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REPORTS
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Gambier Island Local Trust Committee
Minutes of Regular Meeting
Date:
Location:

April 1, 2021
Electronic Meeting

Members Present:

Sue Ellen Fast, Chair
Kate-Louise Stamford, Local Trustee
Dan Rogers, Local Trustee

Staff Present:

Heather Kauer, Regional Planning Manager
Jaime Dubyna, Island Planner
Marnie Eggen, Island Planner (part)
Bronwyn Sawyer, Planner 2 (part)
Wil Cottingham, Administrative Assistant
Diane Corbett, Recorder

Also Present:

Members of the Public – 3

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 Fast called the meeting to order at 10:30 am. She acknowledged that the meeting was
being held in territory of the Coast Salish First Nations.
Chair Fast introduced trustees and staff in attendance.

2.

APPROVAL OF AGENDA
The following addition to the agenda was presented for consideration:


10.1 FLNRORD response to Gambier Island Community Association regarding New
Brighton Dock, dated March 26, 2021

By general consent the agenda was approved as amended.
2.1

Rise and Report - regarding Closed Meeting held February 4, 2021
Chair Fast reported that at the February 4, 2021 closed meeting the Local Trust
Committee passed a motion about Woodlot 0039 on Crown land.

3.

REPORTS
3.1

Trustee Reports
Trustee Stamford reported on the following:

Gambier Island
Local Trust Committee Minutes
April 1, 2021

DRAFT

1

4

DRAFT







Involvement on Regional Planning Committee, including discussion of land
development fees, and planning department review.
Nomination to participate on Islands Trust Water Sustainability Strategy
Roundtable; the initiative has met once and has several meetings planned; aims to
develop approaches that better protect water resources on the islands.
Membership on Financial Planning Committee; presented final proposed budget for
consideration of Trust Council on March 10, which was passed.
Attendance at informative update of Cumulative Affects Assessment pilot project of
FLNRORD; learned about stewardship baseline assessment tools.
Attendance at Ocean Watch Action Committee and representation on West
Vancouver Coastal Marine Management Plan.
Gambier Island New Brighton Dock Committee met with Director Hiltz and Alternate
Director Berry to understand taxation through the Regional District and how it could
relate to potential funding opportunities for New Brighton dock.

Trustee Rogers reported on the following:
 Participation on the Programs Committee overseeing a review of the Trust Policy
statement, governing document for the organization.
 Thanks to members of the Gambier Local Trust Area for participating in the survey
on the budget.
 Executive Committee annual meeting with Bowen Island Council regarding what is
going on and how the organizations can work together
 Meeting with SCRD Communications Manager; made point about the importance of
consulting islanders on issues that affect islanders. There are a few decisions SCRD is
working on where there is no outreach. SCRD received a grant to develop a
community wildfire protection plan; it is intended to cover off Gambier, Keats and
Thormanby; it was not funded to do work on the ground, but the islands will be
covered by the scope of the plan.
 Attendance at February 25 meeting with representatives of the review group of the
Squamish First Nation, staff and representatives who do the referral work. Spoke
specifically about Keats Shoreline Protection Project and referrals around that, also
about how referrals work. Thanks to the Senior Intergovernmental Policy Advisor for
setting that up.
 Attended a virtual meeting about the Policy Statement review, where there was a
presentation about the current state in the Trust Policy Statement review; there
were over 100 attendees.
 Trust Council passed the budget, and made a motion regarding the Trust Policy
Statement.
 Participated in Trust Council meeting regarding three First Nations on Salt Spring
where there was discussion on perspectives on engagement with First Nations.
 Attended meeting with the Minister of Municipal Affairs and Housing and senior
staff on March 18, where authority over tree cutting bylaws and how it plays out at
the local level was discussed.
 Work with fledgling Keats Island conservation group; people are keen to work on a
variety of issues; ecosystem protection, access to lands and native species work.
Linked the group with Sunshine Coast Conservation Association. Ruth Simons of
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3.2

Howe Sound Biosphere Region Initiative attended meetings, assisting with
connectivity, advice and information.
Howe Sound Community Forum will be held April 23; Gambier Local Trustees will be
attending.

Chair's Report
Chair Fast reported on:
 Meeting with Bowen Council: Trustee Fast is on both organizations, as Councillor
and Islands Trust Vice Chair. Discussion of the policy statement, OCPs,
reconciliation, and planning practices.
 Reports on Islands Trust work on reconciliation, from Trust Council agenda, were
included in this agenda for information (section 15). Sign up online for updates.
 Islands Trust is providing support for the Howe Sound Community Forum.

3.3

Electoral Area Director's Report – None
Trustee Stamford announced the SCRD had passed their budget; Area F islands would be
looking at an almost 20% increase in rural property tax.

4.

DELEGATIONS – none

5.

TOWN HALL
Chris Phillips, Keats Island, commented on the “Torgerson situation” on Gambier (restricted
development with three grandfathered dwellings on a lot), noting there is a tendency towards
gentrification in the islands, and that Trust Council should be careful to avoid doing things that
promote that.
Mr. Phillips commented on the Keats Island Shoreline Protection Project and stated that the
suggested permitted siting of docks to extend 30 m from the natural boundary of the sea would
not even get into the low tide line. Mr. Phillips remarked the required permit to cut down one
native tree seemed excessive. He perceived the rules on maintenance of a cedar hedge seemed
to prevent owners from regular topping of trees for maintenance of views.

6.

MINUTES
6.1

Local Trust Committee Meeting dated February 4, 2021
By general consent the Local Trust Committee meeting minutes of February 4, 2021
were adopted.

6.2

Local Trust Committee Public Hearing Record dated February 4, 2021
The Public Hearing Record on Bylaw No. 152 was received.

6.3

Section 26 Resolutions-Without-Meeting Report dated March 23, 2021
The Section 26 Resolutions-Without-Meeting Report dated March 23, 2021 was
received.

6.4
7.

Advisory Planning Commission Minutes – none

BUSINESS ARISING FROM MINUTES
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7.1

Follow-up Action List dated March 23, 2021
Received.

8.

APPLICATIONS AND REFERRALS
8.1

GM-RZ-2020.1 (Torgerson - 1040 Taki-Te-Si Road, Gambier Island)
Planner Sawyer gave an overview of the memo on GM-RZ-2020.1, reporting to the LTC
on steps taken since the resolution of the last LTC meeting, that staff relays information
and has further discussions with the applicant. The applicant had provided a letter on
some of the topics discussed, and noted an interest in working with staff and the LTC
with consideration to shoreline protection.
The applicant, who was present, indicated uncertainty about what they could do to
meet environmental criteria, and requested clarification about what the LTC would want
or expect regarding a benefit/community amenity to Islands Trust. The applicant
explained the reasoning for the request to add 300 square feet to the existing cabin was
within the setbacks and would be the best location for the expansion; moving it to the
back forest would have environmental impact on the property and the mature forest.
Extensive discussion ensued. Points raised by trustees included:
 Trustees are not in a position to negotiate with an applicant.
 Applicant could look at covenants to protect forested area from further clearing and
development.
 There are a few developments on Gambier that existed before the Trust that
represent a different type of community and not necessarily as supported as they
could be. Want to accommodate existing structures on these very few lands, and
don’t want to see an opportunity for overall density increase. Want to see from staff
a way of accommodating these two aspects. Look at the environmental impact of a
single large dwelling versus three small older buildings; the impact is also social.
Observation of a trend that families are being pushed out and larger homes are
being built. Those big homes are allowed to be constructed in these areas, and are
very impactful on the environment and the community as a whole.
 Appreciation for receiving comments from neighbour (submitted by applicant).
 The application is asking the LTC to do spot zoning, not a good practice, unless the
LTC thinks there is a benefit to the island that would make it worthwhile to do it.
Concern about the precedent that spot zoning would set. Concern that spot zoning
is not a good use of taxpayers’ money; better to look at zoning island-wide.
 The rezoning process is relatively extensive work requiring public hearings and staff
time. Concern about the possibility of proceeding with a rezoning process that may
not be acceptable in the end.
 Inquiry as to whether climate change and sea level rise had been part of the
conversation with the applicant and whether it would be incorporated in the plans.
 There is a Gambier OCP review in process. Would the applicant like to get involved
in that process, to give input and learn about that process? However, the issues of
this application are mostly related to what the Land Use Bylaw provides.
 Suggestion to defer this matter. Applicant was encouraged to continue to talk to
staff to consider and explore options within the current zoning.
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Chair Fast thanked the applicant for attending and invited the applicant to ask questions
of staff and get involved with processes happening within Islands Trust, such as the
Trust Policy Statement update.
9.

LOCAL TRUST COMMITTEE PROJECTS
9.1

Gambier Island Official Community Plan Review
Planner Eggen reviewed the interim staff report on the Gambier Island Official
Community Plan review and requested direction from the Local Trust Committee on the
desired level of involvement of a consultant in the OCP Review Project.
Regional Planning Manager Kauer spoke to proposed consultant involvement options,
with budget and timelines outlined in a chart within the staff report.
Discussion ensued. Points included:
 Would be content if staff wants to do the review by themselves. Imagined that is
what the regional planning team would do. Would be okay with whatever staff
needs to work with. Might need to send the First Nations piece and public
consultation piece to consultants.
 Have always thought in terms of the regional planning group saying here is a
template of how we are moving forward on OCPs. Thought Gambier was a good
starting point, as residents are not as invested in the OCP as maybe more developed
islands are.
 Difficulty in using an Advisory Planning Commission due to the make up of Gambier
island community and associated challenges with transportation/mobility; a working
group gives more flexibility.
 Challenge: how forestry fits in Gambier. The LTC does not have appropriate wording
or focus required in order to respond to concerns from the community about where
forestry is going on the island. The OCP would not be able to solve this problem.
 Don’t worry about mail outs, but focus on electronic engagement. This island
doesn’t have an ability to get together, except in small groups. It is very difficult to
engage the entire island. No opinion on consultants.
 More in favour of hearing from staff on issues.
 Openness to idea of using a consultant for First Nations engagement.
 First Nations do not necessarily want to invest in a relationship with a consultant.
First Nations engagement is about relationship building.
 A number of LTCs in the southern islands have incorporated language regarding First
Nations in their OCPs.
 SCRD may be doing a dock review; there is an opportunity and challenge in dealing
with docks. Don’t know how it fits, so leave for now.
Staff will follow up.

9.2

Gambier Associated Islands Streamside Protection and Riparian Areas Development
Permit Areas Project
Island Planner Eggen outlined points and recommendations from the staff report on
Gambier Associated Islands Streamside Protection and Riparian Areas Development
Permit Areas Project and Bylaw Nos. 145, 146, and 147.
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Referral responses were as follows: Ministry of Transportation and Infrastructure
interests not affected; Squamish First Nation had no concerns on Bylaw 147 and did not
comment on Nos. 145 and 146.
Staff had prepared two guides, one for Bowyer and one for Anvil and South Thormanby,
with a plain language summary of the bylaw amendments that could be sent to owners
in advance of a Community Information Meeting and Public Hearing. Staff was
encouraged to include a map for South Thormanby, not included in the draft guide; a
correction to the graphic on page 93 of the agenda was noted.
GM-2021-010
It was MOVED and SECONDED,
that the Gambier Island Local Trust Committee amend Bylaw No. 145, cited as “Gambier
Associated Islands Official Community Plan, 2009, Amendment No. 1, 2017”, by
reformatting the reference “485.1” to “485(1)” in item 2.4.
CARRIED
GM-2021-011
It was MOVED and SECONDED,
that the Gambier Island Local Trust Committee Bylaw No. 145, cited as “Gambier
Associated Islands Official Community Plan, 2009, Amendment No. 1, 2017”, be read a
second time, as amended.
CARRIED
GM-2021-012
It was MOVED and SECONDED,
that the Gambier Island Local Trust Committee amend Bylaw No. 146, cited as “Bowyer
and Passage Islands Land Use Bylaw, 2011, Amendment No. 1, 2017”, item 2.1 by:
a. Removing “Section 7” and replacing with “Section 6” in the first Information Note;
b. Reformatting subsection 8.1(2)(a) into a list;
c. Removing all occurrences of “high water mark of a stream” and replacing with
“stream boundary”;
d. Correcting any typos;
e. Adding the word “parcel” before the words “boundary is being created for an
ecological reserve...” in subsection 8.1(4)h); and
f. Correcting section reference by removing “9.3(2)” and replacing with “8.1(2)” in
subsection 8.1(4)k).
CARRIED
GM-2021-013
It was MOVED and SECONDED,
that the Gambier Island Local Trust Committee Bylaw No. 146, cited as “Bowyer and
Passage Islands Land Use Bylaw, 2011, Amendment No. 1, 2017”, be read a second time,
as amended.
CARRIED
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GM-2021-014
It was MOVED and SECONDED,
that the Gambier Island Local Trust Committee amend Bylaw No. 147, cited as “Gambier
Associated Islands Land Use Bylaw, 2013, Amendment No. 1, 2017”, as follows:
a. Items 2.3, 2.4, and 2.5 are amended by removing the words “removing the following
text” and replacing with “deleting the text in its entirety”;
b. Item 2.3 is amended by reformatting the replacement text for subsection 9.1(2)(a)
into a list;
c. By removing all occurrences of “high water mark of a stream” and replacing with
“stream boundary”;
d. By adding the word “parcel” before the words “boundary is being created for an
ecological reserve...” in subsection 9.1(4)h).
e. By correcting any typos.
CARRIED
GM-2021-015
It was MOVED and SECONDED,
that the Gambier Island Local Trust Committee Bylaw No. 147, cited as “Gambier
Associated Islands Land Use Bylaw, 2013, Amendment No. 1, 2017”, be read a second
time, as amended.
CARRIED
GM-2021-016
It was MOVED and SECONDED,
that the Gambier Island Local Trust Committee request staff to schedule a community
information meeting and a public hearing during the May 27, 2021 regularly scheduled
business meeting for proposed bylaw Nos. 145, 146, and 147.
CARRIED
GM-2021-017
It was MOVED and SECONDED,
that the Gambier Island Local Trust Committee request staff to distribute the Riparian
Areas Protection Guides, as amended, to property owners of Bowyer, Anvil and South
Thormanby Islands prior to the scheduled community information meeting.
CARRIED
Chair Fast recessed the meeting at 12:50 pm.
Chair Fast recalled the meeting to order at 1:20 pm.
9.3

Keats Shoreline Protection Project
Planner Dubyna presented an overview of the staff report on Keats Island Shoreline
Protection Project ‘Phase 3’ – Draft Bylaw No. 153 to amend the Keats Island Official
Community Plan (OCP) Bylaw No. 77, and Draft Bylaw No. 154 to amend the Keats Island
Land Use Bylaw No. 78 (LUB).
Staff recommended forwarding the draft bylaws to First Nations for review and
comment and did not recommend first reading at this time.
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Extensive discussion ensued, with Planning staff responding to trustee inquiries,
comments, and suggested edits.
GM-2021-018
It was MOVED and SECONDED,
that the Gambier Island Local Trust Committee direct staff to forward Draft Bylaw Nos.
153 and 154 to Squamish Nation and Tsleil-Waututh Nation for early review and
comment.
CARRIED
10.

CORRESPONDENCE
(Correspondence received concerning current applications or projects is posted to the LTC
webpage)
10.1

FLNRORD response to Gambier Island Community Association regarding New Brighton
Dock, dated March 26, 2021
Trustees and staff discussed correspondence from FLNRORD to the Gambier Island
Community Association, dated March 26, 2021, regarding current developments
pertaining to the New Brighton dock facility.
GM-2021-019
It was MOVED and SECONDED,
that the Gambier Island Local Trust Committee request staff to determine the status of
the applications referenced in the March 26, 2021 letter from FLNRORD to the Gambier
Island Community Association.
CARRIED

11.

NEW BUSINESS
11.1

Climate Change Mitigation and Adaptation – No discussion

11.2

Sunshine Coast Regional District Grant in Aid – Fire Protection Groups
Trustee Rogers pointed out that various island communities have fire groups trying to
develop their ability to prevent and combat fires if they occur, and that the Sunshine
Coast Regional District had developed a policy that excluded from grants-in-aid
equipment for fire suppression and prevention. Discussion ensued.
GM-2021-020
It was MOVED and SECONDED,
that the Gambier Island Local Trust Committee request the Chair prepare
correspondence to the Sunshine Coast Regional District urging that they reverse their
policy that excludes fire prevention and equipment from rural grants-in-aid.
CARRIED

11.3.

Artificial Reef Society of BC - New Marine Habitat Enhancement Proposal - Howe
Sound - Request for Comment
Correspondence was received, dated March 26, 2021, from the Artificial Reef Society of
BC requesting comment on a proposed initiative to place a replica of the CH-124 Sea
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King helicopter on the flight deck of the sunken HMCS Annapolis at Halkett Bay
Provincial Marine Park.
Discussion ensued. Points included:
 need for community engagement to learn about impacts of the Annapolis project on
the community, as well as the community response and issues;
 the project was controversial when it was installed;
 clarify Islands Trust policies opposing artificial reefs.
GM-2021-021
It was MOVED and SECONDED,
that the Chair reply to the letter from the Artificial Reef Society of BC indicating current
Islands Trust policy and an invitation to get involved in the Policy Statement update.
CARRIED
12.

REPORTS
12.1

Trust Conservancy Report dated January 26, 2021
The Islands Trust Conservancy Report to Local Trust Committees and Bowen Island
Municipality, dated January 26, 2021 was received.
Trustee Stamford reported that:
 Islands Trust Conservancy (ITC) met on March 30, 2021. The majority of the work of
the ITC is done in camera.
 There is a growing popularity of NAPTEP (Natural Area Protection Tax Exemption
Program) covenants as a tool for islanders protecting their properties and reducing
property tax.
 The Opportunity Fund continues to be depleted to dangerous levels; ITC members
are asking that people consider making donations.
 ITC has a full component of staff, and is in the process of hiring a Species at Risk
Coordinator and a summer student.
 The new Spring newsletter is available online.

12.2

Applications Report dated March 23, 2021
Received.

12.3

Adopted Policies and Standing Resolutions
Received.

12.4

First Nations Activities
Responding to a trustee inquiry, staff noted that the annual letter to First Nations was
sent out in February and copied by email to the Local Trust Committee.

12.5

Local Trust Committee Webpage
If members of the public want to receive email updates from trustees, they should
contact Trustee Rogers or Trustee Stamford.
Chair Fast announced she may remove this standing agenda item from future agendas.
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13.

WORK PROGRAM
13.1

Top Priorities Report dated March 23, 2021
Received.

13.2

Projects List Report dated March 23, 2021
Received.

14.

UPCOMING MEETINGS
14.1

15.

Next Regular Meeting Scheduled for Thursday, May 27, 2021 at 10:30 am via Zoom
Electronic Meeting

INFORMATION ITEMS
15.1

Truth Precedes Reconciliation
Received.

15.2

Reconciliation Report 2019-2021
Received.

15.3

News Release dated January 21, 2021 - Islands Trust Actively Promotes Regional
Collaboration
Received.

16.

CLOSED MEETING
16.1

Motion to Close the Meeting
GM-2021-022
It was MOVED and SECONDED,
that the meeting be closed to the public in accordance with the Community Charter,
Part 4, Division 3, s.90(1) (d ) for the purpose of considering Adoption of In-Camera
Meeting Minutes dated July 23, 2020 and February 4, 2021 and that the recorder and
staff attend the meeting.
CARRIED
The Local Trust Committee moved to Closed Meeting at 2:52 pm.

16.2

Recall to Order
Chair Fast recalled the meeting to order at 3:05 pm.
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16.3

Rise and Report
The in camera minutes of July 23, 2020 and February 4, 2021 were adopted.

17.

ADJOURNMENT
By general consent the meeting was adjourned at 3:31 pm.

_________________________
Sue Ellen Fast, Chair
Certified Correct:
_________________________
Diane Corbett, Recorder

Gambier Island
Local Trust Committee Minutes
April 1, 2021

DRAFT

11

14

Print Date: May 19, 2021

Follow Up Action Report
Gambier Island
23-Jul-2020
Activity
1 12.4 Staff to provide LTC with an update of any responses received

Responsibility

Dates

Jaime Dubyna

Status
Completed

regarding the letters sent in Standing Resolution - GM-2019-061.

19-Nov-2020
Activity
1 Senior Intergovernmental Policy Advisor requested to work with LTC to

Responsibility

Dates

Lisa Wilcox

Status
In Progress

explore education and reconciliation activities in the Gambier LTA,
particularly around the acquisition and management of Sandy Beach
Nature Reserve.

04-Feb-2021
Activity
1 10.2 Decision deferred. Staff to explore what net benefits could be

Responsibility
Bronwyn Sawyer

Dates

Status
Completed

provided related to setbacks from the sea and ecosystem protection (i.e.
conservation covenant).

Page 1 of 3
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Print Date: May 19, 2021

Follow Up Action Report
Gambier Island
04-Feb-2021
Activity
2 11.2 Amend project charter to reflect semi-comprehensive review,

Responsibility

Dates

Status

Marnie Eggen

In Progress

Jaime Dubyna
Sonja Zupanec

In Progress

including forest conservation/protection of Douglas-fir zones and
associated ecosystems, protection of archaeological and cultural sites,
and shoreline protection and marine designations.
Staff to bring revised project charter to LTC with estimated timelines and
budgets.
3 14.2 Applications - staff to report back on open file GM-DVP-2002.1.

01-Apr-2021
Activity
1 9.2 GM Associated Islands Riparian Areas DPA - 1) Bylaws 145, 146, and
147 given 2nd reading, as amended. 2) Staff to schedule a CIM and Public

Responsibility

Dates

Status

Becky McErlean
Marnie Eggen

In Progress

Becky McErlean
Jaime Dubyna

Completed

Hearing during the May 27, 2021 regular business meeting. 3) Staff to
circulate Riparian Areas Protection guides to property owners of Bowyer,
Anvil and South Thormanby, as amended, prior to CIM on May 27, 2021.
2 9.3 Keats Shoreline Protection Project - Staff to forward draft bylaws no.
153 and 154 to Squamish Nation and Tsleil-Waututh Nation for review
and comment.

Page 2 of 3
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Follow Up Action Report
Gambier Island
01-Apr-2021
Activity
3 Staff to determine status and clarity on applications for New Brighton
Dock, as noted in March 26, 2021 letter from FLNRO.

Page 3 of 3

Responsibility
Heather Kauer
Jaime Dubyna

Dates

Status
In Progress
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700 North Road, Gabriola Island, BC V0R 1X3
Telephone 250-247-2063 Fax 250-247-7514
Toll Free via Enquiry BC in Vancouver 604.660.2421 Elsewhere in BC 1.800.663.7867
Email northinfo@islandstrust.bc.ca
Web www.islandstrust.bc.ca

April 20, 2021

File No.: GM/6410-03

Via email: Lori.Pratt@scrd.ca
Lori Pratt, Board Chair
Sunshine Coast Regional District
1975 Field Road
Sechelt, BC V7Z 0A8
Dear Chair Pratt,
RE: Grant-in-Aid policy: Fire Suppression and Life or Emergency Safety Equipment
I am writing as Chair of the Gambier Island Local Trust Committee to request reconsideration of the SCRD
Grant-in-Aid funding policy s8.2.
At our meeting of April 1, 2021, we passed the following motion:
GM-2021-020
It was MOVED and SECONDED,
that the Gambier Island Local Trust Committee request the Chair prepare correspondence
to the Sunshine Coast Regional District urging that they reverse their policy that excludes
fire prevention and equipment from rural grants-in-aid.
CARRIED
Island communities are in the ironic position of being excluded from the SCRD Fire suppression service,
and also excluded from Grant-in-Aid assistance to provide for themselves.
As you are no doubt aware, a number of islands within the Gambier Island Local Trust Area are also in the
SCRD and receive their tax-based services from the SCRD. Included in the list of islands would be Anvil,
Gambier, Keats, Paisley, North and South Thormanby and the Trail Islands.
The SCRD has established a Fire Protection Service pursuant to bylaw and provides that service through
administration, bylaws, fire directives and four fire halls, amongst other actions. The islands in the SCRD
are excluded from this service.
The effect of the exclusion of island communities from this service is that they are for the most part on
their own, in both the prevention of and response to fires related to structures and otherwise. The
Provincial wildfire service will only respond if the forest is in danger.
As a result of this situation, many island communities have developed their own fire response strategy.
We are aware of fire response plans in New Brighton/West Bay on Gambier, Fircom Plateau on Gambier,
on North Thormanby, South Thormanby and Keats. There are likely others. These groups have taken a
variety of routes to acquire equipment and attempt to educate and respond.

Bowen Denman Hornby Gabriola Galiano Gambier Lasqueti Mayne North Pender Salt Spring Saturna South Pender Thetis
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A number of years ago these groups were able to access Grant-in-Aid funds from the SCRD to assist in
purchasing equipment. That policy was changed so that s8.2 of the policy now excludes grants for fire
suppression and life or emergency safety equipment.
However, if the purpose of the policy is to support the Board in making fair and equitable decisions on
behalf of their respective areas in the granting of funds to the community; and if Grant-in-Aid funding is
provided in order to assist groups that provide community benefit, enhancing the quality of life for
residents; how can the exclusion of fire suppression and life or emergency safety equipment be justified?
We urge you to reconsider s8.2 of your Grant-in-Aid policy and allow communities to apply for grants for
fire suppression and life or emergency safety equipment. These groups would have to meet all the other
criteria of the policy. Nothing is more important on these remote islands than prevention of the
devastating effects of fires. This is the most important grant funding that could be provided.
If communications is an issue, Trustees Dan Rogers and Kate-Louise Stamford maintain regular email
contact with islanders and would be happy to help. We recognize that the fire and emergency services
staff have provided advice to various island communities from time to time, and those communities very
much appreciate that assistance.
On behalf of the Gambier Island Local Trust Committee, thank you for your attention to this letter.
Sincerely,

Sue Ellen Fast,
Chair, Gambier Island Local Trust Committee
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700 North Road, Gabriola Island, BC V0R 1X3
Telephone 250-247-2063 Fax 250-247-7514
Toll Free via Enquiry BC in Vancouver 604.660.2421 Elsewhere in BC 1.800.663.7867
Email northinfo@islandstrust.bc.ca
Web www.islandstrust.bc.ca

April 26, 2021

GM/6410-03

Via email: comms@artificialreefsocietybc.ca
Kiersten Enemark
Director, Communications
Artificial Reef Society of British Columbia
1905 Ogden Avenue
Vancouver, BC V6J 1A3
Re: New Marine Habitat Enhancement Proposal – Howe Sound – your letter dated March 26, 2021
Dear Kiersten,
Thank you for the opportunity to provide comment on the proposal to place a new helicopter sculpture on the
Annapolis.
Our position must be the same as it was before the Annapolis was placed in Halkett Bay; we are unable to
support. Please refer to the letters sent by the Islands Trust in 2011 and 2012 to the BC Minister of
Environment, and in 2009 to Transport Canada for details, all copied to the Artificial Reef Society of BC,
attached.
Our comments specific to the sculpture addition proposal are as follows:
a. Islands Trust Council Policy Statement Bylaw No. 17
The Islands Trust Policy Statement was developed in response to the need for preservation and protection of
the Trust Area, the need for leadership in achieving this objective, and to meet the Islands Trust legislated
requirements under the Islands Trust Act. Policy 3.4.3 states:
Trust Council holds that artificial reefs should not be developed in the Trust Area.
Please note that the current Islands Trust Policy Statement, in which the above statement is found, is under
review. For more information and to participate, please visit islandstrust.bc.ca/trust-council/projects/islands2050/
b. Gambier Island Official Community Plan and Land Use Bylaw
No support for underwater sculpture is found within either the Official Community Plan or the Land Use
Bylaw. They can be found at islandstrust.bc.ca/islands/local-trust-areas/gambier/bylaws
On behalf of the Gambier Island Local Trust Committee, thank you for your attention to this letter.
Sincerely,

Sue Ellen Fast
Chair, Gambier Island Local Trust Committee
cc

Islands Trust Executive Committee
Peter Scholefield, Gambier Island Conservancy
Gambier Island Local Trust Committee
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Suite 200, 1627 Fort Street
Victoria, BC V8R 1H8
Ph: (250) 405-5151
Fax: (250) 405-5155
information@islandstrust.bc.ca
www.islandstrust.bc.ca

BYLAW REFERRAL
FORM

Island:

Galiano Island Local Trust Area

Bylaw No.:

256 and 257

Date:

April 23, 2021

You are requested to comment on the attached Bylaw for potential effect on your agency's interests. We would
appreciate your response within 30 days. If no response is received within that time, it will be assumed that your
agency's interests are unaffected.
APPLICANTS NAME / ADDRESS:
GL-RZ-2014.1 (Crystal Mountain Society)
PURPOSE OF BYLAW:
The purpose of these bylaws is to amend the land use designation and associated zoning for a 6.14 hectare
portion of the two subject properties to allow for a Spiritual Education land use. The subject properties are
currently designated Rural (Lot 9) and Forestry (Lot A) and would be re-designated as Spiritual Education; with
the remainder of the two subject parcels to be re-designated as Nature Protection. The zoning for the 6.14
hectare portion of two subject properties that are currently zoned Rural 2 (Lot 9) and Forest1 (DL 88 & 89 Lot A)
in the LUB would be re-zoned to Spiritual Education 1.
Professional reports and staff reports are available on the Galiano Island application webpage:
http://www.islandstrust.bc.ca/islands/local-trust-areas/galiano/current-applications/current-applicationdocuments/
GENERAL LOCATION:
Galiano Island Local Trust Area
LEGAL DESCRIPTION:
District Lot (DL) Lot 90 Lot 9 and DL 88 & 89 Lot A, North Galiano Island
SIZE OF PROPERTY AFFECTED:
24.6 hectares

ALR STATUS:
N/A

OFFICIAL COMMUNITY PLAN DESIGNATION:
Forestry

OTHER INFORMATION:
Additional information, including the current bylaws, is available at: www.islandstrust.bc.ca
Please fill out the Response Summary on the back of this form. If your agency's interests are "Unaffected", no further
information is necessary. In all other cases, we would appreciate receiving additional information to substantiate your
position and, if necessary, outline any conditions related to your position. Please note any legislation or official
government policy which would affect our consideration of this Bylaw.

BSmith

Name:

Brad Smith

(Signature)
Title:
Contact Info

Island Planner
Tel: 250-405-5194
Email: bsmith@islandstrust.bc.ca

PLEASE TURN OVER 
z:\10 leg & reg\3900 bylaws\04 ltc ocp & lub - proposed (p)\04 gl\bl 256 - ocp - amd\agency referrals\gl-bls-256-257_bylaw-referral-form.doc
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This referral has been sent to the following agencies:
Provincial Agencies
Ministry of Municipal Affairs
Ministry of Forest, Lands & Natural Resource Operations
- Water Protection
Ministry of Transportation & Infrastructure
Non-Agency Referrals
Galiano Island Trails Society

Regional Agencies
Capital Regional District – Building Inspection
Capital Regional District – Integrated Water Services
Island Health
Galiano Island Fire Rescue – North Department

Adjacent Local Trust Committees and Municipalities
Gambier Island Local Trust Committee
Mayne Island Local Trust Committee
Salt Spring Island Local Trust Committee
Thetis Island Local Trust Committee
First Nations
Cowichan Tribes
Halalt First Nation
Lake Cowichan First Nation
Lyackson First Nation
Malahat First Nation - TE’Mexs Treaty Association
Pauquachin First Nation
Penelakut Tribe
Semiahmoo First Nation
Stz’uminus First Nation
Tsartlip First Nation
Tsawout First Nation
Tsawwassen First Nation
Tseycum First Nation
WSANEC Leadership Council

z:\10 leg & reg\3900 bylaws\04 ltc ocp & lub - proposed (p)\04 gl\bl 256 - ocp - amd\agency referrals\gl-bls-256-257_bylaw-referral-form.doc
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BYLAW REFERRAL FORM
RESPONSE SUMMARY
Approval Recommended for Reasons Outlined Below

Approval Recommended Subject to Conditions Outlined Below

Interests Unaffected by Bylaw

Approval Not Recommended Due to Reason Outlined Below

Galiano Island Local Trust Area

256 and 257

(Island)

(Bylaw Number)

(Signature)

(Name and Title)

(Date)

(Agency)

z:\10 leg & reg\3900 bylaws\04 ltc ocp & lub - proposed (p)\04 gl\bl 256 - ocp - amd\agency referrals\gl-bls-256-257_bylaw-referral-form.doc
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Suite 200, 1627 Fort Street
Victoria, B.C. BC V8R 1H8
Ph: (250) 405-5151
Fax: (250) 405-5155
information@islandstrust.bc.ca
www.islandstrust.bc.ca

BYLAW REFERRAL
FORM

Island:

Galiano Island Local Trust Area

Bylaw No.:

278

Date:

March 11, 2021

You are requested to comment on the attached Bylaw for potential effect on your agency's interests. We would
appreciate your response within 30 days. If no response is received within that time, it will be assumed that your
agency's interests are unaffected.
APPLICANTS NAME / ADDRESS:
PURPOSE OF BYLAW:
Technical Updates to the Galiano Island Land Use Bylaw.
Professional reports and staff reports are available on the Galiano island webpage:
http://www.islandstrust.bc.ca/islands/local-trust-areas/galiano/projects-initiatives/lub-technical-review/
GENERAL LOCATION:
Galiano Island Local Trust Area
LEGAL DESCRIPTION:
SIZE OF PROPERTY AFFECTED:

ALR STATUS:

OFFICIAL COMMUNITY PLAN DESIGNATION:

OTHER INFORMATION:
Additional information, including the current bylaws, is available at: www.islandstrust.bc.ca
Please fill out the Response Summary on the back of this form. If your agency's interests are "Unaffected", no further
information is necessary. In all other cases, we would appreciate receiving additional information to substantiate your
position and, if necessary, outline any conditions related to your position. Please note any legislation or official
government policy which would affect our consideration of this Bylaw.

BSmith

Name:

Brad Smith

(Signature)
Title:
Contact Info

Island Planner
Tel: 250-405-5194
Email: bsmith@islandstrust.bc.ca

PLEASE TURN OVER 
z:\10 leg & reg\3900 bylaws\04 ltc ocp & lub - proposed (p)\04 gl\bl 278 - lub - amd\agency referrals\gl-bl-278_lub_amd_bylaw-referral-form.doc
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This referral has been sent to the following agencies:
Regional Agencies
Capital Regional District – Building Inspection
Capital Regional District – Regional Parks and Community
Services
Adjacent Local Trust Committees and Municipalities
Gambier Island Local Trust Committee
Mayne Island Local Trust Committee
Salt Spring Island Local Trust Committee
Thetis Island Local Trust Committee
First Nations
Cowichan Tribes
Halalt First Nation
Lake Cowichan First Nation
Lyackson First Nation
Malahat First Nation - TE’Mexs Treaty Association
Musqueam Indian Band
Pauquachin First Nation
Penelakut Tribe
Semiahmoo First Nation
Stz’uminus First Nation
Tsartlip First Nation
Tsawout First Nation
Tsawwassen First Nation
Tseycum First Nation
WSANEC Leadership Council

z:\10 leg & reg\3900 bylaws\04 ltc ocp & lub - proposed (p)\04 gl\bl 278 - lub - amd\agency referrals\gl-bl-278_lub_amd_bylaw-referral-form.doc
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BYLAW REFERRAL FORM
RESPONSE SUMMARY
Approval Recommended for Reasons Outlined Below

Approval Recommended Subject to Conditions Outlined Below

Interests Unaffected by Bylaw

Approval Not Recommended Due to Reason Outlined Below

Galiano Island Local Trust Area

278

(Island)

(Bylaw Number)

(Signature)

(Name and Title)

(Date)

(Agency)

z:\10 leg & reg\3900 bylaws\04 ltc ocp & lub - proposed (p)\04 gl\bl 278 - lub - amd\agency referrals\gl-bl-278_lub_amd_bylaw-referral-form.doc
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STAFF REPORT
File No.: GM-DVP-2020.2
(The Convention of Baptist
Churches of British Columbia)
DATE OF MEETING:

May 27, 2021

TO:

Gambier Island Local Trust Committee

FROM:

Sonja Zupanec, Island Planner
Northern Team

SUBJECT:

Development Variance Permit Application
Applicant:
Monte Staats
Proposed Strata Lot 1 PID 031-259-740 Lot 2 District Lot 696 Group 1 NWD
Location:
Plan EPP89532

RECOMMENDATION
1. That the Gambier Island Local Trust Committee approve issuance of GM-DVP-2020.2 (The Convention
of Baptist Churches of British Columbia).
2. That the Gambier Island Local Trust Committee consider draft amendments to draft Bylaw No. 153 (OCP)
and No. 154 (LUB) to increase the Development Permit Area land based buffer and setback from all new
buildings and structures to the natural boundary of the sea, to a minimum of 15 metres in order to
address Islands Trust Policy Statement Directive Policy 5.2.6.
REPORT SUMMARY
The Gambier Island Local Trust Committee (LTC) is asked to consider Development Variance Permit (DVP)
application GM-DVP-2020.2 to authorize the siting of a new rip-rap/gravel infill retaining wall adjacent to an
existing residence on proposed Strata Lot 1, District Lot 696, Keats Island. The proposed retaining wall is not
consistent with siting regulations in the Keats Island Land Use Bylaw No. 78 (LUB) which does not permit a retaining
wall within the 7.5 metre setback to the natural boundary of the sea. Staff recommends approval of the requested
variance as it is supported by professional reports and appears to be aligned with the intent of recently endorsed
draft ‘Keats Shoreline Development Permit Area Guidelines’ under consideration by the LTC.
BACKGROUND
It is unclear if the existing cabin was constructed prior to Sunshine Coast Regional District (SCRD) Zoning Bylaw No.
96, 1974, which also required a minimum setback of 7.5 metres from the natural boundary of the sea. The existing
deck attached to the dwelling is sited within 1.0 meter of the sea. The applicant wishes to retain the existing
dwelling in this location, install a rip rap retaining wall with infill gravels and install vegetation plantings on the
upland and within the retaining wall (Figure 1 and 2) and install a new dock as shown (Figure 3 and 4).

Z:\09 Current Planning\05 GM\3190 DVP\25 Applications (P)\2020\GM-DVP-2020.2 Convention of Baptist Churches-Lalli (Seneca)\06
Staff Reports\GM-LTC-2021-05-27_GM-DVP-2020.2_RPT.docx
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Figure 1. Cross section of Proposed Retaining Wall.

Figure 2. Proposed location of retaining wall, dock pilings, eelgrass beds.

Islands Trust
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Figure 3. Rendering of proposed fully vegetated retaining wall.

Figure 4. Elevation of proposed new dock and float and concrete footing above proposed retaining wall.

The applicant secured specific permission for a new dock in 2015 (Attachment 4). The applicant has initiated an
application process with the province and Fisheries and Oceans Canada for permission for the portion of the
proposed retaining wall that would extend beyond the natural boundary of the sea. Should the LTC issue this
permit and the provincial and federal approvals not be granted, the applicant would need to re-apply to the LTC
for an amendment to the DVP, to request a change to the configuration of the retaining wall. The revised retaining
wall plans could then be re-considered on their own merits.
Details about the subject property are found in Attachment 1. A copy of a geotechnical assessment report by
Lewkowich Engineering Associates, dated March, 2021, is found in Attachment 3 and the author recommends the
retaining wall to protect the residence from erosion. An environmental assessment prepared by FSCI Biological
Consultants, dated May 2019, is found in Attachment 3 and concludes that the planned redevelopment can be
implemented with no significant long term environmental impacts, conditional on the diligent and committed
implementation of specified mitigation measures. Staff have drafted a development variance permit incorporating
recommendations regarding revegetation of the retaining wall. At the time of report writing, staff have not
received letters of support or opposition to the proposal from adjacent property owners.
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ANALYSIS
Policy/Regulatory
The proposed residential development appears inconsistent with several policies pertaining to protection of the
natural foreshore environment (see Attachment 1 – Site Context). However, due to the historical siting of the
residence within the setback to the sea, a retaining wall has been recommended by a geotechnical engineer to
prevent further erosion. The LTC recently initiated early referral of draft bylaws nos. 153 and 154, intended to
introduce a new shoreline development permit area (DPA) on Keats Island. The proposed variance appears to
comply with several applicable draft guidelines, if the DPA was in effect.
The proposed siting of the retaining wall does not comply with the following two setback provisions of the Keats
Island Land Use Bylaw No. 78 (LUB):
“2.7 MEASUREMENT OF SETBACKS
Buildings and Structures
2.7.2 (bullet 3) - retaining walls may be located in any required setback area except the setback from the
natural boundary of the sea.
2.7.3 No building or structure except platforms not exceeding a combined floor area of 10 square metres,
a permitted boathouse, pump/utility house, or stairs, or walkways required to access the foreshore or a
permitted float, dock, wharf, or other permitted marine related structure may be constructed,
reconstructed, moved, extended or located within 7.5 metres (24.6 feet) of the natural boundary of the
sea.”
Staff note that the current LUB setback regulations, inherited from the 1974 Sunshine Coast Regional District
(SCRD) Zoning Bylaw No. 96, are inconsistent with 2018 provincial flood hazard area land use management
guidelines. The Province of BC requires local governments to update setbacks regulations in order to reflect the
predicted year 2100 natural boundary, incorporating projected sea level rise, to a minimum of 15 metres. The
Keats Island LUB setbacks are a carry-over from historic SCRD zoning and do not reflect progressive coastal land
use planning or inform thoughtful development or re-development to preserve the integrity of natural shoreline
buffers that support coastal processes and functions. Staff recommend the LTC re-consider increasing the setback
provisions in future amendments to draft bylaw no. 154, to discourage new or re-development in this sensitive
waterfront area. Staff also recommend the DPA land based area of application be extended to 15m from the
natural boundary of the sea.
Islands Trust Policy Statement:
Staff have reviewed the Islands Trust Policy Statement (ITPS) and have highlighted the following policies as relevant
to this application:


Directive Policy 3.4.5 Local trust committees and island municipalities shall, in their official community
plans and regulatory bylaws, address the planning for and regulation of development in coastal regions to
protect natural coastal processes.



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

Islands Trust
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Directive Policy 5.2.6 Local trust committees and island municipalities shall, in their official community
plans and regulatory bylaws, address the identification of areas hazardous to development, including areas
subject to flooding, erosion or slope instability, and strategies to direct development away from such
hazards.

Issues and Opportunities:
The historic settlement pattern in this area of Keats Island has resulted in a concentration of residential
development along the shoreline. In many cases dwellings are well within 7.5 metres of the current natural
boundary of the sea. Redevelopment of a property is theoretically an opportunity to apply updated setback
regulations or in the case of variance requests, include considerations such as sea level rise, shoreline habitat
restoration and the potential for a smaller scale of re-development to be considered. The applicant applied for a
building permit in 2019 to upgrade and repair the existing residence in the current location. They identified that
the impacts of moving the residence further upland on the 0.2 ha (0.5 acres) subject property include significant
cost, excavation and tree removal.
Qualified Professional Reports:
Geotechnical: The applicant provided a ‘geotechnical shoreline erosion assessment’ report as part of the
application to support the requested variance (Attachment 3).
The report recommendations address the following draft DPA guidelines:
“General Guideline e) Sea level rise, storm surges and other anticipated effects of climate change should be
addressed in all development permit applications.”

The author calculated the flood construction level (FCL) using the Combined Method (CM) approach to
determine a suitable height for the revetment to protect the building for the next 50 years (expected lifespan).
It was determined that an FCL of 4.88m geodetic datum (GD) would provide adequate protection from flooding
for the site. The existing building main floor is set at 8.24m (GD).
“Guidelines for Shoreline Modifications z) Entirely ‘hard’ structural shoreline protection measures such

as concrete walls, lock block or stacked rock (rip rap), may be considered as a last resort only when
a geotechnical and biophysical analysis demonstrates that:
i) An existing structure is at immediate risk from shoreline erosion caused by tidal action, currents or waves.
Evidence of normal sloughing, erosion or steep bluffs, or shoreline erosion itself, without a scientific or
geotechnical analysis, is not sufficient demonstration of need.”

The existing residence and deck are within 1.0 metre of the natural boundary of the sea. The author states
“…due to the close proximity to the Present Natural Boundary, a protective revetment should be installed to
prevent further erosion of supporting soils. The revetment has been designed in accordance with current best
practices, using Green Shores for Homes principals.”
“Guidelines for Vegetation Management, Restoration and Enhancement
hh) If the area has been previously cleared of native vegetation, or is cleared during the process of
development, the development permit may specify replanting requirements to restore or enhance the
natural environment or control erosion. Areas of undisturbed bedrock exposed to the surface or sparsely
vegetated areas should not require planting. The Local Trust Committee may require provision of a security
to be used to fulfill the replanting and vegetation maintenance conditions of the permit if the permit holder
fails to do so.
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ii) Vegetation species used in replanting, restoration or enhancement should be selected to suit the soil, light
and groundwater conditions of the site, should be native to the area, and be selected for erosion control
and/or fish and wildlife habitat values as needed. While native species are preferred, suitably adapted, noninvasive, non-native vegetation may be acceptable.
jj) All replanting shall be maintained by the property owner for a minimum of 2 years from the date of
completion of the planting to ensure survival. This may require removal of invasive, non-native weeds and
irrigation. Unhealthy, dying or dead stock will be replaced at the owner’s expense within that time in the
next regular planting season. The Local Trust Committee may require provision of a security to be used to
fulfill the replanting and vegetation maintenance conditions of the permit if the permit holder fails to do so.”

The author recommends planting of native species along the top of the retaining wall and into the retaining wall
under the supervision of a qualified environmental professional. The draft DVP conditions (Attachment 3) require
the applicant to prepare and submit a shoreline planting plan, detail deer browse protection measures to protect
the planting from deer browse while being established, and submit financial security in the amount of 125% of the
cost of installation and site monitoring to ensure replanting commitments are established and upheld to mitigate
the loss of vegetation.

Environmental: The applicant provided an ‘environmental assessment report’ as part of the application to support
the requested variance (Attachment 4). Although the report pre-dates the geotechnical assessment, the author
states:
“Based on the results of this assessment, the existence of a home, failing shoreline and limited access to the
property, it is my opinion that the planned redevelopment and dock can be implemented with no significant long
term environmental impacts. This conclusion is conditional on the diligent and committed implementation of the
mitigation measures. In the event the redevelopment is impacting marine foreshore and nearshore habitats the
project should be halted and a Qualified Environmental Professional consulted.”

As this application would also need provincial and federal approval, habitat compensation may be imposed by
Fisheries and Oceans Canada, if approved, and these details would be included in the shoreline planting plan
which is a condition of the draft DVP.
Consultation
In accordance with Section 499 of the Local Government Act (LGA) and Section 8 of the Gambier Island
Development Procedures Bylaw No. 50, statutory notice of the proposed variance was distributed to neighbouring
property owners and tenants within 100 metres of the subject property’s boundary on May 15, 2021.
Written correspondence in support or opposition to the requested variances had not been received at the time of
report preparation. Any correspondence received will be presented at the LTC meeting. Correspondence may be
sent to northinfo@islandstrust.bc.ca.
First Nations
Notification of the requested variance was sent to Squamish Nation in March 2021 and the Nation since has
forwarded information to the applicant in order to reiterate that the legal requirements of the Heritage
Conservation Act must be complied with. The applicant has conducted an archaeological assessment of the site
and is working with the Archaeology Branch to secure the necessary permits if the proposal is approved by the LTC
and Fisheries and Oceans Canada.
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Rationale for Recommendation
The applicant has addressed several draft DPA guidelines which although are not currently in effect by bylaw, do
indicate the LTC is considering guiding the installation of shoreline modifications on Keats Island in the near future.
Staff recommends that the LTC issue the requested variance based on the evidence provided in the professional
reports that the retaining wall is required to protect the existing dwelling, and has been reported to have no long
term adverse environmental impact.
Staff have also included a supplemental recommendation for LTC consideration, pertaining to the Keats Island
Shoreline Protection project. Staff recommend the setback to the natural boundary of the sea be increased and
the land based portion of any new shoreline DPA be increased to 15 metres to align with provincial guidelines
related to sea level rise in order to discourage redevelopment in this sensitive shoreline zone. The staff
recommendation is noted on page 1 of the report.
ALTERNATIVES
The LTC may consider the following alternatives to the staff recommendation:
1. Deny Issuance of Permit
The LTC may decide to deny the variance. The resolution may be worded as follows:
That the Gambier Island Local Trust Committee deny Development Variance Permit GM-DVP-2020.2 and
notify the owner that as per Development Procedure Bylaw No. 50, 1992, a substantially similar application
may not be submitted in respect of the same development less than one year from the date of refusal of a
previous application unless the Local Trust Committee has agreed to such reconsideration.
2. Amend the conditions of the draft DVP
The LTC may decide to amend the conditions of the draft DVP. The resolution may be worded as follows:
That the Gambier Island Local Trust Committee amend Development Variance Permit GM-DVP-2020.1 by:
(specify requested changes).
3. Request additional information
The LTC may defer further consideration of the requested variance and request additional information
from staff or the applicant. The resolution may be worded as follows:
That the Gambier Island Local Trust Committee request the following information be provided prior to
further consideration of Development Variance Permit GM-DVP-2020.2 (specify requested information).
Submitted By:

Sonja Zupanec, RPP, MCIP, Island Planner

May 13, 2021

Concurrence:

Heather Kauer, RPP, MCIP, Regional Planning Manager

May 14, 2021

ATTACHMENTS
1.
2.
3.
4.

Site Context
Notice
Draft Permit including professional reports
Specific Permission for Dock – June 2015
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ATTACHMENT 1 – SITE CONTEXT

GM-DVP-2020.2

LOCATION
Legal
Description
PID
Civic Address
Lot Size

DISTRICT LOT 696, GROUP 1, NEW WESTMINSTER DISTRICT
014-385-694
900 Keats Rd.
98.26 ha (242.8 acres) – Proposed Strata Lot 1 has not been subdivided as part of the DL696
Strata Lot subdivision process. Strata Lot 1 is approximately 0.2 ha (0.5 ac) in size

Figure 1. Proposed Strata Lot 1

Figure 2. Subject Property map from DVP notification

Z:\09 Current Planning\05 GM\3190 DVP\25 Applications (P)\2020\GM-DVP-2020.2 Convention of Baptist Churches-Lalli (Seneca)\06
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Figure 3. Proposed Strata Lot 1 existing residence and foreshore

LAND USE
Current Land Use
Surrounding Land Use

Residential
Residential, park, institutional, conservation

HISTORICAL ACTIVITY
File No.
GM-BP-2008.51
GM-BP-2010.41
GM-BP-2011.37
GM-BP-2013.15
GM-BP-2013.24
GM-BP-2013.27
GM-BP-2013.30
GM-BP-2016.5
GM-BP-2016.7
GM-BP-2017.4
GM-BP-2019.7
GM-BP-2019.8
GM-BP-2019.9
GM-BP-2019.21
GM-BP-2019.22
GM-BP-2019.26
GM-BP-2019.27
GM-DP-2008.1
GM-DVP-2002.1 (open)
GM-DVP-2003.2

GM-DVP-2006.6
GM-DVP-2007.1
GM-DVP-2008.2
GM-DVP-2009.1

Islands Trust

Purpose
Demolish existing cabin and construct a new cabin
Addition and alteration
Single family dwelling
Replace deck and add fire escape stairway to caretakers residence
Retrofit existing cabin, new roof, plumbing and electrical
Reframe interior of cabin
Commercial build of showers
Removal of and reconstruction of deck roof and walkway roof
Construct a 2400 sq.ft. pre-engineered truck storage building on concrete
foundations
Building duplex to house staff
Renovation to cabin
Replacing rotten wooden trim
Replacing windows in cabin
Repair and replace old deck
Repair and replace old deck
Renovate SFD and convert deck into living space
Renovate cottage and add deck
Expand deck
Phase 1 (cluster unit to house campers and counselors), Phase 2 (staff
housing and retreat unit), Phase 3 (new kitchen and eating facility to replace
outdated buildings)
Vary the Land Use Contract to permit a dwelling unit
Update physical structure of cottage and septic system to meet BC Building
Code and safety requirements (no increase in square footage)
Increase floor area of cottage
Replacement of an existing structure

Site Context GM-DVP-2020.2
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GM-DVP-2010.5
GM-DVP-2011.4
GM-DVP-2016.1
GM-RZ-2004.1
GM-SUB-2000.1
GM-SUB-2013.1
GM-SUB-2018.2

Replace old addition and increase square footage
Demolition and replacement of existing structure
Replacement of current utility building, height variance of 4 feet
BL 143 Adopted to rezone DL696
Closed and replaced by GM-SUB-2013.1
Closed and replaced by GM-SUB-2018.2
To subdivide the residential block from the Institutional (camp) use. 110
Strata lot subdivision is pending.

POLICY/REGULATORY
Official Community Plan
Designations

Land Use Designation: Land Use Contract (LUC)
Relevant OCP Policies:
P 3.7 New development detrimental to environmentally sensitive features
and areas is discouraged. Setbacks for all buildings and structures shall be
designed to protect significant riparian and wildlife habitat and encourage
maintenance of indigenous vegetation within these areas.
P 3.20 In order to protect the island’s foreshore and beaches from pollution,
environmental degradation, and inappropriate development or use, zoning
regulations for coastal areas should be designed to ensure protection of
natural coastal processes and features.
P 4.20 The integrity of foreshore features, shoreline features, and intertidal
processes should be maintained by:
a) discouraging uses that disrupt natural features and processes, and
encouraging owners of shoreline properties to retain, wherever
possible, natural vegetation and natural features on areas sloping
towards the foreshore;
b) supporting the prohibition of filling, deposit, excavation, or removal
of foreshore and seabed materials, except for maintenance of
navigational channels and existing wharfage areas;
c) land use regulations should provide for waterfront developments to
be setback sufficiently to allow for natural erosion and accretion
processes, without endangering structures;
d) where land use regulations provide for private docks, the use of
communal or shared docks is encouraged, where feasible, to limit
the need for multiple dock development along the shoreline.
P 4.21 The location of new buildings and structures should be regulated so
as to protect public access to, from and along the marine shoreline and to
minimize negative impacts on sensitive coastal environments.
P 4.22 Foreshore and adjacent coastal water area land use regulations
should place emphasis on retaining natural characteristics.

Islands Trust
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P 5.1 Preservation and protection of views, scenic areas and distinctive
features contributing to the overall visual quality and scenic values of Keats
Island and surrounding islets is encouraged.
Development Permit Area: None – draft shoreline DPA in development
Land Use Bylaw

Zoning: Comprehensive Development 2 (CD2)
Relevant LUB regulations:
2.7.2 The following features may project into a required setback area:
 steps, eaves gutters, cornices, sills, chimneys, or similar features,
provided they do not project more than 1.0 metre (3 feet) into the
required setback area or 0.5 metres (1.5 feet) in the case of a side
yard setback area;
 balconies, decks and sunshades, provided that they do not project
more than 1.0 metre (3 feet) into the required setback area;
 retaining walls may be located in any required setback area except
the setback from the natural boundary of the sea.
2.7.3 No building or structure except platforms not exceeding a combined
floor area of 10 square metres, a permitted boathouse, pump/utility house,
or stairs, or walkways required to access the foreshore or a permitted float,
dock, wharf, or other permitted marine related structure may be
constructed, reconstructed, moved, extended or located within 7.5 metres
(24.6 feet) of the natural boundary of the sea.
Relevant LUB definitions:
natural boundary means the visible high water mark of the sea, a lake, a
stream or other body of water, where the presence and action of water are
so common and usual and so long continued in all ordinary years as to mark
upon the soil or rock of the bed of the body of water a character distinct
from that of the bank, and in the case of a lot having a surveyed high water
mark means the high water mark.
retaining wall means the placement of riprap or a structure between lands
of different elevations to protect structures and/or to prevent erosion.
setback means the horizontal distance that a building or structure must be
sited from a specified lot line, building or feature.
structure means anything that is constructed or erected and that is fixed to,
supported by or sunk into land or water, but excludes:
 fences;
 surfaced areas of gravel, concrete, or other similar material
comprising driveways and uncovered parking areas; and
 underground sewage disposal systems including septic tanks,
absorption fields and related appurtenances.

Islands Trust
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Other Regulations

Private moorage – dock and walkway
License of occupation with FLNRORD – retaining wall/works in foreshore

Covenants

Right of Way 325036M (BC Hydro)
Right of Way 326792M (BC Hydro)
Statutory Right of Way BT117586 (SCRD)
None

Bylaw Enforcement

SITE INFLUENCES
Islands Trust
Conservancy
Regional
Conservation
Strategy
Species at Risk
Sensitive
Ecosystems
Hazard Areas

The conservancy owns Sandy beach nature reserve on DL 696
No issues identified.

None identified – forage fish and eelgrass presence noted in figure 6 below.
Upland area: Mature forest
Primary geotechnical hazard of concern for the property relates to the proximity to the
ocean and potential oceanic erosion.

Figure 4. Proposed new dock and erosion area
Archaeological
Sites
Climate Change
Adaptation and
Mitigation

Islands Trust

YES
Arch assessment submitted
Applicant has submitted a geotechnical report (LEA, March 2021) which utilized the
combined method to determine a suitable flood construction level for the subject property
for the estimated 50yr lifespan of the existing structure. The FCL is calculated at 4.88
Geodetic Datum. Existing main floor of residence is 8.24 GD and considered adequately
sited to avoid flooding at this time. However due to storm surges and soil erosion, a
shoreline revetment is recommended to prevent further shoreline erosion.

Site Context GM-DVP-2020.2
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Shoreline
Classification

Sediment Shoreline - Pebble/Sand

Figure 5. Shoreline adjacent to Proposed Strata Lot 1
Shoreline Data
in TAPIS

Mapping indicates eelgrass (blue) adjacent to the subject property and.
forage fish (red).

Figure 6. Presence of eelgrass and forage fish

Islands Trust

Site Context GM-DVP-2020.2

6

39

ATTACHMENT 2
NOTICE
GM-DVP-2020.2
GAMBIER ISLAND LOCAL TRUST COMMITTEE
( CONVENTION OF BAPTIST CHURCHES OF BC – LALLI, SENECA)
NOTICE is hereby given that the Gambier Island Local Trust Committee will be considering a resolution allowing
for the issuance of a Development Variance Permit, pursuant to Section 498 of the Local Government Act, varying
the Keats Island Land Use Bylaw No. 78, 2002, in general terms, as follows:


To reduce the setback to the natural boundary of the sea from the required 7.5 metres to 0.0
metres to install new shoreline stabilization works that also extend into the natural boundary of
the sea.

The property is legally described as: PID 031-259-740

Lot 2 District Lot 696 Group 1 NWD Plan EPP89532

The general location of the subject area is shown in the following sketch:
If you have any questions or comments
regarding the proposed Permit, please
contact Sonja Zupanec, Island Planner, at
250-247-2211; for Toll Free Access, request
a transfer via Enquiry BC: in Vancouver
604-660-2421 and elsewhere in BC at 1800-663-7867.
Written submissions should be sent to:
Mail: Islands Trust, 700 North Road,
Gabriola, BC V0R 1X3;
Fax: 250-247-7514 or
Email: northinfo@islandstrust.bc.ca

The notice period is May 14, 2021 to May 26, 2021 and a copy of the proposed Permit is available on the Islands
Trust website http://www.islandstrust.bc.ca/islands/local-trust-areas/gambier/current-applications/
commencing May 20, 2021 and continuing up to and including May 27, 2021.
Following the end of the notice period, the Gambier Island Local Trust Committee may consider issuance of the
proposed permit at its Electronic Business Meeting to be held at 10:30 am, Thursday, May 27, 2021.
To listen and/ or view the meeting or participate in the Town Hall portion of the Gambier Island Local Trust
Committee meeting, on May 27, 2021, the public may join the meeting by:



Calling: 855.703.8985 (Toll Free)
Logging into: https://islandstrust.zoom.us/s/66418668193

The Webinar ID number is: 664 1866 8193
Please refer to the posted agenda on the Islands Trust website (www.islandstrust.bc.ca) at the beginning of that
week for an indication of where this application is placed on the agenda.
Written comments made in response to this notice will also be available for public review.
Becky McErlean, Deputy Secretary

Page 1 of 1
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ATTACHMENT 3

GAMBIER ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT VARIANCE PERMIT NO. GM-DVP-2020.2
( CONVENTION OF BAPTIST CHURCHES OF BC – LALLI, SENECA)

TO:

The Owner

1.

This Development Variance Permit applies to the land described below:
PID 031-259-740 Proposed Strata Lot 1, Lot 2 District Lot 696 Group 1 NWD Plan EPP89532

2.

Pursuant to Section 498 of the Local Government Act, the Keats Island Land Use Bylaw No. 78, 2002 is
varied as follows:
a)

PART 2 GENERAL LAND USE REGULATIONS, Section 2.7 MEASUREMENT OF SETBACKS,
Subsection 2.7.2, third bullet: “retaining walls may be located in any required setback area except
the setback from the natural boundary of the sea”, and

b)

PART 2 GENERAL LAND USE REGULATIONS, Section 2.7 MEASUREMENT OF SETBACKS,
Subsection 2.7.3 “No building or structure except platforms not exceeding a combined floor area
of 10 square metres, a permitted boathouse, pump/utility house, or stairs, or walkways required
to access the foreshore or a permitted float, dock, wharf, or other permitted marine related
structure may be constructed, reconstructed, moved, extended or located within 7.5 metres (24.6
feet) of the natural boundary of the sea”, are varied:


To reduce the setback to the natural boundary of the sea from the required 7.5 metres to 0.0
metres to install a new retaining wall that also extends into the natural boundary of the sea.

Subject to the following conditions:
i.

At the time of approval by the Province of British Columbia and Fisheries and Oceans
Canada: Islands Trust planning staff receive: a) a shoreline planting and deer browse
protection plan for the shoreline planting on the subject property in accordance with the
recommendations in the Geotechnical Shoreline Erosion Assessment Report and
Environmental Redevelopment Review, as shown in Schedule “A” and “B” and “C” and
“D” of the draft Development Variance Permit; and b) a cost estimate for the works to be
installed and inspected by a qualified professional; and c) that both the plan and cost
estimate be prepared by either a member of the BC Society of Landscape Architects
(BCSLA), a Registered Professional Biologist or member of the BC Landscape and Nursery
Association (BCLNA).

ii.

Within 30 calendar days of receipt of i.a) and i.b) the Gambier Island Local Trust
Committee receive financial security, in an amount equal to 125% of the estimated cost
either in the form of a certified cheque or auto-renewing irrevocable letter of credit, to
ensure completion of the shoreline planting and deer browse protection plan on the
subject property;
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3.

iii.

That the Gambier Island Local Trust Committee receive a copy of a site inspection report
by a qualified professional confirming the installation of the recommended shoreline
planting and deer browse protection plan on the subject property; and

iv.

That financial security for application GM-DVP-2020.2 be returned to the permit holder a
minimum of two years from the date the security is provided, upon receipt of confirmation
by a member of the BCSLA or BCLNA or a registered professional biologist that the installed
shoreline plantings are in substantial compliance with the approved plan and has been
established and maintained in accordance with BCSLA or BCLNA industry standards or
federal approvals.

All buildings and structures shall be consistent with Schedule “A”, “B”, “C” and “D” which are attached
to and form part of this permit. This permit is not a building permit and does not remove any obligation
on the part of the permittee to comply with all other requirements of the Keats Island Land Use Bylaw
No. 78, including use and density, and to obtain other appropriate approvals necessary for completion
of the proposed development.

AUTHORIZING RESOLUTION PASSED BY THE GAMBIER ISLAND LOCAL TRUST COMMITTEE THIS --TH DAY OF
--, 2021.

_____________________________________
Deputy Secretary, Islands Trust

___________________________________________
Date of Issuance

IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE --TH DAY OF ---, 2023, THIS PERMIT
AUTOMATICALLY LAPSES.
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GAMBIER ISLAND LOCAL TRUST COMMITTEE
GM-DVP-2020.2 (CONVENTION OF BAPTIST CHURCHES OF BC – LALLI, SENECA)
Schedule “A” – Location of Proposed Retaining wall based on BCLS Site Plan, dated September 20, 2018
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GAMBIER ISLAND LOCAL TRUST COMMITTEE
GM-DVP-2020.2 (CONVENTION OF BAPTIST CHURCHES OF BC – LALLI, SENECA)
Schedule “B” – Rendering of Intent of Established Shoreline Planting
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GAMBIER ISLAND LOCAL TRUST COMMITTEE
GM-DVP-2020.2 (CONVENTION OF BAPTIST CHURCHES OF BC – LALLI, SENECA)
Schedule “C” – Geotechnical Shoreline Erosion Assessment Report, dated March 2, 2021
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GEOTECHNICAL SHORELINE
EROSION ASSESSMENT
Single‐Family Residence Renovation
Proposed SL1, 900 Keats Road, Keats
Island, BC
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DISCLAIMER
1. Lewkowich Engineering Associates Ltd. (LEA) acknowledges that this report, from this point forward
referred to as “the Report,” may be used by the Authority Having Jurisdiction (AHJ) as a precondition to
the issuance of a development and/or building permit and that this Report and any conditions contained in
the Report may be included in a restrictive covenant under Section 56 of the Community Charter and
registered against the title of the property at the discretion of the AHJ.
2. This Report has been prepared in accordance with standard geotechnical engineering practice solely for
and at the expense of Seneca Consulting at the written request of Mr. Monte Staats, MLWS. We have not
acted for or as an agent of the AHJ in the preparation of this Report.
3. The conclusions and recommendations submitted in this Report are based upon information from relevant
publications, a visual site‐assessment of the property, anticipated subsurface soil conditions, available
floodplain data, current construction techniques, and generally accepted engineering practices. No other
warrantee, expressed or implied, is made. If unanticipated conditions become known during construction
or other information pertinent to the structure becomes available, the recommendations may be altered
or modified in writing by the undersigned.
4. This Report was authored, to the best of our knowledge at the time of issuance, with considerations for
local requirements specific to the AHJ and their standards for the preparation of such reports, the 2018
British Columbia Building Code (BCBC), and current engineering standards. Updates to municipal bylaws,
policies, or requirements of the AHJ, or updates to the BCBC and/or professional practice guidelines may
impact the validity of this Report.
5. This Report has been prepared by Mr. John Hessels, AScT, Mr. Jeff Scott and by Mr. Chris Hudec, M.A.Sc.,
P.Eng. Messrs. Hessels, Scott and Hudec are all adequately experienced and are also members in good
standing with their respective associations, Mr. Hessels with the Applied Science Technologists &
Technicians of British Columbia (ASTTBC), and Mr. Scott and Mr. Hudec with the Engineers and
Geoscientists of British Columbia (EGBC).

i
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EXECUTIVE SUMMARY
1. The following is a brief synopsis of the property, assessment methods, and findings presented in the
Report. The reader must read the Report in its entirety; the reader shall not rely solely on the information
provided in this summary.
2. The property, proposed SL 1 of DL 696, Group 1, New Westminster District, Keats Island, BC, from this
point forward referred to as “the Property,” is located on the northwest coast of Keats Island which
borders the Shoal Channel (Strait of Georgia). The proposed development for the Property at the time of
this Report consists of a renovation of an older single‐family dwelling and a foreshore revetment; we
understand the building footprint will remain as existing and that there are erosion issues which have
undermined the supporting soils. The purpose of this Report is to address the marine erosion hazard and
recommend mitigative measures.
3. A site‐specific assessment was conducted to identify potential geotechnical hazards for the subject
Property. The primary geotechnical hazard identified relates to the Property’s boundary with the Strait of
Georgia and oceanic erosion due to the proximity to the ocean and on‐going storm events. We have
included a Future Sea level Rise review as part of our shoreline assessment as this component will be
incorporated into an update of the Islands Trust, Keats Island OCP Bylaw No. 77.1
4. The Combined Method (CM) approach was used to determine a FCL for the building and from this
determine a suitable height of revetment to protect the building for the next 50 years (expected lifespan).
It was determined that an FCL of 4.88m geodetic datum (GD) would provide adequate protection from
flooding for the site. The existing building main floor is set at 8.24m (GD), therefore it is set high enough to
prevent flooding, however due to the close proximity to the PNB, a protective revetment should be
installed to prevent further erosion of supporting soils. The revetment has been designed in accordance
with current best practices, using Green Shores for Homes principals.
5. Implications for future development as they relate to erosion and the resultant shift of the natural
boundary of the Property are also discussed.

ii
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Abbreviation
ASTTBC
CM
DFO
EGBC
FB
FCL
FHA
FNB
GD
SLS
KWL
LEA
MFLNRO
PNB
RA
RDN
SLR
SS
WE

List of Abbreviations Used in the Report
Title
Applied Science Technologists and Technicians of British Columbia
Combined Method
Department of Fisheries and Oceans
Engineers and Geoscientists of British Columbia
Free Board
Flood Construction Level
Flood Hazard Assessment
Future Natural Boundary
Geodetic Datum
Strait Land Surveying Inc.
Kerr Wood Leidal Associates Ltd.
Lewkowich Engineering Associates Ltd.
Ministry of Forests, Lands, and Natural Resources Operations
Present Natural Boundary
Regional Adjustment for Isostatic Rebound
Regional District of Nanaimo
Sea Level Rise
Storm Surge
Wave Effect
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1.0 INTRODUCTION
1.1 Background
a. The Property is located on the northwest coast of Keats Island and borders Shoal Channel (the Strait of
Georgia. See Figure 1.1 below.

Figure 1.1 – Site Location (SCRD Map)
b. The proposed development for the Property, at the time of this Report, consists of the renovation of an
older existing single‐family dwelling.
c. We (LEA) understand that future development of the subject Property requires a geotechnical report as it
is located in a development permit area (within 15m of the Natural Boundary). The report reviews and
states what (if any) impact the natural hazards may have on the proposed development and makes
comment and recommendations for those hazards. The Report also reviews the impact of the prescribed
works may have on the environment in concert with the Environmental Consultant (FSCI) 2. The primary
1
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geotechnical hazard of concern for the Property relates to its proximity to the ocean and potential oceanic
erosion.
d. Following EGBC’s Professional Practice Guidelines for Legislated Flood Assessments3, this FHA would be
categorized as a Class 0 assessment, applicable for developments related to:


Renovations



Expansions



New single‐family residence



New duplex residence

e. In preparation of this Report, we have reviewed the most current and relevant technical documents
provided by EGBC and MFLNRO, along with historical air photo data and the attached site‐specific survey
information provided by SLS.

1.2 Covenant Review
a. As part of our assessment, we have reviewed the documents registered on the legal title of the Property,
specifically, any restrictive covenants registered against the Property that may relate to the conclusions
and recommendations provided in this Report.
b. Current to the date of this Report, there are restrictive covenants registered against the Property that may
impact the comments, conclusions, and recommendation provided in this Report. The Covenants are:





Right of Way 325792M
Right of Way 326792M
Land Use Contract G314
Statutory Right of Way BT117586

2.0 SITE CONDITIONS
2.1 Physical Setting
a. The Property is located in the Lalli/Keats region of the SCRD in Electoral Area F (West Howe Sound) and is
zoned CR2 (community residential 2). The site is also situated within the Gambier Island Trust Area in the
north east corner of District Lot 696 on the west side of the Corkum Road Right of way.
b. The site is accessed via Plumper Road frontage. The Property setting with erosion area noted is shown
below in Figure 2.1.

2
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Figure 2.1 – Property Setting

2.2 Terrain and Features
a. LEA has completed a desktop review of the site that included the Environmental Report, SCRD Mapping,
and Islands Trust development guidelines, in addition to extensive discussions with the designer with
respect to the erosion issue and possible remedies that protect the building as well as meeting the
development mandate of the AHJ. The site is currently developed with an older building that is set 3.7m to
7.5m from the current natural boundary (1m – 7.5m to deck) and within 2.0m to 3.5m to the crest of the
steep 4m to 5.5m high foreshore slope. The distance to the crest of the slope and natural boundary
increases toward the north extent of the building where an incised path leads to the intertidal area.
b. The topography of the Property was predominantly level with a gentle decline towards the crest of the
steep foreshore slope. The natural boundary follows the toe of the foreshore slope. The intertidal area
just north of the building contains various older wooden piles/ log retaining walls, which have acted as a
partially protective measure against erosion of the foreshore slope.

2.3 Soil Conditions
a. A subsurface investigation was not included as part of this assessment. Generally, subsurface soil
conditions consist of a layer of topsoil, underlain by compact to dense, naturally deposited sand, gravel
and cobble.
3
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2.4 Foreshore Conditions
a. The foreshore can be characterized as a low bank intertidal zone facing the Shoal Channel area of the Strait
of Georgia to the northwest and then 1.8km of open water to the Town of Gibsons beyond. The total
height of the ocean‐facing slope was approximately 5.5m at the time of our assessment.
b. Foreshore soil conditions consist of compact to dense sand and gravel with some cobbles. Vegetation
along the foreshore is heavy above the eroded steep bank, with one large mature maple tree jutting out of
the bank with significant erosion of the supporting soils. The extent of the erosion area follows the entire
frontage of the Property, being less severe as you move to the north where the pathway meets the
intertidal zone. The foreshore conditions, at the time of our assessment, are shown below in Figure 2.4.

Figure 2.4 – Foreshore Condition

3.0 COASTAL FLOOD COMPONENTS
3.1 Tides
a. For a summary of published January 2021 tide elevations related to the Property see Table 3.1.
4
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Table 3.1 – Summary of Gibsons Tide Elevations. Station ID: 7820
Tidal Condition

Tide Elevation (local datum)

HHWLT

5.110m

HHWMT

4.578m

MSL

3.178m

LLWMT

1.282m

LLWLT

0.134m

The Design HHWLT in GD is calculated as follows:
Tidal HHWLT (5.110m) – MSL (3.178m) = Design HHWLT (1.93m) GD

3.2 Sea Level Rise
a. Information prepared by the provincial government in 2011 regarding policy for coastal floodplain
mapping assumes a 1.0m rise in sea level from the year 2000 to 21005. See figure 3.2 below.

Figure 3.2 – Recommended Global SLR Curve for Planning and Design in BC
b. The assumed amount of SLR is based on current information and will be evaluated in the future as more
information becomes available. It should be noted that a 1.0m SLR estimate by the year 2100 is a
conservative projection and has been used in the preparation of this Report. Whereas the 2.0m SLR
estimate by the year 2200 would be considered a mid to low range projection.
c. Forecasting this far into the future carries significant uncertainties. Monitoring changes of SLR is beyond
the scope of this Report. We expect local authorities to remain informed in order to adjust their flood
management plans/guidelines accordingly.

5
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3.3 Regional Adjustment – Isostatic Rebound
a. Future sea level is also affected by vertical land movement due to tectonic shifting. Calculations in SLR
reflect changes in the regional rebound or subsidence of the land surface. Areas where the land elevation
is increasing (rebound) should decrease the allowance for SLR, while areas where the land elevation is
decreasing (subsidence) should increase the allowance for SLR. An RA value of ‐0.07m was derived from
the MFLNRO report prepared by KWL4. This value accounts for the 50‐year design requirement for the
Property.

3.4 Storm Surge
a. Sea levels along the BC coast are not only affected by astronomical tide cycles but also by storms. Storms
may affect water levels due to:


Changes in atmospheric pressure.



Strong winds acting on the water surface generating waves.



Changes in ocean currents or temperature.

The combined effect of all these factors is termed “storm surge” (SS).
b. The 1:200‐year design SS value of 1.25m GD was derived from Table 2‐1 of the MFLNRO report prepared
KWL.

3.5 Wave Effect
a. Breaking waves during the design storm event must also be considered, as breaking waves may further
increase the depth of water along the shoreline as well as increase risk of runup and/or overtopping
leading to flooding.
b. Wave effect is site specific and dependent on local wind conditions, bathymetry, surface roughness, the
presence of shoreline structures (revetment, dikes, sea walls, etc.), as well as water levels at the time of
the designated storm, which all contribute to the estimated wave runup and/or wave overtopping.
c. The wave runup for this Property was estimated using 1D calculation methods described in the European
Overtopping Manual (EurOtop, 2018). By applying these methods, wave runup is calculated in terms of a
2% exceedance value (R2%). We note provincial guidelines suggest for coastal flooding hazard
management, the wave runup is taken as 50% of the calculated runup elevation on the natural shoreline.
d. The runup analysis considered future foreshore conditions including a 1V:1H rip rap revetment. Water
levels at the toe of the revetment considered a 200‐year storm surge event.
e. Wave heights were based on 27 years (1992 to 2019) of wave data collected from the Fisheries and Oceans
Canada, Halibut Bank buoy located in the Strait of Georgia. The data was first analyzed to discount any
6
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data entries flagged as erroneous. Maximum wave heights for each year were plotted, then extrapolated
to designated storm events. We considered 200‐year storm wave heights for this assessment.
f.

The wave runup analysis considered influence factors for surface roughness and oblique wave attack.
Other influence factors were conservatively ignored.

g. A summary of design input values and estimated wave runup are presented in Table 3.5 below.
Table 3.5: Summary of Estimated Wave Runup
Deep Water
Foreshore
Structure
Structure
Wave Height
Slope
Slope
Roughness
(200‐yr storm)
4.47 m
1V:10H
1V:1H
Rip Rap

Water Level
at Toe of
Structure
1.25 m

Wave Height
at Toe of
Structure
1.50 m

Wave
Runup,
0.5 (R2%)
0.97 m

3.6 Freeboard
a. A nominal FB value is typically added when calculating an FCL. The FB value accounts for uncertainties
associated with value estimations used. The MFLNRO report prepared by KWL provides a FB value of
0.60m, with allowances for a reduction to 0.30m at the discretion of the Engineer of Record.
b. Given the conservative nature of the CM, which assumes the design storm occurs in conjunction with a
high tide, and provided the requirements for installing the foreshore revetment are followed, we support a
FB value of 0.30m.

4.0 FLOOD CONSTRUCTION LEVEL
4.1 Combined Method
a. We have used the CM approach in order to determine a suitable FCL for the Property. The CM was
established by KWL as part of the MFLNRO report on Coastal Floodplain Mapping Guidelines and
Specifications. At the time of this Report, it is a recommended method for determining an FCL for this
Class of assessment and is supported by EGBC.
b. The CM takes into account the effects of HHWLT, SLR, RA, SS and WE, as well as the addition of FB. The
equation for calculating the FCL using the CM is as follows:
FCL = HHWLT + SLR + RA + SS + WE + FB
c. Table 4.1 shows the calculation based on a projected 50‐year design life for subject development.
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Table 4.1 – FCL Determination using the CM to the year 2071
FCL Components

Year 2071

HHWLT

1.93m GD

SLR

0.50m

RA

(‐0.07m)

SS

1.25m

WE

0.97m

FB

0.30m

Calculated FCL:

4.88m GD

5.0 FORESHORE REVETMENT
5.1 General
a. As outlined in this Report, the Property is bound to the north by the Strait of Georgia. The existing
foreshore is granular in nature and does not include a seawall or revetment measures.
b. The foreshore includes a low‐bank, typically less than 5.5m in height, and shows evidence of soil loss and
ongoing erosion, a result of storm surge and wave action. The foreshore includes slumping surficial soils
where erosion and soil loss have occurred. The foreshore condition at the time of this Report is show
below in Figure 5.1.

Figure 5.1 – Low‐Bank Foreshore, Sloughing Surficial Soils
8
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c. It is our opinion that foreshore erosion has the potential to further undermine the surficial soils on the
property and damage the integrity of the supporting soils for the building.

5.2 Revetment Design Discussions
a. We recommend foreshore revetment construction consisting of a specific matrix of rip rap material and
infill gravels. The recommended revetment measures are appended to this report as Drawing F9080‐01.
b. We recommend the foreshore revetment measures be undertaken a soon as practicable (the next
tentative “Fish Window” is June 15 to September 15, 2021).
c. The recommended revetment is to include planting of native species such as sea grasses to enhance the
revetment in accordance to the “Develop with Care” and “Green Shores” principals. The installation of the
rip rap revetments will help prevent further erosion of site soils and vegetation, including native species
such as sea grasses.
d. The type, quantity, spacing, and installation procedures for vegetation should be provided by a qualified
environmental professional.

5.3 Revetment Maintenance, Limitations
a. The designed revetment will provide protection from increased ocean levels and storm frequency.
However, we expect ongoing maintenance during the first one to three years following installation will
likely be required to ensure the vegetation establishes itself. Due to the minimal area available between
the Natural Boundary and deck/ building footprint, the revetment will need to be at a 1:1 inclination and
the deck may need to be altered to accommodate the installation.
b. The revetment shall be reviewed by the Homeowners at regular intervals to monitor for any signs of
erosion. The revetment should be reviewed following any significant or sustained storm events. We
expect maintenance and repair efforts may be required from time to time following significant or
sustained storm events.

6.0 DISCUSSION AND RECOMMENDATIONS
6.1 Recommended FCL
a. We recommend that the revetment attain a construction height of 4.88m GD in order to offer substantial
protection from the ocean erosion, including sea level rise over the next 50 years. The existing Building
main floor is set at 8.24m which is sufficient to prevent flooding from the ocean.

9
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6.2 Floodwater and Inundation
a. In the event of a design flood event (1 in 200‐year), it is possible that floodwater from the Strait of Georgia
would cause further erosion of the Property. The general risk of erosion increases as the sea level rises, as
newly wetted soils can be eroded during high tide / storm events.
b. Provided the construction of the revetment within the Property satisfies the minimum recommended
revetment height, and the revetment is maintained to prevent erosion of the NB, we do not anticipate any
damage to the structure or its contained goods as a result of loss of soils support due to marine erosion.

6.3 Site Grading
a. Yard areas between the single‐family dwelling and the crest of the slope should be sloped as to direct
water away from the building and toward the foreshore area.

6.4 Future Development
a. Over the 50‐year design life of the development, SLR will likely expose the existing shoreline to increased
wave action that may result in erosion of the foreshore area.
b. Evaluation of the rate and/or extent of erosion along the foreshore area of the Property is beyond the
scope of this Report. It should be noted however, that intertidal zones consisting of sand and gravels are
typically suspectable to erosion or accretion by wave action and flooding, and we expect the alignment of
the PNB will slowly shift over time.
c. SLR is expected to be 0.5m over the next 50 years. Provincial guidelines require that a 15.0m setback from
the NB be maintained for the lifespan of the building5. This is referred to as the FNB. In this special case
the building cannot be moved to accommodate this set back, therefore it is important the soils be
armoured to prevent the future slope regression and upland movement of the PNB.
d. It was noted during our site assessment that the foreslope at the PNB has been undermined by removal of
the natural sand and gravels. This has caused the slope and trees to be undercut and increased the risk to
the buildings supporting soils, which is an indication that the NB is receding. LEA also strongly
recommends a revetment be installed at the foreshore to maintain the present location of the NB. Details
of this revetment are as noted in Section 5.0 and attached design drawing F9080‐01.

7.0 CONCLUSION
a. Provided the recommendations in this Report are followed, we (LEA) confirm that from a geotechnical
point of view the site is considered safe and suitable for the permanent siting of a single‐family residence,
with the probability of a geotechnical failure resulting in property damage of less than:
10
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1 in 200‐year return for flooding of marine areas while accounting for 50‐years of SLR,



10% in 50 years for all other geotechnical hazards.

and that the proposed development will not result in a detrimental impact on the environment, subject
Property or adjoining properties.
b. Please refer to the attached EGBC ‐ Appendix I: Flood Assurance Statement for additional information.

8.0 CLOSURE
a. Lewkowich Engineering Associates Ltd. appreciates the opportunity to be of service on this project. If you
have any comments, or additional requirements at this time, please contact the undersigned at your
convenience.
Respectfully Submitted,
Lewkowich Engineering Associates Ltd.

March 2, 2021
John Hessels, AScT
Senior Technologist

Jeff Scott, P.Eng.
Geotechnical Engineer

Chris Hudec, M.A.Sc., P.Eng.
Senior Project Engineer

9.0 ATTACHMENTS
1. Lewkowich Engineering Associated Ltd. drawing titled “Foreshore Revetment”, SL1, 900 Keats Road, Keats
Island, BC,” Drawing No. F9080‐01, Dated February 22, 2021
2. Engineers and Geoscientists British Columbia (EGBC) Appendix I: Flood Assurance Statement.
3. Strait Land Surveying Inc., “Site Plan of Part of District Lot 696, Group 1, New Westminster District”,
September 20, 2018
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1. Island Trust, Keats Island, Official Community Plan, Bylaw No.77, 2002, Consolidated: January 2011.
2. FSCI Biological Consultants, “Environmental Redevelopment Review of the Foreshore 900 Keats Island Road
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Flood Assessments in a Changing Climate in BC,” version 2.1, dated August 28, 2018.
4. Ministry of Forests, Lands and Natural Resource Operations report titled – Coastal Floodplain Mapping –
Guidelines and Specifications, 2011. Prepared by Kerr Wood Leidal Associates Ltd.
5. Ministry of Water, Land and Air Protection Province of British Columbia report titled – Flood Hazard Area
Land Use Management Guidelines. Amended by: Ministry of Forests, Land, Natural Resource Operations
and Rural Development, 2018.
6. EurOtop, Manual on Wave Overtopping of Sea Defences and Related Structures, Second Edition, dated
2018.
7. BC Ministry of Environment, Climate Change Adaption Guidelines for Sea Dikes and Coastal Flood Hazard
Land Use, Draft Policy Discussion Paper, prepared by Ausenco Sandwell, dated January 27, 2011.
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Schedule “D” – Environmental Redevelopment Review, dated May 1, 2019
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May 1, 2019

Our File No.: FSCI-19-0018

Monte Staats
Gibsons, BC
Sent via email: monte.staats@gmail.com
Dear Mr. Staats:
Re:

Environmental Redevelopment Review of the Foreshore 900 Keats
Island Road (Lalli Property)

This letter and attachments provide our environmental assessment of the proposed
redevelopment of the above referenced property as requested by you. The
assessment is based on review of existing information available from the Islands Trust,
BC Conservation Data Centre and a site visit on April 8th 2019.
The following describes our understanding of the project, existing biophysical
conditions and potential sensitive environmental features. We have provided
recommendations and/or suggestions for environmental protection and mitigation.
Project Description
The subject property is an area that fronts the northeast corner of DL 696 on Keats
Island (900 Keats Island Road) (Figure 1). The property is owned by the Convention
of Baptists Churches of British Columbia. The upland area has been previously
developed and has an existing home/cabin that is undergoing renovation.
The proposed project entails the removal and replacement of a dock and walkway
to access the dock and the construction of a new shoreline revetment that is
intended to stabilize the eroding upland and protect to existing home located within
the marine riparian area. The details of the revetment and dock design have been
prepared by the owner’s representative (M. Staats).
The scope of this assessment is limited to the important biophysical aspects, in
particular areas of important nearshore and intertidal habitats and the marine
riparian buffer. It should be noted that this project is the redevelopment of an
existing home/cabin
Marine Riparian
In order to facilitate the environmental review a 15-m upland buffer is considered
the marine riparian area for review purposes. It’s recognized that this home is
grandfathered and lies within this buffer.
8-5520 McCourt Road, Sechelt, BC, Canada, V0N 3A7
604-740-2637 (tel)
dbates@fsci-biological.ca
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The riparian is characterized as the zone from the highest highwater upland. This
area has been previously cleared to facilitate the house (Photo 1). Along the
shoreline edge is a mix of Western Red Cedar (Thuja plicata) that appears to
have been trimmed, Salal (Gaultheria shallon) and a mix of Deciduous including a
large Big Leaf Maple (Acer macrophyllum). Scattered around the lot is a mix of
Deciduous (Alnus rubra) and conifers (mixed).
The proposed revetment will require the disturbance of the shoreline vegetation
Including the removal of the mature Big Leaf Maple (Photo 2).
There was no observed areas of upland sedge or salt grasses identified and no
suitable trees fronting the lot that would provide suitable roosting or nesting
opportunities for raptors of Great Blue Herons.

Photo 1: The Lalli property on Keats Island. The home is being renovated and
previous development has resulted in most of the cotree canopy being removed.
Conifer and deciduous fronting the house are small and has been trimmed. One
mature compromised Big Leaf Maple remains and will require removal.
Intertidal Foreshore
The intertidal area is the zone from the highest highwater to the zero datum.
Observations were made at a low tide but not zero tide.
The substrate is characterized as cobble and large gravels (Photo 3). Limited
areas of smaller gravel and/or pebbles were noted. The size suitable for forage
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Photo 2: The area along the Lalli property that requires the construction of a
revetment to stabilize and protect the shoreline. The revetment will result in the
removal of shoreline vegetation and the compromised Big Leaf Maple.

fish spawning was limited (Photo 3).
The lower portion of the intertidal had various marine algae’s, including Fucus
(Fucus spp) and Sea Lettuce (Ulva spp). It’s assumed by the nature of the
substrate that the area supports bivalves.
Large woody debris was limited. An old cribbing that extends on to the intertidal
was noted. This cribbing appears to be a remnant from an early dock/ramp
abutment.
Off shore
The area off-shore that would typically extend from low tide to the outer boundary of
the foreshore tenure was examined using existing known data sources and during
the site visit on April 8th, 2019.
The area was not extensively surveyed. Existing information identifies three
Eelgrass meadows (Zostera spp) fronting the properties bordering the proponent’s
waterfront. These meadows and the outer fringe are sensitive to disturbance and
any proposed development plans, including the construction and installation of docks
and walkways, must ensure the meadows not disturbed. Proposed mitigation
measures will be discussed in the next section.
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Photo 3: The shoreline fronting the Lalli property at low tide. Substrates are
dominated by cobble and large gravels Limited accumulations of marine sediments
and smaller gravels were noted. The lower intertidal area is dominated by Fucus
spp.
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Mitigation
As previously discussed, the planned redevelopment of this property includes
the design and construction of a shoreline revetment and the
construction/installation of a dock and overhead walkway. In order to mi9nimize
further environmental impact, the following provides suggested mitigation and
design criteria intended to protect existing marine and marine riparian habitats.
Shoreline Revetment
The construction of a shoreline revetment is intended to stabilize and protect the
property from further erosion. The revetment design is being provided by a qualified
engineering professional. The construction of the revetment will require in the
removal of one mature Big Leaf Maple that appears to be compromised. There will
be no other significant tree removal.
We offer the following comments and requirements to help mitigate for disturbance
along the foreshore during construction of the shoreline revetment:
1. Ideally revetment design would sloped. In this case, the site, protection of the
home and recommended engineered design, will require a vertical or near
vertical structure. A sloped design is not possible.
Planting shoreline revetments is always recommended. In this case planting
the revetment may be difficult. If possible, the owner should attempt to provide
a vegetated buffer along the top of the vertical revetment using species like
Salal (Gaultheria shallon), Nootka Rose (Rosa notkana) and Oceanspray
(Holodiscus discolor). These plants are only a suggestion and other native
species may be more successful. The final planting list would be left to the
property owner or representative.
2. The shoreline revetments must meet all required Islands Trust building
code/bylaws or Planning Department criteria.
3. The structure is generally toed into the ground starting at the highest high
water and must be built upland away from the beach. No encroachment into
the intertidal can occur. Unauthorized encroachment seaward from the
highest high-water point is a chargeable offence under the Federal Fisheries
Act. If it’s necessary to develop below the highwater mark, a request for
Fisheries Authorization review is required. This process and outcome may
result in a need for development of habitat offsetting. Its best to avoid this
impact.
Please note that the current high-water mark may differ from any historic
shoreline delineation. Land lost to the sea cannot be reclaimed without
seeking approvals from Fisheries and Oceans Canada.
4. If beach access is required for construction the excavator must be unloaded
at high flood tides then walked up to a designated dry area.
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5. All construction machinery used to build the revetment must be clean with no
fuel or hydraulic leaks. There must be a spill kit on site at all times and no refueling of the excavator can occur near the beach.
Excavators brought to the site should also be cleaned of any vegetation from
previous job sites. This cleaning is needed to reduce the possibility of
introducing invasive plant species such as Knotweed at this property.
6. Logs found on the beach surface can be relocated during construction. In
particular those high on the beach. Wherever possible the wood must be
returned to its original location.
7. Materials to be used for construction of the revetment must be clean and
temporarily stored above the high tide mark or upland on the property.
8. No native beach material (rock or gravels) can be used for fill or construction,
relocated or permanently removed in order to construct the new structure.
Disturbance of rock below the tide line may be considered an impact under
the Fisheries Act.
9. We recommend the property owner or contractor agree to have an
Environmental Monitor during construction. This person would be charged
with ensuring works do not adversely impact the intertidal habits fronting the
project site. The cost of the EM is the responsibility of the proponent or
contractor.
10. The area upland of the revetment falls within the marine riparian. It is
recommended that post revetment construction that a fringe of native shrubs
be planted along the top of the revetment between the structure and the
house.
Dock and Overhead Walkway
The proponent is applying to build a new dock and walkway structure. This will
include an overhead walkway from the top of the new revetment to a float dock.
The walkway will be fixed using carbon composite pilings and a that will access a
floating dock.
The walkway will be elevated above the intertidal and will not contact the beach
surface. Pilings will require driving through the substrate. The area impacted by
the piling footprint will be small and will may be considered an impact to fish
habitat is relatively small. A notice of Assessment for the piling installation may
be warranted once a final plan is in place.
The dock and ramp from the walkway will be located offshore at the approximate
location of the current float. In order to ensure this new structure does not
adversely impact marine habitat(s) the following criteria should be incorporated
into the design.
1. Design of structure including components should not block the free movement
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of water along the shoreline. In addition to water movement the structure must
not impede public access along the intertidal.
2. The bottom of docks and/or floats must have at least 1.5 m above the sea bed
during the lowest tide.
3. The dock structure, where feasible, should not be constructed from concrete,
steel, treated or recycled timber piles, and/or encapsulated Styrofoam. Decking
materials should allow for light penetration. It’s recommended that between 4060% light penetration be targeted in the design.
4. The longest axis of the dock should be aligned in a north-south direction to the
maximum extent practicable. This is not always achievable depending on
property.
5. If the new dock structure exceeds 20 m2, a request for review of the structure
should be submitted to Fisheries and Oceans Canada. If the structure is
considered to have an impact on fish or fish habitat, changes (alignment) may
be required. In extreme cases a Fisheries Act Authorization may be required.
6. Known Eelgrass meadows must be avoided. Eelgrass is considered critical
marine habitat and is adversely impacted through poorly planned boat
moorage and dock orientation. Ideally the new structure should be located
at least 10-m from known meadows.

Conclusions
Based on the results of this assessment, the existence of a home, failing shoreline
and limited access to the property, it is my opinion that the planned redevelopment
and dock can be implemented with no significant long term environmental
impacts.
This conclusion is conditional on the diligent and committed implementation of
the mitigation measures. In the event the redevelopment is impacting marine
foreshore and nearshore habitats the project should be halted and a Qualified
Environmental Professional consulted.
Closure
This document was prepared by FSCI Biological Consultants and represents
professional judgment based on information available at the time of preparation and
appropriate for the scope of the project. This document is for the private information
and benefit of the client for whom it was prepared and the specific purpose for which
it was developed. Third parties may not use content in this document without the
prior written authorization from FSCI Biological Consultants.
Any use or reliance on this document by third parties is the responsibility of such
third parties. FSCI Biological Consultants and the authors accept no responsibility for
damages suffered by any third party as a result of decisions made or action based
on this document.
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We trust this report meets your needs. Should you have any questions or
concerns, please contact the undersigned at your convenience.
Sincerely

D. Bates, RPBio
Sr Habitat Biologist
/db
Cc: File
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STAFF REPORT
File No.: GM-DVP-2021.5 (Robitaille & Dawson)
(x ref GM-BP-2021.1 (Robitaille/Shallard)
DATE OF MEETING:

May 27, 2021

TO:

Gambier Island Local Trust Committee

FROM:

Teresa Mahikwa, Island Planner
Northern Team

COPY:

Warren Dingman, Bylaw Compliance and Enforcement Manager

SUBJECT:

Development Variance Permit for proposed accessory building (Sleeping Cabin)
Applicants: Patrick Robitaille & Susan Dawson
Location:
578 Vaucroft Road, North Thormanby Island

RECOMMENDATION
1. That the Gambier Island Local Trust Committee approve issuance of Development Variance Permit GMDVP-2021.5 (Robitaille & Dawson).
REPORT SUMMARY
The purpose of this staff report is to introduce Development Variance Permit application GM-DVP-2021.5 for
consideration by the Gambier Island Local Trust Committee (LTC). The application proposes a reduction in the
minimum lot line setback from a private road (Vaucroft Road) from 6.0 metres, to a minimum of 0.2 metres for a
proposed new accessory building (sleeping cabin) that will replace an existing accessory building. The subject
property on Thormanby Island is 729.1 m² in size and is zoned Small Lot Rural Residential (SRR).
Staff are recommending approval of this variance request, as the applicant has received a Setback Permit from the
Ministry of Transportation and Infrastructure (MOTI) for the location of the proposed accessory building (see
Attachment 3), and because the location of the proposed accessory building appears to be low in profile and with
little to no impact on neighbouring properties.
BACKGROUND
Planning staff received a Building Permit (GM-BP-2021.1) referral from the Sunshine Coast Regional District (SCRD)
for the proposed construction of an accessory building (sleeping cabin), and upon review, noted that the proposed
location did not meet the minimum lot line setback as required by the Land Use Bylaw. Staff advised the applicant
to apply for a variance, and the BP file is being held in abeyance until a decision has been made on the DVP. No
Bylaw Enforcement files (active or historic) were found for the subject property.
The subject property (Figures 1 and 2 below) currently has one residential dwelling (the main cabin) with attached
deck structures, plus an existing accessory building (sleeping cabin). The proposed accessory building (new
sleeping cabin) with attached deck structures will replace the existing accessory building.

C:\Program Files\eSCRIBE\TEMP\15494426348\15494426348,,,GM-LTC_2021-05-27_GM-DVP-2021.5_RPT-FINAL.docxZ:\09 Current
Planning\05 GM\3190 DVP\25 Applications (P)\2021\GM-DVP-2021.5 Robitaille xref-GM-BP-2021.1\06 Staff Reports\2021-05-27\GMLTC_2021-05-27_GM-DVP-2021.5_RPT-FINAL.docx
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There is also an existing septic field and tank located between the existing main cabin and proposed sleeping
cabin. It is due to the location of the existing septic system that the applicant cannot construct the proposed
sleeping cabin outside the required minimum 6.0 metre lot line setback, and therefore requires a variance.
Figure 1: Subject Property Map

Figure 2: Aerial Image of Subject Property and Surrounding Properties

C:\Program Files\eSCRIBE\TEMP\15494426348\15494426348,,,GM-LTC_2021-05-27_GM-DVP-2021.5_RPT-FINAL.docxZ:\09 Current
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Islands Trust
Staff Report
2

91

ANALYSIS
Policy/Regulatory
A comprehensive site context analysis is provided in Attachment 1. The policies and regulations that pertain to this
application are summarized below.
Land Use Bylaw:
Development on Thormanby Island is subject to the provisions of the Gambier Associated Islands Land Use Bylaw
No 120, 2013.
Minimum Setback from Vaucroft Road
As noted above, this application proposes to vary Islands Trust LUB regulation 5.1(6)(a): the minimum required
setback of 6.0 metres from any lot line abutting a private road. This variance would permit the proposed accessory
building (sleeping cabin), to be constructed as close as 0.2 metres from the lot line along Vaucroft Road, in the
proposed location as shown in the Site Plan in Attachment 2 and in the Draft Permit (Attachment 5). Given the
rural, treed nature of the location, and the minor traffic use of Vaucroft Road, staff anticipate this proposed
variance to be low in profile and with little to no impact on neighbouring properties.

Maximum Number of Buildings and Use of Proposed Accessory Building (Sleeping Cabin)
Regulation 5.1(2) of the LUB permits only one dwelling per lot in the SRR zone, and defines “dwelling” as:
“a building used for residential purposes by a single household, containing sleeping and living areas plus a single
set of facilities for food preparation and eating, and does not include a mobile home or recreational vehicle.”
Therefore, as the existing main cabin already contains a kitchen, it is considered to be the residential dwelling. The
proposed accessory sleeping cabin is not permitted to contain a food prep/eating facilities so long as the main
cabin continues to do so.
Regulation 5.1(5) of the LUB permits a maximum of two accessory buildings in the SRR zone. Only one accessory
building currently exists on the lot, which will be removed in order to construct the proposed sleeping cabin, so
the subject property will still have only one accessory building.
Maximum Lot Coverage Calculation
Maximum lot coverage is 25% in the SRR zone. The lot size of the subject property is 729.1m2.
Therefore, a maximum 25% lot coverage would be 182.3m2.


Proposed accessory building (Sleeping Cabin) = 59.5m2



Attached deck structures for proposed accessory building (Sleeping Cabin):
It appears from the building elevation drawings (Attachment 2), that the proposed accessory building
(sleeping cabin) will have attached deck space; however, it appears to be only 0.6 metres in height, which
therefore would not contribute to the maximum lot area calculation, given the LUB definition:
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"lot coverage" means the total horizontal area at grade of those portions of a lot that are covered by
buildings and structures, exclusive of decks not exceeding 1.2 metres in height at any point, measured
to the outermost perimeter of the buildings or structures, divided by the area of the lot, and expressed
as a percentage.”


Existing dwelling (Main Cabin) = 60.2m2



Attached deck structures for existing dwelling decking (Main Cabin):
The applicant has also noted that he does not believe the existing dwelling (main cabin)’s attached
decking to be more than 1.2 metres in height. Even assuming that the deck is more than 1.2m high,
the total area of the existing decking appears to be less than the size of the main cabin (i.e. < 60.2m2).

Therefore, including the proposed building (59.5m2), existing dwelling (60.2m2), and even including the existing
dwelling deck structures (60.2m2), the total lot coverage would be 179.9m2 (less than the 182.3m2 maximum), so
no variance would be required for lot coverage.
Consultation
Statutory Requirements - Notification
Notification of this DVP application (Attachment 4) was distributed to neighbouring property owners and tenants
within 100 metres in accordance with statutory requirements. No correspondence had been received prior to
distribution of the notification; any submissions received following the preparation of this staff report will be
presented to the LTC for their consideration during their regular business meeting on May 27, 2021.
Agencies
The applicants have obtained a Setback Permit (dated March 5, 2020) from MOTI, giving approval for the proposed
location of the new sleeping cabin, which is included as Attachment 3 to this staff report.
First Nations
As noted in Attachment 1, RAAD mapping indicates that the subject property is within 100 metres of known
archaeological site: DjRx-34. Although outside of the location of the known site, and therefore not triggering the
need to refer the application to local First Nations for review, the owners and applicant must be aware that there
is still a chance that the lot may contain previously unrecorded archaeological material that is protected under
the Heritage Conservation Act. If such material is encountered during development, all work should cease and
the BC 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.
Rationale for Recommendation
Given that the applicant has already received a Setback Permit from the Ministry of Transportation and
Infrastructure (MOTI) for the location of the proposed accessory building (see Attachment 3), and that the location
of the proposed accessory building appears to be low in profile and with little to no impact on neighbouring
properties, staff are recommending approval of this variance request, as noted on page 1 of this report.
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ALTERNATIVES
The LTC may consider the following alternatives to the staff recommendation:
1. Request further information
The LTC may request further information prior to making a decision. 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 Gambier Island Local Trust Committee request further information prior to making a decision on
application GM-DVP-2021.5 [specify information required].
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 Gambier Island Local Trust Committee deny application GM-DVP-2021.5 for the following reasons:
[specify reasons].
NEXT STEPS
Subject to concurrence with the staff recommendation, staff will issue the Development Variance Permit as
drafted in Attachment 5.
Submitted By:

Teresa Mahikwa, RPP, MCIP
Island Planner

May 11, 2021

Concurrence:

Heather Kauer, MPA, RPP, MCIP, AICP
Regional Planning Manager

May 12, 2021

ATTACHMENTS
1.
2.
3.
4.
5.

Site Context
Site Plan & Building Elevations
Copy of MOTI Setback Permit
DVP Notice
Draft Development Variance Permit
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ATTACHMENT 1 – SITE CONTEXT
LOCATION
Legal Description
PID
Civic Address

Lot 27, Block A, District Lot 1017, Plan 10306
009-414-908
578 Vaucroft Rd, North Thormanby Island

LAND USE
Current Land Use
Surrounding Land Use

Residential.
Residential.

HISTORICAL ACTIVITY
File No.
GM-BP-2021.1

Purpose
To construct an accessory building (sleeping cabin).
Currently in abeyance until decision made on DVP application.

POLICY/REGULATORY
Islands Trust Policy Statement
(ITPS)
Gambier Associated Islands
Official Community Plan (OCP)
No. 109, 2009
Gambier Associated Islands
Land Use Bylaw (LUB)
No. 120, 2013

The proposed variance does not appear to be contrary to or inconsistent
with the Islands Trust Policy Statement.
Schedule C – Map A notes that the subject property is designated R –
Residential.
The subject property does not appear to be within a Development Permit
Area.
Schedule B – Zoning Map B notes that the subject property is zoned
SRR – Small Lot Rural Residential
5.1 Small Lot Rural Residential (SRR)
Permitted Uses
(1) The following uses are permitted in the SRR zone, subject to the
regulations set out in this Section and the general regulations, and all other
uses are prohibited:
(a) Residential use of a dwelling; and
(b) Accessory uses, buildings and structures, including but not limited to
home occupations and accessory recreational uses.
Density
5.1 (2) The maximum density in the SRR zone is one (1) dwelling per lot.
(See detailed analysis in the staff report)
5.1 (3) The maximum lot coverage in the SRR zone is 25 percent.
(See detailed analysis in the staff report)
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5.1(4) The maximum floor area ratio of any dwelling in the SRR zone is 0.20.
“floor area ratio” means the ratio of the floor area of a dwelling to the area
of the lot on which is located.
The existing residential dwelling (main cabin) is 60.2 sq.m in floor area, and a
height of 5.3m.
60.2 sq.m / 729.14 sq m. = 0.08 = OK
The proposed accessory building (sleeping cabin) is 59.5 sq.m in floor area,
and a height of 4.6m.
5.1(5) The maximum number of accessory buildings permitted in the SRR
zone is two (2) per lot.
Siting and Size
(6) The minimum setback for any building or structure in the SRR zone is:
(a) Residential 6.0 metres (19.6 feet) from any lot line abutting a highway
or private road
(This is the regulation that the applicants are seeking to vary with this
DVP – see draft proposed Permit attached.)
(b) 1.5 metres (5 feet) from any interior or exterior side lot line; and
(c) 7.5 metres (24.6 feet) from any rear lot line.
(7) The maximum height for any dwelling in the SRR zone is 9 m (29.5 feet).
The existing residential dwelling (main cabin) is a height of 5.3m = OK.
(8) The maximum height for any accessory building or structure in the SRR
zone is one storey to a maximum of 5.2 metres (17 feet).
The proposed accessory building (sleeping cabin) is a height of 4.6m = OK.
Covenants

Bylaw Enforcement

Restrictive Covenant R130987 – This is a private covenant held by Pacific
Resorts Ltd. for the purpose of creating a Building Scheme. The LTC has no
obligations related to this covenant.
A number of Legal Notations also exist on title in relation to Covenant
433337L, a private covenant between Pacific Resorts Ltd. and National Trust
Company Ltd. which provides for the use of common property and provides
building scheme provisions. The LTC has no obligations related to this
covenant.
No current or historical IT Bylaw Enforcement files identified.
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SITE INFLUENCES
Islands Trust Conservancy (ITC)

n/a – This application does not directly affect an ITC-owned property or
conservation covenant; nor does it directly affect a property adjacent to an
ITC-owned property or conservation covenant. It also does not pertain to
terrestrial or intertidal Crown Land located within 100m of an ITC-owned
property or conservation covenant.

ITC Regional Conservation Plan
(2018 – 2027)

n/a – This application does not appear to be inconsistent or contrary to the
goals and objectives set out in the ITC Regional Conservation Plan.

Species at Risk
Sensitive Ecosystems

No Species at Risk data identified.
No Protected Areas data identified. ITC Sensitive Ecosystem Mapping
identifies the subject property as “sand” ecosystem.

Hazard Areas
Archaeological Sites

None identified.
Upon review of the Remote Access to Archaeological Data (RAAD)
information, the subject property is within 100 metres of known
archaeological site: DjRx-34.

Climate Change Adaptation
and Mitigation
Shoreline Classification

Notwithstanding the foregoing, and by copy of this report, the owners and
applicant should be aware that there is still a chance that the lot may contain
previously unrecorded archaeological material that is protected under the
Heritage Conservation Act. If such material is encountered during
development, all work should cease and the BC 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.
No anticipated climate-change induced hazards on the proposed
development.
Not Applicable

Shoreline Data in TAPIS

Not Applicable
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ATTACHMENT 2 – SITE PLAN & BUILDING ELEVATIONS
2.1 SITE PLAN
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2.2 BUILDING ELEVATIONS
NORTH ELEVATION

Islands Trust

Staff Report

2
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EAST ELEVATION

WEST ELEVATION

Islands Trust

Staff Report
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SOUTH ELEVATION

Islands Trust
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Permit/File Number:
Office:

2020-00756
Sechelt Area Office

PERMIT TO REDUCE BUILDING SETBACK LESS THAN 4.5 METRES FROM THE
PROPERTY LINE FRONTING A PROVINCIAL PUBLIC HIGHWAY
PURSUANT TO TRANSPORTATION ACT AND/OR THE INDUSTRIAL ROADS ACT AND/OR THE
MOTOR VEHICLE ACT AND/OR AS DEFINED IN THE NISGA'A FINAL AGREEMENT AND THE
NISGA'A FINAL AGREEMENT ACT.
BETWEEN:
The Minister of Transportation and Infrastructure
Sechelt Area Office
Box 356
Sechelt, BC V0N 3A0
Canada
(“The Minister”)
AND:
Patrick David Robitaille
Susan Elizabeth Dawson
3969 Blantyre Place
North Vancouver, British Columbia V7G2G5
Canada
(“The Permittee”)
WHEREAS:
A.

The Minister has the authority to grant permits for the auxiliary use of highway right of way, which authority is pursuant to both the
Transportation Act and the Industrial Roads Act, the Motor Vehicle Act, as defined in the Nisga'a Final Agreement and the Nisga'a
Final Agreement Act;

B.

The Permittee has requested the Minister to issue a permit pursuant to this authority for the following purpose:
The construction of a building, the location of which does not conform with British Columbia Regulation 513/04 made
pursuant to section 90 of the Transportation Act, S.B.C. 2004, namely; to allow a 59 square meter sleeping cabin within the
4.5m setback from, Vaucroft Road, located at Lot 27 Block A District Lot 1017 Plan 10306 (578 Vaucroft Road, Thormanby
Island), as shown on drawings A000, A100, A200 dated February 6, 2020.

C.

The Minister is prepared to issue a permit on certain terms and conditions;

ACCORDINGLY, the Minister hereby grants to the Permittee a permit for the Use (as hereinafter defined) of highway right of way on the
following terms and conditions:

1.

This permit may be terminated at any time at the discretion of the Minister of Transportation and Infrastructure, and that the
termination of this permit shall not give rise to any cause of action or claim of any nature whatsoever.

2.

This permit in no way relieves the owner or occupier of the responsibility of adhering to all other legislation, including zoning,
and other land use bylaws of a municipality or regional district.

3.

The Permittee shall indemnify and save harmless the Ministry, its agents and employees, from and against all claims,
liabilities, demands, losses, damages, costs and expenses, fines, penalties, assessments and levies made against or
incurred, suffered or sustained by the Ministry, its agents and employees, or any of them at any time or times, whether before
or after the expiration or termination of this permit, where the same or any of them are based upon or arise out of or from
anything done or omitted to be done by the Permittee, its employees, agents or Subcontractors, in connection with the permit.

4.

The rights granted under this permit are for an indefinite period.
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Permit/File Number:
Office:

2020-00756
Sechelt Area Office

Should the said structure be destroyed, removed or dismantled, this permit is automatically cancelled and another permit will
not necessarily be granted.
5.

The Permittee will at all times indemnify and save harmless Her Majesty the Queen in Right of the Province of British
Columbia, as represented by the Minister of Transportation and Infrastructure , and the employees, servants, and agents of
the Minister from and against all claims, demands, losses, damages, costs, liabilities, expenses, fines, fees, penalties,
assessments and levies, made against or incurred, suffered or sustained by any of them, at any time or times (whether before
or after the expiration or termination of this permit) where the same or any of them are sustained in any way as a result of the
Use, which indemnity will survive the expiration or sooner termination of this permit.

6.

The Permittee will ensure that the works do not, impair, impede or otherwise interfere with; I. public passage on the Highways;
II. the provision of highway maintenance services by the Province, or by its servants, contractors, agents or authorized
representatives of the Province in connection with the Highways; or III. the operation of the Highways;

7.

This permit in no way relieves the owner or occupier of the responsibility of adhering to all other legislation, including zoning,
and other land use bylaws of a municipality or regional district.

8.

It is the responsibility of the permittee to ensure that all equipment and vehicles crossing Provincial highways or side roads
have the proper approvals and insurance as required and issued by the Commercial Vehicle Safety and Enforcement
Division. For permits or inquiries please contact the Provincial Permit Centre at 1-800-559-9688.

9.

Permittee to be responsible for the supply of all labour, equipment, materials in connection with these works.

10.

A copy of this permit must be on site at all times during the said works.

11.

If any BCLS survey posts are removed, moved or damaged during the construction of the said Works they must be replaced
by a registered BC Land Surveyor at the expense of the Permittee.

12.

The layout shown on the submitted drawing is a condition of this permit, and any change in layout without the prior
consent in writing of the Designated Ministry Official shall render the permit void.

13.

It is the permittee's responsibility to obtain permission from the Ministry of Environment, pursuant to Section 7 of the Water
Act, for works in or around any natural water-course, as and if required.

14.

The Permittee shall ensure all equipment working on or hauling material on to and from the Site does not damage or deposit
material onto any part of an existing roadway. Materials spilled onto the public roadways or driveways opened to public traffic
shall be cleaned up immediately. The Permittee has the full responsibility to repair any damage to existing highways, local
roads and driveways caused by its construction equipment and/or operations.

15.

No gates are to be placed within Ministry of Transportation and Infrastructure Right of Way.

16.

No further additions or improvements shall be made to the said structure without prior consent of the Ministry of
Transportation and Infrastructure.

17.

Any damage to the Ministry of Transportation and Infrastructure right-of-way as a direct result of the permitted works shall be
repaired and maintained by the Permittee in perpetuity.

18.

If the Permittee proceeds on this permit, it is deemed that all terms and conditions have been accepted.

The rights granted to the Permittee in this permit are to be exercised only for the purpose as defined in Recital B on page 1.

Dated at

Sechelt

, British Columbia, this

5

day of

March

,

2020

Kattia Woloshyniuk,
Development Officer and Operations Technician
On Behalf of the Minister
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NOTICE
GM-DVP-2021.5 ((ROBITAILLE and DAWSON, Gambier Island)
GAMBIER ISLAND LOCAL TRUST COMMITTEE
NOTICE is hereby given that the Gambier Island Local Trust Committee will be considering a resolution allowing for the
issuance of a Development Variance Permit, pursuant to Section 498 of the Local Government Act, varying subsections
of the Gambier Associated Islands Land Use Bylaw No. 120, 2013, as follows:
1. PART 5 ZONES, Section 5.1 SMALL LOT RURAL RESIDENTIAL (SRR), Subsection 5.1(6) SITING AND SIZE “The
minimum setback for any building or structure in the SRR zone is:”, Article 5.1(6)(a) “Residential 6.0 metres
(19.6 feet) from any lot line abutting highway or private road”; is varied:
To reduce the setback for a proposed accessory building from 6.0 metres to 0.2 metres.
The subject property is legally described as: PID 009-414-908 Lot 27, Block A, District Lot 1017, Plan 10306
The general location of the subject property is shown in the following sketch:
If you have any questions or comments
regarding the proposed Permit, please
contact Teresa Mahikwa, Island Planner,
at 250-247-2200; for Toll Free Access,
request a transfer via Enquiry BC: in
Vancouver 604-660-2421 and elsewhere
in BC at 1-800-663-7867.
Written submissions should be sent to:
Mail: Islands Trust, 700 North Road,
Gabriola, BC V0R 1X3;
Email: northinfo@islandstrust.bc.ca
Fax: 250-247-7514

A copy of the proposed Permit is available on the Islands Trust website https://islandstrust.bc.ca/islandplanning/gambier/current-applications/ commencing May 14, 2021 and continuing up to and including May 26, 2021.
Following the end of the notice period, the Gambier Island Local Trust Committee may consider issuance of the proposed
Permit at its Electronic Business Meeting to be held at 10:30 am, Thursday, May 27, 2021.
To listen and/ or view the meeting or participate in the Town Hall portion of the Gambier Island Trust Committee
meeting, on May 27, 2021 starting at 10:30 a.m., the public may join the meeting by:



Calling: 855.703.8985 (Toll Free)
Logging into: https://islandstrust.zoom.us/s/66418668193

The Webinar ID number is: 664 1866 8193
All applications are available for review by the public. Written comments made in response to this notice will also be
available for public review.
Becky McErlean, Deputy Secretary
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DRAFT
GAMBIER ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT VARIANCE PERMIT NO. GM-DVP-2021.5

TO:

Patrick Robitaille & Susan Dawson

1.

This Development Variance Permit applies to the land described below:
PID: 009-414-908
Lot 27, Block A, District Lot 1017, Plan 10306

2.

Pursuant to Section 498 of the Local Government Act, the Gambier Associated Islands Land Use Bylaw No.
120, 2013 is varied as follows:
1. PART 5 ZONES, Section 5.1 SMALL LOT RURAL RESIDENTIAL (SRR), Subsection 5.1(6) SITING AND SIZE
“The minimum setback for any building or structure in the SRR zone is:”, Article 5.1(6)(a)
“Residential 6.0 metres (19.6 feet) from any lot line abutting highway or private road”; is varied:


3.

To reduce the setback for a proposed accessory building from 6.0 metres to 0.2 metres.

The proposed development shall be consistent with Schedule “A” – Site Plan attached to and forming part
of this permit. This permit is not a Building Permit or 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 Gambier Associated
Islands Land Use Bylaw No. 120, 2013 including use and density, and to obtain other appropriate approvals
necessary for completion of the proposed development.

AUTHORIZING RESOLUTION PASSED BY THE GAMBIER ISLAND LOCAL TRUST COMMITTEE
THIS _____ DAY OF ________, 2021.

___________________________________
Deputy Secretary, Islands Trust

___________________________________
Date of Issuance

IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE _____ DAY OF ______, 2023,
THIS PERMIT AUTOMATICALLY LAPSES.
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DRAFT
Schedule “A” – Site Plan
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STAFF REPORT
File No.: GM-DP-2021.2 (Hughes)
DATE OF MEETING:

May 27, 2021

TO:

Gambier Island Local Trust Committee

FROM:

Jaime Dubyna, Island Planner
Northern Team

SUBJECT:

Development Permit Application – DPA-3 Riparian Areas
Applicant:
Michelle and Lionel Hughes
Location:
987 West Bay Road, Gambier Island
BLOCK 91, DISTRICT LOT 1297, PLAN 2848 (PID 013-387-341)

RECOMMENDATION
1. That the Gambier Island Local Trust Committee approve issuance of GM-DP-2021.2 (Hughes).
REPORT SUMMARY
The Gambier Island Local Trust Committee (LTC) is asked to consider a Development Permit (DP) application that
is being sought retroactively for development activities, including soil disturbance, tree cutting, vegetation
removal, and building (or structure) construction, that had occurred within Development Permit Area 3 (DPA 3) –
Riparian Areas. There is an existing principal dwelling unit and two accessory buildings on the lot, and the
construction of one accessory building and the completion of the fence and deck renovation are proposed.
The applicant has submitted an Environmental Impact Assessment (EIA) by Aquaparian Environmental
Consultants, dated February 22, 2021, which provides an assessment of the development and recommends
mitigation measures to reduce any impacts to the watercourses (creek and ditch) and to the DPA.
Staff finds that the EIA addresses the objectives and intent of the information required under the DPA 3
Guidelines and is therefore recommending issuance of the permit.
BACKGROUND
This application is preceded by Islands Trust Bylaw Enforcement file GM-BE-2020.7, for the following
development activities that were undertaken within DPA 3 without issuance of a development permit (DP):





tree cutting;
vegetation (shrub) removal;
soil disturbance; and
the construction and/or placement of concrete stairs and a propane tank.

The following buildings or structures are currently on the lot and are not subject of the DP application:



One principal dwelling unit;
Two accessory buildings (shop and woodshed).

C:\Program Files\eSCRIBE\TEMP\15485384126\15485384126,,,GM-LTC_2021-05-27_GM-DP-2021.2_RPT.docx
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The Bylaw Enforcement file is pending the outcome of this DP application.
Under Section 5 of the provincial Riparian Area Protection Regulation (RAPR), a local government must not
approve riparian development unless that local government has received an Assessment Report under Section 6
of the RAPR in relation to the proposed development. Staff note that the RAPR only contemplates proposed
development activities. Conducting an Assessment Report under the RAPR following development activities is
not possible, as a RAPR Assessment Report is intended to assess proposed development and potential hazards
and impacts in a Riparian Assessment Area (RAA). Where development has already occurred and is determined
to be within a development permit area, an EIA determines post-development impacts and remediation
measures. It is noted that an EIA does not replace a RAPR Assessment Report for any future proposed
development activities.
The applicant retained a qualified environmental professional (QEP) to prepare an EIA, dated February 22, 2021,
to determine if development activities had impacted the watercourse on the lot (Tributary 1A and 1A-2,
identified as Bufo Creek on the subject property) and the roadside ditch, both identified as provincial Riparian
Area Protection Regulation (RAPR) applicable watercourses.
Regardless of whether the LTC issues the DP, responsibility remains with the owner/applicant to comply with any
provincial regulations beyond local government approval.

Figure 1. Subject Property Map

ANALYSIS
Policy/Regulatory
Islands Trust Policy Statement:

Islands Trust
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The following Islands Trust Policy Statement (ITPS) directive policies are relevant to this application and are
addressed through DP-3 – Riparian Areas:
3.1.3

Local trust committees and island municipalities shall, in their official community plans and regulatory
bylaws, address the identification and protection of the environmentally sensitive areas and significant
natural sites, features and landforms in their planning area.

3.3.2

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

This application is not contrary to the ITPS.
Official Community Plan:
The subject property is currently designated as Settlement Residential (SR) in the Gambier Island Official
Community Plan Bylaw No. 73 (OCP).
According to Schedule I in the OCP, the subject property lies within DPA 3, which includes the ditch that runs
along West Bay Road. The OCP identifies the DPA to be:
For a watercourse that is not located in a ravine, a 30 metre strip on both sides of the watercourse measured
from the high water mark;
The objectives of DP-3 are:
1. To protect the biological diversity and habitat values of riparian and aquatic ecosystems;
2. To protect the natural environment necessary to provide productive habitat for fish and other aquatic
species, including both fish bearing and non-fish-bearing water features, and the adjacent land and
vegetation; and
3. To minimize adverse impacts of land use practices on wildlife habitats and plant habitats in riparian
areas.
Land Use Bylaw:
The subject property is zoned Settlement Residential (SR) under the LUB. The guidelines for DPA 3 are found
under Section 9.3 (4) in the LUB.
The proposed development complies with DPA 3 Guidelines (see Attachment 2) and the proposed development
appears to meet all other LUB requirements.
Issues and Opportunities
This application is preceded by development activities within the DPA 3, including tree and vegetation removal,
soil disturbance and the construction or placement of structures.
In the Conclusion section of the EIA dated February 22, 2021, the QEP had determined that no impact has
occurred to “fish or fish bearing waters within the lower reaches of Tributary 1A or Whispering Creek” as a result
of the completed development activities.
The applicant and the EIA indicate that additional development activities are proposed on the lot, including the
following:

Islands Trust
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Construction of one <10 m2 utility shed to be sited at least 20 m from the creek and 15 m from the ditch,
in a previously landscaped area;
An approx. 19.8 m2 deck replacement on the east (front) side of the existing dwelling, that will not
include an expansion of the building footprint;
Completion of a fence along the front lot line of the property, in a previously landscaped (lawn) area;
Building improvements – new roof, new siding, new windows, etc.

Prior to undertaking any additional applicable development activities within DPA 3, a development permit would
be required, and would trigger the requirement for a RAPR Assessment Report. Section 9.3 (3) of the LUB lists a
number of development activities that are exempt from the requirement for a DP, including:
(3)

The following activities are exempt from any requirement for a development permit in Development
Permit Area No. 3:
(b)

interior or exterior alterations, renovations, maintenance, reconstruction or repair to a preexisting building or structure to an extent that does not alter, extend or otherwise increase the
ground floor area of the building or structure including all impermeable accessory structures such
as decks and patios

(k)

The construction of a fence if no trees are removed and the disturbance of native vegetation is
restricted to 0.5 metres on either side of the fence, or 1.5 metres on either side of the fence in
agricultural areas;

(n)

The construction of a small accessory building more than 20 metres from a high water mark or
the top of the ravine bank if the building is located within an existing landscaped area and the
total area of small accessory building is less than 10 square metres;

The applicant has stated the proposed development activities listed in the application will be constructed in such
a way to meet the relevant Exempted Activities in Section 9.3 (3). To reduce any potential impacts to the DPA,
the EIA recommends the following mitigation measures be exercised for these activities:






Soil disturbance works be completed during summer months when the watercourse and ditches are dry
and do not pose a risk of transporting sediments off-site;
Riparian vegetation including native shrubs and grasses found along the section of Bufo Creek within the
property are left in place and not cleared / mowed over a minimum width of 5 m either side of the
drainage (or as agreed upon by the Islands Trust);
If exposed soils are left over long periods of time, that they are immediately seeded using a native
vegetation seed mix;
All exposed soil piles to be left over long periods of time be covered with plastic sheeting and
surrounded at the downslope end with silt control fencing; and
That no concrete laden water (uncured concrete) be allowed to enter either Bufo Creek or the front yard
ditch and that all concrete used tool be cleaned in a capture bucket at least 20 m away from the creek or
ditch.

While the EIA recommends that riparian vegetation be retained over a minimum width of 5 m either side of Bufo
Creek (second point above), staff note that in the “Riparian Area Regulation Stream Identification” report by
Madrone Environmental Services, dated April 20, 2015, Figure 6 identifies the Assessed Streamside SPEA Widths
of Tributary 1A and 1A-2 (referred to as Bufo Creek) to be 10 metres (see Figure 2). The EIA also notes that
under the RAPR, “all non-fish bearing stream have at a minimum 10m (riparian) protective setback.” Staff have
included a condition in the draft Development Permit that requires that riparian vegetation be retained over a
minimum width of 10 metres on either side of Tributary 1A and 1A-2 (Bufo Creek).

Islands Trust
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Figure 2. Figure 6 in “RAR Stream Identification” report by Madrone Environmental Services, dated April 20, 2015

Pursuant to Section 491(1) of the Local Government Act (LGA), for land within a DPA that is designated to
protect the natural environment, a DP may impose the following:
(a) specify areas of land that must remain free of development, except in accordance with any conditions
contained in the permit;
(b) require specified natural features or areas to be preserved, protected, restored or enhanced in
accordance with the permit;
(e) require protection measures, including that vegetation or trees be planted or retained in order to
(i) preserve, protect, restore or enhance fish habitat or riparian areas,
(ii) control drainage, or
(iii) control erosion or protect banks.
Staff have incorporated the recommended mitigation measures in the EIA into the draft DP.
Staff note that further development within the DPA 3, which is not listed in Section 9.3 (3) of the LUB, would
require an application for a DP.
Survey Plan
Staff note that Section 2.8 (1) of the LUB requires that every applicant for a development permit (or a
development variance permit) must provide a plan by a BC Land Surveyor (BCLS), as follows:

Islands Trust
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(1) Every applicant for a development permit or a 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 absorption fields in relation to lot and zone boundaries, 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 or any other Bylaw.
The applicant has provided a site plan that shows the siting of all existing and proposed buildings and structures
on the lot, including:






single family dwelling;
accessory buildings (shop, woodshed);
stairs, fence;
water tank, propane tank, septic tank and septic field; and
the proposed utility shed, deck replacement and fence.

Staff are satisfied the site plan submitted by the applicant provides the information necessary to proceed with
the application; however, the LTC may determine a survey plan is necessary to establish the siting requirements
in the Land Use Bylaw.
Consultation
Public consultation and notification are not required for Development Permit applications.
Rationale for Recommendation
Concerning the completed development activities within the DPA 3, which includes tree and vegetation removal,
land alteration, and construction/placement of structures, staff advises that the DPA 3 Guidelines appear to be
satisfied.
The EIA recommends mitigation measures to ensure no sedimentation or other impacts occur to the creek or
ditch. To protect the creek and ditch from erosion and sedimentation, within 1 year of issuance of the DP, the
applicant would have the responsibility to seed exposed soils using a native vegetation seed mix, according to
the EIA recommendations. Staff have included a condition that requires a 10 metre buffer of riparian vegetation
be retained on either side of Tributary 1A and 1A-2 (Bufo Creek) on the subject property, to align with the
Assessed Streamside SPEA Width identified in the “Riparian Area Regulation Streamside Identification” report by
Madrone Environmental Services, dated April 20, 2015, and with the QEP’s comment in the EIA that under the
provincial RAPR, all non-fish bearing streams have a minimum 10 metre vegetated (riparian) protective setback.
These conditions are imposed pursuant to the authority conferred by the LGA under Section 491(1)(e).
Staff recommends issuance of the DP, as noted on the page 1 of this 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 should state the specific reasons
for denial and how it finds the application does not meet the DPA guidelines, since local governments must
issue a development permit if the DPA guidelines are found to have been met. Recommended wording for
the resolution is as follows:

Islands Trust
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That the Gambier Island Local Trust Committee deny application GM-DP-2021.2 for the following reasons
[insert reasons].
NEXT STEPS
If the LTC concurs with staff’s recommendation, the permit will be issued as presented in the staff report.
Submitted By:

Jaime Dubyna
Island Planner, Northern Office

May 13, 2021

Concurrence:

Heather Kauer, MPA, RPP, MCIP, AICP
Regional Planning Manager

May 17, 2021

ATTACHMENTS
1.
2.
3.
4.

Site Context
DPA Guidelines
Draft Development Permit (including Environmental Impact Assessment, dated February 22, 2021)
Applicant Correspondence (submitted as part of DP application)

Islands Trust
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ATTACHMENT 1 – SITE CONTEXT
LOCATION
Legal Description
PID
Civic Address
Lot Size

BLOCK 91 DISTRICT LOT 1297 PLAN 2848
013-387-341
987 West Bay Rd.
0.46 ha (1.14 acres)

LAND USE
Current Land Use
Surrounding Land Use

Residential
Residential

Figure 1. Orthophoto of subject property (yellow outline)

HISTORICAL ACTIVITY
File No.
GM-CL-2017.2

Purpose
Water license

POLICY/REGULATORY
Official Community Plan
Designations
Land Use Bylaw

Land Use Designation: SR – Settlement Residential
Development Permit Area: DPA 3 (Riparian Areas)
Zone: Settlement Residential (SR)
Permitted Uses
(1) The following uses are permitted, subject to the regulations set out in
this Section and Part 3, and all other uses are prohibited:
(a) Single family residential use;
(b) Associated secondary dwelling use;

C:\Program Files\eSCRIBE\TEMP\15485539566\15485539566,,,GM-LTC_2021-05-27_GM-DP-2021.2_ATT01-Site-Context.docx
Islands Trust
Staff Report

117
1

Other Regulations

(c) Domestic agriculture;
(d) Agriculture;
(e) Accessory uses including but not limited to home occupations.
The provincial Riparian Areas Protection Regulation (RAPR) requires local
governments to protect riparian areas during residential, commercial and
industrial development by ensuring that a Qualified Environmental
Professional (QEP) conducts a science-based assessment of proposed
development activities. Under Section 12 of the RAPR,
(12) An assessment of a proposed development for the purposes of this
regulation must be carried out
(a) by one or more qualified environmental professional, and
(b) in accordance with
(i) section 13, and
(ii) the technical manuals.

Covenants
Bylaw Enforcement

The applicant has provided a copy of an Environmental Impact Assessment
(EIA) report by a QEP, rather than an assessment report regulated under the
RAPR. The purpose of the EIA report is to assess the impact of the
completed development on the riparian area and recommend any
remediation measures.
None
GM-BE-2020.7 – Development activities (land alteration, vegetation
removal and tree cutting, building construction) within DPA without issued
Development Permit.

SITE INFLUENCES
Islands Trust Conservancy
Regional Conservation
Strategy

Species at Risk
Sensitive Ecosystems

Islands Trust

The proposal does not directly affect an Islands Trust Conservancy (ITC)owned property or conservation covenant. Referral to ITC is not required.
Map 6 of the Regional Conservation Plan 2018-2027 estimated importance of
habitat composition in the area of the subject property is MEDIUM; however,
Gambier Island as a whole has been identified as a HIGH priority and HIGH
need for protection.
None mapped.
Mature Forest (see Figure 2): Mature forests contain high biodiversity values
and serve as buffers and corridors for many species. They also play an
important role in the capture and storage of carbon dioxide.

Staff Report
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Figure 2. Mature Forest sensitive ecosystem on subject property
Riparian Area: Figure 6 in the Stream Mapping Report by Madrone
Environmental Services, dated April 20, 2015, identifies Whispering Creek
Tributary 1A and 1A-2 (identified locally as Bufo Creek) on the property.

Hazard Areas
Archaeological Sites

Islands Trust

Figure 3. Excerpt of Figure 6, Stream Mapping Report by Madrone
Environmental Services, dated Apr. 20, 2015
None mapped.
A review of Remote Access to Archaeological Data (RAAD) information
indicates no documented archaeological sites within the property or within
100 metres of the property. Notwithstanding the foregoing, and by copy of
this report, the owners and applicant should be aware that there is still a
chance that the lot may contain previously unrecorded archaeological
material that is protected under the Heritage Conservation Act. If such
Staff Report
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Climate Change Adaptation
and Mitigation
Shoreline Classification
Shoreline Data in TAPIS

Islands Trust

material is encountered during 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. Provincial Chance Find Procedures must be followed:
http://www.frontcounterbc.ca/pdf/ArchaeologicalChanceFindProcedure.pdf
Tree removal may result in a loss of carbon storage and sequestration.
n/a
n/a

Staff Report
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ATTACHMENT 2 – DEVELOPMENT PERMIT AREA GUIDELINES
9.3 DEVELOPMENT PERMIT AREA NO. 3 (RIPARIAN AREAS)
Part 1 of the Guidelines apply to any application related to a “stream” that meets that definition, and Part 2 of
these Guidelines apply to all other applications.
Part 1 Guidelines

Complies

Planner Comments

(a) Applications for development permits
must also include an assessment report
prepared by a Qualified Environmental
Professional (QEP) in accordance with the
assessment methods described in the
Riparian Areas Regulation and submitted to
the B.C. Ministry of Environment’s Riparian
Areas Regulation Notification System. The
report must include the QEP’s
recommendations regarding development
approval conditions including the monitoring
of development activities and subsequent
reporting by the QEP to the applicant and the
Local Trust Committee. The report may be
combined with the initial report described
above.
(b) In general, all development in this
Development Permit Area should be
undertaken in a manner that restores or
maintains the proper function and condition
of the riparian area, water bodies and
ecosystems. Where a QEP has, as part of the
assessment report, made recommendations
for mitigation measures, enhancement or
restoration in order to lessen impacts on the
riparian area and ecosystems, or monitoring
and reporting, 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
restoration and/or protection of riparian
areas and ecosystems is consistent with the
measures and recommendations described in
the assessment report.
(c) The development permit should not allow
any development activities to take place
within any Streamside Protection and
Enhancement Area (SPEA) identified in the

yes

A RAPR Assessment Report may only be
conducted prior to development occurring. In
cases, where development has already
occurred, an Environmental Impact Assessment
(EIA) is required.

yes

The EIA, dated February 22, 2021, indicates
mitigation measures to decrease potential
erosion and sedimentation flows into the creek
and ditch.
Staff consider requiring a security to be
unnecessary. Follow-up / monitoring will be
conducted by staff within a year of the date of
issuance of the permit.
Staff have included the recommended
mitigation measures as conditions of the draft
Development Permit.

yes

The EIA does not identify a SPEA; however, the
following is noted in Section 4.0 (Conclusion) of
the report:

C:\Program Files\eSCRIBE\TEMP\15485427688\15485427688,,,GM-LTC_2021-05-27_GM-DP-2021.2_ATT02-DPA-Guidelines.docx
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assessment report and the owner should be
required to follow any measures identified by
the QEP for protecting the SPEA over the long
term, which measures should be included as
conditions of the development permit.



“Under the provincial Riparian Areas
Protection Regulations (RAPR), Non-fish
bearing ditches include a 2m vegetated
(riparian) protective setback, and all nonfish bearing stream have at a minimum
10m vegetated (riparian) protective
setback”;
“Riparian vegetation including native
shrubs and grasses found along the section
of Bufo Creek within the property are left in
place and not cleared/mowed over a
minimum width of 5m either side of the
drainage (or as agreed upon by the Islands
Trust.”

In the Stream Mapping Report by Madrone
Environmental Services, dated April 20, 2015,
the assessed Stream SPEA Width of Tributary
1A and 1A-2 on the subject property is 10
metres, and the Assessed Stream SPEA Width
of the ditch at the front of the lot (along West
Bay Road) is 5 metres.

(d) Where an assessment report describes an
area within the DPA as suitable for
development, the development permit
should only allow the development to occur
in that area.
(e) If the nature of the proposed project
within the DPA changes after the RAR
assessment 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
development permit conditions may be
amended accordingly.
(f) The Local Trust Committee may consider
variances to the subdivision, siting or size
regulations of this Bylaw where the variance
may result in enhanced protection of a SPEA,
riparian buffer or riparian ecosystem in

Islands Trust

yes

yes

Staff have included a condition in the permit
that no development occur within the area
identified by the QEP except as permitted by
the DP in accordance with the EIA report.
Prior to undertaking any additional applicable
development activities within DPA 3, a
development permit would be required, and
would trigger the requirement for a RAPR
Assessment Report.
The EIA is a post development report.
Prior to undertaking any additional applicable
development activities within DPA 3, a
development permit would be required, and
would trigger the requirement for a RAPR
Assessment Report.

n/a

Staff Report
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accordance with the recommendations in a
QEP’s assessment report.
Guidelines 9.3 (g) through (j) are for proposed Subdivisions – not applicable to this application.

Islands Trust
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DRAFT
GAMBIER LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT
GM-DP-2021.2
To:

L. HUGHES and M. HUGHES

1.

This Development Permit (the “Permit”) applies to the land described below:
PID: 013-387-341
Legal Descriptions: BLOCK 91 DISTRICT LOT 1297 PLAN 2848

2.

This Permit is authorized in accordance with the following schedules attached to and forming part of this
permit as signed and dated by the Deputy Secretary of Islands Trust:
Schedule “A”
Schedule “B”

3.

Site Plan
Environmental Impact Assessment (EIA), dated February 22, 2021, by Aquaparian
Environmental Consulting

The Permit is subject to the following conditions:
3.1 No residential, commercial or industrial development shall take place in the specified area of the
subject lot within Development Permit Area 3 – Riparian Areas, except in accordance with the
Environmental Impact Assessment by Aquaparian Environmental Services, dated February 22, 2021,
attached as Schedule “B”.
3.2 The property owner is required to retain a 10-metre riparian vegetation buffer on both sides of the
stream boundary of Tributary 1A and 1A-2 (identified as Bufo Creek on the subject property).
3.3 The property owner is required to seed exposed soils using a native vegetation seed mix, within one
year of issuance of development permit GM-DP-2021.2.

This permit does not relieve the owner from complying with the provisions of the Gambier Island Official Community
Plan Bylaw No. 73, 2001 and the Gambier Island Land Use Bylaw No. 86, 2004, nor does it provide permission to
construct any works without other lawfully required approvals and permits.
AUTHORIZING RESOLUTION PASSED BY THE GAMBIER LOCAL TRUST COMMITTEE THIS [__] DAY OF [MONTH],
[YEAR].

Deputy Secretary, Islands Trust

Date of Issuance
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IF THE DEVELOPMENT DESCRIBED HEREIN IS NOT COMMENCED BY THE [__] DAY OF [MONTH], [YEAR] (2 YEARS
FROM DATE OF ISSUANCE)], THIS PERMIT AUTOMATICALLY LAPSES.
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GAMBIER ISLAND LOCAL TRUST COMMITTEE
GM-DP-2021.2
SCHEDULE ‘A’
Site Plan
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GAMBIER ISLAND LOCAL TRUST COMMITTEE
GM-DP-2021.2
SCHEDULE ‘B’
Environmental Impact Assessment
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Attachment 4
Application	
  for	
  Development	
  Permit	
  
987	
  West	
  Bay	
  Road,	
  Gambier	
  Island	
  
	
  
	
  
	
  
Written	
  description	
  of	
  existing	
  and	
  proposed	
  uses,	
  buildings	
  and	
  structures	
  on	
  the	
  
subject	
  property.	
  
	
  
EXISTING	
  STRUCTURES	
  
	
  
-‐Shop	
  7.5m	
  X	
  4.5m.	
  
	
  
-‐House	
  approximately	
  140	
  square	
  meters.	
  
	
  
-‐Post	
  and	
  rafter	
  wood	
  shed	
  2m	
  X	
  4m.	
  
	
  
PROPOSED	
  STRUCTURES	
  
	
  
-‐Deck	
  replacement	
  on	
  east	
  side	
  of	
  house	
  (3m	
  X	
  6.6m).	
  
	
  -‐Utility	
  Shed	
  (<10	
  square	
  meters)	
  
	
  
PROPOSED	
  BUILDING	
  IMPROVEMENTS	
  
1. Exterior	
  Upgrades	
  on	
  existing	
  house:	
  
a. Installation	
  of	
  new	
  windows	
  
b. Application	
  of	
  exterior	
  insulation	
  
c. Application	
  of	
  new	
  siding	
  
d. Installation	
  of	
  new	
  steel	
  roofing	
  
	
  
THERE	
  IS	
  NO	
  EXISTING	
  OR	
  PROPOSED	
  HOME	
  OCCUPATION	
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STAFF REPORT
File No.:

DATE OF MEETING:

May 27, 2021

TO:

Gambier Island Local Trust Committee

FROM:

Marnie Eggen, Island Planner
Northern Team

COPY:

Heather Kauer, Regional Planning Manager

SUBJECT:

Gambier Island Official Community Plan Review

GM-6500-20 (Gambier
Island OCP Review)

RECOMMENDATION
1. That the Gambier Island Local Trust Committee endorse the Gambier Island Official Community Plan
Review Project Charter, dated May 27, 2021.
REPORT SUMMARY
The purpose of this report is to provide the Gambier Local Trust Committee (LTC) a revised project charter
(Attachment 1) for the Gambier Island Official Community Plan review. The previous project charter, dated
December 13, 2018 is found in Attachment 2.
BACKGROUND
The LTC passed the following resolutions at their February 4, 2021 business meeting:
GM-2021-007
It was MOVED and SECONDED
that the Gambier Island Local Trust Committee request staff to amend the Gambier Island Official
Community Plan to reflect a semi-comprehensive OCP review that includes: forest protection and
conservation of the Douglas Fir Zone and Associated Ecosystems; protection of archaeological and
cultural sites; and shoreline protection and marine designations.
CARRIED
GM-2021-008
It was MOVED and SECONDED
that the Gambier Island Local Trust Committee ask staff to bring a revised Project Charter with budgets
and timelines to a future Local Trust Committee meeting.
CARRIED

The LTC considered an interim staff report at their April 1, 2021 business meeting regarding involvement of
consultant in the project.
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ANALYSIS
Issues and Opportunities
Proposed Project Charter
Objectives & Scope
The objectives and scope of the project charter are based on the LTC’s direction regarding targeted topic areas.
Given this project is aimed at reviewing the OCP, the proposed scope is limited to OCP amendments only. Staff are
also proposing, as a part of the scope of the OCP review, to develop recommended LUB amendments that would
implement the new OCP. This approach could change if LTC chooses to amend the project charter to include land
use bylaw changes at some point during the course of the project.
The draft project charter does not presuppose the outcome of the review and how the LTC may want to advance
protection of archaeological and cultural sites, shorelines, and forests. However, the proposed scope includes
consideration of advancing development permit areas & heritage conservation areas as these are considered
among the appropriate regulatory tools in the context of protection of the natural environment and archaeological
and cultural sites, respectively. The future point in the OCP review process, at which the LTC would decide to utilize
these tools would be the point at which the LTC would need consider amending the project charter to reflect any
associated land use bylaw (LUB) changes.
General OCP technical amendments are included in the scope of the project and will draw upon the 2018 technical
review completed by staff.
Also included in the scope is the development of a pilot model OCP bylaw in terms of style and structure. This is
currently being developed by the Regional Planning Team in collaboration with Trust Area Services. A draft will be
provided at a future LTC meeting for the LTC to consider.
The formal development of robust model OCP policies and a model OCP review process for the Islands Trust is not
specifically within the scope of this project since the capacity of the Regional Planning Team to undertake those
isn’t anticipated until closer to the point at which the Local Planning Services Renewal Project is complete.
However, staff would like to point out that the proposed OCP review process is developed based on the most
recent project planning work within the Trust, and also draws from other relevant planning work outside the
organisation. Additionally, it is the general aim of the project to contribute to and build upon our collective
organizational expertise.
Workplan and Deliverables
The draft project charter (Attachment 1) is divided into three phases and anticipates a completion date by 2023.
The three phases are as follows, with emphasis on Phase 1 deliverables:
Phase 1: Project Initiation - Spring 2021 – Winter 2021/22


Early engagement with First Nations
Staff recommends that the overall First Nations engagement approach for this project incorporates
relationship building elements as well as eventual formal referrals. During the first phase of this project,
staff will make direct contact with staff from area First Nations to gauge their level of interest in this project
and to explore opportunities for their involvement. Staff will ensure that concerns and interests raised
during these initial discussions are reflected in the project’s consultation plans. Staff will also ensure that
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First Nations engagement in this project is harmonized with other Islands Trust body engagement
initiatives.


Formation of an Official Community Plan Working Group
Staff recommend forming a working group to assist in the official community plan review and to advise
the Gambier Island LTC on matters related to the review. Staff recognise that although an advisory
planning commission (APC) is often the type of appointed local body to assist in land use planning projects,
the LTC has expressed interest in utilizing working groups instead, including for this OCP review. One of
the main reasons for using a working group is that it provides for a wider range of membership than is
otherwise prescribed by the Local Government Act for APCs (i.e. two thirds of the APC members must be
residents of the electoral area). On Gambier Island, there are a limited number of title holders who meet
the definition of “resident.”
Staff recommend soliciting broad community representation with specified terms and scope of work for
the members for the duration of the project. Staff suggest a maximum of six members and that additional
seats on the working group should be reserved for participation from local area First Nations.
Should the LTC endorse the draft project charter, staff will develop a draft Terms of Reference (TOR) for
LTC consideration as a part of Phase 1 of the project. The main content of the draft TOR will include the
purpose of the working group, work plan overview, membership and quorum.



Development of Engagement and Communications Plan
Staff recognise that a key element of an OCP review project is clear communication and a transparent,
incremental process. As such, staff recommend that an engagement and communications plan be
developed during Phase 1 of the project that clearly sets out the communications techniques and
engagement approaches to be used during Phase 2: Consultation and Bylaw Development and into Phase
3: Legislative Process and Implementation.
It is recommended that the engagement and communications plan be developed and prepared by a
consultant with expertise in community planning and engagement, and that development of the plan
include significant input from the OCP working group. Staff will provide technical and administrative
support to the consultant and plan development process.
Staff recommend that the public participation level for this project should be “involve” on the International
Association for Public Participation (IAP2) spectrum (Attachment 3). “Involve” in the IAP2 framework is
implemented with the following intent:
Public Participation Goal:
“To partner with the public in each aspect of the decision including the development of alternatives
and the identification of the preferred solution.”
Promise to the Public:
“We will look to you for advice and innovation in formulating solutions and incorporate your advice
and recommendations into the decisions to the maximum extent possible.”
First Nations consultation will be undertaken in accordance with the Islands Trust Reconciliation
Declaration, First Nations Engagement Principles, and Reconciliation Action Plan. The Islands Trust Senior
Intergovernmental Policy Advisor is providing advice on First Nations as it relates to this project.
As an alternative, the LTC may wish to move forward with a project that does not include a consultant and
only includes public engagement activities that can be conducted by Islands Trust staff. This alternative
would scale back the number and type of engagement activities that could reasonably be conducted, and
reduce the overall anticipated project budget by approximately $15,000. If the LTC chooses this option, it
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is recommended that the alternative motion language on page five of this report be used to amend the
project charter accordingly.


Discussion papers
Staff will develop discussion papers on each of the topic areas identified in this project to provide context,
background, and analysis to inform LTC decision making going forward. Discussion papers will include the
following topics (but not limited to):
o Regulatory frameworks in BC;
o Islands Trust policy framework and limits of Islands Trust & LTC authorities;
o Preliminary assessment of current data/mapping and gaps;
o Preliminary analysis of data/mapping that could inform the setting of priority areas for protection of
forest ecosystems, shorelines, archaeological & cultural sites;*
o Policy & regulatory options for amendments.
An outline of each of the discussion papers will be provided to the LTC for their consideration prior to the
finalization of the discussion papers.
* The outcome of this is anticipated to help inform any further steps needed to develop criteria to target
specific areas for LTC planning and protection efforts for this project. Gleaning from the progress of the
Salt Spring LTC Coastal Douglas-fir Protection project this may include forming a scientific/mapping
working group, contracting services, and/or collaborating with university labs, for example. The proposed
work plan and budget provide some latitude to facilitate these potential eventualities should they be
needed, however, the discussion papers will help better inform any necessary changes to the work plan
and budget.
Staff are working on the assumption that analysis of existing data might lead to a conclusion that a
technical professional may be needed to provide a report or study to collect and analyse new data not
currently available to Islands Trust. As an alternative, the LTC may wish for staff to move forward with
analysis of existing data only and not spend time or resources hiring a technical professional. The LTC can
make that decision now by making a motion to amend the project charter to explicitly exclude resourcing
technical expertise, or wait until staff provide a preliminary analysis through the discussion papers.

Phase 2: Consultation and Bylaw Development - early 2022 – Fall 2022
During this phase, communications and engagement will be executed in accordance with the Engagement and
Communications Plan along with development of the draft bylaw. Staff recommend that a consultant is retained
to provide limited support to the engagement plan implementation. Should the LTC endorse the project charter,
further detail in this regard would be provided at a future LTC business meeting, allowing for LTC consideration of
any additional budget requests to support consultation in the next fiscal cycle. See Development of Engagement
and Communications Plan under Phase 1 above for an alternative to using a consultant.
As noted in the Discussion Papers section above, Phase 2 includes a placeholder for further development of criteria
to target specific areas for LTC planning and protection efforts, should that be needed.

Phase 3: Legislative Process and Implementation – late 2022 - 2023
The third and last phase of the project will see the draft bylaw through readings, any further engagement, public
hearing, approvals, adoption and final communications regarding the bylaw amendment.
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Project Team
The staff anticipated to contribute to the project are listed in the project charter. Staff are advised that the capacity
of some staff may be limited during the life of the project which may necessitate adjustments to the work plan
and budget, including exploring outsourcing expertise. Any shortfalls will be anticipated as much as possible.
Budget
Proposed budget sources for Phase 1 are as follows:


$4,000.00 – LTC Gambier Island OCP project budget



$8,500.00 – Regional Planning Committee budget



$2,000.00 – First Nations reconciliation budget

Staff do not anticipate a need for further budget requests to cover the proposed costs for this fiscal year.
The proposed budget sources for Phase 2 and 3 are set to cover anticipated budget costs. The costs for all three
phases are somewhat speculative owing to a number of variables, including:


Whether and when in-person meetings will be possible (e.g. added travel, catering, communication, venue
costs);



Whether working group members will expect honoraria for their participation;



Potential emerging reconciliation opportunities with First Nations as the project progresses;



If further data/mapping/analysis are needed to develop criteria to target specific areas for LTC planning
and protection efforts for this project and whether it can be completed in-house or pro-bono.

Staff are advised that since the proposed budget for the 2021-22 fiscal is over $5,000.00, a budget request along
with a business case is required to be submitted this fall to the Financial Planning Committee and Trust Council.
Should the LTC endorse the proposed project charter, staff will advance the budget request by presenting a draft
business case to the LTC for endorsement at a future meeting.
Rationale for Recommendation
Staff revised the project charter for the Gambier Island Official Community Plan Review Project following the LTC’s
direction of February 2, 2021 with respect to project scope. Staff recommend that the LTC endorse the revised
project charter.
ALTERNATIVES
Amend the Project Charter
The LTC may want to amend the draft project charter. Implications of making changes to the project
charter are the following:


If the amendments are minor and can be made at the meeting, then the charter can be endorsed
as amended.



If the amendments are major, staff would have to return to a subsequent meeting with an
amended charter for endorsement.

Recommended wording for the resolution is as follows:
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That the Gambier Island Local Trust Committee request staff to amend the Gambier Island Official
Community Plan Review Project Charter by [insert requested changes].
NEXT STEPS
Should the LTC endorse the proposed project charter, staff will undertake the following next steps:


Early engagement with First Nations, planning research and information gathering.



Develop discussion papers with respect to:
o

o

the protection of:


First Nations archaeological and cultural sites,



forest ecosystems,



shorelines.

New Brighton dock.



Develop Terms of Reference for the OCP Working Group.



Commence process to retain consultant to develop engagement and communications plan.



Prepare budget request for next fiscal.

Submitted By:

Marnie Eggen, RPP, MCIP
Island Planner

May 17, 2021

Concurrence:

Heather Kauer, MPA, RPP, MCIP, AICP
Regional Planning Manager

May 18, 2021

ATTACHMENTS
1. Draft Revised Project Charter, dated May 27, 2021
2. Project Charter, dated December 13, 2018
3. IAP2 Spectrum of Public Participation
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Gambier Island OCP Review Project Charter
Gambier Island Local Trust Committee

Date: May 27, 2021

Purpose: To conduct a review of the Gambier Island Official Community Plan policies pertaining to forest protection,
conservation of the Douglas-fir and associated ecosystems, protection of archaeological and cultural sites, shoreline
protection and marine designations across the Plan area.

Background: The LTC identified this project as a Top Priority in February 2015. The project was put on hold in 2018 and
recommenced in 2021.

Objectives

In Scope

 Amend the Gambier OCP
 Amendments to the OCP that include consideration of:
with regards to:
o Language and policies that reflect First Nations
o First Nations
perspectives;
Perspectives;
o Policy and schedule updates regarding land and marine use
o Archaeological and
designations, including new or amended use designations;
cultural site protection;
o Development Permit Areas to protect forests and
o Forest Ecosystem
shorelines;
Protection;
o Heritage Conservation Areas to protect archaeological and
o Shoreline Protection;
cultural sites;
o New Brighton dock;
o Advocacy policies;
o Technical amendments.
o Technical amendments;
o Developing a pilot model OCP bylaw in terms of style and
 Develop the style and
structure.
structure of the OCP
document as an Islands
Trust model.
 Develop recommended LUB amendments to implement the
OCP.

Out of Scope
 LUB amendments.
 OCP amendments
regarding:
o Economic
development;
o Services for island
residents;
o Private
institutional
policies;
o Parks and trails.

Work Plan Overview
Phase 1: Project Initiation

Date

LTC endorses project charter

May 27 2021

Planning research & information gathering (early engagement with First Nations, discussion
paper prep, community outreach)
Formation of an OCP Working Group & development of Terms of Reference

Spring - Summer 2021

Retain a consultant to support engagement plan development

Spring – Summer 2021

Development of discussion papers

Summer - Fall 2021

Analysis of data/mapping for priority setting & develop criteria to identify target areas

July 2021 – Spring 2022

Development of Engagement and Communications Plan

Fall - Winter 2021/2022

Phase 2: Consultation and Bylaw Development

Date

Retain a consultant to provide limited support to the engagement plan implementation

Early 2022

Analysis of data/mapping for priority setting & develop criteria to identify target areas – cont.

July 2021 – Spring 2022

First Nation, stakeholder and public engagement as per Plan

Spring - Fall 2022

Develop draft bylaws

Summer - Fall 2022

Phase 3: Legislative Process and Implementation

Date

First Nation, stakeholder and public engagement as per Plan – cont.

2022 - 2023

Bylaw readings, public hearing, approvals, adoption

2022 - 2023

Bylaw consolidation, post bylaw adoption communications

2023

June - July 2021
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Project Team

Budget

Island Planner

Project Manager

Regional Planning Manager

Project Sponsor

Island Planner/Planner 2

Planning & technical support (limited)

Senior Intergovernmental
Policy Advisor
GIS Technician

First Nation liaison support

Fiscal

Item

Mapping support

2021-2022

TAS Program
Coordinator/Communications
ITC Ecosystem Specialist

OAA, PTA, LC

TAS coordination/Communications
support (limited availability)
Protection/conservation planning
support (limited availability)
Watershed ecology support (limited
availability)
Public engagement support,
potentially mapping/data
development
Admin support

RPM Approval:
Heather Kauer
Date: 2021-05-17

LTC Endorsement:
Resolution #:
Date: xxx

Phase 1: Project Initiation
 First Nation engagement
 Development of Engagement & Communications
Plan
 Analysis of data and mapping for priority setting
& developing criteria to identify target areas
Phase 2: Consultation and Bylaw Development
 Undertake Engagement & Communications Plan
 Analysis of data and mapping for priority setting
& developing criteria to identify target areas
 First Nation engagement
Phase 3: Legislative Process
 Engagement, referrals
 Legal review
 In-person public hearing
 Bylaw amendment communications
Total

Senior Freshwater Specialist
Consultant(s)

Budget Sources:
2021-22: GM LTC OCP: $4,000.00; RPC OCP: $8,500.00; First Nations: $2000.00*
2022-23: GM LTC OCP: $15,000*; First Nations: $2000.00*
2023-24: GM LTC OCP: $10,000*; First Nations: $2000.00*
*pending

2021-2022

2022-2023

Cost
2,000.00
6,000.00
3,000.00
12,000.00
2,000.00
2,000.00
5,000.00
3,000.00
3,000.00
2,000.00
40,000.00
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Gambier OCP Review Project Charter
Gambier Island Local Trust Commi ee

Date: June 28, 2018
Revised December 13, 2018

Purpose To conduct a comprehensive review of the Gambier Island Oﬃcial Community Plan in a two-phase project.
Background The LTC iden

ﬁed this project as a Top Priority in February 2015.

Objec ves




To review and update goals, objec ves, and policies to guide development on Gambier
To engage and collaborate with First Na ons
Ensure the OCP addresses the Islands Trust Policy Statement and Local Government Act requirements

Out of Scope

In Scope


Technical amendments to streamline the OCP goals, objec ves and policies.



Review op ons to enhance shoreline protec on and marine designa ons.



Implement coastal Douglas-ﬁr and associated ecosystems toolkit.



Review of forest conserva on related policies.



Review op ons to protect archaeological and cultural sites.



Review of policies regarding: economic development; livability and services for island
residents; private ins tu onal policies; parks and trails



Upda ng Schedule B to ensure designa ons reﬂect intended uses.

 Review of Density/BuildOut
 Aﬀordable Housing
Strategy

Workplan Overview
Date

Deliverable/Milestone
First Na ons engagement
LTC considera on of OCP technical review
Phase One (development of consulta on/communica on plan; analysis of environmental & archaeological protec on topics; DAI bylaw
dra ing; policy dra ing)
Phase one: Development of consulta on/ communica on plan
Phase one: Community informa on mee ng
Phase one: Community survey
Phase one: Dra Development Approval Informa on bylaw
Phase one: Community informa on mee ng
Phase Two (consulta on and analysis regarding “livability” topics, private ins tu onal policies, and interagency topics such as parks; policy
dra ing and Schedule B updates)
Bylaw dra ing and Legisla ve Review Process (readings, public hearing, EC and MMAH approval)

Budget

Project Team
Island Planner

Project Manager

Budget Source: Gambier OCP Project

Planner 2

Project Sponsor

Fiscal

Item

Cost

Regional Planning Manager

Project Sponsor

2018-19

Two CIMs @ $1000 each

$2000

Planning Clerk

Admin Support

2018-19

Community Survey

$1000

Mapping Support

2018-19

First Na ons engagement

$1500

Communica ons Support

2019-20

Phase 2 and Leg Review (CIM & Public Hearing)

TBD

Total

$4500

GIS Analyst
Communica ons Coordinator

RPM Approval: Ann Kjerulf
Date: Dec. 13, 2018

LTC Endorsement Date: GM-2018-082 (December 13, 2018)
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IAP2
spectrum
developed by the international association for public participation

PUBLIC
PARTICIPATION
GOAL

PROMISE TO
THE PUBLIC

INFORM

CONSULT

INVOLVE

COLLABORATE

EMPOWER

To provide
the public
with balanced
and objective
information to
assist them in
understanding
the problem,
alternatives and/or
solutions.

To obtain public
feedback
on analysis,
alternatives and/or
decision.

To work directly
with the public
throughout the
process to ensure
that public concerns
and aspirations
are consistently
understood and
considered.

To partner with
the public in each
aspect of the
decision including
the development of
alternatives and the

To place final
decision-making
in the hands of
the public.

We will keep you
informed.

We will keep you
informed, listen to
and acknowledge
concerns and
aspirations, and
provide feedback
on how public input
influenced the
decision.

We will work with
you to ensure that
your concerns
and aspirations are
directly reflected
in the alternatives
developed and
provide feedback
on how public input
influenced the
decision.

We will implement
We will look to you
what you decide.
for advice and
innovation in
formulating solutions
and incorporate
your advice and
recommendations
into the decisions to
the maximum extent
possible.

preferred solution.
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STAFF REPORT
File No.: 0680-25 (Annual Report)
DATE OF MEETING:

May 27, 2021

TO:

Gambier Island Local Trust Committee

FROM:

Heather Kauer, Regional Planning Manager
Northern Team

SUBJECT:

2020-2021 Annual Report

RECOMMENDATION:
1. That the Gambier Island Local Trust Committee endorse the following text for inclusion in the 2020-2021
Annual Report for approval by the Islands Trust Council and submission to the Minister of Municipal
Affairs & Housing:
“The Gambier Island Local Trust Committee (GM LTC) held five regular business meetings in the 2020/21
fiscal year, as well as one public hearing, for a total of six meetings. Two community information
meetings were held during GM LTC regular business meetings.
Work for this period focused on advancing the GM LTC priorities to implement the Riparian Area
Protection Regulation across the Gambier Island Local Trust Area (Bowyer, Anvil and Passage Islands),
and to increase shoreline protection on Keats Island. Work also resumed on the Gambier Island Official
Community Plan review.
The GM LTC considered several reports in conjunction with two rezoning applications on Gambier Island
and Keats Island. The GM LTC also reviewed one development permit and one development variance
permit application.
Staff reviewed fourteen building permit referrals, four crown lease referrals, and one Board of Variance
application related to development in the Gambier Local Trust Area.
The GM LTC also continued its important advocacy work across the Gambier Local Trust Area.”
DISCUSSION
Local trust committees are asked to endorse their draft sections of the 2020-2021 Annual Report so that Trust
Council is readily able to approve the annual report at the Trust Council meeting in June 2021.
Preparation of the Islands Trust Annual Report is outlined in Trust Council’s Annual Report Policy 6.10.i. Once each
committee has approved its section, staff will create a draft Annual Report for review by the Executive Committee
and subsequent consideration of Trust Council in June. Upon approval by Trust Council, staff will send the Annual
Report to the Minister of Municipal Affairs & Housing and circulate it as indicated in Trust Council’s policy.
The recommended text (above) has been reviewed by the Islands Trust Communications Specialist and approved
by the Director of Local Planning Services.

C:\Program Files\eSCRIBE\TEMP\15524555562\15524555562,,,GM-LTC-2020-2021_Annual Report_RPT.docx
Islands Trust
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Submitted By:

Islands Trust

Heather Kauer, MPA, RPP, MCIP, AICP
Regional Planning Manager

Staff Report
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Print Date: May 19, 2021

Applications
Development Permit
File Number
GM-DP-2020.2

Applicant Name
Swain, Nicholas &
Christine
Planner: Ian Cox

Date Received
06-Nov-2020

Purpose
PID: 026-162-903 Returning land to nature. Civic address: Lot 28, Brigade Bay,
Gambier Island, BC.

Planning Status
Status Date: 20-Apr-2021
Awaiting further information from applicant.
Status Date: 26-Feb-2021
Target April LTC agenda.
Status Date: 08-Feb-2021
Awaiting additional info from applicant.
File Number
GM-DP-2021.1

Applicant Name
Miller Thomson

Date Received
02-Mar-2021

Purpose
PID: 005-937-051 To obtain adjustments in advance of a strata approved
subdivision.

Planner: Sonja Zupanec
Planning Status
Status Date: 03-Mar-2021
File opened. Waiting for payment.
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Applications
Development Permit
File Number
GM-DP-2021.2

Applicant Name
Hughes, Lionel &
Michelle
Planner: Jaime Dubyna

Date Received
22-Mar-2021

Purpose
PID: 013-387-341 Approval required for existing buildings. Civic: 987 West Bay
Road, Gambier Island, BC.

Planning Status
Status Date: 13-May-2021
Revised site plan received.
Status Date: 20-Apr-2021
Planner reviewing file.
Status Date: 24-Mar-2021
File opened &amp; assigned. Waiting for etransfer.

Development Variance Permit
File Number
GM-DVP-2002.1

Applicant Name
Land Plan Group Inc.

Date Received
24-Jan-2002

Purpose
PID: 014-385-694\nKeats Island - Keats Camp cottage lots - siting
variances\nDL 696

Planner: Sonja Zupanec
Planning Status
Status Date: 10-Apr-2008
still on hold pending rezoning
Status Date: 13-Aug-2007
on hold pending rezoning application
Status Date: 16-May-2006
Met with applicant. Outstanding items forwarded for attention. May be add'l fees.
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Applications
Development Variance Permit
File Number
GM-DVP-2020.2

Applicant Name
The Convention of
Baptist Churches of
BC (Seneca
Consulting)
Planner: Sonja Zupanec

Date Received
24-Mar-2020

Purpose
PID: 014-385-694 Building a retaining wall. Civic address: 900 Keats Island
Road, Keats Island, BC.

Planning Status
Status Date: 15-Sep-2020
Pending receipt of further information.
Status Date: 03-Jun-2020
File transferred to Planner Zupanec.
Status Date: 30-Apr-2020
Planner reviewing file.
File Number
GM-DVP-2020.3

Applicant Name
Miller Thomson

Date Received
24-Jul-2020

Purpose
PID:005-936-021 To obtain minor setback variance in advance of strata
approved subdivision

Planner: Sonja Zupanec
Planning Status
Status Date: 10-May-2021
Early notification sent to Squamish Nation. Nation has advised staff they wish to discuss proposal prior to any further
processing of the file. ON HOLD pending meeting with Nation staff.
Status Date: 15-Sep-2020
Pending receipt of further information.
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Applications
Development Variance Permit
File Number
GM-DVP-2020.7

Applicant Name
Miller Thomson

Date Received
24-Jul-2020

Purpose
PID: 004-567-455 To obtain a minor setback variance in advance of a strata
approved subdivision

Planner: Sonja Zupanec
Planning Status
Status Date: 15-Sep-2020
Pending receipt of further information.
File Number
GM-DVP-2020.8

Applicant Name
Miller Thomson

Date Received
24-Jul-2020

Purpose
PID: 005-936-764 To obtain a minor setback variance in advance of a strata
approved subdivision

Planner: Sonja Zupanec
Planning Status
Status Date: 15-Sep-2020
Pending receipt of further information.
File Number
GM-DVP-2020.9

Applicant Name
Miller Thomson

Date Received
24-Jul-2020

Purpose
PID: 003-420-787 To obtain a minor setback variance in advance of a strata
approved subdivision

Planner: Sonja Zupanec
Planning Status
Status Date: 15-Sep-2020
Pending receipt of further information.
File Number
GM-DVP-2021.1

Applicant Name
Miller Thomson

Date Received
03-Mar-2021

Purpose
PID: 005-936-195 To obtain minor setback variance in advance of strata
approved subdivision.

Planner: Sonja Zupanec
Planning Status
Status Date: 04-Mar-2021
File opened &amp; waiting for payment.
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Applications
Development Variance Permit
File Number
GM-DVP-2021.2

Applicant Name
Miller Thomson

Date Received
03-Mar-2021

Purpose
PID: 005-936-675 To obtain minor setback variance in advance of strata
approved subdivision.

Planner: Sonja Zupanec
Planning Status
Status Date: 04-Mar-2021
File opened &amp; assigned. Waiting for payment.
File Number
GM-DVP-2021.3

Applicant Name
Miller Thomson

Date Received
03-Mar-2021

Purpose
PID: 005-936-705 To obtain minor setback variance in advance of strata
approved subdivision.

Planner: Sonja Zupanec
Planning Status
Status Date: 04-Mar-2021
File opened &amp; assigned. Waiting for payment.
File Number
GM-DVP-2021.4

Applicant Name
Miller Thomson

Date Received
03-Mar-2021

Purpose
PID: 005-937-167 To obtain minor setback variance in advance of strata
approved subdivision.

Planner: Sonja Zupanec
Planning Status
Status Date: 04-Mar-2021
File opened &amp; assigned. Waiting for payment.
File Number
GM-DVP-2021.5

Applicant Name
Date Received
01-Apr-2021
Robitaille & Dawson,
Patrick & Susan
Planner: Teresa Mahikwa

Purpose
PID: 009-414-908 Proposed construction of an auxilliary building partially in
setback. 578 Vaucroft Road, Thormanby Island, BC.

Planning Status
Status Date: 09-Apr-2021
File opened &amp; assigned. Waiting for Etransfer
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Applications
Development Variance Permit
File Number
GM-DVP-2021.6

Applicant Name
Richards, Michael

Date Received
29-Apr-2021

Purpose
PID: 010-211-811 Application for existing gazebo and deck. Civic address: Lot
4, Block 10, Keats Island, BC.

Planner: Bronwyn Sawyer
Planning Status
Status Date: 03-May-2021
File opened &amp; assigned. Waiting for Etransfer.

Rezoning
File Number
GM-RZ-2020.1

Applicant Name
Torgerson et al

Date Received
02-Nov-2020

Purpose
ID: 004-197-402 Replacing old cabin. Civic address: 1040 Taki-Te-Si Road,
Gambier Island, BC.

Planner: Bronwyn Sawyer
Planning Status
Status Date: 01-Apr-2021
Memorandum to LTC
Status Date: 04-Feb-2021
Report to LTC
Status Date: 10-Dec-2020
New plans submitted - under planner review
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Gambier Island Local Trust Committee Policies & Standing Resolutions
No

Meeting Date

Resolution No. Issue

Policy

1.

October 6, 2010

GM-082-2010

It was MOVED and SECONDED
that the Gambier Island Local Trust Committee endorses the following
guidelines for the appointment of members to the advisory planning
commission and requests that such guidelines be posted on the Islands Trust
website and are used in any posting to solicit expressions of interest from
candidates for advisory planning commission membership:

2.

March 26, 2015

GM-2015-018

Guidelines for the
appointment of
members to the
advisory planning
commission

Amend APC
appointment
guidelines

“The Gambier Island Local Trust Committee shall make all reasonable efforts,
in the consideration of appointments to the advisory planning commission
that members are:
a. Representative of a broad cross section of the geographical areas of the
Gambier Island Local Trust Committee area;
b. Representative of a range of backgrounds and expertise that is supportive
to each other in the consideration of matters referred to the advisory
planning commission;
c. Where feasible and practical of a balanced representation of gender and
age groups.
Consideration shall be given to the following criteria in any appointment:
 Previous experience as a member of a Board of Variance;
 Experience on a local government council, board, local trust committee,
commission or other body;
 Experience with other volunteer boards, commissions or committees;
 Experience and credential in a planning, design or related profession;
 Experience and credentials in a building or design trade;
 Educational background;
 Length of residency in the local trust area;
 Availability, and willingness to travel between local trust areas.
It was MOVED and SECONDED, that the Gambier Island Local Trust
Committee amend the APC appointment guidelines to allow for
representation of members to be weighted to a geographic area subject to a
current top priority project.
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No

Meeting Date

Resolution No. Issue

Policy

3.

October 26, 2017

GM-2017-065

Development Permit
Area )DPA) No. 3:
Riparian Areas
administration

4.

December 11, 2017

GM-2017-078

Adding item to
agenda

5.

January 25, 2018

GM-2018-009

First Nations Words,
Phrases and Place
Names

It was MOVED and SECONDED
that the Gambier Island Local Trust Committee adopt a Standing Resolution
which directs staff to administer Development Permit Area (DPA) No. 3:
Riparian Areas in the interim before formal amendments are made to the
DPA, as follows:
a. The “Designated Area” provisions of Section 12.3.1 of Gambier Island
Official Community Plan No. 73 should be used to determine whether or
not a proposed development is subject to DPA No. 3: Riparian Areas;
b. When development is proposed within the “Designated Area”, applicants
shall be required to have a Qualified Environmental Professional assess
the water feature to determine whether or not it is subject to the
Riparian Areas Regulation;
c. When development is proposed within the “Designated Area” of a water
feature which is determined to be subject to the Riparian Areas
Regulation, a DPA No. 3: Riparian Areas Development Permit shall be
required;
d. When development is proposed within the “Designated Area” of a water
feature which is determined not to be subject to the Riparian Areas
Regulation, a DPA No. 3: Riparian Areas Development Permit shall not be
required.
It was MOVED and SECONDED
that the Gambier Island Local Trust Committee request staff to add to each
agenda “First Nations Activities” under the Reports section.
It was MOVED and SECONDED
that the Gambier Island Local Trust Committee adopt the following standing
resolution:
a) That staff incorporate First Nations’ words, phrases, and place names in
Local Trust Committee communications, as appropriate.
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No

Meeting Date

Resolution No. Issue

Policy

6.

November 21, 2019

GM-2019-061

First Nations
Reconciliation
engagement

7.

July 23, 2020

GM-IC-2020-001

Bylaw Enforcement
investigation

It was MOVED and SECONDED
that the Gambier Island Local Trust Committee adopt the following standing
resolution with respect to First Nations in the Local Trust Area:
Whereas the Local Trust Committee seeks to engage in Reconciliation with
local First Nations, governments and the island community by honouring the
Truth and Reconciliation Commission Calls to Action, United Nations
Declaration on the Rights of Indigenous Peoples, Draft Principles that Guide
the Province of British Columbia’s Relationship with Indigenous Peoples, and
Islands Trust First Nations Engagement Principles, the Local Trust Committee
endeavors to:
a) Annually, write a letter to First Nations, (re)introducing trustees and staff
and provide a schedule of known Local Trust Committee meetings for the
upcoming year, as well as, provide an update of current projects and
advocacy activities;
b) For various Local Trust Committee meetings, invite elders from local First
Nations to attend and provide a traditional welcome to the territory;
c) Work with First Nation governments on cooperative initiatives, including
and not limited to, language, place names, territorial acknowledgements,
and community education on Coast Salish and local First Nations’ cultural
heritage and history;
d) Work with First Nation governments on engagement principles for
inclusive land use, marine use, and climate change planning; advocacy,
protection and stewardship; and knowledge and information sharing
protocols;
e) Establish and maintain government-to-government dialogue with First
Nations, now and into the future, based on respect and recognition of
Aboriginal rights and title, treaty rights, and First Nations’ traditional
territories within the Islands Trust Area.
It was MOVED and SECONDED
that the Gambier Island Local Trust Committee request Bylaw Enforcement
staff to cease investigation and enforcement of complaints on Keats Island
regarding otherwise lawful accessory uses, buildings and structures on a
parcel where no principal use exists if the adjacent parcel has a principal
use and both parcels are held under common ownership.
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Top Priorities Report
Gambier Island
1. Riparian Areas Regulation

Responsible

Dates

Implement RAR and protect all watercourses across the Gambier Island Local Trust Area

Marnie Eggen

Rec'd: 26-Oct-2011

2. Gambier OCP Comprehensive Review

Responsible

Dates
Rec'd: 12-Feb-2015

Revised Project Charter scope Dec. 2018

3. Keats Island Shoreline Protection Project - Phase 3

Responsible

Dates

Review of OCP and LUB to implement shoreline protection measures. Establish Shoreline

Jaime Dubyna

Rec'd: 31-Jan-2019

DPA and updates marine structure regulations.

Sonja Zupanec

4. OCP Advocacy Policies - Implementation & Support

Responsible

Dates

Supporting the advocacy policies of the Gambier, Keats, and Associated Islands

Dan Rogers

Rec'd: 24-Oct-2013

OCPs, and Islands Trust Strategic Plan (e.g. woodlots, industrial facilities, Howe Sound)

Kate-Louise
Stamford

Page 1 of 1
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Projects Report
Gambier Island
1. Development Approval Information Bylaw

Responsible

Date Received

Responsible

Date Received

Develop and adopt a D.A.I bylaw for the Gambier Trust Area.

2. Squamish First Nation Consultation

31-Jan-2012

Scope interim strategies pending completion of a possible protocol agreement to address
protection of archaeological and heritage resources.

3. Gambier LUB Review
Review Gambier LUB to address:

Responsible

Date Received
22-May-2014

- May 2020: clarification around water storage tanks as structures, requirements for
screening, and the need for setback placement as part of their use as community
amenities in fire protection.
- definition of breakwater
- trams (currently silent)
- advocacy policies around pump out stations
- review of title Wilderness Conservation
- 2013: REVIEW KEATS AND GAMBIER LUBS FOR ACCOMMODATION of OCEAN LOOP
GEO-EXCHANGE SYSTEMS
- 2010: GHG Emissions (a more proactive approaches to plan for GHG reductions
especially in relation to Policies 6.1 and 6.2 in consultation with
SCRD.) Initiative arises from recommendation of SCRD in comments about bylaws 111 &
112.

Page 1 of 3
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Projects Report
Gambier Island
4. Gambier site-specific Water Zones

Responsible

26-Sep-2013

Staff to research the history of Site-Specific water zones on Gambier.

5. Recreational Camp and Private Institutional Regulation Review

Date Received

Responsible

Date Received
28-Jul-2016

Review Recreational Camp and Private Institutional regulations in all Local Trust Area land
use bylaws.
Review to ensure that regulations properly balance ecological protection with current
realities re: rentals as income source for rec camps.

6. Keats Island LUB review

Responsible

Date Received
11-Dec-2017

-review definition of 'structure' to ensure adequate regulation of the siting of
underground sewage disposal systems with setbacks to lot lines and the natural
boundary of the sea
-review regulations for accessory uses, buildings and structures occurring on parcels
where no principal use exists (April 2018 LTC resolution).

7.

Thormanby Islands Foreshore Protection Pilot Project

Review of setback regulations and designation of a development permit area for the

Responsible

Date Received
26-Jul-2018

purposes of protecting the natural environment, its ecosystems and biological diversity
and protection of development from hazardous conditions.

Page 2 of 3
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Projects Report
Gambier Island
8. Definition of "dwelling" in Keats Island LUB
Review the definition of "dwelling" in the Keats Island Land Use Bylaw No. 78.

Page 3 of 3

Responsible

Date Received
28-May-2020
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Islands Trust Conservancy Manager Kate Emmings with son Dylan. photo: keith erickson

who struggle with complex systems to do what they want to
do — to make it simpler for them to protect nature.”

Kate Emmings reflects
on 14 years and what’s
next for the team

“It’s good to work in an organization where you can have a
hand in a little bit of everything and that quick visibility to
what you have accomplished. We’re not so big that we can’t
talk to people on the ground.”

Reaffirming her commitment as
Manager, Islands Trust Conservancy
Courage, wisdom, and heart. Qualities that one might look
for in a colleague, in a friend, and in our case, in a leader.
Kate Emmings has held the post of Acting Islands Trust
Conservancy Manager since July 2018, and as of January
2021 she has accepted the role on a permanent basis.
“Kate has always had the respect of the Islands Trust
Conservancy Board through her open and nuanced
understanding of our vision for the organization,”
said Board Chair Kate-Louise Stamford.
When asked what gives her the greatest job satisfaction,
Emmings said, “I like problem solving. Helping people

Are there challenges that spark a sense of urgency for her?
“We’re on the threshold of still having enough wild spaces
surrounding our urban centres to be able to care for them
responsibly, or making the one wrong step that could
destroy them forever.”
“It’s an interesting time, where climate change and adaptation strategies are prominent, the interconnection of land
conservation and reconciliation has become so vital, and we
have the chance to engage in those more complex conversations and get meaningful work done.” Her enthusiasm is
noticeable. “I am not afraid of hard conversations — I love
them. That’s the way to move things forward.” feather-alt

Acknowledgement

2

Canoe detail. photo: lisa wilcox

Islands Trust Conservancy acknowledges that we work within the treaty lands
and territories of the BOḰ EĆ EN, Cowichan Tribes, Halalt, K’ómoks,
Lək ʷ̓ əŋən (SXIMEL
ˉ EL
ˉ , Songhees, T’Sou-ke), Lyackson, MÁLEXEL
ˉ,
ʔop qaymɩxʷ, Penelakut, Qualicum, scəẃaθən mə steyə xʷ, Scia’new,
̓
səlilwətaʔɬ
, SEMYOME, shíshálh, Snaw-naw-as, Swwú7mesh,
Snuneymuxw, ST/ÁUTW̲ , Stz’uminus, ɬəʔamɛn qaymɩxʷ, toq qaymɩxʷ,
Ts’uubaa-asatx, We Wai Kai, Wei Wai Kum, W̲ JOL
ˉ EL
ˉ P, W̲ SIK̲ EM and
xʷməθkʷəy ̓əm.

167

The remarkable legacy
of Sara Steil
A force for conservation on the Pender islands
Sara Steil undoubtedly had a vision. The paths she forged
on her life’s journey all lead to caring for marine life and the
land that she held dear — the Pender islands. We can never
underestimate the power of one person to create a legacy,
and Sara did just that.
It is small wonder that she received an Islands Trust
Special 2019 Community Stewardship Award for Lifetime
Achievement. She contributed extensively to land use
decision-making through numerous North Pender Island
Local Trust Committee public processes, the official
community plan, and land use bylaw development, and was
a founding member of the Pender Islands Trust Protection
Society. Sara was also an active member of the Pender
Islands Conservancy Association, and worked passionately to
preserve and protect the marine environment by contributing to the Pleasure Craft Pollution Prevention Program and
conducting inventories on forage fish beaches to confirm
spawning habitat.

We can never underestimate the
power of one person to create a
legacy, and Sara did just that.
In 2009 Sara and her husband Richard (Dick) protected
their 1.4-hectare property on North Pender through
the Natural Area Protection Tax Exemption Program
(NAPTEP) by placing a conservation covenant on their
land title. Forevermore the Steils’ Woods Covenant protects
wild strawberry and western trilliums amid forests of tall firs,
cedars, and maples, and protects part of a wetland that is
home to amphibians and visiting Great Blue Herons.

A shining example of the impact one person can make: Sara Steil with
her dog Shelby. photo submitted

Whether through policy-making, public education, or
through protecting her own piece of land, Sara has helped
to shape how land and marine life is valued on the Pender
islands. Through her commitment to the “preserve and
protect” mandate of Islands Trust Conservancy, her vision
will have an impact that will be felt by future generations.
She will be remembered. feather-alt
Carla Funk, Fundraising Specialist
cfunk@islandstrust.bc.ca

Protect the land and save on taxes:
A conservation covenant registered through NAPTEP means you receive an annual property tax exemption of 65% on the protected
portion of the land. Visit islandstrustconservancy.ca/naptep
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Sharp-tailed Snake
Species at Risk Spotlight
The name of this endangered species, “Sharp-tailed Snake”
(scientific name Contia tenuis), might conjure up images
of a fearsome creature, but these peaceful, non-venomous
snakes are not so scary. They are only about the size of a
large earthworm!
Sharp-tailed Snakes are named after the unique point at
the tip of their tail. Secretive and slow moving, these little
brown snakes spend most of their time keeping warm under
rocks, leaf litter, decaying logs, or loose bark, and venturing
out when conditions are just right to hunt for slugs and
earthworms. Sharp-tailed Snakes are most active during the
spring and fall.
Most of this snake’s prime habitat of south-facing, rocky
Douglas-fir/Arbutus woodland is unprotected and threatened by development and other human impacts. As one
of only five reptiles native to coastal British Columbia, the
Sharp-tailed Snake is an important part of the biodiversity of
our region.

Fire preparedness and forest
stewardship essentials

The Sharp-tailed Snake is extremely rare in Canada, existing in a
handful of isolated populations on southern Vancouver Island, the
southern Gulf Islands, and Pemberton. photo: Christian Engelstoft

There are many things, big and small, that you can do to
protect Sharp-tailed Snakes:
• Protect habitat by limiting roads and other development,
particularly in open, sunny woodlands
• Avoid disturbing piles of rock or decaying logs and tree
stumps where snakes live
• Embrace slugs (the snake’s primary prey), earthworms,
and insects feather-alt

The following actions can help protect your home and
community:
• Advocate for the protection of mature and old-growth
forests, nature’s fire break. A shady canopy of large trees
and lush understory maintain a cool, moist microclimate
that resists fire
• Fireproof your home. Start with easy fixes, like moving
your firewood pile further away from your home, clearing
debris build-up from your roof and under your deck or
stairs, and ensuring that exterior doors are properly fitted

Prepare for wildfires to help protect your home and community.
photo: Carla Funk

Regular, low-severity wildfires are a natural and important
part of healthy forest ecosystems in our region. Yet, the risk
of fire has increased in recent years due to climate change,
fire suppression, and landscape development. With wildfire
season approaching, we encourage you to take wildfire
preparedness measures compatible with forest stewardship.
4

• Create a 10-metre fire-resistant buffer around your
home. Clear out accumulations of dead leaves and
small branches; remove flammable invasive plants like
Scotch broom and English holly; garden with fireresistant native plants like bigleaf maple and salal
If you are planning work in a covenant area, please be sure
to contact us to discuss your plans. feather-alt
To learn more about Sharp-tailed Snakes and what you can
do to protect their habitat, or with questions about Fire
Preparedness, contact Covenant Management and Outreach
Specialist Jemma Green: jgreen@islandstrust.bc.ca.
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Tender care for Trincomali —
a story in photos

HAT volunteer Simon Bluck

Trincomali Nature Sanctuary was created in 2001 through
a collaboration between Islands Trust Conservancy,
The Land Conservancy of British Columbia (TLC),
Habitat Acquisition Trust (HAT), and the federal government.
Islands Trust Conservancy’s primary concern for this site
from the beginning was protection of the seabird colonies.
Trincomali’s cliffs are home to sensitive bird nesting habitat
for several species at risk.
Invasive Scotch broom is a serious threat to biodiversity as
it displaces native plant communities that birds, butterflies,
and other animals rely on for habitat. We want to remove
invasive species such as this to maintain the ecological
integrity of the land. As the bird colonies are sensitive to
movement and sound, we ensure that any management
work is done outside the bird nesting season. feather-alt

HAT volunteer Denis Raimbault
Aerial shot taken of entire work party — note that the dark green colour against the light green is the target invasive
species Scotch broom. photo: Milen Kootnikoff | MiKO Photo, courtesy of Habitat Acquisition Trust
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The Islands Trust Conservancy cares for 76 conservation
covenants, restricting development. Most were donated by
people who love nature. Partners, donors, and volunteers
have come together to help create, manage, and maintain
30 nature reserves.

30 Nature Reserves
in 30 years!
Celebrating the preserve and
protect mandate 1990 – 2020
In its 30th year, Islands Trust Conservancy is celebrating
that Sandy Beach on Lhe ’tínes/Keats Island will become
its 30th nature reserve. Sandy Beach includes 3.4 hectares
(8.4 acres) of Coastal Douglas-fir forest and over 250 metres
of beachfront.
The Swwú7mesh (Squamish) people have a long interconnected history with Lhe’tínes (also known as Keats Island).
The island is laden with place names and areas of cultural
significance, and is treasured by islanders for its beauty and
important ecological values. This nature reserve assures that
the southwest section of Keats will never face development.

We are grateful to all those
that have made this possible
Together, we’re on our way to ensuring that more of these
special, fragile places are protected for future generations.
We know we can’t do it alone.
Thank you for all that you have done to help us on this
journey. feather-alt

Who would have imagined that in 30 years so much would
be accomplished? We are grateful to all those that have
made this possible by caring for the land both now and
through the millennia.

We have so much
to celebrate.

76 Conservation
Covenants

30 Nature Reserves in 30 years!
76 Conservation Covenants!
To all of you that share your time, talent
and treasure in support of your passion
to preserve and protect islands of
the Salish Sea — we thank you.

30 Nature
Reserves

1990

6

30 years

2020
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Graph and timeline designed by Erika Rathje. Children in the forest photo by Natalie Hunt

islands trust conservancy

Celebrating 30 years of conservation

•
30th nature reserve created, on Keats Island!
2020

•
Renamed Islands Trust Conservancy.
2018

10-year Regional Conservation Plan launched

•
NAPTEP available throughout Islands
2015

Trust Area (Bowen last to sign on)

•
Over 15% of Islands Trust Area land
2008

protected by public and non-profit
conservation organizations.
1000 ha protected

•
500 ha protected; NAPTEP (Natural Area
2003

ProtectionTax Exemption Program)
piloted on Gambier Island

•
100 ha protected
1997

•
April 1: Islands Trust Act is amended,
1990

• 2019
Reconciliation Declaration acknowledges that the
islands and the waters that encompass the Salish
Sea have been home to Indigenous Peoples since
time immemorial

• 2016
100 places protected!
• 2010
Fairy Fen Nature Reserve on Bowen Island
becomes 20th nature reserve in 20 years.
Total of 60 conservation covenants

• 2005
Five Year Regional Conservation Plan.

Opportunity Fund established to support land
purchases for nature reserves or conservation
covenants. 50 places protected

• 2000
15 conservation covenants and 8 nature reserves
created on 10 islands

• 1992
First conservation covenant, on Salt Spring

Island. First nature reserves, on Denman and
Salt Spring Islands

establishing Islands Trust Fund.
May 17: first Trust Fund Board meeting
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S’ul-hween X’pey/Elder Cedar:
a sign by any other name
To say that Eliot White-Hill (Coast Salish name: Kwulasultun)
has had a successful past year is an understatement, but
he remains humble and curious, possibly taking after his
grandmother — linguist, midwife, healer, and Elder,
Dr. Ellen White (Kwulasulwut). It was she that named the
S’ul-hween X’pey Nature Reserve in Hul’q’umi’num’
(meaning: “Elder Cedar”) in 2008, and it is in her honour
that Eliot approaches creating a new sign to welcome visitors.
“My whole journey into art stems from her,” he said. “She
has [passed away] but in a lot of ways, she’s still teaching me.
I’ve read all these anthropological texts, old colonial documents — which can teach you a lot — but to understand this
place, you need to hear the stories of our people.”
“I’m going to revisit those texts to understand what is special
about Gabriola, this specific part of Gabriola, and I want to

S’ul-hween X’pey (Elder Cedar) Nature Reserve. photo: k. mayes

speak to our Elders to learn not just about that history
but also about the specific language used to describe it.
Can we have fun with the language? Include the names of
plants and animals in Hul’q’umi’num’? That’s what I’d like
to explore.” feather-alt

Like us on Facebook facebook.com/IslTrustConservancy/
Follow us on Twitter twitter.com/IslTrustConserv

Newsletter Production Erika Rathje | erikarathje.ca
Printed on 100% post consumer recycled paper. Please recycle.

YES! I want to preserve
and protect the islands!

Name

100% of your donation goes directly to protecting
endangered habitat on the islands you love.

City

Your donations of $20 or more will receive an official donation
receipt for income tax purposes.*

mouse-pointer To donate online visit:
islandstrustconservancy.ca/donate/give-now/

Address

Prov/State		

Postal/Zip code

Phone
Email
square Yes, I am okay with public recognition of my donation.
My donation amount: square $50 square $100 square $200 square $______
I wish to donate by:

Questions? Contact us!
phone 250-405-5186

square Cheque (made payable to the Islands Trust Conservancy)
square Visa

square MasterCard

envelope itcmail@islandstrust.bc.ca
laptop islandstrustconservancy.ca

Card Number

Share your vision with future generations — please consider
remembering Islands Trust Conservancy in your will.

Expiry Date			

Security Code

mm/yy

(back of card)

*Islands Trust Conservancy is a qualified donee as a Crown agent under B.C.’s
Islands Trust Act. Islands Trust business # 122013576 RT0001

Signature
Please mail to: 200 – 1627 Fort Street, Victoria, BC V8R 1H8
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May 4, 2021 – for immediate release

2021-10-IT

June 2021 Islands Trust Council Meeting Program Announced
Lək̓ ʷəŋən, METULIYE/Victoria, B.C. – Islands Trust Council invites the public to participate in its next business meeting
being held electronically June 8-10, 2021. Since April 2020, Council has been meeting online to ensure the safety of
trustees, staff, and the public during this provincial state of emergency. The public can view the electronic meeting live
stream in real-time on a computer or smartphone, listen and participate by telephone call-in or, join the meeting by
Zoom.
Trust Council meets quarterly to make decisions about matters that apply to the Islands Trust Area, and parts of the
meeting involve routine business. Trust Council receives, discusses, and makes decisions about policies, finances, and
proposed work for the coming quarter.
Trust Council works to preserve and protect over 450 islands and their surrounding waters in the Salish Sea. Input,
comments, ideas, and feedback on topics related to the jurisdiction of the Islands Trust are welcomed.
Featured Sessions
Delegations and Town Hall – scheduled Tuesday, June 8, beginning at 7:00 p.m. You are invited to make a presentation to
Trust Council or speak at the Town Hall portion of the meeting on matters impacting the Trust Area. Visit Share Your
Views islandstrust.bc.ca/contact-us/share-your-views/ for details.
Apply to be a delegation. Deadline to send complete delegation presentations: Thursday, May 20, 2021, to
Lori Foster, Executive Coordinator email: lfoster@islandstrust.bc.ca or phone: 250-405-5161 for more
information.
Trustee Roundtable – updates by each of the 26 local trustees about initiatives, events, and developments of interest
from their local trust area.
Council Committees – updates on top priorities and project status from each of Trust Council’s committees: Executive,
Regional Planning, Finance, and Trust Programs.
Electronic Meeting Format
The Meetings and Events page islandstrust.bc.ca/whats-happening/meetings-and-events/ is the “go-to” source to view,
attend, participate and stay informed about the meeting. Choose the meeting dates June 8, 9, or 10 for details.
Until further notice, to protect the health and safety of trustees, Islands Trust employees, and the public during the
COVID-19 pandemic, Trust Council meetings will be held electronically and broadcast using Zoom. The Islands Trust
appreciates the public’s understanding and assistance during this time.
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The Islands Trust is a federation of special-purpose local government bodies representing 26,000 people living within the
Islands Trust area and another 10,000 non-resident property owners. The Islands Trust area is located within Coast Salish
territory and is the homeland to over 28,000 Coast Salish Peoples who have called this place home since time
immemorial. The Islands Trust is responsible for preserving and protecting the Islands Trust Area's unique environment
and amenities by planning and regulating land use, development management, education, cooperation with other
agencies, and land conservation. The area covers the islands and waters between the British Columbia mainland and
southern Vancouver Island. It includes 13 major islands and more than 450 smaller islands covering 5,200 square
kilometres.
Contact:

Peter Luckham, Chair, Islands Trust Council 250-210-2553
Russ Hotsenpiller, Chief Administrative Officer, via
Vicki Swan, Communications Specialist 250-405-5178
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A surge of development applications slows processing time at Islands Trust
Lək̓ ʷəŋən, METULIYE/Victoria, B.C. – Fitting with the province-wide trend of people looking to develop their properties,

buy new properties, and tackle home improvement during the pandemic, Islands Trust is experiencing an increase of
development applications. This increase is resulting in longer processing times.
Compared to the Islands Trust five-year average, in the first quarter of this year, development applications more than
doubled on Salt Spring Island to 105%. In the rest of the southern islands, applications went up 90%, and they also
increased by 56% in the northern islands.
Members of the public considering development applications are advised of long wait times and asked for understanding
and patience.
"Staff is working to maximum capacity," shared Peter Luckham. "Unfortunately, due to budget restrictions, we cannot
hire additional staff, so we are asking applicants for their understanding and patience. Applications are up substantially,
and people should expect processing time delays. We remind everyone that moving ahead on development without
authorization can cause serious additional delays, disrupt fragile ecosystems, and destroy cultural heritage sites. Islands
Trust bylaws implement our preserve and protect mandate, and they will be enforced when work is started without
appropriate permits. The Islands Trust preserve and protect mandate requires deliberate, informed, and thoughtful work.
This important work cannot be rushed or bypassed. We thank all applicants for their patience during this time. "
The Islands Trust Conservancy is also processing an increased number of proposals for conservation covenants and land
donations. Island property owners are encouraged to explore opportunities to protect ecological features and to benefit
from income tax and property tax incentives. Learn more at https://islandstrust.bc.ca/conservancy/protect-nature/
- 30 Islands Trust is a federation of special-purpose local government bodies representing 26,000 people living within the
Islands Trust Area and another 10,000 non-resident property owners. The Islands Trust Area is located within Coast Salish
territory and is the homeland to over 28,000 Coast Salish Peoples who have called this place home since time
immemorial. Islands Trust is responsible for preserving and protecting the Islands Trust Area's unique environment and
amenities by planning and regulating land use, development management, education, cooperation with other agencies,
and land conservation. The area covers the islands and waters between the British Columbia mainland and southern
Vancouver Island. It includes 13 major islands and more than 450 smaller islands covering 5,200 square kilometres.

Bowen, Denman, Gabriola, Galiano, Gambier, Hornby, Lasqueti, Mayne, N. Pender, Salt Spring, Saturna, S. Pender, Thetis
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Contact:
Peter Luckham, Chair, Islands Trust Council 250.210.2553
Russ Hotsenpiller, Chief Administrative Officer, Islands Trust, Vicki Swan, Communications Specialist 250.405.5178
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