
Denman Island Local Trust Committee
Regular Meeting Revised Agenda

 
Date: August 7, 2018

Time: 9:30 am

Location: Denman Activity Centre

1111 Northwest Rd, Denman Island, BC

Pages

1. CALL TO ORDER 9:30 AM - 9:30 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 9:30 AM - 9:40 AM

3.1 Submission regarding Dangerous on Denman Beaches and Shelfish Tenure License
changing to a Lease

4 - 13

4. MINUTES 9:40 AM - 9:45 AM

4.1 Local Trust Committee Minutes dated June 26, 2018 for Adoption 14 - 23

4.2 Section 26 Resolutions-Without-Meeting Report dated July 30, 2018 24 - 24

4.3 Advisory Planning Commission Draft Minutes dated June 26, 2018 - for receipt 25 - 28

5. BUSINESS ARISING FROM MINUTES 9:45 AM - 9:55 AM

5.1 Follow-up Action List dated July 30, 2018 29 - 30

5.2 Amendment to Denman Island Fees Bylaw, 2007 - Fee for Liquor Control and Licensing
Branch Cannabis Retail License Application  - Staff Report

31 - 35

6. DELEGATIONS - none

7. CORRESPONDENCE - none

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

8. APPLICATIONS AND REFERRALS 9:55 AM - 10:45 PM

8.1 DE-DP-2018.2 (Doheny) – Staff Report 36 - 65



8.2 DE-DP-2018.1 (Comox Valley Regional District (CVRD)) - Staff Report 66 - 116

9. LOCAL TRUST COMMITTEE PROJECTS 10:45 AM - 11:15 AM

9.1 Denman Farm Plan Implementation Project – Memorandum 117 - 149

9.2 Denman Island Shared Narrative of Place, Community Event Planning - for discussion

10. REPORTS 11:15 AM - 11:45 AM

10.1 Work Program Reports

10.1.1 Top Priorities Report dated July 30, 2018 150 - 150

10.1.2 Projects List Report dated July 30, 2018 151 - 152

10.2 Applications Report dated July 30, 2018 153 - 158

10.3 Trustee and Local Expense Report - none

10.4 Adopted Policies and Standing Resolutions 159 - 159

10.5 Local Trust Committee Webpage

10.6 Chair's Report

10.7 Trustee Reports

10.8 Islands Trust Conservancy Report - none

10.9 Electoral Area Director's Report - none

 

----------- BREAK 11:45 AM TO 11:55 AM -------------

11. NEW BUSINESS 11:55 AM - 12:30 PM

11.1 Housing Needs Assessment Report - Northern Region of Islands Trust - Staff Report 160 - 300

11.2 Denman Community Land Trust Association Housing Agreement - Memorandum 301 - 314

11.3 Trust Programs Committee - Service Integration - Briefing 315 - 315

11.4 Islands Trust Conservancy - Regional Conservation Plan Briefing 316 - 319

11.5 Agricultural Land Commission (ALC) Notification for Proposed Road Allowance in the
ALR near Swan Road - Memorandum

320 - 333

11.6 Cannabis Production in the Agricultural Land Reserve (ALR) - for discussion 334 - 334

11.7 BC Ferries Electronic Sign - for discussion

2



12. UPCOMING MEETINGS

12.1 Next Regular Meeting Scheduled for Tuesday, October 9, 2018 at 9:30 am at the
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13. TOWN HALL 12:30 PM - 12:40 PM

14. CLOSED MEETING - none
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Denman Island Local Trust Committee 
Minutes of Regular Meeting 

 
Date: 
Location: 

June 26, 2018 
Denman Activity Centre 
1111 Northwest Rd, Denman Island, BC 

 
Members Present: Susan Morrison, Chair  

David Critchley, Local Trustee  
Laura Busheikin, Local Trustee  

 
Staff Present: 

 
Marnie Eggen, Island Planner 

 

Vicky Bockman, Recorder  
 
Others Present: Approximately fourteen (14) members of the public 

1. CALL TO ORDER 

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

Chair Morrison called the meeting to order at 9:32 am.  She acknowledged that the meeting was 
being held in territory of the Coast Salish First Nations, welcomed the public and introduced 
Local Trustees, staff and recorder. 

2. APPROVAL OF AGENDA 

The following addition was presented for consideration: 

9.1 Correspondence dated June 22, 2018 from Dr. Nadine Gourkow 

By general consent the agenda was adopted as amended. 

3. TOWN HALL  

 Doug Wright of the Growers and Producers of Denman and Hornby Islands (GPA) spoke on 
their behalf with a preliminary response to the Denman Farm Plan Implementation project 
referral. He commented on several proposed policies, definitions, commercial cannabis 
production, and farm housing; and advised that the GPA does not support the removal of 
agriculture and horticulture as permitted uses on R1 and R2 properties. He submitted his 
speaking notes for the record. 

 Harlene Holm, on behalf of the Denman Community Land Trust Association (DCLTA), 
submitted the document: Owner Statutory Declaration in the Matter of a Housing 
Agreement with the Denman Island Local Trust Committee (LTC), signed by a notary. She 
advised that this document has been created for the DCLTA’s ridge property. 

 A member of the public opposed elimination of agriculture as a permitted use on small lots, 
opposed the consideration of cannabis issues in the Farm Plan Implementation project, and 
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supported more community consultation on potential cannabis regulations. She submitted 
correspondence dated June 22, 2018 for the record. 

 A community member inquired if the LTC would support an initiative to include Denman 
Island beaches in the Comox Valley Regional District (CVRD) Parks and Trails Greenways 
Master Plan. 
o Trustees commented that more information on this proposal would be helpful to inform 

their possible consideration. 
 Louise Bell spoke in favour of the LTC’s granting of the DCLTA’s Development Variance 

Permit (DVP) application to vary proof of water requirements for subdivision, outlining the 
circumstances and rationale for this position. She urged the LTC to act without delay to 
support this creation of affordable housing. She submitted her presentation notes for the 
record. 

 Doug Olstead, speaking on behalf of DCLTA, advised that staff have been provided with 
verification of the Ministry of Transportation and Infrastructure’s (MoTI) position to agree to 
accept a potable water waiver for one of the two lots proposed in the lot line adjustment. 
He pointed out that the staff report on file DE-DVP-2018.1 does not reflect this and objected 
to the recommended denial of issuance presented in that report. 

 Dorrie Woodward, Chair of the Association for Denman Island Marine Stewards (ADIMS), 
expressed appreciation for the support for the Baynes Sound and Lambert Channel 
Ecosystem Forum that the Islands Trust has provided. She noted that ADIMS intends to 
address Trust Council to encourage additional support to expedite this initiative. She asked 
the LTC to consider decision making opportunities and consultation with Kimberly Dunn of 
the World Wildlife Fund to advance this project. She submitted her speaking notes for the 
record.  

 A member of the public observed that mobile food truck operations appear to be limited to 
the BC Ferry landings. She explained that she would like to provide this service in an 
alternative location and requested that the LTC consider expansion of that regulation to 
increase options for fresh, affordable food on Denman Island.  
o A Trustee suggested that the individual might contact staff or Trustees to discuss the 

initiative further. 

 A neighbour whose property is adjacent to the proposed seniors’ Affordable Housing project 
stated that his concerns regarding access to his back yard, screening and effects on water, 
have not been addressed. He advised that he is not opposed to affordable housing; 
however, the lack of communication has been problematic and he requested assistance in 
resolution of his concerns. 
o Discussion followed on the process and options at agenda item 10.1.  

 
4. COMMUNITY INFORMATION MEETING - none 

5. PUBLIC HEARING - none 

6. MINUTES 

6.1 Local Trust Committee Minutes dated May 1, 2018 - for Adoption 

By general consent the minutes were adopted. 

6.2 Section 26 Resolutions-Without-Meeting Report dated June 19, 2018 

Received. 

15



DRAFT 

Denman Island DRAFT 3 
Local Trust Committee Minutes 
June 26, 2018 

6.3 Advisory Planning Commission Draft Minutes dated June 13, 2018 - for receipt 

The LTC received the draft minutes and a Trustee expressed appreciation for the level of 
detail included. 

7. BUSINESS ARISING FROM MINUTES 

7.1 Follow-up Action List dated June 19, 2018 

Planner Eggen provided updates on several items.  

Discussion followed on the February 6, 2018 item regarding the invitation to the BC 
Farm Industry Review Board to meet, with the following noted: 

 Staff has not received a response and will follow-up with an inquiry; and 

 The item’s status was requested to be changed to “On Going”. 

7.2 Standing Resolution regarding Pro-Active Bylaw Enforcement on Short Term Vacation 
Rentals - Staff Report 

DE-2018-056 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee adopt the following standing resolution: 
“That Bylaw Enforcement staff undertake proactive enforcement of Short-term Vacation 
Rentals on Denman Island”. 

Trustee Critchley spoke to the motion summarizing the background that has led to this 
resolution and confirmed that Bylaw Enforcement staff will be making efforts to work 
with unlawful operations to bring them into compliance. 

Trustee Busheikin confirmed her support for the standing resolution having spoken to 
many constituents voicing concerns regarding Short-term Vacation Rentals on Denman 
Island since the last meeting. 

The question on the motion was then called. 

CARRIED 

8. DELEGATIONS - none 

9. CORRESPONDENCE  

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

9.1 Correspondence dated June 22, 2018 from Dr. Nadine Gourkow 

Trustees discussed the request to discharge a covenant on the title of Dr. Gourkow’s 
property to enable a subdivision. They expressed concern that covenants are generally 
designed in perpetuity, that details of this case are unknown to them, and removal 
might set a precedent. They recognized that other options might be available for Dr. 
Gorkow’s consideration.  

Trustee Busheikin offered to inform Dr. Gourkow of the LTC’s non-support of this 
request. 
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10. APPLICATIONS AND REFERRALS 

10.1 DE-DVP-2018.1 Wooley/Rempel/Severn (Denman Community Land Trust Association) 
- Staff Report  

Planner Eggen presented the staff report that addresses a DVP to vary the proof of 
water requirement for one of two lots proposed to be subdivided by a lot line 
adjustment. She advised that the Denman Island Official Community Plan (OCP) policies 
place value on regulating proof of water through subdivision, including lot line 
adjustments. 

Trustees expressed support for granting the DVP as the adjustment in the lot line 
represents a minor change of use of an easement right-of-way to a dedicated access, 
adequacy or potability of water on Parcel L is not an issue in this circumstance, and the 
OCP contains policies supportive of affordable housing. 
 
Discussion continued regarding the effects of the project on the adjacent landowner 
with the following comments noted: 

 Consideration of this DVP for varying proof of water requirement for the subject 
property (Parcel L) is separate from the rezoning application for affordable housing; 

 The neighbour was advised of an option to contact MoTI as that agency is the 
approving authority, while the LTC is a referral agency; 

 Trustees and staff suggested that a meeting to address the concerns might be 
conducted between affected neighbours, including a mediator if necessary, and 
proposed that if not resolved, the issues might be brought forward at the time of 
consideration of the rezoning application. 

DE-2018-057 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee approve issuance of Development 
Variance Permit DE-DVP-2018.1 to vary sections 2.8.8 and 2.8.12 of Denman Island Land 
Use Bylaw No. 186, 2008 (proof of water requirements for subdivision). 

CARRIED 

11. LOCAL TRUST COMMITTEE PROJECTS 

11.1 Relationship Building with K'ómoks First Nation  

By general consent item 11.1.2 was moved to follow 10.1 

11.1.2 Staff Report  - Denman Island Shared Narrative of Place Project 

Planner Eggen presented the staff report that requests that the LTC review and 
remove Follow-up Action List items related to First Nations engagement that 
might be captured in the Denman Island Shared Narrative of Place Project 
Charter. She suggested that the LTC may also wish to add items to the Project 
Charter to reflect outcomes from the K’ómoks First Nation Intergovernmental 
Engagement meetings. 

17



DRAFT 

Denman Island DRAFT 5 
Local Trust Committee Minutes 
June 26, 2018 

Trustees were supportive of the requested approach to tracking items related to 
First Nations engagement and discussed potential changes to the Project 
Charter. 

DE-2018-058 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee request staff to remove items 
related to First Nations engagement from the Follow Up Action List. 

CARRIED 

DE-2018-059 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee amend the Shared Narrative of 
Place Project Charter as follows: 

 Add to Out of Scope: Amend the Official Community Plan to reflect the Local 
Trust Committee’s intentions around First Nations engagement and rights 

 Add to In Scope: Follow-up from Intergovernmental Meetings 

 Objectives, second bullet, second line: change “K’ómoks FN” to “FN”. 
 

CARRIED 

DE-2018-060 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee endorse the Shared Narrative of 
Place Project Charter as amended. 

CARRIED 

11.1.1 Follow Up from K'ómoks First Nation Intergovernmental Engagement Meeting 
#3 – Reflections and Discussion 

Trustees discussed the importance of follow-up to maintain the positive 
momentum that has been achieved with these meetings.  
 
A Trustee suggested possible approaches and topics to pursue including the 
following: 

 Investigate K’ómoks First Nation’s interest in creation or leadership of an 
ongoing Baynes Sound/Lambert Channel Forum working group; 

 Clarification of K’ómoks First Nation’s request for recognizing their 
jurisdiction over the estuary; 

 Follow through on ideas raised at the meeting such as holding events on 
Denman and Hornby Islands, and hiring of a K’ómoks First Nation individual 
to assist with mapping and place names of historical significance. 
 

Discussion of these proposed topics ensued with the following points noted: 

 It might be prudent to seek legal counsel and clarification on estuary 
jurisdiction questions ; 

 A Trustee noted that a partnership versus leadership role for First Nations in 
future Baynes Sound/Lambert Channel Forums might be a preferable 
arrangement; and 
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 Advancing discussion of topics through an informal meeting was supported 
as a first step prior to attendance at a Chief and Council Meeting and 
Trustee Busheikin offered to follow-up on this option. 

11.2 Bylaw No. 225 - Marine Issues (Driving on the Foreshore) - for adoption 

That Denman Island Local Trust Committee Bylaw No. 225, cited as "Denman Island Land 
Use Bylaw No. 186, 2008, Amendment No. 1, 2017", be adopted. 

DE-2018-061 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee Bylaw No. 225, cited as “Denman Island 
Land Use Bylaw No. 186, 2008, Amendment No. 1, 2017”, be adopted. 

CARRIED 

Trustees proposed that a communication piece regarding this bylaw be created to 
provide clarity and address questions the community might have. 

DE-2018-062 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee request staff to create a media release 
regarding Bylaw No. 225. 

CARRIED 

11.3 The Denman Farm Plan Implementation Project – for discussion 

Trustees addressed misconceptions circulating in the community regarding the LTC’s 
intentions for agriculture and horticulture on small lots. They clarified that the Denman 
Island Advisory Planning Commission (APC) and GPA are being requested to provide 
analysis of prohibiting horticulture and agriculture on R1 and R2 lots for the LTC’s 
consideration, as concerns have been heard regarding possible nuisance from intensive 
agriculture operations on small lots. They provided assurance that there would be full 
community discussion on this and all Farm Plan Implementation recommendations. 

DE-2018-063 
It was MOVED and SECONDED, 
that the following information be provided to the Advisory Planning Commission and 
Growers and Producers of Denman and Hornby Islands: 
 
Clarification of request to the Denman APC to provide analysis of prohibiting 
horticulture and agriculture on R1 and R2 lots: 

 
The LTC is aware that current definitions of horticulture and agriculture allow 
substantial operations to lawfully take place in relatively high-density small lot 
neighbourhoods. Over the years, community members have expressed concerns about 
this, and there are plenty of examples of difficult situations from other places.  

 
Before deciding whether to address this issue as part of the Farm Plan project, or as its 
own discrete project, the LTC is interested to hear community feedback in the form of 
comments from the APC and the Growers and Producers Association.  
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The LTC is not considering prohibiting gardens, orchards or other personal-use growing 
anywhere on Denman. The LTC is asking the question, “Is there reason to consider limits 
on the scale and type of agricultural and horticultural activities on some residential lots, 
and if so, do you have any recommendations about criteria (zoning, lot size, setbacks, 
type of activity, number of animals, types of crops, or other issues)?” 

CARRIED 

Trustees discussed options for the Community Information Meeting (CIM) on the Farm 
Plan Implementation project including date possibilities and effective presentation 
approaches to enhance greater community understanding of the proposal. 

12. REPORTS 

12.1 Work Program Reports 

12.1.1 Top Priorities Report dated June 19, 2018 

Trustees reviewed the Top Priorities Report and suggested possible changes, 
taking time to consider various options. 

By general consent the meeting was recessed at 11:27 am and reconvened at 11:42 am. 

DE-2018-064 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee place “Facilitating Affordable, Attainable 
and Seniors Housing” on the Top Priorities List and remove “Marine Issues”. 

CARRIED 

DE-2018-065 
It was MOVED and SECONDED, 
that the following be added in the Activity column for the Top Priority “Facilitating 
Affordable, Attainable and Seniors Housing”: “Secondary suites review, consideration of 
Denman Community Land Trust Association Rural Affordable Housing Project Final 
Report recommendations (June 20, 2013), and consideration of further opportunities to 
support housing options”. 

CARRIED 

12.1.2 Projects List Report dated June 19, 2018 

Received. 

12.2 Applications Report dated June 19, 2018 

Planner Eggen presented the Applications report, provided updates and responded to 
questions that arose. 

12.3 Trustee and Local Expense Report dated March, 2018 

Received. 

12.4 Adopted Policies and Standing Resolutions - none 

12.5 Local Trust Committee Webpage 

Trustees requested that the following be added to the webpage: 
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 Information regarding the Farm Plan Implementation Project CIM when available; 
and 

 The information piece “Reflections on the K’ómoks First Nation Intergovernmental 
Meeting June 11 & 12”. 

12.6 Chair's Report 

Chair Morrison reported on the following items: 

 Trust Council on Saturna Island went well; there was a large agenda and there will 
be a highlight piece available with information on decisions made there. 

 There will be an Executive Committee and Islands Trust Conservancy liaison meeting 
in July. 

 She will be Chairing meetings on Salt Spring Island and standing in for Trust Council 
Chair Luckham in his absence.  

12.7 Trustee Reports 

Trustee Critchley reported on his attendance at the following: 

 Trustee Office Hours; 

 Trust Programs Committee meeting; 

 Two day Baynes Sound/Lambert Channel Forum; 

 Meeting with DFO organized by Hornby Island Conservancy; 

 Meetings with MLA Scott Fraser and MP Gordon Johns; 

 World Oceans Day Art Installation and Performance; 

 Two day K’ómoks First Nation Intergovernmental Meeting; 

 APC meeting; 

 Trust Council on Saturna Island; and 

 Annual CVRD meeting. 
 

Trustee Busheikin reported on the following: 

 Attended many of the meetings mentioned in Trustee Critchley’s report; and 

 Attended a Denman Island Residents Association meeting. 

12.8 Electoral Area Director's Report - none 

12.9 Islands Trust Conservancy Report dated May, 2018 

Chair Morrison summarized the Islands Trust Conservancy report. 

13. NEW BUSINESS 

13.1 Regulation of Cannabis Production and Retail Sales and Non-Medical Cannabis Retail 
License Application Fees - Staff Report 

Planner Eggen presented the staff report that provides information regarding the 
proposed Cannabis Act and describes options for the regulation of cannabis production 
and non-medical cannabis retail sales. 
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DE-2018-066 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee adopt the following standing resolution 
with respect to the processing of non-medical cannabis retail license applications: 

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

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

The public consultation process shall be determined by the Local Trust Committee 
after initial review of the proposal. 

However, as a minimum, the Local Trust Committee will mail or otherwise deliver a 
notice to all owners and residents of properties within a 500 metre radius of the 
subject property where the establishment is proposed at least 10 days before 
adoption of a resolution providing comment on the application. The required notice 
shall include the following information: 
o Name of the applicant and a description of the proposal in general terms; 

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

resolution of the Local Trust Committee considered; 
o The name and contact information of the Islands Trust planning staff member who 

can provide copies of the proposed or amended license application; and 
o How public comments may be submitted to the Local Trust Committee. 

CARRIED 

DE-2018-067 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee request that staff prepare a draft bylaw 
to amend the fees bylaw to specify a fee for Liquor Control and Licensing Branch non-
medical cannabis retail license applications. 

CARRIED 

DE-2018-068 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee replace the item in the Projects List 
“Commercial marijuana” with “Review of Land Use Regulations for Cannabis Production 
and Retail Sales”. 

CARRIED 

14. UPCOMING MEETINGS 

14.1 Next Regular Meeting Scheduled for Tuesday, August 7, 2018 at 9:30 am at the 
Denman Activity Centre, 1111 Northwest Road, Denman Island, BC 

Trustees confirmed the next regular meeting date, time and location. 

15. TOWN HALL 

 A member of the community supported the change in wording from “marihuana” to 
“cannabis” and objected to the staff report text “Marihuana is a form of cannabis”. She 
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asked for an explanation for the LTC’s discussion of a small lot cannabis operation in 2015, 
and urged the LTC to conduct respectful discussions regarding cannabis. 
o A Trustee clarified that the LTC’s prior discussion of the small lot cannabis operation was 

in response to neighbourhood concerns.  

16. CLOSED MEETING - none 

17. ADJOURNMENT 

By general consent the meeting was adjourned at 12:29 pm. 

 
 

_________________________ 
Susan Morrison, Chair 
 
Certified Correct: 
 
 
_________________________ 
Vicky Bockman, Recorder 
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Print Date: July 30, 2018

Resolutions Without Meeting

Denman Island

Resolution DateResolution DesciptionActionResolution #

2018-07 In Favour That the Denman Island Local Trust Committee request that a joint letter be sent 

from the Denman and Hornby Island Local Trust Committees to thank the 

K"omoks First Nation for the opportunity to participate in the recent 

intergovernmental engagement meetings.

22-Jun-2018

2018-08 In Favour "THAT the Denman Island Local Trust Committee Bylaw No. 222, cited as 

"Denman Island Official Community Plan, 2008, Amendment No. 1, 2016", be 

adopted".

12-Jul-2018

Page 1 of 124
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Minutes of the Denman Island 
Advisory Planning Commission 

 
Date of Meeting: Tuesday June 26, 2018  
 
Location: 

 
Denman Island Activity Centre 
1100 Northwest Road, Denman Island, BC 

 
APC Members Present: 

 
Steve Carballeira, Chair 
David Graham, Secretary 
Edi Johnston 
Jack Forsyth 
Howard Stewart 
Alan Stoddart 
Tom Zawila 
Margie Gang 

 
Staff Present: 

 
 
Staff Present by Speakerphone: 

 

Marnie Eggen, Island Planner 
Katherine Vogt, Recorder 
 
Sonja Zupanec, Island Planner 

 

Others Present: 

 
 
 
 
 
Regrets: 

 

Laura Busheikin Local Trustee 
David Critchley, Local Trustee 
Veronica Timmins, Denman Growers and Producers 
Alliance 
3 members from the local public 

 
Rosa Telegus, APC Deputy Chair 

 

1. CALL TO ORDER 
 

Chair Carballeira called the meeting to order at 2:06 pm.  
 

2. APPROVAL OF AGENDA 
 

By general consent, the agenda from the June 13, 2018 APC meeting was approved.  
 
3. MINUTES 
 

3.1 Denman Island Advisory Planning Commission Draft Minutes dated June 13, 
2018 

 
These minutes were not yet available to APC members; but had been received 
by Secretary David Graham by email. There was some discussion about 
forwarding the minutes to members by email and adopting them by email; 
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however, this was determined to be against protocol. It was suggested to adopt 
the minutes at a later general APC meeting, but not to call a meeting specifically 
to adopt the minutes. 

 
4. Denman Island Farm Plan Project 
 

Having finished their discussion of various amendments to the Official Community Plan 
(OCP) in proposed Bylaw 228 at the June 13, 2018 APC meeting, the APC members 
continued with their discussion on proposed Bylaw 229 which suggests 17 amendments 
to the Land Use Bylaws (LUB) concerning agricultural activities, definitions and 
processes. The first 13 of these proposed amendments had been previously discussed 
and voted on. It was also requested by the Denman Island Local Trust Committee 
(DILTC) for APC members to provide an analysis of the advisability of removing 
horticulture and agriculture as permitted uses in the R1 and/or R2 zone(s). 
 
LUB Amendment 14: Add subdivision regulation that prohibits further subdivision of ALR 
land (8 out of 8 APC members present supported this proposal, which would maintain 
the current 15 Ha minimum lot size) 
 
LUB Amendment 15: Add Temporary Use Permit guidelines in the Land Use Bylaw for 
secondary dwellings in the A zone on ALR land clarifying that a dwelling is subject to ALC 
approval, must be for farm use, clustered with principle dwellings in order to avoid 
sterilization or fragmentation of farm land. On land outside the ALR, clustering is 
encouraged. (7 out of 8 APC members present supported this proposal.1 APC member 
was opposed to it due to the unreasonableness of applying an added cost of a 
Temporary Use Permit (TUP) which would be $440.00 for an initial 3 years; and 
$165.00 for a renewal TUP which would also last 3 years).  
 
LUB Amendment 16: Add TUP areas and Guidelines for “Occasional markets, fairs and 
festivals.” (8 out of 8 APC members present were against adding a TUP requirement, 
noting that such markets, fairs, and festivals tended to not be sufficiently profitable to 
afford a TUP) 
 
LUB Amendment 17: Designate TUP areas and Guidelines for agritourism 
accommodation on land in the ALR and for land outside the ALR with farm status. (7 out 
of 8 APC members present supported this proposal with the added suggestion that the 
owner be required to be present on the principal residence where the guest 
accommodations were. 1 APC member wished to abstain from voting. There was 
concern expressed over: unmanageable negative effects on ground water quality and 
quantity; fire hazards; abuse of the agritourism designation; the uncontrolled 
proliferation of substandard living conditions; the adding of an extra unnecessary 
layer of cost and legal burden to farmers; the setting up of campgrounds or other 
accommodations on otherwise un-occupied parcels of ALR land) 

 
Discussion turned to the analysis of the advisability of removing horticulture and 
agriculture as permitted uses in the R1 and/or R2 zone(s). Chair Carballeira read out a 
written clarification statement submitted by Trustee Laura Busheikin: 
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The LTC is aware that current definitions of horticulture and agriculture allow 
substantial operations to lawfully take place in relatively high density small lot 
neighborhoods. Over the years, community members have expressed concerns 
about this, and there are plenty of examples of difficult situations from other 
places.  
 
Before deciding whether to address this as part of the Farm Plan project, or as 
its own discrete project, the LTC is interested to hear community feedback in 
the form of comments from the APC and the Growers and Producers 
Association. 
 
The LTC is not considering prohibiting gardens, orchards or other personal-use 
growing anywhere on Denman. The LTC is asking the question, “Is there reason 
to consider limits on the scale and type of agricultural and horticultural activities 
on some residential lots, and if so, do you have any recommendations about 
criteria (zoning, lot size, setbacks, type of activity, number of animals, types of 
crops, or other issues)?” 
 

 The following points were discussed: 

 Setbacks do not always adequately address light and noise problems; 

 Trying to limit agricultural operations in terms of numbers is too difficult; rather, 
it would be better to approach agricultural conflicts in terms of environmental 
and social impacts, with social impacts being easily assessed by neighbor 
complaints. 

 Intensive pesticide use may cause serious damage. 

 Noxious odors can be a problem; but have often been traditionally acceptable at 
certain times of the year. 

 The present definition of ‘intensive agriculture’ only includes livestock, 
mushroom and cannabis production for commercial purposes and does not 
apply to domestic purposes production or to any other agriculture products. 

 The community should be able to self-regulate on such issues. 

 The trust complaints process was non-transparent due to confidentiality rules 
and there were no statistics available on numbers or types of complaints around 
agriculture, which made it harder to justify the need for new regulations. 

 There was a lot of worrying over future things that most likely won’t happen. 

 If there is no bylaw to contain unreasonable neighbors, then property owners 
can be stuck. 

 The Farm Practices Protection Act and the Right to Farm Act were applicable 
documents. 

 Presently the sale of agricultural products on the R1 and R2 zones are 
considered legitimate home-based businesses; but if they get too big, they 
should accept that they need to get a bigger property, move to a differently 
zoned property, or move off island. 

 
Chair Carballeira proposed that the APC encourage the DILTC to look at the 
environmental and social impacts of agricultural and horticultural activities on R1 and 
R2 lots, rather than a blanket prohibition. (7 APC members supported this proposal, 1 
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member was opposed to it on the basis that it was an important cultural foundation 
to grow and sell things, and that problems around agriculture activities were 
manageable within the community and are of rare occurrence). 
 

6. ADJOURNMENT 
 
By general consent, the meeting was adjourned at 3:12 pm. 
 

 
 
 
 
 
_________________________ 
Steve Carballeira, Chair 
 
Certified Correct: 
 
 
_________________________ 
Katherine Vogt, Recorder 
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Print Date: July 31, 2018

Follow Up Action Report

Denman Island

Target DateActivity StatusResponsibility

06-Feb-2018

Staff to invite representatives of the BC Farm Industry Review Board to meet with 

Denman LTC. April 24, 2018 update: FIRB request to put on hold until closure of 

a current FIRB complaint. June 26 2018 update: second request sent to FIRB for 

potential timing on closure of complaint.

On GoingMarnie Eggen

Target DateActivity StatusResponsibility

06-Mar-2018

Staff to issue DE-DVP-2017.2.- done. Staff to report back on subdivision potential and 

density transfer potential.

On GoingMarnie Eggen

Target DateActivity StatusResponsibility

01-May-2018

Staff amend Bylaw 228 and Bylaw 229 and bring back options for changes to Bylaw 

229.

On Going11-Sep-2018Sonja Zupanec

Marnie Eggen

1st reading given to Bylaw 228 and 229 with changes. ITPS Directives Checklist to EC. 

Bylaw referrals to Agencies and First Nations. Staff to add APC upcoming meeting 

notices on Denman Webpages. Staff to add upcoming APC meeting notices to the 

e-subscriber notifications.

On GoingBecky McErlean

Sonja Zupanec

Marnie Eggen

Staff to schedule a CIM for Bylaws 228 and 229, after receipt of referral responses. 

June 26, 2018 update: include CIM notification in Latest News.

Done20-Jul-2018Marnie Eggen

Wil Cottingham

Page 1 of 229
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Print Date: July 31, 2018

Follow Up Action Report

LTC to request EC to undertake further advocacy with DFO in opposition to the 

establishment of geoduck aquaculture in the Trust Area.

On GoingMarnie Eggen

Enforcement staff to institute a proactive bylaw enforcement policy on short term 

vacation rentals. June 26, 2018 update: LTC enacted a Standing Resolution.

DoneMiles Drew

Target DateActivity StatusResponsibility

26-Jun-2018

Staff to issue DE-DVP-2018.1. Inform MOTI. Done13-Jul-2018Becky McErlean

Marnie Eggen

Penny Hawley

Staff to remove FN engagement items from the FUAL and amend Shared Narrative of 

Plan Project Charter, as endorsed.

Done06-Jul-2018Marnie Eggen

Bylaw No. 225 adopted. To be consolidated into LUB no. 186. Done03-Aug-2018Becky McErlean

Staff to create a media release regarding bylaw No. 225 for Latest News webpage. Done13-Jul-2018Marnie Eggen

Ann Kjerulf

Clear language guide to be developed for bylaws 228 and 229 to be an insert in the 

Grapevine.

Done20-Jul-2018Sonja Zupanec

Marnie Eggen

Staff to prepare a draft bylaw to amend the fees bylaw to specify a fee for Liquor 

Control and Licensing Branch non-medical cannabis retail license applications.

Done25-Sep-2018Becky McErlean

Ann Kjerulf
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Islands Trust Staff Report 1 

File No.: 
3050-01 (Bylaw 230 - 
Denman Fees Bylaw) 

DATE OF MEETING: August 7, 2018 

TO: Denman Island Local Trust Committee 

FROM: Ann Kjerulf, Regional Planning Manager 

SUBJECT: Bylaw No. 230 to amend the Denman Island Local Trust Committee Fees Bylaw to include 
a fee for LCRB Non-Medical Cannabis Retail License Applications 

RECOMMENDATION 

1. That Denman Island Local Trust Committee Bylaw No. 230, cited as "Denman Island Local Trust 
Committee Fees Bylaw, 2007, Amendment No. 1, 2018", be read a first time. 

2. That Denman Island Local Trust Committee Bylaw No. 230, cited as "Denman Island Local Trust 
Committee Fees Bylaw, 2007, Amendment No. 1, 2018", be read a second time. 

3. That Denman Island Local Trust Committee Bylaw No. 230, cited as "Denman Island Local Trust 
Committee Fees Bylaw, 2007, Amendment No. 1, 2018", be read a third time. 

4. That Denman Island Local Trust Committee Bylaw No. 230, cited as "Denman Island Local Trust 
Committee Fees Bylaw, 2007, Amendment No. 1, 2018", be forwarded to the Secretary of the Islands 
Trust for approval by the Executive Committee. 

REPORT SUMMARY 

The Denman Island Local Trust Committee (LTC) is asked to consider giving readings to Bylaw No. 230, cited as 
“Denman Island Local Trust Committee Fees Bylaw, 2007, Amendment No. 1, 2018”, to include a fee for Liquor 
and Cannabis Regulation Branch (LCRB) non-medical cannabis retail license applications, and subsequently to 
forward the bylaw to the Executive Committee for approval, prior to consideration of adoption.    

BACKGROUND 

At the June 26, 2018 meeting, the LTC passed the following resolution: 

DE-2018-067 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee request that staff prepare a draft bylaw 
to amend the fees bylaw to specify a fee for Liquor Control and Licensing Branch nonmedical cannabis 
retail license applications. 
CARRIED  

The Liquor Control and Licensing Branch has been renamed to the Liquor and Cannabis Regulation Branch (LCRB) 
to represent its new additional responsibility of licensing and monitoring private cannabis retail sales in British 
Columbia. The LCRB regulates British Columbia's liquor industries and private retail non-medical cannabis 
industries, including: restaurants, bars and pubs serving liquor; liquor manufacturers; liquor retail stores; special 
events involving liquor; and private cannabis retail stores. 
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ANALYSIS 

Local Government Act 

Section 462 of the Local Government Act authorizes the LTC to impose application fees provided each fee “must 
not exceed the estimated average costs of processing, inspection, advertising and administration that are usually 
related to the type of application or other matter to which the fee relates.” 

Islands Trust Council Policy: 

Policy 5.6.i (Application Processing Services) 

Policy 5.6.i guides the establishment of application fees based on the average processing costs for various 
application types. 

Trust Council endorsed a Model Application Fee Schedule in 2004.  

Issues and Opportunities 

The actual costs of processing an application may be less than or greater than the established fee for that 
application.  These costs are calculated as the product of staff labour costs multiplied by processing time, adding 
to this other direct costs such as mapping expenses, advertising costs, meeting and minute taker costs, and 
travel costs, and indirect costs such as general administration and overhead. 

LTC fees generally follow the 2004 Trust Council Model Application Fee Schedule and most LTCs have not 
maintained their fee bylaws to keep pace with inflation. The current LTC fee for liquor license applications is 
$825, which is consistent with the 2004 Trust Council Model Application Fee Schedule. 

Staff are recommending that, in response to resolution DE-2018-067, the Denman Island LTC Fees Bylaw be 
amended to include a fee for LCRB cannabis retail license applications in the amount of $2,000.  This is based on 
a base application fee of $1,000 (the $825 model application fee adjusted for inflation (estimated at 15%)), and 
$1,000 to partially offset the costs of holding a public meeting (i.e. costs for advertising, facility rental, staff time, 
minute taking, and trustee and staff travel). 

Consultation 

No public consultation is required or recommended for this draft amendment bylaw. 

Statutory Requirements 

No public hearing is required and, as an administrative bylaw, the LTC may give Bylaw No. 230 three readings 
and forward the bylaw to the Secretary of the Islands Trust for approval of the Executive Committee.  The LTC 
would be able to consider adoption of the bylaw should the Executive Committee first approve the bylaw.  

Rationale for Recommendation 

Adjustment of the Denman Island Fees Bylaw will allow for costs to be partially offset should an application be 
received for a non-medical cannabis retail license. The proposed fee of $2,000 is based on the model Trust 
Council fee adjusted for inflation and anticipated costs of advertising and holding a public meeting. The staff 
recommendation is included on Page 1 of the report. 
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ALTERNATIVES  

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

1. Amend the Denman Island Fees Bylaw with a different application fee  

The LTC may wish to amend the fees bylaw to include a different fee than has been recommended by 
staff.  In this case, draft Bylaw No. 230 would need to be amended prior to being given readings.  The 
following resolution would precede the recommendations on page 1. 

That Denman Island Local Trust Committee Bylaw No. 230, cited as "Denman Island Local Trust 
Committee Fees Bylaw, 2007, Amendment No. 1, 2018", be amended by changing the fee for Liquor and 
Cannabis Regulation Branch Non-Medical Cannabis Retail License Applications to [$amount]. 

Further, when Bylaw No. 230 is given first reading, the resolution must include the words “as amended” 
at the end of this resolution only.  Further readings (second and third) do not need to include the words 
“as amended”. 

2. Receive for information 

The LTC may receive the report for information 

NEXT STEPS 

Describe the next steps in the process, if applicable. 

Submitted By: 
Ann Kjerulf, MCIP, RPP 
Regional Planning Manager 

July 31, 2018 

ATTACHMENTS 

1. Draft Bylaw No. 230 
2. Current Fees Bylaw No. 181  
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DRAFT  

 
DENMAN ISLAND LOCAL TRUST COMMITTEE 

BYLAW NO. 230 

 
 

A BYLAW TO AMEND THE DENMAN ISLAND LOCAL TRUST COMMITTEE  
FEES BYLAW, 2007 

 
 

WHEREAS Section 462 of the Local Government Act provides that a local government may, by bylaw, 
impose fees related to applications and inspections;  

 

NOW THEREFORE the Denman Island Local Trust Committee, being the trust committee having 
jurisdiction in respect of the Denman Island Local Trust Area in the Province of British Columbia 
pursuant to the Islands Trust Act, enacts as follows: 
 
1. Citation: 

 
This bylaw may be cited for all purposes as “Denman Island Local Trust Committee Fees 
Bylaw, 2007, Amendment No. 1, 2018”. 

 
2. Denman Island Local Trust Committee Bylaw No. 181, cited as “Denman Island Local Trust 

Committee Fees Bylaw, 2007” is amended as shown on Schedule 1 attached to and forming 
part of this bylaw. 

 
 
READ A FIRST TIME THIS  DAY OF  , 2018 
 
READ A SECOND TIME THIS  DAY OF  , 2018 
 
READ A THIRD TIME THIS  DAY OF  , 2018 
 
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS 
 
   DAY OF , 201X 
 
 
ADOPTED THIS   DAY OF , 201X 
 
 
  ____________      ____________ 
Chair         Secretary 
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DRAFT  

 

Denman Island Local Trust Committee 

Bylaw No. 230 

Schedule 1 

 

1. Part 3, Application Fees, Section 3.1, TABLE 4 – Other Applications, is deleted in its entirety 
and replaced with the following: 

 

TABLE 4 – Other Applications 

Column 1 Column 2 

1. Board of Variance $990 

2. Strata Conversion $1,100 

3. Liquor & Cannabis Regulation Branch – Liquor Licensing Applications $825 

4. Liquor & Cannabis Regulation Branch – Non-Medical Cannabis Retail License Applications $2,000 

 

2. Part 3, Application Fees, Sections 3.3 through 3.6 are deleted and replaced with the 
following: 

 

3.2 An application administration fee in the amount of $110.00 being a portion of the 
fee referred to in Table 1 is not refundable in any event. 

 

3.3 An application administration fee in the amount of $55.00 being a portion of the 
fee referred to in Table 2, Table 3 and Table 4 is not refundable in any event. 

 

3.4 Subject to Section 3.2 and Section 3.3, if an application is not processed for any 
reason, the Islands Trust must refund to the applicant the application fee. 

 

3.5 In the event a public hearing is not held in respect of an application referred to in 
Table 1, the applicant shall be entitled to a refund in the amount of $1,650  
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Islands Trust Staff Report 1 

File No.: DE-DP-2018.2 
 (Doheny) 

DATE OF MEETING: August 7, 2018 

TO: Denman Island Local Trust Committee 

FROM: Marnie Eggen, Island Planner 
Northern Team 

COPY: Ann Kjerulf, Regional Planning Manager 

SUBJECT: Development Permit Application for DPA #4 (Streams, Lakes, and Wetlands) 

 Applicant: Allan Doheny 

 Location: Lacon Road, Denman Island; PID 005-849-977 

RECOMMENDATION 

1. That the Denman Island Local Trust Committee approve issuance of Development Permit DE-DP-
2018.2 (Doheny). 

REPORT SUMMARY 

The applicant seeks a development permit to authorize a two lot subdivision within Development 
Permit Area (DPA) 4 – Streams, Lakes, and Wetlands. An approved Development Permit (DP) is required to be 
issued by the Local Trust Committee (LTC) in order to allow the subdivision to proceed through the Provincial 
subdivision approval process. As the application meets the DPA guidelines, staff recommends issuance of 
the permit.  

BACKGROUND 

The existing 2.356 ha subject property is a hooked lot, split by Lacon Road as shown in Figure 1. 

Figure 1: Subject Property 
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ANALYSIS 

Policy/Regulatory 

Official Community Plan: 

A portion of the subject property is located within DPA 4 - Streams, Lakes, and Wetlands (see Figure 2 below). 
The objectives of this development permit area are as follows: 

1. To honour provincial designations of certain lands as for agricultural purposes. 
2. To protect the biological diversity and habitat values of riparian and aquatic ecosystems. 
3. To protect the natural environment necessary to conserve productive fish habitat, including both 

streams and the adjacent land and vegetation. 
4. To prevent the degradation of existing and future water supplies on Denman Island. 
5. To minimize adverse impacts of land use practices on wildlife habitats and plant habitats in riparian 

areas. 
6. To prevent water pollution. 

Guidelines for DPA 4 are contained with the Denman Island Land Use Bylaw No. 186, 2008 (LUB). 

Figure 2: Subject Property and Development Permit Area #4: Streams, Lakes and Wetlands 

 

Land Use Bylaw: 

The subject property is located in the R1 zone.   As per Section 4.4.1 of the LUB, subdivision is an activity that 
requires a DP when occurring within DPA 4. Issuance of a DP is contingent upon compliance with the DPA 
guidelines. In this case, the most applicable guideline, Guideline 1, states: 

In general, all development in this DPA should be undertaken in a manner that minimizes impact 
on and that restores or maintains the proper functioning condition of the riparian area, water 
bodies and ecosystems. Where a Qualified Environmental Professional (QEP) or other 
professional has made recommendations for mitigation measures, enhancement or restoration 
in order to lessen impacts on the riparian area and ecosystems, the Local Trust Committee may 
impose permit conditions, including a requirement for security in the form of an irrevocable 
letter of credit, to ensure the protection of riparian areas and ecosystems is consistent with the 
measures and recommendations described in the report.  
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Issues and Opportunities 

This application has been made as the proposed subdivision is located within DPA 4, and proximate to the Valens 
Brook, a Riparian Areas Regulation (RAR) applicable stream.   Consistent with RAR requirements, a QEP report 
has been prepared which provides measures and recommendations to guide subdivision. The QEP report is 
attached to and forms part of the proposed DP, stipulating that the subdivision must be in accordance with the 
Permit. 

Staff has reviewed the application in relation to the guidelines and determined that the guidelines appear to 
have been met (See Attachments for Guidelines and Application Assessment).  Furthermore, staff are of the 
opinion that security is not required to ensure compliance with the QEP report. 

Staff note that the LTC may only refuse to issue a DP if it determines that the application does not comply with 
the applicable guidelines. 

The applicant has not proposed any land alteration or construction at this time, only subdivision. Any of the 
following activities shall require a new DP whenever they occur within the DPA, unless specifically exempted by 
the Denman Island Land Use Bylaw No. 186 (Section 4.4.2): 

a) Subdivision of land; 
b) Construction of, addition to or alteration of a building or other structure; 
c) Alteration of land; 
d) Development as that term is defined in the Riparian Areas Regulation, BC Fish Protection Act; and 
e) Installation of any structures within a stream or within the natural boundary of a lake. 
 
Should the LTC wish to reduce the DP application process, the LTC could delegate the authority to approve and 
issue DPs by staff. This would likely require a change to the Islands Trust Act. 

Rationale for Recommendation 

Staff have determined that the proposed subdivision is consistent with the guidelines for DPA 4 and, as such, 
recommends issuance of the DP.  The staff recommendation is found on page 1 of the report. 

ALTERNATIVES  

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

1. Deny the application 
The LTC may deny the application. If this alternative is selected, the LTC MUST state the reasons for 
denial. Recommended wording for the resolution is as follows: 

That the Denman Island Local Trust Committee deny application DE-DP-2018.2 for the following reasons 
[insert reasons, e.g. the proposed development permit does not meet the Develop Permit No. 4: Streams, 
Lakes and Wetland guidelines because…].  

2. Approve Permit with condition(s) 
The LTC may approve the permit with conditions. Recommended wording for the resolution is as 
follows: 

That the Denman Island Local Trust Committee approve issuance of Development Permit DE-DP-2018.2 
conditional upon [insert conditions…]. 
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NEXT STEPS 

Staff will issue the development permit should the LTC approve its issuance. 

Submitted By: 
Marnie Eggen, MCIP, RPP 
Island Planner 

July 23, 2018 

Concurrence: 
Ann Kjerulf, MCIP, RPP 
Regional Planning Manager 

July 30, 2018 

ATTACHMENTS 

1. DPA 4: Streams, Lakes and Wetlands – Guidelines and Application Assessment 
2. Proposed Development Permit (including the RAR Assessment Report by Current Environmental, dated 

May 29, 2018) 
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Attachment 1: Development Permit Area No. 4: Streams, Lakes and Wetlands  
Guidelines and Application Assessment 

 

Guidelines Application meets Guideline? 

Guideline 1 
In general, all development in this DPA should be undertaken in a 
manner that minimizes impact on and that restores or maintains the 
proper functioning condition of the riparian area, water bodies and 
ecosystems. Where a Qualified Environmental Professional (QEP) or 
other professional has made recommendations for mitigation measures, 
enhancement or restoration in order to lessen impacts on the riparian 
area and ecosystems, the Local Trust Committee may impose permit 
conditions, including a requirement for security in the form of an 
irrevocable letter of credit, to ensure the protection of riparian areas 
and ecosystems is consistent with the measures and recommendations 
described in the report. 
 

 
 Yes     No 

 RAR Assessment Report completed by 
QEP; 

 Proposed Permit includes mitigating 
measures as per the Assessment 
Report recommended; 

 No security required as report does 
not require any works or revegetation. 

Guideline 2 
The development permit should not allow any development activities, 
including the storage or application of pesticides and other chemicals for 
non-essential cosmetic purposes, to take place within any Streamside 
Protection and Enhancement Area (SPEA) identified by the QEP or 
riparian buffer recommended by another professional adjacent to a non-
RAR applicable watercourse, lake or wetland, and the owner should be 
required to implement a plan for protecting the SPEA or riparian buffer 
over the long term through measures that may be implemented as 
conditions of the development permit. 
 

 
 Yes     No 

 No construction activities are 
proposed as a part of the subdivision; 

 

Guideline 3 
Where the QEP or other professional’s report describes an area as 
suitable for development with special mitigating measures, the 
development permit should only allow the development to occur in 
compliance with the measures described in the report. Monitoring and 
regular reporting by a QEP or other professional at the applicant’s 
expense may be required during construction and development phases, 
as specified in a development permit. 
 

 
 Yes     No 

 No construction activities are 
proposed as a part of the subdivision; 

 Assessment Report doesn’t describe a 
specific area for development; 

 No monitoring required by 
Assessment Report. 
 

 

Guideline 4 
The following guidelines are applicable to floats and associated 
structures within the development permit area: 
i)  floats should not be placed in areas identified as important to fish life 

processes where installation of a float would compromise the 
functioning of the processes; 

ii) a ramp or float should not rest on the bed of the water body; 
iii) the use of treated wood in the water body should be avoided; 
iv) floatation material should be contained within a durable shell to 

prevent disintegration; 
v) pervious surfacing should be used on ramps and floats (e.g. grating or 

separated boards); 
vi) any areas disturbed during installation should be restored; 

 
n/a 

 Staff note that should future 
construction be proposed across the 
road side ditch, a RAR Assessment 
Report would be required, and 
guideline 4 would be applied. 
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vii) where a float is being replaced, all old materials should be removed 
from the riparia area. 

 

Guideline 5 
If the nature of the proposed project within the DPA changes after the 
professional report has been prepared such that it is reasonable to 
assume that the professional’s assessment of the impact of the 
development may be affected, the Local Trust Committee may require 
the applicant to have the professional update the assessment at the 
applicant’s expense and DP conditions may be amended accordingly. 
 

 

 Should the LTC issue the Development 
Permit, staff will inform the applicant 
of this guideline should the proposed 
subdivision be altered in anyway. 

 

Guideline 6 
The Local Trust Committee may consider variances to subdivision or 
siting or size regulations where the variance may result in enhanced 
protection of a SPEA, riparian buffer or riparian ecosystem in compliance 
with recommendations of a professional’s report. 
 

 
 Yes     No 

 Proposed subdivision does not 
necessitate any variances that may 
result in enhanced protection of the 
SPEA, riparian buffer or riparian 
ecosystem. 
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Page 1 of 1 

 
 
 

 
TO: 

 
Allan Doheny 
 

1. This Development Permit applies to the land described below: 
 
PID 005-849-977 

 Lot 5, Section 5, Denman Island, Nanaimo District, Plan 6404 

2. Pursuant to Section 488 of the Local Government Act, the subject property as described above lies 
within the “Development Permit Area No. 4: Streams, Lakes and Wetlands” designated under the 
Denman Official Community Plan Bylaw No. 185; and 
 

3. Pursuant to Section 490 in the Local Government Act this Permit is issued in accordance with the 
Denman Land Use Bylaw No. 186, 2008, authorizing the subdivision according to Schedule “A1” and 
“A2” which are attached to and forming part of this Permit, and shall be in accordance with Schedule 
“B” Riparian Areas Regulation Assessment Report for 5411 Lacon Road, Denman Island, dated May 29, 
2018, attached to and forming part of this Permit. 
 

4. This permit is not a siting and use permit and does not remove any obligation on the part of the 
permittee to comply with all other requirements of the Denman Island Land Use Bylaw No. 186, 
including use and density, and to obtain other appropriate approvals necessary for completion of the 
proposed development. 

 
AUTHORIZING RESOLUTION PASSED BY THE DENMAN ISLAND LOCAL TRUST COMMITTEE THIS ______ DAY OF 
_________, 2018. 
 
  

 Deputy Secretary, Islands Trust 
  

 

 Date of Issuance 
 
 
 
IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE ____ DAY OF _____, THIS PERMIT 
AUTOMATICALLY LAPSES. 

 

 

DENMAN ISLAND LOCAL TRUST COMMITTEE 

DEVELOPMENT PERMIT 

DE-DP-2018.2 DOHENY 

PROPOSED 
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DENMAN ISLAND LOCAL TRUST COMMITTEE
DE-DP-2018.2 (Doheny)

Schedule “A1” – Plan of Subdivision
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DENMAN ISLAND LOCAL TRUST COMMITTEE

Schedule "A2" - Plan of Subdivision 
DE-DP-2018.2 (Doheny)
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 FORM 1     

Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report 
 

Form 1  Page 1 of 21   

Riparian Areas Regulation: Assessment Report  
 

Date May 29, 2018 

I. Primary QEP Information  

 
First Name Warren Middle Name  

Last Name Fleenor 

Designation R.P.Bio. Company  Current Environmental 
Registration # 1385  Email  wfleenor@shaw.ca 

Address  244 4
th
 St. 

City Courtenay Postal/Zip V9N 1G6 Phone #  250-871-1944 

Prov/state BC Country Canada   
 
III. Developer Information 
 

First Name Allan   Middle Name       

Last Name Doheney 

Company       

Phone #   Email   

Address   

City  Postal/Zip    

Prov/state  Country Canada   
 
IV. Development Information 
 

Development Type  Subdivision – 2 single family lots 

Area of Development (ha) 3.31 Riparian Length (m) 75 

Lot Area (ha) 3.31 Nature of Development Lot Boundary Adjustment 

Proposed Start Date June 2018 Proposed End Date January 2019 

 
V. Location of Proposed Development  

 
 Street Address (or nearest town) 5411 Lacon Road 

Local Government Island Trust City Denman Island 

Stream Name Valens Brook 
Legal Description (PID) 005-849-977 Region Vancouver Island 

Stream/River Type 1 stream DFO Area South Coast 

Watershed Code 905-124500-74700   

Latitude 49 29 45 Longitude 124 45 31  

 
 

DENMAN ISLAND LOCAL TRUST COMMITTEE - DE-DP-2018.2 (Doheny)
Schedule "B"
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 FORM 1     

Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report 
 

Form 1  Page 2 of 21   

Table of Contents for Assessment Report 
 
 

Section 1. Description of Fisheries Resources Values and a Description of the 

Development proposal .................................................................................. 3 

Section 2. Results of Detailed Riparian Assessment .................................................... 4 

Section 3. Site Plan ...................................................................................................... 9 

Section 4. Measures to Protect and Maintain the SPEA ............................................. 11 

1. Danger Trees............................................................................................... 11 

2. Windthrow ................................................................................................... 11 

3. Slope Stability .............................................................................................. 11 

4. Protection of Trees ...................................................................................... 12 

5. Encroachment ............................................................................................. 12 

6. Sediment and Erosion Control ..................................................................... 13 

7. Stormwater Management ............................................................................ 13 

8. Floodplain Concerns (highly mobile channel) .............................................. 14 

9. Fuels and Hazardous Materials ................................................................... 14 

Section 5. Environmental Monitoring .......................................................................... 15 

Section 6. Photos ....................................................................................................... 16 

Section 7. Professional Opinion .................................................................................. 21 

 
                   
  

46



 FORM 1     

Riparian Areas Regulation - Qualified Environmental Professional - Assessment Report 
 

Form 1  Page 3 of 21   

 

Section 1. Description of Fisheries Resources Values and a Description of 
the Development proposal 

 
Description of Fisheries Resource Values 
The watercourse affecting the subject property includes a portion of Valens Brook that runs along 
the northeastern tip of the subject property (Figure 1).  Valens Brook runs in a general 
southeasterly direction, discharging approximately 1.4 km to the southeast, just south of Lacon 
Road near the junction of Lacon Road and Dusty Road, into Baynes Sound. 
 
Valens Brook 
The Fisheries Inventory Data Queries

1
 identifies that coho salmon have been observed in the 

Little George Creek watershed, though this watershed is identified for the entire Denman Island
2
. 

No specific information is given for Valens Brook and can be classified as having “unknown fish 
presence”. The “Denman Island Riparian Area Regulation Stream Identification”

3
 identifies that 

the lower and middle reaches of the watercourse contain suitable fish bearing habitat for both 
anadromous and resident salmonids. No fish sampling was completed for this assessment.   
 
Approximately 75 m of low a gradient section of Valens Brook meanders along the northeastern 
boundary of the subject property conveying water towards the south.  This section of the stream 
is largely contained in a ravine that is on average approximately 45 m wide and 10 m deep.  
Stream flows in the stream were relatively low at the time of the site visit and the average bankfull 
width of the stream based on calculations is 4.0 m, consisting of some tighter areas with LWD 
and larger pools.  The stream appears to run through similar habitats immediately upstream and 
downstream of the subject property. 
 
Substrates within the stream consist predominately of fine grained alluvium with sands and some 
cobbles.  Clay based soils on the banks of the ravine showed evidence of erosion and sliding 
along the steep sloped concave bends of the meander on the subject property side of the ravine. 
 
Riparin vegetation along the stream consists predominately of black hawthorn, snowberry, 
huckleberry, and sword fern with a canopy cover of mature hemlock, red cedar and red 
elderberry.  Lower gradient areas within the base of the ravine also contained slough sedge, deer 
fern, skunk cabbage and various grass species as well as an abundance of sword fern. Upland 
areas of the riparian zone also contained dull Oregon grape, salal, Douglas fir and various moss 
species.  There is a large area in the center of the northern half of the property, outside of the 
riparian area for Valens Brook; that appears to be seasonally wetted and characterized 
predominately by slough sedge.  The ground was predominately dry at the time of the site visit, 
with small pockets of moisture, and no surface flow connectivity to Valens Brook was observed. 
 
Roadside Ditch 
An unnamed roadside ditch runs the length of Lacon Road along the northern edge of the road, 
conveying water towards the north.  The base of the ditch in front of the subject property was 
largely unvegetated and consisted of fine grained materials suggesting that it contains water 
during most of the year.  There was water in the ditch at the time of the site visit; however the 
water was not flowing.  Downstream, the ditch was overgrown with grasses along the banks and 
the base, and the outflow for the ditch was not observed. 
 

                                                 
1 BC Ministry of the Environment. Fish Inventories Data Queries: Single Water Body Query. 
http://a100.gov.bc.ca/pub/fidq/infoSingleWaterbody.do. Accessed April 18, 2018. 
2 http://maps.gov.bc.ca/ess/sv/imapbc/. Accessed April 18, 2018. 
3 Denman Island Riparian Area Regulation Stream Identified, prepared by Madrone Environmental 
Services Ltd, dated January 21, 2014. 
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Description of the Subject Property and proposed subdivision 
The majority of the property at 5411 Lacon Road is a second growth forest consisting of a mix of 
mature canopy of hemlock, red cedar, Douglas fir, big leaf maple and red alders  The northern 
half of the property is entirely treed and undeveloped, while the shoreline on the southern half 
appears to be developed with a single family residential building. 
 
The Wildlife Tree Atlas

4
 identifies three bald eagles nest within 400 m of the subject property 

(BAEA-106-404 and BAEA-106-405 to the north and BAEA-106-406 to the south), and although 
eagles were audible at the time of the site visit, no birds were visible near the subject property.  
The Sensitive Habitat Atlas

5
 and the Great Blue Heron

6
 and the BC Conservation Data Center

7
 

did not identify any other sensitive habitat or species of concern within 500 m of the subject 
property. 
 
The property owners at 5411 Lacon Road wish to subdivide a 1.00 Ha parcel of the existing lot on 
immediately along the northern edge of Lacon Road into a separate lot (Figure 1). A public 
access right of way along the southern boundary of the newly created property has been 
incorporated into the subdivision. The remaining 2.31 Ha would remain as a part of the current 
subject property (Figure 2).  No other development plans are being proposed on the subject 
property at present.  

Section 2. Results of Detailed Riparian Assessment 
 Date: May 29, 2018 

Description of Water bodies involved (number, type) 2, stream and ditch 

Stream 1 

Wetland       

Lake       

Ditch 1 

Number of reaches 2 

Reach # 1 

 

Reach 1 – Valens Brook 
 
Channel width and slope and Channel Type (use only if water body is a stream or 
a ditch, and only provide widths if a ditch) 
 

Channel Width(m)  Gradient (%) 

starting point 4.5  1 I, Warren Fleenor  , hereby certify that: 
a) I am a qualified environmental professional, as defined in the 

Riparian Areas Regulation made under the Fish Protection Act;  
b) I am qualified to carry out this part of the assessment of the 

development proposal made by the developer Allan Doheney;                 
c) I have carried out an assessment of the development proposal 

and my assessment is set out in this Assessment Report; and 
d) In carrying out my assessment of the development proposal, I 

have followed the assessment methods set out in the Schedule 
to the Riparian Areas Regulation. 

 

 

upstream 3.9        

 5.2        

 3.6        

 4.1        

downstream 4.3  2 

 6.1 High       

 3.2        

 3.4        

 3.8        

 2.9 Low 1 

Total: minus high /low 36        

                                                 
4 http://www.cmnbc.ca/atlas_gallery/wildlife-tree-stewardship,  Accessed May 29, 2018 
5 CVRD iMap. Sensitive Habitat Atlas. http://imap2.comoxvalleyrd.ca/imapviewer/. Accessed May 
29, 2018 
6 http://cmnmaps.ca/GBHE/, Accessed May 29, 2018 
7 http://maps.gov.bc.ca/ess/hm/cdc/, Accessed May 29, 2018 
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mean 4.0   

 R/P C/P S/P 

Channel Type X             

 
Site Potential Vegetation Type (SPVT) 
 Yes No 

SPVT Polygons     X Tick yes only if multiple polygons, if No then fill in one set of SPVT data boxes  

  I, Warren Fleenor , hereby certify that: 
a) I am a qualified environmental professional, as defined in the Riparian Areas 

Regulation made under the Fish Protection Act;  
b) I am qualified to carry out this part of the assessment of the development proposal 

made by the developer   Allan Doheney;                 
c) I have carried out an assessment of the development proposal and my assessment is 

set out in this Assessment Report; and 
d) In carrying out my assessment of the development proposal, I have followed the 

assessment methods set out in the Schedule to the Riparian Areas Regulation. 
Polygon No: 1  Method employed if other than TR 

 LC SH TR       

SPVT Type         X  

 

Zone of Sensitivity (ZOS) and resultant SPEA 
 

Segment 1 Southwestern Bank 

LWD, Bank and Channel 
Stability ZOS (m) 

12 

Litter fall and insect drop 
ZOS (m) 

12 

Shade ZOS (m) max 12 South bank Yes X No       

SPEA  maximum 12 m  

 

 

I, Warren Fleenor, hereby certify that: 

a) I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish Protection Act;  
b) I am qualified to carry out this part of the assessment of the development proposal made by the developer   Allan Doheney;                

;                 
c) I have carried out an assessment of the development proposal and my assessment is set out in this Assessment Report; and 
d) In carrying out my assessment of the development proposal, I have followed the assessment methods set out in the Schedule to 

the Riparian Areas Regulation. 

 
 

Reach 2 – Roadside Ditch  

Channel width and slope and Channel Type (use only if water body is a stream or a ditch, and only 
provide widths if a ditch) 

Channel Width(m)  Gradient (%) 

starting point 0.8 High       I, Warren Fleenor, hereby certify that: 

e) I am a qualified environmental professional, as defined in the 
Riparian Areas Regulation made under the Fish Protection Act;  

f) I am qualified to carry out this part of the assessment of the 
development proposal made by the developer   Allan Doheney;                
I have carried out an assessment of the development proposal 
and my assessment is set out in this Assessment Report; and 

g) In carrying out my assessment of the development proposal, I 
have followed the assessment methods set out in the Schedule 
to the Riparian Areas Regulation. 

 

 

upstream 0.7        

 0.7        

 0.7        

 0.7        

downstream 0.7        

 0.7        

 0.7        

 0.8 Low       

 0.8        
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 0.7        

Total: minus high /low 6.5        

mean 0.72        

 R/P C/P S/P 

Channel Type x             

Site Potential Vegetation Type (SPVT) 

 Yes No 

SPVT Polygons     x Tick yes only if multiple polygons, if No then fill in one set of SPVT data 
boxes  

  I, Warren Fleenor, hereby certify that: 
e) I am a qualified environmental professional, as defined in the Riparian Areas 

Regulation made under the Fish Protection Act;  
f) I am qualified to carry out this part of the assessment of the development proposal 

made by the developer   Allan Doheney;                 
g) I have carried out an assessment of the development proposal and my assessment is 

set out in this Assessment Report; and 

h) In carrying out my assessment of the development proposal, I have followed the 
assessment methods set out in the Schedule to the Riparian Areas Regulation. 

Polygon No: 1  Method employed if other than TR 

 LC SH TR       
 
 

SPVT Type         x  

 

Zone of Sensitivity (ZOS) and resultant SPEA 

Segment 
No: 

2 If two sides of a stream involved, each side is a separate segment. For all water 
bodies multiple segments occur where there are multiple SPVT polygons 

LWD, Bank and Channel 
Stability ZOS (m) 

5.0 

Litter fall and insect drop 
ZOS (m) 

5.0 

Shade ZOS (m) max 0 South bank Yes       No x 

Ditch Justification description for classifying as a ditch (manmade, 
no significant headwaters or springs, seasonal flow) 

Manmade, no significant 
headwaters, seasonal flow, for 
road and property runoff. 
 

Ditch Fish 
Bearing 

Yes x No  If non-fish bearing insert no fish 
bearing status report 

      

SPEA  maximum 5.0   (For ditch use table3-7) 
 

 
I, Warren Fleenor, hereby certify that: 
e) I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish 

Protection Act;  
f) I am qualified to carry out this part of the assessment of the development proposal made by the developer   Allan 

Doheney;                ;                 
g) I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and 
h) In carrying out my assessment of the development proposal, I have followed the assessment methods set out in the 

Schedule to the Riparian Areas Regulation. 
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Comments 
 

Reach 1 – Valens Brook 
The calculated SPEA widths - based on the prescribed zones of sensitivity (ZOS) - were determined to be 12 m 
along Stream 1 (northeast of the subject property. 
 
For Valens Brook, zones of sensitivity determined for relevant features, functions and conditions of the riparian 
assessment area are as follows: 
 

CHANNEL 
TYPE 

AVERAGE 
WIDTH 

SPVT LWD LITTER 
FALL 

SHADE SPEA 

RP 4.0 m TR 12 m 12 m 12 m 12 m 

 
The following formulas and data were used to calculate this 12 m SPEA width for the southwestern bank of 
Valens Brook as it affects the subject property: 
 
 
 
Channel Morphology: 
Average bank full width (bfw) = 4.0 m 
Average gradient = 1.25 % 
Channel Type: (based on avg. gradient and bfw for streams) = Riffle-pool (RP) 
Site Potential Vegetation Type: Deciduous and coniferous tree (TR) 
 
Zones of Sensitivity: 
1.   LWD, Bank and Channel Stability for Streams (SPVT TR) = 3 x avg. bfw (min. 10) = 12 m  
2.   Litter Fall and Insect Drop for Streams (SPVT TR) (min. 10) = 12 m  
3.   Shade for Streams (SPVT TR) = 3 x avg. bfw = 12 m (this applies as it is the South bank) 
 
 
 
 
 
Reach 2 – Roadside Ditch 
 
The calculated SPEA widths - based on the prescribed zones of sensitivity (ZOS) - were determined to be 5 m 
along the roadside ditch along Lacon Road. 
 
For the Roadside Ditch, zones of sensitivity determined for relevant features, functions and conditions of the 
riparian assessment area are as follows: 
 

CHANNEL 
TYPE 

AVERAGE 
WIDTH 

SPVT LWD LITTER 
FALL 

SHADE SPEA 

RP 0.72 m TR 5 m 5 m 0 m 5 m 

 
The following formulas and data were used to calculate this 5 m SPEA width for the southwestern bank of Valens 
Brook as it affects the subject property: 
 
 
Channel Morphology: 
Average bank full width (bfw) = 0.72 m 
Channel Type: (based on avg. gradient and bfw for streams) = Riffle-pool (RP) 
Site Potential Vegetation Type: Deciduous and coniferous tree (TR) 
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Zones of Sensitivity: 
1.   LWD, Bank and Channel Stability for Streams (SPVT TR) = 2 x avg. bfw (min. 5) = 5 m  
2.   Litter Fall and Insect Drop for Streams (SPVT TR) 2 x avg. bfw (min 5) = 5 m 
3.   Shade for Streams (SPVT TR) = 0 m (2 x avg. bfw (min 5) applies to south bank which is on Lacon Road). 
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Section 3. Site Plan 
 

 

  

Figure 1: Shows the proposed subdivision of the subject property and the section of Valens Brook that 

affects the northern edge of the property.  
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Figure 2: Survey showing the subject property and the proposed subdivision (Proposed Lot 1). 
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Section 4. Measures to Protect and Maintain the SPEA 

 

 

1. Danger Trees 

 
This assessment is in support of the proponent’s proposed subdivision of the subject property 
only. There is currently no proposed construction within the 30 m Riparian Assessment Area, and 
as such, a danger tree survey was not completed as part of this assessment. Following 
subdivision of the subject lot if that the future owners will wish to build within the 30 m RAA. At 
that time, we strongly recommend they solicit the services of a qualified arborist to asses any 
potential danger tree issues that may affect development at that time.  
 
I, Warren Fleenor   , hereby certify that: 
a) I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish 

Protection Act;  
b) I am qualified to carry out this part of the assessment of the development proposal made by the developer Allan 

Doheney;                 
c) I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods 
set out in the Schedule to the Riparian Areas Regulation 

2. Windthrow 

 
This assessment is in support of the proponent’s proposed subdivision of the subject property 
only. There is currently no proposed construction within the 30 m Riparian Assessment Area, and 
as such, a danger tree survey was not completed as part of this assessment. Following 
subdivision of the subject lot if the future owners will wish to build within the 30 m RAA. At that 
time, we strongly recommend they solicit the services of a qualified arborist to asses any potential 
danger tree issues that may affect development at that time.  
 
I, Warren Fleenor , hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish 

Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the Allan Doheney;                 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods 
set out in the Schedule to the Riparian Areas Regulation 

3. Slope Stability 

This assessment is in support of the proponent’s proposed subdivision of the subject property 
only. There is currently no proposed construction within the 30 m Riparian Assessment Area, and 
as such, a slope stability survey was not completed as part of this assessment. As per Section 
3.7.3 (Slope Stability) of the RAR Assessment Methods, there are indicators that slope stability 
issues near the concave bends on the meander of Valens Brook identified by exposed and 
eroded soils and small slides.  Following subdivision of the subject lot if the future owners will 
wish to build within the 30 m RAA, we strongly recommend that they solicit the services of a 
qualified structural geologist to assess any potential dangers with slope stability. 
 
I, Warren Fleenor  , hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish 

Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer   Allan 

Doheney;                 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods 
set out in the Schedule to the Riparian Areas Regulation 
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4. Protection of Trees 

 
Though the project does not entail any construction, measures for the protection of trees are 
provided here. All of the vegetation, including trees and undergrowth within the 12 m SPEA, that 
do not currently pose a risk as assessed by a qualified arborist shall not be impacted in any way 
by the activities of development on the subject property. It is important to protect as many trees 
as is safely possible within the 30 m Riparian Assessment Area from mechanical damage, soil 
disturbance, or soil compaction during future construction in order to prevent destabilizing the 
trees or causing tree mortality. In any forested areas near construction, care will need to be taken 
around large trees and snags. Construction activities outside, but adjacent to, the SPEA will be 
limited to surficial “grubbing” only; no larger excavations that may endanger the root systems of 
the trees within the SPEA will be permitted.  
 
In order to protect trees in the SPEA there shall be no: trenching through the root zone of trees, 
paving around trees, modifications to the ground level around trees, parking under trees, or 
concrete washout or other pollutants allowed to contaminate the soil around trees. 
 
Other measures will include the following: 
 

a. The SPEA is to be clearly flagged and/or staked prior to ANY construction activities. 
b. Create/use access routes that avoid tree roots, storage of excavation/building material 

away from trees within the SPEA, and covering tree roots in access areas with at least 15 
cm of wood chip mulch (or similar material) to avoid root compaction. 

c. Trenching through the rooting zone of mature trees will be prevented. 
d. Establish root protection zones around significant larger trees in the 30 m Riparian 

Assessment Area. Root protection zones should be calculated by multiplying the 
diameter of the tree by 18. This value is the radius of the area of land surrounding the 
trunk of a tree that is to be avoided. 

e. Monitor the impacts of construction activities. If roots have been cut make sure they 
weren’t shattered by heavy equipment. Broken roots should be cut cleanly with a saw. 

f. Mulch about the base of trees to retain moisture. 
g. Vertical mulching may be necessary where roots have been severely impacted by 

machinery or fill. 
h. Prune any broken limbs with clean cuts. 
i. Ensure that pollutants and other contaminants cannot enter soils within the tree 

protection zone. 
 

It is strongly recommended that an ISA Certified Arborist is retained to provide advice on the 
rooting zone of SPEA trees, and to undertake any corrective actions required to ensure the health 
of SPEA trees. 

 
I, Warren Fleenor   , hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish 

Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer   Allan 

Doheney;                 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods 
set out in the Schedule to the Riparian Areas Regulation 

5. Encroachment 

 
This assessment is in support of the proponent’s request to subdivide the subject property only. 
There is no specific development work proposed at the time of this assessment. Future 
development may proceed only outside the calculated SPEAs. If future development should be 
proposed near the SPEAs, the setback areas will be clearly delineated using flagged stakes prior 
to the commencement of work and no encroachment within the modified SPEA will be permitted 
including machinery, foot traffic, or spoilage material. A QEP must be notified at least 3 days prior 
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to the commencement of construction to delineate the SPEAs and ensure other measures to 
protect the SPEAs are in place.  
  
I, Warren Fleenor  , hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish 

Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer   Allan 

Doheney;                 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods 
set out in the Schedule to the Riparian Areas Regulation 

6. Sediment and Erosion Control 

 
Specific measures to control sediment during any future construction will include: 
 

a) A QEP is to be notified 3 days prior to beginning construction. The QEP will ensure 
appropriate mitigation measures are in place; 

b) The 10, 5, and 2 m setback areas are to be clearly delineated using stakes or flagging 
prior to construction; 

c) Maintain/do not disturb all vegetation within the 10, 5, and 2 m setback areas; 
d) No machinery is to enter modified riparian setback areas at any time;  
e) Where there is a potential for silt runoff in the proximity of existing watercourses, control 

devices will be installed prior to construction activities commencing; 
f) Filter fabric dams, rock check dams, and silt fencing will be used as needed on a site-

specific basis to control erosion. Filtration should be accomplished using filter fabric 
keyed into substrates and banks, and elevated using stakes. Silt fencing is not an 
acceptable mitigation technique to control erosion in flowing ditches; however it is useful 
for containing slumping areas and for use as baffles to slow water velocities. 

g) Excavation will be stopped during intense rainfall events or whenever surface erosion 
occurs affecting the watercourse.  

h) Watercourses are not to be traversed by machinery at any time. 
i) Soil stockpiles will be placed a minimum of 10 m from any watercourse and in a location 

where erosion back into the watercourse cannot occur and will not impede any drainage. 
j) Soil stockpiles with the potential to erode into watercourses are to be covered with poly 

sheeting or mulch. Other techniques, such as terracing or surface roughening can greatly 
reduce surface erosion on steeper slopes.   

k) Permanent exposed soil areas and erosion-prone slopes that may potentially erode into 
the watercourse are to be seeded immediately, or covered with geotextile. 

l) Clearing will take place immediately prior to excavation and earthworks to minimize the 
length of time that soils are exposed. Vegetation in adjoining areas will not be disturbed. 

m) Site re-vegetation measures are required to stabilize soils and stream banks and reduce 
erosion. The measures, including hydroseeding, are to be implemented as directed by 
the biologist as construction is completed. 

 
I, Warren Fleenor   , hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish 

Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the Allan Doheney;                 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods 
set out in the Schedule to the Riparian Areas Regulation 

7. Stormwater Management 

This assessment is in support of the proponent’s proposed subdivision of the subject property 
only. There is currently no proposed construction within the 30 m Riparian Assessment Area.   
 
For any future developments, it is strongly recommended that efforts be made to encourage roof 
and driveway runoff to infiltrate back into the soil and not discharged directly towards the subject 
watercourses. This is to minimize cumulative hydrological impacts of increased residential density 
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on aquatic environments. As well, altered drainage and increased runoff from any new 
development may affect slope stability by increasing the moisture content in the slope’s 
unconsolidated material.  
 
I, Warren Fleenor   , hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish 

Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer   Allan 

Doheney;                 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods 
set out in the Schedule to the Riparian Areas Regulation 

8. Floodplain Concerns (highly mobile channel) 

 
Although Valens Brook has the potential to be a highly mobile channel, the section near the 
subject property is completely contained within the ravine to the stream.  Therefore there are no 
floodplain concerns surrounding the subject property. 
  
I, Warren Fleenor  , hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish 

Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the Allan Doheney;                 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods 
set out in the Schedule to the Riparian Areas Regulation 

9. Fuels and Hazardous Materials 

 
The accidental release of petroleum, oils, hydraulic fluids, lubricants, concrete additives, anti-
freeze or other hazardous materials onto land surfaces or into waterbodies is an offence under 
the Federal Fisheries Act and may result in degradation of habitat quality and could be a threat to 
human health.  
 
Environmental protection procedures for handling and storage of fuels and hazardous materials 
shall include the following items: 
 

a) A spill kit of appropriate capacity will be on hand at all times during construction.  
b) All identified spills will be cleaned up immediately, and contaminated soils and vegetation 

will be removed for appropriate disposal. 
c) Refuelling of equipment is to occur only at designated fuelling stations and located at least 

10 m from all watercourses.   
d) All fuel, chemicals, and hazardous materials will be clearly marked. 
e) Pumps and jerry cans are to be placed on poly sheeting and sorbent pads to contain 

spills. 
f) All equipment maintenance with the potential for accidental spills (e.g., oil changes, 

lubrications) will be done on a designated area at least 10 m from any watercourses. 
Tarps should be laid down prior commencement of work to facilitate clean up. 

g) In the event of a spill, the following guidelines should be followed: 
- Spills need to be immediately reported to the biologist. Spills to the receiving environment 

are to be reported to the BC Provincial Emergency Program (1-800-663-3456) if they 
exceed the reportable limits (e.g. 100 litres of fuel or oil). 

- Apply sorbent pads and booms as necessary. 
- Dispose of all contaminated debris, cleaning materials, and absorbent material by placing 

in an approved disposal site. 
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I, Warren Fleenor  , hereby certify that: 
a. I am a qualified environmental professional, as defined in the Riparian Areas Regulation made under the Fish 

Protection Act;  
b. I am qualified to carry out this part of the assessment of the development proposal made by the developer   Allan 

Doheney;                 
c. I have carried out an assessment of the development proposal and my assessment is set out in this Assessment 

Report; and In carrying out my assessment of the development proposal, I have followed the assessment methods 
set out in the Schedule to the Riparian Areas Regulation 

 

Section 5. Environmental Monitoring 

 
 
As there is no development work associated with the proposed subdivision there is no 
requirement for environmental monitoring. However, should future development be planned, 
the developer is to contact a Qualified Environmental Professional (QEP) three days prior to 
the commencement of any construction work for an onsite meeting. The following tasks would 
be completed at the meeting: 
 

 Ensure the setback area is clearly delineated; 

 Review work plan; 

 Ensure appropriate mitigation measures will be in place; 

 Review all Measures to Protect the SPEA stated in this report and ensure appropriate 
equipment to satisfy the measures are on-site or available; 

 Review emergency spill response plan; 

 Set up a contact system should a biologist be required on site in the event of 
sediment/erosion issues or some other type of risk to aquatic habitats that may arise 
during construction. 

 
Immediately upon completion of any future construction work, the proponent is to contact a 
QEP for a post-construction site inspection. Any deficiencies noted by the QEP are to be 
addressed by the proponent. A final post-construction report is to be submitted by the QEP to 
the BC RAR Notification System. 
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Section 6. Photos 

 
Photo 1: Looking downstream (south) on Valens Brook, from downstream of the subject 

property. 

 
Photo 2: Looking upstream (north) on Valens Brook, from downstream of the subject 

property. 
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Photo 3: Looking upstream (north) on Valens Brook, from approximately midstream of 

the subject property. 

 
Photo 4: Looking upstream (north) on Valens Brook, from immediately upstream of the 

subject property. 
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Photo 5: Looking at the southwestern bank of the concave (outside) of a meander bend 

showing the erosion and exposed roots along the banks of the stream. 

 

 
Photo 6: Showing the typical sword fern and canopy cover vegetation from the majority 

of the riparian area. 
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Photo 7: Showing the area on the northern half of the subject property that is 

characterized predominately by slough sedge area in the center of the lot.  The ground 

was largely dry at the time of the site and no connectivity was observed to Valens Brook. 

 
Photo 8: Looking south along Lacon Road showing the small roadside ditch on the north 

side of the road. 
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Photo 9: Showing the development along the shoreline on the subject property 

(southwestern edge). 
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Section 7. Professional Opinion 

Assessment Report Professional Opinion on the Development Proposal’s riparian area. 

Date May 29, 2018 

1. I/We   Warren Fleenor _________________________________________________________ 

hereby certify that: 
a) I am/We are qualified environmental professional(s), as defined in the 

Riparian Areas Regulation made under the Fish Protection Act;  
b) I am/We are qualified to carry out the assessment of the proposal made by 

the developer  Allan Doheney, which proposal is described in section 3 of this 
Assessment Report (the “development proposal”), 

c) I have/We have carried out an assessment of the development proposal and 
my/our assessment is set out in this Assessment Report; and 

d) In carrying out my/our assessment of the development proposal, I have/We 
have followed the assessment methods set out in the Schedule to the 
Riparian Areas Regulation; AND 

2.  As qualified environmental professional(s), I/we hereby provide my/our professional opinion 
that:  

a) X  if the development is implemented as proposed by the development 

proposal there will be no harmful alteration, disruption or destruction of 
natural features, functions and conditions that support fish life processes in 
the riparian assessment area in which the development is proposed, OR 

(Note: include local government flex letter, DFO Letter of Advice, or description of 
how DFO local variance protocol is being addressed) 

 

b)      if the streamside protection and enhancement areas identified in this 

Assessment Report are protected from the development proposed by the 
development proposal and the measures identified in this Assessment 
Report as necessary to protect the integrity of those areas from the effects of 
the development are implemented by the developer, there will be no harmful 
alteration, disruption or destruction of natural features, functions and 
conditions that support fish life processes in the riparian assessment area in 
which the development is proposed.  

 
[NOTE: "qualified environmental professional" means an applied scientist or technologist, acting alone or 
together with another qualified environmental professional, if 

(a) the individual is registered and in good standing in British Columbia with an appropriate professional 
organization constituted under an Act, acting under that association's code of ethics and subject to 
disciplinary action by that association, 
(b) the individual's area of expertise is recognized in the assessment methods as one that is acceptable for 
the purpose of providing all or part of an assessment report in respect of that development proposal, and 
(c) the individual is acting within that individual's area of expertise.] 
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  STAFF REPORT 

DE-DP-2018.1 

Islands Trust Staff Report 1 of 3 

File No.: DE-DP-2018.1 (Comox Valley RD) 
DATE OF MEETING: August 7, 2018 

TO: Denman Island Local Trust Committee 

FROM: Teresa Rittemann, Island Planner 
Northern Team 

COPY: Daniel May, CVRD Parks Technician 

SUBJECT: RE: Stair re-alignment and tree work at Morning Beach Park, Denman Island 

 Applicant: Comox Valley Regional District – Parks Department 

 Location: 7600 The Point Road, Denman Island. Morning Beach Park (located at the 
east side of the end of The Point Road, between Lot 1 and Lot 2) 

RECOMMENDATION 

1. That the Denman Island Local Trust Committee has determined that the provision of a plan signed by a 
BC Land Surveyor in conjunction with Development Permit application DE-DP-2018.1 for the re-
alignment of stairs and tree work at Morning Beach Park, is not reasonably necessary to establish 
whether the proposed structures comply with the siting requirements of the Denman Island Land Use 
Bylaw.  

2. That the Denman Island Local Trust Committee approve issuance of Development Permit DE-DP-
2018.1.  

REPORT SUMMARY 

The subject property is within Development Permit Area (DPA) No. 1 (Komas Bluff), and the Comox Valley 
Regional District (CVRD) Parks Department is applying for a Development Permit (DP) for the following works at 
Morning Beach Park: 

 Remove a portion of the existing trail and boardwalk; 

 Relocate and renovate the existing staircase near the bottom of the beach trail; and 

 Remove two hazard Alder trees which pose an immediate public safety concern. 

Staff recommend that the Denman Island Local Trust Committee (LTC) approve the DP as per the 
recommendations noted above and the following analysis. 

BACKGROUND 

In 2015, the CVRD obtained a Development Permit (DE-DP-2015.2) which authorized the removal and pruning of 
trees in accordance with a professional arborist report by Peter Jungwirth, dated May 3, 2015 (see copy included 
in draft DP, Attachment 4). The applicant notes that two Alder trees were meant to be removed as part of that 
previous permit, but were not; thus, the proposed removal of the two trees is included in this DP request. 

The Geotechnical Assessment Report dated February 23, 2015 submitted for the previous DP (see copy included 
in draft DP, Attachment 4), recommended finding a more stable, alternate site that would provide beach access, 
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and that a professional experienced in coastal geomorphology and design of foreshore revetments should be 
consulted before any toe protection be installed.  

In the latest Geotechnical Assessment Report dated February 20, 2018 (see copy included in draft DP, 
Attachment 4), slope conditions were re-assessed, and recommendations were built on those of the previous 
report, to add that the lowest set of stairs may be moved north and connected to intact sections of the lowest 
part of the stairs. An alternate location to the north is currently proposed, as per the geotechnical engineer’s 
recommendations. A supplemental letter from the geotechnical engineer dated July 24, 2018 (see copy included 
in draft DP, Attachment 4) was also submitted, which clarifies that, from a geotechnical perspective, they have 
no objection to the gabion design in the proposed new location, and they do not believe that it would affect 
neighbouring properties along the foreshore or further destabilize the slope. 

A detailed analysis of the Site Context can be found in Attachment 1; a review of the Development Permit 
Guidelines is included as Attachment 2; copies of the site plan, elevation drawing, and photographs of the 
existing access stairway are included in Attachment 3; and Attachment 4 provides a draft Development Permit 
which with reference to the professional reports mentioned above. 

ANALYSIS 

Policy/Regulatory 

A detailed analysis of the applicable policies and regulations can be found in Attachment 1. The application was 
not found to be contrary to or at variance with the Islands Trust Policy Statement, Denman Island Official 
Community Plan, or Denman Island Land Use Bylaw, as noted below. As the property is within DPA No. 1 for 
Komas Bluff, compliance with the DP guidelines was reviewed. 

Issues and Opportunities 

DPA Guidelines 9 – 11  

Regarding the provision of security and a confirmation letter of works undertaken, Staff are recommending that 
these items not be required for this particular application (see Attachment 2). However, the LTC may wish to 
require them, in which case the proposed permit (Attachment 4) would need to be amended. 

Requirement for a Survey 

Regulation 1.3(8) of the Denman Island Land Use Bylaw (LUB) requires the following: 

“Every applicant for a development permit or development variance permit must provide a plan 
signed by a B.C. Land Surveyor showing the location on the lot of all existing and proposed 
buildings, structures and sewage disposal fields in relation to lot and zone boundaries, lakes, 
wetlands, watercourses, wells and the sea, and in relation to other buildings on the lot, unless 
the local trust committee determines that the provision of such a plan is not reasonably 
necessary to establish whether the proposed buildings, structures and sewage absorption 
fields comply with the siting requirements of this Bylaw.” 

Given that the applicant is a local government (the CVRD) who has confirmed that no buildings or 
structures will be located below the present natural boundary of the sea, and time-sensitive nature of 
the application with respect to public safety, staff are recommending that the provision of a survey plan 
not be required.  The LTC may endorse this determination via resolution. 
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Setback of access stairway 

Regulation 2.3(3) of the LUB allows access stairways to be located 0.0 metres from the natural boundary of the 
sea.  

Consultation 

No consultation is proposed or recommended for this application. 

Rationale for Recommendation 

Given the professional recommendations which suggest that the proposed development will not negatively 
affect the slope in the Komas Bluff DPA, and that such works are anticipated to improve public safety and 
decrease potential erosion in the area, Staff are recommending approval of this application, as noted on Page 1 
of this report. 

ALTERNATIVES  

1. Request further information 

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

That the Denman Island Local Trust Committee request that the applicant submit the following to the 
Islands Trust with respect to their application DE-DP-2018.1: [describe specified information].  

2. Deny the application 

The LTC may deny the application. If this alternative is selected, the LTC must state the reasons for 
denial. Recommended wording for the resolution is as follows: 

That the Denman Island Local Trust Committee deny application DE-DP-2018.1 for the following reasons 
[insert reasons]. 

NEXT STEPS 

Should the LTC proceed with the recommendation, Staff will proceed to issue the Development Permit and close 
the file. 

Submitted By: 
Teresa Rittemann, MCIP, RPP 
Island Planner 

July 25, 2018 

Concurrence: 
Ann Kjerulf, MCIP, RPP 
Regional Planning Manager 

July 30, 2018 

ATTACHMENTS 

1. Site Context 
2. DPA Guidelines 
3. Site Plan, Elevation Drawing, & Photographs  
4. Draft Development Permit 
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ATTACHMENT 1 – SITE CONTEXT 

LOCATION 

Legal Description Morning Beach Park, VIP 88176, Section 32, Nanaimo Land District 
(Jurisdiction and Folio number: 771-07112-235) 

PID None. 

Civic Address 7600 The Point Road.  
(The east side of the end of The Point Road, between Lot 1 and Lot 2) 

LAND USE 

Current Land Use Park 

Surrounding Land Use Agriculture and residential to the north, west, and south; ocean to the east 

HISTORICAL ACTIVITY 

File No. Purpose 

DE-DP-2015.2 To perform tree work in Morning Beach Park 

POLICY/REGULATORY  

Denman Island  
Official Community Plan  
No. 185 

OCP Schedule C – Land Use Designation: Conservation/Recreation 
Relevant Objectives and Policies: 
 
Denman Island includes many parks and conservation lands and provides 
numerous opportunities for outdoor recreation, thus contributing to the 
protection and preservation of sensitive ecosystems and to the education and 
well-being of residents and visitors of all ages. 
 
The Comox Valley Regional District holds four regional parks, one of which 
includes a boat launch. All of the parks and conservation lands on the Island 
are available to the public for low-impact activities such as walking, picnicking, 
bird watching, photography and nature study, and, in certain areas, cycling 
and horseback riding unless restricted due to conservation or restoration 
purposes. 
 
The Conservation/Recreation designation, which is shown on Schedule C, 
includes the existing parks and other Crown land parcels on Denman Island 
that are managed for conservation and passive recreation. 
 
Guiding Objective 
To conserve Denman Island’s natural ecosystems while at the same time 
providing passive recreation opportunities which foster an appreciation of 
the natural environment and provide access to public lands. 
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Conservation/Recreation - Objectives 
Objective 1 To conserve Denman’s biodiversity by protecting sustainable 
populations of all species native to Denman Island’s Coastal Douglas Fir 
Biogeoclimatic Zone and their natural habitats. 
 
Objective 3 To acquire and protect parks, conservation lands and/or 
recreation lands. 
 
Objective 4 To provide access to parks, conservation lands and recreation 
lands. 
 
Conservation/Recreation - Policies 
 
Policy 2 In the Conservation/Recreation designation: 

 the uses and densities should be restricted to conservation or 
outdoor recreation and educational programs; 

 zoning regulations should establish sufficient setbacks to protect the 
foreshore and coastal marine environment 

 
Policy 4 All land presently in a park that is in a natural state should be 
retained in that state. 
 
Policy 5 The Local Trust Committee should communicate with the Comox 
Valley Regional District and the Ministry of Environment to identify potential 
land for park purposes. 
 
Policy 11 Beach rights-of-way identified on Schedule F should be retained for 
non-motorised public use.  
 
Conservation/Recreation - Advocacy Policies 
Advocacy Policy 3 The Ministry of Environment and the Comox Valley 
Regional District are encouraged: 

 to use Denman Island residents to manage their parks; 

 in their regulation of parks on the Island, to limit recreational 
activities to those compatible with the rural nature of the Island and 
without potential adverse impacts on the natural environment or the 
social fabric; and 

 to consider conflicts between types of uses (for example, cyclist and 
pedestrians) in the management plans for their parks. 

 
Schedule D – Sensitive Areas: Adjacent to important herring spawning area 
 
Schedule E – Development Permit Area: No. 1 – Komas Bluff 
 
Category: 
The area indicated on Schedule E as Development Permit Area No. 1: Komas 
Bluff is designated a development permit area according to Section 919.1 
(1)(b) of the Local Government Act for the protection of development from 
hazardous conditions. 
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Justification: In 1980 the Resource Analysis Branch of the Ministry of 
Environment conducted a reconnaissance study and identified bank instability 
in the area referred to as the Komas Bluff. Sloughing was confirmed by 
detailed site inspection. The majority of the area was classified as active or 
inactive, with relatively little classified as stable. Past logging and road 
construction have already demonstrated that this area is prone to landslides 
and other forms of erosion. The area has subdivision potential. 
 
Objectives: 
The objectives of this development permit area are as follows: 
1. To protect areas of unstable terrain from increased risk of slope failure 
and/or erosion due to cutting or removal of trees and other development 
(DP Guidelines are found in the LUB) 
 
Schedule G – Part of the North-South multi-use trail/greenway of the Denman 
Parks and Greenways System Vision 

Denman Island  
Land Use Bylaw 
No. 186 

Current zoning: PK (Park). Regulations: 

 Principal uses: Parks; Passive Recreation; Utilities 

 Buildings and structures for non-residential uses are permitted 

 Maximum lot coverage = 5% 

 Maximum height of buildings and structures = 7.0 metres 

 No lot line setbacks, and a 15.0 m setback from the natural boundary 
of the sea, for buildings and structures except for an access stairway. 

Other Regulations None identified. 

Covenants None. Applicant (CVRD) confirmed. 

Bylaw Enforcement None. 

SITE INFLUENCES 

Islands Trust Conservancy No referral to the Islands Trust Conservancy is required. 

Islands Trust Conservancy 
Regional Conservation Plan 
(2018-2027) 

The proposal is not contrary to or at variance with the ITC RCP.  
Conservation of the Denman LTA is a medium priority within the 
context of the RCP. 

Species at Risk None mapped. 

Sensitive Ecosystems None mapped. 

Hazard Areas Komas Bluff (Development Permit Area) 

Archaeological Sites None mapped. Notwithstanding the foregoing, and by copy of this 
report, the applicant should be aware that if archaeological material 
is encountered during any development, all work should cease and 
the Archaeology Branch should be contacted immediately, as a 
Heritage Conservation Act permit may be needed before further 
development is undertaken. This may involve the need to hire a 
qualified archaeologist to monitor the work. 

Climate Change Adaptation/ Mitigation No potential impacts anticipated. 

Shoreline Classification Sediment Shoreline - Boulder/Cobble 

Shoreline Data in TAPIS Forage fish mapped along the shoreline: Surf smelt / Pacific Sandlance 
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ATTACHMENT 2 – DEVELOPMENT PERMIT AREA GUIDELINES 

DEVELOPMENT PERMIT AREA NO. 1 – KOMAS BLUFF 

Prior to undertaking any development, subdivision or land alteration, an owner of property within the Komas 

Bluff development permit area shall apply to the Denman Island Local Trust Committee for a development 

permit, and the following guidelines apply. 

Guideline Complies Planner Comments 

Guideline 1 Some properties or 
portions of properties may be in more 
than one development permit area; in 
this case, the guidelines of all 
development permit areas may apply. 

n/a n/a 

Guideline 2 In order to assist the 
Denman Island Local Trust Committee 
in determining conditions to be 
included in a development permit, the 
applicant will be required to provide, at 
their own expense, a geotechnical 
report certified by a professional 
engineer with experience in 
geotechnical engineering who is 
acceptable to the Trust Committee. The 
report must indicate that the proposed 
tree cutting, buildings, structures, land 
alteration, roads, driveways, or other 
proposed developments would not 
cause any potential erosion of soil or 
contribute to any land slip, rock fall, 
mud flow, sloughing, or water 
degradation. 

yes The CVRD submitted both an arborist report (May 3, 
2015), and a geotechnical engineer’s report (March 

16, 2015) for their previous Development Permit DE-
DP-2015.2. The reports offered recommendations to 

not negatively affect the slope.  
 

Under the current DP (DE-DP-2018.1), the CVRD is 
proposing to remove the two alder trees identified in 

the arborist report as tag #824 and #825, in 
accordance with the recommendations of the report. 

(See notation in proposed Permit) 
 

For this DP, the CVRD also submitted a more recent 
geotechnical report (February 20, 2018), along with a 
supplementary letter (July 24, 2018) recommending 

that the lowest set of stairs be moved north and 
connected to intact sections of the existing structure, 
and no geotechnical objections to the gabion design.  

Staff are recommending that both geotechnical 
reports and the supplementary letter along with the 

arborist report be attached to the Permit. 
(See proposed Permit) 

Guideline 3 No permanent building 
should be permitted in any area subject 
to sloughing or damage from sloughing. 

n/a No buildings proposed. 

Guideline 4 No part of a septic tank, 
deposit field, or irrigation system 
should be constructed in any portion of 
the site that is subject to sloughing or 
damage from sloughing or in any area 
containing unstable soil or water which 
is subject to degradation. 

n/a None proposed. 
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Guideline 5 Notwithstanding the 
drainage bylaw provisions or 
requirements, drainage facilities should 
be required to divert drainage away 
from any areas subject to sloughing or 
damage from sloughing. 

n/a None proposed. 

Guideline 6 Trees or other vegetation 
should be retained or replanted in 
order to control erosion along the top 
or the face of the bank. 

yes Tree removal shall be in accordance with the arborist 
report dated May 3, 2015 

Guideline 7 All new lots created by 
subdivision should provide for suitable 
building sites in areas not subject to 
sloughing. 

n/a Not a subdivision application. 

Guideline 8 Subdivision applications 
should make provisions for clustering 
lots in areas away from the hazard 
area. 

n/a Not a subdivision application. 

Guideline 9 Prior to issuing a 
development permit, the local trust 
committee may require security in an 
amount acceptable to the local trust 
committee. 

TBD by LTC The Local Trust Committee may wish to require 
security to ensure that the recommended work is 

undertaken to ensure public health and safety and to 
improve bluff stability. However, as the applicant/ 

landowner is another local government and manages 
the property as a park, staff does not recommend 

requiring security in this case. 

Guideline 10 On receipt of a final report 
or written request, as stipulated in the 
development permit, the local trust 
committee shall return the security, 
minus any amount required to correct 
any unsafe conditions caused by a 
contravention of a condition in the 
development permit. 

TBD by LTC See above. 

Guideline 11 Development permits 
issued in Development Permit Area No. 
1: Komas Bluff should contain a 
condition stating that a letter must be 
submitted by a time specified in the 
development permit indicating that the 
work has been completed in 
accordance with the terms and 
conditions of the development permit. 

TBD See above.  

Staff are not recommending that such a letter be 
required in this case. 
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ATTACHMENT 3 – SITE PLAN, ELEVATION DRAWING, & PHOTOGRAPHS 

3.1 SITE PLAN EXCERPT SHOWING NO PROPOSED STRUCTURES ACROSS THE NATURAL BOUNDARY OF THE SEA 

  

74



Site Plan, Elevation Drawing, & Photographs 

Islands Trust DE-DP-2018.1 – Staff Report – Attachment 3 2 of 5 

3.2 ACCESS STAIRWAY ELEVATION DRAWING 
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3.3 EXISTING ACCESS STAIRWAY PHOTO 1 
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3.4 EXISTING ACCESS STAIRWAY PHOTO 2 
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3.5 EXISTING ACCESS STAIRWAY AND BOARDWALK 
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PROPOSED  

   
 

DENMAN ISLAND LOCAL TRUST COMMITTEE 

 
DEVELOPMENT PERMIT - DE-DP-2018.1 

 
 

TO: Comox Valley Regional District 

1. This Development Permit (the "Permit") applies to the land described as: 

Park Parcel, Plan VIP88176, Section 32, Denman Island, Nanaimo District 

as shown on Schedule “A” attached to and forming part of this Permit. 

2. Whereas the subject area as described above lies within “Development Permit Area No. 
1: Komas Bluff” designated under the Denman Island Official Community Plan Bylaw No. 
185, and whereas this Permit issued under the Denman Island Land Use Bylaw No. 186 
authorizes the following: 

a. The removal of a portion of the existing trail and boardwalk, and the relocation of 
existing access stairway and addition of a gabion stair structure in a new location 
as described in: 
 

i. Schedules “A” (Site Plan) and “B” (Elevation Drawing),  
 
and such development shall be in accordance with: 
 

ii. Schedule “C” (“Lewkowich Engineering Associates Ltd. Geotechnical 
Assessment dated February 23, 2015); 
Schedule “D” (Lewkowich Engineering Associates Ltd. Geotechnical 
Assessment dated February 20, 2018); and  
Schedule “E” (Lewkowich Engineering Associates Ltd. Geotechnical 
Review of Proposed Beach Access Upgrades dated July 24, 2018), 
attached to and forming part of this Permit; and 

 
b. The removal of two Alder trees identified with tag #824 and #825 in accordance 

with Schedule “F” (“Arborist Report on Tree Assessment” dates May 3, 2015) 
attached to and forming part of this Permit. 

This is not a siting and use permit, nor does it provide permission to construct any works without 
other lawfully required approvals and permits. It also does not relieve the applicant from 
complying with the provisions of the Denman Island Official Community Plan Bylaw No. 185, 
2008 and the Denman Island Land Use Bylaw No. 186, 2008. 

 

AUTHORIZING RESOLUTION PASSED BY THE DENMAN ISLAND LOCAL TRUST 
COMMITTEE THIS __ DAY OF ___, 2018. 

___________________________     _______________ 

Deputy Secretary, Islands Trust     Date Issued 

 
IF THE DEVELOPMENT HEREIN IS NOT COMMENCED BY THE __ day of ___, 2020, THIS 
PERMIT AUTOMATICALLY LAPSES. 

79



Page 2 of 38 
 

DE-DP-2018.1 – SCHEDULE “A”  
Site Plan 
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DE-DP-2018.1 – SCHEDULE “B”  

Elevation Drawing 
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DE-DP-2018.1 – SCHEDULE “C” 
 

Lewkowich Engineering Associates Ltd. Geotechnical Assessment  
dated February 23, 2015 
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DE-DP-2018.1 – SCHEDULE “D” 
 

Lewkowich Engineering Associates Ltd. Geotechnical Assessment  

dated February 20, 2018 
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DE-DP-2018.1 – SCHEDULE “E” 
 

Lewkowich Engineering Associates Ltd. Geotechnical Review of Proposed Beach 

Access Upgrades dated July 24, 2018 
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DE-DP-2018.1 – SCHEDULE “F”  
Arborist Report on Tree Assessment 
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  MEMORANDUM 

C:\Program Files\eSCRIBE\TEMP\18122042244\18122042244,,,DE-LTC_2018-08-07_MEM_Referrals.docx  

Islands Trust Memorandum 1 

File No.: 6930-20 (Farm Plan) 
  

DATE OF MEETING: August 7, 2018 

TO: Denman Island Local Trust Committee 

FROM: Marnie Eggen, Island Planner 
Northern Team 

COPY: Ann Kjerulf, Regional Planning Manager 

SUBJECT: Denman Farm Plan Implementation Project – Bylaws No. 228 and 229 

PURPOSE 

Further to the Community Information Meeting held on August 2, 2018, staff would like to inform to the 
Denman Island Local Trust Committee (LTC) of referral responses received to date regarding Bylaws No. 228 and 
229.  
 
BACKGROUND 
At the May 1, 2018 LTC meeting, the LTC considered proposed bylaw amendments 228 and 229, after which the 
LTC requested bylaw referral responses from various agencies and First Nations, including the Advisory Planning 
Commission and the Denman Growers and Producers Alliance, and passed the following resolutions:  
 

DE-2018-040 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee Bylaw No. 229, cited as “Denman Island Land Use 
Bylaw, 2008, Amendment No. 1, 2018”, be read a first time.  

CARRIED 
DE-2018-041 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee request staff to refer Bylaw No. 228 and Bylaw 
No. 229 to the following agencies and First Nations for comment: 
 

 Halalt First Nation  Wei Wai Kum First Nation 
 K’omoks First Nation  Snaw’Naw’As Nation 

 Lake Cowichan First Nation  Te’Mexw Treaty Association 

 Nanwakolas First Nation  We Wai Kai Nation 

 Qualicum First Nation  Denman Growers and Producers Alliance 

 Stz’uminus First Nation  Comox Valley Regional District 

 Tla’amin Nation  School District #71 (Comox Valley) 

 Cowichan Tribes  Ministry of Agriculture 

 Homalco First Nation 
(Xwemalhkwu) 

 Agricultural Land Commission 

 Laich-kwil-tach Treaty 
Society 

 Ministry of Municipal Affairs & Housing 
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 Lyackson First Nation  Hornby Island Local Trust Committee 

 Penelakut Tribe  Ballenas-Winchelsea Islands Local Trust 
Committee (Executive Committee)  

CARRIED 
DE-2018-042 
It was MOVED and SECONDED, 
that the Denman Island Local Trust Committee request staff to refer Bylaw No. 228 and Bylaw 
No. 229 to the Denman Island Advisory Planning Commission for comments, and that staff and 
at least one Trustee attend the meeting(s). 

CARRIED 
DE-2018-043 
It was MOVED and SECONDED, 
that the Advisory Planning Commission and the Denman Growers and Producers Association be 
asked to provide their analysis about the advisability of removing horticulture and agriculture as 
permitted uses in the R1 and/or R2 zone(s). 

CARRIED 
 

DISCUSSION 

Referral responses have been received from the Ministry of Agriculture, Agricultural Land Commission, Comox 
Valley Regional District, the Denman Growers and Producers Association, the Denman Advisory Planning 
Commission, K’omoks First Nation, Cowichan Tribes, Malahat Nation and the Hornby Island Local Trust 
Committee (see attachments). Staff note that the Denman Growers and Producers Alliance included third party 
responses, which are not included in the attachments because permission to release these responses had not 
been confirmed prior to completion of this staff memo. 

NEXT STEPS 

Staff will provide a report to the LTC at a subsequent meeting, which will include an analysis of the referral 
responses and comments provided at the Community Information Meeting, and staff recommendations for 
potential changes to the proposed bylaws. 
 

Submitted By: 
Marnie Eggen, MCIP, RPP 
Island Planner 

August 3, 2018 

Concurrence: 
Ann Kjerulf, MCIP, RPP 
Regional Planning Manager 

August 3, 2018 

ATTACHMENTS 

1. Referral Responses: Ministry of Agriculture, Agricultural Land Commission, Comox Valley Regional 
District, the Denman Growers and Producers Association, the Denman Advisory Planning Commission, 
K’omoks First Nation, Cowichan Tribes, Malahat Nation and the Hornby Local Trust Committee. 
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BC Ministry of Agriculture 

 
 

 
Mailing Address 
2500 Cliffe Ave. 
Courtenay, BC V9N 5M6 
 

 
 

Web Address:  http://www.gov.bc.ca/agri/ 

 

 
July 11, 2018 
 
Marnie Eggen 
Island Planner 
Denman Island Local Trust Area 
 
Dear Marnie Eggen: 
 
Re: Proposed Bylaw 228 (OCP) and 229 (LUB) 
 
Thank you for providing Ministry of Agriculture staff with the opportunity to comment on the proposed 
bylaw amendments to update the Denman Island OCP and LUB incorporating recommendations from 
the Denman Island Farm Plan adopted by the Denman Island Local Trust Committee in 2012.   
 
Ministry of Agriculture staff have reviewed the proposed bylaw amendments and provide the following 
comments: 
 
Bylaw 228 Proposed OCP Policies: 
 
Section E.4, Policy 1:  The Ministry of Agriculture is supportive of the policy to provide a single zone for 
all properties in the Agricultural Land Reserve.  This single agricultural zone eliminates confusion for 
land owners and provides consistency with the Agricultural Land Commission policy’s and use 
prohibitions related to the Agricultural Land Reserve. 
  
Section E.4, Policy 2:  Is consistent with ALC mandate to discourage subdivision and encourage 
farming. 
 
Section E.4, Policy 3:  Discouraging panhandle lots operationally is supported.  Long driveways can 
take up valuable farm land and lead to conflicts with neighbours around use. 
 
Section E.4, Policy 4: Is consistent with ALC Policy L-09; Additional Residences for Farm Help.      
 
Section E.4, Policy 5:  Is consistent with ALC Policy L-04; Agri-tourism Activities in the ALR. 
 
Section E.4, Policy 6:  While I understand the concern related to agri-tourism activities and nuisance it 
can be difficult for a farm operation to invest in an agri-tourism facility such as a winery and tasting 
room with the uncertainty of a temporary use permit. This may impede investment into facilities of high 
quality which may create more problems with neighbour’s and nuisance complaints.    
 
Section E.4, Policy 7:  ALC Policy l-01 allows for farm packaging and processing within limits in the 
ALR. Having opportunities for farm products processing activities on parcels outside the ALR can be 
beneficial for the entire farming community.  
 
Section E.4, Policy 8:  Exclusion applications will continue to be evaluated on a case by case basis 
regardless of this policy. 
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Section E.4, Policy 14: This description appears to be consistent with ALC Policy L-08 Residential Uses 
in the ALR –Zone 1 
 
Bylaw 229 Proposed LUB Policies 
 
Definitions: feedlot and Intensive agriculture:  Neither of these definitions are being used to prohibit 
farming activities in the ALR and therefore are consistent with s.555 (2) of the Local Government Act. 
However I will offer the following comments based on past experience.  The “wholly sustained by 
means other than grazing” is very subjective and would be difficult to determine if a conflict took place. 
Also “excludes confinement of animals for domestic purposes” does not address issues related to 
recreational rearing activities which can be of a size and scope that raise concerns with neighbours.  To 
target this problem outside the ALR it may be advisable to adopt and animal unit threshold by property 
size for domesticated animals, other than cats and dogs, regardless of animal’s end use.   
 
Setback Regulations 2.3.2 / 2.3.3 Setbacks from Streams, Lakes and Wetlands and Natural Boundary 
of the Sea: The 30 metre setback from intensive agriculture and feedlots and 15 metre setback for 
other farm buildings is consistent with the maximum setbacks in the Guide to Bylaw Development in 
Farming Areas. 
 
Agri-tourism Use and Accommodation: The policy proposed in the LUB is consistent with the ALC 
Policy L-05 which indicates that the Agri-tourism accommodation use in the ALR is only permitted if the 
property is classified as “farm” and if the classification changes, this use is no longer permitted. A 
maximum of 10 sleeping units is permitted on a short term and seasonal basis.” 
 
Table 5 – Setbacks -“7 Minimum setback from any lot line for feedlots A - 50.0 m”: The setback in 7 is 
in excess of the maximum distance permitted in the Guide for Bylaw Development in Farming areas for 
a Category One Building (•Confined Livestock Area with more than ten (10) agricultural units). The 
maximum setback distance permitted is 30 metres from a water course.  The Ministry of Agriculture 
requests you amend this to 30 metres to be consistent with provincial requirements. 
 
If you have any questions about the above comments, please contact the Ministry.  
 
Sincerely, 

 
Jill Hatfield P.Ag.  
Regional Agrologist 
 
 
email copy: Gordon Bednard, Regional Planner, ALC 
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600 Comox Road, Courtenay, BC V9N 3P6  

Tel: 250-334-6000     Fax: 250-334-4358 

Toll free:  1-800-331-6007 

www.comoxvalleyrd.ca 

 
 

 
File: 6470-20  

 
July 3, 2018 
 

 
Sent via email only: northinfo@islandstrust.bc.ca  

 
Marnie Eggen 
Island Planner 
Islands Trust 
700 North Road 
Gabriola Island BC  VOR 1X5 
 
Dear Ms. Eggen: 
 
Re: Bylaw Referral - Denman Island Local Trust Committee Bylaw Nos. 228 and 229  
 
Thank you for forwarding the above noted referral for our comments. Your agency referral has been 
reviewed by the Comox Valley Regional District (CVRD) planning and development services branch. 
Regarding public trails impacting land within the proposed “Agricultural” designation, please note that the 
Denman Island Parks and Greenways Master Plan, states: 
 

Every effort will be made to find alternative trail routes that go around rather than through agricultural land in 
order to avoid any potential conflicts. Where this is not practical, the CVRD will seek approval from the ALC 
for the proposed trail alignment and work with adjacent farmers and Ministry of Agriculture staff to minimize 
possible negative impacts of the trail on agriculture. The Ministry of Agriculture’s Guide to Using and 
Developing Trails in Ranch and Farm Areas identifies guidelines for the location of trails within the ALR and 
design standards including signage, fences and vegetated buffers. 
 
The CVRD acknowledges that much of the privately held land in the Agricultural Land Reserve on Denman 
Island is not currently in agricultural production but may be so in the future. Consequently, planning for trail 
alignment will take into consideration current as well as potential future agricultural use of adjacent lands. 
 
As most of the ALR land on Denman Island is privately owned, existing informal trails on these agricultural 
lands (as on any other private lands) should be used only with the owner’s permission. It is acknowledged that 
future owners may not support the recreational use of their property and may close off informal trails. 
Landowners who wish to formalize trails over their property may work with the CVRD to align the trail to 
minimize impact on current or possible future agricultural operations and seek approval from the Agricultural 
Land Commission for a statutory right-of-way or easement for the trail corridor in the CVRD’s favour. 

 
Should you have any questions please contact Jodi MacLean at 250-334-6041 or by email at 
jmaclean@comoxvalleyrd.ca. 
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Page 2 

 

Comox Valley Regional District 

Sincerely, 
 
J. MacLean 
 
Jodi MacLean, MCIP, RPP 
Rural Planner 
Planning and Development Services Branch 
 
cc: Alana Mullaly, Acting General Manager of Planning and Development Services Branch 
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Received by Islands Trust - July 12, 2018 
 
Response to Islands Trust (IT) Referral to GPA 2018.06  
 
Proposed Bylaws Discussion at GPA meeting June 21, 2018 

 Doug Wright – reviewed presentation from IT APC meeting 2018 June 

 Doug worked on the Farm Plan process since it was initiated, and notes that his 
impression of the overarching goal was promoting farming so young people would come 
to the island. Supported the completion of DI Farm Plan, a strategy identified “to 
support socioeconomic diversity of Denman Island community.”  

 Survey done of growers as part of Farm Plan, and at that time ~99 people were found to 
be trading, selling, bartering produce. The Agricultural Steering C’tee group agreed to 
definition of farmer as someone who grows produce, not necessarily commercially. 

 A lot of people doing production are not on ALR lands. Many are people with small lots 
(eg R1 or R2) producing food goods for home and for sale.  

 
Overall general GPA assessment about 228 and 229:  

 GPA questions proposed bylaws 228 and 229, and the IT referral to GPA as it is not clear 
what implications the proposed changes will be for farming activities within properties 
in R1, R2, Sustainable Resource Zones.  

 Designating permitted activities in Agriculture Land Reserve will at least create 
confusion about, and likely impact feasibility of, farming activities in other zones. This is 
in contradiction with the overall aim of the DI Farm Plan.  

 It is our belief that this will be especially true if the definitions (ie. of agriculture, 
farming, bona fide farming, subsistence farming, intensive agriculture…) are not clarified 
at the community level,  

 We do not agree with using provincial definitions (i.e. of agriculture under the Farm 
Practices Protection/Right to Farm Act) suggested for adoption in the OCP and LUB by IT 
staff.  

 We note that GPA previously expressed opposition to using provincial definitions in a 
response to a previous IT Referral of August 2017 submitted by Erika Bland and Doug 
Wright on behalf of GPA directors to Ann Kjerulf on October 23, 2017 (See Appendix 1).  

o It also appears that in some cases within the proposed bylaws, the terms 
agriculture and farming are being used interchangeably. If this is the case, we 
request that the terms be clarified and used appropriately in the bylaws to 
address this confusion. 

 We wonder why bylaw 223 was discontinued, but issues raised by GPA in response to it 
have not been addressed in these new proposed bylaws (228 & 229) sent for Referral. 
(See Appendix 1). 

 
GPA directors raised some questions for Denman Island Local Trustees and IT Planning Staff 
regarding policies in the proposed bylaws (228 and 229) to amend the OCP and LUB:  
 

A) How will the definitions of ‘farming,’ ‘agriculture,’ ‘horticulture,’ and ‘bona fide farm 
use’ impact certain activities being allowed in R1 or R2? Do I have to sell produce to be 
considered a farm with farm uses? If I do not have farm status and am not producing 
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commercially, but have a farm and am doing subsistence farming in R1 or R2 Zone, am I 
allowed secondary housing for farm help under the proposed bylaws?  
 

B) Will the definitions of agriculture and farming reflect the local context? Are provincial 
definitions appropriate for Denman Island? Why do we need to change our existing 
definition of agriculture, which reflects reasonably well our community’s unique issues? 
We feel that both subsistence farming and bona fide farming (ie. for commercial sale) 
should both be subject to regulations under any proposed bylaws. As the GPA, we 
support Denman Feeding Denman, whether or not food production is for commercial 
purposes.  

 
C) Why are horticulture activities and products referred to or included only selectively in 

the proposed bylaws? Clarity is needed on how horticulture farm uses (i.e. nurseries) 
will be affected by these changes. A number of nurseries are known to be in R1 or R2, 
not in ALR, currently producing (though we are not sure which have farm status under 
the Assessment Act).  

 
Specific responses to Referral Items: 
1.1 – OK 
1.2 – May agree. Depends on the definition of ‘farming’ (Please see point A above). 
1.3 – OK 
1.4 – OK 
1.5 –  OK 
1.6 – OK, but need some recognition that some agricultural lands are not within the ALR 
1.7 – OK 
1.8 – Part E. Section E.1, Policy 14 –  Existing dwellings would be grandfathered?  
1.9 – OK 
1.10 – What about bona fide farms in R1, R2, and SR lands?  
1.11 – Ok, but what about farmland outside ALR? Could add note to the effect that existing 

farmland will also be considered when reviewing applications for land use / zoning changes, 
TUPs, etc., even if land is not in ALR. Some important farmlands on the island are not in the 
ALR. 
Also, the words ‘agricultural’, ‘land’, and ‘reserve’ should be capitalized. 

1.12 – OK 
1.13 – may agree, depends on the definition of farming.  
1.14 – OK 
1.15 – Part E - Families and Individuals Section E.4.  

1) what is the difference, formally, between ‘agriculture’ and ‘farming’ within the OCP 
and LUB and these proposed bylaws?  

2) – fine 
3) Part E - Families and Individuals Section E.4. Policy 3 – GPA does not currently 

support this policy given the information provided. In some cases, small-scale 
farming access to otherwise unused agricultural land could be facilitated by the 
creation of a panhandle lot. It was noted that if ALR lands are to be subdivided, 
subdivision boundaries should take into consideration natural terrain and 
watercourses so as not to alienate farmland within subdivided parcels (eg. Of 
Grider’s corner – major watercourse through middle of property cut off access to 
back portion of lands). 
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4) Why does this policy for accommodation for farm help apply only to ALR land? Why 
not also lands with farm status? Definition of agri-tourism – what about sanitary 
facilities (this was also brought up and mentioned in APC notes);  
Highlight agritourism use point # 3) what about permanent facilities for non-
accommodation use? What is written here contradicts example allowable uses listed 
on following slide (eg. What about a farm school centre?) 
Allowable on anything over 1.5 acres – does not seem large enough 

5) Agritourism – what about a minimum lot size, no matter the zoning? Agritourism 
doesn’t count toward contributing to your farm status; needs to be some 
recognition of the size of the host property – density allowed should be regulated in 
proportion to lot size, up to a maximum allowable density – Size TBD? Cannot 
comment on exact size. In application for TUP – suggest application for TUP takes lot 
size into consideration – up to max allowable density per property.  
Seems that the definitions and the way bylaws are focused is not taking into account 
all possible land uses associated with Agritourism –ie. Winery? Farm school? Tour 
buses? B&B? camping and suites are addressed here, but what about others? We 
would like to see more formalized support for diversity of Agritourism types -  
We take Issue with raising barriers for Agritourusm that are related to 
accommodations only – what about non-accommodation based Agritourism? We 
suggest there could be two streams for Agritourism – one for accommodation, one 
for non-accomodation Agritourism. Generally supportive of Agritourism if it is not 
alienating farmland, especially non-accommodation Agritourism. Need some 
provisions for permanent dwellings for Agritourism. 

6) How is ‘bona fide’ determined?  
7) Temporary Use Permit – will there be a fee? Will it be prohibitive to farmers? 

Renewal fee: unclear how long renewal lasts;  
8) subject to rezoning process - To what zones? What will be the cost? What would be 

the timeline? Overall impression: supposed to make it easier for farmers, not harder 
and with additional costs – this policy does the latter.  

1.16 OK 
1.17 OK 
2. OK with GPA, if the above concerns are reconciled. 
 

229 – LUB Proposed Changes 
1.1 – GPA does not support this policy as written, due to issues with definitions: see general 

comment A above, and previous GPA referral response to Proposed bylaw 223 (October 
2017), APPENDIX 1. In addition, issues remaining unresolved about the definitions of 
agriculture, feedlot and Intensive agriculture leave us uncertain about how some forms of 
horticulture (i.e. nurseries) relate to or are affected by this definition. The definition of 
agriculture under the FPPA excludes subsistence farming not done for business. GPA also 
notes that the provincial definition of intensive agriculture is not clear, and therefore we do 
not agree with using the current provincial definition as written. We would like to see any 
local definitions (ie. for intensive agriculture) reflect local concerns, and suggest this could 
be accomplished by drawing from definitions used elsewhere in the province (for instance 
Fraser Valley, Abbotsford, Chilliwack or other Gulf Islands agricultural land use planning 
documents), to create a locally acceptable definition, with community input.  
 
Panhandle creation – need more information – see below item 1.17 
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Generally, previous referral issues remain un-addressed 
1.2 – i) see above concerns about definitions. Ii) may be ok; iii) definition of immediate family: 

question of step-siblings, half siblings? Unclear if these are included in provincial 
definitions?; Iv) Temporary secondary dwelling – OK;  
Definition of agritourism does not seem to include possibilities for permanent structures (ie. 
farm classroom; wine tasting room, etc.) that are not farm accommodations, but are built 
for agritourism.   

 
1.3 – Not sure about this. Will existing housing be grandfathered in? Agree that there should be 

a local process, but unsure where this will leave some landowners who already have 
approved farm help accommodation housing.  

1.4 – OK 
1.5 – Agree and support this, as long as definitions referred to here (as per concerns in 1.1 

above) are reconciled. 
1.6 – As in 1.5 above. 
1.7 – OK. Nice to see this added. 
1.8 – OK 
1.9 – OK 
1.10 – Happy to see this, but also concerned that using the FPPA definitions means that Agri-

tourism cannot include non-commercial agricultural land uses, since under the FPPA 
definition agriculture does not include farming that is not done for business. Subsistence 
farms may also wish to have agritourism, which may or may not be done as a business 
venture.  

1.11 – OK 
1.12 – Do not agree. See concerns previously raised about definitions, and about farmland 

that is not in the ALR. (for instance, 1.1 above; Bylaw 228 responses to 1.10 above). 
1.13 – Do not agree. What about existing dwellings? And what about lands outside the ALR?  
1.14 – Do not agree. This may not reflect the actual needs of farmers using some farming 

methods (ie not mechanized agriculture), which may require more farm help than can 
reasonably be accommodated with the allotted densities suggested here. 

1.15 – ok, but also does not include farmlands outside the ALR. 
1.16 – Agree with a setback for feedlots, but not sure about the definition of feedlot. Please 

see previous responses above and in Appendix 1, regarding definitions (ie. of feedlot) 
1.17 – Do not agree. Part E - Families and Individuals Section E.4. Policy 3 – GPA does not 

currently support this policy given the information provided. In some cases, small-scale 
farming access to otherwise unused agricultural land could be facilitated by the creation of 
a panhandle lot.  
GPA suggests that if ALR or other active farmlands are to be subdivided, subdivision 
boundaries should take into consideration natural terrain and watercourses so as not to 
alienate farmland within subdivided parcels (eg. Of Grider’s corner – major watercourse 
through middle of property cut off access to back portion of lands). 
 

1.18 - begins to address concerns raised in 1.14 above – but think this should apply to 
farmlands outside the ALR.  

1.19 – what about agritourism accommodations on lands that are farmed, but do not have 
farm status?  
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RESPONSE TO REQUEST FOR GPA ‘Analysis on advisability of removing horticulture and 
agriculture as permitted uses in the R1 and R2’ 
 
GPA discussed this request and provides the following response:  
 
At our June 21 meeting the GPA unanimously passed the following MOTION: 
“GPA strongly opposes removing horticulture and agriculture as permitted uses in R1 and R2 
zones.” 
 
Analysis (We note that this response was provided with short notice during the height of the 
growing season, allowing little time for community consultation, and without knowing 
motivation of this request): 

- Zoning boundaries do not take into consideration lay or quality or size of land parcels 
- Need separate tests for particular issues, not a blanket restriction of certain activities – 

recognition of diversity of practices within ‘agriculture’ and ‘horticulture’  
- 99 producers on DI in 2011 at time of farm plan – GPA cannot speak for those people or 

additional since then 
- this regulation would impact the livelihoods of people with existing operations, and 

future potential 
- Given the track record of Denman Island agricultural activity on all kinds of lots, this 

policy would inhibit farming, and therefore go against the mandate and vision of GPA. 
GPA supports agriculture and horticulture, small growers especially. Some of the policies 
proposed above will impose restrictions on people on R1 and R2 lands, and that 
contradicts with our values and mission as the GPA. 

 
We subsequently published an article in the Grapevine (See Appendix 2) requesting community 
input about this issue. We have since received various correspondence from islanders, which 
we have included verbatim in Appendix 3. The GPA board had insufficient time between 
receiving this feedback and the deadline to submit this response and therefore have not 
discussed the community responses in detail, nor can we provide any interpretation to that 
effect. 
 
 
SEE APPENDICES BELOW 
 
 
APPENDIX 1. Previous GPA Referral Response to Proposed bylaw 223 
  
Denman Island Growers and Producers Alliance 
Denman Island, BC   |   www.denmangpa.ca 
 
 
Ann Kjerulf, Regional Planning Manager Islands Trust Northern Team 
 
 
RE: Response to IT Referral of August 11, 2017 

October 23, 2017 
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Dear Ann Kjerulf, 
 
The Denman Island Growers and Producers Alliance has reviewed the Referral sent to Erika Bland and Doug Wright 
on August 11, 2017, regarding the proposed Bylaw No. 223 to amend the Denman Island Land Use Bylaw (LUB) as 
follows: 

 Replacing the definitions of “agriculture”, “intensive agriculture” and “feedlot”; 

 Adding a definition of “confined livestock area”; 

 Adding a 30 m setback requirement (to the natural boundary of a stream, lake, wetland or the sea) for 
buildings and structures associated with intensive agriculture, feedlots or used to accommodate 
domesticated animals other than household pets; 

 Adding a general regulation to prohibit feedlots outside the Agricultural Land Reserve; 

 Adding a 15-30 m setback requirement to lot lines where feedlots are permitted. 
 
 
We appreciate you taking the time to review the following comments: 

  
1. Overall, we agree that it makes sense to undertake the amendment of this bylaw concurrently with the 

implementation of the Farm Plan. 
 

2. We think that the proposed new definitions for “agriculture” and “intensive agriculture” are insufficient for the 
following reasons:  

a. The definitions referring to agriculture and farming under FPPA only include farming that is done for 
business; this excludes any activities done for personal/family/community purposes (i.e. without a 
business/profit motive). We think that the term “agriculture” can and does refer to both 
commercially-oriented and non-profit-oriented operations. For instance, the Oxford English 
Dictionary defines agriculture as:  

“The science or practice of farming, including cultivation of the soil for the growing of crops 
and the rearing of animals to provide food, wool, and other products.” This definition does 
not necessarily include the marketing of the resulting products of this activity.  

b. The amendment to the bylaw as proposed would leave those doing subsistence farming (i.e. 
growing crops or raising livestock not for commercial purposes) outside the regulations applicable 
to “agriculture” and “intensive agriculture”.  

c. From our interpretation, the proposed definition of “intensive agriculture” would not include plant 
crops. Perhaps we have this wrong, but if not, it seems like an important oversight, as surely the 
cultivation of plant crops by certain methods would be considered “intensive agriculture” 

d. The definition of “intensive agriculture” as proposed in the chart, may be based on a globally-
accepted definition that differentiates it from something like nomadic pastoralism, but we don’t feel 
it is necessarily representative of our local practices. We think there needs to be more of a 
distinction between different scales of “intensive” if that term is to be used, both within the bylaw 
and within the Farm Type/Scale chart. 

e. We propose that the amendment needs to be altered so that it acknowledges that some activities 
deemed to be “subsistence farming” could still be considered “agriculture” and/or “intensive 
agriculture” and these activities may still require regulation. This is because some ‘subsistence’ 
activities, we feel, could still be deemed unsatisfactory to the community or the environment.  

For example, suppose my neighbour (within the ALR) has 100 chickens, contained in an 

outdoor pen and fed on grain; these are for personal use, not sale. As far as we 
understand the proposed definitions, this activity would be considered “subsistence 
farming” and therefore the general setback guidelines and other regulations applicable to 
“agriculture” or “intensive agriculture” would not apply. On the other hand, 100 chickens 
right at my fence-line could cause significant disturbance to me and impact my home, land 
and waterways. If I complained, this neighbour, who is clearly ‘farming’ would not have 
any protection under the FPPA because their activities are non-commercial. And I would 
not have any recourse because their operation would not legally require a setback. So, 
based on the definitions, we would both in a tough situation that would be difficult to 
resolve in reference to local and provincial bylaws. 

 
3. Definition of “Feedlot”: in principle, we agree with the change to this definition which adds the clause: 

“excluding the confinement of animals for domestic purposes”; however, 
a. We feel clarification is needed surrounding the definition of “growing” within the definition of 

feedlot as show in the ‘Farming Type/Scale’ chart. It is not clear to us what activities would be 
considered “growing” by this definition. Though it may be implied that “growing” means raising 

animals for the purpose of intentionally converting feed to meat, this is not stated explicitly. 
Therefore, it may be interpreted that “growing” could include feeding any animal with the intention 
of them naturally growing, even if the purpose is not to “grow” those animals for consumption (i.e. 
feeding laying hens). 

b. We also note that under this definition a “feedlot” cannot exist if not for commercial purposes. 
However, (as we have explained in the example in 3.e above) someone could have what we would 
deem a feedlot-style operation, even if its purpose was not commercial. As far as we understand it, 
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within the proposed amendment, that operation would only be considered a “confined feeding 
area”, which does not necessarily come with regulations around setbacks, as a defined “feedlot” 
would. Therefore, the definition of a feedlot should include something that refers to the density of 
animals within a confined area, as well.  

c. We think that the 4500kg threshold of total animal weight which determines setback distance under 
the bylaw is perhaps appropriate for livestock and farmed game, but it is too high for poultry. 
4500kg of poultry, based on an average weight of say 11kg per turkey, would be 409 turkeys. This 
would be over 2000 Chickens, at an average weight of 2.2kg per bird; certainly, in our minds, an 
operation that should require more than a 15 metre setback. Therefore, we suggest that there 
should be two different kg amounts to be used as the threshold for determining setback distance: 
4500kg for livestock and farmed game, and perhaps 500kg for poultry.  

d. Based on the issues with the clarity of the definition for “feedlot”, as we have outlined in #s 3a-c 
above, we cannot comment on whether “feedlots” should only exist within the ALR zone at this 
time. 
 

4. We generally agree with the addition of the definition for “confined feeding area” as presented, if the 
definition of a “feedlot” included therein is adequately clarified going forward. 

 
5. We propose that a general statement should be included within the bylaw which: 

a. explicitly suggests that there are notable and sometimes subtle differences between commercial/for 
profit and personal/family/community/subsistence farming; and, 

b. refers directly to the ‘Farm Type/Scale’ chart which helps to clarify this. We think this chart is useful, 
but also have a few questions about it (see #5 below) and ultimately propose that it requires some 
amendment. 

 
6. Farm Type/Scale chart 

a. There is no definition of “small” and so it is difficult to understand what would qualify as 
“subsistence farming” 

b. The term “keeping of animals for personal use” doesn’t specify any quantified size of an operation 
c. subsistence farming can include activities that we feel should be called “agriculture” or “intensive 

agriculture”  
d. We feel that horticulture can certainly be a commercial activity, so we wonder why it is not included 

on the commercial side of the chart 
 

7. We agree with the proposed changes to setbacks within the guidelines surrounding agricultural uses, but as 
we have noted above, are concerned that even these setbacks will not apply to some operations under the 
new definitions here presented. 

  

 
APPENDIX 2 – Letter Published in Grapevine Soliciting Community Feedback  

Agriculture and Horticulture taken out of R1 and R2? 

Submitted by Veronica Timmons for the Denman Island Growers and Producers Alliance (GPA) 

As part of the Farm Plan Implementation Project, GPA recently received an Islands Trust 

Referral requesting our consideration of Proposed Bylaws No. 228 and 229, which will amend 

the Official Community Plan (OCP) and the Denman Land Use Bylaw (LUB). In addition, It was 

MOVED and SECONDED, that the Advisory Planning Commission and the Denman Growers 

and Producers Association be asked to provide their analysis about the advisability of removing 

horticulture and agriculture as permitted uses in the R1 and/or R2 zone(s). Carried.  

Resolutions DE-2018-043) 

Though we are not sure of the intent of the above motion, we suspect this has to do with allowing 

or disallowing Intensive Agriculture on R1 and R2. We do not agree with the proposed definition 

of Intensive Agriculture as written in Proposed bylaws 228 and 229: 

Intensive agriculture means the use of land, buildings, and other structures for the confinement 

of poultry, livestock, fur bearing animals, the growing of mushrooms (except forest fungi), or 
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cannabis production, except to the extent the use is carried out solely for domestic purposes and 

does not involve the production of any items for sale, trade or commerce. 

Also, proposed changes to the definition of ‘agriculture’ in Bylaws 228 and 229 will adopt the 

Provincial definition used in the Farm Practices Protection Act (FPPA). Note that GPA advised 

against this in a previous Referral response to Proposed Bylaw 223 (which was subsequently 

removed from LTC proceedings). Now, with 228 and 229 our previous concerns are again 

relevant: The proposed FPPA definition does not adequately encompass the unique local 

character of Denman agriculture/farming. Farming on Denman looks very different from farming 

in the Fraser Valley, for example. We don’t agree with replacing our existing definition terms 

with a vague, overarching definition. We wonder what others think about this.  

Three board members attended the Advisory Planning Commission (APC) meeting on June 13 

and garnered more information from a presentation about the Proposed Bylaws. Discussion of 

these items by the APC was postponed until Tuesday, June 26
th.

 

GPA Board members discussed the Referral and changes Proposed by these Bylaws at our 

meeting on June 21st. In response to the above Resolution DE-2018-043 the GPA Board passed 

the following motion: That the DIGPA strongly opposes the removal of agriculture and 

horticulture as permitted uses in R1 and R2 zones. Carried unanimously.  

GPA plans to send an initial response by the requested deadline of July 12, reflecting our 

concern that not enough time has been devoted to discussing these issues at the community level; 

it is challenging for us to provide a thoughtful response in such a short time. We invite 

community input about these Proposed Bylaws and before providing the requested analysis about 

R1 and R2 permitted uses. Though we try to engage as many island growers as possible, GPA 

does not claim to speak for all farmers on the island. At the time Farm Plan survey work was 

done (2010), 99 people reported that they participate in agricultural activities here. Islands Trust 

needs to hear from those and other/new island growers as part of the IT Farm Plan 

Implementation Project, and this needs to happen on terms and timelines that work for farmers. 

If you are a farmer, grower, orchardist or interested community member please go to the Islands 

Trust website and look up the Farm Plan Implementation Project: 

(http://www.islandstrust.bc.ca/islands/local-trust-areas/denman/projects-initiatives/denman-

island-farm-plan-implementation) where you can find the Farm Plan, the Proposed Bylaws 228 

and 229, and the ‘Planner Presentation Slides’ presented at the recent LTC/APC meeting. Please 

email your thoughts to vtimmons@telus.net by July 7, to allow time for GPA to process and 

include community comments into our Referral response.  

GPA meets once a month on the 3rd Thursday at 4:30pm in the School Library. Islanders are 

welcome to attend meetings, and are encouraged to get involved with our work.  
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Minutes of the Denman Island 
Advisory Planning Commission 

 
Date of Meeting: Wednesday, June 13, 2018  
 
Location: 

 
Denman Island Activity Centre 
1100 Northwest Road, Denman Island, BC 

 
APC Members Present: 

 
Steve Carballeira, Chair 
Rosa Telegus, Deputy Chair 
David Graham, Secretary 
Edi Johnston 
Jack Forsyth 
Howard Stewart 
Alan Stoddart 
Tom Zawila 
Margie Gang 

 
Staff Present: 

 
Sonja Zupanec, Island Planner 
Marnie Eggen, Island Planner 
Katherine Vogt, Recorder 

 

 
Others Present: 

 
Laura Busheikin Local Trustee 
David Critchley, Local Trustee 
Veronica Timmins, Denman Growers and Producers 
Alliance 
Doug Wright, Denman Growers and Producers Alliance 
11 members from the local public 

 
1. CALL TO ORDER 
 

Chair Carballeira called the meeting to order at 4:02 pm. He welcomed everyone and 
noted to members of the public present that there would be an upcoming Community 
Information Meeting for members of the public to respond to the issues that would 
presently be raised and discussed by members of the Advisory Planning Commission 
(APC). 
 

2. APPROVAL OF AGENDA 
 

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

3.1 Denman Island Advisory Planning Commission Draft Minutes dated August 23, 
2017 
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By general consent, the minutes were adopted. 
 
4. Denman Island Farm Plan Project 
 

Chair Carballeira noted that the purpose of the meeting was for APC members to  
review and make recommendations to the Denman Island Local Trust Committee 
(DILTC) on proposed Bylaws 228 and 229 which involve amendments to the Official 
Community Plan (OCP) and Land Use Bylaws (LUB) to incorporate new policies around 
agriculture, as well as new definitions and regulations regarding agricultural activities 
and processes; as well as for APC members to provide an analysis of the advisability of 
removing horticulture and agriculture as permitted uses in the R1 and/or R2 zone(s). 
 
Island Planners Zupanec and Eggen gave a slideshow presentation of the Farm Plan 
Implementation Project from its inception in 2009 to the present. Planner Eggen noted 
that the DILTC had given first reading to Bylaws 228 and 229 and that numerous 
agencies had been recently given formal referrals of these proposed Bylaws.  
 
Doug Wright of the Denman Growers and Producers Alliance noted that his group had 
not received a formal referral. Planner Eggen expressed regret for the omission and 
would follow up with the Alliance promptly. Planner Eggen noted that the Denman 
Growers and Producers Alliance had been invited to the meeting so that they might be 
fully informed for their response to the proposed Bylaws. 
 
Planner Zupanec explained that a Community Information Meeting would be held 
sometime in the summer, after which the DILTC could give second reading to the 
proposed Bylaws, after which a Public Hearing could be considered in the fall of 2018; 
before a third and final reading of the proposed Bylaws which would then be passed on 
to the Islands Trust Executive Committee and the Minister of Municipal Affairs and 
Housing for approval. 
 
Planner Zupanec explained the new agricultural policy proposals for Bylaw 228 and the 
new agricultural definition and regulation initiatives for Bylaw 229.The APC decided to 
begin by examining and voting on each of the 12 new OCP agricultural amendments 
previously endorsed by the DILTC, which would, taken together, comprise Bylaw 228. 
 
OCP Amendment 1: Add “Agriculture” as a separate OCP designation to be applied to 
land in the ALR. (9 out of 9 APC members supported this proposal) 
 
OCP Amendment 2: Add an OCP policy that reinforces agriculture as the priority use for 
ALR and other agricultural lands. (9 out of 9 APC members supported this proposal) 
 
OCP Amendment 3: Add an OCP policy to support the consolidation of farm parcels in the 
ALR. (9 out of 9 APC members supported this proposal) 
 
OCP Amendment 4: Add an OCP policy to discourage panhandle lots (6 APC members 
were against this proposal and 3 APC members supported it. Concerns were raised 
that the definition of “panhandle was inexpertly defined; that unusual topography 
issues might necessitate panhandles; that land areas may be excluded from access if 
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panhandles are prohibited, including agricultural land behind residential lots; that the 
Island could better be preserved and protected if subdivision was discouraged through 
the prohibition of panhandles; that there was confusion over the difference between 
discouraging or prohibiting panhandles. 
 
OCP Amendment 5: Add an OCP policy to support the provision of farm help 
accommodation on ALR land in association with a bona fide farm use (as per the BC 
Assessment Act) (8 out of 8 APC members present supported this proposal) 
 
OCP Amendment 6: Add a policy to support agri-tourism (8 out of 8 APC members 
present supported this proposal) 
 
OCP Amendment 7 Add a policy to support agri-tourism accommodation, subject to 
temporary use permit (to address site-specific issues) (5 out of 8 members present 
supported this proposal, 1 member wished to abstain from voting on this proposal, 2 
members were against this proposal. Concerns were raised that having the policy 
would invite complications and abuse; that Temporary Use Permits (TUP’s)were not 
likeable; that people could spend a lot of money putting in structures that could not 
be permanent; that TUP’s should be for 10 years rather than 3; that it would be over-
kill to get a TUP for 3 campsites) 
 
OCP Amendment 8: Add an OCP policy to support agricultural processing uses and 
facilities on non-ALR land, subject to rezoning. (8 out of 8 APC members present 
supported this proposal) 
 
OCP Amendment 9: Update all Ministry of Agriculture references throughout OCP. (8 out 
of 8 APC members present supported this proposal) 
 
OCP Amendment 10: Add “Guiding Objective” in Section E.4 (pg 63) to address the 
protection of ALR land for farming. (8 out of 8 APC members present supported this 
proposal) 
 
OCP Amendment 11: Update Local Government Act Citation for TUP’s (pg 83) (8 out of 8 
APC members present supported this proposal) 
 
OCP Amendment 12: Add policy supporting ALR exclusion applications that have benefits 
for the greater community. (8 out of 8 APC members present supported this proposal, 
noting Elder Housing as an applicable example) 
 
The APC members proceeded to discuss and vote on each of the new 17 Land Use Bylaw 
(LUB) amendments that were previously endorsed by the DILTC and which taken 
together comprised the proposed Bylaw 229: 
 
LUB Amendment 1: Replace the definition of agriculture. (8 out of 8 APC members 
present supported this proposal, noting that it was appropriate to align the local 
definition with the Provincial Right to Farm Act definition) 
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LUB Amendment 2: Replace the definition of ‘intensive agriculture.’ (8 out of 8 APC 
members present supported this proposal with some concern raised that intensive 
cannabis culture may pollute local groundwater with chemicals; that cannabis 
production should be considered industrial rather than agricultural; that there was 
much room for abuse of intensive livestock production for domestic purposes; that 
normal setbacks for commercial intensive agriculture are exempt in domestic cases; 
that domestic use agriculture is not defined) 
 
LUB Amendment 3: Replace the definition of feedlot in the Land use Bylaw as per 
recommended Bylaw 223 definition: (8 out of 8 APC members present supported this 
proposal) 
 
LUB Amendment 4: Add a definition of a confined livestock area: (This amendment was 
considered not applicable) 
 
LUB Amendment 5: Cross reference residential zoning provisions for agriculture and 
horticulture with home occupation regulations permitting “sale of agricultural products 
produced on-site.” (This amendment was considered not applicable) 
 
LUB Amendment 6: Add a height exemption for silos, grain bins, deer fencing, netting 
supports, trellises in the ‘Agriculture’ zone. (8 out of 8 APC members present supported 
this proposal) 
 
LUB Amendment 7: Add a minimum setback to streams, lakes, wetlands and the natural 
boundary of the sea for confined livestock. (8 out of 8 APC members present supported 
this proposal) 
 
LUB Amendment 8: Add a 30 m setback requirement (to the natural boundary of a 
stream, lake, wetland or the sea) for buildings and structures associated with intensive 
agriculture, feedlots or used to accommodate domesticated animals other than 
household pets. (8 out of 8 APC members present supported this proposal with one 
comment that site-specific setbacks would be more ideal) 
 
LUB Amendment 9: Amend the Land Use Bylaw to permit roadside farm stands in 
setback areas subject to obtaining a Ministry of Transportation and Infrastructure 
permit. (8 out of 8 APC members present supported this proposal) 
 
LUB Amendment 10: Amend the ‘A’ zone permitted uses, buildings and structures so they 
are consistent with Ministry Bylaw standards. (8 out of 8 APC members present 
supported this proposal) 
 
LUB Amendment 11: Add a general regulation to prohibit feedlots outside the 
Agriculture Land Reserve (8 out of 8 APC members present supported this proposal) 
 
LUB Amendment 12: Add a 30 m setback to lot lines where feedlots are permitted. (8 out 
of 8 APC members present supported this proposal which was amended/corrected to 
50 m) 
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LUB Amendment 13: Amend the Land Use Bylaw to include subdivision regulations to 
prohibit creation of panhandle lots. Review/Amend definition of ‘panhandle.’ (5 out of 8 
APC members present supported this proposal, 3 members were opposed to the 
prohibition of panhandles) 
 
Discussion of the last 4 LUB amendment proposals as well as an analysis of the 
advisability of removing horticulture and agriculture as permitted uses in the R1 and/or 
R2 zone(s) was halted due to time restraints. 

 
5.  NEXT MEETING 
 

It was noted by Planner Eggen that a full response by the APC to proposed Bylaws 228 
and 229 would be needed by July 12, 2018. Chair Carballeira planned to arrange a new 
meeting date by email to discuss these further issues.  

 
6. ADJOURNMENT 

 
By general consent, the meeting was adjourned at 6:10 pm. 
 

 
 
 
 
 
_________________________ 
Steve Carballeira, Chair 
 
Certified Correct: 
 
 
_________________________ 
Katherine Vogt, Recorder 
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Minutes of the Denman Island 
Advisory Planning Commission 

 
Date of Meeting: Tuesday June 26, 2018  
 
Location: 

 
Denman Island Activity Centre 
1100 Northwest Road, Denman Island, BC 

 
APC Members Present: 

 
Steve Carballeira, Chair 
David Graham, Secretary 
Edi Johnston 
Jack Forsyth 
Howard Stewart 
Alan Stoddart 
Tom Zawila 
Margie Gang 

 
Staff Present: 

 
 
Staff Present by Speakerphone: 

 

Marnie Eggen, Island Planner 
Katherine Vogt, Recorder 
 
Sonja Zupanec, Island Planner 

 

Others Present: 

 
 
 
 
 
Regrets: 

 

Laura Busheikin Local Trustee 
David Critchley, Local Trustee 
Veronica Timmins, Denman Growers and Producers 
Alliance 
3 members from the local public 

 
Rosa Telegus, APC Deputy Chair 

 

1. CALL TO ORDER 
 

Chair Carballeira called the meeting to order at 2:06 pm.  
 

2. APPROVAL OF AGENDA 
 

By general consent, the agenda from the June 13, 2018 APC meeting was approved.  
 
3. MINUTES 
 

3.1 Denman Island Advisory Planning Commission Draft Minutes dated June 13, 
2018 

 
These minutes were not yet available to APC members; but had been received 
by Secretary David Graham by email. There was some discussion about 
forwarding the minutes to members by email and adopting them by email; 
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however, this was determined to be against protocol. It was suggested to adopt 
the minutes at a later general APC meeting, but not to call a meeting specifically 
to adopt the minutes. 

 
4. Denman Island Farm Plan Project 
 

Having finished their discussion of various amendments to the Official Community Plan 
(OCP) in proposed Bylaw 228 at the June 13, 2018 APC meeting, the APC members 
continued with their discussion on proposed Bylaw 229 which suggests 17 amendments 
to the Land Use Bylaws (LUB) concerning agricultural activities, definitions and 
processes. The first 13 of these proposed amendments had been previously discussed 
and voted on. It was also requested by the Denman Island Local Trust Committee 
(DILTC) for APC members to provide an analysis of the advisability of removing 
horticulture and agriculture as permitted uses in the R1 and/or R2 zone(s). 
 
LUB Amendment 14: Add subdivision regulation that prohibits further subdivision of ALR 
land (8 out of 8 APC members present supported this proposal, which would maintain 
the current 15 Ha minimum lot size) 
 
LUB Amendment 15: Add Temporary Use Permit guidelines in the Land Use Bylaw for 
secondary dwellings in the A zone on ALR land clarifying that a dwelling is subject to ALC 
approval, must be for farm use, clustered with principle dwellings in order to avoid 
sterilization or fragmentation of farm land. On land outside the ALR, clustering is 
encouraged. (7 out of 8 APC members present supported this proposal.1 APC member 
was opposed to it due to the unreasonableness of applying an added cost of a 
Temporary Use Permit (TUP) which would be $440.00 for an initial 3 years; and 
$165.00 for a renewal TUP which would also last 3 years).  
 
LUB Amendment 16: Add TUP areas and Guidelines for “Occasional markets, fairs and 
festivals.” (8 out of 8 APC members present were against adding a TUP requirement, 
noting that such markets, fairs, and festivals tended to not be sufficiently profitable to 
afford a TUP) 
 
LUB Amendment 17: Designate TUP areas and Guidelines for agritourism 
accommodation on land in the ALR and for land outside the ALR with farm status. (7 out 
of 8 APC members present supported this proposal with the added suggestion that the 
owner be required to be present on the principal residence where the guest 
accommodations were. 1 APC member wished to abstain from voting. There was 
concern expressed over: unmanageable negative effects on ground water quality and 
quantity; fire hazards; abuse of the agritourism designation; the uncontrolled 
proliferation of substandard living conditions; the adding of an extra unnecessary 
layer of cost and legal burden to farmers; the setting up of campgrounds or other 
accommodations on otherwise un-occupied parcels of ALR land) 

 
Discussion turned to the analysis of the advisability of removing horticulture and 
agriculture as permitted uses in the R1 and/or R2 zone(s). Chair Carballeira read out a 
written clarification statement submitted by Trustee Laura Busheikin: 
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The LTC is aware that current definitions of horticulture and agriculture allow 
substantial operations to lawfully take place in relatively high density small lot 
neighborhoods. Over the years, community members have expressed concerns 
about this, and there are plenty of examples of difficult situations from other 
places.  
 
Before deciding whether to address this as part of the Farm Plan project, or as 
its own discrete project, the LTC is interested to hear community feedback in 
the form of comments from the APC and the Growers and Producers 
Association. 
 
The LTC is not considering prohibiting gardens, orchards or other personal-use 
growing anywhere on Denman. The LTC is asking the question, “Is there reason 
to consider limits on the scale and type of agricultural and horticultural activities 
on some residential lots, and if so, do you have any recommendations about 
criteria (zoning, lot size, setbacks, type of activity, number of animals, types of 
crops, or other issues)?” 
 

 The following points were discussed: 

 Setbacks do not always adequately address light and noise problems; 

 Trying to limit agricultural operations in terms of numbers is too difficult; rather, 
it would be better to approach agricultural conflicts in terms of environmental 
and social impacts, with social impacts being easily assessed by neighbor 
complaints. 

 Intensive pesticide use may cause serious damage. 

 Noxious odors can be a problem; but have often been traditionally acceptable at 
certain times of the year. 

 The present definition of ‘intensive agriculture’ only includes livestock, 
mushroom and cannabis production for commercial purposes and does not 
apply to domestic purposes production or to any other agriculture products. 

 The community should be able to self-regulate on such issues. 

 The trust complaints process was non-transparent due to confidentiality rules 
and there were no statistics available on numbers or types of complaints around 
agriculture, which made it harder to justify the need for new regulations. 

 There was a lot of worrying over future things that most likely won’t happen. 

 If there is no bylaw to contain unreasonable neighbors, then property owners 
can be stuck. 

 The Farm Practices Protection Act and the Right to Farm Act were applicable 
documents. 

 Presently the sale of agricultural products on the R1 and R2 zones are 
considered legitimate home-based businesses; but if they get too big, they 
should accept that they need to get a bigger property, move to a differently 
zoned property, or move off island. 

 
Chair Carballeira proposed that the APC encourage the DILTC to look at the 
environmental and social impacts of agricultural and horticultural activities on R1 and 
R2 lots, rather than a blanket prohibition. (7 APC members supported this proposal, 1 
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member was opposed to it on the basis that it was an important cultural foundation 
to grow and sell things, and that problems around agriculture activities were 
manageable within the community and are of rare occurrence). 
 

6. ADJOURNMENT 
 
By general consent, the meeting was adjourned at 3:12 pm. 
 

 
 
 
 
 
_________________________ 
Steve Carballeira, Chair 
 
Certified Correct: 
 
 
_________________________ 
Katherine Vogt, Recorder 
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From: Emily Kozak on behalf of northinfo 
Sent: Thursday, July 05, 2018 1:54 PM 
To: Marnie Eggen 
Cc: Becky McErlean 
Subject: FW: Bylaws 228 and 229 
 
 
 

Emily Kozak  
Administrative Assistant 
Islands Trust 
700 North Road 
Gabriola Island, BC V0R 1X3 
Phone: 250-247-2063 
Enquiry BC Toll-free call 1-800-663-7867  
or from the lower mainland 604-660-2421 

 

From: Monty Horton [mailto:lands.manager@komoks.ca]  

Sent: Thursday, July 05, 2018 1:51 PM 

To: northinfo 
Subject: Bylaws 228 and 229 

 

Good day, further to your referral dated June 24, 2018, I submit the following: 
 

 KFN has no concerns or comments regarding the proposed Bylaws 
 Please consider including wording in the bylaws that acknowledge the 

traditional territory of the K’omoks First Nation 
 
Monty Horton 
Lands Manager 
K’omoks First Nation 
Courtenay, BC 
Cell:  250-937-9195 
Work:  250-339-4545 
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From: Referrals Coordinator [mailto:referrals@malahatnation.com]  

Sent: Friday, June 29, 2018 3:25 PM 
To: Becky McErlean 

Subject: RE: Bylaw Referral - Denman Island Local Trust Committee Bylaw Nos. 228 and 229 - Malahat 
FN 

 
 
Good afternoon Becky, 
 
Thank you for the consultation request regarding the Denman Island Local Trust Committee Bylaw Nos. 
228 and 229. As Denman Island is not–to the best of my knowledge–within Malahat Nation’s traditional 
territory, we defer to the local Nations with respect to this referral and support them in their 
stewardship of the area.  
 
I’d also like to confirm that I am still the contact for referrals to Malahat Nation.  
 
Have a lovely weekend, 
 
Heather Adams 
Fisheries and Referrals Coordinator, Malahat Nation 
 
110 Thunder Road, Mill Bay, BC, V0R 2P4 
Ph: 250.743.3231 |  Cell: 778.230.1778  
heather.adams@malahatnation.com | www.malahatnation.ca  

 
This e-mail transmission, including any attachments, is intended only for the named recipient(s) and may 
contain information that is privileged, confidential and/or exempt from disclosure under applicable law. If 
you have received this transmission in error, or are not the named recipient(s), please notify the Malahat 
First Nation immediately and permanently delete this transmission, including any attachments.  Thank you 
very much for your cooperation in this matter.  

 
 

 

 

147

mailto:heather.adams@malahatnation.com
http://www.malahatnation.ca/


z:\12 long range planning\02 de\6500 ltc work program\20 projects (p)\2009 - agriculture (farm) plan\farm plan implementation 2016-\referrals\bylaw referral responses\bylaw referral form response - ho ltc.docx 
 

 

 

BYLAW REFERRAL FORM 
RESPONSE SUMMARY 

 

  Approval Recommended for Reasons Outlined Below 

 

  Approval Recommended Subject to Conditions Outlined Below 

 

 X Interests Unaffected by Bylaw 

 

  Approval Not Recommended Due to Reason Outlined Below 

 

Denman Island Local Trust Area – Denman 
Island 

 Bylaw No. 228 (OCP Amendment) 

(Island)  (Bylaw Number) 

Laura Busheikin  Hornby Island Local Trust Committee Chair 

(Signature)  (Title) 

June 14, 2018  Hornby Island Local Trust Committee 

(Date)  (Agency) 
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BYLAW REFERRAL FORM 
RESPONSE SUMMARY 

 

  Approval Recommended for Reasons Outlined Below 

 

  Approval Recommended Subject to Conditions Outlined Below 

 

 X Interests Unaffected by Bylaw 

 

  Approval Not Recommended Due to Reason Outlined Below 

 

Denman Island Local Trust Area – Denman 
Island 

 Bylaw No. 229 (LUB Amendment) 

(Island)  (Bylaw Number) 

Laura Busheikin  Hornby Island Local Trust Committee Chair 

(Signature)  (Title) 

June 14, 2018  Hornby Island Local Trust Committee 

(Date)  (Agency) 
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Denman Island

Print Date: July 30, 2018

No. Description Activity R/Initiated Target DateResponsibility

Top Priorities

 1 Relationship building 

with Komoks First 

Nation

 

Shared Narrative of Place Project will integrate First Nations 

history and place names in the OCP and explore opportunities 

for First Nations to participate in the work of the Local Trust 

Committee more meaningfully.

Marnie Eggen

 1 Denman Island Farm 

Plan Implementation

Incorporate Bylaw 223 considerations (agriculture, intensive 

agriculture, feedlot definitions)

Sonja Zupanec

Marnie Eggen

 1 Facilitating Affordable, 

Attainable and 

Seniors Housing

Secondary suites review, DCLTA affordable housing final 

report (June 20, 2013), and consideration of further 

opportunities to support housing options.

26-Jun-2018 Marnie Eggen
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Projects

Description Activity R/Initiated

Protected Area Network Undertake planning for a Protected Area Network on Denman 

Island

15-Mar-2011

Alternative Energy Consider regulations governing wind towers and Ocean Loop 

Geo-Exchange Systems. Monitor recommendation from Trust 

Council.

15-Aug-2011

Dwelling Floor Area Regulation Consider regulations to limit the gross floor area of a dwelling 25-Oct-2011

Climate Change Consider climate change adaptation and mitigation measures 25-Oct-2011

Development Procedures Review Review and update Development Procedure Bylaw No. 71 11-Dec-2012

Cannabis production and retail sales

 

Review land use regulations for cannabis production and retail 

sales.

01-May-2018

Alternative Dispute Resolution To be considered as part of the enforcement tool kit, possibly 

in cooperation with the Hornby Island Local Trust Committee

26-May-2015

Denman Village Plan Undertake a Denman Downtown Village Neighbourhood Plan; 

the plan might include reduction in greenhouse gas emissions; 

encouragement of a healthy, sustainable economy; 

addressing of water and septic concerns; and consideration 

of Denman Community Design Charrette Final Report Jan 

2018 recommendations.

26-May-2015

Travel trailers LUB amendments and enforcement policies regarding the use 

of travel trailers

07-Mar-2017

Occasional use of accessory buildings Amend LUB definition of the term occasional in relation to the 

use of an accessory building to clarify that it refers to a 

cumulative use of not more than 45 days per year regardless 

of who is staying there

07-Mar-2017

Greenshores Workshop 01-May-2018
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Projects

Description Activity R/Initiated
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Applications

Development Permit

DE-DP-2011.2 For barn sited within DP #1: Komas Bluff21-Mar-2011Day, Ella

Applicant Name Date Received PurposeFile Number

Planner: Teresa Rittemann

Planning Status

24-Jul-2018

No change in status.

Status Date:

18-Apr-2017

Waiting for applicant to take next steps working with Bylaw Enforcement team.

Status Date:

29-Jul-2013

File passed on to Bylaw enforcement

Status Date:

DE-DP-2018.1 Morning Beach Park - to perform tree work and relocate/renovate stairs to beach06-Jul-2018Comox Valley Regional 

District

Applicant Name Date Received PurposeFile Number

Planner: Teresa Rittemann

Planning Status

24-Jul-2018

Planner reviewing application

Status Date:

DE-DP-2018.2 PID: 005-849-977  Subdividing into two lots - residential Civic address: 5411 

Lacon Road, Denman Island, BC.

03-Jul-2018Doheny, ALLAN

Applicant Name Date Received PurposeFile Number

Planner: Marnie Eggen

Planning Status

Status Date:

Development Variance Permit
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Applications

DE-DVP-2011.1 Barn on property line13-May-2011Day, Ella

Applicant Name Date Received PurposeFile Number

Planner: Teresa Rittemann

Planning Status

24-Jul-2018

No change in status.

Status Date:

18-Apr-2017

Waiting for applicant to take next steps working with Bylaw Enforcement team.

Status Date:

29-Jul-2013

no change; file passed on to bylaw enforcement

Status Date:

DE-DVP-2018.1 PIDs:  009-708-189 & 009-708-537 Lot line adjustment Civic addresses: 3806 

Denman Road & 3730 Denman Road, Denman Island, BC

15-Feb-2018Denman Community 

Land Trust Assoc. 

(Harlene Holm)

Applicant Name Date Received PurposeFile Number

Planner: Marnie Eggen

Planning Status

26-Jun-2018

LTC approves DVP.

Status Date:

19-Apr-2018

Applicant provided an email from the PAO indicating that they would not need to approve proof of water if LTC varied their 

regulation. DCLTA confirmed DVP request applicable to Parcel L only.

Status Date:

06-Mar-2018

LTC requests applicant to obtain written confirmation from Provincial Approving Officer regarding their requirement of proof of 

water.

Status Date:

Rezoning

DE-RZ-2017.1 PID: 009-708-537 Create two lots for affordable housing for seniors.  Civic 

address: 3730 Denman Road, Denman Island, BC

12-Sep-2017Denman Community 

Land Trust Association

Applicant Name Date Received PurposeFile Number
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Planner: Marnie Eggen

Planning Status

19-Jun-2018

Staff consulting with Ministry on TOR and DCLTA licensing.

Status Date:

05-Mar-2018

Awaiting information to rectify ALC conditions of approval for exclusion and rezoning application. Requested applicant apply 

for a water license to harmonize Ministry requirements and DE LTC TOR.

Status Date:

06-Feb-2018

Staff consulting with applicant re: draft TOR

Status Date:

Siting and use Permit

DE-SUP-2009.14 2900 SWAN RD 

One 26 foot high barn.

02-Nov-2009Day, Jean Ella

Applicant Name Date Received PurposeFile Number

Planner: Teresa Rittemann

Planning Status

24-Jul-2018

No change in status.

Status Date:

30-Jun-2011

On hold until outcome of DP and DVP.

Status Date:

03-Mar-2011

New info submitted by applicant indicates bld sited on lot line; options provided to applicant

Status Date:

DE-SUP-2014.10 Residence, Garage, Chicken House, Beach Stairs, Woodshed29-Sep-2014Stoneman, Daniel & 

Debra

Applicant Name Date Received PurposeFile Number

Planner: Rob Milne

Planning Status
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03-Nov-2014

On hold pending confirmation of compliance with condtions of approval for DE-DP-2014.2

Status Date:

DE-SUP-2018.10 PID: 004-178-726 Building log house, hobby workshop, roofed gazebo and 

outhouse.  Civic address 2941 Lacon Road, Denman Island, BC

25-Jun-2018KOROPATNICK, 

DONALD

Applicant Name Date Received PurposeFile Number

Planner: Jaime Dubyna

Planning Status

17-Jul-2018

Planner reviewing application.

Status Date:

DE-SUP-2018.11 PID:  002-261-685  Building new SFD  Civic address: 1175 Farley Road, 

Denman Island, BC

06-Jul-2018Etienne Design

Applicant Name Date Received PurposeFile Number

Planner: Jaime Dubyna

Planning Status

Status Date:

Subdivision

DE-SUB-2015.1 2201 Tristone Road

S.946 (2 lot subdivision)

24-Dec-2014De Villiers & Fraser, 

Etienne & Louise

Applicant Name Date Received PurposeFile Number

Planner: Teresa Rittemann

Planning Status

24-Jul-2018

No change in status.

Status Date:

05-Jun-2018

LTC accepted the covenant and signed. Planner returned covenant to applicant's lawyer for final signatures and registration. 

Awaiting confirmation of registration on title and returned original copy of signed covenant for IT records.

Status Date:
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16-Apr-2018

Planner recommending LTC to accept and sign the Covenant at the May 1 LTC meeting.

Status Date:

DE-SUB-2016.1 PID: 005-850-771  Proposed four lot Subdivision application01-Feb-2016MCKEACHIE, 

MORLEY

Applicant Name Date Received PurposeFile Number

Planner: Teresa Rittemann

Planning Status

24-Jul-2018

No change in status.

Status Date:

14-Sep-2017

Applicant considering a revised plan and he will discuss with MOTI.

Status Date:

19-Jul-2017

No change in status.

Status Date:

DE-SUB-2017.1 PID:  005-850-011  Subdivide property into two lots for residential purposes.  

5465 Lacon Road, Denman Island.

09-Jan-2017McElhanney 

Associates & Land 

Surveying

Applicant Name Date Received PurposeFile Number

Planner: 

Planning Status

08-Feb-2017

Subdivision referral report sent to MOTI. Applicant requires a DVP and RAR DP.

Status Date:

DE-SUB-2017.3 PID:  005-849-977  Two lot subdivision  Lacon Road, Denman Island27-Jul-2017Peter Mason 

Geomatics

Applicant Name Date Received PurposeFile Number

Planner: Marnie Eggen

Planning Status

17-Aug-2017

Subdivision referral report sent to MOTI; requires DP RAR and DVP for width/depth lot requirement.

Status Date:
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DE-SUB-2017.4 PID: 009-708-537 - Lot line adjustment  Civic address:  3730 Denman Road, 

Denman Island, BC

PID: 009-708-189 - Lot line adjustment  Civic address:  3806 Denman Road, 

Denman Island, BC

29-Nov-2017Denman Community 

Land Trust (Harlene 

Holm)

Applicant Name Date Received PurposeFile Number

Planner: Marnie Eggen

Planning Status

26-Jun-2018

DVP approved.

Status Date:

19-Apr-2018

Applicant applied for DVP to remove proof of water requirement for Parcel L.

Status Date:

06-Mar-2018

Frontage waiver approved

Status Date:
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Z:\08 Governance\3028 DE  LTC\20 Meetings - Open (P)\01 Agenda Packages\2018\2018-08-07\Agenda Items\4-2018  Policies and 
Standing Resolutions updated July 2018.doc 

Updated: July 26, 2018  
 

Denman Island Local Trust Committee 
 

POLICIES AND STANDING RESOLUTIONS 
 

No Meeting 
Date  

Resolution 
No. 

Issue Policy/Standing Resolution 

1 2018-06-26 DE-2018-066 Processing of 
non-medical 
cannabis retail 
license 
applications 

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

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

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

 The public consultation process shall be determined by the Local Trust Committee after initial 
review of the proposal. 

 However, as a minimum, the Local Trust Committee will mail or otherwise deliver a notice to all 
owners and residents of properties within a 500 metre radius of the subject property where the 
establishment is proposed at least 10 days before adoption of a resolution providing comment on 
the application. The required notice shall include the following information: 
o  Name of the applicant and a description of the proposal in general terms; 
o  The location of the proposed establishment and the subject site; 
o  The place where, and date and time when, both a public meeting will be held and a resolution 
of the Local Trust Committee considered; 
o  The name and contact information of the Islands Trust planning staff member who can provide 
copies of the proposed or amended license application; and 
o  How public comments may be submitted to the Local Trust Committee. 

 CARRIED 
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  STAFF REPORT 
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Islands Trust Staff Report 1 

File No.: 01-640-30 
 Housing Needs Assessments 

DATE OF MEETING: August 7, 2018 

TO: Denman Island Local Trust Committee 

FROM: David Marlor, Director  
Local Planning Services 

SUBJECT: Housing Needs Assessment Report 

RECOMMENDATION 

1. That the Denman Island Local Trust Committee receive the “Housing Needs Assessment, Northern 
Region of Islands Trust” report prepared by Dillon Consulting dated June 21, 2018; and 

2. That the Denman Island Local Trust Committee request Staff to publish the “Housing Needs Assessment, 
Northern Region of Islands Trust” report prepared by Dillon Consulting dated June 21, 2018 on the 
Islands Trust website.  

REPORT SUMMARY 

The purpose of this report is to provide a Housing Needs Report to the Denman Island Local Trust Committee 
and to meet the requirements of the new legislation on Housing Needs Reports. 

BACKGROUND 

In the 2017/18 Fiscal Year budget, Trust Council approved $40,000 to undertake Housing Needs Assessments for 
Denman, Gabriola, Gambier, Hornby, Lasqueti, and Thetis islands using similar methodology undertaken on a 
previous Salt Spring housing needs assessment. This work was undertaken by the Local Planning Committee and 
the final report was submitted to Trust Council in June 2018. 

The Northern Region Housing Needs Assessment (HNA) looks at the population, current housing stock, and 

present and future housing needs of Gabriola, Hornby, Denman, Thetis, Lasqueti and Gambier and Keats Islands.  

It is attached as Appendix 1. The report has a general finding that local trust areas in the Northern Region have a 

short supply of rental housing: “The key housing need for all of the islands was the need for safe, secure, year 

round affordable accessible appropriate rental accommodation.”   

The report quantifies the number of affordable housing units identified as needed by the population projections 

estimated for each island.  Note that in this context, a housing unit could refer to a secondary suite, single family 

dwelling, cottage, or other. It does not necessarily demand creating new lots or increases in density over that 

provided by existing zoning. Further analysis is  required to understand how each island’s settlement pattern 

could accommodate the projected need within the current zoning and policy framework of the  Official 

Community Plans.   
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The HNA provides statistical analysis of the demographic profile and housing stock on the islands. Qualitative 

research methods were used to supplement the quantitative data. Interviews with key stakeholders and 

community surveys offer additional information to assist with interpreting the census data.  The limitations of the 

methodology should be noted.  As is often the case with small populations, the census data on some islands is 

unreliable or has been suppressed by Statistics Canada.  A key recommendation of the report is to conduct a 

separate census for the Islands Trust Area.  

RESULTS: 

The following themes can be generalized for the entire Northern region; the report provides data and statistical 

analysis for each island: 

 Islands are characterized by an older demographic; there is a higher percentage of seniors living on the 
islands than regional and provincial averages. 

 Islanders are lower income than their regional counterparts; the median incomes are much lower than those 
of BC and adjacent communities in the region. 

 There is disparity between the cost of housing and people’s income levels. Median housing costs are much 
greater than the median incomes overall. 

 Renters are vulnerable: A high percentage of renters pay more than 30% of their gross annual income on 
shelter; many renters therefore do not have housing they can afford.1   

 Vacation homes: The islands have a high percentage of non-resident property owners – much of the housing 
is not occupied by “usual residents.”  

 Unhealthy conditions – a proportion of the housing stock, especially rental units, are subject to mould, 
inadequate heat, and lack potable water and adequate septic services.   

 Insecure tenure – many renters are subject to seasonal evictions as non-resident property owners may rent 
their homes out, but only to residents for part of the year. 

 Lack of housing options – the islands are characterized by low density, rural settlement patterns - the 
dominant housing form is the single family dwelling. Most rental units on the islands are found in full houses, 
portions of  houses, suites, and cottages. Many people also live in mobile home, travel trailers, and accessory 
buildings.    

Islands Trust Community Housing Strategy 
Improving the availability of affordable, accessible, and appropriate housing has been a strategic priority for 
Islands Trust Council over the 2014-2018 political term. Over the course of the term, this has been largely 
pursued through the work of Local Planning Committee: 
 

1. June 2013, Local Planning Committee hosted a community housing forum with over 70 participants from 

across the region.  The forum showcased examples of affordable/community housing throughout the 

Trust Area. 

2. Completed a baseline inventory of housing policies and regulations for each LTA across the Trust Area 

3. Completed the final report: Community Housing in the Islands Trust Area and advanced through Trust 

Council 15 recommendations for action.  

                                                           

 

1 Canada Mortgage and Housing Corporation (CMHC) and BC Housing define affordable 
housing as that which does not cost more than 30% of a household’s gross annual income. 
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4. Completed Housing Needs Assessment for the Northern and Southern regions. Islands Trust now has a 

complete data set identifying housing needs in each region.  

5. Established the administrative capacity for the administration of housing agreements by Islands Trust: 

 A housing agreement  guide for planners 

 A housing agreement reference list   

 An application guide for affordable housing proponents   

 A roles and responsibilities checklist   

 Housing Agreement Templates   

 Information Brochure (on-going) 

 Monitoring Procedure (for Leg. Clerks or potential new Project Coordinator job)   

 Annual Monitoring Letter Template   

 Monitoring and Enforcing Guide   
 
Trust council has directed staff to update the  Community Housing report and consider creating a Trust wide 
community housing strategy designed to meet the needs identified in the Housing Needs Assessments.  Such a 
strategy could include recommendations for Local Trust Committee land use planning processes, Trust Council 
advocacy, and communications to be pursued by Trust Council in the 2018-2022 political term.  
 

Provincial Housing Needs Reports Legislation 

In Spring 2018 the Provincial Government gave Royal Assent to Bill 18, 2018, amendments to the Local 
Government Act that requires that local governments, including local trust committees, adopt housing needs 
reports, update those reports every five years, and consider those reports when undertaking Official Community 
Plan text or mapping amendments that relate to housing. 

Bill 18, 2018 comes into effect on adoption of regulation by the Lieutenant Governor-in-council, which is 
expected sometime in 2018.   

The transitional section of the Bill 18, 2018 states that adoption of a housing needs housing needs report under 
Section 585.31(3)(a) of the legislation does not apply if a local government, on or after January 2, 2018 and 
before this section comes into force, receives, by resolution, an interim housing needs report, and publishes the 
interim housing needs report.  Under the transitional section of Bill 18, 2018, this interim housing needs report is 
deemed to be the first housing needs report. 

ALTERNATIVES  

1. Not Receive or Publish the Housing Needs Assessment 

Not received or publish the “Housing Needs Assessment, Northern Region of Islands Trust” report 
prepared by Dillon Consulting dated June 21, 2018. In this case, the information will not be available to 
the public who may wish to engage in developing affordable housing on the island. The Local Trust 
Committee would have to undertake a housing needs report within three years of the enactment of Bill 
18, 2018 (which is expected by regulation this year).  

NEXT STEPS 

Staff will publish the report to the Islands Trust website, and update staff reports to ensure that consideration of 
the Housing Needs Assessment is undertaken for Official Community Plan text and mapping amendments that 
affect housing.  
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Local Trust Committees can consider making housing a top priority and engaging a community process that 
considers how land use bylaws and official community plans can be amended to respond to the needs identified 
in the reports.  

Submitted By: David Marlor, Director of Local Planning Services July 5, 2018 

Concurrence:   

ATTACHMENTS 

1. “Housing Needs Assessment, Northern Region of Islands Trust” report prepared by Dillon Consulting 
dated June 21, 2018 
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Commercial Confidentiality Statement 

This document contains trade secrets or scientific, technical, commercial, financial and labour or employee relations 

information which is considered to be confidential to Dillon Consulting Limited (“Dillon”). Dillon does not consent to the 

disclosure of this information to any third party or person not in your employ. Additionally, you should not disclose such 

confidential information to anyone in your organization except on a “need-to-know” basis and after such individual has 

agreed to maintain the confidentiality of the information and with the understanding that you remain responsible for the 

maintenance of such confidentiality by people within your organization. If the head or any other party within any government 

institution intends to disclose this information, or any part thereof, then Dillon requires that it first be notified of that 

intention. Such notice should be addressed to: Dillon Consulting Limited, 235 Yorkland Boulevard, Suite 800, Toronto, Ontario 

M2J 4Y8, Attention: President.
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Executive Summary 
This Housing Needs Assessment was commissioned by the Islands Trust to better understand the 

current housing issues, and to provide support for organizations and not-for-profit groups who may wish 

to pursue the development of affordable housing.  

 

While each island is unique, they share many of the same housing and population characteristics.  

 

Denman Island 

Based on the population projections, there could be a need for potentially 165 new residential 

units in the next 25 years. Based on the fact that 48% of the residents are in Housing Core Needs 

category, Denman will require up to 80 affordable housing units. This translates into three to 

four units per year. There are two non-profit community groups on Denman Island working on 

creating multi-unit affordable housing projects for seniors and working people.  Employees are 

in critical need for affordable secure rental accommodations. One of the indicators is that 

Encom has provided a parcel of land on their maintenance yard for ferry workers to move 

recreational vehicles on-site for semi-permanent accommodation. 

 

Gabriola Island  

Should the population of Gabriola grow in relation to the region to 5,295 by 2041, it will require 

an increase in residential units of 686 units or 28 units per year, and with 42.6% of these units 

needing to be “affordable”. Gabriola would require 12 affordable housing units per year for each 

of the 25 years. 

 

Supporting this data is the fact that there are over 130 vulnerable people who access the food 

bank and utilize the social services provided through People for a Healthy Community. In survey 

identified many illegal and inappropriate housing units on Gabriola, including garden sheds, 

mobile homes, recreational vehicles, and summer cottages that have no heat, are improperly 

insulated, and have no running water or potable water.  

 

Gambier and Keats Islands 

The available population information for Gambier and Keats Islands  is statistically insignificant; 

the full-time population is scattered among small communities not connected to each other by 

roads.  
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Hornby Island 

Based on the population projections, there could be a need for potentially 158 residential units 

in the next 25 years. Based on the 2016 Census, 41% of the total population falls within the no, 

low and low-moderate income levels. The 2008 Housing Needs on Hornby and Denman Island 

identified a total housing need of 97 units for renters and seniors. Based on the population 

growth projected for 158 units and 41% need for affordable rental, Hornby now requires 

between 65 and 97 affordable housing units. This would require between three and four 

affordable rental housing units to be constructed each year. The Hornby Island Elder Housing 

Society currently has 24 people on the waiting list for a senior’s residence.  

 

Lasqueti Island 

Because the population is so small, the census data is not reliable. Therefore, this study 

depended on anecdotal and qualitative evidence. It appears that there is a need for more 

affordable housing. With currently one affordable unit constructed, the community would like 

to develop more affordable housing. The estimate of affordable housing units required is 

between four and six for seniors. The other area of housing in demand is larger lots for family 

and small farm operations. There are limited parcels of land (and limited agricultural land) on 

the island. Some form of cooperative housing would facilitate young families to live and work on 

Lasqueti Island. Through the private ferry firm, employee housing is provided for ferry workers 

in a purchased house at the ferry terminal. Anecdotal information at the stakeholder meeting 

identified a minimum of 10 people that were currently living in inappropriate accommodations 

but could not find anything else. 

 

Thetis Island  

The population projections for Thetis range from 420 to 477 in the next 25 years. This is could 

translate into the need for 15 new affordable housing units over the next 25 years. During the 

stakeholder meetings, the Ferry Captain indicated that there is a shortage of accommodation for 

ferry workers. As with Lasqueti Island, the population is so small that some of the Census data is 

unreliable; however, anecdotally, there is a need for affordable housing on Thetis. 

 

All islands face, in addition to the adequacy criteria, the issue of houses in poor repair, improper 

insulation and heating systems, lack of potable water, and issues of mould. Many homes on the islands 

were originally constructed as summer cottages and may not have been upgraded sufficiently for year 

round living. Rental vacancies are absorbed immediately.  
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Additionally, this report accepts that home ownership is not feasible for everyone even if the house 

itself seems to be affordable. The new mortgage regulations require a down payment of between 5 and 

25% with a risk assessment of the interest rate to ensure the buyer can afford an interest rate 2% higher 

than their approved rate. Service industry employees working minimum wage or even more would find 

it very difficult to save the down payment while renting. Furthermore, some people do not aspire to 

home ownership due to maintenance and ongoing cost issues.  

 

The key housing need for all of the islands was the need for safe, secure,year round affordable 

accessible appropriate rental accommodation. This is critical for all of the communities.  

 

While this housing needs assessment was not specifically identified as an affordable housing needs 

assessment, it is clear that affordable, appropriate, accessible housing is required on each island in 

varying numbers. The provision of affordable housing can be accomplished by a number of actions: 

 Local not-for-profit organizations can acquire land through donation and apply for funding to 

construct affordable housing; 

 The Local Trust Committee can strengthen their affordable housing policies and direction in the 

Official Community Plan (OCP) to support various forms of affordable housing;  

 Zoning Bylaws could contain more flexibility for affordable housing; and 

 The Local Trust Committee could consider entering into Housing Agreements with individual 

owners of housing and not-for-profit organizations to ensure affordable housing stays 

affordable in the long-term. 
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 Introduction 1.0
Housing is a basic need. With the rising costs of living, affordable housing is becoming a significant issue 

in virtually every community. The Islands Trust has acknowledged that there are housing needs on the 

northern Gulf Islands and through a Request for Proposals, have selected a consultant to complete this 

study to quantify the housing needs for each of the northern islands.  

 

Several Local Trustees have identified the lack of affordable rental housing as a concern on their islands. 

Several islands have housing groups that are trying to fill the housing gaps. Recent changes in mortgage 

qualification have put home ownership out of reach for many people. 

 

This Housing Needs Assessment was not specifically identified as an affordable housing study, but it 

became evident very quickly that the issue is not home purchase, but affordable, secure, year round 

rental accommodation for all demographics and household types.  

 

This study looks at Gabriola, Hornby, Denman, Thetis, Lasqueti and Gambier and Keats Islands in terms 

of their population, current housing stock, and present and future housing needs.  

 

One of the directions provided by the Islands Trust to the consultants was that this report should mirror 

the analysis provided in the 2015 Salt Spring Island housing needs analysis, to allow the Islands Trust and 

housing providers to compare between islands. The Salt Spring Island Affordable Housing Needs 

Assessment (December 2015) had two purposes:  

 To update affordable housing needs data; and 

 To be a resource for community and stakeholder engagement. 

 

The scope of work for the Housing Needs Assessment for the Islands Trust Northern Region was to: 

 Complete a housing needs assessment for the Northern Region of the Islands Trust; 

 Establish baseline information to enable long-term planning needs; 

 Provide documentation to support applications for funding; and 

 Provide data to guide planning and Bylaw development. 

 

The 2016 Community Housing in the Trust Area Report provided seven recommendations: 

1. That Trust Council review the Islands Trust Policy Statement to ensure that it: 

a. Includes clear and well-thought out definition of affordability; 

b. Includes clearly articulated vision, goal and objectives for affordable housing; 
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c. Gives affordable housing a greater profile for its role in sustainable communities; and 

d. Includes a reference to affordable housing in its policy direction to Local Trust 

Committees and municipalities. 

2. That Trust Council consider a coordination role for housing needs assessments between the 

various local Trust Areas to achieve efficiencies, compatibility and allow for consolidation; 

3. That Trust Council establish a budget for housing needs assessments to be conducted at the 

regional level and to be updated with each census; 

4. That Trust Council request the Local Planning Committee to commission one or more regional 

housing needs assessment(s) that follow consistent methodologies and can be updated with 

each census; 

5. That Trust Council allocate a budget to have in-house staff design and implement a program to 

hold and administer housing agreements on behalf of Local Trust Committees; 

6. That Trust Council explore the potential for expanding their advocacy role to senior levels of 

government for increased funding for affordable housing; and 

7. That Trust Council direct staff to explore and report back on the potential for the creation of an 

affordable housing Land Trust. 

 

The recommendations provided in Section 10 provide some direction for future housing needs 

assessments strategies. 

1.1 Defining Affordability 

In Canada, the majority of the housing stock is provided by the private sector. However, not all members 

of society have the financial means to participate in the private housing market, nor is the marketplace 

necessarily able to meet distinct housing needs of some groups; such as, persons with disabilities. In 

instances when households whose needs cannot be met by the marketplace, local governments, 

community organizations, non-profit and cooperative groups, and the private sector work together to 

provide affordable housing solutions. 

 

Generally, affordable housing refers to housing units that are affordable by that section of society 

whose income is below the median household income. The definition of affordable housing varies; 

however, Canada Mortgage and Housing Corporation (CMHC) and British Columbia define affordable 

housing as housing that does not cost more than 30% of a household’s annual income, which includes 

utilities. But this considers only the cost of the housing. Other factors involved in the provision of 

housing for low and middle income families are physical accessibility and appropriateness. Statistics 

Canada, in collaboration with the CMHC, has produced the core housing need indicator for the 2016 
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Census. This defined as household in core housing need as one who’s dwelling is considered unsuitable, 

inadequate or unaffordable, and whose income levels are such that they could not afford alternative 

suitable and adequate housing in their community. 

 

For the purpose of this Housing Needs Assessment, we have used the traditional definition for 

affordable, but considered the elements of accessibility and appropriateness.  

 

Accessibility is a challenge for the islands where there are steep slopes and driveways, gravel roads and 

driveways, no sidewalks, no street lights, and often raised bungalows. This causes issues for people who 

may be infirm or have physical handicaps.  

 

Appropriateness incorporates the type of housing for the residents. A family of five may require three 

bedrooms. This would also consider the accommodation and the elements of heating system, full 

kitchen, potable water, sanitary sewer system, and lack of mould and mildew.  

 

The Housing Continuum is a progression of housing from homelessness and emergency shelters to full 

private market housing.  

 

 
Affordable housing is provided through not-for-profit organizations, government subsidies and landlords 

who rent for below market rates. This Housing Needs Assessment provides an indication of what the 

need for affordable housing is on the Northern Region Islands, but does not provide an action plan to 

implement the delivery of the housing needed. The biggest concerns of the residents and Trustees are 

the increased density that generally comes with affordable housing and the means to ensure that the 

housing remains affordable. To ensure affordable housing stays affordable, the Local Trust Committees 

could work with the proponents and develop a housing agreement, and could provide more proactive 
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policies in the Official Community Plan (OCP) to support affordable housing, increased density, 

appropriate zoning districts, and direction for “partnerships” with the not-for-profit organizations.  

1.2 Approach and Assumptions 

This assessment has used a combination of primary data (surveys), secondary data (census and past 

reports) and stakeholder interviews. It is felt that the combination has provided a balanced view of each 

island and their housing needs. 

 

Census data was gathered at the Designated Place (DPL) geographic level for Denman, Gambier and 

Keats, Hornby, Lasqueti, and Thetis Islands- a broader census subdivision (CSD) level would have 

captured too large an area for each of these islands. Gabriola Island census data was gathered at the 

CSD geographic level, as the area was appropriate for the island, and a greater amount of information 

was available at this level. 

 

There are some limitations to the study: 

 Data limitations: due to the small population of some of the islands being assessed, Statistics 

Canada data was too unreliable to be published or was supressed due to small numbers; 

 Lack of comprehensive: rental market data at an appropriate geographic level for this study; and 

 Lack of homelessness: counts and individual island census. 

 There is some concern that the census does not capture many of the vulnerable or “cash only” 

residents and that there is a “ghost” population on each island. These are the people that live on 

the island, may work jobs for cash, may not complete an income tax application and may reside 

in illegal residences. 

 

For the purpose of this report, some assumptions have been made:  

 The population projections for the islands have been calculated using two methods: the first is a 

linear projection based on historical population; and the second is a calculation based on a 

consistent proportion of the BC Stats’ Population Extrapolation for Organizational Planning with 

Less Error (P.E.O.P.L.E.) Sub-provincial population projections for the local health area of each 

island.  

 The census data may not account for people living in informal housing situations that may have 

been missed during the census count.  

 Bylaw enforcement has a list of open flies for illegal suites. Because Bylaw enforcement is 

conducted on a complaint basis only, while not corroborated by any available data, we have 

assumed that this reflects 10 to 20% of the actual number of illegal suites.  
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 The 2016 Federal Census data is available but is not always broken down for the small islands, 

making it difficult to get the same data for each island.  

 Self-reported home value is assumed to be related to the market assessment provided for the 

purposes of property taxes.  

1.2.1 Rounding 

Note that, throughout this report, there may be slight variations in totals between tables, as Statistics 

Canada rounds to a base of 5 for many counts, potentially resulting in variations between totals, 

depending on the variable.  

1.2.2 Residential Units 

Throughout this report the reference is made to residential units.  A residential unit is defined as a 

habitable dwelling, which can take the form of: a single detached house, secondary unit, carriage house, 

apartment unit, or cottage.  This does not refer to lots or parcels of land.  When the study identifies 

future need for residential units, often these units can and will be accommodated on existing 

undeveloped lots that currently exist on every island.  This does not automatically require subdivision or 

rezoning unless the development proposed is to include a multi family housing project.   

1.3 Methodology 

The Islands Trust Northern Region Housing Needs Assessment follows, where possible, the same 

methodology used in the Salt Spring Island Housing Needs Assessment (JG Consulting Services Ltd, 

2015). This will allow for compatible baseline data across Islands Trust areas. As described in Section 1.2 

above, there were some limitations in the availability of census and other quantitative data for those 

islands with small populations. This made direct comparison with Salt Spring Island, which has a larger 

population, difficult. Quantitative data, primarily from the Statistics Canada census and national 

household survey was supplemented by qualitative interview and focus group data, as well as a 

community survey. 

 

The methods used in the creation of this report are as follows: 

1. Background review of existing reports and studies, and demographic analysis for each island 

using 2016 census data. 

2. Stakeholder consultations with each island, including people involved in not-for-profit housing 

organizations, developers, and community groups. The primary concerns and issues from each 

meeting are summarized in the individual island sections of this report.  
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3. Online Survey was prepared and posted on the Islands Trust website. This was open to the 

larger community and was used to gather broader community perspectives and anecdotal 

information. 

4. Data analysis and reporting based on information gathered through stages 1 and 2, in addition 

to supplementary data from other sources as available, including Multiple Listing Source (MLS) 

listings and BC Stats. This analysis describes the ‘ideal’ housing supply based on current 

demographics in the Islands Trust Northern Region, the current supply, and identifies gaps in 

this supply to assist the Island Trust and housing system stakeholders to begin to address needs. 

1.3.1 Community Survey 

The community survey was used to supplement stakeholder meetings and gain a broader community 

perspective. The survey was distributed online and paper copies of the survey were also distributed at 

various locations throughout the Islands. A sample survey with questions used can be found in  

Appendix B. Table 1 below provides response rates and totals for each island. 

 

Table 1: Community Survey Responses 

Island Number of Responses % Island Population Responses 
Denman Island  102 8.7% 

Gabriola Island  404 10.0% 

Gambier and Keats Islands 38 15.4% 

Hornby Island 37 3.6% 

Lasqueti Island  64 16.0% 

Thetis Island 81 20.8% 

Other 16 n/a 

Total 742 10.2% 

 

The response to the survey was significant (with the exception of Hornby Island which only had a 3.6% 

return). This is calculated as a percentage of the total population. The response rate is higher if we 

compare it to the adult population only.  

1.4 Report Outline 

This report looks at each island individually, and then provides a summary and recommendations. The 

Housing Needs Assessment for each island starts with the 2016 Federal Census data. This is the most 

current census data available. For some of the data, it is not broken down in the same level of detail for 

Gambier and Keats, and Lasqueti. In addition, there is little local data to support the census such as a 

local census or a homelessness count.  
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The next source of data was the online survey completed by over 750 residents of the Northern Region. 

Other sources included information provided by stakeholders at island meetings, research local groups 

have undertaken (such as the employee survey conducted by the Gabriola Chamber of Commerce) and 

information from groups making applications for funding. This provides an analysis of the housing needs 

with the key factors being demographics (including household characteristics) and income. Growth 

projections were prepared for each island, and a summary and recommendations have been provided.  
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 Population Projections 2.0
This section provides the population projections for each island. The projections have been calculated in 

two ways to provide a range of population for each island.  

 

The first method is a straight line projection based on population figures from the 2006, 2011 and 2016 

censuses. This calculates an average of the population of each island over the three federal census years 

and projects the growth based on the last 10 years. This projection is based on historical population.  

 

The second method for population projections is based on BC Stats’ P.E.O.P.L.E. resource (BC Stats 

2017). BC Stats does not publish population projections at the individual island levels so the rate of 

population increase was developed using the local health area (LHA; Table 2.1). The second method 

uses a projection based on the percentage of the health region within which the island is located. This 

provides a projection based on potential demand. BC Stats’ P.E.O.P.L.E. also provides projections for 

households and tables for each Island were created using the same methodology outlined above. 

  

Table 2.1: Islands Trust Northern Region Local Health Areas 

Island Local Health Area 
Denman Island  Courtenay Local Health Area 

Gabriola Island  Nanaimo Local Health Area 

Gambier and Keats Islands Sunshine Coast Local Health Area 

Hornby Island Courtenay Local Health Area 

Lasqueti Island  Qualicum Local Health Area 

Thetis Island Ladysmith Local Health Area 

 

As projections, these numbers may not represent the actual change in population on the island, due to 

unforeseen economic circumstances, land use planning policies, and other government policies and 

regulation. Regardless, the projections provide an indication of regional population pressures on the 

25 year horizon. It is noted that based on the limited growth options on each island due to, lack of piped 

water and sanitary sewer systems, and environmental limitations, the higher growth projections are 

unlikely to be achieved. However, it provides a high projection that could be achieved if other obstacles 

were met. 

 

Figure 2.1 illustrates the percentage population change for each island for comparison. More detail on 

population projections for each island can be found in the following subsections. 
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It is also noted that outside or off-island market forces influence population changes.  For example, if 

the American dollar is strong compared to the Canadian dollar, the islands may see significant American 

purchases.  Also, the cost of housing in the lower mainland has driven many young families to seek other 

more affordable locations to live and work.  Another market force is homeowners in the lower mainland 

selling their homes and purchasing less expensive homes on Vancouver Island or the Gulf Islands.  These 

forces are beyond the control of the individual island and the Islands Trust.  

 

Figure 2.1: Population Change 2006 - 2016 

 
 

The following sections project the population for each island. There are many ways to calculate 

population projections. As noted above and to be consistent we have used two methods: historical 

Straight Line and the BC Stats’ P.E.O.P.L.E. projections. These projections will vary; thereby, providing a 

range of growth potential for each island. The Straight Line projection uses historical data with no 

assumptions, but projects the historic trend of population. The P.E.O.P.L.E projection makes 

assumptions based on the larger health region growth and development that may not reflect the unique 

circumstances of the Gulf Islands in the Northern Region of the Islands Trust. 

2.1 Denman Island Population Projections 

Based on the straight line historical projection, Denman Island’s population could grow to 1,300 people 

in the 25 year time frame.  
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Figure 2.2: Denman Island Population Projection (Straight Line Projection) (Statistics Canada 2017a) 

 
 

Denman Island’s 2016 population of 1,170 individuals was 1.8% of the Courtenay LHA population of 

64,847. For the purposes of this projection, it is assumed that the Denman Island’s portion of the total 

Courtenay LHA will remain constant throughout the projection period. 

 

Table 2.2: Denman Island Population Projection (BC Stats 2017) 

Year Population Increase % Increase Cumulative # Increase Cumulative % Increase 
2016 1,170 

    
2021 1,239 69 5.9% 69 5.9% 

2026 1,309 70 5.6% 139 11.5% 

2031 1,376 67 5.1% 206 16.7% 

2036 1,426 50 3.7% 256 20.3% 

2041 1,496 69 4.9% 326 25.2% 

 

Based on the P.E.O.P.L.E. projection, over the next 25 years, Denman Island’s population could grow by 

326 people (a cumulative 25.2% increase). At the island’s current average household size of 2.0 (based 

on the Statistics Canada stats), this would require approximately 163 new housing units over the next 25 

years.  

 

In 2016, Denman Island’s 590 households represented 2.0% of households in the Courtenay LHA. This 

household projection finds that there could be an additional 150 households over the next 25 years on 

Denman Island. 
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Table 2.3: Denman Island Household Projection (BC Stats 2017) 

Year Population Increase % Increase Cumulative # Increase Cumulative % Increase 
2016 590     

2021 625 35 5.9% 35 5.9% 

2026 654 29 4.7% 64 10.6% 

2031 682 28 4.3% 92 14.8% 

2036 711 29 4.2% 121 19.1% 

2041 740 30 4.2% 150 23.2% 

2.2 Gabriola Island Population Projections 

Based on the straight line historical population, Gabriola’s population could decrease from 4,050 in 2016 

to approximately 3,990 in 2041 or an increase to 5,312 in 25 years based on the P.E.O.P.L.E. projection. 

 

Figure 2.3: Gabriola Island Population Projection (Straight Line Projection) (Statistics Canada 2017b) 

 
 

Gabriola Island’s 2016 population of 4,033 individuals was 3.6% of the Nanaimo LHA population of 

111,462. For the purposes of this projection, it is assumed that Gabriola’s portion of the total Nanaimo 

LHA will remain constant throughout the projection period. 
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Table 2.4: Gabriola Island Population Projection (BC Stats 2017) 

Year Population Increase % Increase Cumulative # Increase Cumulative % Increase 
2016 4,033 

    
2021 4,304 271 6.7% 271 6.7% 

2026 4,574 270 6.3% 541 13.0% 

2031 4,831 257 5.6% 798 18.6% 

2036 5,023 192 4.0% 990 22.6% 

2041 5,295 272 5.4% 1,262 28.0% 

 

Based on this method, over the next 25 years, Gabriola Island’s population could grow by 1,262 people 

(a cumulative 28% increase). At the island’s current average household size of 1.9 (Statistics Canada 

2017b), this would require approximately 664 new housing units over the next 25 years.  

 

In 2016, Gabriola Island’s 2,140 households represented 4.4% of households in the Nanaimo LHA. This 

household projection finds that there could be an additional 735 households over the next 25 years on 

Gabriola Island. 

 

Table 2.5: Gabriola Island Household Projection (BC Stats 2017) 

Year Population Increase % Increase Cumulative # Increase Cumulative % Increase 
2016 2,140 

    
2021 2,282 142 6.6% 142 6.6% 

2026 2,422 140 6.1% 282 12.8% 

2031 2,572 150 6.2% 432 19.0% 

2036 2,726 154 6.0% 586 25.0% 

2041 2,875 149 5.5% 735 30.4% 

2.3 Gambier and Keats Islands Population 

Projections 

Gambier and Keats Islands’ 2016 population of 247 was 0.8% of the Sunshine Coast LHA population of 

29,243. For the purposes of this projection, it is assumed that the Gambier and Keats Islands’ portion of 

the total Sunshine Coast LHA will remain constant throughout the projection period. It should be noted 

that projections for Gambier and Keats, and any dissemination of Federal Census information is not 

possible. Due to the small size, Statistics Canada will not provide detailed information due to privacy 

issues. 
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Figure 2.4: Gambier and Keats Islands Population Projection (Straight Line Projection) (Statistics 
Canada 2017c) 

 
 

Table 2.6: Gambier and Keats Islands Population Projection (BC Stats 2017) 

Year Population Increase % Increase Cumulative # Increase Cumulative % Increase 
2016 247 

    
2021 262 15 6.0% 15 6.0% 

2026 276 14 5.5% 29 11.5% 

2031 290 14 5.0% 43 16.5% 

2036 301 11 3.6% 54 20.2% 

2041 315 14 4.7% 68 24.9% 

 

Over the next 25 years, Gambier and Keats Island’s population could grow by 68 people (a cumulative 

24.9% increase). At the Gambier and Keats Island’s current average household size of 1.7, this would 

require approximately 40 new housing units over the next 25 years.  

 

In 2016, Gambier and Keats Island’s 145 households represented 1.1% of households in the Sunshine 

Coast LHA. This household projection finds that there could be an additional 27 households over the 

next 25 years on Gambier and Keats Islands.  
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Table 2.7: Gambier and Keats Islands Household Projection (BC Stats 2017) 

Year Population Increase % increase Cumulative # Increase Cumulative % Increase 
2016 145 

    
2021 154 9 6.5% 9 6.5% 

2026 160 5 3.5% 15 10.0% 

2031 164 4 2.5% 19 12.6% 

2036 168 4 2.5% 23 15.1% 

2041 172 4 2.6% 27 17.6% 

 

Therefore the population range for Gambier and Keats is 190 to 315 people. 

2.4 Hornby Island Population Projections 

The historical straight line projection for Hornby Island demonstrates a population reduction over the 

next 25 years from 1,016 to 850.  

 

Figure 2.5: Hornby Island Population Projection (Straight Line Projection) (Statistics Canada 2017d) 

 
 

Hornby Island’s 2016 population of 1,016 was 1.6% of the Courtenay LHA population of 64,847. For the 

purposes of this projection, it is assumed that the Hornby Island’s proportion of the total Courtenay LHA 

will remain constant throughout the projection period. 
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Table 2.8: Hornby Island Population Projection (BC Stats 2017) 

Year Population Increase % Increase Cumulative # Increase Cumulative % Increase 
2016 1,016 

    
2021 1,076 60 5.9% 60 5.9% 

2026 1,136 60 5.6% 120 11.5% 

2031 1,195 58 5.1% 179 16.7% 

2036 1,238 44 3.7% 222 20.3% 

2041 1,299 60 4.9% 283 25.2% 

 

Over the next 25 years, Hornby Island’s population could grow by 283 people (a cumulative 25.2% 

increase). At Hornby Island’s current average household size of 1.8, this would require approximately 

157 new housing units over the next 25 years. Therefore the population projection range for Hornby 

Island is between 850 and 1,300 people in the 25 year time frame. 

 

In 2016, Hornby Island’s 560 households represented 1.9% of households in the Courtenay LHA. This 

household projection finds that there could be an additional 143 households over the next 25 years on 

Hornby Island. This is a significant potential increase, and as with other projections for the islands, will 

be based on legislation, servicing, water availability and demand.  

 

Table 2.9: Hornby Island Household Projection (BC Stats 2017) 

Year Population Increase % increase Cumulative # Increase Cumulative % Increase 
2016 560 

    
2021 593 33 5.9% 33 5.9% 

2026 621 28 4.7% 61 10.6% 

2031 647 27 4.3% 87 14.8% 

2036 675 27 4.2% 115 19.1% 

2041 703 28 4.2% 143 23.2% 

2.5 Lasqueti Island Population Projections 

Lasqueti stands to support the largest population growth based on the straight line historical population 

projection. The projection sees a population increase from 399 to approximately 515 people.  
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Figure 2.6: Lasqueti Island Population Projection (Straight Line Projection) (Statistics Canada 2017e) 

 
 

Lasqueti Island’s 2016 population of 399 was 0.9% of the Qualicum LHA population of 46,513. For the 

purposes of this projection, it is assumed that the Lasqueti Island’s portion of the total Qualicum LHA 

will remain constant throughout the projection period. 

 

Table 2.10: Lasqueti Island Population Projection (BC Stats 2017) 

Year Population Increase % Increase Cumulative # Increase Cumulative % Increase 
2016 399 

    
2021 421 22 5.6% 22 5.6% 

2026 442 20 4.8% 43 10.4% 

2031 459 17 4.0% 60 14.3% 

2036 471 12 2.6% 72 16.9% 

2041 486 15 3.1% 87 20.0% 

 

Based on the PEOPLE projection, over the next 25 years, Lasqueti Island’s population could grow by 87 

people (a cumulative 20.0% increase). At Lasqueti Island’s current average household size of 1.7, this 

would require approximately 51.8 new housing units over the next 25 years.  

 

In 2016, Lasqueti Island’s 240 households represented 1.1% of households in the Qualicum LHA. This 

household projection finds that there could be an additional 46 households over the next 25 years on 

Lasqueti Island. 
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These various projection models provide a range of growth from 445 to 515 for Lasqueti Island.  

 

Table 2.11: Lasqueti Island Household Projection (BC Stats 2017) 
Year Population Increase % Increase Cumulative # Increase Cumulative % Increase 

2016 240     

2021 253 13 5.3% 13 5.3% 

2026 261 9 3.4% 21 8.8% 

2031 270 8 3.2% 30 11.9% 

2036 278 8 3.2% 38 15.1% 

2041 286 8 2.9% 46 17.9% 

 

2.6 Thetis Island Population Projections 

The straight line historical population projection indicates a potential growth from 389 to approximately 

420.  

 

Figure 2.7: Thetis Island Population Projection (Straight Line Projection) (Statistics Canada 2017f) 

 
 

Thetis Island’s 2016 population of 389 was 2.1% of the Ladysmith LHA population of 18,618. For the 

purposes of this projection, it is assumed that the Thetis Island portion of the total Ladysmith LHA will 

remain constant throughout the projection period. 
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Table 2.12: Thetis Island Population Projection (BC Stats 2017) 

Year Population Increase % Increase Cumulative # Increase Cumulative % Increase 
2016 389 

    
2021 411 22 5.7% 22 5.7% 

2026 431 20 4.9% 42 10.6% 

2031 449 18 4.1% 60 14.8% 

2036 462 12 2.8% 73 17.5% 

2041 477 15 3.3% 88 20.8% 

 

Over the next 25 years, Thetis Island’s population could grow by 88 people (a cumulative 20.8% 

increase). At the Thetis Island’s current average household size of 2.0, this would require approximately 

44 new housing units over the next 25 years.  

 

In 2016, Thetis Island’s 180 households represented 2.2% of households in the Ladysmith LHA. This 

household projection finds that there could be an additional 48 households over the next 25 years on 

Thetis Island. 

 

Therefore the population projection range for Thetis Island is between 420 and 477 people.  

 

Table 2.13: Thetis Island Household Projection (BC Stats 2017) 

Year Population Increase % increase Cumulative # Increase Cumulative % Increase 
2016 180 

    
2021 192 12 6.4% 12 6.4% 

2026 201 10 5.1% 21 11.5% 

2031 211 9 4.7% 31 16.2% 

2036 220 9 4.3% 40 20.6% 

2041 228 8 3.5% 48 24.0% 
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 Denman Island Housing Needs 3.0
Denman Island has a current full-time population of 1,170. It is a single ferry ride from Vancouver Island 

(Buckley Bay) that runs virtually hourly from 7:00 am to 9:30 pm daily. There are few businesses on 

island with BC Ferries and the Denman Island Grocery Store being the larger employers. Denman Island 

has experienced a growth rate of just over one percent per year since 2006. This may reflect new buyers 

or previously seasonal residents retiring and moving to the island full-time. 

 

Some of the indicator demographics for housing needs include the fact that almost 20% of the 

population are seniors in the low income brackets and 13% of the population are single parent families. 

Additionally, over 66% of the renters are paying more than 30% of their gross income on shelter, 

meeting the definition of unaffordable. If 12.9% of households are currently identified in the Core 

Housing Needs category, the average household size is 1.9 people  and there are a total of 590 

households, this would imply that 76 households are in need of more appropriate housing, affecting 144 

people on Denman Island.  

3.1 Demographics and Population 

3.1.1 Population 2016 

Demographics and Age 

The 2016 Census indicates that the population of Denman Island is 1,170. The population is generally 

older than the Comox Valley Regional District (CVRD) and the population of BC, with notably higher rates 

of those between 55 and 74 years than the CVRD or BC, at 49.5% in this age group for Denman, 32.6% 

for CVRD, and 25.1% for BC. The median age for Denman Island is 61.3, compared to 50.8 for CVRD and 

43.0 for BC. 

 

Table 3.1: Denman Island Age Categories, 2016 (Statistics Canada 2017a) 

Ages - 2016 Denman % Total CVRD % Total BC % Total 
0 to 4 years 30 2.6% 2,800 4.2% 220,625 4.7% 

5 to 14 years 60 5.1% 6,390 9.6% 470,760 10.1% 

15 to 19 years 40 3.4% 3,395 5.1% 258,980 5.6% 

20 to 24 years 25 2.1% 2,840 4.3% 287,560 6.2% 

25 to 44 years 155 13.2% 13,195 19.8% 1,205,385 25.9% 

45 to 54 years 125 10.7% 9,165 13.8% 676,740 14.6% 

55 to 64 years 290 24.8% 11,670 17.5% 679,020 14.6% 

65 to 74 years 295 25.2% 9,995 15.0% 489,305 10.5% 

190



3.0 Denman Island Housing Needs 

DILLON CONSULTING LIMITED  20 

Ages - 2016 Denman % Total CVRD % Total BC % Total 
75 to 84 years 115 9.8% 5,060 7.6% 250,480 5.4% 

Over 85 35 3.0% 2,000 3.0% 109,190 2.3% 

Totals 1,170 100.0% 66,510 100.0% 4,648,045 100.0% 

Median Age 61.3  50.8  43.0  

 

Figure 3.1: 2016 Denman Island Population Pyramid (Statistics Canada 2017a) 

 

Seniors and Retirees 

A more detailed breakdown of the population aged 55 and up indicates a current potential need for 

seniors housing that will be exacerbated as these cohorts continue to age. While Denman Island has 

proportionally fewer residents aged 55 to 59 years compared to the CVRD and BC, it has a higher 

proportion of those in the 60 to 74 year age range.  

 

Although Denman has an overall greater proportion of residents aged 55 and above compared to CVRD 

and BC, there are proportionally fewer Denman residents aged 85 and above. This could indicate that 

seniors may be ‘aging out’ of the island due to a lack of suitable housing. For example, while Denman 
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Island’s proportion of residents aged 55 and above is 62.8%, compared to CVRD’s 42.1% and BC’s 32.8%, 

in the 80 to 84 year age group, Denman has a 5.4% proportion, compared to 7.7% for CVRD and 6.9% for 

BC. This difference is even more evident in the over 85 age group. 

 

Table 3.2: Denman Island Seniors Ages, 2016 (Statistics Canada 2017a) 

Seniors Ages Denman % Total CVRD % Total BC % Total 
55 to 59 years 120 16.3% 5,755 19.9% 354,925 23.2% 

60 to 64 years 170 23.1% 5,915 19.9% 324,095 21.2% 

65 to 69 years 180 24.5% 5,725 20.5% 287,520 18.8% 

70 to 74 years 115 15.6% 4,270 15.5% 201,785 13.2% 

75 to 79 years 75 10.2% 2,925 10.7% 145,225 9.5% 

80 to 84 years 40 5.4% 2,135 7.7% 105,255 6.9% 

Over 85 35 4.8% 2,000 5.8% 109,190 7.1% 

Totals 735 100.0% 28,725 100.0% 1,527,995 100.0% 

% Total Population  62.8%  42.1%  32.8% 

3.1.2 Household Characteristics 

Household Composition 

Denman Island has a lower proportion of families with children (20.3%) than the CVRD (29.5%) and BC 

(35.5%). The proportion of lone parent families on Denman Island (8.5%) is close to that of the CVRD 

(9.6%) and BC (10.5%). 

 

Table 3.3: Denman Island Household Composition, 2016 (Statistics Canada 2017a) 

Household Composition Denman % Total CVRD % Total BC % Total 
Families with children 120 20.3% 8,710 29.5% 668,035 35.5% 

Lone parent families 50 8.5% 2,835 9.6% 197,940 10.5% 

Families without children 245 41.5% 10,580 35.8% 527,700 28.0% 

One person households 200 33.9% 8,730 29.5% 541,915 28.8% 

Multiple census family households 10 1.7% 375 1.3% 55,620 3.0% 

Two or more person non-census family 
households 

15 2.5% 1,170 4.0% 88,705 4.7% 

Total Households 590 100% 29,565 100% 1,881,975 100% 

 

Over the last 10 years, there has been an increase of 70 households on Denman Island (a 13.5% change). 

At the same time, average household size has been reduced from 2.1 to 1.9, a -9.5% change.  

 

Table 3.4 shows trends in household composition on Denman Island. From 2006 to 2016, there has been 

an increase in the proportions families with children (33.3%) as well as families without children (32.4%). 
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There has been no change in the number of lone parent families over the same time period. Meanwhile, 

the proportion of one person households has increased by 5.3%. 

 

Census data shows a 400% increase in “other family households” in the 2006 to 2016 period; although, 

this increase could be due to changes in how this category has been defined in each census year. The 

number of households in this category remains relatively low at 25. 

 

Table 3.4: Denman Island Household Composition, 2006-2016 (Statistics Canada 2006, 2012a, 2017a) 

Household 
Composition 

2006 2011 2016 5 Year Change % Change 10 Year Change % Change 

Families with children 90 90 120 30 33.3% 30 33.3% 

Lone parent families 50 35 50 15 42.9% 0 0.0% 

Families without 
children 

185 225 245 20 8.9% 60 32.4% 

One person households 190 160 200 40 25.0% 10 5.3% 

Other family households 5 50 25 -25 -50.0% 20 400.0% 

Total Households 520 525 590 65 12.4% 70 13.5% 

Average Household Size 2.1 2 1.9 -0.1 -5.0% -0.2 -9.5% 

Tenure - Rental and Ownership 

Over a 10 year period, the proportion of rented homes on Denman Island has been relatively stable, 

with an increase of 0.8% of the total households renting their home on the island. As is typical of many 

rural communities, there are proportionally fewer households that rent than own, with 16% of 

households on Denman Island renting, compared to 23.6% in the CVRD and 31.9% for BC (Statistics 

Canada 2017a). 

 

There has been a total increase of 70 (11.8%) households on Denman Island in the 2006 to 2016 period. 

Rental households have increased by 15 (2.5%) over this period, while owned households have 

increased by 55 (9.2% (Statistics Canada 2017a). 

 

There was a large drop in the number of reported households reported as rented in the 2011 National 

Household Survey (Table 3.6). This may be due to the unreliability of the data from this voluntary 

survey, as compared to the mandatory 2006 and 2016 household surveys, as 45% of Denman Island 

residents approached did not return a survey. 
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Table 3.5: Denman Island Household Tenure, 2016 (Statistics Canada 2017a) 

Household Tenure Denman % Total CVRD % Total BC % Total 
Rented 95 16.0% 6,980 23.6% 599,360 31.9% 

Owned 500 84.0% 22,595 76.4% 1,279,020 68.1% 

Total Households 595 100% 29,575 100% 1,878,380 100% 

 

Table 3.6: Denman Island Household Tenure (Rental/Ownership), 2006-2016 (Statistics Canada 2006, 
2012a, 2017a) 

Household Tenure 2006 % Total 2011 % Total 2016 % Total 
Rented 80 15.2% 25 5.2% 95 16.0% 

Owned 445 84.8% 460 94.8% 500 84.0% 

Total Households 525 100% 485 100% 595 100% 

 

Table 3.7: Denman Island Changes in Household Tenure (Rental/Ownership), 2006-2016 (Statistics 
Canada 2006, 2012a, 2017a) 

Changes in Tenure 
Denman 2006-

2011 
% 

Total 
Gabriola 2011-

2016 
% 

Total 
Denman 2006-

2016 
% 

Total 
Rented -55 -10% 70 14.4% 15 2.5% 

Owned 15 3% 40 8.2% 55 9.2% 

Change in Total 
Households 

-40 -7.6% 110 22.7% 70 11.8% 

Household Sizes 

Reflective of the household composition on Denman Island described above, the island has a higher 

proportion of one person and two person households, at 33.9% and 46.6% respectively, than the CVRD 

(29.5% and 42.5%) or BC (28.8% and 35.3%). One and two person households account for an 80.5% 

proportion of all households on Denman Island. The average number of persons per household on 

Denman Island (2.0) is lower than that of the CVRD (2.2) and BC (2.4).  

 

Table 3.8: Denman Island Household Sizes, 2016 (Statistics Canada 2017a) 

Household Size Denman % Total CVRD % Total BC % Total 
1 person 200 33.9% 8,730 29.5% 541,910 28.8% 

2 persons 275 46.6% 12,560 42.5% 663,770 35.3% 

3 persons 60 10.2% 3,825 12.9% 277,690 14.8% 

4 persons 40 6.8% 2,975 10.1% 243,125 12.9% 

5 or more persons 15 2.5% 1,485 5.0% 155,470 8.3% 

# Private households 590 100% 29,570 100% 1,881,970 100% 

# Persons in private households 1,160  65,350  4,560,240  

Average # Persons 2.0  2.2  2.4  
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3.2 Income 2015 

3.2.1 Taxable Income Distribution- Individuals 

The 2016 Census provides information on the incomes of respondents for the previous year (2015). 

Average tax-filer income on Denman Island in 2015 was $62,025, which is 23.6% lower than the CVRD 

average income and 43.6% lower than BC. The median income for Denman Island is also lower, at 

$44,629, 30.4% lower than the CVRD median income, and 45.7% lower than BC.  

 

Table 3.9: Denman Island Total Taxable Income, 2015 (Statistics Canada 2017a) 

Total Income 2015 Denman % Total CVRD % Total BC % Total 
Without income 20 1.9% 1,710 3.0% 142,970 3.7% 

Under $10,000 (including loss) 175 16.7% 6,860 12.6% 573,315 15.4% 

$10,000 to $19,999 265 25.2% 9,990 18.3% 653,915 17.5% 

$20,000 to $29,999 190 18.1% 8,420 15.5% 503,290 13.5% 

$30,000 to $39,999 120 11.4% 7,185 13.2% 424,330 11.4% 

$40,000 to $49,999 85 8.1% 5,820 10.7% 366,220 9.8% 

$50,000 to $59,999 65 6.2% 4,330 7.9% 286,310 7.7% 

$60,000 to $69,999 35 3.3% 3,360 6.2% 222,975 6.0% 

$70,000 to $79,999 20 1.9% 2,510 4.6% 171,625 4.6% 

$80,000 to $89,999 15 1.4% 1,745 3.2% 134,090 3.6% 

$90,000 to $99,999 15 1.4% 1,150 2.1% 96,825 2.6% 

$100,000 and over 50 4.8% 3,090 5.7% 294,475 7.9% 

Total Reporting Income 1,050 100% 54,475 100% 3,727,360 100% 

Median Income $44,629.00  $63,397.00  $69,995.00  

Average Income $62,025.00  $76,711.00  $90,354.00  

3.2.2 Household Income 

Household income is used as an indicator of housing affordability, as it includes every person in a 

dwelling who may be contributing to housing costs. Denman Island has a lower household income than 

both the CVRD and BC in all economic family compositions.  

 

The disparity between median household incomes on Denman with those in the CVRD and BC is 

particularly pronounced for families. The median income of lone parent families on Denman Island is 

56.6% lower than the CVRD and 79.3% lower than BC as a whole. A similar, although less pronounced, 

disparity exists between Denman, the CVRD and BC as a whole for couple families with children. Smaller 

disparities exist for families without children and those not in an economic family. 
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Table 3.10: Denman Island Median Household Income, 2015 (Statistics Canada 2017a) 

Economic Family Composition Denman % Total CVRD % Total BC % Total 
Couple families with children $71,552 11.6% $103,797 19.1% $111,736 24.4% 

Lone parent families $28,480 7.8% $44,587 8.6% $51,056 9.0% 

Families without children $58,432 38.8% $74,775 33.3% $80,788 26.3% 

Not in an economic family $22,208 41.1% $30,084 39.1% $31,255 40.2% 

All Households $44,629 100% $63,397 100% $69,995 100% 

 

Median household incomes for lone parent families on Denman Island saw a -25.6% change between 

2011 and 2016, a -5.1% change per year. During the same period, couple families with children have 

seen a 25.5% increase in median household incomes. Median household incomes for families without 

children, and those not in an economic family, have also increased during this time period. 

 

Table 3.11: Denman Island Changes 2011-2016 Median Household Income, 2015 (Statistics Canada 
2017a) 

Economic Family Composition 2011 2016 Change $ Change % Avg. %/yr 
Couple families with children $57,030 $71,552 $14,522 25.5% 5.1% 

Lone parent families $38,278 $28,480 -$9,798 -25.6% -5.1% 

Families without children $40,928 $58,432 $17,504 42.8% 8.6% 

Not in an economic family $20,183 $22,208 $2,025 10.0% 2.0% 

All Households $40,445 $44,629 $4,185 10.3% 2.1% 

Household Income Distribution 

Household income distribution can be used to determine an approximate numbers of affordable 

housing options for different income groups. While the median income of Denman Island is $44,629, 

there is also a significant proportion (15.3%) of high income households, with $100,000 in income and 

higher. This proportion of high income households is lower than the CVRD (25.2%) and BC (32.3%). 

 

Table 3.12: Denman Island Household Income Distribution, 2015 (Statistics Canada 2017a) 

Total Income 2015 Denman % Total CVRD % Total BC % Total 
Under $5,000 10 1.7% 370 1.3% 43,415 2.3% 

$5,000 to $9,999 10 1.7% 355 1.2% 27,140 1.4% 

$10,000 to $14,999 40 6.8% 890 3.0% 55,745 3.0% 

$15,000 to $19,999 45 7.6% 1,260 4.3% 77,565 4.1% 

$20,000 to $24,999 40 6.8% 1,360 4.6% 78,695 4.2% 

$25,000 to $29,999 45 7.6% 1,325 4.5% 72,985 3.9% 

$30,000 to $34,999 35 5.9% 1,435 4.9% 78,080 4.1% 

$35,000 to $39,999 40 6.8% 1,560 5.3% 78,395 4.2% 

$40,000 to $44,999 35 5.9% 1,325 4.5% 76,775 4.1% 

$45,000 to $49,999 35 5.9% 1,395 4.7% 75,860 4.0% 
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Total Income 2015 Denman % Total CVRD % Total BC % Total 
$50,000 to $59,999 50 8.5% 2,625 8.9% 143,475 7.6% 

$60,000 to $69,999 35 5.9% 2,480 8.4% 132,845 7.1% 

$70,000 to $79,999 40 6.8% 2,195 7.4% 122,350 6.5% 

$80,000 to $89,999 15 2.5% 1,985 6.7% 111,350 5.9% 

$90,000 to $99,999 25 4.2% 1,555 5.3% 99,420 5.3% 

$100,000 and over 90 15.3% 7,450 25.2% 607,855 32.3% 

Total Reporting Income 590 100% 29,575 100% 1,881,965 100% 

Median Income $44,629.00  $63,397.00  $69,995.00  

Average Income $62,025.00  $76,711.00  $90,354.00  

 

The most significant changes in Denman Island’s household income group distribution have been in the 

very lowest categories of income earners, with a 73.3% decrease of those in this income range, and the 

very highest income earners (157.1% increase). This could indicate that the Denman Island is becoming 

unaffordable for the island’s lowest income earners and they are moving off island.  

 

Table 3.13: Denman Household Income Distribution, 2005-2015 (Statistics Canada 2017a) 

Household 
Income 

2005 
Households 

% Total 2010 % Total 
2015 

Households 
% Total 

2005-
2015 

% 
Change 

Under $9,999 75 14.3% - 0.0% 20 3.4% -55 -73.3% 

$10,000 to 
$19,999 

65 12.4% 10 1.9% 85 14.4% 20 30.8% 

$20,000 to 
$29,999 

60 11.4% 120 23.2% 85 14.4% 25 41.7% 

$30,000 to 
$39,999 

85 16.2% 90 17.4% 75 12.7% -10 -11.8% 

$40,000 to 
$49,999 

75 14.3% 85 16.4% 70 11.9% -5 -6.7% 

$50,000 to 
$59,999 

50 9.5% 75 14.5% 50 8.5% 0 0.0% 

$60,000 to 
$79,999 

60 11.4% 10 1.9% 75 12.7% 15 25.0% 

$80,000 to 
$99,999 

25 4.8% 15 2.9% 40 6.8% 15 60.0% 

$100,000 and 
over 

35 6.7% 25 4.8% 90 15.3% 55 157.1% 

Total Reporting 
Income 

525 100% 518 100% 590 100% 65 12.4% 

Median Income $37,689  $40,445  $44,629  $6,940 18.4% 

Average 
Income 

$44,673 
 

$49,397 
 

$62,025 
 

$17,352 38.8% 
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Household Income Groups and Household Income Disparity 

For ease of comparison with the 2015 Salt Spring Island Housing Needs Assessment (SS HNA), this report 

uses the same income group definition categories. Table 3.14 provides the income range for each 

category, as defined in relation to Denman Island’s median income of $44,629. Table 3.15 provides a 

comparison of the proportion of these household income groups between Denman, the CVRD and BC as 

a whole. 

 

Table 3.14: Denman Island Household Income Groups, 2015 (Statistics Canada 2017a) 

Income Groups Definition Income Range Denman % Total 
Little to no income under $15,000 under $15,000 60 10.2% 

Low income $15,000 to 50% median $15,000 to $24,999 85 14.4% 

Low to moderate income 50% - 80% median $25,000 to $34,999 80 13.6% 

Moderate 80% - 100% median $35,000 to $44,999 75 12.7% 

Moderate to above moderate 100% - 120% median $45,000 to $59,999 85 14.4% 

Above moderate to high 120% - 150% median $60,000 to $69,999 35 5.9% 

High income 150% median + $70,000 and over 170 28.8% 

All Households $44,629   100% 

 

Denman Island has a similar proportion of high income earners to the CVRD and BC. There is a greater 

proportion of little to no income households on Denman Island, at 10.2%, compared to the CVRD (5.5%) 

and BC (6.7%). 

 

Table 3.15: Denman Island Household Income Groups, 2015 (Denman, CVRD, BC) (Statistics Canada 
2017a) 

Total Income 2015 Denman % Total CVRD % Total BC % Total 
Median Income $44,629  $63,397  $69,995  

Little to no income 60 10.2% 1,615 5.5% 126,300 6.7% 

Low income 85 14.4% 3,945 13.3% 307,325 16.3% 

Low to moderate income 80 13.6% 5,715 19.3% 374,505 19.9% 

Moderate 75 12.7% 2,625 8.9% 132,845 7.1% 

Moderate to above moderate 85 14.4% 4,675 15.8% 122,350 6.5% 

Above moderate to high 35 5.9% 3,540 12.0% 210,770 11.2% 

High income 170 28.8% 7,450 25.2% 607,855 32.3% 

Total 590 100% 29,565 100% 1,881,950 100% 
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3.3 Current Housing Supply 

3.3.1 Existing Housing Stock 

Structure Type 

Table 3.16 illustrates the distribution of occupied dwellings by structure type on Denman Island. The 

housing supply on Denman Island is almost exclusively single-detached dwellings, which form 96.6% of 

the total housing supply. This compares to the CVRD proportion of single-detached homes at 68.4% and 

BC at 44.1%. This lack of diversity in housing supply could be a contributor to a lack of affordable rental 

and ownership options for a full range of income groups. 

 

Denman Island’s 2016 total of 590 private occupied dwellings represents a 13.9% increase over the 518 

reported in the 2011 Census. 

 

Table 3.16: Denman Island Housing by Structure Type, 2016 (Statistics Canada 2017a) 

Structure Type Denman % Total CVRD % Total BC % Total 
Single-detached house 570 96.6% 20,230 68.4% 830,660 44.1% 

Apartment 5+ storeys - 0.0% 45 0.2% 177,830 9.4% 

Movable dwelling 10 1.7% 1,255 4.2% 49,290 2.6% 

Semi-detached house 5 0.8% 2,575 8.7% 57,395 3.0% 

Row house - 0.0% 1,540 5.2% 147,830 7.9% 

Apartment, duplex - 0.0% 710 2.4% 230,075 12.2% 

Apartment < 5 storeys 5 0.8% 3,185 10.8% 385,140 20.5% 

Other single-attached house - 0.0% 35 0.1% 3,755 0.2% 

Total Private Dwellings 590 100% 29,575 100% 1,881,975 100% 

Housing Indicators and Tenure 

Data for housing indicators was not available at the DPL geographic level for this report. 

Age of Housing Stock 

Denman Island’s housing stock is generally similar in age to that of the CVRD and BC, with the greatest 

difference being those homes built in the 1981 to 1990 period, which forms 26.9% of occupied housing 

on the island being built in that period. Denman Island also has a greater proportion of dwellings built in 

the 2011 to 2016 period than the CVRD or BC. 
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Table 3.17: Denman Island Dwelling Age (Statistics Canada 2017a) 

Construction Period Denman % Total CVRD % Total BC % Total 
 1960 or before 55 9.2% 3,660 12.4% 267,560 14.2% 

 1961 to 1980 145 24.4% 8,070 27.3% 559,485 29.7% 

 1981 to 1990 160 26.9% 4,900 16.6% 289,565 15.4% 

 1991 to 2000 120 20.2% 6,330 21.4% 331,865 17.6% 

 2001 to 2005 35 5.9% 2,030 6.9% 125,335 6.7% 

 2006 to 2010 25 4.2% 2,915 9.9% 171,945 9.1% 

 2011 to 2016 55 9.2% 1,660 5.6% 136,210 7.2% 

Total 595  100% 29,565 100% 1,881,965 100% 

Non-Resident Ownership 

Data for the rate of dwellings occupied by usual residents for 2006 was not available at the DPL 

geographic level for this report. 

 

At 71.2%, Denman Island’s rate of dwellings occupied by usual residents is lower than that of the CVRD 

(92.2%) and BC (91.2%). The percentage of dwellings occupied by the usual residents on Denman Island 

has decreased by 4% since 2011. 

 

Table 3.18: Denman Island Dwellings Occupied by Usual Residents 2011-2016 (Statistics Canada 
2017a, 2012a) 

Census Year Denman % Total CVRD % Total BC % Total  

2016 689 71.2% 29,573 92.2% 1,881,969 91.2% 

2011 518 75.2% 27,885 92.5% 1,764,637 90.7% 

% Change 2011-2016  -4.0%  -0.3%  0.5% 

 

3.3.2 Rental Availability and Affordability 

Private Market Listings 

The CMHC does not conduct rental market surveys for Denman Island and there is no formal inventory 

of rental properties conducted on the island. The rental housing market is extremely limited on Denman 

Island. As of January 2018, there were no long-term homes available for rent in public listings on 

Craigslist, Padmapper or Kijiji. A search on AirBnB found four vacation rental properties available.  
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Figure 3.2: What is your monthly rent? 

 
 

While this information is far from a complete picture of the rental market on Denman Island, it paints a 

picture of a severe lack of affordable housing rental options.  

 

While many respondents to a survey Housing Needs Survey conducted for this assessment reported that 

their rents were in the affordable ranges, provided in Section 3.4.1, there appears to be an overall lack 

of available units in these price ranges. 

 

The 2016 Census identified the median monthly rental shelter cost for Denman Island as $684. This 

generally matches with the survey results that indicated that, while 7% pay under $400 per month, 50% 

of the respondents pay between $400 and $750 with 42% paying over $750 per month. 

Social Housing 

Denman currently does not have any social housing. In 2008, the OCP review lead to amendments which 

reflected the need for affordable housing through the creation of a density bank for affordable housing 

purposes. Also in 2008, the Denman Island Women's Outreach Society (DIWOS) undertook a needs 

assessment which comprised anecdotal evidence of single mothers and elder women in immediate need 

of affordable housing. Since then, two community non-profit societies, the Denman Community Land 

Trust Association and the Denman Housing Association were formed and are working on creating 

affordable housing projects.   
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3.3.3 Homeowner Options 

Current Listings 

Table 3.19 provides MLS listings as of January 29, 2018 to provide an understanding of housing currently 

available for purchase on Denman Island. The table also includes the income required for ownership, 

based on an assumption that no more than 30% of income is used for shelter costs, $200/month in costs 

of ownership, 75% loan, 25 year amortization period and 4% interest.  

 

There were a total of 10 listings on this date, with an average price of $735,300 and median price of 

$693,500. There is presented as a somewhat limited range of home price categories available on the 

island, primarily in the mid to high range, with no homes available for moderate income earners and 

below. All homes listed for purchase on this date were single family homes. 

 

Table 3.19: Denman Island MLS Listings, January 2018 

Price Range # Listed Average Cost Income Required 
$0 - $149,999 -   

$150,000 - $199,999 -   

$200,000 - $299,999 -   

$300,000 - $399,999 -   

$400,000 - $499,999 1 $437,000 $77,199 

$500,000 - $599,999 3 $559,000 $96,518 

$600,000 - $699,999 1 $649,000 $110,770 

$700,000 - $799,999 1 $738,000 $124,863 

$800,000 - $899,999 1 $899,000 $150,358 

$900,000 - $999,999 3 $984,333 $163,870 

$1,000,000 - $1,499,999 -   

$1,500,000 - $1,999,999 -   

$2,000,000 - $2,499,999 -   

$2,500,000 - $2,999,999 -   

$3,000,000 - $3,499,999 -   

$3,500,000 - $3,999,999 -   

$4,000,000 - $4,499,999 -   

$4,500,000 - $4,999,999 -   

$5,000,000 and up -   

Total 10   

Average $  $735,300.00 $124,436 

Median $  $693,500.00 $117,816 
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Census Reported Dwelling Values 

Data for median value of dwellings by structure type is not available at the geographic level provided 

data for Denman Island specifically.  

3.4 Housing Affordability 

3.4.1 Affordability Targets 

Household Type 

Housing affordability is defined in Section 1.1 of this report. Housing is generally considered affordable if 

it meets suitability and adequacy standards, and does not cost more than 30% of total household 

income. Based on these assumptions, Table 3.20 provides affordability for different household groups, 

based on median incomes of each group as provided in the 2016 Census. The percentage of the total 

population for each group is also provided, to indicate the ideal percentage of total available housing 

units available for each household type and income level.  

 

Table 3.20: Denman Island Household Affordability Targets 

Household 
Affordability 
Targets 

Denman % Population 
Median 
Income 

Affordable 
Rent 

Affordable 
Purchase 

Couple families with 
children 

40 11.6% $71,552 $1,789 $402,000 

Lone parent families 10 7.8% $28,480 $712 $130,000 

Families without 
children 

0 38.8% $58,432 $1,461 $319,000 

Not in an economic 
family 

265 41.1% $22,208 $555 $90,000 

All Households 
(2015) 

590 100% $44,629 $1,116 $232,000 

Income Groups and Ideal Affordable Housing Supply 

Table 3.21 provides a detailed breakdown of the ideal number of housing units available for each of the 

income groups identified in Table 3.14 above, based on the percentage of the total households each 

group comprises. Affordable rent and purchase prices have been calculated using the same assumptions 

and benchmarks as previously identified in this report. 
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As an illustration of how this table can be used, it indicates that 48.3% of households (all households 

below moderate income of $40,000) need rental housing $938/month or less. As another example, 

10.2% of households can afford a home with a purchase price of $581,000.  

 

Table 3.21: Denman Island Ideal Housing Supply - Rental and Purchase Prices 

Income 
Groups 

Income Range Number 
% 

Households 
Average 
Income 

Affordable 
Rent 

Affordable 
Purchase 

Little to no 
income 

Under $5,000 10 1.7% $5,000 $125 n/a 

$5,000 to $9,999 10 1.7% $7,500 $188 n/a 

$10,000 to $14,999 40 6.8% $12,500 $313 $29,000 

Low income 
$15,000 to $19,999 45 7.6% $17,500 $438 $60,000 

$20,000 to $24,999 45 7.6% $22,500 $563 $92,000 

Low to 
moderate 
income 

$25,000 to $29,999 50 8.5% $27,500 $688 $124,000 

$30,000 to $34,999 45 7.6% $32,500 $813 $155,000 

$35,000 to $39,999 40 6.8% $37,500 $938 $187,000 

Moderate 
$40,000 to $44,999 30 5.1% $42,500 $1,063 $218,000 

$45,000 to $49,999 30 5.1% $47,500 $1,188 $250,000 

Moderate to 
above 
moderate 

$50,000 to $59,999 65 11.0% $55,000 $1,375 $297,000 

Above 
moderate to 
high 

$60,000 to $69,999 40 6.8% $65,000 $1,625 $360,000 

High income 

$70,000 to $79,999 30 5.1% $75,000 $1,875 $424,000 

$80,000 to $89,999 30 5.1% $85,000 $2,125 $487,000 

$90,000 to $99,999 20 3.4% $95,000 $2,375 $550,000 

$100,000 + 60 10.2% $100,000 $2,500 $581,000 

Median 
Income  

590 100% $44,629 $1,116 $232,000 

3.5 Community Perspectives 

For a description of methods, please see Section 1.2 - Approach and Methods. 

3.5.1 Stakeholder/Key Informants Meetings 

Key informant interviews were conducted with the following stakeholders: 

 Bill Engleson, Chair, Hornby Denman Community Health Care Society; 
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 Steve Carballeira; 

 Paige Friesen, Friesen Family Construction Ltd.; 

 Alan Friesen, Friesen Family Construction Ltd.; 

 Riane DaSilva, Denman Works; 

 Anne Davis, Comox Valley Transition Society; 

 Miles Drew, Islands Trust Bylaw Enforcement; 

 Harlene Holm, Denman Community Land Trust Association; 

 David Critchley, Denman Island Local Trustee; and 

 Tomas Hajek, Co-Housing Group. 

3.5.2 Online Survey 

The Denman Island Housing Needs Survey received a total of 102 responses (8.7% of the total 

population).  

 

Figure 3.3: What is your monthly rent? 

 
 

Survey responses showed that rental shelter costs are similar to those reported in the 2016 Census, 

which identified a median monthly rental shelter cost of $684 for Denman Island. Survey results 

indicated that 7% pay under $400 per month, 50% of respondents paying between $400 and $750, and 

43% paying over $750 per month. 
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Figure 3.4: What housing supply gaps exist on your Island? 

 
 

The survey asked people what the housing gaps were on Denman Island, and what groups on their 

island were unable or had difficulty accessing appropriate housing. The four gaps most often identified 

were affordable rental, family rental, seniors housing and affordable home ownership. Three of these 

identified gaps overlap and highlight the primary need for rental accommodation.  
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Figure 3.5: What groups are not able to access housing on your island? 

 
 

When asked what groups could not access housing on Denman Island, respondents indicated a full range 

of demographic groups: young adults, families, seniors, singles and employees. As with the question 

above, there is overlap between some of these groups.  
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Figure 3.6: Where do the people that need affordable housing currently live on your island? 

 
 

Figure 3.7: Are you aware of people living in illegal and inappropriate housing on your island? 

 
 

Eighty-three percent of respondents indicated that they are aware of people living in illegal and 

inappropriate housing on Denman Island. In addition, respondents indicated that those in need of 

affordable housing are using a range of means to meet housing needs, including rental housing, 

cottages, shared housing, illegal dwelling units, and trailers or mobile homes. The reliance on illegal 

suites and cottages indicates the inability of residents to find legal, healthy, affordable housing units.   
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Figure 3.8: Please select the top three housing challenges faced by your island 

 
 

The top three housing challenges identified by respondents were “Unaffordable relative to income”, 

“Insecure tenure” and “Lack of available housing options”. “Unhealthy conditions” was also selected by 

a large number of respondents. 

 

Additional comments on the surveys identified that the ferry workers have placed mobile homes on the 

Emcon Services yard because they cannot find temporary housing. Some are forced to share housing, 

which may not be appropriate depending on the situation. Comments also indicated that many illegal 

suites and cottages are substandard, do not meet building code, and have issues of inadequate heat, 

lack of potable water, inadequate sanitary sewer service and mould. Participants at the meeting 

indicated that the unhealthy living conditions may contribute to other social and health issues; such as, 

illness and absenteeism from work.  
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3.6 Affordable Housing Gaps 

It is clear that the no, low and even moderate income households have difficulty accessing the housing 

market. This represents the young adults, seniors and families. While they may be able to rent, there is 

little secure appropriate rental accommodation available.  

 

The 2016 Census demonstrates that 25.4% of the population, or 150 people, have no or low income. 

These people are considered vulnerable.  

3.7 Conclusion and Recommendations 

Based on the population projections, there could be a need for potentially 165 residential units in the 

next 25 years. The average income is $20,000 below the regional average. Based on the census, 25.4% of 

the total population falls within the no and low income category, and 38% falls within the no, low and 

low-moderate income levels. The 2008 Housing Needs on Hornby and Denman Island (Hornby Island 

Economic Enhancement Corporation, December 2008) identified a total housing need of 68 units for 

renters and seniors. Based on the population growth projected for 165 units and 48% need for 

affordable rental, Denman Island now requires up to 80 affordable housing units. This translates into 

three to four units per year.  
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 Gabriola Island Housing Needs 4.0
Gabriola is the largest and most populated island of the Northern Region Islands Trust Region. Accessed 

by a vehicle ferry from downtown Nanaimo, there is potential for viable off island employment. This, 

along with the commercial development on the island and various institutional uses (school, library, 

etc.), provides significant employment on the island. Gabriola has the highest percentage of permanent 

residents of the islands of the Northern Region and the largest number of permanently occupied 

dwellings (71.7%). In addition, there are many people who live on Vancouver Island and come to 

Gabriola to work, including homecare workers, school teachers, restaurant workers and contractors for 

example. Many of these people have indicated a desire to live on Gabriola Island and be closer to their 

jobs but are unable to find appropriate housing on Gabriola Island.  

4.1 Demographics and Population  

The following information provides a summary of the current population and demographic breakdown 

as well as the projections for the future. 

4.1.1 Population 2016 

Demographics and Age 

The 2016 Census indicates that the population of Gabriola Island is 4,035. The population is generally 

older than the Regional District of Nanaimo and the population of BC, with notably higher rates of those 

between 55 and 74 years than the Nanaimo Regional District (RDN) or BC, at 52.4% in this age group for 

Gabriola, 32.9% for RDN, and 25.1% for BC. The median age for Gabriola Island is 61.3, compared to 51.1 

for RDN and 43.0 for BC. 

 

While overall percentages are low, the numbers of school age children support an elementary and 

middle school, a fact that may attract young families moving to and staying on Gabriola, provided they 

can find housing. Enrollment between 165 and 170 students has been consistent over the past 10 

years1. 

  

                                                           
1
Gabriola Elementary School Administration 
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Table 4.1: Gabriola Island Age Categories, 2016 (Statistics Canada 2017b) 

Ages - 2016 Gabriola % Total RDN % Total BC % Total 
0 to 4 years 75 1.9% 6,240 4.0% 220,625 4.7% 

5 to 14 years 220 5.5% 13,750 8.8% 470,760 10.1% 

15 to 19 years 115 2.9% 7,445 4.8% 258,980 5.6% 

20 to 24 years 75 1.9% 7,720 5.0% 287,560 6.2% 

25 to 44 years 475 11.8% 31,380 20.2% 1,205,385 25.9% 

45 to 54 years 475 11.8% 20,100 12.9% 676,740 14.6% 

55 to 64 years 1,085 26.9% 26,980 17.3% 679,020 14.6% 

65 to 74 years 1,030 25.5% 24,290 15.6% 489,305 10.5% 

75 to 84 years 390 9.7% 12,485 8.0% 250,480 5.4% 

Over 85 95 2.4% 5,305 3.4% 109,190 2.3% 

Totals 4,035 100.0% 155,695 100.0% 4,648,045 100.0% 

Median Age 61.3 
 

51.1 
 

43.0 
 

 

Figure 4.1: Gabriola Island Population Pyramid 
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Seniors and Retirees 

A more detailed breakdown of the population aged 55 and up indicates a current potential need for 

seniors housing that will be exacerbated as these cohorts continue to age. While Gabriola Island has 

proportionally fewer residents aged 55 to 59 years compared to the RDN and BC, it has a higher 

proportion of those in the 60 to 69 year age range.  

 

Although Gabriola has an overall greater proportion of residents aged 55 and above compared to RDN 

and BC, there are proportionally fewer Gabriola residents aged 80 and above. This could indicate that 

seniors may be ‘aging out’ of the island due to a lack of suitable housing. For example, while Gabriola 

Island’s proportion of residents aged 55 and above is 64.4%, compared to RDN’s 44.4% and BC’s 32.9%, 

in the 80 to 84 year age group, Gabriola has a 5.4% proportion, compared to 7.5% for RDN and 6.9% for 

BC. This difference is even more evident in the over 85 age group. This could reflect the desire to be 

closer to medical services and other services such as Handy Dart. 

 

Table 4.2: Gabriola Island Seniors Ages (Statistics Canada 2017b) 

Seniors Ages Gabriola % Total RDN % Total BC % Total 
55 to 59 years 440 16.9% 12,950 18.8% 354,925 23.2% 

60 to 64 years 645 24.8% 14,030 20.3% 324,095 21.2% 

65 to 69 years 615 23.7% 13,845 20.0% 287,520 18.8% 

70 to 74 years 415 16.0% 10,445 15.1% 201,785 13.2% 

75 to 79 years 250 9.6% 7,320 10.6% 145,225 9.5% 

80 to 84 years 140 5.4% 5,165 7.5% 105,255 6.9% 

Over 85 95 3.7% 5,305 7.7% 109,190 7.1% 

Totals 2,600 100.0% 69,060 100.0% 1,527,995 100.0% 

% Total Population  64.4%  44.4%  32.9% 

4.1.2 Household Characteristics 

Household Composition 

This report uses the statistics for households as they better represent residential dwelling units rather 

than individuals. Gabriola Island has a much lower proportion of families with children (15.2%) than the 

RDN (28.2%) and BC (35.5%). In the case of lone parent families, this difference is magnified, with 

Gabriola Island having close to half of the proportion of lone parent families (5.1%) than RDN (9.8%) or 

BC (10.5%) do. Table 4.4 shows trends in household composition on Gabriola Island. While there has 

been a 10 year overall increase in families with children, the last five years have seen a decrease of 

7.1%. Additionally, since the 2006 Census, there has been a 29% decrease in lone parent families on the 

island. This could be an indication that housing is becoming unaffordable for lower income families on 
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the island, particularly for more vulnerable household groups such as lone parent families. As a corollary 

to the recent decrease in families on the island, there has been a subsequent increase in families 

without children and one person households. 

 

Table 4.3: Gabriola Island Household Composition (Statistics Canada 2017b) 

Household Composition Gabriola % Total RDN % Total BC % Total 
Families with children 325 15.2% 19,445 28.2% 668,035 35.5% 

Lone parent families 110 5.1% 6,785 9.8% 197,940 10.5% 

Families without children 955 44.6% 25,190 36.6% 527,700 28.0% 

One person households 780 36.4% 20,185 29.3% 541,915 28.8% 

Multiple census family households 20 0.9% 1,000 1.5% 55,620 3.0% 

Two or more person non-census family 
households 

60 2.8% 3,085 4.5% 88,705 4.7% 

Total Households 2,140 100% 68,905 100% 1,881,975 100% 

 

Over the last 10 years, there has been an increase of 145 households on Gabriola Island (a 7.3% change). 

At the same time, average household size has been reduced from 2.0 to 1.9, a 5.0% change.  

 

Finally, there has been a significant decrease (63.6%) in the number of “other households” (multi-family 

and two or more person non-census family households) on the island over a 10 year period. This could 

indicate a reduction in housing affordable to those not defined as census families, but living in the same 

household (roommates), as well as families sharing homes. 

 

Table 4.4: Gabriola Island Household Composition (2006, 2011, 2016 Census) 

Household 
Composition 

2006 2011 2016 5 Year Change % Change 10 Year Change % Change 

Families with children 245 350 325 -25 -7.1% 80 32.7% 

Families without 
children 

855 865 955 90 10.4% 100 11.7% 

Lone parent families 155 115 110 -5 -4.3% -45 -29.0% 

One person households 675 715 780 65 9.1% 105 15.6% 

Other households 220 155 80 -75 -48.4% -140 -63.6% 

Total Households 1,995 2,085 2,140 55 2.6% 145 7.3% 

Average Household 
Size 

2.0 1.9 1.9 - 0.0% -0.1 -5.0% 

Tenure - Rental and Ownership 

Over a 10 year period, the proportion of rented homes on Gabriola has been relatively stable, with an 

increase of 2.4% of the total households renting their home on the island. As is typical of many rural 

communities, there are proportionally fewer households that rent than own, with 17% of households on 

214



4.0 Gabriola Island Housing Needs 

DILLON CONSULTING LIMITED  44 

Gabriola Island renting, compared to 26.0% in the RDN and 31.9% for BC. There has been a similar net 

increase in both rental (3.5%) and owned (3.7%) households on Gabriola Island since 2006. 

 

There was a large drop in the number of reported households reported as rented in the 2011 National 

Household Survey (Table 4.6). This may be due to the unreliability of the data from this voluntary 

survey, as compared to the mandatory 2006 and 2016 household surveys. 

 

Table 4.5: Gabriola Island Household Tenure (Statistics Canada 2017b) 

Household Tenure Gabriola % Total RDN % Total BC % Total 
Rented 365 17.0% 17,900 26.0% 599,360 31.9% 

Owned 1,780 83.0% 50,930 74.0% 1,279,020 68.1% 

Total Households 2,145 100% 68,830 100% 1,878,380 100% 

 

Table 4.6: Gabriola Island Household Tenure (Rental/Ownership) 2006-2016 (Statistics Canada 2006, 
2012b, 2017b) 

Household Tenure 2006 % Total 2011 % Total 2016 % Total 
Rented 290 14.6% 205 9.9% 365 17.0% 

Owned 1,700 85.4% 1,870 90.1% 1,780 83.0% 

Total Households 1,990 100% 2,075 100% 2,145 100% 

 

Table 4.7: Gabriola Island Changes in Household Tenure (Rental/Ownership) 2006-2016 (Statistics 
Canada 2006, 2012b, 2017b) 

Changes in 
Tenure 

Gabriola 2006-
2011 

% 
Total 

Gabriola 2011-
2016 

% 
Total 

Gabriola 2006-
2016 

% 
Total 

Rented -85 -4% 160 7.7% 75 3.5% 

Owned 170 9% -90 -4.3% 80 3.7% 

Total Households 85 4.3% 70 3.4% 155 7.2% 

Household Sizes 

Reflective of the household composition on Gabriola Island described above, the island has a higher 

proportion of one person and two person households, at 36.4% and 49.1% respectively, than the RDN 

(29.3% and 43.4%) or BC (28.8% and 35.3%). One and two person households account for a 85.5% 

proportion of all households on Gabriola Island. The average number of persons per household on 

Gabriola Island (1.9) is lower than that of the RDN (2.2) and BC (2.4).  

 

Table 4.8: Gabriola Island Household Sizes (Statistics Canada 2017b) 

Household Size Gabriola % Total RDN % Total BC % Total 
1 person 780 36.4% 20,190 29.3% 541,910 28.8% 

2 persons 1,050 49.1% 29,880 43.4% 663,770 35.3% 
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Household Size Gabriola % Total RDN % Total BC % Total 
3 persons 175 8.2% 8,775 12.7% 277,690 14.8% 

4 persons 95 4.4% 6,635 9.6% 243,125 12.9% 

5 or more persons 40 1.9% 3,430 5.0% 155,470 8.3% 

# Private households 2,140 100% 68,905 100% 1,881,970 100% 

# Persons in private households 4,015 
 

151,630 
 

4,560,240 
 

Average # Persons 1.9 
 

2.2 
 

2.4 
 

4.2 Income 2015 

The 2016 Census captures income from the previous year, in this case 2015. 

4.2.1 Taxable Income Distribution 

Average tax-filer income on Gabriola Island is $62,927, which is 23% lower than the RDN average income 

and 43.6% lower than BC. The median income for Gabriola Island is also lower, at $47,795, 30.4% lower 

than the RDN median income, and 46.4% lower than BC.  

 

Table 4.9: Total Taxable Income (Statistics Canada 2017b) 

Total Income 2015 Gabriola % Total RDN % Total BC % Total 
Without income 90 2.4% 3,795 2.9% 142,970 3.7% 

Under $10,000 (including loss) 555 15.3% 16,560 12.9% 573,315 15.4% 

$10,000 to $19,999 855 23.6% 24,000 18.8% 653,915 17.5% 

$20,000 to $29,999 585 16.1% 19,880 15.5% 503,290 13.5% 

$30,000 to $39,999 440 12.1% 16,400 12.8% 424,330 11.4% 

$40,000 to $49,999 350 9.6% 13,495 10.6% 366,220 9.8% 

$50,000 to $59,999 215 5.9% 10,015 7.8% 286,310 7.7% 

$60,000 to $69,999 155 4.3% 7,490 5.9% 222,975 6.0% 

$70,000 to $79,999 135 3.7% 5,475 4.3% 171,625 4.6% 

$80,000 to $89,999 100 2.8% 4,080 3.2% 134,090 3.6% 

$90,000 to $99,999 60 1.7% 2,925 2.3% 96,825 2.6% 

$100,000 and over 180 5.0% 7,570 5.9% 294,475 7.9% 

Total Reporting Income 3,630 100% 127,890 100% 3,727,360 100% 

Median Income $47,795.00 
 

$62,349.00 
 

$69,995.00 
 

Average Income $62,927.00 
 

$77,868.00 
 

$90,354.00 
 

4.2.2 Household Income 

Household income is used as an indicator of housing affordability, as it includes every person in a 

dwelling who may be contributing to paying for the housing costs. Gabriola Island has a lower household 

income than both the RDN and BC in all economic family compositions. The disparity between median 
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household incomes on Gabriola with those in the RDN and BC is particularly pronounced for families. 

The median income of lone parent families on Gabriola Island is 30% less than the RDN, and 47.2% less 

than BC as a whole. A similar disparity between Gabriola, the RDN and the province as a whole exists for 

couple families with children. Smaller disparities exist for families without children and those not in an 

economic family.  

 

Table 4.10: Gabriola Island Median Household Income, 2015 (Statistics Canada 2017b) 

Economic Family Composition Gabriola % Total RDN % Total BC % Total 
Couple families with children $75,520 10.0% $104,867 17.6% $111,736 24.4% 

Lone parent families $34,688 4.8% $45,102 8.7% $51,056 9.0% 

Families without children $64,981 42.7% $74,504 33.5% $80,788 26.3% 

Not in an economic family $23,536 42.3% $28,316 40.1% $31,255 40.2% 

All Households $47,795 100% $62,349 100% $69,995 100% 

 

Median household incomes for families on Gabriola Island have declined substantially in the period 

between the 2011 and 2016 Censuses, averaging -2.6% per year for families with children, and -3.1% per 

year for lone parent families. Meanwhile, the median income for families with children and those not in 

an economic family has remained static. 

 

Table 4.11: Gabriola Island Changes 2011-2016 Median Household Income, 2015 (Statistics Canada 
2017b) 

Economic Family Composition 2011 2016 Change $ Change % Avg. %/yr 
Couple families with children $86,632 $75,520 -$11,112 -12.8% -2.6% 

Lone parent families $40,988 $34,688 -$6,300 -15.4% -3.1% 

Families without children $64,772 $64,981 $209 0.3% 0.1% 

Not in an economic family $23,567 $23,536 -$31 -0.1% 0.0% 

All Households $48,133 $47,795 -$338 -0.7% -0.1% 

Household Income Distribution 

Household income distribution can be used to determine an approximate numbers of affordable 

housing options for different income groups. While the median income of Gabriola Island is $47,795, 

there is also a significant proportion (17.2%) of high income households, with $100,000 in income and 

higher. This proportion of high income households is lower than the RDN (25.6%) and BC (32.3%). 

 

Table 4.12: Gabriola Island Household Income Distribution, 2015 (Statistics Canada 2017b) 

Total Income 2015 Gabriola % Total RDN % Total BC % Total 
Under $5,000 55 2.6% 1,160 1.7% 43,415 2.3% 

$5,000 to $9,999 55 2.6% 935 1.4% 27,140 1.4% 

$10,000 to $14,999 105 4.9% 2,170 3.1% 55,745 3.0% 
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Total Income 2015 Gabriola % Total RDN % Total BC % Total 
$15,000 to $19,999 160 7.5% 3,130 4.5% 77,565 4.1% 

$20,000 to $24,999 135 6.3% 3,435 5.0% 78,695 4.2% 

$25,000 to $29,999 120 5.6% 2,985 4.3% 72,985 3.9% 

$30,000 to $34,999 120 5.6% 3,440 5.0% 78,080 4.1% 

$35,000 to $39,999 110 5.1% 3,430 5.0% 78,395 4.2% 

$40,000 to $44,999 145 6.8% 3,375 4.9% 76,775 4.1% 

$45,000 to $49,999 120 5.6% 3,115 4.5% 75,860 4.0% 

$50,000 to $59,999 175 8.2% 5,950 8.6% 143,475 7.6% 

$60,000 to $69,999 165 7.7% 5,405 7.8% 132,845 7.1% 

$70,000 to $79,999 125 5.8% 4,715 6.8% 122,350 6.5% 

$80,000 to $89,999 100 4.7% 4,300 6.2% 111,350 5.9% 

$90,000 to $99,999 85 4.0% 3,730 5.4% 99,420 5.3% 

$100,000 and over 370 17.2% 17,610 25.6% 607,855 32.3% 

Total Reporting Income 2,145 
 

68,900 
 

1,881,965 
 Median Income $47,795.00 

 
$62,349.00 

 
$69,995.00 

 
Average Income $62,927.00 

 
$77,868.00 

 
$90,354.00 

 
 

The proportions of all household income groups on Gabriola Island earning $39,999 and below have 

declined since 2005, while the highest income households have seen the most significant increase - 

100% in the period between 2005 and 2015. 

 

Table 4.13: Gabriola Household Income Distribution, 2005-2015 

Household Income 2005 % Total 2010 % Total 2015 % Total 2005-2015 % Change 
Under $9,999 220 11.0% 130 6.3% 110 5.1% -110 -50.0% 

$10,000 to $19,999 295 14.8% 235 11.3% 265 12.4% -30 -10.2% 

$20,000 to $29,999 295 14.8% 225 10.8% 255 11.9% -40 -13.6% 

$30,000 to $39,999 270 13.5% 260 12.5% 230 10.7% -40 -14.8% 

$40,000 to $49,999 190 9.5% 205 9.9% 265 12.4% 75 39.5% 

$50,000 to $59,999 125 6.3% 185 8.9% 175 8.2% 50 40.0% 

$60,000 to $79,999 235 11.8% 235 11.3% 290 13.5% 55 23.4% 

$80,000 to $99,999 180 9.0% 215 10.4% 185 8.6% 5 2.8% 

$100,000 and over 185 9.3% 170 8.2% 370 17.2% 185 100% 

Total Reporting 
Income 

1,995 100% 2,075 100% 2,145 100% 150 7.5% 

Median Income $36,703 
 

$48,133 
 

$47,795 
 

$11,092 30.2% 

Average Income $50,176 
 

$61,684 
 

$62,927 
 

$12,751 25.4% 

Household Income Groups and Household Income Disparity 

For ease of comparison with the 2015 SS HNA, this report uses the same income group definitions. 

Table 4.14 provides the income range for each category, as defined in relation to Gabriola Island’s 
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median income of $47,795. Table 4.15 provides a comparison of the proportion of these household 

income groups between Gabriola, the RDN and BC as a whole. 

 

Table 4.14: Gabriola Island Household Income Groups, 2015 (Statistics Canada 2017b) 

Income Groups Definition Income Range Gabriola % Total 
Little to no income under $15,000 under $15,000 215 10.6% 

Low income $15,000 to 50% median $15,000 to $24,999 295 14.6% 

Low to moderate income 50% - 80% median $25,000 to $39,999 350 17.3% 

Moderate 80% - 100% median $40,000 to $49,999 265 13.1% 

Moderate to above moderate 100% - 120% median $50,000 to $59,999 175 8.7% 

Above moderate to high 120% - 150% median $60,000 to $69,999 165 8.2% 

High income 150% median + $70,000 and over 555 27.5% 

All Households $47,795 
 

2,145 100% 

 

Income disparity on Gabriola Island is similar to the disparity found in the RDN and BC, although there 

are a greater proportion of little to no income households on Gabriola Island, at 10%, compared to the 

RDN (6.2%) and BC (6.7%). 

 

Table 4.15: Gabriola Island Household Income Groups, 2015 (Gabriola, RDN, BC) (Statistics Canada 
2017b) 

Total Income 2015 Gabriola % Total RDN % Total BC % Total 
Median Income $47,795 

 
$62,349 

 
$69,995 

 
Little to no income 215 10.0% 4,265 6.2% 126,300 6.7% 

Low income 295 13.8% 9,550 13.9% 307,325 16.3% 

Low to moderate income 350 16.3% 13,360 19.4% 374,505 19.9% 

Moderate 265 12.4% 5,950 8.6% 132,845 7.1% 

Moderate to above moderate 175 8.2% 10,120 14.7% 122,350 6.5% 

Above moderate to high 165 7.7% 4,300 6.2% 210,770 11.2% 

High income 680 31.7% 21,340 31.0% 607,855 32.3% 

Total 2,145 100% 68,885 100% 1,881,950 100% 

4.3 Current Housing Supply 

4.3.1 Existing Housing Stock 

The housing supply on Gabriola Island is largely homogenous, dominated by single-detached dwellings, 

which form 93.4% of the total housing supply. This compares to the RDN proportion of single-detached 

homes at 65.2%, and BC at 44.1%. This lack of diversity in housing stock is a contributor to a lack of 

affordable rental and ownership options for a full range of income groups. 
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Gabriola Island’s 2016 total of 2,135 private dwellings represents a 2.9% increase over the 2,075 

reported in the 2011 Census. 

Structure Type 

Table 4.16: Gabriola Island Housing by Structure Type, 2016 (Statistics Canada 2017b) 

Structure Type Gabriola % Total RDN % Total BC % Total 
Single-detached house 1,995 93.4% 44,910 65.2% 830,660 44.1% 

Apartment 5+ storeys - 0.0% 1,320 1.9% 177,830 9.4% 

Movable dwelling 55 2.6% 2,635 3.8% 49,290 2.6% 

Semi-detached house 35 1.6% 2,985 4.3% 57,395 3.0% 

Row house - 0.0% 2,940 4.3% 147,830 7.9% 

Apartment, duplex 15 0.7% 5,335 7.7% 230,075 12.2% 

Apartment < 5 storeys 30 1.4% 8,640 12.5% 385,140 20.5% 

Other single-attached house 5 0.2% 145 0.2% 3,755 0.2% 

Total Private Dwellings 2,135 100% 68,910 100% 1,881,975 100% 

 

It should be noted that these figures from the census are significantly different from the legally 

recognized numbers of duplexes and semi-detached houses. Gabriola Island Planners have confirmed 

that there are only two legally zoned duplexes based on grandfathering of the date of construction. The 

other semi-detached houses and other attached houses may reflect illegal housing units. 

Housing Indicators and Tenure 

Tables 4.17 and 4.18 show the total number and proportion of households in core housing need for 

renters and owners, respectively. A household is in core housing need if it falls below at least one of the 

three standards of adequacy, suitability or affordability. Adequacy refers to the condition of the home, 

and whether it requires major repairs according to residents. A suitable home is one that has enough 

bedrooms for the size and makeup of the household, and an affordable home is one that costs less than 

30% of before-tax household income. 

(https://www.cmhc-chl.gc.ca/en/hoficlincl/observer/observer_044.cfm). 

 

Table 4.17: Gabriola Island Housing Indicators - Renters (Statistics Canada 2017b) 

Households in Rented Dwellings Gabriola % Total RDN % Total BC % Total 
Adequacy: major repairs needed 35 9.6% 1,425 8.0% 44,120 7.4% 

Suitability: not suitable 15 4.1% 1,105 6.2% 59,485 9.9% 

Affordability: 30% or more of household income is 
spent on shelter costs 

190 52.1% 8,550 47.8% 255,960 42.7% 

Adequacy, suitability or affordability: major repairs 
needed, or not suitable, or 30% or more of 
household income is spent on shelter costs  

210 57.5% 9,900 55.3% 315,465 52.6% 

220

https://www.cmhc-chl.gc.ca/en/hoficlincl/observer/observer_044.cfm


4.0 Gabriola Island Housing Needs 

DILLON CONSULTING LIMITED  50 

Lack of affordable rental housing appears to be a more significant issue on Gabriola Island than in the 

RDN or BC. The 2016 Census data shows that 52.1% of Gabriola Island households that rent are spending 

more than 30.0% of household income on shelter costs. This compares to 47.8% of households in the 

RDN, and 42.7% for BC.  

 

Other indicators are similar or better than in the RDN or BC, with slightly more rental dwellings in need 

of major repairs, but a lower rate of un-suitable housing on Gabriola as compared to the RDN and BC. 

 

Table 4.18: Gabriola Island Housing Indicators - Owners (Statistics Canada 2017b) 

Households in Owned Dwellings Gabriola % Total RDN % Total BC % Total 
Adequacy: major repairs needed 150 8.4% 2,510 4.9% 66,915 5.2% 

Suitability: not suitable 15 0.8% 670 1.3% 37,540 2.9% 

Affordability: 30% or more of household income 
is spent on shelter costs 

355 19.9% 8,070 15.8% 256,250 20.0% 

Adequacy, suitability or affordability: major 
repairs needed, or not suitable, or 30% or more 
of household income is spent on shelter costs 

460 25.8% 10,365 20.4% 332,015 26.0% 

 

Compared to rental households, the rate of households in owned dwellings in core housing need on 

Gabriola Island were universally lower. While 19.9% of owner households on Gabriola Island report 

spending 30% or more of household income on shelter, 52.1% of renter households report spending 

more than 30%. While Gabriola’s core housing need rate is similar to that of the RDN and BC for 

suitability and affordability, the island has a higher rate of dwellings in need of major repairs, at 8.4%, 

compared to 4.9% in the RDN and 5.2% in BC. 

Age of Housing Stock 

Gabriola Island’s housing stock is generally similar in age to that of the RDN and BC; although, there is a 

lesser proportion of homes built in 1960 or before, and a greater proportion of homes built between 

1991 and 2000. Also notable is that the proportion of homes on the island built since 2011 is lower for 

Gabriola (4.7%) than the RDN (6.1%) or BC (7.2%). 

 

Table 4.19: Gabriola Island Dwelling Age (Statistics Canada 2017b) 

Construction Period Gabriola % Total RDN % Total BC % Total 
1960 or before 85 4.0% 7,685 11.2% 267,560 14.2% 

1961 to 1980 615 28.7% 19,585 28.4% 559,485 29.7% 

1981 to 1990 360 16.8% 11,200 16.3% 289,565 15.4% 

1991 to 2000 610 28.5% 14,905 21.6% 331,865 17.6% 

2001 to 2005 155 7.2% 4,995 7.2% 125,335 6.7% 

2006 to 2010 215 10.0% 6,335 9.2% 171,945 9.1% 
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2011 to 2016 100 4.7% 4,195 6.1% 136,210 7.2% 

Total 2,140 100% 68,900 100% 1,881,965 100% 

As noted above, much of the housing constructed in the 1950s and 1960s were cottages for summer 

vacation use only. 

Non-Resident Ownership 

At 71.7%, Gabriola Island’s rate of dwellings occupied by usual residents is lower than that of the RDN 

(94.0%) and BC (91.0%). The percentage of dwellings occupied by the usual residents on Gabriola Island 

has decreased by 1.5% since 2006. 

 

Table 4.20: Gabriola Island Dwellings Occupied by Usual Residents 2006-2016 

Census Year Gabriola % Total RDN % Total BC % Total  

2016 2143 71.7% 68,904 94% 1,881,969 91% 

2011 2075 69.9% 64,463 91.2% 1,764,637 90.7% 

2006 1998 72.8% 59,870 93.6% 1,642,715 91.9% 

% Change 2006-2016  -1.5%  0.0%  -0.7% 

 

4.3.5 Rental Availability and Affordability 

Private Market Listings 

The CMHC does not conduct rental market surveys for Gabriola Island, and there is no formal inventory 

of rental properties conducted on the island. The information provided here is not comprehensive, but 

provides a general ‘snapshot’ of rental availability and cost on Gabriola. A more complete rental market 

survey would provide a more accurate picture of rental availability and cost on the island. The 

information here has been gathered from a variety of sources, including the Gabriola Home Rentals 

Facebook group, Padmapper.com, and the Gabriola Sounder Classifieds. 
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Figure 4.2: What is your monthly rent? 

 
 

A January 2018 search on Padmapper.com shows no long-term rental options for Gabriola Island, while 

12 short-term/vacation (AirBnB) rental options are available. These listings range from $1,251 to $3,276 

per month for a room, and $2,899 to $5,077 per month for a full home. Similarly, the Gabriola Home 

Rentals Facebook group has few homes available for rent, with a much greater number of members 

posting in search of homes to rent than offering.  

 

The online survey asked respondents what their monthly rent was. While this information is far from a 

complete picture of the rental market on Gabriola Island, it paints a picture of a severe lack of affordable 

housing rental options. While many respondents to a survey conducted for this assessment reported 

that their rents were in the affordable ranges (provided in Section 4.4.1), there appears to be an overall 

lack of available units in these price ranges. 

Social Housing 

There is currently no social housing or assisted living on Gabriola Island. The Gabriola Retirement Village 

is a private development that provides cottages for rent or purchase at affordable rates. Gabriola 

Garden Homes is a three storey condominium building originally built by the Lions Club but in the 

absence of a Housing Agreement, it is a free market development geared to seniors. The Gabriola 

Housing Society advocates in support of affordable housing in many forms.  
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4.3.6 Homeowner Options 

Current Listings 

Table 4.21 provides MLS listings as of January 24, 2018 to provide an understanding of housing currently 

available for purchase on Gabriola Island. The table also includes the income required for ownership, 

based on an assumption that no more than 30% of income is used for shelter costs, $200/month in costs 

of ownership, 75% loan, 25 year amortization period, and 4% interest.  

 

There were a total of 17 listings on this date, with an average price of $1,206,747 and median price of 

$525,000. A relatively small number of higher priced homes (above $1,000,000) skew the average 

substantially higher than the median price. While the number of available listings is relatively low, there 

is presently a range of home price categories available on the island. Also of note is the fact that all of 

the homes available for purchase on this date were single family dwellings. 

 

Table 4.21: Gabriola Island MLS Listings, January 2018 

Price Range # Listed Average Cost Income Required 
$0 - $149,999 - 

  
$150,000 - $199,999 - 

  
$200,000 - $299,999 1 $275,000 $51,547 

$300,000 - $399,999 4 $362,975 $65,477 

$400,000 - $499,999 3 $458,633 $80,625 

$500,000 - $599,999 1 $525,000 $91,134 

$600,000 - $699,999 - 
  

$700,000 - $799,999 2 $749,500 $126,684 

$800,000 - $899,999 1 $899,900 $150,500 

$900,000 - $999,999 - 
  

$1,000,000 - $1,499,999 1 $1,100,000 $182,186 

$1,500,000 - $1,999,999 - 
  

$2,000,000 - $2,499,999 - 
  

$2,500,000 - $2,999,999 2 $2,644,000 $426,680 

$3,000,000 - $3,499,999 - 
  

$3,500,000 - $3,999,999 1 $3,600,000 $578,064 

$4,000,000 - $4,499,999 - 
  

$4,500,000 - $4,999,999 1 $4,500,000 $720,580 

$5,000,000 and up - 
  

Total 17 
  

Average $ 
 

$1,206,747.06 $199,090 

Median $ 
 

$525,000.00 $91,134 
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Census Reported Dwelling Values 

Dwelling values are self-reported by owners in census data and may be based on their tax assessed 

value. Table 4.22 illustrates the median value of dwellings on Gabriola Island. The only structure type 

represented in this data is single-detached and single-attached houses, which reflects the predominance 

of single family homes on Gabriola Island. The median total dwelling value Gabriola Island ($375,448) is 

lower than that of the RDN ($390,750) and BC ($500,874).  

 

Table 4.22: Gabriola Island Median Value by Structure Type, 2016 (Census 2016) 

Median Value by Structure Type Gabriola RDN BC 
Single-detached House $375,544 $400,980 $552,543 

Apartment building 5+ storeys $- $348,641 $478,755 

Moveable dwelling $- $85,469 $96,346 

Semi-detached house $- $348,860 $465,907 

Row house $- $254,185 $420,176 

Apartment, duplex $- $399,780 $898,875 

Apartment building, less than 5 storeys $- $230,070 $311,066 

Other single-attached house $300,512 $300,941 $469,666 

Total Private Dwellings $375,448 $390,750 $500,874 

Gabriola $ Difference 
 

-$15,302 -$125,426 

Gabriola % Difference 
 

-4.1% -33.4% 

4.4 Housing Affordability 

4.4.1 Affordability Targets 

Household Type 

Housing affordability is defined in Section 1.1 of this report. Housing is generally considered affordable if 

it meets suitability and adequacy standards, and does not cost more than 30% of total household 

income. Based on these assumptions, Table 4.23 provides affordability for different household groups, 

based on median incomes of each group as provided in the 2016 Census. The percentage of the total 

population for each group is also provided, to indicate the ideal percentage of total available housing 

units available for each household type and income level.  

 

Affordable purchase price was calculated based on an assumed 4% interest rate, 25 year amortization, 

and 75% loan-to-value ratio. To allow comparison with the SS HNA, the homeowner monthly shelter 

costs includes $200 for taxes, insurance and utilities.  
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Based on these assumptions, Table 4.23 provides affordability for different household groups, based on 

median incomes of each group as provided in the 2016 Census. The percentage of the total population 

for each group is also provided, to indicate the ideal percentage of total available housing units available 

for each household type and income level.  

 

Table 4.23: Gabriola Island Household Affordability Targets 

Household Affordability 
Targets 

Gabriola 
% 

Population 
Median 
Income 

Affordable 
Rent 

Affordable 
Purchase 

Couple families with 
children 

230 10.0% $75,520 $1,888 $427,000 

Lone parent families 110 4.8% $34,688 $867 $169,000 

Families without children 980 42.7% $64,981 $1,625 $360,000 

Not in an economic family 970 42.3% $23,536 $588 $99,000 

All Households (2015) 2290 100% $47,795 $1,195 $252,000 

 

Income Groups and Ideal Affordable Housing Supply 

Table 4.24 provides a detailed breakdown of the ideal number of housing units available for each of the 

income groups identified in Table 4.14 above, based on the percentage of the total households each 

group comprises. Affordable rent and purchase prices have been calculated using the same assumptions 

and benchmarks as previously identified in this report. 

 

For example, for the “low to moderate” income group, there would ideally be 355 units available at a 

monthly rent of $813 or lower. As another example, for the “moderate to above moderate” income 

group, there would ideally be 175 housing units at a purchase price of $297,000 or less. This still requires 

that these low and moderate income households would need to provide a down payment in the range 

of $59,400 to $74,250. 

 

As an illustration of how this table can be used, it indicates that 45% of households (all households 

below moderate income of $40,000) need rental housing $938/month or less. As another example, 

11.2% of households can afford a home with a purchase price of $581,000.  

 

Table 4.24: Gabriola Island Ideal Housing Supply - Rental and Purchase Prices 

Income Groups Income Range # 
% 

Households 
Average 
Income 

Affordable 
Rent 

Affordable 
Purchase 

Little to no 
income 

Under $5,000 65 3.0% $5,000 $125 n/a 

$5,000 to $9,999 50 2.3% $7,500 $188 n/a 

$10,000 to $14,999 110 5.1% $12,500 $313 $29,000 
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Income Groups Income Range # 
% 

Households 
Average 
Income 

Affordable 
Rent 

Affordable 
Purchase 

Low income 
$15,000 to $19,999 165 7.7% $17,500 $438 $60,000 

$20,000 to $24,999 145 6.8% $22,500 $563 $92,000 

Low to moderate 
income 

$25,000 to $29,999 145 6.8% $27,500 $688 $124,000 

$30,000 to $34,999 135 6.3% $32,500 $813 $155,000 

$35,000 to $39,999 150 7.0% $37,500 $938 $187,000 

Moderate 
$40,000 to $44,999 155 7.2% $42,500 $1,063 $218,000 

$45,000 to $49,999 105 4.9% $47,500 $1,188 $250,000 

Moderate to 
above moderate 

$50,000 to $59,999 215 10.0% $55,000 $1,375 $297,000 

Above moderate 
to high 

$60,000 to $69,999 150 7.0% $65,000 $1,625 $360,000 

High income 

$70,000 to $79,999 125 5.8% $75,000 $1,875 $424,000 

$80,000 to $89,999 115 5.4% $85,000 $2,125 $487,000 

$90,000 to $99,999 75 3.5% $95,000 $2,375 $550,000 

$100,000 + 240 11.2% $100,000 $2,500 $581,000 

Median Income 
 

2,145 100% $47,795 $1,195 $252,000 

4.5 Community Perspectives 

For a description of methods, please see Section 1.2 - Approach and Methods. 

4.5.1 Stakeholder/Key Informants Interviews 

During the course of this study, both Local Trustees (Heather O’Sullivan and Melanie Mamoser) and the 

Regional RDN Director (Howard Houle) were interviewed individually. In addition, there was a meeting 

with the Gabriola Housing Society representatives and a round table of key stakeholders held to capture 

comments and concerns regarding housing on Gabriola. 

 

The stakeholder meeting included representatives from the Chamber of Commerce, local realtors, 

Sustainable Gabriola, employers and People for a Healthy Community. The group recognized that while 

seniors were a group in need and that this group would continue to grow for the next 20 years, there 

was a significant need for housing for the employees of the island businesses.  

4.5.2 Online Survey 

Islands Trust posted the survey on the website and hard copies were provided at People for a Healthy 

Community for clients to complete on a Food Bank Lunch Social day. There were a total of 404 

responses to the Gabriola Island Housing Needs Assessment survey, representing approximately 10% of 
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the total population. The survey results illustrate the fact that housing is an ongoing topic of interest for 

Gabriola residents. This section provides a summary of input gathered from the community through the 

survey. Full survey results can be found in Appendix B. Of the respondents, 93% were usual residents 

and 77% of the respondents owned their own homes.  

 

A majority of survey respondents stated that they live on Gabriola island full-time. This percentage 

(93%) is higher than the number of dwellings occupied by usual residents (71.7%), as indicated in the 

2016 Census data.  

 

Figure 4.3: Are you a full-time resident or a part-time / seasonal resident? 

 
 

Survey respondents indicated that affordable rental was the top housing gap on Gabriola Island, 

followed by family rental housing and affordable rental housing. This mirrors the findings of the 

quantitative analysis above, which illustrated that a much greater proportion of renters on Gabriola 

Island are in housing that is unaffordable relative to income.  

  

228



4.0 Gabriola Island Housing Needs 

DILLON CONSULTING LIMITED  58 

Figure 4.4: What housing supply gaps currently exist on your island? (check all that apply) 

 
 

When asked what groups are not able to access housing on Gabriola, survey respondents indicated that 

housing is not accessible to young adults and families, although respondents indicated that affordability 

was an issue for many different groups on Gabriola Island. 

  

229



4.0 Gabriola Island Housing Needs 

Islands Trust Northern Region 
HOUSING NEEDS ASSESSMENT  2018  59 

Figure 4.5: What groups are not able to access housing on your island? (check all that apply) 

 
 

Because rental accommodation is so scarce on Gabriola Island, the survey asked where people who 

need affordable housing live on Gabriola Island. The survey results indicated residents in need of 

affordable housing find it by a variety of means. Illegal suites and cottages were high among the 

responses, indicating that the current housing market is not providing sufficient ‘legitimate’ housing 

options. This is reflected in the responses to Question 20 of the survey: Are you aware of people living in 

illegal and inappropriate housing on your island? 74% of respondents said yes to this question. 
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Figure 4.6: Where do the people that need affordable housing currently live on your island? 

 
 

Respondents were asked to select the top three housing challenges faced by people on Gabriola Island. 

Survey respondents felt that the most important housing challenges faced by Gabriola Island were 

unaffordability relative to income, lack of available options and insecure tenure or need for frequent 

moves. This lack of affordability and insecure tenure are reflected by the rental market data above, that 

indicated very few long-term rental homes available on the island. The majority of available rental 

homes appear to be targeted to seasonal or vacation rentals. 
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Figure 4.7: Please select the top three housing challenges faced by your island 

 

4.6 Affordable Housing Gaps 

It appears there are four main groups that are unable to access appropriate, affordable, accessible and 

secure rental housing. These groups are: 

 Low income seniors; 

 Young singles; 

 Families; and 

 Older singles. 

 

Gabriola has a significant vulnerable population. With over 150 people each week being served by the 

Food Bank, many seniors receiving Meals on Wheels, and a number of residents currently on various 

social and welfare programs, it is evident that there are several vulnerable populations on Gabriola 

Island. The anecdotal information in the survey and from the stakeholder meetings identified many 
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people who live in tents, in their vehicles and in substandard housing (garden sheds with an extension 

cord for power with no cooking or bathroom facilities). Quantitative analysis shows 25% of people with 

low or no income.  

 

Gabriola has never conducted a homelessness count but it would be valuable information to have to 

assist with the quantification of the housing needs.  

 

There are approximately 650 seniors that currently live alone. One of the assumptions is that over the 

next 10 years, these people will age to the point where they are unable to live alone and will be in need 

of assisted living. Assuming that half of these seniors remain on Gabriola, over the next 10 years they 

will age and begin to need special housing needs. It is assumed that this would transition for the need of 

32 seniors housing units per year over the next 10 years. With two ‘seniors’ developments (the Lions 

Seniors Facility and the Retirement Cottages) along with services that allow people to age in their own 

homes such as Meals on Wheels and Homecare services, seniors housing, and services on Gabriola 

Island have been partially addressed.  

 

The Bylaw Enforcement Office has indicated that there are currently 17 open files of illegal residences. 

Because Bylaw enforcement is by complaint only, and complaints are approximately 10% of the actual 

illegal activity, it is assumed that there are an additional 170 illegal housing units on the island. Some of 

these people are assumed to have been counted in the census (55 semi-detached houses) while others 

are not captured in the census due to the owners and the tenants avoiding exposure. Many of these 

people are employed on Gabriola Island in the service industry and often have multiple part-time jobs. 

Many jobs on Gabriola are not full-time (so the employer does not have to provide benefits) and so 

people are forced to have multiple part-time jobs to earn a living wage. These people are also vulnerable 

and are often the people that are forced to move several times a year to accommodate the summer or 

seasonal rentals.  

4.7 Conclusion and Recommendations 

Should the population of Gabriola grow in relation to the Region to 5,295 by 2041, it will require an 

increase in residential units of 686 units or 28 units per year, and with 42.6% of these units needing to 

be “affordable”, Gabriola would require 12 affordable housing units per year. This can be accomplished 

by a number of actions: 

 Local not-for-profit organizations can acquire land through donation and apply for funding to 

construct affordable housing; 
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 The Local Trust Committee can strengthen their affordable housing policies and direction in the 

OCP to support various forms of affordable housing; and 

 The Local Trust Committee could consider entering into Housing Agreements with individual 

owners of housing and not-for-profit organizations to ensure affordable housing stays 

affordable in the long-term. 
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 Gambier and Keats Islands Housing 5.0

Needs 
Gambier, Keats and the other islands within the Local Trust Area are accessed by a BC Ferries contracted 

water taxi originating out of Langdale Terminal.  Various private water taxis provide service to points 

around the community nodes closer to Horseshoe Bay and off the Sunshine Coast.  There is no car ferry 

access to any of the islands in this area. In addition, they have very small populations; as such, much of 

the census material is not broken down by island. Gambier and Keats Islands are located within the 

Sunshine Coast Regional District (SCRD). 

5.1 Demographics and Population 

The following information provides a summary of the current population and demographic breakdown 

as well as the projections for the future. Gambier and Keats Islands are within the same DPL; therefore, 

grouped throughout this report.  

5.1.1 Population 2016 

Demographics and Age 

The 2016 Census indicates that the combined population of Gambier and Keats Islands is 240. The 

population is older than the SCRD and the population of BC, with notably higher rates of those between 

55 and 74 years of age. The median age for Gambier and Keats Islands is 61.4 compared to 54.9 for SCRD 

and 43.0 for BC. Table 5.1 and Figure 5.1 illustrate the population of Gambier Island, compared to the 

SCRD and BC.  

 

Table 5.1: Gambier and Keats Islands Age Categories (Statistics Canada 2017c) 

Ages - 2016 Gambier and Keats % Total SCRD % Total BC % Total 
0 to 4 years - 0.0% 525 3.7% 220,625 4.7% 

5 to 14 years - 0.0% 1,215 8.5% 470,760 10.1% 

15 to 19 years 5 2.1% 705 4.9% 258,980 5.6% 

20 to 24 years 5 2.1% 555 3.9% 287,560 6.2% 

25 to 44 years 30 12.5% 2,465 17.2% 1,208,030 26.0% 

45 to 54 years 35 14.6% 1,885 13.1% 676,740 14.6% 

55 to 64 years 65 27.1% 2,810 19.6% 679,020 14.6% 

65 to 74 years 75 31.3% 2,655 18.5% 489,305 10.5% 

75 to 84 years 20 8.3% 1,135 7.9% 250,480 5.4% 
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Over 85 5 2.1% 405 2.8% 109,190 2.3% 

Totals 240 100.0% 14,355 100.0% 4,650,690 100.0% 

Median Age 61.4  54.9  43.0  

Figure 5.1: Gambier and Keats Islands Population Pyramid 

 

Seniors and Retirees 

Table 5.2 provides a more detailed breakdown of the senior population on Gambier and Keats Islands. 

Senior population is defined here as 55 and over. According to the 2016 Census, over 68.8% of Gambier 

and Keats Islands residents are over the age of 55, higher than the SCRD (48.8%) and BC (32.9%).  

 

Further, when compared to the SCRD and BC, Gambier and Keats Islands has more residents aged 60 to 

74 years of age. However, less of the proportion of residents are aged 75 years and above. This could 

indicate that seniors may be ‘aging out’ of the island due to a lack of suitable housing. 

 

Table 5.2: Gambier and Keats Islands Seniors Ages (Statistics Canada 2017c) 

Senior's Ages Gambier and Keats % Total SCRD % Total BC % Total 
55 to 59 years 25 15.2% 1,285 18.3% 354,925 23.2% 

-15.0% -10.0% -5.0% 0.0% 5.0% 10.0%

0 to 4 years

5 to 9 years

10 to 14 years

15 to 19 years

20 to 24 years

25 to 29 years

30 to 34 years

35 to 39 years

40 to 44 years

45 to 49 years

50 to 54 years

55 to 59 years

60 to 64 years

65 to 69 years

70 to 74 years

75 to 79 years

80 to 84 years

85 to 89 years

90 to 94 years

95 to 99 years

100 years and up

Female BC

Male BC

Female

Male

236



5.0 Gambier and Keats Island Housing Needs 

DILLON CONSULTING LIMITED  66 

Senior's Ages Gambier and Keats % Total SCRD % Total BC % Total 
60 to 64 years 40 24.2% 1,525 21.8% 324,095 21.2% 

65 to 69 years 45 27.3% 1,495 21.3% 287,520 18.8% 

70 to 74 years 30 18.2% 1,160 16.6% 201,785 13.2% 

75 to 79 years 10 6.1% 665 9.5% 145,225 9.5% 

80 to 84 years 10 6.1% 470 6.7% 105,255 6.9% 

Over 85 5 3.0% 405 5.8% 109,190 7.1% 

Totals 165 100.0% 7,005 100.0% 1,527,995 100.0% 

% Total Population  68.8%  48.8%  32.9% 

5.1.2 Household Characteristics 

Household Composition 

This report uses statistics for households as they better represent residential dwellings units rather than 

individuals. Gambier and Keats Islands have a much lower proportion of families with children (10.0%) 

than the SCRD (25.3%) and BC (35.5%). In the case of lone parent families, the composition is similar. 

Table 5.3 shows the household composition for Gambier and Keats Islands, compared to SCRD and BC in 

more detail. 

 

Table 5.3: Gambier and Keats Islands Household Composition (Statistics Canada 2017c) 

Household Composition 
Gambier 

and Keats 
% Total SCRD % Total BC % Total 

Families with children 15 10.0% 3,540 25.3% 668,035 35.5% 

Lone parent families 5 3.3% 1,205 8.6% 197,940 10.5% 

Families without children 65 43.3% 5,175 37.0% 527,700 28.0% 

One person households 60 40.0% 4,615 33.0% 541,915 28.8% 

Multiple census family households 5 3.3% 185 1.3% 55620 3.0% 

Two or more person non-census family 
households 

5 3.3% 480 3.4% 88,705 4.7% 

Total Households 150 100% 13,995 100% 1,881,975 100% 

 

Table 5.4 shows the trends in household composition on Gambier and Keats Islands over a five year 

period. There has been an increase of 15 households (11.1%) on Gambier and Keats Islands over this 

period. The total number of one person households and lone parent families has also increased over the 

same period. There has been a 33.3% decrease in the number of “other households” (multi-family and 

two or more person non-census family households) on Gambier and Keats Islands over a five year 

period. This could indicate a reduction of housing affordability to those not defined as census families, 

but living in the same household (roommates), as well as families sharing homes.  
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Table 5.4: Gambier and Keats Islands Household Composition (2011, 2016 Census) 

Household Composition 2011 2016 5 Year Change % Change 
Families with children 15 15 0 0.0% 

Families without children 5 5 0 0.0% 

Lone parent families 55 65 10 18.2% 

One person households 50 60 10 20.0% 

Other households 15 10 -5 -33.3% 

Total Households 135 150 15 11.1% 

Average Household Size 1.8 1.8 0.0 0.0% 

Tenure – Rental and Ownership 

Table 5.5 shows the breakdown of home ownership compared to rental units on Gambier and Keats 

Islands, SCRD, and BC. Only 7.1% of all households are rented on Gambier and Keats Islands, compared 

to 22% in the SCRD and 31.9% in BC. This results in less rental opportunities on Gambier and Keats 

Islands. 

 

Table 5.5: Gambier and Keats Islands Household Tenure (Statistics Canada 2017c) 

Household Tenure Gambier % Total SCRD % Total BC % Total 
Rented 10 7.1% 3,080 22.0% 599,360 31.9% 

Owned 130 92.9% 10,890 78.0% 1,279,020 68.1% 

Total Households 140 100% 13,970 100% 1,878,380 100% 

 

Household tenure data was not available at the census level for 2006 and 2011 on Gambier and Keats 

Islands; therefore, household tenure over time could not be calculated. 

Household Sizes 

Table 5.6 shows household size on Gambier and Keats Islands compared to SCRD and BC. Reflective of 

the household composition, there is a higher proportion of one person (41.4%) and two person (48.3%) 

households on Gambier and Keats Islands when compared to the SCRD (33% and 42.7%) and BC (28.8% 

and 35.3%). 89.7% of residents on Gambier and Keats Islands live in one or two person households. The 

average number of persons per household on Gambier and Keats Islands is 1.7 which is lower than that 

of the SCRD (2.1) and BC (2.4).  

 

Table 5.6: Gambier and Keats Islands Household Sizes (Statistics Canada 2017c) 

Household Size Gambier and Keats % Total SCRD % Total BC % Total 
1 person 60 41.4% 4,615 33.0% 541,910 28.8% 

2 persons 70 48.3% 5,975 42.7% 663,770 35.3% 

3 persons 5 3.4% 1,625 11.6% 277,690 14.8% 

4 persons 5 3.4% 1,225 8.8% 243,125 12.9% 
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Household Size Gambier and Keats % Total SCRD % Total BC % Total 
5 or more persons - 0.0% 555 4.0% 155,470 8.3% 

# Private households 145 97% 13,995 100% 1,881,970 100% 

# Persons in private households 245  29,370  4,560,240  

Average # Persons 1.7  2.1  2.4  

5.2 Income 2015 

The 2016 Census captures the income from the previous year, in this case, 2015. Detailed income 

information for Gambier and Keats Islands is not available. Statistics Canada is not able to provide this 

data due to a small population, as privacy issues may result. Only the median incomes were reported at 

the island level. Table 5.7 shows the median income for Gambier and Keats Islands compared to SCRD 

and BC. The median reported income for Gambier and Keats Islands is lower than SCRD and BC.  

 

Table 5.7: Gambier and Keats Islands Median Income (Statistics Canada 2017c) 

Total Income 2015 Gambier SCRD BC 

Median Income $53,888 $60,279 $69,995 

5.3 Current Housing Supply 

5.3.1 Existing Housing Stock 

Structure Type 

The housing supply on Gambier and Keats Islands is 100% single-detached dwellings. This is higher than 

the SCRD (79.7%) and BC (44.1%). Lack of diversity in housing stock can be a contributor to a lack of 

affordable rental and ownership options for a full range of income groups and family compositions. This 

relationship is shown in Table 5.8.  
 

Table 5.8: Gambier and Keats Islands Housing by Structure Type, 2016 (Statistics Canada 2017c) 

Structure Type Gambier % Total SCRD % Total BC % Total 
Single-detached house 140 100.0% 11,150 79.7% 830,660 44.1% 

Apartment 5+ storeys - 0.0% 100 0.7% 177,830 9.4% 

Movable dwelling - 0.0% 505 3.6% 49,290 2.6% 

Semi-detached house - 0.0% 275 2.0% 57,395 3.0% 

Row house - 0.0% 575 4.1% 147,830 7.9% 

Apartment, duplex - 0.0% 490 3.5% 230,075 12.2% 

Apartment < 5 storeys - 0.0% 880 6.3% 385,140 20.5% 

Other single-attached house - 0.0% 20 0.1% 3,755 0.2% 

Total Private Dwellings 140 100% 13,995 100% 1,881,975 100% 
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Housing Indicators and Tenure 

Statistics Canada data for housing indicators was not available at the DPL geographic level for this 

report. 

Age of Housing Stock 

Table 5.9 shows the period of construction of dwellings on Gambier and Keats Islands, compared to 

SCRD and BC. Interestingly, construction on Gambier and Keats Islands prior to 2000 mirrored BC. 

Gambier and Keats Islands experienced five years of no growth between 2001 and 2005 but since has 

experienced 11.1% growth rates in consecutive census periods.  

 

Table 5.9: Gambier and Keats Islands Dwelling Age (Statistics Canada 2017c) 

Construction Period Gambier % Total SCRD % Total BC % Total 
 1960 or before 20 14.8% 1,360 9.7% 267,560 14.2% 

 1961 to 1980 35 25.9% 3,825 27.3% 559,485 29.7% 

 1981 to 1990 25 18.5% 2,375 17.0% 289,565 15.4% 

 1991 to 2000 25 18.5% 2,985 21.3% 331,865 17.6% 

 2001 to 2005 0 0.0% 1,180 8.4% 125,335 6.7% 

 2006 to 2010 15 11.1% 1,415 10.1% 171,945 9.1% 

 2011 to 2016 15 11.1% 855 6.1% 136,210 7.2% 

Total 135 100% 13,995 100% 1,881,965 100% 

Non Resident Ownership 

Table 5.10 shows the portion of dwellings on Gambier and Keats Islands which are occupied by usual 

residents. Usual place of residence applies to those who own multiple properties. At 13.1%, Gambier 

and Keats Islands rate of dwellings occupied by usual residents is much lower than that of the SCRD 

(80.5%) and BC (91.2%). This indicates that there are a high proportion of vacation properties on 

Gambier and Keats Islands.  

 

Table 5.10: Gambier and Keats Islands Dwellings Occupied by Usual Residents 2011-2016 

Census Year Gambier % Total SCRD % Total BC % Total  

2016 143 13.1% 13,995 80.5% 1,881,969 91% 

2011 133 14.2%   1,764,637 90.7% 

% Change 2011-2016  -1.1%    -0.7% 
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5.3.2 Rental Availability and Affordability 

Private Market Listings 

The CMHC does not conduct rental market surveys for Gambier and Keats Islands, and there is no formal 

inventory of rental properties conducted on the Gambier and Keats Islands. The rental housing market is 

extremely limited for Gambier and Keats Islands. As of January 2018, there were no long-term homes 

available for rent in public listings on Craigslist, Padmapper, or Kijiji. A search on AirBnB found four 

vacation rental properties available.  

 

While this information is far from a complete picture of the rental market on Gambier and Keats Islands, 

it begins to paint a picture of a lack of affordable housing rental options. The survey also discussed 

reported rents; however, there were no responses to the survey from renters on Gambier and Keats 

Islands.  

Social Housing 

There is no social housing or supported housing on either Gambier or Keats Islands.  

5.3.3 Homeowner Options 

Current Listings 

Table 5.11 below provides MLS listings as of January 30, 2018 to provide a snapshot of housing currently 

available for purchase on Gambier and Keats Islands. The table also includes income required for 

ownership, based on an assumption that no more than 30% of income is used for shelter costs, $200/ 

month in costs of ownership, 75% loan over a 25 year amortization period, and 4% interest.  

 

There were a total of six listings available on Gambier and Keats Islands, with an average price of 

$546,500 and a median price of $441,500. While the number of available listings is relatively low, there 

is presently a range of home price categories available on Gambier and Keats Islands. It is noted that all 

homes available for purchase on this date were single family dwellings.  

 

Table 5.11: Gambier and Keats Islands MLS Listings, January 2018 

Price Range # Listed Average Cost Income Required 
$0 - $149,999 -   

$150,000 - $199,999 -   

$200,000 - $299,999 2 $299,000 $55,347 

$300,000 - $399,999 1 $385,000 $68,965 
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Price Range # Listed Average Cost Income Required 
$400,000 - $499,999 1 $498,000 $86,859 

$500,000 - $599,999 -   

$600,000 - $699,999 -   

$700,000 - $799,999 -   

$800,000 - $899,999 2 $899,000 $150,358 

$900,000 - $999,999 -   

$1,000,000 - $1,499,999 -   

$1,500,000 - $1,999,999 -   

$2,000,000 - $2,499,999 -   

$2,500,000 - $2,999,999 -   

$3,000,000 - $3,499,999 -   

$3,500,000 - $3,999,999 -   

$4,000,000 - $4,499,999 -   

$4,500,000 - $4,999,999 -   

$5,000,000 and up -   

Total 6   

Average $  $546,500.00 $94,539 

Median $  $441,500.00 $77,912 

Census Reported Dwelling Values 

Data for median value of dwellings by structure type is not available at the geographic level provide data 

for Gambier and Keats Islands, specifically.  

5.4 Housing Affordability 

Sufficient Statistics Canada data was not available to complete an analysis of housing affordability by 

income range. The required statistics were unavailable because of suppression due to low population 

numbers and confidentiality concerns. 

5.5 Community Perspectives 

For a description of methods, please see Section 1.2 - Approach and Methods. 

5.5.1 Stakeholder/Key Informants Interviews 

No community or stakeholder meeting was held on either Gambier or Keats Islands, but the Local 

Trustee provided information about the islands, housing and employment.  

242



5.0 Gambier and Keats Island Housing Needs 

DILLON CONSULTING LIMITED  72 

5.5.2 Online Survey 

There were a total of 38 responses from Gambier and Keats to the Islands Trust Online Survey. This 

represents just over 10% of the permanent population. No renters responded to the survey; only home 

owners. Of the respondents, 25% were full-time residents of the islands.  

 

Figure 5.1: Are you a full-time or part-time / seasonal resident? 

 
 

The survey asked people what the housing gaps were on Gambier and Keats Islands. The top two 

answers by the respondents were affordable home ownership and universally accessible housing. There 

were some “other” responses which generally stated that the respondent was not aware of any housing 

gaps. Figure 5.2 depicts the identified gaps and response rates.  
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Figure 5.2: What housing supply gaps exist on your island? 

 
 

The survey also asked responded to identify groups that might not be able to access housing on Gambier 

and Keats Islands. Figure 5.3 illustrates the responses. The respondents clearly identified young adults as 

the main group unable to access housing.  
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Figure 5.3: What groups are not able to access housing on your island? 

 
 

The survey asked where people who need affordable housing lived on Gambier and Keats Islands. The 

respondents indicated that rental housing, and trailers or mobile homes were the most likely location 

(Figure 5.4).  

 

Figure 5.4: Where do the people that need affordable housing currently live on your island? 
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Illegal and inappropriate housing is an indicator that residents are unable to find legal, healthy and 

affordable dwellings units. Over half of the respondents were aware of people living in illegal and 

inappropriate housing on Gambier and Keats Islands (Figure 5.5).  

 

Figure 5.5: Are you aware of people living in illegal and inappropriate housing on your island? 

 
 

When asked what the top three housing challenges being faced by Gambier and Keats Islands residents, 

the responses were different from other islands. The top two responses were lack of physical 

accessibility and location relative to transportation. With dependence upon the ferry and connectivity to 

Vancouver and the lower mainland, transportation was a large issue. The third and fourth challenges 

were that housing was unaffordable relative to income and insecure tenure, and need for frequent 

moves. This reflects the seasonal nature of rentals and the short-term vacation rentals taking housing 

out of the market. 
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Figure 5.6: Please select the top three housing challenges faced by your island. 

 

5.6 Affordable Housing Gaps 

5.6.1 Gaps by Income Group 

The online survey identified the primary gap of young adults who cannot access housing on Gambier and 

Keats Islands.  

5.6.2 Vulnerable Populations 

The survey and Local Trustee did not identify significant vulnerable populations. 
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5.7 Conclusion and Recommendations 

Because of the lack of vehicle ferry to the islands, the lack of connecting roads and other amenities (ie 

schools, shops, power) and the very high percentage of vacation property ownership, affordable housing 

is not a high priority in this Local Trust Area at this time. 
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 Hornby Island Housing Needs 6.0
Hornby Island is accessed by two ferries from Buckley Bay (crossing Denman Island) and has one of the 

highest seasonal resident populations of the Northern Region Islands; only 50.7% of dwellings are 

occupied by usual residents. The island has local commercial development including visitor 

accommodation, retail stores, restaurants, wineries and home businesses. There is a community school, 

and a medical clinic. 

 

Thirty-five percent of the households on Hornby Island have an income of less than $24,999. This 

represents a less wealthy population than many of the Gulf Islands. There is limited employment on the 

island, much of it seasonal or part-time. The two ferry routes required to reach Vancouver Island are a 

barrier to commuting and make it costly to access goods and services not available on Hornby Island. 

6.1 Demographics and Population 

6.1.1 Population 2016 

Demographics and Age 

The 2016 Census indicates that the population of Hornby Island is 1,010. As with Gabriola and Denman 

Islands, the population on Hornby Island is generally older than the CVRD and the population of BC, with 

notably higher rates of those between 55 and 74 years than CVRD or BC, at 49.5% in this age group for 

Hornby, 32.6% for CVRD, and 25.1% for BC. The median age for Hornby Island is 61.4, compared to 50.8 

for the CVRD and 43.0 for BC. Table 6.1 illustrates the Hornby Island age characteristics compared to 

CVRD and BC. 

 

Table 6.1: Hornby Island Age Categories, 2016 (Statistics Canada 2017d) 

Ages - 2016 Hornby % Total CVRD % Total BC % Total 
0 to 4 years 30 3.0% 2,800 4.2% 220,625 4.7% 

5 to 14 years 55 5.4% 6,390 9.6% 470,760 10.1% 

15 to 19 years 25 2.5% 3,395 5.1% 258,980 5.6% 

20 to 24 years 25 2.5% 2,840 4.3% 287,560 6.2% 

25 to 44 years 140 13.9% 13,195 19.8% 1,205,385 25.9% 

45 to 54 years 100 9.9% 9,165 13.8% 676,740 14.6% 

55 to 64 years 240 23.8% 11,670 17.5% 679,020 14.6% 

65 to 74 years 260 25.7% 9,995 15.0% 489,305 10.5% 

75 to 84 years 105 10.4% 5,060 7.6% 250,480 5.4% 

Over 85 30 3.0% 2,000 3.0% 109,190 2.3% 
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Ages - 2016 Hornby % Total CVRD % Total BC % Total 
Totals 1,010 100.0% 66,510 100.0% 4,648,045 100.0% 

Median Age 61.4  50.8  43.0  

 

Figure 6.1: Hornby Island Population Pyramid 

 

Seniors and Retirees 

A more detailed breakdown of the population aged 55 and up indicates a current potential need for 

seniors housing that will be exacerbated as these cohorts continue to age. While Hornby Island has 

proportionally fewer residents aged 55 to 59 years compared to the CVRD and BC, it has a higher 

proportion of those in the 60 to 74 year age range.  

 

Although Hornby Island has an overall greater proportion of residents aged 55 and above compared to 

the CVRD and BC, there are proportionally fewer Hornby Island residents aged 85 and above, similar to 

both Denman and Gabriola Islands. As with Denman and Gabriola Islands, this could indicate that 

seniors may be ‘aging out’ of Hornby Island due to a lack of suitable housing, and/or lack of required 
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health care and other services. For example, while Hornby Island’s proportion of residents aged 55 and 

above is 62.9%, compared to CVRD’s 43.2% and BC’s 32.9%, in the over 85 year age group, Hornby Island 

has a 4.7% proportion, compared to 7.0% for CVRD and 7.1% for BC. Table 6.2 shows the comparison of 

seniors’ population in more detail.  

 

Table 6.2: Hornby Island Seniors Ages (Statistics Canada 2017d) 

Seniors Ages Hornby % Total CVRD % Total BC % Total 
55 to 59 years 95 15.0% 5,755 20.0% 354,925 23.2% 

60 to 64 years 145 22.8% 5,915 20.6% 324,095 21.2% 

65 to 69 years 150 23.6% 5,725 19.9% 287,520 18.8% 

70 to 74 years 110 17.3% 4,270 14.9% 201,785 13.2% 

75 to 79 years 60 9.4% 2,925 10.2% 145,225 9.5% 

80 to 84 years 45 7.1% 2,135 7.4% 105,255 6.9% 

Over 85 30 4.7% 2,000 7.0% 109,190 7.1% 

Totals 635 100.0% 28,725 100.0% 1,527,995 100.0% 

% Total Population  62.9%  43.2%  32.9% 

6.1.2 Household Characteristics 

Household Composition 

This report primarily uses census data gathered for household units, rather than individuals, as 

household income and composition give a clearer picture of housing affordability, suitability and needs.  

 

Hornby Island has a much higher proportion of one person households (46.4%) than both the CVRD 

(29.5%) and BC (28.8%). The Hornby Island’s proportion of families without children (32.1%) is higher 

than that of BC (28.0%); although, it is very close to that of the CVRD (35.8%). There are fewer of both 

families with children and lone parent families on the island, compared to both the CVRD and BC. 

 

Table 6.3: Hornby Island Household Composition (Statistics Canada 2017d) 

Household Composition Hornby % Total CVRD % Total BC % Total 
Families with children 90 16.1% 8,710 29.5% 668,035 35.5% 

Lone parent families 35 6.3% 2,835 9.6% 197,940 10.5% 

Families without children 180 32.1% 10,580 35.8% 527,700 28.0% 

One person households 260 46.4% 8,730 29.5% 541,915 28.8% 

Multiple census family households 5 0.9% 375 1.3% 55620 3.0% 

Two or more person non-census family 
households 

25 4.5% 1,170 4.0% 88,705 4.7% 

Total Households 560 100% 29,565 100% 1,881,975 100% 
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Over the last 10 years, there has been a total increase of 10 households on Hornby Island (a 1.8% 

increase). At the same time, average household size has been reduced from 1.9 to 1.8, a reduction of 

5.3%. The greatest 10 year increase in household groups has been in one person households, which 

have increased by 26.8%, as well as families with children, which have increased by 20.0%. There was 

also a 50% increase in ‘other households’, but the relative number is small (10 additional households), 

and this could be due, in part, to changes in census categories that fall under this grouping (e.g., 

multiple census family households were not included in the 2011 census data).  

 

Table 6.4: Hornby Island Household Composition (2006, 2011, 2016 Census) 

Household 
Composition 

2006 2011 2016 5 Year Change % Change 10 Year Change % Change 

Families with children 75 90 90 0 0.0% 15 20.0% 

Families without 
children 

40 30 35 5 16.7% -5 -12.5% 

Lone parent families 210 165 180 15 9.1% -30 -14.3% 

One person households 205 220 260 40 18.2% 55 26.8% 

Other households 20 40 30 -10 -25.0% 10 50.0% 

Total Households 550 515 560 45 8.7% 10 1.8% 

Average Household Size 1.9 1.9 1.8 -0.1 -5.3% -0.1 -5.3% 

Tenure - Rental and Ownership 

Hornby Island has a 19.7% proportion of renters (80.3% owners), which is a lower proportion of renters 

than found in the CVRD and BC. Hornby Island’s proportion compares to a 23.6%/76.4% renter owner 

split for the CVRD and a split of 31.9%/68.1% for BC.  

 

It should be noted that the 2011 data used in Tables 6.5 to 6.7 are taken from the 2011 National 

Household Survey, which had a non-return rate of approximately 55% for Hornby Island.  

 

Table 6.5: Hornby Island Household Tenure (Statistics Canada 2017d) 

Household Tenure Hornby % Total CVRD % Total BC % Total 
Rented 115 19.7% 6,980 23.6% 599,360 31.9% 

Owned 470 80.3% 22,595 76.4% 1,279,020 68.1% 

Total Households 585 100% 29,575 100% 1,878,380 100% 
 

Table 6.6: Hornby Island Household Tenure (Rental/Ownership) 2006-2016 (Statistics Canada 2006, 
2012d, 2017d) 

Household Tenure 2006 % Total 2011 % Total 2016 % Total 
Rented 100 18.2% 105 20.8% 115 19.7% 

Owned 450 81.8% 400 79.2% 470 80.3% 

Total Households 550 100% 505 100% 585 100% 
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Table 6.7: Hornby Island Changes in Household Tenure (Rental/Ownership) 2006-2016 (Statistics 
Canada 2006, 2012d, 2017d) 

Changes in 
Tenure 

Hornby 2006-
2011 

% 
Total 

Hornby 2011-
2016 

% 
Total 

Hornby 2006-
2016 

% 
Total 

Rented 5 1% 10 2.0% 15 2.6% 

Owned -50 -9% 70 13.9% 20 3.4% 

Total Households -45 -8.2% 80 15.8% 35 6.0% 

Household Sizes 

Nearly half of Hornby Island’s households (46.4%) are one person households, compared to 29.5% for 

the CVRD and 28.8% for BC. The proportion of two person households on the Island (39.3%) is lower 

than that of the CVRD (42.5%), but higher than BC as a whole (35.3%). The average household size for 

Hornby Island is 1.8, compared to 2.2 for the CVRD and 2.4 for BC. 

 

Table 6.8: Hornby Island Household Sizes (Statistics Canada 2017d) 

Household Size Hornby % Total CVRD % Total BC % Total 
1 person 260 46.4% 8,730 29.5% 541,910 28.8% 

2 persons 220 39.3% 12,560 42.5% 663,770 35.3% 

3 persons 45 8.0% 3,825 12.9% 277,690 14.8% 

4 persons 25 4.5% 2,975 10.1% 243,125 12.9% 

5 or more persons 10 1.8% 1,485 5.0% 155,470 8.3% 

# Private households 560 100% 29,570 100% 1,881,970 100% 

# Persons in private households 990  65,350  4,560,240  

Average # Persons 1.8  2.2  2.4  

6.2 Income 2015 

6.2.1 Taxable Income Distribution 

The 2016 Census provides information on the incomes of respondents for the previous year (2015). 

Average tax-filer income on Hornby Island is $47,006, which is 61.3% of the CVRD average income 

($76,711) and 52% of BC’s ($90,354). The median income for Hornby Island is also lower, at $35,328, 

which is 55.7% of the CVRD median income, and 50.5% of BC.  

 

Table 6.9: Hornby Island Total Taxable Income (Statistics Canada 2017d) 

Total Income 2015 Hornby % Total CVRD % Total BC % Total 
Without income 15 1.6% 1,710 3.0% 142,970 3.7% 

Under $10,000 (including loss) 125 14.0% 6,860 12.6% 573,315 15.4% 

$10,000 to $19,999 235 26.4% 9,990 18.3% 653,915 17.5% 
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Total Income 2015 Hornby % Total CVRD % Total BC % Total 
$20,000 to $29,999 175 19.7% 8,420 15.5% 503,290 13.5% 

$30,000 to $39,999 130 14.6% 7,185 13.2% 424,330 11.4% 

$40,000 to $49,999 80 9.0% 5,820 10.7% 366,220 9.8% 

$50,000 to $59,999 35 3.9% 4,330 7.9% 286,310 7.7% 

$60,000 to $69,999 40 4.5% 3,360 6.2% 222,975 6.0% 

$70,000 to $79,999 15 1.7% 2,510 4.6% 171,625 4.6% 

$80,000 to $89,999 5 0.6% 1,745 3.2% 134,090 3.6% 

$90,000 to $99,999 5 0.6% 1,150 2.1% 96,825 2.6% 

$100,000 and over 35 3.9% 3,090 5.7% 294,475 7.9% 

Total Reporting Income 890 100% 54,475 100% 3,727,360 100% 

Median Income $35,328.00  $63,397.00  $69,995.00  

Average Income $47,006.00  $76,711.00  $90,354.00  

6.2.2 Household Income 

Household income is used as an indicator of housing affordability, as it includes every person in a 

dwelling who may be contributing to paying for the housing costs. Hornby Island has a lower median 

household income in all economic family compositions than both the CVRD and BC as a whole. For 

couple families with children on Hornby Island, the median income is $67,840, which compares to 

$103,797 for the CVRD and $111,736 for BC. Lone parent families on Hornby Island had a median 

income of $32,192, while the CVRD figure is $44,587 and BC is $51,056.  

 

Table 6.10: Hornby Island Median Household Income, 2015 (Statistics Canada 2017d) 

Economic Family Composition Hornby % Total CVRD % Total BC % Total 
Couple families with children $67,840 9.9% $103,797 19.1% $111,736 24.4% 

Lone parent families $32,192 5.8% $44,587 8.6% $51,056 9.0% 

Families without children $62,848 30.6% $74,775 33.3% $80,788 26.3% 

Not in an economic family $21,786 52.9% $30,084 39.1% $31,255 40.2% 

All Households $35,328 100% $63,397 100% $69,995 100% 

Household Income Distribution 

Household income distribution can be used to determine approximate numbers of affordable housing 

options for different income groups. While the median income of Hornby Island is $35,328, there is also 

a significant proportion (11.6%) of high income households, with $100,000 in income and higher.  
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Table 6.11: Household Income Distribution, 2015 (Statistics Canada 2017d) 

Total Income 2015 Hornby % Total CVRD %Total BC % Total 
Under $5,000 25 4.5% 370 1.3% 43,415 2.3% 

$5,000 to $9,999 25 4.5% 355 1.2% 27,140 1.4% 

$10,000 to $14,999 35 6.3% 890 3.0% 55,745 3.0% 

$15,000 to $19,999 55 9.8% 1,260 4.3% 77,565 4.1% 

$20,000 to $24,999 55 9.8% 1,360 4.6% 78,695 4.2% 

$25,000 to $29,999 40 7.1% 1,325 4.5% 72,985 3.9% 

$30,000 to $34,999 50 8.9% 1,435 4.9% 78,080 4.1% 

$35,000 to $39,999 40 7.1% 1,560 5.3% 78,395 4.2% 

$40,000 to $44,999 25 4.5% 1,325 4.5% 76,775 4.1% 

$45,000 to $49,999 15 2.7% 1,395 4.7% 75,860 4.0% 

$50,000 to $59,999 35 6.3% 2,625 8.9% 143,475 7.6% 

$60,000 to $69,999 35 6.3% 2,480 8.4% 132,845 7.1% 

$70,000 to $79,999 25 4.5% 2,195 7.4% 122,350 6.5% 

$80,000 to $89,999 15 2.7% 1,985 6.7% 111,350 5.9% 

$90,000 to $99,999 20 3.6% 1,555 5.3% 99,420 5.3% 

$100,000 and over 65 11.6% 7,450 25.2% 607,855 32.3% 

Total Reporting Income 560 100.0% 29,575 100.0% 1,881,965 100.0% 

Median Income $35,328.00  $63,397.00  $69,995.00  

Average Income $47,006.00  $76,711.00  $90,354.00  

 

Overall, there appears to be a general shift to higher household incomes on Hornby Island, which could 

be an indication that housing is becoming less affordable for those in middle and lower household 

income categories. There has been a combined decrease of 1.2% in the income categories $30,000 and 

below over the 2005 to 2015 period (approximately median income and lower), while there has been a 

subsequent increase of 214.8% in the combined categories $30,000 and above. 

 

The greatest decline in household income groups on Hornby Island in the 2005 to 2015 period has been 

in the $40,000 to $49,999 group, which has declined by 55.6%. Households in the $10,000 to $19,999 

range also declined by 37.9%. The greatest increase in the same time period has been in the $100,000 

group, which has increased by 85.7%.  

 

Table 6.12: Hornby Island Household Income Distribution, 2005-2015 

Household Income 2005 % Total 2010 % Total 2015 % Total 2005-2015 % Change 
Under $9,999 40 7.3% - 0.0% 50 8.9% 10 25.0% 

$10,000 to $19,999 145 26.4% 50 9.9% 90 16.1% -55 -37.9% 

$20,000 to $29,999 85 15.5% 30 6.0% 95 17.0% 10 11.8% 

$30,000 to $39,999 50 9.1% 65 12.9% 90 16.1% 40 80.0% 

$40,000 to $49,999 90 16.4% 25 5.0% 40 7.1% -50 -55.6% 

$50,000 to $59,999 45 8.2% 60 11.9% 35 6.3% -10 -22.2% 

255



6.0 Hornby Island Housing Needs 

Islands Trust Northern Region 
HOUSING NEEDS ASSESSMENT  2018  85 

Household Income 2005 % Total 2010 % Total 2015 % Total 2005-2015 % Change 
$60,000 to $79,999 40 7.3% 115 22.8% 60 10.7% 20 50.0% 

$80,000 to $99,999 20 3.6% - 0.0% 35 6.3% 15 75.0% 

$100,000 and over 35 6.4% - 0.0% 65 11.6% 30 85.7% 

Total Reporting 
Income 

550 100.0% 504 100.0% 560 100.0% 10 1.8% 

Median Income $32,209  $48,329  $35,328  $3,119 9.7% 

Average Income $42,385  $58,778  $47,006  $4,621 10.9% 

Household Income Groups and Household Income Disparity 

For ease of comparison with the 2015 SS HNA, this report uses the same income group definitions.  

Table 6.13 provides the income range for each category, as defined in relation to Hornby Island’s 

median income of $35,328. Table 6.14 provides a comparison of the proportion of these household 

income groups between Hornby Island, the CVRD and BC as a whole. 
 

Table 6.13: Hornby Island Household Income Groups, 2015 (Statistics Canada 2017d) 

Income Groups Definition Income Range Hornby % Total 
Little to no income under $15,000 under $15,000 85 15.2% 

Low income $15,000 to 50% median $15,000 to $19,999 55 9.8% 

Low to moderate income 50% - 80% median $20,000 to $29,999 95 17.0% 

Moderate 80% - 100% median $30,000 to $34,999 50 8.9% 

Moderate to above moderate 100% - 120% median $35,000 to $44,999 65 11.6% 

Above moderate to high 120% - 150% median $45,000 to $49,999 15 2.7% 

High income 150% median + $50,000 and over 195 34.8% 

All Households $35,328  560 100% 

 

Hornby Island has a similar proportion of those in the high income category (34.8%) to BC (32.3%); 

although, it has a higher proportion than the CVRD (25.2%). Hornby Island also has a higher proportion 

of households earning under $15,000, at 15.2%, than both the CVRD (5.5%) and BC (6.7%). 
 

Table 6.14: Hornby Island Household Income Groups, 2015 (Hornby, CVRD, BC) (Statistics Canada 
2017d) 

Total Income 2015 Hornby % Total CVRD % Total BC % Total 
Median Income $35,328  $63,397  $69,995  

Little to no income 85 15.2% 1,615 5.5% 126,300 6.7% 

Low income 55 9.8% 3,945 13.3% 307,325 16.3% 

Low to moderate income 95 17.0% 5,715 19.3% 374,505 19.9% 

Moderate 50 8.9% 2,625 8.9% 132,845 7.1% 

Moderate to above moderate 65 11.6% 4,675 15.8% 122,350 6.5% 

Above moderate to high 15 2.7% 3,540 12.0% 210,770 11.2% 

High income 195 34.8% 7,450 25.2% 607,855 32.3% 

Total 560 100% 29,565 100% 1,881,950 100% 
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6.3 Current Housing Supply 

6.3.1 Existing Housing Stock 

Structure Type 

As with other islands in the Northern Region, the housing supply on Hornby Island is largely 

homogenous and dominated by single-detached dwellings, which form 91.0% of the total housing 

supply. This compares to the CVRD proportion of single-detached homes at 68.4% and BC at 44.1%. This 

lack of diversity in housing stock may contribute to a lack of affordable rental and ownership options for 

a full range of income groups. However, Hornby Island has a comparatively greater proportion of 

moveable dwellings than other islands in the Northern Region at 6.3%. 

 

Table 6.15: Hornby Island Housing by Structure Type, 2016 (Statistics Canada 2017d) 

Structure Type Hornby % Total CVRD % Total BC % Total 
Single-detached house 505 91.0% 20,230 68.4% 830,660 44.1% 

Apartment 5+ storeys - 0.0% 45 0.2% 177,830 9.4% 

Movable dwelling 35 6.3% 1,255 4.2% 49,290 2.6% 

Semi-detached house 10 1.8% 2,575 8.7% 57,395 3.0% 

Row house - 0.0% 1,540 5.2% 147,830 7.9% 

Apartment, duplex 5 0.9% 710 2.4% 230,075 12.2% 

Apartment < 5 storeys - 0.0% 3,185 10.8% 385,140 20.5% 

Other single-attached house - 0.0% 35 0.1% 3,755 0.2% 

Total Private Dwellings 555 100% 29,575 100% 1,881,975 100% 

Housing Indicators and Tenure 

Data for housing indicators was not available at the DPL geographic level for this report. 

Age of Housing Stock 

Hornby Island’s housing stock generally follows the same pattern of construction periods as the CVRD 

and BC; although, there is a greater proportion of homes built in the 1981 to 1990 period (26.3%) than 

the CVRD (16.6%) and BC (15.4%). There are also fewer homes built before 1960 than the CVRD or BC.  
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Table 6.16: Hornby Island Dwelling Age (Statistics Canada 2017d) 

Construction Period Hornby % Total CVRD % Total BC % Total 
1960 or before 25 4.2% 3660 12.4% 267560 14.2% 

1961 to 1980 200 33.9% 8070 27.3% 559485 29.7% 

1981 to 1990 155 26.3% 4900 16.6% 289565 15.4% 

1991 to 2000 80 13.6% 6330 21.4% 331865 17.6% 

2001 to 2005 45 7.6% 2030 6.9% 125335 6.7% 

2006 to 2010 45 7.6% 2915 9.9% 171945 9.1% 

2011 to 2016 40 6.8% 1660 5.6% 136210 7.2% 

Total 590 100% 29,565 100% 1,881,965 100% 

Non-Resident Ownership 

Hornby Island’s proportion of dwellings occupied by usual residents is significantly lower than both the 

CVRD and BC. There has been a decrease of 6.2% resident homeowners since 2011. 

 

Table 6.17: Hornby Island Dwellings Occupied by Usual Residents 2011-2016 

Census Year Hornby % Total CVRD % Total BC % Total  

2016 560 50.7% 29,573 92.2% 1,881,969 91% 

2011 504 56.9%   1,764,637 90.7% 

% Change 2011-2016  -6.2%  
 

 -0.7% 

 

6.3.2 Rental Availability and Affordability 

Private Market Listings 

The CMHC does not conduct rental market surveys for 

Hornby Island and there is no formal inventory of rental 

properties conducted on Hornby Island. The rental housing 

market is extremely limited on Hornby Island. As of January 

2018, there were some short-term rentals available for rent 

in public listings on Craigslist, Padmapper and Kijiji. A search 

on AirBnB found three vacation rental properties available. 

While this information is far from a complete picture of the 

rental market on Hornby Island, it paints a picture of a lack 

of affordable housing rental options. Anecdotal evidence 

and survey results for this assessment confirm this limited 

market for rental housing. While many respondents to a 

Figure 6.2: What is your monthly rent? 
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survey conducted for this assessment reported that their rents were in the affordable ranges provided in 

Section 6.4.1, there appears to be an overall lack of available units in these price ranges.  

Social Housing 

Hornby Island Elder Housing Society operates 11 rental units for seniors’ housing and has a 

waiting list of over 30 people. Islanders’ Secure Land Association is working on a development 

of 20-30 affordable rental units and has received expressions of interest from over 40 people. 

6.3.3 Homeowner Options 

Current Listings 

Table 6.18 provides MLS listings as of January 30, 2018 to provide an understanding of housing currently 

available for purchase on Hornby Island. The table also includes the income required for ownership, 

based on an assumption that no more than 30% of income is used for shelter costs, $200/month in costs 

of ownership, 75% loan, 25 year amortization period and 4% interest.  

 

There were a total of six listings on this date, with an average price of $601,500 and median price of 

$514,000. While the number of available listings is relatively low, there is presently a range of home 

price categories available on the island. All homes available for purchase on this date were single family 

dwellings. 

 

Table 6.18: Hornby Island MLS Listings, January 2018 

Price Range # Listed Average Cost Income Required 
$0 - $149,999 -  $8,000 

$150,000 - $199,999 -  $8,000 

$200,000 - $299,999 1 $269,000 $50,596 

$300,000 - $399,999 1 $344,000 $62,473 

$400,000 - $499,999 1 $449,000 $79,100 

$500,000 - $599,999 1 $579,000 $99,685 

$600,000 - $699,999 -  $8,000 

$700,000 - $799,999 1 $769,000 $129,772 

$800,000 - $899,999 -  $8,000 

$900,000 - $999,999 -  $8,000 

$1,000,000 - $1,499,999 1 $1,199,000 $197,863 

$1,500,000 - $1,999,999 -  $8,000 

$2,000,000 - $2,499,999 -  $8,000 

$2,500,000 - $2,999,999 -  $8,000 

$3,000,000 - $3,499,999 -  $8,000 

$3,500,000 - $3,999,999 -  $8,000 
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Price Range # Listed Average Cost Income Required 
$4,000,000 - $4,499,999 -  $8,000 

$4,500,000 - $4,999,999 -  $8,000 

$5,000,000 and up -  $8,000 

Total 6   

Average $  $601,500.00 $103,248 

Median $  $514,000.00 $89,392 

Census Reported Dwelling Values 

Data for median value of dwellings by structure type is not available at the geographic level and so data 

for Hornby Island specifically is not available.  

6.4 Housing Affordability 

6.4.1 Affordability Targets 

Housing affordability is defined in Section 1.1 of this report. Housing is generally considered affordable if 

it meets suitability and adequacy standards, and does not cost more than 30% of total household 

income. 

 

Based on these assumptions, Table 6.19 provides affordability targets for different household groups, 

based on median incomes of each group as provided in the 2016 Census. The percentage of the total 

population for each group is also provided, to indicate the ideal percentage of total available housing 

units available for each household type and income level.  

 

Affordable purchase price was calculated based on an assumed 4% interest rate, 25 year amortization, 

and 75% loan-to-value ratio. To allow comparison with the SS HNA, the homeowner monthly shelter 

costs includes $200 for taxes, insurance and utilities.  

Household Type 

Table 6.19: Hornby Island Household Affordability Targets 

Household Affordability 
Targets 

% Population Median Income Affordable Rent Affordable Purchase 

Couple families with children 9.9% $67,840 $1,696 $378,000 

Lone parent families 5.8% $32,192 $805 $153,000 

Families without children 30.6% $62,848 $1,571 $347,000 

Not in an economic family 52.9% $21,786 $545 $88,000 

All Households (2015) 99% $35,328 $883 $173,000 
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Income Groups and Ideal Affordable Housing Supply 

Table 6.20 provides a detailed breakdown of the ideal number of housing units available for each of the 

income groups identified in Table 6.14 above, based on the percentage of the total households each 

group comprises. Affordable rent and purchase prices have been calculated using the same assumptions 

and benchmarks as previously identified in this report. 

 

As an illustration of how this table can be used, it indicates that 45.6% of households (all households 

below moderate income of $30,000) need rental housing $688/month or less. As another example, 8.8% 

of households ($100,000 annual household income and above) can afford a home with a purchase price 

of $581,000. 

 

Table 6.20: Hornby Island Ideal Housing Supply - Rental and Purchase Prices 

Income Groups Income Range # 
% 

Households 
Average 
Income 

Affordable 
Rent 

Affordable 
Purchase 

Little to no income 

Under $5,000 25 4.4% $5,000 $125 n/a 

$5,000 to $9,999 25 4.4% $7,500 $188 n/a 

$10,000 to $14,999 35 6.1% $12,500 $313 $29,000 

Low income $15,000 to $19,999 55 9.6% $17,500 $438 $60,000 

Low to moderate 
income 

$20,000 to $24,999 60 10.5% $22,500 $563 $92,000 

$25,000 to $29,999 60 10.5% $27,500 $688 $124,000 

Moderate income $30,000 to $34,999 50 8.8% $32,500 $813 $155,000 

Moderate to above 
moderate 

$35,000 to $39,999 30 5.3% $37,500 $938 $187,000 

$40,000 to $44,999 20 3.5% $42,500 $1,063 $218,000 

Above moderate to 
high 

$45,000 to $49,999 25 4.4% $47,500 $1,188 $250,000 

High income 

$50,000 to $59,999 45 7.9% $55,000 $1,375 $297,000 

$60,000 to $69,999 35 6.1% $65,000 $1,625 $360,000 

$70,000 to $79,999 15 2.6% $75,000 $1,875 $424,000 

$80,000 to $89,999 25 4.4% $85,000 $2,125 $487,000 

$90,000 to $99,999 15 2.6% $95,000 $2,375 $550,000 

$100,000 + 50 8.8% $100,000 $2,500 $581,000 

Median Income 
 

570 100% $35,328 $883 $173,000 

6.5 Community Perspectives 

For a description of methods, please see Section 1.2 - Approach and Methods. 

261



6.0 Hornby Island Housing Needs 

Islands Trust Northern Region 
HOUSING NEEDS ASSESSMENT  2018  91 

6.5.1 Stakeholder/Key Informants Interviews 

On November 10, 2017, a stakeholder meeting was held on Hornby Island with members of the Hornby 

Island Elder Housing Board, the Local Trustee, the Housing Committee, the Arts Committee and a 

realtor.  The discussion identified the need for more affordable secure rental accommodation and more 

family housing.  

6.5.2 Online Survey 

A total of 37 responses were received from the Hornby Island residents to the Islands Trust Housing 

Needs Survey. This was the lowest response rate by island for the survey. This represents 3.8% of the 

population of Hornby Island. Of the 37 responses, 78.4% of respondents indicated that they were full-

time residents on Hornby Island and 21.6% of respondents are part-time residents (Figure 6.3).  

 

Figure 6.3: Do you live on the island part-time or full-time? 

 
 

Over 86% of respondents indicated that they own their homes. Of the 14% of renters (five survey 

responses) the median rent paid on Hornby is $667 per month. Twenty percent of the population 

reporting in the survey indicated that they pay less than $400 per month. This may reflect the fact that 

seniors in Hornby Elder Housing may receive subsidies, and other people are living in illegal and/or 

inappropriate housing. 
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The survey also asked respondents about what the housing gaps may be present on Hornby Island. The 

top three responses were affordable rental, affordable home ownership and family rental housing. This 

indicates that respondents feel affordability, both ownership and rental, is a problem on Hornby Island. 

 

Figure 6.4: What housing supply gaps exist on your island? 

 
 

Respondents were asked to identify which demographic groups may not be able to access housing on 

Hornby Island. Over 90% of respondents indicated that families and young adults were the top two 

groups that might not be able to access housing on Hornby Island. Other responses included low-income 

earners.  
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Figure 6.5: What groups are not able to access housing on your island? 

 
 

In both survey questions (Figure 6.4 and Figure 6.5), seniors were ranked lower. This could be the result 

of a perception that there are already adequate seniors housing in Hornby Island. Diving into this 

deeper, the survey asked respondents if they were aware of any programs to assist seniors living on 

Hornby Island. Over 70% of respondents indicated that they were aware of programs to assist seniors. 

The majority of respondents indicated that the Home Assist, Home Support and Better at Home 

programs helped seniors on Hornby Island.  
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Figure 6.6: Are you aware of programs to assist seniors? 

 
Respondents were asked to identify where people who need affordable housing live on Hornby Island 

(Figure 6.7). Over 80% of respondents indicated that those in need of affordable housing live in trailers 

or mobile homes, and illegal cottages. Illegal suites represented 45% of the responses, but it is not clear 

if this indicates that there are fewer illegal suites on Hornby Island. Also, when asked if there was 

enough affordable housing available on Hornby Island, overwhelmingly, respondents indicated that 

there was not enough. 

 

Figure 6.7: Where do the people that need affordable housing currently live on your island? 
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Finally, the survey asked people to select the top three housing challenges faced by their Island. The 

Hornby Island responses identified the following three challenges: 

1. Unaffordable relative to income – particularly since there is a large percentage of households 

that earn under $25,000 per year. 

2. Uncertain tenure forcing people to move seasonally – often forcing people to share 

accommodation in the summer months and/or live in tents and campgrounds. 

3. Lack of housing options – while Hornby Island has seniors housing, there are no options for 

other secure rental options. 

 

Figure 6.8: Please select the top three housing challenges faced by your island. 
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6.6 Affordable Housing Gaps 

It appears from the online survey and the census data that the gaps in housing are for the young adults, 

families and employees. This reflects the lack of affordable, secure, rental accommodation. There has 

not been a homelessness count on Hornby Island, but 41% of the population have no income or are in 

the low/moderate income levels. 

6.7 Conclusion and Recommendations 

Based on the population projections, there could be a need for potentially 158 residential units in the 

next 25 years. Based on the 2016 Census, 41% of the total population falls within the no, low and low-

moderate income levels. The 2008 Housing Needs Assessment on Hornby and Denman Island identified 

a total housing need of 97 units for renters and seniors. Based on the population growth projected for 

158 units and 41% need for affordable rental, Hornby Island now requires between 65 and 97 affordable 

housing units. This would require between three and four affordable rental housing units to be 

constructed each year.  
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 Lasqueti Island Housing Needs 7.0
Due to the small total population of Lasqueti Island, there are many statistics that are not tabulated or 

are not considered reliable for Lasqueti Island. We are not aware of what the median age is because 

they do not record the data by age category. The important data was gathered from the local Trustee 

and the stakeholder meeting. The community is supportive and the island does appear to attract young 

families. The community spirit on Lasqueti Island is strong as demonstrated by the fundraising and 

construction of a medical clinic. They have one not-for-profit seniors’ cottage with plans for more. 

Lasqueti Island is part of the Powell River Regional District (PRRD).  

7.1 Demographics and Population 

The population of Lasqueti Island is 399; the population has decreased 6.3% from the previous census 

period. Table 7.1 illustrates the population changes over time. Note that detailed population 

information is not available for Lasqueti Island through Statistics Canada as it is too unreliable to be 

published.  

 

Table 7.1: Lasqueti Island Population (2006 to 2016) (Statistics Canada 2006, 2012e, 2017e) 

Census Year Lasqueti 
2016 399 

2011 426 

2006 359 

7.2 Current Housing Supply 

7.2.1 Non-Resident Ownership 

Table 7.2 shows the portion of dwellings on Lasqueti Island which is occupied by usual residents. Usual 

place of residence applies to those who own multiple properties. At 59.0%, Lasqueti Island’s rate of 

dwellings occupied by usual residents is lower than that of the PRRD (82.6%) and BC (91.2%). The 

percentage of dwellings occupied by usual residents on Lasqueti Island has decreased by 25.5% since 

2011.  
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Table 7.2: Lasqueti Island Dwellings Occupied by Usual Residents 2011-2016 (Statistics Canada 2012e, 
2017e) 

Census Year Lasqueti % Total PRRD % Total BC % Total  

2016 560 50.7% 9,412 92.2% 1,881,969 91% 

2011 504 56.9%   1,764,637 90.7% 

% Change 2011-2016  -6.2%  
 

 -0.7% 

 

7.2.2 Rental Availability and Affordability 

The CMHC does not conduct rental market surveys for Lasqueti Island, and there is no formal inventory 

of rental properties conducted on Lasqueti Island. The rental housing market is extremely limited on 

Lasqueti Island. As of January 2018, there were no rental properties available for rent in public listings 

on Craigslist, Padmapper or Kijiji. A search on AirBnB found three vacation rental properties available. 

While this information is far from a complete picture of the rental market on Lasqueti Island, it paints a 

picture of a lack of affordable rental housing options. Anecdotal evidence and survey results from this 

assessment confirm this limited market for rental housing.  

7.2.3 Social Housing 

There are currently no social housing programs on Lasqueti Island. However, there is currently one 

supported single detached cottage currently inhabited by a senior. Lasqueti Island has plans for 

additional cottages should funding be made available. 

7.2.4 Homeowner Options 

Table 7.3 provides MLS listings as of January 30, 2018 to provide a snapshot of housing currently 

available for purchase on Lasqueti Island. The table also includes income required for ownership, which 

is based on multiple assumptions including: no more than 30% of income is used for shelter costs, $200/ 

month in costs of ownership, 75% loan over a 25 year amortization period, and 4% interest.  

 

There were a total of seven listings available on Lasqueti Island, with an average price of $841,285 and a 

median price of $649,900. While the number of listings is relatively low, there is presently a range of 

home price categories available on Lasqueti Island. It is also important to note that the average listing 

prices are inflated due to two homes listed at over $1,000,000.  
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Table 7.3: Lasqueti Island MLS Listings, January 2018 

Price Range # Listed Average Cost Income Required 
$0 - $149,999 -   

$150,000 - $199,999 -   

$200,000 - $299,999 -   

$300,000 - $399,999 1 $369,000 $66,432 

$400,000 - $499,999 1 $459,000 $80,683 

$500,000 - $599,999 1 $599,000 $102,852 

$600,000 - $699,999 2 $662,000 $112,828 

$700,000 - $799,999 -   

$800,000 - $899,999 -   

$900,000 - $999,999 -   

$1,000,000 - $1,499,999 1 $1,139,000 $188,362 

$1,500,000 - $1,999,999 1 $1,999,000 $324,544 

$2,000,000 - $2,499,999 -   

$2,500,000 - $2,999,999 -   

$3,000,000 - $3,499,999 -   

$3,500,000 - $3,999,999 -   

$4,000,000 - $4,499,999 -   

$4,500,000 - $4,999,999 -   

$5,000,000 and up -   

Total 7   

Average $  $841,285.71 $141,218 

Median $  $649,900.00 $110,912 

7.3 Community Perspectives 

For a description of methods, please see Section 1.2 - Approach and Methods. 

7.3.1 Stakeholder/Key Informants Interviews 

A stakeholder meeting was held on Lasqueti Island in addition to an extensive interview with Timothy 

Peterson, Local Trustee.  

 

Lasqueti Island is not serviced by BC ferries but through a private passenger ferry from French Creek. It 

was noted during the meetings that Lasqueti Island is the only island that has employee housing for the 

ferry workers. Years ago, the company purchased a house at the ferry terminal and it has been used as a 

shared accommodation for ferry workers for years.  

 

The stakeholders indicated that young families who want a rustic rural lifestyle are attracted to Lasqueti 

Island. They want to farm and raise their children in a natural environment. However, housing is 
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expensive and not available. They try and rent or look at cooperative situations or share 

accommodations, but that is not what they want to do.  

 

Lasqueti Island has the smallest number of older people. This could be related to the fact that elderly 

people chose to leave the island, with limited resources as they age.  

7.3.2 Online Survey 

The online survey received 64 responses, almost 20% of Lasqueti Island population. Almost 83% of the 

responses were from full-time residents and 17.2% from part-time residents. Of the 64 respondents, 

86% owned their home and 14% rented.  

 

The survey asked respondents to identify existing gaps in the housing supply on Lasqueti Island. Both 

affordable rental housing and affordable home ownership were the top housing supply gaps identified 

by respondents. Other responses identified a need for more entry level housing and rental housing.  

 

Figure 7.1: What housing supply gaps exist on your island?  
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Respondents were asked to identify which groups of people might not be able to access housing on 

Lasqueti Island. Over 75% of respondents indicated that young adults might not be able to access 

housing. Second to young adults, it was also identified that families might not be able to access housing 

on Lasqueti Island. Other responses included low income earners and young families.  

 

Figure 7.2: What groups are not able to access housing on your island? 

 
 

The survey also asked respondents to identify where people who need affordable housing tend to live 

on Lasqueti Island. Illegal cottages, rental housing and shared housing were identified as places where 

people in need of affordable housing live. Figure 7.3 highlights the responses per housing solution on 

Lasqueti Island.  
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Figure 7.3: Where do the people that need affordable housing currently live on your island? 

 
 

Sixty-four percent of the respondents acknowledged knowing people who were living in illegal 

accommodations. During the stakeholder meeting, the participants identified a number of people who 

were currently looking for housing and were living in tents or “couch surfing” until they could find 

something more permanent. 

 

Recognizing the lack of rental accommodation and the number of people who are currently living in 

illegal accommodations, when asked what the top three housing challenges facing Lasqueti Island, the 

respondents identified lack of available housing options, unaffordable relative to income and insecure 

tenure (and the need to move frequently). Figure 7.4 shows the response breakdown.  
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Figure 7.4: Please select the top three housing challenges faced by your island. 

 

7.4 Affordable Housing Gaps 

Based on the stakeholder meeting and the online survey, it appears that the housing gaps on Lasqueti 

Island are secure, appropriate rental accommodation for young adults and families. The three main 

challenges for housing are affordability, secure rental and accessibility.  
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7.5 Conclusion and Recommendations 

Because the census data is not reliable, this study must depend on the anecdotal and qualitative 

evidence. It appears that there is a need for more affordable housing. With currently one affordable unit 

constructed, the community would like to develop more affordable housing. The estimate of affordable 

housing units required is between four and six for seniors. The other area of housing in demand is larger 

lots for family and small farm operations. There are limited parcels of land (and limited agricultural land) 

on the island. Some form of cooperative housing would facilitate young families to live and work on 

Lasqueti Island. 
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 Thetis Island Housing Needs 8.0
Thetis Island is accessed by ferry from Chemainus. With a permanent population of 400, Thetis Island is 

serviced by a marina, pubs and restaurants, and three Christian camps. The camps provide some staff 

accommodation. Employment is seasonal.  

8.1 Demographics and Population 

The following information provides a summary of the current population and demographic breakdown 

as well as the projections for the future.  

8.1.1 Population 2016 

Demographics and Age 

The 2016 Census indicates that the population of Thetis Island is 400. The population is generally older 

than the Cowichan Valley Regional District (CVRD) and the population of BC. The demographic cohort of 

65 to 74 years for Thetis Island makes up 31.3% of the total population. This is significantly higher than 

the CVRD (14.7%) and BC (10.5%). The median age for Thetis Island is 62.9, compared to 49.9 for CVRD 

and 43.0 for BC. Table 8.1 and Figure 8.1 illustrate the demographic comparison in more detail. 

 

Table 8.1: Thetis Island Age Categories, 2016 (Statistics Canada 2017f) 

Ages - 2016 Thetis % Total CVRD % Total BC % Total 
0 to 4 years 10 2.5% 1,900 4.6% 220,625 4.7% 

5 to 14 years 20 5.0% 4,390 10.7% 470,760 10.1% 

15 to 19 years 15 3.8% 2,275 5.5% 258,980 5.6% 

20 to 24 years 10 2.5% 1,855 4.5% 287,560 6.2% 

25 to 44 years 50 12.5% 8,050 19.6% 1,213,865 26.1% 

45 to 54 years 45 11.3% 5,620 13.7% 676,740 14.5% 

55 to 64 years 90 22.5% 7,110 17.3% 679,020 14.6% 

65 to 74 years 125 31.3% 6,045 14.7% 489,305 10.5% 

75 to 84 years 30 7.5% 2,835 6.9% 250,480 5.4% 

Over 85 5 1.3% 940 2.3% 109,190 2.3% 

Totals 400 100.0% 41,020 100.0% 4,656,525 100.0% 

Median Age 62.9  49.9  43.0  
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Figure 8.1: Thetis Island Population Pyramid (Statistics Canada 2017f) 

 

Seniors and Retirees 

Table 8.2 provides a more detailed breakdown of the senior population, defined here as 55 and over. 

According to the 2016 Census, over 62.5% of Thetis Island residents are over the age of 55, compared to 

41% for the CVRD and 33% for BC.  

 

Compared to the CVRD and BC, Thetis Island has more residents aged 60 to 74 years. However, 55 to 60 

and 75 and above, Thetis Island have fewer residents. This could indicate that seniors may be ‘aging out’ 

of the island due to a lack of suitable housing. 

 

Table 8.2: Thetis Island Seniors Ages (Statistics Canada 2017f) 

Senior's Ages Thetis % Total CVRD % Total BC % Total 
55 to 59 years 35 14.0% 3,505 20.7% 354,925 23.2% 

60 to 64 years 55 22.0% 3,605 21.3% 324,095 21.2% 

65 to 69 years 85 34.0% 3,650 21.6% 287,520 18.8% 

70 to 74 years 40 16.0% 2,395 14.1% 201,785 13.2% 
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Senior's Ages Thetis % Total CVRD % Total BC % Total 
75 to 79 years 15 6.0% 1,685 10.0% 145,225 9.5% 

80 to 84 years 15 6.0% 1,150 6.8% 105,255 6.9% 

Over 85 5 2.0% 940 5.6% 109,190 7.1% 

Totals 250 100.0% 16,930 100.0% 1,527,995 100.0% 

% Total Population  62.5%  41.3%  32.8% 

8.1.2 Household Characteristics 

Household Composition 

This report uses statistics for households as they better represent residential dwelling units rather than 

individuals. Thetis Island has a much lower proportion of families with children (14.3%) than the CVRD 

(31.4%) and BC (35.5%). In the case of lone parent families, the comparison is similar. Table 8.3 shows 

the household composition in more detail. 

 

Table 8.3: Thetis Island Household Composition (Statistics Canada 2017f) 

Household Composition Thetis % Total CVRD % Total BC % Total 
Families with children 25 14.3% 11,060 31.4% 668,035 35.5% 

Lone parent families 10 5.7% 3,820 10.8% 197,940 10.5% 

Families without children 90 51.4% 12,730 36.1% 527,700 28.0% 

One person households 55 31.4% 9,560 27.1% 541,915 28.8% 

Multiple census family households 0 0.0% 725 2.1% 55620 3.0% 

Two or more person non-census family 
households 

5 2.9% 1,200 3.4% 88,705 4.7% 

Total Households 175 100% 35,275 100% 1,881,975 100% 

 

Table 8.4 shows the trends in household composition on Thetis Island. There has been a 10 year 

increase of families with children. Additionally, since the 2006 Census, there has been a 20% increase in 

lone parent families on the Thetis Island.  

 

Over the last 10 years, there has only been an increase of five households on Thetis Island. Over the 

same timeframe, the average household size has also remained relatively stable.  

 

Finally, there has been a significant decrease (50%) in the number of “other households” (multi-family 

and two or more person non-census family households) on Thetis Island over a 10 year period. This 

could indicate a reduction of housing affordability to those not defined as census families, but living in 

the same household (roommates), as well as families sharing homes.  

  

278



8.0 Thetis Island Housing Needs 

DILLON CONSULTING LIMITED  108 

Table 8.4: Thetis Island Household Composition (2006, 2011, 2016 Census) 

Household 
Composition 

2006 2011 2016 5 Year Change % Change 10 Year Change % Change 

Families with children 10 25 25 0 0.0% 15 150.0% 

Families without 
children 

10 5 10 5 100.0% 0 0.0% 

Lone parent families 75 70 90 20 28.6% 15 20.0% 

One person households 65 55 55 0 0.0% -10 -15.4% 

Other households 10 20 5 -15 -75.0% -5 -50.0% 

Total Households 170 170 175 5 2.9% 5 2.9% 

Average Household Size 2.0 1.9 2.0 0.1 5.3% 0.0 0.0% 

Tenure – Rental and Ownership 

Table 8.5 shows the breakdown of home ownership compared to rental units on Thetis Island, CVRD and 

BC. The percentage of households that are rented on Thetis Island (13.5%) is lower than the CVRD 

(22.3%) and BC (31.9%), resulting in less opportunities for rental units on Thetis Island.  

 

Table 8.5: Thetis Island Household Tenure (Statistics Canada 2017f) 

Household Tenure Thetis % Total CVRD % Total BC % Total 
Rented 25 13.5% 7,805 22.3% 599,360 31.9% 

Owned 160 86.5% 27,250 77.7% 1,279,020 68.1% 

Total Households 185 100% 35,055 100% 1,878,380 100% 

 

Over a 10 year period, the proportion of rented homes on Thetis Island has grown from 6.1% of the 

household stock rented to 13.5% in 2016. Over the same period, the number of owned households has 

decreased from 93.9% to 86.5%. There was no household tenure information available from the 2011 

National Household Survey.  

 
Table 8.6: Thetis Island Household Tenure (Rental/Ownership) 2006-2016 (Statistics Canada 2006, 
2012f, 2017f) 

Household Tenure 2006 % total 2011 % total 2016 % total 
Rented 10 6.1% - - 25 13.5% 

Owned 155 93.9% - - 160 86.5% 

Total Households 165 100% - - 185 100% 

Household Sizes 

Reflective of the household composition on Thetis Island, there is a higher proportion of one person 

(30.6%) and two person households (52.8%) than the CVRD (27.1% and 42.1%) and BC (28.8% and 

279



8.0 Thetis Island Housing Needs 

Islands Trust Northern Region 
HOUSING NEEDS ASSESSMENT  2018  109 

35.3%). 83.4% of residents on Thetis Island live in one or two person households. The average number 

of persons per household on Thetis Island (2.0) is lower than that of CVRD (2.3) and BC (2.4).  

Table 8.7: Thetis Island Household Sizes (Statistics Canada 2017f) 

Household Size Thetis % Total CVRD % Total BC % Total 
1 person 55 30.6% 9,555 27.1% 541,910 28.8% 

2 persons 95 52.8% 14,850 42.1% 663,770 35.3% 

3 persons 15 8.3% 4,705 13.3% 277,690 14.8% 

4 persons 15 8.3% 3,935 11.2% 243,125 12.9% 

5 or more persons 5 2.8% 2,220 6.3% 155,470 8.3% 

# Private households 180 100% 35,270 100% 1,881,970 100% 

# Persons in private households 355  81,880  4,560,240  

Average # Persons 2.0  2.3  2.4  

8.2 Income 2015 

8.2.1 Taxable Income Distribution- Individuals 

The 2016 Census provides information on the incomes of respondents for the previous year (2015). 

Table 8.8 depicts the total reported income for Thetis Island, CVRD and BC in 2016. Average tax-filer 

income on Thetis Island is $61,201, which is 29.7% lower than CVRD and 47.6% lower than BC. The 

median income for Thetis Island is $57,216 which is also lower than the median for CVRD (13.9%) and BC 

(22.3%).  

 

Table 8.8: Thetis Island Total Taxable Income (Statistics Canada 2017f) 

Total Income 2015 Thetis % Total CVRD % Total BC % Total 
Without income 10 3.0% 2,495 3.6% 142,970 3.7% 

Under $10,000 (including loss) 50 15.4% 9,675 14.4% 573,315 15.4% 

$10,000 to $19,999 70 21.5% 12,090 18.0% 653,915 17.5% 

$20,000 to $29,999 50 15.4% 9,980 14.9% 503,290 13.5% 

$30,000 to $39,999 40 12.3% 8,305 12.4% 424,330 11.4% 

$40,000 to $49,999 40 12.3% 6,810 10.1% 366,220 9.8% 

$50,000 to $59,999 20 6.2% 5,075 7.6% 286,310 7.7% 

$60,000 to $69,999 10 3.1% 4,025 6.0% 222,975 6.0% 

$70,000 to $79,999 10 3.1% 3,035 4.5% 171,625 4.6% 

$80,000 to $89,999 10 3.1% 2,320 3.5% 134,090 3.6% 

$90,000 to $99,999 - 0.0% 1,680 2.5% 96,825 2.6% 

$100,000 and over 15 4.6% 4,120 6.1% 294,475 7.9% 

Total Reporting Income 325 100% 67,125 100% 3,727,360 100% 

Median Income $57,216.00  $65,191.00  $69,995.00  

Average Income $61,201.00  $79,411.00  $90,354.00  
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8.2.2 Household Income 

Household income is used as an indicator of housing affordability, as it includes every person in a 

dwelling who may be contributing to paying for the housing costs. Table 8.9 shows the median 

household income for Thetis Island. The island has a lower household income than both CVRD and BC in 

all economic family compositions. The disparity between median household incomes on Thetis Island 

with those in the CVRD and BC is most pronounced for couple families with children. Smaller disparities 

exist for families without children and those not in an economic family.  

 

Table 8.9: Thetis Island Median Household Income, 2015 (Statistics Canada 2017f) 

Economic Family Composition Thetis % Total CVRD % Total BC % Total 
Couple families with children $66,304 12.5% $105,679 20.3% $111,736 24.4% 

Lone parent families - 5.0% $45,605 9.6% $51,056 9.0% 

Families without children $72,704 47.5% $75,945 33.5% $80,788 26.3% 

Not in an economic family $22,208 37.5% $29,393 36.7% $31,255 40.2% 

All Households $57,216 100% $65,191 100% $69,995 100% 

Household Income Distribution 

Household income distribution can be used to determine an approximate number of housing options for 

different income groups. While the median income of Thetis Island is $57,216, over 20% of households 

report over $100,000 in income. Compared to the CVRD and BC, Thetis Island has a lower median 

income. CVRD reports a median income of $65,191 and BC $69,995.  

 

Table 8.10: Thetis Island Household Income Distribution, 2015 (Statistics Canada 2017f) 

Total Income 2015 Thetis % Total CVRD % Total BC % Total 
Under $5,000 5 2.9% 530 1.5% 43,415 2.3% 

$5,000 to $9,999 5 2.9% 460 1.3% 27,140 1.4% 

$10,000 to $14,999 5 2.9% 1,035 2.9% 55,745 3.0% 

$15,000 to $19,999 10 5.7% 1,525 4.3% 77,565 4.1% 

$20,000 to $24,999 15 8.6% 1,705 4.8% 78,695 4.2% 

$25,000 to $29,999 5 2.9% 1,500 4.3% 72,985 3.9% 

$30,000 to $34,999 5 2.9% 1,635 4.6% 78,080 4.1% 

$35,000 to $39,999 10 5.7% 1,660 4.7% 78,395 4.2% 

$40,000 to $44,999 10 5.7% 1,645 4.7% 76,775 4.1% 

$45,000 to $49,999 10 5.7% 1,575 4.5% 75,860 4.0% 

$50,000 to $59,999 20 11.4% 2,945 8.3% 143,475 7.6% 

$60,000 to $69,999 15 8.6% 2,725 7.7% 132,845 7.1% 

$70,000 to $79,999 15 8.6% 2,500 7.1% 122,350 6.5% 

$80,000 to $89,999 15 8.6% 2,205 6.3% 111,350 5.9% 

$90,000 to $99,999 5 2.9% 1,850 5.2% 99,420 5.3% 
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Total Income 2015 Thetis % Total CVRD % Total BC % Total 
$100,000 and over 35 20.0% 9,790 27.8% 607,855 32.3% 

Total Reporting Income 175 105.7% 35,270 100.0% 1,881,965 100.0% 

Median Income $57,216.00  $65,191.00  $69,995.00  

Average Income $61,201.00  $79,411.00  $90,354.00  

 

Table 8.11 highlights household income distribution from 2005 to 2015. Over the 10 year period, the 

proportion of households reporting less than $39,999 has declined, which the income group $20,000 to 

$29,999 remaining constant. Reported incomes of $40,000 and higher have increased over 10 years by 

50% to 100%. This indicates that the household income on Thetis Island has risen over the 10 year 

period. Note that no income information was available from the 2011 National Household Survey for 

Thetis Island.  

 

Table 8.11: Thetis Household Income Distribution, 2005-2015 (Statistics Canada 2006, 2012f, 2017f) 

Household Income 2005 % Total 2015 % Total 2005-2015 % Change 
Under $9,999 15 8.8% 10 5.7% -5 -33.3% 

$10,000 to $19,999 25 14.7% 15 8.6% -10 -40.0% 

$20,000 to $29,999 20 11.8% 20 11.4% 0 0.0% 

$30,000 to $39,999 35 20.6% 15 8.6% -20 -57.1% 

$40,000 to $49,999 10 5.9% 20 11.4% 10 100.0% 

$50,000 to $59,999 10 5.9% 20 11.4% 10 100.0% 

$60,000 to $79,999 20 11.8% 30 17.1% 10 50.0% 

$80,000 to $99,999 10 5.9% 20 11.4% 10 100.0% 

$100,000 and over 20 11.8% 35 20.0% 15 75.0% 

Total Reporting Income 170 100.0% 175 100.0% 5 2.9% 

Median Income $37,055  $57,216  $20,161 54.4% 

Average Income $49,063  $61,201  $12,138 24.7% 

Household Income Groups and Household Income Disparity 

As previously mentioned, for ease of comparison with the 2015 SS HNA, this report is using the same 

income group definitions. Table 8.12 provides the income range for each category, as defined in relation 

to the median income for Thetis Island ($57,216). Table 8.13 provides a comparison of the proportion of 

these household income groups between Thetis Island, CVRD and BC as a whole.  

 

Table 8.12: Thetis Island Household Income Groups, 2015 (Statistics Canada 2017f) 

Income Groups Definition Income Range Thetis % Total 
Little to no income under $15,000 under $15,000 15 8.1% 

Low income $15,000 to 50% median $15,000 to $29,999 30 16.2% 

Low to moderate income 50% - 80% median $30,000 to $44,999 25 13.5% 

Moderate 80% - 100% median $45,000 to $59,999 30 16.2% 
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Income Groups Definition Income Range Thetis % Total 
Moderate to above moderate 100% - 120% median $60,000 to $69,999 15 8.1% 

Above moderate to high 120% - 150% median $70,000 to $89,999 30 16.2% 

High income 150% median + $90,000 and over 40 21.6% 

All Households $57,216  185 100% 

 

Income disparity on Thetis Island is similar to that found in the CVRD and across BC as a whole, although 

there are a greater proportion of little to no income households and a smaller percentage of high 

income household income groups on Thetis Island compared to CVRD and BC.  

 

Table 8.13: Thetis Island Household Income Groups, 2015 (Thetis, CVRD, BC) (Statistics Canada 2017f) 

Total Income 2015 Thetis % Total CVRD % Total BC % Total 
Median Income $57,216 

 
$65,191 

 
$69,995 

 
Little to no income 15 8.1% 2,025 5.7% 126,300 6.7% 

Low income 30 16.2% 4,730 13.4% 307,325 16.3% 

Low to moderate income 25 13.5% 6,515 18.5% 374,505 19.9% 

Moderate 30 16.2% 5,670 16.1% 132,845 7.1% 

Moderate to above moderate 15 8.1% 2,500 7.1% 122,350 6.5% 

Above moderate to high 30 16.2% 4,055 11.5% 210,770 11.2% 

High income 40 21.6% 9,790 27.7% 607,855 32.3% 

Total 185 100% 35,285 100% 1,881,950 100% 

8.3 Current Housing Supply 

8.3.1 Existing Housing Stock 

Structure Type 

The housing supply on Thetis Island is predominately single-detached dwellings, which form 94.3% 

percent of the total housing supply. This is higher than the CVRD (73.4%) and BC (44.1%). Lack of 

diversity in housing stock can be a contributor to a lack of affordable rental and ownership options for a 

full range of income groups and family compositions. This relationship is shown in Table 8.14.  

 

Table 8.14: Thetis Island Housing by Structure Type, 2016 (Statistics Canada 2017f) 

Structure Type Thetis % Total CVRD % Total BC % Total 
Single-detached house 165 94.3% 25,905 73.4% 830,660 44.1% 

Apartment 5+ storeys - 0.0% - 0.0% 177,830 9.4% 

Movable dwelling 10 5.7% 1,840 5.2% 49,290 2.6% 

Semi-detached house - 0.0% 1,400 4.0% 57,395 3.0% 

Row house - 0.0% 1,535 4.4% 147,830 7.9% 
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Structure Type Thetis % Total CVRD % Total BC % Total 
Apartment, duplex - 0.0% 1,175 3.3% 230,075 12.2% 

Apartment < 5 storeys - 0.0% 3,275 9.3% 385,140 20.5% 

Other single-attached house - 0.0% 140 0.4% 3,755 0.2% 

Total Private Dwellings 175 100% 35,270 100% 1,881,975 100% 

Age of Housing Stock 

Table 8.15 shows the construction period of dwellings on Thetis Island, compared to CVRD and BC. In 

general Thetis has fewer dwellings that were constructed prior to 1960 when compared to the CVRD 

and BC. Similar to other islands in the Islands Trust, Thetis Island experienced increased construction 

from 1991 to 2000. Construction rates have remained slightly higher on Thetis Island compared to CVRD 

and BC.  

 

Table 8.15: Thetis Island Dwelling Age, 2016 (Statistics Canada 2017f) 

Construction Period Thetis % Total CVRD % Total BC % Total 
 1960 or before 15 7.7% 6,050 17.2% 267,560 14.2% 

 1961 to 1980 45 23.1% 10,025 28.4% 559,485 29.7% 

 1981 to 1990 20 10.3% 5,090 14.4% 289,565 15.4% 

 1991 to 2000 70 35.9% 7,030 19.9% 331,865 17.6% 

 2001 to 2005 15 7.7% 1,950 5.5% 125,335 6.7% 

 2006 to 2010 20 10.3% 3,195 9.1% 171,945 9.1% 

 2011 to 2016 10 5.1% 1,925 5.5% 136,210 7.2% 

Total 195 100% 35,265 100% 1,881,965 100% 

Non-Resident Ownership 

Table 8.16 shows the portion of dwellings on Thetis Island which are occupied by usual residents. Usual 

place of residence applies to those who own multiple properties. At 46.4%, Thetis Island’s rate of 

dwellings occupied by usual residents is much lower than that of the CVRD (93.0%) and BC (91.2%). 

However, the percentage of dwellings occupied by usual residents on Thetis Island has increased by 

5.7% since 2011.  

 

Table 8.16: Thetis Island Dwellings Occupied by Usual Residents 2011-2016 (Statistics Canada 2012f, 
2017f) 

Census Year Thetis % Total CVRD % Total BC % Total  

2016 178 46.4% 35,272 93% 1,881,969 91% 

2011 166 40.7%   1,764,637 90.7% 

% Change 2011-2016  -1.1%    -0.7% 
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8.3.2 Rental Availability and Affordability 

Private Market Listings 

The CMHC does not conduct rental market surveys for Thetis 

Island, and there is no formal inventory of rental properties 

conducted on Thetis Island. The rental housing market is 

extremely limited on Thetis Island. As of January 2018, there 

were no rentals available for rent in public listings on Craigslist, 

Padmapper, Kijiji or AirBnB. While this information is far from a 

complete picture of the rental market on Thetis Island, it paints 

a picture of a lack of affordable rental housing options. 

Anecdotal evidence and survey results for this assessment 

confirm this limited market for rental housing. The majority of 

respondents indicated that they pay between $400 and $750 

for rent on Thetis Island.  

Social Housing 

There is currently no social or supported housing on Thetis Island. 

8.3.3 Homeowner Options 

Current Listings 

Table 8.17 provides MLS listings as of January 30, 2018 to provide a snapshot of housing currently 

available for purchase on Thetis Island. The table also includes income required for ownership, based on 

an assumption that no more than 30% of income is used for shelter costs, $200/ month in costs of 

ownership, 75% loan over a 25 year amortization period, and 4% interest.  

 

There were a total of seven listings available on Thetis Island, with an average price of $736,957 and a 

median price $649,900. While the number of available listings is relatively low, there is presently a range 

of home price categories available on Thetis Island. However, all homes available for purchase on this 

date were single family dwellings.  

  

Figure 8.2: What is your monthly rent? 
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Table 8.17: Thetis Island MLS Listings, January 2018 

Price Range # Listed Average Cost Income Required 
$0 - $149,999 -   

$150,000 - $199,999 -   

$200,000 - $299,999 -   

$300,000 - $399,999 1 $349,000 $63,265 

$400,000 - $499,999 1 $420,000 $74,507 

$500,000 - $599,999 -   

$600,000 - $699,999 2 $638,400 $109,091 

$700,000 - $799,999 -   

$800,000 - $899,999 -   

$900,000 - $999,999 2 $986,950 $164,285 

$1,000,000 - $1,499,999 1 $1,139,000 $188,362 

$1,500,000 - $1,999,999 -   

$2,000,000 - $2,499,999 -   

$2,500,000 - $2,999,999 -   

$3,000,000 - $3,499,999 -   

$3,500,000 - $3,999,999 -   

$4,000,000 - $4,499,999 -   

$4,500,000 - $4,999,999 -   

$5,000,000 and up -   

Total 7   

Average $  $736,957.14 $124,698 

Median $  $649,900.00 $110,912 

8.4 Housing Affordability 

8.4.1 Affordability Targets 

Housing affordability is defined in Section 1.1 of this report. Housing is generally considered affordable if 

it meets suitability and adequacy standards, and does not cost more than 30% of total household 

income.  

 

Based on these assumptions, Table 8.18 provides affordability for different household groups, based on 

median incomes of each group as provided in the 2016 Census. The percentage of the total population 

for each group is also provided, to indicate the ideal percentage of total available housing units available 

for each household type and income level.  
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To allow comparison with the SS HNA affordable purchase price was calculated based on an assumed 4% 

interest rate, 25 year amortization, and 75% loan-to-value ratio. The homeowner monthly shelter costs 

are also included at $200 for taxes, insurance and utilities.  

Household Type 

Table 8.18: Thetis Island Household Affordability Targets 

Household Affordability 
Targets 

% Population Median Income Affordable Rent Affordable Purchase 

Couple families with children 12.5% $66,304 $1,658 $369,000 

Lone parent families 5.0% $- $- $(51,000) 

Families without children 47.5% $72,704 $1,818 $409,000 

Not in an economic family 37.5% $22,208 $555 $90,000 

All Households (2015) 100% $57,216 $1,430 $311,000 

Income Groups and Ideal Affordable Housing Supply 

Table 8.19 provides a detailed breakdown of the number of housing units available for each of the 

income groups previously identified in Table 8.12, based on the percentage of the total households 

within each group. Affordable rent and purchase prices have been calculated using the same 

assumptions and benchmarks previously used in this report.  

 

It is also important to note that welfare clients received $375 for monthly rent.  

 

As an illustration of how this table can be used, it indicates that 34.2% of households (all households 

below moderate income of $40,000) need rental housing $938/month or less. Similarly, 13.2% of 

households can afford a home with a purchase price of $581,000. However, home ownership is not 

feasible for everyone even if the house itself seems to be affordable. The new mortgage regulations 

require a down payment of 20% to 25% with a risk assessment of the interest rate to ensure the buyer 

can afford an interest rate 2% higher than their approved rate. Service industry employees working 

minimum wage or even more would find it very difficult to save the down payment while renting.  

 

Table 8.19: Thetis Island Ideal Housing Supply - Rental and Purchase Prices (Statistics Canada 2017f) 

Income Groups Income Range # 
% 

Households 
Average 
Income 

Affordable 
Rent 

Affordable 
Purchase 

Little to no income 

Under $5,000 5 2.6% $5,000 $125 n/a 

$5,000 to $9,999 - 0.0% $7,500 $188 n/a 

$10,000 to $14,999 5 2.6% $12,500 $313 $29,000 

Low income 
$15,000 to $19,999 10 5.3% $17,500 $438 $60,000 

$20,000 to $24,999 15 7.9% $22,500 $563 $92,000 
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Income Groups Income Range # 
% 

Households 
Average 
Income 

Affordable 
Rent 

Affordable 
Purchase 

Low to moderate 
income 

$25,000 to $29,999 5 2.6% $27,500 $688 $124,000 

$30,000 to $34,999 15 7.9% $32,500 $813 $155,000 

$35,000 to $39,999 10 5.3% $37,500 $938 $187,000 

Moderate 
$40,000 to $44,999 10 5.3% $42,500 $1,063 $218,000 

$45,000 to $49,999 15 7.9% $47,500 $1,188 $250,000 

Moderate to above 
moderate 

$50,000 to $59,999 25 13.2% $55,000 $1,375 $297,000 

Above moderate to 
high 

$60,000 to $69,999 15 7.9% $65,000 $1,625 $360,000 

High income 

$70,000 to $79,999 15 7.9% $75,000 $1,875 $424,000 

$80,000 to $89,999 10 5.3% $85,000 $2,125 $487,000 

$90,000 to $99,999 10 5.3% $95,000 $2,375 $550,000 

$100,000 + 25 13.2% $100,000 $2,500 $581,000 

Median Income 
 

190 100% $57,216 $1,430 $311,000 

8.5 Community Perspectives 

For a description of methods, please see Section 1.2 - Approach and Methods. 

8.5.1 Stakeholder/Key Informants Interviews 

On November 24, 2017, a stakeholder meeting was held with 15 representatives from the community. 

The attendees discussed the characteristics of the island. While some of the camps provide some staff 

accommodation for the seasonal workers, other employers do not. There was significant concern from 

BC Ferries representative. There is no secure, affordable accommodations for the ferry workers who 

need to remain/reside on Thetis Island, who are on the first ferry (the ferry overnights on Thetis Island). 

There are 25 BC ferry employees that work the Thetis Ferry. It was estimated that half of the workers 

would live on Thetis Island if there was affordable and secure rental accommodation. It was also 

acknowledged that in future, seniors would require either more social services or supported housing if 

they are to stay on the island. Finally it was noted that as the population ages (current median age is 

62.9 years), there will be more demand for maintenance and support services such as yard maintenance 

and home repair. However, without affordable, appropriate housing, these people will not be attracted 

to the island.  
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8.5.2 Online Survey 

Eighty-one people (20.8% of the island population) completed the online survey. Interestingly, the 

responses were fairly evenly split between permanent and non-permanent residents (55% and 45%, 

respectively). Seventy-nine percent of the respondents owned their homes.  

 

The survey asked respondents to identify gaps in housing supply on Thetis Island. Almost 70% of 

respondents identified a gap in affordable housing supply. Over 45% of respondents also identified a gap 

in supply of seniors housing on Thetis Island. Other responses were that there were gaps for low income 

workers and a need for more rentals. Figure 8.3 shows the categories and responses.  

 

Figure 8.3: What housing supply gaps exist on your island? 
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Figure 8.4: What groups are not able to access housing on your island? 

 

From the results of the survey, it appears that the people who need affordable housing live in trailers or 

mobile homes (assumedly parked on private land), and rental housing and an assortment of illegal 

solutions including suites and cottages. Sixty percent of the respondents were aware of people living in 

illegal situations.  

 

Respondents were also asked to identify groups that may not be able to access appropriate housing on 

Thetis Island. Over 60% of people indicated that young adults may not be able to access adequate 

housing. The other group identified was employees. Other responses included vulnerable people and 

new immigrants. Figure 8.4 shows the categories and responses.  
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Figure 8.5: Where do the people that need affordable housing currently live on your island? 

 
 

When asked what the top housing challenges for housing on Thetis Island were, 73% of survey 

respondents indicated that was a lack of available housing options available, 55% stated that housing 

was unaffordable relative to income, and 45% indicated a lack of employee housing.  
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Figure 8.6: Please select the top three housing challenges faced by your island.  

 

8.6 Affordable Housing Gaps 

The people who cannot currently access housing are the young adults, families and employees.  

The vulnerable population is primarily the employees who take seasonal jobs but cannot find 

appropriate, affordable housing.  
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8.7 Conclusion and Recommendations 

The population projections for Thetis range from 420 to 477 in the next 25 years. This is an increase of 

between 20 and 77 people. Using the high projection and assuming the average household size remains 

at 2.0, this means that the island will require 15 new affordable housing units over the next 25years. 

This would seem to require units that would accommodate singles and families. 
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 Summary and Recommendations 9.0
The comments received over and over in the surveys, and during the stakeholder meetings were that 

the top four challenges of the islands in the Northern Region are: 

1. Unaffordable relative to income – based on limited employment on the islands, seniors with 

fixed income and the number of artists and craftspeople, the required rent is more than 30% of 

the gross income of the potential tenant. 

2. Unhealthy conditions – mould, inadequate heat, no potable water, use of outhouses all lead to 

unhealthy conditions for the tenants. 

3. Insecure tenure – because many people rent out their homes when they are not on the islands. 

These rentals are either for three to six months, or give the tenant a lease for a year and then 

“evict” the tenant for reasons of family in the late spring. This often requires the tenants to 

move often more than once a year. These tenants often have service jobs on the islands and 

have to spend significant time looking for another place to live.  

4. Lack of housing options – most rentals on the islands are full houses, portions of a house, or a 

cottage or an illegal suite in a house. Often a housing option is an individual placing a mobile 

home or trailer on someone’s property. This raises concerns of water and sanitary servicing. 

 

It is recognized that the Islands Trust cannot own property nor can the Local Trust Committee’s fetter 

their decision making by becoming “hands-on” involved with the actual provision of affordable housing.  

However, the Local Trust Commitees can provide direction and set goals for affordable housing through 

the OCP’s and ensure a clear process and timelines in the Zoning Bylaws for any required rezoning 

applications.  

 

The recommendations provided here will give direction to any future housing needs strategies. Based on 

the housing needs identified in this report, it is recommended: 

 That each island review their OCP to ensure that there are supportive policies for the 

development of safe, secure, appropriate, and affordable rental housing. 

 That the Islands Trust promote the ability to enter into Housing Agreements with property 

owners and not-for-profit organizations to ensure housing remains affordable. 

 That the Local Trust Committees support the efforts of not-for-profit organizations to increase 

the amount of safe, secure, appropriate, affordable housing on their islands. 

 The Islands Trust and/or the individual Local Trust Committees can consider conducting a local 

“municipal” census for each island mid-way between federal census years to provide up to date 

information. 
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  MEMORANDUM 

C:\Program Files\eSCRIBE\TEMP\14375341681\14375341681,,,DE-LTC-2018-08-07_DCLTA_Housing_Agreement_MEMO_FNL.docx  

Islands Trust Memorandum 1 

File No.: 2230-20 Housing Agreements 
  

DATE OF MEETING: August 7, 2018 

TO: Denman Island Local Trust Committee 

FROM: Emily Kozak, Administrative Assistant 
Northern Team 

SUBJECT: Denman Community Land Trust Association Housing Agreement  

PURPOSE 

To inform the Denman Island Local Trust Committee that the 2018 Schedule B – Owner Statutory Declaration has 
been received from the Denman Community Land Trust Association in regards to their Housing Agreement at 
3900 Lacon Road, Denman Island. The property is in compliance with the Housing Agreement.  

The declaration is included in each Housing Agreement as a method for the Islands Trust to monitor the property 
on an annual basis.  

It should be recognized that the Denman Community Land Trust Association has been proactive in sending in this 
schedule each year and has shown commitment to the subjects and criteria laid out in the housing agreement. 

 

Submitted By: Emily Kozak, Administrative Assistant July 4, 2018 

Concurrence: 
Marnie Eggen, MCIP, RPP 
Island Planner, Acting Regional Planning Manager 

July 5, 2018 

ATTACHMENTS 

Reorder/add/delete/modify attachments as needed: 

1. Attachment 1: Schedule B, Owner Statutory Declaration from the Denman Community Land Trust 
Association 

2. Attachment 2: Bylaw 205/Denman Community Land Trust Organization Housing Agreement 
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DENMAN ISLAND LOCAL TRUST COMMITTEE 

 
 BYLAW NO. 205 
 

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

**************************************************************************************************** 
 
WHEREAS the Denman Island Local Trust Committee is the Local Trust Committee having 
jurisdiction on and in respect of the Denman Island Local Trust Area, pursuant to the Islands 
Trust Act; 
  
AND WHEREAS Section 905 of the Local Government Act and Section 29 of the Islands Trust 
Act permit the Local Trust Committee to enter into a housing agreement; 
 
AND WHEREAS the Denman Island Local Trust Committee wishes to enter into a Housing 
Agreement; 
 
NOW THEREFORE the Denman Island Local Trust Committee enacts in open meeting 
assembled as follows: 

 1. This Bylaw may be cited for all purposes as “Denman Island Housing Agreement 
Bylaw No. 205, 2012”. 

 2. Any two Trustees of the Denman Island Local Trust Committee are authorized to 
execute an agreement in the form attached to this Bylaw with Denman 
Community Land Trust Association. 

READ A FIRST TIME this  2nd day of   April  , 2013 
 
READ A SECOND TIME this  16th day of   July  , 2013 
 
READ A THIRD TIME this   16th day of   July  , 2013 
 
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST this 

 20th day of   August  , 2013 
 
ADOPTED this 24th  day of   September , 2013 
 
 
 
 
 
 
 
 
SECRETARY  

 CHAIRPERSON 
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LAND TITLE ACT 
 
TERMS OF INSTRUMENT – PART 2 
 
 

Housing Agreement and Section 219 Covenant 
 

THIS AGREEMENT DATED FOR REFERENCE THE……….. DAY OF ………..……………………., 2013 is 
 
BETWEEN: 
 

DENMAN COMMUNITY LAND TRUST ASSOCIATION, a society incorporated under the 
laws of the province of British Columbia and having its office at 3900 Lacon Road, 
Denman Island, B.C., V0R 1T0 
  
(the “Society”) 

 
AND: 
 

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

 
WHEREAS: 
 
A. The Society is the registered owner of the Lands; 

 
B. The Society has applied to the Trust Committee for a rezoning of the Lands to permit the 

construction and use of one residential dwelling unit for affordable housing on the Lands as more 
particularly described in this Agreement; 

 
C. The Society intends to lease the Lands, by way of a leasehold agreement, at an affordable rate to 

Qualified Occupants; 
 

D. The Trust Committee may, pursuant to Section 29 of the Islands Trust Act and Section 905 of the 
Local Government Act, enter into an agreement with an owner of land that includes terms and 
conditions regarding the occupancy, tenure and availability to specified classes of persons of 
dwelling units located on those lands; 

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

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

F. The Society and the Trust Committee wish to enter into this Agreement to provide affordable 
housing on the Lands  on the terms and conditions of this Agreement; and 
 

G. The Trust Committee has, by bylaw, authorized the execution of this Agreement and the Society has 
duly authorized the execution of this Agreement. 
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THIS AGREEMENT is evidence that in consideration of $2.00 paid by the Trust Committee to the Society 
(the receipt of which is acknowledged by the Society), and in consideration of the promises exchanged 
below, the Trust Committee and the Society agree, as covenants granted by the Society to the Trust 
Committee under Section 219 of the Land Title Act, and as a housing agreement between the Society 
and the Trust Committee under Section 905 of the Local Government Act, as follows: 
 
1. Definitions – In this Agreement: 
 

“Affordable Housing Unit” means a single-family dwelling on the Lands in respect of which the 
construction, tenure, rental and occupancy are restricted in accordance with sections 2 through 8 of 
this agreement;  

 
“Household Income” means the aggregate of income from all sources of all the occupants of an 
Affordable Housing Unit, or of the sole occupant if such be the case; 
 
“Lands” means that parcel of land located on Denman Island, B.C., legally described as: NO PID, Lot 
A Section 21 Denman Island Nanaimo District, Plan _______; 
 
“Qualified Occupant” means a person who meets the eligibility criteria for tenancy of the Affordable 
Housing Unit that are set out in Schedule “A”.  
 

2. Construction and Maintenance – The Society covenants and agrees with the Trust Committee that, 
while this Agreement is in effect: 

 
(a) the Lands shall not be used, and no building or structure shall be constructed on the Lands, 

except for one Affordable Housing Unit that:  

(i) is reasonably adequate in size and composition for the number of occupants; 

(ii) is free of conditions that pose a threat to human health; and  

(iii) has a total floor space that does not exceed 93 square metres (1,000 square feet),  

and accessory buildings as permitted by bylaw;  

(b) the Lands shall not be used and no building or structure shall be constructed on the Lands 
except in accordance with any siting and use permits issued by the Trust Committee; 

 
(c) the Society must at all times ensure that the Lands are used and occupied in compliance with all 

statutes, laws, regulations, and order of any authority having jurisdiction;  
 
(d) it will design, construct and maintain in a reasonable state of repair one Affordable Housing Unit 

on the Lands in accordance with the terms of this Agreement; 
 
(e)  the Lands must be used only in accordance with this Agreement; 
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(f) if the Society wishes to cease using the Lands for affordable housing and the Trust Committee 

agrees to release this agreement from title to the Lands, the Society shall use the Lands 
thereafter only for conservation use. 

 
3. Occupancy – The Society agrees that it shall not lease the Affordable Housing Unit or any part of the 

Lands to any person, or allow any person to occupy the Affordable Housing Unit or any part of the 
Lands, except for a Qualified Occupant and that person’s spouse. In consideration of the cliff 
adjacent to the Lands, the Society agrees not to permit the Affordable Housing Unit to be occupied 
as a residence by anyone under the age of 19 years. 
 

4.  Rental of Affordable Housing Unit – The Society must: 
 

(a) rent or lease the Affordable Housing Unit only by way of a Leasehold agreement;  
 
(b) include in every Leasehold agreement a prohibition on subletting and assignment to any person 

who is not a Qualified Occupant, and a provision entitling the Society to terminate the Leasehold 
in the event of any breach of that prohibition; 
 

(c) deliver to the Trust Committee a true copy of every Leasehold agreement entered into in 
respect of any Affordable Housing Unit within 10 days of any request do to so; 
 

(d) specify in every Leasehold agreement the existence of this Agreement and the occupancy 
restrictions applicable to the Affordable Housing Unit, and provide to each tenant, upon their 
request, a copy of this agreement; 
 

(e) select tenants in accordance with the tenant selection procedures attached as Schedule “A”, 
which procedures shall not be amended unless such amendment is approved by a bylaw 
adopted by the Trust Committee with the consent of the Society. 

 
5. Maximum Rent – The Society shall: 

 
(a) not charge any tenant under a Leasehold a monthly rent, inclusive of utilities, that is greater 

than 30% of the monthly Household Income of all occupants of the Affordable Housing Unit; and 
 
(b) not require any tenant under a Leasehold to pay any extra charges or fees for use of any well or 

septic, or property taxes. For clarity, this limitation does not apply to cablevision, 
telecommunications, laundry, or gas or electricity utility fees or charges. 

 
6. Order to Comply - If the Society is in default of the performance or observance of this Agreement, 

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

 
7. Statutory Declaration from Society – The Society shall deliver to the Trust Committee by the end of 

June of each year, a completed statutory declaration, substantially in the form attached as Schedule 
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“B”, sworn by the Society, in relation to the Leasehold. The Society irrevocably authorizes the Trust 
Committee to make inquiries it considers necessary and reasonable in order to confirm compliance 
with this Agreement. 

 
8. Management – The Society covenants and agrees to furnish good and efficient management of the 

Lands. If and when the Trust Committee has reasonable grounds to believe that a continuing breach 
of this Agreement exists, the Trust Committee may authorize its representatives to inspect the 
Lands at any reasonable time, subject to the notice provisions of the Residential Tenancy Act and 
subject to the concurrent delivery of such a notice to the Society. 

 
9. No Transfer – Except for a reconveyance to the donor, Ilsa Pamela Brons, or her heirs, the Society 

must not transfer the Lands, other than to another non-profit organization or society incorporated 
under the Society Act, having as its objective the management of affordable housing. The Trust 
Committee must approve any transfer prior to its finalization and may require that, until a new 
organization is found, no further leases may be granted on the Lands. 

 
10. Society Standing – The Society must maintain its standing as a society under the Society Act, and 

must not amend its Constitution in any manner that would prevent, or adversely affect, the ability of 
the Society to perform its obligations under this Agreement. 

 
11. Specific Performance of Agreement – The Society agrees that the Trust Committee is entitled to 

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

12. Term – The Trust Committee covenants and agrees with the Society that this Agreement will cease 
to apply and have effect from and after the ninety-ninth (99th) anniversary of the date this 
Agreement was registered in the Land Title Office, and the Trust Committee agrees to sign a release 
of this Agreement prepared by the Society after that date.  

 
13. Assignment – The Society acknowledges that the Trust Committee may delegate or assign the 

administration and management of this Agreement to a third party, and, in that event, any 
reference in this Agreement to the Trust Committee shall be interpreted as a reference to that party 
provided that the Trust Committee has so advised the Society. 

 
14. Indemnity – The Society shall indemnify and save harmless the Trust Committee and each of its 

elected officials, officers, directors, employees, and agents form and against all claims, demands, 
actions, loss, damage, costs, and liabilities for which any of them may be liable by reason of any act 
or omission of the Society or its officers, directors, employees, agents or contractors or any other 
person for whom the Society is at law responsible, including breaches of this Agreement. 

 
15. Release – The Society releases and forever discharges the Trust Committee and each of its elected 

officials, officers, directors, employees, and agents and each of their heir, executors, administrators, 
personal representatives, successors and assigns from all claims, demands, damages, actions, or 
causes of action arising out of the performance by the Society of its obligations under this 
Agreement, or the enforcement of this Agreement. 
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16. Survival – The obligations of the Society set out in sections 14 and 15 shall survive any termination 

of this Agreement. 
 

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

 
18. No Public Law Duty – Wherever in this Agreement an act, determination, consent, approval or 

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

 
19. No Waiver – No condoning, excusing or overlooking by the Trust Committee of any default under 

this Agreement, nor any consent, approval, or agreement whether written or otherwise shall be 
taken to operate as a waiver by the Trust Committee of any subsequent default or of the necessity 
for further consent, approval or agreement in respect of a subsequent matter requiring it under this 
Agreement, or in any way to defeat or affect the rights or remedies of the Trust Committee. 

 
20.  Arbitration – Any matter in dispute between the parties under this Agreement, including any 

disputes as to whether a particular individual is eligible to occupy a Affordable Housing Unit, must 
be referred to a single arbitrator if the parties can agree on one, and otherwise to three arbitrators, 
one to be appointed by each of the parties and the third by those two so appointed, and the matter 
must be resolved in accordance with the provisions of the Commercial Arbitration Act of British 
Columbia.   

 
21. Notice on Title – The Society acknowledges and agrees that this Agreement constitutes both a 

covenant under Section 219 of the Land Title Act and a housing agreement under Section 905 of the 
Local Government Act, and agrees that the Trust Committee will register a notice of this housing 
agreement against title to the Lands.   

 
22. Covenant Runs with the Land – Every obligation and covenant of the Society in this Agreement 

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

 
23. Limitation on Society’s Obligations – The Society is only liable for breaches of this Agreement that 

occur while the Society is the registered owner of the Lands. 
 

24. Amendment and Termination – This Agreement may not be modified or amended except by bylaw 
of the Trust Committee, upon an agreement in writing between the Trust Committee and the 
Society. 
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25. Notices – Any notice required to be given pursuant to this Agreement shall be in writing and shall be 
given to the Society or the Trust Committee, as the case may be, at the address first above written, 
or to any other address of which either the Society or the Trust Committee may advise the others in 
writing in accordance with this paragraph. Notice to the Trust Committee must be addressed to the 
Secretary of the Islands Trust. If given in person or by facsimile transmission, such notice will be 
deemed to be received when delivered and, if mailed, such notice will be deemed to be received 
only when actually received by the party to whom it is addressed. 

 
26. Enurement – This Agreement is binding upon and enures to the benefit of the parties and their 

respective successors and permitted assigns.  
 

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

 
28. Severability – Each covenant and agreement contained in this Agreement is, and shall be construed 

to be, a separate and independent covenant or agreement and the breach of any such covenant or 
agreement by the Society shall not discharge or relieve the Society from its obligations to perform. If 
any term or provision of this Agreement, or its application to any person or circumstance shall to 
any extent be found to be invalid and unenforceable, the remainder of this Agreement, or the 
application of such term or provision to persons or circumstances other than those as to which it is 
invalid or unenforceable, shall not be affected, and each term and provision of this Agreement shall 
be valid and shall be enforced to the extent permitted by law. 

 
29. Joint and Several – In the case of more than one owner, the grants, covenants, conditions, 

provisions, agreements, rights, powers, privileges and liabilities of the Society shall be construed and 
held to be several as well as joint. 

 
30. Included Words – Wherever the singular or the masculine is used in this Agreement, it shall be 

deemed to include the plural or the feminine, or the body politic or corporate, where the context or 
the parties so require. 

 
31. Governing Law – This Agreement shall be governed by and construed in accordance with the laws of 

the province of British Columbia. 
 

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

 
33. Time of Essence – Time is of the essence in this Agreement. 

 
34. Further Assurances – The parties shall execute and do all such further deeds, acts, things and 

assurances as they reasonably require to carry out the intent of this Agreement. 
 

35. Priority – The Society agrees to do everything necessary at the Society’s expense to ensure that this 
Agreement is registered against title to the Lands with priority over all financial charges, liens and 
encumbrances registered or pending at the time of application for registration of this Agreement. 
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36. Deed and Contract – By executing and delivering this Agreement each of the parties intends to 

create both a contract and a deed executed and delivered under seal. 
 

As evidence of their agreement to be bound by the above terms, the parties each have executed and 
delivered this Agreement under seal by executing Part 1 of the Land Title Act Form C to which this 
Agreement is attached and which forms part of this Agreement. 
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SCHEDULE “A” TO THE HOUSING AGREEMENT 

Denman Community Land Trust Association (DCLTA) 

Tenant Selection Procedure 
 

1. The first tenant shall be selected by Ms. Ilsa Pamela Brons, the donor of the Lands to the Society. 
2. Thereafter, selection of tenants shall be determined by a committee of not less than five people 

appointed by the directors of the Society. The committee members need not be members of the 
Society but must be residents of Denman Island who have been such for not less than three years. 
Where possible, the committee will include two members nominated by two other charitable 
societies on Denman Island (one nominee per society) and a retired or practicing physician. 
Committee members must not be related to, or close friends with, any of the people who are then 
applying for a tenancy. 

3. A vacancy for an affordable housing tenancy shall be advertised in at least two editions of one or 
more publications circulated on Denman Island. 

4. The committee shall first screen applicants to determine those who meet the following mandatory 
requirements: 
i)  the Household Income of the applicant for the previous three years must be shown to be less 

than 120% of the Low Income Cutoff as determined by Statistics Canada or its successor 
agency*; 

ii)  the applicant must have been primarily resident on Denman Island for at least the two years 
preceding the consideration of the application; 

iii)  the aggregate household assets of the applicant must not exceed $50,000 (plus an inflation 
adjustment after 2012) unless the applicant has agreed to enter into an Equity Sharing 
Agreement** with DCLTA for use of the amount exceeding $50,000. Assets included for 
valuation are: cash, funds on deposit, stocks, bonds, term deposits, annuities, mutual funds, 
equity in a business or real estate, RRSPs and RRIFs. Assets excluded for valuation are: personal 
jewelry, furniture, a vehicle for personal use, bursaries and scholarships, and trade tools for 
employment. 

iv) the applicant must have provided satisfactory references to establish that  the applicant would 
be a responsible tenant, i.e. would pay rent promptly, cause no damage, and create no 
nuisance.  

*If Statistics Canada discontinues the publication of the Low Income Cutoff, the committee may 
substitute a similar monetary amount based upon available statistical information (adjusted to 
economic circumstances on Denman Island) which estimates the minimum income required to meet 
basic living needs and which, for example, may include reference to the CMHC Core Needs Income 
Threshold.  
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5. From the qualified applicants, the committee will select the tenant(s) by a points system applied to 

each of the following criteria: 
i) the length of the applicant’s connection to Denman Island; 
ii) the contribution of the applicant to Denman Island through paid or volunteer work; 
iii) the degree of unsuitability of the applicant’s present housing; 
iv) the degree of suitability of the personal characteristics of the applicant to the type of the 

available affordable housing project (e.g. seniors, special needs, single person, family, etc.).  
 

6. In each of the points categories, each committee member shall evaluate the relative degree to 
which the criteria apply among the applicants and shall award from 0 to 10 points to each applicant 
accordingly.   

7. The applicant with the greatest aggregate number of points from the committee members shall be 
selected as the tenant. 

8. If a tie occurs the selection shall be made, from the tied applicants, by a majority vote of the 
committee. 
 
**An Equity Sharing Agreement provides a method for low income people to develop an equity 
ownership interest in a home structure on land leased from the Society. At the end of the 
Agreement the home structure is either: donated to the Society, sold to the Society on a non-profit 
basis through an agreed formula, or removed to another location. 
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SCHEDULE “B” 
  

OWNER STATUTORY DECLARATION 
 
 
 

 
 
 
 
I, ___________________________, of ________________________________________, do solemnly 
declare that: 
 
1. I am the ______________[director, officer, employee] of the Denman Community Land Trust 

Association, the owner of the land known as _____________, Denman Island, legally described 
as: ___________________________________________________________________ (the 
“Lands”) 

 
2. I make this declaration to the best of my personal knowledge. 
 
3. This declaration is made pursuant to the Housing Agreement registered against the Lands. 
 
4. For the period from __________________ to _______________, the Affordable Housing Unit 

was used only by Qualified Occupants (as defined in the Housing Agreement). 
 

5. At no time during the last year was the Affordable Housing Unit used as a short term vacation 
rental. 
 

6. The lease payments charged for the Affordable Housing Unit were in compliance with the 
Housing Agreement and are listed in the attached. 
 

7. No subletting of the Lands has been permitted. 
 

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

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

the same force and effect as if made under oath and pursuant to the Canada Evidence Act. 
 
 
DECLARED BEFORE ME at __________________, British Columbia, this ___ day of __________________. 
 
 
 
___________________________________   ________________________________ 
A Commissioner for taking Affidavits    Signature of person making declaration 
in British Columbia 

CANADA 

PROVINCE OF BRITISH COLUMBIA 

IN THE MATTER OF A HOUSING AGREEMENT 
WITH THE DENMAN ISLAND LOCAL TRUST 
COMMITTEE (“Housing Agreement”) 
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Names of Occupants                Monthly Payment amount 

_______________________________________    __________________________ 

______________________________________    __________________________ 
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BRIEFING 
 

 
To: Local Trust Committees/Bowen 

Island Municipality 
 For the Meeting of: August 7, 2018 

     
From: Trust Programs Committee  Date Prepared: July 16, 2018 
     
SUBJECT:  Service Integration 
 

 
PURPOSE: To request input from local trust committees/Bowen Island Municipality about any service 
integration concerns. 

 

BACKGROUND: The Trust Programs Committee working group has been meeting to consider potential 
improvements to service delivery by the various government service providers, including the Islands 
Trust, to Salt Spring Island and the wider Trust area. This work was initiated in response to the 
incorporation process on Salt Spring Island in 2017, and specifically, to address a critique of the 
governance model on Salt Spring Island that is characterized by multiple agencies delivering community 
services in a non-coordinated manner. Trust Council (TC) has tasked the working group with: Identifying 
potential governance or operational changes that could be adopted in order to improve the delivery 
and integration of all the types of services that are delivered to the Islands Trust Area. 

 
TPC would like local trust committees and Bowen Island Municipality to create inventories of barriers 
experienced in engaging service providers and other agencies and to provide those responses to TPC via 
the Director of Trust Area Services. A suggested resolution for conveying any concerns is as follows: 

That the XX Island LTC/BIM advises Trust Programs Committee that the LTC/BIM 
has experienced barriers to engaging service providers/other agencies when 
addressing the following topics:   

1.    
2.    
3.  

 

ATTACHMENT(S): 

1. None. 

 

FOLLOW-UP: TPC will consider responses received by August 20, 2018 meeting. At its August 20, 2018 
meeting, TPC will discuss how to handle responses received after August 20. 

 

 
Prepared By: Clare Frater, Director, Trust Area Services  
 
Reviewed By/Date: Brian Crumblehulme, TPC Chair 
 David Marlor, Director, Local Planning Services 
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BRIEFING 
 

 
To: Local Trust Committees and  
 Bowen Island Municipality  For the Meeting of: August 7, 2018 
 
From:  Islands Trust Conservancy Date Prepared: July 17, 2018 
 
SUBJECT: Incorporating the Regional Conservation Plan into Land Use Planning 
 

 
PURPOSE: The Islands Trust Conservancy is providing all local trust committees and Bowen Island 
Municipality with a briefing to provide information on the ways the Islands Trust Conservancy’s 2018-
2027 Regional Conservation Plan and associated mapping and data can be incorporated into Official 
Community Plans, Land Use Bylaws and local planning initiatives and projects.  
 
BACKGROUND:  

In March, Trust Council endorsed the Islands Trust Fund’s Regional Conservation Plan. At its April 2018 
meeting, the Trust Fund Board (now Islands Trust Conservancy) passed the following resolution: 

That the Trust Fund Board direct staff to provide a briefing to all local trust committees and 
Bowen Island Municipality requesting that consideration be given to incorporating elements of 
the 2018-2027 Regional Conservation Plan (including associated data and mapping) into Official 
Community Plans. 

The Regional Conservation Plan contains significant information about regional conservation priorities 
that could be considered when making land use planning decisions. This information is informed by 
conservation area modelling, which uses multiple data sets regarding biodiversity priorities and threats 
to ecosystems. The information is available by local trust area/island municipality.  

Why do we have a Regional Conservation Plan? 

The rich diversity of life in the Islands Trust Area makes the region ecologically significant, not only 
locally, but globally. Most of the region is within the Coastal Douglas-fir zone, one of the rarest of British 
Columbia’s 16 biogeoclimatic zones. The Douglas-fir ecosystems of this zone, including Garry oak and 
associated ecosystems, are globally rare – in the entire world they occur only on the east coast of 
southern Vancouver Island, the islands of the Georgia Basin, and a small area of the mainland. The 
Islands Trust Area is also home to several other sensitive and rare ecosystems and hundreds of rare 
terrestrial and marine plants and animals. 

Despite its ecological significance, biodiversity in the Islands Trust Area is exposed to significant threats. 
With over 68% of the Islands Trust Area in private land ownership and over 3.3 million people living in 
the surrounding areas, the pressures to develop and change the natural landscape in the islands are 
substantial. 

Because of the significance of the ecosystems found in the Islands Trust Area and the threats they are 
under, conservation planning is an important tool to ensure that the natural beauty that draws so many 
to the region is not lost. Since 2005, the work of the Islands Trust Conservancy has been guided by 
regional conservation plans. These plans have also, in some cases, supported the planning work of the 
Islands Trust. 
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What’s in the Regional Conservation Plan? 

The Regional Conservation Plan provides background on the ecosystems in the Islands Trust Area, 
evaluates their current status, identifies priorities and threats, and sets goals and objectives for the 
Islands Trust Conservancy for the next ten years. The goals identified in the 2018-2027 Regional 
Conservation Plan are: 

1. Identify, investigate and communicate about important natural areas to generate action on 
conservation priorities 

2. Strengthen relationships with First Nations to identify and collaborate on shared conservation 
goals 

3. Continue to secure and manage Islands Trust Conservancy lands and conservation covenants to 
maximize ecological integrity 

4. Continue to build internal and shared organizational strength and resilience to ensure long-term 
nature conservation in the Islands Trust Area 

There are island profiles in Appendix II of the RCP with information specific to each local trust 
committee area and Bowen Island. 

How can the Regional Conservation Plan support land use planning? 

The Regional Conservation Plan can help trustees and planners identify opportunities and inform 
priorities for land use planning activities across the Islands Trust. During the 2018-2022 local 
government term, each Islands Trust LTC/IM will identify top priorities for land use planning activities 
and should ensure that existing Official Community Plans and Land Use Bylaws meet the goals of the 
Islands Trust Policy Statement and support the goals of the Regional Conservation Plan. 

LTCs and BIM can use the following table to identify land use planning projects to initiate during the 
2018-2022 term to advance the Islands Trust Policy Statement Goal: to Foster preservation and 
protection of the Trust Area’s ecosystems and the directive policies:  

Directive Policy  Available resources (Regional 
Conservation Plan, mapping, 
etc.): 

What can LTCs/IM do with this 
information? 

3.1 Ecosystems 

3.1.3 

LTCs/IMs shall, in their OCPs and 
regulatory bylaws address the 
identification and protection of 
the environmentally sensitive 
areas and significant natural 
sites, features and landforms in 
their planning area. 

The Regional Conservation Plan 
highlights the following as 
biodiversity priorities for the 
region: 
• Sensitive ecosystems 
• Healthy forests 
• Species and ecosystems at 

risk 
• Marine shorelines and 

nearshore areas 
• Islets and small islands 
• Size, corridors and 

connectivity to other 
protected areas 
  

Available information and 
data/mapping to support these 
directive policies: 

• updated Sensitive 

Development of maps; Official 
Community Plan (OCP) policy 
language and Land Use Bylaw 
(LUB) regulations that: 
• Identify and protect 

environmentally sensitive 
areas 

• Identify and protect 
significant natural 
sites/features/landforms  

• Support the development of 
protected area networks (or 
“greenways”) 

• Identify contiguous forest 
cover 

 

Designate Development Permit 
Areas (DPAs) to protect 
environmentally sensitive areas 

3.1.4  

LTCs/IMs shall, in their OCPs and 
regulatory bylaws address the 
planning, establishment, and 
maintenance of a network of 
protected areas that preserve the 
representative ecosystems of 
their planning area and maintain 
their ecological integrity. 
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Ecosystem Mapping  
• Species at Risk/Critical 

Habitat Mapping 
• Ecosystem Disturbance 

Mapping 
• Priority Lands for 

Conservation (regional 
scale) 
 

and significant natural features 
 

Prioritize bylaw investigation 
and enforcement on matters 
negatively impacting ecosystem 
health 

3.2 Forest Ecosystems 

3.2.2  

LTCs/IMs shall, in their OCPs and 
regulatory bylaws: address the 
protection of unfragmented forest 
ecosystems within their local 
planning areas from potentially 
adverse impacts of growth, 
development and land-use. 

Available information and 
data/mapping to support this 
directive policy: 

• Mapping of Forested 
Ecosystems, including forest 
type and age 

• Regional Conservation Plan: 
Biodiversity Priorities; 
Forest Ecosystem 
descriptions and statistics  

• RCP Island Profiles: Sensitive 
Ecosystems, Forest 
Ecosystems and Ecosystem 
Disturbance for each 
LTA/BIM 

 

Designate DPAs to protect 
unfragmented forest ecosystems 
 

Reduce site coverage density in 
land use bylaws 
 

Negotiate covenants to protect 
contiguous forest as conditions 
of rezoning 
 

Integrate conservation 
subdivision principles into land 
use bylaw requirements for 
subdivision (lot clustering, 
density transfer, conservation 
planning) 
 

Prioritize bylaw investigation 
and enforcement on matters 
negatively impacting forest 
ecosystems 
 

Adopt Tree Protection Bylaws 
(for municipalities) 

3.3 Freshwater and Wetland Ecosystems and Riparian Zones 

3.3.2  

LTCs/IMs shall, in their OCPs and 
regulatory bylaws: address means 
to prevent further loss or 
degradation of freshwater bodies 
or watercourses, wetlands and 
riparian zones and to protect 
aquatic wildlife. 

Available information and 
data/mapping to support this 
directive policy: 

• Mapping of Sensitive 
Ecosystems, including 
wetlands, freshwater and 
riparian  

• RCP: Island Profiles - 
Sensitive Ecosystems  

• Watershed mapping 
• Water courses mapping 

(TRIM) 
• Riparian Areas Regulation 

data/mapping in select 
areas 
 

Designate DPA’s to protect 
sensitive freshwater, wetland 
and riparian areas  
 

Implement the Riparian Areas 
Regulation (RAR) including 
protection of non RAR 
watercourses 
 

Develop LUB setbacks from 
water bodies  
 

Develop LUB landscape buffers 
along water bodies 
 

Implement freshwater planning 
tools and regulations available in 
the Water Sustainability Act 
 

Develop aquifer mapping and 
water budgets  
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Designate DPAs for water 
conservation for all new 
construction/development 
 

Prioritize bylaw investigation 
and enforcement on matters 
negatively impacting freshwater, 
wetland and riparian ecosystems 

3.4 Coastal and Marine Ecosystems 

3.4.4 

LTCs/IMs shall, in their OCPs and 
regulatory bylaws: address the 
protection of sensitive coastal 
areas. 

Available information and 
data/mapping to support these 
directive policies: 

• Eelgrass mapping 
• Forage fish habitat mapping 

(for some islands) 
• Species at Risk Critical 

Habitat Mapping – Southern 
Resident Orca 

• Shorezone mapping 
• New Sand Ecosystems 

Mapping 
• Dock mapping (point data) 

Include mapping of marine 
ecosystems in OCPs and policies 
for regulation of development in 
sensitive coastal areas 
 

Designate DPAs to protect 
sensitive coastal areas and the 
intertidal zone  
 

Include DPA guidelines that 
address fragmentation of the 
coastline by subdivision 
 

Amend LUBs to create landscape 
buffers along the shoreline   
 

Increase LUB setbacks from the 
natural boundary of the sea 
based on the provincial 2100 sea 
level rise predictions 
 

Amend LUBs to limit 
development of private docks/ 
structures in the marine zones 
 

Prioritize bylaw investigation 
and enforcement on matters 
negatively impacting coastal and 
marine ecosystems 

3.4.5 

LTCs/IMs shall, in their OCPs and 
regulatory bylaws: address the 
planning for and regulation of 
development in coastal regions to 
protect natural coastal processes. 

 

ATTACHMENT(S): 

No attachments. For reference, the 2018-2027 Regional Conservation Plan is available online here.   
 

FOLLOW-UP:  

 Consider this briefing when establishing work program priorities 

 Request planning advice on how to integrate conservation data and mapping resources when 
considering applications, projects, etc. 

 Local trust committees/island municipalities wishing to create specific maps using conservation 
modeling (land prioritization based on multiple data sets) or ecosystem mapping should request 
assistance from ITC and GIS staff. 

Prepared By: Jennifer Eliason, Islands Trust Conservancy Manager 
 

Reviewed By/Date: Regional Planning Managers and Director of Local Planning Services/July 3, 2018 
                                    Clare Frater, Director of Trust Area Services/July 9, 2018 
                                    Islands Trust Conservancy Board/July 17, 2018 
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  MEMORANDUM 

C:\Program Files\eSCRIBE\TEMP\1843359125\1843359125,,,DE-LTC_2018_08-07_ALCNotification_SRWReid_MEM.docx  

Islands Trust Memorandum 1 

File No.: 3410-20 
 (ALC Notification of Proposed 

SRW) 
DATE OF MEETING: August 7, 2018 

TO: Denman Island Local Trust Committee 

FROM: Marnie Eggen, Island Planner 
Northern Team 

COPY: Ann Kjerulf, Regional Planning Manager 

SUBJECT: Notification of an Application to the Agricultural Land Commission for a Proposed Statutory 
Right-of-Way to Extend Swan Road to the Applicants Property (ALC Application ID 57808) 

PURPOSE 

To provide information about an application to the Agricultural Land Commission (ALC) for a proposed dedicated 
road statutory right-of-way (SRW) within the Agricultural Land Reserve. This is not a formal referral to Islands 
Trust from the ALC. However, the ALC forwarded the application for information purposes, and will accept 
comments should the LTC wish to provide them.   

The applicant is seeking approval from the ALC for a dedicated road SRW to extend along the eastern boundary 
of the landowner’s property located at the southern end of Swan Road. The SRW is proposed to be 10 metres 
wide and 406 metres in length. The SRW is proposed in order to provide access to the parcel to the south, also 
owned by same landowner (see ALC application in Attachments). The landowners have already constructed a 
driveway in this area, and indicate that no other physical work is required other than regular maintenance. Also, 
they explain that an alternate access could come from Tridstone Road to the west instead of the proposed SRW, 
but that would necessitate construction across a wetland and stream, and not connect the pre-existing road 
dedications already in place. 

As required by the ALC, the applicant provided notification to affected property owners. 

BACKGROUND 

Staff note that the location of the proposed SRW overlaps with the Development Permit Area #4: Streams, Lakes 
and Wetlands (DPA), and that the driveway construction was completed prior to adoption of the bylaw 
amendment that created this portion of the DPA. Should any further development be proposed within the DPA, 
an approved Development Permit will be required prior to any land alteration. 

This application falls into Priority #3 (connections between existing public trails/greenways) within the CVRD’s 
Denman Parks and Greenway Master Plan, which was adopted by the Denman Local Trust Committee (LTC) as 
Schedule ‘D’ of the Denman Island Official Community Plan Bylaw No. 185 (OCP). See Schedule “G” for the 
Master Plan Map.  

Additionally,  

Staff note the following applicable Denman Island Official Community Plan objectives policies: 
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D.2 - TRANSPORTATION AND UTILITIES  

Objective 4 To plan for future land use patterns that encourage transportation networks, 
consisting of both roads and trails, and serving social, environmental and aesthetic purposes. 
 
Objective 5 To maintain existing Island roads in a manner that preserves roadside flora and 
avoids alteration or contamination of surface water flows. 
 
Objective 6 To reduce the negative impact of new and upgraded roads on the resource lands 
(such as the Agricultural Land Reserve). 
 
ROADS 
Policy 2 The Local Trust Committee should proactively oppose the development of any road that 
exceeds the standards set out in the Letter of Administrative Understanding dated July 18, 1996 
between the Islands Trust and the Ministry of Transportation and Infrastructure (formerly 
Ministry of Transportation and Highway). 
 
Policy 3 When planning new roads, landowners are encouraged to avoid long straight stretches 
and when constructing new roads, landowners are also encouraged to minimize the clearing 
needed to accommodate roads, trails and utilities in order to maintain the rural nature of the 
island. 
 
Policy 6 When planning new roads, landowners are encouraged to provide the Local Trust 
Committee with draft proposals prior to any on site work in order to achieve designs that are 
consistent with these policies. 
 
Policy 9 When planning new roads, landowners are encouraged to locate the road to one side of 
the right of way and when constructing new roads, to construct a trail separate from the road 
surface suitable for pedestrians and other nonmotorized forms of transportation. 
 
Policy 10 When planning new roads, land owners are encouraged wherever possible to follow 
existing recognisable roads; otherwise, new roads should wherever possible conform to the 
natural contours of the land to reduce unnecessary cutting and filling. 
 
TRAILS 
Policy 13 All new trails should be constructed in such a way that negative impacts on the land is 
minimised and intrusion into environmentally sensitive areas and agricultural land is minimised. 
 
Policy 14 A trail system that provides a safe and inviting link between neighbourhoods and 
destination points should be supported. Wherever desirable, trails should be dedicated as 
parkland at the time of subdivision. 
 
Policy 15 The development of trails along new and existing roads in the road right-of-way should 
be supported as a means of providing safe non-vehicular access on Denman Island. A trail 
system should be constructed that is safe and inviting, that parallels existing and new roads and 
that does not to alter the rural character of the road. 
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Policy 16 Landowners are encouraged to preserve existing trails on their property through 
covenants or by opening these private trails to the general public by placing signage in 
appropriate locations. 
Policy 18 The use of undeveloped road rights-of-way (including beach rights-of-way) as trails 
should be supported and their use for private driveways, service corridors or motorized beach 
access should be discouraged. 
 
Policy 19 The Local Trust Committee should not support the dedication and construction of 
roads or servicing corridors through conservation or through agricultural land, unless the need 
for the road clearly outweighs agricultural considerations. 
 
E.4 RESOURCES 
Policy 6 The Local Trust Committee should only support an application for non-farm use or 
exclusion of land from the Agricultural Land Reserve if the proposed non-farm use or exclusion 
provides for an essential community service or amenity which cannot reasonably be located on 
land outside of the Agricultural Land Reserve and for which the community need clearly 
outweighs the loss to agriculture. 
 

 
Staff have reviewed the proposal and will advise the ALC of the relevant policies. Should the LTC wish to 
add comments, staff advise the LTC to pass a resolution.  Recommended wording for the resolution is as 
follows: 
 

That the Denman Island Local Trust Committee request staff to provide the following additional 
comments to the ALC with respect to the ALC application for a dedicated road Statutory Right of 
Way at the end of Swan Road (ALC application ID 57808) [insert comments…]. 
 

NEXT STEPS 

Staff will forward any comments from the LTC to the ALC. Should this application be approved by the ALC, the 
Ministry of Transportation and Infrastructure would refer this proposal to Islands Trust. 

Submitted By: Marnie Eggen, MCIP, RPP 
Island Planner 

July 31, 2018 

Concurrence: Ann Kjerulf, MCIP, RPP 
Regional Planning Manager 

July 31, 2018 

ATTACHMENTS 

1. Agricultural Land Commission application for a Dedicated Road Statutory Right of Way over the 
Agricultural Land Reserve 
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