GABRIOLA ISLAND
HOUSING ADVISORY PLANNING
COMMISSION

REVISED AGENDA
Tuesday March 23, 2021 at 3:30 pm
Online Via Zoom
https://us02web.zoom.us/j/87482902631?pwd=blNDZWtVZDJpV1pYZXpySlIzSmJwdz09
Meeting ID: 874 8290 2631
Passcode: 628957
Approx.
Time*
1.
1.1

CALL TO ORDER AND WELCOME
Territorial Acknowledgement

3:30 pm

2.

APPROVAL OF AGENDA – add or change items

3:35 am

3.
3.1

MINUTES
Adoption of Gabriola Island Housing Advisory Planning Commission
Draft Minutes dated December 17, 2020.

3:40 am

4.
4.1

REVIEW GABRIOLA HOUSING WORKING GROUP REPORT
Members of the HAPC will be presented with the DRAFT report with
findings and analysis from the GHWG. – See Attached added by Addendum
Review and Discuss Report and the analysis framework the team used
to produce the findings.

3:45 am

5
5.1

DISCUSSION OF RECOMMENDATIONS
Preliminary discussion of recommendations to the Gabriola LTC regarding
adoption of the GHWG Report and Findings.

4:15 pm

6
6.1

EVALUATION PROCESS FOR ENGAGEMENT
Develop framework for evaluation of GHWG engagement, as per
page 6 of the Engagement Strategy, Feb 2020 (DRAFT – ATTACHED.

4:45 pm

7.

ADJOURNMENT

5:00 pm

4.2

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

DRAFT
Minutes of the Gabriola Island
Housing Advisory Planning Commission
Date of Meeting:

December 17, 2020

Location:

Electronic Meeting

HAPC Members Present:

Steven Earle
Tobi Elliot, Chair & Secretary
Dyan Dunsmoor-Farley
Angela Pounds
Kenda Chang-Swanson
John Woods

Regrets:

Janice Power

Staff Present:

Sonja Zupanec
Nadine Mourao, Recorder

Others Present:

There were five (5) members of the public in attendance

1.

CALL TO ORDER AND WELCOME
Chair Elliot called the meeting to order at 2:31 pm. She acknowledged that the meeting
was being held in territory of the Coast Salish First Nations, welcomed the public and
introduced Commission Members, Staff and Recorder.

2.

APPROVAL OF AGENDA
By general consent the agenda was approved.

3.

MINUTES - Gabriola Island Housing Advisory Planning Commission Draft Minutes
dated September 3, 2020 – for Adoption
By general consent, the Housing Advisory Planning Commission meeting minutes of
September 3, 2020 were adopted.

4.

REVIEW GABRIOLA HOUSING WORKING GROUP ENGAGEMENT PLAN
4.1

Work plan and Research Questions
Chair Elliot provided an overview of the Housing Gabriola: Options and Impacts
Public Engagement Plan and noted the following:
 Asked members to: make recommendations about the plan, if they
supported the work plan, and if they would like to send it to the Gabriola
Local Trust Committee (LTC);
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Scheduled launch date January 13, 2021;
Due to pandemic disruptions, not able to continue with original engagement
plan;
Provided plan on how questions are posed, so that they produce meaningful
and useful information, to create and modify policy;
Create way to provide series of topics that flow into broad understanding of
what affordability needs are;
Data needed to address housing affordability and the unique needs of
Gabriola’s community, while protecting sensitive ecosystems, addressing
climate emergency and focusing on Islands Trust mandate to preserve and
protect;
Using ad or article in the Gabriola Sounder, paper surveys, and dedicated
webpage with links to policy and background documents to create
education piece for community members on background information. When
they are asked how they feel they are coming from a place of knowledge;
Data collection from: https://www.discourse.org/ (where healthy
participation is rewarded), a dedicated website, online surveys and paper
survey. Analysis of data and findings reported to Housing Advisory Planning
Commission (HAPC); and
The final report will be sent to the LTC to translate consultation work into
policy and regulatory options when they are ready.

Discussion ensued and the following key points were noted by members:
 Need to address community questions on “why have engagement now
when affordable housing application before the LTC?” Challenging to
separate regulatory and policy making and current application for
affordable housing;
 Kenda, Janice, Angela and Tobi to work on reaching vulnerable community
members and those hard to house for feedback, interested in hard copies of
surveys;
 Interested in partnering with the library to use computers and give
assistance to those that have no computer access;
 In order to get to discussion forum https://www.discourse.org/ people go
through the education platform, discourse moderator may guide persons
back to the information and data if needed;
 Interested in small focus group to gather data from those who are harder to
reach;
 Interested in short background video summarizing data presented on
website; and
 Chair Elliot will forward a revised Housing Gabriola: Options and Impacts
Public Engagement Plan to Staff.
4.2

HAPC members vote whether to support in principle the approach put
together by the GHWG
Members voted in support of the approach put together by the Gabriola
Housing Working Group (GHWG).
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4.3

Provide Recommendations to the Gabriola Local Trust Committee regarding
adoption of the community-led public engagement to inform the Housing
Options and Impacts Review Project (HOIRP)
In consideration of timeline for scheduled launch date in January, members
interested in LTC consideration of accepting the proposal by Resolution Without
Meeting.
GB-HAPC-2020-001
It was MOVED and SECONDED
that the Gabriola Housing Advisory Planning Commission recommend that the
Gabriola Island Local Trust Committee accept the proposal for the community
led Public Engagement Strategy to inform the Housing Options and Impacts
Review Project and that the Gabriola Island Local Trust Committee consider
accepting the proposal by Resolution Without Meeting.
CARRIED

5.

BUDGET RESOLUTION
5.1

HAPC to consider forwarding [insert budget resolution] to the LTC with regard
to releasing expenditures from the HOIRP budget.
Members considered budget requirements for the Housing Gabriola: Options
and Impacts Public Engagement Plan and noted:
 Requesting funds for advertising and survey costs to support the
engagement plan; and
 Would like LTC authorization and support before commencing the public
engagement plan.
GB-HAPC-2020-002
It was MOVED and SECONDED
that the Gabriola Housing Advisory Planning Commission recommend that the
Gabriola Island Local Trust Committee authorize the release of up to four
thousand dollars ($4,000.00) from the Housing Options and Impacts Review
Project budget for 2020-2021. The funds would be used to cover the costs of
advertising space in the Gabriola Sounder community newspaper for public
outreach, printing of hard copies of surveys, and engagement conducted by the
Gabriola Housing Working Group, consistent with the public engagement
strategy endorsed by the Gabriola Housing Advisory Planning Commission and
in cooperation with Islands Trust Planning Staff and the Gabriola Island Local
Trust Committee consider this budget request by Resolution Without Meeting.
CARRIED

6.

QUESTION & ANSWER PERIOD OPEN TO THE PUBLIC
A member of the public noted that the words ‘engagement’ and ‘inform’ sounded a bit
like jargon and asked members to consider using different words such as ‘consultation’
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and ‘help to create/build knowledge’. Also noted the importance of accessible
language.
A member of the public recommended that there is clarity in the process for community
members that the results will be collected by the GHWG, given to the HAPC, and
forwarded to the LTC for consideration to help them develop policies and regulatory
options. Noted that plain language needed for those the engagement is intended to
reach.
7.

CHAIR ROTATION SELECTION
Chair Elliot will continue as Chair for the next meeting.

8.

ADJOURNMENT
By general consent, the meeting was adjourned at 4:03 pm.

_________________________
Tobi Elliot, Chair
Certified Correct:

_________________________
Nadine Mourao, Recorder
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Overview of Findings
The findings from the survey responses form the basis for the recommendations that follow. They
are organized by three themes: managing growth, conserving biodiversity and freshwater, and
creating affordable housing.

Managing Growth
Current projections suggest that the population could grow from the current 4425 to 6,632 if all
vacant lots, lots with potential for secondary suites, and subdividable lots on Gabriola were built-out
and occupied. This projection also assumes full year occupancy compared to the current year-round
occupancy rate of 72%. This projection excludes the lands set aside for Treaty because there is no
way of knowing the subdivision potential at this time.
The goals in the Gabriola Official Community Plan (1997) only explicitly mention the term
“growth” once – in which “gradual and appropriate” rather than “rapid” growth is to be
encouraged. The other policies and objectives speak to regulating the density that is already
permitted through zoning. Anticipating or managing new growth (except for multi-family affordable
housing) does not seem to be contemplated in the OCP.
Survey 3 (Q8) asked respondents whether they wanted to maintain the current regulations that could
result in maximum build-out or wanted to see regulations that would permit an increase in the
projected population, or a decrease. The majority of Gabriolans surveyed want regulations that would
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result in a population decrease (53%) or maintained at its current trajectory (23%). One-quarter
(24%) wish to see regulations that would result in an increase in population.
Respondents were also asked to rate policies to manage growth (Survey 3 Q6). There is comparatively
little support for maintaining the status quo. Instead, there is strong support for policies addressing
water conservation and protection, as well as support for limiting the potential for the creation of
small lots through subdivision. Almost 52% of respondents support requiring provision of affordable
housing as part of a subdivision application.
In Survey 3 Question 9, respondents were asked about for a variety of regulations that could be
implemented to manage growth or mitigate its impact. There is qualified support for all the options
presented but establishing minimum lot sizes for subdivision, requiring the inclusion of affordable
housing (supported by a housing agreement) as part of subdivisions, and regulating secondary suites
were the most often chosen options and received more than 50% support.
Over half of property owners with subdividable or adjacent lots indicated that they would
voluntarily reduce their density potential through rezoning or lot consolidation (Survey 3 Q7) on the
condition that the densities be used for affordable housing elsewhere on the island.

Biodiversity and Freshwater Conservation
The responses to Survey 2 Q2 show clear support among respondents for incorporating the concept
of biodiversity into the Official Community Plan. Although only a small number of respondents
propose using the term biocultural diversity, this term is being proposed in academic journals as a
more robust way of understanding the relationship between human culture and nature (for example
see British Ecological Society). This suggests that the concept itself needs to be clearly articulated –
for instance, delineating the difference between biodiversity or biocultural diversity, which incorporates
the role of human activity.
Survey 2 (Q 3) examined attitudes towards policies that encouraged actions versus policies that required
actions. Current OCP policies lean towards encouraging certain behaviours and applying more
prescriptive strategies (e.g., through rezoning applications or establishing DPAs) in targeted areas.
There is a clear desire among those surveyed to take a more assertive approach to protecting and
enhancing biodiversity on the island including: establishing regulations that would apply to all
property owners; and, establishing DPA to address priority conservation objectives. A need was also
expressed for more educational materials directed to increase understanding of what is possible in
each of the specific land use areas and zones.
Respondents were asked to rate their level of support for specific policies in the Coastal Douglas Fir
Toolkit (Survey 2 Q4). There is clear support for all measures to protect and enhance Gabriola’s
CDF biogeoclimatic zone. There is strong support for developing new policies which prioritize
parkland dedication at the time of subdivision if it results in protection of CDF ecosystems (95%),
establishing new Development Permit Areas to protect and restore CDF ecosystems in high priority
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areas of the island (94%), and developing new policies and regulations to protect and restore CDF
ecosystems on private properties (91%).
Survey 2 (Q 5) addressed freshwater conservation. There is strong support for the entire array of
policy options for protecting groundwater on Gabriola. There is also support for developing and
distributing informational materials to all householders and new residents. Freshwater conservation
was a constant theme throughout all three surveys and a majority of respondents indicate that they
depend on well water or a combination of well water, rainwater collection and bulk water purchases
for both potable and non-potable needs. Over 80% of respondents (Survey 3 Q13) indicate they
would consider installing a rainwater collection and storage system.
The early implementation of the BC Energy Step Code received stronger support than the Universal
Access requirements (Survey 3 Q14). Concerns are primarily around the cost implications for new
construction arising from these changes.

Affordable Housing
In Survey 1 (Q2) respondents were asked to rate the current criteria for evaluating multi-dwelling
affordable housing development proposals. Overall, the highest ranked criteria are all related to
administrative guidelines and processes as to how proposals would be evaluated and managed, with
one exception – the impact on water, waste, greenhouse gas emissions and energy use.
The lower ranked criteria are all related to infrastructure, suggesting that with the exception of the
ecological impact considerations, concerns about infrastructure such as project density, dwelling
size, etc. are of less concern than how the project was designed to meet need and managed.
Nonetheless all the criteria received more than 50% approval.
Respondents give strong to moderate support for expanding the categories of housing need (Survey
1 Q3) to include any low-income households (76%) and to include low to moderate income
households (68%).
Survey 1 (Q4, 5 &6) explored secondary suite policies and challenges to increasing stock. Currently,
secondary suites are allowed on properties larger than 2ha. Opportunities exist to expand this policy
to include properties smaller than 2ha, and to introduce a new policy allowing a flex zoning
approach targeted to specific needs for all residential properties. However, expanding the potential
to create secondary suites in all residential zones may not be the best tool to address housing
affordability given that survey responses show that property owners perceive some serious barriers
to providing secondary accommodation. Survey 1 Q4 asked those with these properties what the
barriers are to building a secondary suite on their property but did not ask them whether they would
consider doing so. The main barriers to construction of secondary suites on properties over 2
hectares / 5 acres are financial cost, responsibility of being a landlord, and the risk of reduced
privacy.
Fewer than one-third of respondents supported allowing secondary suites on properties smaller than
2 hectares / 5 acres (Survey 1 Q5 & 6). Forty-six percent (46%) felt it would be appropriate, but
3

their support came with significant caveats regarding ecological protection, limiting floor area and
lot coverage, specifying a minimum lot size, requiring rent limits to ensure affordability, and
requiring higher construction standards.
A bare majority of respondents (54%) unconditionally supported flexible zoning in residential zones,
and an additional 22% were undecided but not opposed. As with other options, a primary concern
was water and the impact on the environment. There appears to have been some confusion as to
whether or not this ‘flex’ zoning would result in increased densities.
Survey respondents (Survey 3 Q2 & 3) were asked whether they supported more flexible zoning for
commercial and institutional parcels in order to incentivize the construction of rental or market
housing units during redevelopment. There is qualified interest in this option. The support for
allowing an increased number of residential units in commercial or institutional zoned properties is
conditional on water and an assurance that the units would remain as rental units with affordability
guaranteed.

Recommendations
These recommendations place Gabriolans’ social needs – in this case, for affordable housing – within
the context of protecting Gabriola’s unique ecology. These recommendations do not follow the same
order as the survey analysis, instead we have pulled together lessons from the survey findings to
address one question: how do we protect biodiversity and freshwater resources while recognizing that
“the islands are first of all an existing community of people, and the welfare of those people, and those
who join them and come after them, must always be a primary concern of the Trust” (Islands Trust
1974 Policy document)?
The recommendations that follow are interconnected, focusing on managing growth, and conserving
biodiversity and water through policies broadly applied across the island, and affordable housing
policies focused on approaches that produce the greatest number of housing units with the least
impact on the environment and groundwater resources. These recommendations represent actions
that received strong support in the surveys. We conclude with recommendations that address how all
of this work can be accomplished.

Growth Management Strategy
Objective: to ensure that growth on Gabriola is managed and gradual, balancing human and
environmental needs to ensure long-term sustainability.
Although limited, the LTC has some tools to limit the creation of new densities and/or to ensure
any densities created support either social or biodiversity objectives or both. Managing growth must
ensure the needs of the human community are understood and addressed in the context of ensuring
biocultural diversity.
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To accomplish this, we ask the HAPC to recommend that the Local Trust Committee
establish a growth management strategy. This strategy should focus on articulating a clear
understanding of what appropriate growth would entail and implementing necessary actions to
curtail the negative impacts of subdivisions. These actions include the following:







clearly define what the OCP terms ‘gradual’ and ‘appropriate’ growth mean
implement a policy requiring all subdivision/rezoning applications contribute to an increase
in affordable housing stock
establish a new regulation to be applied to rezoning applications to permit an increase or
transfer of density only if a percentage of lots in each subdivision are protected with a
housing agreement to ensure affordability as rental units or at time of sale and re-sale in
perpetuity
establish regulations that set a minimum lot size requirement (e.g., 2 ha) for subdivisions,
and
implement policies to facilitate willing owners of subdividable or adjacent lots to voluntarily
reduce their density potential through rezoning or lot consolidation (Survey 3 Q7), under the
condition that those densities would be deposited in the Density Bank for creating
affordable housing elsewhere on the island.

Biodiversity Conservation Strategy
Objective: to ensure the recovery and long-term sustainability of our endangered Coastal Douglas-fir
ecosystem.
Survey respondents expressed strong concerns about protecting the Coastal Douglas Fir ecosystem.
However, there is currently no definition of the concept of biodiversity in the Official Community
Plan. Effectively addressing this pressing concern will require taking community-wide action. The
strategies recommended below are aimed at achieving island-wide impacts rather than relying on
case-by-case applications and a piecemeal approach and were identified as the most effective
approaches by survey respondents.
We request that the HAPC recommend a biodiversity strategy to the LTC with the following
elements:



clearly define the concept of biodiversity in the OCP, for instance, the difference between
biodiversity or biocultural diversity which incorporates the role of human activity.
implement more results-oriented regulations to protect biodiversity including:
o developing new policies and regulations to protect and restore CDF ecosystems on
private properties (e.g., restrictions on tree cutting)
o establishing new Development Permit Areas to protect and restore CDF ecosystems in
high priority areas of the island
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o developing new policies which prioritize parkland dedication at the time of subdivision,
if it results in protection of CDF ecosystems
collaborate with the RDN and other partners to:
o advocate that the Regional District of Nanaimo parks department to prioritize parkland
dedication (when it is triggered at the time of subdivision) to protect CDF ecosystems
o advocate that the RDN ensure management planning and implementation of existing
and new parklands prioritizes the protection of CDF
o require new dwellings, approved through rezoning, to be constructed to meet BC Energy
Step Code Requirements, and to consider extending this requirement to all new
construction, including commercial, institutional and multi-family developments, and
o develop a public education program to encourage homebuilders and owners to apply
Universal Design principles when designing new homes.

Freshwater Conservation Strategy
Objective: to ensure the protection and sustainable management of freshwater resources.
Freshwater conservation was a constant theme throughout all three surveys. There was strong
support from survey respondents for the entire array of water policy options.
We ask the HAPC to recommend an aggressive groundwater protection strategy to the
LTC, with the following components:


implement new policies requiring that subdivisions and redevelopment of residential properties
meet higher water conservation standards by:
o establishing new proof of water regulations requiring that new subdivisions exceed the
provincial minimum standard
o establishing new regulations requiring rainwater collection and storage for new
residential development
 establish new regulations that would require groundwater monitoring and data collection for
new commercial, industrial, institutional and multi-family developments
 advocate to the RDN to increase the capacity of the current Rainwater Harvesting Rebate program
to meet demand
 develop policies and regulations that require retention of forests and watershed ecosystems to
promote groundwater recharge, and,
 develop and distribute informational materials to all householders and new residents regarding
water conservation activities that individual households can undertake, (for instance, see the Salt
Spring Island Water Stewardship initiative https://saltspringcommunityalliance.us17.listmanage.com/track/click?u=1953e744e01bd7cb2f320440c&id=a218ee1760&e=1f0b9beedb)
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Affordable Housing Strategy
Objective: to ensure a timely supply of affordable, appropriate housing that meets the needs of
Gabriolans in a way that minimizes impacts on biodiversity and freshwater sustainability.
Ensuring a supply of affordable, appropriate housing will require a strategy that provides the
required number of units in a way that has the least impact on biodiversity and water. To do this we
recommend an affordable housing strategy that prioritizes multi-unit projects appropriately sited and
located, along with targeted activities for dispersed accommodation to address specific needs (e.g.,
elder care, extended family accommodation).
We ask the HAPC to recommend the following actions to the LTC to achieve housing,
biodiversity and water objectives:


set housing targets and timelines by identifying the number and proportion of units to be
achieved through multi-unit projects and through targeted dispersed initiatives such as
secondary suites, mixed commercial/residential and flex zoning (implementation is
addressed in the Governance section following)

Strengthen multi-dwelling proposal criteria. The following actions should be taken to ensure that the
criteria for assessing multi-dwelling proposals meets the needs of low to moderate income
households, is effectively and fairly managed, and has the lowest possible impact on the
environment and water.
To achieve this, we ask the HAPC to recommend to the LTC, the following actions:







expand the housing need criteria to include any low-income households and low to
moderate income households by adjusting the affordability definition as necessary.
retain current requirements for housing agreements for affordable housing
add a provision to allow a mix of affordable and market options to ensure project viability
review the literature regarding the provision of common areas such as kitchen and recreation
facilities in multi-dwelling projects and include in multi-dwelling proposal criteria and in
housing agreements requirements, if warranted
remove the requirement that multi-dwelling affordable housing for low-income families are
to come only from banked densities (see recommendations for Managing Growth above).

Revise secondary suite policies to target housing that addresses specific needs (e.g. distributed housing, worker
housing, caregiver housing). Currently efforts to ensure rental housing rely on the regulation
allowing secondary suites on properties of 2 ha or larger. If all parcels were developed with
secondary suites, it would increase the rental housing stock but would not guarantee affordability.
Therefore, creating policies to allow secondary suites on properties smaller than 2ha, and to allow
flex zoning for all residential properties must be considered carefully. There are three issues that
must be addressed. First, survey responses showed that property owners perceived some serious
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barriers to offering secondary accommodation, therefore, there is no way to guarantee that property
owners will create the necessary stock, nor that it will be affordable. Second, expanding the potential
to create additional secondary accommodation on properties smaller than 2 hectares may create an
increased environmental burden on biodiversity and water conservation. Finally, allowing flexible
zoning to meet household needs (such as the need for caregiver, or family member accommodation)
will be difficult to oversee.
In consideration of these challenges, we ask the HAPC to recommend to the LTC, the
following actions:







retain the current policies regarding secondary suites on properties 2 ha or larger but explore
the implications of reducing the upper limit to allow secondary suites on properties of 1 ha
to 1.99 ha. To address ecosystem and freshwater conservation conditions, all building permit
applications must meet water, sewage and energy conservation objectives
given property owners concerns about the responsibilities of being a landlord, advocate with
the RDN (responsible for affordable housing within the RDN) to create or build on existing
tenant/landlord support programs which may encourage more property owners to create
secondary accommodation
replace the term “secondary suite” with “secondary accommodation” to more accurately
reflect the full range of secondary accommodation options (e.g., suite, detached cottage, etc.)
explore flexible zoning to meet targeted housing needs in residential zones. Flex zoning
could be a way of creating increased capacity to provide caregiver and family member
housing and had strong conditional support in the survey. The challenge with this option is
to ensure that the accommodation is used for the intended purpose (e.g., caregiver, family
member) rather than becoming part of the existing illegal accommodation stock. To address
this, we recommend that flexible zoning in residential zones be conditional on having a
mechanism in place to ensure the prescribed usage (e.g., Temporary Use Permit).

Increase housing units in commercial and institutional zoned properties. Currently, only one housing unit is
permitted per commercial parcel and no units are allowed in institutionally- zoned properties.
Increasing housing availability in existing and new developments may address the needs of workers,
and one and two person households.
We ask the HAPC to recommend the following actions to the LTC:





explore options to increase the number of residential units for commercial zoned properties
including transferring densities and increasing densities contingent on water, sewage and
environmental considerations and that units would remain as rental units (rather than strata
title market units)
extend the policy to include institutionally zoned properties, and
require the property owner to sign a housing agreement assuring that units will remain as
rental units with a mix of affordability guaranteed.

8

Governance, Oversight and Public Education. The Local Trust Committee can implement policies and
regulations to address managed growth, biodiversity and water conservation objectives but it has no
mandate or capacity to oversee the implementation of an environmentally responsible housing
affordability plan. Implementing these strategies will require the time of Trust planners as well as the
capacity to monitor the impacts of policy changes, track progress and recommend course corrections.
These latter activities are outside the scope of the planners’ duties. Accomplishing the objectives
outlined above will require funding and the governance capacity to oversee this project.
As mentioned earlier in this report, this public engagement process would have cost over $70,000 to
conduct had the individuals on the committee, the majority of whom worked for free, billed for
their time. If the Islands Trust is truly committed to protecting biodiversity, conserving freshwater
and addressing affordable housing, it will need to commit multiyear funding to ensure the important
objectives outlined above are met. This is not a burden that falls solely on the Trust, but the Trust
must exercise leadership in getting other partners to the table to contribute their fair share.
The success of the implementation of the growth management, biodiversity, water conservation and
affordable housing strategies will require resources, governance, oversight, and evaluation.
To achieve this, we ask the HAPC to recommend the following actions to the LTC:





establish a Housing Affordability and Managed Growth Planning Commission made up of
volunteer commissioners appointed by the LTC and supported by a paid consultant, and LTC
staff. The Commission would be responsible for overseeing the implementation of the four
strategies (growth management, biodiversity, freshwater conservation, and housing affordability)
and ensuring the work is aligned with the ongoing work on reconciliation and climate change.
Its responsibilities would include:
o planning and administering different aspects of the strategies (for instance, if there are
housing agreements that need to be monitored, how would that occur)
o setting targets and timelines in consultation with the LTC
o evaluating progress so the LTC will know when the strategic objectives have been
achieved and to what degree (e.g., hectares of CDF ecosystem protected, units of housing
created)
o providing ongoing public information to increase public knowledge, and
o implementing public engagement activities as the strategies are developed and rolled out
work in collaboration with the RDN (the body responsible for the regional housing strategy)
and other community partners to acquire the necessary resources to staff this initiative, and
explore the option of a tax requisition to finance this initiative (through both the Local Trust
and RDN).
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Proposed Policy and Regulation Potential Impact Table
The table below evaluates the potential impact of each of the major policy and regulatory actions
outlined in the strategies above. The ratings (H=high; M=medium; L=low; NA= not applicable) refer
to each initiative’s likelihood of achieving the desired strategy objectives.

Recommended
Policy/Regulation

Impact Areas
Biodiversity
Conservation

Managing Growth

Policy requiring new
subdivisions to contribute to
affordable housing
Set minimum lot sizes for
subdivisions
Voluntary density reduction
program

Biodiversity & Water
Conservation

CDF policies applied to
private properties
New DPAs for CDF priority
areas
Prioritize parkland
dedication that protects CDF
forests
Increase subdivision &
residential redevelopment
proof of water requirements
Rainwater collection
requirement for new
construction
Groundwater monitoring –
commercial, institution,
multi-family
Forest/watershed retention
policies and regulations
Water Conservation Public
Education
BC Energy Code
requirement for new
construction as part of a
rezoning

Freshwater
Conservation

Increased
Affordable
Housing

H

H

H

H

H

NA

H

H

NA

H

H

NA

H

H

NA

H

M

N/A

NA

H

NA

NA

H

NA

NA

M

NA

H

H

NA

L

M

NA

M

M

NA
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Biodiversity
Conservation

Freshwater
Conservation

Increased
Affordable
Housing

Housing
Set affordable housing
targets
Strengthen multi-dwelling
proposal criteria
Focus secondary suite
regulations on targeted need

NA

NA

H

NA

NA

H

L

M

H

Flex zoning for Targeted
Need
Increase housing units on
commercial/institutionalzoned lots

NA

NA

M

NA

NA

M

Table xx:
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Gabriola Housing Options and
Impacts Review Project

Engagement Strategy – DRAFT February 2020
The purpose of this engagement strategy is to answer the question “What do we need to do to make this
project successful?”. This document is intended to assist the Gabriola Island Local Trust Committee (LTC),
planning staff at the Islands Trust and the Gabriola Housing Advisory Planning Commission (HAPC) with
identifying engagement approaches, topics for discussion and measures to evaluate the success of the
Housing Options and Impacts Review Project.

INTRODUCTION
Project Description
In early 2019 the Gabriola Island Local Trust Committee (LTC) committed to a multi-year land use
planning review project on Gabriola Island called the ‘Housing Options and Impacts Review Project’. The
goal of this project is to develop new policies and regulations that will promote an increase in housing
options on Gabriola Island, coupled with a high level of protection of the island’s groundwater supply,
remaining biodiversity and sensitive ecosystems. Ideally, affordable, appropriate, and adequate housing
should be available for Gabriola residents of all abilities, incomes, lifestyles and household sizes. The
parameters for this housing initiative include the Islands Trust commitment to preserve and protect the
unique and fragile environment of the island communities; address the climate emergency (passed
March 2019); address First Nations core concerns and accordance with the Reconciliation Declaration
(passed March 2019) and the Reconciliation Action Plan 2019-2022 (passed June 2019).

This project builds on work by community groups and local governments over the last two decades,
attempting to promote a greater diversity of housing options to meet the needs of residents, while
protecting the island’s natural environment and cultural heritage. An extensive compendium of housing
related documents and knowledge will continue to be reviewed as part of this project, including the
Gabriola Wellness Collaborative Family Action Plan, Gabriola Island Chamber of Commerce Strategic
Plan and Village Vision Project Final Summary Report.

ROLE OF THE HAPC
The Housing Advisory Planning Commission (HAPC) is a commission of 8 community volunteers,
appointed by the LTC to assist with this project. The HAPC will have a hands-on role in creating and
implementing engagement activities in the community under the direction of the LTC and coordinated
by Islands Trust staff. This will include facilitating discussions and hosting community events. The HAPC
will review summary documents from the engagement sessions prepared by Islands Trust staff, and
provide the LTC with recommendations on options and potential next steps. The HAPC may request that
the LTC consider access to Advisory Planning Commission (APC) membership for focus groups and test
engagement sessions.
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Key Activities
The project would be implemented in four key phases over the next four years. The first phase, “Laying
the Groundwork”, will establish a foundation of critical technical information on four main themes and
ensure ample community dialogue and discussion. The second phase, “Exploring our Options” is
intended to support a series of comprehensive community and stakeholder engagement opportunities
over the course of a year, evaluating specific options to address housing affordability, protection of the
natural environment, cultural heritage, and an increase in housing diversity. The third phase, “Exploring
our Future”, will translate the identified options from Phase two, into concrete policy or regulatory tools
that could be included in the Gabriola Island Official Community Plan and Land Use Bylaw. The final
phase, “Walk the Talk” includes the formal bylaw amendment and review process, which would result in
the adoption of new policies and regulations in support of the four project themes.
The tangible deliverables of this project will be:







updated or new Official Community Plan policies addressing diversity of housing options, offreserve indigenous housing needs, protection of the natural environmental and groundwater
resources;
updated or new Land Use Bylaw regulations that regulate land use, subdivision, density, siting,
setbacks, landscaping and height on Gabriola Island;
Background reports that supply technical information and analysis, in response to issues and
concerns brought forward from the community during the public engagement activities;
Increased awareness and clarity on how the private, not-for-profit or government sectors can
develop housing options and/or deliver housing support services or on the Island;
A groundwater sustainability strategy that helps identify recharge areas that should be
protected from development, aquifer vulnerability, relevant climate change scenarios and low
risk development areas on the island.

VALUES AND PRINCIPLES FOR ENGAGEMENT
Values and principles are fundamental norms or rules that guide the perspective of an organized group
of people, as well as their actions. The Engagement Strategy is built upon the following Guiding
Principles of the Islands Trust:







The primary responsibility of the Islands Trust Council is to provide leadership for the
preservation, protection and stewardship of the amenities, environment and resources of the
Trust Area.
When making decisions and exercising judgment, Trust Council will place priority on preserving
and protecting the integrity of the environment and amenities in the Trust Area.
Trust Council will seek information from a broad range of sources in its decision-making
processes, recognizing the importance of local and traditional knowledge in this regard.
Trust Council believes that to achieve the Islands Trust object, the rate and scale of growth and
development in the Trust Area must be carefully managed and may require limitation.
Trust Council believes that open, consultative public participation is vital to effective decision
making for the Trust Area.
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The Engagement Strategy places a high value on:

Inclusion
The strategy seeks to ensure that every voice can be heard in an authentic way, and to create
opportunities for people to contribute when, where and how they feel most heard. As a key element of
this, the strategy acknowledges the priority interest of First Nations in this and all processes. The First
Nations Engagement Principles of the Islands Trust shall apply.

Respect
The strategy seeks to ensure that every voice is treated equitably, and the feelings, rights and traditions
of others are honoured through the engagement process. Input from the engagement will be wholly and
broadly considered.

Community Voice
The Strategy will result in an engagement process that shares relevant and accurate information in order
to increase the self determination of the community so they can better express their diverse interests,
needs and perspectives in the housing project.

Innovation
The options and mechanisms for engagement will provide a range of ways for citizens and stakeholders
to effectively participate in this project. Likewise, the strategy encourages innovation from participants
as it seeks input around the identified issues, and encourages new approaches in how housing issues
may be considered on Gabriola.

Wholly and Equitably Informed
The strategy seeks to ensure that anyone and everyone has access to relevant information on the issues
related to this project and around the engagement process itself. Importantly, the strategy will ensure
relevant information is available in a variety of ways and through multiple sources.

Engagement as an Ongoing Process
This strategy, developed to meet the specific needs of the Housing Options and Impact Review
process, will also provide a foundation for ongoing and future engagement on Gabriola on issues that
the Local Trust Committee considers.

PRIORITY ENGAGEMENT THEMES
The priority of the Housing Options and Impacts Review Project is to address the housing crisis on
Gabriola Island through the development of policies and regulations that will promote an increase in
housing options. These policies and regulations must also be developed within the context of the Trust’s
‘preserve and protect’ mandate, the need for careful stewardship of water resources, and the climate
emergency as outlined in the following Priority Engagement Themes:
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1. Housing Diversity and Affordability
The population of Gabriola has increased and diversified over time, in almost every demographic
indicator – age, gender identity, community of origin, and economic stability. At the same time, various
factors have combined to limit or reduce the inventory of housing options that are suitable to meet
current needs. Future forecasts suggest that the current condition will only be exacerbated unless
changes are made to increase the diversity of options and, in some cases, amount of housing available.
Increasing the diversity of housing options, especially secure and affordable rental housing, is a central
theme to this project.

2. People at Risk
The most vulnerable people in our community are often the most impacted by the lack of appropriate
housing options. We know that the number of under-housed and homeless is significant, and that those
people are most at risk because of lack of appropriate housing. Many are already dealing with physical
and mental health and substance use issues that may preclude them from securing safe and appropriate
housing. These are the people in our community who may benefit most from secure housing, but are
least able to find and retain it. The number of people in our community at risk is growing, and the
impact to Gabriola is borne by all residents. Ensuring the entire spectrum of housing (from emergency
housing to market ownership) is represented on Gabriola Island is a central theme to this project.

3. Environment and Cultural Heritage
The project will evaluate potential impacts of increased housing options to Gabriola’s natural
environment as well as cultural sites and archaeological resources. Land use decisions will be
informed by First Nations core concerns and knowledge and be reflective of preserving and
protecting Indigenous cultural heritage and sacred sites.
A.

Climate Emergency
The Islands Trust Council has joined thousands of governments around the world declaring a
climate emergency with a goal to “pursue an absolute reduction in greenhouse gas emissions in
this very special area”. Accordingly, every Islands Trust project must be carried out with a view
to minimizing the project’s impacts on the climate. In the context of housing, this may require
that any new construction demonstrate the highest standards of energy efficiency and water
conservation.

B.

Protecting Aquifers
For all the islands in the Salish Sea, including Gabriola Island, the impacts of a changing climate
mean serious threats to our already limited aquifers. Recent groundwater studies for Gabriola
Island suggest that some areas of the island have already exceeded the capacity of the aquifers
and critical recharge areas are being developed instead of being left in a natural state.
Rainwater harvesting and grey water re-use should be used to the full extent possible under
regulations existing at the time of construction.

C.

Protecting Biodiversity
The United Nations Convention of Biological Diversity (AICHI) set targets of 17% of terrestrial
areas to be protected by 2020. This figure has not been achieved by the Gabriola Island Local
Trust Area, as less than 13% of terrestrial areas have been protected to date. Protection of
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biodiversity in the Gabriola Trust Area will require much higher levels of land conservation and
more robust land use planning tools to minimize loss of species and to be able to allow for
resilience of ecosystems to threats like climate change.

PURPOSE OF ENGAGEMENT
The primary reason for public engagement is to inform the LTC’s decisions to amend the Gabriola
Official Community Plan and/or Land Use Bylaw. In order to make an informed decision, the LTC is
committed to consulting with the community to build relationships in the community and involving the
stakeholders in order to building the capacity of our community to understand the decision(s).

THE ENGAGEMENT QUESTION
The engagement question is important for motivating widespread participation in the engagement
process. The following question includes specific language of at-risk communities and aligns it with the
priority engagement themes:

“How might we amend Gabriola’s OCP policies and/or LUB regulations
to fulfil our obligations to our community and the unique natural
ecology in which we all live, by allowing a range of affordable,
accessible housing options in accordance with water and climate
change imperatives set by Islands Trust?”
THE ENGAGEMENT PROCESS
See Attachment 1. Table which outlines:
1. Which phases of the project will rely on INFORM, CONSULT or INVOLVE engagement styles;
2. What activities and methods will be used to engage the community; and
3. What information and resources are required to support understanding and authentic
participation in the engagement.

EVALUATION OF THE ENGAGEMENT
The strategy proposes an evaluation framework (DRAFT TO BE DEVELOPED) that considers the breadth
and depth of engagement from both objective and subjective perspectives. At a high level, the
evaluation process should include:
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1. Evaluation sessions to examine, diagnose, discuss, and dialogue the cause-and-effect links and
assumptions regarding the engagement process, outcomes, and intended and unintended
consequences and impacts;
2. A plan to organize and allocate resources for total evidence-based evaluation of the
engagement process (who was engaged, how many, number of responses, depth and quality of
responses);
3. Incorporation of lessons learned to be included in future engagements;
4. Development of an ongoing engagement strategy to support current and future LTC processes
and projects.
Ensuring the validity of the engagement process will be critical in supporting the decision making
process. Likewise, understanding how effective the engagement strategy has been, including the
approach and tools used, will provide vital information to support ongoing engagement on Gabriola
around housing and other issues.
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