Gabriola Island Local Trust Committee
Regular Meeting Agenda

IslandsTrust

Date:

September 7, 2017

Time:

10:15 am

Location:

Gabriola Arts & Heritage Centre
476 South Road, Gabriola Island, BC

Pages
1.

CALL TO ORDER

10:15 AM - 10:15 AM

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

2.

APPROVAL OF AGENDA

3.

TOWN HALL AND QUESTIONS

4.

COMMUNITY INFORMATION MEETING - None

5.

PUBLIC HEARING - None

6.

MINUTES

7.

8.

9.

10:15 AM - 10:30 AM

10:30 AM - 10:35 AM

6.1

Local Trust Committee Minutes dated July 13, 2017 – for adoption

6.2

Section 26 Resolutions-Without-Meeting Report dated August 30, 2017

12 - 12

6.3

Advisory Planning Commission Minutes (Draft) dated March 22, 2017, for
information

13 - 16

BUSINESS ARISING FROM MINUTES

3 - 11

10:35 AM - 10:55 AM

7.1

Follow-up Action List dated August 30, 2017

17 - 19

7.2

Bylaw Enforcement (Short Term Vacation Rentals) - Staff Report

20 - 25

DELEGATIONS

10:55 AM - 11:15 AM

8.1

Village Vision Planning Committee - Presentation and Report

8.2

Road Designations

CORRESPONDENCE - None

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

1

10.

APPLICATIONS AND REFERRALS
10.1

11.

11:15 AM - 11:45 AM

GB-DVP-2017.1 and GB-DP-2017.2 Weston (Zane) - Staff Report

26 - 124

LOCAL TRUST COMMITTEE PROJECTS - None

---BREAK--- 11:45 - 12:00
12.

REPORTS
12.1

12:00 PM - 12:20 PM

Work Program Reports
12.1.1

Top Priorities Report dated August 30, 2017, 2017

125 - 125

12.1.2

Projects List Report dated August 30, 2017

126 - 128

12.2

Applications Report dated August 30, 2017

129 - 135

12.3

Trustee and Local Expense Report dated June, 2017

136 - 136

12.4

Adopted Policies and Standing Resolutions

137 - 137

12.5

Local Trust Committee Webpage

12.6

Chair's Report

12.7

Trustee Reports

12.8

Electoral Area Director's Report - None

12.9

Trust Fund Board Report - None

13.

NEW BUSINESS - None

14.

UPCOMING MEETINGS
14.1

Next Regular Meeting Scheduled for Thursday, October 12, 2017 at The
Gabriola Arts and Heritage Centre, 476 South Road, Gabriola Island, BC

15.

TOWN HALL

12:20 PM - 12:35 PM

16.

CLOSED MEETING

12:35 PM - 12:50 PM

16.1

Motion to Close the Meeting

That the meeting be closed to the public in accordance with the Community
Charter, Part 4, Division 3, s.90(1)(a) and (d) for the purpose of considering
appointments of Mudge Island Advisory Planning Commission Members and
adoption of In-Camera Meeting Minutes dated June 8, 2017 AND that the
recorder and staff attend the meeting.

17.

16.2

Recall to Order

16.3

Rise and Report

ADJOURNMENT

12:50 PM - 12:50 PM
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Gabriola Island Local Trust Committee
Minutes of Regular Meeting

Date:
Location:

July 13, 2017
Mudge Island Driftwood Drive Public Access
Mudge Island, BC

Members Present

Laura Busheikin, Chair
Melanie Mamoser, Local Trustee
Heather O'Sullivan, Local Trustee

Staff Present

Sonja Zupanec, Island Planner
Ann Kjerulf, Regional Planning Manager
Lisa Millard, Recorder

Others Present

There were approximately 30 (thirty) members of the public and 1
(one) member of the media present.

1.

CALL TO ORDER
Chair Busheikin called the meeting to order at 10:19 am. She acknowledged that the
meeting was being held in the traditional territory of the Coast Salish First Nations.

2.

APPROVAL OF AGENDA

The following additions to the agenda were presented for consideration:
13.1
13.2

Agency Referrals
Future Meetings on Mudge Island

By general consent the agenda was approved as amended.
3.

TOWN HALL AND QUESTIONS
A member of the public noted that last year during the Local Trust Committee (LTC)
meeting on Mudge Island there was a discussion regarding a review of the Mudge Island
Official Community Plan (OCP). He asked if there was any way to fast track the review.
Regional Planning Manager Kjerulf replied that the LTC is responsible for identifying
projects to work on as well as top priorities, that budget and time constraints dictate the
number of top priorities that can be worked on at any given time and that one of the
projects might potentially complete by the end of this year therefore allowing a project to
be moved to the priorities list.
Several members of the public made comments regarding an application for a Pacific
Shellfish Aquaculture License made to the Ministry of Forests, Lands and Natural
Resource Operations (FLNRO) by the Snuneymuxw First Nation and referred to the
Islands Trust. The comments and replies by staff or the LTC are summarized as follows:
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Are the letters sent to the LTC regarding this matter kept on file and should other
letters be sent to other parties?
o Correspondence is kept and if the referral advances to an application then the
correspondence becomes part of the file. Public comments should also be
directed to provincial staff who are reviewing the application.



Does the information submitted by staff to the LTC represent views of the community
or is it strictly technical? How can we view this information?
o Staff noted it is their responsibility to provide unbiased, neutral, technical
information to the LTC based on current policy, the OCP, policy statement,
regulations, and public input which are all reviewed by the LTC as part of the
decision-making process. Related staff reports are issued as part of an agenda
package and posted on the website one week prior to an LTC meeting.



What is the LTC’s view on the application?
o Trustees indicated that it was important to make clear this application is at the
referral stage and a potential rezoning application is a separate process. It was
noted that the Snuneymuxw First Nation had not made a rezoning application at
this time, that there was no guarantee that the Ministry would approve the
application before it, and the LTC would not consider the matter until a re-zoning
application was filed. Community input would be sought upon receipt of a rezoning application.



Do staff have any idea when a decision will be made by the Ministry regarding the
application?
o Staff noted they did not know.



The referral response indicated that the applicants could get a temporary use permit
(TUP). Could this be used to avoid rezoning?
o Trustees stated that there are various potential outcomes and it is difficult to
speculate as the LTC is tasked with keeping an open mind when looking at the
specifics of each application individually.



It was noted that Islands Trust was initially bypassed at the referral stage of this
application and that this oversight does not generate confidence in the opportunity
for public input.
o Trustees noted that the LTC has control over rezoning and should the application
proceed there will be significant opportunity for public input.



It was suggested that the referral response did not quote the relevant section of the
OCP and should have quoted the section which states there can be no changes to
land use designations.
o Staff indicated that the language used in the OCP could not be considered
binding as language developed by one LTC cannot fetter a future LTC from
changing language within an OCP.



The reference to the use of a TUP in the referral response appears to be a guidepost
for the applicants to bypass the rezoning process.
o Staff reiterated that the referral response must include technical information and
the use of a TUP makes up part of that information.
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It was noted that the area related to the application is subject to treaty and,
regardless of what the outcome might be at the local government level, treaty rights
exist. The LTC was asked if they have experienced successful outcomes in other
areas within the Trust when working with indigenous people with treaty rights.
o Trustees indicated that there is currently work happening within the Trust to
enable constructive conversation and that rezoning applications for similar land
use around other Islands have resulted in a much higher standard of ecological
protections than what is currently required.



A member of the pubic stated she was an environmental planner working in habitat
enhancement and First Nations have naturally enhanced beaches along the
coastline with clam beaches which improve marine life.

4.

COMMUNITY INFORMATION MEETING - none

5.

PUBLIC HEARING - none

6.

MINUTES
6.1

Local Trust Committee Minutes dated June 8, 2017 – for adoption
By general consent the Local Trust Committee meeting minutes of June 8,
2017 were adopted.

6.2

Local Trust Committee Special Meeting Minutes dated June 14, 2017 - for
adoption
The following amendments to the minutes were presented for consideration:
Page 2, second bullet from the bottom change the response beginning with “A
housing use agreement is a tool…” to “A housing agreement is a tool…”.
Page 4, fourth bullet from the top in the response beginning with “The timing is
market driven…” put a space between the words “is” and “to”.
By general consent the minutes of June 14, 2017 were adopted as amended.

6.3
7.

Section 26 Resolutions-Without-Meeting - none

BUSINESS ARISING FROM MINUTES
7.1

Follow-up Action List dated July 5, 2017
Received for information.

7.2

Coats Marsh Regional Park Zoning – Memorandum
Discussion ensued regarding how this rezoning affects densities. Trustees noted
that the OCP policy that automatically transfers a park rezoning density into the
density bank might be contrary to the goal of creating a park which might include
extinguishing the density associated with the land. It was noted that further
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discussion on this topic would occur during the Top Priorities portion of this
meeting.
8.

DELEGATIONS - none

9.

CORRESPONDENCE - none
(Correspondence received concerning current applications or projects is posted to the
LTC webpage)

10.

APPLICATIONS AND REFERRALS
10.1

Forests, Lands and Natural Resource Operations (FLNRO) - Referral
Application No. 1414427 - for discussion
A member of the public asked if there is any language in the Mudge Island OCP
or LUB that allows for a TUP to be used for this type of application. Regional
Planning Manager Kjerulf indicated that some OCPs and LUBs restrict the
reasons that a TUP can be used however Mudge Island’s OCP states that
applications for a TUP can be made for any reason.
A member of the public asked if community input becomes automatic if a TUP
application is submitted. Regional Planning Manager Kjerulf replied that a public
hearing is mandatory as part of a rezoning application but at the LTC’s discretion
for a TUP.
A member of the public asked if the OCP could be changed to state what can
and cannot be used in regard to a TUP and staff responded that the public can
ask the LTC to amend the OCP. It was further noted that when a TUP
application is made a file is opened, the LTC is notified, and the application is
included as part of a LTC meeting agenda resulting in the application being open
for discussion at the meeting.
By general consent the meeting was recessed for a break at 11:25 am and
reconvened at 11:45 am.

11.

LOCAL TRUST COMMITTEE PROJECTS
11.1

Housing Options Review Project - Staff Report
Planner Zupanec summarized the staff report. In response to the LTC’s request
for further information about the proposed Restrictive Covenant under Section
219, it was noted that the use of a covenant is the only means available for the
local government to register interest with the Land Title Office for the purpose of
preventing unapproved strata subdivisions.
Discussion followed and Trustees indicated that while the covenant is a necessity
they would prefer language be included in the OCP stating that it is not meant as
a means to block future affordable housing projects.
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GB-2017-106
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee request staff to propose an
additional clause for inclusion in proposed amendments to Gabriola Island Local
Trust Committee Bylaw No 292 which clarifies the Local Trust Committee’s intent
to exercise their discretion as regards the requirement for, or extinguishing of, a
covenant in the context of securing attainable and/or affordable housing
opportunities.
CARRIED
Discussion ensued regarding the number of dwellings allowed on a property
located within the Agricultural Land Reserve (ALR). It was clarified that
previously the Agricultural Land Commission (ALC) allowed a maximum of three
dwellings on a property located within the ALR including the primary dwelling, a
secondary dwelling located within the single-family residence, and a
manufactured home for farm worker use or immediate family. The ALC has
changed the regulations to allow for a primary dwelling and two secondary
dwellings; one of which must be located within the primary residence and the
other above an existing building if there is no manufactured home for immediate
family. It was noted that even though a property might not have farm status they
will be allowed to build two secondary suites if there is no manufactured home.
By general consent the meeting was recessed at 12:47 pm for a break and
reconvened at 1:12 pm.
GB-2017-107
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee request staff to prepare a
Frequently Asked Questions document as background for a public education
piece for the Housing Options Review Project.
CARRIED
GB-2017-108
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee Bylaw No. 292, cited as “Gabriola
Island Official Community Plan (Gabriola Island), 1997, Amendment No. 1,
2017”, be amended as specified in Attachment 1 of the staff report dated July 13,
2017.
CARRIED
GB-2017-109
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee Bylaw No 293, cited as “Gabriola
Island Land Use Bylaw, 1999, Amendment No. 1, 2017”, be amended as
specified in Attachment 2 of the staff report dated July 13, 2017.
CARRIED
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GB-2017-110
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee Bylaw No. 292, cited as “Gabriola
Island Official Community Plan (Gabriola Island), 1997, Amendment No. 1,
2017”, be read a first time as amended.
CARRIED
GB-2017-111
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee Bylaw No. 293, cited as “Gabriola
Island Land Use Bylaw, 1999, Amendment No. 1, 2017”, be read a first time as
amended.
CARRIED
11.2

First Nations Relationship Building - Staff Report
Regional Planning Manager Kjerulf summarized the staff report and noted that
Fiona MacRaild, First Nations and Marine Planning Issues Local Planning
Services Policy Advisor, was not in attendance due to transportation issues.
Trustee O’Sullivan stated that she wanted it noted that she is on the Steering
Committee of the Truth and Reconciliation Series on Gabriola Island and one of
the potential speakers will be Brian Thom, a University of Victoria Associate
Professor and Hul’qumi’num Treaty Group-based mapping expert. She noted
that he is a resource and potential speaker for the First Nations relationship
building project.
GB-2017-112
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee endorse the First Nations
Relationship Building Project Charter v1., that the Gabriola Island Local Trust
Committee commit to hosting one or two public events on Gabriola Island and/or
Mudge Island to help raise awareness of local First Nation’s history, land and
treaties amongst non-indigenous residents and visitors.
CARRIED
GB-2017-113
It was MOVED and SECONDED
that the Gabriola Local Trust Committee ask staff to draft an amendment to the
introduction of the Official Community Plans in coordination with First Nations
with asserted interests in the Gabriola Island Local Trust Area, that includes an
explicit acknowledgement of local First Nation history, land-use and treaties in
the Gabriola Island Trust Area, and if possible, prepare mapping for inclusion in
the Official Community Plans to identify places of significant historical value to
local First Nations.
CARRIED
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12.

REPORTS
12.1

Work Program Reports
12.1.1 Top Priorities Report dated July 5, 2017
Discussion ensued regarding the Mudge Island OCP update and the
possibility of convening an Advisory Planning Commission. Trustees
determined that they did not wish to remove any of the current top
priorities in order to move the targeted OCP review to the priorities list.
GB-2017-114
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee request staff to advertise
for expressions of interest for a Mudge Island Advisory Planning
Commission.
CARRIED
GB-2017-115
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee amend the top priorities
item” develop a new ecological protection zone for the Land Use Bylaw”
activity to include rezoning of Coats Marsh Regional Park and Burns
Acres Nature Reserve to a park zone.
CARRIED
12.1.2 Projects List Report dated July 5, 2017
Received for information.

12.2

Applications Report dated July 5, 2017
Received for information.

12.3

Trustee and Local Expense Report dated May, 2017
Received for information.

12.4

Adopted Policies and Standing Resolutions
Received for information.

12.5

Local Trust Committee Webpage
No changes or additions.

12.6

Chair's Report
Chair Busheikin reported the following:
 She will be attending the Executive Committee meeting next week.
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12.7

Following the provincial election there was a decision made to meet with
newly elected MLAs.
The Salt Spring Island referendum occurs in early September and the
Executive Committee will be watching the results.
Denman Island will be hosting a First Nations representative from Comox for
a historical event that the LTC has been working toward and she will be
attending this event.

Trustee Report
Trustee Mamoser reported the following:
 She thanked Mudge Island residents for their attendance at the meeting as
well as those individuals that helped with organization and hosting.
 She did a site visit at the proposed aquaculture site that morning.
 She congratulated residents on the development of their second park.
 She invited residents to attend the upcoming Groundwater and Well
Workshop hosted by the Islands Trust on July 28.
Trustee O’Sullivan reported the following:
 She congratulated the community on the stewardship nominations and
acknowledged the Mudge Island community spirit.
 She noted that the Mudge Island Citizens Society is at the heart of the
community and acknowledged their work in community building.
 She thanked the attendees for their input into locale issues.

13.

12.8

Electoral Area Director's Report - none

12.9

Trust Fund Board Report - none

NEW BUSINESS
13.1

Agency Referrals
Discussion ensued concerning the LTC not receiving referrals and if there was a
means for the public to be notified of referrals and responses. Regional Planning
Manager Kjerulf indicated that they have amended the file process and will
provide the LTC with copies of referrals and post them on the website in the
current applications section along with referral responses.

13.2

Future Meetings on Mudge Island
The option of holding an annual LTC meeting on Mudge Island in June or July
was discussed and it was noted that the schedule for 2018 meetings would be
presented at a future meeting and further discussion could occur at that time.

14.

UPCOMING MEETINGS
14.1

Next Regular Meeting Scheduled for Thursday, September 7, 2017 at 10:15
am at The Gabriola Arts and Heritage Centre, 476 South Road, Gabriola
Island, BC
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15.

TOWN HALL
A member of the public asked if there were other methods of achieving change, such as
a petition, versus having an APC. Trustees noted that the LTC relies on the APC for
input and that well supported, persistent communications backed up with evidence and
research can impact the LTC decision making process.
A member of the public thanked the LTC for conducting their meeting on Mudge Island,
noted that the community would likely support a First Nations presentation, and
reiterated that the LUB restricting maximum land coverage to 10% is a primary concern
for residents.

16.

CLOSED MEETING - none

17.

ADJOURNMENT
By general consent the meeting was adjourned at 2:27 pm.
PRESENTATION ON FIRST NATIONS - FIONA MacRAILD
Due to transportation issues the presenter was unable to attend so the presentation was
cancelled.

_________________________
Laura Busheikin, Chair
Certified Correct:

_________________________
Lisa Millard, Recorder
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Resolutions Without Meeting

Gabriola Island
Resolution #
2017-07

Action
In Favour

Resolution Desciption
"THAT the Gabriola Island Local Trust Committee Bylaw No. 295 cited as
"Gabriola Island Local Trust Committee Meeting Procedure Bylaw No. 225,
2004, Amendment No. 1, 2017", be adopted."

Resolution Date
09-Aug-2017
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Minutes of the Gabriola Island
Advisory Planning Commission

Date of Meeting:

Wednesday March 22, 2017

Location:

Rollo Seniors Centre
685 North Road, Gabriola, BC

APC Members Present:

Madeleine Ani, Chair
Kees Langeries, Secretary
Stuart Denholm
Bob Andrew
Anne Landry
Jim Prunty

Staff Present:

Sonja Zupanec, Island Planner
Lisa Millard, Recorder

Others Present:

Heather O’Sullivan, Local Trustee
Melanie Mamoser, Local Trustee
One (1) member from the local media
Thirteen (13) members of the public

1.

CALL TO ORDER
Chair Ani called the meeting to order at 5:33 pm.

2.

DETERMINE IF COMMISSION QUORUM PRESENT
It was determined that a quorum was present.

3.

APPROVAL OF AGENDA
By general consent the agenda was approved as presented.
Discussion ensued regarding specific Advisory Planning Commission (APC)
members current and past roles in Stream Keepers and Gabriola Land and Trails
Trust (GaLTT) and if these roles presented a conflict of interest regarding the
matter before them. It was determined that it was not a conflict of interest
therefore these members did not need to recuse themselves from the discussion
as they had no pecuniary interest and were not making binding decisions but
were offering their comments as community members.
Planner Zupanec stated that following the public hearing the Local Trust
Committee (LTC) can give third reading to the bylaws as presented, however,
changes can be made at third reading. There will be proposed changes to bylaw
290 regarding cistern connection, a Plan 2 map error and text correction. The
LTC could also decide to proceed no further.
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4.

MINUTES
4.1

Gabriola Advisory Planning Commission Draft Minutes dated
January 9, 2017.
By general consent, the minutes were adopted as presented.

5.

APPLICANT
5.1

Applicant’s opportunity to speak to application and take questions
from APC members.
The Applicant noted that since the time of the APC’s first consideration of
the matter, trail locations had been proposed and further studies had
been completed. He summarized the density transfer process and the
ongoing intention to include trails, open space and parkland within the
subdivision.

6.

OBJECTIVE & REFERRAL QUESTION
6.1

To comment on and advise Trustees on proposed Bylaws No. 289
and 290 (GB-RZ-2016.1 – Potlatch).
A roundtable discussion ensued and APC members commented as
follows:
 The increased parkland and trail connections are beneficial to the
community.
 There is preference to see land around the Coats Marsh area be
zoned under a new designation, such as P4, to establish an
ecologically protected area.
 Mallett Creek and Peacock Pond will become part of the strata owned
common property and there is preference to see this area being held
by a public group to ensure that access is granted for maintenance
and educational purposes.
 Ideally the parkland is dedicated prior to first subdivision, or
alternatively a time limit be set for dedication, so these lands can
benefit the community if first subdivision is significantly delayed or
does not occur.
 There is interest in using a covenant to protect the mature tree stands.
 Cistern capacity should be set at 50,000 litres to alleviate concerns
about water usage.
 The requirement for cisterns on all future zone RR2 lots is well
received.
 There is a preference that water management practices be
implemented such as drainage, swales and ditches.
 People that live in the surrounding area are concerned about stress
on their wells and the hydrogeologist’s report did not take local
experiences into account.
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6.2

There is support for a bike path on the Church / Spruce connector
road.
There is desire for the lack of affordable housing issue to be
addressed within the proposal such as the requirement of the
construction of affordable housing units as a percentage of overall
residences.
It was noted that the proposed development contributes to the
gentrification of the Island.
There is concern that the strata driveway will be gated.
There is concern that the access driveway will come out onto Taylor
Bay Road where there are already traffic safety concerns due to the
ferry line up. There is also a concern that the access road will be
routed so that it comes out on Lochinvar Lane.
Two members of the APC requested that the minutes reflect that the
method of rezoning the lands to create densities does not follow the
Official Community Plan (OCP) requirements, that this process should
have been done in two stages, and the way the densities were
calculated has resulted in a density increase.

Questions for Planner and discussion, recommendations and/or
suggestions by APC members on the proposed bylaws
Based on the APC’s comments the following points were clarified by
either the Planner or the Applicant:
 The rezoned land would allow for a maximum of 25 lots within the
proposed new RR2 zone area.
 There are currently discussions being held with Stream Keepers and
GaLLT regarding maintenance of Mallett Creek and the pond.
 The Forestry Wilderness Recreation designation provides ecological
protection whereby a Park designation does not.
 The parkland dedication occurs at time of first subdivision.
 The 5% parkland dedication, as required by the Regional District of
Nanaimo (RDN), stipulates that the lands be used for recreation.
 Once the RDN accepts the parkland they then begin the process of
community consultation as well as setting aside land management
funds.
 The minimum capacity for each cistern was established based on
rainwater collection being a secondary source of water for outdoor
use as wells will be the primary source of water for each lot.
 Water quantity and quality must be proven prior to the Ministry of
Transportation and Infrastructure (MoTI) approving development.
 Within this development an occupancy permit would not be issued if a
cistern is not installed and properly hooked up to collect rainwater.
 The entrance to the development will not necessarily be gated,
however, the developer prefers that vehicle access is restricted.
 The common driveway is being proposed as strata to allow for
different engineering practices such as narrowing of the road.
 MoTI has been consulted regarding the access road location and
options will be further discussed with the applicant at an upcoming
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6.3

follow up meeting. The applicant has designed access to the
development so it is not via Lochinvar or Burnside.
Emergency departments have expressed a need for the Church /
Spruce connection and it is part of the application. If the LTC
determines it is not in the best interest of the community, they could
direct staff to ask the applicant to make changes to the application,
however, this matter is not related to the passing of the bylaws.
Septic fields will be built per current standards per lot and there will
not be a common septic field.

Resolution(s) of APC on proposed bylaws.
It was noted that in two places in Bylaw NO. 290, at 2(b) and 2(e) the
word zoning should be used instead of designation and it was requested
that this be reviewed.
By general consent the Advisory Planning Commission requests that the
Gabriola Island Local Trust Committee review the minutes of the March
22, 2017 Advisory Planning Commission meeting.
GB-APC-2017-002
It was MOVED AND SECONDED
that Bylaws No. 289 and 290 as proposed, with the corrections as
discussed, move forward to the next stage.
CARRIED
It was noted for the record that four (4) APC members were in favour of
the motion as read and two (2) APC members were not in favour.

7.

ADJOURNMENT
By general consent the meeting was adjourned at 7:42 pm.

_________________________
Madeleine Ani, Chair
Certified Correct:

_________________________
Lisa Millard, Recorder
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Follow Up Action Report

Gabriola Island
07-May-2015
Activity

Responsibility

Target Date

Staff to schedule a meeting with Snuneymuxw First Nation as per our protocol
agreement.
Letter of invitation to participate in C2C Forum sent September 22, 2016.

Fiona MacRaild

11-Jun-2015

Activity

Responsibility

Target Date

Staff to prepare information package to send to RDN staff to distribute to Building
Permit applicants.

Sonja Zupanec

11-Feb-2016

Responsibility

Target Date

Status

On Going

14-Jan-2016
Status

On Going

08-Sep-2016
Activity

Status

On Going

For RDN annual meeting agenda for 2017 - ADD:
1. Enforcement of RDN Noise Bylaw;
2. Mudge Island Public Dock;
3. Regulations for temporary dwellings being connected to a sewage disposal
system

30-Mar-2017
Activity

Responsibility

Target Date

Status
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Follow Up Action Report
Becky McErlean
Sonja Zupanec

11-May-2017

Activity

Responsibility

Target Date

Bylaw enforcement staff to draft a policy and communications strategy pertaining to
STVR enforcement.

Miles Drew

29-Jun-2017

On Going

Request staff to work with GALLT to organize a gathering with the Snuneymuxw
First Nation (Fiona MacRaild).

Fiona MacRaild
Wil Cottingham

29-Jun-2017

On Going

Responsibility

Target Date

GB-RZ-2016.1 - Bylaws 289 and 290 amended as per minutes of Mar 30 sp LTC
mtg. Third reading and forward to Executive Committee. Update bylaws and post to
web. - Done
LTC resolutions confirming proof of covenant registration required prior to adoptions
of bylaws. Investigate and report back on covenant recommendations being
imbedded in text of covenant. Include requirement in covenant for an integrated
storm water management plan at the time of subdivision.

On Going

08-Jun-2017
Status

13-Jul-2017
Activity

Amend the Top Priorities item re: creation of a new ecological protection zone. Add
sub item to update zoning of the Coates Marsh and Burrens Acres nature reserve
properties.

Status

14-Jul-2017

Done

Advertise for expressions of interest for a Mudge Island Advisory Planning
Commission and return to LTC for consideration of appointments. - Ad submitted for
July 25 and Aug 15 issues of the Gabriola Sounder.

Ann Kjerulf
Wil Cottingham

31-Jul-2017

On Going

First Nations Relationship with Snuneymuxw Nation: LTC resolution to endorse the
project charter and commit to hosting one or two public events on Gabriola and/or
Mudge. Request staff draft an amendment to the introduction of the OCPs as per
staff recommendation.
Event #1: Mudge Island (August 8th)

Ann Kjerulf
Fiona MacRaild

31-Jul-2017

On Going
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IslandsTrust
Housing Options Review Project:
-Bylaws 292 and 293 given first reading as amended - update and post to web.
-staff to prepare a FAQ document for immediate distribution on web.
-staff to report back to LTC with advice on draft policy language for BL 292 that
addresses the LTCs discretion to discharge a covenant in lieu of an affordable
housing opportunity.

Follow Up Action Report
Becky McErlean
Sonja Zupanec

17-Jul-2017

On Going
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STAFF REPORT

islandsTrust

File No.:

3040-03/GB LTC

DATE OF MEETING:

September 7, 2017

TO:

Gabriola Island Local Trust Committee

FROM:

Miles Drew, Bylaw Enforcement Manager

SUBJECT:

Bylaw Enforcement Update on Unlawful Short Term Vacation Rentals & Unlawful Signs

RECOMMENDATION
1. That the Gabriola Island Local Trust Committee add “Short Term Vacation Rental Education and
Enforcement” to the Top Priorities List and remove [project name] from the Top Priorities List.
2. That the Gabriola Island Local Trust Committee endorse the project charter for the Short Term
Vacation Rental Education and Enforcement Project [as amended].
3. That the Gabriola Island Local Trust Committee allocate $500 from the Special Projects budget to cover
costs associated with the Short Term Vacation Rental Education and Enforcement Project.
4. That the Gabriola Island Local Trust Committee suspend enforcement actions against unlawful Short
Term Vacation Rentals until January 1, 2018.
REPORT SUMMARY
This purpose of this report is to outline a proposed education and enforcement plan for managing unlawful short
term vacation rentals (STVR) in the Gabriola Local Trust Area (LTA). It is recommended that the Gabriola Island
Local Trust Committee (LTC) formalize this project, add it the Top Priorities list, and allocate funding related to
project communications. The LTC is also asked to consider endorsing a standing resolution to suspend bylaw
enforcement action until January 1, 2018 in order to provide an opportunity for STVR operators to legalize their
operations either through decommissioning the STVR use or by submitting an application for a Temporary Use
Permit (TUP) or rezoning.
BACKGROUND
At the June 8, 2017 meeting, the LTC passed a resolution requesting staff to develop a STVR strategy,
communication plan and policy for its consideration.
GB-2017-093
It was MOVED and SECONDED
That the Gabriola Island Local Trust Committee request staff to develop a short term vacation rental
enforcement strategy, communication plan, and policy for its consideration. CARRIED

ANALYSIS
Policy/Regulatory
STVRs are residential dwellings that are rented for a period of less than one month. Gabriola Land Use Bylaw No.
177 section B.6.3.1 states: “All dwellings, including cottages, are for residential use and any use for overnight
accommodation on less that a monthly basis for monetary gain is prohibited.”

Islands Trust
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The Gabriola Official Community Plan (OCP) includes guidelines for Temporary Use Permits (TUPs) to be issued
for persons wishing to rent dwellings for less than a month at a time (see Attachment 1).
Issues
Compliance with LTC Bylaws
There are only two valid TUPs for STVRs while one application is pending. However, staff estimate that there are
approximately 12 unlawful STVRs operating in the Gabriola LTA, as advertised on the internet.
Bylaw enforcement policy as established by the Trust Council Policy Manual Section 5.5.i.7 states: “A Bylaw
Enforcement Officer may commence an investigation without written complaint where: d) advertisements for
uses believed to be illegal have been observed.”
Unless the LTC adopts its own enforcement policy making exceptions to when advertised unlawful activity may
be enforced upon, this default enforcement policy permits proactive enforcement against STVRs. Staff are
recommending that the LTC adopt a standing resolution to suspend bylaw enforcement of STVRs in order to
provide time for illegal STVRs to come into compliance.
Communications Plan
The LTC has specifically asked staff to create a communications plan in order to facilitate STVR compliance. The
following table identifies the actions, responsibility and timeline to be undertaken:
Action
Review and
update list of
STVR operators
Prepare
communications
media








Update TUP
application
materials










Islands Trust

Details
Review existing enforcement files
Identify on-line listings for unlawful STVRs
Map locations of lawful STVRs, B&Bs and other
commercial tourist accommodations
Create Project Webpage
Prepare a Frequently Asked Questions (FAQ)
document
Prepare communications to be included in the
Gabriola Sounder
Prepare checklist and material for applicants (done)
Prepare checklist for TUP staff report
Prepare a map of STVRs (TUP approved/pending)
Prepare tracking document to add contact
comments
Prepare standard response wording for TUP
applicants
Establish procedure for Bylaw Enforcement and
Planning to communicate and coordinate contact
with operators/applicants
Prepare material for owners to provide to tenants
and post to webpage ( the guidelines currently
require TUP applicants to develop their own)
Prepare a STVR information brochure

Staff Report

Responsibility
Bylaw
Enforcement

Timeline
September –
October 2017

Planning

September –
October 2017

Planning

September –
October 2017
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Prepare and
send letter to
potential STVR
operators
Enforcement

TUP application
process
Enforcement

Send letter to individuals who may be operating an STVR:
 Explain regulations and options
 Invite operators to apply for a TUP
(No enforcement after a complete application is received)
 Enforcement letter to operators who have not
applied for TUP or rezoning or ceased the STVR
 Issue warning notices
 Batch applications
 Co-ordinate site visits
 Co-ordinate follow up with Bylaw Enforcement
Assess outstanding unlawful STVRs and issue Bylaw
Violation Notices when necessary

Planning

November
2017

Bylaw
Enforcement

December
2017 –
January 2018
On-going

Planning

Bylaw
Enforcement

February
2018 ongoing

Rationale for Recommendation
The Gabriola LTC has specifically prohibited STVRs and has also made provisions for permitting them through a
TUP or rezoning process. However, without a proactive education and enforcement program, many STVRs will
continue to operate unlawfully. The education and enforcement plan outlined in this report will create greater
compliance with LTC bylaws by either reducing the number of unlawful STVRs or increasing the number of STVRs
operating with TUPs. The suspension of bylaw enforcement action, via a standing resolution, is to permit the
education and communication aspects of the STVR strategy to have an effect on voluntary compliance without
the immediate risk of enforcement.
Alternatives
The LTC may consider the following alternatives to the staff recommendation:
1. Receive for information
2. Direct staff to propose a different plan for managing STVRs.

Submitted By:

Miles Drew
Bylaw Enforcement Manager

August 30, 2017

Concurrence:

Ann Kjerulf, MCIP, RPP
Regional Planning Manager

August 31, 2017

ATTACHMENTS
1. Gabriola OCP Temporary Use Permit Guidelines
2. STVR Project Charter

Islands Trust
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ATTACHMENT #1 – GABRIOLA OCP TEMPORARY USE PERMIT GUIDELINES
For commercial rental of single-dwelling residential units, when considering the issuance of a temporary use
permit for a commercial vacation rental, the following guidelines apply:
i.

the Local Trust Committee should consider the cumulative effects on the neighborhood and Island
of all the temporary use permits issued for commercial vacation rentals;

ii.

the Local Trust Committee may consider issuance of a temporary use permit for commercial
vacation rental if the proposal does not alter the residential appearance of neighbourhood;

iii.

the Local Trust Committee may require mitigating measures to address neighbour concerns, such as
screening and fencing; the Local Trust Committee may consider issuance of a temporary use permit
for commercial vacation rentals in situations where the proximity of dwelling under consideration
for a commercial vacation rental to a neighbouring dwelling is such that screening or fencing is
practical or able to mitigate potential impacts or address neighbour privacy issues;

iv.

a temporary use permit respecting a parcel in the Agricultural Land Reserve shall require the
approval of the Agriculture Land Commission prior to the permit being issued;

v.

the landowner should be required to provide a written plan for the supply of water for the duration
of the permit in the amount of 227 litres (50 imperial gallons) per paying guest;

vi.

The landowner should be required to provide proof that the property is able to accommodate a
minimum of two vehicles;

vii.

the landowner should be required to provide documentation from a qualified professional that the
septic tank has been inspected to show it is working properly and capable of supporting the
proposed occupancy load;

viii.

the landowner should be required to provide proof of an occupancy permit and written proof from a
qualified professional that the dwelling meets the fire code;

ix.

the owner or an operations manager should be required to reside on Gabriola and a condition of the
permit should require that the owner or operations manager be available by telephone 24
hours/day, seven days per week;

x.

a condition of the permit should require that the owners or operations manager must provide
neighbours within a 100 metres radius of the vacation rental with the manager’s phone number,
and a copy of the temporary use permit;

xi.

a condition of the permit should require that the landowner posts for guests information on noise
bylaws, water conservation, fire safety, storage of garbage, septic care and control of pets (if pets
are permitted);

xii.

a condition of the permit should restrict the maximum number of people that can stay to a
maximum of two guests per bedroom;

xiii.

a condition of the permit should restrict the maximum number of signs advertising the commercial
vacation rental to one sign, with a maximum area of 0.3 square metres, be made of wood and not
illuminated;

xiv.

a condition of the permit should prohibit the rental or provision of motorized personal watercraft to
rental clients;

R:\LTC\Northern Gabriola\LTC Projects\Short Term Vacation Rentals\STVR Attachment 1.docx
Islands Trust
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xv.

a condition of the permit should limit the number of bedrooms to:
 a maximum of 3 on lots smaller than 2.0 hectares; and
 a maximum of 4 on lots of 2.0 hectares or larger;

xvi.

a condition of the permit should prohibit recreational vehicles or camping;

xvii.

such other considerations as are deemed applicable with respect to a specific commercial vacation
rental application;

xviii.

the Local Trust Committee may require water metering;

xix.

the Local Trust Committee may consider a professionally registered house inspector report if an
occupancy permit is not available, indicating that the house is safe and appropriate for the proposed
commercial vacation rental use and activities; and

xx.

the Local Trust Committee may require the landowner to post information for guests about
awareness and sensitivity to First Nation sites and artifacts.

Islands Trust
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Short Term Vacation Rentals—Education and Enforcement Charter v1
Gabriola Island Local Trust Committee

Date: Aug. 31, 2017

Purpose: to undertake an education and enforcement process to achieve compliance
with LTC bylaws for Short Term Vacation Rentals (STVRs)

Background: Gabriola Island Local Trust Committee (LTC) bylaws provide for regulation
of STVRs through the issuance of temporary use permits (TUPs) or through rezoning. To
date, utilization of the TUP tool has not been widely adopted by STVR operators. The LTC
wishes STVR operators to seek general compliance with LTC bylaws.

In Scope

Objectives
 Provide information to STVR
operators and the general public about regulatory requirements for STVRS
 Achieve 100% compliance with
STVR regulations
 Reduce bylaw enforcement
complaints and staff resources
to deal with unlawful STVR operators

 Creation of a project website
 Communications (letters) to potential STVR operators
 Communications to the general
public via local news media
 Preparation of an FAQ document/and or brochure regarding
STVRs and TUPs for STVRs on
Gabriola Island
 Enforcement of non-compliant
STVR operations

Out of Scope
 Community information meeting
 OCP or Land Use Bylaw amendments

Workplan Overview
Deliverable/Milestone

Date

Review and update list of STVR operators

Sept-Oct 2017

Prepare communications media

Sept-Oct 2017

Update TUP application materials

Sept-Oct 2017

Planning Letter to STVR operators

Nov 2017

Bylaw Enforcement Letter to STVR operators

Dec 2017—Jan 2018

TUP Application process

ongoing

Enforcement

Feb 2018—ongoing

Project Team

Budget

Miles Drew

Project Manager

Ian Cox, Planner 1

Planning Support

Ann Kjerulf, Regional Planning Manager

Planning Support

RPM Approval:

LTC Endorsement:

Ann Kjerulf, MCIP RPP

Resolution #:

Date: Aug. 31, 2017

Date:

Budget Source: GB LTC Special Projects
Fiscal

Item

Cost

2017-18

Newspaper insert, brochure production

$500

Total

$500
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File No.:

GB-DVP-2017.1 and GB-DP-2017.2
Zane (WESTON)

DATE OF MEETING:

September 7, 2017

TO:

Gabriola Island Local Trust Committee

FROM:

Teresa Rittemann, Planner 2
Northern Team

SUBJECT:

Staff Report for GB-DVP-2017.1 and GB-DP-2017.2 (WESTON)
Applicant:
Michael Zane for Christopher & Judith Weston
Location:
Acorn Island
PID 009-796-045; District Lot 19 (Flat Top Islands), Nanaimo District

RECOMMENDATIONS:
1. THAT the Gabriola Island Local Trust Committee approve issuance of Development Variance Permit
GB-DVP-2017.1 on Acorn Island, with the following variances to Gabriola Island Land Use Bylaw No.
177, 1999:
a) To reduce the natural boundary setback from 15.0 metres to 2.9 metres for the existing house as
shown in the proposed site plan;
b) To reduce the natural boundary setback from 15.0 metres to 0.0 metres for the existing retaining
wall as shown in the proposed site plan;
c) To reduce the natural boundary setback from 15.0 metres to 7.7 metres for the existing Accessory
Building #3 as shown in the proposed site plan; and
d) To increase the permitted area of the existing Accessory Cottage from 65.0 square metres to 133.0
square metres as shown in the proposed site plan;
AND FURTHER
THAT, prior to issuance, a restrictive covenant be registered on title, in favour of the Gabriola Island
Local Trust Committee in priority to all financial charges and that is delivered in a form satisfactory to
the Gabriola Island Local Trust Committee, and that stipulates the following:
a) Remediation of riparian vegetation and habitat along the marine shoreline, including the
protection of identified Garry Oak trees and their habitats from disturbance, and the
establishment of 100-metre buffer distances around each identified eagle nest tree to protect
them from disturbance.
b) Protection of the marine shoreline from erosion, which includes a soft-engineered approach. A
baseline erosion and sediment control study will be established in the present and monitored in
the future to determine if the riprap wall is having long-term cumulative negative impacts on the
surrounding shoreline. If it is found that there is a net-negative impact, then the owner must hire a
bioengineering specialist with experience in shoreline stabilization for specific design and
installation requirements for this site; and
c) Protection of the following sensitive habitats to restrict future development and motorized vehicle
access, and to provide maximum protection for any sensitive Species at Risk that possibly reside in
these areas: the two seasonal wetlands should receive a 15 metre riparian buffer setback; the
Staff Report
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year-round freshwater pond should receive a 15 metre riparian buffer setback; and all marine
shorelines should receive a 15 metre riparian buffer setback.
d) Protection of known or potential archaeological sites; this shall include the requirement to
complete Archaeological Impact Assessments, as required under a Heritage Conservation Act
Permit.
2. That the Gabriola Island Local Trust Committee request staff to enter into a Cost Recovery Agreement
allowing Islands Trust legal counsel to draft and/or review a covenant for property PID: 009-796-045;
District Lot 19 (Flat Top Islands), Nanaimo District in respect of Development Variance Permit GB-DVP2017.1.
3. That the Gabriola Island Local Trust Committee approve issuance of Development Permit GB-DP2017.2, following issuance of GB-DVP-2017.1, subject to the following conditions:
a) There shall be no disturbance of the vegetation or use of chemicals within 30 metres of the natural
boundary of the sea.
b) There shall be no alteration or disturbance which would cause a negative impact to the foreshore
habitat.
c) Existing trees and vegetation shall be retained along the upland area and adjacent to the foreshore
in order to maintain the habitat and prevent erosion.
d) Buildings shall be integrated with the surrounding landscape and sited to minimize removal of
vegetation.
e) Septic systems shall not be constructed within 30 metres of the natural boundary of any
watercourse (including a body of water or the sea).
f) Prior to any expansions or new developments, other than within existing marine lease areas, the
owner/applicant shall provide an assessment of environmental impacts and mitigation measures,
prepared by a qualified professional; and
g) Areas subject to flooding shall be subject to a 15 metre setback unless waived by the Ministry of
Environment.
REPORT SUMMARY
The Gabriola Island Local Trust Committee (LTC) is asked to consider Development Variance Permit (DVP)
application GB-DVP-2017.1 and Development Permit (DP) application GB-DP-2017.2 arising out of bylaw
enforcement for unauthorized development on Acorn Island. The main discussion points in support of the
recommendations above are:
1. Prior to the issuance of GB-DVP-2017.1, the property owner would be required to grant a covenant in
favour of the Gabriola Island Local Trust Committee, which mitigates and compensates for estimated
habitat losses, as well as protects any known or potential archaeological sites on the subject property;
and
2. Issuance of GB-DP-2017.2 would be subject to the prior issuance of GB-DVP-2017.1 and conditions
included as part of the permit, which are reflective of the Development Permit Area Guidelines
(Attachment 3).
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BACKGROUND
The subject property (Acorn Island) is a private island (one single property) off the south coast of Gabriola Island
near Silva Bay, as shown in the location map below.

Gaviola
Island

Vance

f

Lily
Island

Island

\

'

v

Acorn
Island

riola Island

SUBJECT PROPERTY ^

^

Law Pt.

Si/va Bay

Tugboat Island

Both applications are proceeding as a result of Bylaw Enforcement file GB-BE-2007.8, whereby Bylaw
Enforcement became aware of construction happening without a Development Permit (see additional details in
Attachment 1 – Site Context).
GB-DVP-2017.1: This application is proceeding to address a number of existing non-conforming buildings and
structures on the subject property, namely the house, retaining wall, an accessory building, and the accessory
cottage.
GB-DP-2017.2: This application is proceeding because the subject property is within Gabriola’s Development
Permit Area 4 (DPA-4) – Flat Top Islands Area, and previous development was done without a Development
Permit.
The Development Permit Guidelines for DPA-4 can be found in Attachment 3, and the Public Notice for the DVP,
and the draft DVP and DP permits can be found in Attachments 4 – 6 of this report. Attachment 7 is a copy of the
May 2017 Biophysical Survey, and Attachment 8 is a copy of the Recommended Mitigation and Compensation
Measures letter (dated June 26, 2017).
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ANALYSIS
Policy/Regulatory
Attachment 1 addresses the site context in greater detail, including reference to Islands Trust policies; however,
the following is a summary:









The subject property has a detailed history dating back to 2007 when a Bylaw Enforcement file was
opened and a Development Permit was initially applied for.
The subject property is designated R (Resource) under the Official Community Plan (OCP), and is also
zoned R (Resource) under the Land Use Bylaw (LUB).
The subject property is within Development Permit Area 4 (DPA-4) – Flat Top Islands Area, though no
DPs have been issued for the previous (existing) development that has occurred. A draft Development
Permit is included as Attachment 6.
Building Permits are required for Acorn Island; however, the RDN has confirmed that they have no
records of any BP applications on file for this property. The DVP application aims to address nonconforming buildings and structures, namely the house, retaining wall, an accessory building, and the
accessory cottage.
No covenants are currently registered on title; however, a covenant is being recommended in relation to
the applications. This covenant shall be granted to the Gabriola Island LTC and is intended to mitigate
and compensate for estimated habitat losses due to the previous development, as well as protect any
known or potential archaeological sites on Acorn Island.
Given the known (and potentially new) archaeological sites and their likely disturbances by prior
development (as per the January 2017 Archaeological Overview Assessment report), Islands Trust Staff
have contacted the Archaeology Branch who will be following up to determine whether or not a
violation has potentially occurred under the Heritage Conservation Act (HCA). Staff have also referred
the applications to Snuneymuxw First Nation for comment, though at the time of writing this report,
Staff have not yet received a response.

Issues and Opportunities
Building Permits – As mentioned above, the RDN does not have Building Permits on file for this property. The
applicant is responsible for contacting the RDN and working to obtain the necessary permits.
Archaeology – Further to the conclusions of the Archaeology Overview Assessment report recommending that,
prior to further ground disturbance, an Archaeological Impact Assessment be conducted under a Heritage
Conservation Act (HCA) permit, Staff believe that issuing the requested variances would be the least intrusive
solution in this situation, as removing and/or moving the buildings and structures near the known archaeological
sites could do more harm than good at this point. However, any future ground disturbance or alteration
(including the removal of the buildings/structures not included in the variance) may require an HCA permit, and
known and potential archaeological sites on Acorn Island will now be protected under a covenant registered on
title.
Consultation
Protocols
Islands Trust and the Gabriola Island Local Trust Committee have an existing Protocol Agreement with the
Snuneymuxw First Nation, and Planning Staff have referred these applications to Snuneymuxw for comment.
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Rationale for Recommendation
GB-DVP-2017.1: The applicant has noted that the owners would be willing to register a covenant granted to the
Gabriola Island LTC which is intended to mitigate and compensate for estimated habitat losses due to previous
developments, as well as protect any known or potential archaeological sites on Acorn Island into the future.
And, given the potential to further negatively impact archaeological sites if the ground is disturbed or land is
further altered (including moving or removing the buildings and structures requesting a variance), Staff are
recommending approval of the requested variances, subject to the registration of the covenant on title.
GB-DP-2017.2: Staff are recommending that this DP only be issued following the issuance of GB-DVP-2017.1,
which ultimately first requires registration of the covenant.
The formal recommendations can be found on pages 1-2 of this report.
Alternatives
1. Request more information
The LTC may delay consideration of the application(s) until more information has been received from
Snuneymuxw First Nation and/or the provincial Archaeology Branch. Recommended resolution:
That the Gabriola Island Local Trust Committee delay consideration of (GB-DVP-2017.1 or GB-DP2017.2) until receipt of further comment from Snuneymuxw First Nation or the Archaeology Branch.
2. Deny the application(s)
The LTC may deny the application(s). If this alternative is selected, the LTC should state the reasons for
denial. Note: if the decision is to deny a development permit application, the decision MUST be
accompanied by reasons. Recommended wording for the resolution is as follows:
That the Gabriola Island Local Trust Committee deny application (GB-DVP-2017.1 or GB-DP-2017.2) for
the following reasons [insert reasons].
NEXT STEPS
Assuming Staff’s recommendations are supported by the LTC, Staff will work with the applicant and Islands Trust
legal counsel to draft and/or review a covenant, which shall be registered on title. This will require additional
costs over and above the regular DP/DVP application fee, and therefore the Islands Trust needs to enter into a
cost recovery agreement with the applicant (see recommended wording for the resolution on page 2). Upon
registration of the covenant on title, Staff would then issue GB-DVP-2017.1 and subsequently GB-DP-2017.2.
Additionally, the owners would also need to pursue Building Permits with the Regional District of Nanaimo, and
the Archaeology Branch may also follow up with the owners.
Submitted By:

Teresa Rittemann, MCIP, RPP
Planner 2

August 24, 2017

Concurrence:

Ann Kjerulf, MCIP, RPP
Regional Planning Manager

August 30, 2017

Staff Report
Islands Trust

GB-DVP-2017.1 & GB-DP-2017.2 (WESTON)

5 of 6

30

ATTACHMENTS
1.
2.
3.
4.
5.
6.
7.
8.

Site Context
Maps and Photos
Development Permit Area Guidelines
Public Notice - DVP
Draft DVP Permit
Draft DP Permit
Copy of the Biophysical Survey (May 2017)
Copy of the Recommended Mitigation and Compensation Measures letter (dated June 26, 2017)
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ATTACHMENT 1 – SITE CONTEXT
LOCATION
Legal Description
PID
Civic Address

District Lot 19 (Flat Top Islands), Nanaimo District
009-796-045
Acorn Island

LAND USE
Current Land Use
Surrounding Land Use

Single family residential (principal use), and cottage residential (accessory use)
No other properties within 100 m of Acorn Island

HISTORICAL ACTIVITY
File No.
GB-BE-2007.8
and
GB-DP-2007.1

Purpose
GB-BE-2007.8 (File currently Open) Following a complaint regarding potential development
occurring without a permit, Bylaw Enforcement met with the owner/applicant in June 2007, and
followed up with a letter in August 2007 regarding the owner/applicant’s proposed/intended
residence on Acorn Island. The letter informed the owners that a Development Permit (DP) was
required before work on the proposed structure was commenced, and that if construction were to
continue or commence and the DP was/had not been approved, then any development without a
DP may have to be removed and the area be restored to its original condition. Bylaw Enforcement
requested the delay of any further construction until a Development Permit had been obtained.
In September 2007, the owners applied for a DP (GB-DP-2007.1); however the application was
incomplete, as Staff also required a survey (which would allow them to review the distance of the
proposed dwelling on an existing foundation to the natural boundary of the sea and whether or not
an additional DVP application would be required and/or referral to First Nations would be
required), as well as an elevation drawing of the proposed building indicating the proposed height.
Staff requested this information numerous times via email (October 5, 2007) and letter (March 5,
2008). Staff also informed the owners/applicants of the need to apply for/receive a Building
Permit from the Regional District of Nanaimo (email correspondence October 5, 2007) and
reminded that removal of the existing cabin on shall not take place within the Bald Eagle nest
initiation and incubation period, from February to June. No response from the owners/applicants
was received.
On November 5, 2009, after nearly 20 months without progress or response from the
owners/applicants, the application remained incomplete and Staff subsequently sent a letter to the
owners/applicants stating that the DP file was closed and that should they wish to pursue a DP in
the future, they would need to reapply.
On July 22, 2015, Bylaw Enforcement and Planning Staff attended a site visit of Acorn Island
(photographs taken – see Attachment 2). Over the next two years, Staff continued to have informal
communications with the agents working on behalf of the owners, regarding the Archaeological
Overview Assessment Report (January 2017), as well as the Biophysical Survey (May
2017)(Attachment 7), and the Recommended Mitigation and Compensation Measures letter (June
2017)(Attachment 8). Applications for GB-DVP-2017.1 and GB-DP-2017.2 were received on August
3, 2017.
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POLICY/REGULATORY
Gabriola Island Official
Land Use Designation: R – Resource
Community Plan No. 166, 1997
Development Permit Area – DPA 4 – Flat Top Islands Area
Gabriola Island Land Use R – Resource zone (upland)
Bylaw No. 177, 1999
WP1 – Water Protection 1 zone (surrounding waters)
B.1.1.2 Buildings and Structures
b. The following buildings and structures are permitted in any zone in Part D of this
Bylaw, except in Section D.5 WATER ZONES:
…iii retaining walls, subject to Subsection B.2.6;
B.2.1.1 Setbacks and Elevations from Watercourses and the Sea
a. Despite all other siting references in this Bylaw excepting B.2.1.4c, third party
signs, fences, pump/utility houses, retaining walls, ground level decks, structures and
buildings, excepting boathouses, must be sited a minimum of 7.5 metres (24.6 feet)
from and 1.5 metres (4.9 feet) above the natural boundary of the sea and a minimum
of 15 metres (49.2 feet) from and 1.5 metres (4.9 feet) above the natural boundary
of any lake, stream, or wetland. Where the frontage on the sea is not adequately
protected from erosion by natural bedrock or works as certified by a professional
engineer, buildings and structures must be sited a minimum of 15 metres (49.2 feet)
from and 1.5 metres (4.9 feet) above the natural boundary of the sea.
D.2.4.2Buildings and Structures
The buildings and structures permitted in Article B.1.1.2, plus the following buildings
and structures and no others are permitted in the Resource (R) zone:
a. Permitted Buildings and Structures
i Maximum of:
 one single family dwelling per lot;
 one accessory cottage dwelling per lot, not exceeding 65.0 square metres
(699.7 square feet) on lots 2.0 hectares (4.94 acres) or larger;
 three buildings per lot that exclude a cottage, pump/utility house and
woodshed, and that are accessory to all dwellings;

Other Regulations

Covenants

B.2.6 Retaining Walls
B.2.6.1Within setback areas:
a. the maximum height on the outer face of a retaining wall at any given point is 3.0
metres (9.8 feet).
OK = it is approx. 2.0 metres in height
RDN Building Permits and Occupancy Permits
Staff contacted an RDN Building Inspector, who noted that as Acorn Island is within the
RDN Area, the owners are required to apply for Building Permits; however, they
confirmed that they have no records of any Building Permit applications for this PID. The
Building Inspector also added that although BP applications are required, they currently
have no way of reaching the small islands, and therefore cannot arrange building
inspections or therefore issue final Occupancy Permits.
None currently. However, a Restrictive Covenant to be held by the Gabriola Island Local
Trust Committee is being recommended in relation to the Development Permit
application (GB-DP-2017.2).

Attachment 1 – Site Context
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SITE INFLUENCES
Islands Trust Fund

Regional Conservation Strategy
Species at Risk
Sensitive Ecosystems
Hazard Areas
Archaeological Sites

This proposal does not directly affect an Islands Trust Fund Board (TFB)
owned property or conservation covenant, nor directly affects a property
adjacent to a TFB owned property or conservation covenant. It also does not
pertain to Crown Land. Therefore referral to TFB for comment is not required.
Map 8 of the Regional Conservation Plan estimated importance of habitat
composition as HIGH for this property.
None mapped.
Details in Biophysical Survey (Attachment 7); woodland and herbaceous
sensitive ecosystems mapped.
None mapped.
According to Archaeological Data (RAAD) information, there are 4
known/recorded archaeological sites on Acorn Island.
Furthermore, an Archaeological Overview Assessment (AOA) report of Acorn
Island (Flat Top Islands), was conducted by Aquilla Archaeology (Colleen
Parsley), dated January 31, 2017. This report describes the results of the AOA
and site visit (conducted September 14, 2016), and includes the following
recommendations:
 “The only way to further and more definitively ascertain the location,
extent, and degree of disturbances to cultural materials, is to conduct
subsurface testing. Given the previous impacts to this site and the
apparent fragility of the deposits, subsurface testing will further
destroy subsurface deposits and thus it is not recommended that
concurrent to any existing review by the Islands Trust unless
accompanied by a proposal for development or other ground-altering
impact…It is strongly recommended that prior to any ground
disturbance within 50 metres of any original archaeological site
boundaries, and the possible new site on Acorn Island, an
Archaeological Impact Assessment is conducted under a Heritage
Conservation Act permit. It is illegal under the Heritage
Conservation Act, to disturb or alter any archaeological site unless
under a Section 12 permit.”

Climate Change Adaptation and
Mitigation
Shoreline Classification
Shoreline Data in TAPIS

Attachment 1 – Site Context
Islands Trust

Further to these AOA report conclusions and recommendations, Staff
contacted the provincial Archaeology Branch as well as Snuneymuxw First
Nation for comments.
Undetermined.
Rock Shoreline - Low Rock/Boulder
Some Eel Grass mapped off the northwest of Acorn Island
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2.2 PHOTO LOCATION MAP
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2.3 PHOTOGRAPHS (REFERENCED WITH PHOTO LOCATION MAP)
LOCATION 1: DECK EXTENDING OVER THE NATURAL BOUNDARY OF THE SEA (STRUCTURE TO BE REMOVED)
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LOCATION 2: ACCESSORY COTTAGE (“BAYVIEW CABIN”)
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LOCATION 3: “OLD CABIN” (BUILDING TO BE REMOVED)
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LOCATIONS 4 & 5 : THE HOUSE AND RETAINING WALL
PHOTO OF ORIGINAL (PREVIOUS) CABIN

i

&

Photo I : view of the existing cabin that the proposed development will replace

( photo, M.

Richards).

PHOTO OF NEW (EXISTING) HOUSE
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LOCATION 6: UTILITY HOUSE (GENERATOR SHED)
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LOCATION 8: WOODSHED (BUILDING TO BE REMOVED)
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LOCATION 9: ACCESSORY BUILDING (“EAGLE’S NEST”)
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LOCATION 10: “LOG CABIN” (BUILDING TO BE REMOVED)
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LOCATION 11: ACCESSORY BUILDING (“BOAT HOUSE”)
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LOCATION 12: RAMP AND DOCK
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ATTACHMENT 3 – DEVELOPMENT PERMIT AREA GUIDELINES
DEVELOPMENT PERMIT AREA 4 – FLAT TOP ISLANDS AREA
F.4.2 Guidelines
Prior to undertaking any applicable development activities within DP-4, an owner of property shall
apply to the Local Trust Committee for a development permit, and the following guidelines apply:

Guideline #

Guideline

Included as Condition # _ of Development Permit

F.4.2.1

There shall be no disturbance of the vegetation or use of
chemicals within 30 metres of the natural boundary of
the sea except in accordance with any conditions
specified in the permit.
Garry oak meadows and similar indigenous species shall
be identified and their habitats protected from
disturbance.

Condition 3.2.a)

F.4.2.3

There shall be no alteration or disturbance which would
cause a negative impact to the foreshore habitat.

Condition 3.2.b)

F.4.2.4

Buildings shall be integrated with the surrounding
landscape and sited to minimize removal of vegetation.

Condition 3.3.a)

F.4.2.5

Other than within existing marine lease areas, applicant
shall provide an assessment of environmental impacts
and mitigation measures, prepared by a qualified
professional, prior to any expansions or new
developments.

Condition 3.4.a)

F.4.2.6

Existing trees and vegetation shall be retained along the
upland area and adjacent to the foreshore in order to
maintain the habitat and prevent erosion.

Condition 3.2.c)

F.4.2.7

Septic systems shall not be constructed within 30 metres
of the natural boundary of any watercourse (including a
body of water or the sea).

Condition 3.3.b)

F.4.2.8

Areas subject to flooding shall be subject to a 15 metre
setback unless waived by the Ministry of Environment.

Condition 3.4.b)

F.4.2.9

Where this area includes trees that bear the nests of
eagles or other species of birds, a buffer area around
each nest tree should be left undisturbed. The size of the
buffer should be determined prior to development by a
qualified professional, with advice from the Ministry of
Environment or the Canadian Wildlife Service.

Condition 3.1.a)

F.4.2.2

Attachment 3 – Development Permit Area Guidelines
Islands Trust
GB-DVP-2017.1 & GB-DP-2017.2 Staff Report
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NOTICE
islandsTrwst

GB-DVP-2017.1 (WESTON)
GABRIOLA ISLAND LOCAL TRUST COMMITTEE

NOTICE is hereby given that the Gabriola Island Local Trust Committee will be considering a
resolution allowing for the issuance of a Development Variance Permit, pursuant to Section
498 of the Local Government Act, varying subsections of the Gabriola Island Land Use Bylaw
No. 177, 1999, as follows:
a) PART B – GENERAL REGULATIONS, Section B.2 – GENERAL SITING AND HEIGHT
PROVISIONS, Subsection B.2.1 Special Setbacks and Elevations, Article B.2.1.1
Setbacks and Elevations from Watercourses and the Sea, Clause B.2.1.1.a:
“Despite all other siting references in this Bylaw excepting B.2.1.4c, third party signs,
fences, pump/utility houses, retaining walls, ground level decks, structures and
buildings, excepting boathouses, must be sited a minimum of 7.5 metres (24.6 feet) from
and 1.5 metres (4.9 feet) above the natural boundary of the sea and a minimum of 15
metres (49.2 feet) from and 1.5 metres (4.9 feet) above the natural boundary of any
lake, stream, or wetland. Where the frontage on the sea is not adequately protected
from erosion by natural bedrock or works as certified by a professional engineer,
buildings and structures must be sited a minimum of 15 metres (49.2 feet) from and 1.5
metres (4.9 feet) above the natural boundary of the sea”;


Is varied in order to reduce the setback of the natural boundary of the sea from 15
metres:
o To a minimum of 2.9 metres for the existing dwelling;
o To a minimum of 0.0 metres for the existing retaining wall; and
o To a minimum of 7.7 metres for the existing Accessory Building #3.

b) PART D – ZONES, Section D.2 RESOURCE ZONES, Subsection D.2.4 Resource (R),
Article D.2.4.2 Buildings and Structures, Clause D.2.4.2.a Permitted Buildings and
Structures, Item D.2.4.2.a.i: “Maximum of: one accessory cottage dwelling per lot, not
exceeding 65.0 square metres (699.7 square feet) on lots 2.0 hectares (4.94 acres) or
larger”;


Is varied in order to increase the permitted area of the existing Accessory Cottage from
65.0 square metres to 133.0 square metres.

The property is legally described as:
PID 009-796-045
District Lot 19 (Flat Top Islands), Nanaimo District
(Acorn Island)
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The general location of the subject area is shown in the following sketch:
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A copy of the proposed Permit may be inspected at the Islands Trust Northern Office,
North Road, Gabriola Island, BC, V0R 1X3, between the hours of 8:30 am and 4:00
Monday to Friday inclusive, excluding Statutory Holidays, commencing August 25, 2017
continuing up to and including September 6, 2017. Also, attached for your convenience,
copy of the proposed Permit.

700
pm,
and
is a

If you have any questions or comments regarding the proposed Permit, please contact Teresa
Rittemann, Planner 2, at 250-247-2200; for Toll Free Access request a transfer via Enquiry
BC, in Vancouver 604-660-2421 and elsewhere in BC at 1-800-663-7867.
Written submissions should be sent to:
Mail: Islands Trust
700 North Road
Gabriola Island, BC
V0R 1X3
Fax: 250-247-7514
Email:
trittemann@islandstrust.bc.ca
Following the end of the notice period, the Gabriola Island Local Trust Committee may
consider issuance of the proposed Permit at its Regular Business Meeting to be held at 10:15
am, Thursday, September 7, 2017, at the Gabriola Arts and Heritage Centre, 476 South Road,
Gabriola Island, BC.
All applications are available for review by the public. Written comments made in response to
this notice will also be available for public review.
Becky McErlean
Deputy Secretary
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PROPOSED

GABRIOLA ISLAND LOCAL TRUST COMMITTEE

islandsTmst

DEVELOPMENT VARIANCE PERMIT - GB-DVP-2017.1 (WESTON)

TO:

Christopher Weston & Judith Weston

1.

This Development Variance Permit (the “Permit”) applies to the land described below:
PID 009-796-045
District Lot 19 (Flat Top Islands), Nanaimo District
(Acorn Island)

2.

Pursuant to Section 498 of the Local Government Act, the Gabriola Island Land Use Bylaw
No. 177, 1999 is varied as follows:
a) PART B – GENERAL REGULATIONS, Section B.2 – GENERAL SITING AND
HEIGHT PROVISIONS, Subsection B.2.1 Special Setbacks and Elevations, Article
B.2.1.1 Setbacks and Elevations from Watercourses and the Sea, Clause
B.2.1.1.a:
“Despite all other siting references in this Bylaw excepting B.2.1.4c, third party signs,
fences, pump/utility houses, retaining walls, ground level decks, structures and
buildings, excepting boathouses, must be sited a minimum of 7.5 metres (24.6 feet)
from and 1.5 metres (4.9 feet) above the natural boundary of the sea and a minimum
of 15 metres (49.2 feet) from and 1.5 metres (4.9 feet) above the natural boundary of
any lake, stream, or wetland. Where the frontage on the sea is not adequately
protected from erosion by natural bedrock or works as certified by a professional
engineer, buildings and structures must be sited a minimum of 15 metres (49.2 feet)
from and 1.5 metres (4.9 feet) above the natural boundary of the sea”;


Is varied in order to reduce the setback of the natural boundary of the sea from 15
metres:
o To a minimum of 2.9 metres for the existing dwelling (“House”);
o To a minimum of 0.0 metres for the existing retaining wall (“Rock Retaining
Wall”); and
o To a minimum of 7.7 metres for the existing Accessory Building #3 (“Eagle’s
Nest”).
as shown in the attached site plan (Schedule “A”), which is attached to and forms part
of this Permit.

b) PART D – ZONES, Section D.2 RESOURCE ZONES, Subsection D.2.4 Resource
(R), Article D.2.4.2 Buildings and Structures, Clause D.2.4.2.a Permitted
Buildings and Structures, Item D.2.4.2.a.i: “Maximum of: one accessory cottage
dwelling per lot, not exceeding 65.0 square metres (699.7 square feet) on lots 2.0
hectares (4.94 acres) or larger”;


Is varied in order to increase the permitted area of the existing Accessory Cottage
(“Bayview Cabin”) from 65.0 square metres to 133.0 square metres, as shown in the
attached site plan (Schedule “A”), which is attached to and forms part of this Permit.
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3.

All buildings and structures shall be consistent with Schedule “A” which is attached to and
forms part of this Permit. This Permit is not a Building Permit, and does not remove any
obligation on the part of the permittee to comply with all other requirements of the Gabriola
Island Land Use Bylaw No. 177, 1999 including use and density, and to obtain other
appropriate approvals necessary for completion of the development.

AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE
THIS ___ DAY OF _________________, 2017.
_____________________________________
Deputy Secretary, Islands Trust

___________________________________________
Date of Issuance

IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE ____ DAY OF
_________, 2019, THIS PERMIT AUTOMATICALLY LAPSES.

Page 2 of 3
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
GB-DVP-2017.1 (WESTON)
Schedule “A”
Site Plan (Surveyed May 27, 2017)
SITE FI AN ON DISTRICT LOT 19, ACORN ISLAND,
FLAT TOP ISLANDS, NANAIMO DISTRICT
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DRAFT
GABRIOLA ISLAND LOCAL TRUST COMMITTEE

Vo

islandsTrust

DEVELOPMENT PERMIT GB-DP-2017.2 (WESTON)

TO:

Christopher Weston and Judith Weston

1.

This Development Permit (the “Permit”) applies to the land described below, and all buildings,
structures, and other developments therein:

PID 009-796-045
District Lot 19 (Flat Top Islands), Nanaimo District
2.

This Permit is authorized in accordance with the following schedules attached to and forming part of
this Permit as signed and dated by the Deputy Secretary of Islands Trust:
Schedule “A” – Existing Site Plan (as surveyed May 27, 2017)
Schedule “B” – Acorn Island Biophysical Survey – May, 2017. Prepared by Kayt Chambers, R.P.Bio.,
Baynes Sound Environmental
Schedule “C” – Supplemental Letter from Kayt Chambers, R.P.Bio. Dated June 26, 2017. RE:
Recommended Mitigation & Compensation Measures for the Riprap Wall and House
Installed in the Backshore on Acorn Island

3.

The Permit is subject to the following conditions:
3.1 Restrictive Covenant
A restrictive covenant shall be granted to the Gabriola Island Local Trust Committee and
registered on title:
In order to mitigate and compensate for estimated habitat losses, and shall ensure, as per
Schedule “D”, the:
a) Remediation of riparian vegetation and habitat along the marine shoreline,
including the protection of identified Garry Oak trees and their habitats from
disturbance, and the establishment of 100-metre buffer distances around each
identified eagle nest tree to protect them from disturbance.
b) Protection of the marine shoreline from erosion, which includes a soft-engineered
approach. A baseline erosion and sediment control study will be established in
the present and monitored in the future to determine if the riprap wall is having
long-term cumulative negative impacts on the surrounding shoreline. If it is found
that there is a net-negative impact, then the owner must hire a bioengineering
specialist with experience in shoreline stabilization for specific design and
installation requirements for this site; and
c) Protection of the following sensitive habitats to restrict future development and
motorized vehicle access, and to provide maximum protection for any sensitive
Species at Risk that possibly reside in these areas: the two seasonal wetlands
should receive a 15 metre riparian buffer setback; the year-round freshwater pond
should receive a 15 metre riparian buffer setback; and all marine shorelines
should receive a 15 metre riparian buffer setback.
As well as to protect any known or potential archaeological sites, to ensure that:
d) Prior to any ground disturbance, that an Archaeological Impact Assessment is
conducted under a Heritage Conservation Act Permit.
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3.2 Natural Boundary of the Sea
a) There shall be no disturbance of the vegetation or use of chemicals within 30
metres of the natural boundary of the sea.
b) There shall be no alteration or disturbance which would cause a negative impact
to the foreshore habitat.
c) Existing trees and vegetation shall be retained along the upland area and
adjacent to the foreshore in order to maintain the habitat and prevent erosion.
3.3 Buildings & Septic
a) Buildings shall be integrated with the surrounding landscape and sited to
minimize removal of vegetation.
b) Septic systems shall not be constructed within 30 metres of the natural boundary
of any watercourse (including a body of water or the sea).
3.4 Other
a) Prior to any expansions or new developments, other than within existing marine
lease areas, the owner/applicant shall provide an assessment of environmental
impacts and mitigation measures, prepared by a qualified professional; and
b) Areas subject to flooding shall be subject to a 15 metre setback unless waived by
the Ministry of Environment.
4.

Any alterations requiring a Development Permit and not specifically authorized in this Permit may
require a new Development Permit or a Development Permit Amendment.

5.

This Permit is not a Building Permit, and does not remove any obligation on the part of the permittee
to comply with all other requirements of the Gabriola Island Land Use Bylaw No. 177, 1999 including
use and density, and to obtain other appropriate approvals necessary for the lawful completion of the
development.

6.

The land described herein shall be developed in accordance with the terms, conditions, and provisions
of this Permit, and any schedules, plans, and specifications attached to this Permit, which shall form a
part thereof.
AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE
THIS _____ DAY OF ____________, 2017.

__________________________

________________________

Deputy Secretary, Islands Trust

Date Issued

IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT SUBSTANTIALLY COMMENCED BY
THE ______ DAY OF ___________, 2019, THIS PERMIT AUTOMATICALLY LAPSES.
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GB-DP-2017.2 (WESTON)
Schedule “A”
Existing Site Plan (as surveyed May 27, 2017)
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GB-DP-2017.2 (WESTON)
Schedule “B” – Acorn Island Biophysical Survey – May, 2017.
Prepared by Kayt Chambers, R.P.Bio., Baynes Sound Environmental

Acorn Island Biophysical Survey

-

May, 2017

For The Gabriola Island Local Trust Committee (Islands Trust) on
behalf of Chris and Judy Weston
By Kayt Chambers, R .P. Bio ., Baynes Sound Environmental
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Statement of Qualifications
Kayt Chambers is a professional biologist (R.P.Bio. #1967) with over two decades
of field biology experience. She has worked as a field technician in marine,
freshwater, and terrestrial environments in a range of habitats within the Pacific
Northwest region. Specifically, Kayt has conducted site inventories for marine
intertidal areas, riparian areas (marine and freshwater), and constructed (and
natural) wetlands. Her work with species-at -risk includes sampling for fish,
mollusks, and amphibians.

2
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1.0 INTRODUCTION
The owners of Acorn Island have built a house and deck on the footprint of a
residential building adjacent to the backshore of a narrow marine inlet on the
northeast side of the island (refer to the Site Survey Plan). As part of the
construction of the house and deck, shoreline protection was installed along the
backshore in the form of a riprap rock wall (Figures 1 and 2).

This report is a summary of a Site Background Analysis and Preliminary Site
Inventory as per the requirements of the Gabriola Island Local Trust Committee,
Development Permit (DP) area for the Flat Top Islands (refer to map in Appendix
A).

.

Figure 1 Subject house built on beachfront.
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Figure 2 Riprap wall constructed on backshore habitat of shoreline.
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1.1

Site Background Analysis:

Acorn Island is a 24- acre island located in the Georgia Strait off the southeast
end of Gabriola Island (Figure 3). It is one of a dozen islets called the FlatTop
Islands that are located at the entrance to Silva Bay, and one of the only in this
group that is designated as Woodland Habitat by the provincial Sensitive
Ecosystem Inventory (SEI)1 (refer to Appendix B for SEI Atlas Mapsheet 92G012).

.

Figure 3. Acorn Island in the FlatTop Island group Strait of Georgia.
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SEI Woodland Habitats are dry, open ecosystems consisting of between 10-25%
tree cover with mixed stands of Garry oak/Arbutus, Garry oak/Douglas-fir and/or
Arbutus/Douglas-fir. The open forest cover can be an indicator of shallow soils
and bedrock outcroppings, creating a diversity of habitats that attract a wide
range of species.
1 Ministry of Environment EcoCat: The Ecological
Reports Catalogue. Sensitive Ecosystem
Inventory Maps (http://a100. gov.bc.ca/pub/acat/public/viewReport .do 7reportld 2124) as
retrieved on 29 May 17.

-
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This report is a summary of a biophysical assessment of the habitat surrounding
the subject house, deck and riprap wall recently built by the owners of Acorn
Island. Recommendations for habitat restoration and enhancement are given in
Section 6.0.
1.1.1 SAR and Sensitive Ecosystem Occurrences

Numerous organisms with species -at -risk (SAR) status are associated with Garry
Oak Ecosystems on islands within this region. For example, according to the
Garry Oak Ecosystem Recovery Team (GOERT), the SAR that inhabit these
threatened ecosystems include nearly 70 plant species, 20 invertebrates (insects
and other species), 15 birds, 3 mammals, and 2 reptiles2. The distribution of
these ecosystems is limited to the southeast coast of Vancouver Island and
nearby Gulf Islands in British Columbia, as well as a small area in the lower
mainland (refer to Figure 4).

Figure 4. Garry Oak Ecosystem Distribution

2

Garry Oak Ecosystem Recovery Team, Species at Risk list
(http://wiww.goert.ca/publications_resources/species_at_risk.php) as retrieved on 16 May 17.

6
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As part of the regulatory requirements under the Islands Trust Official
Community Plan for Gabriola Island (and the Flat Top Islands), a Development
Permit is required for land development prior to construction. As well, sensitive
ecosystems such as those associated with Garry oaks require -field assessment
prior to a proposed development under the federal Species-at- Risk Act (SARA)
and/or the provincial Wildlife Act to allow for adequate mitigation planning.

The Garry Oak Ecosystem Recovery Team (GOERT) is a provincial organization
with a mandate to protect and recover the threatened Garry oak and associated
ecosystems 3.

According to GOERT, Garry oak ecosystems found in this region include " a
complex of closely related coastal bluff maritime meadow, vernal pool,
grassland, rock outcrop and transitional forest ecosystems" . A multi-species
approach is employed under GOERT to maximize the protection of as many
threatened species with common biological characteristics and/or habitat
requirements as possible.

1.1.2 Site Description

As previously described, the house is adjacent to the shoreline of a narrow inlet
on the northeast side of Acorn Island (Photo 1). The inlet is defined by sandstone
shelf on the northwest side (Photo 2) and sandstone bluff on the southeast side
(Photo 3). The narrow bay at the foot of the inlet (adjacent to the house) contains
asmall pocket of fine sediments (sand/gravel /shell) covered in coarse woody
debris (CWD).
A deck extends from the northeast side of the house to the shoreline, and a
riprap rock wall was built in the backshore between the deck and the beach
(Photo 4). The riparian area surrounding the house is landscaped with lawn and
some ornamental conifer bushes and grasses (Photos 5 and 6).

Refer to Section 3.1 for a detailed description of the beach and property
surrounding the house.

Garry Oak Ecosystem Recovery Team (http://www .goert.ca/about/index.php) as retrieved on 16
May 17.

2
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Site Survey Plan:
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1.1.3 Raptor and Heron Nests

The provincial Best Management Practices (BMPs) for development activity near
established Bald eagle (HaLaeetus leucocephalus) nests4 and Great -blue heron
( Ard&a Harodias) nests5 were reviewed prior to this field survey.
1.1.4 Fish-bearing Watercourses

The provincial Fish Inventories Data Queries (FIDQ) resource4 was checked prior
to this field survey. FIDQ provides easy access to BC lake, stream and fish data
from the provincial BC Geographic Data Warehouse (BCGW).

2.0 METHODS
Prior to the field survey, a background review of environmental information for
Acorn Island and the surrounding region included reference to:

i.

ii.
iii.
iv.

The provincial Conservation Data Centre (CDC) Species and Ecosystem
database7,
The Ministry of Environment Ecological Reports Catalogue (EcoCat)
Sensitive Ecosystem Inventory,
The Best Management Practices for Garry Oak and Associated
Ecosystems8,
The Environmental Guidelines for Urban and Rural Land Development in
British Columbia (Develop With Care: Section 4, Environmentally Valuable

4 The

Environmental Guidelines for Urban and Rural Land Development in British Columbia: Fact
Sheet #10 Bald Eagles and Ospreys (http ://www.wildlifetree . ca/ docs/Fact Sheet 10 eagles
osprey .pdf) as retrieved on 30 May 17.
5 The Environmental Guidelines for Urban and Rural Land Development in British Columbia: Fact
Sheet #11 Great blue herons ( http: //www. env. qQv.bc .ca/wld/ documents/bmp/devwithcare/Fact
Sheet 11 herons . pdf) as retrieved on 30 May 1 7.
* Ministry of Environment Fish Inventories Data Queries
(http :// a100.gov. bc. ca/pub/fidq/searchWatershedDictionary. do) as retrieved on 16 May 17.
7
Conservation Data Centre BC Species and Ecosystems Explorer
(http ://www 2. gov.bc .ca/ gov/content/environment /plants animals ecosystems/conservation data
centre/ explore cdc data/species and ecosystems explorer) as retrieved on 01 May 17 .
6
B est M anagem ent Practi ces for G arry Oak and Associated Ecosystems
(http ://www. goert. ca/ documents/GOERT BMPs.pdf) as retrieved on 16 May 17.

9
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Resources)® and
v.

The Stewardship Series Coastal Shore Stewardship: A Guide for Planners,
Builders, and Developers on Canada 's Pacific Coast10.

2.1 Survey Targets :
A property designated as Woodland Habitat (i.e., mixed stands of Garry
oak/Arbutus, Garry oak/Douglas -fir and/or Arbutus/Douglas -fir) in the Georgia
Strait by the SEI Atlas has the potential to have numerous species- at-risk (some
of which can be difficult to locate in the field). As such, the target species for this
preliminary site survey included any plants or animals that are known to have SAR
status or are unusual in this bioregion.

2.2

Field Survey:

The field survey of Acorn Island was designed with reference to the provincial
Develop With Care ( 2014) Bio -Inventory Terms of Reference document11.
Assessment of the main house site involved a detailed search for
Environmentally Valuable Resources ( EVRs) within the marine intertidal and
riparian habitats surrounding the subject house on May 17 th, 2017.

Develop With Care: Section 4, Environmentally Valuable Resources
’(http
://vwvw. env .gov. bc. ca /wld/ documents/bmp/ devwithcare/DWC Section 4.pdf) as retrieved
on 16 May 17.
ID Provincial Stewardship Series. Coastal Shore Stewardship: A Guide for Planners, Builders and
Developers (http://wvwv. llbc.leg.bc.ca/public/pubdocs/bcdocs/368207/part1. pdflas retrieved on

16 May 17.
11 Develop With Care, Appendix B : Bio Inventory Terms of Reference
fhttp://vwvw. env.aov. be. ca/wl d/do cuments/bmp/devwith care/DWC Appendices A F.pdfl as
retrieved on 16 May 17.

10
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3.0 RESULTS

3.1

Preliminary Site Inventory
3.1.1. Plant Community

The plant species assemblage and predominant forest cover on Acorn Island
dosely resemble the Coastal Douglas-fir Moist Maritime (CDFmm /02) sub-variant
Douglas -fir/Arbutus plant community. Garry oak trees are present but widely
dispersed (refer to the Site Survey Plan) and the majority of the forest cover on
the island exceeds the 10-25% that defines an SEI Woodland Habitat (see Photos
7 and 8).

The tree species observed ffn approximate order of higher to lower dominance)
includes Douglas -fir (FSeudoteuga menziesij) Arbutus ( Arbutus menziesij), Shore
pine (Finns contorts var. contorts) Trembling aspen (Popuius tremuioides), Garry
oak ( Quercus gsnysns), Bigleaf maple (Acer mscrophyiium), Saskatoon
( Amelanchier alnifolia) , and Red alder (Alnus rubra).

.

.

.

The shrub species observed are Salal (Gsuitheris shsi/on) Common snowberry
(Sympfioricarpos sib us), Oceanspray (Hoiodiscus discolor), and the invasive
English Holly (i/ex aquifolium).

The fbrbspecies observed are Broad-leaved stonecrop (Sedum spsthu/ifoi/um),
Scouring-rush (Equisetum hyemale), Dull Oregon-grape ( Mahonia nervosa)
Sword fern (Po /ysticfium munitum) Bracken fern ( Pteridium aquilinum ) Common
rush (Juncus effusus), Csrexsp., and various grass and moss species.

.

.

.

None of the SAR plant species commonly associated with Garry Oak Ecosystems
were observed. This lack of observation does not verify the absence of these rare
organisms, however.

3.1.2. Marine Habitat
The shoreline of Acorn Island is characterized by a series of sandstone shelves,
low elevation rocky bluffs, and pocket bays with cobble/gravel/shell sediment
accumulations.

11
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The marine biota observed on the intertidal beach in front of the subject house
includes Rockweed (FLICUSDISTIDURS) Bull kelp ( Nereocystis l&utkeana) , Sea
cauliflower (Leathes/a difformis), the invasive Wireweed (Sargassum mut/cum)
Sea lettuce ( Ulva lactuca), Hairy shore crabs ( f-femigrapsus oregonensis), Purple
shore crabs ( Hemigrapsus nudus), a Red rock crab (Cancer productus), Pacific
oysters (Crassostrea gigas) Little -brown barnacles (C/ithamalus dalli] , Sitka
periwinkles (L/ttorina s/tkana) Checkered periwinkles (Littorina scutu/ata) Pacific
blue mussels (Myti/us trassu/us) and Aggregating anemones (AnthopJeura
eiegantjssima).

.

.

.

.

.

'

A number of unidentified marine birds were also observed.

3.1.3. Topography and Terrestrial Habitat
Acorn Island is characterized as a low relief and composed of the relatively
young Gabriola formation sandstone bedrock12.

The forest displays evidence of shallow topsoil with the relatively small stature of
the Douglas-firs and other tree species. The stunted growth of this forest could
also be attributed to the wind and saline conditions resulting from exposure to
the Georgia Strait.
Terrestrial vertebrate species observed include Mule deer ( Odocoileus
hemionus), Canadian geese ( Branta canad&nsis), and a variety of songbirds.
The provincial Wildlife Tree Atlas13 has documented two Bald eagle nests on the
eastern side of Acorn Island. A third nest was observed above the small cabin
called the Eagles Nest Cabin (Photo 9) near the main house, but no eagles were
observed in the nest.
The provincial Best Management Practices (BMPs) for development activity near
established Bald eagle (HaJ/aeetus leucocephalus) nests14 in rural areas
12
Gabriola Land & Trails Trust Gabriola's Geology fhttp://www. oaltt .ca/aeoloov. html1 as
retrieved on 27 May 17.
u BC Wildlife Tree Atlas (http://www .wildlifetree.ca/atlas.html) as retrieved on 16 May 17.
u The Environmental Guidelines for Urban and Rural Land Development in British Columbia: Fact
Sheet #10 Bald Eagles and Ospreys (http ://www.wildlifetree.ca/docs/Fact Sheet 10 eagles
osprey .pdf) as retrieved on 30 May 17.

12
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recommends a minimum of a 100-m buffer distance from nest tree to proposed
construction. For Great-blue heron ( Ardea Herodias) nests15, the minimum buffer
distance is 200-m. No Great-blue heron nests (i.e., rookeries) were observed,
however.
The provincial Fish Inventories Data Queries (FIDQ) resource14 was checked prior
to the site survey. No fish-bearing watercourses were documented for Acorn
Island and no drainages suitable as anadromous fish habitat were observed.

3.1 .4. Land-uses
A variety of small residential and storage buildings exist on the island (refer to
the Site Plan). The land-uses are apparently limited to seasonal residency and
recreation. There was no observed evidence of resource extraction or other new
development on the island.

3.1.5. Hydrdogy

The observed freshwater features indude a couple of seasonal, rain-fed swamps
(Photos 10 and 11), and a man-made shallow pond (Photo 12) that provides year round drinking water. There were no freshwater streams or other drainage
features observed.
Drainage off the main house is directed into a perimeter drain17 while the deck
appears to be constructed to allow some infiltration between slats.

The septicfield is built to receive both the sewage and grey water discharge
from the main house18.

15 The Environmental Guidelines for Urban and Rural Land Development in British Columbia: Fact
Sheet #11 Great blue herons ( http : //www. env. gov . bc .ca /wld/ documents/bmp/dewvithcare/Fact
Sheet 11 herons . pdf) as retrieved on 30 May 1 7.
16
Ministry of Environment Fish Inventories Data Queries
(http :// a100.gov. bc. ca/pub/fidq/searchWatershedDictionary. do) as retrieved on 16 May 17.
17
Personal communication with Michael Zane on 27 May 17.
16
Personal communication with Michael Zane on 17 May 17.

13
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3.1.6. Slope Stability
The riprap rock wall is located at the interface of the backshore and the upland
terrestrial habitat. A small amount of shoreline erosion is evident adjacent to the
riprap rock wall (Photo 13), and shoreline stability concerns like this are probably
prompted the installation of the riprap wall in front of the main house by the
owners.

The subject shoreline is best categorized as a Rocky Shore habitat type as
described in the provincial Coastal Shore Stewardship document 1:

”

A rocky shore typically consists of a solid rock bench across the intertidal zone,
that may or may not extend up to the high tide line. Thin gravel and boulder
veneer deposits are often found on these benches, but usually cover less than JO
percent of the intertidal area. This type of shore can also be a near vertical rock
diffthat may extend above and below the intertidal zone. Sand, gravel and
cobble sediment deposits often form small beaches near the high tide line.
Rocky shores are resistant to erosion and do not provide a significant supply of

unconsolidated sediment to the coast.

19 Provincial Stewardship Series. Coastal Shore Stewardship: A Guide for Planners, Builders and
Developers on Canada's Pacific Coast
(http://www.llbc .leg.bc .ca/public/pubdocs/bcdocs/36B207/part1.pdf) as retrieved on 16 May 17.

14
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3.2

Photos :
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ifPhoto 4 . Riprap rock wall built on
backshore between the deck and
beach.

Photo 1 . Narrow bay in front of
subject house.
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Photo 2. Sandstone shelf bedrock
is on northwest side of inlet.

Photo 5. Backside of house
showing lawn area.
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Photo 3 . Sandstone bluff in
background is on the southeast side
of inlet.

Photo 6 . Landscaped area behind
subject house.
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Photo 7, Dominant forest type

Photo 10, Seasonal wetland in

found on Acorn Island.

thicket behind the subject house.
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Photo 11. Seasonal wetland behind
the Old Cabin on south side of
island.

Photo 8 . Garry oak tree found in
the Douglas -fir dominant forest in
the middle of Acorn Island.
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Photo 12. Year round pond located
Photo 9. Bald eagles nest above
Eagels Nest Cabin.

between Old Cabin and Bayview
Cabin on south side of island.
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Photo 13 Minor erosion is evident
on the backshore adjacent to the

riprap wall.

Photo 16. Garry oak tree on shore
of inlet in front of subject house.
'
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Photo 14. Invasive Japanese
wireweed washed up on subject
beach.

Photo 17. Single Garry oak tree on
headland to northeast of subject
house.

Photo 15. The subject beach is
dogged with driftwood.

.

Photo 18 Garry oak tree on south
shoreline of island near Old Cabin
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4.0 DISCUSSION

4.1

Marine Intertidal Habitat:

As stated in the provincial Develop With Care: Environmentally Valuable
Resources document20:

The " coastal zone " is the area where interaction of the sea and land processes
occurs; where terrestrial ecosystems meet marine ecosystems and where
freshwater mingles with saltwater . It is an area of high biological values used by
shorebirds, otter, crab, young salmon, heron, and many, many more species. To
maintain these biologically rich and productive piaces, the coastai zone needs:
(a) natural erosion and deposition patterns for continued longshore drift, which
keeps the beaches and spits intact; (b ) natural vegetation along the backshore
for bank stability, shelter and shade (e.g., forage fish eggs); and (c) drift logs,

rocks, vegetation and other natural components washed up by the tides and
deposited by streams.
The subject beach is a small pocket beach with fine sediment protected by a
narrow, rocky inlet. The inlet has a northeast aspect and is probably impacted by
waves from northerly winter storms. Storm surge waves occur when the wind and
pressure generated by a storm act on a large body of shallow, coastal water,
creating waves one-metre on average above the normal high tide.* . Fortunately,
in this case, the coastline is extremely deep off the prevailing wind sides of Acorn
Island (i.e., north and east), and the inlet is narrow which acts to diffuse much of
fhe oncoming wave energy. As such, shoreline erosion is less of an issue than if
the house fronted on an open beach.

'

The shoreline bio-inventory revealed that the invasive brown seaweed Japanese
wireweed (Sargassum mut/cum) inhabits the inlet. Japanese Wireweed (Photo 14)
is a large, fast growing brown seaweed that forms dense monocultures. It
20

Provincial Develop With Care: Environmentally Valuable Resources document
(http://www.env.gov. bc. ca/wld/ documents/bmp/ devwithcare/DWC Section 4.pdf) as retrieved
on 31 May 17.

22 Provincial Stewardship Series. Coastal Shore Stewardship: AGuidefor Planners, Builders and
Developers (http://www. llbc.leg.bc.ca/public/pubdocs/bcdocs/36B207/part1 pdf) as retrieved on
31 May 17.
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impedes boat traffic and swimmers, and reproduces via floating fragments and
can be spread easily22. Otherwise, no marine SAR or other invasive species were
observed.
The fine sediment types (sand/gravel/shell) in the pocket bay adjacent to the
subject development are favourable for forage fish spawning, but the site is very
isolated and clogged with driftwood (CWD) which impedes access by these fish
(Photo 15). The lack of accessibility and small habitat area make it very unlikely
that this site serves as valuable forage fish spawning habitat.
4.2

Upland Habitat:

The SEI Woodland Ecosystem designation for Acorn Island can be refined to the
Douglas -fir/Shore pine/Arbutus (CDFmm/02) plant community23 based on
estimates of the tree canopy coverage (%) and species assemblage. It is
important to note that this forest type can include Garry oaks as a sub-dominant
species as found on the subject property (see Photos 8 and 16-18).
The CDFmm/02 plant communities are typically:
i.
ii.

iii.
iv.
v.
vi.

The driest of the forested communities in the CDFmm subzone.
Small patch communities (5-50 ha) with a tree layer dominated by
Douglas-fir and Arbutus.
With a canopy cover ranging from 40 to 90%.
With a minor component of Shore pine and/or Garry oak present.
With a shrub layer including Oceanspray, Dull oregon-grape Common
snowberry, tall Oregon-grape, baldhip rose, and Saskatoon berry.
With a herb layer including a number of graminoids (e.g. Western fescue,
Alaska oniongrass Blue wildrye, California brome, Long-stoloned sedge,
and Many -flowered wood-rush), as well as Pacific sanicle Big-leaved

.

.

.

.

Invasive Species Council of British Columbia, Aquatic Invasive Plants
(http://bcinvasives. ca/documents/Aquatic lnvasive Plants Plant Notes.pdf) as retrieved on 31
May 17.
22
BC's Coast Region : Species & Ecosystems of Conservation , Plant Community: Douglas
22

_

_

_

fir/Arbutus
fhttD://ibis . QeQQ . ubc .ca.' ‘bi ' jdiy- & r:5 it'/ ' f 3 rtsh & &Wpdfy' plant % 20 rnrnrnunitiaa ' driuqlaafir arbutus rd
fmm02. pdft as retrieved on 29 May 17.
i

.

i

.i
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.

vii.

.

sandwort Purple peavine, White fawn lily Trailing blackberry, and bracken
tern.
The moss layer is variable within the plant community (1 -40% cover) and is
most prevalent on outcrop bedrock areas where trees and shrubs are
unable to establish. The moss layer features Electrified cat's-tail moss,
Oregon beaked-moss Step moss and various Clad lichens.

.

As previously mentioned, two seasonal wetlands were also observed on Acorn
Island. These freshwater habitats require further investigation to determine if rare
or sensitive plants are present. One of these wetlands is situated within 100-m of
the subject house (refer to the Site Survey Plan).

It is noteworthy that there were no invasive, non-native plants observed other
than the occasional English holly bush on the island (although further
investigation may reveal other invasive species present).

4.3

Garry Oak Ecosystems:

As stated in the Sensitive Ecosystem Inventory (East Vancouver Island and Gulf
Island 1993-1997) document*1:

Historically,, frequent lightning- induced wildfires, aboriginal burning, and elk and
deer grazing prevented coniferous forests from crowding out the oak
woodlands. Fires thinned out competing coniferous species, recycled nutrients
into the soil, released and scarified seeds, and maintained the open woodland
canopy for sunlight to enter. All of these processes are critical to maintaining
woodland health and the natural cycles in the ecosystem.
On Acorn Island, it is likely that the forest has become conifer dominated
through a lack of these processes at work in recent history. The observed
Douglas -fir/Shore pine/Arbutus (CDFmm/02) plant community does not exclude
Garry oak trees and is an ecosystem that is associated with Garry Oak
Ecosystems (i.e., it may contain some of the rare $AR associated with them).

21

SEI East Vancouver Island and Gulf Islands 1993 1997: Volume 1: Methodology, Ecological
Descriptions, and Results
(http://a100.gov. bc. ca/appsdata/ acat/documents/r2124/£EI 4206 rpt1 1111625239116 Bbe4225
2200 c4f02B3b18cac66 eed366.pdf) as retrieved on 31 May 17.

_

_ _

_
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4.4

Species- at-Risk:

There is a possibility that rare SAR exist on Acorn Island. The Bald eagles nests
and the occasional Garry oak tree were the only observed sign of SAR present in
this preliminary field survey. Both the forest understory and the wetland habitats
require a more detailed field investigation to determine SAR presence or
absence.

21
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5.0 CONCLUSIONS
This assessment has revealed several important ecological aspects of Acorn
Island. The time available for the field investigation was limited and therefore
does not meet the scope requirements of a complete bio-inventory. It has,
however, pointed at habitat conditions that do not support the presence of a
Garry Oak Ecosystem, but rather an undisturbed coniferous forest. The absence
of fire on Acorn Island has probably allowed the Douglas-fir/Shore pine/Arbutus
(CDFmm/02) plant community to become the dominantforesttype while Garry
oak trees remain scarce.
The target speries for this preliminary site survey included any plants or animals
that are known to have SAR status or unusual in this bioregion. Garry oak trees
and Bald eagles nests were encountered (both species are provincially yellowlisted), and require stewardship on Acorn Island. Although other SAR were not
encountered in this field investigation, they may be present. A more detailed
field investigation is required to confirm the presence or absence of SAR on this
property.
Two seasonal wetlands were identified by an abundance of Carex spp. growth
and visible standing surface water. These habitats, along with the man-made
pond, may reveal rare species assemblages upon further investigation. No
freshwater drainage or other feature was observed that would be favourable

habitat for anadromous salmonids.
The marine foreshore habitat (including the intertidal beach area) in front of the
subject house may be negatively impacted by the riprap rock wall installation.
Hard, vertical structures such as this remove riparian vegetation from the
backshore environment, eliminate natural habitat complexity along the shoreline,
and simplify intertidal habitats. Without baseline information about the former
condition of these habitats prior to the shoreline hardening, it is difficult to
measure the extent of the impacts.

22
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6.0 RECOMMENDATIONS
6.1 Habitat Restoration

The voluntary efforts of landowners and citizens are essential to the conservation
and enhancement of sensitive and other important ecosystems such as marine
shorelines. Restoration of the riparian backshore habitat on a site where
shoreline hardening has occurred requires spedficlocalized actions:
i.

ii.
iii.
iv.

v.

Install natural vegetation along the backshore for bank stability, shelter
and shade;
Use a 'soft' option such as a soil bio- engineering solution to address
further shoreline erosion;
Avoid constructing retaining walls— they often transfer wave energy to
neighbouring shorelines and restrict wildlife access to the waterfront;
Avoid clearing the backshore of native vegetation— it can encourage the
establishment of nuisance or non-native species, which can grow quickly
and eliminate native species;
Remove non-native, invasive plant speries in backshore and riparian
habitats (including landscaped areas) and allow (or plant) natural, native
plants to grow there.

6.2 Habitat Enhancement
If the Islands Trust determines that the subject riprap wall has had a net negative
impact on the shoreline at the house site and requires compensation on Acorn
Island, habitat enhancements involving the maintenance or creation of the
following could be employed:

• Low gradient, natural shorelines;
• Riparian areas free of migratory barriers such as walls or other structures;
• Intact riparian forests free from invasive species that provide shade to the
shoreline.
Private landowners are encouraged by local governments and conservation
organizations to become active stewards of rare or threatened spedes and/or

23
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ecosystems if they possibly inhabit their lands25:

Federal policy for identification and protection of critical habitat emphasizes
" cooperation and stewardship first " - recognizing that while " SARA contains strong

mechanisms and powers for the federal government to directly and unilaterally
regulate the protection of residence and critical habitat in Canada, cooperative,
voluntary measures must be viewed as the first option to securing the protection

required for these crucial elements to species recovery." This approach is reiterated
in the 2005 Canada-British Columbia Agreement on Species at Risk which affirms as

principles that: " stewardship by land and water owners and users is fundamental to
preventing species from becoming at risk and in protecting and recovering species
that are at risk"; " cooperative, voluntary measures are the first approach to securing
the protection and recove/ y of species at risk" ; and " Canada and British Columbia
are committed to carrying out consultations with those who may be directly affected
by protection and recovery of species at risk."

^ GOERT Questions and Answers: Legislation and Policy for the Protection of Garry Oak

Ecosystems (http://www. goert. ca/ documents/QandA_Legislation_ and_Policy.pdf) as retrieved on
16 May 17.

24

Page 27 of 36

82

DRAFT

CABRIOLA ISLAND

A

OFFICIALCO MMUNITY PLAN
Bylaw 1 fi, 1997
Sclltdukr D
De ve lop ina n t Pa rinIt Araaa

c?

.

.

-

£

>

.

a
-

P-

GABRIOLA

ISLAND

APPENDIX A : Gabriola Island DP 4 for the Flat Top Islands

Page 28 of 36

83

DRAFT

r>

spr

*

! ;

«5?

^ ^
m

£?

i

-

apssF'

ran

-«

= =£

s
APPENDIX B: SEI Atlas Mapsheet 92G 012

Page 29 of 36

84

DRAFT
GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GB-DP-2017.2 (WESTON)
Schedule “C” – Supplemental Letter from Kayt Chambers, R.P.Bio.
Dated June 26, 2017. RE: Recommended Mitigation & Compensation
Measures for the Riprap Wall and House Installed in the Backshore
on Acorn Island

Baynes Sound Environmental
PO Box 1017
Cumberland, B . C.
VOR 1 S0

June 26th, 2017

Attn: Local Trust Committee, Gabriola Island, Islands Trust

RE: Recommended Mitigation and Compensation Measures for the Riprap
Wall and House Installed in the Backshore on Acorn Island

1. Introduction :
This is letter is an addendum to the Acorn Island Biophysical Survey Report (submitted
May, 2017) to provide detailed recommendations for mitigation and compensation of the
backshore habitat impacted by the installation of a riprap rock wall and house on this
property. Specifically, the estimated impacts to riparian vegetation, shoreline stability, and
rare or threatened species habitats on Acorn Island are addressed.

The field survey for this assessment was conducted in the post-construction phase which
means that the baseline habitat conditions are not known for the site. It is importantto
mention that the original habitat conditions are estimates from observations of adjacent
shoreline and riparian habitat areas near the site. It's also importantto keep in mind that
an older house existed in the same location before this development occurred.
For an overview of the site and -the subject development, refer to Section 1.0 of the survey
report.

2. Methods:

n

Baynes Sound Environmental : http : //baynessoundenvironmental. com /
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Refer to the Acorn Island Biophysical Survey Report (May, 2017), Section 2.0 for a summary
of the methods used for this habitat assessment.

3. Results:
Refer to the Acorn Island Biophysical Survey Report, Section 3.0 for a summary of the
results found by this habitat assessment.

4. Discussion
As stated in the biophysical report for this property, the forest type on Acorn Island
resembles a Coastal Douglas-fir Moist Maritime (CDFmm/02) sub-variant Douglasfir/Arbutus plant community.

Garry oak trees are widely dispersed on the island along with other confirmed sensitive
habitat features including: two seasonal wetlands, a year -round pond Bald eagle nestfe),
and pocket beaches along the marine shoreline that appear suitable for forage fish
spawning.

.

For the purposes of this study, these features have been grouped into the following three
categories based habitat type and ecosystem function.

4.1 Riparian Vegetation
4.1.1. Ecosystem Function and Estimated Impacts

Riparian vegetation is important for the proper functioning condition of all aquatic
habitats. It serves to provide shade, water retention, erosion control and wildlife habitat.
In the case of the subject house and riprap wall, most of the riparian vegetation has been
removed along the marine shoreline and requires remediation. The riparain areas around
the two seasonal wetlands and the year -round freshwater pond on the island appears
intact and well-fonctioning.

Q

2
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4.1.1.1 Marine Shoreline

The riparian zone extends approximately 15 m from the high-high-t de line in a marine
environment. This zone is where shoreline stability is formed (or lost), and where a unique
assemblage of riparian plants with salinity tolerance become established.
'

Adjacent to the subject site, the undisturbed marine riparian zone is composed of a mix of
Douglas-fir (Pseudotsuga menzies/i), Arbutus (Arbutus menziesii) Shore pine (Firms
contorts var. contorts), Garry oak (Quercus garryana), and Bigleaf maple (Acer
mscrophyiium). Shrubs include Salal (Gsu/theris sris/ion) Common snowberry
(Symphoricarpos albus), and Oceanspray (Hoiodiscus disco /or).

.

.

The riprap rock wall and house have eliminated most of the riparian vegetation within the
footprint of this development, while replacing some of this area with non-native plant
species.

4.2 Marine Shoreline Stability

4.2.1. Ecosystem Function and Estimated Impacts

The shoreline of Acorn Island is characterized by a series of sandstone shelves, low
elevation rocky bluffs, and pocket bays with cobble/gravel/shell sediment accumulations.
The subject house and riprap wall are located adjacent to a small pocket bay at the head
of a narrow inlet that is naturally confined by sandstone bedrock and bluff.
In general, localized shoreline stability is enhanced by hard shoreline structures (such as
bedrock) and well -rooted riparian vegetation (see Section 4.1 above). These features
function to prevent sediments from eroding from the immediate shoreline (as a result of
tidal action or storm surge events), but often transfer wave energy to adjacent shorelines
causing erosion nearby.

Shoreline sediment accumulations that result from shoreline erosion can negatively impact
intertidal habitat areas by infilling interstitial spaces important for invertebrates (and other
species), and/or changing the beach sediment composition completely.

Q

3
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There is a small amount of shoreline erosion evident adjacent to the subject riprap rock
wall that appears to be adding a small volume of fine sediment and organic matter to the
adjacent pocket beach.
The subject riprap rock wall is located along a soft sediment (i.e., non-bedrock) interface
along the backshore and the upland terrestrial habitat, but does not span the entire length
of the fine sediment shoreline of this inlet. Although the wall is likely preventing an
increase in shoreline erosion by protecting the softer ground at the head of the inlet, it is
also likely transferring wave energy outward to the shoreline segments not protected by
bedrock (as evidenced by erosion mentioned above).
Shoreline stability concerns like the erosion described above are what prompted the
landowners to install the riprap wall in front of their new house, as well as concern for
beach wood accumulation under the new deck. It's important to note that similar shoreline
protections are in place naturally at this site by way of the sandstone bedrock lining most
of the inlet.

4.3 Rare or Threatened Species
4.3.1 Ecosystem Function and Estimated Impacts
Maintaining biodiversity and unique habitats for rare or threatened species on private
property like this is important for maintaining functional ecosystem (s) across wider
landscapes. It is important to remember that a lack of observation of a rare or threatened
species in an area does not confirm its absence unless the field investigation has targetted
a particular species.

Garry Oak trees were observed on the subject property but do not represent a Garry Oak
Ecosystem in this location. Bald Eagle presence on Acorn Island was also evident by the
confirmed nest within 100-m of the subject house (refer to Section 2.2.3 of the biophysical
report for more detail).

5. Conclusions:
For the shoreline and riparian area impacted by the construction of the subject house and
riprap wall, the following measures are recommendations to mitigate and compensate for

fk

4
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estimated habitat losses, and should be written into a conservation covenant(s) or other
protection measures by the Islands Trust tor this property.

5.1 Riparian Vegetation Loss:
In the case of the subject development, most of the native riparian vegetation was
removed along the marine shoreline and this habitat loss requires localized remediation.

The riparian zone extends from the high tide line to 15-m inland and requires a natural
density of native trees and shrubs to provide required shade, erosion control and wildlife
habitat along the shoreline.
A variety of seedling trees and shrubs should be transplanted into the riparian zone
around riprap wall and house (see Section 4.1.1.1. of this report for a list of suggested
species). The owners should hire a professional Landscaper with expertise in Native Plant
Landscaping to produce a plan designed to restore or compensate for losses in shoreline
vegetation function around the development site.
5.1.1. Garry Oak Trees:

It is unclear whether any Garry oak trees were removed during the subject development,
but for future construction it is recommended that a Protected Root Zone is established
for each individual Garry oak tree nearby by installing a circle of protective fencing around
the dripline of each tree1. Lateral roots of Garry Oak trees can extend beyond the dripline
by as much as twice the crown radius, so it is important to protect as large an area as
possible around the tree with fencing prior to the start of construction.
5.1.2. Bald Eagle's Nest Trees:

The provincial Best Management Practices (BMPs) for development activity near
established Bald eagle (Ha)iaeetus leucocephalus) nests2 in rural areas recommends a

The Best Management Practices for Garry Oak and Associated Ecosystems
'(http
://
. goert. ca/documents/GOERT BMPs.pdf) as retrieved on 16 May 17.
wiww

2

The Environmental Guidelines for Urban and Rural Land Development in British Columbia: Fact Sheet #10
Bald Eagles and Ospreys (http://www. wildlifetree. ca/docs/Fact Sheet 10 eagles osprey,pdf} as retrieved on
30 May 17.

Q

5
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minimum of a 100-m buffer distance from nest tree to proposed construction and these
setbacks must be established prior to approval of any proposed future development.

5.2 Marine Shoreline Erosion
5.2.1. Shoreline Stability

There is little evidence that the subject shoreline has been de-stabilized as a result of the
installation of the riprap wall aside from a little erosion adjacent to the wall on one end.
The gaps between the wall ends and the beginning of the sandstone bedrock that
constrains the shoreline on either side of the wall could be protected with a softengineered approach such as a log-crib structure if the erosion becomes more
pronounced. A baseline erosion and sediment control study should be established in the
present and monitored in the future to determine if the riprap wall is having long-term,
cumulative negative impact on the surrounding shoreline.
If it is found that there is a net-negative impact, then the owner will need to hire a
bioengineering specialist with experience in shoreline stabilization forspedfic design and
installation requirements for this site.

5.2.2. Forage Fish Spawning Habitat:
The loss of fine sediment recruitment from the shoreline by the wall for forage fish
spawning habitat is not a large concern given the small area of this pocket beach and the
high volume of beach log accumulation in the high intertidal area which likely acts to
prevent spawning. It is important to mention that forage fish spawning activity has not
been confirmed on Acorn Island and that compensatory measures will not be
recommended unless spawning is confirmed.

5.3 Impacts to Species- at -Risk Habitat
No Species-at -Risk (SAR) habitat aside from Garry Oak trees and Bald Eagles nests were
identified in this preliminary biophysical assessment. A more detailed field investigation
may reveal SAR on Acorn Island although it will not be possible to confirm whether or not
SAR were directly impacted by the subject development. As such, it is recommended that
the following sensitive habitats be protected in the future by the following buffers (with

•

fk

6
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conservation covenant(s) or other protection measures developed by the Islands Trust on

this property):
*

*
*

The two seasonal wetlands should receive a 15-m riparian buffer setback.
The year-round freshwater pond should receive a 15-m riparian buffer setback.
All marine shorelines should receive a 15-m riparian buffer setback.

The setback areas for all three habitat types should restrict future development and
motorized vehicle access, and be designed to provide maximum protection for sensitive
SAR possibly residing in these areas.

Please do not hesitate to contact me if you have any questions.

Sincerely,
Kayt Chambers, R . P . Bio .
kavt.chambersQamail.com
(250) 650- 5143

Q
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Acorn Island Biophysical Survey – May, 2017
For The Gabriola Island Local Trust Committee (Islands Trust) on
behalf of Chris and Judy Weston
By Kayt Chambers, R.P.Bio., Baynes Sound Environmental
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Statement of Qualifications
Kayt Chambers is a professional biologist (R.P.Bio. #1967) with over two decades
of field biology experience. She has worked as a field technician in marine,
freshwater, and terrestrial environments in a range of habitats within the Pacific
Northwest region. Specifically, Kayt has conducted site inventories for marine
intertidal areas, riparian areas (marine and freshwater), and constructed (and
natural) wetlands. Her work with species-at-risk includes sampling for fish,
mollusks, and amphibians.
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1.0 INTRODUCTION
The owners of Acorn Island have built a house and deck on the footprint of a
residential building adjacent to the backshore of a narrow marine inlet on the
northeast side of the island (refer to the Site Survey Plan). As part of the
construction of the house and deck, shoreline protection was installed along the
backshore in the form of a riprap rock wall (Figures 1 and 2).
This report is a summary of a Site Background Analysis and Preliminary Site
Inventory as per the requirements of the Gabriola Island Local Trust Committee,
Development Permit (DP) area for the Flat Top Islands (refer to map in Appendix
A).

Figure 1. Subject house built on beachfront.
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1.1

Site Background Analysis:

Acorn Island is a 24-acre island located in the Georgia Strait off the southeast
end of Gabriola Island (Figure 3). It is one of a dozen islets called the Flat Top
Islands that are located at the entrance to Silva Bay, and one of the only in this
group that is designated as Woodland Habitat by the provincial Sensitive
Ecosystem Inventory (SEI)1 (refer to Appendix B for SEI Atlas Mapsheet 92G012).

Figure 3. Acorn Island in the Flat Top Island group, Strait of Georgia.
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SEI Woodland Habitats are dry, open ecosystems consisting of between 10-25%
tree cover with mixed stands of Garry oak/Arbutus, Garry oak/Douglas-fir and/or
Arbutus/Douglas-fir. The open forest cover can be an indicator of shallow soils
and bedrock outcroppings, creating a diversity of habitats that attract a wide
range of species.
Ministry of Environment EcoCat: The Ecological Reports Catalogue. Sensitive Ecosystem
Inventory Maps (http://a100.gov.bc.ca/pub/acat/public/viewReport.do?reportId=2124) as
retrieved on 29-May-17.
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This report is a summary of a biophysical assessment of the habitat surrounding
the subject house, deck and riprap wall recently built by the owners of Acorn
Island. Recommendations for habitat restoration and enhancement are given in
Section 6.0.
1.1.1 SAR and Sensitive Ecosystem Occurrences
Numerous organisms with species-at-risk (SAR) status are associated with Garry
Oak Ecosystems on islands within this region. For example, according to the
Garry Oak Ecosystem Recovery Team (GOERT), the SAR that inhabit these
threatened ecosystems include nearly 70 plant species, 20 invertebrates (insects
and other species), 15 birds, 3 mammals, and 2 reptiles2. The distribution of
these ecosystems is limited to the southeast coast of Vancouver Island and
nearby Gulf Islands in British Columbia, as well as a small area in the lower
mainland (refer to Figure 4).

Figure 4. Garry Oak Ecosystem Distribution
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Garry Oak Ecosystem Recovery Team, Species-at-Risk list
(http://www.goert.ca/publications_resources/species_at_risk.php) as retrieved on 16-May-17.
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As part of the regulatory requirements under the Islands Trust Official
Community Plan for Gabriola Island (and the Flat Top Islands), a Development
Permit is required for land development prior to construction. As well, sensitive
ecosystems such as those associated with Garry oaks require field assessment
prior to a proposed development under the federal Species-at-Risk Act (SARA)
and/or the provincial Wildlife Act to allow for adequate mitigation planning.
The Garry Oak Ecosystem Recovery Team (GOERT) is a provincial organization
with a mandate to protect and recover the threatened Garry oak and associated
ecosystems3.
According to GOERT, Garry oak ecosystems found in this region include “a
complex of closely related coastal bluff, maritime meadow, vernal pool,
grassland, rock outcrop and transitional forest ecosystems”. A multi-species
approach is employed under GOERT to maximize the protection of as many
threatened species with common biological characteristics and/or habitat
requirements as possible.

1.1.2 Site Description
As previously described, the house is adjacent to the shoreline of a narrow inlet
on the northeast side of Acorn Island (Photo 1). The inlet is defined by sandstone
shelf on the northwest side (Photo 2) and sandstone bluff on the southeast side
(Photo 3). The narrow bay at the foot of the inlet (adjacent to the house) contains
a small pocket of fine sediments (sand/gravel/shell) covered in coarse woody
debris (CWD).
A deck extends from the northeast side of the house to the shoreline, and a
riprap rock wall was built in the backshore between the deck and the beach
(Photo 4). The riparian area surrounding the house is landscaped with lawn and
some ornamental conifer bushes and grasses (Photos 5 and 6).
Refer to Section 3.1 for a detailed description of the beach and property
surrounding the house.

Garry Oak Ecosystem Recovery Team (http://www.goert.ca/about/index.php) as retrieved on 16May-17.
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1.1.3 Raptor and Heron Nests
The provincial Best Management Practices (BMPs) for development activity near
established Bald eagle (Haliaeetus leucocephalus) nests4 and Great-blue heron
(Ardea Herodias) nests5 were reviewed prior to this field survey.
1.1.4 Fish-bearing Watercourses
The provincial Fish Inventories Data Queries (FIDQ) resource6 was checked prior
to this field survey. FIDQ provides easy access to BC lake, stream and fish data
from the provincial BC Geographic Data Warehouse (BCGW).

2.0 METHODS
Prior to the field survey, a background review of environmental information for
Acorn Island and the surrounding region included reference to:
i.
ii.
iii.
iv.

The provincial Conservation Data Centre (CDC) Species and Ecosystem
database7,
The Ministry of Environment Ecological Reports Catalogue (EcoCat)
Sensitive Ecosystem Inventory,
The Best Management Practices for Garry Oak and Associated
Ecosystems8,
The Environmental Guidelines for Urban and Rural Land Development in
British Columbia (Develop With Care: Section 4, Environmentally Valuable

The Environmental Guidelines for Urban and Rural Land Development in British Columbia: Fact
Sheet #10 Bald Eagles and Ospreys (http://www.wildlifetree.ca/docs/Fact-Sheet-10-eaglesosprey.pdf) as retrieved on 30-May-17.
5 The Environmental Guidelines for Urban and Rural Land Development in British Columbia: Fact
Sheet #11 Great blue herons (http://www.env.gov.bc.ca/wld/documents/bmp/devwithcare/FactSheet-11-herons.pdf) as retrieved on 30-May-17.
6
Ministry of Environment Fish Inventories Data Queries
(http://a100.gov.bc.ca/pub/fidq/searchWatershedDictionary.do) as retrieved on 16-May-17.
7
Conservation Data Centre BC Species and Ecosystems Explorer
(http://www2.gov.bc.ca/gov/content/environment/plants-animals-ecosystems/conservation-datacentre/explore-cdc-data/species-and-ecosystems-explorer) as retrieved on 01-May-17.
8
Best Management Practices for Garry Oak and Associated Ecosystems
(http://www.goert.ca/documents/GOERT-BMPs.pdf) as retrieved on 16-May-17.
4
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v.

Resources)9, and
The Stewardship Series Coastal Shore Stewardship: A Guide for Planners,
Builders, and Developers on Canada’s Pacific Coast10.

2.1 Survey Targets:
A property designated as Woodland Habitat (i.e., mixed stands of Garry
oak/Arbutus, Garry oak/Douglas-fir and/or Arbutus/Douglas-fir) in the Georgia
Strait by the SEI Atlas has the potential to have numerous species-at-risk (some
of which can be difficult to locate in the field). As such, the target species for this
preliminary site survey included any plants or animals that are known to have SAR
status or are unusual in this bioregion.

2.2

Field Survey:

The field survey of Acorn Island was designed with reference to the provincial
Develop With Care (2014) Bio-Inventory Terms of Reference document11.
Assessment of the main house site involved a detailed search for
Environmentally Valuable Resources (EVRs) within the marine intertidal and
riparian habitats surrounding the subject house on May 17th, 2017.

Develop With Care: Section 4, Environmentally Valuable Resources
(http://www.env.gov.bc.ca/wld/documents/bmp/devwithcare/DWC-Section-4.pdf) as retrieved
on 16-May-17.
10 Provincial Stewardship Series. Coastal Shore Stewardship: A Guide for Planners, Builders and
Developers (http://www.llbc.leg.bc.ca/public/pubdocs/bcdocs/368207/part1.pdf) as retrieved on
16-May-17.
11 Develop With Care, Appendix B: Bio-Inventory Terms of Reference
(http://www.env.gov.bc.ca/wld/documents/bmp/devwithcare/DWC-Appendices-A-F.pdf) as
retrieved on 16-May-17.
9

10

101

3.0 RESULTS

3.1

Preliminary Site Inventory
3.1.1. Plant Community

The plant species assemblage and predominant forest cover on Acorn Island
closely resemble the Coastal Douglas-fir Moist Maritime (CDFmm/02) sub-variant
Douglas-fir/Arbutus plant community. Garry oak trees are present but widely
dispersed (refer to the Site Survey Plan) and the majority of the forest cover on
the island exceeds the 10-25% that defines an SEI Woodland Habitat (see Photos
7 and 8).
The tree species observed (in approximate order of higher to lower dominance)
includes Douglas-fir (Pseudotsuga menziesii), Arbutus (Arbutus menziesii), Shore
pine (Pinus contorta var. contorta), Trembling aspen (Populus tremuloides), Garry
oak (Quercus garryana), Bigleaf maple (Acer macrophyllum), Saskatoon
(Amelanchier alnifolia), and Red alder (Alnus rubra).
The shrub species observed are Salal (Gaultheria shallon), Common snowberry
(Symphoricarpos albus), Oceanspray (Holodiscus discolor), and the invasive
English Holly (Ilex aquifolium).
The forb species observed are Broad-leaved stonecrop (Sedum spathulifolium),
Scouring-rush (Equisetum hyemale), Dull Oregon-grape (Mahonia nervosa),
Sword fern (Polystichum munitum), Bracken fern (Pteridium aquilinum), Common
rush (Juncus effusus), Carex sp., and various grass and moss species.
None of the SAR plant species commonly associated with Garry Oak Ecosystems
were observed. This lack of observation does not verify the absence of these rare
organisms, however.
3.1.2. Marine Habitat
The shoreline of Acorn Island is characterized by a series of sandstone shelves,
low elevation rocky bluffs, and pocket bays with cobble/gravel/shell sediment
accumulations.

11
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The marine biota observed on the intertidal beach in front of the subject house
includes Rockweed (Fucus distichus), Bull kelp (Nereocystis leutkeana), Sea
cauliflower (Leathesia difformis), the invasive Wireweed (Sargassum muticum),
Sea lettuce (Ulva lactuca), Hairy shore crabs (Hemigrapsus oregonensis), Purple
shore crabs (Hemigrapsus nudus), a Red rock crab (Cancer productus), Pacific
oysters (Crassostrea gigas), Little-brown barnacles (Chthamalus dalli), Sitka
periwinkles (Littorina sitkana), Checkered periwinkles (Littorina scutulata), Pacific
blue mussels (Mytilus trossulus) and Aggregating anemones (Anthopleura
elegantissima).
A number of unidentified marine birds were also observed.
3.1.3. Topography and Terrestrial Habitat
Acorn Island is characterized as a low relief and composed of the relatively
young Gabriola formation sandstone bedrock12.
The forest displays evidence of shallow topsoil with the relatively small stature of
the Douglas-firs and other tree species. The stunted growth of this forest could
also be attributed to the wind and saline conditions resulting from exposure to
the Georgia Strait.
Terrestrial vertebrate species observed include Mule deer (Odocoileus
hemionus), Canadian geese (Branta canadensis), and a variety of songbirds.
The provincial Wildlife Tree Atlas13 has documented two Bald eagle nests on the
eastern side of Acorn Island. A third nest was observed above the small cabin
called the Eagles Nest Cabin (Photo 9) near the main house, but no eagles were
observed in the nest.
The provincial Best Management Practices (BMPs) for development activity near
established Bald eagle (Haliaeetus leucocephalus) nests14 in rural areas
Gabriola Land & Trails Trust – Gabriola’s Geology (http://www.galtt.ca/geology.html) as
retrieved on 27-May-17.
13
BC Wildlife Tree Atlas (http://www.wildlifetree.ca/atlas.html) as retrieved on 16-May-17.
14
The Environmental Guidelines for Urban and Rural Land Development in British Columbia: Fact
Sheet #10 Bald Eagles and Ospreys (http://www.wildlifetree.ca/docs/Fact-Sheet-10-eaglesosprey.pdf) as retrieved on 30-May-17.
12

12
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recommends a minimum of a 100-m buffer distance from nest tree to proposed
construction. For Great-blue heron (Ardea Herodias) nests15, the minimum buffer
distance is 200-m. No Great-blue heron nests (i.e., rookeries) were observed,
however.
The provincial Fish Inventories Data Queries (FIDQ) resource16 was checked prior
to the site survey. No fish-bearing watercourses were documented for Acorn
Island and no drainages suitable as anadromous fish habitat were observed.
3.1.4. Land-uses
A variety of small residential and storage buildings exist on the island (refer to
the Site Plan). The land-uses are apparently limited to seasonal residency and
recreation. There was no observed evidence of resource extraction or other new
development on the island.
3.1.5. Hydrology
The observed freshwater features include a couple of seasonal, rain-fed swamps
(Photos 10 and 11), and a man-made shallow pond (Photo 12) that provides yearround drinking water. There were no freshwater streams or other drainage
features observed.
Drainage off the main house is directed into a perimeter drain17 while the deck
appears to be constructed to allow some infiltration between slats.
The septic field is built to receive both the sewage and grey water discharge
from the main house18.

The Environmental Guidelines for Urban and Rural Land Development in British Columbia: Fact
Sheet #11 Great blue herons (http://www.env.gov.bc.ca/wld/documents/bmp/devwithcare/FactSheet-11-herons.pdf) as retrieved on 30-May-17.
16
Ministry of Environment Fish Inventories Data Queries
(http://a100.gov.bc.ca/pub/fidq/searchWatershedDictionary.do) as retrieved on 16-May-17.
17
Personal communication with Michael Zane on 27-May-17.
18
Personal communication with Michael Zane on 17-May-17.
15

13
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3.1.6. Slope Stability
The riprap rock wall is located at the interface of the backshore and the upland
terrestrial habitat. A small amount of shoreline erosion is evident adjacent to the
riprap rock wall (Photo 13), and shoreline stability concerns like this are probably
prompted the installation of the riprap wall in front of the main house by the
owners.
The subject shoreline is best categorized as a Rocky Shore habitat type as
described in the provincial Coastal Shore Stewardship document19:
A rocky shore typically consists of a solid rock bench across the intertidal zone,
that may or may not extend up to the high tide line. Thin gravel and boulder
veneer deposits are often found on these benches, but usually cover less than 10
percent of the intertidal area. This type of shore can also be a near vertical rock
cliff that may extend above and below the intertidal zone. Sand, gravel and
cobble sediment deposits often form small beaches near the high tide line.
Rocky shores are resistant to erosion and do not provide a significant supply of
unconsolidated sediment to the coast.

Provincial Stewardship Series. Coastal Shore Stewardship: A Guide for Planners, Builders and
Developers on Canada’s Pacific Coast
(http://www.llbc.leg.bc.ca/public/pubdocs/bcdocs/368207/part1.pdf) as retrieved on 16-May-17.
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Photo 12. Year round pond located
between Old Cabin and Bayview
Cabin on south side of island.

Photo 9. Bald eagles nest above
Eagels Nest Cabin.
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of inlet in front of subject house.
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4.0 DISCUSSION

4.1

Marine Intertidal Habitat:

As stated in the provincial Develop With Care: Environmentally Valuable
Resources document20:
The “coastal zone” is the area where interaction of the sea and land processes
occurs; where terrestrial ecosystems meet marine ecosystems and where
freshwater mingles with saltwater. It is an area of high biological values used by
shorebirds, otter, crab, young salmon, heron, and many, many more species. To
maintain these biologically rich and productive places, the coastal zone needs:
(a) natural erosion and deposition patterns for continued longshore drift, which
keeps the beaches and spits intact; (b) natural vegetation along the backshore
for bank stability, shelter and shade (e.g., forage fish eggs); and (c) drift logs,
rocks, vegetation and other natural components washed up by the tides and
deposited by streams.
The subject beach is a small pocket beach with fine sediment protected by a
narrow, rocky inlet. The inlet has a northeast aspect and is probably impacted by
waves from northerly winter storms. Storm surge waves occur when the wind and
pressure generated by a storm act on a large body of shallow, coastal water,
creating waves one-metre on average above the normal high tide.21. Fortunately,
in this case, the coastline is extremely deep off the prevailing wind sides of Acorn
Island (i.e., north and east), and the inlet is narrow which acts to diffuse much of
the oncoming wave energy. As such, shoreline erosion is less of an issue than if
the house fronted on an open beach.
The shoreline bio-inventory revealed that the invasive brown seaweed Japanese
wireweed (Sargassum muticum) inhabits the inlet. Japanese Wireweed (Photo 14)
is a large, fast growing brown seaweed that forms dense monocultures. It
Provincial Develop With Care: Environmentally Valuable Resources document
(http://www.env.gov.bc.ca/wld/documents/bmp/devwithcare/DWC-Section-4.pdf) as retrieved
on 31-May-17.

20

21

Provincial Stewardship Series. Coastal Shore Stewardship: A Guide for Planners, Builders and
Developers (http://www.llbc.leg.bc.ca/public/pubdocs/bcdocs/368207/part1.pdf) as retrieved on
31-May-17.
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impedes boat traffic and swimmers, and reproduces via floating fragments and
can be spread easily22. Otherwise, no marine SAR or other invasive species were
observed.
The fine sediment types (sand/gravel/shell) in the pocket bay adjacent to the
subject development are favourable for forage fish spawning, but the site is very
isolated and clogged with driftwood (CWD) which impedes access by these fish
(Photo 15). The lack of accessibility and small habitat area make it very unlikely
that this site serves as valuable forage fish spawning habitat.
4.2

Upland Habitat:

The SEI Woodland Ecosystem designation for Acorn Island can be refined to the
Douglas-fir/Shore pine/Arbutus (CDFmm/02) plant community23 based on
estimates of the tree canopy coverage (%) and species assemblage. It is
important to note that this forest type can include Garry oaks as a sub-dominant
species as found on the subject property (see Photos 8 and 16-18).
The CDFmm/02 plant communities are typically:
i.
ii.
iii.
iv.
v.
vi.

The driest of the forested communities in the CDFmm subzone.
Small patch communities (5-50 ha) with a tree layer dominated by
Douglas-fir and Arbutus.
With a canopy cover ranging from 40 to 90%.
With a minor component of Shore pine and/or Garry oak present.
With a shrub layer including Oceanspray, Dull oregon-grape, Common
snowberry, tall Oregon-grape, baldhip rose, and Saskatoon berry.
With a herb layer including a number of graminoids (e.g., Western fescue,
Alaska oniongrass, Blue wildrye, California brome, Long-stoloned sedge,
and Many-flowered wood-rush), as well as Pacific sanicle, Big-leaved

Invasive Species Council of British Columbia, Aquatic Invasive Plants
(http://bcinvasives.ca/documents/Aquatic_Invasive_Plants_-_Plant_Notes.pdf) as retrieved on 31May-17.
23
BC’s Coast Region: Species & Ecosystems of Conservation, Plant Community: Douglasfir/Arbutus
(http://ibis.geog.ubc.ca/biodiversity/factsheets/pdf/plant%20communities/douglasfir_arbutus_cd
fmm02.pdf) as retrieved on 29-May-17.
22
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vii.

sandwort, Purple peavine, White fawn lily, Trailing blackberry, and bracken
fern.
The moss layer is variable within the plant community (1-40% cover) and is
most prevalent on outcrop bedrock areas where trees and shrubs are
unable to establish. The moss layer features Electrified cat’s-tail moss,
Oregon beaked-moss, Step moss and various Clad lichens.

As previously mentioned, two seasonal wetlands were also observed on Acorn
Island. These freshwater habitats require further investigation to determine if rare
or sensitive plants are present. One of these wetlands is situated within 100-m of
the subject house (refer to the Site Survey Plan).
It is noteworthy that there were no invasive, non-native plants observed other
than the occasional English holly bush on the island (although further
investigation may reveal other invasive species present).
4.3

Garry Oak Ecosystems:

As stated in the Sensitive Ecosystem Inventory (East Vancouver Island and Gulf
Island 1993-1997) document24:
Historically, frequent lightning-induced wildfires, aboriginal burning, and elk and
deer grazing prevented coniferous forests from crowding out the oak
woodlands. Fires thinned out competing coniferous species, recycled nutrients
into the soil, released and scarified seeds, and maintained the open woodland
canopy for sunlight to enter. All of these processes are critical to maintaining
woodland health and the natural cycles in the ecosystem.
On Acorn Island, it is likely that the forest has become conifer dominated
through a lack of these processes at work in recent history. The observed
Douglas-fir/Shore pine/Arbutus (CDFmm/02) plant community does not exclude
Garry oak trees and is an ecosystem that is associated with Garry Oak
Ecosystems (i.e., it may contain some of the rare SAR associated with them).

SEI East Vancouver Island and Gulf Islands 1993-1997: Volume 1: Methodology, Ecological
Descriptions, and Results
(http://a100.gov.bc.ca/appsdata/acat/documents/r2124/SEI_4206_rpt1_1111625239116_8be4225
2200c4f0283b18cac66eed366.pdf) as retrieved on 31-May-17.
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4.4

Species-at-Risk:

There is a possibility that rare SAR exist on Acorn Island. The Bald eagles nests
and the occasional Garry oak tree were the only observed sign of SAR present in
this preliminary field survey. Both the forest understory and the wetland habitats
require a more detailed field investigation to determine SAR presence or
absence.

21
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5.0 CONCLUSIONS
This assessment has revealed several important ecological aspects of Acorn
Island. The time available for the field investigation was limited and therefore
does not meet the scope requirements of a complete bio-inventory. It has,
however, pointed at habitat conditions that do not support the presence of a
Garry Oak Ecosystem, but rather an undisturbed coniferous forest. The absence
of fire on Acorn Island has probably allowed the Douglas-fir/Shore pine/Arbutus
(CDFmm/02) plant community to become the dominant forest type while Garry
oak trees remain scarce.
The target species for this preliminary site survey included any plants or animals
that are known to have SAR status or unusual in this bioregion. Garry oak trees
and Bald eagles nests were encountered (both species are provincially yellowlisted), and require stewardship on Acorn Island. Although other SAR were not
encountered in this field investigation, they may be present. A more detailed
field investigation is required to confirm the presence or absence of SAR on this
property.
Two seasonal wetlands were identified by an abundance of Carex spp. growth
and visible standing surface water. These habitats, along with the man-made
pond, may reveal rare species assemblages upon further investigation. No
freshwater drainage or other feature was observed that would be favourable
habitat for anadromous salmonids.
The marine foreshore habitat (including the intertidal beach area) in front of the
subject house may be negatively impacted by the riprap rock wall installation.
Hard, vertical structures such as this remove riparian vegetation from the
backshore environment, eliminate natural habitat complexity along the shoreline,
and simplify intertidal habitats. Without baseline information about the former
condition of these habitats prior to the shoreline hardening, it is difficult to
measure the extent of the impacts.
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6.0 RECOMMENDATIONS

6.1 Habitat Restoration
The voluntary efforts of landowners and citizens are essential to the conservation
and enhancement of sensitive and other important ecosystems such as marine
shorelines. Restoration of the riparian backshore habitat on a site where
shoreline hardening has occurred requires specific localized actions:
i.

ii.
iii.
iv.

v.

Install natural vegetation along the backshore for bank stability, shelter
and shade;
Use a ‘soft’ option such as a soil bio-engineering solution to address
further shoreline erosion;
Avoid constructing retaining walls—they often transfer wave energy to
neighbouring shorelines and restrict wildlife access to the waterfront;
Avoid clearing the backshore of native vegetation—it can encourage the
establishment of nuisance or non-native species, which can grow quickly
and eliminate native species;
Remove non-native, invasive plant species in backshore and riparian
habitats (including landscaped areas) and allow (or plant) natural, native
plants to grow there.

6.2 Habitat Enhancement
If the Islands Trust determines that the subject riprap wall has had a net negative
impact on the shoreline at the house site and requires compensation on Acorn
Island, habitat enhancements involving the maintenance or creation of the
following could be employed:
•
•
•

Low gradient, natural shorelines;
Riparian areas free of migratory barriers such as walls or other structures;
Intact riparian forests free from invasive species that provide shade to the
shoreline.

Private landowners are encouraged by local governments and conservation
organizations to become active stewards of rare or threatened species and/or

23

114

ecosystems if they possibly inhabit their lands25:

Federal policy for identification and protection of critical habitat emphasizes
“cooperation and stewardship first” – recognizing that while “SARA contains strong
mechanisms and powers for the federal government to directly and unilaterally
regulate the protection of residence and critical habitat in Canada, cooperative,
voluntary measures must be viewed as the first option to securing the protection
required for these crucial elements to species recovery.” This approach is reiterated
in the 2005 Canada-British Columbia Agreement on Species at Risk which affirms as
principles that: “stewardship by land and water owners and users is fundamental to
preventing species from becoming at risk and in protecting and recovering species
that are at risk”; “cooperative, voluntary measures are the first approach to securing
the protection and recovery of species at risk”; and “Canada and British Columbia
are committed to carrying out consultations with those who may be directly affected
by protection and recovery of species at risk.”

GOERT Questions and Answers: Legislation and Policy for the Protection of Garry Oak
Ecosystems (http://www.goert.ca/documents/QandA_Legislation_and_Policy.pdf) as retrieved on
16-May-17.
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GABRIOLA ISLAND
OFFICIAL COMMUNITY PLAN
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A property owner: learn more about the natural values of your land, including the location of any
sensitive ecosystems. Find out how to protect, maintain, and enhance those values.
Consider using conservation covenants or other measures to ensure that the natural
features you value are protected in perpetuity.
A developer: consider a design for your project that is creative and flexible enough to protect and
enhance sensitive ecosystems. Treed lots and neighbourhood greenspaces can increase
market values.
A planner: ensure that conservation is given as high a priority as other community programs such as
housing, transportation, recreation, employment, public works, and community services.
Encourage use of the many legal and planning tools available, such as development permit
areas, tree protection by-laws, and conservation covenants to protect sensitive ecosystems
as described in the Conservation Manual (McPhee et al. 2000).
A decision-maker (such as a politician or government manager): ensure that protection of remaining
sensitive ecosystems is a priority at all levels, and support plans and programs that will help
protect sensitive ecosystems. Encourage and facilitate t he development and
implementation of biodiversity conservation strategies.
A member of an advocacy group: contribute your time and expertise to help locate and protect
sensitive ecosystems. For example, ratepayers' groups, service organizations, naturalist
clubs, land trusts, and conservancies often provide a link between local landowners and
voluntary stewardship programs. As a member of one of these groups, you can work
cooperatively with local governments to promote land use decisions that protect sensitive
ecosystems.

If you are…

Conduct an ecological inventory, ideally through the seasons over a period of a year. Identify the
existing flora and fauna, and in particular identify any threatened or endangered plant and
animal species, plant communities, and habitat features needing protection.
Plan and implement all development activities in a manner that will not adversely affect or disturb the
sensitive ecosystem. A qualified professional can interpret the ecological inventory data and
work to incorporate designs that maintain the functions and values of the natural ecosystem.

Before any development takes place:

If development is the only option - develop carefully!

creation and maintenance of a sensitive ecosystem; these include hydrologic and nutrient
regimes, coastal erosion, sediment accretion, flooding, seasonal drawdown, groundwater
recharge and discharge, stream channel movement, windthrow, tree death, fire and
disease.
Preventing disturbance of nesting or breeding areas - the nesting and breeding season for most
coastal wildlife occurs in spring but can extend year round. Avoid disturbance of habitat
features such as dens, nest or perch trees, ground nests, roosting sites, and cavities.
Maintaining water quality - clean water is essential to the survival of a wide variety of organisms, from
aquatic insects and molluscs to the birds and mammals that feed on them.

T1072
SV:sp

T1071
CB

T1323C
CB

CB

Sensitive Ecosystems Inventories are a joint federal/provincial initiative of Environment Canada
(Canadian Wildlife Service), the BC Ministries of Sustainable Resource Management
(Conservation Data Centre) and Water, Land and Air Protection, and the Habitat
Conservation Trust Fund. SEI projects have also received support and funding from regional
districts, local governments and industry.
Disturbance Mapping and Plot Generation: AXYS Environmental Consulting Ltd, Sidney, B.C.
Remnant and Riparian Assessments: Ron Buechert, Qualicum Beach, B.C.
Photo Credits: Neil K. Dawe, Trudy Chatwin, Mark Kaarremaa, Marlene Caskey, Nick Page, Colleen
Bryden, Tim Ennis.
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management recommendations that can be used to protect each ecosystem.
PowerPoint presentations designed for four audiences: Local Government; Developers; General
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Resources (available on the SEI website)

A volunteer: participate in educational programs, conservation fundraising, or in programs to remove
invasive species (such as “broom-bashing” events).
A scientist: use your expertise to help identify sensitive ecosystems, define issues that need to be
addressed, formulate conservation plans, contribute to the development of conservation
and management strategies and explain to other professionals the importance of sensitive
ecosystems.
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WD Woodland Ecosystems

OF: Older Forest ecosystems are usually conifer-dominated, occasionally deciduous, dry to
moist forest types. They are generally more than 100 years, have a multi-species canopy, large
woody debris - both standing and fallen - and have trees of every age. The diverse habitats found
in older forests support a rich community of plant and animal species. High levels of biodiversity
result from the extraordinary abundance and variety of fungi, canopy insects, soil invertebrates
and lichens (many still unknown to science), all critically important parts of the forest ecosystem.
Subclasses
OF:co (conifer-dominated): >85% coniferous species; OF:mx (mixed conifer and
deciduous): a minimum of 15% cover of either group is included in the total tree cover

HT: These are non-forested ecosystems with less than 10% tree cover, generally with shallow
soils and often with bedrock outcroppings. They typically occur as openings in forested areas and
are vegetated with grasses and herbs and sometimes low shrubs; moss and lichen communities
occur on rock outcrops. These grassy hilltops and wildflower meadows provide spectacular
spring time scenes; they also provide specialized habitats, such as vernal pools and seepage
zones for several rare and endangered species.
Subclasses
HT:ro: bedrock outcrops; HT:sh: >20% shrub cover

RI: Riparian ecosystems are adjacent to water bodies (rivers, lakes, ocean, wetlands) which are
influenced by factors such as erosion, sedimentation, nutrient loading, flooding, and subsurface
irrigation due to proximity to the water body. These conditions support plants that are distinct from
surrounding land areas. Riparian ecosystems have an exceptionally high number of species for
the area that they occupy, because they include the three critical habitat components for wildlife
water, cover and food. They provide important corridors for mammals, birds, amphibians, fish,
insects and aquatic invertebrates, help to regulate the flow of water, filter the water entering the
stream and provide bank stability. These ecosystems are classified by structural stage, which is
based on the structure and age of dominant vegetation; gullies are also noted as a subcategory.
Subclasses
RI:1 (sparse /bryoid): moss and lichen dominated, <10% treed, <20% shrub/herb; RI:1a: <10%
vegetation; RI:1b: bryophyte and lichen-dominated communities; RI:2 (herb): herb dominated,
<20% shrub, <10% treed; RI:3 (shrub/herb): >20% shrub, <10% treed; RI:3a: <2m tall; RI:3b: 210m tall; RI:4 (pole/sapling): trees >10m tall, densely stocked, may be coniferous, deciduous, or
mixed stand between 10 and 40 years old; RI:5 (young forest): natural thinning has occurred
and structural diversity increases, uniform age and lack of snags or downed logs; trees are
generally less than 80 years old; RI:6 (mature forest): distinct layering of the canopy,
understorey more developed as canopy opens up; generally 80 to more than 200 years old; RI:7
(old forest): trees >250 years old; structurally complex stands with shade tolerant tree species;
snags and coarse woody debris in various stages of decay; RI:g (gully): watercourse is within a
V-shaped gully.

WN: Wetland ecosystems are areas that are saturated or inundated with water for long enough
periods of time to develop vegetation and biological activity adapted to wet environments. This
may result from flooding, fluctuating water tables, tidal influences or poor drainage conditions.
Most wetlands are nodes of high biological diversity supporting many species such as ducks,
songbirds, amphibians, and invertebrates that need both wetland and adjacent terrestrial
ecosystems for their life-cycle. Wetlands also help to reduce levels of sediments, nutrients and
toxic chemicals in the water. Estuarine wetlands in particular are one of the world's most
productive ecosystems.
Subclasses
WN:bg (bog): acidic nutrient-poor wetland, on organic soils (peatland), water source
predominantly from precipitation, may be treed or non-treed. WN:fn (fen): nutrient-medium
peatland with non-acidic groundwater flowing through, open water channels common, usually
dominated by sedges, grasses and mosses. WN:ms (marsh): wetland with fluctuating water
table, often with shallow surface water, usually nutrient rich on mineral soils, dominated by
rushes, reeds, grasses and sedges; can be saline, brackish or freshwater. WN:sp (swamp): poor
to very rich wetland on organic or mineral soils, with gently flowing water table, treed or shrubby
vegetation. WN:sw (shallow water): standing or slow flowing water less than 2m deep, transition
between deep water bodies and other wetland ecosystems (i.e. bogs, swamps, fens, etc.), often
with emergent vegetation. WN:wm (wet meadow): periodically saturated but seldom inundated
with water, rich mineral soils, grasses, sedges, rushes and forbs dominate.

WD: Dry, open woodland ecosystems consist of between 10 and 25% tree cover and include
mixed stands of Garry oak/Arbutus, Garry oak/Douglas-fir and Arbutus/Douglas-fir. Because of
the open canopy they will include non-forested openings, often with shallow soils and bedrock
outcroppings. A rich assemblage of plants, insects, reptiles and birds are attracted to the habitat
diversity and food sources of woodland ecosystems. Garry oak ecosystems in particular support
the highest diversity of plants in coastal British Columbia and are home to nearly 100 species at
risk.
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These areas were originally identified as SEI ecosystems but they have been disturbed by
logging, urban or rural use, roads, trails, recreation, agriculture or industrial use since the original
inventory was conducted. In some cases, the remaining intact portion of a partially disturbed
polygon was too small or isolated to be considered a viable example of a sensitive ecosystem.
These small remnants were also mapped as disturbed areas.

Disturbed SEI Ecosystems

SG: These forested ecosystems have a dominant age class of 60 - 100 years. While not as
biologically rich as Older Forests, they can serve as important buffers around sensitive
ecosystems and vital links between habitat patches. They often provide critical habitat for species
that require both open and forested areas during their life-cycle. The biological diversity of forests
generally increases with age. Where older forests are rare or absent, older second growth forests
become more important as they gradually develop old forest characteristics.
Subclasses
SG:co (conifer-dominated): >85% coniferous species; SG:mx (mixed conifer and
deciduous): a minimum of 15% cover of either group is included in the total tree cover.

SG Older Second Growth Forest Ecosystems

FS: Many of these agricultural lands that flood during the winter months were once wetlands.
They continue to provide critically important winter habitat for waterfowl as well as for shorebirds
and birds of prey during specific times of the year, particularly as the number of natural wetlands
has diminished.

FS Seasonally Flooded Agricultural Field Ecosystems

Other Important Ecosystems

RI Riparian Ecosystems

WN Wetland Ecosystems

APPENDIX B: SEI Atlas Mapsheet 92G012

Results of this disturbance mapping showed that over 8,800 ha (11%) of the area occupied by the
nine SEI ecosystem types in the early 1990s had been disturbed by 2002. Over 1,480 ha of disturbed
area had originally been occupied by the seven sensitive ecosystems. Older forests had the highest

Creating vegetated buffers around sensitive ecosystems to isolate the ecosystem from outside
disturbance such as windthrow, invasive species colonization, and increased light and
human access.
Controlling land and water access to fragile ecosystems by using appropriate management tools
such as fencing, trails, elevated boardwalks, railings, seasonal restrictions, signs and
livestock restrictions.
Controlling invasive species including plants, feral animals and pets by using active control methods
such as hand clearing, pruning, mowing, excavation, animal fencing and planting of
appropriate native species, and discouraging plantings of Scotch Broom, English Ivy,
Himalayan Blackberry, Yellow Flag Iris, Purple Loosestrife and Spurge Laurel.
Allowing natural disturbances to occur because natural ecological functions are critical to the

It is critical that all possible land use options be evaluated before initiating any further changes to
these rare and fragile ecosystems. Direct and indirect impacts to these ecosystems can be avoided
by:

This second version of the SEI maps is an update of the ones that were published in 1997. The new
maps identify those portions of the original SEI polygons that have been disturbed - by logging, urban
or rural use, roads, trail(s), recreation, agriculture or industrial use - over the past decade. The
disturbed areas identified have been retained on the maps (see red hatched areas) to increase
awareness of the escalating loss of natural ecosystems and to encourage conservation of those that
remain.

Where previously unidentified SEI ecosystems were noticed during the riparian re-evaluation, new
polygons were added. Approximately 25 non-riparian polygons were identified, representing older
forests, wetlands and seasonally flooded agricultural fields. A few older second growth forest
polygons were also identified where they occurred adjacent to a sensitive ecosystem.

What can be done to protect these ecosystems?

The Vancouver Island SEI was the first of its kind in British Columbia and was designed to provide a
scientific ecosystem-based tool for land use planning. Additional SEI projects have now been
completed in other parts of BC where there are similar development pressures, namely the Central
Okanagan and the Sunshine Coast.

Disturbance Mapping

For consistency, the new air photo interpretation was conducted at a scale of 1:10,000. Since this
scale was larger than some of the original 1990s photos (many of which were between 1:15,000 and
1:20,000), more accurate interpretation was possible. However, budget and time constraints did not
allow for a comprehensive re-interpretation of the entire study area at this scale.

A technical report (Ward et al. 1998) and Conservation Manual (McPhee et al. 2000) provide
information on the values and importance of each ecosystem, management guidelines and
recommendations for each ecosystem, and information about the conservation tools available to
local and senior governments, landowners and other citizens.

The original SEI mapping of riparian ecosystems avoided areas showing recent human disturbance.
However, the linear corridors formed by riparian ecosystems comprise a continuous ecological unit
with very high conservation values overall. Major riparian corridors were re-evaluated to reflect these
values and to encourage land use decisions that consider entire riparian ecosystems as well as the
larger watersheds of which they are a part.
These new maps include 256 new riparian polygons in major corridors such as the Cowichan,
Chemainus, Koksilah, Nanaimo, Englishman, Little Qualicum, Puntledge, Quinsam, Oyster, Tsolum
and Trent River valleys. Where riparian ecosystems were identified within an existing non-riparian
polygon, the riparian ecosystem code was added.

The areas of disturbance were identified by digitally overlaying the original polygons (identified on air
photos taken primarily between 1990 and 1992) on more recent photographs taken in late July and
early August 2002 (AXYS 2004). In addition, the intact remnants of each altered polygon were
reviewed to determine if they still qualified for inclusion in the SEI (Buechert 2004).
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Seven rare and ecologically fragile sensitive ecosystems were mapped and selectively ground
truthed from 1993-1997: wetland, riparian, older forest, woodland, terrestrial herbaceous, sparsely
vegetated and coastal bluff ecosystems (see map legend for descriptions). These ecosystems
typically have high biodiversity and are home to many rare and endangered animals, plants and plant
communities. They are also a vital part of the overall landscape, providing ecosystem services that
support a healthy economy and our social well-being. For example, they regulate climate, clean our
fresh water, generate and clean our soils, recycle nutrients and pollinate our crops. Two other
important ecosystems - although clearly altered by human use - were also mapped because of their
general biodiversity values: seasonally flooded agricultural field and older second growth forest
ecosystems.

Re-evaluation of Major Riparian Corridors and Other Areas
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shorebirds and waterbirds. Inland cliffs provide nesting and roosting sites for birds and bats, and
shelter and hibernation habitat for snakes and lizards.
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(inland cliffs and bluffs): very steep slope, often exposed bedrock with lichens.
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CB: Coastal Bluff Ecosystems consist of low-lying, wind-swept rocky shorelines, rocky islets and
steep coastal cliffs that are influenced by proximity to the ocean. Shallow soils are often present
as soil pockets in rock cracks or crevices, or are absent altogether. Vegetation consists of salttolerant communities of mosses and lichens, grasses and herbs and sometimes low shrubs.
Specialized habitats within these sites, including vernal pools, crevices, and seepage areas,
support numerous rare plant and animal species.
Subclasses
CB:cl: coastal cliffs

SV Sparsely Vegetated Ecosystems

CB Coastal Bluff Ecosystems

Sensitive Ecosystems
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was due to intense development pressure fueled by population and economic growth. To address
this concern, the joint federal/provincial Sensitive Ecosystems Inventory (SEI) of East Vancouver
Island and Gulf Islands was undertaken in 1993 as a pilot project.
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Baynes Sound Environmental
PO Box 1017
Cumberland, B.C.
V0R 1S0

June 26th, 2017

Attn: Local Trust Committee, Gabriola Island, Islands Trust

RE: Recommended Mitigation and Compensation Measures for the Riprap
Wall and House Installed in the Backshore on Acorn Island

1. Introduction:
This is letter is an addendum to the Acorn Island Biophysical Survey Report (submitted
May, 2017) to provide detailed recommendations for mitigation and compensation of the
backshore habitat impacted by the installation of a riprap rock wall and house on this
property. Specifically, the estimated impacts to riparian vegetation, shoreline stability, and
rare or threatened species habitats on Acorn Island are addressed.
The field survey for this assessment was conducted in the post-construction phase which
means that the baseline habitat conditions are not known for the site. It is important to
mention that the original habitat conditions are estimates from observations of adjacent
shoreline and riparian habitat areas near the site. It’s also important to keep in mind that
an older house existed in the same location before this development occurred.
For an overview of the site and the subject development, refer to Section 1.0 of the survey
report.

2. Methods:
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Refer to the Acorn Island Biophysical Survey Report (May, 2017), Section 2.0 for a summary
of the methods used for this habitat assessment.

3. Results:
Refer to the Acorn Island Biophysical Survey Report, Section 3.0 for a summary of the
results found by this habitat assessment.

4. Discussion
As stated in the biophysical report for this property, the forest type on Acorn Island
resembles a Coastal Douglas-fir Moist Maritime (CDFmm/02) sub-variant Douglasfir/Arbutus plant community.
Garry oak trees are widely dispersed on the island along with other confirmed sensitive
habitat features including: two seasonal wetlands, a year-round pond, Bald eagle nest(s),
and pocket beaches along the marine shoreline that appear suitable for forage fish
spawning.
For the purposes of this study, these features have been grouped into the following three
categories based habitat type and ecosystem function.

4.1 Riparian Vegetation
4.1.1. Ecosystem Function and Estimated Impacts
Riparian vegetation is important for the proper functioning condition of all aquatic
habitats. It serves to provide shade, water retention, erosion control and wildlife habitat.
In the case of the subject house and riprap wall, most of the riparian vegetation has been
removed along the marine shoreline and requires remediation. The riparain areas around
the two seasonal wetlands and the year-round freshwater pond on the island appears
intact and well-functioning.

2
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4.1.1.1 Marine Shoreline
The riparian zone extends approximately 15 m from the high-high-tide line in a marine
environment. This zone is where shoreline stability is formed (or lost), and where a unique
assemblage of riparian plants with salinity tolerance become established.
Adjacent to the subject site, the undisturbed marine riparian zone is composed of a mix of
Douglas-fir (Pseudotsuga menziesii), Arbutus (Arbutus menziesii), Shore pine (Pinus
contorta var. contorta), Garry oak (Quercus garryana), and Bigleaf maple (Acer
macrophyllum). Shrubs include Salal (Gaultheria shallon), Common snowberry
(Symphoricarpos albus), and Oceanspray (Holodiscus discolor).
The riprap rock wall and house have eliminated most of the riparian vegetation within the
footprint of this development, while replacing some of this area with non-native plant
species.

4.2 Marine Shoreline Stability
4.2.1. Ecosystem Function and Estimated Impacts
The shoreline of Acorn Island is characterized by a series of sandstone shelves, low
elevation rocky bluffs, and pocket bays with cobble/gravel/shell sediment accumulations.
The subject house and riprap wall are located adjacent to a small pocket bay at the head
of a narrow inlet that is naturally confined by sandstone bedrock and bluff.
In general, localized shoreline stability is enhanced by hard shoreline structures (such as
bedrock) and well-rooted riparian vegetation (see Section 4.1 above). These features
function to prevent sediments from eroding from the immediate shoreline (as a result of
tidal action or storm surge events), but often transfer wave energy to adjacent shorelines
causing erosion nearby.
Shoreline sediment accumulations that result from shoreline erosion can negatively impact
intertidal habitat areas by infilling interstitial spaces important for invertebrates (and other
species), and/or changing the beach sediment composition completely.

3
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There is a small amount of shoreline erosion evident adjacent to the subject riprap rock
wall that appears to be adding a small volume of fine sediment and organic matter to the
adjacent pocket beach.
The subject riprap rock wall is located along a soft sediment (i.e., non-bedrock) interface
along the backshore and the upland terrestrial habitat, but does not span the entire length
of the fine sediment shoreline of this inlet. Although the wall is likely preventing an
increase in shoreline erosion by protecting the softer ground at the head of the inlet, it is
also likely transferring wave energy outward to the shoreline segments not protected by
bedrock (as evidenced by erosion mentioned above).
Shoreline stability concerns like the erosion described above are what prompted the
landowners to install the riprap wall in front of their new house, as well as concern for
beach wood accumulation under the new deck. It’s important to note that similar shoreline
protections are in place naturally at this site by way of the sandstone bedrock lining most
of the inlet.

4.3 Rare or Threatened Species
4.3.1 Ecosystem Function and Estimated Impacts
Maintaining biodiversity and unique habitats for rare or threatened species on private
property like this is important for maintaining functional ecosystem(s) across wider
landscapes. It is important to remember that a lack of observation of a rare or threatened
species in an area does not confirm its absence unless the field investigation has targetted
a particular species.
Garry Oak trees were observed on the subject property but do not represent a Garry Oak
Ecosystem in this location. Bald Eagle presence on Acorn Island was also evident by the
confirmed nest within 100-m of the subject house (refer to Section 2.2.3 of the biophysical
report for more detail).

5. Conclusions:
For the shoreline and riparian area impacted by the construction of the subject house and
riprap wall, the following measures are recommendations to mitigate and compensate for
4
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estimated habitat losses, and should be written into a conservation covenant(s) or other
protection measures by the Islands Trust for this property.

5.1 Riparian Vegetation Loss:
In the case of the subject development, most of the native riparian vegetation was
removed along the marine shoreline and this habitat loss requires localized remediation.
The riparian zone extends from the high tide line to 15-m inland and requires a natural
density of native trees and shrubs to provide required shade, erosion control and wildlife
habitat along the shoreline.
A variety of seedling trees and shrubs should be transplanted into the riparian zone
around riprap wall and house (see Section 4.1.1.1. of this report for a list of suggested
species). The owners should hire a professional Landscaper with expertise in Native Plant
Landscaping to produce a plan designed to restore or compensate for losses in shoreline
vegetation function around the development site.
5.1.1. Garry Oak Trees:
It is unclear whether any Garry oak trees were removed during the subject development,
but for future construction it is recommended that a Protected Root Zone is established
for each individual Garry oak tree nearby by installing a circle of protective fencing around
the dripline of each tree1. Lateral roots of Garry Oak trees can extend beyond the dripline
by as much as twice the crown radius, so it is important to protect as large an area as
possible around the tree with fencing prior to the start of construction.
5.1.2. Bald Eagle’s Nest Trees:
The provincial Best Management Practices (BMPs) for development activity near
established Bald eagle (Haliaeetus leucocephalus) nests2 in rural areas recommends a

The Best Management Practices for Garry Oak and Associated Ecosystems
(http://www.goert.ca/documents/GOERT-BMPs.pdf) as retrieved on 16-May-17.
2
The Environmental Guidelines for Urban and Rural Land Development in British Columbia: Fact Sheet #10
Bald Eagles and Ospreys (http://www.wildlifetree.ca/docs/Fact-Sheet-10-eagles-osprey.pdf) as retrieved on
30-May-17.
1

5
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minimum of a 100-m buffer distance from nest tree to proposed construction and these
setbacks must be established prior to approval of any proposed future development.

5.2 Marine Shoreline Erosion
5.2.1. Shoreline Stability
There is little evidence that the subject shoreline has been de-stabilized as a result of the
installation of the riprap wall aside from a little erosion adjacent to the wall on one end.
The gaps between the wall ends and the beginning of the sandstone bedrock that
constrains the shoreline on either side of the wall could be protected with a softengineered approach such as a log-crib structure if the erosion becomes more
pronounced. A baseline erosion and sediment control study should be established in the
present and monitored in the future to determine if the riprap wall is having long-term,
cumulative negative impact on the surrounding shoreline.
If it is found that there is a net-negative impact, then the owner will need to hire a
bioengineering specialist with experience in shoreline stabilization for specific design and
installation requirements for this site.
5.2.2. Forage Fish Spawning Habitat:
The loss of fine sediment recruitment from the shoreline by the wall for forage fish
spawning habitat is not a large concern given the small area of this pocket beach and the
high volume of beach log accumulation in the high intertidal area which likely acts to
prevent spawning. It is important to mention that forage fish spawning activity has not
been confirmed on Acorn Island and that compensatory measures will not be
recommended unless spawning is confirmed.

5.3 Impacts to Species-at-Risk Habitat
No Species-at-Risk (SAR) habitat aside from Garry Oak trees and Bald Eagles nests were
identified in this preliminary biophysical assessment. A more detailed field investigation
may reveal SAR on Acorn Island although it will not be possible to confirm whether or not
SAR were directly impacted by the subject development. As such, it is recommended that
the following sensitive habitats be protected in the future by the following buffers (with
6
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conservation covenant(s) or other protection measures developed by the Islands Trust on
this property):
•
•
•

The two seasonal wetlands should receive a 15-m riparian buffer setback.
The year-round freshwater pond should receive a 15-m riparian buffer setback.
All marine shorelines should receive a 15-m riparian buffer setback.

The setback areas for all three habitat types should restrict future development and
motorized vehicle access, and be designed to provide maximum protection for sensitive
SAR possibly residing in these areas.

Please do not hesitate to contact me if you have any questions.

Sincerely,

Kayt Chambers, R.P.Bio.
kayt.chambers@gmail.com
(250) 650-5143
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Top Priorities

Gabriola Island
No.
1

Description
Housing Options
Review Project

Activity
Review Gabriola OCP and LUB policy/regulations to allow
option for secondary suite in lieu of accessory cottages on
lots over 2ha and over existing buildings; review temporary
dwelling regulations; draft new proof of water requirements
for subdivision regulations.

R/Initiated
07-May-2015

1

First Nations
Relationship Building

2

Develop a new
ecological protection
zone for the LUB.

Research and develop a new ecological protection zone as
part of the Parks (P) OCP designation. Update zoning of
Coates Marsh and Burns Acres Nature Reserve properties.

11-May-2017

3

Water taxi feasibility

Review feasibility for zoning provisions for a water taxi at or
near Descanso Bay, Gabriola Island.

14-Jul-2016

Responsibility

Target Date

Sonja Zupanec

Fiona MacRaild

Sonja Zupanec

Page125
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Projects

Gabriola Island
Description
DeCourcy Island OCP and Bylaw Review

Activity
Review DeCourcy Island Official Community Plan and
Regulatory bylaws; establish an Advisory Planning
Commission. Topics include: park areas without park
zoning, DAI Bylaw, subdivision polices and regulations
(added March 2017).

R/Initiated
21-Apr-2011

Hazardous areas/Steep Slopes DPA

Consider hazardous areas and steep slopes development
permit area designation; consider how to address areas of
potentially problematic soils, shoreline erosion, and
localized areas of steep terrain

21-Feb-2013

Forage Fish Mapping Workshop

March, 2013 resolution

05-Sep-2013

Land Based Aquaculture

Review most recent provincial direction on land based
aquaculture and develop appropriate policies and
regulations.

16-Jan-2014

Biodiversity Protection

Identify measures to protect biodiversity

19-Jan-2012

Coastal areas protection

Review OCP and LUB to improve protection of coastal
areas.

19-Jan-2012

Water Protection

Review OCP and LUB to protect water quality and quantity.

19-Jan-2012

First Nations cultural references

Consider First Nations cultural references in land use
planning; Work with Snuneymuxw First Nation (SFN) to
seek funding for archaeological mapping and host and invite
SFN Councillor Geraldine Manson to make a storytelling
presentation on Gabriola.

27-Jan-2011

Eelgrass protection

Consider implementing Eelgrass protection regulations
(see February 19, 2014 memorandum).

14-May-2014

Snuneymuxw Protocol Agreement

Implementation of Snuneymuxw First Nation Protocol
Agreement

22-Jan-2015
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Projects

Gabriola Island
Description
Gabriola Village Plan

Activity
Undertake a comprehensive review of policies and
regulations with respect to the Gabriola Village Core

R/Initiated
02-Apr-2015

Snuneymuxw Relationship Building

Strengthen relationship with Snuneymuxw First Nation

02-Apr-2015

Food Trucks

Review land use bylaw regulations with respect to food
trucks

02-Apr-2015

Eagle Nest Mapping

Incorporate eagle nest mapping into the OCP

02-Apr-2015

Green Energy

Consider policy and regulatory mechanisms to encourage
green and renewable energy

02-Apr-2015

Vacation Rental Review

Review bylaws with respect to temporary use permits for
short term vacation rentals

07-May-2015

CDF Conservation

Consider policies and other recommendations regarding
land use planning tools that will effectively conserve Coastal
Douglas-fir forest ecosystems.

14-Jan-2016

Gabriola Water Taxi

Review Official Community Plan and Land-Use Bylaw
provisions to encourage water taxi service at or near
Descanso Bay

15-Feb-2016

Mudge Island OCP Review

Targeted OCP review to include housekeeping
amendments; review of maximum permitted lot coverage;
rainwater collection cisterns being excluded from lot
coverage calculations.

14-Jul-2016
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IslandsTrust

Projects

Gabriola Island
Description
LUB Amendments

Review and update the Gabriola Build Out Map

Activity
- Review of temporary sawmill regulations
- Definition of personal use of animals for SRR zoned lots
- Review of how cisterns and solar panels are regulated as
structures subject to lot coverage calculations
-Review of section B.2.1.1 for variances within DP3
-Review minimum average parcel size calculations in LUB
and OCP to ensure consistent and supportive of more than
5% dedication of parkland
-IN1 zoning to ensure consistent with existing Arts Council
use.

R/Initiated
08-Sep-2016

11-May-2017

Page 3 of128
3

SIS

Print Date: August 30, 2017

IslandsTmst

Applications

Development Permit
File Number
GB-DP-2017.2

Applicant Name
Zane, Michael

Date Received
03-Aug-2017

Purpose
PID: 009-796-045 To bring property into bylaw compliance
Civic: Acorn Island

Planner: Teresa Rittemann
Planning Status
Status Date:

Development Variance Permit
File Number
GB-DVP-2016.3

Applicant Name
Van Herwaarden,
Lynn
Planner: Linda Prowse

Date Received
24-Aug-2016

Purpose
PID: 003-422-852 539 Wildwood Crescent, Gabriola Island. DVP to bring
property into compliance.

Planning Status
Status Date: 18-Aug-2017
Sent letter to the property owner reiterating what we spoke about yesterday and asking her (or her surveyor) to forward
the completed site plan to planning staff.
Status Date: 17-Aug-2017
Planning staff contacted the owner and met with her. Reiterated the need for a survey showing the buildings and
structures in and near the stream. Took some picture.<br>The owner is willing to get the surveyor to come and get the
site plan up to the standard that the Land Use Bylaw requires.
Status Date: 17-Aug-2017
Planning staff contacted the owner and met with her. Reiterated the need for a survey showing the buildings and
structures in and near the stream. Took some picture.<br>The owner is willing to get the surveyor to come and get the
site plan up to the standard that the Land Use Bylaw requires.
File Number
GB-DVP-2017.1

Applicant Name
Zane, Michael

Date Received
03-Aug-2017

Purpose
PID: 009-796-045 To bring property into bylaw compliance. Civic address:
Acorn Island

Planner: Teresa Rittemann
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Applications
Planning Status
Status Date:

File Number
GB-DVP-2017.2

Applicant Name
Date Received
STEVEN J USHER
18-Aug-2017
FRANCES A USHER
Planner: Madeleine Koch

Purpose
PID:006-982-123 Setback adjustment required to build garage. 762 Seagirt
Road, Gabriola Island.

Planning Status
Status Date:

Liquor Control Branch
File Number
GB-LCB-2017.1

Applicant Name
Date Received
Surf Lodge DBA
24-Aug-2017
1019155 BC Ltd.
Planner: Sonja Zupanec

Purpose
PID: 006-986-170 - 885 Berry Point Road. Structural Change Application.

Planning Status
Status Date:

Rezoning
File Number
GB-RZ-2016.1

Applicant Name
Williamson &
Associates

Date Received
09-Feb-2016

Purpose
PIDs:006-654-941, 005-030-480, 009-735-968, 003-010-431, 006-635-121,
027-939-804, 027-939-791\nSpruce to Church Streets, Mallett Creek Density
Transfer

Planner: Sonja Zupanec
Planning Status
Status Date:

30-Mar-2017
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IslandsTrust

Applications
Proposed Bylaws 289 (OCP) and 290 (LUB) given third reading. Request RDN Board confirm receipt of receiver park
lands. Finalize restrictive covenant as per LTC resolution request. Provide clarity to LTC on process for 'right of first
refusal' for remainder lot for parkland purposes.

Subdivision
File Number
GB-SUB-2008.3

Applicant Name
C.O. Smythies &
Associates Ltd.

Date Received
06-Oct-2008

Purpose
To create 6 parcels btwn McCollum & Tait Roads. (PARCEL C (DD 51803I)
OF THE NORTH 1/2 OF THE NORTH EAST 1/4 OF SECTION 9, GABRIOLA
ISLAND, NANAIMO DISTRICT)

Planner: Teresa Rittemann
Planning Status
Status Date: 21-Aug-2017
No change in status.
Status Date: 23-Feb-2017
PLA extension request. Planner waiting for updated plan from applicant which reflects the lot boundary adjustment in
GB-SUB-2016.4
Status Date: 08-Jan-2016
PLA extension
File Number
GB-SUB-2010.2

Applicant Name
Date Received
McCollum and Krul,
13-Aug-2010
Gary and Jane
Planner: Teresa Rittemann

Purpose
1520 McCollum Road
Create 7 parcels

Planning Status
Status Date: 21-Aug-2017
No change in status.
Status Date: 14-Jun-2017
MOTI sent PLA with conditions for the applicant to meet.
Status Date: 24-May-2017
No change in status.
File Number

Applicant Name

Date Received

Purpose
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GB-SUB-2011.1

Applications
Williamson &
Associates
Professional
Surveyors
Planner: Marnie Eggen

23-Dec-2010

To create 2 parcels on Daniel Way (THE NORTHWEST 1/4 OF THE
SOUTHEAST 1/4 OF SECTION 22, GABRIOLA ISLAND, NANAIMO
DISTRICT, EXCEPT PARTS IN PLANS 22029, 30038, 32376 AND VIP54644)

Planning Status
Status Date:
No change

08-Jan-2016

Status Date: 13-Jan-2015
Applicant working to satisfy conditions
Status Date:
PLA received
File Number
GB-SUB-2012.2

14-Mar-2014

Applicant Name
Date Received
Powell, Don
24-Oct-2012
Planner: Teresa Rittemann

Purpose
725 Church Street - subdivision to create one new lot and a remainder lot

Planning Status
Status Date: 21-Aug-2017
No change in status.
Status Date: 31-Mar-2015
Applicants are waiting for the right time to continue with their application with MOTI and to remove the conditions in the
PLNA to change it to a PLA. MOTI confirmed this is the case.
Status Date: 03-Sep-2014
Status has not changed. Still awaiting MOTI direction that reasons for non-approval have been overcome
File Number
GB-SUB-2013.3

Applicant Name
Date Received
Smythies &
28-Oct-2013
Associates
Planner: Teresa Rittemann

Purpose
411 Daniel Way
subdivision to create 2 parcels

Planning Status
Status Date: 21-Aug-2017
No change in status.
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Applications
Status Date: 01-Apr-2016
MOTI response that there has been no recent action on this file but it will remain open, and the applicant is working with
the ALC at this time
Status Date: 29-Feb-2016
No change in status.

File Number
GB-SUB-2016.2

Applicant Name
Date Received
MACKAY, IKE
23-Feb-2016
Planner: Teresa Rittemann

Purpose
PIDs: 004-857-119 and 004-614-771 Lot Boundary Adjustment

Planning Status
Status Date: 21-Aug-2017
No change in status.
Status Date: 05-May-2016
Awaiting response from MOTI to issue PLA or PLNA.
Status Date: 17-Mar-2016
File TR completed review and sent referral report to MOTI and copied to Gabriola LTC and applicant.
File Number
GB-SUB-2016.4

Applicant Name
Date Received
C.O. Smythies &
20-May-2016
Associates
Planner: Sonja Zupanec

Purpose
PIDs: 001-271-806 and 009-735-755 Boundary adjustment. Civic
address:1610 Hess Road, Gabriola Island.

Planning Status
Status Date: 08-Jun-2016
Referral response sent to MOTI and copied to applicant and LTC.
File Number
GB-SUB-2016.6

Applicant Name
C.O. Smythies &
Associates
Planner: Linda Prowse

Date Received
08-Sep-2016

Purpose
PID: 000-305-120 215 Easthom Road, Gabriola Island. 3 lot subdivision.

Planning Status
Status Date:
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File Number
GB-SUB-2017.1

Applications
Applicant Name
Williamson &
Associates
Professional
Surveyors
Planner: Linda Prowse

Date Received
26-Jan-2017

Purpose
PIDS: 000-427-110,025-720-821 & 025-720-830 Civic addresses: 1885 Martin
Road, 1860 Martin Road & 1875 Stalker Road, Gabriola Island. Boundary
adjustments.

Planning Status
Status Date: 05-May-2017
PLA Received
File Number
GB-SUB-2017.2

Applicant Name
Date Received
Williamson &
19-Jan-2017
Associates
Planner: Madeleine Koch

Purpose
PIDs: 009-739-602 and 000-105-287. Lot line adjustment. Civic 831
Chelwood Road, Gabriola Island, BC

Planning Status
Status Date:
File Number
GB-SUB-2017.3

Applicant Name
HENDRIKS, TREVOR

Date Received
24-Apr-2017

Purpose
PID: 004-032-721 - 2 lot subdivision split by a road. Civic address:1802
Stalker Road, Gabriola Island, BC.

Planner: Linda Prowse
Planning Status
Status Date: 05-May-2017
Subdivision Referral Report sent to MOTI

Temporary and Industrial Use Permit
File Number
GB-TUP-2016.1

Applicant Name
Date Received
MCAFEE, IAN
09-Oct-2015
Planner: Teresa Rittemann

Purpose
PID: 003-135-276 1070 Chappel Place, Gabriola Island. STVR.

Planning Status
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Status Date: 19-Jun-2017
No change in status.
Status Date: 26-Apr-2017
Planner reviewing application and waiting for additional information from applicant.
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LTC EXP SUMMARY REPORT F2018
Invoices posted to Month ending June 2017

620 Gabriola

Invoices posted to Month ending June 2017

Budaet

Spent

Balance

LTC "Trustee Expenses"

1,500.00

316.70

1,183.30

65200-620

LTC - Local Exp - LTC Meeting Expenses

4 ,750.00

1 , 001.17

3,748.83

65210-620

LTC - Local Exp - APC Meeting Expenses

600.00

104.00

496.00

65220-620

LTC - Local Exp - Communications

1 ,250.00

0.00

1,250.00

LTC - Local Exp - Special Projects
65230-620
TOTAL LTC Local Expense

1 , 000.00

0.00

1 , 000.00

7,600.00

1 ,105.17

6 , 494.83

1 , 000.00

0.00

1 , 000.00

65000-620
LTC Local

Projects

73001-620-4063

Gabriola First Nations Relations

73001-620-4064

Gabriola Housing Options Review

73001-620-4080
Gabriola Housing Needs Assessment
TOTAL Project Expenses

2,500.00

1 , 868.98

631.02

5,000.00

0.00

5,000.00

8,500.00

1 , 868.98

6 , 631.02
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Gabriola Island Local Trust Committee
POLICIES AND STANDING RESOLUTIONS
Updated: February 2, 2016
No Meeting
Date

Resolution
No.

Issue

Policy and Description

1.

GB-025-2010

Communication
Towers and Antennae

It was MOVED and SECONDED that the Gabriola Island Local Trust Committee adopt the
following standing resolution:
 Proposals for any new or expanded communication towers and antennae require an
application to the Gabriola Islands Local Trust Committee.
 The application process shall comprise a public consultation component, which includes at
least one notification to neighbours, one public meeting and one advertisement in both
local newspapers.
 The public consultation process shall be determined by the Local Trust Committee after
initial review of the proposal; however, as a minimum, the proponent shall give written
notice to Islands Trust Northern Office staff and the Snunéymuxw First Nation, all owners
and residents of properties within a 2 kilometre radius of the subject property where the
facility is proposed. The required notice shall include the following information:
o the proposed location of the tower on the subject site
o a description of the predicted power density level of the antenna/tower
o methods to mitigate any aesthetic or visual impact
o description of the natural environment, any sensitive ecosystems or other important
habitat areas within 120 metres of the subject property and mitigation of impacts to
such areas
o physical details and example illustrations of the tower including its height, colour, type
and design
o the time and location of a public meeting and advertising
o the name and contact information of the contact person employed by the proponent
o the name and all contact information of the Islands Trust planning staff available for
public comments and questions regarding the proposal; and
o the proponent may be required to enter into a cost recovery agreement with the
Islands Trust, in order to offset application
processing costs incurred.

January
29, 2010
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