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EXECUTIVE SUMMARY 

TerraWest Environmental Inc. (TerraWest) was retained by New Commons Developments’ 

Small Communities Initiative (NCDs’ SCI) (the ‘Client’) to complete a Phase I 

Environmental Site Assessment (ESA) Update of the property located at 409 Porlier Pass 

Road, Galiano Island, BC, herein referred to as the 'Subject Property' and/or the 'Site'.   

At the time of this Phase I ESA, the Subject Property was a forested, undeveloped lot. 

Previous land use includes undeveloped and forested lands. 

Based on the research and investigation for this Phase I ESA, TerraWest has not identified 

areas of potential environmental concern associated with the Subject Property or 

neighbouring properties, and as such, no further environmental investigation is 

recommended at this time.  
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1.0 INTRODUCTION 

TerraWest Environmental Inc. (TerraWest) was retained by New Commons Developments’ 

Small Communities Initiative (NCDs’ SCI) (the ‘Client’) to complete a Phase I Environmental 

Site Assessment (ESA) of the property located at 409 Porlier Pass Road, Galiano Island, BC, 

herein referred to as the 'Subject Property' and/or the 'Site'.  At the time of this Phase I ESA, 

the Subject Property was forested and undeveloped.   

 

1.1 SITE LOCATION & ZONING 

The Subject Property location and zoning is described as the following: 

 

Site Location & Zoning 

Civic Address 409 Porlier Pass Road, Galiano Island, BC 

Legal Description 

Lot 1, Plan VIP 29196, District Lot 3, Land District 16, Portion 

Galiano Island 

PID: 001-416-987 

Zoning1 CH1 – Community Housing 

 

The general location of the Subject Property is shown on Figure 1. 

 

2.0 INTERVIEWS 

Available persons familiar with the Subject Property were interviewed for anecdotal 

insights into past Site history, including land uses and activities, to identify the potential for 

negative environmental impacts.  Where referenced in this report, evidence provided by 

the interviewees is cited as personal communications (e.g. JC-pers.comm.). 

 

Interviews 

Galiano 

Museum and 

Archives 

Carol 

Robson 

Ms. Robson indicated that the museum did not have any 

civic directories, fire insurance plans or historic photos of 

the area.   

Island Trust, 

Island 

Planner 
Brad Smith 

Mr. Smith provided information on planning and property 

development.  Mr. Smith indicated that the property was 

rezoned in 2017 and there are currently no structures.  

Galiano Fire 

Department 
Chris 

Terpenning 

Indicated that they had no recollection of fires on the Site 

and that the property had not ben developed in the last 

20 years. 

Site Owner Mike 

Hoebel 

Mr. Hoebel accompanied TerraWest during the Site visit 

and provided current and historical information. 

 
1 Island Trust BC, Land Use Bylaw, Galiano Island 



Phase I Environmental Site Assessment 

New Commons Developments’ Small Communities Initiative 

409 Porlier Pass Road, Galiano Island, BC 

TerraWest Project: NCGI21-01 

 

Page 2 of 8 

 
 

 
E n v i r o n m e n t a l  M a n a g e m e n t  a n d  C o n s u l t i n g  

3.0 RECORDS REVIEW 

Land Titles 

Current Title Holder Galiano Affordable Living Initiative Society 

Date of Oldest Title reviewed 1954 

Historic Land Title Holders or Lease 

Holders of Potential Environmental 

Significance 

Charter Oil Company Limited (1966), Royalite oil 

company Limited and Charter Oil Company 

Limited (1921) were listed on the noted titles, 

however due to the poor quality scans the reason 

for the listing was not confirmed.  Additionally, the 

legal lot associated with the title included a larger 

land parcel than the current Site. 

Municipal Records 

Island Trust 

Documentation available included the following: 

• 2011 – The Site was rezoned from the 

agricultural and rural residential to 

Community Facility.  The report indicates the 

site was a vacant lot, 4 hectares in size and 

was forested within a small wetland along the 

northern boundary.  

Island trust confirmed that there were no 

structures on the Site (BS.-pers.comm) 

Galiano Island – Fire Department 

Fire department staff indicated that there has 

been no development on the Site and they had 

no recollection of responding to the Site for any 

reason (CP.-pers.comm.).   

Archive Records 

Fire Insurance Plans 
The BC Archive and Building History websites did 

not list Galiano Island as having Fire Insurance 

Plans 

Civic Directories 

The Vancouver Public Library InfoAction 

representative indicated that there were not 

directories for Galiano Island. 

Galiano Museum and Archive 

Carol Robson of the archive indicated that there 

were no fire insurance maps for the area and 

confirmed the property was originally part of the 

Staley Page Farm and was cut off to Create Page 

Drive. 

Other Sources of Information 

Domestic Water Wells within a 500 

m radius2 
27 wells, one located within the Subject Property 

boundaries. 

 
2 BC Ministry of Environment (2019).  BC Water Resources Atlas. Available from http://maps.gov.bc.ca/ess/hm/wrbc/ 
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Well 91453, installed in 1993 to 75.3 ft, static water 

level at 30.5 ft. 

General topography 

Site topography slopes down in all directions from  

high point in the northern central section of the 

Site.   

Area slopes down to the east/northeast. 

Nearest Waterbodies3 

A unnamed creek crosses the northwestern 

section of the Site.  Riparian set backs have been 

surveyed in (MB.-pers.comm) 

Finlay Brook is located 200 m north of the Site. 

Whaler Bay is located 620 m east of the Site. 

Inferred groundwater flow Variable across the Site 

Geology or Hydrogeology Reports 

Specific to the Property 
No specific reports found or provided by the 

Client. 

Site and Company Records None provided by the Client 

 

A summary of land title ownership and the land titles are provided in Appendix A, 

municipal records in Appendix B, and BC Water Resource Atlas maps in Appendix C.   

 

3.1 BC ENV SITE REGISTRY 

A search of the BC ENV Electronic Site Registry (the ‘Site Registry’) was conducted using 

BC Online by TerraWest for evidence of regulatory activity, notices, environmental orders, 

offences or permits filed under the Environmental Management Act against the current 

land titles, or other properties within a 500 m proximal radius.   

 

The Site Registry search did not return any results specifically pertaining to the Subject 

Property or properties within a 500 m radius.   

 

A copy of the search results generated by the Site Registry and detailed reports are 

presented in Appendix D. 

 

3.2 AERIAL PHOTOGRAPHS & HISTORICAL LAND USE 

The historical land use for the Site was determined through a historical records review as 

discussed in the Sections above.  Additional historical information was obtained from aerial 

photographs between 1946 and 2005 from the University of British Columbia and 2004 and 

2019 from Google Earth.  A gap of 11 years existed between the 1951 and 1962 

photographs and a gap of 19 years between the 1985 photograph and the 2004 Google 

 
3 https://www2.gov.bc.ca/gov/content/data/geographic-data-services/web-based-mapping/imapbc 

https://www2.gov.bc.ca/gov/content/data/geographic-data-services/web-based-mapping/imapbc
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earth image.  The information gleaned from available aerial photographs for the Subject 

Property and adjacent or neighbouring properties is summarized below: 

 

Time Period 
Description of Subject Property and Adjacent or Neighbouring 

Properties 

1946 to 2019 

Subject Property: 

The scale of the 1946 through 1953 photographs in this time frame 

were small with fine details difficult to distinguish.   

The Site appeared logged in the 1946 photograph with the vegetation 

appearing to grow back in the 1957 and 1962 photographs.    

Dense vegetation covers the Site in the remainder of the photographs. 

Neighbouring Properties 

Properties in all directions appear forested and logged. 

Porlier Pass Road and Georgeson Bay Road were visible throughout 

the time frame. 

Neighbouring properties in all directions were developed as rural 

residential properties throughout this time frame.  Pasture lands were 

evident to the west of the Site. 

A multi-building development was first evident to the east of the 

south end of the Site in the 1967 photograph, along Georgeson Bay 

Road.   

Comments 

From the aerial photograph evidence, no properties of 

environmental significance were identified on the Subject Property or 

neighbouring properties at this time.  No APECs were identified. 

 

Excerpts of select aerial photographs are presented in Appendix E.  

 

4.0 SITE INSPECTION 

TerraWest was accompanied by Mike Hoebel, a member of the Galiano Affordable Living 

Initiative Society (the current Site owner) during the Site Visit.  Mr. Hoebel has been 

associated with the Site for the previous 15 years and provided some historical information 

presented in the table below.  The Site visit was conducted to confirm land uses and 

activities in order to identify the potential for negative environmental impacts.  The data 

collected from the Site inspection is presented below: 

 

General 

Date Conducted November 20, 2020 

TerraWest Personnel Sue Durnin 

Limitations None encountered 

Subject Property Description 
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Property Use 

Current Vacant and forested 

Historical Planning has been underway to develop the Site for 

residential properties, interior roads exist.  

Topography, Fill Areas, 

Geology, & Hydrogeology 
The site slopes in all direction from a high point within 

the northern central section of the Site.  

Ground Cover Vegetation 

Roads, Parking Facilities, & 

Right-of-Ways  

Pedestrian and vehicle access to the southern end of 

the Site via Georgeson Bay Road and to the north via 

Porlier Pass Road. 

Surface Water Features One unnamed creek crosses the Site at the 

northwestern corner 

Water Wells  One drinking water well was drilled for the Site in 1993.  It 

has been tested but never utilized (MB. - pers.comm.) 

Buildings & Structures Descriptions 

Buildings 
Current None 

Historical None reported (MB. pers.comm.) 

Heating & 

Cooling 

Systems 

Current None 

Historical N/A 

Mechanical Equipment None 

Waste & Emission Generation 

Fuel Storage 

Tanks 

Current None observed 

Historical None reported (MB. pers.comm.) 

Storage Containers None 

Liquid Waste Generation & 

Disposal None 

Odours None observed 

Staining 

Surface None observed 

Walls & 

Ceilings None observed 

Stressed Vegetation None observed 

Drains & Sumps None observed 

Air Emissions None observed 

Services & Utilities 

Water Drilled well on-Site 

Sewage No connections 
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Storm Sewer No connections 

Electricity BC Hydro connection to Site 

Natural Gas No connections 

Solid Waste Disposal None 

Comments 
Previous owners purchased and stored hydro poles on 

the Site in anticipation of distributing power to future 

development.  (MB. pers.comm.) 

Other 

Identified Hazardous 

Materials & Special Attention 

Items 

None specifically identified; however, asbestos or other 

hazardous materials may be present in the building 

materials or systems.   

 

Photographs of the Site and surrounding area taken during the Site investigation are 

presented in Appendix J.   

 

4.1 ADJACENT & NEIGHBOURING PROPERTIES  

Adjacent and neighbouring properties were observed by TerraWest for indications of 

current and/or historical land use activities that could potentially represent off-site sources 

of contamination.  A summary of neighbouring property land uses is presented below: 

 

Direction From 

Site  
Address Current Use Comments 

North/northeast 

/Northwest 

No address Porlier Pass Rd None 

565 Porlier Pass Rd Residential None 

481 Porlier Pass Rd Residential None 

660 Porlier Pass Rd Residential None 

East 
267 Porlier Pass Road 

Residential and commercial 

(market and café) 
None 

276 Georgeson Bay Rd Seniors residence None 

Southeast 261 Georgeson Bay Rd Convenience Store None 

South 359 Georgeson Bay Rd Fire Hall None 

Southwest 677 Georgeson Bay Rd Residential None 

West 534 Georgeson Bay Rd 
Residential/ Agricultural – 

Sheep farm 
None 
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5.0 CONCLUSIONS 

Based on the research and investigation for this Phase I ESA, TerraWest has not identified 

APECs associated with the Subject Property or neighbouring properties, and as such, no 

further environmental investigation is recommended at this time.  

 

5.1 PROJECT TERMS OF REFERENCE 

TerraWest understands that this Phase I ESA was commissioned to assist the Client in 

assessing the potential for environmental liabilities, if present, with respect to the Subject 

Property.  This Phase I ESA will identify areas of potential environmental concern (APECs), if 

present, as well as potential contaminants of concern (PCOCs) that may be associated 

with the Subject Property or neighbouring properties, currently or historically. 

 

This Phase I ESA has been completed in accordance with protocols established by the 

Canadian Standards Association in CSA-Z768-01 Guideline – Phase I Environmental Site 

Assessment. These protocols are recognized Canada-wide by the Canadian Bankers 

Association and financial lenders as the standard form of environmental due diligence 

required for real estate transactions. The format is also consistent with the Canadian 

Mortgage and Housing Corporation’s requirements for the completion of a Phase I ESA. 

 

The Phase I ESA presents an independent third-party assessment of the environmental 

conditions of the Subject Property and provides conclusions that may be relied upon by 

the Client for their private business purposes. 

 

6.0 LIMITATIONS & CLOSURE  

TerraWest Environmental Inc. has prepared this report for the exclusive use of its Client, New 

Commons Developments’ Small Communities Initiative, and may be relied upon by the 

Client for their private business purposes.  Any other third party use of this report, or reliance 

placed on it, or decisions taken based on it, is the responsibility of such parties.  TerraWest 

accepts no responsibility for any damages suffered by any third party, or any claims made 

by any third party as a result of decisions made or actions taken, based on this report.  This 

report does not constitute any expression of legal opinion, and New Commons 

Developments’ Small Communities Initiative is specifically advised to seek professional 

legal opinions with respect to applicable regulatory statutes in this matter.   

  

The Subject Property is comprised of the lot as outlined above in Section 1.2.  Environmental 

background information and descriptions provided by this Phase I ESA report are limited 

to the identified lot only. This report complies with production of a standard Phase I ESA.   

TerraWest understands that the Phase I ESA report will not be submitted to the British 

Columbia Ministry of Environment and Climate Change Strategy (BC ENV) under the 
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formal Contaminated Sites Regulation process. 

 

Investigations described by this report were initiated on the Subject Property at the request 

of the Client. TerraWest’s investigations were conducted in accordance with generally 

accepted practices of such environmental investigations.  No other warranties are made, 

either expressed or implied.  The methodology, observations, conclusions and 

recommendations in the report are based solely upon the scope of work agreed upon 

with the Client and are subject to the time and budget considerations described in the 

associated proposal and/or client confirmation.   

 

The findings of this report are partially based on information provided to TerraWest by the 

Client and other individuals or organizations.  While TerraWest believes that information 

was provided in good faith and has attempted to verify such information where possible, 

TerraWest does not accept any responsibility for any inaccuracies, deficiencies or 

omissions contained in this report, based on the use of such information.  These findings 

and conclusions contained in this report are valid as of the date of this report. 

 

These report findings are partially based on TerraWest’s observations of Site environmental 

conditions, limited to the dates and specific locations of investigation.  TerraWest offers no 

warranty, either expressed or implied, as to the presence or potential presence of any 

chemical substances or contamination on the Subject Property covered by this report.  This 

report constitutes neither an endorsement nor a condemnation of the Subject Property. 

 

A signed paper copy of this report constitutes the official and complete deliverable 

document of record in this matter.  The complete report includes the main report text, 

attachments and appendices, as identified in the Table of Contents and is designed to be 

reviewed in its entirety; statements taken out of context could be misleading.  Should this 

report be distributed by means of digital transmission, or copied in paper hardcopy form, 

TerraWest accepts no liability for the completeness, accuracy or digital compatibility of 

the files provided. 

 

Prepared by:     Reviewed by: 

 

 

 

Sue Durnin, P.Ag. Erich Bell, AScT, R.B.Tech 

Project Manager    Nanaimo Operations Manager 
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  File No.: GL-RZ-2011.1 

November 3, 2011 

To: Galiano Island Local Trust Committee 
Robert Kojima, RPM 
Prepared for the November 14, 2011 LTC Meeting 

  
From: Gary Richardson, Island Planner 

  
  
  

Re: Rezoning Application – Lot 1, District Lot 3, Plan 29196, Galiano 
Island 

  
Owner: Catherine Konantz 

Applicant: Galiano Land and Community Housing Trust (GLCHT) 
Location: 409 Porlier Pass Road 

 

THE PROPOSAL: 

The application is requesting to have a vacant lot rezoned from Agriculture and Rural 
Residential to Community Facility – Affordable housing to permit up to 20 dwellings for 
affordable housing purposes. If only the Rural Residential portion is considered for 
rezoning up to 15 units for affordable housing is being requested.  
 
This staff report reviews the application, existing policy and recommends next steps. 
This is a preliminary staff report further staff reports will be required in order further 
review issues identified in this report.  
 
SITE CONTEXT: 
 

An initial site review was carried out October 25th, 2011 with representatives of GLCHT.  
 
The lot is forested as can be seen on the orthophoto contained in this report. The 
property also contains a small area of wetland and a riparian area running along the 
northern boundary as shown on the sensitive ecosystem map contained in this report.  
 
The property is 4 hectares (10 acres) in size. 
 

The property fronts two roads. There is 67 metres of frontage on Porlier Pass Road to 
the north and 93 metres of frontage on Georgeson Bay Road to the south.  There are 

kjones
Typewritten Text
9.1
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some old access roads on the subject lot that have grown over but should provide some 
access on the lot; however development of roads and clearing of building sites will be 
required. 
  
The highest point on the lot is shown as being 58 metres and the lowest 34 metres. 
 
The lot is well located on the most populated portion of the island close to services. 
Surrounding land uses include: hummingbird pub, agriculture, residential, retail, and 
eating establishments.  The property is well connected by roads and trails to the 
services on the south end of the island, including the Sturdies Bay ferry terminal. 
 
A clear delineation on the ground of where the agricultural land begins is not clear to the 
casual observer. 

 
Map showing location of subject property. 
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Map showing topography. 

 
Orthophoto showing subject lot.  
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Orthophoto showing surrounding area. 
 
 
 

CURRENT PLANNING STATUS OF SUBJECT LANDS: 

Trust Policy Statement: 

Some policies that the LTC should consider when reviewing this application: 

Agricultural Land 

4.1.4 Local trust committees and island municipalities shall, in their official community 
plans and regulatory bylaws, address the identification and preservation of 
agricultural land for current and future use. 
 
4.1.5 Local trust committees and island municipalities shall, in their official community 
plans and regulatory bylaws, address the preservation, protection and 
encouragement of farming, the sustainability of farming, and the relationship of 
farming to other land uses. 
 
4.1.6 Local trust committees and island municipalities shall, in their official community 
plans and regulatory bylaws, address the use of adjacent properties to minimize any 
adverse affects on agricultural land. 
 
4.1.7 Local trust committees and island municipalities shall, in their official community 
plans and regulatory bylaws, address the design of road systems and servicing 
corridors to avoid agricultural lands unless the need for roads outweighs agricultural 
considerations, in which case appropriate mitigation measures shall be required to 
derive a net benefit to agriculture. 
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4.1.8 Local trust committees and island municipalities shall, in their official community 
plans and regulatory bylaws, address land uses and activities that support the 
economic viability of farms without compromising the agriculture capability of 
agricultural land. 
 
Freshwater Resources 
 
4.4.2 Local trust committees and island municipalities shall, in their official community 
plans and regulatory bylaws, address measures that ensure: 
 
• neither the density nor intensity of land use is increased in areas which are 
known to have a problem with the quality or quantity of the supply of 
freshwater, 
 
• water quality is maintained, and 
 
• existing, anticipated and seasonal demands for water are considered and 
allowed for. 
 

Growth and Development 

5.2.3 Local trust committees and island municipalities shall, in their official community 
plans and regulatory bylaws, address policies related to the aesthetic, 
environmental and social impacts of development. 
 
5.2.4 Local trust committees and island municipalities shall, in their official community 
plans and regulatory bylaws, address any potential growth rate and strategies for 
growth management that ensure that land use is compatible with preservation and 
protection of the environment, natural amenities, resources and community 
character. 
 
5.2.5 Local trust committees and island municipalities shall, in their official community 
plans and regulatory bylaws, address means for achieving efficient use of the land 
base without exceeding any density limits defined in their official community plans. 
 
5.2.6 Local trust committees and island municipalities shall, in their official community 
plans and regulatory bylaws, address the identification of areas hazardous to 
development, including areas subject to flooding, erosion or slope instability, and 
strategies to direct development away from such hazards. 

Health and Well-being 

5.8.6 Local trust committees and island municipalities shall, in their official community 
plans and regulatory bylaws, address their community’s current and projected 
housing requirements and the long-term needs for educational, institutional, 
community and health-related facilities and services, as well as the cultural and 
recreational facilities and services. 
 
Official Community Plan  
 
Proposed Schedule B – Land Use Designation 
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Designates the property Agriculture (AG) and Rural Residential (RR) 
 
Proposed Schedule F – Riparian Development Permit Area  
 
Shows a RAR stream and DP area on the north boundary of the lot. 
 
Proposed Schedule H – Sensitive Ecosystems 
 
Shows a wetland and riparian area.  See SEM map in this report for locations. 
 
Proposed Schedule I – Steep Slope Hazard Development Permit Area 
 
Shows a small point of moderate hazard 22.5 – 45 degrees in the centre of the lot. 
 
 
The following is contained in proposed OCP amendment bylaw 215: 
 
Community Housing 
 
This designation is intended for affordable, rental and special needs housing, 
allowing for a range of community housing types to enable seniors, persons with 
special needs, and residents of low to middle incomes to secure safe, accessible 
and permanent housing. 
 
Community Housing Policies 
 
a) The LTC should support efforts by organizations or agencies to conduct 
a housing needs assessment in order identify housing priorities and to 
guide affordable, seniors and special needs housing policies and land 
use decisions. 
 
b) Applications for rezoning to a higher density than permitted by current 
zoning shall be considered where the application would result in the 
provision of seniors, affordable or special needs housing, subject to the 
following: 
 

i) All additional density greater than that permitted by current 
zoning shall be in the form of units reserved exclusively for 
occupancy as affordable, seniors or special needs housing. 

 
ii) Applications shall include provision of a housing agreement 
ensuring that for affordable housing the rental, lease, sale or 
share prices are fixed below average rates within the region, and 
the agreement may limit occupancy of the dwellings to rental, 
lease, co-housing or cooperative tenure, and may limit 
occupancy. 

 
iii) Applications may be for units in the form of clustered detached 
dwellings, duplexes or attached ground-oriented housing, and 
are encouraged to incorporate water conservation and energy 
efficient building design elements, including rainwater 
catchment. 
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iv) All applications shall site development on land with modified 
ecosystems, avoid potentially hazardous lands, demonstrate an 
adequate supply of potable water, and be in proximity and 
accessible to existing roads, services and other amenities. 

 
v) Consideration of applications for affordable or seniors or other 
special needs housing shall include the following where 
appropriate: amendment of the OCP to designate the land as 
Community Housing, designation as a development permit area, 
amendment of the zoning to designate the area for affordable or 
special needs housing, site-specific zoning regulation of density, 
siting and size, and registration of a housing agreement and a 
section 219 covenant. 
 

The following is contained in proposed OCP amendment bylaw 217: 
 
6. Climate Change Mitigation and Adaptation 
 
 Climate Change Objectives 
 

2) To move to a land use pattern that results in a more compact and complete community in a 
manner that ensures that overall development potential and density are not increased unless 
authorized elsewhere in this plan. 

  

 
Land Use Bylaw  
 
Existing Zoning 

Agriculture Zone - AG 
 

Permitted Uses 
 

6.1.1 In the Agriculture zone the following uses are permitted, subject to the regulations set out 
in this section and the general regulations set out in Parts 2 and 3, and all other uses are 
prohibited. 

 
6.1.1.1 farm use 
6.1.1.2 timber production and harvesting 
6.1.1.3 dwellings 
6.1.1.4 accessory residential and agricultural uses required for the operation of the 

farming activities conducted on the lot 
6.1.1.5 home occupations  

 
Permitted Density 

 
6.1.2 One dwelling is permitted on each lot, and one additional dwelling is permitted in respect 

of each 4 hectares of lot area over 4 hectares. 
 
Permitted Height 

 
6.1.4 No building or structure for a use permitted by this section may exceed 9 metres in 

height. 
 

Minimum Setbacks 
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6.1.5 Buildings and structures must be sited 

 
6.1.5.1 at least 7.5 metres from front and rear lot lines; and 
6.1.5.2 at least 6 metres from interior and exterior side lot lines. 

 
6.1.6 Non-residential buildings and structures must be sited at least 30 metres from any lot line 

that does not abut a highway. 
 

Minimum Lot Size 
 

6.1.7 No lot having an area less than 4 hectares may be created by subdivision.  
 

 
 

Rural Residential Zone - RR 
 

Permitted Uses 
 

5.4.1 In the Rural Residential zone the following uses are permitted, subject to the regulations 
set out in this section and the general regulations set out in Parts 2 and 3, and all other 
uses are prohibited. 

 
5.4.1.1 dwellings 
5.4.1.2 cottages 
5.4.1.3 home occupations  

 
Permitted Density 

 

                   5.4.2 One dwelling is permitted on each lot, and one additional dwelling is permitted in respect 
of each 2 hectares of lot area over 2 hectares  

5.4.3 One cottage is permitted on each lot having an area of 0.4 hectares or more in respect of 
each permitted dwelling. 

 
Permitted Height 

 
5.4.4 No building or structure for a use permitted by this section may exceed 9 metres in 

height. 
 

Minimum Setbacks 
 

5.4.5 Buildings and structures must be sited 
 

5.4.5.1 at least 7.5 metres from front and rear lot lines; 
5.4.5.2 at least 6 metres from each interior side lot line; and 
5.4.5.3 at least 6 metres from an exterior side lot line. 

 
5.4.6 Buildings and structures for the accommodation of farm animals including poultry must be 

sited 
 

5.4.6.1 at least 7.5 metres from a front lot line; 
5.4.6.2 at least 30 metres from rear and interior side lot lines; and 
5.4.6.3 at least 6 metres from an exterior side lot line. 
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Portion of Galiano Island Zoning map showing areas of subject property in each zone.  

 

Sensitive Ecosystems Areas:
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Archaeological Sites: 

Based on information from the Provincial Remote Access to Archaeological Data (RAAD), there 
are no archaeological sites identified on this property.  

Notwithstanding the foregoing, and by copy of this report, the owners are advised that the 
unearthing of any archaeological resource should be reported to the Archaeological Branch. 

Covenants: 

None 

COMMUNITY INFORMATION MEETING(S): 

None scheduled; however a community consultation plan will be provided as part of the 
timeline which will recomend community information meeting(s) as part of the process.   

RESULTS OF CIRCULATION: 

No circulation or notification has been done.   

STAFF COMMENTS: 

 

1. Policy Statement – the policy statement supports this type of development 
provided that the following are addressed: retention of agricultural land, water 
quality, community character, social impact of development, protection of natural 
environment and avoiding hazard lands. 

2. Official Community Plan (proposed) – The OCP supports rezoning to a higher 
density where the application would result in the provision of seniors, affordable or 
special needs housing subject to a number of conditions which include: a housing 
agreement; type, size, proposed siting and number units, proof of adequate water 
and sewer, siting on modified ecosystems and inclusion in a DP area if deemed 
appropriate. DPs are provided for in section 919.1 of the Local Government Act to 
control the form and character of multi family residential development. It will need 
to be determined if a DP area is considered appropriate for this proposal. 

If the application proceeds all of the conditions of the OCP which have been sited 
in this report will need to be addressed. An OCP map and/or text amendment may 
be required. 

3. Housing Agreement – The proposed OCP amendment regarding community 
housing requires, where appropriate, the registration of a housing agreement. 
Housing agreements must be put in place by bylaw. 

Section 905 of the Local Government Act authroizes housing agreements. 
Housing agreements may include terms and conditions agreed to by the local 
government (Galiano Island Local Trust Committee) and the owner regarding the 
occupancy of the housing units, which can include but are not limited to the 
following: 

(a) The form and tenure of the housing units; 
(b) The availability of the housing units to classes of persons identified in the 

agreement; 
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(c) The administration and management of the housing units; and 
(d) Rents and lease, sale or share prices that may be charged.  

Housing agreements are complex documents that are adopted by bylaw and 
require a high level of staff review and applicant and community input.  

If this proposal proceeds housing agreement will be required and it is 
recommended that staff provide a further report to the LTC on housing 
agreements and how such an agreement could be used on for this proposal. 

   

4. Covenant – in addition to the housing agreement a covenant is also 
recommended in the OCP.  A covenant may be required; however this will not be 
know until later in the review process.  

 

5. Septic Disposal – An initial review of the site was carried out by Fred Stevens on 
September 25, 2011.  Mr. Stevens suggests that an Ecoflow bio filter treatment 
system would be the best choice due to low site impact and high quality effluent 
treatment resulting in better protection of the aquifer compared to conventional 
disposal systems.   Mr. Stevens goes on to say that no ground testing or exact 
size or number of dwellings has been confirmed at this time. The size, location 
and cost of the systems will have to be determined when the specifics are known. 
 

This matter will require further review when a proposed number and floor area of 
potential dwelling units is determined.    

6. Water – there is one well on the property.  The well record suggests that the flow 
is ½ gallon per minute at 48 feet and 10 gallons per minute at 212 feet.  Water 
catchment and storage is supported by OCP policy and can be a requirement 
incorporated into the zoning. This should reduce the overall reliance on 
groundwater as a water source. 

This matter will require further review when a proposed number, location and 
floor area of potential dwelling units is determined.    

7. Density – the number of units proposed is 20.  Staff has calculated the area of the 
RR portion to be 1 hectare and the area of the AG portion to be 3 hectares. This 
varies from the areas sited in the application. ALR land is restricted to 1 dwelling, 
this would mean the remaining 19 dwellings would need to be located on the 
Rural Residential portion of the land.  Even if the whole 4 hectres is rezoned to an 
affordable housing zone only 1 dwelling could be on the ALR. 

The alternative requested in the application is that only the RR portion be 
rezoned to an affordable housing zone. In this case 1 dwelling would be 
permitted on the ALR portion and 14 would be permitted on the RR (affordable 
housing) portion.  Also any riparian areas, hazard areas, wetlands and sensitive 
ecosystems will need to be considered when siting buildings. 

OCP policies support the clustering of dwellings. 
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8. Needs Assessment - It is suggested in the Community Housing Policies of the 
proposed OCP that the LTC should support efforts by organizations or agencies 
to conduct a housing needs assessment.   If a needs assessment has been 
conducted the LTC should have an opportunity to review it.  If a needs 
assessment has not been carried out, the LTC should determine if they require a 
needs assessment before proceeding with review of the application. 

 

9. Agricultural Land – The application requests that the agricultural portion of the 
property be zoned to affordable housing so that in the future if a portion of the 
land is removed from the ALR it can be used for housing.  The LTC can consider 
this; however Policy Statement policies and OCP policies support maintenance of 
agricultural land.  It is recommend that agricultural land only be considered for 
rezoning to another zone if there is a clear evidence in the form of a report 
prepared by an appropriate professional that the land is not suitable for 
agriculture.  An application to the ALC would be required for any change to ALR 
land.    
 

10.  Property Location – The property appears well located for this type of 
development as its close to amenities, has good road and trail access to the 
amenities as well as the Sturdies Bay ferry terminal. 

 
The Islands Trust Policy Statement and the policies in the proposed OCP support 
clustered affordable housing at a higher density than existing zoning where all such 
additional density is in the form of affordable housing, as is being proposed in this 
application.  No density limits are recommended in the OCP. The Policy statement and 
OCP do not support the erosion of ALR designated land unless it is clear that the land is 
not suitable for agriculture.  Based on this staff are recommending that the proposed 
affordable housing be supported on the non-ALR portion of the property.  Staff are 
recommending that the LTC directs drafting of bylaws, that would amend the Rural 
Residential designation/zone only.  If the LTC supports preparation of draft bylaws, staff 
will provide further recommendations with respect to the appropriate housing agreement 
restrictions, designation of a DPA, use of a covenant, community consultation options 
and a timeline for processing the application.   
Options: 
 

1. Proceed no further with the application. 
 

2. Direct staff to prepare an OCP and LUB amendment that would change the RR 
portion of the subject property to an affordable housing designation/zone that 
would allow a residential density not to exceed 15 units and an appropriate 
housing agreement 
 

3. Direct staff to prepare an OCP and LUB amendment that would change the 
entire subject property to an affordable housing designation/zone that would 
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allow a residential density not to exceed 20 units, along with an appropriate 
housing agreement  This would require an application to the ALC 

 
If this proposal proceeds staff will bring a further report and draft bylaws to the 
December LTC meeting for the LTCs consideration.  
  

RECOMMENDATIONS: 

1. That the Galiano Island Local Trust Committee direct staff to prepare draft bylaws 
that would amend the designation/zoning of the subject property from Rural 
Residential to an affordable housing zone/designation that allows a residential 
density not exceeding 15 units.   

2. That the Galiano Island Local Trust Committee direct staff to report back with 
recommendations concerning housing agreement and covenant restrictions, 
potential development permit area designation, community consultation and a 
timeline. 

 
 
 

Prepared and Submitted by: 

 
 
 
Gary Richardson 

  
 
November 3, 2011 

  Date 
 
Concurred in by: 

 
 
 
 
 Robert Kojima, RPM 

  
 
 
 November 4, 2011 

  Date 
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Note: Green arrow indicates approximate Subject Property. 
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Note: Green arrow indicates approximate Subject Property location. 
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Note: Green arrow indicates approximate Subject Property location. 
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Photo 1. Viewing west within the southern section of the Site.    Photo 2. One drinking water wells was 

installed in 1993.  It has been tested but not 

used. 

  
 

Photo 3. Viewing west from the central, 

elevated section of the Site.  Forested lands 

with the sheep farm pasture beyond. 

Photo 4. Viewing north/northwest, forested 

undeveloped land 

Photo 5. A small unnamed creek crosses the 

northern section of the Site.  Porlier Pass Rd 

beyond. 
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Photo 6. Viewing north towards western 

neighbouring property 

(residential/agricultural) 

Photo 7. Viewing south towards the firehall 

located south of the Site, across Georgeson 

Bay Rd. 

Photo 8. The eastern neighbour contains a 

Seniors residual property.  
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