STAFF REPORT
File No.:
DATE OF MEETING:

May 1, 2017

TO:

Galiano Island Local Trust Committee

FROM:

Phil Testemale, A/ Planner 2
Southern Team

COPY:

Rob Milne, Island Planner

SUBJECT:

Development Permit Application
Applicant:

Dave Koster

Location:

225 Deacon Lane, Galiano

GL‐DP‐2017.2 (Koster)

RECOMMENDATION
1. That the Galiano Island Local Trust Committee approve issuance of Development Permit GL‐DP‐2017.2
(Koster)
REPORT SUMMARY
This report is to consider a Development Permit (DP) application.
The application is for a renovation and addition to two (2) dwellings (cottages) that are to be incorporated into a
single dwelling. The application is for measures for the protection of woodland ecosystems and to manage the
proposed development that is within the Development Permit Area 5 – Woodland Ecosystems DPA. The
applicable objective of the DPA is as follows:


The objective of this development permit area is to preserve and protect remaining sensitive
ecosystems on Galiano Island. More specifically, to preserve and protect the sensitive woodland
ecosystem.

In summary, the above recommendation for the development proposal is supported as: it is a permitted use in
the Land Use Bylaw (LUB); the proposed development minimizes impacts on the ecosystem and is largely outside
of the DPA; it meets the objectives and specific guidelines of the DPA; and as the conclusions and
recommendations for construction management and mitigation of impacts in a Biologist’s report have been fully
incorporated into the proposed DP.
A copy of the Development Permit Area Checklist for DPA 5 and the proposed Development Permit GL‐DP‐
2017.2 (Koster) are attached.
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BACKGROUND
The existing residential development on the property consists of two (2) dwellings (cottages) in close proximity
to each other and joined by a common deck (See Figure 2 – Site Plan). The older (northern‐ ‘A’ in Figure 2)
cottage is 36 m² (384 ft²) and was constructed in 1970. It is partially within the 6.0 m side yard setback, however
given the date of construction, it has legal, non‐conforming status. The other cottage is 23 m² (250 ft²) and was
constructed more recently (‘B’ in Figure 2). The two buildings have a shared deck 44 m² (475 ft²) and there is
currently an enclosed walkway connection between the buildings. The existing, combined floor area of the two
cottages is 59 m² (634 ft²) plus decks.
The proposed development will combine the two cottages, and make additions including a workshop, garage,
hallways and stairs. The floor area of new construction will be is 114 m² (1230 ft²). The floor area of the new,
combined dwelling will be 173 m² (1862 ft²). The footprint of the dwelling is shown in Figure 2 and the floor
plans and elevations are shown in Attachments 2.4 to 2.7. The proposal will bound the extent of construction
along the west and north side of the buildings to the outside, existing footprint of the deck and walls to limit
construction to previously disturbed area in the DPA. The main addition will extend south and west and will be
largely outside of the DPA.
As a portion of the proposed development is within Development Permit Area 5 – Woodland Ecosystems, the
applicant has made this application and hired a biologist to report on the occurrence and significance of the
woodland sensitive ecosystem; the impacts of the proposed development; and to make recommendations for
mitigation and construction management. The report by Lehna Malmkvist of Swell Environmental (Updated
April 11, 2017) is discussed further in ‘Issues and Opportunities’ (below) and is attached in full (Attachment 4).
That report identifies the following proposed development activities in the DPA:







excavation of soil and rock adjacent to the existing dwelling
build an addition onto the existing house
removing 1 tree (arbutus)
clearing 8m2 of native understory vegetation
install 3’ x 3’ septic tank
install a rockpit to dissipate roof runoff from the addition (p.5)

Staff visited the site in January, 2017.
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FIGURE 1 – SUBJECT PROPERTY

ANALYSIS
Islands Trust Policy Statement:
3.1.3

3.1.4
3.2.2

Local Trust Committees and Island Municipalities shall, in their official community plans and regulatory
bylaws, address the identification and protection of the environmentally sensitive areas and significant
natural sites, features and landforms in their planning area.
(“) address the planning, establishment, and maintenance of a network of protected areas that preserve
the representative ecosystems of their planning area and maintain their ecological integrity.
(“) address protection of unfragmented forest ecosystems within their local planning areas from
potentially adverse impacts of growth, development, and land‐use.

Official Community Plan:
The area is designated as SLR ‐ Small Lot Residential in the OCP. The Guidelines for the Development Permit
Area 5 ‐ Sensitive Ecosystems (Woodland) are contained in the Official Community Plan (see also: Attachment 1
– Site Context). The DPA checklist (Attachment 3) analyses each applicable guideline for the proposal’s
compliance. In addition, the Biologist’s report (Attachment 4) includes a completed checklist.
In summary, the proposal meets the applicable guidelines contained in the DPA.
Land Use Bylaw:
The property is zoned as Small Lot Residential (SLR) in the LUB. The existing and proposed residential use is
permitted in the zone.
As discussed above and in the next section, the older cottage (‘A’ in Figure 2) has non‐conforming siting.
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FIGURE 2 – SITE PLAN

Issues and Opportunities:
Siting of Proposed Development
The proposed combining and addition to the two cottages has been designed in order to minimize impacts in
the DPA. The majority of the siting is in areas that have been previously disturbed and/or or outside of the DPA.
This meets two significant Guidelines of the DP:
5.7

Islands Trust

Sensitive Ecosystem Development Permit Guidelines
a) Avoid development being located in areas containing important, rare or fragile sensitive ecosystems
or habitat where reasonable alternative sites exist.
b) Minimize the area cleared and disturbed for development.
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Biologist’s Report
The Biologist’s report submitted to fulfil the conditions of the DP (cited above and Attachment 4) noted the
proposal will be minimizing ecological impacts by developing in previously disturbed areas of the DPA as well as
primarily outside of the DPA. The report itemized applicant’s itemized the following potential impacts:
• 1 tree (Arbutus) will be removed in the DPA ‐ Woodland Ecosystem
• 2 trees will be removed outside the DPA
• 8m² of native vegetation will be cleared within the DPA ‐ Woodland Ecosystem
• Potential for sediment laden runoff from the site
• Potential for spills from equipment working on site (p. 5)
The report makes a series of Best Management Practices (BMP) recommendations for the construction, as well
as a set of recommendations that will mitigate the impacts of development, particularly the loss of trees and
native ground cover in the woodland DPA as well to protect the sensitive shoreline ecosystem (DPA 2).
All recommendations in the report have been incorporated into the proposed DP (Attachment 5).
The report makes the following conclusion:
In summary, provided the BMPs described in this report are implemented no rare species will be affected by
the proposed work, and this project will minimize the impacts to the sensitive ecosystem in the DPA ‐
Woodland Ecosystem, and there will be no decrease in the area of Woodland Ecosystem present on the
property (p.6)

Siting of Cabin ‘A’
As discussed in the ‘Background’ section, Cottage ‘A’ (Figure 2) is partially sited within the 6.0 m side yard
setback. However, the applicant has submitted verification in the form of BC Assessment data which confirms
that the cottage was constructed in 1970. Given the date of construction, the cottage has legal, non‐conforming
status.
The proposed development does not add to the non‐conformity of the cottage and deck in the setback area.
Consultation:
There is no public or agency consultation regularly associated with a Development Permit application. In
addition, there is no statutory notification required.
Rationale for Recommendation
Based on the compliance with the DPA guidelines, the Biologist’s conclusions, and the minimizing of impacts on
the DPA, staff is recommending that the LTC approve issuance of Development Permit GL‐DP‐2017.2 (Koster) as
per the resolution on Page 1.
ALTERNATIVES
The LTC may consider the following alternatives to the staff recommendation:
1. Request further information
The LTC may request further information prior to making a decision. If selecting this alternative, the LTC
should be advised to describe the specific information needed and the rationale for this request.
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Resolution:
That the Galiano Island Local Trust Committee request that the applicant submit to the Islands Trust
______________.
2. Deny the application
The LTC may deny the application. . If this alternative is selected, the LTC should specify which
guideline(s) the application does not comply with.
Resolution:
That the Galiano Island Local Trust Committee deny application GL‐DP‐2017.2 (Koster) as it does not
comply with guideline________.

Submitted By:

Phil Testemale

April 26, 2017

A/Planner 2
Concurrence:

Robert Kojima, Regional Planning Manager

April 26, 2017

ATTACHMENTS
1.
2.
3.
4.
5.

Site Context
Maps, Plans, Photographs
DPA Guidelines Checklist
Biological Report
Development Permit
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ATTACHMENT 1 – SITE CONTEXT
LOCATION
Legal Description

Lot 8, District Lot 96, Galiano Island, Cowichan District, Plan 18863

PID
Civic Address

003‐787‐273
225 Deacon Lane

LAND USE
Current Land Use
Surrounding Land Use

Small Lot Residential
Small Lot Residential

HISTORICAL ACTIVITY
File No.
None

Purpose

POLICY/REGULATORY
Official Community Plan
Designations

Galiano Island OCP No. 108, 1995 Designation SLR ‐ Small Lot Residential.
Development Permit Areas (DPAs):

Land Use Bylaw
Other Regulations
Covenants
Bylaw Enforcement

 DPA 5 Sensitive Ecosystem (Woodland Ecosystem)
 DPA 2 – Shoreline and Marine; and,
 DPA 7 – Steep Slope High Hazard (Moderate Hazard)
Galiano Island LUB no. 127, 1999 zoned Small Lot Residential (SLR)
None
None
N/A

SITE INFLUENCES
Islands Trust Fund

There are no Trust Fund Board or Conservancy covenants or properties in the
direct area; therefore no referral has been made to the Board.

Regional Conservation Strategy

The proposal does not impact the objectives and priorities of the Islands Trust
Fund regional conservation plan.
Non identified in Biologist’s report (Attachment 4)
Woodland Ecosystem assessed in Staff Report and Biologist’s report
(Attachment 4)
Steep Slope High Hazard (Moderate Hazard) on Shoreline (Attachment 2.2).
Development not proposed in area.
There are no archaeological sites identified on the provincial RAAD site.
Notwithstanding the foregoing, and by copy of this report, the owners and
applicant should be aware that there is still a chance that the lot may contain

Species at Risk
Sensitive Ecosystems
Hazard Areas
Archaeological Sites
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Shoreline Classification

previously unrecorded archaeological material that is protected under the
Heritage Conservation Act. This would most likely be indicated by the
presence of areas of dark‐stained soils containing conspicuous amounts of
fire‐stained or fire‐broken rock, artifacts such as arrowheads or other stone
tools, or even buried human remains. If such material is encountered during
development, all work should cease and Archaeology Branch should be
contacted immediately as a Heritage Conservation Act permit may be needed
before further development is undertaken. This may involve the need to hire
a qualified archaeologist to monitor the work.
Proposal is a renovation which will limit GHG emissions by offsetting waste
generation and new material consumption. Minimal possible climate change
induced hazards given elevation on property.
Rock Shoreline ‐ Sea Cliff

Shoreline Data in TAPIS

N/A

Climate Change Adaptation and
Mitigation

Islands Trust

Staff Report

2

ATTACHMENT 2 – MAPS, PLANS & DRAWINGS, PHOTOGRAPHS
2.1 ORTHOPHOTO WITH ZONING

2.2 DEVELOPMENT PERMIT AREAS
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2.3 CONTOURS
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2.4 SITE PLAN (BIOLOGIST’S – ENHANCED)
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2.5 SITE PLAN (APPLICATION)
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2.6 EAST & NORTH ELEVATIONS
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2.7 WEST AND SOUTH ELEVATIONS

2.8 PHOTOGRAPHS (PLEASE REFERENCE PAGES 8‐ 12 OF SWELL REPORT – ATTACHMENT 4)
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Galiano Island
OCP Bylaw No. 108, 1995
Sensitive Ecosystems Development Permit Area (DPA 5)
Guideline Checklist
GL-DP-2017.2 (Koster) Guideline Checklist – Renovation/Addition to a
Dwelling
Guideline

Complies
Yes No N/A

Comments

a)

Avoid development being located in areas containing
important, rare or fragile sensitive ecosystems or habitat where
reasonable alternative sites exist.

Design minimizes development in DPA and locates
majority outside of DPA.

b)

Minimize the area cleared and disturbed for development.

Extent of development in DP restricted to existing
footprint, previously disturbed areas and a small area
of new development.

c)

Retain large, connected undisturbed areas, with connections
and corridors providing continuity between sensitive
ecosystems and important habitat.

d)

Site buildings and associated infrastructure to allow sufficient
undisturbed space around significant mature or established
trees to protect root systems.

e)

Retain undeveloped buffer areas around sensitive ecosystems,
features or habitat where feasible. Buffer areas should be of
sufficient width to limit access by invasive plants.

f)

Natural features may be retained through incorporation into the
design of the development. In particular, unique or special
natural features such as native grasses, rare plants, unique
land forms, rock outcroppings, mature trees, spits and dunes
should be protected.

g)

Preserve native grasses, rare plants, and wildflower
ecosystems and associated soils.

Conditions in DP.

h)

Avoid the planting or introduction of non-native plants. The
use of drought resistant and native plants in landscaping
should be encouraged.

Conditions in DP.

i)

Avoid removal of mature and old trees, dead and declining
trees and the root systems of trees.

j)

Protect denning and nesting sites of rare, threatened or
endangered species.

No SAR identified in Biologist’s report.

k)

Minimize soil removal and deposit.

Conditions in DP.

l)

Avoid alteration of natural drainage systems in ways that
increase or decrease the amount of water available to a
sensitive ecosystem.

m)

Locate septic fields in a manner that minimizes potential
impacts on sensitive ecosystems or habitat.

n)

Limit driveways and other accesses to the number required for
safe access, with shared driveway access where feasible.
Driveway lengths and widths should be limited to the minimum
necessary. The use of impervious surfaces should be
discouraged.

o)

In addition to the other guidelines, the following guidelines
apply specifically to applications within a woodland sensitive
ecosystem:
i)

Protect large mature and old trees, trees containing
cavities, the root systems of trees, rare plant species,
native grasses and associated under-storey vegetation.

Location is within DP due to slope/terrain. Located
in order to minimize clearing/disturbing.

Conditions in DP.

Guideline

p)

ii)

Avoid unnecessary removal of dead or declining trees,
downed logs, snags and leaf litter.

iii)

Where feasible, cut dangerous trees to a level where they
are safe rather than removed entirely.

Complies
Yes No N/A

Comments
Condition in DP (encouraged).

In general, where a professional’s report describes an area as
suitable for development with special mitigating measures, the
development permit should only allow the development to
occur in compliance with the measures described in the report.
Conditions of a permit may include:
i)

the designation of areas within which no development
shall occur;

Conditions in DP.

ii)

requirements of building siting, size, design or
construction that would minimize impacts, protect or
enhance sensitive ecosystems or habitat;

Design and conditions in DP.

iii)

use of native vegetation in landscaping;

iv)

the use of pervious surfaces;

v)

the placement of permanent or temporary fencing around
sensitive features;

vi)

fencing, flagging and posting of notices during
construction;

Conditions in DP.

vii) limits on blasting in sensitive areas;

q)

viii) limits on construction timing;

Conditions in DP.

ix)

provision of works to maintain or restore the quantity or
quality of water reaching environmentally sensitive areas
or habitat;

Conditions in DP.

x)

restoration or enhancement of disturbed sensitive
ecosystems and habitat;

Conditions in DP.

xi)

the layout of lots, including clustering, driveways, access
routes, and septic disposal facilities in a plan of
subdivision.

Where restoration or enhancement work is required as a
condition of a permit, the applicant may be required to provide
to the Islands Trust a security deposit, in the form of an
irrevocable letter of credit, equal to 125% of the estimated
costs of all materials and labour, as determined by a
professional with relevant experience.

y) The Local Trust Committee may consider variances to
subdivision or building siting or size regulations where the
variance may result in protection of a sensitive ecosystem or
habitat.

Paul D. McEwen
3448 Point Grey Road
Vancouver
V6R 1A5
updated
April 13, 2017
RE: Environmental Development Permit Area Review for 225 Deacon Lane, Galiano Island
On March 1, 2017, Lehna Malmkvist, RPBio, Swell Environmental Consulting Ltd. (Swell) visited the subject
site at 225 Deacon Ave, Galiano Island to evaluate the existing condition of the property in reference to
development within the Environmental Development Permit Area 5 Sensitive Ecosystems - Woodland
Ecosystem (DPA - Woodland Ecosystem) (Figure 1). This Environmental Site Assessment summarizes the
observations of the environmental conditions and potential impacts from development on the property.

Figure 1. Location of 225 Deacon Lane on Galiano Island, and close up of the lot.
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The proposed addition is partially within the Development Permit Area 5 - Woodland Ecosystem (Figure 2).
The DPA, has been designated to protect Woodland Ecosystems:
Woodland Ecosystems, one of the most threatened ecosystems in the region and are nationally,
provincially, and regionally rare. Woodland Ecosystems are open deciduous forests, composed of
pure or mixed stands of Garry oak or mixed stand of arbutus and Douglas-fir; mature big-leaf maple
can also be found in sites designated as woodland. Woodlands may include non-forested openings,
often with shallow soils and bedrock outcroppings. The diverse physical structure of woodland
stands (snags, rotten limbs, and logs) increases the range of habitat niches available to different
species. A rich assemblage of plants, insects, reptiles and birds are drawn to these ecosystems due
to the food sources, habitat and proximity to the ocean. Garry oak woodlands support the highest
plant species diversity of any terrestrial ecosystem in British Columbia and have been particularly
affected by development, fragmentation, and invasive species. It has been estimated that only 5% of
the historic Garry oak woodlands in B.C. remain. (Page 71-72, Galiano Official Community Plan,
Bylaw 108, 1995).

Figure 2. Development Permit Area 5, existing house and proposed addition.
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Background Information
The Woodland Ecosystem on the site is identified in the Sensitive Ecosystem Inventory, shown in Figure 3, as
SG:co which is described as:
SG: These forested ecosystems have a dominant age class of 60 - 100 years. While not as
biologically rich as Older Forests, they can serve as important buffers around sensitive ecosystems
and vital links between habitat patches. They often provide critical habitat for species that require both
open and forested areas during their life-cycle. The biological diversity of forests generally increases
with age. Where older forests are rare or absent, older second growth forests become more important
as they gradually develop old forest characteristics.
Subclasses
SG:co (conifer-dominated): >85% coniferous species; SG:mx (mixed conifer and deciduous): a
minimum of 15% cover of either group is included in the total tree cover.
(Map 92B-093 - http://a100.gov.bc.ca/appsdata/acat/documents/r2124/
sei_9914_map92B-093_1112900827596_254df925e1ff482d9354e77bf6f1f9fc.pdf)

Figure 3. Sensitive Ecosystem Inventory Map, Northern Galiano Island.
Additionally, the Conservation Data Centre on the CDC iMap identified the Woodland Ecosystem on most of
Galiano Island, including 225 Deacon Ave as a Douglas-fir / dull Oregon-grape (Pseudotsuga menziesii /
Mahonia nervosa) Ecosystem (Occurrence ID 8621) (Figure 4). This ecosystem is provincially listed as Red,
which is:
Any ecological community that is Extirpated, Endangered, or Threatened in British Columbia.
Extirpated ecological communities no longer exist in British Columbia, but do occur elsewhere.
Endangered ecological communities are facing imminent extirpation or elimination. Threatened
ecological communities are likely to become endangered if limiting factors are not reversed. Placing
ecological communities on these lists flags them as being at risk and requiring investigation.
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This ecosystem is at risk because:
This matrix coniferous forest once dominated the landscape within its range. Old, structurally complex
stands with gaps and vertical heterogeneity were common. It has been extensively harvested and the
land converted to urban, residential, agricultural and industrial use. Fragmented areas of mature
forests are found in the less developed regions but no old forests of any significant size occur. Most of
the existing forest is in very young to young seral stages. There is little protected area, and very few
stands with good ecological integrity can be found.

Figure 4. Conservation Data Centre Map, Northern Galiano Island.
The Development Permit Area 5 - Woodland, Sensitive Ecosystem Inventory and BC Conservation Centre all
identify on their mapping the presence of a Woodland Ecosystem on the property, which is a sensitive
ecosystem that is under threat and requires protection during development activities.
Site Conditions
The Woodland Ecosystem is present on the property surrounding the proposed development site, however,
the specific location of the proposed development is primarily within a previously disturbed area, consisting
of a concrete staircase, and an area cleared and levelled for driveway and parking (Photos 1, 2, 3, 4, 5). The
proposed addition will join the house, where the existing house is within the DPA - Woodland Ecosystem.
Within the DPA - Woodland Ecosystem, 1 tree (arbutus) will be removed and a small area of native
understory vegetation will be removed (approximately 8m2). Additionally, outside the DPA, 2 Douglas-fir trees
will be removed.
No rare plant or animal species were observed in or adjacent to (within 5 m of) the proposed development,
given the previously disturbed nature of the proposed development site, they are not likely to occur in this
area. No nests were observed in the trees to be removed.
The native vegetation within and adjacent to development site consists of Douglas-fir (Pseudotusga
menziesii), arbutus (Arbutus menziesii), grand fir (Abies grandis) with an understory of salal (Gaultheria
shallon), dull Oregon grape (Mahonia nervosa), oceanspray (Holodiscus discolor), hairy honeysuckle
(Lonicera hispidula), orange honeysuckle (Lonicera hispidula), baldhip rose (Rosa gymnocarpa), salmonberry
(Rubus spectabilis), Pacific sanicle (Sanicula crassicaulis), sword fern (Polystichum munitum), and mosses,
with small amounts of non-native invasive species including: agricultural grasses, Scotch broom (Cystisus
scoparius), Himalayan blackberry (Rubus armeniacus), and English ivy (Hedra helix) (Photos 4 and 5).
Vegetation within the DPA - Woodland Ecosystem, further from the development site (>5m) consists of the
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vegetation above, as well as rocky outcrop areas, which have the potential for the presence of rare species
(none were observed, however in early March they are dormant) (Photos 7 and 8). No development activities
are proposed in or adjacent to these sites.
Larger patches of some of the invasive species are also present throughout the entire DPA - Woodland
Ecosystem, including non-native agricultural grasses, Scotch broom (Cystisus scoparius), Himalayan
blackberry (Rubus armeniacus), and English ivy (Hedra helix), and a non-native rose (likely sweetbrier, Rosa
eglanteria) (Photos 4, 6, 10).
There appears to be some yard waste disposal (Photo 4), and clearing or pruning within the DPA - Woodland
Ecosystem (Photo 9).
Proposed Development
The owner is proposing an addition to the existing dwelling. The addition will be primarily outside the DPA Woodland Ecosystem, however the following activities are proposed within the DPA (Figure 5).
• excavation of soil and rock adjacent to the existing dwelling
• build an addition onto the existing house
• removing 1 tree (arbutus)
• clearing 8m2 of native understory vegetation
• install 3’ x 3’ septic tank
• install a rockpit to dissipate roof runoff from the addition
Project Impacts
The owner is proposing a project that minimizes the ecological impacts to the site by constructing the
proposed works primarily on areas that have been previously developed or disturbed. The impacts of the
project are:
• 1 tree will be removed in the DPA - Woodland Ecosystem
• 2 trees will be removed outside the DPA
• 8m2 of native vegetation will be cleared within the DPA - Woodland Ecosystem
• Potential for sediment laden runoff from the site
• Potential for spills from equipment working on site
Mitigation
In addition to minimizing the ecological impacts of the works through the siting of the addition within an area
of the property that has previously been disturbed, the following Best Management Practices will be
implemented to ensure that adjacent areas in the DPA - Woodland Ecosystem and marine ecosystem are
protected from the development activities.
The contractor must implement environmental protection measures to ensure that no contaminants, such as
sediment-laden water or spills, enters the marine environment. These measures should include:
• Edge of construction footprint in the DPA - Woodland Ecosystem to be fenced (e.g. orange snow
fence) and communicated to all personnel
• No clearing of native vegetation with the exception of the 8m2 identified previously
• Scheduling clearing / excavation activities during dry weather
• Installation of a sediment fence at the bottom of the construction footprint to ensure the marine
environment is protected from construction runoff
• Covering exposed soils (e.g. tarps/poly sheeting) during rainfall
• No concrete or wash water from installation or equipment will be released into the DPA) or marine
environment
• Spill response kits are on site when any machinery is working, and operators trained in their use
• Equipment refuelling at a designated location isolated from aquatic ecosystems
• Equipment is inspected for leaks prior to beginning work

In addition to the construction BMPs, the owner will:
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• connect existing sink drainage hose (black hose under the deck) to the septic system
• salvage native plants from the 8m2 area to be cleared, and replant in the areas of exposed soil in the
DPA following completion of construction. To salvage, they should be put in one area together, the
roots covered with soil, and watered daily, once planted they should be watered to establish,
alternatively, if the salvaged plants do not survive due to excavation in the growing season, native
species may be purchased in a nursery and planted in this area.
• plant and maintain (including watering) 6 native trees in the DPA (4 Douglas-fir, and 2 arbutus).
• Control invasive species in the DPA, in particular agricultural grasses, Scotch broom, Himalayan
blackberry, English ivy, and non-native rose.
The following measures are also recommended for the DPA, in general:
• No deposition of yard waste
• No clearing of understory
• Leave woody debris that falls in place, where safe to do so
• Planting only native species
Monitoring during construction will consist of photos of the installed BMPs to be sent to the RPBio when
they are installed, and periodically throughout the construction period to show protection of native
vegetation, and functioning of ESC measures. If needed, due to uncertainty or changes to the construction
process, the RPBio will schedule site visits as needed.
In summary, provided the BMPs described in this report are implemented no rare species will be affected by
the proposed work, and this project will minimize the impacts to the sensitive ecosystem in the DPA Woodland Ecosystem, and there will be no decrease in the area of Woodland Ecosystem present on the
property.
Please do not hesitate to contact me with any questions you may have.
Sincerely,

Lehna Malmkvist, MSc, RPBio (#1613)
Principal, Swell Environmental Consulting Ltd.
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Photo 1. Location of proposed addition, looking west from driveway. Red dots indicate 3 trees to be
removed, the right one is in the DPA

Photo 2. Looking north towards the location of the proposed addition.
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Photo 3. Looking north towards location of the proposed addition. The tree on the right will be
removed, and is not in the DPA, the left tree will be removed and is in the DPA.

Photo 4. 8m2 of native understory vegetation adjacent to stair that will be cleared in the DPA. Yard
waste has been deposited below the green barrel. Some non-native species are also present in this
area.
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Photo 5. Proposed location of small septic tank to be installed within the DPA, and location of

vegetation to be cleared.
Photo 6. Area under existing house in the DPA, with non-native species starting to establish.
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Photo 7. Path in DPA, rocky outcrops on both sides of path, with potential for rare species.

Photo 8. Path in DPA, rocky outcrops on both sides of path, with potential for rare species
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Photo 9. Path in DPA, some clearing of native understory. Clearing in DPA should be minimized, and
where possible (safety), woody debris should be left in the DPA to provide habitat.

Photo 10. Non-native rose adjacent to water access in DPA.

Swell Environmental Consulting Ltd.

480 Beach Drive, Victoria, BC V8S 2M5

ph. 250-217-9190

e. lehna@swell.ca
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Photo 11. View east from the lower part of the DPA adjacent to the shore, looking up at the house.

Swell Environmental Consulting Ltd.

480 Beach Drive, Victoria, BC V8S 2M5

ph. 250-217-9190

e. lehna@swell.ca
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Victoria Office
200 - 1627 Fort Street
Victoria, BC V8R 1H8
Ph: (250) 405-5151
Fax: (250) 405-5155
information@islandstrust.bc.ca

www.islandstrust.bc.ca
Toll Free: 1-800-663-7867

Galiano Island Local Trust Committee
Development Approval Information Checklist
Development Permit Area Applications
The attached checklists are intended to assist consulting professionals in submitting complete and
relevant reports. A completed checklist(s) for each relevant Development Permit Area should be
submitted to the Islands Trust along with all professional reports.
Instructions
Landowners/applicants should ensure that:
1. The relevant checklist(s) is provided to all their consulting professionals
2. A completed checklist is submitted with the professional reports
3. If not all information is provided in the report or with the application, that the professional has
consulted with, and obtained prior approval, of the Islands Trust.
Consulting Professionals:
1. Complete and attach the relevant checklist(s) to your professional report indicating that the report
has addressed all relevant development approval information requirements.
2. Where the professional is of the opinion that because of the nature of the site or the development
proposal specific information is not relevant, the professional should:
a. Contact the planner as early as possible and consult on the need for the particular
information;
b. Describe clearly in the report why the particular information is not relevant; and
c. Indicate on the checklist that the information is not applicable (N/A)
3. Where a site is designated within two or more DPAs, all relevant checklists should be completed.
Note: it is at the determination of the Islands Trust planner whether or not specific information is
required. Failure to provide complete information without prior consultation with and the approval
of the Islands Trust may result in delays in processing an application or requirements for
additional information.

Pursuant to Galiano Island Local Trust Committee Development Approval Information Bylaw No 148, 2012, the applicant shall
provide, as part of a development permit application, a report prepared by a qualified professional with relevant experience
containing the following information. Where a professional is of the opinion that any of the following information requirements
are not relevant for the proposal in question, the professional shall indicate the rationale for such an opinion, either in the
body of the report or in a separate certification. The determination of whether and what extent that development approval
information is required is at the discretion of the Islands Trust official.
DPA Development Approval Information Checklist

January, 2012
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O F F I C E

U S E

O N L Y

File No:

SENSITIVE ECOSYSTEMS DEVELOPMENT PERMIT AREA (DPA 5)
Information and Documentation Required
Professionally prepared plan at an appropriate scale and based on
Site Plan

Office Use only

a legal survey, containing the following:

The proposed development and associated features
The development permit area boundary
Existing buildings and structures
Roads and driveways
Topographic features
Significant features identified in the site inventory
Where development would occur on slopes exceeding 20%
grade: site profiles and cross sections demonstrating terrain
conditions prior to disturbance

Site Inventory

Development
Proposal

Impact
Assessment

X
X
X
X
X
X

A site inventory providing information on the ecosystem
classification, based on current best practices, providing
information on:
existing plant communities
aquatic and terrestrial habitats
sensitive ecosystems
nesting trees
the presence of rare species and rare plant communitiies
current on-site and adjacent land uses
slope stability
erosional processes
hydrology
topography
Site background analysis that includes the following known
information:
A check for observed species and ecosystems at risk
A description of the context of the site including the use of
adjacent lands and proximity to protected areas
A check for the presence of raptor and heron nests
A check for the presence of fish-bearing water courses

X

A description of the proposed development detailing construction,
cut and fill, blasting, road or driveway construction, vegetation
clearing, alteration to hydrological systems, septic field installation,
landscaping, or other land alteration during or after the
development phase. Alternative development options.

X

X

An assessment of the nature and extent of the impact of the
proposed development consisting of anticipated impacts on the
following:
Sensitive ecosystems
Rare plant communities
Rare species habitat
Site hydrology
The assessment should identify impacts stemming from the
construction phase, the intended long-term use of the site, and any
cumulative impacts of development in the area, including on
adjacent and proximate sites

X
X
X
X
X

Measures

A description of all measures to limit, mitigate and manage the
DPA Development Approval Information Checklist
January 2012
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SENSITIVE ECOSYSTEMS DEVELOPMENT PERMIT AREA (DPA 5)
Information and Documentation Required
impacts of the development on environmentally valuable features
A description of mitigation measures and their anticipated
effectiveness in maintaining the health, form and function of
environmentally valuable features.

Monitoring

Restoration

X

X

Recommended monitoring requirements, identifying actions that
will be taken to ensure all proposed activities are completed as
described, including a monitoring schedule and process for
resolving any non-compliance

X

Recommended actions to restore or enhance ecosystem functions
or habitat that have been degraded prior to development or that
would be impacted by the proposed development

X

DPA Development Approval Information Checklist

January 2012
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PROPOSED
GALIANO ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GL‐DP‐2017.2
To:

Paul McEwen and Gwyneth Jones
c/o Dave Koster

1.

This Development Permit (the "Permit") applies to the water area over land described below
and all structures and other developments therein:
Lot 8, District Lot 96, Galiano Island, Cowichan District, Plan 18863
PID: 003‐787‐273

2.

This Development Permit No. GL‐DP‐2017.2 authorizes the construction (renovation) of a
dwelling within Development Permit Area (DPA) 5 – Sensitive Ecosystem DPA (“DPA”), subject to
the following requirements and conditions:
a. All construction shall be consistent with Schedules “A”, “B”, and “C” attached to and
forming part of this permit.

Construction
b. There is to be no tree removal within the DPA with the exception of the one (1) arbutus tree
identified on Schedule ‘A’.
c. Six (6) native species trees, specifically two (2) Douglas‐fir and four (4) Arbutus trees, are to
be planted in the DPA and maintained by regular watering until re‐established.
d. There is to be no disturbance or clearing of native plants within the DPA, with the exception
of the 8 m² area shown on Schedule ’A’.
e. Native plant materials removed the area specified in 2. d. (above) are to be stored with the
roots systems covered, maintained by watering daily and replanted in the specified area,
and once replanted, watered regularly until re‐established.
f. Any replanting of plant materials in the DPA is limited to native species.
g. The removal of non‐native and invasive species such as Scotch broom, Himalayan
blackberry, English ivy and non‐native rose is encouraged.
h. The retention of dead or declining trees, downed logs, snags and leaf litter within the DPA is
encouraged.
i. All existing and new plumbing appliances are to be connected to the septic system on site.
j. All storm‐water drainage is to be directed away from the DPA and into a rock pit to be
located outside of the DPA.

Construction Management
k. Prior to commencement of any excavation and/or construction, the extent of construction
as shown on Schedule ‘C’ within the DPA is to be marked with high visibility fencing (‘snow
fencing’).

l.

m.
n.
o.
p.
q.
r.
s.

Prior to commencement of any excavation and/or construction a sediment fence is to be
installed along the bottom of the construction footprint to protect the woodland and
shoreline ecosystems from sedimentation and runoff.
Clearing and excavation activity is limited to periods during dry weather.
There is to be no release or deposition of any concrete or wash water from the construction
process, machinery and/or equipment within or toward the DPA.
All machinery and equipment is to be inspected for leaks prior to operation.
Machinery and equipment is only to be refuelled at a designated location that is a minimum
15 metres distant and isolated form the DPA and any aquatic ecosystem.
A spill response kit is to be on site during all periods when machinery is being operated and
all operators are to be trained in the use of the spill kit.
All exposed soils are to be covered with tarps or polypropylene sheeting during rain events.
All contractors and construction personnel are to be notified of the location of the DPA and
the conditions of this Development Permit.

Monitoring
The contractor will provide the monitoring registered professional biologist (RP Bio) with
initial and periodic photographic evidence of the implementation of construction and
construction management conditions herein to the satisfaction of the RP Bio.
u. Upon completion of construction, the monitoring RP Bio shall provide written confirmation
of compliance with all conditions with this permit as issued within one (1) month of the
development work being completed.
t.

3.

Any further development within designated Development Permit Area will require a new
Development Permit, or a Development Permit Amendment.

4.

This Permit does not remove any obligation on the Permittee to obtain other approvals or
obligations necessary for the lawful completion of the proposed development.

5.

The area described herein shall be developed in accordance with the terms, conditions and
provisions of this Permit, and any plans and specifications attached to this Permit, which shall
form a part thereof.

6.

This permit does not relieve the applicant from complying with the provisions of the Galiano
Island Land Use Bylaw unless varied by this Permit.
This permit is not a building permit and does not remove any obligation on the part of the
permittee to comply with all other requirements of Galiano Island Land Use Bylaw No. 127, 1999
and to obtain other approvals necessary for completion of the proposed development.

AUTHORIZING RESOLUTION PASSED BY THE GALIANO ISLAND LOCAL TRUST COMMITTEE, THIS
OF
, 2017.
__________________________
Deputy Secretary, Islands Trust

rd

DAY

__ , 2017_________
Date Issued

IF THE DEVELOPMENT HEREIN IS NOT COMMENCED BY THE ##th DAY OF MONTH, 201# THIS PERMIT
AUTOMATICALLY LAPSES.

GALIANO ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GL‐DP‐ 2017.2
Schedule “A”
Site Plan A (Biologist’s – Enhanced)

GALIANO ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GL‐DP‐ 2017.2
Schedule “B”
Site Plan B (Applicant)

GALIANO ISLAND LOCAL TRUST COMMITTEE
DEVELOPMENT PERMIT GL‐DP‐ 2017.2
Schedule “C”
Elevation Plans

