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to be announced

3

18.

ADJOURNMENT

4

Date: June 17, 2021
To: Gabriola Island Local Trust Committee
From: Vanessa Craig, RDN Director Area B
Subject: Electoral Area Director’s Report
Dear Chair Rogers and Trustees Langereis and Colbourne,
Thank you for inviting me to participate in the Islands Trust meeting. I am unable to attend in person this month
due to an overlapping RDN meeting, but I have the following update to share:
•

•

•

•

•

The RDN recently completed its search for a new CAO to replace our current CAO Phyllis Carlyle, who is
moving on after 5 years with the RDN – we appreciate all of her service to the RDN. Doug Holmes,
currently the CAO at the Alberni Clayoquot Regional District, will be joining the RDN at the end of August.
As a member of the search committee I am very excited to have Mr. Holmes join the RDN.
This week approximately 12 fence sections at the entrance to Madrona Marketplace were removed to
improve visibility for drivers coming out of the marketplace as well as those travelling along North Road.
Rock fill will be added behind the retaining wall to limit the fall hazard and will eventually be covered with
bark mulch. One tree will need to be removed in that section. Windley still has a few corrections to make
along the path, which are anticipated to be complete by the end of June. Additional improvements
including placing bark mulch along the retaining walls, connecting the Madrona Marketplace sections
near the intersection of North/South road with stairs and a path, and addressing the potential for erosion
in areas of the rocky slopes are in the planning.
The company Calian received the contract for evacuation route planning for Gabriola, Mudge, and
DeCourcy Islands. Their project will include speaking to emergency responders on all of the islands and
will get perspectives from elected representatives as well – I’ve confirmed that if they haven’t already,
they’ll be in touch with Gabriola Trustees to schedule a meeting. You can find information on the project
on the RDN’s Get Involved website www.getinvolved.rdn.ca
The RDN is moving forward with consultation on mandatory source separation. Currently, commercial
businesses, institutions, and multi-family dwellings are not required to separate their waste streams into
garbage, recycling, and compost. The RDN is proposing to implement mandatory waste separation as well
as licensing waste haulers in support of the goal to achieve a 90% diversion rate.
The RDN is moving forward with a transit redevelopment strategy and there is a survey open now until
July 16th. The survey is available at the Get Involved website mentioned above.

Upcoming
•
•
•

•

All meetings continue to be held online and can be viewed live or accessed after the meeting by going to
the RDN calendar.
The next Electoral Area Services Committee meeting is on July 8th (1 pm start)
The next RDN Board meetings are on July 13th and July 27th, 1 pm start. Note that the Board recently
decided to conduct a 6-month trial of having 2 Board meetings per month instead of 1 Committee of the
Whole (CoW) and 1 Board meeting. CoWs will continue to be held if required.
Board/committees of the RDN do not meet in August.

Respectfully submitted,
Vanessa Craig
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Gabriola Island Local Trust Committee
Minutes of Regular Meeting
Date:
Location:

May 13, 2021
Electronic Meeting

Members Present:

Dan Rogers, Chair
Kees Langereis, Local Trustee
Scott Colbourne, Local Trustee

Staff Present:

Heather Kauer, Regional Planning Manager
Sonja Zupanec, Island Planner
Jaime Dubyna, Island Planner
Ian Cox, Planner 2
Wil Cottingham, Administrative Assistant
Nadine Mourao, Recorder

Others Present:

There were approximately nine (9) members of the public and one (1)
member of the media in attendance.

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 Rogers called the meeting to order at 10:32 am, welcomed the public and introduced
Trustees, Staff and Recorder. Chair Rogers, Trustee Colbourne, and Trustee Langereis
acknowledged that the meeting was being held in the territory of the Coast Salish First Nations.

2.

APPROVAL OF AGENDA
The following additions to the agenda were presented for consideration:


Added 11.4 Development Approval Information Bylaw

By general consent the agenda was approved as amended.
2.1

Rise and Report - regarding Closed Meeting held April 15, 2021
Chair Rogers rose and reported the following:
 that the Gabriola Island Local Trust Committee appointed Dyan Dunsmoor-Farley,
Angela Pounds, John Woods, Kenda Chang-Swanson, Tobi Elliot and Steven Earle to
the Gabriola Housing Advisory Planning Committee; and
 that the Gabriola Island Local Trust Committee reserve a place on Housing Advisory
Planning Commission for a representative of Snuneymuxw First Nations and
Gabriola Land and Trails Trust and appropriate letters be written to that effect.

3.

REPORTS
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3.1

Trustee Reports
Trustee Colbourne reported the following and his attendance at the following meetings
and events:
 Highlighted the correspondence from Dr. Margaret Taylor in the meeting Agenda
package;
 Regional Planning Committee (RPC) including Freshwater Strategy webinar;
 Regional District of Nanaimo (RDN) Drinking Water & Watershed Protection
Program https://www.rdn.bc.ca/drinking-water-and-watershed-protection;
 Climate Caucus meeting on ecosystem protection;
 Trees 4 Tomorrow planted 1,080 trees this Spring;
 Look out for Gabriola Talks upcoming public engagement series on trees;
 Congratulations to Gabriola Land and Trails Trust (GaLTT) on their education and
actions for property owners; and
 Trust Programs Committee (TPC).
Trustee Langereis reported the following and his attendance at the following meetings
and events:
 Governance and Management Review Select Committee;
 Webinar from Raven Trust about the impacts of drilling and fracking;
 TPC;
 Encouraged everyone to look at new Trust Policy Statement and provide feedback
https://islandstrust.bc.ca/programs/islands-2050/;
 Regional Planning Committee (RPC); and
 Finding the Mother Tree: A conversation with Susan Simard webinar
https://sierraclub.bc.ca/finding-the-mother-tree-a-conversation-with-suzannesimard-webinar/

3.2

Chair's Report
Chair Rogers reported the following:
 Attended TPC;
 Encouraged public to review and comment shortly on the Trust Policy Statement;
 Attended Executive Committee (EC);
 Next Trust Council (TC) will be held June 8,9,10, 2021; and
 Sitting on provincial advisory group for Short Term Vacation Rentals (STVRs)
providing advice to Provincial Government of British Columbia on steps related to
STVRs with a focus on how they affect long term rentals and what actions can be
taken.

3.3

Electoral Area Director's Report
Vanessa Craig’s, Regional District of Nanaimo (RDN) Electoral Area B noted the
following:
 Village Way almost complete, RND Staff to address Island Home and Garden
visibility issue;
 A qualified bid has been received for construction of Huxley Park Skate & Bike Park;
 Electric vehicle charging station proposed for Descanso Bay Regional Park;
 Electoral area Committee meeting, asked RDN Staff to report on tiny homes;
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3.4

Mudge Island property where row boats park has sold, asked RDN Staff to
investigate Ministry of Transportation and Infrastructure (MoTI) right-of-way to
make area more accessible;
Regional Parks and Trails Strategy will come out for public engagement shortly; and
Parks and Open Space Committee next week with discussion regarding a report
from consultant regarding fuel management in 707 park and determination if park
areas are suitable for homeless camping if fire risk is mitigated.

First Nation Reports
Trustee Colbourne attended a meeting with Snuneymuxw First Nations about the
Protocol Agreement and decision making with applications and referrals. Another
meeting is scheduled in June.
Chair Rogers noted that a number of First Nations are involved in the discussions around
the Trust Policy Statement and the RPC Freshwater Strategy.

4.

TOWN HALL
No comments.

5.

MINUTES
5.1

Local Trust Committee Minutes dated April 15, 2021 – for adoption
By general consent the Local Trust Committee meeting minutes of April 15, 2021 were
adopted.

6.

5.2

Section 26 Resolutions-Without-Meeting - none

5.3

Advisory Planning Commission Minutes - none

BUSINESS ARISING FROM MINUTES
6.1

Follow-up Action List dated May 5, 2021
Received.

7.

APPLICATIONS AND REFERRALS
7.1

Referral from Regional District of Nanaimo (RDN) Proposed Regional Growth Strategy
Amendment to the Nanaimo Airport Lands - Request for Response - for discussion
Discussion ensued and the following key points were noted by Trustees:
 Proposed changes may be intended to facilitate larger airlines landing and refueling
to reduce congestion at the Vancouver airport;
 Gabriola is a noise sensitive area, this strategy will impact noise on the Gulf Islands;
 Did not support an expansion of Nanaimo airport;
 Climate change concerns with increased air traffic;
 Safety concerns;
 Interested that Gabriola, Mudge and Decourcy islands are part of the consultation
process; and
 Objected to any rezoning that facilitated expansion of the airport.
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GB-2021-038
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee respond to the Regional District of
Nanaimo Bylaw No. 1615.04, 2020 referral with correspondence regarding community
concerns of an expanded airport and impact on the community, under signature of the
Chair. The correspondence to be drafted by Trustees.
CARRIED
By general consent the meeting was recessed at 11:36 am and reconvened at 11:40 am.
7.2

GB-RZ-2021.1 (Page's Resort and Marina - 3350 Coast Road, Gabriola) - Staff Report
Planner Zupanec provided overview of the report to advance the application, which
requested a bylaw amendment in order to add a new use to the subject property to
permit “retail sale of liquor and other alcoholic goods.”
GB-2021-039
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee has reviewed the Islands Trust Policy
Statement Directives Only Checklist and determined that Bylaw No. 309 cited as
“Gabriola Island Land Use Bylaw, 1999, Amendment No. 1, 2021” is not contrary to or at
variance with the Islands Trust Policy Statement.
CARRIED
GB-2021-040
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee Bylaw No. 309 cited as “Gabriola Island
Land Use Bylaw, 1999, Amendment No. 1, 2021” be read a first time.
CARRIED
GB-2021-041
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee Bylaw No. 309 cited as “Gabriola Island
Land Use Bylaw, 1999, Amendment No. 1, 2021” be read a second time.
CARRIED
GB-2021-042
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee waive the requirement for a public
hearing on Bylaw No. 309 cited as “Gabriola Island Land Use Bylaw, 1999, Amendment
No. 1, 2021” as the Bylaw is consistent with the Gabriola Island Official Community Plan
No. 166, 1997, and request staff to proceed with public notification as per Section 467
of the Local Government Act.
CARRIED

7.3

GB-RZ-2020.1 (Gabriola Housing Society - GHS) - verbal update
Planner Dubyna provided an update and noted that all referrals have not been received
yet.

8.

LOCAL TRUST COMMITTEE PROJECTS - none

Gabriola Island
Local Trust Committee Minutes
May 13, 2021

DRAFT

4

9

DRAFT
9.

DELEGATIONS

Trustee Langereis declared that he had a conflict of interest with the upcoming item, due to the fact that
he was a Director of Gabriola Island Recycling Organization (GIRO) prior to being elected as a Trustee.
Trustee Langereis left the meeting at 11:56 am.
9.1

Fay Weller for the Gabriola Island Recycling Organization (GIRO) regarding request for
additional activities to be added to the term "recycling centre"
Fay Weller and Michelle Kresnyak, representatives of GIRO, asked the Trustees to
consider adopting a standing resolution and that the term ‘recycling centre’ in GIRO’s
Institutional 2 (IN2) zoning included the following activities that derive from the
definition of the word ‘recycling’:
a) Treat or process used or waste materials so as to make suitable for reuse;
b) Reuse or renew materials so that they can be subject to, or suitable for, further reuse, activity etc.; and
c) Adapt used materials to a new use
The representatives noted the following:
 GIRO is implementing a new textile initiative to recycle local waste and not
transport it off-island;
 Current IN2 zoning indicates that its primary use is ‘recycling centre and associated
retail sale of used items’ would like to extend use to include basic repair, recreating
textiles to usable objects for sale; and
 No new water usage required for textile initiative or impact to septic system.

By general consent the meeting was recessed at 12:46 pm and reconvened at 1:15 pm. Trustee
Langereis returned to meeting at 1:15 pm.
9.2

People for a Healthy Community (PHC) regarding request for Zone change
Bodil Ellins, a representative of PHC asked the LTC to initiate and support an application
to amend the permitted uses under Institutional 1 (IN1) to include ‘Community
Resource Centre’ as a generally accepted use or to designate an additional spot zone as
they are currently looking to potentially develop the Rollo Seniors Centre site. The Hope
Centre property is the only site where ‘Community Resource Centre’ is currently an
allowable use.
Planner Cox provided background information on how the delegation request arose
from an enquiry from PHC regarding the current zoning of the Rollo Centre property.
Trustees noted their interest in adding reconsideration of the IN1 zoning to the Projects
List for flexibility rather than site specific amendment.

10.

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

Letter dated May 5, 2021 from M. Taylor regarding Habitat Destruction
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Trustees thanked M. Taylor for her moving letter regarding the loss of forest cover that
we are experiencing.
11.

NEW BUSINESS
11.1

Annual Report - Staff Report
GB-2021-043
It was MOVED and SECONDED
that the Gabriola 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 Gabriola Island Local Trust Committee (GB LTC) held eight regular business
meetings in the 2020/21 fiscal year and one Community Information Meeting, two
special meetings, and two public hearings.
Work for this period focused on advancing the GB LTC priorities to address the
multi-year Housing Options and Impacts Review project, the cannabis production
bylaw, and the development of an ecological protection zone.
The GB LTC considered numerous reports in conjunction with two major rezoning
applications for the BC Ferries terminal and a twenty-four unit affordable housing
project. The committee also reviewed three development variance permits, two
development permits, and three temporary use permits.
Staff reviewed three subdivisions, sixty building permit referrals, one crown land
referral, and one liquor and cannabis control board referral related to proposed
development in the Gabriola Local Trust Area.
Another initiative of the GB LTC for this period was relationship building with the
Snuneymuxw First Nation.
The GB LTC applied for and received a Union of British Columbia Municipalities
Active Transportation grant to conduct preliminary feasibility for a
pedestrian/cycling pathway from the ferry terminal to the Village Way Trail.”
CARRIED

11.2

Gabriola Island Recycling Organization (GIRO) plans for Textile Recycling - for
discussion

Trustee Langereis declared that he had a conflict of interest with the upcoming item, due to the fact that
he was a Director of GIRO prior to being elected as a Trustee.
Trustee Langereis left the meeting at 11:56 am.
The following points were noted by Staff:
 GIRO site was given a site specific Institutional zone with the term ‘recycling’ not
specified, resulting in their inability to expand on potential uses;
 Manufacturing a new item for retail sale, even if it is made from recycled materials,
is not currently permitted;
 Trustees may direct Staff to withhold bylaw enforcement with a Standing
Resolution, however, a bylaw amendment is recommended; and
Gabriola Island
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Trustees may direct Staff to obtain a legal review to help interpret the Land Use
Bylaw (LUB) for clarity.

Discussion ensued and the following points were noted by Trustees:
 Interested in a comprehensive Official Community Plan (OCP) review to keep OCP
relevant instead of project by project OCP amendments;
 Interested in pursuing an expedited process to amend the Land Use Bylaw in a
timeframe that would allow GIRO to start manufacturing and sales of products
made from recycled materials as soon as possible;
 Interested in legal opinion to see if ‘recycling’ includes re-manufacturing in site
specific zoning; and
 Interested in reviewing and updating IN1 zoning.
GB-2021-044
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee request Staff obtain a legal opinion to
confirm whether the term recycling centre in Gabriola Island Recycling Organization’s
Institutional 2 zoning’s proposed uses are included in current zoning.
CARRIED
GB-2021-045
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee request Staff initiate a project to update
and review the Institutional 1 zone.
CARRIED
Trustee Langereis returned to meeting at 1:15 pm.
11.3

Email dated May 3, 2021 from Baylink requesting Letter of Support for Connected
Coast on Gabriola
Cheryl Katnick, representative of Connected Coast provided an overview of the Coastal
Connection initiative that asked the LTC to endorse a landing site for a path to improve
access to a high-capacity broadband infrastructure network. https://connectedcoast.ca/
Discussion ensued and the following key points were noted by Trustees:
 Interested in bringing this initiative to Mudge and Decourcy islands as well;
 Clarified that this is a landing spot, it is an open opportunity, not limited to a big
company, can be local or not-for-profit organization that acts as a service provider
to bring broadband into homes and businesses; and
 Including First Nations in the project is important.

11.4

Development Approval Information Bylaw
Trustee Langereis provided an overview of the Development Approval Information (DAI)
Bylaw and noted the need to update the bylaw to reflect all the Development Permit
Areas (DPA).
Discussion ensued and the following was noted:
 When the Model Bylaw if completed at Trust Council level, Staff intend to bring this
project to the Northern LTCs;
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The applicability of the DAI bylaw would be addressed in a comprehensive OCP
review; and
Interested in putting DAI bylaw 150 project review on the Projects List.

GB-2021-046
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee request Staff to prepare amendment to
Development Approval Information Bylaw No. 150 to the Projects List.
CARRIED
12.

REPORTS
12.1

Climate Change Action Update
Received

12.2

First Nations Relationship Building
None.

12.3

Trust Conservancy Report - none

12.4

Applications Report dated May 5, 2021
Received.

12.5

Trustee and Local Expense Report - none

12.6

Adopted Policies and Standing Resolutions
Received.

12.7

Local Trust Committee Webpage
Revamped Islands Trust website, check it out at https://islandstrust.bc.ca/

13.

WORK PROGRAM
13.1

Top Priorities Report dated May 5, 2021
Trustees noted their interest in a review of the IN1 project and a comprehensive OCP
review.
GB-2021-047
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee request Staff to prepare a Project
Charter for the Institutional Zone 1 review and update project.
CARRIED

13.2

Projects List Report dated May 5, 2021
Received.

14.

UPCOMING MEETINGS
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14.1
15.

Next Regular Meeting Scheduled for Thursday, June 17, 2021 at 10:30 am - location to
be determined

CLOSED MEETING
15.1

Motion to Close the Meeting
GB-2021-048
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) (a), (d), (f), (i), and s.90(2) (b) for the purpose of considering
the Appointment of Housing Advisory Planning Commission Members; Adoption of InCamera Meeting Minutes dated May 14, 2020, July 30, 2020 and April 15, 2021; Bylaw
Enforcement; Legal Advice and the consideration of information received and held in
confidence relating to negotiations between the municipality and a provincial
government or the federal government or both, or between a provincial government or
the federal government or both and a third party; and that the recorder and staff attend
the meeting.
CARRIED
Chair Rogers closed the meeting to the public at 2:35 pm.

15.2

Recall to Order
By general consent the meeting was recalled to order 4:09 pm.
Adopted May 14, 2020, July 30, 2020, and April 15, 2021 in camera minutes.

15.3

Rise and Report
Nothing to report.

16.

ADJOURNMENT
By general consent the meeting was adjourned at 4:09 pm.

_________________________
Dan Rogers, Chair
Certified Correct:

_________________________
Nadine Mourao, Recorder
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Resolutions Without Meetings Log

Gabriola Island
Resolution Number
2021-001

Action
Carried

Date
02-Jun-2021

"THAT the Gabriola Island Local Trust Committee request staff to respond to the Liquor and Cannabis Regulation Branch letter dated May 4,
2021 regarding the Page's Resort & Marina application for a Rural Licensee Retail Store, noting that Islands Trust is choosing to "opt out" of
the public input process, so that the Liquor and Cannabis Regulation Branch may complete the community input process and gather the views
of local residents."
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Follow Up Action Report
Gabriola Island
16-May-2019
Activity
1 GB-DVP-2019.1 (Huxley Park) - LTC waived requirement for BCLS survey;
issued DVP subject to receipt of a planting plan to mitigate tree

Responsibility

Dates

Becky McErlean
Bronwyn Sawyer

Status
In Progress

loss/reduction in area for tree removal and reduction in parking area
(see resolution from minutes). Staff to follow up with RDN on submission
requirements and issuance of DVP.

28-Nov-2019
Activity
1 LTC approved issuance of GB-DVP-2017.1 conditional upon registration
of a restrictive covenant and registration of a S. 32 HCA notice on title.

Responsibility

Dates

Status

Becky McErlean
Ian Cox

In Progress

Becky McErlean
Ian Cox

In Progress

(Awaiting registration of covenant and HCA notice)
2 LTC approved issuance of GB-DP-2017.2 following issuance of
GB-DVP-2017.1 (Awaiting registration of covenant and HCA notice)

10-Sep-2020
Activity

Page 1 of 5

Responsibility

Dates

Status
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Follow Up Action Report
Gabriola Island
10-Sep-2020
Activity
1 GB LTC resolution to purchase a subscription to the Welcome Wagon up

Responsibility

Dates

Wil Cottingham

Status
In Progress

to $100.
'Welcome Wagon' replaced by new business 'Welcome Home'. No cost to
businesses to participate. TAS advised updated Islands Trust brochures
coming in Spring 2021 and asked we hold off distribution of information
to GB newcomers until new printed material is available.

26-Nov-2020
Activity
1 GB-RZ-2020.1 (GHS) Proposed Bylaw No. 308 (Housing Agreement)
LTC request applicant submit approved water licence prior to final

Responsibility

Dates

Becky McErlean
Jaime Dubyna

Status
In Progress

reading of BL 306 and 307
March 4 2021: Staff to prepare amendments to the Housing Agreement
Bylaw as per the LTC resolution; defer items i) and n) to future LTC
meeting and not proceed with further readings until consultation with
Snuneymuxw First Nation is completed.

21-Jan-2021
Activity
Page 2 of 5

Responsibility

Dates

Status
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Follow Up Action Report
Gabriola Island
21-Jan-2021
Activity
1 GB-SUB-2017.2 - covenant accepted by the LTC and have assigned chair
and one trustee as signatories. May 2021 update: out for signature.

Responsibility

Dates

Becky McErlean
Marnie Eggen

Status
In Progress

15-Apr-2021
Activity
1 GB-RZ-2021.1 (Page's Resort) - staff to prepare draft bylaws and provide

Responsibility

Dates

Status

Teresa Mahikwa

Completed

Becky McErlean
Heather Kauer

Completed

Sonja Zupanec

In Progress

expedited legislated review options to the LTC for consideration of next
steps.
2 Cannabis Regulations: Schedule a Public Hearing for Proposed Bylaw No.
303 during a future LTC meeting.
3 GB Active Transportation Grant: Project charter endorsed. Post to web
and initiate request for proposal process with Finance department.
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Follow Up Action Report
Gabriola Island
15-Apr-2021
Activity
4 Housing Options and Impacts Review Project: staff to prepare a
comprehensive analysis of HAPC recommendations related to short,
medium and long term actions and provide specific details on the options

Responsibility

Dates

Heather Kauer
Penny Hawley
Sonja Zupanec

Status
In Progress

pertaining to: housing commission; subdivision controls; short term
vacation rentals; voluntary dedication of densities; flex zoning and
secondary accommodation; CDF protection initiatives.
Chair and RPM to explore enhanced funding options for the HOIRP.
Appoint 6 members to the new HAPC for 2 yr term and notify. Reserve a
seat on the HAPC for Snuneymuxw First Nation and Gabriola Lands and
Trails Trust representatives and notify them.

13-May-2021
Activity
1 Provide verbal update to GB LTC at June meeting on status of social needs

Responsibility

Dates

Status

Heather Kauer

Completed

Becky McErlean
Teresa Mahikwa

Completed

Sonja Zupanec

In Progress

assessment project.
2 Proposed BL 309 (Page's Marina) given 1st and 2nd reading; Public
Hearing waived; commence public notification of waiver.
3 Staff to seek legal opinion on IN1 zoning and recycling centre permitted
uses.
Page 4 of 5
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Print Date: June 8, 2021

Follow Up Action Report
Gabriola Island
13-May-2021
Activity

Responsibility

Dates

Status

4 GB endorsed annual report text as presented.

Wil Cottingham

Completed

5 Defer connected coast agenda item from May 13 to June 17 LTC agenda.

Becky McErlean

Completed

6 Prepare a draft project charter for June 17 LTC review regarding a review

Heather Kauer

Completed

of the IN1 zoning.
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STAFF REPORT
File No.: GB-RZ-2021.1
Page’s Resort & Marina
(Hatfield & Reeve)
DATE OF MEETING:

June 17, 2021

TO:

Gabriola Island Local Trust Committee

FROM:

Teresa Mahikwa, Island Planner
Northern Team

COPY:

Heather Kauer, Regional Planning Manager
Northern Team

SUBJECT:

Rezoning Application – Land Use Bylaw amendment to permit retail liquor sales
Applicant:
Gloria Hatfield, Ken Hatfield, Phyllis Reeve
Location:
3350 Coast Road, Gabriola Island (PID 000-462-357)

RECOMMENDATIONS
1. That the Gabriola Island Local Trust Committee Bylaw No. 309 cited as “Gabriola Island Land Use
Bylaw, 1999, Amendment No. 1, 2021” be read a third time.
2. That the Gabriola Island Local Trust Committee Bylaw No. 309 cited as “Gabriola Island Land Use
Bylaw, 1999, Amendment No. 1, 2021” be forwarded to the Secretary of the Islands Trust for
approval by the Executive Committee.
REPORT SUMMARY
The purpose of this interim report is to advance rezoning application GB-RZ-2021.1 (Page’s Resort &
Marina), which seeks a bylaw amendment in order to add a new use to the subject property (Figure 1
below), namely, to permit the “retail sale of liquor and other alcoholic goods”. Staff is recommending that
the Gabriola Island Local Trust Committee (LTC) give third reading to proposed Bylaw No. 309 (Attachment
1), and that the bylaw be forwarded to the Islands Trust Executive Committee (EC) for approval.
Figure 1 – Subject Property Map Location
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BACKGROUND
At the May 13, 2021 regular business meeting the LTC passed the following four resolutions:
GB-2021-039
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee has reviewed the Islands Trust Policy Statement
Directives Only Checklist and determined that Bylaw No. 309 cited as “Gabriola Island Land Use
Bylaw, 1999, Amendment No. 1, 2021” is not contrary to or at variance with the Islands Trust
Policy Statement.
CARRIED
GB-2021-040
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee Bylaw No. 309 cited as “Gabriola Island Land Use
Bylaw, 1999, Amendment No. 1, 2021” be read a first time.
CARRIED
GB-2021-041
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee Bylaw No. 309 cited as “Gabriola Island Land Use
Bylaw, 1999, Amendment No. 1, 2021” be read a second time.
CARRIED
GB-2021-042
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee waive the requirement for a public hearing on
Bylaw No. 309 cited as “Gabriola Island Land Use Bylaw, 1999, Amendment No. 1, 2021” as the
Bylaw is consistent with the Gabriola Island Official Community Plan No. 166, 1997, and request
staff to proceed with public notification as per Section 467 of the Local Government Act.
CARRIED
Therefore, as proposed Bylaw No. 309 has received first and second reading, was not sent out for referrals,
and has had the requirement for PH waived by the LTC as it is consistent with the OCP and the ITPS, staff
now recommends third reading of Bylaw No. 309 and to forward it to EC for consideration and approval.
ANALYSIS
Policy/Regulatory
The policies and regulations that pertain to this application were included in the analysis for the previous
staff reports (dated April 15, 2021 and May 13, 2021).
Consultation
Waiving the Public Hearing Requirement
As mentioned above, the LTC passed resolution # GB-2021-042 to waive the requirement for a Public
Hearing for proposed Bylaw No. 309, as it is consistent with the Gabriola Island OCP.

Islands Trust
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First Nations and Other Agency Referrals
As was discussed in the previous staff report dated May 13, 2021, given that this application and proposed
Bylaw No. 309 have no proposed or anticipated impacts to land or waters, and that the bylaw change is a
change of business use only (i.e. to add a permitted business use: the retail sale of liquor and other
alcoholic goods) on the subject property, the LTC decided not to refer proposed Bylaw No. 309 to First
Nations or Agencies for review and comment.
Timeline
Subject to concurrence with staff’s recommendations, staff will forward proposed Bylaw No. 309 to the
Islands Trust Executive Committee for consideration and approval. Following the June 17 LTC meeting,
the EC has an upcoming meeting date set for June 23, 2021. After receiving EC approval, the LTC could
then adopt Bylaw No. 309 electronically by Resolution Without Meeting (RWM) at any time thereafter.
Rationale for Recommendation
Given that proposed Bylaw No. 309 has received first and second reading, was not sent out for referrals,
and has had the requirement for PH waived by the LTC, staff are recommending (as noted on page 1 of
this report), that proposed Bylaw No. 309 be given third reading at the June 17 LTC meeting, and that the
LTC request staff to forward proposed Bylaw No. 309 to the Islands Trust EC for approval.
ALTERNATIVES
The LTC may consider the following alternatives to the staff recommendations:
1. Request further information
The LTC may request further information prior to making a decision. Staff advise that should the
LTC pursue this alternative, that the application process and next steps would be lengthened. 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 Gabriola Island Local Trust Committee request that, for application GB-RZ-2021.1,
[specific information] be submitted to the Islands Trust.
2. Deny the application
The LTC may deny the application. Staff advise that should the LTC pursue this alternative, the file
would be closed, the applicant may be issued a partial refund, and could not reapply for a
rezoning/bylaw amendment for a minimum of 1 year. If this alternative is selected, the LTC should
state the reasons for denial. Recommended wording for the resolution is as follows:
That the Gabriola Island Local Trust Committee deny application GB-RZ-2021.1 for the follows
reasons [insert reasons].
NEXT STEPS
Subject to concurrence with staff’s recommendations, staff will forward proposed Bylaw No. 309 to the
Islands Trust Executive Committee for consideration and approval. Following EC’s approval, staff will
return Bylaw No. 309 to the LTC to consider adopting the bylaw electronically by RWM.
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Submitted By:

Teresa Mahikwa, RPP, MCIP
Island Planner

June 1, 2021

Concurrence:

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

June 2, 2021

ATTACHMENTS
1. Proposed Bylaw No. 309 (LUB Amendment – given 1st and 2nd Reading)
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PROPOSED
GABRIOLA ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 309

A BYLAW TO AMEND GABRIOLA ISLAND LAND USE BYLAW, 1999

The Gabriola Island Local Trust Committee, being the Trust Committee having jurisdiction in respect
of the Gabriola Island Local Trust Area under the Islands Trust Act, enacts as follows:
1. Citation
This bylaw may be cited for all purposes as “Gabriola Island Land Use Bylaw, 1999, Amendment
No. 1, 2021”.
2. Gabriola Island Local Trust Committee Bylaw No. 177, cited as “Gabriola Island Land Use Bylaw,
1999,” is amended as per Schedule “1” attached to and forming part of this bylaw.
READ A FIRST TIME THIS

13

DAY OF

MAY

, 2021

READ A SECOND TIME THIS

13

DAY OF

MAY

, 2021

PUBLIC HEARING HELD THIS

______

DAY OF

_________

, 202x

READ A THIRD TIME THIS

______

DAY OF

_________

, 202x

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS

ADOPTED THIS

Chair

______

DAY OF

_________

, 202x

______

DAY OF

_________

, 202x

Secretary
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
BYLAW NO. 309
Schedule “1”
1. Schedule “A” of Gabriola Island Land Use Bylaw, 1999 is amended as follows:
1.1 Part D – ZONES, Section D.3 COMMERCIAL AND INDUSTRIAL ZONES, Subsection
D.3.8 Tourist Commercial 1 (TC1), Article D.3.8.1 Permitted Uses, Clause D.3.8.1.a
Permitted Principal Uses, Item D.3.8.1.a.v, is amended by deleting the text in its
entirety and replacing with:
“v

general store, excluding the sale of liquor and other alcoholic goods (however,
general store, including the sale of liquor and other alcoholic goods, is a
permitted principal use on lands shown on Schedule C, Map 17)”

1.2 Part D – ZONES, Section D.3 COMMERCIAL AND INDUSTRIAL ZONES, Subsection
D.3.8 Tourist Commercial 1 (TC1), Article D.3.8.1 Permitted Uses, Clause D.3.8.1.a
Permitted Principal Uses, Item D.3.8.1.a.viii, is amended by deleting the text in its
entirety and replacing with:
“viii retail sale of liquor and other alcoholic goods, on lands shown on Schedule C,
Map 10 and Map 17”
2. Schedule “C” of Gabriola Island Land Use Bylaw, 1999 is amended by inserting the
following Map, after Map 16:
Schedule C – Map 17
Lands referred to in Items D.3.8.1.a.v and D.3.8.1.a.viii of Schedule A
(Lot 1, Plan VIP41077, Section 5, Land District 32, Gabriola Island; PID 000-462-357)

2 of 2
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STAFF REPORT
File No: GB-DP-2020.2
(Silva Bay Resort Ltd.)
DATE OF MEETING:

June 17, 2021

TO:

Gabriola Island Local Trust Committee

FROM:

Ian Cox, Planner 2
Northern Team

SUBJECT:

Works within Development Permit Area No. 4 – Flat Top Islands Area
Applicant:
1167433 BC Ltd., Inc. No. BC1167433
Laura White (Agent)
Location:
3383 South Road, Gabriola Island

RECOMMENDATION
1. That the Gabriola Island Local Trust Committee approve issuance of Development Permit GB-DP-2020.2
subject to the conditions imposed therein.
REPORT SUMMARY
The Gabriola Island Local Trust Committee (LTC) is asked to consider a Development Permit (DP) application within
Development Permit Area 4 (DPA 4) - Flat Top Islands Area, to allow work to be undertaken within the marine and
immediate foreshore areas below the natural boundary of the subject property, shown in Figures 1 and 2 below.

Figure 1 - Subject Property (outlined)

Figure 2 - DPA 4 - Flat Top Islands Area (solid blue)

Pursuant to F.4.1.1 of the Gabriola Island Land Use Bylaw No. 177 (LUB), an approved DP is required prior to
issuance of any building permits by the Regional District of Nanaimo (RDN) Building Department for the proposed
demolition and reconstruction works. As information, and as required by the DP Guidelines Section F.4.2.5, the
applicant has submitted an Aquatic Effects Assessment (AEA) dated February 2, 2021 prepared by Hemmera
Envirochem Inc. that forms part of the draft development permit as presented in Attachment 1. No upland
development is considered as part of the DP, since the DPA does not extend to the upland portion of the property.
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Staff finds the application consistent with the Official Community Plan (OCP) Objectives and LUB guidelines for
DPA 4 and recommends issuance of the permit. Details of how the application meets the DPA 4 Guidelines is found
in Attachment 3.
BACKGROUND
The subject property is located at Silva Bay at the southernmost end of the island and currently includes a marina
and shipyard buildings, art gallery, sea plane office, etc. – previously also a restaurant and pub which, as is common
local knowledge, was destroyed by fire in 2018. The proposed development that is the subject of this DP will
include the following scope of work:





Demolition and reconstruction of the deck on piles where previously stood the “stores” building that was
also used as a marina office at one time;
Removal of the 356 m2 shipyard building adjacent to the current repair shop and office;
Removal of the marine travel lift which, due to lack of maintenance, is no longer authorized for use by
Transport Canada;
Construction of 197 m2 shoreline protection (rip rap) within the area of fill which supported the travel lift.

There are active Crown foreshore and water leases where most of the buildings and structures are located.
However, the stores building deck is located both within a lease area and partially resting upon the upland
property. Figure 3 shows the location of the subject buildings and structures (outlined in yellow). The large
building easterly adjacent to the Stores Deck is the former restaurant building prior to its destruction. Greater
location detail and works proposed can be found in the Aquatic Effects Assessment (AEA) attached to the draft
permit (Attachment 1).
Subject property information is contained in the Site Context as Attachment 2. Applicable DPA 4 Guidelines are
found in Attachment 3 as mentioned.

Figure 1 - Subject Property Air Photo showing works features (mapIT)
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ANALYSIS
Policy/Regulatory
Islands Trust Policy Statement:
The proposal is not contrary to or at variance with the ITPS provided that the works are carried out according to
the conditions of the DP, including Provincial and Federal approval processes, Snuneymuxw First Nation Letter of
Support with conditions, and the AEA dated February 2, 2021 prepared by Hemmera Envirochem Inc. that forms
part of the development permit.
Official Community Plan:
The subject foreshore is currently designated as Marine (M) in the Gabriola Island Official Community Plan No.
166, 1997 and is located within DPA 4 - Flat Top Islands Area.
Justification for DP-4 is as follows:
The Flat Top Islands and Breakwater Island have been identified as having high marine, vegetation
and wildlife natural areas value. The designation of this area as a development permit area for
the purposes of protecting the natural environment, its ecosystems and biological diversity will
help ensure that the environmental values of this area are protected from the potential impacts
of land development.
The following excerpts from the OCP are also relevant to the application and highlight the need for
consideration of the marine environment:
Section 6 - Environmental, Marine and Heritage Resources
Background …As the degree of human activity intensifies so does the threat to permanently alter
or destroy valuable environmental features and resource areas. In accommodating future
development on Gabriola, care must be taken so as not to irreversibly alter the island’s healthy,
liveable and aesthetically pleasing upland and marine-based natural areas.
Equally important is the need to identify and preserve those precious features which recall the
past. As a result, heritage sites which provide a valuable record of past human activity and
settlement significant to the preservation of the area’s local history need to be protected.
Marine Resources Objectives
1. To manage coastal marine resources in keeping with the Islands Trust preserve and protect
mandate;
2. To preserve and protect unique, rare, or representative marine plant and animal communities
in their natural habitats;
These policies are addressed by Section 6 of the AEA report by Hemmera, the mitigation measures
prescribed by Fisheries and Oceans Canada (FOC, formerly DFO), the BC Archaeological Branch and by the
conditions requested by Snuneymuxw First Nation, all of which are included as conditions of the draft DP.
See Attachment 2.
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Land Use Bylaw:
The works that are the subject of this DP application are within the Water Industrial 1 – Shipyard (WC1) Zone
[Travel Lift and Shipyard Building area] and the Water Commercial 1 – Marina (WC1) Zone [Stores Deck area]. The
upland property is zoned Tourist Commercial 1 (TC1).
Islands Trust Conservancy:
The subject property and area of application is not on or adjacent to any current ITC Nature Reserve or covenant
areas. Potential issues arising from the proposal regarding environmental impacts to sensitive ecosystems, Species
at Risk, eelgrass, etc., are addressed through the measures identified in the AEA (itself a condition of the draft DP)
as well as through any Fisheries and Oceans Canada and provincial authorizations that may be required to
complete the proposed works. See Attachment 4.
Consultation
Per the Local Government Act, Development Permit applications do not require statutory public notice.
First Nations
Although specific information regarding archaeology sites cannot be publically disclosed, the property does
contain areas of archaeological and cultural heritage and the potential for others. This is not only understood by
provincial mapping but through indication by Snuneymuxw Fist Nation of the importance of the location. Per
instruction by the Senior Intergovernmental Policy Advisor (SIPA), staff has contacted both Snuneymuxw First
Nation and the provincial Archaeology Branch for input and direction. Staff has received confirmation of support
for the DP application works from Snuneymuxw Fist Nation with requested conditions that are included as
conditions to the permit. See Attachment 5.
Rationale for Recommendation
Staff finds the application and information submitted to meet the LTC’s OCP Objectives and LUB Guidelines for
DPA 4 and at the professional opinion of Hemmera Inc. and of Fisheries and Oceans Canada, the proposed works
appear to be a marked improvement to the site overall and to actually enhance marine foreshore habitat through
the reduction of shading structures, removal of harmful creosote piles and so on. Further, Snuneymuxw Fist Nation
has expressed no objection to the project provided that certain conditions are met, as included in the draft DP.
Staff’s recommendation to issue the permit as drafted is found on page 1 of this report.
ALTERNATIVES
1. Request further information
The LTC may request further information prior to making a decision. Staff advise that the implications of
this alternative are to prevent the proponent from commencing works within optimal periods as
recommended or required by the Province of BC and by Fisheries and Oceans Canada. 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 Gabriola Island Local Trust Committee request that the applicant submit to the Islands Trust
[describe information request here] in the form of [describe professional report or other here] prior to
making a decision on issuance of GB-DP-2020.2.
2. Deny the application

Islands Trust
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The LTC may deny the application. If this alternative is selected, the decision MUST be accompanied by
reasons. Recommended wording for the resolution is as follows:
That the Gabriola Island Local Trust Committee deny application GB-DP-2020.2 for the follows reasons
[insert reasons].
Next Steps
Should the LTC elect to issue the DP per the staff recommendation found on page 1 of this report, issuance of the
RDN building permit may proceed for the demolition and construction of the proposed works.
Submitted By:

Ian Cox, MCP
Planner 2

June 8, 2021

Concurrence:

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

June 9, 2021

ATTACHMENTS
1.
2.
3.
4.
5.

Site Context
Draft Development Permit (including site plan and maps of proposed works)
DPA Guidelines
Fisheries and Oceans Canada Letter
Snuneymuxw First Nation Response Letter
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LOCATION
Legal Description
PID
Civic Address

LOT 1 SECTION 5 GABRIOLA ISLAND NANAIMO DISTRICT PLAN EPP90534
030-792-606
3383 South Road, Gabriola

LAND USE
Current Land Use
Surrounding Land Use

Marina and moorage, sea plane dock including gasoline, shipyard, gallery.
Residential, institutional (church), Tourist Commercial (Page’s Resort)

HISTORICAL ACTIVITY
File No.
GB-BP-2018.1
GB-BP-2021.16
GB-BP-2021.24
GB-BP-2021.33
GB-DP-2020.2
GB-RZ-2003.1
UN-RZ-1985.1

Purpose
Closed – never constructed
Open – demolition of stores deck and shipyard building (DP application)
Open – upland resort development
Open - upland resort development
Open - demolition of stores deck and shipyard building
Closed
Closed

POLICY/REGULATORY
Official Community Plan
Designations
Land Use Bylaw
Other Regulations
Covenants

Bylaw Enforcement

Commercial (Tourist)
Tourist Commercial 1 (TC1)
DPA 4 – Flat Top Islands Area
391165G
391166G
90132G
DF43106
FB403173
None on file

SITE INFLUENCES
Islands Trust Conservancy
Regional Conservation Strategy

Species at Risk
Sensitive Ecosystems
Hazard Areas
Archaeological Sites

No referral to the Islands Trust Conservancy is required for the DP.
The proposal is not contrary to or at variance with the ITC RCP.
Conservation of the Gabriola LTA is a high priority within the context of the
RCP.
Masked/secure occurrence
Young Forest primarily, with occurrences of Douglas-fir - Shore Pine –
Arbutus. No SEI occurrence within DP works area.
Moderate/High risk steep slope along foreshore bank at natural boundary.
See staff report

Z:\09 Current Planning\03 GB\3160 DP\25 Applications (P)\2020\GB-DP-2020.2 Silva Bay Resort & Marina - 1167433 BC Ltd (Hemmer
Enviro Inc)\06 Staff Reports\GB-LTC_2021-03-04_GB-DP-2020.2_RPT_ATT01_Site-Context.docx
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Climate Change Adaptation
and Mitigation
Shoreline Classification
Shoreline Data in TAPIS

Islands Trust

Potential includes sea level rise impacts to all marine and nearshore
structures and possible increased emissions from vehicular traffic when the
resort is in operation.
Sediment Shoreline - Boulder/Cobble
“Altered”
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DRAFT
GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GB-DP-2020.2

To:

Silva Bay Resort & Marina – 1167433 BC Ltd.
1. This permit applies to both properties described below:

PID: 030-792-606
Legal Description: Lot 1 Section 5
Gabriola Island Nanaimo District Plan
EPP90534
2. Whereas the subject properties as described above lie within “Development Permit Area No. 4 – Flat
Tops Islands Area” designated under Gabriola Island Official Community Plan Bylaw No. 166, this
development permit is issued under Gabriola Island Land Use Bylaw No. 177 that authorizes the
demolition and reconstruction of the “Stores Deck”, demolition and removal of the “Boathouse”,
demolition and removal of the Travel Lift and addition of new fill in accordance with Schedules “A”
Aquatic Effects Assessment (AEA) Report by Hemmera Envirochem Inc. dated December 22, 2020;
Schedule “B” Fisheries and Oceans Canada “Implementation of Measures to Avoid and Mitigate the
Potential for Prohibited Effects to Fish and Fish Habitat” dated September 24, 2020; and Schedule “C”
Snuneymuxw Response Letter with conditions dated May 20, 2021; all attached to and forming part of
this permit.
3. The Permit is subject to the following conditions:
3.1

All required authorizations under the Heritage Conservation Act as issued by the BC provincial
Archaeology Branch for the proposed works.

3.2

All necessary approvals and conditions by Fisheries and Oceans Canada (FCO) as prescribed in
Schedule “B” for the proposed works.

3.3

Engagement with Snuneymuxw First Nation fisheries department to the satisfaction of the
Nation.

3.4

Employment of a site monitor at the from Snuneymuxw First Nation at the expense of the
applicant and to the extent which satisfies the requirements of the Nation.

3.5

Aquatic Effects Assessment by Hemmera Envirochem Ltd. dated December 22, 2020 with
specific relevant sections:


Section 6.0 – MEASURE TO AVOID OR MITIGATE EFFECTS TO FISH, FISH
HABITAT AND AT-RISK SPECIES



APPENDIX A - STRUCTURAL GENERAL ARRANGEMENT PLAN, APPENDIX B STORES DECK DEMOLITION PLAN, APPENDIX C – TRAVEL LIFT RIP RAP,
APPENDIX D – STORES DECK CONSTRUCTION PLAN.

This permit does not relieve the applicant from complying with the provisions of the Gabriola Island Official
Community Plan Bylaw No. 166, 1997 and the Gabriola Island Land Use Bylaw No. 177, 1999, nor does it
provide permission to construct any works without other lawfully required approvals and permits from any
other local, provincial, or federal authority.
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AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS 30TH DAY OF
JULY, 2020.
__________________________
Deputy Secretary, Islands Trust

________________________
Date Issued

IF THE DEVELOPMENT HEREIN IS NOT COMMENCED BY THE _____TH DAY OF____________, 23____ THIS PERMIT
AUTOMATICALLY LAPSES.
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GB-DP-2020.2

Schedule “A” – Aquatic Effects Assessment (AEA) Report by Hemmera Envirochem
Inc. dated December 22, 2020
(PDF document begins on next page)
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Aquatic Effects Assessment:
Silva Bay Marine Resort, Gabriola Island, BC

Prepared for:

Prepared by:

Silva Bay Marine Resort
3383 South Road
Gabriola BC V0R1X7

Hemmera Envirochem Inc.
18th Floor, 4730 Kingsway
Burnaby, BC V5H 0C6
T: 604.669.0424
F: 604.669.0430
hemmera.com

Project No. 103069-01

February 2, 2021

210202_AEA_Final_v4.0.docx
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Hemmera Envirochem Inc.
18th Floor, 4730 Kingsway
Burnaby, BC V5H 0C6
T: 604.669.0424
F: 604.669.0430
hemmera.com

February 2, 2021
Project No. 103069-01

Silva Bay Resort & Marina Ltd.
3383 South Road
Gabriola, BC V0R 1X7
Attention: Dean Chen
Dear Mr. Chen
Re:

Aquatics Effects Assessment: Silva Bay Resort and Marina, 3383 South Road,
Gabriola Island

On behalf of Hemmera, we are pleased to provide you with this electronic copy of the Aquatic Effects
Assessment for Silva Bay Marine Resort.
We appreciate the opportunity to have worked with you on this Project and trust that this report meets your
requirements. Please feel free to contact the undersigned by phone or email regarding any questions or
further information that you may require.
Regards,
Hemmera Envirochem Inc.

Laura White, PhD, R.P.Bio.
Senior Project Manager
604.379.2251
lwhite@hemmera.com
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Silva Bay Marine Resort
Aquatic Effects Assessment: Silva Bay Marine Resort, Gabriola Island, BC

Project No. 103069-01
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1.0

Project No. 103069-01

INTRODUCTION

A condition assessment (Ausenco 2018) at the Silva Bay Marine Resort on Gabriola Island, British
Columbia, concluded that existing marina infrastructure is in a state of advanced deterioration and needing
replacement. The Project Site is located at Silva Bay, Gabriola Island (Figure 1). Geotechnical
investigations at the Project Site were undertaken in March 2019. Following the recommendations of the
condition assessment, Silva Bay Marine Resort proposes to remove and, where possible, repair the
deteriorated infrastructure.
Silva Bay Marine Resort retained Hemmera Envirochem Inc. (Hemmera) to undertake an Aquatic Effects
Assessment (AEA) to determine if demolition, repair and replacement works would affect fish, fish habitat
or aquatic species at risk.
1.1

Proponent Contact Information
Silva Bay Marine Resort
3383 South Road
Gabriola, BC V0R 1X7
http://www.silvabay.com

Contact Information:
Dean Chen, Operations Manager
Office: (250) 247-8662
Email: dean.chen@silvabay.com
1.2

Regulatory context

1.2.1

Fisheries Act

The Fisheries Act (FA) is the main federal law governing fisheries in Canada. The purpose of the Act
(Section 2.1) is to provide a framework for:
a. the proper management and control of fisheries; and,
b. the conservation and protection of fish and fish habitat, including by preventing pollution.
Fish habitat, as defined by the FA under Subsection 2(1) is:
“water frequented by fish and any other areas on which fish depend directly or indirectly to
carry out their life processes, including spawning grounds and nursery, rearing, food supply
and migration areas”
The fish and fish habitat protection provisions apply to all fish and fish habitat throughout Canada.
The Fish and Fish Habitat Protection and Pollution Prevention provisions of the Act include the following:
•

a prohibition against causing the death of fish, by means other than fishing (section 34.4)

•

a prohibition against causing the Harmful Alteration, Disruption or Destruction of fish habitat
(section 35)
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•

a framework of considerations to guide the Minister’s decision-making functions (section 34.1)

•

ministerial powers to ensure the free passage of fish or the protection of fish or fish habitat with
respect to existing obstructions (section 34.3)

Subsection 34.4(2)(b) and 35(2)(b) qualifies these prohibitions and allows for the authorization of harmful
impacts to fish and fish habitat by the Minister of Fisheries and Oceans.
DFO applies a risk-based approach when evaluating the impacts of works, undertakings or activities on fish
habitat. Harmful Alteration, Disruption or Destruction (HADD) is defined as any temporary or permanent
change to fish habitat that directly or indirectly impairs the habitat’s capacity to support one or more life
processes of fish.
DFO’s Fisheries Protection Policy Statement (http://www.dfo-mpo.gc.ca/pnw-ppe/policy-politique-eng.html)
provides direction regarding the FA. The goal of the Fish and Fish Habitat Protection Policy Statement is
to provide a framework for the conservation and protection of fish and fish habitat.
Proponents of works, undertakings, or activities taking place in or near water may harmfully impact fish or
fish habitat are expected to:
•

understand the types of harmful impacts their works, undertakings, or activities are likely to cause

•

take measures to avoid harmful impacts, including following relevant standards, codes of practice,
or regulations

•

request an exception (Authorization Concerning Fish and Fish Habitat Protection Regulations) to
the section 34.4 and 35 prohibitions when it is not possible to avoid harmful impacts to fish and fish
habitat.

1.2.2

Species at Risk Act

Federally, the Species at Risk Act (SARA) prohibits the killing, harm, harassment, and capture of a species
listed on Schedule 1 of SARA as Extirpated, Endangered, or Threatened as per Sections 32 of SARA.
Additional provisions are contained in SARA that prohibit the damage or destruction of the residence of one
or more individuals listed on Schedule 1 of SARA (Section 33). Furthermore, the destruction of critical
habitat of listed species as identified in the recovery strategy or action plan for that species is prohibited
under Section 58(1) of SARA.
Furthermore, proponents are required to ensure that their actions conform to all other statutory
requirements, such as federal, provincial, territorial or Indigenous legislation.
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2.0

PROJECT DESCRIPTION

2.1

Location

Project No. 103069-01

The Project Site is located on the southeastern shore of Gabriola Island, in Silva Bay, and includes an
upland marina facilities area, a shipyard, and approximately 1067 metres (3500 feet) of moorage space
over four floats (Figure 1). Key infrastructure components of the marina included in the Project include the
shipyard building, travel lift pier, and stores deck (Figure 2).

Stores deck

Shipyard building

Travel lift pier
Figure 2

Project Infrastructure Components

Surrounding land and water uses includes residential properties and recreational boating and fishing.
2.2

Key features of the Proposed Project

Proposed Project Activities relevant to the AEA include demolition of existing, deteriorated infrastructure
components and construction of some replacement infrastructure components.
2.2.1

Demolition Components

Shipyard building:
Demolition and removal of the Shipyard building superstructure and substructure includes:
•

Removal of 60 deteriorated creosote treated timber piles (30 cm diam.).

•

Removal of 356 m2 shipyard building.
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For the detailed design of the shipyard building structures to be removed, see Appendix A.
Travel lift pier:
The travel lift pier was deemed unsafe for public access during the condition assessment due to
deterioration of timber structures. Existing structures will be demolished and removed from site. The existing
timber bulkhead and support piles and retaining wall vertical logs will remain in place for structural support.
(Appendix A). Components to be removed include:
•

31 vertical creosote treated timber piles of 30 cm diam.

•

Top of travel lift pier (56 m2 area).

Stores Deck:
Demolition and removal of the stores deck includes:
•

Removal of 30 x 30 cm diam. deteriorated creosote treated timber piles (15 in the intertidal area,
15 in the upland).

•

Decking area of ~220 m2.

For the detailed design of the existing stores deck structures to be demolished, see Appendix B.

Photo 1

Shipyard building with deteriorated timber pilings to be removed
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Photo 2

Existing rip rap at Travel Lift pier

Photo 3

Deteriorated Stores Deck structure to be removed and replaced
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2.2.2

Project No. 103069-01

Construction Components

Travel lift pier:
No new construction is planned for the travel lift pier. When the existing infrastructure is removed, an
existing small area of rip rap (approximately 6 m2) (Photo 2) will be supplemented with additional rip rap to
increase the stability of an exposed timber retaining wall (Appendix C). The existing rip rap will be
incorporated into the final design.
•

Addition of 264 m3 of new rip rap armouring over an area of 197 m2.

Stores Deck:
A new steel pile and timber deck structure will be constructed to replace the demolished Stores Deck
(Appendix D). Components will include:
•

Six (6) steel piles of 30 cm. diam. in the intertidal area.

•

Nine (9) concrete footings (75 x 75 cm).

•

Pile caps, timber stringers and Timber Decking/Guardrails treated with ACZA in accordance with
CSA 080.

•

Decking area of ~220 m2

2.2.3

Marina Wharfhead Repairs:

•

Replacement of six (6) timber piles, like for like.

•

Replacement of nine (9) sections of creosote timber stringers and pile caps

Methodologies for demolition and construction activities will be determined through consultation with the
contractor and environmental monitor. Installation and construction methods are anticipated to be from
barge mounted equipment from the water. Piles are expected to be pulled using a vibratory hammer.
New steel piles for the Stores Deck will be installed using impact driving techniques to set the tip of the pile
into the rock. Since the deck is being anchored using footings on the upper portion of the slope, the new
piles do not need to be drilled.
2.3

Objectives

The objectives of this AEA include:
•

Describing and classifying the intertidal and subtidal environment at, and immediately adjacent to
the Project, through background review and an in-field site assessment;

•

Assessing potential for adverse effects of the proposed Project activities on fish, fish habitat and
aquatic species at risk;

•

Identifying mitigation measures to reduce or avoid potentially adverse effects to fish or fish habitat;
and,

•

Identifying residual adverse effects that may remain following implementation of recommended
mitigation measures and determining whether these effects would result in the death of fish,
the harmful alteration, disruption or destruction of fish habitat (HADD), or negative effects to aquatic
species at risk.
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3.0

Project No. 103069-01

METHODS

Observational assessment of accessible intertidal and surrounding backshore areas, and drop camera
survey of lower intertidal and subtidal areas, were conducted on April 4th, 2019 during a low tide of 2.1 m
above Chart Datum (CD) at 12:28 pm to classify biophysical characteristics at the Site. Transect
methodology was adapted from Fisheries and Oceans Canada’s (DFO) working draft Marine Foreshore
Environmental Assessment Procedure document (DFO 2002). The geographic scope of the subtidal
assessment encompassed the crown tenure (Figure 1). Marine life present was identified to the species
level, where possible. Substrates were characterized visually based on size classes presented in DFO
(2004):
•

Boulder (> 256 mm)

•

Cobble (64 mm to 256 mm)

•

Gravel (2 mm to 64 mm)

•

Sand (0.0625 mm to 2 mm)

•

Silt/Mud/Clay (< 0.0625 mm)

Information related to the biophysical conditions at the Project Site was obtained from the following sources:
•

Review of available ortho-imagery (Google Earth) to determine habitat types and quality;

•

Review stream and salmon habitat through Habitat Wizard;

•

Review of known Species at Risk occurrences through iMap BC (iMap BC 2016); and,

•

On-line databases:
▫

BC Conservation Data Centre (BC CDC 2002);

▫

Committee on the Status of Endangered Wildlife in Canada (COSEWIC 2003);

▫

Sensitive Habitat Inventory and Mapping database (SHIM 2013);

▫

BC Species and Ecosystems Explorer database (BC Ministry of Environment 2013); and,

▫

E-fauna BC database (eFauna 2016).

Note that this assessment was conducted to address portions of the Fisheries Act and the Species at Risk
Act; we have also included a description of existing conditions for wildlife species with potential to occur at
the Site.
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4.0

HABITAT DESCRIPTION AND FISH SPECIES PRESENT

4.1

General Characteristics of the Project Site

Project No. 103069-01

Gabriola Island lies in Fisheries Management Area 17, subarea 10 and due to the risk of sanitary and
biotoxin contamination, bivalve shellfish harvesting is closed to all species except for butter clam, littleneck
clam, Manila clam, mussels and oysters; however, shellfish harvesting in Silva Bay is permanently closed
throughout the year (DFO 2018).
The nearest Rockfish Conservation Area (RCA) to the Project Site is approximately 1.3 km toward the
southeast, in the Gabriola Passage (Figure 3, Site not shown on figure). Harvesting rockfish within the
RCA is prohibited, and recreational fishing is restricted to hand picking invertebrates, harvesting crab and
shrimp by trap, and smelt by gillnet (DFO 2018). Commercial fishing within the RCA is restricted to
harvesting crab and prawns by trap, salmon and herring by seine or gillnet, sardine and smelt by gillnet,
and krill and groundfish by mid-water trawl (DFO 2018).
A search using Habitat Wizard indicated that there are no freshwater streams discharging within 1.2 km of
the Project Area. The nearest salmon bearing streams to the Project Area are the Nanaimo River and
Holden Creek, located approximately 14 km northwest and 11 km southwest respectively (HabWiz 2018).
There are no salmon bearing streams documented on Gabriola Island.
Recreational fishing for Dungeness (Metacarcinus magister) and red rock (Cancer productus) crab occurs
in the subtidal zone at Silva Bay.

Figure 3

Rockfish Conservation Area 17 (RCA 17) nearest to the Project Site (to the north)
(DFO 2018)
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4.2

Project No. 103069-01

Physical Characteristics of the Project Site

The Project Site is in the Coastal Douglas Fir moist maritime (CDFmm) biogeoclimatic zone (CMN 2013).
The CDFmm occurs at elevations <150 m above sea level and typically has warm, dry summers and mild,
wet winters; mean annual temperature is 9.2 to 10.5°C and mean annual precipitation ranges from 647 to
1263 mm (Nuszorfer et al. 1991).
The Project is situated within the Pacific Maritime climate zone. The highest runoff occurs during the winter
months, and lowest runoff generally occurs in late August through September (Ecological Framework of
Canada 2016). Weather and climatic conditions for the area are summarized in Table 1.
Table 1

Climate Summary

Climate Zone

Pacific Maritime Ecozone

Average Temperature Range

5°C to 20°C

Average Total Annual Precipitation

958 mm

Weather Forecasts

www.weather.gc.ca; www.theweathernetwork.com

Weather Phone (Environment Canada)

604.885.4100

Weather Notices (Environment Canada)

https://weather.gc.ca/marine/region_e.html?mapID=02

(Environment Canada, 2016)

4.3

Biological Characteristics of the Project Site

4.3.1

Intertidal Environment

The narrow intertidal area at the Project Site is highly disturbed. At the southeast portion of the Site, the
intertidal area comprises coarse substrates with mixed cobble and boulder (Photo 4A). Refuse and
concrete is dispersed throughout the area. A low (<5%) cover of macroalgae colonizes the cobble and
boulder substrate, including rockweed (Fucus gardnerii) and Acrosiphonia sp. Invertebrate abundance is
very low and limited to a few acorn barnacles (Balanus glandula). Shell debris from blue mussels
(Mytilus sp.), Pacific oysters (Crassostrea gigas) and clams (various sp.) are dispersed throughout the
intertidal area. The northeast intertidal area is armoured with rip rap, the lower extent being colonized by
the same macroalgal species (Photo 4B).
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A

B

Photo 4

4.3.2

Project No. 103069-01

Mid to high intertidal areas at the Project Site A) to the southwest, and B) to the
northeast.

Subtidal Environment

The low intertidal and subtidal substrates at the Project Site were fairly homogenous, comprising
predominantly sand with some scattered broken shell (clam and Pacific oyster) (Photo 5A, Figure 2).
The abundance of shell debris increased in shallow water and decreased with increasing water depth
(Photo 5B). Patches of diatoms coated the benthic substrates, indicating low water flow at the Site.
One rock outcrop at the southeast of the Site provided hard substrate for Pacific oysters (Figure 4).
Two small patches of eelgrass (Zostera marina) were observed at two distinct locations within the tenure
area (Figure 4). Eelgrass is important because it provides a number of important ecosystem functions,
including foraging areas and shelter to young fish and invertebrates, food for migratory waterfowl and
spawning surfaces for species such as Pacific herring (Clupea pallasii). By trapping sediment, stabilizing
the substrate, and reducing the force of wave energy, eelgrass beds also reduce coastal erosion
(NOAA Fisheries 2014). Abundance was low (<1 per m2 at the south and <1 per 3m2 at the north) (Photo 6).
The different habitat types at the Site are shown in Figure 4.
The unconsolidated substrates at the Site are preferred habitat for crab species and invertebrate burrows
were evident throughout the Site. A few (n=4) Dungeness crab (Metacarcinus magister) were observed
during the assessment of the Project Site. Other invertebrate species were limited to a few (n=3) ochre sea
stars (Pistaster ochraceous) on bottom substrates.
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Macroalgal abundance was very low and limited to small patches of sea lettuce (Ulva sp.) attached to shell
fragments dispersed throughout the Site. No kelp species were present, and the lack of hard substrate
indicates that productivity at the Site would not increase significantly during the late spring or summer.

B

A

Photo 5

A) Predominant soft benthic substrates throughout the Site, and B) abundance of shell
debris in shallow water at the southwest portion of the Site

Photo 6

Sparse eelgrass (Zostera marina) at the Project Site
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The dock and piling structures hosted typical fouling communities, blue mussel (Mytilus sp.), Ulva sp.,
non-native wire weed (Sargassum muticum), rock weed (Fucus gardnerii), hydroids, ochre stars
(Pisaster ochraceous), acorn barnacles and plumose anemones (Metridium farcimen).
No fish were observed during the assessment. Refuse was distributed on the bottom throughout the Site.
4.3.3

At-Risk Marine Species and Habitats

The Conservation Data Centre (CDC) assesses the level that B.C. species or ecological communities are
at risk of being lost. Based on that, the CDC assigns a provincial Conservation Status Rank that can be
used to set conservation priorities. Based on their conservation status rank, each species and ecosystem
is assigned to the red, blue or yellow list to help set conservation priorities and provide a simplified view of
the status of B.C.'s species and ecosystems.
The Red list includes species that have been legally designated as Endangered or Threatened under the
Wildlife Act (see below), are extirpated, or are candidates for such designation. The Blue List includes
species not immediately threatened, but of concern because of characteristics that make them particularly
sensitive to human activities or natural events. The Yellow List includes uncommon, common, declining
and increasing species (BC Conservation Data Centre 2002).
A search of the BC Conservation Data Centre (BC CDC 2018) identified 14 at-risk marine species with
potential to occur at the Project Site, including six mammals, three fish, four birds and one invertebrate
(Table 2). Of the species identified, 13 are federally listed under the SARA.
Table 2

At-Risk Marine Species that May Occur at or near the Project Site
Common Name

Scientific Name

SARA1

BC List2

Marine Mammals
Harbour Porpoise

Phocoena phocoena

Threatened

Blue

Humpback Whale

Megaptera novaeangliae

Threatened

Blue

Killer Whale (southern resident
population)

Orcinus orca pop. 5

Endangered

Red

Killer Whale (west coast transient
population)

Orcinus orca pop. 3

Threatened

Red

Sea Otter

Enhydra lutris

Steller Sea Lion

Eumetopias jubatus

Special Concern

Blue

Special Concern

Blue

Birds
Northern Goshawk

Accipiter gentilis laingi

Threatened

Red

Marbled Murrelet

Brachyramphus marmoratus

Threatened

Blue

Ancient Murrelet

Synthliboramphus antiquus

Special Concern

Blue

Double-crested Cormorant

Phalacrocorax auritus

None

Blue
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Common Name

Scientific Name

Project No. 103069-01
SARA1

BC List2

Fish
Green Sturgeon

Acipenser medirostris

Special Concern

Red

Rougheye Rockfish

Sebastes aleutianus

Special Concern

None

Yelloweye Rockfish

Sebastes ruberrimus

Special Concern

None

Ostrea conchaphila

Special Concern

Blue

Invertebrates
Olympia Oyster
Note:

1

SARA listing: 1 = schedule 1, 3 = schedule 3, E = Endangered, T = Threatened,

SC = Special Concern, -- = no listing.
2
BC List: Red = Species that are extirpated, endangered, or threatened; Blue = Species of special concern; Yellow = species
and ecological communities that are secure.

The Project Site does not overlap with Critical Habitat that has been defined under SARA for the species
identified. Gabriola Island waters currently do not comprise critical habitat for Southern Resident Killer
Whales under the SARA but are within draft critical habitat for West Coast Transient Killer Whales and is
pending formally designation by DFO (Government of Canada 2017). While killer whales are not known
from the Site, both Southern Resident Killer Whales and West Coast Transient Killer Whales populations
could both occur in the vicinity of the Project (i.e., within Fisheries Management Area 17). Olympia oyster
(Ostrea conchaphila), listed as a species of Special Concern on Schedule 1 of SARA, has the potential to
occur at the Site, but are not historically known from the Site (Stafford 1913b) and were not observed during
the survey.
4.3.4

Terrestrial Vegetation

The upland portion of the Project Site adjacent to the water is paved. A narrow strip of ornamental
vegetation approximately 5 m long is located at the top of the bank on the northeast portion of the Site.
4.3.5

Birds

Glaucous-winged gulls (Larus glaucescens) were observed during the site assessment. While not observed
at the Site, Canada geese (Branta canadensis) and great blue heron (Ardea herodias) may occur at the
Site. Great blue heron are listed under the Species at Risk Act as species of Special Concern (Table 3).
The Site may provide roosting habitat for marine/intertidal foraging species, as well as foraging habitat for
insectivorous birds. The general nesting period that covers most federally protected migratory bird species
typically extended from early as mid-March and to late August (Environment and Climate Change Canada
2017).
4.3.6

Wildlife

No wildlife species were observed at the Project Site during the assessment. The riparian backshore may
provide potential habitat for species that forage in intertidal areas. Possible species include mink (Mustela
vison) and raccoon (Procyon lotor).
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4.3.7

Project No. 103069-01

At-Risk Terrestrial Species and Habitats

A search of the BC Conservation Data Centre (CDC) (BC CDC 2016) identified a list of 32 at-risk terrestrial
species with potential to occur in suitable sites in the vicinity of the Project, which was refined to a list of
29 species based on professional knowledge of the Project Site and species’ habitat requirements: 19 birds,
six mammals and four reptiles and amphibians. Of the species identified, 14 are federally listed under the
Species at Risk Act (SARA).
Table 3

At-Risk Terrestrial Species that May Occur at or near the Project Site
English Name

BC List1

SARA2

Short-billed Dowitcher

Limnodromus griseus

Blue

--

Northern Goshawk

Accipiter gentilis laingi

Red

Threatened

Great Blue Heron

Ardea herodias fannini

Blue

Special Concern

Short-eared Owl

Asio flammeus

Blue

Special Concern

American Bittern

Botaurus lentiginosus

Blue

--

Buteo lagopus

Blue

--

Red Knot

Calidris canatus

Red

1-E/T

Common nighthawk

Chordeiles minor

Yellow

Threatened

Olive-sided Flycatcher

Contopus cooperi

Blue

Threatened

Black Swift

Cypseloides niger

Blue

Falco peregrinus pealei

Blue

Special Concern

Glaucidium gnoma swarthi

Blue

--

Hirundo rustica

Blue

--

Megascops kennicottii kennicottii

Blue

Special Concern

Patagioenas fasciata

Blue

Special Concern

Pooecetes gramineus affinis

Red

Endangered

Progne subis

Blue

--

Sturnella neglecta

Red

Tyto alba

Red

--

Townsend's Big-eared Bat

Corynorhinus townsendii

Blue

--

Vancouver Island Marmot

Marmota vancouverensis

Red

--

Mustela erminea anguinae

Blue

--

Myotis keenii

Blue

--

Myotis lucifugus

Yellow

Endangered

Sorex navigator brooksi

Red

--

Scientific Name
BIRDS

Rough-legged Hawk

Peregrine Falcon
Northern Pygmy-Owl
Barn Swallow
Western Screech-Owl
Band-tailed Pigeon
Vesper Sparrow
Purple Martin
Western Meadowlark (Georgia
Depression population)
Barn Owl

--

WILDLIFE
Mammals

Ermine
Keen's Myotis
Little Brown Myotis
American Water Shrew
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English Name

BC List1

SARA2

Western Toad

Anaxyrus boreas

Blue

Special Concern

Wandering Salamander

Aneides vagrans

Blue

--

Painted Turtle - Pacific Coast
Population

Chrysemys picta

Red

Endangered

Rana aurora

Blue

Special Concern

Scientific Name
Reptiles and Amphibians

Northern Red-legged Frog
Note:

1

BC List: Red = Species that are extirpated, endangered, or threatened; Blue = Species of special
concern; Yellow = species and ecological communities that are secure.
2
SARA listing: 1 = schedule 1, 3 = schedule 3, E = Endangered, T = Threatened, SC = Special Concern,
-- = no listing.

The Project Site does not overlap with Critical Habitat as defined under SARA for the species identified.
Based on data available from iMap BC and eFauna (2016), no known occurrences of vertebrate or
invertebrate species at-risk are found within the search radius of 1 km of the Project Site. Given that the
upland portion of the Site is paved and lacking natural vegetation, it is unlikely that any of the wildlife species
identified in Table 3 would occur there. At-risk marine species (Table 2) that have potential to use riparian
areas at the Project Site as perching or roosting habitat are Brandt’s cormorant (Phalacrocorax penicillatus),
double-crested cormorant (Phalacrocorax auritus) and Caspian tern (Hydroprogne caspia).
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5.0

Project No. 103069-01

PROJECT COMPONENTS AND MECHANISMS WITH POTENTIAL TO AFFECT
FISH AND FISH HABITAT

This section describes the potential effects identified from Project Activities that have the potential to affect
fish or fish habitat and/or have the potential to affect listed at-risk species. Where applicable, mitigation
measures are prescribed for those potential effects, and anticipated residual effects are summarized.
Project components that may cause the harmful alteration, disruption or destruction (HADD) of fish and fish
habitat, as defined under the Fisheries Act, are outlined in Table 4.
5.1

Potential Effects of the Proposed Project on Fish and Fish Habitat

The proposed Project has the potential to cause HADD to fish and fish habitat through:
•

Direct HADD of benthic substrate through piling, addition of rip rap and concrete footings.

•

Temporary disruption to intertidal fish and fish habitat, interstitial organisms, wildlife and birds
by heavy equipment noise.

•

Introduction of suspended sediment from pile driving and demolition activities.

•

Introduction of contaminants entering the marine environment from Project-related activities such
as piling, resuspension of sediments, concrete work and potential spills.

Table 4

Direct and indirect potential impacts of the Project
Deconstruction

Construction

Project Activity

Habitat

Direct
effect
(footprint)

Indirect
effect
(shading)

Direct effect
(footprint)

Indirect
effect
(shading)

Pile removal (60
deteriorated
creosote treated
timber piles of 30 cm
diam.)

Intertidal
mud/sand

4.24 m2

N.A.

N.A.

N.A.

Roof removal

Intertidal
mud/sand

N.A.

356 m2

N.A.

N.A.

Pile removal (31
vertical creosote
treated timber piles
of 30 cm diam.)

Intertidal
mud/sand

2.2 m2

N.A.

N.A.

N.A.

Removal of top of
travel lift pier

Intertidal
mud/sand

N.A.

56 m2

N.A.

N.A.

Rip rap armouring

Intertidal
mud/sand

N.A.

N.A.

197 m2

N.A.

Travel lift pier

Shipyard building

Project
Component
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Deconstruction

Stores deck

Project
Component

Construction

Project Activity

Habitat

Direct
effect
(footprint)

Indirect
effect
(shading)

Direct effect
(footprint)

Indirect
effect
(shading)

Pile removal (15
vertical creosote
treated timber piles
of 30 cm diam.)

Intertidal rock

1.06 m2

N.A.

N.A.

N.A.

Pile removal (15
vertical creosote
treated timber piles
of 30 cm diam.)

Upland

1.06 m2

N.A.

N.A.

N.A.

Pile install (6 steel
piles of 30 cm diam.)

Intertidal rock

N.A.

N.A.

0.42 m2

N.A.

Addition of nine (9)
concrete footings (75
x 75 cm)

Upland

N.A.

N.A.

5.06 m2

N.A.

Intertidal rock

N.A.

~73 m2

N.A.

~73 m2

Upland

N.A.

~146 m2

N.A.

~146 m2

+8.56 m2

+632 m2

-202.5 m2

-220 m2

Decking area
Total habitat gain/loss

The removal of creosote treated, deteriorated timber piles will result in a 6.44 m 2 decrease in direct piling
footprint on intertidal sand/mud substrates and a 0.64 m2 piling footprint decrease on intertidal rock
(Table 7), providing a net benefit to the marine environment through the removal of a contaminant source
and making altered habitat back to a natural state.
Any subsurface or interstitial organisms, and sessile organisms colonizing existing timber structures, will
be subject to disturbance and mortality during removal of timber piles. Mobile species such as crabs, fish,
and birds are expected to move away from the area of activity due to disturbance by construction equipment
(e.g., noise, vibrations). No marine mammals are expected at the Project Site. Disturbance of mobile
species is expected to be temporary and restricted to on-site Project Activities.
Disruption of shoreline/riparian vegetation (e.g., cutting/clearing) is not considered in the assessment due
to the lack of vegetation within the Project Site.
The potential exists for contaminants (i.e., hydrocarbons, concrete) to enter the marine environment from
Project-related equipment and vessel traffic on Site. Accidents and malfunctions during vessel and other
marine operations further increase the potential for spills and leaks of deleterious substances into the
marine environment. No effects of barotrauma or stranding of fish are anticipated as the Project Site
comprises soft substrates. No permanent alteration of fish habitat is expected to occur from the proposed
Project Activities.
Project related effects are expected to be temporary (short duration), localized, and of small scale. Effects
will be mitigated by following recommended guidelines and Best Management Practices (BMPs) outlined
in Section 6.0. and in the project CEMP.
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6.0

Project No. 103069-01

MEASURES TO AVOID OR MITIGATE EFFECTS TO FISH, FISH HABITAT AND
AT-RISK SPECIES

The recommended mitigation measures below are intended to address and mitigate potentially adverse
effects of the proposed Project on the fish habitat at the Project Site identified in Section 5.1.
6.1

Timing Windows

Through consideration of the seasonal distribution and abundance of fish and the timing of their sensitive
life stages and processes (e.g., reproductive periods, migration of Pacific salmon), DFO identifies periods
of lower (least) risk for the timing of in-water and near-water works. Generally, in-water Project Activities
should be timed to occur within DFO’s least risk work windows, to avoid or limit possible adverse effects on
fish and aquatic species during sensitive life history stages. The Project Site lies within DFO Fisheries
Management Area 17-10. Timing windows of least risk for this area are:
•

Summer Window: June 1 - September 1

•

Winter Window: December 1 - February 15

6.2

Recommended Strategies for Minimizing Disturbance to Fish, Wildlife and Habitat

For Pile Removal:
•

An exclusion device such as protective netting or geotextile material suspended in the water column
around the pile may be required to prevent access to fish and other marine fauna.

•

Appropriate erosion and sediment control measures, including use of silt curtains if necessary,
should be in place during pile removal and install activities.

For pouring concrete:
As cement and concrete are toxic to aquatic organisms, especially fish, any concrete work should follow
the “Guide to the Code of Practice for the BC Concrete and Concrete Products Industry – Version 6”,
particularly Chapter 7 – Authorized Discharge: Effluent and Surface and Marine Water Quality (Millennium
EMS Solutions Ltd. 1993).
•

All concrete work shall conform to the requirements of CSA A23.1 and A23.2 (Concrete Materials
and Methods of Concrete Construction/Methods of Test for Concrete).

•

To prevent release of deleterious substances, ensure that all works involving the use of concrete,
cement, mortars, and/or other Portland cement or lime-containing construction materials will not
deposit (directly or indirectly) sediments, debris, concrete, leachate concrete fines, wash or contact
water into or about any watercourse.

•

Isolate pour area and/or install caisson.

•

Cast in place concrete must remain isolated from water inside clean, sealed formed structures until
cured (approximately 48-72 hours), as concrete leachate is highly toxic to fish and other aquatic life.

•

Pour concrete at low tide.

•

pH testing of isolated water for changes in acidity.

•

Ensure a carbon dioxide (CO2) tank with regulator, hose and gas diffuser is readily available during
concrete work to neutralize pH levels should a spill occur. Staff must be trained in its proper use.
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•

Dust control methods in place to prevent particulates entering the marine environment.

•

No wastewater or wood discharged into the marine environment.

•

All equipment will be cleaned offsite away from storm drains.
Recommended Strategies for Mitigation of Potential Adverse Effects on Water Quality

Monitor sediment generation resulting from piling. If piling results in the generation of excessive amounts
of fine sediment, stop work, determine the cause, and adjust work procedures (i.e., through containment).
Have surface protection measures available on Site (e.g., silt fence) to be used as required.
6.4

Recommended Mitigation for Avoiding/Managing Spills and Contaminants

Heavy equipment working in the marine environment should be clean, in good working order and, where
practical, use biodegradable lubrication and hydraulic fluids. Store the drill rig above the HWM and put spill
prevention materials in place (drip trays, absorbent booms, spill pads) to eliminate the potential for leaks to
come in contact with the ground or water. Do not store any hazardous materials or fluids with the rig.
The work Site and equipment (e.g., drill rig, bob cat) must have emergency spill kits (pads, sorbent booms,
etc.) available. The kits shall be suitable for the quantities and types of material stored at the Site and shall
contain sufficient materials to contain any leaks resulting from accidents or malfunctions. Site personnel
will be trained in the proper use of the kits in case of a spill. All spills to ground and water, will be contained
and reported to relevant environmental agencies. All debris and deleterious substances associated with the
Project Activities shall be appropriately contained in the immediate work area, collected, and disposed of
in accordance with all applicable legislations, guidelines and best management practices.
If the recommended mitigation measures are implemented, it is unlikely that residual adverse effects
relating to fish and fish habitat will result from the Project.
If the death of fish, or the Harmful Alteration, Disruption or Destruction of fish habitat is observed, the
proponent is required to report to DFO immediately through the DFO-Pacific Observe, Record and Report
phone line (toll free) at 1.800.465.4336.
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7.0

EFFECTS ASSESSMENT

7.1

Assessment Approach for Residual Effects

Project No. 103069-01

The Fisheries Act prohibits the death of fish by means other than fishing and sub-lethal effects to fish and
aquatic species at risk. In managing the fish habitat resource, DFO interprets the harmful alteration,
disruption or destruction of fish habitat as;
“Any temporary or permanent change to fish habitat that directly or indirectly impairs the
habitat’s capacity to support one or more life history processes of fish.”
Temporary or permanent changes to fish habitat resulting from a project can directly or indirectly impair the
capacity of habitat to support one or more life history processes of fish. Mitigation designed to reduce the
potential risk of a project to fish habitat will ensure that fish and fish habitat are conserved and protected.
Residual effects to fish and habitat resulting from the interaction between Project Activities and fish and fish
habitat, following the implementation of avoidance and mitigation measures, will be assessed using the
criteria defined in Table 5. This assessment relies on available scientific literature and field studies, the
experience of the assessment team, and follows the guidance provided by DFO’s Fish and Fish Habitat
Protection Policy Statement (DFO 2019).This assessment will consider effects to fish and the magnitude of
effects to habitat by considering;
•

The habitat components being affected;

•

The spatial extent of the area affected by the project relative to the habitat components in the area;

•

The sensitivity of the habitat being affected; and,

•

The expected persistence of the effects.

The evaluation will be undertaken in the context of the aquatic ecosystem, considering the habitat
components (e.g., substrate, aquatic vegetation, water depth, oxygen, etc.) that support habitat functions
(i.e. spawning, rearing, nursing, feeding, migrating) of the relevant fish and will depend on the nature of the
affected habitat, the fish species present, their life history and related habitat requirements. The following
will be taken into consideration for this assessment of residual harm:
Identification of habitat components: the structural features that support the requisite habitat functions
required to meet the life history processes of fish (e.g., spawning, rearing, etc.). Habitat components are
used as a proxy for habitat functions. Habitat components (Section 4.0) affected by the project will be
identified and the most significant species use will be considered. If multiple components are significant to
a species, there may be a need to assess multiple habitat components.
Spatial extent: the overlap of the area affected by the project with the habitat component. The affected area
is the areas within which all project related activities are likely to occur either directly or indirectly. Once the
primary habitat component(s) is selected, a rough estimate of its geographical extent (i.e., area) will be
made to approximate the percentage located within the affected area.
The scale considered will include site, local and widespread. They are described below in Table 5.
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Spatial Extent of Effects
Site

Local

Widespread

The affected area overlaps with the
habitat component by up to 5% of
the area occupied by the habitat
component

The affected area overlaps with the
habitat component between 5 and
50% of the area occupied by the
habitat component.

The affected area overlaps with the
habitat component by between 50
and 100% of the area occupied by
the habitat component

The affected area overlaps a minor
or negligible portion of the habitat
component

The affected area overlaps a portion
of the area occupied by the habitat
component.

The affected area overlaps much of
the area occupied by the habitat
component.

Habitat sensitivity: habitat and species sensitivity are critical elements when assessing the risk of temporary
or permanent change to fish habitat resulting from the project are likely to directly or indirectly impair a
habitats capacity to support one or more life processes of fish. The assessment will determine whether
affected habitat is of low, moderate or high sensitivity. A determination matrix is presented in Table 6.
Table 6

Habitat Sensitivity

Species
Resiliency

Low Sensitivity

Moderate Sensitivity

High Sensitivity

Species present are resilient
to change and perturbation

Species present are
moderately resilient to change
and perturbation

Species present are highly
sensitive to perturbations

Species
Dependence
on Habitat

Habitat not used by fish for
any life stage except
occasionally transiting
through or feeding in the
area

Habitat is suitable and may be
used as migratory corridor,
rearing or spawning habitat.
Habitat characteristics used in
a variable way by fish.

Habitat is limited and the fish
are dependent on it for survival
of the species (e.g.,
groundwater upwelling zone
supporting spawning habitat or
deep pools providing the only
overwintering habitat).
Habitat characteristics used in a
specific way by fish.

Habitat Rarity

Habitat is prevalent and
widespread with many areas
that are similar in features

Habitat is neither widespread
or unique, rare or distinct.

Habitat is unique, rare and
distinct.

Habitat
Resiliency

The habitat is robust,
resistant to perturbation or
rapidly recovers

The habitat is neither robust
nor sensitive, is somewhat
resistant to perturbation and
recovers at a moderate rate.

The habitat is highly sensitive,
easily perturbed, and slow to
recover.

Aggregation

Habitat does not support a
specific function; fish
densities are typically low.

Habitat supports a minimum of
one function; fish densities
periodically high.

Habitat supports more than one
function; fish densities
frequently high.

Habitat
contribution to
Fisheries
Productivity

Habitats contribution to
fisheries productivity is low.
Large amounts of change to
the affected species or
habitat is expected to have
relatively low impacts on
fisheries productivity

Habitats contribution to
fisheries productivity is
moderate.
Amount of change to the
affected species or habitat is
proportional to impacts on
fisheries productivity (small
change/small impacts; large
change/large impacts)

Habitats contribution to fisheries
productivity is high.
Small amounts of change to the
species or habitat is expected to
have relatively large impacts on
fisheries productivity
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Low Sensitivity
Abiotic and
Biotic
Suitability of
Habitat

Species at
Risk

Project No. 103069-01

Moderate Sensitivity

High Sensitivity

No key structure-providing
species (abiotic) in area of
WUA.

Key structure providing
species is present in location
of the WUA but is not a limiting
component

Key structure providing species
present in location of WUA and
is a limiting component

Not within distribution area
of a listed aquatic species at
risk.

Within distribution area of an
aquatic species at risk, but not
in critical habitat.
Non-critical habitat of aquatic
species at risk that supports
their lifecycle functions within
their distribution area.

Critical Habitat and/or residence
of aquatic species at risk
identified in the proposed or
final Recovery Strategy or
Action Plan.
Habitat supporting species of
special concern.

Persistence of effects: the length of time needed for an effect to disappear. Assessment is based on three
categories:
•

Low - weeks

•

Moderate – months; and,

•

High – more than 1 year.

7.2

Harmful Alteration, Disruption or Destruction of Fish Habitat

With the application of mitigation measures, 197 m 2 of intertidal sand/mud habitat will be altered to rip rap
habitat (Table 7). Indirect impacts (through shading of berth infrastructure) will increase at the Project Site
by 412 m2. Residual effects to fish and habitat resulting from the interaction between Project Activities and
fish and fish habitat are presented in Table 7.
Table 7

Summary of Affected Fish Habitats
Area of Directly
Affected Habitat
(footprint)

Area of Indirectly
Affected Habitat

Intertidal mud/sand

6.44 m2

412 m2

Intertidal rock

1.06 m2

74 m2

Upland

1.06 m2

146 m2

8.56 m2

632 m2

Component

Existing infrastructure removal

Habitat Type

Habitat gain
New pile installation

Intertidal rock

0.42 m2

74 m2

New footing installation

Upland

5.06 m2

146 m2

Rip rap armoring

Intertidal mud/sand

197 m2

--

Habitat loss
Net habitat loss
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Spatial extent of effects

Species Resiliency

Species Dependence on
Habitat

Habitat rarity

Habitat Resilience

Aggregation

Habitat Contribution to
Fish Productivity

Species at-Risk

Persistent Effects

Alteration

6.44

Intertidal soft
sediments

Site

Low

Moderate

Low

Low

Low

Low

Low

High

Upland

Timber
piles/upland

Alteration

4.0

Concrete
footings

Site

Low

Moderate

Low

Low

Low

Low

Low

High

Intertidal

Timber
piles/intertidal
rock

Alteration

0.42

Steel
piles/intertidal
rock

Site

Low

Moderate

Low

Low

Low

Low

Low

High

Intertidal

Intertidal
mud/sand

Alteration

197

Rip rap

Local

Low

Low

Low

Low

Low

Low

Low

High

Description of PostConstruction Habitat

Timber piles

Description of PreConstruction Habitat

Intertidal

Habitat Zone

Area of Habitat Affected
(m2)

Effects Matrix of Project Components with the Residual Effects

Effect Type

Table 8

Project No. 103069-01

* within defined Project Site (Figure 1,2).
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7.3
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Assessment Summary

Project Activities will result in 6.44 m2 of intertidal habitat being converted back to a natural state and a
contaminant source (creosote) being removed from the marine environment. The replacement steel piles
will offset the loss of artificial hard substrate for colonization from the removal of the deteriorated timber
piles. Further, shading impacts at the Project Site will be reduced by 412 m 2.
Extension of the rip rap area at the travel lift pier will alter 197 m 2 of sand/mud substrate into vertically
complex habitat that will provide hard substrate for colonization and may provide refuge to organisms from
predation, thereby increasing productivity at the Project Site. Soft mud/sand intertidal substrate is
widespread both at the Site and in the surrounding area and will not be limiting in availability to marine
organisms. Impacts of the proposed removal and partial replacement Project are expected to be small and
local (confined to the Project Site). Permanent change to fish habitat that directly or indirectly impairs the
habitat’s capacity to support one or more life processes of fish are not expected.

8.0

CLOSURE

This report was prepared by Hemmera for sole benefit and use by Silva Bay Marine Resort. In performing
this work, Hemmera has relied in good faith on information provided by others and has assumed that the
information provided by those individuals is complete and accurate. This work was performed to current
industry standard practice for similar environmental work, in the jurisdiction. The findings presented herein
should be considered within the context of the scope of work and Project terms of reference.
The conclusions and recommendations contained in this report are based upon the applicable guidelines,
regulations, and legislation existing at the time the report was produced; any changes in the regulatory
regime may alter the conclusions and/or recommendations.
We sincerely appreciate the opportunity to have assisted you with this project and if there are any questions,
please do not hesitate to contact the undersigned by phone at 604.669.0424.
Report prepared by:
Hemmera Envirochem Inc.

Senior reviewed by:
Hemmera Envirochem Inc.

ORIGINAL SIGNED

ORIGINAL SIGNED

Hilary Evans, B.Sc. (Hons), GIT
Senior Scientist

Laura White, PhD, R.P.Bio.
Project Manager
604.379.2251
lwhite@hemmera.com

250.388.3584 (283)

hevans@hemmera.com
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APPENDIX A
Structural General Arrangement Plan
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APPENDIX B
Stores Deck Demolition Plan
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APPENDIX C
Travel Lift Rip Rap
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APPENDIX D
Store Deck Construction Plan
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GB-DP-2020.1

Schedule “B” – Fisheries and Oceans Canada “Implementation of Measures to
Avoid and Mitigate the Potential for Prohibited Effects to Fish and Fish Habitat”
dated September 24, 2020
(PDF document begins on next page)
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Fisheries and Oceans
Canada

Pêches et Océans
Canada

Pacific Region
Ecosystem Management Branch
417 2nd Avenue W
Prince Rupert, BC
V8J 1G8

Région du Pacifique
Gestion des ecosystems
417, 2e Avenue Ouest
Prince Rupert, (C.-B.)
V8J 1G8

September 24, 2020
Our file

Notre référence

Silva Bay Resort and Marina Ltd.
ATTENTION: Dean Chen
3383 South Road
Gabriola, BC, V0R 1X7
Via email:
Dear Dean Chen:
Subject: Marina Upgrades, Silva Bay, Gabriola Island – Implementation of Measures to
Avoid and Mitigate the Potential for Prohibited Effects to Fish and Fish Habitat
The Fish and Fish Habitat Protection Program (the Program) of Fisheries and Oceans Canada
(DFO) received your proposal on June 18, 2020. We understand that you propose to conduct
marina upgrades in Silva Bay on Gabriola Island. Proposed works include:






Removing 121 existing creosote timber piles (0.30 m diameter) in the intertidal
area;
Removing deteriorating marina infrastructure including the roof of the shipyard
building, top of the travel lift pier and the decking area on the stores deck;
Installing a new decking area for the stores deck over the same footprint as the
existing stores deck;
Installing six new steel piles (0.30 m diameter) and replacing six existing timber
piles to support the new stores deck infrastructure; and
Installing riprap on the travel pier shoreline to increase the stability of an exposed
timber retaining wall.

We understand the following aquatic species listed under the Species at Risk Act may use the area
in the vicinity of where your proposal is to be located:




Basking Shark (Pacific population), Killer Whale (Northeast Pacific Southern
Resident population), Northern Abalone and Leatherback Sea Turtle (Pacific
population) listed as Endangered;
Killer Whale (Northeast Pacific Transient population) listed as Threatened; and
Bluntnose Sixgill Shark, Longspine Thornyhead, Rougheye Rockfish Type I and
II, Tope, Yelloweye Rockfish (Pacific Ocean Inside and Outside Waters), Grey
Whale (Eastern North Pacific population), Harbour Porpoise (Pacific Ocean
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population), Humpback Whale (North Pacific population) and Steller Sea Lion
listed as Special Concern.
Our review considered the following information:






Request for Review form submitted by Laura White, Hemmera (Victoria),
submitted June 18, 2020;
Aquatics Effects Assessment: Silva Bay Resort and Marina, 3383 South Road,
Gabriola Island prepared by Hemmera (Burnaby), dated June 18, 2020;
Silva Bay Resort and Marine Condition Assessment report prepared by Ausenco
Engineering Canada Inc. dated October 19, 2018;
Silva Bay Resort and Marina Project Site Photographs submitted June 18, 2020;
and
Project Overview Map prepared by Hemmera, dated May 2, 2019.

Your proposal has been reviewed to determine whether it is likely to result in:



the death of fish by means other than fishing and the harmful alteration, disruption
or destruction of fish habitat which are prohibited under subsections 34.4(1) and
35(1) of the Fisheries Act; and
effects to listed aquatic species at risk, any part of their critical habitat or the
residences of their individuals in a manner which is prohibited under sections 32,
33 and subsection 58(1) of the Species at Risk Act.

The aforementioned outcomes are prohibited unless authorized under their respective legislation
and regulations.
To avoid and mitigate the potential for prohibited effects to fish and fish habitat (as listed above),
we recommend implementing the measures listed below:








Conduct in-water works within the least risk timing window for the project area
(Area 17 – Summer: June 1 – September 1; Winter: December 1 – February 15).
Conduct in-water works (e.g., pile removal and installation activities,
infrastructure removal and installation, riprap installation, etc.) during daylight
hours and when weather conditions permit visual observations for marine
mammals. Avoid conducting in-water work during periods of adverse weather.
Retain a qualified environmental professional(s) to be on-site full time to conduct
environmental monitoring and marine mammal monitoring during all project
activities that may result in potential adverse effects to fish and fish habitat.
Conduct works, undertakings and activities that are required in the intertidal zone
(e.g., pile removal and installation activities) in the dry (e.g., when the site is
dewatered during a low or falling tide) whenever feasible.
Minimize movements/ repositioning of barge(s) and subsequent spudding to
minimize direct, physical disturbance to the seabed.
A debris management plan (containment and removal) should be developed for
removal activities to address construction materials and debris (treated wood
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fragments, sawdust, cuttings, etc.) entering aquatic habitats. Infrastructure
removed from the marine environment should be contained immediately after
removal to prevent any adhering sediment from re-entering the water.
Pile removal should be conducted slowly. If piles cannot be removed via vibratory
hammer and require cutting, they should be cut off at or near the level of existing
substrate with any debris cleaned up and removed from the marine environment.
Keep a sediment curtain readily available on-site in sufficient quantities for local
conditions and deploy around the in-water works as required.
Manage sediment that may be associated with extracted piles by disposing of the
sediment off-site at a facility approved for the material rather than depositing in
fish habitat.
The Environmental Monitor should conduct water quality sampling during inwater works to confirm turbidity levels in the water column outside the immediate
vicinity of the site are below the approved BC Approved Water Quality
Guidelines: Aquatic Life, Wildlife and Agriculture. If water quality guideline
exceedances are detected, stop work and implement additional mitigation
measures (e.g., slow work, install silt curtain, etc.) to minimize sedimentation.
If there is a risk of harm to a marine mammal from direct contact, temporarily
suspend construction until there is no longer risk of harm from direct contact.
All stabilization riprap materials are to be non-acid generating, clean and free of
debris and fine sediment. If necessary, the material should be washed in a location
where the wash cannot enter fish habitat prior to installing in the marine
environment.
Place riprap slowly and carefully as opposed to dumping into the intertidal. If the
work area is wetted, material should be released underwater or as close to the
water surface as possible.
For impact pile driving:
o Conduct hydroacoustic monitoring during impact pile driving to monitor
underwater sound thresholds;
o Install and use an effective sound attenuation device (e.g., bubble curtain)
to reduce peak sound pressure levels to below 206 dB re:1uPa and a
SELCUM of 180 dB re uPa2s outside of the sound attenuation device;
o Establish a marine mammal exclusion zone (e.g., perimeter around the
source) prior to impact pile driving where sound levels are not to exceed
160 dBRMS re: 1uPa at the edge of the marine mammal exclusion zone
during impact pile driving;
o Monitor for marine mammals within the marine mammal exclusion zone
for at least 30 minutes prior to the start of impact pile driving. If a marine
mammal enters the marine mammal exclusion zone, temporarily suspend
impact pile driving until the individual has left the exclusion zone or has
not been sighted for 30 minutes; and
o If hydroacoustic monitoring indicates sound levels in excess of the abovementioned thresholds, impact pile driving should cease and only resume
after additional mitigation measures are implemented to effectively reduce
sound levels to below the above-mentioned thresholds.
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Provided that you incorporate these measures into your plans, the Program is of the view that
your proposal is not likely to result in the contravention of the above mentioned prohibitions and
requirements.
Should your plans change or if you have omitted some information in your proposal, further
review by the Program may be required. Consult our website (http://www.dfo-mpo.gc.ca/pnwppe/index-eng.html) or consult with a qualified environmental consultant to determine if further
review may be necessary. It remains your responsibility to remain in compliance with the
Fisheries Act, the Species at Risk Act and the Aquatic Invasive Species Regulations.
It is also your Duty to Notify DFO if you have caused, or are about to cause, the death of fish by
means other than fishing and/or the harmful alteration, disruption or destruction of fish habitat.
Such notifications should be directed to the DFO-Pacific Observe, Record and Report phone line
at 1-800-465-4336 or by email at DFO.ORR-ONS.MPO@dfo-mpo.gc.ca.
We recommend that you notify this office at least 10 days before starting your project and that a
copy of this letter be kept on site while the work is in progress. It remains your responsibility to
meet all other federal, territorial, provincial and municipal requirements that apply to your
proposal.
Please note that this Letter of Advice does not provide relief from the obligations set out in the
government of British Columbia’s Riparian Areas Protection Regulations (RAPR), and cannot be
construed to provide authorization pursuant to section 3(2) of the RAPR, for any work,
undertaking or activity within the Riparian Assessment Area. For more information on the
RAPR, including contacts, please visit: https://www2.gov.bc.ca/gov/content/environment/plantsanimals-ecosystems/fish/riparian-areas-regulation.
If you have any questions with the content of this letter, please contact the undersigned at our
Nanaimo office
Please refer to the
file number referenced above when corresponding with the Program.
Yours sincerely,

Ian Bergsma
A/Senior Biologist
Fish & Fish Habitat Protection Program

cc:

Laura White, Hemmera (Victoria),
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GB-DP-2020.2

Schedule “C” – Snuneymuxw Response Letter with conditions dated May 20, 2021
(PDF document begins on next page)
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FDP-4 FLAT TOPS ISLANDS AREA GUIDELINES
Guideline
F.4.2.1 There shall be no disturbance of the
vegetation or use of chemicals within 30
metres of the natural boundary of the sea
except in accordance with any conditions
specified in the permit.
F.4.2.2 Garry oak meadows and similar
indigenous species shall be identified and
their habitats protected from disturbance.
F.4.2.3 There shall be no alteration or
disturbance which would cause a negative
impact to the foreshore habitat.
F.4.2.4 Buildings shall be integrated with the
surrounding landscape and sited to minimize
removal of vegetation.
F.4.2.5 Other than within existing marine
lease areas, applicant shall provide an
assessment of environmental impacts and
mitigation measures, prepared by a qualified
professional, prior to any expansions or new
developments.
F.4.2.6 Existing trees and vegetation shall be
retained along the upland area and adjacent
to the foreshore in order to maintain the
habitat and prevent erosion.
F.4.2.7 Septic systems shall not be
constructed within 30 metres of the natural
boundary of any watercourse (including a
body of water or the sea).
F.4.2.8 Areas subject to flooding shall be
subject to a 15 metre setback unless waived
by the Ministry of Environment.
F.4.2.9 Where this area includes trees that
bear the nests of eagles or other species of
birds, a buffer area around each nest tree
should be left undisturbed. The size of the
buffer should be determined prior to
development by a qualified professional,
with advice from the Ministry of
Environment or the Canadian Wildlife
Service.

Islands Trust

Complies
yes

Planner Comments
DP subject to Fisheries and Oceans Canada measures and authorizations
for the removal and construction of proposed works and structures. See
also Hemmera AEA report spill/contamination mitigation under section
6.4. Foreshore and immediately adjacent upland consists primarily of
altered/filled areas and non-native plant species. No removal proposed.

n/a

No Garry oak meadows or similar within project area as
proposed works are along previously developed foreshore.

yes

See AEA Report section 6 - Mitigation Measures and Fisheries
and Oceans Canada prescribed measures listed on page 2-4
of their letter attached to staff report.
No new buildings proposed in DP Area. Permit is for
demolition of existing.

n/a

yes

AEA report by Hemmera has been provided in attachment to
staff report.

n/a

No native vegetation removal is proposed. Foreshore and
adjacent upland consists primarily of altered/filled areas and
non-native plant species.

n/a

No septic system proposed within DP Area. Building permit
for upland parcel area will address septic system setbacks.

n/a

Not known to be an area of flooding. Removal proposed for
buildings that could be impacted by sea level rise. Rebuild of
Stores deck in situ not expected to be flooding concern.
No currently mapped raptor nests on foreshore or upland.
Provincial regulations apply regardless for any unmapped
nests.

n/a

GB-DP-2020.2 Staff Report
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Fisheries and Oceans
Canada

Pêches et Océans
Canada

Pacific Region
Ecosystem Management Branch
417 2nd Avenue W
Prince Rupert, BC
V8J 1G8

Région du Pacifique
Gestion des ecosystems
417, 2e Avenue Ouest
Prince Rupert, (C.-B.)
V8J 1G8

September 24, 2020
Our file

Notre référence

Silva Bay Resort and Marina Ltd.
ATTENTION: Dean Chen
3383 South Road
Gabriola, BC, V0R 1X7
Via email:
Dear Dean Chen:
Subject: Marina Upgrades, Silva Bay, Gabriola Island – Implementation of Measures to
Avoid and Mitigate the Potential for Prohibited Effects to Fish and Fish Habitat
The Fish and Fish Habitat Protection Program (the Program) of Fisheries and Oceans Canada
(DFO) received your proposal on June 18, 2020. We understand that you propose to conduct
marina upgrades in Silva Bay on Gabriola Island. Proposed works include:






Removing 121 existing creosote timber piles (0.30 m diameter) in the intertidal
area;
Removing deteriorating marina infrastructure including the roof of the shipyard
building, top of the travel lift pier and the decking area on the stores deck;
Installing a new decking area for the stores deck over the same footprint as the
existing stores deck;
Installing six new steel piles (0.30 m diameter) and replacing six existing timber
piles to support the new stores deck infrastructure; and
Installing riprap on the travel pier shoreline to increase the stability of an exposed
timber retaining wall.

We understand the following aquatic species listed under the Species at Risk Act may use the area
in the vicinity of where your proposal is to be located:




Basking Shark (Pacific population), Killer Whale (Northeast Pacific Southern
Resident population), Northern Abalone and Leatherback Sea Turtle (Pacific
population) listed as Endangered;
Killer Whale (Northeast Pacific Transient population) listed as Threatened; and
Bluntnose Sixgill Shark, Longspine Thornyhead, Rougheye Rockfish Type I and
II, Tope, Yelloweye Rockfish (Pacific Ocean Inside and Outside Waters), Grey
Whale (Eastern North Pacific population), Harbour Porpoise (Pacific Ocean
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population), Humpback Whale (North Pacific population) and Steller Sea Lion
listed as Special Concern.
Our review considered the following information:






Request for Review form submitted by Laura White, Hemmera (Victoria),
submitted June 18, 2020;
Aquatics Effects Assessment: Silva Bay Resort and Marina, 3383 South Road,
Gabriola Island prepared by Hemmera (Burnaby), dated June 18, 2020;
Silva Bay Resort and Marine Condition Assessment report prepared by Ausenco
Engineering Canada Inc. dated October 19, 2018;
Silva Bay Resort and Marina Project Site Photographs submitted June 18, 2020;
and
Project Overview Map prepared by Hemmera, dated May 2, 2019.

Your proposal has been reviewed to determine whether it is likely to result in:



the death of fish by means other than fishing and the harmful alteration, disruption
or destruction of fish habitat which are prohibited under subsections 34.4(1) and
35(1) of the Fisheries Act; and
effects to listed aquatic species at risk, any part of their critical habitat or the
residences of their individuals in a manner which is prohibited under sections 32,
33 and subsection 58(1) of the Species at Risk Act.

The aforementioned outcomes are prohibited unless authorized under their respective legislation
and regulations.
To avoid and mitigate the potential for prohibited effects to fish and fish habitat (as listed above),
we recommend implementing the measures listed below:








Conduct in-water works within the least risk timing window for the project area
(Area 17 – Summer: June 1 – September 1; Winter: December 1 – February 15).
Conduct in-water works (e.g., pile removal and installation activities,
infrastructure removal and installation, riprap installation, etc.) during daylight
hours and when weather conditions permit visual observations for marine
mammals. Avoid conducting in-water work during periods of adverse weather.
Retain a qualified environmental professional(s) to be on-site full time to conduct
environmental monitoring and marine mammal monitoring during all project
activities that may result in potential adverse effects to fish and fish habitat.
Conduct works, undertakings and activities that are required in the intertidal zone
(e.g., pile removal and installation activities) in the dry (e.g., when the site is
dewatered during a low or falling tide) whenever feasible.
Minimize movements/ repositioning of barge(s) and subsequent spudding to
minimize direct, physical disturbance to the seabed.
A debris management plan (containment and removal) should be developed for
removal activities to address construction materials and debris (treated wood
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fragments, sawdust, cuttings, etc.) entering aquatic habitats. Infrastructure
removed from the marine environment should be contained immediately after
removal to prevent any adhering sediment from re-entering the water.
Pile removal should be conducted slowly. If piles cannot be removed via vibratory
hammer and require cutting, they should be cut off at or near the level of existing
substrate with any debris cleaned up and removed from the marine environment.
Keep a sediment curtain readily available on-site in sufficient quantities for local
conditions and deploy around the in-water works as required.
Manage sediment that may be associated with extracted piles by disposing of the
sediment off-site at a facility approved for the material rather than depositing in
fish habitat.
The Environmental Monitor should conduct water quality sampling during inwater works to confirm turbidity levels in the water column outside the immediate
vicinity of the site are below the approved BC Approved Water Quality
Guidelines: Aquatic Life, Wildlife and Agriculture. If water quality guideline
exceedances are detected, stop work and implement additional mitigation
measures (e.g., slow work, install silt curtain, etc.) to minimize sedimentation.
If there is a risk of harm to a marine mammal from direct contact, temporarily
suspend construction until there is no longer risk of harm from direct contact.
All stabilization riprap materials are to be non-acid generating, clean and free of
debris and fine sediment. If necessary, the material should be washed in a location
where the wash cannot enter fish habitat prior to installing in the marine
environment.
Place riprap slowly and carefully as opposed to dumping into the intertidal. If the
work area is wetted, material should be released underwater or as close to the
water surface as possible.
For impact pile driving:
o Conduct hydroacoustic monitoring during impact pile driving to monitor
underwater sound thresholds;
o Install and use an effective sound attenuation device (e.g., bubble curtain)
to reduce peak sound pressure levels to below 206 dB re:1uPa and a
SELCUM of 180 dB re uPa2s outside of the sound attenuation device;
o Establish a marine mammal exclusion zone (e.g., perimeter around the
source) prior to impact pile driving where sound levels are not to exceed
160 dBRMS re: 1uPa at the edge of the marine mammal exclusion zone
during impact pile driving;
o Monitor for marine mammals within the marine mammal exclusion zone
for at least 30 minutes prior to the start of impact pile driving. If a marine
mammal enters the marine mammal exclusion zone, temporarily suspend
impact pile driving until the individual has left the exclusion zone or has
not been sighted for 30 minutes; and
o If hydroacoustic monitoring indicates sound levels in excess of the abovementioned thresholds, impact pile driving should cease and only resume
after additional mitigation measures are implemented to effectively reduce
sound levels to below the above-mentioned thresholds.
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Provided that you incorporate these measures into your plans, the Program is of the view that
your proposal is not likely to result in the contravention of the above mentioned prohibitions and
requirements.
Should your plans change or if you have omitted some information in your proposal, further
review by the Program may be required. Consult our website (http://www.dfo-mpo.gc.ca/pnwppe/index-eng.html) or consult with a qualified environmental consultant to determine if further
review may be necessary. It remains your responsibility to remain in compliance with the
Fisheries Act, the Species at Risk Act and the Aquatic Invasive Species Regulations.
It is also your Duty to Notify DFO if you have caused, or are about to cause, the death of fish by
means other than fishing and/or the harmful alteration, disruption or destruction of fish habitat.
Such notifications should be directed to the DFO-Pacific Observe, Record and Report phone line
at 1-800-465-4336 or by email at DFO.ORR-ONS.MPO@dfo-mpo.gc.ca.
We recommend that you notify this office at least 10 days before starting your project and that a
copy of this letter be kept on site while the work is in progress. It remains your responsibility to
meet all other federal, territorial, provincial and municipal requirements that apply to your
proposal.
Please note that this Letter of Advice does not provide relief from the obligations set out in the
government of British Columbia’s Riparian Areas Protection Regulations (RAPR), and cannot be
construed to provide authorization pursuant to section 3(2) of the RAPR, for any work,
undertaking or activity within the Riparian Assessment Area. For more information on the
RAPR, including contacts, please visit: https://www2.gov.bc.ca/gov/content/environment/plantsanimals-ecosystems/fish/riparian-areas-regulation.
If you have any questions with the content of this letter, please contact the undersigned at our
Nanaimo office
Please refer to the
file number referenced above when corresponding with the Program.
Yours sincerely,

Ian Bergsma
A/Senior Biologist
Fish & Fish Habitat Protection Program

cc:

Laura White, Hemmera (Victoria),

4/4

91

STAFF REPORT
File No.: GB-DVP-2020.4
DATE OF MEETING:

June 17, 2021

TO:

Gabriola Island Local Trust Committee

FROM:

Ian Cox, Planner 2
Northern Team

COPY:

Daniel Schneider, Bylaw Enforcement Officer

SUBJECT:

GB-DVP-2020.4
Applicant:
Dennis Hoy
Location:
3395 South Road, Gabriola Island PID: 000-937-282

RECOMMENDATION
1. That the Gabriola Island Local Trust Committee issue GB-DVP-2020.4 as drafted.
REPORT SUMMARY
The purpose of this report is to present the Gabriola Island Local Trust Committee (LTC) with information pertaining
to the applicant’s request for a Development Variance Permit (DVP) that seeks to relax the interior lot line setback
for an existing accessory building (studio), from 1.5 metres to 0.0 metres on the subject property shown in Figures
1 and 2 below.

Figure 1 - Subject Property Location

Figure 2 - Subject Property Air Photo (Moderate Steep Slope area
shown in orange)

The building was constructed under a building permit from the Regional District of Nanaimo (RDN) at a time when
Islands Trust did not receive referrals from the District building inspection department to confirm conformity with
LTC bylaws. Staff has received correspondence in support from neighbouring property owners - one whose
common lot line is primarily impacted. Staff is recommending issuance of the DVP as presented in Attachment 1.

Islands Trust
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RATIONALE FOR VARIANCE
Considering the letters of support received from neighbouring property owners (see Attachment 2) and the fact
that the applicant has provided proof of an issued building permit from the RDN, staff is recommending issuance
of the permit. There was some obvious confusion at the time that the building permit was issued, but the RDN
building department has been unable to provide further information on why the building was approved in the
location is was, considering the Gabriola Island Land Use Bylaw (LUB) that was in place at the time in 1993. Further,
the topography of the impacted location on the Page’s Resort property, is a high bank area where future
construction on the adjacent property could be challenging. At present the building has little visual impact on the
use and enjoyment of the resort property owner and their business, as stated by that owner. The matter is a
historic issue, likely related to overlapping jurisdiction and although the application is a retroactive DVP (something
generally to be avoided) the building has existed in the current location since it was constructed 28 years ago (see
applicant rationale in Attachment 3).
BACKGROUND
This application arose through a bylaw enforcement file initiated on a compliant received regarding the rental of
the building that is the subject of the DVP. That use issue has now been resolved to the satisfaction of the bylaw
enforcement team, however the file remains open while the siting issue of the structure is addressed (discovered
during the bylaw enforcement process). The applicant notes in their application that the building (henceforth
referred to as the ‘studio’) was constructed per a RDN building permit no. 17588, issued on September 24, 1993.
The applicant believes they had constructed in accordance with bylaw regulations at the time and has made this
DVP application in order to bring the studio into compliance at the request of the Islands Trust bylaw enforcement
team.
ANALYSIS
Policy/Regulatory
Attachment 4 addresses the site context for the subject property.
Official Community Plan:
The property is designated as SRR – Small Rural Residential in the Gabriola Island Official Community Plan Bylaw
No. 166, 1997. There are no development permit areas designated in the OCP for the subject property.
Land Use Bylaw:
The property is zoned Small Rural Residential (SRR) under the LUB. The existing residential use and density on the
lot complies with the zoning provisions of the current bylaw and the proposed variance to the interior lot line
would bring the existing studio into conformity.
Intent of Regulations being varied:
The main purpose of rural zoning lot line setbacks is provide adequate separation of uses, to mitigate nuisance,
and allow for the peaceful enjoyment of individual properties by their residents, including from a visual
perspective. The neighbouring property owner has indicated that the location of the studio does not impact the
above-mentioned and is in support of the variance. This is not to say that in future, other property owners may or
may not have an issue with the siting.

Islands Trust
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Potential impacts of granting the variance:
Because the studio actually encroaches on the Page’s Resort property to the north by several inches, there is
technically a trespassing issue in addition to the lot line setback encroachment on the applicant’s side. As noted
above, the current owner of the resort property does not take issue with this, but there is no guarantee that future
owners would take the same view, albeit it is a small part of the roof which overhangs the property boundary. The
building envelope itself does not cross the lot line and trespassing is a civil matter.
First Nations
The Islands Trust reviews all applications to ensure the preservation and protection of cultural heritage,
archaeological sites, and ancestral places. As reviewed, the DVP application is consistent with respect to LTC
Standing Resolutions on reconciliation, particularly since the structure is existing and no new development or
ground disturbance is being proposed. Notwithstanding, to provide applicants with awareness regarding unknown
archaeological areas, staff provides the Islands Trust Chance Find Protocol and the provincial Archaeological
Branch guidelines on Heritage Act directly to applicants for information on their responsibility under the Heritage
Conservation Act.
Circulation
Notification of the DVP application (included in Attachment 1 with Draft DVP) was distributed to neighbouring
property owners and tenants within 100 metres in accordance with statutory requirements. Any submissions
received following report preparation will be presented at the LTC meeting on June 17, 2020. See Attachment 2
for correspondence received prior to the statutory notification period.
Rationale for Recommendation
A decision to grant a variance is generally based on particular circumstances, the potential impact on neighbouring
lots, and the island as a whole. Staff considers this variance request unlikely to have a negative impact on the
neighbourhood and the owner of the property most likely to be affected by the studio location has expressed
support for the variance as discussed in this report. The request does not appear to be contrary to the intent of
the LUB.
Staff is recommending issuance of GB-DVP-2020.4 as stated in the Recommendations section of this report on
page 1 and presented in Attachment 1.
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 Gabriola Island Local Trust Committee request that the applicant submit to the Islands Trust [insert
report/survey/request here] which identifies [insert requested information].
2. Deny the application

Islands Trust
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The LTC may deny the application. Staff advise that the implication of this alternative would likely be
continued bylaw enforcement action leading to another DVP application. If this alternative is selected, the
LTC should state the reasons for denial.
Submitted By:

Ian Cox, MCP
Planner 2

June 7, 2021

Concurrence:

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

June 8, 2021

ATTACHMENTS
1.
2.
3.
4.

Draft Development Variance Permit and Notice
Public Correspondence
Applicant Rationale Letter
Site Context

Islands Trust
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NOTICE
GB-DVP-2020.4 Staff Report
Attachment 1 - Notice

GABRIOLA ISLAND LOCAL TRUST COMMITTEE
GB-DVP-2020.4
(HOY)

NOTICE is hereby given that the Gabriola Island Local Trust Committee will be considering a resolution allowing for the issuance of
a Development Variance Permit, pursuant to Section 498 of the Local Government Act, varying subsections of the Gabriola Island
Land Use Bylaw No. 177, 1999, as follows:

a) Part D - ZONES, Section D.1.1 – Small Rural Residential (SRR), Subsection D.1.1.3 - Regulations, Article
D.1.1.3.a. – Buildings and Structures Siting Requirements, Clause i. – On lots less than 1.0 hectares (2.47
acres), except for a sign, fence, or a pump/utility house, the minimum setback of buildings or structures
is 1.5 metres (4.9 feet) from any interior lot line, is varied:


To permit the siting of an accessory building (studio) at a minimum of 0.0 metres from the
interior lot line.

The property is located at 3395 South Road, Gabriola, BC and is legally described as:
PID: 000-937-282, LOT 11, SECTION 5, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 6391
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 Ian Cox, Planner 2, at 250-247-2204; for Toll Free Access,
request a transfer via Enquiry BC: in Vancouver 604-660-2421 and
elsewhere in BC at 1-800-663-7867, on or before 4:30 pm, June 16, 2021.
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

A copy of the proposed Permit may be viewed on the Islands Trust website

https://islandstrust.bc.ca/island-planning/gabriola/current-applications/, commencing June 3, 2021 to June 16, 2021.
Also, attached for your convenience, is a copy of the proposed Permit.

The Gabriola Island Local Trust Committee may consider a resolution allowing for the issuance of the permit during the
Electronic Business Meeting starting at 10:30 am, Thursday, June 17, 2021.
To Participate or Attend:
Electronically: https://islandstrust.zoom.us/s/69132961477
By phone: 833 955 1088 (Toll Free) or 833 958 1164 (Toll Free)
*9 to raise hand *6 to unmute
Webinar ID: 691 3296 1477
Live Stream (to watch only): https://colaboratevideo.net/islandstrust/C
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
GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT VARIANCE PERMIT NO. GB-DVP-2020.4

TO:

Dennis Hoy

1.

This Development Variance Permit applies to the land described below:
PID: 000-937-282
LOT 11, SECTION 5, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 6391

2.

Pursuant to Section 498 of the Local Government Act, the Gabriola Island Land Use Bylaw No. 177, 1999 is
varied as follows:
a) Part D - ZONES, Section D.1.1 – Small Rural Residential (SRR), Subsection D.1.1.3 - Regulations,
Article D.1.1.3.a. – Buildings and Structures Siting Requirements, Clause i. – On lots less than 1.0
hectares (2.47 acres), except for a sign, fence, or a pump/utility house, the minimum setback of
buildings or structures is 1.5 metres (4.9 feet) from any interior lot line, is varied:


3.

To permit the siting of an accessory building (studio) at a minimum of 0.0 metres from
the interior lot line.

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 Gabriola Island Land
Use Bylaw No. 177, 1999 including use and density, and to obtain other appropriate approvals necessary
for completion of the proposed development.

AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA 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.

Page 1 of 2
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT VARIANCE PERMIT
NO. GB-DVP-2020.4
Schedule “A” - Site Plan

Page 2 of 2
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GB-DVP-2020.4 Staff Report
Attachment 2 - Public Correspondance
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From:
Sent:
To:
Subject:

Susan Seibold
Monday, May 31, 2021 1:33 PM
northinfo
GB-DVP-2020.4 (HOY)

ATTN: IAN COX
The studio building in question is a lovely cottage that sits nestled in the trees on a cliff. It has been
there for many years and has always been well maintained. The structure is surrounded by large trees
and isn’t an eyesore and therefore as homeowners with full view of the structure, we have absolutely no
issues with the building in it's current location.
Thank you.
Susan Seibold
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From:
Sent:
To:
Subject:

Keith Seibold
Wednesday, June 2, 2021 6:43 AM
northinfo
GB-DVP-2020.4 (HOY)

ATTN: IAN COX
Hi Ian,
I am fully supportive of the proposed variance. My home can directly see this property and it’s
structures. The studio building in question fits in very well with it surroundings and poses no visual or
structural impediment that I can see.
Thank you.
Keith Seibold
Gabriola, BC V0R 1X7
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Attachment 3 - Applicant Rationale
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ATTACHMENT 4 – SITE CONTEXT

GB-DVP-2020.4 Staff Report
Attachment
4 - Site Context
LOCATION
Legal Description
PID
Civic Address

LOT 11, SECTION 5, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 6391
000-937-282

3395 South Road, Gabriola

LAND USE
Current Land Use
Surrounding Land Use

Residential
Tourist Commercial, Residential

HISTORICAL ACTIVITY
File No.
GB-BE-2020.12
GB-BE-2014.18

Purpose
STVR
Density

POLICY/REGULATORY
Official Community Plan
Designations

Land Use Bylaw

Land Use Designation: Small Rural Residential (SRR)
The subject property is neither within a Development Permit Area,
Environmentally Sensitive Area, nor within DPA 6 – Escarpment Areas, but a
portion of the parcel where the property boundary abuts the sea and the
northern neighboring property is mapped as a moderate risk steep slope area.
Current zoning is Small Rural Residential (SRR). Relevant regulations:
B.2.1 Special Setbacks and Elevations
b.
A septic sewage disposal field must be sited a minimum of 30 metres
(98.4 feet) from the natural boundary of the sea, lake, stream or wetland.
D.1.1.1.a. Permitted Principal Uses
i. single family residential
D.1.1.2 Buildings and Structures
a. Permitted Buildings and Structures
i. Maximum of:
 one single family dwelling per lot;
D.1.1.3 Regulations
Buildings and Structures Siting Requirements
i On lots less than 1.0 hectares (2.47 acres), except for a sign, fence, or
pump/utility house, the minimum setback of buildings or structures is:
 6.0 metres (19.7 feet) from the front lot line;
 4.5 metres (14.8) from any exterior side lot line; and
 1.5 metres (4.9 feet) from any interior lot line.

Other Regulations
Covenants

n/a
Stat. Right of Way – BC Hydro
Undersurface Rights – Prov. Of BC

Z:\09 Current Planning\03 GB\3190 DVP\25 Applications (P)\2020\GB-DVP-2020.4 Hoy\06 Staff Reports\GB-LTC_2021-06-17_GB-DVP2020.4_Site-Context_ATT04.docx
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Bylaw Enforcement

See historic files

SITE INFLUENCES
Islands Trust Conservancy
Regional Conservation Strategy

No referral to the Islands Trust Conservancy is required.
The proposal is not contrary to or at variance with the ITC RCP.
Conservation of the Gabriola LTA is a high priority within the context of the RCP.

Species at Risk
Sensitive Ecosystems
Hazard Areas

Masked/secure occurrence
None currently mapped

Archaeological Sites
Climate Change Adaptation
and Mitigation
Shoreline Classification
Shoreline Data in TAPIS

Islands Trust

Moderate/High risk steep slope along foreshore bank at natural boundary and
along northern portion of lot line. Existing studio in this area.
Potential – see staff report First Nations | Archaeology section
No potential impacts anticipated beyond what is commensurate with rural
residential settlement and land use patterns, particularly personal vehicle use.

Sediment Shoreline - Boulder/Cobble beach
“Altered” categorization
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STAFF REPORT
File No.: GB-TUP-2021.1
(Plotnikoff&Penner)
DATE OF MEETING:

June 17, 2021

TO:

Gabriola Island Local Trust Committee

FROM:

Ian Cox, Planner 2
Northern Team

SUBJECT:

Temporary Use Permit for commercial vacation rental of main house
Applicant:
Nadine Plotnikoff and Siegfried Penner
Location:
376 Tinson Road, Gabriola PID: 004-801-270

RECOMMENDATION
1. That the Gabriola Island Local Trust Committee approve issuance of Temporary Use Permit GB-TUP2021.1 for a period of three (3) years, subject to the conditions imposed by the permit.
REPORT SUMMARY
The Gabriola Island Local Trust Committee (LTC) is asked to consider a Temporary Use Permit (TUP) for the
operation of a commercial vacation rental (CVR) within an existing single family dwelling on the subject property.
Pursuant to Section 3.8 (a) of the Gabriola Island Official Community Plan (OCP), a temporary use permit may be
issued for commercial vacation rentals within land designated Small Rural Residential (SRR). Staff are
recommending approval of the permit subject to the conditions as outlined in the draft permit presented in
Attachment 1 – Draft Temporary Use Permit.
BACKGROUND
The subject property is located at 376 Tinson Road as shown in figure 1 and 2 below. The property is approximately
0.22 hectares (0.55 acres) in area and is surrounded by other residential properties in the SRR Zone. The northern
property boundary is waterfront at Georgia Strait. See Attachment 2 – Site Context.

Figure 1 - Subject Property Location

Islands Trust

Figure 2 – Subject Property Air Photo
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The Gabriola Island Local Trust Committee (LTC) may issue a TUP that allows certain commercial uses to take place
under the conditions specified in a TUP, including the posting of security to ensure compliance with the terms of
the permit. Under a TUP, the uses specified in the permit may be carried out for a period of up to three years,
with the possibility of renewal for a further three years should the LTC find the use to have been carried out in
compliance with the conditions of the permit and no major concerns have arisen, such as nuisance to neighbours.
See Attachment 3 for the applicant’s description of the proposal and additional property information.
ANALYSIS
Policy/Regulatory
Islands Trust Policy Statement
This application is not contrary to the Islands Trust Policy Statement.
Official Community Plan
The subject property is designated Small Rural Residential (SRR) in the Official Community Plan (OCP), and is not
within any currently enacted Development Permit Area.
Subject to Section 3.8 (a), Temporary Use Permits may be issued for:
vii. commercial vacation rentals within areas designated on Schedule B as ‘Small Rural Residential’,
‘Large Rural Residential’, ‘Forestry’, ‘Agriculture’ or ‘Resource’.
Section 3.8 (h) provides guidelines when considering issuance of a temporary use permit. Based on the information
provided by the applicant and subject to the conditions of the permit as drafted, staff consider the application to
be consistent with the TUP Guidelines. See Attachment 4 for an assessment of how the application meets the
Temporary Use Permit Guidelines in OCP Section 3.8 (h).
Land Use Bylaw
The subject property is zoned Small Rural Residential (LRR) in the Land Use Bylaw (LUB). The applicant’s proposal
for the use of the existing single family dwelling on the property as a CVR does not comply with the Home
Occupation regulations under LUB Section B.3.6 (Bed and Breakfast); thus the applicant is applying for a TUP to
permit a CVR as required by LUB Section B.6.3.1:
B.6.3.1 All dwelling units, including secondary suites, are for residential use and any use for
overnight accommodation on less than a monthly basis for monetary gain is prohibited except
where a temporary use permit has been issued by the Local Trust Committee.
Issues and Opportunities
Potable Water
The applicant has provided a water plan as required by OCP section 3.8 h) v. (227 litres or 50 imperial gallons per
paying guest for the duration of the permit) with the primary source of potable water coming from an installed
rainwater harvesting and treatment system. See Attachment 5 - Water Plan.
Staff note that the Water Sustainability Act (WSA) which came into effect in 2016, introduced new licensing
requirements for groundwater use for non-domestic purposes. It is staff’s understanding that these requirements

Islands Trust
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do apply to this proposal if a well water source is utilized and the applicant has been made aware of the
requirement to obtain a provincial water license in this event.
Staff recommend that the LTC specify on the permit (as drafted) the requirement to obtain any necessary
approvals for groundwater use under the WSA. It is not recommended that the permit be withheld until the
applicant has secured the license, however, as it is staff’s understanding that groundwater licensing processing
times may be longer than a year, particularly as the province has extended the application deadline.
Further, the applicant has indicated their intention to use the installed rainwater harvesting system as the sole
source of potable water. A complete description of the system is found in Attachment 6 as mentioned and more
information can be found in the online video produced to further explain and tour the components of the system:

https://youtu.be/maLIGr6BZx4.
Rarely has staff received an application that addresses water sustainability concerns in the manner that this
application demonstrates. Among other things, one of the chief concerns over CVRs is the increased intensity of
ground use water by off-island visitors who may be less likely to conserve fresh water resources while on vacation,
through increased laundry, bathing etc. The robust rainwater capture system installed by the applicant addresses
this issue very directly.
Waste Water
The applicant in Attachment 7 has provided a recent septic system evaluation according to the TUP Guidelines.
Prior to any renewal of the permit, the landowner should provide staff with a current professional report certifying
that wastewater management on the site continues to be sufficient for the commercial vacation rental use.
Occupancy Permit and Fire Inspection
As required by the TUP Guidelines, the applicant has provided an occupancy permit for the dwelling from
the Regional District of Nanaimo (RDN), ensuring that the dwelling is legal. They have also provided a
confirmation letter that the building meets the current fire code from the Gabriola Volunteer Fire
Department Chief Sprogis. See Attachment 7 – Occupancy Permit and Attachment 8 – Fire Inspection.
Guest Information
The applicant has provided a detailed information package for guests upon check-in which meets OCP
Guideline 3.8 h) xi. See Attachment 9.
Consultation
Statutory Requirements
In accordance with Section 494 of the Local Government Act, neighbours must be notified of a TUP application.
Such a Notice was mailed on May 27, 2021 to all property owners and residents within 100 metres of the subject
property. A Notice of the proposed TUP was published in the Gabriola Sounder newspaper on June 9, 2021. See
Attachment 10 – Public Notice.
One piece of correspondence was received at the time of writing of this report and may be viewed in the Current
Applications section of the Gabriola Local Trust Area website. Communications may be received before or during
the LTC meeting on June 17, 2021 and should be sent to northinfo@islandstrust.bc.ca.

Islands Trust
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First Nations
The Islands Trust reviews all applications to ensure the preservation and protection of cultural heritage,
archaeological sites, and ancestral places. As reviewed, the TUP application is consistent with respect to LTC
Standing Resolutions on reconciliation, particularly since no new development or ground disturbance is being
proposed. Notwithstanding, to provide applicants with awareness regarding unknown archaeological areas, staff
provides the Islands Trust Chance Find Protocol and the provincial Archaeological Branch guidelines on Heritage
Act directly to applicants for information on their responsibility under the Heritage Conservation Act. This
application does not trigger the requirement for agency or First Nations referrals at this time.
Information on First Nations cultural heritage and history is provided in the Guest Information package
(Attachment 8), with language vetted in consultation with, and approved by the Islands Trust Senior
Intergovernmental Policy Advisor (SIPA).
Rationale for Recommendation
Staff consider the proposal and information provided in the application to meet the TUP Guidelines for commercial
vacation rentals outlined in Section 3.8 of the OCP. Therefore, it is recommended that a TUP be issued for a period
of three years, subject to the conditions imposed by the permit.
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. Recommended wording for the
resolution is as follows:
That the Gabriola Island Local Trust Committee request that the applicant submit to staff… [insert
requested information here] prior to rendering a decision on GB-TUP-2021.1.
2. Impose additional permit conditions
The LTC may choose to impose additional permit conditions in accordance with OCP guideline 3.8 (h)
(xvii) which states, “such other considerations as are deemed applicable with respect to a specific
commercial vacation rental application.”
That the following be made a condition of Temporary Use Permit application GB-TUP-2021.1: [insert
condition(s)].
3. Deny issuance of the permit
The LTC may deny the application. Recommended wording for the resolution is as follows:
That the Gabriola Island Local Trust Committee deny application GB-TUP-2019.3 for the following
reasons… [Insert reasons here].
NEXT STEPS
Should the LTC agree with the staff recommendation found on page one of this report, the TUP as presented in
Attachment 1 would be issued.

Islands Trust
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Submitted By:

Ian Cox, MCP
Planner 2

June 9, 2021

Concurrence:

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

June 9, 2021

ATTACHMENTS
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Draft Temporary Use Permit
Site Context
Applicant Proposal Description
Temporary Use Permit OCP Guidelines
Water Plan
Septic Information
RDN Occupancy Permit
Fire Department Inspection
Guest Information
Public Notice

Islands Trust

GB-TUP-2021.1 - Staff Report

111
5

GB-TUP-2021.1 Staff Report
Attachment 1

DRAFT
GABRIOLA ISLAND LOCAL TRUST COMMITTEE
TEMPORARY USE PERMIT
GB-TUP-2021.1

To:

Nadine Plotnikoff and Siegfried Penner

1.

This Permit applies to the land described below:
PID 004-801-270
Lot 39, Section 21, Gabriola Island, Nanaimo District, Plan 12655

2.

This Permit is valid for a period of three years from the date of issuance.

3.

This Permit is issued for the purpose of permitting a commercial vacation rental within the single
family dwelling.

4.

The use may be carried out subject to the following conditions:
4.1

the single family dwelling and subject property must maintain a residential appearance,
and any existing vegetative screening or fencing must not be removed;
4.2 parking for a minimum of two vehicles for the commercial vacation rental use must be
provided on the property;
4.3 the owner or an operations manager must reside on Gabriola Island and be available by
telephone 24 hours per day, seven days per week. Any changes to contact information
must be provided to the Islands Trust within seven (7) working days;
4.4 neighbours within a 100 metre radius of the commercial vacation rental must be provided
with at least one resident contact phone number, and a copy of the temporary use permit;
4.5 information must be posted for guests pertaining to: noise bylaws, water conservation,
fire safety, storage of garbage, septic care, First Nations historical use of area, control of
pets (if pets are permitted) and information to remind guests that they are in a residential
area;
4.6 a supply of water in the amount of 227 litres (50 imperial gallons) per paying guest must
be provided for the duration of the permit;
4.7 the maximum number of guests that may stay in the commercial vacation rental is 2 per
bedroom, for a maximum of 6 guests at any given time;
4.8 the maximum number of bedrooms in the single family dwelling for the commercial
vacation rental is 3;
4.9 the owner submit a copy of the property insurance for the subject property;
4.10 the maximum number of signs advertising the commercial vacation rental is restricted to
one, with a maximum area of 0.3 square metres and not illuminated;
4.11 the rental or provision of motorized personal watercraft to guests is prohibited;
4.12 the use of recreational vehicles and camping for the overnight accommodation of guests
is prohibited;
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4.13 the holder of the Permit will be responsible for any violation of the conditions of this
Permit. For the purpose of investigating a complaint, the Islands Trust Bylaw Investigations
Officer may enter the property between the hours of 9:00 am and 5:00 pm on any day
without prior consultation.
4.14 The holder of this permit must comply with all current orders of the BC Provincial Health
Officer regarding the COVID-19 pandemic. Failure to do so may result in Islands Trust Bylaw
Enforcement action.
5.

It is the responsibility of the landowner to obtain any required authorization under the Water
Sustainability Act or any other relevant legislation pertaining to groundwater.

6.

All in accordance with Schedule “A” – Site Plan attached to and forming part of this permit, as
signed and dated by the Deputy Secretary of Islands Trust.

7.

This is not a Building Permit, nor does it relieve the Permittee from the need to secure all other
approvals necessary for the proposed development.

AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE THIS XXTH
DAY OF XX, 2021.

_________________________
Deputy Secretary, Islands Trust

MONTH, DAY, 2021
__________________
Date Issued
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
TEMPORARY USE PERMIT
GB-TUP-2021.1
SCHEDULE “A” Site Plan
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Attachment 2

SITE CONTEXT
LOCATION
Legal Description
PID
Civic Address
Lot Area

LOT 39, SECTION 21, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN 12655
004-801-270
376 Tinson Road, Gabriola
0.22 ha (0.55 acres)

LAND USE
Current Land Use

Surrounding Land Use

Residential
Proposed: Residential and Commercial Vacation Rental of single family
dwelling
Residential (SRR)

HISTORICAL ACTIVITY
File No.
None on file

Purpose

POLICY/REGULATORY
Official Community Plan
No. 166, 1997
Land Use Bylaw No. 177, 1999

The subject property is within the Small Rural Residential (SRR) land
use designation. Not within any currently enacted Development
Permit Areas.
The subject property is within the Small Rural Residential (SRR) zone.
Permitted Principal uses in the SRR zone include Single family residential and
Horticulture.
Permitted Accessory uses in the SRR zone include Home occupations
(including Bed and Breakfasts), subject to regulations in B.3.
B.6.3.1 All dwelling units, including secondary suites, are for residential use
and any use for overnight accommodation on less than a monthly basis for
monetary gain is prohibited except where a temporary use permit has been
issued by the Local Trust Committee.

Islands Trust
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Other Regulations

Covenants
Bylaw Enforcement

Not within the Agricultural Land Reserve.
No mapped Crown Leases, LTC Covenants, Parks/Protected Areas, or
Watercourses.
Undersurface Rights only
None on record

SITE INFLUENCES
Islands Trust Conservancy
Regional Conservation Strategy
Species at Risk
Sensitive Ecosystems
Archaeological Sites

Climate Change Adaptation and
Mitigation

Groundwater Vulnerability

Application does not directly affect an Islands Trust Conservancy Boardowned property or conservation covenant.
Map 6 of the Islands Trust Conservancy Regional Conservation Plan 20182027 estimated importance of habitat composition is low to medium.
Masked/Secured occurrence (not public)
Not SEI. Adjacent to Coastal Douglas-fir Dry Maritime, Salal
Remote Access to Archaeological Data (RAAD) mapping does not indicate an
archaeological site on or within 100 metres of the subject property. However,
the 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 any
subsequent site 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.
This TUP application seeks to lawfully permit the use of an SRR zoned lot
for Commercial Vacation Rental use. GHG emissions can be expected to be
commensurate with levels associated with Single Family Residential
development patterns and use, and a potential increase due to the use of
personal vehicles by CVR guests for transport on and off island.
Islands Trust mapping indicates the property within a moderate to high
intrinsic aquifer vulnerability/salt water intrusion area.

Shoreline

Water sustainability is addressed through the use of a harvested rainwater and
treatment system on the property.
Low Rock/Boulder

Steep Slopes

Moderate steep slope risk mapped along foreshore area

Islands Trust
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GB-TUP-2021.1 Staff Report
Attachment 3
April 15, 2021

To Whom It May Concern:
Re:

TUP application for 376 Tinson Road, Gabriola Island
Written Description of the existing and proposed uses and purposes of application

Thank you for considering our TUP application for the purposes of short-term vacation rentals
at our Gabriola home.
We purchased our home in June of 2018. Good friends of ours had retired to their home here
and, over time and through them, we grew to enjoy all that Gabriola offers - new friends,
wonderful nature and a peaceful place to recharge ourselves. When a fixer-upper came up for
sale in the Twin Beaches neighbourhood, we made an offer. As recent middle-aged
“newlyweds”, buying this home also allowed us a chance to own and renovate a home together
from its beginning.
We live and work full-time in the Lower Mainland. Siegfried owns a home renovation/building
business while Nadine owns a physiotherapy practice. Our businesses still require our full
attention and so, at this point, our primary presence remains in the Vancouver area. Our
Gabriola home is a wonderful weekend getaway for us, is a place to host family and friends and
is our home base when Siegfried takes on a Gabriola renovation client.
Given that we are not here full-time, we are interested in having some short-term rental
income to help us with the cost of maintaining our second home. We are proud of the dream
home that we have built and enjoy when others can take pleasure in it, too.
The property is a very private 0.5 acre lot, bordered by the ocean, Tinson Road and neighbours
on either side (one neighbouring lot is currently without a home on it). The property is
accessed via an automated gate on Tinson Road and is fully fenced, with one shared side of the
fence having been completely rebuilt this winter. Additional privacy screening (see attached
photos) was added to the oceanside deck during our renovation.
We did an extensive renovation on the home, incorporating green and modern technology
wherever possible. We maintained the footprint of the previous 1260 square foot 2BR, 2BA
home (with some small layout changes inside) but completely updated all the structure, inner
workings and finishes to that of a luxury, executive all-season home. Our website at
www.gabriolaoceanhouse.com gives further information on our home and renovation details.
Given that Siegfried was able to build for us, we approached this as our dream home for the
future. Knowing that, we can assure that any rentals we accept will be people seeking a place
of quiet enjoyment, whom we entrust to treat this property at the level we do. This is critical to
us.
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In addition to the home, the property has a yurt-like structure, which served as accommodation
during our renovation. It now serves as storage space for us.
There is no home occupation from the home at this time.
Since owning the home, we have also done an extensive landscaping project, with clear parking
on the property for up to 6 vehicles, on a mix of concrete parking pad and crushed rock areas.
We understand that the island has a shortage of long-term rental options. As Siegfried’s client
base here grows, he will eventually need a workshop and, if properties of our size are
eventually allowed to do so, we would be happy to put a secondary suite on top of an accessory
workshop building and contribute to those rental options. Our home, however, won’t be
offered for long-term rentals now or then as we need the freedom to come here when Siegfried
is working here and we value using it ourselves.
We also understand concerns about the impact of more vacationers on the island’s acquifer.
We hope that our attached water supply plan, detailing our full reliance on above-ground water
sources, will alleviate any of those concerns.
We have been able to employ some Gabriolans in helping with yardwork, garbage removal and
cleaning when we are not here. As well, our good friend will serve as the on-island point of
contact for vacation renters.
We hope that our submission has provided the details necessary to satisfy this TUP application.
Please let us know if anything further is required.
Thank you.
Sincerely,

Nadine Plotnikoff and Siegfried Penner.
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Attachment 1: Privacy screening on our deck and natural treeline separating us from the other
neighbouring property
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Rebuilt fence between us and an immediate neighbor
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Examples of parking pad area (2 cars) and of front view of house:
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Septic field delineation
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TUP
GUIDELINES
Attachment
4
OCP Subsection 3.8(h)
The following is a breakdown of the application’s level of compliance with each TUP guideline, and a summary of
how the draft permit addresses those guidelines.
Guideline
i.

i.

ii.

iii.

iv.

Planner Comments

i. the Local Trust Committee should
consider the cumulative effects on the
neighborhood and Island of all the
temporary use permits issued for
commercial vacation rentals
ii. the Local Trust Committee may consider
issuance of a temporary use permit for
commercial vacation rental if the proposal
does not alter the residential appearance of
neighbourhood.
iii. the Local Trust Committee may require
mitigating measures to address neighbour
concerns, such as screening and fencing;
the Local Trust Committee may consider
issuance of a temporary use permit for
commercial vacation rentals in situations
where the proximity of dwelling under
consideration for a commercial vacation
rental to a neighbouring dwelling is such
that screening or fencing is practical or able
to mitigate potential impacts or address
neighbour privacy issues
iv. a temporary use permit respecting a
parcel in the Agricultural Land Reserve shall
require the approval of the Agriculture Land
Commission prior to the permit being
issued
v. the landowner should be required to
provide a written plan for the supply of
water for the duration of the permit in the
amount of 227 litres (50 imperial gallons)
per paying guest.

TBD by LTC
There are currently no other lawfully active TUPs for commercial
vacation rentals in this neighbourhood.

Included as a condition of the permit
Condition 4.1 of Draft TUP

Included as a condition of the permit
Subject property and subject Single Family Dwelling set back and
well screenedfrom road and neighbouring properties.

N/A - Not in the ALR.

Included as a condition of the permit
See staff report and attached Water Plan.

Islands Trust
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vi. the landowner should be required to
provide proof that the property is able to
accommodate a minimum of two vehicles.

Included as a condition of the permit.

vi.

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

Related conditions included in permit and evaluation of
system provided in staff report.

vii.

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

Occupancy Permit and fire inspection provided by
applicant and included in staff report.
Condition 4.9 of the Draft TUP requires proof of insurance.

viii.

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

Included as a condition of the permit.

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

Included as a condition of the
permit.

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

Included as a condition of the permit.

v.

ix.

x.

Islands Trust

The site plan included as Schedule "A" on the draft
permit indicates adequate parking areas on the subject
property.Condition 4.2 ofDraft TUP.

See condition 4.3 of Draft TUP.
Owner has provided 24 hour
on-island contact.

See Condition 4.4 of Draft TUP.

See Guest Information attachment to staff report which
provides required information to guests.
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xi.

xii.

xiii.

xiv.

xv.

xii. a condition of the permit should restrict
the maximum number of people that can
stay to a maximum of two guests per
bedroom.
xiii. a condition of the permit should restrict
the maximum number of signs advertising
the commercial vacation rental to one sign,
with a maximum area of 0.3 square metres,
be made of wood and not illuminated.
xiv. a condition of the permit should
prohibit the rental or provision of
motorized personal watercraft to rental
clients.
xv. a condition of the permit should limit
the number of bedrooms to:
 a maximum of 3 on lots smaller
than 2.0 hectares; and
 a maximum of 4 on lots of 2.0
hectares or larger
xvi. a condition of the permit should
prohibit recreational vehicles or camping.

Included as a condition of the permit.
Conditions 4.7 and 4.8 of Draft TUP Max 6.

Included as a condition of the permit.
Condition 4.10 of Draft TUP.

Included as a condition of the permit.
Condition 4.11 of Draft TUP.

Included as a condition of the permit.
Subject property is less than 2 hectares. Applicant requests 3
bedrooms and Condition 4.8 of Draft TUP restricts to 3.

Included as a condition of the permit.
Draft TUP Condition 4.12

xvi.

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

TBD by LTC

xvii.

xviii. the Local Trust Committee may
require water metering

TBD by LTC

xviii.

xix. the Local Trust Committee may
consider a professionally registered house
inspector report if an occupancy permit is
not available, indicating that the house is
safe and appropriate for the proposed
commercial vacation rental use and
activities.
xx. the Local Trust Committee may require
the landowner to post information for
guests about awareness and sensitivity to
First Nation sites and artifacts

xix.

Islands Trust

RDN Occupancy Permit and Fire Inspection provided.

Included in Guest Information package with SIPA input
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GB-TUP-2021.1 Staff Report
Attachment 5
Water Supply Plan for 376 Tinson Road, Gabriola Island


Potable water is fully obtained from our roof collection system and stored in our cistern
and tanks.



Current combined cistern and tank capacity:






Main cistern:
Accessory tank:

56, 700 litres (15,000 gallons)
47, 318 litres (12, 500 gallons)
9464 litres (2, 500 gallons)

Cistern size confirmed by homeowner, who is a general contractor. See attached
schematic. The interior surface of the cistern was completely refaced in Spring 2020.
The storage systems are currently full and have been overflowing over the winter.



Rainwater harvesting system:
o Newly installed 2000 square foot TPO rubber roof
o Filtration system:
 Sandbox filter in
 Sediment filter, charcoal filter and UV light are the system out.
 This filtration system was fully replaced after we bought the home in
2018.
 Filters are changed regularly and water testing will comply with required
standards.



The home is a fully rebuilt home, including fully replaced plumbing and electrical
systems. The plumbing systems comply to the latest low-flow standards. Our
dishwasher is set to a speed wash setting.



We use a personal water metering system. This “Flow by Moen” app provides us the
following features for monitoring and ensuring proper functioning of the system:
o Leak detection and automatic and remote shut off capabilities. If excessive
water use is detected (eg. A high flow outdoor water tap left running for more
than 10 minutes), the system will alert us through a phone call, email and app
alert. We can choose to override automated water shut down for a set time,
after understanding why excessive water usage occurred.
o Detailed understanding of when water is used during the day and usages is
obtainable from our smart monitoring app.



Example of detailed daily calculations for use:
 Toilets – 6 litres for toilet flush
Full-time living for the month of November 2020 for 2 individuals demonstrated
a use of 6800 litres.

o We installed this system a year ago and have been very happy with its operation.
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We have also installed an in-tank sensor on the main reservoir, which, through an app, allows us
to monitor overall water levels.
In the past, when we were under renovation, we used Island Water Hauling and retain an
account with them. We don’t anticipate needing to use them again but they are available if
need should arise.

There is an existing old well on the property that was only used for gardening purposes
by the previous owners. We have not recommissioned this well.
Our landscape design is purposeful in its choice of drought-resistant/low water
consumption planting

We are confident that our system meets the TUP requirements of volume of water availability
for vacation renters. We have set a high standard for ourselves on the building and
maintenance of the water supply system and are utilizing modern technology to its full extent
in monitoring the availability and delivery of our potable water. Our system also puts no
demand on the in-ground water source of the island.
We are happy to provide any further information that may be of use to you.
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Attachment 7

BUILDING INSPECTION SERVICES

FINAL INSPECTION REPORT - APPROVED
Pursuant to the requirements of the building bylaws of the Regional District of Nanaimo this
Building is hereby granted a final approval.
Street Address: 376 TINSON RD
Legal Description: LOT 39, SECTION 21, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN
12655
Class of Occupancy: C Residential occupancies
Comments: Major Alteration to existing SFD - Existing Deck "resurfaced"
Building Permit Number: PR20180000647
Date Issued: February 24, 2021
Building Inspector: Jennifer Brand

IMPORTANT NOTICE
This permit is not a warranty that the subject building or any part of the building complies with all
regional and provincial regulation covering zoning and building construction or that the building or
any part of the building is without defect. Conformity to the regulations is the responsibility of the
owner. Owners are reminded that a new PERMIT is required prior to change in class of
occupancy.

This CERTIFICATE must be affixed to a conspicuous and permanent place in the said building and
shall not be removed.
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Attachment 8
Fire Inspection Results
GABRIOLA VOLUNTEER FIRE DEPARTMENT
Box 89,
Gabriola, B.C.,
VOR 1XO
Telephone: (250) 247-9677

Fax: (250) 247-9850

Email: gabfire@home.com

April 14, 2021

To Whom It May Concern:
Re: 376 Tinson Road, Gabriola, B.C.
On Thursday, April 8th, 2021, the Gabriola Fire Department inspected the above noted property for a
Temporary Use Permit (TUP).
It is the opinion of the Fire Department that this property meets the Fire Code requirements for a TUP.
Should you have any questions, please do not hesitate to contact us.
Yours truly,
Will Sprogis,
Fire Chief

WS:pm
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Attachment 9
Gabriola Beach House Guest Property Information
Address:
Land line:
WiFi:

376 Tinson Road, Gabriola, BC.
250.325.0085
ORBI76-Guest
PW: Beachhouse1
Nadine Plotnikoff’s mobile: 604.306.0127
Siegfried Penner’s mobile: 604.760.7410
Marc Hermann (on island manager): 604 880 5309
Emergency:
911
Gabriola RCMP detachment: 250.247.8333 (non-emergency)
Gabriola Fire Halls:
250.247.9677 or 250.247.8332 (both non-emergency numbers)
Location:
We are in the DeCourcey/Twin Beaches neighbourhood on the North Side of the Island. We are
a 5 minute drive from the ferry terminal and a 5 minute drive from the main retail area on the
island. More specific directions can be provided if needed.
Overall home and property rules:
Neighbors: Please remember that we are in a residential neighbourhood and that noise easily
carries, particularly when outside on our deck. The house is for the use of only those guests on
the rental agreement. No parties or gatherings are allowed. The Regional District of Nanaimo’s
quiet hours are between 10 pm and 8 am. Please respect this.
Pets: Absolutely no pets allowed in or on the property.
Water:
 The acquifer of the island is not abundant, particularly in the summer, and it is
important that we do our part to impact this as little as possible. As such, our home
runs on a water cistern/tank system, whereby rainwater-harvesting systems store water
over the year. Bulk water is also available to be brought onto the island for
supplemental filling, if needed.
 When full, our overall water supply will supply 56 consecutive days of 1000 litres/day to
the home. The short-term vacation rental permit is based on a volume of 227
litres/guest/day. The water is metered and we can see, through our smart app, the
exact amount of water usage each hour of the day. This allows us to be on top of where
our water system is at.
 Our smart monitoring apps will also allow us to know when there is water shortage and,
conversely, any leaks, meaning that we will be able to respond remotely to ensure no
undue water loss.
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We want you to be comfortable in our home but please be conscious of water
conservation – long showers and keeping taps running when brushing teeth are
generally not things Gulf Islanders do. Be comfortable, please! But observant.



We regret that we cannot offer usage of our laundry to our guests.

Fire Safety:








Please be aware of the fire department and emergency numbers at the top of this
document.
The home has passed an inspection by the Gabriola Fire Chief, meaning that the smoke
alarms, carbon monoxide detectors and bedroom egress options are to fire code.
Please familiarize yourself with the location of the 3 fire extinguishers (under the
kitchen sink, behind the woodstove and in the laundry room).
There is absolutely no smoking anywhere on the property.
No candles or fires are permitted anywhere on the property.
You are welcome to use the propane-fuelled fire pit when on the balcony. This fire pit is
not to be moved to any other location on the property.
Unless under specific agreement with the hosts, the wood stove indoors is not to be
used.

Storage of garbage:
 We have a property helper who takes out garbage onto Tinson Road on pick-up day
each week.
 The 3 bins located on the parking pad are available for general garbage (grey bin),
plastic and paper/cardboard recycling (blue bin) and organic waste (green bin).
 We will let you know if garbage pick-up day falls during your stay with us.
 If at all possible, take your glass with you for recycling facilities off island. If you are not
able to do so, please place any glass in the blue box on the deck, as glass does not get
picked up by the recycling service.
Septic field is located immediately beside the tent (on the Tinson Road side) and is recognizable
by the white chain and posts around it. Please do not walk on this area.
The only things that should be flushed down the toilet are wastewater and toilet paper.
Do not put cigarette butts, paper towels, sanitary tampons, condoms, disposable diapers,
anything plastic or similar non-biodegradables into our toilet and septic system.

We are pleased to be able to share with you the following important information on some of
the First Nations history in our area.
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FIRST NATIONS
Welcome to our home which is located in the treaty lands and waters of the
Snuneymuxw First Nation. Snuneymuxw First Nation has called Gabriola Island
home for over 10,000 years and their creation stories go back to time
immemorial. The Snuneymuxw People speak Hul’qumi’num and the word
welcome is nanut kwu and to have a good day is ‘uy’skweyul.
Gabriola Island is a place where the Snuneymuxw People lived and utilized the
lands and waters; gathering camas plants, using cedar for clothing and homes,
and creating fish weirs and clam gardens. Gabriola Island has many cultural places
and was a gathering place for many Coast Salish Peoples throughout the Salish
Sea.
The Snuneymuxw First Nation was forcibly removed from Gabriola Island
beginning in the 1850s and moved to small reserves located around Nanaimo,
only two uninhabited tiny reserves are on Gabriola Island. In 1854 the Crown and
Snuneymuxw First Nation signed a pre-Confederation treaty which was supposed
to protect their lands and waters. Unfortunately, it has been systematically
undermined and the impacts of residential school to language, culture, and family
ties continue to this day.
In this context, the Snuneymuxw First Nation is today revitalizing their language,
reconnecting with the lands and waters of Gabriola and the Salish Sea, and
practicing their culture. We all have a role in reconciliation and we ask you to
please be respectful of the treaty lands and waters of the Snuneymuxw People as
you enjoy your visit to our home and Gabriola Island.
To learn more about the Snuneymuxw visit
https://www.snuneymuxw.ca/welcome and to learn about reconciliation visit the
National Centre for Truth and Reconciliation https://nctr.ca/map.php.
Huy ch q’u (thank you).

139

Attachment 1:

Signage regarding water usage that will be posted in the bathrooms

Water Conservation
Throughout the year, the water to our home is collected through a rainwater harvesting system
and stored in several large cistern and tank structures on the property, supplying our home.
The summer season is unique in that there is relatively less rain and, therefore, less
replenishing of the system. Although we do have an ability to refill with bulk water purchasing
if needed, we would ask that, while you stay at our home, you adopt the water conservation
habits of Gulf Islanders.
Shorter showers are customary here and please do not leave taps running unnecessarily (for
example, when brushing your teeth). The dishwasher should be used on the Speed 60 setting
and only when it is full.
The tap water is safe for drinking.
Thank you in advance for doing your part
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NOTICE
GABRIOLA ISLAND LOCAL TRUST COMMITTEE
TEMPORARY USE PERMIT
GB-TUP-2021.1 (Plotnikoff and Penner)

NOTICE is hereby given that the Gabriola Island Local Trust Committee will be considering a resolution to issue a Temporary Use
Permit, pursuant to Section 493 of the Local Government Act.
The purpose of this Permit is to allow the operation of a commercial vacation rental on the property legally described as:
Lot 39, Section 21, Gabriola Island, Nanaimo District, Plan 12655 (PID: 004-801-270, 376 Tinson Road, Gabriola, BC)
The general location of the property subject to the proposed permit is shown on the following sketch:

Enquiries or comments should be directed to Ian
Cox, Planner 2 at (250) 247-2204, for Toll Free
Access, request a transfer via Enquiry BC: In
Vancouver 604-660-2421 and elsewhere in BC
1-800-663-7867, before 4:00 p.m., June 16, 2021.
Written submissions:
Mail: Islands Trust, 700 North Rd
Gabriola, BC V0R 1X3
Fax: 250-247-7514
Email: icox@islandstrust.bc.ca

A copy of the Permit may be viewed on the Islands Trust website from June 4 to June 17, 2021:
https://islandstrust.bc.ca/island-planning/gabriola/current-applications/
Following the end of the notice period, the Gabriola Island Local Trust Committee may consider issuance of the proposed Permit
at its Electronic Business Meeting to be held at 10:30 am, Thursday, June 17, 2021.
To Participate or Attend:
Electronically: https://islandstrust.zoom.us/s/69132961477
By phone: 833 955 1088 (Toll Free) or 833 958 1164 (Toll Free)
*9 to raise hand *6 to unmute
Webinar ID: 691 3296 1477
Live Stream (to watch only): https://colaboratevideo.net/islandstrust/C
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
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STAFF REPORT
File No.: GB-DVP-2021.2 (Hjelholt)
DATE OF MEETING:

June 17, 2021

TO:

Gabriola Island Local Trust Committee

FROM:

Bronwyn Sawyer, Planner 2
Northern Team

SUBJECT:

Development variance permit
Applicant:
Jerry Ellins (agent)
Location:
1050 Berry Point Road, Gabriola Island

RECOMMENDATION
1. That the Gabriola Island Local Trust Committee approve issuance of Development Variance Permit GBDVP-2021.2.
REPORT SUMMARY
The purpose of this report is to consider a development variance permit to reduce the minimum setback to the
natural boundary of the sea for a septic sewage disposal field. The applicant seeks to vary the Gabriola Island Land
Use Bylaw No. 177, 1999 (LUB), which states a septic sewage disposal field must be sited a minimum of 30 metres
(98.4 feet) from the natural boundary of the sea, lake, stream or wetland. The applicant has constructed the septic
sewage disposal field 21.3 metres from the natural boundary of the sea.
The above recommendation is made based on the expectation that impacts on the neighbouring properties are
will be minimal and the variance would not be contrary to the intent of the LUB.
BACKGROUND
In July 2020, the sewer system at 1050 Berry Point Road, Gabriola was certified by Island Health. The installation
of the onsite sewerage system was overseen and certified by a Registered Onsite Wastewater Practitioner. Based
on information provided, the home owners have constructed on the subject property a Type 2 system with a
designed flow rate 1545 litres per day, as described in the report submitted to Island Health. It was discovered
during the building permit plan check that the minimum required setback to the natural boundary of the sea had
not been met. As per the survey, the constructed septic sewage disposal field is located 21.3 metres from the
natural boundary of the sea or 8.6 metres closer than is permitted in the LUB. A letter from the applicant outlining
the rationale for the development variance permit application is attached (Attachment 1) and Figures 1 and 2 show
the subject property mapping information. Photographs of the property taken during a site visit are included as
Attachment 2.
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Figure 1: Subject Property

Figure 2: Air photo (RDN imap 2018)

Islands Trust

Staff Report

143
2

ANALYSIS
Policy/Regulatory
Attachment 3 address the subject site context.
Official Community Plan:
The property is designated as Small Rural Residential in the Gabriola Island Official Community Plan Bylaw No.
166, 1997 (OCP). There are no development permit areas designated in the OCP for the subject property.
In OCP Section 7.5 Liquid Waste Management, there are some objectives and policies related to septic systems:
Liquid waste management objective is “to ensure that the disposal of sewage does not lead to health
hazard through pollution of the groundwater or the marine waters within the Gabriola Planning Area”.
Liquid waste management policies are:
a) In areas where it is anticipated that septic disposal systems may not function property,
development shall be prohibited unless the Ministry of Health is prepared to approve and
alternate systems of effluent disposal
b) Sewage outfalls into the marine waters of the planning area shall not be permitted unless it may
be demonstrated that the resulting effluent has received a tertiary level of treatment to ensure
it will not harm the marine environment and the system is adequately maintained in property
working order.
Land Use Bylaw:
The property is in the Small Rural Residential Zone of the LUB. The proposed residential use complies with the
provisions of the LUB. The LUB requires that a septic sewage disposal field must be sited a minimum of 30 metres
(98.4 feet) from the natural boundary of the sea, lake, stream or wetland. The variance to the natural boundary
of the sea for the septic sewage disposal field will bring the existing field into conformity with the LUB.
Issues and Opportunities
The applicant has provided information in support of the development variance permit application. In the
variance rationale letter, it is stated that the septic sewage system is unique and the system that has been
installed is a ‘package treatment’ and that clean non-polluting effluent is produced. It is this byproduct of the
treatment system that will dispersed into the field. The LUB setback of 30 metres for the septic sewage disposal
field was likely created in response to the OCP liquid waste management objective, which was to ensure there is
no pollution to groundwater and marine waters due to septic fields. Although there has not been any further
information provided in the application to assert that the reduction of the setback to 21.3 metres will not have
an impact, given the description offered by the applicant that the resulting effluent is clean and non-polluting
and because a Registered Onsite Wastewater Practitioner was involved in the design and installation of the
system (Attachment 4), it is not expected that any pollution will result from reducing the minimum setback as
requested.
The applicant has also outlined the setback requirements of the Provincial Sewerage Regulatory Body. In the
variance rational letter, there is discussion of the system having received approval from Island Health and that
the 21.3 metre setback exceeds the 15 metre setback to a marine water body required by the Provincial
Sewerage Regulatory Body. There is a requirement to meet to all regulations when it comes to the construction
of a septic system and it may be the LUB requirement is more stringent that other agencies. There is assurance
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offered in the septic system having been designed and installed by a Registered Onsite Wastewater Practitioner
and that the system has been approved by Island Health.
There has been discussion with the applicant about the location of the septic tank and the possibility of it being
located in the required interior side yard. If the tanks are found to be in the side yard, the homeowners have
provided staff an email committing to relocating the tank outside the required 1.5 metres.
Statutory Requirements
Notification of this development variance permit application (Attachment 5) and the draft development variance
permit (Attachment 6) were distributed to neighbouring property owners and tenants within 100 metres in
accordance with statutory requirements. Any submissions received following the writing of this report will be
presented at the LTC meeting on June 17, 2021. No correspondence has been received prior to the notification
being distributed.
First Nations
The Islands Trust reviews all applications to ensure the preservation and protection of cultural heritage,
archaeological sites, and ancestral places. An information letter regarding this application was sent to the
Snuneymuxw First Nation on May 26th and, as of writing this report, no comments have been received. To
provide applicants with awareness regarding unknown archaeological areas, staff forwarded the Islands Trust
Chance Find Protocol and the provincial Archaeological Branch guidelines on Heritage Act directly to the
applicant as part of the application process.
Rationale for Recommendation
A decision to grant a variance is based on the particular circumstances and the impact on the neighbouring lots
and the island generally. Staff consider this request unlikely to have a negative impact on the neighbourhood and
finds that the variance would not be contrary to the intent of the LUB.
Staff is recommending issuance of GB-DVP-2021.2 as mentioned in the Recommendations section of this report
and presented in Attachment 6.
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 Gabriola Island Local Trust Committee request further information prior to making a decision on
application GB-DVP-2021.2. [specify information required].
2. Deny the application
The LTC may deny the application. If this alternative is selected, the LTC should state the reasons for denial.
Recommended wording for the resolution is as follows:
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That the Gabriola Island Local Trust Committee deny application GB-DVP-2020.1 for the follows reasons
[note specific reasons].
NEXT STEPS
If the LTC agrees with the staff recommendation, the Development Variance Permit in Attachment 5 will be issued.
Submitted By:

Bronwyn Sawyer, RPP, MCIP
Planner 2

June 3, 2021

Concurrence:

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

June 10, 2021

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

Rationale letter
Photographs from site visit
Site context
Sewerage System Letter of Certification
Notification
Draft development variance permit GB-DVP-2021.2
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ATTACHMENT 1
Letter of Rationale
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ATTACHMENT 2
Photographs from site visit

Driveway entrance off Berry Point Rd looking east

Looking north toward neighboring property from middle of lot toward top of high bank
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ATTACHMENT 3 – SITE CONTEXT
LOCATION
Legal Description
PID
Civic Address

LOT A, SECTION 23, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN VIP52632
017-415-519
1050 Berry Point Road, Gabriola Island

LAND USE
Current Land Use
Surrounding Land Use

Vacant - Residential proposed
Residential

HISTORICAL ACTIVITY
File No.

Purpose
No planning files found

POLICY/REGULATORY
Official Community Plan
Designations
Land Use Bylaw

The property is designated as SRR - Small Rural Residential in the Gabriola Official
Community Plan (Gabriola) Bylaw No. 166, 1997 (OCP).
There are no development permit areas designated in the OCP for the subject
property.
The property is in the Small Rural Residential (SRR) zone in the Gabriola Island Land
Use Bylaw No. 177, 1999.
Section of LUB relevant to the development variance permit application:
B.2.1 Special Setbacks and Elevations
B.2.1.1 Setbacks and Elevations from Watercourses and the Sea
b. A septic sewage disposal field must be sited a minimum of 30 metres (98.4 feet)
from the natural boundary of the sea, lake, stream or wetland.

Other Regulations
Covenants
Bylaw Enforcement

n/a
n/a
n/a

SITE INFLUENCES
Species at Risk
Sensitive Ecosystems
Hazard Areas
Archaeological Sites

None mapped
ITEM – Rural and Young Forest
Steep slope – High risk
Steep slope – Moderate risk
Coastal banks and bluffs
Archaeology potential identified within 100m.
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
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Climate Change Adaptation
and Mitigation
Shoreline Classification
Shoreline Data in TAPIS

Islands Trust

Conservation Act. If such material is encountered during development, all work
should cease and 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 impacts anticipated.

Rock Shoreline - Sea Cliff
Shoreline characterized as Sea Cliff (rocky shore with steep cliffs) and exposed to
high wave exposure. The shoreline is not noted as having high ecological or
recreational significance nor being vulnerable to human disturbance or natural or
human-altered system processes. Information comes from the following document:
https://islandstrust.bc.ca/wpcontent/uploads/2011/10/gabriolashorelinemapping.pdf
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ATTACHMENT 4
Sewerage System Letter of Certification
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ATTACHMENT 5
Development Variance Permit Notice
NOTICE
GB-DVP-2021.2
GABRIOLA ISLAND LOCAL TRUST COMMITTEE
NOTICE is hereby given that the Gabriola Island Local Trust Committee will be considering a resolution allowing for
the issuance of a Development Variance Permit, pursuant to Section 498 of the Local Government Act. , varying
subsections of the Gabriola Island Land Use Bylaw No. 177, 1999, as follows:
a)

Part B – General Regulations, Section B.2 General Siting and Height Provisions, Subsection B.2.1 Special
Setbacks and Elevations, Clause B.2.1.1 Setbacks and Elevations from Watercourses and the Sea, clause
b. - A septic sewage disposal field must be sited a minimum of 30 metres (98.4 feet) from the natural
boundary of the sea, lake, stream or wetland, is varied:

•

To allow a septic sewage disposal field to be sited a minimum of 21.3 metres (69.9 feet) from the
natural boundary of the sea.

The property is located at 1050 Berry Point Road, Gabriola, BC and is legally described as:
PID: 017-415-519, LOT A, SECTION 23, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN VIP52632.
The general location of the subject property is shown on the following sketch:

If you have any questions or comments regarding the
proposed Permit, please contact Bronwyn Sawyer, Planner
2, at 250-247-2207; for Toll Free Access, request a transfer
via Enquiry BC: in Vancouver 604-660-2421 and elsewhere
in BC at 1-800-663-7867, on or before 4:30 pm, June 16,
2021
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

A copy of the proposed permit may be viewed on the Islands Trust website https://islandstrust.bc.ca/islandplanning/gabriola/current-applications , commencing June 3, 2021 and continuing up to and including June 16, 2021.
Also, attached for your convenience, is a copy of the proposed Permit.
The Gabriola Island Local Trust Committee may consider a resolution allowing for the issuance of the permit during the
Electronic Business Meeting starting at 10:30 am, Thursday, June 17, 2021.
To Participate or Attend:
Electronically: https://islandstrust.zoom.us/s/69132961477
By phone: 833 955 1088 (Toll Free) or 833 958 1164 (Toll Free)
*9 to raise hand *6 to unmute
Webinar ID: 691 3296 1477
Live Stream (to watch only): https://colaboratevideo.net/islandstrust/C

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
GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT VARIANCE PERMIT NO. GB-DVP-2021.2

TO:

William Hjelholt and Patricia Tuck-Hjelholt

1.

This Development Variance Permit applies to the land described below:
PID: 017-415-519
LOT A, SECTION 23, GABRIOLA ISLAND, NANAIMO DISTRICT, PLAN VIP52632

2.

Pursuant to Section 498 of the Local Government Act, the Gabriola Island Land Use Bylaw No. 177, 1999 is
varied as follows:
a)

Part B – General Regulations, Section B.2 General Siting and Height Provisions, Subsection B.2.1
Special Setbacks and Elevations, Clause B.2.1.1 Setbacks and Elevations from Watercourses and
the Sea, clause b. - A septic sewage disposal field must be sited a minimum of 30 metres (98.4
feet) from the natural boundary of the sea, lake, stream or wetland, is varied:


3.

To allow a septic sewage disposal field to be sited a minimum of 21.3 metres (69.9 feet) from
the natural boundary of the sea.

The development shall be consistent with Schedule ‘A’, which is 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 Gabriola Island Land Use Bylaw No. 177, 1999 and to obtain other
approvals necessary for completion of the proposed development.

AUTHORIZING RESOLUTION PASSED BY THE GABRIOLA 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.

Page 1 of 2
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT VARIANCE PERMIT
GB-DVP-2021.2
Schedule “A” - Site Plan
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STAFF REPORT
File No.: 6500-20 LTC Work Program
Expanded Community Use
DATE OF MEETING:

June 17, 2021

TO:

Gabriola Island Local Trust Committee

FROM:

Heather Kauer, Regional Planning Manager
Northern Team

SUBJECT:

LUB Amendments to allow expanded community uses in IN1

RECOMMENDATION
1. That the Gabriola Island Local Trust Committee add “Amendments to the Gabriola Land Use Bylaw to expand

community uses” as a Project to the Top Priorities list;
2. That the Gabriola Island Local Trust Committee endorse the “Amendments to the Gabriola Land Use Bylaw

to expand community uses” Project Charter v.1.0;
3. That the Gabriola Island Local Trust Committee request staff to prepare draft amendments to the

Gabriola Island Land Use Bylaw that will:
a. Allow the repair, processing, and manufacturing of used items for sale as accessory uses in
the Institutional 1 zone associated with a recycling centre on lands as shown on Schedule C,
Map 7 of the Gabriola Island Land Use Bylaw; and
b. Allow a community centre as a primary use in the Institutional One zone, removing
geographic limitations.

REPORT SUMMARY
The purpose of this report is to introduce the project charter for a potential Gabriola Island Local Trust Committee’s
(LTC) Top Priority Project identified as consideration of minor amendments to Gabriola Island Land Use Bylaw No.
177 (LUB) to allow for limited expansion of community uses in the Institutional One (IN1) zone.
BACKGROUND
The Gabriola Island Local Trust Committee (LTC) identified consideration of expanded community use provisions
in the IN1 zone at their May 13, 2021 LTC meeting as a Top Priority project with the following resolution:
GB-2021-045
It was MOVED and SECONDED
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that the Gabriola Island Local Trust Committee request Staff initiate a project to update and review the
Institutional one (IN1) zone.
CARRIED
This motion was in response to two delegations heard at the meeting from the Gabriola Island Recycling
Organization (GIRO) and People for a Healthy Community (PHC) in which the two organizations explained the
constraints that the IN1 zone put on their future desired operations.
In the days following the LTC meeting, representatives of the Gabriola Agricultural Co-op met with Islands Trust
planning staff to discuss their future vision for their organization and the limitations placed on them in the
Gabriola Island Land Use Bylaw by the definition of “Limited Public Market” and the provisions of section B.6.2
of the LUB. Staff have since considered ways in which the Co-op vision could be incorporated into the subject
project. Preliminary review suggests that the changes needed by the Gabriola Agricultural Co-op would likely
necessitate amendments to the Gabriola LUB that may or may not be consistent with the OCP, but would likely
require a more expanded public process than the changes requested by GIRO and PHC. With the understanding
that the LTC wishes to undertake a process as short as possible to implement changes, staff are recommending
that changes related to the Agricultural Co-op not be considered as part of this project.
Preliminary review indicates that minor amendments to the LUB could remove some of the constraints
identified by GIRO and PHC. If consistent with the Official Community Plan, the processing of these minor
amendments would allow the LTC to waive a public hearing pursuant to Section 467 of the Local Government
Act (LGA). The proposed project charter reflects a review of the LUB with regards to the GIRO and PHC
community organizations and consideration of waiving the public hearing.
Rationale for Recommendation
Staff recommend that the Gabriola Island Land Use Bylaw be amended to allow for minor amendments that would
allow:
-

A recycling centre to repair, processing, and manufacturing and related sales of recycled goods at the
current GIRO site;

-

Allow Community Centres in all properties zoned IN1; and

These amendments would allow for reasonable expansions of use for existing community organizations within a
relatively short period of time.
ALTERNATIVES
The LTC may consider the following alternatives to the staff recommendation:
1. Include amendments to public markets assuming a public hearing may be needed
The LTC may want to consider including amendments for public markets even if the amendments are not
eligible for waiving the public hearing. A motion to this effect should be made after recommendation 1 of
this report and read:
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That the Gabriola Island Local Trust Committee request that staff amend the draft “Amendments to the
Gabriola Land Use Bylaw to expand community uses, version 1.0” project charter to consider amendments
related to public markets and allow for a related public hearing if it is determined that one will be needed.

2. Ask for more 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 Gabriola Island Local Trust Committee request that staff provide [specify requested information]…
3. Receive for information
The LTC may receive the report for information.
NEXT STEPS
Subject to concurrence with the staff recommendation, staff would prepare draft bylaws for LTC consideration at
a future meeting.
Submitted By:

Heather Kauer, RPP, MCIP, AICP
Regional Planning Manager

June 7, 2021

ATTACHMENTS
1. Amendments to the Gabriola Land Use Bylaw to expand community uses Project Charter v. 1.0
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LUB Amendments to Expand Community Uses Project - Charter v 1.0
Gabriola Island Local Trust Committee

Date: June 17, 2021

Purpose: To allow expanded uses in the Institutional 1 (IN1) zone.

Background: Multiple Gabriola societies have approached the LTC and staff indicating that their operations are
restricted by limitations in the IN1 zone. Some small amendments to the Gabriola Land Use Bylaw would allow
for low-impact expansions of use that would provide community benefit. If these amendments are consistent
with the Official Community Plan, an amendment bylaw could be processed without a public hearing.

Objectives

In Scope

Out of Scope

 Consider expanding the list
of allowable uses in the IN1
zone to reflect proposed
activities of existing
community groups.







Amend the IN1 zone by:
 Allowing the repair, processing, manufacturing,
and sale of recycled goods in the IN1 zone;
 Remove the geographical restriction for
Community Centres in the IN1 zone.



Changes to the LUB that
would necessitate OCP
amendments;
Expansion of public
markets to allow
commercial kitchens

Consider a bylaw amendment process that
would waive the public hearing

Workplan Overview
Deliverable/Milestone

Date

Project Charter & Introduction Staff Report / LTC endorsement of Project Charter

June, 2021

Introduction of bylaws for 1st and 2nd reading, consideration of waiving the public hearing

September, 2021

rd

3 Reading and Referral to EC

October, 2021

Adoption

November, 2021

Project Team

Budget:
IN1 zone amendments

Regional Planning Manager
Island Planner
Legislative Clerk

RPM Approval Date:
24 May/21;

Project Sponsor

Budget Sources:

Project Manager

Fiscal

Item

Cost

2021-2022

Public Hearing or Notice to waive the public
hearing

$1,600

Total

$1,600

Legislative Process/
Bylaw Review
LTC Endorsement:
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STAFF REPORT
File No.: 6500-20
Gabriola Housing Options and
Impacts Review Project
DATE:

June 17, 2021

TO:

Gabriola Island Local Trust Committee

FROM:

Sonja Zupanec, RPP, MCIP
Local Planning Services

SUBJECT:

Housing Options and Impacts Review Project Next Steps

SHORT TERM PROJECT RECOMMENDATIONS:
1. That the Gabriola Island Local Trust Committee should consider whether issuance of new or renewal
Temporary Use Permits for Commercial Vacation Rentals is in direct conflict with the Housing
Options and Impacts Review Project.
2. That the Gabriola island Local Trust Committee endorse the June 2021 ‘Density Donation Outreach
Project Charter v. 1’ as presented and request staff to finalize the necessary work plan to commence
the project immediately.
3. That the Gabriola Island Local Trust Committee request staff to refer the ‘Density Donation Outreach
Project’ charter to the Housing Advisory Planning Commission members and request the
commission members to assist staff in prioritizing outreach methodology and reviewing and
commenting on draft public facing documents.
LONG TERM PROGRAM RECOMMENDATIONS:
4. That the Gabriola Island Local Trust Committee request staff to prepare a DRAFT business case for
LTC consideration, for submission to the Islands Trust Financial Planning Committee by September
2021 for a new multi-year land use planning program based on the June 7, 2021 outline by the
Housing Advisory Planning Commission, to replace the ‘Housing Options and Impacts Review
Project’ with “Biocultural and Housing Diversity Program” specifically designed to increase the
island’s biodiversity, housing diversity and freshwater protection over the next 10 years with the
following elements:
a. A lead planning consultant supported by the establishment of a temporary roundtable to
co-design the framework and objectives of the program with input and/or membership from
the Housing Advisory Planning Commission members, Snuneymuxw First Nation, Regional
District of Nanaimo and Islands Trust Conservancy;
b. Eventual replacement of the Housing Advisory Planning Commission with a Joint Task Force
with membership from key partners and agencies to advise the LTC and lead planning
consultant on prioritizing project work, securing grants and collaborating on intergovernmental initiatives and opportunities.

C:\Program Files\eSCRIBE\TEMP\38190c7a-b728-44e8-baae-98dc49ebcd38\1902951649GB_LTC_2021-06-17_HOIRP-RPT.docx
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REPORT SUMMARY
The purpose of this report is to provide an analysis of specific Housing Advisory Planning Commission (HAPC)
recommendations presented in the April 2021 report by Gabriola Housing Matters: “A Strategic Approach to
Affordable Housing, Biodiversity and Freshwater Conservation on Gabriola Island – A Community-Informed
Process” . The HAPC endorsed all 26 recommendations in the report and have provided supplemental information
in this report requesting the Gabriola Island Local Trust Committee (LTC) design and develop a multi-year
partnership to enact the suite of recommendations under a strategic land use planning program. This report
outlines the staff recommendation for the LTC to proceed with one short term project using $4,000 from the
2021/2022 Housing Options and Impacts Review Project budget, and develop a business case for a new multi-year
program to increase Gabriola Island’s biodiversity, housing diversity and freshwater protection over the next
decade.
BACKGROUND
The LTC passed the following resolution at the April 2021 regular business meeting:
GB-2021-033 It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee request Staff conduct an analysis identifying the actions
that are possible in short term, medium term and long term of the Gabriola Housing Working Group’s
Gabriola Housing Matters report “A Strategic Approach to Affordable Housing, Biodiversity and
Freshwater Conservation on Gabriola Island – A Community Informed Process”. CARRIED
This report will be supplemented by a planner presentation on June 17, 2021, categorizing each HAPC
recommendation as short term (one fiscal year), medium term (1-2 fiscal years) and long term (3+ fiscal years)
actions that can be considered by the LTC as part of the next phase of the Housing Options and Impacts Review
Project.
GB-2021-034 It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee request Staff to report on options to pursue the following
from the Housing Advisory Planning Commission recommendations a) restricting Short-Term Vacation
Rentals b) restricting subdivisions c) the extent of possible Planning Commission d) promoting voluntary
dedication of densities e) secondary accommodation availability and appropriate flexible zoning.
CARRIED Trustee Langereis Abstained
This report provides a brief overview of the process options for the above mentioned recommendations and will
also be supplemented by a planner presentation on June 17, 2021.
GB-2021-035 It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee request the Chair and Regional Planning Manager to
explore options for enhanced funding for the Housing Options Impacts and Review project. CARRIED
A verbal update on enhanced funding options may be provided by the Chair and Regional Planning Manager during
the June 17, 2021 regular business meeting.
ANALYSIS

Islands Trust

Staff Report

177
2

Issues and Opportunities
The following issues and opportunities are discussed below for LTC consideration:
1. Analysis of estimated time commitments and process options to implement HAPC recommendations
2. Proposed overview of a voluntary density donation project for the current fiscal budget
3. Proposed overview of a new multi-year program to increase biodiversity and housing diversity
Each of these issues is presented below with staff analysis to support the staff recommendations found on page 1
of this report.
1. Analysis of time commitments and process options to implement HAPC recommendations
The LTC requested staff to conduct an analysis identifying the actions in the Gabriola Housing Working Group’s
Gabriola Housing Matters report that are possible to conduct in the short, medium and long term. The following
Table 1. categorizes the HAPC recommendations for policy and regulatory changes into approximate timeframes.
It also assigns an estimated budget.
Table 1 Categorizing and resourcing recommended policy and regulatory changes

HAPC Recommended Actions and
Estimation of Project Time

Estimated
Total Budget

Potential Impact Areas

SHORT TERM (~1 year)
Voluntary density reduction program and donation to
density bank

~$4,000
depending on # of
participants

Housing Diversity, Freshwater
Conservation and Biodiversity

Water Conservation Public Education

~$4,000

Biodiversity and Freshwater
Conservation

POLICY: Strengthen multi-dwelling affordable housing
criteria

<$4,000

Housing Diversity

MEDIUM TERM (~2 years)
POLICY: review requiring new rezoning approvals resulting
in subdivision to contribute to affordable housing units

Housing Diversity

POLICY AND REGULATION: review of minimum lot sizes for
subdivision and alternative subdivision regulations/proof of Minimum ~$5,000
- $50,000
water requirements
depending on
POLICY: Prioritize parkland dedication that results in Coastal number of policy
and regulatory
Douglas Fir protection
amendments
included in a
POLICY AND REGULATION: requirements for rainwater
project and
harvesting and collection for all new construction
whether

Biodiversity and Freshwater
Conservation
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HAPC Recommended Actions and
Estimation of Project Time

Estimated
Total Budget

POLICY: Required BC Energy Step Code compliance for all
new construction as part of a rezoning application

consultants are
needed

Potential Impact Areas
Freshwater Conservation

POLICY: Set affordable housing targets

Housing Diversity

POLICY AND REGULATIONS: Review secondary suite
regulations and consider expanding to smaller lot sizes with
conditions.

Housing Diversity

LONG TERM (~3+years)
POLICIES AND REGULATIONS: Coastal Douglas-fir forest and >$15,000
watershed protection on private properties and
Development Permit Areas

Biodiversity and Freshwater
Conservation

POLICIES AND REGULATIONS: groundwater monitoring
requirements for commercial, institutional and multifamily
development

Freshwater Conservation

POLICIES AND REGULATIONS: develop flexible zoning for
targeted needs

Biodiversity, freshwater and housing

POLICIES AND REGULATIONS: increase number of
residential densities permitted on commercial/institutional
zoned lots and stipulate minimum # to be used as rental or
affordable housing units

Housing Diversity

Under the current Local Planning Services structure, the LTC can immediately initiate a short term project and use
up to $4,000 of project funds that are currently earmarked for the ‘Housing Options and Impacts Review Project’.
The LTC can also request Trust Council approve a larger project budget in the 2022-2023 fiscal budget and that the
Islands Trust Regional Planning Team and/or a consultant undertake a medium-long term project. The next section
of this report details the rationale for the staff recommendation to the LTC, to proceed with one short term project
using the existing project budget, and develop a business case for a pilot multi-year program.
The LTC requested staff to report on options for the LTC to pursue the following HAPC recommendations:
a) restricting Short-Term Vacation Rentals;
b) promoting voluntary dedication of densities;
c) the extent of possible Planning Commission;
d) restricting subdivisions;
e) secondary accommodation availability; and
f) appropriate flexible zoning.
Each of these options above is discussed in general terms below and ranked in Figure 1. according to the amount
of resources that may be required to complete the work, compared to the impact the work may have on increasing
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biodiversity and/or housing diversity. Based on this diagram, the least resource dependant projects with possible
positive impacts on housing and biodiversity are a) restricting short term vacation rentals; and b) promoting
voluntary dedication of densities. Each option is discussed below in more detail.

Figure 1. Ranking of LTC identified potential projects/actions

a) Restricting Short Term Vacation Rentals:
The Gabriola Official Community Plan (OCP) sets out the policy and regulatory framework for commercial vacation
rentals (CVR) of residential properties, under a temporary use permit (TUP). Each application must adhere to
conditions stipulated in section 3.8, and the LTC can impose any other conditions it deems appropriate, prior to
approval.
Recently, the LTC has heard from some members of the public that issuance of these TUPs in light of the current
housing crisis, is unacceptable. It has been suggested that rentals of residential properties to tourists should be
discouraged until the lack of residential rental housing supply is addressed through appropriate land use planning.
Gabriola Island’s Land Use Bylaw (LUB) currently permits a wide range of economic benefits to residents by way
of generous home occupation regulations, including bed and breakfasts operations. Local businesses offer a range
of tourist accommodations, from un-serviced and serviced campsites to bed and breakfast units to self-contained
boutique hotel/motel suites.
Figure 2 illustrates the number of TUPs that are pending, have been issued or are recently expired on Gabriola
Island.
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Figure 2. Status of Commercial Vacation Rentals on Gabriola Island.
The LTC can address CVRs in a number of ways:
 conduct research and analysis into whether CVRs affect residential rental housing stock; AND/OR
 amend the OCP provisions to limit the maximum number of CVRs on the island at any given time; OR
 remove the commercial vacation rental provisions in the OCP entirely through an OCP bylaw amendment
project; AND/OR
 consider whether issuance of new or renewal TUPs for CVRs is in direct conflict with the Housing Options
and Impacts Review Project and if so, withhold issuance until such a time that a review of the OCP is
completed.
Section 460(2) of the Local Government Act states that a local government MUST consider every application for a
bylaw amendment or issuance of a permit as per the development procedures bylaw. The LTC cannot fetter its
authority nor pass a resolution that it will not issue certain types of permits brought before it. Therefore, until the
TUP provisions in the OCP are either amended or removed, the LTC can only consider whether issuance of each
and every application for a CVR would conflict with the housing project review, and could therefore hold off on
issuance until completion of the review. Suggested wording for such a resolution could be:
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“That in response to the ongoing ecological and housing crisis on Gabriola Island, the Gabriola
Island Local Trust Committee is deferring further consideration of GB-TUB-2021.x, until such a
time that a comprehensive review of Official Community Plan policies and guidelines pertaining
to the issuance of temporary use permits for commercial vacation rentals is completed.”
The LTC can also deny the issuance of a permit if it does not meet the current OCP guidelines.

b) Promoting voluntary density donations:
In the April 2021 report by Gabriola Housing Matters, approximately 50 respondents to the public surveys
indicated they would be willing to voluntarily donate density from their private land holdings on the island, towards
the density bank for use for affordable housing projects elsewhere on the island.
Staff are recommending the LTC prioritize a short term, targeted outreach program to share information on density
donation options, and identify property owners willing to voluntary donate one or more densities to the Gabriola
Density Bank, as outlined in the draft project charter in Attachment 1. This project option appears to address all
three priority objectives (biodiversity, housing, protection of freshwater) and would require few resources as
shown in Figure 1., to be substantially completed within this fiscal. It can also be a potentially positive, noncontroversial project for the LTC to engage the community with in the last year of the term. Staff is also
recommending the HAPC members be requested to support staff in the review and comment of all public facing
documents and outreach methodology.
The LTC currently has a project budget of $4,000 to advance this short term project for the remainder of the fiscal
year (ending March 31, 2022). Additional project funds to cover legal fees such as covenant registration may be
required in the 2022-23 fiscal once the total number of properties participating in the program are identified. Staff
are recommending the LTC endorse the draft project charter with the following objectives:
i.

Engage and provide relevant information to property owners on the full suite of private land
ecosystem protection and voluntary density bank donation options currently in place;

ii.

Batch and process voluntary density donations from interested private land owners as deposits
into the density bank for use for future affordable housing projects;

iii.

Collaborate with the Islands Trust Conservancy (Natural Areas Protection Tax Exemption Program)
and Gabriola Lands and Trails Trust (Nature Stewards program) to determine possible cost
sharing/information sharing opportunities during summer/fall 2021 to promote joint objectives of
the Nature Stewards and Density Donation programs;

iv.

Substantially complete the project work plan by March 31, 2022.

c) Extent of possible planning commission
In April 2021, the HAPC recommended the LTC consider establishing a “Housing Affordability and Managed
Growth Planning Commission” made up of commissioners appointed by the LTC and supported by a paid
consultant and planning staff. The Commission was described as being responsible for overseeing the
implementation of the four strategies (growth management, biodiversity, freshwater conservation and housing
affordability). The HAPC report outlined specific recommendations for Commission responsibilities and necessary
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funding to resource the work. The LTC requested additional information on this recommendation prior to further
consideration.
The HAPC was recently re-established in May 2021 for a two year term and six members were re-appointed. The
HAPC members have voluntarily prepared a summary document for the LTC’s consideration (Attachment 2)
which is a revised and more detailed strategy than what was proposed in April. The HAPC is recommending LTC
support of a business case for a multi-year partnership pilot program to address biodiversity, freshwater
protection and housing diversity called “Biocultural and Housing Diversity” for Gabriola Island. This unique land
use planning program is proposed to leverage the Islands Trust Conservancy Regional Conservation Strategy
goals; align with ongoing reconciliation work with Snuneymuxw First Nation and build on the rural growth
management and freshwater protection work of the Regional District of Nanaimo. A detailed overview of this
potential approach is provided in Attachment 2.
The existing structure of the HAPC could play a strong role in a new multi-year land use program by participating
in the design stage and eventually being replaced by a joint task force which would provide support to the LTC
and planning lead (consultant) by reviewing draft project charters, program objectives/priorities and future draft
policies and regulations.
The HAPC is recommending a roundtable comprised of the partners be created to inform the content of the
business case, therefore key partners would be consulted with PRIOR to the drafting of a business case to be
presented to the LTC, the Financial Planning Committee, and if endorsed, the Trust Council for approval.
Management has advised that at this time there is no staff capacity in the Northern Office to support this
exercise in conjunction with a short term project as recommended on page one of this report. Although staff
agree that early input from the Snuneymuxw, Islands Trust Conservancy and Regional District of Nanaimo would
be critical in the development of the business case, the budget and time to conduct this work do not exist unless
the LTC decides to not proceed with the short term ‘density donation outreach’ program.
As there is strong merit in advancing the density donation outreach program as soon as possible, staff are
recommending the LTC request staff in preparing a draft business case for LTC consideration, based on the HAPC
suggested framework in Attachment 2, with the roundtable being built into the first phase of the program, if
approved.

d) Restricting Subdivisions:
The Gabriola Official Community Plan and Land Use Bylaw set out the policy and regulatory framework for
subdivision of land including minimum and minimum average lot size requirements, sewage disposal, parcel
dimensions and minimum road frontage. The LUB defers to the provincial standard for proof of water
requirements to support an application for subdivision. Currently the volume of water required to be proven is
2500 litres per dwelling per day.
The majority of Gabriola Island’s 3315 existing parcels are under 5 acres in size (2766 lots) with 2313 of those lots
(69% of all lots on the island) less than one acre in size. The parcel sizes on the island are predominantly small
suburban sized lots that typically would not be approved in a rural subdivision when supported by groundwater
and standard sewage disposal systems. This pattern of subdivision on Gabriola Island has resulted in very
traditional road and lot layouts that do not appear to respect topography, ecology, natural contours, drainage or
archaeological or heritage protection. Although this has been acceptable in the past, it may be undesirable to
perpetuate this pattern of settlement in light of Gabriola Island being situated in one of nine crisis ecoregions in
Canada.
The 2021 Development Potential Map for Gabriola Island currently shows approximately 53 parcels with
subdivision potential, which if subdivided would result in 143 new lots. The recent community engagement work
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by Gabriola Housing Matters, highlighted strong support for limiting the number of new parcels created by
subdivision; reducing fragmentation of ecological systems and encouraging more sustainable forms of subdivision
that does not degrade the environment or potable water sources.
The LTC can address the further subdivision of land on Gabriola Island by:


Reviewing and amending the OCP and LUB to stipulate a larger parcel size for each zone where
subdivision potential exists, or eliminating subdivision potential entirely thereby reducing the number of
potential future lots; OR



Amending the OCP and LUB to require clustered rural developments and require a portion of each lot set
aside for use as private open space/ecosystem protection/agriculture etc., either through enhanced land
use and subdivision regulations or a Development Permit Area or a combination of both.

Either of these options would require a medium to long term commitment of LTC project resources and should be
completed in tandem with a review of secondary suite regulations; flexible rural zoning options and the
establishment of mandatory rainwater collection regulations. There are no short term project solutions to address
subdivision regulations, without a substantial bylaw amendment process that would trigger the need for
comprehensive public consultation. The LTC does not have authority under the Local Government Act or the Land
Title Act to refuse to process a subdivision referral application, defer decision on or delay a decision on a
subdivision referral application if all information has been provided and the application meets the subdivision and
zoning regulations enacted by the LTC.
e) Secondary accommodation:
The HAPC recommended the LTC “…explore the implications of reducing the upper limit to allow secondary
suites on properties of 1 hectare to 1.99 hectares in size. To address ecosystem and freshwater conservation
conditions, all building permit applications must meet water, sewage and energy conservation objectives.”
Amendments to the OCP and LUB to permit a secondary suite (or second dwelling unit) on a smaller parcel with
conditions is a medium-long term project best completed in tandem with a review of flexible rural zoning
options; establishment of mandatory rainwater collection regulations and energy conservation requirements.
There are no short term project solutions to address secondary suites/accommodation without an OCP bylaw
amendment process and comprehensive public consultation.

f) Appropriate flexible zoning
The HAPC recommended the LTC “Explore flexible zoning to meet targeted housing needs in residential zones.
Flex zoning could be a way of creating increased capacity to provide caregiver and family member housing and
had strong conditional support in the survey.” Flexible zoning provisions can support the community’s desire
for a more environmentally sensitive way of undertaking rural development and permit more diverse housing
options. Amendments to the OCP and LUB to permit such zoning is also a medium-long term project best
completed in tandem with a review of secondary suite provisions, mandatory rainwater collection and energy
conservation requirements.

Rationale for Recommendation
Staff recommends the LTC proceed with one short term project for the remainder of this fiscal, to identify and
process voluntary density donations into the density bank. Of the potential options explored in this report, this
option can be completed in a short period of time and can impact all three project foundations: biodiversity,
freshwater conservation and housing diversity.
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Staff also recommend the LTC request staff to invite key potential partners to participate in a roundtable to codesign a Biocultural and Housing Diversity Program structure and objectives, to inform the development of a
business case for Trust Council. The HAPC has articulated an innovative approach to a land use program on Gabriola
Island that focuses on the key elements of the LTC’s jurisdiction: cooperative land use planning to increase
biodiversity, housing diversity and protect freshwater resources.
NEXT STEPS
Should the LTC concur with the staff recommendations, staff will advise the HAPC members of a first meeting to
consult with them and representatives from the Gabriola Lands and Trails Trust on the density donor program
work plan. Staff will also begin work on the business case development for future LTC consideration.
Submitted By:

Sonja Zupanec, RPP, MCIP - Island Planner

June 7, 2021

Concurrence:

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

June 7, 2021

ATTACHMENTS
1. Draft Project Charter v. 1 – Gabriola Density Donation Outreach Project
2. HAPC Correspondence June 7, 2021 – Biocultural and Housing Diversity Program
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Housing Options and Impacts Review - Gabriola Island Density Donation Outreach Project
DRAFT Charter v1
Gabriola Island Local Trust Committee

Date: June 17, 2021

Purpose: To identify and work with Gabriola Island land owners who wish to voluntarily donate un-used density from
vacant land or parcels with subdivision potential and deposit the density potential into the Gabriola Island Density Bank,
for future use in relocating density for affordable housing elsewhere on the island.

Background: The 2021 Gabriola Housing Matters Report and Housing Advisory Planning Commission recommend the
Local Trust Committee initiate a streamlined outreach and donation program for Gabriola Island and Flat Top islands
property owners to voluntarily reduce their density potential under the condition that the density potential would be
deposited in the Density Bank for creating affordable housing elsewhere on Gabriola Island. Over 50 respondents to the
2021 housing survey expressed interest in this type of initiative.

Objectives






In Scope

Identify and connect with
landowners with vacant
land or parcels with
subdivision potential;
Solicit donations of
density potential into the
Gabriola Density Bank for
affordable housing;
Update density bank with
total donations
identified.






Out of Scope

Community outreach and education in
partnership with the ITC/GaLTT ‘Nature Stewards’
Program and NAPTEP;
Review of legal tools available for LTC funded
processing of donations;
Update density bank with 707 Park expansion
density;
Update density bank with voluntary donations
and coordinate all legal options to formalize the
donation and review associated costs to be borne
by LTC.

-

-

Expanding the
program to
Mudge or
DeCourcey
Islands;
Accepting undeveloped
secondary suites
as potential
density donations

Workplan Overview
Deliverable/Milestone

Date

Mapping analysis of vacant parcels and parcels with subdivision potential. Coordinate mapping needs with
Gabriola Lands and Trails Trust – Nature Stewards Program for cost and information sharing opportunities for
public outreach summer 2021
Design and develop outreach materials, presentation for land owner contact

June 2021

Research and compile all process options, legal requirements and costs for the LTC to fund the density
donation process on behalf of land owners
Host an online “density donor clinic” information sharing event and include Nature Stewards Program
information
Prepare necessary legal documents and/or bylaw amendments for LTC consideration

Summer 2021

Adoption of any covenants or amending bylaws being considered and registration of all necessary documents.

Spring 2022.

Project Team

Summer 2021

Fall 2021
Fall/Winter 2021

Budget

Island Planner
GIS Technician
HAPC

Project Manager
Mapping Support
Advisory Team

Regional Planning Manager

Supervisor

RPM Approval:
Heather Kauer
Date: June 17, 2021

LTC Endorsement:
Resolution #:
Date: xxx

Budget Sources:
Fiscal
2021-22

Item
Outreach materials, notices and online
clinic presentation and Q+A event
Mapping support
Legal review – covenants and/or bylaws

2022-23

Legal fees for registration of covenants
pending total # of participants
Total

Cost
$1,000
$500
$2,500
TBD
$4,000
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Gabriola Island Biocultural and
Housing Diversity Project Proposal
by: Dyan Dunsmoor-Farley & Tobi Elliott
on behalf of the Housing Advisory Planning Commission
June 7, 2021
Background
The Gabriola LTC passed a resolution in April 2021 requesting further clarification on
the Gabriola Housing Matters Working Group’s (HMG) proposed recommendation for the
establishment of a governing body that would “oversee the implementation of a suite of actions
to manage growth, achieve biodiversity and freshwater conservation objectives, and ensure an
adequate supply of affordable housing” for Gabriola Island. This paper offers a broad overview
of how a new multi-year, inter-governmental program might work in order to meet the following
objectives:
• To ensure that growth on Gabriola is managed and gradual, balancing human and
environmental needs to ensure long-term sustainability
• To ensure the recovery and long-term sustainability of our endangered Coastal Douglasfir ecosystem
• To ensure the protection and sustainable management of freshwater resources, and,
• To ensure a timely supply of affordable, appropriate housing that meets the needs of
Gabriolans in a way that minimizes impacts on biodiversity and freshwater sustainability
In addition, mindful of the Islands Trusts’ protocol agreement with First Nations, the high
priority the Trust has placed on reconciliation, and that reciprocal relationships must be
embedded in work within unceded Indigenous territories, the HAPC suggests the program
outlined below should also have the following objective:
• To meaningfully engage with Snuneymuxw First Nation at every stage of program
design, from strategic goal-setting and implementation, to monitoring and reporting, to
the level that the Nation is willing to engage, and in a manner that honours the Nation’s
priorities, and that the Trust leverages sufficient budget to create capacity for a sustained
engagement.
Gabriola Island Biocultural and Housing Diversity Program (BHDP) - An Overview
The Gabriola Island BHDP would be a unique program designed to bridge the historical
divide between the community’s housing needs and the urgent need to preserve and protect the
sensitive ecology of Gabriola Island. The suggested program name builds upon the LTC’s
1
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objectives stated in the Housing Options and Impacts Review Project Charter. The term
“biocultural diversity” is an emerging approach coming from the fields of anthropology and
biology (typically describing the relationships between indigenous culture and biology) and
addresses the intersection of cultures, communities and biologically-diverse spaces through a
systems lens. A more detailed description of this term is provided on pg. 4 of this paper, but
literature suggests this concept application to non-Indigenous communities and lands should be
extended, and that it can be a powerful policy-making tool. “Housing diversity” means the types
and forms of housing that suits the diverse needs of the island population, without being limited
to strictly affordable housing.
Through this program, the LTC would receive advice, resourcing, capacity and/or
guidance from Sustaining Partners such as: Snuneymuxw First Nation (SFN), Island Trust
Conservancy (ITC), and the Regional District of Nanaimo (RDN) - Area B. As well, the program
would be supported by a Joint Task Force on Increasing Gabriola's Biocultural and Housing
Diversity. Seats on the task force would include specific sectors reserved for ~2yr terms. There
could be 8-12 voting members (reps from all Partners and key community groups) and 2 - 3 nonvoting members (paid program consultant, Island planner, minute taker) that support the overall
program and provide advice to the LTC. The “joint” nature of the Task force is key, ensuring
that the program can be focussed on the three fundamental issues that no single agency or
government has been able to address holistically: housing options, biodiversity and freshwater
protection, and meaningful engagement with First Nations.
Collaborative and Strategic Action between Four Partners
The RDN, SFN, LTC and ITC would work collaboratively to execute the program
objectives over multiple terms, through several smaller short-term projects that also address each
agencies' own strategic goals. Sustaining Partners would collaborate to set strategic goals for
action, secure funding, supply staff/resourcing, guidance and some capacity components. For
example, the program might access the ITC’s tools for quantifying biodiversity retention and
loss, use its mapping, data and monitoring technology, and in return, the Project could make
actionable their top priority projects in their regional conservation strategy to preserve
biodiversity, turning a wish list into reality. Other agencies, such as Gabriola Community
Economic Development (Chamber of Commerce) may also play a part, both in securing funding
and providing input, research and assisting to implement the program’s goals.
The program would be mandated by the Gabriola LTC, financed through budget request
to Trust Council, with support from grants through the RDN and the Province and other sources.
The Trust could dedicate a percentage of staff time for this program - Island Planner,
Communication Specialist, Regional Planning Manager, admin staff (minute taker, team
assistant) - and an annual program budget for the consultant, task force meetings, SFN capacity
funding, etc. The Consultant would be responsible for supporting the task force and executing
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the workplan deliverables, in cooperation with the Island Planner. The ITC may wish to dedicate
some staff time to ensure its Regional Conservation Strategy goals for Gabriola are incorporated
or dovetailed into the program's workplan, and possibly participate in the task force. The RDN
and SFN could either designate staff to participate on the Task Force or assist in leveraging
access to grants to support the program's smaller projects. The LTC could provide capacity
funding to SFN. The program would create significant benefits for each body by leveraging
existing research, resources, opportunities for public engagement and collaborating on
monitoring progress.
Project Design & Potential Initiatives
The HAPC strongly urges that the Gabriola LTC invite the Sustaining Partners to
contribute their ideas at the design and development stage, to scope out the program objectives
and opportunities as early in the process as possible, to inform the business case to be presented
to Trust Council. This would also assure partners who wish to remain non-partisan that their
mandates – particularly respecting the Indigenous perspectives and traditional knowledges about
land – will be embedded into the project’s values and core from the start.
The program could address a range of initiatives, including, for example:
• working with the RDN to research building codes for tiny or small moveable homes, and
green and STEP code building regulations, and implementing recommendations from the
RDN’s alternative forms of rural development project from the Regional Growth
Strategy,
• collaborating with the Islands Trust and Conservancy to set targets for voluntary
initiatives to protect the environment on private lands, monitoring island biodiversity and
freshwater protection,
• working with SFN on community priorities that could be addressed through a land-based
learning initiative, and promote Snuneymuxw traditional knowledges and cultural
heritage in specific areas.
These initiatives could be adopted by Trustees and resourced by either the regional
planning team for the Islands Trust or the current planning team, or the projects could run
concurrently and independently under the Joint Task Force’s pre-determined mandate to address
housing and biodiversity targets at the local, community and regional level. The program’s
primary directive would be strategic and collaborative action on all the inter-related and complex
issues that require a high degree of collaboration, joint effort and strategic resourcing.
Biocultural Lens
The key learning the HAPC has taken away from the Gabriola Housing Working Group’s
(HWG) consultation with the community is that the protection of Gabriola Island forests and
waters is as highly valued and prioritized as is the need to protect the diversity and wellbeing of
3
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the communities that live here. Highly diverse biological realms are known as healthy spaces,
and a diverse population is no less integral to a healthy community. These dual priorities speak
directly to the findings of the community research undertaken by HWG, but also have been clear
from the decades of unsatisfying tug of war attempting to balance the needs of the community
and the ecosystems, a global struggle that is not at all unique to Gabriola. And so we believe this
Joint Task Force must use a holistic scientific lens that honours both these priorities, as well as
enabling meaningful engagement and collaboration with SFN, allowing us to promote values that
are responsive to Snuneymuxw and Coast Salish nations’ priorities.
Currently, biologists and social scientists who work at the intersection of biological and
human sustainability are trending toward a scientific approach called “biocultural diversity”.
This denotes the “inextricable link” between biological diversity and the indigenous and
traditional peoples that inhabit them (Cocks, 2006). Coming from the field of biological
anthropology, the concept has shifted “towards an emphasis on the tight interlinkages between
human societies, particularly their cultural sphere, and the natural and biophysical environment
in which they exist” (Hanspac et. al, 2020). Biocultural diversity marries the complex
interconnected worlds of social, spiritual, ecology, resource-use, knowledges and cultural aspects
of land use. “By acknowledging the inseparable link between nature and culture, the concept has
a deeply ingrained systems perspective at its core, thus making it an inherently social–ecological
systems view (Liu et al., 2007, as cited in Hanspach et al., 2020).
Cocks (2006) argues that “culturally-conscious programs for conservation of
biodiversity” should be extended to rural, urban and non-indigenous communities to “ensure an
increased understanding of the role of wild resources in the lives of all users, as well as to
identify new approaches to link the continuation of multifaceted cultural practices relating to the
use of wild resources with biodiversity conservation.” We believe the Program must be designed
through this lens of biocultural diversity. And it could be a very powerful tool in the pursuit for
sustainability, “precisely because of its ability to bridge diverse knowledge systems and policy”
(Merçon et al., 2019; Sterling et al., 2017, as cited by Hanspach et. al. 2020).
These findings are supported by recent research on Gabriolans’ attachment to place in the
face of the encroachments of globalization (Dunsmoor-Farley, 2020). These attachments extend
beyond an attraction to the physical space to encompass visceral attributes associated with a
sense of “sanctuary”, a “bounded space” in which one is “in nature” and understanding the
community as a “protective enclave”.
We are not only in a housing crisis, but we are also in a period of eco-crisis exacerbated
by rapid climate change. We urge the LTC to take the lead in developing a scientific and
culturally-responsive approach with a strong, non-partisan intergovernmental biocultural and
housing diversity program, in order to address the challenges and opportunities of both.

4

190

References
Cocks, M. 2006. Biocultural Diversity: Moving Beyond the Realm of ‘Indigenous’ and ‘Local’
People. Hum Ecol 34, 185–200. https://doi-org.ezproxy.royalroads.ca/10.1007/s10745006-9013-5.

Dunsmoor-Farley, D. 2020. Globalization’s Ruptures and Responses: Lessons from Three BC
Communities. 136-138. https://dspace.library.uvic.ca:8443/handle/1828/12104

Hanspach, J., Hader, L.J., Oteros-Rosas, E., et. al. 2020. Biocultural approaches to sustainability:
a systematic review of the scientific literature. People and Nature 2. 643-658.
https://besjournals-onlinelibrary-wileycom.ezproxy.royalroads.ca/share/46ZXUYDA39FSCMYD5WAG?target=10.1002/pan3.
10120

5

191

TO: The Gabriola Local Trust Committee
The amount of time and effort to do the Survey and prepare the Report was
substantial. My comments and questions pertaining to the Housing Survey
Report arose as I had some difficulty understanding the data as presented.
In doing this review I segued from just data queries to comments and
questions on some conclusions and recommendations.
HOUSING OPTIONS SURVEY REPORT
PART 1
GENERAL COMMENTS AND QUESTIONS:
A. Population Growth:
If the results of the Surveys are valid and the Recommendations reflect the views
expressed, the results of Survey 3 Question 8, which asks about a primary factor, would
be considered an underlying premise.
Question 8 asked respondents to provide their views on the maximum population
possible under the current bylaws and were given the following options:
1. not amend the bylaws and allow the maximum population possible,
2. amend the bylaws to reduce the maximum population possible, or
3. amend the bylaws to increase the maximum population possible.
The results showed that:
•
•
•

23% supported Option 1- indicating they were satisfied with the projected
maximum population,
53% supported Option 2-indicating a desire to reduce the projected maximum
population.
24% supported Option 3-indicating a desire to increase projected maximum
population.

A majority of the respondents supported changes that would result in a population
decrease. Another way to view the results is that 76% of all respondents (i.e., Options 1
and 2) did not support increasing population growth beyond the maximum currently
possible and about 2/3 of those respondents supported a reduction in maximum
population possible. This indicates strong support to not amend the bylaws to allow for
an increase in residential densities.
What is not clear in the Report is whether the range of housing options will have a net
result of being density neutral or increasing or decreasing densities. The Executive
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Summary of the Report states: “The 28 recommendations are based on these findings”.
Given the strong support to not increase densities:
Is the underlying premise of the Report’s recommendations that new housing option
densities will be:
•
•

on the basis of an overall density decrease, or
at the very least on a density neutral basis?

B. Buildout map:
The report relies upon the data from the draft buildout map and estimates a full buildout
population of about 6,632 if all possible development under the current bylaws occurs
with full occupancy. The draft buildout map is, however, missing potential increases
currently possible.
My own rough calculation:
The Census data indicates 72% occupancy rate and Health records indicate about 4400
residents. Assuming the 4400 represents 72% occupancy of all dwelling, a 100%
occupancy would result in a population of 6,111 (ie 4400 divided by 0.72). However,
there is unrealized growth potential that will increase that maximum population.
Vacant lots: there are 490 vacant lots which add another 931residents (using 1.9person average per dwelling and assuming only one dwelling on the lot is constructed).
This brings the total to 7,042 residents. I am using the latest census data occupancy
rate and recognize that it may have changed somewhat.
Secondary suites: The draft map indicates there are 636 secondary suites possible on
existing lots. This may include some existing secondary suites. Until this number is
known it will be a rough estimate at best. The draft 2010 buildout map indicated 23
secondary suites were built at that time. Estimating that there are now 46 suites (ie
double from 2010), the potential increase in secondary suites is 590 new suites. This
translates to (590 times 1.9) a population increase of 1,121 bringing the total population
to 8,163 residents.
Subdivision: The draft Map indicates there 158 additional densities possible through
subdivision which adds an additional 300 residents (ie 1.9 times 158) if only one
dwelling is constructed. This brings the total population to 8,463 residents.
However, some lots that could be subdivided may create a new lot of sufficient size to
allow for another secondary suite. Large Rural Residential, Resource, Agricultural and
Forestry zoned lots that may be subdivided carry that extra potential for secondary
suites. Some Small Rural Residential zoned lots, based on size, may also have that
potential. It depends on how the property owner decides to subdivide with respect to the
minimum lot size for subdivision. A new lot created by subdivision may or may not
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permit a secondary suite based on the minimum lot size for the zone. The following
chart sets out the average parcel size for subdivision. It should be noted that the
minimum lot size for a zone is not a factor in subdivision, but it does determine if a
secondary suite is permissible.
Lot sizes and subdivision provisions
Zone

Average lot size for
subdivision

Secondary suite
potential on at least one
lot upon subdivision

Minimum lot size

SRR

2.0 hectares (4.94 acres)

0.5 hectares (1.24 acres)

LRR

4.0 hectares (9.88
acres).
8.0 hectares (19.77
acres).
8.0 hectares (19.77
acres).
60.0 hectares (148.26
acres)

Only if the lot or lots are
2 hectares or larger.
Always-on all lots

AG
Resource
Forestry

Always- on all lots
Always-on all lots
Always-on all lots

2.0 hectares (4.94
acres).
8.0 hectares (19.77
acres).
8.0 hectares (19.77
acres).
60.0 hectares (148.26
acres)

Secondary suite
potential on a lot
at the minimum
size
None
Always
Always
Always
Always

The upcoming developments of Resource Residential 1 and 2 zoned lots include the
potential for some secondary suites. The recent 2018 density transfer development (27
lots) has an 8 secondary suite potential. Phase 2 of the Legends subdivision lots (20)
may also have a secondary suite potential. These two developments (27 lots plus 20
lots) if approved will reduce the 490 vacant lots with subdivision potential. The new
densities are already accounted for except for the potential for secondary suites. As
these two developments are not yet finalized, the actual potential will only be known
upon approval.
Split zoned lots: Split zoned lots also allow for a potential density increase as each
portion of such a lot is considered a separate lot for purposes of a dwelling.
Commercial and tourist commercial zoned lots These zones are permitted 1 residential
dwelling unit per development. Some of these dwelling units are in existence.
Other: The approximately 1000 acres of land held by Government for possible treaty
negotiations is excluded but may add additional densities in the future.
Multi-dwelling affordable housing: the potential density total for all multiple-dwelling
affordable housing projects is unknown as it is dependent on LTC approval of an
application. The number of densities for each development is limited to a maximum of
12 dwelling units per hectare and up to a maximum of 24 dwelling units for the
development, but there is no cap on the number of such developments.
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Conclusion:
The estimate of 8,463 residents does not take into account secondary suites from
subdivision, split zoned lots, treaty held lands and commercial residential densities.
The estimated population figure of 8,463 residents would almost double the current
population. Had this estimation been known at the time of the Survey, it may have
affected responses to some questions.
C. Weighting:
Survey 2, Question 1 Conclusions indicated :
“No effort was made to weight the responses to balance the perspectives
between owners and renters; however, each question was evaluated to
determine whether there was a statistically significant difference in responses
between owners and renters.”
It states “no effort” was made to “weight” responses for owner/renter perspectives. An
implication of this is that “weighting” may have been applied to other questions, else
there would be no need to comment here.
The reference to “each question” implies weighting was not applied to all the other
questions in Survey 2.
Is this correct?
Survey 3, Question 6 General Findings states:
“The options and relative weightings are outlined in the table below.”
The statement indicates “relative weighting” was applied to the Table.
Was “relative weighting” only applied to this Table?
To what extent was weighting applied for all 3 surveys and was it limited to “owner” and
“renter”?
D. Housing status:
The housing status data in Question 1 for each survey established a baseline. However,
each subsequent question in the Survey did not include the actual numbers of housing
statuses for that question. Housing statuses for subsequent questions were only given
as percentages which necessitated using the count for Question 1 to convert the
percentage to the number of respondents it represented. Had all respondents for
Question 1 also completed the subsequent questions , the conversion to numbers
would be fairly accurate.
However, that did not occur as the number of respondents for subsequent questions
decreased. The decrease in respondents decreased the number of housing statuses,
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consequently the percentage of a housing status could not be converted to an accurate
number. The reporting of 100% of “renters” in support of a response could represent
that of one person’s view or any number up to the maximum number in Question 1.
Another limitation is whether the reporting out of housing status data was prioritized and
only one status was used when a respondent selected multiple housing statuses. If this
was not done, the results become skewed as one respondent will be considered twice.
E. “Comments” versus “Other”:
The number of comments and lack of new options identified through use of “other” as
an alternate number leads me to believe input for “other” was primarily used as a
comment.
Am I correct in considering written input for “other” as being “comments” rather than
identification of an alternate option?
F. Linking comments to selected responses:
SURVEY 1 question 5
5. Would you support a re-write of policies
and regulations to enable secondary suites
to be constructed on Gabriola Island on
residential parcels that are smaller than 2
ha/5 ac?

SURVEY 1 question 6
6. If the LTC was to consider allowing secondary
suites on properties less than 2 ha/5acres, please
rate the importance of the following conditions.
Comments

Yes

Not
desirable

Yes – only if certain conditions are met

Essential

No - retain the existing regulations

• A minimum lot size is established

Other (please specify)

Desirable

Not relevant

• Limits are set on rental rates to ensure affordability
• Ecological protection measures are required on the lot
• Higher construction standards are required for new
buildings
• Limits are set for maximum floor area / lot coverage
for the principle dwelling AND secondary suite

The “other” box in Question 5 above would most likely include comments related to the
conditional “yes”. Comments entered in Question 6 above could be linked to any of the
possible assessments. It may be a reasonable assumption to link the wording/tone of a
comment to a specific assessment, but it does not exclude the possibility the comment
is intended to express some qualification of those selecting “desirable, or not desirable”.
A positive or negative comment could be linked to any of the assessments. Reporting
out of comments by the assessment would provide some context to the comment.
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Questions that have a comment box linked to each option/assessment reduces that
potential and if the reporting out of such comments was linked to their selection would
provide better understanding of that person’s perspective.
G. The Numbers of Comments vs Respondents:
When it is stated there were X number of comments, I assume the number represents
the total number of respondents who entered information in a comment box (or other).
If a respondent adds two or more discrete comments in one comment box is the
comment total increased by one or the number of discrete comments made by that one
person in that box?
H. Qualitative Responses:
The reporting out of qualitative responses for each question varied. For most questions,
a summary of a few comments is given. For others, primarily in Survey 2, comments are
themed and linked to the option selected which provided a better understanding of the
comment and responder’s views. However, linking the comments to the specific
assessment of an option (eg important or not important) would provide even greater
clarity.
Survey 3 Question 8 did not allow for comments, so no qualitative data is possible.
Some questions only provided a few examples of comments. For others, the example of
comments did not seem to be proportionate to range of views.
Survey 1, Question 2: of 480 comments, the Report describes 84 comments (17%) by
themes. There is no indication as to what the remaining 396 comments addressed.
Survey 1 Question 4: of 31 comments, only one comment indicating confusion about the
term “secondary suite” was provided.
Survey 1 Question 5: there were no number of qualitative responses or examples given.
I. Missing Sections:
The sections under each question, other than for Question 1 of each survey, generally
have 4 headings: General Findings, Findings by Housing Status, Summary of
Qualitative Responses (for some it is a more detailed Qualitative Responses), and
Conclusions.
Survey 2, Question 4 and Survey 3, Questions 2 , 3 and 4 are missing Housing Status
data.
Survey 1 Question 5 is missing “Summary of Qualitative Responses” data.
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J. Percentages
The data for questions are mostly given as percentages. Presented with only
percentages, the reader has to calculate the number the percentage reflects. For
example, Question 2 of Survey 1 Table 5 partial extract below:
Table 5: High Ranking Responses by Housing / Property Ownership Status
Factor
All
Owners Renters Precariously
housed
The rents that will be charged meet an
92% 91%
100%
100%
affordability test, such as 30% of a household's
income
The Report indicates 408 people completed Question 1 and 340 people completed
Question 2 (ie 70 people skipped question 2).
Question 1 indicates there were 57 renters. Therefore, in subsequent questions, the X%
of “renters” could range from 57 (ie if all renters in Question 1 answered this question)
to 1 (ie if 56 renters skipped this question).
A percentage is useful if the numbers applicable to it are also available and accurate.

PART 2
SPECIFIC SURVEY QUESTIONS
Following are questions and comments on some questions of the surveys.

SURVEY 1:
Question 2:
Q2: The Gabriola OCP includes several criteria intended to help the Local Trust
Committee (LTC) decide whether or not to approve affordable housing proposals.
Please tell us how important each of these criteria should be in the LTC’s decision
making process (see criteria outlined below).
340 of 411 respondents answered the question
The introductory section (entitled “Determining criteria to assess affordable housing
proposals”) set out in Question 2 in the Survey Questionnaire describes affordable
housing as being guided by two distinct approaches. The Survey’s wording is in the
following text box:
Determining Criteria to Assess Affordable Housing Proposals
Affordable housing developments are approved by the Local Trust Committee based on criteria to
determine how the proposal will address particular needs. Currently there are two main approaches:
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•

an income- based model where the cost of housing does not exceed a certain percentage
(usually 30%) of the household’s income (e.g., Gabriola and Salt Spring Official Community
Plans); or,

•

a model where housing affordability is determined on a case by case basis through the use of
a legal tool called a 'housing agreement' between the Local Trust Committee and the housing
provider. The Agreement is registered on the title of the property to ensure affordability in
the future (e.g., Bowen Official Community Plan).

The first approach focuses on income to determine housing affordability without requiring
consideration of other moderating factors (e.g., disability, age, availability of affordable housing).
The second approach allows local government to work with the project proponent to craft an
agreement that addresses other considerations of need including meeting criteria established by
funding agencies.

I found this confusing. The Gabriola OCP applies both “approaches” to affordable
housing. The text above implies Gabriola only uses an income-based model when in
fact both measures are applied. Part of my confusion is due to the use of “or” between
them. What I finally understood was the second option above is suggesting all factors
(eg income/status) be determined by the housing agreement rather than having any
criteria in the bylaws. Is that an accurate conclusion?
General findings:
The Report refers to the five highest ranked criteria, the next four ranked criteria and the
two lowest ranked criteria. Is the reference to the five highest ranked criteria the
ranking of all responses, including somewhat unimportant and very unimportant? It
states that the highest ranked criteria received support in the range of 88% to 100%.
Did one option receive a positive assessment by all respondents or do the percentages
given reflect only those who gave a positive assessment? I am not certain what the
percentages relate to.
Table 5 only provides percentages for those who selected very important or important.
This leads me to believe the ranking of criteria was also limited to positive responses.
I am also not clear what the column “All” represents. Is it all respondents or only those
who selected “very important” and “important”?
Of the 340 responses, how many indicated “somewhat unimportant, very unimportant
and unsure” for each option?
Conclusions: the data and conclusions appear to relate only to those who selected Very
Important or Somewhat Important.
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Is the statement “All criteria received more than 50% approval” referring to all
respondents or only those who marked Very Important and somewhat Important?
Question #3:
Q3: Would you support expanding the categories of need to include any of the
following? Any low-income households; low to moderate income households
333 of 411 respondents answered the question
The options were “any low-income family”, “low to moderate income families” or “other”.
The responses to these options were Yes, No, or Not sure.
The difference between the options of “low-income” and “low to moderate income” is a
matter of income range. If they are discrete groups, there would be no overlap of
income levels. Was the intent to have them be discrete options?
Qualitative responses: there were 132 comments.
The qualitative response examples range from the support for (a) housing (eg co-ops),
(b) the prioritizing of certain groups and (c) mixed income level families. The range of
responses appear to indicate some misunderstanding of the question’s intent.
The Report states about ¼ (ie 34) of the responses related to topics such as design,
stigma, income levels, rural character etc.
What other considerations/themes were reflected in the other 98 comments? How did
respondents interpret the meaning of “expanding the need criteria”?
Question # 6:
Q6: If the LTC was to consider allowing secondary suites on properties less than 2
hectares / 5 acres, please rate the importance of the following conditions
312 of 411 respondents answered the question
Respondents assessed 5 factors as either “essential, desirable, not desirable, or not
relevant”. A standalone Comment box was also available.
General findings:
No chart or table is provided. The data in percentages only relates to those who
selected “essential” or “desirable”. No data is given for those selecting “not essential”
and “not relevant”.
Of the 312 respondents, does the figure 91% represent 91% of all respondents (ie 284
respondents)?
Conclusions: The question is not asking if the respondent supports allowing suites on
smaller lots; it is asking about the importance of the 5 factors if it were to be considered.
Someone opposed to the idea itself may well support some or all of the options for
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different reasons. The responses don’t necessarily reflect support to allow secondary
suites on lots under 5 acres.

SURVEY #2
The Introductory section entitled “Survey Responses” indicates 340 people completed
this survey.
Question #6
Q6: We will be addressing managing growth in the next survey. If there are particular
issues you would like to see addressed, please indicate them below.
No data
Respondents were asked if there were particular issues they would like to see
addressed. This question was not included in the Report.
Were there no responses?

SURVEY 3:
Background for Survey Three:
Potential population growth: four growth scenarios are referenced here with the
maximum buildout being a population of 6,632. See my commentary at the beginning of
this document (General Comments).
Extract: “The goals in Gabriola’s Official Community Plan (OCP) only explicitly mention the
term “growth” once – stating that “gradual and appropriate” rather than “rapid” growth is to be
encouraged. OCP policies and objectives speak to regulating the density that is already
permitted through zoning. Anticipating or managing new growth (except for multi-family
affordable housing) does not seem to be contemplated in the OCP, and particularly doing so in
ways that would help to meet important social and environmental goals such as the need for
affordable housing and the need to protect and preserve our Coastal Douglas-Fir ecosystem
and groundwater.”

The underlined sentence implies “managing new growth” is equivalent to the regulations
allowing densities for multi-dwelling affordable housing developments and that
regulating densities already allowed in zones is not managing new growth.
That is one perspective. I see it differently. The current OCP and LUB density provisions
set a density cap but within that framework new growth is anticipated from future
subdivisions, development of vacant lots, provision for secondary suites on lots 2
hectares or larger, density transfer provisions respecting Forestry and applications for
multi-dwelling affordable housing. Multi-dwelling affordable housing has a cap in terms
of densities per hectare and development but there is no established limit to the number
of multi-dwelling affordable housing applications. The approval of them is decided on
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the merits of each application. The OCP does not contemplate densities beyond these
parameters as is indicated in the Community Context section of the OCP:
Community Context
This Plan has been prepared within the following context:
•

Gabriola has a fragile island ecosystem which needs to be protected; as such, it
is necessary to limit further development.

Question #2:
Q2: Would you support more flexible zoning for commercial and institutional parcels
in order to incentivize the construction of rental or market housing units during
redevelopment?
311 of 338 respondents answered the question
General findings:
The question does not give a respondent the option of supporting a density increase for
only one of the two zones.
Were there any comments in “other” indicating this preference?
Question #4:
Q4: Should the LTC consider looking at more flexible residential zoning regulations to
allow for increased densities on a parcel under certain conditions?
311 of 338 people answered the question.
Respondents were to select “Yes, no or maybe” and could add comments in a
standalone box.
Extract from introductory paragraph to the Question: “…thereby allowing additional
density on a parcel but with restrictions to floor areas and lot coverage being equal to or
less than what is allowed for one traditional-sized, single-family dwelling”.
There is no maximum dwelling size other than as limited by lot coverage, possibly
setbacks based on lot size, height restrictions etc. This option would necessitate
establishing a maximum dwelling size based on a dwelling’s footprint. Was this the
intent?
The question proposes allowing secondary suites based on the owner’s personal
circumstances but does not indicate if lot size is a factor. It appears to be suggesting a
lot-specific zoning whereas Questions 5 and 6 of Survey 1 are focused on a zone-basis
application and lot size.
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Question #5:
Q5: If you answered Yes or Maybe to Question 4, please indicate the conditions
under which you would support more flexible zoning for residential parcels to allow for
more residential units per parcel. Please check all that apply.
234 of 338 people answered the question
Respondents who indicate “yes” or “maybe” to question 4 were to indicate their level of
support for one or more of 6 factors and could add comments in a standalone comment
box. Those opposed were to skip the question.
Qualitative responses:
Extract: “The qualitative responses mirrored the quantitative data results. Although only about
one quarter of respondents to question 4 indicated they are not supportive of flexible zoning,
and although the overall response rate to that question was very high, about one-third of
respondents chose to skip this question ”.

Question 5 was limited to ¾ of respondents who answered question 4. Only those who
selected yes or maybe could choose to skip the question.
Is the reference to 1/3 choosing to skip the question a reference to those who answered
yes or maybe or is it intended to reflect those who were asked to skip this question?
Question #6: 281 respondents made 181 comments.
Q6: Please rate the following options for ensuring managed growth.
281 of 338 people answered the question
Respondents were to rate the options.
General findings:
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Citing the above options in numerical order (ie 1 to 4) below.
Option 1 (status quo for regs) is broad in scope and is presented as an absolute no to
any bylaw changes. Juxtaposed against that are 3 specific options. The underlying
premise is that not wanting to change the current trajectory of growth excludes any
support for water requirements or lot size changes (for conservation reasons) or a
potentially density neutral policy (ie option 4).
This presents a conundrum for respondents who support the current regulations with
respect to population growth in Question 8. They do not support a density increase or
decrease but may support increasing water protection measures or increasing minimum
lot sizes for other than density reasons or a density neutral provision related to
affordable housing. But if they also support options 2 to 4, it may be construed as
contradictory to their selection if the other options are limited to density growth.
Had options 2 to 4 indicated its purpose (ie only related to growth), the respondent may
have an easier decision to make.
Option 4 uses the phrase “restrict the maximum subdivision potential” which implies
holding back a density already allowed. I don’t understand how that would work.
Conclusions:
Extract: There is comparatively little support for maintaining the status quo policy framework
around managing growth. Instead, there is strong support for policies addressing water
conservation and protection. As well, there is support for limiting the potential for the creation of
small lots through subdivision. And although requiring provision of affordable housing as part of
subdivision application received less support than the previous two options, almost 52% of
respondents support this option ”.

The relatively little support for the status quo option is partly due to the options not being
mutually exclusive and thus respondents who did not support regulatory changes to
increase or decrease densities in Question 8 may well have selected one of the other
options for other than growth management.

Question #9: 204 respondents and 58 comments
Q9: If you answered No to question 8, what regulations do you recommend the LTC
review to manage growth and/or the impacts of growth? Please check all that apply.
No comment box was provided.
Respondents checked which option they recommended the LTC review certain policies,
with the option to identify other policies by using “other”.

13

204

General findings:
Question 8 asked for views on residential density growth. Question 9 did not have an
introductory paragraph so respondents could possibly consider the secondary suite
option and non-density policy options in terms of their efficacy in achieving either a
decrease or increase in densities. This is reinforced by the exclusion of those not
wanting to change the bylaws.
The policy options are not related to density but are a mix of social need (ie affordable
housing from subdivision, secondary suites and density donation) and environmental
protection/climate change (ie lot size and floor area).
The exclusion of Question 8 respondents is premised on the “no change to regulations”
including no change to regulations for social or environmental objectives. I am not sure
why someone accepting the current density buildout would be excluded from giving their
views on non-density issues or a density neutral policy (last option).
The results do not segregate responses from two diametrically perspectives. Therefore,
the degree of support for each policy by each perspective is not known. The
percentage of overall support for an option may be high but for very different reasons.
Conclusions:
The question asked respondents if the supported having the local trust committee
review the policy option. It was not a vote of support or non-support of the concept,
although based on question 8 responses the level of support could be determined
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somewhat. For example, there is no certainty that someone supporting a density
increase supports or does not support floor area limits.
Asking the LTC to review the policy is not an automatic measure of support for it but
rather an interest in further exploration predicated on their Question 8 response.
Extract: “As Question 8 responses show, Gabriolans are split on the question of growth”
There is a split as respondents had to select one of three options in Question 8, but the
split is not equal. A majority favoured a density decrease. The results could also be
described as 76% of respondents not supporting any increase in density.
Extract: “Question 9, rather than focusing of strategies that would reduce growth (e.g.,
downzoning of existing lots), focused instead on mitigating the impacts of growth while
addressing housing needs.”

As the question relates to mitigation impacts of growth rather than a density focus, I am
not sure why those in favour of the status quo in terms of density were excluded from
Question 9. Someone supporting the current density buildout would have views on
mitigating impacts from unrealized growth due to subdivision or vacant lots. It seems
the phrase managing growth is viewed as growth beyond the current buildout capacity.
The statement: “There is comparatively little support for maintaining the status quo policy
framework around managing growth. Instead, there is strong support for policies addressing
water conservation and protection”.

The underlined phrase compares support for the density status quo numbers to
numbers supporting mitigating non-density options. These are separate factors.

PART 3
RECOMMENDATIONS:
The introductory paragraph:
“The recommendations that follow are interconnected, focusing on managing growth, and
conserving biodiversity and water through policies broadly applied across the island, and
affordable housing policies focused on approaches that produce the greatest number of housing
units with the least impact on the environment and groundwater resources. These
recommendations represent actions that received strong support in the surveys. We conclude
with recommendations that address how all of this work can be accomplished.”

The paragraph sets out the underlying premise to the recommendations: to produce the
greatest number of housing units while minimizing environmental and water impacts. In
other words, increasing densities beyond what is currently permissible. It goes on to
state the options received strong support and moving forward on these policies is
predicated on the Survey results, yet no mention is made that the majority of
respondents supported a decrease in density buildout and 76% of respondents did not
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support any density increase. However, some of the policy options are density neutral
which may be acceptable to some who favour a decrease in density or the status quo.
Comments on some recommendations.
Growth Management Strategy
•
•

Implement a policy requiring all subdivision/rezoning applications contribute to an increase in
affordable housing stock
Establish a new regulation to be applied to rezoning applications to permit an increase or
transfer of density only if a percentage of lots in each subdivision is protected with a housing
agreement to ensure affordability as rental units or at time of sale and re-sale in perpetuity.

Comment: I don’t believe these two strategies are possible as local governments can
only achieve affordable housing on a voluntary basis short of actually developing them.
Freshwater Conservation Strategy
Implement new policies requiring that subdivisions and redevelopment of residential
properties meet higher water conservation standards by:
o Establishing new proof of water regulations requiring that new subdivisions exceed the provincial
minimum standard
o Establishing new regulations requiring rainwater collection and storage for new residential
development

What does “redevelopment of residential properties” mean? Is it a tear down and
replacement of a dwelling? Is it an increase to the dwelling’s footprint?
Affordable Housing Strategy
To do this we recommend an affordable housing strategy that prioritizes multi-unit projects appropriately
sited and located, along with targeted activities for dispersed accommodation to address specific needs
(e.g., elder care, extended family accommodation).

What is Multi-dwelling Affordable Housing and targeted activities (which I presume
refers to flex zoning for secondary suites) prioritized over? Single family principal
dwellings?
Set housing targets and timelines by identifying the number and proportion of units to be achieved
through multi-unit projects and through targeted dispersed initiatives such as secondary suites,
mixed commercial/residential and flex zoning (implementation is addressed in the Governance
section following).

Comment: the recommendation requires the OCP to set a target for new dwelling
construction for affordable housing units within a timeframe. I am not certain this within
the scope of land use regulation which only enables something.
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Governance, Oversight and Public Education
Establish a Housing Affordability and Managed Growth Planning Commission made up of
volunteer commissioners appointed by the LTC and supported by a paid consultant and LTC
staff. The Commission would be responsible for overseeing the implementation of the four
strategies (growth management, biodiversity, freshwater conservation, and housing affordability)
and ensuring the work is aligned with the ongoing work on reconciliation and climate change. Its
responsibilities would include:
o Planning and administering different aspects of the strategies (for instance, if there
are housing agreements that need to be monitored, how would that occur),
o Setting targets and timelines in consultation with the LTC,
o Evaluating progress so the LTC will know when the strategic objectives have been
achieved and to what degree (e.g., hectares of CDF ecosystem protected, units of
housing created),
o Providing ongoing public information to increase public knowledge,
• Implementing public engagement activities as the strategies are developed and
rolled out.

Comment: LTCs can establish advisory commissions to receive advice, but the
description above implies an entity with some authority over land use decisions and
implementing public engagement. LTCs cannot delegate their land use powers to
another entity and decisions on public engagement rest with the LTC.
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From: Gisele Rudischer [mailto:giselerudischer@gmail.com]
Sent: Saturday, April 24, 2021 5:12 PM
To: Gabriola Island Local Trust Committee
Subject: Misinformation

I write to ask that the Committee please stop the Housing Matters Group, which I believe is a
creature of the LTC, from publishing incorrect information with regards to the build-out number.
In the latest edition of the Sounder a letter from the Group claims that if all existing and
potential densities are used to build dwellings that are occupied full time the population would
expand to 6,850. This is based on incomplete information. When all potential densities are
occupied full-time the population would expand to 8,879.
It is a disservice to the community to mislead them about how much growth we are committed
to and throws into question the validity of responses received from residents who are under this
misconception.
It is the LTC's responsibility to ensure that information presented to the community is accurate. I
respectfully ask that you consider this correspondence as addressing the LTC's responsibility and
process and not correspondence on the Housing Options Project. Thank you.
Gisele Rudischer
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From: Darren Dofher <ddofher@baylinknetworks.com>
Sent: Monday, May 3, 2021 6:22 PM
To: northinfo <northinfo@islandstrust.bc.ca>
Cc: Dereck Wong <dwong@baylinknetworks.com>
Subject: Request to land the Connected Coast cable on Gabriola Island

Hello Gabriola Island Local Trust Committee:
We would like to introduce the Gabriola Island LTC to the Connected Coast project.
The project is an extensive undersea fiber optic network extending to all reaches of the BC
coast and will connect over 150 locations with limitless wholesale bandwidth. Currently the
project is underway with design, planning and permitting with a target to start construction this
August.
The starting point for construction will be driven by the timing of permits as well as other
factors.
There is an opportunity to land the cable on Gabriola Island, which would help facilitate the
flexible growth of telecommunications on the island.
The installation will have a very low impact on the surroundings.
The cable is proposed to land on the MOTI right of way at the North end of Descanso Bay Road.
Below is a link to a video showing some typical undersea landing sites.
https://www.youtube.com/watch?v=25OEx5aFrOk
There is also a wealth of information on the Connected Coast website at the link below.
https://connectedcoast.ca/
Please find the attached general presentations about the project and about Baylink (Baylink is
the contractor designing and building the project).
If the LTC is in favor of the landing on Gabriola Island, we would kindly ask for a letter of
support.
Other letters of support for Connected Coast landings have been provided by the Islands Trust
for other Islands (such as Denman and Hornby).
We would be happy to present further information and details.
We look forward to your feedback.
Sincerely
Darren
Darren Dofher

Connecting Communities
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1923 McLean Ave, Port Coquitlam, BC, V3C 1N1
c: 604-786-5074
ddofher@baylinknetworks.com
www.baylinknetworks.com

P Before printing this message, please consider the environment.
CONFIDENTIALITY NOTICE
The contents of this email message and any attachments are intended solely for the addressee(s) and may
contain confidential and/or privileged information.
This email may be legally protected from disclosure by Baylink Networks Inc. Email content or attachments are not to be disclosed
without authorization by Baylink Networks Inc.

217

Connected Coast
Bringing backbone infrastructure to rural and remote communities
along the BC coastline, Haida Gwaii and Vancouver island

March 15, 2021
Toquaht First Nation
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Broadband declared basic service to all Canadian communities

• CRTC universal service objective that
Canadians – in all communities should have
access to voice services and broadband
internet access services on fixed and mobile
wireless networks with a target speed of 50
Mbps down/10 Mbps up and unlimited data
allowance
• Connect to Innovate Program $500M (Dec
2016)
• Additional $750M CRTC fund over 5 years
• Universal Broadband fund for last mile
$1.75B
• Economic Recovery Intake $90M
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The Connected Coast Project
•
•

•
•
•
•
•
•

From north of Prince Rupert to Haida
Gwaii, South to Vancouver and
around Vancouver Island
To bring new or improved high speed
internet accessibility to 139 coastal
communities, 48 Indigenous
communities representing
44 First Nations
Approximately 3,400 km of sub-sea backbone fiber network
Benefit an estimated 175,00 British Columbians living in
90,000 households
Allow residents in rural and remote communities access to
many essential services such as online education, health and
e-commerce
Provide affordable, reliable high-speed broadband across
Vancouver Island and the West Coast
Work with partners to facilitate digital uptake and maximize
the end‐use benefits of improved internet and cellular
connectivity
Construction 2021 through 2023

220

Project Owners and
Management
CityWest

Connected
Coast
Project
SRD

Project Funding, Connect
to Innovate Program
• $47M project
• Federal Government – ISED (CTI
Program)
• Department of Indigenous Services
Canada (DISC)
• Province of BC/NDIT (Connecting
BC)
• CityWest
• Strathcona Regional District
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First Nations
• Fiber path will cross the traditional
territories of all coastal First Nations

• New or enhanced service for as
many as 48 First Nation communities
• Opportunities for economic
development, health and education

• Improved access to high-capacity
backbone infrastructure
• Partnership opportunities with First
Nation programs
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Fiber, subsea deployment and shore landings

223

Last Mile
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Considerations at landings
Avoidance of key habitats,
protected areas and cultural
areas
Existing pathways and
developed areas utilized as
much as possible to limit
vegetation clearing.
Site visits will be conducted to
assess biophysical conditions
of backshore and intertidal
zones.
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Considerations at landings
• All excavation conducted in the dry
• Environmental monitor will be present
during construction to identify any
eelgrass in the intertidal zone and adjust
the cable route to avoid
• If unavoidable, the eelgrass will be
salvaged and transplanted within 20 m of
original location
• If eelgrass is observed in the subtidal
zone, split pipe will be floated out and
gently lowered to the ocean floor during
high tide to avoid dragging through
sensitive ecosystem
• Salvage of Olympia Oysters and Northern
Abalone where present
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Considerations for marine route
Protection of marine mammals:
• Exclusion zones established
around work areas (400 m for
Killer Whales and 200 m for
all other whales, dolphins,
porpoises
and Steller sea lions)
• Marine mammal observer
present during installation to
monitor exclusion zones with
authority to stop work
• Vessels will travel at less than
4 km/hr (2.2 knots) during
cable installation to minimize
engine noise and vessel
wake
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Permits / Referrals
• BC Crown land tenure
• Heritage Conservation Act for disturbance to
archaeological sites, where required.
• Request for review to Fisheries and Oceans Canada
• Federal government permits / approvals for portions on
federal lands / waters also required

228

Baylink Networks Inc. - Overview
Founded in 2011, Baylink Networks is a turn-key
undersea fiber network builder with a focus on
providing high quality economical undersea fiber
networks. Our innovations in the undersea fiber
market are disruptive and have enabled high speed
fiber connectivity to many remote communities in
North America.
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The Cable System
• The system is comprised of:
• Cable (with a 20kN tensile rating and 20kN/10cm crush rating)
• Splicing units
• Protection systems for shore landings
• Armor systems to reduce movement in high current areas.
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Strip armor is used in high current rocky areas where more
protection is needed (Traditional cable systems require that the
cable be changed to increase protection levels):
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In line splice case – triple O-ring seal on the cable
entry and on the end caps. Also, the case is
flooded with mineral oil-based fluid. Splicing
time is less than one hour.
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Articulating Ductile Iron Split Pipe for
shore landing protection:
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Shore landing construction process:
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Staging, Loading & Material Handling:
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The system can be deployed
from many different
platforms.
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Cable installation
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Our scope includes survey, design and
permitting with an experienced team
of technicians.
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Our scope includes environmental
management of projects with an
inhouse team of Environmental
Professionals
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Date: June 9, 2021
To: Gabriola LTC
Re: Update and Information received from Information Science and Economic Development
(ISED)
The attached email from ISED clarifies that placement of small cell relay units on power poles
does not trigger a need for consultation if the height of the power pole is not increased by more
than 25%. This also applies to any existing building.
I sent the attached email to members of the Regional Planning Committee with the intention of
discussing it at our last meeting, but the agenda precluded time to do so. I will bring it up at the
next one in August as a point to consider.
From my perspective, the Islands Trust Model Strategy greatly reduces the opportunity for the
public to weigh in on cell tower alterations post an initial consultation on the initial placement
of a cell tower.
The siting of a new tower with 4G or 5G capacity would entail public consultation. In the case of
a new tower with 5G capacity the community would be aware of the need for the multiple
small cell units. However, in the case of a new tower or an existing with 4G capacity, the
community would not be afforded an opportunity to weigh in on any subsequent equipment
modifications and placement of small cell relay units.
BC Hydro places relay units on power poles to enhance the operation of smart meters.
However, my understanding is that the Model Strategy only addresses telecommunication
providers. BC Hydro is an energy provider not a telecommunication provider but uses the
telecommunication technology to transmit data. The Clean Energy Act’s Smart Meters and
Smart Grid Regulation requires the placement of smart meters and necessary equipment but
provides no option for public input on placement of small cell relay units.
The questions at hand are whether or not the local trust committee agrees with my conclusions
and whether or not it is satisfied with the degree of public input allowed under the adopted
Islands Trust Model Strategy.
Respectfully submitted,
Kees Langereis
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Print Date: June 10, 2021

Applications
Development Permit
File Number
GB-DP-2017.2

Applicant Name
Fenton, Rob

Date Received
03-Aug-2017

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

Planner: Ian Cox
Planning Status
Status Date: 09-Jun-2021
Awaiting LTO registration of HCA notice. Archaeology Branch referrals in progress.
Status Date: 28-Jan-2021
No change in status.
Status Date: 16-Nov-2020
No change in status.
File Number
GB-DP-2020.2

Applicant Name
Silva Bay Resort &
Marina - 1167433 BC
Ltd. (Hemmer
Envirochem Inc.)
Planner: Ian Cox

Date Received
01-Sep-2020

Purpose
PIDs: 003-081-621 and 030-792-606 Application for proposed works at the
marina. Civic address: 3383 South Road, Gabriola Island, BC.

Planning Status
Status Date: 26-Mar-2021
Meeting held with applicant's consultant, SFN and staff. Awaiting SFN comments.
Status Date: 12-Mar-2021
SFN, applicant and IT staff in contact and will coordinate meeting.
Status Date: 26-Feb-2021
SFN and Arch Branch referral needed on SIPA recommendation prior to LTC consideration.
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Applications
Development Permit
File Number
GB-DP-2021.1

Applicant Name
Centre Stage Holdings
(J.E. Anderson &
Associates)
Planner: Sonja Zupanec

Date Received
20-May-2021

Purpose
PID: 003-134-806 DP application for protection of development from hazardous
conditions DPA6, relating to subdivision application.

Planning Status
Status Date:

Development Variance Permit
File Number
GB-DVP-2016.3

Applicant Name
Date Received
Van Herwaarden, Lynn 24-Aug-2016

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

Planner: Ian Cox
Planning Status
Status Date: 30-Mar-2021
No change in status.
Status Date: 28-Jan-2021
No change in status.
Status Date: 16-Nov-2020
Staff awaiting response from FLNRORD/MOE regarding possible need for WSA Section 11. This would affect the DVP
process.
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Applications
Development Variance Permit
File Number
GB-DVP-2017.1

Applicant Name
Fenton, Rob

Date Received
03-Aug-2017

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

Planner: Ian Cox
Planning Status
Status Date: 09-Jun-2021
Awaiting LTO registration of HCA notice. Archaeology Branch referrals in progress.
Status Date: 28-Jan-2021
No change in status.
Status Date: 16-Nov-2020
No change in status.
File Number
GB-DVP-2019.1

Applicant Name
Date Received
22-Jan-2019
Regional District of
Nanaimo (Huxley
Community Park)
Planner: Bronwyn Sawyer

Purpose
PID: 016-001-826 Setback variance. Civic address: 585 North Road, Gabriola
Island, BC.

Planning Status
Status Date: 08-Jun-2021
Received tree management plan and tree replacement plan - under review
Status Date: 20-May-2020
Spoke with applicant - no change in application status
Status Date: 16-Oct-2019
Spoke with applicant - no change in application status
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Applications
Development Variance Permit
File Number
GB-DVP-2020.4

Applicant Name
Hoy, Dennis

Date Received
17-Nov-2020

Purpose
PID: 000-937-282 DVP required for studio. Civic address: 3395 South Road,
Gabriola Island, BC.

Planner: Ian Cox
Planning Status
Status Date: 25-May-2021
June 17 agenda item.
Status Date: 30-Mar-2021
Scheduling site visit. Possibly May agenda.
Status Date: 26-Feb-2021
Target April LTC meeting agenda.
File Number
GB-DVP-2021.2

Applicant Name
Ellins Architect Inc.

Date Received
13-Apr-2021

Purpose
PID: 017-415-519 Variance required for septic. Civic address: 1050 Berry
Point Road, Gabriola Island, BC.

Planner: Bronwyn Sawyer
Planning Status
Status Date: 01-Jun-2021
DVP notices mailed
Status Date: 27-May-2021
Requested information received
Status Date: 29-Apr-2021
Preliminary application review complete. Information has been requested of applicant

Page 4248
of 9

Print Date: June 10, 2021

Applications
Rezoning
File Number
GB-RZ-2019.1

Applicant Name
Date Received
05-Apr-2019
BC Transportation
Financing Authority/BC
Ferry Services Inc.
Planner: Sonja Zupanec

Purpose
PIDs: 025-798-090 and 025-798-103 Rezoning for improved ferry terminal future marine and upland improvements.
Civic address: Descanso Bay, Gabriola

Planning Status
Status Date: 25-Jun-2020
CIM cancelled and further consideration of application on hold. LTC to meet with Snuneymuxw First Nation to discuss
concerns.
Status Date: 14-May-2020
Verbal update to LTC. Staff to schedule CIM.
Status Date: 16-Apr-2020
Staff memo to LTC.
File Number
GB-RZ-2020.1

Applicant Name
Gabriola Housing
Society (Nancy
Hetherington Peirce)
Planner: Jaime Dubyna

Date Received
15-Jan-2020

Purpose
PIDs: 028-580-095 and 028-580-109 Affordable housing project. Civic
address: Lots 1 & 2 Paisley Place, Gabriola Island, BC.

Planning Status
Status Date: 06-May-2021
Copy of provincial water license received.
Status Date: 04-Mar-2021
LTC amendments to Housing Agreement made. LTC resolution to not proceed with further readings of Bylaw 308 (Housing
Agreement) until comments are received from Snuneymuxw First Nation.
Status Date: 28-Jan-2021
OCP Bylaw submission to Ministry.

Page 5249
of 9

Print Date: June 10, 2021

Applications
Rezoning
File Number
GB-RZ-2021.1

Applicant Name
Date Received
19-Feb-2021
Pages Resort &
Marina
Planner: Teresa Mahikwa

Purpose
PID: 000-462-357 Rezoning property to permit the retail sale of liquor and other
alcoholic goods. Civic address: 3350 Coast Road, Gabriola Island, BC.

Planning Status
Status Date: 17-Jun-2021
Staff report on LTC meeting agenda. Recommendation to give third reading to Bylaw No. 309, and to forward to EC for
approval.
Status Date: 13-May-2021
Staff report on LTC meeting agenda. Recommendation to give first and second reading to Bylaw No. 309, and to waive
requirement for public hearing.
Status Date: 15-Apr-2021
Staff report on LTC meeting agenda. Recommendation to request staff to prepare draft amendments to the LUB.

Subdivision
File Number
GB-SUB-2017.2

Applicant Name
Williamson &
Associates
Planner: Marnie Eggen

Date Received
19-Jan-2017

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

Planning Status
Status Date: 21-Jan-2021
LTC accepts covenant.
Status Date: 20-Oct-2020
Applicant signs cost recovery agreement. Legal counsel, planner and applicant reviewing covenant.
Status Date: 10-Sep-2020
LTC approves cost recovery agreement for legal review of covenant.
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Applications
Subdivision
File Number
GB-SUB-2019.1

Applicant Name
Williamson &
Associates (B&K
Shopping Centre)
Planner: Ian Cox

Date Received
11-Jun-2019

Purpose
PID: 004-549-023 Subdivision at 369 Berry Point Road, Gabriola Island, BC

Planning Status
Status Date: 15-Jun-2020
No change in status.
Status Date: 04-May-2020
MOTI PLA received. Applicant working to meet Ministry and Islands Trust conditions.
Status Date: 21-Jan-2020
MOTI PLA received. Applicant working to meet Ministry and Islands Trust conditions.
File Number
GB-SUB-2020.2

Applicant Name
Centre Stage Holdings
Ltd. c/o J.E. Anderson
Planner: Sonja Zupanec

Date Received
31-Jul-2020

Purpose
PID: 027-086-500 3 lot subdivision. Civic address: Lot 20 Section 8

Planning Status
Status Date: 06-Oct-2020
Referral response completed and sent to MOTI and copied to applicant and LTC
Status Date: 31-Jul-2020
File opened and assigned
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Applications
Subdivision
File Number
GB-SUB-2020.3

Applicant Name
Centre Stage Holdings
Ltd. c/o J.E. Anderson
Planner: Sonja Zupanec

Date Received
31-Jul-2020

Purpose
PID: 003-134-806 17 lot subdivision Civic address: North East 1/4 of Section 3

Planning Status
Status Date: 02-Feb-2021
Referral response submitted to MOTI
Status Date: 31-Jul-2020
File opened and assigned

Temporary and Industrial Use Permit
File Number
GB-TUP-2020.1

Applicant Name
West, Paul & Karen

Date Received
13-Nov-2020

Purpose
PID: 003-666-131 STVR Civic address: 2900 Rowan Way, Gabriola Island,
BC.

Planner: Ian Cox
Planning Status
Status Date: 21-Apr-2021
Planner 2nd email requesting additional information.
Status Date: 30-Mar-2021
No change. Awaiting info.
Status Date: 26-Feb-2021
Awaiting further information from applicant. Target April LTC agenda.
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Applications
Temporary and Industrial Use Permit
File Number
GB-TUP-2020.2

Applicant Name
MacKay, Ike

Date Received
25-Nov-2020

Purpose
PID: 000-334-715 TUP for STVR. Civic address: 1016 Berry Point Road,
Gabriola Island, BC.

Planner: Ian Cox
Planning Status
Status Date: 21-Apr-2021
Planner 2nd email requesting additional information.
Status Date: 30-Mar-2021
No change. Awaiting info.
Status Date: 26-Feb-2021
No change in status.
File Number
GB-TUP-2021.1

Applicant Name
Plotnikoff & Penner,
Nadine & Siegried
Planner: Ian Cox

Date Received
03-May-2021

Purpose
PID: 004-801-270 Seeking TUP for STVR. Civic address: 376 Tinson Road,
Gabriola Island, BC.

Planning Status
Status Date: 25-May-2021
June 17th agenda item.
Status Date: 05-May-2021
File opened &amp; assigned. Waiting for etransfer.
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Gabriola Island Local Trust Committee Policies & Standing Resolutions
No

Meeting Date

Resolution No.

Issue

1.

June 14, 2018

GB-2018-040

Processing non-medical
cannabis retail license
applications

2.

November 22, 2018

GB-2018-122

Applications for Federal
Cannabis License

3.

February 28, 2019

GB-2019-031

First Nations Community
Reconciliation

Policy and Description
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee adopt the following standing
resolution with respect to the processing of non-medical cannabis retail license
applications:
 Proposed or amended licenses for non-medical cannabis retail
establishments require an application to the Local Trust Committee;
 The application process shall comprise a public consultation component,
which includes at least one notification to neighbours, one public meeting,
posting of public notices and one advertisement in a local periodical;
 The public consultation process shall be determined by the Local Trust
Committee after initial review of the proposal; and
 However, as a minimum, the Local Trust Committee will mail or otherwise
deliver a notice to all owners and residents of properties within a 500 metre
radius of the subject property where the establishment is proposed at least
10 days before adoption of a resolution providing comment on the
application. The required notice shall include the following information:
 Name of the applicant and a description of the proposal in general terms;
 The location of the proposed establishment and the subject site;
 The place where, and date and time when, both a public meeting will be
held and a resolution of the local trust committee considered;
 The name and contact information of the Islands Trust planning staff
member who can provide copies of the proposed or amended license
application; and
 How public comments may be submitted to the Local Trust Committee.
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee requests that Notices of Intention
to Apply for a Federal Cannabis License be forwarded to the Local Trust
Committee upon receipt by the Islands Trust.
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee adopt the following standing
resolution:
Whereas the Local Trust Committee seeks to engage in Reconciliation with local
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Updated: July 30, 2020

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 endeavours to:
a)

4.

April 11, 2019

GB-2019-038

Limited Public
Markets
Enforcement

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; and
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 Gabriola Island Local Trust Committee adopt the following standing
resolution with respect to limited public markets:
a)

b)

5.

April 11, 2019

GB-2019-040

S219 Covenant

Islands Trust Bylaw Enforcement Staff are directed to not enforce Section
B.6.2 of Gabriola Island Land Use Bylaw No. 177, 1999 when limited public
markets are operated indoors, but rather to inform the operators of the
applicable land use regulations;
This enforcement policy does not permit violation of the Land Use Bylaw and
the Gabriola Island Local Trust Committee may at any time, by resolution,
modify or rescind this policy or give direction to expand enforcement
activities.

It was MOVED and SECONDED
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Signatories

6.

July 30, 2020

GB-2020-053

Proactive unlawful
STVR enforcement

that the Gabriola Island Local Trust Committee adopt the following standing
resolution:
that the Gabriola Island Local Trust Committee is authorized to enter into section
219 covenants, in the form of the ‘Model Covenant for Secondary Suites’
attached and in satisfaction of subsection B.6.6.8 of the Gabriola Island Land Use
Bylaw No. 177, provided that such covenants must be executed on behalf of the
Local Trust Committee by two members of the Local Trust Committee.
It was MOVED and SECONDED
that the Gabriola Island Local Trust Committee adopt as a standing resolution to
authorize proactive enforcement of unlawful Short Term Vacation Rentals.
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Top Priorities Report
Gabriola Island
1. Housing Options and Impacts Review Project

Responsible

Dates

Develop an Engagement and Communication Strategy;

Sonja Zupanec

Rec'd: 22-Nov-2018

Responsible

Dates

Strengthen relationships with Snuneymuxw First Nation and incorporate First Nation
perspectives into policy/regulatory options;
Explore opportunities to foster affordable, rental, special needs and seniors housing and
associated services;
Develop a strategy to address all housing continuum gaps;
Ensure policy/regulatory changes are consistent with the Object of the Islands Trust, the
ITPS, with focus on water protection/conservation and ecological footprints.

2. Develop Cannabis Production Regulations

Rec'd: 21-Jan-2021

3. UBCM Active Transportation Grant Application

Responsible

Grant application completed and submitted (October 29, 2020). Next steps pending

Mike Richards

confirmation of grant.

Sonja Zupanec
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Gabriola Island
1. DeCourcy Island OCP and Bylaw Review

Responsible

Date Received
21-Apr-2011

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

2. Hazardous areas/Steep Slopes DPA

Responsible

Date Received
21-Feb-2013

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

3. Coastal areas protection

Responsible

Date Received
19-Jan-2012

Review OCP and LUB to improve protection of coastal areas; development of a
comprehensive DPA for shorelines in the Gabriola Island Local Trust Area

4. First Nations cultural references
Consider First Nations cultural references in land use planning; Work with Snuneymuxw

Responsible

Date Received

Lisa Wilcox

27-Jan-2011

Responsible

Date Received

First Nation (SFN) to seek funding for archaeological mapping.

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

14-May-2014

memorandum).
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6. Snuneymuxw Protocol Agreement

Responsible

22-Jan-2015

Implementation of Snuneymuxw First Nation Protocol Agreement

7. Gabriola Village Plan

Date Received

Responsible

Date Received
02-Apr-2015

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

8. Snuneymuxw Relationship Building

Responsible

02-Apr-2015

Strengthen relationship with Snuneymuxw First Nation

9. Green Energy

Responsible

Responsible
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Date Received
07-May-2015

Review bylaws with respect to temporary use permits for commercial vacation rentals

11. LUB Amendments

Date Received
02-Apr-2015

Consider policy and regulatory mechanisms to encourage green and renewable energy

10. Commercial Vacation Rental Review

Date Received

Responsible

Date Received
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08-Sep-2016

- Review of temporary sawmill regulations
- Definition of personal use of animals for SRR zoned lots
- Review of how cisterns, solar panels and parking are regulated as structures subject to
lot coverage calculations
-Review of section B.2.1.1 for variances within DP3
-Review minimum average parcel size calculations in LUB and OCP to ensure consistent
and supportive of more than 5% dedication of parkland
-IN1 zoning to ensure consistent with existing Arts Council use.
-definition and regulations for limited public market, and INI zone uses pertaining to
market sales
-correction to WC3 mapped location to coincide with Green Wharf

12. Water Resource Planning

Responsible

14-Jun-2018

Review of water requirements at the time of subdivision

13. Water Taxi Feasibility

Responsible

Implementation of the report recommendations into OCP policy and LUB regulations.
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Date Received
22-Nov-2018

Follow up items emerging out of water taxi feasibility (completed fall 2018)

14. Protection of the Coastal Douglas-fir and Associated Ecosystems: An Islands Trust Tool Kit (2018)

Date Received

Responsible

Date Received
24-Jan-2019
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15. GB LUB Accessory Buildings

Responsible

Date Received
12-Sep-2019

Review of regulations pertaining to the order of construction of accessory buildings on
lots.

16. Review of model antenna strategy

Responsible

Date Received
27-Feb-2020

17. Develop a new Ecological Protection Zone

Responsible

Date Received
21-Jan-2021

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

18. Cannabis Production Regulations

Responsible

Date Received
15-Apr-2021

Review options to allow cannabis production in zones other than 'agriculture' and
possible ways to regulate odour, noise, water use and light pollution related to
agricultural activities when permitted in a zone.

19. Update the IN1 zone to reflect community resource and recycling centre range of uses.

Responsible

Date Received
13-May-2021
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20. Review and update DAI bylaw

Responsible

Date Received
13-May-2021
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