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Mudge Island Advisory Planning Commission 

Report to the Gabriola Island Local Trust Committee 

APC Referral – 6500-20- Mudge Island 

OCP/LUB Review Project for Lot Coverage 

February 19, 2018 

Referral Notice: 

The Mudge Island Advisory Planning Commission (APC) received the above referenced referral 
from the Gabriola Island Local Trust Committee (LTC) on December 21, 2017.  The referral 
required the APC to discuss and provide recommendations to the LTC on potential amendments 
to the Mudge Island Official Community Plan and Land Use Bylaw in relation to Lot Coverage 
including:  

a)    Modifying the definition of lot coverage to exempt cisterns or other structures to support 
water conservation;  

b)    Modifying maximum lot coverage in the rural residential zone;  

c)    Regulating the size of dwellings and accessory buildings and structures;  

d)    Regulating impermeable surface coverage;  

e)    Incorporating Mudge Island as a “Special Area” under the Gabriola Official Community Plan 
and Land Use Bylaw.  

The APC was asked to specifically provide input, comments, and recommendations to the LTC 
regarding the above in advance of their March 1, 2018 regular business meeting.  This report 
provided pursuant to the directives of the LTC and in accordance with the requirements of the 
ADVISORY PLANNING COMMISSION TERMS OF REFERENCE, D. (Terms of Reference) 2.4 (as 
amended June 17, 2000. 

Public Consultation: 

In order to provide the LTC with the clearest report possible, the APC held two public meetings.  
The first held on January 19, 2018 at the Northern Trust Office, the second held on Mudge Island 
on February 18 on the MICS property.  (the MICS property is a public space used to house the 
Mudge Island firefighting and emergency response equipment) 

The first meeting was attended by APC members Chair Jakobsen, Vice-Chair Carroll, Secretary 
MacDonald, with member Mallett joining via conference call.  Member Erickson was unable to 
join via conference call owing to technical impediments.   Also, in attendance was Staff Planner 
Teresa Rittemann, minute taker Wil Cottingham and three Mudge Island citizens.   LTC Trustees 
Melanie Mamoser and Heather O’Sullivan were in attendance as guests. 
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The second meeting was attended by all APC, with members Mallett and Erickson joining via 
conference call.  In addition to the APC, 12 members of the public were in attendance. Rather 
than recreate all comments and points of discussion at these meetings, we have attached copies 
of the minutes from each meeting. (Jan 19/2018 APC minutes and the Feb 18, 2018 APC draft 
minutes) 

In addition to the above meetings, individual APC members received 18 written submissions from 
the public.  Please note that these were not sent to the APC but to us individually prior to our 
first APC public meeting.   Saying that, and although not received in strict accordance with APC 
Guidelines, they are nonetheless instructive.  

As well, 20 written submissions were received at the Islands Trust office and have been posted 
to the public site to this date. 

Staff Report 

To assist the APC in this referral, a report was prepared by Islands Trust Planning Staff and 
released on December 14, 2017.  The APC reviewed this report, its methodology, rationale, and 
conclusions thoroughly.  In a general sense, the APC was troubled that the Staff Report was built 
on an incorrect assumption, one that caused us to question its overall findings and 
recommendations. 

Specifically, the report states: “This project responds to community concerns regarding the 
number of Development Variance Permit (DVP) applications to increase the maximum lot 
coverage on small lots on Mudge Island.”    

With this statement used as the foundation of the Staff Report, the report proceeds to a 
conclusion that states: “Given the existing policies and objectives of the Mudge Island OCP and 
LUB, and that the existing lot coverage is around 5% for non-vacant RR lots less than 1 acre, 
Staff does not recommend increasing the permitted maximum lot coverage from 10%.” 

 

It is the APC’s opinion that the incorrect statement of purpose has caused the entire Staff Report 
to be constructed on a defensive basis, essentially seeking to protect Mudge Island from 
unwanted development.  At our first APC meeting we were able to show the results of this 
incorrect assumption. Specifically, that the methodology for the calculation of existing lot 
coverage for non-vacant lots was flawed in that the GIS mapping system limitations added to 
errors in calculation; and that the system of averaging non-vacant lots to arrive at any realistic 
lot coverage percent to be unrealistic.   

The APC are confused about how this incorrect assumption was made.  Those in attendance at 
the July 13, 2017 LTC meeting held on Mudge Island heard loudly and unequivocally that the 
citizens of Mudge were unhappy with the existing maximum 10% lot coverage LUB.   



  APC DRAFT REPORT 

3 
 

Moreover, that they spoke in unanimity about the need to change the Mudge Island lot coverage 
LUB to mimic that of Gabriola Island.   Minutes of that meeting reflect portions of the discussion 
on maximum lot coverage.   

We respectfully suggest that were the Staff Report to have been based upon the concerns of the 
Mudge Island Community, that the maximum lot coverage be increased to 20%, the report would 
have been constructed from a positive position, rather than a defensive one.   Given this belief, 
the APC was less inclined to defer to the findings contained in the Staff Report, rather, relying 
more on Community concerns, comments and objectives to reach our recommendations. 

Recommendations and Rationale: 

Given the breadth of submissions and contact with the Mudge Island Community, the APC makes 
the following recommendations. 

For presentation of these recommendations, this report will deal with each in the order that they 
appear in the Referral Notice. 

a) Modifying the definition of lot coverage to exempt cisterns or other structures to support 
water conservation;  

The APC agrees that a modification to the Mudge Island LUB is needed.  However, we suggest 
that the amendments be made to the definition of STRUCTURE, not LOT COVERAGE as contained 
in LUB Part 1-1.1.  

The APC unanimously recommends that the definition of “Structure” contained in the Mudge 
Island LUB (2007) Part 1, be amended to read:  STRUCTURE means anything constructed or 
erected that is fixed to, supported by or sunk into land or water, whether underwater or 
otherwise, excluding gravel driveways for vehicle parking, sewage absorption fields, below 
ground septic tanks and cisterns.  For clarity, concrete and/or asphalt paving are considered 
structures.  

Rationale.  It is our opinion that the current definition, “STRUCTURE means any construction and 
human made land alteration fixed to, supported by, or sunk into land or water.  For clarity septic 
fields, septic tanks, absorption fields and related appurtenances, concrete and asphalt paving or 
similar surfacing of the land, and retaining structures are considered structures” is so broad and 
all inclusive that read literally, would mean that everything changed by humans could be counted 
as a structure.  As example and taken literally, a garden represents a human made land alteration, 
as would planting a tree.  We cannot believe that this was the intent of this definition.   We submit 
that the words “..any construction and human made land alteration…” are unreasonable and 
accordingly, unenforceable.   

Our recommendation uses some of the language contained in the Gabriola LUB with two 
additional exclusions.  The first is an exclusion for below ground septic tanks.  The definition in 
the Gabriola LUB identifies “above ground” septic tanks as being included as a structure but is 
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silent on below ground septic tanks.  We think this an omission that we have sought to correct.  
We have also added cisterns to the list of exclusions.  This addition is reflective of the changing 
attitudes to water conservation.  At a point in time where people are encouraged to collect water, 
it seems counter productive to then essentially be charged for the physical space that these 
cisterns take up on a lot.   

Our recommended definition of structure differs from that of Gabriola Island, being more 
restrictive, in that we have removed the exclusions for vehicles, floating vessels, paving for 
vehicle parking, sidewalks and detached ground level decks.   

b)  Modifying maximum lot coverage in the rural residential zone;  

The APC unanimously recommends that Mudge Island LUB Part 5, section 5.1-4 be amended to 
read: The maximum lot coverage is 20%.  While not a specific recommendation, the APC is 
agreeable to amending the LUB to remove the RR (rural residential) zoning designation and 
replace it with two new zones, SRR (small rural residential) and LRR (large rural residential).   

If this is taken as an option, we would recommend that properties under 1 acre be zoned SRR 
with 20% maximum lot coverage, and those properties 1 acre and above be zoned LRR with a 
10% maximum lot coverage. 

Rationale. 

The APC believes strongly that the current 10% maximum lot coverage to be both, unreasonable 
and unattainable objectives.  Moreover, this restrictive maximum lot coverage is neither 
consistent with the LUB’s of other Islands in the Trust Areas, nor reflective of actual building 
realities that have existed on Mudge Island for nearly 40 years. 

The APC believes, again strongly, that increasing the maximum lot coverage to be in harmony 
with Mudge Island OCP (Bylaw 227) Policies and objectives.  Specifically, Part 4, Policy 3 in the 
Mudge OCP states: “3. Lot coverage should be limited, unless measures are taken that prove an 
increase in site development will not reasonably increase environmental or social impacts.”   

The APC agrees that lot coverage should be limited.  We submit that the changes we have 
recommended are reasonable and are the same or less than those of other Gulf Islands.  Not that 
this should mean that Mudge Island automatically follow the LUB regulations of other Islands, 
but that if they have worked in other jurisdictions, it is reasonable to believe that an increase 
would work on Mudge Island as well. 

ADVISORY PLANNING COMMISSION TERMS OF REFERENCE, D-5 states “In preparing its advice to 
the LTC, the APC should take into account the interests of the community at large when making 
recommendations.”.   The APC has listened to our community.  Whether comments have been 
made at meetings, in writing, by phone or in person, Mudge Islanders have been unanimous 
regarding the need to increase the maximum lot coverage to that employed on Gabriola Island.  
In fact, we have not received or heard any opposition to the need for change. 
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c)  Regulating the size of dwellings and accessory buildings and structures;  

The APC unanimously recommends against regulating the size of dwellings and accessory 
buildings and structures. 

Rationale. 

The APC feels that if the recommendations for the amended definition of structure and maximum 
lot coverage are adopted, this option becomes unnecessary.  The Mudge Island LUB already has 
limits on how many buildings are permitted on a lot, as well as the maximum height permitted.  
We see no good reason at this point to add more regulations in this respect. 

d)  Regulating impermeable surface coverage;  

The APC unanimously recommends against regulating impermeable surface coverage. 

Rationale. 

The APC believes that if the recommendations for the amended definitions of structure and 
maximum lot coverage are adopted, this option becomes unnecessary.  Those two amendments, 
if adopted, control land use coverage.  We see no good reason at this point to add more 
regulations in this respect. 

e)  Incorporating Mudge Island as a “Special Area” under the Gabriola Official Community Plan 
and Land Use Bylaw.  

The APC unanimously recommends against incorporating Mudge Island as a “Special Area” 
under the Gabriola Island Official Community Plan. 

Rationale. 

The APC heard very clearly from the citizens of Mudge that they wanted no part of giving up their 
own OCP/LUB and being subsumed into those of Gabriola Island.  During the consultation process 
we heard from people about the pride they had in assisting in the adoption of our own OCP/LUB. 

Notwithstanding comments made by our community, the APC while working through this specific 
Referral, can point to a few instances where the needs and wants of Mudge Island residents were 
seemingly lost in the process of adopting Bylaw 7 (1980) and Bylaw 177 (1999).  Regardless of 
the how’s or whys, we respectfully submit that it appears that the best interests of Mudge 
Islanders were not taken into account during those processes.    
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The APC understands that the Mudge Island OCP/LUB are not perfect.  We do feel that 
considering the interests of the community at large, we are compelled to recommend rejection 
of incorporating Mudge Island as a “Special Area” under the Gabriola Island Official Community 
Plan and Land Use Bylaw. 

Conclusion: 

In the course of performing our duties with respect to the APC Referral – 6500-20-Mudge Island, 
OCP/LUB Review Project for Lot Coverage, this APC has at all times sought to adhere to all Islands 
Trust policies and policy guidelines.  If we have erred at any point in this process we advise that 
we have done so resulting from inexperience, not intent. 

We advise the LTC that the Mudge Island APC is available, either collectively or individually to 
provide additional guidance with respect to the above Referral. 

This report respectfully submitted with the consent of the Mudge Island APC. 

 

Susanne Jakobsen, APC Chair 

February 19, 2018 


