Submission on the referral of Bylaw No. 726

620 Laura Road, Bowen Island. BIM file RZ-2026-0014

Heather Miller
August 20, 2026.

What this record shows
Eight findings. Each is set out below, with sources, in the section named.

One. Three rezoning applications sit in sequence down one creek. Two were held back on
water grounds and filed technical studies. The third (the one in this bylaw), upstream of
both and the only one generating process effluent, has never been required to assess the
water it uses or its process effluent. Section 2, page 4.

Two. Four independent records identify this ground as sensitive for water: the
Municipality's own Development Permit Area, the Islands Trust's recharge mapping
presented to Bowen Council in 2023, the regional sensitive ecosystem inventory, and the
Municipality's conduct on the neighbouring applications. The freshwater directives were
recorded as not applicable. Section 4, page 9.

Three. What stands in place of a water assessment is a pathogen screening of one well.
Inside that assessment’s appendix is the Provincial record of heavy development, a
downward trend in water levels needing investigation, and advice that further development
be carefully assessed, on a classification resting on eight to fourteen well records. Section
4, page 9.

Four. In 2019 the Municipality's planner proposed two linked changes to Bowen's Land
Use Bylaw: remove the vineyard definition, and amend the winery definition so it expressly
included cider. Bylaw No. 528 did the first and not the second. The Committee was told the
bylaw would not change permitted uses. The applicants now rely on that removal as the
footing of their application. Section 7, page 28.

Five. The waste streams of a fermentation process, liquid and solid, have never been
characterised, sampled or assessed by anyone in over five years. Three inconsistent
accounts of the liquid handling exist. Section 8, page 28.

Six. Across five staff reports, from February 2021 to July 2026, not one cites an Official
Community Plan policy on water, groundwater, aquifers or industrial use. Section 9, page
35.
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Seven. The checklist is the Municipality’s own statement of which directives it considers
engaged, and the starting point for the Islands Trust staff report on the referral. Three of its
statements about what this application contains are not correct, and all three are
checkable against the package it travels with. Sections 3, 4 and 10, pages 8, 9 and 37.

Eight. That checklist was not in the report Council considered. Another property’s was. A
replacement was tabled at the meeting, Council reworded its referral motion to point at it,
and the report was afterwards republished with a checklist inside it and no note of the
change. Whether that is the document Council referred cannot be established from the
public record. Section 3, page 8.

Appendix A is the first reading report as published for the meeting of 27 July 2026, and is
the report Council considered. Appendix B is the version the Municipality published after
that meeting, not by the route its own published procedure provides.

2 of 52



1. What the bylaw does

e Rezones 620 Laura Road from RR2 to a site-specific variation, RR2(a), and adds "cidery”
as a permitted principal use.

e Inserts a definition of "cidery” into section 1.1 of the Land Use Bylaw. That is the general
definitions section, so the meaning applies throughout the bylaw. The definition reads:

CIDERY means the use of buildings and structures for the production of cider, at a
cidery facility licensed by the Liquor and Cannabis Regulation Branch, where at least
25% of the cider production comes from fruit grown on the same lot, or from another
lot which is part of the same business. Imported British Columbia fruit used in the
cidery shall be limited to no more than 75% of cider production. A cidery may include
cidery tours, cider tasting, cider sales, a picnic area, lounge endorsement, and the
sale of cidery promotional products.

e Adds a parking rate for cideries in all zones.

e Makes permanent a use that has run since March 2021 under a temporary use permit,
renewed in December 2023.

e Provides that a lounge endorsement is not a permitted use at this property, although
the definition it inserts at section 1.1 states that a cidery may include one.

That last is the only substantive change the bylaw makes to the definition already in use in
the TUP. The cidery definition in the temporary use permit of 2021 and the definition Bylaw
No. 726 inserts are identical except that the bylaw adds the words “lounge endorsement”.
The permit carried a condition that no lounge area be developed, and the site-specific
clause of the bylaw says a lounge endorsement is not a permitted use here. So the words
added are the words then withheld at this property, in a definition that sits in the general
definitions section and applies throughout the bylaw.

Presenting the bylaw to Council, the planner explained why a lounge endorsement is
defined at all: "And then we felt like if we were calling it out as something that’s not
allowed, we wanted a definition." That accounts for defining a lounge endorsement. It does
not account for putting the words inside the definition of cidery. The temporary use permit
prohibited a lounge without any such wording, by a condition that no lounge area may be
developed. Bylaw No. 726 instead writes the words into the general meaning of cidery, as
something a cidery may include, and then withholds the thing at this property alone.
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2. Three properties and water

Three rezoning applications are before the Municipality on the same watercourse, Murray
Creek. All three sit inside the same Development Permit Area.

Property Application Proposed use Position
620 Laura Road RZ-2026-0014 Cidery, made permanent. | Upstream
Commercial, effluent
generating
1355 Westside Road OCP/RZ-2025-0113 34 modular homes Midstream
Lot 7 Adams Road RZ-2025-0015 Subdivision into four lots Downstream

The three properties lie in a single run along the creek. Measured boundary to boundary on
the Province's parcel fabric:

e 620 Laura Road to 1355 Westside Road: 23 metres. Only the West Side Road allowance
lies between them, with a culvert carrying the creek under that roadway. PID 015-026-
701 and PID 015-026-841, adjoining lots on the same subdivision plan, VAP22501.

e 1355 Westside Road to Lot 7 Adams Road: zero. They share a boundary. PID 005-486-
564, 4.38 hectares.

e 620 Laura Road to Lot 7 Adams Road: 203 metres.

So the three lie along about 400 metres of one creek, from where it enters at Laura Road to
the Adams Road parcel below.

The fall matters more than the distance. Those are horizontal distances on a plan. What
links the three properties is that they sit in sequence down one slope, off the flank of Mount
Gardner to the valley floor at Adams Road. Murray Creek runs through all three because it
runs downhill through all three.

On the Municipality’s contour mapping, which draws contours at one metre intervals and
labels them every ten, the cidery buildings stand above the 190 metre contour. The two
ponds on the creek lie between 190 and 180. The 170 metre contour runs along West Side
Road at the southern edge of the property. Where the creek reaches the Bowen Brook
system on the Adams Road land, the 160 metre contour runs immediately beside it. So
there is about 20 metres of fall across 620 Laura Road, and about 30 metres from the
cidery buildings down to that confluence.

The lot is not uniform ground. The land falls about 20 metres across it, and on the
Municipality's contour mapping that fall is not spread evenly. The contours are widely
spaced across the eastern block between the creek and the road, closer around the

ponds, and closest of all along the creek corridor, where they run tight together over a short
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distance. So on a parcel of 19,512.975 square metres there is high ground and low ground
within a few tens of metres of each other, and the steepest ground is beside the creek.

Where the water goes. Murray Creek runs from 620 Laura Road, through 1355 Westside
Road, to Lot 7 Adams Road. There it meets Bowen Brook and Buckingham Creek. At that
junction the systems divide. Bowen Brook runs to Grafton Lake, the source for the Cove
Bay water system. That is the Municipality's largest water system, a surface water system
supplying at least 667 connections, recorded by the health authority as 515 residential and
134 commercial on 2018 figures, the latest it cites. Buckingham Creek runs to Explosives
Creek, terminating in the ocean in Tunstall Bay.

On the Municipality’s own mapping Murray Creek is a tributary to a fish bearing stream.
Bylaw No. 301 lists the streams and lakes known to have fish present, and that list includes
Grafton Lake, Bowen Brook and Explosives Creek, and their tributaries. So both waters this
creek feeds are named in the Municipality’s own bylaw covering riparian protection.
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Figure 1. BowMap, Bowen Island Municipality, accessed August 17, 2026. Watercourses layer, Development Permit Area
overlay off. 620 Laura Road at upper left, marked Riley's Cidery. Murray Creek runs south from it, through 1355 Westside
Road, and on toward Adams Road at lower right. Buckingham Creek joins from the west. Black lines are parcel
boundaries.
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The Adams Road wetland is a groundwater recharge area. It is also where the watersheds
of two municipal water systems meet.

The Province's 2006 classification of Aquifer 749 records it as an important source for
individual properties and for community supplies "including Bowen Bay Water System and
Tunstall Bay Water System”. The property at 620 Laura Road is mapped by the Province as
on Aquifer 749. The applicants’ own assessment says the same. Bowen Bay and Tunstall
Bay are named as examples, not as a complete list of what draws on that ground.

Naming Bowen Bay understates it, in two ways. Bowen Bay is a bay as well as a water
system, and the Province's 2006 classification worksheet uses the name both ways: it also
records groundwater moving "from eastern upland areas towards the west discharging into
Tunstall Bay and Bowen Bay", and those are the bays. And the Bowen Bay water system
does not stand alone. The Municipality groups it with two others under the heading
"Westside Water Systems": Bluewater Park at 147 connections, King Edward Bay at 41 and
Bowen Bay at 60. Its own words are that "All three systems are connected in ways
explained below, but they are separate local service areas funded by their own user fees
and reserve funds". That is 248 connections. Tunstall Bay serves a further 132 homes and
one commercial connection. The Municipality’s current Water Quality Advisory covers all
four together, as section 4 sets out.

The Province maps the ground Murray Creek traverses across two aquifers, 749 at 620
Laura Road and 746 at 1355 Westside Road and Lot 7 Adams Road. The Province does not
treat that division as a hydrological one. Each of the five bedrock aquifer worksheets
prepared for Bowen in 2006 carries the same sentence: "The aquifer forms part of the
larger fractured crystalline bedrock aquifer system that underlies Bowen Island.” The
hydrogeologist retained for the application at 1355 Westside Road says the same,
describing the boundary between 746 and 749 as mainly administrative and not
representative of a hydraulic boundary. No hydrogeological work has been filed for 620
Laura Road.

Between the municipal systems fed from these creek systems and this ground, smaller
private systems and private wells drawing on the same aquifer, and small private surface
water systems or households, this is water reaching something in excess of a thousand
households.

How the three have been treated.

e Lot7 Adams Road. The Advisory Planning Commission reserved support pending
hydrogeological testing, septic design, water supply adequacy and covenant
protection of the watershed. The Parks, Environment and Climate Action Advisory
Committee awaited hydrogeological reporting and assurance that the recharge
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area, the wetlands and the Grafton Lake watershed would be protected. A
watercourse assessment and a well report were filed with the application.

o 1355 Westside Road. Sixteen technical documents were filed, including a
groundwater letter of engagement, an environmental report and wastewater plans.
The Advisory Planning Commission recommended deferral. Council so resolved on
9 March 2026, by motion 26-97, until the Official Community Plan is updated and
the Grafton Lake Watershed Management Plan is complete.

e 620 Laura Road. No hydrogeological, water supply or watershed assessment has
been required at any stage. No technical study of water has been filed in over five
years.

The Grafton Lake watershed is the subject of a funded Municipal project. The Municipality
put out a request for proposals for a Grafton Lake Watershed Management Plan in
November 2025 and awarded the contract to Urban Systems on 26 January 2026 at
$100,000. Announcing the project on 5 August 2025 it said the plan would include an
assessment of values and threats and regular monitoring for wastewater contamination. It
followed a study which found 125 contaminants of 587 tested and ranked Grafton Lake
eighth most contaminated of twenty-one source water sites in the province, and the
Municipality's own release says the presence of sucralose, pharmaceuticals and other
human-sourced contaminants "suggests that the primary source of contamination is likely
septic system overflow or leaching from properties within the watershed".

The Advisory Planning Commission recommended that consideration of this rezoning be
deferred until that plan is complete. Presenting the alternatives to Council on 27 July, the
planner said the plan was "likely to be the end of this year", and noted that taking the
Commission’s course "would mean that TUP has expired before the Grafton Lake
Management Plan is anticipated to be complete".

So the Municipality has commissioned work on whether waste is reaching a drinking water
source, and has resolved to take no further action on the rezoning at 1355 Westside Road
until that work is complete. On this property, upstream on the same creek system, itis
making a use permanent without ever having established what its waste is.

In recommending deferral of 1355 Westside Road, the Advisory Planning Commission
asked that the Official Community Plan consider "whether there should be limits on the
types or intensity of development allowed in watershed areas island-wide, not just on a
case-by-case basis".

Bylaw No. 726 is before the Committee on its own.
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3. The checklist

The Islands Trust Policy Statement Directives Checklist is the Municipality's own
statement of which directives it considers engaged, and the starting point for the Islands
Trust staff report on the referral. Its history here:

e Thereport published for the 27 July 2026 meeting carried the checklist for Bylaw No.
723, a different bylaw on a different property, 1658 and 1639 Mount Gardner Road.

e Areplacement was tabled at the meeting. The Corporate Officer listed it among the on-
table items: "In relation to item 7.2, there is a replaced attachment to the staff report,
and that is the amended Island's Trust Policy Checklist."

e Staff acknowledged the error in open Council: "the one in the published agenda was the
duplicate of Mount Gardner Road."

e The Acting Mayor asked, "Do you have a revised Island'’s Trust Checklist in our
package?" She was told, "It's in the on-table package." She replied, "Okay, because that
wasn't clear, | guess."

e Council amended the referral motion to match. The motion as carried refers the
checklist "included in the on table items package of the July 27 regular council
meeting".

o After the meeting, the report was republished with a checklist inserted into it as an
attachment. The revision note on that report reads only "Revised July 24, 2026 to
include recommendation made by the Advisory Planning Commission at its July 23,
2026 meeting."

Every quotation from the checklist in this submission is taken from that republished
version, because it is the only one publicly available. Whether it is the document Council
referred is not established, and this submission does not assume itis.

I hold every version as published. Their file properties, set out in the note on method,
record that the version published for the meeting was last modified before it, and that the
version published afterwards was last modified at 19:43 on 27 July 2026, some hours after
the meeting began at 1:00 pm. The meeting was adjourned at 4:30 pm.

The Municipality's published procedure provides for on-table items to be included in a
further revised agenda after the meeting. No such record exists for this item. Instead a staff
report already in the package was altered.

Two consequences:

e Clause 9 of the 2014 Protocol Agreement provides that the Municipality will have its
staff complete a current copy of the checklist before giving first reading. Clause 10
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provides that it will send copies of any staff reports it considered, including the
completed checklist.

Council referred the document tabled at the meeting, not an attachment to the report.
If the Committee receives the republished report, it will not be able to see that the
report before Council was defective, that a separate document had to be tabled, or that
the motion was reworded because of it.

In plain terms, this is what the Committee has.

A staff report that was amended after the meeting it went to, in order to insert a
checklist.

A report that records its own revisions. It is dated 15 July 2026 and carries a note that it
was revised on 24 July. It carries no note of the change made on 27 July.

No record that the checklist now inside that report was ever before Council in the form
it now has.

A checklist that states the application includes protective covenants. It does not. None
was before Council. What Council did was direct staff to seek protection, and the
councillor who moved that wording said it need not be a covenant.

No covenant in existence when Council referred the bylaw. Anything of that kind now in
the Committee’s hands was made afterwards.

A Council that asked, on the preceding bylaw that evening, whether what comes back
to it would need further consideration and a further referral to the Islands Trust, and
was told no, and then yes.

All of it inside a timetable the Municipality has said should be shortened with second
and third reading intended to be taken together at the meeting immediately after the
Committee's response is due.

4. Policy 4.4.2, freshwater quantity and demand

This is known ground on four separate records, and the directive was recorded as not

applicable.

The directive applies where the density or intensity of land use is increased in areas known

to have a problem with the quality or quantity of freshwater. It requires that existing,

anticipated and seasonal demands are considered and allowed for.

Four records establish that this is known ground.

The Municipality's own bylaw. 620 Laura Road lies within the Watershed, Aquifer and

Stream Protection Development Permit Area, designated under OCP Bylaw No. 282, 2010,
with guidelines under Land Use Bylaw Amendment No. 301, 2011. On the Municipality's
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mapping the property carries the watershed designation, and the riparian stream buffer
along Murray Creek, which runs through it. Murray Creek is not the only watercourse here.
The Municipality's mapping shows a second one running down Laura Road, and its stream
buffer reaches the property from there, so the buffers overlap along that boundary. That
second system takes in Lynn Creek and Peggy's Creek and is associated with a wetland
area on 1355 Westside Road. On Bowen these watercourses are not continuous open
channels. A creek runs in the open, then into a ditch, then out of it, then perhaps back into
another, and the mapping treats it as a watercourse throughout. This submission deals
with Murray Creek because that is the watercourse crossing 620 Laura Road. Butitis one
strand of a connected and moving system: surface water and groundwater exchanging
along its length, creeks running open, then buried, then open again, wetlands holding and
releasing, and two named systems meeting below this property. What is put into it here
does not stay here.

== Fish bearing stream

S ... Tributary to fish bearing

1

" 20 Stream buffer
| 5 ‘ Watershed

Wetland
Wetland buffer

Figure 2. BowMap, Bowen Island Municipality, accessed August 17, 2026. Watershed, Aquifer and Stream Protection
Development Permit Area overlay on, with its legend as displayed. 620 Laura Road at upper left, marked Riley's Cidery.
Murray Creek is mapped as a tributary to a fish bearing stream, with its stream buffer, running south from the cidery past
1355 Westside Road. The fish bearing stream and the wetland complex lie along Adams Road at lower right. The
watershed designation covers the whole of the ground between them.

The Islands Trust's own work. On 11 December 2023 the Islands Trust Senior Freshwater
Specialist appeared as a delegation before Bowen Island Council and presented Howe
Sound Aquifer Conceptualization and Groundwater Recharge Mapping. The recharge
potential map is at page 21 of that agenda package. It classifies recharge potential in three
classes. The corridor running from 620 Laura Road down Murray Creek to the Adams Road
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wetland falls in the higher classes. Well symbols on the same map show the density of
wells drawing on that ground. His closing slide asked that critical recharge areas be
protected. In discussion the Municipality's Chief Administrative Officer described Bowen
as having "quite an extensive and robust DPA network. Including aquifer recharge areas."

The regional inventory. Metro Vancouver's Sensitive Ecosystem Inventory maps
ecologically significant areas across the region, with the stated intent of informing official
community plans, development permits and stream setbacks. Four polygons cover this
ground and the creek, mapped as wetland and riparian. The detail is in "Aquifer,
groundwater and watershed evidence: 620 Laura Road cidery rezoning", already before the
Committee in the agenda package for 29 July 2026. That inventory shows wetland
extending further than the Municipality's current mapping does, and the polygons on the
draft Plan's Environmentally Sensitive Development Permit Area map, Schedule B-1, follow
the same inventory.

The Municipality's own conduct on the same creek. Council stopped the 1355 Westside
Road application until a watershed management plan is complete. The Advisory Planning
Commission asked about well locations, water supply adequacy and long-term monitoring
at Lot 7 Adams Road.

What intensity means here

The directive speaks of density or intensity. They are different measures and only one of
them has been engaged.

Density is countable. It is dwelling units on a parcel, and this rezoning adds none. That is
the answer the record has given whenever the question has arisen on this island, and it is
the answer that closed the freshwater directives on the referral of Bylaw No. 581 in 2022.

Intensity is the other measure. It is what the land is being asked to carry, and it is the one
this submission is about. Comparative work on how wells and settlement are actually
distributed across the Trust islands is in progress and will be put to the Islands Trust and to
the Municipality separately. It is not relied on here.

e Adwelling on arural parcel draws domestic water and returns domestic sewage.

e Acidery onthe same parcel further draws water for irrigation and to wash vessels, lines
and bottles, and returns a fermentation waste stream.

e The Municipality’s own engineers have measured the difference. Assessing distillery
effluent at Snug Cove in 2017, they found that 850 litres of it a day carried the organic
load of forty-two to fifty-six people while adding the volume of about four. Section 8
sets out that study and a second one in 2020.
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That is the density question answered in the Municipality’s own figures. The same volume
of water carried ten to fourteen times the load. A use that adds no dwelling can still put on
the ground what forty or fifty residents would.

So the change proposed at 620 Laura Road is not a change in the number of things on the
land. It is a change in what the land receives. And it is the same step in the process,
fermentation, that makes the use manufacturing and that produces the stream.

The Land Use Bylaw makes the same distinction in its own way. Section 3.18 sets a 30
metre setback from the natural boundary of any watercourse. In the Industrial Medium and
Industrial Commercial zones that becomes 50 metres. The bylaw does not raise it because
more buildings are expected on industrial land. It does so because of what industrial
activity is.

Intensity is the route into 4.4.2 that fits this application, and no report on it has engaged
that route.

Demand is already dense, and already restricted

e Provincial well records show 13 wells within 300 metres of 620 Laura Road, 30 within
500 metres, and 86 within one kilometre, measured from an approximated centre point
of the property.

The mapping, the provincial well records and the sensitive ecosystem panels are set out
with their sources in "Aquifer, groundwater and watershed evidence: 620 Laura Road
cidery rezoning", already before the Committee at page 105 of the agenda package for 29
July 2026.

e Those figures are a floor. Well registration was voluntary until 2016, springs and
diversions are recorded only where licensed, and some private systems serve several
homes from one or two wells. All three move the figure the same way.

e The Municipality's Water Conservation page states that restrictions run for all
municipal systems from 1 May to 31 October under its Water Conservation Bylaw.

e Stages 1, 2 and 4 read "None at this time." Stage 3 lists Cove Bay, Bluewater Park,
Bowen Bay, Eagle Cliff, Hood Point, King Edward Bay and Tunstall Bay. Cove Bay is the
only one drawing solely on surface water. Every other system on that list depends on
groundwater. The page states that all water systems are currently on Stage 3.

e The Municipality's Alerts page gives the date: "Bowen Island is at Stage 3 water use
restrictions effective June 8, 2026."

e The same page advises private well owners to follow the conservation stages, "as doing
S0 supports the long-term sustainability of local groundwater sources”".
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It also states: "Bowen Island's water comes from rainfall collected in the aquifers and
water sheds. We do not have a unlimited amount of water."

And the Municipality has said that one of the Westside systems cannot meet demand
from its own wells. Its project page for the Bluewater Park water system replacement
states that the four drilled wells supplying that system "do not supply enough water to
adequately meet the needs of BWP residents”, and that a connection to the King
Edward Bay system was built so that water "is now supplied year-round from the KEB
wells".

Three current Water Quality Advisories are listed. One covers Bowen Bay, King Edward
Bay, Bluewater Park and Tunstall Bay. Its stated cause is that GARP assessments "have
identified several risk factors for contamination, so additional water treatment is
required".

So the Municipality restricts every one of its own systems seasonally. It has all of them at

Stage 3. It advises private well users on how to cope with a dry well. On this application it

recorded the freshwater directives as not applicable, and required no assessment of

demand.

And anticipated demand runs the same way

4.4.2 does not stop at existing demand. It requires that anticipated demand is considered

and allowed for.

The draft Official Community Plan puts 620 Laura Road and the surrounding area,
including Laura Road and Westside Road, in a Rural Residential Transition designation.
That designation sets an average parcel size of 2 hectares, against 4 hectares under
Rural Residential, and sets no minimum lot size at all. Individual parcels may be
reduced below the average where, in the opinion of the Municipality, there is
community benefit in clustering, with watershed protection named as one possible
benefit among others including viewscapes and fewer driveways.

So the direction of travel for this ground is more parcels, on land already settled and
already served by private wells, on the aquifer this submission concerns.

The draft sets its other residential densities by reference to whether a community water
system serves the land, a term that is not defined in the plan. In the Rural Residential
Transition designation it does not.

Correspondence to Mayor and Council of 9 July 2026 put the point that whole
neighbourhoods on this island depend on private wells "with no realistic prospect of
connection to a municipal or other large system, now or in the future", and asked what
consideration had been given to households with no connection option. No answer has
been given.
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Bowen is already the most densely settled island in the Islands Trust Area. At the 2021
census it held 4,256 people on 50.12 square kilometres, about 85 people per square
kilometre. The next is Gabriola at 77, and Salt Spring, with nearly three times the
population, is at 61.

And the growth is anticipated without much to anticipate it against:

e Groundwater on Bowen is monitored through two provincial observation wells. Two, for
an island with seven mapped aquifers, five of them bedrock, and both recent.

e Neither aquifer has a water budget. The classification of 749 rests on fourteen well
records and that of 746 on nineteen.

Those records are not a count of the wells. Two different figures are involved and they
are twenty years apart. The first is how many well records were available when the aquifer
was delineated in 2006: fourteen for 749, nineteen for 746. The second is how many wells
in the Province's register are correlated to each aquifer today: thirteen for 749 and eighteen
for 746. Neither is a count of the wells that are there. The register now holds 102 wells
inside the 749 polygon and 125 inside 746, and those are not all the wells either.
Submission of well records was voluntary until 2016, and the Province's own guidance
says the register does not reflect the present status of well use. It is a record of what has
been reported.

The Province's Groundwater Team has explained why so few are correlated: correlation
exists to support licensing under the Water Sustainability Act and is a recent practice,
wells exempt from licensing are correlated only through broader aquifer mapping, and
Bowen was last mapped in 2006, which is why so many of its wells are uncorrelated. The
same correspondence confirms how uncorrelated wells are counted, by subtracting the
correlated wells from the wells falling inside the polygon. So the published well density for
749 is 3.2 per square kilometre and the density actually present is about 25. For 746 the
published figure is 1.2 and the actual is about 8.4.

Three artesian wells sit within about 550 metres of this property, one at Evergreen Phase 4
and two on Adams Road. All three are uncorrelated, so none appears in the provincial
figures either. Artesian conditions mean groundwater confined under enough pressure to
rise to the surface on its own.

And the document relied on to close the water question is a finding that the ground is
open. A GARP assessment asks whether the groundwater at a source is at risk of
containing pathogens, which is to say whether what is at the surface can reach the water
below. At 620 Laura Road the answer was yes. Two of the thirteen screening hazards were
found present: hydraulic connection to surface water, and an intake less than fifteen
metres below ground surface. The report’s own figure draws a 150 metre radius around the
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well and labels the band a "Zone of Risk for contamination by hydraulic connection to
surface water". It records surface casing to 6.4 metres with the shallowest water-bearing
fracture at 12.2, material over the bedrock that is coarse-grained with limited capacity to
restrict infiltration, and no confining unit above it. On the same property the applicants’
assessment records Frank Spring as the point where groundwater daylights at surface. The
Permit to Operate issued that September requires continuous chlorination and ultraviolet
disinfection.

So the one document standing in place of a water assessment establishes that this is
ground where what is put on the surface reaches the groundwater, and that the
groundwater there was already judged at risk. It was not asked, and does not say, what this
operation puts on the surface.

e The Province's Aquifer Stress Index, the one provincial instrument that sets demand
against recharge, returns "method not applicable" for every one of Bowen's seven
aquifers.

¢ Inthe dataset behind that index, derived groundwater withdrawal by rural private
domestic users is recorded as zero for all seven. Across British Columbia, 916 of 1,130
aquifers carry a figure greater than zero.

e The Official Community Plan of 1982 listed a comprehensive water supply study under
"further studies required". It said the provincial surface water study "should be
supplemented by a study of groundwater supply", and underlined that "these Studies
are necessary and should be done in the near future". The island's estimated
population when the plan was written was 900. It is now 4,256, and the aquifer under
this property is still classified on those eight to fourteen well records.

e A 2021 report prepared for the Municipality's Manager of Planning and Development, to
support two draft bylaws, states that "none of the streams are gauged, and so little
information is available regarding streamflow".

e The same report proposed that a development permit should be triggered by "activities
that would alter the natural water table such as but not limited to, ditching, intensive
drawdown from groundwater wells, or impoundment structures".

And wells running dry on Bowen is not new. The Municipality gives its advice to private well
users on a separate page under Water and Sewer, in a document titled "Tips for Private
Well Users". It is headed "Attention Private Well-Users" and begins: "Recently, Bowen
Island Municipality has received reports of wells running dry in the community. You can
take steps to protect your water supply and to deal with a dry well." It goes on to advise well
depth monitors, coordinating tanker deliveries with neighbours, and storage tanks sized to
the natural recharge capacity of the well.
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The notice carries no date. It still describes the Water Sustainability Act as something that
"will come into effect", and the file the Municipality serves it from is titled 2015.

It ends: "Bowen Island Municipality has all necessary procedures in place for our municipal
water systems. Private wells and water systems, however, are outside municipal
jurisdiction and are the responsibility of the Province."

Two things follow. Wells running dry on Bowen was a reported matter before 2016. And the
Municipality's response was to advise individual owners how to cope, rather than to assess
the aquifer. The same notice is the advice the Municipality offers today, on its current
water conservation page.

So anticipated demand is rising on this ground by design. Reports of failing wells were
arriving before 2016. Neither has been measured.

How much water this operation uses is not stated anywhere

Not in the application. Not in the temporary use permit or its renewal. Not in any of the five
staff reports. No design figure, no measured figure, no estimate.

The only statement of any kind about quantity came from the applicants themselves, in a
delegation to Council on 11 March 2024. They said the site uses very little water, that the
biggest demand is irrigation, and that they have four thousand gallons of storage to help
mitigate that demand.

Storage is not use. Four thousand gallons describes the buffer between the source and the
tap. It says nothing about how much is drawn from the source over a season or a year.

The property holds conditional water licence C107480 on Frank Spring, issued 31 August
2000 with a priority date of 25 November 1993. The Province's Water Rights database
records it as current. Its purpose is irrigation. Its maximum is 2.5 acre feet a year, it may be
used only from 1 April to 30 September, and it covers 2.5 acres of the lot. The works it
authorises are "diversion structure, pipe and sprinkler system". It is expressly subject to
restriction or prohibition by order of an engineer to maintain a minimum flow for fish life.
Nothing in the record identifies any licence or authorisation for the water this operation
uses in production.

The question was raised by a public health engineer five years ago

e 0On 27 May 2021 a Vancouver Coastal Health Public Health Engineer wrote to the
applicants and their consultants. Given other wells and users within the aquifer, a
water licence should be obtained. It should confirm no adverse impact on those wells,
and that extraction would not affect the flow of Frank Spring.
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On 23 July 2021 a Vancouver Coastal Health environmental health officer
recommended that the applicant consult the ministry about the correct water licence.
The applicant replied the same day that they would look into it.

In their letter to Council of 21 July 2026, the applicants say they are seeking provincial
clarification on whether a groundwater licence is required, and will apply if directed.
Five years have passed. The operation has run throughout.

That thread began with a report from a neighbouring property. On 8 April 2021
Vancouver Coastal Health was told of a drop in flow in the creek fed by Frank Spring.
The reply the next day was that the matter belonged to the provincial Water
Management Branch. Six weeks later its own engineer reached the aquifer and spring
conclusion in his technical review.

Frank Spring is Murray Creek. The applicants' assessment records Frank Spring as the
point "where groundwater daylights at surface"”, and says its flow "has been captured in
a ditch, locally called Murray Creek".

The Province has confirmed that no Environmental Flow Needs are established for
Murray Creek or Bowen Brook.

On spring flow, the Province advises that it is not aware of any spring flow
measurement from Bowen Island.

What stands in place of an assessment

The Water section of the staff report rests on one document, which staff describe as a
Hydrogeologist Report. Its own title is "GARP Hazard Assessment”, prepared by a

consulting firm for Riley's Cidery, Revision 0, 30 April 2021, sealed by a Professional

Engineer. Nothing in it claims to be a hydrogeological report or the work of a
hydrogeologist.

A GARP assessment screens whether a groundwater source is at risk of containing
pathogens. Itis a well-source screening tool.

It does not address quantity, drawdown, effects on neighbouring wells, or the creek. It
excludes chemical contaminants by its own terms.

The Parks, Environment and Climate Action Advisory Committee asked on 7 July 2026
for an assessment by a professional hydrogeologist covering cumulative impacts and
climate change. The staff report answers that request by citing this document.

The report was revised on 24 July 2026 only to record the Advisory Planning
Commission's recommendations. Nothing in the discussion responds to them.

When these documents entered the record. The three documents the Municipality now
relies on for water and waste are all dated 2021: the GARP assessment 30 April, and the
two sewerage filings 24 and 25 June. They surface in this application in July 2026, as
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attachments to the first reading report of 15 July and on the Advisory Planning
Commission’s agenda of 23 July. The reports of 13 April and 25 May 2026 list their own
attachments, and none of the three is among them. They did not come from the
Municipality. Presenting the report to Council on 27 July the planner said that "the Riley
Cidery provided a hydrogeologist report that was completed in 2021 as part of the
application for a permit from Vancouver Coastal Health".

Two further documents this submission relies on reached the public record by another
route again. The Certificate of Occupancy classifying this building as low hazard industrial
is known from release PSS-2021-11208, published by the Province on its Open Information
site in April 2023. The 2021 correspondence from Vancouver Coastal Health’s Public
Health Engineer is known from release 2021-F-208 by that authority. Neither came to
Council or to its committees through the application.

What the Province recorded about this aquifer in 2006
Appendix D carries the Province's 2006 Aquifer Classification Work Sheet for Aquifer 749:

e Level of development: "Heavy - High level of demand in relationship to moderate level
of aquifer productivity and water availability. Additional development of the aquifer
should be carefully assessed.”

e Quantity concerns: "Downward trend reported in water levels in some wells, (Bowen
Island Municipality, 2005a). This may need further investigation."

e Reliance: animportant source for individual properties and for community supplies
including the Bowen Bay and Tunstall Bay water systems.

e Vulnerability: moderate, on fractured bedrock.

That vulnerability rating is for fractured crystalline bedrock, and the setting matters. Bowen
is a steep Howe Sound island, not one of the flatter sedimentary islands of the Strait of
Georgia. Its slopes shed a high proportion of rainfall to runoff, and its settlement sits on the
lower ground where the water is received. Work done on the sedimentary islands does not
carry across.

5. Policies 4.4.3 and 3.3.2, in-stream uses, watercourses, wetlands
and riparian zones

The creek runs through the property, the reports place it on the boundary, and only the
riparian half of the Development Permit Area has ever been taken up.

e The staff reports place Murray Creek "along the eastern border". That phrase puts it at
the margin of the site.
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The Municipality's own mapping shows otherwise. The property extends well east of the
creek, and there are multiple ponds on the creek within the property.

Planted ground lies on both sides of the creek. The cidery buildings stand west of it, on
higher ground. So the creek is not a feature at the edge of the operation. The operation
sits on both sides of it.

The site maps in the staff reports do not show the creek at all.

The applicants' own assessment places the creek on the property rather than at its
edge. It records the creek as running parallel to Laura Road and passing "through the
Site adjacent to the roadway".

Below the property the creek passes under West Side Road in a culvert and continues
south. It is one continuous watercourse from this property to the wetland at Adams
Road.
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Figure 3. BowMap, Bowen Island Municipality, accessed August 17, 2026, with contours. 620 Laura Road, parcel

boundary in blue, with Riley's Cidery marked. Murray Creek enters beside Laura Road at the top, runs down through the
eastern half of the property past the two ponds, and leaves at the south east corner. The contours show the creek in the

low ground, with the cidery buildings on higher ground to the west. Planted ground lies on both sides of the creek.
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Figure 4. BowMap, Bowen Island Municipality, accessed August 17, 2026. The same parcel and the same boundary, on
aerial photography. The cidery building and its tanks are the top of the area, with a block of young orchard planting left of
them. The heritage orchard occupies the right hand extension of the lot. The main dwelling stands on a rock knoll at the
centre, with left of that a barn/residence below the young orchard. The parcel boundary shown is the Province’s
cadastral line. Where the built area sits in relation to it is not a question this submission addresses.

The Development Permit Area carries two regimes under Bylaw No. 301, 2011:

e The stream and riparian regime.

o A Water Resources regime. It calls for the location of all wells and water intakes, an
assessment of groundwater recharge areas, and an impact statement on the
maintenance of water supplies. It provides that disturbance to recharge areas be
avoided, and that protection extend to a 30 metre radius around an existing well.
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Figure 5. BowMap, Bowen Island Municipality, accessed August 17, 2026. 620 Laura Road, Watershed, Aquifer and
Stream Protection Development Permit Area overlay on. The dotted line is Murray Creek, mapped as a tributary to a fish
bearing stream. The pale blue band along it is the stream buffer, which is the 30 metre setback under Land Use Bylaw
section 3.18, and it crosses the property. The orange fill is the watershed designation. Laura Road at top, West Side Road
at lower right, parcel 1416 at lower left.

The buffer on the map is 30 metres

The Land Use Bylaw sets a general setback and then departs from it for industrial land.

e Section 3.18: "No building or structure shall be sited within thirty (30) metres from the
natural boundary of any watercourse or wetland unless otherwise provided for in this
Bylaw."”

e [nthe Industrial Medium and Industrial Commercial zones, the setback table reads
"From a Watercourse. Minimum setback despite Section 3.18 (metres): 50." The same
50 metre figure appears in the CD 13 zone.

So the general setback is 30 metres, and where the bylaw zones land for industrial use it
raises that to 50, saying so expressly despite section 3.18. That is the bylaw's own

judgement about the distance industrial activity requires from a watercourse.
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Two things follow from that, and the first is the one that matters.

The bylaw contains the judgement. Its drafters considered what distance industrial activity
requires from a watercourse and concluded that the ordinary 30 metres is not enough.
That view is written into the bylaw, and it is written in the only places the bylaw
contemplates industrial activity happening.

The second is that the judgement is keyed to the zone, not to the use. 620 Laura Road is
zoned RR2, a residential zone, so the 50 metre setback has no application to it. The buffers
on the Municipality's mapping are the 30 metre ones, and the operation stands inside
them.

Industrial uses are provided for in the Industrial Medium, Industrial Commercial and
comprehensive development zones. They are not permitted uses in RR2. So the position is
not that a rule has been broken. It is that a use the bylaw locates in industrial zones is
being carried into a residential one, and the setback the bylaw attaches to industrial
activity beside a watercourse is left behind with the zoning.

The bylaw does carry one use-based provision, and it applies whatever the zone. Section
3.21 prohibits a list of specified activities within thirty metres of the natural boundary of
any watercourse or wetland. The list includes the storage of solid waste, fuels, chemicals
and construction materials, the storage of agricultural waste, and the storage or repair of
industrial machinery.

Which protection area applies has never been determined. The Development Permit
Area does not measure its protection area from the creek in every case. Its definition of a
water resource protection area measures 30 metres from the top of bank where the
watercourse is not in a ravine; 30 metres beyond the top of the ravine bank where the
ravine is less than 60 metres wide; and 10 metres beyond the top of the ravine bank where
the ravine is 60 metres or wider.

Those three measurements appear twice in the bylaw. They are in the definition of a water
resource protection area, and the same three set the riparian assessment area in the fish
and riparian half of the designation. So the question arises under either half.

The bylaw also says who must answer it. Where there is uncertainty or a discrepancy
regarding the width of ravine, that "shall be determined by a qualified environmental
professional (QEP) and a licensed British Columbia Land Surveyor at the expense of the
applicant”. It is not a matter of staff judgement and it is not at public cost.

So the area protected turns on whether any part of Murray Creek at this propertyisina
ravine, and on where the top of the ravine bank runs. Neither is answerable from a contour
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map. A creek cut a few metres into its own banks sits between the labelled contours and
does not appear at all. It is a question for someone on the ground.

What the mapping does show is the reason to ask. As section 2 sets out, the contours on
this property are closest together along the creek corridor. The land falls about 20 metres
across the lot, the creek lies in the low ground, and the ground beside it changes over a
short distance. That is the ordinary occasion for establishing which measurement applies.

Nothing in the record shows the question being asked. The riparian half is the half that has
been taken up on this property, and it carries the same three measurements; no
determination by a qualified environmental professional and a land surveyor appears
anywhere. The water resources half has never been engaged at all. The buffer shown on the
Municipality’s mapping is the 30 metre one, and the Steep Slope Development Permit Area
the Official Community Plan identified was never enacted. | do not say the creekisina
ravine. | say the bylaw makes it a question, names who must answer it and at whose
expense, the ground makes it a live one, and it has not been answered.

The aquifer is in the title and nowhere on the map

The designation is Watershed, Aquifer and Stream Protection. The legend at Figure 2 is the
Municipality's own. It carries fish bearing stream, tributary to fish bearing, stream buffer,
watershed, wetland and wetland buffer. There is no aquifer class in it.

So the aquifer is not identified anywhere as a thing with an extent. It is treated as captured
by the watershed and stream layers, which are surface features. Groundwater recharge is
not the same as surface drainage, and the Islands Trust's own recharge mapping,
presented to Council in December 2023, exists precisely because it is not.

That is the same shape as the two regimes below. The aquifer survives in the title of the
designation and in the text of the Water Resources guidelines, and disappears everywhere
the designation is actually applied.

A rezoning does not itself trigger a development permit. The occasions on which the
designation was engaged on this property are the building permit for the cidery building,
the temporary use permit of 2021 and its renewal in 2023.

On the record of those occasions, only the riparian regime has been taken up. In the
December 2023 renewal the Development Permit Area is named once, to be set aside,
because no work within it was proposed. The exemption relied on is for an "orchard
regardless of size". It applies only "provided that water resources are not adversely
affected”. That is the matter never assessed.
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And in the rezoning reports it is not mentioned at all. Across the three 2026 reports, of 13
April, 25 May and 27 July, the designation does not appear. In the whole series of five
reports the words "Development Permit" occur six times: three in the report of February
2021, which refers only to "a Development Permit area" without naming it; two in the
December 2023 renewal; and one inside the applicants’ own attached letter, describing
bylaw complaints from 2021. So a reader coming to this referral from the papers on this
bylaw would not learn from them that the property lies within the Watershed, Aquifer and
Stream Protection Development Permit Area at all.

That matters here because this rezoning proceeds on the footing that the temporary use
permit was unproblematic and needs only to be made permanent. The Water section of
the first reading report carries that forward, and the health authority's position is relied on
in the same way. Both are set out in sections 4 and 8. Neither footing was ever tested
against the water resources half of the designation.

6. Policies 4.1.5 and 4.1.8, farming and agricultural land

The application rests on the cidery keeping the heritage orchard viable. That is the
land use 4.1.8 attaches a condition to, and the condition has not been examined.

e 4.1.8requires that municipalities address "land uses and activities that support the
economic viability of farms without compromising the agriculture capability of
agricultural land".

e 4.1.5requires that they address "the preservation, protection and encouragement of
farming, the sustainability of farming, and the relationship of farming to other land
uses”.

e The applicants' letter to Council of 21 July 2026 rests their case on sustainability, and
on the cidery keeping the heritage orchard viable. That is a land use said to support the
economic viability of a farm. 4.1.8 attaches a condition to it.

What the definition permits

The cidery definition inserted into section 1.1 has three features that matter:

¢ Nothing need be grown on the lot. At least 25 percent of production must come from
fruit grown on the same lot "or from another lot which is part of the same business". All
of the 25 percent may come by the second route. The definition does not say how many
lots, or where.

e No ceiling. It states a ratio, not a volume. Production may run to four times the fruit the
business grows, wherever it grows it. A ratio to a figure the operator sets is not a limit.
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e No tie to a harvest. The definition says nothing about when fruit is grown, or whether
what arrives is fresh, stored or frozen. It does not mention juice.

Whether that is a use supporting the viability of a farm without compromising the capability
of agricultural land is the question 4.1.8 poses. No report has asked it.

The checklist answers 4.1.8 with: "Rezoning application includes a protective covenant for
agriculture land that it be used for that purpose.” As section 10 sets out, no such covenant
exists.

What the committees and Council were told

e Tothe Parks, Environment and Climate Action Advisory Committee, 7 July 2026: "in the
cidery definition, it's that 25% have to come from the property, and 75% can be
imported.”

e Tothe Advisory Planning Commission, 23 July 2026, asked to confirm that a covenant
requiring 25 percent from the site was unnecessary because the definition already
required it: "That's in the proposed cidery definition, 25% to come from on site." The
commissioner who had proposed that covenant withdrew it.

e To Council, 27 July 2026, presenting the report at first reading: "the current definition
limits production to that produced on the lot".

e The words "or from another lot which is part of the same business" were not put to
either committee, or to Council.

Cider production is not agriculture

Planning staff's position, given to both committees, is that cider production is agriculture.
No report states a basis for it. The Municipality's own records put the use elsewhere.

The question was put to the Municipality before the temporary use permit was issued, and
repeatedly afterwards. It has never been answered.

e The classificationis in a public submission of 15 March 2021, which appears in the
Council agenda package for 22 March 2021, the meeting at which the permit was
granted.

e [twas putin writing to the Manager of Planning on 16 March 2021, again before that
meeting. That letter also records that the staff report reasoned from a sawmill
comparator to defend the use without naming it as light industry.

e 0On 9 May 2021 the Official Community Plan's light-industrial water policy was quoted
to him verbatim, under an explicit light industry heading, copied to the Chief
Administrative Officer.
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e 0On 25 April 2021 a further submission to Mayor and Council stated that a cidery is
legally and functionally a winery, that cider production is a light industrial process
producing contaminated wastewater, and that the vineyard prohibition existed to
protect against that harm.

e Asked directly at the Advisory Planning Commission on 23 July 2026 whether the
application had been looked at from the light industry angle, the planner said thatin his
view it is not, because "It's the same as a farm use that's permitted in the ALR."

Five years, and the answer has not moved beyond a comparison to a different statutory
scheme.

e The Municipality certified this building as industrial. On 2 October 2020, under
Building Bylaw No. 489 section 10.55, itissued a Certificate of Occupancy for the
building at 620 Laura Road built under Building Permit 20200165, described on the
permit as "Change of Use - Cidery". Approved occupancy: "Group F, Division 3, Low
Hazard Industrial”. Approved use: "Distillery -- Accessory Building".

It made that classification while holding its own engineering report of May 2017 on the
effect of distillery effluent from Snug Cove on the treatment plant, and it had that effluent
sampled independently in 2020. Those records concern a different operation. What they
show is that the Municipality knew what a fermentation waste stream was when it certified
this building as a distillery. Sections 4 and 8 set out what those studies found.

The word distillery is the Municipality's. The Building Code defines a distillery as a process
plant producing distilled beverage alcohols, and defines those as beverages above 20 per
cent alcohol by volume. That threshold is the Code drawing the same line every other
instrument draws, between alcohol production and beverage production generally. Cider
sits below that threshold. Distilling is a further step applied after fermentation, and this
operation does not take it, so what the certificate describes is not the operation that was
certified. The Code's own list of examples places distilleries in Group F Division 1, high
hazard, not the Division 3 certified here. So the description does not fit the operation, and it
does not fit the classification it sits beside.

The certificate is dated 2 October 2020, and the Municipality said so before Council
decided. Answering questions in writing on 17 March 2021, five days before the temporary
use permit was granted, the Manager of Planning and Development wrote: "We issued a
building permit for the work to the building August 2020." The classification question was
put to the Municipality in writing three times in the months that followed, as set out above.
No staff report on this property, then or since, mentions the Certificate of Occupancy or
the classification it records.
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The Municipality codes this business as alcohol manufacturing. Its business
licence register applies an industry code supplied by the Municipality. Beverage
Manufacturing in the North American Industry Classification System separates non-
alcoholic production from alcohol production: soft drink and ice manufacturing on one
side, breweries, wineries and distilleries on the other. All three of the island's alcohol
producers are coded on the alcohol side. The code that covers a cidery is 312130,
Wineries, which sits under Manufacturing and whose illustrative example is "alcoholic
cider, manufacturing". The same code covers growing grapes and making wine
together, so producing from one's own fruit does not move the activity into agriculture.
The assessment roll splits the title. 620 Laura Road carries residential, farm and light
industrial classes at once. The Municipality levies its property taxes from that roll by
class. Under B.C. Reg. 411/95, the Schedule at section 1(h) makes fruit production a
qualifying agricultural use. The Schedule at section 2(a) makes "the production of
manufactured derivatives from agricultural raw materials"” an excluded use. Fruitin,
cider out.

The contrary proposition, on which the application rests, has never been stated with a
basis, and it is contradicted by the Municipality's own certificate for this building.

The consequence

The cidery definition is fixed in section 1.1, the general definitions. On staff's position
that a cidery is agriculture, that meaning travels with the word agriculture wherever the
bylaw uses it.

Agriculture is a permitted principal use in all three Rural Residential zones, in both
Rural Commercial zones, in Transitional Commercial 1, in one industrial zone, in the
Settlement Residential zone variations SR 1(a), SR 2(a) and SR 3(a), and in areas of six
comprehensive development zones.

The Islands Trust sees bylaws. A permitted use produces no bylaw, no referral, no
checklist and no report.

Planning staff told the Parks, Environment and Climate Action Advisory Committee that
a cidery on land zoned for agriculture "would never come to council. It would never
come, may not come to the municipality at all beyond like business licencing."

So this class of use would stop generating referrals. Bylaw No. 726 is the only bylaw on
the subject the Committee will see.
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7. The vineyard definition, and what the Committee was told in 2021

In 2019 the Municipality's planner proposed two linked changes to the Land Use Bylaw:
remove the definition of "vineyard", and amend the definition of "winery" so that it
expressly included cider. Bylaw No. 528, adopted in November 2021, did the first and not
the second. It deleted the definition of "vineyard" and removed the term from the permitted
uses lists. It deleted "vineyard" from the exclusions in the definition of "agriculture", so that
agriculture no longer excluded it. It amended "winery" without adding cider, and removed
the cap limiting imported British Columbia grapes to no more than 50 per cent of
production.

The applicants rely on that removal. Their letter to the Manager of Planning and
Development of 22 October 2025, filed with this application, says that since the temporary
use permit was issued "there has been a material amendment to Bowen Island'’s Land Use
Bylaw, specifically, the removal of the definition of 'Vineyard™, that the former definition
"created ambiguity around how fruit-based alcohol production (including cider) related to
agricultural use", and that with it repealed "the only relevant definition is ‘Agriculture™. On
that basis they say the cidery "fully meets the definition of a permitted Agricultural Use".

Bylaw No. 528 came to this Committee in January 2021. The staff report before it described
the project as technical updates and housekeeping, and recorded that permitted uses on
Bowen properties would not change. The Committee found it not contrary to the Policy
Statement.

Correspondence to the Islands Trust in 2021 asked what consideration had been given to
the removal of the vineyard definition. The question has been put again.

The Municipality has stated the principle itself. Explaining to Council in July 2026 why
Bylaw No. 726 defines a lounge endorsement, the planner said: "if we were calling it out as
something that's not allowed, we wanted a definition."

8. Policy 5.7.2, economic opportunities compatible with the
conservation of resources

In over five years nobody has established what this operation discharges.

A cidery is an economic opportunity. The applicants present it as one. The output that
bears on conservation is the effluent.
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What the ground is

The applicants' own assessment describes it:

"The well log lithology shows that, at the Site, material overlying the bedrock is primarily
coarse-grained, which has a limited capacity to restrict infiltration of surface water."
From the hazard table: "There does not appear to be a confining unit over the bedrock
to protect it. Soils overlying bedrock are described as sand and gravel or soil and
rocks/gravel.”

Surface casing extends to 6.4 metres below ground. The shallowest water-bearing
fracture is at 12.2 metres.

Two of the thirteen screening hazards were found present, both from the shallow
intake.

That is ground with no confining layer, coarse material of limited capacity to restrict

infiltration, and water-bearing fractures beginning at twelve metres. The assessment was

scoped to whether the well is at risk of pathogens. It was not asked, and does not say, what

happens to anything applied to that ground.

Effluent has never been characterised

Fermentation produces a high-strength, low-pH waste stream, different in kind from
domestic sewage. That is the same step in the process that makes the use
manufacturing.

In over five years of operation the effluent has never been sampled. No assessment of it
appears on any public record.

It has been handled throughout under the Sewerage System Regulation, which is the
framework for domestic sewage and not for this waste stream.

That absence is not a gap in what | am putting to the Committee. It is the substance of it.

No characterisation of what is discharged into this ground has ever been produced.

The filing that exists does not cover it.

The Record of Sewerage System and the Letter of Certification are filings under the
Sewerage System Regulation. That is the regime for domestic sewage. The Letter
certifies estimated daily domestic sewage flow.

The consultants' own memo of 25 May 2021 describes the greywater as coming from "a
handwashing station and a sanitizer, only".

Cidery process effluent is not domestic sewage, and it is not a handwashing station
and a sanitizer.

So the waste stream from the manufacturing process has never been inside any filing,
permit or authorisation held by anyone.
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What Vancouver Coastal Health did, and what it was asked, is on the record.

e [t confirmed the Letter of Certification in 2021, as a condition of interim approval to
operate.

e Its own Public Health Engineer had, weeks earlier, written to the applicants about other
wells and users in the aquifer and about the flow of Frank Spring.

e [ts 2026 reply on whether a further letter of assurance was needed was scoped to the
guest house. It says nothing about cidery process effluent, cleaning effluent or organic
byproducts.

e That guest-house-scoped answer is what the staff report uses to close the waste
question the Advisory Planning Commission had asked.

The provincial regimes do not close the gap either, and neither of them makes the
discharge assessed.

e Underthe Waste Discharge Regulation, B.C. Reg. 320/2004, the Schedule prescribes a
beverage industry, but it reaches only production above 16 million litres a year, so on
that heading no authorisation is issued at this scale. That threshold is a volume. It does
not distinguish alcohol production from any other beverage, and it does not turn on
what the effluent contains. The same Schedule separately prescribes the fruit and
vegetable processing industry, which includes producers of juices and carries no
volume threshold, but that heading does not reach this operation either: pressing juice
here is an input to manufacturing an alcoholic product, which is the distinction B.C.
Reg. 411/95 draws at section 2(a) of its Schedule when it excludes the production of
manufactured derivatives from agricultural raw materials.

e Section 6(4) of the Environmental Management Act prohibits introducing waste so as to
cause pollution, whether or not the activity is prescribed. Being under a threshold is not
permission.

e The Code of Practice for Agricultural Environmental Management does not apply on
residential-zoned land, and has no category for fermentation effluent.

The Municipality has had this kind of waste examined before, in the two studies named in
section 6. The first, in May 2017, reported on the effect of distillery effluent from Snug Cove
on the treatment plant's capacity, working from figures the distillery itself supplied, and
produced the figures quoted in section 4. The second, in 2020, had that effluent sampled
independently by an accredited laboratory.

What was sampled was the washdown of the distillery's fermenter tanks. The liquid alone
came back at several times the strength of the domestic influent measured in the same
study.
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Fermentation is the step the two operations share. Distilling is a further step applied after
it. So the stream those reports characterise is the washdown of fermentation vessels,
which is what a cidery also produces, and what has never been examined here.

That distillery connects to the municipal treatment plant, so its discharge had to be
examined before connection. That is why the records exist. A cidery on a private septic
system triggers no such examination by anyone.

Bowen's Official Community Plan sets no threshold. Policy 207 states that all industrial
waste management discharge to land and water must be authorised under the Waste
Management Act. That Act was replaced by the Environmental Management Actin 2004,
and the Plan still names it. The policy has never been cited in any report on this property.

The solid stream, and where it goes

Effluent is not the only output. Cider production also produces solids: pomace, the
pressed skins, cores and stems left after juicing, and lees, the sediment that settles out of
fermentation. Pomace is produced in bulk and seasonally, at the point of pressing.

The record carries one account of what happens to them, given by the applicant to the
Advisory Planning Commission on 23 July 2026: pomace composted, three or four
wheelbarrows a year, and lees mixed with dry compost and added to the same pile. He put
the lees at between 25 and 400 litres a year, and said that at volume it carries a high
nutrient value which would matter "if we took that and it ended up in a waterway". Nothing
else in the record addresses either:

e Neitheris mentioned in the first reading report.

e Neitheris mentioned in the temporary use permit or its renewal.

e The Sewerage System Regulation filings cover a liquid stream. Solids are outside them.
e The GARP assessment is a screening of the well. It does not address them.

The question has been asked twice. In February 2021 a member of Council asked how the
waste from production would be dealt with, saying the property she used to own was the
site of the Bowen Island Brewery and "the disposition of the waste was a significant issue
on that property". The answer was: "There's one input into cider, a real cider, and it's fruit
juice, just pure 100% so there's no water, nothing going in." On 23 July 2026 the Advisory
Planning Commission asked what happens to the waste from the cidery processing. The
answer, set out above, closed: "There's no water used in the process that ends up in the
cider as well. That's an important point. Hopefully that answers your question." The first
reading report says the same, one sentence after recording that the well supplies "wash
water in its commercial operations". That is an answer about what goes in. The question is
about what comes out, and the Commission's request for an environmental waste
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management assessment covering production wastewater and cleaning effluent is
unanswered.

This matters on the same ground as the effluent. Applying organic waste to land is a
regulated activity in its own right in British Columbia, under codes of practice made under
the Environmental Management Act dealing with composting and with the use of wastes as
soilamendment. Whether any of that is engaged here cannot be established from the
record, because the record does not say where the material goes. What can be said is that
the property sits on ground the applicants' own assessment describes as having no
confining unit above the bedrock and coarse material of limited capacity to restrict
infiltration, within a Development Permit Area designated for watershed, aquifer and
stream protection, with a watercourse running through it.

What was filed, and what the same works were called

Attachments 4 and 5 to the first reading report are the Record of Sewerage System, filing
VCH-820082, and the Sewerage System Letter of Certification, filing VCH-822083, both
June 2021.

The Record names the structure and then classifies the flow as household waste.
Under "Other Structure (specify)" it says "Cidery". What it certifies is domestic sewage
flow, placed in the lowest band on the form, less than or equal to 9,100 litres a day. The
Letter certifies that "the estimated daily domestic sewage flow through the sewerage
system will be less than 22,700 litres", which is the ceiling of the regulation itself.

What else the Record records:
¢ No treatment method. Type 1, Type 2 and Type 3 are all left unticked.

e Standard practice: "Other". The form offers the Ministry of Health Standard Practice
Manual or Other. Other is ticked, and what that other standard is does not appear
anywhere in the package.

e Depth of native soil to the seasonal high water table or restrictive layer: 100
centimetres.

e Distance to the closest body of surface water: 50 metres.

e Andthe supporting documents are absent. The Record states that information on
the type, depth and porosity of the soil is attached, and that a plot plan and
specifications are attached. The Letter certifies that "appended to this documentis
a plan of the sewerage system as it was built and a copy of the maintenance plan".
None of those documents is in the package.
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The applicant described these works differently at the time. In January 2021 he told the
health authority that "waste water will be put into our recycle water system". The
application his engineer made to the health authority that year was titled "Riley's Cidery |
Recycle Water and Water System Construction Permit Application". Two systems, named
together, by the people who built them.

One of those two systems is documented and the other is not. The water supply system
produced a construction permit, VCH-21-345, an issued Permit to Operate with nine
conditions, inspection reports, sampling results, and an operational trail down to a
chlorine pen calibration finding and a pump problem worked through with the supplier. For
the recycle water system, release 2021-F-208 contains no permit, no completion
document, and no operational record of any kind.

So the works that take this cidery's waste were described by the applicant as a recycle
water system, and what exists on the public record for them is a filing about domestic
sewage with no treatment type, an unnamed standard, and its attachments missing.

The consultants described the same works differently again to their professional peers.
Their 2022 conference abstract submission is titled "Reclaimed Water Made Possible on a
Small Scale Cidery".

The abstract does not name the property, the operator or the island. It describes "a small
island cidery". It is identified as this operation by the applicants, who describe it as their
system.

e Itopens: "This small-scale industrial application benefited from their ground water
supply and its'reuse." The apostrophe is in the original.

e |t saysthe reclaimed water "was used for non-potable irrigation purposes, thus
reducing the demand on their potable water system".

e |t offers to cover "the permitting for, design, and construction of the reclaimed water
system”.

That difference is not a matter of wording:

e "Reclaimed water" is a defined term under the Municipal Wastewater Regulation, made
under the Environmental Management Act. It is administered by the Ministry of
Environment, not by the health authority.

e Irrigation reuse is one of its regulated uses.

e The Province's Reclaimed Water Guideline states that reclaimed water must not be
provided, used or discharged before a registration is effective. A registration becomes
effective only on written notification from the regional director.
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e The Guideline requires that sub-surface disposal of surplus reclaimed water be
supported by a hydrogeological assessment within an Environmental Impact Study,
which "must also consider the vulnerability of nearby aquifers”.

| put this as a question, because it is a question nobody has been asked. If a reclaimed
water system has been built and used at 620 Laura Road, the instrument is a registration
under the Municipal Wastewater Regulation and an Environmental Impact Study with a
hydrogeological assessment. What is in the package is a filing under the domestic sewage
regulation. | have searched the Province's authorisation register and found no entry for this
site.

And a third account of the same works

In January 2021 the owner told the health authority that the operation has "a holding tank
which has been signed off by our local building inspector under BC building code”, offering
to engage a Registered Onsite Wastewater Practitioner "if necessary".

A building inspector cannot sign off a holding tank, and the Building Code contains no
standard for one.

e The Building Act empowers a building official to decide one thing: whether a matter
conforms to a building regulation. It makes no reference to sewage, to the Public
Health Act, or to health authorities.

e The Building Code and the Plumbing Code govern plumbing as far as the connection
point. Neither contains a holding tank standard, a siting rule, a capacity rule, a pump-
out requirement, or anything on disposal of contents. "Holding tank" does not appearin
the Plumbing Code definitions.

e Holding tanks are dealt with by Part 2 of the Sewerage System Regulation. Section 4
requires a permit issued by a health officer, on application with a fee and a
maintenance plan, and the officer may issue only if satisfied the tank is adequate for
the sewage from the structure and will not cause a health hazard. Operating a holding
tank without that permit is an offence under section 12.

e The same regulation prohibits constructing a holding tank within 15 metres of a well,
unless a hydrogeology professional advises otherwise in writing and the health officer is
notified.

So there is a fork, and both routes lead to the same place. If the tank holds domestic
sewage, a health officer's permit was required and a building inspector could not issue it. If
it holds process water from cider production, the Sewerage System Regulation does not
reach it at all, because a holding tank under that regulation is by definition a container for
domestic sewage.
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Either way, the sign-off relied on establishes nothing about the wastewater arrangement.
And the offer to engage a Registered Onsite Wastewater Practitioner misses in the same
direction: that role exists for sewerage systems under Part 3, not for holding tanks.

Whether a permit under section 4 was ever applied for or issued for this property is not
established on any record | have seen.

So there are now three accounts of how the wastewater at this property is handled. Two
filings under the domestic sewage regulation. A reclaimed water system described to a
professional conference. And a holding tank signed off under a statute that does not reach
holding tanks.

The only waste material in the package is the septic review the Advisory Planning
Commission asked to go beyond.

9. Policy 5.2.3, environmental and social impacts of development

The Plan addresses these matters. The application was decided without reference to
any of it.

Policy 5.2.3 requires that local trust committees and island municipalities shall, in their
official community plans and regulatory bylaws, address policies related to the aesthetic,
environmental and social impacts of development.

Bowen's Official Community Plan does address them. It contains a water management
study requirement for industrial and large scale agricultural use of water, a burden of proof
on industrial and light industrial uses to show no deleterious effect on surface and
groundwater supplies, a Qualified Professional's report where a use requires water beyond
a single detached home, an impact assessment provision keyed to effects on water
resources, and a limit on density and type of use by the land's capacity to absorb effluent.

None of them was applied here.

Across five staff reports on this property, not one cites a single Official Community Plan
policy on water, groundwater, aquifers or industrial use. Every policy cited is an
agriculture-support or permit-issuing policy. The five are:

Report Policies cited Any policy on water,
groundwater, aquifers or
industrial use?

Temporary use permit, introduced Objectives 80, 83, 86; Policies 209 None
22 February 2021, decision report and 235; the Rural R1 designation
22 March 2021
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Temporary use permit renewal, 11 Policy 235; Objectives 80, 83, 86 None

December 2023

Rezoning report, 13 April 2026 Objectives 80, 82, 86, 88; the None
Conservation Development Policy

Revised rezoning report, 25 May No Official Community Plan policy None

2026 applied to the proposal. The

Conservation Development Policy
is cited once, for the covenant

First reading report, 15 July 2026, Objectives 80, 82, 83, 86, 88, 89 None
revised 24 July 2026

A note on the numbering. The Official Community Plan objectives were renumbered in the
consolidation of April 2023. The agricultural objectives moved by three. What was
Obijective 80 is now Objective 83, what was Objective 83 is now 86, and what was
Obijective 86 is now 89. The reports in the table were written under both systems, and the
report of 13 April 2026 uses both at once, citing 80 and 86 in the old humbering and 82 and
88 in the current.

So the list does not grow from three objectives to six because the analysis broadened.
Three of the six in the last row are the 2021 three under their new numbers. Policies were
renumbered as well. The temporary use permit environmental standard appears as Policy
235 inthe 2023 renewal record and as Policy 238 in the current consolidation. | cite by
current numbering throughout, and identify each policy by its substance rather than by the
number it carried at the time.

One consequence sits on the face of the 27 July report. In current numbering, Objective 80
is the heading objective of the Plan’s Industrial Land Use Management section. The report
lists it among the objectives it says speak to support for agricultural activity, and prints it
with the text of Objective 83, so the same wording appears twice under two numbers.
Policies 205 and 207 sit immediately after Objective 80 in that same section of the Plan.
Neither is cited.

The full comparison, report by report and policy by policy, is set out in "What each report
said about the Official Community Plan, 2021 to 2026", already before the Committee at
page 152 of the agenda package for 29 July 2026.

Among those never cited:

e Policy 205. Industrial and light industrial uses will prove adequate water supply and
waste disposal capability to ensure that there is no deleterious effect on surface and
ground-water supplies, or to the long term sustainability of these resources.

e Policy 303. Industrial and/or large scale agricultural or recreational use of water will
not be permitted unless a water management study, as part of an environmental
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impact assessment process, has been completed to the satisfaction of Bowen Island
Municipality.

e Policy 294. A Qualified Professional's report is required where a use needs water in
excess of a single detached home and is not on a community water system.

e Policy 60. Surface water supply impact study by a Qualified Professional, where
necessary.

e Policy 13. Impact assessment where environmental impacts are anticipated, with
effects on water resources forming a primary basis.

e Policy 68. The Municipality will request Vancouver Coastal Health to ensure effluent
under its authority does not pollute fresh or salt water.

e Policy 207. All industrial waste management discharge to land and water must be
authorized under the Waste Management Act.

e Objective 127. Density and type of land use not to exceed the capacity of the land to
absorb liguid waste effluent where on-site disposal is used.

What that means for the directive. The Municipality can say its Plan addresses the
matter, because the policies exist. What the record shows is that on this application they
were not reached: not at the temporary use permit, not at its renewal, not at either rezoning
report, and not at first reading. The instruments the Plan provides for weighing
environmental impact were available throughout and were not used.

That bears on the Committee in two ways. It is the measure of what consistency with the
Plan is worth on this file. Consistency with the Plan is the only condition on which a public
hearing may be waived, and that is the route this bylaw was put on. As section 11 sets out,
no determination of consistency appears anywhere on the record. It was not made. It was
assumed. And, as section 12 sets out, several of those policies do not survive into the draft
Plan now being prepared, so the answer that the Plan addresses the matter will shortly be
a weaker one.

10. Covenants
The checklist tells the Islands Trust that covenants are included. None existed.

The checklist now attached to the report states, against policies 3.1.3, 3.1.4, 3.2.2 and
3.3.2: "The rezoning application includes a protective covenant around Murray Creek
riparian area." The same sentence appears against all four, including 3.2.2, which is the
forest ecosystems policy. Against 4.1.8 it states: "Rezoning application includes a
protective covenant for agriculture land that it be used for that purpose.”
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e Bylaw No. 726 contains no covenant. Its four clauses insert a zone variation, a parking
rate, two definitions and a zoning map change.

e Thefirstreading report asks Council whether it "would expect covenants in place”.

e Councilresolved that evening: "that council direct staff to seek protection of the
riparian areas as a condition of rezoning approval and that council direct staff to seek
ongoing protection of the biodiversity of the heritage orchard as a condition of rezoning
approval.”

e Thatwording was drafted during the meeting. A councillor asked to see it, was given it
aloud, and said she liked it "because it doesn’t mean that it has to be a conservation
covenant that could, there’s other tools, potentially”. She then moved it.

e The planner explained what it was and was not: "in terms of ongoing protection of the
biodiversity of the heritage orchard, so it's not about protection of the agricultural land.”

So the checklist tells the Islands Trust that the application includes a covenant for
agricultural land. Council resolved to seek something the planner had just said was not
that. On the riparian side, the checklist uses the present tense for a thing Council directed
staff to go and seek.

What was moved is not a covenant. It is a direction to staff to seek one. It names no land,
no terms, no grantee and no instrument, and it creates and binds nothing. The report
states "Approximate areas of the covenant are shown below:" and nothing follows; the only
map in it is the notification map. The planner had told Council the applicant "is hesitant to
encumber the property with covenants that would place further restrictions on their
operations", and a councillor, asking about the two committees’ covenant
recommendations, said "are those part of your recommendation here? | don’t see them".
The checklist before the Committee says a covenant is included.

What would happen if one were obtained was not settled either. On the preceding bylaw
that same evening Council asked what becomes of referral material amended after a vote,
and did not get a settled answer. Section 12 sets that out. So on the covenants the
Committee is being asked about, the record holds a statement that they exist, a direction
to go and look for them, and no settled account of what would follow if they were found.

Where they would apply is not stated either. Asked at the meeting why the covenants
were not in the recommendation, the planner said of the riparian one: "l think in terms of
the riparian area covenant is fairly straightforward. It’s a small portion of the lot that’s
outside the agriculture area that is riparian." Earlier in the same presentation he had said
that "staff know areas of the property suitable for protection include riparian areas of
Murray Creek and existing farmland”, naming the two together. As section 5 sets out,
planted ground lies on both sides of the creek, so the riparian area is not outside the
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agricultural area. It runs through it. The lotis 19,512.975 square metres on the Province’s
cadastre, about 4.8 acres, and about 2.5 acres of it is planted.

And the same question arises across all three applications. On both neighbouring
applications further riparian protection was proposed. Here the checklist tells the Islands
Trust that a riparian covenant is included, and Bylaw No. 726 contains none. If the
Watershed, Aquifer and Stream Protection Development Permit Area already protects
riparian areas, the covenants proposed on those files were not needed. If it does not, then
at 620 Laura Road there is nothing: no covenant in the bylaw, and the water resources half
of the designation never engaged in over five years. The record does not say which of those
the Municipality means.

And the covenant statements are not the only ones. The same checklist states, against
the freshwater directives 4.4.2 and 4.4.3: "Hydrogeologist report provided as part of the
report outlines water sustainability." The document referred to is the GARP assessment
described in section 4. It is a pathogen screening of one well and it addresses neither
quantity nor in-stream uses.

So of the statements the checklist makes about what the application contains, three are
not correct: ariparian covenant, an agricultural covenant, and a hydrogeologist report on
water sustainability. All three are checkable against the package the checklist travels with.

The instrument proposed is not the instrument that was asked for

The Conservation Development Policy provides for conservation covenants. It asks first for
an analysis of the natural features and environmentally sensitive areas on the site, and
sets a goal that at least 50 percent of the land subject to a rezoning be protected from
further development, with priority to identified sensitive areas.

e On7lJuly 2026 the planner presented that Policy to the Parks, Environment and
Climate Action Advisory Committee as applying, including the 50 percent goal. The
chair asked where the 50 percent was on the map. Staff said they would come back
with the area.

e That committee then recommended 50 percent or more protected by conservation
covenant, to include the heritage orchard and its biodiversity, and Murray Creek
and its riparian area, with the covenanted areas shown on a map provided to
Council and to committees.

e On 23 July the planner told the Advisory Planning Commission something different.
He raised the Policy's wording about applications that increase density, and invited
the Commission to decide whether the Policy applied at all. That had not been put
to the earlier committee.

39 of 52



e Thefirst reading report introduces the Policy for the first time through the
applicant's objection to it, and answers that objection with "Staff believe that the
use of the Conservation Development Policy is appropriate in this case."

¢ Neither the 50 percent goal nor any analysis of natural features and sensitive areas
appears in the report.

What is proposed is not a conservation covenant. It is a protective covenant over the
riparian area, and a covenant over the agricultural land to be used "as either environmental
protection or for agricultural uses".

Those are different instruments doing different work. A conservation covenant identifies
features and protects them. An agricultural covenant restricts land to agricultural use. And
the wording proposed is disjunctive. Either purpose satisfies it.

That matters for what is said to be protected. The heritage collection is not agricultural
production. Itis a genetic collection: about an acre of cordon and espalier, close to a
thousand apple varieties, assembled and grafted over some three decades. The applicants
describe it in those terms themselves, in their letter to Council of 21 July 2026: "/t was
established as a collection of historically significant apple varieties and is valued primarily
for its heritage and genetic diversity." The production planting is separate from it, a block of
freestanding cider varieties planted around 2018.

The agricultural purpose is satisfied by the production planting. The collection could go
and the covenant would still be complied with.

The environmental protection purpose restricts what may be done on the land. It does not
require anything to be done. That is the right instrument for a wood, a wetland or a riparian
margin, all of which persist if left alone.

A collection of grafted trees does not persist if left alone. Cordon and espalier are held by
annual pruning and training. Varieties are held by grafting, and stock that fails has to be
regrafted from scion wood. The identity of a thousand varieties is held in records as much
as in the trees. Withdraw the work and what remains is not a heritage collection but the
trees that happened to survive.

So neither purpose reaches the collection.

What that collection needs is a positive obligation of active horticultural management,
with someone named to carry it, fund it and enforce it. Council resolved on 27 July to direct
staff to seek "ongoing protection of the biodiversity of the heritage orchard", which is the
right object. Nothing in the record addresses how a covenant would deliver it.
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Council asked whether the covenant could be left until later. The Acting Mayor asked
whether, having given first reading and referred the bylaw, staff could explore a covenant
and Council make it a condition at second or third reading. The planner said it could be
done, and pointed to the Islands Trust: if the Trust "comes back and says, well, our
approval would be, you know, conditional on there being a covenant, which they’ve done
for some rezoning applications”, then "clearly, you know, the trust’s expectations, this is
included as well".

On this bylaw the Committee does not approve anything. Bylaw No. 726 is a Land Use
Bylaw amendment referred under section 15.0 of the Letters Patent, on which the
Committee advises whether the bylaw may be contrary to or at variance with the Policy
Statement. Approval, and conditions attached to approval, belong to the Official
Community Plan track. So the assurance Council was given for leaving the covenant until
later is not one this referral can supply.

Covenants that do exist

These are not incidental old charges. They are density control instruments, and the planin
force when they were made treated density as the mechanism for protecting water.

The Official Community Plan then in force was Bylaw No. 14, the consolidated plan
adopted in 1982. It does not treat density and water as separate subjects.

e |ts Water Supply Policy states that the type and intensity of development will be related
to the supply of potable water, and that water supply is a key factor in determining the
extent of new subdivision.

e |ts carrying capacity section scales development to what the soils, water and
vegetation can sustain, with a conservative default where data is missing.

e Its Rural subdivision districts run from about one hectare average down to a four
hectare minimum in Rural 4.

e Groundwater is named in it as an outstanding study, "necessary and should be done in
the near future”. The word aquifer does not appear in the plan at all.

In 1986 Blocks C and D of District Lot 492 were subdivided, and the Province required the
covenant as a condition of granting approval. It caps how many lots may be subdivided
from each remainder, and requires that a stated number of those lots be at least four
hectares. That is the same four hectare figure the plan had set as the floor of its Rural 4
district, applied here to a specified number of lots rather than to all of them.

This submission does not say the covenant is about water. It does not say so, and it gives
no reason. What is said here is narrower and is on the record: the covenant imposes a
density limit, and that density limit was, under the plan then in force, a carrying capacity
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measure tied expressly to potable water supply and septic capability. The two cannot be
treated as unrelated.

Nor does that expand what the covenant restricts. The plan explains why the density cap is
there. It does not convert the density cap into a water quality control the covenant does not
contain.

When Bowen Island became a municipality in 2000, it inherited the covenant.

Two covenants registered at the same instant, 19 November 1986 at 15:08. Both are
section 215 covenants. Both are marked "inter alia”, so each reaches beyond the parcels
named here.

e P106531 burdens both 620 Laura Road and 1355 Westside Road. Agreement made 24
July 1986. Grantor Sunset Park Estates Ltd. Grantee the Province, as represented by the
Minister of Municipal Affairs. It has since been transferred to Bowen Island Municipality
under transfer number BR274847.

Its recitals record that the Grantor had subdivided Block C and Block D of District Lot 492,
Plan 7107 into 14 lots and two remainders, and that the Grantee required the covenant "as
a condition to granting its approval to the subdivision".

Its two operative clauses are these:

FIRSTLY: That the total number of lots allowed to be subdivided from the remainder of
Block "D" shall be a maximum of seven (7) with at least one lot of a minimum area of
four (4) hectares.

SECONDLY: That the total number of lots allowed to be subdivided from the
remainder of Block "C" shall be a maximum of fifteen (15) lots with at least eight (8)
lots of a minimum area of four (4) hectares.

It runs with the land and binds successors and assigns.

So it caps the number of lots, and requires that at least one of the seven permitted in Block
D be four hectares or more. It sets no minimum for the others. A density control instrument
in its own words, imposed as a condition of subdivision approval. 620 Laura Road is Lot 1,
Block D, District Lot 492, Plan 22501, within the Block D remainder that the covenant
governs. The Municipality is the registered holder of it, on the land it is rezoning, and on the
adjoining land it has stopped pending a watershed management plan.

e P106532 burdens Lot 7 Adams Road. It is registered to the Province as represented by
the Minister of Environment, with the Greater Vancouver Regional District as co-
grantee. The Regional District required it as a condition of subdivision approval. Every
one of its operative conditions is measured from the natural boundary of "un-named
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creek”. The Municipality's own mapping shows several watercourses crossing that
parcel, including Murray Creek and Bowen Brook, and a number of unlabelled
tributaries. So applying the covenant requires establishing which watercourse is
meant, and where its natural boundary runs now. Nothing in the record shows either
being done.

Neither covenant was identified by the planning process in any of the three rezonings.

P106531 was raised by a member of the public at the Advisory Planning Commission on 3
February 2026, and again in the Council package of 9 March 2026. The staff report
prepared for that meeting did not address it.

11. Timing

The public hearing

The staff report of 13 April 2026 recommended against waiving it: staff "recommend not
waiving the Public Hearing".

The revised report of 25 May 2026 introduced the route that sets it aside. It is the same
report in which the hydrogeologist assessment and the wastewater letter of assurance
no longer appear.

On 25 May, by motion 26-217, Council directed that notice be given under section 467
of the Local Government Act.

A hearing may be waived only where an official community plan is in effect and the
proposed bylaw is consistent with it, under section 464(2). Notice under section 467 is
the consequence of a valid waiver, not the authority for one.

The motion cited only section 467. Consistency was not discussed, and no
determination of consistency appears on the record. The first reading report returns to
the hearing only as an alternative Council might take, not as a test that had been met.
If no Official Community Plan policy on water has ever been applied to this proposal,
across five reports and five years, the consistency finding that would justify removing
the hearing has not been made.

Council is not foreclosed. On 27 July the planner said staff would return for second and
third reading with an alternative, and that a public hearing, if Council wanted one,
would come after second reading. The Advisory Planning Commission recommended
on 23 July that Council should still consider holding one.

The Municipality’s public page for this application, dated 10 February 2026, still lists
only the staff reports of 30 March and 25 May 2026 and links the original application,
which included the guest house use since removed. It says nothing about a hearing not
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being held, and it describes the first reading meeting as one: "Council will be
considering a First Reading at its Regular Council Meeting held at 1:00 pm on Monday,
July 27, 2026, to consider Amendment Bylaw No. 726, 2026. This hearing will be held at
the Community Centre and online via Zoom."

What left the report at the same time

An assessment was required once, and by staff, not only by the health authority. The staff
report of 13 April 2026 set out Vancouver Coastal Health’s comments: that the
Municipality could require an assessment by a professional hydrogeologist of additional
demand on site and of the quality of the water being used, and that it require a letter of
assurance on the wastewater system. The report then says: "Staff recommend that both
these suggested and recommended reports be required of the applicant to complete
concurrently with this round of referrals. The applicant has no concerns with this
requirement.”

Neither appears in the revised report of 25 May 2026. In between, on 9 May, the application
was amended to remove the guest house use. That accounts for the wastewater
recommendation being revisited: the planner told Council he re-referred it to Vancouver
Coastal Health and asked whether the recommendation still held for a cidery alone. It
does not account for the water one. Nothing in the record shows the hydrogeologist
assessment being re-referred, and no reason for its removal is given. The quality of the
water being used on the property does not turn on a guest house.

The schedule this referral sits inside

The route was chosen on 25 May 2026 and the reasoning is on the record.

e The applicants told Council that as a seasonal business they make production
decisions during harvest in early September, and asked for certainty before then.

e The planner said the applicants were "seeking a way that this could be a more
streamlined process given their TUP timing and the reduced scope of the application”.

e He setoutthree routes. The full process takes seven appearances before Council:
introduction, results of referrals, first reading, second reading, public hearing, third
reading, adoption. The third route removes the hearing.

e Ontiming: "if we're looking at referrals in June we're looking at bylaw reading in July and
then we're doing island[s] trust referral in either case which they have 45 days to
respond. So then they would be responding in August... Either way it would get you to
second reading in September. The difference being without the public hearing you
could do second and third reading in September, you could adopt it | guess at the
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following September meeting or October meeting for UBCM, whereas with a public
hearing that wouldn't be possible."

e Onthe mechanism: "what this requires is that we give notice instead at bylaw for first
reading. So we need the Council direction to pursue this path in advance of first
reading."

So the sequence was set before the bylaw was drafted. The Municipality’s adopted 2026
Council meeting schedule shows no meetings in August, and the next regular Council
meeting after 27 July is 8 September. First reading therefore had to be given on 27 July, and
the forty-five day window runs across August. On the planner’s own account the
September step is not two steps: second and third reading would be taken at the same
meeting, with adoption at the meeting after. The schedule puts those two meetings on 8
and 28 September.

Two things follow:

e The forty-five days are the only interval in that schedule. The Committee's response is
the last external input before second and third reading are taken together.

e The compression shows in what arrived. The checklist required before first reading was
not in the report at first reading. The covenants the checklist told the Islands Trust were
included did not exist. And where the report says "Approximate areas of the covenant
are shown below:", nothing follows, so there is no map of where a covenant would
apply either.

Council said as much itself. Speaking to the referral motion, a councillor described the
application as being "rushed to a certain extent to accommodate the owners", said of the
correspondence before Council that "we don’t have that material in front of us today",
hoped that staff would "ask those questions on our behalf of Vancouver Coastal Health",
and referred on the footing that "/ don’t think that our decision today to refer it to trust
would necessarily change in terms of it having to going back to trust”. That last
understanding is the question the planner had answered both ways earlier that evening, on
the preceding item.

There is no later stage

In June 2025, on Bylaws 673 and 675, Islands Trust staff told this Committee that more
information on water availability and the proposed water source should be required before
a clean finding could be made. The answer accepted was that proof of water would be
required at subdivision, under Land Use Bylaw sections 6.19 and 6.20.

There is no subdivision at 620 Laura Road. There is no later stage at which that proof would
be required.
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12. Why this is before the Committee

| am putting these matters before the Committee in advance of the referral being
determined, so that they can be reviewed and so that they are on the record.

That is also why the submission runs to the length it does. It is not advocacy at length. It is
arecord, set out with its sources, so that each part of it can be checked.

The referral falls between first and second reading. The Committee will form a view on
whether the bylaw is contrary to or at variance with the Policy Statement. This submission
sets out what the record holds on the directives that view turns on, so the material is
before the Committee when it decides rather than afterwards.

Two matters have never been examined by anyone:

e Groundwater availability, and the effect of this use on the aquifer and on surrounding
wells, covering quantity, drawdown and seasonal demand. That is what the
Municipality's own Development Permit Area calls for, what its advisory committee
asked for, and what the health authority's engineer raised in 2021.

e The process effluent, assessed for what it is, beyond the review of the domestic sewage
system. That is what the Advisory Planning Commission asked for and did not receive.

And one further matter, which is not about examination but about what the Committee
receives: the checklist that starts the staff report on the referral was not in the report
Council considered, and the report has since been republished with a checklist inserted
into it.

That last one is the only matter here the Committee can settle and this submission cannot.

What was sent to the Committee is not something this submission can establish. Council
resolved on 27 July to refer the checklist included in the on-table items package of that
meeting. Whether the document the Committee received is that document can be
established at your end and nowhere else.

Attached is the first reading report as it stood at the meeting of 27 July 2026, downloaded
before it was replaced. Its history to that point follows the Municipality's own published
procedure. The report is dated 15 July and was published with the agenda on 20 July, seven
days before the meeting. That version is held by the Internet Archive. The Advisory Planning
Commission met on 23 July. The report was revised on 24 July to record its
recommendations and republished in the late items agenda, three days before the
meeting. All of that is what the procedure provides for.

What followed the meeting is not. The Municipality's website now serves a version last
modified at 19:43 on 27 July. Comparing the attached copy with the document the
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Committee received will show what, if anything, has been added since Council referred the
bylaw.

There is a reason to look. On the preceding bylaw that same evening, the planner told
Council that changes would be made to the referral material after Council had voted,
including changes he would make himself. A councillor asked what that meant: whether
the amended material would come back to Council for approval and then go to the Islands
Trust again. The answer was no, and then, in the same answer, that it goes back before
adoption. Another member said she was not following.

The plan now being written, which comes to the Committee for approval

This submission concerns one bylaw on one property. | note only that the tests it shows
were not applied here are, in the draft Official Community Plan now being written, largely
not there to apply at all. The water management study requirement for industrial or large
scale agricultural use of water does not appear. The requirement that industrial uses prove
no deleterious effect on surface and ground-water supplies has been moved inside the
Industrial designation, so that it reaches businesses in that designation rather than an
industrial use wherever it occurs. The impact assessment policy is narrowed to residential
proposals requiring rezoning. And "agricultural processing" is added as a supported main
use in Rural Residential, and is not defined anywhere in the draft.

| do not take that further here. Under the Letters Patent an Official Community Plan bylaw
does not come to this Committee for comment. It comes for approval, on a stricter route:
referred before the public hearing, with no hearing until the Committee responds or forty-
five days pass, and the Committee’s comments introduced into the hearing. That is the
occasion forit, and | will address it then. The Terms of Reference of the Municipality’s own
steering committee say the revised plan will meet the central object of the Islands Trust.
Not have regard to it. Meet it.

It bears on this referral in one respect only. The answer available to the Municipality on
section 5.2.3 is that its Plan addresses these matters. On this application that answer was
never tested. On the plan that follows it, it will be a weaker one.

What this is about

Bowen's fresh water is rainfall. It is recharged into a shared and unmetered pool, and
nothing else feeds it. None of the island's streams is gauged. Groundwater is monitored
through two provincial observation wells. The aquifer under this property is classified on
between eight and fourteen well records, and that classification records heavy
development and a downward trend in water levels needing investigation.
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And the island has already grown several times over on that pool. The resident
population was in the order of 800 to 900 around 1980, shortly before the Official
Community Plan that named a groundwater study as necessary. It passed 1,000 in 1983,
reached about 3,100 by 2002, and was 3,680 in 2016 and 4,256 in 2021. The increase
between those last two censuses was 15.7 per cent, against 7.3 per cent for Metro
Vancouver over the same period. Roughly 365 single detached homes were added
between 2011 and 2021.

That growth happened before any densification provisions existed, and the groundwater
study named in 1982 has still not been done.

Demand on that pool is set to rise, and the increase is required by statute. Provincial
legislation obliged the Municipality to prepare an interim housing needs report on a twenty-
year horizon, and to amend its Official Community Plan and Zoning Bylaw by 31 December
2025 to accommodate the twenty-year figure as a minimum.

That report, dated November 2024, states: "The anticipated number of new housing units
needed within the next 20 years is 1,393.” Bowen had 1,720 households in 2021. The
twenty-year figure is therefore an increase of about eighty per cent on the number of
households on the island.

The largest single component of it is 820 units for anticipated household growth. That
figure is the average of two scenarios: a local one running Bowen from 1,720 households in
2021 to 2,601 by 2041, which is 881 units, and a regionally based one giving 759.

Where those units go is the point. The same report lists, as actions the Municipality has
already taken to reduce housing need, that it has "removed minimum lot size regulations
for detached secondary suites on residential lots on Bowen" and adopted a "Bylaw
permitting secondary suites and detached secondary suites on all residential properties on
Bowen Island". So the capacity is being created on lots that already exist, alongside the
build out of lots already subdivided. Not on new ground. On the ground where the wells
already are.

That bylaw is one the Committee has seen. In June 2022, on Bylaw No. 581, the
Municipality's position was that the amendment "does not increase the density already
permitted in the land use bylaw and as such is not increasing intensity or density of
development”, and Islands Trust staff concurred that the remaining directive policies did
not apply. Policies 4.4.2 and 4.4.3 were marked not applicable on that referral.

Two years later the same measure appears in a report to the Province as one of the actions
by which the Municipality is accommodating 1,393 additional units.
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Bowen is also close to a statutory threshold. The provincial small-scale multi-unit housing
requirements bind municipalities above 5,000 residents, and above that threshold the
legislation requires three to six units to be permitted on many residential lots. Bowen was
4,256 at the 2021 census and 2026 is a census year. Whether and when the island crosses
that threshold is a matter for the plan rather than for this bylaw, and | raise it only to show
the direction of travel on the same ground.

The draft plan directs that growth to land which is already settled. That is where the wells
already are, and as section 4 sets out, it puts this ground into a designation with an average
parcel size of 2 hectares and no minimum lot size.

What follows from that is not speculation. It is already in the record on this island.

e Vancouver Coastal Health's inspection records for Bowen water systems record wells
that no longer produce enough, and wells taken out of use for that reason.

e The same records include a private well abandoned for salt water intrusion. That
observation has no route into the provincial aquifer record.

e The Province's own 2006 classification of Aquifer 749, which underlies this property,
records elevated chlorides in some wells along its southern boundary. Its classification
of Aquifer 747 records elevated arsenic reported locally. As section 2 sets out, the
Province describes all five of Bowen's bedrock aquifers as parts of one larger fractured
crystalline system, and the hydrogeologist retained on the neighbouring application
describes the boundary between two of them as administrative rather than hydraulic.

e On 11 December 2023 the Islands Trust's Senior Freshwater Specialist told Bowen
Island Municipal Council that new development can mobilise arsenic.

Anisland running short of water, or contaminating the water it has, is a foreseeable
outcome here, not a remote one. Preserving and protecting fresh water is the object the
Islands Trust was given. Land use is the instrument it was given to do it with. This is what
that instrument is for.

I hope itis of use to the Committee in its consideration of the referral. It is with you now.

Heather Miller
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NOTES

Several findings here rest on the absence of a document. This note says how that was established.

| searched the Municipality’s published agendas and minutes for every meeting at which this property appears
from February 2021 to July 2026; its water conservation and alerts pages; the Province’s groundwater wells and
aquifers register and its waste discharge authorisation register; Vancouver Coastal Health’s published facility and
inspection records for the systems named; the Land Title and Survey Authority; Metro Vancouver’s Sensitive
Ecosystem Inventory; and the Islands Trust’s published agendas and reports. Where a search returned nothing,
this submission says so. An absence in a register is a record of what the register holds, not proof that a thing does
not exist.

I hold copies of the records relied on and can provide them. Every passage of speech quoted here is taken from the
recording of the meeting named and checked against the audio.

On section 3, | hold every version of the first reading report as published. Their file properties record that the
version published for the meeting was last modified before it, and that the version published afterwards was last
modified at 19:43 on 27 July 2026, after the meeting. Both carry the same internal identifier, which is what one
document saved twice looks like, rather than two documents prepared separately. | have also recorded, for each
file, the digital fingerprint that identifies it uniquely, so that anyone holding a copy can confirm it is the same file.
Those values are available.

Three things could not be established. Whether a permit under section 4 of the Sewerage System Regulation was
applied for or issued for the holding tank at this property. Whether any registration exists under the Municipal
Wastewater Regulation for a reclaimed water system here. And the volume of water the operation uses, on which
see section 4.

What has been requested to date. Requests for records bearing on this application have been made under the
Freedom of Information and Protection of Privacy Act. As at the date of this submission, none has produced
records.

e Bowen Island Municipality, request of 23 June 2026, file FOI-2026-02.

e Bowen Island Municipality, request of 31 July 2026, file FOI-2026-03.

e Vancouver Coastal Health, request of 26 June 2026, file 2026-F-494.

e Liguor and Cannabis Regulation Branch, request of 6 July 2026, file AGR-2026-055627.
e Liquor Distribution Branch, request of 6 July 2026, file LDB-2026-055633.

e |slands Trust, request of 19 July 2026, file BIM-FOI-37-2026.

The list above is where that stands today, and it will grow.

Two strands of work continue and are not relied on in this submission. The first is comparative analysis of well
distribution and settlement across the Islands Trust islands, bearing on how density and intensity are measured.
The second is the draft Official Community Plan. That work is wider than this bylaw, and this submission touches
only the part of it that bears on these directives. Both will be put to the Islands Trust and to the Municipality
separately.
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SOURCES

Documents relied on more than once, or which a reader could not retrieve from the description alone.

e  Bowen Island Municipality Land Use Bylaw No. 57, 2002, consolidated November 2025.

®  Bowen Island Municipality Official Community Plan Bylaw No. 282, 2010, consolidated April 2023.

o  Official Community Plan Bylaw No. 14, the plan dated March 1981 and adopted 1 May 1982, for the Water
Supply Policy, the carrying capacity section, the Rural subdivision districts, Appendix B on further studies
required, and Appendix D on growth trends.

® Land Use Bylaw Amendment No. 301, 2011, Watershed, Aquifer and Stream Protection Development Permit
Area guidelines.

® Bowen Island Municipality Building Bylaw No. 489, 2019, and the Certificate of Occupancy of 2 October 2020
under Building Permit 20200165.

® Bowen Island Municipality, draft Official Community Plan, as published for round two engagement, 2026.

e  Official Community Plan Update Steering Committee, Terms of Reference.

® Bylaw No. 726, 2026, and the first reading report of 15 July 2026 revised 24 July 2026, with attachments. Two
versions, as recorded in the notes.

e The five staff reports listed in section 9.

® GARP Hazard Assessment, Riley’s Cidery, 620 Laura Road, Revision 0, 30 April 2021, file 2121-00776-00, with
Appendices Ato F, attached to the first reading report.

e Record of Sewerage System, filing VCH-820082, and Sewerage System Letter of Certification, filing VCH-
822083, both June 2021.

o  McElhanney, "Reclaimed Water Made Possible on a Small Scale Cidery", abstract submitted to the 2022
British Columbia Water and Waste Association conference.

e Regular Council agenda, 27 July 2026, as published 20 July 2026 and archived by the Internet Archive on 21
July 2026.

® Bowen Island Municipality, 2026 Council Meeting Schedule, as published on the Municipality’s Council
meetings page.

e  Bowen Island Municipality, "Deadlines for Submissions to Council on a Meeting Agenda", as published on the
Municipality’s website, for the on-table items procedure.

® Correspondence to Mayor and Council, 9 July 2026, on item 3.1, Eagle Cliff and Cove Bay water systems
update.

e Bowen Island Municipality, Bluewater Park Water System Replacement Project page, for the connection
counts on the three west side systems and the statements on supply. Live web page, accessed 19 August
2026. Archived copy held.

e  Bowen Island Municipality, Water Conservation page and Alerts page. Live web pages, accessed 18 August
2026. Archived copies held.

e Bowen Island Municipality, "Attention Private Well-Users", at bowenisland.civicweb.net/document/261266,
linked from the Municipality’s Private Wells page as "Tips for Private Well Users".

e Bowen Island Municipality, news release "New Water Quality Study Highlights Need for Ongoing Protection of
Grafton Lake", 5 August 2025.

e  Bowen Island Municipality, Grafton Lake Watershed Management Plan procurement: the staff report on the
request for proposals, November 2025, and the staff report on the contract award to Urban Systems at
$100,000, 26 January 2026.

® Mike Turley, "Geotechnical Analysis to Identify Potentially Hazardous Areas for Development on Bowen
Island”, final report, August 2021, prepared for the Manager of Planning and Development, Bowen Island
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Municipality, under the UBC Sustainability Scholars Program. At
bowenisland.civicweb.net/document/330867.

Islands Trust Policy Statement, consolidated 2023.

Bowen Island Letters Patent, section 15.0.

Islands Trust Council and Bowen Island Municipality Protocol Agreement, 2014.

Islands Trust, Request for Decision and Policy Statement Directives Checklist on Bowen Island Municipality
Bylaw No. 581, June 2022.

Islands Trust, "Howe Sound Aquifer Conceptualization and Groundwater Recharge Mapping”, presented as a
delegation to Bowen Island Municipal Council, 11 December 2023, at pages 10 to 25 of the agenda package
for that meeting, the recharge potential map at page 21.

Province of British Columbia, Groundwater Wells and Aquifers register (GWELLS), apps.nrs.gov.bc.ca/gwells,
for the well records, well counts, correlation status and artesian conditions cited in section 4. Accessed 16
August 2026.

Province of British Columbia, Groundwater Team, correspondence of January and February 2026, on well
correlation, the 2006 Bowen aquifer mapping, and how uncorrelated wells are counted. Held.

Province of British Columbia, Aquifer Classification Work Sheet, Aquifer 749, 1 January 2006, reproduced at
Appendix D of the GARP Hazard Assessment.

Province of British Columbia, Aquifer Stress Index, and the dataset published with Water Science Series
WSS2018-04.

Conditional Water Licence C107480, Frank Spring, Province of British Columbia. Licence and technical plan
documents downloaded from the Province’s Water Rights database, which records the licence as surface
water, current, issued 31 August 2000, priority 25 November 1993, file 2001777.

Metro Vancouver Sensitive Ecosystem Inventory, polygons 62288, 62124, 62735 and 62221, read from the
Metro Vancouver SEI map viewer at gis.metrovancouver.org/mvmaps/SEl, accessed 19 August 2026.
Statistics Canada, Census Profile, 2021 Census of Population, for population, land area and population
density per square kilometre. Bowen Island, Island municipality, census subdivision; and the twelve Islands
Trust Area island trust designated places. Accessed 18 August 2026.

Land Title and Survey Authority of British Columbia: Covenant P106531 and Covenant P106532, both
registered 19 November 1986 at 15:08.

Vancouver Coastal Health, FOI release 2021-F-208, 421 pages, released to the author and held. Source for the
Public Health Engineer’s correspondence of 27 May 2021, the creek flow exchange of 8 and 9 April 2021, the
applicant’s correspondence of January 2021, the construction permit and Permit to Operate for the water
supply system, and the absence of any equivalent record for the recycle water system. Health authority
releases are not published on the Province’s Open Information site.

Ministry of Public Safety and Solicitor General, FOIl release PSS-2021-11208, responded 2021, published on
the Province’s Open Information site 24 April 2023. 152 pages. Source for the Certificate of Occupancy of 2
October 2020 at page 126, and for the licensing sequence for Winery Manufacturer Licence 308879.
Environmental Management Act, S.B.C. 2003, c. 53. Water Sustainability Act, S.B.C. 2014, c. 15. Public Health
Act, S.B.C. 2008, c. 28. Building Act, S.B.C. 2015, c. 2. Drinking Water Protection Act, S.B.C. 2001, c. 9.
Sewerage System Regulation, B.C. Reg. 326/2004. Waste Discharge Regulation, B.C. Reg. 320/2004. Municipal
Wastewater Regulation and the Province’s Reclaimed Water Guideline, July 2013. Code of Practice for
Agricultural Environmental Management, B.C. Reg. 8/2019. Classification of Land as a Farm Regulation, B.C.
Reg. 411/95.

British Columbia Building Code, for the definitions of distillery and of distilled beverage alcohols, and the
Group F occupancy classifications.
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To: Mayor Leonard and Council
From: Daniel Martin

Date: July 15, 2026 Meeting Date: July 27, 2026
Revised July 24, 2026 to include recommendation made by the Advisory Planning Commission at its July 23,
2026 meeting.

Subject: 620 Laura Road
LOT 1 BLOCK D DISTRICT LOT 492 PLAN 2250
File: RZ-2026-0014

RECOMMENDATION
That Bylaw No. 726, cited as “Bowen Island Municipality Land Use Bylaw No. 57, 2002, Amendment
Bylaw No. 726, 2026” be read a first time;

That Council refer Bylaw No. 726, 2026, and the attached Islands Trust Policy Statement checklist to
the Islands Trust; and

That Council direct staff to return with the results of that referral.

PURPOSE
To present to Council a bylaw to amend the Land Use Bylaw at 620 Laura Road permitting cidery use
for consideration of First Reading.

BACKGROUND

Bowen Island Municipality staff most recently presented application RZ-2026-0014, at 620 Laura
Road, at the May 25, 2026 Regular Council Meeting. That application sought to permit cidery as a
zone variation at 620 Laura Road. At that meeting Council adopted the following motion:

That Council refer the revised RZ-2026-0014 (620 Laura Road) to the Advisory Planning
Commission and the Parks, Environment, Climate Action Advisory Committee for a
recommendation; and

That Council directs staff to prepare bylaws to amend the Land Use Bylaw to allow the
development proposal in OCP/RZ-2026-0014.

Underlying details of the subject property and existing TUP can be found in the previous staff report
on this application.
RESULTS OF REFERRALS
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https://bowenisland.civicweb.net/document/342181/
https://bowenisland.civicweb.net/document/340495/
https://bowenisland.civicweb.net/document/340495/

Parks, Environment, and Climate Action Advisory Committee (PECAAC)
The PECAAC met to discuss this referral at their July 7" meeting, and adopted the following
recommendation:

That the Parks, Environment and Climate Action Advisory Committee recommend the following
regarding RZ-2026-0014 (620 Laura Road) before formal consideration by the committee:
e That the proponent must meet BIM’s Conservation Development Policy by

0 Protecting 50% or greater of the property for conservation purposes

0 Using conservation covenants

0 Including the heritage orchard, its associated biodiversity, and Murray Creek and its
associated riparian area in covenanted areas

0 Indicating where covenanted areas on a map to be provided to Council and
committees

e That an assessment from a professional hydrogeologist be completed to investigate
potential impacts on the ground watershed, including cumulative impacts and consideration
of climate change.

e That the proponent engages a Registered Onsite Wastewater Practitioner or a suitably
qualified professional to provide a Letter of Assurance that confirms that the intended use of
the property will not have a negative impact on the onsite wastewater system.

e That clarification be provided on the quantity and composition of any solid and liquid waste
that may be disposed of on the property, now or in the future, and any known impacts of
such disposal.

e That Council consider a restriction or a limit on cidery output if deleterious effects are
anticipated with a significant increase in cidery production.

CARRIED UNANIMOUSLY

Advisory Planning Commission (APC)
The APC met to discuss this application at their July 23, 2026 meeting. At the meeting the APC
adopted the following recommendation:

That the Advisory Planning Commission recommend the following regarding RZ-2026-0014 at 620
Laura Road:

e That an environmental waste management assessment be required to evaluate
production wastewater, cleaning effluent, and organic byproducts from cidery operations,
ensuring waste impacts are fully assessed beyond the septic review.

e That consideration of the rezoning be deferred pending completion of the Grafton Lake
Watershed Management Plan to ensure watershed impacts are fully assessed.

e That Council should give consideration to whether there is a method, either through a
covenant or the application of the Conservation Development Policy, to preserve the
diversity of the existing heritage orchard.

e That Council should still consider having a public hearing for this application.

CARRIED. COMMISSIONER DOHMEIER IN OPPOSITION

RZ-2026-0014 620 Laura Road
July 27th, 2026
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OFFICIAL COMMUNITY PLAN

620 Laura Road is designated as “R1 — Rural 1.” This designation identifies: Properties designated as
Rural 1 include large lots that provide rural resource values, such as agriculture and forestry, and
properties that have been maintained for purposes of a rural lifestyle.

A number of objectives speak to support for agricultural activity.

Objective 80
To encourage commercial and domestic agriculture in suitable locations, and to encourage local
food production.

Objective 82.
To preserve lands that are used or are suitable for agricultural activity

Objective 83
To encourage commercial and domestic agriculture in suitable locations, and to encourage local
food production.

Objective 86 To promote sustainable active farming on lands with agricultural potential and to
protect the resources necessary for such agricultural activity for:

e purposes of domestic food production;

e preservation of open space and a rural atmosphere; and

e to contribute to a sense of community on Bowen.

Objective 88
To provide for the supporting infrastructure necessary to maintain and strengthen the agricultural
economy.

Objective 89
To encourage land uses that are compatible with farming to be established in conjunction with
agricultural activity.

As outlined above, this application, for cidery use is consistent with Bowen’s 2011 Official Community
Plan. In particular, the application provides a clear case study of how to meet Objectives 88 and 89.

STAFF DISCUSSION

Water

Riley’s Cidery has provided a Hydrogeologist Report, completed in 2021 as part of the application for
a permit from Vancouver Coastal Health. That report considered whether the quality of water
intended for use at the Cidery is influenced by surface water and is ‘Groundwater at Risk of
Pathogens’ (GARP). The report provides details on the water supply for the property, coming from a
surface water license (for irrigation of the orchard) and an existing well (for wash water in its
commercial operations). Water is not used in the production of cider itself.

RZ-2026-0014 620 Laura Road
July 27th, 2026
Page 3 of 8

Appendix A. First reading report as published for the meeting of 27 July 2026.

A-3



The report concludes that the risk of pathogens is low, but not absent. The report recommends
periodic testing for pathogens at the discretion of VCH. The report also recommends periodic
inspections of the cistern and water conveyance system.

Septic
At the May 25" meeting, staff provided Council with a recommendation from Vancouver Coastal
Health on this application, which said:

In reviewing this application, Vancouver Coastal Health recommends that the Bowen Island
Municipality require that the proponent engages a Registered Onsite Wastewater Practitioner or
a Professional to provide a Letter of Assurance that confirms that the intended use of the property
will not have a negative impact on the onsite wastewater system and that the system can handle
the proposed new use.

After the application was amended, staff re-referred the reduced application (for cidery use only)
to Vancouver Coastal Health, who replied:

A ROWP letter of assurance was recommended for the guest house to confirm the potential
additional flow into the septic system would not cause a negative impact. If there is no change in
actual usage, no | don’t think a letter of assurance from a ROWP is required.

The applicant has provided (and staff have attached to this report) records of the sewage filing
associated with the Cidery opening in 2021.

Conservation Covenant

As discussed with PECAAC and in earlier Council reports, staff have recommended a protective
covenant be placed on Riparian areas of Murray Creek and on agricultural land, particularly the
heritage apple orchard. The Murray Creek covenant would protect the riparian area from
development, while the agricultural covenant would protect that land as either environmental
protection or for agricultural uses. Approximate areas of the covenant are shown below:

The applicant has questioned the applicability of the Conservation Development Policy, given its
stated objective “to ensure all rezoning applications which increase density outside of the Snug Cove
Village incorporate Conservation Development principles and achieve a goal of “Nature Needs Half.”
Staff believe that the use of the Conservation Development Policy is appropriate in this case, for an
application that is seeking additional uses on its property. Council may wish to indicate to staff
whether they would expect covenants in place to protect riparian areas and/or agricultural areas as
part of this rezoning application.

Cidery Definition
Bylaw No. 726, 2026 has been drafted to contain the same cidery definition as found in the TUP issued
for the property. This definition reads:

“CIDERY” means the use of buildings and structures for the production of cider, at a
cidery facility licensed by the Liquor and Cannabis Regulation Branch, where at least
25% of the cider production comes from fruit grown on the same /lot, or from

RZ-2026-0014 620 Laura Road
July 27th, 2026
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another lot which is part of the same business. Imported British Columbia fruit used
in the cidery shall be limited to no more than 75% of cider production. A cidery may
include cidery tours, cider tasting, cider sales, a picnic area, lounge

endorsement, and the sale of cidery promotional products.

The applicant, in a letter dated July 21, 2026, proposes an alternate definition that would match the
Liguor Distribution Brach (LDB) land-based winery requirements, which are:

e 100% of the product must be made from fruit grown or produced in British Columbia;

e atleast 25% of the fruit used in production must come from acreage owned or leased by the
licensee; and

e at least two acres of fruit orchard must be maintained at the licensed establishment.

The key differences seem to be:
1. There would no longer be a volume threshold of fruit coming from 620 Laura Road; and
2. There would be a requirement to maintain 2 acres of orchard to continue cidery production.

The applicant notes that this definition, aligning with the LDB criteria, removes a hurdle for Riley’s
Cidery to meet different standards to continue to operate. This alternate definition may also remove
one misaligned incentive in the current definition. Namely that the heritage orchard on the property
was planted and maintained for a wide variety of apples, rather than to maximize apple production.
Under the current defection, to increase production the cidery would be incentivized to modernize
the heritage orchard to prioritize increased apple production rather than maintaining the diversity of
apple species. However, this definition would also mean that cidery production would no longer be
tied as closely to the actual production on the site.

ISLANDS TRUST POLICY CHECKLIST
Staff have prepared the Islands Trust Policy Checklist to form part of the bylaw referral to the Islands
Trust. The checklist is provided in Attachment 2.

FINANCIAL/ RESOURCE/MAINTENANCE CONSIDERATIONS
This report is not anticipated to have a financial impact.

ECOLOGICAL/ENVIRONMENTAL/CLIMATE CONSIDERATIONS

This property includes a portion of Murray Creek along the eastern border of the site, and it’s
associated riparian area. Staff propose that, through implementation of the Conservation
Development Policy, portions of the riparian area be protected through a restrictive covenant.

COMMUNICATION TO THE PUBLIC

In advance of this meeting, staff gave notice of Council’s consideration of First Reading. Notice was
placed in the Island Page, on an onsite notice sign, updated on the Municipal website, and mailed to
property owners within 300 metres of 620 Laura Road, shown on the map below.

Figure 1 — Properties receiving mailout notices

RZ-2026-0014 620 Laura Road
July 27th, 2026
Page 5 of 8
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At time of writing Staff have received one letter on the application, which is included in the July 13"
Council agenda.

CONCLUSION
Staff present here a bylaw for consideration of First Reading to enable application RZ2026-0014 and
recommend the bylaw be read a first time and referred to the Islands Trust.

ALTERNATIVES
Council has the following options available as alternatives to the staff recommendation:
1. The applicant has written to Council recommending an alternative cidery definition. Council
may wish to make a motion amending Bylaw No. 726, prior to granting First Reading.
Council would make the following motion:

That Council direct staff to amend the cidery definition in Bylaw No. 726, 2026 to read:

“CIDERY” means the use of buildings and structures for the production of cider, at a
cidery facility licensed by the Liquor and Cannabis Regulation Branch, where at least
25% of the cider production comes from fruit grown on the same lot, or from another
lot which is part of the same business. Any imported fruit used in the cidery shall be
grown in British Columbia. A cidery must maintain 2 acres of fruit orchards on the
same lot. A cidery may include cidery tours, cider tasting, cider sales, a picnic area,
lounge endorsement, and the sale of cidery promotional products.

That Bylaw No. 726, cited as “Bowen Island Municipality Land Use Bylaw No. 57, 2002, Amendment
Bylaw No. 726, 2026” be read a first time as amended;

RZ-2026-0014 620 Laura Road
July 27th, 2026
Page 6 of 8
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That Council refer Bylaw No. 726, 2026, and the attached Islands Trust Policy Statement checklist to
the Islands Trust; and

That Council direct staff to return with the results of that referral.

2.

Tha

Tha

APC and members of the public have expressed a desire to still hold a Public Hearing for this
bylaw. Council may give the recommended First Reading to the bylaw, but refer the bylaw
to a First Reading following a potential Second Reading. To make this alternative, Council
want move the recommendation with the additional motion:

t Council direct staff to refer Bylaw No. 726, 2026 to a Public Hearing

The Advisory Planning Commission noted that the eastern portion of 620 Laura Road is
located within the Grafton lake watershed. As such, a part of the APC recommendation is
for Council to consider deferring this application until completion of the Grafton Lake

Management Plan. Could would make the following motion:

t Council direct staff to not pursue the proposal RZ-2026-0014 any further until the Grafton

Lake Watershed Management Plan is complete

4,

That Council direct staff to not pursue the proposal any further. Unless Council provided
other guidance, staff would interpret a defeat of a motion for First Reading as Council
denying the application; or

Other options as determined by Council.

ATTACHMENTS AND REFERENCES:

1.

e WwN

Bylaw No. 726, 2026

Islands Trust Policy Checklist
Hydrogeologist Report

Record of Sewerage System

Sewerage System Letter of Certification

Submitted by: Daniel Martin, Manager of Planning and Development

REVIEWED BY:

CAO
Bylaw Services Il
Communications
Corporate Officer O
Finance O
Fire & Emergency

Environment & Parks

RZ-2026-0014 620 Laura Road
July 27th, 2026
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Public Works

Planning
(Il
Recreation & Community Services [

APPROVED BY:

Aneatin (l/atzen

Kristen Watson, Acting Chief Administrative Officer

RZ-2026-0014 620 Laura Road
July 27th, 2026
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BOWEN ISLAND MUNICIPALITY
BYLAW NO. 726, 2026

A Bylaw to amend Land Use Bylaw No. 57, 2002.

WHEREAS, “Bowen Island Land Use Bylaw No. 57, 2002” regulates the use of land, buildings, and structures
within the Bowen Island Municipality

AND WHEREAS, Council wishes to amend “Bowen Island Land Use Bylaw No. 57, 2002” to amend existing
regulations on the property legally described as:

LOT 1 BLOCK D DISTRICT LOT 492 PLAN 22501
THEREFORE

1.0 Citation

1.1 This bylaw may be cited for all purposes as “Bowen Island Municipality Land Use Bylaw No. 57,
2002, Amendment Bylaw No. 726, 2026".

2.0Amendments

2.1 “Bowen Island Municipality Land Use Bylaw No. 57, 2002,”is amended at Section 4.1.4 — Exceptions
in Particular Locations by inserting section 4.1.4 (12) to read as follows:

4.1.4. (1) Zone variation RR 2 (a)

(a) Despite Section 4.1.1. (1) cidery is a permitted principal use of Land, Buildings and Structures
(b) Lounge endorsement is not a permitted use
(c) Maximum floor area of retail space is 25 sq. m.
(d) Maximum area of exterior patio space to be used as a picnic area is 80 sg. m.
(e) The hours that a cidery may be open to the public area are as follows:
a. 11:00am to 7:00pm daily

2.2 “Bowen Island Municipality Land Use Bylaw No. 57, 2002,”is amended at Table 5-1 MINIMUM
NUMBER OF OFF-STREET PARKING SPACES by inserting the following rows to read as follows:

LAND USE / ZONE Number of Off-Street Parking
spaces Required

CIDERY

All Zones 1 per 30 m? of floor area

LAND USE / ZONE Number of Off-Street Parking spaces Required

Bowen Island Municipality Bylaw No.726 2026 Page 1 0f3
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2.3

2.4

“Bowen Island Municipality Land Use Bylaw No. 57, 2002,”is amended at Section 1.1. DEFINITIONS
by inserting the following definitions alphabetically:

“CIDERY” means the use of buildings and structures for the production of cider, at a cidery facility
licensed by the Liquor and Cannabis Regulation Branch, where at least 25% of the cider production
comes from fruit grown on the same lot, or from another /ot which is part of the same business.
Imported British Columbia fruit used in the cidery shall be limited to no more than 75% of cider
production. A cidery may include cidery tours, cider tasting, cider sales, a picnic area, lounge
endorsement, and the sale of cidery promotional products.

“LOUNGE ENDORSEMENT” means permission for the sale and service of liquor for on-site
consumption for a licensed alcohol manufacturer. The lounge can be an indoor area, with or
without a patio attached to the interior lounge, or may be a stand-alone patio located at the
manufacturing site. A lounge may overlap in whole, or in part, a sampling area and/or on-site store.

Schedule “B” to “Bowen Island Municipality Land Use Bylaw No. 57, 2002” is amended by changing
the description of the lands labelled “A” on Schedule “A” to this Bylaw from Rural Residential 2
(RR2) to Rural Residential 2 (a).

READ A FIRST TIME this day of ) ;

READ A SECOND TIME this day of , ;

READ A THIRD TIME this day of ) ;

FINALLY ADOPTED this day of , ;

Andrew Leonard Sophie ldsigna

Mayor Corporate Officer

Bowen Island Municipality Bylaw No.726 2026 Page 2 of 3
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Bowen Island Municipality Land Use Bylaw No. 57, 2002

Amendment Bylaw No. 726, 2026 — Schedule A

A A Land Use Zone from Rural Residential 2 (RR2) to
Rural Residential 2 (a) (RR2(a))

(at""ﬂ&"%
WEslSvdemzﬁ
&
Bowey e
4, &
%
100 50 0 100 200 300
Bowen Island Municipality Bylaw No.726 2026 Page 3 of 3
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POLICY STATEMENT DIRECTIVES ONLY CHECK LIST

Bylaw No. 723, 2026 — File: 2026-0016 1658 1639 Mount Gardner Rd
PURPOSE
To provide staff with the Directives Only Checklist to highlight issues addressed in staff reports and as a means to ensure Local Trust Committee
address certain matters in their official community plans and regulatory bylaws and Island Municipalities address certain matters in their official
community plans and to reference any relevant sections of the Policy Statement.

POLICY STATEMENT

The Policy Statement is comprised of several parts. Parts | and Il outline the purpose, the Islands Trust object, and Council’s guiding
principles. Parts lll, IV and V contain the goals and policies relevant to ecosystem preservation and protection, stewardship of resources
and sustainable communities.

There are three different kinds of policies within the Policy Statement as follows:

. Commitments of Trust Council which are statements about Council’s position or philosophy on various matters;

o Recommendations of Council to other government agencies, non-government organizations, property owners, residents and
visitors; and

o Directive Policies which direct Local Trust Committees and Island Municipalities to address certain matters.

DIRECTIVES ONLY CHECK LIST

The Policy Statement Directives Only Checklist is based on the directive policies from the Policy Statement (Consolidated April 2003)
which require Local Trust Committees to address certain matters in their official community plans and regulatory bylaws and Island
Municipalities to address certain a matters in their official community plans in a way that implements the policy of Trust Council.

Staff will use the Policy Statement Checklist (Directives Only) to review Local Trust Committee and Island Municipality bylaw amendment
applications and proposals to ensure consistency with the Policy Statement. Staff will add the appropriate symbol to the table as follows:

v if the bylaw is consistent with the policy from the Policy Statement, or
x if the bylaw is inconsistent (contrary or at variance) with a policy from the Policy Statement, or
N/A if the policy is not applicable.
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Part IlI Policies for Ecosystem Preservation and Protection
CONSISTENT NO. DIRECTIVE POLICY
3.1 Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 3.1.3 the identification and protection of the environmentally sensitive areas and significant natural sites, features and landforms
in their planning area.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
v 3.14 the planning, establishment, and maintenance of a network of protected areas that preserve the representative
ecosystems of their planning area and maintain their ecological integrity.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 3.15 the regulation of land use and development to restrict emissions to land, air and water to levels not harmful to humans or
other species.
3.2 Forest Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 3.2.2 the protection of unfragmented forest ecosystems within their local planning areas from potentially adverse impacts of
growth, development, and land-use.
3.3 Freshwater and Wetland Ecosystems and Riparian Zones
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 3.3.2 means to prevent further loss or degradation of freshwater bodies or watercourses, wetlands and riparian zones and to
protect aquatic wildlife.
3.4 Coastal and Marine Ecosystems
N/A 344 Local Trus'g Committeg_s and Island Municipalities shall, in their official community plans and regulatory bylaws, address
the protection of sensitive coastal areas.
N/A 345 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

the planning for and regulation of development in coastal regions to protect natural coastal processes.

PART IV: Policies for the Stewardship of Resources

CONSISTENT NO. DIRECTIVE POLICY
4.1 Agricultural Land

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 4.1.4 ; e ) ;

identification and preservation of agricultural land for current and future use.

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 4.1.5 preservation, protection, and encouragement of farming, the sustainability of farming, and the relationship of farming to

other land uses.
N/A 416 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the

use of adjacent properties to minimize any adverse affects on agricultural land.
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CONSISTENT NO. DIRECTIVE POLICY
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 41.7 design of road systems and servicing corridors to avoid agricultural lands unless the need for roads outweighs agricultural
considerations, in which case appropriate mitigation measures shall be required to derive a net benefit to agriculture
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
A and uses and activities that support the economic viability of farms without compromising the agriculture capability o
N/A 4.1.8 land d activities that support th bility of f thout p g the agricult pability of
agricultural land.
N/A 419 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
- use of Crown lands for agricultural leases.
4.2 Forests
N/A 126 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
- need to protect the ecological integrity on a scale of forest stands and landscapes.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 4.2.7 retention of large land holdings and parcel sizes for sustainable forestry use, and the location and construction of roads,
and utility and communication corridors to minimize the fragmentation of forests.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 4.2.8 designation of forest ecosystem reserves where no extraction will take place to ensure the preservation of native biological
diversity.
4.3 Wildlife and Vegetation
4.4 Freshwater Resources
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 442 measures that ensure neither the density nor intensity of land use is increased in areas which are known to have a
o problem with the quality or quantity of the supply of freshwater, water quality is maintained, and existing, anticipated and
seasonal demands for water are considered and allowed for.
N/A 443 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
o measures that ensure water use is not to the detriment of in-stream uses
4.5 Coastal Areas and Marine Shorelands
N/A 458 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
- needs and locations for marine dependent land uses.
N/A 459 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
- compatibility of the location, size and nature of marinas with the ecosystems and character of their local planning areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 4.5.10 | location of buildings and structures so as to protect public access to, from and along the marine shoreline and minimize
impacts on sensitive coastal environments.
N/A 4511 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
- opportunities for the sharing of facilities such as docks, wharves, floats, jetties, boat houses, board walks and causeways.
4.6 Soils and Other Resources
N/A 4.6.3 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
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| protection of productive soils.

PART V: Policies for Sustainable Communities

CONSISTENT NO. DIRECTIVE POLICY
5.1 Aesthetic Qualities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 513 the protection of views, scenic areas and distinctive features contributing to the overall visual quality and scenic value of
the Trust Area.
5.2 Growth and Development
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.2.3 - . . 0
policies related to the aesthetic, environmental and social impacts of development.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.2.4 any potential growth rate and strategies for growth management that ensure that land use is compatible with
preservation and protection of the environment, natural amenities, resources and community character.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.25 means for achieving efficient use of the land base without exceeding any density limits defined in their official community
plans.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.2.6 the identification of areas hazardous to development, including areas subject to flooding, erosion or slope instability, and
strategies to direct development away from such hazards.
5.3 Transportation and Utilities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.34 the development of a classification system of rural roadways, including scenic or heritage road designations, in
recognition of the object of the Islands Trust.
N/A 535 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
" the impacts of road location, design, construction and systems.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.3.6 ; : , i
the designation of areas for the landing of emergency helicopters.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.3.7 the development of land use patterns that encourage establishment of bicycle paths and other local and inter-community
transportation systems that reduce dependency on private automobile use.
5.4 Disposal of Waste
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 54.4 the identification of acceptable locations for the disposal of solid waste.
CONSISTENT NO. DIRECTIVE POLICY
5.5 Recreation
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Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.5.3 - oo ; : )
the prohibition of destination gaming facilities such as casinos and commercial bingo halls.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 554 the location and type of recreational facilities so as not to degrade environmentally sensitive areas, and the designation
of locations for marinas, boat launches, docks and anchorages so as not to degrade sensitive marine or coastal areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 555 the identification of sites providing safe public access to beaches, the identification and designation of areas of
~ recreational significance, and the designation of locations for community and public boat launches, docks and
anchorages.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.5.6 the identification and designation of areas for low impact recreational activities and discourage facilities and
opportunities for high impact recreational activities.
v 557 Local Tru_st Committees and Islqnd Municipalitigs shaI_I, in their official community plans and regulatory bylaws, address
" the planning for bicycle, pedestrian and equestrian trail systems.
5.6 Cultural and Natural Heritage
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.6.2 S _ . :
the identification, protection, preservation and enhancement of local heritage.
N/A 563 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
o the preservation and protection of the heritage value and character of historic coastal settlement patterns and remains.
5.7 Economic Opportunities
N/A 572 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
o economic opportunities that are compatible with conservation of resources and protection of community character.
5.8 Health and Well-being
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.8.6 their community’s current and projected housing requirements and the long-term needs for educational, institutional,
community and health-related facilities and services, as well as the cultural and recreational facilities and services.

POLICY STATEMENT COMPLIANCE

v

COMPLIANCE WITH TRUST POLICY

N/A

NOT IN COMPLIANCE WITH TRUST POLICY for the following reasons:
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SEWERAGE SYSTEM LETTER OF CERTIFICATION

Filing # Folio or PID # Date
Civic Address 620 Laura Road, Bowen Island, B.C. VON 1G2
Legal Description Lot 1, Block D, Plan VAP22501, District Lot 492, Group 1, New WestMinster Land District
The construction of the proposed sewerage system on the above property was completed on: Date
This system was installed:
By or under the supervision* of a professional Name Registration #
Michael Florendo, P.Eng. EGBC 30052
[J By a Registered Onsite Wastewater Practitioner Installer | Name Registration #
[J By the property owner under the supervision* of Name Registration #

I am an “Authorized Person” as defined in the Sewerage System Regulation “BC Reg. 326/2004.”
The signature and seal of the undersigned on this document certifies that:

1. The Owner has been provided with:

X Acopy of the sewerage system plans and specifications as filed with the Health Authority;
X A maintenance plan for the sewerage system that is consistent with standard practice;
X[ Acopy of this Letter of Certification as filed with the Health Authority;

2. The sewerage system has been constructed in accordance with standard practice as indicated in the Sewerage System Filing

Formfiledon 25/06/2021

(dd/mm/yyyy);

3. The sewerage system has been constructed substantially in accordance with the plans and specifications filed with the Health

Authority;

4. The estimated daily domestic sewage flow through the sewerage system will be less than 22,700 liters;

If operated and maintained as set out in the maintenance plan, the sewerage system will not cause or contribute to a health

hazard.

* Where the authorized person is a professional, “supervision” means conducting field reviews of the construction of the above system that the professional in his or
her professional discretion considers necessary to ascertain whether the construction substantially complies with the plans and specifications filed with the Health

Authority.
Appended to this document is a plan of the sewerage system as it was built and a copy of the maintenance plan.
Name _ Health Authority Use Only
prease pring Michael Florendo, P.Eng.
Signature
Authorized Person’s Seal
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To: Mayor Leonard and Council
From: Daniel Martin

Date: July 15, 2026 Meeting Date: July 27, 2026
Revised July 24, 2026 to include recommendation made by the Advisory Planning Commission at its July 23,
2026 meeting.

Subject: 620 Laura Road
LOT 1 BLOCK D DISTRICT LOT 492 PLAN 2250
File: RZ-2026-0014

RECOMMENDATION
That Bylaw No. 726, cited as “Bowen Island Municipality Land Use Bylaw No. 57, 2002, Amendment
Bylaw No. 726, 2026” be read a first time;

That Council refer Bylaw No. 726, 2026, and the attached Islands Trust Policy Statement checklist to
the Islands Trust; and

That Council direct staff to return with the results of that referral.

PURPOSE
To present to Council a bylaw to amend the Land Use Bylaw at 620 Laura Road permitting cidery use
for consideration of First Reading.

BACKGROUND

Bowen Island Municipality staff most recently presented application RZ-2026-0014, at 620 Laura
Road, at the May 25, 2026 Regular Council Meeting. That application sought to permit cidery as a
zone variation at 620 Laura Road. At that meeting Council adopted the following motion:

That Council refer the revised RZ-2026-0014 (620 Laura Road) to the Advisory Planning
Commission and the Parks, Environment, Climate Action Advisory Committee for a
recommendation; and

That Council directs staff to prepare bylaws to amend the Land Use Bylaw to allow the
development proposal in OCP/RZ-2026-0014.

Underlying details of the subject property and existing TUP can be found in the previous staff report
on this application.
RESULTS OF REFERRALS

Page 1 of 8
RZ-2026-0014 620 Laura Road
July 27, 2026
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Parks, Environment, and Climate Action Advisory Committee (PECAAC)
The PECAAC met to discuss this referral at their July 7" meeting, and adopted the following
recommendation:

That the Parks, Environment and Climate Action Advisory Committee recommend the following
regarding RZ-2026-0014 (620 Laura Road) before formal consideration by the committee:
e That the proponent must meet BIM’s Conservation Development Policy by

0 Protecting 50% or greater of the property for conservation purposes

0 Using conservation covenants

0 Including the heritage orchard, its associated biodiversity, and Murray Creek and its
associated riparian area in covenanted areas

0 Indicating where covenanted areas on a map to be provided to Council and
committees

e That an assessment from a professional hydrogeologist be completed to investigate
potential impacts on the ground watershed, including cumulative impacts and consideration
of climate change.

e That the proponent engages a Registered Onsite Wastewater Practitioner or a suitably
qualified professional to provide a Letter of Assurance that confirms that the intended use of
the property will not have a negative impact on the onsite wastewater system.

e That clarification be provided on the quantity and composition of any solid and liquid waste
that may be disposed of on the property, now or in the future, and any known impacts of
such disposal.

e That Council consider a restriction or a limit on cidery output if deleterious effects are
anticipated with a significant increase in cidery production.

CARRIED UNANIMOUSLY

Advisory Planning Commission (APC)
The APC met to discuss this application at their July 23, 2026 meeting. At the meeting the APC
adopted the following recommendation:

That the Advisory Planning Commission recommend the following regarding RZ-2026-0014 at 620
Laura Road:

e That an environmental waste management assessment be required to evaluate
production wastewater, cleaning effluent, and organic byproducts from cidery operations,
ensuring waste impacts are fully assessed beyond the septic review.

e That consideration of the rezoning be deferred pending completion of the Grafton Lake
Watershed Management Plan to ensure watershed impacts are fully assessed.

e That Council should give consideration to whether there is a method, either through a
covenant or the application of the Conservation Development Policy, to preserve the
diversity of the existing heritage orchard.

e That Council should still consider having a public hearing for this application.

CARRIED. COMMISSIONER DOHMEIER IN OPPOSITION

RZ-2026-0014 620 Laura Road
July 27th, 2026
Page 2 of 8
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OFFICIAL COMMUNITY PLAN

620 Laura Road is designated as “R1 — Rural 1.” This designation identifies: Properties designated as
Rural 1 include large lots that provide rural resource values, such as agriculture and forestry, and
properties that have been maintained for purposes of a rural lifestyle.

A number of objectives speak to support for agricultural activity.

Objective 80
To encourage commercial and domestic agriculture in suitable locations, and to encourage local
food production.

Objective 82.
To preserve lands that are used or are suitable for agricultural activity

Objective 83
To encourage commercial and domestic agriculture in suitable locations, and to encourage local
food production.

Objective 86 To promote sustainable active farming on lands with agricultural potential and to
protect the resources necessary for such agricultural activity for:

e purposes of domestic food production;

e preservation of open space and a rural atmosphere; and

e to contribute to a sense of community on Bowen.

Objective 88
To provide for the supporting infrastructure necessary to maintain and strengthen the agricultural
economy.

Objective 89
To encourage land uses that are compatible with farming to be established in conjunction with
agricultural activity.

As outlined above, this application, for cidery use is consistent with Bowen’s 2011 Official Community
Plan. In particular, the application provides a clear case study of how to meet Objectives 88 and 89.

STAFF DISCUSSION

Water

Riley’s Cidery has provided a Hydrogeologist Report, completed in 2021 as part of the application for
a permit from Vancouver Coastal Health. That report considered whether the quality of water
intended for use at the Cidery is influenced by surface water and is ‘Groundwater at Risk of
Pathogens’ (GARP). The report provides details on the water supply for the property, coming from a
surface water license (for irrigation of the orchard) and an existing well (for wash water in its
commercial operations). Water is not used in the production of cider itself.

RZ-2026-0014 620 Laura Road
July 27th, 2026
Page 3 of 8
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The report concludes that the risk of pathogens is low, but not absent. The report recommends
periodic testing for pathogens at the discretion of VCH. The report also recommends periodic
inspections of the cistern and water conveyance system.

Septic
At the May 25" meeting, staff provided Council with a recommendation from Vancouver Coastal
Health on this application, which said:

In reviewing this application, Vancouver Coastal Health recommends that the Bowen Island
Municipality require that the proponent engages a Registered Onsite Wastewater Practitioner or
a Professional to provide a Letter of Assurance that confirms that the intended use of the property
will not have a negative impact on the onsite wastewater system and that the system can handle
the proposed new use.

After the application was amended, staff re-referred the reduced application (for cidery use only)
to Vancouver Coastal Health, who replied:

A ROWP letter of assurance was recommended for the guest house to confirm the potential
additional flow into the septic system would not cause a negative impact. If there is no change in
actual usage, no | don’t think a letter of assurance from a ROWP is required.

The applicant has provided (and staff have attached to this report) records of the sewage filing
associated with the Cidery opening in 2021.

Conservation Covenant

As discussed with PECAAC and in earlier Council reports, staff have recommended a protective
covenant be placed on Riparian areas of Murray Creek and on agricultural land, particularly the
heritage apple orchard. The Murray Creek covenant would protect the riparian area from
development, while the agricultural covenant would protect that land as either environmental
protection or for agricultural uses. Approximate areas of the covenant are shown below:

The applicant has questioned the applicability of the Conservation Development Policy, given its
stated objective “to ensure all rezoning applications which increase density outside of the Snug Cove
Village incorporate Conservation Development principles and achieve a goal of “Nature Needs Half.”
Staff believe that the use of the Conservation Development Policy is appropriate in this case, for an
application that is seeking additional uses on its property. Council may wish to indicate to staff
whether they would expect covenants in place to protect riparian areas and/or agricultural areas as
part of this rezoning application.

Cidery Definition
Bylaw No. 726, 2026 has been drafted to contain the same cidery definition as found in the TUP issued
for the property. This definition reads:

“CIDERY” means the use of buildings and structures for the production of cider, at a
cidery facility licensed by the Liquor and Cannabis Regulation Branch, where at least
25% of the cider production comes from fruit grown on the same /lot, or from

RZ-2026-0014 620 Laura Road
July 27th, 2026
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another lot which is part of the same business. Imported British Columbia fruit used
in the cidery shall be limited to no more than 75% of cider production. A cidery may
include cidery tours, cider tasting, cider sales, a picnic area, lounge

endorsement, and the sale of cidery promotional products.

The applicant, in a letter dated July 21, 2026, proposes an alternate definition that would match the
Liguor Distribution Brach (LDB) land-based winery requirements, which are:

e 100% of the product must be made from fruit grown or produced in British Columbia;

e atleast 25% of the fruit used in production must come from acreage owned or leased by the
licensee; and

e at least two acres of fruit orchard must be maintained at the licensed establishment.

The key differences seem to be:
1. There would no longer be a volume threshold of fruit coming from 620 Laura Road; and
2. There would be a requirement to maintain 2 acres of orchard to continue cidery production.

The applicant notes that this definition, aligning with the LDB criteria, removes a hurdle for Riley’s
Cidery to meet different standards to continue to operate. This alternate definition may also remove
one misaligned incentive in the current definition. Namely that the heritage orchard on the property
was planted and maintained for a wide variety of apples, rather than to maximize apple production.
Under the current defection, to increase production the cidery would be incentivized to modernize
the heritage orchard to prioritize increased apple production rather than maintaining the diversity of
apple species. However, this definition would also mean that cidery production would no longer be
tied as closely to the actual production on the site.

ISLANDS TRUST POLICY CHECKLIST
Staff have prepared the Islands Trust Policy Checklist to form part of the bylaw referral to the Islands
Trust. The checklist is provided in Attachment 2.

FINANCIAL/ RESOURCE/MAINTENANCE CONSIDERATIONS
This report is not anticipated to have a financial impact.

ECOLOGICAL/ENVIRONMENTAL/CLIMATE CONSIDERATIONS

This property includes a portion of Murray Creek along the eastern border of the site, and it’s
associated riparian area. Staff propose that, through implementation of the Conservation
Development Policy, portions of the riparian area be protected through a restrictive covenant.

COMMUNICATION TO THE PUBLIC

In advance of this meeting, staff gave notice of Council’s consideration of First Reading. Notice was
placed in the Island Page, on an onsite notice sign, updated on the Municipal website, and mailed to
property owners within 300 metres of 620 Laura Road, shown on the map below.

Figure 1 — Properties receiving mailout notices

RZ-2026-0014 620 Laura Road
July 27th, 2026
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At time of writing Staff have received one letter on the application, which is included in the July 13"
Council agenda.

CONCLUSION
Staff present here a bylaw for consideration of First Reading to enable application RZ2026-0014 and
recommend the bylaw be read a first time and referred to the Islands Trust.

ALTERNATIVES
Council has the following options available as alternatives to the staff recommendation:
1. The applicant has written to Council recommending an alternative cidery definition. Council
may wish to make a motion amending Bylaw No. 726, prior to granting First Reading.
Council would make the following motion:

That Council direct staff to amend the cidery definition in Bylaw No. 726, 2026 to read:

“CIDERY” means the use of buildings and structures for the production of cider, at a
cidery facility licensed by the Liquor and Cannabis Regulation Branch, where at least
25% of the cider production comes from fruit grown on the same lot, or from another
lot which is part of the same business. Any imported fruit used in the cidery shall be
grown in British Columbia. A cidery must maintain 2 acres of fruit orchards on the
same lot. A cidery may include cidery tours, cider tasting, cider sales, a picnic area,
lounge endorsement, and the sale of cidery promotional products.

That Bylaw No. 726, cited as “Bowen Island Municipality Land Use Bylaw No. 57, 2002, Amendment
Bylaw No. 726, 2026” be read a first time as amended;

RZ-2026-0014 620 Laura Road

July 27th, 2026
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That Council refer Bylaw No. 726, 2026, and the attached Islands Trust Policy Statement checklist to
the Islands Trust; and

That Council direct staff to return with the results of that referral.

2.

APC and members of the public have expressed a desire to still hold a Public Hearing for this
bylaw. Council may give the recommended First Reading to the bylaw, but refer the bylaw
to a First Reading following a potential Second Reading. To make this alternative, Council
want move the recommendation with the additional motion:

That Council direct staff to refer Bylaw No. 726, 2026 to a Public Hearing

The Advisory Planning Commission noted that the eastern portion of 620 Laura Road is
located within the Grafton lake watershed. As such, a part of the APC recommendation is
for Council to consider deferring this application until completion of the Grafton Lake
Management Plan. Could would make the following motion:

That Council direct staff to not pursue the proposal RZ-2026-0014 any further until the Grafton
Lake Watershed Management Plan is complete

4,

That Council direct staff to not pursue the proposal any further. Unless Council provided
other guidance, staff would interpret a defeat of a motion for First Reading as Council
denying the application; or

Other options as determined by Council.

ATTACHMENTS AND REFERENCES:

1.

e WwN

Bylaw No. 726, 2026

Islands Trust Policy Checklist
Hydrogeologist Report

Record of Sewerage System

Sewerage System Letter of Certification

Submitted by: Daniel Martin, Manager of Planning and Development

REVIEWED BY:

CAO
Bylaw Services Il
Communications
Corporate Officer O
Finance O
Fire & Emergency

Environment & Parks

RZ-2026-0014 620 Laura Road
July 27th, 2026
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Public Works

Planning
(Il
Recreation & Community Services [

APPROVED BY:

Aneatin (l/atzen

Kristen Watson, Acting Chief Administrative Officer

RZ-2026-0014 620 Laura Road
July 27th, 2026
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BOWEN ISLAND MUNICIPALITY
BYLAW NO. 726, 2026

A Bylaw to amend Land Use Bylaw No. 57, 2002.

WHEREAS, “Bowen Island Land Use Bylaw No. 57, 2002” regulates the use of land, buildings, and structures
within the Bowen Island Municipality

AND WHEREAS, Council wishes to amend “Bowen Island Land Use Bylaw No. 57, 2002” to amend existing
regulations on the property legally described as:

LOT 1 BLOCK D DISTRICT LOT 492 PLAN 22501
THEREFORE

1.0 Citation

1.1 This bylaw may be cited for all purposes as “Bowen Island Municipality Land Use Bylaw No. 57,
2002, Amendment Bylaw No. 726, 2026".

2.0Amendments

2.1 “Bowen Island Municipality Land Use Bylaw No. 57, 2002,”is amended at Section 4.1.4 — Exceptions
in Particular Locations by inserting section 4.1.4 (12) to read as follows:

4.1.4. (1) Zone variation RR 2 (a)

(a) Despite Section 4.1.1. (1) cidery is a permitted principal use of Land, Buildings and Structures
(b) Lounge endorsement is not a permitted use
(c) Maximum floor area of retail space is 25 sq. m.
(d) Maximum area of exterior patio space to be used as a picnic area is 80 sg. m.
(e) The hours that a cidery may be open to the public area are as follows:
a. 11:00am to 7:00pm daily

2.2 “Bowen Island Municipality Land Use Bylaw No. 57, 2002,”is amended at Table 5-1 MINIMUM
NUMBER OF OFF-STREET PARKING SPACES by inserting the following rows to read as follows:

LAND USE / ZONE Number of Off-Street Parking
spaces Required

CIDERY

All Zones 1 per 30 m? of floor area

LAND USE / ZONE Number of Off-Street Parking spaces Required

Bowen Island Municipality Bylaw No.726 2026 Page 1 0f3
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2.3

2.4

“Bowen Island Municipality Land Use Bylaw No. 57, 2002,”is amended at Section 1.1. DEFINITIONS
by inserting the following definitions alphabetically:

“CIDERY” means the use of buildings and structures for the production of cider, at a cidery facility
licensed by the Liquor and Cannabis Regulation Branch, where at least 25% of the cider production
comes from fruit grown on the same lot, or from another /ot which is part of the same business.
Imported British Columbia fruit used in the cidery shall be limited to no more than 75% of cider
production. A cidery may include cidery tours, cider tasting, cider sales, a picnic area, lounge
endorsement, and the sale of cidery promotional products.

“LOUNGE ENDORSEMENT” means permission for the sale and service of liquor for on-site
consumption for a licensed alcohol manufacturer. The lounge can be an indoor area, with or
without a patio attached to the interior lounge, or may be a stand-alone patio located at the
manufacturing site. A lounge may overlap in whole, or in part, a sampling area and/or on-site store.

Schedule “B” to “Bowen Island Municipality Land Use Bylaw No. 57, 2002” is amended by changing
the description of the lands labelled “A” on Schedule “A” to this Bylaw from Rural Residential 2
(RR2) to Rural Residential 2 (a).

READ A FIRST TIME this day of ) ;

READ A SECOND TIME this day of , ;

READ A THIRD TIME this day of ) ;

FINALLY ADOPTED this day of , ;

Andrew Leonard Sophie ldsigna

Mayor Corporate Officer

Bowen Island Municipality Bylaw No.726 2026 Page 2 of 3
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Bowen Island Municipality Land Use Bylaw No. 57, 2002

Amendment Bylaw No. 726, 2026 — Schedule A

A A Land Use Zone from Rural Residential 2 (RR2) to
Rural Residential 2 (a) (RR2(a))
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POLICY STATEMENT DIRECTIVES ONLY CHECK LIST

Bylaw No. 726, 2026 — File: 2026-0014 620 Laura Road
PURPOSE
To provide staff with the Directives Only Checklist to highlight issues addressed in staff reports and as a means to ensure Local Trust Committee
address certain matters in their official community plans and regulatory bylaws and Island Municipalities address certain matters in their official
community plans and to reference any relevant sections of the Policy Statement.

POLICY STATEMENT

The Policy Statement is comprised of several parts. Parts | and Il outline the purpose, the Islands Trust object, and Council’s guiding
principles. Parts lll, IV and V contain the goals and policies relevant to ecosystem preservation and protection, stewardship of resources
and sustainable communities.

There are three different kinds of policies within the Policy Statement as follows:

. Commitments of Trust Council which are statements about Council’s position or philosophy on various matters;

o Recommendations of Council to other government agencies, non-government organizations, property owners, residents and
visitors; and

o Directive Policies which direct Local Trust Committees and Island Municipalities to address certain matters.

DIRECTIVES ONLY CHECK LIST

The Policy Statement Directives Only Checklist is based on the directive policies from the Policy Statement (Consolidated April 2003)
which require Local Trust Committees to address certain matters in their official community plans and regulatory bylaws and Island
Municipalities to address certain a matters in their official community plans in a way that implements the policy of Trust Council.

Staff will use the Policy Statement Checklist (Directives Only) to review Local Trust Committee and Island Municipality bylaw amendment
applications and proposals to ensure consistency with the Policy Statement. Staff will add the appropriate symbol to the table as follows:

v if the bylaw is consistent with the policy from the Policy Statement, or
x if the bylaw is inconsistent (contrary or at variance) with a policy from the Policy Statement, or
N/A if the policy is not applicable.
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Part Il Policies for Ecosystem Preservation and Protection

CONSISTENT NO. DIRECTIVE POLICY
3.1 Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
v 3.1.3 the identification and protection of the environmentally sensitive areas and significant natural sites, features and landforms
in their planning area.
Staff , o . o
The rezoning application includes a protective covenant around Murray Creek riparian area.
Comment
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
v 3.14 the planning, establishment, and maintenance of a network of protected areas that preserve the representative
ecosystems of their planning area and maintain their ecological integrity.
Staff The rezoning application includes a protective covenant around Murray Creek riparian area.
Comment
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 3.15 the regulation of land use and development to restrict emissions to land, air and water to levels not harmful to humans or
other species.
3.2 Forest Ecosystems
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
v 3.2.2 the protection of unfragmented forest ecosystems within their local planning areas from potentially adverse impacts of
growth, development, and land-use.
Staff The rezoning application includes a protective covenant around Murray Creek riparian area.
Comment
3.3 Freshwater and Wetland Ecosystems and Riparian Zones
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
v 3.3.2 means to prevent further loss or degradation of freshwater bodies or watercourses, wetlands and riparian zones and to
protect aquatic wildlife.
Staff . o : o
The rezoning application includes a protective covenant around Murray Creek riparian area.
Comment
3.4 Coastal and Marine Ecosystems
N/A 344 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
o the protection of sensitive coastal areas.
N/A 345 Local Tru_st Committees anql Island Municipalitigs shall, in the_ir official community plans and regulatory bylaws, address
o the planning for and regulation of development in coastal regions to protect natural coastal processes.

PART IV: Policies for the Stewardship of Resources
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CONSISTENT NO. DIRECTIVE POLICY
4.1 Agricultural Land
v 414 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
o identification and preservation of agricultural land for current and future use.
Staff Rezoning application includes provision for cidery use to provide a viable economic model to support ongoing use of
Comment agriculture land as productive apple orchards.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
v 4.1.5 preservation, protection, and encouragement of farming, the sustainability of farming, and the relationship of farming to
other land uses.
Staff Rezoning application includes provision for cidery use to provide a viable economic model to support ongoing use of
Comment agriculture land as productive apple orchards.

N/A

4.1.6

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the

use of adjacent properties to minimize any adverse affects on agricultural land.
CONSISTENT NO. DIRECTIVE POLICY

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the

N/A 4.1.7 design of road systems and servicing corridors to avoid agricultural lands unless the need for roads outweighs agricultural
considerations, in which case appropriate mitigation measures shall be required to derive a net benefit to agriculture
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
v 4.1.8 land uses and activities that support the economic viability of farms without compromising the agriculture capability of
agricultural land.
Staff Rezoning application includes a protective covenant for agriculture land that it be used for that purpose. The cidery
Comment operation provides economic viability for the ongoing orchard operation.
N/A 419 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
- use of Crown lands for agricultural leases.
4.2 Forests
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 42.6 T .
need to protect the ecological integrity on a scale of forest stands and landscapes.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 4.2.7 retention of large land holdings and parcel sizes for sustainable forestry use, and the location and construction of roads,
and utility and communication corridors to minimize the fragmentation of forests.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 4.2.8 designation of forest ecosystem reserves where no extraction will take place to ensure the preservation of native biological
diversity.
4.3 Wildlife and Vegetation
4.4 Freshwater Resources
v 4.4.2 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
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measures that ensure neither the density nor intensity of land use is increased in areas which are known to have a
problem with the quality or quantity of the supply of freshwater, water quality is maintained, and existing, anticipated and
seasonal demands for water are considered and allowed for.

Staff Hydrogeologist report provided as part of the report outlines water sustainability. Water is provided from a groundwater
Comment source for cidery operations and a creek licence for irrigation.
v 443 Local Trust Committees and Island Municipalities.shall, in _their official community plans and regulatory bylaws, address
o measures that ensure water use is not to the detriment of in-stream uses
Staff Hydrogeologist report provided as part of the report outlines water sustainability. Water is provided from a groundwater
Comment source for cidery operations and a creek licence for irrigation.
45 Coastal Areas and Marine Shorelands
N/A 458 Local Trust Com_mittees anq Island Municipalities shall, in their official community plans and regulatory bylaws, address the
needs and locations for marine dependent land uses.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 459 L \ . : : ' :
compatibility of the location, size and nature of marinas with the ecosystems and character of their local planning areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the
N/A 4.5.10 | location of buildings and structures so as to protect public access to, from and along the marine shoreline and minimize
impacts on sensitive coastal environments.
N/A 4511 Local Tru_s_t Committees a_lnd Islanq _l\_/lunicipalities shall, in their official cc_)mmunity plans and regulatory bylaws, address
opportunities for the sharing of facilities such as docks, wharves, floats, jetties, boat houses, board walks and causeways.
4.6 Soils and Other Resources
N/A 463 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address the

protection of productive soils.

PART V: Policies for Sustainable Communities

CONSISTENT \[OX DIRECTIVE POLICY
5.1 Aesthetic Qualities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 513 the protection of views, scenic areas and distinctive features contributing to the overall visual quality and scenic value of
the Trust Area.
5.2 Growth and Development
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.2.3 "y ; . .
policies related to the aesthetic, environmental and social impacts of development.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.2.4 any potential growth rate and strategies for growth management that ensure that land use is compatible with
preservation and protection of the environment, natural amenities, resources and community character.
N/A 525 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

means for achieving efficient use of the land base without exceeding any density limits defined in their official community
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plans.

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

N/A 5.2.6 the identification of areas hazardous to development, including areas subject to flooding, erosion or slope instability, and
strategies to direct development away from such hazards.
5.3 Transportation and Utilities
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.34 the development of a classification system of rural roadways, including scenic or heritage road designations, in
recognition of the object of the Islands Trust.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.3.5 . ; . :
the impacts of road location, design, construction and systems.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.3.6 o \ _
the designation of areas for the landing of emergency helicopters.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.3.7 the development of land use patterns that encourage establishment of bicycle paths and other local and inter-community
transportation systems that reduce dependency on private automobile use.
5.4 Disposal of Waste
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.4.4 the identification of acceptable locations for the disposal of solid waste.
CONSISTENT NO. DIRECTIVE POLICY
5.5 Recreation
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.5.3 " oo ; : -
the prohibition of destination gaming facilities such as casinos and commercial bingo halls.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 554 the location and type of recreational facilities so as not to degrade environmentally sensitive areas, and the designation
of locations for marinas, boat launches, docks and anchorages so as not to degrade sensitive marine or coastal areas.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 555 the identification of sites providing safe public access to beaches, the identification and designation of areas of
" recreational significance, and the designation of locations for community and public boat launches, docks and
anchorages.
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.5.6 the identification and designation of areas for low impact recreational activities and discourage facilities and
opportunities for high impact recreational activities.
N/A 557 Local Tru_st Committees and Islqnd Municipalitie_s shal_l, in their official community plans and regulatory bylaws, address
" the planning for bicycle, pedestrian and equestrian trail systems.
5.6 Cultural and Natural Heritage
N/A 56.2 Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address

the identification, protection, preservation and enhancement of local heritage.
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N/A 563 Local Trust C_ommittees and_ Island Munic_ipalities shall, in their official c_omrr_1unity plans and regulatory bylaws, address
the preservation and protection of the heritage value and character of historic coastal settlement patterns and remains.
5.7 Economic Opportunities
v 572 Local Tr_ust Commit_tgaes and Island Munjcipali_ties shall, in t_heir official community pIan_s and regulator_y bylaws, address
economic opportunities that are compatible with conservation of resources and protection of community character.
Staff Cidery operations provide an economic opportunity on Bowen Island to support agricultural on Bowen Island.
Comment
5.8 Health and Well-being
Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory bylaws, address
N/A 5.8.6 their community’s current and projected housing requirements and the long-term needs for educational, institutional,
community and health-related facilities and services, as well as the cultural and recreational facilities and services.

v

POLICY STATEMENT COMPLIANCE

COMPLIANCE WITH TRUST POLICY

N/A

NOT IN COMPLIANCE WITH TRUST POLICY for the following reasons:
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SEWERAGE SYSTEM LETTER OF CERTIFICATION

Filing # Folio or PID # Date
Civic Address 620 Laura Road, Bowen Island, B.C. VON 1G2
Legal Description Lot 1, Block D, Plan VAP22501, District Lot 492, Group 1, New WestMinster Land District
The construction of the proposed sewerage system on the above property was completed on: Date
This system was installed:
By or under the supervision* of a professional Name Registration #
Michael Florendo, P.Eng. EGBC 30052
[J By a Registered Onsite Wastewater Practitioner Installer | Name Registration #
[J By the property owner under the supervision* of Name Registration #

I am an “Authorized Person” as defined in the Sewerage System Regulation “BC Reg. 326/2004.”
The signature and seal of the undersigned on this document certifies that:

1. The Owner has been provided with:

X Acopy of the sewerage system plans and specifications as filed with the Health Authority;
X A maintenance plan for the sewerage system that is consistent with standard practice;
X[ Acopy of this Letter of Certification as filed with the Health Authority;

2. The sewerage system has been constructed in accordance with standard practice as indicated in the Sewerage System Filing

Formfiledon 25/06/2021

(dd/mm/yyyy);

3. The sewerage system has been constructed substantially in accordance with the plans and specifications filed with the Health

Authority;

4. The estimated daily domestic sewage flow through the sewerage system will be less than 22,700 liters;

If operated and maintained as set out in the maintenance plan, the sewerage system will not cause or contribute to a health

hazard.

* Where the authorized person is a professional, “supervision” means conducting field reviews of the construction of the above system that the professional in his or
her professional discretion considers necessary to ascertain whether the construction substantially complies with the plans and specifications filed with the Health

Authority.
Appended to this document is a plan of the sewerage system as it was built and a copy of the maintenance plan.
Name _ Health Authority Use Only
prease pring Michael Florendo, P.Eng.
Signature
Authorized Person’s Seal
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