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STAFF REPORT 

TO:   CHIEF ADMINISTRATIVE OFFICER 

FROM:   BRIGID REYNOLDS, CONSULTING TOWN PLANNER 

SUBJECT:   DP2025-11 – 456 WINTER DR 

MEETING DATE: OCTOBER 28, 2025 

SUBJECT PROPERTY: LOT 2, SECTION 6, RENFREW DISTRICT, PLAN EPP138345 (PID 032-429-568) 

 

PURPOSE 

The purpose of this application is to approve a development permit for the construction of a single 

family dwelling within the Watercourse & Streamside Protection Development Permit Area (DPA 1) 

adjacent to a stream. 

 

BACKROUND 

The subject property is located on a 1,480 m2 (0.36 ac) parcel, located at 456 Winter Dr. The 

property is zoned Suburban Residential (R-1). The OCP designates the property as within DPA 1 due 

to its proximity to a small creek on the north corner of the property. 

 

Reports submitted in support of this application include:  

• Riparian Areas Protection Regulation: Assessment Report, prepared by Bob Crandall, dated 

June 9, 2025 

• Tree Assessment, prepared by Beechwood Consultancy and Tree Services, dated May 12, 

2025  

 

The lot was recently subdivided and three covenants were registered on the title of the property for 

wildfire, infiltrator (storm water) and riparian area. 
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Watercourse Protection DPA 

The purpose of the Watercourse Protection DPA is to protect watercourses and their riparian areas, 

and the adjacent upland areas and to provide recommendations to minimize negative impacts to the 

riparian area and where possible enhance the area. 

 

The Riparian Areas Protection Regulation: Assessment Report, prepared by Bob Crandall, dated June 

9, 2025, establishes the SPEA at 10.0 m from the natural boundary. The conditions of this permit are 

intended to minimize any negative impacts to the SPEA. 

 

The arborist, Beechwood Consultancy, evaluated the health of trees within the 30 m riparian 

assessment area and development permit area and recommended that 13 trees, some with multiple 

stems, should be removed. These are recommended to be removed because adjacent land clearing 

has exposed them to strong winds and therefore has weakened them. Four of these trees are in the 

SPEA and covenant area. As a result, replacement trees are required to be planted. The Ministry of 

Environment establishes a tree replacement ratio and given the size of the trees, 10 trees must be 

replanted as a condition of this development permit. The arborist’s assessment forms part of the 

Riparian Area Assessment and attachment 3 includes the Provincial riparian tree replanting best 

practices memo and the list of appropriate tree species for replanting.  This DP approves the removal 

of these trees. 

 

IMPLICATIONS 

a. Financial:  

Application fees are collected to cover the cost of processing the application.  

 

b. Policy/Legislation:  

The subject property is located in Development Permit Area – 1 for watercourse 

protection pursuant to the Official Community Plan.  

 

c. Strategic Priority:  

N/A 

 

d. Sustainability:  

N/A  

 

e. Communication:  

As required by the Development Approval Procedures Bylaw No. 1109, notice of the 

application was sent to neighbours within 50 m of the subject property a minimum of 10 

days prior to Council’s consideration of the request. The notice was mailed out on 

October 9, 2025, and at the time of preparing the staff report no comments have been 

received.   
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f. Staffing Implication:  

Processing this application is part of the Planning Department’s regular duties.  

 

Options 

1) Approve the development permit for this application. 

2) Approve the development permit with additional requirements.  

3) Deny the development permit for this application.  

 

Recommendation 

The contract planner recommends approving DP2025-11 for the property located at 456 Winter Rd, 
legally described as Lot 2, Section 6, Renfrew District, Cowichan Lake District, Plan EPP138345 (PID 
032-429-568 VIP88703 in conformance with the following conditions: 

1. All development shall be in accordance with  

a. Attached site plan 

b. Riparian Areas Protection Regulation: Assessment Report, prepared by Bob Crandall, 

dated June 9, 2025 

2. Prior to any land alteration and building permit issuance  

a. Delineate the SPEA boundary with high visibility fencing. 

b. Implement sediment and erosion control measures in consultation with the QEP 

consistent with the RAPR Assessment Report.  

c. Provide a landscape bond for the value of the replacement trees, including labour, to 

secure the replanting of 10 appropriate tree species as outlined in Attachment 3 

3. Prior to occupancy permit issuance:  

a. Install some form of permanent demarcation of the SPEA line. 

 

Signed: 

Brigid Reynolds 

Brigid Reynolds RPP MCIP 

Contract Planner 

 

Concurrence: 

John T 

John Thomas 

Chief Administrative Officer 

 

 



4 | P a g e  
 

ATTACHMENT 1 

SITE PLAN 
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Attachment 2 

RIPARIAN AREA ASSESSMENT REPORT 
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ATTACHEMENT 3 

PROVINCIAL TREE REPLACMENT DOCUMENTS 

 

  



   

  

INFORMATION 
 

 THE GOVERNMENT OF BRITISH COLUMBIA IS AN "EMPLOYMENT EQUITY EMPLOYER"   

Ministry of Environment, 
Lands and Parks 

BC Environment 
Lower Mainland Region 

Mailing/Location Address: 
10470 152 Street 
SURREY BC  V3R 0Y3 

Telephone:  (604) 582-5200 
Facsimile:  (604) 930-7119 

 

November 1996 
 
TREE REPLACEMENT CRITERIA: 
 
The criteria below apply to the replacement of trees authorized for removal under the Fisheries Act, Wildlife 
Act or Land Title Act by BC Environment, Fish, Wildlife and Habitat Protection.  Requests for authorization 
should be accompanied by a tree survey and replacement planting plans completed by a professionally 
certified environmental consultant and detailing numbers, sizes and species.  Species suitable for 
replacement will be based on site specific conditions. 
  
 
 
•  0 mm - 151 mm (6”) dbhuu  2 replacement trees (min height 1.5 m), or, 4 shrubs 
 (for up to 50% of trees being replaced in this range); 
  
• 152 mm - 304 mm (12”) dbh 3 replacement trees (min height 1.5 m); 
  
• 305 mm - 456 mm (18”) dbh 4 replacement trees (min height 2.0 m); 
  
• 457 mm - 609 mm (24”) dbh 6 replacement trees (min height >¬ 2.0 m); 
  
• 610 mm - 914 mm (36”) dbh 8 replacement trees (min height > 2.0 m). 
 
 
Trees > 914 mm dbh (36”) will require individual approval and replacement criteria prior to removal. 
 
Every effort must be made to retain 20% of trees > 304 mm dbh (12”) as wildlife snags at minimum height of 
3 m. 
 
uu  dbh = diameter breast height 
¬ > = greater than 
 
For further information, please contact the following: 
Ecosystem Planning & Protection 
BC Environment, Lower Mainland Region 
10470-152nd St.  
Surrey BC V3R 0Y3 
Phn: (604) 582-5235 
Fax: (604) 582-5305 
Web-site: http://wlapwww.gov.bc.ca/sry 
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Attachment 3 

Replacement Tree  
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APPENDIX 3. PLANT LIST (Note: This plant list describes common riparian species but is not considered complete. Further research is recommended during plant 
species selection.) 
 

Species  Latin 
Soil moisture 
regime 

Soil nutrient 
regime 

Shade 
tolerance  Planting zone 

Ecosystem Type 

Comments 

Coastal ‐ 
Dry 
(CDF, 
CWH ‐ 
dry) 

Coastal ‐ 
Moist/Wet 
(CWH ‐ 
moist, 
wet) 

Southern 
Interior ‐ 

Dry 
(PP IDF 
MS) 

Southern 
Interior ‐ 
Moist 
(ICH) 

Deciduous trees: 
Bigleaf maple  Acer 

macrophyllum  dry to moist 
rich to very 
rich  H  floodplains  Y  Does well on disturbed sites 

Red alder  Alnus rubra 

wet 
rich to very 
rich  M 

streambanks, 
active floodplains, 
disturbed sites  Y  Y 

Nitrogen‐fixing; ferns, grasses and sedges 
grow well beneath whereas acid loving 
salal and vaccinium species do not; fast‐
growing; reproduces vegetatively from 
stump sprouts 

Paper birch  Betula 
papyrifera    moist, well‐

drained soils 
medium to 
rich  M 

moist forest, 
seepage sites, 
floodplains,   Y  (Y)  Y  Y 

Reproduces vegetatively from stump 
sprouts; unable to tolerate long periods 
of drought or saturated soils 

Pacific 
dogwood 

Cornus nuttallii 
moderately 
dry to moist, 
well‐drained 
soils  poor to rich  M 

along streams or 
gullies, open to 
dense forests  Y 

Pacific 
Crabapple 

Malus fusca 

moist to wet 
medium to 
rich  M 

edges of standing 
and flowing 
water, upper 
beaches  Y  Y 

Black 
Cottonwood 

Populus 
balsamifera ssp. 
Trichocarpa 

moist to very 
moist 

rich to very 
rich  L 

floodplains, 
streambanks, 
lakeshores, 
seepage sites  Y  Y  Y  Y 

Reproduces by root suckers and stem 
sprouts; low seed viability 

Trembling 
Aspen 

Populus 
tremuloides 

slightly dry 
medium to 
rich  L 

open forest, 
edges of 
grasslands  Y  Y 

Unable to tolerate long periods of 
saturated soils; reproduces by root 
suckers and stem sprouts; low seed 
viability 

Bitter cherry  Prunus 
emarginata 

slightly dry to 
moist 

poor to very 
rich  M 

along streams, 
logged areas  Y  Y     Y  Occurs on logged sites 

Choke Cherry  Prunus 
virginiana 

dry to moist 

rich moist to 
disturbed 
sites  L 

adapted to a wide 
range of sites  Y 

Leaves, bark, stem and cherry pit are 
toxic. Good for erosion control due to 
spread by rhizomes and tendency to 
create thickets. 
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Species  Latin 
Soil moisture 
regime 

Soil nutrient 
regime 

Shade 
tolerance  Planting zone 

Ecosystem Type 

Comments 

Coastal ‐ 
Dry 
(CDF, 
CWH ‐ 
dry) 

Coastal ‐ 
Moist/Wet 
(CWH ‐ 
moist, 
wet) 

Southern 
Interior ‐ 

Dry 
(PP IDF 
MS) 

Southern 
Interior ‐ 
Moist 
(ICH) 

Conifers: 

Amabalis fir  Abies amabilis 

moist to very 
moist, deep, 
well‐drained  poor to rich  H  Y 

Grows with western hemlock, sitka 
spruce and western redcedar; produces 
abundant understorey due to high shade 
tolerance 

Grand fir  Abies grandis  slightly dry to 
very moist  very rich  H     Y  Y  Y  Grows with Douglas‐fir 

Western larch  Larix 
occidentalis 

moderately 
dry to slightly 
dry 

medium to 
rich  L  open forest  Y  Y 

Englemann 
Spruce 

Picea 
engelmannii  slightly dry to 

very moist  poor to rich  M 

seepage sites, 
floodplains, 
lakeshores  Y  Y  Y 

White Spruce  Picea glauca 

slightly dry to 
very moist 

medium to 
very rich  M 

wet draws, 
floodplains, 
seepage sites  Y  Y 

Sitka Spruce  Picea sitchensis  moist to very 
moist, well‐
drained soils 

rich to very 
rich  M 

alluvial 
floodplains  (Y)  Y  Shallow rooted 

Lodgepole Pine  Pinus contorta  very dry to 
moist 

very poor to 
medium  L 

dry rocky slopes 
to deep rich soils  Y  Y  Y  Y  Tolerant of poor soils and compacted soils 

Western White 
Pine 

Pinus monticola 

dry to moist 
poor to rich 
to very rich  M 

moist creek 
bottoms, benches  Y        Y  Drought tolerant 

Ponderosa Pine  Pinus ponderosa  very dry to 
moderately 
dry 

medium to 
very rich  L  open forests  Y  (Y)  Very drought tolerant 

Douglas‐fir  Pseudotsuga 
menziesii  dry to moist  medium  L‐H 

dense to open 
forest  Y  Y  Y  Y  Does not tolerate saturated soils 

Western 
Redcedar 

Thuja plicata  slightly dry to 
wet seepage 
sites 

poor to very 
rich  H  alluvial sites  Y  Y  Y  Y 

Tolerates saturated soils; Low drought 
resistance 
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Species  Latin 
Soil moisture 
regime 

Soil nutrient 
regime 

Shade 
tolerance  Planting zone 

Ecosystem Type 

Comments 

Coastal ‐ 
Dry 
(CDF, 
CWH ‐ 
dry) 

Coastal ‐ 
Moist/Wet 
(CWH ‐ 
moist, 
wet) 

Southern 
Interior ‐ 

Dry 
(PP IDF 
MS) 

Southern 
Interior ‐ 
Moist 
(ICH) 

Western 
Hemlock 

Tsuga 
heterophylla  moist to very 

moist; prefers 
soils with 
high organic 
content 
(acidic) 

Very poor to 
medium  H 

moist creek 
bottoms, seepage 
sites  Y  Y  Y 

Creates dense canopy limiting 
understorey growth; not drought tolerant 

Shrubs: 

Vine Maple  Acer circinatum 

moist to wet  medium  H 

under forest 
cover, open areas, 
stream banks  Y  Y 

Douglas Maple  Acer glabrum 

dry to moist 
but well‐
drained  medium  H 

open sites, moist 
open forests, 
seepage sites, 
moist gullies  Y  Y  Y 

Mountain alder  Alnus tenuifolia  very moist to 
wet; poorly 
drained sites 

rich to very 
rich  M 

steamside, pond 
and lake edges  Y  Y 

Reproduces vegetatively from stump 
sprouts 

Sitka alder  Alnus viridis ssp. 
sinuata 

moist 

tolerates low 
nutrient 
levels  M 

streambanks, 
edges of wet 
meadows, well‐
drained upland 
forests  Y  Y  Nitrogen fixing; good for poor soils 

Saskatoon   Amelanchier 
alnifolia 

dry to moist  medium  M 

open forest, 
meadows; moist 
gullies in 
grasslands, 
disturbed sites  Y  Y  Y 

Easily propagated from wild seedlings or 
root cuttings 

Red‐Osier 
Dogwood 

Cornus 
stolonifera 

moist to wet 

tolerates low 
nutrient 
levels  H 

streamside, open 
forest, disturbed 
sites  Y  Y  Y  Y 

Easily propagated from cuttings or 
layering from suckers. Excellent species 
for environmental plantings on moist 
soils. 
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Species  Latin 
Soil moisture 
regime 

Soil nutrient 
regime 

Shade 
tolerance  Planting zone 

Ecosystem Type 

Comments 

Coastal ‐ 
Dry 
(CDF, 
CWH ‐ 
dry) 

Coastal ‐ 
Moist/Wet 
(CWH ‐ 
moist, 
wet) 

Southern 
Interior ‐ 

Dry 
(PP IDF 
MS) 

Southern 
Interior ‐ 
Moist 
(ICH) 

Beaked 
Hazelnut 

Corylus cornuta 

moist but 
well‐drained 
sites  medium  H 

open forest, well‐
drained 
streamside, shady 
openings  Y  Y  Y  Y 

Black Hawthorn  Crataegus 
douglasii 

moist 

tolerates low 
nutrient 
levels  L 

streamside, lake 
shores, open 
areas and forest 
edges, open 
deciduous forest  Y  Y  Y  Y 

Salal 
Gaultheria 
shallon  dry to wet 

tolerant of 
poor soils  H 

coniferous 
forests, shoreline  Y  Y 

Forms thickets; highly adaptable to a wide 
range of sites 

Oceanspray  Holodiscus 
discolor  dry to moist 

sites 

tolerates low 
nutrient 
levels  M 

open areas, ravine 
edges  Y  Y  Y  Y 

Black Twinberry  Lonicera 
involucrata 

wet to moist 
sites to rocky 
slopes  medium  H 

streamside, 
forests and 
openings, 
seepage areas, 
edges of wetlands  Y  Y  Y 

Dull Oregon‐
grape 

Mahonia 
nervosa  dry to moist  poor to rich  H     Y  Y 

Mock Orange  Philadelphus 
lewisii 

moist rich 
sites to dry 
rocky soils 

tolerates low 
nutrient 
levels  M 

open forest, 
forest edges, 
open brushy areas  Y  Y  Y  Y 

Pacific 
Ninebark 

Physocarpus 
capitatus 

moist to wet 

tolerates low 
nutrient 
levels  M 

streamside, forest 
edges  Y 

Cascara   Rhamnus 
purshiana  moist to wet 

medium to 
very rich  H 

mixed forest, 
south aspect  Y  Y  Y 

Grows with red alder and vine maple at 
the coast 

Black 
gooseberry  Ribes lacustre 

moist to dry 
to wet  poor to rich  M 

streamside, 
forest, open 
seepage areas, 
dry areas  Y  Y  Y  Y  Often grows on rotting wood 
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Species  Latin 
Soil moisture 
regime 

Soil nutrient 
regime 

Shade 
tolerance  Planting zone 

Ecosystem Type 

Comments 

Coastal ‐ 
Dry 
(CDF, 
CWH ‐ 
dry) 

Coastal ‐ 
Moist/Wet 
(CWH ‐ 
moist, 
wet) 

Southern 
Interior ‐ 

Dry 
(PP IDF 
MS) 

Southern 
Interior ‐ 
Moist 
(ICH) 

Rose sp.  Rosa spp. 

dry to moist  medium  M 

streamside, open 
habitats, seepage 
areas  Y  Y  Y 

Salmonberry  Rubus 
spectabilis 

moist to wet 

tolerates low 
nutrient 
levels  H 

streamside, 
forests, disturbed 
areas  Y  Y 

Excellent erosion control due to rapidly 
spreading underground roots 

Willow   Salix spp. 

wet to dry 

tolerates low 
nutrient 
levels  M 

streamside, 
lakeshore, alluvial 
areas, open 
forests  Y  Y  Y  Y 

Blue Elderberry  Sambucus 
cerulea  moist to 

meisic 

tolerates low 
nutrient 
levels  M 

along 
watercourses  Y 

Red Elderberry  Sambucus 
racemosa 

moist to wet 
sites 

medium to 
rich  H 

streamside, 
shaded forests, 
moist clearings 
and open forests  Y  Y  Y 

Soopalallie  Shepherdia 
canadensis 

dry to moist 

tolerates low 
nutrient 
levels  M 

open forests, 
openings  (Y)  Y  Y  Nitrogen fixing; good for poor soils 

Pink spirea  Spiraea 
douglasii  

moist to wet 

tolerates low 
nutrient 
levels  H 

streambanks, lake 
margins, wet 
open forests  Y  Y  Y 

Readily takes over wet areas due to 
creeping underground stems 

Snowberry  Symphoricarpus 
albus  dry to moist  medium  M 

ravines, open 
forests  Y  Y  Y  Considered poisonous 

Western Yew  Taxus brevifolia 

moist  medium  H 
moist depressions 
and ravines  Y  Y  (Y)  Y  Seeds are poisonous 

Huckleberry 
spp. 

Vaccinum spp. 

moist 

tolerates low 
nutrient 
levels  M+ 

Under coniferous 
trees  Y  Y  Y  Y 

Highbush 
Cranberry 

Viburnum edule 

wet to moist 
sites  medium  L 

streambanks, 
seepage areas, 
wet forests  Y  Y 

Herbs: 
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Species  Latin 
Soil moisture 
regime 

Soil nutrient 
regime 

Shade 
tolerance  Planting zone 

Ecosystem Type 

Comments 

Coastal ‐ 
Dry 
(CDF, 
CWH ‐ 
dry) 

Coastal ‐ 
Moist/Wet 
(CWH ‐ 
moist, 
wet) 

Southern 
Interior ‐ 

Dry 
(PP IDF 
MS) 

Southern 
Interior ‐ 
Moist 
(ICH) 

Oak Fern 
Gymnocarpium 
dryopteris 

moist to very 
moist  poor to rich  H  moist forest  Y  Y  Y  Y 

Sword Fern 
Polystichum 
munitum 

moist to very 
moist 

medium to 
rich  H  moist forest  Y  Y 

Deer Fern 
Blechnum 
spicant  moist to wet 

medium to 
rich  H 

moist to wet 
forests, 
streambanks, 
under alder  Y  Y 

Lady fern 
Athyrium 
dryopteris  moist to wet  rich  H 

moist to wet 
forests, 
streambanks, 
gullies, clearings  Y  Y  Y  Y 

Bunchberry 
Cornus 
canadensis 

moist to very 
moist 

medium to 
rich  H  moist forest  Y  Y  Y 

Five‐leaved 
bramble  Rubus pedatus 

moist to very 
moist 

poor to 
medium  H 

moist forest, 
streambanks  Y  Y 

Twinflower  Linnaea borealis  dry to moist  poor to rich  H 

open and dense 
forest, rocky 
shorelines  Y  Y  Y  Y 

 




