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BACKGROUND

The Canadian Gulf Islands are renowned and cherished for their stunning physical beauty,
gentle climate, and rural charm. These characteristics have led to a steadily increasing
demand for land on these islands resulting in higher property values and taxes. In
response to higher taxes, many island residents consider logging, subdividing or selling
their properties — decisions that often result in damage to sensitive island ecosystems
that are home to rare and endangered species. In response, the Islands Trust developed
the Natural Area Protection Tax Exemption Program (NAPTEP) to provide a property tax
incentive that encourages island residents to maintain natural features on their properties.
NAPTEP is a joint initiative of the Islands Trust and its land conservancy, the Islands Trust
Fund. The program provides landowners who permanently protect their land's natural
features with a Natural Area Exemption Certificate, which qualifies them to receive a 65%
exemption in property taxes on the protected portion of their land.

A comprehensive NAPTEP information package is available at http://www.
islandstrustfund.bc.ca and will be mailed upon request. Please read this
Applicant’s Guide to Calculating NAPTEP Costs and Benefits document along
with the NAPTEP information package.

ELIGIBILITY
NAPTEP is currently available in:

Denman Island Local Trust Area
Executive Islands Local Trust Area
Gabriola Island Local Trust Area
Galiano Island Local Trust Area
Gambier Island Local Trust Area
Hornby Island Local Trust Area
Lasqueti Island Local Trust Area
Mayne Island Local Trust Area
North Pender Island Local Trust Area
South Pender Island Local Trust Area
Salt Spring Island Local Trust Area
Saturna Island Local Trust Area
Thetis Island Local Trust Area

To qualify for NAPTEP, you must be willing to permanently protect one or more eligible
features on your property with a NAPTEP conservation covenant. Eligible features include:

* Good examples of important ecosystems such as forests more than 80 years old,
woodlands, water features, sparsely vegetated areas, coastal bluffs, etc;

* Key habitat for rare native plant species or plant communities;

* Special geological features; and,

* Critical habitat for native animal species in relation to breeding, rearing, feeding or
staging.
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PROTECTING LAND FOREVER

After placing a NAPTEP covenant on a portion of your property, you continue to own
your land. The standard NAPTEP covenant simply prevents current and future owners
from doing anything to the covenant area that may harm its special values. This includes
restrictions on:

* removal of native plants;

* use of herbicides and pesticides;

* alteration of natural watercourses or water bodies;
* grazing of animals; and,

* modification of the soil or geological features.

Violating the covenant can result in penalties including, but not limited to, payment of

all previously exempted taxes plus interest, a fine for each infraction and removal of the
NAPTEP Certificate including the benefits it conveys. A covenant is permanent and will not
be removed even if penalties are invoked.

DETERMINING IF NAPTEP IS RIGHT FOR YOU

NAPTEP can provide significant property tax savings, but there are costs to enter the
program. This guide can help you determine if NAPTEP is financially beneficial for you, but
it should not take the place of professional advice. All NAPTEP participants are advised
to consult independent tax/financial and legal professionals before placing a
NAPTEP covenant on their land.

ON-GOING BENEFITS

With a Natural Area Exemption Certificate landowners will see a 65% reduction in property
taxes on the protected portion of their land. The exemption only applies to the land
value (i.e. not to the value of buildings). Once a Natural Area Exemption Certificate is
issued, the exemption continues to apply every year, no matter who owns the property,
provided the certificate is not cancelled due to a covenant violation. The covenant stays on
title forever, providing on-going benefits to nature.
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COSTS

Costs to enter NAPTEP will vary depending on your tax and legal situation and the
complexity of the area you want to protect. Based on applications received to date, the
following is the range of typical expenses for entering NAPTEP:

Expense Cost ($) Notes
Application Fees $450 Phase 1: $275
Phase 2: $175
Legal Advice $150 to $1,200+ NAPTEP covenants are legally binding agreements. We advise
all applicants to consult a lawyer when entering NAPTEP.
Financial and $200 to $1,100+ Because of the complexity of the Income Tax Actand the variability
Tax Advice in applicant circumstances and donations, we advise all applicants

to consult a tax/financial advisor. Covenants are dispositions of land
and may result in capital gains taxes unless properly recorded in
your tax return.

Covenants may also reduce the market value of your land.

You may qualify for income tax benefits and capital gains
exemptions through the Ecological Gifts program administered by
Environment Canada. Information about the Ecological Gifts Program
is available at http://www.cws-scf.ec.gc.ca/ecogifts

Survey or $1,000 to $7,000+ The survey is usually the most expensive step.

Explanatory Plan The simpler your survey, the less your NAPTEP covenant will cost
you. Islands Trust Fund staff can help you to define a simple
covenant area.

Baseline Report $500 to $2,000+ The baseline report must be prepared by an environmental
professional approved by the Islands Trust Fund. The report
describes the covenanted land at the time that the covenant is
registered. It consists of a vegetation map and descriptions of
the vegetation types on the land. Local conservation organizations
may be willing to help prepare the baseline report. A list of
conservancies active in the Islands Trust Area is available at:
http://www.islandstrustfund.bc.ca/partners.cfm

Covenant $197 Covenants and their associated Rights of Way need to be
Registration registered with the Land Title Office.
Total Costs $2,500 to $12,000+ The cost of entering NAPTEP has less to do with the size of the

protected area and more to do with the complexity of your survey
and tax situation. To date, most NAPTEP participants have
recovered their costs within three years.
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NAPTEP COSTS AND BENEFITS CALCULATION
WORKSHEET

As an island landowner, you will receive two statements related to property taxes each
year: a Property Assessment Notice and a Rural Property Tax Notice. The Property
Assessment Notice, sent in January by BC Assessment, advises you of your property value.
This value is used to determine your property taxes. You are notified of your property
taxes later in the year by the Ministry of Small Business and Revenue through the Rural
Property Tax Notice. To complete this worksheet, you will need your most recent Rural
Property Tax Notice.

All scenarios presented in this document are based on properties classed by BC
Assessment as "Residential 01". Other property classes may be eligible for NAPTEP. Please
contact the Islands Trust Fund for more information.

To complete a NAPTEP cost/benefit analysis for your property, work through the
worksheet on the next page with your most recent Rural Property Tax Notice. There are
four scenarios on pages 8 through 19 designed to help you understand how to use the
worksheet.

While all tax scenarios explored in this document are hypothetical, the tax calculations are
based on 2007 property tax information. If you need further assistance, please contact the
Islands Trust Fund.
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WORKSHEET

a. Calculate the percentage of your property tax bill attributed to your land value (land tax ratio.)
(For the value of your land and buildings see the “Assessment (By Property Class)" section on the
left hand side of your tax notice).

Land value 1
Total property value (land value + buildings value) 2
Land tax ratio (Line 1 = Line 2) = 3

b. Calculate how much of your tax bill is attributed to your land's value (using the tax payable before
applying any home owner or senior grants, if applicable):

Total taxes payable 4

Taxes attributed to land value (Line 3 x Line 4) = )

c. Calculate the percentage of your land you will be protecting:

Area to be protected 6
Total property size 7
% of land to be protected (Line 6 + Line 7) = 8

d. Using the results from calculations a and b, work out how much tax could be saved annually if you entered
NAPTEP and were to receive the 65% tax exemption.

Projected annual tax savings (Line 5 x Line 8) x 0.65 9

e. Estimate what it will cost you to enter NAPTEP (see page 5), and determine how long it will take you
to recoup your costs.

Low cost estimate 10
Estimate minimum number of years to recoup costs (Line 10 + Line 9) = 11
High cost estimate 12
Estimate maximum number of years to recoup costs (Line 12 + Line 9) = 13
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DOUG SMITH

i Doug Smith is a single man with a 900 square
foot cabin on 4 hectares (10 acres) of oceanfront

. House property on Galiano Island. His property assessment
is $1,250,000 and his property tax bill is $5,685. He

Survey post,

placed

survey post, INATURAL AREA Doug's property has a Garry oak

i
i © existing meadow and high cliffs where Peregrine falcons are

. recently lost his Home Owner Grant.

known to nest.
Proposed

______ survey area

NAPTEP MOTIVATION Doug moved to Galiano
because of the natural beauty of the region. He is
drawn to his land because of the incredible spring
floral displays. His house is set back from the cliff and has views of the water through a Garry oak meadow.

O mmmmmmmmm -0

Doug is eager to protect the foreshore area from development and is interested in NAPTEP because he
would like to protect his land and reduce his property taxes. Doug is willing to protect 60% of his property.
This will leave him with 1.5 hectares for his house, gardens, driveway, septic field and a rainwater cistern.

PROPERTY TAXES Doug recently lost his Home Owner Grant eligibility because the value of his
property increased past the program'’s limit." In 2007, Doug paid $5,685.50 in property tax without his
grant.

CALCULATING COSTS AND BENEFITS TO ENTER NAPTEP Because the 65% NAPTEP
exemption only applies to land, Doug needs to know what percentage of his tax bill is attributable to his
land's value as opposed to building values. He finds this out by looking at the top, left hand side of his
Rural Property Tax Notice. In the "Assessment (By Property Class)" section he notices that his land value is
$1,000,000; in the "Buildings" column he notices that his building value is $250,000. Therefore, his total
property value is $1,250,000.

Land value $1,000,000 1

Total property value (land value + buildings value) $1,250,000 2

Land tax ratio (Line 1 + Line 2) 0.80 (or 80%) 3

1 The Home Owner Grant is a program that reduces property taxes for landowners with lower assessed property values. As of February 2008,
properties valued at $1,050,000 or less were eligible for the full grant and properties valued at less than $1,164,000 were eligible for a reduced
grant. These values can change from year to year. For more information visit http://www.sbr.gov.bc.ca/individuals/Property_Taxes/Home_Owner_
Grant/hog.htm .
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Doug calculates how much of his property tax bill is attributable to his land value (land tax ratio):

Total taxes payable $5,685.50

Taxes attributed to land value (Line 3 x Line 4) $4,548.40

Using the following calculation, Doug estimates his total tax savings by multiplying the taxes attributed
to his land's value first by the percentage of land that he is protecting and secondly by the NAPTEP
exemption of 65%:

Area to be protected 2.4 hectares
Total property size 4 hectares
% of land to be protected (Line 6 + Line 7) = 0.60
Projected annual tax savings (Line 5 x Line 8 x 0.65) = $1,773.88

Through these calculations, Doug finds that his total annual tax savings through NAPTEP will be
approximately $1,773.88. He knows that this number may vary from year to year as his assessment and
the taxation rate fluctuate.

Doug is aware that it will cost him money to enter NAPTEP and decides to do a cost/benefit analysis to
decide if he should apply to the program. His cost estimates are as follows:

Low Estimate High Estimate
Known costs
Application fees $450 $450
Covenant registration costs $197 $197
Estimated costs
Legal advice $500 $1,000
Tax advice $200 $500
Survey plan $1,500 $2,500
Baseline report $750 $1,500
Total = $3,597 = $6,147
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Doug estimates that it will cost him between $3,597 and $6,147 to enter the program.

LENGTH OF TIMETO RECOUP PROGRAM COSTS To calculate how long it will take him to

recoup his costs, Doug divides the cost of entering NAPTEP by the projected amount in annual tax savings:

Low cost estimate $3,597 10
Estimate minimum number of years to recoup costs (Line 10 + Line 9) = 2.0 11
High cost estimate $6,147 12
Estimate maximum number of years to recoup costs (Line 12 + Line 9) = 3.9 13

Doug estimates that he will recoup his costs in 2.0 to 3.5 years. After that, he will save approximately

$1,773.88 annually, depending on tax rates and his property's assessed value.

FINAL DECISION Because he wants to reduce his cost of living and believes in protecting nature,

Doug decides to proceed with a NAPTEP covenant.
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THE MARIYAMA FAMILY

Vivian and Jin Mariyama own 80 hectares (200

. acres) of inland property on Salt Spring Island
which have been in their family for many years.?
(e 1 . House They have a 2800 square foot house and their land
Survey post, 1S sub-dividable to eight lots. The assessed value is
i ®  placed $3,900,000 and their taxes are $18,993.
i S Proposed NATURAL AREA The Mariyamas' property has
i £ SUVeyartd  majestic 500-year-old Douglas-fir and cedar trees.
: % NAPTEP MOTIVATION The Mariyamas'

property taxes are high because, under current

zoning, there is the potential to subdivide the
property into 8 lots (10 hectare minimum lot size). The owners believe that property taxes will continue to
increase over the next few years and are looking for ways to save on taxes without having to subdivide their
land and sell off lots.

The Mariyamas are willing to protect 80% of the total property. This will leave them with 16 hectares for
their house, barn, gardens, driveways, wells and septic fields. To keep their survey costs low, they design
their survey so it is a straight line across their property.

PROPERTY TAXES In 2007, the Mariyamas owed $18,993 in property taxes. They do not qualify for
the Home Owner Grant.

CALCULATING COSTS AND BENEFITS TO ENTER NAPTEP The Mariyamas need to know
how much of their taxes are attributable to their land's value as opposed to building values. They find this
out by looking at the "Assessment (By Property Class)" section of their Rural Property Tax Notice. They
see that their land is assessed at $3.5 million and their house and buildings are assessed at $400,000.
Therefore, their total property assessment is $3.9 million.

Land value $3,500,000 1
Total property value (land value + buildings value) $3,900,000 2
Land tax ratio (Line 1 = Line 2) = 0.897 (or 89.7%) 3

2 Property owners who have had their properties for several years may be subject to capital gains taxes on the increase in value to their property.
Because of the complexity of the Income Tax Act and the variability in applicant circumstances and donations it is essential that all NAPTEP
applicants get legal and tax advice.
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The Mariyamas calculate the percentage of tax attributable to their land value (land tax ratio):

Total taxes payable

$18,993

Taxes attributed to land value (Line 3 x Line 4)

$17,037

With this ratio, the owners calculate the amount of their tax bill attributed to their land value:

To decide if NAPTEP is right for them, the Mariyamas first estimate their total tax savings by multiplying the
taxes attributed to their land first by the percentage of land that they are protecting and secondly by the

NAPTEP exemption of 65% as follows:

Area to be protected

64 hectares

Total property size

80 hectares

% of land to be protected (Line 6 + Line 7)

0.80 or 80%

Projected annual tax savings (Line 5 x Line 8 x 0.65)

$8,859.24

The Mariyamas' total annual tax savings would be approximately $8,863.40.

Next, Vivian and Jin investigate the costs to enter NAPTEP to determine if they can afford to enter the
program. The biggest cost to participating in the program is the cost of the survey and the legal and tax

advice fees. The Mariyamas estimate that they will incur the following costs to enter the program:

Low Estimate

High Estimate

Known costs

Application fees $450 $450
Covenant registration costs $197 $197
Estimated costs

Legal advice $2000 $3,500
Tax advice $600 $2,000
Survey plan $10,000 $15,000
Baseline report $1,500 $3,000
Total = $14,747 | = $24,147
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They believe it will cost them $14,747 to $24,147 to enter NAPTEP.

LENGTH OFTIMETO RECOUP PROGRAM COSTS To calculate how long it will take to recoup

their costs, the Mariyamas divide their projected costs by their projected savings as follows:

Low cost estimate $14,747 10
Estimate minimum number of years to recoup costs (Line 10 + Line 9) = 1.7 1
High cost estimate $24,147 12
Estimate maximum number of years to recoup costs (Line 12 + Line 9) = 2.7 13

It will take between 1.7 and 2.7 years for the Mariyamas to recoup their costs. After that time, they
estimate they will save approximately $8,863.40 each year.

FINAL DECISION The Mariyamas decide to apply to NAPTEP and feel great about protecting the
natural values on their property.
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GARY AND CLARA DICKSON

Gary and Clara Dickson own 65 hectares
(160 acres) of waterfront on Gambier
, u Island with a rustic 500 square foot
% . Future house site cottage. They live in Alberta and are
i summer residents who have recently
% """ Proposed survey line  retired and are thinking of moving to
: Gambier full-time. Their property is
_____________________________ worth $1,080,000 and their taxes are
. $5,420.

Cottage

] NATURAL AREA The Dickson

property has a mature forest and an
important coastal bluff ecosystem.

NAPTEP MOTIVATION Because Clara's family has loved Gambier Island for over 100 years® and
because their own children have grown up playing in Gambier's forests, the Dicksons would like to give
back to the island by protecting nature on their land.

After discussing it with the rest of the family, Gary and Clara decide they are willing to protect 32.5 hectares
(50% of their property). After consulting with an Islands Trust planner, they plan to set aside land for their
future house, including space for an access road (should they decide to build one), a septic field, and a
well.

PROPERTY TAXES When Clara inherited the property, it was assessed at $50,000 and she paid annual
taxes of $250. Now, the property and cottage are valued at $1,080,000, and in 2007, the Dicksons pay
annual taxes of $5,420. They do not qualify for a Home Owner Grant because the land is not their primary
residence, but they hope to qualify for both the regular Home Owner Grant and the additional Home
Owner GCrant for seniors when they move to B.C.

CALCULATING COSTS AND BENEFITS TO ENTER NAPTEP To find out how much of their
property tax bill is attributable to their land's value the Dicksons look at the "Assessment (By Property
Class)" section of their Rural Property Tax Notice. They discover that while their cottage is only valued at
$80,000, their land is worth $1,000,000, for a total property value of $1,080,000.

Clara and Gary calculate the percentage of their tax bill attributed to the land value (land tax ratio):

Land value $1,000,000 1
Total property value (land value + buildings value) $1,080,000 2
Land tax ratio (Line 1 = Line 2) = 0.926 (or 92.6%) 3

3 See Footnote 2 on page 11.
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With this ratio, Clara then works out the amount of tax attributed to their land value as follows:

Total taxes payable $5,420

Taxes attributed to land value (Line 3 x Line 4) $5,018.92

To determine if NAPTEP is right for them, Clara estimates their total tax savings by multiplying the taxes
attributed to their land first by the percentage of the land that they are protecting and secondly by the
NAPTEP exemption:

Area to be protected 32.5 hectares
Total property size 65 hectares
% of land to be protected (Line 6 + Line 7) = 0.50 or 50%
Projected annual tax savings (Line 5 x Line 8 x 0.65) = $1,631.15

The Dicksons' projected annual tax savings are approximately $1,631.02.

After some research, Gary learns that they can reduce their survey costs by having an explanatory plan*
prepared instead of a full survey. He estimates the following costs:

Low Estimate High Estimate
Known costs
Application fees $450 $450
Covenant registration costs $197 $197
Estimated costs
Legal advice $750 $1,500
Tax advice $200 $500
Survey plan $1,000 $1,500
Baseline report $750 $2,500
Total = $3,347 = $6,647

4 Surveyors can prepare either a Reference Plan or an Explanatory Plan to describe a covenant area. Reference Plans are required for complex
surveys. If a simple survey is possible and no survey pins need to be placed on the land, an Explanatory Plan can be used. Explanatory Plans are
usually less expensive that Reference Plans.
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The Dicksons estimate that it will cost them between $3,347 and $6,647 to enter NAPTEP.

LENGTH OFTIME TO RECOUP PROGRAM COSTS To estimate how long it will take to recoup

their costs, Clara divides their projected costs by their projected savings as follows:

Low cost estimate $3,347 10
Estimate minimum number of years to recoup costs (Line 10 = Line 9) = 2.1 11
High cost estimate $6,647 12
Estimate maximum number of years to recoup costs (Line 12 = Line 9) = 4.1 13

Assuming that the Dickson's property taxes remain constant over the next six years, it will take between
2.1 and 4.1 years for them to recoup the costs of entering NAPTEP. After that time, the Dicksons could
save $1,631.02 each year.

FINAL DECISION Gary and Clara decide to enter the program. They anticipate that their property
taxes will continue to increase and believe that having a Natural Area Exemption Certificate will ease their
tax burden while creating an environmental benefit for Gambier Island.
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THE MITCHELL FAMILY

Stream

/ . Wetland
4 s
_________________ . House

Proposed
survey area

The Mitchells have two small children and live in a 1400 square
foot house on 2.8 hectares (7 acres) on Mayne Island. They
have a wetland and stream on their land. Their property is
valued at $550,000 and their taxes are $2,125 including their
Home Owner Grant.

NATURAL AREA The Mitchells have a wetland and a
seasonal stream on their land where they enjoy watching birds
year round and eagerly anticipate the sound of the frogs every
spring. They don't use the wetland and stream area for anything
but wildlife viewing.

NAPTEP MOTIVATION The Mitchells want to protect the
wetland and stream for the birds and amphibians. They would
also love to be able to reduce their taxes. They decide

to protect 50% of their land so that the wetland and creek will
be protected.

PROPERTY TAXES The total assessed value of their property is $550,000. In 2007, the Mitchell's
property taxes were $2,695 but with the Home Owner Grant, this amount is reduced to $2,125.

CALCULATING COSTS AND BENEFITS TO ENTER NAPTEP To find out how much of their
property tax bill is attributable to their land's value, as opposed to the value of their home and garage, the

Mitchells review the "Assessment (By Property Class)" section of their Rural Property Tax Notice. They find
that their land is worth $350,000 and their house is worth $200,000, for a total property value of $550,000.

The Mitchells then calculate the percentage of their taxes attributable to the land value (land tax ratio):

Land value

$350,000 1

Total property value (land value + buildings value) $550,000 2

Land tax ratio (Line 1 + Line 2)

- 0.636(0r63.6%) | 3

With this ratio, the Mitchells calculate the amount of tax attributed only to their land value as follows using
the tax payable before applying their Home Owner Grant:

Total taxes payable

$2,695 4

Taxes attributed to land value (Line 3 x Line 4)

$1,714.02 5
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The Mitchells have decided that they can protect 50% of their land with a NAPTEP covenant. Using this
figure, they determine their projected annual tax savings as follows:

Area to be protected 1.4 hectares 6
Total property size 2.8 hectares 7
% of land to be protected (Line 6 + Line 7) = 0.50 or 50% 8
Projected annual tax savings (Line 5 x Line 8 x 0.65) = $557.06 9

The Mitchells are disappointed to see that their annual tax savings are only projected to be $557.38.

Because they know that their tax savings will be low compared to their expenses, the Mitchells agree that
they should try to keep survey costs low by designing an easy-to-survey covenant area. They estimate that
they will incur the following costs to enter the program:

Low Estimate High Estimate
Known costs
Application fees $450 $450
Covenant registration costs $197 $197
Estimated costs
Legal advice $500 $1,000
Tax advice $200 $500
Explanatory plan $1,000 $1,500
Baseline report $750 $1,000
Total = $3,097 = $4,647
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The Mitchells find that it will cost them between $3,097 and $4,647 to enter NAPTEP.

LENGTH OFTIMETO RECOUP PROGRAM COSTS To calculate how long it will take to recoup

their costs, the Mitchells divide their projected costs by their projected savings as follows:

Low cost estimate $3,097 10
Estimate minimum number of years to recoup costs (Line 10 + Line 9) = 5.6 11
High cost estimate $4,647 12
Estimate maximum number of years to recoup costs (Line 12 + Line 9) = 8.3 13

The Mitchells estimate that it will take them 5.6 to 8.3 years to recoup the costs of entering NAPTEP. Even
then, they might only see a savings of approximately $557.38 each year.

FINAL DECISION The Mitchells find that they cannot afford the expense of entering NAPTEP at this
time, but think that it would be worth reconsidering the program if they decide to protect a larger portion
of their land or if they can reduce the costs associated with entering the program. They decide to ask their
local conservancy for help to cover the costs of placing a conservation covenant on their land.
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Scenario Covenant
Area
(ha)

1

(Doug Smith)

2

(Mariyamas)

3

(Dicksons)

4

(Mitchells)

SUMMARY OF INFORMATION IN SCENARIOS

Natural Values Property Costs to

and Amenities Tax (on land) Enter
Before Program
Exemption

Oceanfront with

views.

High cliffs and
Garry oak meadow.
Peregrine falcon

$4,548.40 $3,597-$6,147
nesting on cliffs.

Inland parcel with $17,045.00 $14,747-$24 147
views and sub-

division potential.

500 year-old trees.

Waterfront property $5,018.52 $3,347-%6,647
with no designated

road access.

Mature forest and

coastal bluff

ecosystems.

Inland property
with small
wetland and stream.

$1,715.00 $3,097-%4,647
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