STAFF REPORT

File No.: NP-PLRZ20260021 (Miles)

DATEOF  April 10, 2026

MEETING:

TO: North Pender Island Local Trust Committee
FROM: Southern Team

COPY: Kim Stockdill, Acting Regional Planning Manager

SUBJECT:  Rezoning Application — Contractor yard and storage facility
Applicant:  Analisa (Sara) Miles
Location: 3330 Port Washington Road, North Pender Island

RECOMMENDATIONS

1. That the North Pender Island Local Trust Committee directs staff to proceed with application
PLRZ20260021 (Miles) and to prepare a draft bylaw.

2. That the North Pender Island Local Trust Committee permits the current home industry land use to
continue during consideration of application PL-RZ-2026-0021 in accordance with standing resolution
2020-010 policy option 15.1(b); and directs that bylaw enforcement actions, including the issuing of
notices, to cease.

REPORT SUMMARY

The purpose of this preliminary report is to provide information regarding rezoning application PLRZ20260021
(Miles) and to seek direction from the North Pender Island Local Trust Committee (LTC) to proceed, or not
proceed, with the application, including the preparation of a draft bylaw.

The above recommendations are supported as:

e The area proposed for rezoning is designated as Industrial and the proposed use is consistent with the
Industrial land use policies of the North Pender Island Official Community Plan No. 171 (OCP);

e Directing staff to proceed will trigger the issuance of a terms of reference (TOR) that will identify any
additional information and professional reports required from the applicant;

e Adraft bylaw will facilitate First Nations and agency referrals and public input to identify any issues or
concerns with the proposed rezoning; and,

e The applicant has requested that bylaw enforcement actions cease while the rezoning proceeds.
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BACKGROUND

The property owner has submitted a rezoning application to permit industrial uses on a portion of the subject
property located at 3330 Port Washington Road (Figure 1), which is currently zoned Rural (R) and does not
permit industrial uses, except through home industry regulations.

Figure 1 — Subject Property

The current home industry use on the lot for a septic contracting company is subject to current bylaw
enforcement action (NP-BE-2024.2) as the use is within the 50m setback from all lot lines established for home
industry uses in the North Pender Island Land Use Bylaw No. 224 (LUB).

The property owner is now seeking to come into compliance with the LUB by rezoning the portion of the lot
designated Industrial from its current Rural zoning to as a site specific General Industrial zone that permits a
contractor yard, storage facility and RV/boat storage.

Figure 2 shows the preliminary site plan for the portion of the lot proposed for rezoning. If the LTC decide to
proceed, a more detailed site plan would be required in the ToR that includes all existing and proposed building
and structures (including shipping containers to be used for storage) and screening.
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Figure 2. Preliminary Site Plan of Proposed Industrial Uses

Additional site context is included as Attachment 1, and maps and plans in Attachment 2. The applicant has
submitted a letter further describing the proposed uses and rationale. It is included as Attachment 3.

Staff conducted a site visit and met with the applicant on March 20, 2026.

ANALYSIS

Policy/Regulatory
Islands Trust Policy Statement

The proposed rezoning to permit the site-specific industrial uses on the portion of the lot designated as
Industrial in the OCP does not appear to be contrary or at variance with any Policy Statement directive policies;
however a more comprehensive review with a checklist will be provided at consideration of First Reading if the
application proceeds to that stage.

Official Community Plan

The property is split designated as Rural (R) and Industrial (I) in the OCP. As the portion of the property proposed
for rezoning is already designated Industrial (highlighted in yellow below), the rezoning application will not
require an OCP amendment, only a LUB amendment.
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Figure 3. OCP Designations

The Industrial land use policies of the OCP also need to be considered, including minimizing impacts on
neighbouring properties and the environment.

Industrial Land Use Objectives from the OCP include:
1) To encourage on-island industrial enterprises that do not adversely affect rural character and lifestyle.
2) To limit industrial development to specific areas of the island.
3) To prevent strip development.
4) To ensure that any industry is sited to minimize adverse effects upon neighbouring properties.

The most relevant associated OCP policies include:

e 2.5.1 Industrial development which may have a deleterious impact on adjacent land uses will not be
permitted.

e 2.5.2 Priority may be given to the following locations for new or additional industrial development: a) by
application to rezone the industrially designated land on Port Washington Road,;

e 2.5.4 Applications for industrial rezoning must prove sustainable water supply and waste disposal
capability, and include provision for remediation of any existing contamination, and in reviewing any
application for new industrial uses, the local trust committee should consider potential climate change
impacts.

e 2.5.6 Industrial activity, parking and storage areas should be screened.

The proposed area to be rezoned on the subject property falls within the industrially designated land area
referenced in Policy 2.5.2.

Policy 2.5.4 requires that applications for industrial zoning prove sustainable water supply and waste disposal
capacity. In this case, the applicant is not proposing to service the site with water or septic, and the proposed
industrial uses of a contractor yard and storage facility staff deem reasonable to undertake without water and
septic.

Islands Trust Staff Report 4



Despite the absence of proposed groundwater use or septic disposal in this application, staff recommend that
the applicant be required to enter a s. 219 covenant with the LTC to address OCP Policy 2.5.4. The s. 219
covenant could restrict any additional industrial uses until the property owner is able to demonstrate of proof of
sustainable water supply and waste disposal capability. In addition, the covenant could restrict any groundwater
use or septic disposal in the industrial zone until proof of water and waste disposal capability.

In the future, if these additional uses are considered, the property owner would then need to demonstrate
proof of sustainable water supply and waste disposal capability prior to any further development. This covenant
would be added as a requirement in the ToR. To note, any future groundwater use in the industrial zone would
also require a commercial groundwater license to be issued from the province.

Alternatively, the LTC could require that the applicant provide proof of water and septic capacity as a condition
prior to the consideration of bylaw adoption. The minimum standard for new lots in the LUB subdivision
regulation is 2000L/day. This is the standard that was applied to the adjacent lot at 3334 Port Washington Road.
There are also sewage disposal standards in the LUB that could be applied at time of rezoning.

A site disclosure statement has been submitted that confirms there is no existing contamination that requires
remediation on the parcel (Attachment 5).

Additional screening to what is shown in the preliminary site plan will be required along the western lot line of
the proposed industrial zone to address Policy 2.5.6., as the adjacent lot is zoned Rural and the LUB requires the
following condition of use in the General Industrial Zone:

Although currently zoned Rural, if the bottom portion of 3334 Port Washington is successfully rezoned to
General Industrial, screening will not then be required along the easterly lot line.

Development Permit Areas (DPA)

There is DPA 1 — Woodland located in the upper portion of the property designated Rural. This area has recently
been protected by the property owner through a Natural Area Protection Tax Exemption Program (NAPTEP)
covenant. There are no DPAs in the lower portion designated Industrial.
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As with all industrial zoned properties on North Pender, if rezoning is approved, the industrial zoned portion
would become subject to the requirements of DPA 9 - Commercial and Industrial Form and Character. As such,
the applicant would be need to obtain a development permit consistent with DPA 9 prior to construction of any
buildings or structures.

Land Use Bylaw

The subject property is currently zoned Rural (R) in the LUB. While industrial uses are permitted through home
industry regulations, the current industrial use is not in compliance with Article 3.8(3)(b) which requires that
home industry uses must not be sited less than 50 metres from any lot line.

As with other industrial zoned parcels on North Pender, if the LTC proceeds, staff would recommend a site-
specific General Industrial zone to be established.

Landscape screening requirements in LUB subsection 3.9 and Part 7 parking regulations will also need to be
considered.

Terms of Reference

Should the LTC direct staff to proceed, staff will issue a terms of reference (ToR) consistent with the North
Pender Island Development Approval Information Bylaw No. 134 (DAI). This ToR will further describe the

reporting requirements of the applicant in respect of the rezoning proposal including, in this case, an updated
professionally surveyed site plan showing all existing and proposed structures, an ecological assessment report, a
storm water management plan, a geotechnical assessment due to the potential slope hazard risk and a's. 219
covenant restricting groundwater use and septic disposal.

The LTC may request that the applicant provide any additional information that is needed to support their
decision-making as the application proceeds.
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Issues and Opportunities

Community Benefit and Surrounding Uses

The local septic business currently operating onsite provides an important service to the island and the area
proposed for rezoning is already identified in the OCP for industrial use. Additional proposed uses for container

storage and recreational vehicle/boat storage are also services that the island lacks.

Surrounding land uses include:

Ecological Assessment Report

Consistent with the DAI, staff will require that the applicant provide an Ecological Assessment Report that

includes at a minimum:

a.

o

Property location and description including background and history of use of subject parcel and
adjacent properties;

Identification of existing structures, roadways and other development features;

Desktop review of ecological, landform and other relevant spatial data layers;

Site inventory including identification of significant sensitive terrestrial and aquatic ecosystem
features and species on subject parcel and adjacent properties;

Conclusions and recommendations with respect to suitability and impact of proposed industrial uses
including potential cumulative impacts, siting of development infrastructure and driveway/parking
areas, measures to reduce impacts to neighbouring properties and ecosystems during construction
and operation, and future site monitoring requirements.

There are sensitive ecosystem areas mapped on the parcel (Figure 4.) including mature forest in the lower
portion near the proposed industrial zone and woodland and herbaceous species habitat in the Rural zone
above that is protected by NAPTEP covenant.
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Figure 4. Sensitive Ecosystems Mapping

Storm Water Management

To effectively manage storm water and run-off through the industrial site, staff recommend that the applicant
be required to submit a storm water management plan from a qualified professional. Staff would include this as
a requirement in the ToR.

The LTC could include relevant aspects of storm water management as a condition of a s. 219 covenant.
Geotechnical Report
As there is moderate and high risk slope hazard mapped immediately above the proposed area of industrial use,

staff will include a requirement for a geotechnical assessment from a qualified professional as part of the ToR to
ensure the site is safe for the intended industrial use.
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Highway Access Permit

The applicant will be requested to submit an approved Highway Access Permit for the business use as part of the
ToR.

Standing Resolution 2020-010

Standing resolution 2020-010 provides policy options for bylaw enforcement compliance on unlawful uses.

The applicant has requested that the LTC consider proceeding with consideration of the application while the
industrial use is continuing; and that the LTC direct that bylaw enforcement actions, including the issuing of
notices, cease, consistent with 15.1(b) (Attachment 4).

Consultation

A draft amending bylaw would be sent to potentially affected government agencies and First Nations for referral.

In this case, as there is no required OCP amendment, the LTC could choose whether to hold a public hearing or
not. If the LTC chooses to not hold a public hearing, then staff would need to provide notice of first reading.

If a public hearing is held, public hearing notice would be posted as per statutory and bylaw requirements in
advance of a public hearing, including notification of the proposed rezoning to all properties located within 100
metres of the subject property.
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Typically, a Community Information Meeting (CIM) is also held prior to a public hearing. With direction from LTC,
these would be scheduled either separately or concurrently after draft bylaws are complete, reviewed and have
received at least First Reading. If no public hearing is held, the LTC could still choose to hold a CIM prior to first
reading.

Archaeological Sites

Islands Trust reviews all applications/permits to ensure the preservation and protection of cultural heritage,
archaeological sites, and ancestral places. In this case, there are no registered archaeological sites on the subject
property, however there is archaeological potential identified in the vicinity.

Further to that review, staff direct the applicant to the following guidelines:

e All archaeological and cultural heritage is protected under the Heritage Conservation Act and areas of
archaeological potential may contain undocumented archaeological sites which would be automatically
protected under the Heritage Conservation Act (including all intact or disturbed sites), and require a
permit from the BC Archaeology Branch. Further information regarding permits:
https://www2.gov.bc.ca/gov/content/industry/natural-resource-use/archaeology/permits

¢ Inthe event that archaeological features or materials are found, either intact or disturbed on the subject
property, stop work immediately and contact the BC Archaeology Branch at 250-953-3334 or
archaeology@gov.bc.ca.

Rationale for Recommendation

The recommendations on page 1 are supported as:

e The area proposed for rezoning is designated as Industrial and the proposed use is consistent with the
Industrial land use policies of the North Pender Island Official Community Plan No. 171 (OCP);

e Directing staff to proceed will trigger the issuance of a terms of reference (TOR) that will identify any
additional information and professional reports required from the applicant;

e Adraft bylaw will facilitate First Nations and agency referrals and public input to identify any issues or
concerns with the proposed rezoning; and,

e The applicant has requested that bylaw enforcement actions cease while the rezoning proceeds.

ALTERNATIVES

The LTC may consider the following alternatives to the staff recommendation:

1. Request further information

The LTC may refer back to staff requesting further information prior to making a decision. Recommended
wording for a resolution is as follows:

That the North Pender Island Local Trust Committee request that staff report back with....

2. Deny the application

The LTC may deny the application. Recommended wording for the resolution is as follows:

That the North Pender Island Local Trust Committee proceed no further with application NP-
PLRZ20260021 (Miles).
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3. Hold the application in abeyance

The LTC may choose to hold the application in abeyance.

4. Receive for information

The LTC may receive the report for information.

NEXT STEPS

Based on direction from the LTC, staff will initiate the drafting of an amending bylaw and issue a TOR to the

applicant consistent with the DAI bylaw.

Submitted By: Brad Smith, Island Planner March 25, 2026
Concurrence: Kim Stockdill, Acting Regional Planning Manager March 26, 2025
ATTACHMENTS

1. Site Context

Mapping and Plans

Letter from Applicant

Site disclosure statement

Request to cease bylaw enforcement
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ATTACHMENT 2 — MAPS, PLANS, DRAWINGS

2.1 PRELIMINARY SITE PLAN
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2.2 ZONING AND ORTHO

2.3 OCP DESIGNATIONS
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2.4 DEVELOPMENT PERMIT AREAS

2.5 STEEP SLOPE MAPPING
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2.6 SENSITIVE ECOSYSTEMS
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PENDER RESOURCE SOLUTIONS
3330 PORT WASHINGTON ROAD

INDUSTRIAL REZONING APPLICATION: NARRATIVE

EXISTING USES OF LAND AND BUILDINGS

e Contractor Yard
e Residential

PROPOSED USES OF LAND AND BUILDINGS

e Continued as above.
e Shipping Container Storage.
e Recreational Vehicle and Trailer Storage.

PROPOSED TIMING OF DEVELOPMENT/USE

e Contractor Eco Source Septic currently operating at this location.
e Storage area to be developed within 1-2 years.

EXISTING USES OF LAND AND BUILDINGS ON ADJACENT PROPERTIES

e 3205 Clam Bay Road: Ecological Zone.

e 3315 Port Washington Road: Private residence. Rural zone, partial OCP Industrial
Designation.

e 3323 Port Washington Road: Emcon Contracting Services, and BC Hydro. Highways
maintenance contractor, and power line contractor. General Industrial zone.

e 3326 Port Washington Road: Private residence. Rural zone.

e 3334 Port Washington Road: Big Digem Excavating. Rural zone. Rezoning Application
for Split General Industrial Zone in progress.






Copyright 2026 © Pender Resource Solutions
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North Pender Island, BC Canada




Pender Resource Solutions developed in
response to the need for safe industrial
development within the North Pender Island

Local Trust Area.

Due to a lack of available land, local industry is
at risk. Pender Resource Solutions offers an
appropriate response to the Island’s growing

need for contracting services & storage space.

The Official Community Plan identifies 3330
Port Washington Road as a priority for

industrial rezoning.







Priority areas in development include a
contractor yard and storage space for

commercial and personal items.

A contractor yard providing design and
maintenance services for septic systems is
essential for a rural community lacking in

municipal sewer infrastructure.

Container storage and recreational vehicle

storage complements the need for space.

LUB 224 permits (a) contractor yard, (e) indoor
storage, and, (f) storage of recreational vehicles,

boats and trailers in the General Industrial zone.







SCHEDULE 1
SITE DISCLOSURE STATEMENT

I. CONTACT INFORMATION

A. Site Owner (s) or operator (s), as applicable (add extra pages, if necessary)
LastName FirstName (s)

MILES ANALISA

Company (if applicable)

PENDER RESOURCE SOLUTIONS
Owner/Operator Address

3330 PORT WASHINGTON ROAD
City Province/State

PENDER ISLAND BC
Country Postal/Zip Code

VON 2M1

Telephone #H-###-H#HH# Email

I I

B.Person Completing Site Disclosure Statement (Leave blank if same as above):
O Agent authorized to complete form on behalf of the owner or operator
LastName First Name

Company (if applicable)

C.Person to Contact Regarding the Site Disclosure Statement:
LastName First Name (s)

MILES ANALISA

Company (if applicable)
PENDER RESOURCE SOLUTIONS
Mailing Address

3330 PORT WASHINGTON ROAD
City Province/State
PENDER ISLAND BC
Country Postal/Zip Code
VON 2M1
Telephone #H#-#HH-HH#HH Email
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From: A Miles I

Sent: Thursday, April 2, 2026 9:21 AM

To: Brad Smith

Subject: Re: Request to cease BL enforcement
Hello Brad,

| am requesting that the LTC apply standing resolution policy 15.1.b to my current BL
enforcement file in respect of the home industry use in setbacks while the rezoning
proceeds.

Thank you, Sara

On Tue, Mar 24, 2026 at 11:59 AM Brad Smith <bsmith@jislandstrust.bc.ca> wrote:

Can you please provide me a letter or email requesting that the LTC apply standing resolution policy
15.1.b to your current BL enforcement file in respect of your home industry use in setbacks while your
rezoning proceeds.

| will then add as recommendation in staff report for LTC to decide on.

Thanks, Brad

Re: Request to cease BL enforcement





