w GABRIOLA ISLAND
Y LOCAL TRUST COMMITTEE

AGENDA

Islands Trust
Revised — April 6, 2011
AGENDA

Special Business Meeting
Monday, March 14, 2011 at 10:00 a.m.
at the Islands Trust Office Boardroom
700 North Road, Gabriola Island, BC

Page No. *Approx.

Time*

1. CALL TO ORDER 10:00 am
2. APPROVAL OF AGENDA
3. MINUTES 10:10 am
3.1 Gabriola Island Local Trust Committee Special Meeting Minutes of 1-8

February 18, 2011- attached for information
4. LOCAL TRUST COMMITTEE PROJECTS 10:20 am
4.1 Official Community Plan and Land Use Bylaw Review
4.1.1 Correspondence -

4.1.1.i Letter and petition dated February 24, 2011 from Jacinthe 9-11

Eastick regarding panel discussion for affordable housing
issues- attached
4.1.1.ii Email dated March 14, 2011 from Gisele Rudischer Providing
Comments on Multi-Dwelling Affordable Housing and Density Bank
Official Community Plan Sections
4.1.1.iii Email dated March 14, 2011 from Gisele Rudischer Providing
Comments on Official Community Plan Draft
4.1.2 Local Trust Committee Official Community Plan Strategic Plan and Public 12-15
Consultation Strategy - attached

4.1.3 Terms of Reference: Project Scope and Objectives as endorsed in 16-18
principle by the Local Trust Committee as of October 21, 2010 - attached
41.4 Staff Modified Version DRAFT list of Official Community Plan Topic 19-22

Areas, as discussed and amended at the Gabriola Island Local Trust
Committee special meeting of February 18, 2011- attached

4.1.5 OCP Review- Phase One full document dated March 7, 2011 - attached 23-99
4.1.5.i Updated Multi-dwelling Affordable Housing and Density Bank 100-104
OCP Sections- Memorandum dated March 8, 2011- attached
4.1.5.ii Current OCP definitions and staff comments reformatted for 105-118

clarity, dated march 8, 2011- attached for information
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NEW BUISINESS
Newsletter Funding Request

NEXT BUSINESS MEETING 3:40 pm
Thursday, March 24, 2011 at 10:15 a.m. at the Women'’s Institute,
476 South Road, Gabriola Island, BC

ADJOURNMENT 4:00 pm

*Approximate time is provided for the convenience of the public only and is subject to change without notice
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3.1
DRAFT

MINUTES OF THE GABRIOLA ISLAND LOCAL TRUST COMMITTEE

PRESENT:

REGRETS:

SPECIAL MEETING
HELD AT 9:00 A.M. ON FRIDAY, FEBRUARY 18, 2011
AT THE ISLANDS TRUST OFFICE BOARDROOM
700 NORTH ROAD, GABRIOLA ISLAND, BC

Deborah Ferens Chair

Sheila Malcolmson Local Trustee

Chris Jackson Regional Planning Manager
Kaitlin Kazmierowski Island Planner

Stephen Orgill Recorder

Louise Bell Denman Island Trustee

There were two (2) members of the public and two (2) local media representatives in

attendance.

1. CALL TO ORDER

Deborah Ferens chaired the meeting and called to order at 9:06 am. She
introduced the panel and explained the procedure of the special meeting to the
public, noting it is a working meeting and there would not be a Town Hall
session.

2. APPROVAL OF AGENDA

The agenda was reviewed and the following changes and additions were made:

Correct title of item 4.1.1.iii to “...rationale of motions from January 17,
2011 VRC meeting minutes.”

Add item 4.1.1.iv Email dated February 17, 2011 from Gisele Rudischer
regarding Submission from the Housing Task Force

Add item 4.1.1.v Email dated February 17, 2011 from Gisele Rudischer
regarding comments on Official Community Plan Section 2.4 and Section
6.3

Add item 4.1.1.vi Email dated February 17, 2011 from Gisele Rudischer
regarding food security

Add item 4.1.1.vii Email dated February 17, 2011 from Gisele Rudischer
regarding comment on amenity zoning

Add item 4.1.5. Appendix 2, Gabriola Density Bank

GBLTC Special Meeting Minutes DRAFT
February 18, 2011 1
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DRAFT

e Add toitem 4.1.5.ii Attachment — A Guide to Frequently Used Phrases,
Terms and Acronyms

The Local Trust Committee adopted the agenda by consensus.

MINUTES

Regional Planning Manager Jackson advised the Local Trust Committee that the
draft minutes of the previous Local Trust Committee meeting and previous
meetings of the Volunteer Review Committee had been provided for information
in consideration of the review of the Official Community Plan document. He
suggested that the Local Trust Committee not spend time to make amendments
at this meeting, but defer to the next Local Trust Committee meeting on February
24, 2011 for adoption. The trustees agreed and Chair Ferens moved to item
4.1.1.i of the agenda.

3.1 Gabriola Island Local Trust Committee Draft Meeting Minutes of January 27,
2011

3.2 Gabiriola Island Volunteer Review Committee Adopted Meeting Minutes of
January 17, 2011

3.3 Gabriola Island Volunteer Review Committee Draft Meeting Minutes of
February 7, 2011

LOCAL TRUST COMMITTEE PROJECTS

4.1  Official Community Plan and Land Use Bylaw Review
4.1.1 Correspondence

4.1.1.i Email dated February 4, 2011 from Ken Gurr regarding Manure
Management in SRR zone

The Local Trust Committee reviewed the email from Mr. Gurr
concerning his submission to the Official Community Plan review
to include a section to regulate manure management on small
rural properties. It was suggested that the topic be added to item
4.1.4 for further discussion.

It was MOVED and SECONDED that the Gabriola Island Local Trust Committee
add the topic of small lot manure management as proposed by Ken Gurr in his
February 4, 2011 email, to the DRAFT list of Official Community Plan Topic
Areas, Section 3 at item 4.1.4 of today’s agenda.

GBLTC Special Meeting Minutes DRAFT
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DRAFT

CARRIED

Chair Ferens offered to respond to Ken Gurr by email to explain how the
Local Trust Committee had received his correspondence.

4.1.1.ii Submission from the Gabriola Housing Task Force dated
February 11, 2011 regarding affordable housing and density
banking

The Local Trust Committee reviewed the third submission from
the Housing Task Force dated February 11, 2011 to the review
process of the Gabriola Island Official Community Plan. Trustee
Malcolmson suggested referring the discussion of the submission
to item 4.1.5.ii on this agenda.

4.1.1.iii Submission from some members of the Volunteer Review
Committee (VRC) dated February 14, 2011 regarding rationale of
motions from January 17, 2011 VRC meeting minutes

The Local Trust Committee discussed the document submitted by
some members of the Volunteer Review Committee for reference
purposes for consideration of the motions made at the January
17, 2011 meeting. Trustee Malcolmson suggested that the issues
raised in the document would need to be captured in during the
course of the review at this meeting of the Official Community
Plan document.

4.1.1.iv Email dated February 17, 2011 from Gisele Rudischer regarding
Submission from the Housing Task Force

4.1.1.v Email dated February 17, 2011 from Gisele Rudischer regarding
comments on Official Community Plan Section 2.4 and Section
6.3

4.1.1.vi Email dated February 17, 2011 from Gisele Rudischer regarding
comments on food security

4.1.1.vii Email dated February 17, 2011 from Gisele Rudischer regarding
comment on amenity zoning

The Local Trust Committee reviewed the email from Gisele Rudischer offering
comments on the Official Community Plan and deferred for consideration at
items 4.1.4 and 4.1.5 of this agenda.

GBLTC Special Meeting Minutes DRAFT
February 18, 2011 3
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4.1.3

41.4

DRAFT

Local Trust Committee Official Community Plan Strategic Plan and
Public Consultation Strategy Local Trust Committee Official
Community Plan Strategic Plan and Public Consultation Strategy

The document had been provided for information. There was no
comment.

Terms of Reference: Project Scope and Objectives as endorsed in
principle by the Local Trust Committee as of October 21, 2010

The document had been provided for information. Chair Ferens
asked if rezoning new Regional District of Nanaimo parks and
Islands Trust Fund nature reserve (item under No. 14.) had been
included for consideration on this agenda. Regional Planning
Manager Jackson confirmed that the matter would be considered.

Staff Modified Version DRAFT List of Official Community Plan
Topic Areas, as Discussed and Amended at the Gabriola Island
Local Trust Committee Meeting of October 21, 2010

The Local Trust Committee reviewed the document and discussed
the comment contained in the email from Gisele Rudischer
regarding the issue of food security.

GB-030-2011 It was MOVED and SECONDED that the Gabriola Island Local Trust Committee
add the topic of horticulture use in community parks to the DRAFT list of Official
Community Plan Topic Areas, Section 9 at 4.1.4 of today’s agenda.

415

CARRIED
OCP Review- Phase One full document

Chair Ferens suggested that the Local Trust Committee review the
process of amending the Official Community Plan. Regional
Planning Manager Jackson referred to resolution GB-272-2010
regarding Phase 1 tasks and outlined what had been accomplished
to date. He illustrated the tasks with a spreadsheet timeline that
ideally spans between March 24, 2011 and August 22, 2011. Chris
Jackson illustrated the effect on the timeline when some tasks are
not accomplished on the anticipated date. He pointed out that it
would take 90 days for the Minister to consider the bylaw prior to
adoption.

Chair Ferens raised the question of how to proceed with the review
of the document. Regional Planning Manager Jackson suggested

GBLTC Special Meeting Minutes DRAFT
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DRAFT

reviewing the document line by line and the planner would bring
back the document with tracked changes to the Local Trust
Committee as a working document at the next meeting. He
recommended that the planners capture the changes rather than
having to record separate resolutions to capture changes. Planner
Kazmierowski alerted the Local Trust Committee to the additional
attachments to be considered when the pertinent section arises.

Regional Planning Manager Jackson projected the document on a
screen and explained where the tracked changes had been made
to date. The Local Trust Committee commented that acronyms
should be eliminated and that staff should ensure that the Gabriola
Planning Area is used in the appropriate places. There was
discussion about terms being used in the introduction of the
document such as “resilient”, “small business”, and “recognize”.
Section 1.1 title was shortened to “Community Context” and
Section 1.2 becomes “Vision Statement: for the Future”.

The Local Trust Committee considered the comments provided
regarding “home school use”.

GB-031-2011 It was MOVED and SECONDED that the Gabriola Island Local Trust Committee
amend Section 2, General Land Use Policies c) on page 10 of the Official
Community Plan to read: “Home school use is permitted in any designation
except for Gravel Pit, Industrial and Marine designations.”

CARRIED

Trustee Ferens noted that several changes had not been included
as directed by resolution GB-297-2010. The Local Trust Committee
reviewed those changes and requested advice on changing an
information note into a specific policy regarding the maximum of
four borders permitted in conjunction with a principal single-family
residential use.

During discussion of Section 2.4, Trustee Malcolmson suggested
that staff provide direction for proposed language that would clearly
describe the three client groups and also propose titles to delineate
them. She said that they are not asking for policy changes but a
language that clarifies the policy.

GB-032-2011 It was MOVED and SECONDED that the Gabriola Island Local Trust Committee
direct staff to propose bylaw language for Section 2.4 that clearly delineates the
three client groups for multi-unit affordable housing.

GBLTC Special Meeting Minutes DRAFT
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CARRIED
Affordable housing locations within %2 km of Lockinvar Triangle

Planner Kazmierowski referred to her memorandum of February
7, 2011, reviewing the potential affordable housing locations
within %2 kilometer of the Lockinvar Triangle. The Local Trust
Committee discussed the three attached maps provided by
Planner Kazmierowski. Discussion of the Affordable Housing
Policies continued, focusing on policy f) iv., and whether to
include the 2 kilometre walking distance from the Village Core.
Chair Ferens invited comments from Linnet Kartar and Gisele
Rudischer who were present at the meeting. Walking paths and
the potential for a local bus service were discussed. Trustee
Malcolmson suggested asking staff for a proposal on embedding
a map into the bylaw and the specific wording on walking paths
that don’t imply trespassing. The discussion continued to the end
of the Affordable Housing Policies section, including density
donations to a Density Bank.

Trustee Ferens called a recess at 12:08 pm and resumed the meeting at 12:35

pm.

Discussion of the Official Community Plan document continued at
page 107 of the agenda package, Section DP-8. It was suggested
that items 11 and 12 of the Development Guidelines be moved to
the long list so that they’re not lost in future discussion. There was
also discussion about moving Section 7 in its entirety to follow
Section 9.

Agenda items 4.1.1.ii, 4.1.1.iv, and 4.1.5.ii were reviewed and discussed.

4.1.5.ii Affordable housing definitions

Regional Planning Manager Jackson indicated that staff is waiting
for direction from the Local Trust Committee on the definition of
affordability. Chair Ferens received comments from Linnet Kartar
that the housing agreement acts as a covenant and that new
developments should be required to provide a portion to low-
income rentals. There was further discussion about multi-unit
developments.

The definition of multi-dwelling affordable housing was discussed
and the definition based on the submission from the Housing
Task Force was considered for inclusion with minor changes.
“Multi-dwelling affordable housing means housing cost that does

GBLTC Special Meeting Minutes DRAFT
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not exceed 30% of a household’s gross income applied to
households of low to moderate income, those with incomes at
60% or below the median household income for Gabriola Island.”

The Local Trust Committee continued to review the Affordable
Housing Policies, focusing on incorporating h) into i), removing g),
adding bullets to i) and rewording the introduction from h).

The Local Trust Committee reviewed the remainder of the
document making changes and comments that had been tracked
in the document for future reference.

The updated Appendix 1 — Definitions section was distributed by
Planner Kazmierowski and was discussed. Staff received
direction from the Local Trust Committee.

Regional Planning Manager Jackson referred to the timeline and
reviewed in light of the work that had been completed during this
meeting. There was discussion about prospective meeting dates
for a Community Information Meeting and a special meeting of the
Local Trust Committee.

GB-033-2011 It was MOVED and SECONDED that the Gabriola Island Local Trust Committee
request that staff schedule a special Local Trust Committee meeting to consider
the Official Community Plan bylaw.

CARRIED
4.1.5.iii Hazardous areas and steep slopes

Planner Kazmierowski referred to her Staff Report dated February 11,
2011 regarding the Gabriola Island Hazardous Areas and Steep Slopes
project. Planner Kazmierowski provided a copy of the final report from the
consultant titled Geohazard Report and Mapping Gabriola Island, British
Columbia dated January 28, 2011. Planner Kazmierowski reviewed the
highlights of the report. She said that the next step would include drafting
a bylaw amendment that incorporates recommendations from the report
and updating the current language. A draft bylaw for a development permit
for steep slope hazards from North Pender Island was provided for
information.

GB-034-2011 It was MOVED and SECONDED that the Gabriola Island Local Trust Committee
direct staff to report back on a public consultation strategy regarding draft bylaw

GBLTC Special Meeting Minutes DRAFT
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amendments and updated mapping products for steep slopes and hazardous
areas on Gabriola Island.

CARRIED

5. NEXT BUSINESS MEETING

The next Gabriola Island Local Trust Committee regular business meeting will be
held on Thursday, February 24, 2011 at 10:15 am at the Women'’s Institute, 476
South Road, Gabriola Island, British Columbia.

6. ADJOURNMENT

The Local Trust Committee adjourned the meeting by consensus at 2:43 pm.

Recorder Chair

GBLTC Special Meeting Minutes DRAFT
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4.1.1.

24 February, 2011-02-24
Dear Trustees,

A couple of months ago, | was very concerned that the pressure exerted by the VOCPRC and others to
legalize secondary suites[’as a mean to creating affordable housing}would win your support. | viewed the
unrelenting efforts to justify such a scheme as an indication that rural preservation and carrying capacity
limitations of this Island were not in their vocabulary and/or foremost on their mind. | found that
troubling.

In two (two-hours sessions) sessions, sittings at the corner of Lockinvar and North Rd, | collected the
names of people who wanted the LTC, in fact demanded, that you host a panel debate on affordable
housing issues. | submit these for your consideration.

| am somewhat relieved now that you chose to hold steadfastly to the promise bf creating “no new
densities” for affordable housinglmade at the beginning of the review. | am also pleased to hear that the
calculations to determine the level of affordability are more reflective of the demographics of the Island.
" StRafzg e Ppan”

| noted, in a report in this package, that you are seeking new tools to engage the community in planning
processes. A panel discussion and civil debate type of meeting prior to any public information {one-
sided) meeting would go a long way to achieve that. Both sides of an issue would be presented in a
panel debate format. The participants at the ulterior public meeting would be better armed (for lack of a
better word) to ask more knowledgeable questions.

When rushed in making decisions, the first victim is the public process. You promised that to each
amendments made to the OCP we would be offered corresponding LUB amendments to consider. |
appreciate that the time line is now upon you. You have the choice to forge ahead and “damned the
torpedoes” or to acknowledge that there is not enough time in this term to see the work done and to
simply continue the Plan Review as it should be done.

Yours truiy,
G AT Ernlecd

Jacinthe B. Eastick
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PETITION TO THE ISLANDS TRUST COMMITTEE

We feel that Information prior to consultation is cruclal. We, the undersigned, therefore
demand that you host a panel debate on affordable housing. We aiso request that you
subsequently conduct a ‘numbered’ survey to gauge community support of the changes you
propose to the existing affordable housing policles, once they are in a draft form.
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PETITION TO THE ISLANDS TRUST COMMITTEE

We feel that information prior to consultation is cruclal. We, the undersigned, therefore
demand that you host a panel debate on affordable housing. We also request that you

subsequently

conduct a ‘numbered’ survey to gauge community support of the changes you

propose to the existing affordable housing policies, once they are in a draft form.
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4.1.1.i

Comments on LTC Agenda March 14/11 Item 4.1.5.i
Updated Multi-dwelling Affordable Housing and Density Bank OCP Sections
Gisele Rudischer

The last part of Section 2.4 Background doesn’t make any sense. Who the affordable
housing was meant to include ““for Special Needs, Seniors and other Multi-household
developments™ has been removed and not properly replaced. The way it reads now “For
the purpose of this Plan special needs residents living with physical and/or mental
disabilities™ followed by two bullets: “Seniors 60 years of age or older” and ““low
income families™ suggests that seniors and low income families are subsets of Special
Needs.

I think there is the need for a statement such as ““For the purposes of this Plan, this
section applies to”” followed by three bullets: *“*Special needs residents living with
physical and/or mental disabilities, seniors 60 years of age or older” and ““low income
families™.

Section 2.4 e) iii) “the average size of a dwelling unit shall be not greater than 83 square
metres (900 sq. ft.).”

If all the Multi-dwelling developments are intended to be affordable, as defined (30% of
60% of Gabriola’s median income) or in other words at a cost of $550 a month or less,
why allow an average size of 900 sg. ft. How realistic is it that units larger than 900 sq. ft.
can be built and rented for $550 a month or less?

I think the creation of smaller units for single occupation should be encouraged. With a

900 sq. ft average size, for every unit that is 500-600 sqg. ft. there could be units that are

1200-1300 sq. ft. This doesn’t make a lot of sense. | would respectfully recommend that
the average unit size be lowered to 700 sq. ft.

Sec. 2.4 e) iv) “the site shall be within .05 kilometres of the Village Core bounded by
North Rd. and Lockinvar Rds. Or a 2 kilometre walking distance from the Village Core,
and shall provide pedestrian and cycling pathways to the village and ferry services along
public access routes only.”

I would recommend that the words “along public access routes only” should be moved to
say “Or a 2 kilometre walking distance from the Village Core, along public access
routes only and shall provide pedestrian and cycling pathways to the village and ferry
services.”

The way it is written now suggests that the pedestrian and cycling pathways provided by
the developer must be along public access routes only. I don’t believe that is what is
intended.

Sec. 2.4. g) “in addition to 2.4.f a housing agreement for Multi-dwelling Affordable
Housing for seniors only shall: i) specify that at least one individual who has attained 60
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years of age shall reside in each dwelling unit™ and “ ii) specify that not more than two
individuals may reside in each dwelling unit”

Does this mean that housing agreements for Multi-dwelling Affordable Housing
developments that are not only for seniors, but also for special needs or low income
families would not be required to comply with these requirements? Would they only
apply to developments that are totally comprised of senior’s units? How will the special
seniors conditions be required in developments with a mix of seniors, special needs and
low income?

2.4 1) “The Density Bank in this Plan shall be amended from time to time such that any
unused residential densities extinguished due to rezoning for parks should be added to
the Density Bank for use as Multi-dwelling Affordable Housing.”

Why use the word “should? It should read ““this Plan shall be amended from time to time
such that any unused residential densities extinguished due to rezoning for parks shall be
added to the Density Bank for use as Multi-dwelling Affordable Housing™.

Sec. 2.4 n) bullet two *““Local service clubs, non-profit organizations and others that may
provide affordable housing are encouraged to develop projects in keeping with the
policies in this Plan.”

This suggests that the policies in this Plan are optional and that projects which are not in
keeping with the Plan may be accepted. It might be better to add the word “only” in the
policy to read ““Local service clubs, non-profit organizations and others that may provide
affordable housing are encouraged to develop only projects in keeping with the policies
in this Plan™.

2.5 Guidelines for Residential Density Banking

4. “*All land that receives density from the density bank shall be rezoned to permit the
added density as determined by the LTC and that density shall not the density of the
parent parcel plus the density granted from the density bank.”

5. “Parcels that have had density allocated to or from the density bank shall be noted in
both text and maps or regulatory bylaws.

It’s clear that parcels that are receiving density must be rezoned, but not clear that parcels
that are donating density must be rezoned. Is saying ““they shall be noted in both text and

maps of regulatory bylaws’ the same as saying ““shall be rezoned™*? Would donor parcels
need to be rezoned as well as receiving parcels?



4.1.1.1ii

Comments on Agenda March 14, 2011- OCP draft
Gisele Rudischer

I think one of the dates on the first page of OCP with changes is wrong. Shouldn’t it say
that the blue denotes changes made at the special meeting on February 18, not January?

Section 2.6 ““Single-dwelling Affordable Housing™

The term “single-family” is being changed to “single-dwelling” The term “single-family”
is used throughout the LUB.

The definitions in the LUB that relate to dwellings are:

- dwelling unit ““one or more rooms in a building designed occupied or intended for
human habitation, containing one set of cooking facilities and/or the infrastructure
designed, used or intended to be used for the preparation and cooking food and used as a
residence by a single family”

- dwelling-single family “means a detached building consisting of one dwelling unit”

- dwelling-multi family ““means a building consisting of two or more dwelling units with
common or individual cooking facilities™.

Proposed definitions in the OCP are:
-single dwelling unit ““means one residential dwelling unit on a parcel

This definition doesn’t define what a single dwelling unit is; it just tells us that only one
is allowed per parcel. Without a definition for dwelling unit like we have in the LUB that
limits a unit to one set of cooking facilities or something similar, this is meaningless.

I respectfully request that you consider adding such a definition, otherwise a single-
dwelling unit could have any number of cooking facilities and still comply with the
proposed definition. If you don’t want to use the word family the wording at the end of
the LUB definition could be changed to ““household” as in “and used as a residence by a
single household™.

If the OCP use of the term single dwelling unit includes the word residential, shouldn’t
the definition mirror that? The alternative would be to remove the word residential where
it appears in the OCP in relation to single dwelling units; one or the other.

If multi-dwelling is defined as two or more dwelling units as is proposed, does that mean
that secondary suites could be considered if they complied with the affordability
requirements and could find someone to hold a housing agreement? If so, | would
strongly recommend that the OCP definition vary from the current LUB definition and
define multi-dwelling as three or more units and that the LUB definition be changed to
three or more units.

I would speak against removing the definition of senior “means a person 60 years of age
or older” if changes are not made to proposed Section 2.4 Multi-dwelling Affordable
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Housing Policy j) the conditions of which would only apply to development that are
entirely for seniors and not to those that are mixed, seniors, special needs and/or low
income families. This definition would support the age restriction that would be lost in
mixed developments should this proposed policy not be changed.

5.3 Agriculture

Agricultural Objectives 3. “To recognize the importance of locally grown food and to
encourage involvement in community agriculture this Plan supports a range of
agriculturally related and institutional uses on Lot 1, Section 19, Gabriola Island
Nanaimo District and Plan 27281 (locally known as the Gabriola Commons).”

I’m not sure | understand why these additions are necessary. If they are necessary, why
weren’t they made when the rezoning occurred? It seems like the wrong order of things
to put them in after-the-fact.

Why are institutional uses mentioned in as an agricultural objective? The institutional
uses allowed are not all related to agriculture.

Section 0.3 DP 8 Objective ““To ensure that the scale and character of any new
development and alteration of the existing development is undertaken in a manner which
is in keeping with the rural character of the island.” | don’t agree with the comment that
the words ““and from the perspective of climate change adaptation and greenhouse gas
emissions reductions™ be removed. If Multi-family already has a requirement that the
development demonstrate the lowest possible net water, waste and energy use, why not
mention climate change here?

Development Guideline 12 “Where possible water conservation measures and energy
efficient building siting and design shall be provided”. The language here is not very
strong and doesn’t seem to support Multi-dwelling Affordable Housing policy k) which
states ““Affordable Multi-dwelling affordable housing applications must demonstrate the
lowest possible net water, waste and energy use™.



4.1.2

GABRIOLA ISLAND LOCAL TRUST COMMITTEE
. B STRATEGIC PLAN AND
> ‘ PUBLIC CONSULTATON STRATEGY
FOR THE

GABRIOLA ISLAND OFFICIAL COMMUNITY PLAN

Islands Trust AND LAND USE BYLAW REVIEW

Adopted — January 29, 2010

GABRIOLA ISLAND OFFICIAL COMMUNITY PLAN AND LAND USE BYLAW REVIEW

A: STRATEGIC PLAN
1) STATEMENT OF NEED
Given that:

e Official Community Plans are generally intended to have a 5 to 10 year lifespan and the
existing Official Community Plan (1997) and Land Use Bylaw (1999) are both over 10
years old;

e economic, social, and demographic changes have occurred on Gabriola Island in the
last ten years;

e new approaches have emerged that focus on sustainability, green infrastructure, climate
change and increased awareness of our ecological footprint;

It is time to review this foundational planning document and revisit the objectives and policies
of the plan in the best interests of the Gabriola Local Trust Committee and of the community.

2)  MISSION

To produce the highest quality Official Community Plan and Land Use Bylaw for Gabriola
Island and the two smaller islands, Breakwater and Entrance as well as the Flat Top Islands,
and to ensure the meaningful and relevant participation of the community, to support the
focused energy of the Volunteer Review Committee (VRC) in a cost effective and timely
manner.

3) GOAL
To meet legislated requirements of the Local Government Act regarding an Official Community
Plan; and to ensure that the Official Community Plan and Land Use Bylaw are fully aligned and

work well together with no inconsistencies; and to provide clarity for the community and for the
Gabriola Local Trust Committee in making well-informed land use decisions.
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4) OBJECTIVES

This is a targeted and focused review that affirms the community values of the existing Official
Community Plan, acknowledges what is working well, identifies gaps and inconsistencies,
incorporates thoughtful and relevant community input and newly emerging issues. To this end
we will review and put forward an Official Community Plan and Land Use Bylaw that meets the
following objectives:

4.1  Upholds and strengthens the “preserve and protect” mandate;

4.2 Reflects the community’s values within a framework of environmental, social
economic and cultural sustainability;

4.3 Provides an effective communication tool that promotes stewardship of island
resources;

4.4  Incorporates new legislation and regulations as required (Greenhouse Gas
Emissions (GHG) and Riparian Area Regulations (RAR), etc);

4.5 Remains aligned with the Trust Policy Statement and “high level” parts of the
Trust Council Strategic Plan;

4.6 Has been successfully formatted for consistency and revised for punctuation,
grammar and spelling;

4.7  Has fully aligned the Official Community Plan policy and objectives with the Land
Use Bylaw regulations;

4.8 Has been completed in a cost effective and timely manner;

4.9 Measures and evaluates the process to determine that the community felt that it
was heard and had the opportunity to participate in a meaningful and relevant
way.

5) ACTIVITIES

The activities required for the Official Community Plan review will generally follow the Time
Line prepared by Islands Trust Staff that outlines the steps for research, consultation, analysis
and approval necessary to complete a successful Official Community Plan and Land Use
Bylaw Review. The Time Line will be reviewed by the Gabriola Local Trust Committee on a
regular basis and feedback will be provided as required.

6) MEASUREMENT TOOLS

The success of the Official Community Plan and Land Use Bylaw Review will be measured
through follow up consultation with the Volunteer Review Committee and the community in
order for the Gabriola Local Trust Committee to answer the following questions:

6.1 Does the plan uphold the legislated “preserve and protect” mandate?

6.2 Does the plan reflect the community’s values?

6.3  Does the plan promote the stewardship of the islands resources?

6.4  Does the plan incorporate the required legislation and regulation?

6.5 Does the plan align with the Islands Trust Policy Statement and Islands Trust
Council Strategic Plan?

6.6 Is the document formatted so that is easy to read and consistent throughout?

6.7 Was the plan completed in a cost effective and timely manner?

6.8 Was the community engaged appropriately and meaningfully in the process?

13



7) TIMING

It is the goal to have the document ready for public hearing in the spring of 2011 and to submit
to the Minister and adopted prior to fall 2011.

PUBLIC CONSULTATION STRATEGY
1) PURPOSE OF CONSULTATION

The purpose of a public consultation strategy is to undertake the best methods for gaining
public involvement, engaging the community and gathering the maximum amount of
information for the preparation of policy for the Official Community Plan.

A variety of public consultation methods will be used to ensure that a means of participating in
the review will be available to all interests. Community consultation will be initiated early in the
process and on-going consultation will be practiced throughout the process.

As per Section 879 Local Government Act, the Local Trust Committee has wide latitude to
determine consultation methods that will be used, but it must provide one or more
opportunities it considers appropriate for consultation with persons, organizations, and
authorities it considers will be affected in the development of an official community plan.
Consultation under this section of the Act is in addition to the public hearing required under
section 883 (3) (d).

2) CONSULTATION METHODS

2.1 Volunteer Review Committee: appointed to assist with the review of the Official
Community Plan and Land
Use Bylaw. The purpose of the committee is to provide community input, to
review the Official Community Plan and Land Use Bylaw and to make
recommendations to the Local Trust Committee;

2.2  Community newspapers: press releases, articles, interviews, ad placements,
inserts;

2.3 Community Survey: widely distributed, including to non-resident owners;

2.4  Request for verbal and written submissions from individuals and group;

2.5 Community events: opportunities at other community venues & events to display
Official Community Plan materials and provide information, comment sheets;

2.6  Public Meetings: community workshops, design charettes, open houses;

2.7  Co-hort Meetings: youth, seniors, teenagers;

2.8 Community Information Sessions: displays, comment sheets, information,
opportunities for communication between community members and trustees;

2.9 Website: regular updates, maps, background reports, meeting notices;

2.10 Agency consultation and referrals: a) as required by the Local Government Act —
First Nations, Regional District; Municipal Councils, School District; Provincial
and Federal governments; b) community agencies such as the local Fire
Department, BC Ferries, RCMP;

14



2.11 The Protocol Agreement between the Islands Trust and the Snuneymuxw First
Nation includes provisions for consultation and information exchange on the
development of community plans, zoning and land use by-laws

3) PRINCIPLES OF CONSULTATION

Inclusivity
Transparency
Fairness
Timeliness
Accessibility

The principles of consultation will be applied to all manner of meetings, information, communication,
resources, materials, and community participation during the Official Community Plan and Land Use
Bylaw Review.
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4.1.3

TERMS OF REFERENCE:
B PROJECT SCOPE AND OBJECTIVES
Y ‘ FOR THE GABRIOLA ISLAND
OFFICIAL COMMUNITY PLAN AND
LAND USE BYLAW REVIEW

lSlandS TrUSt October 21, 2010

Preamble:

¢ In light of the Gabriola Island Local Trust Committee (LTC) Strategic Plan and
Public Consultation Strategy;

e With the intention that this is a targeted review and that many aspects of the
Official Community Plan (OCP) remain true & relevant;

e Considered achievable given the limits of resources, budgets and time; and,

e In recognition that several of the following items are in progress (iterative &
sequential)

Project Scope:
The following guidelines shall determine the scope of the Review:

The review will be completed in two Phases, over two terms;
Completion of mapping and incorporation into the OCP;
Compliance with Riparian Area Regulations;

Recognize the roles and interests of First Nations;

Separate OCP drafting from Land Use Bylaw (LUB) drafting in timeline (as per
GB-009-2010) with the understanding that the draftings will occur in two phases
(as per GB-212-2010), some of which will extend into the next term;

6. Proceed with work on the LUB to align with OCP amendments with the
understanding that OCP amendments will occur in two parts (as per GB-212-
2010), some of which will extend into the next term;

7. Review comprehensive list of proposed OCP policy revisions prepared by staff

based on LTC endorsed principles and provide direction to staff to draft
amending bylaws;

8. Caution that OCP amendment applications may not be processed during the
course of the Review ;

9. Any proposed amendments will be compatible with the objectives and policies to
address Greenhouse Gas emission reductions; and,

10. Existing density provisions and build-out for the planning area shall not be
increased.

a s wbh e

Specific Objectives:
The following actions shall guide the process of the targeted review. The LTC may:

11.Confirm elements of the Community Context, Plan Principles and Major Goals
(OCP 1.1 and 1.2) which have been identified and supported by the community;

12.Determine inclusion of a vision statement within the OCP;
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13.Commission further research and topic papers as required (as per GB-009-
2010);

14.Consider amendments, revisions, and/or additions to objectives, policies and
regulations to the following areas of focus:

Phase One Tasks Resulting from Scoping
e Cycle path and bus policies

e Affordable housing update- existing OCP section 2.4 to consider multi-family
affordable housing only, outlining considerations for rezoning

e Density transfer/ banking for affordable housing

e Rezoning new RDN parks and ITF nature reserve

e SFN Cultural references

e Hazardous areas and steep slopes

e Technical review- housekeeping and implementation

e Riparian Area Regulations

Phase Two Issues
- Affordable Housing, including density transfer/clustering development
- Watershed and groundwater protection
- Protection and enhancement of agriculture and food security
- Renewable energy
- Protection of sensitive lands and ecosystems

- Economic activities (Tourist Commercial, Village core, Silva Bay plan and
Twin Beaches plan)

- Land Transportation (Zero Emissions Vehicles)

15. Determine new or revised Development Permit Areas to reflect findings from the
Review Hazard Land and Steep Slope Assessment (as per LTC Resolution &
funding); and,

16. Consider organizational & structural changes to the Plan;

General Principles:

17.Recommendations are not binding on the LTC. By law, the LTC maintains
unfettered discretion to amend bylaws and considers advisory recommendations,
community viewpoints, along with technical advice from staff and other agencies;

18. Any changes during the course of the project review would necessarily entail a
change to the scope of the project resulting in changes to timelines, costs or
both;

19.An OCP is a broad policy document intended to guide future LTC decision-
making and which is implemented by other tools, principally zoning;
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20.In relation to advocacy policies, an OCP may only state the broad objectives of
the community with respect to any matters beyond the jurisdiction of the local
trust committee to implement;

21.The OCP adopted within the Trust Area must not be contrary to or at variance
with the Islands Trust Policy Statement or the Islands Trust Act; and,

22.Although the policies in an OCP are legally binding on the LTC in the sense that
a bylaw that is contrary to an OCP policy cannot be subsequently adopted, there
is no compulsion on an LTC to implement particular policies in an OCP.

18



DRAFT list of OCP Topic Areas, as discussed and amended at the Gabriola
Island Local Trust Committee special meeting of February 18, 2011

1. HOUSING

(An official community plan must consider housing policies respecting affordable
housing, rental housing and special needs housing).

a. Affordable Housing

1.
2.
3.

4.

Secondary Suites (January 29, 2010 LTC direction — staff research)
Homelessness

Accessory buildings (including “toilets in”, Staff Report January 29, 2010,
and floor area measurements, staff report Feb 29/08)

Multi-family

Resources: Needs Assessment Study, Housing Task Force Report, Trust
Council Toolkit

b. Assisted Housing

1.

Seniors & Special Needs

Tasks: Review DP8 policies —Form and Character of Multi Family Residential
Development, Special Needs and Seniors Multi Family Housing

c. Foot print

1.
2. Size of houses
3.
4

Footprint analysis (January 29, 2010 LTC direction — staff research)

Dark sky/lighting levels (June 19/09 & Feb 29/08 staff reports)

Developable Areas on lots, shadowing on adjacent lots, setbacks (June
19/09 & Feb 29/08 staff reports)

Task: Consider new DPA for GHG, Energy and Water Conservation

2. DENSITY

(an OCP must include statement & map designations respecting the approximate
location, amount, type and density of residential development required to meet
anticipated housing needs over a period of at least 5 years)

a. Density Transfer

b.

1. Consider density transfer for affordable housing, and clustering to
reduce GHGs (January 29, 2010 LTC direction for research — currently
under review by staff)

2. review existing density transfer provisions

Concentrating/Clustering Development, to reduce GHG emissions,

and/or to facilitate affordable housing (January 29, 2010 LTC direction for

staff report on VIHA view of, and, January 29, 2010 LTC direction for staff
report on mapping to reveal areas to concentrate development, areas to
downzone)

1. Tasks: Update the Build Out report (January 29, 2010 LTC direction —
staff report)

2. Definitions (January 29, LTC 2010 direction — staff preparing report

19
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c. Hazardous Areas and Steep Slopes (Development Permit Area DP6;
GILTC Top Priority List and hiring consultant authorized at April 15, 2010
LTC Meeting)

3. WATER and SEPTIC

a. Community water and sewer systems (January 29, 2010 LTC direction —
staff report)

Rainwater collection — Mandatory, incentives
Septic fields and alternatives
Water conservation - Green infrastructure

Watershed and groundwater protection - Increased sustainability and
quality of freshwater supply (resource: RDN DWWP Program). Overlap with
RAR.

f. Small lot manure management (Added February 18, 2011 LTC direction)

Tasks: Consider DPA for water conservation, for watershed & groundwater
protection. Ground water study

®ooco

4. AGRICULTURE

(an OCP may include policies respecting the maintenance & enhancement of
farming)

a. Protection and enhancement of agricultural lands

b. Food security— (reducing greenhouse gas emissions by growing and buying
local food)

5. ALTERNATIVE ENERGY
a. Renewable energy policies (Siting and height for wind turbines, biofuels)
b. Community energy plan (define)

Resource: housekeeping staff report Feb 29/08 page 10, wording from draft
Commons bylaws

6. LAND TRANSPORTATION
a. Zero Emissions Vehicles (GILTC Top Priority List), including speed limits
b. Cycle route (GILTC Top Priority List) (Sharing Our Roads Report)
c. Public Transit (bus route prepared by Ad Hoc Transportation Committee)

7. ENVIRONMENTAL

(An OCP may include policies relating to the preservation, protection, restoration,
and enhancement of the natural environments, its ecosystems and biological
diversity)

a. Protection of sensitive and significant lands and ecosystems; Sensitive
eco system mapping — incorporate the new mapping and information

b. Stewardship of coastal areas and marine shoreline & eco systems

Tasks: Review DPA policies — The Tunnel, Locke Bay Area, Hoggan Lake
Area, Flat Top Islands Area, Gabriola Pass Area; Protect Eagle Trees (GILTC
Top Priority List) - consider DPA

c. Protection of archaeological sites; (GILTC Top Priority List)

20



8. ECONOMIC ACTIVITIES
a. Tourist Commercial (e.g. Haven) — TC Build-out, and unit size
1. floor area ratio and lot coverage values (staff report Feb 29/08)
b. Village core plan
1. employee/affordable housing in VC zone
2. review DP7: Form and Character of Commercial Development
c. Silva Bay plan — consider new DP form and character guidelines

d. Twin Beaches mall — consider new DP form and character guidelines
(GILTC Top Priority List)

e. Light Industrial - Review DP9 policies — Form and Character of Industrial
Development, Light Industrial Use

9. PARKS AND OUTDOOR RECREATION

a. Trail linkages and beach access — update OCP Figure 2, proposed Trail
Connections (resource: GaLTT is working to increase linkages for walking
and cycling — coordinate with the Cycle Plan)

Youth recreation (e.g. skateboard park)

Density Transfer for parkland (link to 2a)

Protected Area Network (link to Environmental)

Regional Conservation Plan — Trust Fund Board

1. Optimum amount of park land

f. Horticulture use in Community Parks (added February 18, 2011 LTC
direction)

Task: RDN Park rezoning

® Q0o

Iltems for OCP Review process but not necessarily “issues” for the OCP Topic
List:
10. Communication Towers

a. Policies and restrictions — advocacy — build in the new checklist and policies
into the OCP (GILTC Top Priority List)

11. Green Wharf
a. Advocacy and retention of the wharf (GILTC Top Priority List)
12. Culture/Institutional
a. Camp Miriam — definition of recreation camp (GILTC Top Priority List)
b. Health Clinic
13. bylaw amendments identified in Feb 29/08 staff report, page 6-11
14. Community Composting site and yard waste
15. Garbage Collection in Parks
16. Emergency Access
e Church Street
e  Community Wildfire Plan
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Already Included in the Project Scope (if adopted)
17. First Nations
a. Cultural references
b. Snuneymuxw First Nation Protocol Agreement Implementation (GILTC Top
Priority List)
c. Policies about inclusion and harmonization (GILTC initiative)
18. Riparian Area Regulations

a. Mapping and policies to protect and meet Provincial Guidelines (staff
research)

19. Climate Change

a. Targets and policies — ensure that the other policies in the OCP conform to
the May 2010 OCP amendment for Greenhouse Gas Emissions.

20. Development Permit Areas (these are already embedded within each topic area
— e.g. housing, environment)

a. Hazardous Areas and Steep Slopes (GILTC Top Priority List and hiring
consultant authorized at April 15, 2010 LTC Meeting)

Village Core
Twin Beaches (new)
Eagle Trees (GILTC Top Priority List)

Review DPA policies — The Tunnel, Locke Bay Area, Hoggan Lake Area, Flat
Top Islands Area, Gabriola Pass Area, Form and Character of Commercial,
Industrial and Multi Family Residential Development, Special Needs and
Seniors Multi Family Housing, Light Industrial Use

f. DPA for GHG, Energy and Water Conservation
21. Implementation
a. Legislative review —staff work in progress

b. Formatting —modifications to tie the goals to the policies and to make the
document more user-friendly

c. Mapping (January 29, LTC 2010 direction — staff are currently updating and
aligning all mapping for Gabriola)

d. Soil removal bylaw (GILTC Top Priority List)

Islands Trust Policy Statement Review (by staff) — identify directive
statements missing from Gabriola OCP.

22. Covenants restricting further subdivision (GILTC Top Priority List)
23. ALR Policy re subdivision for a relative - Section 946 (GILTC Top Priority List)

®ooCo

Other advocacy/partnership projects outside OCP:

e Heritage/scenic roads (currently in the OCP, MOTI has no definition or distinction
for these roads — determine how OCP should deal with them)

e Section 42 roads — how to get them designated properly (Wharf Road and
sections of North Road in particular}

e Policies of, and Memorandum of Understanding, with Ministry of Transportation
regarding maintenance of roads, emergency access, rights or way, and traffic
safety at Ferry Terminal and in Village Core.
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4.1.5

For reference, this version is dated March 7, 2011 for the Gabriola LTC
special meeting of March 14, 2011 [Please Note: Comments in green -
denote proposed changes to the 1997 OCP (presented and made
during the special LTC meeting of January 18, 2011), while those in
blue denote proposed changes made as a result of discussion at the
January 18, 2011 special meeting]

L o/
e

Islands Trust

Review of the

Gabriola Island
Official Community Plan

Bylaw No. 166, 1997

CONSOLIDATED BYLAW TEXT AMENDMENTS

This copy of the Bylaw is consolidated for convenience only and is not to be construed as a legal
‘ document, and includes the following amendments that have occurred since original adoption in
1997:

Amendment Number

Bylaw Number Adoption Date

‘ Bylaw No. 166 Existing Official Community Plan April 23, 1998
(replaced OCP from 1978)
Bylaw No. 170 Amendment No. 1, 1998 November 26, 1998
Bylaw No. 172 Amendment No. 2, 1998 April 8, 1999
Bylaw No. 179 Amendment No. 1, 1999 November 22, 1999
Bylaw No. 198 Amendment No. 2, 2001 September 26, 2002

23

Comment: Feb 18: resolution
to move forward; resolution for
March special meeting (ask DF
and SM when available in two
weeks- we will have the bylaw
ready for them from today’s
meeting, this means no ocp
stuff on feb 24 agenda; the
special meeting will be held
and in turn the finalized bylaw
will go to March 24 for first
reading; the cim would be set
for April (have the resolutionfor
this at the SM or the LTC mtg
but the SM gives us more
time), at the March 24 also
have the bylaw referred to the
public hearing (in May). Do up
the time line based on this.

Comment: Jacquie, do we
need to note the following in an
amendment bylaw or can we
just do it without it being noted
in an amending bylaw:
Updating the names of
acts...like LGA from Municipal
Act...can we just do it, or can
we just say all references of
MA are now LGA;

Jacquie, can you please
update the bylaw so that all of
the legislation referenced is
correct and the ministry names
too.

Thanks!
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Bylaw No.
Bylaw No.
Bylaw No.
Bylaw No.
Bylaw No.
Bylaw No.
Bylaw No.
Bylaw No.
Bylaw No.
Bylaw No.

204
214
223
235
232
231
237
240
249
253

Amendment No.
Amendment No.
Amendment No.
Amendment No.
Amendment No.
Amendment No.
. 2,2005
. 4, 2005
Amendment No.
Amendment No.

Amendment No
Amendment No

1, 2002
1, 2003
1, 2003
1, 2005
2,2004
1, 2004

1, 2008
1, 2010

January 16. 2003
December 11, 2003
June 21, 2004
August 19, 2005
December 14, 2005
March 16, 2005
March 16, 2005
March 16, 2006
January 15, 2009
August 19, 2010

Note: This document contains proposed changes to the existing OCP.

Changes proposed that are not specifically identified include:

° Updating legislation to current names (e.q. Municipal Act to Local Government Act);

° Punctuation, grammar and spelling that do not change the meaning of phrases.

Gabriola Official Community Plan_Bylaw
Working Document dated March 7, 2011

Page 1
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GABRIOLA ISLAND LOCAL TRUST COMMITTEE

BYLAW NO. 166

A BYLAW TO ADOPT THE OFFICIAL COMMUNITY PLAN FOR PART OF THE
GABRIOLA ISLAND LOCAL TRUST COMMITTEE AREA

1. The Community Plan attached to and forming part of this Bylaw as Schedules “A”, “B”, and “C” is
adopted as the Official Community Plan for Gabriola Island, Lily Island, Carlos Island, Vance
Island, Gaviola Island, Acorn Island, Tugboat Island, Sear Island, Bath Island, Saturnina Island,
Breakwater Island and all other named and unnamed islands and islets within that part of the
Gabriola Island Local Trust Area as shown on Figure 1 of Schedule “A”.

2. The Schedules comprising this Bylaw are as follows:
SCHEDULE A - POLICY DOCUMENT
SCHEDULEB - LAND USE DESIGNATIONS
SCHEDULE C - DEVELOPMENT PERMIT AREAS

SEVERABILITY

If any section, subsection, sentence, clause, phrase, plan, map, diagram, table, schedule, or
other graphic material or any part thereof of this bylaw is for any reason held to be invalid by the
decision of any Court of competent jurisdiction, the invalid portion shall be severed and the
decision that it is invalid shall not affect the validity of the remainder.

READINGS

READ A FIRST TIME THIS DAY OF ,

READ A FIRST TIME AS AMENDED THIS DAY OF

PUBLIC HEARING HELD THIS DAY OF

READ A SECOND TIME THIS DAY OF

READ A SECOND TIME AS DAY OF

AMENDED THIS

READ A THIRD TIME THIS DAY OF

APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS
DAY OF

APPROVED BY THE MINISTER OF COMMUNITY, SPORT AND CULTRUAL DEVELOPMENT
DAY OF

ADOPTED THIS DAY OF

Robyn Addison David Essig

SECRETARY CHAIRPERSON

Gabriola Official Community Plan Page 2

Bylaw No. 166
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Schedule A — Preface

This document referred to as the Gabriola Island Official Community Plan (Plan or OCP) has application

Planning area boundary.

The Official Community Plan offers a vision of the future community on Gabriola Island. The Plan sets out
and environmental considerations applicable in the planning area. The purpose of the Plan is to provide
direction to government agencies, businesses, land owners and residents concerning future land use and
the provision of services.

Legislative Authority

Once adopted by bylaw, this Plan becomes an Official Community Plan which thereafter restricts the
Gabriola Island Local Trust Committee (“the Trust Committee”) to enact only those bylaws and undertake
only that work which is consistent with the Official Community Plan.

Note: Persons wishing more specific details as to the requirements of a community plan and the items it
is permitted to cover should refer to the appropriate sections of the Local Government Act itself.

Map Schedules

The Plan contains the following map schedules which form an integral part of the bylaw:

I. Schedule B — the Plan Map contains the land use designations

Il Schedule C — the Development Permit Areas shows the location of development permit areas.
1R Schedule D - the Public Transit Route is a placeholder for a future Gabriola Island transit route.

Amendment Procedure

This Bylaw may be amended by the Trust Committee at its initiative or in response to an application.
Individuals seeking amendment shall submit applications in the form provided for in the bylaws of the
Trust Committee that addresses fees and procedures. All amendments to this Plan shall be in keeping
with the goals and objectives of this Plan.

Interpretation

The final interpretation as to the precise location of boundaries of any designation or symbol contained in
the map schedules, shall be legally defined by the appropriate land use bylaws enacted over time by the
Trust Committee or by site survey, as required.

The exact location and extent of environmental symbols and boundaries in this Plan will be determined
through more detailed studies, policy decisions or land use bylaw amendments. The precise boundaries
of the land use designations are shown on Schedule B and the precise boundaries of development permit
area designations are shown on Schedule C.

In interpreting the objectives and policies of the Plan, the term “shall” is used to denote that the indicated
measure “must” be taken or applied. The term “should” or “may” indicates that the suggestion is intended
as a guideline to apply or implement by the authority having jurisdiction.

Appendix 1 to this Plan provides a set of definitions which apply to the interpretation of this Plan.

Page 6 Gabriola Official Community Plan
Bylaw No. 166

29

Comment: Ensure Plan area
is correctly referenced, and
that it is capitalized.

o ‘[Deleted: or simply

)

Comment: Ensure MOTH is
MOTI, and referenced, named
correctly.




March 7: Staff

Comment: Map to be
updated, time permitting.

Comment:

-

have put in a request with IT
mapping. Will bring copies to
March 14 meeting if available

I2ULIWNOD LSNYL 901
GNVIS! VIOIHEVO

——=]=] A
) S | i
0001 Ss3ujaws

ANVISI v10lHgVD i

H
1
00or 000t 0002 0001 0

Gabriola Island Planning Area BoundariesL

Figure 1

|

~ \,
k\v\&\.m S lompuks /,,
1
| 2inbi4 “ sayogag
Aiepunog ealy Buiuue)y e AL
NY1d ALINNWIWOO TVIDI440 ANVISI V10IHavs 1 -7
1 \\\
\ 2 \W\\\

00005:} :0[83s

(elougqes + sapjep usomjag) jouueyg piy
’ - l.I/l ——— T ——

aquinig

l

|

I

|
!
]
I}

/

/

/

/ 0
(o
N\,

S

~,

Page 7

30

Working Document dated March 7, 2011

Gabriola Official Community Plan_Bylaw



Section 1 — Introduction and Community Goals

1.1 Community Context

established a government-to-government relationship of mutual respect and cooperation with respect to
planning, land use management and heritage conservation in the areas within the authority of the
Committee. This relationship fosters a common vision of environmental integrity, community stability and
well-being for all residents of the area,

Spanish explorers were the first Europeans to visit Gabriola. In 1791, Captain Narvaez visited the east
end of the island and named it “Punta de Gaviola” or Seagull Point. Captains Galiano and Valdes
anchored in Descanso Bay in 1792. The first European settlers arrived in the mid-1800s and were
primarily homesteaders, loggers and fishers. Two island industries developed — the sandstone quarry at
the north end which cut millstones for the pulp mills on the coast and the brickyard which made and
exported bricks to Vancouver Island and the mainland. In the early to mid-1900s, Gabriola served as an
important exporter of produce to Vancouver Island and the lower mainland.

subdivision continued until 1969 when the Provincial Government imposed a “10 acre minimum parcel
size” on any island in the Strait of Georgia. In 1974, the Islands Trust Act was enacted and in 1977 gave

protect” the Trust area.

“

Since the inception of the Islands Trust, the following individuals have served as Local Trustees for

—

~
~
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pN N { Deleted: for the first time

Gabriola:
1974 to 1976 Bruce Adkins and Kathleen Hiley
1976 to 1978 Terry Hanna and James Tyhurst
1978 to 1980 Nelder Boulton and James Tyhurst
1980 to 1982 Nelder Boulton and James Tyhurst
1982 to 1984 Russell Bates and Graham Sheehan
1984 to 1986 Russell Bates and Graham Sheehan
1986 to 1988 Russell Bates and Susan Yates
1988 to 1990 Jack Sickavish and Susan Yates
1990 to 1993 Joan Best and Jack Sickavish
1993 to 1996 Julian Guntensperger and Susan Yates
1996 to 1999 Gail Lund and Gisele Rudischer
1999 to 2002 Gail Lund and Gisele Rudischer
2002 to 2005 Gisele Rudischer and Sheila
Malcolmson
2005 to 2008 Gisele Rudischer and Sheila
Malcolmson
2008 to 2011 Sheila Malcolmson and Deborah Ferens
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national origin. Many creative people have made their home here, and arts and artists are an important
part of life on Gabriola Island._The natural resources of the area support a rural lifestyle and livelihood.

A landscape of forests and fields, sheltered bays and remarkable shorelines shapes the beauty and
appeal of the Gabriola Planning Area. The area provides habitat for an exceptional variety of species —
migratory and resident birds, diverse marine and intertidal life, terrestrial wildlife and vegetation.

and sustenance, and its unique appeal will endure long into the future.

This Plan has been prepared within the following context:
L]

Art and artists are an important part of life on Gabriola.

e Coastal areas are particularly vulnerable to the effects of climate change.

1.2 Vision Statement: For the Future

Gabriola is a peaceful, diverse, safe, rural community in harmony with a protected, natural environment.
The local economy is resilient, we walk and cycle the island, and the land and sea provide bountiful
harvests for all inhabitants.

1.3 Plan Principle and Major Goals

The fundamental principle of this Plan is to fulfill the aspirations of the Gabriola Island community within
the purpose of the Islands Trust referred to in the Islands Trust Act as its “Object™. “To preserve and
protect the Trust Area and its uniqgue amenities and environment for the benefit of the residents of the
trust area and of the Province generally, in co-operation with municipalities, regional districts,
improvement districts, other persons and organizations, and the government of the Province”.

Environmental Goals

1. To preserve the unique natural environment of land, water and air and the life it supports.

2. To preserve the natural beauty of the Gabriola Planning Area and recognize that areas of sensitivity |
or unique value require special protective measures.

3. To encourage the removal of existing sources of pollution and discourage activities or projects inside
or outside the Gabriola Planning Area, which would reduce the health, quiet, natural and aesthetic
values of the Area.

4. To encourage only the selective and careful use of renewable natural resources in ways consistent
with the goals and policies of the Plan.

5. To recognize the provincial and national significance of the Plan Area.

6. To encourage good stewardship practices and the voluntary placement of land under protective
covenants.

And another in 2011}
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| 7. Toreduce greenhouse gas emissions, and prepare for the impacts of climate change.

Social Goals

1. To preserve the rural character and atmosphere of the Gabriola Planning, Area and ensure that - [ Deleted: settlements in
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communities.
3. To ensure that options for future generations to make land use decisions are not jeopardized.
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The following policies and objectives are of general application within the Gabriola Island Planning Area.

General Land Use Objectives

1. To support land uses that provide for a variety of lifestyles which are in keeping with Gabriola’s rural
character;

2. To promote the preservation of land that has social, environmental and cultural significance;

3. To ensure development is undertaken in a manner which minimizes negative community and
environmental impact; and

4. To limit development to a level that is compatible with the Community Plan and the object of the
Islands Trust.

General Land Use Policies

a) The Plan supports the adoption of bylaws which provide for parcel area averaging provisions
pursuant to the policies of this Plan, provided the following criteria are observed:

i) average parcel area shall be calculated by dividing the sum of the areas of the parcels
proposed to be created by the number of such parcels, and parcels created for school
sites shall be excluded from such calculations; and,

i) In the case of a subdivision or strata plan approved on the basis of parcel area
averaging, a covenant prohibiting further subdivision shall be registered against title to
the property to prevent the use of parcel area averaging to achieve a greater density than
would be possible under the applicable zoning regulations.

b) A public park, a public utility use and a community care facility licensed group home (as regulated
through the Community Care Facility Act) are permitted in any land use designation without
requiring an amendment to this plan, subject to environmentally sensitive areas being protected.
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c) Home school use is permitted in any designation except for Gravel Pit, Industrial, and Marine | - - { Deleted: Seniors and Special

designations. Needs
d) Where development incurs additional costs to local infrastructure, such costs shall be paid for by

the developer.
e) A parcel shall not be subdivided under Section 946 of the Local Government Act unless: |

i. inthe case of a parcel in the Primary Forestry zone, the remainder of the parent parcel
equals or exceeds the minimum parcel size permitted in the zoning bylaw;

ii. Inthe case of all other parcels in the planning area, the parcel being subdivided is 80 ha.
(197.6 ac) or larger; and

ii. the Section 946 parcel created is able to comply with the applicable parcel size requirements
for approval of on-site sewage disposal.

f) Applications for amendment to this OCP shall be required to include:

i. details concerning the potential environmental impacts of the proposed development;

ii. aplan and specifications detailing how water supply and sewage disposal for the intended
use are to be provided, and unless the development is residential and consists of less than
five lots or dwelling units the plan and specifications must be prepared by a professional
engineer; and

iii. such other requirements as may reasonably be deemed necessary in adequately reviewing
the application.

9) Development next to a watercourse shall be required to be undertaken in accordance with the
guidelines as specified in the report Land Development Guidelines for the Protection of Aquatic
Habitat, prepared by the Ministry of Environment, Lands and Parks (MELP) and Department of
Fisheries and Oceans (1992), subject to the provisions of the Agricultural Land Commission Act
and, when enacted for Gabriola Island, the B.C. Farm Practices Protection (Right to Farm) Act
for land within the Agricultural Land Reserve.

h) The Village Centre shall be recognized as the hub of the community and shall provide for a mix of
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development of new parcels of 2.0 hectares (4.94 acres) or smaller in areas designated as
residential, an integrated storm water management plan should be designed, constructed and
maintained by an appropriate authority.
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In addition, while issues related to the carrying capacity of Gabriola’s land base to accommodate more
development have not been substantiated, there are known problems with inadequate soil percolation for
septic disposal and groundwater supply.

The General Residential Objective and Policies which follow are applicable to all residential designations.

General Residential Objectives

|
1. To ensure that subdivision design is consistent with the rural character of Gabriola;
2. To require new development to be supported by adequate sewage disposal systems; and
3. To ensure that new residential development does not negatively impact normal farm operations as
outlined in the Farm Practices Protection (Right to Farm) Act and by supporting the use of
appropriate buffering measures in conformity with Section 86 (1)(c) of the Land Titles Act.
4, To ensure new residential development does not negatively impact provision of emergency
services on the island.
5.

To support a mix of housing types which includes affordable and market housing in appropriate
locations.

General Residential Policies

a) Increasing residential density through redesignation/rezoning shall not be permitted with the
exception of Special Needs and Seniors’ affordable housing,

b) With the exception of Affordable Housing, no provision shall be made for multi-dwelling,
residential use in the Planning Area] 7 N

c) No provision shall be made for mobile home parks in the planning area. j\\\“\\\\

d) Future residential subdivisions should be designed to consider the natural contours of the land, N
existing natural landscapes, trail access and the design of adjacent subdivisions in order to e
promote development in harmony with the land and/or seascape.

| e) The conditions of use as outlined in section 2.7, shall apply with respect to a home occupational

use on a parcel designated residential. '

f) Achievement of the residential minimum parcel sizes specified in this section is conditional on .
Ministry of Health approval of on-site sewage disposal system for each parcel to be created. "

9) On parcels greater than 2.0 hectares (4.94 acres) or larger one cottage not exceeding 65 sq. N
metres (700 sq. ft.) shall be permitted accessory to a single family residential dwelling unit. \

h) In the case of a subdivision to create ten (10) or more parcels it shall be necessary for the '
developer to provide an adequate fire suppression water supply.

i) In addition to existing Land Use Bylaw policy provisions, and in order to make provision for a
range of affordable special needs and seniors housing on Gabriola Island,the Local Trust -
Committee may consider applications to rezone property, in any land use designation in which

| residential is a permitted principle use, to permit boarding homes for special needs and seniors

subject to the following conditions:
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The British Columbia Assessment Authority is encouraged to provide incentives, such as reduced
assessment, as a means of encouraging the consolidation of existing small rural residential lots.

2.3 Large Rural Residential

Background: The intent of this land use designation is to retain an area of large residential parcels in the
planning area.

Large Rural Residential Objective

1. To permit a range of uses that will support the retention of unsubdivided land.

Large Rural Residential Policies

a)  The principal use shall be residential.
b)

/{ Deleted:

1/ //// { Deleted: family

A *‘[Deleted: dwelling
Gabriola Official Community Plan_Bylaw Page 13
Working Document dated March 7, 2011

L

36



c) The minimum parcel size shall be 2 hectares (4.94 acres) and the average parcel size shall be 4 Comment: March 7: See
hectares (9.88 acres). ,"| separate document in this
,/ agenda package for most
. . . / d
2.4 Multi Dwelling Affordable Housing [See Memo dated March 8, ' | secions 24 and 25.
2011 for most recent version of section 2.4 and 2.5] ~ { Deleted: special Need 17}

P {Comment: The wordin

,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, < - { Deleted: The OCP maK [

1

()

Seniors and other Multi-household developments to meet the needs of a diverse, full-time population. For \{ Deleted: who become elderly
\ \\\i N {Deleted: to be able to

\ {Deleted: has

\ \

AN
BN
\'\

Deleted: been

A

\ \
\
N {Deleted: h
W \\
AN
W
\

\\\\{ Deleted: which providg” 14

[tk
i
iy

R
{V(‘\\ [N
\

N \{Comment: Feb 18:
| \‘\\ v
l \m\‘\\‘{ Deleted: s

\ ( Deleted: are
| ‘\ ! (0

““\ \\\\ \\\\\\\\‘\[ Deleted: ly

‘ ‘\‘[ Deleted: ly

Ik
h
[

2. To provide for such housing in a location which is accessible to appropriate services and
acceptable to the overall community without compromising protection of the natural environment..

—
—_ —| =
U

—

(Comment: Move this td g

\

,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, 1A
W

b) The amenity zoning provisions of Section 904 of the, Act shall only be permitted to be used on

{ Deleted: one

a) Any lands designated for Affordable Housing for Special Needs, Seniors and Multi-household | ‘\\“\,‘\ \\\\\\:\( Deleted: <#>Affordable | 17
residences,in this,Plan shall also be designated as part of DP-8 on Schedule Candthe RN [ Deleted: . ]
development permit guidelines as outlined in Section 7.3 shallapply, | | [Deleted' 1 ]

Deleted: or
c) ;hseuusir(:(faganked densities for the creation of a variety of Affordable Multi-household residences Deleted: Affordable Mu[ﬁ
pp . “
Deleted: Special Needm

d) Densities for the creation of Affordable Multi-household residences shall come only from banked
densities as noted in Appendix 2 (Density Bank) of this Plan. |

| Comment: All referen(” 1101

Deleted: and

i

e) Developments with mixes of Special Needs, Seniors and Multi-household Affordable Housing
types is encouraged.

g

Deleted: affordable n{"_ 1

:

Deleted: Special Nee( [12]

f) An application to re-zone a parcel for Affordable Housing for Special Needs, Seniors and Multi-

Deleted: seniors and s

complies with the following: Deleted: housing

l‘\“[ Deleted: e Official Community
[ Deleted: be

i the maximum density shall not exceed 12 units per hectare;

ii. the maximum number of dwelling units per development shall not exceed 24; o

A

ii. the average size of a dwelling unit shall be not greater than 83 square metres (900 sq.ft); ' \\[ Deleted: icable.
. L . . \ | Deleted:
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Vi common area amenities, such as kitchen and recreation facilities, shall be provided for

prior to occupancy;

vii where practical, in the opinion of the Gabriola Island Local Trust Committee, no parcel re-
designated for Affordable Housing for,Special Needs, Seniors and Multi-households shall
be contiguous to another parcel so designated;

viii. the provisions of the Gabriola Island zoning bylaw may contain other general regulations
pertaining to siting, height, lot coverage, servicing and other requirements which would
also be applicable to a parcel in this land use designation;

iX. the proposal shall include an adequate fire suppression water supply which shall be
maintained and be available for use on site; and

X.

the minimum lot size shall be 1 ha (2.4 acres).

shall, in the housing agreement required as a condition of rezoning, specify affordability and
special needs housing requirements|

\
\
\

i) As a means of ensuring that provision for Affordable Housing js, consistent with the policies of this
Plan, a housing agreement pursuant the Local Government Actjs required and shall include
provisions that:

° identifies the anticipated costs of the proposed land and housing to purchasers or
occupants; and

° establishes the basis of the housing need of existing residents and which are not meant
to be marketed off-island.

J.-___ specify how the housing project will be managed and administered including, if deemed
applicable, that it be operated on a not-for-profit basis;

Jdi.____ specify the manner in which the housing units will be made available to the identified
class of persons at the time the housing units are first occupied and with respect to
subsequent occupancy; and

Jii.  specify the mix of rental and ownership housing units permitted.

J) ___Inaddition to 2.4 g), a housing agreement for Affordable Seniors Housing shallalso:

i specify that at least one individual who has attained 60 years of age shall reside in each
dwelling unit;

ii. specify that not more than two individuals may reside in each dwelling unit;

K)____Affordable Multi-dwelling affordable housing applications must demonstrate the lowest possible
net water, waste and energy use.
1) The Density Bank in this Plan shall be amended from time to time such that any unused

residential densities extinquished due to rezoning for parks should be added to the Density Bank
for use as Affordable Housing for Multi-household residences.

Affordable Housing Advocacy Policies

m) The Local Trust Committee encourages other levels of government and non-profit groups to work

towards the establishment of a Housing Agency on Gabriola Island; supports collaborative community

efforts to develop an Affordable Housing Strateqy; and supports the inclusion of Gabriola in Regional

Housing Trust Funds,

n) Local service clubs, non-profit organizations and others that may provide affordable housing are

encouraged to develop projects in keeping with the policies in this Plan.

Gabriola Official Community Plan_Bylaw
Working Document dated March 7, 2011

Page 15

[ - - ‘[Deleted: Seniors and

h ‘[Deleted: Housing

\

\

\

\
\

\
\

\

\
\
|
\
\
\
\
\
\
\
\
\
\
\
|
\
\
"

\

38

o
AN
!

\ \\\\,‘\‘,[ Deleted: a

\
\

W

\
\

\

N

\
\
\
)

\
0

i

|

\
\

\

\

\\

N \“\[ Deleted: iv
\

\\ \\[ Deleted: v
\
\\[ Deleted: e

Deleted: <#>identifies the
anticipated costs of the
proposed land and housing to
purchasers or occupants; andq

housing need of existing
residents and which are not
meant to be marketed off-
island.q

<#>establishes the basis of the

Comment: Feb 18: staff to
combine h) and i)
together.....g) was removed
with the two bullets moved to
i)...the intro from h) will need
to be reworded as well as there
is no g) and not needed....

Deleted: h

[ Deleted: for seniors will

! [Deleted: be

\

Deleted: to s.905 of the

Deleted: be

(
[Deleted: shall
(

L U A

Deleted: |

i. specify that at least one
individual who has attained 60
years of age shall reside in
each dwelling unit;{

ii. specify that not more than
two individuals may reside in
each dwelling unit;{

iii

Deleted: In considering
applications for the rezoning of
lands to permit seniors multi-
family housing, the applicant
may be required to submit a
marketing profile that identifies
the anticipated costs of the
proposed land and housing to
purchasers or occupants.

-

f




0) The Local Trust Committee encourages the establishment and work of non-profit community land
trusts for the acquisition of land for, and construction and management of, affordable housing units.

2.5 Gabriola Density Bank

In this Plan, density banking refers to a process wherein unused residential densities are held by the
Local Trust Committee for an unlimited time and for the purpose of enabling affordable multi-dwelling
housing and without any net increase to the allowed density on Gabriola Island. The deposit of one
or more densities to the density bank takes place through bylaw amendments that are recorded in this
Appendix. Withdrawal of one or more densities requires a similar amending bylaw.

Eligible Donors and Recipients

1. The Local Trust Committee may deposit unused residential densities to the Density Bank:

from the lands that are rezoned as parks; and

e from the donation of residential densities, when these policies are developed by the LTC.

2. The Local Trust Committee may consider applications for the withdrawal of banked densities in
accordance with the rezoning requirements in Section 2.4 land providing that a Housing Agreement is

in place ensuring that affordability is maintained over time.

Guidelines for Residential Density Banking

2.6,

Background: A community plan is intended to contain a statement concerning the provision of affordable
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1. Residential densities resulting from a rezoning pursuant to Policy 1 of this Appendix will be
deposited to the Density Bank (below) as an amendment to the Official Community Plan.

2. Residential densities from the Residential Density Bank (below) that are withdrawn pursuant to
Policy 2 of this Appendix will be deleted from the Residential Density Bank below by an
amendment to the Official Community Plan.

3. Residential densities listed in the Residential Density Bank (below) are residential dwelling units
as defined by the Land Use Bylaw.

4. All land that receives density from the density bank shall be rezoned to permit the added density
as determined by the LTC and that density shall not exceed the density of the parent parcel plus
the density granted from the density bank.

5. Parcels that have had density allocated to or from the density bank shall be noted in both text and
maps of requlatory bylaws.

Yo o /
vY_ _ _ _ _ _ _ _ _ /

-

-
-
~

Comment: Re-title to a
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flows from 2.4d) above.
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larger, is looked upon as an appropriate means of addressing the island’s need for single-dwelling B k - {Demed; affordable

L /{Deleted: Family

1. To ensure a supply of affordable housing is provided for on Gabriola in a manner which does not
detract from Gabriola’s rural island character.

B { Deleted: Family

Single-dwelling Affordable Housing Policies g

a) Provision for an accessory cottage on a parcel of 2.0 hectares or larger (as per policy 2.1g), shall
be recognized as the Gabriola Island means of providing for_single-dwelling affordable housing in a

rural low-density context.
. { Deleted: 6

2.7 Home Occupational Use ’

—

Backaround: Home occupational uses provide a source of employment and services for Gabriola Island
residents. The intent of this Plan is to permit a home occupational use on any parcel where residential
use is permitted provided it is of a scale that is in keeping with the residential setting in which the home
occupational use is located.

Home Occupational Use Objectives

1. To support home occupational uses so as to encourage greater community self-reliance and
provide a source of employment for local residents;

2. To ensure home occupational uses do not adversely affect the residential character of the
neighbourhood or cause environmental harm.

Home Occupational Policies

a) A home occupational use is permitted in all land use designations where a single-dwelling,

_ L -- {Deleted: family

residential use is permitted.

b)  The zoning bylaw shall specify general conditions of use including defining in broader detail the
range of uses permitted as home occupational uses, the maximum area of a building which may be
used for a home occupational use, signs, noise, etc. The following specific conditions of use

i. the use is an accessory use to a principal single-dwelling,residential use on a parcel; |- {Deleted: family

ii. the use is conducted by a resident on the parcel and the zoning bylaw may specify a limit on
the number of non-resident persons who may be employed on the parcel, based on the size
of the parcel;

iii. the use shall not involve the exterior storage of any material or equipment used directly or
indirectly in the processing of any product unless screened;
adequate off street parking shall be provided.

C) Bed and breakfast accommodation shall be permitted as a home occupation use. The zoning
bylaw shall specify other conditions, including a limit on the number of guest accommodation rooms
provided based on the size of the parcel.
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Section 3 — Economic Activities

3.1 Commercial Activity

Background: The 1996 BC assessment data indicates that there are 30 properties classified as

commercial for tax purposes in the Gabriola Island Planning Area. \L 77777777777777777777777777 _ -1 Comment: Staff getting this
N number confirmed by BC
The greatest concentration of commercial use is located in the vicinity of the Lockinvar Triangle (also b [essessmentaWiilioninglanyy
. . . . . . . . . | updates to March 14™ meeting.
referred to as the Village Centre). This area provides for a mix of commercial, yesidential, public N
Jecreational and institutional uses. *\ Comment: Get update from
’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’ N community profile, time

\\\ < | permitting

Secondary nodes where commercial activity is located include: N
\ {Deleted:
\

e the Twin Beaches Shopping Centre, located on Berry Point Road;
e adjacent the B.C. Ferries terminal on Descanso Bay; and {Deleted: recreational,
e in the Silva Bay area, where the greatest concentration of marine service and tourist-recreational

uses is located.
In addition, three small local commercial sites and four additional tourist recreational commercial sites are
located in a more dispersed pattern throughout the island.

 JJ

General Commercial Objectives

1. To recognize the Village Centre (Lockinvar Triangle area) as the Island’s primary location for
commercial activity;

2. To support the other existing commercial locations on the Island as secondary centres for
commercial activity;

3. To encourage a mix of commercial and other uses in the Village Centre;

4. To provide for commercial development only where it may be demonstrated that it is at a scale
compatible with the needs and size of the Gabriola community;

5. To regulate the appearance of commercial development, including signs, through the use of
development permits and other regulations such as sign bylaws.

General Commercial Policies

These policies are applicable to any parcel designated commercial in this plan:
| a) The minimum and average parcel size in any commercial designation shall be 0.5 hectares (1.235 - {Demted; ]
acres), excepting the Tourist Recreation designation in which there shall be no additional lots
created.

b) A commercially designated site shall be designated as a development permit area where it is
believed important to regulate the form and character of development which occurs there.

c) The community plan makes provision for four separate commercial land use designations: Village
Commercial, Local Commercial, Tourist Commercial and Tourist Recreational. Policies pertaining
separately to each of these commercial designations follow. The locations of commercially
designated property are shown on Schedule B (the Plan Map) which is attached to and forms part

of this plan.
d)  One single-dwelling residential unit per parcel may be permitted in any Commercial ___________ T { Deleted:
designation. <

SN ‘[Deleted: family
{Deleted: dwelling

A

3.2 Village Commercial

Village Commercial Policies

a) Existing commercially zoned properties in the “Village Centre” (the Lockinvar Triangle area) are
designated Village Commercial.
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b)

d)

e)

3.3

a)

The Village Centre shall be recognized as the main location for commercial activity in the

planning area.

The Village Commercial designation shall provide for a range of commercial uses including:

retail, restaurant, personal service use, office use, institutional use, building supply sales and the

servicing and fuelling of motor vehicles. The Zoning Bylaw will specify in detail the range of uses

permitted.

The expansion of the Village Commercial designation shall be considered based on compliance

with the following criteria:

i. Adequate off-street parking, landscaping and pedestrian access is provided;

ii. The design and site layout of the proposed development can be well integrated into the
existing land use pattern in the Village Centre;

iii. The parcel fronts onto a main road and access and egress to the parcel can be provided
safely;

iv. The additional area proposed for Village Commercial is small in size.

Land in the Village Commercial designation and any future additions to the Village Commercial

designation shall be placed in the Village Centre development permit area so as to ensure that

Jthe form and character of development which occurs is consistent with the existing character of [ - {Deleted:

the Folklife Village.
District Commercial Policies

The following site is designated District Commercial

i) Twin Beaches Shopping Centre, located on Berry Point Road

The District Commercial designation shall provide for a range of commercial uses including:
retail, restaurants, personal service use, office use, building supply sales and the servicing and
fuelling or motor vehicles

Further expansion of commercial activity in the vicinity of Twin Beaches Shopping Centre shall be
contained to the existing parcel.

/{Deleted: 1
Local Commercial ’

Local Commercial Policies
a) The following sites are designated Local Commercial:
) Wheelbarrel Nursery;
i) Wild Rose Garden Centre;
iii) the restaurant site on North Road (formerly known as North Road Inn);
iv) The small commercial area (which includes the_Sko|, Pub) adjacenttothe B.C. =~ - {Deleted: White Hart
Ferries terminal on Descanso Bay.
b) So as to allow for some expansion of commercial activity in parts of the community well removed
from the existing commercial sites, an application to designate a site for local commercial use
elsewhere in the planning area shall be considered based on individual merit and satisfactory
compliance with the following criteria:
i) The proposed use is small-scale in nature and primarily provides a local convenience
service for a neighbourhood;
i) The parcel has adequate off-street parking, and sewage disposal and water supply can be
provided on the parcel;
iii)  The proposed local commercial use will not detract from the residential character of the
surrounding area or cause excessive traffic to be routed along a local road.
Gabriola Official Community Plan_Bylaw Page 19
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3.5 Tourist Commercial

Tourist Commercial Policies

a) Permitted uses in the tourist commercial designation shall be marina, restaurant, licensed lounge,
tourist accommodation, tackle shop and marine oultfitters shop, laundromat, retail use and office
use accessory to or complementary to one of the above listed uses.

b) The Plan Map (Schedule B) identifies the location of tourist commercial sites: two are at the north
end of Gabriola - Haven By the Sea and Surf Lodge. The Grande Hotel property, Silva Bay
Boatel, Silva Bay Resort and Marina and Page’s Resort and Marina - are at the south end.

c) Applications for approval to develop additional tourist commercial uses shall be evaluated based
on individual merit where all of the following criteria can be met:

i. Public access to the foreshore or an adjacent public recreation site is not reduced;

ii. The proposed development is small in scale and is to be developed in a manner which
reflects and is sensitive to the character of surrounding properties;

iii. Existing trails and important natural features on the parcels are retained and public use of the
trails is maintained;

iv. Adequate off-street parking can be provided to accommodate the development.

d) In no case shall the maximum density for a tourist accommodation use exceed 13 tourist
accommodation units per hectare or a maximum 30 tourist accommodation units in the
development.

e) The Plan does not support timeshare developments.

3.6 Tourist Recreational

Tourist Recreational Policies:

a) The zoning bylaw shall make provision for a Campground zone subject to the provision of

adequate water and sewage treatment.
b) The Credit Union campground is designated as Tourist Recreational. | _ __ - Comment: Tier 2 priority if the
c) Permitted uses and conditions of use within the Campground zone shall be specified in the RD and ITF parks

Zoning Bylaw. amendments go forward.

3.7 Industrial Land Use

Background: Due to Gabriola’s rural character and the transportation cost associated with servicing off-
island markets, Gabriola is not recognized as an appropriate place for extensive industrial activity to
locate. With the exception of the existing industrial operation fronting onto Northumberland Channel,
below Hoggan Lake, the Plan does not designate any other site(s) as light industrial. The Plan policies
below outline criteria for use in evaluating future proposals for light industrial purposes, intended to
service local (island) generated demand.

Industry Objectives

1. To give consideration to small scale, non-polluting light industrial activities;

2. To encourage small scale value-added industrial activities; and

3. To foster any light industry that would permit the Gabriola Island Trust Area to become more self-
sufficient.

Industry Policies

a) No provision shall be made for any heavy industrial use in the planning area.
b) The existing industrial site fronting on Northumberland Channel south of Hoggan Lake is
designated for light industrial use on the Plan Map (Schedule B).
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3.8

c) Future applications to establish light industrial use shall be evaluated based on individual merit.
d) Future applications to designate a site for light industrial use shall be evaluated based on
compliance with the following criteria:
i. The minimum and average parcel size shall be 1.0 hectares (2.47acres);
ii. The proposed light industrial use is non-polluting to land, water and air;
iii. It is demonstrated that adequate fire protection, site servicing (sewer and water) and

solid and environmental waste handling can be provided;
iv. The site is not located in a Small Rural Residential area and will not cause industrial
traffic to be routed along a local road through a residential neighbourhood; and
V. Adequate provision has been made for screening, fencing, buffering and/or landscaping
the proposed use from adjoining properties off-street parking.
e) The Light Industrial Zone shall make provision for one single-dwelling, residentialunitora ﬁ[ - - {Deleted: family ]
caretaker’s accommodation per parcel as a permitted use. T {Deleted_ dwelling ]
f) The existing industrial site and any future site designated light industrial shall be required to be :

designated as a development permit area.

Light Industrial

. { Deleted: Commercial and }
3.8 Temporary Use Permits ’

‘| Deleted: Commercial and
# | Light Industrial

Section 921 of the Local Government Act permits the designation of sites in an Official Community Plan |
or a Land Use Bylaw where temporary commercial and industrial uses may be approved on a temporary
basis by permit, without requiring the land affected to be zoned for the intended temporary use.

Where a permit area under this section is designated, the Trust Committee may issue a permit by
resolution that allows commercial or industrial activities to take place under the conditions specified in the
permit, including the posting of a security to ensure compliance with the terms of the permit. Notice of the

uses may be carried out for a period of up to three| years and the permit may be renewed foruptoa __ - Comment: Make sure it
further threg,years. Issuance of a Temporary Use Permit should not be interpreted as eventually leading |, allows for 3 years everywhere
to permanent zoning. NN else in the ocp....direction is to

‘N [ move from2to 3

N \
\ {Deleted: two
A\

)
 {Deleted: two ]
J

1. To give consideration to allowing certain types of commercial and/or industrial uses to be located o { Deleted: Commercial and

in the planning area which may by the nature of the proposed activity, be deemed to be a Light Industrial
temporary and not a permanent use; and

2. to ensure that the integrity of an existing neighbourhood would not be adversely disrupted should
an application for a temporary commercial or industrial uses permit be approved.

/| Deleted: Commercial and
_7 | Industrial

Designations
a) Subject to the guidelines, Temporary,Use Permits may be issued for: J|/ - /{

Deleted: Commercial and
Industrial

i aggregate processing, within areas designated on Schedule B as ‘Resource’,
‘Agriculture’ or ‘Forestry’;

ii. barge load out site, within areas designated on Schedule B as ‘Resource’, ‘Agriculture’ or
‘Forestry’;
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iii. log handling site, within areas designated on Schedule B as ‘Resource’, ‘Agriculture’ or

‘Forestry’;

iv. campground use, within areas designated on Schedule B as ‘Resource’, ‘Agriculture’ or
‘Forestry’;

V. limited public markets, within all land use designations shown on Schedule B,

Vi. water sales within areas designated on schedule B as ‘Small Rural Residential except on

lots less than 2 hectares in area’, ‘Large Rural Residential’, ‘Forestry’, ‘Agriculture’ or
‘Resource’; and

Vii. commercial vacation rentals within areas designated on Schedule B as ‘Small Rural
Residential’, ‘Large Rural Residential’, ‘Forestry’, ‘Agriculture’ or ‘Resource’.

Guidelines
b) Guidelines c) through f) inclusive recognise conditions that may be taken into account when
| evaluating an application for a temporary use permit. The Gabriola Island Local Trust Committee - - Deleted: commercial and
may identify specific performance details to be attached as conditions to an approved permit. industrial
c) For aggregate processing, barge load out site, log handling site and campground use the
following guidelines apply:
i) The time period, days of the week and scale of activity permitted on the site may be
specified in the permit.
i) The applicant has demonstrated that it is advantageous to the local island community to
permit the intended use on a temporary basis.
iii) No permanent buildings or structures shall be erected related to the intended use.
iv) Adequate access and sewer and domestic and fire fighting water servicing are provided

(applicable where required depending on the nature of the use).

V) The applicant has provided evidence that the intended use will not adversely affect the
local groundwater supply or the quality of the natural environment (including the marine
environment).

Vi) The applicant has provided a plan of remedial work to be undertaken at the end of the
permit period in order to return the site to a state resembling its conditions prior to the
use being undertaken or to an alternate state, as agreed to by the Trust Committee.

vii) Such other considerations as are deemed applicable with respect to a specific
application;

viii) The Trust Committee may require that a bond (or other acceptable security) be posted so
as to ensure compliance with the terms of the permit (if issued) and as a means of
guaranteeing that the

ix) temporary use is removed and the site rehabilitated (as required) at the expiry of the
permit period.
X) 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.
d) For limited public markets, the following guidelines apply:
i) The time period, days of the week and scale of activity permitted on the site may be

specified in the permit.
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i)

i)

iv)

v)

Vi)

vii)

viii)

Xi)

The applicant has demonstrated that it is advantageous to the local island community to
permit the intended use on a temporary basis.

No permanent buildings or structures shall be erected related to the intended use.

Permit conditions should be consistent with applicable Development Permit Area
Guidelines.

Adequate access and sewer and domestic and fire fighting water servicing are provided
(applicable where required depending on the nature of the use).

The applicant providing evidence that the intended use will not adversely affect the local
groundwater supply or the quality of the natural environment (including the marine
environment).

The applicant providing a plan of remedial work to be undertaken at the end of the permit
period in order to return the site to a state resembling its conditions prior to the use being
undertaken or to an alternate state, as agreed to by the Trust Committee.

Public market permit conditions shall ensure that off-street parking is provided in a way
that is consistent with local bylaws.

Such other considerations as are deemed applicable with respect to a specific
application.

The Trust Committee may require that a bond (or other acceptable security) be posted so
as to ensure compliance with the terms of the permit (if issued) and as a means of
guaranteeing that the temporary use is removed and the site rehabilitated (as required) at
the expiry of the permit period.

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.

e) For extracting, processing and sale of water, the following guidelines apply:

i)

i)

Vi)

vii)

viii)

ix)

The applicant must specify the hours of operation and the permit may impose those or
different hours of operation depending on site specific concerns.

The applicant must provide a report prepared by an independent qualified professional
with experience in groundwater hydrology to the satisfaction of the Gabriola Island Local
Trust Committee identifying the zone of influence, stating that the property is capable of
producing the stated amount of water with no detrimental effects on wells within the zone
of influence, the aquifer and the natural environment.

The quantity of water to be extracted and processed may be limited and the amount
approved will be based on information provided by a qualified professional with
experience in groundwater hydrology.

Metering, including a reporting system may be required.

The number of parking spaces should meet the relevant commercial parking
requirements in the Land Use Bylaw.

Outdoor water storage should be screened from public right-of-ways and adjacent
properties by a solid fence or

landscape screen and a screening plan should be included in the application.

The applicant should provide a plan of remedial work to be undertaken at the end of the
permit period in order to return the site to a state resembling its conditions prior to the
use being undertaken or to an alternate state, as agreed to by the Trust Committee.

The Trust Committee may require that a bond (or other acceptable security) be posted so
as to ensure compliance with the terms of the permit (if issued) and as a means of
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X)

Xi)

xii)

guaranteeing that the temporary use is removed and the site rehabilitated (as required) at

the expiry of the permit period.

Such other considerations as are deemed applicable with respect to the specific
application, including, but not limited to:

e larger lot sizes and aquifer viability;
e location;

e access;

e noise, dust and traffic; and

e monitoring of supply wells and wells on adjacent property with lowest
pumping levels specified

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.

The applicant must demonstrate that he/she be a certified small water system operator
and that he/she meets the requirements set out in the Drinking Water Protection Act.

temporary use permit for a commercial vacation rental, the following guidelines apply:

i)

i)

iv)

Vi)

vii)

viii)

ix)

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;

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;

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;

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;

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;

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

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;

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;

the owner or an operations manager should be required to reside on Gabriola Island
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;

" ‘[Deleted

: e family

o ‘[Deleted

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

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

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

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

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

XV) a condition of the permit should limit the number of bedrooms to:
e amaximum of 3 on lots smaller than 2.0 hectares; and
e amaximum of 4 on lots of 2.0 hectares or larger;
XVi) a condition of the permit should prohibit recreational vehicles or camping;

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

xviii)  the Local Trust Committee may require water metering;

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

XX) the Local Trust Committee may require the landowner to post information for guests { loted: S J
about awareness and sensitivity to First Nationsites and artifacts. _ -~ | Deleted: Snuneymuxw

< \" [ Deleted: and

Deleted: Hul'qumi'num Treaty
Group

Section 4 - Institutional, Parks and
Outdoor Recreational Uses

4.1 Institutional Land Use

Background: Institutional uses play an important role in the community and in many cases serve as a
focal point for community life. For purposes of this plan, Institutional Uses includes facilities, services and
uses which are operated by government or a non-profit society and include medical clinics open for
community use.

The following facilities are recognized as institutional uses on Gabriola: Agricultural Hall, Women's
Institute Hall, Gabriola Island Community Hall, Seniors’ Rollo Centre, Gabriola Recycling Depot, . [ Deleted:

Highways Works Yard , the museum, churches and the cemetery. The following are public institutions on

)
,,,,,,,,,,,,,,,,,, - {Deleted: ]
)

.« . . T P T I P T T T N P T Dltd,
Clinic and the helicopter landing pad are also recognized as institutional uses in the planning area. S { eete

N Deleted: and the Ministry of
Transportation and Highways
Works Yard.

Institutional Uses Objectives

1. To provide for institutional uses which meet the needs of the local community; and
2. To encourage the creation of recreational facilities for young people.
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Institutional Uses Policies

a)  Existing institutional uses identified above shall be designated on the Plan Map (Schedule B).

b) A health care use shall be permitted as an institutional use.

c) The minimum parcel size shall be 0.5 hectares (1.235 acres) and the average parcel size shall be
no less than 1.0 hectare (2.47 acres).

d)  The Trust Committee shall consult on an annual basis with the School District #68.

Institutional Uses Advocacy Policies
| €)  The Vancouver Island Regional Library Board shall be encouraged to maintain a permanent library - [ Deleted: investigate the J

facility on Gabriola. feasibility of establishing
f) School District # 68 is requested to consider the feasibility of providing a middle school on Gabriola
so that, as the Island’s population continues to increase, a greater percentage of island students
will not have to travel off-Island to receive their schooling.
g) The Gabriola community supports the use of Gabriola Elementary School as a “community school”.
| h)  As a condition of subdivision approval, the MOT('s Subdivision Approving Officer shall be - [ Deleted: H ]

encouraged to ensure the dedication of lands or payment of cash in lieu for school sites purposes
is provided in accordance with the Trust Committee/School District #68 agreement, once in place.

4.2 Parks and Outdoor Recreation

~

to be inadequate to meet the community’s current and future needs. Parks form an important component *~ _
of any community. Gabriola’s island setting places a high demand on opportunities for public recreational ‘. Y comment: This number is
\
\

| Background: Gabriola’s_almost ten| percent of total land area in parks_and protected areas is considered - [ Comment: Feb 18: Check this}
~ value....

access to the waterfront and land for outdoor recreational activities, which can be as varied as team correct, see Community
sports and nature hiking. Context

[ Deleted: one ]

In the planning area the Provincial Government and Regional District of Nanaimo are the two main
government authorities responsible for the provision and care of park sites. BC Parks operates three
| Class “A” Provincial Parks on Gabriola Island: Drumbeg, Gabriola Sands and Sandwell Parks,Drumbeg - [ Deleted: ]
Provincial Park occupies 20 hectares of land in the Southeast corner of Gabriola Island. Gabriola Sands
Provincial Park is located on the small isthmus which separates Taylor Bay from Pilot Bay. Sandwell
Provincial Park, located on Lock Bay on the east side of Gabriola, includes 3 hectares of land and 9
hectares of foreshore. It is the least developed of the three parks and is accessible by pedestrian or water

access only.

The community parks function on Gabriola is provided by the Regional District of Nanaimo (RDN). At
present there are fifteen community parks on the island - six are at waterfront locations and nine are
inland sites. They range in size from 0.1 hectares to 7.0 hectares, and are, in total, about 14 hectares (35
acres) in size. Additional community park sites are being added to this inventory on an on-going basis,

when received as a condition of subdivision approval. | _ ~ - Comment: Feb 18: Director
Rudischer to provide wording
| The RDN also has jwo segional parks, The difference between a regional and community park is that a to update this paragraph...it

. B e Pty At T N TS I U P PN T P Tt -~ will include comment on 707
community park is intended to satisfy principally local requirements and is funded locally (meaning only .. | community park

by property owners from Gabriola), whereas a regional park is intended to include sites deemed to be of '~ -
regional significance and is funded from tax requisition obtained from all property owners in the entire : {De'eted' the

o . 0

N
RDN. \ { Deleted: ability to establish
A
X e . i L . Deleted: , but to date no
In terms of outdoor recreational facilities, the Gabriola Parks and Recreation Association, with a long term regional parks have been

lease, operates a tennis court and basketball court at Huxley Park, near the Village Centre. The island’s designated on Gabriola.
main ball diamond is located in a community park site near Sandwell Park, and playing field space at

Gabriola Elementary School site is used for recreational purposes. Gabriola golf course is the most land

expansive outdoor recreation use in the planning area. It is located on private land, leased by a non-

profit society. Public road endings providing access to the waterfront, the Crown foreshore and the
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island’s network of trails are further important components of Gabriola’s overall outdoor recreation and
open space system.

- - 7| Comment: Staff will get

In 2006, the Islands Trust Fund acquired the 65 hectare (162 acres) property know as the Elder Cedar wording description of the
(S'ul-hween X’pey) Nature Reserve under the Province of British Columbia’s Free Crown Grant Program. fE'derﬂ?eda'B--:tp“"L'”glg line
This property is home to red and blue listed plant communities, blue-listed wildlife species, and significant \\ Srgf?ce_e website shou
wetland areas, as well as Gabriola Island’s last remaining stand of old-growth trees. Island residents \

worked for more than 15 years to have this property protected. {&gg&em: March 7: From 'TF}

The Islands Trust has no direct jurisdiction over the operation of park sites on Gabriola. Yet, in
recognition of the importance of parks and outdoor open space to the overall fabric of the Gabriola
community (for residents and visitors alike), the community plan contains a set of objectives and policies
intended to outline preferences pertaining to the island’s outdoor recreational assets in the future.

Figure 2 shows the location of park sites in the planning area.
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Parks and Outdoor Recreation Objectives

The objectives of this section are:

1. To work co-operatively with provincial ministries and agencies in acquiring and managing provincial
parkland on Gabriola;

To acquire parkland that is representative of the bioregion (i.e. wetlands, first growth forest);

To involve the community in parks planning; and

To limit development within Provincial parks.

To work in cooperation with the Regional District of Nanaimo and the Gabriola Island Parks and
Recreation Commission in acquiring and managing community parks.

aprwN

Parks and Outdoor Recreation Policies

o . @@

@) The creation of RDN community park sites in existing residential neighbourhoods shouldbe | - [ Comment: Note to renumber
utilized as local tot-lots, children’s playgrounds, greenbelts and pocket parks. U~ | correctly all references.
b)____Where land is proposed to be subdivided, in compliance with or required by Section 941 of the _ _ _ l\ " { Deleted: a) The former
Local Government Act, the owner of the land shall dedicate parkland in the following | UREP (Use, Recreation and
circumstances: \ | Enjoyment of the Public)
i) where the subdivision is of such a size and at such a location that the Trust Committee AR ((jz';lg’:a‘:édsi‘;t'ggri? ©
considers that a park for community recreation is or will be required in the area being " -
subdivided, in which case the location of the community park land shall be determined by \{De"“ed: b
the Trust Committee in consultation with the Regional District of Nanaimo (RDN), which {Deleted: c
has responsibility for the Community Parks function on Gabriola Island; and
ii) where the land proposed to be subdivided contains a site that the Trust Committee or the

RDN (based on a referral), considers is of local scenic or ecological importance,
waterfront, land adjacent to Crown land or parkland or land containing heritage or old
growth trees; and/or

iii) where the land proposed to be subdivided contains a site that the Trust Committee
considers would contribute to a trail network, whether or not the trail network is identified
in the Official Community Plan, then the location of the park land to be dedicated shall be
the area required for the trail network.

Where none of the circumstances in the above exist, the owner of the land shall provide cash in

lieu of dedicating park land, which shall be in reserve to acquire community park land only on

Gabriola Island.

Q To the extent practical, at the time of park dedication or the acquisition of new park sites, effort | _- {Deleted: d

shall be made to secure sites which exhibit good recreational capability and/or can be easily
connected to existing parks or park sites on neighbouring properties as they undergo subdivision.

d) There shall be no minimum or average parcel size for parks. - {Deleted: e

-

777777 T e P T T T R T R T NTH T el 0 - Dltd
trails. Effort should be made to maintain the contiguous nature of existing, established traditional { eete

trails. Such initiative is subject to the consent of the private property owners affected and the
provision of appropriate signage being provided to indicate where a trail crosses private property.

O Where practical, the community's network of trails should endeavour to connect to public parks | - - { Deleted: g
and to existing trails within parks.
@) ____Trails may be acquired at the time of subdivision or as a condition of rezoning or through - {Deleted: h

h) ___Public boat launch facilities may be permitted within community parks and at public road endings | - - { eleted: i
providing waterfront access subject to adequate parking being provided.

Vo Existing road endings providing access to the waterfront shall be retained open for publicand | - - {De'etedi i
emergency vehicle access to the foreshore. Subject to securing a permit from the Ministry of ) { Deleted: Highways
Transportation and Infrastructure, (MOTL) the development of stairs or trails to improve the means |-~
of access, the provision of limited parking and identification signage shall be encouraged. o {De'eted: H

- - ‘[Deleted: b

o )
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sites which provide good waterfront access and consolidation of road dedications may be
considered where it would create a more useable means of public access or is contiguous to an
existing or proposed public park dedication.

| K____The development of additional community field space in close proximity to the Village Centre or - {Deleted: I
existing playing fields shall be encouraged.
R The Trust Committee shall work with the Gabriola Parks and Recreation Commission in ensuring __ - { Deleted: m

a smooth co-ordination of efforts between the two groups respecting the securing, use,
development and planning for park and outdoor recreational space on Gabriola.

Parks and Outdoor Recreation Advocacy Policies

| m) It is recommended that the Provincial Government place top priority on the acquisition of - {Deleted: n

waterfront sites for Provincial Park purposes, including enlarging the size of existing Provincial
Park sites, where feasible.

o JU U

L

| ) The Regional District of Nanaimo shall be gncouraged to establish additional regional park sites - {Deleted: 0
on Gabriola Island. Such sites should be: o= { Deleted: strongly
i) either a regionally significant waterfront site or an upland woodland site of substantial :
size;
i) retained predominantly in a natural state, except for a small parking area, a public trail
network, and interpretative signs.
| @  The Ministry of Environment shall be requested to preserve natural features and provide __—{ peteted: p
maximum protection of the environment in Provincial Parks on Gabriola. T~ {Deleted_ BC Parks
| MOTLshall be requested to mark public road ending providing waterfront access; ensure that o .
they are maintained for public access to the waterfront and not obstructed by adjacent land RN {De'etedi a
owners and prevent them from being used for camping or overnight parking. ‘[Deleted: H
| @  The Ministry of Community Sport and Cultural Development,shall be requested to give - {Comment. Update ministry
consideration to permitting the Islands Trust to implement a development cost charge bylaw for "I~ _ .
park purposes as an alternative means of generating funds for parkland acquisition purposes on \\{ Deleted: r
Gabriola. Deleted: f Municipal Affairs
| ®  Foreach new regional park created, the Regional District of Nanaimo shall be requestedto . and Housing
prepare a pa_rk p_Ian. ) ) ) ) ' "~ { Deleted: s) In preparing a
Prior to considering the sale of Crown lands in residential areas, which have reverted to the \ regional park plan, the
———————————————— g—————————————————————————————————————————————————————\ . P .
Crown through property tax default. B.C. Lands shall be requested to consider the parcel’'s " Regional District of Nanaimo
; i )\ shall be asked to give
SUItablllty for park purpose. d consideration to the merit of
4 o . \
|  ___The Regional District of Nanaimo shall be requested to apply to have the status of the 40 acre " | acquiring one or more
Crown parcel located in the NE 1/4 of the SE 1/4 of Section 18, changed from gavel pit (Under '\ | regionally significant sites for
MOTL) to community park. « | regional parks purposes on
************************************************************ V! Gabriola. g
2 \ \
W \\ \{Deleted: t
\ \ \ \
Vi {Deleted: u
o
{ Deleted: v
\[ Deleted: H
| Deleted: w) In keeping with
Policy 4.2(a), the RDN is
requested to make application
to have the Crown parcel in the
SE 1/4 of Section 16 made
available for community park
purposes, due to its historical
significance and old growth
forest characteristics.q
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Section 5 - Resource Lands

This part of the Community Plan provides details pertaining to three types of resource lands: Resource,
Agriculture and Forestry. The intent in all three land use designations is to identify lands which due to
their location, site characteristics and resource capability are considered to be best suited to resource

uses.
_ 1 Comment: Staff changed font
L .~ | size from 11 to 10pt to fit with
5.1 Resource, 7 rest of document. Heading size
Background: The Resource land use designation identifies lands which are not within the Provincial changed from 14 to 12pt.

Agricultural Land Reserve (ALR) or the former Forest Land Reserve (FLR). The Resource designation
and zone is characterized by predominantly large undeveloped parcels generally characterized as being
8.0 hectares (19.76 acres) or larger and may also contain features of environmental, social, or cultural
significance.

In keeping with the objective of maintaining a rural landscape in the planning area the intent is to retain
much of the land in this designation in large parcels. Yet, as provided for in the policies below, residential
density allowed on a parcel in the Resource zone may be transferred to another parcel in the Resource
zone.

Resource Objectives

1. To preserve large parcels of land in a largely unsubdivided state;

2. To maintain representative areas of rural landscape on Gabriola;

3. To provide transitional areas between the residential and forestry and agricultural parts of the
community.

Resource Policies

a) ,The average parcel size in the Resource zone shall be 8.0 hectares (19.76 acres) and the - {Deleted:

minimum parcel size shall be 2.0 hectare (4.94 acres). In the case of a parcel serviced by
community water and a community sewer the minimum parcel size shall be 1.0 hectares (2.47
acres).

b) In the Resource zone the following uses shall be permitted: one single-dwelling, residential, unit, ﬂ[ - {Demed; family

horticulture, agriculture, silviculture, forestry and home occupations and the existing AM/FM

) "~ { Deleted: dwellin
tower and shooting range. { g

c) The retention of lands in the Resource zone in large land holdings so as to protect significant
environmental features (including marshlands), archeological sites and forested areas and
maintain the area’s rural character is supported. Provision is made for 8.0 hectare (19.76 acre)
residential density being transferred from one parcel in the Resource zone to another parcel in
the Resource zone.

d) The zoning bylaw shall make provision for three zones in the Resource designation: Resource
(R), Resource Conservation (RC) and Resource Residential (RR).
e) With respect to density transfer referred to in 5.1.c) above, the following criteria shall apply in

considering whether or not a transfer shall be permitted:

i)  The “Donor Parcel” shall be limited to land within the Resource zone which will be rezoned
Resource Conservation;

ii) The “Receiver Parcel” shall be limited to land in the Resource zone which will be rezoned to
Resource Residential.

iii) In cases where land in the Resource zone is rezoned to Resource Conservation and the
density of the Donor Parcel is concurrently transferred to a Receiver Parcel, adoption of the
rezoning bylaw shall be conditional on compliance with the policies of this Plan (i.e.
registration of required covenant(s), etc.).

iv) In a case where a Donor Parcel in the Resource zone is dedicated for park or wilderness
recreation or land in the Forestry zone is dedicated for wilderness recreation, the dedication,
by means of a transfer of title for such purposes (to the Crown or other body, as specified by
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the Local Trust Committee at the time of rezoning), shall be made prior to or concurrent with
the rezoning of a Receiver Parcel to Resource Residential.

f) Approval of a rezoning to Resource Residential shall be subject to the following conditions:

D)

i)

0) The following provisions shall apply to land in the Resource Residential zone:

i)
i)

i)

iv)

Land shall only be rezoned to Resource Residential concurrent with the transfer of density

from land being zoned Resource Conservation or Forestry/Wilderness Recreation (as the

case may be) subject to:

e registration of a covenant on the Resource Conservation parcel for the purpose of
restricting the subdivision of the parcel, or

o the transfer of title in respect to Policy 5.1.f

For every 8 hectares (19.76 acres) of land rezoned to Resource Conservation, one

residential density shall be transferred to land in the Resource zone which will be rezoned to

Resource Residential.

Permitted uses shall be one single-dwelling, residential, unit, horticulture, agriculture and - {Daeted; e family

home occupationaluses. o ‘[Deleted' dwelling

The minimum parcel size shall be 2.0 hectares (4.94 acres) and may be reduced to a
minimum of 1.0 hectare (2.47 acres) on a site specific basis in which community sewer and

community water systems may be required, - [ Deleted: .

The average parcel size shall be 8 hectares (19.76 acres), except that the average parcel
size may be reduced to not less than 2.0 hectares to the extent necessary to accommodate
the transfer of residential density from a parcel in the Resource or Forestry zone.

The minimum average parcel size for each Resource Residential zone, created by density
transfer, shall be calculated at the time of re-zoning by the following formula: the number of
parcels allowed by current zoning plus the number of parcels transferred from elsewhere in
the planning area divided into the total parcel area.

h) Permitted uses in the Resource Conservation zone shall be, park, wilderness recreation, forestry,
ecological reserve, and environmental protection.
i) Publicly owned sand and gravel deposits are designated on Schedule “B".”
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5.2 ForestryL 777777777777777777777777777777777777777777777777777777777 7

Backaround: The Forestry designation on Gabriola is used primarily to identify lands which due to their
suitability for the growing of trees were previously in the Forest Land Reserve. Small-scale forestry
operations and wilderness recreation are considered to be the most appropriate means through which
these forest lands may be retained for economic timber production on a sustained yield basis while at the
same time providing the Island with the environmental, recreational and social benefits which can be
derived from these properties.

In keeping with the objective of maintaining a rural landscape in the planning area the intent is to retain

Forestry zone may be transferred to another parcel in the Resource zone.

Forestry Objectives
1) To preserve large contiguous areas of forested land;

2) To support forestry practices which are compatible with and complementary to the values of
conservation and sustainability;

3) To support timber production while retaining the environmental and recreational values of forested
land;

4) To protect the groundwater resource and recharge areas;

5) To encourage the use of forested land for purposes of recreation, wildlife habitat and maintaining the
island’s biological diversity.

Forestry Policies

a) The principal uses in the Forestry zone shall be forestry uses.

b) The minimum and average parcel size in the Forestry zone shall be 60 hectares (148.2 acres).

C) The subdivision of land, in the Forestry zone, shall not be supported, except for purposes of
creating an ecological reserve.

d) The zoning bylaw shall make provision for two forestry zones: Forestry and Forestry/Wilderness
Recreation;

e) All lands in the Forestry designation shall, at the time a zoning bylaw is adopted to reflect this
plan, be placed in the Forestry zone.

) The following provisions shall apply to the Forestry zone:
i)  The principal use shall be forestry;
ii) One single-dwelling residential unit per parcel shall be permitted;and = _ _ L
iii) The minimum and average parcel size shall be 60 hectares (148.2 acres).

9) The Plan supports the retention of lands in the Forestry zone in large land holdings for

sustainable forest management and/or to encourage their dedication for wilderness recreation or
public recreational trail purposes. The concept of residential density being transferred from a
parcel in the Forestry zone to a parcel in the Resource zone is supported subject to compliance
with the policies in this plan.

h) For every 8 hectares (19.76 acres) of land in the Forestry zone which an owner dedicates for
wilderness recreation, the owner shall be entitled to transfer one residential density to land in the
Resource zone which would be rezoned to Resource Residential.

i) With respect to density transfer referred to in 5.2.g) above, the following criteria shall apply in
considering whether or not a transfer shall be permitted:
i)  The “Donor Parcel” shall be limited to land within the Forestry zone which will be rezoned
Forestry/Wilderness Recreation;
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ii) The “Receiver Parcel” shall be limited to land in the Resource zone which will be rezoned to
Resource Residential;

lii) A Donor Parcel in the Forestry zone shall be dedicated for park or wilderness recreation, by
means of a transfer of title for such purposes (to the Crown or other body, as specified by the
Local Trust Committee at the time of rezoning) which shall be made prior to or concurrent
with the rezoning of a Receiver Parcel to Resource Residential.

Permitted uses in the Forestry/Wilderness Recreation zone shall be wilderness recreation,

forestry, ecological reserve, and environmental protection.

Forestry Principles

Principles of Sustainable Forestry Practices
Forestry practices will:

1.
2.

3.
4.

5.
6.
7

Protect, maintain, and/or restore fully functioning ecosystems.

Maintain and/or restore surface and groundwater quality, quantity and timing of flow, including aquatic
and riparian habitat.

Maintain and/or restore natural processes of soil fertility, productivity and stability.

Maintain and/or restore a natural balance and diversity of native species of the area, including flora,
fauna, fungi and microbes, for purposes of the long term health of ecosystems.

Encourage a natural regeneration of native species to protect valuable native gene pools.

Not include the use of chemical fertilizers or pesticides.

Protect to archaeological, cultural and historically significant sites.

Critical Elements of Forest Sustainability

1.
2.

3.

7.

8.
9

All forest ecosystem activities shall be based on addressing forest needs first.

Only trees selected for removal through natural selection process are candidates to take from the
forest.

The removal of forest goods and products or other activities must retain the ecological or structural
functions of all forest elements.

Product removal and other activities shall not substantially alter the structural integrity or connectivity
of the forest.

Product removal and other activities shall not cause any known ecological functions to be placed at
risk.

Soil and water conditions shall not be altered by human activities to the extent that existing naturally
associated species will be unable to survive.

Canopy dominants (the tallest trees in the canopy of a natural forest) shall be maintained, as they
add an important structural element to the forest.

Suitable diversity shall be left on each site to retain the ecological functions.

Ecotones (transitional areas, where different kinds of native ecosystems join) shall be maintained
with suitable habitat for all naturally associated species.

10. Artificial edges shall not be created which destroy the structural integrity of interior forest habitat.
11. The integrity of all species’ relationships shall be retained throughout the stands.

Page 36 Gabriola Official Community Plan

Bylaw No. 166

59




5.3 Agriculture

Backaround: The Agriculture designation identifies lands which due to their agricultural capability or
proximity to agricultural lands have been placed in the Provincial Agricultural Land Reserve (ALR). In
addition to the policies of this Plan and the other bylaws of the Islands Trust, the carrying out of a non-
farm use, the subdivision of land and the exclusion of land from the ALR is subject to the approval of the
Provincial Agricultural Land Commission. Agricultural activities are considered to be important to the
Gabriola community as they contribute to the local economy, the Island’s rural character, and provide a
visual open space benefit.

In addition to the Agricultural Land Commission Act, the BC Farm Practices Protection (Right to Farm)
Act provides protection for the continuance of farming activities in proximity to residential areas.

The Gabriola Commons is a unigue and distinct property on Gabriola Island. Managed as a community
commons by a community-based, volunteer association, it is a place where sustainability, community and
agriculture meet. The Commons is intended to exist in perpetuity for the benefit of the community, a
community legacy serving community needs.

Agriculture Objectives

1. To preserve land with agricultural potential in large parcels; and

2. To protect and encourage agriculture conducted in conformity with recognized standards and
codes of practice.

3. To recognize the importance of locally grown food and to encourage involvement in community
agriculture, this plan supports a range of agriculturally-related and institutional uses on Lot 1,
Section 19, Gabriola Island, Nanaimo District, and Plan 27281 (locally known as the Gabriola

Commons).

Agriculture Policies

a) The retention of farmland within the ALR and the inclusion of other lands into the ALR which are
suitable for farm use subject to policy 2.0(g) is supported.

b) The approval of subdivisions of land in the ALR, where such subdivision would reduce the long
term viability of the parcel for farm use is not supported.

c) All lands in the ALR shall be designated Agriculture in this Plan and agricultural use and one
single-dwelling, residential unit per parcel shall be permitted. . __

d) The minimum and average parcel size in the Agriculture zone shall be 8 hectares (19.76 acres).

e) The keeping of livestock and large scale horticulture operations shall be permitted subject to

and the Health Act. The large scale commercial growing of mushrooms or the raising of fur-
bearing animals shall be discouraged in circumstances where there is a potential for conflict with
existing non-farm uses on an adjoining parcel.

f) Proposals to permit low impact recreational uses or ecological reserves may be considered on
land in the Agriculture designation.
Q) The removal of soil from or the deposition of soil on agricultural land shall be strongly

discouraged where it would reduce the agricultural viability of the farm parcel. Soil removal
and/or deposition is also subject to approval of an application to the Agricultural Land
Commission for a Soil Conservation Permit.

h) The Plan supports the use of land in ALR for small-scale, low-impact uses (i.e. certain tourism
uses), related to farming, subject to the approval of the Agricultural Land Commission.
i) Specific only to Lot 1, Section 19, Gabriola Island, Nanaimo District, Plan 27281 (the property

locally known as the Gabriola Commons) community agriculture and institutional uses are
supported for this property, and zoning that specifies agriculture and institutional uses as
principal permitted uses is supported by this Plan. The institutional uses permitted will include
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non-profit and not for profit enterprises that provide services of benefit to the residents of
Gabriola Island. Educational uses also fall under the definition of “institutional” and it is intended
that the Commons will be a place for learning about agriculture, food production, and
sustainability practices. All other objectives and policies of this Official Community Plan apply to

this property.

Agriculture Advocacy Policies

production methods that maintain soil quality and to ensure surface watercourse and ground
water recharge areas are not contaminated by agricultural operations.

creation or redesign of road rights of way are aligned in a manner which does not detract from
the viability of existing farm parcels.
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5.4 Aggregate Resources .

Provincial authority with respect to aggregate resources is divided between two agencies. The tenuring
of aggregate resources on Crown land is the responsibility of B.C. Lands, under the Land Act. The
technical management of aggregate exploration and development of all lands in the province is the

responsibility of the Ministry of Forests, Mines and Lands, under the Mines Act. e

The extraction of an aggregate source is not regulatable through local government (including Islands
Trust), land use regulations (i.e. OCP or zoning), however processing activities related to aggregate
resources are (i.e. crushing, sorting, mixing with asphalt mix, etc.).

Aggregate Resource Policies:

a) In keeping with the rural character of the Plan area and the intent of the Trust Object, no provision
shall be made for the processing of aggregate resources as a permitted use in any land use
designation.

b) In cases where the Provincial Government issues a license for the extraction of aggregate resources
in the Plan area, rezoning to permit aggregate processing shall not be permitted. However, due to
the importance of this resource as a building material, consideration may be given to authorizing the
use pursuant to the temporary use permit provisions of the Plan and subject to any other
considerations deemed important in protecting the current quality of life on Gabriola.

Aggregate Resources Advocacy Policies:

c) The Ministry of Forests, Mines and Lands shall be requested to prepare an inventory of aggregate ﬁ[ _

d) The Ministry of Forests, Mines and Lands,is requested to refer all applications for a permit under the L

- { Deleted: Investment and

Mines Act, affecting Gabriola Island, to the Trust Committee for comment prior to considering whether
to issue a licence.

Section 6 - Environmental, Marine and Heritage Resources

The natural environment of Gabriola is a major contributing factor to the quality of life and visual
attractiveness of the island to residents and visitors alike. The island’s land and marine environment also
represents an important economic resource; provides habitat for plants, animals and marine life; and is
the basis for many of the island’s recreational activities.

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.

6.1 Environmentally Sensitive Areas

Environmentally sensitive areas include marine foreshores, lakes, watercourses, wetlands and a variety
of woodland ecosystems. These areas are noted for their high biotic capability for flora and fauna and
are particularly vulnerable to indiscriminate forms of development.
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In 1975, a Natural Areas Inventory of the Gulf Islands Trust Area was prepared by D.R. Benn. This
inventory identified and evaluated areas of natural and environmental significance, land and/or water with
significant biological, physical or cultural features that are worthy of preservation or protection. In 1995,

ecosystem inventory. The objectives and policies which follow are directed at protecting environmentally
sensitive areas.

Environmentally Sensitive Area Objectives

1. To ensure the protection of environmentally sensitive areas on Gabriola;

2. To protect important habitat and water resources areas through vegetation retention and building
setbacks;

3. To encourage retention of the natural tree cover along the shoreline and to discourage tree
removal to minimal selective cutting;

4, To encourage owners of property which is environmentally sensitive to work co-operatively with

conservation-based groups in defining means of providing for the protection of important sites.

Environmentally Sensitive Area Policies

a) Development within environmentally sensitive areas may be regulated through the use of
development permits.

b) With respect to an area identified as being environmentally sensitive, the registration of a natural
state or environmental covenant and/or the use of a development permit shall be required as a
condition of rezoning so as to ensure the long term protection of environmental features.

c) Voluntary covenants or easements to protect natural features and donation or sale of sensitive
areas to a conservation agency shall be encouraged.
d) In order to protect area watercourses, rezoning adjacent to a watercourse shall be conditional

upon the establishment of a protective setback area. The Ministry of Environment - Federal
Fisheries report titled: Stream Stewardship - A Guide for Planners & Developers and Land
Development Guidelines for the Aquatic Habitat shall be uses as a guideline in determining how
land is to be developed adjacent a watercourse (including a lake and wetland).

e) To protect against hazardous conditions and to protect environmentally sensitive areas a setback
shall apply from the high water mark of the sea. In the case where a bluff or large land ridge is the
prominent upland feature adjacent the sea, a setback from the upper edge of the bluff or ridge
shall be applicable.

f) The sandstone and conglomerate banks along Gabriola Island’s shoreline shall be protected
against the accelerated effects of erosion resulting from human activity by requiring the setback of
buildings or structures and control of storm water runoff.

Q) Trees bearing the nests of great blue heron, bald eagle, osprey and other raptors shall not be cut
in accordance with provincial legislation. The zoning bylaw shall set standards and regulate the
provision of screening for preserving and protecting trees bearing such nests. Such condition
shall be applicable with respect to the rezoning of any site containing such a feature.

h) Fresh water features which have special biological significance to the local environment, such as
Hoggan Lake, shall be protected through zoning and shall be designated as a development permit
area.

i) So as to ensure the Island’s environmental resource sites are protected, owners (and potential

developers) of property located within an environmental sensitive area shall be encouraged to
work with recognized conservancy organizations early on in the development process to ensure
steps are taken to protect the environmentally sensitive site.

Environmentally Sensitive Area Advocacy Policies
)] Where environmentally sensitive areas are located on Crown land, Ministry of Environment,

reserve or natural state park or dedicated to the Islands Trust Fund for protection. Furthermore,
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Jbublic access should be limited to an appropriate level consistent with protecting the -

k) Once MOEs inventory of eagle trees and other raptor sites on Gabriola is completed, its |-
implications should be considered in relation to future development.

1) To protect the island’s watercourses, the Regional District of Nanaimo shall be requested to
require applicants for building permit to indicate the location of streams and watercourses on the
application.

m) MOE, shall be requested to assist the Islands Trust by confirming the location of streamsand =~ |
watercourses on Gabriola Island.

n). Where nest sites for great blue heron, bald eagle, osprey and other raptors are located on private

property, the property owners shall be encouraged to ensure that the site is protected, including
through the use of a voluntary conservation covenant.

6.2 Marine Resources

Backaround: Marine shorelands and foreshore are highly vulnerable to the effects of development.
Gabriola Passage, located off the southern tip of Gabriola, is one marine location in the planning area
which is deemed to be of exceptional importance and sensitivity. Consequently, it has been proposed for
designation as a federal or provincial protection area.

The Islands Trust Fund Inventory of Special Features and Areas, prepared in March 1995, identified other
marine resources in the waters off the Gabriola planning area, such as: seal haul-out areas; herring
spawning and rearing grounds; and, special shorelines, such as Malaspina Galleries.

The waters off Gabriola are also used for commercial and aquaculture purposes. Commercial activities in
the foreshore area include: log booming and storage areas primarily off the west central shore of Gabriola
Island; BC ferry terminal facility at Descanso Bay; and three commercial marinas and a yacht club out- {
in Degnen Bay. In addition, there are two recreational shellfish reserve areas: one located onthe
foreshore of Drumbeg Park; the other situated between the Maples and the Sandbar at the south end of

the island.

Jurisdiction in the marine waters of the Gabriola Island planning area is a shared responsibility.
Department of Fisheries and Oceans is responsible for all Canadian marine fish habitat and therefore has
approval authority over any works or undertakings in the marine or foreshore waters. Ministry of Natural

harvest permits for wild oysters and marine plants. The Islands Trust in turn has the ability to adopt N

community plan objectives and policies and zone the surface of the water affecting the marine foreshore
and water areas in the planning area from the high water mark on Gabriola Island to 300 metres out, with
the exception of adjacent to Mudge Island where the mid-point between the two islands is used as the
jurisdictional dividing line.

Marine Resource 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;

3. To protect the natural and scenic values of the coastline which provide the Island with its rural
marine character;

4. To provide opportunities for the commercial uses of the foreshore and coastal waters provided
that such uses do not detract from the marine waters’ environmental integrity;

5. To recognize the importance of the existing log storage areas in the foreshore of the planning area

as important to the forest industry, but to discourage a further expansion of major log storage or
booming areas;
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6. To promote the recreational and commercial use of the area’s aquaculture resources, provided
such use does not detract from the use or enjoyment of the shoreline by the public or upland
property owners.

7. To encourage the sharing of docks and wharves.

Marine Foreshore Policies

a) Except as specifically provided for, the surface of the water in the Gabriola Island planning area
shall be zoned Water General wherein the permitted uses shall include boat moorage and boat
launching facilities (where suitable), associated with single-dwelling, residential uses located on - {Deleted: family ]

the adjacent upland, public parks, ecological reserves, marine navigational aids and publicly
funded and operated boat launching facilities.

b) The zoning bylaw shall include provision for zones for each of the following foreshore use
categories: log storage; log dumping; aquaculture rearing and harvesting; commercial marina
operations; and, marine transportation.

c) A marine protection zone shall also be established in the zoning bylaw for the protection of
significant marine and foreshore areas. The Gabriola Pass Marine Protection Area and foreshore
waters in the vicinity of the Flat Top Islands shall be zoned marine protection.

d) Existing log storage and log dumping grounds shall be zoned for those purposes.
e) Existing aquaculture foreshore lease lots shall be zoned for aquaculture purposes.
f) Existing marina operations in the Silva Bay area shall be zoned for marina commercial purposes.
Q) The following foreshore sites shall be zoned marine transportation:
i) BC Ferry Corporations water lease lot and ferry slip in Descancso Bay; and
i) Green Wharf, situation in Percy Anchorage, at the end of Wharf Road. The former
provides ferry access to Nanaimo, the latter provides water connection to Mudge Island.
h) In foreshore locations where commercial and industrial uses are permitted adequate provision
shall be made for public access to the foreshore.
i) No building shall be permitted beyond the high water mark of the sea.
) So as to regulate form and character, development permit designations may be considered for
commercial and industrial sites adjacent to the natural boundary of the sea.
k) Natural coastal processes shall be left undisturbed to the maximum extent possible and there
shall be no deposition of material below the natural boundary of the sea unless a permit is issued
by Ministry of Natural Resource Operations,and DFO authorizing a breakwater or a seawallto be - {Demed; ELP ]
constructed.
)} Any future applications to establish a new marina or expand an existing marina shall be
conditional onjt being demonstrated that the use can be carried out while minimizing conflict with _ _ - - { Deleted: )
other recreational uses and no damage will occur to nearby areas of ecological significance.
m) Existing aquaculture operations are protected by the B.C. Farm Practices Protection (Right to

Farm) Act. Any rezoning proposal to establish additional aquaculture sites in the planning area
shall not be allowed in areas:

i) traditionally used for recreation, moorage of local vessels or landing seaplanes
i) which are environmentally sensitive to such development.
n) In a marine protection area, an application for rezoning to any use other than marine protection

shall be conditional on a qualitative biological survey, prepared by a professional qualified in the
field, being undertaken in order to determine the nature of the microhabitat which could be

affected.
0) Finfish farming is not supported in the marine waters of the Gabriola Island Planning Area.
p) Harvest refugia areas shall be encouraged in the Gabriola Island Planning Area.

Marine Foreshore Advocacy Policies

q) All public wharves are encouraged to install and maintain a public toilet.

r) The Federal and/or Provincial government shall be requested to designate environmentally
sensitive marine areas as marine protected areas.

s) The Ministry of Environment,shall be requested to add Marine Protected Areas to the Gabriola - - { Deleted: , Lands and Parks |
Islands Parks Inventory.

1) Marinas shall be requested to install and maintain a public toilet.
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u) The designation of Gabriola Pass as a federal or provincial marine protected area is strongly
encouraged.

6.3 Heritage and Archaeological Resources

Background: Coast Salish First Nations people lived on Gabriola prior to European settlement. Sites of
First Nations’ cultural activity have been documented by the B.C. Archaeology Branch and include shell
middens, burial caves, petroglyphs and other site types. Areas where archaeological features have been
found include the north end of Gabriola, the Southwest area of the Island (across the channel from
Mudge Island) and at the south end of the Island. The government-to-government relationship between
the Snuneymuxw and the Islands Trust provides guidance for the establishement of specific measures for
protecting Snuneymuxw heritage sites.

European settlement of Gabriola occurred in the mid-1800s. Some remaining heritage features from

earlier times include houses, churches, schools, the millstone and brick factory sites, and the Pioneer
cemetery.

Heritage Resources Objectives

1. To identify, preserve, protect and enhance local heritage;

2. To maintain a record of the heritage resources of Gabriola;

3. To recognize the importance of involving First Nations in heritage conservation.

4 To encourage and facilitate the identification, protection and conservation of archaeological sites

within the Plan Area.

Heritage Features Policies

a) The Snuneymuxw First Nation,and the Archaeology Branch, should be consulted prior to the J, - [ Deleted: Nanaimo

initiation of any future development which may impact on a known archaeological site on { Deleted: s

Gabriola, or an area exhibiting potential for the presence of unrecorded archaeological sites.

b) A community heritage register should be established to identify and inventory real property that is {Re'etedi PiaS““"t‘_g and
considered to be of heritage significance. ssessment Section,
c) The identification and preservation of heritage property shall be encouraged, through the use of

voluntary covenants, heritage revitalization agreements and other means intended to encourage
the owners of a heritage property to support its heritage designation and preservation.

d) Heritage roads shall be protected as part of the Islands Trust agreement with the Ministry of
Transportation and Jnfrastructure. [ [ Deleted: Highways
e) Petroglyphs and other fragile archaeological sites shall be protected from inappropriate human
use which may alter or destroy the significance of the site.
f) Development proponents are encouraged to consider archaeological resources during all phases
of project planning, design and implementation.
Q) The Local Trust Committee should consider the following in the Gabriola Island Land Use Bylaw:

i) The creation of subdivision regulations to protect registered or potential First Nation
archaeological and heritage sites;

i) Establishing regulations regarding use, density and the siting and location of buildings and
uses on land to protect registered or potential First Nation archaeological and heritage sites;

iii) Implementation of other options to protect registered or potential First Nation archaeological
and heritage sites, including but not limited to designation of heritage conservation areas,
dedication of parkland during subdivision, and designation of protected heritage sites;

iv) Establishment of bylaws and other mechanisms to protect registered or potential First Nation

archaeological and heritage sites in development application processes, including {D o iy
| _ -7 eleteq: olficial communi

. . s o= === = =7 - P T T T - -
such as heritage alteration permits, temporary commercial or industrial use permits, or AN [Deleted: p
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approval process.

Heritage Features Advocacy Policies

further identifying archaeological sites and ensure they are protected from disturbance under
Sections 12 and 14 of the Heritage Conservation Act.

)} The Regional District of Nanaimo, through its building inspection function shall be requested to
ensure archaeological sites identified on Gabriola are protected during construction activities,

k) The Regional District of Nanaimo and the Local Trust Committee are encouraged to develop
complementary mechanisms to support the education of the public and the protection of registered
and potential First Nations archaeological and heritage sites as part of their role in development
and parkland management, including in the review of building permit applications and management
of parkland, and in any other matters of common interest to the parties.

1) Public education and awareness, including the creation of brochures, web content and signage
shall be encouraged.

) The Coast Guard shall be requested to preserve the buildings on Entrance Island. |

Pursuant to Section 879 of the Local Government Act, a community plan may designate areas as

development permit area for the:

e protection of the natural environment;

e protection of development from hazardous conditions;

e revitalization of commercial areas in which commercial use is permitted; or

e establishment of objectives and the provision of guidelines for the form and character of commercial,
industrial and multi-family residential development

For a property in a development permit area, no construction, structural alteration, or addition to a
building or structure may take place prior to a development permit being obtained. In addition, a property
in a development permit area may not be subdivided nor the land altered prior to a development permit
being obtained.

As a condition of designating a development permit area in a community plan it is necessary to briefly
describe the feature or site to be designated, state the objective to be achieved through designation and
outline the guidelines to be complied with in the development permit area. This format is used below to
describe the development permit areas in the Gabriola Island Planning Area. These locations are also
shown in map form in Schedule C.

DP-1 The Tunnel

Development Permit Area 1 (Schedule C) is designated according to Section 919 (1) (a) of the Local
Government Act. The shrub and tree canopy along North Road is an important scenic, heritage and
environmental amenity that enhances the rural character of Gabriola Island. A 183 metre (600 foot) wide
tree canopy and shrub buffer shall be retained along North Road, measured 90.8 metres (300 feet) on
either side of the centre line of the existing right-of-way, except in the case of land in the ALR, in which
case the canopy buffer shall not be less than 30 metres.
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Objective

To maintain these natural values by minimizing the encroachment of subdivision roads, works and
services, buildings and structures.

Development Guidelines

1. Construction within the buffer area shall be limited to:
i) roads
i) trails
iii) public utility works (within a road right-of-way)

2. Where a utility corridor crosses the buffer area, the alignment shall be perpendicular to North
Road so as to minimize the removal or disturbance of natural vegetation.

3. Roads shall alter the natural vegetation as little as possible and the number of accesses to North
Road shall be limited to two on each side of North Road.

4. Water supply storage, utility buildings and wells shall be located outside of the tree canopy area.

5. Trees greater than 30.4 cm. (12") calliper, measured 5 feet from the ground, shall not be cut or
damaged.

6. 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, Lands and Parks or the Canadian Wildlife Service.

DP-2 Lock Bay Area

Development Permit Area 2 (Schedule C) is designated according to Section 919 (1) (a) of the Local
Government Act. Lock Bay has been identified as a unique beach of sand and gravel isolating a marsh
of about 40 acres (Special Areas and Features Inventory, 1995).

Objective
To protect these natural areas from the impact of land development.

Development Guidelines

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.

2. Garry oak meadows and similar indigenous species shall be identified and their habitats protected
from disturbance.

3. There shall be no alteration or disturbance causing a negative impact to the foreshore habitat.

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

5. An assessment of the environmental impact, including mitigation measures required shall be
required prior to any new developments or the expansion of an existing development.

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.

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

8. Areas subject to flooding shall be subject to a 30 metre setback from the natural boundary of the
sea, unless waived by the Ministry of Environment, Lands and Parks.

9. Where this Area includes trees that bear the nests of eagles, 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, Lands and Parks or the
Canadian Wildlife Service.
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DP-3 Hoggan Lake Area

Development Permit Area 3 (Schedule C) is designated according to Section 919 (1) (a) of the Local - [ Deleted: 879

Government Act. The Hoggan Lake area has been identified as having moderate to high wildlife,
freshwater and vegetation natural features and as an area with good bird populations.

A setback of 15 metres measured from the natural boundary of the lake shall be left in a natural condition

to be effective as cover, protection and food source. Riparian habitat is essential in maintaining the

quality of aquatic habitat for the following reasons:

e alarge supply of food material originates from outside the lake;

e mature trees adjacent to the lake provide a large organic debris that helps with bank stability, cover
and habitat for young fish;

e shade from adjacent vegetation regulates water temperature and hence dissolved oxygen saturation;

o filtering of sediment and pollution from run-off.

Objective
The objective of this area is to protect this natural feature from the impacts of land development.

Development Guidelines

1. Garry oak meadows and similar indigenous species shall be identified and their habitats
protected from disturbance.

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

3. Septic systems should not be constructed within 30m of the natural boundary of any water body
or watercourse in this Development Permit Area.

4. Natural watercourses shall be dedicated in the name of the Crown.

5. Vegetation and trees shall be retained and replanted in order to control erosion, protect banks or
protect fisheries.

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

7. Where this Area includes trees that bear the nests of eagles, 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, Lands and Parks or the
Canadian Wildlife Service.

DP-4 Flat Top Islands Area

Development Permit Area 4 (Schedule C) is designated according to Section 919 (1) (a) of the Local - [ Deleted: 879

Government Act. The Flat Top Islands and Breakwater Island have been identified as having high and
moderate-high marine, vegetation and wildlife natural features (Benn, 1975).

Objective
To protect areas known as having special natural features.

Development Guidelines

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.

2. Garry oak meadows and similar indigenous species shall be identified and their habitats protected
from disturbance.

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

4. Buildings shall be integrated with the surrounding landscape and sited to minimize removal of
vegetation.
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5. Other than within existing marine lease areas, applicants shall provide an assessment of
environmental impacts and mitigation measures prior to any expansions or new developments.

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.

7. Septic systems shall not be constructed within 30 metres of the natural boundary of any water
body or watercourse in this Development Permit Area.

8. Areas subject to flooding shall be subject to a 15 metres setback unless waived by the Ministry of
Environment, Lands and Parks.

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, Lands and Parks or the Canadian Wildlife Service.

DP-5 Gabriola Pass Area

Development Permit Area 5 (Schedule C) is designated according to Section 919 (1) (a) of the Local _ * _- [ Deleted: 879
Government Act. The intertidal area is boulder-tiered ledges, sandstone and shale formations and sand

and gravel banks. Tide pools exist along the Gabriola Island length. The sub-tidal area is largely devoid of

human impact and is exceptionally rich in an abundance of marine life (Marine Life Sanctuaries Society of

BC, 1996).

Objective

To provide a refuge for the naturally existing species; to provide opportunities for a wide-range of multi-
use non-consumptive recreational activities; and to provide an educational opportunity for people to learn
about the marine environment.

Development Guidelines

1. Other than within existing marine lease areas, applicants shall provide an assessment of
environmental impacts and mitigation measures prior to any alteration to marine uses.

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

l /{Deleted:?
~ from Hazardous Conditions
DP-6 Escarpment Areas

Location and Justification

Development Permit Area 6 (Schedule C) is designated according to Section 919 (1) (b) of the Local ‘ - [ Deleted: 879
Government Act. Escarpment areas are areas where a land slope of greater than 80 per cent exists.

The British Columbia Soil Survey (1990) identified numerous areas of escarpment on Gabriola Island

where the slope is greater than 80 per cent. These escarpment areas may hot be suitable for

development as they may be subject to erosion, land slip, rock falls or subsidence, or other hazards.

Objective

To protect development from natural hazards, including terrain instability, erosion, land slippage, rock
falls, subsidence, debris flows and flooding or changes to stormwater runoff due to development on or in
proximity to lands with excessive slope conditions.
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Development Guidelines

1. There shall be no construction of buildings, septic tanks, drainage and deposit fields, irrigation or
water systems unless a geotechnical engineer recommends that such construction may occur
without subjecting land in the escarpment area to increased slope instability.

2. There shall be no removal of trees or vegetation unless a geotechnical engineer recommends that
such removal may occur without subjecting land in the escarpment area to increased slope
instability.

3. In cases when the Nanaimo Regional District building inspector requires a report from a

geotechnical engineer, which outlines precautionary measures to be taken in avoiding a
hazardous situation, a development permit under this section shall not be required.

p { Deleted: 7
9.3 Development Permits to Establish Objectives and Guidelines for .-
the Form and Character of Commercial, Industrial and Multiple
Family Residential Development
DP-7 The Village Centre
Development Permit Area 7 (Schedule C) is designated according to Section 919 (1) (e) of the Local - [ Deleted: 879
Government Act. The character of Folklife Village should set the tone for development in the Village
Centre.
Development Guidelines
1. The character of each development shall be in keeping with the island environment and be
capable of blending in with the aesthetic qualities of the natural surroundings;
2. The development shall incorporate small scale building designs with such amenities as public
walkways and outdoor open spaces for use by the public;
3. Natural vegetation and trees shall be retained or planted and maintained for screening of parking
and storage areas and to enhance the atmosphere of public open spaces. Safety and visibility
shall be considered in landscape design;
4, Lighting should be kept to the minimum necessary for pedestrian safety and visibility, in order to
maintain a low level of light in the night-time atmosphere;
5. Signs made from natural materials or incorporating materials produced by local artisans and crafts
people are encouraged;
6. Pedestrian requirements (i.e. walkways), shall be incorporated into the development.
7. Off-street parking shall be designed to be as unobtrusive as possible and where possible, located
to the rear of the parcel away from public open spaces and eating areas;
8 Landscaping shall facilitate water retention;
9. Exterior surfaces of local and/or natural materials such as wood, stone or brick shall be
encouraged,;
10. Facilities for recycling shall be provided in garbage collection areas.
For the following types of development a Development Permit shall not be required:
i) Buildi_ng painting, structural alterations and repairs of a minor nature that do not require a building [Deleted: Special Needs and
permit; /| Seniors Multi-family
i) Building repairs and maintenance where the materials to be used are of the same type and form 1 { Deleted- Housin
as the existing materials; /o - 9
iii) The installation of carved wood signs on parcels where there are existing buildings, provided the ; { Deleted: 879
signs do not exceed the maximum sizes permitted in local bylaws. { Deleted: (1)
. . . . ’//'/ /’/// {Deleted: e
DP-8 Multi Dwelling Affordable Housing Development Permit Areas | S
4,/ | Deleted: Includes the only
Development Permit Area 8 (Schedule C) is designated according to Section 919.1, (1) (f) of the Local =~ »" " | currently existing site
Government Act. v L designated for Senior's

housing in the planning area.

— O U G A
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Objective

To ensure that the scale and character of any new development and alteration of the existing
development is undertaken in a manner which is in keeping with the rural character of the Island|

Development Guidelines

1. The character of the development shall be in keeping with the island environment and be capable
of blending in with the aesthetic qualities of the natural surroundings;

2. Natural vegetation and trees shall be retained or native vegetation planted and maintained for
screening of parking and storage areas. Safety and visibility shall be considered in landscape
design;

3. Landscaping shall facilitate water retention;

4, Facilities for recycling shall be provided in garbage collection areas;

5. Lighting is to be kept to a minimum necessary for pedestrian safety and visibility. Lighting in off-
street parking areas shall be adequate for security purposes;

6. Signs made from natural materials or incorporating materials produced by local artisans and craft
people are encouraged;

7. Off-street parking shall be designed to be as unobtrusive as possible and, where possible, located
to the rear of the parcel;,

8. Exterior surfaces of building and structures shall reflect a locally crafted character and be =~~~
comprised of natural local materials such as wood or stoney

9. Common area amenities shall be provided prior to alteration and/or occupancy. B

10. A vegetation screen shall be provided within the required setback area which provides an

adequate visual screen of the intended use from an adjoining residential parcel.

11.  Bicycle storage areas and structures, bicycle and pedestrian paths and areas for community
garden space shall be provided as a means for decreasing greenhouse gas emissions.

12.  Where possible, water conservation measures and energy efficient building siting and design shall

be provided.| |

For the following types of development, a Development Permit shall not be required:

i) Building painting, structural alterations and repairs of a minor nature that do not require a building
permit;

ii) Building repairs or maintenance where the materials to be used are of the same type and form as
the existing materials;

iii) The installation of carved wood signs on parcels where there are existing buildings, provided the

signs do not exceed the maximum sizes permitted in local bylaws.

DP-9 Light Industrial Use Development Permit Area

Government Act and includes the only currently existing site designated Industrial in the planning area.
Objective
To ensure that the scale and character of the new and existing development is undertaken in a manner

which is in keeping with the rural character of the Island.

Development Guidelines

1. The character of the development shall be in keeping with the island environment and, with the
exception of points of access to the property, adequate natural vegetation screening shall be
maintained along the perimeter of the property; and

2. No buildings shall be located closer than 30 metres from a watercourse or the high water mark of

the sea.
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3. A site plan shall be provided to illustrate where on the site off-street parking and equipment
storage is to be accommodated and in no case shall any equipment, materials or vehicles used in
association with the industrial use be located on an adjoining parcel or a public road right of way.

/{Deleted:

/{Deleted:

The are three main forms of transportation services of importance in the Gabriola Island planning area:
land transportation, water transportation and air transportation. Each is discussed separately below:

/{Deleted:

: Highways

subdivision approval function it has authority over the standard at which roads in new subdivision are

:H

constructed.

Jn 1992, in light of the unique character of the Gulf Islands, the Islands Trust and the then Ministry of - [ Deleted:

At the same time

standards and road classifications which are appropriate for the Islands Trust area. The MOTH-Islands

777777777777777777777777777777777777777777 T { Deleted:

has

Trust agreement also includes provision for the designation of scenic/heritage roads and bicycle routes in [ Deleted

: with MOTH

L

the Trust Area. A bicycle route plan allows for the adjustment of shoulder width standards when roads are
upgraded by MOTI.

Land Transportation Objectives

1. To establish a classification system for roads which is in keeping with the rural character of
Gabiriola;

2. To designate scenic/heritage roads which reflect the unique visual and historical qualities of
Gabiriola;

3. To support alternative transportation initiatives, including, but not limited to, public transit, car
stops, neighbourhood zero emission vehicles, car shares, bicycle routes and walking trails that link
population to services, reduce dependency on private automobile use and reduce greenhouse gas

emissions/ __ -~ comment: This is a new

4. To provide a network of bicycle routes and ensure island roads are able to accommodate cycling objective

safely;

5. To encourage the provision of a network of public pathways island-wide and safe pedestrian
access along the Island’s main roadways;

6. To support the initiation of a practical and efficient public transportation system;

7. To oppose any fixed link or bridge to Vancouver Island or ferry connection to the BC Lower
Mainland;

8. To require that adequate off-street parking_and encourage that bicycle racks be provided,
particularly in the vicinity of the BC Ferry terminal at Descanso Bay and in the Village Centre
commercial area; and

9. To require island roads to be maintained in good repair, but to ensure they are constructed in a
manner which respects the natural contours of the landscape and allow for the retention of the
natural vegetation cover within the public road right of way.

Land Transportation Policies
a) The major road pattern shall be as shown in Figure 4.
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b) Scenic/heritage roads on Gabriola, defined as unique and valued roadways due to the tree cover

and vistas, were agreed to by MOT| and the Islands Trust,as shown in Figure 4 and include the | _ - {Deleted: as ]
following: SO .
i) Wharf Road,; h { Deleted: H ]
ii) Berry Point Road, east from Norwich Road to the end at Leboeuf Bay past Clarendon; {De'eteo': are J
i) £Lasthom Road, from the ferry parking lot to Harrison Way;, -~ { Deletea: ii) ]
iv) Cogfs Drive from South Road to the end at 707 Parkgand - { Deleted: s ]
V) GrayRoad. I .
Jn addition, Martin Road, Coast Road and the North Road tunnel area should be requested for |~ {De'etw: Road ]
inclusion as a scenic/heritage road. N \\‘[Deleted: [ ]

€) ____Roads designated as being of scenic or heritage value shall not be widened except where N { Deleted: v) Martin Road"| ]
required as a safety measure. R

d) So as to maintain the Island’s rural character and reduce the amount of cut and filling required {De'eted: Figure f%
related to road construction, Island roads should (to the extent practical) conform to the natural 4 Transportation Ma( ... 18]
contours of the land.

€)  Where possible, the natural vegetation along side the travelled portion of a public road shallbe | - - {Deleted: d ]
retained.

f)  New roads, and modifications to existing roads, should not fragment agricultural landor ~ - { peleted: e ]
environmentally sensitive areas, such as wetlands., - { b }

. . . . eleted: | ]

Q) Provisions shall be made for bicycle and pedestrian paths in new developments,

) Roads designated as being part of the bicycle route plan developed in accordance with the =~ “| {peteted: Roads (e
agreement with MOTH and the Islands Trust attached to this bylaw as Figure 5 shall include A 1\ { Deleted: g) ]

surface to delineate a separation between the vehicle and bicycle shoulder lane portions of the .

road surface. Bicycle shoulder lanes should be provided on both sides of the roads designated as \\\\@\ {De'emd-

o~
Deleted:
\\\{

d

In conjunctio 1201

bicycle routes.

developed by the Gabriola Cycle Paths, was used as a resource for the bicycle related policies 1 \{ Inserted: d

and bicycle path mapping in this Plan. N {Deleted: of not less th 121

i) All on-road bicycle shoulder lanes shall be a minimum of 1.2 metres (4 feet) in width and be a minimum
of 0.6 metres (1.97 feet) in width in the following situations only:
- Changes to natural geographic features, such as escarpments, would be required in order to
implement the 1.2 metre (4 foot) paved bicycle shoulder lane.
- Mature trees would need to be removed in order to implement the 1.2 metre (4 foot) paved
bicycle shoulder lane.

) Commercial, multi-dwelling, developments and public facilities should provide structures for the

convenient and secure parking and locking of bicycles.

k) The creation of an off-road bicycle and pedestrian trail along Gabriola’s busiest traffic corridor from the
ferry hill to Tin Can Alley should be considered when land use decisions, rezonings, subdivisions,
road resurfacing or other development occurs along this route.

)] Identification signs should be provided along scenic/heritage roads and bicycle routes in the

Planning Ayea. _| - { eleted: p )
Jn) ___Shared private driveways shall be encouraged and subdivision layouts should be encouragedto | -~ { Deleted: a ]
allow for the consolidation of points of access to individual parcels from a public road. NN :
n)____The development of a bridge or other form of fixed transportation link of any kind connecting | - \{ Deleted: | J
Gabriola to Vancouver Island or any other island or the B.C. Lower Mainland is not supported N {Deleted: shall j
and is contrary to the provisions of thisplan. N { Deleted: k ]
Q) ___Asuitable location for off-street parking for persons travelling by boat to Mudge Islandand ___ I
leaving their vehicle on Gabriola Island needs to be identified which does not cause unnecessary . {De'eted5 P ]
parked vehicle congestion in the El Verano Drive and Green Wharf areas. In order to resolve this ) { Deleted: | ]
situation, it is recommended that a committee comprised of representatives from Mudge Island,
the El Verano residential area, the Trust Committee and MOT| be established. | Deleted: H ]
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|
]
J
|
]
]
]
J
)
J

BC Transit and the Regional District of Nanaimo are encouraged to consider providing a limited =~ - { Deleted: m
Jnini-bus transit service, including for handicapped persons. SO~ ; —
) The potential public transit bus route for Gabriola Island (Schedule D) should be referred to when . . { Defeted: In conjuncton wit
considering land use and planning decisions, j\\\\{ Deleted: , the feasibility of
\\\\ {Deleted: public
Land Transportation and Fire Protection Advocacy Policies \\{Dﬂeted: u
J) ____The Ministry of Transportation and Jnfrastructure (MOT)) shall be requestedto: =~~~ ) Deleted: on Gabriola should
i) consult with the Trust Committee on setting priorities for annual road work programs; j‘\ be explored, including
ii) establish speed limits that are consistent with the island’s rural road systems; A undertaking a needs
iii) enforce its sign regulations so as to ensure a minimal number of commercial signs are 4 gtsjde;fgl‘;gmgdoﬁgisggya
placed along the island’s road rights-of-way, in keeping with Gabriola’s rural atmosphere; | privately or publicly operated
and, \‘\\\\ mini-bus transit service,
iv) work with the Trust Committee to provide parking and no-parking and bicycle route "\ | including for handicapped
signage, where appropriate. \\ persons
o) ____The Trust Committee recommends that MOT|, consider designating additional sections of roads \\[ Deleted: n
on Gabriola as scenic/heritage roads. . \‘{ Deleted: Highways
D MOT], Gabriola Transportation Advisory Committee and the Fire Protection Improvement District, .
R [T N « | Deleted: H
should work together to identify: N \[
i) roads requiring upgrading for fire protection purposes; \\j\\ {Deleted: o
ii) locations where the existing road network should be extended or improved road W [Deleted: H
interconnection provided within existing residential subdivisions (or at the time of new NS
subdivision) so as to increase the ability to provide fire protection services in the PJanning \\\{ Deleted: p
Area. j\ f Deleted: H
W Onlocal roads serving less than 6 parcels the MOT|, Approving Officer is encouraged to consider { Deleted: Gabriola Volunteer
relaxing the width of the public road right of way and the width of the travelled surface of the road. ', '\
V) Programs to educate cyclists, motorists and pedestrians on road safety issues shall be " \{De'eted: Department
supported. \ | peteted: p
w) Property owners are encouraged to work with the community to realize safe and sustainable ' [De'eted: a
bicycle and pedestrian routes) W
’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’’ T\\ . { Deleted: q
NN {Deleted: H
\ 1 Comment: Feb 18: add a
. | proper figure or schedule for
\\ the bus route.
IComment: March 7: Done.
See below.
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Figure 4

33LLNNOD 1SNYL VI01

QNVISI VI0IEVD ANVIS] V10ldavy ¥ . v .

) D “
000} seiow
00005:} :0/eas

Transportation Map

NVId ALINNWWOD TVIOI440 ANVTISI VI0IHavD

SPEOY 2u0ag B ebeiLoH ‘Speoy JeIny JOul Pue Uiy ~ sAemySIH pus uojepodsuRLL O AISIUIN »
. J3HN0sS

speoy 9juasg @ abejlol e

SPEoY [y JoulN
SPROY [BINY U[B ==~
(e EDEY]

Baquinig

¥ ainbi4
Uejd uoiepodsuel

sayoeag
upml

Page 53

76

Working Document dated March 7, 2011

Gabriola Official Community Plan_Bylaw



Figure 5 Bicycle RoutelPlan|
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Schedule D

Schedule D is currently a placeholder for the Regional District of Nanaimo’s public transit route for

Gabriola Island. It is scheduled to be available in2012) - /{

Comment: March 7: Re-
inserted as per direction at Jan
18, 2011 special LTC meeting.

7.2 Water Transportation

Background: The Gabriola Island Planning Area offers numerous anchorages and sheltered bays for
private boating access and use. Taylor Bay, Pilot Bay, Percy Anchorage, Silva Bay and Degnen Bay all
provide sheltered anchorages, wharfages and water access, dependent on weather. Water access is
also available via the Federal government wharf at Degnen Bay.

Water Transport Objectives

1. To ensure the provision of a ferry service to Vancouver Island that meets the needs of the local
community;

2. To protect sheltered bays as suitable locations for temporary anchorage;

3. To provide for water transportation facilities which satisfy local requirements.

Water Transport Policies

a) Passenger commuter-type service (e.g. water taxi) shall be permitted based on appropriate
upland and water zoning and provided the operator provides adequate parking and pedestrian
facilities and minimizes noise disturbance. Depending on location and the nature of the use a
development permit may be required.

b) A dock or wharf that provides a water connection from Gabriola Island to Mudge Island shall be
supported, outside of environmentally sensitive areas and subject to satisfactorily resolving the
parking situation referred to in Policy 8.1.1.

© A major ferry terminal on Gabriola to provide service to Vancouver Island and/or a Lower |- {Commem: March 7: these J
Mainland destination shall be strongly opposed as it is inconsistent with the objectives and \1\\ _ | have now been renumbered
policies of this plan. L \‘[Comment: Renumber these J
d)  Provision for public trailer boat launch ramps and canoe/kayak hand launch beach sitesand | | below.
dlnghy docks is supported, subject to gdeqyate parking. . . . . S Deleted: ¢) The
& ____Maintenance of the present ferry terminal sites on the Gabriola and the Nanaimo sides is strongly _ ]\ ", | establishment of the public
supported. | \\\ || wharf at Descanso Bayhfo|: X
W \\ emergency purposes shall be
Water Transport Advocacy Policies \\\\{Suﬁporié: ]
§ ___The BC Ferry Corporation shall be requested to ensure that changes to the ferry service involves | =
consultation with the local community. N ' [Deteted: e )
@ ____The following issues shall be discussed with the BC Ferry Corporation: . __ j| N { Deleted: f J
!_) the sche_dglmg of a Igte evening we_ekend ferry; _ N {Deleted: 9 ]
ii) the provision of parking at the Gabriola ferry terminal; N
iii) safe pedestrian routes to the Gabriola ferry terminal; {De'ete": h ]
iv) the scheduling of the ferry with the Nanaimo public transit service;
V) the establishment of incentives for foot-passengers.
h)  The BC Ferry Corporation shall be requestedto: _| -~ {peteted: ]
i) consult with the Trust Committee and public, prior to giving consideration to any major
alteration to the ferry service to Gabriola.
i) continue to provide an adequate level of service for the needs of residents.
iii) ensure all vessels and associated upland facilities meet the standards of the Ministries of
Health and Environment, Lands and Parks.
Do The Federal Department of Fisheries and Oceans shall be requested to continue maintenance | - - { peleted: j ]

and improvements to the wharf and parking area at Degnen Bay and to provide for a public toilet.
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Background: Air travel to Gabriola is limited to float plane service. However, for emergency purposes a
heliport station is located at Fire Hall No. 1, at 760 North Road, near the Village Centre.

Air Transportation Objectives

1. To limit air transportation service on Gabriola to emergency helicopter service and float planes;
2. To minimize the noise disturbance of air transport to local residents.

Air Transportation Policies
a) Terminals and Land-based airports, other than the emergency helicopter landing area, shall not be

permitted.

Air Transportation Advocacy Policy

b) Commercial float plane operators shall be requested to limit hours of operation to conform to the
RDN’s Noise Bylaw.
c) The Federal Ministry of Transportation and the Department of National Defense shall be

requested to ensure flight paths and practice areas for military and civilian air traffic are directed

away from Gabriola Island. {
Deleted: 8

Backaround: Groundwater is drawn from fresh water aquifers which underlay the island. The aquifers
vary in water quality and quantity. A number of factors, including geologic conditions, soils, vegetation

cover, sewage disposal methods, agricultural runoff and proximity to the sea can influence the quality and - {Deleted:

quantity of the island’s water supply.

Water Supply Objectives

1. To manage the island’s groundwater resources on a sustainable basis;

2. To protect the groundwater resource from contamination;

3 To promote water resource conservation strategies and to reduce water demand as much as
possible;

4, To undertake a program to monitor the quality and quantity of the groundwater aquifers on
Gabriola;

5. To discourage non-essential large scale use of domestic water (such as lawn sprinkling and
swimming pool filling) during periods of low water supply.

Water Supply Policies

a) Methods of water conservation such as low water use fixtures, retention of rainwater and runoff in
cisterns and ponds and other means shall be encouraged.

b) The use of chemical fertilizers, pesticides, and herbicides shall be discouraged in order to protect
water sources.

c) No piping of water from a source outside the Plan area shall be permitted.

d) In considering the approval of a community water system, consideration shall be given to the
results of a water management review, prepared by a Professional Engineer which examines:
i) the potential impact on existing water users in the immediate area;
i) the recharge capability of the water source relative to anticipated maximum water

demand of the proposed system;

iii) ownership and management of the system; and,
iv) remedies available in the event of a water system failure.
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e) Abandoned wells should be properly capped so as to avoid contamination of the aquifer.
f) Industrial or recreational uses which are consumptive of large quantities of water shall be
discouraged.

Water Supply Advocacy Policies

Q) The Ministry of Health and the Ministry of the Environment, Lands and Parks shall be requested
to:
i) assess the quality and quantity of groundwater on Gabriola;
i) identify, map and monitor the quality of water catchment areas and watersheds on
Gabiriola;
iii) ensure that drilled wells with high salt content be capped or grouted to protect against the
intrusion of salt into the fresh water table.
h) Ministry of Environment, Lands and Parks shall be requested to implement groundwater licensing
regulations.
i) The Regional District of Nanaimo shall be requested to study the feasibility of creating water

storage reservoirs on Crown land for improving the overall retention of rainwater. {
‘| Deleted: 8

Background: Liquid waste management (or sewage disposal) on Gabriola is provided for by means of in
ground septic and field disposal systems, approved through a permit system by the Ministry of Health or
the Ministry of Environment. The Ministry of Health and the Ministry of Environment require a minimum
parcel size of 1 hectare for septic approval dependent upon overall parcel slope and soil depth.

Since groundwater from wells is the principle source of drinking water the safe disposal of all effluent is
essential. Equally important is the need to prevent sewage seepage into the Island’s marine or surface
waters.

Liquid Waste Management Objectives

1. To ensure that the disposal of sewage does not lead to health hazards through pollution of the
groundwater or the marine waters within the Gabriola Island Planning Area.

Liquid Waste Management Policies

a) In areas where it is anticipated that septic disposal systems may not function properly,
development shall be prohibited unless the Ministry of Health is prepared to approve an 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 proper working [ - {Daeted;

order.

Liquid Waste Management Advocacy Policies

c) The Ministry of Health and Ministry of the Environment, Lands and Parks shall be encouraged to
consider alternative methods of sewage disposal and the beneficial reuse of treated domestic
waste water.

d) The pumping and haulage of sewage, as approved by the Ministry of Health, shall be
encouraged.
e) All existing septic disposal systems in the planning area should be maintained in proper working

order so as to prevent pollution of the fresh, marine and ground_waters.
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‘ 7.6 Solid Waste Management

vy _ _ ¥ i s

s

ackground: The Regional District of Nanaimo provides garbage, blue box recycling and green bin - {Deleted: and
organic waste collection services on Gabriola. The Gabriola Island Recycling Organization (GIRO)
operates a recycling depot and a re-use centre.

Solid Waste Management Objectives

1. To ensure that there is no degradation of air, water, or soil quality on Gabriola as a result of waste
recycling and disposal,

2. To promote co-operation among citizens and all levels of government to improve the ecology on
Gabriola and the wise use of the earth’s finite resources;

3. To encourage recycling.

Solid Waste Management Policies

a) The recycling of all solid wastes in the Local Trust Area, including waste generated by the
commercial sector shall be supported.

b) Locally-operated recycling services shall be preferred to off-island recycling services.

c) Sites for storage or dumping of solid waste shall be managed in compliance with the Regional

District of Nanaimo Waste Management Plan through consultation with the Ministry of
Environment.

| d) The burning of waste from lot clearing shall be discouraged and the burning waste shall comply - {Deleted:

with the standards of the Ministry of Environment, Lands and Parks.

Solid Waste Management Advocacy Policies

e) The Regional District of Nanaimo shall be requested to fund Gabriola Recycling Organization
(GIRO) operations on Gabriola.
f) If hazardous wastes cannot be handled by the GIRO depot, the Regional District of Nanaimo or

the Ministry of Environment, Lands and Parks shall be requested to inform the public of safe
disposal sites.

Q) All applications for commercial or industrial development shall include plans for the recycling and
appropriate disposal of solid waste.

| Section 8 — Climate Change Adaptation and Greenhouse - {pefeted:s

-_—__ __ . - = - - . - - - - - - T _ - T _ T _T=__

Gas Emission Reduction

Background: Climate change refers to the increasing concentration of heat-trapping greenhouse
gases (GHGs) in the atmosphere as the result of human activities— primarily the burning of fossil
fuels and large-scale deforestation. A 2007 report from the Intergovernmental Panel on Climate
Change reveals that between 1970 and 2004, GHG emissions have increased by 70%. This
dramatic rise in atmospheric GHG concentrations has in turn triggered an increase in the average
temperatures of near-surface air and ocean water, with temperatures projected to rise 1.1° to 6.4° C
over the next century. Although seemingly slight, these temperature changes will have dramatic and
negative impact on ecological systems around the globe.

In response to climate change issues, the provincial government gave Royal Assent to Bill 27 [Local
Government (Green Communities) Statutes Amendment Act, 2008] on May 29, 2008. Bill 27 amends
the Local Government Act and other Provincial regulations to provide new tools for local

governments. Most significantly, Bill 27 requires that all local governments include GHG emission - {Deleted:
reduction_targets—and policies and actions to achieve those targets— in their Official Community
Plans.
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The following targets, objectives, policies and actions are the first step to ensuring that the reduction
of GHG emissions specifically, and the impact of climate change in general, become part of the
planning process for the Gabriola Planning Area.

Climate Change Adaptation and Greenhouse Gas Emission Reduction Objectives

1. To establish climate change as a fundamental factor in land use decision-making, while adhering
to the Islands Trust Policy Statement.

2. To support efforts and policies that help the community adapt to climate change impacts.
3. To work with others to support actions that limit emissions.

4. To reduce greenhouse gas emissions by 33% by 2020 and 85% by 2050 from 2007 levels.
Within the local trust area this reduction will be achieved by actions resulting from individual and
community initiatives, the actions of other levels of government, technological changes, and
changes to land use policies and regulations.

Note: 2008 data is provided in the Island Futures Society Report titted GHG Emissions Gabriola
Island.

Climate Change Adaptation and Greenhouse Gas Emission Reduction Policies

a) The Local Trust Committee should continue to work with the Trust Fund Board and other
conservation organizations to promote land conservation as a cost effective and important
climate change mitigation strategy.

b) The Local Trust Committee should consider the development of new criteria for assessing official
community plan or land use bylaw amendment applications from the perspective of climate
change adaptation and greenhouse gas emission reduction.

¢) The Local Trust Committee should consider new development permit area guidelines that
promote low impact land uses, alternative transportation, energy conservation, water
conservation, and the reduction of greenhouse gas emissions.

d) The Local Trust Committee should encourage small scale local food production as a significant
step to reducing food transportation costs and reducing greenhouse gas emissions created by
food transport.

e) The Local Trust Committee should identify significant unfragmented forest ecosystems within the
planning area and ensure that these areas are noted on mapping both for their environmental
values as well as carbon sequestration areas.

f) The Local Trust Committee should consider amendments to Village Commercial zoning and the
Village Development Permit Area guidelines to increase walkability.

g) The Local Trust Committee should consider amendments to commercial parking regulations to
encourage public transit, smaller vehicles, non-polluting vehicles, and permeable parking
surfaces.

h) The Local Trust Committee should consider amending the Land Use Bylaw to measure the
footprint of buildings and structures from the interior walls instead of the outer perimeter of the
foundation of the building, so increased insulation is encouraged.

i) The Local Trust Committee should consider amending the Land Use Bylaw to consider setbacks
from the ocean in relation to sea level rise.

j) The Local Trust Committee should develop improved methods of determining and assessing the
energy efficiency and climate change impacts of proposed development when it is processing
land use applications. Application checklists should be revised to include climate change and
greenhouse gas emission reduction and adaptation criteria, such as energy efficiency, renewable
energy, and carbon sequestration impacts.
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Note: These policies are not intended to discourage the clearing of land within the Agricultural Land
Reserve for agricultural purposes.

Climate Change Adaptation and Greenhouse Gas Emission Reduction Advocacy Policies

A number of climate change adaptation and greenhouse gas emission reduction actions are
identified that can only be achieved through cooperation and initiatives resulting from individuals and
the community, the actions of other levels of government, technological changes, and changes to
land use policies and regulations.

k) The following activities are encouraged as possible actions that can be taken to reduce
greenhouse gas emissions:

i)

i)
iv)

v)

Vi)

vii)

Islands Trust Natural Area Protection Tax Exemption Program should be widely advertised,
including the Islands Trust website, to ensure all residents are aware of the benefits (both
financial and from an environmental perspective) of protecting natural areas.

Provincial agencies, when considering changes to infrastructure on the Islands, are strongly
encouraged to take a “small ecological footprint” approach to any proposals for park, road,
ferry, dock, or infrastructure development. The investigation of opportunities to share
resources or develop common facilities is strongly encouraged.

The Province is strongly encouraged to support water conservation, rainwater catchment,
and alternative forms of septic treatment, as stated in the Water Supply section of this Plan.

The use of electric vehicles is strongly encouraged on Gabriola Island. Provincial agencies
are encouraged to consider amendments to traffic regulations that facilitate the use of electric
vehicles.

The Province is encouraged to implement sustainable, ecologically safe forestry practices as
requirements on public and private lands.

BC Ferries is encouraged to retain signage in the ferry line up indicating that Gabriola Island
is an idle-free zone.

The Local Trust Committee encourages the Islands Trust to add a “carbon neutral calculator”
to the Islands Trust website to assist residents in calculating their personal and household
greenhouse gas emissions. ldeally, residents should be provided with a printout that
compiles a list of suggested personal actions that could be taken to reduce emissions,
tailored to the individual conditions entered into the calculator.

viii) The Local Trust Committee encourages the development of public transit, cycling and

ix)

Xi)

xii)

walking trails to permit non-automobile based forms of travel, as stated in the Transportation
section of this Plan.

Residents are encouraged to work beyond the requirements of Provincial and National
Building Codes and find new ways to incorporate high energy efficiency into building design
and construction. In addition, residents are encouraged to seek out new ways of reducing
their own greenhouse gas emissions through alternative transportation methods, reduced
use of fossil-fuel burning engines or generators, and increased use of alternative energy
sources.

Residents are encouraged to avoid backyard burning, and the Regional District of Nanaimo is
encouraged to support recycling of organic debris to reduce fire hazard.

Residents and businesses are encouraged to minimize soil disturbance, since Gulf Island
soils are especially high in carbon and their disturbance is a significant contributor to
greenhouse gas emissions.

Community groups are encouraged to develop and manage a website to encourage ride
sharing both on the Island and for traveling to and from the Island.
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xiii) When landscaping or replanting, community groups, individuals, businesses and government
agencies should consult experts regarding native tree species that most effectively sequester
carbon or that should be planted to adapt to future conditions from climate change.

xiv) The production of renewable energy for local consumption on Gabriola Island is encouraged,
and residents with successful and appropriate alternative energy production methods are
encouraged to share their methods with other residents.
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The following definitions are applicable in interpreting the provisions of this community plan:

"accessory"

"Accessory cottage”

“Advocacy Policy”

“Affordable Housing

inelation to a use, building or structure means ancillary, secondary and exclusively devot

building or structure, expressly permitted by this Bylaw on the same lot or, where the acce
common property in a bare land strata plan, on a strata lot in the same strata plan;

means a residential dwelling unit not exceeding 65 sg. metres (700 sq. ft.) accessory to th
dwelling uni

means a policy in this Plan directed at another level of government, agency or person(s) ¢
which is outside of the direct jurisdiction of the Local Trust Committee to affect itself throu

means housing cost that does not exceed 30% of a household’s gross income appl

"agriculture”

“average parcel size”

"bed and breakfast
accommodation”

low to moderate income, those with incomes at 60% or below the median househol
Island (using Census Canada information)]

means growing, rearing, producing or harvesting agricultural crops or livestock and includ
parcel the primary agricultural products harvested, reared or produced on that parcel and
machinery, implements and agricultural supplies;\

means the average area of parcels proposed to be created through a plan of subdivision «
subdivisi[)n and is calculated by dividing the sum of the areas of the proposed parcels by 1
parcels;

means the accessory use of a residential dwelling unit for the overnight accommodation o
guests in which breakfast is the only meal served;L
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Comment: Only focus on
definitions that are related to
other work above, and that are
a problem with existing LUB
reg’s.

1 Comment: Generally,

definitions are a good way to
address the meaning of words
so that everywhere that word
appears in the bylaw has the
exact same meaning, specific
to the context of community

planning.
... [23]

Deleted: means ancillary,
subordinate and exclusively
devoted to a principal use;

building or structure on(" " "124]

Comment: These changes
would have the OCP and the
LUB definitions as exactly the
same.

Comment: Recommend
removing this definition. The
policies in the OCP enable

accessory cottages, an___[25]

Comment: Feb 18: This item
is moved from being a second
bullet under 2.4

Comment: Staff recommends
that this definition be removed.
The LUB can regulate
agriculture use.

Comment: This definition
appears in the regulations
within the and are not needed

here. The OCP descril{” [26]

Comment: This is a definition
useful in the LUB, but not
necessary here. There is only

one reference in the O(" T27]




"building"

"commerce"

“commercial vacation rental”

"community sewer"

"community water system"

"contiguous"

"dwelling unit"

means any structure with a gross floor area exceeding 8 square metres (100 sq. ft.) used
supporting or sheltering any use or occupancy;

means the selling, servicing and repair of goods, the provision of services and commercia

means the use of a residential dwelling unit to provide overnight accommodation to transi
excludes bed and breakfast;

means a system of laterals, collectors, mains, trunks, and appurtenant works, including tre
facilities approved by the Ministry of Environment and/or the Ministry of Health of the Prov
provides a connection for each site or parcel of land within the boundaries of the system;|

means a system of waterworks which serves five connections or more and which is owne:
maintained by an improvement district under the Water Act or the Local Government Act,
which is regulated under the Public Utilities Act or Health Act;L

means lots that are adjacent to one another and includes lots that are separated by: a dec
dedicated public park; statutory right-of-way; or common property of a strata developmenll

means a self-contained set of habitable rooms, with one set of cooking facilities, capable
round with living facilities for one or more persons including provision for living, sleeping, ¢

and preparation] _
“family? means;

(a) two or more persons related by blood, marriage, adoption or foster parenthood sharin

(b) not more than five unrelated persons sharing one dwelling unit;{ 7777777777777777777777777
"finfish farm" means the growing, rearing but not processing of fish;

"forestry uses"

means all activities related to the development and care of forests, including seedling and
specifically excludes the processing of wood or wood products;L
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Comment: Recommend that
the definition of ‘building’ be
removed. The LUB has a
longer and more specific
definitions with criteria. This
definition does not include the
requirement of a roofed
structure being called a

building, which seems (" 12g]

Comment: The only
appearance of the word

‘commerce’ is in the de[ [29]

Comment: The definition of
‘commercial vacation rental’

could remain here. Thi{" T30]

Comment: This definition is
used twice in the OCP, both in

the Resource policy se(" 131]

| Comment: Similar to

community sewer above, the
community water syste( _ T32]

Comment: The word
‘contiguous’ appears

throughout the OCP. T[", "133]

Comment: The LUB
implements the intent of the

OCP and contains regy”_ T34]

Comment: Feb 18: Make the
LUB definition the same as this
one from OCP.

Comment: Recommend
removing the term ‘family’. If

the LTC wishes to iden("T35]

Comment: This term appears
once in the OCP, as a Marine

Resource policy. That | T36]

Comment: This terms
appears once in the OCP,

under Forestry policy i [37]




"high water mark"

"home occupation”

"horticulture”

"industry”

"institution”

“minimum parcel size”

"mobile home park"

"multiydwelling,housing”

means the high water mark identified on the plan of subdivision or the plan accompanying
conveying Crown land in fee simple, which plan was most recently filed in a Land Title Off
of this bylaw, or natural boundary as determined by a B.C. Land Surveyor.L

means an occupation or craft, including teaching of crafts, or the production of goods and.
such activities are carried on as an accessory use in a dwelling unit or accessory building

means the practice of growing fruits, vegetables, flowers or ornamental pIants;L

means processing, fabricating, assembling, storing, transporting, distributing, wholesaling
repairing or salvaging goods, materials or things;

includes an arena, armoury, cemetery, college, community centre, community hall, court ¢
library, municipal office, park, playground, police station, public art gallery, public museunr
public swimming pool;l

means the smallest size of parcel that may created through plan of subdivision;|

means land used or occupied by a person for the purpose of providing space for the acco
homes either on a rental or ownership basis;

Multi-dwelling Affordable Housing means two or more residential dwelling units on a parcel in which housing cost fc

not exceed 30% of a household’s gross income applied to households of low to r
with incomes at 60% or below the median household income for Gabriola Island
information) [See “affordable housing” above]

"parcel" means any lot, block or other area in which land is held or into which it is subdivided inclu
but does not include a highway;\ 77777777777777777777777777777777777
"principal”" with respect to the use of a building means primary and chief;{
"public park" means public land used or intended for outdoor recreation, and may include lands set asit
historical or ecological purposes;L
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Deleted: that
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includes uses that are
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"public utility"

“residence”

“Senior”

Single-dwelling unit

means broadcast transmission, electrical, telephone, sewer or water services and facilitie:
licensed by a government (excluding private radio or television broadcast towers) and incl

and seawalls;

means
1. the occupancy or use of a dwelling unit for the permanent domicile or home life of a

2. the occasional or seasonal occupancy of a dwelling unit by an owner who has a pe
elsewhere or by non-paying guests of such an owner, and for these purposes, owner
a residential tenancy agreement,

and for certainty, residence does not include tourist accommodation use, commercia
occupancy of a dwelling unit by persons entitled to such occupancy under a time she

the Real Estate Act or successor legislaton.”,

means a person 60 years of age or older.\

means one residential dwelling unit on a parcel.

“Single Dwelling,
Affordable Housing”

"structure”

"structural alteration

"subdivision”

means housing that does not exceed an average of 65 square metres (700 square feet) i
rental and/or maintenance fees, no more than 30% of a_ household’s gross income appliec
to moderate income, those with incomes at 60% or below the median household income f

(using Census Canada information),]

means any construction fixed to, supported by or sunk into land or water but not concrete

similar surfacing of a parcel;

means a structural change to a building and also includes:
(a) an addition to gross floor area or height;

(b) the removal of a portion of the building;
(c) construction of, cutting into, or removal of any wall, partition, column, beam, joist, floo

(d) any change to or closing of any required means of access;

means the division of land into two or more parcels, whether by plan, apt descriptive word

includes parcels created under the Land Titles Act and the Condominium Act;
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/| occurred regarding the

/| affordable housing for senior

/| only in the Single Family

/| could be removed as the

/| Permit Area guidelines. Staff

Comment: Recent work has

interaction between vacation
rentals, residential uses and
temporary use permits, and
this definition supports that
work in a meaningful way.
Depending on how other parts
of the OCP review move
forward, this definition may

need to be revised. ... [50]

Comment: The policy on

notes that the age is 60 or
older. This definition does not

add value to the policy 51
{Deleted: Family ]
Comment: This term appears

Affordable Housing section of
the OCP. The definition could

be written into the actu{”_ 152]

Deleted: the gross income of
families or individuals in the
lower two income quartiles on
Gabriola Island

Comment: This definition

regulations in the LUB would
provide the implementation of

the OCP policies. Recq [53]

Comment: This term appears
/| two times in the Development

suggests that this definition be
relocated to the approp . [54]

Comment: The Land Title Act
/| defines ‘subdivision’ as: the
division of land into 2 or more
parcels, whether by plan, apt

descriptive words or ot(”, 55]




"tourist accommodation"

“tourist accommodation unit” means a room or suite of rooms rented as non-residential lodging;,

means a building or set of buildings used for transient accommodation which contain slee
contain auxiliary assembly, commerce, entertainment, or restaurant uses, premises licens
beverages and staff accommodation and includes hotel, motel, resort, lodge and guest ca

"watercourse"

“Wilderness Recreation”

means a depression with a bed 0.6 metres or more below the natural elevation of surroun

(a) serving to give direction to a current of water for an average of at least six months of ¢
records kept by the government of British Columbia; or

(b) having a drainage area of two square kilometres or more. \

means low impact outdoor recreation such as hiking and horseback riding but excluding a
on-site guest accommodation.
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-| Comment: This definition is

linked with other areas of the
bylaw, but could be relocated
into a policy. Recommend
relocation.

Comment: This definition
could be part of the ‘tourist
accommodation’ policy as well.
Recommend relocation.

Comment: The Water Act
defines ‘stream’ as: a natural
watercourse or source of water
supply, whether usually
containing water or not, and a
lake, river, creek, spring,
ravine, swamp and gulch. This
current definition could be
problematic when trying to
implement DPAs and the LUB.
Recommend removal.

Comment: This term is
specific to a use category and
could be relocated to the
related policies. Recommend
removal.




Density Bank

Appendix 2 Density Bank

Authorizing Bylaw Date added to or Legal description Number of Cumulative total of
transferred from residential residential dwelling
the density bank densities added or | units in the density

deleted bank
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Other Schedules (attached to Schedule A)
Schedule B Plan Map (Land Use Designations)

Schedule C Development Permits

Page 68 Gabriola Official Community Plan
Bylaw No. 166

91



Page 14: [1] Deleted Chris Jackson 14/02/2011 11:54 AM

Special Needs and Seniors’ Multi-family

Page 14: [2] Comment Chris Jackson 07/03/2011 12:09 PM
The wording and format for this into is altered. Request LTC direction.
Page 14: [3] Deleted Chris Jackson 14/02/2011 11:54 AM

The OCP makes no provision for multi-family housing (i.e. apartments, townhouses).
Yet, i

Page 14: [4] Deleted Chris Jackson 14/02/2011 11:58 AM
which provide for the special needs of this group.
Page 14: [5] Comment Chris Jackson 07/03/2011 12:09 PM

Feb 18: challenged working out the proper wording here. So, staff can create bullets here
that set out criteria for what is a 'seniors', 'special needs', and 'mulit-household' ... and
what is 'affordable’. Staff invited to modify this layout of this section.

MS direct staff to propose bylaw language to s 2.4 that clearly delineates the 3 client
groups for multi unit af housing ...carried

Page 14: [6] Comment Chris Jackson 07/03/2011 12:09 PM
Move this to a separate definition rather than as a bulleted item here.
Page 14: [7] Deleted Chris Jackson 18/02/2011 10:56 AM

Affordable Housing is defined as a rental or owned housing which does not exceed 30%
of a household’s gross income in the lower two income quartiles on Gabriola Island.

Page 14: [8] Deleted Chris Jackson 14/02/2011 12:10 PM
Affordable Multi-family Housing
Page 14: [9] Deleted Chris Jackson 14/02/2011 12:10 PM

Special Needs and Seniors’ Multi-family

Page 14: [10] Comment Chris Jackson 07/03/2011 12:09 PM
All references to affordabel housing, should now be ‘multi-dwelling affordable housing" .
note: reference this so it works wsith accessory cottages, which are meant for affordable
housing but NOT for multi dwelling affordable housing.

Page 14: [11] Deleted Chris Jackson 14/02/2011 12:12 PM
affordable multi-family housing
Page 14: [12] Deleted Chris Jackson 14/02/2011 12:11 PM

Special Needs and Seniors’ Multi-family

Page 14: [13] Comment Chris Jackson 07/03/2011 12:09 PM
Feb 18: either collapse these two or use d only.
Page 14: [14] Deleted Chris Jackson 14/02/2011 12:30 PM

seniors or special needs housing
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Page 14: [15] Comment Chris Jackson

07/03/2011 12:09 PM

Feb 18: staf asked to provide a map, and if not workable, then only text is fine. The idea
is to have the walking distances not include tresspassing, ie public access routes only

Page 14: [16] Deleted Chris Jackson
(the commercial village centre)

14/02/2011 12:43 PM

Page 16: [17] Deleted kkazmierowski
Density Bank
Authorizing Bylaw Date added to or Legal description
transferred from
the density bank

08/03/2011 10:32 AM

Number of Cumulative total of

residential residential dwelling

densities added or  units in the density
deleted bank

Page 51: [18] Deleted Chris Jackson
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Page 51: [19] Deleted Chris Jackson 1370272011 11:18 PM
f) Roads designated as being of scenic or heritage value [see policy 8.1.b above]
shall not be widened except where required as a safety measure and speed limits
should be reduced on these roads as a means of increasing safety.

Page 51: [20] Deleted Chris Jackson 1370272011 11:25 PM
In conjunction with MOTH efforts will be made to designate a network of bicycle routes
on Gabriola and provision shall be made for bicycle paths in new developments.

h

Page 51: [21] Deleted Chris Jackson 13/02/2011 11:26 PM
of not less than 1.2 metres (4 feet)
Page 51: [22] Inserted Chris Jackson 1370272011 11:28 PM

family developments and public facilities should provide structures for the convenient and secure
parking and locking of bicycles.

k) The creation of an off-road bicycle and pedestrian trail along Gabriola’s busiest traffic corridor
from the ferry hill to Tin Can Alley should be considered when land use decisions,
rezonings, subdivisions, road resurfacing or other development occurs along this route.

1)

Page 62: [23] Comment Chris Jackson 07/03/2011 12:09 PM
Generally, definitions are a good way to address the meaning of words so that
everywhere that word appears in the bylaw has the exact same meaning, specific to the
context of community planning.

Definitions can appear in any bylaw, however they are often more prescriptive and be
used minimally in a policy document, such as the OCP. The LUB is the regulatory
document that should include specific definitions.

Page 62: [24] Deleted Chris Jackson 03/02/2011 12:02 PM
means ancillary, subordinate and exclusively devoted to a principal use; building or
structure on the same parce

Page 62: [25] Comment Chris Jackson 07/03/2011 12:09 PM
Recommend removing this definition. The policies in the OCP enable accessory cottages,
and the LUB regulates their use. However, if the LTC wish to retain this definition, then
consideration should be made to remove the accessory cottage floor area value. Noting
the floor area limit in the definition prevents any relaxation of the floor area through a
variance permit application.

Page 62: [26] Comment Chris Jackson 07/03/2011 12:09 PM
This definition appears in the regulations within the and are not needed here. The OCP
describes parcel averaging in the policy sections, and in more detail. This definition is not
necessary. Recommend removal.

Page 62: [27] Comment Chris Jackson 07/03/2011 12:09 PM
This is a definition useful in the LUB, but not necessary here. There is only one reference
in the OCP for B&B’s, and that is in the policy enabling them as a home occupation use.
There is an additional word “principal’ before the words ‘residential dwelling unit’ in the
LUB. Asa minimum the OCP and LUB definitions should be identical. Recommend
removal.
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Page 63: [28] Comment Chris Jackson 07/03/2011 12:09 PM
Recommend that the definition of ‘building” be removed. The LUB has a longer and more
specific definitions with criteria. This definition does not include the requirement of a
roofed structure being called a building, which seems to be the intent. There are several
references in the OCP to buildings, some of which appear to not relate well with the
definition provided. Recommend Removal.

Page 63: [29] Comment Chris Jackson 07/03/2011 12:09 PM
The only appearance of the word ‘commerce’ is in the definition of ‘tourist
accommodation’. It appears that this definition of commerce was not intend to support the
tourist accommodation, and as there is no other reference to the work, staff suggest
removing the definition. However, there has been a great deal of community discussion
regarding commercial versus non-commercial endeavors. As such, it may be useful to
provide policy discussions to enable the LUB to regulate to the extent possible. This may
result in the need to write related definitions. At this time, this should be a phase two
discussion. Recommend removal of commerce.

Page 63: [30] Comment Chris Jackson 07/03/2011 12:09 PM
The definition of ‘commercial vacation rental’ could remain here. This term occurs in the
definition of ‘residence’, but is not fundamental to its meaning. The main use of this term
IS in the temporary use permit section “For commercial rental of single family residential
dwelling units”. This definition does not appear to add value to the TUP section.
However, adding a couple words to that section, could relieve the need for this in. Staff
recommends modifying the TUP section and removing this definition.

Page 63: [31] Comment Chris Jackson 07/03/2011 12:09 PM
This definition is used twice in the OCP, both in the Resource policy section: one policy
states that community sewer is required if a lot is to be subdivided smaller than permitted,
the other reference is for the same purpose but in the Resource Residential zone) which is
created only through density transfer. It is likely that community sewer was meant to
apply when any lot in subdivided in any zone below a minimum lot size. The LUB should
include a regulation that includes situations where community sewer is required.
Recommend removal.

Page 63: [32] Comment Chris Jackson 07/03/2011 12:09 PM
Similar to community sewer above, the community water system definition relates to
subdivision regulations. Both OCP policy and LUB regulations adequately address
matters, and this definition could be removed. Recommend removal.

Page 63: [33] Comment Chris Jackson 07/03/2011 12:09 PM
The word ‘contiguous’ appears throughout the OCP. The common use of the word at first
seems acceptable, and thereby the need for a definition here is not needed. However, the
definition includes situations in which contiguous takes on a meaning that is not apparent
without this definition. There is no definition for contiguous in the LUB, which should be
remedied if this definition remains. Recommend removal, unless the LUB implements the
intent this definition.

Page 63: [34] Comment Chris Jackson 07/03/2011 12:09 PM
The LUB implements the intent of the OCP and contains regulations. The OCP is meant
as a policy document where the enabling policies are found. The terms ‘dwelling unit’ is
used throughout the OCP in relation to residential uses and density. This definition could
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be removed with the intent that policies provide the substance of meaning, in which the
LUB would implement through regulation. If the definition is kept, it is important to
ensure that any subsequent LUB regulation and definition match this definition.

Page 63: [35] Comment Chris Jackson 07/03/2011 12:09 PM
Recommend removing the term “family’. If the LTC wishes to identify the maximum
number of people in a dwelling, then such a definition or regulation should be written into
the LUB. An enabling policy would also need to be developed, but without the term
family defined. The term *household’ is likely a preferred term to use in the place of
family. Recommend removal.

Page 63: [36] Comment Chris Jackson 07/03/2011 12:09 PM
This term appears once in the OCP, as a Marine Resource policy. That policy prohibits
finfish farming as a use in the Plan Area. If that policy included ‘the growing rearing, but
not the processing of fish’, then the definition could be removed. Also, there this term is
not used in the LUB, instead the term used is ‘bottom culture mariculture’. Recommend
removal.

Page 63: [37] Comment Chris Jackson 07/03/2011 12:09 PM
This terms appears once in the OCP, under Forestry policy in which it states that forestry
uses are the principal use. Instead of a separate definition, the wording could occur right
within the actual policy. Recommend adding the wording to the policy and remove the
definition.

Page 64: [38] Comment Chris Jackson 07/03/2011 12:09 PM
This term appears in several places. In the LUB the term *natural boundary’ is used. Staff
find that this definition is not required to convey the meaning of high water mark in the
bylaw, and further staff suggest that the term “natural boundary’ replace “high water
mark’. Recommend removal.

Page 64: [39] Comment Chris Jackson 07/03/2011 12:09 PM
There is a section in the OCP that provides detail regarding home occupations. This
definition could be removed without impact to home occupation policies. Recommend
removal.

Page 64: [40] Comment Chris Jackson 07/03/2011 12:09 PM
This definition is the same as the ordinary definition of the word horticulture and is not
necessary. The LUB provides the same definition with the addition of the words “for
resale’ to the end. Recommend removal.

Page 64: [41] Comment Chris Jackson 07/03/2011 12:09 PM
The term ‘“industry’ appears to include ‘industrial’ as the words are interchanged in the
Industrial section of the OCP. The terms are found in the OCP in the Industrial section as
well as the TUP and DP sections. Moving the wording of the definition to the Industrial
section would not change the meaning within the context of the OCP. There is a ‘“light
industry” definition in the LUB which includes the words “or materials’ at the end of the
OCP definition wording. Recommend the wording be relocated into a policy and then
removed from here.

Page 64: [42] Comment Chris Jackson 07/03/2011 12:09 PM
Other than as a permitted use in the Village Commercial zone, “’institution’ references
appear only in the Institutional section. As with the industry uses above, the wording
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from this definition could be placed in the policy section for institution, and a separate
definition would not be necessary. Recommend relocating this definition.

Page 64: [43] Comment Chris Jackson 07/03/2011 12:09 PM
This definition is self explanatory and can be removed. The LUB does not contain this
definition either. Recommend removal.

Page 64: [44] Comment Chris Jackson 07/03/2011 12:09 PM
This term only appears once, in the General Residential section. This definition could be
written into the policy that uses the same term. Recommend definition be relocated.

Page 64: [45] Comment Chris Jackson 07/03/2011 12:09 PM
This definition should be revised when the LTC resolves affordable housing matters
during Phase One of the OCP review.

Page 64: [46] Comment Chris Jackson 07/03/2011 12:09 PM
Feb 18: This item is moved from being a second bullet under 2.4
Page 64: [47] Comment Chris Jackson 07/03/2011 12:09 PM

The Land Title Act defines ‘parcel’ as: a lot, block or other area in which land is held or into which
land is subdivided;

The definition in the OCP is fine as written, but is redundant from a legal viewpoint as
the definition definiton in this ‘senior’ legislation is in effect and overrides a local
government bylaw. Often the terms lot and parcel are used interchangeably. Legally, the
term is parcel, but the LUB defines ‘lot’ as a parcel. If the LTC wish to retain a definition
in the OCP, it should be the same term used in the OCP and LUB. Recommend removal.

Page 64: [48] Comment Chris Jackson 07/03/2011 12:09 PM
The term “principal’ is used throughout the OCP, however, the definition is not different
than the common dictionary definition of the word and is not necessary to add clarity
when reading the bylaw. Recommend removal.

Page 64: [49] Comment Chris Jackson 07/03/2011 12:09 PM
This definition includes uses that are not necessarily understood to be public park such as
protection of archaeological purposes. The term appears in General Residential, Park and
Marine sections of the bylaw. Public discussion regarding the use of parks as places to
recreate, are inherently opposed to the goal of protecting areas where ecologic and
archaeological values are present. Staff suggests that at this time the definition be
removed, and the discussion of this matter occur in Phase Two of the Bylaw Review.
Recommend removal.

Page 65: [50] Comment Chris Jackson 07/03/2011 12:09 PM
Recent work has occurred regarding the interaction between vacation rentals, residential
uses and temporary use permits, and this definition supports that work in a meaningful
way. Depending on how other parts of the OCP review move forward, this definition may
need to be revised. Recommend this definition remain as written, at this time.

Page 65: [51] Comment Chris Jackson 07/03/2011 12:09 PM
The policy on affordable housing for senior notes that the age is 60 or older. This
definition does not add value to the policy, and could be removed. Recommend removal.

Page 65: [52] Comment Chris Jackson 07/03/2011 12:09 PM
This term appears only in the Single Family Affordable Housing section of the OCP. The
definition could be written into the actual policy section rather than as a definition here.
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The affordable housing section of the OCP is under review, and this definition may be
revised or removed as part of that review. Recommend removal at this time.

Page 65: [53] Comment Chris Jackson 07/03/2011 12:09 PM
This definition could be removed as the regulations in the LUB would provide the
implementation of the OCP policies. Recommend removal.

Page 65: [54] Comment Chris Jackson 07/03/2011 12:09 PM
This term appears two times in the Development Permit Area guidelines. Staff suggests
that this definition be relocated to the appropriate guidelines. Recommend relocating this
definition into the DP area.

Page 65: [55] Comment Chris Jackson 07/03/2011 12:09 PM
The Land Title Act defines ‘subdivision’ as: the division of land into 2 or more parcels,
whether by plan, apt descriptive words or otherwise. As with the term “parcel’, this definition
could be removed. Of note, the definition clarifies that a boundary adjustment is a subdivision,
but lot consolidations where only one lot is created is not a subdivision. Recommend removal.
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L Memorandum

Telephone 250. 247-2063 FAX: 250. 247-7514

,S , a n ds Tru St Toll Free via Enquiry BC in Vancouver 660-2421. Elsewhere in BC 1.800.663.7867

northinfo@islandstrust.bc.ca  www.islandstrust.bc.ca

Date March 8, 2011 File Number GB/04-1-1 (OCP/ LUB
Review)
To Gabriola Island Local Trust Committee
For the Special Meeting of March 14, 2011
From Kaitlin Kazmierowski

Island Planner

Re Updated Multi-dwelling Affordable Housing and Density Bank OCP Sections

At the February 18, 2011 Special Meeting of the Gabriola Island Local Trust Committee (LTC) several
proposed amendments to the current and future policy sections regarding multi-dwelling affordable housing
and density banking were discussed and made. The LTC indicated that the changes to the 1997 Official
Community Plan (OCP) presented and made at the January 18" meeting, as well as those made subsequent
to that meeting, be captured in order to provide a clear record of how the document may change.

For the majority of the 1997 OCP document, capturing these two sets of proposed changes in a singular
document is straightforward; however, for Section 2.4 (proposed “Multi-dwelling Affordable Housing” section)
and the new Section 2.5 (proposed “Density Banking” section) clearly capturing these changes becomes
complex and difficult to read in a singular document due to the large number of proposed changes made.

In recognition of the need for clarity in reviewing these documents, staff have created two different documents
to capture the proposed changes to OCP sections 2.4 and 2.5. The version included in the full OCP document
dated March 7, 2011 (item 4.1.5 of this agenda package) captures the proposed changes (in red) made to the
1997 OCP document at the February 18, 2011 special meeting. The version of sections 2.4 and 2.5 attached
to this memorandum include the changes made at the special meeting (in red) as well as those made after the
meeting based on discussion and request for additional staff advice (underlined in purple or blue). The
attached sections 2.4 and 2.5 represent the most recent and updated versions of these policy sections.

Respectfully prepared and submitted by,
Kaitlin Kazmierowski

Island Planner

pc Chris Jackson, Regional Planning Manager

Memorandum Islands Trust Page 1 of 1
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March 8, 2011- Updated OCP Sections 2.4 and 2.5

Please note: Changes in red denote proposed changes to the 1997 OCP
(either made at or discussed during the special LTC meeting of February
18, 2011), while those underlined in purple or in blue denote proposed
changes made after February 18, 2011 based on comment and request for
clarification from LTC at the special meeting.
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the planning area, provision is made for Multi- dwelling Affordable Housing opportunities,to meet - {Demted; D
the needs of a diverse, full-time population. For the purpose of this Plan Special needs residents  ~~~ 3 .
L . . . L R TTE T e e e —— -~ Deleted: for Special Needs,
I|V|ng with physical and/ or mental disabilities N Seniors and other Multi-
e Seniors 60 years of age or older * | household developments
® Low income families, - 1 Deleted: Special Needs
\ housing refers to the housing
Affordable housing means housing cost that does not exceed 30% of a household’s gross income | of persons who live with
applied to households of low to moderate income, those with incomes at 60% or below the | gggﬁﬁi'ei”d/or mental

L

median household income for Gabriola Island (using Canada Census information). \{
Deleted:
Currently there are two Seniors’ housing developments on Gabriola, and no other types of Multi-
dwelling Affordable Housing developments, Future applications to designate a site for Multi- ~~_ _ - 4 peleted: Special Needs or
dwelling Affordable Housing shall be evaluated in terms of their compliance with the following Multi-household developments.
objectives and policies: "~ Deleted: for Special Needs,
Serjiors or Multi-household
Multi-dwelling Affordable Housing Objectives residences

responds adequately to the needs of these groups; and Seniors and Mult-household

1. To ensure that provision is made for Multi-dwelling Affordable HousingJn a manner which - ‘{Deleted: for Special Needs,
2. To provide for such housing in a location which is accessible to appropriate services and residences

|
|
|

acceptable to the overall community without compromising protection of the natural
environment.

Multi-dwelling Affordable Housing Policies

a) Any lands designated for Multi-dwelling Affordable Housingjn this Plan shall also be ~~ __ - { Deleted: for Special Needs,
designated as part of DP-8 on Schedule C and the development permit guidelines as Seniors and Multi-household
outlined in Section 7.3 shall apply. | residences

b) The amenity zoning provisions of Section 904 of the Act shall only be permitted to be { Deleted: eeds housing
used on Gabriola Island to facilitate the provision of Multi-dwelling affordable_housing for // (Deleted: ¢) The use of
seniors and special needs., /" /| banked densities for the

/ creation of a variety of

& Densities for the creation of Multi-dwelling Affordable Housing for low-income families, ~ ,* | Affordable Muiti-household
shall come only from banked densities as noted in Appendix 2 (Density Bank) of this \? _ | residences is supported.
Plan. \\‘[Deleted: d

d) Multi-dwelling Affordable Housing developments with mixes of special needs, seniors and Deleted: Affordable Multi-

household residences

Affordable Housing types is

permitted only if the application complies with the following:

Deleted: for Special Needs,

i. the maximum density shall not exceed 12 units per hectare; Seniors and Multi-household

residences, or any combination

77777777777777777777777777777777777777777777 - { Deleted: Multi-household

thereof
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ii. the maximum number of dwelling units per development shall not exceed 24;

the average size of a dwelling unit shall be not greater than 83 square metres
(900 sq.ft);

the site shall be within 0.5 kilometres of the Village Core bounded by North,
South, and Lockinvar Roads, or a 2 kilometre walking distance from the Village
Core, and shall provide pedestrian and cycling pathways to the village and ferry
services_along public access routes onlyl

where practical, in the opinion of the Gabriola Island Local Trust Committee, the
site’s main access shall be off a main road and not through an existing residential
neighbourhood,;

Vi. common area amenities, such as kitchen and recreation facilities, shall be
provided for prior to occupancy;

Vi where practical, in the opinion of the Gabriola Island Local Trust Committee, no

another parcel so designated;
viii. the provisions of the Gabriola Island zoning bylaw may contain other general
regulations pertaining to siting, height, lot coverage, servicing and other
requirements which would also be applicable to a parcel in this land use
designation;

the proposal shall include an adequate fire suppression water supply which shall
be maintained and be available for use on site; and

the minimum lot size shall be 1 ha (2.4 acres).

° identifies the anticipated costs of the proposed land and housing to purchasers or
occupants;,
. establishes the basis of the housing need of existing residents and which are not

meant to be marketed off-island.

identified class of persons at the time the housing units are first occupied and
with respect to subsequent occupancy; and

. Specifies, the mix of rental and ownership housing units permitted.

seniors only shall also:

i. specify that at least one individual who has attained 60 years of age shall reside
in each dwelling unit;

ii. specify that not more than two individuals may reside in each dwelling unit;

water, waste and energy use.
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) The Density Bank in this Plan shall be amended from time to time such that any unused =~ __- {De|eted; I ]

residential densities extinguished due to rezoning for parks should be added to the
| Density Bank for use as Multi-dwelling Affordable Housing, - /{

Deleted: for Multi-household
residences

| Multi-dwelling Affordable Housing Advocacy Policies

m) The Local Trust Committee encourages other levels of government and non-profit groups to
work towards the establishment of a Housing Agency on Gabriola Island; support,collaborative - {Deleted: s ]

community efforts to develop an Affordable Housing Strategy; and support,the inclusion of o {Deleted, R ]
Gabriola in Regional Housing Trust Funds, -
n) Local service clubs, non-profit organizations and others that may provide affordable housing
are encouraged to develop projects in keeping with the policies in this Plan.
0) The Local Trust Committee encourages the establishment and work of non-profit community
land trusts for the acquisition of land for, and construction and management of Affordable - {Daeted; . ]
Reusingunits. ... \\\\‘[Deleted:a }
’ Y _ | Comment: Re-title to a
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the Local Trust Committee for an unlimited time and for the purpose of enabling affordable multi- {Deleted: ing ]
dwelling housing and without any net increase to the allowed density on Gabriola Island. The =~~~ 7 -\ ot Bold
deposit of one or more densities to the density bank takes place through bylaw amendments that > No underline '
are recorded in this Appendix. Withdrawal of one or more densities requires a similar amending S
bylaw Formatted: Font: Not Bold,
y : No underline
Eligible Donors and Recipients
1. The Local Trust Committee may deposit unused residential densities to the Density Bank:
o fromthe lands that are rezoned as parks;and - { comment: Feb 18 comment: |
o from the voluntary donation of residential densities, when these policies are developed by Add a new bullet to the effect

that...the LTC welcomes
voluntary donations to the
| density bank.

the LTC.

J

in accordance with the rezoning requirements in Section 2.4 land providing that a Housing _ -~ { comment: Feb 18, make sure |
Agreement is in place ensuring that affordability is maintained over time. this is properly reference to the
title in 2.4 and referenced
properly multi dwelling AH
\above.

Guidelines for Residential Density Banking

1. Residential densities resulting from a rezoning pursuant to Policy 1 of this Appendix will
be deposited to the Density Bank (below) as an amendment to the Official Community
Plan.

2. Residential densities from the Residential Density Bank (below) that are withdrawn
pursuant to Policy 2 of this Appendix will be deleted from the Residential Density Bank
below by an amendment to the Official Community Plan.
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3. Residential densities listed in the Residential Density Bank (below) are residential
dwelling units as defined by the Land Use Bylaw.

4. All land that receives density from the density bank shall be rezoned to permit the added
density as determined by the LTC and that density shall not exceed the density of the
parent parcel plus the density granted from the density bank.

5. Parcels that have had density allocated to or from the density bank shall be noted in both
text and maps of regulatory bylaws.
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