory to a
principal residential use







5

Forest fungi production accessory to a residential use, on
lots 2.0 ha or larger









6

Horticulture and agriculture, other than intensive
agriculture, accessory to a principal residential use









7

Occasional wood working and wood processing using
wood obtained from the lot and accessory to a principal
residential use







8

Generation of electricity from non-polluting renewable
sources and accessory to a principal residential use







9

Secondary suites and secondary dwelling units




*Secondary
dwelling units
must be
approved
through a
Temporary
Use Permit

1.12 PART 3 ZONE REGULATIONS, Section 3.3 “Residential Zoning Tables”, Table 2 –
Permitted Buildings and Structures is deleted in its entirety and replaced with:
Table 2 - Permitted Buildings and Structures

R1

R2

R3

1

Single family dwelling units







2

Multi-family dwelling units

3

Buildings and structures accessory to a constructed single
family dwelling unit

4

Buildings and structures accessory to a constructed
multiple family dwelling unit

R4



3 of 10








38

DE-BL-236
5

Buildings and structures to accommodate horticulture,
agriculture and sale of horticultural and agricultural
products









6

Buildings and structures for parks and utilities









7

Pit privies







8

Fences









9

Signs, subject to Section 2.6









10

Portable sawmill accessory to a residential use, to
accommodate occasional wood working and wood
processing







11

Buildings and structures for the generation of electricity
from non-polluting renewable sources







12

Common house





1.13 PART 3 ZONE REGULATIONS, Section 3.3 “Residential Zoning Tables”, Table 3 –
Density of Uses, Buildings and Structures is deleted in its entirety and replaced with:
Table 3 - Density of Uses, Buildings and Structures

R1

R2

R3

R4

1

Minimum lot area per principal single family dwelling unit

1.0 ha

4.0 ha

n/a

n/a

2

Despite line 1 of this table, maximum number of single
family dwelling units on lots less than the minimum area
shown in line 1 of this table

1

1

n/a

n/a

3

Subject to line 1 of this table, maximum number of dwelling
units per lot

5

n/a

15

4

Maximum combined lot coverage of buildings and
structures

25%

25%

n/a

10%

5

Maximum number of buildings or structures for the
generation of electricity from non-polluting sources

1

1

1

3

1.14 PART 3 ZONE REGULATIONS, Section 3.3 “Residential Zoning Tables”, Table 4 – Height is
deleted in its entirety and replaced with:
Table 4 – Height
1

2

R1

R2

R3

R4

Maximum height of principal buildings and structures


located less than 100.0 metres from the natural
boundary of the sea

7.0 m

7.0 m

7.0 m

7.0 m



located 100.0 metres or more from the natural
boundary of the sea

9.0 m

9.0 m

9.0 m

12.0 m

Maximum height of buildings and structures


accessory to a residential use

6.0 m

6.0 m

6.0 m

6.0 m



used exclusively for agriculture

15.0 m

15.0 m

15.0 m

15.0 m

3

Maximum height of a fence, excluding deer netting

2.0 m

2.0 m

2.0 m

2.0 m

4

Maximum height of a pump/utility house located within a
setback area

2.5 m

2.5 m

2.5 m

2.5 m

5

Maximum height of a boathouse

4.5 m

4.5 m

4.5 m

4.5 m

4 of 10

39

DE-BL-236

1.15 PART 3 ZONE REGULATIONS, Section 3.3 “Residential Zoning Tables”, Table 5 – Setbacks is
deleted in its entirety and replaced with:
Table 5 - Setbacks

R1

R2

R3

R4

In addition to regulations 1 to 5 in Section 2.3, the following
setbacks apply
1

Minimum setback of buildings or structures, except for a
fence, pump/utility house or pit privy


from the front lot line

7.5 m

7.5 m

30.0 m

10.0 m



from the rear or side lot line

3.0 m

3.0 m

30.0 m

10.0 m



from the exterior side lot line

4.5 m

4.5 m

30.0 m

10.0 m

2

Minimum setback from all lot lines for pit privies, feeding
troughs, manure piles and buildings and structures for
housing animals for agriculture, except domestic chicken
coops

8.0 m

8.0 m

30.0 m

30.0 m

3

Minimum setback from all lot lines for domestic chicken
coops

3.0 m

3.0 m

30.0 m

10.0 m

1.16 PART 3 ZONE REGULATIONS, Section 3.3 “Residential Zoning Tables”, Table 6 – Floor Area
is deleted in its entirety and replaced with:
Table 6 - Floor Area

R1

R2

R3

R4

1

Maximum gross floor area of a pump/utility house located
within a setback area

6.0 m2

6.0 m2

6.0 m2

10.0 m2

2

Maximum gross floor area of a boathouse located within
15.0 metres of the natural boundary of the sea

30.0 m2

30.0 m2

n/a

n/a

3

Maximum gross floor area of a single family dwelling unit

n/a

n/a

139.4 m2

n/a

4

Maximum gross floor area of a dwelling unit in a multiple
family dwelling

n/a

n/a

n/a

5

Maximum gross floor area of a common house

n/a

n/a

279 m2

n/a

6

Maximum combined gross floor area of all accessory
buildings and structures

n/a

n/a

1275 m2

100 m2

R4

1.17 PART 3 ZONE REGULATIONS, Section 3.3 “Residential Zoning Tables”, Table 7 –
Subdivision is deleted in its entirety and replaced with:
Table 7 - Subdivision

R1

R2

R3

1

Maximum density permitted by subdivision is an average of
one lot per

1.0 ha

4.0 ha

35.0 ha

2

Minimum lot area permitted by subdivision, subject to the
regulations in 2.8

1.0 ha

2.0 ha

35.0 ha

1.18 PART 3 – ZONE REGULATIONS, Section 3.3 – “Residential Zoning Tables”, Table 8 –
Site Specific Regulations is amended by adding the following text after row R2(6):

5 of 10

40

“R2(7)

DE-BL-236
1 Despite line 10 in Table 1 of this Section, secondary suites are not
permitted in the R2(7) zone.
2 Despite line 3 in Table 3 of this Section, the maximum number of
single family dwellings permitted in the R2(7) zone is three.
3 Despite line 1 in Table 7 of this Section, the maximum number of lots
permitted by subdivision in the R2(7) zone is three.

R2(8)

1 Despite line 10 in Table 1 of this Section, secondary suites are not
permitted in the R2(8) zone.
2 Despite line 3 in Table 3 of this Section, the maximum number of
single family dwellings permitted in the R2(8) zone is five.
3 Despite line 1 in Table 7 of this Section, the maximum number of lots
permitted by subdivision in the R2(8) zone is three.

R4(1)

1 Despite line 4 in Table 1 of this Section, the following uses, and no other
uses, are permitted as home occupations:





general business offices,
professional offices, including health services,
personal services,
food processing.

2 Despite line 3 in Table 3 of this Section, the maximum number of
dwelling units permitted in the R4(1) zone is 20.
3 Despite line 4 in Table 6 of this Section, the maximum gross floor
area of a dwelling unit in a multiple family dwelling is 140 m².
4 Despite line 1 in Table 7 of this Section, the maximum density
permitted by subdivision is one lot per 8.0 hectares.
5 Despite line 2 in Table 7 of this Section, the minimum lot area
permitted by subdivision, subject to regulations in Section 2.8 is 8.0
hectares.

2.

Schedule “B” of Denman Island Land Use Bylaw, 2008 is amended as follows:
2.1

Schedule “B” – South Sheet, is amended by changing the zoning classification of the nonAgricultural Land Reserve portion of THE SOUTH WEST 1/4 OF SECTION 13, DENMAN ISLAND,
NANAIMO DISTRICT, EXCEPT PART IN PLAN VIP71627 (PID 009-704-523) as shown on Plan No. 1
attached to and forming part of this bylaw, and by making such alterations to Schedule
“B” of Bylaw No. 186 as are required to effect this change.

2.2

Schedule “B” – North Sheet and South Sheet, are amended by changing the zoning
classification of the non-Agricultural Land Reserve portion of THE SOUTH WEST 1/4 OF
6 of 10
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SECTION 17, DENMAN ISLAND, NANAIMO DISTRICT EXCEPT THAT PART IN PLAN 14174, VIP77481
AND VIP87456 (PID 006-657-290) as shown on Plan No. 2 attached to and forming part of

this bylaw, and by making such alterations to Schedule “B” of Bylaw No. 186 as are
required to effect this change.
2.3

Schedule “B” – North Sheet and South Sheet, are amended by changing the zoning
classification of the non-Agricultural Land Reserve portion of THE SOUTH WEST 1/4 OF
SECTION 17, DENMAN ISLAND, NANAIMO DISTRICT EXCEPT THAT PART IN PLAN 14174, VIP77481
AND VIP87456 (PID 006-657-290) as shown on Plan No. 3 attached to and forming part of

this bylaw, and by making such alterations to Schedule “B” of Bylaw No. 186 as are
required to effect this change.

7 of 10
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Plan No. 1

SUBJECT AREA
From: Rural 2 - R 2
Rural 2 ( 7 ) - R2( 7 )
To :
WoodharrrRd

Graham
Lake
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Plan No. 2

5

2

PI 17286
A

6

SEC.J7.

Denman-Rd
VIP

30791

>

PI 15173
1

77481

PI 14174
A

A

VIP 65443

VIP

&f

£

A

1

52326

B

VIP 87456

SUBJECT AREA

PI 2191

From: Forestry F (1)
Rural Residential R 2(8)
To:
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Plan No. 3

Denman-Rd

SUBJECT AREA

From: Forestry - F (1)
To: Multi-Family – R4(1)
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ISLANDS TRUST POLICY STATEMENT
DIRECTIVES ONLY CHECKLIST
File No.: DE-RZ-2018.1 (DHA)
File Name: Bylaw No. 235 (OCP)

PURPOSE
To provide staff with the Directives Only Checklist to highlight issues addressed in staff reports and as a means to
ensure Local Trust Committees address certain matters in their official community plans and regulatory bylaws,
Island Municipalities address certain matters in their official community plans, and to reference any relevant
sections of the Policy Statement.

POLICY STATEMENT
The Policy Statement is comprised of several parts. Parts I and II outline the purpose, the Islands Trust object, and
Council’s guiding principles. Parts III, IV and V contain the goals and policies relevant to ecosystem preservation
and protection, stewardship of resources and sustainable communities.
There are three different kinds of policies within the Policy Statement as follows:




Commitments of Trust Council which are statements about Council’s position or philosophy on various
matters;
Recommendations of Council to other government agencies, non-government organizations, property
owners, residents and visitors; and
Directive Policies which direct Local Trust Committees and Island Municipalities to address certain
matters.

DIRECTIVES ONLY CHECKLIST
The Policy Statement Directives Only Checklist is based on the directive policies from the Policy Statement
(Consolidated April 2003) which require Local Trust Committees to address certain matters in their official
community plans and regulatory bylaws and Island Municipalities to address certain a matters in their official
community plans in a way that implements the policy of Trust Council.
Staff will use the Policy Statement Checklist (Directives Only) to review Local Trust Committee and Island
Municipality bylaw amendment applications and proposals to ensure consistency with the Policy Statement. Staff
will add the appropriate symbol to the table as follows:


N/A

if the bylaw is consistent with the policy from the Policy Statement, or
if the bylaw is inconsistent (contrary or at variance) with a policy from the Policy Statement, or
if the policy is not applicable.
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PART III: POLICIES FOR ECOSYSTEM PRESERVATION AND PROTECTION
CONSISTENT

NO.

DIRECTIVE POLICY

3.1

Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification and protection of the environmentally sensitive areas and significant
natural sites, features and landforms in their planning area.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the planning, establishment, and maintenance of a network of protected areas that
preserve the representative ecosystems of their planning area and maintain their ecological integrity.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the regulation of land use and development to restrict emissions to land, air and water
to levels not harmful to humans or other species.
Forest Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of unfragmented forest ecosystems within their local planning areas
from potentially adverse impacts of growth, development, and land-use.
Freshwater and Wetland Ecosystems and Riparian Zones
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address means to prevent further loss or degradation of freshwater bodies or watercourses,
wetlands and riparian zones and to protect aquatic wildlife.
Coastal and Marine Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of sensitive coastal areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the planning for and regulation of development in coastal regions to protect natural
coastal processes.



3.1.3

N/A

3.1.4



3.1.5
3.2



3.2.2
3.3

N/A

3.3.2
3.4

N/A

3.4.4

N/A

3.4.5

PART IV: POLICIES FOR THE STEWARDSHIP OF RESOURCES
CONSISTENT

NO.

DIRECTIVE POLICY

4.1

Agricultural Land
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification and preservation of agricultural land for current and future use.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the preservation, protection, and encouragement of farming, the sustainability of
farming, and the relationship of farming to other land uses.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the use of adjacent properties to minimize any adverse affects on agricultural land.
DIRECTIVE POLICY
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the design of road systems and servicing corridors to avoid agricultural lands unless the
need for roads outweighs agricultural considerations, in which case appropriate mitigation measures
shall be required to derive a net benefit to agriculture.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address land uses and activities that support the economic viability of farms without
compromising the agriculture capability of agricultural land.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the use of Crown lands for agricultural leases.
Forests
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the need to protect the ecological integrity on a scale of forest stands and landscapes.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the retention of large land holdings and parcel sizes for sustainable forestry use, and
the location and construction of roads, and utility and communication corridors to minimize the
fragmentation of forests.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the designation of forest ecosystem reserves where no extraction will take place to
ensure the preservation of native biological diversity.
DIRECTIVE POLICY

N/A

4.1.4

N/A

4.1.5

N/A

4.1.6

CONSISTENT

NO.

N/A

4.1.7

N/A

4.1.8

N/A

4.1.9
4.2



4.2.6

N/A

4.2.7

N/A

4.2.8

CONSISTENT

NO.

Islands Trust Policy Statement Directives Only Checklist
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4.3
4.4

N/A

4.4.2

N/A

4.4.3
4.5

N/A

4.5.8

N/A

4.5.9

N/A

4.5.10

N/A

4.5.11
4.6

N/A

4.6.3

Wildlife and Vegetation
Freshwater Resources
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address measures that ensure neither the density nor intensity of land use is increased in areas
which are known to have a problem with the quality or quantity of the supply of freshwater, water
quality is maintained, and existing, anticipated and seasonal demands for water are considered and
allowed for.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address measures that ensure water use is not to the detriment of in-stream uses
Coastal Areas and Marine Shorelands
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the needs and locations for marine dependent land uses.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the compatibility of the location, size and nature of marinas with the ecosystems and
character of their local planning areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the location of buildings and structures so as to protect public access to, from and
along the marine shoreline and minimize impacts on sensitive coastal environments.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address opportunities for the sharing of facilities such as docks, wharves, floats, jetties, boat
houses, board walks and causeways.
Soils and Other Resources
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of productive soils.

PART V: POLICIES FOR SUSTAINABLE COMMUNITIES
CONSISTENT
N/A

NO.

DIRECTIVE POLICY

5.1

Aesthetic Qualities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of views, scenic areas and distinctive features contributing to the overall
visual quality and scenic value of the Trust Area.
Growth and Development
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address policies related to the aesthetic, environmental and social impacts of development.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address any potential growth rate and strategies for growth management that ensure that land
use is compatible with preservation and protection of the environment, natural amenities, resources
and community character.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address means for achieving efficient use of the land base without exceeding any density limits
defined in their official community plans.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification of areas hazardous to development, including areas subject to
flooding, erosion or slope instability, and strategies to direct development away from such hazards.
Transportation and Utilities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the development of a classification system of rural roadways, including scenic or
heritage road designations, in recognition of the object of the Islands Trust.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the impacts of road location, design, construction and systems.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the designation of areas for the landing of emergency helicopters.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the development of land use patterns that encourage establishment of bicycle paths
and other local and inter-community transportation systems that reduce dependency on private
automobile use.
Disposal of Waste
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification of acceptable locations for the disposal of solid waste.
DIRECTIVE POLICY

5.1 3
5.2



5.2.3



5.2.4



5.2.5

N/A

5.2.6
5.3

N/A

5.3.4

N/A

5.3.5

N/A

5.3.6

N/A

5.3.7
5.4

N/A

5.4.4

CONSISTENT

NO.
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5.5
N/A

5.5.3

N/A

5.5.4

N/A

5.5.5

N/A

5.5.6

N/A

5.5.7
5.6

N/A

5.6.2

N/A

5.6.3
5.7

N/A

5.7.2
5.8



5.8.6

Recreation
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the prohibition of destination gaming facilities such as casinos and commercial bingo
halls.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the location and type of recreational facilities so as not to degrade environmentally
sensitive areas, and the designation of locations for marinas, boat launches, docks and anchorages so
as not to degrade sensitive marine or coastal areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification of sites providing safe public access to beaches, the identification and
designation of areas of recreational significance, and the designation of locations for community and
public boat launches, docks and anchorages.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification and designation of areas for low impact recreational activities and
discourage facilities and opportunities for high impact recreational activities.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the planning for bicycle, pedestrian and equestrian trail systems.
Cultural and Natural Heritage
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification, protection, preservation and enhancement of local heritage.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the preservation and protection of the heritage value and character of historic coastal
settlement patterns and remains.
Economic Opportunities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address economic opportunities that are compatible with conservation of resources and
protection of community character.
Health and Well-being
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address their community’s current and projected housing requirements and the long-term
needs for educational, institutional, community and health-related facilities and services, as well as the
cultural and recreational facilities and services.

POLICY STATEMENT COMPLIANCE


In compliance with Trust Policy
Not in compliance with Trust Policy for the following reasons:

Islands Trust Policy Statement Directives Only Checklist
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ATTACHMENT 4 – ITPS AND DRAFT BYLAW 236 (LUB)
ISLANDS TRUST POLICY STATEMENT
ITPS Policy

Draft Bylaw
236

Planner Comments

Complies
YES
3.1.5 Local trust committees and island
municipalities shall, in their official community
plans and regulatory bylaws, address the
regulation of land use and development to restrict
emissions to land, air and water to levels not
harmful to humans or other species.

To be addressed by new proposed draft
development permit areas and restrictive
covenants requiring compliance with BC
Energy Step Code at time of construction.

3.3.2 Local trust committees and island YES
municipalities shall, in their official community
plans and regulatory bylaws, address means to
prevent further loss or degradation of freshwater
bodies or watercourses, wetlands and riparian
zones and to protect aquatic wildlife.

Donor parcel is within RAR and non RAR
Development Permit Area (DPA). Receiver
parcel has a small portion of land within the
RAR DPA. Guidelines will apply if
subdivided.

4.1.4 Local trust committees and island pending
municipalities shall, in their official community new DPA
plans and regulatory bylaws, address the
identification and preservation of agricultural land
for current and future use.

Receiver parcel has 2.2 hectares of ALR land
that is not being re-zoned or redesignated.
New draft DPA may apply to the non ALR
land adjacent.

4.1.6 Local trust committees and island pending
municipalities shall, in their official community new DPA
plans and regulatory bylaws, address the use of
adjacent properties to minimize any adverse
affects on agricultural land.

To be addressed in bylaw amendments and
can incorporate ALC buffer requirements.

4.4.2 Local trust committees and island Does not
municipalities shall, in their official community comply.
plans and regulatory bylaws, address measures
that ensure:
• neither the density nor intensity of land use is
increased in areas which are known to have a
problem with the quality or quantity of the
supply of freshwater,
• water quality is maintained, and
• existing, anticipated and seasonal demands for
water are considered and allowed for.

Insufficient groundwater to support the
proposed increase in density on the
receiver parcel. Applicant seeking access to
Graham Lake water supply to support 20
units of housing. Remainder of the receiver
lot anticipated to be further subdivided into
3 parcels/5 dwellings with no indication of
adequate groundwater resources to
support subsequent subdivision.

C:\Program Files\eSCRIBE\TEMP\1030219906\1030219906,,,DE-LTC-2019-10-03_RZ-2018.1-ATT4.docx
Islands Trust
Staff Report

1
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4.4.3 Local trust committees and island
municipalities shall, in their official community
plans and regulatory bylaws, address measures
that ensure water use is not to the detriment of instream uses.

Pending
receipt of
additional
information
from the
applicant

LTC has requested further information
about the water supply for the proposed
development.

5.1.3 Local trust committees and island
municipalities shall, in their official community
plans and regulatory bylaws, address the
protection of views, scenic areas and distinctive
features contributing to the overall visual quality
and scenic value of the Trust Area.

pending
DPA
guidelines
to be
applied at
subdivision

Receiver parcel is within a protection area
identified in Schedule D of the OCP. Draft
new DPA subdivision regulations will
address protection of the scenic value of
the ridge.

5.2.3 Local trust committees and island
municipalities shall, in their official community
plans and regulatory bylaws, address policies
related to the aesthetic, environmental and social
impacts of development.

pending
new DPA
and
restrictive
covenant

New draft DPA being developed to address
environmental issues.

5.2.5 Local trust committees and island YES
municipalities shall, in their official community
plans and regulatory bylaws, address means for
achieving efficient use of the land base without
exceeding any density limits defined in their official
community plans.
5.3.7 Local Trust Committees and Island YES
Municipalities shall, in their official community
plans and regulatory bylaws, address the
development of land use patterns that encourage
establishment of bicycle paths and other local and
inter-community transportation systems that
reduce dependency on private automobile use.
5.8.6 Local trust committees and island Yes
municipalities shall, in their official community
plans and regulatory bylaws, address their
community’s current and projected housing
requirements and the long-term needs for
educational, institutional, community and healthrelated facilities and services, as well as the cultural
and recreational facilities and services.

Complies with density transfer.

Location of affordable housing units in
proximity to village and ferry terminal.

Proposal seeks to address community’s
current and projected housing
requirements for affordable housing.
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Denman Housing Association
To:

DILTC Chair Sue Ellen Fast and Trustee David Critchley
Denman Island Planner Sonja Zupanec

Re:

DE-RZ-2018.1 Application Timeline & Potential Repercussions

Request:

That DILTC & Planner coordinate to achieve the timeline below

Reason:

Sept 30 DHA Board met with Kirsten Baillie, Development Manager, BC Housing
- Competition for capital funding is very real. Projects funding-ready preferred
- Clear title to land necessary. (For DHA this follows rezoning/subdivision)
- Next funding ‘call’ likely Spring 2020

Implications:
Spring 2020 Funding > Fall 2020 Land Prep > Spring 2021 Build > Fall 2021 Occupation
Failing which all is set back 12 months because Land Prep is restricted to non-fire danger months
So occupancy of Denman Green would only be in Fall 2022 or three years from now.
______________________________________________

Application Timeline per Planner email Sept 9 2019 & Applicant Requests in Red
1. October 3 – LTC consider 1st reading and referrals to all First Nations, agencies and adjacent
LTC’s (60 day minimum referral period). Schedule a CIM to take place after the 60 day referral so
that responses can be presented at the CIM.
LTC – 1st Reading of Bylaws & Referrals. Schedule CIM for December 12 (60 days +)
2. November 7 – LTC consider DPA Bylaws for 1st reading and referrals.
LTC – 1st Reading of DPA Bylaws & Referrals
3. Community Information Meeting
December 12
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4. LTC can proceed to second reading in early 2020 and make any necessary changes based on the
input of the CIM, agency or First Nation referrals.
LTC – 2nd Reading at February meeting (or first meeting in 2020 when set)
A public hearing can then be scheduled once the LTC has reviewed/accepted any necessary
covenants, easements and proof of water requirements.
LTC - Review at February meeting (or first meeting in 2020 when set)
We recommend you have PLA for subdivision before the public hearing.
5. Third reading can be considered at the close of the PH or at a date after the PH.
Public Hearing & Third Reading – end February
6. After third reading bylaws are forwarded to the Executive Committee for approval, and Minister
of Municipal Affairs and Housing.
Approval by end March.
7. Once those approvals are back the LTC can consider final adoption (pending registration of any
covenants etc on title).
LTC - At April meeting or soonest after
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Denman Housing Association
Memo to: DILTC Chair – Sue Ellen Fast
DILTC Trustee – David Critchley
Regional Planning Manager – Heather Kauer
Planner – Sonja Zupanec
Re:

November 3 2019

Backup Water (see attached)
DE-RZ-2018.1 Timeline (see attached)
DE-RZ-2018.1

On behalf of Denman Housing Association I ask your urgent and serious
consideration & assistance on the two matters above.
I believe meeting our request in both cases to be not only within your discretion
but also, considering the importance of this Application, quite reasonable.
I must reiterate that creating these 20 units of affordable housing meets, though
only in part, a critical need on Denman Island. There is good reason why this has not
been possible hitherto, simply the availability of land & current funding opportunity.
I would ask that you bear this unique opportunity for Denman Island in mind
when considering our request.
On the question of backup water I believe the attached is self-explanatory.
On the question of timeline, in addition to requesting of DILTC a further
meeting in 2019 to consider DPA Bylaws, I would ask for Planners’ assistance in
correcting the attached Timeline. In doing so Planners may wish to reconsider our
prior offer to pay for outside assistance in drafting etc in order to meet the Spring
2020 funding deadline. This date is very real, was reconfirmed last week by BC
Housing & failure to meet it will indeed set the project back by 12 months. Thus our
willingness to pay for a few hours work now.
I look forward to discussing the above at the coming DILTC meeting

Simon Palmer, Chair
Registered Charity #84680 0936 RR0001
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Denman Housing Association
3720 East Road, Denman Island, B.C. V0R 1T0
DenmanAffordableHousing@gmail.com 250 335 2559
Registered Charity #84680 0936 RR0001
To: DILTC General Meeting on Nov 7 2019
Re: DE-RZ-2018.1
Backup Water Supply to Denman Green
Situation:
- DILTC require that a backup supply of potable water be provided to
supplement the planned Rainwater Harvesting (RWH) system on Denman Green
- the backup would only be required should there be an expectation of non-rain
days exceeding 5 months for which there is a reserve designed into the RWH system
- there was reason to believe that CVRD would establish a bulk water delivery
system on Denman Island that would serve the backup needs of Denman Green
- see the attached CVRD Staff Report to EASC stating that this is now uncertain
& at best might only be in place end 2020. Further that off-island bulk water supply is
more economic
- one dry well has been drilled & GW Solutions, hydrogeologists, are unable to
recommend more promising drill sites
Politics:
- Trust Council Policy 4.4.1 states “…that islands in the Trust Area should be
self-sufficient in regard to their supply of freshwater”.
- it has been reliably reported that this Policy was adopted as a means of
restricting development on Gulf Islands
- in practice several Gulf Islands rely on off-island bulk water deliveries, in
particular those residents who have not developed adequate RWH systems
Proposal:
- that DILTC should request Staff to draft a bylaw exempting Denman Green
from Policy 4.4.1 in the supply of a backup source of potable water
- that in considering this bylaw the Executive Committee of Islands Trust should
be requested by DILTC to take into account the Trust’s own stated need for affordable

55

housing on Denman Island and the unique opportunity for such housing represented
by DE-RZ-2018.1 and Denman Green
- that the Executive Committee not regard this exempting bylaw as creating
precedent but rather as facilitating the construction of this specific affordable housing
project, much as draft bylaw 235, amending Denman Island OCP 2008, extends
consideration of density transfers for the same specific purpose
- that if granted off-island bulk water would be the stated backup supply of
potable water
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Comox Valley

Staff Report

REGIONAL DISTRICT

DATE:

October 31, 2019

TO:

Chair and Directors
Electoral Areas Services Committee

FILE: 5600-20/Denman Island

FROM:
RE:

Russell Dyson
Chief Administrative Officer

Supported by Russell Dyson
Chief Administrative Officer

R. Dyson

Denman Island – Bulk Water Service Update

Purpose
To provide an update to Denman Island residents on bulk water supply options.
Recommendations from the Chief Administrative Officer:
1. THAT a decision on implementation of a bulk water station for Denman Island residents be
delayed until selection of a new treatment technology and a decision on conversion of the
Graham Lake Improvement District to a regional service in late 2020.
2. THAT staff be directed to update K’ómoks First Nation regarding water service delivery
challenges on Denman Island and the role of the Comox Valley Regional District.
Executive Summary
 Initial review of the bulk water infrastructure required to provide a bulk water supply off the
Denman Island Water Local Service Area (DIWLSA), including siting a bulk water tank, and
associated connection and control infrastructure would be expensive and possibly cost
prohibitive to local residents;
 The DIWLSA is currently working with the Graham Lake Improvement District (GLID) on
an analysis of options for treatment technology to be implemented by GLID for them to
meet the province’s Surface Water Treatment Objectives;
 In conjunction, DIWLSA and GLID are completing a conversion study examining the
viability and support for conversion of GLID to a regional service (expected early 2020), as
well as reviewing grant funding opportunities for treatment technology;
 Both the selection of a treatment technology and the prospect of conversion of GLID into a
regional service could significantly change the optimal means of delivery of bulk water
service on Denman Island;
 Staff recommend waiting until the treatment technology and long term governance model
are known before making a decision on implementation of a bulk water solution for
Denman Island.
Prepared by:

Concurrence:

Concurrence:

C. Makinson

K. La Rose

M. Rutten

Cole Makinson, P.Eng
Engineering Analyst

Kris La Rose, P.Eng
Senior Manager of Water/
Wastewater Services

Marc Rutten, P.Eng
General Manager of
Engineering Services
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Stakeholder Distribution (Upon Agenda Publication)
Graham Lake Improvement District
Island Trust, CAO




Background/Current Situation
In late 2018, upon legal review, GLID determined it would no longer supply water bulk water to
haulers due to concerns surrounding GLID’s liability. GLID made the Comox Valley Regional
District (CVRD) aware of this change in early January 2019.
CVRD’s legal review of the bulk water sale identified there could be liability concerns for DIWLSA,
but the risks were likely very low and should be balanced against the impact to health and safety of
those members of the Denman Island community reliant on bulk water delivery.
CVRD reviewed setting up a standpipe for bulk water sales from DIWLSA’s current system but the
following factors led this option not to be feasible:
 Restricted filling times due to operational constraints for the GLID system;
 Estimated total summer bulk water quantity not able to be supplied by GLID’s system due
to limited filling times, requiring additional off island delivery of water;
 Financial factors making it comparable for costs for supply of water from off island.
An informal meeting was held with Denman residents, GLID representatives and bulk water
providers at the end of June 2019 informing them of the decision to not proceed with a temporary
bulk water standpipe. From the meeting there was a strong desire from residents to further
determine a local solution to avoid off island delivery of water, and allow for smaller water load
deliveries which work with local residents systems more efficiently.
Further investigation into a long term solution for bulk water delivery on Denman was investigated.
The required upgrades included:
 Additional water storage/buffer tank to alleviate operational constraints on GLID’s system;
 Extension of the water main to a water storage tank;
 Lease agreements for siting a water storage/buffer tank.
Policy Analysis
Bylaw No. 190 would require updating, establishing a separate bulk water rate for the sale from the
DIWSLA system to cover capital and operational costs.
Financial Factors
The capital costs for a bulk water filling station was estimated to be $45,000-$85,000 with a large
variable on costs due to securing a location for the buffering/storage tank. The finalized location for
the storage/buffer tank would affect the costing for the watermain extension, required road
crossings, and amount of civil preparation required.
Estimates for the sale of bulk water would be $14-23/m3 to licensed haulers which include:
 Annual operational/maintenance/asset management costs;
 Capital repayment over a 30 year period;
 Contribution to liability reserve funds.

Comox Valley Regional District
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A comparison table of the previous GLID bulk water cost to residents (including delivery), and
options for future costing is detailed below:

Cost for
Residents ($/m3)
Approximate
load size

Previous GLID Bulk
Water Delivery
$52.90
3.8 m3

Private Delivery
from off island
$50.00
6.8 m3

New Storage/Buffer
Tank – Low Estimate
$56.70

New Storage/Buffer
Tank – High Estimate
$65.60

3.8 m3

3.8 m3

Legal Factors
CVRD’s legal review of the bulk water sale identified there could be liability concerns for DIWLSA,
these risks were likely very low and should be balanced against the impact to health and safety of
those members of the Denman Island community reliant on bulk water delivery.
Should sale of water from the DIWLSA be deemed not viable, consideration could be given to sale
of bulk water by the Comox Valley Water System Service, which does provide for bulk water sales.
In that event, consultation would be required with the service stakeholders and Comox Valley Water
Committee.
Finally, an updated Water Service Agreement with GLID would be required to establish the terms
and price for sale of bulk water.
Regional Growth Strategy Implications
Related to Regional Growth Strategy Goal No. 8: climate change, establishing access to bulk water
on Denman Island will reduce fuel consumption from off island delivery of bulk water.
Intergovernmental Factors
The CVRD will work collaboratively with GLID to establish a bulk water delivery system which will
work with GLID’s future treatment technology and operations.
Citizen/Public Relations
Updates have been provided in the form of public meetings to Denman Island residents, and
updates on the CVRD webpage. Staff will continue to engage with residents as progress is made.

Comox Valley Regional District
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Denman Housing Association
3720 East Road, Denman Island, B.C. V0R 1T0
DenmanAffordableHousing@gmail.com 250 335 2559
Registered Charity #84680 0936 RR0001
Draft Timeline for Application DE-RZ-2018.1
Nov 7
DILTC Meeting
st
- 1 Reading of LUB & OCP Amendment Bylaws
- Refer above to First Nations, Agencies etc
- Schedule CIM Jan 20 2020 (60+ days after Referrals)
Nov 15
DILTC Remote Meeting
st
- 1 Reading of DPA Bylaws
- Refer above to First Nations, Agencies etc
Jan 15

Community Information Meeting

Jan 21
DILTC Meeting
nd
- 2 Reading of Bylaws
- Schedule Public Hearing Feb 20
Applicant to obtain PLA for subdivision
Feb 20
Public Hearing
- 3rd Reading of Bylaws
Feb 28

Bylaws to Exec Committee & Ministry for Approval

April ?
DILTC Meeting
- Final Adoption of Bylaws
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OR – if no Nov 15 Remote Meeting

Jan 21
DILTC Meeting
st
- 1 Reading of DPA Bylaws
- Refer to First Nations, Agencies etc
March 25 Community Information Meeting
April ?
DILTC Meeting
nd
- 2 Reading of Bylaws
- Schedule Public Hearing May 20
Applicant to obtain PLA for subdivision
May 20 Public Hearing
- 3rd Reading of Bylaws
June 1

Bylaws to Exec Committee & Ministry for Approval

July ?
DILTC Meeting
- Final Adoption of Bylaws
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Denman Island
Official Community Plan
Bylaw No. 185, 2008
As amended by the
Denman Island Local Trust Committee

Consolidated Version: February, 2017
MOCK CONSOLIDATED VERSION – OCTOBER 2 2019
BYLAW 233 AND 235
This Bylaw is consolidated for convenience only and is not to be
construed as a legal document.
For reference to original bylaw and amendments,
please contact:
Islands Trust - Northern Office, 700 North Road
Gabriola Island, BC V0R 1X3
(250) 247-2063
Preserving Island communities, culture and environment
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CONSOLIDATED BYLAW TEXT AMENDMENTS
This copy is consolidated for convenience only and includes the following text amendments only:
Bylaw Number

Amendment Number

Adoption Date

Bylaw No. 198
Bylaw No. 199
Bylaw No. 210
Bylaw No. 212
Bylaw No. 219
Bylaw No 233
Bylaw No 235

Amendment No. 2, 2010
Amendment No.1, 2011
Amendment No. 1, 2014
Amendment No. 2, 2014
Amendment No. 2, 2015
Amendment No. 1, 2019
Amendment No 2, 2019

August 3, 2010
August 15, 2011
November 30, 2014
May 17, 2016
January 31, 2017
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Denman Island Official Community Plan, 2008

E.1 - HOUSING
Some islanders are concerned that growth and development of Denman Island could produce an
accompanying sharp rise in land prices and could lead to a decrease in the diversity of the population
in coming years. Comments submitted during the development of this Plan expressed a desire for a
wide range of housing options to limit this possibility. As a result, this Plan introduces alternatives to
the current land use pattern. Nonetheless, single family lots will continue to make up the majority of
the land base on Denman Island.
This community acknowledges the need for affordable and special needs housing to maintain a diverse
population in the face of rising land prices and to encourage seniors to remain on the Island. Limits on
these forms of housing are designed to address the possible negative impact of locally increased
density. Initiatives to provide opportunities for affordable housing of various kinds are ongoing.
The Residential designation, which is shown on Schedule C, includes the smaller lot subdivisions on
the Island in which the existing principal use is single family residential.
The Rural designation, which is shown on Schedule C, includes the predominantly larger lots on the
Island in which the existing principal use is single family residential.
The Sustainable Resource designation, which is shown on Schedule C, includes all of the large forested
and agriculture lots on the Island, in which the existing principal use is locally operated sustainable
resource harvesting.

Guiding Objective
To encourage housing that accommodates the needs of a variety of families and individuals while
protecting the natural environment, the social fabric and the rural character of the community

Housing - Objectives
Objective 1

To ensure that housing options are sensitive to ground water availability and
sewage disposal capability, guard against contamination of ground water and
preserve the rural nature of Denman Island

Objective 2

To ensure housing options preserve human diversity in the community

Objective 3

To set the maximum for the overall residential density of the Island as the
residential density possible with the zoning regulations in place at the time of
adoption of this Plan while providing flexibility for a range of dwelling types

Objective 4

To support the establishment of affordable housing, rental opportunities and
special needs housing and provide the opportunity for Island seniors to remain
in the community, especially in their own or their families’ homes

Objective 5

To protect and enhance the supply and quality of rental housing for low
income households

Commented [BM1]: Bylaw 235 Amendment 1.1

Housing - Policies
Subdivision
Policy 1

Policy 2

In the Residential designation, the size of new lots created by subdivision may
not be less than 1.0 hectare except for lots created for the purpose of allowing
multi-family affordable housing. In areas where the subdivision potential of the
existing parcel may have negative impacts on the natural environment, the
Local Trust Committee should consider increasing the minimum parcel size in
the zoning regulations.

Commented [BM2]: Bylaw 233 Amendment 1.1

In the Rural designation, the size of new lots created by subdivision may not
be less than 2.0 hectares and the average lot size created by subdivision may
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not be less than 4.0 hectares. In areas where the existing parcel size may
have negative impacts on the natural environment, the Local Trust Committee
should consider increasing the minimum parcel size and the minimum for the
average parcel size in the zoning regulations.
Policy 3

In the Sustainable Resource designation, the size of new lots for forestry uses
that are created by subdivision may not be less than 64 hectares.

Commented [BM3]: Bylaw 233 Amendment 1.2

INFORMATION NOTE: Subdivision of land in the Agricultural Land Reserve requires the prior
approval of the Agricultural Land Commission.
Policy 4

In the Sustainable Resource designation, the size of new lots for agriculture
and other uses that are created by subdivision may not be less than 15
hectares, except for lots created for the purpose of allowing multi-family
affordable housing.

Commented [BM4]: Bylaw 233 Amendment 1.3

Policy 5

In the Sustainable Resource designation, the lot size averaging provision
should not be used.

Commented [BM5]: Bylaw 233 Amendment 1.3

Policy 6

In the Sustainable Resource designation, parcel sizes should be regulated in
such a way as to encourage and enhance the sustainable resource capability of
the land.

Commented [BM6]: Bylaw 233 Amendment 1.3

Policy 7

When developing subdivision regulations for lots adjacent to or encompassing
a watercourse, the Local Trust Committee should consider potential negative
impact on the watercourse.

Commented [BM7]: Bylaw 233 Amendment 1.3

Policy 8

In the Residential designation, parcel consolidations are encouraged wherever
possible.

Commented [BM8]: Bylaw 233 Amendment 1.3

Use and Density
Policy 9

Policy 10

BL 210

BL 210

In the Residential and the Rural designation, the principal use should be single
family residential with the exception of the following:


The existing cabins on the R1(2) zoned parcel and the rental
accommodation on the two R1(1) zoned parcels as permitted by the
Denman Island Land Use Bylaw; and



Multi-family affordable housing through the completion of a successful
rezoning application.

In the Residential designation, unless otherwise permitted by Policy 28, 29, or
30, zoning regulations should permit one dwelling unit per 1.0 hectare of lot
area to a maximum of five dwelling units, provided that the land owner
provides the Local Trust Committee with proof that adequate water supply is
available for each dwelling unit without endangering the water supply of
adjacent land owners. One dwelling unit should be permitted on lots that are
less than 1.0 hectare in area . Multi-family affordable housing may be
considered by an application for rezoning in the Rural designation.

Policy 11

In the Rural designation zoning regulations should generally permit one
dwelling unit per lot, including a secondary suite, provided that the land owner
provides the Local Trust Committee with proof of adequate water supply for
each dwelling unit without endangering the water supply of adjacent land
owners. A secondary dwelling unit may be permitted on a lot if approved by a
Temporary Use Permit.

Policy 12

The overall residential density on Denman Island should generally not increase
beyond that permitted by existing zoning on the date this Plan was
adopted except that an increase of approximately 5 percent may be
permitted to accommodate zoning amendments for special needs and
affordable housing, secondary dwelling units approved by the Denman Island
Local Trust Committee under a Temporary Use Permit and site-specific zoning
amendment applications under Policy 29 of this Section.

Commented [BM9]: Bylaw 233 Amendment 1.3 and
Amendment1.4
Bylaw 235 Amendment 1.2
Commented [BM10]: Bylaw 233 Amendment 1.5 and
Amendment 1.6

Commented [BM11]: Bylaw 233 Amendment 1.3
Commented [BM12]: Bylaw 235 Amendment 1.3

Commented [BM13]: Bylaw 233 Amendment 1.3

Commented [BM14]: Bylaw 233 Amendment 1.3
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BL 210

Notwithstanding the foregoing, secondary suites contained within the footprint
of conforming dwelling units are not deemed to contribute to density
calculations for the purposes of this policy.

Commented [BM15]: Bylaw 233 Amendment 1.3

Policy 13

Landowners are encouraged to ensure that all dwelling units comply with the
building safety and waste disposal regulations found in the B.C. Building Code
and the applicable health standards.

Commented [BM16]: Bylaw 233 Amendment 1.3

Policy 14

In the Sustainable Resource designation, zoning regulations should permit one
dwelling including a secondary suite per parcel.

Commented [BM17]: Bylaw 233 Amendment 1.3

Policy 15

In the Sustainable Resource designation, unless otherwise permitted by Policy
29, on land in the Agricultural Land Reserve:


one dwelling could be permitted per the minimum lot area permitted by
Subdivision; and



additional dwellings could be permitted if they are required for full-time
farm help.

Commented [BM18]: Bylaw 233 Amendment 1.3

BL 210

Policy 16

The Local Trust Committee may approve secondary dwelling units on
lands within the “Rural” and “Sustainable Resources” designations
through a Temporary Use Permit in order to address housing objectives as
defined in the Official Community Plan.

Commented [BM19]: Bylaw 233 Amendment 1.3

BL 210

Policy 17

Landowners are encouraged to cluster houses and buildings accessory to a
residential use to leave areas of undeveloped space.

Commented [BM20]: Bylaw 233 Amendment 1.3

INFORMATION NOTE: A secondary dwelling unit on land in the Agricultural Land Reserve requires
the approval of the Agricultural Land Commission.
Policy 18

The Local Trust Committee should encourage the establishment and work of
non-profit land trusts for affordable housing.

Commented [BM21]: Bylaw 233 Amendment 1.3

Policy 19

The Local Trust Committee should consider amendments to this Plan allowing
the Committee to accept and hold for affordable housing purposes, in
accordance with the guidelines in Appendix D, any unused residential densities
that are relinquished by owners of lots with subdivision potential or available
through land sold or given for conservation or park.

Commented [BM22]: Bylaw 233 Amendment 1.3

Policy 20

The Local Trust Committee should review the policies in this section once the
final report is available for the Hornby and Denman Island Housing Needs
Assessment, with a view to determining whether further opportunities for
affordable housing are needed and what form any such opportunities should
take.

Commented [BM23]: Bylaw 233 Amendment 1.3

Policy 21

Land owners and residents are encouraged to maintain low-level directed
lighting that is in keeping with the rural character of Denman Island and does
not unduly illuminate an adjacent lot.

Commented [BM24]: Bylaw 233 Amendment 1.3

Policy 22

Zoning regulations should establish setbacks for buildings and other structures
from lot lines, and should establish sufficient setbacks to protect watercourses
on Denman Island and to protect development from flooding or other such
hazards. In the case of fish-bearing or potential fish-bearing streams setbacks
should be adequate to protect the riparian habitat consistent with the Riparian
Area Regulation under the Fish Protection Act.

Commented [BM25]: Bylaw 233 Amendment 1.3

Policy 23

Zoning regulations should establish sufficient setbacks to protect the foreshore
and coastal marine environment and to protect development from foreshore
erosion.

Commented [BM26]: Bylaw 233 Amendment 1.3

Policy 24

Zoning regulations should establish sufficient setbacks for septic disposal
systems:

Siting
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Policy 25



to ensure that the waste water has been cleaned before entering the sea,
wetlands, lakes and other watercourses; and



to protect adjacent properties from effluent or odours.

Commented [BM27]: Bylaw 233 Amendment 1.3

Setbacks from lot lines should be sensitive to the nature of the use and its
potential negative impact on the neighbouring properties.

Commented [BM28]: Bylaw 233 Amendment 1.3

Zoning Amendments
Policy 26

The Local Trust Committee encourages applicants applying for zoning
amendments to permit new construction to meet or exceed the Canadian
Green Building Council certification, or to provide details on green technology
alternatives if meeting the certification requirements is not possible.

Policy 27

Applicants applying for a zoning amendment prior to 2032 for new single
family or multi-family dwellings should be required to meet or exceed BC
Enery Step Code Level 2 standards for new construction, either by way of a
site specific amenity zone or by way of a restrictive covenant registered on
title.

Policy 28

The Local Trust Committee should consider zoning amendment applications for
seniors housing provided:

Policy 29

BL 199



that the proposal is not located in a connectivity area identified on
Schedule D;



that the proposal is small-scale;



that the siting and height of the proposal is sensitive to the surrounding
land uses and does not impact negatively on adjacent properties;



that the proposal proves an adequate supply of potable water and an
adequate sewage disposal system;



that the applicants enter into a housing agreement with the Local Trust
Committee;



that any environmentally sensitive areas on the lot are identified and the
applicant undertakes a conservation covenant to protect such areas;



that the proposal is designated a development permit area to guide form
and character; and



that the proposed development will not place a strain on existing public
services and infrastructure.

Commented [BM29]: Bylaw 233 Amendment 1.3 and 1.7
Bylaw 235 Amendment 1.4

Commented [BM30]: Bylaw 233 Amendment 1.3

The Local Trust Committee should consider zoning amendment applications for
affordable housing projects provided:


that the proposal is not located in a connectivity area identified on
Schedule D;



that the proposal does not impact negatively on adjacent properties;



that the proposal is small-scale;



that the proposal is clustered and the siting and height are sensitive to
surrounding land uses;



that the proposal proves an adequate supply of potable water and an
adequate sewage disposal system;



that any environmentally sensitive areas on the lot are identified and the
applicant undertakes a conservation covenant to protect such areas;



that the proposed development will not place a strain on existing public
services and infrastructure.



that residential rental tenure zoning is considered to ensure affordability is
maintained in perpetuity.

Commented [BM31]: Bylaw 233 Amendment 1.3
Commented [BM32]: Bylaw 233 Amendment 1.8
Bylaw 235 Amendment 1.5
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Policy 30

Policy 31

The Local Trust Committee should consider zoning amendment applications:


to bring into conformity dwelling units that were in existence but did not
comply with the policies in this Plan at the time of its adoption on May 15,
2009, provided that the applicant provides written evidence, to the
satisfaction of the Denman Island Local Trust Committee, that the
dwelling units were constructed prior to the date of adoption of this Plan in
accordance with the land use bylaw in effect at the time of construction;



to bring into conformity dwelling units that were constructed to replace
existing dwelling units that did not comply with the policies in this Plan at
the time of its adoption on May 15, 2009, provided that the applicant
provides written evidence, to the satisfaction of the Denman Island Local
Trust Committee, that the replaced dwelling units were constructed prior
to the date of adoption of this Plan in accordance with the land use bylaw
in effect at the time of construction; and



to authorize up to 9 dwelling units on land legally described as The south
east ¼ of section 26, Denman Island, Nanaimo District.

The provision for density transfer in Appendix C of this Plan may apply to the
donation or sale of land for the development of multi-family affordable housing
projects that include protection of the natural environment.

Commented [BM33]: Bylaw 233 Amendment 1.3

Commented [BM34]: Bylaw 235 Amendment 1.6

DEVELOPMENT APPROVAL INFORMATION - CIRCUMSTANCES AND SPECIAL CONDITIONS
Policy 32

Applicants for a zoning amendment in the Residential or Rural designation in
this Plan, may be required to provide development approval information.

Policy 33

The areas designated Residential and Rural in this Plan are designated to
encourage housing that accommodates the needs of a variety of families and
individuals while protecting the natural environment, the social fabric and the
rural character of the community. The objectives of the designation of this
area as an area within which development approval information may be
required, include ensuring that housing options are sensitive to ground water
availability and sewage disposal capability; guarding against contamination of
ground water; preserving the rural nature of the Island; ensuring that housing
options preserve human diversity in our community; supporting the
establishment of affordable housing, rental opportunities and special needs
housing; and providing the opportunity for Island seniors to remain in the
community, especially in their own or their families’ homes. Development
approval information may be required to help the Local Trust Committee to
determine appropriate uses, density and siting of development in the
Residential and Rural designations.

Commented [BM35]: Bylaw 233 Amendment 1.3
Bylaw 235 Amendment 1.6

Commented [BM36]: Bylaw 233 Amendment 1.3
Bylaw 235 Amendment 1.6

Housing - Advocacy Policies
Advocacy Policy 1

The Vancouver Island Health Authority and landowners are encouraged:

to consider, as an alternative, innovative methods of waste water
treatment that minimize water use; and

to consider rain water collection as a source of water.

Advocacy Policy 2

The Ministry of Community Development is encouraged to assist individuals or
groups planning affordable or special needs housing projects.

Advocacy Policy 3

The Comox Valley Regional District is encouraged to work with the Denman
Island community to review its regulations with regard to noise pollution and
animal control.
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APPENDIX C
DENSITY TRANSFER
Density transfer refers to two consecutive zoning amendments undertaken to protect a specified
property by removing some or all of the development potential from one property and transferring
that density to another property or to another portion of the same property. On Denman Island, the
Local Trust Committee is willing to consider using density transfer to permit multi-family affordable
housing with formal protection of the natural environment; permit a land owner to give or sell land to
a conservation organization, or dedicate land for park, without losing the subdivision potential of the
property. There is no net increase in residential density because the residential density that is
transferred simply replaces that of the lot protected by covenant or Development Permit Area, given
to the conservation agency or dedicated as park.

Commented [BM37]: Bylaw 235 Amendment 1.7

Commented [BM38]: Bylaw 235 Amendment 1.7

Policies
Policy 1

The Local Trust Committee may consider applications for density transfer for multifamily affordable housing, conservation and park purposes only. Eligible situations are
limited to the following:

donation or sale of land for a multi-family affordable housing development that
results in protection of the natural environment on the same parcel through a
restrictive covenant or Development Area; or


dedication of land for a park; or



donation or sale of land for conservation purposes

Commented [BM39]: Bylaw 235 Amendment 1.8

Guidelines for Density Transfer
Guideline 1

Transfer of residential density should only be considered for the eligible situations
listed under Policy 1 of this Appendix.

Guideline 2

The original parcel on which the land is being protected under Policy 1 of this Appendix
is referred to as the parent parcel.

Guideline 3

The parcel of land to be given or sold to a conservation organization or dedicated as
park is referred to as the protected parcel.

Guideline 4

The original parcel of land which is subject to a reduction in development potential in
order to transfer the density to another parcel(s) for the purposes of multi-family
affordable housing is referred to as the donor parcel.

Guideline 5

The parcel of land to which the density is being transferred is referred to as the
receiving parcel.

Guideline 6

Where the receiver parcel is intended for multi-family affordable housing, the following
are required:


a housing agreement to the satisfaction of the Local Trust Committee to protect
the receiver parcel in perpetuity for the purposes of providing multi-family
affordable housing; and



protection of the natural environment on the receiver parcel by way of a restrictive
or conservation covenant or Development Permit Area.

Commented [BM40]: Bylaw 235 Amendment 1.9
Commented [BM41]: Bylaw 234 Amendment 1.9

Commented [BM42]: Bylaw 235 Amendment 1.10
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Density transfer to permit the provision of land under Policy 1 of this appendix should result in no net
overall increase in residential density.
Guideline 7

Density transfer to permit the provision of land under Policy 1 of this appendix should
result in no net overall increase in residential density.

Commented [BM43]: Bylaw 235 Amendment 1.10

Guideline 8

Calculation of the number of residential densities will be based on the area of the
protected parcel divided by the minimum average lot size for the zone in which the
protected parcel is located (in the absence of a minimum average lot size, the
minimum lot size shall be used).

Commented [BM44]: Bylaw 235 Amendment 1.10

Guideline 9

In the event the above calculation results in a fraction, the number may be rounded
up to the nearest whole number provided that by rounding the number up there is no
net increase in residential density on the parent parcel.

Commented [BM45]: Bylaw 235 Amendment 1.10

INFORMATION NOTE: Under the Land Use Bylaw, residential density is rounded down in the event
of a fraction. For example, if the minimum average lot size is 2.0 hectares, a parcel of 8.5 hectares
would be permitted 4 residential densities (8.5 divided by 2 equals 4.25, which rounds down to 4).
Rounding up in the guideline above will result in no loss or gain of residential densities. For example,
on the 8.5 hectare lot above, if 0.5 hectares is donated or sold, no additional density shall be given as
the remaining 8.0 hectares still has a potential of 4 residential dwellings. On the other hand, if 0.6
hectares is donated or sold, one additional density will be given as the remaining 7.9 hectares would
only have potential for 3 residential dwellings.

Guideline 10

Applications that affect land in the Agricultural Land Reserve will be subject to the
approval of the Agricultural Land Commission.

Commented [BM46]: Bylaw 235 Amendment 1.10

Guideline 11

Where the protected parcel is intended for conservation, the density transfer is
conditional on the conservation organization agreeing to accept the protected parcel
and the Local Trust Committee considering the protected parcel suitable for
conservation purposes.

Commented [BM47]: Bylaw 235 Amendment 1.10

Guideline 12

Where the protected parcel is intended as park, the density transfer is conditional on
the relevant government agency agreeing to accept the protected parcel for a park
and the Local Trust Committee considering the protected parcel suitable for park
purposes.

Commented [BM48]: Bylaw 235 Amendment 1.10

Guideline 13

The minimum lot size for the receiving parcel resulting from density transfer zoning
amendments in any designation is 1.0 hectare, provided adequate potable water and
sewage disposal capacity is demonstrated.

Commented [BM49]: Bylaw 235 Amendment 1.10

Guideline 14

Applicants for a density transfer zoning amendment that includes sensitive areas
shown on Schedule D or in a development permit area shown on Schedule E may be
required to provide Development Approval Information for the special conditions
outlined in Guideline 13 of this Appendix.

Commented [BM50]: Bylaw 235 Amendment 1.10

Guideline 15

The areas shown on Schedule D and the development permit area for the protection of
the natural environment shown on Schedule E are environmentally sensitive areas in
which development is not encouraged. Development Approval Information may be
required to help the Local Trust Committee determine appropriate uses, density and
siting of development resulting from a density transfer zoning application.

Commented [BM51]: Bylaw 235 Amendment 1.10

Guideline 16

The protected parcel must be secured in perpetuity for conservation or park either by
dedication or the registration of a covenant that restricts the use of the protected
parcel to conservation or park.

Commented [BM52]: Bylaw 235 Amendment 1.10

Guideline 17

Density transfer zoning applications should be consistent with all other policies of this
Plan.

Commented [BM53]: Bylaw 235 Amendment 1.10

93

70

Denman Island
Land Use Bylaw
Bylaw No. 186, 2008
As amended by the
Denman Island Local Trust Committee

MOCK CONSOLIDATED VERSION – OCTOBER 2, 2019
Consolidated Version: July, 2018
This Bylaw is consolidated
for 234
convenience
only and is not to be
Bylaws
and 236
construed as a legal document.
For reference to original bylaw and amendments,
please contact:
Islands Trust - Northern Office, 700 North Road
Gabriola Island, BC V0R 1X3
(250) 247-2063
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CONSOLIDATED BYLAW TEXT AMENDMENTS
This copy is consolidated for convenience only and includes the following text amendments
only:
Bylaw Number

Amendment Number

Adoption Date

Bylaw No. 190
Bylaw No. 194
Bylaw No. 195
Bylaw No. 200
Bylaw No. 204
Bylaw No. 211
Bylaw No. 213
Bylaw No. 216
Bylaw No. 220
Bylaw No. 225
Bylaw No. 234
Bylaw No. 236

Amendment No. 1, 2009
Amendment No. 3, 2009
Amendment No. 1, 2010
Amendment No. 1, 2011
Amendment No. 1, 2012
Amendment No. 1, 2014
Amendment No. 2, 2014
Amendment No. 1, 2015
Amendment No. 3, 2015
Amendment No. 1, 2017
Amendment No. 1, 2019
Amendment No. 2, 2019

April 13, 2010
August 3, 2010
June 21, 2011
August 15, 2011
September 24, 2013
November 28, 2014
May 17, 2016
January 28, 2016
February 1, 2017
June 26, 2018
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community kitchen means a shared-use commercial processing area that is agency approved for preparing foods
that may be sold elsewhere or for such things as catered functions;
community water system means a system for the supply of water serving two or more customers as approved by a
public authority;
constructed top width means the width of the relatively level portion of a road, measured between the insides of the
ditches, shoulders, cutbanks, or fills;
constructed total width means the width of a road, including the constructed ditches, shoulders, cutbanks, or fills;
covered walkway means a structure that shelters a walking area by a roof or awning and that is connected to a
building;
dangerous tree means a tree that is hazardous to human safety because of location or lean, physical damage,
overhead hazards, deterioration of the limbs, stem or root system, or a combination of these;
dbh means the diameter at breast height measured outside the bark around the trunk of the tree at 1.3 m above
the point of germination;
derelict vehicle means any vehicle that has been unlicensed for 12 months or more;
domestic chicken coop means a building or structure used for accommodating chickens that are used for noncommercial purposes;
dwelling, multi-family means a building containing two or more dwelling units, each having their own entrance,
which may include an entrance from a common interior corridor or an exterior entrance;

Commented [BM1]: Bylaw 236 Amendment 1.2
Bylaw 234 Amendment 1.2

dwelling unit means one or more rooms in a building, containing a single set of cooking facilities, and used or
intended to be used, as a residence by an individual or a group of individuals living together in common
occupancy;
BL 204

dwelling unit, affordable housing means a deed restricted and/or rent controlled dwelling unit that is secured by a
housing agreement, and is available to persons with a low income as defined by housing agreement for the
dwelling unit;
dwelling unit, single family means a building containing one dwelling unit;

Commented [BM2]: Bylaw 234 Amendment 1.2
Bylaw 236 Amendment 1.2

Engineer means a member of the Association of Professional Engineers and Geoscientists of British Columbia;
Feedlot means commercial operation containing a fenced area where livestock, poultry or farmed game is
confined solely for the purpose of growing or finishing and is sustained by means other than grazing, but excludes
confinement of animals for domestic purposes;
fill means uncontaminated earth, sand, gravel or any other similar material used, or capable of being used, to raise
the contour of the ground surface;
food processing in regards to a home occupation means the creation of packaged food products intended for
consumption off-site and excludes take-out restaurants, cafes or similar food service facilities;
front yard means the area of a lot located between the front lot line and the front wall of the building closest to that
lot line, and extending the full width of the lot;
forest fungi means naturally growing mushrooms or similar products that may be cultivated using wood products
from local trees and excludes mushrooms grown on manure;
forestry sales mean the sale of lumber, timber, posts, and other similar wood products, but excludes the sale of
goods manufactured from these materials;
gouge means an injury to the stem of a tree that penetrates into the sapwood or deeper;
grade means the average elevation of the ground at a distance of 1.0 metre from a building or structure
determined by averaging the finished elevations at the midpoint of all of the exterior walls;
gross floor area means the sum of the area of all storeys in a building or structure, measured to the outermost wall
surface, including the areas of roofed porches, roofed terraces and roofed decks;
ground-based machinery means powered vehicles that move by means of wheels or tracks in contact with the
ground, including trucks, skidders, loaders, excavators, backhoes, and tractors;
guest accommodation means accommodation provided for a fee to the travelling public, for a total length of stay of
not more than 6 consecutive weeks and a total of 45 days in any one calendar year;
Some words and phrases are defined in Section 1.1

2
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height means the vertical distance to the highest point of the upper roof of a building or structure measured from
the grade;
BL 194

hermitage means a spiritual retreat centre that may also offer educational programs and provides overnight
accommodation and meals to guests participating in its programs and activities;
high high water mark means the high water mark identified on the plan most recently registered in the Land Title
Office, and where there is no such plan, means the natural boundary;
horticulture means the growing of flowers, fruits, vegetables and other plants and includes the sale of such
products when grown by the landowners on their lot;
intensive agriculture means the use of land, buildings and structures by a commercial enterprise or an institution
for the confinement of poultry, livestock or fur bearing animals, or the growing of mushrooms, except for forest
fungi, and excludes feedlots;
lot means any parcel, block or other area in which land is held or into which it is subdivided, whether under the
Land Title Act or the Bare Land Strata Regulations under the Strata Property Act;
lot coverage means the percentage of the total area of the lot covered by buildings and structures including roof
overhangs but excluding cisterns connected to a building for the purposes of rainwater harvesting and collection .

Commented [BM3]: Bylaw 234 Amendment 1.1
Bylaw 236 Amendment 1.1

lot line means a legally defined boundary of any lot, and in the case of tenure under the Land Act, a boundary of
the lease area;
BL 200

lot line – edge means any lot line on a lot in the Agriculture zone that abuts a lot in another zone;
lot line – front means the lot line common to the lot and the abutting highway, or access route under the Strata
Property Act, and where there is more than one lot line common to a highway or access route, the following rules
apply:


the shortest lot line abutting a highway or access route that is greater than 20.0 metres is the front lot
line, except where there are no lot lines greater than 20.0 metres abutting a highway or access in
route, in which case the longest line abutting a highway or access route is the front lot line;



where there are three or more lot lines and one or more of the lot lines is a corner-cut, one of the other
lot lines is the front lot line based on the preceding rule;



where there are more than two lot lines defining a curve, including any tangents making up the curve in
a highway or access route, all such lot lines defining the curve must be considered to be one lot line for
the purpose of determining the front lot line; and



where a lot is split by a highway or access road, a front lot line will be determined for each portion of
the lot;

lot line - rear means the property line opposite to and most distant from the front lot line, or where the rear portion
of the parcel is bounded by intersecting lines, it shall be the point of such intersection;
lot line – exterior side means a lot line not being the front lot line but common to a lot and an abutting highway or
access route;
lot line - side means any lot line not being a front lot line, rear lot line or exterior side lot line;
BL 194

mobile means, in relation to a building, not permanently affixed to the land with the ability to be moved to another
location by towing or similar means;

BL 211

Moveable housing unit means a dwelling unit capable of being moved from location to location which does not
require a permanent foundation;
natural boundary means:


with reference to the sea or a lake, the visible high water mark of the lake, where the presence and
action of the water are so common and usual and so long continued in all ordinary years as to mark on
the soil or rock of the bed of the sea or a lake a character distinct from that of the adjoining upland, in
vegetation as well as in the soil or rock;



with reference to a stream, the normal high water mark of the stream, which is often indicated by the
edges of rooted terrestrial vegetation, and a definite change in vegetation and sediment texture, above
which soils and terrestrial plants appear undisturbed by recent erosion, and below which the stream
banks show signs of scouring or sediment deposition or both;



with reference to a wetland, the boundary between the wetland and the adjacent upland, where the
extent of the wetland is usually indicated by the presence of plants that normally grow in water or
Some words and phrases are defined in Section 1.1
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residence means:


the occupancy or use of a dwelling unit for the permanent domicile or home life of a person or persons;
or



the occasional or seasonal occupancy of a dwelling unit as a dwelling by an owner who has a
permanent domicile elsewhere or by non-paying guests of such an owner, and for these purposes,
owner includes a tenant under a residential tenancy agreement;

and residence does not include guest accommodation use, commercial vacation rental or any occupancy of a
dwelling unit by persons entitled to such occupancy under a time share plan as defined in the Real Estate Act or
successor legislation;
residential rental tenure means the granting of a right to occupy a dwelling unit as living accommodation where the
minimum occupancy period is thirty consecutive days, and where the dwelling unit is not owned by a dwelling unit
occupant, but where regular payments are made to the owner for the use of the dwelling unit;
retail sales and rentals means the selling of goods or merchandise directly to the consumer and includes bicycles,
scooters, tools, equipment and home entertainment products, but excludes automobiles, recreational vehicles and
heavy equipment;

Commented [BM4]: Bylaw 234 Amendment 1.2
Bylaw 236 Amendment 1.2

riparian describes the land adjacent to the normal high water level in a stream, lake, or wetland and extending to
the portion of land that is directly influenced by the presence of adjacent ponded or channelled water;
school means a school as defined by the Schools Act or the Independent Schools Act and does not include
overnight accommodation or a dormitory;
BL 195

seasonally flooded agricultural field means land that has been previously modified for agriculture and experiences
flooding during part of the year due to its location in a low lying area with poor drainage or with a high water table;

BL 211

secondary dwelling unit means a dwelling unit, which may be a moveable housing unit, that is accessory to a
permitted principal dwelling unit and which is limited in floor area;

BL 211

secondary suite means an accessory, self-contained dwelling unit, located within a building that is a single real
estate entity which otherwise contains a single family dwelling, and having a lesser floor area than the principal
dwelling unit;
setback means the horizontal distance that a building, structure or use must be sited from a specific lot line,
building, structure or other specified point;
shellfish aquaculture means the raising of any aquatic invertebrate animal having a shell (for example, oysters,
clams, and crabs) for commercial purposes;
storey means all areas of a building or structure in which the ceiling is at least one metre above the floor at its
lowest point, but excludes crawl spaces;
stream means any natural depression:


in which water exists at least seven months of the year flowing on a perennial or seasonal basis; and



in which the continuous channel bed is 0.6 metre or more below the average elevation of the
surrounding land; or if the bed or banks of the reach are locally obscured by overhanging or bridging
vegetation or soil mats, in which the channel bed is scoured by water or contains observable deposits
of mineral alluvium;

but excludes road side drainage ditches on a highway right-of-way;
structure means anything constructed or erected that is fixed to, supported by or sunk into land or water, whether
underwater or otherwise, but excludes vehicles, floating vessels, ground-level paving for driveways and vehicle
parking, ground-level sidewalks, detached ground-level patios and decks, detached access stairways and
boardwalks, power-poles and telecommunication poles;
third party signs means signs advertising business, products, goods or services not provided on the lot on which
the sign is located
top of the inner gorge means the boundary between a side-wall slope adjacent to a stream, that has a slope
greater than or equal to 60% slope, and an adjacent upland area that has a slope of less than 60%;
utilities means water, sewer, electrical, telephone and similar services where established by a government body or
by a company operating under the Utilities Commission Act, and where such use is intended for the local
community;
vehicle fuel service means the retail sale of gasoline, propane and diesel fuel;
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8

Where water is supplied to a secondary suite or a secondary dwelling unit by a community water system,
the operator of the community water system must provide written confirmation that it has sufficient capacity
prior to the issuance of any permits to allow the use.

9

Where water is to be supplied from a surface water body, a water license, issued by the Province, must
permit the withdrawal of the required amount of water prior to the issuance of any permits to allow a
secondary suite or secondary dwelling unit.

INFORMATION NOTE: Any residence approved by the Agricultural Land Commission for farm help within
the ALR does not require a Temporary Use Permit.
INFORMATION NOTE: Secondary suites and secondary dwelling units are not permitted to be used for short
term vacation rental or for the accommodation of paying guests in accordance with Regulation 2.1.2 of the
Denman Island Land Use Bylaw.
Accessory Buildings and Structures
10

Accessory buildings and structures are not to be used for overnight accommodation other than on an
occasional basis, except as permitted elsewhere in this Bylaw and the use is not permitted on a parcel in
the ‘Multi-family (R4) Zone’.

Commented [BM5]: Bylaw 234 Amendment 1.3
Bylaw 236 Amendment 1.3

Travel Trailers

BL 211

11

Travel trailers may be stored on the lot and used for occasional non-commercial accommodation except on
a parcel zoned ‘Multi-family (R4). .

12

A travel trailer, bus or similar vehicle may be used as a principal dwelling unit or as a secondary dwelling
unit approved by a Temporary Use Permit on any lot where a single family dwelling is a permitted building
provided that it:

Commented [BM6]: Bylaw 234 Amendment 1.4
Bylaw 236 Amendment 1.4

 is on a lot larger than 1.0 ha or is screened from adjacent properties subject to Section 2.7;
 is connected to an approved sewage disposal system; and
 is considered a dwelling unit for the purpose of residential density calculations.
Water Zones
13

In the water zones, no building or structure may be used for overnight accommodation.

14

In the water zones, a vessel may be used for occasional non-commercial accommodation but shall not be
used as a permanent residence.

Covered Walkways
15

Buildings located within 4.0 metres of each other and attached by a covered walkway are deemed to be
one building.

Undersized Lots
16

2.2
1

2.3

Where a lot exists prior to the effective date of this Bylaw and the area of such a lot does not conform to
the minimum lot area established in Part 3 relating to subdivision control, such a lot may be used for any of
the uses permitted in the zone in which the lot is situated, subject to all of the other regulations for that
zone and provided the provisions of the Health Act and attendant regulations have been met.

General Height Regulations
Despite any regulations in the zoning tables in Part 3, height restrictions do not apply to radio or television
antennas or any accessory radio or television antennas, including satellite dishes, flag poles, lighting poles,
utility poles, stairways, chimneys, or water storage tanks that are attached to and accessory to a principal
use.

General Setback Regulations

Setbacks from Cliffs
Some words and phrases are defined in Section 1.1
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13

The slope of any automobile parking space shall not exceed 10 per cent.

14

Lighting fixtures for the parking area must be less than 1.0 metre in height and must be directed exclusively
at the parking area at illumination levels of 11 lux or less 1.

Number of Parking Spaces Required
15

The minimum number of parking spaces required is as specified in accordance with regulations 16 to 18 of
this section

16

Minimum number of automobile parking spaces is
residential


one per one single family residential dwelling unit



one per one cabin or accessory residential use



two per dwelling unit in a multi-family dwelling

Commented [BM7]: Bylaw 234 Amendment 1.5
Bylaw 236 Amendment 1.5
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home occupations


one per two non-resident employees in a home occupation



one per rental room in a home occupation providing home-based guest accommodation

commercial


one per 20.0 square metres of gross floor area of a building or structure for a commercial use other
than a restaurant, cafe, public docking facility, or vehicle fuel sales



one per three seats in a restaurant or café



one per four berths in a public docking facility, plus four per launch ramp or hoist



four per vehicle fuel service

institutional


one per 25.0 square metres of gross floor area of a building or structure for a school, community hall,
church, social hall, museum use, health care service use, recycling centre or similar use



one per each employee or volunteer for a fire hall, police station or ambulance station

resource

17

18

1



one per 30.0 square metres of gross floor area for a building or structure for an industrial, equipment
storage, material supply or warehouse use



one per 15 square metres of gross floor area for a greenhouse, a nursery, farm sales or forestry sales.

Minimum number of bicycle parking spaces is


four, or one per 150 square metres of gross floor area for a commercial use, whichever is greatest



four, or one per 10 students in a school, whichever is greatest



four, or one per 150 square metres of gross floor area for a community hall, church, social hall,
museum or other institutional use, whichever is greatest.



one per dwelling unit in a multi-family dwelling

Of the number of automobile parking spaces required in Regulation 16 of this section for commercial or
institutional uses, a minimum of one, or one per 50 required parking spaces, whichever is greatest, must be
provided for disabled persons.

Commented [BM9]: Bylaw 234 Amendment 1.7
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A lux is a measure of candlepower per square metre. Ten lux is considered adequate to do most tasks.
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2.6

Signs Regulations

Permitted Signs

Maximum
Area of a
Sign

Maximum
Combined
Sign Area

Maximum
Number of
Signs

1

Residential (R1), Rural Residential (R2), Co-housing
(R3) and Multi-family (R4) zones

0.5 m2

1.0 m2 per lot

no limit

2

Agriculture (A), Forestry (F) and Resource (RE) zones

0.75 m2

2.0 m2 per lot

no limit

3

Commercial (C) and Light Industrial (L) zones

2.0 m2

2.0 m2 per
business

2 per
business

4

Institutional (IN) zone

2.0 m2

2.0 m2 per lot

2 per lot

2

1.0 m2 per lot

no limit

5

Conservation (CN) and Parks (PK) zones

1.0 m

6

Marine Aquaculture (W3) zone

0.5 m2

1.0 m2 per
tenure

2 per tenure

7

In addition to the signs permitted in regulations 1 to 6 of
this section, temporary real estate signs in all zones,
which must be removed within 2 weeks of sale

1.0 m2

2.0 m2 per lot

2 per lot

8

In addition to Regulation 3 of this section, each business in the Commercial (C) zone and Light industrial (L)
zone is permitted a maximum of one additional non-flashing neon sign that advertises the business as open,
and such a sign must be no larger than 0.3 square metres.

9

In all zones, free standing signs shall not be deemed “structures” for the purposes of requiring compliance with
horizontal setback regulations from lot lines or natural features.

10

The maximum areas set out in Section 2.6, Regulations 1 to 7 refers to the area of one face of a sign.

Commented [BM10]: Bylaw 234 Amendment 1.8
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Height of Signs
11

In all zones, the maximum height of free standing signs is 3.0 metres.

12

In all zones, the maximum height of a sign attached to a building or structure is the same as the maximum
height for the building or structure as set out in the zoning tables in Part 3.

Exempted Signs
13

Signs exempted from the provision of this section are:


those approved by a public authority such as directional signs, traffic signs, electoral signs and marine
navigational signs



warning signs, such as private property, no trespassing, no vehicles, and no hunting signs provided that
such signs are no larger than 0.2 square metres.



interpretative signs



murals, providing the mural is not advertising a product or service.

Prohibited Signs
14

Except as permitted in regulations 3 to 12 of this section, the following signs are expressly prohibited


animated signs



Illuminated signs



obsolete signs



third party signs larger than 0.5 square metre regardless of location
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2.7

Screening Regulations

General Regulations
1

Where a landscape screen is required by this Bylaw, it must be provided in the form of:


existing vegetation of the required height or



a row of drought-tolerant evergreen plants that after three years of growth will attain the required height

and provide a continuous, permanent visual screen between the uses being separated.
2

The minimum height of a landscape screen is 2.0 metres.

3

The minimum depth of a landscape screen is 1.5 metres.

4

Landscape screens along a front or exterior side lot line must be unbroken, except to provide for access to or
from the lot.

Landscape Screens
5

All commercial, industrial and institutional uses must be screened from view from a lot in the Residential (R1) or
Rural Residential (R2) zone by a landscape screen.

6

All outdoor storage or use related to a home occupation must be screened from view from an adjacent lot or
highway by a landscape screen.

7

All works yards, commercial or industrial outdoor storage, or derelict vehicles must be screened from view from
an adjacent lot or highway by a landscape screen.

8

All uses in the R3 and R4 zones must be screened from adjacent properties with a landscape screen located
within the setback area, except that dead trees or trees that pose a safety risk may be extracted from the
setback area.

2.8

Commented [BM11]: Bylaw 234 Amendment 1.9
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Subdivision Regulations

Compliance with Minimum Lot Area and Minimum Average Lot Area
1

Except as provided for in Regulation 21 of this section, no lot may be created by subdivision that renders an
existing use, building or structure non-conforming with respect to a siting or density provision of this Bylaw.

2

Except as provided for in regulations 20 and 21 of this section, no lot may be created by subdivision that does
not comply with the regulations contained in Part 3.

3

Every subdivision must comply with the applicable minimum lot area and minimum average lot area specified
by this Bylaw and for that purpose, the average lot area is determined by
Total area of all proposed lots including the remainder
divided by
Number of Proposed lots including the remainder.

4

The resulting number must equal or exceed the applicable minimum average lot area or, if there is no minimum
average lot area specified, the applicable Minimum lot Area.
No more than 50 per cent of the total number of lots in the subdivision shall be less than the applicable
minimum average lot area.

INFORMATION NOTE: The minimum average lot area is used for calculating the maximum number of lots that may be
created by subdivision. The minimum lot area is used for determining the smallest size lot that can be created by
subdivision. If there is no minimum average lot area specified, then the minimum lot area is used to determine the
maximum number of lots that may be created by subdivision. In this Bylaw, the minimum average lot area is only used in
the Rural Residential (R2) Zone.
INFORMATION NOTE: The 50 per cent requirement in Regulation 4 will have no effect on a bare land strata subdivision
due to the lot averaging provisions in the Bare Land Strata Regulations under the Strata Property Act.
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3

ZONE REGULATIONS

3.1

Creation of Zones

1

The area included in Schedule B of this Bylaw is divided and designated into the following zones:

Zone Classification

Zoning Code

Residential Zones
Residential

R1

Rural Residential

R2

Co-housing

R3

Multi-family

R4

Commented [BM12]: Bylaw 234 Amendment 1.10
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Resource Zones
Agriculture

A

Forestry

F

Resource

RE

Commercial and Light Industrial Zones
Commercial

C

Light Industrial

L

Community Zones
Institutional

IN

Conservation

CN

Park

PK

Water Zones

3.2

Marine Conservation

W1

Marine Service

W2

Aquaculture

W3

Marine Protection

W4

Lakes

W5

Definition of Zones

Interpretation of Zone Boundaries
1

Except where otherwise specified the zone boundaries, together with any explanatory legends, notations and
references in respect thereof, are delineated and described on a computer record compiled by means of
geographic information software and a global positioning system (the “Zoning Map”).

2

The Zoning Map is kept at the Islands Trust Victoria Office and forms part of this Bylaw.

3

A generalised diagrammatic representation of the Zoning Map is annexed to this Bylaw as Schedule B. In the
event of any conflict or inconsistency between the Zoning Map and Schedule B, the Zoning Map shall govern.
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3.3

Residential Zoning Tables
Table 1 - Permitted Uses

R1

R2

Principal Uses




R3
R4 Bylaw 234 Amendment 1.11
Commented
[BM13]:
Bylaw 236 Amendment 1.11


1

Residential

2

Residential Rental Tenure subject to registration of housing
agreement

3

Parks









4

Utilities











Accessory Uses

BL 211

5

Home occupation uses listed in Section 2.4 accessory to a
principal residential use







6

Forest fungi production accessory to a residential use, on
lots 2.0 ha or larger









7

Horticulture and agriculture, other than intensive agriculture,
accessory to a principal residential use









8

Occasional wood working and wood processing using wood
obtained from the lot and accessory to a principal residential
use







9

Generation of electricity from non-polluting renewable
sources and accessory to a principal residential use







10

Secondary suites and secondary dwelling units



 *Secondary
dwelling units
must be
approved through
a Temporary Use
Permit

Table 2 - Permitted Buildings and Structures

R1

R2





R3
R4 Bylaw 234 Amendment 1.12
Commented
[BM14]:
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1

Single family dwelling units

2

Multi-family dwelling units

3

Buildings and structures accessory to a constructed single
family dwelling unit

4

Buildings and structures to accessory to constructed multifamily dwelling unit

5

Buildings and structures to accommodate horticulture,
agriculture and sale of horticultural and agricultural products









6

Buildings and structures for parks and utilities









7

Pit privies







8

Fences









9

Signs, subject to Section 2.6









10

Portable sawmill accessory to a residential use, to
accommodate occasional wood working and wood
processing







11

Buildings and structures for the generation of electricity from
non-polluting renewable sources







12

Common house
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Table 3 - Density of Uses, Buildings and Structures
1

Minimum lot area per principal single family dwelling unit

2

R1

R2

1.0 ha

4.0 ha

Despite line 1 of this table, maximum number of single family
dwelling units on lots less than the minimum area shown in
line 1 of this table

1

3

Subject to line 1 of this table, maximum number of dwelling
units per lot

4

Maximum combined lot coverage of buildings and structures

5

Maximum number of buildings or structures for the
generation of electricity from non-polluting sources

Table 4 – Height
1

2

R3
R4 Bylaw 234 Amendment 1.13
Commented
[BM15]:
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n/a

n/a

1

n/a

n/a

5

n/a

15

25%

25%

n/a

10%

1

1

1

3

R1

R2

Maximum height of principal buildings and structures

R3
R4 Bylaw 234 Amendment 1.14
Commented
[BM16]:
Bylaw 236 Amendment 1.14



located less than 100.0 metres from the natural
boundary of the sea

7.0 m

7.0 m

7.0 m

7.0 m



located 100.0 metres or more from the natural
boundary of the sea

9.0 m

9.0 m

9.0 m

12.0

Maximum height of buildings and structures


accessory to a residential use

6.0 m

6.0 m

6.0 m

6.0 m



used exclusively for agriculture

15.0 m

15.0 m

15.0 m

15.0 m

3

Maximum height of a fence, excluding deer netting

2.0 m

2.0 m

2.0 m

2.0 m

4

Maximum height of a pump/utility house located within a
setback area

2.5 m

2.5 m

2.5 m

2.5 m

5

Maximum height of a boathouse

4.5 m

4.5 m

4.5 m

4.5 m

Table 5 - Setbacks

R1

R2

In addition to regulations 1 to 5 in Section 2.3, the following
setbacks apply
1

R3
R4 Bylaw 234 Amendment 1.15
Commented
[BM17]:
Bylaw 236 Amendment 1.15

Minimum setback of buildings or structures, except for a
fence, pump/utility house or pit privy


from the front lot line

7.5 m

7.5 m

30.0 m

10.0 m



from the rear or side lot line

3.0 m

3.0 m

30.0 m

10.0 m



from the exterior side lot line

4.5 m

4.5 m

30.0 m

10.0 m

2

Minimum setback from all lot lines for pit privies, feeding
troughs, manure piles and buildings and structures for
housing animals for agriculture, except domestic chicken
coops

8.0 m

8.0 m

30.0 m

30.0 m

3

Minimum setback from all lot lines for domestic chicken
coops

3.0 m

3.0 m

30.0 m

10.0 m
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Table 6 - Floor Area

R1
m2

1

Maximum gross floor area of a pump/utility house located
within a setback area

6.0

2

Maximum gross floor area of a boathouse located within 15.0
metres of the natural boundary of the sea

30.0 m2

3

Maximum gross floor area of a single family dwelling unit

4

R2
6.0

m2

R3
R4 Bylaw 234 Amendment 1.16
Commented
[BM18]:
Bylaw 236
Amendment2 1.16
2
6.0 m

10.0 m

30.0 m2

n/a

n/a

n/a

n/a

139.4 m2

n/a

Maximum gross floor area of a dwelling unit in a multi-family
dwelling

n/a

n/a

n/a

5

Maximum gross floor area of a common house

n/a

n/a

279 m2

n/a

6

Maximum combined gross floor area of all accessory
buildings and structures

n/a

n/a

1275 m2

100 m2
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Table 7 - Subdivision

R1

R2

1

Maximum density permitted by subdivision is an average of
one lot per

1.0 ha

4.0 ha

2

Minimum lot area permitted by subdivision, subject to the
regulations in 2.8

1.0 ha

2.0 ha

R3
R4 Bylaw 234 Amendment 1.17
Commented
[BM19]:
Bylaw 236 Amendment 1.17
35.0 ha
35.0 ha

Table 8 - Site Specific Regulations
The regulations listed in tables 1 through 7 of this section apply to the land identified on Schedule B (the Zoning Map)
by the site specific zoning code listed below on the left, except as varied by the relevant site specific regulation listed in
this Table (Table 8)
Site Specific
Zoning Code
R1(1)

Site Specific Regulations
1

In addition to Table 1 of this Section, accessory residential is a permitted use.

2

Despite lines 2 and 3 in Table 3 of this Section, the maximum number of accessory residential
dwelling units permitted is one per lot, provided it is contained in or attached to the principal
dwelling unit.

3

The maximum permitted gross floor area of an accessory residential dwelling unit is 56.0 square
metres.

INFORMATION NOTE: The site specific regulations for R1(1) are to permit a use previously permitted on two
specific lots.
R1(2)

1

Despite lines 4 to 7 in Table 1 of this Section, the only accessory use permitted is
accessory residential.

2

Despite line 2 in Table 2 of this Section, the only accessory buildings and structures
permitted are cabins.

3

Despite lines 2 and 3 in Table 3 of this Section, the maximum number of cabins permitted
is six per lot.

4

Despite Table 7 of this Section, the minimum lot area permitted is 3.75 hectares.

5

The maximum gross floor area of a permitted cabin is 56.0 square metres.

INFORMATION NOTE: The site specific regulations for R1(2) are to permit the historical use on one specific lot .

BL 200

R1(3)

1

Despite lines 1 and 2 in Table 3 of this Section, two dwelling units are permitted providing
one is limited to a footprint of 18.6 m2 (200 square feet) and one storey.

INFORMATION NOTE: The site specific regulations for R1(3) are to permit the historical density on one specific lot.

Some words and phrases are defined in Section 1.1
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BL 204

R1(4)

1

Despite Tables 2 and 3 of this section, single family dwelling units and buildings and structures
accessory to single family dwelling units are not permitted and instead, one affordable housing
dwelling unit is permitted, and buildings and structures accessory to the affordable housing
dwelling unit are permitted.

2

In addition to Table 6 of this section, the maximum gross floor area for an affordable housing
dwelling unit is 93 square metres.

3

Despite Section 2.1, travel trailers are not permitted to be stored on the lot or to be used as a
principal dwelling unit. However, a travel trailer may be used on the lot for up to six months during
construction of the affordable housing dwelling unit..

4

Home occupation uses are permitted as an accessory use. Despite Section 2.4, home-based
guest accommodation, welding shops, including sale of products produced on site, daycare, and
automobile repair and maintenance, are not permitted.

1

In addition to the uses listed in Table 1 of this Section, a kennel accessory to a residential use is
permitted.

2

In addition to the buildings and structures listed in Table 2 of this Section, buildings or structures
for a kennel use are permitted.

3

In addition to the setbacks listed in Table 5 of this Section, the minimum setback from all lot lines
for a kennel is 30.0 metres.

1

In addition to the uses listed in Table 1 of this Section, a riding stable accessory to a residential
use is permitted.

2

In addition to the building and structures listed in Table 2 of this Section, buildings or structures for
a riding stable use are permitted.

3

In addition to the setbacks listed in Table 5 of this Section, the minimum setback from all lot lines
for a riding stable is 30.0 metres.

R2(3)

1

Despite lines 1 and 2 in Table 3 of this Section, two dwelling units are permitted.

R2(4)

1

Despite lines 1 and 2 in Table 3 of this Section, the minimum lot area per principal single family
dwelling unit is 1.4 hectares.

R2(5)

1

Despite lines 1 and 2 in Table 3 of this Section, the minimum lot area per principal single family
dwelling unit is 3.33 hectares.

R2(6)

1

Despite line 1 in Table 7 of this Section, the maximum density permitted by subdivision is an
average of one lot per 5.56ha.

R2(7)

1

Despite line 9 in Table 1 of this Section, secondary suites are not permittedCommented
in the R2(7)[BM20]:
zone. Bylaw 236 Amendment 1.18

2

Despite line 3 in Table 3 of this Section, the maximum number of single family dwellings permitted
in the R2(7) zone is three.

3

Despite line 1 in Table 7 of this Section, the maximum number of lots permitted by subdivision in
the R2(7) zone is three.

1

Despite line 9 in Table 1 of this Section, secondary suites are not permittedCommented
in the R2(8)[BM21]:
zone. Bylaw 236 Amendment 1.18

2

Despite line 3 in Table 3 of this Section, the maximum number of single family dwellings permitted
in the R2(8) zone is five.

3

Despite line 1 in Table 7 of this Section, the maximum density permitted by subdivision is one lot
per 8.0 hectares.

R2(1)

R2(2)

BL 200

BL 220

R2(8)
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R4(1)

R4(2)

1

Despite line 3 in Table 3 of this Section, the maximum number of dwelling units
permitted
in the Bylaw 236 Amendment 1.18
Commented
[BM22]:
R4(1) zone is 20.

2

Despite line 4 in Table 6 of this Section, the maximum gross floor area of a dwelling unit in a
multiple family dwelling is 140 m².

3

Despite line 1 in Table 7 of this Section, the maximum density permitted by subdivision is one lot
per 8.0 hectares.

4

Despite line 2 in Table 7 of this Section, the minimum lot area permitted by subdivision, subject to
regulations in Section 2.8 is 8.0 hectares.

1

Despite line 4 in Table 1 of this Section, the following uses, and no other uses,
are permitted
as Bylaw 234 Amendment 1.18
Commented
[BM23]:
home occupations:

2

 general business offices,
 professional offices, including health services,
 personal services,
 food processing.
Despite line 3 in Table 3 of this Section, the maximum number of dwelling units per lot is 8.

3

Despite line 4 in Table 3 of this Section, the maximum combined lot coverage of buildings and
structures is 20%.

4

Despite line 1 in Table 5 of this Section, the minimum setback of buildings or structures, except
for a fence or pump/utility house



5
6

from the front lot line is 7.5 m
from the rear or side lot line is 3 m, except it is 10 m where the lot line abuts land in the ALR
that is not for the sole purpose of access and egress
 from the exterior side lot line is 3 m
Despite line 4 in Table 6 of this Section, the maximum gross floor area of a dwelling unit in a
multi-family dwelling is 60 m2.
Despite Table 7 of this Section, the minimum lot area permitted by subdivision is 0.8 hectares.

INFORMATION NOTE: The site specific regulations for R2(3), R2(4) and R2(5) are to permit the historical density on
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A(5)

BL 190

BL 194

BL 200

1

Despite Table 1 of this section, no residential use is permitted.

2

Despite Table 2 of this section, single family dwelling units and buildings and structures
accessory to a constructed single family dwelling unit are not permitted.

3

Despite Table 5 of this section, the minimum setback of principal and accessory
residential buildings or structures, except a fence, pump/utility house or pit privy from
the front, rear, side and exterior side lot lines is 30 m.

4

Despite Table 7 of this section, the minimum lot area permitted by subdivision, subject
to the regulations in Section 2.8 is 13.0 ha.

1

Despite Table 7 of this section, the minimum lot area permitted by subdivision, subject
to the regulations in Section 2.8 is 45.0 hectares.

2

Despite Table 3 of this section, the minimum lot area per principal single family dwelling
unit is 45.0 hectares.

1

In addition to the uses listed in Table 1 of this section, hermitage is a permitted
accessory use.

2

In addition to the buildings and structures listed in Table 2 of this section, mobile
accessory buildings for overnight accommodation of people participating in the
activities or programs of a hermitage on the same lot are permitted.

3

Despite section 2.1(4) up to eight mobile accessory buildings with a floor area not
greater than 10m2 each may be used for overnight accommodation of hermitage
participants.

A(8)

1

Despite lines 1 and 2 in Table 3 of this Section, the minimum lot area per principal
single family dwelling unit is 8.4 hectares.

A(9)

1

Despite lines 1 and 2 in Table 3 of this Section, the minimum lot area per principal
single family dwelling unit is 7.5 hectares.

2

If a lot in this zone is subdivided, a total of 4 dwelling units are permitted on the
resulting lots.

A(10)

1

Despite lines 1 and 2 in Table 3 of this Section, the minimum lot area per principal
single family dwelling unit is 14.91 hectares.

A(11)

1

Despite lines 1 and 2 in Table 3 of this Section, the minimum lot area per principal
single family dwelling unit is 5.25 hectares.

A(12)

1

Despite lines 1 and 2 in Table 3 of this Section, the minimum lot area per principal
single family dwelling unit is 10.45 hectares.

A(13)

1

Despite lines 1 and 2 in Table 3 of this Section, the minimum lot area per principal
single family dwelling unit is 1.55 hectares.

A(14)

1

Despite Table 7 of this section, the minimum lot area permitted by subdivision, subject
to the regulations in Section 2.8 is 9.0 ha.

A(15)

7

Despite Table 7of this Section, the minmum lot area is 0.8 hectares.

A(6)

A(7)
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INFORMATION NOTE: The site specific regulations for A(8), A(9), A(10), A(11), A(12) and A(13) are to permit
the historical density on seven specific lots. Approval from the Agricultural Land Commission may be required
for more than one dwelling per lot.
F(1)

1

Despite Table 7 of this section, the minimum lot area permitted by subdivision, subject to the
regulations in Section 2.8 is 20 ha.

Some words and phrases are defined in Section 1.1

16
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Schedule “B” of Denman Island Land Use Bylaw, 2008 is amended as follows:
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STAFF REPORT

islandsTrust

File No.: DE-RZ-2018.1 (Denman Housing
Association/Snyder & Terry)
DATE OF MEETING:

January 21, 2020

TO:

Denman Island Local Trust Committee

FROM:

Sonja Zupanec RPP, MCIP
Local Planning Services

SUBJECT:

OCP and LUB Amendments for a new Development Permit Area to regulate residential
density increases
Applicant:
Simon Palmer on behalf of the Denman Housing Association
Location:
PID 006-657-290 Denman Island

RECOMMENDATIONS
1. That Denman Island Local Trust Committee Bylaw No. 237 cited as “Denman Island Official Community
Plan, 2008, Amendment No.3, 2019” be read a first time.
2. That Denman Island Local Trust Committee Bylaw No. 238 cited as “Denman Island Land Use Bylaw,
2008, Amendment No.3, 2019” be read a first time.
3. That Proposed Bylaw Nos. 237 and 238 be referred to the following First Nations, Local Governments
and agencies for comment:
a. First Nations:
K’omoks First Nation, Qualicum First Nation, Tla’amin Nation, Snaw’Naw’As Nation, Te’Mexw
Treaty Association, We Wai Kai Nation, Stz’uminus First Nation, Lake Cowichan First Nation,
Halalt First Nation, Lyackson First Nation, Penelakut Tribe, Cowichan Tribes, Laich-kwil-tach
Treaty Society, Nanwakolas Council, We Wai Kum Nation, Xwemanlhkwu (Homalco) First
Nation.
b. Local Governments and Agencies:
Hornby Island Local Trust Committee, Denman Advisory Planning Commission, Comox Valley
Regional District, School District 71, Islands Trust Freshwater Specialist.
4. That the Denman Island Local Trust Committee has reviewed the Islands Trust Policy Statement
Directives Only Checklist and determined that Bylaw No. 237 cited as “Denman Island Official
Community Plan, 2008, Amendment No.3, 2019” is not contrary to or at variance with the Islands Trust
Policy Statement.
5. That the Denman Island Local Trust Committee has reviewed the Islands Trust Policy Statement
Directives Only Checklist and determined that Bylaw No. 238 cited as “Denman Island Land Use Bylaw,
2008, Amendment No.3, 2019” is not contrary to or at variance with the Islands Trust Policy Statement.
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REPORT SUMMARY
This report introduces draft bylaws to amend the Denman Island Official Community Plan (OCP) and Denman Island
Land Use Bylaw (LUB). The bylaws, if adopted, would enable the designation of a new Development Permit Area
(DPA) for the non ALR portion of the subject property proposed to be developed with 20 multi-family rental
housing units “Denman Green” and up to five market housing single family residences, as presented in application
DE-RZ-2018.1 (DHA). Staff is recommending that the draft bylaws in Attachment 1 and 2 of this report be given
first reading as presented.
BACKGROUND
Staff have prepared amending bylaws for LTC consideration of first reading (Attachments 1 and 2). These bylaw
accompany Proposed Bylaw Nos. 235 (OCP) and 236 (LUB) which were given reading in November 2019. All
relevant background information is posted to the current application website.
ANALYSIS
Issues and Opportunities
Staff have identified the following issues for LTC consideration:


Summary of Draft Bylaw No. 237 (OCP)



Summary of Draft Bylaw No. 238 (LUB)



Bylaws consistent with Islands Trust Policy Statement

Summary of Draft Bylaw No. 237 (OCP)
Draft Bylaw No. 237 (Attachment 1), if adopted, would amend the OCP to include a new site specific Development
Permit Area for the parcel intended to be subdivided and developed for up to 25 residential dwellings. The area,
justification and objectives of “DPA 8 – Residential Density Increase”, including a map amendment in Schedule E,
form the basis of the draft bylaw. Guidelines for the DPA are included in the LUB.
Summary of Draft Bylaw No. 238 (LUB)
Draft Bylaw No. 238 (Attachment 2), if adopted, would amend the LUB by introducing specific DPA guidelines that
would be applied at the time of subdivision, land alteration or construction on the subject property. The intent of
the bylaws is to protect the natural environment and biodiversity, protect adjacent Agricultural Land Reserve (ALR)
farmland and promote energy and water conservation and greenhouse gas emission reduction.
Islands Trust Policy Statement
Planning staff have reviewed the draft bylaws against the Islands Trust Policy Statement Directives Only Checklist
(ITPS - Attachment 3) and concluded that both bylaws as written are not contrary to or at variance with the ITPS.
Consultation
Following first reading of the bylaws staff recommend referrals to the same list of First Nations as was used for
Proposed Bylaw Nos. 235 and 236. The LTC has already endorsed a community information meeting as part of the
review process, subsequent to the receipt of referral responses and in advance of a public hearing being scheduled.
Significant changes to the bylaw (either as a requirement of the LTC, or by the applicant) that necessitate further
referrals or community meetings or application complexities may require more involved consultation.
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Agencies
Should the LTC concur with the staff recommendation to give first reading to both bylaws, referrals will be sent to
the following agencies and adjacent local governments for comment:


Denman Island Advisory Planning Commission



Island Trust Freshwater Specialist



Ministry of Agriculture and Agricultural Land Commission



Comox Valley Regional District



School District 71



Hornby Island Local Trust Committee

First Nations
The following First Nations include Denman Island as part of their marine, land territory or Treaty area and bylaw
referrals should be sent to the following First Nations for comment:


K’omoks First Nation



Lyackson First Nation



Qualicum First Nation



Laich-kwil-tach Treaty Society



Te’Mexw Treaty Association



Tla’amin Nation



Lake Cowichan First Nation



We Wai Kai Nation



Penelakut Tribe



Halalt First Nation



Nanwakolas Council



Lyackson First Nation



Snaw’Naw’As Nation



Laich-kwil-tach Treaty Society



Stz’uminus First Nation



Cowichan Tribes



We Wai Kum Nation

Protocols
The LTC has a protocol agreement with the Comox Valley Regional District (CVRD, 2011) and staff of the Islands
Trust have a letter of understanding with staff of the CVRD (2018) to ensure interagency collaboration on land use,
park planning, bylaw enforcement and servicing. Proposed bylaws would be referred to CVRD for comment.
Public Correspondence
All public correspondence received to date is being redacted where appropriate by staff and posted to the
applications website.
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Rationale for Recommendations
Draft bylaws have been prepared to amend the OCP and LUB and introduce a new comprehensive DPA to guide
the future subdivision and development of the subject property as presented in application DE-RZ-2018.1 (DHA).
Staff recommend first reading of both bylaws in order to advance referral responses from First Nations, agencies.
The staff recommendations are found on page 1 of this report.
ALTERNATIVES:
1. Amend draft bylaws prior to first reading.
The LTC can amend either bylaw prior to consideration of first reading. If this alternative is selected then
the following resolution is recommended:
“That the Denman Island Local Trust Committee amend Draft Bylaw Nos. 23X with the following (specify
changes).
Next Steps
Should the LTC concur with the staff recommendations, referrals will be sent out requesting a response within 60
days of the date on the referral; a community information meeting will be tentatively scheduled so that all four
proposed bylaws for this application can be considered by the Denman Island community concurrently.
Submitted By:

Sonja Zupanec, RPP, MCIP
Island Planner

January 2, 2020

Concurrence:

Heather Kauer, RPP, MCIP, AICP
Regional Planning Manager, Northern Office

January 2, 2020

ATTACHMENTS
1. Draft Bylaw No. 237 (OCP)
2. Draft Bylaw No. 238 (LUB)
3. Islands Trust Policy Statement Directives Only Checklist for Bylaw 237 and 278 (OCP)
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DRAFT

Draft Bylaw No. 237 (OCP)

DENMAN ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 237
A BYLAW TO AMEND DENMAN ISLAND OFFICIAL COMMUNITY PLAN, 2008
The Denman Island Local Trust Committee, being the Trust Committee having jurisdiction in respect of the
Denman Island Local Trust Area under the Islands Trust Act, enacts as follows:
1. That the Denman Island Local Trust Committee Bylaw No. 185 cited as “Denman Island Official Community
Plan, 2008” is amended as shown on Schedules “1” and ”2” attached to and forming part of this bylaw.
2. This bylaw may be cited for all purposes as "Denman Island Official Community Plan, 2008, Amendment No.
3, 2019”.
READ A FIRST TIME THIS

xx

DAY OF

, 202x

READ A SECOND TIME THIS

xx

DAY OF

, 202x

PUBLIC HEARING HELD THIS

xx

DAY OF

, 202x

READ A THIRD TIME THIS

xx

DAY OF

, 202x

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS
xx
DAY OF

, 202x

APPROVED BY THE MINISTER OF MUNICIPAL AFFAIRS AND HOUSING THIS
xx
DAY OF

, 202x

ADOPTED THIS

, 202x

Chair

xx

DAY OF

Secretary
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Draft Bylaw No. 237 (OCP)
DENMAN ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 237
Schedule “1”
1. Schedule “B” – PERMITS AND PLAN ADMINISTRATION of the Denman Island Local Trust Committee Bylaw
No. 185, cited as “Denman Island Official Community Plan, 2008” is amended as follows:
1.1 PART F – DEVELOPMENT PERMIT AREAS, is amended by replacing all references to specific sections of
the Local Government Act with the correct section citations.
1.2 PART F – DEVELOPMENT PERMIT AREAS, is amended by adding the following new section after
“Development Permit Area No. 7: Light Industrial”:
“DEVELOPMENT PERMIT AREA NO. 8: RESIDENTIAL DENSITY INCREASE
Category
The area indicated on Schedule E as Development Permit Area No. 8: Residential Density Increase, is
designated according to Sections 488(1)(a)(c)(h)(i) and (j) of the Local Government Act for the
protection of the natural environment, protection of farmland and promotion of energy, water
conservation and greenhouse gas emission reduction. Development approval information in the form
of reports from a registered professional biologist and/or another qualified professional may be
required due to the special conditions and objectives described below.
Area
Development Permit Area No. 8: Residential Density Increase currently applies to only one site in the
planning area as shown on Schedule E (PID 006-657-290).
Justification
The Local Trust Committee can approve a density transfer application or density bank withdrawal
subject to conditions in the Official Community Plan. Either option can result in the intensification of
rural residential uses on a specific parcel and increase the number of dwellings and people on that
parcel. Such parcels are to be designated as part of this DPA so that all subsequent development is
informed by guidelines that improve and protect local biodiversity and enhance subdivision design,
site layout and landscaping to mitigate impacts on the natural environment, air shed and watershed.
The BC Agricultural Land Commission has acknowledged that the development of lands adjoining the
Agricultural Land Reserve (ALR) may compromise the agricultural use of the ALR and increase the
potential for land use conflicts. The incorporation of vegetated buffers between parcels benefiting
from a density transfer or density bank withdrawal and the Agricultural Land Reserve boundaries, is
expected to promote greater compatibility between uses while protecting agricultural potential from
rural development.
Objectives:
The objectives of Development Permit Area No. 8 are:
1. To ensure that protection of the natural environment and habitats are prioritized.
2. To ensure a high level of design and quality of construction of all future development.
3. To support innovation in energy and water conservation and reduction of greenhouse gas
emissions.
4. To provide adequate buffering along the Agricultural Land Reserve boundaries.
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INFORMATION NOTE: Development Permit Area Guidelines for Development Permit Area No. 8 –
Residential Density Increase are in the Denman Island Land Use Bylaw.
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Draft Bylaw No. 237 (OCP)
DENMAN ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 237
Schedule “2”
1. Schedule “E” – Map 2 North and Map 2 South – Development Permit Areas of the Denman Island
Local Trust Committee Bylaw No. 185, cited as “Denman Island Official Community Plan, 2008” are
amended by designating a new Development Permit Area “Development Permit Area No. 8 – Density
Transfer – Residential” on those lands described as THE SOUTH WEST 1/4 OF SECTION 17, DENMAN
ISLAND, NANAIMO DISTRICT EXCEPT THAT PART IN PLAN 14174, VIP77481 AND VIP87456 (PID 006657-290) as shown on Plan No. 1 attached to and forming part of this bylaw, and by making such
alterations to Schedule “E” of Bylaw No. 185 as are required to effect this change.

Plan No. 1

Residential Density Increase
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DRAFT

Draft Bylaw No. 238 (LUB)

DENMAN ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 238
A BYLAW TO AMEND DENMAN ISLAND LAND USE BYLAW, 2008
The Denman Island Local Trust Committee, being the Trust Committee having jurisdiction in respect of the
Denman Island Local Trust Area under the Islands Trust Act, enacts as follows:
1. That the Denman Island Local Trust Committee Bylaw No. 186 cited as “Denman Island Land Use Bylaw,
2008” is amended as shown on Schedule “1” attached to and forming part of this bylaw.
2. This bylaw may be cited for all purposes as "Denman Island Land Use Bylaw, 2008, Amendment No. 3, 2019”.
READ A FIRST TIME THIS

xx

DAY OF

, 202x

READ A SECOND TIME THIS

xx

DAY OF

, 202x

PUBLIC HEARING HELD THIS

xx

DAY OF

, 202x

READ A THIRD TIME THIS

xx

DAY OF

, 202x

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS
xx
DAY OF

, 202x

ADOPTED THIS

, 202x

Chair

xx

DAY OF

Secretary
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Draft Bylaw No. 238 (LUB)
DENMAN ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 238
Schedule “1”
1. Schedule “A” – Land Use Bylaw of the Denman Island Local Trust Committee Bylaw No. 186, cited as
“Denman Island Land Use Bylaw, 2008” is amended as follows:
1.1 PART 4 DEVELOPMENT PERMIT AREA GUIDELINES, is amended by adding the following text before
Section 4.1:
“Use of the word “should” in a guideline does not indicate that compliance is at the option of the
applicant. Rather, that compliance to the guideline will be required as a condition of issuance of a
development permit, unless the Local Trust Committee determines there are bona fide reasons why
the guideline should not be applied to its fullest extent. Use of the term “encourage” indicates that
compliance with a guideline may, at the discretion of the Local Trust Committee, be required as a
condition of the issuance of the development permit.”
1.2 PART 4 DEVELOPMENT PERMIT AREA GUIDELINES, is amended by adding the following new
Development Permit Area after section 4.7 “Development Permit Area No.7: Light Industrial Guidelines”:
“4.8

Development Permit Area No. 8: Residential Density Increase - Guidelines

The following activities are exempt from any requirement for a development permit. Despite these
exemption provisions, owners must meet any other applicable local, provincial or federal
requirements:
a) Subdivision application that results in the consolidation of one or more lots;
b) The placement of impermanent structures such as benches, tables and garden ornaments;
c) The proposed alteration of an existing building or structure for purposes of maintenance and
repair, any alteration of the interior of a building or structure, any addition of exterior features
to a building or structure that does not require an additional alteration of the land or any
construction that is not subject to a requirement for a siting and use permit;
d) The construction of a small accessory building or structure that is less than 10 m2 in size.
e) Restoration or enhancement of a vegetated buffer zone as directed by a qualified
environmental professional;
f) Emergencies: Procedures to prevent, control or reduce flooding, erosion or other immediate
threats to life or property;
g) Cutting down of hazardous trees that present an immediate danger to the safety of persons or
are likely to damage public or private property, as indicated in a report by an arborist certified
in B.C.;
h) Yard and garden maintenance within an existing landscaped area.
Protection of the Natural Environment and Biodiversity
Guideline 1
Before any land clearing takes place, and before development design begins, an
application for a development permit requires a biological site inventory prepared by
a qualified professional biologist together with other professionals of different and
relevant expertise, as the project warrants. The biological site inventory should be in
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accordance with the most current edition of the terms of reference in the “Develop
with Care 2014: Environmental Guidelines for Urban and Rural Land Development in
British Columbia” or equivalent terms of reference approved by the Local Trust
Committee. Additional conditions should be included in a development permit to
incorporate recommendations within the biophysical inventory.
Guideline 2

Subdivision layout should protect sensitive ecosystems and contiguous tracts of
habitat through the use of lot clustering; vegetated buffers adjacent to sensitive
ecosystems and habitats; pre-designation of no-build areas in areas with high
ecological value or potential for regeneration; and pre-designation of building sites in
areas with reduced ecological value. A Section 219 covenant as per the Land Title Act
may be required to restrict development and removal of natural vegetation in
identified areas.

Guideline 3

The provision of shared driveways should be considered as a condition of a permit.

Guideline 4

Areas of slope 30% or greater should remain free of development including land
clearing, except in accordance with any conditions contained in the Permit.

Guideline 5

Following ‘dark sky principles’, all exterior lighting should be directed and/or shielded
to illuminate the ground only, to prevent light pollution.

Guideline 6

Previously disturbed or degraded sites should be re-vegetated using plant materials
indigenous to the coastal Douglas-fir biogeoclimatic zone.

Protection of Farmland
Guideline 7
Subdivision design should minimize the impacts that may occur between farm and
non-farm uses on adjacent lands in the Agricultural Land Reserve.
Guideline 8

A 15 metre wide vegetated buffer should be retained or established and maintained
on land adjacent to an Agricultural Land Reserve Boundary. Mature trees and existing
vegetation should be preserved and where possible integrated with any new
landscaping. The buffer should generally be designed and landscaped in accordance
with the British Columbia ‘Guide to Edge Planning’ or any subsequent editions. The
buffer should be installed prior to commencing construction or land alteration, or
prior to final subdivision approval. A Section 219 covenant as per the Land Title Act
may be required to restrict development and removal of vegetation in identified
areas.

Guideline 9

New buildings and structures, except for fencing should not be situated within the 15
metre vegetated buffer area.

Promotion of Energy, Water Conservation and Greenhouse Gas Emission Reduction
Guideline 10 A qualified professional retained by the applicant is required to provide a written
report summarizing the proposed building design measures to be incorporated in the
proposed development of new buildings to address the following approaches:
a)
Passive design strategies;
b)
Reduction in a building’s energy and water consumption;
c)
Improved occupant thermal comfort;
d)
Improved indoor air quality;
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e)
f)
g)
h)

Utilization of locally or regionally sourced building materials;
Opportunities for the distribution of natural daylight into a building’s interior
spaces to reduce the energy consumption of electric lighting;
Capture and re-use of rainwater for domestic use and irrigation;
Incorporation of universal access design principles.

Upon completion of construction the applicant is required to provide the Local Trust
Committee with a written report prepared by a qualified professional confirming
compliance with the stated requirements of this guideline.
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ISLANDS TRUST POLICY STATEMENT
DIRECTIVES ONLY CHECKLIST

File No.: DE-RZ-2018.1 (DHA)
File Name: Bylaw No. 237 (OCP) and 238 (LUB)

PURPOSE
To provide staff with the Directives Only Checklist to highlight issues addressed in staff reports and as a means to
ensure Local Trust Committees address certain matters in their official community plans and regulatory bylaws,
Island Municipalities address certain matters in their official community plans, and to reference any relevant
sections of the Policy Statement.

POLICY STATEMENT
The Policy Statement is comprised of several parts. Parts I and II outline the purpose, the Islands Trust object, and
Council’s guiding principles. Parts III, IV and V contain the goals and policies relevant to ecosystem preservation
and protection, stewardship of resources and sustainable communities.
There are three different kinds of policies within the Policy Statement as follows:




Commitments of Trust Council which are statements about Council’s position or philosophy on various
matters;
Recommendations of Council to other government agencies, non-government organizations, property
owners, residents and visitors; and
Directive Policies which direct Local Trust Committees and Island Municipalities to address certain
matters.

DIRECTIVES ONLY CHECKLIST
The Policy Statement Directives Only Checklist is based on the directive policies from the Policy Statement
(Consolidated April 2003) which require Local Trust Committees to address certain matters in their official
community plans and regulatory bylaws and Island Municipalities to address certain a matters in their official
community plans in a way that implements the policy of Trust Council.
Staff will use the Policy Statement Checklist (Directives Only) to review Local Trust Committee and Island
Municipality bylaw amendment applications and proposals to ensure consistency with the Policy Statement. Staff
will add the appropriate symbol to the table as follows:


N/A

if the bylaw is consistent with the policy from the Policy Statement, or
if the bylaw is inconsistent (contrary or at variance) with a policy from the Policy Statement, or
if the policy is not applicable.
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PART III: POLICIES FOR ECOSYSTEM PRESERVATION AND PROTECTION
CONSISTENT

NO.

DIRECTIVE POLICY

3.1

Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification and protection of the environmentally sensitive areas and significant
natural sites, features and landforms in their planning area.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the planning, establishment, and maintenance of a network of protected areas that
preserve the representative ecosystems of their planning area and maintain their ecological integrity.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the regulation of land use and development to restrict emissions to land, air and water
to levels not harmful to humans or other species.
Forest Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of unfragmented forest ecosystems within their local planning areas
from potentially adverse impacts of growth, development, and land-use.
Freshwater and Wetland Ecosystems and Riparian Zones
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address means to prevent further loss or degradation of freshwater bodies or watercourses,
wetlands and riparian zones and to protect aquatic wildlife.
Coastal and Marine Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of sensitive coastal areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the planning for and regulation of development in coastal regions to protect natural
coastal processes.



3.1.3



3.1.4



3.1.5
3.2



3.2.2
3.3

N/A

3.3.2
3.4

N/A

3.4.4

N/A

3.4.5

PART IV: POLICIES FOR THE STEWARDSHIP OF RESOURCES
CONSISTENT

NO.

DIRECTIVE POLICY

4.1

Agricultural Land
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification and preservation of agricultural land for current and future use.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the preservation, protection, and encouragement of farming, the sustainability of
farming, and the relationship of farming to other land uses.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the use of adjacent properties to minimize any adverse affects on agricultural land.
DIRECTIVE POLICY
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the design of road systems and servicing corridors to avoid agricultural lands unless the
need for roads outweighs agricultural considerations, in which case appropriate mitigation measures
shall be required to derive a net benefit to agriculture.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address land uses and activities that support the economic viability of farms without
compromising the agriculture capability of agricultural land.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the use of Crown lands for agricultural leases.
Forests
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the need to protect the ecological integrity on a scale of forest stands and landscapes.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the retention of large land holdings and parcel sizes for sustainable forestry use, and
the location and construction of roads, and utility and communication corridors to minimize the
fragmentation of forests.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the designation of forest ecosystem reserves where no extraction will take place to
ensure the preservation of native biological diversity.
DIRECTIVE POLICY



4.1.4

N/A

4.1.5



4.1.6

CONSISTENT

NO.

N/A

4.1.7

N/A

4.1.8

N/A

4.1.9
4.2



4.2.6

N/A

4.2.7

N/A

4.2.8

CONSISTENT

NO.

Islands Trust Policy Statement Directives Only Checklist
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4.3
4.4

N/A

4.4.2

N/A

4.4.3
4.5

N/A

4.5.8

N/A

4.5.9

N/A

4.5.10

N/A

4.5.11
4.6

N/A

4.6.3

Wildlife and Vegetation
Freshwater Resources
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address measures that ensure neither the density nor intensity of land use is increased in areas
which are known to have a problem with the quality or quantity of the supply of freshwater, water
quality is maintained, and existing, anticipated and seasonal demands for water are considered and
allowed for.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address measures that ensure water use is not to the detriment of in-stream uses
Coastal Areas and Marine Shorelands
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the needs and locations for marine dependent land uses.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the compatibility of the location, size and nature of marinas with the ecosystems and
character of their local planning areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the location of buildings and structures so as to protect public access to, from and
along the marine shoreline and minimize impacts on sensitive coastal environments.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address opportunities for the sharing of facilities such as docks, wharves, floats, jetties, boat
houses, board walks and causeways.
Soils and Other Resources
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of productive soils.

PART V: POLICIES FOR SUSTAINABLE COMMUNITIES
CONSISTENT


NO.

DIRECTIVE POLICY

5.1

Aesthetic Qualities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the protection of views, scenic areas and distinctive features contributing to the overall
visual quality and scenic value of the Trust Area.
Growth and Development
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address policies related to the aesthetic, environmental and social impacts of development.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address any potential growth rate and strategies for growth management that ensure that land
use is compatible with preservation and protection of the environment, natural amenities, resources
and community character.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address means for achieving efficient use of the land base without exceeding any density limits
defined in their official community plans.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification of areas hazardous to development, including areas subject to
flooding, erosion or slope instability, and strategies to direct development away from such hazards.
Transportation and Utilities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the development of a classification system of rural roadways, including scenic or
heritage road designations, in recognition of the object of the Islands Trust.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the impacts of road location, design, construction and systems.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the designation of areas for the landing of emergency helicopters.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the development of land use patterns that encourage establishment of bicycle paths
and other local and inter-community transportation systems that reduce dependency on private
automobile use.
Disposal of Waste
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification of acceptable locations for the disposal of solid waste.
DIRECTIVE POLICY

5.1 3
5.2



5.2.3



5.2.4



5.2.5



5.2.6
5.3

N/A

5.3.4

N/A

5.3.5

N/A

5.3.6

N/A

5.3.7
5.4

N/A

5.4.4

CONSISTENT

NO.
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5.5
N/A

5.5.3

N/A

5.5.4

N/A

5.5.5

N/A

5.5.6

N/A

5.5.7
5.6

N/A

5.6.2

N/A

5.6.3
5.7

N/A

5.7.2
5.8



5.8.6

Recreation
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the prohibition of destination gaming facilities such as casinos and commercial bingo
halls.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the location and type of recreational facilities so as not to degrade environmentally
sensitive areas, and the designation of locations for marinas, boat launches, docks and anchorages so
as not to degrade sensitive marine or coastal areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification of sites providing safe public access to beaches, the identification and
designation of areas of recreational significance, and the designation of locations for community and
public boat launches, docks and anchorages.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification and designation of areas for low impact recreational activities and
discourage facilities and opportunities for high impact recreational activities.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the planning for bicycle, pedestrian and equestrian trail systems.
Cultural and Natural Heritage
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification, protection, preservation and enhancement of local heritage.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the preservation and protection of the heritage value and character of historic coastal
settlement patterns and remains.
Economic Opportunities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address economic opportunities that are compatible with conservation of resources and
protection of community character.
Health and Well-being
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address their community’s current and projected housing requirements and the long-term
needs for educational, institutional, community and health-related facilities and services, as well as the
cultural and recreational facilities and services.

POLICY STATEMENT COMPLIANCE


In compliance with Trust Policy
Not in compliance with Trust Policy for the following reasons:
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