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2. Environmentally Sensitive Areas (ESA DPA)
7. PURPOSE

The Environmentally Sensitive Areas Development Permit Area (ESA DPA) is designated under Section
488(1)(a) of the Local Government Act for the protection of the natural environment, its ecosystems,
features, and biological diversity.

8. AREA

The Environmentally Sensitive Areas Development Permit Area is shown on Map C-2. There are three
applicable areas in this DPA: Freshwater and Riparian Areas, Marine Shoreline and Eelgrass Beds, and
Terrestrial Ecosystems.

9. JUSTIFICATION

The Town of Gibsons is situated within the UNESCO-designated Atl'kaZtsem/Howe Sound Biosphere
Region, which is rich in both geographic and biological diversity. The ecosystems in Gibsons are
interconnected, providing habitat, water, and food resources that support healthy communities of plants
and wildlife. The purpose of the Development Permit Area designation is to safeguard these
environmentally sensitive areas from land development. The three Environmentally Sensitive Areas

(ESAs) that make up this Development Permit Area are classified into the following categories.

e Freshwater and Riparian Areas
e Marine Shoreline and Eelgrass Beds
e Terrestrial Ecosystems

The objectives of each ESA category in this Development Permit Area is:

e Freshwater and Riparian Areas: to provide shade to watercourses, stabilize watercourse
banks to prevent erosion, support nutrient inputs into the watercourse to support riparian

habitat

e Marine Shoreline and Eelgrass Beds: to protect the diverse ecosystems in this area, which

include rock outcrops, coastal bluffs, intertidal marshes, estuaries, and eelgrass beds.

e Terrestrial Ecosystems: to protect environmentally sensitive areas in the dry upland forests,

moist and rich ravines, and rocky outcrops.

3.1 Freshwater & Riparian Areas

The freshwater and riparian areas ESA is measured as 30 metres back from the stream's top of bank or

the stream's high water mark, if no top of bank exists.

Riparian areas are terrestrial ecosystems that are directly adjacent to streams, lakes, and wetlands. They
are a zone of transition between aquatic and terrestrial habitats that are moist and rich, supporting a
high diversity of trees, ground vegetation, and animals. Riparian areas, including Charman Creek, Chaster
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Creek, Gibson Creek, and Goosebird Creek, among others, play a crucial role in contributing to the health
of watercourses. A healthy riparian area provides shade to watercourses which is critical for maintaining
water at a cool and livable temperature for aquatic life. As trees grow, their roots help stabilize
watercourse banks and reduce erosion while also intercepting and cleaning water before it enters the
stream. Deciduous trees lose their leaves every fall, which provide nutrient inputs to the watercourse
and soils in these riparian areas. As trees age, they fall into the watercourses, creating instream
complexity and habitat cover for fish. Riparian areas provide a buffer between developments and
streams, helping to prevent erosion and mitigate the impacts of flooding. They also serve as valuable
corridors for species to access water and move safely through the urban landscape.

Stream is defined as: A connected or disconnected watercourse or body of water as defined by either
the Riparian Areas Protection Regulation (RAPR) and the Water Sustainability Act (WSA). In addition, if a
stream is rerouted through a constructed channel, it is considered a stream for the purposes of this DPA.

Ditch is defined as: A constructed channel designed for the purpose of draining water from an area. They
are characterized as being straight, lacking headwaters or groundwater influence, and are not part of a
natural or historic drainage pattern. Ditches are exempt from this DPA.

The Town of Gibsons’ ditch network has been excluded from DPA2 through the definition of a ditch;
however, some ditches may still be protected under other regulations, such as RAPR and the WSA.

3.2 Marine Shoreline & Eelgrass Beds

The marine shoreline and eelgrass beds ESA is measured as 50 metres inland from the high tide line.
Where the ESA extends beyond a major roadway (such as Marine Drive), it has been shortened to the
road edge. All areas below the high tide line are also included in the ESA.

Marine shorelines include the terrestrial area that interfaces with the marine environment. This includes
the areas above the high tide line and the intertidal area that is periodically exposed to changes in the
tides. Marine shorelines are diverse ecosystems that include rock outcrops (such as the Gospel Rock
outcrop), coastal bluffs (such as the bluffs near the Shoal Lookout and Arbutus Reach areas), intertidal
marshes, estuaries (such as the Goosebird Creek estuary in the Harbour), and eelgrass beds (located
along the coast between Ch’kw’elhp to the end of Franklin Road). These ecosystems exhibit significant
variability, ranging from sparsely vegetated bedrock to sandy beaches and intertidal wetlands. These
marine interface areas are among the most sensitive ecosystems that have been impacted by industrial
and development activities.

The Town of Gibsons holds a recreational water lease along the shoreline. This lease provides Gibsons
with more jurisdiction over this area than is typical for most oceanside municipalities. Managing
development in this area usually falls under the jurisdiction of various provincial government agencies,
primarily the Ministry of Forests and the Ministry of Environment and Climate Change Strategy. Ocean-
dwelling fish and their habitat fall under the federal jurisdiction of Canada’s Department of Fisheries and
Oceans (DFO).
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3.3 Terrestrial Ecosystems

The Terrestrial Ecosystems ESA is mapped on Schedule D and includes a mix of dry upland forests, moist
and rich ravines, and rocky outcrops.

The remaining forested areas in Gibsons are Terrestrial ESAs, which are larger natural areas with relatively
intact forest ecosystems. These areas include a diversity of ecosystem types ranging from dry upland
forests (in the Gospel Rock area) to moist and rich ravines (along the Charman Creek and Gibson Creek
ravines) and rocky outcrops that are sparsely vegetated (in the bluff area of Lower Gibsons). They provide
valuable habitat for a range of wildlife species, including species at risk. These areas also provide refuge
for wildlife that are less tolerant of urban development. They also play a regionally important role in
wildlife movement and habitat connectivity. Many of these Terrestrial ESAs overlap with the freshwater
and riparian areas ESA areas.

10. ESA DEVELOPMENT PERMITTING PROCESS

A development permit is required for all lands within the three Environmentally Sensitive Areas
(freshwater and riparian areas, marine shoreline and eelgrass beds and terrestrial ecosystems), unless
specifically exempted.

The development permitting process in Gibsons requires applicants to apply for an Environmentally
Sensitive Areas (ESA) Development Permit (DP). The purpose of this development permit is not to halt
development, but to provide the Town with an opportunity to review development plans and activities,
and to require modifications that minimize impacts on natural, environmentally sensitive areas. The
following is a summary of the ESA development permit application and review process:

1. Town staff confirm the project location, ESA designation, and environmental sensitivities. They
determine if the planned activities trigger the requirement to obtain a development permit or if they
are exempt.

2. If the project requires a development permit, the applicant must submit a professional report
prepared by Qualified Environmental Professionals (QEPs). An Environmental Assessment report is
required for development on lots with an ESA designation unless exempted by the Town. Additional
reports, such as geotechnical studies, arborist reports, windfirm boundary assessments, riparian
protection area assessments, monitoring plans, and restoration plans, may also be necessary.

3. The Town reviews the application and may approve the proposed activity, request additional
information or modifications, or reject the application based on the findings of the review.

4. The development permit review and approval process may require permitting requirements from the
Town and other regulatory agencies. These requirements may include restoration and enhancement,
monitoring and maintenance, implementation of specific mitigation measures, conveyance of the ESA
or a restrictive covenant, and provision of security or bonding.
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The development permit process fosters collaboration among the Town of Gibsons, developers, and
Qualified Environmental Professionals (QEPs). QEP reports are essential to identify the potential impacts
of the proposed development on the ESA. QEP expertise and experience are required to verify the
location and condition of the ESA and to recommend detailed protection and restoration options that
align with the objectives and guidelines of the DP policy.

4.1 DP Application Submission Requirements

In addition to a completed Development Permit Application form, the following items and reports may
be required by the Town of Gibsons. These must be prepared by a Qualified Environmental Professional
(QEP). This refers to an individual who is a member of a professional body and has proven knowledge and
expertise in sensitive environments, ecosystems, and/or riparian management.

1. A QEP Report must be submitted containing the following information:

a. Name(s) and qualifications of the Qualified Environmental Professional (e.g., RPBio, RPF, PEng,
etc.);

b. Summary of current site conditions;

c. Maps of the location of ESAs, natural features, nests, invasive plant species and any other site
characteristics relevant to the ESAs;

d. Mapped locations of watercourses, top of bank, and the riparian protected area as defined
under the DP;

e. Summary of the planned development concept;
f. Recommendations to ensure that ESAs are protected throughout the development process;
g. Location and type of any environmental degradation and opportunities for restoration;

2. A Restoration Plan must be developed or approved by a QEP and contain the following information:

a. Location and description of environmental degradation such as encroachment, invasive
species infestation or clearing;

b. Description of actions required to restore the area to a natural and healthy plant community.

c. Maintenance and monitoring requirements for a 3-year period, to ensure at least 80% plant
survival.

d. A cost estimate of the proposed the restoration works for bonding purposes.

3. A Completed ESA DPA Application Checklist is available on the Town’s website:
www.gibsons.ca.
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