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File No.: NP-RZ-2024.1 (Grimmer) 
  

DATE OF MEETING: January 30, 2026 

TO: North Pender Island Local Trust Committee 

FROM: Southern Team 

COPY: Robert Kojima, Regional Planning Manager 

SUBJECT: Rezoning Application – Draft amending Bylaw No. 236 and 237 

 Applicant: Aaron Grimmer – Gulf Excavating Ltd. 

 Location: 4415 Bedwell Harbour Rd. 

RECOMMENDATION 

1. That the North Pender Island Local Trust Committee receives draft bylaw No. 236, cited as ”North 
Pender Island Official Community Plan Bylaw No. 171, 2007, Amendment No. 1, 2024”, and directs staff 
to initiate bylaw referrals, subject to submission of an updated site plan from the applicant with 
accurate proposed area of use map boundaries to include in the draft bylaw. 

2. That the North Pender Island Local Trust Committee receives draft bylaw No. 237, cited as ”North 
Pender Island Land Use Bylaw No. 224, 2022, Amendment No. 1, 2024”, and directs staff to initiate 
bylaw referrals, subject to submission of an updated site plan from the applicant with accurate 
proposed area of use map boundaries to include in the draft bylaw. 

REPORT SUMMARY 

The purpose of this staff report is to provide an update on rezoning application NP-RZ-2024.1 (Grimmer) 

including the submission of septic approval and well monitoring construction reports, and to seek direction from 

the North Pender Island Local Trust Committee (LTC) on draft bylaw No. 236 and No. 237. 

The above recommendations are supported as: 

 The proposal is reasonable and consistent with policies of the North Pender Island Official Community 
Plan No. 171 (OCP) and Islands Trust Policy Statement (ITPS); 

 The business provides an important community service and there have been no complaints or concerns 
raised with the operation under the current Temporary Use Permit (TUP); 

 Draft maps attached to the bylaws still need to be updated to reflect accurate site boundaries for the 
proposed industrial use; and, 

 Draft Bylaw No. 236 and No. 237 will facilitate First Nations and agency referrals and enable further 
public input. 
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BACKGROUND 

The property owner and business operator have submitted a rezoning application to permit the continued 

operation of a concrete batch plant and associated uses on a portion of the subject property which is zoned 

Rural (R) and does not permit industrial uses. 

At the April 5, 2024 meeting, the LTC passed the following resolution: 

 

NP-2024-030 

It was MOVED and SECONDED, 

That North Pender Island Local Trust Committee directs staff to proceed with application NP-RZ- 2024.1 

(Grimmer) and to prepare draft bylaws. 

With progress being made on the submission of required terms of reference items to support the application, 

staff are now seeking direction on proceeding with Draft Bylaw No. 236 and No. 237, including agency and First 

Nation referrals. 

ANALYSIS 

Policy/Regulatory 

Islands Trust Policy Statement: 

The proposed rezoning to permit a site specific industrial use on a portion of the lot for the operation of a 

concrete plant does not appear to be contrary or at variance with any Policy Statement directive policies; 

however a more comprehensive review with a checklist would 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 in the North Pender Island Official Community Plan 

No. 171, 2007 (OCP).  

Rezoning of the portion of the property to permit the concrete plant requires a OCP amendment. If approved, 

draft Bylaw No. 236 would amend the OCP land use designation map (i.e. Schedule B) to change the designation 

of the portion of the lot proposed for the concrete plant from Rural to Industrial. 

The Industrial Land Use Policies of the OCP need to be considered, including minimizing impacts on neighbouring 

properties and the environment. Staff are of the view that in general, the proposed uses are consistent with the 

Industrial Land Use policies of the OCP. 

There are no Development Permit Areas designated on the subject property. However, if the amendment 

proceeds, the industrial zone would become designated as a Commercial and Industrial Form and Character DPA 

and the applicant would then be required to obtain a development permit consistent with the requirements of 

DPA 9 in the OCP prior to a building permit being issued for the proposed shop building and any other permitted 

structures. 

 

 



Islands Trust Staff Report 3 

 

Land Use Bylaw 

A majority of the subject property is zoned as Rural (R) in the North Pender Island Land Use Bylaw (LUB) No. 224, 

2022 (LUB). Rural zoning does not permit the industrial use currently authorized through TUP.  

A portion of the parcel is also zoned General Industrial(e), which is a site specific zoning that permits a waste 

transfer facility commercial composting, and commercial recycling. The operation of this business on the same 

subject parcel is completely independent from the concrete plant business. 

If approved, draft bylaw No. 237 would result in the following uses to be permitted through a site specific zoning 

map amendment in the portion of the subject lot zoned as General Industrial (g), or GI(g):  

a) Contractor Yard; 
b) Concrete production facility; and, 
c) Accessory buildings and structures 
 

Concrete production facility is defined in the amending draft bylaw to mean “the use of the site, buildings and 
structures for the production, storage and handling of concrete products and associated materials including the 
handling, treatment and storage of waste materials”. 
 
Draft Bylaw No. 237 also corrects a previous labelling error for site specific zone GI(e), changing it to GI(f) to 
correct and remove the currently existing double entry of GI(e) in Table 5.10 of the LUB. 

Issues and Opportunities 

Terms of Reference Requirements 

A terms of reference was issued to the applicant in June 2024 (Attachment 3) requiring the following additional 
information to be submitted: 

1) An updated site plan professionally prepared at an appropriate scale. 
2) A septic disposal report, prepared by a registered onsite wastewater practitioner, for the septic servicing of 

the proposed shop building. 
3) An updated Environmental Assessment report that includes: 

 

a. A completed compliance monitoring checklist as shown on Schedule ‘E’ of NP-TUP-2033.5 to 
monitor adherence to the current ‘Environmental Management Plan’ including recommendations 
for mitigation of any issues identified on the checklist; 

b. A review and update of the current Environmental Management Plan in consideration of any 
changes proposed through rezoning including recommendations for mitigation of any issues 
identified. The report must include sections on water management, chemical and petroleum 
hydrocarbon management, spill response and prevention, and monitoring and reporting; and an 
updated compliance monitoring checklist that captures any new/altered conditions for use in 
potential future monitoring. 

4) Photographic or other proof that work is completed to install a groundwater monitoring well down gradient 
from the concrete batch plant and water management area for monitoring of groundwater quality. 

 
The status of each submission is as follows:  

Site Plan – an updated site plan accurately delineating the proposed area of use has still not been submitted. 
Draft amending bylaw maps will need to be updated with the proposed area of rezoning that captures the 
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current operating footprint. The site plan that has been submitted does not completely align with this area of 
use. 

Septic Report – the applicant has provided a septic report and record of filing with Island Health (Attachment 4). 
The report confirms that there is septic capacity at the site to service the proposed office and washroom use.  

Environmental Monitoring Report – this report is still outstanding. The applicant indicates it is forthcoming as 
soon as possible. To date, there have been no concerns or complaints raised during the current TUP period in 
regards to the operation of the concrete plant.  Staff will not proceed with seeking first reading of the draft 
bylaws until this report is submitted and reviewed by staff to identify any concerns with the current operation. 

Water Quality Monitoring Well Report (Attachment 5) - A 6 inch diameter PVC monitoring well was installed on 
June 30, 2025 to a depth of approximately 5 metres, down gradient from the concrete batch plant as required 
under the conditions of the current TUP. 

 

Section 219 Covenant 

The LTC could require that the applicant grant a s. 219 Land Title Act covenant to the LTC for any additional 

restrictions not included in the LUB amendments. For example, a covenant could include ongoing conditions for 

water use/quality monitoring and reporting, environmental impact monitoring, or a more detailed site plan that 

describes very specifically where structures can be located, size etc.  

Consultation 

Agency Referrals 

Staff have identified the following agencies for bylaw referral; the LTC may direct staff to include other agencies: 

 CRD – Planning and Protective Services, Building Inspection 

 Island Health 

 Ministry of Transportation and Transit 

 Ministry of Water, Land and Resource Stewardship - Strategic Land Use - Coast Area South Coast Region 
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 Mayne Island Local Trust Committee 

 South Pender Island Local Trust Committee 

 Saturna Island Local Trust Committee 

 Salt Spring Island Local Trust Committee 

First Nation Referrals 

Staff will initiate referrals to all identified First Nations consistent with the standardized list maintained by staff.  

Statutory Requirements 

In accordance with statutory requirements for an OCP amendment, a public hearing is required and it is normal 

practice to hold a Community Information Meeting (CIM) prior to that. 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. 

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 m of the subject property. 

Rationale for Recommendation 

The recommendation on page 1 is supported as: 

 The proposal is reasonable and consistent with policies of the North Pender Island Official Community 
Plan No. 171 (OCP) and Islands Trust Policy Statement (ITPS); 

 The business provides an important community service and there have been no complaints or concerns 
raised with the operation under the current Temporary Use Permit (TUP); 

 Draft maps attached to the bylaws still need to be updated to reflect accurate site boundaries for the 
proposed industrial use; and, 

 Draft Bylaw No. 236 and No. 237 will facilitate First Nations and agency referrals and enable further 
public input. 

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-RZ-2024.1. 

3. Hold the application in abeyance  

The LTC may choose to hold the application in abeyance. 

4. Receive for information 
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The LTC may receive the report for information 

 

NEXT STEPS 

Based on direction from the LTC, staff will initiate the drafting of amending bylaws and issue a TOR to the 
applicant consistent with the DAI bylaw. 

Submitted By: Brad Smith, Island Planner January 14, 2026 

Concurrence: Robert Kojima, Regional Planning Manager January 21, 2026 

ATTACHMENTS 

1. Draft Bylaw No. 236 
2. Draft Bylaw No. 237 
3. Terms of Reference DAI Letter, June 2024 
4. Septic Filing Report, Jan 2026 
5. Monitoring Well report, July 2025 



NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
BYLAW NO. 236 

 
 

A BYLAW TO AMEND NORTH PENDER ISLAND OFFICIAL COMMUNITY PLAN  
BYLAW NO. 171, 2007 

 
 
The North Pender Island Local Trust Committee in open meeting assembled enacts as follows: 
 

1. CITATION 

 This Bylaw may be cited for all purposes as “North Pender Island Official Community Plan Bylaw 
No. 171, 2007, Amendment No. 1, 2024”. 

 
2.  SCHEDULES  
 

North Pender Island Official Community Plan Bylaw No. 171, 2007 is amended as shown on 
Schedule 1, attached to and forming part of this bylaw. 

 
3. SEVERABILITY 
 
 If any provision of this Bylaw is for any reason held to be invalid by a decision of any Court of 

competent jurisdiction, the invalid provision must be severed from the Bylaw and the decision 
that such provision is invalid must not affect the validity of the remaining provisions of the 
Bylaw. 

 
 
READ A FIRST TIME THIS ______ DAY OF _________ 20  
 
PUBLIC HEARING HELD THIS ______  DAY OF _________ 20  
 
READ A SECOND TIME THIS  ______  DAY OF _________ 20  
 
READ A THIRD TIME THIS  ______  DAY OF _________ 20  
 
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS 
            ______  DAY OF  _________ 20  
 
APPROVED BY THE MINISTER OF MUNICPAL AFFAIRS THIS  
 ______  DAY OF __________ 20  
 
ADOPTED THIS ______  DAY OF __________  20  
 
 
 
            
CHAIR       SECRETARY 

 

DD RR AA FF TT   
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NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
BYLAW NO. 236 

 
SCHEDULE 1 

 
The North Pender Island Official Community Plan Bylaw No. 171, 2007, is amended as follows: 

 

Schedule “B” – Land Use Designation Map, is amended by changing the land use designation of a 

portion of the land parcel legally described as Lot 1, Section 18, Pender Island, Cowichan District, 

Plan VIP59806 from Rural (R) to Industrial (I), as shown on Plan No. 1 attached to and forming part 

of this bylaw, and by making such alterations to Schedule “B” of Land Use Bylaw No. 70 as are 

required to effect this change. 
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NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
BYLAW NO. 236 

 
Plan No. 1 

 
Note: Updated map to be inserted when applicant submits updated site plan 

 
 

 



 
NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 

BYLAW NO. 237 

 
 

A BYLAW TO AMEND NORTH PENDER ISLAND LAND USE BYLAW NO. 224, 2022 

 
 
The North Pender Island Local Trust Committee, being the Local Trust Committee having 
jurisdiction in respect of the North Pender Island Local Trust Area under the Islands Trust Act, 
enacts as follows: 
 
1. Citation 

 
This bylaw may be cited for all purposes as “North Pender Island Land Use Bylaw No. 224, 
2022, Amendment No. 1, 2024”.  

 
2. North Pender Island Local Trust Committee Bylaw No. 224, cited as “North Pender Island Land 

Use Bylaw No. 224, 2022,” is amended as follows: 
 

2.1. Part 1 Interpretation 1.1 Definitions is amended by adding a definition of concrete 
production facility such that it reads ““concrete production facility” means the use 
of the site, buildings and structures for the production, storage and handling of 
concrete products and associated materials including the handling, treatment and 
storage of waste materials” 
 

2.2. Subsection 5.10(12) Table 5.10 - the second instance of site-specific zone number 5 
lettered GI(e) that refers to the Portion of Lot 1, Section 18, Pender Island, 
Cowichan District, Plan VIP59806 is amended to renumber site-specific zone 5 to 
site-specific zone 6 and re-letter site-specific zone GI(e) to site-specific zone GI(f). 
 

2.3. A new site-specific regulation is added to Table 5.10 in Subsection 5.10(12) 
following site-specific zone GI(f) that reads:  

 

 Table 5.10   

 1 2 3 

 Site-Specific 
Zone 

Location 
Description 

Site-Specific Regulations 

7 GI(g) Portion of Lot 
1, Section 18, 
Pender Island, 
Cowichan 
District, Plan 
VIP59806 

Despite Subsection 5.10(1), the only uses 
permitted in this location are: 

a) Contractor Yard; 
b) Concrete production facility; and, 
c) Accessory buildings and structures 

 

 
2.4. Schedule “1” – Zoning Map, is amended by changing the zoning classification of a 

portion of Lot 1, Section 18, Pender Island, Cowichan District, Plan VIP59806 from 
General Industrial e (GI(e)), to General Industrial f (GI(f)), as shown on Plan No. 1 
attached to and forming part of this bylaw, and by making such alterations to 
Schedule “1” of Bylaw No. 224 as are required to effect this change. 
 

DD RR AA FF TT   
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2.5. Schedule “1” – Zoning Map, is amended by changing the zoning classification of a 
portion of Lot 1, Section 18, Pender Island, Cowichan District, Plan VIP59806 from 
Rural to General Industrial g (GI(g)), as shown on Plan No. 2 attached to and 
forming part of this bylaw, and by making such alterations to Schedule “1” of Bylaw 
No. 224 as are required to effect this change.  

 
3. SEVERABILITY 
 
 If any provision of this Bylaw is for any reason held to be invalid by a decision of any Court of 

competent jurisdiction, the invalid provision must be severed from the Bylaw and the decision 
that such provision is invalid must not affect the validity of the remaining provisions of the 
Bylaw. 

 
 
READ A FIRST TIME THIS ______ DAY OF _________ 20  
 
PUBLIC HEARING HELD THIS ______  DAY OF _________ 20  
 
READ A SECOND TIME THIS  ______  DAY OF _________ 20  
 
READ A THIRD TIME THIS  ______  DAY OF _________ 20  
 
APPROVED BY THE EXECUTIVE COMMITTEE OF THE ISLANDS TRUST THIS 
                ______  DAY OF  _________ 20  
    
 
ADOPTED THIS ______  DAY OF _________  20  
 
 
 
            
CHAIR       SECRETARY 
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NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 
BYLAW NO. 237 

 
Plan No. 1 

 
 

INSERT MAP SHOWING CHANGE OF GI(e) to GI(f) 
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NORTH PENDER ISLAND LOCAL TRUST COMMITTEE 

BYLAW NO. 237 
 

Plan No. 2 
 
 

INSERT MAP SHOWING CHANGE OF RURAL TO GI (G)  
NOTE: SITE BOUNDARY STILL NEEDS TO BE CONFRIMED VIA SITE PLAN SUBMISSION 

 

 
 
 



  
 

 

 
200-1627 Fort Street, Victoria, BC  V8R 1H8 
Telephone  250 405-5151    Fax  250 405-5155 
Toll Free via Enquiry BC in Vancouver 660-2421.  Elsewhere in BC 
1.800.663.7867 
Email  information@islandstrust.bc.ca 
Web  www.islandstrust.bc.ca 

 

 
Bowen  Denman  Hornby  Gabriola Galiano  Gambier  Lasqueti  Mayne  North Pender  Salt Spring  Saturna  South Pender  Thetis 

 
June 19, 2024 File Number: NP-RZ-2024.1 (Grimmer)  
   

Attn: Aaron Grimmer 
Via email:  
 
 
Dear Aaron Grimmer 
 
Re: Rezoning Application NP-RZ-2024.1 (Grimmer) - Terms of Reference - 4415 Bedwell Harbour 
Road, North Pender Island (PID 018-948-421).  
 
The North Pender Island Local Trust Committee (LTC) received a preliminary report for rezoning 
application NP-RZ-2024.1 (Grimmer) at the April 5, 2024 LTC meeting. At that meeting, the LTC 
passed a resolution to proceed with the application, including the drafting of amending bylaws and the 
issuance of a Terms of Reference (TOR). 
 
Consistent with the North Pender Island Development Approval Information Bylaw No. 134 (DAI 
Bylaw), the objective of this TOR is to identify and request any anticipated information from the 
applicant in a timely manner, and as early as possible in the process.   
  
The information received by Islands Trust in your application package includes: 
 

1. Completed application form 
2. Letter of Intent 
3. Survey plan depicting area proposed for rezoning 
4. Preliminary site plan drawings 
5. Statement of Title Certificate 
6. Site Disclosure Plan 
7. Water License approval documentation 

 
Additional information required to proceed with your application includes: 
 
1) A site plan professionally prepared at an appropriate scale, based on the existing legal survey, 

delineating the proposed area for rezoning and all existing and proposed buildings and structures, 
roads and driveways, topographic features, and any significant sensitive habitat features. 
 

2) Conditional Water License NO. 504995 has been submitted by the applicant. This license was 
approved on May 8, 2023 and permits up to a maximum quantity of 3 cubic metres per day for the 
commercial concrete plant enterprise. As such, at this time, there are no further submission 
requirements to demonstrate adequate water supply. However, an updated Water Management 
Plan will be required, as further described in the Environmental Assessment section below. 

 
3) A septic disposal report, prepared by a registered onsite wastewater practitioner, for the septic 

servicing of the proposed shop building consistent with section 8.13 of the LUB.  
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4) An updated Environmental Assessment report that includes: 
 
a. A completed compliance monitoring checklist as shown on Schedule ‘E’ of NP-TUP-

2033.5 to monitor adherence to the current ‘Environmental Management Plan’ including 
recommendations for mitigation of any issues identified on the checklist; 

b. A review and update of the current Environmental Management Plan in consideration of 
any changes proposed through rezoning including recommendations for mitigation of any 
issues identified. The report must include sections on water management, chemical and 
petroleum hydrocarbon management, spill response and prevention, and monitoring and 
reporting; and an updated compliance monitoring checklist that captures any new/altered 
conditions for use in potential future monitoring. 

 
5) Photographic or other proof that work is completed to install a groundwater monitoring well 

down gradient from the concrete batch plant and water management area for monitoring of 
groundwater quality. This is also a condition of NP-TUP-2023.5.  
 

 
 

6) Development Permit Areas - There are currently no development permit areas (DPAs) affecting 
the area proposed for rezoning. However, the applicant should be aware that if this area of the 
property is rezoned to an Industrial zone, the requirements of DPA 9 - Commercial and 
Industrial Form and Character will then apply and a Development Permit will be required for the 
commercial operation of the concrete plant. DPA 9 guidelines start on p. 85 of the OCP. 

 
7) Land Title Act s. 219 covenant - The applicant should be aware that the LTC may seek further 

conditions of rezoning to be established as part of a s.219 covenant. A s.219 covenant is a charge 
secured against the title to a property in favour of the LTC to impose an obligation on the property 
owner, as per the provisions of s.219 of the Land Title Act. In this case, a s. 219 covenant could 
include conditions not captured through rezoning in the LUB such as the inclusion of a detailed 
site plan, specific construction requirements, environmental monitoring and reporting obligations, 
and other limits on the proposed land use and development.  

8) Archaeological Material - The Islands Trust reviews all applications to ensure the preservation 
and protection of cultural heritage, archaeological sites, and ancestral places. In this case, there is 
a portion of a registered archaeological site located on the subject property near the proposed 
area of rezoning, and archaeological potential identified on other areas of the subject property.  
 
To provide the applicant with awareness regarding potential archaeological sites, including what to 
do if archaeological materials are encountered during development, staff include the Islands Trust 
Chance Find Protocol and the provincial Archaeological Branch Heritage Act guidelines as 
attachments to this TOR. 
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Reporting Requirements 
 
With respect to any reporting requirements listed above, the applicant and/or professional must, in 
accordance with generally accepted impact assessment methodology, ensure the reports: 
 

(a) identify relevant baseline information and document the nature of the resource or other matter 
on which the proposed activity or development may have an impact; 

(b) identify and describe the potential and likely impacts of the activity or development including 
any cumulative effects when combined with other projects proposed or under development; 

(c) evaluate the impacts in terms of their significance and the extent to which and how they might 
be mitigated; and 

(d) make recommendations as to conditions of approval that may be appropriate to ensure that 
undesirable impacts are minimized or avoided, and 

(e) make recommendations as to measures that may restore or enhance natural functions or 
features that have been damaged or degraded prior to development or that would be impacted 
by the proposed development. 

 
This information must be prepared by a professional or professionals in good standing with his/her 
professional organization within British Columbia, acting within his/her area of expertise, and with 
demonstrated and pertinent experience and/or training. 
 
Please also note that the Islands Trust reserves the right to require additional information or 
clarification in response to the project reports. Any additional requirements will be provided in writing 
and will identify the additional information required in as clear and specific manner as possible.  
 
If you have any questions concerning the application or TOR requirements stated above, please do 
not hesitate to contact me.  
 
Sincerely, 
 

BSmith 
 
 
Brad Smith 
Island Planner, North Pender Island Local Trust Area 
 
Attachment 1. Islands Trust Chance Find Protocol 
Attachment 2. Provincial Archaeological Branch Heritage Act guidelines 
 
pc: Robert Kojima, Regional Planning Manager 

 
 
 



PROTECTED ARCHAEOLOGICAL SITES IN BRITISH COLUMBIA 
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Archaeological sites are the physical remains of past human activity. There are over 61,000 known archaeological sites in British 
Columbia representing thousands of years of human history. The Heritage Conservation Act (HCA) recognizes the historical, cultural, 
scientific, and educational value of archaeological sites to First Nations, local communities, and the general public. Archaeological sites 
on both public and private land are protected under the HCA and must not be altered or damaged without a permit issued by the 
Province of British Columbia’s Archaeology Branch.  
 

Receipt of this form indicates that your local government has reviewed the records of the Archaeology Branch to determine whether 
your proposed activities are likely to impact a protected archaeological site. By identifying overlaps with archaeological sites early in 
the planning and development process, appropriate and timely steps can be taken that support an efficient development process. You 
should be aware that there are limitations concerning this review; please read the Provincial disclaimer below.1  
 
Your property or project area falls into the selected category: 
 

 Direct overlap with protected archaeological site(s): __________________ 
Provincial records indicate that an archaeological site protected under the HCA is recorded within your property or project area. 

• Your proposed activities may impact the protected archaeological site. 

• You must obtain a site alteration permit issued by the Archaeology Branch before impacting the site.  

• Completing an application for an alteration permit usually requires archaeological expertise. It is also possible that further 
archaeological study will be required before the Archaeology Branch will approve an alteration permit. You may consider engaging 
an eligible consulting archaeologist (see page 2) to confirm the results of this review and assist you in establishing permit 
requirements with the Archaeology Branch. 

• Disturbance of a protected archaeological site without an alteration permit is a contravention of the HCA and may result in 
substantial fines and development delays. 

• The archaeological site impact management and permit process is summarized on page 2. If you have questions about the process, 
contact the Archaeology Branch. 

 

 Direct overlap with an area of high archaeological potential 

Provincial records indicate your property or project area has high potential to contain an archaeological site protected under the HCA, 
either because the area has been previously assessed for potential or there is a known archaeological site within 50 m that may extend 
beyond its recorded boundaries. 

• Your proposed activities may impact an unrecorded archaeological site. Archaeological sites are protected under the HCA, even if 
they have not yet been identified and recorded.  

• Disturbance of a protected archaeological site without a permit is a contravention of the HCA. Accidental discovery of an unknown 
archaeological site during development requires activities to be halted and the Archaeology Branch contacted for direction; 
significant development delays may result while permit requirements are established.  

• To avoid the possibility of unauthorized archaeological site impacts and development delays, you may wish to engage an eligible 
consulting archaeologist (see page 2) to determine in advance whether your activities are likely to impact an unrecorded protected 
archaeological site. 

• The archaeological site impact management and permit process that you will need to follow if an archaeological site is encountered 
before or during development activities is summarized on page 2. If you have questions about the process, contact the Archaeology 
Branch. 

 

 No identified overlap or low potential for archaeological sites 

Provincial records do not indicate known archaeological sites or areas of archaeological potential within your property or project area. 

• Provincial records may be incomplete with regard to archaeological potential in your area. 

• There is always a possibility for unrecorded archaeological sites to exist. Archaeological sites are protected under the HCA, even if 
they have not yet been identified and recorded.  

• If an archaeological site is encountered, development activities must be immediately halted, and the Archaeology Branch contacted 
for direction at 250-953-3334 or archaeology@gov.bc.ca.  

 
1 Provincial Disclaimer: The Archaeology Branch of the Province of B.C. is responsible for the administration of the Heritage Conservation Act. It is not 
administered by local governments. In completing this form, local government staff rely on information provided by the Archaeology Branch. Any 
questions regarding this document should be directed to the Archaeology Branch or to an eligible consulting archaeologist. The information in this 
document is based on a search of provincial records. There are archaeological sites in B.C. that are unknown and not recorded. The Province makes no 
representations or warranties with respect to the accuracy or completeness of this information. Persons relying upon it do so at their own risk. 

X
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Archaeological Site Impact Management and Permit Process 
 
Archaeological sites are protected under the Heritage Conservation Act (HCA) and must not be altered or damaged without a permit 
issued by the Province of British Columbia’s Archaeology Branch. The archaeological site impact management and permit process is 
summarized below. This summary applies to most situations where small-scale development plans overlap with protected 
archaeological sites. There are always exceptions that can be explained to you by an archaeologist or the Archaeology Branch as you 
proceed through the steps. Major development projects may be subject to additional requirements that are beyond the scope of the 
basic process described below.  
 
If your property or project area contains a protected archaeological site: 
 
You must obtain a s. 12.4 alteration permit issued by the Archaeology Branch before conducting activities that will impact a protected 
archaeological site. Permit applications are available on the Archaeology Branch website. However, completing a permit application 
usually requires archaeological expertise. Most applicants will therefore engage a professional archaeologist to review development 
plans, verify archaeological records, confirm that an alteration permit is required, complete the permit application, and work with the 
Archaeology Branch on the applicant’s behalf to ensure all HCA permit requirements are met.   
 
The archaeologist may conclude, after a desktop review or a preliminary walk-over, that your activities will not impact the 
archaeological site. The archaeologist should send a letter stating their professional opinion to the Archaeology Branch. You may no 
longer require an alteration permit to proceed with your activities, provided they don’t change.  
 
In other cases, the archaeologist and/or the Archaeology Branch may conclude that an alteration permit cannot be issued because 
archaeological records contain insufficient information on the nature, extent, integrity, and significance of the archaeological site. It is 
important that this information be on record before your activities irreparably alter the site. You may therefore be required to furnish 
additional archaeological site information. It might be possible to obtain the required information via a more in-depth review of the 
existing archaeological records. Alternatively, you may need to arrange for an archaeological impact assessment (AIA) to collect the 
necessary data.  
 
If an Archaeological Impact Assessment is recommended:  
 
An AIA is conducted by an archaeologist under an inspection permit. The permit allows the archaeologist to conduct subsurface tests 
to collect information about the archaeological site. The AIA results in recommendations for managing impacts to the archaeological 
site. The archaeologist’s recommendations and their feasibility should be discussed with you before they are submitted to the 
Archaeology Branch. Common recommendations include: 
 

• Changing building plans or construction techniques to reduce or avoid archaeological site impacts. 

• Proceeding with an alteration permit with or without concurrent archaeological studies, depending on the expected degree of 
impact to the site. 

• No further archaeological study or permits required. 
 
The Archaeology Branch will review the AIA recommendations and determine next steps. Note that the application process for all 
Archaeology Branch permits takes a minimum of 8-12 weeks from the date the application is submitted. Contact an eligible 
consulting archaeologist for time and cost estimates. The Archaeology Branch does not charge a fee for processing and issuing permits. 
 
Contact an eligible consulting archaeologist:  
An eligible consulting archaeologist is in good standing to hold a Heritage Conservation Act permit for archaeological studies in that 
Culture Area. Ask the archaeologist if they can hold a permit or contact the Archaeology Branch (250-953-3334) to verify an 
archaeologist’s eligibility. Archaeologist may be found through the B.C. Association of Professional Archaeologists (www.bcapa.ca) or 
business directories. 
 
Contact the B.C. Archaeology Branch: 
B.C. Archaeology Branch, Ministry of Forests 
Email: archaeology@gov.bc.ca  
Telephone: 250-953-3334 
Web: www2.gov.bc.ca/gov/content/industry/natural-resource-use/archaeology/private-commercial-or-development-property 
 
Submit a Data Request Form to inquire about archaeological sites within your property or project area: 
www.archdatarequest.nrs.gov.bc.ca  



 Last Update: September 20, 2023 

 

 

Chance Finds – Instructions for reporting findings of  
archaeological artifacts or human remains 

 

The following provides important information from the British Columbia’s Ministry of Forests 
Archaeology Branch1 on how to respond if you discover an archaeological artifact or human remains 
on your property.   

 

The most important step is to STOP WORK and not disturb any archaeological artifact or human 
remains that you may encounter. Then, please follow the instructions provided below depending 
on the nature of your discovery.  

 
Report finding possible sites or artifacts 
 
If you think you have discovered an archaeological site or artifact: 

 Stop work. Do not disturb the site or artifacts. Please contact the B.C. Archaeology Branch 
via email at archpermitapp@gov.bc.ca   
(or archaeology@gov.bc.ca; 250-953-3334) 

 
Report finding possible human remains 
 
If you think you have discovered human remains: 

 Stop work. Do not disturb the remains and please contact the B.C. Archaeology Branch 
immediately via email at archpermitapp@gov.bc.ca (or archaeology@gov.bc.ca; 250-953-
3334) 

o The B.C. Archaeology Branch will notify the BC Coroners Service and the local 
policing authority. The BC Coroners Service will determine if the human remains are 
of archaeological significance. The B.C. Archaeology Branch may also arrange for a 
qualified anthropologist or archaeologist to provide an assessment of the remains 
and reach out to Local First Nations Additional steps are taken from there. 

 
Heritage Conservation Act obligations 
 
Archaeological sites on both public and private land are protected under the Heritage Conservation 
Act, whether they are known or not, and must not be altered without a permit2.  
 
Suspected contraventions of the Heritage Conservation Act are investigated by Natural Resource 
Compliance and Enforcement. If you witness or are aware of a Natural Resource Violation, please 
fill out a Report of Natural Resource Violation form3 or call 1-877-952-7277, (Option 2) toll-free, or 
#7277 on a cellphone. 

                                                           
1 https://www2.gov.bc.ca/gov/content/industry/natural-resource-use/archaeology/report-a-find 
2 see https://www2.gov.bc.ca/gov/content/industry/natural-resource-use/archaeology/permits 
3 https://forms.gov.bc.ca/industry/report-a-natural-resource-violation 
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              File:  2501141 

 
                          July 14, 2025 
         

 
Barbara Johnstone and Aaron Grimmer 
Pender Island BC 
 
Attention: Barbara Johnstone and Aaron Grimmer 
             
Re:  Installation of Groundwater Monitoring Well at Concrete Plant, 4415 Bedwell 

Harbour Road, Pender Island 
 
As requested, Hy-Geo Consulting has prepared the following report on the recent 
installation of a groundwater monitoring well located down gradient from the concrete batch 
plant. The installation of a monitoring well was a requirement for property under the 
Temporary Use Permit, NP-TUP-2023.5 (Grimmer) issued by the North Pender Island 
Local Trust Committee (2023).  
 
Site Location 
 
The monitoring well was constructed on June 30, 2025 on a portion of Lot 1, Section 18, 
Pender Island, Cowichan District, Plan VIP59806 (PID: 018-948-421) as shown in Figure 1. 
The location and proposed depth of the well was previously discussed with Brad Smith, 
Islands Trust Planner on January 29, 2025. 
 
 
Monitor Well Construction  
 
The monitoring well was constructed by Gulf Excavating Ltd., to a depth of 15 feet (4.6 m) 
utilizing an excavator (Photo 1, Appendix A).  The excavation encountered 1 foot of organic 
topsoil underlain by 2 feet of buff stiff clay followed by 12 feet of grey clay and shale 
(Photos 2 and 3, Appendix A). Groundwater was observed below a depth of 11 feet (3.4 m) 
on some of the fracture surfaces in the shale. After completing the excavation to a depth of 
15 feet (4.6 m), a 20 foot (6.1 m) length of 6 inch diameter PVC thermoplastic casing with 
the bottom 5 feet (1.5 m) slotted was set in the excavation (Photo 4, Appendix A). Water as 
observed coming at the bottom of the excavation (Photo 5, Appendix A).  Clean gravel with 
sand (Photo 6, Appendix A), was backfilled around the slotted portion of the casing to 
within 8 feet of the ground surface and the remainder of the excavation was initially filled in 
with the excavated materials to within 3.5 feet (1.1 m) of the ground surface.  A temporary 
8 inch diameter surface casing 4 feet (1.2 m) in length was then set over the 6 inch 
diameter well casing and the annual space between the casings filled with medium-sized 
bentonite pellets (Photo 7, Appendix A).  The area around the 8 inch diameter casing was 
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then backfilled in stages with more of the excavated materials while the 8 inch diameter 
casing was being pulled back until the excavation was completely filled leaving the monitor 
well casing sticking up 25 inches above the ground surface.  Figure 2 shows the design of 
the monitor well as completed prior to pulling the temporary surface casing. Photo 8, 
Appendix A, shows the temporary surface casing being removed and Photo 9, Appendix A 
shows the completed monitor well with 25 inch stick-up. 
 

 
 Figure 1.  Approximate location of monitoring well constructed on June 30, 2025. Basemap 
                 from North Pender Island Local Trust Committee (2023).  
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  Figure 2.  Schematic of monitor well installation, not to scale. 
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Conclusions 
 
Based on the above, the following relevant conclusions can be made: 
 

1. A  6 inch diameter PVC monitor well was successfully completed on June 30, 2025 
to a depth of 15 feet, down gradient from the concrete batch plant as required under 
the Temporary Use Permit, NP-TUP-2023.5 (Grimmer) issued by the North Pender 
Island Local Trust Committee (2023). 
 

2. The excavation encountered 1 foot of organic topsoil underlain by 2 feet of buff stiff 
clay followed by 12 feet of grey clay and shale.  
 

3. Groundwater was observed along fractures and bedding planes within the clay and 
shale materials encountered at the site below a depth of 11 feet (3.4 m) and 
groundwater was present in the excavation when the well casing was installed. 

 
4. The monitor well was constructed by excavation and completed in accordance with 

requirements under the Groundwater Protection Regulation (Province of British 
Columbia, 2025), including Section 20 Casings and liners, Section 22 Surface seal, 
Section 33 Casing stick-up, Section 35 Slope of surface of ground around wellhead, 
Section 38 Well caps, and Section 77 Well construction reports submitted to well 
owner only. A copy of the well construction report is provided in Appendix B. 

 
 
Recommendations 
 
The following recommendations are provided for implementation.  
 

1. As the monitor well was completed with PVC thermoplastic casing it would be 
important to protect the casing from future damage by installing a larger diameter 
steel casing with a lockable well cap over the plastic casing.  This would be in 
compliance with Section 34 Protection of thermoplastic casings under the 
Groundwater Protection Regulation.  Care should be taken not to excavate the 
bentonite seal around the plastic casing when installing the steel casing. The stick-
up of the plastic casing could also be reduced to 12 inches if necessary.  
 

2. Prior to any groundwater sampling of the monitor well it would be prudent to bail 
several well volumes from the well before sampling.  
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Appendix A 
 
 

Photographs taken June 30, 2025. 
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Appendix B 
 
 

Well Construction Report 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 






